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  Agenda
   

 
 

Planning Committee 
 

Anderson Room, City Hall 
6911 No. 3 Road 

Tuesday, May 6, 2014 
4:00 p.m. 

 
 
Pg. # ITEM  
 
  

MINUTES 
 
PLN-3  Motion to adopt the minutes of the meetings of the Planning Committee 

held on Tuesday, November 19, 2013 and Wednesday, April 23, 2014. 

  

 
  

NEXT COMMITTEE MEETING DATE 
 
  Wednesday, May 21, 2014, (tentative date) at 4:00 p.m. in the Anderson 

Room 

 

  PLANNING & DEVELOPMENT DEPARTMENT 
 
 1. APPLICATION BY COTTER ARCHITECTS INC. FOR REZONING 

AT 3471 CHATHAM STREET FROM THE “STEVESTON 
COMMERCIAL (CS3)” ZONE TO A SITE SPECIFIC 
“COMMERCIAL MIXED USE (ZMU26) - STEVESTON VILLAGE” 
ZONE 
(File Ref. No. 12-8060-20-009138; RZ 13-643436) (REDMS No. 4188666 v. 2) 

PLN-25  See Page PLN-25 for full report  

  Designated Speaker:  Wayne Craig



Planning Committee Agenda – Tuesday, May 6, 2014 
Pg. # ITEM  
 
 

PLN – 2 
4222009 

  STAFF RECOMMENDATION 

  That Richmond Zoning Bylaw 8500, Amendment Bylaw 9138 to: create 
“Commercial Mixed Use (ZMU26) - Steveston Village”; and to rezone 3471 
Chatham Street from “Steveston Commercial (CS3)” to “Commercial 
Mixed Use (ZMU26) - Steveston Village” be introduced and given first 
reading. 

  

 
 2. APPLICATION BY ONNI DEVELOPMENT (IMPERIAL LANDING) 

CORP. FOR A ZONING TEXT AMENDMENT AT 4020, 4080, 4100, 
4180, 4280 AND 4300 BAYVIEW STREET (FORMERLY 4300 
BAYVIEW STREET) TO AMEND THE STEVESTON MARITIME 
MIXED USE (ZMU12) ZONE AND THE STEVESTON MARITIME 
(ZC21) ZONE         
(File Ref. No. 08-4105-20; RZ 13-633927) (REDMS No. 4211729) 

PLN-79  See Page PLN-79 for full report  

   Designated Speaker:  Wayne Craig

  STAFF RECOMMENDATION 

  (1) That the additional information identified in the staff report titled, 
“Application by Onni Development (Imperial Landing) Corp. for a 
Zoning Text Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 
Bayview Street (formerly 4300 Bayview Street) to amend the 
Steveston Maritime Mixed Use (ZMU12) zone and the Steveston 
Maritime (ZC21) zone,” dated April 30, 2014, from the Director of 
Development be received for information; and 

  (2) That should Council wish to locate a library on the subject site, 
Council select a preferred lease option and authorize staff to enter 
into lease negotiations with the property owner.    

  

 
 3. MANAGER’S REPORT 

 
  

ADJOURNMENT 
  

 



City of 
Richmond Minutes 

Date: 

Place: 

Present: 

Also Present: 

Call to Order: 

4042743 

Planning Committee 

Tuesday, November 19,2013 

Anderson Room 
Richmond City Hall 

Councillor Bill McNulty, Chair 
Councillor Evelina Halsey-Brandt 
Councillor Chak Au 
Councillor Linda Barnes 
Councillor Harold Steves 

Councillor Linda McPhail 

The Chair called the meeting to order at 4:00 p.m. 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on 
Tuesday, November 5,2013, be adopted as circulated. 

CARRIED 

NEXT COMMITTEE MEETING DATE 

Tuesday, December 3, 2013, (tentative date) at 4:00 p.m. in the Anderson 
Room 

1. 
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Planning Committee 
Tuesday, November 19,2013 

PLANNING & DEVELOPMENT DEPARTMENT 

1. APPLICATION BY MAN-CHUI LEUNG AND NORA LEUNG FOR 
REZONING AT 7460 ASH STREET FROM "SINGLE DETACHED 
(RSIIF)" TO "SINGLE DETACHED (ZSI4) - SOUTH MCLENNAN 
(CITY CENTRE)" 
(File Ref. No. 12-8060-20-8907, RZ 11-586861) (REDMS No. 4024242) 

Wayne Craig, Director, Development, advised that the staff report responds to 
the referral made at the May 21, 2013 Public Hearing. Mr. Craig reviewed 
the actions taken by staff and the applicant to comply with the five items in 
the referral relating to (i) species of trees being removed and planted on the 
subject site, (ii) whether a reduction in the number of lots and in density 
would increase the number of trees to be retained, (iii) wildlife protection on 
the subject site, (iv) sidewalk extension to 7500 Ash Street, and (v) traffic 
calming measures along Ash Street. Also, Mr. Craig noted that the number of 
trees to be planted on the site has been increased from fourteen to eighteen 
trees. 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 8907, for the 
rezoning of 7460 Ash Street from "Single Detached (RS1IF)" to "Single 
Detached (ZS14) - South McLennan (City Centre)", be forwarded to the 
December 16,2013 Public Hearing. 

CARRIED 

2. APPLICATION BY VANLUX DEVELOPMENT INC. FOR A ZONING 
TEXT AMENDMENT TO INCREASE THE OVERALL FLOOR AREA 
RATIO TO 0.55 FOR THE ENTIRE PROPERTY LOCATED AT 4691 
FRANCIS ROAD 
(File Ref. No. 12-8060-20-9077, ZT 13-646207) (REDMS No. 4008719) 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9077,for a Zoning 
Text Amendment to the "Single Detached (ZS21) - Lancelot Gate 
(Seafair)" site specific zone, to increase the overall allowable Floor Area 
Ratio (FAR) to a maximum of 0.55 for the entire property, be introduced 
and given first reading. 

CARRIED 

2. 
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Planning Committee 
Tuesda~November19,2013 

3. APPLICATION BY ONNI DEVELOPMENT (IMPERIAL LANDING) 
CORP. FOR A ZONING TEXT AMENDMENT AT 4020, 4080, 4100, 
4180, 4280 AND 4300 BAYVIEW STREET (FORMERL Y 4300 
BAYVIEW STREET) TO AMEND STEVESTON MARITIME MIXED 
USE (ZMUI2) AND STEVESTON MARITIME (ZC21) 
(File Ref. No. 12-8060-20-9062/9063; RZ 13-633927) (REDMS No. 3991455) 

Mr. Craig provided background information on the rezoning application and 
advised that staff worked with the applicant to limit the range of non-maritime 
uses of the subject development. Also, Mr. Craig stated that a bylaw is being 
proposed to allow retail and service uses on the subject site. Mr. Craig 
concluded by commenting on community benefits of the proposed project, 
noting that the applicant has agreed to voluntarily contribute $1,500,000 
towards the City's Leisure Facilities Fund, which could be used at Council's 
discretion. 

In response to queries from Committee, staff provided the following 
information: 

• the list of proposed additional land uses on the subject site was agreed 
to by staff and the applicant; 

• the original amount proposed for the voluntary contribution was 
between $1,800,000 to $2,000,000 as the previous development 
proposal was larger and therefore had the potential to generate more 
revenue; 

• the applicant is scheduled to meet with the Steveston Merchants 
Association on November 26,2013; 

• the applicant has indicated that the proposed additional land uses would 
include rental space for a potential future library and exhibit space; and 

• the proposal would retain all existing Maritime Mixed Use (MMU) 
permitted uses and add retail and service uses; however, there is no 
guarantee that there will be an even balance between retail and service 
uses and MMU uses on the subject site. 

Discussion ensued regarding traffic and parking and Victor Wei, Director, 
Transportation, advised that the applicant retained a traffic and parking 
consultant that prepared a Transportation Impact Study. Mr. Wei further 
advised that Transportation staff had reviewed the Study and agreed with its 
findings. Also, Mr. Wei reviewed proposed traffic improvements, such as 
traffic calming measures, and noted that such measures are anticipated to 
address traffic concerns in the area. 

In response to a comment from Committee, Mr. Wei stated that staff is 
confident that existing loading and parking facilities and the proposed traffic 
improvements can accommodate projected traffic increase in the area. 

3. 
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Planning Committee 
Tuesda~November19,2013 

In reply to queries from Committee, Mr. Wei provided the following 
information: 

.. the proposed additional retail and service uses on the subject site are 
anticipated to increase traffic volume by ten percent; 

.. future residents of the subject development could report violations of 
truck delivery hours and appropriate fines could be imposed by the 
City; and 

.. the City has authority over the public parking spaces on the site. 

In reply to further queries from Committee, staff provided the following 
information: 

.. the proposed rezoning Bylaw does not permit commercial uses on the 
subject site such as body massage and adult video stores; 

.. only Item No.2 of the MMU is being proposed to be amended; 

.. the proposed rezoning would allow MMU uses in addition to more 
general commercial service uses; and 

• a "Mixed-Use" zone permits maritime-related uses. 

In response to comments from Committee, Beau Jarvis, Vice-President of 
Development, Onni Group, provided the following information: 

• the proposed additional uses on the subject site, which include a gym, 
yoga studio, and massage services, received positive feedback during 

the public consultation; 

• the proposed uses are not expected to compete with services provided 
by the Steveston Community Centre; 

• the applicant has met with some members of the Steveston Merchants 
Association and will meet with the entire membership in the immediate 
future to present the current proposal; 

• the applicant is willing to lease spaces for public use such as a library; 
however, the applicant was not aware that the City had previously 

offered to lease a space for a library on the subject site; 
• the lease rates have been determined to make the subject development 

financially viable; 
• the Transportation Impact Study prepared by the applicant's consultant 

indicated that the proposed traffic and transportation improvements 
would address traffic concerns even in a worst case scenario; and 

4. 
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Planning Committee 
Tuesda~November19,2013 

• the current zoning of the subject site allows light industrial uses and 
does not provide restrictions on the size and hours of operation of 
trucks on the site; however, the applicant has agreed to the proposed 
restrictions to address the concerns of the residents and the community. 

In response to queries from Committee, Mr. Jarvis provided the following 
information: 

• retailers and service providers that have expressed interest in locating 
within the subject site include a grocery store, a bank, a private child 
care facility, a chiropractic practitioner, and restaurants; 

• kayak rental and boating services could be accommodated on the 
subject site due to the its proximity to the waterfront; 

• the decision to charge parking fees on the subject development would 
be driven by the market; 

• Hume Consulting Corporation conducted a retail analysis that 
suggested that the proposed commercial uses would be complementary 
to the existing businesses in Steveston; 

• the large open spaces on the subject site are intended for future public 
events; 

• once occupied, the commercial spaces would mitigate the current 
barrenness of the subject site as they could likely generate more 
activity; 

• the applicant will coordinate with commercial occupants regarding 
their compliance with the City'S signage Bylaw; 

• the vacant spaces necessitate the expansion of commercial land uses on 
the subj ect site; and 

• the public consultation conducted by the applicant indicated that 79% 
of those who participated support the proposed commercial uses on the 
subject site. 

Staff was directed to provide the Committee with a summary of the retail 
analysis report by Hume Consulting Corporation. In response to Committee's 
direction, Mr. Craig advised that an executive summary of the retail analysis 
report is provided on Page 78 of the Staff Report. 

Iqbal Ladha, Owner, Steveston Marine and Hardware, spoke in opposition to 
the applicant's proposal and commented that the proposed commercial uses 
on the subject development such as the grocery store would negatively impact 
the existing businesses in Steveston and discourage other small businesses 
from coming into the area. 

5. 
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Planning Committee 
Tuesda~November19,2013 

Mr. Ladha advised that canvass stores and boat repair services could be 
located in the mixed maritime use spaces and was of the opinion that the 
applicant has shown a lack of interest in accommodating these uses. Mr. 
Ladha also spoke of the importance of not drawing customers away from the 
commercial core in Steveston as it would adversely impact existing 
businesses in this downtown area. 

In response to queries from Committee, Mr. Ladha provided the following 
information: 

• the applicant could subdivide the existing mixed maritime spaces into 
smaller units to make them more affordable; 

• the subject site could accommodate complementary maritime related 
small businesses in view of the future construction of a marina; and 

• he was not consulted by the applicant regarding the proposal for 
additional commercial land uses on the subject site. 

Jim Kojima, 7611 Moffatt Road, commented that the $1,500,000 voluntary 
contribution by the applicant should be earmarked for Steveston. Also, Mr. 
Kojima expressed concern that the proposed additional land uses on the 
subject development would negatively impact the Steveston Community 
Centre and the small businesses in Steveston. Also, Mr. Kojima was of the 
opinion that the public consultation conducted by the applicant was 
inadequate and queried whether offices could be located on the subject site. 

Joe Erceg, General Manager, Planning and Development, advised that offices 
on the subject site should be maritime-related. 

In response to queries from Committee, Mr. Kojima provided the following 
information: 

• the subject site could provide spaces for youth and seniors services; 

• Steveston Community Centre revenues have decreased by 
approximately 25%; and 

• a yoga studio would compete with a similar facility at the Steveston 
Community Centre. 

Ralph Turner, 3411 Chatham Street, stated that the funds from the voluntary 
contribution by the applicant should be earmarked to provide assistance to the 
Steveston Community Centre. Also, Mr. Turner was of the opinion that the 
proposed development did not benefit the community. 

6. 
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Planning Committee 
Tuesday, November 19, 2013 

Jim van der Tas, President, Steveston Merchants Association and Co-Chair of 
the 20/20 Group in Steveston, advised that merchants who are members and 
non-members of the Association will meet with the applicant on November 
26, 2013 at the Steveston Community Centre to hear the applicant's proposal. 

Mr. van der Tas expressed the Association's concern regarding the proposed 
rezoning application and was of the opinion that (i) it not meet the needs of 
the Steveston community; (ii) it duplicated the existing businesses in the area, 
and (iii) it allowed large retailers to enter the area, which would adversely 
impact the existing smaller retailers in the Steveston area. Also, Mr. van der 
Tas commented on parking concerns in the area, noting that this is also a 
concern of the Association. 

Mr. van der Tas commented that the Association does not want to see empty 
spaces on the subject site and therefore is open to non-residential land uses on 
the subject site. He suggested that non-residential land uses on the subject site 
could be divided as follows: 25% for mixed maritime use, 50% for office 
space use, and 25 % for retail use. Also, he stated that there is a strong 
preference among Association members for the office space use. Mr. van der 
Tas expressed support for the marina project and was of the opinion that a 
strong demand exists for its use. 

Mr. van der Tas further advised that (i) more developments with retail spaces 
for lease would be coming into the area, and (ii) there are struggling 
businesses in Steveston which would be forced to close down should their 
revenues decrease by five to ten percent. 

In response to a concern raised by Committee on the lack of information 
regarding the plans, commitments, and recent developments on the marina 
development, Cathryn Volkering Carlile, General Manager, Community 
Services, advised that a memorandum on the subject would be distributed to 
Council. 

In response to a query from Committee, Mr. van der Tas reiterated that 
members of the Association do not wish to see the vacant spaces on the 
subject development as it could potentially negatively impact the community. 

In response to a query from Committee, Mr. Wei advised that 99 of the 270 
parking spaces on the site are allotted for staff parking. 

In response to a query from Committee, Mr. van der Tas noted that there is a 
feeling of distrust by members of the Association towards the applicant; 
however, he anticipates good attendance by members at the upcoming 
meeting with the applicant. 

Discussion ensued regarding the need to determine the commercial and 
community services that are needed by Steveston residents and the proper 
methods and precedents that should be used. 

7. 
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Planning Committee 
Tuesday, November 19,2013 

In response to a query from Committee, Terry Crowe, Manager, Policy 
Planning, advised that in the preparation of the Hamilton Area Plan, residents 
and developers were consulted regarding commercial and public amenities 
needs. 

Loren Slye, 11911 3rd Avenue, expressed concern regarding parking concerns 
in residential areas in Steveston. Mr. Slye was of the belief that the 
$1,500,000 voluntary contribution by the applicant should be earmarked for 
Steveston and used for projects such as the tram system and road 
improvements. Also, he suggested that another meeting should be held 
between the applicant and the 20/20 Group in Steveston. 

As a result of the discussion, the following referral was introduced: 

It was moved and seconded 
That the Application by Onni Development (Imperial Landing) Corp. for a 
Zoning Text Amendment at 4020,4080,4100,4180,4280 and 4300 Bayview 
Street (formerly 4300 Bayview Street) to amend Steveston Maritime Mixed 
Use (ZMU12) and Steveston Maritime (ZC21) be referred back to staff. 

The question on the referral was not called as discussion ensued regarding (i) 
the need to ascertain the types of retailers and service providers that are 
needed by Steveston area residents and their potential impacts on existing 
businesses in Steveston and City facilities in the area, (ii) the possibility of 
having a library, a maritime museum and community services facilities for 
youth and seniors, located on the subject site, (iii) the location and proportion 
of spaces for mixed maritime and other commercial uses on the subject site 
(iv) the need for more information and updates on the marina project, (v) how 
the $1,500,000 voluntary contribution by the applicant would be allocated to 
different uses in Steveston, and (vi) transportation related items such as 
parking fees and truck parking restrictions. 

In response to a query from Committee, Mr. Erceg advised that conducting a 
public consultation in Steveston regarding the needs of area residents would 
be complex as potential impacts to existing businesses and community 
facilities would also need to be examined. He commented that public 
consultations typically take approximately four to six months to complete and 
require consulting services. Also, Mr. Erceg commented the costs of obtaining 
consulting services. 

The question on the referral, which now reads, 

That the Application by Onni Development (Imperial Landing) Corp. for a 
Zoning Text Amendment at 4020,4080,4100,4180,4280 and 4300 Bayview 
Street (formerly 4300 Bayview Street) to amend Steveston Maritime Mixed 
Use (ZMU12) and Steveston Maritime (ZC21) be referred back to staff and 
that staff undertake the following: 

8. 
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Planning Committee 
Tuesday, November 19,2013 

(1) attend the scheduled meeting between the applicant and the Steveston 
Merchants Association as an observer and provide an update to the 
Committee; 

(2) conduct a study and analysis regarding (i) the types and number of 
mixed maritime and commercial uses that are needed in the area 
through consultation with the residents, business owners, and 
business and community organizations in Steveston, (ii) potential 
implications of specific uses on City facilities and existing businesses 
in the area, (iii) the suitable proportion and location of mixed 
maritime and commercial uses on the subject site including the 
suggestion to confine the commercial use area only in spaces between 
Easthope Avenue and No.1 Road, (iv) transportation related items 
including potential parking fees and truck parking restrictions; (v) 
the future developments and expected increase in commercial use 
spaces in the area, and (vi) how the $1,500,000 voluntary community 
amenity contribution by the applicant would be allocated to different 
uses in Steveston; 

(3) study the possibility of the applicant providing a rental space for a 
City library on the space allotted for commercial use, having the same 
size and lease rate as the City library at Ironwood, as a requirement 
for the subject rezoning application; 

(4) study the possible location of a maritime museum on the subject site 
on the space allottedfor mixed maritime use; and 

(5) provide updates to Committee on the marina development. 

was then called and it was CARRIED. 

4. MANAGER'S REPORT 

(a) Planning and Development Department Updates 

Mr. Erceg advised that the City currently does not issue permits for 
preloading; however, properties with Environmentally Sensitive Areas 
(ESAs) or those with existing bylaw-sized trees should comply with pertinent 
City requirements and bylaws. 

In response to queries from Committee, Mr. Erceg stated that (i) the City has 
never issued preloading permits, (ii) staff do not favour a registration system 
for preloading, and (iii) there have been complaints received by City staff 
regarding preloading activities. 

9. 
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Planning Committee 
Tuesda~November19,2013 

(b) Community Services Department Updates 

In response to a request for an update on the affordable housing development 
at 8111 Granville Avenue and 8080 Anderson Road, John Foster, Manager, 
Community Social Development, advised that a staff report on the matter is 
anticipated to go before the General Purposes Committee meeting on 
December 16, 2013. 

Mr. Foster further advised that staff have been regularly meeting with their 
project partners and that preload materials are expected to be delivered on the 
site soon. 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (6:32 p.m.). 

Councillor Bill McNulty 
Chair 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Richmond held on Tuesday, November 
19,2013. 

Rustico Agawin 
Auxiliary Committee Clerk 

10. 
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Date: 

Place: 

Present: 

City of 
Richmond 

Planning Committee 

Wednesday, April 23 , 2014 

Anderson Room 
Richmond City Hall 

Councillor Bill McNulty, Chair 
Councillor Evelina Halsey-Brandt 
Councillor Chak Au 
Councillor Linda Barnes 
Councillor Harold Steves 
Mayor Malcolm Brodie 

Minutes 

Also Present: Councillor Derek Dang 
Councillor Ken Johnston 
Councillor Linda McPhail 

Call to Order: The Chair called the meeting to order at 4:00 p.m. 

MINUTES 

It was moved and seconded 
That the minutes of the meeting of the Planning Committee held on 
Tuesday, April 8, 2014, be adopted as circulated. 

CARRIED 

The Chair advised that the order of the agenda would be varied to consider 
Item No. 6 first. 

PLANNING & DEVELOPMENT DEPARTMENT 

6. APPLICATION BY JAMES K.M. CHENG ARCHITECTS FOR 
REZONING AT 10060 NO.5 ROAD FROM ROADSIDE STAND (CR) 
AND ASSEMBLY (ASY) TO SITE-SPECIFIC ASSEMBLY (ZASY) 
(File Ref. No. RZ 13-641554) (REDMS No. 4202675) 

1. 
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4218039 

Planning Committee 
Wednesday, April 23, 2014 

Joe Erceg, General Manager, Planning and Development, provided 
background information regarding the proposed application and noted that the 
applicant would require discussion with staff to make revisions to the 
proposed application. 

In reply to queries from Committee, Mr. Erceg commented on procedures 
related to revisions to the proposed application. 

As a result of the discussion, the following referral was introduced: 

It was moved and seconded 
That staff examine the options to revise the application for the rezoning of 
10060 No.5 Road from "Roadside Stand (CR) " Zone and Assembly (ASY) " 
to "Site-Specific Assembly (ZASY) " and report back. 

The question on the referral was not called as discussion ensued regarding the 
following: 

• the proposed revisions and the preference that they should comply, 
relatively speaking with current City policies for the area and zoning 
guidelines; 

• the proposed expansion in the number of permanent residents and the 
dormitory facilities; 

• the timing of further revisions at this stage in the application process; 

• concerns with potential negative effects of the development on the 
surrounding neighbourhood, in particular effects relating to building 
height, density and parking; 

• the procedural approach followed and jurisdiction of the Agricultural 
Land Commission with regard to the use of the agriculture designated 
backlands, referred to in a zoning map (attached to and forming part of 
these minutes as Schedule 1) 

• the potential effects of future projects such as the proposed expansion 
of Highway 99 on the proposed application; 

• the concerns expressed by residents including, traffic generation, view 
impact, encroachment into the agriculture designated backlands, 
containment of the development to the westerly 110 metres of the site, 
and the building footprint and scale; and 

• the decision-making process inclusive of all stakeholders that would 
put forward a development that would benefit the community as a 
whole. 

2. 

PLN - 14



4218039 

Planning Committee 
Wednesday, April 23, 2014 

The Chair commented on the unconventional process to date and noted that 
more information about the proposed revisions is needed before the decision­
making stage. He added that the revisions should address the concerns 
expressed by the community and that the project should benefit the 
community as a whole. Also, he remarked that the development application 
process should be equitable and fair to all groups. 

The Chair raised concern regarding the applicant's direct application with the 
Agricultural Land Commission and was of the opinion that the applicant was 
circumventing the application process. 

The Chair expressed his concern with regard to traffic congestion along the 
No.5 Road corridor as a result of the proposed expansion of the site. Also, he 
expressed his concern with regard to the unknown effects of the anticipated 
Highway 99 expansion. 

The question on the referral was then called and it was CARRIED with Cllr. 
Steves opposed. 

The meeting was recessed at 4:20 p.m. 

********************* 

The meeting reconvened at 4:25 p.m. with all members of Planning 
Committee present, including Cllrs. Dang, Johnston, and McPhail. 

COMMUNITY SERVICES DEPARTMENT 

1. UNESCO WORLD HERITAGE DESIGNATION FOR STEVESTON 
(File Ref. No. 11-7000-01) (REDMS No. 4166319) 

It was moved and seconded 
That $20,000 be allocated from Council Contingency to prepare a 
submission for National Historic Site designation for Steveston Village as 
outlined in the staff report titled UNESCO World Heritage Designation for 
Steveston, dated April 3, 2014 from the Director, Arts, Culture and Heritage 
Services. 

CARRIED 

3. 
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Planning Committee 
Wednesday, April 23, 2014 

2. APPROVAL TO REPLACE HOUSING AGREEMENT (10820 NO. 5 
ROAD) BYLAW NO. 8937 WITH TERMINATION OF HOUSING 
AGREEMENT (10820 NO. 5 ROAD) BYLAW NO. 9118, HOUSING 
AGREEMENT (10820 NO. 5 ROAD) BYLAW NO. 9119, AND 
MARKET RENTAL HOUSING AGREEMENT (10820 NO.5 ROAD) 
BYLAW NO. 9123 
(File Ref. No. 12-8060-20-009123) (REDMS No. 4163018 v.5) 

In reply to queries from Committee, Dena Kae Beno, Affordable Housing 
Coordinator advised that the City's Basic Universal Housing standards used 
previously will be applied to the affordable housing units. 

It was moved and seconded 
(1) That Termination of Housing Agreement (10820 No. 5 Road) Bylaw 

No. 9118 be introduced and given first, second, and third readings to 
authorize the termination, release and discharge of the Housing 
Agreement entered into pursuant to Housing Agreement (10820 No.5 
Road) Bylaw No. 8937 and the repeal of Housing Agreement (10820 
No.5 Road) Bylaw No. 8937; 

(2) That Housing Agreement (10820 No.5 Road) Bylaw No. 9119 be 
introduced and given first, second, and third readings to permit the 
City to enter into a Housing Agreement substantially in the form 
attached thereto, in accordance with the requirements of s. 905 of the 
Local Government Act, to secure the affordable rental housing units 
required by Zoning Text Amendment No. 14-656053 and 
Development Application No. 13-641796; and 

(3) That Market Rental Housing Agreement (10820 No.5 Road) Bylaw 
No. 9123 be introduced and given first, second, and third readings to 
permit the City to enter into a Market Rental Housing Agreement 
substantially in the form attached thereto, in accordance with the 
requirements of s. 905 of the Local Government Act, to secure the 
market rental housing units required by Zoning Text Amendment No. 
14-656053 and Development Application No. 13-641796. 

CARRIED 

PLANNING & DEVELOPMENT DEPARTMENT 

3. APPLICATION BY KULWANT K. BHULLAR FOR REZONING AT 
11440 AND 11460 SEABROOK CRESCENT FROM TWO-UNIT 
DWELLINGS (RDl) TO SINGLE DETACHED (RS2/C) 
(File Ref No. 12-8060-20-009133; RZ 13-650094) (REDMS No. 4183896) 

4. 
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Planning Committee 
Wednesday, April 23, 2014 

It was moved and seconded 
That Richmond Zoning Bylaw 8500, Amendment Bylaw 9133, for the 
rezoning of 11440 and 11460 Seabrook Crescentfrom "Two-Unit Dwellings 
(RD1)" to "Single Detached (RS2/C)", be introduced and given first 
reading. 

CARRIED 

4. APPLICATION BY PINNACLE INTERNATIONAL (RICHMOND) 
PLAZA INC. FOR REZONING AT 3200, 3220, 3240, 3300, AND 3320 
NO.3 ROAD AND 3171, 3191, 3211, 3231, 3251, 3271, 3291, 3331, AND 
3371 SEXSMITH ROAD FROM "SINGLE DETACHED (RS1/F)" TO 
"RESIDENTIALILIMITED COMMERCIAL AND ARTIST 
RESIDENTIAL TENANCY STUDIO UNITS (ZMU25) - CAPSTAN 
VILLAGE (CITY CENTRE)" AND "SCHOOL & INSTITUTIONAL 
USE (SI)" 
(File Ref. No. 12-8060-20-009135, RZ 12-610011) (REDMS No. 4204605) 

Wayne Craig, Director, Development briefed Committee on the proposed 
application and highlighted the following: 

• the proposed application will include a mix of residential, commercial 
and public amenity uses spread over four phases of development; 

• the proposed application will include 63 affordable housing units as 
well as 17 subsidized affordable housing units for professional artists; 

• the second phase of development will include a City-owned Early 
Childhood Development Hub; 

• the proposed development is anticipated to provide approximately $8.8 
million in funding towards the proposed Capstan Station on the Canada 
Line; 

• the proposed application will include approximately two and a half 
acres of park and public open space; 

• the proposed application will include provisions for public art; 

• the proposed development will be for district energy ready and is 
anticipated to be rated LEED Silver; and 

• the proposed application will include car share parking stalls as well as 
electric car charging stations. 

In reply, to queries from Committee, Mr. Craig advised that the developer will 
contribute all the affordable housing units and noted that the completion of 
the amenities and the affordable housing units will be spread through the 
different phases of development. Also, he noted that all affordable housing 
units will have access to the different amenities on site. 

5. 
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Discussion ensued with regard to the development of residential and 
commercial space in relation to the different phases of development and the 
proposed Capstan Station on the Canada Line. 

Discussion then ensued with regard to the zoning mix in the area and the 
anticipated population growth. 

In reply to queries from Committee, Mr. Craig advised that the proposed 
zoning would limit residential development. Also, he noted that any proposed 
changes to zoning would have to be brought forward to Council for 
consideration. 

In reply to queries from Committee, Mr. Craig noted that the orphaned sites 
adjacent to the proposed application have been provided and some of the 
development sites will have a restriction on development until development 
concepts for the adjacent lands are consolidated or the development 
parameters for the sites are known. 

Discussion ensued with regard to the timeline of phases of development in 
relation to the completion of the proposed park. 

In reply to queries from Committee, Mike De Cotiis, Pinnacle International 
and John Bingham, Bingham Hill Architects, advised that the market housing 
and the affordable housing units would the same standard of finishing. 

It was moved and seconded 
(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9135, to 

amend the Richmond Zoning Bylaw 8500 to create 
"ResidentiallLimited Commercial and Artist Residential Tenancy 
Studio Units (ZMU25) - Capstan Village (City Centre)" and for the 
rezoning of 3200, 3220, 3240, 3300, and 3320 No.3 Road and 3171, 
3191, 3211, 3231, 3251, 3271, 3291, 3331, and 3371 Sexsmith Road 
from "Single Detached (RS1IF) " to "ResidentiallLimited Commercial 
and Artist Residential Tenancy Studio Units (ZMU25) - Capstan 
Village (City Centre)" and "School & Institutional Use (SI) ", be 
introduced and given first reading; and 

(2) That the Conceptual Parks Plan for the Neighbourhood Park, as 
described in the staffreport dated April 10, 2014,from the Director of 
Development, be approved. 

CARRIED 

6. 
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5. WEST CAMBIE: ALEXANDRA NEIGHBOURHOOD BUSINESS / 
OFFICE AREA REVIEW 
(File Ref. No. 12-8060-20-009121) (REDMS No. 4204568) 

Terry Crowe, Manager, Policy Planning, briefed Committee on the West 
Cambie Area Review and summarized the land use implications for the 
different development scenarios including options to introduce residential use. 
He advised that residential use can be added but emphasis should be placed on 
attracting employment use as designated in the Official Community Plan 
(OCP) for the area. 

Discussion ensued with regard to the vacancy rates for office space in the 
area. Mr. Erceg noted that vacancy rates can vary in relation to specific types 
of office spaces. 

Discussion then ensued with regard to the types of employment and the level 
of wages that will be attracted to the area. 

Concern was expressed that the areas designated for commercial use will not 
fully be utilized and in reply to queries from Committee, Mr. Crowe advised 
that commercial use could be phased in and complement the introduction of 
residential use. 

The Chair expressed concern with regard to the economic data included in the 
report and the proposal to add more office space when there is a significant 
amount of vacant office space. He also was concerned that the area would 
only attract industries that offer lower wages. 

Discussion ensued with regard to the area's accessibility to the Canada Line 
and how businesses favour locations close to rapid transit. In reply to queries 
from Committee, Mr. Crowe noted that not all commercial areas of the City 
can be concentrated on areas serviced by rapid transit. 

Discussion then ensued with regard to the types of industries that could be 
suitable for the area. 

Discussion ensued with regard to the consultation process for the proposed 
development. In reply to queries from Committee, Mr. Crowe noted that the 
City would consult with Vancouver Airport Authority with regard to the 
Aircraft Noise Policy if residential use is introduced in the area. 

In reply to queries from Committee, Mr. Erceg clarified that the vacancy rate 
for office space is approximately five percent for buildings within 500 metres 
of a rapid transit line. He added that overall office space vacancy rates have 
decreased. 

7. 
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In reply to queries from Committee, Mr. Crowe noted that introducing 
residential use could set a precedent for changing the designated use in 
neighbouring areas. He added that introducing a mix use can create 
neighbourhoods where residents can live, work and play. These areas would 
be monitored and the City can examine other ways to generate employment. 

Discussion ensued with regard to the mix of office space and retail space. Mr. 
Crowe noted that not all of the commercial space can be assigned for retail 
and that some office space would have to be retained. 

Discussion ensued with regard to the economic consultation process. It was 
noted that consultant who authored the economic study included in the staff 
report was not present to provide additional information regarding the study. 

Discussion then ensued regarding ownership of vacant property and how 
owners are able offset revenue losses from vacant sites with occupied sites in 
another location. 

It was noted that the proximity to amenities can affect vacancy rates. In reply 
to queries from Committee, Mr. Crowe noted that in the long term there is 
opportunities to increase office space density around amenities by modifying 
office space size. 

Discussion ensued with regard to the base and bonus density rates in relation 
to affordable housing contributions. In reply to queries from Committee, 
Patrick Burke, Senior Planning Coordinator noted that lands used for 
employment only yield a third of the value compared to land used for 
residential so efforts are needed to preserve lands used for employment. He 
added that affordable housing contributions would not apply to commercial 
uses. 

Discussion ensued with regard to the accessibility of the subject area to public 
transit as well as the increases in land value when the subject area is rezoned 
for mix use. 

In reply to queries from Committee, Mr. Erceg commented on the future 
population growth and noted that job growth can be attained by protecting 
employment areas. Also, he added that the addition of residential use in the 
subject area can jumpstart the employment growth. 

As a result of the discussion the following referral was introduced: 

8. 

PLN - 20



4218039 

Planning Committee 
Wednesday, April 23, 2014 

It was moved and seconded 
That the staff report titled, West Cambie: Alexandra Neighbourhood 
Business/Office Area Review, dated April 4, 2014 be referred back to staff 
so that it may be: 

(1) deferred to a subsequent Planning Committee meeting to receive 
comment from the City's economic land consultant regarding the 
land use proposals; and 

(2) referred to the Economic Advisory Committee for feedback. 

CARRIED 

Referring to a recommendation endorsed by Nelson City Council (attached to 
and forming part of these minutes as Schedule 2) discussion ensued with 
regard to the provincial government's March 27, 2014 decision to place some 
communities in an Agricultural Land Reserve Zone 2. 

As a result of the discussion, the following motion introduced: 

It was moved and seconded 
(1) Whereas the provincial government has, without consultation with 

the public or with local governments, created two zones for the 
Agricultural Land Reserve in the Province of BC, thereby 
discriminating between regions and potentially constraining their 
ability to achieve and sustain agricultural self-sufficiency and 
economic development; 

(2) Whereas not all affected regions wish to see the requirements of the 
Agricultural Land Reserve weakened in Zone 2; 

(3) Whereas substantial agricultural activity has historically taken place 
and is currently being practiced outside of Zone 1; 

(4) Whereas the local panel system may also be discriminatory between 
regions; 

(5) Therefore be it resolved that LMLGA send a letter to the Union of BC 
Municipalities, Minister of Agriculture Pat Pimm, Minister of 
Community, Sport and Cultural Development Coralee Oakes, and 
Premier Christy Clark, with copies to all BC local governments, 
requesting that the provincial government undertake consultation 
with the public, local governments, the Union of BC Municipalities, 
and affected parties, on the proposed two-zone approach and other 
changes to the ALR and that Bill 24 not be brought into force until 
such consultation is complete. 

9. 
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The question on the motion was not called as discussion ensued regarding the 
submission process for late resolutions. 

The question on the motion was then called and it was CARRIED. 

ADJOURNMENT 

It was moved and seconded 
That the meeting adjourn (5:25 p.m.). 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the Planning 
Committee of the Council of the City of 
Richmond held on Wednesday, April 23, 
2014. 

Councillor Bill McNulty 
Chair 

Evangel Biason 
Auxiliary Committee Clerk 

10. 
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Schedule 2 to the Minutes of the 
Planning Committee meeting held 
on Wednesday, April 23, 2014. 

That the following recommendation be endorsed by Nelson City Council and 
submitted as a Special Resolution to the Association of Kootenay & Boundary local 
Governments at the Annual General Meeting to be held in Creston April 9 -11, 2014. 

Special Resolution to AKBLG in Response to the Provincial Government's March 27th, 
2014 decision to place some communities in Agricultural land Reserve Zone 2 

Whereas the Provincial Government has, without consultation with the public or with 
local governments in the AKBLG region, created two zones for the Agricultural Land 
Reserve in the Province of BC and, through the creation ofthe "Kootenay Panel Region", 
placed some or all of the AKBLG region in Zone 2, thereby discriminating between 
regions and potentially constraining their ability to achieve and sustain agricultural self­
sufficiency and economic development; and 

Whereas not all affected regions wish to see the requirements of the Agricultural Land 
Reserve weakened in Zone 2; and 

Whereas substantial agricultural activity has historically taken place and is currently 
being practiced outside of Zone 1; 

Therefore be it resolved that the AKBLG send a letter to the Union of BC Municipalities, 
Minister of Agriculture Pat Pimm, Minister of Community, Sport and Cultural 
Development Cora lee Oakes, and Premier Christy Clark, with copies to all BC local 
governments, requesting that the provincial government undertake consultation with 
the public, local governments, the Union of BC Municipalities, and affected parties, on 
the proposed two-zone approach to the ALR; and that Bill 24 not be brought into force 
until such consultation is complete. 
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City of 
Richmond 

Report to Committee 
Planning and Development Department 

To: Planning Committee Date: April 29,2014 

From: Wayne Craig File: RZ 13-643436 
Director of Development 

Re: Application by Cotter Architects Inc. for Rezoning at 3471 Chatham Street from 
the "Steveston Commercial (CS3)" Zone to a Site Specific "Commercial Mixed 
Use (ZMU26) - Steveston Village" Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9138 to: create "Commercial Mixed 
Use (ZMU26) - Steveston Village"; and to rezone 3471 Chatham Street from "Steveston 
Commercial (CS3)" to "Commercial Mixed Use (ZMU26) - Steveston Village"; be introduced 
and given first reading. 

SB:blg 
Att. 9 

ROUTED To: 

Affordable Housing 
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REPORT CONCURRENCE 

CONCURRENCE 
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Staff Report 

Origin 

Cotter Architects Inc. has applied to the City of Richmond for permission to rezone 
3471 Chatham Street (Attachment 1) from the "Steveston Commercial (CS3)" zone to a new site 
specific "Commercial Mixed Use (ZMU26) - Steveston Village" zone in order to construct a 
three-storey mixed use building containing approximately 10 residential units in the upper floors 
and 324 m2 (3,485 ft2) commercial space on the ground floor. 

Background 

The former building on the currently vacant site was a Gulf & Fraser credit union, which 
included sculptural concrete relief panels with images by artist Leonard Epp portraying the 
commercial fishery history of Steveston Village. When the building was demolished, the 
developer salvaged a number of the wall panels and is proposing to mount nine (9) of these 
panels on the proposed building elevations. 

Heritage Alteration Permit HA 13 -641865 was approved by Council September 23, 2013 to 
allow for the demolition of the former Gulf & Fraser credit union building, pre-construction 
activities and a corner cut road dedication at the intersection of 3rd Avenue and Chatham Street. 

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
attached (Attachment 2). 

Surrounding Development 

The site is located in the Steveston Village Heritage Conservation Area. The Steveston Area 
Plan includes the Steveston Village Land Use Density and Building Map (Attachment 3) to guide 
development within the conservation area. Surrounding development is as follows: 

• To the north and west: Across the rear lane to the north and undeveloped lane to the west, 
are single detached homes, zoned "Single Detached (RSIIA)", with a maximum building 
height of 9 m and 2 12 storeys. 

• To the east: Across 3rd Avenue, are a number of three-storey mixed use buildings that are set 
back from Chatham Street behind surface parking areas and consisting of residential units 
above ground floor commercial space. The properties are zoned "Steveston Commercial 
(CS3)", with a permitted density of 1.0 floor area ratio (FAR) and a maximum permitted 
building height of 12 m and three (3) storeys. 

• To the southeast: Diagonally, across both 3rd Avenue and Chatham Street, is an outdoor 
storage yard for Rod's Building Supplies, and a single-storey commercial building. All of 
these properties are zoned "Steveston Commercial (CS3)", with a permitted density of 1.0 
floor area ratio (FAR) and a maximum permitted building height of 12 m and three (3) 
storeys. 
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• To the south: Across Chatham Street, are a surface parking area and identified heritage 
resources which front onto 3rd Avenue. The resources include the vacant southwest corner of 
3 rd A venue and Chatham Street, the Steveston Courthouse, and the Sockeye Hotel 
(Steveston Hotel). The vacant southwest corner of3 rd Avenue and Chatham Street is the 
symbolic civic precinct formerly consisting of the Steveston Courthouse, the City jail and a 
former firehouse. All of these properties are zoned "Steveston Commercial (CS2)", with a 
permitted density of 1.0 FAR and a maximum permitted building height of 9 m and two (2) 
storeys. 

• To the southwest: Across Chatham Street, are lands owned by crown federal and the 
Steveston Harbour Authority that extend from Chatham Street to the river, zoned "Light 
Industrial (IL)", with a permitted density of 1.0 FAR and a maximum permitted building 
height of 12 m. Existing land uses include surface parking areas fronting onto Chatham 
Street, a mix of buildings and storage areas, structures in the river for commercial boats, and 
the Gulf of Georgia Cannery. 

Related Policies & Studies 

General 
The rezoning application has been reviewed in relation to the 2041 Official Community 
Plan (OCP), 2009 Steveston Village Conservation Strategy, Flood Plain Designation and 
Protection Bylaw 8204, the 2007 Affordable Housing Strategy and the Public Art Program. An 
overview of the review in relation to these policies is provided in the "Analysis" section of this 
report. 

Steveston Village Conservation Strategy (Strategy) Review 
As directed by Planning Committee on July 16, 2013, staff are clarifying the following matters to 
enhance the Strategy: 
- Land use matters include: clarifying maximum densities and building heights in the Village, 

particularly along Moncton Street and the south side of Bayview Avenue, comparing pre 
2009 Village building designs with the current Strategy requirements, indicating how the 
Sakamoto guidelines are included in the Strategy and providing information regarding 
eliminating rooftops. 

- Transporting matters include: clarifying onsite parking requirements, Bayview Avenue and 
Chatham Street streetscape visions, exploring a no parking option on Bayview Street and its 
implications for parking within Steveston and vehicular traffic on Bayview Street, and 
providing heritage sidewalk design (i.e., plank) options and, parking options on 4th A venue. 

Staff anticipate addressing these matters in a report to Planning Committee in June, 2014. Staff 
suggest that it is appropriate to bring this rezoning proposal forward before the above Strategy 
review is completed, as the proposal meets to the current Strategy requirements and the above 
review is not anticipated to propose changes which would affect this site or proposal on Chatham 
Street. 

If the strategy review results in a need to change the proposed frontage improvements, those 
changes will be incorporated into the required Servicing Agreement prior to rezoning approval. 
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Public Input 

Informational signage is posted on the subject site to notify the public of the subject application 
and the statutory Public Hearing will provide local property owners and other interested parties 
with an additional opportunity to comment. 

The applicant advises that they discussed the development proposal with all of the neighbours to 
the west across the unbuilt City lane right-of-way and to the north across the rear lane. The 
applicant also advises that they presented the development proposal to the Steveston 20/20 
community group on September 10, 2013. City staff did not attend the meeting. 

At the time of writing this report, the City has received public correspondence (Attachment 4), 
which includes the following concerns (staff comments are included in 'bold italics'): 

• A development similar to that at Chatham Street and 5th Avenue would be preferred - At 
11991 5th Avenue there is an existing non-conforming two-storey mixed use building on a 
site zoned Steveston Commercial (CS2). The development includes a small ground level 
corner commercial unit surrounded with two-storey townhouses that each has its own roof 
patio with stair access. The development was constructed under an older version of the 
CS2 zone that did not restrict the amount of residential floor area at street level. The 
proposed ZMU26 zone includes the requirement to locate residential units on the upper 
floors of the building to comply with the residential requirements in the Steveston 
Commercial CS2 and CS3 zones as well as the Development Permit guidelines for 
Steveston Village. 

• The proposed building character and use does not reflect the area or site history - The 
proposed permitted uses in the proposed ZMU26 zone include a mix of commercial uses 
and apartment housing, in compliance with the and Steves/on Village Conservation 
Strategy and Steveston Area Plan (Steveston Village Land Use Density and Building 
Height Map). The mixed land use concept also complies with the site's existing CS3 
zoning, although the list of permitted uses has been reduced to reflect the uses proposed by 
the applicant and the proposed parking provision on the subject site. 

• The proposed building size is larger than and not the same character as neighbouring single­
family homes - The proposed ZMU26 zone includes a maximum permitted density of 1.6 
FAR and a maximum permitted building height of 12 m and three (3) storeys, in 
compliance with the and Steveston Village Conservation Strategy and Steveston Area Plan 
(Steveston Village Land Use Density and Building Height Map). As part of the required 
Development Permit, the applicant will be requesting a variance to increase the building 
height from 12 m to 15.4. The purpose of the variance is to allow elevator access to the 
rooftop patio embedded in a sloped roof massing to soften the appearance of the roof and 
to provide the roof with a residential character for transition to the neighbouring single 
detached homes. Only small portions of the proposed roof massing are taller than 12 m. 

