
 

   

Ftransit  
Report to Committee 

 

 

To: Planning Committee Date: July 7, 2026 

From: Wayne Craig 
General Manager, Planning and Development 

File: HRA 23-016568 
HA 25-022755 

Re: Application by 1359161 BC Ltd. to Enter into a Heritage Revitalization Agreement 
to Conserve a Protected Heritage Building Known as Ikeda Dry Goods and 
Construct a Hotel at 3831 Moncton Street & Steveston Village Heritage 
Conservation Grant Application  

Staff Recommendations 

1. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10769, to revise 
Schedule 2.4 of the Official Community Plan (Steveston Area Plan) to provide that a maximum 
of three storeys and height of 12 m may be considered for the purposes of the long-term 
conservation and protection of the heritage building at 3831 Moncton Street, be introduced and 
given first reading; 

2. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10769, having been 
considered in conjunction with: 
a. The City’s Financial Plan and Capital Program; and 
b. The Greater Vancouver Regional District Solid Waste and Liquid Waste Management Plans 
is hereby found to be consistent with said program and plans, in accordance with Section 
477(3)(a) of the Local Government Act;  

3. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10769, having been 
considered in accordance with Official Community Plan (OCP) Bylaw Preparation Consultation 
Policy 5043, is hereby found not to require further consultation;  

4. That Heritage Revitalization Agreement (3831 Moncton Street) Bylaw No. 10741 to permit the 
City to enter into a Heritage Revitalization Agreement substantially in the form attached hereto, 
in accordance with the requirements of Section 610 of the Local Government Act, to conserve 
Ikeda Dry Goods and to construct a hotel at 3831 Moncton Street, be introduced and given first 
reading; 

5. That, following adoption of the Heritage Revitalization Agreement (3831 Moncton Street) 
Bylaw No. 10741, a Heritage Alteration Permit be issued to permit the proposed exterior 
changes, including restoration and rehabilitation work, for Ikeda Dry Goods and construction of 
a new hotel at 3831 Moncton Street; and  

6. That a funding request in the amount of $239,610.00 be approved under the Steveston Village 
Heritage Conservation Grant Program to assist with the proposed conservation work for Ikeda 
Dry Goods at 3831 Moncton Street and disbursed in accordance with Council Policy 5900. 

City of 
. Richmond 
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Executive Summary 
A Heritage Revitalization Agreement and Heritage Alteration Permit at 3831 Moncton Street are 
proposed to support the conservation of a protected heritage building, Ikeda Dry Goods, located 
in the Steveston Village Heritage Conservation Area, and permit the construction of a new three-
storey hotel building at the rear of the property. A concurrent amendment to the OCP (Steveston 
Area Plan) is also required to permit consideration of three storeys on the rear portion of the 
property.   
 
The proposal includes the owner’s obligations to retain and rehabilitate the Ikeda Dry Goods 
building, including restoration of the storefront, structural repair, and the preservation and 
restoration of other character-defining elements, together with the construction of a new three 
storey building at the rear of the site. The heritage building and the new three storey building are 
proposed to be used for a 10-suite hotel and associated management and operational uses, and a 
retail unit fronting Moncton Street. 
 
The applicant has also requested a grant from the Steveston Village Heritage Conservation Grant 
Program of $239,610.00 to assist with the costs of the heritage conservation work.  
 
The proposal is consistent with the objectives of the City’s OCP (Steveston Area Plan) and 
Steveston Village Conservation Strategy and supports heritage conservation while allowing 
compatible new development on the site.  
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Staff Report 

Origin 

1359161 BC Ltd. (Directors: Boxue Zheng and Yilin Zhang) has applied to the City of Richmond to 
enter into a Heritage Revitalization Agreement (HRA) with the City and a Heritage Alteration 
Permit (HAP) to restore and rehabilitate a protected heritage building known as Ikeda Dry Goods 
and construct a hotel at the rear of the property at 3831 Moncton Street. A location map and an 
aerial photo are included in Attachment 1. 
 
Highlights of the proposed development include: 

• The retention and rehabilitation of the existing heritage building for retail and hotel use, 
including restoration of the storefront windows and door, structural repair, installation of 
cedar shingle roofing, the preservation and restoration of other character-defining elements 
and painting in an historical colour palette; and 

• Construction of a new three-storey, 12 m (39 ft.) tall, hotel building with eight sleeping 
rooms north of the existing heritage building, with an additional two hotel rooms within the 
heritage building. 

 
A concurrent amendment to the Richmond Official Community Plan Bylaw 7100 (Steveston Area 
Plan) is proposed to facilitate the proposed development and permit an increase in height from two-
storeys to three-storeys at the rear of the subject property where the development purposes long-term 
conservation and protection of the heritage building.  
 
The applicant has also applied to receive a grant in the amount of $239,610.00 through the 
Steveston Village Heritage Conservation Grant Program for the proposed conservation work.  

Findings of Fact 

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

Existing Site Condition and Surrounding Development 
The subject site is located on the northeast corner of Moncton Street and 1st Avenue and is one of 
the 17 protected heritage buildings in the Steveston Village Heritage Conservation Area. It contains 
a one-storey commercial building known as Ikeda Dry Goods (previously known as Ray’s 
Drygoods/Budget Appliances). The site is zoned “Steveston Commercial (CS2)”, which permits a 
range of uses including hotel and retail. 
 
Development surrounding the subject site is as follows: 

To the North:  A vacant site at 12080 1st Avenue zoned “Steveston Commercial (CS3)” and 
designated in the Steveston Area Plan for a mix of commercial and residential uses 
up to three storeys. A previous Development Permit and HAP (DP 18-797026 and 
HA 18-797029) for a three-storey commercial and residential development were 
issued by Council in 2019. 
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To the South:  Across Moncton Street, two one-storey, non-heritage commercial buildings at 3760 
and 3800 Moncton Street zoned “Steveston Commercial (CS2)” and designated in 
the Steveston Area Plan for a mix of commercial and residential uses up to two 
storeys. 

To the East:  A one and one-half storey, non-heritage commercial building at 3851 Moncton 
Street, zoned “Steveston Commercial (CS2)”. Further to the east are two protected 
heritage properties known as the Independent Meat Market at 3871 Moncton Street 
and Tasaka Barbershop at 3891 Moncton Street. Both properties are zoned 
“Steveston Commercial (CS2)” and designated for a mix of commercial and 
residential uses up to two storeys. An HAP was approved for minor exterior 
alterations for a childcare at 3871 Moncton Street in June 2026 (HA 26-034534).  
Active applications for an HRA and HAP (HRA 25-020157, HA 25-020154) for the 
property at 3891 Moncton Street to conserve the Tasaka Barbershop and add a 
second storey on the rear portion of the building to expand space for the existing 
business will be advanced to Planning Committee for consideration upon completion 
of the technical review process. 

To the West:  Across 1st Avenue, the Steveston Museum (Northern Bank building) and Japanese 
Fishermen’s Benevolent Society building at 3811 Moncton Street, zoned “Steveston 
Commercial (CS2)” and designated for a mix of commercial and residential uses up 
to two storeys. The property is City-owned, and both buildings are protected heritage 
resources. 

Existing Legal Encumbrances 
A restrictive covenant is registered on Title to allow an encroachment of the existing canopy onto 
City property. The existing building is proposed to be restored and rehabilitated including new 
awnings along Moncton Street and 1st Avenue. The applicant will be required to discharge the 
encroachment covenant when the existing canopy has been removed and enter into a new licence 
agreement for the proposed new awnings and any other encroachments prior to the issuance of a 
Building Permit (BP). The new awnings are proposed to encroach approximately 1.22 m (4 ft.) over 
the City sidewalks along the width of the frontage on Moncton Street and of the first floor frontage 
of the new hotel on 1st Avenue and provide weather protection.  

Related Policies & Studies 

Official Community Plan & Steveston Area Plan 
The City’s OCP provides citywide direction and policy to preserve, promote and celebrate 
community heritage and offer incentives such as a variance to the applicable regulations where 
appropriate to private owners for conservation of heritage resources. The subject site is designated 
“Local Villages – Tier 1” in the OCP and “Heritage Mixed-Use (Commercial-Industrial with 
Residential & Office Above)” in the Steveston Area Plan.    
 
The Steveston Village Land Use Density and Building Height Map (Attachment 3) in the Steveston 
Area Plan allows for maximum Floor Area Ratio (FAR) of 1.2, and maximum building height of     
9 m (29.5 ft.) and two storeys along Moncton Street. The maximum height can be increased where 
needed to improve the interface with adjacent existing buildings and streetscape but may not exceed 
the maximum storeys.  
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The proposed development is consistent with the land use designations and objectives in the OCP 
and the Steveston Area Plan, except for the maximum number of storeys. The proposed OCP 
amendment and variance to the height and number of storeys regulations in the Zoning Bylaw are 
discussed in detail in the “Analysis” section of this report.  

Steveston Village Heritage Conservation Area 
Steveston Village is designated as a Heritage Conservation Area (HCA) in the Steveston Area 
Plan. In the HCA, 17 buildings and some landscape features are identified as heritage resources to 
be protected. Ikeda Dry Goods is one of the 17 protected heritage buildings. The Steveston Area 
Plan includes policies to conserve identified heritage resources within the Steveston Village Node 
and provide incentives to the private sector to conserve buildings and sites designated as having 
significant heritage value in Steveston Village. Securing the conservation of the Ikeda Dry Goods 
building through a Heritage Revitalization Agreement (HRA) is consistent with the intent of the 
Steveston Village HCA. 
 
An HAP is required for alterations to protected heritage properties within the HCA in accordance 
with the Local Government Act (Part 15) and the City’s Heritage Procedures Bylaw No. 8400 to 
help retain the heritage values and special heritage character of Steveston Village.    
 
Proposed alterations for protected heritage properties and new development should be in keeping 
with the history and heritage character of the building and be guided by the Steveston Village 
Conservation Strategy (2009), the applicable Development Permit Guidelines, and the Standards 
and Guidelines for the Conservation of Historic Places in Canada. 

More information about the HRA and associated HAP are provided in the “Analysis” section of this 
report.    

The Steveston Village Heritage Conservation Grant Program  
The Steveston Village Heritage Conservation Grant Program was established in 2009 to provide 
financial assistance to property owners for the exterior conservation of the 17 identified heritage 
properties in the HCA. Council Policy 5900 (Attachment 4) is summarized below:  

• The maximum conservation project grant amount per identified heritage resource is 
$150,000.00; 

• The grant may not exceed 50 per cent of the total cost of eligible expenses;  

• Eligible expenses include façade restoration or rehabilitation to enhance the historic 
appearance and convey the heritage significance of the building, and repair or restoration of 
the character-defining elements such as wood windows or original cladding;  

• An additional maximum conservation project grant of $100,000.00 per identified heritage 
building, with private matching funding, may be considered by Council to achieve 
exceptional heritage conservation.  

 
The current balance of the Grant Program account is $1,010,930.65 as of May 31, 2026. A grant of 
$100,000.00 has been approved by Council but not yet disbursed for conservation work at 
3711/3731 Chatham Street (Steveston Methodist Church), leaving an available balance of 
$910,930.65. 
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The grant request for $239,610.00 for conservation of Ikeda Dry Goods is consistent with the 
policy. More information regarding the funding request is provided in the “Analysis” section of this 
report.  

Floodplain Management Implementation Strategy 
The proposed redevelopment must meet the requirements of the Richmond Flood Plain Designation 
and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is required prior to 
final adoption of the HRA bylaw. 

Public Consultation 

In accordance with the City’s Early Public Notification Policy No. 1316, notice of the development 
proposal was provided to residents within 100 metres of the subject site. An HRA notification sign 
has been installed on the subject property.  

In addition, the project architect provided a presentation to Steveston 20/20 on September 19, 2024.  
The applicant has provided correspondence from Steveston 20/20 indicating that they are generally 
supportive of the proposed development (Attachment 5).   

Staff have received correspondence from three members of the public in response to the early public 
notification or placement of the notification signs on the property. The correspondence is included 
in Attachment 6. Two emails were received expressing opposition to the application. One noted that 
a new hotel would not be needed in the area and they would like to see more amenities and 
businesses that build and strengthen the Steveston Community. She also expressed concerns 
regarding parking issues in Steveston. Another was in favour of the revitalization of the heritage 
property but did not think that a hotel building would fit in the historic character of 1st Avenue.  
She also expressed concerns regarding parking, waste management and management of the hotel 
business. In response, staff provided information about the proposal including that hotel use is 
permitted by the current zoning for the property, measures proposed to address parking needs and 
how the design has been developed consistent with policies and guidelines for Steveston Village. 

Another community member noted that the gable extension at the rear was part of the original 
building, and retaining the extension would be respectful to the Japanese Canadian families who 
used to live there. In response to this comment, the applicant’s heritage consultant and staff further 
investigated the early history of the property and confirmed that the gable extension at the rear of 
the building was constructed prior to 1936 and has heritage significance. The applicant has revised 
the proposal to retain the gable extension.  

Should the Planning Committee endorse the application and Council grant first reading to the OCP 
amendment and HRA bylaws, the bylaws will be forwarded to a Public Hearing, where any area 
resident or interested party will have an opportunity to comment. Public notification for the Public 
Hearing will be provided as per the Local Government Act and the City’s Heritage Procedures 
Bylaw No. 8400. 

Staff have reviewed the proposed OCP amendment, with respect to the Local Government Act and 
the City’s OCP Consultation Policy No. 5043 requirements and recommend that this report does not 
require referral to external stakeholders. The OCP Consultation Summary is in Attachment 7. 
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Richmond Heritage Commission 

The subject applications were reviewed by the Richmond Heritage Commission (RHC) on 
November 12, 2025. They supported the applications subject to the applicant responding to the 
comments provided by the Commission. The Commission also supported the grant request for 
exceptional heritage conservation, subject to changes to include commemorative interpretation, 
further consideration of signage design and the use of historically appropriate roofing material. 
 
An excerpt from the RHC meeting minutes is included in Attachment 8. 
 
In response to the Commission’s comments, the applicant has made adjustments to the proposal, 
including to the awning, wood columns and cornice design of the new hotel building, to design of 
the gate and courtyard including adding a larger tree, and to exterior lighting of signage areas. The 
roof is proposed to be clad in cedar shingles as suggested by the Commission and an interpretive 
sign will be designed and installed to share the history of the property. The applicant has considered 
the Commission’s comment regarding restoration of historic signage. After further research of 
historical signage on the heritage building and Moncton Street, and the business needs of the retail 
unit and hotel, the applicant has retained the proposed traditional and simple wood lettering format 
which will be in keeping with the history and restored heritage character of the building, and meets 
the signage design guidelines in the Steveston Area Plan.  

Analysis 

Site History and Heritage Value 
The subject site was occupied by tenement buildings for cannery workers from the 1890s and 
onwards. The current Ikeda Dry Goods building was constructed in 1924 by Teruhiko Ikeda, who 
was a skipper and a fish packer. An extension at the rear was added by the early 1930s. Historic 
records indicate that the building was a one-storey building containing six rooms and a dry goods 
store. The store and four rooms were rented to Mr. Ikeda’s sister, Toshiko Miyashita, a dressmaker, 
her husband Shizuma and their four children. The building served as both a residence and 
commercial premises during the 1930s and 1940s until the forced internment of Japanese Canadians 
in 1942. Ray Kerfoot acquired the property in the mid-1940s and operated a dry goods business 
until around 1960. In the late 1970s, it became Budget Appliances, and the flat-roof rear addition 
was constructed in the 1980s. The store closed in 2021. 
 
The heritage value of Ikeda Dry Goods lies in its expression of the early twentieth century 
commercial development pattern in Steveston reflecting its growth as Richmond’s primary service 
centre. It also lies in its association with the Ikeda and Miyashita families, Steveston as one of the 
most important Japanese Canadian communities in BC, and the businesses that prospered over 
several decades until the forced internment. It is also significant for its association with the Kerfoot 
family who ran Ray’s Drygoods, an example of the small, locally based businesses that were 
common to Steveston’s economy. The building is also valued as a good example of a vernacular 
commercial structure with a full-width storefront and a boomtown false front parapet.  
 
The character-defining elements of Ikeda Dry Goods include its height, scale and massing typical of 
the streetscape, its orientation and relationship to Moncton Street, its continuous commercial use, 
the vernacular commercial design elements that include the building’s front gable roof and 
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distinctive stepped parapet false front, its gabled rear addition, large storefront window openings 
and entry door, horizontal wood siding including original drop cove siding on the rear gable and the 
chimney.  
 
More detailed information about the history, heritage value and character-defining elements of 
Ikeda Dry Goods can be found in the Statement of Significance and historical information provided 
in the Heritage Conservation Plan, which is included in the HRA Bylaw 10741 (Schedule A 
attached to this report).  

Conservation of Ikeda Dry Goods  
The current owner purchased the property in 2022. Some essential structural upgrades, including 
seismic strengthening and interior renovation have been completed, and the heritage building is 
currently being used as a jewelry store. Retail use fronting Moncton Street is proposed to continue 
while two hotel rooms will also be included within the heritage building. 

In-depth planning for the exterior heritage conservation of the building has been undertaken, 
following the conservation decision-making process set out in the Standards and Guidelines for the 
Conservation of Historic Places in Canada.  Historical research and on-site examination of the 
property to understand the history, heritage value and character-defining elements have been 
followed by detailed heritage planning for how these will be conserved and enhanced through the 
use, restoration and rehabilitation of the property. This is summarized in the Heritage Conservation 
Plan and reflected in the detailed architectural drawings, both included in the proposed HRA.   
 
The conservation strategy proposes the preservation and rehabilitation of the character-defining 
elements of the heritage building, including restoration of the storefront facing Moncton Street, to 
achieve extensive restoration of the building exterior to its appearance in approximately 1950. This 
will connect to both the original period of significance and the construction, ownership and 
operation by the Ikeda and Miyashita families, and to the later business of Ray’s Dry Goods.   
 
New development on the site is proposed to be fully detached from the heritage building, in the 
form of a separate building and landscaped courtyard at the rear of the property. This will enable the 
historical integrity of the heritage building to be fully retained and restored, including its form and 
massing, and will support the retention and restoration of the north wall and original siding. 
 
The proposed conservation work includes: 

• Preserve the original form, scale and massing including the ca. 1930 rear extension and 
demolish the unsympathetic flat roof addition built in the 1980s;   

• Restore the storefront windows and recessed entry door (same proportions, materials and 
divisions as seen in photographs dating to the 1940s and early 1950s); 

• Reconstruct the east wall that is severely deteriorated;  

• Replace existing asphalt shingle roofing with historically appropriate cedar shingles; 

• Preserve and restore the north wall drop cove siding; 

• Preserve and repair exterior woodwork, with replacement of any components only where not 
repairable;  
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• Rehabilitate and repair fenestration (install period-appropriate windows and doors on the 
west and north sides including two new windows set within existing frames which are 
currently concealed);  

• Remove the full-width canopy on the front facade and install a new fabric awning for 
weather protection, and provide business signage in a format consistent with the design and 
materials of the façade and with the signage guidelines in the Steveston Area Plan;  

• Retain and repair the face of the parapet, with restoration of wood cladding to match 
existing profile where damaged or deteriorated;  

• Replace the existing concrete block chimney with a restored chimney using red brick as a 
period appropriate material; and  

• Restore a finish, hue and placement of colours that is historically appropriate.  
 
Further examination will be conducted to identify the original paint colours of the building and 
otherwise confirm a period-appropriate heritage colour scheme. Prior to painting the exterior of the 
building, the applicant is required to submit detailed information about the result of the paint 
sampling analysis and recommended colour scheme for both buildings to the Director of 
Development for review and approval, as required by the HAP.  
 
A heritage interpretation panel will be developed and installed to share the history and significance 
of the heritage building to Steveston Village. This is proposed to be a free-standing format, located 
on the property, facing 1st Avenue. Content, design and materials are to be provided to the Director 
of Development for review and approval prior to installation. The maintenance of the panel, 
including future updating of information if needed, will be required through a covenant registered 
on Title. 

The Standards and Guidelines for the Conservation of Historic Places in Canada 
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd edition, 2010, 
Parks Canada), pan-Canadian best-practice principles and guidance, is used as a guide in managing 
the protected heritage resources in Steveston Village. The Standards and Guidelines define 
conservation as “all actions or processes aimed at safeguarding the character-defining elements of 
an historic place to retain its heritage value and extend its physical life. This may involve 
Preservation, Rehabilitation, Restoration, or a combination of these actions or processes.”   

The proposed alterations to the Ikeda Dry Goods heritage building are consistent with the Standards 
and Guidelines for the Conservation of Historic Places in Canada, as they support:  

• Continued retail and commercial use of the building, compatible with its conservation; 

• A conservation approach that preserves, restores or rehabilitates the character-defining 
elements and historic materials; 

• New development that is compatible with and enhances the heritage values and character-
defining elements of Ikeda Dry Goods, including through:   

o Design of the new detached hotel building to be visually compatible with, 
subordinate to and distinguishable from the heritage building, and that retains the 
integrity of the heritage building if the new addition is removed in future; and 
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o Removal of a later addition and the creation of a landscaped courtyard that enhances 
appreciation of the historical form, massing and materials of the original building. 

 
Once implemented, ongoing maintenance of the heritage building will be a requirement of the 
HRA, consistent with the long-term sustainability of heritage places. 
 
Proposed Hotel 
Hotel use is permitted in the zoning for the subject site. The proposed new hotel building is three 
storeys, and approximately 12 m (39.3 ft.) tall, and consists of a lobby on the main floor and eight 
hotel rooms on the second and third floors. A garbage and recycling room is proposed on the main 
floor at the northeast corner of the site. The proposed building is detached from the heritage 
building and a landscaped courtyard is proposed between the heritage building and the proposed 
building.   

The proposed building design is compatible with the humble and unpretentious character of Ikeda 
Dry Goods yet visually distinguishable. The proposed building is sited tight to 1st Avenue, 
contributing to a continuous street wall and enhancing the pedestrian-oriented streetscape.  The 
proposed cladding material is fibre cement board (Hardie siding) with 4” exposure, and the 
proposed windows on the 1st Avenue façade respect the historic rhythm including a consistent sill 
height. The hotel fascia sign facing 1st Avenue will be illuminated by exterior lighting. The 
proposed wood fascia sign and the cornice level sign facing Moncton Street respect the overall 
heritage character and are consistent with the signage guidelines in the Steveston Area Plan.  

The proposed development meets the loading and bicycle parking requirements in the Zoning 
Bylaw 8500. There is an existing on-street loading space on Moncton Street. No on-site parking will 
be provided due to the site’s spatial constraints including its corner location with two street 
frontages and no lane access. Six Class 2 bicycle parking spaces will be provided on-site near the 
hotel entrance, and two Class 1 bicycle parking spaces will be provided on the main floor of the 
new hotel.  

Landscaping 
There are no trees on-site or within the adjacent City boulevards. The design of the landscaped 
courtyard proposed between the heritage building and the new hotel building includes a tree, 
planted area and sitting area with furniture for hotel guests. The proposed courtyard is consistent 
with the Steveston Area Plan guideline that encourages a network of narrow, open-air, pedestrian 
arcades and courtyards linking public streets and lanes, as well as providing access to residential 
and non-residential uses situated above grade. A landscape security of $48,491.00 will be required 
to be provided. 

OCP Amendment  
The proposed amendment is to allow that an increase of the maximum building storeys to three 
storeys on the rear portion of the subject property behind the heritage building may be considered 
where appropriate for the purpose of the long-term conservation and protection of the heritage 
building.   
 
The intent of the current two-storey height limitation is to ensure the size, scale and height of 
buildings are compatible with the existing historic character of Moncton Street. Ikeda Dry Goods is 
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a one-storey building which sits tight to the street property lines and occupies approximately half of 
the site area. No change in height along the Moncton Street frontage is proposed. Additional 
development to three storeys is proposed on the rear portion of the property only, separated from the 
heritage building by a landscaped courtyard. Allowing three storeys on the rear of the property 
would not alter the character of the Moncton Street streetscape as the heritage building will be 
retained. The proposed amendment would allow flexibility in considering redevelopment of the 
property while encouraging restoration and rehabilitation of the heritage building.  

Heritage Revitalization Agreement and Variances  
An HRA is proposed to secure the preservation and rehabilitation of the Ikeda Dry Goods heritage 
building while enabling additional development on the property that is consistent with its 
conservation and the land use designation of the property. An HRA is a flexible tool available under 
the provincial Local Government Act to enable a municipality to enter into a formal legal agreement 
with a property owner (by bylaw) on a site-specific basis to provide non-financial incentives in 
exchange for conservation and protection of heritage property. The agreement is written to suit 
unique properties and situations and does not set precedence. The terms of the agreement supersede 
zoning regulations and may vary land use, density, siting, parking and other regulations.  
 
The subject property is currently zoned “Steveston Commercial (CS2)”, which includes hotel as a 
permitted use and allows a maximum Floor Area Ratio (FAR) of 1.0 and maximum height of 9 m 
(29.5 ft.) and two storeys.  
 
The HRA includes the owner’s obligations as follows: 

• Preserve and rehabilitate the exterior of the heritage building; 

• Complete the exterior conservation of the heritage building prior to occupancy of the hotel;  

• Maintain the oversight of the conservation work by the heritage consultant throughout the 
construction process; and 

• Protect and maintain the heritage building in good condition. 
 
In exchange for the significant investment in conservation work and the ongoing protection and 
maintenance of the property, the proposed HRA includes the following zoning relaxations as 
development incentives to enable redevelopment of the site:  

• Increase the permitted density from 1.0 to 1.2 FAR, which is consistent with the maximum 
density permitted in the Steveston Area Plan for the subject site. The garbage and recycling, 
electrical and mechanical rooms are excluded from the density calculation.  

• Increase the maximum height of the building from 9 m (29.5 ft.) to 12 m (39.3 ft.) and 
number of storeys from two to three storeys. The neighbouring property to the north is 
zoned “Steveston Commercial (CS3)”, which allows for a maximum 12 m (39.3 ft.), three-
storey building. Allowing the proposed 12 m, three-storey building at the rear of the subject 
property provides an appropriate interface and helps achieve the density permitted on this 
property in the Steveston Area Plan without compromising the heritage conservation 
objectives.  
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• Permit the required vehicle parking to be provided off-site. No on-site parking spaces are
proposed; however, the HRA requires the applicant to secure six off-site parking stalls
within 150 m of the site (or other location as otherwise agreed to by the Director of
Transportation).
One of the objectives in the Steveston Area Plan is to consider parking reduction
opportunities to help achieve the City’s heritage conservation and management goals in the
Steveston Village HCA. Typically, a 33 per cent reduction from applicable Zoning Bylaw
commercial parking requirements can be considered for new developments. Allowing the
required parking to be secured off-site is proposed to ensure long-term conservation of the
heritage building and facilitate the development.

The six required parking stalls is inclusive of the 33 per cent reduction.  Following adoption
of the HRA and prior to issuance of the building permit, the owner will be required to enter
into a legal agreement, registered on Title, requiring the provision of the off-site parking
spaces prior to occupancy of the hotel, for the duration of the hotel operation. The parking
spaces are proposed to be secured where there is currently parking available for lease and in
excess of requirements for the leasing site. The applicant has identified available parking at
a property on Bayview Street and which availability will be reconfirmed prior to building
permit issuance. The applicant has also proposed Traffic Demand Management (TDM)
measures, which include increased on-site bicycle parking and transit passes for up to three
employees for a period of two-years. Legal agreements will be required to be registered on
Title following adoption of the HRA to ensure these TDM measures are provided. Also,
with the removal of the driveway access, two additional on-street parking spaces on 1st
Avenue will be added and installed as part of the required off-site frontage works.

Heritage Alteration Permit 
In accordance with the Heritage Procedures Bylaw, an HAP is required to facilitate the development 
and make exterior alterations to the protected heritage property. An HAP is being processed 
concurrently with the HRA, to be issued following adoption of the HRA Bylaw.   

Site Servicing and Frontage Improvements 
To be addressed as part of the building permit process, the construction of site servicing and off-site 
frontage works will be completed through a City Work Order. These include but are not limited to: 

• Installation of new water, storm water and sanitary connections;

• Removal of the existing driveway let-down along 1st Avenue and the construction of a
minimum 1.8 m wide sidewalk to meet the existing sidewalk to the north and south; and

• Installation of two new on-street angled parking stalls on 1st Avenue, including signage, line
painting and wheel stops.

Steveston Village Heritage Conservation Grant Application  
The owner has requested a Conservation Project Grant of $239,610.00 to partially assist with the 
considerable costs of the conservation work. The letter from the heritage consultant outlining the 
proposal and estimated costs is included in Attachment 9. The cost estimate for the eligible work 
is $479,220.00 and the requested grant amount is $239,610.00, which does not exceed 50 per cent  
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of the eligible costs. The request includes a $150,000.00 Heritage Conservation Grant and an 
additional $89,610.00 for exceptional heritage conservation. 

If Council approves the grant application, the work must be completed before the heritage 
conservation grant is issued. As noted in Council Policy 5900, the owner will be required to submit 
a letter and paid bills confirming the actual cost of the completed work, as well as a project 
completion report demonstrating that the work was completed in accordance with the approved 
plans.  

Policy 5900 defines exceptional heritage conservation as a complete and comprehensive restoration 
of a building including the façade(s) (where not already completed), and that would greatly enhance 
the historic appearance of the building and the heritage value and heritage character of the Steveston 
Village HCA. As the proposed work addresses a comprehensive restoration and rehabilitation of the 
building exterior including the main storefront façade, rear façade coved wood siding, and cedar 
shingle roofing, the project is proposed as eligible for the additional grant for exceptional heritage 
conservation. 

The Steveston Village Heritage Conservation Grant Program provides financial assistance to 
property owners, on a cost-sharing basis, for conserving the exterior of the 17 protected heritage 
buildings in the HCA, recognizing that the historic buildings make a significant contribution to the 
heritage character of Steveston Village. Each of the buildings is unique and has differing 
conservation needs. Providing financial incentive through a grant for the conservation of Ikeda Dry 
Goods would assist with the substantial investment required to achieve a restored exterior and 
structural stability for the long term.   

