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Staff Report 

Origin 

Onni Development (Imperial Landing) has applied to the City of Richmond to amend the 
"Stcveston Maritime Mixed Use (ZMU 12)" zone and the "Steveston Maritime (ZC21)" zone to 
permit additional commercial uses in the non-residential spaces of each of the six (6) existing 
buildings on the subject site at 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street 
(Attachments I & 2). 

204 1 Official Community Plan 
The 2041 Official Conununity Plan designates the subject site as "Mixed Use". No amendment 
is necessary. 

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

Proposed Zoning Text Amendments 
The application proposes to amend the "Steveston Maritime Mixed Use (ZMU I2)" zone and the 
"Steveston Maritime (lC21)" zone to allow additional uses in the non-residential areas of the six 
(6) existing bui ldings on the subject site. These new proposed uses, along with the existing 
permitted Maritime Mixed Use (MMU), would be located in spaces located on the ground floor 
of a ll six (6) existing buildings on the subject site and on the second floor oflhe 4080 Bayview 
Street building on the subject site. 

Findings of Fact 

The Site 

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

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

• One (1) two-storey MMU building west of Easthope Avenue located in the building 
addressed 4080 Bayview Street. 

• One (I) one-storey MMU bui lding east of East hope Avenue in the building addressed 
4100 Bayview Street. 

• A total of 52 residential apartment units and 5.542 rn2 (59,648 ttl) of non-residential MMU 
space. 
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• Two (2) underground parking structures located east and west of Easthope Avenue. 

• Public plaza space in rights-of-way at the South ends ofNe. I Road and Easthope Avenue 
that is pedestrian-oriented. 

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

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

Project Description 

• General 

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

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

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

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

• Proposal Highlights 

399 1455 

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

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

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

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

• Public Parking 

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

Surrounding Development 

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

• To the northwest, across Bayview Street at the corner of No. 1 Road, is a three-storey mixed 
use building with commercial at grade and residential units above at 411 1 Bayview Street 
(pennitted under DP 03-230077), zoned "Steveston Commercial (ZMUII)" with a permitted 
density of 1.6 floor area ratio (FAR) and a maximum bui lding height of 12 ffi. 

To the north, across Bayview Street are seven (7) multi-family buildings. Between 
No. I Road and Easthope A venue are two (2) four storey residential apartment bui ldings at 
4211 and 4233 Bayview Street (permitted under DP 03 230076), zoned "Low Rise 
Apartment (ZLR 12) - Steveston (BC Packers)", with a permitted density of 1.5 FAR and a 
maximum building height of 15 1l1. Between Easthope A venue and Bayview Street, are five 
(5) three-storey townhouse buildings at 12333 Engl ish Avenue, 12300 English Avenue and 
4311 Bayview Street, zoned "Town Housing (ZT41) - Bayview StreetlEnglish Avenue 
(Steveston)" with a permitted density of 0.7 FAR and a maximlml building height of 12 1l1. 

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

• To the south, is the City dike with walkway zoned "School and Institutional Use (SI)", and 
further south is a City-owned "Maritime Mixed Use" (M?v1U) waterfront lot with 
development potential, zoned "Steveston Maritime (ZC21)" with a permitted density of 
0.8 FAR and a maximum building height of 12 m. The proposal will not change the uses 
pennitted on this site. 

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

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

Public Input 

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

Onni 's public consultation regarding this proposal has involved two (2) separate open house 
meetings held on-site on July 11,2013 and July \3,2013. A summary report prepared by the 
developer, was submitted to the City, including copies of the sign-in sheet's (Attachment 7). The 
open house meetings were advertised in the Richmond Review and the R ichmond News and 
invitations were mailed to 1935 residences and 252 businesses in the surrounding 
neighbourhood. At the meetings, information about the proposed uses, non-residential areas of 
the site, parking and truck loading, as well as road network improvements were presented. For 
both open house meetings, a total of 329 people signed the attendance sheets and 208 feedback 
forms and form letters were submitted. The feedback forms and fonn leners represent 176 
Richmond households, wi lh 139 households (79%) in support oflhe proposal, 26 households 
(15%) not in support of the proposal and 11 households (6%) unsure. 