• Proposed building height will shadow neighbouring yards and balcony overlook will impact 
privacy of surrounding residents - As noted above, the three-storey building height included 
in the proposed ZMU26 zone complies with the Steveston Village Conservation Strategy 
and Steveston Area Plan (Steveston Village Land Use Density and Building Height Map) 
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as well as the current CS3 zoning of the subject site. The proposed three-storey building 
includes balconies to provide the residential units with semi-private outdoor space. The 
proposal also is separated from the neighbouring single detached homes by a 6m wide 
unbuilt lane right-of-way on the west side of the property and a 6m building setback as 
well as a 6m wide rear lane right-of-way on the north side of the property. This separation 
provides mitigation for shadowing and privacy overlook concerns. The applicant has 
submitted a shadow analysis that demonstrates that the roof elements would not 
significantly increase the amount of shadow cast by the proposed building. Shadowing 
and privacy overlook would be reviewed in detail as part of the required Development 
Permit application process. 

• Rooftop patios allow an extra storey of living space and do not reflect the village history -
There are a few rooftop patios on newer buildings in Steveston Village, some of which are 
shared by residents and some of which are allocated to individual units. They offer 
residents with more generous space to garden in planters and spend time outside in a semi­
private setting that does not impact the massing of the building in the same way that 
providing a generous patio for every apartment would. The proposal includes an open 
rooftop patio area in the centre portion of the roof, accessed from a shared stairwell and 
elevator. The patio area is not covered or enclosed and is not considered to be a building 
storey. Architectural form and character would be reviewed in detail as part of the 
required Development Permit application process and staff will work with the applicant to 
ensure that the apparent building height and massing of the building is minimized and no 
trees or tall hedges are planted in roof gardens. 

• The proposed building character should present frontages that look like a series of small 
buildings in accordance with the small historic lots as shown in the Steveston Village 1892 
Historic Lot Lines Map - Architectural form and character would be reviewed in detail as 
part of the required Development Permit application process. The applicant advises that 
the 3Td A venue frontage is broken down into three (3) zones; a commercial zone at the 
corner, a residential zone under a gable end, and a surface zone with ltmdscaping and 
parking adjacent to the rear lane, providing a transition in massing from the commercial 
character of Chatham Street to the residential character across the lane to the North. 

• The building should have the same set back from Chatham Street as the mixed use 
development on the other side of 3 rd A venue to maintain the broad Chatham Street 
streets cape and to enhance the street-end view to Sturgeon Bank on the west - The proposed 
ZMU26 zone includes the requirement to locate the building tight to the public road 
property lines. This complies with the existing setback requirements in the Steveston 
Commercial CS2 and CS3 zones as well as the Development Permit guidelines for 
Steveston Village. 

• Brick and metal siding as wall sheathing is out of character for a residential building and the 
Steveston Area Plan states that corrugated metal siding is appropriate in the 'maritime mixed 
use' and industrial areas - Architecturalform and character, including building cladding 
materials, would be reviewed in detail as part of the required Development Permit 
application process. The design was revised to replace brick with painted cement board 
horizontal siding. Metal cladding material does comply with the Development Permit 
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guidelines for Steveston Village, which call for natural durable materials. While metal 
siding is particularly highlighted for use on industrial buildings, this material is not 
limited to industrial buildings. 

• Proposed parking is inadequate - The proposal includes more parking than the zoning 
bylaw requires and parking, bicycle storage and loading would be reviewed in detail as 
part of the required Development Permit application process. 

Richmond Heritage Commission 

The development proposal was presented to the Heritage Commission at their meeting on 
January 15,2014 (Attachment 5). The Commission supported the proposal, endorsed the use of 
panels from the former Gulf & Fraser building in the proposal, and asked that the applicant and 
Planning Committee consider their comments. 

In response to comments from the Commission, the placement of panels proposed to be mounted 
on the building elevations was revised to maximize visibility for the public and the design was 
revised to provide a more traditional scale and proportion for the storefront glazing. An 
interpretative didactic panel is proposed to be installed on the building exterior to provide 
information about the panel artwork, and bicycle racks were relocated away from an artwork 
panel to locations in the City boulevards. Detailed design would be provided through the 
required Development Permit and Servicing Agreement. 

Richmond Public Art Advisory Committee 

The development proposal was presented to the Public Art Advisory Committee at their meeting 
on February 18,2014 (Attachment 6). The Committee accepted the use of the panels from the 
former Gulf & Fraser building in the proposal as the developer's contribution to Public Art and 
recommended that the developer contact and involve the original artist, Leonard Epp and select a 
designer to work on the interpretive panels. 

In response to the Committee recommendation and staff comments, the developer has contacted 
artist Leonard Epp and will also soon be starting the interpretative panel design process. 

Staff Comments 

Based on a review of the subject application, staff are supportive ofthe subject rezoning 
application, provided that the developer fully satisfies the considerations of the rezoning 
(Attachment 7). 

Analysis 

Proposed Zoning Amendment 
Amendments to the Richmond Zoning Bylaw 8500 are proposed to create the new site specific 
zone "Commercial Mixed Use (ZMU26) -Steveston Village" and to rezone the subject site from 
the "Steveston Commercial (CS3)" zone to this new zone. The proposed bylaw has been 
prepared to manage development on the subject site in accordance with the Steveston Area Plan 
and the Steveston Village Conservation Strategy. 

4188666 PLN - 30



April 29, 2014 - 7 - RZ 13-643436 

The proposed ZMU26 zone includes a maximum density of 1.6 FAR in accordance with the 
Steveston Village Land Use Density and Building Map, including density bonus provisions in 
accordance with the City's Affordable Housing Strategy and the Steveston Village Heritage 
Conservation Grant Program Policy. Following the intent ofthe Steveston Village Development 
Permit guidelines and existing mixed use zoning in the village (CS2 & CS3), the proposed 
ZMU26 zone requires the building to be located at the fronting public road Chatham Street and 
3 rd Avenue property lines with limited recesses and restricts the amount of residential area at the 
ground floor level. The ZMU26 zone permits a 33% parking reduction for non-residential uses, 
which is supported by the Steveston Village Conservation Strategy. 

Proposal Details 
Staff's review of the proposed development shows it to be generally consistent with City 
policies, as indicated below: 

a) Floodplain Management: In accordance with the City's Flood Plain Designation and 
Protection Bylaw 8204, the developer has agreed to register a floodplain covenant as a 
consideration of the rezoning specifying a minimum habitable elevation of no lower than the 
adjacent City sidewalk. 

b) Village Density Bonusing Formulas: The Steveston Village Conservation Strategy requires 
that developers are to provide voluntarily financial contributions, for density increases in 
accordance with the Steveston Village Heritage Conservation Grant Program Policy 5900 
(Attachment 8) as follows: 
1. F or proposals above 1.2 FAR, $47.00 per buildable square foot (bft2) of all building floor 

area above 1.2 FAR is to be contributed to the heritage grant program, 
11. If the proposal involves residential uses, $4.00 per buildable square foot (bft2) of all 

buildable residential floor area in the building is to be contributed to the Affordable 
Housing Strategy, and 

iii. Where an affordable housing contribution is provided, the final amount contributed to the 
heritage grant program shall be the total amount in (i) minus the total amount in (ii). 

Under this formula, the proposal involves developer contributions of $296,476, as follows, 
$86,992 for affordable housing and $209,484 for the heritage grant program, as explained 
below. 

c) Affordable Housing: Based on the above village density bonusing formulas, the developer 
has agreed to provide a voluntary contribution of $86,992 (based on the buildable residential 
floor area), to the City's Affordable Housing Reserve as a consideration of the rezoning. 

d) Heritage: Based on the above village density bonusing formulas, the developer has agreed to 
provide a voluntary contribution of $209,484 to the Steveston Village Heritage Conservation 
Grant Program as a consideration of the rezoning. 

e) Public Art: The City's Public Art Program seeks developer participation through the 
installation of Public Art on development sites or the voluntary contribution $0.77 per 
buildable square foot of residential floor area and $0.41 per buildable square foot of 
commercial floor area, to the City's Public Art fund (e.g. $18,175). The developer has 
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agreed to participate in the City's Public Art Program through the installation of artwork wall 
panels on the subject site and has agreed to the following considerations of the rezoning: 

1. Submission of a security will be held in the cash-in-lieu amount and returned to the 
developer upon completion of the following . 

. 11. Installation of at least nine (9) of the panels by artist, Leonard Epp, along with a didactic 
panel on the building facades (Attachment 9). 

iii. A transfer of all of the artist's right, title and interest in the Public Art to the Strata, 
including a transfer of joint, worldwide copyright. 

IV. Submission of a final report to the City and the Strata promptly after completion of the 
installation of the Public Art, which describes, among other things, the Public Art, the 
siting of the Public Art, a brief biography of the artist, the artist's statement on the Public 
Art, a maintenance plan for the Public Art; and 12 high resolution images in digital 
format of the Public Art showing it in context and revealing significant details. 

f) Infrastructure Improvements: The developer has agreed to enter into a Servicing Agreement 
as a consideration of the rezoning, including design and construction of the following: 

• Road Network Improvements - Chatham Street and 3rd Avenue streetscape 
improvements and upgrade ofthe existing east-west rear lane to City lane design 
standards. Streetscape improvements along Chatham Street and 3 rd Avenue include a 
new concrete sidewalk at the property line and grass boulevards, with street tree planting 
behind the existing curb line extending across both frontages and across the west lane 
right-or-way, including a concrete pad, seating bench and low fence behind the Chatham 
Street sidewalk at the west edge of the site. Concrete pads and bicycle racks for Class 2 
short-term bicycle parking are to be provided in the boulevards: on 3rd Avenue within 15 
m of the residential lobby and on Chatham Street approximately mid way among the 
commercial units. 

The City is currently reviewing streets cape visions for Bayview and Chatham Streets in 
Steveston Village. It is anticipated that the proposed frontage improvements will relate 
well with the potential visions. Should the frontage improvements need to be adjusted as 
a result of changes to the visions, those adjustments will be incorporated into the required 
Servicing Agreement prior to rezoning approval. 

• Fire Hydrant Improvements - Provide a new fire hydrant along 3rd Avenue, spaced as 
per City standards. 

• Storm Sewer Improvements - Provide a new storm sewer system for the rear lane. 

• Sanitary Sewer Improvements - Upgrade the existing sanitary sewer in the rear lane. 

• Water Distribution Improvements - Provide a new water main along 3rd Avenue from 
Chatham Street to Broadway Street. The portion of the work between the north edge of 
the lane and Broadway Street will be funded by the City and will proceed subject to 
availability of City funds. 

• Once the building design has been confirmed at the Building Permit stage, the applicant 
is required to submit fire flow calculations signed and sealed by a professional engineer 
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based on the Fire Underwriter Surveyor ISO to confirm that there is adequate available 
water pressure in fire hydrants to accommodate fire fighting. Based on the proposed 
rezoning, the subject site requires a minimum fire flow of220 Lis. 

g) Tree Retention and Replacement 

Bylaw-size trees Existing Retained Compensation 

On-site 3 0 
5 new trees & $500 contribution to 
achieve 2:1 replacement ratio 

On neighbouring properties 7 7 To be protected 

In the City boulevard 6 6 To be protected 

• There are three (3) bylaw size trees on the subject site and are proposed for removal. A 
Japanese Maple tree (0.35 m dbh) is located inside the property at the corner of 
Chatham Street and 3rd Avenue and two (2) Crimson King Maple trees (0.30 & 0.36 
m dbh) are located on the shared property line between the site and 3rd Avenue. The trees 
conflict with the proposed building envelope. 

• The City's Tree Preservation Coordinator has reviewed the proposal and agrees with the 
removal of the existing on-site tree and replacement with new tree planting. 

• Based on the 2: 1 tree replacement ratio goal stated in the Official Community Plan 
(OCP), six (6) replacement trees are required for the removal of three (3) bylaw-sized 
trees or compensation at a rate of $500 for each replacement tree that is not 
accommodated on the site. The preliminary development concept plans (Attachment 9) 
include five (5) new trees and the landscape plan would be further reviewed through the 
required Development Permit for tree planting opportunities. 

• The developer is required to protect the seven (7) trees on neighbouring properties and in 
the unbuilt west lane right-of-way (ROW) adjacent to the subject development site. The 
developer is required to install any needed tree protection fencing prior to any 
construction activities occurring on the site as per City of Richmond Tree Protection 
Information Bulletin Tree-03. 

• The developer is required to protect the row of six (6) Purple Plum trees in the Chatham 
Street city boulevard and additional street tree planting in new Chatham Street and 3rd 

Avenue grass boulevards will be provided through the required Servicing Agreement. 

g) Sustainability: The developer proposes to construct a medium density mixed use 
development with the following sustainability features: 

• Boilers will be 99.9% Efficient "Rennai" tankless on-demand systems. The Rennai 
tankless system (on average) delivers 29% reduction in annual energy cost over a gas hot 
water tank, and 66% reduction over an electric hot water tank. 

• Windows will be ultra insulated triple glazed. In comparison to double glazed windows, 
triple glazed windows offer increased window strength, increased resistance to 
condensation problems, reduced sound transmission, and decreased heat loss. 
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• Insulation will be icynene foam which provides 35% higher insulation value than 
equivalent thickness batt insulation. 

• Toilets will be low-flow dual flush. 

• Lighting will be energy efficient LED dimmable lighting, some with daylight sensors 
and/or timer switches 

• Residential units will have heat recovery ventilation units. 

h) Parking 

• Vehicle access to the proposed development is from the existing rear north lane. 

• Garbage/recycling storage/collection - The proposal includes an interior enclosed room 
for garbage and recycling storage at the northeast corner of the building. 

• Loading - The subject proposal does not include a designated on-site truck loading space. 
The proposal is not required to provide an on-site loading space as the subject site fronts 
onto a public road where on-street parking is allowed and the proposal contains only 10 
apartment units and 324m2 of commercial space. 

• Resident parking - The proposal includes an enclosed secure parking area with 20 
parking spaces for residents, or 2 parking spaces for each apartment unit. 

• Visitor and Commercial parking - The proposal includes a shared pool of 8 surface 
parking spaces for the use of the commercial space and residential visitors. To support 
this shared use, the developer has agreed to enter into a legal agreement to ensure that 
non-residential parking is shared by visitors and commercial uses. The legal agreement 
will prohibit the assignment of parking spaces to any particular unit or user. 

• Bicycle parking - The proposal includes interior bicycle storage rooms and exterior 
bicycle parking racks. The developer has agreed to enter into a legal agreement to ensure 
that bicycle parking areas are available for shared common use for the sole purpose of 
bicycle storage and are not used for or converted into habitable space (e.g. storage). 

• Electric vehicles - In accordance with the OCP, the proposal includes the provision of 
electric vehicle charging features. The developer has agreed to enter into a legal 
agreement to ensure the provision of a minimum of 20% of parking stalls with a 120V 
receptacle to accommodate electric vehicle charging equipment and an additional 25% of 
parking stalls to accommodate the future installation of electric vehicle charging 
equipment (e.g. pre-ducted for future wiring). 
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i) Form of Development 

The developer proposes to construct a medium density mixed use development with 
approximately 324 m2 (3,485 ft2) of street fronting commercial area and 10 apartments in a 
three (3) storey building (Attachment 9), which generally conforms to OCP policies, the 
Steveston Area Plan and Development Permit guidelines. 

Development Permit and Heritage Alteration Permit approval to the satisfaction of the 
Director of Development is required prior to rezoning adoption, which will include the 
following: 

• Detailed architectural and open space design. Review proportion, spacing, symmetry and 
vertical alignment of windows. Review proportion and material of the cornice (e.g. wood 
or cast concrete) as well as continuous treatment (e.g. extend balcony railings round 
length of parapet on the east and west facades). Maximize opportunities to screen 
parking from 3rd A venue and strengthening the transition to the residential character to 
the west and north, including reviewing openings and landscape buffer. The proposed 
building form: includes recesses to visually break down the long building elevation along 
Chatham Street; provides a building setback transition at the west edge of the building as 
a transition to the neighbouring single detached home across the City right-of-way; and 
provides a unique character to the building elevation along 3rd Avenue as a transition 
from the commercial character of Chatham Street to the residential character across the 
lane to the north. 

• Detailed review of the requested variance to increase permitted building height from 
12 m to 15.4 m. The increased building height accommodates elevator access to the 
rooftop patio and allows the elevator housing to be embedded in a sloped roof massing to 
soften the appearance of the roof and provide the roof with a residential character for 
transition to the neighbouring single detached homes. 

• Detailed review of canopies or awnings along the Chatham Street or 3rd Avenue, 
minimizing a modern metal canopy structure as much as possible or consider using 
simple fabric awnings over the storefront windows (e.g. Hepworth Block, 12211 No 1 
Road, and 3993 Chatham St). Any structures located in the right-of-ways must be easily 
removable (i.e. not cast in place and not permanently attached to any other structures) and 
require a separate encroachment agreement as part of the future Building Permit process. 

• Provide signage guidelines for the project identifying signage locations, sizes, material 
and design. 

• Review of sustainability features of the development. 

• Review of adaptable and aging in place features. At least one (l) Basic Universal 
Housing Features unit is proposed, aging in place features are proposed in all units and 
elevator access is proposed to all levels of the building, including the roof deck. 

• Provide indoor amenity space or cash-in-lieu in accordance with the OCP (e.g. $10,000 
for 10 dwelling units) 
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• Vehicle and bicycle parking, electric vehicle charging equipment, parking gate locations, 
truck loading, garbage, recycling and food scraps storage and collection, including truck 
manoeuvring, and private utility servicing. 

Financial Impact or Economic Impact 

As noted in the report. 

Conclusion 

The proposal provides a medium density mixed use three (3) storey development with 
commercial space fronting onto Chatham Street, residential apartment housing, and the re-use of 
concrete sculptural relief wall panels from the Gulf & Fraser credit union building that was 
formerly on the site. The development will anchor the northwest corner of the Steveston Village 
Heritage Conservation Area in a way that also provides a transition to the rest of the block, 
which is outside of the conservation area and consists of single detached housing. The proposal 
can be considered under the City's 2041 Official Community Plan (OCP) regarding mixed use 
development. The creation of the new zone "Commercial Mixed Use (ZMU26) -Steveston 
Village" is proposed to accommodate the proposal on the subject site, including density bonus 
provisions to support the City's Affordable Housing Strategy and Steveston Village Heritage 
Conservation Grant Program. 

Overall, the proposed land use, density, site plan and building massing respects the surrounding 
single detached housing and future three-storey development potential to the south and east 
within the Steveston Village Heritage Conservation Area. Further review of the project design is 
required to be completed as part of the required Development Permit, Heritage Alteration Permit 
and Servicing Agreement application review processes. The proposed roadway improvements 
will enhance pedestrian safety in the neighbourhood 

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9138 be introduced and given 
first reading. 

Sara Badyal, M. Arch, MCIP, RPP 
Planner 2 

SB:bg 

Attachment 1: Location Map & Aerial Photo 
Attachment 2: Development Application Data Sheet 
Attachment 3: Steveston Village Land Use Density and Building Site Context Map 
Attachment 4: Public Correspondence 
Attachment 5: Richmond Heritage Commission Minutes Excerpt (January 15,2014) 
Attachment 6: Richmond Public Art Advisory Committee Minutes Excerpt (February 18, 2014) 
Attachment 7: Rezoning Considerations 
Attachment 8: Steveston Village Heritage Conservation Grant Program Policy 5900 
Attachment 9: Conceptual Development Plans 

4188666 PLN - 36



City of 
Richmond 

=PROPOSED I J 
BROADWAY'S~ 

ATTACHMENT 1 

I I RAMI 

I =REZONING' ~ I ASY ~+~II III IIII~ ~ w lJJjw w 
~ ~ ~ ~ ~ 

1 ~ 
ZR6 

J: "'" C ~ C 

11 
CS3 

~ 
I- "'" 0::: z 

I-- ~ ""'I~~ N 092 
~ ~ eS3

1 f-

CHATHAM'S~ 

~'0 [ 070 RAMI ,/ 

eS3 

II 
eS2 l-i- e--

eS2 

n el2 

I I I 
MONCTON ST 

I 
122 1 1 C:S1 

34.14 33.53 20.13 

3380 ~ 3440 3500 3520 g ..... '" 3560 3580 3600 3606 3620 3640 3646 3660 368 
~ ..... ~ 

l() ex:> 0) <Xl ..... ~ ..... en ex:> ..... 
~ gs ..... <Xl 

'" 
<Xl <Xl <Xl <Xl 

<Xl "' "' "' "' "' "' ..... ..... ~ 33.53 "l <ci <ci <ci <ci <ci <ci 
<") W '" '" ..... '" W CO co '" '" '" 0) 0) '" 0 <")", 

34.14 ..... ..... 33.53 '" 0)'; 

~ 
.; ..... ~ 

~ 
l() 0 ..... 
<") '<t' 20.13 ~ ~ 33.53 ..... 0 

t-... 

J: 
<0 

C 20.12 20.13 ~ 0) 

34.14 ..... 33.53 

~ I- 0 

~ ex:> 
0) .q- ~ 3591 3631 ..... 33.53 M 3571 ..... <0 <Xl 

0) ex:> 3671 "' <ci 
~ 0) 

'" 34.14 ..... 33.53 
l() 
0) 3411 3691 369 

34.14 ~ 33.53 20.12 20.13 20.13 

CHATHAM ST 

40.27 13.41 13.41 13.41 40.17 

~ 3560 3580 3600 3688 
18.28 '" ..... 

"< ..... I '" '" 
.,. 

0 

~ 
Original Date: 03/24/14 

RZ 13-643436 Revision Date: 

Note: Dimensions are in METRES 

PLN - 37



City of 
Richmond 

RZ 13-643436 
Original Date: 03/24/14 

Revision Date: 

Note: Dimensions are in METRES 

PLN - 38



City of 
Richmond· 

Development Application Data Sheet 
Development Applications Division 

RZ 13-643436 Attachment 2 

Address: 3471 Chatham Street 

Applicant: Cotter Architects Inc. 

Planning Area(s): Steveston Village 
Existing Proposed 

Owner: Steveston Flats Development Corp. Inc. 
Unknown No. BC0968919 

Site Size (m2
): 1,473 m2 1,465 m2 

Land Uses: Vacant Mixed Use 
Commercial and Residential 

Area Plan Designation: Heritage Mixed Use (Commercial-
Complies 

Industrial with Residential & Office AboveJ 

Zoning: Steveston Commercial (SC3) 
Commercial Mixed Use (ZMU26) -

Steveston Villaqe 

Number of Units: None 3 CRU and 10 apartments 
-

1 1 

-

1-
-

Bylaw Requirement Proposed Variance 

Floor Area Ratio: Max. 1.6 1.6 None Permitted 

Lot Coverage Max. 100% 81% None 

Setbacks: 
3rd Avenue Om 0.35 m (0 m to cornice) 
Chatham Street Om 0.35 m (0 m to cornice) None 
Rear lane None 6m 
West side yard None 0.35 m (0 m to cornice) 

Height Max. 12 m & Three Storey Up to 15.4 m for limited 3.4 m Increase portions of the roof 
Parking Spaces: As per the Steveston Village 

Conservation Strategy: 
CommercialNisitor 7 8 None Resident 10 20 
Accessible (1 ) (1 ) 
Total 19 28 

Tandem Parking Spaces Permitted None None 

Amenity Space - Indoor Min. 50 m2 Cash-in-lieu None 

Amenity Space - Outdoor Min. 60 m2 139 m2 None 
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ATTACHMENT 3 

Steveston Village Land Use Density and Building Height Map 

Core Area 

Cannery Cf T1anne/ 

SOU/hAnnA 
raser River 

Maximum 
FAR 

................ Riverfront ...... 

* Maximum building height may increase where needed to improve the interface with adjacent 
existing buildings and streetscape, but may not exceed the maximum storeys. 

** Three-storey building height with additional appropriate density may be considered in special 
circumstances (See Section 4.0 Heritage). 

*** Maximum building height may not exceed the height of the Gulf of Georgia Cannery, which 
is approximately 22 meters GSc. 
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February 17,2014 

Planning Committee 
City of Richmond 

To whom it may concern, 

Re: Proposed development at 3471 Chatham Street, Richmond, BC 

ATTACHMENT 4 

We are writing this letter to voice our concerns about the above noted development. As 
proposed, it is inappropriate in both scale and design. 

The maximum height for buildings in the site's CS3 Zoning is 12 metres but the proposed 
building has a design height of more than 14 metres. 

Section 9.2.2 (page 38) of the Steveston Conservation Area guidelines, "Cohesive Character 
Areas", states: 
"The form of new development should be guided by that of adjacent existing development, 
even where new uses are being introduced. For example, multiple family residential or 
commercial uses introduced adjacent to single family homes should adopt a scale and 
character similar to those existing dwellings .... " 

The proposed building hardly fits with the above requirement. This proposal sits in a block of 
entirely single family residences. It is a massive building that is not complimentary to its 
surroundings and does not look beyond its boundaries in order to knit in. Even the developer's 
own 'streetscape' shows the proposed development as larger than the buildings on all sides of it 
along Chatham Street and 3rd Avenue. Being bigger than everything around you is certainly not 
an effort oftransitioning. An example of a multi-use development which does, in our opinion, 
transition into a residential area exists at the northwest comer of Chatham and 5th Avenue. We 
have attached photos of that development. A similar development at 3471 Chatham St. would 
definitely be much more welcome. 

The suggestion that pulling back the top floor from Chatham Street will "break down the three­
storey massing" is simply visual deception. It does nothing to alter the overall height of the 
building. 

The Steveston Conservation Area guidelines, Section 9.2.1 (page 36), subsection c) states: 
"N ew development should look beyond the boundaries of its own site in order that it may 
knit into not only what exists today, but what existed in the past ..... " 

The proposed building does not reflect the area or site's architectural history. Until the G&F 
building was constructed in 1976, there was no large building on that site. From our cursory 
look at aerial and heritage photographs, we're not aware of any commercial use on that site 
unless one considers bootlegging from a private home during the late 1940's and early 1950's a 
commercial use. 
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The developer has maximized the available lot area but in doing so has eliminated any 
opportunity for landscaping and created an oversized block of a building with little imaginative 
styling. While undeniably practical, the generally flat front fa<;ade is neither interesting nor 
appealing. The Steveston Area Plan 9.3 .2.2.ac) says that buildings should "retain or re­
establish the small historic lots as shown in the Steveston Village 1892 Historic Lot Lines 
Map". In other words, buildings should present frontages that look like a series of small 
buildings rather than one continuous frontage. The original plans for both the Mukai building at 
the southwest corner of No.! Rd. and Moncton and the E.A Towns site at Third Ave. and 
Bayview were rejected by the City partly because they didn't adhere to this requirement. This 
sets a precedent for the City to reject the proposed design of this building as well. 

While the suggested minimal number of parking spaces may be acceptable to the City, we feel it 
is inadequate for the staff and customers of the proposed retail space, not to mention the visitors 
to the residential units above. The overflow will simply add to the parking congestion already 
existing along Chatham St. and Third Ave. Relocating the parking to the rear of the building, 
thus pushing the building forward to the Chatham Street property line, does not solve the 
problem. This also disrupts the existing broad Chatham Street streetscape and view corridor to 
the west which would not agree with the objective in section 9.2.1 Settlement Patterns - Views 
a) and c) of the Steveston guidelines which state "Most importantly, new development should 
enhance street-end views towards the river on the south and Sturgeon Bank on the west" 
and "contribute to the attractiveness of public streets and open spaces." A smaller building 
in line with the rest of the existing buildings along Chatham Street would address these two 
Issues. 

With regard to the Steveston guidelines Section 9.2.3 Architectural Elements (page 42) Exterior 
Walls and Finishes, Clause b) states: 
"Materials should be of high quality, natural and durable, and should avoid artificial 
'heritage' looks (e.g. old looking new brick) and misappropriated images (e.g. river rock 
fa~ade treatments). The preferred material is wood in the form of narrow-board lap 
siding, board and batten, and shingles. Unpatterned stucco (preferably with a heavy 
texture, such as 'slop-dash') is an acceptable alternative to wood, while corrugated metal 
siding is appropriate in the 'maritime mixed use' and industrial areas. Typically, 
combinations of two or more materials on a single building should be avoided." 

There was no significant use of brick in Steveston other than the unique Hepworth building, and 
metal only appeared sparsely on some cannery complexes, and then primarily as roofing and not 
siding. It would be not only totally out of character for a residential building to use these 
materials but flies in the face of the guidelines. 

The guidelines (Section 9.3.2.1; page 53) further suggest in part that" ... new development of 
greater scale should ensure that larger structures do not unnecessarily block views from or 
impact the privacy of smaller ones." 

This proposed building with its unacceptable height will shadow the neighbourhood yards and 
together with balconies overlooking the adjacent properties will definitely impact the privacy of 
surrounding residents. 
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In principle, we object to rooftop patios in Steveston as they allow an extra storey of living space 
not counted in the building's design height and are not reflective ofthe village history. 

New growth should not "disrupt the character and existing fabric of the community which is 
so valued" (Steveston Area Plan Overview 1.0). Unfortunately, this proposal is intrusive and 
disruptive and we would appreciate it ifthe City would abide by its own regulations and reject 
this proposal as currently presented. 

Ralph and Edith Turner 
3411 Chatham Street 

3 PLN - 43



.-:::::> 
~i" 

~12 
~ 

~. 

~ 
\-..:: 

:::l 
V) 

~ t 
~ tt 
~ 

:I:: 

, ''!i! 
~ 

~ 

, 
Cl: 

(\j 

.., 
~ 

:::t 
.. :::. 

U 

\!!' 

M<Q: 

< 
~ 

-t-, ~11 
~ 

~ :a 
':t:. 

~ w 
~ 

~ 

'-' 
-J 

QI 
z 

::J z 
0 

I r~ 0 
ClQ 

~ 
i= ~.JrI 
~ 

A 
> 

I, 

W 

W 
\11 

-I 

Q:r '\l) 
'-I 

-.l\ 

W 

Q'I "< w 

~ 
tl. 

r i 

W 

() 

\jll .... 
Q. 

Q 

t."~ 

() 
Q{ 

~ 

~ J 1 
-' 

Q. ~l - , 
~(J) 

w 

J 

~ til 
V 

1 
\..\.J ; «t 

~i ~ 
~l 

I-~ 
~I :c, 

~C<~ 
I-s-
::::>r. "n 
o~ 
(J) ." 

~ 
\. 

--\- ' 

VI 

PLN - 44



l 
I 

C
it

y 
o

f 
R

ic
h

m
o

n
d

 I
n

te
ra

ct
iv

e 
M

ap
 

I 
~
 

.....
. 

LL
') 

~
 

C
")

 
co 

co
 

co
 

co
 

co
 

-
-

-
-

:::::
 

~
 

32
71

 
32

91
 

34
51

 
34

71
 3

49
1 

35
11

 
35

71
 3

59
1 

36
11

 3
63

1 
36

51
 3

67
1 

36
~ 

B
R

O
A

D
W

A
Y

S
T

 

, 

b2
0 

33
40

 
33

80
 

a 
34

40
· 

35
00

 3
52

0 
'I

'-
35

6C
 3

58
0 

36
00

 3
60

6 
36

20
 3

64
0 

36
46

 3
66

0 
, 

'I
'-

CO
CO

 
0

)
 

-
'I

'-
'I

'-
0

)
 

l.L
J 

C
O

-
..--

....,
 

~ 
~
 

~ 
( 

C
")

 
::r:

 
-
~
 

4 
®

~ 
0 

0
)
 

~ 
0

)
. 

~
 

0
: 

~
 

;:-
----

--
(T

) 

M
 

~
 

(3
) 

0
)
 

0
)
 

::::-
.....

. 
"-

~
 

"
-
-
-

0
)
 

0
)
 

~
 

.... 
r::: 

05
 

S
U

B
JE

C
T

 
0

)
 

0
)
 

~
 

~
 

35
71

 
35

91
 

36
31

 
0

)
 

r 1
) 

(2
'1) 

PR
O

PE
R

T
Y

 

0 
36

71
 

0
)
 -

71
 3

39
1 

6
) 

~
 1 

"-
--

-'"
 

34
71

 
36

91
 

0
)
 -

C
H

A
T

H
A

M
 S

T
 

.. ' 
35

60
 

35
80

 
'3

60
0 

36
88

0 
51

.9
 

0 
25

.9
4 

51
.9

 M
et

er
s 

T
h

is
 m

a
p

 is
 a

 u
se

r g
e

n
e

ra
te

d
 s

ta
tic

 o
u

tp
u

t f
ro

m
 a

n 
In

te
rn

e
t m

a
p

p
in

g
 s

ite
 a

nd
 

I 
I 

I 
is

 fo
r 

re
fe

re
nc

e 
o

n
ly

. 
D

at
a 

la
ye

rs
 th

a
t a

p
p

e
a

r 
on

 t
h

is
 m

a
p

 m
a

y
o

r m
a

y 
n

o
t b

e
 

ac
cu

ra
te

, 
cu

rr
en

t, 
o

r 
ot

he
rw

is
e 

re
lia

bl
e.

 

@
 C

ity
 o

f R
ic

hm
on

d 
T

H
IS

 M
A

P
 I

S
 N

O
T

 T
O

 B
E

 U
S

E
D

 F
O

R
 N

A
V

IG
A

T
IO

N
 

PLN - 45



r------------------------------------~~---------.--,-----~----------~ 

\\ 

~ 

~ S'2 ~ ~"..~- .. - - -- w.v 0 "'2 I ---,-,' , 
~ t-.' 

~'~ 
)..... 

~ v). 

~I~ 
/ .. , 

\- ..J. 
.q ,r -

i-t 
' . '" "- <:!Q.. ..... 1:: ~ 

lC 
\J\ ~ G ~ - ;-6- J;: r- Ii:t , 

~ ~ . I-: 
''''~ ~ I 

~ ~ 
~ ::r i I"<' ~ 
~ ~. I :z:: ~ \-...... ~ \.) \J.l:: '-.) 

::s- K ~ \ /' ~ 
'b-~ V> u ol<;;r , ).... "<' "- t: h -.J' ~~ \u ' 
, \i) <:t. .... ~ - '-~ ~J e ~ ~ ~ 

... 
~ 6:.s -~ rP - '" 

~~ 
..., 0'-1: '::I ~ 

\ \"t ...:S:J I - 4.1\ 
,~ ~ ""- ~ ~. 

. , ::: "" ~ u 0;:,1 -:t: t ~~ 
. 

~ v ..... \t st h - ,...... ~ 

(:) ~ ~ ~ 
\-.:.. 

~ " 
VI 

tv"'l u.19:' ~ . \tt "~ ~ \/l . \-

'-~~ 
~ ~-

{) t \tl ~ C)~ ...,.. @ v 
C:.. ~~ 

<~ ~ \J) ~ ~ 
iJ 

<.::) ro~ ~ 
~ 

<('I.I\ ,:::.. ...... l', 

" to "-
, "'~ 

v 
~ly; < 

\:) 
\\ ~ """W \ . 

" . ~ ~ l.u 

.~ . 
~~ ~ 

6) ~ . ~ ~ , ~ ~ \l\ 
V) \... '.< / 

(J , -c- ::J 
~V) tlj \i>-

N ,~~ 
~ ~ --... 

~ ~ ... "' OJ -
't t:. .~ ~ 

I • 

... <:t \t 

_r-"~ 
..: ~ \u~ 4.J "-

)::\-.: '::J "') . \0 
~ ~ 

-
t:\, Q 

~ 
"0"- '1-2 . (0 

... 
\ij ~ l: () :::~~ V\ 
,<0 \- !.v -;1'-1 ~~~ -' ~ Nt ~ 't \:... "- -\-..'- ~ -\t~ -- ~ , 

:5- Iv 
..J~ ~ 

(Y) 
\ ~ 

' ~'- ~ 
1.1. !J 

\-=. 
""( \ \. 

g~ 
II':. 

.... , t:' 'Q :;: e q--' 0·' -- -.... ct \u~ 
~ ~ Vl 

i· 
.,... J-..'::::; 

~ " 
M~ \J 

... '1- ~ 

~ ~ 
-....; 

I \lI 
V> 

r- Q 
~ 
....:. 

_ .. .... w - _~.......--\,. _ ., . -----'"~-....---
I '"'"--_._._._-A_-. ____ ~-.-~_"· ______ . __ ..... , ___ ._~._ , ___ ,_,~-_-,,_ PLN - 46



PLN - 47



PLN - 48



PLN - 49



PLN - 50



PLN - 51



City of 
Richmond 

Wednesday, January 15, 2014 

ATTACHMENT 5 

Excerpt from Minutes 
Heritage Commission 

Development Applications Division 
6911 NO.3 Road, Richmond, BC V6Y 2C1 

3. DEVELOPMENT PROPOSAL - 3471 CHATHAM STREET (RZ 13-643436) 

Rob Whetter and Bob Hodder joined the Commission to make a presentation on the Cotter 
Developments building in the former Gulf of Fraser Credit Union building. 

It was noted that this is a 113 acre space in the Steveston core that will be a 3 storey mixed-use 
building with 2 storeys of residential above retail space. Discussion ensued on the history of the 
site, principle design concepts, materials, ways to reflect Steveston's heritage, the neighbours, 
the laneways, the roof and elevator. 

Discussion further ensued on incorporating the 9 or 10 of the panels (salvaged from the previous 
building) on the exterior of the building. It was noted that the remainder would be donated to the 
city. It was noted that there is a building on East Hastings that has similar concrete panels. 

Commission members expressed concern over a lack of parking spaces for the public. It was 
noted that street parking is available and it meets the city's bylaw requirements (approved by the 
Transportation Department) for parking in Steveston. 

Commission members also recommended cleaning up the laneway and upgrading the 
landscaping to fit within the character of the neighbourhood. It was also noted that softening the 
fronts of buildings (with window boxes or plantings) to reflect the characteristic of buildings 
nearby would also be recommended. Commission members also discussed the placement of the 
panels to ensure visibility and potentially including one in the lobby area -

The unbuilt City lane right-of-way along the west edge of the site will be cleaned up and a 
bench and low fence will be provided behind the Chatham Street sidewalk to provide an 
opportunity to site and look at the panels proposed for the west elevation of the building. 

To provide a more traditional smaller scale pedestrian retail interface, the applicant revised 
the design to decrease the width of the storefront glazing, provide additional pilasters and 
provide a more traditional proportion for the window bases. 

The panel placement in the proposed design maximizes visibility for the public and the 
applicant is reviewing whether or not a portion of an additional panel can be installed inside 
the residential lobby. A didactic panel is also proposed to be installed on the building exterior 
to provide information about the panel artwork. Detailed design would be designed through 
the required Development Permit. 

Discussion ensued on the location of a bike pad. Staff noted that they can look into seeing if it 
can be on public property - Transportation staff reviewed the proposal and the class 2 bicycle 
racks have been relocated into the Chatham Street and 3Td A venue boulevards. The location 
and design would be detailed as part of the required Servicing Agreement application. 
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Discussion further ensued on the siding materials (corrugated metal, instead of wood) and not 
shying away from the industrial aesthetic. Maintenance considerations were noted. Commission 
members also noted that framing the bottom of the windows with a larger, painted wood base 
may make this building more consistent with the Hepworth building. Commission members also 
discussed the columns, use of concrete, lighting issues and potential businesses to occupy these 
storefronts (including a possible clinic, learning centre, Cyclone Taylors shop or "light" retail 
services) - Storefront window framing was revised to address Commission comments and 
would befurther refined as part of the required Development Permit application. 

Staff will keep in touch with the developer and will report back on progress on a monthly basis. 

It was moved and seconded 

That Richmond Heritage Commission support the design of the rezoning proposal at 3471 
Chatham Street as presented on Jan 15,2014 and that Planning Committee give consideration to 
the feedback presented by the Heritage Commission. The Commission also endorses the use of 
the panels. 

CARRIED 
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City of 
Richmond 

Tuesday, February 18, 2014 

ATTACHMENT 6 

Excerpt from Minutes 
Public Art Advisory Committee 

Development Applications Division 
6911 NO.3 Road, Richmond, BC V6Y 2C1 

1. PRELIMINARY PUBLIC ART PLAN FOR 3471 CHATHAM STREET 

Rob Whetter, of Cotter Architects presented the preliminary Public Art Plan for 3471 Chatham 
Street. It was noted that this is the 1/3 acre site of the former GF Financial building. Due to its 
location, it requires rezoning and a Heritage Alteration Permit. 

Mr. Whetter noted that twelve bas relief concrete panels comprising the exterior facade of the 
original building were salvaged and will be incorporated into the new design. The panels depict a 
nod to Steveston's fishing heritage. It was also noted that there is a Vancouver branch which 
retains similar concrete panels. 

It was noted that the design of the new building incorporates nine of the eleven intact panels and 
they will donate any unused panels to the City or other interested parties. The locations of the 
panels were discussed. The artist for the panels was identified as Leonard Epp, a former 
Richmond resident and owner of the Parsons House in Terra Nova, with his spouse, the noted 
artist Ann Kippling. Epp designed the stained glass panels which are surviving in the Parsons 
House. 

It was noted that with these ready-made heritage panels, this project is different than most public 
art projects. It was noted that the Public Art contribution will go into salvaging, detailing and 
installing these salvaged art pieces. Committee members commended the developer on 
preserving significant heritage artwork and using it as a public art contribution. 

Discussion ensued on how to involve an artist and the public. It was noted that a designer could 
be enlisted to help with the display. Commission members also recommended trying to reach the 
original artist to involve him in the project. 

The developer will contact the artist and work with a designer to include and artist statement in a 
plaque or interpretive panel. Ms. Jones noted that she will try to get the artist's contact 
information. 

Discussion ensued on an open call for this project and if it is necessary given the circumstances. 

It was moved and seconded 

That the Richmond Public Art Advisory Committee accept the panels as the developer's 
contribution to public art and recommend that the developer contact and involve the original 
artist, Leonard Epp and select a designer to work on the interpretive panels. 

CARRIED 
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City of 
Richmond 

Address: 3471 Chatham Street 

ATTACHMENT 7 

Rezoning Considerations 
Development Applications Division 

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

File No.: RZ 13-643436 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9138, the developer is 
required to complete the following: 
1. Register a 4m by 4m corner cut road dedication at the southeast corner of the site (as per approved HA l3-641865). 

2. Register a flood indemnity covenant on title. 

3. Enter into a legal agreement that identifies the building as a mixed use building indicating that they are required to 
mitigate unwanted noise and demonstrate that the building envelope is designed to avoid noise generated by the 
internal use from penetrating into residential areas that exceed noise levels allowed in the City's Noise Bylaw and 
noise generated from HV AC units will comply with the City's Noise Bylaw. 

4. Enter into a legal agr(iement to prohibit the conversion of bicycle parking area into habitable space ( e.g. storage) and 
requiring that the rooms remain available for shared common use for the sole purpose of bicycle storage. 

5. Enter into a legal agreement to ensure the shared use of residential visitor and commercial parking spaces and 
prohibiting assignment of any of these parking spaces to a particular unit or user. 

6. Enter into a legal agreement to ensure the provision of electric vehicle charging features: a minimum of 20% of 
parking stalls to be provided with a 120V receptacle to accommodate electric vehicle charging equipment; and an 
additional 25% of parking stalls to be constructed to accommodate the future installation of electric vehicle charging 
equipment (e.g. pre-ducted for future wiring). 

7. Submit confirmation of a Contract entered into between the applicant and a Certified Arborist for supervision of any 
on-site works conducted within the tree protection zone of the trees to be protected off-site. The Contract should 
include the scope of work to be undertaken, including: the proposed number of site monitoring inspections, and a 
provision for the Arborist to submit a post-construction assessment report to the City for review. 

8. Install appropriate tree protection fencing around all trees to be retained as part ofthe development prior to any 
construction activities, including building demolition, occurring on-site. 

9. Voluntarily contribute $4.00 per buildable square foot of residential floor area to the City's affordable housing 
strategy (e.g. $86,992). 

10. Voluntarily contribute $47.00 per buildable square foot of floor area for the density increase from 1.2 to 1.6 FAR (e.g. 
0.4 FAR) as per Steveston Village Heritage Conservation Grant Program Policy 5900 (e.g. $ 296,476). In accordance 
with the policy, the contribution is reduced by the amount ofthe Affordable Housing contribution (e.g. total payable 
of $209,484). 

11. Provide on-site indoor amenity space in accordance with the OCP, or contribute cash-in-lieu in accordance with 
Council Policy 5041 (e.g. $10,000 for 10 apartments). 

12. Voluntarily participate in the City's Public Art Program through the installation of the artwork onsite or contribute 
cash-in-lieu in the amount of$O.77 per buildable square foot of residential floor area and $0.41 per buildable square 
foot of commercial floor area (e.g. cash-in-lieu amount of $18, 175). A security will be held in the cash-in-lieu 
amount and returned to the developer upon completion of the following: 

a) Installation of at least 9 of the panels by artist Leonard Epp along with a didactic panel on the building facades. 

b) A transfer of all of the artist's right, title and interest in the Public Art to the Strata, including a transfer of joint, 
worldwide copyright, in a form satisfactory to the Director, Arts, Culture and Heritage Services, executed by the 
owner and delivered to the Strata within thirty (30) days of the date on which the Public Art is installed. 

c) Submission of the Final Report to the City and the Strata promptly after completion of the installation of the 
Public Art. The Final Report" means a final report in form and content satisfactory to the Director of 
Development and Director, Arts, Culture and Heritage which describes, among other things, the Public Art, the 
siting of the Public Art, a brief biography of the artist, the artist's statement on the Public Art, and such other 
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details as the Director of Development and Director, Arts, Culture and Heritage, in their sole discretion, may 
request, which final report will include enclosures as follows: 

(i) maintenance plan for the Public Art; and 

(ii) twelve (12) high resolution images in digital format of the Public Art showing it in context and revealing 
significant details; 

13. Submit a Development Pennit* and Heritage Alteration Permit* completed to a level deemed acceptable by the 
Director of Development. 

14. Enter into a Servicing Agreement* for the design and construction of road and infrastructure works, including, but 
may not be limited to: 

a) Chatham Street and 3rd Avenue improvements - New concrete sidewalk at the property line and 2.5 m wide 
grass boulevards with street tree planting behind existing curb. The sidewalks are to occupy the remaining right­
of-way between the boulevard and the property line. Works to extend across both frontages and west lane right­
or-way, including removal of existing driveways and installation of barrier curb with gutter and installation of a 
concrete pad, seating bench and low fence behind the Chatham Street sidewalk at the west edge of the site. 
Concrete pads and bicycle racks for class 2 short-tenn bicycle parking are to be provided in the boulevards: on 3rd 

A venue within 15 m of the residential lobby and on Chatham Street approximately mid way among the 
commercial units. 

