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  Public Hearing Agenda 
   

 
 
Public Notice is hereby given of a Regular Council Meeting for Public Hearings being held on: 
 

Public Hearing Agenda 
 

Tuesday, September 8, 2026 – 5:30 p.m. 
Council Chambers, 1st Floor 

Richmond City Hall 
6911 No. 3 Road 

Richmond, BC  V6Y 2C1 
 
 
 OPENING STATEMENT 
Page  

 
 1. OFFICIAL COMMUNITY PLAN BYLAW 9000, AMENDMENT 

BYLAW 10757 AND RICHMOND ZONING BYLAW 8500, 
AMENDMENT BYLAW 10758 (RZ 23-015980) 
(File Ref. No. RZ 23-015980) (REDMS No. 8413116) 

PH-4 See Page PH-4 for staff memorandum  

PH-66 See Page PH-66 for full report  
   
  Location: 9720 Cambie Road 
  Applicant: Manpreet Singh (ParaMorph Architecture Inc.) 
  Purpose of Official Community Plan Amendment Bylaw 10757: 

  To amend Schedule 1 of Official Community Plan Bylaw 9000 to redesignate 
9720 Cambie Road (the subject site) from “School” to “City Centre Perimeter – 
Tier 2”; and to amend Schedule 2.11A (West Cambie Area Plan) of Official 
Community Plan Bylaw 7100 to redesignate the subject site from “Community 
Institutional” to “City Centre Perimeter – Tier 2”, and identify the subject site 
as “Medium Density Housing” in the Development Permit Guidelines: 
Alexandra Neighbourhood Character Areas Map. 
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  Purpose of Zoning Amendment Bylaw 10758: 

  To rezone the subject property from the “Small-Scale Multi-Unit Housing 
(RSM/XL)” zone to the “Low Rise Rental Apartment (ZLR50) – Alexandra 
Neighbourhood (West Cambie)” zone, to permit development of a six-storey 
apartment building with a total of 62 rental units (60 market rental and two low-
end market rental units) over a two-storey parking structure. 

  First Reading: July 27, 2026 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 

  Council Consideration: 
  1. Action on second and third readings of Official Community Plan 

Bylaw 9000, Amendment Bylaw 10757 
  

 
  2. Action on second and third readings of Richmond Zoning Bylaw 8500, 

Amendment Bylaw 10758. 
  

 
 2. OFFICIAL COMMUNITY PLAN BYLAW 7100, AMENDMENT 

BYLAW 10769 AND HERITAGE REVITALIZATION AGREEMENT 
BYLAW 10741 (HRA 23-016568) 
(File Ref. No. HRA 23-016568; HA 25-022755) (REDMS No. 8462167)  

PH-133 See Page PH-133 for full report  
   
  Location: 3831 Moncton Street 
  Applicant: 1359161 BC Ltd. 
  Purpose of Official Community Plan Amendment Bylaw 10769: 

  To revise Schedule 2.4 of the Official Community Plan (Steveston Area Plan) 
to provide that a maximum of three storeys and height of 12 m may be 
considered on the rear portion of the property for the purposes of the long-term 
conservation and protection of the heritage building at 3831 Moncton Street. 



Public Hearing Agenda – Tuesday, September 8, 2026 
 
Page 

  

 

PH – 3 
8515119 

  Purpose of Heritage Revitalization Agreement Bylaw 10741: 

  To permit the City to enter into a Heritage Revitalization Agreement in 
accordance with the requirements of Section 610 of the Local Government Act, 
to preserve and rehabilitate the heritage building, Ikeda Dry Goods, and to 
construct a three-storey hotel at 3831 Moncton Street. 

  First Reading: July 27, 2026 
  Order of Business: 

  1. Presentation from the applicant. 
  2. Acknowledgement of written submissions received by the City Clerk 

since first reading. 
  3. Submissions from the floor. 

  Council Consideration: 
  1. Action on second and third readings of Official Community Plan 

Bylaw 7100, Amendment Bylaw 10769. 
  

  2. Action on second and third readings of Heritage Revitalization Agreement 
Bylaw 10741. 

  

 
 ADJOURNMENT 
  
 



 

Memorandum 
Planning and Development Division 

Development Applications 

 

To: Mayor and Councillors Date: August 25, 2026 

From: Joshua Reis 
Director, Development 

File: RZ 23-015980 

Re: Application by Manpreet Singh (ParaMorph Architecture Inc.) for Rezoning at 
9720 Cambie Road from the “Small-Scale Multi-Unit Housing (RSM/XL)” Zone to 
the “Low Rise Rental Apartment (ZLR50) - Alexandra Neighbourhood (West 
Cambie)” Zone 

This memorandum responds to the discussion during the Planning Committee meeting held on  
July 21, 2026, and the Council meeting held on July 27, 2026, regarding the provision of studio and 
two-bedroom rental units in the proposed six-storey mixed rental apartment building at  
9720 Cambie Road. 

Background 
The applicant proposes to construct a six-storey apartment building with 62 rental units, comprised 
of 60 market rental and two Low-End Market Rental (LEMR) units. The proposed rental unit mix 
presented to Council is comprised of 25 studio units, 14 one-bedroom units and 23 two-bedroom 
units, indicating that approximately 37 per cent of the unit mix were family-friendly units 
(consisting of two or more bedrooms). At the Planning Committee, there was discussion and 
direction to staff to review the proposed unit mix with the applicant and provide an update prior 
to the Public Hearing.  

Analysis 
Subsequent to Council’s consideration of the application, the applicant has reviewed their 
proposal and proposes to adjust the rental unit mix by reducing the number of studio units and 
increasing the number of two-bedroom units while maintaining the same number of total units, as 
identified in Table 1. The revised unit mix is in keeping with the Official Community Plan 
(OCP) target of providing 40 per cent of rental units as family-friendly units (consisting of two 
or more bedrooms). 

Table 1: Rental Unit Details – Original and Revised Proposal 

 Original Proposal Revised Proposal 

Floor Area Ratio  1.95 FAR 2.00 FAR 

Unit Type No. of Units  % of Units  No. of Units  % of Units  

Studio 25 units  40.3 % 15 units  24.2 % 

1-Bedroom 14 units  22.6 % 19 units  30.6 % 

2- Bedroom 23 units  37.1 % 28 units  45.2 % 

Total 62 units 100.0% 62 units 100.0% 
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8490521 

The original proposal included two LEMR units consisting of one studio unit and one two-
bedroom unit. The revised proposal now includes two LEMR units consisting of one one-
bedroom unit and one two-bedroom unit. In keeping with the provisions of the site-specific zone, 
the combined habitable space of all the affordable housing units proposed as part of the 
development is not less than 3.2 per cent of the total residential building Floor Area Ratio (FAR).  

The applicant has provided updated conceptual plans (Attachment 1) that accommodate the revised 
unit mix.  

To achieve this revised unit mix, the applicant has requested a minor increase in the maximum 
FAR permitted from 1.95 to 2.00 (i.e. approximately 90.50 m2/974.13 ft2). All minimum building 
setbacks and the maximum height, as previously identified in the original report and zoning 
bylaw amendment, will be maintained. In response to the minor increase in density, the applicant 
has also agreed to provide additional cash contributions to the Child Care and Park Pathway and 
Facility Development attributable to the additional floor area. 

A revised Development Application Data Sheet is attached (redlined - Attachment 2 and clean - 
Attachment 3) together with revised Rezoning Considerations (redlined - Attachment 4 and clean 
- Attachment 5) which reflect the revisions to the proposal and have been agreed to by the 
applicant. 

Proposed Action for Consideration 
Should Council wish to consider the proposed development as revised, a motion is required 
immediately prior to Council’s consideration of this item at the public hearing to amend Zoning 
Bylaw 8500, Amendment Bylaw 10758, as attached to this memo (redlined - Attachment 6 and 
clean - Attachment 7). The proposed motion to affect this is: 

That Zoning Bylaw 8500, Amendment Bylaw 10758 be amended, as attached 
(Attachment 7) to the memorandum from the Director, Development dated 
August 25, 2026, and that Bylaw 10758, as amended, be considered at the 
public hearing. 

Should the above motion be carried, the instructions for Council consideration, following the receipt 
of submissions from the floor should be revised, as follows: 

Action on second and third readings of Richmond Zoning Bylaw 8500, 
Amendment Bylaw 10758, as amended.  

Respectfully submitted, 

Joshua Reis, Director, Development 

Att. 1: Conceptual Development Plans 
2: Development Application Data Sheet- redlined 
3: Development Application Data Sheet- clean 
4: Rezoning Considerations - redlined 
5: Rezoning Considerations - clean  
6: Zoning Bylaw 8500 Amendment Bylaw 10758 - redlined 
7: Zoning Bylaw 8500 Amendment Bylaw 10758 - clean 

pc: SMT 
 Claudia Jesson, City Clerk 
 Chris Bishop, Manager, Development - East 
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Notes for tree #9291:
Low-impact excavation methods
via arivac must be used for the
sanitary connector within the
TPZ edge which is delineated by
the green circle. Tree protection
fencing cannot be moved
without the permission of the
project arborist or the City of
Richmond. A regular watering
schedule, with increase
frequency during the summer
months (July-September), is
proposed to assist in the tree's
recovery from the impacts of the
excavation.

Limit of excavation
at TPZ edge. No further
encroachment permitted.
Vertical excavation methods
must be used.

R5.0m

General arborist notes:
Any works within 1.5 m of the
TPZ of off-site trees require
arborist supervision.

Landscaping within the TPZ of
retained trees must be hand dug
under arborist supervision.

Limit of excavation
at TPZ edge. No further
encroachment permitted.
Vertical excavation methods
must be used.

1.5m

1.
5m

1.8m

Align tree protection fencing
to the existing fence.

Align tree protection fencing
to the existing fence.

Align tree protection fencing
to the existing retaining wall.

4.3m

4.3m

4.2m

4.1m

4.8m
4.8m

5.
0m

5.0m

4.7m

4.5m

Align tree protection fencing
to the existing fence.
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1.      The location of un-surveyed trees on this plan is
approximate. Their location and ownership cannot be
confirmed without being surveyed by a Registered BC Land
Surveyor.

2. All tree protection fencing must be built to the relevant
municipal bylaw specifications.The dimensions shown are
from the outer edge of the stem of the tree.

3. The tree protection zone shown is a graphical
representation of the critical root zone, measured from the

outer edge of the stem of the tree. (12 the trees diameter was
added to the graphical tree protection circles to
accommodate the survey point being in the center of the
tree)

4. No work is permitted within the Tree Protection Zone with
the exception of swales. Swale construction is only
permitted under the direct supervision of an arborist.

5. The 1.5m area No Build Zone does not allow for any building
foundation wall encroachment. Excavation is permitted
within this area under the direct supervision of an arborist.

6. Drainage works such as lawn basins, associated piping or
services are permitted within the No Build Zone under the
direct supervision of an arborist.

7. This plan is based on a topographic and tree location survey
provided by the owners’ Registered British Columbia Land
Surveyor (BCLS) and layout drawings provide by the owners’
Engineer (P Eng).

8. This plan is provided for context only, and is not certified as
to the accuracy of the location of features or dimensions
that are shown on this plan. Please refer to the original
survey plan and engineering plans.

NOTES

CRITICAL ROOT ZONE

TREE PROTECTION ZONE AND FENCING
TREE TO BE REMOVED

SURVEYED TREE TO BE RETAINED

UN-SURVEYED TREE TO BE RETAINED
(MUST BE SURVEYED)
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Attachment 2 

 

 

Development Application Data Sheet 
Development Applications Department 

RZ 23-015980  

Address: 9720 Cambie Road 

Applicant: Manpreet Singh (ParaMorph Architecture Inc.) 

Planning Area(s): West Cambie Area Plan – Alexandra Neighbourhood 
   

 Existing Proposed 

Owner: Bih Huang and Jeffery Huang No change 

Site Size (m2): 1,906.2 m2 (20,518.17 ft2) 1,810.0 m2 (19,482.68 ft2)  

Land Uses: Single Family Dwelling Apartment 

OCP Designation: School City Centre Perimeter – Tier 2 

Area Plan Designation: Community Institutional City Centre Perimeter – Tier 2 

Zoning: 
Small-Scale Multi-Unit  

Housing (RSM/XL) 

Low Rise Rental Apartment 
(ZLR50) – Alexandra 

Neighbourhood (West Cambie) 

Number of Units: One 62 

 

 Bylaw Requirement Proposed Variance 

Floor Area Ratio (FAR) 

Max. 1.95 (plus Max. 0.10 
for amenity space) 

Max. 2.00 (plus Max. 0.10 
for amenity space) 

1.93 (plus 0.06 for 
amenity space) 

1.99 (plus 0.06 for 
amenity space) 

None Permitted 

Floor Area (m2) 

Max. 3,529.50 m² 
(37,991.22 ft²) 

Max. 3,620.00 m² 
(38,965.35 ft²) 

3,498.29 m²  
(37,655.28 ft²) 
3,596.79 m²  

(38,715.53 ft²) 

None Permitted 

Lot Coverage (% of lot area): 
Building 

Max. 75.00% 71.92% none 

Lot Size 
Min. 1,750.00 m² 

(Min. 18,836.84 ft2) 
1,810.00 m² 

(19,482.68 ft2) 
none 

Setback – Front Yard 
Min. 3.00 m 
(Min. 9.84 ft) 

4.00 m 
(13.13 ft) 

none  

Setback – East Side Yard 
Min. 1.70 m 
(Min. 5.58 ft) 

1.70 m 
(5.58 ft) 

none 

Setback – West Side Yard 
Min. 0.00 m 
(Min. 0.00 ft) 

0.00 m 
(0.00 ft) 

none  

Setback – Rear Yard 
Min. 5.70 m 

(Min. 18.70 ft) 
5.73 m 

(18.80 ft) 
none 

Height – Building 
Max. 25.00 m/ 82.02 ft  

(6 storeys) 
24.65 m/ 80.87 ft  

(6 storeys) 
none  

On-site Parking Spaces – Market 
Rental Resident 

Min. 0.67/unit 
[41 parking spaces] 

41 parking spaces none 

PH - 38
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 Bylaw Requirement Proposed Variance 
On-site Parking Spaces – LEMR 
Resident 

Min. 0.56/unit 
[2 parking spaces] 

2 parking spaces none  

On-site Parking Spaces – Visitor 
Min. 0.11/unit 

[7 parking spaces] 
7 parking spaces none 

Parking Spaces – Accessible Min. 2 space 2 parking space none 

On-site Parking Spaces – Small 
Max. 50% 

[25 parking spaces] 
24 parking spaces none  

On-site Parking Spaces –  
Car Share/ Small Loading Space 

One Car Share/ 
Small Loading Space 

One Small  
Loading Space 

none 

Bicycle Parking Spaces –  
Class 1(Market Rental) 

Min. 1.0/bedroom 
[82 parking spaces] 

82 parking spaces none  

Bicycle Parking Spaces –  
Class 1(LEMR) 

Min. 1.25/unit 
[3 parking spaces] 

3 parking spaces none 

Bicycle Parking Spaces –  
Class 2 

Min. 0.20/unit 
[13 parking spaces] 

13 parking spaces none 

Amenity Space – Indoor 
Min. 100.0 m2 

(Min. 1,076.39 ft2) 
109.5 m2 

(1,173.27 ft2) 
none 

Amenity Space – Outdoor 
Min. 372.0 m2 

(Min. 4,004.17 ft2) 
379.0 m2 

(4,079.52 ft2) 
none  
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Development Application Data Sheet 
Development Applications Department 

RZ 23-015980  

Address: 9720 Cambie Road 

Applicant: Manpreet Singh (ParaMorph Architecture Inc.) 
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 Existing Proposed 

Owner: Bih Huang and Jeffery Huang No change 

Site Size (m2): 1,906.2 m2 (20,518.17 ft2) 1,810.0 m2 (19,482.68 ft2)  

Land Uses: Single Family Dwelling Apartment 

OCP Designation: School City Centre Perimeter – Tier 2 

Area Plan Designation: Community Institutional City Centre Perimeter – Tier 2 

Zoning: 
Small-Scale Multi-Unit  

Housing (RSM/XL) 

Low Rise Rental Apartment 
(ZLR50) – Alexandra 

Neighbourhood (West Cambie) 

Number of Units: One 62 

 

 Bylaw Requirement Proposed Variance 

Floor Area Ratio (FAR) 
Max. 2.00 (plus Max. 0.10 

for amenity space) 
1.99 (plus 0.06 for 

amenity space) 
None Permitted 

Floor Area (m2) 
Max. 3,620.00 m² 

(38,965.35 ft²) 
3,596.79 m²  

(38,715.53 ft²) 
None Permitted 

Lot Coverage (% of lot area): 
Building 

Max. 75.00% 71.92% none 

Lot Size 
Min. 1,750.00 m² 

(Min. 18,836.84 ft2) 
1,810.00 m² 

(19,482.68 ft2) 
none 

Setback – Front Yard 
Min. 3.00 m 
(Min. 9.84 ft) 

4.00 m 
(13.13 ft) 

none  

Setback – East Side Yard 
Min. 1.70 m 
(Min. 5.58 ft) 

1.70 m 
(5.58 ft) 

none 

Setback – West Side Yard 
Min. 0.00 m 
(Min. 0.00 ft) 

0.00 m 
(0.00 ft) 

none  

Setback – Rear Yard 
Min. 5.70 m 

(Min. 18.70 ft) 
5.73 m 

(18.80 ft) 
none 

Height – Building 
Max. 25.00 m/ 82.02 ft  

(6 storeys) 
24.65 m/ 80.87 ft  

(6 storeys) 
none  

On-site Parking Spaces – Market 
Rental Resident 

Min. 0.67/unit 
[41 parking spaces] 

41 parking spaces none 

On-site Parking Spaces – LEMR 
Resident 

Min. 0.56/unit 
[2 parking spaces] 

2 parking spaces none  

On-site Parking Spaces – Visitor 
Min. 0.11/unit 

[7 parking spaces] 
7 parking spaces none 

Parking Spaces – Accessible Min. 2 space 2 parking space none 
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 Bylaw Requirement Proposed Variance 

On-site Parking Spaces – Small 
Max. 50% 

[25 parking spaces] 
24 parking spaces none  

On-site Parking Spaces –  
Car Share/ Small Loading Space 

One Car Share/ 
Small Loading Space 

One Small  
Loading Space 

none 

Bicycle Parking Spaces –  
Class 1(Market Rental) 

Min. 1.0/bedroom 
[82 parking spaces] 

82 parking spaces none  

Bicycle Parking Spaces –  
Class 1(LEMR) 

Min. 1.25/unit 
[3 parking spaces] 

3 parking spaces none 

Bicycle Parking Spaces –  
Class 2 

Min. 0.20/unit 
[13 parking spaces] 

13 parking spaces none 

Amenity Space – Indoor 
Min. 100.0 m2 

(Min. 1,076.39 ft2) 
109.5 m2 

(1,173.27 ft2) 
none 

Amenity Space – Outdoor 
Min. 372.0 m2 

(Min. 4,004.17 ft2) 
379.0 m2 

(4,079.52 ft2) 
none  
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 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 9720 Cambie Road File No.: RZ 23-015980 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10758, the developer is 
required to complete the following: 
1. (OCP Amendment Adoption) Final Adoption of OCP Amendment Bylaw 10757. 

2. (Development Permit) The submission and processing of a Development Permit* completed to a level deemed 
acceptable by the Director of Development. 

3. (Ministry of Transportation and Transit - MOTT Approval) Receipt of Provincial Ministry of Transportation and 
Transit (MOTT) Approval. Preliminary MOTT Approval for one year (without conditions) effective June 18, 2026 
(REDMS 8453838). 

4. (Road Dedication) 3.59 m road dedication along the entire north frontage. Note: this may require an overlay of the 
proposed functional plan with the dedication plan to confirm that the required improvements can be accommodated 
within the dedication area. 

5. (Arborists Contract) Submission 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 retained.  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. 

6. (Voluntary Tree Contribution) City acceptance of the developer’s offer to voluntarily contribute $9,000.00 to the 
City’s Tree Compensation Fund for the planting of replacement trees within the City in lieu of planting the balance 
(12 trees) of required replacement trees on-site. 

7. (Tree Survival Security) Submission of a Tree Survival Security to the City in the amount of $81,920.00 for the six 
on-site trees (tag# 9284, 9285, 9287, 9289, 9290, and 9291) to be retained. To accompany the security, execution of a 
legal agreement that sets the terms for the use and release of the security. 

8. (Tree Protection Fencing) As per the Arborist report, installation of appropriate tree protection fencing around all 16 
trees [six on-site trees (tag# 9284, 9285, 9287, 9289, 9290, and 9291) located along the south property line and ten 
trees (tag# OS1, OS2, OS3, OS4, OS5, OS6, OS7, OS8, OS9 and OS10) located on the adjacent property along the 
east property line] to be retained as part of the development prior to any construction activities, including building 
demolition, occurring on-site. 

9. (Interior Noise – Residential) Registration of a legal agreement on title identifying that the proposed development 
must be designed and constructed in a manner that mitigates potential commercial, industrial and mixed use noises to 
the proposed dwelling units.  Dwelling units must be designed and constructed to achieve: 

(a) Canada Mortgage and Housing Corporation (CMHC) guidelines for interior noise levels as indicated in the chart 
below: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

(b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living 
spaces. 

10. (Aircraft Noise – Sensitive Use) Registration of a legal agreement on title identifying that the proposed development 
must be designed and constructed in a manner that mitigates from potential aircraft noise to the proposed dwelling 
units.  Dwelling units must be designed and constructed to achieve: 

(a) Canada Mortgage and Housing Corporation (CMHC) guidelines for interior noise levels as indicated in the chart 
below: 
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Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

(b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living 
spaces. 

11. (Flood Covenant) Registration of a flood plain covenant on title identifying a minimum habitable elevation of 
2.60 m GSC. 

12. (Development Impacts) Registration of a legal agreement on title stipulating that the development is subject to 
potential impacts due to other development that may be approved within the City Centre including without limitation, 
loss of views in any direction, increased shading, increased overlook and reduced privacy, increased ambient noise 
and increased levels of night-time ambient light, and requiring that the owner provide written notification of this 
through the disclosure statement to all initial purchasers, and erect signage in the initial sales centre advising 
purchasers of the potential for these impacts. 

13. (Contribution – Child Care) City acceptance of the developer’s offer to voluntarily contribute $39,161.49 
$40,264.15 (e.g. $1.04 per square foot of the proposed net floor area) to the City’s Child Care Reserve as set out in the 
West Cambie Area Plan. 

14. (Contribution – Park, Pathway and Facility Development) City acceptance of the developer’s offer to voluntarily 
contribute $39,161.49 $40,264.15 (e.g. $1.04 per square foot of the proposed net floor area) to the City’s Park, 
Pathway and Facility Development fund as set out in the West Cambie Area Plan.  

15. (Market Rental Units) Registration of a Housing Covenant to secure the provision of market rental housing, to the 
satisfaction of the City. The terms of the covenant shall indicate that they apply in perpetuity and shall include (but 
are not limited to) the following requirements: 

(a) The residential use is restricted to residential rental tenure. 

(b) All market rental units shall be maintained under single ownership (e.g., within one air space parcel or one strata 
lot, or legal agreement to the satisfaction of the Director of Development; subdivision of individual market rental 
units is prohibited). 

(c) The imposition of any age-based restrictions on occupants of any market rental housing unit is prohibited. 

(d) 100 % of units shall be designed with aging-in-place features (i.e., stairwell handrails, lever type handles for 
plumbing fixtures and door handles, and solid blocking in washroom walls for future grab bar installation beside 
toilet, bathtub and shower. 

(e) 100 % of units shall be designed to meet the Basic Universal Housing (BUH) features listed in Richmond Zoning 
Bylaw 8500.  

(f) Occupants of the market rental units shall enjoy full and unlimited access to and use of all common indoor areas 
and common outdoor amenity spaces provided on the lot for the residential use. 

(g) No more than prevailing market rent will be charged, and the following unit mix will be provided: 
Unit Type Number of Units Percentage of Units (1) 

Studio 2415 40.00% 25.00% 

One Bedroom 1418 23.33% 30.00% 

Two Bedroom 2227 36.67% 45.00% 

Total 60 100.00% 

Note 1: Unit mix in the above table may be adjusted to the satisfaction of the City through the DP application review process 
subject to approximately 37 % (i.e., 36.67 %) 45.0 % of units or greater being family-friendly units (2+ bedrooms). 

