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Report to Committee 

To: Planning Committee Date: May 24, 2023 

From: Wayne Craig 
Director, Development 

File: RZ 18-817742 

Re: Application by Inter luck Trading Corp for Rezoning at 3560 Moncton Street from 
“Steveston Commercial (CS2)” Zone to “Commercial Mixed Use (ZMU43) – 
(Steveston Village)” Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10075, to create the “Commercial 
Mixed Use (ZMU43) – Steveston Village” zone, and to rezone 3560 Moncton Street from 
“Steveston Commercial (CS2)” zone to “Commercial Mixed Use (ZMU43) – Steveston Village” 
zone, be introduced and given first reading. 

Wayne Craig 
Director, Development 
(604-247-4625) 

WC:ke 
Att. 9 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE

Affordable Housing  

CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

Inter Luck Trading Corp. (Nuong Truong – President) has applied to the City of Richmond for 
permission to rezone 3560 Moncton Street from “Steveston Commercial (CS2)” to a new 
“Commercial Mixed Use (ZMU43) – Steveston Village” zone in order to develop a two-storey, 
mixed use building containing approximately 419 m2 (4,513 ft2) of commercial space at grade 
and five residential units above, with vehicular access from the lane to the west.  A location map 
and aerial photo are contained in Attachment 1.  Conceptual development plans are provided in 
Attachment 2. 

The subject site is located in the Steveston Village Heritage Conservation Area.  It does not 
contain an identified heritage resource. 

Background Information 

The following provides background information about the previous proposal under this rezoning 
application and consideration of the proposal at Planning Committee; and the submission of a 
revised proposal in accordance with the Enhanced Development Review Process for new 
projects in Steveston: 

 On October 22, 2019, Planning Committee made the following referral: 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 10075 to create the “Commercial 
Mixed Use (ZMU43) – Steveston Village” zone, and to rezone 3560 Moncton Street from 
“Steveston Commercial (CS2)” to “Commercial Mixed Use (ZMU43) – Steveston 
Village”, be referred back to staff to review proposed building design and building 
materials. 

 A revised proposal that responded to the October 22, 2019 Planning Committee referral 
was presented to the March 2, 2021 Planning Committee meeting, who made the 
following referral: 
That the application by Inter Luck Trading Corp. for Rezoning at 3560 Moncton Street 
from “Steveston Commercial (CS2) to Commercial Mixed Use (ZMU43) – Steveston 
Village” be tabled until the Steveston Design Committee is established. 

 Related to Planning Committee’s referrals on the rezoning application at 3560 Moncton 
Street, on June 28, 2021, Council endorsed the following: 

o Amend the terms of reference and membership composition of the Richmond
Heritage Commission to strengthen the review of development applications city-
wide and in Steveston Village; and

o Endorsed an Enhanced Development Review Process for development proposals
in the Steveston Village Heritage Conservation Area.

 Zaher Verjee Architect was the architect of record for the rezoning application 
submission up until a formal notification was received by the City on May 30, 2021 
indicating they no longer represented the applicant/owner for this project. 
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 In February 2022, the rezoning application at 3560 Moncton Street was amended to 
indicate Ken Chow (Interface Architecture) as the architect of record for the subject 
proposal and a new development proposal was submitted and processed in accordance 
with the Enhanced Development Review Process. 

 In compliance with the Enhanced Development Review Process applicable for new 
development projects in the Steveston Village Conservation Area, the following has been 
undertaken as part of the new development proposal submitted for this rezoning: 

o A heritage professional consultant has been engaged to research the historical and
heritage context applicable to the site and to aide and inform the expanded design
rationale for the rezoning submission.

o Development of an expanded design rationale and submission of new
architectural drawings based on the principles of this rationale and
recommendations from the heritage consultant.

o Richmond Heritage Commission review of the new rezoning proposal and
accompanying materials.

o Separate sections of this report provide additional information about the Enhanced
Development Review Process that the rezoning application is subject to.

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
provided in Attachment 3. 

Subject Site Existing Housing Profile 

There are no residential dwelling units on the subject site. 

Subject Site Existing Uses 

The subject site contains a vacant one-storey building that was used as a commercial and 
hardware/marine business until 2018. 

Surrounding Development 

The subject site is an L-shaped property located at the southwest corner of Moncton Street and 
2nd Avenue.  The site currently contains a one-storey commercial building (currently vacant) on 
the north side and an open gravel surfaced area on the south side. 

To the North: Across Moncton Street is a two-storey commercial building zoned “Steveston 
Commercial (CS2)”.  A rezoning application has been submitted for the site on 
the north side at 3551 Moncton Street (RZ 21-934507) for a two-storey mixed use 
redevelopment. 

To the South:  The rear parking lot of the property fronting onto Bayview Street zoned 
“Steveston Commercial (CS2)” at 3711 Bayview Street. 
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To the East:   Across 2nd Avenue is a two storey commercial building (Hepworth Block) zoned 
“Steveston Commercial (CS2)” at 3580 Moncton Street, which is one of the 
identified heritage resources in Steveston Village. 

To the West:   One storey commercial buildings at 3500 Moncton Street and 3480 Moncton 
Street.  The building at 3480 Moncton Street is one of the identified heritage 
resources in Steveston Village, known as “Watsida Building/Riverside Art 
Gallery”.  Both sites are zoned “Steveston Commercial (CS2)”. 

Related Policies & Studies 

Official Community Plan/Steveston Area Plan 

The subject site is located in the Steveston Village Core Area, and is designated “Neighbourhood 
Service Centre” in the Official Community Plan and “Heritage Mixed-Use” in the Steveston 
Area Plan.  The proposed mixed-use development is consistent with these land use designations.  

The Steveston Village Land Use Density and Building Height Map in the Steveston Area Plan 
allows for maximum Floor Area Ratio of 1.2 and maximum building height of 9 m (29.5 ft.) and 
two storeys along Moncton Street (Attachment 4).  The proposed height and density for this 
project is consistent with the Steveston Area Plan. 

The subject property is also located in the Steveston Village Heritage Conservation Area 
(SVHCA); it is not one of the identified heritage resource properties (i.e., protected heritage 
properties).  When the development proposal was originally submitted, both a rezoning and 
Heritage Alteration Permit application was submitted.  However, with recent changes approved 
by Council on May 15, 2023, new development proposals in the SVCHA will only require a 
rezoning application and Development Permit application.  As a result, the previously submitted 
Heritage Alteration Permit application for this site will be cancelled. 

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 rezoning bylaw. 

Affordable Housing Strategy 

The City’s Affordable Housing Strategy requires that all rezoning applications that propose 60 or 
less apartment units provide a cash-in-lieu contribution to the Affordable Housing Reserve Fund. 
Consistent with the Strategy, the applicant proposes to submit a cash-in-lieu contribution to the 
Affordable Housing Reserve Fund in the amount of $15.00 per buildable square foot (excluding 
the proposed commercial floor area) for a total contribution of $149,655.00 prior to the final 
adoption of the rezoning bylaw. 

PLN - 15



May 24, 2023 - 5 - RZ 18-817742 

7236314

Market Rental Housing Policy 

The rezoning application was received prior to the current Market Rental Housing Policy 
adopted by Council on June 20, 2022.  In keeping with Council policy, instream rezoning 
applications are exempted from the Market Rental Housing Policy if the project reaches first 
reading no later than June 20, 2023. 

Public Consultation 

A rezoning sign has been installed on the subject property.  Public correspondence received on 
the rezoning application prior to the implementation of the Enhanced Design Review Process 
and 2022 change in architect is contained in Attachment 5 and provides comments on a prior 
proposal.  Since receipt of this correspondence, a new development proposal has been submitted 
by a different architect working with the required heritage consultant under the new Enhanced 
Design Review Process.  A summary of the comments in the correspondence is provided with a 
staff response in bold italics where appropriate. 

