
To: 

City of 
Richmond 

Planning Committee 

Report to Committee 

Date: December 13, 2016 

From: Wayne Craig File: SC 16-734026 
Director of Development 

Re: Application by Grafton Enterprises Ltd. for a Strata Title Conversion at 2551 
No.6 Road 

Staff Recommendations 

1. That the application for a Strata Title Conversion by Grafton Enterprises Ltd. for the 
buildings located on the property at 2551 No.6 Road, as generally shown in Attachment 1, 
be approved on fulfilment of the following conditions: 

(a) Payment of all City utility charges and property taxes up to and including the year 
2017; 

(b) Registration of a flood indemnity covenant on title identifying a minimum habitable 
elevation of2.9 m GSC; 

(c) Registration of an aircraft noise sensitive use covenant on title; 

(d) Submission of appropriate plans and documents for execution by the Approving 
Officer within 180 days of the date of this resolution; 

(e) Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to 
the satisfaction of the Director of Development, and deposit of a Landscaping 
Security based on 1 00% of the cost estimate provided by the Landscape Architect, 
including installation costs and a 10% contingency. 

2. That the City, as the Approving Authority, delegate to the Approving Officer the authority to 
execute the strata conversion plan on behalf of the City, as the Approving Authority, on the 
basis that the c~ditions set out in Recommendation 1 have been satisfied. ) ,/ 

t~~y>vl q~,/' 
Wq:yneCrmg', REPORT CONCURRENCE 
Directbr of DevelQpment 

,,,~-) 
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Staff Report 
Origin 

Grafton Enterprises Ltd. has applied to the City of Richmond for permission to convert three (3) 
existing industrial buildings at 2551 No. 6 Road from multi-tenant rental buildings into thirteen 
(13) strata title lots. 

Findings of Fact 

The subject property is located in an established business park and industrial area in the 
Bridgeport planning area (Attachment 1). Development immediately surrounding the subject 
property is as follows: 

• To the north, a lot zoned "Light Industrial (IL)," with vehicle access from No. 6 Road. 
• To the south, a lot zoned "Light Industrial Limited Office (ZI8)- Bridgeport Road Area," 

with vehicle access from No.6 Road and Bridgeport Road. 
• To the east, across No.6 Road, lots zoned "Agriculture (AG1)." 
• To the west, across a rail right-of-way, lots zoned "Light Industrial (IL)," with vehicle 

access from Viking Place and Viking Way. 

There are three (3) existing buildings on the subject site, referred to as Buildings 1000, 2000, and 
3000 in the proposed strata plan (Attachment 2). Building 1000 is located near the east lot line 
and is accessed directly from No.6 Road. The building was renovated in 2015 as a multi-tenant 
building to accommodate eleven (11) industrial units; which are all currently occupied by 
tenants. This proposal would convert the building into eleven (11) strata lots. Required parking 
for the building is provided in the front and rear yards. 

Buildings 2000 and 3000 are newly constructed and are currently occupied by tenants. The 
buildings are located at the west lot line, with Building 2000 in the northwest corner and 
Building 3000 in the southwest corner of the subject site. The buildings are accessed via an 
internal drive aisle circling the property. The proposal would convert each of these buildings into 
a strata lot, for a total of two (2) strata lots. Required parking for the buildings is provided in the 
rear yard. 

There is no on-site landscaping between the parking area and the No.6 Road frontage. 
Richmond Zoning Bylaw 8500 requires a minimum 3.0 m wide landscaped area along the 
property line abutting a public road. To address the lack of landscaping within the existing 
parking area, the applicant has agreed to install a 4.5 m wide landscaped area in the City owned 
boulevard, between the concrete sidewalk and the property line. The applicant has submitted a 
Landscape Plan, showing the proposed works (Attachment 3). The applicant will remove and 
replace any existing street trees in poor condition, install three (3) new trees where none 
previously existed, and install shrubs and groundcover. The City Parks Department has reviewed 
the Landscape Plan and supports the proposed planting. 

Prior to approval of the Strata Title Conversion, the applicant must provide a revised Landscape 
Plan, to the satisfaction of the Director of Development, showing additional landscaping within 
3.0 m of the property frontage and improved pedestrian access to No.6 Road; and submit to the 

5071719 CNCL - 126 



December 13, 2016 - 3 - sc 16-734026 

City a Landscape Security for 100% of the total cost of installation, including a 10% 
contingency, to ensure the landscaping is installed. 