Budgetary Implications 

The application results in an insignificant Operational Budget Impact (OBI) for off-site City 
infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, streetlights, street 
trees and traffic signals).  

Funding for the $239,610.00 grant request is available in the Steveston Village Heritage 
Conservation Grant Program fund (Heritage Trust account).  

Conclusion 

The application is for the City of Richmond to enter into an HRA with the property owner, 1359161 
BC Ltd. at 3831 Moncton Street to restore and rehabilitate the protected heritage building known as 
Ikeda Dry Goods and permit the construction of a hotel at the rear of the site. An HAP is also 
required to allow the exterior changes to the protected heritage property and construction of the new 
hotel building. The proposed development requires an amendment to the Steveston Area Plan to 
allow the increased height of the new building to three storeys (limited to the rear portion of the site 
only).  

The proposed density is consistent with the OCP and Steveston Area Plan designation, and the 
proposed parking reduction and increase to height and number of storeys can be supported for the 
purpose of conservation of the heritage building.  
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The HRA is contained in Schedule A to Bylaw No. 10741, and the terms have been agreed to by the 
property owner. 

The applicant has also applied for a grant to assist with the cost of the proposed restoration and 
rehabilitation of the Ikeda Dry Goods heritage building.  

It is recommended that: 

• OCP Amendment Bylaw No. 10769 be introduced and given first reading;

• Heritage Revitalization Agreement Bylaw No. 10741 be introduced and given first reading;

• The Heritage Alteration Permit be issued once the HRA Bylaw is adopted; and

• The Grant request be approved.

Respectfully submitted, 

Joshua Reis, Development Applications 

Report Contributors 
This report was prepared by Judith Mosley, Heritage Planner and Minhee Park, Planner 3 and 
reviewed by the Policy Planning, Finance and Transportation Departments. 

Att.  1: Location Map and Aerial Photo 
2: Development Application Data Sheet 
3: Steveston Village Land Use Density and Building Height Map 
4: Council Policy 5900 
5: Correspondence between the Applicant and Steveston 20/20 
6: Public Comments 
7: OCP Consultation Summary  
8: Richmond Heritage Commission Meeting Minutes 
9: Letter and Cost Estimate 
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Development Application Data Sheet 
Development Applications Department 

 
HRA 23-016568 Attachment 2 

Address: 3831 Moncton Street 

Applicant: 1359161 B.C. Ltd. 

Planning Area(s): Steveston 
   

 Existing Proposed 
Owner: 1359161 B.C. Ltd. No Change 

Site Size (m2): 409 m2 (4,402 ft2) No Change 

Land Uses: Commercial No Change 

OCP Designation: Local Villages – Tier 1 No Change 

Area Plan Designation: Heritage Mixed Use No Change 

Zoning: Steveston Commercial (CS2) No Change 

 
 Bylaw Requirement Proposed Variance 

Floor Area Ratio: 1.0 1.2 Varied through 
HRA 

Lot Coverage (% of lot area): 100% 80.5% none 

Setbacks (m): No front, side and rear 
yard setback 

No front, side and rear 
yard setback none 

Height (m): 9 m (29.5 ft.) 
2 storeys 

11.8 m (38.7 ft.) 
3 storeys 

Varied through 
HRA 

Off-street Parking Spaces: 9 parking spaces 
(5 hotel, 4 retail) 

0 
(6 off-site parking 

spaces to be secured) 

Varied through 
HRA 

Class 1 Bicycle Parking Spaces 2 6 none 

Class 2 Bicycle Parking Spaces 2 2 none 

  
 

City of 
Richmond 
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Steveston Village Land Use Density and Building Height Map
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Steveston Village Land Use Density and Building Height  Map

Maximum

 

FAR
Maximum  

Storeys

 

Maximum
Building Height

Core Area, generally 1.6 3 12 m *

Moncton Street ** 1.2 2   9 m *
Riverfront Area 1.2 2 20 m GSC ***

    * Maximum building height may increase where needed to improve the interface with adjacent 
    existing buildings and streetscape, but may not exceed the maximum storeys.

  ** Three storey building height for buildings along the north side of Bayview Street shall    
Include two storeys over a parkade structure. 

*** Maximum building height may not exceed the height of the Gulf of Georgia Cannery, which 
is approximately 22 metres GSC.

South Arm Fraser River

Cannery Channel
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Core Area, Bayview Street (North) 1.2 3** Varies due to grade elevation
difference north of Bayview Street

A density bonus 
approach will apply 
to new development 
that satisfies the 
requirements of the 
OCP market rental 
housing density 
bonus provisions.  
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Steveston Village Land Use Density and Building Height  Map

Maximum
FAR

Maximum  
Storeys

Maximum
Building Height

Core Area, generally 1.6 3

 

12 m *

Moncton Street **

 

1.2 2

 

  9 m *

  

Riverfront Area
 

1.2 2
 

9 m  ***
 

 * Maximum building height may increase where needed to improve the interface with adjacent
    existing buildings and streetscape, but may not exceed the maximum storeys.

  ** Three storey building height for buildings along the north side of Bayview Street shall    
 Include two storeys over a parkade structure. 

*** Maximum building height along the south side of Bayview Street shall not exceed two  
storeys above finished site grade.
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Core Area, Bayview Street (North) 1.2 3** Varies due to grade elevation
difference north of Bayview Street

A density bonus 
approach will apply 
to new development 
that satisfies the 
requirements of the 
OCP market rental 
housing density 
bonus provisions.  

Bylaw 10392
2022/12/22

Bylaw 10392
2022/12/19

Bylaw 10392
2022/12/19
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Policy Manual 

Page 1 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900 
Adopted by Council: April 27, 2009 
Amended by Council: November 13, 2018 
Amended by Council: January 27, 2025 

Planning & Development Division 
7965383 

POLICY 5900: 
It is Council policy that: 
The Steveston Village Heritage Conservation Grant (SVHCG) Program is established to provide 
financial assistance to property owners—on a cost share basis—for conserving the exterior of 
17 heritage buildings in the Steveston Village Heritage Conservation Area, as identified in the 
Steveston Area Plan.  

The 17 identified heritage buildings make a significant contribution to the heritage character of 
Steveston Village. The intent of the program is to help conserve the exterior of these significant 
buildings and support their continued legacy for future generations. 

1. Program Funding Sources
The source of funds for the SVHCG Program includes:

• Voluntary cash contributions, as set out in the Steveston Area Plan;

• Senior government and Non-Governmental Organization grants; and

• Other private donations.

2. Funding Categories
The SVHCG Program provides funding opportunities through two different categories:

• Planning Project Grants for engaging a heritage consultant and developing
necessary planning documents for heritage conservation;

• Conservation Project Grants for physical conservation work.

3. Eligible Expenses and Grant Amounts

Planning Project Grants 

• Eligible expenses include consulting fees to develop Statements of Significance,
Heritage Conservation Plans, building condition assessment reports, architectural
plans, and any other types of planning studies that support heritage conservation, at
the discretion of the Director of Policy Planning.

• Maximum grant of $10,000 per identified heritage building. The grant may cover
100% of the total cost of eligible expenses.

• As heritage conservation may occur in stages, an owner/developer may apply more
than once; however, the total grant amount per identified heritage building is limited
to $10,000 for Planning Project Grants.

ATTACHMENT 4
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Page 2 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900 
Adopted by Council: April 27, 2009 
Amended by Council: November 13, 2018 
Amended by Council: January 27, 2025 

Planning & Development Division 
7965383 

Conservation Project Grants 

• Eligible expenses are limited to works related to the exterior conservation of the
identified heritage buildings. These include, but are not limited to, the following:
- Façade restoration or rehabilitation to enhance the historic appearance and

convey the heritage significance of the building;
- Repair or restoration of the character-defining elements such as wood windows

or original cladding;
- Reconstruction of lost heritage elements such as front porches or exterior trims;
- Roof repair or replacement; and
- Structural upgrades, including seismic upgrades, and stabilization work (e.g. new

foundations) to extend the physical life of the building.

• Ineligible expenses include, but are not limited to, the following:
- General on-going maintenance work (e.g. gutter cleaning);
- Renovation or replacement of non-historic elements of the building;
- New additions and/or construction of accessory buildings;
- Interior works; and
- Any other work deemed to be inappropriate at the discretion of the Director of

Policy Planning.

• Maximum grant of $150,000 per identified heritage building. The grant may not
exceed 50% of the total cost of eligible expenses (i.e. only projects with eligible
expenses of $300,000 or more would be able to apply for the maximum amount).

• An additional maximum grant of $100,000 per identified heritage building may be
considered by Council to achieve exceptional heritage conservation. Exceptional
heritage conservation means a complete and comprehensive restoration of a
building including the façade(s) (where not already completed), in the opinion of the
Director of Policy Planning and a retained heritage consultant, and that would greatly
enhance the historic appearance of the building and the heritage value and heritage
character of the Steveston Village Heritage Conservation Area. The final
determination of what is exceptional will be made by Council based on the project’s
overall contribution to conserving the character of Steveston Village.

• If the registered owner of the property containing one of the identified heritage
buildings is a registered non-profit society, Council may consider providing up to 75%
of the total cost of eligible expenses.

• As heritage conservation may occur in stages, an owner/developer may apply more
than once; however, the total Conservation Project Grant amount per identified
heritage building is limited to $150,000, and for exceptional conservation projects, it
is limited to $250,000.
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4. Grant Applications 
• Grant applications must be submitted in accordance with the procedures and forms 

provided by the City of Richmond. 

• If no program funds are available, no grant applications will be considered (i.e. first-
come, first-served basis). 

• A grant will not be provided where work has already been undertaken prior to the 
City’s approval. 

• Owners or developers of sites with identified heritage buildings may include public 
entities (e.g. City or other levels of government), and are eligible to apply for a grant. 

• Contributors to the SVHCG Program may apply for a grant (e.g. if the site proposed 
to be redeveloped contains one of the 17 identified heritage buildings). However, the 
required contribution must be provided to the City prior to final approval of the 
accompanying rezoning or Heritage Revitalization Agreement application.  

• Any person involved in the review and approval of SVHCG applications, including 
active members of City Council, must declare any direct or indirect benefit to 
themselves, relatives, business associates, or to anyone else that would advance 
their personal interests, and may be required to recuse themselves from such 
processes.  

• All grant applications that meet the eligibility criteria will be considered by Council. 
Council is not obligated to approve a grant or to provide the full requested amount. 
Final decision on all grant applications that meet the eligibility criteria will be made by 
Council. 

• All Planning Project Grant applications must include a letter from the property owner 
and a proposal from a qualified heritage professional or design professional outlining 
the proposed scope of work and the fees. 

• All Conservation Project Grant applications must include an acceptable Heritage 
Conservation Plan or equivalent documentation prepared by a professional heritage 
consultant. The requirement of a Heritage Conservation Plan may be waived for 
projects that are minor in scale and do not significantly affect the exterior of the 
heritage building, at the discretion of the Director of Policy Planning. 

• The Standards and Guidelines for the Conservation of Historic Places in Canada 
shall be used as a guide in determining eligible expenses. The Standards and 
Guidelines defines “conservation” as all actions or processes aimed at safeguarding 
the character-defining elements of a resource to retain its heritage value and extend 
its physical life. 
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5. Grant Issuance
• If Council approves the application, the eligible works must be completed before the

grant is issued.

• For all Planning Project Grants, the following items must be submitted and accepted
by City staff prior to the grant’s issuance:
- A letter from the applicant/owner indicating the actual cost of the completed

consulting work and a request for payment of the grant;
- A PDF copy of the planning document(s); and
- Paid bills and/or invoices.

• For all Conservation Project Grants, the following items must be submitted and
accepted by City staff prior to the grant’s issuance:
- A letter from the applicant/owner indicating the actual cost of the completed project

accompanied by paid bills as proof and a request for payment of the grant;
- A project completion report from the project manager (e.g., independent

contractor who has completed the work) confirming that the work has been
completed in accordance with the approved plans and specifications, including a
complete list of actual improvements and installation methods. The report must
include a copy of written warranties of all applicable work; and

- Photographs of the completed project.

• The works covered by the approved Project Planning Grant must be completed
within 12 months of the date of the approval by Council. After 12 months of the date
of the approval, the grant approval will expire.

• The works covered by the approved Conservation Project Grant must be completed
within 36 months of the date of the approval by Council. After 36 months from the
date of the approval, the grant approval will expire.

• For issuance of the approved grant, the completed works must be inspected and
deemed satisfactory by the City staff.

6. Evaluation Criteria
The following considerations will form the basis for evaluation of grant applications:

• How the proposed work contributes to preserving and enhancing the overall historic
fabric and heritage value of Steveston Village;

• The level of contribution of the proposed work in conserving the heritage character
and conveying the historic significance of the building;

• How the proposed work helps extend the physical life of the building; and

• The overall quality of the submission and the applicant’s ability to carry out the project
on a reasonable time-frame at reasonable costs and secure other funding sources.
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City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click
or open attachments unless you recognize the source of this email and the content is safe.

From: Eric Law
To: Park, Minhee
Subject: 3831 Moncton Street presentation to Steveston 20/20 on September 19, 2024
Date: Friday, September 20, 2024 10:27:26 AM
Attachments: 3831_MONCTON_ST_240919-PRESENTATION-SLIDES.pdf

Hi Minhee,

For your information, I presented the development proposal to Seveston 20/20 yesterday, and they are
very supportive of the development. Please see Linda's email below for your reference. Attached is a pdf
of the slides that I presented, and they want to include the slides in their meeting minutes.

Please let me know if you have any questions.
Thanks,

Eric Law Architect AIBC, LEED AP

Eric Law Architect Inc
#216-288 West 8th Avenue, Vancouver BC V5Y1N5
t: 604-505-2099
ericlaw.architect@gmail.com
(moving to new office address after October 1: #103-4300 North Fraser Way, Burnaby BC V5J 0B3)

---------- Forwarded message ---------
From: Eric Law <ericlaw.architect@gmail.com>
Date: Fri, Sep 20, 2024 at 10:16 AM
Subject: Re: Thanks for attending - 3831 Moncton Street presentation
To: Linda Barnes <loulindy50@gmail.com>
Cc: Diane Brow <diane14248@gmail.com>

Hi Linda,

Thank you very much for arranging the meeting, and it is great to hear that the group supports this
development. Attached is a pdf of the presentation slides, please let me know if you have any questions.
Thanks again,

Eric Law Architect AIBC, LEED AP

Eric Law Architect Inc
#216-288 West 8th Avenue, Vancouver BC V5Y1N5
t: 604-505-2099
ericlaw.architect@gmail.com

On Thu, Sep 19, 2024 at 1:04 PM Linda Barnes <loulindy50@gmail.com> wrote:
Glad to finally meet you Eric.  As you heard people around the table are excited and
supportive of this development. Could you please send your presentation to Diane (copied
on this email)?  Thanks so much again.  
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Cheers
Linda Barnes
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City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not
click or open attachments unless you recognize the source of this email and the content is safe.

From: Park,Minhee
To: "andrea.k.paterson@gmail.com"
Subject: RE: Regarding HRA-23-016568 hotel application - 3831 Moncton Street
Date: Thursday, August 24, 2023 1:50:57 PM

Dear Ms. Paterson,

Thank you for your email. My name is Minhee Park and I am the planner for the Heritage
Revitalization Agreement application for the property at 3831 Moncton Street. The application is
currently under staff review. Your written submission will form part of any report to Council
regarding the application for consideration.  

The subject property is located within the Steveston Village Heritage Conservation Area (SVHCA),
and the building located on the property is one of the identified heritage properties in the SVHCA.
The heritage building is known as Ray’s Drygoods, constructed in 1912, and is valued as an
expression of the early commercial development pattern on Moncton Street. The proposed
development is to retain and restore/rehabilitate the original portion of the heritage building,
remove the existing addition at the rear and construct a new two-storey addition for a 10-room
hotel. The current proposal includes retail space fronting onto Moncton Street.

Please feel free to contact me if you would like to learn more about the application. Thank you.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Andrea Paterson <andrea.k.paterson@gmail.com> 
Sent: August 23, 2023 12:54 PM
To: MayorandCouncillors <MayorandCouncillors@richmond.ca>
Subject: Regarding HRA-23-016568 hotel application

Dear Mayor and Councillors,

I am writing to oppose the current application to convert 3831 Moncton Street into a 10 room
hotel. We already have the Steveston Hotel above the Buck and Ear pub, and the new
Waterfront Hotel opening soon at Imperial Landing in Steveston, with a large number of
rooms. I don't see how we need a third hotel in the area or how the current level of tourism
will sustain it. Neighborhoods are already full of Air BNB rentals as well. What we really
need are amenities and businesses that build and strengthen the Steveston community. For
instance, we no longer have a hardware store and could also desperately use a fruit and
vegetable market like Kins, or something independently owned.  I'm sure a better use could be
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found for this heritage building. Parking is becoming a big issue in Steveston, which will only
get worse with the addition of two new hotels. I'm wondering if the parking infrastructure has
been considered in relation to either of these hotel projects. There have been some great
additions to Steveston recently--the new veterinarian office, the Save on Foods, the Bosleys
pet store, and the Good Co come to mind. Another hotel seems like a bad choice when we
don't even know what the impact of the Waterfront Hotel will be. I'm hoping city Council will
consider rejecting this application and working on an alternative proposal for this space. 

Thank you,

Andrea Paterson
Steveston resident
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From: Park, Minhee
To: "Nadine Jarry"
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St
Date: Friday, August 2, 2024 3:56:11 PM

Hi Nadine,

Vu has sent a building check site visit notice to the general contractors to remind them that the
sidewalk should not be blocked. If this issue still has not been resolved, please let me or Vu know. I
will also check with Vu to confirm that the issue has been resolved.

Below are my detailed responses to your questions/comments. Please feel free to call me if you
need further information or have additional questions or comments. 

· There is no lane immediately adjacent to the subject property. The traffic memo, dated May
22, 2024, prepared by a traffic consultant, notes that solid waste collection for the subject
property currently occurs on 1st Avenue. The proposed development includes a staging area
on-site along 1st Avenue, so the solid waste bins can be pulled out from the garbage and
recycling room and staged ahead of the scheduled pick up times. This is still under staff
review. I have emailed the applicant to confirm the current arrangement and see if there is
any further information that can be provided.

· Should the application move forward, transit passes and other transportation demand
management measures will be secured through a legal agreement. In addition to the on-site
parking spaces, the applicant will be required to secure three off-site parking spaces at a
nearby location through a ratified lease agreement. On-street parking in this block is for the
general public and is not reserved for any specific individual or resident. It is generally
limited to three hours during the day.

· The Steveston Area Plan includes enhanced design guidelines for Steveston Village. The
Steveston Area Plan design guidelines for the Steveston Village core area can be reviewed
here (see pages 9-27 to 9-33). As the subject property contains a protected heritage
resource, the proposed alterations should also be consistent with the “Standards and
Guidelines for the Conservation of Historic Place in Canada”, prepared by Parks Canada, and
the Steveston Village Conservation Strategy. A heritage consultant has been engaged to
guide the design process and ensure that the proposed addition does not detract from the
historic place or impair its heritage value. Once the staff review is completed, the application
will be referred to the Richmond Heritage Commission (RHC) for review and comment, and
the RHC will make a recommendations to Council. The RHC consists of six members
appointed by Council to advise Council on heritage conservation and promotion matters.
Three of the members are qualified design professionals who have demonstrated
professional experience in heritage conservation planning. If there are specific design
elements you are concerned about, please let me know, and we can review and discuss
further.

Thank you.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
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City of Richmond Security Warning: This email was sent from an external source
outside the City. Please do not click or open attachments unless you recognize the source
of this email and the content is safe.

Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Nadine Jarry <nadine_jarry@msn.com> 
Sent: July 19, 2024 11:59 AM
To: Park, Minhee <MPark@richmond.ca>
Subject: Re: Concerns with Heritage Permit Application for 3831 Moncton St

Thank you Minhee,

Hope you have an enjoyable time off next week.

Kind regards,
Nadine

From: Park, Minhee <MPark@richmond.ca>
Sent: Friday, July 19, 2024 11:14 AM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

Thanks for your email. I have forwarded your email and the photos to Vu. I will get back to you once I
hear from him.

Also, thanks for your additional comments and questions. I will look into them and will send you a
detailed response.

Please note that I will be away from the office next week and will be back in the office on July 29.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Nadine Jarry <nadine_jarry@msn.com> 
Sent: July 19, 2024 10:54 AM
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City of Richmond Security Warning: This email was sent from an external source
outside the City. Please do not click or open attachments unless you recognize the source
of this email and the content is safe.

To: Park, Minhee <MPark@richmond.ca>
Subject: Re: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Minhee,

Attaching more photos from the site yesterday. They were also parking this way with a red
pickup truck. No cones or caution tape placed, and blocks the access for strollers and
wheelchair uses because there is not enough space to maneuver around.

If you could please pass that along to Vu I would appreciate it.

Thank you,
Nadine

From: Nadine Jarry <nadine_jarry@msn.com>
Sent: Friday, July 12, 2024 1:13 PM
To: Park, Minhee <MPark@richmond.ca>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Minhee,

Thanks for passing those safety concerns along. Really appreciate that they are taking the site
safety seriously.

Thanks also for your response to the concerns around the addition of the hotel. A few further
points based on your response:

“Collection activities currently occur on 1st Avenue and there is no proposed change to
the existing arrangement.”: collection does not actually occur on 1st Ave between
Moncton and Chatham. All collection on this section of the street is done from alley
ways or driveways that are not on 1st Ave. can you clarify that “no proposed change to
the existing arrangement” means that collection will take place from a back-alley access
and not along 1st Ave between Moncton and Chatham?
“The proposed parking reduction exceeds 33% due to the site restrictions”: what
measures will be put in place to monitor whether there is compliance with offsite
parking and transit solutions, or if staff and guests use the street parking on 1st Ave?
“The purpose of the HRA application process is to review details of the proposal to
ensure that the value and character of the heritage building is conserved and enhanced,
and the proposed addition and/or changes to the property is in keeping with the heritage
character of the existing heritage building and the Steveston Village Heritage
Conservation Area.”: the current plan for the proposed addition of the hotel does not fit
the style of the Steveston Village Heritage Conservation Area. What requirements will
be requested so that any addition to be constructed at that location would reflect the
heritage aspect of Steveston Village, especially considering the heritage style of 1st Ave

• 

• 

• 
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between Moncton and Chatham?

Kind regards,
Nadine  

From: Park, Minhee <MPark@richmond.ca> 
Sent: Wednesday, July 10, 2024 3:38 PM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

I spoke to Vu Tran, the building inspector for the issued Building Permit, regarding your concerns
and he conducted a site visit. He said there was no vehicle or bin blocking the sidewalk, and the City
permit was posted on-site. I hope this addresses your concerns. If you have concerns regarding any
construction activities on the subject site, please contact me so I can pass it onto the Building
Approvals staff or Vu directly at 604-276-4301.

Thanks.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Park, Minhee 
Sent: June 25, 2024 2:07 PM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

Thanks again for providing detailed comments regarding the Heritage Revitalization Agreement
(HRA) application for the property at 3831 Moncton Street. My apologies for the delay in sending
this response to you.

The application is currently under staff review. Your written submission will form part of any report
to Council regarding the application for consideration.  

The subject property is located within the Steveston Village Heritage Conservation Area (SVHCA),
and the building located on the property is one of the protected heritage properties in the SVHCA.
The heritage building, known as Ray’s Drygoods, was constructed c. 1912, and is valued as an
expression of the early commercial development pattern on Moncton Street. The proposed
development is to retain and restore/rehabilitate the original portion of the heritage building,
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remove the existing addition at the rear and construct a new detached, three-storey addition for an
eight-room hotel. The current proposal includes retail space fronting onto Moncton Street.

The property is currently zoned “Steveston Commercial (CS2)”, which allows a hotel, so the proposal
does not require rezoning. However, any exterior changes to protected heritage properties in the
SVHCA require a Heritage Alteration Permit or a HRA. A HRA is an agreement negotiated by the City
and an owner of heritage property, and it describes the duties, obligations and benefits for both
parties. The terms of the agreement may vary use, density and siting regulations, in exchange for the
conservation of the heritage building. The purpose of the HRA application process is to review details
of the proposal to ensure that the value and character of the heritage building is conserved and
enhanced, and the proposed addition and/or changes to the property is in keeping with the heritage
character of the existing heritage building and the Steveston Village Heritage Conservation Area. The
HRA also provides the function of enabling sensitive development (infill in this case) which can
leverage additional protection and rehabilitation of the heritage building on site and can offset its
upkeep as a heritage resource.

In order to retain the original heritage structure on the site while accommodating the hotel infill on
site, a parking variance would be required. In accordance with the Steveston Area Plan policies, up to
a 33% reduction from the required number of parking spaces can be considered for commercial
uses. The policy is to help achieve the City’s heritage conservation and management objectives for
the SVHCA, in recognition that Steveston Village is a complete and compact community.

The current proposal requires a variance to reduce the number of required parking spaces from nine
to three. The proposed parking reduction exceeds 33% due to the site restrictions (e.g., the one-
storey heritage building must be retained). A traffic consultant has been engaged to provide an
analysis and recommend any measures to mitigate potential impacts. The proposed measures
include securing three off-site parking stalls nearby for hotel guests, providing guest airport shuttle
services and transit passes for staff. The traffic consultant report is currently being reviewed by the
City’s Transportation Department staff. The report also includes an analysis regarding the waste
management/collection activities. The garbage and recycling room is proposed on the northeast
corner of the site.  Collection activities currently occur on 1st Avenue and there is no proposed
change to the existing arrangement.

The letter from the property owner notes that the proposed hotel is a family-owned and operated
boutique hotel. A small reception area is proposed on the main floor.

Once the initial staff review is complete, the application will be forwarded to the Richmond Heritage
Commission for review and comments. The Richmond Heritage Commission consists of six citizens,
appointed by Council, with diverse backgrounds and expertise in design/heritage conservation, to
provide advice on heritage-related matters. If supported by the Richmond Heritage Commission, the
application will be forwarded to the Planning Committee/Council with staff recommendations in a
staff report. Your correspondence will be included as an attachment. If you wish, you can also
choose to sign up to speak at the Planning Committee when it is scheduled in the coming months.
Please check back in early September to learn about the status of the application and any upcoming
public engagement opportunities.
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If you would like to review the submitted plans and obtain further information, I would be happy to
arrange a meeting at the City Hall to walk you through the proposal and answer any questions you
may have.

With regard to the current interior construction, a Building Permit was issued in April, 2024 for
interior renovation only and structural upgrades which are not part of the HRA application. The
building was vacant for several years and was deemed unsafe to occupy prior to the upgrades.
Temporary measures were undertaken in 2022 to provide structural support. The current work is to
add partition walls and restore structural beams to reinforce the structure to ensure the building is
safe to occupy and prevent further deterioration of the building. I have forwarded your email to the
Building Approvals staff to share your concerns regarding safety protocols and notices. I will get back
to you with relevant information in a separate email.

Please do not hesitate to call me if you have any questions or need further information. Thanks.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Park,Minhee 
Sent: June 6, 2024 11:12 AM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

Thanks for your email. I am writing to confirm I have received your email below. I will review and will
provide a detailed response soon.  

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Nadine Jarry <nadine_jarry@msn.com> 
Sent: June 5, 2024 1:10 PM
To: Park,Minhee <MPark@richmond.ca>
Subject: Concerns with Heritage Permit Application for 3831 Moncton St

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

Hi Minhee,

Following up on our prior discussion, I am writing in opposition of the proposed hotel that is
part of the permit application for the identified heritage resource at 3831 Moncton Street
(Ray’s Drygoods/Budget Appliances).

As a resident of Steveston Village, and specifically at 12000 First Ave, for almost 30yrs, I am
in favour of the revitalization of heritage properties and am happy that the Steveston Village
Heritage Conservation Area has been established.

The revitalization of Ray’s Drygoods/Budget Appliances will be a great project for our
avenue, which has a heritage appearance and includes a mix of commercial and residential
properties. The section of First Ave between Moncton and Chatham Streets is a relatively
quiet, one-way avenue in the heart of Steveston Village.

However, an 8-room hotel would not fit in with the look, feel, and history of the avenue.
According to the proposal, the hotel access would be on First Ave, and there is no clear plan
for parking or waste management. It is also not clear as to the property management (long-
term Airbnb style?) and if it is expected that guests will be coming and going through the day
and night. The proposed appearance of the hotel section of the development is also unsightly
and does not fit in with the character of the street.

The hotel does not have any merit to the heritage conservation area and is not part of the
historic property use at that location.

Allowing this hotel to be part of the development would go against the revitalization of
heritage in Steveston Village.

If you could please send me further information regarding this proposal and keep me informed
on key dates for this project as it moves through approvals it would be much appreciated.

Also, when I have been passing by the location, I notice that there is quite a bit of work being
done on the interior without any notice of construction or safety protocols. In particular, they
have had bins and vehicles blocking the sidewalk in an unsafe manner (see attached photo).
Can you confirm what work is being done and if they can implement better notices and safety
measures?

Thank you for your consideration of this opposition to the hotel. I look forward to hearing
from you.

Kind regards,
Nadine

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

From: Carey Muir
To: Park, Minhee
Subject: Re: Moncton heritage building
Date: Friday, September 20, 2024 10:08:06 AM

Thank you for looking into this 

Carey Muir 
Sent from my iPhone

On Sep 20, 2024, at 9:26 AM, Park, Minhee <MPark@richmond.ca> wrote:

﻿
Hi Carey,

Thanks for your email. I am the planner for this Heritage Revitalization Agreement
application. I will look into this and will get back to you as soon as I can.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Carey Muir <freshwaveministries@gmail.com>
Sent: Friday, September 20, 2024 7:57 AM
To: DevApps
Subject: Moncton heritage building

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

I was recently at 3831 Moncton street in Steveston and saw the proposed development application.

The picture of the development looses part of the original structure of the building. I worked in that
building for 20 years and I know what is original and what is an add on.

