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Report to Committee

Richmond
To: General Purposes Committee Date: November 30, 2020
From: Kirk Taylor File:  08-4150-01/2020-Vol
Director, Real Estate Services 01
Barry Konkin,
Director, Policy Planning
Re: Industrial Lands Intensification Initiative —~ Summary of Findings and Proposed

Amendments to Richmond Official Community Plan Bylaw 9000 and Richmond
Zoning Bylaw 8500

Staff Recommendation

I.

6446699

That the staff report titled “Industrial Lands Intensification Initiative — Summary of
Findings and Proposed Amendments to Richmond Official Community Plan Bylaw 9000
and Richmond Zoning Bylaw 8500 dated November 30, 2020 from the Director, Real
Estate Services and Director, Policy Planning be received for information.

That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10180, be
introduced and given first reading;

That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10180,
having been considered in conjunction with:

a. the City's Financial Plan and Capital Program; and
b. the Greater Vancouver Regional District Solid Waste and Liquid Waste Management
Plans;

is hereby found to be consistent with said program and plans, in accordance with Section
477(3)(a) of the Local Government Act,

That Richmond Official Community Plan Bylaw 9000, Amendment Bylaw 10180,
having been considered in accordance with Section 475 of the Local Government Act and
the City's Official Community Plan Bylaw Preparation Consultation Policy 5043, is
found not to require further consultation;

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10181, be introduced and given
first reading; and

That staff review and report back in two years on the implementation of the Industrial
Lands Intensification Initiative.
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Staff Report
Origin

In 2014, Council adopted the Resilient Economy Strategy which developed an action plan under
the framework of Chapter 6 (Resilient Economy) in the City’s Official Community Plan. This
strategy identifies the limited availability of industrial land as one of the most significant
constraints to strengthening the local economy and recommends that the City explore policy
options to increase Richmond’s capacity to retain and attract businesses in sectors that are
fundamentally important to Richmond’s economy.

Using industrial land more intensely was identified as a key opportunity to increase Richmond’s
capacity for industrial activity. Therefore, a work program was endorsed by Council in 2017 to
undertake the Industrial Land Intensification Initiative (the “ILII”’). This report presents the
findings of the ILII, and recommends policy directions that could be implemented in order to
further protect, and encourage the intensification of, industrial lands through amendments to the
City’s Official Community Plan and Zoning Bylaw.

This report supports Council’s Strategic Plan 2018-2022 Strategy #7 A Supported Economic
Sector:

Facilitate diversified economic growth through innovative and sustainable policies,
practices and partnerships.

7.2 Encourage a strong, diversified economic base while preserving agricultural land
and maximizing the use of industrial land.

The proposed bylaw and policy amendments are detailed in this report, along with supporting
analysis and rationale. They are summarized for ease of reference as follows:

Table 1: Summary of Proposed Changes

Zoning/OCP Description Rationale
Amendment
Zoning Bylaw Recognize/regulate ancillary office space Industrial users require some office
for defined industrial uses. space to support their primary

facilities and operations. This
provides clarity for business users
and City staff.

OCP and Zoning Do not encourage retail sales in the | and IL | Evolving business models require

Bylaw zones, but allow limited retail use in the IB integrated space where design,
and IR zones as an accessory use for manufacturing, distribution, and
manufacturing businesses only, including showroom/retail activities can occur
microbreweries. within a single building.
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Zoning Bylaw Introduce new industrial uses to reflect To recognize and help track
emerging industries such as e-commerce emerging industrial uses, and reduce
logistics and retail showrooms. parking requirements for specific

uses that have demonstrated
reduced parking demand.

Zoning Bylaw Reduce parking regulations for selected Flexible parking standards will help
defined industrial uses. Include a further support the shifts in the type of
reduction for selected defined industrial industrial users that may occupy an
uses in the City Centre. industrial property, and optimize the

use of rapid transit infrastructure.

Zoning Bylaw Increase the building site coverage from To remove barriers to more intense
60% to 75% for sites outside of the City forms of industrial development
Centre when other site requirements can be

achieved.

Zoning Bylaw Increase the maximum building height from | The need for taller industrial
12 m to 16 m for sites outside of the City buildings is driven by new forms of
Centre, but maintain the 12 m maximum storage racking systems that allow
building height for industrial sites within 50 vertical warehousing and increased
m of a residentially zoned lot. warehouse efficiency.

ocP Allow consideration of increasing the To remove barriers to more intense
maximum density from 1.0 floor area ratio forms of industrial development, for
(FAR) to 1.5 FAR outside of the City example multi-level warehouses, in
Centre, subject to a rezoning process, appropriate locations.
provided the site is a minimum 2.5 ha in
area, is close to major transportation
infrastructure, is not adjacent to residential
uses, and has satisfied transportation and
servicing issues.

OCP Introduce Development Permit guidelines To address visual, scale and
for industrial buildings that are multi-storey massing issues associated with
and have an external access. large, multi-storey industrial

developments.

Analysis

Significance of Industrial Land

A diverse business base is essential to a strong and resilient local economy; and industrial lands
accommodate a wide range of business activities that support regional, provincial and national
economies. These range from serving the day-to-day needs of the region’s population, such as
repair and servicing, to providing key functions such as storage and distribution that are critical
for supply chains in all industries. Other examples of businesses that require industrial land
include those in the food processing, biotechnology, film production, and manufacturing sectors.

Over one-quarter of all jobs in Metro Vancouver are accommodated on industrial land. In
Richmond - which accounts for 17% of the total industrial land in the region - that share of
employment is greater at 37% of the total, or approximately 44,000 jobs. This is driven by
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activities related to the movement of goods and people! and Richmond’s important role as a sea,
rail, ground and air transportation hub.

