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 Report to Committee 
 

 
To: Finance & Audit Committee Date: April 9, 2026 

From: Jerry Chong 
General Manager, Finance and Corporate 
Services 

File: 03-0905-01/2025-Vol 
01 

Re: 2025 Consolidated Financial Statements 

Staff Recommendation 

That the 2025 City of Richmond Consolidated Financial Statements as presented in Attachment 
2 be approved. 

 

Executive Summary 

The Community Charter requires that the City prepare annual audited financial statements, that 
the financial statements are presented to Council for acceptance, and that they be submitted to 
the Provincial inspector by May 15. 
 
KPMG LLP has independently audited the City’s consolidated financial statements and 
expressed an opinion, that the financial statements present fairly, in all material respects, for the 
year ended December 31, 2025 in accordance with Canadian public sector accounting standards.  
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Staff Report 

Origin 

Sections 98 and 167 of the Community Charter require that the City of Richmond (the City) 
prepare annual audited financial statements, present the audited financial statements to council 
for acceptance and submit these financial statements to the Provincial inspector by May 15. The 
City’s audited consolidated financial statements for 2025 have been prepared in accordance with 
Canadian public sector accounting standards as prescribed by the Public Sector Accounting 
Board of the Chartered Professional Accountants of Canada. 
 

This report supports Council’s Strategic Plan 2022-2026 Focus Area #4 Responsible Financial 
Management and Governance: 

Responsible financial management and efficient use of public resources to meet the needs 
of the community. 

Analysis 

KPMG LLP (KPMG) has been appointed by City Council to independently audit the City’s 
consolidated financial statements. They have expressed an opinion, that the City’s consolidated 
financial statements present fairly, in all material respects, the consolidated financial position of 
the City as at December 31, 2025, and its consolidated results of operation, its consolidated 
changes in net financial assets and its consolidated cash flows for the year then ended in 
accordance with Canadian public sector accounting standards. The complete Audit Findings 
Report is included as Attachment 1. 

The annual financial statements and the auditor’s report for the year ended December 31, 2025, 
are included as Attachment 2. 

The consolidated financial statements combine the accounts of the City of Richmond, Richmond 
Olympic Oval and Richmond Public Library. The City’s investment in Lulu Island Energy 
Company, a wholly owned government business enterprise, is accounted for using the modified 
equity method. Further information about the basis of consolidation is listed in Note 2 to the 
consolidated financial statements.  

An analysis of the consolidated financial statements as prepared by management is provided in 
the Financial Statement Discussion and Analysis (FSD&A) included in Attachment 3. The 
FSD&A explains any differences of significance in the financial statements between the reported 
year and the previous year as well as between budgeted and actual results. This analysis is 
intended to be read in conjunction with the audited 2025 consolidated financial statements. 

Budgetary Implications 

None. 
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Conclusion 

The City’s audited consolidated financial statements for 2025 have been prepared in accordance 
with Canadian public sector accounting standards as prescribed by the Public Sector Accounting 
Board of the Chartered Professional Accountants of Canada. As noted in the Auditors’ Report, it 
is the Auditors’ opinion that these consolidated financial statements present fairly, in all material 
respects, the consolidated financial position of the City as at December 31, 2025, and its 
consolidated results of operation, its consolidated changes in net financial assets and its 
consolidated cash flows for the year then ended in accordance with Canadian public sector 
accounting standards 

Respectfully submitted, 

Mike Ching, Director, Finance 

Report Contributors 

This report was prepared by Cindy Gilfillan, Manager, Financial Reporting. 

Endorsed by Serena Lusk, CAO 

Att. 1: 2025 KPMG Audit Findings Report 
 2: 2025 Consolidated Financial Statements 
 3: 2025 Financial Statements Discussion and Analysis 
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t h
av

e 
de

ci
de

d 
no

t t
o 

co
rre

ct
 th

e 
m

is
st

at
em

en
t a

nd
 re

pr
es

en
te

d 
to

 u
s 

th
at

 th
e 

m
is

st
at

em
en

t i
s,

 in
 th

ei
r j

ud
gm

en
t, 

no
t m

at
er

ia
l t

o 
th

e 
fin

an
ci

al
 s

ta
te

m
en

ts
. T

hi
s 

m
an

ag
em

en
t r

ep
re

se
nt

at
io

n 
is

 in
cl

ud
ed

 in
 th

e 
m

an
ag

em
en

t r
ep

re
se

nt
at

io
n 

le
tte

r.

W
e 

co
nc

ur
 w

ith
 m

an
ag

em
en

t’s
 re

pr
es

en
ta

tio
n 

th
at

 th
e 

un
co

rre
ct

ed
 m

is
st

at
em

en
t i

s 
no

t m
at

er
ia

l t
o 

th
e 

fin
an

ci
al

 s
ta

te
m

en
ts

. A
cc

or
di

ng
ly

, t
he

 
un

co
rre

ct
ed

 m
is

st
at

em
en

t h
as

 n
o 

ef
fe

ct
 o

n 
ou

r a
ud

ito
r’s

 re
po

rt.
 

C
or

re
ct

ed
 m

is
st

at
em

en
t

R
ef

er
 to

 A
pp

en
di

x 
2 

 - 
M

an
ag

em
en

t R
ep

re
se

nt
at

io
n 

Le
tte

r, 
w

hi
ch

 in
cl

ud
es

 th
e 

su
m

m
ar

y 
of

 c
or

re
ct

ed
 a

ud
it 

m
is

st
at

em
en

t f
or

 fu
rth

er
 d

et
ai

ls
.

Cu
rr

en
t 

de
ve

lo
pm

en
ts

 
an

d t
ho

ug
ht

 
le

ad
er

sh
ip

C
ur

re
nt

 d
ev

el
op

m
en

ts
 a

nd
 th

ou
gh

t l
ea

de
rs

hi
p 

in
fo

rm
at

io
n 

w
as

 in
cl

ud
ed

 in
 th

e 
Au

di
t P

la
nn

in
g 

R
ep

or
t p

re
vi

ou
sl

y 
pr

ov
id

ed
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G
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l o
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of
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r f
irm
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te
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w
ith

 K
PM

G
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te
rn

at
io

na
l L

im
ite

d,
 a

 p
riv

at
e 

En
gl

is
h 

co
m

pa
ny

 li
m

ite
d 

by
 g

ua
ra

nt
ee

. A
ll 

rig
ht

s 
re

se
rv

ed
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St
at

us

As
 o

f t
he

 d
at

e 
of

 th
is

 re
po

rt,
 w

e 
ha

ve
 c

om
pl

et
ed

 th
e 

au
di

t o
f t

he
 fi

na
nc

ia
l s

ta
te

m
en

ts
, w

ith
 th

e 
ex

ce
pt

io
n 

of
 

ce
rta

in
 re

m
ai

ni
ng

 p
ro

ce
du

re
s,

 w
hi

ch
 in

cl
ud

e:

•
C

om
pl

et
in

g 
ou

r d
is

cu
ss

io
ns

 w
ith

 th
e 

C
om

m
itt

ee
.

•
O

bt
ai

ni
ng

 th
e 

si
gn

ed
 m

an
ag

em
en

t r
ep

re
se

nt
at

io
n 

le
tte

r. 
•

O
bt

ai
ni

ng
 e

vi
de

nc
e 

of
 th

e 
C

ou
nc

il’s
 a

cc
ep

ta
nc

e 
of

 th
e 

fin
an

ci
al

 s
ta

te
m

en
ts

.
•

C
om

pl
et

in
g 

su
bs

eq
ue

nt
 e

ve
nt

 re
vi

ew
 p

ro
ce

du
re

s 
up

 to
 th

e 
da

te
 o

f y
ou

r a
pp

ro
va

l o
f t

he
 fi

na
nc

ia
l 

s t
at

em
en

ts
.

W
e 

w
ill 

up
da

te
 y

ou
 a

nd
 m

an
ag

em
en

t o
n 

si
gn

ifi
ca

nt
 m

at
te

rs
, i

f a
ny

, a
ris

in
g 

fro
m

 th
e 

co
m

pl
et

io
n 

of
 th

e 
au

di
t, 

in
cl

ud
in

g 
th

e 
co

m
pl

et
io

n 
of

 th
e 

ab
ov

e 
pr

oc
ed

ur
es

. O
ur

 a
ud

ito
r’s

 re
po

rt,
 a

 d
ra

ft 
of

 w
hi

ch
 is

 in
cl

ud
ed

 in
 th

e 
dr

af
t c

on
so

lid
at

ed
 fi

na
nc

ia
l s

ta
te

m
en

ts
, w

ill 
be

 d
at

ed
 u

po
n 

th
e 

co
m

pl
et

io
n 

of
 a

ny
 re

m
ai

ni
ng

 p
ro

ce
du

re
s.

H
ig

hl
ig

ht
s

R
is

ks
 a

nd
 R

es
ul

ts
Ap

pe
nd

ic
es

St
at

us
Po

lic
ie

s 
an

d 
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ac
tic

es
C

on
tro

l o
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er
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tio
ns
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di
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 a

 m
em

be
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irm
 o

f t
he

 K
PM

G
 g

lo
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l o
rg

an
iz

at
io

n 
of

 in
de

pe
nd

en
t m

em
be

r f
irm

s 
af

fil
ia

te
d 

w
ith

 K
PM

G
 In

te
rn

at
io

na
l L

im
ite

d,
 a

 p
riv

at
e 

En
gl

is
h 

co
m

pa
ny

 li
m

ite
d 

by
 g

ua
ra

nt
ee

. A
ll 

rig
ht

s 
re

se
rv

ed
. 

As
 th

e 
ris

k 
is

 n
ot

 re
bu

tta
bl

e,
 o

ur
 a

ud
it 

m
et

ho
do

lo
gy

 in
co

rp
or

at
es

 th
e 

re
qu

ire
d 

pr
oc

ed
ur

es
 in

 p
ro

fe
ss

io
na

l s
ta

nd
ar

ds
 to

 a
dd

re
ss

 th
is

 ri
sk

. T
he

se
 p

ro
ce

du
re

s 
in

cl
ud

e:

•
Te

st
in

g 
of

 jo
ur

na
l e

nt
rie

s 
an

d 
ot

he
r a

dj
us

tm
en

ts
.

•
Pe

rfo
rm

in
g 

a 
re

tro
sp

ec
tiv

e 
re

vi
ew

 o
f s

ig
ni

fic
an

t e
st

im
at

es
 a

nd
 e

va
lu

at
in

g 
th

e 
bu

si
ne

ss
 ra

tio
na

le
 o

f s
ig

ni
fic

an
t u

nu
su

al
 tr

an
sa

c t
io

ns
.

•
U

til
iz

in
g 

ap
pl

ic
at

io
n 

so
ftw

ar
e 

to
 e

va
lu

at
e 

th
e 

co
m

pl
et

en
es

s 
of

 th
e 

jo
ur

na
l e

nt
ry

 p
op

ul
at

io
n 

th
ro

ug
h 

a 
ro

ll-
f o

rw
ar

d 
of

 a
ll 

ac
co

un
ts

. W
e 

us
ed

 c
om

pu
te

r-a
ss

is
te

d 
au

di
t t

ec
hn

iq
ue

s 
(C

AA
Ts

) t
o 

an
al

yz
e 

jo
ur

na
l e

nt
rie

s 
an

d 
ap

pl
y 

ce
rta

in
 c

rit
er

ia
 to

 id
en

tif
y 

jo
ur

na
l e

nt
rie

s 
fo

r f
ur

th
er

 te
st

in
g.

•
R

ev
ie

w
in

g
t h

e 
ac

co
un

tin
g 

es
tim

at
es

 a
nd

 a
ss

es
si

ng
 w

he
th

er
 m

an
ag

em
en

t’s
 e

st
im

at
es

 a
re

 re
as

on
ab

le
 a

nd
 n

ot
 in

di
ca

tiv
e 

of
 m

an
ag

em
en

t b
ia

s.

Si
gn

ifi
ca

nt
 ri

sk

W
e 

hi
gh

lig
ht

 o
ur

 s
ig

ni
fic

an
t f

in
di

ng
s 

in
 re

sp
ec

t o
f s

ig
ni

fic
an

t r
is

ks
. 