One section of the building to be taken down is apart of the original structure. As this pre dates any
records of heritage or building records, it would be respectful to the former owners and the Japanese
that use to live there to preserve the back part of the building.

I know how it was built and the rebuilding of the structure to save the building. I was working there
when it was done and my uncle owned the building.

I 
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I look forward to you reply

<image001.jpg>

Sent from my iPhone
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ATTACHMENT 7 

OCP Consultation Summary 

Staff have reviewed the proposed OCP amendment, with respect to the Local Government Act 
and the City’s OCP Bylaw Preparation Consultation Policy No. 5043 requirements. The table 
below clarifies this recommendation as it relates to the proposed OCP amendments. 

Stakeholder Referral Comment (No Referral Necessary) 

Agricultural Land Commission 
(ALC) 

No referral necessary because the subject site is not 
located in the Agricultural Land Reserve (ALR). 

Richmond School Board 
No referral necessary because the Richmond School 
Board is not affected. 

The Board of Metro Vancouver 
No referral necessary because the Regional District is 
not affected. 

The Councils of adjacent 
Municipalities 

No referral necessary because adjacent municipalities 
are not affected. 

First Nations (e.g., Sto:lo, 
Tsawwassen, Musqueam) 

No referral necessary because First Nations are not 
affected. 

TransLink No referral necessary because TransLink is not affected. 

Port Authorities (Vancouver Port 
Authority and Steveston Harbour 
Authority) 

No referral necessary because the Port is not affected. 

Vancouver International Airport 
Authority (VIAA) (Federal 
Government Agency) 

No referral necessary because VIAA is not affected. 

Vancouver Coastal Health (VCH) No referral necessary because the VCH is not affected. 

Stakeholder Referral Comment (No Referral Necessary) 

Community Groups and 
Neighbours 

Public notification for the Public Hearing will be 
provided as per the Local Government Act. 

All relevant Federal and 
Provincial Government Agencies 

No referral necessary. 
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Excerpt from the Minutes to the  
Richmond Heritage Commission Meeting 

Wednesday, November 12, 2025 - 7:00 pm 
Microsoft Teams Online Meeting 

Heritage Revitalization Agreement, Heritage Alteration Permit and Grant applications for 
3831 Moncton Street (Ikeda Dry Goods) – HRA 23-016568 
Minhee Park, Planner, introduced the proposed Heritage Revitalization Agreement (HRA) and 
accompanying Heritage Alteration Permit application that would see rehabilitation of the historic 
Ikeda Dry Goods building along with construction of a new three-storey hotel building at the rear. 
A grant of $150,000 from the Steveston Village Heritage Conservation Grant program is requested 
to assist with the cost of conserving the heritage building. An additional grant of up to $100,000 
for exceptional heritage conservation can also be considered. Finally, to enable the proposed three-
storey addition, an Official Community Plan (OCP) amendment to the Steveston Area Plan is 
required as properties on Moncton Street are limited to maximum two storeys. 
Eric Law, project architect, and Hugh McLean, heritage consultant, provided an overview of the 
proposal, including the context, history, conservation plan, development proposal and design 
rationale. This included the following information: 

• The building was constructed in 1924. It is a protected heritage property within the Steveston
Village Heritage Conservation Area. Rear additions were made in the early 1930s and in the
1980s.

• Ikeda Dry Goods was operated by the Ikeda and Miyashita families until 1942, then by Ray
Kerfoot as Ray’s Dry Goods until 1960.

• The application seeks relaxation of regulations for increased height and number of storeys,
and reduced parking, to support the conservation of the heritage building.

• Conservation will include restoration of the storefront including wood windows and recessed
entry door, windows on the west side, north wall drop siding, the brick chimney, and
rehabilitation of the loading entrance with new wood doors. The 1987 rear addition and later
canopy on the front facade will be removed.

• A new rear addition will be constructed as a detached, three-storey hotel building. A courtyard
garden will be created between the two buildings.

• A new fabric awning will be added on the front of the heritage building for weather
protection. Wood signage is proposed on both buildings.

• The hotel will have ten guest rooms including two in the heritage building along with a retail
unit. The hotel and retail uses will be owned and operated by the same owner.

In response to the Commission’s questions and comments, the following additional information 
was provided: 

• The roofing material in 1924 would have been cedar shakes or shingles as were commonly
used at the time, though asphalt has been used for many decades.

• Ray’s Dry Goods had a blade sign with neon. Information on earlier signage for Ikeda Dry
Goods has not been found. Signage options could include replicating the historic sign, the
current proposal or other type compatible with the historic building.

• While similar format, the windows on the new building have different proportions.

ATTACHMENT 8
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8228190 2.

• A boutique hotel is proposed with a staffed reception, and daily hotel operations such as
housekeeping, and a regular overnight stay format.

• Reserved parking will be provided offsite nearby due to constraints of the site. A hotel van
will provide valet service and airport shuttle.

• The wood column on the new building is wood panels applied to a column.
• The courtyard gate would be steel, painted black, with a circle design form.
• Garbage and recycling pickup will be on the street. Some services also provide pull-out

service so a staging area is not needed.
• Only rezoning developments in Steveston Village that exceed floor area ratio (FAR) of 1.2, up

to 1.6, make a cash contribution to the grant program fund. Hotel use is permitted under the
current zoning. The proposal includes increase of FAR to 1.2.

• The original single-storey form of the building is being retained so the additional floor area
will be in the higher building at the rear of the site.

• One other protected heritage property in Steveston Village has so far received the maximum
grant, including for exceptional conservation. Exceptional conservation is considered to
include significant facade restoration.

The Commission provided the following comments: 

• It is a strong concept, approachable design and an interesting project proposal that will
contribute to the character of Steveston Village. The hotel use will be welcome.

• The awnings should be considered further, with different treatment and details on the heritage
building than on the new building, and more structured format.

• The one column on the hotel should be a true post if possible rather than built up.
• The simple design expression of the new building is appropriate. The cornice could be more

developed (shape, colour).
• In the context of the adjacent historic buildings with cedar shingle roofs, and the large roof

that is a prominent feature of the building and very visible, cedar shingles should be
considered or otherwise an asphalt shingle that closely resembles cedar.

• Courtyard design should consider the remnant gardens found in Steveston, to include a larger
tree to complement others in the area.

• The courtyard gate design should be simpler to complement the buildings.
• Gooseneck lights for the sign could add texture to the Moncton Street facade.
• The detailing of the restored glazing and entry will be key.
• The three-storey form at the rear of the site to retain the heritage building is appropriate, and

fits with other development on 1st Avenue.
• To be considered as exceptional conservation for the additional grant, the project should

additionally address three aspects: provide commemorative interpretation of the history
including pre-internment, which could be streetside or in the garden; consider signage that
recognizes past use, as a commemorative opportunity; and an authentic, high quality, textured
roof material that contributes to the building’s heritage character (treated cedar shingles or
shakes preferred).

Further design development should consider the awning design and material, the wood post 
detailing, the gate design, the landscaped courtyard as a character-defining element of the project 
and the scale of the tree planting. 
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The Commission thanked the project team for the presentation, noting that the project would be a 
welcome addition to Steveston. 
It was moved and seconded: 
That the Richmond Heritage Commission: 

1. supports the Heritage Revitalization Agreement, Heritage Alteration Permit and Grant
applications for the proposed conservation of the heritage building and new hotel
addition at 3831 Moncton Street (HRA 23-016568) and the OCP amendment for the
three-storey hotel building on the subject site, subject to the design considerations
discussed; and

2. supports the additional $100,000 grant request for exceptional heritage conservation
based on the following three conditions:

i. provide commemorative interpretation of the pre-internment history of Ikeda Dry
Goods, including how the family would have used the site;

ii. consider developing the project signage as part of the commemorative elements;
and

iii. resolve roofing material choice with staff, noting the roof is highly visible, faces
the Steveston Museum which has a cedar roof, and cedar is preferred.

CARRIED 
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• 
: MCLEAN HERITAGE' 
--- PLANN ING & CONSULTING 

May 15, 2026 

Policy Planning Department 

City of Richmond 

6911 No. 3 Road 

Richmond, BC V6Y 2C1 

Attention: Judith Mosley, Heritage Planner 

Dear Judith: 

Re. Application for Heritage Conservation Grant (Exterior) - 3831 Moncton 

Street, Ikeda Dry Goods, Steveston (Updated) 

This serves as the cover letter for a grant as part of the Steveston Village 

Heritage Conservation Grant Application, specifically directed to the 

Conservation Project Grant. It has been updated from an earlier version dated 
November 25, 2025, with the additional costs of roofing and commemoration 
included, in response to the comments from the Richmond Heritage 

Commission on November 12, 2025, and further updated from a letter to you 

provided February 28, 2026. 

An application form has also been completed, and the owner has provided a 

Letter of Authorization for this submission. 

It is noted that the building, situated at 3831 Moncton Street, commonly known 

as Ikeda Dry Goods, is formally recognized, and scheduled as protected in the 

Steveston Village Heritage Conservation Area. A Conservation Plan has been 

finalized, dated November 2025, as part of the Heritage Revitalization 

Agreement process. This includes an updated Statement of Significance (SoS) 

for this building and forms the basis for developing strategies around 

conservation approaches. 

6091 Ledingham Road 
Courtenay, BC V9J '"'15 

57 3436 Terra Vita Place 
Vancrn.,ver, BC VSK SH6 

(778) 308-4357 
mcleanheritage@gma I.com 
mcleanheritage.ca PLN – 188
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3831 MONCTON STREET, RICHMOND 

The proposed work on Ikeda Dry Goods that is to be supported by the grant, as 

recommended in that Conservation Plan, is based on a high level of retention. 

Elements are to be restored only where necessary, for example, if they are 

deteriorated beyond repair, or were removed in past alterations. Otherwise, the 

expectation is that the exterior is to be preserved in situ and strengthened by 

way of structural reinforcement and improvements, some of which have already 
occurred such as a new perimeter foundation on the west and east sides. Along 

with the elements of the exterior that are proposed to be conserved, 

rehabilitated or restored, namely the storefront, cladding, fenestration, chimney 

and roofing, this work will serve to lengthen the viability of the building over the 

long-term for current or adapted new uses and enhance the overall heritage 

character of the Steveston Village Heritage Conservation Area. 

With the latest addition of premium costs, applicable specifically to cedar 

roofing and commemoration, it is understood that the additional amount of up 
to $100,000 will be provided for exceptional conservation, based on the city's 

funding formula. 

As noted above this proposal focuses on certain components of the structure 

and the full exterior of Ikeda Dry Goods, primarily but not limited to, the 

following phases of work: 

1. Site preparation, project management; 

2. Demolition of the 1980s addition and removal of front canopy; 
3. Full replacement of the east wall (not including foundation, which was 

recently re-done); 

4. Roofing, gutters and drainage to be. replaced; 

5. Exterior walls - rehabilitation, with exception of the rear which requires a 

more selective restoration approach; 
6. Storefront restoration (not including door and windows, see item 6); 

7. Fenestration on front, west side and rear (i.e. doors and windows) 

including storefront - restoration; 

8. Chimney - restoration; 
9. Exterior painting. 
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This will involve a contractor who is well versed in heritage conservation, having 

worked on at least one major rehabilitation project in Steveston, the former 
Methodist Church on Chatham Street. 

As noted above, the perimeter foundation and structural upgrades on the west 

and east walls have been previously completed. Elaboration on each of the 

phases of work listed above, and a quote amount, are as follows, as per the 
Conservation Plan dated November 2025 and with further recommendations 

from the Richmond Heritage Commission. In addition, in response to your most 

recent questions, the following additional information has been included to 

include a professional fee allowance for a heritage consultant: 

Item Description Quote Amount 
1. Project management, Field supervision, temporary scaffolding, $60,655 

other general fencing and signs, housekeeping and 

requirements trash disposal 

2. Site Work. Removal of the 1980s addition, storefront $17,120 
Demolition, site canopy, concrete block chimney, severely 

preparation/excavation deteriorated east wall 

3. Concrete, masonry, Chimney restoration, framing and finish $125,770 
wood and plastics carpentry, lumber and materials inc. 

storefront restoration - base of wall and 
wood window surrounds 

4. Roofing, insulation and New shingles, gutters and downspouts, $111,150 
siding insulation, wall siding 

5. Fenestration - doors Storefront picture windows, single hung $61,000 
and windows wood windows on west side and rear 

6. Painting - exterior Using recommended colour scheme $15,575 
7. Commemoration Commemoration Plan preparation and $3,020 

design and manufacture for plaque on site 

8. Construct ion/ Project Management fee $59,110 -
management 

9. Professional Fee Professional fees for heritage consultant to $3,000 
Allowance - Heritage oversee the conservation work 

Total Eligible Costs (excluding GST) $456,400 
Total Costs including GST $479,220 
Requested Grant Amount $150,000 

Additional Grant for Exceptional Conservation $100,000 * 
* Up to a maximum of 50% of eligible project costs 
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The contractor has been chosen by the owner based on both their credentials 

and their experience in working on small-scale rehabilitation projects in 

Steveston, with at least one project on Chatham Street that is nearing 

completion. In addition, their responses to provide more information or clarify 

questions has been made in a timely manner.- It should also be pointed out that 

the price differential between the two contractors was primary the result of 
roofing: the contractor selected factored in the exceptional costs of cedar and a 

full-scale roof replacement (roof curbs, accessories, flashing, etc.). 

No other grants or sources of funding have been sought by the owner as part of 

this proposed work, beyond the owner's own personal resources. 

This conservation work on Ikeda Dry Goods will restore and rehabilitate the 

building following local and national heritage conservation standards: the 

Steveston Area Plan and Standards and Guidelines for the Conservation of 

Historic Places in Canada (Parks Canada, 2010). It will be restored to an 
accurate point in time (1950), with all work carried out in a respectful manner, 

based on an overall best-practices approach and respectful treatment of each 

character-defining element. The grant will ensure that the highest level of 

conservation standards can be met and cover the premium costs associated with 

that level of conservation, which includes, but is not limited to: 

• Conserving the original form and use of the building as an important 

commercial service on the vii I age's "high street"; 

• Re-use of any original wood siding removed from the east wall and re­

applied to the rear wall, and storing any such siding for future repairs; 

• Using original window openings that are currently obscured by 

modifications, namely two former openings on the west wall and one on 

the rear wall , to allow for restored wood windows installed into those 

openings, and have similar wood windows and doors installed on other 

locations at the rear; 

• Reinstating the early storefront configuration including wood windows 

and a single retail entry to match that from c. 1950, reinstatement of the 

existing single door at that location, and removing an inappropriate 

canopy from a later period; 
• Conserving the modest rear addition made c. 1930 while removing the 

later rear addition; 
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• Conserving the west wall and its historic loading entry opening with 
restoration of new wood doors; 

• Restoration of the simple brick chimney; 

• Restoration of the cedar shingle roofing; 
• Painting in a historically compatible colour scheme; 

• Preparation of a commemoration plan that will be the basis for the 
preparation and installation of a single plaque on the site. 

The work will maintain all heritage values of Ikeda Dry Goods, thereby 

enhancing the historic appearance, adding to the long-term viability and 

continued use as a commercial venue, and it will further enhance and contribute 
to the broader economic, social and aesthetic revitalization of this historic area . 

The conservation work will be overseen by this heritage consultant, in 
collaboration with the architect, the contractor and any other required groups or 

individuals. 

The applicant therefore requests the maximum grant of $150,000 be awarded, 

plus an additional amount of up to $100,000, based on it achieving an 

exceptionally high level of heritage conservation with the inclusion of cedar 
shingle roofing and a preparation of a commemoration plan with a plaque to be 

. placed on site, therefore accruing benefits to both the site and the wider historic 

area, as outlined above. 

There are no other sources of grant funding secured beyond this requested 

amount. The work as proposed and potentially supported by the City of 
Richmond will result in a conserved and rehabilitated resource that will continue 

to be a source of pride to the local and broader community. 

In accordance with the conditions for receiving grant applicat.ions, a separate 
application form was previously included, no work has yet been undertaken that 

undermines the intent of the Conservation Plan, and that report, along with the 
architectural drawings, form the basis for the grant application and all strategies. 

Current photographs of all sides of the building have previously been included, 
along with archival photographs that document that period, namely 1950, to 

which the restoration work is targeted. 
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Thank you for your consideration; please let me know if you have any questions. 

Regards, 

~ 3"---L z:-.. __ _ 

Hugh McLean, RPP MOP CAHP 

cc. Yilin Zhang, Owner 

Attachments: 

• Archival Images; 

• Current Images; 

• Letter of Authorization 

• Completed Application Form 
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 Bylaw 10769  
 

Richmond Official Community Plan Bylaw No. 7100 
Amendment Bylaw No. 10769 

 
The Council of the City of Richmond, in open meeting assembled, enacts as follows: 

1. Richmond Official Community Plan Bylaw 7100, as amended, is further amended at Schedule 
2.4 (Steveston Area Plan): 

a) at Section 9.3.2 Area B: Steveston Village, “Steveston Village Character Area Map”, by: 

i. Identifying that area shown cross-hatched on “Schedule A” attached to and forming 
part of this Bylaw 10769 as “Area A” on the map; and 

ii. Adding the following notation to the map legend:  

“Area A A maximum of 12 m and 3 storeys may be considered for the purposes 
of the long-term conservation and protection of the heritage building at 
3831 Moncton Street, subject to Council approval.” 

b) at the “Steveston Village Land Use Density and Building Height Map” by: 

i. Identifying that area shown cross-hatched on “Schedule A” attached to and forming 
part of this Bylaw 10769 as “Area A” on the map; and 

ii. Adding the following notation to the map legend:  

“Area A A maximum of 12 m and 3 storeys may be considered for the purposes 
of the long-term conservation and protection of the heritage building at 
3831 Moncton Street, subject to Council approval.” 

2. This Bylaw may be cited as “Richmond Official Community Plan Bylaw 7100, Amendment 
Bylaw 10769”. 

 
 
FIRST READING   

PUBLIC HEARING   

SECOND READING   

THIRD READING   

CITY OF 
RICHMOND 

APPROVED 
by 

 
 
 

APPROVED 
by Director 
or Solicitor 

 
 
 

 

City of 
Richmond 
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OTHER CONDITIONS SATISFIED   

ADOPTED   
 
 
 
    
 MAYOR CORPORATE OFFICER 
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Heritage Revitalization Agreement 
(3831 Moncton Street) Bylaw No. 10741 

(HRA 23-016568) 
 
Whereas the City of Richmond and the owner of the property located at 3831 Moncton Street wish 
to enter into a Heritage Revitalization Agreement in respect of the property; 
 
NOW THEREFORE, the Council of the City of Richmond, in open meeting assembled, enacts as 
follows: 

1. The City is authorized to enter into a Heritage Revitalization Agreement in respect of the 
Lands, legally described as PID: 004-910-851, Lot 18 Block 3 Section 10 Block 3 North 
Range 7 West New Westminster District Plan 249, substantially in the form set out as 
Schedule “A” attached to and forming part of this Bylaw (the “Heritage Revitalization 
Agreement”). 

2. The Mayor and City Clerk are authorized to sign the Heritage Revitalization Agreement and 
attend to the registration of a notice on title to the Lands.  

3. This Bylaw may be cited as “Heritage Revitalization Agreement (3831 Moncton Street) 
Bylaw No. 10741”. 

 
FIRST READING   

A PUBLIC HEARING WAS HELD ON   

SECOND READING   

THIRD READING   

ADOPTED   
 
 
 
    
 MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
by 

 
 
 

APPROVED 
by Director 
or Solicitor 

 
 
 

 

City of 
Richmond 
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Schedule “A” to Bylaw 10741 
(Section 610, Local Government Act) 

 
HERITAGE REVITALIZATION AGREEMENT 

 
THIS AGREEMENT is dated for reference    , 2026, 
 
BETWEEN: 

 
1359161 B.C. LTD. (Inc. No. BC1359161), a corporation having its offices at 
6100 Alta Court,  
Richmond, British Columbia, V7C 2R4 
 
(the “Owner”) 

 
AND: 

 
CITY OF RICHMOND, a municipal corporation pursuant to the Local 
Government Act and having its offices at 6911 No. 3 Road, Richmond,  
British Columbia, V6Y 2C1 
 
(the “City”) 

 
WHEREAS: 
 
A. The Owner is the registered and beneficial owner of certain lands and premises located at 

3831 Moncton Street within the City of Richmond, British Columbia, and legally 
described as: 

P.I.D. 004-910-851 
Lot 18 Block 3 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 
(the “Lands”); 
 

B. The commercial building known as Ikeda Dry Goods (the “Heritage Building”) is 
situated on the Lands and shown on the site plan attached as Appendix 1 to this 
Agreement (the “Site Plan”); 

C. The City and the Owner agree that the Heritage Building has heritage value and heritage 
character and should be conserved; 

D. The Heritage Building is listed on Richmond’s Heritage Inventory and is identified as a 
protected heritage property in the Steveston Village Heritage Conservation Area in 
accordance with section 614 of the Local Government Act; 

E. The Owner and the City wish to, inter alia, preserve and protect the heritage value of the 
Heritage Building, and to provide certain variances to Richmond Zoning Bylaw 8500 to 
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allow for the development of a hotel on the Lands, on the terms and conditions more 
particularly set out in this Agreement; 

F. Section 610 of the Local Government Act authorizes a local government to enter into a 
Heritage Revitalization Agreement with the owner of heritage property, and to allow 
variations of, and supplements to, the provisions of a bylaw or a permit issued under Part 
14 or Part 15 of the Local Government Act; and 

G. The Owner and the City have agreed to enter into this Heritage Revitalization Agreement 
setting out the terms and conditions by which the heritage value of the Heritage Building 
is to be protected and conserved, in return for specified supplements and variances to 
City bylaws; 

NOW THEREFORE THIS AGREEMENT is evidence that in consideration of the sum of ten 
($10.00) dollars now paid by the Owner to the City, and for other good and valuable 
consideration (the receipt of which is hereby acknowledged) the Owner and the City each 
covenant with the other, pursuant to Section 610 of the Local Government Act, as follows: 
 

1. Conservation of Heritage Building  

a. The Owner shall promptly commence and complete the conservation of the 
Heritage Building (the “Conservation Work”) in accordance with the 
specifications as set out in the Heritage Conservation Plan attached hereto as 
Appendix 2 to this Agreement (the “Conservation Plan”) and the approved plans 
prepared by Eric Law Architect and Donald Duncan Landscape Architect attached 
hereto as Appendix 4 (the “Plans”). To the extent that the text, photographs, plans 
and drawings constituting the Conservation Plan require interpretation, the City 
shall be, in the first instance, the interpreter of the Conservation Plan and shall 
determine the matter. 

b. Prior to commencement of the Conservation Work, the Owner shall obtain from 
the City all necessary permits and licenses, including a heritage alteration permit 
and building permit. 

c. The Owner agrees that the City may, notwithstanding that such permits may be 
issuable under the City’s bylaws and the BC Building Code, withhold a heritage 
alteration permit or building permit applied for in respect of the Heritage Building 
if the work that the Owner wishes to undertake is not in accordance with the 
Conservation Plan or the Plans. 

d. The Conservation Work shall be done at the Owner’s sole expense in accordance 
with generally accepted engineering, architectural, and heritage conservation 
practices. If any conflict or ambiguity arises in the interpretation of the 
Conservation Plan, the parties agree that the conflict or ambiguity shall be 
resolved in accordance with the “Standards and Guidelines for the Conservation 
of Historic Places in Canada”, published by Parks Canada. 
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e. The Owner shall, at the Owner’s sole expense, erect on the Land and keep erected 
throughout the course of the Conservation Work, a sign of sufficient size and 
visibility to effectively notify contractors and trade persons entering onto the 
Land that the Conservation Work involves protected heritage property and is 
being carried out for heritage conservation purposes.  

f. The Owner shall, at the Owner’s sole expense, engage a member of the British 
Columbia Association of Heritage Professionals (the “Heritage Professional”) to 
oversee the Conservation Work and to perform the duties set out in subsection 
1(g) of this Agreement, below.  The Owner shall provide the City with the name 
and contact information of the Heritage Professional once selected, and will notify 
the City in writing immediately if the Heritage Professional changes at any time 
prior to completion of the Conservation Work. 

g. The Owner shall cause the Heritage Professional, in respect of the Conservation 
Work, to provide a written report to the City, in a form and with such details as 
may be required by the City’s Director, Development (the “Director, 
Development”), describing the status of completion of the Conservation Work, 
within a month following such work reaching each of the 25%, 50% and 75% 
completion states. In addition, the Owner shall cause the Heritage Professional to 
advise the Director, Development of completion status promptly following a 
request from the Director, Development from time to time, and provide to the 
City an executed and certified certification of compliance in the form attached as 
Appendix 3 to this Agreement (a “Certification of Compliance”) upon 
substantial completion of the Conservation Work.  

h. The Owner shall commence and complete all actions required for the completion 
of the Conservation Work, as set out in the Conservation Plan, within four (4) 
years following the execution of this Agreement. 

2. Development of Hotel on Lands 

a. The Owner wishes to construct a new hotel on the Lands (the “Hotel”), which 
will require variation of certain provisions of Richmond Zoning Bylaw 8500. 

b. The Owner covenants and agrees that the construction of the Hotel shall comply 
substantially with the plans attached hereto as Appendix 4 (the “Plans”). It is 
understood that the Director, Development may approve minor amendments to or 
variations from the Plans, provided that such variations or amendments do not 
fundamentally alter the design objectives of the Plans, or alter the variances to the 
Richmond Zoning Bylaw 8500 set out in Appendix 5 hereto. 
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c. Prior to commencement of the construction of the Hotel, the Owner shall obtain 
from the City all necessary permits and licenses, including a heritage alteration 
permit and building permit. 

d. Prior to issuance of a building permit for construction of the Hotel, and no later 
than twelve (12) months following the execution of this Agreement by both 
parties, the Owner covenants and agrees to: 

i. Pay to the City a landscape security in the amount of $48,491.00 to secure 
the completion and survival of the landscaping shown in the landscape 
plan attached hereto as part of Appendix 4 and to execute a landscape 
security agreement satisfactory to the City;  

ii. Register against title to the Lands a flood indemnity covenant satisfactory 
to the City;  

iii. Register against title to the Lands a covenant, satisfactory to the City, 
requiring the provision and maintenance of, at the Owner’s sole cost, a 
minimum of six (6) off-street parking spaces at a location within 150 
metres of the subject site or otherwise as agreed to by the City’s Director, 
Transportation, for the use of the hotel operation (the “Off-Site 
Parking”), which Off-Site Parking shall be provided and secured with a 
legal agreement with the property owner providing the parking spaces 
prior to occupancy of the Hotel;   

iv. Register against title to the Lands a covenant, satisfactory to the City, 
requiring the Owner to design, fabricate, install and maintain a heritage 
interpretation panel, with content, design, materials and placement to the 
satisfaction of the City and at the Owner’s sole cost, and to be reviewed 
and approved by the Director, Development prior to installation; 

v. Register against title to the Lands a covenant, satisfactory to the City, for 
the design, installation and maintenance of two (2) Class 1 bike parking 
spaces and six (6) Class 2 bike parking spaces on the Lands, at the 
Owner’s sole cost, which parking spaces may not be converted to 
habitable space nor to space for the storage of goods, and which must be 
constructed to the satisfaction of the Director, Transportation prior to 
occupancy of the Hotel; and 

vi. Register against title to the Lands a covenant, satisfactory to the City and 
in the City’s standard form, for a transit pass program where the Owner, at 
the Owner’s sole cost, will provide or provide reimbursement for three (3) 
two zone yearly transit passes for two years for employees on-site, and 
provide the City with security in the amount then applicable for the 
purchase of said passes. 

e. Prior to the issuance of a building permit for the Hotel, the Owner will: 
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i. complete, at the Owner’s sole cost, the design of the off-site transportation 
and utility connection works in respect of the Lands and the Hotel 
pursuant to the City’s bylaws, and those works set out in Appendix 5 to 
this Agreement (collectively, the “Site Connection and Transportation 
Works”), to the satisfaction of the City, and pay to the City the estimated 
costs of the Utility Connection and Transportation Works pursuant to the 
City’s standard work order process for site connection works; and 

ii. provide to the City written confirmation, satisfactory to the City, that the 
Owner will be able to provide and secure the Off-Site Parking.   

f. The Owner covenants and agrees with the City to enter into, if required by the 
City, additional legal agreements, as determined by the City through any 
development permit(s), Heritage Alteration Permit(s), and building permit(s) in 
respect of the Hotel and the Conservation Work, to the satisfaction of the Director 
of Engineering, including, but not limited to, statutory rights of way for City 
infrastructure on the Lands (if any), site investigation, testing, monitoring, site 
preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-
loading, ground densification or other activities that may result in settlement, 
displacement, subsidence, damage or nuisance to City, and private utility, 
infrastructure. 

g. Construction of the Hotel on the Lands shall be subject to the following 
restrictions and requirements and the Owner shall observe and comply with, and 
be subject to, all of the following requirements and restrictions: 

i. The Owner acknowledges and agrees that the City may, notwithstanding 
that such permits may be issuable under the City’s bylaws and the BC 
Building Code, not issue, any building permit in respect of the Hotel until 
the Owner has obtained building permits to commence the Conservation 
Work, or has applied for building permits such that the building permit to 
be issued includes both the Hotel and the Conservation Work.  

ii. The Owner shall proceed with and complete the Conservation Work prior 
to or concurrently with the construction of the Hotel.  

iii. The Hotel shall not be occupied or used for any purpose and the City may 
withhold an occupancy permit for the Hotel, until and unless:  

A. The Owner has provided a Certification of Compliance to the City 
in respect of the Conservation Work pursuant to subsection 1(g) 
above; 

B. The City has completed a satisfactory heritage inspection of the 
Heritage Building and the Conservation Work; and 

C. The Director, Development has confirmed in writing that they are 
satisfied that the Conservation Work has been completed pursuant 
to this Agreement. 
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3. Owner’s Obligations to Maintain 

a. Wherever, under this Agreement, the Owner relocates, restores, rehabilitates, 
replicates, repairs, replaces, maintains or in any way alters improvements on or 
features of the Lands identified in the Conservation Plan as having heritage value 
and/or heritage character or constructs or maintains other works to protect or 
conserve such improvements or features, all such work shall be done at the 
Owner’s sole expense strictly in accordance with the Plans and the Conservation 
Plan and as agreed by the City in writing and all improvements or features shall 
be diligently and continuously maintained in good repair and efficient operating 
condition by the Owner at the Owner’s sole expense in accordance with good 
engineering, design, and heritage conservation practice.   

b. The Owner shall maintain the Heritage Building and frontage of the Lands in 
good appearance and repair during the conservation process, including the 
Conservation Work, and during the construction of the Hotel and shall not allow 
unsightly materials or debris to accumulate. 

c. No improvements on the Lands identified in the Conservation Plan as having 
heritage value or heritage character shall be altered, including alterations 
required or authorized by this Agreement, except as agreed to in writing by the 
City and subject to a heritage alteration permit. 

d. The Heritage Building and all improvements identified in the Conservation Plan 
as having heritage value or heritage character shall be maintained to the 
minimum standards and in accordance with the guidelines and requirements set 
out in the Conservation Plan. 