Due to steady population and business growth and a geographically constrained supply of
industrial land, the Metro Vancouver region is experiencing an acute shortage of industrial land.
This is evidenced by very low vacancy rates, rising lease rates and increasing land prices.
Vacancy rates for industrial space in 2020 are estimated at 1.4% in Metro Vancouver and 1.6%
in Richmond with demand continuing to outpace new supply?. An industrial land demand
forecast prepared by Metro Vancouver as part of the Regional Industrial Lands Strategy
anticipates that the total inventory of vacant industrial land will be fully absorbed sometime
between 2035 and 2047.

The Metro Vancouver study also notes that the parcels with the most viable development
potential could be absorbed as soon as 2028, resulting in businesses and jobs relocating to
markets outside of Metro Vancouver where industrial space is more readily available. This
could limit opportunities for the retention and growth of industrial businesses as well as impede
key functions of those in other sectors (i.e. tourism and retail) that rely on industrial activities in
close proximity to their primary operations.

Based on the ILII and other recent research, protecting and encouraging more intense and
optimized utilization of existing industrial land is imperative to help ensure medium and long
term economic development, diversification and resilience in Richmond and the region.

Industrial Policy Context

There are several City and regional policies that support the intensification of industrial lands,
highlights of which are below:

1. The City of Richmond Official Community Plan (Bylaw 9000)
e Supports the development of community-wide employment lands to achieve a
resilient economy; and
e Policies encourage a periodic review of the Zoning Bylaw to simplify the list of
permitted uses on employment lands and re-examine floor area ratios (FAR), building
site coverage and building heights to enable densification and more intensive use of
industrial lands.

2. The City of Richmond Employment Lands Strategy
¢ Richmond will continue to serve as a pre-eminent Asia-Pacific air, sea, land and
intermodal gateway and technology hub providing a strategic range of employment
uses for a resilient economy, with a high jobs-to-labour force ratio, and high paying
jobs for local and regional residents.

3. The City of Richmond’s Resilient Economy Strategy
¢ Increase Richmond’s capacity to accommodate light industrial business;

! Richmond Resilient Economy Strategy, February 2014
2 Cushman & Wakefield Vancouver Industrial Marketbeat Q3, 2020
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e Strengthen Richmond’s role as a gateway for goods import and export;
¢ Retain and support existing businesses; and
e Support economic diversity, small business opportunities and localization.

4. Metro Vancouver’s 2040 Regional Growth Strategy
¢ Promote land development patterns that support a diverse regional economy and
employment close to where people live; and
e Protect the supply of industrial land.

5. Metro Vancouver Regional Industrial Lands Strategy
e Protect remaining industrial lands;
e Intensify and optimize industrial lands;
¢ Bring the existing land supply to market; and
e Ensure a coordinated approach.

The Metro Vancouver Regional Industrial Lands Strategy was adopted by the Metro Vancouver
Board on July 3, 2020 after two years of consultation and research. An executive summary can
be found in Attachment 1.

Industrial Lands in Richmond

Richmond’s industrial lands are designated in the Official Community Plan (OCP) land use map
as either Industrial or Mixed Employment. This includes the Vancouver International Airport
and the Port of Vancouver lands which are regulated federally and have separate land use plans
and are not subject to City of Richmond land use regulations.

Richmond Zoning Bylaw 8500 has five (5) standard industrial zones and fifteen (15) site specific
industrial zones that regulate industrial land use. A summary of these industrial zones and
attributes (i.e. locations and total area) can be found in Attachment 2.

Richmond’s Industrial Land Intensification Initiative (ILII)

The Richmond Industrial Lands Intensification Initiative (ILII), which advances the
recommended actions in the Metro Vancouver Regional Industrial Lands Strategy, was
undertaken to identify how the City’s policies and bylaws can continue to support industrial
intensification in a manner that aligns with industry’s needs and the City’s objectives.

In this context, industrial intensification means the redevelopment of existing industrial sites to
achieve higher use density or productivity. It may also entail higher density infill (brownfield) or
new greenfield development. The benefits of industrial land intensification include the ability to:

e accommodate increased economic and employment activity on a limited land base;

e respond to future technologies and advances in the industrial sector;

e ensure more efficient use of lands and resources, as well as transportation and site service
infrastructure; and

¢ reduce the pressure to convert agricultural lands to industrial uses.
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The ILII encompasses the study areas shown in Attachment 3 and was structured in two phases:
Phase 1 — Research and Proposed Policy Recommendations and Phase 2 — Policy and Bylaw
Amendments.

Key Findings

Some of the key research findings through the ILII research and analysis include:

o 37% of employment (44,000 people) in the City of Richmond is generated by businesses
located on industrial lands®. This land is key to maintaining a diversified and resilient
economy that is both population-serving and trade-related.

o The top drivers of demand for industrial space in Richmond are: warehousing; logistics;
e-commerce; manufacturing; fabrication; mixed-use commercial and office; and food
production.

e None of the sub areas studied currently achieve the allowable density and building site
coverage — for example, the study found that the built floor area ratio (FAR) of industrial
sites range from 0.2 to 0.75, generally well below the maximum permitted FAR of 1.0, as
per the Zoning Bylaw.

¢ With a constrained land base and strong demand for all types of land, limited industrial
land supply in the region is under significant pressure for conversion to other uses (e.g.
commercial).

e Outside of redevelopment to higher built densities, industry is taking action to increase
output (i.e. technology adoption/automation/advanced racking systems/more shifts).

e The introduction of non-industrial land use activities in industrial areas, such as office and
commercial, tends to drive up land prices, which may threaten or drive out remaining
industrial activities, and create transportation and land use interface/adjacency issues.

¢ Some forms of industrial intensification (i.e. multi-level warehouses) are only viable when
achievable rents are commensurate with land and construction values. Both rents and land
values have been steadily increasing so there is increased interest in the region — and
Richmond — to build multi-level warehouses.