Si
gn

ifi
ca

nt
 ri

sk
s a

nd
 re

su
lts

Th
er

e 
w

er
e 

no
 is

su
es

 n
ot

ed
 in

 o
ur

 a
ud

it 
te

st
in

g 
de

sc
rib

ed
 a

bo
ve

.

Se
ct

io
n 

24
0.

32
 o

f C
an

ad
ia

n 
Au

di
tin

g 
St

an
da

rd
s 

st
at

es
: “

M
an

ag
em

en
t i

s 
in

 a
 u

ni
qu

e 
po

si
tio

n 
to

 p
er

pe
tra

te
 fr

au
d 

be
ca

us
e 

of
 m

an
ag

em
en

t's
 a

bi
lit

y 
to

 m
an

ip
ul

at
e 

ac
co

un
tin

g 
re

co
rd

s 
an

d 
pr

ep
ar

e 
fra

ud
ul

en
t f

in
an

ci
al

 s
ta

te
m

en
ts

 b
y 

ov
er

rid
in

g 
co

nt
ro

ls
 th

at
 o

th
er

w
is

e 
ap

pe
ar

 to
 b

e 
op

er
at

in
g 

ef
fe

ct
iv

el
y.

 A
lth

ou
gh

 th
e 

le
ve

l o
f r

is
k 

of
 m

an
ag

em
en

t o
ve

rri
de

 o
f c

on
tro

ls
 w

ill 
va

ry
 fr

om
 e

nt
ity

 to
 e

nt
ity

, t
he

 ri
sk

 is
 n

ev
er

th
el

es
s 

pr
es

en
t i

n 
al

l e
nt

iti
es

. D
ue

 to
 th

e 
un

pr
ed

ic
ta

bl
e 

w
ay

 in
 w

hi
ch

 s
uc

h 
ov

er
rid

e 
co

ul
d 

oc
cu

r, 
it 

is
 a

 ri
sk

 o
f m

at
er

ia
l m

is
st

at
em

en
t d

ue
 to

 
fra

ud
 a

nd
 th

us
 a

 s
ig

ni
fic

an
t r

is
k.

”

O
ur

 a
ud

it 
m

et
ho

do
lo

gy
 a

dh
er

es
 to

 th
es

e 
m

an
da

to
ry

 re
qu

ire
m

en
ts

 to
 a

ss
es

s 
th

is
 a

s 
a 

si
gn

ifi
ca

nt
 ri

sk
 o

f f
ra

ud
.

.

R
is

k 
as

se
ss

m
en

t
R

is
k 

of
 m

an
ag

em
en

t o
ve

rr
id

e 
co

nt
ro

ls
Pr

es
um

ed
 s

ig
ni

fic
an

t r
is

k 
in

 a
cc

or
da

nc
e 

w
ith

 C
an

ad
ia

n 
A

ud
iti

ng
 S

ta
nd

ar
ds

 (“
C

A
S”

) 2
40

R
IS

K 
O

F

FR
AU

D

O
ur

 re
sp

on
se

O
ur

 fi
nd

in
gs

 

H
ig

hl
ig

ht
s

R
is

ks
 a

nd
 R

es
ul

ts
Ap

pe
nd

ic
es

St
at

us
Po

lic
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 a

 m
em

be
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irm
 o

f t
he

 K
PM

G
 g

lo
ba

l o
rg

an
iz

at
io

n 
of

 in
de

pe
nd

en
t m

em
be

r f
irm

s 
af

fil
ia

te
d 

w
ith

 K
PM

G
 In

te
rn

at
io

na
l L

im
ite

d,
 a

 p
riv

at
e 

En
gl

is
h 

co
m

pa
ny

 li
m

ite
d 

by
 g

ua
ra

nt
ee

. A
ll 

rig
ht

s 
re

se
rv

ed
. 

Ot
he

r r
is

ks
 of

 m
at

er
ia

l m
is

st
at

em
en

t a
nd

 re
su

lts

R
ev

en
ue

 fr
om

 tr
an

sa
ct

io
ns

 w
ith

 p
er

fo
rm

an
ce

 o
bl

ig
at

io
ns

 a
re

 re
co

gn
iz

ed
 w

he
n 

th
e 

C
ity

 s
at

is
fie

s 
th

e 
pe

rfo
rm

an
ce

 o
bl

ig
at

io
n 

by
 p

ro
vi

di
ng

 th
e 

pr
om

is
ed

 g
oo

ds
 o

r s
er

vi
ce

s 
to

 a
 p

ay
or

. R
ev

en
ue

 fr
om

 tr
an

sa
ct

io
ns

 w
ith

 n
o 

pe
rfo

rm
an

ce
 o

bl
ig

at
io

ns
 a

re
 re

co
gn

iz
ed

 w
he

n 
th

e 
C

ity
 h

as
 th

e 
au

th
or

ity
 

to
 c

la
im

 th
e 

ec
on

om
ic

 in
flo

w
 a

nd
 a

n 
ev

en
t h

as
 g

iv
en

 ri
se

 to
 th

e 
as

se
t. 

R
ev

en
ue

 re
la

tin
g 

to
 fu

tu
re

 p
er

io
ds

, i
nc

lu
di

ng
 p

ro
pe

rty
 ta

xe
s,

 d
ev

el
op

m
en

t 
co

st
 c

ha
rg

es
 (“

D
C

C
s”

), 
go

ve
rn

m
en

t g
ra

nt
s,

 c
on

tri
bu

tio
ns

 fo
r f

ut
ur

e 
ca

pi
ta

l w
or

ks
, a

nd
 a

m
ou

nt
s 

co
lle

ct
ed

 fo
r b

ui
ld

in
g 

pe
rm

its
 a

nd
 fa

ci
lit

y 
up

gr
ad

es
, 

ar
e 

re
po

rte
d 

as
 d

ef
er

re
d 

re
ve

nu
e 

an
d 

re
co

gn
iz

ed
 w

he
n 

ea
rn

ed
.

O
ur

 re
sp

on
se

Ye
s 

– 
D

ef
er

re
d 

re
ve

nu
e 

fo
r 

pe
rm

its
. T

he
re

 is
 n

o 
ris

k 
of

 
m

at
er

ia
l m

is
st

at
em

en
t d

ue
 to

 
es

tim
at

io
n.

W
e 

hi
gh

lig
ht

 o
ur

 s
ig

ni
fic

an
t f

in
di

ng
s 

in
 re

sp
ec

t o
f o

th
er

 ri
sk

s 
of

 m
at

er
ia

l m
is

st
at

em
en

t.

O
th

er
 ri

sk
 o

f m
at

er
ia

l m
is

st
at

em
en

t 
Es

tim
at

e?

•
W

e 
up

da
te

d 
ou

r u
nd

er
st

an
di

ng
 o

f t
he

 p
ro

ce
ss

 a
ct

iv
iti

es
 a

nd
 c

on
tro

ls
 o

ve
r r

ev
en

ue
, d

ef
er

re
d 

re
ve

nu
e,

 d
ev

el
op

m
en

t c
os

t c
ha

rg
es

, a
nd

 re
st

ric
te

d 
fu

nd
s.

•
W

e 
pe

rfo
rm

ed
 a

 w
al

kt
hr

ou
gh

 o
f t

he
 c

on
tri

bu
tio

ns
 re

ce
iv

ed
 a

nd
 re

la
te

d 
ex

pe
nd

itu
re

s 
pr

oc
es

s,
 b

y 
tra

ci
ng

 a
 tr

an
sa

ct
io

n 
fro

m
 in

iti
at

io
n 

th
ro

ug
h 

to
 b

ei
ng

 re
co

rd
ed

 in
 th

e 
ge

ne
ra

l 
le

dg
er

 to
 c

on
fir

m
 th

at
 th

e 
co

nt
ro

ls
 a

re
 im

pl
em

en
te

d 
as

 d
es

ig
ne

d.

•
W

e 
in

sp
ec

te
d 

sp
ec

ifi
c 

co
nt

ra
ct

s 
an

d 
ne

w
 g

ra
nt

s 
to

 d
et

er
m

in
e 

w
he

th
er

 th
er

e 
w

er
e 

st
ip

ul
at

io
ns

 o
r r

es
tri

ct
io

ns
 im

pa
ct

in
g 

re
ve

nu
e 

re
c o

gn
iti

on
. W

e 
as

se
ss

ed
 w

he
th

er
 re

ve
nu

e 
w

as
 a

pp
ro

pr
ia

te
ly

 re
co

gn
iz

ed
, o

r t
he

 a
m

ou
nt

 w
as

 a
pp

ro
pr

ia
te

ly
 d

ef
er

re
d.

 W
e 

al
so

 a
gr

ee
d 

th
e 

am
ou

nt
s 

re
co

rd
ed

 to
 c

as
h 

re
ce

ip
ts

 a
nd

 th
e 

fu
nd

in
g 

le
tte

r.

•
W

e 
as

se
ss

ed
 w

he
th

er
 th

e 
ap

pr
op

ria
te

 s
tip

ul
at

io
ns

 w
er

e 
m

et
 b

y 
in

sp
ec

tin
g 

an
d 

re
ca

lc
ul

at
in

g 
ex

pe
ns

es
 in

cu
rre

d 
fo

r c
er

ta
in

 p
ro

je
ct

s.

•
W

e 
pe

rfo
rm

ed
 s

ub
st

an
tiv

e 
an

al
yt

ic
al

 p
ro

ce
du

re
s 

ov
er

 ta
xa

tio
n 

re
ve

nu
e 

to
 e

st
ab

lis
h 

ex
pe

ct
ed

 c
ha

ng
es

 in
 ta

xa
tio

n 
re

ve
nu

e,
 a

nd
 c

om
pa

re
d 

w
ith

 th
e 

ac
tu

al
 re

co
rd

ed
 a

m
ou

nt
 to

 
as

se
ss

 th
e 

re
ve

nu
e 

re
co

rd
ed

 is
 w

ith
in

 o
ur

 e
xp

ec
ta

tio
n.

 

•
W

e 
se

le
ct

ed
 a

 s
am

pl
e 

of
 re

ve
nu

e 
tra

ns
ac

tio
ns

 o
th

er
 th

an
 ta

xa
tio

n 
re

ve
nu

e 
an

d 
vo

uc
he

d 
to

 s
up

po
rti

ng
 d

oc
um

en
ts

 to
 e

ns
ur

e 
re

ve
nu

e 
w

as
 re

co
gn

iz
ed

 a
pp

ro
pr

ia
te

ly
. 

•
W

e 
re

vi
ew

ed
 m

an
ag

em
en

t’s
 e

st
im

at
io

n 
an

d 
re

ve
nu

e 
re

co
gn

iti
on

 m
et

ho
do

lo
gy

 fo
r p

er
m

its
. W

e 
se

le
ct
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(Letterhead of City of Richmond) 
 

MANAGEMENT REPRESENTATION LETTER 
 
KPMG LLP 
P.O. Box 10426  
777 Dunsmuir Street 
Vancouver, BC V5Y 1K3 

Date of Council’s acceptance of the financial statements 

We are writing at your request to confirm our understanding that your audit was for the purpose of 
expressing an opinion on the consolidated financial statements (hereinafter referred to as “financial 
statements”) of the City of Richmond (the “City”) as at and for the period ended December 31, 2025. 

General: 

We confirm that the representations we make in this letter are in accordance with the definitions as 
set out in Attachment I to this letter. 

We also confirm that, to the best of our knowledge and belief, having made such inquiries as we 
considered necessary for the purpose of appropriately informing ourselves: 

Responsibilities: 

1) We have fulfilled our responsibilities, as set out in the terms of the engagement letter dated 
October 26, 2022, including for: 

a) the preparation and fair presentation of the financial statements and believe that these 
financial statements have been prepared and present fairly in accordance with the 
relevant financial reporting framework. 

b) providing you with all information of which we are aware that is relevant to the 
preparation of the financial statements (“relevant information”), such as financial 
records, documentation and other matters, including: 

˗ the names of all related parties and information regarding all relationships and 
transactions with related parties; and 

˗ the complete minutes of meetings, or summaries of actions of recent meetings for 
which minutes have not yet been prepared, of Council and committees of Council 
that may affect the financial statements. All significant actions are included in such 
summaries. 

c) providing you with unrestricted access to such relevant information. 

d) providing you with complete responses to all enquiries made by you during the 
engagement. 

e) providing you with additional information that you may request from us for the purpose 
of the engagement. 

f) providing you with unrestricted access to persons within the City from whom you 
determined it necessary to obtain audit evidence. 

g) such internal control as we determined is necessary to enable the preparation of 
financial statements that are free from material misstatement, whether due to fraud or 
error. We also acknowledge and understand that we are responsible for the design, 
implementation and maintenance of internal control to prevent and detect fraud. 
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h) ensuring that all transactions have been recorded in the accounting records and are 
reflected in the financial statements. 

i) ensuring that internal auditors providing direct assistance to you, if any, were instructed 
to follow your instructions and that we, and others within the City, did not intervene in 
the work the internal auditors performed for you. 