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

The City has received a s ignificant amount of correspondence from the public regarding the 
subject site over the years. Regarding the proposal to add new commercial uses into the existing 
deve lopment, the City received emails and letters representing 13 1 Richmond households, with 
99 households (76%) in support of the proposal and 32 households (24%) not in support of the 
proposa\. The following have been included in this report (Attachment 9) for Council 
consideration: 

• Letters and emails submitted to the City before the buildings were constructed and outside of 
any City development application process in response to meetings facilitated by the 
developer in the Byng elementary school gymnasium on February 23, 20 12 and February 25, 
2012; and 

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

• A desire for the fo llowing community ameni ties - Affordable Housing, community centre 
space, community pol ice station , library space, marine museum, arts performance space, 
public art, visitor information centre and publ ic washrooms. Tlte proposal does 1101 include 
addillg lIew residelliialllllils to the existing 52 apartmeltts Oil fil e subject site, so the 
proposal lloes 1I0t include Affordable Housing IIIrit!. or a voluntary contribution towllrds 
Affordable Hous;IIg. However, th e del'eloper is currently renting out the apartments, 
which supports a spectmlll of housillg options in the City. The developer has agreed to 
provide a voltmtary cOlltribution of $1,500,000 toward the City's Leisure Facilities FUlld, 
for COlillcilto use at its discretioll. 

• Concern regarding the impact of new commercial space on the economic viability of 
Steveston Village. The developer has submitted a retail analysis report, prepared by Hume 
Consultillg Corporatioll, addressillg this COllcem and indicating that the proposal should 
support th e economic viability of Stevestoll Village, and should 1I0t have a negative impact. 
Please see the 'Extending the Commercial Uses East of No.1 Road' section of this staff 
report. 

• Concern regarding the viability of the current MMU land uses and potential vacant stores. 
This conce", is sharell by the developer awl is the rationale/or tIre developer's reqllest to 
widell th e rauge of permitted commercial uses 0 11 the subject site. 

• Safety concerns regarding the ground conditions and changes in ground level on the site. 
The subject site is still muler cOllstructioll alld is required to provide all markings, g uard 
rails and handrails required by the Be Building Code. 

• A desire for free parking. The developer has 1I0t yet determined whether afee would be 
charged for commercial parking spaces 011 this site. As part of the ollgoing managem ent 
of commercialullits, On"i would review parking usage amI what if allY f ees should be 
charged. City COil trolled public parking is provided ill th e sur/ace parking areas aligned 
with the SOlllh ends of English Avenue alld Ewell A venue ill City rights-of-way. 

• A desire for parking for people with disabilities. Disabled parking spaces are provided ill 
accordallce witlt lite City's zoning bylaw ill tlt e Ululergrolllld parkillg structures. [II 
addition, th ere are disabled parking spaces ill tire s llrface public parking arellS on Ih e 
subject site at tlte soutlt ends of Englislt A venue and Ewell A venue. 

• A desire fo r bicycle parking. The developer has agreed to illstall additional bicycle parking 
racks ollts ide of tit e proposed commercialllllits as a condition of tire zOllillg text 
amelldmellt. 
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• A desire for higher [Tcquency transit service. This reqlleslltas been brought to tile attelltioll 
of Trallslillk. 

• Transportation Related Concerns: increased parking demand; naTrow street width, increased 
traffic and traffic mitigation; and truck traffic impact on residential streets, safety, noise and 
timing. Tlte developer has submitted a Traffic impact Study, addressing these concerns 
aud illdicating tltal the proposal supports the expected parking demand, all(/ tltat lVilh 
idelltified improvements, lite surroulldillg road lIetwork call slIpport lite proposal. Please 
see lite "Vehicle Access, Parking alltl Truck Delit.'ery" section of litis staff report. 

• Concerns relating to commercial operations, such as the amount of garbage, hours of 
operation and safety and securi ty. Tlte deJ1elopment illclllde~' secure i"terior garbage ami 
recycling storage areas for tlte resident,,, ami for tlte business operators inside tlte bui/dillgs 
ami parking structllres. Tlte Itollrs of operation are 110t yet kllOWll, hilt commercial truck 
llelivery Itollrs of operatioll are proposell to he limited. Plellse see tlt e "Velticle Access, 
Parkillg and Truck Delivery~' section o/th;s staff report. 

• Concerns relating to the architectural fonn and character of the existing development, 
including provision of views and open space, and the impact of signage. The proposal does 
1I0t illclude allY Ilew cOllstruction. However~ allY new busillesses would he required to 
lIpply for ami ohtaill (I sigll permit be/ore ;Ilstalling allY business s;gllage. 

• A desire to restrict all res idential uses to the portion of the site east of Easthope A venue, to 
restrict all commercial uses to the portion of the site west of East hope Avenue, to demolish 
the 4 100 Bayview Street bui lding and increase public open space as previously proposed by 
the developer as part of an older rezoning application (RZ 04-287989). Tlte older rezollillg 
applicatioll was wit/lilrawll hy tlte developer ami illstead tlte currellt development was 
cOllstructed (permitted hy DP 08-414809), which includes built !101l-residential spaces 
throughout the s;te. 

• Concern regarding the proximity of a possible child care facility to convenient drop-off/pick 
up parking. O""i has received interest to lease a portioll of tlt e secolld floor oftlte 4080 
Bayview Street hllildillgfor a cltild care facility. Tlte development does provide the 
required parking ami elevator access from tlte parking level lip to tlte secondfloor. Before 
a cltild carefacility call be established, all operator isfirst relillired to meet provincial 
requirements alld obtain a community care facilities license from the Vancouver Coastal 
Health autltority. 