16. (Affordable Housing) The City’s acceptance of the developer’s offer to voluntarily contribute affordable housing in 
the form of Low-End Market Rental (LEMR) units, constructed to a turnkey level of finish at the sole cost of the 
developer, the terms of which voluntary contribution shall include, but will not be limited to, the registration of an 
LEMR Housing Agreement and Housing Covenant, in the City’s standard form, to secure two (2) LEMR units, 
consisting of one studio one-bedroom unit and one two-bedroom unit. After final adoption of the rezoning bylaw, 
only the Housing Covenant may be amended or replaced and any such changes will only be permitted for the purpose 
of accurately reflecting the specifics of the Development Permit (DP), and other non-material changes resulting 
thereof and made necessary by the DP approval requirements, as determined to the satisfaction of the Director of 
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Development. The terms of the LEMR Housing Agreement and Housing Covenant shall indicate that they apply in 
perpetuity and provide for, but will not be limited to, the following requirements:   

(a) The residential use is restricted to residential rental tenure only.  

(b) The required minimum floor area within the LEMR units shall be equal to a combined habitable floor area of at 
least 112.0 m2 (1,205.5 ft2) 118.0 m2 (1,270.1 ft2), which shall comprise at least 3.20 % of the subject 
development’s total residential floor area. The unit mix may be adjusted through the DP Process provided that the 
total habitable floor area comprises at least 3.20% of the subject development’s total residential building floor 
area. 

(c) All LEMR units shall be maintained under single ownership (e.g., within one air space parcel or one strata lot, or 
subject to a legal agreement to the satisfaction to the Director of Development); subdivision of individual LEMR 
units is prohibited.  

(d) The imposition of any age-based restrictions on occupants of any LEMR unit is prohibited.  

(e) 100% of the units shall be designed to meet the Basic Universal Housing (BUH) features listed in Richmond 
Zoning Bylaw 8500. 

(f) The terms of the Housing Agreement shall indicate that maximum rents for the LEMR units will be set at 10 per 
cent below the CMHC Average Market Rent (AMR) for the relevant unit type for the City of Richmond. Income 
thresholds, used to define tenant eligibility, will be set at the point at which annual rents equal 30 per cent of the 
gross (before-tax) household income. 

(g) Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited access 
to and use of all on-site indoor and outdoor amenity spaces, at no additional charge to LEMR tenants unless 
otherwise stipulated in the Housing Agreement (i.e. no monthly rents or other fees shall apply for the casual, 
shared or exclusive use of any amenities).  

(h) A minimum of two (2) residential parking spaces of which at least 50% must be standard spaces must be provided 
on-site, and related electric vehicle (EV) charging infrastructure shall be provided for the use of LEMR unit 
tenants as per the OCP, Zoning Bylaw, and approved DP*. In accordance with Council Policy 5475, LEMR 
tenants can be charged a fixed fee of $75 per month for vehicle parking stalls reserved for LEMR tenants. These 
features may be secured via legal agreement(s) on Title prior to DP* issuance. 

(i) A minimum of three (3) Class 1 bicycle parking spaces shall be provided for the use of LEMR unit tenants as per 
the OCP, Zoning Bylaw, and approved DP* at no additional charge to the LEMR unit tenants unless otherwise 
stipulated in the Housing Agreement, or unless permitted by Council Policy. These features may be secured via 
legal agreement(s) on Title prior to DP* issuance. 

(j) The LEMR units, related uses (e.g. parking, garbage/recycling, hallways, amenities, lobbies), and associated 
landscaped areas shall be completed to a turnkey level of finish, at the sole cost of the developer, to the 
satisfaction of the Director, Development.  

(k) “No development” shall be permitted, restricting DP* issuance for any building in whole or in part, until the 
developer, to the City’s satisfaction:  

(i) Designs the lot to provide for the LEMR units and ancillary spaces and uses;  

(ii) If applicable, amends or replaces the Housing Covenant to accurately reflect the specifics of the LEMR units 
and ancillary spaces and uses as per the approved DP*; and,  

(iii) As required, registers additional legal agreements on Title, as may be required by the City, to the lot to 
facilitate the detailed design and/or construction of the LEMR units and/or ancillary spaces and uses (e.g., 
parking) as determined by the City via the DP* review and approval processes. 

(l) “No Building Permit (BP)” shall be issued for any building, in whole or in part, until the developer provides for 
the required LEMR units and ancillary spaces and uses to the satisfaction of the City. 

(m) “No occupancy” shall be permitted, restricting issuance of an Occupancy Certificate for any building, in whole or 
in part, until the required LEMR units and ancillary spaces and uses are completed to the satisfaction of the City 
and have received an Occupancy Certificate. 

17. (Car Share or Shared Small-Sized Undesignated Loading Space) Registration of a public-right-of-passage (PROP) 
and a legal agreement on title ensuring that the one car share or small-sized undesignated loading space is provided 
for public use. The terms for use and management of the car share and/or small-sized loading space shall be included 
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in the legal agreement. If the proposed parking space is located behind a gate, the terms of the agreement shall specify 
the hours for which the gate will be open in order to allow for public access to the parking space. 

18. (District Energy Utility – DEU) Registration of a restrictive covenant and statutory right of way and/or alternative 
legal agreement(s), to the satisfaction of the City, securing the owner's commitment to connect to District Energy 
Utility (DEU) and granting the statutory right of way(s) necessary for supplying the DEU services to the building(s), 
which covenant and statutory right of way and/or legal agreement(s) will include, at minimum, the following terms 
and conditions: 
(a) SRW for City Access: The owner will provide a statutory right of way on the subject site to the City to permit the 

construction, maintenance, and repair of all on-site DEU infrastructure required for the purposes of heating, 
cooling, and domestic hot water heating, including but not limited to any service connections and energy transfer 
stations, by or on behalf of the City and the City’s DEU service provider, Lulu Island Energy Company Ltd. 
(LIEC) on the subject site. 

(b) DEU Capable Building Design (BP Hold): No building permit will be issued for a building on the subject site 
unless the building is designed with the capability to connect to and be serviced by a DEU and the owner has 
provided an energy modelling report satisfactory to the Director of Engineering. 

(c) DEU Connection: The owner agrees that the building(s) will connect to a DEU when a DEU is in operation, 
unless otherwise directed by the City and the City’s DEU service provider, LIEC. 

(d) DEU Infrastructure Transfer Restriction: The owner will not transfer the DEU works on-site, if constructed by or 
on behalf of the owner, to any entity other than the City or LIEC, including to any strata corporation, without the 
prior written consent of the City. 

(e) DEU Available (Occupancy Hold): If a DEU is available for connection and the City has directed the owner to 
connect, no occupancy certificate for a building will be granted unless, and until: 
(i) the building is connected to the DEU for the purpose of heating, cooling and/or domestic hot water heating as 

directed by the City and its service provider, LIEC; 
(ii) if constructed by the owner, the owner transfers ownership of on-site DEU infrastructure (including but not 

limited to any service connections and energy transfer stations on the subject site), to the City or as directed 
by the City and, if required by the City or its service provider, LIEC,  the owner enters into an asset transfer 
agreement on terms and conditions satisfactory to the City to transfer ownership of any DEU works 
constructed on-site by the owner (including but not limited to the any services connections, and energy 
transfer stations) to the City or as directed by the City, including to the City’s DEU service provider, at no 
cost to the City or City’s DEU service provider, LIEC, on a date prior to issuance of the occupancy certificate 
for the first building on the site. Such agreement shall include a warranty from the owner with respect to the 
on-site DEU works and the provision by the owner of both warranty and deficiency security, all on terms and 
conditions satisfactory to the City; 

(iii) the owner enters into a Service Provider Agreement for the building with the City and/or the City’s DEU 
service provider, LIEC, executed prior to depositing any Strata Plan with LTO and on terms and conditions 
satisfactory to the City; and 

(iv) prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants or 
acquires, and registers, all additional Covenants, Statutory Right-of-Way(s) and/or easements necessary for 
supplying the DEU services to the building(s) by the City and/or the City’s DEU service provider, LIEC. 

(f) DEU Unavailable (Occupancy Hold): If a DEU is not available for connection, no final building inspection 
permitting occupancy of a building will be granted until: 
(i) the City receives a professional engineer's certificate stating that the building has the capability to connect to 

and be serviced by a DEU; and 
(ii) the owner grants or acquires any additional Statutory Right-of-Way(s) and/or easements necessary for 

supplying DEU services to the building, registered prior to subdivision (including Air Space parcel 
subdivision and strata plan filing). 

19. (Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of the servicing and 
frontage improvements described herein. A Letter of Credit or cash security for the value of the Service Agreement 
works, as determined by the City, will be required as part of entering into the Servicing Agreement. Works include, 
but may not be limited to,  
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I.  Frontage Upgrades/Improvements 
(a) Starting from the new north property line, the applicant shall be required to construct the following along the 

full frontage of the subject site at the Applicant’s cost  
(i) 3.0 m wide multi-use pathway; 
(ii) Minimum 1.5 m wide treed boulevard;   
(iii) Minimum 1.0 m wide boulevard clear of street trees and above-grade utilities, for the purposes of future 

road widening; and  
(iv) 0.15 m curb and gutter 

(b) No obstructions, including hydrants or utility poles/above ground equipment, shall be placed within existing or 
proposed sidewalks. 

(c) The new frontage improvements are to be transitioned to meet the existing treatments to the east and west of 
the site.  Please see attached drawing for proposed works to the east of the subject site, to be constructed prior 
to this development. The developer is required to extend the frontage multi-use pathway to connect to this 
work. Multi-use pathway shall maintain a straight alignment. Tree location or replacement may be required. 

II. Water Works 
(a) Using the OCP Model, there is 432.0 L/s of water available at a 20 psi residual at the 9720 Cambie Road 

frontage. Based on your proposed development, your site requires a minimum fire flow of 220 L/s.  
(b) At Developer’s cost, the Developer is required to: 

(i) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs.  

(ii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements for the proposed land use. 

(iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter 
box (from the City of Richmond supplementary specifications) + any appurtenances (for example, the 
bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the 
building permit process or via the servicing agreement process, if one is required. 

(c) At Developer’s cost, the City will: 
(i) Cut and cap at main the existing water service connection and remove meter servicing the development 

site at the Cambie Road frontage. 
(ii) Install a new water service connection and tie-in to the existing 300mm watermain at the Cambie Road 

frontage, complete with meter and meter chamber in a right of way. 
(iii) Complete all tie-ins for the proposed works to existing City infrastructure. 

III. Storm Sewer Works 
(a) At Developer’s cost, the Developer is required to: 

(i) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of 
the servicing agreement design. 

(b) At Developer’s cost, the City will: 
(i) Disconnect existing storm service connection to the property at the northeast corner, the existing storm 

service connection to the eastern property 9780 Cambie Road shall be retained. 
(ii) Provide a new storm service connection to service the proposed site complete with inspection chamber in a 

right-of-way. Tie-in shall be to the existing manhole no.116522 along the north frontage. The details and 
location shall be finalized via the servicing agreement design review or via the service connection review 
in the building permit stage. 

(iii) Complete all tie-ins for the proposed works to existing City infrastructure. 

IV. Sanitary Sewer Works 
(a) At Developer’s cost, the Developer is required to: 

(i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City 
crews. 

(ii) Install a new sanitary service connection complete with a sanitary manhole in a right-of-way. The details 
and location shall be finalized via the servicing agreement design review or via the service connection 
review in the building permit stage.  
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(iii) Make a payment of $7,701.03 for the latecomer’s agreement between City of Richmond and Fortuna 
Development Inc. prior to building permit issuance. This latecomer agreement is set to expire on 
November 17, 2026. 

(b) At Developer’s cost, the City will: 
(i) Complete all tie-ins for the proposed works to existing City infrastructure. 

V. Street Lighting 
(a) At Developer’s cost, the Developer is required to: 

(i) Review street lighting levels along all road and lane frontages, and upgrade as required. 
(ii) Provide roadway lighting calculations as per City of Richmond Standards. 
(iii) Replace and lower streetlight conduits to provide adequate depth of cover. 

VI. General Items 
(a) At Developer’s cost, the Developer is required to: 

(i) Complete other frontage improvements as per Transportation requirements. 
(ii) Coordinate with BC Hydro, Telus and other private communication service providers: 

(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(3) To underground overhead service lines. 

(iii) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development 
and proposed undergrounding works, and all above ground utility cabinets and kiosks located along the 
development’s frontages, within the developments site (see list below for examples). A functional plan 
showing conceptual locations for such infrastructure shall be included in the development design review 
process. Please coordinate with the respective private utility companies and the project’s lighting and 
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the 
locations for the aboveground structures. If a private utility company does not require an aboveground 
structure, that company shall confirm this via a letter to be submitted to the City. The following are 
examples of statutory right-of-ways that shall be shown on the architectural plans/functional plan, the 
servicing agreement drawings, and registered prior to SA design approval: 

- BC Hydro PMT – 4.0 x 5.0 m 
- BC Hydro LPT – 3.5 x 3.5 m 
- Street light kiosk – 1.5 x 1.5 m 
- Traffic signal kiosk – 2.0 x 1.5 m 
- Traffic signal UPS – 1.0 x 1.0 m 
- Shaw cable kiosk – 1.0 x 1.0 m 
- Telus FDH cabinet – 1.1 x 1.0 m 

(iv) Provide, prior to start of site preparation works or within the first servicing agreement submission, 
whichever comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil 
preparation impacts on the existing utilities fronting the development site and provide mitigation 
recommendations. 

(v) Provide a video inspection report of the existing sanitary lines along the south property line prior to start of 
site preparation works or within the first servicing agreement submission, whichever comes first. A follow-
up video inspection, complete with a civil engineer’s signed and sealed recommendation letter, is required 
after site preparation works are complete (i.e. pre-load removal, completion of dewatering, etc.) to assess 
the condition of the existing utilities and provide recommendations to retain, replace, or repair. Any 
utilities damaged by the pre-load, de-watering, or other ground preparation shall be replaced or repaired at 
the Developer’s cost. 

(vi) Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures (e.g., 
pre- and post-preload elevation surveys of retaining wall along west property line, sanitary lines along 
south property line, etc.). Any damage, nuisance, or other impact to be repaired at the developer’s cost. 
The post-preload elevation survey shall be incorporated within the servicing agreement design. 

(vii) Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to 
the City for approval. 
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(viii) Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that 
the City’s preference is to manage groundwater onsite or by removing and disposing at an appropriate 
facility. If this is not feasible due to volume of de-watering, the Developer will be required to apply to 
Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer does not 
have adequate capacity to receive the volume of groundwater, the Developer will be required to enter into 
a de-watering agreement with the City wherein the developer will be required to treat the groundwater 
before discharging it to the City’s storm sewer system. 

(ix) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s 
Engineering Department. 

(x) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream. The developer’s civil engineer shall submit a signed 
and sealed letter with each servicing agreement submission confirming that they have coordinated with 
civil engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent. The 
City will not accept the 1st submission if it is not coordinated with the adjacent developments. The 
coordination letter should cover, but not be limited to, the following: 

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and 
private utilities. 

(b) Pipe sizes, material and slopes. 
(c) Location of manholes and fire hydrants. 
(d) Road grades, high points and low points. 
(e) Alignment of ultimate and interim curbs. 
(f) Proposed street lights design. 

(xi) Enter into, if required, 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, 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. 

20. (Fees - Notices) Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the 
City’s Consolidated Fees Bylaw No 8636, as amended. 

Prior to a Development Permit being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. (Landscape Plan and Security) Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to 

the satisfaction of the Director of Development, and deposit of a Landscaping Security based on 100% of the cost 
estimate provided by the Landscape Architect, including installation costs and 10% contingency. If required 
replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $750.0/tree to the 
City’s Tree Compensation Fund for off-site planting is required. To accompany the security, execution of a legal 
agreement that sets the terms for the use and release of the security. 

2. (Acoustical and Thermal Report) Complete an acoustical and thermal 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.  The standard required for air 
conditioning systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is 
the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates 
as they may occur.  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 

3. (Energy Efficiency Report) Complete a proposed energy efficiency report and recommendations prepared by a 
Certified Energy Advisor which demonstrates how the proposed construction will meet or exceed the required BC 
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Energy Step Code and/or Zero Carbon Code, in compliance with the City’s Official Community Plan and Building 
Regulation Bylaw No. 7230. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. (Construction Parking and Traffic Management Plan) Submission of a Construction Parking and Traffic 

Management Plan to the Transportation Department.  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 MMCD Traffic Regulation 
Section 01570. 

2. (Accessibility Measures) Incorporation of accessibility measures in Building Permit (BP) plans as determined via the 
Rezoning and/or Development Permit processes. 

3. (Supplementary Local Area DCC) Payment of the Supplementary Local Area DCC for the Alexandra 
Neighbourhood.  

4. (Latecomer Agreement Charges)  

(a) Make a payment of $7,701.03 for the latecomer’s agreement between City of Richmond and Fortuna 
Development Inc. prior to building permit issuance. This latecomer agreement is set to expire on November 17, 
2026 

(b) If applicable, payment of any other latecomer agreement charges, plus applicable interest associated with eligible 
latecomer works. 

5. (Construction Hoarding) 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 Department 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, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

 If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of 
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms 
of minimum lot area, building setback and parking requirements. Please arrange to have the City’s Approving Officer review the 
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements, 
the application should be submitted at least 12 months prior to the expected occupancy of development. 

 If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required.  To 
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months 
prior to the expected occupancy of development. 

 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  
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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 Concurrence on file 
 _____________________________________________   _______________________________  
Signed Date
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 Rezoning Considerations 
Development Applications Department 

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

 
 
Address: 9720 Cambie Road File No.: RZ 23-015980 
 

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10758, the developer is 
required to complete the following: 
1. (OCP Amendment Adoption) Final Adoption of OCP Amendment Bylaw 10757. 

2. (Development Permit) The submission and processing of a Development Permit* completed to a level deemed 
acceptable by the Director of Development. 

3. (Ministry of Transportation and Transit - MOTT Approval) Receipt of Provincial Ministry of Transportation and 
Transit (MOTT) Approval. Preliminary MOTT Approval for one year (without conditions) effective June 18, 2026 
(REDMS 8453838). 

4. (Road Dedication) 3.59 m road dedication along the entire north frontage. Note: this may require an overlay of the 
proposed functional plan with the dedication plan to confirm that the required improvements can be accommodated 
within the dedication area. 

5. (Arborists Contract) Submission 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 retained.  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. 

6. (Voluntary Tree Contribution) City acceptance of the developer’s offer to voluntarily contribute $9,000.00 to the 
City’s Tree Compensation Fund for the planting of replacement trees within the City in lieu of planting the balance 
(12 trees) of required replacement trees on-site. 

7. (Tree Survival Security) Submission of a Tree Survival Security to the City in the amount of $81,920.00 for the six 
on-site trees (tag# 9284, 9285, 9287, 9289, 9290, and 9291) to be retained. To accompany the security, execution of a 
legal agreement that sets the terms for the use and release of the security. 

8. (Tree Protection Fencing) As per the Arborist report, installation of appropriate tree protection fencing around all 16 
trees [six on-site trees (tag# 9284, 9285, 9287, 9289, 9290, and 9291) located along the south property line and ten 
trees (tag# OS1, OS2, OS3, OS4, OS5, OS6, OS7, OS8, OS9 and OS10) located on the adjacent property along the 
east property line] to be retained as part of the development prior to any construction activities, including building 
demolition, occurring on-site. 

9. (Interior Noise – Residential) Registration of a legal agreement on title identifying that the proposed development 
must be designed and constructed in a manner that mitigates potential commercial, industrial and mixed use noises to 
the proposed dwelling units.  Dwelling units must be designed and constructed to achieve: 

(a) Canada Mortgage and Housing Corporation (CMHC) guidelines for interior noise levels as indicated in the chart 
below: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

(b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living 
spaces. 

10. (Aircraft Noise – Sensitive Use) Registration of a legal agreement on title identifying that the proposed development 
must be designed and constructed in a manner that mitigates from potential aircraft noise to the proposed dwelling 
units.  Dwelling units must be designed and constructed to achieve: 

(a) Canada Mortgage and Housing Corporation (CMHC) guidelines for interior noise levels as indicated in the chart 
below: 
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Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

Kitchen, bathrooms, hallways, and utility rooms 45 decibels 

(b) the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard for interior living 
spaces. 

11. (Flood Covenant) Registration of a flood plain covenant on title identifying a minimum habitable elevation of 
2.60 m GSC. 

12. (Development Impacts) Registration of a legal agreement on title stipulating that the development is subject to 
potential impacts due to other development that may be approved within the City Centre including without limitation, 
loss of views in any direction, increased shading, increased overlook and reduced privacy, increased ambient noise 
and increased levels of night-time ambient light, and requiring that the owner provide written notification of this 
through the disclosure statement to all initial purchasers, and erect signage in the initial sales centre advising 
purchasers of the potential for these impacts. 

13. (Contribution – Child Care) City acceptance of the developer’s offer to voluntarily contribute $40,264.15 (e.g. 
$1.04 per square foot of the proposed net floor area) to the City’s Child Care Reserve as set out in the West Cambie 
Area Plan. 

14. (Contribution – Park, Pathway and Facility Development) City acceptance of the developer’s offer to voluntarily 
contribute $40,264.15 (e.g. $1.04 per square foot of the proposed net floor area) to the City’s Park, Pathway and 
Facility Development fund as set out in the West Cambie Area Plan.  

15. (Market Rental Units) Registration of a Housing Covenant to secure the provision of market rental housing, to the 
satisfaction of the City. The terms of the covenant shall indicate that they apply in perpetuity and shall include (but 
are not limited to) the following requirements: 

(a) The residential use is restricted to residential rental tenure. 

(b) All market rental units shall be maintained under single ownership (e.g., within one air space parcel or one strata 
lot, or legal agreement to the satisfaction of the Director of Development; subdivision of individual market rental 
units is prohibited). 

(c) The imposition of any age-based restrictions on occupants of any market rental housing unit is prohibited. 

(d) 100 % of units shall be designed with aging-in-place features (i.e., stairwell handrails, lever type handles for 
plumbing fixtures and door handles, and solid blocking in washroom walls for future grab bar installation beside 
toilet, bathtub and shower. 

(e) 100 % of units shall be designed to meet the Basic Universal Housing (BUH) features listed in Richmond Zoning 
Bylaw 8500.  

(f) Occupants of the market rental units shall enjoy full and unlimited access to and use of all common indoor areas 
and common outdoor amenity spaces provided on the lot for the residential use. 

(g) No more than prevailing market rent will be charged, and the following unit mix will be provided: 
Unit Type Number of Units Percentage of Units (1) 

Studio 15 25.00% 

One Bedroom 18 30.00% 

Two Bedroom 27 45.00% 

Total 60 100.00% 

Note 1: Unit mix in the above table may be adjusted to the satisfaction of the City through the DP application review process 
subject to approximately 45.0 % of units or greater being family-friendly units (2+ bedrooms). 

16. (Affordable Housing) The City’s acceptance of the developer’s offer to voluntarily contribute affordable housing in 
the form of Low-End Market Rental (LEMR) units, constructed to a turnkey level of finish at the sole cost of the 
developer, the terms of which voluntary contribution shall include, but will not be limited to, the registration of an 
LEMR Housing Agreement and Housing Covenant, in the City’s standard form, to secure two (2) LEMR units, 
consisting of one one-bedroom unit and one two-bedroom unit. After final adoption of the rezoning bylaw, only the 
Housing Covenant may be amended or replaced and any such changes will only be permitted for the purpose of 
accurately reflecting the specifics of the Development Permit (DP), and other non-material changes resulting thereof 
and made necessary by the DP approval requirements, as determined to the satisfaction of the Director of 
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Development. The terms of the LEMR Housing Agreement and Housing Covenant shall indicate that they apply in 
perpetuity and provide for, but will not be limited to, the following requirements:   

(a) The residential use is restricted to residential rental tenure only.  

(b) The required minimum floor area within the LEMR units shall be equal to a combined habitable floor area of at 
least 118.0 m2 (1,270.1 ft2), which shall comprise at least 3.20 % of the subject development’s total residential 
floor area. The unit mix may be adjusted through the DP Process provided that the total habitable floor area 
comprises at least 3.20% of the subject development’s total residential building floor area. 

(c) All LEMR units shall be maintained under single ownership (e.g., within one air space parcel or one strata lot, or 
subject to a legal agreement to the satisfaction to the Director of Development); subdivision of individual LEMR 
units is prohibited.  

(d) The imposition of any age-based restrictions on occupants of any LEMR unit is prohibited.  

(e) 100% of the units shall be designed to meet the Basic Universal Housing (BUH) features listed in Richmond 
Zoning Bylaw 8500. 

(f) The terms of the Housing Agreement shall indicate that maximum rents for the LEMR units will be set at 10 per 
cent below the CMHC Average Market Rent (AMR) for the relevant unit type for the City of Richmond. Income 
thresholds, used to define tenant eligibility, will be set at the point at which annual rents equal 30 per cent of the 
gross (before-tax) household income. 