A more detailed summary of the research findings can be found in Attachment 4. Based on these
findings, the goals of the following proposed policy directions are to:

1) protect industrial land for industrial use;

2) remove barriers to more intense forms of industrial developments;

3) accommodate new and emerging types of industrial businesses; and

4) prevent non-industrial uses from eroding the viability of industrial land for industrial
users.

Policy Recommendations

The policy directions that have been identified for consideration are related to clarifying
permitted industrial uses, increasing maximum building heights, reducing required parking for

3 Based on 2018 City of Richmond Business Licence data
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selected industrial uses, and encouraging more intensive industrial development on a limited
industrial land base.

1. Permitted Uses for Industrial Zones

Through research and consultation it was determined that industrial businesses require greater
flexibility in permitted uses that accommodate new and emerging business models and that do
not necessarily fit the traditional definitions of ‘heavy’ or ‘light’ industrial. Introducing new
commercial uses in industrial areas, meanwhile, can create land use conflicts such as increased
commuter traffic in industrial zones and additional strain on services and infrastructure that was
not designed for these uses. Regionally, it can also drive up land values and out-compete
industrial users in terms of the price they can pay for land or occupancy as market pressures for
industrial land in urban areas generally push towards the economically highest and best uses (i.e.
commercial or residential), unless regulated by land use policies.

For the purposes of the ILII, industrial intensification means more productive and efficient
industrial activities on industrial lands. Office, retail and other commercial uses beyond those
needed as accessory/ancillary functions for industrial businesses are not considered industrial
intensification. Within this context staff recommend the following amendments to the existing
industrial zones and related definitions to provide some clarification to permitted industrial uses.

Recognize/Regulate Ancillary Office Space: Through the ILII research it was determined that
ancillary office use should be recognized in the definition for ‘industrial, general’ and ‘industrial,
heavy’ as most industrial businesses have an office area which provides administrative functions
for their specific industrial activity.

As a housekeeping amendment, staff recommend amending the definition for ‘industrial,
general’ and ‘industrial, heavy’ to allow ancillary office use which would recognize that
industrial users require some office space as part of their facilities and operations. This is
consistent with the Industrial 1and use designation in the OCP which allows ancillary offices
provided they are used to administer the industrial uses, and are not stand alone offices.

Introduce Limited Retail Use in the IB and IR Zones: The results of the ILII study indicated that
greater flexibility in permitted uses on industrial land is often required to facilitate new and
innovative forms of industrial activity. Evolving business models in response to e-commerce
and technology are placing increasing importance on the need for integrated space where design,
manufacturing, distribution, and showroom/retail activities can occur within a single building.

Other business models requiring flexibility include on-demand and custom manufacturing, where
goods are manufactured to order, streamlining the supply chain, and reducing the need to store
excess inventory.

A common aspect of these new business models is the ability to retail products manufactured on-
site. Therefore staff recommend that in the Industrial Business Park (IB) and Industrial Retail
(IR) zones only, a limit of 15% of the overall floor area, up to a maximum of 500 m? (5,382 ft?),
may be used for retail sales provided the products that are being sold are manufactured onsite
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and that retail is ancillary to manufacturing uses only. The retail sale of goods that are only
warehoused would not be permitted.

Staff do not recommend introducing limited retail in the Industrial (I) or Light Industrial (IL)
zones, or those areas designated Industrial in the OCP where policies exclude retail in order to
preserve the traditional industrial nature of those areas. This is reflected in the proposed Zoning
Bylaw amendment (Bylaw 10181).

In order to facilitate regulation of this new use, staff also recommend adding the following policy
in Chapter 6 (Resilient Economy) of the OCP to reflect the recommended amendments to
Richmond Zoning Bylaw 8500:

e do not encourage retail sales in the Industrial (I) and Light Industrial (IL) zones,
but allow limited retail (e.g., 15% of the overall floor area up to a maximum of
500 m? [5,382 ft?]) for mixed employment business parks in the Industrial Business
(IB) and Industrial Retail (IR) zones, or in site-specific zones which permit a mix of
industrial and employment uses, provided the retail is ancillary to manufacturing
uses only.

Add ‘microbrewery, winery and distillery’ to the IB and IR zones: The manufacturing of alcohol
products has historically been permitted in Richmond under the ‘industrial, general’ use found in
all industrial zones. In 2015 a new use was introduced for ‘microbrewery, winery and distillery’:

“means a premises, licensed under the Liquor Control and Licensing Act, on which there
is manufacturing of beer, ale, cider, wine or spirits for sale to business customers and
shall include ancillary retail sale of these liquor products and related non-liquor products
to the public within the manufacturer’s store and lounge provided that their combined
floor area and any outdoor lounge patio area do not exceed the manufacturing floor area.”

This use was added to many commercial zones and has also been considered in industrial zones
on a site-specific basis through the rezoning process. One business has since located in the
Entertainment and Athletics (CEA) zone where the use was permitted outright, and the
remainder have located in industrial areas. Two site-specific rezoning applications were
approved in the IB zone and in July 2020 a third site specific rezoning application was approved
to allow this use in the IR zone at 5800 Cedarbridge Way (ZT 18-815709). An additional three
businesses are licensed to manufacture alcoholic beverages in the IB zone but currently do not
have a retail component. Any business manufacturing or selling liquor is also required to obtain a
license from the BC Liquor and Cannabis Regulation Branch (LCRB).

As this use is consistent with new business models where retail and showroom areas are ancillary
components to the industrial activity, it is recommended that this use be added as outright
permitted uses in the IB and IR zones. It is not recommended to be introduced in the I or IL,
zones for the reasons provided earlier, namely the introduction of commercial uses in industrial
zones that are designated Industrial in the OCP introducing land use conflicts and eroding the
viability of these areas for more traditional industrial users.