 Comments about too many condominiums in Steveston and expressing concerns about 
the loss of existing character in Steveston Village and concerns about the size and overall 
mass of the proposed project. 
The proposed mixed-use development is consistent with the “Heritage-Mixed Use 
(Commercial-Industrial with Residential & Office above)” designation for Steveston 
Village in the Steveston Area Plan that allows for at-grade commercial along the street 
frontage and residential uses above. 

Along Moncton Street, the height of buildings is limited to two storeys and 9 m (29.5 
ft.) height to ensure the building size and overall massing is consistent with historic 
structures and existing development.  The proposed density and height is consistent 
with the Steveston Area Plan.  

 Comment about the rooftop spaces for residential units being made accessible. 
The current proposal provides for individual rooftop decks with access provided by a 
set of external stairs to the rooftop area to each residential unit.  The architect has 
confirmed that the stair access can be outfitted with a chair lift system to improve 
accessibility and that the proposed stair access is the best option to comply with 
applicable BC Building Code requirements and ensure the rooftop access design does 
not negatively impact the building envelope.  Rooftop deck areas have also been 
setback from the edge of the building to reduce visibility from the street 

 Redirecting customer traffic and commercial activities away from Moncton Street with 
the additional commercial frontage proposed along 2nd Avenue. 
Due to the location of the site at a corner and current geometry of the site, two public 
road frontages exists for the subject site along Moncton Street and 2nd Avenue.  
Although Moncton Street is the shorter of the two road frontages, the proposed 
development provides for a strong presence along Moncton Street and to the corner 
intersection placing the building in line with other commercial buildings and ensuring 
additional commercial units and entrances are oriented to Moncton Street. 
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 Concerns about vehicle access from the lane and using the lane as a loading area. 
The lane is designed to service existing and future traffic and accommodating vehicle 
access from the lane is supported in the Steveston Area Plan.  This proposal is not 
required to provide for dedicated on-site loading facilities in accordance with Zoning 
Bylaw provisions.  Any loading functions can be accommodated for in the existing lane 
to the west of the subject site.  Garbage and recycling service pick-up will also occur in 
the lane and the subject redevelopment is providing dedicated on-site garbage and 
recycling rooms where bins/carts will be stored and located to allow them to be 
transported into the lane during pick-up.  Lane upgrades will also be undertaken along 
the subject site’s lane frontage. 

Since the change in architect in 2022, additional outreach has been undertaken by the applicant 
by contacting the neighbouring property owners to the west (3500 Moncton Street) and east 
(3580 Moncton Street on the other side of 2nd Avenue) with information about their 
development proposal.  During this outreach the applicant indicated no concerns about the 
proposed development from these adjacent property owners.  The site further to the west at 
3480 Moncton Street recently changed ownership and the applicant has recently connected with 
the new owners to share information about their proposed development.  Additional consultation 
with the new property owners will be undertaken by the applicant to obtain any applicable 
comments and feedback on the development proposal. 

Through the previous processing and review of the rezoning application with the prior architect, 
initial geotechnical investigation and accompanying report was provided to assess soil and 
groundwater conditions and potential impacts of the proposed development on neighbouring 
buildings. 

The applicant also consulted with the Steveston 20/20 Group (consisting of non-profit and 
historical groups in Steveston) and presented the concept of their development proposal for 
information purposes and for members to ask questions and provide feedback at their  
April 28, 2022 meeting.  Based on the consultation with the Steveston 20/20 Group, no 
outstanding concerns were identified at the time.  A copy of the Steveston 20/20 meeting minutes 
is provide in Attachment 6. 

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

Richmond Heritage Commission 

The rezoning proposal was also presented and reviewed by the Richmond Heritage Commission 
on May 10, 2023.  The Richmond Heritage Commission received a presentation from the project 
architect and heritage consultant on the heritage context, design rationale and overall project and 
provided comments and feedback on the proposal.   
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Based on the consideration of the rezoning application by the Richmond Heritage Commission, 
the following motion was passed (Attachment 7 provides an excerpt of the drafted Richmond 
Heritage Commission meeting minutes): 

That the rezoning application for 3560 Moncton Street (RZ18-817742) be supported 
subject to the applicant giving consideration to the comments of the Commission. 

Comments made by the Richmond Heritage Commission on the proposal will be addressed 
through the Development Permit application process. 

Analysis 

Heritage Consultant Report 

McLean Heritage Planning & Consulting has been engaged by the applicant to assist with the 
historical research and context of the subject site and surrounding area and inform the project’s 
design rationale related to the heritage site planning and design components integrated into the 
proposal.  The heritage consultant report is provided in Attachment 8. 
 
The following provides a summary of the heritage consultant report recommendations that 
inform the design rationale for the project. The report: 

 Recognizes the historical building and development pattern for the subject site prior to 
construction of the current building on the subject site in 1963. 

 References that the prior building and land (owned by a Japanese Canadian – Matsu 
Tanaka until 1942) was used as a commercial/hardware store that included living quarters 
that were likely attached to the side and rear of the principal commercial building. 

 Includes archival photographs show a building with a strong corner presence that 
included an entry door at the corner with orientation to both Moncton Street and  
2nd Avenue. 

 Highlights the development pattern that occurred in the area over time that was often the 
result of historical lot configuration, multiple uses on a site and phasing of development, 
a historic lot expression is a design component included in the proposal that is reflected 
by providing for distinct and broken up commercial frontages along Moncton Street and 
2nd Avenue that is reflective of the historical development pattern in Steveston and is a 
heritage element that helps to integrate the proposal into the surrounding area. 

 Supports land use policies and Development Permit guidelines applicable to the 
Steveston Area Plan for the subject site with a building proposal that maintains a strong 
presence along Moncton Street and recognizes the significance of the 2nd Avenue 
commercial frontage and the importance of including design and architectural elements to 
break up and create separate distinctive façade treatments. 

 In addition, the heritage consultant report recommends the incorporation of a historical 
commemorative element into the development proposal to recognize the historical and/or 
cultural significance of prior development on the site.   
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The details of which will require further design development and review to determine if 
this component should be included in the proposed redevelopment.  This will occur as 
part of the processing of the Development Permit application.  If a commemorative 
element is included in this project, this component of the project will be presented to the 
Richmond Heritage Commission for review and comment as part of the processing of the 
Development Permit application.  Final details of a commemorative element will be 
provided as part of the Development Permit, which will be forwarded to Council for 
consideration. 

Built Form and Architectural Character 

The proposed development is a two-storey mixed-use building with at grade commercial fronting 
Moncton Street and 2nd Avenue and five residential units on the second level.  Access to the 
parkade is from the existing lane.  A pedestrian breezeway located along 2nd Avenue connects 
the parking area to the street.  In accordance with the Steveston Area Plan Development Permit 
Guidelines, the building is generally sited at zero lot line to both road frontages and the lane. 

The proposed massing is two-storeys and with an 8.9 m (29 ft.) building height, which is 
consistent with Steveston Area Plan provisions for development along Moncton Street.  This 
massing approach also is compatible with the Hepworth Block building to the east and existing 
one-storey buildings to the west.  The proposed flat roof form and parapet treatment with 
differing architectural treatment, provide distinctive frontages along Moncton Street and  
2nd Avenue in accordance with recommendations in the heritage consultant report.  Along 
Moncton Street, a slight difference in building setback, parapet height and differences in 
architectural façade treatment maintains a continuous street wall approach while also breaking up 
the building form.  A combination of building recesses, and building entrances (residential lobby 
and pedestrian breezeway into the parkade) combined with three distinctive architectural facades 
breaks up the massing along the longer 2nd Avenue frontage. 