(g) Occupants of the affordable housing units subject to the Housing Agreement shall enjoy full and unlimited access 
to and use of all on-site indoor and outdoor amenity spaces, at no additional charge to LEMR tenants unless 
otherwise stipulated in the Housing Agreement (i.e. no monthly rents or other fees shall apply for the casual, 
shared or exclusive use of any amenities).  

(h) A minimum of two (2) residential parking spaces of which at least 50% must be standard spaces must be provided 
on-site, and related electric vehicle (EV) charging infrastructure shall be provided for the use of LEMR unit 
tenants as per the OCP, Zoning Bylaw, and approved DP*. In accordance with Council Policy 5475, LEMR 
tenants can be charged a fixed fee of $75 per month for vehicle parking stalls reserved for LEMR tenants. These 
features may be secured via legal agreement(s) on Title prior to DP* issuance. 

(i) A minimum of three (3) Class 1 bicycle parking spaces shall be provided for the use of LEMR unit tenants as per 
the OCP, Zoning Bylaw, and approved DP* at no additional charge to the LEMR unit tenants unless otherwise 
stipulated in the Housing Agreement, or unless permitted by Council Policy. These features may be secured via 
legal agreement(s) on Title prior to DP* issuance. 

(j) The LEMR units, related uses (e.g. parking, garbage/recycling, hallways, amenities, lobbies), and associated 
landscaped areas shall be completed to a turnkey level of finish, at the sole cost of the developer, to the 
satisfaction of the Director, Development.  

(k) “No development” shall be permitted, restricting DP* issuance for any building in whole or in part, until the 
developer, to the City’s satisfaction:  

(iv) Designs the lot to provide for the LEMR units and ancillary spaces and uses;  

(v) If applicable, amends or replaces the Housing Covenant to accurately reflect the specifics of the LEMR units 
and ancillary spaces and uses as per the approved DP*; and,  

(vi) As required, registers additional legal agreements on Title, as may be required by the City, to the lot to 
facilitate the detailed design and/or construction of the LEMR units and/or ancillary spaces and uses (e.g., 
parking) as determined by the City via the DP* review and approval processes. 

(l) “No Building Permit (BP)” shall be issued for any building, in whole or in part, until the developer provides for 
the required LEMR units and ancillary spaces and uses to the satisfaction of the City. 

(m) “No occupancy” shall be permitted, restricting issuance of an Occupancy Certificate for any building, in whole or 
in part, until the required LEMR units and ancillary spaces and uses are completed to the satisfaction of the City 
and have received an Occupancy Certificate. 

17. (Car Share or Shared Small-Sized Undesignated Loading Space) Registration of a public-right-of-passage (PROP) 
and a legal agreement on title ensuring that the one car share or small-sized undesignated loading space is provided 
for public use. The terms for use and management of the car share and/or small-sized loading space shall be included 
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in the legal agreement. If the proposed parking space is located behind a gate, the terms of the agreement shall specify 
the hours for which the gate will be open in order to allow for public access to the parking space. 

18. (District Energy Utility – DEU) Registration of a restrictive covenant and statutory right of way and/or alternative 
legal agreement(s), to the satisfaction of the City, securing the owner's commitment to connect to District Energy 
Utility (DEU) and granting the statutory right of way(s) necessary for supplying the DEU services to the building(s), 
which covenant and statutory right of way and/or legal agreement(s) will include, at minimum, the following terms 
and conditions: 
(f) SRW for City Access: The owner will provide a statutory right of way on the subject site to the City to permit the 

construction, maintenance, and repair of all on-site DEU infrastructure required for the purposes of heating, 
cooling, and domestic hot water heating, including but not limited to any service connections and energy transfer 
stations, by or on behalf of the City and the City’s DEU service provider, Lulu Island Energy Company Ltd. 
(LIEC) on the subject site. 

(g) DEU Capable Building Design (BP Hold): No building permit will be issued for a building on the subject site 
unless the building is designed with the capability to connect to and be serviced by a DEU and the owner has 
provided an energy modelling report satisfactory to the Director of Engineering. 

(h) DEU Connection: The owner agrees that the building(s) will connect to a DEU when a DEU is in operation, 
unless otherwise directed by the City and the City’s DEU service provider, LIEC. 

(i) DEU Infrastructure Transfer Restriction: The owner will not transfer the DEU works on-site, if constructed by or 
on behalf of the owner, to any entity other than the City or LIEC, including to any strata corporation, without the 
prior written consent of the City. 

(j) DEU Available (Occupancy Hold): If a DEU is available for connection and the City has directed the owner to 
connect, no occupancy certificate for a building will be granted unless, and until: 
(v) the building is connected to the DEU for the purpose of heating, cooling and/or domestic hot water heating as 

directed by the City and its service provider, LIEC; 
(vi) if constructed by the owner, the owner transfers ownership of on-site DEU infrastructure (including but not 

limited to any service connections and energy transfer stations on the subject site), to the City or as directed 
by the City and, if required by the City or its service provider, LIEC,  the owner enters into an asset transfer 
agreement on terms and conditions satisfactory to the City to transfer ownership of any DEU works 
constructed on-site by the owner (including but not limited to the any services connections, and energy 
transfer stations) to the City or as directed by the City, including to the City’s DEU service provider, at no 
cost to the City or City’s DEU service provider, LIEC, on a date prior to issuance of the occupancy certificate 
for the first building on the site. Such agreement shall include a warranty from the owner with respect to the 
on-site DEU works and the provision by the owner of both warranty and deficiency security, all on terms and 
conditions satisfactory to the City; 

(vii) the owner enters into a Service Provider Agreement for the building with the City and/or the City’s DEU 
service provider, LIEC, executed prior to depositing any Strata Plan with LTO and on terms and conditions 
satisfactory to the City; and 

(viii) prior to subdivision (including Air Space parcel subdivision and Strata Plan filing), the owner grants or 
acquires, and registers, all additional Covenants, Statutory Right-of-Way(s) and/or easements necessary for 
supplying the DEU services to the building(s) by the City and/or the City’s DEU service provider, LIEC. 

(g) DEU Unavailable (Occupancy Hold): If a DEU is not available for connection, no final building inspection 
permitting occupancy of a building will be granted until: 
(iii) the City receives a professional engineer's certificate stating that the building has the capability to connect to 

and be serviced by a DEU; and 
(iv) the owner grants or acquires any additional Statutory Right-of-Way(s) and/or easements necessary for 

supplying DEU services to the building, registered prior to subdivision (including Air Space parcel 
subdivision and strata plan filing). 

19. (Servicing Agreement) Enter into a Servicing Agreement* for the design and construction of the servicing and 
frontage improvements described herein. A Letter of Credit or cash security for the value of the Service Agreement 
works, as determined by the City, will be required as part of entering into the Servicing Agreement. Works include, 
but may not be limited to,  

PH - 54



- 5 - 
 

  Initial:  

I. Frontage Upgrades/Improvements 
(a) Starting from the new north property line, the applicant shall be required to construct the following along the 

full frontage of the subject site at the Applicant’s cost  
(i) 3.0 m wide multi-use pathway; 
(ii) Minimum 1.5 m wide treed boulevard;   
(iii) Minimum 1.0 m wide boulevard clear of street trees and above-grade utilities, for the purposes of future 

road widening; and  
(iv) 0.15 m curb and gutter 

(b) No obstructions, including hydrants or utility poles/above ground equipment, shall be placed within existing or 
proposed sidewalks. 

(c) The new frontage improvements are to be transitioned to meet the existing treatments to the east and west of 
the site.  Please see attached drawing for proposed works to the east of the subject site, to be constructed prior 
to this development. The developer is required to extend the frontage multi-use pathway to connect to this 
work. Multi-use pathway shall maintain a straight alignment. Tree location or replacement may be required. 

II. Water Works 
(a) Using the OCP Model, there is 432.0 L/s of water available at a 20 psi residual at the 9720 Cambie Road 

frontage. Based on your proposed development, your site requires a minimum fire flow of 220 L/s.  
(b) At Developer’s cost, the Developer is required to: 

(i) Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow 
calculations to confirm development has adequate fire flow for onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on Building Permit Stage building designs.  

(ii) Review hydrant spacing on all road frontages and install new fire hydrants as required to meet City 
spacing requirements for the proposed land use. 

(iii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter 
box (from the City of Richmond supplementary specifications) + any appurtenances (for example, the 
bypass on W2n-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized during the 
building permit process or via the servicing agreement process, if one is required. 

(c) At Developer’s cost, the City will: 
(i) Cut and cap at main the existing water service connection and remove meter servicing the development 

site at the Cambie Road frontage. 
(ii) Install a new water service connection and tie-in to the existing 300mm watermain at the Cambie Road 

frontage, complete with meter and meter chamber in a right of way. 
(iii) Complete all tie-ins for the proposed works to existing City infrastructure. 

III. Storm Sewer Works 
(a) At Developer’s cost, the Developer is required to: 

(i) Provide an erosion and sediment control plan for all on-site and off-site works, to be reviewed as part of 
the servicing agreement design. 

(b) At Developer’s cost, the City will: 
(i) Disconnect existing storm service connection to the property at the northeast corner, the existing storm 

service connection to the eastern property 9780 Cambie Road shall be retained. 
(ii) Provide a new storm service connection to service the proposed site complete with inspection chamber in a 

right-of-way. Tie-in shall be to the existing manhole no.116522 along the north frontage. The details and 
location shall be finalized via the servicing agreement design review or via the service connection review 
in the building permit stage. 

(iii) Complete all tie-ins for the proposed works to existing City infrastructure. 

IV. Sanitary Sewer Works 
(a) At Developer’s cost, the Developer is required to: 

(i) Not start onsite excavation or foundation construction until completion of rear-yard sanitary works by City 
crews. 

(ii) Install a new sanitary service connection complete with a sanitary manhole in a right-of-way. The details 
and location shall be finalized via the servicing agreement design review or via the service connection 
review in the building permit stage.  
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(iii) Make a payment of $7,701.03 for the latecomer’s agreement between City of Richmond and Fortuna 
Development Inc. prior to building permit issuance. This latecomer agreement is set to expire on 
November 17, 2026. 

(b) At Developer’s cost, the City will: 
(i) Complete all tie-ins for the proposed works to existing City infrastructure. 

V. Street Lighting 
(a) At Developer’s cost, the Developer is required to: 

(i) Review street lighting levels along all road and lane frontages, and upgrade as required. 
(ii) Provide roadway lighting calculations as per City of Richmond Standards. 
(iii) Replace and lower streetlight conduits to provide adequate depth of cover. 

VI. General Items 
(a) At Developer’s cost, the Developer is required to: 

(i) Complete other frontage improvements as per Transportation requirements. 
(ii) Coordinate with BC Hydro, Telus and other private communication service providers: 

(1) To pre-duct for future hydro, telephone and cable utilities along all road frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
(3) To underground overhead service lines. 

(iii) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development 
and proposed undergrounding works, and all above ground utility cabinets and kiosks located along the 
development’s frontages, within the developments site (see list below for examples). A functional plan 
showing conceptual locations for such infrastructure shall be included in the development design review 
process. Please coordinate with the respective private utility companies and the project’s lighting and 
traffic signal consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and the 
locations for the aboveground structures. If a private utility company does not require an aboveground 
structure, that company shall confirm this via a letter to be submitted to the City. The following are 
examples of statutory right-of-ways that shall be shown on the architectural plans/functional plan, the 
servicing agreement drawings, and registered prior to SA design approval: 

- BC Hydro PMT – 4.0 x 5.0 m 
- BC Hydro LPT – 3.5 x 3.5 m 
- Street light kiosk – 1.5 x 1.5 m 
- Traffic signal kiosk – 2.0 x 1.5 m 
- Traffic signal UPS – 1.0 x 1.0 m 
- Shaw cable kiosk – 1.0 x 1.0 m 
- Telus FDH cabinet – 1.1 x 1.0 m 

(iv) Provide, prior to start of site preparation works or within the first servicing agreement submission, 
whichever comes first, a preload plan and geotechnical assessment of preload, dewatering, and soil 
preparation impacts on the existing utilities fronting the development site and provide mitigation 
recommendations. 

(v) Provide a video inspection report of the existing sanitary lines along the south property line prior to start of 
site preparation works or within the first servicing agreement submission, whichever comes first. A follow-
up video inspection, complete with a civil engineer’s signed and sealed recommendation letter, is required 
after site preparation works are complete (i.e. pre-load removal, completion of dewatering, etc.) to assess 
the condition of the existing utilities and provide recommendations to retain, replace, or repair. Any 
utilities damaged by the pre-load, de-watering, or other ground preparation shall be replaced or repaired at 
the Developer’s cost. 

(vi) Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and structures (e.g., 
pre- and post-preload elevation surveys of retaining wall along west property line, sanitary lines along 
south property line, etc.). Any damage, nuisance, or other impact to be repaired at the developer’s cost. 
The post-preload elevation survey shall be incorporated within the servicing agreement design. 

(vii) Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering, and soil 
preparation works per a geotechnical engineer’s recommendations, and report the settlement amounts to 
the City for approval. 

PH - 56



- 7 - 
 

  Initial:  

(viii) Submit a proposed strategy at the building permit stage for managing excavation de-watering. Note that 
the City’s preference is to manage groundwater onsite or by removing and disposing at an appropriate 
facility. If this is not feasible due to volume of de-watering, the Developer will be required to apply to 
Metro Vancouver for a permit to discharge into the sanitary sewer system. If the sanitary sewer does not 
have adequate capacity to receive the volume of groundwater, the Developer will be required to enter into 
a de-watering agreement with the City wherein the developer will be required to treat the groundwater 
before discharging it to the City’s storm sewer system. 

(ix) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-removable 
structures. Retaining walls proposed to encroach into rights-of-ways must be reviewed by the City’s 
Engineering Department. 

(x) Coordinate the servicing agreement design for this development with the servicing agreement(s) for the 
adjacent development(s), both existing and in-stream. The developer’s civil engineer shall submit a signed 
and sealed letter with each servicing agreement submission confirming that they have coordinated with 
civil engineer(s) of the adjacent project(s) and that the servicing agreement designs are consistent. The 
City will not accept the 1st submission if it is not coordinated with the adjacent developments. The 
coordination letter should cover, but not be limited to, the following: 

(a) Corridors for City utilities (existing and proposed water, storm sewer, sanitary and DEU) and 
private utilities. 

(b) Pipe sizes, material and slopes. 
(c) Location of manholes and fire hydrants. 
(d) Road grades, high points and low points. 
(e) Alignment of ultimate and interim curbs. 
(f) Proposed street lights design. 

(xi) Enter into, if required, 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, 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. 

20. (Fees - Notices) Payment of all fees in full for the cost associated with the Public Hearing Notices, consistent with the 
City’s Consolidated Fees Bylaw No 8636, as amended. 

Prior to a Development Permit being forwarded to the Development Permit Panel for consideration, the 
developer is required to: 
1. (Landscape Plan and Security) Submission of a Landscape Plan, prepared by a Registered Landscape Architect, to 

the satisfaction of the Director of Development, and deposit of a Landscaping Security based on 100% of the cost 
estimate provided by the Landscape Architect, including installation costs and 10% contingency. If required 
replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the amount of $750.0/tree to the 
City’s Tree Compensation Fund for off-site planting is required. To accompany the security, execution of a legal 
agreement that sets the terms for the use and release of the security. 

2. (Acoustical and Thermal Report) Complete an acoustical and thermal 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.  The standard required for air 
conditioning systems and their alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is 
the ASHRAE 55-2004 “Thermal Environmental Conditions for Human Occupancy” standard and subsequent updates 
as they may occur.  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 

3. (Energy Efficiency Report) Complete a proposed energy efficiency report and recommendations prepared by a 
Certified Energy Advisor which demonstrates how the proposed construction will meet or exceed the required BC 
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Energy Step Code and/or Zero Carbon Code, in compliance with the City’s Official Community Plan and Building 
Regulation Bylaw No. 7230. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. (Construction Parking and Traffic Management Plan) Submission of a Construction Parking and Traffic 

Management Plan to the Transportation Department.  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 MMCD Traffic Regulation 
Section 01570. 

2. (Accessibility Measures) Incorporation of accessibility measures in Building Permit (BP) plans as determined via the 
Rezoning and/or Development Permit processes. 

3. (Supplementary Local Area DCC) Payment of the Supplementary Local Area DCC for the Alexandra 
Neighbourhood.  

4. (Latecomer Agreement Charges)  

(a) Make a payment of $7,701.03 for the latecomer’s agreement between City of Richmond and Fortuna 
Development Inc. prior to building permit issuance. This latecomer agreement is set to expire on November 17, 
2026 

(b) If applicable, payment of any other latecomer agreement charges, plus applicable interest associated with eligible 
latecomer works. 

5. (Construction Hoarding) 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 Department 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, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

 If the development will be constructed in phases and stratified, a Phased Strata Subdivision Application is required. Each phase of 
a phased strata plan should be treated as a separate parcel, each phase to comply with the Richmond Zoning Bylaw 8500 in terms 
of minimum lot area, building setback and parking requirements. Please arrange to have the City’s Approving Officer review the 
proposed phased boundaries in the early DP stages. To allow sufficient time for staff review and preparation of legal agreements, 
the application should be submitted at least 12 months prior to the expected occupancy of development. 

 If the development intends to create one or more air space parcels, an Air Space Parcel Subdivision Application is required.  To 
allow sufficient time for staff review and preparation of legal agreements, the application should be submitted at least 12 months 
prior to the expected occupancy of development. 

 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 
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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 Concurrence on file 
 _____________________________________________   _______________________________  
Signed Date 
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Bylaw 10758 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 10758 (RZ 23-015980) 

9720 Cambie Road 

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 inserting into Section 18
(Site Specific Residential (Low Rise Apartment) Zones) in numerical order:

“18.50 Low Rise Rental Apartment (ZLR50) – Alexandra Neighbourhood (West Cambie) 

18.50.1 Purpose 
This zone provides for medium density residential rental tenure apartment housing 
for the construction of affordable housing units and market rental units.  

18.50.2 Permitted Uses 
• housing, apartment

18.50.3 Secondary Uses 
• boarding and lodging
• community care facility, minor
• home business

18.50.4 Residential Rental Tenure 

1. Residential rental tenure may be located anywhere in this zone.

2. All dwelling units in this zone are restricted to residential rental tenure only.

18.50.5 Permitted Density 

1. The maximum floor area ratio is 1.95 2.00, provided that the owner provides affordable
housing units on the site in accordance with the following conditions:

a) The minimum combined habitable space of all the affordable housing units on site
shall be no less than 3.2 % of the total residential building floor area ratio;

b) A minimum 40.0 % of the affordable housing units provided on site shall contain two
bedrooms;

c) The owner must enter into a housing agreement with respect to the affordable
housing units in a form satisfactory to the City, which limits occupancy of the dwelling
unit that is subject to the agreement to persons, families and households that qualify for
affordable housing based on their household income, must register the housing
agreement against title to the lot, and must file a notice in the Land Title Office, prior to
Building Permit issuance;

Attachment 6
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d) Maximum permitted rent rates applicable to any affordable housing unit tenancy shall 
be:  

i) 10.0 % below the most current average market rent for the City of Richmond specific 
to the unit type, as reported by the Canada Mortgage and Housing Corporation 
(CMHC) in its Market Rental Survey, or by such other national government housing 
agency as may replace the CMHC; and 

ii) while persons, families and households are in occupation of any affordable housing 
unit, rent may only be increased annually by the maximum percentage rent increase 
permitted under the Residential Tenancy Act (BC). 

e) Affordable housing dwelling units shall be maintained as affordable housing 
dwelling units in perpetuity. 

2. For the purpose of this zone only, a maximum 0.1 of the floor area total calculated for the 
lot is not included in the calculation of maximum floor area ratio provided it is used 
exclusively for amenity space for residents of the site. 

18.50.6 Permitted Lot Coverage 

1. The maximum lot coverage is 75.0 % for buildings. 

18.50.7 Yards & Setbacks 

1. The minimum front yard is 3.0 m. 

2. The minimum side yard is 6.0 m, except that: 

a) the minimum east side yard setback for a parking structure shall be 1.7 m;  

b) the minimum west side yard setback for a parking structure shall be 0.0 m; and  

c) Balconies may project into any side yard for no more than one third of the required 
side yard. 

3. The minimum rear yard is 5.7 m. 

18.50.8 Permitted Heights 

1. The maximum height for buildings is 25.0 m and six storeys excluding any storey used 
exclusively for roof access (i.e., common stair and elevator lobbies). 

18.50.9 Minimum Lot Size 

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

2. The minimum lot area is 1,750.0 m2. 

18.50.10 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the provisions of Section 6.0. 
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18.50.11 On-Site Parking & Loading 

1. On-site vehicle and bicycle parking and loading shall be provided according to standards 
set out in Section 7.0. 

18.50.12 Other Regulations 

1. In addition to the regulations listed above, the General Development Regulations in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply.” 

2. 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 “LOW RISE RENTAL APARTMENT (ZLR50) – 
ALEXANDRA NEIGHBOURHOOD (WEST CAMBIE)”. 

P.I.D. 003-568-822 
West Half Lot 13 Except South 250 Feet Block “A” 
Section 34 Block 5 North Range 6 West New Westminster District Plan 1224 

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 
10758”. 
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Richmond Zoning Bylaw 8500 
Amendment Bylaw 10758 (RZ 23-015980) 

9720 Cambie Road 

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 inserting into Section 18
(Site Specific Residential (Low Rise Apartment) Zones) in numerical order:

“18.50 Low Rise Rental Apartment (ZLR50) – Alexandra Neighbourhood (West Cambie) 

18.50.1 Purpose 
This zone provides for medium density residential rental tenure apartment housing 
for the construction of affordable housing units and market rental units.  

18.50.2 Permitted Uses 
• housing, apartment

18.50.3 Secondary Uses 
• boarding and lodging
• community care facility, minor
• home business

18.50.4 Residential Rental Tenure 

1. Residential rental tenure may be located anywhere in this zone.

2. All dwelling units in this zone are restricted to residential rental tenure only.

18.50.5 Permitted Density 

1. The maximum floor area ratio is 2.00, provided that the owner provides affordable
housing units on the site in accordance with the following conditions:

a) The minimum combined habitable space of all the affordable housing units on site
shall be no less than 3.2 % of the total residential building floor area ratio;

b) A minimum 40.0 % of the affordable housing units provided on site shall contain two
bedrooms;

c) The owner must enter into a housing agreement with respect to the affordable
housing units in a form satisfactory to the City, which limits occupancy of the dwelling
unit that is subject to the agreement to persons, families and households that qualify for
affordable housing based on their household income, must register the housing
agreement against title to the lot, and must file a notice in the Land Title Office, prior to
Building Permit issuance;
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d) Maximum permitted rent rates applicable to any affordable housing unit tenancy shall 
be:  

i) 10.0 % below the most current average market rent for the City of Richmond specific 
to the unit type, as reported by the Canada Mortgage and Housing Corporation 
(CMHC) in its Market Rental Survey, or by such other national government housing 
agency as may replace the CMHC; and 

ii) while persons, families and households are in occupation of any affordable housing 
unit, rent may only be increased annually by the maximum percentage rent increase 
permitted under the Residential Tenancy Act (BC). 

e) Affordable housing dwelling units shall be maintained as affordable housing 
dwelling units in perpetuity. 

2. For the purpose of this zone only, a maximum 0.1 of the floor area total calculated for the 
lot is not included in the calculation of maximum floor area ratio provided it is used 
exclusively for amenity space for residents of the site. 

18.50.6 Permitted Lot Coverage 

1. The maximum lot coverage is 75.0 % for buildings. 

18.50.7 Yards & Setbacks 

1. The minimum front yard is 3.0 m. 

2. The minimum side yard is 6.0 m, except that: 

a) the minimum east side yard setback for a parking structure shall be 1.7 m;  

b) the minimum west side yard setback for a parking structure shall be 0.0 m; and  

c) Balconies may project into any side yard for no more than one third of the required 
side yard. 

3. The minimum rear yard is 5.7 m. 

18.50.8 Permitted Heights 

1. The maximum height for buildings is 25.0 m and six storeys excluding any storey used 
exclusively for roof access (i.e., common stair and elevator lobbies). 

18.50.9 Minimum Lot Size 

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

2. The minimum lot area is 1,750.0 m2. 

18.50.10 Landscaping & Screening 

1. Landscaping and screening shall be provided according to the provisions of Section 6.0. 
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18.50.11 On-Site Parking & Loading 

1. On-site vehicle and bicycle parking and loading shall be provided according to standards 
set out in Section 7.0. 

18.50.12 Other Regulations 

1. In addition to the regulations listed above, the General Development Regulations in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply.” 