4. Reasonable Care and Risk 

The Owner shall at all times, in complying with the restrictions or requirements of the 
Agreement, take reasonable care not to injure any person or cause or allow damage to any 
property, and shall take reasonable care not to cause, suffer, permit, or allow any 
condition to exist that might reasonably lead to, cause, or result in injury to any person or 
property including persons and property on adjacent lands.  It shall be the sole 
responsibility of the Owner to comply and maintain compliance with the restrictions and 
requirements in a safe manner, and without reasonably foreseeable risk to person or 
property.  Compliance with the restrictions and requirements in this Agreement shall be 
at the sole and exclusive risk and cost of the Owner. 

5. Modification 

If, in fulfilling its responsibilities and obligations pursuant to this Agreement, the Owner 
perceives or becomes aware of any unreasonable risk of injury to persons or damage to 
property or other potential loss that cannot be reasonably avoided, alleviated, reduced, or 
eliminated except by measures that would be a breach of the restrictions or requirements 
of this Agreement, the Owner shall notify the City in writing of the nature and extent of 
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the risk and of the measures proposed by the Owner to be undertaken at its sole cost to 
reduce, alleviate, avoid, or eliminate the risk.  The risk shall remain with the Owner. 

6. Variations to City’s Zoning Bylaw 

Richmond Zoning Bylaw 8500 is varied and supplemented in its application to the Lands 
in the manner and to the extent set out in Appendix 6 attached hereto. 

7. Conformity with City Bylaws 

The Owner acknowledges and agrees that, except as expressly varied by this Agreement, 
any development or use of the Lands, including any construction, restoration and 
rehabilitation of the Heritage Building and any construction, alteration, addition, 
renovation and repair of the Hotel, must comply with all applicable bylaws of the City. 

8. Future Alterations Require New Heritage Alteration Permit 

a. Following completion of the Conservation Work, if any, in accordance with this 
Agreement, the Owner shall not alter the heritage character or the exterior 
appearance of the Heritage Building, except as permitted by a heritage alteration 
permit issued by the City.  

b. The Owner acknowledges and agrees that, except as expressly varied by this 
Agreement, any development, subdivision, or use of the Lands will be at the 
discretion of the City, including City Council, the City’s Chief Building Inspector, 
and the City’s Approving Officer, and be subject to, and must comply with, all 
applicable federal, provincial, and municipal statutes, regulations, and bylaws, 
including without limitation, the British Columbia Building Code, the Zoning 
Bylaw, and all other City bylaws, regulations, and requirements. Further, the 
Owner acknowledges and agrees that any alterations to the Hotel or the 
landscaping located on the Lands following their completion may require a 
heritage alteration permit in accordance with the applicable legislation and the 
City’s bylaws, including but not limited to the Official Community Plan.  

9. Statutory Authority Retained 

Nothing contained or implied in this Agreement shall fetter in any way the discretion of 
the City or the Council of the City.  Further, nothing contained or implied in this 
Agreement shall derogate from the obligation of the Owner under any other agreement 
with the City or, if the City so elects, prejudice or affect the City’s rights, powers, duties 
or obligation in the exercise of its functions pursuant to the Community Charter or the 
Local Government Act, as amended or replaced from time to time, or act to fetter or 
otherwise affect the City’s discretion, and the rights, powers, duties and obligations of the 
City under all public and private statutes, by-laws, orders and regulations, which may be, 
if the City so elects, as fully and effectively exercised in relation to the Lands as if this 
Agreement had not been executed and delivered by the Owner and the City, except for 
the variations to Richmond Zoning Bylaw 8500 set out herein. 
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10. Damage or Destruction of Heritage Building 

a. If the Heritage Building is damaged, the Owner shall, in a timely manner, repair 
the damage in accordance with the standards and specifications contained in the 
Conservation Plan and Sections 1 and 3 herein and to restore the damaged portion 
or portions of the Heritage Building to its original condition. The Owner is 
required to apply for and to hold a heritage alteration permit specifying the 
measures to be taken to restore the damaged portion or portions of the Heritage 
Building. The restoration of the Heritage Building shall reflect the character-
defining elements and design components. 

b. The Owner shall use their best efforts to commence and complete any repairs or 
reconstruction of the Heritage Building with reasonable dispatch. 

c. In the event the Heritage Building is destroyed, the Owner of the Lands accepts 
the obligation to undertake all necessary construction to create a replica of the 
Heritage Building that is acceptable to the City in its sole discretion, unless 
otherwise required by Council.  Council shall consider the input of the Richmond 
Heritage Commission in making their determination. The Owner is required to 
apply for and to hold a heritage alteration permit specifying the measures to be 
taken to restore the damaged or destroyed portion or portions of the Heritage 
Building. The construction of the replica of the Heritage Building shall reflect the 
character-defining elements and design components including, but not limited to: 
building massing, material, trim, moldings, cladding, window style and 
placement, and location of entrances. 

11. Heritage Building Vacant 

a. If the Heritage Building becomes Vacant, the Owner of the Lands agrees to 
maintain the integrity and security of the building and site including but not 
limited to, on-site security, monitored security alarm system, perimeter fencing 
and lighting, and boarding of windows and doors.  

b. The Owner of the Lands agrees to advise the City of any periods during which the 
Heritage Building will be Vacant for 30 days or more, provide in writing a 24-
hour emergency contact number and confirm the security measures that are in 
place.  

c. If the Owner fails to secure the Heritage Building when Vacant, the City may and 
is authorized to undertake the necessary works to secure the Heritage Building, 
and the cost shall be at the expense of the Owner and the City shall be at liberty to 
recover the costs in a like manner as City property taxes on the Lands, and any 
authorized agent of the City may enter the Lands with reasonable notice for the 
purpose of undertaking the necessary works to secure the Heritage Building and 
to conduct an inspection to determine that the security measures continue to be in 
place. 
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d. For the purpose of this Section 11, “Vacant” means where the Heritage Building 
is substantially and consistently empty of occupants and personal property 
necessary to sustain normal occupancy for a period of more than 30 days, or 
where there are no longer any occupants consistently occupying the Heritage 
Building and there is no set date for when occupant(s) will return to occupying the 
property. 

12. Indemnity 

a. The Owner hereby releases, indemnifies and saves the City, its officers, 
employees, elected officials, agents and assigns harmless from and against any 
and all actions, causes of action, losses, damages, costs, claims, debts and 
demands whatsoever by any person, arising out of or in any way: 

i. the existence or effect of any of the restrictions or requirements in this 
Agreement; 

ii. the breach or non-performance by the Owner of any term or provision of 
this Agreement;  

iii. by reason of any work or action of the Owner in performance of its 
obligations under this Agreement; or 

iv. by reason of any wrongful act or omission, default, or negligence of the 
Owner. 

b. The Owner agrees that in no case shall the City be liable or responsible in any 
way for: 

i. any personal injury, death or consequential damage of any nature 
whatsoever, howsoever caused, that be suffered or sustained by the Owner 
or by any other person who may be on the Land; or 

ii. any loss or damage of any nature whatsoever, howsoever caused to the 
Land, or any improvements or personal property thereon belonging to the 
Owner or to any other person, 

arising directly or indirectly from: 
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iii. compliance with the restrictions and requirements in this Agreement; 

iv. wrongful or negligent failure or omission to comply with the restrictions 
and requirements in this Agreement; or  

v. refusal, omission or failure of the City to enforce or require compliance by 
the Owner with the restrictions or requirements in this Agreement or with 
any other term, condition, or provision of this Agreement. 

c. The Owner agrees that the indemnity and release granted in this Section 12 will 
survive the release, discharge or termination of this Agreement.  

13. No Waiver 

No restrictions, requirements, or other provisions of this Agreement shall be deemed to 
have been waived by the City unless a written waiver signed by an officer of the City has 
first been obtained, and without limiting the generality of the foregoing, no condoning, 
excusing or overlooking by the City on previous occasions of any default, nor any 
previous written waiver, shall be taken to operate as a waiver by the City of any 
subsequent default or in any way defeat or affect the rights and remedies of the City. 

14. Inspection 

Without limiting the City’s power of inspection conferred by statute and in addition to 
that power, the City may, at all reasonable times and upon reasonable notice to the 
Owner, enter onto the Lands from time to time for the purpose of ensuring that the Owner 
is fully observing and performing all of the restrictions and requirements in this 
Agreement to be observed and performed by the Owner, and carrying out all work in 
compliance with the requirements set out in the Agreement. 

15. Enforcement of Agreement 

a. In addition to any remedies available to the City under the Local Government Act, 
if the Owner defaults in observing or performing any obligation under this 
Agreement, the Owner will rectify such default within thirty (30) days after 
receipt of notice from the City, except that if the Owner, by reason of the nature 
of the default, cannot in the opinion of the City, rectify such default within thirty 
(30) days, the Owner will have a further reasonable period to rectify so long as the 
Owner proceeds promptly and diligently.  If the Owner fails to rectify such 
default within the permitted time period or if the City, in case of emergency, does 
not consider that it has time to deliver such notice, the City may rectify the default 
on the Owner’s behalf, although the City will be under no obligation to do so.  If 
any default by the Owner results in the need for the Owner to take positive action 
to rectify such default, the Owner will take such positive action as the City 
considers necessary, and if the Owner fails so do so, the City may apply to court 
for a mandatory injunction requiring the Owner take such action. 
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b. The Owner will pay to the City on demand the aggregate of all the City’s costs 
and expenses of rectifying any default of the Owner, plus a sum equal to 20% of 
those costs and expenses on account of the City’s overhead, plus any other 
amounts the Owner may owe to the City from time to time pursuant to this 
Agreement.  If the Owner does not pay the City within thirty (30) days after the 
date the Owner receives a demand from the City, the arrears will bear interest 
from the date of the demand to the date of payment at the Prime Rate (as defined 
below) plus 3% per annum, calculated and compounded monthly not in advance.  
If any amount due and owing by the Owner to the City pursuant to this Section 15 
are unpaid on the 31st day of December in the year such amounts came due, the 
City may, without limiting the City’s other remedies, add such amounts to the 
taxes payable in respect of the Lands as taxes in arrears. 

c. “Prime Rate” means the rate of interest equal to the floating interest rate 
established from time to time by the Scotiabank, 6300 No. 3 Road, Richmond, 
British Columbia, as the base rate that will be used to determine rates of interest 
charged by it for Canadian dollar loans to customers in Canada and designated by 
the Scotiabank as its prime rate. 

d. The Owner further acknowledges and agrees that in any action to enforce this 
Agreement in which any court determines that the position of the City will 
prevail, the City will be entitled to any court costs on a solicitor and client basis. 

16. Alternative Remedies 

Any performance by the City pursuant to a statutory right to perform the obligations of an 
Owner arising out of this Agreement may be exercised fully in accordance with the Local 
Government Act and the Community Charter, and shall be without prejudice to any and 
all other remedies at law and equity available to the City, and no reference in this 
Agreement to, or exercise of any specific right or remedy by the City, shall preclude the 
City from exercising any other right or remedy. 

17. Damages 

The Owner covenants and agrees that the measure of damages for any breach of the 
restrictions or requirements of this Agreement shall include, but shall not be limited to, 
the actual cost and expense of all administration, labour, materials, equipment, services 
and work required for all remedial acts necessary to fully restore, rehabilitate, repair, or 
maintain the building, structure, improvements on or features of the Lands having 
heritage value and/or heritage character to be protected, conserved, preserved, or kept in 
its natural state.  The nature and extent of any breach of the said restrictions and 
requirements, and the nature and extent of any restoration, rehabilitation, replacement, 
maintenance, or remedial work or action of any nature required to remedy such breach 
shall be determined by the City by reference to the Conservation Plan, and section 3 of 
this Agreement.   
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18. Successors Bound 

All restrictions, rights and liabilities herein imposed upon or given to the respective 
parties shall extend to and be binding upon their respective heirs, executors, 
administrators, successors and assigns. 

19. Interpretation 

The following provisions apply to this Agreement: 
 

a. In this Agreement, “Owner” shall mean all registered owners of the Lands or 
subsequent registered owners of the Lands, as the context requires or permits. 

b. The headings in this Agreement are inserted for convenience only and shall not 
affect the interpretation of this Agreement or any of its provisions. 

c. The laws of British Columbia are to govern its interpretation and enforcement. 

d. Each of the City and Owner accepts the jurisdiction of the courts of British 
Columbia. 

e. Time is of the essence. 

f. If a court finds any provision invalid, illegal, or unenforceable, and severs it from 
the remainder of this Agreement, the remaining provisions are to remain in force 
and effect. 

g. Waiver of a default by the City or Owner or failure or delay by the City or Owner 
in exercising a right or remedy does not mean that the City or Owner waives any 
other default or that the City or Owner has waived its right to exercise such right 
or remedy. 

h. This Agreement represents the entire agreement between the City and Owner 
regarding the matters set out in this Agreement, and supersedes all prior 
agreements, letters of intent, or understandings about such matters. 

i. Any reference to a statute or bylaw is to the statute or bylaw and the regulations 
made pursuant thereto in force on the reference date, and to subsequent 
amendments to or replacements of the statute, bylaw, or regulations. 

j. All appendices to this Agreement are incorporated into and form part of this 
Agreement. 

k. If the Owner consists of more than one person, firm, or corporation, the Owner 
obligations under this Agreement shall be joint and several. 
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l. Whenever the singular or masculine or neuter is used in this Agreement, the same 
shall be construed to mean the plural or feminine or body corporate where the 
context so requires. 

m. No amendment or modification is to have any force or effect unless the City and 
the Owner have signed. 

20. Notice 

Any notice to be given under this Agreement shall be in writing and may be either 
delivered personally or sent prepaid mail or facsimile and if so mailed shall be deemed to 
have been given five (5) days following the date upon which it was mailed and on the 
following business day after transmission if sent by facsimile.  The address of the parties 
for the purpose of notice shall be: 

a. To the City: 

City of Richmond 
6911 No. 3 Road 
Vancouver, BC  V6Y 2C1 

Attention: City Clerk 
Fax:  604-276-5139 

with a copy to the General Manager, Planning and Development and to the City 
Solicitor; and 

b. To the Owner, to the address as set out on the title for the Lands, 

or to such other address or fax number as any party may in writing advise.  If title to the 
Lands is transferred to a new Owner, the new Owner shall provide notice in writing to the 
City within fifteen (15) days of such a transfer providing the name of the new Owner, the 
contact for notice if it is different than the Owner and the new address to which notices 
are to be sent. 

21. Counterparts 

This Agreement may be signed by the parties hereto in counterparts and by facsimile or 
pdf email transmission, each such counterpart, facsimile or pdf email transmission copy 
shall constitute an original document and such counterparts, taken together, shall 
constitute one and the same instrument. 

 
(The Remainder of this Page is Intentionally Blank) 
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IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date 
written above. 
 
1359161 B.C. LTD. (Inc. No. 
BC1359161), by its authorized 
signatory(ies): 
 
      
Name: 
Title: 
 
      
Name:  
Title:  
 

  

 
 
 
 

CITY OF RICHMOND, by its authorized 
signatories: 
 
      
Malcolm D. Brodie, Mayor 
  
 
      
Claudia Jesson, Corporate Officer  
 

  
 
 
 
 

 

CITY OF 
RICHMOND 
APPROVED 
for content by 

originating 
dept. 

 
 

Legal Advice 
 
 
 
 

DATE OF COUNCIL 
APPROVAL 

(if applicable) 
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APPENDIX 1 

SITE PLAN 

 
(see attached.) 
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APPENDIX 2 

CONSERVATION PLAN 

 
(see attached.) 
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1. INTRODUCTION 

1.1. SITE INFORMATION 

Address: 3831 Monct on Street, Richmond 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

Legal Description: Lot 18, Block 3N, Sub-block 3, Section 10, Range 7W, Land District 

36, Plan NWP249 

Neighbourhood: Stevesto n 
Zoning: CS2 

Type of Resource: Building; Commercial; Single-st orey retail 

Historic Names: Ikeda Dry Goods, Ray's Drygoods, Budget Appliances 
Original Owner (current building): Teruhike Ikeda 

Date of Construction: 1924 
Additions: c. 1930 and 1987 

Architect: Not known 
Builder: Not known 

Heritage Status: List ed on Richmond Heritage Invent ory, identified as prot ected in 
St eveston Village Heritage Conservation Area 

Ikeda Dry Goods, located! at 3831 Moncton Street, is note d as a building of historical 

significance: it is list ed by the City of Richmond as a resource to be prot ect ed, as one 
of 17 buildings in Stevest on's Heritage Conservati on Area, and is proposed to be 

rehabilitat ed. It w as constructed in 1924, replacing an ear lier t enement building on 

site, and is charact erized by its single-st orey massing, fa l.se front and no setbacks 
with orientation t o t he streetscape as one of several earl y vernacular commercial 
buildings on t his side of Monct on Street . It is represent at ive of simple commercial 

buildings that w ere constructed throughout the Low er Mainland, and Richmond in 

parti cular, as part of development t hat gradually retu rned after t he end of W orld 

War I. 

The proposed conservati on strategy for Ikeda Dry Goods includes its retention on 

the property, and t he preservation and rehabilitation of the character defin ing 

elements along the front , facing Moncton Street, and side elevation facing First 
Avenue. It is based, in part, on sit e visits on April 9 and October 12, 2022, and is 
supplement ed by addit ional research and documentatio n. The interior was 
assessed on the second site visit and has revealed critical new information t o be 
incorporat ed into this Co nservation Plan. A final site visit w as undertaken on 

October 29, 2024, t o assess the rear additions t o the bui !ding. 

This Conservati on Plan is based on Parks Canada' s Standards and Guidelines for the 

Conservation of Historic Places in Canada. It out lines the preservati on, 

rehabilitation and restorat ion that will occur as part of the proposed initiative which 
involves negotiation of a Heritage Revitalization Agreement (HRA) betw een the 

M CLEAN HERITAGE PLANNING & CONSULTING 
---------- JUNE 2026 ----------
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CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

owner and the city, and ultimately, Council approval of that same HRA at Public 

Hearing. 

For the purposes of clarifying the conservation approach, the building is 

distinguished by three components: 

1. The main retail and histor ic living space fronti ng Moncton Street; 

2. A small addition made to the rear facing First Street; and 
3. A later concrete block addition that occupies much of the rear of the site 

(Figure 1). 

i---------. 
I .,,,,,,...,.,_... i 

(1) 
OIS'INC. HUlll'f.-ct: a,~ 

TO et AVN'ltl> 

' 

Figure 1: Site Plan of the three components of 3831 Moncton Street: (1) the original 
retail and residential building fronting Moncton Street, and (2) the gabled rear 
addition, both to be rehabilitated and (3) the concrete block flat roof addition, 
proposed to be removed. 

MCLEAN HERITAGE PLANNING & CONSULTING 
----------- JUNE 2026 -----------
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2. BACKGROUND RESEARCH AND ANALYSIS 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

The property on which Ikeda Dry Goods is located, at 3831 Moncton Street, has been a 
single-unit commercial buildi ng since its construction in 1924. It has retained a 

commercial use until quite recently, when it was known as Budget Appliances, and prior 
to that as Ray's Drygoods. It is current ly vacant. It is situate•d in the central part o f the 

village of St evest on, in the southw est part of Richmond (Figu re 2) . 

Figure 2: Location of Ikeda Dry Goods, 3831 Moncton Street. 

Ikeda Dry Goods is locat ed with in the "Core Area" of the St eveston Heritage 

Conservation Area. It is situated on the w ester ly end of a histor ic and intact streetscape 

compr ising four buildings, two of which are identified heritage resources within the 
Heritage Conservation Area (Figure 3) . The historic sites in close proximity include Bare 

Basics at 3871 Moncton Street and t he Tasaka Barbershop at 3891 Moncton Street, 

along w ith the St eveston M useum and former Northern Bank immediat ely t o the w est 
at 3811 Monct on Street. 
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Figure 3: Steveston Heritage Conservation Area Map, City of Richmond, Planning 
Bulletin #3. Ikeda Dry Goods, 3831 Moncton Street outlined. 
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2.1. HISTORIC CONTEXT AND ASSOCIATION 

Ikeda Dry Goods, built in 1924, is an illustration of some of the earliest commercial 

development in Steveston, as the village gradually began to grow in the early 1900s, 
with the focus of development along Moncton Street between 3,a Avenue and No. 1 

Road, and the docks located along the mouth of the Fraser River (Cannery Channel). 

The original layout of the village, at the time w as focused w ith its commercial core 
betw een Chatham Street and the Fraser River, as indicated on the survey plan from 

1892 (Figure 4). 

A 

Figure 4: Original 1892 Survey Plan, City of Richmond Ar chives Map 1990 14 6. 

Subject site outlined. 
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The ear liest records of the subject site date back to 1897, showing a long narrow 

building running the f ull l ength of the property and slightly set back from the front 

property line (Figure Sa and Sb). 
CHATHAN 
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Figure Sa: Fire Insurance Plan, 1897, with subject site outlined 

Source: 1897 Fraser River Canneries, Chas. E. Goad, UBC RBSC G3512.F73 G475 

1897a G6 
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3 

..., _____ _____ - -

' TON 
Figure Sb: Fire Insurance Plan, 1897 (partial), enlarged to show subject site 

Source: 1897 Fraser River Canneries, Chas. E. Goad, UBC RBSC G3512.F73 G475 

1897a G6 

This resembles, and is identified as, a t wo-st orey tenement building, w ith the 

markings indicating a porch spanning the entire east side, which strongly suggests 
that the access t o the multip le units w ould have been on that side. It almost 
certainly housed workers of the ear ly canneries in St eveston. 

By 1906, there w ere 18 canneries set along the Fraser River w at erfront . The 

downt own area cont inued t o grow, and similar to other .areas of the l ow er 
Mainland, this began around 1904 and continued int o the early years of the second 

decade. 

By 1911, this building appears as a very different structure (Figure 6) - whether th is 

is simply a scaling issue by the illustrator, or if it represents a different building is not 

absolutely certain. For the purposes of this report , how ever, it is assumed t he latter 
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of the two. As such, the b uilding was either replaced ent irely or w as reconstructed 

as a one-storey spanning the ent ire length of the property. Ownership records 

indicate it was held by t he Federation Brand Canning Com pany (Figure 7). 

3 

r · 
I 
I 
I --[;{J _ _j _ 
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I 

Figure 6: Fire Insurance Plan, 1911 (partial), with subject site outlined 

Source: 1897 Fraser River Canneries, Chas. E. Goad, UBC RBSC G3512.F73 G475 
1911a G6 
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YEAR OWNER OR TAXABLE PARTY 

1914 Federation Brand Canning Co. 

1916 Federation Brand Canning Co. 

1917 C.L. Packing Co. Ltd. 

1917 C.L. Packing Co. Ltd. 

1918 C.L. Packing Co. Ltd. 

1919 C.L. Packing Co. Ltd. 

1920 K. Hirai 

1921 K. Ikeda 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

ADDRESS VALUE OF 
IMPROVEMENTS 

Victoria N/A 
Victoria N/A 

509 Richards St., N/ A 
Vancouver 

509 Richards St., $200 
Vancouver 

509 Richards St., $200 
Vancouver 

509 Richards St., $200 
Vancouver 

Steveston $1600 

Steveston $1600 

Figure 7: Owners of Lot 18, Block 3N, Section 10, Range 7W, 1914 to 1921 1 

The area's prosperity, dr iven primarily by the nearby canner ies, was fueled in large 

part by the labour of t he time, and reflected in the use of the subject site in the late 
1890s and through the 1910s, which included First Natio,ns, and those of Chinese 

and Japanese descent . Over the first several decades of the 20th century, St eveston 
became a focus of Japanese-Canadian settlement, second only to Powell Street in 

Vancouver, lasting until the forced relocation from the w est coast and the 
internment beginning in '1942. This was also reflected ini the evolution of ownership 

of the subject site. 

The building that preceded the existing building was fortunat e t o have escaped the 
Steveston fire of May 1918, likely due t o the distance it was from the Star Cannery, 

where the f ire started in a bunkhouse. Buildings on the s,outh side of Moncton 
Street, and down to the waterfront, were destroyed in short order. 

While t he Assessment records show no major improvements until 1920, phot os 

documenting the results of the fi re of 1918 do indicat e a !building w ith a similar front­
gable form (but w ithout the false front ) located on t he su bject site, which 

corresponds with those earlier Fire Insurance Plans (Figures 8, 9 and 10). 

1 Richmond Municipality Assessment Roll, City of Richmond Archives 
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Figure 8: Remaining buildings after the Steveston fire of 1918. Subject site circled. 
Source: City of Richmond Archives 1978 5 

Figure 9: Depiction of a destroyed building after the Steveston fire of 1918. 
Subject site circled. Source: City of Richmond Archives 1978 5 4 
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Figure 10: Northern Crown Bank, with subject site in background, right. 
Source: City of Richmond Archives, Chilton Family Fonds, 2006 39 73 

It is important to note, though, that the tenement building is not presumed to be 
modified to become part of the building that is there now, for the following 
reasons: 

• The roofl ine (as visib le in Figures 8, 9 and 10) ext ends much further back t han 
existing. If t his were the existing building, a drop i n the roofline w ould 

evident toward the rear, where the smaller extension connect s. 

• The photo of the tenement building show s multip le w indow s facing First 

Avenue, presumably at least one for each unit, that are not evident in the 
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framing of the w est w all, as discovered in the site visit from October 12, 2022, 

when the inter ior space had been fully opened up . 

• The original rear w all of the existing building (excluding the c. 1930 addition) 
contains the original drop siding currently set w ithin some of the int erior 

space, which proves that the earliest Ikeda Dry Goods bu ilding w as much 
shorter and wider than those tenement bu ildings shown on the 1897 and 

1911 Fire Insurance Plans. 

These three points are all explained more in Section 2.2 of this report. 

The construction of Ikeda Dry Goods building w as recorded as 1924, and by (or 
possibly before) the ear ly 1930s, there w as a small addition made at the rear. The 

internment records of M r. Ikeda verifies that he built the store in 1924 (Figure 11). 

Figure 11: Records of Teruhike Ikeda, indicating ownership and rental of store and 
premises comprising four rooms, along with date of con,struction. Source: 
Landscapes of Injustice 

This is further outlined in .Section 2.2 of this report. 

The ear liest documented association with the building is to two families of Japanese­
Canadian descent. Official records place Tsyutayo Ikeda, housew ife and sewing 

student, and husband Teruhiko Ikeda, with a home address of 77 Moncton Street . 2 

2 77 M oncton Street was the original address of 3831 Moncton Street 
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She was a housewife and a sewing student while Teruhiko w as described as a skipper 

and a fish packer 3 (see Section 9.2 for f urther details) . 

This is reflect ed in t he City Directories for BC Towns, Stev eston, show ing alpha listings 

as not ed below : 4 

YEAR ALPHA LISTING 
1922-1924 No listing for T Ikeda 

1925-1927 T Ikeda dry goods 

1928-1930 M rs L M iyashita drsmkr 

1931 (T) Miyashit a & (T) Ikeda dry gds 

1932 (L) Miyashita & (M) Ikeda dry gds 

1934-1936 L Miyashita dry gds 

1937-1938 M rs Lily Miyashita dry gds 

1939-1942 Mrs Lily M iyashita of M iyashita & Ikeda 
(Mrs L) Miyashita & (T) Ikeda dry gds 

The lkedas appear to have been land lords, renting what w as described as a " dw elling 

house", specifica lly a "bungalow of fou r rooms, [with a] d ressmaker's shop in front ." s 
It w as rented to Shizuma and Toshiko Miyashita: Shizuma w as a fisherman employed 

by the Canadian Fishing Company. He and his w ife Toshiko, a dressmaker, lived at 77 
Moncton Street with their fou r children. Records also not e that the landlord, D.T. 

Ikeda, w as the brother of Toshiko Miyashita. The documents also referenced the fact 
that Shizuma Miyashita had bought "two lots behind the rented house, 77 Monct on 

Street" about a year and a half prior t o being int erned, and it w as those tw o lots on 
wh ich the Miyashita' s had intended t o build their own house (see Secti on 9.).6 

Tw o wat erworks maps from the 1930s show t he site occupied by a building 
compr ising the same footp rint as the existing Ikeda Dry Goods, comprising the main 

volume of t he store, the small addition on the nort h side adjacent First Street, but 
without the later concret e block addition (Figure 12). 