Should Council adopt streets cape visions for Bayview and Chatham Streets prior to the adoption of the subject 
rezoning, the frontage improvements above shall be adjusted, if necessary, to be in keeping with Streetscape 
Visions for Bayview and Chatham Streets as approved by Council. 

b) Lane improvements Reconstruct the existing east-west lane along the north property line of the site, including 
the driveway crossing on 3rd Avenue, to City lane design standards (Min. 5.4 m wide pavement). Ensure the 
unbuilt north-south lane right-of-way along the west property line of the site is cleaned up, levelled and planted 
with grass. 

c) Storm sewer improvements - Provide a new storm sewer (200mm diameter) for the rear lane located along the 
north property line, including a new manhole to connect to the existing 3rd Avenue storm sewer. 

d) Sanitary sewer improvements - Upgrade the existing sanitary sewer in the rear lane from 150mm to 200mm 
diameter from manhole SMH5503 to the centre of3rd Avenue (Approximately 55 m length), including a new 
manhole to connect to the existing system. 

e) Water distribution improvements -

I. Design and construct a new water main along 3rd Avenue (200mm diameter) from the existing 300mm 
diameter Chatham Street water main to the existing water main along Broadway Street (Approximately 105 m 
length). 

11. The City will pay for the construction of the portion of new water main along 3rd Avenue (200mm diameter) 
from the north edge of the rear lane to the existing water main along Broadway Street (Approximately 45 m 
length). 

f) Fire Hydrant improvements - Provide a new fire hydrant along 3rd Avenue, spaced as per City standards. 

g) Private Utilities -

I. Developer to provide private utility companies rights-of-ways to accommodate any above ground equipment 
(e.g. transformers, kiosks, cabinets) and future under-grounding of overhead lines. 

ii. Existing BC Hydro poles along 3rd Avenue may conflict with the required frontage improvements. Alteration 
and relocation of any private utilities will be at the Developer's cost. 

111. If BC Hydro requires a new PMT to service this development, it is required to be located on the subject site. 
Please note that BC Hydro had indicated that the proposed site may require a PMT for the proposed mixed 
use development, they prefer PMT to be installed near the electrical room, and that the developer has not 
provided electrical details/information to them at this stage. 

iv. It is recommended that the developer contact the private utility companies ~o learn of their requirements. 
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Prior to a Development Permit* being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. Provide an acoustical report and recommendations prepared by an appropriate registered professional, which 

demonstrates that the interior noise levels and noise mitigation standards comply with the City's Official Community 
Plan and Noise Bylaw requirements. Maximum interior noise levels (decibels) within the dwelling units must achieve 
CMHC standards follows: 

Portions of Dwelling Units Noise Levels (decibels) 
Bedrooms 35 decibels 
Living, dining, recreation rooms 40 decibels 
Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

2. Provide landscaping security (in an amount based on a cost estimate sealed by a registered Landscape Architect for 
materials, installation and a 10% contingency) 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
3. Incorporate sustainability, accessibility and public art measures in Building Permit (BP) plans as determined via the 

Rezoning, Development Permit and/or Heritage Alteration Permit processes. 

4. Enter into an Encroachment Agreement* for any canopies/awnings/signs that encroach into the Chatham Street and 
3rd Avenue road rights-of-way. Any overhead structure located within the rights-of-way must be safe and easily 
removable (i.e. not cast in place and not permanently attached to any other structure). 

5. Submit a Construction Parking and Traffic Management Plan to the Transportation Division. Management Plan shall 
include location for parking for services, deliveries, workers, loading, application for any lane closures, and proper 
construction traffic controls as per Traffic Control Manual for works on Roadways (by Ministry of Transportation and 
Infrastructure) and MMCD Traffic Regulation Section 01570. 

6. Submit fire flow calculations signed and sealed by a professional engineer based on the Fire Underwriter Surveyor 
ISO to confirm that there is adequate available flow for fire-fighting purposes. Based on the proposed rezoning and 
using the OCP model, there is sufficient water available from Chatham Street, but not from Broadway Street (411 Lis 
available at 20 psi residual from the Chatham Street hydrant and 125 Lis available at 20 psi residual from the 
Broadway Street hydrant for a minimum fire flow requirement of220 Lis). The required SA includes a new hydrant 
along 3rd Avenue. 

7. If applicable, pay latecomer agreement charges associated with eligible latecomer works. 

8. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and associated 
fees may be required as part of the Building Permit. For additional information, contact the Building Approvals 
Division at 604-276-4285. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s), 
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site 
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 

Initial: ---

PLN - 57



- 4 -

ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

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

Signed Date 
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ATTACHMENT 8 

City of Richmond Policy Manual 

Pa e 1 of 4 Adopted by Council: April 27, 2009 Policy No. 5900 

File Ref: 08-4200-00 Steveston Villa ram 

Policy No. 5900: 

Steveston Village Heritage Conservation Grant Program 

1. Purpose 

The purpose of this program is to establish, for Steveston Village, as identified in the 
Steveston Area Plan, a City grant program to financially cost share in conserving the 
exteriors of private and City owned identified heritage properties. 

2. Program Funding Sources 

• The sources of funds will include moneys contributed from: 
o Private sector density bon using contributions as per the Steveston Area Plan 

(e.g., for rezonings to the Steveston Village Conservation Zone) with over 1.2 
floor area ratio (FAR), 

o Other private donations, and 
o Senior government and NGO grants. 

• If an owner who is rezoning to the Steveston Village Conservation Zone and increasing 
density to over 1.2 FAR, wishes to apply for a City grant, the developer shall provide the 
required contribution to the City prior to final approval of a rezoning and may later apply 
for a cost sharing grant. 

• Private sector density bonusing contributions shall be calculated as $47.00 per buildable 
square foot for densities over 1.2 FAR. (This is a portion of the increased land value 
which private landowners receive due to increased density over 1.2 FAR). 

• Where a developer is required to meet the City's Affordable Housing Policy, the $47.00 
is to be reduced accordingly. 

• The rate may be reviewed and modified by Council periodically. 

3. City Accounts 

For the grant program, the City will maintain the existing Heritage Trust Account No 2207 (a 
capital and non capital heritage account) to manage received funds and may, as necessary, 
establish new heritage accounts. 

4. The Use Of Program Funds 

The collected funds are to be used to cost share: 
For Privately owned identified heritage buildings: the private capital costs of conserving 
their exteriors, on a 50/50 cost sharing basis. 
For City owned identified heritage buildings: the City's capital costs of conserving their 
exteriors, on a 50/50 cost sharing basis. 
The Program is not to pay for all private or City heritage conservation costs. 

5. Council Approval is Required 
• Council approval is required to allocate any program funds. 
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City of Richmond Policy Manual 

Pa e 2 of 4 Adopted b Council: April 27, 2009 Policy No. 5900 

File Ref: 08-4200-00 Steveston Villa e Heritage Conservation Grant Program 

6. Maximum Private Grant Amount 
• Private owners may apply to receive up to: 

Initial Funding: $50,000 per identified heritage building - with private matching funds. 
Optional Funding: Council may consider an additional $25,000 per identified heritage 
building - with additional matching private funding to achieve exceptional heritage 
conservation, as determined by Council. 

• As heritage conservation may occur in stages, a private owner may apply more than 
once, however, the maximum grant which may be allocated is $75,000 per identified 
heritage building. 

7. Private Owner Application Requirements and Procedures 
.• Step 1: Private Owner - City Discussion 

Owners are encouraged to discuss their grant application intentions as early as 
possible when considering to apply and before undertaking any work, to discuss the 
implications and timing of a possible grant, 
No grant is to be provided for work which is undertaken before Council approves the 
grant. 

• Step 2: Owner Application 
Owners are to submit a completed application form accompanied by: 

A cover letter describing the proposed work and how it complies with program 
objectives, 
Architectural drawings and coloured renderings, 
An outline of conservation work and specifications, 
Current color photographs of the building, 
Any archival photographs and historical documentation. 
A minimum of three (3) competitive estimates for the proposed work. (Note: This 
is not a pro forma analysis,) 
Other, as necessary. 

• Step 3: Application Review Procedure 
Applications will be reviewed by staff who will make a recommendation to Council. 
Council approval is required for all grants 

• Step 4: Actual Grant Issuance 
Council authorizes a grant, 
Owners submit actual costs of completed work, 
Staff review costs, 
Staff may issue the approved grant if it meets the program criteria and Council has 
approved it, and 
Staff notify Council of issued grants. 

8. Eligible Private Owner Grant Items 
• Program grants for private sector work are for the conservation of the exteriors if 

identified heritage buildings (e.g., roof, foundation, walls, siding, doors, widows). 
• This includes directly related costs to prepare drawings, etc. 
• Maintenance work will not be funded. 
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City of Richmond Policy Manual 

Pa e 3 of 4 Adopted by Council: April 27,2009 Policy No. 5900 

File Ref: 08-4200-00 Steveston Villa e Heritage Conservation Grant Program· 

9. No Grant, If Funds Are Not Available 
• If no program funds are available when a grant application is made: 

No grant application will be considered, 
No City grant will be given, and 
A grant is not to be deferred until grant funds become available. 

10. Maximum Grant Amount For City Owned Identified Heritage Buildings 
• A City division may apply to receive up to: 

Initial Funding: $50,000 per identified heritage building - with other matching funds. 
Optional Funding: Council may consider an additional $25,000 per identified heritage 
building - with additional other matching funding to achieve exceptional heritage 
conservation, as determined by Council. 

• As heritage conservation may occur in stages, a City division may apply more than once, 
however, the maximum grant which may be allocated is $75,000 per identified heritage 
building, 

11. City Application Requirements and Procedures 
• Step 1: City Division Discussion 

Applying City divisions are encouraged to discuss their grant application intentions 
as early as possible when considering to apply and before undertaking any work, to 
discuss the implications and timing of a possible grant, 
No grant is to be provided for work which is undertaken before Council approves the 
grant. 

• Step 2: City Division Application 
The relevant City division is to submit a completed application form accompanied by: 

A cover letter describing the proposed work and how it complies with program 
objectives, 
Architectural drawings and coloured renderings, 
An outline of conservation work and specifications, 
Current color photographs of the building, 
Any archival photographs and historical documentation. 
If the City is doing the work itself, an itemized estimate of the proposed work. 
If the City is contracting out the work, proposals as per City policy. 
Other, as necessary. 

• Step 3: Application Review Procedure 
Applications will be reviewed by staff who will make a recommendation to Council, 
Council approval is required for all grants. 

• Step 4: Grant Issuance 
Council authorizes a grant, 
Once approved, the grant may be issued to do the work. 

12. Eligible City Grant Items 
• Program grants for City owned identified heritage buildings are for the conservation of 

their exteriors (e.g., roof, foundation, walls, siding, doors, widows). 
• This includes directly related costs to prepare drawings, etc. 
• Maintenance work will not be funded. 
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City of Richmond 

Pa e 4 of 4 Adopted by Council: April 27,2009 

File Ref: 08-4200-00 Steveston Village Heritage Conservation Grant Program 

13. No Grant If Funds Are Not Available 
• If no program funds are available when a grant application is made: 

No grant application will be consider 
No City grant will be given, and 

- A grant is not to be deferred until grant funds become available. 

14. Program Review 
• The Program will be reviewed and modified by Council, as necessary. 

Policy Manual 

Policy No. 5900 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9138 (RZ 13-643436) 

3471 Chatham Street 

Bylaw 9138 

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended by 

a. Inserting the following into the end of the table contained in Section 5.15.1 regarding 
Affordable Housing density bonusing provisions: 

Zone 

"ZMU26 

Sum Per Buildable Square Foot of 
Permitted Principal Building 

$4.00" 

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

"20.26 Commercial Mixed Use (ZMU26) - Steveston Village 

20.26.1 Purpose 

The zone provides for 

20.26.2 Permitted Uses 

• animal grooming 

• broadcasting studio 

• child care 

• education 

• education, commercial 

• entertainment, spectator 

• government service 

• greenhouse & plant nursery 

• health service, minor 

• hotel 

• housing, apartment 

4188871 PLN - 74



Bylaw 9138 Page 2 

• industrial, general 

• liquor primary establishment 

• manufacturing, custom indoor 

• office 

• parking, non-accessory 

• recreation, indoor 

• recycling depot 

• restaurant 

• retail, convenience 

• retail, general 

• retail, second hand 

• service, business support 

• service, financial 

• service, household repair 

• service, personal 

• studio 

• veterinary service 

20.26.3 Secondary Uses 

• boarding and lodging 

• community care facility, minor 

• home business 

20.26.4 Permitted Density 

1. The maximum floor area ratio is 1.0. 

2. Notwithstanding Section 20.26.4.1, the reference to 1/1.0" is increased to a higher 
density of 1/1.2" if the owner pays into the affordable housing reserve the sum 
specified in Section 5.15 of this bylaw, at the time Council adopts a zoning amendment 
bylaw to include the owner's lot in the ZMU26 zone. 

3. Notwithstanding Section 20.26.4.2, the reference to 1/1.2" is increased to a higher 
density of 1/1.6" if the owner pays into the City's Heritage Trust Account, Steveston 
Village Conservation Program the sum of $209,484 (calculated at $47 jsq.ft. multiplied 
by the 0.4 density increase from 1.2 to 1.6 FAR multiplied by the lot area less the sum 
paid into the affordable housing reserve in accordance with Section 20.26.4.2). 
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Bylaw 9138 Page 3 

4. For the purposes of this zone only, floor area ratio shall not include those parts of the 
building used for public pedestrian passage right-of-way. 

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

20.26.5 Permitted Lot Coverage 

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

20.26.6 Yards & Setbacks 

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

2. Building front facades facing a public road shall not be set back from the public road 
lot line, except for the following elements: 

a) a maximum setback of 0.5 m in the ground floor and second floor building face 
(to the underside of floor or roof structure above); 

b) a recessed balcony opening shall have a maximum width of 5.8 m, and the total 
aggregate width shall be a maximum of 30% of the lot width; 

c) a recessed third floor building face; and 

d) the aggregate area of all recesses and openings in items b) and c) shall not 
exceed a maximum of 33% of the building facade as measured from the ground 
level to the parapet cap by the facade width. 

20.26.7 Permitted Heights 

1. The maximum height for buildings is 12.0 m (not to exceed 3 storeys). 

2. The maximum height for accessory buildings and accessory structures is 8.0 m 
Geodetic Survey of Canada (GSC) datum. 

20.26.8 Subdivision Provisions/Minimum Lot Size 

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

20.26.9 Landscaping & Screening 

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

20.26.10 On-Site Parking 

1. On-site vehicle and bicycle parking shall be provided according to the standards set out 
in Section 7.0. except that: 
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a} Required parking spaces for residential use visitors and non-residential uses may 
be shared; and 

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

i} residential visitors - 0.2 space per dwelling unit; and 

ii} all other uses - on-site parking requirements contained in this bylaw are 
reduced by 33%. 

20.26.11 Other Regulation 

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

2. For apartment housing, an entrance to the residential use or parking area above or 
behind the commercial space is permitted if the entrance does not exceed 6.0 m in 
width. 

3. Signage must comply with the City of Richmond's Sign Bylaw No. 5560, as it applies to 
development in the Steveston Commercial (CS3) zone. 

4. In addition to the regulations listed above, the general development regulations in 
Section 4.0 and the Specified Use Regulations in Section 5.0 apply." 

3. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "COMMERCIAL MIXED USE (ZMU26) -
STEVESTON VILLAGE". 

P.LD.029-139-741 
Lot 1 Section 20 Block 3 North Range 7 West New Westminster District Plan EPP30378 
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4. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9138". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

ADOPTED 

MAYOR CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
b 

by Director 
or Solicitor 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Report to Committee 
Planning and Development Department 

Date: April 30, 2014 

File: RZ 13-633927 

Re: Application by Onni Development (Imperial Landing) Corp. for a Zoning Text 
Amendment at 4020,4080,4100,4180,4280 and 4300 Bayview Street (formerly 
4300 Bayview Street) to amend the Steveston Maritime Mixed Use (ZMU12) zone 
and the Steveston Maritime (ZC21) zone 

Staff Recommendation 

1. That the additional information identified in the staff report dated April 30, 2014, titled 
"Application by Onni Development (Imperial Landing) Corp. for a Zoning Text Amendment 
at 4020,4080,4100,4180,4280 and 4300 Bayview Street (formerly 4300 Bayview Street) to 
amend the Steveston Maritime Mixed Use (ZMU12) zone and the Steveston Maritime 
(ZC21) zone" from the Director of Development be received for information. 

2. That should Council wish to locate a library on the subject site, Council select a preferred 
lease option and authorize staff to enter into lease negotiations with the property owner. 

;:J~~-tf / 
Wayrle Cra' 
Direct of Dyvelopment 

ROUTED To: 

Community Services 
Real Estate Services 

4211729 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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April 30, 2014 - 2 - RZ 13-633927 

Staff Report 

Origin 

Onni Development (Imperial Landing) has applied to the City of Richmond to amend the 
"Steveston Maritime Mixed Use (ZMUI2)" zone and the "Steveston Maritime (ZC21)" zone to 
permit additional commercial uses in the non-residential spaces of each of the six (6) existing 
buildings on the subject site at 4020,4080,4100,4180,4280 and 4300 Bayview Street 
(Attachments 1 and 2). 

Staff reports were reviewed by Planning Committee at the meetings of November 19,2013 and 
April 8,2014. At the Planning Committee meeting of April 8,2014, the application was referred 
back to staff. In response to the referral, the applicant has provided a revised community 
amenity contribution proposal (Attachment 3); staff has reviewed the possibility of providing a 
replacement Steveston branch of the Richmond Public Library on the subject site; staff has 
reviewed the referral to examine the possibility of marina development; and staff has reviewed 
the legal aspects related to change of use lease provisions suggested by the applicant. In 
addition, staff has reviewed the land use percentage allocation recommendation from the 
Steveston Merchant's Association. 

Background 

The following referral motion was carried at the April 8,2014 Planning Committee meeting: 

"That the staff report titled, Application By Onni Development (Imperial Landing) Corp. 
for a Zoning Text Amendment at 4020, 4080, 4100, 4180, 4280 And 4300 Bayview Street 
(Formerly 4300 Bayview Street) to amend the Steveston Maritime Mixed Use (ZMU12) 
Zone and the Steves ton Maritime (ZC21) Zone, from the Director, Development, dated 
March 17,2014, be referred back to staff to examine: 

(1) the enhancement of the community amenity contribution, including the possibility of 
library expansion and marina development; and 

(2) the legal aspects related to change of use lease provisions suggested by the applicant. 

and report back to the April 23, 2014 Planning Committee meeting. " 

The timing of the referral in was subsequently revised by Council. The following motion was 
carried at the April 14, 2014 Council meeting: 

"That the date for staff to report back to Committee on the referral made at the Tuesday, 
April 8, 2014 Planning Committee meeting regarding the Application By Onni 
Development (Imperial Landing) Corp. for a Zoning Text Amendment at 4020, 4080, 
4100, 4180, 4280 and 4300 Bayview Street be deferred to the Tuesday, May 6,2014 
Planning Committee meeting. " 

This staff report addresses the Planning Committee referral by: providing a summary of 
proposed revisions regarding community amenity contribution; and providing staff updates 
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April 30, 2014 - 3 - RZ 13-633927 

regarding the possibility of providing a replacement Steveston branch of the Richmond Public 
Library on the subject site, marina development in Steveston and the change of use lease 
provisions suggested by the applicant. In addition, this report provides a staff update regarding 
the land use percentage allocation recommendation from the Steveston Merchant's Association. 

Findings of Fact 

Please refer to the referral staffreport dated March 17,2014 (Attachment 4) for information 
pertaining to public correspondence received between November 5,2013 and March 17,2014 
and response to a new public concern, as well as staff comments and consultant reports 
responding to the referral received from the November 19,2013 Planning Committee meeting, 
and referral rezoning considerations. 

Please also refer to the original staffreport dated November 4, 2013 (also included in 
Attachment 4) for information pertaining to the site and surrounding development, significant 
public input received February 15,2012 to November 4,2013 and responses to public concerns, 
as well as staff comments on the proposal, OCP amendment, zoning amendment, extending 
commercial uses east of No. 1 Road, transportation, heritage and the original rezoning 
considerations. 

Public Input 

After the referral staff report was completed on March 17, 2014 to the time of writing this report, 
eleven (11) pieces of correspondence were received from seven (7) members of the public and a 
46-signature petition of Steveston residents in support of the proposal was submitted by the 
applicant (Attachment 5). Five (5) correspondence writers did not support the proposal, one (1) 
correspondence writer supported the proposal and one (1) correspondence writer did not indicate 
whether they supported the proposal, but did support Planning Committee's referral motion for 
increased community amenities. Similar concerns were raised by the public and discussed in the 
previous staff reports. The new correspondence includes new concerns regarding timing of the 
land use change proposal and a request for a maritime museum. 

Prior to March 17,2014, a significant amount of public input was received regarding the 
proposal and discussed in the original rezoning staff report dated November 4,2013 and an 
additional twelve (12) pieces of correspondence were received from the public and discussed in 
the referral staffreport dated March 17,2014. 

Analysis 

This analysis section will discuss each of the referral items made by Planning Committee at their 
April 8, 2014 meeting. 

Community Amenity Contribution 

In their referral back to staff, Planning Committee asked staff to examine the enhancement of the 
community amenity contribution, including the possibility of library expansion and marina 
development. 
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In response to the referral and following negotiations, the applicant has submitted an offer to the 
City (Attachment 3), staff examined the possibility of providing a replacement Steveston branch 
of the Richmond Public Library on the subject site, and staff reviewed the referral to examine the 
possibility of marina development in Steveston. 

The revised enhanced community amenity contribution offer to the City includes the following: 

• The rezoning considerations presented in the referral staff report dated March 17,2014, 
which include the following community amenity contributions: 

o $1,500,000 to the City's new Steveston Community Amenity provision account, 

o $136,206 to the City's Road Works DeC projects account, 

o $605 to the City's Storm Drainage DCC projects account, and 

o Letter of Credit security in the amount of $15,000 to allow for future traffic calming and 
truck activity mitigation that may be required after the commercial area is occupied. The 
Letter of Credit to be held by the City for a period of 18 months after the commercial area 
is occupied. 

• An additional $500,000 to the City's new Steveston Community Amenity provision account. 

• Three (3) lease options for the City to choose from, including: 

o Option 1 - for the City to lease 4,000 ft2 on the subject site at a rental rate of $25/ft2 for 
the first five (5) years and an option to renew for an additional five (5) years at the same 
rental rate. Under option 1, the applicant is also offering to include a change of use lease 
provision in future leases to allow for future Maritime Mixed Uses iJ) Building 6. 

o Option 2 - for the City to lease the entire 9,197 ft2 ground floor unit in Building 6 (4300 
Bayview Street) at a tiered rental rate. The rate of $0/ft2 would apply to the first 4,000 ft2 
and $25/ft2 would apply to the 5,197 ft2 balance of the area for the first five (5) years. 
The rate of$25/ft2 would apply to the entire 9,197 ft2 area for an additional five (5) years. 

o Option 3 - for the City to lease the entire 12,929 ft2 ground floor unit in Building 5 (4280 
Bayview Street) at a tiered rental rate. The rate of $0/ft2 would apply to the first 4,000 ft2 
and $25/ft2 would apply to the 8,929 ft2 balance ofthe area for the first five (5) years. 
The rate of $25/ft2 would apply to the entire 12,929 ft2 area for an additional five (5) 
years. Rates are also identified at $28/ft2 for years 11-15 and $30/ft2 for years 16-20. 

There are still many questions related to the lease that would need to be carefully reviewed. 
Staff has asked for further information about such things as operating costs, access to parking, 
servicing, provision for an allowance for tenant improvements, additional charges, lease terms 
and lease rates and considerations for a large tenant space. This information was not available 
from the applicant at the time of writing this report. 
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The City's Real Estate Services Division has advised that the offered lease rate of $25/ft2 
represents a reasonable market rate for Building 5, however, if the lease terms include provisions 
for tenant improvements, parking, etc. the lease rate would become more favourable. Staff 
considers the higher market rates, identified by the arplicant, of $32/ft2 to $40/ft2 to be more 
applicable to smaller tenant spaces less than 2,000 ft in size. 

The Ironwood branch location is approximately 12,500 ft2 distributed over two (2) floors. The 
current lease rate at Ironwood is $20/ft2 and is only applied to 4,500 ft2 of common space with 
the remaining 8,000 ft2 provided rent-free. Staff negotiated with the applicant to develop more 
favourable lease terms in keeping with the Ironwood branch provisions but the applicant advised 
the offer provided is the best they are willing to provide. 

In the event that Council wishes to pursue any lease with Onni, staff require authorization from 
Council to work with the applicant to establish appropriate business terms for a lease and would 
need to advise Planning Committee and Council through future staff reports regarding revised 
rezoning considerations and lease details. 

Richmond Public Library 

In response to Planning Committee's referral for staff to examine the possibility of library 
expansion, Community Service staff have reviewed the three (3) lease options and advise that the 
minimum size library space that would be acceptable for the Steveston branch of the Richmond 
Public Library to relocate from the Steveston Community Centre to the Imperial Landing site is 
13,000 ft2. The 12,929 ft2 space option in Building 5 (option 3) aligns with advice from 
Community Services staff. There is a sufficient increase in space to allow for a comfortable 
library with comprehensive branch services including a hybrid of services to meet traditional 
needs and address some of the growing trends of future library services. Building 5 would 
provide a 20 year solution for library services in Steveston that would meet community needs 
and relieve pressure on the Brighouse (main) branch. 

The 9,197 ft2 space option in Building 6 (Attachment 2) would not be acceptable for a library 
space on the basis that it would only provide a modest expansion and not meet the changing 
needs for library services such as the inclusion of a computer room, reading room and study 
space. It is considered by staff to be of poor value for the financial investment that would be 
needed and at best would be an interim solution that would need to be revisited in the future. 

Community Service staff have advised that the 12,929 ft2 space option in Building 5 for a 
replacement library is the only option of the three (3) lease options that is considered viable for 
community service space due to the size of the units and cost to operate stand alone facilities. 

Increases in the Capital Budget, Operating Budget and graduated annual operating budget would 
need to be approved by Council to accept this proposal. These include a one-time capital cost of 
$3,655,460 that would be included as an adjustment to the 2014 Capital Budget and ongoing 
operational costs estimated at $426,315 which would form part of the 2015 Operating Budget. 
The increase in operating costs of$426,315 result in a 0.23% tax impact, and would form part of 
the graduated 2014-2015 annual operating budget based on an 18-month project development 
process. Finance staff have advised that the capital costs of $3,655,460 could be funded from the 
Rate Stabilization Provision and the Five Year Financial Plan 2014-2018 could be amended 
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accordingly. The exact dollar amounts and timing may change. Substantial rent increases could 
impact the operating budget in future years and must be considered. 

Community Services staff provided the following estimates for lease, operating and capital costs 
associated with locating a library in Building 5 or Building 6: 

Current Location 
9,197 fe 12,929 fe 

Size 4000fe 
Steveston CC 

Building 6 Building 5 

Meeting long term needs No Interim Yes 

Programmable library space 3,750 fe 8,597 ft2 12,329 fe 

Non public space 250 fe 600 fe 600fe 

Net gain common space 4,847 fe 8,579 fe 

A. Operational Costs (utilities, staffing, 
$646,200 $700,000 $720,000 

janitorial, collections) 

B. Common Area Fees ($10/ fe) Nil $91,970 $129,290 

C. Rent Nil 
Year 1-5 $129,925 $ 223,225 
Year 6-10 $229,925 $ 323,225 
Year 11-15 $362,012 
Year 16-20 $387,870 

Subtotal (A+B+C) 
Year 1-5 $646,200 $921,895 $1,072,515 

($161.50/ fe) ($118.86/ ft
2

) ($95.10/ fe) 
Year 6-10 $1,021,895 $1,172,515 
Year 11-15 $1,211,302 
Year 16-20 $1,237,160 

Current Steveston Operating,Costs $646,200 $646,200 

Increase to Operating Budget N/A 
Year 1-5 $275,695 $426,315 
Year 6-10 $375,695 $526,315 
Year 11-15 $565,102 
Year 16-20 $590,960 

Capital Costs (tenant improvements, shelving, 
N/A 

$2,759,280 $3,655,460 
moving, collections, FFE's) ($300.01/ fe) ($282.73/ fe) 

Marina Development 

In response to Planning Committee's referral for staff to examine the possibility of marina 
development, the questions of possible dredging in front of the subject site and marina 
development in Steveston have been referred to Parks staff. 

The City has hired a marine engineering consultant and commenced with the investigation into 
the potential dredging. Parks staff will provide information to Committee and Council through 
future staff reports and will be available at the Planning Committee meeting for any further 
discussion. 
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Change of Use Lease Provision 

In their referral back to staff, Planning Committee asked staff to examine the legal aspects 
related to change of use lease provisions suggested by the applicant. 

In response to the referral, the Law Department received a legal opinion that it is legal for Onni 
to include provisions in their commercial leases negotiated with future tenants, including the 
change of use lease provisions suggested by the applicant. The City would not be able to enforce 
lease provisions unless it was a party to the lease or had entered into a separate unregistered legal 
agreement directly with Onni to require a change of use lease provision be included in 
commercial leases with future tenants. 

While a lease provision could be used to secure future MMU uses in Building 6 on the subject 
site, staff do not recommend the City being a party to the administration or securing of such a 
lease provision for a variety of reasons including business operations, potential liability and 
enforcement concerns. Executing such a lease provision and evicting a tenant could have a 
significant economic impact on their business operations. In addition, it would be very difficult 
for the City to manage and enforce, particularly if Onni sells any of the air parcels or units to a 
third party. 

Steveston Merchants Association Proposal 

In addition to the referral, there was discussion at the April 8, 2014 Planning Committee meeting 
regarding the Steveston Merchants Association proposal to restrict the approximate 60,000 
square feet ofMMU area on the subject site to 25% retail (roughly equivalent to the size of the 
proposed grocery store), 25% Maritime Mixed Use (to support the potential of a City marina in 
front of the site) and 50% office. 

Real Estate Services staff has reviewed Imperial Landing Retail Analysis, prepared by Hume 
Consulting Corporation and dated December 2013 and the Steveston Village Economic Analysis, 
Imperial Landing Rezoning - Commercial Impacts, prepared by Colliers International 
Consulting and dated February 24,2014 and find the findings to be reasonable. 

Staff discussed the Steveston Merchants Association proposed limitations with the applicant. 
The applicant advised that: 

• The proposed community amenity contribution package would need to be reduced if 
limitations were imposed. 

• If the City leases Building 5, the potential commercial area is effectively reduced by 23.1 % 
(including all non-residential ground floor area). 

• They have received interest in leasing 12,950 ft2 of space from bank, daycare and dental 
office type uses, which would effectively reduce the potential commercial area by a further 
21.7%. 

• A multi-building commercial development typically has a mix of business uses and the 
individual uses and proportionate mix may change over time. 
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Financial Impact or Economic Impact 

The proposal would provide $2,000,000 to the City's new Steveston Community Amenity 
provision account, $136,206 to the City's Road Works DCC projects account, and $605 to the 
City's Storm Drainage DCC projects account. 

The proposal also has the potential for capital and operational costs as discussed within the 
report should Council wish to authorize staff to negotiate a lease for space for a library within the 
development on the subject site. 

Conclusion 

In response to Planning Committee's referral, the applicant has submitted an enhanced 
community amenity contribution proposal; staff reviewed the possibility of providing a 
replacement Steveston branch of the Richmond Public Library on the site; staff reviewed the 
legal aspects related to including a change land use provision in commercial leases; and staff 
reviewed the percentage allocation of land uses suggested by the Steveston Merchants 
Association. 

If Council wants to pursue the enhanced community amenity contribution proposal and the 
option of a replacement Steveston branch of the Richmond Public Library on the subject site, 
staff would need authorization from Council to work with the applicant to establish appropriate 
business terms for a lease and staff would need to advise Committee and Council through future 
staff reports regarding revised rezoning considerations, lease details, and increases in the Capital 
Budget, Operating Budget and graduated annual operating budget. 

!tdY:=:, MCIP, RPP 
Planner 2 

SB:rg 
Attachment 1: 
Attachment 2: 
Attachment 3: 
Attachment 4: 
17,2014 
Attachment 5: 
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Community Amenity Contribution Offer (dated April 30, 2014) 
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April 30, 2014 

Ms. Sara Badyal 

Planner 2. 

Development Applications Division 

City of Richmond 

Dear Sara, 

Re: Community Amenity Contribution - Imperial landing 

ATTACHMENT 3 

As a consultant to ann; Group, I have been authorized by the developer to present three options for providing 

some additional community amenity contributions related to its Imperial Landing commercial development 

in response to Planning Committee's direction: 

Option 1 

e 4,000 square feet of floor area within Imperial landing will be leased to the City of Richmond for a 5-

year term at a below market rate of $25 per square foot {triple net}. One 5-year renewal option would 

be provided at the same rate of $25 per square foot (triple net). Based on current a market rental rate 

level at Imperial landing in the estimated range of $32-$35 per square foot in Years 1-5 and $35-$40 

per square foot in Years 6-10, this represents a total additional non-cash contribution by the developer 

in the range of $340,000 to $500,000. 

411 Future lease rates (Le. after Year 10) for the 4,000 square feet of space will be calculated based on the 

average annual increase in the Consumer Price Index over the preceding 10 years. 

411 An additional $500,000 cash contribution would be contributed to the Steveston Community Amenity 

provision account. 

• A lease termination clause will be inserted in all leases entered into for Building 6 to provide for possible 

maritime related uses in the future. Modifications have been made to the proposed termination clause 

since the Planning Committee meeting of April 8. 

Option 2 

It 4,000 square feet of floor area within Building 6 would be leased to the City of Richmond at $0 per 

square foot (triple net) for one 5-year lease term. There would be one 5-year renewal option at a below 

a market rental rate of $25 per square foot (triple net). Based on current a market rental rate level at 

Imperial landing in the estimated range of $32-$35 per square foot in Years 1-5 and $35-$40 per square 

foot in Years 6-10, this represents a total additional non-cash contribution by the developer of 

approximately $840,000 to $1,000,000. 
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II The balance of the commercial floor area in Building 6 (approximately 5,000 square feet) would be 

leased to the City of Richmond for one 5-year term at a below market rental rate of $25 per square foot 

(triple net). One 5-year renewal option would be provided at the same rate of $25 per square foot (triple 

net). Based on current a market rental rate level at Imperial landing in the estimated range of $32-$35 

per square foot in Years 1-5 and $35-$40 per square foot in Years 6-10, this represents a total additional 

non-cash contribution by the developer in the range of $425,000 to $625,000. 

'" Future lease rates (Le. after Year 10) will be calculated based on the average annual increase in the 

Consumer Price Index over the preceding 10 years. 

'" A $500,000 cash contribution would be contributed to the Steveston Community Amenity provision 

account. 

Option 3 

'" 4,000 square feet of floor area within Building 5 would be leased to the City of Richmond at $0 per 

square foot (triple net) for one 5-year lease term. There would be one 5-year renewal option at a below 

a market rental rate of $25 per square foot (triple net). Based on current a market rental rate level at 

Imperial landing in the estimated range of $32-$35 per square foot in Years 1-5 and $35-$40 per square 

foot in Years 6-10, this represents a total additional non-cash contribution by the developer of 

approximately $840,000 to $1,000,000. 

@ The balance of the commercial floor area in Building 5 (approximately 8,828 square feet) would be 

leased to the City of Richmond for one 5-year term at a below market rental rate of $25 per square foot 

{triple net}. One 5-year renewal option would be prOVided at the same rate of $25 per square foot {triple 

net}. Based on current a market rental rate level at Imperial landing in the estimated range of $32-$35 

per square foot in Years 1-5 and $35-$40 per square foot in Years 6-10, this represents a total additional 

non-cash contribution by the developer in the range of $150,380 to $1,103,500. 

II Future lease rates (i.e. After Year 10) for entire Building 5 (approximately 12,828 square feet) would be 

leased to the City of Richmond at following rate which is below Market rental rate 

Year 11- 15, at a below Market rental rate of $28 per square foot {triple net}. 

Year 16-20, at a below Market rental rate of $30 per square foot (triple net). 

'" A $500,000 cash contribution would be contributed to the Steveston Community Amenity provision 

account. 

These options are offered on the basis that if either Option 1 or Option 2 or Option 3 is accepted, the 

developer (Onnl) would be free to lease and operate the remaining commercial space in compliance with 

the zoning gUidelines as per the Zoning Text Amendment application. No other conditions, restrictions, or 

limitations would be applied. 
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It should be noted that Onni has previously committed to: 

CD voluntarily contribute $1,500,000 towards the Steveston Community Amenity provision account 

41 voluntarily contribute $136,206 to go towards development of the Road Works DCC projects 

CD voluntarily contribute $605 to go towards development of the Storm Drainage DCC projects 

CD a Letter of Credit security in the amount of $15,000 to allow for future traffic calming and truck activity 

mitigation 

We trust that the additional community amenity contributions offered in Option 1 or Option 2 or Option 3 

address Planning Committee direction as per the Planning Committee meeting of April 8. 

Sincerely yours, 

~ J.oo 
~=m;:==*~~::::::::::::z:;,..:::::;;---~ 

Danny C. F. Leung 

Consultant 

Encl. 

#690 - 4400 Hazelbridge INay PHONE 6048132828 

Richmond, British Columbia 

Canada V6X 3R8 onnl.com 
REAL ESTATE DEVELOPlvlENT 

PROPERTY & CONSTRUCTION MANAGEMENT 

3 

PLN - 93



Schedule C 

Change Retail! Commerdal Use to Maritime Mixed Use (MMU). 

The Landlord reserves the right to terminate this Lease or to relocate the leasee in order to facilitate City 

of Richmond when the Marina is built and agree to covert Building Six to Mixed Maritime Use. The 

premises to which the Tenant is relocated shall be referred to as the "New Premises". 

1) landlord's Right of Termination 

If the Landlord intends to expand or make alternations to Building Six for the use of Maritime Mixed 

Use, it may, upon providing at least eighteen (18) months written notice to the Tenant, elect to 

either: 

a) Cancel this Lease without any compensation whatsoever to the Tenant, in which case this Lease 

shall terminate on the date set out in such notice without prejudice, however, to any rights or 

obligations arising hereunder or accruing to either party before the date of such termination; or 

b) No reduction or discontinuance of service under this Article shall be construed as a breach of 

the Landlord's covenant for quiet enjoymentor as an eviction of the Tenant or entitle the 

Tenant to any abatement of Basic Rent, Additional Rent and Percentage Rent or release the 

Tenant from any obligation under this Lease. 

2. Tenant's Right to Elect Relocation After the EarlyTermination 

a) Should the Tenant or Landlord elect to relocate theTenant on or before the 5th anniversary of 

the Commencement Date, the Landlord shall be responsible for the cost of improving the New 

Premises to a standard which is, in the reasonable opinion ofthe Landlord, similar to that of the 
Lease Premises as of the date of relocation (the" Previous Standard"); and 

b) Should the Tenant or Landlord elect to relocate the Tenant after the 5th anniversary of the 

Commencement date, the Landlord and theTenant shall bear equally the cost of improving the 

New Premises to the Previous Standard. 

3. Owner's obligation After Early Termination from the change of Retail/ Commercial Use of to MMU 
in Building Six 

a) After the marina is built and in operation, the owner have the obligation to present all the future 

Lease offers of the MMU in Building Six to City of Richmond for pre-approval before accepting the 

offer and enter into the head lease. 

b) the owner consent the City of Richmond to post the MM U usage to the city website in conjunction 

with Marina usage in Building Six Only on the property. 
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ATTACHMENT 4 

City of 
Richmond 

Report to Committee 
Planning and Development Department 

To: Planning Committee Date: March 17, 2014 

From: Wayne Craig File: RZ 13-633927 
Director of Development 

Re: Application by Onni Development (Imperial Landing) Corp. for a Zoning Text 
Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street 
(formerly 4300 Bayview Street) to amend the Steveston Maritime Mixed Use 
(ZMU12) zone and the Steveston Maritime (ZC21) zone 

Staff Recommendation 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 9062, to repeal and replace 
the land use definition of "Maritime Mixed Use" by adding a range of commercial uses in 
Appendix 1 (Definitions) to Schedule 2.4 of Official Community Plan Bylaw 7100 
(Steveston Area Plan), be introduced and given first reading. 

2. That Bylaw 9062, having been considered in conjunction with: 

• the City's Financial Plan and Capital Program; and 
• 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 882(3)(a) of the Local Government Act. 

3. That Bylaw 9062, having been considered in accordance with OCP Bylaw Preparation 
Consultation Policy 5043, is hereby found not to require further consultation. 
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4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, to: 

a) Amend "Steveston Maritime Mixed Use (ZMU12)" by widening the range of permitted 
commercial uses; and 

b) Amend "Steveston Maritime (ZC21)" by widening the range of permitted commercial 
uses on 4020, 4080, 4100,4180, 4280 and 4300 Bayview Street; 

be introduced and given first reading. 

I .;->/'/ 
/;>., 

l·1/'t'2~1. ~/tL 
~ayne$raig ----) 
DIrector of Development 

/ J'W 

; 

SB: blg-""" 
Att. 

ROUTED To: 

Policy Planning 
Transportation 
Community Services 

4180184 
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Staff Report 

Origin 

Onni Development (Imperial Landing) has applied to the City of Richmond to amend the 
"Steveston Maritime Mixed Use (ZMU12)" zone and the "Steveston Maritime (ZC21)" zone to 
permit additional commercial uses in the non-residential spaces of each of the six (6) existing 
buildings on the subject site at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street 
(Attachment A). 

A staff report was reviewed by Planning Committee at the meeting of November 19,2013 
(Attachment B), and the application was referred back to staff. In response to the referral, the 
applicant revised the proposal to remove "Indoor Recreation" from the list of requested 
permitted uses. The applicant has also agreed to revised rezoning considerations, which include 
allocation of the proposed $1,500,000 community amenity contribution to a new' Steveston 
Community Amenity' provision account and to provide greater clarity regarding pay parking, 
merchant validation, assigned parking and enforcement of restrictions regarding commercial 
loading hours of operation (Attachment C). 

The applicant retained services of additional consultants and additional services from their 
consultant real estate advisor and consultant transportation engineer to provide information on: 
service demand and the desire for new services of area residents; existing and future demand for 
services within Steveston and Steveston Village; and management of parking and truck loading. 

Background 

The following referral motion was carried at the November 19,2013 Planning Committee 
meeting: 

4180184 

"That the Application by Onni Development (Imperial Landing) Corp. for a Zoning Text 
Amendment at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly 
4300 Bayview Street) to amend Steveston Maritime Mixed Use (ZMU12) and Steveston 
Maritime (ZC21) be referred back to staff and that staff undertake the following: 

(1) attend the scheduled meeting between the applicant and the Steveston Merchants 
Association as an observer and provide an update to the Committee,' 

(2) conduct a study and analysis regarding (i) the types and number of mixed maritime 
and commercial uses that are needed in the area through consultation with the 
residents, business owners, and business and community organizations in Steveston, 
(U) potential implications of specific uses on City facilities and existing businesses in 
the area, (iii) the suitable proportion and location of mixed maritime and commercial 
uses on the subject site including the suggestion to confine the commercial use area 
only in spaces between Easthope Avenue and No.1 Road, (iv) transportation related 
items including potential parking fees and truck parking restrictions; (v) the future 
developments and expected increase in commercial use spaces in the area, and 
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(vi) how the $1,500,000 voluntary community amenity contribution by the applicant 
would be allocated to different uses in Steveston; 

(3) study the possibility of the applicant providing a rental space for a City library on the 
space allotted for commercial use, having the same size and lease rate as the City 
library at Ironwood, as a requirement for the subject rezoning application; 

(4) study the possible location of a maritime museum on the subject site on the space 
allottedfor mixed maritime use; and 

(5) provide updates to Committee on the marina development. JJ 

This staff report addresses the referral by: providing a summary of proposed revisions regarding 
requested commercial land uses, community amenity contribution, parking and loading; 
providing information regarding commercial land use and parking studies and public 
consultation undertaken by the applicant; providing staff updates regarding library, maritime 
museum and marina potential in front of the subject site; and presenting the Official Community 
Plan (OCP) amendment bylaw and zoning text amendment bylaw for introduction and first 
reading. 

Findings of Fact 

Please refer to the original staffreport dated November 4,2013 (Attachment B) for information 
pertaining to the site and surrounding development, pre-Planning Committee public input and 
responses, as well as staff comments on the proposal, OCP amendment, zoning amendment, 
extending commercial uses east of No. 1 Road, transportation, heritage and the original rezoning 
considerations. 

Public Input 

Significant public input was received regarding the proposal and discussed in the original staff 
report (Attachment B). After the original staff report was written, the City received an additional 
twelve pieces of correspondence from the public, both in support and not in support of the 
proposal (Attachment D). Most of the concerns raised by the public were included and discussed 
in the original staff report. The new correspondence does include a new concern regarding 'no 
parking' signs that were posted along Bayview Street. The concern was reviewed by 
Transportation staff, who advised the writer that the signs were installed on a temporary basis 
during construction and were removed in late 2013. 

Analysis 

This analysis section will discuss each of the referral made by Planning Committee at their 
November 19,2013 meeting. 
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Meeting with Steveston Merchants Association and Business and Community Organizations in 
Steveston 

In their referral back to staff, Planning Committee asked staff to attend the scheduled meeting 
between the applicant and the Steveston Merchants Association as an observer and provide an 
update to the Committee. 

In response to the referral, staff attended the meeting as an observer. Onni hosted a meeting with 
business owners and community organizations in Steveston, including the Steveston Merchants 
Association and the Steveston 20/20 group, on the evening of November 26, 2013 in the 
Steveston CommlUlity Centre. Onni's development team included development and leasing 
staff, development consultant, Mr. Danny Leung, consultant real estate advisor, Mr. Peter Hume, 
ofHume Consulting Corporation, and consultant transportation engineer, Mr. Floris van 
Weelderen, of MMM Group. The development team provided presentations regarding retail 
analysis, transportation planning, leasing, and development, to an audience of approximately 28 
people and there were discussions arising out of audience questions. 