The five residential units can be accessed and entrance lobby on 2nd Avenue.  Elevator and/or 
stairs access an exterior corridor and courtyard on the 2nd level.  Private rooftop decks are 
proposed for each of the five residential units with access being provided by a set of stairs from 
the corridor/courtyard up to the rooftop decks.  These access stairs are located away from the 
edges of the building and screened by the proposed building parapet and will not be visible from 
the street.  This approach does not result in any additional building massing for access structures 
to the rooftop and can also accommodate the installation of chair stair lift to improve 
accessibility if needed.  No communal outdoor amenity is provided for this small-scale mixed 
use development. 

Additional design development of the built form and refinement of the architectural elements and 
building materials, including consideration of comments from the Richmond Heritage 
Commission and received through the processing of the rezoning will be addressed through the 
Development Permit application. 

Proposed Commercial Mixed Use (ZMU43) – Steveston Village Zone 

The proposed new zone allows for similar uses as other mixed use zones in Steveston Village 
that include general commercial and residential (apartment) uses. 
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The new proposed zone includes the following specific provisions: 

 General base density of 1.0 Floor Area Ratio (FAR). 

 Additional density related to affordable housing up to 1.1 FAR. 

 Parking reductions in accordance with Steveston Area Plan policies. 

Registration of a covenant identifying that the building is a mixed use building and indicating 
that the building is designed to avoid unwanted noise generated by internal use from penetrating 
into residential areas will be secured as a rezoning consideration for this project. 

Existing Legal Encumbrances 

There is an existing 3 m (9.8 ft.) wide Statutory Right-of-Way (SRW) immediately south of the 
adjacent properties to the west for sanitary sewer infrastructure.  This area is part of the site’s 
driveway access.  No buildings, structures or landscaping is permitted or proposed over this 
SRW area. 

Housing Type and Tenure 

Five residential apartment units are proposed and are all sized to be family friendly units (two  
three-bedroom units; two four-bedroom units; one five-bedroom unit).  Consistent with OCP 
policy respecting multiple-family housing development projects, and in order to maximize 
potential rental and housing opportunities throughout the City, the applicant has agreed to 
register a restrictive covenant on Title, prohibiting (a) the imposition of any strata bylaw that 
would prohibit any residential dwelling unit from being rented; and (b) the imposition of any 
strata bylaw that would place age-based restrictions on occupants of any residential dwelling 
unit.  This will be secured as a rezoning consideration item (see Attachment 9 for the proposed 
rezoning considerations for this project). 

Transportation and Site Access 

Vehicle access will be through the existing lane to the west, and the existing driveway crossing 
located on 2nd Avenue will be closed. 

The development contains a total of 15 parking stalls: nine commercial parking stalls and six 
residential parking stalls.  One residential visitor parking will be shared with the commercial 
spaces.  This approach to on-site parking is consistent with applying a 33 per cent parking 
reduction for non-residential (commercial uses) and sharing of residential visitor parking with 
commercial parking in accordance with policy provisions contained in the Steveston Area Plan.  
For residential use, a 20 per cent parking reduction in conjunction with a package of 
transportation demand management measures (TDM) will be secured in accordance with the 
regulations contained in the City’s Zoning Bylaw. 
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Based on the above on-site parking provisions, the following TDM’s will be secured through 
rezoning consideration legal agreement(s): 

 Transit pass program available for the residential units (two transit passes per unit; 10 
total transit passes) to provide monthly transit passes (2 zone) for a specified period  
(one year). 

 Bicycle amenities – increase the number of Class 1 on-site bicycle spaces provided from 
one to two per dwelling unit and increase the size of half of the Class 1 bicycle spaces to 
accommodate bikes with trailers and provide for on-site bicycle maintenance facilities 
and equipment.  Additionally, all Class 1 bicycle parking stalls for residential use are to 
be provided with electric battery charging infrastructure. 

 The forthcoming Development Permit application will confirm the provisions for bicycle 
parking provisions on the subject site, including the additional bicycle amenities being 
secured through the TDM.  

The proposed development includes provisions for six small car parking stalls (four commercial; 
two residential).  The inclusion of small car parking stalls into the project will require a variance.  
Any specific changes or requirements identified as part of the proposed variance will be 
identified and secured through the Development Permit application. 

BC Energy Step Code 

As a Part 3 building under the BC Building Code, the proposed development is subject to the 
City’s Step Code requirements.  The project architect has submitted a letter confirming that the 
proposed development has been designed to meet Energy Step Code 3 with inclusion of a Low 
Carbon Building Energy Systems (i.e., air sourced heat pump systems).  Additional details on 
Energy Step Code compliance and the integration of applicable building mechanical systems into 
the development will be provided through the Development Permit application. 

Amenity Space 

For each residential unit, private outdoor decks on the rooftop are provided.  The sizes of these 
rooftop decks exceed the minimum required (6 m2; 65 ft2) for apartment units.  A common 
outdoor amenity area is not provided for this small-scale mixed use development. 

Indoor amenity space or cash-in-lieu contribution is not provided based on the Official 
Community Plan guidelines, which provides an exemption where the average unit size is greater 
than 148 m2 (1,593 ft2).  The average residential unit size in the proposed development is 164 m2 
(1,769 ft2). 

Geotechnical Considerations 

As a new proposal has been submitted for the rezoning application by a different architect, 
submission of a new or updated geotechnical report will be required as a rezoning consideration 
item.  In addition, the applicant will also be required to engage a qualified consultant to inspect 
the current condition of neighbouring/adjacent buildings prior to any works on the subject site 
and monitor exterior of the buildings and settlement.   
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Also, registration of a subsidence covenant on Title will be required prior to issuance of a 
Building Permit.  A signed and sealed letter/report from a geotechnical engineer must be 
provided to confirm that the proposed development will not impact the serviceability of 
neighbouring buildings, including the properties at 3480, 3500 and 3580 Moncton Street, and 
they may continue to be safely used for their intended purposes.  All buildings must be built only 
in strict compliance with the recommendations set forth in the geotechnical report. 

Site Servicing and Frontage Improvements 

Completion of a Servicing Agreement is a rezoning consideration item for the proposed 
development to undertake the following servicing and frontage related works and improvements: 

 Along the north property line, construct a concrete sidewalk with appropriate hardscape 
boulevard and concrete curb and gutter to City specifications.  Along the west property 
line, construct a concrete sidewalk and curb and gutter to City specifications.  Any 
existing driveways are to be removed and replaced with the applicable frontage works. 

 Upgrade the existing accessible ramp with tactile warning strips for the visually impaired 
at the south west corner of the intersection of Moncton Street and 2nd Avenue. 

 Along 2nd Avenue, adjust pavement markings and signage to add angled parking where 
the existing driveway crossing is to be removed and replaced with concrete sidewalk and 
curb and gutter. 

 Upgrade the entire lane width of the lane along the subject site’s entire frontage along the 
west property line to City specifications. 

 Grant a 2 m x 2 m corner cut (SRW) at the north east corner of the subject site and 
undertake works to match the proposed sidewalk improvements. 

 Install fire hydrants along the Moncton Street and 2nd Avenue frontages at the 
appropriate spacing. 

Development Permit Application 

A Development Permit application is required to be processed to a satisfactory level prior to final 
adoption of the rezoning bylaw.  Further design development and refinements to the architecture, 
urban design, landscape design and integration of elements recommended by the heritage 
consultant will be undertaken as part of the Development Permit application review process, 
including, but not limited to: 

 Compliance with Development Permit Guidelines in the 2041 Official Community Plan 
and the Steveston Area Plan, including the Sakamoto Guidelines. 

 On-site landscape design development, including design approach to the outdoor 
courtyard/corridor and rooftop deck areas. 

 Review and refinement of the proposed cladding materials, window and door treatments, 
awnings and signage elements. 
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 Further design development in response to recommendations of the heritage consultant 
and comments received from the Richmond Heritage Commission, including applicable 
information on the integration of a historical commemorative element into this project. 

 Review the requested variance proposing small car stalls (6 total – 4 commercial; 2 
residential) in the proposed development. 