• Clarity regarding the required provision of indoor amenity space for residents. As part of tlte 
approved Developmellt Permit, Dlllli was required to register a legal agreement 011 title to 
secllre illdoor amenity space for the use o/the residents living 011 the subject site. This 
indoor amenity room is located 011 the secolllifloor of the 4080 BaJ'Jliew Street buildillg. 
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Staff Comments 

Based on staffs review oflhe subject application, including the developer's Transportation 
Impact Study (TIS), staff are supportive of the subject zoning text amendment, provided that the 
developer fully satisfies the considerations of the zoning text amendment (Attachment 6). 

Analysis 

1. Reasons for the Proposal 

The developer has provided the following justification of the proposal: 

• The subject site is the last phase afOnni's redevelopment of the fonner Be Packers sileo 

• Onot considered ways to make the current OCP/S tevcston Area Plan and zoning designations 
viable. 

• Viability was nOl achieved because most "Maritime Mixed Use" land uses need to be related 
to the commercial fish ing industry and economical uses have not been found ; 

• After several years, Dnni is now proposing a revised range of what they advise will be viable 
uses while still retaining aJl uses in the existing "Maritime Mixed Use" definition. 

• The proposed range of land uses still allows for all original uses in the ZMU12 and ZC21 
zones. 

2. Proposed Uses and Layout 

To achieve viabili ty. the applicant is requesting that a range of commercial land uses be allowed 
in addition to retaining all existing Maritime Mixed Use (MMU) uses in the existing non­
residential spaces located on the ground floor of all six (6) existing buildings on the site, and on 
the second floor of the 4080 Bayview Street bu ilding. 

The developer advises that this proposal is benefi cial because it supports the viability of the 
village and provides community amenities. 

3. 2041 Official Community Plan 

The site is designated "Mixed Use" in the City of Richmond 2041 OCP Land Use Map, which 
provides for residential, commercial, industrial, office and institutional uses. Marina uses, 
waterborne housing and limited commercial uses, facilities and services are pemutted on the 
waterfront, in which case the retail sales are limited to boats, boating supplies and equipment, 
and related facilities and services for pleasure boating and the general public. The proposal is 
consistent with the 2041 DCP, as it aims at aChieving a more viable village waterfront (e.g. a 
more viable range or uses, continued public access along the waterfront, public parking and area 
character). 
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4. Current and Proposed OCP Steves ton Area Plan Bylaws 

The site is designated "Maritime Mixed Use" in the Steveston Area Plan (Schedule 2.4 to ocr 
Bylaw 71 00). As the proposal does not comply with the current area plan " Maritime Mixed 
Usc" land use definition, an amendment is required to enable a wider range of commercial uses 
in the "Maritime Mixed Use" (MMU) area. 

"Maritime Mixed Usc" is currently defined in the Steveston Area Plan as "an area set aside to 
support the maritime economy. with an emphasis on uses which support primarily the 
commercial fishing fleet , including: 

i) Custom Workshops 

Enclosed Storage Facilities 

Fish Auction and Off-loading 

Lawldry and Drycleaning 

Light Industrial 

Maritime Educational Facilities 

Moorage 

Offices 

Other Services Related to Maritime Uses 

Parking 

Service and Repair of Boats and Marine Equipment 

ii) Retail uses are accommodated as accessory uses in the Maritime Mixed Use Area, between 
Phoenix Pond and No.1 Road. 

iii) Between Phoenix Pond and No. 1 Road, residential uses are accommodated above grade 
and on1y over the dry land portions of the Maritime Mixed Use area as a secondary use. In 
addition, residential uses are to be situated so as to minimize potential connicts with other 
uses." 

The developer has requested that the OCP/Steveston Area Plan definition of Maritime Mixed 
Use be changed to: 

• Retain all existing uses including maritime related uses. 

• Pennit additional neighbourhood commercial uses in the "Maritime Mixed Use" area, 
between Phoenix Pond and No. I Road. 

With the proposed "Maritime Mixed Use" definition text amendment, the proposal is regarded as 
being consistent with the Steveston Area Plan neighbourhood vision. The neighbourhood vision 
envisions development would: support a "homeport" for the commercial fishing fleet; provide a 
place where people can live, work and play; ensure public access along the waterfront; enable 
residents and visitors to shop and enjoy the heritage, recreation, commercial fishing fleet, private 
moorage where appropriate, natural amenities and waterfront activities; cater to local residents 
and visitors through a diversity of mutually compatible land uses providing opportunities for 
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employment, shelter, commerce, community services, recreation, touri sm and entertairunent; 
provide safe and comfortable pedestrian and vehicular circulation while providing ready access 
throughout the area and especially to the water's edge; sensitively link and buffer nodes of 
activity with strong connections to the foreshore; and manage urban development. 