Consultant real estate advisor, Mr. Peter Hume, ofHume Consulting Corporation, reviewed his 
Imperial Landing Preliminary Retail Analysis dated September 2013. Consultant transportation 
engineer, Mr. Floris van Weelderen, ofMMM Group, reviewed his Transportation Impact Study 
dated October, 2013. The fmdings of both these reports were reviewed in the previous Staff 
Report (Attachment B). Mr. John Middleton, from Onni's leasing group, provided a brief 
presentation, including: 

• Rents would be comparable to other leasable commercial space in the village with a range of 
$20 to $40 per square foot; with lower rents for larger tenant spaces. 

• Onni is looking for a tenant mix that would complement and not compete with the village. 

• Onni contacted their existing industrial tenants and none were interested in leasing space. 
None could see operating industrial uses in this residential neighbourhood. 

• Onni has received interest from a dentist office for 1,200 fe of the 6,000 ft2 ground floor area 
in 4020 Bayview Street (Building 1). The ground floor of this building could potentially be 
separated into four (4) separate commerciallUlits. 

• Onni has received interest from Nesters; for the entire 16,000 ft2 ground floor area in 
4080 Bayview Street (Building 2) and three (3) daycare providers for the 5,800 ft2 second 
floor area. 

• Onni had not entered into discussions regarding the 1,700 ft2 floor area in the single-storey 
4100 Bayview Street (Building 3). The building could potentially be separated into two (2) 
separate commercial units. 

• Onni has received interest from TD Canada Trust for the entire 6,400 ft2 ground floor area in 
4180 Bayview Street (Building 4). 

• Onni had received interest from a national fitness operator regarding the entire 13,780 ft2 
grolUld floor area in 4280 Bayview Street (Building 5). The grolUld floor of this building 
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could potentially be separated into nine (9) separate commercial units. [Subsequent to the 
meeting, Olll1i decided not to request indoor recreation as an additional use.] 

• Onni had not entered into discussions regarding the 8,900 ft2 ground floor area in 
4300 Bayview Street (Building 6). The ground floor of this building could potentially be 
separated into four (4) separate commercial units. 

Audience comments included: 

• A query whether an adjacent City marina changed the economic advice. In response, 
Mr. Peter Hume advised that local serving uses are the focus to generate sustainable activity 
throughout the year. He advised that marine related uses do create a unique character, but 
tend to be destination, occasional, seasonal, and do not tend to generate a lot of economic 
activity. 

• A query whether a market like Granville Island Market would work. In response, 
Mr. Peter Hume advised that it was successful, was management intensive, and run by 
CMHC; with low rents, and was not a private enterprise. Bridgeport Market did not work in 
Richmond. 

• A query whether there was another community similar to Steveston. In response, 
Mr. Peter Hume advised that every community is unique, but governed by similar rules based 
on his experience. He advised that uses that work and create success cater to day-to-day 
needs of the local community. 

• A query whether Onni was open to the Steveston Merchants Association proposal of 
providing 25% Mixed Maritime Uses, 50% Office space and 25% retail space. In response, 
Onni advised that it was difficult to commit to this arrangement when the public response 
they have received supports the rezoning proposal. 

• Concern was raised regarding new businesses outside of the village core taking away 
business from the businesses inside the village core and that a grocery store would compete 
with approximately 20-30 shops and draw business away from the village core. In response, 
Mr. Peter Hume did not agree, and his experience is that the businesses are complementary 
and there is an existing need for additional retail space in Steveston. 

• Comments from separate speakers that there was no need for a second grocery store and that 
the community does want a second grocery store. 

• Concern that there was mistrust with Olll1i and that the property should not be rezoned. 

• Concerns regarding the reliability of the statistics. 

• Concern regarding parking, including parking demand, availability of parking spaces in the 
village, pay parking, underground parking being undesirable, and there being a paid parking 
structure across the street that sits empty. 

• Concern regarding having vacant space in the buildings. 

• There was a desire for a referendum or survey administered by the City of the businesses and 
residents in the Steveston Village. 
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The purpose of the meeting described above was for Onni to consult with business owners, and 
business and community organizations in Steveston. In addition, consultant, Mr. Danny Leung, 
has been meeting on an ongoing basis with members of the Steveston Merchants Association, 
members of the Steveston 20/20, and individual business owners. Most recently, Mr. Leung and 
Mr. Hume met with the Steveston 20/20 on March 24,2014 at the Britannia Heritage Shipyard's 
Murakami Boathouse. Staff did not attend the meeting, but the applicant has provided a 
summary of the meeting. Mr. Leung advises that at the meeting Mr. Hume reviewed his findings 
and they advised that: Onni would be willing to lease space within the development to the City 
for a library; a fitness centre was no longer a proposed use, two hour free parking would be 
provided to customers with merchant validation and parking fees would not exceed the market 
rate of pay parking areas in Steveston. Mr. Leung also advised that he would provide copies of 
the new consultant reports when they were finalized and was doing so. 

Steveston Area Resident Telephone Survey 

In their referral back to staff, Planning Committee asked for study and analysis of the types and 
number of mixed maritime and commercial uses that are needed in the area through consultation 
with the residents, business owners, and business and community organizations in Steveston. 

In response to the referral - and in addition to hosting the meeting as described above - the 
applicant engaged a consulting firm to reach out to Steveston residents, or residents in area 
outlined as the Steveston Planning Area in the Steveston Area Plan (Attachment E). On behalf 
of the applicant, the consulting firm, Mustel Group Market Research, conducted telephone 
interviews to consult with Steveston Area residents and prepared a summary report, Steveston 
Village Retail Survey, Imperial Landing, dated January, 2014 (Attachment F). 

Mustel conducted telephone interviews with 201 residents in the Steveston Planning Area 
between January 13 and 20, 2014. The summary ofresident responses indicated that: 

• Only 12% of residents reported doing the majority of their grocery shopping in Steveston 
Village. 

• For residents who shop outside Steveston for groceries, more than 80% do so at least once a 
week and 67% reported combining their trips to purchase other goods and services. Most 
commonly for drug store needs (77%). A smaller range of20% to 40% for banking, coffee 
shops, eating out, liquor and professional services. 

• On average, 63% of expenditures are spent on everyday needs outside of Steveston. 

• When asked what was missing from Steveston Village, 41 % of residents identified a large 
grocery store. A smaller range of 5% to 11 % identified produce stores, restaurants, clothing 
stores, cafes and pharmacies. 

• When asked if they would like to see a grocery store at Imperial Landing, 38% said yes, 30% 
said no and 28% said maybe. 

• If a grocery store were located at Imperial Landing, 64% of residents reported they would be 
somewhat likely or very likely to shop there. 34% reported they would be not very likely or 
not at all likely to shop there. 
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• When asked how likely they would shop at or use a list of stores or services if they were 
available at Imperial Landing, 82% ofresidents reported very likely or somewhat likely for 
restaurant, 77% for bakery/deli, 67% for cafe, 55% for liquor store. In opposition, residents 
reported not very likely or not at all likely to shop at or use: 93% for daycare; 80% for hair 
salon; 76% for maritime uses; 75% for medical offices; 62% for bank; and 61 % for 
pharmacy. 

• When asked for suggestions of other stores or services for Imperial Landing, 49% of 
residents did not have any suggestions, 21 % suggested a restaurant, and a smaller range of 
5% to 7% suggested a cafe, clothing store, recreational facility, bank, pharmacy and medical 
offices. 

• When asked if they would be more likely to do more of their shopping at Imperial Landing 
instead of going elsewhere if a grocery store, bank and other personal and professional 
services were provided, 38% of residents responded yes, 27% responded no and 34% 
responded maybe. 

• The survey results support the Hume retail analysis in indicating that allowing additional 
commercial space that cater to the day to day needs of area residents, such as a grocery store, 
could result in bringing additional spending into the Steveston Planning Area. 

Extending the Commercial Uses East of No. 1 Road 

In their referral back to staff, Planning Committee asked for study and analysis of: 

• Potential implications of specific uses on existing businesses in the area. 

• The suitable proportion and location of mixed maritime and commercial uses on the subject 
site, including the suggestion to confine the commercial use area only in spaces between 
Easthope Avenue and No.1 Road. 

• Future developments and expected increase in commercial space in the area. 

In response to the referral and on behalf of the applicant, the consulting firm, Colliers 
International Consulting, prepared an Economic Analysis, Steveston Village Economic Analysis, 
Imperial Landing Rezoning- Commercial Impacts, dated February 24,2014 (Attachment G). In 
summary, the Colliers report advises that: 

• The revised Imperial Landing Retail Analysis report prepared by Hume Consulting 
Corporation, dated December 2013 (Attachment H) was reviewed in terms of report 
methodology, assumptions, input data, and compatibility between the technical analysis and 
the conclusions drawn. Colliers advised that they agreed with Hume's conclusions regarding 
commercial floor area demand and forecasted demand, that the existing population in the 
Steveston Planning Area generates significantly more demand for commercial floor area than 
is currently supplied in Steveston, that there is more than enough existing demand in 
Steveston to support the proposed commercial floor area on the Imperial Landing site, and 
that the demand for commercial floor area will likely increase further over time. 
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• The trade area demand, or Warranted floor area for 2013 from the Hume report was 
referenced, including; 

Floor Area Demand (ft2) 

Convenience Retail 239,797 

Specialty Retail 584,320 

Restaurant & Tavern 203,391 

Services 256,870 

Auto Parts & Accessories 30,844 

Total Warranted Floor Area 1,315,192 

The Services category includes businesses that are thought of as office uses such as financial, 
real estate, insurance, medical services, etc., but does not include professional services such 
as architects, lawyers, etc. as the table is primarily based on household spending. 

• Horseshoe Bay and Ladner Village were reviewed as a benchmark analysis to determine the 
market conditions and the range of uses that could potentially also be viable in Steveston. 
Colliers was not able to isolate marine activity as a demand generator for specific land uses 
due to differences between the locations including population and competitive commercial 
uses. They did advise that there appeared to be no growth in maritime-related business 
activity in these two comparison communities. 

• An inventory was compiled of all office, maritime and other commercial/service uses in the 
Steveston Village Heritage Conservation Area. This includes privately owned lands and 
lands owned by the Federal Government, the Steveston Harbour Authority and the City. 
There is a total of 285,000 ft2 of commercial floor area within the village; with the largest 
component (27% or 77,410 ft2) being food and beverages services. There is a total of26,000 
ft2 of office floor area within the village; with the majority provided at the second floor level 
above at-grade retail. There is a total of 16,000 ft2 of maritime commercial floor area within 
the village. 

• Even with the addition of a new proposed 16,000 ft2 grocery store, only 25% of the trade area 
demand for supermarkets would be met. Supermarkets are included under convenience retail 
and the trade area demand accounts for 118,148 ft2 of the 239,767 ft2 convenience retail 
demand. 

Colliers advises that service office space and professional office space was included in the 
inventory compiled for the Steveston Village Heritage Conservation Area, but office space was 
not included in the demand for additional space. The reason for this is that in their experience, 
office demand modelling, sub-regional, neighbourhood or site-specific analysis of office demand 
is rarely reliable. 

Colliers does not recommend restricting the proportion or location of commercial, mixed 
maritime or office uses on the subject site, with the limitation that any uses should be appropriate 
for a mixed-use development. Colliers advises that restrictions are not necessary to protect 
existing businesses in the village based on the trade area demand being generated and the limited 
scale of the Imperial Landing development (approximately 58,500 ft2). 
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Colliers advises that if the zoning for the subject site remains restricted to Mixed Maritime Uses, 
it is expected that the Imperial Landing commercial space would remain largely vacant, and if 
new qualifying Mixed Maritime Use businesses could be attracted to the site from elsewhere it 
would create competition for the existing Mixed Maritime Use businesses in the Steveston area, 
with potential loss of business. 

Colliers expects that redevelopment in Steveston Village would continue to occur whether the 
subject rezoning application is approved or not. Colliers advises that significant vacancy is 
usually a deterrent to redevelopment, but small sites can redevelop even in the current high 
vacancy condition by securing pre-leases and pre-sales before development occurs. Colliers 
advised that, as long as the Imperial Landing commercial space remains vacant, it is unlikely that 
new commercial projects would be proposed on other sites in Steveston village unless the owners 
first secured tenants. This may no longer be a factor when at least a large proportion of the 
Imperial Landing vacant space is filled. 

There will soon be additional commercial space in mixed use projects in Steveston Village and 
expected future mixed use development. Approximately 7,600 fe of new commercial space is 
under construction at the corner of 3rd Avenue and Bayview Street and the City has received a 
rezoning application that includes a request for approximately 3,500 ft2 more commercial space 
at the corner of 3 rd A venue and Chatham Street. In addition, there is significant development 
potential in Steveston Village, with a number of vacant lots and additional density available 
under the Steveston Area Plan policies and Steveston Village Conservation Strategy. 

Implications of Additional Commercial Uses on City Facilities 

In their referral back to staff, Planning Committee asked for study and analysis of the potential 
implications of specific uses on City facilities. 

In response to concerns raised regarding the proximity of potential recreational uses to the 
Steveston Community Centre, the applicant is no longer requesting "Indoor Recreation" as an 
additional use in the "Steveston Maritime Mixed Use (ZMU12)" zone or the "Steveston 
Maritime (ZC21)" zone. 

All other aspects ofthe proposed amendments to the "Steveston Maritime Mixed Use (ZMU12)" 
zone and the "Steveston Maritime (ZC21)" zone as presented in the November, 2013 Staffreport 
are still included in the proposal. The revised zoning text amendment bylaw is provided along 
with this Staffreport for Council consideration. 

Transportation 

In their referral back to staff, Planning Committee asked for study and analysis of transportation 
related items; including potential parking fees and truck parking restrictions regarding 
commercial loading. 

In response to the referral and on behalf of the applicant, the consulting firm, MMM Group 
Limited, reviewed issues of proposed pay parking and the enforcement of restricted hours of 
operation for commercial loading and submitted a revised Transportation Impact Study, dated 
February, 2014. 
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Revisions to the proposal were made by the applicant to include the following recommendations: 

• Pay parking in the commercial parking areas is proposed to encourage parking turnover. 

• Free commercial customer parking for the first two (2) hours; with merchant validation in all 
businesses in the' development to encourage customer parking on the site. 

• Longer term parking pricing that does not exceed the market rate of pay parking areas in 
Steveston to encourage customer parking on the site. The applicant proposes to provide 
further discounted parking rates for employees of all businesses in the development. 

• Parking pricing may be reviewed and adjusted on an annual basis to ensure objectives are 
being achieved. 

• A maximum of 16 of the 189 commercial parking spaces on weekdays only between the 
hours of 8:30am to 6pm may be assigned for specific businesses. All other commercial 
parking spaces will be shared in the commercial parking area in order to maximize efficiency 
and availability of parking spaces for customers on the subject site. 

• Including performance wording (damages and remedy for a breach of agreement) in the 
proposed loading bay legal agreement to identify fine amounts and a ticketing process in 
order to clarify how commercial loading hours of operation restrictions would be enforced. 

The proposed rezoning considerations have been amended to require legal agreements which 
will: secure free commercial customer parking for a two (2) hour period; provide for merchant 
validation; ensure that pay parking rates do not exceed the market rate of pay parking in 
Steveston; limit assignment of parking spaces; secure a right-of-way over the commercial 
parking areas; and provide for enforcement of commercial loading hours of operation restrictions 
(Attachment C). ' 

Amenity Contribution 

In their referral back to staff, Planning Committee asked for study and analysis of how the 
$1,500,000 voluntary community amenity contribution by the applicant could be allocated to 
different uses in Steveston. 

The applicant continues to propose a community amenity cash contribution in the amount of 
$1,500,000. In response to the referral, staff recommend that the proposed contribution be 
deposited into a new 'Steveston Community Amenity' provision account, for Council to use at 
its discretion. Previously, the contribution was proposed to be deposited in the City-wide leisure 
facilities fund. Creation of the new account would clarify that this contribution is intended to be 
allocated within, or to support the Steveston area (Attachment E). The attached rezoning 
considerations have been revised accordingly (Attachment C). 

The amenity contribution would be available for Council to use at its discretion. Before the 
funds could be spent, Community Services staff would prepare a staff report with analysis and 
recommendations for Council consideration and approval. 
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Richmond Public Library 

In their referral back to staff, Planning Committee asked staff to study the possibility of the 
applicant providing a rental space for a City library on the space allotted for commercial use; 
having the same size and lease rate as the City library at Ironwood, as a requirement for the 
subject rezoning application. 

In response to the referral, Community Services staff provided the following information: 

• The Ironwood branch location is approximately 12,500 ft2 distributed over two (2) floors. 
The current lease rate at Ironwood is $20/ft2 and is only applied to 4,500 ft2 of common 
space. The remaining 8,000 ft2 is provided rent-free. 

• Onni has advised City staff that they would be willing to lease space within the development 
to the City at approximately $25/ft2 applied to the total gross leasable area of the desired unit. 

• While the Library Board has interest in relocating the Steveston library branch to the Onni 
Bayview property, there is no desire to pursue a lease space that would be of roughly 
equivalent size to the existing library space located within the Steveston Community Centre. 

• The Library Board has expressed interest in the approximate 14,000 ft2 space in the ground 
floor of 4280 Bayview Street (Building 5), however, the Library Board has not identified a 
funding source for the required operating budget impact (OBI) and interior renovations that 
would be required to fit out the space. 

• Without a clearly indentified funding source, the potential relocation ofthe Steveston library 
branch to the Onni site is outside the scope of this rezoning application. 

Maritime Museum 

In their referral back to staff, Planning Committee asked staff to study the possibility of locating 
a maritime museum on the subj ect site on the space allotted for mixed maritime use. 

In response to the referral, Community Services staffhave reviewed the site and locating a 
museum on the subject site is not recommended for the fo1lowing two reasons: 

• Visitor feedback in recent surveys has indicated that maritime heritage is most enjoyed and 
valued when experienced in an authentic environment consisting of historic buildings and 
landscape and direct access to the water is available. The Onni development is not a historic 
environment and does not lend itself to this desired sense of authenticity. 

• The current space available in the Onni mixed maritime use area totals 60,000 ft2 distributed 
over several buildings. Noone available building is large enough to support a museum 
(minimum recommended size for a community museum is 20,000 ft2 to make it practically 
feasible) and the configuration of several buildings would not lead to efficient or effective 
operations for a maritime museum. 
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Marina 

In their referral back to staff, Planning Committee asked staff to provide updates to Committee 
on marina development including the City-owned waterfront property in front of the subject site. 

In response to the referral, Community Services staff provided the following information: 

• New floats were moved to the City's pier at Imperial Landing (located at the south end of 
English Avenue) in December of2011 in support of the Council-approved Waterfront 
Strategy. Approvals were received from PortMetro Vancouver, the Fraser River Estuary 
Management Program (FREMP), and Transport Canada. 

• The pier at Imperial Landing features approximately 600 feet of floats, supports casual 
recreational use, day moorage in Steveston for pleasure craft, as well as programmable space 
for Tall Ships, Ships to Shore, and other water based activities on the river. The floats are 
also available to be re-positioned to Garry Point during major events that require moorage for 
vessels with deep drafts. 

• Operator, Kaymaran Adventure Tours, has been successfully offering commercial kayak 
programs (tours and lessons) from the Imperial Landing location since July of2012. 

• Council was provided an update memo in March of2013, advising that the day moorage and 
Recreational Kayaking programs have been successful and would be continued. 

Financial Impact or Economic Impact 

The proposal would provide $1,500,000 to the City's new Steveston Community Amenity 
provision account, $136,206 to the City's Road Works DCC projects account, and $605 to the 
City's Storm Drainage DCC projects account. 

Conclusion 

In response to Planning Committee's referral and working with staff, the applicant provided for 
additional neighbourhood consultation, economic analysis, transportation analysis, and is no 
longer requesting that indoor recreation be permitted on the subject site. Staff reviewed financial 
options for the proposed community amenity contribution, the possibility oflocating a library 
and maritime museum on the subject site, as well as providing an update on water based activity 
in front of the site. 

Onni Development (Imperial Landing) Corp. is requesting that the City allow a wider range of 
uses on their Maritime Mixed Use (MMU) site for improved economic viability and to enhance 
the community with uses to serve resident's needs. While the proposal can be considered under 
the City's 2041 OCP, an amendment to the Steveston Area Plan is required to address the 
additional uses requested by the applicant. It should be noted that the site design is not affected 
by the proposed land use change within the buildings. The proposed roadway improvements to 
enhance pedestrian and cyclist safety would assist in making Steveston a walking, cycling and 
rolling community. The proposed revised parking agreement would secure short term free 
parking with merchant validation, parking fees in line with rates in the village, and limited 
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assignment of parking spaces to address parking concerns. The proposed revised restrictions on 
commercial loading hours of operation would limit potential disruption and clarify the 
enforcement process. The proposed creation of a new Steveston Community Amenity provision 
account would clarify Council's intention to allocate the proposed community amenity 
contribution to support the Steveston area. 

The revised list of rezoning considerations is included as Attachment C, which has been agreed 
to by the applicant (signed concurrence on file). 

On this basis, staff recommend that Official Community Plan Bylaw 7100, Amendment Bylaw 
9062; and Richmond Zoning Bylaw 8500, Amendment Bylaw 9063 be introduced and given first 
reading. 

Sara Badyal 
Planner 2 
(604-276-4282) 

SB:blg 

Attachment A: Location Map 

rr 
TJ{Y'OWe 
Manager, Policy Planning 
(604-276-4139) 

Attachment B: Report to Committee dated November 4, 2013 
Attachment C: Rezoning Considerations 
Attachment D: Public Correspondence (received after November 4, 2013 
Attachment E: Steveston Planning Area Map 
Attachment F: Steves ton Village Retail Survey, Imperial Landing, prepared by Mustel Group 

Market Research and dated January, 2014 
Attachment G: Steveston Village Economic Analysis, Imperial Landing Rezoning - Commercial 

Impacts, prepared by Colliers International Consulting and dated February 24, 
2014 

Attachment H: Imperial Landing Retail Analysis, prepared by Hume Consulting Corporation 
and dated December 2013 
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City of 
Richmond 

To: Planning Committee 

From: Wayne Craig 
Director of Development 

Attachment B 

Report to Committee 
Planning and Development Department 

Date: November 4, 2013 

File: RZ 13-633927 

Re: Application by Onni Development (Imperial Landing) Corp. for a Zoning Text 
Amendment at 4020, 4080, 4100, 4180,4280 and 4300 Bayview Street 
(formerly 4300 Bayview Street) to amend Steveston Maritime Mixed Use (ZMU12) 
and Steveston Maritime (ZC21) 

Staff Recommendation 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 9062, to repeal and replace 
the land use definition of "Maritime Mixed Use" by adding a range of commercial uses in 
Appendix 1 (Definitions) to Schedule 2.4 of Official Community Plan Bylaw 7100 
(Steveston Area Plan), be introduced and given first reading. 

2. That Bylaw 9062, having been considered in conjunction with: 

• The City's Financial Plan and CapitalProgram; and 
• The Greater Vancouver Regional District Solid Waste and Liquid Waste Management 

Plans; 

is hereby deemed to be consistent with said program and plans, in accordance with 
Section 882(3)(a) ofthe Local GovernmentAct. 

3. That Bylaw 9062, having been considered in accordance with OCP Bylaw Preparation 
Consultation Policy 5043, is hereby deemed not to require further consultation. 
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4. That Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, to: 

a) Amend "Steveston Maritime Mixed Use (ZMU12)" by widening the range of permitted 
commercial uses; and 

b) Amend "Steveston Maritime (ZC21)" by widening the range of permitted uses on 4020, 
4080,4100,4180,4280 and 4300 Bayview Street; . 

be introduced and given first reading. 

/:Jx' .-(... 
" .!.I. 

Way Craip/ 
Directo/,fye: opment 

SB:blV 
Att.8 

ROUTED To: 

Policy Planning 
Transportation 
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Staff Report 

Origin 

Onni Development (Imperial Landing) has applied to the City of Richmond to amend the 
"Steveston Maritime Mixed Use (ZMU12)" zone and the "Steveston Maritime (ZC21)" zone to 
permit additional commercial uses in the non-residential spaces of each ofthe six (6) existing 
buildings on the subject site at 4020,4080,4100,4180,4280 and 4300 Bayview Street 
(Attachments 1 & 2). 

2041 Official Community Plan 
The 2041 Official Community Plan designates the subject site as "Mixed Use". No amendment 
is necessary. 

Proposed 2041 OCP Steveston Area Plan Text Amendment 
The Official Community Plan designates the subject site as "Maritime Mixed Use" (J\11vfU) 
(Attachment 3). The application includes a proposed amendment to the Official Community 
Plan (OCP) Bylaw 7100 Schedule 2.4 Steveston Area Plan to change the land use definition of 
"Maritime Mixed Use" (MMU) by retaining all existing Maritime Mixed Use (MMU) uses and 
adding a range of non-maritime related uses (e.g. commercial, retail, service). The intent of the 
proposed area plan text amendment is to better serve the needs of residents. 

Proposed Zoning T ext Amendments 
The application proposes to amend the "Steveston Maritime Mixed Use (ZMU12)" zone and the 
"Steveston Maritime (ZC21)" zone to allow additional uses in the non-residential areas of the six 
(6) existing buildings on the subj ect site. These new proposed uses, along with the existing 
permitted Maritime Mixed Use (MMU), would be located in spaces located on the ground floQr 
of all six (6) existing buildings on the subject site and on the second floor of the 4080 Bayview 
Street building on the subj ect site. 

Findings of Fact 

The Site 

The proposed development site is in the Maritime Mixed Use (MMU) area ofthe former BC 
Packers site. Site construction and landscaping (permitted by DP 08-414809) are nearly finished 
by Onni Development (Imperial Landing) Corp. for a development including: 

• Four (4) three-storey mixed use buildings with two (2) levels of apartment housing over 
ground level MMU space located in buildings addressed 4020, 4180, 4280 and 
4300 Bayview Street. 

• One (l)two-storey MMU building west of Easthope Ayenue located in the building 
addressed 4080 Bayview Stre.et. 

• One (1) one-storey MMU building east of Easthope Avenue in the building addressed 
4100 Bayview Street. 

• A total of 52 residential apartment units and 5,542 m2 (59,648 tr) of non-residential MMU 
space. 

3991455 

PLN - 113



November 4, 2013 - 4 - RZ 13-633927 

• Two (2) underground parking structures located east and west of Easthope Avenue. 

• Public plaza space in rights-of-way at the South ends of No. 1 Road and Easthope Avenue 
that is pedestrian-oriented. 

• Public plaza space in rights-of-way at the South .ends of English Avenue and Ewen Avenue 
that include public parking, controlled vehicle access to the dike, outdoor performance space 
and pedestrian-oriented areas. 

A Development Application Data Sheet providing details about the development is included as 
Attachment 4. Diagrammatic site plan and floor plans are enclosed for reference as 
Attachment 5. 

Project Description 

• General' 

The proposal would amend the range of commercial (e.g. retail, service) uses to .achieve what 
the developer advises is a more economically viable range of compatible land Maritime 
Mixed Use (MMU) area commercial uses and public amenities which are beneficial to 
Steveston (See Analysis section below). 

The existing Maritime Mixed Use (MMU) land uses include the service and repair of boats 
and marine equipment, custom workshops, enclosed storage facilities, fish auction and off­
loading, laundry, drycleaning, light industrial, maritime educational facilities, offices and 
parking. 

The proposed additional land uses include: convenience, general and secondhand retail; 
financial, business support, household repair and massage 'services; restaurant; minor health 
service (e.g. medical, dental, acupuncture, counselling and massage services); indoor 
recreation; commercial education; child care; library and exhibit; animal grooming and 
veterinary service. 

The pJ;oposal includes retaining all existing Maritime Mixed Use (MMU) permitted uses and 
adding retail and service uses in the following areas ofthe six (6) buildings constructed on 
the site: the four (4) three-storey mixed use buildings at the ground floor level only (4020, 
4180,4280 and 4300 Bayview Street); the two-storey non-residential building west of 
Easthope Avenue (4080 Bayview Street), and the (me-storey non-residential building east of 
Easthope Avenue (4100 Bayview Street) (Attachment 5). 

Proposal Highlights 

3991455 

The total density remains lllchanged from before this proposed zoning text amendment. 

The distribution of residential and non-residential areas remains unchanged from before 
this proposed zoning text amendment. 

Two (2) common underground, tanked parking structures are constructed on the site, and 
provide adequate on-site parking for the proposed uses. 

The open spaces and pedestrian passages on the site remain unchanged from before this 
proposed zoning text amendment. 
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The public spaces on the site at the ends of No. 1 Road, Easthope Avenue, English 
Avenue, and Ewen Avenue, remain unchanged from before this proposed zoning text 

.. amendment. 

Public Parking 

Public parking spaces are provided on the site in surface parking lots located in 
public-rights-of-passage (PROP) right-of-ways (ROW) on the subject site, aligned with the 
south ends of English Avenue and Ewen Avenue. 

Surrounding Development 

The site is the last development parcel of the former BC Packers site developed by Onni as part 
of their Imperial Landing development. It is in the "B.C. Packers" waterfront neighbourhood 
and surrounding land uses are as follows: 

To the northwest, across Bayview Street at the corner of No. 1 Road, is a three-storey mixed 
use building with conunercial at grade and residential units above at 4111 Bayview Street 
(permitted under DP 03-230Q77), zoned "Steveston Commercial (ZMU11)" with a permitted 
density of 1.6 floor area ratio (FAR) and a maximum building height of 12 m. 

To the north, across Bayview Street are seven (7) multi-family buildings. Between 
No.1 Road and Easthope Avenue are two (2) four storey residential apartment buildings at 
4211 and 4233 Bayview Street (permitted under DP 03 230076), zoned "Low Rise 
Apartment (ZLR12) - Steveston (BC Packers)", with a permitted den.sity of 1.5 FAR and a 
maximum building height of 15 m. Between Easthope Avenue and Bayview Street, are five 
(5) three-storey townhouse buildings at 12333 English Avenue, 12300 English Avenue and 
4311 Bayview Street, zoned "ToWn Housing (ZT 41) - Bayview StreetiEnglish Avenue 
(Steveston)" with a permitted density of 0.7 FAR and a maximum building height of 12 m. 

• To the east, is Phoenix Pond and its surrounding public open space; including the City dike, 
walkway, observation tower and pedestrian bridge, zoned "School and Institutional Use 
(SI)". 

To the south, is the City dike with walkway zoned "School and Institutional Use (SI)", and 
further south is a City-owned "Maritime Mixed Use" (MMU) waterfront lot with 
development potential, zoned "Steveston Maritime (ZC2l)" with a permitted density of 
0.8 FAR and a maximum building height of 12 m. The proposal will not change the uses 
permitted on this site. 

.• To the west, at the south end of No. 1 Road, is a public plaza, entry to the BC Packers public 
dike walkway, dock, and pump station with observation deck. The dock extends out into the 
Fraser River and maritime development extends westward along the river's edge. Across the 
No.1 Road plaza, is the FederallylProvincially-owned one-storey Department of Fisheries 
and Oceans office, zoned "Light Industrial (1L)" with a permitted density of 1.0 FAR. 
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Consultation with School District No. 38 (Richmond) 

This applicationwas not referred to School District No. 38 (Richmond) because it does not 
include additional residential units. . 

Public Input 

Development signs have been posted on the subject site as notification of the intent to rezone this 
property and the statutory Public Hearing will provide the community with an additional 
opportunity to comment on the application. 

Onni's public consultation regarding this proposal has involved two (2) separate open house 
meetings held on-site on July 11,2013 and July 13,2013. A summary report prepared by the 
developer, was subniitted to the City, inclUding copies ofthe sign-in sheets (Attachment 7). The 
open house meetings were advertised in the Richmond Review and the Richmond News and 
invitations were mailed to 1935 residences and 252 businesses in the surrounding 
neighbourhood. At the meetings, information about the proposed uses, non-residential areas of 
the site, parking and truck loading, as well as road network improvements were presented. For 
both open house meetings, a total of 329 people signed the attendance sheets and 208 feedback 
forms and form letters were submitted. The feedback forms and form letters represent 176 
Richmond households, with 139 households (79%) in support of the proposal, 26 households 
(15%) not in support of the proposal and 11 households (6%) unsure. 

Maps prepared by staff are attached to this report showing household locations for public input 
submitted to Onni during the open houses, public correspondence submitted by Onni to the City, 
and public correspondence submitted directly to the City (Attachment 8). 

The City has received a significant amount of correspondence from the public regarding the 
subject site over the years .. Regarding the proposal to add new commercial uses into the existing 
development, the City received emails and letters representing 131 Richmond households, with 
99 households (76%) in support of the proposal and 32 households (24%) not in support of the 
proposal. The following have been included in this report (Attachment 9) for Council 
consideration: . 

• Letters and emails submitted to the City before the buildings were constructed and outside of 
any City development application process in response to meetings facilitated by the 
developer in the Byng elementary school gymnasium on February 23, 2012 and February 25, 
2012; and 

• Letters and emails submitted to the City after the subject zoning text amendment application 
was received, from March 27, 2013 up to the time of writing this staff report. 
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In summary, the majority of respondents supported the proposal regarding the subject zoning text 
amendment. A mix of concern and support were expressed by the public regarding the potential 
of a wide range of commercial land uses. The correspondence includes the following concerns 
raised by the public 'relating to land use, safety and transportation (staff comments are included 
in 'bold italics '): 

• A desire for the following community amenities - Affordable Housing, community centre 
space, community police station, library space, marine museum, arts performance space, . 
public art, visitor information centre and public washrooms. The proposal does not include 
adding new residential units to the existing 52 apartments on the subject site, so the 
proposal does not include Affordable Housing units or a voluntary contribution towards 
Affordable Housing. However, the developer is currently renting out the apartments, 
which supports a spectrum of housing options in the City. The developer has agreed to 
provide a voluntary contribution of $1,500,000 toward the City's Leisure Facilities Fund, 
for Council to llse at its discretion. 

• Concern regarding the impact of new commercial space on the economic viability of . 
Steveston Village. The developer has submitted a retail analysis report, prepared by Hume 
Consulting Corporation, addressing this concern and indicating that the proposal should 
support the economic viability of Steveston Village, and should not have a negative impact. 
Please see the 'Extending the Commercial Uses East of No.1 Road' section of this staff 
report . 

•. Concern regarding the viability of the current MMU land uses and potential vacant stores. 
This concern is shared by the developer and is the rationale for the developer's request to 
widen the range of permitted commercial uses on the subject site. 

• Safety concerns regarding the ground conditions and changes in ground level on the site. 
The subject site is still.under construction and is required to provide all markings, guard 
rails and handrails required·by the BC Building Code. 

• A desire for free parking. The developer has not yet determined whether afee would be· 
charged for commercial parking spaces on this site. As part of the ongoing management 
of commercial units, Onni would review parl(ing usage and what if any fees should be 
charged. City controlled public parking is provided in the surface parking areas aligned 
with the South erids of English Avenue and Ewen Avenue in City, rights-oj-way. 

• A desire for parking for people with disabilities. Disabled parking spaces are provided in 
accordance with the City's zoning bylaw in the underground parking structures. In 
addition, there are disabled parking spaces in the surface public parking areas on the 
subject site at the south ends of English Avenue and Ewen Avenue. 

/ . A desire for bicycle parking. The developer has agreed to install additiolJal bicycle parking 
racks outside of the proposed commercial units as a condition of the zoning text 
amendment. 
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• A desire for higher frequency transit service. This request has been brought to the attention 
of Translink. 

• Transportation Related Concerns: increased parking demand; narrow street width, increased 
traffic and traffic mitigation; and truck traffic impact on residential streets, safety, noise and 
timing. The developer has submitted a Traffic Impact Study, addressing these concerns 
and indicating that the proposal supports the expected parking demand,and that with 
identified improvements, the surrounding road network can support the proposal Please 
see the "Vehicle Access, Parking and Truck Delivery" section of this staff report. 

• Concerns relating to commercial operations, such as the amount of garbage, hours of 
operation and safety and security. The development includes secure interior garbage and 
recycling storage areas for the residents and for the business operators inside the buildings 
and parking structures. The hours of operation are not yet known, but commercial truck 
delivery hours of operation are proposed to be limited. Please see the HVehicle Access, 
Parking and Truck Delivery" section of this staff report. 

• Concerns relating to the architectural form and character of the existing development, 
including provision of views and open space, and the impact of signage. The proposal does 
not include any new construction. However, any new businesses would be required to 
apply for and obtain a sign permit before installing any business signage. 

• A desire to restrict all residential uses to the portion of the site east of Easthope Avenue, to 
restrict all commercial uses to the portion of the site west of Easthope Avenue, to demolish 
the 4100 Bayview Street building and increase public open space as previously proposed by 
the developer as part of an older rezoning application (RZ 04-287989). The older rezoning 
application was withdrawn by the developer and instead the current development was 
constructed (permitted by DP 08-414809), which includes built non-residential spaces 
throughout the site. 

• Concern regarding the proximity of a possible child care facility to convenient drop-off/pick 
up parking. Onni has received interest to lease a portion of the secondfloor of the 4080 
Bayview Street buildhigfor a child care facility. The development does provide the 
required parking and elevator access from the parking level up to the second floor. Before 
a child care facility can be established, an operator is first required to meet provincial 
requirements and obtain a community care facilities license from the Vancouver Coastal 
Health authority. 

• Clarity regarding the required provision of indoor amenity space for residents. As part of the 
approved Development Permit, Onni was required to register a legal agreement on title to 
secure indoor amenity space for the use of the residents living on the subject site. This 
indoor amenity room is located on the secondfloor of the 4080 Bayview Street building. 
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Staff Comments 

Based on staffs review ofthe subject application, including the developer's Transportation 
Impact Study (TIS), staff are supportive of the subject zoning text amendment, provided that the 
developer fully satisfies the considerations of the zoning text amendment (Attachment 6). 

Analysis 

1. Reasons for the Proposal 

The developer has provided the following justification of the proposal: 

• The subject site is the last phase of Onni's redevelopment of the former BC Packers site. 

• Onni considered ways to make the current OCP/Steveston Area Plan and zoning designations 
viable. ' 

• Viability was not achieved because most "Maritime Mixed Use" land uses need to be related 
to the commercial fishing industry and economical uses have not been found; 

• After several years, Onni is now proposing a revised range 9f what they advise will be viable 
uses while still retaining all uses in the existing "Maritime Mixed Use" definition. 

• The proposed range ofland uses still allows for all original uses in the ZMU12 and ZC21 
zones. 

2. Proposed Uses and Layout 

To achieve viability, the applicant is requesting that a range of commercial land uses be allowed 
in addition to retaining all existing Maritime Mixed Use (MMU) uses in the existing non­
residential spaces located on the ground floor of all six (6) existing buildings on the site, and on 
the se~ond floor of the 4080 Bayview Street building. 

The developer advises that this proposal is beneficial because it supports the viability ofthe 
village and provides community amenities. 

3. 2041 Official Community Plan 

The site is designated "Mixed Use" in the City of Richmond 2041 OCP Land Use Map, which 
provides for residential, commercial, industrial, office and institutional uses. Marina uses, 
waterborne housing and limited commercial uses, facilities and services are permitted on the 
waterfront, in which case the retail sales are limited to boats, boating supplies and equipment, 
and related facilities and services for pleasure boating and the general public. The proposal is 
consistent with the 2041 OCP, as it aims at achieving a more viable village waterfront (e.g. a 
more viable range of uses, continued public access along the waterfront, public parking and area 
character) . 
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4. Current and Proposed OCP Steveston Area Plan Bylaws 

The site is designated, "Maritime Mixed Use" in the Steveston Area Plan (Schedule 2.4 to OCP 
Bylaw 7100). As the proposal does not comply with the current area plan "Maritime Mixed 
Use" land use defInition, an amendment is required to enable a wider range of commercial uses 
in the "Maritime Mixed Use" (MMU) area. 

"Maritime Mixed Use" is currently defined in the Steveston Area Plan as "an area set aside to 
support the maritime economy, with an emphasis on uses which support'primarily the 
commercial fishing fleet, including: 

i) Custom Workshops 

Enclosed Storage Facilities 

Fish Auction and Off-loading 

Laundry and Drycleaning 

Light Industrial 

Maritime Educational Facilities 

Moorage 

Offices 

Other Services Related to Maritime Uses 

Parking 

Service and Repair of Boats and Marine Equipment 

ii) Retail uses are accommodated as accessory uses in the Maritime Mixed Use Area, between 
Phoenix Pond and No. 1 Road. 

iii) Between Phoenix Pond and No.1 Road, residential uses are accommodated above grade 
and only over the dry land portions ofthe Maritime Mixed Use area as a secondary use. fu 
addition, residential uses are to be situated so as to minimize potential conflicts with other 
uses. " 

The developer has requested that the OCP/Steveston Area Plan defInition of Maritime Mixed 
Use be changed to: 

• Retain all existing uses including maritime related uses. 

• Permit additional neighbourhood commercial uses in the "Maritime Mixed Use" area, 
between Phoenix Pond and No.1 Road. 

With the proposed "Maritime Mixed Use" definition text amendment, the proposal is regarded as 
being consistent with the Steveston Area Plan neighbourhood vision. The neighbourhood vision 
envisions development would: support a "homeport"'for the commercial fishing fleet; provide a 
place where people can live, work and,play; ensure public access along the waterfront; enable 
residents and visitors to shop and enjoy the heritage, recreation, commercial fIshing fleet, private 
moorage where appropriate, natural amenities and waterfront activities; cater to local residents 
and visitors through a diversity of mutually compatible land uses providing opportunities for 
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employment, shelter, commerce, community services, recreation, tourism and entertainment; 
provide safe and comfortable pedestrian and vehicular circulation while providing ready access 
throughout the area and especially to the water's edge; sensitively link and buffer nodes of 
activity with strong connections to the foreshore; and manage urban development. 

5.. Current and Proposed Zoning Bylaws 

Existing Zoning 

The site is cunently zoned: 

• "Steveston Maritime Mixed Use (ZMU12)" (formerly "Comprehensive Development 
District (CDIl04)") at the east and west ends ofthe site. 

• "Steveston Maritime (ZC21)" (formerly "Comprehensive Development District (CD/105)") 
in the middle. 

This zoning was put in place under rezoning application RZ 98-153805, which was adopted in 
2001. 

The cunent zoning pennits only: 

• "Maritime Mixed Use" that supports local fishing industries which Onni advises has proven 
to not adequately be economically viable. 

• Residential dwelling units at the east and west ends of the site, limited to 40 dwelling units 
and 62,5% of the building floor area. 

Proposed Zoning Amendments 

The "Steveston Maritime Mixed Use (ZMU12)" zone applies only to portions ofthe subject site, 
therefore the proposed changes will not apply to any other property in Richmond. The 
"Steveston Maritime (ZC21)" applies to a portion of the subject site and the City owned water lot 
located to the south. The proposed changes would not affect the City's water lot. Zoning text 
amendments are proposed to both zones to allow a wider range of non-residential uses on the 
subj ect site. 

To accommodate the developers proposal, "Steveston Maritime Mixed Use (ZMU12)" and . 
"Steveston Maritime (ZC21)" are proposed to be amended to: 

• Include conventional commercial uses in both zones that are intended to accommodate the 
shopping, personal service, business, entertainment, recreational, community facility and 
service needs of area residents. 

• Retain all of the Maritime Mixed Uses pennitted in the existing "Steveston Maritime Mixed 
Use (ZMU12)" zone. 

• Retain all ofthe Maritime Mixed Uses permitted in the existing "Steveston Maritime 
(ZC21)" zone. 

• Limit the proposed new uses in the "Steveston Maritime (ZC21)" zone to the subject site 
only. 
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Staff worked with Ormi to reduce the number of additional land uses. Staff requested indoor 
recreation not be included given the proximity to Steveston Community Centre. After 
consideration, Onni is requesting the addition of indoor recreation use to accomInodate the type 
of recreation facility they may be able to secure, which they feel would provide services 
complementary to those currently provided in the neighbourhood. 

6. Extending the Commercial Uses East of No. 1 Road 

In 1997-1998, when the OCP/Steveston Area Plan was prepared, Village entrepreneurs did not 
want non-maritime related uses (e.g. pure commercial) to extend east of No. 1 Road, as there 
were concerns that such uses and their location outside the village may weaken the economic 
viability of the village. 

This approach can now be reviewed because: 

• The existing limited Maritime Mixed Use (MMU) uses have proven not to be economically 
viable. 

• There has been an increase in Steveston's population which appears able to support both 
existing and new commercial uses and services. 

Staff requested that Ormi meet with the Steveston Merchants Association to review the proposal. 
Onni has been in contact with the association for a number of months and a meeting has been 
scheduled for late November. Staff will provide Council with an update of inforlIiation arising 
from the meeting. 

On behalf of the applicant, Hume Consultjng Corporation submitted Imperial Landing 
Preliminary Retail Analysis, dated September 2013. This retail analysis report supports the 
proposal, indicating that: 

• The 5,536 m2 (or approxim~tely 59,500 ft2) of Maritime Mixed Use'and commercial space is 
small relative to the amount of retail floor area warranted by local and'visitor demand, as 
modelled by the consultant. 

• The proposed addition of an additional approximate 1,440 m2 (15,500 ft2) grocery store is 
expected to help keep local shoppers from leaving Steveston to shop at other shopping 
centres anchored by a large format grocery store. 

• A successful retail component on the subject site is expected to help retain more shopping 
trips within the community, helping to generate spin-off shopping trips to other nearby 
businesses within Steveston Village. ' 

• Steveston Village includes a large number of businesses. It is unlikely that the proposed 
10-12 businesses on the subject site will have a significant impact on existing businesses in 
Steveston. 

• Many of the proposed businesses will be complementary to the existing business mix in 
Steveston Village. 

• The strong market interest by prominent retailers and service providers indicates that the 
subject site is an attractive and viable location and will be sustainable. 
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.7. Vehicle Access, Parking and Truck Delivery 

The existing zoning and building design permits large trucks to access the site. A number of off­
site improvements were provided to address anticipated traffic volumes to the site. Given the 
proposed change in use, additional off-site improvements are being provided to enhance 
pedestrian and cycling safety and Transportation Impact Study findings as identified below. 

The elongated development site has four (4) vehicle accesses from Bayview Street, providing 
access to the development l.lllderground parking structures, truck loading bays, public parking 
areas, and controlled vehicle access to the City dike. 

