
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Plann ing and Development Department 

Date: February 19, 2013 

File: DP 12- 624347 
HA 12- 624348 

Re: Application by Chercover I Massie and Associates Ltd. for a Development Permit 
and Heritage Alteration Permit at 12191 First Avenue 

Staff Recommendations: 

1. That a Development Permit be issued which would permit the alteration of the exterior of 
the building at 12191 First Avenue on a site subject to Land Use Contract 028; and 

2. That a Heritage Alteration Permit be issued for the site at 12191 First Avenue in 
accordance with Development Pennit DP 12 - 624347. 
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February 19,2013 -2- DP 12 - 624347 1 HA 12- 624348 

Staff Report 

Origin 

Chercover I Massie and Associates Ltd. has applied to the City of Richmond for pennission to 
alter the exterior of the existing building at 12191 First Avenue. The site is currently occupied 
by a building which is listed on the Richmond Heritage Inventory: the Japanese Buddhist Temple 
(aka the Steva Theatre). The building has been identified by Council as one of 17 heritage 
structures in the Steveston Village that is to be preserved. in accordance with the Steveston 
Village Conservation Strategy. 

The land uses for the site are currently regulated under Land Use Contract 028. 

There is no rezoning or Servicing Agreement associated with this proposed development. 

Development Information 

The building has been vacant for approximately two years, but prior to that a daycare I art 
education business operated out of the building. 

The ovroer has leased the building to a daycare operator who would provide daycare for 25 
children. Interior renovations are required to meet Vancouver Coastal Health requirements for 
the daycare, and the operator proposes some minor exteri or renovations: to add 4 windows to the 
north facade for interior lighting; and 4 new windows on the south wall to provide interior 
li ghting and improve direct surveillance / supervision of the play space proposed for south 
portion of the site. 

The rear of the site will be reconfigured to provide a fenced secured play space for the children 
in the daycare operation. Additional play space will be provided on the south of the site, 
between the subject building and the adjacent two storey building at 1221 1 First Avenue. 

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison 
of the proposed development data with the relevant Bylaw requirements. 

Background 

Development surrounding the subject site is as foLlows: 

To the north: Existing commercial building (1): under Land Use Contract No. 122, maximum 
height two (2) storeys; 

To the east: Existing commercial buildings (2): zoned "Steveston Commercial (CS2)", 
maximum height two (2) storeys, and Light Industrial (lL) maximum building 
height 12 m; 

To the south: Existing commercial building (1): zoned "Steveston Commercial (CS2)", 
maximum height two (2) storeys and 

To the west; Existing commercial bui ld ing (1): zoned "Steveston Commercial (CS2)", 
maximum height two (2) storeys. 
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Site Zoning History 
The subject property is regulated by Land Use Contract 028, which was registered on the title of 
the property on April 6, 1976. The Land Use Contract permits all commercial uses permitted 
under the General Commercial District of the day. The proposed dayeare has been reviewed by 
stafTin the context of the Land Use Contract is a permitted use. 

Steveston Village Conservation Strategy and Heritage Alteration 

The Steveston Vi llage Conservation Strategy (the Strategy) was developed to provide an 
incentive-based program to support and facil itate heritage conservation in the Steveston Village, 
and in particular preservation of 17 heritage build ings identified as important features of the 
community. The Strategy was approved by Council on June 22, 2009. 

In the process Council designated the Steveston Village Core as a Heritage Conservation Area 
and establi shed development appl ication requi rements for the alteration ofland and buildings 
located within the Conservation Area. Council also adopted revisions to the Development 
Permit Guidelines in the Steveston Area Plan (Schedule 2.4 of the Official Community Plan). 
The new development permit gu idelines are intended to preserve the exteriors of the 17 
identified heritage buildings in the Vi llage, and provide general guidelines for the alteration or 
re-development of the other 73 non-heritage buildings in the Village Conservation Area. The 
structure on the subject property is one of the 17 bui ldings identified as heritage resources to be 
preserved. We note for the Development Permit Panel that the building on the subj ect property 
has no formal heritage protection. 

Heritage Values of Existing Building 

The structure on the subject property is known as the Japanese Buddhist Temple (and also as the 
Steva Theatre), and was constructed in 1924. A two-storey false front addition built over the 
front yard now meets the edge of the sidewalk. As fam ilies began to join the young men 
working in the fishery and canneries, a temple was needed to serve the growing Japanese 
population in the core of Steves to n. The temple remained in active use as a place of worship 
until 1941 and the internment of the Japanese during World War II , and is symbolic of Japanese 
culture, religion and community. The false front addition refl ects the second use of the building 
as a theatre in the 1940's. The Steva Theatre opened in the building in 1947 and operated unti l 
1975 when the bui lding became a retail and performing arts centre. 