Internal control over financial reporting: 

2) We have communicated to you all deficiencies in the design and implementation or 
maintenance of internal control over financial reporting of which we are aware. 

Fraud & non-compliance with laws and regulations: 

3) We have disclosed to you: 

a) the results of our assessment of the risk that the financial statements may be materially 
misstated as a result of fraud. 

b) all information in relation to fraud or suspected fraud that we are aware of that involves:  

˗ management; 

˗ employees who have significant roles in internal control over financial reporting; or  

˗ others; 

where such fraud or suspected fraud could have a material effect on the financial 
statements. 

c) all information in relation to allegations of fraud, or suspected fraud, affecting the 
financial statements, communicated by employees, former employees, analysts, 
regulators, short-sellers, or others. 

d) all known instances of non-compliance or suspected non-compliance with laws and 
regulations, including all aspects of contractual agreements or illegal acts, whose 
effects should be considered when preparing financial statements. 

e) all known actual or possible litigation and claims whose effects should be considered 
when preparing the financial statements. 

f) We have disclosed to you all information regarding investigations into possible fraud 
and/or non-compliance or suspected non-compliance with laws and regulations, 
including illegal acts, that we have undertaken at our discretion and completed, 
including the results of such investigations, and the resolution of the matters, if any, 
identified in such investigations. 

Subsequent events: 

4) All events subsequent to the date of the financial statements and for which the relevant 
financial reporting framework requires adjustment or disclosure in the financial statements 
have been adjusted or disclosed. 

Related parties: 

5) We have disclosed to you the identity of the City’s related parties. 
6) We have disclosed to you all the related party relationships and transactions/balances of 

which we are aware. 

7) All related party relationships and transactions/balances have been appropriately accounted 
for and disclosed in accordance with the relevant financial reporting framework. 
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Estimates: 

8) The methods, the data and the significant assumptions used in making accounting 
estimates, and their related disclosures are appropriate to achieve recognition, 
measurement or disclosure that is reasonable in the context of the applicable financial 
reporting framework. 

Going concern: 

9) We have provided you with all information relevant to the use of the going concern 
assumption in the financial statements. 

10) We confirm that we are not aware of material uncertainties related to events or conditions 
that may cast significant doubt upon the City’s ability to continue as a going concern. 

Other information: 

11) We confirm that the final version of the 2025 annual report will be provided to you when 
available, and prior to issuance by the City, to enable you to complete your required 
procedures in accordance with professional standards. 

Misstatements:  

12) The effects of the uncorrected misstatements described in Attachment II are immaterial, 
both individually and in the aggregate, to the financial statements as a whole. 

13) We approve the corrected misstatement identified by you during the audit described in 
Attachment II . 

Non-SEC registrants or non-reporting issuers: 

14) We confirm that the City is not a Canadian reporting issuer (as defined under any applicable 
Canadian securities act) and is not a United States Securities and Exchange Commission 
(“SEC”) Issuer (as defined by the Sarbanes-Oxley Act of 2002).  

15) We also confirm that the financial statements of the City will not be included in the group 
financial statements of a Canadian reporting issuer audited by KPMG or an SEC Issuer 
audited by any member of the KPMG organization. 
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Yours very truly, 

______________________________________           
Serena Lusk, Chief Administrative Officer 

____________________________________________________           
Jerry Chong, General Manager, Finance and Corporate Services 
 
 
 
______________________________________               
Mike Ching, Director, Finance 

______________________________________               
Cindy Gilfillan, Manager, Financial Reporting 

cc: Finance and Audit Committee of the City of Richmond  
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Attachment I – Definitions 
Materiality 

Certain representations in this letter are described as being limited to matters that are material.  

Information is material if omitting, misstating or obscuring it could reasonably be expected to 
influence the economic decisions of users taken on the basis of the financial statements.  

Judgments about materiality are made in light of surrounding circumstances, and are affected by 
perception of the needs of, or the characteristics of, the users of the financial statements and the 
size or nature of a misstatement, or a combination of both while also considering the entity’s own 
circumstances. 

Information is obscured if it is communicated in a way that would have a similar effect for users of 
financial statements to omitting or misstating that information. The following are examples of 
circumstances that may result in material information being obscured: 

a) information regarding a material item, transaction or other event is disclosed in the financial 
statements but the language used is vague or unclear; 

b) information regarding a material item, transaction or other event is scattered throughout the 
financial statements; 

c) dissimilar items, transactions or other events are inappropriately aggregated; 

d) similar items, transactions or other events are inappropriately disaggregated; and 

e) the understandability of the financial statements is reduced as a result of material 
information being hidden by immaterial information to the extent that a primary user is 
unable to determine what information is material. 

Fraud & error 

Fraudulent financial reporting involves intentional misstatements including omissions of amounts or 
disclosures in financial statements to deceive financial statement users. 

Misappropriation of assets involves the theft of an entity’s assets. It is often accompanied by false 
or misleading records or documents in order to conceal the fact that the assets are missing or have 
been pledged without proper authorization. 
An error is an unintentional misstatement in financial statements, including the omission of an 
amount or a disclosure. 
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Attachment II – Summary of Audit Misstatements Schedules 
Summary of Corrected Audit Misstatements 2025 

      
 
Uncorrected Misstatements 

 
Annual 
Surplus 

(Increase) / 
Decrease 

 
Asset 

Increase / 
(Decrease) 

 
   Liability 
(Increase) / 
Decrease 

Opening 
Accumulated 

Surplus 
(Increase) / 
Decrease 

1 Dr. Tangible capital assets 
Dr. Amortization expense 
  Cr. Tangible capital assets – asset  
         under construction 
  Cr. Accumulated amortization expense 
To record tangible capital assets and 
related amortization for assets with in-
service dates in the current year and 
prior periods. 

- 
895,193 

- 
- 

10,035,511 
- 

(10,035,511) 
 (895,193) 

- 
- 

- 
- 

- 
- 
- 
- 

 Total 895,193 (895,193) - - 

 

Summary of Uncorrected Audit Misstatements 2024 (updated) 

      
 
Uncorrected Misstatements 

 
Annual 
Surplus 

(Increase) / 
Decrease 

 
Asset 

Increase / 
(Decrease) 

 
   Liability 
(Increase) / 
Decrease 

Opening 
Accumulated 

Surplus 
(Increase) / 
Decrease 

1 Dr. Opening accumulated surplus  
   Cr. Provincial and federal contributions 

The roll over effects of an out-of-period 
adjustment to Major Road Network 
revenue of fiscal year 2024 made by 
management in order to record revenue 
in the period where the transfer 
stipulations have been satisfied. 
Identified during the 2024 audit. 

         - 
(6,497,346) 

         - 
- 

           - 
- 

6,497,346 
- 

2 Dr. Tangible capital assets 
Dr. Amortization expense 
Dr. Opening accumulated surplus 
  Cr. Tangible capital assets – asset  
         under construction 
  Cr. Accumulated depreciation expense 
 
The effects of out-of-period adjustments 
made by management in order to record 
tangible capital assets and related 
amortization for assets with in-service 
dates in prior periods. 
Identified during the 2025 audit. 

- 
150,562 

- 

- 
- 
 

10,505,209 
- 
- 

(10,505,209) 
(629,266) 

 -  

- 
- 

- 
- 
- 

- 
- 

478,704 
- 
- 

 Total (6,346,784) (629,266) - 6,976,050 
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KPMG LLP 
777 Dunsmuir Street, 11th floor 
Vancouver, BC V7Y 1K3 
Canada 
Tel 604 691 3000 
Fax 604 691 3031 
 
 

KPMG LLP, an Ontario limited liability partnership and member firm of the KPMG global organization of independent member firms affiliated 
with KPMG International Limited, a private English company limited by guarantee. KPMG Canada provides services to KPMG LLP. 

INDEPENDENT AUDITOR’S REPORT 

To the Mayor and Council of the City of Richmond 

Opinion 
We have audited the consolidated financial statements of the City of Richmond (the “City”), which 
comprise: 

• the consolidated statement of financial position as at December 31, 2025 

• the consolidated statement of operations for the year then ended 

• the consolidated statement of changes in net financial assets for the year then ended 

• the consolidated statement of cash flows for the year then ended 

• and notes to the consolidated financial statements, including a summary of significant 
accounting policies 

(hereinafter referred to as the “financial statements”). 

In our opinion, the accompanying financial statements present fairly, in all material respects, the 
consolidated financial position of the City as at December 31, 2025, and its consolidated results of 
operations, its consolidated changes in net financial assets and its consolidated cash flows for the 
year then ended in accordance with Canadian public sector accounting standards. 

Basis for Opinion 
We conducted our audit in accordance with Canadian generally accepted auditing standards. Our 
responsibilities under those standards are further described in the “Auditor’s Responsibilities for 
the Audit of the Financial Statements” section of our auditor’s report.  

We are independent of the City in accordance with the ethical requirements that are relevant to our 
audit of the financial statements in Canada and we have fulfilled our other ethical responsibilities in 
accordance with these requirements. 

We believe that the audit evidence we have obtained is sufficient and appropriate to provide a 
basis for our opinion. 
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Responsibilities of Management and Those Charged with Governance for the 
Financial Statements 
Management is responsible for the preparation and fair presentation of the financial statements in 
accordance with Canadian public sector accounting standards, and for such internal control as 
management determines is necessary to enable the preparation of financial statements that are 
free from material misstatement, whether due to fraud or error. 

In preparing the financial statements, management is responsible for assessing the City’s ability to 
continue as a going concern, disclosing as applicable, matters related to going concern and using 
the going concern basis of accounting unless management either intends to liquidate the City or to 
cease operations, or has no realistic alternative but to do so. 

Those charged with governance are responsible for overseeing the City’s financial reporting 
process. 

Auditor’s Responsibilities for the Audit of the Financial Statements 
Our objectives are to obtain reasonable assurance about whether the financial statements as a 
whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s 
report that includes our opinion.  

Reasonable assurance is a high level of assurance, but is not a guarantee that an audit conducted 
in accordance with Canadian generally accepted auditing standards will always detect a material 
misstatement when it exists.  

Misstatements can arise from fraud or error and are considered material if, individually or in the 
aggregate, they could reasonably be expected to influence the economic decisions of users taken 
on the basis of the financial statements. 

As part of an audit in accordance with Canadian generally accepted auditing standards, we 
exercise professional judgment and maintain professional skepticism throughout the audit.  

We also: 

• Identify and assess the risks of material misstatement of the financial statements, whether due 
to fraud or error, design and perform audit procedures responsive to those risks, and obtain 
audit evidence that is sufficient and appropriate to provide a basis for our opinion.  

The risk of not detecting a material misstatement resulting from fraud is higher than for one 
resulting from error, as fraud may involve collusion, forgery, intentional omissions, 
misrepresentations, or the override of internal control. 

• Obtain an understanding of internal control relevant to the audit in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of expressing an 
opinion on the effectiveness of the City’s internal control.  

• Evaluate the appropriateness of accounting policies used and the reasonableness of 
accounting estimates and related disclosures made by management. 
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• Conclude on the appropriateness of management's use of the going concern basis of 
accounting and, based on the audit evidence obtained, whether a material uncertainty exists 
related to events or conditions that may cast significant doubt on the City’s ability to continue as 
a going concern. If we conclude that a material uncertainty exists, we are required to draw 
attention in our auditor’s report to the related disclosures in the financial statements or, if such 
disclosures are inadequate, to modify our opinion. Our conclusions are based on the audit 
evidence obtained up to the date of our auditor’s report. However, future events or conditions 
may cause the City to cease to continue as a going concern. 

• Evaluate the overall presentation, structure and content of the financial statements, including 
the disclosures, and whether the financial statements represent the underlying transactions and 
events in a manner that achieves fair presentation. 