 Review of the aging-in-place features and accessibility measures. 

 Review of the sustainability measures and components. 

Financial Impact or Economic Impact 

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

Conclusion 

The purpose of this rezoning application is to create a new “Commercial Mixed Use (ZMU43) – 
Steveston Village” zoning district and to rezone 3560 Moncton Street to this new zone to permit 
development of a 2 storey mixed use development with at-grade commercial space and five 
residential units on the second level. 

The proposal was also subject to the Enhanced Development Review Process applicable for 
redevelopment in the Steveston Village Heritage Conservation Area, implemented by Council in 
June 2021. 

Staff support the rezoning application as it is consistent with the land use, density and height 
policies within the Steveston Area Plan. 

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10075 be introduced 
and given first reading. 
 
 
 
Kevin Eng 
Planner 3 
KE:cas 
Att. 1: Location Map 

2: Conceptual Development Plans 
3: Development Application Data Sheet 
4: Steveston Area Plan (excerpt) 
5: Public Correspondence Received 
6: April 28 2022 Steveston 20/20 meeting minutes (excerpt) 
7: May 10 2023 Richmond Heritage Commission Meeting Minutes (excerpt) 
8: Heritage Consultant Report (McLean Heritage Planning & Consulting) 
9: Rezoning Considerations 
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Development Application Data Sheet 
Development Applications Department 

 
RZ 18-817742 Attachment 3 

Address: 3560 Moncton Street 

Applicant: Inter Luck Trading Corp. 

Planning Area(s): Steveston Area Plan 
   

 Existing Proposed 

Owner: Inter Luck Trading Corp. TBD 

Site Size (m2): 1,225.9m2 (13,195.48 ft2) No change  

Land Uses: 
Commercial  Mixed-Use commercial and 

residential 
OCP Designation: 

Neighbourhood Service Centre 
(NSC) 

No Change – complies   

Area Plan Designation: 
Heritage Mixed Use (Commercial-
Industrial with Residential and 
Office above)  

No Change – complies 

Zoning: 
Steveston Commercial (CS2)  Commercial Mixed Use (ZMU43) 

– Steveston Village  
Number of Units: 

One commercial unit  At grade commercial units and 
five 2nd level residential units 

 

On Future 
Subdivided Lots 

Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max 1.1 1.1  none permitted 

Lot Coverage (% of lot area): Max. 100 % 100% (approx.) none 

Setbacks (m): 
No front, rear or side yard 

setback  
No front, rear or side yard 

setback  
none 

Height (m): 9 m 8.9 m none 

Off-street Parking Spaces – Total: 

Commercial - 9 
Residential - 6 

Visitor - 1 (shared with 
commercial)  

Commercial – 9*  
Residential – 6* 

Visitor - 1 (shared with 
commercial) 

None 
*Variance 

requested for 
small car stalls 

Off-street Parking Space – 
Accessible  

1 1 none 

Class 1 Bicycle Parking Spaces 
Commercial - 2 
Residential - 7 

TBD as part of the 
Development Permit and 

Approved TDM 
none 

Class 2 Bicycle Parking Spaces  
Commercial - 2 
Residential - 1 

TBD as part of the 
Development Permit 

none 

 
* Proposed small car stalls (6 total – 4 commercial; 2 residential) to be reviewed as part of 

the Development Permit application
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Original Adoption:  April 22, 1985 / Plan Adoption:  June 22, 2009 Steveston Area Plan 9-70

Steveston Village Land Use Density and Building Height Map
Bylaw 10392
2022/12/22

Bylaw 10392
2022/12/19

Bylaw 10392
2022/12/19

Subject Site

ATTACHMENT 4
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Eng,Kevin

From: Eng,Kevin
Sent: September 16, 2021 11:40 AM
To: 'Don O'Toole'
Subject: RE: Opposition to rezoning application of  Steveston Marine Hardware (File No. HA 

18-817743)

Hi Christine, 

Thanks your email. The following are some applicable updates in response to your question: 
Updates to the membership of the Richmond Heritage Commission, in accordance with the Council direction
provided on this back in late June 2021, is currently being undertaken. Referencing my previous email, Council
decided not to establish a new “Steveston Design Committee”. Instead, it was decided to amend the
membership and terms of reference for the Richmond Heritage Commission to assist in the review of
development applications in the Steveston Village Conservation Area. Staff hope to have the membership of the
Richmond Heritage Commission updated sometime later this year (note: membership appointments to the
Richmond Heritage Commission require Council approval).
For the application at 3560 Moncton Street, a revised overall project is currently being prepared by the
applicant.
Once the Richmond Heritage Commission member appointments has been completed, the revised proposal at
3560 Moncton Street will be required to be submitted to the Richmond Heritage Commission for review and
comment.

Please let me know if you have any questions on the above. 

Regards, 
Kevin Eng 
Senior Planner, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca; www.richmond.ca

From: Don O'Toole  
Sent: September 13, 2021 7:57 AM 
To: Eng,Kevin  
Subject: Re: Opposition to rezoning application of Steveston Marine Hardware (File No. HA 18-817743) 

HI Kevin, 

Just to be extra clear, does it mean the development application of the old Steveston Marine Hardware building 
is on hold until the Steveston Design Committee? Or what is the current stats of this application? 

thanks 
Christine 

On Sep 13, 2021, at 7:53 AM, Don O'Toole <thedings@shaw.ca> wrote: 

HI Kevin, 
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Thanks for this information. Is there update on this topic? (apologies if I somehow missed this. I 
have looked and can’t see any updates) 

thanks, 
Christine 

On Jul 9, 2021, at 10:40 AM, Eng,Kevin <KEng@richmond.ca> wrote: 

Good Morning Christine, 

Thanks for your email and comments on the rezoning application proposal at 3560 
Moncton Street (reference file RZ 18-817742 and related file HA-817743). 

This email acknowledges receipt of your correspondence submitted to Council on this 
rezoning application. It will be included as public correspondence received when the 
rezoning application is considered by Council. 

I would also like to take this opportunity to update you on a few matters related to the 
establishment of the “Steveston Design Committee” and how development applications 
are processed and reviewed in the Steveston Heritage Conservation Area. Recently, City 
Council considered, in general, the process for reviewing development proposals in the 
Steveston Village Conservation Area at the June Planning Committee meetings and as a 
result, decided to amend the current Richmond Heritage Commission terms of 
reference and membership in order to assist with the enhanced review of development 
proposals in Richmond (including Steveston). Furthermore, Council decided not to 
establish a separate brand new advisory committee (Steveston Design Committee). Full 
details are contained in the links to staff reports and minutes below: 

 June 23 2021 Planning Committee
o 

https://www.richmond.ca/__shared/assets/4_Steveston_Advisory_Desi
gn_Committee_PLN_06232158723.pdf (Staff report) 

o 

https://www.richmond.ca/cityhall/council/agendas/planning/2021/062
321s_minutes.htm (Item 4 in the minutes) 

 June 28 2021 Council
o https://www.richmond.ca/__shared/assets/_18_-

_Steveston_Village_Advisory_Design_Committee___Steveston_Area_Pl
an_Review_CNCL_06282158757.pdf (Staff Report) 

o 

https://www.richmond.ca/cityhall/council/agendas/council/2021/0628
21_minutes.htm (Item 18 in the minutes) 

Presently, Council has endorsed amending the Richmond Heritage Commission as per 
the above report. As the Richmond Heritage Commission is established through a 
bylaw, the amending bylaw was considered when Council reviewed this in June. I 
understand that the bylaw to amend the Richmond Heritage Commission will be 
adopted at the next Council meeting in July. One thing I would like to clarify is that the 
Richmond Heritage Commission is an advisory body appointed by Council to provide 
comments/feedback to Council. The Richmond Heritage Commission does not make 
land use decisions or provide approvals on development proposals. Development 
application approvals and decisions resides with Richmond City Council. Once Council 
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adopts the bylaw to revise the terms of reference and membership of the Richmond 
Heritage Commission, staff will work to recruit the applicable qualified professionals 
(with demonstrated experience in heritage conservation planning and design) for 
Council’s consideration sometime in the Fall 2021. 