2. 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 “LOW RISE RENTAL APARTMENT (ZLR50) – 
ALEXANDRA NEIGHBOURHOOD (WEST CAMBIE)”. 

P.I.D. 003-568-822 
West Half Lot 13 Except South 250 Feet Block “A” 
Section 34 Block 5 North Range 6 West New Westminster District Plan 1224 

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 
10758”. 
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Ftransit  
Report to Committee 

 

 

To: Planning Committee Date: July 7, 2026 

From: Wayne Craig 
General Manager, Planning and Development 

File: HRA 23-016568 
HA 25-022755 

Re: Application by 1359161 BC Ltd. to Enter into a Heritage Revitalization Agreement 
to Conserve a Protected Heritage Building Known as Ikeda Dry Goods and 
Construct a Hotel at 3831 Moncton Street & Steveston Village Heritage 
Conservation Grant Application  

Staff Recommendations 

1. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10769, to revise 
Schedule 2.4 of the Official Community Plan (Steveston Area Plan) to provide that a maximum 
of three storeys and height of 12 m may be considered for the purposes of the long-term 
conservation and protection of the heritage building at 3831 Moncton Street, be introduced and 
given first reading; 

2. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10769, having been 
considered in conjunction with: 
a. The City’s Financial Plan and Capital Program; and 
b. The Greater Vancouver Regional District Solid Waste and Liquid Waste Management Plans 
is hereby found to be consistent with said program and plans, in accordance with Section 
477(3)(a) of the Local Government Act;  

3. That Richmond Official Community Plan Bylaw 7100, Amendment Bylaw 10769, having been 
considered in accordance with Official Community Plan (OCP) Bylaw Preparation Consultation 
Policy 5043, is hereby found not to require further consultation;  

4. That Heritage Revitalization Agreement (3831 Moncton Street) Bylaw No. 10741 to permit the 
City to enter into a Heritage Revitalization Agreement substantially in the form attached hereto, 
in accordance with the requirements of Section 610 of the Local Government Act, to conserve 
Ikeda Dry Goods and to construct a hotel at 3831 Moncton Street, be introduced and given first 
reading; 

5. That, following adoption of the Heritage Revitalization Agreement (3831 Moncton Street) 
Bylaw No. 10741, a Heritage Alteration Permit be issued to permit the proposed exterior 
changes, including restoration and rehabilitation work, for Ikeda Dry Goods and construction of 
a new hotel at 3831 Moncton Street; and  

6. That a funding request in the amount of $239,610.00 be approved under the Steveston Village 
Heritage Conservation Grant Program to assist with the proposed conservation work for Ikeda 
Dry Goods at 3831 Moncton Street and disbursed in accordance with Council Policy 5900. 
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Executive Summary 
A Heritage Revitalization Agreement and Heritage Alteration Permit at 3831 Moncton Street are 
proposed to support the conservation of a protected heritage building, Ikeda Dry Goods, located 
in the Steveston Village Heritage Conservation Area, and permit the construction of a new three-
storey hotel building at the rear of the property. A concurrent amendment to the OCP (Steveston 
Area Plan) is also required to permit consideration of three storeys on the rear portion of the 
property.   
 
The proposal includes the owner’s obligations to retain and rehabilitate the Ikeda Dry Goods 
building, including restoration of the storefront, structural repair, and the preservation and 
restoration of other character-defining elements, together with the construction of a new three 
storey building at the rear of the site. The heritage building and the new three storey building are 
proposed to be used for a 10-suite hotel and associated management and operational uses, and a 
retail unit fronting Moncton Street. 
 
The applicant has also requested a grant from the Steveston Village Heritage Conservation Grant 
Program of $239,610.00 to assist with the costs of the heritage conservation work.  
 
The proposal is consistent with the objectives of the City’s OCP (Steveston Area Plan) and 
Steveston Village Conservation Strategy and supports heritage conservation while allowing 
compatible new development on the site.  
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Staff Report 

Origin 

1359161 BC Ltd. (Directors: Boxue Zheng and Yilin Zhang) has applied to the City of Richmond to 
enter into a Heritage Revitalization Agreement (HRA) with the City and a Heritage Alteration 
Permit (HAP) to restore and rehabilitate a protected heritage building known as Ikeda Dry Goods 
and construct a hotel at the rear of the property at 3831 Moncton Street. A location map and an 
aerial photo are included in Attachment 1. 
 
Highlights of the proposed development include: 

• The retention and rehabilitation of the existing heritage building for retail and hotel use, 
including restoration of the storefront windows and door, structural repair, installation of 
cedar shingle roofing, the preservation and restoration of other character-defining elements 
and painting in an historical colour palette; and 

• Construction of a new three-storey, 12 m (39 ft.) tall, hotel building with eight sleeping 
rooms north of the existing heritage building, with an additional two hotel rooms within the 
heritage building. 

 
A concurrent amendment to the Richmond Official Community Plan Bylaw 7100 (Steveston Area 
Plan) is proposed to facilitate the proposed development and permit an increase in height from two-
storeys to three-storeys at the rear of the subject property where the development purposes long-term 
conservation and protection of the heritage building.  
 
The applicant has also applied to receive a grant in the amount of $239,610.00 through the 
Steveston Village Heritage Conservation Grant Program for the proposed conservation work.  

Findings of Fact 

A Development Application Data Sheet providing details about the development proposal is 
included in Attachment 2.  

Existing Site Condition and Surrounding Development 
The subject site is located on the northeast corner of Moncton Street and 1st Avenue and is one of 
the 17 protected heritage buildings in the Steveston Village Heritage Conservation Area. It contains 
a one-storey commercial building known as Ikeda Dry Goods (previously known as Ray’s 
Drygoods/Budget Appliances). The site is zoned “Steveston Commercial (CS2)”, which permits a 
range of uses including hotel and retail. 
 
Development surrounding the subject site is as follows: 

To the North:  A vacant site at 12080 1st Avenue zoned “Steveston Commercial (CS3)” and 
designated in the Steveston Area Plan for a mix of commercial and residential uses 
up to three storeys. A previous Development Permit and HAP (DP 18-797026 and 
HA 18-797029) for a three-storey commercial and residential development were 
issued by Council in 2019. 
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To the South:  Across Moncton Street, two one-storey, non-heritage commercial buildings at 3760 
and 3800 Moncton Street zoned “Steveston Commercial (CS2)” and designated in 
the Steveston Area Plan for a mix of commercial and residential uses up to two 
storeys. 

To the East:  A one and one-half storey, non-heritage commercial building at 3851 Moncton 
Street, zoned “Steveston Commercial (CS2)”. Further to the east are two protected 
heritage properties known as the Independent Meat Market at 3871 Moncton Street 
and Tasaka Barbershop at 3891 Moncton Street. Both properties are zoned 
“Steveston Commercial (CS2)” and designated for a mix of commercial and 
residential uses up to two storeys. An HAP was approved for minor exterior 
alterations for a childcare at 3871 Moncton Street in June 2026 (HA 26-034534).  
Active applications for an HRA and HAP (HRA 25-020157, HA 25-020154) for the 
property at 3891 Moncton Street to conserve the Tasaka Barbershop and add a 
second storey on the rear portion of the building to expand space for the existing 
business will be advanced to Planning Committee for consideration upon completion 
of the technical review process. 

To the West:  Across 1st Avenue, the Steveston Museum (Northern Bank building) and Japanese 
Fishermen’s Benevolent Society building at 3811 Moncton Street, zoned “Steveston 
Commercial (CS2)” and designated for a mix of commercial and residential uses up 
to two storeys. The property is City-owned, and both buildings are protected heritage 
resources. 

Existing Legal Encumbrances 
A restrictive covenant is registered on Title to allow an encroachment of the existing canopy onto 
City property. The existing building is proposed to be restored and rehabilitated including new 
awnings along Moncton Street and 1st Avenue. The applicant will be required to discharge the 
encroachment covenant when the existing canopy has been removed and enter into a new licence 
agreement for the proposed new awnings and any other encroachments prior to the issuance of a 
Building Permit (BP). The new awnings are proposed to encroach approximately 1.22 m (4 ft.) over 
the City sidewalks along the width of the frontage on Moncton Street and of the first floor frontage 
of the new hotel on 1st Avenue and provide weather protection.  

Related Policies & Studies 

Official Community Plan & Steveston Area Plan 
The City’s OCP provides citywide direction and policy to preserve, promote and celebrate 
community heritage and offer incentives such as a variance to the applicable regulations where 
appropriate to private owners for conservation of heritage resources. The subject site is designated 
“Local Villages – Tier 1” in the OCP and “Heritage Mixed-Use (Commercial-Industrial with 
Residential & Office Above)” in the Steveston Area Plan.    
 
The Steveston Village Land Use Density and Building Height Map (Attachment 3) in the Steveston 
Area Plan allows for maximum Floor Area Ratio (FAR) of 1.2, and maximum building height of     
9 m (29.5 ft.) and two storeys along Moncton Street. The maximum height can be increased where 
needed to improve the interface with adjacent existing buildings and streetscape but may not exceed 
the maximum storeys.  
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The proposed development is consistent with the land use designations and objectives in the OCP 
and the Steveston Area Plan, except for the maximum number of storeys. The proposed OCP 
amendment and variance to the height and number of storeys regulations in the Zoning Bylaw are 
discussed in detail in the “Analysis” section of this report.  

Steveston Village Heritage Conservation Area 
Steveston Village is designated as a Heritage Conservation Area (HCA) in the Steveston Area 
Plan. In the HCA, 17 buildings and some landscape features are identified as heritage resources to 
be protected. Ikeda Dry Goods is one of the 17 protected heritage buildings. The Steveston Area 
Plan includes policies to conserve identified heritage resources within the Steveston Village Node 
and provide incentives to the private sector to conserve buildings and sites designated as having 
significant heritage value in Steveston Village. Securing the conservation of the Ikeda Dry Goods 
building through a Heritage Revitalization Agreement (HRA) is consistent with the intent of the 
Steveston Village HCA. 
 
An HAP is required for alterations to protected heritage properties within the HCA in accordance 
with the Local Government Act (Part 15) and the City’s Heritage Procedures Bylaw No. 8400 to 
help retain the heritage values and special heritage character of Steveston Village.    
 
Proposed alterations for protected heritage properties and new development should be in keeping 
with the history and heritage character of the building and be guided by the Steveston Village 
Conservation Strategy (2009), the applicable Development Permit Guidelines, and the Standards 
and Guidelines for the Conservation of Historic Places in Canada. 

More information about the HRA and associated HAP are provided in the “Analysis” section of this 
report.    

The Steveston Village Heritage Conservation Grant Program  
The Steveston Village Heritage Conservation Grant Program was established in 2009 to provide 
financial assistance to property owners for the exterior conservation of the 17 identified heritage 
properties in the HCA. Council Policy 5900 (Attachment 4) is summarized below:  

• The maximum conservation project grant amount per identified heritage resource is 
$150,000.00; 

• The grant may not exceed 50 per cent of the total cost of eligible expenses;  

• Eligible expenses include façade restoration or rehabilitation to enhance the historic 
appearance and convey the heritage significance of the building, and repair or restoration of 
the character-defining elements such as wood windows or original cladding;  

• An additional maximum conservation project grant of $100,000.00 per identified heritage 
building, with private matching funding, may be considered by Council to achieve 
exceptional heritage conservation.  

 
The current balance of the Grant Program account is $1,010,930.65 as of May 31, 2026. A grant of 
$100,000.00 has been approved by Council but not yet disbursed for conservation work at 
3711/3731 Chatham Street (Steveston Methodist Church), leaving an available balance of 
$910,930.65. 
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The grant request for $239,610.00 for conservation of Ikeda Dry Goods is consistent with the 
policy. More information regarding the funding request is provided in the “Analysis” section of this 
report.  

Floodplain Management Implementation Strategy 
The proposed redevelopment must meet the requirements of the Richmond Flood Plain Designation 
and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is required prior to 
final adoption of the HRA bylaw. 

Public Consultation 

In accordance with the City’s Early Public Notification Policy No. 1316, notice of the development 
proposal was provided to residents within 100 metres of the subject site. An HRA notification sign 
has been installed on the subject property.  

In addition, the project architect provided a presentation to Steveston 20/20 on September 19, 2024.  
The applicant has provided correspondence from Steveston 20/20 indicating that they are generally 
supportive of the proposed development (Attachment 5).   

Staff have received correspondence from three members of the public in response to the early public 
notification or placement of the notification signs on the property. The correspondence is included 
in Attachment 6. Two emails were received expressing opposition to the application. One noted that 
a new hotel would not be needed in the area and they would like to see more amenities and 
businesses that build and strengthen the Steveston Community. She also expressed concerns 
regarding parking issues in Steveston. Another was in favour of the revitalization of the heritage 
property but did not think that a hotel building would fit in the historic character of 1st Avenue.  
She also expressed concerns regarding parking, waste management and management of the hotel 
business. In response, staff provided information about the proposal including that hotel use is 
permitted by the current zoning for the property, measures proposed to address parking needs and 
how the design has been developed consistent with policies and guidelines for Steveston Village. 

Another community member noted that the gable extension at the rear was part of the original 
building, and retaining the extension would be respectful to the Japanese Canadian families who 
used to live there. In response to this comment, the applicant’s heritage consultant and staff further 
investigated the early history of the property and confirmed that the gable extension at the rear of 
the building was constructed prior to 1936 and has heritage significance. The applicant has revised 
the proposal to retain the gable extension.  

Should the Planning Committee endorse the application and Council grant first reading to the OCP 
amendment and HRA bylaws, the bylaws will be forwarded to a Public Hearing, where any area 
resident or interested party will have an opportunity to comment. Public notification for the Public 
Hearing will be provided as per the Local Government Act and the City’s Heritage Procedures 
Bylaw No. 8400. 

Staff have reviewed the proposed OCP amendment, with respect to the Local Government Act and 
the City’s OCP Consultation Policy No. 5043 requirements and recommend that this report does not 
require referral to external stakeholders. The OCP Consultation Summary is in Attachment 7. 
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Richmond Heritage Commission 

The subject applications were reviewed by the Richmond Heritage Commission (RHC) on 
November 12, 2025. They supported the applications subject to the applicant responding to the 
comments provided by the Commission. The Commission also supported the grant request for 
exceptional heritage conservation, subject to changes to include commemorative interpretation, 
further consideration of signage design and the use of historically appropriate roofing material. 
 
An excerpt from the RHC meeting minutes is included in Attachment 8. 
 
In response to the Commission’s comments, the applicant has made adjustments to the proposal, 
including to the awning, wood columns and cornice design of the new hotel building, to design of 
the gate and courtyard including adding a larger tree, and to exterior lighting of signage areas. The 
roof is proposed to be clad in cedar shingles as suggested by the Commission and an interpretive 
sign will be designed and installed to share the history of the property. The applicant has considered 
the Commission’s comment regarding restoration of historic signage. After further research of 
historical signage on the heritage building and Moncton Street, and the business needs of the retail 
unit and hotel, the applicant has retained the proposed traditional and simple wood lettering format 
which will be in keeping with the history and restored heritage character of the building, and meets 
the signage design guidelines in the Steveston Area Plan.  

Analysis 

Site History and Heritage Value 
The subject site was occupied by tenement buildings for cannery workers from the 1890s and 
onwards. The current Ikeda Dry Goods building was constructed in 1924 by Teruhiko Ikeda, who 
was a skipper and a fish packer. An extension at the rear was added by the early 1930s. Historic 
records indicate that the building was a one-storey building containing six rooms and a dry goods 
store. The store and four rooms were rented to Mr. Ikeda’s sister, Toshiko Miyashita, a dressmaker, 
her husband Shizuma and their four children. The building served as both a residence and 
commercial premises during the 1930s and 1940s until the forced internment of Japanese Canadians 
in 1942. Ray Kerfoot acquired the property in the mid-1940s and operated a dry goods business 
until around 1960. In the late 1970s, it became Budget Appliances, and the flat-roof rear addition 
was constructed in the 1980s. The store closed in 2021. 
 
The heritage value of Ikeda Dry Goods lies in its expression of the early twentieth century 
commercial development pattern in Steveston reflecting its growth as Richmond’s primary service 
centre. It also lies in its association with the Ikeda and Miyashita families, Steveston as one of the 
most important Japanese Canadian communities in BC, and the businesses that prospered over 
several decades until the forced internment. It is also significant for its association with the Kerfoot 
family who ran Ray’s Drygoods, an example of the small, locally based businesses that were 
common to Steveston’s economy. The building is also valued as a good example of a vernacular 
commercial structure with a full-width storefront and a boomtown false front parapet.  
 
The character-defining elements of Ikeda Dry Goods include its height, scale and massing typical of 
the streetscape, its orientation and relationship to Moncton Street, its continuous commercial use, 
the vernacular commercial design elements that include the building’s front gable roof and 
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distinctive stepped parapet false front, its gabled rear addition, large storefront window openings 
and entry door, horizontal wood siding including original drop cove siding on the rear gable and the 
chimney.  
 
More detailed information about the history, heritage value and character-defining elements of 
Ikeda Dry Goods can be found in the Statement of Significance and historical information provided 
in the Heritage Conservation Plan, which is included in the HRA Bylaw 10741 (Schedule A 
attached to this report).  

Conservation of Ikeda Dry Goods  
The current owner purchased the property in 2022. Some essential structural upgrades, including 
seismic strengthening and interior renovation have been completed, and the heritage building is 
currently being used as a jewelry store. Retail use fronting Moncton Street is proposed to continue 
while two hotel rooms will also be included within the heritage building. 

In-depth planning for the exterior heritage conservation of the building has been undertaken, 
following the conservation decision-making process set out in the Standards and Guidelines for the 
Conservation of Historic Places in Canada.  Historical research and on-site examination of the 
property to understand the history, heritage value and character-defining elements have been 
followed by detailed heritage planning for how these will be conserved and enhanced through the 
use, restoration and rehabilitation of the property. This is summarized in the Heritage Conservation 
Plan and reflected in the detailed architectural drawings, both included in the proposed HRA.   
 
The conservation strategy proposes the preservation and rehabilitation of the character-defining 
elements of the heritage building, including restoration of the storefront facing Moncton Street, to 
achieve extensive restoration of the building exterior to its appearance in approximately 1950. This 
will connect to both the original period of significance and the construction, ownership and 
operation by the Ikeda and Miyashita families, and to the later business of Ray’s Dry Goods.   
 
New development on the site is proposed to be fully detached from the heritage building, in the 
form of a separate building and landscaped courtyard at the rear of the property. This will enable the 
historical integrity of the heritage building to be fully retained and restored, including its form and 
massing, and will support the retention and restoration of the north wall and original siding. 
 
The proposed conservation work includes: 

• Preserve the original form, scale and massing including the ca. 1930 rear extension and 
demolish the unsympathetic flat roof addition built in the 1980s;   

• Restore the storefront windows and recessed entry door (same proportions, materials and 
divisions as seen in photographs dating to the 1940s and early 1950s); 

• Reconstruct the east wall that is severely deteriorated;  

• Replace existing asphalt shingle roofing with historically appropriate cedar shingles; 

• Preserve and restore the north wall drop cove siding; 

• Preserve and repair exterior woodwork, with replacement of any components only where not 
repairable;  
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• Rehabilitate and repair fenestration (install period-appropriate windows and doors on the 
west and north sides including two new windows set within existing frames which are 
currently concealed);  

• Remove the full-width canopy on the front facade and install a new fabric awning for 
weather protection, and provide business signage in a format consistent with the design and 
materials of the façade and with the signage guidelines in the Steveston Area Plan;  

• Retain and repair the face of the parapet, with restoration of wood cladding to match 
existing profile where damaged or deteriorated;  

• Replace the existing concrete block chimney with a restored chimney using red brick as a 
period appropriate material; and  

• Restore a finish, hue and placement of colours that is historically appropriate.  
 
Further examination will be conducted to identify the original paint colours of the building and 
otherwise confirm a period-appropriate heritage colour scheme. Prior to painting the exterior of the 
building, the applicant is required to submit detailed information about the result of the paint 
sampling analysis and recommended colour scheme for both buildings to the Director of 
Development for review and approval, as required by the HAP.  
 
A heritage interpretation panel will be developed and installed to share the history and significance 
of the heritage building to Steveston Village. This is proposed to be a free-standing format, located 
on the property, facing 1st Avenue. Content, design and materials are to be provided to the Director 
of Development for review and approval prior to installation. The maintenance of the panel, 
including future updating of information if needed, will be required through a covenant registered 
on Title. 

The Standards and Guidelines for the Conservation of Historic Places in Canada 
The Standards and Guidelines for the Conservation of Historic Places in Canada (2nd edition, 2010, 
Parks Canada), pan-Canadian best-practice principles and guidance, is used as a guide in managing 
the protected heritage resources in Steveston Village. The Standards and Guidelines define 
conservation as “all actions or processes aimed at safeguarding the character-defining elements of 
an historic place to retain its heritage value and extend its physical life. This may involve 
Preservation, Rehabilitation, Restoration, or a combination of these actions or processes.”   

The proposed alterations to the Ikeda Dry Goods heritage building are consistent with the Standards 
and Guidelines for the Conservation of Historic Places in Canada, as they support:  

• Continued retail and commercial use of the building, compatible with its conservation; 

• A conservation approach that preserves, restores or rehabilitates the character-defining 
elements and historic materials; 

• New development that is compatible with and enhances the heritage values and character-
defining elements of Ikeda Dry Goods, including through:   

o Design of the new detached hotel building to be visually compatible with, 
subordinate to and distinguishable from the heritage building, and that retains the 
integrity of the heritage building if the new addition is removed in future; and 
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o Removal of a later addition and the creation of a landscaped courtyard that enhances 
appreciation of the historical form, massing and materials of the original building. 

 
Once implemented, ongoing maintenance of the heritage building will be a requirement of the 
HRA, consistent with the long-term sustainability of heritage places. 
 
Proposed Hotel 
Hotel use is permitted in the zoning for the subject site. The proposed new hotel building is three 
storeys, and approximately 12 m (39.3 ft.) tall, and consists of a lobby on the main floor and eight 
hotel rooms on the second and third floors. A garbage and recycling room is proposed on the main 
floor at the northeast corner of the site. The proposed building is detached from the heritage 
building and a landscaped courtyard is proposed between the heritage building and the proposed 
building.   

The proposed building design is compatible with the humble and unpretentious character of Ikeda 
Dry Goods yet visually distinguishable. The proposed building is sited tight to 1st Avenue, 
contributing to a continuous street wall and enhancing the pedestrian-oriented streetscape.  The 
proposed cladding material is fibre cement board (Hardie siding) with 4” exposure, and the 
proposed windows on the 1st Avenue façade respect the historic rhythm including a consistent sill 
height. The hotel fascia sign facing 1st Avenue will be illuminated by exterior lighting. The 
proposed wood fascia sign and the cornice level sign facing Moncton Street respect the overall 
heritage character and are consistent with the signage guidelines in the Steveston Area Plan.  

The proposed development meets the loading and bicycle parking requirements in the Zoning 
Bylaw 8500. There is an existing on-street loading space on Moncton Street. No on-site parking will 
be provided due to the site’s spatial constraints including its corner location with two street 
frontages and no lane access. Six Class 2 bicycle parking spaces will be provided on-site near the 
hotel entrance, and two Class 1 bicycle parking spaces will be provided on the main floor of the 
new hotel.  

Landscaping 
There are no trees on-site or within the adjacent City boulevards. The design of the landscaped 
courtyard proposed between the heritage building and the new hotel building includes a tree, 
planted area and sitting area with furniture for hotel guests. The proposed courtyard is consistent 
with the Steveston Area Plan guideline that encourages a network of narrow, open-air, pedestrian 
arcades and courtyards linking public streets and lanes, as well as providing access to residential 
and non-residential uses situated above grade. A landscape security of $48,491.00 will be required 
to be provided. 

OCP Amendment  
The proposed amendment is to allow that an increase of the maximum building storeys to three 
storeys on the rear portion of the subject property behind the heritage building may be considered 
where appropriate for the purpose of the long-term conservation and protection of the heritage 
building.   
 
The intent of the current two-storey height limitation is to ensure the size, scale and height of 
buildings are compatible with the existing historic character of Moncton Street. Ikeda Dry Goods is 
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a one-storey building which sits tight to the street property lines and occupies approximately half of 
the site area. No change in height along the Moncton Street frontage is proposed. Additional 
development to three storeys is proposed on the rear portion of the property only, separated from the 
heritage building by a landscaped courtyard. Allowing three storeys on the rear of the property 
would not alter the character of the Moncton Street streetscape as the heritage building will be 
retained. The proposed amendment would allow flexibility in considering redevelopment of the 
property while encouraging restoration and rehabilitation of the heritage building.  