On behalf of the applicant, the consulting engineering firm MNIM Group Limited prepared a 
Transportation Impact Study, dated October 2013. Transportation staff have reviewed the study 
and accept the [mdings that the existing parking and loading facilities, in combination with the 
proposed road network improvements and truck traffic restrictions, can accommodate the 
proposed addition of new commercial uses on the subject site. The study identifies that parking 
is provided on the site as follows: 

• A total of 270 spaces are provided in two (2) parking structures on the site, including 81 
spaces for the use of residents, 17 spaces for visitors and 172 spaces for the non-residential 
Maritime Mixed Use and commercial uses on the site. 

• The parking supply exceeds the zoning bylaw requirement and will meetthe parking demand 
of the existing uses permitted on the site, as well as the proposed commercial uses. 

In addition, a total of 35 public parking spaces are provided on the site in public rights-of-ways 
aligned with the south ends of English Avenue and Ewen Avenue. 

The developer has agreed to enter into a legal agreement to manage truck traffic as a 
consideration of zoning text amendment. The proposed legal agreement will indentify that: 

• Large delivery trucks are prohibited from accessing or entering the site, including 
tractor-trailer WB-17 size trucks. 

• Truck delivery hours of operation for non-residential uses are limited to 7:00 am to 5:00 pm, 
Monday through Friday; 8:QO am to 5:00 pm on Saturday; and 9:00 am to noon on Sunday. 

• Truck activity on the site is required to comply with the City's Noise Regulation Bylaw. 

To address the future potential impact of truck traffic, the developer has agreed to provide a 
Letter of Credit security in the amount of$15,000 as a consideration of zoning text amendment. 
The security would be held by the City for 18 months to allow for future traffic calming and 
truck activity mitigation that may be required after the commercial area is occupied. 

A Servicing Agreement is a consideration of the zoning text amendment and will include design 
and construction of road improvements to address the proposed increased traffic on Bayview 
Street as a result of the development. Works include, but may not be limited to: 

3991455 

PLN - 123



November 4,2013 - 14- RZ 13-633927 

" Upgrading the No.1 Road and Bayview Street intersection by raising this intersection and 
adding a bollard treatment similar to the No.1 Road and Moncton Street intersection and 
installing decorative crosswalk surface treatment. 

" Upgrading the crosswalks along Bayview Street: 

a) At the two (2) midblock crosswalks between No.1 Road and Moncton Street, providing 
raised crosswalks. 

b) At the three (3) crosswalks at the Easthope Avenue traffic circle, removing a 1.5 m 
section of the granite cobble pavers from each end of the crosswalk (near curbs), 
replacing with an extension of the existing square concrete panels and installing 
decorative crosswalk surface treatment. This will create a 1.5 m wide smooth path at 
either end of the crosswalks for cyclists. 

c) At the six (6) crosswalks at English A venue and Ewen A venue, removing the raised 
granite pavers and installing decorative crosswalk surface treatment to provide 
consistency between the crossings on Bayview Street. 

• Installing 30 kph posted speed limit signs on Bayview Street from No.1 Road to Moncton 
Street, Easthope A venue, English Avenue and Ewen Avenue. 

• . Add "sharrows" pavement markings to identify that Bayview Street is shared by vehicles and 
bicycles from No.1 Road to Moncton Street in both directions. 

8. Heritage 

Heritage and archaeological considerations of the site were completed with the original rezoning 
(RZ 98-153805). These included providing the City with interpretive materials, industrial 
artifacts and commemorative retention or allusion to former cannery and support facilities. 
Some bottles and shells post settlement (not First Nations) materials were also retrieved and are 
presently in the Richmond Museum collection. 

The application was not referred to the City's Heritage Advisory Committee the proposal does 
not include any new construction and the subject site is located outside of the Steveston Village 
Heritage Conservation Area. 

9. Environmentally Sensitive Areas 

There are no Environmentally Sensitive Area (ESA) concerns with the proposed development, as 
the site does not extend into the foreshore area waterfront or associated riparian vegetation. ESA 
concerns for the uplands were addressed in the original BC Packer~ Development Permit 
(permitted under DP 98-153807) to protect the river edge ESA. 
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10. Community Benefits 

The benefits of the proposal identified by the developer include: 

• Roadway improvements, and additional bike racks to enhance walking and cycling. 

• Registration of a legal agreement to ensure parking garage entry gates remain open during 
business hours, providing commercial customers and residential visitors with access to 
parking on the site. 

• Truck traffic restrictions to prohibit large delivery trucks from accessing or entering the site, 
and to limit truck delivery hours of operation for non-residential uses. 

• Traffic calming and truck activity mitigation Letter of Credit security. 

• Voluntary community amenity contribution in the amount of $1 ,500,000 towards the City's 
. Leisure Facilities fund to be allocated at the discretion of Council. 

• Voluntary Development Cost Charge contribution in the amount of $13 6,206 to go towards 
development of Road Works DCC projects for the conversion of Maritime Mixed Use space 
to commercial space. 

• Voluntary Development Cost Charge contribution in the amount of$605 to go towards 
development of Storm Drainage DCC projects for the conversion of Maritime Mixed Use 
space to commercial space. 

• The development design and total density remain unchanged from before this proposed 
zoning text amendment. The construction of the buildings and open spaces is nearing 
completion. 

• View corridors, pedestrian passage and vehicle passage linking the BC Packers 
neighbourhood with the public dike walkway remain unchanged from before this proposed 
zoning text amendment. 

• Publicly accessible open space along the south edge of the proposed residential buildings 
adjacent to the public dike walkway remain unchanged from before this proposed zoning text 
amendment. 

• Public plazas at the south end of No. 1 Road and Easthope Avenue, and public parking at the 
south end of English Avenue and Ewen Avenue remain unchanged from before this proposed 
zoning text amendment. 
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Financial Impact or Economic Impact 

None. 

Conclusion 

- 16- RZ 13-633927 

Onni Development (Imperial Landing) Corp. is requesting that the City allow a wider range of 
uses on their Maritime Mixed Use (MMU) site for improved economic viability and to enhance 
the community with uses to serve resident's needs. While the proposal can be considered under 
the City'S 2041 OCP, an amendment to the Steveston Area Plan is required to address the 
additional uses being requested by the applicant. It should ,be noted that the site design is not 
affected by the land use change within the buildings and responds to the architectural form and 
character, vision and objectives set out in the Steveston Area Plan. The r'oadway improvements 
to enhance pedestrian and cyclist safety will assist in making Steveston a walking and cycling 
community. 

On this basis, staff recommend that Official Community Plan Bylaw 7100, Amendment 
Bylaw 9062; and Richmond Zoning Bylaw 8500, Amendment Bylaw 9063 be introduced and 
given first reading. 

Sara Badyal, M. Arch, RPP 
Planner 2 

SB:blg 

Attachment 1: Location Map 
Attachment 2: Aerial Photo 

~ Terry Crowe 
U Manager, Policy Planning 

Attachment 3: BC Packers Land Use Map (Steveston Area Plan) 
Attachment 4: Development Application Data Sheet 
Attachment 5: Diagrammatic Site Plans and Floor Plans 
Attachment 6: Zoning Text Amendment Considerations 
Attachment 7:, Public Open House Summary Report 
Attachment 8: Public Input Maps 
Attachment 9: Public Correspondence 
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Attachment 2 

Original Date: 04/08113 

RZ 13-633927 Amended Date: 

Note; Dimensions are in METRES 
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Be Packers Land Use Map 

c=J Residential 

1;):,.;;:<;,::1 Maritime MixedUse .. Commercial .. PublicOpen Space 

Steveston Park 

SUBJECT· 
. ···5Ite 

--.- Unrestricted Continuous 
Public Access 0 ........ Public Road 

....... Approximate Shoreline 

Approximate Line of 
Buildings and/or Structures 

• a 
0 

o Note: The trail should be located on the water side of any structures which extend over the water. 

Attachment 3 

Heritage Potential 

Community MixedUse 

Parking associated with 
Maritime MixedUses & 
Limited Public Parking 
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City of 
Richmond Development Application Data Sheet 

Development Applications Division 

RZ 13-633927 ---- Attachment 4 

Address: 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly 4300 Bayview Street) 

Applicant: Onni Development (Imperial Landing) Corp. 

Owner: 

Site Size (m2
): 

Land Uses: 

OCP Land Use 
Des ig nation: 

Onni Development (Imperial Landing) Corp. 

14,042.7 m2 

Mixed use 

Maritime Mixed Use 
Parking associated with Maritime Mixed Use & 
Limited Public 

No change 

No change 

Mixed use 

No change 

Zoning: 
Steveston Maritime Mixed, Use (ZMU 12) 
& Steveston Maritime (ZC21) 

Amended Steveston Maritime Mixed Use 
(ZIVlU12) & Amended Steveston Maritime 

Building , Dwelling units 
4020 Bayview st 12 
4080 Bayview St 0 

Number of Units: 
4100 Bayview St 0 
4180 Bayview St 7 
4280 Bayview St 22 
4300 Bayview St 11 

Total 52 
.. ' " Bylaw Requirement' 

Floor Area Ratio Max. 0.8 

Lot Coverage - Building Max. 60% 

Building Setback Min, 1 m 

Height (m) Max. 12 m & three-storey 

Off-street Parking Spaces: 
Maritime Mixed Use 

& Commercial 172 
Resident 78 

Visitor 11 
(Accessible) (6) 

Total 261 

Public Parking Spaces Limited 

Small Car Parking Spaces Max 50% 

Amenity Space - Indoor Min. 100 m2 

Amenity Space - Outdoor Min. 312 m2 

3991455 

MMU 
631.2 m2 

2,125.1 m2 

165.5 m2 

559.9 m2 
1,278.8 in2 

867.9 m2 
5,536 m2 

Nocbange 

Existing 
0.8 

39.7% 

o m Min. to ROW 
1 m Min. to property line 

by approved D P 

12 m Max. & three-storey 

172 (1.6ac.) 
81 
17 
(7) 

270 

35 by approved DP 

15% (39 spaces) 

Located in second floor of 
4080 Bayview st. 

Building 

1,295 m2 

New Variance 
None permitted 

None 

None 

None 

None 

None 

None 

None 

None 
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City of 
Richmond 

Attachment 6 

Zoning Text Amendment Considerations 
Development Applications Division 

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

Address: 4020.Bayview Street File No.: RZ 13-633927 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, the developer is 
required to complete the following: 
1. Final Adoption of OCP Amendment Bylaw 9062. 

2. Registration of a legal agreement on Title to: prohibit large delivery trucks from accessing or entering the site, 
including WB-17 size (Maximum SU-9 delivery truck size); and to restrict truck delivery hours of operation for 
non-residential uses to 7:00 am to 5:00 pm, Monday through Friday; 8:00 am to 5:00 pm on Saturday; and 9:00 am to 
noon on Sunday. 

3. Registration of a legal agreement on Title to: ensure parking garage entry gates remain open during business hours. 

4. Install an additional 8 (eight) Class 2 bike storage spaces (e.g. exterior bike racks) on-site to meet the Zoning bylaw 
requirements for the additional commercial uses. 

5. City acceptance ofthe developer's offer to voluntarily contribute $1,500,000 towards the City's Leisure Facilities 
Reserve Fund (Account 7721-80-000-00000-0000). 

6. City acceptance of the developer's offer to voluntarily contribute $136,206 to go towards development of Road 
Works DCC projects (Account 7301-80-000-78020-0000). 

7. City acceptance of the developer's offer to voluntarily contribute $605 to go towards development of Storm Drainage 
DCC proj ects (Accolmt 7311-80-000-78020-0000). 

8. City acceptance of a Letter of Credit security in the amount of $15,000 to allow for future traffic calming and truck 
activity mitigation that'may be required after the commercial area is occupied. The letter of credit will be held by the 
City for a period of 18 months after the commercial area is occupied. 

9. Enter into a Servicing Agreement* for the design and construction of road improvements to address the proposed 
increased traffic on Bayview Street as a result oftile development. Works include, but may not be limited to: . 

a) Upgrade the No.1 Road and Bayview Street intersection by raising this intersection and adding bollards similar to 
No.1 Road and Moncton Street. As well, install decorative crosswalk surface treatment on all three (3) legs of 
the intersection, using Duratherm material or equivalent. 

b) Upgrade crosswalks along Bayview Street: 

(1) At the two (2) midblock crosswalks between No. 1 Road and Moncton Street, provide raised crosswalks. 

(2) At the three (3) crosswalks at the Easthope Avenue traffic circle, remove a 1.5 m section of the cobble 
pavers from each end ofthe crosswalk (near curbs) and replace with an extension ofthe existing square 
concrete panels. This will create a 1.5 m wide smooth path at either end of the crosswalks for cyclists. 
Add a narrow band ofthe same decorative pavement surface treatment as a border along both sides of 
each crosswalk to provide consistency between the crossings on Bayview Street. 

(3) At the six (6) crosswalks at English Avenue and Ewen Avenue, remove all ofthe raised granite pavers 
. and replace with decorative crosswalk pavement surface treatment, such as Duratherm material, or 

equivalent. 

c) . Fabricate and install 30 kph posted speed limit signs on Bayview Streetto No.1 Road, Easthope Avenue, 
English Avenue, and Ewen Avenue. 

d) Add pavement marking "sharrows" for bikes on Bayview Street from No.1 Road to Moncton Street in both 
directions. 

Note: 

* 
• 

This requires a separate application. 

Where the Director of Development deems appropriate, the preceding agreements are to be drawn not only as personal covenants 
of the property owner but also as covenav,ts pursuant I:n SCl.ction 219 .of the Land Title Act. 
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All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

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

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

Signed Date 

PLN - 141



Attachment 7 

SUMMARY REPORT 

4300 Bayview St8 Rezoning Application 

Steveston Public Open House 

Held ·On July 11 & 13., 2013 

*It should be note~ that the sign in sheets and all of the feedback forms w~re submitted to the 

City of Richmond on July 19th
, 2013 in digital ~nd hardcopyform~t. 
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Tabl¢ of Conte,nts 

Appen,dix A - Public Consultation Process and Advertisements P. 1-- 5 

Appendix B - Poster Boards and Handouts P.6-17 

Appendix C - public Consultation Summary/Results P.23-30 

/ 
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P. 1 

Appendix A - Public Consultation Process and Advertisements 
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Imperial Landing - 4300 Bayview Street Rezoning·- Pulllic Consultation ProCess 

Open Houses - End of May/Beginnin.g of June 

III 2 public open houses to be held in building 5 at Imperial Landing 

III Wednesday Evening 6;30 - 8:30 

o Saturday Afternoon 12;30 - 2:30 

Newspaper Advertisemehts - twke a week fbr 2 weeks leading up to the open houses 

fiJ Richmond News -twice a week for 2 weeks 

o Richmond Review - twice a week for 2 weeks 

Letter Mail Out - mailed out2-3 weeks prior to open house 

9 LC301} LC327, LC328} LC329 

\& 1935 residences} 252 businesses 

Signage 

c 2 Signs posted on site specifically advertising the open house dates 

Web Site - L1pdates will occur consistently 

I) www.waterfrontrezoning.com 
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PUBLIC INFORMATION MEETING 
Imperial Landin.g - Steveston, B.C. 

The Onhi Group is nearing completion of construction for the filial phase of "The 
Village" at Imperia!l-,allding, located at 4300 Bayview Street, which consists of six 
low-rise mixed-use buildings. The existing zoning restriCts commercial uses to those 
that"are limited to the maritime industry includi.n9 tndustripl and manufacturing. The 
Olini Group has submitted a rezoning application to the City requesting additional 
community~based commerclal/retafl uses. . 

Date &. Time: 

L()cation: 

Contact: 

Thursday, July 11, 2013 from 6:30PM - 9:00PM 
Saturday, July 13, 2013 from 12:00PM - 2:30PM 

Buijding 5 at Imperial Landing 
4280 Bayview Street, Richmond 

Brendan Yee at byee@onnLcom or 604-602~ 7711. . 
Visit.our website www.waterfrontrez.oning.com 

Please join, us at the scheduled open houses lis,ted above. We would like yoUr 
feedback on what types of commerciqlfretail uses you feel are apprbpriate for the 
community. . Onni representatives and our consultant team will be on~hand to 
answer any questions regarding the proposal and to gather community feedback. 
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Feedback Form 

Thank you for attending!P-lease tell us whc;Jt you think. 

Thankyou forattend1hg-the Imperial Landing public-consultation session. This m~eting is bein-gheld as 
part of our, rezoning process to gather the community's feedback _In regards to adding .additional 
com.m~rcla.luses_ to the zoning. It is Onni's goal to create a community where residen.t~ r:;an live, work, 
and play. 

Please tell us about yourself: 

Name: ___________________________________________________________ -

Address: ____________________________________________ ~----~------

E-mail (optional): _____ ---'-_______________________________ _ 

Phone (optional): _______ --,--_______________ . ____________ _ 

Would you like to be contacted with further updates? YES D 
Do you support the rezoning? YES 0 
Would you like general retail, office and service based tenants? YES 0 

NoD 

1\100 

NoD 

What retaJl, commercial or services do you think should be considered at Imperial Landing?_ 

What do you think is missing from this community? 

Thanl< you for your feedback! 
This form can be dropped in the secure box, submitted directly to the City of Richmond, or e­
mailed to f?rend(!n Yee at bvee@onnLcom. For further ihformation please visit 

www.waterfrontrezoning.com or call 604-602-7711 
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It should also be noted that in the supportive PDF's there are also letters of support in addition to the feedbi'\ck forms. The 
letters are addressed t.9 Mayor arid Council,and we want to ensu~e theY are included in the repor~. Moreover, as I refine our 
data base I will be sure to Separate out the letters of support from the feedbac.k forms So that there is no overlapping. 

<l!i> 

annl 
tgt"oup 
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Hi Wayne, 

I have slimmarized the public consultation sessions below. Please see attached for the summarized data base. 

C!I The open houses were held in Building 5 at 4280 BayviewStreet, Richmond. Half of the building was curtained off and 
poster boards were set up on display around the room 

!iI ApproX. 2/000 mail outs Were sent to residents and businesses in the sUr'rdLmding ~rea 
Ii 4 rie-wspaper adVertisements in each the Richmond Review and Richlliond NeWs were published on June 28, July ~,July 

5 andJulyiO. 
a In a<;!qit!on to the City rezoning application signs, 2 signs advertising the open h.ouses wen~ posted on 

site, 
.. The open houses were held on July 11th from 6:30 - 9:00 and,July 13th from 12:00 - 2:30. Catering was done by 

Tapenade Bistro, Bean and Bean Coffee, Starbucks and Outpost Mini Donuts - All of which are local Steveston 
businesses. 

.. 11\ total we had 18 poster boards, which have all been sent to the City for their 
records 

G At the first open house 165 people signed in and at the second 164 people signed in, This gives us a combined 
attel\d.ance of 329 people OVer the course of the 2 open 
houses 

e Feedback has been broken into.3 categories: Supportive, Not Supportive, al)d Unsure or U.nclear. Feedback was 
classified as unsure/unclear if it specifically stated unsure, or if the respondent indicated they did not support the 
rezoning but they did wa nt, particularretililers. We felt it was unfair to classify these responses as either yes or no since 
they ultimately fell into more of a grey area response . 

Q Some people choose to support numerous pieces of feedback that included a feedback form as well as a letter 
addre;sedto Mayor & Council. D0plicates were not counted during the total feedback calculation. fjoth positive and 
negative responses had people who submitted duplicate niethodsoffeedback and I have denoted it with a ** beside 
the person's name. . 

o The total results showed that overall 78% percent of <lttendees were in favor of the rezoning 

If you have any questions on the format or calculations, please feel free to contact me. 
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Legend 

• Subject Site 

Support Rezoning 

@ Single Addresses 

£ Multiple Addresses 

Do Not Support Rezoning 

@ Single Addresses 

tA Multiple Addresses 

208 Total Respondents 
-139 households support the rezoning 
-26 households do not support the rezoning 
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4020 Bayview Street - Public Correspondence Submitted to ONNI Map Inset 

Legend 

• Subject Site 

~--L.LL..LL...LLL.Ll---l 
Support Rezoning 

e Single Addresses 

106 Total Respondents 
-97 households support the rezoning 
-0 households do not support the rezoning 
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Attachment 9 

Public Correspondence 
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4020 Bayview Street - Public Correspondence Submitted to the City Map Inset 

Legend 

• Subject Site 

Support Rezoning 

~ Single Addresses 

Do Not Support Rezoning 
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City of 
Richmond 

Attach me nt C 

Rezoning Considerations 
Development Applications Division 

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

Address: 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street File No.: RZ 13-633927 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, the developer is 
required to complete the following: 
1. Final Adoption of OCP Amendment Bylaw 9062. 

2. Registration of a legal agreement on Title to: prohibit large delivery trucks of size WE-17 or larger from accessing or 
entering the site at any given time; and to restrict truck delivery hours of operation for non- residential uses by trucks 
of maximum SU-9 in size to 7:00 am to 5 :00 pm, Monday through Friday; 8:00 am to 5:00 pm on Saturday; and 9:00 
am to noon on Sunday. Remedies will include, but without limitation, performance wording to establish a fine 
amount of $200 adjusted by CPI annually from the year of rezoning approval per ofthe restrictions in the agreement 
payable by the owner. 

3. Parking Agreement to be registered on title that will include: 

a) the following covenants: 

i. parking garage entry gates are to remain open during business hours of any commercial use on the lands. 

ii. a maximum of 16 of the total 189 commercial spaces may be assigned to specific businesses. Further the 
assignment can be on weekdays only, between the hours of 8:30 A.M. and 6:00 P.M. The balance of the 
parking spaces must be unassigned and available by the use of any commercial client or visitor to a residential 
unit on the site. 

lll. free parking for the first two hours of a vehicle parked on site must be provided, which may be provided 
through a merchant validation for the businesses operating on the site. 

IV. pay parking rates are not to exceed the market rate for pay parking in Steveston Village. The pay parking rate 
may be reviewed and adjusted on an annual basis by the City taking into consideration similar pay parking 
rates in Steveston Village. 

b) a statutory right-of-way from the curb on Bayview Street, extending into the parking structure, over an area 
coincident with the full extent of the underground parking area. The statutory right-of-way will permit the City, 
City officials and contractors to be on and have access to and egress from the parkade for the purposes of 
assuring/monitoring compliance with the parking covenant described in 3(a) above. Further, the statutory right-of 
way will permit the City the right to remove or disable any gate that does not comply with the terms of the 
parking covenant described in 3(a) above. 

4. Install an additional 8 (eight) Class 2 bike storage spaces (e.g. exterior bike racks) on-site to meet the Zoning bylaw 
requirements for the additional commercial uses. 

5. City acceptance of the developer's offer to voluntarily contribute $1,500,000 towards the Steveston Community 
Amenity provision account. 

6. City acceptance of the developer's offer to voluntarily contribute $136,206 to go towards development of Road 
Works DCC projects (Account 7301-80-000-78020-0000). 

7. City acceptance of the developer's offer to voluntarily contribute $605 to go towards development of Storm Drainage 
DCC projects (Account 73 [ 1-80-000-78020-0000). 

8. City acceptance of a Letter of Credit security in the amount of $15,000 to allow for future traffic calming and truck 
activity mitigation that may be required after the commercial area is occupied. The Letter of Credit will be held by 
the City for a period of 18 months after the commercial area is occupied. 

9. Enter into a Servicing Agreement* for the design and construction of road improvements to address the proposed 
increased traffic on Bayview Street as a result of the development. Works include, but may not be limited to: 

a) Upgrade the No.1 Road and Bayview Street intersection by raising this intersection and adding bollards similar to 
No.1 Road and Moncton Street. As well, install decorative crosswalk surface treatment on all three (3) legs of 
the intersection, using Duratherm material OJ 

Initial: ---
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b) Upgrade crosswalks along Bayview Street: 

(1) At the two (2) midblock crosswalks between No.1 Road and Moncton Street, provide raised crosswalks. 

(2) At the three (3) crosswalks at the Easthope Avenue traffic circle, remove a 1.5 m section ofthe cobble pavers 
from each end of the crosswalk (near curbs) and replace with an extension of the existing square concrete 
panels. This will create a 1.5 m wide smooth path at either end of the crosswalks for cyclists. Add a narrow 
band of the same decorative pavement surface treatment as a border along both sides of each crosswalk to 
provide consistency between the crossings on Bayview Street. 

(3) At the six (6) crosswalks at English Avenue and Ewen Avenue, remove all of the raised granite pavers and 
replace with decorative crosswalk pavement surface treatment, such as Duratherm material, or equivalent. 

c) Fabricate and install 30 kph posted speed limit signs on Bayview Street from No. I Road to Moncton Street, 
Easthope Avenue, English Avenue, and Ewen A venue. 

d) Add pavement marking "sharrows" for bikes on Bayview Street from No. 1 Road to Moncton Street in both 
directions. 

Note: 

* 
• 

This requires a separate application. 

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

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

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

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

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

Signed Date 
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From: russell ruttan [mailto:russman@telus.net] 
Sent: Friday) 15 November 2013 5:00 PM 
To: MayorandCouncillors 
Subject: Imperial Landing rezoning (please don't) 

Greetings Mayor and Council 

I am quite sure you are all aware of the latest ONNI's latest application scheme to rezone 
Imperial Landing and wiggle out of it's prior agreements with the City of Richmond. 

I do hope council will stand firm on it's original agreement with ONNI) if you start 
backsliding on your agreements with developers like Onni) the citizens of Richmond may bite 
back. 
I also think a great many citizens will be disappointed that Richmond council caved in to 

ONNI's marketing machine. 
Stand firm please) Onni needs to learn to live up to it's agreements. Not make an agreement 
to get what it wants) (the 2001 Packers site development) (the law suits are currently 
clogging up our courts) and plan all along to press for rezoning when it suits Onni) treating 
the bargaining process like a chump) and the people of Richmond as backs to walk on the way 
to the bank. 

What supermarket will open up against Super grocer? None) because they can not compete here) 
that is why none have bothered so far. We have 4 Pharmacies at least) numerous coffee shops 
and tourist trap type stores with t shirts and ice creme ... do we need another ice creme 
place? 

It is plain this is only about Onni's bottom line) they do not care about Richmond or it's 
people. 
We do not need more t shirt) coffee and ice cream shops in Steveston) we need to build and 
sustain our maritime environment) for now and for the future) wether pleasure craft or the 
fishing industry. 

Stand firm council) Onni agreed to terms regarding development of the whole Steveston Packers 
site including Imperial Landing already. Do not let Onni manipulate council and the citizens 
of Steveston any longer. 

Why do you think Onni has decided to lease the properties now? Because they could not get 
the towers through when they tried. They will try again in future years) waiting for an 
opportune council who will agree to developing the properties as Onni sees fit. 

In closing) a question. Why is Richmond hell bent on development? 
I understand a greater tax base) however one would expect with those extra taxes coming in) 

we citizens of Richmond could expect our taxes to go down) instead) despite all the 
development at break neck speed I see on a daily_ basis) what we see are yearly tax increases) 
and condo towers sprouting up like mushrooms. I don't like it one bit) not one bit ... 

Best Regards 

Russ Ruttan 
Steveston BC 
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Badyal. Sara 

From: 
Sent: 
To: 
Subject: 

Brendan Vee [byee@onnLcom] 
Thursday, 21 November 201309:23 AM 
Badyal, Sara 
FW: Imperial Landing: Feedback [#39] 

From: Wufoo [mailto:no-reply@wufoo.com] 
Sent: Wednesday, l\Jovember 20, 2013 2:51 PM 
To: Brendan Vee 
Subject: Imperial Landing: Feedback [#39] 

Please tell us your feedback on why you do or do not The new village at imperial landing is fantastic. However the proposed commercial 

support additional community based resources for tenants are very disappointing. For a waterfront location the commercial spaces should be 

Imperial Landing * socialhubs like restaurants and cafes, not Iinancial institutions grocers and professionals. 

Name· 

Email * 

Phone Number 

City 

In my opionion this would be a waste ofloeation. Make the retail spaces locations people 

and f.'lmiliea can enjoy a day and night out make steveston an exciting place to socialise 

Not a boring plaza. Thank you 

hanaa awad 

hanaa awad@hotmail.com 

7788892137 

richmond 
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8adyal. Sara 

From: 
Sent: 
To: 
Subject: 

Brendan Vee [byee@onni.com] 
ThursdaY,21 November 201304:30 PM 
Badyal, Sara 
FW: Imperial Landing: Feedback [#40] 

From: Wufoo [mailto:no-reply@wufoo.com] 
Sent: Thursday, l'Jovember 21, 2013 3:21 PM 
To: Brendan Vee 
Subject: Imperial Landing: Feedback [#40] 

.Please tell us your feedback on why you do or do not 1 would suppOJi additional cafes and restaurants orr the buses walk looking at the water .. 

support additional community based resources for But I do not support that area to be solely a shopping area 

Imperial Landing * 

Name" Heather A 

Email * heather.awad@live.ca 
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From: Rupert Whiting [mailto:rupertwhitinq@qmail.comJ 
Sent: Thursday, 21 November 2013 5:50 PM 
To: MayorandCouncillors 
Subject: Please do not allow Onni to win in Steveston 

Dear Council Members, 

Please, please do not bend to the plans of Onni on the waterfront at Steveston. This would set a precedent for business 
winning over principles. They have routinely ignored the wishes of the locals and have proceeded with a project that has 
no business plan without forcing the changes required. You are all probably fully aware of Onnl's well-known sharp 
business practices with contractors and this whole affair speaks to a equal disregard for the opinions and needs of the 
community. Please, please do not let bullies win. 

Lastly I would ask that the council actively investigate the financial affairs of anybody seeking to vote for the proposal. It 
wold be entirely in character of this business to seek to influence the decision with the only asset that they value, namely 
money. 

I appreciate your time and efforts on behalf of the community and hope that you will jointly resist what will undoubtedly 
be severe pressure to allow that property to be used for purposes for which it was not initially approved. It would be a 
travesty if that were to occur. 

Kind regards 

Rupert Whiting 
Business Consultant 
RupertWhiting@gmail.com 
Cell: (604) 339-5369 
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From: Sharon Renneberg [mailto:renneberg@telus.net] 
Sent: Sunday, 24 November 2013 1:39 PM 
To: Zoning; MayorandCouncillors 
Subject: Rezone RZ 13633927 Onni Imperial Landing 

Dear Sirs: 

I wish to express my opposition to the repeated rezoning requests from Onni Development to eliminate 
the Mixed Maritime Use requirement for the commercial portion of Imperial Landing. 

All of Richmond has lost the opportunity to have full access to this real estate as a park. Regretfully I 
understand that we cannot undo that. Please do not make a bad situation worse. I see from reviewing 
archived Council minutes that Onni have been before City Council on July 17, 2007 and May 27,2009. 
On July 17,2007, it is recorded, the flthe applicant has stated that the Mixed Maritime Use (MMU) is not 
economically feasible on the site" and later fI the applicant proposes a grocery store at street level on 
the west end of the site with a restaurant planned for the second of the two stories". They have since, 
without any approval, gone ahead and constructed exactly that. You can be sure that the two storey 
building that is currently offered to have a daycare on the second storey will be an unsuccessful 
operation and Onni will pursue the original planned restaurant use. The proposal to house Nester's 
grocery in the ground floor would be disastrous. The street loading zones already on Bayview create a 
zig zag of through traffic and bicycles daily, add a backing up grocery delivery truck to the mix and there 
will be casualties. 

At the meeting of May 27,2009 it is recorded that flMr. Jarvis stated that he fully understood the City's 
definition of MMU". How is it possible and what kind of message would Council be sending to 
developers, that is OK to build what you wish regardless of the zoning and then continue to hold info 
sessions and come before council with increasingly sized flgoodwill contributions" until the zoning is 
changed to enhance the developer's bottom line? Yes, Steveston may warrant another grocery store but 
not on the waterfront for heaven's sake. 
The current independent Steveston merchants have created a responsible, caring community. Please 
support them and the residents by allowing them to continue to grow and thrive without the threat of 
big chain stores being invited by Onni to slash the local businesses. Kudos to Councillors Steves and Au 
for recognizing that. 

Yours truly, 
Sharon Renneberg 
307 - 4211 Bayview St 
Richmond 
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8adyal. Sara 

From: 
Sent: 
To: 

Brendan Yee [byee@onni.com] 
Monday, 25 November 2013 10:58 AM 
Badyal, Sara 

Subject: FW: Imperial Landing: I Support [#79] 

From: Wufoo [mailto:no-reply@wufoo.comJ 
Sent: Sunday, November 24, 2013 12:14 PM 
To: Brendan Yee 
Subject: Imperial Landing: I Support [#79] 

Please tell us your feedback on why you support the My wife and I are looking forward to renting in this great community in February and 

proposed retail uses for Imperial Landing * have been here numerous times. 

Name* 

Email * 

.Phone Number 

City 

The boardwalk is a great asset 

This is only a win win situation for everyone 

We have been to one open house and they answered all our questions 

Thank you 

Will Brunskill 

willbrunskill@shaw.ca 

604-408-8500 

Vancouver 
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From: Bill Armerding [mailto:bill armerding@telus.net] 
Sent: Wednesday, 27 November 2013 9:10 AM 
To: l\tlayorandCouncillors 
Subject: I don't trust Onni and you should not let them win at. our expense 

Dear Sirs and Madams, 

I did not realize there was a meeting with Onni but would urge you to discount anything they say and listen to neighbors 
directly rather than to what Onni or their consultants say. 

They made a very bad business decision to go ahead and build without a viable development plan and purpose. l\Jow 
they have a white elephant and we have an eyesore. I hope you will ask for interested neighbors and business leaders 
to work with the city to find acceptable uses for these buildings, whether they are profitable for Onni or not. They have 
had their hands in our pockets all along and their response has been to inconvenience us and try to trick us ever since. 

William H. (Bill) Annerdil1g 
12071 Hayashi Court, Richmond, BC CANADA V7E 5W2 
Tel: 604-241-0487 Email: Bill Armerding@telus.net 

From: Rupert Whiting [mailto:notification+oochrpgz@facebookmail.com] 
Sent: November 27, 2013 8:55 AM 
To: Hayashi Peeps 
Subject: Re: [Hayashi Peeps] For those of you unable to attend last night's ... 

Rupert Whiting commented on his post in Hayashi Peeps. 

Rupert Whiting 8:55<1rn Nov 27 

Hi Bill, 100% agree. The email isMayorandCouncillors@richmond.ca. I know 
because I wrote last week. If I may suggest that you make the title very descriptive 
as I have no expectation that they get rad just that the email subject lines build a 
sense of public attitude. For instance I called mine "Please don't let Onni win." If 
that's all they read I got my message across. 

Comment History 

Bill Armerding 

Rupert, 

8:25am Nov 27 

I did not even know about the meeting. I would be glad to chat about alternatives 
to following up. Do you have a list of the email addresses for our city council and 
mayor? 

I think that Onni should not be trusted - they have abused us ever since they 
started. And what kind of organization would build a white elephant that they could 
not economically use before getting approval for changes. It is their fault it is sitting 
empty and we should not be forced to take their solutions to their problems. 

Let me know when we can talk and where I can get more information. Thanks. 

William H. (Bill) Armerding 
12071 Hayashi Court, Richmond, BC CANADA V7E 5W2 
Tel: 604-241-0487 Email: Bill Armerding@telus.net 

Original Post 

Rupert Whiting 8: 12am Nov 27 

For those of you unable to attend last night's Onni public meeting (well advertised I 
know) here is a letter that I just wrote to the Richmond News. BTW I don't know 
your opinion of the rezoning and I want to.J..- _I __ ~ l-J.,~LT am objecting every bit as 
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much to the manner of the attempt as I am to actual (inevitable) rezoning itself. I 
would LOVE to know of your opinion on this matter as Onni are under the 
impression that 75% of locals are 100% behind the rezoning. That's not jiving with 
what I am hearing. I may be wrong .. 

Dear Sir, 

I was very struck by the number of total contradictions in the many Onni statements 
arising from last night's public meeting. On one had they claim to only want to bring 
businesses to the area that residents want. Then they highlight 3 of the 4 most 
likely tenants that would be signing up as soon as any rezoning were approved.; A 
bank, a restaurant and a dentist. As an 8 year Steveston resident I can honestly say 
that I have never once felt a lack of any of those in my community. 

Their retail needs analysis included such "facts" as there are 400+ merchants in 
Steveston and that the combined disposal income of Steveston Residents is in the 
region of $400M per year. The consultant was unclear on the boundaries he had 
used to define Steveston but it appears that he conveniently extended his reach as 
far a Gilbert and Williams Roads. Regardless of the inaccuracies of the definition of a 
Steveston resident he went on to make analysis based on the assumption that 
100% of that spend would be captured in Steveston if Onni were allowed to rezone. 
And to compound the lack of creditability of his analysis he took ZERO account of 
tourist dollars. Yet we were expected to take his "educated" analysis and predictions 
of positive community benefit at face value. Frankly I felt dirty just listening to the 
man. 

Onni were also happy to hide behind "it's the way that everyone does it" when I 
challenged the equally egregiously misleading traffic data that their consultant felt it 
worth attempting to present. I found that amusing as "doing what everyone else 
would have done" in the rest of this situation would have resulted in a vastly 
different outcome than the white elephant that now sits on our shoreline. 

There were words of compromise and conciliation, mainly from the local merchants 
seeking not to be left holding the baby of a concrete laughing stock in their 
community and Onni made the appropriate bleeding heart "we're just like you" 
statements butthere were no winners last night. Just a deepening of distrust of the 
real (and very visible) agenda backing every Onni move. It's all about the money 
and hang the community that it infects (sic). 

Regards 

Rupert Whiting 

View Post on Facebook . Edit Email Settings' Reply to this email to add a comment. 
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8adyal. Sara 

From: 
Sent: 
To: 
Subject: 

Brendan Yee [byee@onni.com] 
Wednesday, 27 November 201306:21 PM 
Badyal, Sara 
FW: Imperial Landing: I Support [#80] 

From: Wufoo [mailto:no-reply@wufoo.comJ 
Sent: Monday, November 25, 2013 10:47 PM 
To: Brendan Yee 
Subject: Imperial Landing: I Support [#80J 

Please tell us your feedback on why you support the J mn waiting from April for nice place to have a coffee on new waterfront in Steveston! 

proposed retail uses for Imperial Landing " Why can't we have it? Water front is for people to enjoy and unwind not for few. It is a 

public place/ Plages beaches waterfront are always public places - give us what belongs 

to us. 

Name * IRINA BELY ANINA 

Email II IB@SENDITSIMPLE.COM 

City RICHMOND 
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From: Frymire Ange [ange-frymire@shaw.ca] 
Sent: November 29,2013 3:05 PM 
To: Shapiro, David 
Cc; Townsend, Ted; DeCrom, Ted; Dhaliwal, Bill; Stewart, Tom; Dias, Ben 
Subject: Acquiring Parking Restrictiobs, 12300 Block English Ave 

Hello, all. I trust that, if you are not a decision-maker in regards to the context ofthis email, you will forward to someone who 
can act upon our concerns. Please also cc me, so that I am in the know as to whom I should be contacting. 

My husband - Jesse Fleming - and I live in the 8-townhouse complex across from the new low-rise mall/condo development 
constructed by Onni (see address in my auto signature below).represent our strata as president and we have some questions. 
I have been in touch with the City of Richmond a number of times in regards to parking to discuss some of the challenges 
experienced since the Richmond Council approved the controversial project to proceed. 

I've provided some context below so that you understand the full scope of our request and disappointment in how the City of 
Richmond has handled parking issues to date. 

A. Development Questions 
1. The mall has been under construction for over 2 years and seems to be 90% complete. Please advise us with a completion 
date on when construction will be completed. 

2. The storefronts ofthe multiple buildings spanning the four-plus blocks of the shopping centre are still vacant. Why? 

3. a) What is the zoning for the centre? 
b) When was this zoning obtained? 
c) How was this zoning obtained? 

4. a) Did community consultation occur to change this zoning? My husband & I are not aware of any invitation to participate in 
such discussion. 
b) If yes, what were the final numbers from residents for approval/non-approval? 
c) If no, why was voter approval not secured? 

5. a) Does zoning match the requirements that potential business owners require to lease that waterfront space? 
b) If not, why not? 
c) If not, when is the anticipated finalization for completing rezoning? 

B. Parking Challenges 
Although the civic address of our development is on English Avenue, all8 townhouses' front doors face Bayview. Please allow 
to provide you with some context needed to review the next question: 

* Since construction began, residents have been plagued with parking problems, as construction workers began using the 
parking spots in front of our townhouse to park their cars and trucks. 
* Over the past two years, non-resident parking (tourists, fishers, renters and guests of the rentals above the shopping 

centre) has increased substantially, resulting in the parking spots in front of our townhouse being filled to capacity, 
particularly on weekends. 
* It appears that a massive underground parking lot was built under the centre, but does not appearto be in use. 
* The City of Richmond seemed to be aware ofthese interruptions and erected No Parking signs, without consultation to 

the residents, who were the complainants resulting in such an action. These signs were most questionable in their intention, 
as parking was restricted to a maximum ofthree hours per day or cars would be towed. The signage was inconsistent with 
equitable placement, as they were placed on the south side of Bayview from Easthope to Ewen and on the west side of 
Bayview from Moncton to where Bayview curves to then run parallel to the waterfront This last area was actually punishing 
residents for parking in front of their own homes. 

These parking abnormalities and inconsistent practices have increased the ire of many residents and there will be an 

increased shortage of front-of-house parking once the s~p~ ceJi1tt"litis opened. 
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6. As a result ofthe some of the more irritating parking challenges identified above, we are inquiring on parking restrictions 
for Bayview between Ewan and English on the north side of Bayview, similar to parking restrictions in other Metro 
Vancouver municipalities that protect the rights of residents to have parking available to residents only, so that non-residents 
will need to park in approved deSignated parking spots only or in the parking lots a few blocks away. 

Please advise us by email on what is required forthe City to establish resident-parking only for Bayview between Ewen and 
English on the north side of Bayview. 

If approval of this request requires a presentation to Council, please advise us on the protocol, procedures and expectations 
for this, as well. 

Kind regards, Ange 

Contact Information: 
Professor Ange Frymire Fleming 
FCPRS 

APR MBA 

Fellow, CPRS College of Fellows 
KPU (Kwantlen Polytechnic University) 
President, Vocal Point Communications 
UNIT 4 -12300 English Avenue, Richmond, British Columbia CANADA V7E 6T1 
Vocal Point: 
778.297.3743 Cell: 778.689.ANGE (2643) ange-frymire@shaw.ca<mailto:ange-frymire@shaw.ca> 

SKYPE: afrymire 

AWARDS: 
2012 ACE/SIFE International John Dobson Fellow 
2012 CPRSColiege of Fellows (FCPRS) 
2011 CPRS 
Canadian Mentor ofthe Year 
2010 Winner of CN Emery LeBlanc Award (Highest Membership Growth for Canadian CPRS Societies Under 75 Members) for 

CPRS-VI 
Canadian Public Relations Society 

www.cprs.ca<http://www.cprs.ca/> 
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8adyal, Sara 

From: Badyal, Sara 
Sent: 
To: 

Wednesday, 08 January 201411:43 AM 
Badyal, Sara 

Subject: 4020 Bayview St - Onni Rezoning application 

From: Wufoo [mailto:no-reply@wufoo.com] 
Sent: Thursday, January 02, 2014 1:12 PM 
To: Brendan Vee 
Subject: Imperial Landing: I Support [#81] 

Please tell us your feedback on why you I live in Steveston and think that the community would greatly benefit 

support the proposed retail uses for Imperial from commercial zoning that allows key services such as grocery stores 

Landing * and fitness facilities to be built. 

Name * lindsay thompson 

Email *geoffmcallister@qmail.com 
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8adyal, Sara 

From: Badyal, Sara 
Sent: 
To: 

Wednesday, 29 January 201404:44 PM 
Badyal, Sara 

Subject: 4020 Bayview St - Rezoning Application 

From: Brendan Yee [mailto:byee@onni.com] 
Sent: Monday, 27 January 2014 11:08 AM 
To: Badyal, Sara 
Subject: FW: Imperial Landing: I Support [#82] 

Please tell us your feedback on why you support the I have just written an article for the Richmond News encouraging movement on 

proposed retail uses for Imperial Landing ;, rejoining. While I don't agree with all of your proposals, I do believe that the original 

zoning was wrong and mismanaged. 

Name* Oudrun Heckerott 

Email * g. heckerottfalgmai I. com 

Phone Number 6043291363 

City Richmond 
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Badyal, Sara 

From: 
Sent: 
To: 
Subject: 

Hi Sara, please see below. 

Brendan Yee [byee@onnLcom] 
Thursday, 06 February 201410:43 AM 
Badyal, Sara 
FW: Imperial Landing: I Support [#83] 

From: Wufoo [mailto:no-reply@wufoo.com] 
Sent: Thursday, February 06, 2014 10:00 AM 
To: Brendan Vee 
Subject: Imperial Landing: I Support [#83J 

Please tell us your feedback 011 why you support the proposed retail uses for Imperial Landing * 

If the City of Richmond wants to be green and get us out of our ears, they need to provide the services that we need in our neighborhood. Our current 

grocery store is terrible ~md there are no gym faeilities so I have to get in my car and drive when I would much rather walk or bike. I have also heard 

that the city is trying to get a library added to the space which makes no sense. Look to the future and invest money in eBooks and readers not bigger 

libraries! As for parking, it seems to be reasonable. There will never be enough parking for every veh iele that wants to come to Steveston on a sunny 

summer afternoon and park within a block of where they want to go. That is the same with any other community that has a seasonal increase in 

visitors. It is time to stop the back and forth and get some businesses in those spaces that everyolle ca.n benefit from, not just a few boats. The last 

thing we need it a bunch of going out of business signs becaus e the maritime use wasn't feasible. 

Name c martin 

Email cmartin(w.livc.ca 

" 

City Steveston 
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From: User [mailto:robertsqallery@telus.net] 
Sent: Tuesday, 25 February 2014 21:38 
To: MayorandCounciliors 
Subject: Onni development rezoning 

"A change in zoning would potentially create up to a dozen potential competitors to Steveston Village 
merchants. 
But a consultant hired by the developer found the proposal "should support the economic viability of 
Steveston Village, and should not have a negative impact," according to staff." 