An excerpt from the Richmond Heritage Inventory regarding the subject si te is provided in 
Attachment 2. 

Heritage Procedures 

The Strategy establishes the process for alterations to buildings within the Vil lage. Under the 
Strategy, a Development Permit application and a Heritage Alteration Permit is required to alter 
the exterior of this building. The required permits must be reviewed by the Development Permit 
Panel and issued by Counci l. 
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Heritage Commission Review 

The proposed renovation was received by the Richmond Heritage Commission at the January16, 
2013 meeting. The proposal was endorsed by the Commission with some suggestions regarding 
colour and materials. The submission of a final design package including details on proposed 
window design and materials, colour scheme and proposed signage is required prior to the 
Development Permit and Heritage Alteration Permit being forwarded to Council for approval. 
An excerpt from the Minutes from the January 16, 2013 meeting of the Heritage Commission is 
attached (Attachment 3). In response to the comments from the Heritage Commission, the 
design was amended to change the proposed windows from PVC framed to wood framed 
windows, and the style of window was changed, to create a more appropriate scale and rhythm 
for the windows, in particular on the north facade. 

Rezoning and Public Hearing 

For the purposes of the current Development Permit and Heritage Alteration Permit neither a 
rezoning nor a Public Hearing is required. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit and Heritage Alteration Permit applications. In addition, it complies with 
the intent of the applicable sections of the Official Community Plan and is generally in 
compliance with the guidelines of the Steveston Area Plan 

Analysis 

Conditiolls of Adjacency 
• The primary visual impact of the proposed renovations will be from the north-east, from 

First A venue. 
• No significant impacts are anticipated to any adjacent properties . 

Urban Design and Site Plannillg 
• The proposed physical changes to the building are 4 additional windows on each of the north 

and south facades, creation of a play space on the south portion of the site, and a proposed re­
configuration of the rear of the site to provide an out-door, secured play area for children in 
the proposed daycare. 

• There is no on-site vehicular circulation under the existing site configuration. The rear 
(west) of the site is currently occupied by 5 parking spaces. 

• The 5 parking spaces currently located at the rear (west) of the property would be eliminated 
to provide space for an outdoor playground area for the proposed daycare. The 5 parking 
spaces are an existing non-conformity under the parking requirements of the Zoning bylaw. 
As the subject property is occupied by a recognized heritage resource, staff have required the 
owner to secure a formal agreement for parking elsewhere in the Vi ll age, which has been 
demonstrated by the applicant. Parking will be provided on the parking lot at 3117 Bayview 
Street, located approximately 135 m to the west by road. 

• No changes are proposed or required to the site elevation. 
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A rchitectural Form and Character 
• The general character of the building wi ll not be changed through the proposed construction. 

There is historical photographic record that indicates that the north wall of the building at one 
time contained several windows, similar to the design proposed. The Heritage Commission 
requested that the windows be wood framed. The design drawings provided by the architect 
indicate that wood-framed double hung windows will be installed on the north and south 
facade . 

• The cladding is a mixture of stucco and siding, which will be maintained. The horizontal 
siding at the front of the building was installed a number of years ago as part of the ' false 
front ' renovations after the movie theatre ceased operation. 

• There will no changes at the front of the building except for updated signage, consistent with 
the requirement of Richmond Sign Bylaw No. 5560, and the heritage design guidelines in the 
Steveston Area Plan. 

• No change is proposed for the roof of the structure. 

Landscape Design alld Open Space Design 
• Landscape I play areas - there is no opportunity for fonnal on-site landscaping as the 

building covers the majority of the site, and any areas not covered by building will be used 
for play areas for children in the daycare. 

Crime Prevention Through Environmelltal Design 
• The proposed installation of the windows on the south wall will allow direct surveillance and 

visual observation of the play space enhancing security on the site. The play area at the rear 
of the building is also overlooked by existing windows on the rear of the bui lding. All play 
areas will be secured behind fencing. The windows proposed for the north facade would 
enhance casual surveillance of the parking lot of the adjacent (north) bank building. 

Conclusions 

Staff have reviewed the proposed alteration to the heritage building at 12191 First Avenue in 
Steveston. The addition requires a Development Permit and a Heritage Alteration Pennit as the 
building is located within the Steveston Village Heritage Conservation Area. 

The proposed land use is consistent with the range of uses pennitted under the existing Land Use 
Contract, and is also consistent with the uses permitted on the surrounding properties under the 
CS2 and CS3 zones. The proposal alterations are relatively minor, and would be consistent with 
the heritage design guidelines in the Official Community Plan and the Steveston Area Plan. 