Heritage Revitalization Agreement and Variances  
An HRA is proposed to secure the preservation and rehabilitation of the Ikeda Dry Goods heritage 
building while enabling additional development on the property that is consistent with its 
conservation and the land use designation of the property. An HRA is a flexible tool available under 
the provincial Local Government Act to enable a municipality to enter into a formal legal agreement 
with a property owner (by bylaw) on a site-specific basis to provide non-financial incentives in 
exchange for conservation and protection of heritage property. The agreement is written to suit 
unique properties and situations and does not set precedence. The terms of the agreement supersede 
zoning regulations and may vary land use, density, siting, parking and other regulations.  
 
The subject property is currently zoned “Steveston Commercial (CS2)”, which includes hotel as a 
permitted use and allows a maximum Floor Area Ratio (FAR) of 1.0 and maximum height of 9 m 
(29.5 ft.) and two storeys.  
 
The HRA includes the owner’s obligations as follows: 

• Preserve and rehabilitate the exterior of the heritage building; 

• Complete the exterior conservation of the heritage building prior to occupancy of the hotel;  

• Maintain the oversight of the conservation work by the heritage consultant throughout the 
construction process; and 

• Protect and maintain the heritage building in good condition. 
 
In exchange for the significant investment in conservation work and the ongoing protection and 
maintenance of the property, the proposed HRA includes the following zoning relaxations as 
development incentives to enable redevelopment of the site:  

• Increase the permitted density from 1.0 to 1.2 FAR, which is consistent with the maximum 
density permitted in the Steveston Area Plan for the subject site. The garbage and recycling, 
electrical and mechanical rooms are excluded from the density calculation.  

• Increase the maximum height of the building from 9 m (29.5 ft.) to 12 m (39.3 ft.) and 
number of storeys from two to three storeys. The neighbouring property to the north is 
zoned “Steveston Commercial (CS3)”, which allows for a maximum 12 m (39.3 ft.), three-
storey building. Allowing the proposed 12 m, three-storey building at the rear of the subject 
property provides an appropriate interface and helps achieve the density permitted on this 
property in the Steveston Area Plan without compromising the heritage conservation 
objectives.  
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• Permit the required vehicle parking to be provided off-site. No on-site parking spaces are
proposed; however, the HRA requires the applicant to secure six off-site parking stalls
within 150 m of the site (or other location as otherwise agreed to by the Director of
Transportation).
One of the objectives in the Steveston Area Plan is to consider parking reduction
opportunities to help achieve the City’s heritage conservation and management goals in the
Steveston Village HCA. Typically, a 33 per cent reduction from applicable Zoning Bylaw
commercial parking requirements can be considered for new developments. Allowing the
required parking to be secured off-site is proposed to ensure long-term conservation of the
heritage building and facilitate the development.

The six required parking stalls is inclusive of the 33 per cent reduction.  Following adoption
of the HRA and prior to issuance of the building permit, the owner will be required to enter
into a legal agreement, registered on Title, requiring the provision of the off-site parking
spaces prior to occupancy of the hotel, for the duration of the hotel operation. The parking
spaces are proposed to be secured where there is currently parking available for lease and in
excess of requirements for the leasing site. The applicant has identified available parking at
a property on Bayview Street and which availability will be reconfirmed prior to building
permit issuance. The applicant has also proposed Traffic Demand Management (TDM)
measures, which include increased on-site bicycle parking and transit passes for up to three
employees for a period of two-years. Legal agreements will be required to be registered on
Title following adoption of the HRA to ensure these TDM measures are provided. Also,
with the removal of the driveway access, two additional on-street parking spaces on 1st
Avenue will be added and installed as part of the required off-site frontage works.

Heritage Alteration Permit 
In accordance with the Heritage Procedures Bylaw, an HAP is required to facilitate the development 
and make exterior alterations to the protected heritage property. An HAP is being processed 
concurrently with the HRA, to be issued following adoption of the HRA Bylaw.   

Site Servicing and Frontage Improvements 
To be addressed as part of the building permit process, the construction of site servicing and off-site 
frontage works will be completed through a City Work Order. These include but are not limited to: 

• Installation of new water, storm water and sanitary connections;

• Removal of the existing driveway let-down along 1st Avenue and the construction of a
minimum 1.8 m wide sidewalk to meet the existing sidewalk to the north and south; and

• Installation of two new on-street angled parking stalls on 1st Avenue, including signage, line
painting and wheel stops.

Steveston Village Heritage Conservation Grant Application  
The owner has requested a Conservation Project Grant of $239,610.00 to partially assist with the 
considerable costs of the conservation work. The letter from the heritage consultant outlining the 
proposal and estimated costs is included in Attachment 9. The cost estimate for the eligible work 
is $479,220.00 and the requested grant amount is $239,610.00, which does not exceed 50 per cent  
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of the eligible costs. The request includes a $150,000.00 Heritage Conservation Grant and an 
additional $89,610.00 for exceptional heritage conservation. 

If Council approves the grant application, the work must be completed before the heritage 
conservation grant is issued. As noted in Council Policy 5900, the owner will be required to submit 
a letter and paid bills confirming the actual cost of the completed work, as well as a project 
completion report demonstrating that the work was completed in accordance with the approved 
plans.  

Policy 5900 defines exceptional heritage conservation as a complete and comprehensive restoration 
of a building including the façade(s) (where not already completed), and that would greatly enhance 
the historic appearance of the building and the heritage value and heritage character of the Steveston 
Village HCA. As the proposed work addresses a comprehensive restoration and rehabilitation of the 
building exterior including the main storefront façade, rear façade coved wood siding, and cedar 
shingle roofing, the project is proposed as eligible for the additional grant for exceptional heritage 
conservation. 

The Steveston Village Heritage Conservation Grant Program provides financial assistance to 
property owners, on a cost-sharing basis, for conserving the exterior of the 17 protected heritage 
buildings in the HCA, recognizing that the historic buildings make a significant contribution to the 
heritage character of Steveston Village. Each of the buildings is unique and has differing 
conservation needs. Providing financial incentive through a grant for the conservation of Ikeda Dry 
Goods would assist with the substantial investment required to achieve a restored exterior and 
structural stability for the long term.   

Budgetary Implications 

The application results in an insignificant Operational Budget Impact (OBI) for off-site City 
infrastructure (such as roadworks, waterworks, storm sewers, sanitary sewers, streetlights, street 
trees and traffic signals).  

Funding for the $239,610.00 grant request is available in the Steveston Village Heritage 
Conservation Grant Program fund (Heritage Trust account).  

Conclusion 

The application is for the City of Richmond to enter into an HRA with the property owner, 1359161 
BC Ltd. at 3831 Moncton Street to restore and rehabilitate the protected heritage building known as 
Ikeda Dry Goods and permit the construction of a hotel at the rear of the site. An HAP is also 
required to allow the exterior changes to the protected heritage property and construction of the new 
hotel building. The proposed development requires an amendment to the Steveston Area Plan to 
allow the increased height of the new building to three storeys (limited to the rear portion of the site 
only).  

The proposed density is consistent with the OCP and Steveston Area Plan designation, and the 
proposed parking reduction and increase to height and number of storeys can be supported for the 
purpose of conservation of the heritage building.  
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The HRA is contained in Schedule A to Bylaw No. 10741, and the terms have been agreed to by the 
property owner. 

The applicant has also applied for a grant to assist with the cost of the proposed restoration and 
rehabilitation of the Ikeda Dry Goods heritage building.  

It is recommended that: 

• OCP Amendment Bylaw No. 10769 be introduced and given first reading;

• Heritage Revitalization Agreement Bylaw No. 10741 be introduced and given first reading;

• The Heritage Alteration Permit be issued once the HRA Bylaw is adopted; and

• The Grant request be approved.

Respectfully submitted, 

Joshua Reis, Development Applications 

Report Contributors 
This report was prepared by Judith Mosley, Heritage Planner and Minhee Park, Planner 3 and 
reviewed by the Policy Planning, Finance and Transportation Departments. 

Att.  1: Location Map and Aerial Photo 
2: Development Application Data Sheet 
3: Steveston Village Land Use Density and Building Height Map 
4: Council Policy 5900 
5: Correspondence between the Applicant and Steveston 20/20 
6: Public Comments 
7: OCP Consultation Summary  
8: Richmond Heritage Commission Meeting Minutes 
9: Letter and Cost Estimate 
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Development Application Data Sheet 
Development Applications Department 

 
HRA 23-016568 Attachment 2 

Address: 3831 Moncton Street 

Applicant: 1359161 B.C. Ltd. 

Planning Area(s): Steveston 
   

 Existing Proposed 
Owner: 1359161 B.C. Ltd. No Change 

Site Size (m2): 409 m2 (4,402 ft2) No Change 

Land Uses: Commercial No Change 

OCP Designation: Local Villages – Tier 1 No Change 

Area Plan Designation: Heritage Mixed Use No Change 

Zoning: Steveston Commercial (CS2) No Change 

 
 Bylaw Requirement Proposed Variance 

Floor Area Ratio: 1.0 1.2 Varied through 
HRA 

Lot Coverage (% of lot area): 100% 80.5% none 

Setbacks (m): No front, side and rear 
yard setback 

No front, side and rear 
yard setback none 

Height (m): 9 m (29.5 ft.) 
2 storeys 

11.8 m (38.7 ft.) 
3 storeys 

Varied through 
HRA 

Off-street Parking Spaces: 9 parking spaces 
(5 hotel, 4 retail) 

0 
(6 off-site parking 

spaces to be secured) 

Varied through 
HRA 

Class 1 Bicycle Parking Spaces 2 6 none 

Class 2 Bicycle Parking Spaces 2 2 none 
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Maximum

 

FAR
Maximum  

Storeys

 

Maximum
Building Height

Core Area, generally 1.6 3 12 m *

Moncton Street ** 1.2 2   9 m *
Riverfront Area 1.2 2 20 m GSC ***

    * 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 for buildings along the north side of Bayview Street shall    
Include two storeys over a parkade structure. 

*** Maximum building height may not exceed the height of the Gulf of Georgia Cannery, which 
is approximately 22 metres GSC.

South Arm Fraser River

Cannery Channel
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Riverfront
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Core Area, Bayview Street (North) 1.2 3** Varies due to grade elevation
difference north of Bayview Street

A density bonus 
approach will apply 
to new development 
that satisfies the 
requirements of the 
OCP market rental 
housing density 
bonus provisions.  
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Maximum
FAR

Maximum  
Storeys

Maximum
Building Height

Core Area, generally 1.6 3

 

12 m *

Moncton Street **

 

1.2 2

 

  9 m *

  

Riverfront Area
 

1.2 2
 

9 m  ***
 

 * 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 for buildings along the north side of Bayview Street shall    
 Include two storeys over a parkade structure. 

*** Maximum building height along the south side of Bayview Street shall not exceed two  
storeys above finished site grade.
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Policy Manual 

Page 1 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900 
Adopted by Council: April 27, 2009 
Amended by Council: November 13, 2018 
Amended by Council: January 27, 2025 

Planning & Development Division 
7965383 

POLICY 5900: 
It is Council policy that: 
The Steveston Village Heritage Conservation Grant (SVHCG) Program is established to provide 
financial assistance to property owners—on a cost share basis—for conserving the exterior of 
17 heritage buildings in the Steveston Village Heritage Conservation Area, as identified in the 
Steveston Area Plan.  

The 17 identified heritage buildings make a significant contribution to the heritage character of 
Steveston Village. The intent of the program is to help conserve the exterior of these significant 
buildings and support their continued legacy for future generations. 

1. Program Funding Sources
The source of funds for the SVHCG Program includes:

• Voluntary cash contributions, as set out in the Steveston Area Plan;

• Senior government and Non-Governmental Organization grants; and

• Other private donations.

2. Funding Categories
The SVHCG Program provides funding opportunities through two different categories:

• Planning Project Grants for engaging a heritage consultant and developing
necessary planning documents for heritage conservation;

• Conservation Project Grants for physical conservation work.

3. Eligible Expenses and Grant Amounts

Planning Project Grants 

• Eligible expenses include consulting fees to develop Statements of Significance,
Heritage Conservation Plans, building condition assessment reports, architectural
plans, and any other types of planning studies that support heritage conservation, at
the discretion of the Director of Policy Planning.

• Maximum grant of $10,000 per identified heritage building. The grant may cover
100% of the total cost of eligible expenses.

• As heritage conservation may occur in stages, an owner/developer may apply more
than once; however, the total grant amount per identified heritage building is limited
to $10,000 for Planning Project Grants.

ATTACHMENT 4
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Policy Manual 

Page 2 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900 
Adopted by Council: April 27, 2009 
Amended by Council: November 13, 2018 
Amended by Council: January 27, 2025 

Planning & Development Division 
7965383 

Conservation Project Grants 

• Eligible expenses are limited to works related to the exterior conservation of the
identified heritage buildings. These include, but are not limited to, the following:
- Façade restoration or rehabilitation to enhance the historic appearance and

convey the heritage significance of the building;
- Repair or restoration of the character-defining elements such as wood windows

or original cladding;
- Reconstruction of lost heritage elements such as front porches or exterior trims;
- Roof repair or replacement; and
- Structural upgrades, including seismic upgrades, and stabilization work (e.g. new

foundations) to extend the physical life of the building.

• Ineligible expenses include, but are not limited to, the following:
- General on-going maintenance work (e.g. gutter cleaning);
- Renovation or replacement of non-historic elements of the building;
- New additions and/or construction of accessory buildings;
- Interior works; and
- Any other work deemed to be inappropriate at the discretion of the Director of

Policy Planning.

• Maximum grant of $150,000 per identified heritage building. The grant may not
exceed 50% of the total cost of eligible expenses (i.e. only projects with eligible
expenses of $300,000 or more would be able to apply for the maximum amount).

• An additional maximum grant of $100,000 per identified heritage building may be
considered by Council to achieve exceptional heritage conservation. Exceptional
heritage conservation means a complete and comprehensive restoration of a
building including the façade(s) (where not already completed), in the opinion of the
Director of Policy Planning and a retained heritage consultant, and that would greatly
enhance the historic appearance of the building and the heritage value and heritage
character of the Steveston Village Heritage Conservation Area. The final
determination of what is exceptional will be made by Council based on the project’s
overall contribution to conserving the character of Steveston Village.

• If the registered owner of the property containing one of the identified heritage
buildings is a registered non-profit society, Council may consider providing up to 75%
of the total cost of eligible expenses.

• As heritage conservation may occur in stages, an owner/developer may apply more
than once; however, the total Conservation Project Grant amount per identified
heritage building is limited to $150,000, and for exceptional conservation projects, it
is limited to $250,000.
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Page 3 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900 

Adopted by Council: April 27, 2009 
Amended by Council: November 13, 2018 
Amended by Council: January 27, 2025 

 

Planning & Development Division 
7965383 

4. Grant Applications 
• Grant applications must be submitted in accordance with the procedures and forms 

provided by the City of Richmond. 

• If no program funds are available, no grant applications will be considered (i.e. first-
come, first-served basis). 

• A grant will not be provided where work has already been undertaken prior to the 
City’s approval. 

• Owners or developers of sites with identified heritage buildings may include public 
entities (e.g. City or other levels of government), and are eligible to apply for a grant. 

• Contributors to the SVHCG Program may apply for a grant (e.g. if the site proposed 
to be redeveloped contains one of the 17 identified heritage buildings). However, the 
required contribution must be provided to the City prior to final approval of the 
accompanying rezoning or Heritage Revitalization Agreement application.  

• Any person involved in the review and approval of SVHCG applications, including 
active members of City Council, must declare any direct or indirect benefit to 
themselves, relatives, business associates, or to anyone else that would advance 
their personal interests, and may be required to recuse themselves from such 
processes.  

• All grant applications that meet the eligibility criteria will be considered by Council. 
Council is not obligated to approve a grant or to provide the full requested amount. 
Final decision on all grant applications that meet the eligibility criteria will be made by 
Council. 

• All Planning Project Grant applications must include a letter from the property owner 
and a proposal from a qualified heritage professional or design professional outlining 
the proposed scope of work and the fees. 

• All Conservation Project Grant applications must include an acceptable Heritage 
Conservation Plan or equivalent documentation prepared by a professional heritage 
consultant. The requirement of a Heritage Conservation Plan may be waived for 
projects that are minor in scale and do not significantly affect the exterior of the 
heritage building, at the discretion of the Director of Policy Planning. 

• The Standards and Guidelines for the Conservation of Historic Places in Canada 
shall be used as a guide in determining eligible expenses. The Standards and 
Guidelines defines “conservation” as all actions or processes aimed at safeguarding 
the character-defining elements of a resource to retain its heritage value and extend 
its physical life. 
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Page 4 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900 
Adopted by Council: April 27, 2009 
Amended by Council: November 13, 2018 
Amended by Council: January 27, 2025 

Planning & Development Division 
7965383 

5. Grant Issuance
• If Council approves the application, the eligible works must be completed before the

grant is issued.

• For all Planning Project Grants, the following items must be submitted and accepted
by City staff prior to the grant’s issuance:
- A letter from the applicant/owner indicating the actual cost of the completed

consulting work and a request for payment of the grant;
- A PDF copy of the planning document(s); and
- Paid bills and/or invoices.

• For all Conservation Project Grants, the following items must be submitted and
accepted by City staff prior to the grant’s issuance:
- A letter from the applicant/owner indicating the actual cost of the completed project

accompanied by paid bills as proof and a request for payment of the grant;
- A project completion report from the project manager (e.g., independent

contractor who has completed the work) confirming that the work has been
completed in accordance with the approved plans and specifications, including a
complete list of actual improvements and installation methods. The report must
include a copy of written warranties of all applicable work; and

- Photographs of the completed project.

• The works covered by the approved Project Planning Grant must be completed
within 12 months of the date of the approval by Council. After 12 months of the date
of the approval, the grant approval will expire.

• The works covered by the approved Conservation Project Grant must be completed
within 36 months of the date of the approval by Council. After 36 months from the
date of the approval, the grant approval will expire.

• For issuance of the approved grant, the completed works must be inspected and
deemed satisfactory by the City staff.

6. Evaluation Criteria
The following considerations will form the basis for evaluation of grant applications:

• How the proposed work contributes to preserving and enhancing the overall historic
fabric and heritage value of Steveston Village;

• The level of contribution of the proposed work in conserving the heritage character
and conveying the historic significance of the building;

• How the proposed work helps extend the physical life of the building; and

• The overall quality of the submission and the applicant’s ability to carry out the project
on a reasonable time-frame at reasonable costs and secure other funding sources.
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City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click
or open attachments unless you recognize the source of this email and the content is safe.

From: Eric Law
To: Park, Minhee
Subject: 3831 Moncton Street presentation to Steveston 20/20 on September 19, 2024
Date: Friday, September 20, 2024 10:27:26 AM
Attachments: 3831_MONCTON_ST_240919-PRESENTATION-SLIDES.pdf

Hi Minhee,

For your information, I presented the development proposal to Seveston 20/20 yesterday, and they are
very supportive of the development. Please see Linda's email below for your reference. Attached is a pdf
of the slides that I presented, and they want to include the slides in their meeting minutes.

Please let me know if you have any questions.
Thanks,

Eric Law Architect AIBC, LEED AP

Eric Law Architect Inc
#216-288 West 8th Avenue, Vancouver BC V5Y1N5
t: 604-505-2099
ericlaw.architect@gmail.com
(moving to new office address after October 1: #103-4300 North Fraser Way, Burnaby BC V5J 0B3)

---------- Forwarded message ---------
From: Eric Law <ericlaw.architect@gmail.com>
Date: Fri, Sep 20, 2024 at 10:16 AM
Subject: Re: Thanks for attending - 3831 Moncton Street presentation
To: Linda Barnes <loulindy50@gmail.com>
Cc: Diane Brow <diane14248@gmail.com>

Hi Linda,

Thank you very much for arranging the meeting, and it is great to hear that the group supports this
development. Attached is a pdf of the presentation slides, please let me know if you have any questions.
Thanks again,

Eric Law Architect AIBC, LEED AP

Eric Law Architect Inc
#216-288 West 8th Avenue, Vancouver BC V5Y1N5
t: 604-505-2099
ericlaw.architect@gmail.com

On Thu, Sep 19, 2024 at 1:04 PM Linda Barnes <loulindy50@gmail.com> wrote:
Glad to finally meet you Eric.  As you heard people around the table are excited and
supportive of this development. Could you please send your presentation to Diane (copied
on this email)?  Thanks so much again.  
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Cheers
Linda Barnes
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City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not
click or open attachments unless you recognize the source of this email and the content is safe.

From: Park,Minhee
To: "andrea.k.paterson@gmail.com"
Subject: RE: Regarding HRA-23-016568 hotel application - 3831 Moncton Street
Date: Thursday, August 24, 2023 1:50:57 PM

Dear Ms. Paterson,

Thank you for your email. My name is Minhee Park and I am the planner for the Heritage
Revitalization Agreement application for the property at 3831 Moncton Street. The application is
currently under staff review. Your written submission will form part of any report to Council
regarding the application for consideration.  

The subject property is located within the Steveston Village Heritage Conservation Area (SVHCA),
and the building located on the property is one of the identified heritage properties in the SVHCA.
The heritage building is known as Ray’s Drygoods, constructed in 1912, and is valued as an
expression of the early commercial development pattern on Moncton Street. The proposed
development is to retain and restore/rehabilitate the original portion of the heritage building,
remove the existing addition at the rear and construct a new two-storey addition for a 10-room
hotel. The current proposal includes retail space fronting onto Moncton Street.

Please feel free to contact me if you would like to learn more about the application. Thank you.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Andrea Paterson <andrea.k.paterson@gmail.com> 
Sent: August 23, 2023 12:54 PM
To: MayorandCouncillors <MayorandCouncillors@richmond.ca>
Subject: Regarding HRA-23-016568 hotel application

Dear Mayor and Councillors,

I am writing to oppose the current application to convert 3831 Moncton Street into a 10 room
hotel. We already have the Steveston Hotel above the Buck and Ear pub, and the new
Waterfront Hotel opening soon at Imperial Landing in Steveston, with a large number of
rooms. I don't see how we need a third hotel in the area or how the current level of tourism
will sustain it. Neighborhoods are already full of Air BNB rentals as well. What we really
need are amenities and businesses that build and strengthen the Steveston community. For
instance, we no longer have a hardware store and could also desperately use a fruit and
vegetable market like Kins, or something independently owned.  I'm sure a better use could be

ATTACHMENT 6
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found for this heritage building. Parking is becoming a big issue in Steveston, which will only
get worse with the addition of two new hotels. I'm wondering if the parking infrastructure has
been considered in relation to either of these hotel projects. There have been some great
additions to Steveston recently--the new veterinarian office, the Save on Foods, the Bosleys
pet store, and the Good Co come to mind. Another hotel seems like a bad choice when we
don't even know what the impact of the Waterfront Hotel will be. I'm hoping city Council will
consider rejecting this application and working on an alternative proposal for this space. 

Thank you,

Andrea Paterson
Steveston resident
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From: Park, Minhee
To: "Nadine Jarry"
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St
Date: Friday, August 2, 2024 3:56:11 PM

Hi Nadine,

Vu has sent a building check site visit notice to the general contractors to remind them that the
sidewalk should not be blocked. If this issue still has not been resolved, please let me or Vu know. I
will also check with Vu to confirm that the issue has been resolved.

Below are my detailed responses to your questions/comments. Please feel free to call me if you
need further information or have additional questions or comments. 

· There is no lane immediately adjacent to the subject property. The traffic memo, dated May
22, 2024, prepared by a traffic consultant, notes that solid waste collection for the subject
property currently occurs on 1st Avenue. The proposed development includes a staging area
on-site along 1st Avenue, so the solid waste bins can be pulled out from the garbage and
recycling room and staged ahead of the scheduled pick up times. This is still under staff
review. I have emailed the applicant to confirm the current arrangement and see if there is
any further information that can be provided.

· Should the application move forward, transit passes and other transportation demand
management measures will be secured through a legal agreement. In addition to the on-site
parking spaces, the applicant will be required to secure three off-site parking spaces at a
nearby location through a ratified lease agreement. On-street parking in this block is for the
general public and is not reserved for any specific individual or resident. It is generally
limited to three hours during the day.