6446699 PH _ 67



November 30, 2020 -10 -

Introduce New Industrial Definitions: Although the existing Zoning Bylaw definitions of
‘industrial, heavy’ and ‘industrial, general’ allow a wide range of industrial uses, staff
recommend introducing three specific industrial land use definitions as new types of business
activities and models require consideration for ways to address the need for property uses that do
not fit the traditional paradigm of ‘heavy’ or ‘light’ industrial.

The proposed new definitions recognize emerging business models and will allow better clarity
for business owners as to where a proposed use is permitted. They will also enhance staff review
and enforcement of non-industrial uses which may encroach into these areas. Further, these uses
form the basis of the proposed reductions to parking requirements in the next section as parking
studies have recently been conducted based on these specific uses.

Similar to the recommended amendments to the definitions of ‘industrial, general’ and
‘industrial, heavy’ to allow ancillary office use, staff would recommend including the
recognition that industrial users require some office space as part of their facilities and
operations.

Table 2: Proposed New Industrial Uses

Use Definition Proposed Zone
Industrial, Means the use of buildings or structures that are primarily | and IL zone
manufacturing used for the making of goods by hand or by machine. This (no retail)

use includes ancillary office space provided it is only used to B and (R a6t
administer the industrial use, and is not a stand-alone office s
(limited accessory
space. 4
retail)
Industrial, Means the use of buildings or structures for the storage and [, IL, IBand IR
warehouse distribution of goods in large quantities by a warehouse zones (no retail)

operator, a distributor, a manufacturer or a supplier, and also
includes e-commerce logistics facilities, but does not include
‘retail, general’. This use includes ancillary office space
provided it is only used to administer the industrial use, and is
not a stand-alone office space.

Retail, showroom

Means the use of buildings or structures which displays large
products for retail sale, similar to warehouse sales, but does
not stock the majority of the inventory on site, does not sell
goods and products that are manufactured on site, and uses
the majority of the floor area for product display. This use
includes ancillary office space provided it is only used to
administer the industrial use, and is not a stand-alone office
space.

IR zone (limited
retail)

Review of Existing Permitted Uses: The ILII study results recommended a review of all existing
non-industrial uses currently permitted in industrial areas by zoning. Staff conducted a review of
all non-industrial uses, and determined the following:
e the IB and IR zones are designed to allow a wider range of industrial and non-industrial
uses (e.g., office, limited retail);
e the [ and IL zones are meant to be strictly industrial zones with limited non-industrial
uses that support the businesses and employees in the immediate industrial area;
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e anumber of non-industrial uses are permitted in the four main industrial zones — many of
those non-industrial uses such as ‘restaurant’ and ‘child care’ are generally permitted to
serve industrial related employees; and

e other non-industrial uses such as ‘recreation, indoor’ are historical uses that have been
included in the main industrial zones to allow large floor area businesses such as
gymnasiums to operate.

Staff do not recommend removing any permitted uses from the City’s existing industrial zones at
this time. This issue will be reviewed as part of Metro Vancouver’s Regional Industrial Lands
Strategy where one of the main goals is to collaborate with member jurisdictions and other
regional agencies to develop a consistent definition of ‘industrial’ and guidelines for permitted
uses. Staff will report back to Council on this initiative over the next two years.

2. Reduced Parking Requirements:

Parking requirements in Richmond’s Zoning Bylaw are specified based on the actual land use
occurring on a property. In the case of industrial activity, parking requirements are specified
under the generalized ‘industrial, general’ and ‘industrial, heavy’ land uses.

Based on staff review of traffic demand management reports on recent development applications
and feedback from stakeholders, parking requirements should be based on actual demand
associated with specific industrial land uses. In many cases, the actual industrial activity that
may be taking place will require fewer parking spaces than are required under the broad
‘industrial, general’ and ‘industrial, heavy’ use categories. Flexible parking standards will help
support the shifts in the type of industrial users that may occupy an industrial property as market
conditions and business models evolve over time.

Staff have reviewed industrial parking rates in the City’s Zoning Bylaw and recommend a
number of parking reductions. The proposed reductions in Table 3 are based on data collected
from parking studies conducted as part of recent development applications for similar uses, best
practices from around the region, and feedback from stakeholder groups. No amendments to
required on-site loading is recommended at this time.

Table 3: Proposed Parking Reductions

Use Minimum number of Parking Spaces Required

Industrial, general Reduce from 1 to 0.75 spaces per 100.0m? of gross leasable floor area

Industrial, manufacturing | Reduce from 1 to 0.75 spaces per 100.0m? of gross leasable floor area
(new use)

Industrial, warehouse Reduce from 1 to 0.56 spaces per 100.0m? of gross leasable floor area
(new use)

Retail, showroom Reduce from 3-4 to 2 spaces per 100.0m? of gross leasable floor area
(new use)
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Consistent with the City Centre Area Plan, a further parking reduction of 15% from the
minimum parking requirements is recommended for all industrial uses in the City Centre area,
with the exceptions of ‘warehouse sales’ and ‘custom indoor manufacturing’.

Transportation staff will continue to review other industrial uses as defined in Richmond Zoning
Bylaw 8500, such as ‘warehouse sales, ‘custom indoor manufacturing’ and ‘industrial, heavy’, to
determine if further parking reductions are recommended. These can be reviewed for potential
reductions on a case by case basis to incentivise industrial use as applications are made to the
City. A comprehensive parking survey is anticipated to be conducted in summer 2021, at which
time further reductions to required parking for industrial uses may be considered. Any further
proposed reductions to required parking rates will be presented in a future staff report.

