
City of 
Richmond Report to Committee 

To: Planning Committee Date: August 28, 2018 

From: Wayne Craig File: TU 18-830948 
Director, Development 

Re: Application by 181 Group Architects Inc. for a Temporary Commercial Use Permit 
at 2980 No. 3 Road 

Staff Recommendation 

That the application by IBI Group Architects Inc. for a Temporary Commercial Use Permit 
(TCUP) for the property at 2980 No. 3 Road be considered at the Public Hearing to be held 
October 15, 2018 at 7:00 p.m. in the Council Chambers of Richmond City Hall; and that the 
following recommendation be forwarded to that meeting for consideration: 

"That a Temporary Commercial Use Permit be issued to IBI Group Architects Inc. for the 
property at 2980 No. 3 Road to allow 'Office' as a permitted use for the marketing and sale 
of office and industrial strata units associated with the development at 9466 Beckwith Road 
for a period of three years." 
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Staff Report 

Origin 

IBI Group Architects Inc. has applied to the City of Richmond for a Temporary Commercial Use 
Permit (TCUP) to allow "Office" as a permitted use at 2980 No. 3 Road (Attachment 1). The 
subject site is zoned "Light Industrial (IL)" and the TCUP will allow for the marketing and sale 
of office and industrial strata units associated with the development at 9466 Beckwith Road. The 
applicant proposes to maintain the existing single storey building that was previously used for a 
salvage yard business and convert approximately 130m2 (1,400 ft2

) ofthe available 316m2 

(3 ,400 ft2
) of interior space into a showroom. Minor exterior cosmetic improvements to the 

building will be made as well as the demolition of an existing shed structure on the western 
portion of the site to allow for additional sales centre surface area parking (Attachment 2). 

If approved, the TCUP would be valid for a period of up to three years from the date of issuance, 
at which time an application for an extension of the Permit may be made and issued for up to 
three additional years. Only one extension is permitted, after which a new application is 
required. The Local Government Act allows Council to consider TCUP issuance on its own 
merits and does not limit the number of TCUP issuances allowed on a site. 

Findings of Fact 

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

Surrounding Development 

The subject site is located in the City Centre planning area. Development immediately 
surrounding the subject site is as follows: 

To the North: A vacant salvage yard, on a property zoned "Light Industrial (IL)". 

To the South: Across Bridgeport Road, a retail shopping centre with multiple drive-thru 
restaurants, on a property zoned "Auto-Oriented Commercial (CA)''. 

To the East: Across the access lane, an automotive service building on property zoned 
"Light Industrial (IL)". 

To the West: Across No.3 Road, two recently constructed commercial buildings (RZ 11-566630 
and DP 14-659747) on property zoned "Auto-Oriented Commercial (CA)" and the 
Canada Line overpass. 

5940049 PH - 93



August 28, 2018 - 3 - TU 18-830948 

Related Policies & Studies 

Official Community Plan and City Centre Area Plan 

The Official Community Plan (OCP) land use designation for the subject site is "Commercial". 
The OCP allows TCUPs in areas designated "Industrial", "Mixed Employment", "Commercial", 
"Neighbourhood Service Centre", "Mixed Use", "Limited Mixed Use", and "Agricultural" 
(outside ofthe Agricultural Land Reserve, only), where deemed appropriate by Council and 
subject to conditions suitable to the proposed use and surrounding area. 

The Bridgeport Village (2031) Specific Land Use Map within the City Centre Area Plan 
designates the subject site as "Urban Centre T5 ( 45m)", which allows for medium and high 
density office, restaurant, arts, culture, entertainment, hospitality and various other land uses 
including retail sales and services. 

The proposed temporary Office use is consistent with the "Commercial" land use designation in 
the Official Community Plan (OCP), and the Urban Centre T5 ( 45m) designation in the 
City Centre Area Plan. 

Richmond Zoning Bylaw 8500 

The subject site is zoned "Light Industrial (IL)", which allows for a range of general industrial 
uses. The applicant proposes to use approximately 130m2 (1,400 ft2

) ofthe existing space as a 
showroom for the marketing of office and industrial strata units associated with the 9466 
Beckwith Road development. Richmond Zoning Bylaw 8500 defines "Office" as a facility that 
provides professional, management, administrative, consulting or monetary services in an office 
setting including real estate. The attached Temporary Commercial Use Permit would limit the 
Office use to the marketing and sale of office and industrial strata units. 