3 Landscapes of Injustice, University of Victoria, 
https:/ /landscapesofinjustice.uvic. ca/ archive/media/ custodianCase Files/lac_rg_ 117 _ c3 _ 03624 _ikeda­
teruhike .pdf 

~ Vancouver Public Library Special Collections - Brit ish Columbia City Directories 
5 Refer to documents found in Section 9.2 of this report 
6 l andscapes of Injustice, University of Victoria, 

htt ps:/ /landscapesofinjustice.uvic. ca/ a rchive/media/ cust odianCase Files/lac_rg_ 117 _ cS _ 03324 _miyashita 

-shizume.pdf 
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Figure 12b: Waterworks atlas map of south arm waterfront area south from 

Chatham Street (partial), 1936, corrected to April 1939. Subject site outlined. 
Source: City of Richmond Archives 1991 40 18 

As it perta ins to the possibility o f a residence being connected t o the rear of Ikeda 
Dry Goods, which is represented by that earlier (c. 1930) addition, it is important to 
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note that th is extremely small addition, comprising about 280 square feet, could not 

have f unctioned on its ow n to accommodate a fam ily of six. However, it is quite 

possible that the M iyashita fam ily lived w ithin the space w e now know as t he store, 
given t hat businesses of t his sort oft en had family living area in the rear or combined 

it w ith ret ail at the front . The Fire Insurance Plan which appears to be revised to 
1938, is clearer, show ing t he east half of the building as a dw elling, indicated by t he 

letter "D" while the w est half is a st ore or shop, indicated by the lett er " S" _(Figure 

13). This is further addressed in Section 7 of this report. 

• • 

--,---

r. .. ---tr 

Figure 13: Fire Insurance !Plan (partial), 1924, updated to 1938. Subject site 

outlined. Source: UBC RBSC-ARC-1272, Steveston, 1946. 

It appears from the internment records t hat the house that the Miyashita' s planned 

t o build on the two lo ts behind 77 Moncton Street (which would have been fronting 
First Avenue on an adjacent lot ) and their new house, wh ich they w ould have been 

owners of, had not been built as a result of the property iinternment in 1942. 
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The association with the first two families of Japanese-Canadian heritage exemplifies 

the importance of St evest on as one of the most important communities of that 
cultural and ethnic base at that time in Canada, second only t o Powell Street in 

Vancouver. The success of t he community lay not only in the large fish packing plant s 
and in fish ing, but more b roadly t o the local businesses that were set up and 

prospered over several decades unt il the forced internment in 1942. 

This family, who ran Ikeda Drygoods from around 1921 to 1942, and t he subsequent 

Ray's Drygoods, bot h illustrat e the community importance of a fam ily-owned and run 
dressmaking and drygoods business. Furthermore, t he Ikeda family, renting t o 

immediat e family (the Miyashita family), exemplifies community development 
lead ing t o strengthen overall family prosperity. The fact t hat the Miyashita's w ere 

intending to build their ow n home, immediately north of the premises t hey rented 
pr ior to t he forced internment , is proof of that success, det ermination and resilience. 

The lat er association of t he bu ilding is with t he Kerfoot family. Ray Kerfoot acquired 

the business in the mid-1940s; it is not certain, but possible, that he opened the 
business when (or shortly after) the property w as sold in 1944 as part of province­

wide disposal of properti es of Japanese-Canadians t o the public (without permission 
from those owners).7 It is Ray Kerfoot t o whom "Ray's Drygoods" is attributed. In a 

letter to Richmond News, Ray's son, Al Kerfoot, not ed that the family lived behind the 
store unt il lat e 1949 when they moved to Kerr isdale.8 

The business t hat was established here under t he previous Ikeda Dry Goods w as 

continued by Ray Kerfoot . He similarly sold goods such as cloth ing under the name 

Ray's Drygoods. The business exemplifies t he types of small, locally-based and 

successful businesses t hat w ere common to Stevest on, providing an important 
service t o t he community. Their family's success w as illustrat ed by their relocation, 

around 1949, from their dw elling quarters on site, to Kerr isdale, in Vancouver, 
allow ing them t o live in a more affluent area while comm ut ing to their business. The 

family's move t o Vancouver also allowed t he commercial component of the building 

t o be expanded in the 1950s. Ray Kerfoot remained t he owner until around 1960. 

Ray Kerfoot's importance in the community, out side of t he family business, is 
additionally illustrated by his position as head of the St ev eston Board of Trade in the 
mid-1940s. It w as around 1979 that the store that operated here became Budget 

Appliances, founded by Norm Hooper.9 Some details from that era w ere obtained 

through an int erview with Casey Muir, as present ed in the following section. 

7 The building was purchased by the wife of a Steveston shopkeeper, Ethel Fisher, for $1275 in 1944 when 

Teruhiko was interned (Richmond News, September 15, 2023) 
8 "Photo sparks memories of family-owned store", Richmond News, July 2, 2022 
9 Letter from Norm Hooper to City of Richmond dated May 12, 2009, which he references the founding his 

business commonly known as Budget Appliances 30 years prior: this would make its establishment around 

1979. 
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Telephone conversation wit h Casey M uir, nephew of previous owner, Norm 

Hooper, Oct ober 31, 2024. 

The rear section of the bu ilding, consisting of the small gable extension 

measur ing 14 feet w ide by 20 feet long, was there when his uncle, Norm Hooper, 
acquired the property in 1977. In the lat e 1980s, repai r w ork was undertaken to 

th is rear section. The perimeter of this section had no foundation and its 
condition was poor, to the point where it w as necessary to replace deteriorated 

components. When the flooring w as removed, it w as discovered that there was 
no foundation, and it had been built on tree stumps. The base of the exterior 

walls had rotted out, and the base on all sides had to be re-bui lt. W ithin that 
space there w as remnants of a fireplace, and old ceramic rice bowls (either 

Chinese or Japanese) w ere foun d. The sections of w alls w ere jacked up and set 
down on a new perimeter foundation and a new concrete slab w as poured. The 

original rear w all of the main (1924) building retained the original w ood cladding. 

There was still one outbui lding at the rear, one of the tw o that show s on the 
1960 Fire Insurance Plan. It w as a very small building, and at the time they 

acquired the building, there w as no evidence that it w as used for living purposes, 

and it looked too small for that in any event. It appeared t o be used for storage. 

The larger expansion consisting of concret e block construction and a flat roof 

was complet ed a few years after the aforementioned repai rs were done. The 
last outbuilding w as demol ished around this time. The original rear w all of the 

1924 building was covered up with the concrete block. 

2.2. ARCHITECTURAL ASSESSMENT 

In order to implement a t ruly effective Conservation Plan, the evolution of any 

building must be fully understood. Part of this section is dedicated t o explaining the 
detail betw een the existing building and pre-1924 records that present a strong case 

for this not being a c. 1911 construction, as is currently t he approximate construction 
year currently presented by the City of Richmond. 

Ikeda Dry Goods is an excellent example of simple vernacu lar early commercial 

development in St eveston, but its current form, design and details have changed 
somewhat since its construction in 1924. 

Ear lier photos, taken imm ediately after the fire of 1918, show a longer building -

with the elongated roof line that does not exist today- the clue to it being the earlier 

building on th is site (Figure 14), and there is no drop in the roofline due t o t he 
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smaller rear extension, as w ould be seen today. There ar e also multiple w indow s on 

the First Avenue side which w ould have served the cabins or t enements, which do 

not exist in the remaining int erna l fram ing of the west w all of the current building. 

Figure 14: Magnified view of the remaining buildings after the Steveston fire of 
1918, focusing on details of the pre-1924 building on this site that survived the fire. 
Source: City of Richmond Archives 1978 5 

The building has undergone minor modifications over time to serve the various 
t enants and owners and address the evolving commercia l use. In particular, the 
examination of the int erio r on October 12, 2022, and further examination on 

October 29, 2024, has revealed critical information on the form of constructi on along 

with changes to the buildi ng, and what is, and is not, or igunal material. This includes 
the foundation (or lack thereof], the st ore front, the cladding and hist or ical 

placement of early window s and doors. 

The second visit to inspect the interior, and specifically the rear additions, was made 

on October 29, 2024. The purpose of this w as to assess the sequence of addit ions 
and t o determine if the small wood frame addit ion (seen as a gable extension to the 
rear) was original or not. 

Ikeda Dry Goods was built when foundations w ere not alw ays required or expected, 

particu larly for simple buildings such as this. At the time of the interior examination 
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there was no foundation, and the east wall in particular, was virtually unchanged but 
deteriorated sign ificantly while the west wall was in better shape (see further 
assessment in Section 5.3'). However, the foundation has been upgraded as of the 
writing of th is report with a new base wall completed on the west and east sides. 

The storefront has undergone the most notable changes over ti me - both the 
windows and doors, along with the false front. It is presumed that there was a full­
height false front in place from the t ime of its construction, as there is no archival 
evidence to suggest otherwise. However, the false front did change slight ly in 
appearance, from a straight horizontal top visible in the 1930s (Figures 15 and 16) to 
the "stepped" one that is in place today and, in those earliest years, prior to the mid-
1940s, no vertical blade si'gn was on the building. 

Figure 15: Moncton Street looking west from No. 1 Road, 3831 Moncton Street 
circled. Source: City of Ri:chmond Archives RCF 274. Presumed date is late 1930s 
based on the automobile,s visible. 
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Figure 16: Moncton Street looking west from No. 1 Road, 3831 Moncton Street 
circled. Presumed to be the latter half of the 1940s based on the automobiles 
visible and the Ray's Drygoods sign on the building (magnified below). Source: City 
of Richmond Archives 2002 118. 

Records indicate that this major change took place between 1948 and 1952, based on 
air photographs from those two years (Figures 17 and 18) . 
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Figure 17: Aerial photograph of the Steveston waterfront, townsite and south 
Richmond as seen from southwest (partial), 1948. Subject site circled. 
Source: City of Richmond Archives, 1997 16 97 

_. 
Figure 18: Aerial photograph of the Steveston waterfront, townsite and south 
Richmond as seen from southwest (partial), 1952. Subject site circled. 
Source: City of Richmond Archives, 1997 16 86 
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Additionally, records show that a small gabled extension at the rear this was added 

sometime between its construction (1924) and 1936, based on its appearance on the 
Waterw orks Atlas maps from the 1930s (Figure 12). 

The store front window frames and proportion s, the placement of the main entry, 

along with signage and added canopy are all alterations that are evident on the front. 
The original false front, wooden storefront w indow s, blade sign and recessed entry 
are evident in a 1940s phot ograph (Figure 19).10 

Figure 19: Christmas in Steveston, 1940. City of Richmond Archives, Centennial 

Collection, Photograph 1978 23 12. 

On each of the sides, singl e-set w indows have been removed (with frames retained) 
and covered over w ith add itional siding. A small part of the rear siding is still in place 

but is now inside inter ior walls w ith the addition made at the rear. This early 20t h 

century era - spanning roughly 1912 t o the 1930s - had a simple store front w ith 

basic signage. Neon signage, which w as in place in the larger cities of the Low er 
Mainland pr ior to World War I, spread t o outlying areas such as St eveston in the 

inter-w ar era. For Ikeda Dry Goods in particular, the most dramatic change was the 

to While the City of Richmond Archives lists the photo as 1940, it must have been slight ly later since .,Ray's 

Drygoods" did not come into business until sometime between 1942 and 1946, suggesting c. 1945 would 
be a more accurate date. 
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installation of a neon sign above the entry - although the exact year is not known, 

the "Streamline Moderne" design suggests it was installed sometime in the mid-

1940s, when th is was still a popular style. 

A slightly later photo, noted by the Richmond Archives as c. 1950, show s t he same 
neon sign in place and the same w ood frame storefront arrangement w ith the 

except ion of the raised "parapet" - this allowed for the height of the blade sign to 

roughly match the t op face of the false front. This is likely the same time that the 

grey asphalt shingles w ere applied to the front face, which w ould have masked the 
alteration to the false front to give it a " parapet" face appearance: stepped down on 

either side of the roof peak (Figure 20). 

Figure 20: Ray's Dryoods and neighbouring buildings on Moneton Street, c. 1950.11 

Source: City of Richmond Archives, Noel McConnell Fonds, Photograph 2012 62b. 

11 Richmond Archives lists this photograph as c. 1950, and based on the .age of the cars, and given that 
there is no canopy in place, it is assumed to be 1952 since t he air photo presented earlier shows the 

parapet. It is certainly earlier tha111 the photograph presented as Figure 21 in this report (which is also 

listed by the Archives as c. 1950) 
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However, by the late 1950s, a flat canopy was added spanning the entire st orefront 

and a more period-appropriat e neon sign installed - in any case the previous sign's 
placement would have interfered w ith the new full-width canopy (Figure 21). The 

multi-pane storefront w indows were replaced by more modern storefront windows -
a fixed single-pane form d ivided by a single mull ion - andl remain in place t oday; the 

ret ail entry was also altered, wit h removal of narrower angled windows that formed 

the recessed entry. That entry door was ret ained and surrounding glazing was 
brought forward, to creat e a more unified front wall face. 

-... --

Figure 21: Moncton Street looking east from First Avenue, showing various 
commercial buildings, including Ray's Orygoods (far left), c. 1950.u 
Source: City of Richmond Archives, 1978-37-14 

12 While the Richmond Archives list s this photograph c. 1950, based on the age of the car (far right) and 

given that there is a canopy in place, it is assumed to be late 1950s - a later date than the Figure 20 
photograph in this report, which w ould be early 1950s. 
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The building has ret ained most of its character that remains visib le t oday; it has 

survived many decades with only very minor changes. By the mid-1980s, the neon 
blade sign w as removed, and more modern cladding w as inst alled over t he existing, 

but its overall form and general appearance (as it appeared in 1952) is much the 
same (Figure 22). The entry door, although older, is not or iginal but is period­

appropriat e. It certain ly appears to have remained intact from t he time is w as 
replaced in the 1950s (with only the loss of the angled push-bar). 

Figure 22: Budget Appliances, 3831 Moncton Street, c. 1984. City of Richmond 

Archives, David Fleming Fonds, Photograph 2010 47 19. 

Regard less, t hose st ore front entry changes are identifiable and reversible; Secti ons 5 
and 6 of this report identify their condition and conservation strategies to pursue. 

Sometime between t he m id-1980s and 2000, the flat-roof canopy w as either entirely 
replaced by or supplemented with a modest sloped-roof shingled overhang providing 

w eather prot ection similar t o the earlier canopy. The additional structural supports 

t hat are still in place t oday can be seen in a photograph from 2000 (Figure 23). The 

wrap-around horizontal si'gn that w as, until recently, in pnace, w as added during that 
time. 
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Figure 23: Ikeda Ory Goods, which in 2000 was known as Budget Appliance Centre. 
City of Richmond Heritage Inventory. 

In addition, the cladd ing above the canopy w as altered from larger panels (likely 

asbestos shingles) to lap siding, evidenced by the photograph from 2000. That lap 
siding is not original: evidence is the or iginal drop siding st ill intact on the east and 

w est sides and the rear. It is partly visible from the street, on the narrow space on 
t he east side, and is most evident as seen from the interior, during the ear ly stages of 

preparing this report. 

The w est side reveals the evolution of the siding. The first layer, a cove-cut drop 
siding, is set directly on the studs, w ith no backing or t ar paper (and which is identical 

t o that on the east side) (!Figure 24). 
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Figure 24: West side wall with back face of cove-cut drop siding intact and visible 

White rock-dash stucco was added to the drop siding, allowing for a gap between the 
wood and the stucco; this also served as a rudimentary form of insulation (Figure 25). 
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Figure 25: White rock-dash stucco under lap siding (west side, circled) 

Finally, the lap siding in pl ace t oday w as added sometime between the mid-1980s 

and 2000 (Figures 26 and 27). Nevertheless, the lap siding is period-appropriat e and 
has become a character-d efin ing element over time (see Section 3). 

Further strat egies on the conservation approach to the st orefront and overall 
exterior are presented in Section 6. 
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Figure 26: Storefront windows and single door with shingled canopy and older 

signage attached, 2022. 

Figure 27: Building as seen from First Avenue 
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The examination of the interior revealed other clues about the original appearance of 
t his building. On both sides and along the or iginal rear w .i ll, single-set window s w ere 

in place early, or w ere orig inal, to the building. They w ere most likely identical to the 
one that is still in p lace on the rear wall, double hung w ith multi-pane upper and 

low er sashes; one single-set window w as in place on the east side (Figure 28). 

Figure 28: Exposed interior showing one original window still in place, painted 
white and on rear wall (left, circled above) and a single window frame on the east 
wall (right, circled above); magnified rear window, below. 
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Similarly, on the w est side facing First Avenue, there w ere three single-set w indow s, 
and two of these frames w ere entirely exposed on the interior (Figure 29). They 

w ere boarded up with sa lvaged drop siding w ith a cove profile, indicating that th is 

work happened prior to, or at the same time as, stucco applied t o the w est side wall. 

Figure 29a: Window openings on interior, west side wall: frames are intact, but 

boarded over with a siding profile identical to that in place elsewhere on that side. 
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Figure 29b: Broader view of the exposed west side 

Based on th is map, and the Waterworks atlas map (Figu re 12), and as introduced in 
this section of the report, it is clear that the rear alteration had taken place by 1936 
(the two plans show identical footprints) (Figure 30). 
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Rock-dash stucco was added to the west wall of the building, most likely in the late 
1940s or into the 1950a: stucco was often an approach to heritage buildings to mask 
additions and make the entire building consistent and more modern in appearance; it 
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also served as a primitive form of insulation and rock-dash had replaced glass bottle 

stucco (more typical of the 1920s and 1930s). It is specul ated that some or iginal 
siding w as used t o cover up the three w indow s on t he w est side and the one window 

on the w est side. 

The other alteration on the w est side is the bump-out of the loading doors - the 

inter ior roof lines show ev idence that t hese doors are a lat er addition (Figure 31): t he 

w ood used is clear ly new er, w ith a different fin ish than t hat of t he surrounding 
rough-cut wall and roof framing. 

Figure 31: Loading doors on west side as seen from interior, with wall face 

extended out. 

The chimney on t his side w as or iginally made of brick and the exter ior portion 

extending beyond the roof w as reconstructed at a lat er date using concrete block 
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(Figure 32). The rudimentary ut ility pole near the chimney is also a later addition, but 
unlike the chimney, it is not a character-defining element. 

Figure 32: Interior of west wall chimney connection illustrating its original brick 

form. 

Further alterations made at the rear include a gabled extension behind the loading 

doors (c. 1930) and an add itional flat roof w ith pediment storage or loading area 

setback further from First Avenue completed in 1987; the hist ory of these 
components have been further discussed - see Section 2.1 of th is report (Figures 33 

and 34). 
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Figure 33: West side of subject site, with paired loading door, chimney and utility 
pole along First Avenue. 

Figure 34: Rear of subject site, with paired recessed loading door facing First 
Avenue. Earliest addition (c. 1930) outlined in yellow, later addition (1987) 

outli ned in red. 
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The Ikeda Dry Goods building is part of a row of commercial buildings along Moncton 
St reet in downtown Steveston. All of t he buildings are of a similar age and scale and 

present a cont inuous fa9ade of small retail shops fl ush to the sidewalk. 

HERITAGE VALUE 

Ikeda Dry Goods, built in 1924, is valued as an expression of the early commercial 
development patt ern in St eveston reflecting t he area's early 20th century growth as 

Richmond's primary service centre, for its association with the bot h the original owner, 
T. Ikeda. and w ith the Kerfoot family who followed, and for iits style. 

Ikeda Dry Goods is part of an almost-continuous fa9ade of simple, wood frame, false 

front Vernacular style commercial buildings along Monct on Street . Although the earl ier 
building on the site was not affected by the 1918 fi re, Ikeda Dry Goods represents some 
of the earliest commercial redevelopment following that cat astrophic f ire. The building 
is of a similar scale to the majority of early to mid-20th centu ry buildings, oriented t o 

draw shoppers along St eveston's main street. Th is serves as an expression of a 
commercial development pattern that characterized Steveston as a service centre for 

both the immediate community and the wider agricultural area of Richmond, as the 
area's populati on and economic development expanded w it h farming and fishing being 

the primary catalysts. The building's early use also reflects t his ear ly and continuing 
historic pattern, exemplified by the presence of Ikeda Dry Goods in the 1930's, which 

sold texti les and cloth ing. 

The building is significant for its association w ith the fi rst t hree recorded families as 

tenants and business owners. Fi rst, it exemplifies the importance of St eveston as one of 
the most important communities of Japanese-Canadian settl ement in Canada. The 

success of that community lay not on ly in the large fish packing plants and in fishing, but 
more broadly to the loca l businesses that w ere set up and prospered until the forced 

internment in 1942. The bui lding illustrat es the importance of family-owned and run 
dressmaking and drygoods businesses, w ith the Ikeda family owning the property from 

around 1921 to 1942, and th e Miyashita family rent ing from their immediate family 

from 1928 to 1942, where Lily Miyashita operat ed a dressmaking business during that 

time, t hereby developing overall family prosperity. The M iyashita's w ere about to 
embark on building their own home immediately north of the premises they rent ed 

prior to the forced internment, further proof of that success, determination and 
resilience. 
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The building is additionally important for its association w ith the Kerfoot family, who 

had acquired it by 1945. Following the lead of the previous Ikeda Dry Goods, Ray 
Kerfoot started up the aptly named Ray's Drygoods, cont inuing to sell goods such as 
clothing. The business exemplifies the types of small, locally -based and successful 
businesses t hat w ere common to St evest on' s economy, prov iding an important service 

to t he community. Their family's success w as illustrated by their relocation, around 

1949, from their dwelling quarters on site, to Kerrisdale, in Vancouver, allow ing them t o 
live in a more affluent area w hile commuting t o t heir business. The family's move to 

Vancouver also allow ed t he commercial component of the b uilding to be expanded in 
the 1950s. Ray Kerfoot remained the owner unti l around 1960, when it became Budget 

Appliances. Ray Kerfoot's importance in the community is additionally illustrated by his 
posit ion as head of the Steveston Board of Trade in the mid-1940s. 

The building is valued as a good example of a Vernacular commercial structure, and 

prominently locat ed at the corner of Monct on Street and Fi rst Avenue. Its design 
expression is a simple single-storey commercial building w itlh a fu ll-width storefront and 

a " boomt own" false front parapet . 

CHARACTER DEFINING ELEMENTS 

The elements that define the heritage charact er of Ikeda Dry Goods are: 

• The height, scale, and massing of the building typical of the streetscape; 

• Its orientation and re lationship t o Moncton Street; 

• Continuous commercial use; 

• Main floor set at grad e; 

• The use of materials that are considered, in today's cont ext, to be either less 

common or more challenging and costly t o source, and for the retention of 
which is considered to be a strong case for sust ainability, such as old growth 

lumber, both structural and decorative; 

• Its presence as part of the hist orical development form of the street which 
creates a diverse, articulat ed edge and a sense of enclosure, and its contribution 
t o the liveliness and d iversity of the area; 

• Vernacular commercial design including the building's front gable roof and t he 
distinctive st epped parapet false front, and its typical rect angular building form; 

• Modest gabled-form rear addit ion; 

• Large storefront window openings and an ear ly entry door w it h hardw are and 
mail slot ; 

• Lap siding on t he tw o exposed street front s, and on the false-front wall above 
the canopy, with shingles on the rear of the false-front w all; 

• Original drop cove sid ing exposed on t he upper porti on of the rear gable; 

• Narrow unadorned chimney on the w est side. 
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Source: City of Richmond, Planning, Building and Development; Revisions and updates 
by Mclean Heritage Plannin,g and Consulting, 2024-2025 

4. CONSERVATION GUIDELINES 

4.1. STANDARDS AND GUIDELINES 

Ikeda Dry Goods building is a histor ic resource locat ed in the centre of t he St evest on 

commercial district, in southwest Richmond. Parks Canada' s Standards and 
Guidelines for the Conservation of Historic Places in Canada is the source used t o 

assess the appropr iat e level of conservation and intervention, Under the Standards 
and Guidelines, the w ork proposed for Ikeda Dry Goods building includes aspects of 

preservation, restoration and rehabilitat ion. 

Preservation: the action or process of protecting, maintaining, and/ or st abilizing the 
existing materials, form a nd int egrity of a h ist or ic place o r o f an individual 

component, while prot ecting its her itage va lue. 

Restoration: the action or process of accurat ely revealin.g, recover ing or 
representing the stat e of a h ist or ic place or o f an individual component, as it 

appeared at a particular period in its h ist ory, while prot ecting its heritage value. 

Rehabilitation: the acti on or process of making possible a continuing or compatible 
cont emporary use of a hi;storic place or an individual component , t hrough repair, 

alterations, and/or addit i ons, while prot ecting its heritage value. 

Interventions t o the hist or ic buildings should be based up on the Standard s outlined 
in the Standards and Guidelines for the Conservation of Historic Places in Canada, 

which are conservation principles of best practice. The following General St andards 
should be follow ed when carrying out any w ork to a histo r ic property, 

STANDARDS 

Standards Relating to All Conservation Projects 

1. Conserve t he heritage value of a historic p lace. Do n,ot remove, replace, or 
substanti ally alt er its intact or repairable character-cl efin ing elements. Do not 

move a part of a histo ric place if its current location i s a charact er -defi ning 
element . 

2. Conserve changes to a histor ic place, which over t ime, have become character­

defining elements in t heir own right . 
3. Conserve her itage val ue by adopting an approach calling for minimal 

intervention. 
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4. Recognize each hist oric p lace as a physical record of 'its t ime, p lace and use. Do 

not create a false sense of hist or ical development by adding elements from 

other h ist or ic places or other properti es or by combin ing features of the same 

property that never coexist ed. 
5. Find a use for a historic p lace that requires minimal or no change t o its 

character-defining elements. 

6. Prot ect and, if necessary, stabilize a histor ic place unt il any subsequent 

intervention is undertaken. Protect and preserve archaeological resources in 
place. Where there is potential for distu rbance of ar,chaeological resources, take 

mitigation measures to limit damage and loss of information. 
7. Evaluate the existing condition of character-defin ing elements t o det ermine the 

appropriate intervention needed. Use the gentlest m eans possible for any 
intervention. Respect heritage value when undertaking an intervent ion. 

8. Maintain character-defining elements on an on-going basis. Repair character­
defining elements by reinforcing the materials using recognized conservation 

methods. Replace in kind any extensively deteriorated or missing parts of 
character-defining elements, where there are survivi ng prototypes. 

9. Make any intervention needed t o preserve character-defining elements 
physically and visually compatible w ith the histor ic pl ace and identifiable upon 

close inspection. Document any int ervention for future reference. 

Additional Standards Relating to Rehabilitation 

10. Repair rather than rep lace character-defining elements. Where character ­
defining elements are too severely deteriorat ed to repair, and where sufficient 

physical evidence exists, replace them with new elements t hat mat ch the forms, 
mat erials and det ailing of sound versions of the same elements. Where there is 

insufficient physical evidence, make the form, mat eri al and det ailing of the new 
elements compatible w ith the character o f the histor ic place. 

11. Conserve t he heritage value and charact er-defining elements when creating any 
new additions to a historic place and any related new construction. Make the 

new w ork physically and visually compatible w ith, subordinate t o and 
distinguishable from the historic place. 

12. Create any new additions or related new construction so that the essential form 

and integrity of a hist oric p lace w ill not be impaired if the new w ork is removed 
in the future. 

Additional Standards Relating to Restoration 

13. Repair rather than replace character-defin ing elements from the restoration 

period. Where character-defining elements are too severely det eriorated to 

repair and where suffi cient physical evidence exists, r eplace them w ith new 

elements that match the forms, materials and detaili ng of sound versions of the 

same elements. 
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14. Replace missing feat ures from the restoration period w ith new featu res whose 

forms, mat erials and detailing are based on sufficient physical, documentary 

and/or oral evidence. 

4.2. CONSERVATION REFERENCES 

The proposed work entai ls the Preservation, Rehabilitation and Restorati on of the 

Ikeda Dry Goods building . The follow ing conservation resources should be 
referenced: 

Standards and Guidelines for the Conservation of Historic Places in Canada, Parks 

Canada http://www.historicplaces.ca/en/paaes/standards-normes.aspx 

National Park Service, Technical Preservation Services, Preservation Briefs: 

Preservation Brief 3: Imp roving Energy Efficiency in Histo ric Bu ildings 

http:ljwww.nps.gov/tps/how-to-preserve/br iefs/3-improve-energy-efficiency.htm 

Preservation Brief 4: Roofing for Histor ic Build ings 

http:ljwww.nps.gov/tps/how-to-preserve/br iefs/4-roofung.htm 

Preservation Brief 6: Dangers of Abrasive Cleaning t o Histor ic Buildings 

http:ljwww.nps.gov/tps/how-to-preserve/br iefs/6-dangers-abrasive-cleaning.htm 

Preservation Brief 17: Architectural Character- Identifying the Visual Aspects of 

Historic Buildings as an A id t o Preserving their Character 

http :ljwww.nps.gov/tps/how-to-preserve/br iefs/17 -a rchitectura I-character .ht m 

Preservation Brief 35: Understanding Old Buildings: The Process of Architectural 

Investigation 
http:ljwww.nps.gov/tps/how-to-preserve/br iefs/35-architectural-investigation.htm 

Preservation Brief 36: Protecting Cultu ral Landscapes: Planning, Treatment and 

Management of Hist oric Landscapes 
http:ljwww.nps.gov/tps/how-to-preserve/br iefs/36-cultural-landscapes.htm 

Preservation Brief 39: Ho lding the Line: Controlling Unwant ed Moisture in Historic 

Buildings 

http:ljwww.nps.gov/tps/how-to-preserve/br iefs/39-control-unwant ed­
moisture.htm 

Preservation Brief 41: The Seismic Rehabilitation of Historic Buildings. Keeping 

Preservation in the Forefront. https://www.nps.gov/tps/how-to-preserve/briefs/41-
seismic-rehabilitation.htm 
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Preservation Brief 43: The Preparation and Use of Hist or 'ic Structure Reports. 

http:ljwww.nps.gov/tps/how-to-preserve/br iefs/43-historic-structure-reports.htm 

4.3. GENERAL CONSERVATION STRATEGY 

The pr imary intent is to preserve the Ikeda Dry Goods building, while undertaking a 

rehabilitation t hat will upgrade its structure and services t o increase its functionality 
for adapt ative use, w ith a det ached building added at t he rear. As part of t he scope 

of w ork, ext er ior character -defining elements will be preserved, missing or 
deteriorat ed element s will be rest ored, and inappropriate alterations that detract 

from t he overall heritage character w ill be removed. The building has undergone a 
preliminary upgrade t o its structure as part of a new foundation on the w est and 

east sides, and parti cularly the latter that had det eriorat ed significant ly. There w ill 
also be an interior reconfiguration: th is will not affect the exterior, which will remain 

intact, with the exception of additional windows inst alled in locations where they 
were historically. 