Analysis 

City of Richmond Policy 5031 (Strata Title Conversion Applications- Commercial and 
Industrial) outlines Council's policy in determining how staff process strata title conversion 
applications for three (3) or more proposed strata lots (Attachment 4). The applicant has 
submitted all of the necessary information required by City staff, including a Building Condition 
Assessment, and a Building Code Compliance report. 

• Interior and exterior alterations to Building 1000 in 2014 required a Building Permit. The 
renovated building received Final Inspection on November 5, 2015. 

• The two (2) new buildings have received Final Inspection from the City's Building 
Approvals Division. Building 2000 received Final Inspection on March 9, 2016; and 
Building 3000 received Final Inspection on December 1, 2015. 

• A Strata Title Conversion report provided by Grafton Enterprises Ltd. and reviewed by 
Weiler Engineering Ltd. dated May 16, 2016 indicates that the life expectancy of 
Building 1000 is at least 50 years, and the life expectancy of Buildings 2000 and 3000 is 
at least 75 years. 

• The author of the Building Condition Assessment expects no increase in maintenance, 
repair, or replacement costs within the next 10 to 20 years. 

• The author of the Building Code Compliance report confirms that the existing buildings 
are substantially in compliance with the BC Building Code. Building 1000 was upgraded 
to be substantially compliant with the BC Building Code 1998; Buildings 2000 and 3000 
are substantially compliant with the BC Building Code 2012. 

• Building Approvals confirmed that the proposed strata title conversion of the existing 
building has no building code implications. 

• All three (3) buildings are currently occupied by tenants. The applicant has submitted 
signed letters from each of the existing tenants, stating that they are aware of and take no 
issue with this application (Attachment 5). 

• The owner's intention is to retain sole ownership of the Lands and to lease the units after 
the strata title conversion is completed. The existing tenants will continue to occupy the 
premises with no changes to the terms of the existing leases, other than modifications to 
reflect the strata title conversion. 

• No physical or structural upgrading of the buildings will take place, and no changes 
affecting open space, landscaping, common facilities, off-street parking, or loading 
spaces are being proposed. 

• All on-site parking and loading areas will be designated as limited common property for 
the exclusive use of the designated thirteen (13) strata lots. As part of a business license, 
each business will need to verify that they have access to the Bylaw-required parking. 

• The subject property is located within Aircraft Noise Area 4. All aircraft noise sensitive 
land uses are considered in this area. A restrictive covenant must be registered on title, 
the purpose of which is to address public awareness and ensure aircraft noise mitigation 
is incorporated into the design and construction of buildings and additions as required. 
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In light of this, staff support the proposed strata title conversion subject to: 

1. Payment of all City utility charges and property taxes up to and including the year 2017. 

2. Registration of a flood indemnity covenant on title identifying a minimum habitable 
elevation of2.9 m GSC. 

3. Registration of an aircraft noise sensitive use covenant on title. 

4. Submission of appropriate plans and documents (i.e., Strata Plan Surveyor's Certificate, 
Application to Deposit, Form V and Form W, etc.) for execution by the Approving 
Officer within 180 days of the date of this resolution. 

5. Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to the 
satisfaction of the Director of Development, and deposit of a Landscaping Security based 
on 100% of the cost estimate provided by the Landscape Architect, including installation 
costs and a 10% contingency. 

Financial Impact 

None. 

Conclusion 

Grafton Enterprises Ltd. has applied to convert three (3) existing industrial buildings at 2551 
No.6 Road into thirteen (13) strata title lots. The proposal is straightforward. Staffhave no 
objection to this application and recommend approval of the strata title conversion application. 

Jordan Rockerbie 
Planning Technician 
(604-276-4092) 

JR:rg 

Attachment 1 : Location Map and Aerial Photo 
Attachment 2: Draft Strata Plan 
Attachment 3: Proposed Landscape Plan 
Attachment 4: Policy 5031: Strata Title Conversion Applications- Commercial and Industrial 
Attachment 5: Letters from existing tenants (7) 
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ATTACHMENT 4 

City of Richmond Policy Manual 

Page 1 of 1 Adopted by Council: Feb. 13/95 POLICY 5031 

Amended b Council: Mar. 27, 1995; Jul 27, 2015 

File Ref: 4105-00 STRATA TITLE CONVERSION APPLICATIONS- COMMERCIAL AND INDUSTRIAL 

POLICY 5031: 

It is Council policy that: 

The following matters shall be considered before deciding on any commercial or industrial strata 
title conversion applications involving three or more strata lots: 

1. The life expectancy of the building and any projected major increases in maintenance 
costs due to the condition of the building. This information shall be supplied by the 
applicant in the form of a written report in an acceptable form prepared by a registered 
architect, engineer or similarly qualified professional. The report shall review the 
building's age, quality, general condition and measure of compliance with current 
building codes and City bylaws. 