S. Current and Proposed Zoning Bylaws 

Existing Zoning 

The site is currently zoned: 

• "Steveston Maritime Mixed Use (ZMU12)" (formerly "Comprehensive Development 
District (CD/I04)") at the east and west ends orthe site. 

• "Steveston Maritime (ZC21)" (formerly "Comprehensive Development District (COil OS)") 
in the middle. 

This zoning was put in place under rezoning application RZ 98-153805, which was adopted in 
2001. 

The current zoning pemlits only: 

• "Maritime Mixed Use" that supports local fishing industries which Onni advises has proven 
to not adequately be economically viable. 

• Residential dwelling units at the east and west ends of the site, limited to 40 dwelling units 
and 62.5% of the building floor area. 

Proposed Zoning Amendments 

The "Steveston Maritime Mixed Use (ZMU12)" zone applies only to portions of the subject site, 
therefore the proposed changes will not apply to any other property in Richmond. The 
"Steveston Maritime (ZC21)" applies to a portion of the subject site and the City owned water lot 
located to the south. The proposed changes would not affect the City'S water lot. Zoning text 
amendments are proposed to both zones to allow a wider range of non-residential uses on the 
subject site. 

To accommodate the developers proposal, "Steveston Maritime Mixed Use (ZMU12)" and 
"Steveston Maritime (ZC21)" are proposed to be amended to: 

• lnclude conventional commercial uses in both zones that are intended to accommodate the 
shopping, personal service, business, entertainment, recreational, community facility and 
service needs of area residents. 

• Retain all of the Maritime Mixed Uses pemlitted in the existing "Steveston Maritime Mixed 
Use (ZMU 12)" zone. 

• Retain all of the Maritime Mixed Uses permitted in the existing "Steveston Maritime 
(ZC21)" zone. 

• Limit the proposed new uses in the "Stcveston Maritime (ZC21)" zone to the subject site 
only. 
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Staff worked with Onni to reduce the number of additional land uses. Staff requested indoor 
recreation not be included given the proximity to Steveston Community Centre. After 
consideration, Onni is requesting the addition of indoor recreation use to accommodate the type 
of recreation facility they may be able to secure, which they feel would provide services 
complementary to those currently provided in the neighbourhood. 

6. Extending the Commercial Uses East of No. 1 Road 

In 1997-1998, when the OCP/Steveston Area Plan was prepared, Village entrepreneurs did not 
want non-maritime related uses (e.g. pure conunercial) to extend east ofNa. 1 Road, as there 
were concerns that such uses and their location outside the village may weaken the economic 
viability of the village. 

This approach can now be reviewed because: 

• The existing limited Maritime Mixed Use (MMU) uses have proven not to be economically 
viable. 

• There has been an increase in Steveston' s population which appears able to support both 
existing and new commercial uses and services. 

Staff requested that Onni meet with the Steveston Merchants Association to review the proposal. 
Onni has been in contact with the association for a number of months and a meeting has been 
scheduled for late November. Staff will provide Council with an update ofinfonnation arising 
from the meeting. 

On behalf of the applicant, Hume Consulting Corporation submitted imperial Landing 
Preliminary Retail Analysis, dated September 2013. This retail analysis report supports the 
proposal , indicating that: 

• The 5,536 m2 (or approximately 59,500 ft2) of Maritime Mixed Use and commercial space is 
small relative to the amount of retail floor area warranted by local and visitor demand, as 
modelled by the consultant. 

• The proposed addition of an additional approximate 1,440 m2 (15,500 ft2) grocery store is 
expected to help keep local shoppers from leaving Steveston to shop at other shopping 
centres anchored by a large format grocery store. 

• A successful retai l component on the subject site is expected to help retain more shopping 
trips within the community, helping to generate spin-off shopping trips to other nearby 
businesses within Steveston Village. 

• Steveston Village includes a large number of businesses. It is unlikely tbat the proposed 
10-12 businesses on the subject site will have a significant impact on existing businesses in 
Steveston. 

• Many of the proposed businesses will be complementary to the existing business mix in 
Steveston Village. 

• The strong market interest by prominent retailers and service providers indicates that the 
subject site is an attractive and viable location and will be sustainable. 
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7. Vehicle Access, Parking and Truck Delivery 

The existing zoning and building design permits large trucks to access the site. A number of off­
site improvements were provided to address anticipated traffic volumes to the site. Given the 
proposed change in use, additional off-site improvements are being provided to enhance 
pedestrian and cycling safety and Transportation Impact Study findings as identified below. 