The major proposed interventions of the overall project are t o: 

• Preserve the original form, scale and massing, including the early rear addition; 

• Preserve the relationship of main floor to grade; 

• Inst all a new foundatfion on the front and rear while preserving the height to 
grade (noting that t he east side foundation has already been addressed); 

• Preserve and repair ext er ior w oodw ork including a reconstruction of the wall 
and repairs t o the base of the w est wall; 

• Rehabilitate the roofing; 
• Rehabilitate and repair fenestration, and in particular, rest ore the storefront 

windows, door and signage; 

• Respectfu lly integrat e a new entry on the First Avenue side to accommodate 
new commercial needs and add new window s using the existing window frames; 

• Construct a new boutique hot el at the rear. 

4.4. SUSTAINABILITY 

Heritage conservation w o rks in conjunction w ith sustainable development as a 

realistic and cr itica l goal of any rehabilitation project. The conservation, continued 
use and adapt ive re-use of historic buildings and structures can attain a h igh level of 

ret ention that accordingly reduces the overall carbon footpr int . The embodied 

energy in histor ic buildings is a measurement that is often ignored or discounted yet 
is crucial t o underst anding the w ider benefits of ret ention t ied t o reducing 
greenhouse gas emissions (GHG) and global warming. While new construction is 

tout ed as offering the benefit of the highest level of energy efficiency, it should be 
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recognized that ret ain ing a historic building can still ach ieve an excellent level of 

energy efficiency while avoiding t he significant levels of GHGs by reducing solid 

waste, eliminating or at least minimizing the need for ne-w structural components, 
conserving existing mat e,rial rather than producing new, and overall saving a 

significant amount of embodied energy. In accordance with approved sust ainability 

practices, energy efficiency measures will be incorporated in conjunction w ith the 
rehabilitation. It is critical that these measures have no i mpact to t he overall 

character, includ ing, but not limited to, insulati on, heating/cooling, and air sealing. 

It is anticipated that energy performance requirement s will be set calling for thermal 
double-glazed windows, lbut since only one of t he var ious or iginal single-glazed 

windows remains, t hat window and the other openings will be replaced w ith a 
per iod-appropriate window vis a vis mat erial and profile (see Section 6.7 for more 

details). 

4.5. ALTERNATE COMPLI ANCE 

4.5.1. BC BUILDING CODE 

The BC Building Code specifies minimum provisions relating to the overall safety 
of buildings, referenc ing public health, fire prot ection and structural sufficiency. 

There is the understanding that, on a number of levels, heritage buildings do not 
perform in the same w ay as new construction, and if they w ere brought up t o 

code, it could compromise historic appearance or authenticity. As such, other 
options are available t hat will not compromise public safety objectives of t he 

Code, commonly referred to as " alternate compliance methods". These are 
typically considered o n a case-by-case basis as individual circumstances can vary 

greatly, and their application is to balance the viable alternat e methods w ith the 

highest degree of conservation possible under those site circumst ances. 

4.5.2. ENERGY EFFICIENCY ACT 

The Energy Efficiency· Act (EEA) is amended to February 2021. It exempts 
components such as doors, glazing for door slabs, sid elights and transoms, for a 

"designat ed heritage building". Th is is defined by the province as either 
protected provincially under the Heritage Conservati on Act, a municipal heritage 

designation by-law or included in a community heritage regist er under either the 
Local Government Act, Vancouver Charter, or Islands Trust Act. This allows a 

more sensit ive approach by maintaining a higher degree of int egrity for 
character-defining components that are often challenging, expensive, or 

impossib le t o replicate. The principle is that heritage buildings can be made 

more energy efficient th rough non-intrusive or alternate compliance methods, 

such as those that are "hidden" inside such as mechanical systems. 
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Various EEA regu latory bulletins pertaining t o her itage are found at: 

https:ljwww2.gov.bc.ca/gov/cont ent/industry/elect ricity-alternative­
energy/energy-efficiency-conservation /policy-regulations/standards/regulat ed­

products 

Energy efficiency considerations can also be found in Standards and Guidelines 

for the Conservation of Historic Places. 

4.6. SITE PROTECTION AND STABILIZATION 

Site protection is an important component of the general conservation. It is the 

responsibility of t he owner to ensure the heritage resource is protected from 
damage at all t imes. It must be protected against unauthorized access or damage 

with the securing of all doors, windows and any other op enings, and w ith the use of 
fencing, lighting and other security measures. 

A site protection strat egy shou ld be developed through discussion with the owner, 

contract or and architect, as part of the permit process. 

5. CONDITION ASSESSMENT AND OBSERVATIONS 

A condition review of the exterior of the Ikeda Dry Goods buiilding w as completed as part 
of a site visit on April 9, 2022 and followed with an interior site visit on October 12, 
2022, where a comprehensive assessment was conducted and photo documentation 
complet ed. An additional visit w as undertaken on October 29, 2024, t o assess the rear 

additions to the building, particularly the earliest addition, c. 1930. Recommendations 
for the preservation and rehabilitation of this heritage building are based, in part, on 

archival mat erial and research prepared by Denise Cook Design for the City of Richmond 

as part of the original Statement of Significance, additional archival research and re­

writing of the St atement of Si gnificance, physica l material samples, site review s, and an 
assessment of the or iginal appearance of the heritage building in relation t o how it 

relates t o its current condition and integrity. 

Condition Assessment is based on the follow ing accepted criter ia:13 

Physical Condition: The physical state of a property, syst em, component or piece of 
equipment. W ithin the context of the assessment, the consultant may offer opinions of 
the physical condition of the property, or of systems, components and equipment 

observed. Such opinions commonly employ t erms such as g,ood, fa ir and poor, though 
additional t erms such as excellent, satisfact ory and unsatisfact ory may also be used. 

13 Read Jones Chrisoffersen Engineers 
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Good Condition: In working condition and does not require <immediate or short-term 

repairs above an agreed threshold. 

Fair Condition: In working condition but may require immediate or short-term repairs 

above an agreed threshold. 
Poor Condition: Not in worki ng condition or requires immediate or short-term 

substantially above an agreed threshold. 

The following sections outline the condition, and the specific approach to take on each 
of the major components of the Ikeda Dry Goods building, including the materials, 

physical condition and recommended conservation strat egy (Section 6). 

DESCRIPTION AND CONDITION PHOTO DOCUMENTATION 
5.1 SITE AND Ikeda Dry Goods is a one-storey 

LANDSCAPING wood frame building designed in a 
Vernacular fa lse-front style on the 

north side of Moncton Street, at the 
corner of First Avenue in Steveston. 
The building i s set along the front and 
lot lines with frontage on Moncton 

Street and the rear portion set back 
from First Avenue. tt has a strong 
street presen·ce as a corner lot, and is 
a landmark i111 Steveston as part of a 

historic streetscape. Overall it is in 

5.2 FORM, 
SCALE AND 

MASSING 

good conditio n. There are no 
landscape elements to note. 

The massing of Ikeda Dry Goods is 

made up of the original one-storey 
section comprising the primary 
rectangular footprint, w ith a one­
storey gabled! protrusion (loading 

entry) on the west side. The addition 

to the build ing consists of a one 
storey gabled extension and a newer 

flat roof one storey extension at the 
rear. 

Despite the minor changes to rear, 
the current form, scale and massing 

of Ikeda Ory Goods is excellent and 
well balanced on the two street 
facings. Overall it is in good 

condition but due to its means of 
construction and lack of 
maintenance.., certain sections are in 
poor condit ion, particularly the east 

side. tt is worth noting, though, that 
the condition has not impacted the 
form, scale or massing. 
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DESCRIPTION AND CONDITION 
The original section of Ikeda Ory Goods, 

the tall gabled portion, was never set on 
a foundation. The walls were placed 
directly on the ground w ith no 

protection. The int erior floor is a 
poured-in-p lace concrete slab. Along 
wit h the lack o f a foundat ion, there is 
little vertical clearance between the 

sidewalk and the cladding and 
cornerboards on the west side, and 
between the ground and wall on t he 
east side. It is likely that when it was 

built, there was either no sidewalk along 
First Avenue, or the level of the sidewalk 
was lower~ wh ich would have provided a 

more substant ial exposed height of the 
foundation wa ll. 

The front face was built w it h a brick base 

which has provided some protection, 
unlike the west and east sides. 

The east side perimeter st ructure - base 

and wall studs: - is in extremely poor 
condition: the entire base of the wall 
frame has rotted, and most of t he wall 

studs were no longer connect to the 
ground: this has been addressed wit h a 
new base foundation. The west side 
st ructure is in fair condition : some of the 

base of t he base wall frame has 
deterio rat ed, but likely due to better 

overall prot ect ion (i.e. multiple layers of 
cladding and accessibility) it is much 

better than the east wall. The studs are 
in good condit ion. 

The front wall is in good condit ion. 

NOTE: As of November 2025, the west 

and ea.st walls have had their 

foundat ion set t o bring the base of the 
wall up to an accept able level . 
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DESCRIPTION AND CONDITION 
The out er layer of cladding on the main 

floor, west wall, is lap siding. This side is 
illustrated in the first photo. It is in 
generally good condition, alt hough the 

first several strips along the bottom 
have some paint deteriorat ion, 
evidentty due t o rain wat er backsplash 
due to the min imal degree of separation 

between the w ood wall and sidewalk. 
This includes t he area o f the chimney 
enclosure. The cond it ion of the first 
fayer of cladding, the original d rop 

siding, appears from the inside to be in 
good cond it ion. The condition of the 
middle layer o f cladding, the rock-dash 

stucco, was not visible except for a small 
section at the bottom, so it is 
inconclusive as to its overall condition. 

The cladding on the east wall is in poor 
condition, and is missing significant 
sections due to long-term deterioration 
(as noted in Section 5.3). However,. t he 

cladding on the rear elevation, set 
below the gable roofline, has t he same 
coved profile as the east side, and 

appears to be in good condition. 

There are sections o f the newer rear 
extension where the wood at the lowest 

level has been replaced and is 
separating from the original lap siding 

above. Otherw ise, the cladd ing is in 
good cond it ion . 

The cladding on the rear extension, on 
t he east side facing t he neighbouring 
property, is concrete block, confirming 

t hat this is a newer addition. 

The cladding in the upper sect ion of t he 

rear (original section of build ing) is 
intact d rop cove siding, or iginal to the 
build ing. tt is assumed this encompasses 
the entire rear face, most of which is 

covered by the addition. 

Partially exposed cove siding, east wall 

Original cladding in upper sect ion of rear 
gable 
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DESCRIPTION AND 
CONDITION 

5 .5 The corner boards on the front 

CORNERBOARDS corner are in good condition, 
although there is loss of paint on the 
one at the exposed south-west 
corner on the lower area 
immediately above the sidewalk, due 
to back.splash and moisture 
penetratio n over time. 

The corner boards along the west side 
are similar ly showing peeling paint at 
the lowest points, due to backsplash, 
particularly those set on either side 
of the paired plywood-clad loading 
door, as illust rated in the second 
photo. 

The corner boards set at the 
beginning o f the rear extension, on 
the internal corner, are in good 
condition, as illustrat ed in t he third 
photo. The one cornerboard at the 
far rear o f the extension is in 
particularly poor conditio n, as 
illustrated in the fourth photo. 

PHOTO DOCUMENTATION 
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having been relocated at some earlier 
time from what was a recessed entry to 
its position aligned with the new 

storefront waBI. There has been some 
minor damage from installing addit ional 
locks and hardware. There has been a 
plywood panel added to the bottom in 

lieu of a kickp~ate and there is some 
heavy paint bu ild-up on the door frame, 
but otherwise the door appears to be in 
good condit ion. 

The paired door on the west side 
situated in the shed roofed bump-out is 

in poor condit ion. The door is evidently 
not original, as it is partially clad in 
plywood, which is showing signs of 
wear, with pajnt spalling and general 

paint det er ioration and warping due to 
water backsplash . The bottom edge of 
the plywood section is separating from 
the door. The opening itsetf, though, 

while not original, does express the 
evolut ion of the building. 

The other paired door on the west side, 
set further to the rear as part of the 
more recent addition, is in good 
cond ition as it is largely protected by the 

fiberglass roof overhang. The doors are 
steel clad, making them more durable. 
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DESCRIPTION AND CONDITION 
The storefront w indows are in very good 

condition. These windows are more 
recent alteratiions to t he build ing, where 
the recessed entry was moved forward 

to the front p roperty line. The windows 
had originally been angled inwards to 
connect with t he entry door frame, and 
likewise were moved forward. The door 

itself is in t he same sett ing, although 
moved forward, and cent rally-set 
between the t wo large storefront 
windows. The trim and sills of both 

storefront windows, and the door, are in 
very good condition. 

The facia board above the storefront 
windows, immediately below the soffit, 
is showing minor signs of warping but 
generally it is in good condit ion. 

The frames of the remainder of windows 
that are visible from the int erior, 
comprising th1ree on the west side and 

one on the east side~ are in excellent 
condition. 

There is a single window remaining in 
the rear wall o f the original building, 
which appears to be intact and in good 
condition, although the glazing has been 

painted over. 

Original window, now set on interior 
wall, rear 
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DESCRIPTION AND CONDITION 
5.8 CANOPY The canopy is in fair condition, although 

AND SIGNAGE the cedar shingles are nearing the end of 
their life cycle- and require replacement. 
The structural integrity o f the canopy 

was recent ly assessed, and the 
necessary improvements have been 
made under the auspices o f an engineer: 
cable supports run up into the false 

front ped imen t . The wood lap siding set 
int o the sides,. as well as the aluminum 
soffit, are in good condition. The wrap­
around signage att ached t o the canopy 

is in fair condi tion, and the plastic panels 
have been spray painted over. 
However, it is important to note that 

this has already been removed and 
deemed to be neither viable to reinstall 
(based on investigation of the overall 
cond ition that was undertaken as part of 

this report), nor historicalty important 
(see Section 6 .8). 
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DESCRIPTION AND CONDITION PHOTO DOCUMENTATION 
1-5-.9-P_A_R_A_P_E_T_--t--T'."'he_ p_a,-a-p-et_i_s-in_g_e_n_e-,a"".l'."'ly_g_o_o"".d----t-T 

condition, wi1h lap sid ing on the front 
face and shingles on the rear face. 

There is some minor warping in the lap 
sid ing. The section of the backside 
where the asphalt shingles o f the roof 

meet the wall shingles of t he parapet is 
in fair conditi on, showing signs of minor 
deterioration due to t he lack of flashing 
and long-term contact with rainwater 

on the roof. 
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DESCRIPTION AND CONDITION 
The main roof is covered w ith asphalt 
shingles. They are in generally good 
condition, although the section that is 

in the shadow of the parapet has some 
moss build-up. 

The shed roof extension over the rear 
addition has a fiberglass cover which is 
in poor condition, with broken sections 
and various holes visible. The wooden 

structural support for the fiberglass 
appears to be in good condition. 

The flashing around the front pediment, 
and around the pediment for the rear 
extension is in fair condition. 

The gutter on the west side, between 
the utility pole and the chimney, is 
sloping away from the downspout, 
creat ing an opportunity for water 
retention and penetration. The gutter 

between the utility pole and the 
storefront co-mer has some minor 
damage but is intact. 

Along the west side, the downspouts 
drain on to the open sidewalk - there is 
no perimeter drainage except by the 

rear extension which has a storm drain 
and the dowrnspout set on the section 
behind the chimney has no extender at 

the bottom. 

Similarly, the downspout at the rear has 

no extender and rain water discharge is 
allowed to flow out unimpeded. 

PHOTO DOCUMENTATION 
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DESCRIPTION AND CONDITION 
There is a narrow concrete block 

chimney on the west side, set toward 
the rear of the or iginal portion of the 
building. It is generally in good shape, 

and the concr ete block is a later 
reconstruction of what was originally an 
earlier brick chimney of similar 
proportions. 

There is also a wooden utility pole set a 
few feet away from the chimney. It is in 
poor condition, showing advanced signs 

of deterioration at the base. 

PHOTO DOCUMENTATION 

6. CONSERVATION STRATEGY 

The following are the standards that define t he pr inciples of good conservation practice, 

and an assessment of how they relate to the proposed interventions of the Ikeda Dry 

Goods building. 

Preservation: the action or p rocess of protecting, maintaining, and/or stabilizing the 

existing materials, form and fintegrity of a historic place or of an individual component, 
while protecting its heritage value. 

Restoration: the action or process of accurately revealing, recovering or representing 

the state of a historic place o r of an individual component, as it appeared at a particular 
per iod in its history, while protecting its heritage value. 

Rehabilitation: the action or process of making possible a continuing or compatible 

contemporary use of a historic place or an individual component, through repair, 

alterations, and/or additions, while protecting its heritage value. 
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The exterior of Ikeda Dry Goods is proposed t o be ret ained largely in situ, except for the 

portion of the building situat ed behind the primary gable roof form, consisting of the 

later flat-roofed addition (Figure 35). A new detached development is proposed to take 
place behind the original buillding. 

Figure 35: Portion of building proposed to be removed, comprising the 1987 addition 
(red outline). 

The overall conservation strategies for this project are rehabilitation and preservation. 

Restoration is proposed to be implemented on limited components that are too 
severely deteriorated to retain, or those lost through alterations. The expectation is 

that those restored elements match existing in all respects - material, profile and 
overall appearance. 

The gabled rear extension is the earliest of two additions, and while it cannot be proven 

what its original use was - storage, an office or some residential component - it does 
contribute to the overall character. For the purposes of this report, it is considered 

important to retain and has been incorporat ed into the design development of the new 
boutique hot el on site. The flat roof extension w ith the recessed double doors is a 

much later modification, dating from 1987 (with concrete block east side wall) : it does 
not contribute in any significant way, historically or aesthetica lly, to the overall 

character. It w ill not be retained. The east w all will need to b e completely 
reconstruct ed due to its advanced state of deterioration and w ill need t o meet building 
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code requirements for non-combustible cladding where there is minimal spatial 

separation. 

The development will include a detached three-storey building serving as a boutique 
hotel fronting First Avenue (contextual elevations, Figure 36). 
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Figure 36b: Proposed First Avenue Elevation - Context 

The development as currently proposed w ill restore the st or efront, the upper front wall 

face and rear wall and w est side chimney, conserve t he cladding on the front and west 
side, install period-appropriate windows and doors on the west and north sides, thereby 

restoring the building to a per iod from t he early 1950s, while retaining the c. 1930 
addition at the rear and removing the inappropriate concret e-block addition at the rear 

that dat es from 1987. Detaiiled elevati ons of t he rehabilitation of Ikeda Dry Goods are 
provided as Figures 37 to 40; broader development strategies illustrating the bout ique 

hotel are presented as Figures 41 t o 44. This is further outlined in the following sections 
of th is report. 
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Figure 37: Proposed South Elevation, Ikeda Ory Goods 
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Figure 38: Proposed West Elevation, Ikeda Dry Goods 
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Figure 39: Proposed North Elevation, Ikeda Dry Goods 
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- Ntw t<l'D. AD01'0N ltl111i0 

----- - 1 ~ - ---""MC'T" .. NOr:J 

I_ 
I EB 

P-L-- - --- - - --- -

t ~ - ---- -

S AOCWlNG 10 BC 
£0 WITH TA£A1[D CEMR 
J: ltOOF'"NO 

-11-~~~~::~::::::~-------------;~ --~-EFITT-~-aDC--1~ ----- -
CoS'l"4 ,_, ri.l.illc .... ~ 
LR ~ ro N:Jit•~ 

Nf:W tANVAS 
,..Pt.Jr-N A*N.M. 
,If' [1,u,,,J 
,-rou, 
'V, $11J!tl(, 
., .... I]) 

SOUTH ELEVATION 
1/8" TO 1'0" 

Figure 41: Proposed South Elevation, Ikeda Dry Goods and Hotel 
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Having the new constructi on f ully det ached from Ikeda Dry Goods w ill allow for a higher 

degree of conservation. It will allow for comprehensive restoration and conservation of 

the front, w est, rear w alls and expose and rehabilitate the in terior east w all that has 
been hidden for many decades due t o that addition. Along Fi rst Avenue, the inst allati on 

of two new wood w indow s set within existing frames (currently concealed), along with a 

new double door, w ould be in context of the original appearance, and w ou ld be 
considered a partial restoration. It, along w ith the primary entry for t he det ached 

boutique hot el, w ould also provide vitality to that side street that currently does not 
exist, by draw ing pedestrians from both Moncton Street and Chatham Street . The 

principle is t o revitalize the heritage building w ithout compromising any existing 
character-defining elements. Details are provided in Secti ons 6.1, 6.6 and 6.7. 

Another critical consideration is the storefront. As introduced in Section 2.1, the 

storefront is not original and has undergone changes t hat are identifiable and reversible. 
The strat egy is to rehabilitat e it t o an ear lier appearance, as presented in Sections 6.6, 

6.7 and 6.8. 

Any replacement and replication of w ood feat ures must be smooth fir, and not combed 

or text ured, as applicable to Sections 6.4 to 6.7, and Secti on 6.9. 

Overall, the architect ural draw ings reflect the direction provided in the follow ing 

sections of this Conservation Plan, vis a vis accurat ely portraying the mat erials, 
dimensions and other critical information on elevations and floor plans. 

A landscape plan has been pr epared as part of this applicatio n, addressing the 

appropriate treat ment t o the immediat e surroundings, parti'cu larly the courtyard to be 
creat ed betw een Ikeda Dry Goods building and the boutique hotel (Figure 45). 

MCLEAN HERITAGE PLANNING & CONSULTING 
---------- JUNE 2026 ----------

PLN – 279



Bylaw 10741   Page 84 

8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

/ ... 

1.06 

1.2 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

Ma:n FJoor:1.14 

¢,.p Gutterline (;), 

°"""' corner, oft 
/0136\lo I.OT 

I& 

le.,11(\/\_,._., .. Jl;.MIA 

••~oi,,...,, • ..,,. 

138~1 
2- STOIU 

CO.,ll(RC,._ 
BUl.OINC 

Figure 45: Proposed landscape Plan 

MCLEAN HERITAGE PLANNING & CONSULTING 

JUNE 2026 

PLN – 280



Bylaw 10741   Page 85 

8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

6.1. SITE AND LANDSCAPING 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

Ikeda Dry Goods w ill be r·etained in its existing location. This will ret ain its crucial 

corner orientation as expressed by siting on the property, front ing Monct on Street 
with secondary orient ati on to Fi rst Avenue. The restoration t o the w est side will 

reincorporat e some ofthe w indow s that once existed (see Section 6.7). The 

treat ment of the property and particu larly the adequate provision of open space w ill 

be thoughtfully addressed th rough a creative landscape plan as illustrat ed on Figure 
45. 

Conservation Strategy: Preservation and Rehabilitation 

• Preserve the corner o rientation of the building frontiing Moncton Street. All 
rehabilitation w ork should occur w ithin the property line and building envelope. 

• Preserve the hist oric secondary facing, with or ientati'on along First Avenue (t o 

the w est). 

• Open up the commercial space to the w est side of the building, using a limited 
number of window s o f a compatible form and mater°ial. If new window s are 

added, they must be w ood frame and sash, set in sing les or pairs, and be in an 
histor ically accurate placement (see further comments in Section 6. 7). 

• Address site drainage issues through the provision of adequat e drainage 
measures. 

6.2. FORM, SCALE AND MASSING 

The form, scale and massing of Ikeda Dry Goods should remain intact . The 

relationship of main floor t o grade is a cr itically important character -defining 
element . Any w ork on t he building must respect this set ting, and overall height, 

with no upper additions to the heritage component. Work on the foundation should 
not affect the height (see Secti on 6.3). 

Conservation Strategy: Preservation and Rehabilitation 

• Preserve the overall form, scale and massing, including its height, with the 
removal of t he 1987 addition. 

• Preserve its h ist or ic or ientation of main floor t o grade. 

• The historic exterior facades are to be preserved and rehabilitated. 

• The east w all w ill require full reconstruction. 

• For the ext er ior, if seismic intervent ions should be required to be installed, these 
are to be as minimally int rusive to the appearance of t he building as possible. 
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The original front section of Ikeda Dry Goods has no foundation, the floor consisting 

of a poured-in-place concrete slab. The building requires a new foundation, and 
potentially any necessary seismic upgrades - this has been addressed on the w est 

and east sides as of November 2025. New minimally invasive seismic intervent ions 

that might be required sh ou ld be discreet and not be visi b le from the exterior and 
require the absolut e min<imal degree of removal of mat erial. Any such mater ials 

removed must be inventoried and safely stored on a t emporary basis and be 
reincorporat ed so as to not impact any charact er-defin ing elements . 

It will be necessary t o provide a report from a structural engineer, providing all 

relevant strat egies and approaches t o the proposed structural upgrades necessary 
to meet B.C. Building Code and any other municipal reqU1irements . The structural 

engineer must w ork closely w ith the her itage consultant t o ensure that any 
structural int erventions are minimally invasive and do not conflict with any 

recommendations found in this report. Should there be any conflict t hen the issues 

will need to be addressed accordingly. 

Conservation Strategy: Rehabilitation 

• Rehabilitate the building with a new concret e foundation w all (west and east 
sides now complet e) w it h seismic reinforcement and perimet er drainage. 

• Consideration to be given t o set the w est side wall at a slightly higher placement 

above the ground. How ever, in order to ret ain the historic appearance as much 
as possible, the low er face of that wall (i.e. the "curtain") should extend below 

the top of the new foundation but ret ain enough height off the ground thereby 

reducing the degree of deterioration of low -set cladding due to w ater 

backsplash. 

• Incorporat e new drainage components for the perimeter. 

6.4. CLADDING 

The cladding of Ikeda Dry Goods should remain intact, w ith the exception of the east 
side, where the wall structure has deteriorated to a point where it cannot support 

the cladding that remains. Any removal of cladding should be minimized. 
Furthermore, the design of the hotel, det ached from the her itage building, presents 

the opportunity to create a distinct division between old and new. The proposed 

removal of the lat er rear extensions will showcase the original rear of the building. 

Repair or replacement may be necessary to select sectio ns of the low est portions of 
the cladding that may have det eriorat ed, particularly at the rear. The earliest 

cladding, set on the east side w ith some remaining on the original rear w all, is drop 
siding w ith a unique cove profile (hereinaft er referred to as " coved w ood siding"). 
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This w ould normally be conserved. However, due to the poor structural condition of 

the east wall, with multip le rotted w all studs and no base remaining, along with 

Building Code requirements for non-combustib le cladding on that side, the strat egy, 
also a sustainability practice, is to remove the remaining drop siding on that east 

side: it should be carefully removed, stored and reincorporated elsewhere on the 
building provided it is in suitable condition. 

The reincorporation strategy of the coved w ood siding taken from the east wall is to 
apply it on the rear w all and repair any existing siding that is currently in situ behind 

the rear addit ions (see comments below). If any is left ov er, it can be incorporated 
into some aspect of the in terior of the reta il space. By using t his approach, the rear 

wall will be distingu ishable from the other two exposed sides (front and west side) 
with a historically accurate cladding. 

In addition, cladding on the store front will need some repa ir and reinstatement, 

given that the wall area of the window surrounds w ill be slight ly different w ith the 
restoration of windows on the store front (see Section 6.7 for further details). 

The conservation approach to the rear face is, upon removal of the later building 

addition, to retain the original coved w ood siding that is visible in the upper gable of 
the original building, and which has been confirmed as extending down into the 
currently enclosed space and which now serves as an interior wall. It will be 
retained w ithin that interior space, although it will not be visible. The approach is 

t o preserve, and repair w here necessary, and if any deteriorated sections (currently 
not visible) need removing and restoration. The f irst option (as not ed above) should 

be t o use the salvaged coved wood siding from the east wall, since that is identical, 
or if this proves to be not possible due to its condition, t h e second opt ion is to mill 

new siding to match the p rofile of the existing coved siding. 

NOTE: The coved wood siding at the rear is intended to remain distinct from the 
lap siding retained or restored on the front and west side vis a vis width and 
profile. The coved siding at the upper rear is original, while the lap siding on the 
two street facing sides is a later addition covering the stucco cladding, which in 
turn covers the original coved wood siding, still in situ. This follows the principle 

of Standards and Guidelines to have interventions appear compatible yet 
distinguishable. If it is feasible to retain and conserve the existing rear coved 
wood cladding, then the principle of achieving "compatible yet distinguishable" 
and conserving an original element will both be achieved. 

In many cases, a conservation approach t o original intact cladding, such as that on 

the w est side, w ould be to remove the multiple layers (i.e. stucco and lap siding) to 
expose, preserve and restore that original siding. How ever, since it is anticipated 

that this exercise would result in the total removal of all siding with a requirement 
for rain screening, insulation, etc., the removal of the lap siding and stucco is not 
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recommended. Furthermore, the lap siding on that side· has already been not ed as a 

character-defining element, and as such, it should be preserved. However, should 
the cladding on the street facing sides be required to be removed at any time in 
the future, the walls should be re-clad with coved wood siding to match that of the 
rear. 

Conservation Strategy: Preservation, Rehabilitation and Select Restoration 

• Preserve t he cladding in its existing state, with minor repair and replacement of 
any components only where det erioration has occurred that is not repairable. 

• Remove limited cladd ing from the store front and rei nst at e to cover the 
surrounds of the resto red w indow s, such as the loading bay doors converted t o a 
single or paired window (see Section 6. 7) . Removal o f ent ire sections or faces of 

the cladding is not acceptable. Any replacement cladding must be milled to 
match the profi le of t he existing cladding. 