· The Steveston Area Plan includes enhanced design guidelines for Steveston Village. The
Steveston Area Plan design guidelines for the Steveston Village core area can be reviewed
here (see pages 9-27 to 9-33). As the subject property contains a protected heritage
resource, the proposed alterations should also be consistent with the “Standards and
Guidelines for the Conservation of Historic Place in Canada”, prepared by Parks Canada, and
the Steveston Village Conservation Strategy. A heritage consultant has been engaged to
guide the design process and ensure that the proposed addition does not detract from the
historic place or impair its heritage value. Once the staff review is completed, the application
will be referred to the Richmond Heritage Commission (RHC) for review and comment, and
the RHC will make a recommendations to Council. The RHC consists of six members
appointed by Council to advise Council on heritage conservation and promotion matters.
Three of the members are qualified design professionals who have demonstrated
professional experience in heritage conservation planning. If there are specific design
elements you are concerned about, please let me know, and we can review and discuss
further.

Thank you.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
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City of Richmond Security Warning: This email was sent from an external source
outside the City. Please do not click or open attachments unless you recognize the source
of this email and the content is safe.

Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Nadine Jarry <nadine_jarry@msn.com> 
Sent: July 19, 2024 11:59 AM
To: Park, Minhee <MPark@richmond.ca>
Subject: Re: Concerns with Heritage Permit Application for 3831 Moncton St

Thank you Minhee,

Hope you have an enjoyable time off next week.

Kind regards,
Nadine

From: Park, Minhee <MPark@richmond.ca>
Sent: Friday, July 19, 2024 11:14 AM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

Thanks for your email. I have forwarded your email and the photos to Vu. I will get back to you once I
hear from him.

Also, thanks for your additional comments and questions. I will look into them and will send you a
detailed response.

Please note that I will be away from the office next week and will be back in the office on July 29.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Nadine Jarry <nadine_jarry@msn.com> 
Sent: July 19, 2024 10:54 AM
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City of Richmond Security Warning: This email was sent from an external source
outside the City. Please do not click or open attachments unless you recognize the source
of this email and the content is safe.

To: Park, Minhee <MPark@richmond.ca>
Subject: Re: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Minhee,

Attaching more photos from the site yesterday. They were also parking this way with a red
pickup truck. No cones or caution tape placed, and blocks the access for strollers and
wheelchair uses because there is not enough space to maneuver around.

If you could please pass that along to Vu I would appreciate it.

Thank you,
Nadine

From: Nadine Jarry <nadine_jarry@msn.com>
Sent: Friday, July 12, 2024 1:13 PM
To: Park, Minhee <MPark@richmond.ca>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Minhee,

Thanks for passing those safety concerns along. Really appreciate that they are taking the site
safety seriously.

Thanks also for your response to the concerns around the addition of the hotel. A few further
points based on your response:

“Collection activities currently occur on 1st Avenue and there is no proposed change to
the existing arrangement.”: collection does not actually occur on 1st Ave between
Moncton and Chatham. All collection on this section of the street is done from alley
ways or driveways that are not on 1st Ave. can you clarify that “no proposed change to
the existing arrangement” means that collection will take place from a back-alley access
and not along 1st Ave between Moncton and Chatham?
“The proposed parking reduction exceeds 33% due to the site restrictions”: what
measures will be put in place to monitor whether there is compliance with offsite
parking and transit solutions, or if staff and guests use the street parking on 1st Ave?
“The purpose of the HRA application process is to review details of the proposal to
ensure that the value and character of the heritage building is conserved and enhanced,
and the proposed addition and/or changes to the property is in keeping with the heritage
character of the existing heritage building and the Steveston Village Heritage
Conservation Area.”: the current plan for the proposed addition of the hotel does not fit
the style of the Steveston Village Heritage Conservation Area. What requirements will
be requested so that any addition to be constructed at that location would reflect the
heritage aspect of Steveston Village, especially considering the heritage style of 1st Ave
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between Moncton and Chatham?

Kind regards,
Nadine  

From: Park, Minhee <MPark@richmond.ca> 
Sent: Wednesday, July 10, 2024 3:38 PM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

I spoke to Vu Tran, the building inspector for the issued Building Permit, regarding your concerns
and he conducted a site visit. He said there was no vehicle or bin blocking the sidewalk, and the City
permit was posted on-site. I hope this addresses your concerns. If you have concerns regarding any
construction activities on the subject site, please contact me so I can pass it onto the Building
Approvals staff or Vu directly at 604-276-4301.

Thanks.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Park, Minhee 
Sent: June 25, 2024 2:07 PM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

Thanks again for providing detailed comments regarding the Heritage Revitalization Agreement
(HRA) application for the property at 3831 Moncton Street. My apologies for the delay in sending
this response to you.

The application is currently under staff review. Your written submission will form part of any report
to Council regarding the application for consideration.  

The subject property is located within the Steveston Village Heritage Conservation Area (SVHCA),
and the building located on the property is one of the protected heritage properties in the SVHCA.
The heritage building, known as Ray’s Drygoods, was constructed c. 1912, and is valued as an
expression of the early commercial development pattern on Moncton Street. The proposed
development is to retain and restore/rehabilitate the original portion of the heritage building,
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remove the existing addition at the rear and construct a new detached, three-storey addition for an
eight-room hotel. The current proposal includes retail space fronting onto Moncton Street.

The property is currently zoned “Steveston Commercial (CS2)”, which allows a hotel, so the proposal
does not require rezoning. However, any exterior changes to protected heritage properties in the
SVHCA require a Heritage Alteration Permit or a HRA. A HRA is an agreement negotiated by the City
and an owner of heritage property, and it describes the duties, obligations and benefits for both
parties. The terms of the agreement may vary use, density and siting regulations, in exchange for the
conservation of the heritage building. The purpose of the HRA application process is to review details
of the proposal to ensure that the value and character of the heritage building is conserved and
enhanced, and the proposed addition and/or changes to the property is in keeping with the heritage
character of the existing heritage building and the Steveston Village Heritage Conservation Area. The
HRA also provides the function of enabling sensitive development (infill in this case) which can
leverage additional protection and rehabilitation of the heritage building on site and can offset its
upkeep as a heritage resource.

In order to retain the original heritage structure on the site while accommodating the hotel infill on
site, a parking variance would be required. In accordance with the Steveston Area Plan policies, up to
a 33% reduction from the required number of parking spaces can be considered for commercial
uses. The policy is to help achieve the City’s heritage conservation and management objectives for
the SVHCA, in recognition that Steveston Village is a complete and compact community.

The current proposal requires a variance to reduce the number of required parking spaces from nine
to three. The proposed parking reduction exceeds 33% due to the site restrictions (e.g., the one-
storey heritage building must be retained). A traffic consultant has been engaged to provide an
analysis and recommend any measures to mitigate potential impacts. The proposed measures
include securing three off-site parking stalls nearby for hotel guests, providing guest airport shuttle
services and transit passes for staff. The traffic consultant report is currently being reviewed by the
City’s Transportation Department staff. The report also includes an analysis regarding the waste
management/collection activities. The garbage and recycling room is proposed on the northeast
corner of the site.  Collection activities currently occur on 1st Avenue and there is no proposed
change to the existing arrangement.

The letter from the property owner notes that the proposed hotel is a family-owned and operated
boutique hotel. A small reception area is proposed on the main floor.

Once the initial staff review is complete, the application will be forwarded to the Richmond Heritage
Commission for review and comments. The Richmond Heritage Commission consists of six citizens,
appointed by Council, with diverse backgrounds and expertise in design/heritage conservation, to
provide advice on heritage-related matters. If supported by the Richmond Heritage Commission, the
application will be forwarded to the Planning Committee/Council with staff recommendations in a
staff report. Your correspondence will be included as an attachment. If you wish, you can also
choose to sign up to speak at the Planning Committee when it is scheduled in the coming months.
Please check back in early September to learn about the status of the application and any upcoming
public engagement opportunities.
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If you would like to review the submitted plans and obtain further information, I would be happy to
arrange a meeting at the City Hall to walk you through the proposal and answer any questions you
may have.

With regard to the current interior construction, a Building Permit was issued in April, 2024 for
interior renovation only and structural upgrades which are not part of the HRA application. The
building was vacant for several years and was deemed unsafe to occupy prior to the upgrades.
Temporary measures were undertaken in 2022 to provide structural support. The current work is to
add partition walls and restore structural beams to reinforce the structure to ensure the building is
safe to occupy and prevent further deterioration of the building. I have forwarded your email to the
Building Approvals staff to share your concerns regarding safety protocols and notices. I will get back
to you with relevant information in a separate email.

Please do not hesitate to call me if you have any questions or need further information. Thanks.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Park,Minhee 
Sent: June 6, 2024 11:12 AM
To: 'Nadine Jarry' <nadine_jarry@msn.com>
Subject: RE: Concerns with Heritage Permit Application for 3831 Moncton St

Hi Nadine,

Thanks for your email. I am writing to confirm I have received your email below. I will review and will
provide a detailed response soon.  

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Nadine Jarry <nadine_jarry@msn.com> 
Sent: June 5, 2024 1:10 PM
To: Park,Minhee <MPark@richmond.ca>
Subject: Concerns with Heritage Permit Application for 3831 Moncton St
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City of Richmond Security Warning: This email was sent from an external source
outside the City. Please do not click or open attachments unless you recognize the source
of this email and the content is safe.

Hi Minhee,

Following up on our prior discussion, I am writing in opposition of the proposed hotel that is
part of the permit application for the identified heritage resource at 3831 Moncton Street
(Ray’s Drygoods/Budget Appliances).

As a resident of Steveston Village, and specifically at 12000 First Ave, for almost 30yrs, I am
in favour of the revitalization of heritage properties and am happy that the Steveston Village
Heritage Conservation Area has been established.

The revitalization of Ray’s Drygoods/Budget Appliances will be a great project for our
avenue, which has a heritage appearance and includes a mix of commercial and residential
properties. The section of First Ave between Moncton and Chatham Streets is a relatively
quiet, one-way avenue in the heart of Steveston Village.

However, an 8-room hotel would not fit in with the look, feel, and history of the avenue.
According to the proposal, the hotel access would be on First Ave, and there is no clear plan
for parking or waste management. It is also not clear as to the property management (long-
term Airbnb style?) and if it is expected that guests will be coming and going through the day
and night. The proposed appearance of the hotel section of the development is also unsightly
and does not fit in with the character of the street.

The hotel does not have any merit to the heritage conservation area and is not part of the
historic property use at that location.

Allowing this hotel to be part of the development would go against the revitalization of
heritage in Steveston Village.

If you could please send me further information regarding this proposal and keep me informed
on key dates for this project as it moves through approvals it would be much appreciated.

Also, when I have been passing by the location, I notice that there is quite a bit of work being
done on the interior without any notice of construction or safety protocols. In particular, they
have had bins and vehicles blocking the sidewalk in an unsafe manner (see attached photo).
Can you confirm what work is being done and if they can implement better notices and safety
measures?

Thank you for your consideration of this opposition to the hotel. I look forward to hearing
from you.

Kind regards,
Nadine
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City of Richmond Security Warning: This email was sent from an external source outside the City. Please do not click
or open attachments unless you recognize the source of this email and the content is safe.

From: Carey Muir
To: Park, Minhee
Subject: Re: Moncton heritage building
Date: Friday, September 20, 2024 10:08:06 AM

Thank you for looking into this 

Carey Muir 
Sent from my iPhone

On Sep 20, 2024, at 9:26 AM, Park, Minhee <MPark@richmond.ca> wrote:

﻿
Hi Carey,

Thanks for your email. I am the planner for this Heritage Revitalization Agreement
application. I will look into this and will get back to you as soon as I can.

Minhee Park, RPP, MCIP
Senior Planner, Policy Planning
Planning and Development Division
City of Richmond
Tel. 604-276-4188
Email. mpark@richmond.ca

From: Carey Muir <freshwaveministries@gmail.com>
Sent: Friday, September 20, 2024 7:57 AM
To: DevApps
Subject: Moncton heritage building

City of Richmond Security Warning: This email was sent from an external source outside the City.
Please do not click or open attachments unless you recognize the source of this email and the content
is safe.

I was recently at 3831 Moncton street in Steveston and saw the proposed development application.

The picture of the development looses part of the original structure of the building. I worked in that
building for 20 years and I know what is original and what is an add on.

One section of the building to be taken down is apart of the original structure. As this pre dates any
records of heritage or building records, it would be respectful to the former owners and the Japanese
that use to live there to preserve the back part of the building.

I know how it was built and the rebuilding of the structure to save the building. I was working there
when it was done and my uncle owned the building.
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I look forward to you reply

<image001.jpg>

Sent from my iPhone
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8471033

ATTACHMENT 7 

OCP Consultation Summary 

Staff have reviewed the proposed OCP amendment, with respect to the Local Government Act 
and the City’s OCP Bylaw Preparation Consultation Policy No. 5043 requirements. The table 
below clarifies this recommendation as it relates to the proposed OCP amendments. 

Stakeholder Referral Comment (No Referral Necessary) 

Agricultural Land Commission 
(ALC) 

No referral necessary because the subject site is not 
located in the Agricultural Land Reserve (ALR). 

Richmond School Board 
No referral necessary because the Richmond School 
Board is not affected. 

The Board of Metro Vancouver 
No referral necessary because the Regional District is 
not affected. 

The Councils of adjacent 
Municipalities 

No referral necessary because adjacent municipalities 
are not affected. 

First Nations (e.g., Sto:lo, 
Tsawwassen, Musqueam) 

No referral necessary because First Nations are not 
affected. 

TransLink No referral necessary because TransLink is not affected. 

Port Authorities (Vancouver Port 
Authority and Steveston Harbour 
Authority) 

No referral necessary because the Port is not affected. 

Vancouver International Airport 
Authority (VIAA) (Federal 
Government Agency) 

No referral necessary because VIAA is not affected. 

Vancouver Coastal Health (VCH) No referral necessary because the VCH is not affected. 

Stakeholder Referral Comment (No Referral Necessary) 

Community Groups and 
Neighbours 

Public notification for the Public Hearing will be 
provided as per the Local Government Act. 

All relevant Federal and 
Provincial Government Agencies 

No referral necessary. 
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8228190

Excerpt from the Minutes to the  
Richmond Heritage Commission Meeting 

Wednesday, November 12, 2025 - 7:00 pm 
Microsoft Teams Online Meeting 

Heritage Revitalization Agreement, Heritage Alteration Permit and Grant applications for 
3831 Moncton Street (Ikeda Dry Goods) – HRA 23-016568 
Minhee Park, Planner, introduced the proposed Heritage Revitalization Agreement (HRA) and 
accompanying Heritage Alteration Permit application that would see rehabilitation of the historic 
Ikeda Dry Goods building along with construction of a new three-storey hotel building at the rear. 
A grant of $150,000 from the Steveston Village Heritage Conservation Grant program is requested 
to assist with the cost of conserving the heritage building. An additional grant of up to $100,000 
for exceptional heritage conservation can also be considered. Finally, to enable the proposed three-
storey addition, an Official Community Plan (OCP) amendment to the Steveston Area Plan is 
required as properties on Moncton Street are limited to maximum two storeys. 
Eric Law, project architect, and Hugh McLean, heritage consultant, provided an overview of the 
proposal, including the context, history, conservation plan, development proposal and design 
rationale. This included the following information: 

• The building was constructed in 1924. It is a protected heritage property within the Steveston
Village Heritage Conservation Area. Rear additions were made in the early 1930s and in the
1980s.

• Ikeda Dry Goods was operated by the Ikeda and Miyashita families until 1942, then by Ray
Kerfoot as Ray’s Dry Goods until 1960.

• The application seeks relaxation of regulations for increased height and number of storeys,
and reduced parking, to support the conservation of the heritage building.

• Conservation will include restoration of the storefront including wood windows and recessed
entry door, windows on the west side, north wall drop siding, the brick chimney, and
rehabilitation of the loading entrance with new wood doors. The 1987 rear addition and later
canopy on the front facade will be removed.

• A new rear addition will be constructed as a detached, three-storey hotel building. A courtyard
garden will be created between the two buildings.

• A new fabric awning will be added on the front of the heritage building for weather
protection. Wood signage is proposed on both buildings.

• The hotel will have ten guest rooms including two in the heritage building along with a retail
unit. The hotel and retail uses will be owned and operated by the same owner.

In response to the Commission’s questions and comments, the following additional information 
was provided: 

• The roofing material in 1924 would have been cedar shakes or shingles as were commonly
used at the time, though asphalt has been used for many decades.

• Ray’s Dry Goods had a blade sign with neon. Information on earlier signage for Ikeda Dry
Goods has not been found. Signage options could include replicating the historic sign, the
current proposal or other type compatible with the historic building.

• While similar format, the windows on the new building have different proportions.

ATTACHMENT 8
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8228190 2.

• A boutique hotel is proposed with a staffed reception, and daily hotel operations such as
housekeeping, and a regular overnight stay format.

• Reserved parking will be provided offsite nearby due to constraints of the site. A hotel van
will provide valet service and airport shuttle.

• The wood column on the new building is wood panels applied to a column.
• The courtyard gate would be steel, painted black, with a circle design form.
• Garbage and recycling pickup will be on the street. Some services also provide pull-out

service so a staging area is not needed.
• Only rezoning developments in Steveston Village that exceed floor area ratio (FAR) of 1.2, up

to 1.6, make a cash contribution to the grant program fund. Hotel use is permitted under the
current zoning. The proposal includes increase of FAR to 1.2.

• The original single-storey form of the building is being retained so the additional floor area
will be in the higher building at the rear of the site.

• One other protected heritage property in Steveston Village has so far received the maximum
grant, including for exceptional conservation. Exceptional conservation is considered to
include significant facade restoration.

The Commission provided the following comments: 

• It is a strong concept, approachable design and an interesting project proposal that will
contribute to the character of Steveston Village. The hotel use will be welcome.

• The awnings should be considered further, with different treatment and details on the heritage
building than on the new building, and more structured format.

• The one column on the hotel should be a true post if possible rather than built up.
• The simple design expression of the new building is appropriate. The cornice could be more

developed (shape, colour).
• In the context of the adjacent historic buildings with cedar shingle roofs, and the large roof

that is a prominent feature of the building and very visible, cedar shingles should be
considered or otherwise an asphalt shingle that closely resembles cedar.

• Courtyard design should consider the remnant gardens found in Steveston, to include a larger
tree to complement others in the area.

• The courtyard gate design should be simpler to complement the buildings.
• Gooseneck lights for the sign could add texture to the Moncton Street facade.
• The detailing of the restored glazing and entry will be key.
• The three-storey form at the rear of the site to retain the heritage building is appropriate, and

fits with other development on 1st Avenue.
• To be considered as exceptional conservation for the additional grant, the project should

additionally address three aspects: provide commemorative interpretation of the history
including pre-internment, which could be streetside or in the garden; consider signage that
recognizes past use, as a commemorative opportunity; and an authentic, high quality, textured
roof material that contributes to the building’s heritage character (treated cedar shingles or
shakes preferred).

Further design development should consider the awning design and material, the wood post 
detailing, the gate design, the landscaped courtyard as a character-defining element of the project 
and the scale of the tree planting. 
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8228190 3.

The Commission thanked the project team for the presentation, noting that the project would be a 
welcome addition to Steveston. 
It was moved and seconded: 
That the Richmond Heritage Commission: 

1. supports the Heritage Revitalization Agreement, Heritage Alteration Permit and Grant
applications for the proposed conservation of the heritage building and new hotel
addition at 3831 Moncton Street (HRA 23-016568) and the OCP amendment for the
three-storey hotel building on the subject site, subject to the design considerations
discussed; and

2. supports the additional $100,000 grant request for exceptional heritage conservation
based on the following three conditions:

i. provide commemorative interpretation of the pre-internment history of Ikeda Dry
Goods, including how the family would have used the site;

ii. consider developing the project signage as part of the commemorative elements;
and

iii. resolve roofing material choice with staff, noting the roof is highly visible, faces
the Steveston Museum which has a cedar roof, and cedar is preferred.

CARRIED 
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OTHER CONDITIONS SATISFIED   

ADOPTED   
 
 
 
    
 MAYOR CORPORATE OFFICER 
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 Bylaw 10741  Page 2 

8039161  Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

Schedule “A” to Bylaw 10741 
(Section 610, Local Government Act) 

 
HERITAGE REVITALIZATION AGREEMENT 

 
THIS AGREEMENT is dated for reference    , 2026, 
 
BETWEEN: 

 
1359161 B.C. LTD. (Inc. No. BC1359161), a corporation having its offices at 
6100 Alta Court,  
Richmond, British Columbia, V7C 2R4 
 
(the “Owner”) 

 
AND: 

 
CITY OF RICHMOND, a municipal corporation pursuant to the Local 
Government Act and having its offices at 6911 No. 3 Road, Richmond,  
British Columbia, V6Y 2C1 
 
(the “City”) 

 
WHEREAS: 
 
A. The Owner is the registered and beneficial owner of certain lands and premises located at 

3831 Moncton Street within the City of Richmond, British Columbia, and legally 
described as: 

P.I.D. 004-910-851 
Lot 18 Block 3 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 
(the “Lands”); 
 

B. The commercial building known as Ikeda Dry Goods (the “Heritage Building”) is 
situated on the Lands and shown on the site plan attached as Appendix 1 to this 
Agreement (the “Site Plan”); 

C. The City and the Owner agree that the Heritage Building has heritage value and heritage 
character and should be conserved; 

D. The Heritage Building is listed on Richmond’s Heritage Inventory and is identified as a 
protected heritage property in the Steveston Village Heritage Conservation Area in 
accordance with section 614 of the Local Government Act; 

E. The Owner and the City wish to, inter alia, preserve and protect the heritage value of the 
Heritage Building, and to provide certain variances to Richmond Zoning Bylaw 8500 to 
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8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

allow for the development of a hotel on the Lands, on the terms and conditions more 
particularly set out in this Agreement; 

F. Section 610 of the Local Government Act authorizes a local government to enter into a 
Heritage Revitalization Agreement with the owner of heritage property, and to allow 
variations of, and supplements to, the provisions of a bylaw or a permit issued under Part 
14 or Part 15 of the Local Government Act; and 

G. The Owner and the City have agreed to enter into this Heritage Revitalization Agreement 
setting out the terms and conditions by which the heritage value of the Heritage Building 
is to be protected and conserved, in return for specified supplements and variances to 
City bylaws; 

NOW THEREFORE THIS AGREEMENT is evidence that in consideration of the sum of ten 
($10.00) dollars now paid by the Owner to the City, and for other good and valuable 
consideration (the receipt of which is hereby acknowledged) the Owner and the City each 
covenant with the other, pursuant to Section 610 of the Local Government Act, as follows: 
 

1. Conservation of Heritage Building  

a. The Owner shall promptly commence and complete the conservation of the 
Heritage Building (the “Conservation Work”) in accordance with the 
specifications as set out in the Heritage Conservation Plan attached hereto as 
Appendix 2 to this Agreement (the “Conservation Plan”) and the approved plans 
prepared by Eric Law Architect and Donald Duncan Landscape Architect attached 
hereto as Appendix 4 (the “Plans”). To the extent that the text, photographs, plans 
and drawings constituting the Conservation Plan require interpretation, the City 
shall be, in the first instance, the interpreter of the Conservation Plan and shall 
determine the matter. 

b. Prior to commencement of the Conservation Work, the Owner shall obtain from 
the City all necessary permits and licenses, including a heritage alteration permit 
and building permit. 

c. The Owner agrees that the City may, notwithstanding that such permits may be 
issuable under the City’s bylaws and the BC Building Code, withhold a heritage 
alteration permit or building permit applied for in respect of the Heritage Building 
if the work that the Owner wishes to undertake is not in accordance with the 
Conservation Plan or the Plans. 

d. The Conservation Work shall be done at the Owner’s sole expense in accordance 
with generally accepted engineering, architectural, and heritage conservation 
practices. If any conflict or ambiguity arises in the interpretation of the 
Conservation Plan, the parties agree that the conflict or ambiguity shall be 
resolved in accordance with the “Standards and Guidelines for the Conservation 
of Historic Places in Canada”, published by Parks Canada. 
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8039161   Heritage Revitalization Agreement 
  Application No. HRA 23-016568; 3831 Moncton Street; Bylaw 10741 

e. The Owner shall, at the Owner’s sole expense, erect on the Land and keep erected 
throughout the course of the Conservation Work, a sign of sufficient size and 
visibility to effectively notify contractors and trade persons entering onto the 
Land that the Conservation Work involves protected heritage property and is 
being carried out for heritage conservation purposes.  

f. The Owner shall, at the Owner’s sole expense, engage a member of the British 
Columbia Association of Heritage Professionals (the “Heritage Professional”) to 
oversee the Conservation Work and to perform the duties set out in subsection 
1(g) of this Agreement, below.  The Owner shall provide the City with the name 
and contact information of the Heritage Professional once selected, and will notify 
the City in writing immediately if the Heritage Professional changes at any time 
prior to completion of the Conservation Work. 

g. The Owner shall cause the Heritage Professional, in respect of the Conservation 
Work, to provide a written report to the City, in a form and with such details as 
may be required by the City’s Director, Development (the “Director, 
Development”), describing the status of completion of the Conservation Work, 
within a month following such work reaching each of the 25%, 50% and 75% 
completion states. In addition, the Owner shall cause the Heritage Professional to 
advise the Director, Development of completion status promptly following a 
request from the Director, Development from time to time, and provide to the 
City an executed and certified certification of compliance in the form attached as 
Appendix 3 to this Agreement (a “Certification of Compliance”) upon 
substantial completion of the Conservation Work.  

h. The Owner shall commence and complete all actions required for the completion 
of the Conservation Work, as set out in the Conservation Plan, within four (4) 
years following the execution of this Agreement. 