• Communicate with those charged with governance regarding, among other matters, the 
planned scope and timing of the audit and significant audit findings, including any significant 
deficiencies in internal control that we identify during our audit.  

• Plan and perform the group audit to obtain sufficient appropriate audit evidence regarding the 
financial information of the entities or business units within the group as a basis for forming an 
opinion on the group financial statements. We are responsible for the direction, supervision and 
review of the audit work performed for the purposes of the group audit. We remain solely 
responsible for our audit opinion. 

 
DRAFT 
 
Chartered Professional Accountants 
 
Vancouver, Canada 
          , 2026 
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CITY OF RICHMOND 
Consolidated Statement of Financial Position 
(Expressed in thousands of dollars) 
 
December 31, 2025, with comparative information for 2024 
 
  2025 2024 
 
Financial Assets 
Cash and cash equivalents (note 3) $ 196,692 $ 199,381 
Investments (note 3) 1,595,351 1,590,310 
Investment in Lulu Island Energy Company (“LIEC”) (note 4) 42,174 39,855 
Accrued interest receivable 21,582 22,681 
Accounts receivable (note 5) 51,473 45,887 
Taxes receivable 31,784 27,123 
Development fees receivable (note 11) 18,000 18,084 
Debt reserve fund - deposits (note 6) 960 960 
Loans receivable (note 7) 881 - 
  1,958,897 1,944,281 
 
Liabilities 
Accounts payable and accrued liabilities (note 8) 106,930 125,784 
Asset retirement obligations (note 9) 11,512 11,120 
Post-employment benefits (note 10) 38,105 37,397 
Development cost charges (note 11) 242,462 226,012 
Deposits and holdbacks (note 12) 172,405 161,822 
Deferred revenue (note 13) 87,258 80,586  
Debt, net of sinking fund deposits (note 14) 85,455 89,092 
  744,127 731,813  
 
Net financial assets 1,214,770 1,212,468  
 
Non-Financial Assets 
Tangible capital assets (note 15) 2,990,613 2,840,927 
Inventory of materials and supplies 4,786 5,759 
Prepaid expenses 6,304 5,393 
  3,001,703 2,852,079 
 
Accumulated surplus (note 16) $ 4,216,473 $ 4,064,547  
 
Contingent demand notes (note 6) 
Contingent assets and contractual rights (note 19) 
Commitments and contingencies (note 20) 
 
 
See accompanying notes to consolidated financial statements. 
 
 
Approved on behalf of Council: 
 
 
 
   
General Manager, Finance and Corporate Services 
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CITY OF RICHMOND 
Consolidated Statement of Operations 
(Expressed in thousands of dollars) 
 
Year ended December 31, 2025, with comparative information for 2024 
 
  2025 
  Budget 2025 2024 
  (notes 2(p) 
  and 25) 
Revenue: 

Taxation and levies (note 21) $ 327,170 $ 337,668 $ 318,093 
Utility fees 172,472 169,506 150,823  
Sales of services 61,378 59,692 57,450 
Payments-in-lieu of taxes (note 21) 15,001 22,052 20,054 
Provincial and federal contributions 31,396 27,708 22,048 
Development cost charges (note 11) 16,747 13,826 70,450 
Other capital funding sources 83,619 33,640 31,237 
Other revenue: 

Investment income 30,636 62,123 69,853 
Gaming revenue 11,500 11,390 11,971 
Licences and permits 14,014 15,822 19,856 
Other (note 22) 16,313 29,056 39,892 
Equity income in LIEC (note 4) 215 2,319 2,757 

  780,461 784,802 814,484  
 
Expenses: 

Law and community safety 171,545  160,652 152,746 
Utilities: flood, sanitation, sewer and water 167,715  166,501 144,647 
Parks, recreation and culture 86,660  87,504 78,173 
General government 81,950  86,185 74,564 
Engineering, transportation, public works and  

project development 78,284  77,996 71,322 
Planning and development 44,179  21,045 27,427 
Richmond Olympic Oval 20,963  19,933 20,351 
Richmond Public Library  13,058  13,060 12,239 
  664,354  632,876 581,469 

 
Annual surplus 116,107  151,926 233,015 
 
Accumulated surplus, beginning of year 4,064,547 4,064,547 3,831,532 
 
Accumulated surplus, end of year $ 4,180,654 $ 4,216,473 $ 4,064,547 
 
See accompanying notes to consolidated financial statements. 
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CITY OF RICHMOND 
Consolidated Statement of Changes in Net Financial Assets 
(Expressed in thousands of dollars) 
 
Year ended December 31, 2025, with comparative information for 2024 
 
  2025 
  Budget 2025 2024 
  (notes 2(p) 
  and 25) 
 
Annual surplus for the year $ 116,107 $ 151,926 $ 233,015  
 
Acquisition of tangible capital assets (157,061) (194,697) (187,379) 
Contributed tangible capital assets (62,803) (32,256) (31,065) 
Amortization of tangible capital assets 74,070 76,492 71,703 
Asset retirement obligation - (170) (103) 
Net loss (gain) on disposal of tangible  

capital assets - 433 (2,514) 
Proceeds on sale of tangible capital assets - 512 3,333 
  (29,687) 2,240 86,990  
 
Acquisition of inventory of materials and supplies - (4,786) (5,759) 
Acquisition of prepaid expenses - (6,304) (5,393) 
Consumption of inventory of materials and supplies - 5,759 6,146 
Use of prepaid expenses - 5,393 4,909 
 
Change in net financial assets (29,687) 2,302 86,893 
 
Net financial assets, beginning of year 1,212,468 1,212,468 1,125,575  
 
Net financial assets, end of year $ 1,182,781 $ 1,214,770 $ 1,212,468  
 
See accompanying notes to consolidated financial statements. 
 

FIN - 83



 

4 

CITY OF RICHMOND 
Consolidated Statement of Cash Flows 
(Expressed in thousands of dollars) 
 
Year ended December 31, 2025, with comparative information for 2024 
 
  2025 2024 
 
Cash provided by (used in): 

Operating activities:  
Annual surplus $ 151,926 $ 233,015  
Items not involving cash: 

Amortization of tangible capital assets 76,492 71,703 
Asset retirement obligation 222 (876) 
Net loss (gain) on disposal of tangible capital assets 433 (2,514) 
Contributions of tangible capital assets (32,256) (31,065) 
Equity income in LIEC (2,319) (2,757) 

Changes in non-cash operating working capital: 
Accrued interest receivable 1,099 3,933 
Accounts receivable (5,586) (10,820) 
Taxes receivable (4,661) (6,590) 
Development fees receivable 84 2,215 
Loans receivable (881) - 
Inventory of materials and supplies 973 387 
Prepaid expenses (911) (484) 
Accounts payable and accrued liabilities (18,854) 22,550 
Post-employment benefits 708 (484) 
Development cost charges 16,450 (15,622) 
Deposits and holdbacks  10,583 13,084 
Deferred revenue  6,672 5,229 

Net change in cash from operating activities 200,174 280,904  
 
Capital activities:  

Cash used to acquire tangible capital assets (194,697) (187,379) 
Proceeds on disposal of tangible capital assets 512 3,333 
Net change in cash from capital activities (194,185) (184,046) 

 
Financing activities: 

Repayments of debt (3,637) (9,537) 
Debt reserve fund - 508 
Net change in cash from financing activities  (3,637) (9,029) 

 
Investing activities: 

Purchase of investments (5,041) (209,927) 
Net change in cash from investing activities (5,041) (209,927) 

 
Decrease in cash and cash equivalents (2,689) (122,098) 
 
Cash and cash equivalents, beginning of year 199,381 321,479  
 
Cash and cash equivalents, end of year $ $196,692 $ 199,381  
 
Non-cash transactions, related to asset retirement obligations: 

Tangible capital asset additions $ 170 $ 103 
 
See accompanying notes to consolidated financial statements. 
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CITY OF RICHMOND 
Notes to Consolidated Financial Statements 
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
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1. Operations: 

The City of Richmond (the “City”) is incorporated under the Local Government Act of British 
Columbia. The City’s principal activities include the provision of local government services to 
residents of the incorporated area. These include administrative, protective, transportation, 
infrastructure, environmental, recreational, water, sewer and drainage. 

 

2. Significant accounting policies: 

These consolidated financial statements of the City have been prepared in accordance with 
Canadian public sector accounting standards as prescribed by the Public Sector Accounting 
Board (“PSAB”) of the Chartered Professional Accountants of Canada. 

(a) Basis of consolidation: 

These consolidated financial statements reflect a combination of the City’s General Revenue, 
General Capital and Loan, Waterworks and Sewerworks and Reserve Funds consolidated 
with the Richmond Public Library Board (the “Library”) and the Richmond Olympic Oval 
Corporation (the “Oval”). The Library is consolidated as the Library Board is appointed by the 
City. The Oval is consolidated as they are a wholly-owned municipal corporation of the City. 
Interfund and inter-entity transactions, fund balances and activities have been eliminated on 
consolidation. The City’s investment in Lulu Island Energy Company (“LIEC”), a wholly-
owned government business enterprise (“GBE”), is accounted for using the modified equity 
method. 

(i) General Revenue Fund: 

This fund is used to account for the current operations of the City as provided for in the 
Annual Budget, including collection of taxes, administering operations, policing and 
servicing general debt. 

(ii) General Capital and Loan Fund: 

This fund is used to record the City's tangible capital assets and work-in-progress, 
including engineering structures such as roads and bridges, and the related debt. 

(iii) Waterworks and Sewerworks Funds: 

These funds have been established to cover the costs of operating these utilities, with 
related capital and loan funds to record the related tangible capital assets and debt. 

(iv) Reserve Funds: 

Certain funds are established by bylaws for specific purposes. They are funded primarily 
by budgeted contributions from the General Revenue Fund and developer contributions 
plus interest earned on fund balances. 
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CITY OF RICHMOND 
Notes to Consolidated Financial Statements 
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
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2. Significant accounting policies (continued): 

(b) Basis of accounting: 

The City follows the accrual method of accounting for revenue and expenses. Revenues are 
normally recognized in the year in which they are earned. Expenses are recognized as they 
are incurred and measurable as a result of receipt of goods and services and/or the creation 
of a legal obligation to pay. 

(c) Government transfers: 

Restricted transfers from governments are deferred and recognized as revenue as the 
related expenditures are incurred or the stipulations in the related agreement are met. 
Unrestricted transfers are recognized as revenue when received or if the amount to be 
received can be reasonably estimated and collection is reasonably assured. 

(d) Financial instruments: 

Financial instruments include cash and cash equivalents, investments, accounts receivables, 
loans receivables, development fees receivables, accounts payable and accrued liabilities 
and debt. 

Financial instruments are recorded at fair value on initial recognition. Equity instruments 
quoted in an active market and derivatives are subsequently measured at fair value as at the 
reporting date. All other financial instruments are subsequently recorded at cost or amortized 
cost unless management elects to carry the financial instrument at fair value. The City has 
not elected to carry any other financial instruments at fair value. 

Unrealized changes in fair value are recognized in the Consolidated Statement of 
Remeasurement Gains and Losses. They are recorded in the Consolidated Statement of 
Operations when they are realized. There are no unrealized changes in fair value as at 
December 31, 2025 and December 31, 2024. As a result, the City does not have a 
Consolidated Statement of Remeasurement Gains and Losses. 

Transaction costs incurred on the acquisition of financial instruments are recorded at cost 
and expensed as incurred. 

Sales and purchases of investments are recorded on the trade date. 

Accounts receivables, development fees receivable, investments, accounts payable and 
accrued liabilities and debt are measured at amortized cost using the effective interest rate 
method. 

Concessionary loans are recorded at net present value at issue and related present value 
discounts are expensed. The loan discount amortization is recorded to revenue using the 
effective interest rate method over the term of the loan. Valuation allowances are made when 
collectability is considered doubtful. Interest is accrued on loans receivable only when 
collection is certain. 
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Notes to Consolidated Financial Statements 
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
 
 

7 

2. Significant accounting policies (continued): 

(d) Financial Instruments (continued): 

All financial assets are assessed for impairment on an annual basis. When a decline is 
determined to be other than temporary, the amount of the loss is reported in the Consolidated 
Statement of Operations. 

(e) Cash and cash equivalents: 

Cash and cash equivalents consist of cash, highly liquid money market investments and 
short-term investments with maturities of less than 90-days from date of acquisition. 