• Preserve t he original cladding on t he rear, unless its condition w arrants 

restoration, and where necessary, incorporate cladding from t he east side. Only 
where necessary should new wood cladding milled, in which case it must mat ch 
the existing rear cladd ing vis a vis width and profile. 

• Remove the remaining cladding from the east side and original rear wall, and 
have it st ored unt il a strat egy is confi rmed for its re-use on site, such as 

installat ion in t he retail space or on the rear w all as a replacement to any 

deteriorat ed cladding (as noted above). 

• The cladding on the w est side, the wood lap siding, sh ould be retained, 
conserved and restor ed where necessary. 

• Any cladding necessary to address new window openings with in the existing 

framing should mat ch the profile of the other cladding on the w est side, and be 
of w ood, or at t he rear, match that currently on that wall face. 

• Future replacement o f the cladding, if required, should be coved wood siding to 

match that on the rear wall. 

6.5. CORNERBOARDS 

The cornerboards of Ikeda Dry Goods should, for the most part, should be ret ained 
and repaired, pr imarily t o address the compromised condition of the low er sections 

that have been exposed t o repeat ed backsplash and moi sture penetration. Any 
cornerboards removed in the past shou ld be reinstated. 

Conservation Strategy: Preservation and Restoration 

• Preserve t he cornerboards in its existing state, w it h select repair where 
necessary. 

• Restore cornerboards to the st orefront entry. 

M CLEAN HERITAGE PLANNING & CONSULTING 
---------- JUNE 2026 ----------

PLN – 284



Bylaw 10741   Page 89 

8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

6.6. DOORS 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

The front door of Ikeda Dry Goods is an early featu re of the building, likely dating 

back t o the 1950s and should be retained and repaired where necessary. Given the 
strategy t o rest ore a recessed entry t o an earlier appearance, the store entry door 

will be set back to allow for that restoration. Should the front entry door need to be 

replaced for any reason iin the future, then a new door sh ou ld be replicated to 
match that of the earlier storefront vis a vis material, glazing and profile. 

The w est side loading doors, on the section closest t o the street, are in a st at e of 

deterioration. (The second set of w est side loading doors, further t o the rear, are 
not part of the retent ion scheme.) Modification t o the w est side doors, w ith either 

a newer wood door with inset glazing (as single or paired), or single or double-set 
window in their place, is considered acceptable provided the overall form is not 

altered, the w indow(s) is (are) historically accurat e (see Section 6.7) and the cladding 
matches t hat of the rest of the w est side (see Section 6.4). 

There is a new rear door proposed on the north wall, and on the inside (east-facing) 

wall of the retained c. 1930 addition. The former should be set where the original 
rear door w as locat ed, but if this is not feasible, then it sh ould be set in a location 

that does not impact the sett ing of any restored w indows at the rear. The latter 

does not requi re an exact placement as it is not replacing an existing door. The rear 

doors should be solid w ood and provide inset glazing and/or a fixed transom above 
each of the doors. 

A door schedule is provided (Figure 46). 

Conservation Strate&}': Preservation, Restoration and Rehabilitation 

• Preserve the frames and trim of the store entry door . 

• Repair the store entry door by removing inappropriate changes such as the 
lower plywood panel and various newer door hardware. 

• Restore the store entry door to its earlier location, set back t o create a small 

recessed entry. 

• The pai red loading doors facing Fi rst Avenue are proposed to be replaced by a 

single or paired glazed wood door (see Section 6.7). 

• A single door can be added the rear face, while the rear extension, inside facing 
(east side), can have new but historically compatible w indows and doors w ith a 
similar approach t o the rear rehabilitati on. Those doors should be solid wood, 

with either inset glazi ng or a transom. 
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Figure 46: Door Schedule 
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The storefront w indow s of Ikeda Dry Goods should be rehabilitat ed to bring back to 
more of a pre-1950 appearance, w ith the simple recesse•d ret ail entry on Moncton 

St reet and new windows to match or closely resemble the original. 

The ear ly st orefront w indow s - namely those that existe•d prior to the mid-1950s, as 
seen in the photograph from around 1952 (Figure 20 of Secti on 2.2 and Figure 47) ­

were large plat e glass wit h muntins creating a multi-pane effect and had strong 
vert ical divisions (i.e. mullions). The wall surface below consist ed of drop siding that 

appears to be similar or identi cal to the fi rst layer of drop siding on the w est and 
east w alls, and which is still visible on the upper face of t he rear wall. It is not 

known, how ever, if this is the original surface of the storefront base w all or whether 
that siding w as taken from other locations on the building as part of repairs. 

Figure 47: Magnified view of storefront w indows and base wall from,. 1950. 
Sour~: City of Richmond Archives, Noel McConnell Fonds, Photograph 2012 62b. 
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These windows and storefront w all w ere removed sometime around the mid-1950s, 

and new and larger f ixed pict ure window s w ere reinstated on a new w all face, w ith a 
reconfiguration of the entry so that it w as brought forw ard fl ush w ith the front of 

the building. Given the strategy to pursue a Heritage Revitalization Agreement 
(HRA) for this property to accommodate the proposed boutique hotel 
development at the rear, and relax certain provisions such as on-site parking and 
loading, a rehabilitation of the store front w indows and base wall to the 1952 
appearance is the recommended approach to achieve a higher degree of 
conservation as would otherwise not be the case under a non-HRA project. Those 
rehabilitat ed w indow s should be designed with the same proportions, mater ials and 

divisions - mull ions and muntins - and be of wood. In addit ion, the supporti ng wall 
face below t hose st orefront window s should use that sam e profile drop siding. 

In addition, new window s are an opt ion on the First Avenue side. The rationale for 

th is is that the exposed interior proves that t here w ere originally at least two single­
set window s on this side. In th is case, w indow s, sills and! trim must be w ood frame 

and sash, w ith w ood sills, and be modest in size. The exi sting as-found frames 
within the w est w all should be used. The design, profile and proportions of all new 

window s on th is side shou ld be identical to the historical window s: appearing 
double-hung but with on ly the low er sash operable (i.e. single-hung). Since it is 

expect ed t hat these new w indow s will be required t o hav e double-pane thermal 

units for energy performance, t hey should not have muntins in either sash. 
Likew ise, for the one remaining multi-pane rear window currently set within an 
inter ior w all, that opening should be exposed as part of the rehabilitation. It should 

be restored to a single-hung w ood frame and sash w indow t o match the ot hers on 
the w est side and rear. The restored single-hung w indow s may or may not be 

operable. 

Wherever possible, existi ng w indow openings should be used t o incorporat e a new 

window. 

Conservation Strategy: Preservation and Rehabilitation (storefront) and 
Restoration (side facing and rear) 

• Ret ain and where necessary, rest ore components of the storefront trim, w indow 
frames and sills based on archival evidence. 

• The rehabilitati on of the recessed entry will result in a window incorporat ed on 
either side of t he door, along w ith small window s on t he angled sides lead ing t o 

the door. In addition, the storefront window s w ill compr ise two sections divided 
by a prominent vertical mullion, with muntins to creat e three panes across the 

t op with one vertical muntin extending down t o t he bottom to creat e tw o 

equally sized panes. The proportions of the angled e•ntry - bot h the door and 

windows immediately adjacent - should match that as closely as possible to the 
images found in Figur es 19 and 20 of this report. 

MCLEAN HERITAGE PLANNING & CONSULTING 
---------- JUNE 2026 ----------

PLN – 287



Bylaw 10741   Page 92 

8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

Figure 48 serves as an illustration of the placement of mull ions and muntins but is 

not scaled to proportions of the store front o f Ikeda Dry Goods; a w indow schedule 
is provided as Figure 49. 
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Figure 48: Example of how the mullions and muntins are to be restored (not to 
scale) 

• All rest ored w indow components - frame, sash, trim, muntins and mullions - are 

t o be w ood. 

• Restore new window s t o the Fi rst Avenue side. The principle of new w indow s is 
t o allow for a better exposure for the ret ail space to augment the storefront 
which has ample glazing for display purposes. For the new w indow s, the existing 

frames situat ed in the w est w all must be used as the placement for single-set 
restored window s that have a double-hung appearance. The opti on remains to 

have on ly the low er s.ash operable, in which case they w ould be classified as 
"single-hung". In all cases the frame, sash, sill and tri m must be w ood. The new 

window s should not overwhelm the w est side of the building, and by using 
existing openings, will! match the historical siting and dimensions; this w ill ensure 

that the w ood cladding remains the predominant design feature o n t he w est 
side. They may be either operable or fixed, and mun tins should not be used if 

double-glazing is required or proposed. 

• Restore at least one of the existing window openings at the rear with a single­

hung wood window (but with no muntins as per the comment above). 
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Figure 49: Window Schedule 

6.8. CANOPY AND SIGNAGE 
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The original flat-roof canopy of Ikeda Dry Goods w ould have been considered a 

character-defining element, but it is not listed in the St at ement of Significance since 
it is no longer visible; it is not known whether it is still in place w it h in the framing of 

the current sloped-roof canopy. As such, the current canopy should be entirely 
removed due to its lack of contribution to charact er, and replaced w ith a light fabr ic 

awning that better expresses the ear ly evolution of the storefront that had no 

canopy (as seen in photos from the 1940s through the early 1950s). This w ay, the 
truer historical appearan,ce will be restored back while ad equate w eat her protecti on 
for a shopping street will be in place. Full rest oration of any w ood cladding that may 

have been lost due to the canopy will be required w ith w ood lap siding to match 

existing. 

The placement of the awnings should be immediately above t he st orefront w indow s 

so as to not interfere with any restored signage. 

The wrap-around sign, w hich w as recently removed from the canopy due t o 

concerns over its method of att achment and integrity, has been assessed further 

and det ermined to not have heritage value (and in any case, based on the canopy 

strategy, w ould not be possible t o reinstate). How ever, further review has 
concluded that the hist or ical blade signage (no longer in place) could be rest ored, 
but this is not a required option (Figure 50). If that optio n w ere chosen, now or in 

the future, the lettering, or business name, should be det ermined upon further 
review of all opti ons; having it reinst at ed as "Drygoods" is the fi rst option t o 

consider, and while " Rays" could be substituted with som e other name, "Drygoods" 
on the horizontal portion is the preferred approach. 

MCLEAN HERITAGE PLANNING & CONSULTING 
----------- JUNE 2026 -----------

PLN – 289



Bylaw 10741   Page 94 

8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

Figure 50: Historic blade sign design 
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Further assessment will be required to determine t he design detail (i.e. the business 

name and style of lettering). In any case, the sign's illumination should be neon or 
LED equivalent, and the colour should mat ch the r ich red base of the earlier one. 

Conservation Strategy: Rehabilitation (awning) and Restoration (wall face and 

signage) 
• Remove the sloped-roof full-w idth canopy and restor e t he w all surface behind, 

t o match existing wood lap siding. 

• Inst all a light fabr ic aw ning set for pedestrian w eather prot ection. 

• A future opt ion rema ins to restore a blade sign on th e wall directly above the 
entry, illuminat ed w ith neon lettering or LED equivalent, to a form mat ching the 

1940s appearance, and w ith the business name t o be f urther det ermined. 

6.9. PARAPET 

The parapet of Ikeda Dry Goods should be retained and r epaired. 

Conservation Strategy: Rehabilitation and Restoration 

• Ret ain and repair t he face of the parapet, with rest oration of cladding where 
damaged or det er iorated, w ith w ood to mat ch existing prof11e. 

• Replace the existing flashing and pay particular att ention t o where the w all face 
meets t he roof at the rear of t he parapet, w ith installation of new flash ing and 
any ot her prot ective components as necessary, in conjunction w ith the re­

roofing (see Section 6 .10). 
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6.10. ROOF, GUTTERS AND DOWNSPOUTS 

The roofing, flashing, gut ters and downspouts of Ikeda Dry Goods should be 
replaced with new and historica lly compatible components. As per the review by 

the Her itage Advisory Commission as part of th is proposal, roofing material shall be 
cedar sh ingles. 

Conservation Strategy: Rehabilitation 

• Repair and replace deteriorated components of the roofing and associat ed 
components, including cedar shingles, with material and profile to be historically 

accurate. 

• Cedar shingles should appear as natural, or if subject ed to any treatment before 

installat ion, that must not affect the appearance. 

• Replace any flashing, gutters and downspouts as necessary. Gutters shall be 
half-round profile. 

6.11. CHIMNEY ANO UTILITY POLE 

The chimney of Ikeda Dry Goods should be replaced in full, as the concrete b lock 
currently in place is not o r iginal or period-appropriate. lihe restored chimney should 

be re-built w ith red brick and match the dimensions and height of the existing 
concret e block chimney, unless BCBC requires the height to mat ch the roof peak. 

(Note: it will not be a functioning chimney, so the height may not be an issue.) The 

chimney should have a modestly corbelled brick edge at the top, on wh ich would be 
placed a concrete cowl as similar as possible to the one seen in Figure 19, Section 
2.2. of th is report. 

The utility pole should be removed, and unless a new pole is required to 

accommodate the connection of electrical or other services, it does not need to be 

replaced. 

Conservation Strategy: Restoration (chimney); None (utility pole) 
• Restore the original chimney using red brick as a peri od-appropriate mater ial 

and have it set at the same width and the same or similar height. 

• Have the design of the chimney include a corbelled t op edge, and a modest cowl. 

• Remove the utility pole and replace only if an alternative site or means of 
connection is not possible with the proposed rear ex11:ension. 
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The existing colour scheme of the body (i.e. cladding) of Ikeda Dry Goods is not 

considered hist orically-appropr iate. A minor adjustment to the body of the building, 
along w ith new histor ical ly-appropriat e colours, are necessary for other areas such 

as trim, w indow s and doors. 

Given the multiple layers. o f cladding over t he original w ood cove siding (stucco 

followed by lap siding), investigating any original layers of paint is challenging. As 
such, tw o options remain . One is to follow a historically-appropriate scheme using 

the ref erence t o a white body with green trim, follow ing the colours of the former 
Imper ial Cannery. The challenge w ith this is interpreting exactly what t hose colours 

might be since there is no formal documentation. Second is to assess the colours on 

the original rear w all once it is exposed and conclude at t hat point in the project . 

It is recommended that the init ial colour scheme be as illustrated in Figure 51, with 

the option for further investigation of the colours on the rear w all as the project 

proceeds, w ith t he option to revise the colour scheme once that takes place. 

Conservation Strategy: Rehabilitation 

• Restore a fi nish, hue and placement o f colours that is historically appropriat e to 
the heritage building_ Further investigation of the paint on what is presumed t o 

be the original siding on the rear wall (currently inaccessible) may provide the 
opportunity to conclude on a suitable and period-appropriat e colour for the 

cladding as an alternative to the one proposed below. 

• At present, the colour opti on is for the main body t o be white, w ith green trim 
(Imperial Cannery colours) 14

. Further investigation of t his may be necessary t o 
determine the exact colour. 

• The option remains for fu rther investigati on of any o riginal colours that may still 
be in place on the enclosed rear wall (which is to be re-exposed as part o f the 

rehabilitation). Depending on what is discovered, if anything, this may lead to 
an updated strategy for colour examination and alteration to what is shown 
below. 

• Substitutions or matching of custom colours are to be review ed by the her itage 
consultant . Test sam pies can be applied to the heritage building in advance of 
painting which will allow a review and approval in t he field. This w ill become 

part of the final report by t he heritage consultant ver ifying t hat all conditions for 
the conservation have been met. 

14 "Photo sparks memories of family-owned storeN, l etter from Al Kerfoot to Richmond News, July 2, 2022 
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ELEMENT 
Siding 
(H1) 

Door and 
Window Trim, 

Fascia, Corner 
Boards 

(H2) 

Window Sash 

(H3) 

Store entry 
door 
(H4) 
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COLOUR CODE 
Classical SW 2829 
White 

Pend rel I SW2833 
Green 

Gloss Black SW6258 

Mell ish Rust None 

SAMPLE FINISH 
Matt e 

Semi-
gloss 

Semi-

gloss 

Semi­
gloss 

Figure 51a: Proposed Colour Scheme1s 

The proposed colours, w ith code numbers as not ed above and illustrat ed on Figure 

51b, apply to those illust rati ons. 

ts See notes above regarding a potential second option for colour determ ination. 
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Figure Slb: Proposed Colour Scheme -All Elevations 

6.13. ALTERATIONS OR INTERVENTIONS 

The impact of development or site alterations and interventions call for some 
changes t o the ext er ior of this building. The primary intervention introduced here, 

and elaborated in the follow ing sections of th is report, is the removal of the addition 

at the rear of the building - the lat er and larger one behind that comprises concret e 
block walls. This dates from 1987. More minor int erventions include the removal o f 

the canopy set on t he storefront, which is not historically accurate or appropr iate. 

It will be imperative that there be no unforeseen negativ e impacts beyond t hese 
interventions and t he rationale for the removal of these sections is elaborat ed on in 

the follow ing sections of this report . 
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7. PROPOSED DEVELOPMENT - ALTERNATIVE AND M ITIGATIVE STRATEGIES 

The proposed development consist s of the ret enti on of the building in its or iginal (i.e. 
1924) form with the single addition at the rear from c. 1930, its exterior restoration, and 

development of a low-rise detached boutique hot el at the rear of t he site. Overall, the 

scope of work on the heritage building that are to be retained in situ as part of the 
proposed HRA, and as elaborated on in the follow ing sections of th is report is t o: 

• Ret ain t he exterior of t he heritage building that comprises the or iginal 1924 
foot print and the c. 1930 addit ion, while setting it on a new foundation (west 

and east side foundation wall now complete); 

• Undertake comprehensive restoration to the exterior and particularly the 

east side which has greatly det er iorat ed due t o lack of maintenance; 

• Remove the lat er rear addition, compr ising the flat-roof concrete block 
construction dating from 1987. 

The mitigative strategies involve: 

• conserving the vast majority of the exterior, including rest orati on of the rear 
upon having it opened up with removal of the 1987 addition not ed above; 

• ret ain ing as much of the original exterior cladding as possible; 

• repairing and restoring any that is det eriorat ed beyond repair; 

• rest oring key elements such as reinstating the ced ar shingle roof; 

• the application of non-combustible cladding on the east side; 

• implementing a commemoration plan. 

The east side is almost impossible t o see from the street , and code requirements 
based on extremely narrow spatial separation call for such a measure. The cladding 
on t his side w ill need t o resemble, but not mimic, the cladding on the opposite side. 

It will be lap siding with a similar profile. 

7.1. ALTERNATIVE DEVEll.OPM ENT APPROACHES 

One of t he alternative development approaches that was considered was the 
removal of the earlier c. 1930 addit ion, on the basis t hat it did not serve as a 

residence for the Japanese-Canadian family, Shizuma and Toshiko M iyashita and 

their four children. However, as explained in Section 2 of t his report, it has been 
concluded by the w riter of this report, more recently, that despite this space (on its 

own) not having served as a residence (descr ibed in records as a "four -room 
bungalow") for a family of six, records do show that some portion of the store, and 

most likely t he east half of the building, including the st o refront, served as a 
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dw elling. Therefore, whi le that c. 1930 rear extension is minimal in area (280 sq.ft.), 

it does express, to some d egree, the evolution of th is bui lding not only as a st ore, 

but as an early residence for the Japanese-Canadian fam ily who owned it and 
subsequently lost in 1942 as part of property seizure by the Canadian government . 

This rear ext ension served as an office or some kind of st orage area for the business. 

To conclude, over many d ecades, this site has had a num ber of uses along w it h 
accessory buildings, based on document ed proof from Fire Insurance Plans and from 

the recollection of Casey Muir, nephew of previous owner, Norm Hooper (see 
Section 2.1.1). The rear ext ension is w orthy of ret enti on as an expression of the 
"story" and histor ic evolu tion of this site. 

How ever, as a character-defin ing element, does creat e challenges and complications 

in the att empt to develop a low -rise detached bout ique hot el at the rear, given the 
lack of space w ithout looking at further relaxations. Primar ily, th is includes on-site 

parking and loading for the businesses. 

Therefore, the option t o develop the new building while retaining the rear extension 
requires fu ll relaxation of those parking and load ing requirements t o zero, while 

att empting as best as possible to keep it detached from Ikeda Dry Goods, in order t o 
fully meet Standards and Guidelines for the Conservation of Historic Places. 

7.2. RESPECTING THE HERITAGE RESOURCE 

The scope of work, as introduced in this section, brings a complete and integrat ed 

approach to a high level of conservation applying to Ikeda Dry Goods. 

The building will remain i n situ, including the c. 1930 rear ext ension. Its foundations 

require replacement to extend the lif e of this building su bstant ially. W ith the 

exception of the east side, which requires f ull restoration of that w all and 

application of new claddi ng, the ext er ior will remain unchanged, w ith the only 
interventions being the addition of w indow s in locations where they existed 

previously, and ret aining the dimensions of those same o penings. It w ill undergo a 
minimal amount o f w ork, pertaining primar ily t o repair o f charact er-defin ing 

elements. The storefront will be restored to an appearance that is h istor ically 
accurate, while the claddling on three of the four sides w ill be retained. Any repair 

work must match existing in t erms of mater ial and profil e. Any components t hat 

have been replaced in the past and are not per iod-appropriat e, such as the 
storefront awning, are to be restored back to t hose t hat are appropriat e vis a vis 
mat erial, profile and ope,ration. 

The w ork proposed includes aspects of preservation, restoration and rehabilitation 

as outlined in the Standards and Guidelines, and each standard is being met as 
out lined in the following t able. 
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General Standards for Preservation, Rehabilitation and Restoration 

Standard Description 

1 Its intact and repairable character-defining elements are not to be 
substantiallly altered, removed or replaced. 
Comment: All elements will be carefully examined for condition and 
ore to be replaced only where it is demonstrated that it is beyond 
repair. 
Location, as one of its character-defining elements, is to be retained. 
Comment: Ikeda Dry Goods will keep its orientation on Moncton Street 
and First Avenue and its setbacks intact, given that they are to be 
retained in situ. 

2 Minimal changes have occurred over time, and where they have 
become Ch,aracter-Defining Elements, will be retained. 

Comment: The changes that have occurred over time such as, on the 
west side, wood lap siding set over a layer of stucco, under which is 
the original cove drop siding, or the false front parapet, are to be 
preserved. Changes that have occurred over time which have not 
become character-defining elements, such as the solid loading doors 
on the west side, have the potential to be restored back to an 
appropriate appearance using period-appropriate materials such as 
wood frame and inset glazing. The later rear addition, which is not a 
character-defining element, is to be removed. 

3 Adopt an approach calling for minimal intervention. 
Comment: This is the overall standard expected of this development. 
Only where materials have reached a point beyond repair shall they be 
restored through replication vis a vis appearance, profile and material. 
Where materials are in good condition, removal ( and reinstatement) 
should only be done where cleaning, repair or other measures 
necessitate removal from the building. 

4 Recognize a resource as a physical record of its t ime, place and use 
and do not create a false sense of history by adding other elements. 
Comment: The physical record of Ikeda Dry Goods is to be retained, no 
other elements from other historic places a.re to be incorporated, and 
no features from this property that previously did not co-exist are to 
be combined. 

5 Find a use requiring minimal or no change. 
Comment: The historic and on-going commercial use, a Character-
Defining Element of this building, is to be retained. 

6 Protect and stabilize if necessary. 
Comment: The building will be protected for the duration of the work. 
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Evaluate the condition of Character-Defining Elements to determine 
level of intervention required. 
Comment: As part of the proposed development, the condition of each 
Character-Defining Element is to be inventoried and assessed, with 
priority placed on repair, and replaced only if deteriorated. 
Maintain Character-Defining Element.s on an on-going basis. 
Comment: The conservation and rehabilitation consisting of bath 
repair and restoration will ensure that Character-Defining Elements 
are retained and maintained under approved standards. 
Make any intervention to preserve Character-Defining Elements 
physically and visually compatible with the existing. Document all 
interventions. 
Comment: Any interventions should compr;se material to match while 
achieving a certain degree of subtle distinguishability, through design 
details. This would apply to the rear, in the case where exiting is 
required, and to the windows, which (based on the one remaining 
window set in the reor wall) appeor to have been multi-paned upper 
ond lower sashes. Since it is difficult to produce new double-glazed 
windows that keep an historically accurate muntin profile, the 
restored wood windows are to be simple double hung with no 
muntins. Documentation of the entire project shall be a key part of 
the works (the approved drawings forming the approved HRA) for 
future reference and on-going maintenance (see Section 8.3 of this 
Impact Statement). 
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Additional Standards Relating to Rehabilitation 

Standard Descript ion 

10 Repair rather than replace Character-Defining Elements. 
Comment: All elements will be carefully examined for condition and 
only where repair is not possible due to the condition, identical 
elements on the building will be used as a means to replicate to 
achieve an exact match. Due to the overall good condition of the 
exterior, this measure is not expected to be required, with the 
exception of the east side which will require non-combustible 
cladding. 

11 Conserve heritage value and Character-Defining Elements when 

making any new additions, with the addition physically and visually 
compatible: with, subordinate to and distinguishable from the 
historic place. 
Comment: No additions are proposed to the heritage building, and all 
exterior elements, with the exception of the later flat-roof addition, 
will remain intact. 

12 Create any new additions so that the form/integrity of an historic 
place is not impaired if the new work is removed later. 
Comment: No additions are proposed to the heritage building. 

The planning objectives o f the proposed development meet the general objectives 

for Preservation, Rehab;l;t ation and Restoration as outl ined in the Standards and 
Guidelines. 

7.3. MINIMIZING IMPACT AND IDEAL DESIGN APPROACHES 

Standards and Guidelines for the Conservation of Historic Places forms the basis for 

respecting the heritage resources and addressing impact and arr iving at the ideal 

design approaches for this development . 

The following points serve as the starting point for discussion of the proposed w ork. 

1. The c. 1930 addition w as not not ed as a character -defining element in the 
original St at ement of Significance prepared for the Cfity o f Richmond in 2000. 

How ever, through ext ensive study and new information brought forward, it has 
been det ermined that it does have value in expressing the evolution of t he site, 

even if t he or iginal use of that particular rear extension is not certain. Together, 
with the larger st ore space, it combined histor ic uses of commercial and 

residential in housing some or all o f the family that ran t he Ikeda Drygoods 

business in the 1930s and up to 1942. Therefore, for the updat ed Statement o f 

Significance prepared as part of this report, it has been identified as a character-
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defining element. It has int angible value necessary to w arrant its inclusion as a 

character-defining element and therefore its retentio n in the new development. 

The value associated with an early Japanese-Canadian business is strongly tied 
to the main building (1924) and this addition (c. 1930). 

2. The chosen restoration period is t he mid-century setting of the building, 1952, as 
per the values not ed above. 

3. The other component most impacted is the removal and reconstructi on of the 

east w all, due to its d eterioration and the requirement to meet current building 
code provisions. This wall will not be visible and therefore any such w ork on it 

will be minimized sim ply due to its orientation as an 'inter ior side wall. 

4. As such, Standards an d Guidelines for the Conservation of Historic Places specify, 
under Section 4.1.11, part 20, t hat it is recommended "to remove or alter non 
character-defining built features from per iods other than the chosen restoration 

period." 16 

5. Nevertheless, this report presents some suggest ed design approaches to t he 

surface treat ments set between the her itage building and the bout ique hot el, 
and commemoration or int erpretation, that allow for t his component t o be 

recognized in order t hat the public may be educated on t he evolution of the site 
as a business during the inter-w ar per iod. 

These are elaborated on in Section 7.4 and 7.5 of this report. 

7.4. METHODOLOGY FOR MITIGATING NEGATIVE IMPACTS 

The impact of the proposal involves the removal of the later addition at the rear, an 

expansion in 1987 as a commercial business known at that time as Budget 
Appliances. This space likely served as an office or as st o rage for the business, which 

as an appliance sales and repair, required more space than the hist oric uses t o 

accommodat e a large number of household and major appliances. 

The on ly impact on the her itage components (i.e. character-defining elements) 
involves new f enestration - doors and w indow s - and removal o f cladding on the 

east w all that is highly deteriorated, structurally unsound and does not meet current 
building code requirement s. Non-combustible cladding w ill be installed on a 

reconstructed w all, and as noted in Section 7.3, this w ill not be visib le from the 
street. Nevertheless, the profile o f the non-combustible cladding should closely 

match the profi le of the l ap siding elsewhere on the build ing. 

In addition, it is imperative that t he original drop cove siding, much of which sti ll 
exists in the rear w all which is current ly part of the inter ior space, and on the east 

wall is retained upon removal of the rear addit ion, provid ed that it is in suitable 

condition. Any deteriorated or missing parts must be rest ored using either the 

16 Standards and Guidelines for the Conservation of Historic Places, Parks Canada, 2010~ p. 93 
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siding salvaged from the east site of the building, or by having new w ood siding 
milled t o mat ch the original. Any remaining drop cove suding should be st ored for 

any necessary future ext erior repairs. 

Finally, in order for the site to be fully understood and to have it serve as public 
aw areness and education of the fuller h ist ory, it should be explained along w ith 

providing information on that removed component of the building as part of a 

commemoration or interpretive plan, in the form of a plaque or an information 
board (see Secti on 7.5 of th is report for more details) . 

7.5. COMM EMORATION 

A modest Interpretive and Commemoration Plan should be undertaken in 

recognit ion of Ikeda Dry Goods her itage values - primar ily the historical and cultural 
significance. This has been expressed by the Heritage Advisory Committ ee in its 

recent review of th is HRA proposal. It will serve to educate the public, and owners 
or t enants of t he building, of t he ear ly importance of the site and its ties to the 

development of Steveston as a community strongly tied t o t he fishing industry and 
its earliest owners. 

The Interpretive panel or plaque is proposed to be placed on site: t he indent ation of 

the building's footprint towards the rear is the recommended location, which will 
make it easy t o locat e and allow for public viewing. As a freestanding plaque set 

close t o the w est wall, facing Fi rst Avenue, it w ill avoid having it attached t o the w all 

and thereby preventing any damage by attachment hardw are, and allow for free 
access to repair and service that w all whenever necessary (Figure 52) . 