I am a business owner in Steveston and I DO believe that rezoning of the Maritime Mixed use will have a 
negative impact on existing businesses that vie for the limited local and tourist dollar. 
Businesses in Steveston must rely on local support during the "off-season" just to pay the rent - opening 
the Onni site to retail zoning will dilute the retail in Steveston and force 
hard goods businesses to close. I know that I will have to close my business - if competition increases for 
local shopper and tourist dollars. There is not enough traffic - both local 
and tourist to think that an increase in retail space would not have negative effects on existing businesses! 
Maybe if the sky train made it's way to Steveston - then the increase in visitors would warrant additional 
retail. 
One developer in the US had to provide direct shuttle buss service for 5 years to their development site as 
a condition for rezoning. 
I do not think a "build it and they will come" philosophy is appropriate in this case. Provide a way and/or 
means to bring people into the area before additional retail space is considered. 
That is called planning, 

Thank you, 

Jan Drake 
Roberts Gallery & Gifts 
PS - the area was zoned maritime mixed use at the time of the permit application - Onni was aware of the 
zoning during the design phase - but included main floor retail - ? 
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Research Objectives 

Market research was conducted on behalf 
of Imperial Landing to support its rezoning 
application at Imperial Landing. The 
research was designed to determine: 

the convenience retail and service 
usage patterns of Steveston 
Planning area residents; 

the extent of retail leakage from 
the Steveston area; and 

community demand and needs in 
terms of convenience retail stores 
and services. 

Methodology 

201 interviews conducted via a 
telephone survey with a random 
sample of Steveston Planning Area 
residents, 18 years of age and over; 

Specific steps were taken to ensure the 
final sample would be representative of 
the community at-large, including: 

Random selection of households 
contacted from an up-to-date 
listing of all households in the 
planning area; 

Random selection of the individual 
interviewed within the household' , 
Up to 6 calls to the selected 
household/individual to minimize 
potential bias due to non-response; 

Matching the sample (gender, age) 
to the most recent Statistics 
Canada data for the Village. 

Margin of error: +/-7.0% at the 95% level 
of confidence; 

Interviewing conducted January 13-20, 
2014; 

Questionnaire used appended; 

Detailed computer tabulations available 
under separate cover. 
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Currently only 12% of Steveston 
Planning Area residents do the majority 
of theiir grocery shopping in the Viimage. 

Over eight-in-ten of those who shop 
outside Steveston for groceries does so 
at least once a week, with almost ha'if 
shoppIng outside the community three 
or more times per week. 

Furthermore, the majority combine their 
trips with purchase of other goods and 
services. The most common 
goods/services are drug store type 
needs, followed by banking, cafe/coffee 
shops, eating out, liquor purchases and 
professional services. 

On average, residents estimate that they 
spend approximately two-thirds (64%) 
of their expenditures on everyday needs 
outside of Steveston. 

There is strong interest in another 
grocery store or supermarket in 
Steveston Village. The suggestion is 
made unprompted in the survey, and 
when asked how likely they would be to 
shop at a grocery store located at 
Imperial Landing, 66% of all residents 
report they would be 'very' or 
'somewhat' likely to shop at the store. 

Other suggestions for Imperial Landing 
(and the community in general) 
include:: restallrant or cafe, clothing 
stores, and a bank. There is also 
considerable interest in a liquor store. 

Interest in marine uses at Imperial 
Landing is very limited (20% very or 
somewhat likely to use). 

A total of 38% report they would do 
more of their shopping in the Steveston 
Planning Area, and another 34% may 
do more, if a supermarket, bank and 
other personal and professional 
services were provided at Imperial 
Landing. (Note until the specific 
tenants are known, some residents 
cannot be certai n.) 

Only 27% report that such tenants at 
Imperial Landing would be unlikely to 
impact their current shopping patterns. 
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Seafair Centre (Safeway at No 1 Rd and FrancisRd) 

Ironwood Plaza (Save-On-Foods at No 5 Rd and 
Steveston Hwy) 

Blundell Centre (Safeway at no 2 Rd and Blundell Rd) 

Steveston Village (Super Grocer at No 1 Rd and 
Moncton Ave) 

RichleaSquare/Broadmoor Village (Safeway at No 3 Rd ~ 5% 
and Williams Rd) 111 

Terra Nova Village (Save-On-Foods at No 2 Rd and ~ 4% 
Westminster Hwy) 

Other 11% 

Don't know I 1% 

Base: Total (n=201) 

34% 
• Currently only 12% of 

Steveston residents do 
the majority of their 
grocery shopping in the 
Village. 

• The Safeway at Seafair 
Village is the most 
popular store, followed 
by Save-on-Foods at 
Ironwood and Safeway 
at Blundell Centre. 

Q.1) What store or shoppIng centre do you currently go to 
do the majority of your grocery shopping? 

4 
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Total (n=173) 

Gende.r 
Male (n=78) 

Female (n=95) 

Age 
18-54 (n=79) 

55+ (n=94) 

Primary 
Shoppers Seafair Centre (n=72) 

Blundell (n=Z8)* 

Ironwood {n=33) 

other {n=40) 

l1li Almost every day 
02-3 times a week 

D4-5 \times a week 
DAbout once a week 

IIIJAbotit once every two to three weeks OAbout once a month 
I:J Less often C Don't know 

Base: Total shop outside Steveston for groceries 

'* Caution: small base size 

Q.2) How often do you shop outside Steveston for groceries? 

• Over eight-in-ten of 
those who shop outside 
Steveston for groceries 
does so at least once a 
week, with almost half 
shopping outside the 
community three or more 
times per week. 

• Women and those under 
55 years of age are 
slightly more inclined to 
shop outside the 
community. 
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No 
33% 

AD 
eli 

Base: Total shop outsIde 
Steveston for groceries (n=173) 

Q.3a) IF TRA VEL OUTSIDE 
STEVESTON: Do you typically 
purchase other goods and 
selVices when you go grocery 
shopping at: 

Yes 
67% 

Drug store type needs 

Bank 

Cafe/coffee shop 

Restaurant 

Fast food 

Liquor store 

Professional services (doctor, lawyer, accountant) 

Dry cleaner 

Produce stores 

Hair salon 

Deli/bakery/butcher I 6% 

Pet supplies I 2% 

Other 10% 

Don't know I 1% 

1 
77% 

Base: Total shop outside Steveston for groceries (n=114) 

• 

• 

The majority of those 
who shop for groceries 
outside Steveston also 
combine their trips with 
purchase of other goods 
and services. 

The most common 
goods/services are drug 
store type needs, 
followed by banking, 
cafe/coffee shops, 
eating out, liquor 
purchases and 
professional services. 

Q.3b) What other types of goods and selVices do you use when shopping at: 
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US EL U 
A~4 

Under 20 E 9% 

20-29 17% 

30-49 11% 

50 10% 

60-74 10% 

75 17% 

80 11% 

85 14% 

90 9% 

95-99 9% 

100 9% 

Don't know 14% 

Base: Toml (n=201) 

Average = 63.6% 

• On average, residents spend 
approximately 64% of their 
expenditures on everyday 
needs outside of Steveston, 
with those shopping at 
Blundell Centre and Ironwood 
making over 70% of their 
expenditures elsewhere. 

QA) Thinking about what you spend In a typical month on everyday needs such 
as groceries, drugstore/pharmacy purchases, dry-cleanIng, hair salon, and 
personal services- approximately what percentage of your total expenditures would 
you say you make outside of Steves ton Village? 
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USE L o 
K" 1 1~ CH 

Large (organic) grocery stores (i.e. Whole Foods, Thrifty's, 
Safeway, Choices) 

(Organic) produce stores 

Restaurants 

Clothing stores 

Cafes 

Pharmacies / London Drugs 

Deli/bakery/butcher 

Banks / financial services 

Parking 

Dry cieaners 

Liquor store 

Sporting goods/fitness gear 

Gas station 

Hardware store 

Other 

11 4% 

III 401 II 10 

E 3% 

E 3% 

12% 

12% 

12% 

11% 

None I <1% 

Base: Total (n=::201) 

• 
41% 

• 

15% 

Prior to testing interest in 
specific retailers, 
residents were asked 
(unprompted) what types 
of stores and services 
they feel are missing from 
Steveston Village. The 
most common response is 
a 'large' grocery store 
(particularly among those 
shopping for groceries 
elsewhere). 

Other suggestions include 
produce stores, 
restaurants, clothing 
stores and cafes. 

Q.5) What types of stores and selVices do you feel are missing from 
Steveston Village? 
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No 

Don't 
know 
3% 

Maybe 
28% 

Base: Total (n=201) 

Yes 
38% 

• When asked if they would 
like to see a supermarket at 
Imperial Landing, two­
thirds (66%) respond 'yes' 
or 'maybe', Uncertainly is 
likely due to residents being 
unaware of which grocery 
store would occupy the 
space, 

Q.6) Would you like to see a supermarket at Imperial Landing 
at 4020 Bayview Street- which is at the base of Easthope 
Avenue where the roundabout is? 
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Very likely 35% 

64% 

Somewhat likely 29% 

Not very likely 23% 
34% 

Not at all likely 11% 

Don't know ~ 2%· 

Base: Total (n=201) 

Q.7} If a new supermarket were located at Imperial Landing at 
4020 Bayview Street, how likely is It that you would shop 
there? IF MENTIONS PARKING ISSUES: Free parking would be 
provided 

• Furthermore, when asked 
how likely they would be to 
shop at a grocery store 
located at Imperial Landing, 
two-thirds of the population 
respond that they would be 
'very' or 'somewhat' likely 
to shop at the store. 

• Interest increases to 
approximately seven-in-ten 
among female reSidents, 
and those under the age of 
55 years (the groups most 
inclined to shop outside the 
community). 
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Restaurant 

Cafe 

Clothing stores 

Gym/recreational facilitiesj community centre 

Bank 

Pharmacy 

Doctor/dentist 

Liquor store 

Produce 

Sporting goods store 

Large (organic) .grocery stores (,i.e. Whole Foods, Th~ifty'st Safeway, Choices) 

Dry cleaner 

Bakery 

Arts/culture/entertainment (i.e. museum, movie theatre, art gaJlery) 

Deli 

Hair salon 

Day care 

Other 

No other suggestions 

Base: Total (n=201) 

5% 

14% 

114% 
1113% 
13% 

13% 
; 3% 

~ 2% 

m 2% 

11% 

1<1% 

21% 

• When asked for suggestions 
of other stores or services 
for Imperial Landing/ 
suggestions are similar to 
those made for the 
community in general: 
restaurant or cafe/ clothing 
stores/ bank/ as well as a 
number of other 
suggestions. 

49% 

Q.8) What other types of stores and services would you like to see at 
Imperial Landing with or without a supermarket located there? 

11 
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US EL u 

Restaurant 

Bakery/Deli 

Cafe 

Liquor Store 

Pharmacy 

Bank 

Drycleaner /laundry 

Doctor/Dentist 

Maritime Uses 

Hair Salon 

Daycare 

liVery likely 
t:J Not very likely 
t:JDon't know 

Base: Total (n:;;:201) 

I'iI Somewhat likely 
II!I Not at all likely 

TotaJ Total 
likely unlikely 

820/0 150/0 

770/0 220/0 

670/0 31% 

550/0 450/0 

370/0 61% 

310/0 620/0 

270/0 73% 

25% 750/0 

20% 76% 

200/0 800/0 

6% 93% 

Q,9) How likely would you be to shop or use the following types of stores or 
seJVices if available at Imperial Landing? 

• Interest was also measured 
in specific retail uses at 
Imperial Landing. Interest is 
highest (over half indicating 
that they would be 'very' or 
'somewhat' likely to shop or 
use) for: 

a restaurant (82% 
'very/somewhat' 
likely) 

bakery or deli (77%) 

cafe (67%) 

liquor store (55%) 

• Interest is more limited for 
other uses such as a bank 
and pharmacy (which were 
suggested in the survey as in 
need in Steveston) but 
perhaps due to the fact that 
the actual tenant/company 
was not specified and usage 
is contingent on this 
information. 

• Furthermorel note that 
interest in maritime uses at 
Imperial Landing is very· 
limited (20% very or 
somewhat likely to use). 
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Don't 
know 
1% 

Maybe 
34% 

Base: Total (n;201) 

Yes 
38% 

Q.l0) Ifa supermarket, banlyand other personal and 
pr{)fessional services were provided.at Imperia! Landing, would 
you be more likely to do more .ofyour shopping there jnstead 
of gdlJg elsewhere? IF MEN710NSPARKlNG ISSUES: Free 
parking would be pr()vfded. 

• A total of 38% would be 
likeJy to do 1110re of their 
shopping in the area, and 
another 34% may do so, if 
a supermarket, bank and 
other personal and 
professional services were 
provided at Imperial 
Landing. 

• Again, until the tenants are 
known, some residents 
cannot be certain. But note 
that only 27% report tllat 
such tenants at Imperial 
Landing would be unlikely 
to iiJ:l1pact their current 
shopping patterns. 
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o 
l RF:Sr. H 

Gender 

Male 

Female 

Age 

18 to 44 

45 to 54 

55 to 64 

65 or better 

Stage of Life 

Single 

Young couple, no children 

New family, with young children. 

Established (single or two-parent) family 

Established couple, empty nester/no children 
or adult children at home 

Retired 

Don't know 

Total 
(201) 

% 

47 

53 

43 

20 

20 

17 

16 

2 

14 

29 

15 

24 

1 
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Steveston Retail Survey 
FINAL 

Hello, I'm _ of Mustel Group Market Research, a professional research firm. We are conducting 
a brief survey regarding the retail and service needs of Steveston residents. The survey is being 
conducted on behalf of a rezoning application to provide neighborhood input to the city. Please be 
assured we are not selling or soliciting anything and all responses are kept strictly confidential. 

May I please to speak to the person in this household, who is 18 years of age or over and whose 
birthday comes next? 

Persuaders-only if needed: 
• This is strictly an opinion survey; we are not selling or soliciting anything. 
• Your number was selected at random for participation in this research. 
• All responses are strictly confidential and anonymous; your identity is never revealed to 

anyone else, including the client. 
• The survey averages about 5 to 6 minutes. 
• The research is being conducted on behalf of rezoning applicant that is working closely with 

city staff on the survey. 

A. GENDER [OBSERVE & RECORD] 
MALE 

FEMALE 

1. What store or shopping centre do you currently go to do the majority of your grocery 
shopping? (INTERVIEWER NOTE: SHOPPING CENTRES 2 TO 7 ARE OUTSIDE STEVESTON.) 

Steveston Village (Super Grocer at No 1 Rd and Moncton Ave) 
Seafair Centre (Safeway at No 1 Rd and Francis Rd) 
Terra Nova Village (Save-On-Foods at No 2 Rd and Westminster Hwy) 
Blundell Centre (Safeway at No 2 Rd and Blundell Rd) 
RichleaSquare/Broadmoor Village (Safeway at No 3 Rd and Williams Rd) 
Ironwood Plaza (Safe-On-Foods at No 5 Rd and Steveston Hwy) 
Garden City Shopping Centre (IGA at Garden City Rd and Blundell Rd) 
Other (specify) _______ _ 

2. IF TRAVEL OUTSIDE STEVESTON: How often do you shop outside Steveston for groceries? 
READ SCALE (THIS CAN BE ANYWHERE, NOT JUST AT LOCATION SHOP AT MOST OFTEN FOR 
GROCERIES.) 

Almost every day 
4-5 times a week 
2-3 times a week 
About once a week 
About once every two to three weeks 
About once a month 
Less often 
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Steveston Retail Survey 
FINAL 

3a. IF TRAVEL OUTSIDE STEVESTON: Do you typically purchase other goods and services when 
you go grocery shopping at (LIST RESPONSE IN Q.l)? 
Yes/No 

b. IF YES: What other types of goods and services do you use when shopping at (LIST 
RESPONSE IN Q.l)? 

Drug store type needs 
Bank 
Cafe/coffee shop 
Restaurant 
Fast food 
Dry cleaner 
Hair salon 
Professional services (doctor, lawyer, accountant) 
Other (specify) _________ _ 

4. Thinking about what you spend in a typical month on everyday needs such as groceries, 
drugstore/pharmacy purchases, dry-cleaning, hair salon, and personal services, approximately 
what percentage of your total expenditures would you say you make outside of Steveston Village? 
IF RESPOND DONi KNOW: Please provide your best estimate. _% 

5. What types of stores and services do you feel are missing from Steveston Village? 

6. Would you like to see a supermarket at Imperial Landing at 4020 Bayview Street, which is at 
the base of Easthope Avenue where the roundabout is? 
Yes 
No 
Maybe 

7. If a new supermarket were located at Imperial Landing at 4020 Bayview Street, how likely is 
it that you would shop there? IF IVIENTIONS PARKING ISSUES: Free parking would be 
provided. 

Very Likely 
Somewhat likely 
Not Very Likely 
Not at all likely 

8. What other types of stores and services would you like to see at Imperial Landing with or 
without a supermarket located there? DO NOT READ LIST (Pre-coded list: bank, cafe, 
restaurant, deli, produce, dry cleaner, hair salon, day care, doctor/dentist, pharmacy, Other) 

Mustel Group Page 2 

PLN - 216



'·.1 i :.\1.' 

Steveston Retail Survey 
FINAL 

9. How likely would you be to shop or use the following types of stores or services if available at 
Imperial Landing? IF MENTIONS PARKING ISSUES: Free parking would be provided. 

• Bank 
• Pharmacy 

• Maritime Uses 

• Hair Salon 

• Restaurant 

• Cafe 

• Bakery/Deli 

• Doctor/Dentist 

• Liquor Store 

• Daycare 

• Drycleaner/Laundry 

10. If a supermarket, bank, and other personal and professional services were provided at 
Imperial Landing, would you be more likely to do more of your shopping there instead of 
going elsewhere? IF MENTIONS PARKING ISSUES: Free parking would be provided. 

Yes 
No 
Maybe 

Demographics 

And, I have just a few more questions for classification purposes ... 

A. Into which of the following age categories do you fall? 

18 to 24 years 

25 to 34 years 

35 to 44 years 

45 to 54 years 

55 to 64 years 

65 or better 

B. Which one of the following descriptions best describes the stage of life at which you perceive 
your household? READ. 
Single 
Young couple, no children 
New family, with young children 
Established (single or two-parent) family 
Established couple, empty nester/no children or adult children at home 
Or Retired 

C. Postal Code 

Thank you. That completes our survey. 
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The information contained in this document has been obtained from sources deemed reliable. While 

every effort has been made to ensure its accuracy, Colliers International cannot guarantee it. Colliers 

International assumes no responsibility for any inaccuracies in this information. 

No part of this document may be reproduced or transmitted in any form or by any means, electronic or 

mechanical, for any purpose, without the expressed written permission of Colliers International and The 

City of Richmond. 
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Colliers International Consultants was hired to carry out an analysis of the current land use economy in 

Steveston Village to determine the potential impacts on the village's businesses if the Onni Group's 

Imperial Landing site at 4020 Bayview is allowed to rezone from the current Mixed Maritime Use 

(ZMU12l to a broader commercial zone to allow for a supermarket, bank, and other uses. 

Scope of Work 

• Review the Hume Consulting report and provide analysis and commentary regarding the 

report's methodology, level of detail, assumptions and input data, the reliability of the results, 

and the compatibility between the technical analysis and the conclusions drawn. 

• Inventory retail, office, service commercial. food and beverage services, industrial, and 

institutional space within the Steveston Village Heritage Conservation Area. 

• Conduct a benchmark analysis of other waterfront commercial areas in the Lower Mainland and 

establish a comparable dataset to determine the market conditions and the range of uses that 

could potentially also be viable in Steveston. Horseshoe Bay and Ladner Village were used for 

this analysis. 

• Prepare a summary report to synthesize the analysis of the Steveston village inventory, the 

benchmark analysis, and detailed commentary on the potential impacts and benefits that 

different uses at the subject site could have on the existing businesses in Steveston village. 

• Commentary and/or analysis on the following topics: 

• Commercial space in the Village at full build out including City and Harbour Authority Lands. 

• How would the proposed impact the rate/timeframe of redevelopment with the Village 
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Peter Hume was informed that Colliers Consulling was undertaking a review of his company's report 

and was helpful in this process. On February 7. 2014 Colliers was provided a final report titled Imperial 

Landing Retail Analysis by Hume Consulting Incorporated, dated December 2013. which is the version 

used for our review. 

Rather than undertake a line-by-line critique of the report. in the interest of efficiency. Colliers has 

looked primarily at the methodology used in the retail demand analysis. and conclusions drawn .based on 

that methodology. The goal from Colliers' perspective was to either validate or dismiss the report's 

demand modelling to determine if it was useful for the impacts analyses in this report. 

The Review 

Hume Consulting: 

A retail demand model has been created to determine the size of total retail and service demand 

generated by Steveston residents as well as the total warranted retail and service floor area, by major 

retail category. 

Colliers Says: 

Colliers uses the same approach, using population. incomes. and Provincial retail sales to calculate retail 

expenditures and retail floor area demand. This teChnique is considered industry-standard. 

Hume Consulting: 

Estimates the 2013 popUlation of Steveston to be 25.854 persons based on the 2011 Canada Census and 

a 1% historical growth rate. 15.700 are estimated to be south of Steveston Highway. 

Colliers Says: 

Pcensus software with Environics Analytics' 2013 demographic estimates yields a 2013 population of 

26.104. with 16.209 south of Steveston Highway. The Hume report's estimates are sufficiently close to 

our estimates. and are more conservative . 
• 

Hume Consulting: 

Hume's retail demand model uses BC Statistics data to estimates Steves ton resident per capita 

disposable income (POll at $36.928, 25% above the BC average. 

Colliers Says: 

Colliers' calculates POI differently. Although the POI estimate using Colliers' model is higher than 

Hume's ($37.395) the Hume report's value is acceptably close to our estimate. and is more conservative. 
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Hume Consulting: 

To arrive at a warranted floor area by retail category, Hume divides categorical spending by a sales/sf 

productivity factor. For instance, the total Supermarket spending generated by the population is divided 

by $650/sf to get total supportable floor area. 

Colliers Says: 

Colliers uses the same industry-standard methodology to derive supportable floor area from trade area 

spending; however, the productivity factors used by Hume in some categories differ from Colliers. For 

instance. the Hume report uses a Sales/SF of $600 in the Health and Personal Care Stores Category. 

Colliers typically uses a Sales/SF of $700, which would yield 14% smaller floor area demand for this 

category. The differences in productivity estimates between Hume and Colliers are minor in the Food 

and Convenience categories, but are more significant in the other retail categories, where Colliers would 

use higher rates which will yield lower floor area demand estimates. 

Hume Consulting: 

Steveston's trade area population could currently support up to 118,000 sf supermarket floor area, yet 

only 12,500 sf of space (Super Grocer) is located in the community, thus 80-90% of expenditures are 

occurring outside the community. 

Colliers Says: 

According to the City's business license database and the Colliers inventory, the Super Grocer is a total 

of 10,000 square feet. If the Super Grocer is achieving sales per square foot on par with competitive 

supermarkets, then 91.5% of trade area spending is flowing to competitors outside of Steveston Village, 

The Hume Report also indicates there is a further 7319 sf of demand for Specialty Food Retail. 

According to Colliers' inventory there is actually 16.420 sf of floor area in this category, including fish 

shops, bakeries, specialty imported food stores, candy stores, and fruit and vegetable stands. In all 

likelihood, except for the candy stores, at least some' of the business inventory in the specialty food 

category is supported by the relative lack of supermarket supply in the Village. The Hume report shows 

that residents of the trade area support over 125,000 sf of business floor area in the combined 

supermarket and specialty food categories, yet there is only 26.420 sf of supply, which amounts to 21% 

of trade area demand supplied In Steveston Village. 

Hume Consulting: 

The retail model indicates that a significant amount of retail and service floor area can be supported by 

Steveston's population. Additional floor area is supported by expenditures from visitors and tourists. 

The report claims that over 1.3 million sf of retail and service commercial floor area is supported by the 

trade area popUlation, and that an additional 20-25% demand in Steveston, amounting to between 

263,000 sf and 329,000 sf comes from visitors and tourists. 
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Colliers Says: 

Colliers suggests that due to low productivity estimates, Hume report's findings that over 1.3 million 

square feet of floor area is supported by the Steveston Trade Area's population is somewhat higher than 

Colliers can support. Further, these are gross values1
, and demand from" visitors and tourists should 

either be a rate much lower than 20% to 25%, or it should be calculated on a net market capture 

demand value. This over-estimation of the retail and service commercial demand from tourists and 

visitors is not used again in the report, so it does not affect the conclusions or the report's analysis, but 

there should be no expectations that visitors to Steveston generate spending or demand for that level of 

floor area. 

Summary 

The retail model indicates that a significant amount of retail and service floor area can be supported by 

Steveston's population of approximately 25,854 persons plus additional floor area that is supported by 

expenditures from visitors and tourists. The ±58,OOO square feet of retail and service floor area 

proposed at Imperial Landing represents only a small fragment of total warranted floor area. 

Based on Colliers Consultants' review of the Hume report, we found: 

• It references an industry-standard approach, albeit simplified in terms of the trade area(s). 

• Some inputs (population, disposable income) are more conservative and would yield lower 

expenditure totals; while other inputs (sales per square foot) range from slightly to significantly 

lower than what Colliers might use. 

Overall, we feel that in the Food and Convenience Retail category most relevant to this analysis, 

the differences balance out and yield demand totals similar to what Colliers would find. 

In the Specialty Retail categories, Colliers would conclude that trade area demand for retail 

floorspace is lower than what is represented in the Hume report, but neither this category, nor 

the total retail demand using Specialty Retail demand as part of the sum, factor into the 

conclusions of the Hume report or this report. 

Inflow visitor demand estimates are overestimated, but do not factor into the analysis, as the 

specific development is intended for local convenience commercial oriented towards a trade 

area resident customer base. Colliers agrees with the Hume report's fundamental finding that 

there is a significant amount of retail floor area warranted by the local Steveston population 

alone, with additional demand coming from regional visitors and tourists. 

1 Gross retail demand refers to all retail supported by a population. irrespective of where the retail is located. Steveston residents 

spend money at retailers in Steves ton, elsewhere in Richmond. and in other jurisdictions. Net demand. the amount that could be 

supported in Steveston Village or in any other specific location. is calculated by applying capture rates to the gross spending or 

gross floor area. Net demand is not calculated in the Hume Report. 
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In January and February 2014, Colliers conducted an inventory of commercial floor area in the 

Steveston Heritage Village Core (shown in the map below). The Colliers inventory was subsequently 

merged with a detailed business license database provided by the City which included business names, 

floor area, and civic address. In cases where the Colliers and City databases had different business 

names or uses, the Colliers inventory was assumed to be more current. In all cases where data was 

available, the business sizes from the City's database were used. 

Steveston Village Heritage Conservation Area. Map 

Steveston Village Heritage Conservation Area 

Source: City of Richmond 

The following table shows the result of the inventory work. The categories generally follow the North 

American Industry Classification System (NAICS) which, for the retail sub-categories (shown below as 

the top 13 categories) match the demand model categories in the Hume Report. In total, there is over 

285,000 sf of commercial floor area in Steveston Village. 
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Steveston Village Core Commercial Space Inventory (sf) 
Supermarkel 10,000 
Beer, Wine Liquor 3230 
Specially Food Siores 16,420 
Heallh & Personal Care Stores 4,942 
Clothing Stores 5,668 
Shoes and Acess Stores 2552 
Electronics & Applicances 5000 
Sporting Goods, Books & Music 7624 
Building Materials & Garden 8 SOD 
Home Fumishings 2,103 
General Merchandise 13,100 
Aulo Parts & Accessories 4,080 
Other Retail 21,108 
Entertainment & Culture 1,200 
Health Se",;ces 26,619 
Se",;ce Commercial 29549 
Food & Beverage Se",;ce 77.410 
Personal Service 20472 
Professional Office 25,559 
Grand Total 285,436 
Colilers Intematlonal, 2014 

Retail 

All retail uses total almost 105,000 sf, The largest category is "Other Retail", a miscellaneous retail 

category which in Steveston consists primarily of florists, office supplies, gift stores and pet supplies, 

comprising 21,000 sf of floor area in Steveston Village. The Specialty Food Stores category, which 

includes a broad range of retail types, but usually a narrow spectrum of goods within each, is the second 

largest retail category and totals 16,420 sf. In total, Food and Convenience retail totals approximately 

34,500 sf in Steveston Village, 

The map below shows the distribution of Specialty Food retail throughout Steveston Village, Only 

discrete addresses are shown and thus multiple retail units under the same address appear as one dot 

on the map. 
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Food & Beverage 

The largest single category in terms of floor space in Steveston Village is Food and Beverage Services, 

which includes restaurants, pubs, coffee shops, etc. With 77,410 sf in total, F&B is more than double the 

size of any other category, and represents 27% of the total commercial supply in the Village core. The 

average size of a Food and Beverage Services tenant in Steveston is 1500 sf, smaller than a typical full­

service restaurant and indicative of the broad mix of full-service restaurants, quick-service restaurants 

(QSRJ and coffee shops in the Village. 

Office 

According the City of Richmond Zoning Bylaw 8500, Office means a facility that provides professional, 

management, administrative, consulting or monetary services in an office setting, including research and 

development, which includes offices of lawyers, accountants, travel agents, real estate and insurance 

firms, planners, clerical and secretarial agencies, but excludes the servicing and repair of goods, the sale 

of goods to the customer on the site, the manufacture or handling of product and a medical marihuana 

(sicJ research and development facility. 

Based on this definition of "office", there is approximately 26,000 sf of office space within Steveston 

Village including accountants, real estate firms, lawyers and financial services firms. Colliers has 

classified these uses as "Professional Office" in our commercial space inventory. The majority of these 

uses are located on the second storey of buildings throughout the Village above retail uses at grade. 

Second story offices typically locate on the second story of buildings in retail-primary areas because 

rents are cheaper and office uses do not require the street-level exposure or loading advantages that 

many retail uses require. 
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As the map above shows, there are no discernable "clusters" with office uses spread out relatively 

evenly in the Village. According to the City of Richmond's definition and Colliers' inventory, office uses 

account for 9% of total commercial space in Steveston Village with boutique professional services firms 

comprising the majority of tenants. 

Other Non-f~etail Commel-cial 

In addition to office uses there are also Service Commercial and Health Services uses in the Village 

which account for 27,000 sf and 30,000 sf of non-retail commercial space respectively. Service 

Commercial uses range from banks and credit unions to fitness studios and private learning centres. 

RBC and Coast Capital savings, with approximately 2,900 and 5,600 sf of floor area respectively, 

comprise the majority of Service Commercial space in Steveston Village. Service Commercial space 

accounts for 10% of Steveston Village's total commercial floor area. 

Health Services include doctors' and dentists' offices in addition to physiotherapy, Registered Massage 

Therapy CRMT) and other health-related uses. The largest concentration of these uses within Steveston 

Village is within the Steveston Medical Centre, a standalone office building on the north perimeter of the 

Village at 3811 Chatham Street. Health Services comprises 9% of total floor area in the Village. 

Maritime Uses 

According to the City of Richmond's Zoning Bylaw, Maritime means uses which are part of the marine 

economy, with an emphasis on uses which support primarily the commercial fishing fleet and other 

services related to the maritime industry. Under this definition there are several Maritime uses 

Steveston Village: Nikka Industries Ltd., Pacific Net and Twine Ltd., Steveston Marine and Hardware Ltd., 

Dixon Industries, Steveston Marine Services, PM Marine Diesel Ltd. Collectively, these retailers comprise 

over 16,000 sf of floor area or 6% of total floor area in Steveston Village. Nikka Industries, Pacific Net 
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and Twine and Steveston Marine and Hardware are general merchandise retailers specializing in 

equipment, clothing, hardware and electronics for the fishing or marine industry and account for 13,000 

sf of retail floor area, while Dixon Industries, Steveston Marine Systems and PM Marine are services for 

the marine industry. 
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Introduction 

Colliers has conducted an analysis of two "special waterfront" areas - Horseshoe Bay in West 

Vancouver and Ladner Village in Delta. These two waterfront areas were selected for their similarities to 

Steveston in scale and context and were vetted with City of Richmond Planning staff. Colliers analyzed 

the areas to determine if they have a comparable zoning designation to Steveston Maritime Mixed Use. 

Further, Colliers determined what Maritime uses, using the City of Richmond Zoning Bylaw definition, 

exist within these areas and if the uses were market driven or protected with special policies or 

regulations. 

Horseshoe Bay, West Vancouver 

West Vancouver Official Community Plan 

The District of West Vancouver OCP contains the following policies regarding the retention of marine 

commercial uses in the District: 

• Recognize the local and regional importance of marine and resort commercial areas. 

k~arine Zoning 

o Conserve existing marine commercial areas for the shelter and maintenance 

of small marine craft, recognizing that in certain circumstances there is a 

need for these uses to be compatible with adjacent recreational uses such as 

swimming beaches. 

o Provide for limited ancillary and secondary marine related commercial uses 

at marinas. 

o Recognize the need for improved pedestrian connections for ferry 

passengers to support local businesses in Horseshoe Bay. 

o Upgrade and maintain or expand the amount of public berthing space in 

Horseshoe Bay. 

There are three Marine Zones within the City of West Vancouver zoning bylaw: M1 - Marine Zone 1, M2 

- Marine Zone 2 and M3 - Marine Zone 3. The M1 Zone permits floats, wharves, piers and walkways and 

is intended primarily for floating structures on the water and the mooring of boats. The M2 Zone is 

intended for yacht club facilities with additional permitted uses including floats, caretaker's residences 

and accessory buildings excluding commercial boat building/repair. The M3 Zone; however, is more 

comparable to Steveston's Maritime Mixed Use Zone and permits a variety of marine-related commercial 

uses. The chart below compares the permitted uses in West Vancouver's M3 Zone to the Steveston 

Maritime Mixed Use Zone. 
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District of West Vancouver M3 - Marine Zone 3 

Permitted Uses 

a) accessory buildings and uses 

b) boat hoists and launching ramps 

c) boat rental operations 

d) cottage brewery 

e) dwelling 

f) ferry terminal 

g) floating boat shelters 

h) marina land facilities which may include: 

(1) boat building and maintenance and 

repair within a building 

(2) coffee shop or restaurant 

(3) offices 

(4) outboard and inboard engine repairs 

within a building 

(5) storage within a building 

(6) store or sales room for the sale or 

rental of boats, engines, or marine 

supplies including foods and sporting 

goods 

j) marina mooring facilities including docks, 

wharves, piers and floats 

j) marine fuel sales 

k) parking lot 

l) water taxi moorage and dispatch 

Steveston Maritime Mixed Use (ZMU12) 

Permitted Uses 

• Education 

• Housing, apartment 

• Manufacturing, custom indoor 

• Maritime (uses supporting the marine 

economy) 

• Office 

• Parking, non-accessory 

• Personal service 

Secondary Uses 

• Boarding and lodging 

• Community care facility, minor 

• Home business 

In addition to a variety of marine~related uses, the Marine Zone 3 in West Vancouver also allows for 

cottage brewery, coffee shop and restaurant uses, 

Horseshoe Bay Village 

Horseshoe Bay Village is a waterfront commercial and residential village located to the west of the 

Horseshoe Bay Ferry Terminal. Commercial uses in the Village are predominantly Food & Beverage 

Services, Other Retail, Professional Office and Health Services. The majority of office uses are located 

on the second storey of buildings above at-grade retail. Like Steveston Village, there is no major grocery 

or drug store anchor in Horseshoe Bay Village with the closest being Safeway at Caufeild Village 

Shopping Centre approximately 5.2 kilometers away. 

There are two M3 Zones within Horseshoe Bay outlined in red on the map below. Outside of these M3 

zones there are no uses in Horseshoe Bay that would qualify as Maritime uses under the City of 

Richmond Zoning Bylaw. 

Colliers International Consulting 

Steveston Village Economic Analysi~ 12 

PLN - 231



08Z~= "" 0 

':i1l':Jm~FS 
INTERNATIONAL 

M3 Zones in Horseshoe Bay 
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Source: District of West Vancouver 

The Horseshoe Bay Ferry Terminal is the sole use within the east M3 zone. Commercial uses in the 

western zone include: 

• Haruna Sales and Service Ltd 

• Murcury Launch and Tug 

• Dale Ferris Catering 

• The Boathouse Restaurant 
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Haruna Sales and Service Ltd. 

Haruna Sales and Service Ltd. is a boating retail and repair store providing an array of marine hardware 

and accessories and services including mechanical and maintenance. 

Murcury Launch and Tug is a marine transportation company providing tug, barge and water taxi 

services from Horseshoe Bay to destinations throughout Howe Sound. 
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Dale Ferris Catering is an event planning and catering company with kitchen facilities located in 

Horseshoe Bay. 

The Boathouse Restaurant 

The Boathouse Restaurant is a Vancouver-based seafood with six waterfront locations in the Lower 

Mainland. 
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Fishellikm's Cove 

While Horseshoe Bay Village is the focus of this analysis, there are also two M3 zones within 

Fisherman's Cove, south of Horseshoe Bay. The map below shows the M3 zones outlined in red, 

M3 Zones in Fisherman's Cove 

Source: District of West Vancouver 

Uses within the M3 zones include; 

• Race Rocks Yacht Services (Western M3 Zone) 

• Thunderbird Marina (Eastern M3 Zone) 
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Race Rocks Yacht Services 

Race Rocks Yacht Services is a full service boatyard providing boat repair and maintenance, boat 

accessory sales, custom modifications and millwork and short and long term boat storage. 

Thunderbird Marina 

Thunderbird Marina is a full-services marina offering moorage, storage, haul-out facilities, yacht sales, 

maintenance/repairs and marine-related retail. 

Discussion 

Uses within West Vancouver's M3 zones include marina, boat services, boat repair, and food services 

uses, in addition to the Horseshoe Bay Ferry Terminal. Outside of Horseshoe Bay in Fisherman's Cove, 

Thunderbird Marina and Race Rocks Yacht Services serve West Vancouver's large recreational boating 

community. Within Horseshoe Bay, Haruna Sales and Service Ltd and Mercury Launch and Tug would 

be considered Maritime uses by the City of Richmond; however, these are the only such uses within 

Horseshoe Bay. Haruna also has another larger location in East Vancouver. 

According to store management, Haruna's customers come from throughout the North Shore and as far 

away as Squamish. Although the store is situated within an M3 zone, its business is market driven and· 

not reliant on special policies or regulations. Similarly, Mercury Launch and Tug has existed in 

Horseshoe Bay since 1948 and its services appear to be market driven. The limited presence of Marine 

uses within Horseshoe Bay and the presence of Food and Beverage services uses within the Horseshoe 

Bay M3 zone indicates that there is likely not significant market demand for Maritime uses above and 

beyond those currently present. 
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Downtown Ladner (The Corporation of Delta) 

Overview 

The Ladner Village Core in Delta, shown in the map below, was deemed to be a comparable commercial 

area to Steveston Village based on its waterfront location, size and historical use as a working 

waterfront with ties to the commercial fishing industry. However, there are some distinct contextual 

differences between Ladner Village and Steveston. Two grocery-anchored retail centres - Ladner 

Centre and Trenant Park Square - located in sub-area H in the map above and filled in red in the map 

below - are located in close proximity to the Village Core. Ladner Centre is anchored by a Save-On­

Foods and government liquor store and Trenant Park Square by a Safeway and London Drugs. Thus, 

across Elliott St/ Aurthur Dr from the Ladner Village there is a substantial supply of convenience retail -

two major grocery chains, a drug store chain and a government liquor store - none of which are present 

in Steveston. The presence of two grocery-anchored centres immediately adjacent to the Ladner Village 

curbs the outflow of retail spending outside the community and negates any pressure to develop a 

grocery store within the Ladner Village. Further, it maintains a stronger local service and retail business 

base by reducing spending outflow to other commercial areas. 

Ladner Area Plan 

LADNER AREA PLAN 

L.8nd Use Areas Iv/thIn Bnd 
Braund the Core 

""'" • SUB·AREAS 
A. NoIfh 6#dff Df ud!Jtff HtJlbtJu( 
B. LNfntr HA1bour 
C. C/1l$1tofm S~ W;Stc-lfroftl 
0, Ctwhc;Jlrn SitHf SO(Jtll~i& 
E.~lndu.trlal 
F. ~HiFf:tn DrlMrt!l(f Rrbllf 
0. Rnld~U#J Mlxtd v~ 
Ii II#JIColflfftlH'daJ 

CMt~.tJDlJIrldS«JtICIA!I)' 

Source: Corporation of Delta 
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Source: Corporation of Delta 

Trenant Park Square 

Source: CBRE 
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Ladner Centre 

Source: Dorset Realty Group 

Furthermore, while the Ladner Village Core is comprised of mix of retail and office uses in a quaint 

pedestrian-friendly core, the Village has not achieved the same extent of waterfront linkage or tourist 

volumes that Steveston has. Unlike Steveston Village which has thrived as a vibrant community and 

visitor attraction with strong water linkages, Ladner's waterfront has struggled to attract investment 

after marine-oriented light industrial uses declined. In 2009, to develop a vision, planning principles, 

design concepts and an implementation strategy for the Ladner Waterfront area, Delta Council initiated 

The Downtown Ladner Waterfront Revitalization Study in 2009. The goal is to initiate the redevelopment 

of the Downtown Ladner Waterfront area to achieve a vibrant, people-oriented environment, with strong 

linkages to the waterfront, reflecting and celebrating the historical roots of the community. While the 

visioning exercise has resulted in several actions including increases in allowable building height and the 

creation of a development permit area and design guidelines, this discussion concentrates on the land 

use designation amendments that have been implemented by Delta Council. 

Mixed-Use (Ladrler Watedmntl 3 (f,~U(LW)3) Zarling 

On May 31, 2013 Delta Council adopted an Official Community Plan amendment which created a new 

zoning designation designed to facilitate development and broaden the range of allowable uses in the 

Ladner Waterfront. The maps below show the affected area. 
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Source: City of Delta 

The Mixed-Use (Ladner Waterfrontl 3 designation allows for pedestrian-oriented retail commercial, 

recreation, public, service commercial and marine-oriented light industrial uses. Office and residential 

uses are permitted above the ground floor. Prior to the OCP Amendment. only general commercial, 

marine-oriented light industrial and service commercial uses were allowed. The following chart 

compares the Mixed-Use Ladner Waterfront OCP designation to the ZMU12 zoning in Steveston. 
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Per mitred Uses 

MU(LW)3 Designation: Mixed-Use Ladner Steveston Maritime Mixed Uses (ZMU12) 

Waterfront 

Permitted Uses Permitted Uses 

• Pedestrian-oriented retail commercial • Education 

• Recreation • Housing, apartment 

• Public • Manufacturing, custom indoor 

• Service commercial • Maritime (uses supporting the marine 

• Marine-oriented light .industrial economy) 

• Office 

• Parking, non-accessory 

• Personal service 

Secondary Uses 

• Boarding and lodging 

• Community care facility, minor 

• Home business 

Discussion 

Although similar in its historic ties to the commercial fishing industry, the Ladner waterfront has not 

developed into a vibrant, mixed-use waterfront village with a strong visitor experience in the same 

manner that Steveston has. Recognizing the need to allow broader uses along the waterfront in order to 

facilitate revitalization, the Corporation of Delta approved an OCP amendment allowing retail-commercial 

uses. 

Although the OCP amendment was adopted too recently to evaluate its efficacy in waterfront 

revitalization, it is worth noting that Massey's Marine Supply, a store situated on the Ladner waterfront 

specializing in products to serve the commercial fishing and recreational boating industries and thus 

considered a Maritime use per the City of Richmond, recently closed its retail store. The owner is selling 

his business because it is no longer viable and has cited the decline in both the commercial fishing 

industry and recreational boating as the reason for the closure. 
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The Ladner Village Core is designated as mixed-use by the OCP and does not protect marine-oriented 

uses with any special policies or regulations. Thus, other Maritime uses that exist in Ladner Village are 

not protected by special policies or regulations. 
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This section synthesizes the analysis and research from the report to determine if there is potential for 

impacts on the existing businesses operating in Steveston Village. The following table, adapted from the 

Hume report, is used as the areas for specified and unspecified tenancies in the Imperial Landing project. 

Proposed Tenant Type Size (sf) 

Dentist 1,200 

Dry Cleaner / Laundry 860 

Restaurant 3,000 

Food and Convenience Retail (excl. alcohol) 16,000 

Bank (TD Bank) 6,462 

Maritime Related Uses 8,900 

To Be Determined (2nd Floor) I 5,650 

To Be Determined (Ground Floor) 16,480 

Total 58,552 

The commercial inventory described earlier in this report shows that there is 104,000 sf of retail uses 

currently located in Steveston village. The Hume report analyzed the population, both current and 

projected, in the Steveston neighborhood and showed that gross demand from Steveston residents totals 

over 1.3 million sf which includes approximately 240,000 sf of convenience retail, 584.000 sf of 

specialty retail, and over 203.000 sf of food and beverage services (Appendix 1). 

The table below shows the proposed retail floor area being considered in a rezoned Imperial Landing. At 

16,000 sf the supermarket would bring the Food and Convenience retail total floor area in Steveston 

Village to 47,362 sf. According to the Hume report, there was 191,285 sf of demand for this retail 

category (net of liquor stores) in 2013, meaning that even with the new supermarket, Steveston Village 

would only serve 25% of the trade area demand. 

Current 

Steveston 2013 Trade Area 

Proposed Tenant Type Size (sf) Village Supply Demand 

Food and Convenience Retail (excl. alcohol) 16,000 31,362 191,285 

Convenience retailers must be competitive with respect to merchandise, store hours, service levels, 

locational characteristics, visibility as well as parking and other accessibility considerations. Simply 

looking at the floor area addition relative to demand would suggest that ample demand exists for the 

proposed supermarket. and that, all other things being equal, the incumbent businesses in this retail 

category should not suffer sales declines due to any oversupply of retail floor area. Further, if the 

supermarket <16,000 sf), and the additional 16,480 sf of ground level space currently not specified for a 

particular use was all leased to food and convenience retailers, it would represent 33% of 2013 trade 
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area demand. So, while is it unlikely that Imperial Landing will see 32,480 sf of its 58,000 sf commercial 

area leased for food and convenience retail, it could do so without creating an over-supply in the market 

based on 2013 demand. By 2018 there will be almost 20,000 sf of additional demand through market 

growth, according to the Hume report, which will bring additional spending potential to all businesses in 

this category. 

Build Out Capacity 

Colliers was asked to estimate the commercial floor area that could be accommodated within the village 

at full buildout (including city-owned and Harbour Authority lands. For this analysis we have assumed 

that "full buildout" means that all lands will have a building, and that developed densities on currently 

undeveloped sites would be to the OCP-permitted densities. We have assumed that the existing buildings 

would maintain their current uses, regardless of currenl density. This is a hypothetical exercise, and 

does not imply that the OCP use is the highest and best use. 