From a design perspective, the proposed windows on the south wall have no impact on the 
overall character of the bui lding, and the proposed windows for the north facade would result in 
a character consistent with the historical record for the building. 
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Staff are recommending support for this Development Permit and Heritage Alteration Permit 
applications subject to satisfactory fulfi llment of the Development Pennit and Heritage 
Alteration Permit Considerations. 

Barr~~~ 
Planner 2 

Attachment 1 - Development Application Data Sheet 
Attachment 2 - Excerpt from the Richmond Heritage Inventory 
Attachment 3 - Excerpt from the Minutes of the February 20, 2013 Meeting of the Richmond 

Heritage Commission 

BK:cas 

The following are to he mel prior to forwarding this application to Council for approval: 
• Submit a sign design I proposal for all proposed signage. 

Prior to future Building Penni! issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Pennit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporari ly occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Penni!. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP DP 12- 624347 I HA 12- 624348 Allachment 1 

Address: 12191 First Avenue 

Applicant: Chercover I Massie and Associates Ltd. Owner: Capstone Management Ltd. 

Planning Area(s): Steveston Village I Steves ton Village Conservation Area 

Floor Area Gross: 411 m2 (4,420 fe) Floor Area Net: -'N=o-'c"'h"a"ng"'e"-_______ _ _ 

I Existin Pro ased 

Site Area : 612 m' No change 

Land Uses: Vacant. Last use: Childrens' arts centre Daycare 

OCP Designation: Neighbourhood Service Centre (NSC) No change 

Zoning: Land Use Contract 028 No change 

Number of Units: 1 No change 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 
Existing building 

none permitted 
No chanae 

Lot Coverage: NA No change 

Setback - Front Yard: 7.5 m 
Om - existing building 

None 
No chanae 

Setback - Side Yard (north): NA 
1.2 m - existing building 

None 
No chaQge 

Setback - Side Yard (south): NA 
o m - existing building 

None No change 

Setback - Rear Yard: 7.5m 
6 m - existing building 

None 
No chanae 

Height(m): 10.6 m 
7 m - existing building 

No change 

Lot Size: 612 m' No change 

Off-street Parking Spaces - 5 secured at off-site 
No change-

5 provided at rear lane existing non-
Regular/Commercia l: location 

conformity 

Off-street Parking Spaces -
No change -

NA NA existing non-
Accessible: conformity 

No change-
Total off-street Spaces: 5 5 existing non-

conformity 
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Japanese Buddhist Temple 

General Information 

Type of Resource:" Building 
Also Known As: Steva 1beatre; Arts Connection 
Building 
Address: 12191 First Avenue 
Neighbourhood (Planning Area Name): Stevcston 
Construction Date: 1924 
Current Owner: Private 
Designated: No . 

Statement of Significance 

ATTACHMENT 2 
Heritage Inventory Summary Evaluation Worksheel - Steveslon 

Description of Heritage Site: Constructed in 1924, the Japanese Buddhist Temple is a rectangular one and one~ 
half storey gabled structure with a small front yard area fronting First Avenue in Steveston. A two·storey false front 
addition built over the front yard now meets the edge of the sidewalk. 

Statement of Heritage Values: The Japanese Buddhist Temple has historical associations to the history of the 
Japanese in Richmond. As families began to join the young men working in the fishery and canneries, a temple was 
needed to serve the growing Japanese population in the core of Steveston. The temple remained in active use as a 
place of worship untrl 1941 and the internment of the Japanese during World War II, and is symbolic of Japanese 
culture, religion and community. 

The rectangular shape of the building with its short fayade facing the street reflects the building's use as a place of 
worship. The false front addition reflects the second use of the building as a theatre in the 1940's. 

Character Def ining Elements: Key elements that define the heritage character of the site include: 

The design elements of the original temple building including its rectangular shape, gable roof, and horizontal 
row of windows on the long side of the building 

The localion of the temple in the heart of Steveslon 

The siting of the bu ilding on its lot, with the original front facade set back from the edge of the sidewa lk. 

History 

History: In 1924 a Buddhist temple for the Japanese population was buil t south of Moncton Street on First Avenue. 
Early Japanese plans for such a temple had met with opposition from the white population whose fear was that such 
a symbol of foreign culture would arouse fear and suspicion in the community. Earlier, a mission had been founded 
near the Phoenix Cannery to serve the workers there, but a temple was needed to serve the growing population of 
Japanese famities in the core of Steveston. 