2. The impact of the proposal on the existing tenants in terms of their existing leases and 
their ability to offer to purchase the units they occupy or to relocate in comparable and 
suitable rental premises if unable to purchase their existing units. 

3. The views of the affected tenants as established by a formal canvass by the City Staff or 
agents of the City. A standard form available fr~m the City's Planning and Development 
Division may be used for this purpose. 

4. Any proposals involving upgrading of the buildings or changes affecting open space, 
landscaping, common facilities, off-street parking and loading spaces. The ownership 
and management of the off-street parking and loading facilities should be specifically 
addressed. 

5. Any other conditions peculiar to the circumstances of the conversion proposal and 
requiring special measures to be taken as a condition of approval. 

6. All commercial or industrial strata conversion applications must be compatible with the 
City's bylaws regulating the use and development of the land and the servicing 
standards appropriate to the site. 

(Planning and Development Division) 

4698553 CNCL - 137 



20499 Westminster Hwy 
Richmond, BC V6V 1B3 

GRAnon ERTERPRIIEJ lTD. 

MORTON CLARKE & Co. LTD. 
ATTENTION: PAUL CLARKE 
1105, 1110, 1115, 1120- 2551 No.6 RD 
RICHMOND, BC V6V 1P3 

RE: STRATA PLAN EPS3021 AT 2551 No.6 RD 

ATTACHMENT 5 
604-270-4081 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 

like to inform you that the title of your units will be Strata (S.L. 1, S.L. 2, S.L. 3, & S.L. 4). The 

reason for this is to allow separate metering for gas, electric, water, sewer, and property 

taxes. This will ensure that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 

tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 

Retain one copy for your records. 

Sincerely, 

vJ 
GRAFTON ENTERPRISES LTD. 

Wayne Grafton 

AGREED TO THE ABOVE TERMS BY 

MORTON CLARKE & Co. LTD. 

SIGNATURE: 

NAME: 

DATE: 

CNCL - 138 



20499 Westminster Hwy 
Richmond, BC V6V 1B3 

GRAnon ERTERPRISES lTD. 

ULTIMATE SKATEBOARD DISTRIBUTORS INC. 
ATTENTION: BRAD RICHMOND 
1125-2551 No.6 RD 
RICHMOND, BC V6V 1P3 

RE: STRATA PLAN EPS3021 AT 2551 No.6 RD 

604-270-4737 
604-270-4081 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 
like to inform you that the title of your unit will be Strata (S.L. 5). The reason for this is to 
allow separate metering for gas, electric, water, sewer, and property taxes. This will ensure 
that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 
tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 
Retain one copy for your records. 

Sincerely, 

wft--
GRAFTON ENTERPRISES LTD. 

Wayne Grafton 

AGREED TO THE ABOVE TERMS BY 

ULTIMATE SKATEBOARD DISTRIBUTORS INC. 

NAME: 13RAD 8fCHhtmb CNCL - 139 



20499 Westminster Hwy 
Richmond, BC V6V 183 

GRinOn EATERPRIJEJ lTD. 

1922103 ONTARIO INC. DBA SUPER 3 PRODUCE 
ATTENTION: BEN CHEN 
1130 & 1135- 2551 No.6 RD 
RICHMOND, BC V6V 1P3 

RE: STRATA PLAN EPS3021AT 2551 No.6 RD 

604-270-4737 
604-270-4081 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 

like to inform you that the title of your units will be Strata (S.L. 6 & S.L. 7). The reason for 

this .is to allow separate metering for gas, electric, water, sewer, and property taxes. This 

will ensure that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 

tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 

Retain one copy for your records. 

Sincerely, 

GRAFTON ENTERPRISES LTD. 