The elongated development site has four (4) vehicle accesses from Bayview Street, provid ing 
access to the development underground parking structures, truck loading bays, public parking 
areas, and controlled vehicle access to the City dike. 

On behalf of the applicant, the consulting engineering finn MMM Group Limited prepared a 
Transportation Impact Study, dated October 2013. Transportation staff have reviewed the study 
and accept the findings that the existing parking and loading facilities, in combination with the 
proposed road network improvements and truck traffic restrictions, can accommodate the 
proposed addition of new commercial uses on the subject site. The study identifies that parking 
is provided on the site as follows: 

• A total of270 spaces are provided in two (2) parking structures on the site, including 81 
spaces for the use of residents, 17 spaces for visitors and 172 spaces for the non-residential 
Maritime Mixed Use and conunercial uses on the site. 

• The parking supply exceeds the zoning bylaw requirement and will meet the parking demand 
of the existing uses pennitted on the site, as well as the proposed commercial uses. 

In addition, a total of35 publ ic parking spaces are provided on the site in public rights-of-ways 
aligned with the south ends of English Avenue and Ewen Avenue. 

The developer has agreed to enter into a legal agreement to manage truck traffic as a 
consideration of zoning text amendment. The proposed legal agreement will indentify that: 

• Large delivery trucks are prohibited from accessing or entering the site, including 
tractor-trailer WB-17 size trucks. 

• Truck delivery hours of operation for non-residential uses are limited to 7:00 am to 5:00 pm, 
Monday through Friday; 8:00 am to 5:00 pm on Saturday; and 9:00 am to noon on Sunday. 

• Truck activity on the site is required to comply with the City's Noise Regulation Bylaw. 

To address the future potential impact of truck traffic, the developer has agreed to provide a 
Letter of Credit security in the amount of$15,000 as a consideration of zoning text amendment. 
The security would be held by the City for 18 months to allow for future traffic calming and 
truck activity mitigation that may be required after the commercial area is occupied. 

A Servicing Agreement is a consideration of the zoning text amendment and will include design 
and construction of road improvements to address the proposed increased traffic on Bayview 
Street as a result of the development. Works include, but may not be limited to : 
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• Upgrading the No.1 Road and Bayview Street intersection by raising this intersection and 
adding a ballard treatment similar to the No.1 Road and Moncton Street intersection and 
installing decorative crosswalk surface treatment. 

• Upgrading the crosswalks along Bayview Street: 

a) At the two (2) midblock crosswalks between No.1 Road and Moncton Street, providing 
raised crosswalks. 

b) At the three (3) crosswalks at the Easthope A venue traffic circle, removing a 1.5 m 
section of the granite cobble pavers from each end of the crosswalk (near curbs), 
replacing with an extension of the existing square concrete panels and installing 
decorative crosswalk surface treatment. This will create a 1.5 m wide smooth path at 
either end of the crosswalks for cyclists. 

c) At the six (6) crosswalks at English Avenue and Ewen Avenue, removing the raised 
granite pavers and installing decorative crosswalk surface treatment to provide 
consistency between the crossings on Bayview Street. 

• Installing 30 kph posted speed limit signs on Bayview Street from No.1 Road to Moncton 
Street, Easthope Avenue, English Avenue and Ewen Avenue. 

• Add "sharrows" pavement markings to identify that Bayview Street is shared by vehicles and 
bicycles from No. 1 Road to Moncton Street in both directions. 

8. Heritage 

Heritage and archaeological considerations of the site were completed with the original rezoning 
(RZ 98- 153805). These included providing the City with interpretive materials, industrial 
artifacts and commemorative retention or allusion to former cannery and support facilities. 
Some bottles and shells post settlement (not First Nations) materials were also retrieved and are 
presently in the Richmond Museum collection. 

The application was not referred to the City' s Heritage Advisory Corrunittee the proposal does 
not include any new construction and the subject site is located outside of the Steveston Village 
Heritage Conservation Area. 

9. Environmentally Sensitive Areas 

There are no Environmentally Sensitive Area (ESA) concerns with the proposed development, as 
the site does not extend into the foreshore area waterfront or associated riparian vegetation. ESA 
concerns for the uplands were addressed in the original Be Packers Development Pennit 
(pennitted under DP 98-153807) to protect the river edge ESA. 
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10. Community Benefits 

The benefits ofthe proposal identified by the developer include: 

• Roadway improvements, and additional bike racks to enhance walking and cycling. 

• Registration of a legal agreement to ensure parking garage entry gates remain open during 
business hours, providing commercial customers and residential visitors with access to 
parking on the site. 

• Truck traffic restrictions to prohibit large delivery trucks from accessing or entering the site, 
and to limit truck delivery hours of operation for non-residential uses. 

• Traffic calming and truck activity mitigation Letter of Credit security. 

• Voluntary community amenity contribution in the amount of$1 ,500,000 towards the City'S 
Leisure Facilities fund to be allocated at the discretion of Council. 