(f) Investment in government business enterprises: 

Government business enterprises are recorded using the modified equity method of 
accounting. The City’s investment in the GBE is recorded as the value of the GBE’s 
shareholder’s equity. The investment’s income or loss is recognized by the City when it is 
earned by the GBE. Inter-organizational transactions and balances are not eliminated, except 
for any gains or losses on assets remaining within the City. 

(g) Accounts receivable and development fees receivable: 

Accounts receivable and development fees receivable are net of an allowance for doubtful 
accounts and therefore represent amounts expected to be collected. 

(h) Development cost charges: 

Development cost charges are restricted by legislation to expenditures on capital 
infrastructure. These amounts are deferred upon receipt and recognized as revenue when 
the expenditures are incurred in accordance with the restrictions. 

(i) Post-employment benefits: 

The City and its employees make contributions to the Municipal Pension Plan. As this plan is 
a multi-employer plan, contributions are expensed as incurred. 

Post-employment benefits also accrue to the City’s employees. The liabilities related to these 
benefits are actuarially determined based on service and best estimates of retirement ages, 
expected future salary and wage increases. The liabilities under these benefits plans are 
accrued based on projected benefits prorated as employees render services necessary to 
earn the future benefits. 

(j) Non-financial assets: 

Non-financial assets are not available to discharge existing liabilities and are held for use in 
the provision of services. They have useful lives extending beyond the current year and are 
not intended for sale in the ordinary course of operations. 
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Notes to Consolidated Financial Statements 
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
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2. Significant accounting policies (continued): 

(j) Non-financial assets (continued): 

(i) Tangible capital assets: 

Tangible capital assets are initially recorded at cost, which includes amounts that are 
directly attributable to acquisition, construction, development or betterment of the assets. 
The cost, less estimated residual value, of the tangible capital assets, excluding land, are 
amortized on a straight-line basis over their estimated useful lives as follows: 

 
Asset Useful life - years 
 
Buildings and building improvements  10 - 75 
Infrastructure  5 - 100 
Vehicles, machinery and equipment  3 - 40 
Library’s collections, furniture and equipment   4 - 20 
 
 

Amortization is charged over the asset’s useful life commencing when the asset is 
acquired. Assets under construction are not amortized until the asset is available for 
productive use. 

(ii) Contributions of tangible capital assets: 

Tangible capital assets received as contributions are recorded at their fair value at the 
date of receipt and also are recorded as revenue. 

(iii) Natural resources, works of art, and cultural and historic assets: 

Natural resources, works of art and cultural and historic assets are not recorded as 
assets in the consolidated financial statements. 

(iv) Interest capitalization: 

The City does not capitalize interest costs associated with the construction of a tangible 
capital asset. 

(v) Labour capitalization: 

Internal labour directly attributable to the construction, development or implementation of 
a tangible capital asset is capitalized. 

(vi) Leased tangible capital assets: 

Leases which transfer substantially all of the benefits and risks incidental to ownership of 
property are accounted for as leased tangible capital assets. All other leases are 
accounted for as operating leases and the related payments are charged to expenses as 
incurred. 
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Notes to Consolidated Financial Statements 
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2. Significant accounting policies (continued): 

(j) Non-financial assets (continued): 

(vii) Impairment of tangible capital assets: 

Tangible capital assets are written down when conditions indicate that they no longer 
contribute to the City’s ability to provide goods and services, or when the value of future 
economic benefits associated with the tangible capital assets are less than their net book 
value. The net write-downs are accounted for as expenses in the Consolidated Statement 
of Operations. 

(viii) Inventory of materials and supplies: 

Inventory is recorded at cost, net of an allowance for obsolete stock. Cost is determined 
on a weighted average basis. 

(k) Revenue recognition: 

(i) Property taxes, penalties and interest: 

The Community Charter provides the City with the ability to impose and enforce collection 
of property taxes and levies. Tax revenues are recognized when they meet the definition 
of an asset, have been authorized and the taxable event occurs. Annual property tax 
levies and payments-in-lieu of taxes are recorded as taxes for municipal services in the 
year which they are levied. The British Columbia Assessment Authority’s (BCAA) appeal 
process may affect current year property assessments by supplementary roll 
adjustments. Adjustments on taxes are recognized in the year when the appeals are 
settled.  

Property taxes collected in advance of the taxation year to which it relates are recorded in 
deferred revenue. Amounts collected on behalf of other governments and entities are 
recorded in the City’s consolidated financial statements on a net basis. 

The City is entitled to collect interest and penalties on overdue taxes. This revenue is 
recorded in the period the interest and penalties are levied 

(ii) Licence and development fees: 

Revenue from building and development permits and rezoning fees received in advance 
of services are provided, is initially deferred and recognized as the performance 
obligations are fulfilled. The nature of the permit determines the number and type of 
performance obligation and when the revenue is recognized. 

(A) Single performance obligation: 

When a permit includes a single performance obligation, revenue is recognized at the 
time the performance obligation is fulfilled, being either issuance or completion of the 
permit. 
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2. Significant accounting policies (continued): 

(k) Revenue recognition (continued): 

(ii) Licence and development fees (continued): 

(B) Multiple performance obligations: 

For permits with multiple performance obligations, the first performance obligation is 
the issuance of the permit, subsequent performance obligations include activities 
such as inspections or compliance related tasks. Revenue is recognized as each 
performance obligation is fulfilled. When multiple performance obligations exist, 
revenue is allocated between the performance obligations based on the estimated 
cost to satisfy each performance obligation. 

(iii) Cost recoveries: 

Fees from sewer and water connection permits are initially deferred and subsequently 
recognized as revenue when the installation of the connection is completed. 

(iv) Donations: 

Donations for specified purposes are recognized when the related expenditures are 
incurred. Unrestricted donations are recognized when the donation is received. 

(v) Restricted non-government grants: 

Grants from non-government sources with externally imposed restrictions are recognized 
as revenue when spent in accordance with the funder’s specified purpose or when the 
restriction is fulfilled. 

(vi) Development cost charges (DCC’s): 

The City collects development cost charges in accordance with Council-approved bylaws 
to finance growth-related projects including parks and engineering infrastructure, which 
includes roads, drainage, sewer and water. DCC’s must be spent on projects within 
defined area boundaries and are recognized as revenue as Council approved 
expenditures are incurred. 

(vii) Prepaid leases: 

The City has land leases with terms ranging from 3 to 99 years, some of which have 
been prepaid. These amounts are recognized as revenue on a straight-line basis over the 
lease term. 
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2. Significant accounting policies (continued): 

(k) Revenue recognition (continued): 

(viii) Capital contributions, government transfers: 

Contributions are recognized as revenue as the related expenditures are incurred. 
Restricted transfers from governments are initially deferred and subsequently recognized 
as revenue as the related expenditures are incurred or the stipulations in the related 
agreement are met. Unrestricted transfers are recognized as revenue when received or if 
the amount to be received can be reasonably estimated and collection is reasonably 
assured. 

(ix) All other revenues: 

Unilateral transactions are recognized as revenue when the City has the authority to 
retain the inflow of economic resources and identifies a past transaction or event giving 
rise to an asset. Exchange transactions are recognized as revenue when the City’s 
performance obligation, which is usually to provide goods and/or services, is fulfilled. 

(l) Taxes and Payments-in-lieu of taxes 

Property tax rates are calculated based on assessment values provided by the BCAA and are 
approved annually by Council. Assessment values are determined as of July 1st of each year.  

Payments in Lieu of Taxes (“PILT”) for federal properties are calculated based on values and 
rates which would apply if these properties were taxable. The annual tax rates together with 
the assessed value on the Grant Roll are used to calculate the PILT levy. The PILT revenue 
is recorded when the payment is received. 

(m) Deferred revenue: 

The City defers a portion of the revenue collected from permits, licences and other fees and 
recognizes this revenue in the year in which related performance obligations are met, other 
related expenses are incurred or services are provided. 

Deferred revenue also represents funds received from external parties for specified 
purposes. This revenue is recognized in the period in which the related expenses are 
incurred. 

(n) Deposits: 

Receipts restricted by the legislation of senior governments or by agreement with external 
parties are deferred and reported as deposits and are refundable under certain 
circumstances. When qualifying expenses are incurred, deposits are recognized as revenue 
at amounts equal to the qualifying expenses. 
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2. Significant accounting policies (continued): 

(o) Debt: 

Debt is recorded net of related sinking fund balances. 

(p) Budget information: 

Budget information, presented on a basis consistent with that used for actual results, was 
included in the City’s Consolidated 5 Year Financial Plan (2025-2029) (“Consolidated 
Financial Plan”) and was adopted through Bylaw No. 10622 on January 27, 2025. 

(q) Contaminated sites: 

Contaminated sites are a result of contamination being introduced into air, soil, water or 
sediment of a chemical, organic or radioactive material of live organism that exceeds an 
environmental standard. Liabilities are recorded net of any expected recoveries. 

A liability for remediation of contaminated sites is recognized when a site is not in productive 
use and the following criteria are met: 

(i) An environmental standard exists; 

(ii) Contamination exceeds the environmental standard; 

(iii)  The City is directly responsible or accepts responsibility; 

(iv) It is expected that future economic benefits will be given up; and 

(v) A reasonable estimate of the amount can be made. 

The liability is recognized as management’s estimate of the cost of post-remediation including 
operation, maintenance and monitoring that are an integral part of the remediation strategy 
for a contaminated site.  

(r) Use of accounting estimates: 

The preparation of consolidated financial statements requires management to make 
estimates and assumptions that affect the reported amounts of assets and liabilities and 
disclosure of contingent assets and liabilities at the date of the consolidated financial 
statements and the reported amount of revenue and expenditures during the reporting period. 
Areas requiring the use of management estimates relate to performing the actuarial valuation 
of employee future benefits, the value of contributed tangible capital assets, the value of 
developer contributions, the value of asset retirement obligations, useful lives for 
amortization, determination of provisions for accrued liabilities, allowance for doubtful 
accounts and provision for contingencies. Actual results could differ from those estimates. 
Adjustments, if any, will be reflected in the consolidated financial statements in the period that 
the change in estimate is made, as well as in the period of settlement if the amount is 
different. 
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2. Significant accounting policies (continued): 

(s) Segment disclosures: 

A segment is defined as a distinguishable activity or group of activities of a government for 
which it is appropriate to separately report financial information to achieve the objectives of 
the standard. The City has provided definitions of segments as well as presented financial 
information in segment format. 

(t) Asset retirement obligations: 

An asset retirement obligation is recognized when, as at the financial reporting date, all of the 
following criteria are met: 

• There is a legal obligation to incur retirement costs in relation to a tangible capital asset; 

• The past transaction or event giving rise to the liability has occurred; 

• It is expected that future economic benefits will be given up; and 

• A reasonable estimate of the amount can be made. 

The City’s asset retirement obligations includes the removal for asbestos and lead in 
buildings, removal of fuel tanks owned by the City and end-of-life decommissioning costs for 
certain leases. 

Measurement of the asset retirement obligation is recorded at the best estimate of the 
expenditures required to retire a tangible capital asset. Where available, assessment reports 
are used with experience and expert advice to determine the liability. The resulting costs are 
capitalized as part of the carrying amount of the related tangible capital asset that are in 
productive use. The cost is amortized over the useful life of the tangible capital asset 
(Note 2 (j)(i)). If the related tangible capital asset is unrecognized or no longer in productive 
use, the asset retirement costs are expensed. 

The carrying value of the liability is reviewed at each financial reporting date and adjusted for 
any revisions to the timing or amount required to settle the obligation. Changes in the liability 
due to the passage of time are recorded as an accretion expense in the Consolidated 
Statement of Operations and all other changes are adjusted to the tangible capital asset. 
Recoveries related to asset retirement obligations are recognized when the recovery can be 
appropriately measured, a reasonable estimate of the amount can be made and it is 
expected that future economic benefits will be obtained. A recovery is recognized on a gross 
basis from the asset retirement obligations liability. 
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3. Cash, cash equivalents and investments: 
 
  2025 2024 
 
Cash and cash equivalents $ 196,692 $ 199,381 
 
Investments: 

Deposits 444,147 489,091 
Government and government guaranteed bonds 719,664 755,104 
Bank bonds 408,924 333,646 
Municipal Finance Authority bonds 12,473 12,469 
Municipal Finance Authority pooled investment fund 10,143 - 

  1,595,351 1,590,310 
 
Total cash, cash equivalents and investments $ 1,792,043 $ 1,789,691 
 
  2025 2024 
 
Unrestricted operating, appropriated surplus and reserve funds $ 470,601 $ 509,121 
Restricted statutory and development cost charge reserve funds  1,149,037  1,118,748 
Deposits and holdbacks  172,405  161,822 
 
Total cash, cash equivalents and investments $ 1,792,043 $ 1,789,691 
 
Average investment portfolio yield is 4.01% (2024 – 4.33%). The average total cash, cash 
equivalents and investment portfolio yield is 3.92% (2024 – 4.48%). 