The temple remained in active use until 1941 and the internment of the Japanese during World War II. The Steva 
Theatre opened in the building in 1947 and operated unlil1975 when the building became a retail and performing arts 
centre . 
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RICHMOND HERITAGE COMMISSION 
Wednesday, January 16, 2013 

ATTACHMENt 3 

2. PRESENTATION - Proposed Heritage Alteration Permit and Development Permit at 
121911't Avenue 

31120)0 

Douglas Massie, Architect, made a brief presentation regarding the development permit and 
heritage alteration pennit application for thi s site. The proposal is to use the building for a 
day care with space for 25 children. The pennits are required to allow renovations to the 
facade of the building: minor alterations and a new sign for the front of the building; the 
addition of three windows to the north wall; and two windows to be added on the south wall. 
It was noted by Mr. Massie that this building has been sitting empty for over two years. 
Discussion ensued on the past uses (such as movie theatre, art studio, etc.) of this building 
and various alterations the building has undergone since it was built as a Buddhist temple. 
Staff noted that the heritage review is limited to the building exterior. 

The different exterior facades of this building throughout history were discussed and 
Commission members noted the preference for the heritage movie theatre exterior. It was 
noted by the architect that the owners do not have a budget for extensive exterior restoration 
at this time, and estimated that returning the facade to the theatre facade would cost 
approximately $100,000. Staff noted that projects such as this are an 'interim stage' and the 
bui lding would still be a candidate for futwe restoration with possible heritage grants. 

Discussion ensued on similar projects and heritage buildings in the area. It was noted by 
Commission mem.bers that guidelines from the Steveston Village Conservation Strategy and 
Implementation Program have positively influenced policy and planning in this area. 

Discussion further ensued on leaving opportunities open to returning to the heritage movie 
theatre fa~ade in the future. Kathleen Beawnont in her absence forwarded to the 
committee her comments and feedback regarding the proposed alteration permit and 
development permit at 12 191 1st Ave. Her comments were subsequentl y incorporated in 
the committee's recommendation to Council. 

Recommendations from the Commission on retaining heritage style included choosing a 
paint colour for the exterior that is in keeping with a heritage palette, consider wood frames 
for the windows and try to stay within the original heritage vernacular and style. It was noted 
by the architect that the closed in outdoor play areas will have a wood fence instead of chain 
link. 

Commission members noted the emphasis on encouraging Council to fund a restoration to 
the original facade when time and money permits as well as encouraging staff to pursue 
heritage grants to further the restoration of heritage bui ldings in the Village. 

r t was moved and seconded 
Tltat tlt e Heritage Commission supporl this applicalion subject to lite c% llrs, materials 
alld style COil forming 10 lite Iteritage aspecl of lite commullily. 

CARRIED 
It was moved and seconded 
ThaI lite Commission ellcourage staff to COlllilllle 10 look for resources for heritage 
conservation specific to til e heritage invelltory ill Slevesloll. 

CARIUED 

2. 



City of 
Richmond Development Permit 

No. DP 12- 624347 

To the Holder: Chercover Massie & Associates Ltd. 

Property Address: 12191 First Avenue 

Address: 120-01200 W. 73~ Avenue, Vancouver Be V6P 6G5 

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

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

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

4. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and 
sidewalks, shall be provided as required. 

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

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. ISSUED BY TH E COUNCIL THE 
DAYOF ,2013. 

DELIVERED THIS DAY OF 

MAYOR 

3714161 



I m
 Cit

y 
o

f R
ic

hm
on

d 
180

 
370

0 
2;;

;0 
;~~ 

L
J
 

1
1

1
1

1
1

1
1

1
1

 
I 

LJ
I 
l
i
l
i
l
i
 

O
J 

O
J 

O
J 

O
J 

::
 t

m
lll

lll
ill

 I
I 

PJ 
~ 

~ 
~ 

g 
~ 

C
H

A
T

H
A

M
 S

T
 

61
 

"
[ 

I R
'l
 

1=
 

0 
~ 

I
-

I)
X

 
;fo

 
M

 
13

.4
1 

f
-

S
IT

E
 ~
 

0<
 

'" 
c 

6J 
~
 

~
~
 

II 
II

 
1-

» 
>0

< 
0<

 
;>:

 
~
~ 

t: 
'-

-
-
-
.J

 
M

O
N

C
T

O
N

 S
T

 
~
 

C
 

~
UJ 

~ 
Ill
~

l~
l 

h
i 

Q
 

{'
-

'"
" 

~ 
~ 

1-
--

-1
 ~ 

I ~
 « 

N
 

I
-

co
 

~
 0

0
 

,.
.-

( 
Z

 
!
-
.
.
.
.
 