The following map from the city's online GIS system shows city-owned lands in purple and federally 

owned (Harbour Authority) lands in yellow. The red outline shows the Steveston Village Heritage Core 

Area. The purple city-owned sites located in the Village cover 1836 square meters and are currently 

used for free surface parking. The Steveston Harbour Authority lands to the west outside of the village 

are zoned light industrial <Ill and are currently used for the Gulf of Georgia Cannery federal historic site 

and Steveston Harbour functions. 

Harbour Authority and other underutilized and vacant Lands: 

1. 3540 Bayview Street - 2,161sm (23,260 sf) Current use is surface parking. OCP land use is 

Neighbourhood Service Centre (NSCl. Density; 1.6 FAR 

2. 3771 & 3971 Bayview and 12451 No.1 Road - 2,780sm (29,924 sf) Current use is surface 

parking. OCP land use is Neighbourhood Service Centre (NSCl. Density: 1.6 FAR 

3. 3711 Bayview -1,468sm (15,801 sf) Current use is predominantly surface parking. OCP land 

use is Neighbourhood Service Centre (NSCl. Density: 1.6 FAR 
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4. 3880 Bayview - 2361sm (25,414 sf) Current use is vacant. OCP land use is Neighbourhood 

Service Centre (NSC). Density: 1.6 FAR 

Considering all of the vacant or predominantly vacant lands in the Village, they represent a combined 

10,600 square meters (114,097 square feet) of land, and all have a maximum FAR of 1.6 according to the 

Steveston Village Land Use Density and Building Height Map. The maximum floor area that could be 

developed on these sites would be 182,555 square feet over 3 floors. Net of the 2500 sf currently on 

the 3711 Bayview property, the potential for additional floor area based on the OCP is 180,055 square 

feet. Retail and commercial uses typically occupy ground level, of which there is potential for 

approximately 60,000 sf additional in the Village. 

The inventory of the Village in an earlier section showed that there is currently 285,436 sf of 

commercial floor area in the Village. At buildout, the Village would likely accommodate a total of 

345,500 sf. 

Impact of Imperial Landing on City and Harbour Authority Lands 

If the rezoning application is successful on the Imperial Landing site, there would be minimal impacts on 

the development timing of these properties. Currently, with 58,000 sf of vacant commercial floor area 

(representing 16.9% of total supply) in the Imperial Landing project, there is very little likelihood of new 

commercial projects being proposed in Steveston without tenants secured prior to construction. 

The commercial inventory described earlier in this report shows that there is 104,000 sf of retail uses 

currently located in Steveston village. If the Imperial Landing rezoning is approved, and if all 58,000 sf is 

occupied by retail uses, the resulting 162,000 sf of retail floor area in the village would still represent a 

small fraction of total demand generated in the trade area. Furthermore, the Hume report projects that 

over the 2013 to 2023 time frame, Convenience retail, F&B and Services will see demand growth of 

15.405 sf per year. Steveston Village is undersupplied with convenience retail and service commercial 

relative to its trade area demand, and with population growth and limited potential for commercial 

growth the village will be undersupplied with commercial floor area for the foreseeable future. 
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• Colliers conducted a peer review of Hume Consulting's Imperial Landing Retail Analysis report 

and concluded that the report used an industry-standard methodology and overall, in the Food 

and Convenience Retail category most relevant to this analysis, the input differences between 

what Hume used and what Colliers would employ balance out and yield demand totals similar to 

what Colliers would find. Colliers agrees with the fundamental finding from the Hume report 

that the Steveston population generates significantly more demand for retail and commercial 

floor area than what is supplied locally. 

• Colliers conducted an inventory of commercial uses in Steveston Village and with data provided 

by the City of Richmond, identified 285,000 sf of commercial floor area within the Village. In 

terms of total floor area, the single largest retail category represented in the Village is Food and 

Beverage Services with 77,410 sf in total, representing 27% of the total commercial supply in 

the Village core. 

• Based on the City of Richmond Zoning Bylaw's definition of "office", there is approximately 

26,000 sf of office space within Steveston Village including accountants, real estate firms, 

lawyers and financial services firms. The majority of office space in the Village is located in 2
nd 

storey locations above at-grade retaiL 

• Based on the City of Richmond's definition of "Maritime" uses, there is 16,000 sf of Maritime 

floor area in Steveston representing 6% of total floor area. 

• Colliers has conducted an analysis of two "special waterfront" areas - Horseshoe Bay in West 

Vancouver and Ladner Village in Delta. Within Horseshoe Bay the limited presence of Marine 

uses and the presence of Food and Beverage services uses within the Horseshoe Bay Marine 

Zone 3 (M3) indicate that there is likely not significant market demand for Maritime uses above 

and beyond the limited uses currently present. 

• The Corporation of Delta recently approved an OCP amendment which broadened the range of 

uses allowed on the Ladner Village waterfront. While a well-known marine supply store located 

on the waterfront recently closed due to declines the commercial fishing industry, there are 

other Marine uses within Ladner Village. However, these uses are market driven and not 

protected by special policies or regulations. 

• Colliers' analysis of Ladner, Horseshoe Bay and Steveston Village showed that differences in 

resident population, competitive commercial areas, geography, and economic activity unrelated 

to Maritime uses create challenges in isolating Marine activity as a demand generator for 

specific land uses. The benchmark review did show, however, that there appears to be no 

growth in Maritime-related business activity. 
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• At 16,000 sf, the proposed supermarket at Imperial Landing would bring the Food and 

Convenience retail total floor area in Steveston Village to 47,362 sf. According to the Hume 

report, there was 191,285 sf of demand for this retail category (net of liquor stores) in 2013, 

meaning that even with the new supermarket, Steveston Village would only serve 25% of the 

trade area demand. 

• Even in the unlikely event that an additional 16,480 sf of commercial space in Imperial Landing 

not specified for a specific use leased for food and convenience retail, it could do so without 

creating an over-supply in the market based on 2013 demand. By 2018 there will be almost 

20,000 sf of additional demand through market growth, according to the Hume report, which 

will bring additional spending potential to all businesses in this category. 
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Hume Consulting Corporation Commercial/Retail Demand Forecast 

Steveston Neighborhood 

TOTAL WARRANTED RETAIL 
& SERVICE FLOOR AREA 

2013 201& 2023 

Warranted Flo';, A<ea (Sq. Ft.) 
CO!Nf;NliNCE ReTAIL S ... leslSF Capture 

upennilf'keb 650 100.0% 11U,S, 130,44fi 
Convenie-ncc: Stores 250 100.0% 16,425 18,13.5 
peGaltyFoodStoras 750 100.0% 7,3'1£1 8,080 
eeer.Wio~1.Iq:uor 500 100,0"";' 4'.462 53,5.26-
Health.& ,Pe-aonal care Stores "" lOO.t:l% 49.393 54.534 
SUMotGl 239,7&7' -2e,o\12~~ 

SREClA~TV ReTAIL 
Groer~ Mc~lumdi!e Stores 300 100,0% 165.93~ 183,200 
OothlngStore)S 275 100,0% 73.06' aOj OO6 
Shp~ and Ac:(oSS. 5tore:s 300 100.0% 21),088 22.119 
FomtU.lrc 250 100.0% 31,731 3S.n:>f 
Home Furnl!h1llgs 250 100.0C/" 23,lS3 25.563 
Sportlng6oods, Books) M\J5k 250 100.0% 48/580 .3,630 
Bulldin,e Materials &J5ardeo 200 100.0°,(, 1'19,379 1'~.O4 
£Iect(oniei &AppUances 275 tOO.Dok 55,765' ." .... 
Otberflehllll '75 100,0% 46,623 51.,475 
S\lb.cNl ~1I4.C320 'iJS,iJ7 

RESTAURANT'" TAVERN 250 100.0% 20~391 21"'7" 

S-eRVJCas~ @.2$%ofRctailAM. :256,..810 ,"",m 

AUTo PARTS & ACCESSORIES 300 100,O~k 3ll,1144 3:4.055 

TOTAL WARRANTEO'Fl.OOR AREA rJil~'!iita~,',*''f~if~, ' 

'AJ111dditlrm~!15% ofw~r/~JlI,d floor orco I$. a~d to 1~~OI.m! ('n Ow pII/1."i\~I. PfQlusl;.nlll fnal\Cla~ an:j rTOd'c;~lu.rvo::n 

lypk.dy ~~15v:-g Uta IbOl aru In n~lghb<>uII'lGOd and ~OITTTUIl!ly orlontJ:Kf $hoV~ I<H.,,), 

W.Jf!Qnlful floor lIlao rOf a~'omative 1/lIIt ... nd u(Vicof has f)j)1!lGtn ~luded 'h IMrqld rrOOll. 
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The market analysis has revealed that that local residents of Steveston are under-served in 
terms of retail goods and services relative to the level of demand generated by its nearly 26,000 
residents. The proposed Imperial Landing development represents only a small fragment of the 
retail and service floor area that could be supported by market demand. 

In particular, Steveston lacks a convenience-oriented shopping destination where they can 
readily find a popular supermarket, drugstore, banks, and personal/professional services. These 
type of shopping facilities are currently located outside of Steveston including Seafair Centre, 
Terra Nova Vii/age, Blundell Centre, Richlea Square/Broadmoor Vii/age, and Ironwood Plaza. As 
a result, the majority of the available retail expenditures generated by Steves ton residents are 
flowing outside the community to these other nearby shopping centres. This exodus of 
expenditures has a negative impact on Steves ton businesses. 

The Imperial Landing development offers a prime opportunity to create a concentration of retail 
goods and services that focus on serving local community needs thereby retaining shopping trips 
within the community. A new Nester's supermarket will be the prime anchor draw to the 
development and will draw other popular stores and services not currently available in 
Steveston. It is expected that the vast majority of sales for any new stores at this development 
will come from the reduction in the expenditures that are currently out-flowing to other nearby 
shopping centres rather than taking sales from Steveston businesses. 

The Imperial Landing development will not only help to retain shopping expenditures within the 
community but it will also help to activate the important waterfront area. This type of mixed use 
development will contribute to the widely accepted planning goals of creating complete 
communities that are safe, walkable, vibrant, and sustainable. The rezoning application 
supports both maritime related uses and more conventional convenience retail uses. 

The details of the retail analysis and key findings are described within the body of the report. 
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IMPERIAL LANDING: RETAIL ASSESSMENT 

The Onni Group is currently completing the development of the Imperial Landing waterfront 
site. The development is comprised of six low rise residential buildings with approximately 
58,000 square feet of space for commercial uses comprised of ±52,OOO square feet at grade and 
±6,OOO square feet of 2nd floor space. The Onni Group has submitted a rezoning application that 
proposes additional commercial uses to the existing zoning. The current commercial zoning 
guidelines are Steveston Maritime Mixed Use (ZMU12) and Maritime Commercial (ZC21). The 
rezoning application at 4300 Bayview Street would allow for a broader range of local-oriented 
retail goods and services while maintaining the Maritime uses that the site is currently zoned 
for. 

More specifically, Figure 1 illustrates the types of retail uses allowed under the current zoning 
and the additional types of retail that is being requested under the rezoning application 
(highlighted in orange). 

FIGURE 1 Existing and Requested Zoning 

zeu & ZMU12 Primary Uses 

Education (limited) 

Manufacturing, Custom Indoor (limited) 

Marina Marina Marina 
Maritime (E/W) Maritime Maritime 

Maritime mixed use Maritime mixed use 
Office Office 

Service, personal (E/Wand limited) 

Home business 
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Hume Consulting has been asked to provide a market analysis to: assesses the Steveston retail 
market and shopping patterns; examine the suitability and sustainability of commercial under 
the existing zoning; examine the suitability and sustainability of commercial uses under the 
proposed zoning. 

IMPERIAL LANDING: PREUfVHNARY RETA!L ANALYSIS 
3 L 
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A retail demand model has been created to determine the size of total retail and service 
demand generated by Steveston residents as well as the total warranted retail and service floor 
area, by major retail category. Figure 2 illustrates the boundaries for Steveston as defined by 
the City of Richmond - Williams Road to the north, No.2 Road to the east, the Fraser River to 
the south, and the Strait of Georgia to the west. 

FIGURE 2 Steveston Boundaries 

The model focuses on demand generated by local Steveston residents only as the types of 
retail goods and services that will be offered at Imperial Landing will primarily target local area 
residents within Steveston. It is recognized that the Steveston Village and waterfront area also 
draws thousands of visits from outside the community that generates significant 
demand/support for retail goods and services, which are not included in the retail model. 

The retail model will help place the scale and type of retail development proposed at Imperial 
Landing in context with the overall level of market demand. The scale of total demand when 
compared to the amount of retail floor area contained within Steveston will provide some 
indication of the potential "outflow" of shopping trips and expenditures to other areas in 
Richmond and beyond. 

Population and Incomes 

Total retail expenditure estimates for Steveston are based on its population size and personal 
disposable income levels. As personal disposal income levels are only available at the provincial 
level, estimates for Steveston have been based on a comparison of provincial median 
household income levels with Steveston's median household income levels. 

The City of Richmond has estimated that the 2011 population of Steveston was 25,345 persons 
based on the 2011 Canada Census. Based on a historical growth rate of approximately one 
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percent per year the 2013 population is estimated at 25,854 persons. An estimated 15,700 
Steveston residents (62%) live south of Steveston Highway. 

BC Stats data states that Per Capita Household Disposable Income in BC was $28,395 (2011). 
After a review of Median Household income levels in Steveston as compared to the provincial 
level, it is conservatively estimated that Per Capita Household Disposable Income levels in 
Steveston are 25% higher than the Provincial level or $36,928 (2013). In British Columbia, 45%-
47% of personal disposable income per capita is spent on retail goods. 

Total Retail Sales and Warranted Retail Floor Area 

Statistics Canada tracks retail sales for each Province on a monthly basis, by major retail 
category. With estimates of Steveston's population and disposable income levels per capita, 
total retail sales and warranted retail floor area can be determined. 

Based on Steveston's population and income levels over the 2013-2033 period, the total retail 
expenditure potential (including restaurant/tavern expenditures but excluding automotive 
sales and service expenditures) is $344.9 million in 2013, rising to $394.7 million by 2018, to 
$452.1 million by 2023, and to $595.2 million by 2033. 

Figure 3 illustrates the total retail and service floor area, by major retail category, that can be 
supported by the expenditures of Steveston residents. The break-out of warranted floor area is 
based on Statistics Canada's monthly statistics regarding retail expenditures patterns in British 
Columbia. 

FIGURE 3 Total Retail & Service Floor Area 
TOTAL WARRANTED RETAIL 
& SERVICE FLOOR AREA 

2013 2018 2023 

Warranted Floor Area (Sq. Ft,) 
CONVENIENCE RETAil Salos/SF Capture 

Supermarket5 650 100..0% 1'113,148 1-aOA4$ 

onvenlenCJl: StOTe$ 250 100.0ok 'ftt425 18.1S5 

pechdty Food Stores 750 100.0.% 7.3.1[1 :a,oeo 
Beer~Wine. Uquor 500 100..0% 48.462 S3.$2B 

Health & Personal Care Storu 600 100.0% 49,,393 54,534 

S!Jb.totol 239,7&7 264,'122 

SPECIALTY RETAIL 

General Merchandise Stores 300 100.0% 165,9,8 183.209 

Clothlni Store$' 275 100.0% 73,063 80,656 

hoe and Acc~ss. S10rcs 300 100.0% 20.068 iZ2x17Q 

Furniture 250 10Q.()'l,4 3.1,731 35~OO4 

Home Furnishings 250 100,0% ,3,153 20r663 

Sporting Goods, Books, Muslt: 250 100.0% 48,580 53.636 

Building Mate-nals & Garden 200 100.0% 119,379 131,8tl4 

Electronics & Appliances 275 100.0% 55,765 6M)f19 

other RelalJ 275 100.0% 46,623 51,475 

Su-b-tQlal 544,320 645.137 

RESTAUAANT & TAVERN 250 100,0% 203,391 213,7iJ.~ 

~eRVICES~@ 25% of RetallAru 266,810 280,906 

f'.UTO PARTS & ACCESSORIES 300 100.0% 30,844 ~4~055 

OTAl WARRANTED FLOOR AREA 

'Aflltdd;li<lI\,d 76% of W QHanloci 'loot BtOa 6 Bddod w m::coun{lor ,ho 1>01501'81. p,o((tIl~~;'"I>I.II".l>Cb~ 6nd~!" ... ",1 SOIViC(I$ 

Iyplcaly COWpl!1i~ln tho floQr Ilfua#1 noighbc.hlhood ~nd CO<!"trl\!lJly olk/nlod &hoPP'<\!J altlns. 

Wammlod lloot R'OJa for .!\ulomoUVo ... 1011 Qnd .orv!e06 h.!lll 1'101 h1lon included I" tho lal;!i ",odoL 

Y! I 

144,022 
20,022 
8,021 

59.0119 

60,210 

2»2.274 

202,277 

1'9.004 

2'.~7 
~B.6BO 

26,2," 
60.21. 
146,622 

61,-en 
66.'fJ'33 

712..'283 

248¥176 

313,183 

37~599 

2028 2033 

159,012 175.562-

22.10.6 24,407 
;,1350 10.,875 
~5.250 72,042 

66,476 73,3",5 

322,694 356,281 

.2a4,723 246,575 
103.64_ 108,568 

211,415 2~re50 

.;I·P:l64 47.1$1 
02.761 114.405 
68,717 7;2,167 

168,004 177.-3Q1 

78,8BO 82,,664 

~5,94Q 6Q,270 

826,633 8&1I,Z69 

1I74,14P 302,822 

355,842 381,&.43 

41,-6tJ 45,833 
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As illustrated, the local Steveston population currently supports an estimated 1.3 million 
square feet of retail and service floor area (excluding automotive sales). This total includes 
118,000 square feet of Supermarket floor area, 48,500 square feet of Wine/Liquor store floor 
area, almost 50,000 square feet of Health and Personal Care stores (i.e., drugstore and 
pharmacy); over 200,000 square feet of Restaurant and Tavern floor area; and almost 257,000 
square feet of Service floor area (including personal, professional, and financial services). The 
total warranted retail and service floor area in Steveston will grow by nearly 640,000 square 
feet over the next 20 years as population and income grows. 

These total sales and warranted floor area estimates do not include the significant demand 
generated by regional visitors and tourists to Steveston which likely amounts to at least 20-25 
percent more in retail sales and warranted floor area. This represents an additional 263,000 
to 329,000 square feet of additional warranted floor area. 

A visual survey of Steveston indicates that the scale of retail goods and services currently 
available within the community is well below the total warranted floor area. This indicates that 
a significant portion of retail expenditures generated by Steveston residents are being spent 
elsewhere within Richmond or beyond. Of course, not all of the retail expenditure potential can 
be captured locally. Some shopping trips will naturally occur to other areas of Richmond and 
beyond, particularly for General Merchandise, Specialty Retail, Automotive sales and service, 
etc. However, the retail model does help illustrate that a significant amount of additional retail 
floor area could be supported in the community if the sales "outflow" were reduced. 

For example, the Steveston population could currently support up to 118,000 square of 
supermarket floor area, yet there is only one small independent grocery store comprising 
approximately 12,500 square feet located within the community (Super Grocer). This indicates 
that 80%-90% of Steveston's supermarket expenditures are occurring outside of the 
community. Similarly, nearly 50,000 square feet of drugstore/pharmacy space could be 
supported, but there are only three small pharmacies and no major drugstores (Le., Shopper 
Drug Mart, London Drugs) within Steveston. While there are a significant number of 
restaurants/taverns in Steveston Village it appears that the market could support additional 
facilities within the 200,000 square feet of warranted floor area. 

Synopsis and Retail Implications 

The retail model indicates that a significant amount of retail and service floor area can be 
supported by Steveston's population of approximately 25,854 persons ~ the additional floor 
area that is supported by expenditures from visitors and tourists. The ±58,OOO square feet of 
retail and service floor area proposed at Imperial Landing represents only a small fragment of 
total warranted floor area in Steveston. 

A visual survey of Steveston indicates that the amount of retail and service floor area in the 
area is well below the levels that could be supported. Most notably, the lack or undersupply of 

IMPERIAL LANDING: PREWvW\!P,RY FU:U\IL ANALYSIS 
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major local-serving retail anchors such as a popular supermarket chain, major drugstore, some 
major banks, and government liquor store, suggests that many Steveston residents currently 
travel outside their neighbourhood to find the types of stores and services that satisfy their 
regular day-to-day needs. 

Retail surveys and studies over many years have confirmed that with today's busy lifestyles, 
once local residents leave their local neighbourhood area to shop for key goods and services 
such as a supermarket, drugstore, and/or bank, they tend to do most of their other shopping at 
or near that same location. This regular exodus of shopping trips is likely having a significant 
impact on local businesses within Steveston. 

IMPER!AllA!\iD~NG: PREUMHIJARY RETAJL .o.r"ALYSiS 
7 L 
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In order to assess the suitability and impact of proposed retail uses at Imperial Landing, it is 
important to review the competitive retail market. A competitive review will help determine 
likely shopping patterns by Steveston residents as well as identify potential voids or gaps in 
Steveston's merchandising mix that could be served, in part, by Imperial Landing. Figure 4 
illustrates the location of shopping centres or precincts that focus on serving day-to-day 
convenience shopping needs and are within a convenient driving/walking distance of the 
Imperial Landing site. 

Steveston Village 

The 2013 Steveston Villager Business Directory provides a detailed listing of businesses within 
the Steveston Village precinct. Figure 5 provides a summary of the approximate number of 
retail, restaurant, and service (personal, financial, and professional) type businesses listed in 
the Business Directory. 

It is evident from the business directory listings that there are a wide range of stores and 
services available within Steveston. Steveston Village is a unique historic commercial area 
spread out over several blocks. The business mix is comprised mostly of small independent 
operators rather than businesses that are part of a regional or national chain although an 
increasing number of well-known retail/business chains are being attracted to the area. 
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FIGURE 5 Steveston Village Business Summary 
Business Type # Business Type # Business Type # 

Antiques & Collectibles 2 Home, Office Decorating 6 Coffee & Espresso Shops 6 

Appliances & Rentals 3 jewellers 2 Casual Dining 17 
Artists/ Art Gallery, Framing & Supplies 7 Ladies, Men's Clothing &Shoes 12 Chinese/Asian Restaurants 2 
Books, Stamps, & Stationery 4 Lawyers & Notaries 6 East I ndlan Restaurants 2 
Children's Toys & Clothing 6 Marine & Hardware Stores 2 Fine Dining 4 

Chiropratic & Physio Services 3 Uquor Stores 1 Greek Restaurants 2 

Consignment & Thrift Stores 7 Medical & Related Services 13 Italian Restaurants 8 
Dental Services 7 Pharmacies & Labs 4 Japanese Restaurants S 
Fi nancial Services 13 Pet Services & Supplies 6 Mexican Restaurants 1 
Flowers & Gardening 3 Photography 4 Pubs, Bistro's, Wine Bars 8 
Furniture & Home Decor 10 Professional Services 17 Organic Food Products 1 
Glftware 12 Real Estate Services 20 Seafood, Fish & Chips 7 
Hairdressers & Barbers 18 Convenience Stores & Grocery 6 Services With Food & Beverages 14 
Holistic, Health,Wellness, & Fitness 32 Bakeries & Confectioneries 12 Web/Computer/I nternet Services 10 

127 111 87 

Source: Summary based on Steveston Villager Business Directory 2013 

With a wide range of local serving goods and services, Steveston Village does playa role in 
serving the day-to-day needs of local area residents. Steveston Village also includes many 
businesses that target regional visitors and tourists. It appears that the historic waterfront 
character and wide variety of restaurants, cafes, and specialty shops serve as strong draw to 
the area for visitors. Due to the strong orientation towards regional visitors and tourists, 
shopping traffic levels appear to vary quite widely with significantly higher shopping traffic 
during the pleasant weather months and weekends. 

Seafair Centre 

Safeway Produce Store Drycleaner 

Shoppers Drug Mart Gourmet Meats Dentist 

BC Liquor Store KFC Subway 

CIBC Autoplan Insurance Pet Supplies 

IIIIII 
Sushi Little Caesar's Pizza Hair Salon 

Medical Centre A&W Shoe Repair 

Veterinarian Mixes & Cigarettes 

~ 1111111111111) 

NO.' ROAD 

Seafair Centre is located at the northwest corner of No. 1 Road and Francis (just outside 
Steveston's northern boundary) and is the closest local convenience type shopping centre to 
Imperial Landing with a driving distance of 2.9 kilometres or 4-6 minute driving time. Seafair 
has a leasable area of ±70,OOO square feet and is comprised of approximately 20 retail and 
service tenants and is anchored by a Safeway supermarket of approximately 29,000 square 
feet. Other key tenants include Shoppers Drug Mart, BC Liquor Store, and CIBe. A small 
selection of personal services and fast food outlets are also available. 

PLN - 258



Blundell Centre 

Blundell Centre 

Safeway Sushi Han Restaurant Current Fashions 

Shoppers Drug Mart Auto Plan First Choice Vacuums 

TO Canada Trust Seafair Jewellers Osaka Today 

BMO Star Pets Subway 

McDonald's Mobil i city Bell Mobility 

Starbucks The Eye Station Dental Clinic 

Kin's Market Amroni's Gourmet Meats Silk Cuts Clothing 

Cobs Bread Thai Kitchen Blundell Florist 

UquorTown Easy Care Cleaners Oriental Take-Out 

Loonie Town Foot Solutions Return-It 

UPS Store Bernard Callebaut Chocolates Famous Nails 

Ed's Linens's Fast Photo Hair Masters 

QZ Barbers Round Table Pizza Optometry 

Medical Clinic Bellisima Fashion 

Blundell Centre is located at the southeast corner of No.2 Road and Blundell. This local 
convenience type shopping centre is a driving distance of 4.5 kilometres from Imperial Landing 
or 7-9 minute driving time. Blundell Centre has a leasable area of ±82,OOO square feet and is 
comprised of approximately 41 tenants and is anchored by a Safeway supermarket of 
approximately 28,000 square feet. Other key tenants include Shoppers Drug Mart, Liquor Town, 
BMO, TD Canada Trust, McDonald's, and Kin's Market. A good selection of personal services, 
professional services, and fast food/restaurant services are also available. 

Terra Nova Village 

Save-On-Foods Legends Liquor Store TN Barber 

RBC Royal Bank Jugo Juice TN Cleaners 

Starbuck's Hallmark Quiznos 

Bosley's Pet Foods Color Me Mine TN Health Centre 

DoliarGiant Flight Centre Hair Masters 

Dairy Queen Pisces Fish & Chips Younger Nail Salon 

Imperial City Bistro Pizza Hut Central Agencies 

Dear Ani mal Hospital Hananoki Japanese Rest. Church's Chicken 
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Terra Nova Village is located at the northwest corner of No.1 Road and Westminster Highway. 
This local convenience type shopping centre is a driving distance of 5.3 kilometres from 
Imperial Landing or 8-10 minute driving time. Terra Nova Village has a leasable area of 72,000 
square feet and is comprised of approximately 24 tenants and is anchored by a Save-an-Foods 
supermarket of approximately 26,000 square feet. Other key tenants include RBC, Starbuck's, 
Bosley's, and Dollar Giant. A good selection of personal services, and fast food/restaurant 
services are also available. 

Ironwood Plaza 

Save-On-Foods Brown's Social House Drycieaner 

London Drugs Reitman's Ironwood Medical 
J 

I-Jt.-l­
ITl1J 

I 
I 
I 
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. a BC Liquor Store 

Scotia Bank 

McDonald's 

Coast Capital Savings 

Ironwood Public Library 

Starbucks 

Running Room 

Flight Centre 

Boston Pizza 

VQA Wines 

Dania Down Quilts 

Bosley's Pet Foods Quizno's 

Danny's Wun Tun House Great Clips 

General Nutrition Booster Juice 

Game Stop Ironwood Dental 

LoonieTown Chiropractor 

Insurance Eyewear Etc. 

Pearle Vision ICBC 

Ice Level Sports Apex Commercial 

Marble Slab Thyme Maternity 

Nail Salon Current Fashion 

Dentist Kisha Poppo 

Ironwood Plaza is located at the southwest corner of Steveston Highway and No.5 Road. This 

local convenience type shopping centre is a driving distance of 6.8 kilometres from Imperial 
Landing or 9-11 minute driving time. Ironwood Plaza has a leasable area of ±150,000 square 
feet and is comprised of approximately 40 tenants and is anchored by a Save-an-Foods 
supermarket of approximately 33,000 square feet. Other key tenants include London Drugs, BC 
Liquor Store, Public Library, Scotia Bank, Coast Capital, McDonald's, and Starbucks. A good 
selection of personal services and fast food/restaurant services are also available. 

I' i" , 
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Richlea Square & Broadmoor Village 

--1 

BroadmoorViliage 

Shoppers Drug Mart Pioneer Pub Restaurant 

Kin's Market Pioneer Liquor Store Bakery 

Royal Bank KFC Dry Cleaners 

Coast Capital Subway Nail Salon 

Petro Canada Fresh Slice Pizza Tailor 

Richlea Square 

Safe way Veterinarian Pizza 

Pharamasave Dry Cleaner Cards 

TD Canada Trust Hair Cuts Insurance 

Starbucks Medical Clinic 

Banners Restaurant Travel Agency 

Richlea Square and Broadmoor Village are adjacent shopping centres located on No.3 Road just 
to the south of Williams Road. These centres are located approximately 5.0 kilometres from 
Imperial Landing or an 8-10 minute driving time. Richlea Square has a leasable area of ±70,OOO 
square feet and Broadmoor Village has a leasable area of ±24,OOO square feet. Combined, these 
shopping centres offer approximately 30 tenants providing a range of convenience-oriented 
goods and services. Key tenants include Safeway, Royal Bank, TD Canada Trust, Coast Capital, 
Pharmasave, Petro Canada, and Kin's Market. 

Competitive Synopsis & Implications 

There are no supermarket anchored, convenience-oriented shopping centres located within the 
community of Steveston. However, there are five such shopping centres within a relatively easy 
driving time of the Steveston neighbourhood and located along major roads frequented by local 
residents. Combined, these shopping centres comprise approximately ±468,OOO square feet of 
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leasable retail and service floor area and offer a total of ±155 tenancies. Given the popularity 
and customer loyalty generated by the major supermarket chains combined with the one-stop 
shopping convenience offered at each of these five shopping centres, it can be expected that a 
significant portion of Steveston residents currently shop outside of their community to satisfy 
most of their essential day-to-day shopping needs. 

The merchandising mix in each of these shopping centres illustrates the typical composition of 
retail goods and services that attract shoppers on a regular basis. A supermarket, banks, 
drugstore, and/or liquor store are typically the key anchor stores. Personal and medical services 
are also an important component of the merchandising mix as well as cafes, restaurants, and 
fast food facilities. The other key aspect of these competitive shopping centres is the 
convenience they offer - a shopper can satisfy most or all of their essential shopping and service 
needs in one location. 

Steveston Village is the primary commercial centre within Steveston. Steveston Village plays an 
important local service role within the community but also targets a larger regional shopper 
drawn to this historic area with its quaint fishing village character. It offers a variety of goods 
and services mostly comprised of local independent operators. Many of the stores, restaurants, 
and businesses in the Steveston Village are focussed on serving visitors from outside the local 
neighbourhood. 

While Steveston Village does offer a small, independent grocery store and three pharmaCies, 
there are no major convenience-type anchor tenants such as a popular supermarket chain or 
major drugstore (Le., Shoppers Drug Mart, London Drugs), and only one major financial 
institution is present in Steveston Village. There are very few regional or national chains that 
are popular with shoppers. The spread-out nature of Steveston Village does not lend itself to 
the type of convenience-oriented shopping sought by most shoppers with busy lifestyles. 

Given the strong competition in the region, the spread out nature of retail goods and services in 
Steveston Village, the lack of popular major convenience tenants and the retail focus on 
visitors, it is likely that most Steveston residents will continue to satisfy all or most of their 
regular day-to-day shopping needs outside of the community. Steveston needs a concentration 
of popular, local serving goods and services in order to retain locally generated, day-to-day 
shopping trips within the community. 

IMPER!AL ltU\lDING: PRELIMINARY RETAIL ANALVSIS 
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This section of the report reviews the types of retail uses being proposed at Imperial Landing 
and places them in the context of the Steveston community, Steveston Village, and the widely 
accepted planning principles of creating complete communities that are liveable, vibrant, 
walkable, and sustainable. 

Zoning Considerations 

Current Zoning 

Under the current zoning guidelines, the types of retail and service uses that can be 
accommodated at Imperial Landing are quite restricted. The allowable uses under the current 
zoning guidelines are: 

Steveston Maritime Mixed-Use (ZMU12) Steveston Maritime (Ze21) 

• Education • education (limited) 

• Housing, apartment • industrial, general (limited 

• Manufacturing, Custom Indoor • manufacturing, custom indoor 

• Maritime • marina 
• Office • maritime mixed use 

• Parking, Non-accessory • office (limited) 

• Service, Personal • parking, non-accessory 
Secondary Uses 

• Boarding and lodging 

• Community care facility, minor 

• Home business 

Generally, the current zoning guidelines primarily allow for a variety of uses, primarily oriented 
to the maritime related uses, that may include: small scale, indoor manufacturing; boat 
mooring, boat repair services, businesses that support commercial fishing, and limited 
industrial uses. The zoning would also allow for the manufacture of hand-made items such as 
jewellery, toys, and musical instruments. Some office, home business, and educational uses 
would also be permitted under the current zoning but must be related to the marine or 
maritime industry. 

Overall, the zoning guidelines appear to be primarily based on a desire to create/reinforce a 
historic maritime theme for Steveston. The current zoning guidelines do not appear to consider 
the retail and service needs in the area or the market demand for such space. Also, the 
feasibility and sustainability of such uses and their compatibility with residential uses above or 
nearby do not appear to have been fully considered. As most local residents would be unlikely 
to utilize maritime-type uses on a regular basis, it is unlikely that a focus on these types of uses 
would contribute significantly to a more complete, vibrant, walkable, and sustainable 
neighbourhood. If these commercial spaces cannot be filled or are not viable, the resulting 
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vacancy and tenant turnover would diminish the identity, character, and value of the Imperial 
Landing area. High vacancy rates and/or tenant turnover would also send a bad message to 
prospective new businesses considering the Steveston Village area as a possible location. 

Requested Additions Under Rezoning 

The rezoning application retains all of the Permitted Uses under the current zoning guidelines 
but also seeks to broaden the allowable retail and service uses. The additional types of uses 
requested under the rezoning application are (alphabetically): 

• Animal Grooming • Retail, general 

• Child Care • Retail, second hand 

• Education, commercial • Service, financial 

• Health Service, minor • Service, business support 

• Library and Exhibit • Service, household repair 

• Office • Service, massage 

• Recreation, indoor • Service, personal 

• Restaurant • Veterinary service 

• Retail, convenience 

The types of additional uses being requested would allow for a greater variety of goods and 
services targeting the regular day-to-day shopping needs of local area residents. These uses are 
more reflective of market needs, are more likely to be leased, and more likely to be 
economically sustainable. There are many examples of modern mixed-use retail precincts in 
Metro Vancouver that have created very vibrant and desirable places to live due to their mix of 
stores and services that effectively serve the local area population. 

While there could be, some duplication of tenant types that are currently located in Steveston 
Village, the relatively small scale of the Imperial Landing development and the small number of 
tenancies that will comprise it should have little impact on other businesses. These types of 
additions would help to eliminate the need for many residents in the immediate area to drive 
to other convenience type shopping centres (i.e., Ironwood Plaza, Blundell Centre, Seafair 
Centre, Terra Nova Village, Richlea Square/Broad moor Village). Most of the sales for these 
planned stores will likely come from expenditures that are currently going to these other 
shopping centres. The retention of shopping trips could provide important spin-off traffic and 
sales to other businesses in Steveston Village. 

Specific Tenancies Being Investigated 

Onni Group has tested the retail market to determine if there is interest in leasing commercial 
space at Imperial Landing. The additional uses listed in the rezoning application are reflective of 
the types of retail and service uses that have expressed interest in this location. Onni has 
reported that they have actively pursued commercial tenants that would comply with the 
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current zoning, but have not had any success finding such tenants. The specific types of 
retailers that have expressed interest in the Imperial Landing location are summarized below: 

FIGURE 6 Planned Tenant Mix 

6,060 Dentist 1,200 

To Be Determined 1,000 

Dry Cleaner/Laundry 860 

Restaurant 3,000 

16,000 16,000 

5,650 Be Determined 5,650 

1,700 1,700 

6,462 6,462 

13,780 13,780 

Be Determined1 8,900 

'Sizes are approximate 

! A termination clause could be registered on all leases in Building 6 to allow for a change to maritime 

related uses ifthe planned marina is built. 

The total commercial floor area and total number of tenants (an estimated 10-15 tenancies) is 
small relative to market demand, in comparison to the number of businesses located in 
Steveston Village, and the scale of convenience-oriented shopping centres in the area. The total 
commercial floor area is ±58,OOO square feet comprised of approximately 52,000 square feet at 
ground level and 6,000 square feet of 2nd floor space. Four tenants have confirmed their 
interest in Imperial Landing including a 16,000 square foot Nester's Market and a 6,500 square 
foot TD Bank. 

Supermarket - The proposed Nesters supermarket would be an efficient urban-sized full service 
store operated by one of Be's leading grocery store operators. The availability of a modern full 
service supermarket would provide an essential service to this medium density community that 
is currently missing. Many respondents from the previous open houses expressed the desire for 
a supermarket in their neighbourhood. 

Bank - a major bank (TD BankL not currently located within Steveston, has indicated interest in 
Imperial Landing. As consumers have specific loyalties to particular banks, the addition of a new 
major bank at Imperial Landing will reduce the trips to other shopping centres for the purposes 
of banking. 
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Other Potential Uses - while no other uses have yet been confirmed, interest has been 
expressed by a variety of businesses including: restaurants, fast food operators, cafes, personal 
services, professional services, fitness centre, and daycare operator. 

The developer has indicated that it would consider inserting a termination clause in all leases 
in Building 6 which would allow the developer to switch to maritime related uses if the 
planned marina is built and there was resulting demand for maritime related uses. It is likely 
that a significant notice period for termination (e.g. 36 months) would be required in order to 
attract tenants in the near term. This approach would ensure that vacancies could be avoided 
in the short to medium term and maritime uses could be accommodated in the future if 
tenant interest and demand related to a new marina emerges. Of course, any near term 
tenancies that service the marine industry would not be terminated. 

Tenants would require a minimum of 36 month's notice and if the existing tenants service the 
Marine industry in any capacity then their leases will not be terminated. 

Synopsis 

Given today's busy lifestyles and the resulting time limitations that are available to complete 
essential tasks such as convenience shopping, most shoppers are drawn to well-located, well­
anchored shopping centres or retail precincts where they can meet all or most of their shopping 
and service needs in one location. The availability of essential retail goods and services close to 
home is generally preferred by shoppers. Currently, with the limited selection of popular 
convenience stores and services close to home, many residents of the Imperial Landing area 
and Steveston as a whole are drawn outside the community to Ironwood Plaza, Blundell Centre, 
Seafair Centre, and/or Terra Nova Village to do most of their regular convenience shopping. 

The requested retail additions are clearly intended to focus on better serving the day-to-day 
needs of residents at Imperial Landing and the surrounding area. Imperial Landing's plan to 
provide additional convenience-oriented goods and services close to home should help to 
reduce the need for area residents to drive to other shopping centres located outside of 
Steveston. 

The Imperial Landing area is a modern medium density neighbourhood, distinct from the 
historic maritime character of the historic Steveston Village area. The proposed commercial 
component for Imperial Landing is appropriate to the character and needs of a modern medium 
density neighbourhood and complementary to the Steveston Village character. The types of 
retail and services tenancies being targeted should help to create a vibrant, interesting, and 
walkable retail environment that adds to the liveability of Imperial Landing and the surrounding 
area. The retention of shoppers within the community should provide some spin-off benefits to 
Steveston Village businesses as well. 

The overall amount of commercial floor area and number of tenancies is relatively small 
relative to Steveston Village and the popular neighbourhood shopping centres that outside of 
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Steveston. The 5 key tenancies proposed at Imperial Landing comprise more than three­
quarters of the total available floor area. All five of these key tenancies are highly suited to 
serving the shopping and services needs of a modern, medium density, mixed-use 
neighbourhood. The small number of additional tenancies (approximately 5-7 additional 
tenancies) will add to the interest and draw at Imperial Landing but are not expected to have a 
significant impact on Steveston Village. The majority of retail sales for the proposed retail and 
service facilities are expected to come from a reduced outflow of expenditures to shopping 
centres located outside of the Steveston community. 
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Hume Consulting has arrived at the following key conclusions based on a review and analysis of 
Steveston's retail market and the proposed retail additions at Imperial Landing: 

• Steveston is deficient in some of the types of convenience-oriented shopping facilities that 
satisfy the needs ofthe community. 

• While Steveston Village is a quaint shopping preCinct, it is spread out and lacks many bf the 
most popular stores and services sought by shoppers. 

• The ±58,OOO square of retail and service floor area proposed at Imperial Landing is very 
small relative to the amount of retail floor area warranted by local and visitor demand. 

• Some of the accepted planning principles for modern, medium to high density 
neighbourhoods is to create safe, vibrant, walkable, complete, and sustainable 
communities. The types of retail and service facilities being proposed for Imperial Landing 
will help to achieve these goals. 

• Due to the undersupply of supermarket facilities in Steveston relative to demand, the 
proposed addition of a ±16,OOO square foot urban-style Nesters supermarket, will help to 
curtail the exodus of local shoppers to other shopping centres anchored by a supermarket. 

• Given the large number of businesses located in Steveston Village including multiple 
restaurants, cafes, hair salons, specialty stores, and professional services, and the current 
significant outflow of sales to other shopping centres in the region, it is unlikely that the 10-
15 businesses planned for Imperial Landing will have a significant impact on existing 
businesses in Steveston. 

• Most of the sales needed to support the proposed retail facilities at Imperial Landing will 
come from a reduction or transference of sales that are currently going Ironwood Plaza, 
Blundell Centre, Seafair Centre, and Terra Nova Village. 

• A successful retail component at Imperial Landing will help retain more shopping trips 
within the community thereby helping to generate spin-off traffic and sales to other nearby 
businesses within Steveston Village. 

• Many of the businesses being proposed at Imperial Landing will be complementary to the 
existing business mix in Steveston Village, will help to fill some key gaps or deficiencies in 
the current selection of goods and services. 

19 
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• The strong market interest by prominent retailers and service' operators indicates that 
Imperial Landing is an attractive and viable location for the types of uses being sought 
indicating that the retail and service space being proposed will be sustainable. 
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ADDENDUM 

After the completion of this report (December 2013), a Telephone Survey was conducted by the Mustel 
Group (in January 2014) at the request of the City of Richmond. The random telephone survey obtained 
responses from a total of 201 Steveston residents. A series of questions were asked regarding their 
current shopping patterns, convenience-oriented retail spending, their views regarding possible 
tenancies at Imperial Landing, and their potential interest and usage of Imperial Landing. 

Hume Consulting has reviewed the Telephone Survey data completed by the Mustel Group. The results 
of the telephone survey help to confirm the findings and conclusions in the retail report. The key 
findings of the telephone survey are summarized as follows: 

1. What store or shopping centre do you currently go to do the majority of your grocery shopping? 

• 

• 

• 

• 

Currently 87.1% of Steveston residents are 
doing the majority of their grocery shopping 
outside of Steveston. "Other" grocery 
shopping locations may include Real 
Canadian Superstore, Costco, Osaka, T& T 
Supermarket, etc. 
Only, 11.8% of Steveston residents do the 
majority of their grocery shopping within 

Shopping Centre/Store Where 

Majority of Shopping Done 

Seafair Centre (Safeway) 

Ironwood Plaza (Safe-On-Foods) 

Blundell Centre (Safeway) 

Steveston Village (Super Grocer) 

Richlea Centre (Safeway) 

Steveston at Super Grocer, Steveston's only Terra Nova Village (Save-On-Foods) 
supermarket. Other 

34.0% 

17.3% 

15.5% 

11.8% 

4.8%; 

4.1% 

11.4% Seafair Centre draws the largest proportion ..... ___________________ ...1 

of visits (34.0%), followed by Ironwood Plaza (17.3%) and Blundell Centre (15.5%). All of these 
grocery stores are located along major roads in the region and are within a 10-12 minute driving 
time of Imperial Landing. 
The survey findings are consistent with the retail report that stated that the majority of Steveston 
residents expenditures for essential goods and services are flowing outside of the local market. 

2. How often do you shop outside Steveston for groceries? (of those that do the majority of their 
grocery shopping outside of Steveston) 

• Approximately 76.5% of Steveston residents 

surveyed shop outside of Steveston for 

groceries at least once per week. 

• 33.4% of residents surveyed shopped outside of 

Steveston for groceries 2-3 times per week with 

Frequency 

2-3 Times Per Week 

About Once Per Week 

4-5 Ti.mesPer Week 

Once Every2,-3Weeks 

About On.ce Per Month 

10.7% shopping outside Steveston 4-5 times per Almost Every Day 

week. Less Than Once PerMonth 

33.4% 

32.4% 

10.7% 

9.3% 

5.00,..6 

4.4% 

4.3% 

• The survey findings illustrate that shopping trips for essential goods such as groceries are occurring 

on a frequent basis. 
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3a. Do you typically purchase other goods and services when you go grocery shopping at (the grocery 
store/shopping centre shopped at most often). 

• 

• 

The shopping centres most frequented by 
Steveston residents offer a fairly wide range of 
goods and services in addition to the grocery 
store anchor. 

Of the 87.1% of Steveston residents that do the 

Shop For Other Goods & Services 

When Grocery Shopping 

Yes 

No 

66.7% 

33.3% 

majority of their grocery shopping outside of Steveston, 66.7% purchase other goods and services 
while at these shopping centres. 

• This data is consistent with the retail report findings that stated that once a shopper leaves the local 
Steveston market to purchase essential day-to-day items such as groceries, they will purchase other 
goods and services at the same location. 

3b. What other types of goods and services do you use when shopping at (the grocery store/shopping 
centre shopped at most often)? 