In relation to the project at 3560 Moncton Street – as noted in the staff report link, the 
development proposal will be required to be reviewed and considered by the Richmond 
Heritage Commission, as well as additional review and processing of the proposal by 
staff. As noted above, in the coming months the Richmond Heritage Commission 
membership will need to be updated before they are in a position to review proposals. 
Staff also anticipate that a revised development proposal for the subject site will be 
submitted by the applicant sometime later this year. 

Thank you for taking the time to review this email and the provided links. 

Should you have any questions, please feel free to contact me directly. 

Regards, 
Kevin Eng 
Senior Planner, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca; www.richmond.ca

From: Don O'Toole <thedings@shaw.ca>  
Sent: July 4, 2021 12:16 PM 
To: MayorandCouncillors <MayorandCouncillors@richmond.ca> 
Cc: Eng,Kevin <KEng@richmond.ca> 
Subject: Opposition to rezoning application of Steveston Marine Hardware (File No. HA 
18-817743) 

Hello Mayor Brodie and City Councillors, 

I would like to formally provide public feedback and opposition to the rezoning 
application of the building in historic Steveston that was formally the Steveston 
Marine and Hardware store.  

I am a Steveston resident and am opposed to changing commercial one-story 
buildings in the heart of historic Steveston to two-level buildings. This building is 
on a block with single story buildings and should continue to match this character 
and level. I am extremely concerned that approval of this application will result in 
more one-story buildings on Moncton street in historic Steveston being torn down 
. This will change the charm of this key street of Moncton. You talk of historic 
Steveston as being a gem of Richmond. Support this gem and reject this rezoning 
application.  

Thank you, 
Christine O'Toole 

Begin forwarded message: 
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From: Don and Christine <thedings@shaw.ca> 
Subject: Re: Opposition and request for information for 
Steveston Marine Hardware (File No. HA 18-817743) 
Date: May 8, 2021 at 8:55:18 PM PDT 
To: "Eng,Kevin" <KEng@richmond.ca> 

Hi Kevin, 

Thanks so much for getting back to me. I have reviewed the documents 
and I would like to add my feedback and concerns. Can you let me know 
who is on the Steveston Design Committee and how I can voice these 
concerns: 

- opposed to changing one story buildings to two story in historical
Steveston. This building is on a block with single story buildings and
should continue to match this character and level.
- opposed to adding additional stories that will impact sight lines to the
Gulf of Georgia Cannery (from pedestrians on Moncton) and this will
further take away the charm and character of the street
- opposed to adding more residential housing to the historical district
which will further erode the charm and reason tourists, film industry, and
other Richmondites come to Steveston

There is no need to add another level to buildings on Moncton in the 
heart of Steveston. There is not need to add more residents to this 
historical center.  

Please let me know whom to contact. 

Thank you, 
Christine 

From: "Eng,Kevin" <KEng@richmond.ca> 
To: "Don and Christine" <thedings@shaw.ca> 
Cc: "communityplanning" <CommunityPlanning@richmond.ca> 
Sent: Wednesday, April 21, 2021 1:28:41 PM 
Subject: RE: Opposition and request for information for Steveston 
Marine Hardware (File No. HA 18-817743) 

Hi Christine, 

Thank you for contacting the City about the redevelopment proposal at 
3560 Moncton Street (former Steveston Marine Hardware site). 

My name is Kevin Eng and I work in Planning and Development at the 
City and am the development planner for the development application 
(rezoning application) that has been submitted for the site (reference 
file RZ 18-817742). 

In relation to your concerns identified in your email, I wanted to 
provide you with some project updates and also where you can obtain 
further information about the development application through the 
City’s website: 

 The rezoning application was recently forwarded to the March 2
2021 Planning Committee meeting. Planning 
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Committee/Council did not make a decision on the application 
and a referral was passed to table the application. See below 
for links to the meeting minutes from the March 2 2021 
Planning Committee meeting. Also provided are links to the 
staff report that provide detailed information, including 
drawings, about the proposed rezoning application for the 
subject site. 

o 

https://www.richmond.ca/cityhall/council/agendas/pla
nning/2021/030221_minutes.htm 

o 

https://www.richmond.ca/__shared/assets/1_Applicati
on_3560_MonctonSt_PLN_03022157861.pdf 

Once you have had the opportunity to review the information about 
the proposal, please feel free to contact me by email or phone about 
providing public input/concerns on the submitted rezoning application 
proposal. 

Regards, 
Kevin Eng 
Planner 2, Policy Planning Department, City of Richmond 
604-247-4626; keng@richmond.ca; www.richmond.ca

From: Don and Christine <thedings@shaw.ca>  
Sent: April 11, 2021 8:58 PM 
To: Community Planning <CommunityPlanning@richmond.ca> 
Subject: Opposition and request for information for Steveston Marine 
Hardware (File No. HA 18-817743) 

Hello, 

RE: File No. HA 18-817743 + RZ 18-817742 
I am a Steveston resident and would like to voice my opposition to the 
Heritage Altercation Permit application for the building that used to be 
Steveston Hardware. This village is the heart of this area and it's history 
generates tourism and business.  

Can you please send me more information about the proposed 
application? Can you let me know whom to contact, and what steps I 
need to take to raise my concerns to those who are reviewing this 
application?  

Thank you, 
Christine O'Toole 

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. 
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Richmond Heritage Commission
Excerpt of DRAFT Meeting Minutes

May 10, 2023

***********************************************
Rezoning Application for 3560 Moncton Street (RZ18-817742)

Kevin Eng, Planner 3, provided an introduction highlighting the site context and specific 
issues including the proposed façade reflecting historic lot lines, the commemoration plan, 
and building façade treatments.

Ken Chow, Interface Architecture Inc., provided a presentation with the aid of a visual 
presentation, highlighting the following: 

The subject site is a L-shaped site at the intersection of Moncton and 2nd Avenue.

Although the Steveston Area Plan does not show historic lot lines on the subject
site, the proposed design reflects historical lot expression based on archival
research.

Ground-floor retail space is proposed along Moncton Street and 2nd Avenue, and
parking access is provided from the lane.

The existing big tree on the adjacent site to the west is coordinated with the project
design.

Hugh McLean, McLean Heritage Planning and Consulting, provided an overview of the 
site’s history, with the aid of a visual presentation, highlighting the following: 

The subject site is surrounded by a number of protected heritage buildings that
contribute to the heritage value of the area.

The Steveston commercial core remains a collection of narrow false-front
vernacular historic buildings; almost all of them are small wood buildings.

The history of the Steveston Marine and Hardware goes further than the 1960s. A
small commercial building (the “Tanaka Building”) was built by Matsu Tanaka on
the subject site circa 1928, and the Steveston Hardware business was established at
that time. The site was conveyed to John Leach in 1944 and the building was
expanded in the 1960s.

The evolution of the earlier buildings (the original corner building and the living
quarter to the west) on the site forms for a component of the design rationale of the
project.

The proposed design incorporates the historical elements such as the corner entry
orientation, large storefront windows and smaller retail frontage on Moncton
Street.

Ken Chow provided additional information regarding the proposed design with the aid of 
a visual presentation.

ATTACHMENT 7
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The project draws upon the Tanaka Building as a design precedent. The proposed
design incorporates a corner entry with a transom, large storefront windows.

The proposed units are arranged along the second level courtyard. All five
residential units have stairs to the rooftop decks, and there is elevator access to the
main doors. Some units have balconies.

The point of reference for the proposed massing and height of the proposed
development is the Hepworth Block. The proposed building height is less than the
height of the Hepworth Block.