"=
t 

C\
.I 

...
,. 

r-
'--

---
N

 
J 

N
 

~ 
~f
= 

'-
-

g 
~ 

:oj
 

~ 

r .... ~~
~~:;

~·~
A"'

r::
.:-'~
 

~~
 

'"" 
~
 ---

--
-
~
 

40
.1

9 
~ 

~
~
 
~
 

20
.0

9 
c 

S
Ol

tt
h

4
 

__
__

__
 

3
7

9
1 

~
 

17
11

 .p
. 

-
~
 

C
\I 

ra
se

r 
"

. 
-
-

0 
'"

 
~ 

'"
" 

~{
l 
lie

,.
 

...... 
v 

C\
.I 

. 
'"

""
 

M
 

~
 

M
 

•
•
 

D
P

 1
2-

62
43

47
 

::::
~:~:

a:~el
1128

/12 
=

=
 

S
C

H
E

D
U

L
E

 "
A

" 
N
,"

 
O;~

~""
re;

"M'
TR£

S 
~
=
-

L
-
_

 
_ 

__
 



I I 

I I 
I .. , I 

• 'I i ' 
P • I' 
I, : 

"'1 1'lIi ... I 

(tOl 6 I 83:1 

• ~ ~" 
~~ :i 
~;! ~ 

, 
!, 1 

" I '!II" 
ii!j!: ,'1'111 

~ .. !~~! 

~ 
• " w 
I " i 

~, • <{ , 

! ! , i • 
I 

, , 
! • I i -



.,. 
','i' ! . , I ' I' I iI-i. 
I'jlll 

Mil 

I I 

I 
I I 

I I 

I 

I ; 
• ·1" ! 

u u I " 

£\Ol 6 i 81:1 

i 

I 
i 

~ 
l!] §" 

~ ~ " ~. 'I I!! I ~ 

h ~ 

, 
I • 

~ 
§ 
" 
~ 

~ , 
, , 

!CO ) , i 
I l I \ 

. 



• .1 

I I II+; .. i 

I ! 

3 M, , 
• • <{ , 

• ~ !!j ~" " ! ~ ~ ;' °0 i i • Zz • " -I , ~8 
, , , 

i I!!~ ~ I ,. I , I I , 

/ .. 
/ 

"-,,-, :l .~ • _., 
I ~! • .. ! • !~ • 

, 
, I • , 

I 0 

hll irol 



," 
! :1:1' I 

! !Ii'! 
i I ·1· I iii!' I lib! I 

, , 

I I , , 
I I , , 
I I , , 
I I , 

I 

I 

... 

I 
I 

0 I , 
I 

o 

I , 
I 

Gil 
[EI 

I 

! 
i 

~ 

i 

ElQl I'll a3~ 

' "I ~: I 1'1 
• 

i :1 • ~ 
.... , 

i' 1: • -0: ' .. wI 

"'1111: 

> " 
I- ~ ... 

w 
~. '! ! ." : !: ~ ii 

::r-
\ 

"<1' 
~ 
-.:j< 

I, 
e\} 

<:0 

.~ §,j 
C\l 

ED 
...-< 

D-
A 

I , , 

I I I 
,t e 
I I 



£\Ol 5 ~ 113:3 

I I 

I I ! 

I .. . i 

• 
~ ~ !5 , 

, 
~ ~ ~ ~~ w 

! ~ ~ ;" 0 

! z i , 
~ , • 

~i d , , 
j ! , , 

i 
, 

• • i • • 



City of 
Richmond 

Heritage Alteration Permit 
Development Applications Division 

6911 NO. 3 Road, Richmond, Be V6Y 2C1 

File No.: HA 12 - 624348 

To the Holder: Capstone Management Ltd. 

Property Address: 12191 - 1 It Avenue, Richmond 

Legal Description: Parcel Identifier: 004-053-362 
Lot 5 Block 5 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 

(s.972, Local Government Act) 

I. (Reason for Permit) o Designated Heritage Property (s.967) 
o Property Subject to Temporary Protection (s.965) 
o Property Subject to Heritage Revitalization Agreement (s.972) 
o Property in Heritage Conservation Area (s.971) 
o Property Subject to 5.2 19 Heritage Covenant 

2. This Heritage Alteration Pennit is issued in accordance with Development Permit DP 12 - 624347. 

3. This Heritage Alteration Permit is issued subject to compliance with al l of the Bylaws of the City 
applicable thereto, except as specifically varied or supplemented by this Permit. 

5. If the alterations authorized by this Heritage Alteration Permit are not completed within 24 months 
of the date of this Permit, th is Permit lapses. 

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

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 PERMITTO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

38().101l 
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