• 

• 

• 

• 

The survey illustrates that the types of goods and 
services typically purchased by Steveston 
residents while shopping outside the community 
for groceries. 

The percentage totals add up to more than 100% 
indicating that many shoppers utilize more than 
one store or service when shopping at their 
preferred grocery store/shopping centre. 

Non-grocery Goods & Services Shopped For 

Drugstore 7'G.goA, 

Bank 39.5% 

Cafe/Coffee Shop 31.2% 

Restaurant 28.4% 

Fast Food 23.1% 

Liquor Store 

Professional Services 

Drycleaner 

21.8% 

20.4% 

13.3% 
76.9% of those surveyed made purchases at a 
drugstore where their preferred grocery store is 
located. Today's drugstores offer a wide range Produce Store 
merchandise and services including a pharmacy, Hair Salon 
cosmetics, health and beauty items, cards, Deli/Baker/Butcher 

7.5% 

7.1% 

5.8% 

household items, snack foods, etc. Pet Supplies 2.4% 

Many shoppers also use/make purchases at other Other 10.2% 
stores including banks, cafes, restaurants, fast food, liquor stores, professional services (e.g. doctor, 
dentist, accountant, lawyer), etc. 

4. Thinking about what you spend in a typical month on everyday needs such as groceries, 
drugstore/pharmacy purchases, dry-cleaning, hair salon, and personal services, approximately what 
percentage of your total expenditures would you say you make outside of Steveston village? 

• Nearly 60% of Steveston residents surveyed 

indicated that they spend between 75%-100% of 

their annual expenditures for basic day-to-day 

goods and services outside of Steveston with 

another 20.2% of respondents spending 50%-74% 

of their total budget outside of Steveston. 

ADDENDUM 

Proportion of "Everyday Needs" Expenditures 
Made Outside of Steveston 
Under 20% 

20-49% 

50-74% 

75%-90010 

90.100% 
Don't Know 

9.3% 
18.0% 

20.2% 
30.4% 
26.5% 
4.2% 
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• This data helps illustrate the tremendous exodus of expenditures from Steveston. Conversely, it 

helps illustrate the retail opportunity that exists at Imperial Landing if it offers the types of goods 

and services that satisfy both local needs (that are currently being met outside of Steveston) as well 

as uses that are generate interest and activity for the pedestrian traffic along the development's 

waterfront side. 

5. What types of stores and services do you feel are missing from Steveston village? 

• 

• 

• 

40.7% of those surveyed cited a large grocery store as 

missing from Steveston Village. This was, by far, the 

most significant deficiency cited. 

Other notable gaps or deficiencies cited by 

respondents included produce stores, restaurants, 

clothing stores, and cafes. 

While there do not appear to be any major gaps in the 

merchandising mix identified (other than a large 

grocery store), it is clear that Steveston Village fails to 

satisfy the basic day-to-day needs of local residents as 

illustrated by the large exodus of shopping trips and 

expenditures. 

Types of Stores That Are Missing 

From Steveston Village 

Large Grocery Store 
Produce Stores 
Restaurants 
Clothing Stores 
Cafes 
Pharmacies 
Deli, Bakery, Butchers 
Banks, Financial Services 
Parking 
Drycleaners 
Liquor Store 
Sporting Goods/Fitness Gear 
Gas Station 
Hardware Store 
Other 
Nothing 

40.7% 

10.9% 

9.5% 

8.1% 

6.0% 
4.8% 

3.9% 

3.8% 

3.2% 

3.2% 

2.4% 

2.4% 

2.0% 
1.4% 

15.1% 

0.4% 

6. Would you like to see a supermarket at Imperial Landing at 4020 Bayview Street, which is at the 
base of Easthope Avenue where the roundabout is? 

• 

• 

66.6% of survey respondents from throughout 

Steveston indicated that Yes or Maybe to a new 

supermarket at Imperial Landing with only 30.1% 

indicating they would not like to see a supermarket 

there. 

The support for a possible grocery store at Imperial 

Like To See A Supermarket at 

Imperial Landing 

Yes 

No 

Maybe 

Don't Know 

38.2% 

30.1% 
28.4% 

3.4% 

Landing is significant considering that a considerable portion of respondents to the randomized 

telephone survey likely live a substantial distance away from the site and may be more conveniently 

located relative to other shopping centres such as Seafair Centre or Blundell Centre. 
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7. If a new supermarket were located at imperial landing at 4020 Bayview Street, how likely is it that 
you would shop there? 

• 

• 

A total of 64.0% of survey respondents indicated 

that they would be very likely or somewhat likely 

to shop at Imperial Landing if there was a new 

supermarket located there. 

Again, the high proportion of respondents 

indicating that they be very or somewhat likely to 

How Likely to Shop at A New 
Supermarket at Imperial Landing 

Very Likely 
Somewhat Likely 
Not Very Likely 

NotAtAIl Likely 

35.2% 

28.8% 

22.8% 

11.1% 

shop at Imperial Landing based on the addition of a supermarket alone is significant especially 

considering that a large portion of respondents to the randomized telephone survey likely live a 

substantial distance away from the site and may be more conveniently located relative to other 

shopping centres such as Seafair Centre or Blundell Centre. 

8. What other types of stores and services would you like to see at Imperial Landing with or without 
a supermarket located there? 

When asked what other types of stores or services they 

would like to see at Imperial Landing, restaurant, cafe, 

clothing stores, gym/recreation faCility, bank, and 

pharmacy were the most popular suggestions. 

Other Types of Stores and Services They Would 

Like to See at Imperial Landing 

• 

• 49.1% of respondents offered no other suggestions. 

• The overall response to this question was weak which is 
fairly typical of open-ended questions that ask survey 
respondents to make suggestions. 

Restaurant 
Cafe 
Clothing Stores 
Gym/Ret. Faclllty/Comm. Ctre. 
Bank 
Pharmacy 
Doctor/Dentist 
liquor 
Produce 
Sporting Goods 
Large Grocery Store 
DrycJeaner 
Bakery 
Deli 
HalrSalon 
Daycare 
Other 
No Other Suggestions 

20.9% 

7.3% 

5.6% 

5.3% 

5.2% 

5.0% 

4.5% 

4.4% 

3.6% 

3.4% 

2.8% 

2.6% 

2.6% 

1.7% 

0.8% 

0.3% 

13.8% 

49.1% 

9. How likely would you be to shop or use the following types of stores or services if available at 
Imperial Landing? 

• While survey respondents did not provide a 
strong response to the open-ended question 
regarding the other types of stores and 
services they would like to see at Imperial 
Landing (Question No. 8 above), a much 
stronger response rate was generated when 
given a list of possible tenant types at Imperial 
Landing. 

How Likely Would They Be To Shop 

at These Stores at Imperial Landing Very/Somewhat Likely 

Restaurant 81.9% 
Bakery/Dell 76.6% 
Cafe 67.3% 
Liquor Store 

Pharmacy 
Bank 
Drycleaner/laundry 
Doctor/Dentist 
Maritime Uses 
Hair Salon 
Daycare 

54.8% 

37.3% 
30.5% 
26.9"10 
24.8% 
19.8% 
19.6% 
6.4% 

rMI..iklllY 
14.9% 
22.3% 
31.1)% 
44.6% 
67.3% 
62.3% 
73.1% 
75.2% 
76.3% 
8Q.4'10 
92.9% 
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• 81.9% of survey respondents indicated that they would be very or somewhat likely to use a 
Restaurant located at Imperial Landing. 

• Other types of uses that respondents were very or somewhat likely to shop at or use included: 
bakery/deli (76.6%); cafe (67.3%); liquor store (54.8%); pharmacy (37.3%); bank (30.5%); and 
drycleaner/laundry (26.9%). 

• Daycare, hair salon, and maritime uses were the least likely types of stores to be used. 

10. If a supermarket, bank, and other personal and professional services were provided at Imperial 
Landing, would you be more likely to do more of your shopping there instead of going elsewhere? 

• 

• 

• 

72.1% of survey respondents from throughout 
More Likely to Shop At Imperial 

Steveston indicateGl that they would definitely 
Landing Than Going Elsewhere 

or possibly do more of their shopping at 
Imperial Landing instead of going to other Y.es ,38.,3% 
shopping centres located outside of Steveston. No 26.'6"A> 
The responses indicate that there would likely Maybe 33.8% 
be strong demand for stores offering the Don't Know 1.3% 
essential goods and services that are needed by Steveston residents. These types of goods and 
services would help to ensure a vibrant and sustainable retail precinct on a year around basis. 
Complementary stores and services that serve both local area residents and visitors (e.g. cafe, 
restaurant, juice bar, deli, bakery, fine chocolate/fudge) would add to the draw and vibrancy of the 
waterfront area. 

CONCLUSIONS 

The findings of the telephone survey support the overall findings and recommendations presented in 
Imperial Landing Retail Analysis report. In particular, the telephone survey helps verify that the vast 
majority of the available shopping dollars for day-to-day shopping needs are currently flowing out of 
Steveston to other grocery store anchored shopping centres. The majority of these trips are occurring 
one or more times per week. As the retail report indicates and the survey results verify, shoppers also 
shop at or use a variety of other stores and services while shopping at their favourite grocery store 
anchored shopping centre. 

The survey data illustrates the tremendous loss of shopping dollars from the Steveston community 
that could support local businesses. The survey also confirms that adoption of the proposed retail 
plan for Imperial Landing (including a grocery store and other stores and services would be used by 
Steveston residents) would help keep Steveston residents from shopping outside of Steveston. In 
other words, the sales needed to support the stores/businesses at Imperial landing would largely 
come from the reduced outflow of expenditures rather the businesses in Steveston Village. Retaining 
shopping trips within Steveston at Imperial landing (as well as attracting new shoppers/visitors) will 
provide a potential benefit to all businesses in the village area. 

The survey also indicates a strong desire for the types of goods and services that would complement a 
grocery store and would be ideally suited to this prime waterfront location and busy boardwalk 
promenade. The possible inclusion of tenants such as a restaurant, cafe, juice bar, deli, bakery, 
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international news/magazines, fine chocolate would serve both the local area population as well as 
visitors to the waterfront. 

Overall, a retail concept that blends the types of uses that serve the regular day-to-day needs of local 
area residents as well as visitors to the Steveston Village and the waterfront promenade will help to 
create a retail precinct that is busy/vibrant on a year around basis, useable by all, and is sustainable. 

ADDENDUM A-6 

PLN - 275



From: Kevin Skipworth [mailto:kpskip@shaw.ca] 
Sent: Monday, 28 April 2014 21:31 
To: MayorandCounciliors 
Subject: Onni Developement in Steveston 

ATTACHMENT 5 

I would like to pass on my comments regarding the rezoning of the Onni Development in Steveston. As a 
resident of Steveston and one who walks into the Village and uses its facilities and businesses, I find it 
extremely frustrating to see this development sit empty. I completely disagree with the notion of 
keeping zoning focused on an industry that is not sustainable in today's market place. It is clear from the 
absence of businesses in those facilities and the amount of marine related businesses in the Village, that 
keeping the zoning for that purpose completely goes against a free market society. We need another 
grocery store, one that provides better quality and more meal items that would keep me from driving 
outside of Steveston for groceries. Further a restaurant on the water where I can take my family for 
dinner would be a nice addition to the Village. I cannot take my son to the Shady Island Pub, the Blue 
Canoe has a limited menu and an expensive one, Mandalay Steak House again is not family orientated ... 
You get my point. The Merchants Association is calling on a formula to protect their self interests. What 
about the interests of the community that would like further services and opportunities? What about 
providing for destination shops/restaurants for those outside of Steveston? 

Keeping the zoning as it is now or asking for a very restrictive change is holding development hostage. 
And if you are going to restrict the development of Steveston hostage and provide for empty space that 
turns people away instead of attracting them, then please feel free to reduce my property taxes because 
you are reducing the value of our Village. Exaggerated perhaps, but as a resident it upsets me to see 
this. Why not just prevent the development in the first place if the intention was to never allow for the 
rezoning? 

Please pass on my concerns to those with direct impact on the decision at hand. 

Thank you, 

Kevin Skipworth 
Steveston Resident. 
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From: Ann Hutchison [mailto:annh@shaw,ca] 
Sent: Sunday, 20 April 2014 11:19 AM 
To: MayorandCounciliors 
Subject: Proposed rezoning compromise - Steveston waterfront 

Re: proposed rezoning compromise on Steveston waterfront between City and Onni. 

A library, daycare etc. on the waterfront would be positive developments. However, some retail uses 
would cause major problems. 

At one open house held by Onni, a Nesters representative was extolling the virtues of locals being able 
to grocery shop by walking to their store. Having worked in the business, I pOinted out that it is high 
volume, low margin and would bring large numbers of grocery shoppers to Bayview, most of whom would 
be DRIVING. The increase in traffic and parking problems would be horrific, to the detriment of local 
residents and current Village businesses. Other major grocery stores in Richmond at Seafair, 
Broadmoor, Terra Nova, etc. all provide large amounts of off-street parking for customers. Bayview 
parking is extremely limited. 

Deliveries to large retailers would entail unloading etc. on Bayview, a stone's throw from residences, 
with noise at all hours of the day and night: truck engines, backing beepers, power tailgates, lifts, 
refrigeration and even banging from emptying dumpsters. This will be an issue for folks living nearby. 

I urge the City to include sensible restrictions in any rezoning, to minimize these and other problems 
with high volume retailers on the waterfront. We should NOT have a supermarket there. A more 
appropriate location would be on west Chatham, with lots of offstreet parking. 

And please also mark me down as being opposed to permitting noisy late-night bars and bistros. 

We live here. 

R. Craig Hansen 
The Village, Steveston 
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From: Walter Nieboer [mailto:swnieboer@gmail.com] 
Sent: Friday, 18 April 2014 7:52 PM 
To: MayorandCounciliors 
Subject: Fwd: Onni Development Zoning along Bayview Street 

Dear Mayor and Councillors, 
I hope you will read the attached and consider my suggestions as contained in my original email 
attached. 

Sincerely, 
Walter Nieboer 

From: Walter Nieboer <swnieboer@gmail.com> 
Subject: Re: Onni Development Zoning along Bayview Street 
Date: April 17,2014 at 8:23:49 PM PDT 
To: "Badyal, Sara" <SBadyal@richmond.ca> 

Sara, no doubt you will recall our correspondence of several years ago where I raised concern 
over the Maritime Mixed Use zoning. 
I don't wish to go over that ground again except to say that the current state of affairs was quite 
predictable. 
What concerns me now is that your note seems to suggest that it is just a matter of money. i.e.: 
what is Onni willing to give? AND what can the city extract from Onni for Onni to get its way. 
Your note makes no mention of my suggestion that the city has a stake in how Onni responds to 
its liability regarding the Village at Imperial landing developmen . And no acknowledgement 
that perhaps, as a co defendant, the City can use its leverage to help bring the leakage problem 
in our development to a happy conclusion. Instead you only mention, amenity contributions, 
library etc. 
I am disappointed that staff and my elected officials seem not to care very much about the 
residents at the Village at Imperial landing but are more concerned about extracting a rent from 
Onni and then permit the prized rezoning on the argument that we, the city, got what we wanted 
in concessions and money from Onni. 
What about the citizens and residents that have little leverage with Onni, a bully developer. 
Why would the city not use its considerable leverage and bring Onni to the table and resolve the 
serious water issue at the Village @ Imperial Landing? 
As my note indicated ,the integrity of the 5 building Onni development at the "Village @ 
Imperial Landing" is and should be of interest and concern to City Hall. 
As a resident I expect more from City Hall. 
Your careful and helpful consideration will be much appreciated, 
Walter Nieboer 
On Apr 17,2014, at 4:40 PM, Badyal, Sara <SBadyal@richmond.ca> wrote: 

Dear Mr. Nieboer, 

Thank you for your email regarding the Onni rezoning application. 

As you aware, the application has been referred back to staff. 
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The Onni rezoning application has been referred to the May 6 Planning Committee meeting. 
Onni's current rezoning application regarding their Bayview Street site was first considered at 

the November 19,2013 Planning Committee meeting and referred back to staff. The application 
was reviewed a second time along with new information at the April 8, 2014 Planning 
Committee meeting. It was referred back to staff and to the April 23, 2014 Planning Committee 
meeting. At the April 14, 2014 Council meeting, it was decided that the Onni rezoning 
application be forwarded to the May 6, 2014 Planning Committee meeting instead. 

At the April 23, 2014 Planning Committee meeting, the rezoning application was referred back 
to staff to examine: 
1. the enhancement of the community amenity contribution, including the possibility of 
library expansion and marina development; and 
2. the legal aspects related to change of use lease provisions suggested by the applicant. 

Staff is currently working on addressing this referral. Clerks has provided Mayor and 
Councillors with a copy of your email and it will be provided to Planning Committee along with 
the next staff report regarding the rezoning application. 

References: 

Planning Committee - April 8, 2014 - Minutes (including link to staff report with attachments, 
including public correspondence): 
http://www.richmond.calcityha11lcouncillagendas/planning/2014/040814minutes.htm 

Planning Committee - November 19,2013 - Minutes (including link to original rezoning staff 
report with colour maps/attachments, including a large amount of public input): 
http://www.richmond.calcityhall/council/agendas/planning/20 131111913 minutes.htm 

Regards, 

Sara Badyal, M.Arch., RPP 
Planner 2 
Development Applications Division 
City of Richmond 
Tel: 604-276-4282 

-----Original Message-----
From: Walter Nieboer [mailto:swnieboer@gmail.com] 
Sent: Tuesday, 15 April 2014 7:47 PM 
To: MayorandCouncillors 
Subject: Onni Development Zoning along Bayview Street 

Dear Mayor and Councillors, 
You may be aware that Onni as developer and the City along with various trades are the subject 
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of a law suit regarding a major deficiency in the Onni developed buildings on the North side of 
Bayview street. 
The Village at Imperial landing is experiencing serious water damage from continuous leakage 
into the parking garage which threatens the integrity of the building structures. Property values 
are depressed and not readily sold due to this concern. 
I respectfully request that the City put it's considerable weight on Onni to deal with this problem 
and correct it BEFORE the City entertain any accommodation in Onni's request for zoning relief 
of their 6 newly constructed buildings on the South side of Bayview street. 
Your help in this regard will be greatly appreciated, 
Walter Nieboer 
406 4111 Bayview Street 
604241-1471 
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From: Christine Durgo [mailto:cdurgo@shaw.cal 
Sent: Friday, 18 April 2014 2:50 PM 
To: MayorandCounciliors 
Subject: A public library located on the Steveston waterfront 

To whom it may concern, 

The notion to locate a public library in one of Onni's buildings, currently zoned for maritime-related use, 

on the Steveston waterfront is the best idea put forward ever! What a lovely setting for citizens who 

want to relax and learn more about our world and in particular Steveston's history. Just picture, a 

maritime themed decor looking out over the river and a section of books, publications, recordings and 

more focusing on our rich history of colourful multicultural waterfront roots - perfect! Another benefit 

of a library is that disruption to the residents in the area would be minimal. As a Steveston resident who 

regularly uses both the library and the gym at our local community centre it has been apparent to me 

for quite some time that both facilities are too small and overcrowded. The space freed up by the library 

in the community centre could be used to expand the gym. Wow! I love it! 

Great Idea! 

Christine Durgo 
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From: Walter Nieboer [mailto:swnieboer@gmail.com] 
Sent: TuesdaYJ 15 April 2014 7:47 PM 
To: MayorandCouncillors 
Subject: Onni Development Zoning along Bayview Street 

Dear Mayor and Councillors J 
You may be aware that Onni as developer and the City along with various trades 
are the subject of a law suit regarding a major deficiency in the Onni developed 
buildings on the North side of Bayview street. 
The Village at Imperial landing is experiencing serious water damage from 
continuous leakage into the parking garage which threatens the integrity of the 
building structures. Property values are depressed and not readily sold due to 
this concern. 
I respectfully request that the City put itJs considerable weight on Onni to 
deal with this problem and correct it BEFORE the City entertain any accommodation 
in OnniJs request for zoning relief of their 6 newly constructed buildings on the 
South side of Bayview street. 
Your help in this regard will be greatly appreciated J Walter Nieboer 
406 4111 Bayview Street 
604 241-1471 
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From: John Roston, Mr [mailto:john.roston@mcgill.caJ 
Sent: Monday, 14 April 2014 11:00 AM 
To: Badyal, Sara 
Cc: MayorandCounciliors; Semple, Dave; Carlile, Cathryn 
Subject: Onni Imperial Landing Re-zoning (File Ref. No. 12-8060-20-9062/9063; RZ 13-633927) (REDMS No. 4180184) 

Dear Sara Badyal, 
The two eastern buildings, 5 and 6, should be zoned for community use at reduced rents to the City of Richmond. The 
remaining western buildings closer to the commercial centre of Steveston could then be re-zoned for commercial use. 
Building 4 should have a provision in its commercial leases that allow the space to be re-allocated to maritime use if a 
marina is subsequently built in that area. 

Building 5 is not as large as the Library wants for a new Steveston Library, but at approximately the size of the Ironwood 
Library, it will be a major enhancement for the increased population of the immediate area. This increase in population 
was due in the main to Onni's construction and very profitable sale of new housing in Imperial Landing. 

Building 6 is suitable for a new Museum of River Ecology that explains what is happening in the waters off Steveston 
where the Fraser River meets the ocean. I understand that City staff have been planning for a large future destination 
museum that would require far more space, but that does not mean that a small and highly innovative educational 
museum would not be successful in Steveston while we wait for the larger project to materialize. The Richmond Museum 
has approximately 2,000 sq. ft. of display space. Building 6 of Imperial Landing has over 9,000 sq. ft. of space. Rather 
than displaying large objects, the museum could consist of computerized displays showing real time data on the marine 
environment. 

This museum could explain how the waters off Steveston have evolved since aboriginal times. For example, how the 
deposit of silt from the flowing River has changed the ecology and resulted in the creation of Shady Island (Steveston 
Island) right in front of the museum. There could be live video and data transmission from the Ocean Networks 
underwater observatory off Richmond, maintained by the University of Victoria. This research could be explained including 
why it is important to us, such as earthquake prediction and mitigation. 

I have been involved with Ocean Networks underwater observatory research projects and know a number of the people 
there. With regard to the potential Museum of River Ecology, Kate Moran, President and CEO of Ocean Networks 
Canada, wrote to me last week, "We would certainly be interested in exploring options." 

There could also be displays explaining the ship traffic that passes right by Imperial Landing including fishing vessels, 
commercial freighters and coast guard patrol boats. Large interactive maps could display live data from ship transponders 
giving their position, speed, compass heading and destination. See http://www.vesselfinder.com/. Information could be 
added on Steveston based vessels that introduce you to the crew and what they do. Such a museum is not just for 
tourists; it could also attract Richmond residents by addressing local issues such as presenting both sides of the 
controversy over what sorts of cargo should be allowed to pass by its door, including jet fuel and coal, so that residents 
can educate themselves on managing their environment. 

I don't know if Richmond Community Services is negative on a museum for Imperial Landing because it is perceived as a 
competitor for funding to their destination museum plans, but it is quite possible that the operating costs of the Museum of 
River Ecology could be financed by the shipping industry. 

It would be nice if your report to the Planning Committee could recommend that this option be explored further before the 
re-zoning is considered by City Council. The essential element is that a low rental be negotiated now for Building 5 and 6 
and that they be zoned for community use as a condition for re-zoning the remaining buildings for commercial use. Onni 
could then get on with its plans while the City pursues detailed planning for buildings 5 and 6. 

john.roston@mcgill.ca 
John Roston 
12262 Ewen Avenue 
Richmond, Be V7E 658 
Phone: 604-274-2726 
Fax: 604-241-4254 
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From: John Roston, Mr [mailto:john.roston@mcgill.ca] 
Sent: Thursday, 10 April 2014 12:19 
To: news@richmondreview.com 
Cc: MayorandCounciliors 
Subject: Onni Imperial Landing Rezoning 

I know this letter is rather long so if you don't want to run it, I'd appreciate a note by return so I can 
submit it to the Richmond News. Thanks. 

Editor: 
Kudos to the City of Richmond Planning Committee for repeatedly rejecting the rezoning requests for 
the Onni Imperial Landing buildings. The councillors are insisting that the project provide a real benefit 
for Steveston residents and not just a lot of cash for Onni. 

The rezoning process has shown the critical flaw of leaving it to Onni to run the consultations with 
Steveston residents. The original consultations were in a public meeting format where one of the 
residents stood up and suggested that one of the buildings be allocated to a new Steveston library. The 
idea received wide support from those attending. This feedback was never submitted to the City. 
Instead Onni waited a year and came up with a different consultation format that excluded public 
discussion and restricted residents to one-on-one conversations with Onni salespersons. Residents were 
then handed feedback sheets that asked what kind of retail stores they would like to have in the project 
without any mention of a library or other community facility such as a museum. These feedback sheets 
have been used by Onni to say that the residents want retail stores. The rezoning process should be 
changed to have the City run the consultation process at the developer's expense. 

The Planning Committee wants Building 5 to be devoted to a new Steveston Library with a low rent on 
the same basis as that of the Ironwood Library. They should hold out for that no matter how long the 
buildings sit vacant. 

The Planning Committee also wants a maritime museum in the project. The idea was rejected by Onni 
and City staff on the basis that there is not sufficient space. The Richmond Museum has approximately 
2,000 sq. ft. of display space. Building 6 of Imperial Landing has over 9,000 sq. ft. of space. Yes it would 
be a small museum, but there are lots of small museums in the world that attract large numbers of 
visitors. It could be an educational Museum of River Ecology that explains what is happening in the 
waters off Steveston where the Fraser River meets the ocean. Rather than displaying large objects, the 
museum could consist of computerized displays showing real time data on the marine environment. 

Few residents know that there is an underwater observatory off Richmond, maintained by the University 
of Victoria, that transmits real time data from a number of marine science sensors. Have a look at: 
http://www.oceannetworks.ca/introduction-fraser-delta.This research could be explained including 
why it is important to us, such as earthquake prediction. 

There could also be displays explaining the ship traffic that passes right by Imperial Landing including 
fishing vessels, commercial freighters and coast guard patrol boats. Large vessels carry satellite 
transponders, just like aircraft, that give their position, speed, compass heading and destination. This 
information is displayed on interactive maps where you can click on the marker for a ship and find out 
all about it. See http://www.vesselfinder.com/ or http://www.marinetraffic.com/en/ and zoom in on 
the map to Steveston to see how it works. Information could be added on Steveston based vessels that 
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introduce you to the crew and what they do. Some of the smaller Steveston fishing vessels could be 
subsidized to install transponders, a major safety enhancement for them quite apart from the benefit to 
the museum. 

Such a museum is not just for tourists; it could also attract Richmond residents by addressing local issues 
such as presenting both sides of the controversy over what sorts of cargo should be allowed to pass by 
its door, including jet fuel and coal, so that residents can educate themselves on managing their 
environment. 

The operating costs of the museum could be financed by the shipping industry. For example, many of 
the vessels passing by Imperial Landing belong to Seaspan whose North Vancouver shipyard has recently 
received an $8 billion dollar shipbuilding contract from the federal government. 

In short, there is a lot more work to be done before the Planning Committee gives a green light to Onni. 

John Roston 
Steveston 

john.roston@mcgill.ca 
John Roston 
12262 Ewen Avenue 
Richmond, BC V7E 658 
Phone: 604-274-2726 
Fax: 604-241-4254 
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From: Rupert Whiting - Gmail [mailto:rupertwhiting@gmail.com] 
Sent: Tuesday, 08 April 2014 17:52 
To: MayorandCounciliors 
Subject: Thank you for your work tonight 

Dear Mayor and Councillors, 

I was in attendance at tonight's meeting and thought you did a wonderful job of representing the 
wants and needs of your community. 

I would be happy with Ms Halsley-Brandt's proposal for a much higher payment from Onni to 
allow the (somewhat) inevitable rezoning and I particularly appreciated the way that you held the 
City Staffs feet to the fire. IfOnni can be made to pay enough such that their investment in the 
building does not begin to pay back their investment for several years then I think we can say 
that the payoff is fair. It should give others pause before going ahead on similar projects AND 
the community gets unequivocal benefit from their actions. If we can get a marina in there too 
that would be wonderful. 

I respect the work that you do and, for the first time tonight, got to see you in action. I was 
impressed and reassured. 

Thank you for your civic service once again. 

I shall make a note to try to attend future Onni related meetings. 

Rupert Whiting 
rupertwhiting@gmail.com 
(604) 339-5369 
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City of Richmond 

6911 No.3 Road 

Richmond, BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

fZe~v~ . 
APR 082014 

Re: Support to Rezoning application located at 4020,4080,4100,4180, 4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the west of Moncton Street and Railway 

Avenue area. We hereby sign below to express our support to rezone the development- Imperial 

Landing located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

Q Looking for more variety of retail store in the area, such as sporting good l musicl books 

" Attract more visitors/ travelers to visit and shop in this part of Richmond 

G want to see the existing development being occupied instead of vacant unit 

G To provide more employment opportunities to our local citizens 

& To generate and bring in more tax revenue to our municipal government 

Full Name 

. 
1)~,!5 

gf\Vv\ (? 

Address 

/23.5/ 

1\'-\L~~( fVJ&01IAt 
{Jr 

II 3) I f~(oW\ y:.. l)a. 

" ~lC-~C\J'I?1 b~-
~l, 

Signature 
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City of Richmond 

6911 No.3 Road 

Richmond, BC V6Y 2Cl 

To; Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020, 4080, 4100, 4180, 4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the west of Moncton Street and Railway 

Avenue area. We hereby sign below to express our support to rezone the development- Imperial 

Landing located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

.. Looking for more variety of retail store in the area, such as sporting good, music, books 

• Attract more visitors/ travelers to visit and shop in this part of Richmond 

• want to see the existing development being occupied instead of vacant unit 

• To provide more employment opportunities to our local citizens 

It To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 

6911 No.3 Road 

Richmond} BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020} 4080} 4100} 4180} 4180 and 4300 Bayview Street 

We} the undersigned} are homeowners and residents on the west of Moncton Street and Railway 

Avenue area. We hereby sign below to express our support to rezone the development~ Imperial 

Landing located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

e Looking for more convenience store and general merchant store In the area 

@ Want to see the existing development being occupied instead of vacant unit 

e Attract more visitors/ travelers to visit and shop in this part of Richmond 

o To provide more employment opportunities to our local citizens 

o To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 

6911 NO.3 Road 

Richmond, BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020,4080,4100,4180,4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the west of Moncton Street and Railway 

Avenue area. We hereby sign below to express our support to rezone the development- Imperial 

Landing located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

e Looking for more convenience store and general merchant store in the area 

.. Want to see the existing development being occupied instead of vacant unit 

• Attract more visitors/ travelers to visit and shop in this part of Richmond 

e To provide more employment opportunities to our local citizens 

e To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 

6911 No.3 Road 

Richmond, BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020,4080, 4100, 4180, 4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the west of Moncton Street and Railway 

Avenue area. We hereby sign below to express our support to rezone the development- Imperial 
Landing located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

• Looking for more grocery store option in the area 

II) Want to see the eXisting development being occupied instead of vacant unit 

II) Attract more visitors/ travelers to visit and shop in this part of Richmond 

e To provide more employment opportunities to our iocal citizens 

o To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 

6911 No, 3 Road 

Richmond, Be V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020,4080,4100,4180,4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the No, 2 Road and south of Moncton area. We 

hereby sign below to express our support to rezone the development- Imperial Landing located on 

Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

CI Looking for more convenience store and general merchant store in the area 

.. Want to see the existing development being occupied instead of vacant unit 

e Attract more visitors/ travelers to visit and shop in this part of Richmond 

" To provide more employment opportunities to our local citizens 

e To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 

6911 No.3 Road 

Richmond, BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020,4080,4100,4180,4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the No.2 Road and south of Moncton area. We 

hereby sign below to express our support to rezone the development- Imperial Landing located on 

Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

• Looking for more variety of retail store in the area, such as sporting good, music, books 

iii Attract more visitors/ travelers to visit and shop in this part of Richmond 

lit want to see the existing development being occupied instead of vacant unit 

.. To provide more employment opportunities to our local citizens 

iii To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 
6911 No.3 Road 
Richmond, BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020, 4080, 4100, 4180, 4180 and 4300 Bayview Street 

. We, the undersigned, are homeowners and residents on the southeast of Princess Street and London 
Road area. We hereby sign below to express our support to rezone the development- Imperial Landing 
located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

o Looking for more grocery store option in the area 

e Want to see the existing development being occupied instead of vacant unit 
o Attract more visitors/ travelers to visit and shop in this part of Richmond 

e To provide more employment opportunities to our local citizens 
o To generate and bring in more tax revenue to our municipal government 

Full Name Address 
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City of Richmond 

6911 No.3 Road 

Richmond, BC V6Y 2Cl 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020,4080,4100,4180,4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the west of Andrew area. We hereby sign 

below to express our support to rezone the development- Imperial Landing located on Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

• Looking for more convenience store and general merchant store in the area 

• Want to see the existing development being occupied instead of vacant unit 

• Attract more visitors/ travelers to visit and shop in this part of Richmond 

• To provide more employment opportunities to our local citizens 

• To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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City of Richmond 
6911 No.3 Road 

Richmond, BC V6Y 2C1 

To: Mayor Malcolm Brodie & City Councillors 

Re: Support to Rezoning application located at 4020, 4080, 4100, 4180, 4180 and 4300 Bayview Street 

We, the undersigned, are homeowners and residents on the east of Dyke Road and London Road area. 

We hereby sign below to express our support to rezone the development- Imperial Landing located on 

Bayview Street. 

The following are the major reasons that encouraged our support to the proposed rezoning application 

It Looking for more convenience store and general merchant store in the area 

.. Want to see the existing development being occupied instead of vacant unit 

• Attract more visitors/ travelers to visit and shop in this part of Richmond 

It To provide more employment opportunities to our local citizens 

.. To generate and bring in more tax revenue to our municipal government 

Full Name Address Signature 
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From: Alexandra Tse [mailto:alex tse@sfu.ca] 
Sent: Tuesday, 08 April 201409:23 
To: MayorandCounciliors 
Subject: Thank you for standing up for Steveston 

Dear Mayor and Councillors, 

As someone who has grown up and spent most of their life in Steveston, I am very 
concerned to see the Onni development group using tricks to try and subvert 
Richmond's zoning bylaws at the Imperial Landing buildings. 

The problem isn't that I agree or disagree with Onni's proposed plans - but I do have a 
problem with Onni feeling like it can get around the decisions of our democratically 
elected Council. There is no point in having our government do city planning when rich 
developers feel like they can ignore zoning bylaws. It's a question of democracy. 

Here is an article that summarizes a lot of my feelings and opinions on the issue: 
http://politicsrespun.org/20 14/04/resistance-is-futi le-steveston-developers-pr -flacks-and­
the-borg/ 

Thank you for standing up for Steveston. I appreciate your attention, 
Alex Tse 

PLN - 297



Resistance is Futile: Steveston, Developers, PR flacks, and the Borg I Politics, Re-Spun Page 1 of7 

Search 

• Home 
• About Politics, Re-Spun 

• Got Dialogue? 

• Got Pod casts? 

• Got PTSD? 
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The idyllic town of Steveston, located at the western tip of Richmond, is the site of what appears to 

be a battle for the ages: the City Council is facing an invasion of the Borg as they debate what to do 

with a developer's plans for an historic district along the waterfront. 

http://politicsrespun.org/20 14/04/resistance-is-futile-steveston-developers-pr-flacks-and-t... 2014-04-11 
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Yes, the Borg. Those Star Trek baddies who are part-human, mostly­

machine who invade, who tell you in a terrifying voice that "Resistance is 

futile," who ignore the fact that you just want to get on with your own life, 

and who assimilate you - forcibly make you be part of their plans, and do 
their bidding. 

They're pretty awesome villains on TV, and while Steveston isn't actually 

facing an invasion of robots who want to take over your life, they're facing 
a foe that's pretty comparable. 

Enter Onni. Onni is a real-estate development company. In Vancouver, that's pretty much 

tantamount to the Borg. And Onni is making their stand in Steveston at Imperial Landing, a stretch 

of newly-developed land along what used to be the BC Packer's fishing land and cannery alongside 

the Fraser River in Steveston. And they want you to comply with their wishes, and the won't take no 

for an answer. Resistance is futile. 

According to Onni's website, Imperial Landing is a mixed-use community, featuring residential 

suites above "60,000 square feet of retail space." However, if you were to visit Imperial Landing 

right now, you wouldn't know it, because the bottoms of these new fancy residential suites are all 
empty. 

"Empty?" You might ask. Why would valuable retail space alongside a waterfront in Vancouver be 
empty? A very good question. 

It turns out that Richmond's City Council wanted to preserve the character of the property that was 

up for development when BC Packers - the fishing and canning company - sold the land. So they 

zoned it "Mixed Maritime Use" - a land-use decision that intended to preserve the character of the 

area by restricting it to maritime-related uses, like fish markets, boat supplies and services, offices, 
and the like. They did this a long time ago. 

But Onni didn't like this. According to documents before the Richmond City Council's Planning 

Committee, Onni has been, for some time, trying hard to convince Richmond to re-zone their land 
so that they can do more than just maritime related uses. 

Richmond has so far said no - they have wanted to preserve the land for maritime uses. It's a valid 

choice that the Council - democratically elected - has made. And in our society, that's generally 

something to be respected. 

But again, Onni won't take no for an answer. Resistance is futile. 

Onni went and built their Imperial Landing in the mixed maritime use land zone. They're relatively 

pretty buildings, all new and shiny. And despite Onni arguing since at least 2007 that the mixed 

maritime use zone was economically unfeasible - they built them anyways. 

And now that Onni claims that because they haven't been able to find tenants to fill their mixed 

maritime retail spaces, they should be allowed to rezone them for broader retail uses. In effect, 

Onni wants to do an end-run around the planning process after they've been denied so many times. 

http://politicsrespun.org/20 14/04/resistance-is-futile-steveston-developers-pr-flacks-and-t... 2014-04-11 
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Someone named Bob Ransford is leading a PR campaign on social media to support their desires 

to do just that. He's a local Steveston resident, PR person who works for real estate developers 

amongst other clients, and principal of Counterpoint Communications. He's tweeting doomsday 
messages about the upcoming decision - in his words, surely only a sadistic City Council would 

allow such beautiful buildings to go unfilled. If you read his tweets, you'd think that Steveston were 

facing economic collapse if these buildings weren't immediately rezoned and leased out to the 

highest bidder. 

Bob Ransford insists that he's doing this out of the goodness of his own heart. Which is probably a 

good thing, because if he were being paid by Onni to do this work, they might want to revisit his 

instructions. 

Here's one of his recent tweets. See if you can spot the problem, and the Borg-ness of Onni's 

demand to Richmond City council: 

cof~ee G8fe s.:ts V8cam en 
V,'3t6'front t)ecau:3€ Council 

wants it to be a i:Y",at 

See the problem? Let's go back to the current zoning of the land: mixed maritime use. For maritime 

related businesses and offices. How could, then, Onni purpose build a cafe in a maritime use? 

Here's where the Borg come in. Remember, resistance is futile. 

The process to get a construction permit in Richmond is apparently a quick review to ensure that 
your proposed building meets the zone in "character and form," ie, that it isn't completely out of 

whack. Since these are buildings to be leased, their use is flexible - they're effectively empty shells 

waiting to be filled in. 

This is a loophole - obviously, the assumption that you will get a development permit for a building 

that suits the zone and then use it for those purposes. I suspect that the grand strategists at Onni 
saw an opportunity - while they had been arguing for some time that mixed maritime was 

economically unfeasible, they'd build buildings anyways, let them sit empty, and then push for the 

rezoning ex post facto - all to get what they wanted after being denied. The tell is in Bob Ransford's 

description of the space as a "purpose built cafe." 

http://politicsrespun.org/20 14/04/resistance-is-futile-steveston-developers-pr-flacks-and-t... 2014-04-11 
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As the Borg would say, "you will comply." 

There's more. Onni has been pushing for a 17,000 square foot grocery store - one of Jimmy 

Pattison's Nester's Groceries - to be stuck in one of the buildings. Totally not an allowed use under 
mixed maritime use zoning. So they hired Mustel, a polling and public opinion firm, to see if local 

residents wanted a new grocery store. 

In the report to city council, Onni claims that the survey was overflowing with "unprompted" 

responses from residents who wanted a new grocery store. Except that the poll was a push-poll. 

The first four questions asked poll respondents just how far they had to go to get groceries, and 

how much grocery shopping they did outside of Steveston. Then they asked: "What stores would 
you like to see in the new development?" 

Unsurprisingly, people wanted grocery stores! This is hardly news: when you ask leading questions, 

you're "priming the pump" and making people think about what you want them to think about. This 

can be put to terrific use with unscrupulous polling. 

But again, who's surprised? Onni is the Borg. Resistance is futile. 

Onni hired experts to say that the retail in the new buildings wouldn't compete with other shops 

already existing in the village. They claim to be looking for a different tenant mix. But Steveston 

already has a grocery store. Bob Ransford thinks this is fine, because, after all, competition is "quite 

legal and common in free market economies." Except, of course, that it's the opposite of what Onni 

is promising Richmond. 

The issue will go before Richmond's planning commission tomorrow night (April 8) and I doubt that 

Onni will lose again. Because resistance is futile. And because Onni is offering a $1,500,000 
"voluntary contribution" to Richmond's leisure and culture fund. 

Sadly, though, this highlights the death grip that real estate developers have on the Lower 

Mainland. The duplicity in this case is just more staggeringly obvious. 

Here, we have a developer that has insisted that the property zoning on their land isn't 

"economically feasible," but they went and built what they wanted anyways. Now they say that the 

City has to acquiesce and comply with their demands, simply because the buildings that they built 

are empty. 

What precedent would Richmond set here? A horrible one. Developers can built whatever they 

want, no matter the zoning of the land, and then force the City to change the zoning later. The 

death of local land use planning, all through a set of buildings along an idyllic waterfront. 

While people like Bob Ransford might insist that they're just concerned about the community, it 

strikes me that they're only concerned about parts of the community that they agree with. Ransford 

himself says he was on the planning committee 17 years ago that set the mixed maritime use zone 

- he disagreed with it then, disagrees with it now. Only problem with that argument is that Council 
has decided, and Council represents the community. Nice collateral attack against the decision, 

though. 

http://politicsrespun.org/2014/04/resistance-is-futile-steveston-developers-pr-£lacks-and-t... 2014-04-11 
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Ransford doesn't seem to get the problems here with the developer's duplicity - building what they 

want and then trying to force the decision ex post facto. He says he doesn't care about the 
developer, only the community. But perhaps he should remember that "perception is reality." 

Onni is about to score the ultimate goal: forcing City Council to reverse its decision simply because 

they did what they wanted. Better to ask forgiveness than permission. 

Duplicity abounds. Resistance is futile. You will comply. 
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"'" YOUR VOTE 
.... VOTRE VOTE 

• Occupy Canada For May Day, With Bananas» 
• «Welcome to Stephen Harper's Banana Republic 

3 responses so far. 

1. Pete Pallett says: 
April 8, 2014 at 3:02 pm 

Resistance is not futile. Resistance, is essential! 

~ 
2. John Davies says: 

April 8, 2014 at 6:14 pm 

I grew up in and around Steveston. It was a wonderful place. Moved out of Steveston in 1982 

because develelopment was turning it into a toilet. The credo seems to be, jam in as many 

people as possible. The almighty dollar at work. 

~ 
3. Erik de Vries says: 

April 10, 2014 at 10:51 pm 

This is what's happening to Cowichan Bay on Vancouver Island more or less as we speak ... 

Leave a Reply 

Name (required) 

Mail (will not be published) (required) 

Website 

LSubmit Comment 1 
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From: Rupert Whiting - Gmail [mailto:rupertwhiting@gmail.coml 
Sent: Monday, 07 April 2014 11:40 AM 
To: MayorandCounciliors 
Subject: No, No, No to Onni rezoning 

You have to ask yourselves where it ends. This issue now extends far beyond the best use of the 
space. It impacts your personal credibility, the role of council in civic life and the ripples of 
whatever decision you make will be felt far beyond Richmond. 

You can elect to avoid the current pain, such as it is, by allowing the rezoning to go through or 
you can elect to stay committed to a principle. A principle that says that the council will not 
be bullied. Onni acted out of self-interest and then, like a wolf in sheep's clothing are appealing 
to the "benefit of the community" when it suits them. They have proposed no inarguable 
benefits to the Village, they are using intentionally misleading data from consultants to make 
their points and the only stakeholder who will reap unequivocal benefits from the decision to 
rezone will be the party who created the issue in the first place. 

I understand the staffs recommendation to loosen zoning restrictions but I question their ability, 
indeed whether they have the remit, to consider the broader social implications of the move. We 
rely on you to hold a vision of the long-term best interests of Richmond as a whole in mind. 
Capitulating at this stage is not the answer. Tell the staff that they got it WRONG. 

Principles are there to be tested. Will yours pass the test? 

For the record, I am resigned to the eventual rezoning of these buildings and do not believe that 
it would be in the long-term best interests of the area to maintain Mixed-maritime zoning for 
more than 5 years however this is TOO SOON. Onni and others must be given cause to 
reconsider the wisdom of developing White Elephants in the hope/expectation that they can 
embarrass Councils into granting them profitable concessions so soon after the fact. As I say, 
they are the only stakeholder who can be certain of a positive outcome from the rezoning. That 
cannot be right - on principle. 

Choose wisely as the path of least resistance is rarely the right one. 

Rupert Whiting 
rupeliwhiting@gmail.com 
(604) 339-5369 
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From: Rupert Whiting - Gmail [mailto:rupertwhiting@gmail.com] 
Sent: Friday, 04 April 2014 3:42 PM 
To: MayorandCounciliors 
Subject: PLEASE DO NOT Rezone the Onni Property in STEVESTON 

Just incase a recent tweet asking residents to call for you to rezone the development on the 
waterfront in Steveston elicit any response I wanted to reiterate my objection to rezoning. I 
Have two caveats that would make rezoning acceptable: 

1. A lengthy delay in occupancy for at least three years thereby allowing existing business 
to adjust their business models and/or renegotiate leases. 

2. Partial rezoning by building (although I hear that Onni has rejected this). 

Please stand by your principles and let the building stand empty. You and I know that to 
capitulate will only lead to further abuses in the City in the future as your stomach for fight will 
be questioned by every developer who thanks that they can stare you down. 

Rupert Whiting 
rupertwhiting@gmail.com 
(604) 339-5369 
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