Transportation staff will also monitor industrial sites that are stratified as there has been some
issues on how parking is managed (e.g., pay parking). In cases where an existing industrial
building is proposed to be stratified, staff have required shared parking for all strata units, in
addition to the minimum required parking for each strata unit. For new industrial strata
buildings, staff will monitor the situation to determine if additional shared parking is required.
The overall issue of industrial stratification is reviewed later in this report.

3. Building Massing:

Among the various conclusions of the ILII research on the space and building configuration
needs of new and emerging industries, it was suggested that relaxing a range of current density
and building massing limitations such as maximum permitted density, site coverage, and
maximum building height in the City’s main industrial zones (I, IL, IB and IR) be considered.
The findings of the ILII research suggested that these measures could prove attractive to
developers considering Richmond for industrial development, and could facilitate the
development of multi-storey industrial developments or larger, taller industrial buildings where
increased activity can occur on the existing land base. A number of proposed measures have
been identified for Council’s consideration, as described below.

Site Coverage of Buildings: Outside of the City Centre, the maximum site coverage of buildings
is 60% of the site. In most cases, existing buildings are less than this due to functional parking
and loading considerations. Consistent with OCP policies and ILII findings, staff recommend
increasing the maximum site coverage of buildings to 75% of the site outside of the City Centre,
and up to 90% within the City Centre. Combined with the recommended parking reductions, this
would allow larger building footprints and more intense use of industrial sites. Proposed Bylaw
10180, attached to this report, has been drafted to implement these changes.

Density (floor area ratio): The ILII study found that the built floor area ratio (FAR) of industrial
sites range from 0.2 to 0.75, generally well below the maximum permitted FAR of 1.0, as per the
Zoning Bylaw.

The research indicated that FAR and building site coverage bylaw provisions do not appear to be
limiting factors in the low identified building densities in Richmond. Rather, the low built floor
area is likely due to a number of factors including market forces such as land values and
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financial viability, the nature of dominant sectors in the local economy (e.g., goods movement),
and a range of physical on-site space requirements for loading, and parking.

Industrial zones and mixed-use business park zones within the City Centre are permitted a higher
maximum density of 1.2 FAR. However in established industrial areas within the City Centre,
most buildings are also built at less than the maximum floor area permitted in the Zoning Bylaw.

During the stakeholder consultation, comments were provided regarding the financial
implications that could result for land owners, if there was a large, “across-the-board” increase in
permitted floor area. Concerns included the potential consequence of raising property values and
property taxes. Industry representatives also indicated that higher floor area ratio and increased
land value could result in increased pressure and speculation to develop lands for non-industrial
uses. Large scale changes to permitted floor area in industrial uses would also have implications
for the City’s Engineering Servicing Strategy, and the Development Cost Charge (DCC)
program. Both these programs are carefully designed to ensure that servicing and DCCs are
linked to the permitted land uses and density as specified in Richmond Zoning Bylaw 8500.

As a result, there are no proposed changes at this time to the maximum 1.0 FAR that is currently
permitted for the City’s main industrial zones, outside of the City Centre.

However, to facilitate intensive industrial development, staff have prepared a policy that would
be added to Chapter 6 (Resilient Economy) of the OCP to clearly articulate that the City is
continuing to review the issue of density closely and will respond accordingly if there is a
proposal for higher industrial density, subject to a successful rezoning process. The policy
recognizes that a multi-level industrial building would require a large site to incorporate a
properly designed ramp for trucks to transport materials to the second level. In some cases, this
may be accomplished through internal elevator systems. In other cases, this would be through an
external ramp system. To facilitate an external ramp for trucks, a technical assessment would be
required to determine the appropriate design. As a result, staff recommend a minimum lot size
of 2.5 ha (5 acres) for such a site which could be reduced if demonstrated that a smaller site
could be feasible to accommodate truck and vehicle ramping along with other requirements such
as building setbacks, landscaping, and truck access. Attachment 5 indicates the locations of
industrial zoned properties that are 2.5 ha (5 acres) or larger.

The proposed new policy would indicate the following:

e consider increasing density for multi-storey industrial buildings provided that the
following criteria is met:

o a maximum 1.5 floor area ratio provided this is for industrial uses (e.g. heavy
and general industrial);

o0 a minimum site area of 2.5 ha (5 acres) to allow efficient truck access and
truck and vehicle ramping (the minimum site area may be reduced if
demonstrated that a smaller site area is feasible);

o the site should be located within a 1-kilometre access point to a major road
network or Provincial highway to facilitate efficient vehicle and truck
movement;

o the site should not be located within 100m (328 ft.) of a residentially zoned lot
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o corner lots are discouraged as any visible exterior ramping for trucks and
vehicles should be from the interior side yard or rear yard; and

o transportation (e.g., truck access and egress) and servicing issues (e.g., water,
sewer, drainage) have been addressed through the rezoning application
process.

Building Height: Outside of the City Centre, the maximum permitted building height in the main
industrial zones is 12 m (39 ft.), and varies from 15 m (49 ft.) to 25 m (82 ft.) in the City Centre.
For sites within the City Centre, Richmond Zoning Bylaw 8500 indicates that the maximum
permitted building height can be increased to 25 m (82 ft.) in the IL zone and to 35 m (115 ft.) in
the IB zone, through a Development Permit or a Development Variance Permit issued by
Council.

A number of industry stakeholders have indicated that the maximum height restriction outside of
the City Centre is outdated, and that new forms of industrial activity require higher indoor
spaces, resulting in a need for buildings which exceed the 12 m (39 ft.) maximum permitted
building height. Generally, the need for taller buildings is driven by new forms of storage
racking systems that allow vertical warehousing and increased warehouse efficiency. To date,
buildings requiring this height have only been able to proceed if a Development Variance Permit
has been issued by Council. This adds time, cost and uncertainty to the process for industrial
development. Recent advancement in modern industrial warehouses that incorporate technology
and automation require a new standard of 11m (36 ft.) clear ceilings. This cannot be achieved
within the current building height requirement as the roof structure and increased floor elevation
would add additional height to the building.