• Voluntary Development Cost Charge contribution in the amount of $ 136,206 to go towards 
development of Road Works DCC pr~jects for the conversion of Maritime Mixed Use space 
to commercial space. 

• Voluntary Development Cost Charge contribution in the amount of$605 to go towards 
development of Storm Drainage DCC projects for the conversion of Maritime Mixed Use 
space to conunercial space. 

• The development design and total density remain unchanged from before this proposed 
zoning text amendment. The construction of the buildings and open spaces is nearing 
completion. 

• View corridors, pedestrian passage and vehicle passage linking the BC Packers 
neighbourhood with the public dike walkway remain unchanged from before this proposed 
zoning text amendment. 

• Publicly accessible open space along the south edge of the proposed residential buildings 
adjacent to the public dike walkway remain unchanged from before this proposed zoning text 
amendment. 

• Public plazas at the south end of No. 1 Road and Easthope Avenue, and public parking at the 
south end of English Avenue and Ewen Avenue remain unchanged from before this proposed 
zoning text amendment. 
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November 4, 2013 

Financial Impact or Economic Impact 

None. 

Conclusion 

- 16- RZ 13-633927 

Onni Development (Imperial Landing) Corp. is requesting that the City allow a wider range o r 
uses on their Maritime Mixed Use (MMU) site for improved economic viability and to enhance 
the community with uses to serve resident 's needs. While the proposal can be considered under 
the City's 204 1 OCP, an amendment to the Steveston Area Plan is required to address the 
additional uses being requested by the applicant. It should be noted that the site design is not 
affected by the land use change within the buildings and responds to the architectural form and 
character, vision and objectives set out in the Steveston Area Plan. The roadway improvements 
to enhance pedestrian and cyclist safety will assist in maki ng Steveston a walking and cycling 
community. 

On this basis, staff recommend that Official Community Plan Bylaw 7 1 ~O, Amendment 
Bylaw 9062; and Richmond Zoning Bylaw 8500, Amendment Bylaw 9063 be introduced and 
given first reading. 

Sara Badyal, M. Arch, RPP 
Planner 2 

SB:blg 

Attachment 1: Location Map 
Attachment 2: Aerial Photo 

~ Terry Crowe 
U Manager, Policy Planning 

Attachment 3: BC Packers Land Use Map (S teveston Area Plan) 
Attachment 4: Development Application Data Sheet 
Attachment 5: Diagranunatic Site Plans and Floor Plans 
Attachment 6: Zoning Text Amendment Considerations 
Attachment 7: Public Open House Summary Report 
Attachment 8: Public Input Maps 
Attachment 9: Public Correspondence 
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Attachment 2 

Original Dale: 04/08/ 13 

RZ 13-633927 Amended Date: 

Note: Dimensions arc in METRES 
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Be Packers Land Use 

Residential 

Maritime MixedUse 

- Commercial 

- PublicOpen Space 

Steveston Park 

SUBJECT 
SITE 

---- Unrestricted Continuous 
Public AccessO 

- Public Road 

•••• ••• Approximate Shoreline 

Approximate Line of 
Build ings and/or Structures 

Attachment 3 

II 

~III I IIII 
111111111 

• Heritage Potentia! 

a Community MixedUsc 

0 Parking associated with 
Maritime MixcdUscs & 
Limited Public Pari<ing 

o Note: The lrail should be located on the water side of any slrueNres Which extend over the water. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

RZ 13·633927 Attachment 4 

Address: 4020, 4080, 4100, 4180, 4280 and 4300 Bayview Street (formerly 4300 Bayview Street) 

Applicant: Onni Development (Imperial Landing) Corp. 

Owner: 

Site Size (m2
) : 

Land Uses: 

OCP Land Use 
Designation: 

Onni Development (Imperia l Landing) Corp. 

14,042.7 m2 

Mixed use 

No change 

No change 

Mixed use 

No change 

I 

Zoning: 
Steveston Maritime Mixed Use (ZMU12) 
& Steveston Maritime (ZC21) 

& Amended Steveston Maritime 

Building Dwelting units 
4020 Bayview St 12 
4080 Bayview St 0 

Number of Units: 4100 Bayview St 0 
4180 Bayview St 7 
4280 Bayview St 22 
4300 Bayview St 11 

Total 52 

I Bylaw Requirement 

Floor Area Ratio Max. 0.8 

Lot Coverage - Building Max. 60% 

Building Setback Min. 1 m 

Height (m) Max. 12 m & three-storey 

Off-street Parking Spaces: 
Maritime Mixed Use 

& Commercial 172 
Resident 78 

Visitor 11 
(Accessible) (6) 

Total 261 

Public Parking Spaces Limited 

Small Car Parking Spaces Max 50% 

Amenity Space - Indoor Min. 100 m2 

Amenity Space - Outdoor Min. 312 m2 

3991455 

I 

631 .2m2 

2,125.1 m2 

165.5 m2 

559.9 m2 

1,278.8 m2 

867.9 m2 

5,536 m2 

No change 

Existing 

0.8 

39.7% 

o m Min. to ROW 
1 m Min. to property line 

by approved DP 

12 m Max. & three-storey 

172 (1 .6ac.) 
81 
17 
(7) 
270 

35 by approved DP 

15% (39 spaces) 

Located in second floor of 
4080 Bayview St. 