2. Development of Hotel on Lands 

a. The Owner wishes to construct a new hotel on the Lands (the “Hotel”), which 
will require variation of certain provisions of Richmond Zoning Bylaw 8500. 

b. The Owner covenants and agrees that the construction of the Hotel shall comply 
substantially with the plans attached hereto as Appendix 4 (the “Plans”). It is 
understood that the Director, Development may approve minor amendments to or 
variations from the Plans, provided that such variations or amendments do not 
fundamentally alter the design objectives of the Plans, or alter the variances to the 
Richmond Zoning Bylaw 8500 set out in Appendix 5 hereto. 
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c. Prior to commencement of the construction of the Hotel, the Owner shall obtain 
from the City all necessary permits and licenses, including a heritage alteration 
permit and building permit. 

d. Prior to issuance of a building permit for construction of the Hotel, and no later 
than twelve (12) months following the execution of this Agreement by both 
parties, the Owner covenants and agrees to: 

i. Pay to the City a landscape security in the amount of $48,491.00 to secure 
the completion and survival of the landscaping shown in the landscape 
plan attached hereto as part of Appendix 4 and to execute a landscape 
security agreement satisfactory to the City;  

ii. Register against title to the Lands a flood indemnity covenant satisfactory 
to the City;  

iii. Register against title to the Lands a covenant, satisfactory to the City, 
requiring the provision and maintenance of, at the Owner’s sole cost, a 
minimum of six (6) off-street parking spaces at a location within 150 
metres of the subject site or otherwise as agreed to by the City’s Director, 
Transportation, for the use of the hotel operation (the “Off-Site 
Parking”), which Off-Site Parking shall be provided and secured with a 
legal agreement with the property owner providing the parking spaces 
prior to occupancy of the Hotel;   

iv. Register against title to the Lands a covenant, satisfactory to the City, 
requiring the Owner to design, fabricate, install and maintain a heritage 
interpretation panel, with content, design, materials and placement to the 
satisfaction of the City and at the Owner’s sole cost, and to be reviewed 
and approved by the Director, Development prior to installation; 

v. Register against title to the Lands a covenant, satisfactory to the City, for 
the design, installation and maintenance of two (2) Class 1 bike parking 
spaces and six (6) Class 2 bike parking spaces on the Lands, at the 
Owner’s sole cost, which parking spaces may not be converted to 
habitable space nor to space for the storage of goods, and which must be 
constructed to the satisfaction of the Director, Transportation prior to 
occupancy of the Hotel; and 

vi. Register against title to the Lands a covenant, satisfactory to the City and 
in the City’s standard form, for a transit pass program where the Owner, at 
the Owner’s sole cost, will provide or provide reimbursement for three (3) 
two zone yearly transit passes for two years for employees on-site, and 
provide the City with security in the amount then applicable for the 
purchase of said passes. 

e. Prior to the issuance of a building permit for the Hotel, the Owner will: 
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i. complete, at the Owner’s sole cost, the design of the off-site transportation 
and utility connection works in respect of the Lands and the Hotel 
pursuant to the City’s bylaws, and those works set out in Appendix 5 to 
this Agreement (collectively, the “Site Connection and Transportation 
Works”), to the satisfaction of the City, and pay to the City the estimated 
costs of the Utility Connection and Transportation Works pursuant to the 
City’s standard work order process for site connection works; and 

ii. provide to the City written confirmation, satisfactory to the City, that the 
Owner will be able to provide and secure the Off-Site Parking.   

f. The Owner covenants and agrees with the City to enter into, if required by the 
City, additional legal agreements, as determined by the City through any 
development permit(s), Heritage Alteration Permit(s), and building permit(s) in 
respect of the Hotel and the Conservation Work, to the satisfaction of the Director 
of Engineering, including, but not limited to, statutory rights of way for City 
infrastructure on the Lands (if any), 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. 

g. Construction of the Hotel on the Lands shall be subject to the following 
restrictions and requirements and the Owner shall observe and comply with, and 
be subject to, all of the following requirements and restrictions: 

i. The Owner acknowledges and agrees that the City may, notwithstanding 
that such permits may be issuable under the City’s bylaws and the BC 
Building Code, not issue, any building permit in respect of the Hotel until 
the Owner has obtained building permits to commence the Conservation 
Work, or has applied for building permits such that the building permit to 
be issued includes both the Hotel and the Conservation Work.  

ii. The Owner shall proceed with and complete the Conservation Work prior 
to or concurrently with the construction of the Hotel.  

iii. The Hotel shall not be occupied or used for any purpose and the City may 
withhold an occupancy permit for the Hotel, until and unless:  

A. The Owner has provided a Certification of Compliance to the City 
in respect of the Conservation Work pursuant to subsection 1(g) 
above; 

B. The City has completed a satisfactory heritage inspection of the 
Heritage Building and the Conservation Work; and 

C. The Director, Development has confirmed in writing that they are 
satisfied that the Conservation Work has been completed pursuant 
to this Agreement. 
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3. Owner’s Obligations to Maintain 

a. Wherever, under this Agreement, the Owner relocates, restores, rehabilitates, 
replicates, repairs, replaces, maintains or in any way alters improvements on or 
features of the Lands identified in the Conservation Plan as having heritage value 
and/or heritage character or constructs or maintains other works to protect or 
conserve such improvements or features, all such work shall be done at the 
Owner’s sole expense strictly in accordance with the Plans and the Conservation 
Plan and as agreed by the City in writing and all improvements or features shall 
be diligently and continuously maintained in good repair and efficient operating 
condition by the Owner at the Owner’s sole expense in accordance with good 
engineering, design, and heritage conservation practice.   

b. The Owner shall maintain the Heritage Building and frontage of the Lands in 
good appearance and repair during the conservation process, including the 
Conservation Work, and during the construction of the Hotel and shall not allow 
unsightly materials or debris to accumulate. 

c. No improvements on the Lands identified in the Conservation Plan as having 
heritage value or heritage character shall be altered, including alterations 
required or authorized by this Agreement, except as agreed to in writing by the 
City and subject to a heritage alteration permit. 

d. The Heritage Building and all improvements identified in the Conservation Plan 
as having heritage value or heritage character shall be maintained to the 
minimum standards and in accordance with the guidelines and requirements set 
out in the Conservation Plan. 

4. Reasonable Care and Risk 

The Owner shall at all times, in complying with the restrictions or requirements of the 
Agreement, take reasonable care not to injure any person or cause or allow damage to any 
property, and shall take reasonable care not to cause, suffer, permit, or allow any 
condition to exist that might reasonably lead to, cause, or result in injury to any person or 
property including persons and property on adjacent lands.  It shall be the sole 
responsibility of the Owner to comply and maintain compliance with the restrictions and 
requirements in a safe manner, and without reasonably foreseeable risk to person or 
property.  Compliance with the restrictions and requirements in this Agreement shall be 
at the sole and exclusive risk and cost of the Owner. 

5. Modification 

If, in fulfilling its responsibilities and obligations pursuant to this Agreement, the Owner 
perceives or becomes aware of any unreasonable risk of injury to persons or damage to 
property or other potential loss that cannot be reasonably avoided, alleviated, reduced, or 
eliminated except by measures that would be a breach of the restrictions or requirements 
of this Agreement, the Owner shall notify the City in writing of the nature and extent of 
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the risk and of the measures proposed by the Owner to be undertaken at its sole cost to 
reduce, alleviate, avoid, or eliminate the risk.  The risk shall remain with the Owner. 

6. Variations to City’s Zoning Bylaw 

Richmond Zoning Bylaw 8500 is varied and supplemented in its application to the Lands 
in the manner and to the extent set out in Appendix 6 attached hereto. 

7. Conformity with City Bylaws 

The Owner acknowledges and agrees that, except as expressly varied by this Agreement, 
any development or use of the Lands, including any construction, restoration and 
rehabilitation of the Heritage Building and any construction, alteration, addition, 
renovation and repair of the Hotel, must comply with all applicable bylaws of the City. 

8. Future Alterations Require New Heritage Alteration Permit 

a. Following completion of the Conservation Work, if any, in accordance with this 
Agreement, the Owner shall not alter the heritage character or the exterior 
appearance of the Heritage Building, except as permitted by a heritage alteration 
permit issued by the City.  

b. The Owner acknowledges and agrees that, except as expressly varied by this 
Agreement, any development, subdivision, or use of the Lands will be at the 
discretion of the City, including City Council, the City’s Chief Building Inspector, 
and the City’s Approving Officer, and be subject to, and must comply with, all 
applicable federal, provincial, and municipal statutes, regulations, and bylaws, 
including without limitation, the British Columbia Building Code, the Zoning 
Bylaw, and all other City bylaws, regulations, and requirements. Further, the 
Owner acknowledges and agrees that any alterations to the Hotel or the 
landscaping located on the Lands following their completion may require a 
heritage alteration permit in accordance with the applicable legislation and the 
City’s bylaws, including but not limited to the Official Community Plan.  

9. Statutory Authority Retained 

Nothing contained or implied in this Agreement shall fetter in any way the discretion of 
the City or the Council of the City.  Further, nothing contained or implied in this 
Agreement shall derogate from the obligation of the Owner under any other agreement 
with the City or, if the City so elects, prejudice or affect the City’s rights, powers, duties 
or obligation in the exercise of its functions pursuant to the Community Charter or the 
Local Government Act, as amended or replaced from time to time, or act to fetter or 
otherwise affect the City’s discretion, and the rights, powers, duties and obligations of the 
City under all public and private statutes, by-laws, orders and regulations, which may be, 
if the City so elects, as fully and effectively exercised in relation to the Lands as if this 
Agreement had not been executed and delivered by the Owner and the City, except for 
the variations to Richmond Zoning Bylaw 8500 set out herein. 
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10. Damage or Destruction of Heritage Building 

a. If the Heritage Building is damaged, the Owner shall, in a timely manner, repair 
the damage in accordance with the standards and specifications contained in the 
Conservation Plan and Sections 1 and 3 herein and to restore the damaged portion 
or portions of the Heritage Building to its original condition. The Owner is 
required to apply for and to hold a heritage alteration permit specifying the 
measures to be taken to restore the damaged portion or portions of the Heritage 
Building. The restoration of the Heritage Building shall reflect the character-
defining elements and design components. 

b. The Owner shall use their best efforts to commence and complete any repairs or 
reconstruction of the Heritage Building with reasonable dispatch. 

c. In the event the Heritage Building is destroyed, the Owner of the Lands accepts 
the obligation to undertake all necessary construction to create a replica of the 
Heritage Building that is acceptable to the City in its sole discretion, unless 
otherwise required by Council.  Council shall consider the input of the Richmond 
Heritage Commission in making their determination. The Owner is required to 
apply for and to hold a heritage alteration permit specifying the measures to be 
taken to restore the damaged or destroyed portion or portions of the Heritage 
Building. The construction of the replica of the Heritage Building shall reflect the 
character-defining elements and design components including, but not limited to: 
building massing, material, trim, moldings, cladding, window style and 
placement, and location of entrances. 

11. Heritage Building Vacant 

a. If the Heritage Building becomes Vacant, the Owner of the Lands agrees to 
maintain the integrity and security of the building and site including but not 
limited to, on-site security, monitored security alarm system, perimeter fencing 
and lighting, and boarding of windows and doors.  

b. The Owner of the Lands agrees to advise the City of any periods during which the 
Heritage Building will be Vacant for 30 days or more, provide in writing a 24-
hour emergency contact number and confirm the security measures that are in 
place.  

c. If the Owner fails to secure the Heritage Building when Vacant, the City may and 
is authorized to undertake the necessary works to secure the Heritage Building, 
and the cost shall be at the expense of the Owner and the City shall be at liberty to 
recover the costs in a like manner as City property taxes on the Lands, and any 
authorized agent of the City may enter the Lands with reasonable notice for the 
purpose of undertaking the necessary works to secure the Heritage Building and 
to conduct an inspection to determine that the security measures continue to be in 
place. 
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d. For the purpose of this Section 11, “Vacant” means where the Heritage Building 
is substantially and consistently empty of occupants and personal property 
necessary to sustain normal occupancy for a period of more than 30 days, or 
where there are no longer any occupants consistently occupying the Heritage 
Building and there is no set date for when occupant(s) will return to occupying the 
property. 

12. Indemnity 

a. The Owner hereby releases, indemnifies and saves the City, its officers, 
employees, elected officials, agents and assigns harmless from and against any 
and all actions, causes of action, losses, damages, costs, claims, debts and 
demands whatsoever by any person, arising out of or in any way: 

i. the existence or effect of any of the restrictions or requirements in this 
Agreement; 

ii. the breach or non-performance by the Owner of any term or provision of 
this Agreement;  

iii. by reason of any work or action of the Owner in performance of its 
obligations under this Agreement; or 

iv. by reason of any wrongful act or omission, default, or negligence of the 
Owner. 

b. The Owner agrees that in no case shall the City be liable or responsible in any 
way for: 

i. any personal injury, death or consequential damage of any nature 
whatsoever, howsoever caused, that be suffered or sustained by the Owner 
or by any other person who may be on the Land; or 

ii. any loss or damage of any nature whatsoever, howsoever caused to the 
Land, or any improvements or personal property thereon belonging to the 
Owner or to any other person, 

arising directly or indirectly from: 
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iii. compliance with the restrictions and requirements in this Agreement; 

iv. wrongful or negligent failure or omission to comply with the restrictions 
and requirements in this Agreement; or  

v. refusal, omission or failure of the City to enforce or require compliance by 
the Owner with the restrictions or requirements in this Agreement or with 
any other term, condition, or provision of this Agreement. 

c. The Owner agrees that the indemnity and release granted in this Section 12 will 
survive the release, discharge or termination of this Agreement.  

13. No Waiver 

No restrictions, requirements, or other provisions of this Agreement shall be deemed to 
have been waived by the City unless a written waiver signed by an officer of the City has 
first been obtained, and without limiting the generality of the foregoing, no condoning, 
excusing or overlooking by the City on previous occasions of any default, nor any 
previous written waiver, shall be taken to operate as a waiver by the City of any 
subsequent default or in any way defeat or affect the rights and remedies of the City. 

14. Inspection 

Without limiting the City’s power of inspection conferred by statute and in addition to 
that power, the City may, at all reasonable times and upon reasonable notice to the 
Owner, enter onto the Lands from time to time for the purpose of ensuring that the Owner 
is fully observing and performing all of the restrictions and requirements in this 
Agreement to be observed and performed by the Owner, and carrying out all work in 
compliance with the requirements set out in the Agreement. 

15. Enforcement of Agreement 

a. In addition to any remedies available to the City under the Local Government Act, 
if the Owner defaults in observing or performing any obligation under this 
Agreement, the Owner will rectify such default within thirty (30) days after 
receipt of notice from the City, except that if the Owner, by reason of the nature 
of the default, cannot in the opinion of the City, rectify such default within thirty 
(30) days, the Owner will have a further reasonable period to rectify so long as the 
Owner proceeds promptly and diligently.  If the Owner fails to rectify such 
default within the permitted time period or if the City, in case of emergency, does 
not consider that it has time to deliver such notice, the City may rectify the default 
on the Owner’s behalf, although the City will be under no obligation to do so.  If 
any default by the Owner results in the need for the Owner to take positive action 
to rectify such default, the Owner will take such positive action as the City 
considers necessary, and if the Owner fails so do so, the City may apply to court 
for a mandatory injunction requiring the Owner take such action. 
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b. The Owner will pay to the City on demand the aggregate of all the City’s costs 
and expenses of rectifying any default of the Owner, plus a sum equal to 20% of 
those costs and expenses on account of the City’s overhead, plus any other 
amounts the Owner may owe to the City from time to time pursuant to this 
Agreement.  If the Owner does not pay the City within thirty (30) days after the 
date the Owner receives a demand from the City, the arrears will bear interest 
from the date of the demand to the date of payment at the Prime Rate (as defined 
below) plus 3% per annum, calculated and compounded monthly not in advance.  
If any amount due and owing by the Owner to the City pursuant to this Section 15 
are unpaid on the 31st day of December in the year such amounts came due, the 
City may, without limiting the City’s other remedies, add such amounts to the 
taxes payable in respect of the Lands as taxes in arrears. 

c. “Prime Rate” means the rate of interest equal to the floating interest rate 
established from time to time by the Scotiabank, 6300 No. 3 Road, Richmond, 
British Columbia, as the base rate that will be used to determine rates of interest 
charged by it for Canadian dollar loans to customers in Canada and designated by 
the Scotiabank as its prime rate. 

d. The Owner further acknowledges and agrees that in any action to enforce this 
Agreement in which any court determines that the position of the City will 
prevail, the City will be entitled to any court costs on a solicitor and client basis. 

16. Alternative Remedies 

Any performance by the City pursuant to a statutory right to perform the obligations of an 
Owner arising out of this Agreement may be exercised fully in accordance with the Local 
Government Act and the Community Charter, and shall be without prejudice to any and 
all other remedies at law and equity available to the City, and no reference in this 
Agreement to, or exercise of any specific right or remedy by the City, shall preclude the 
City from exercising any other right or remedy. 

17. Damages 

The Owner covenants and agrees that the measure of damages for any breach of the 
restrictions or requirements of this Agreement shall include, but shall not be limited to, 
the actual cost and expense of all administration, labour, materials, equipment, services 
and work required for all remedial acts necessary to fully restore, rehabilitate, repair, or 
maintain the building, structure, improvements on or features of the Lands having 
heritage value and/or heritage character to be protected, conserved, preserved, or kept in 
its natural state.  The nature and extent of any breach of the said restrictions and 
requirements, and the nature and extent of any restoration, rehabilitation, replacement, 
maintenance, or remedial work or action of any nature required to remedy such breach 
shall be determined by the City by reference to the Conservation Plan, and section 3 of 
this Agreement.   
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18. Successors Bound 

All restrictions, rights and liabilities herein imposed upon or given to the respective 
parties shall extend to and be binding upon their respective heirs, executors, 
administrators, successors and assigns. 

19. Interpretation 

The following provisions apply to this Agreement: 
 

a. In this Agreement, “Owner” shall mean all registered owners of the Lands or 
subsequent registered owners of the Lands, as the context requires or permits. 

b. The headings in this Agreement are inserted for convenience only and shall not 
affect the interpretation of this Agreement or any of its provisions. 

c. The laws of British Columbia are to govern its interpretation and enforcement. 

d. Each of the City and Owner accepts the jurisdiction of the courts of British 
Columbia. 

e. Time is of the essence. 

f. If a court finds any provision invalid, illegal, or unenforceable, and severs it from 
the remainder of this Agreement, the remaining provisions are to remain in force 
and effect. 

g. Waiver of a default by the City or Owner or failure or delay by the City or Owner 
in exercising a right or remedy does not mean that the City or Owner waives any 
other default or that the City or Owner has waived its right to exercise such right 
or remedy. 

h. This Agreement represents the entire agreement between the City and Owner 
regarding the matters set out in this Agreement, and supersedes all prior 
agreements, letters of intent, or understandings about such matters. 

i. Any reference to a statute or bylaw is to the statute or bylaw and the regulations 
made pursuant thereto in force on the reference date, and to subsequent 
amendments to or replacements of the statute, bylaw, or regulations. 

j. All appendices to this Agreement are incorporated into and form part of this 
Agreement. 

k. If the Owner consists of more than one person, firm, or corporation, the Owner 
obligations under this Agreement shall be joint and several. 
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l. Whenever the singular or masculine or neuter is used in this Agreement, the same 
shall be construed to mean the plural or feminine or body corporate where the 
context so requires. 

m. No amendment or modification is to have any force or effect unless the City and 
the Owner have signed. 

20. Notice 

Any notice to be given under this Agreement shall be in writing and may be either 
delivered personally or sent prepaid mail or facsimile and if so mailed shall be deemed to 
have been given five (5) days following the date upon which it was mailed and on the 
following business day after transmission if sent by facsimile.  The address of the parties 
for the purpose of notice shall be: 

a. To the City: 

City of Richmond 
6911 No. 3 Road 
Vancouver, BC  V6Y 2C1 

Attention: City Clerk 
Fax:  604-276-5139 

with a copy to the General Manager, Planning and Development and to the City 
Solicitor; and 

b. To the Owner, to the address as set out on the title for the Lands, 

or to such other address or fax number as any party may in writing advise.  If title to the 
Lands is transferred to a new Owner, the new Owner shall provide notice in writing to the 
City within fifteen (15) days of such a transfer providing the name of the new Owner, the 
contact for notice if it is different than the Owner and the new address to which notices 
are to be sent. 

21. Counterparts 

This Agreement may be signed by the parties hereto in counterparts and by facsimile or 
pdf email transmission, each such counterpart, facsimile or pdf email transmission copy 
shall constitute an original document and such counterparts, taken together, shall 
constitute one and the same instrument. 

 
(The Remainder of this Page is Intentionally Blank) 
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IN WITNESS WHEREOF the Owner and the City have executed this Agreement as of the date 
written above. 
 
1359161 B.C. LTD. (Inc. No. 
BC1359161), by its authorized 
signatory(ies): 
 
      
Name: 
Title: 
 
      
Name:  
Title:  
 

  

 
 
 
 

CITY OF RICHMOND, by its authorized 
signatories: 
 
      
Malcolm D. Brodie, Mayor 
  
 
      
Claudia Jesson, Corporate Officer  
 

  
 
 
 
 

 

CITY OF 
RICHMOND 
APPROVED 
for content by 

originating 
dept. 

 
 

Legal Advice 
 
 
 
 

DATE OF COUNCIL 
APPROVAL 

(if applicable) 
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APPENDIX 1 

SITE PLAN 

 
(see attached.) 
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APPENDIX 2 

CONSERVATION PLAN 

 
(see attached.) 
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APPENDIX 3 

FORM OF CERTIFICATION OF COMPLIANCE 
 
 
Date: ______________ 
 
 
City of Richmond 
6911 No. 3 Road 
Richmond BC V6Y 2C1 
Attention:  Director, Development,  

Planning and Development  
 
Re: Heritage Revitalization Agreement for 3831 Moncton Street 
 
I hereby give assurance that I have fulfilled my obligations for field review in relation to the 
captioned property as set out in the Heritage Revitalization Agreement dated _______, 2026 
between the City of Richmond and 1359161 B.C. Ltd. (Bylaw No. 10741) (the “Heritage 
Revitalization Agreement”), and that the Conservation Work, as defined therein, has been 
substantially completed. I confirm that the architectural components of the work comply in all 
material respects with the requirements of Appendix 2 (Conservation Plan) of the Heritage 
Revitalization Agreement.  
 
This letter is not being provided in connection with Part 1 of the British Columbia Building Code 
but in connection only with the requirements of the Heritage Revitalization Agreement.  
 
 
________________________________ 
Heritage Professional’s Name 
 
________________________________ 
Address  
 
________________________________ 
Telephone Number  
 
________________________________ 
Email Address       
 
 
Signature or Seal:  
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APPENDIX 4 

PLANS 

(see attached.) 
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APPENDIX 5 

SITE CONNECTION AND TRANSPORTATION WORKS  
– TRANSPORTATION AND ENGINEERING REQUIREMENTS 

 
Works to be completed by the City, at the Owner’s cost and expense, pursuant to the City’s 
standard work order processes for site, transportation and utility connections:  
 
Transportation:  
 
Frontage Upgrades 
 

1. The existing driveway along the 1st Ave frontage is to be closed permanently. The 
existing driveway let-down to be removed and sidewalk to be extended to meet existing 
to the north and south, with a minimum clear width of 1.8 m.  
 

2. Two new on-street angled parking stalls to be introduced on 1st Avenue. All signage, line 
painting, and wheel stops for the new parking stalls to be installed. 

 
3. Unless otherwise specified by the City, all road works to be designed as per City bylaw, 

Transportation Association of Canada (TAC) standards, and the City’s Engineering 
Design Specifications. 
 