Strong horizontal lines relate to the building to the west, and the lower parapet
serves as a transition.

Architectural Elements such as columns, awnings, dentils and brackets are
incorporated.

A commemorative plaque is proposed on the west elevation to recognize the
historical and cultural significance of the Tanaka Building.

A breezeway and an elevator lobby breaks the building massing along the 2nd
Ave. frontage.

In response to questions from the Commission, the following additional information was 
provided.

The project architect noted that the previous issues were mainly related to the
building articulation. To address the issues, the building massing was further
broken up with more distinct facades. There were concerns regarding the potential
loss of presence and focus on the Moncton Street commercial frontage. As
indicated in the heritage report, the 2nd Avenue frontage has significance and
provides an important connection to the waterfront and bring the people to the
intersection and Moncton Street. Also, the courtyard design has been simplified.

Staff noted that Development Permit application would not be brought forward to
the Commission unless there are specific components that require Commission’s
review, and the proposed development is exempt from the Public Art contribution
requirement.

The project architect noted that the commercial parking entrance would not have a
gate and that the residential parking access would have a gate implemented.
Rooftop mechanical unit details and locations are to be determined, and a mix of
Hardi-siding and wood will be used and architectural details such as window
mullions, and a transom have been incorporated.

The project architect noted that prominent band boards in different styles were
proposed for future signs and a projecting sign with brackets on Moncton Street
side was proposed. There will be no sign on the awnings.

The Commission is generally supportive of the design and appreciated the heritage report which 
helps to understand the history of the site. The elevations are well developed with interesting 
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design details. It was noted that detailing is very important to give a level of finesse and 
authenticity.  The history of landscaping in the area, pre-development, would have been valuable 
information to understand the site’s landscape history and value.  The Commission provided the 
following comments for consideration and further design development:

For crime prevention purposes, a second gate to secure the commercial parking
area is recommended.

Fiberglass windows could be an alternative material to be considered for this
project.

The design and locations of rooftop mechanical units should be considered in
advance; the units should be grouped and screened.

Vast improvement has been made from the previous design, particularly on the
2nd Avenue frontage. There are some opportunities to improve the design further
by introducing variation in height (e.g., a higher cornice line in the middle).

A simpler approach rather than applying additional architectural ornamentation
using the building massing and recesses would be effective to create an interesting
rhythm along the street and respect the historical lot lines.

It was suggested that a shed roof form be introduced to the grey blocks on 2nd

Avenue elevation to further break down the separation between the facades.

The use of vinyl windows are acceptable for the upper portion of the building but
details such as mullions should be treated carefully for a cohesive appearance.

The projecting sign on Moncton Street would add an interesting character.

The 2nd Avenue awnings are a bit too consistent. Slightly different treatments
would add a visual interest.

Rather than a plaque, consider some other artful or interpretive options to
commemorate the history of the site.

It was moved and seconded: 

That the rezoning application for 3560 Moncton Street (RZ18-817742) be supported 
subject to the applicant giving consideration to the comments of the Commission.

CARRIED

***********************************************
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  Initial: _______  

 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 3560 Moncton Street File No.: RZ 18-817742 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10075, the developer is 
required to complete the following: 
1. (SRW) Granting a 2 m by 2 m Statutory Right-of-Way (SRW) at the northeast corner of the subject property. 
 1.1 The SRW’s referenced in Section 1. shall provide for: 

1.1.1 24 hour-a-day, year-round public pedestrian access in the form of paved walkway(s) and related 
landscape features, which may include, but may not be limited to, lighting, furnishings, street trees and 
planting, decorative paving, storm water management measures and universal accessibility provisions, to 
the City’s satisfaction; 

1.1.2 Vehicle use of driveways and driveway crossings (e.g., by owners, operators, tenants, visitors, and car-
share operator and users), provided that this activity does not compromise the safe and convenient public 
pedestrian use of the SRW area; 

1.1.3 Emergency and service vehicle access, City bylaw enforcement, and any related or similar City-
authorized activities; and 

1.1.4 Permanent building encroachments, provided that any such encroachments do not comprise the quality, 
functionality, safety, or amenity of the SRW area or associated landscape features, as determined to the 
satisfaction of the City and specified in the approved Development Permit*, including weather protection, 
habitable portions of the building, and similar structures and building projections, provided that such 
features are a minimum clear distance of 2.5 m (8.2 ft.) above the finished grade of the SRW area or as 
otherwise specified in an approved Development Permit*. 

1.1.5 Any works essential for public access within the required statutory right-of-way (SRW) are to be included 
in the Servicing Agreement (SA) and the maintenance & liability responsibility is to be at the sole cost 
and responsibility of the owner/developer, unless otherwise determined and approved by City staff. The 
design must be prepared in accordance with City specifications & standards and the construction of the 
works will be inspected by the City concurrently with all other SA related works.  After completion of the 
works, the Owner is required to provide a certificate of inspection for the works, prepared and sealed by 
the Owner’s Engineer in a form and content acceptable to the City, certifying that the works have been 
constructed and completed in accordance with the accepted design. 

1.1.6 The SRW shall not provide for gates or similar barriers to public access (e.g., chains), except in 
association emergency, maintenance, repair, or other City-authorized closures. 

 
2. (Flood Protection) Registration of a flood indemnity covenant on title. 
 
3. (Transportation Demand Management Measures) Registration of the following legal agreement(s) on title related to 

this projects transportation demand management measures to the satisfaction of the City and specified in the approved 
Development Permit where applicable: 

 3.1 Registration of a legal agreement for a transit pass program (residential) that includes the following provisions: 
  3.1.1 10 monthly two zone transit passes are to be provided for 1 year for 100% of the residential units. 
  3.1.2 Transit passes are to be distributed evenly amongst the residential units (i.e., 2 transit passes per unit). 

3.1.3 Program duration shall be when all applicable transit passes have been distributed or after a period of not 
less than 3 years from the date of full occupancy being provided by the City on the applicable building 
permit application. 
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3.1.4 Require the submission of letters of credit for the residential transit pass programs the amount to be based 
on the value of the total number of transit passes (at the time of the registration of the legal agreement) 
plus a 5% contingency. 

3.1.5 The owner/developer shall be responsible for keeping all records that documents the distribution of the 
transit passes in accordance with the provisions of this legal agreement for submission and approval to the 
City as part of the process to release the submitted letters of credit. 

3.2 Registration of a legal agreement for the purpose of requiring that the developer/owner provides, installs, and 
maintains cycling facilities to the satisfaction of the City as specified in the approved Development Permit and 
includes the following provisions: 

 3.2.1 Residential 
  - Provides Class 1 bicycle parking at a rate of 2.0 stalls per dwelling unit for the resident use. 

- At least 50% of the Class 1 residential bicycle parking stalls shall be upsized to the minimum 
dimensions (3 m length by 1.5 m width) to accommodate bicycles with trailers. 
- Space be provided to accommodate for an on-site bicycle maintenance repair facility that shall include a 
minimum of a bike repair stand with tools and manual operated pump with pressure gauge. 
- Electric battery charging provisions are to be provided for all Class 1 bicycle parking. 
- Prohibits the conversion of any bicycle maintenance/repair facility to any other use. 

3.3 General – The legal agreements referenced in Section 3.1 and 3.2 may be modified to the satisfaction of 
Transportation where applicable. 

 
4. (Shared parking) Registration of a legal agreement on title related to the sharing of residential visitor parking stalls 

with non-residential parking stalls (commercial uses) to the satisfaction of the City and specified in the approved 
Development Permit where applicable and includes the following provisions: 
4.1 Non-residential (commercial) and residential visitor parking stalls can be shared. 
4.2 Shared parking stalls are not permitted to be assigned and/or reserved to a particular use or user. 
4.3 Shared parking stalls are not permitted to be arranged in a tandem configuration. 
4.4 Implement the applicable signage to clearly identify shared parking stalls. 