Buildina 

1,295 m~ 

I New Variance 

None permitted 

None 

None 

None 

None 

None 

None 

None 

None 
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City of 
Richmond 

Attachment 6 

Zoning Text Amendment Considerations 
Development Applications Division 

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

Address : 4020 Bayview Street File No.: RZ 13-633927 

Prior to fin al adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9063, the developer is 
required to complete the following: 
1. Final Adoption ofOep Amendment Bylaw 9062. 

2. Registration of a legal agreement on Title to: prohibit large delivery trucks from access ing or entering the site, 
including WB-17 size (Maximum SU-9 delivery truck size); and to restrict truck delivery hours of operation for 
non-residential uses to 7:00 am to 5:00 pm, Monday through Friday; 8:00 am to 5:00 pm on Saturday; and 9:00 am to 
noon on Sunday. 

3. Registration ofa legal agreement on Title to: ensure parking garage entry gates remain open during business hours. 

4. Install an additional 8 (eight) Class 2 bike storage spaces (e.g. exterior bike racks) on-site to meet the Zoning bylaw 
requirements for the additional commercial uses . 

5. City acceptance of the developer's offer to voluntarily contribute $1,500,000 towards the City's Leisure Facilities 
Reserve Fund (Account 7721-80-000-00000-0000). 

6. City acceptance of the deve loper's offer to voluntarily contribute $136,206 to go towards development of Road 
Works DCC projects (Account 7301-80-000-78020-0000). 

7. City acceptance of the developer's offer to voluntarily contribute $605 to go towards development of Storm Drainage 
DCC projects (Account 7311-80-000-78020-0000). 

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

9. Enter into a Servicing Agreement* for the design and construction of road improvements to address the proposed 
increased traffic on Bayview Street as a result of the development. Works include, but may not be limited to: 

a) Upgrade the No.1 Road and Bayview Street intersection by raising this intersection and adding bollards similar to 
No. 1 Road and Moncton Street. As well, install decorative crosswa lk surface treatment on all three (3) legs of 
the intersection, using Durathenn materi al or equivalent. 

b) Upgrade crosswalks a long Bayview Street 

(1) At the two (2) midb lock crosswalks between No. I Road and Moncton Street, provide raised crosswalks. 

(2) At the three (3) crosswalks at the Easthope Avenue traffic circle, remove a 1.5 m section of the cobble 
pavers from each end of the crosswalk (near curbs) and replace with an extension of the existi ng square 
concrete panels. This will create a J.5 m wide smooth path at either end of the crosswalks for cyclists. 
Add a narrow band of the same decorative pavement surface treatment as a border along both sides of 
each crosswalk to provide consistency between the crossings on Bayview Street. 

(3) At the six (6) crosswalks at English Avenue and Ewen Aven ue, remove all of the raised granite pavers 
and rep lace with decorative crosswa lk pavement surface treatment, such as Durathenn material, or 
equiva lent. 

c) Fabricate and install 30 kph posted speed limit signs on Bayview Street to No. I Road, Easthope Avenue, 
English Avenue, and Ewen Avenue. 

d) Add pavement marking "sharrows" for bikes on Bayview Street from No. I Road to Moncton Street in both 
directions. 

Note: 

• 
• 

This requires a separate application . 

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

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

The precedillg agreements shall provide security to the City including indemnities, warranties, equitablcJrent charges, Letters of 
Credit and withholding permits, as deemed necessary or advisable by the Director of Deve]opment. All agreements shall be in a 
fonn and content satisfactory to the Director of Deve]opment. 

• Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Pennit(s), 
and/or Building Pennit(s) to the satisfaction of the Director of Engineering may be required including, but no! limited to, site 
investigation, testing, monitoring, sile preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, 
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and 
private utility infrastructure. 

Signed Date 
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Attachment 7 

SUMMARY REPORT 

4300 Bayview St. Rezoning Application 

Steveston Public Open House 

Held On July 11 & 13, 2013 

*It should be noted that the sign in sheets and all of the feedback forms were submitted to the 

City of Richmond on July 19th
, 2013 in digital and hardcopy format. 