Local Government Act 

The Local Government Act states that TCUPs are valid for a period of up to three years from the 
date of issue, and that an application for one extension to the Permit may be made and issued for 
up to three additional years. After that a new TCUP application would be required. 

Public Consultation 

Should the Planning Committee endorse this application and Council resolve to move the staff 
recommendation, the application will be forwarded to a Public Hearing on October 15, 2018, 
where any area resident or interested party will have an opportunity to comment. Public 
notification for the Public Hearing will be provided as per the Local Government Act. 

Analysis 

Sales centres for marketing residential developments are permitted in all zones except in the 
agricultural and golf zones and in any site specific zones that permit farm business. Given that 
the proposed sales centre is not for residential purposes the applicant must request a TCUP to 
allow for the business to operate at 2980 No. 3 Road. 
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Minor exterior renovations are planned for the site, including the removal of an existing shed, 
improvements to the on-site landscaping and minor cosmetic changes to the building fa9ade. 
Given that the previous property use of Industrial General is similar to the proposed, no 
modifications are needed besides the specification of Office as the type of business use. A 
Development Permit is not required as the exterior alterations will be less than $75,000. 

The existing building is approximately 316 m2 (3 ,400 ft2
) in size with the majority of the leasable 

space allocated to retail/showroom/office 130 m2 (1,400 ft2
) and storage 139m2 (1,500 ft2

), 

which will not be used by the applicant. The remainder of the indoor space will be utilized as 
corridor space and therefore not part of the gross leasable area. Apart from the 130m2 of office 
space for the sales centre and the existing and proposed parking, the rest of the subject site will 
be left in its current state. 

Building and Landscape 

The subject site is largely paved, with a grassy area between the building and curb along 
Bridgeport Road. To enhance the appeal of the building, the applicant is proposing landscape 
design elements including shrubs and flowers along the south facing wall and a portion along 
No. 3 Road. Improvements to the existing fa9ade will also be realised by adding a new layer of 
paint and door awnings to highlight the entrance. Additional considerations to improve the site 
include enhancing the south side of the prope1iy with signage and connecting the laneway 
parking and access to the sales centre by means of internal corridor from the back. Signage on 
the fa9ade will comply with the Sign Bylaw and the necessary permits will be requested prior to 
installation. Lastly, as part of landscaping plan, bicycle parking will be integrated into the design 
to help connect all modes oftravel to and from the site. 

The applicant has provided a Landscape Plan showing the proposed improvements to the 
landscaped area (Attachment 5). Prior to issuance of the TCUP at the Public Hearing, the 
applicant is required to provide a Landscape Security based on the cost estimate of the 
Landscape Plan, plus a 10% contingency, to ensure that the agreed upon landscaping is installed. 
The total Landscape Security for the installation and maintenance of landscaping for the TCUP is 
$11,953.96. 

Site Access and Parking 

Transportation Staff have reviewed the site conditions and are satisfied that no major upgrades to 
City infrastructure are required. Prior to the issuance of a Building Permit for interior and 
exterior renovations, a Work Order for an asphalt walkway along the Bridgeport Road frontage 
and service connections is required. In addition to the Work Order, a construction parking and 
traffic management plan is to be provided to the Transportation Division for further analysis. 

Parking and loading must be provided consistent with the requirements of Richmond Zoning 
Bylaw 8500. Vehicle parking is required at a rate of 3. 75 parking spaces per 100 m2 of gross 
leasable floor area for Office use, based on the Zone 1 City Centre blended parking 
requirements, and 0.5 parking spaces per 100m2 of leasable floor area for Storage use. 

A total of eight parking spaces will be provided on the subject property which is above the 
Bylaw requirement for the uses on the subject site of five parking spaces. Currently, the site 
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provides a total of two parking spaces on the west side of the building. An additional two new 
parking spaces are proposed in place of the existing shed, which is to be removed from the north 
west side of the main building, and a further four parking spaces along the east side of the 
property accessed by the lane. Garbage and recycling services will be provided along the lane 
next to the additionallaneway parking to accommodate ease of access and waste management 
requirements. 

Class 1 and Class 2 bicycle parking is required at a rate of 0.27 spaces per 100 m2 of gross 
leasable floor area greater than 100m2

, for a total of one Class 1 and one Class 2 bicycle parking 
space. Both vehicle and bicycle parking signage is required for clear direction to parking 
options. 

Financial Impact 

None. 