The City has available a revolving credit facility up to a maximum of $15,000,000 which bears 
interest at an annual rate of bank prime less 0.50% per annum, with standby letters of credit up to 
a maximum of $500,000 for its ongoing operating requirements. The City also has available a 
revolving credit facility of $4,500,000 which bears interest at an annual rate of the bank’s leasing 
base rate plus 0.60% per annum for its ongoing capital requirements. The City also has available 
a commercial card credit facility of $2,000,000, with overdue payment subject to an annual rate of 
bank prime plus 12%. No amounts are outstanding under these banking facilities as of 
December 31, 2025 or December 31, 2024. 
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4. Investment in Lulu Island Energy Company Ltd.: 

The City owns 100% of the issued and outstanding shares of LIEC, which was incorporated 
under the British Columbia Business Corporations Act on August 19, 2013. LIEC develops, 
manages and operates district energy utilities in the City of Richmond, on the City’s behalf, 
including but not limited to energy production, generation or exchange, transmission, distribution, 
maintenance, marketing and sales to customers, customer service, profit generation, financial 
management and advisory services for energy and infrastructure. 

Summarized financial information relating to LIEC, prepared in accordance with IFRS Accounting 
Standards as issued by the International Accounting Standards Board, is as follows: 
 
  2025 2024 
 
Cash, cash equivalents, and investments $ 22,438 $ 21,305 
Accounts receivable 4,379 4,385 
Tangible capital assets 87,427 58,128 
 
Total assets 114,244 83,818 
 
Deferred contributions 39,107 22,789 
Project agreement 29,527 19,283 
Accounts payable and accrued liabilities 1,940 1,291 
Government grants 1,360 514 
Post-employment benefits 136 86 
 
Total liabilities 72,070 43,963 
 
Shareholder’s equity $ 42,174 $ 39,855 
 
Total revenue $ 11,364 $ 9,760 
Total expenses 9,045 7,003 
 
Net income $ 2,319 $ 2,757  
 
Included in accounts payable and accrued liabilities in the City’s Consolidated Statement of 
Financial Position are payables to LIEC in the amount of $187,181 (2024 - $166,301). 

On September 22, 2022, the LIEC entered into a new concession project agreement with City 
Centre Energy Limited Partnership (“Project Contractor”) to design, build, finance, operate and 
maintain City Centre District Energy Utility infrastructure providing heating and cooling services to 
new residential and mixed use commercial developments within the City Centre area. The Project 
Contractor is a wholly owned subsidiary of Corix District Energy Holdings GP Inc.  
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5. Accounts receivable: 
 
  2025 2024 
 
Water and sewer utilities $ 20,073 $ 17,903 
Grants 18,167 12,728 
Trade receivables 5,369 6,877 
Casino revenue 2,819 2,918 
Airport policing 2,429 3,622 
Other receivables 2,616 1,839 
 
  $ 51,473 $ 45,887 
 

6. Debt reserve fund deposits and contingent demand notes: 

The City issues its debt instruments through the Municipal Finance Authority (the “MFA”). As a 
condition of these borrowings, a portion of the debt proceeds is withheld by the MFA in a Debt 
Reserve Fund. The City also executes demand notes in connection with each debt whereby the 
City may be required to loan certain amounts to the MFA. These demand notes are contingent in 
nature and are not reflected in the City’s accounts. The details of the cash deposits and 
contingent demand notes at December 31, 2025 are as follows: 
 
   Cash Contingent 
   deposits  demand notes 
 
General Revenue Fund   $ 960 $ 2,701 
 

7. Loans receivable: 

In 2025, the City entered into a concessionary loan agreement with the Richmond Caring Place 
Society (the "Society") for facility repairs. The Society received funding in the amount of 
$1,300,000 to be repaid through equal monthly payments over the 20-year loan term. Payments 
of interest will not be required unless there is a default, which would result in interest being 
payable at the Prime Rate on the outstanding principal. The City holds security in the amount of 
$65,000 and has the right to terminate the land occupancy lease in the event of default. The loan 
receivable is recorded at present value using the City's long-term borrowing rate at the loan date 
of 4.08%. The 2025 valuation allowance is $nil. 
 
   2025  2024 
 
Construction loan   $ 881 $ - 
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8. Accounts payable and accrued liabilities: 
 
  2025 2024 
 
Trade and other accounts payable $ 59,519 $ 81,520 
Property tax payable 25,193 23,138 
Payroll accrual 22,218 21,126 
 
  $ 106,930 $ 125,784 
 

9. Asset retirement obligations: 

The City's asset retirement obligation consists of the following obligations: 

(a) Asbestos and Lead Obligation: Once disturbed, the City has a legal obligation to properly 
remove and dispose of asbestos and lead. As such, asset retirement obligations have been 
recognized for various City buildings that are known and/or suspected of containing asbestos 
and lead. 

(b) Fuel Tank Obligation: The City has a legal obligation to adhere to particular practices when 
removing aboveground storage tanks and underground storage tanks. Asset retirement 
obligations have been recognized for all known land or buildings where an aboveground 
storage tank and underground storage tank is known to exist. 

(c) Contractual Obligation: The City is party to various contracts and agreements with entities 
that dictate various end-of life decommissioning activities associated with properties the City 
is leasing. Asset retirement obligations have been recognized for the estimated cost of 
adhering to these contracts. 

The City has recognized liabilities related to the legal obligations to incur costs to retire a tangible 
capital asset. A significant part of the City’s asset retirement obligations result from the removal 
and disposal of designated materials from buildings and fuel tanks. The City estimates that the 
majority of the obligations will be paid during fiscal years 2048 to 2073. 
 
  2025 2024 
 
Asset retirement obligation, opening balance $ 11,120 $ 11,893 
Accretion expense during the year 222 195 
Asset retirement obligation recorded during the year 170 103 
Asset retirement obligation expenditure incurred during the year - (1,059) 
Asset retirement obligation settled during the year - (12) 
 
Asset retirement obligation, closing balance $ 11,512 $ 11,120  
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9. Asset retirement obligations (continued): 

When significant obligations have reliable cash flow projections, the liability may be estimated 
using the present value of future cash flows, otherwise, they are recorded at current costs. The 
discount rate used reflects the risks specific to the asset retirement liability. The discount rate 
used for 2025 is 4.40% (2024 - 4.30%). There are no liabilities recorded using the present value 
of future cash flows at December 31, 2025 (2024 - $nil). 

 

10. Post-employment benefits: 

The City provides certain post-employment benefits, non-vested sick leave, compensated 
absences and termination benefits to its employees. 
 
  2025 2024 
 
Accrued benefit obligation, beginning of year $ 35,147 $ 34,813  
Current service cost 2,537 2,514 
Interest cost 1,514 1,463 
Past service (credit) / cost (442) 411 
Benefits paid (2,812) (4,056) 
Actuarial loss 2,952 2 
 
Accrued benefit obligation, end of year $ 38,896 $ 35,147  
 
An actuarial valuation for these benefits was performed to determine the City’s accrued benefit 
obligation as at December 31, 2025. The actuarial gain (loss) is being amortized over a period 
equal to the employees' expected average remaining service lifetime of 11 years (2024 – 11 
years). 
 
  2025 2024 
 
Accrued benefit obligation, end of year $ 38,896 $ 35,147 
Unamortized net actuarial (loss) gain (791) 2,250 
 
Accrued benefit liability, end of year $ 38,105 $ 37,397 
 
Actuarial assumptions used to determine the City’s accrued benefit obligation are as follows: 
 
    2025 2024 
 
Discount rate 4.40% 4.30% 
Expected future inflation rate 2.50% 2.50% 
Expected wage and salary range increases 2.50% to 3.00% 2.50% to 3.00% 
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11. Development cost charges: 
 
  2025 2024 
 
Balance, beginning of year $ 226,012 $ 241,634 
Contributions 21,463 44,832 
Interest 8,813 9,996 
Revenue recognized (13,826) (70,450) 
 
Balance, end of year $ 242,462 $ 226,012  
 
 
  2025 2024 
 
Drainage $ 74,804 $ 65,486 
Parks acquisition 4,877 4,867 
Parks development 17,598 17,579 
Roads 90,588 86,308 
Sanitary sewer 41,869 39,498 
Water 12,726 12,274 
 
Balance, end of year $ 242,462 $ 226,012  
 
Development cost charges are comprised of restricted cash, cash equivalents and investments of 
$224,462,425 (2024 - $207,928,660) and restricted development fees receivable of $18,000,063 
(2024 - $18,083,640). 

 
12. Deposits and holdbacks: 

 
  Balance Deposit  Balance 
  December 31, contributions / Refund/ December 31, 
  2024 interest earned expenditures 2025 
 
Security deposits $ 138,835 $ 16,097 $ (8,774) $ 146,158 
Developer contributions 8,091 83 (406) 7,768 
Damage deposits 6,527 (114) 1,037 7,450 
Contract holdbacks 4,708 6,939 (4,448) 7,199 
Other 3,661 289 (120) 3,830 
 
  $ 161,822 $ 23,294 $ (12,711) $ 172,405 
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13. Deferred revenue: 
 
  Balance Externally  Balance 
  December 31, restricted Revenue December 31, 
  2024 inflows earned 2025 
 
Taxes and utilities $ 33,197 $ 34,805 $ (33,197) $ 34,805 
Grants 19,921 29,023 (22,172) 26,772 
Building permits/development 17,322 3,393 (6,722) 13,993 
Oval 2,893 15,311 (15,612) 2,592 
Parking easement/leased land 2,535 100 (56) 2,579 
Licences 843 2,160 (1,631) 1,372 
Other 3,875 7,362 (6,092) 5,145 
 
  $ 80,586 $ 92,154 $ (85,482) $ 87,258 
 

 
14. Debt, net of MFA sinking fund deposits: 

The City obtains debt instruments through the MFA pursuant to security issuing bylaws under 
authority of the Community Charter to finance certain capital expenditures. 

Gross amount for the debt less principal payments and actuarial adjustments to date are as 
follows: 
 
  Loan Gross 
MFA authorization amount Sinking Net debt  Net debt 
issue bylaw borrowed fund 2025 2024 
 
158 10334 $ 96,000  $ 10,545 $ 85,455  $ 89,092 
 
  $  96,000 $ 10,545 $ 85,455 $ 89,092 
 
Current borrowing includes: 
 
MFA   Term  Interest  Refinancing 
issue Issue date (years) Maturity date rate date 
 
158 September 23, 2022 20 September 23, 2042 4.09% September 23, 2032 
 
 

Interest expense incurred for the year on the long-term debt was $3,926,400 (2024 - $4,764,848). 
Repayments on net outstanding debt over the next five years and thereafter are as follows: 
 
 
2026  $ 3,764 
2027  3,895 
2028   4,032 
2029   4,173 
2030   4,319 
Thereafter   65,272 
 
    $ 85,455 
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15. Tangible capital assets: 
 
  Balance Additions  Balance 
  December 31, and  December 31, 
Cost 2024 transfers Disposals 2025 
 
Land $ 1,285,310 $ 56,588 $ - $ 1,341,898 
Building and building 

improvements 651,969 74,612 (3,132) 723,449 
Infrastructure 2,034,574 69,305 (7,559) 2,096,320 
Vehicles, machinery and  

equipment 196,125 18,125 (5,165) 209,085 
Library’s collections,  

furniture and equipment 12,784 951 (968) 12,767 
Assets under construction 107,673 7,542 - 115,215 
 
  $ 4,288,435 $ 227,123 $ (16,824) $ 4,498,734 
 
 
  Balance   Balance 
  December 31,  Amortization December 31, 
Accumulated amortization 2024 Disposals expense 2025 
 
Building and building  

improvements $ 286,912 $ (2,872) $ 24,373 $ 308,413 
Infrastructure 1,016,181 (7,316) 39,345 1,048,210 
Vehicles, machinery and  

equipment 135,341 (4,723) 11,706 142,324 
Library’s collections,  

furniture and equipment 9,074 (968) 1,068 9,174 
 
  $ 1,447,508 $ (15,879) $ 76,492 $ 1,508,121 
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15. Tangible capital assets (continued): 
 
  December 31, December 31, 
Net book value 2025 2024 
 
Land $ 1,341,898 $ 1,285,310 
Buildings and building improvements 415,036 365,057 
Infrastructure 1,048,110 1,018,393 
Vehicles, machinery and equipment 66,761 60,784 
Library’s collection, furniture and equipment 3,593 3,710 
Assets under construction  115,215 107,673 
 
Balance, end of year $ 2,990,613 $ 2,840,927 
 
(a) Assets under construction: 

Assets under construction having a value of $115,215,211 (2024 - $107,673,230) have not 
been amortized. Amortization of these assets will commence when the asset is put into 
service. 