 
5. (Rental/Age Restrictions) Registration of a restrictive covenant prohibiting (a) the imposition of any strata bylaw that 

would prohibit any residential dwelling unit from being rented; and (b) the imposition of any strata bylaw that would 
place age-based restrictions on occupants of any residential dwelling unit. 

 
6. (Mixed Use) Registration of a covenant on title that identifies the building as a mixed use building and includes the 

following provisions: 
6.1 That the design is required to mitigate unwanted noise and avoid noise generated from the internal use from 

penetrating into residential areas. 
6.2 Notify residential tenants of potential noise and/or nuisance that may arise due to proximity to retail, restaurant 

and other commercial uses and activities and that noise shall not exceed noise levels allowed in the City’s Noise 
Bylaw. 

6.3 Noise generated from rooftop HVAC units will comply with the City’s Noise Bylaw. 
 
7. (Affordable Housing Cash-In-Lieu) City acceptance of the developer’s offer to voluntarily contribute $15.00 per 

buildable square foot (e.g. $149,655) to the City’s affordable housing fund. 
 
8. (Geotechnical) Submission of reports from the appropriate professional consultants to address the following matters: 

8.1 Geotechnical investigation and accompanying report to assess the soil and groundwater conditions, potential 
impacts of the proposed development on neighbouring buildings and include recommendations on appropriate 
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8.2 Report from the appropriate qualified consultant that confirms provisions to monitor and inspect the current 
condition of neighbouring/adjacent buildings prior to any work being undertaken, including follow-up monitoring 
and inspection should redevelopment of the subject site proceed forward. 

9. (Development Permit) The submission and processing of a Development Permit*, completed to a level deemed
acceptable by the Director of Development.

10. (Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of the following works. A
Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be
required as part of entering into the Servicing Agreement. Works include, but may not be limited to the following:

 10.1 Water Works 
 Using the OCP Model, there is 432 L/s and 558 L/s of water available at a 20 psi residual at Moncton Street and 

the 2nd Ave. respectively. Based on the proposed development, the site requires a minimum fire flow of 220 L/s. 
 Developer is required to: 

o Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for onsite fire protection.  Calculations
must be signed and sealed by a Professional Engineer and be based on Building Permit Stage and
Building designs.

o Provide fire hydrants at Moncton Road and 2nd Avenue frontage to meet minimum spacing and code
requirements to service the proposed development.

 At the Developer’s cost, the City is required to: 
o Abandon and cap at main the existing water service connection, and remove meter.
o Install a new water service connection at the Moncton St frontage, complete with meter, meter box, and

right-of-way. The dimensions of the right of way shall be finalized during the servicing agreement
process.

10.2 Storm Sewer Works: 
 The developer is required to: 

o Remove approximately 65 meters of existing 375mm diameter storm sewer along 2nd Avenue frontage
from STMH9121 to STMH9138.

o Install approximately 65 meters of new 600mm storm sewer along 2nd Avenue. The tie-in to the north
shall be to a new 1200mm diameter manhole, which will replace the existing manhole STMH9121. Tie in
to the south shall be to the manhole STMH9138. New storm sewer to be installed such that it is draining
to the south, towards Bayview Street.

o Protect existing AC watermain along Moncton Street during storm sewer installation. Any portions of the
water main undermined or damaged by construction are to be replaced at developer’s cost.

o Replace 6m portion of AC watermain at Moncton Street where storm sewer crosses
o Install a new storm service connection complete with inspection chamber at the 2nd Avenue frontage.

 At the Developer’s cost, the City will: 
o Cut and cap at main all existing storm sewer connections to the development site.
o Tie-in all the existing systems to the new system being installed.

10.3 Sanitary Sewer Works: 
 The developer is required to: 

o Upgrade approximately 56 meters of existing 150mm diameter sanitary sewer to 200mm diameter
sanitary sewer along the property frontage from MH 5119 to 5125 in the same alignment as the existing
sewer. Tie-in to the existing sanitary sewers at both east and west ends shall be via new manholes.

o Install a new sanitary service connection complete with an inspection chamber. Sanitary connection not to
be made to sanitary sewer in rear lane.

o Renew portions of the existing AC watermain along Moncton Street that will be impacted by the sanitary
service connection.

 At the Developer’s cost, the City will: 
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o Cut and cap, at main, the existing sanitary sewer connections to the development site. 
o Tie-in all the existing systems to the new system being installed. 

 
10.4 Moncton Street Frontage Improvements 
 Construct a 2.0 m wide concrete sidewalk at the north property of the subject site.  The remaining space between 

the edge of sidewalk and the existing south curb of Moncton Street is to contain hardscaped boulevard generally 
consisting of: stamped/tinted concrete; street trees (if applicable); street furniture (including benches, street 
lighting, bicycle racks, and garbage receptacles); and intermittent landscaping.  The cross-section of the frontage 
improvements, measuring from the property line towards the south curb of Moncton Street, shall include the 
following: 

o 2.0 m wide concrete sidewalk 
o 0.88 m wide hardscaped boulevard 
o 0.15 m wide concrete curb and gutter.  
(Note: Should Council adopt the streetscape visions for the Steveston Village Area prior to the execution of 
the Servicing Agreement for the subject site, the above frontage improvements shall be adjusted to be in 
keeping with the adopted visions, in particular the corner treatment at the Moncton Street/2nd Avenue 
intersection). 

 At the southwest corner of the Moncton Street and 2nd Avenue intersection, upgrade the existing wheelchair ramp 
with tactile warning strips for the visually impaired (MMCD R-15-SD). 

 All existing driveways along the Moncton Street development frontage are to be closed permanently. The 
Developer is responsible for the removal of the existing driveway let-downs and the replacement with barrier 
curb/gutter and concrete sidewalk per standards described under item above. 

 
10.5 2nd Avenue Frontage Improvements 
 Construct a 1.67 m wide concrete sidewalk along the development frontage that matches the existing width of the 

sidewalk in this block of 2nd Avenue.  The cross-section of the frontage improvements, measuring from the 
property line towards the west curb of 2nd Avenue, shall include the following: 

o 1.67 m wide concrete sidewalk. 
o 0.15 m wide concrete curb and gutter. 

(Note: Should Council adopt the streetscape visions for the Steveston Village Area prior to the execution of the 
Servicing Agreement for the subject site, the above frontage improvements shall be adjusted to be in keeping with 
the adopted visions). 

 All existing driveways along the 2nd Avenue development frontage are to be closed permanently. The Developer 
is responsible for the removal of the existing driveway let-downs and the replacement with barrier curb/gutter and 
concrete sidewalk per standards noted under item above.  

 Upon closing the existing driveways and back filling with new sidewalk and curb/gutter, the Developer is 
required to, across the 2nd Avenue development frontage, complete the following pavement marking and signage 
works: 

o Remove the existing pavement marking related to on-street parking.  As part of the SA detailed design 
process, prepare a new pavement marking plan to back fill the development curb frontage with angle 
parking (45 degree at 5.5 m x 2.5 m car parking space dimensions). 

o Remove any affected traffic/parking signage and install new signage as required along the development 
frontage. 

 
10.6 Lane Frontage Improvements 
 The lane development frontage has a road right-of-way width of 10.06 m.  The lane upgrade requirements shall 

include:  
o Upgrade the existing lane structure, including the construction of asphalt concrete pavement over the 

entire width of the lane, to comply with City of Richmond Engineering Design Standards.  The upgrade is 
to match that carried out under SA 13-635022.  The SA detailed design process shall determine the final 
cross-section profile, pavement structure, and other design details taking into considerations drainage and 
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o The Developer is required to check the existing lighting levels in the lane to determine if lighting is
adequate.  If it is not adequate, lighting that meets City of Richmond lighting standards are to be provided
at the cost of the Developer.

o Construct a new driveway for vehicle access to the site.  City design standards for commercial driveways
are to be met (7.5 m driveway width at the property line).