Conclusion 

IBI Group Architects Inc. has applied to the City of Richmond for a Temporary Commercial Use 
Permit to allow "Office" limited to marketing and sale of office and industrial strata units 
associated with the development at 9466 Beckwith Road, as a permitted use at 2980 No.3 Road, 
zoned "Lightindustrial (IL)". 

The proposed use at the subject property is acceptable to staff, on the basis that it is consistent 
with the land use designations in the Official Community Plan and is temporary in nature. 

If endorsed by Council, the applicant is required to submit the security described in the attached 
Temporary Commercial Use Permit prior to consideration at the Public Hearing on 
October 15,2018. 

Staff recommend that the attached Temporary Commercial Use Permit be issued to the applicant 
to allow "Office" at 2980 No. 3 Road for a period of three years. 

Nathan Andrews 
Planning Technician 
(604-247-4911) 

NA:as 

Attachments: 
Attachment 1 : Location Map 
Attachment 2: Survey Plan 
Attachment 3: Development Application Data Sheet 
Attachment 4: Site Plan 
Attachment 5: Building and Landscape Plan 
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City of 
Richmond 

Development Application Data Sheet 
Developm·ent Applications Department 

TU 18-830948 Attachment 3 

Address: 2980 No. 3 Road 

Applicant: 181 Group Architects Inc. 

Planning Area(s): City Centre Area Plan- Bridgeport Village 

Existing Proposed 

Owner: Chen's North America Holdings No. 2 Ltd No change 

Site Size (m2
): 1,480 m2 No change 

Office, limited to the 

Land Uses: Industrial General 
marketing and sale of 
commercial and industrial 
strata units 

OCP Designation: Commercial No change 

CCAP Designation: Urban Centre T5 No change 

Zoning: Light Industrial (IL) No change 

On Development Site I Bylaw Requirement I Proposed I Variance 

On-site Vehicle Parking: 5 8 None 

On-site Bicycle Parking: 
Min. 1 Class 1 1 Class 1 None 
Min. 1 Class 2 4 Class 2 

5940049 
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City of 
Richmond Temporary Commercial Use Permit 

To the Holder: 

Property Address: 

Address: 

No. TU 18-830948 

181 GROUP ARCHITECTS INC. 

2980 NO. 3 ROAD 

C/0 MARTIN BRUCKNER & SALIM NARAYANAN 
181 GROUP ARCHITECTS INC. 
700- 1285 WEST PENDER STREET 
VANCOUVER, BC V6E 481 

1. This Temporary Commercial Use 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 Temporary Commercial Use Permit applies to and only to those lands shown 
cross-hatched on the attached Schedule "A" and to the pmiion of the building shown cross
hatched on the attached Schedule "B". 

3. The subject property may be used for the following temporary Commercial uses: 

Office, limited to the marketing and sale of office and industrial strata units. 

4. The permitted use shall be limited to the sale of commercial and industrial strata units only, 
and shall not include the sale of motor vehicles, commercial equipment, or industrial 
equipment. 

5. Any temporary buildings, structures and signs shall be demolished or removed and the site 
and adjacent roads shall be maintained and restored to a condition satisfactory to the City of 
Richmond, upon the expiration of this permit or cessation of the use, whichever is sooner. 

6. As a condition of the issuance of this Permit, the City is holding a Landscape Security in the 
amount of $11 ,9 53.96 for the landscape works described in Schedule "D". The City will 
release 90% of the security upon inspection, and 10% of the security will be released one 
year after the inspection to ensure that the agreed upon planting has survived. 

7. 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 hereof. 

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

This Permit is not a Building Permit. 

5940049 PH - 110



To the Holder: 

Property Address: 

Address: 

No. TU 18-830948 

IBI GROUP ARCHITECTS INC. 

2980 NO. 3 ROAD 

C/0 MARTIN BRUCKNER & SALIM NARAYANAN 
IBI GROUP ARCHITECTS INC. 
700- 1285 WEST PENDER STREET 
VANCOUVER, BC V6E 481 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR CORPORATE OFFICER 

5940049 PH - 111
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Schedule "C" 

Undertaking 

In consideration of the City of Richmond issuing the Temporary Commercial Use Permit, we the 
undersigned hereby agree to demolish or remove any temporary buildings, structures and signs; 
to restore the land described in Schedule A; and to maintain and restore adjacent roads, to a 
condition satisfactory to the City of Richmond upon the expiration of this Permit or cessation of 
the permitted use, whichever is sooner. 

59400~9 

IBI Group Architects Inc. 
by its authorized signatory 
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