Staff recommend that the maximum building height be increased to 16 m (52 ft.) for the main
industrial zones outside of the City Centre as most of the recent Development Variance Permits
that have been issued by Council have been on average 16 m (52 ft.) in height (Table 4).
Maximum building heights would be maintained at 12 m (39 ft.) for industrial buildings that are
less than 50 m (164 ft.) from a residentially zoned lot. No changes are recommended for
industrial buildings within the City Centre as there is flexibility in maximum permitted building
height regulations.

Table 4: Recent Building Height Variances on Industrial Sites

No. Address File No. Height Variance | DVP Status
1 7611 No. 9 Road 2017 790824 DVP 12.0m to 15.0m Issued
2 4693, 4720 & 4740 Vanguard 2018 818671 DP 12.0m to 16.15m Issued
Road
3 15111 Williams Road & 8011 2019 869780 DVP | 12.0m to 17.4m Issued
Zylmans Way

Staff anticipate that most building proposals that are taller than 12 m (39 ft.) will be single storey
to accommodate taller storage racking systems. However, the proposed policy and regulatory
framework would allow multi-storey industrial development. In most cases, a multi-storey
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industrial building would require exterior truck and vehicular ramps to the second storey, and
this may pose some unique design challenges. Those design challenges could be addressed
through the establishment of design guidelines and a new Development Permit requirement, to
address any potential negative impacts. This is discussed in the next section of this report.

4. Development Permit Requirements:

Existing Development Permit Requirements: Form and character design guidelines for industrial
activity in the OCP apply only to industrial sites in the City Centre Area Plan (CCAP), and those
industrial sites adjoining or within 30 m (98.4 ft.) to another site which is zoned or designated for
residential, community institutional, park, school, conservation area, or mixed use. This results
in the majority of industrial buildings requiring only a City-issued Building Permit to proceed.
Staff recommend that these general regulations remain, as the current framework ensures that
industrial building permits can be reviewed and issued in short order.

For those sites where a Development Permit is required to address adjacent uses (e.g., edge
conditions), property owners must follow specific industrial design guidelines in the OCP.
Those industrial design guidelines address circulation and parking, building scale and form, site
planning and landscaping, amenities for industrial employees, and environmental controls

(e.g., lighting, odour, dust, heat). Development Permits are reviewed by staff and issued by
Council.

New Development Permit Requirements: As multi-storey industrial buildings would likely
require a large concrete ramp to extend to the second level for trucks and vehicles to deliver and
pick-up goods and materials, there is a need to address massing and possible impacts on adjacent
land uses. These type of buildings would have visual, scale and massing issues that should be
addressed through a Development Permit based on a new set of design guidelines.

To address these concerns, staff recommend that a new Development Permit area for all multi-
storey industrial buildings that propose an exterior vehicular or truck access to a second storey be
created in the OCP. The Development Permit guidelines would include the existing guidelines
for industrial buildings adjacent to non-industrial designated properties, and also include the
following new guidelines:

e corner lots would be discouraged as exterior vehicle and truck ramps should be located
along the rear and interior property line, and not facing the street;

o visible exterior vehicle ramps are to be architecturally treated and shall be setback and
screened by a minimum of 5 m (16 ft.) layered landscaped treatment including vertical
screening while providing strategic visual access to entries and access areas;

¢ yard setback areas should be raised no more than 0.5 m (1.64 ft.) above adjacent public
sidewalks;

e Jow retaining walls in front yards along the street should not be higher than 0.5 m
(1.64 ft.). In yards that abut public spaces, landscaped terraces no greater than 0.5 m
(1.64 ft.) in height and no less than 0.75 m (2.46 ft.) deep should be used to reach the new
grade; and
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e reduce physical and visual bulk and massing for building elements with height over 12 m
by stepping back the portion of the building above 12 m from the street frontage.

Proposed OCP Amendment Bylaw 10180 incorporates these design guidelines and establishes a
Development Permit area for all industrial sites with two or more storeys that have exterior

vehicular access to upper storeys.

5. Sustainability Initiatives

The City of Richmond was one of the first municipalities to adopt the Energy Step Code (ESC)
requirements for new residential, and most commercial, building types. The ESC is an optional
compliance path in the BC Building Code that local governments may use to incentivize or
require a level of energy efficiency in new construction that goes above and beyond the
requirements of the BC Building Code. Although the ESC does not yet apply to industrial
building types, City staff are working with the Energy Step Code Council, which is an advisory
body supporting local governments and industry, to advocate for the development of ESC targets
for warehouses and industrial buildings.

In addition to working with the Energy Step Code Council, the forthcoming revised Community
Energy and Emissions Plan (CEEP) will give policy direction on additional greenhouse gas
reduction measures for new or renovated buildings needed to achieve 50% reduction in
emissions from 2007 levels by 2030, and net zero emissions by 2050. Staff are currently
collaborating with other local governments to define common electrical vehicles charging
requirements for workplace and visitor parking stalls in commercial and industrial areas that
could be introduced in each city’s respective Zoning Bylaws. Although the scope of the ILII
does not contemplate the introduction of sustainability measures for industrial sites, this will be
addressed in the forthcoming CEEP report and recommendations.

6. City Centre Area Plan

The City Centre Area Plan (CCAP) identifies two industrial reserves: the Bridgeport Industrial
Reserve and the Aberdeen Industrial Reserve (Attachment 6) which are areas that are
transitioning to a mix of industrial and other mixed employment uses (e.g., office and limited
retail).