4. All above ground third party utilities (e.g. hydro/telephone kiosks) must not be placed 
within any frontage works area, including sidewalk and boulevard. Any required 
statutory rights of way with such third party utilities as may be required within the 
subject site is to be secured for the placement of this equipment. 

 
Engineering: 
 
1) Water Works: 
 

a) Using the City’s OCP Model, there is 450.0 L/s of water available at a 20 psi residual at 
the Moncton Street frontage. Based on the proposed development in the Plans, the Lands 
require a minimum fire flow of 200 L/s. 
 

b) At Owner’s cost, the Owner is required to: 
i) Submit Fire Underwriter Survey (FUS) or International Organization for 

Standardization (ISO) fire flow calculations to confirm the proposed development on 
the Lands has adequate fire flow for onsite fire protection. Calculations must be 
signed and sealed by a Professional Engineer and be based on Building Permit Stage 
building designs.  

ii) Review hydrant spacing on all road frontages to meet City spacing requirements for 
the proposed land use. 
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c) At Owner’s cost, the City will: 
i) Cut and cap at main the existing water service connection and remove meter servicing 

the Lands at 1st Avenue frontage. 
ii) Install a new water service connection and tie-in to the existing 150mm water main at 

1st Avenue frontage, complete with new meter and meter chamber. Water meter and 
water meter chamber to be located within City property.  

iii) Complete all tie-ins for the proposed works to existing City infrastructure. 
iv) If required, install new fire hydrants as per City specifications. 

 
2) Storm Sewer Works: 

a) At Owner’s cost, the Owner is required to: 
i) Provide an erosion and sediment control plan for all on-site and off-site works, to be 

reviewed as part of the City’s design review of applicable building permits and the 
Site Connection and Transportation Works. 
 

b) At Owner’s cost, the City will:  
i) Cut and cap, at catch basin STCB968, the existing southern storm service connection. 

Retain the existing catch basin and northern storm service connection servicing the 
neighboring property. 

ii) Cut and cap, at manhole STMH9178, the existing storm service connection and 
remove the associated inspection chamber. 

iii) Install a new storm service connection from the existing manhole STMH9178, 
perpendicular to the storm sewer main, complete with a new inspection chamber. 
Inspection chamber to be located within City property. 

iv) Complete all tie-ins for the proposed works to existing City infrastructure. 
 
3) Sanitary Sewer Works: 

 
a) At Owner’s cost, the City will: 

i) Retain the existing 150mm FRP sanitary lead servicing the Lands. 
ii) Cut and cap, at inspection chamber, the existing sanitary service connection. 
iii) Upgrade the existing sanitary inspection chamber to a 600mm inspection chamber 

complete with sanitary service connection. 
iv) Complete all tie-ins for the proposed works to existing City infrastructure. 

 
4) General Items: 

 
a) At Owner’s cost, the Owner is required to: 

i) Coordinate with BC Hydro, Telus and other private communication service providers: 
(1) To pre-duct for future hydro, telephone and cable utilities along all road 

frontages. 
(2) Before relocating/modifying any of the existing power poles and/or guy 

wires within the property frontages. 
(3) To underground overhead service lines.  

ii) Locate/relocate all above ground utility cabinets and kiosks required to service the 
proposed development and proposed undergrounding works, and all above ground 
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utility cabinets and kiosks located along the development’s frontages, within the 
developments site (see list below for examples). A functional plan showing 
conceptual locations for such infrastructure shall be included in the City’s design 
review for any applicable building permits and the Site Connection and 
Transportation Works prior to commencement of construction of said works. The 
Owner shall coordinate with the respective private utility companies and the project’s 
lighting and traffic signal consultants to confirm the requirements (e.g., statutory 
right-of-way dimensions) and the locations for the aboveground structures. If a 
private utility company does not require an aboveground structure, that company shall 
confirm this via a letter to be submitted to the City. The following are examples of 
statutory right-of-ways that shall be shown on the architectural plans/functional plan, 
the works drawings, and registered prior to the City’s design approval: 

- BC Hydro PMT – 4.0 x 5.0 m 
- BC Hydro LPT – 3.5 x 3.5 m 
- Street light kiosk – 1.5 x 1.5 m 
- Traffic signal kiosk – 2.0 x 1.5 m 
- Traffic signal UPS – 1.0 x 1.0 m 
- Shaw cable kiosk – 1.0 x 1.0 m 
- Telus FDH cabinet – 1.1 x 1.0 m 

iii) Provide, prior to start of site preparation works, a preload plan and geotechnical 
assessment of preload, dewatering, and soil preparation impacts on the existing 
utilities fronting the development site and provide mitigation recommendations. 

iv) Submit a proposed strategy at the building permit stage for managing excavation de-
watering. Note that the City’s preference is to manage groundwater onsite or by 
removing and disposing at an appropriate facility. If this is not feasible due to volume 
of de-watering, the Owner will be required to apply to Metro Vancouver for a permit 
to discharge into the sanitary sewer system. If the sanitary sewer does not have 
adequate capacity to receive the volume of groundwater, the Owner will be required 
to enter into a de-watering agreement with the City wherein the Owner will be 
required to treat the groundwater before discharging it to the City’s storm sewer 
system. 

v) Not encroach into City rights-of-ways with any proposed trees, retaining walls, or 
other non-removable structures. Retaining walls proposed to encroach into rights-of-
ways must be reviewed by the City’s Engineering Department.  
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APPENDIX 6 

VARIANCES TO ZONING BYLAW 8500 

 
Richmond Zoning Bylaw 8500 is varied and supplemented in its application to the Lands as 
follows: 

1. The maximum floor area ratio for the Lands is 1.2.   
2. Not withstanding Sectio 4.5 of Richmond Zoning Bylaw 8500, the bicycle, garbage and 

recycling facilities, and mechanical and electrical rooms are not included in the 
calculation of maximum floor area ratio.   

3. The maximum height for buildings is 12 m, and containing not more than three storeys, 
on the portion of the site shown as Area A in the Schedule 1 below.  

4. No on-site parking spaces are required.  
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8421616

Heritage Alteration Permit 
Development Applications Department 

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

File No.:  HA 25-022755 
To the Holder: 1359161 B.C. Ltd. 

Property Address: 3831 Moncton Street 

Legal Description: Lot 18 Block 3 Section 10 Block 3 North Range 7 West New Westminster District 
Plan 249 

(s.617, Local Government Act) 

1. (Reason for Permit)  Designated Heritage Property (s.611)
 Property Subject to Temporary Protection (s.609)
 Property Subject to Heritage Revitalization Agreement (s.610)
 Property in Heritage Conservation Area (s.615)
 Property Subject to s.219 Heritage Covenant (Land Titles Act)

2. This Heritage Alteration Permit applies to and only to those lands shown cross-hatched on the 
attached Schedule “A”, and any and all building, structures and other development thereon.

3. This Heritage Alteration Permit is issued to authorize the proposed heritage conservation work to 
Ikeda Dry Goods heritage building and construction of a new Hotel, consistent with Heritage 
Revitalization Agreement Bylaw No. 10741, and as shown in the attached Plan #1 to Plan #14.

4. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
detailed specifications and shop drawings for the windows and doors, and siding restoration of the 
heritage building to the Director, Development for review and approval prior to fabrication and 
installation.

5. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
detailed information regarding the proposed exterior building colour schemes, including on-site 
paint sampling and microscopic sample analysis on the heritage building, to the Director, 
Development for review and approval prior to painting the exteriors of the buildings. The exterior 
building colours of the heritage building shall be historically appropriate.

6. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
information on the type and colour of brick proposed for the reconstructed chimney to the Director, 
Development for review and approval prior to construction of the chimney.

7. This Heritage Alteration Permit is issued subject to the condition that the Permittee shall submit 
detailed information regarding the content, design and materials of the commemorative panel to the 
Director, Development for review and approval prior to installation.

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

9. If the alterations authorized by this Heritage Alteration Permit are not completed within 48 months 
of the date of this Permit, this Permit lapses.

10. This is not a Building Permit or a Sign Permit.

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

PH - 321



 - 2 - 

8421616 

 
DELIVERED THIS <Day> DAY OF <Month>, <Year> 
 
 
    
MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN 
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 
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LOOP BIKE RACK (TYP.)
SUPPLIER: BICYCLE RACK LBRG-1-SS

FINISH: STAINLESS STEEL

05
L2

AQUAPAVE UNIT PAVERS (TYP.)
PATTERN: RUNNING BOND

COLOUR: NATURAL

03
L2

COURTYARD FURNITURE (TYP.)
MANUF.: WISHBONE
COLOUR: BLACK

02
L2

WOODEN BARRIER FENCE
02
L3

FENCE & GATE (TYP.)
MANUF.: CUSTOM
COLOUR: BLACK

02
L2

COURTYARD LAMP (TYP.)
MANUF.: BREAKWATER BAY
COLOUR: BLACK

04
L2

1 QUERCUS ROBUR 'FASTIGIATA'

10 VACCINIUM O. 'THUNDERBIRD'

33 VACCINIUM VITIS-IDAEA

FURNISHINGS TO BE FREE
MOVING  (NOT SECURED)

C.I.P. CONCRETE PAD (TYP.)
DEPTH: 100mm
FINISH: BROOM

06
L2

A A
COURTYARD LAMP STANDARD (TYP.)

MANUF.: CUSTOM w/
BREAKWATER BAY FIXTURE
COLOUR: CEDAR / BLACK

03
L3

PLANT PALLET

Quercus robur 'Fastigiata'
(Fastigiate English Oak)

Vaccinium ovatum 'Thunderbird'
(Evergreen Huckleberry)

Vaccinium vitis-idaea
(Lingonberry)

PLANT LIST
CODE QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS MATURE SIZE SPACING
DECIDUOUS TREES

AC 1 Quercus robur 'Fastigiata' Upright English Oak 8cm cal. 70cm dia. B&B root ball
upright habit

15m height
6m spread as shown

CODE QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS MATURE SIZE SPACING
BROADLEAF EVERGREEN SHRUB

vo 10 Vaccinium ovatum 'Thunderbird' Thunderbird Evergreen Huckleberry #2 pot full & symmetric habit
well established in pot

180cm height
190cm spread 75cm

 - ROOF LEVEL

i 33 Vaccinium vitis-idaea Lingonberry #1 pot heavy 15cm height
30cm spread 30cm

CODE QTY BOTANICAL NAME COMMON NAME SIZE COMMENTS MATURE SIZE SPACING
GROUND COVERS

1. COMPLIANCE, GOVERNMENT - ALL WORK SHALL BE COMPLETED TO THE
SATISFACTION OF THE CITY OF RICHMOND AND SHALL COMPLY WITH ALL
STANDARDS AND REGULATIONS OF THE SAME. CONTRACTORS SHALL
ENSURE COMPLIANCE OF ALL WORK PRIOR TO INSTALLATION.

2. COMPLIANCE, STANDARD - ALL MATERIAL, SHIPPING PROCEDURES, AND
INSTALLATION OF LANDSCAPE ELEMENTS SHALL CONFORM TO LATEST
EDITION OF CANADIAN LANDSCAPE STANDARD AVAILABLE AT
COMMENCEMENT OF WORK.

3. COMPLIANCE, MMCD - ALL WORKS SHALL CONFORM TO THE LATEST
MMCD DETAILS AND SPECIFICATIONS AVAILABLE AT COMMENCEMENT OF
WORK WHERE NO SPECIFIC DETAIL, NOTE OR SPECIFICATION IS PROVIDED IN
THE DRAWING SET OR ATTACHED MATERIALS.

4. EXISTING SERVICES - REFER TO ENGINEERING DRAWINGS FOR LOCATIONS
OF ALL BURIED SERVICES. CONTRACTOR IS RESPONSIBLE FOR OBTAINING
AND PAYING FOR ALL UTILITIES LOCATIONS AND ANY AND ALL COSTS
WHICH ARISE FROM DAMAGE TO SERVICES CAUSED BY ANY ACT OR FAILURE
TO ACT OF THE CONTRACTOR.

5. COORDINATION - THESE DRAWINGS SHALL BE TAKEN TO BE PART OF THE
LARGER SET OF DRAWINGS AND SPECIFICATIONS, WHETHER DIRECTLY
ATTACHED OR NOT, ISSUED FOR THE CONSTRUCTION OF THE ASSOCIATED
BOULEVARD WORKS. THESE DRAWINGS SHALL BE READ IN CONCERT WITH
SUCH DOCUMENTATION AND, WHERE CONFLICTS ARISE, THE CONTRACTOR
SHALL IMMEDIATELY REPORT SUCH CONFLICTS TO THE LANDSCAPE
ARCHITECT. THE WORK IS TO BE DONE IN COORDINATION WITH THE
CONTRACTOR OR CONTRACTORS ENGAGED IN CONSTRUCTION OF SUCH
ADJACENT WORKS.

6. CONCRETE, FORMS - THE CONTRACTOR SHALL COMPARE DIMENSIONS
PROVIDED WITH SITE CONDITIONS AND IMMEDIATELY REPORT ANY
DISCREPANCIES TO THE LANDSCAPE ARCHITECT AND THE ENGINEER. ONCE
COMPLETED THE CONTRACTOR SHALL CALL FOR INSPECTION OF THE FORMS
PRIOR TO PLACING STEEL REINFORCEMENT. CONTACT LANDSCAPE
ARCHITECT A MINIMUM OF 48 HOURS PRIOR TO DESIRED INSPECTION TIME.

7. CONCRETE, REINFORCEMENT - ALL CONCRETE REINFORCEMENT SHALL BE
INSPECTED AND APPROVED BY THE STRUCTURAL ENGINEER PRIOR TO
POURING OF CONCRETE. CONTACT STRUCTURAL ENGINEER A MINIMUM OF
48 HOURS PRIOR TO DESIRED INSPECTION TIME.

8. GRADING, GENERAL - THE CONTRACTOR SHALL ESTABLISH GRADES SUCH
THAT THERE IS, IN ALL AREAS, POSITIVE DRAINAGE TO AN ADJACENT DRAIN.

MINIMUM SLOPES SHALL BE AS FOLLOWS:

PEDESTRIAN PAVED AREAS 1%
VEHICULAR PAVED AREAS 1%
LAWN AREAS 2%
PLANTED BEDS 5%

9. GRADING, ALLOWANCES AND TOPSOIL PLACEMENT - OVERALL DEPTH OF
PLANTING MEDIUM AFTER SETTLEMENT SHALL BE:

GRASS AREAS 150 MM
SHRUB BEDS 450 MM
GROUND COVER AREAS 300 MM
TREES 600 MM

N.B.ALL SOIL SHALL BE TESTED NOT MORE THAN 14 DAYS PRIOR TO
INSTALLATION ON SITE. TESTING SHALL BE SPECIFIC TO THIS WORK.
CONTRACTOR SHALL AMEND THE SOIL ACCORDING TO THE
RECOMMENDATIONS OF THE SOILS TESTING LAB.

10. GRADING, BUILDING FINISHED FLOOR & CORNER ELEVATIONS - SEE
ARCHITECTURAL DRAWINGS.

11. PLANT MATERIAL, QUANTITIES - CONTRACTOR SHALL CONFIRM ALL
PLANT MATERIAL QUANTITIES. ANY DISCREPANCIES BETWEEN THE PLANT
LIST AND THE DRAWING SHALL BE REPORTED TO THE CONSULTANT. IN CASE
OF DISCREPANCY CONTRACTOR SHALL INSTALL PLANT MATERIAL AS PER
DRAWING. IN CIRCUMSTANCES WHERE THERE IS A DISCREPANCY BETWEEN
GROUND COVER QUANTITY AND SPACING THE SPACING REQUIREMENT WILL
PREVAIL.

12. PLANT MATERIAL, SUBSTITUTIONS - NO SUBSTITUTIONS TO PLANT LIST
SHALL BE MADE BY CONTRACTOR WITHOUT PRIOR WRITTEN AUTHORIZATION
FROM CONSULTANT.

13. PLANT MATERIAL, HEALTH - ALL PLANT MATERIALS MUST BE DISEASE
FREE FROM CERTIFIED NURSERIES.

14. MULCH - PLANTING AREAS SHALL BE MULCHED WITH 50 MM OF HEM/FIR
BARK MULCH. THE USE OF CEDAR MULCH OR ANY MIX CONTAINING CEDAR IS
NOT PERMITTED.

GENERAL NOTES
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100x100 SQ. SECTION STEEL POST

25x50 U-CHANNEL STEEL RAIL

12x12 RECT. STEEL PICKET

12x50 RECT. STEEL RAIL

12x100 RECT. STEEL TOP RAIL

1411694 6941834

885 885

25x50 U-CHANNEL STEEL RAIL

12x12 RECT. STEEL PICKET

12x100 RECT. STEEL TOP RAIL

HEAVY STEEL HINGE

HEAVY STEEL HINGE

12x50 RECT. STEEL RAIL

LOCK SET

STEEL DROP PIN

GATE INTERIOR GATE EXTERIOR GATE END FENCE ELEVATION

FENCE PLAN VIEW

700850 745

Bayview Coffee Table BVCT-34 Beselt 2ft Chair All Aluminum BAL-2

wishboneltd.comwishboneltd.com

COLOUR: BLACK TEXTUREDCOLOUR: BLACK TEXTURED  TIMBER: GREY PLASTIC

Berlare Iron Wall Lig

by Breakwater Bay

COLOUR: BLACK

AQUAPAVE CONCRETE UNIT PAVERS
PATTERN: AS PER LAYOUT PLAN
COLOUR: AS PER LAYOUT PLAN

5mm CLEAR CRUSH OPEN GRADED
BEDDING COURSE @ 50mm DEPTH

20mm CLEAR CRUSH OPEN GRADED
AGGREGATE UPPER SUB-BASE @ 200mm DEPTHNON-WOVEN GEOTEXTILE

NILEX 4510 OR EQUIVOLENT

TYPICAL 150mm X 200mm
CONCRETE CURB

REBAR TO BE CONTINUOUS
CONTROL BREAKS

EVERY 4000mm

LOOP 2 Space Bike Rack Stainless Steel  LBRG-1-SS

wishboneltd.com

COLOUR: BLACK TEXTURED

18
00

14
25

10
0

1% CROSS-SLOPE 10
0

EXPANSION JOINT TO BE FILLED w/ BITUMIOUS FIBRE BOARD PROVIDE
EXPANSION JOINTS @ 6000mm O.C. & ADJACENT TO ALL
VERTICAL ELEMENTS (I.E. FOUNDATIONS, BOLLARDS & WALLS)

SAW CUT CONTROL JOINT @ 1500mm  O.C.

102x102X MW13.3/MW13.3
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PLANTING AREA

WALKWAY

WALKWAY

1% DN 1% DN

SOIL LEVEL:

TO BE SLIGHTLY HIGHER

THAN SURROUNDING GRADE

TO ALLOW FOR BACKFILL SETTLING.

UNDISTURBED NATIVE SOIL

PRUNE ONLY DEAD, BROKEN, OR DISEASED LIMBS

TO MAINTAIN NATURAL FORM OF SHRUB.

75mm MIN. DEPTH BARK MULCH OR APPROVED

EQUAL. TAPER MULCH TO BASE OF SHRUB.

REESTABLISH ANY DAMAGED SEED / SOD.

POTTED

ROOT

CONIFEROUS OR DECIDUOUS SHRUB

MIN. 450 mm BACK OF

PLANTING BED EDGE

Less than 100mm caliper

(optional)

SPADE CUT EDGE

100 TYP.

GALVANIZED GUY WIRE No. 11 MIN. POSITIONED

ABOVE FIRST STRONG BRANCHES.

NEW 2 PLY / 12mm, REINFORCED BLACK RUBBER

HOSE OR APPROVED EQUAL. POSITIONEDAPPROX.

3/5 HT. FOR ALL TREES. WIRE DOES NOT GO

AROUND TREE.

USE THREE (3) 50mm X 50mm X 2500mm LNG.

STUDDED HEAVYWEIGHT T-POSTS (7.5 POUND). ALL

EXPOSED PORTIONS OF TREE STAKE TO BE FREE

OF RUST AND PRIMED. TREE STAKE SET MIN. 900mm

INTO UNDISTURBED SOIL W/ ONE ON SIDE OF

PREVAILING WINDS. STAKES ARE TO BE REMOVED

AFTER ONE GROWING SEASON.

3X ROOT BALL DIAMETER

10
0

n.t.s.STAKING PLAN

TAMP TOP SOIL

AROUND ROOTBALL

BASE FIRMLY WITH

FOOT PRESSURE SO

THAT ROOT BALL DOES

NOT SHIFT. DO NOT

ALLOW AIR POCKETS

TO FORM WHEN

BACKFILLING.

B&B ROOTBALL

n.t.s.DETAIL

TOPSOIL, REFER TO TOP SOIL SPECS.

400mm COMPACTED LOAM BELOW ROOT BALL.

75mm MIN. DEPTH BARK MULCH OR APPROVED

EQUAL OVER EXPOSED ROOTBALL. TAPER MULCH

TO BASE OF TREE. MULCH STARTING 50mm FROM

ROOT FLARE (TRUNK) & EXTENDING THE HOLE.

PRUNE ONLY DEAD, BROKEN, OR DISEASED TREE

LIMBS TO MAINTAIN NATURAL FORM OF TREE.

IF TREE IS IN WIRE BASKET, CUT AND REMOVED

STRAPPING AND THE HORIZONTAL/ VERTICAL

WIRES OF THE BASKET TO A MIN. DEPTH OF 200mm

FROM TOP OF ROOTBALL. PULL BACK BURLAP TO

MIN. DEPTH.

UNDISTURBED NATIVE SOIL

SCARIFY WALL OF TREE WELL.

EVERGREEN

CONIFEROUS

BROADLEAF

DECIDUOUS

* ANGLE

STAKES

AT 2°

SLOPE TOPSOIL FROM ROOT BALL

TO EDGE OF HOLE TO FORM WELL.

SINGLE LEADER

(unless multistem species is specified)

DO NOT DAMAGE OR CUT LEADER

150

REMOVE CONTAINER AND LOOSEN ROOTS OF

POTBOUND PLANTS BY SCORING OR PULLING.

45
0 

M
IN

.

450mm MIN. DEPTH LIGHTLY COMPACTED TOPSOIL

REFER TO TOP SOIL SPECS.

60
0 

M
IN

.

1800 O.C.

17
50

80
50

18
00

25x100  P/T HEM/FIR RAIL (PUBLIC SIDE)
25x100  P/T HEM/FIR RAIL (PRIVATE SIDE)

25x150  CEDAR FENCE BOARDS

50x150 P/T HEM/FIR TOP RAIL

100x100 P/T HEM/FIR POST

FINISH GRADE

25x150  P/T HEM/FIR RETAINER (PUBLIC SIDE)
25x150  P/T HEM/FIR RAIL (PRIVATE SIDE)

25x150 P/T HEM/FIR RETAINER (PUBLIC SIDE)
25x150 P/T HEM/FIR RAIL (PRIVATE SIDE)

WOODEN POST CAPS

TYP. (MAX.)

10
75

47
5

20
5

12
5

SECTION  ELEVATION

NOTES:

1. ALL PORTIONS OF FENCE, INCLUDING
FOUNDATIONS, TO BE WITHIN PRIVATE
PROPERTY.

2. ALL TIMBER SHALL BE WESTERN RED
CEDAR OR PRESSURE TREATED HEM / FIR
AS NOTED. ALL TIMBER TO BE STANDARD
OR BETTER AND FREE OF CHECKS, SPLITS,
WARPS OR OPEN KNOTS.

3. SET FENCE POSTS IN CONCRETE FOOTING
WITH MIN. OF 1/3 POST LENGTH.

4. POST HOLES TO HAVE 400mm DIA.
5. ENTRY TO BE OUT-SWING GATE

COMPLETE WITH LATCH.
6. ALL HARDWARE AND METAL FIXTURES TO

BE HOT DIPPED GALVANIZED.
7. FENCE TO BE UNSTAINED/UNPAINTED.

HEAVY GRADE GALV.
STEEL POST SHOE

4 x 10mm DIA. GALV.
STEEL BOLTS c/w GALV.
WASHERS & NUTS

C.I.P. CONCRETE PILE
200mm DIA. X 450mm

24
00

90
0

50x150 P/T
HEM/FIR SPLINTS

150x150 P/T
HEM/FIR POST

HEAVY GRADE GALV.
STEEL POST SHOE

4 x 10mm DIA. GALV.
STEEL BOLTS c/w GALV.
WASHERS & NUTS (TYP.)

C.I.P. CONCRETE PILE
300mm DIA. X 900mm

10
0

BARRIER FENCE

NEIGHBOUR BUILDING

WOODEN LAMP POST

HERITAGE BUILDING
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