(b) Contributed tangible capital assets: 

Contributed tangible capital assets have been recognized at fair value at the date of 
contribution. The value of contributed assets received during the year is $32,255,906 (2024 - 
$31,065,021) comprised of land in the amount of $11,285,873 (2024 - $23,144,146), and 
infrastructure in the amount of $15,166,753 (2024 - $7,920,875) and building in the amount of 
$5,803,280 (2024 - $nil).  

(c) Tangible capital assets disclosed at nominal values: 

Where an estimate of fair value could not be made, the tangible capital asset was recognized 
at a nominal value.  

(d) Works of art and historical treasures: 

The City manages and controls various works of art and non-operational historical cultural 
assets including building, artifacts, paintings and sculptures located at City sites and public 
display areas. The assets are not recorded as tangible capital assets and are not amortized.  

(e) Write-down of tangible capital assets: 

There were no write-down of tangible capital assets in 2025 (2024 - $nil). 
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16. Accumulated surplus: 
 
  General Waterworks Sewerworks Richmond 

  and Reserve Utility Utility Olympic  2025 2024 
  Funds Fund Fund Oval Library Total Total 

 
Investment in tangible  

capital assets $ 2,938,723 $ - $ - $ 8,315 $ 3,594 $ 2,950,632 $ 2,826,079 
Reserves (note 17) 743,166 77,920  70,372  15,117  - 906,575 892,736 
Appropriated surplus 250,780 18,685  11,695  989  2,720  284,869  273,054 
Investment in LIEC 42,174 - - - - 42,174 39,855 
Surplus 18,530 1,113  6,653  770  494  27,560 27,215 
Other equity 4,663 - - - - 4,663 5,608 
 
Balance, end of year $ 3,998,036 $ 97,718 $ 88,720 $ 25,191 $ 6,808 $  4,216,473 $ 4,064,547 
 

17. Reserves: 
 
   Balance, Balance, 
   December 31, December 31, 
   2025 2024 
 
Affordable housing   $ 18,681 $ 16,848 
Arts, culture and heritage  4,457 4,310 
Capital building and infrastructure  180,290 166,411 
Capital reserve  305,735 337,547 
Capstan station  22,174 21,468 
Child care development  13,105 12,773 
Community legacy and land replacement  1,929 1,800 
Flood protection BL 7812 and BL 10403  80,651 71,177 
Equipment replacement  32,654 31,390 
Growing communities fund   21,705 21,528 
Hamilton area plan community amenity  4,092 3,935 
Leisure facilities  36,705 35,155 
Local improvements  8,809 8,470 
Neighborhood improvement  10,250 9,831 
Oval  15,117 13,133 
Public art program  5,652 5,302 
Sanitary sewer BL 7812 and BL 10401  70,832 63,116 
Solid waste   776 256 
Steveston off-street parking  391 359 
Steveston road ends  34 112 
Transportation demand management  20 - 
Waterfront improvement  199 195 
Water supply BL 7812 and BL 10402  72,317 67,620 
 
    $ 906,575 $ 892,736 
 

 

FIN - 103



CITY OF RICHMOND 
Notes to Consolidated Financial Statements 
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
 
 

24 

18. Pension plan: 

The City and its employees contribute to the Municipal Pension Plan (a jointly trusteed pension 
plan). The board of trustees, representing plan members and employers, is responsible for 
administering the plan, including investment of assets and administration of benefits. The plan is 
a multi-employer defined benefit pension plan. Basic pension benefits are based on a formula. As 
at December 31, 2024, the plan has about 273,000 (2024 - 256,000) active members and 
approximately 133,000 (2024 – 129,000) retired members. Active members include 
approximately 47,000 (2024 – 45,000) contributors from local governments. 1,943 (2024 – 1,902) 
of the City’s employees are active members of the plan. 

Every three years, an actuarial valuation is performed to assess the financial position of the plan 
and adequacy of plan funding. The actuary determines an appropriate combined employer and 
member contribution rate to fund the plan. The actuary’s calculated contribution rate is based on 
the entry-age normal cost method, which produces the long-term rate of member and employer 
contributions sufficient to provide benefits for average future entrants to the plan. This rate may 
be adjusted for the amortization of any actuarial funding surplus and will be adjusted for the 
amortization of any unfunded actuarial liability. The most recent valuation for the Municipal 
Pension Plan as at December 31, 2024, indicated a $2,675 million funding surplus for basic 
pension benefits on a going concern basis.  

The next valuation will be as at December 31, 2027. 

Employers participating in the plan record their pension expense as the amount of employer 
contributions made during the fiscal year (defined contribution pension plan accounting). This is 
because the plan records accrued liabilities and accrued assets for the plan in aggregate, 
resulting in no consistent and reliable basis for allocating the obligation, assets and cost to 
individual employers participating in the plan. 

The City paid $18,106,887 (2024 - $17,271,458) for employer contributions while employees 
contributed $15,875,142 (2024 - $15,100,313) to the plan in fiscal 2025. 

 

19. Contingent assets and contractual rights: 

(a) Contingent assets: 

Contingent assets are possible assets arising from existing conditions or situations involving 
uncertainty. That uncertainty will ultimately be resolved when one or more future events not 
wholly within the City’s control occurs or fails to occur. 

The City has legal claims, service agreements, and land dedications that may qualify as 
contingent assets. Amounts cannot be estimated as of December 31, 2025. Contingent 
assets are not recorded in the consolidated financial statements. 
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19. Contingent assets and contractual rights (continued): 

(b) Contractual rights: 

The City has entered into contracts or agreements in the normal course of operations that it 
expects will result in revenue and assets in future fiscal years. The City’s contractual rights 
are comprised of leases, licences, grants and various other agreements, including the 
provision of police services with the Vancouver Airport Authority. The following table 
summarizes the expected revenue from the City’s contractual rights: 
 
 
2026  $ 46,406 
2027  9,152 
2028  6,679 
2029  5,514 
2030  2,795 
Thereafter  10,610 
 
 
The City is entitled to receive revenue from certain other agreements. The revenue from 
these agreements cannot be quantified and has not been included in the amounts noted 
above. 

 

20. Commitments and contingencies: 

(a) Joint and several liabilities: 

The City has a contingent liability with respect to debentures of the Greater Vancouver Water 
District, Greater Vancouver Sewerage and Drainage District and Metro Vancouver Regional 
District, to the extent provided for in their respective Enabling Acts, Acts of Incorporation and 
Amending Acts. Management does not consider payment under this contingency to be likely 
and therefore no amounts have been accrued. 

(b) Lease payments: 

The City is committed to operating lease payments for premises and equipment in the 
following approximate amounts: 
 
 
2026  $ 5,013 
2027  3,078 
2028  2,728 
2029   1,354 
2030  1,143 
Thereafter  11,793 
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20. Commitments and contingencies (continued): 

(c) Litigation: 

As at December 31, 2025, there were a number of claims or risk exposures in various stages 
of resolution. The City has made no specific provision for those where the outcome is 
presently not determinable. 

(d) Municipal Insurance Association of British Columbia (“Association”): 

The City is a participant in the Association. Should the Association pay out claims in excess 
of premiums received, it is possible that the City, along with other participants, would be 
required to contribute towards the deficit. Management does not consider external payment 
under this contingency to be likely and therefore, no amounts have been accrued. 

(e) Contractual obligation: 

The City has entered into various contracts for services and construction with periods ranging 
beyond one year. These commitments are in accordance with budgets passed by Council.  

(f)   E-Comm Emergency Communications for British Columbia Incorporated (“E- Comm”): 

The City is a shareholder of the E-Comm whose services provided include: regional 9-1-1 call 
centre for Metro Vancouver; Wide Area Radio network; dispatch operations; and records 
management. The City has 2 Class A shares and 1 Class B share (of a total of 37 Class A 
and 18 Class B shares issued and outstanding as at December 31, 2025). As a Class A 
shareholder, the City shares in both funding the future operations and capital obligations of E-
Comm (in accordance with a cost sharing formula), including any lease obligations committed 
to by E-Comm up to the shareholder’s withdrawal date. 

(g) Community associations: 

The City has agreements with the various community associations which operate the 
community centers throughout the City. The City generally provides the buildings and 
grounds, pays the operating costs of the facilities, and provides certain staff and other 
services such as information technology. Typically the community associations are 
responsible for providing programming and services to the community. The community 
associations retain all revenue which they receive. The City does not control the community 
associations, and their financial information is not included in the City financial statements. 
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21. Taxation and levies: 
 
 2025  2024 
 
Taxes collected: 

Property taxes $ 656,644 $ 621,165 
Payment-in-lieu of taxes and grants 38,968 35,264 
Municipal and Regional District Tax (MRDT) 9,276 9,315 
Local improvement levies 74 74 
  704,962 665,818 

 
Less transfers to other authorities: 

Ministry of Education and Child Care, Province of 
British Columbia - school taxes (255,460) (247,616) 

South Coast British Columbia Transportation Authority (69,610) (60,588) 
Metro Vancouver Regional District (12,133) (11,701) 
British Columbia Assessment Authority (7,996) (7,724) 
Other (43) (42) 
  (345,242) (327,671) 

 
Less payment-in-lieu of taxes retained by the City (22,052) (20,054) 
 
  $ 337,668 $ 318,093  
 

22. Other revenue: 
 
 2025 2024 
 
Penalties and fines $ 6,541 $ 5,958 
Recycle BC 4,964 3,326 
Rental properties recoveries 3,959 1,601 
Parking program 3,849 2,930 
Oval - other revenue 2,633 2,712 
Donations 2,581 60 
Developer reserve contribution 2,572 15,967 
Tangible capital assets gain on sale of land - 3,008 
Other 1,957 4,330 
 
  $ 29,056 $ 39,892 
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23. Government transfers: 

Government transfers are received for operating and capital activities. The operating transfers 
consist of gaming revenue and provincial and federal contributions. Capital transfers are included 
in other capital funding sources revenue. The source of the government transfers are as follows: 
 
 2025 2024 
 
Operating: 

Government of British Columbia $ 19,967 $ 16,650 
Government of Canada 4,633 8,468 

 
Capital: 

Government of British Columbia 13,196  7,099 
Government of Canada  1,837 1,405 

 
  $ 39,633 $ 33,622 
 

24. Segmented reporting: 

The City provides a wide variety of services to its residents. For segment disclosure, these 
services are grouped and reported under service areas/departments that are responsible for 
providing such services. They are as follows: 

(a) Law and community safety brings together the City's public safety providers such as police 
(RCMP), fire-rescue, emergency programs, and community bylaws along with sections 
responsible for legal and regulatory matters. It is responsible for ensuring safe communities 
by providing protection services with a focus on law enforcement, crime prevention, 
emergency response, protection of life and properties and legal services. 

(b) Utilities provide such services as planning, designing, constructing, operating, and 
maintaining the City’s infrastructure of water and sewer networks, flood protection and 
sanitation and recycling.  

(c) Engineering, transportation, public works and project development comprises of 
general public works, roads and construction, fleet operations, engineering, transportation, 
project development and facility management. The services provided are construction and 
maintenance of the City's infrastructure and City owned buildings, maintenance of the City’s 
road networks, managing and operating a mixed fleet of vehicles, heavy equipment and an 
assortment of specialized work units for the City operations, development of current and long-
range engineering planning and construction of major projects. 