I. The Bridgeport Industrial Reserve is made up of two sub areas:

o the area north of the Beckwith Road properties, and east of Great Canadian Way to
No. 4 Road - the area is zoned Light Industrial (IL) and consists of relatively large
parcels and current CCAP policy designates land for light industrial uses; and

o the area that includes the Beckwith Road properties and properties to the south and
east of Great Canadian Way to No. 4 Road — the area is designated for a mix of
industrial uses, along with limited commercial and/or office uses. Some commercial
uses are permitted within 50 m (164 ft.) of Bridgeport Road or Great Canadian Way.
In this area where mixed-use developments are permitted, a minimum of 50% of the
floor area of any building is to be used for industrial uses.
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2. The Aberdeen Industrial Reserve — the area bounded by Hazelbridge Road to the west,
Cambie Road to the north, Garden City Road to the east, and Leslie Road to the south — is
designated in the CCAP for a mix of industrial uses, along with limited commercial
and/or office uses. At least 50% of the total floor area must include permitted industrial
uses.

Staff do not recommend any amendments to the City Centre Area Plan (CCAP) with respect to
industrial land at this time, as the industrial reserve policies allow for greater employment
intensity and building density in order to maximize the use of surrounding infrastructure and
amenities. Any changes to those policies should be considered through a separate process as any
amendments to industrial policies could have impacts on other aspects of the CCAP. However,
the recommended amendments to parking reductions outlined in this report, and proposed
changes to permitted uses within the four main industrial zones would apply to properties within
the City Centre — and could further encourage more intense forms of industrial development in
these areas.

7. Industrial Stratification

Industrial stratification is a growing trend in Metro Vancouver where a limited land supply and
high land prices, combined with sustained periods of low interest rates, have resulted in
significant demand for owner-occupied strata units. The Metro Vancouver Regional Industrial
Lands Strategy outlines the pros and cons of stratification of industrial, which are summarized
below.

Pros
o Allows smaller industrial users to have security of tenure.
¢ Provides stability while enabling owner-occupiers to experience capital appreciation.
e Allows developers to de-risk the development of more capital-intensive built forms,
including multi-storey industrial projects.
e (Can be beneficial for users seeking space in denser urban locations.

e High cost may be prohibitive to smaller businesses.

e May limit flexibility of firms looking to expand into adjacent space.

¢ Subdivision of individual units may be problematic for larger firms seeking large,
cohesive spaces.

¢ Poses a potential longer-term issue for redevelopment of existing space, requiring
consolidation of fragmented ownership within buildings.

e Speculation for strata may price-out larger trade-oriented industrial users from being able
to acquire properties.

While the stratification of industrial buildings can pose an issue for users requiring large sites by
creating fragmented ownership and increasing the price, it also serves an important role in the
regional economy. The Metro Vancouver Regional Industrial Lands Strategy explains that the
importance of smaller lots and stratification is also “recognized in enabling small businesses to
own their space, have security of tenure, and opportunity for capital appreciation.” It also
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discusses the importance of ensuring the preservation of large industrial parcels for trade-
oriented uses, such as logistics, warehousing and distribution of goods that “tend to require
specific locations with good access to port, rail, or highway infrastructure.” At this time, Metro
Vancouver does not recommend regulating the strata lot size for industrial buildings.

Although there has been an increase in the number of strata titled industrial parcels in Richmond,
preliminary research findings have indicated that the majority (60%-70%) of strata industrial
units are selling to owner occupiers rather than investors. Industry stakeholders have also
indicated that a mix of strata and non-strata industrial contributes to a healthy mix of asset

types.*

Between 2016 and 2020 there was a net addition of 1,476,373 square feet (sq. ft.) of new
industrial space to Richmond’s overall inventory®. In that same time frame, City building permit
records show that 677,793 sq. ft. of new strata industrial units were constructed — or 46 % of the
total new floor space. Large floorplate, leasable industrial space also continues to be constructed
in Richmond, including the phased 2.8 million sq. ft. Richmond Industrial Centre development
by Ecowaste Industries Ltd. That is expected to create space for an additional 4,800 jobs.

An additional 244,491 sq. ft. of existing industrial space was converted to strata titled units
between 2016 and 2020. As per City of Richmond Council Policy 5031 (Strata Title Conversion
Applications — Commercial and Industrial), all strata title conversions for three or more proposed
strata lots are required to be reviewed by Council. Issues such as building condition and
upgrades, parking availability, and tenant relocation must be addressed to the satisfaction of
Council.

While there are no proposed policy directions related to land tenure at this time, staff will
continue to monitor trends around industrial stratification, and work with Metro Vancouver and
other stakeholders to explore land use policy tools to encourage the preservation of large
industrial parcels located near key trade-enabling infrastructure.

Consultation

Stakeholder Consultation

Throughout the ILII process, there was considerable stakeholder engagement. This included:

e strategic input and advice from the City’s Economic Advisory Committee (EAC) at key
stages throughout the project;

e one-on-one interviews with approximately 70 individual industrial stakeholders, and
organizations representing the broader business community (e.g., the Richmond Chamber
of Commerce, Greater Vancouver Board of Trade);

e two stakeholder workshops during Phase 1 of the ILII process with 65 and 45 attendees
respectively; and

4 Colliers International, Metro Vancouver, The Strata Review, Q3 2019
5 Cushman & Wakefield Industrial Market Reports from Q4 2015 and Q3 2020.
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e ongoing dialogue and presentations throughout the project with the Urban Development
Institute (UDI) Commercial Industrial Developers Sub-Committee, NAIOP Industrial
Intensification Sub-Committee and Metro Vancouver staff.