 The required lane frontage improvements are limited to the site frontage only. 

10.7 Statutory Right of Way Requirements 

 A 2 m by 2m SRW is required at the northeast corner of the site (southwest corner of the Moncton Street and 2nd 
Avenue intersection.) 

 All above ground hydro/telephone kiosk and other third party equipment must not be placed within any frontage 
works area including sidewalk and boulevard.  On-site SRWs are to be secured for the placement of this 
equipment.  

10.8 Other Frontage Improvements: 
 The developer is required to: 

o Provide frontage improvements as per Transportation’s requirements.
o Coordinate with BC Hydro, Telus and other private communication service providers:

Before relocating/modifying any of the existing power poles and/or guy wires within the property
frontages.
To underground overhead service lines.
To locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground 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 development design review
process. Please 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
servicing agreement drawings, and registered prior to SA 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
Provide street lighting along the lane frontage with bollards offset 0.5m away from the street lighting
poles.
Review street lighting levels along all road and lane frontages, and upgrade as required.

10.9 General Items: 
 The Developer is required to: 

o Enter into an encroachment agreement for any proposed building and awning encroachments prior to
building permit issuance, including payment of any required fees. An encroachment agreement will only
be granted if the encroachment will not hinder the use of and access to City infrastructure. Any proposed
encroachments must be easily removable, and in the event that the City requires removal of the
encroachment (for example, to access City utilities), removal and replacement will be at the Owner’s cost.

PLN - 104



- 6 - 
 

  Initial: _______  

o Provide, within the first servicing agreement submission or prior to start of site preparation works 
(whichever comes first), a geotechnical assessment of preload, de-watering, and soil preparation impacts 
on the existing utilities fronting the development site and provide mitigation recommendations. 

o Provide a video inspection report of the existing sanitary service connection on the ROW and the sanitary 
sewer running from manhole SMH5126 to SMH5125 prior to start of site preparation works or within the 
first servicing agreement submission, whichever comes first. A follow-up video inspection, complete with 
a civil engineer’s signed and sealed recommendation letter, is required after site preparation works are 
complete (i.e. pre-load removal, completion of dewatering, etc.) to assess the condition of the existing 
utilities and provide recommendations to retain, replace, or repair. Any utilities damaged by the pre-load, 
de-watering, or other ground preparation shall be replaced or repaired at the Developer’s cost. 

o Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to 
the City for approval. 

o Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that 
the City’s preference is to manage construction water onsite or by removing and disposing at an 
appropriate facility. If this is not feasible due to volume of de-watering, the Developer will be required to 
apply to Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer 
does not have adequate capacity to receive the volume of construction water, the Developer will be 
required to enter into a de-watering agreement with the City to discharge treated construction water to the 
storm sewer system. 

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

o Not encroach into the existing SRW with proposed trees, non-removable fencing, or other structures.  
 

Prior to a Development Permit  being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Submission of an appropriate landscape bond/letter of credit for on-site landscaping and registration of an 

accompanying legal agreement. 
2. Additional requirements and legal agreements as determined to the satisfaction of the City through the processing of 

the Development Permit application. 
 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department.  Management 

Plan shall include location for parking for services, deliveries, workers, loading, application for any lane closures, and 
proper construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of 
Transportation) and MMCD Traffic Regulation Section 01570. 

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

3. Registration of a subsidence covenant on title. A signed and sealed letter from a geotechnical engineer must be 
provided to confirm that the proposed development will not impact the serviceability of neighbouring buildings, 
including the properties at 3480, 3500 and 3580 Moncton Street, and they may continue to be safely used for their 
intended purposes. All buildings must be built only in strict compliance with the recommendations set forth in the 
geotechnical report. 

4. Enter into an encroachment agreement for the proposed fabric awnings along Moncton Street and 2nd Avenue and 
any other building encroachments. 
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5. Obtain a Building Permit (BP) for any construction hoarding.  If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated
fees may be required as part of the Building Permit.  For additional information, contact the Building Approvals
Department at 604-276-4285.

Note: 

* This requires a separate application.

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

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

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

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

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

- Signed Copy on File -
 _____________________________________________  _______________________________  
Signed Date 
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Bylaw 10075 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10075 (RZ 18-817742) 

3560 Moncton Street 

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

1. Richmond Zoning Bylaw 8500 is amended by:

a. Inserting the following table at the end of the existing table contained in Section
5.15.1(d)(ii):

Zone Sum Per Buildable Square Foot of 
Permitted Principal Building 

ZMU43 $15.00 

b. Inserting the following into Section 20 – Site Specific Mixed Use Zones, in numerical
order:

“20.43 Commercial Mixed Use (ZMU43) – Steveston Village

20.43.1 Purpose

The zone provides for a combination of commercial, industrial and 
residential uses in the Steveston Village Conservation Area.  

20.43.2 Permitted Uses 
 animal grooming 
 broadcasting studio 
 child care 
 education 
 education, commercial 
 government service 
 health service, minor 
 housing, apartment 
 industrial, general 

20.43.3 Secondary Uses 
 boarding and lodging 
 community care facility, 

minor 
 home business 
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 liquor primary 
establishment 

 manufacturing, custom 
indoor 

 microbrewery, winery 
and distillery 

 office 
 parking, non-accessory 
 recreation, indoor 
 recycling depot 
 restaurant 
 retail, convenience 
 retail, general 
 retail, second hand 
 service, business support 
 service, financial 
 service, household repair 
 service, personal 
 studio 
 veterinary service 

20.43.4 Permitted Density 

1. The maximum floor area ratio is 1.0.

2. Notwithstanding Section 20.43.4.1, the reference to “1.0” floor area ratio is
increased to a higher density of “1.1” floor area ratio if the owner pays into
the affordable housing reserve the sum specified in Section 5.15.1 of this
bylaw, at the time Council adopts a zoning amendment bylaw to include the
site in the ZMU43 zone.

3. There is no maximum floor area ratio for non-accessory parking as a
principal use.

20.43.5 Permitted Lot Coverage 

1. The maximum lot coverage is 100% for buildings.

20.43.6 Yards & Setbacks 

1. There is no minimum front yard, rear yard or side yard setback.

20.43.7 Permitted Heights 

1. The maximum building height for the site is 9 m, containing not more than
two storeys.
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20.43.8 Subdivision Provisions/Minimum Lot Size 

1. There are no minimum lot width, lot depth or lot area requirements.

20.43.9 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the provision of
Section 6.0.

20.43.10 On-Site Parking 

1. On-site vehicle and bicycle parking and loading shall be provided according
to the standards set-out in Section 7.0 except that:

a) Required parking spaces for residential use visitors and non-
residential uses may be shared.

b) On-site vehicle parking shall be provided at the following rate:

i) Non-residential uses – on-site parking requirements
contained in this Section 7.0 of this Bylaw are reduced by
33% with the exception that a rate of 2 spaces per 100 m2 of
gross leasable floor area be applied to retail convenience,
retail general, retail second hand, service business
support, service financial and service personal.

20.43.11 Other Regulations 

1. For apartment housing, no portion of the first storey of a building within
9.0 m of the lot line abutting a road shall be used for residential purposes.

2. For apartment housing, an entrance to the residential use or parking area
above or behind the commercial space is permitted if the entrance does not
exceed 3.0 m in width.

3. In addition to the regulations listed above, the General Development
Regulations in Section 4.0 and the Specific Use Regulations in Section 5.0
apply.”

2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “COMMERCIAL MIXED USE (ZMU43) –
STEVESTON VILLAGE”.

P.I.D. 001-067-915
Lot 25 Section 10 Block 3 North Range 7 West New Westminster District Plan 25758
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3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw
10075”.

FIRST READING

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER

CITY OF
RICHMOND

APPROVED
by

APPROVED
by Director
or Solicitor
by Director
or Solicitor
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