Wayne Grafton 

AGREED TO THE ABOVE TERMS BY 

1922103 ONTARIO INC. DBA SUPER 3 PRODUCE 

SIGNATURE: 
\ 

'\;~1~ Ct-\~j NAME: CNCL - 140 



20499 Westminster Hwy 
Richmond, BC V6V 183 

GRAnon EATERPRIIEIITD. 

BESCORP HOLDINGS INC. (DBA TAPIO TEA COMPANY) 
ATTENTION: KEN HSU 
1140 & 1145- 2551 No.6 RD 
RICHMOND, BC V6V 1P3 

RE: STRATA PLAN EPS3021 AT 2551 No.6 RD 

604-270-4 737 
604-270-4081 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 

like to inform you that the title of your units will be Strata (S.L. 8 & S.L. 9). The reason for 

this is to allow separate metering for gas, electric, water, sewer, and property taxes. This 
will ensure that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 

tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 

Retain one copy for your records. 

GRAFTON ENTERPRISES LTD. 

Wayne.Gr~o~n------------
[l//2 

AGREED TO THE ABOVE TERMS BY 

BESCORP HOLDINGS INC. (DBA TAPIO TEA COMPANY) 

SIGNATURE: -~ 
NAME: 

DATE: 
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20499 Westminster Hwy 
Richmond, BC V6V 1B3 

GRAnon EnTERPRISES lTD. 

THE CHEFS' WAREHOUSE PASTRY DIVISION CANADA ULC 
ATTENTION: ED DAVIS 
1150 & 1155- 2551 No.6 RD 
RICHMOND, BC V6V 1P3 

RE: STRATA PLAN EPS3021 AT 2551 No.6 RD 

604-270-4737 
604-270-4081 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 
like to inform you that the title of your units will be Strata (S.L. 10 & S.L. 11). The reason for 
this is to allow separate metering for gas, electric, water, sewer, and property taxes. This 
will ensure that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 
tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 
Retain one copy for your records. 

GRAFTON ENTERPRISES LTD. 

Wayne Grafton 

AGREED TO THE ABOVE TERMS BY 

THE CHEFS' WAREHO ASTRY DIVISION CANADA ULC 

SIGNATURE: 

NAME: 

DATE: 
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20499 Westminster Hwy 
Richmond, BC V6V 183 

GRRnon lftTERPRISEI lTD. 

BARROCO FINE FURNITURE LTD. 
ATTENTION: ROGER CHANG 
BLDG 2000-2551 No.6 RD 
RJCHMOND1 BC V6V 1P3 

RE: STRATA PLAN EPS3021 AT 2551 No.6 RD 

604-270-4737 
604-270-4081 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 
like to inform you that the title of your unit will be Strata (S.L. 12). The reason for this is to 
allow separate metering for gas, electric, water, sewer, and property taxes. This will ensure 
that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 
tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 
Retain one copy for your records. 

Sincerely, 

GRAFTON ENTERPRISES LTD. 
Wayne Grafton 

AGREED TO THE ABOVE TERMS BY 
BARROCO FINE FURNITURE LTD. 

SIGNATURE: 

NAME: CNCL - 143 



20499 Westminster Hwy 
Richmond, BC V6V 1B3 

604-270-4737 
604-270-4081 

GRAnon EATERPRIIEIITD. 

TEC FLOOR COVERINGS LTD. 
ATTENTION: LARS SOLLENIUS 
BLDG 3000- 2551 No.6 RD 
RICHMOND, BC V6V 1P3 

RE: STRATA PLAN EPS3021 AT 2551 No.6 RD 

July 15th, 2016 

We are in the final stages of completing the project at the above-noted address. We would 
like to inform you that the title of your unit will be Strata (S.L. 13). The reason for this is to 
allow separate metering for gas, electric, water, sewer, and property taxes. This will ensure 
that tenants will pay for their own expenses and no one else's. 

For those of you who do not know, this will have no ramifications with regards to your 
tenancy and only changes how the landlord, Grafton Enterprises Ltd., owns the property. 

Please sign in the space below to indicate you do not take issue with this change. 
Retain one copy for your records. 

Sincerely, 

GRAFTON ENTERPRISES LTD. 

Wayne Grafton 

AGREED TO THE ABOVE TERMS BY 

TEC FLOOR COVERINGS LTD. 

SIGNATURE: 

NAME: 

DATE: "'3"& {'{ 'aJIL (,. 
I 
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