At its May 23, 2019 meeting, the Economic Advisory Committee unanimously endorsed the
proposed policy directions at the conclusion of Phase 1, and on March 11, 2020 provided
additional feedback on the draft policy and bylaw amendments as part of Phase 2. On

March 10, 2020, staff presented the proposed policy and bylaw changes to the UDI and NAIOP
industrial sub-committees. Throughout the process, feedback from industry stakeholders has
been consistently focussed on the following objectives:

introducing flexibility in permitted uses;

establishing limits on non-industrial uses;

improving the definition of accessory uses;

allowing more flexible parking;

e ensuring adequate transportation infrastructure to advance industrial intensification
efforts; and

e maximizing the use of existing transportation, infrastructure and amenities.

Statutory Requirements and OCP Consultation Summary

Should Council give first reading to proposed Richmond Official Community Plan 9000,
Amendment Bylaw 10180 and Richmond Zoning Bylaw 8500, Amendment Bylaw 10181, a
public hearing notice will be provided as per the Local Government Act and will include a
notification in keeping with the Local Government Act requirements.

Staff have reviewed the proposed Richmond Official Community Plan 9000, Amendment Bylaw
10180 with respect to the Local Government Act and the City's OCP Bylaw Preparation
Consultation Policy 5043 requirements and do not recommend any further consultation. Table 5
clarifies this recommendations.

Table 5: OCP Public Consultation Summary

Stakeholder Referral Comment
Provincial Agricultural Land No referral necessary, as they are not affected.
Commission
Richmond School District No. 38 No referral necessary, as they are not affected.
Metro Vancouver No referral necessary, as they are not affected.

The Councils of Adjacent Municipalities | No referral necessary, as they are not affected.

First Nations

(e.g., Sto:lo, Tsawwassen, Musqueam) No referral necessary, as they are not affected.

TransLink No referral necessary, as they are not affected.
Port Authorities

(Port of Vancouver and Steveston No referral necessary, as they are not affected.
Harbour Authority)

Vancouver Airport Authority (VAA)
(Federal Government Agency)

No referral necessary, as they are not affected.
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Stakeholder Referral Comment

Vancouver Coastal Health No referral necessary, as they are not affected.

Community Groups and Neighbours will have the opportunity to
comment regarding the proposed OCP amendment (and
proposed Zoning Bylaws) at General Purposes or Planning
Committee, Council and at a Public Hearing.

Community Groups and Neighbours

All Relevant Federal and Provincial

Government Agencies No referral necessary, as they are not affected.

Financial Impact

None.

Conclusion

Richmond’s Industrial Land Intensification Initiative was undertaken to review the current
utilization of industrial land in the City and to identify and assess opportunities for amendments
to City land use policies and regulations that could help preserve industrial land for industrial
uses and encourage better and more intense utilization of these limited lands. A set of bylaw
amendments to both the Official Community Plan and Zoning Bylaw have been prepared which
aim to:

e allow limited ancillary office space for defined industrial land uses;

allow limited retail use in the IB and IR zones for manufacturing businesses only;

allow ‘microbrewery, winery and distillery’ uses in the IB and IR zones;

introduce new industrial uses to reflect emerging industries such as e-commerce logistics

and retail showrooms;

allow parking reductions for selected industrial uses based on recent parking studies;

e allow increases in building site coverage from 60% to 75% and building height from 12m
to 16m;

e consider density increases of up to 1.5 FAR for industrial sites through the rezoning
process on lots that are at least 2.5 ha (5 acres) in size and located near a major street
network or Provincial highway; and

e introduce a new form and character Development Permit area for industrial development
with two or more storeys with exterior vehicular access to upper storeys to minimize
negative impacts to adjacent properties.

Staff will monitor implementation of the various amendments to the Official Community Plan
and Zoning Bylaw, and will report back within two years. Issues affecting industrial land
including new emerging industries, existing permitted non-industrial uses in the main industrial
zones, the possibility of allowing further parking reductions, and industrial stratification

(e.g., size of units and parking), will be included in this subsequent report.
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Staff recommend that Richmond Official Community Plan Bylaw 9000, Amendment Bylaw
10180 and that Richmond Zoning Bylaw 8500, Amendment Bylaw 10181, to advance the
proposed policy directions of the Industrial Land Intensification Initiative, be introduced and
given first reading.

£diedod ~

Katie Ferland John Hopkins
Manager, Economic Development Program Manager, Policy Planning
(604-247-4923) (604-276-4279)

Att. 1: Metro Vancouver Regional Industrial Lands Strategy
2: Richmond Industrial Land Use Policies
3: Map of Study Areas
4: Summary of ILII Research — Phase 1
5: Lot Size Ranges of Industrial Zones
6: Industrial Reserves in the City Centre Area Plan
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ATTACHMENT 1

metrovancouver | REGIONAL PLANNING

sommiane Regional Industrial Lands Strategy

THE CHALLENGE

[he Metro Vancouver region is experiencing a citical shortage
KEY STATS ol industrial land. Continued population and ernployment
growth in a constrained geography have contriibuted to the
¢ [ndustrial lands comprise 4% of the challenges facing Melio Vancouver’s industrial land supply.
With strong demand for industrial space, many industrial
businesses are finding it increasingly diflicult to find suitable
27% of the region’s jObs' space to operate in this region.

region’s land base, and accommodate

e Industrial land prices in Metro The main challenges facing Metro Vancouver’s industrial

lands are:
Vancouver are amongst the highest ,
) 1. AConstrained Land Supply
in North America.

2. Pressures on Industrial Lands

¢ |ndustrial jobs pay 10% higher than 3. Site and Adjacency lssues
the regicnal average. 4. AComplex Jurisdictional Fnvironment
* Business activity on industrial lands VISION
o foay
generate 30% of the region’s total The Regional Industrial Lands Strategy, approved by the
Gross Domestic Product (GDP). Metio Vancouver Board on July 3, 2020, seeks to:

Ensure sufficient industrial lands to meet the needs of a
growing and evolving regional economy to the year 2050.

N