(d) Parks, recreation and culture comprises of parks, recreation, arts, and culture and heritage 
services. These departments ensure recreation opportunities in Richmond by maintaining a 
variety of facilities such as arenas, community centres, pools, etc. It designs, constructs and 
maintains parks and sports fields to ensure there is adequate open green space and sports 
fields available for Richmond residents. It also addresses the arts, culture and community 
issues that the City encounters.  
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24. Segmented reporting (continued): 

(e) General government comprises of Mayor and Council, corporate administration, finance and 
corporate services. It is responsible for adopting bylaws, effectively administering city 
operations, levying taxes, providing sound management of human resources, information 
technology, finance and ensuring high quality services to Richmond residents. 

(f) Planning and development is responsible for land use plans, developing bylaws and 
policies for sustainable development in the City and includes the Housing Office which 
oversees the affordable housing strategies.  

(g) Richmond Olympic Oval Corporation is formed as a wholly owned subsidiary of the City. 
The City uses the Richmond Olympic Oval facility as a venue for a wide range of sports, 
business and community activities.  

(h) Richmond Public Library provides public access to information by maintaining five 
branches throughout the City. 

 
 Utilities:   Engineering, 
 Flood,   transportation, 
 Law and  sanitation,  Parks,  public works Planning Total 
 Community sewer  recreation General and project and city 
 safety and water  and culture government development development subtotal 
 
Revenue: 

Taxation and levies $ - $ - $ 400 $ 337,268 $ - $ - $ 337,668 
User fees - 169,491 - (1) 16 - 169,506 
Sales of services 8,730 5,258 13,908 15,487 2,923 918 47,224 
Payments-in-lieu of taxes - - - 22,052 - - 22,052 
Provincial and federal  

grants 1,034 4,121 362 4,076 11,333 2,256 23,182 
Development cost charges - 601 2,100 2,822 8,303 - 13,826 
Other capital funding  

sources - 7,017 1,422 17,089 8,112 - 33,640 
Other revenue: 

Investment income - 366 - 61,723 - - 62,089 
Gaming revenue 979 - - 10,411 - - 11,390 
Licences and permits 5,806 22 - 24 685 9,285 15,822 
Other 4,134 6,545 241 (1,259) 1,144 147 10,952 
Equity income in LIEC - - - 2,319 - - 2,319 

 20,683 193,421 18,433 472,011 32,516 12,606 749,670 
 
Expenses: 

Wages and salaries 69,846 25,284 46,845 37,165 31,395 16,266 226,801 
Contract services 82,069 11,641 6,564 15,186 6,486 1,409 123,355 
Regional district utility  

charges - 82,212 - - - - 82,212 
Supplies and materials 4,733 11,926 12,760 17,735 374 1,327 48,855 
Public works maintenance 80 10,511 2,439 (1,427) 4,380 2 15,985 
Interest and finance 981 1 206 6,723 1 - 7,912 
Non-capital project costs (503) 6,523 6,700 298 7,673 (6) 20,685 
Amortization of tangible  

capital assets 3,279 18,249 11,891 10,540 27,624 2,047 73,630 
Loss (gain) on disposal of  

tangible capital assets 167 154 99 (35) 63 - 448 
  160,652 166,501 87,504 86,185 77,996 21,045 599,883 

 
Annual surplus (deficit) $ (139,969) $ 26,920 $ (69,071) $ 385,826 $ (45,480) $ (8,439) $ 149,787 
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24. Segmented reporting (continued):  
 
  Total Richmond Richmond 
  city Olympic Public 2025 2024 
  subtotal Oval Library Consolidated Consolidated 
 
Revenue: 

Taxation and levies $ 337,668 $ - $ - $ 337,668 $ 318,093 
User fees 169,506 - - 169,506 150,823 
Sales of services 47,224 12,353 115 59,692 57,450 
Payments-in-lieu of taxes 22,052 - - 22,052 20,054 
Provincial and federal grants 23,182 4,091 435 27,708 22,048 
Development cost charges 13,826 - - 13,826 70,450 
Other capital funding sources 33,640 - - 33,640 31,237 
Other revenue: 

Investment income 62,089 - 34 62,123 69,853 
Gaming revenue 11,390 - - 11,390 11,971 
Licences and permits 15,822 - - 15,822 19,856 
Other 10,952 6,207 11,897 29,056 39,892 
Equity income in LIEC 2,319 - - 2,319 2,757 

  749,670 22,651 12,481 784,802  814,484 
 

Expenses: 
Wages and salaries 226,801 12,642 9,317 248,760  236,245 
Contract services 123,355 - 682 124,037  115,205 
Regional district utility charges 82,212 - - 82,212 66,161 
Supplies and materials 48,855 5,557 2,071 56,483  59,652 
Public works maintenance 15,985 (60) 45 15,970 16,444 
Interest and finance 7,912 - 5 7,917  6,681  
Non-capital project costs 20,685 - (113) 20,572  8,877 
Amortization of tangible  

capital assets 73,630 1,794 1,068 76,492  71,703 
Loss (gain) on disposal of  

tangible capital assets 448 - (15) 433  501 
  599,883 19,933 13,060 632,876  581,469 

 
Annual surplus (deficit) $ 149,787 $ 2,718 $ (579) $ 151,926 $ 233,015  
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25. Budget data: 

The budget data presented in these consolidated financial statements is based on the 
Consolidated 5 Year Financial Plan adopted by Council on January 27, 2025. The table below 
reconciles the adopted Consolidated 5 Year Financial Plan to the budget amounts reported in 
these consolidated financial statements. 
 
  Financial Financial 
  plan statement 
  Bylaw No. 10622 budget 
 
Revenue from Consolidated financial plan $ 780,461 $ 780,461 
 
Expenses from Consolidated financial plan 664,354 664,354 
 
Annual surplus   116,107  116,107 
 
Less: 

Acquisition of tangible capital assets - current year (157,061) - 
Acquisition of tangible capital assets - prior years (279,031) - 
Contributed tangible capital assets (62,803) - 
Transfer to reserves (109,720) - 
Debt principal (3,710) - 

 
Add:  

Capital funding 481,288 - 
Operating reserve funding 8,567 - 
Transfer from surplus 6,363 - 
    

Annual surplus $ - $ 116,107 
 

26. Financial risk management:  

Financial instruments include cash and cash equivalents, investments, receivables, payables and 
debt. The City has exposure to the following financial risks from its use of financial instruments: 
credit risk, market risk, interest rate risk and liquidity risk. Management is responsible for 
safeguarding resources, managing risks and implementing appropriate policies and framework. 
This note presents information on how the City manages those financial risks. 

(a) Credit risk: 

Credit risk is the risk of economic loss should the counterparty to a transaction default or 
otherwise fail to meet its obligation. The City is exposed to credit risk primarily through its 
cash and cash equivalents, investments, accounts receivables and loans receivable. The 
maximum exposure to credit risk on these instruments is their carrying value. 
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26. Financial risk management (continued): 

(a) Credit risk (continued): 

Credit risk associated with cash and cash equivalent is minimized by ensuring that these 
assets are held at financial institutions with high credit ratings, of which a minimum of 90% of 
the portfolio is required to carry a Dominion Bond Rating Service credit rating of A (high) or 
higher. The City only deposits with reputable Canadian financial institutions, from which 
management believes the risk of loss to be remote.  

The City mitigates credit risk in its investments by adhering to its restrictive investment Policy 
3703 which limits the type and distribution of investments. 

Accounts receivables mainly consist of property taxes, utilities, trade and other receivables. 
The Community Charter grants legislative authority for the City to enforce the collection of 
unpaid property taxes. As at December 31, 2025 and 2024, there were no significant 
collection issues related to outstanding receivable accounts. The City assesses, on a 
continuous basis, accounts receivables and provides for any amounts that are not collectible. 

Credit risk associated with the loan receivable relating to the concessionary loan 
arrangement the City entered into during 2025 is minimized by the City holding security and 
having the right to terminate an existing land lease in the event of default. The City assesses 
the likelihood of default and provides a valuation allowance for collectability or risk of loss. At 
December 31, 2025, there were no collection issues identified.  

(b) Market risk: 

Market risk is the risk that changes in market prices, as a result of changes in foreign 
exchange rates or interest rate will affect the City’s value of its holdings of financial 
instruments. The objective of market risk management is to manage and control market risk 
exposures within acceptable parameters while optimizing return on investments.  

(i) Interest rate risk: 

Interest rate risk relates to the risk that changes in interest rates will affect the fair value 
or future cash flows of fixed income bonds, terms deposits and money market 
instruments held by the City. The City manages interest rate risk through its investment 

policy, which limits the terms of investments and staggers maturity dates to maintain 
liquidity and reduce exposure to interest rate fluctuations. 
The City exposed to interest rate risk related to its debt issued by the Municipal Finance 
Authority which is subject to fixed interest rate. Fluctuations in rates could impact future 
payments upon renewal.  
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26. Financial risk management (continued): 

(b) Market risk (continued): 

(ii) Currency risk: 

Investments in foreign securities would be exposed to currency risk due to fluctuations in 
foreign exchange rates. The City does not hold investments in foreign currencies.  

The City’s exposure to currency risk is limited to its holdings of U.S. dollar cash and 
occasional payments to U.S.‑based suppliers. 

At year-end, the City held approximately $8 million in U.S. dollar cash balance. Given the 
low value of U.S.‑dollar transactions, the City does not employ foreign exchange hedging 
strategies and considers its currency risk to be minimal. 

(iii) General risk: 

Tariffs, other potential changes to tariff and import/export regulations, and ongoing trade 
disputes between the United States and other jurisdictions may have a negative effect on 
global economic conditions and the stability of global financial markets.  

These tariffs are relatively recent and are subject to a number of uncertainties as they are 
implemented, and the impact cannot be predicted at this time.  

(c) Liquidity risk: 

Liquidity risk arises when the City is not able to meet its financial obligations as they fall due. 
The City manages liquidity risk by monitoring actual and forecasted cash flows from 
operations and anticipated investing and financing activities to ensure, as far out as possible, 
that it will always have sufficient liquidity to meet its liabilities when due, under both normal 
and stressed conditions, without incurring unacceptable losses or risking damage to the 
City’s reputation.  

There has been no significant change to the risk exposure from 2024. 
 
27.  Comparative information:  

Certain comparative information has been reclassified to conform to the consolidated financial 
statement presentation adopted for the current year. These reclassifications do not impact the 
annual surplus reported in the prior year or accumulated surplus. 

 

 

FIN - 113



CITY OF RICHMOND 
Schedule 1 – Unaudited Statement of Growing Communities Fund 
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
 
 

34 

In 2023, the Provincial Government announced funding of up to $1 billion in direct grants provided to 
local governments to help support all B.C. communities. The objective of this funding is to help local 
government to invest into infrastructure and amenities that will help facilitate the increase in housing 
supply throughout the community. In 2023, the City received a Growing Communities Grant of $20.3 
million. A requirement of the Growing Communities Fund is to include a schedule to the financial 
statements presenting the amount of funding received, use of funds, and year-end balance of unused 
funds. A schedule will continue to be reported annually until funds are fully drawn down. 
 
 2025 2024 
 
Growing Communities Fund opening balance $ 21,528 $ 21,067 
Total eligible costs incurred (518) (7) 
Interest earned 695 468 
 
Balance, end of year $ 21,705  $ 21,528 

 

 

FIN - 114



CITY OF RICHMOND 
Schedule 2 – Unaudited Statement of Local Government Housing Initiatives Capacity Fund  
(Tabular amounts expressed in thousands of dollars, unless otherwise indicated) 
 
Year ended December 31, 2025 
 
 

35 

In 2023, the Provincial Government announced funding of $51 million in grant-based funding to help 
facilitate implementation and support local governments’ implement of the legislative changes to 
support housing initiatives, including small-scale multi-unit housing and proactive planning, 
development finance, and transit-oriented development. 

In 2025, the City received the Local Government Housing Initiatives Capacity Fund of $1.1 million. A 
requirement of the Local Government Housing Initiatives Capacity Fund is to include a schedule to 
the financial statements. A schedule will continue to be reported annually until funds are fully drawn 
down. 
 
  2025 
 
Local Government Housing Initiatives Capacity Fund received   $ 1,146 
Total eligible costs incurred   (773) 
 
Balance December 31, 2025   $ 373 
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