OOSTIN:J SO~ fO llt Rt1A,1-.co---¼+-

~"\1.11:...-.:--:11i"=:C't·:._:.~~--+l------c-,,=. 

Figure 52: Proposed location of free-standing commemorative panel facing First 
Avenue 

The Interpretive panel should focus on key information that w ou ld be of interest to 

the public, drawing from the values expressed in the Stat ement of Significance. It 

should be designed in a way that draws a pot ential reader in to uncover t he story of 
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Ikeda Dry Goods. If it is an interpretive panel, it should u se colour, titl es, graphics 
(archival photographs, maps or draw ings) and text t hat is attractive and dynamic, 

using variable font sizes and styles. M ultiple panels are an option, but if a single 

panel is large enough to accommodate t he graphics and t ext, then that should be 

the preferred approach. 

In order t o have an effective Interpretive Plan, maintenance and repairs need to be 

performed. Over time the information may need to be updated and improved. 
Whether this is t he responsibility of the building owner, or the municipality, and 

who bears the costs, w ill need t o be determined. Nevertheless, a Sect ion 219 
covenant is recommended to be placed on titl e that allow s for maintenance and 

updating. This could be made a condition of final approv al. 

8. MAINTENANCE PLAN 

Given the proposal t o preserve and rehabilitat e Ikeda Dry Goods, a maint enance plan 
ensures that t he objectives o f long-term legal protection can be met and monitored. An 

overall maintenance plan should include provisions for: 

• Terms of reference for maintaining the building th rough any management or 
maintenance contract(s); 

• Regu lar scheduling of w ork, and clear ly defin ing what components are repetit ive 
(i.e. monthly or annual, for t he same elements) or singular one-time focused or 

broad-based (i.e. th ro ughout the building) 

• Clarifying what w ork is required immediat ely and what work is p lanned further 
and under what t imel ines; 

• Owner's records of al l maintenance procedures; 

• Drawings and photos of the building for either the ow ner or maint enance/ 

management contractor. 

The owner shou ld retain the plan for future reference. It will ensure the long-term 
integr ity of Ikeda Dry Goods and be in keeping with the provisions of the Steveston 

Heritage Conservation Area. Regular upkeep combined with good standards of 

workmanship and materials is the guiding principle of a comprehensive and w ell­
executed maintenance plan. 

8.1. MAINTENANCE GUIIDELINES 

A maintenance schedule is critical to any Conservation Plan. Short-t erm and long­

term targets need to be set for each element. A building that has undergone a 
higher degree of renovation, replication or repair is equally prone to the need for 

maintenance as compared t o a building that has had mo re components ret ained and 

conserved. In particular, any errors or weaknesses in material or method should be 
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identified in the early stages and corrected where necessary, so that accelerated 

deterioration does not take place. 

Regularly scheduled main t enance ensures the longevity of any element, whether 

wood, st one, brick or other mater ial. W ater is essenti al t o manage, as it is t he 
singularly the most invasi ve and damaging to any building. Other forces such as sun­

exposed w all faces, wind, ice and vermin affect building elements and the while the 

cost of maintenance on a regular basis may seem high, putting off this w ork 
inevitably leads to great er costs t o rest ore, particularly for heritage buildings that 
often contain materials that are expensive, in short supply or need t o be custom 

made. 

8.2. REQUIRED PERMITS 

The type and degree of p ermitting depends on the municipal requirements as 

common ly out lined in general or heritage-specific requir·ements-of -maint enance by­
law s, or in policy or other by-law s or guidelines. 

As part of the development, a Heritage Revitalization Agreement (HRA) will be 

necessary t o address the var iances required as part o f the addition of a detached 
boutique hot el at the rear of Ikeda Dry Goods. The HRA will include items such as 

height, density and any o ther by-law provisions that need to be addressed as a result 
of th is unconventional development. A Public Hearing will be necessary as part of 

the approval process. 

Future exemptions for more minor w ork (i.e. repair, re-painting in existing colours) 
may be possible, (subject to confirmati on from t he City of Richmond Planning 

Department) but in most cases, as Ikeda Dry Goods is in a Heritage Conservation 
Area, a Heritage Alteratio n Permit, either st and-alone or in conj unction w ith another 

permit (e.g. Development, Sign, Building) may be required for exterior alterations. 

8.3. ROUTINE, CYCLICAL AND NON-INVASIVE CLEANING 

By undertaking w ork on a routine basis, a sensitive approach to t he cleaning 

treat ment is the more likely outcome since dirt or other damage w ill not have had as 
much time to build up. The pr inciple o f any cleaning should be in accordance with 

Standards and Guidelines for the Conservation of Historic Places which specifies t he 
gentlest means possible. In cases where the removal of dirt and other mater ial is 

necessary on stucco, con,cret e or wood, a soft bristle bru sh without w ater is best, 
sw eeping aw ay t he loosened mat erial. The recommended approach for elements 

that require a more int ensive cleaning is t o use a soft bri stle brush wit h w arm w ater 

and a mild detergent . Pressure w ashing. sandblasting or any abrasive cleaning 

should not be used under any circumstances, 
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8.4. REPAIR AND REPLACEMENT OF COM PROMISED MATERIALS 

Repair, reinstat ement and replacement of material on Ikeda Dry Goods must 
conform with those established under the Standards and Guidelines for the 

Conservation of Historic Places in Canada. The heritage building's charact er-defin ing 
elements, those charact er istics that contribut e to the tangible heritage value, such 

as materials, form and configuration, must be conserved. This draws from the 

following principles: 

• Minimal intervention must be a goal, and any intervention must be the least 
intrusive and gent le means possible; 

• Charact er-defin ing elements must be repaired and reinst at ed, rather than 
replaced, wherever possible; 

• Repair may involve anything from the removal and cleaning or simple 

refinishing t o extracting ext ensively det eriorated, decayed or missing 
mat erial and reinst alling the same but w ith in-kind mat er ial to match 

existing, and using recognized conservation methods; 

• Repaired or replaced material must be physically and visually compatible 
with t he historic place. 

8.5. INSPECTIONS AND INFORMATION FILE 

Inspections are a key elem ent in the maint enance plan, and should be carried out by 
a qualified person or firm, preferably with experience in the assessment of heritage 

buildings. These inspections should be conducted on a regular and timely schedule, 
addressing all aspects of Ikeda Dry Goods including ext er ior and site condit ions. 

From this inspection, a report should be compiled that will include notes, sketches, 
and observations and to mark areas of concern, for example, cracks, st aining and 

rot, The report need not be overly complicated, but must be t horough, clear and 
concise. Issues of concern, from the report, should be entered in a log book so t hat 

corrective action can be documented and tracked. 

An appropriat e schedule for regular, periodic inspections would be twice a year, 

preferably during spr ing and fall . Comprehensive inspections should occur at five­
year per iods, comparing records from previous inspections. 

The owner of Ikeda Dry Goods should retain an information fi le where inspection 

reports can be filed. This file should also contain the Log Book that itemizes 
problems and corrective action. Additionally, t his f ile should cont ain the HRA, 

building plans, building p ermits, heritage reports, photographs and other relevant 
documentation so that a complet e understanding of the building and its evolut ion is 

readily available t o the owner(s), wh ich will aid in det ermining appropr iate 

interventions when need ed. This information file should be passed along to any 

subsequent owner(s). The file would include a list outlining t he finishes and 
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mat erials used. The build ing owner shou ld keep on hand a stock of spare mat erials 

for minor repairs. 

The maint enance Log Book is an important maintenance t ool that should be kept to 

record all maintenance activities, recurring problems and building observations and 
will assist in the overall maintenance planning of the building. Routine maint enance 

work should be not ed in the maintenance log to keep track of past, and plan future 

activities. All items not ed on the maintenance log shou ld indicat e t he dat e, 
problem, type of repair, location and all other observatio ns and information 

pertaining to each specific maintenance activity. 

A full record of these act ivities will help t o p lan for futu re repairs and provide 
valuable information in the overall maint enance of the building and w ill provide 

essent ial information for the longer -term and serve as a reminder to amend the 
maintenance and inspection activit ies on an as-needed basis. 

8.6. EXTERIOR MAINTENIANCE 

The most pot entially damaging element to heritage build ings is w ater, including 

frost, freezing and thaw ing, and rainw at er runoff including pipes and ground w ater. 
An imal infestation is a secondary concern. Ikeda Dry Goods, as a single st orey 

building w ith no basement, is at r isk of both of these occurring w it hout on-going and 
regular maintenance. 

The most vulnerable part of any building is the roof, where w at er can enter in 

without w arn ing. Roof repair and renew al is one of the more cost-effective 
strategies. Any leak, how ever minor it might be, needs t o be taken seriously and 

may be a sign that other areas are exper iencing t he same, or that a more significant 
leak or w ater entry is imminent. 

The following checklist cont ains a wide range of potential problems specific to Ikeda 

Dry Goods such as w at er/ moisture penetration, mat er ial det eriorati on and 

structural det erioration. This does not include int erior inspections. 

Exterior Inspection 
Site and Foundation 

CEI Does water drain aw ay from the foundation? 
CEI Is there back-splash occurring? 

CEI Is there movement or settlement of t he foundation as illustrated by cracks or 
an uneven surface? 

CEI Is there any evidence of rising damp? 
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CEI Are there moist ur e problems present ? 

CEI Is any w ood in direct cont act, or extremely close to, the ground? 
CEI Is there any evidence of insect infest ation? 
CEI Is the any evidence of fungal spread or any other type of biological att ack? 

CEI Does any w ood appear warped or cupped? 

CEI Does any w ood display splits or loose knots? 
CEI Are nails visib le, pulling loose or rusted? 

CEI Do any w ood elements show staining? 

Exterior Painted Mat erials 
CEI Is the paint blistering, peeling or wrinkling? 

CEI Does the paint show any st ains such as rust, mild,ew or bleeding through? 

Windows 

CEI Is any glass cracked or missing? 

CEI Does the putty show any sign of brittleness or cracking, or has any fallen out? 
CEI Does paint show damage by condensation or water? 

CEI Do the sashes operat e easily or if hinged do they sw ing freely? 
CEI Does the frame exhibit any dist ortion? 
CEI Do the sills show any deterioration? 
CEI Is the flashing pro perly shedding w at er? 

CEI Is the caulking connection betw een the frame and cladding in good shape? 

Doors 
CEI Are the hinges spr ung or in need of lubrication? 

CEI Are the latches and locks working freely? 

CEI Is the sill in good shape? 

CEI Is the caulking connection betw een the door frame and cladding in good 

shape? 
CEI Is the glazing in good shape and held securely in p lace? 

CEI Is the seal of the d oor in good shape? 

Gutters and Downspouts 
CEI Are any downspouts leaking or plugged? 

CEI Do the gutters show signs of corrosion? 
CEI Are there any missing sections of downspouts and are they securely 

connect ed t o the gutt ers? 
CEI Is the water being redirected away from the building to either in-ground 

drainage or rainw ater catchment? 
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CEI Are there w ater b lockage points? 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

CEI Is the leading edge of the roof w et ? 

CEI Is there any sign of f ungus, moss, birds, vermin, in sects, et c.? 
CEI Are the shingles show ing any advanced sign of w eather ing such as curling or 

exposure of sub-surface? 

CEI Are any shingles loose or missing? 

CEI Are the flashings w ell set ? 
CEI Are any met al join ts or seams sound? 
CEI Is there any w ater ponding present? 

8.7. FINAL REPORT 

The heritage consultant w ill submit a final report to the project manager as part of 

any necessary final clearance(s) on permit(s) for Ikeda Dry Goods. The report will 
summarize how the work performed, in conjunction with those permits, 

corresponds to t he direction given in the Conservation Plan and whether there are 

any deficiencies to be addressed. 

9. APPENDICES 

9.1. BIBLIOGRAPHY 

• Standards and Guidelines for the Conservation of Historic Places in Canada, 
Parks Canada, Second Edition, 2010 

9.2. VITAL STATISTICS, NEWSPAPER ARTICLES AND OTHER RECORDS 

• "Phot o sparks memor ies of family-owned store", Rich mond News, July 2, 2022 

• Lett er from Norm Hooper to City of Richmond dat ed May 12, 2009 

• Landscapes of Injustice, University of Vict oria - Personal information 

o Tsyut ayo Ikeda, Custodian Identification No. 5030. Born July 1, 1915, 
housew ife and sewing student, fam ily includes Sue Yoshioka (mot her), 
Kiyemon Yoshikoa (father), Teruhiko Ikeda (husband), home address is 77 
Moncton Street, St eveston, forcibly uprooted t o Pictu re Butt e, Alberta 

o Teruhika Ikeda, Custodian Identification No. 3624. Born January 5, 1903, 
skipper and fish packer employed by Nakamura Fi sh Packers, family 

includes lsune Ikeda (mother), Kaiji ro Ikeda (father), Tsutayo Ikeda (w ife), 
home address is Monct on Street (no number given), Steveston, forcibly 

uprooted to P'icture Butte, Alberta 
o Toshiko M iyash ita, Custodian Identification No. 5031. Born June 5, 1904, 

self-employed dressmaker, family includes Tsune Ikeda (mother), Kij iro 
Ikeda (father), Shizuma M iyashita (husband), Satomi (son), Setsuo (son), 
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Mitsuo (son) and Hideaki (son). Home address is listed as P.O. Box 445, 

n Moncton Street, Steveston. Forcibly uprooted to Lethbridge, Alberta 

and Picture Butte, Alberta. Statement of all property, etc. - see images 

below 
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0 Shizuma Miyashita, Custodian Ident ification No. 3324. Born August 31, 

1888. Fi sherman, family includes Toshiko Miyashita (wife), Satomi (son), 
Setsuo (son), M itsuo (son) and Hideaki (son). Home address is listed as 77 
Moncton Street, forcibly relocated to Picture Butte, Alberta. Statement 
of all property, etc. - see images below 
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9.3. CITY DIRECTORIES AND ASSESSMENT RECORDS 

• City Direct ories for BC Towns, St eveston, VPL Special Collections {1922-1942) 

• M unicipal Assessment Roll Records {1914-1921), City of Richmond Archives 
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9.4. MCLEAN HERITAGE PLANNING AND CONSULTING-CURRICULUM VITAE 

Highlights of Qualifications 
Drawing from 26 years of experience in public sector heritage plann ing and land 

development with the City o f Surrey and City of Vancouver, Hugh Mclean established 

his her itage consultancy in 2021. He serves cl ients in the public and pr ivate sect or, 

and prepares reports cov ering a range of heritage scenarios: evaluating a bu ilding for 
addition t o a heritage register, values-based historic resea rch and architectural 
assessment as part of Statements of Significance, assessment of building condition 

and preservation strategies, restoration and rehabilitation as part of Conservation 
Plans, and higher-level strategies for pot ent ial incentives using an array of p lanning 

tools including legal protection and agreements. This requires interest-based 
negotiation to achieve heritage conservation, and familiarity w ith and application of, 

relevant legislative provisions, policy, zon ing, guidel ines and Standards and Guidelines 

for the Conservation of Historic Places. 

Consultancy Project Summary (partial) - 2021-2024 
Principal, Mclean Heritage Planning and Consulting 

• City of White Rock, Statements of Significance. Preparation of three SoS's for city­
owned heritage resou rces - White Rock/P' Quals, The Pier, Train Station. 

• City of Chilliwack, Heritage Interest Inventory Review: Assess current her itage 

buildings and update as a first step towards creating a Heritage Regist er 

• 1483-1491 Carlton Street, Halifax, NS: Heritage Impact Statement to det ermine the 
appropriate degree of retent ion for tw o historic buildings as part of a multi-use 

commercial-residential tow er development 

• 203 Pembina Street, New Westminster: Conservation Plan for a historic oak t ree 
proposed to be retained as part of a new residential development 

• 86 Ochterloney Street, Dartmouth, NS: Heritage Impact Statement to det ermine the 

appropriate degree of retent ion for tw o historic buildings and rationale for removal 
of one other building as part of a multi-use commercial-r esidential tow er 

development 

• 3560 Moncton Street, Richmond: Design Consultation for a new multi-use 
development situated in the Steveston Her itage Conservation Area 

• Duncan City Hall, 200 Craig Street, Duncan: Conservation Plan and Roof 

Replacement Strategy as part of seismic upgrades, w indow restoration and slate 
roof replacement 

• Elmwood Hotel, 5185 So,uth Street, Halifax, NS: Heritage Impact Statement for the 
"best practices strategy" to det ermine the appropriate d egree of h igher -density 

redevelopment and conservation in the context of Halifax's " Old South Suburb" 
Heritage Conservation District 

• Sandwick Manor, 276 Sandwick Road, Courtenay: Heritage Strategy Report to 
assess potential incent ives and planning tools to conserve a historic house within a 
commercially-zoned area 
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CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

• Frome Residence, 228 Thrift Street, Coquitlam: Heritage Assessment for a single­
family house situated in t he histor ic area of Maillardville 

• Anglican Church of the Epiphany, 10553 148 Street, Su r,rey: Heritage Assessment o f 
a church including reincorporation of select character-defin ing elements into a new 

development 

• Mackenzie Residence, 5418 184 Street, Surrey: Heritage Interiors Study, w ith 
recommendations to maximize the conservation of the interior elements of t his 

legally-protected house 

• Dolman Residence, 1611 Cedar Crescent, Vancouver: Heritage Assessment o f 
proposed exterior rehabi litation to a legally-protect ed residence within the First 

Shaughnessy Heritage Co nservati on Area 

• Cobalt Hotel, 917 Main Street; Angeles Rooms, 927 Main Street, Vancouver: 
Stat ements of Significance for tw o SRO buildings in the Downt own Eastside 

Previous Experience 
2001 to 2006; 2008 to 2020: Heritage Planner, Planning, Urban Design and 
Sustainability, City of Vancouver 

• Negotiation of Heritage Revitalizati on Agreements and heritage designation as part of 
development applicati ons, w ith incentives based on merits of restoration, adaptive 
re-use and financial analysis; presentation of reports t o Council at Public Hearing 

• Managing all aspects of St at ements of Significance {SoS) with staff and heritage 
consultants, chair of the SoS/VHR Subcommitt ee; management of heritage SoS 

project s including RFP and contracts, securing prolliincial funding, coaching of 
consultants 

• Oversee the upgrade t o t he City of Vancouver's Her itage Regist er Evaluation syst em 

• Coordination w ith Province to place St at ements of Significance on Canadian Register 

• Management of Transf er of Density dat abase, By-law updates and Heritage Regist er 
database 

• Design of biennial Heritage Awards program 

• Liaison to Heritage Commission, Gast own Planning Committ ee and Shaughnessy 

Design Panel 

• Issuance of heritage alteration permits including condit ions for heritage clearance 

• Management of plaque program, updat es to heritage w ebsit e, administrative 

bulletins 

2006 to 2008: Planner, Central Area Planning, City of Vancouver 

• Design and implementation of a consultant's historica l/cultural review of Paueru Gai 

(Pow ell Street) in t he cont ext o f t hemes, community values, potential for zoning 
incentives, including com munity outreach and development of an int eractive w ebsite 

• Department representative t o Oppenheimer Park p lanning process 

• Policy and ODP review for Downt own Eastside and review and input on local in itiatives 
such as the new Strathcona Library 

M CLEAN HERITAGE PLANNING & CONSULTING 
---------- JUNE 2026 ----------
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1994 to 2001: Planner, City of Surrey 

CONSERVATION PLAN 
3831 MONCTON STREET, RICHMOND 

• Project management of rezoning and subdivision applications including negotiation of 
Heritage Revitalization Agreements as the staff member responsible for the heritage 

program 

• Updated her itage, transportation and parks provisions of the Official Community Plan 

• Established Surrey's Heritage Register: evaluation of buildings and owner consultation 

Other Relevant Roles 
Vancouver Heritage Foundation Granting Committ ee, 2013 t o present 

Collaborat or - Landscapes of Injustice, University o f Victo r ia, 2013 t o 2020 
Board Member, BC Association of Heritage Professionals, 2019 to present 

Education 

Mast er of Arts, Community and Regional Planning 
University of British Colum bia, 1988 

Bachelor o f Environment al Studies, Urban and Regional Planning 

University of Wat er loo, 1984 

Professional Membership 
Full Member - Canadian Institute of Planners / Planning Institute of Briti sh Columbia 

Professional Member - Canadian Association of Heritage Professionals 

Awards 
Canadian Institute of Planners, M urray Zides Aw ard for Planning Excellence 

Grand Prize - City of Surrey Official Community Plan, 1997 

M CLEAN HERITAGE PLANNING & CONSULTING 
---------- JUNE 2026 ----------
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APPENDIX 3 

FORM OF CERTIFICATION OF COMPLIANCE 
 
 
Date: ______________ 
 
 
City of Richmond 
6911 No. 3 Road 
Richmond BC V6Y 2C1 
Attention:  Director, Development,  

Planning and Development  
 
Re: Heritage Revitalization Agreement for 3831 Moncton Street 
 
I hereby give assurance that I have fulfilled my obligations for field review in relation to the 
captioned property as set out in the Heritage Revitalization Agreement dated _______, 2026 
between the City of Richmond and 1359161 B.C. Ltd. (Bylaw No. 10741) (the “Heritage 
Revitalization Agreement”), and that the Conservation Work, as defined therein, has been 
substantially completed. I confirm that the architectural components of the work comply in all 
material respects with the requirements of Appendix 2 (Conservation Plan) of the Heritage 
Revitalization Agreement.  
 
This letter is not being provided in connection with Part 1 of the British Columbia Building Code 
but in connection only with the requirements of the Heritage Revitalization Agreement.  
 
 
________________________________ 
Heritage Professional’s Name 
 
________________________________ 
Address  
 
________________________________ 
Telephone Number  
 
________________________________ 
Email Address       
 
 
Signature or Seal:  
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APPENDIX 4 

PLANS 

(see attached.) 
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APPENDIX 5 

SITE CONNECTION AND TRANSPORTATION WORKS  
– TRANSPORTATION AND ENGINEERING REQUIREMENTS 

 
Works to be completed by the City, at the Owner’s cost and expense, pursuant to the City’s 
standard work order processes for site, transportation and utility connections:  
 
Transportation:  
 
Frontage Upgrades 
 

1. The existing driveway along the 1st Ave frontage is to be closed permanently. The 
existing driveway let-down to be removed and sidewalk to be extended to meet existing 
to the north and south, with a minimum clear width of 1.8 m.  
 

2. Two new on-street angled parking stalls to be introduced on 1st Avenue. All signage, line 
painting, and wheel stops for the new parking stalls to be installed. 

 
3. Unless otherwise specified by the City, all road works to be designed as per City bylaw, 

Transportation Association of Canada (TAC) standards, and the City’s Engineering 
Design Specifications. 
 

4. All above ground third party utilities (e.g. hydro/telephone kiosks) must not be placed 
within any frontage works area, including sidewalk and boulevard. Any required 
statutory rights of way with such third party utilities as may be required within the 
subject site is to be secured for the placement of this equipment. 

 
Engineering: 
 
1) Water Works: 
 

a) Using the City’s OCP Model, there is 450.0 L/s of water available at a 20 psi residual at 
the Moncton Street frontage. Based on the proposed development in the Plans, the Lands 
require a minimum fire flow of 200 L/s. 
 

b) At Owner’s cost, the Owner is required to: 
i) Submit Fire Underwriter Survey (FUS) or International Organization for 

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

ii) Review hydrant spacing on all road frontages to meet City spacing requirements for 
the proposed land use. 
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c) At Owner’s cost, the City will: 
i) Cut and cap at main the existing water service connection and remove meter servicing 

the Lands at 1st Avenue frontage. 
ii) Install a new water service connection and tie-in to the existing 150mm water main at 

1st Avenue frontage, complete with new meter and meter chamber. Water meter and 
water meter chamber to be located within City property.  

iii) Complete all tie-ins for the proposed works to existing City infrastructure. 
iv) If required, install new fire hydrants as per City specifications. 

 
2) Storm Sewer Works: 

a) At Owner’s cost, the Owner is required to: 
i) Provide an erosion and sediment control plan for all on-site and off-site works, to be 

reviewed as part of the City’s design review of applicable building permits and the 
Site Connection and Transportation Works. 
 

b) At Owner’s cost, the City will:  
i) Cut and cap, at catch basin STCB968, the existing southern storm service connection. 

Retain the existing catch basin and northern storm service connection servicing the 
neighboring property. 

ii) Cut and cap, at manhole STMH9178, the existing storm service connection and 
remove the associated inspection chamber. 

iii) Install a new storm service connection from the existing manhole STMH9178, 
perpendicular to the storm sewer main, complete with a new inspection chamber. 
Inspection chamber to be located within City property. 

iv) Complete all tie-ins for the proposed works to existing City infrastructure. 
 
3) Sanitary Sewer Works: 

 
a) At Owner’s cost, the City will: 

i) Retain the existing 150mm FRP sanitary lead servicing the Lands. 
ii) Cut and cap, at inspection chamber, the existing sanitary service connection. 
iii) Upgrade the existing sanitary inspection chamber to a 600mm inspection chamber 

complete with sanitary service connection. 
iv) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
4) General Items: 

 
a) At Owner’s cost, the Owner is required to: 

i) Coordinate with BC Hydro, Telus and other private communication service providers: 
(1) To pre-duct for future hydro, telephone and cable utilities along all road 

frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy 

wires within the property frontages. 
(3) To underground overhead service lines.  

ii) Locate/relocate all above ground utility cabinets and kiosks required to service the 
proposed development and proposed undergrounding works, and all above ground 
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utility cabinets and kiosks located along the development’s frontages, within the 
developments site (see list below for examples). A functional plan showing 
conceptual locations for such infrastructure shall be included in the City’s design 
review for any applicable building permits and the Site Connection and 
Transportation Works prior to commencement of construction of said works. The 
Owner shall coordinate with the respective private utility companies and the project’s 
lighting and traffic signal consultants to confirm the requirements (e.g., statutory 
right-of-way dimensions) and the locations for the aboveground structures. If a 
private utility company does not require an aboveground structure, that company shall 
confirm this via a letter to be submitted to the City. The following are examples of 
statutory right-of-ways that shall be shown on the architectural plans/functional plan, 
the works drawings, and registered prior to the City’s design approval: 

- BC Hydro PMT – 4.0 x 5.0 m 
- BC Hydro LPT – 3.5 x 3.5 m 
- Street light kiosk – 1.5 x 1.5 m 
- Traffic signal kiosk – 2.0 x 1.5 m 
- Traffic signal UPS – 1.0 x 1.0 m 
- Shaw cable kiosk – 1.0 x 1.0 m 
- Telus FDH cabinet – 1.1 x 1.0 m 

iii) Provide, prior to start of site preparation works, a preload plan and geotechnical 
assessment of preload, dewatering, and soil preparation impacts on the existing 
utilities fronting the development site and provide mitigation recommendations. 

iv) Submit a proposed strategy at the building permit stage for managing excavation de-
watering. Note that the City’s preference is to manage groundwater onsite or by 
removing and disposing at an appropriate facility. If this is not feasible due to volume 
of de-watering, the Owner will be required to apply to Metro Vancouver for a permit 
to discharge into the sanitary sewer system. If the sanitary sewer does not have 
adequate capacity to receive the volume of groundwater, the Owner will be required 
to enter into a de-watering agreement with the City wherein the Owner will be 
required to treat the groundwater before discharging it to the City’s storm sewer 
system. 

v) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or 
other non-removable structures. Retaining walls proposed to encroach into rights-of-
ways must be reviewed by the City’s Engineering Department.  
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APPENDIX 6 

VARIANCES TO ZONING BYLAW 8500 

 
Richmond Zoning Bylaw 8500 is varied and supplemented in its application to the Lands as 
follows: 

1. The maximum floor area ratio for the Lands is 1.2.   
2. Not withstanding Sectio 4.5 of Richmond Zoning Bylaw 8500, the bicycle, garbage and 

recycling facilities, and mechanical and electrical rooms are not included in the 
calculation of maximum floor area ratio.   

3. The maximum height for buildings is 12 m, and containing not more than three storeys, 
on the portion of the site shown as Area A in the Schedule 1 below.  

4. No on-site parking spaces are required.  
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Heritage Alteration Permit 
Development Applications Department 

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

File No.:  HA 25-022755 
To the Holder: 1359161 B.C. Ltd. 

Property Address: 3831 Moncton Street 

Legal Description: Lot 18 Block 3 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 

(s.617, Local Government Act) 

1. (Reason for Permit)  Designated Heritage Property (s.611)
 Property Subject to Temporary Protection (s.609)
 Property Subject to Heritage Revitalization Agreement (s.610)
 Property in Heritage Conservation Area (s.615)
 Property Subject to s.219 Heritage Covenant (Land Titles Act)

2. This Heritage Alteration Permit applies to and only to those lands shown cross-hatched on the 
attached Schedule “A”, and any and all building, structures and other development thereon.

3. This Heritage Alteration Permit is issued to authorize the proposed heritage conservation work to 
Ikeda Dry Goods heritage building and construction of a new Hotel, consistent with Heritage 
Revitalization Agreement Bylaw No. 10741, and as shown in the attached Plan #1 to Plan #14.

4. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
detailed specifications and shop drawings for the windows and doors, and siding restoration of the 
heritage building to the Director, Development for review and approval prior to fabrication and 
installation.

5. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
detailed information regarding the proposed exterior building colour schemes, including on-site 
paint sampling and microscopic sample analysis on the heritage building, to the Director, 
Development for review and approval prior to painting the exteriors of the buildings. The exterior 
building colours of the heritage building shall be historically appropriate.

6. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
information on the type and colour of brick proposed for the reconstructed chimney to the Director, 
Development for review and approval prior to construction of the chimney.

7. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
detailed information regarding the content, design and materials of the commemorative panel to the 
Director, Development for review and approval prior to installation.

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

9. If the alterations authorized by this Heritage Alteration Permit are not completed within 48 months 
of the date of this Permit, this Permit lapses.

10. This is not a Building Permit or a Sign Permit.

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

City of 
Richmond 
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8421616 

 
DELIVERED THIS <Day> DAY OF <Month>, <Year> 
 
 
    
MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN 
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 
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