-~nl .. ,~.,,~ , . 
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Appendix A - Public Consultation Process and Advertisements 
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Imperial Landing - 4300 Bayview Street Rezoning·· Public Consultation Process 

Open Houses - End of May/Beginning of June 

• 2 public open houses to be held in building S at Imperial landing 

• Wednesday Even ing 6:30 - 8:30 

• Saturday Afternoon 12:30 - 2:30 

Newspaper Advertisements - twice a week for 2 weeks leading up to the open houses 

• Richmond News - twice a week for 2 weeks 

• Richmond Review - twice a week for 2 weeks 

letter Mail Out - mailed out-2·3 weeks prior to open house 

• lC301, lC327,lC328, lC329 

• 1935 residences, 252 businesses 

Sign age 

• 2 Signs posted on site specifically advertising the open house dates 

Web Site - updates will occur consistently 

• www.waterfrontrezoning.com 
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PUBLIC INFORMATION MEETING 
Imperial Landing - Steveston, B.C. 

The Dnni Group Is nearing completion of construction for the final phase of "The 
Village" at Imperial landing, located at 4300 Bayview Street, which consists of six: 
low-rise mixed-use buildings. The existing zoning restricts commercial uses to those 
that are limited to the maritime Industry Including Industrial and manufacturing. The 
Onni Group has submitted a rezoning application to the City requesting additional 
community- based commercial/retail uses. 

Date &. Time: 

Location: 

Contact: 

Thursday, July 11, 2013 from 6:30PM - 9:00PM 
Saturday, July 13, 2013 from 12:00PM - 2:30PM 

Building 5 at Imperial Landing 
4280 Bayview Street, Richmond 

Brendan Vee at byee@onnl.com or 604-602-7711. 
Visit our website www.waterfrontrezoning.com 

Please join, us at the scheduled open houses listed above. We would like your 
feedback on what types of commercial/retail uses you feel are appropriate for the 
community. Onnl representatives and our consultant team will be on-hand to 
answer any questions regarding the proposal and to gather community feedback. 
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PLN - 105



Feedback Form 

Thank you for attending! Please tell us what you think. 

Thank you for attending the Imperial landing public consultation session. This meeting is being held as 

part of our rezoning process to gather the community's feedback in regards to adding additional 

commercial uses to the zoning. It is cnni's goal to create a community where residents can live. work, 

and play_ 

Please tell us about yourself: 

Name: ______________________________________________________ ___ 

Address: __________________________________________________________ _ 

E-mail (optional): ____________________________________________________ _ 

Phone (optional): ________________________________________________ __ 

Would you like to be contacted with further updates? 

Do you support the rezoning? 

Would you like general retail, office and service based tenants? YES D 

NoD 

NoD 

NoD 

What retail, commercial or services do you think should be considered at Imperial Landing? 

What do you think is missing from this community? 

Thank you for your feedback! 

This form can be dropped in the secure box, submitted directly to the City of Richmond, or e­

mailed to Brendan Vee at byee@onni.com. For further information please visit 

www.waterfrontrezoning.comorcaIl604-602-7711 
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July 19th
, 2013 

It should also be noted that in the supportive PDF's there are also letters of support in addition to the feedback forms. The 
letters are addressed to Mayor and Council, and we want to ensure they are included in the report. Moreover, as I refine o ur 
data base I will be sure to separate out the letters of support from the feedback forms so that there Is no overlapping. 
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Hi Wayne, 

I have summarized the public consultation sessions below. Please see attached for the summarized data base. 

• The open houses were held in Building 5 at 4280 Bayview Street, Richmond. Half of the building was curtained off and 
poster boards were set up on display around the room 

• Approx. 2,000 mall outs were sent to residents and businesses in the surrounding area 

• 4 newspaper advertisements in each the Richmond Review and Richmond News were published on June 28, July 3, July 
5 and July 10. 

• In addition to the City rezoning application signs, 2 signs advertising the open houses were posted on 
site, 

• The open houses were held on July 11th from 6:30·9:00 and July 13th from 12:00 · 2:30. Catering was done by 
Tapenade Bistro, Bean and Bean Coffee, Starbucks and Outpost Mini Donuts - All of which are local Steveston 
businesses. 

• In total we had 1B poster boards, which have all been sent to the City for their 
records 

• At the first open house 165 people signed in and at the second 164 people signed in, This gives us a combined 
attendance of 329 people over the course of the 2 open 

houses 
• Feedback has been broken into 3 categories: Supportive, Not Supportive, and Unsure or Unclear. Feedback was 

classified as unsure/unclear if it specifically stated unsure, or if the respondent indicated they did not support the 
rezoning but they did want particular retailers. We felt it was unfair to classify these responses as either yes or no since 
they ultimately feU Into more of a grey area response 

• Some people choose to support numerous pieces of feedback that included a feedback form as well as a letter 
addressed to Mayor & Council. Duplicates were not counted during the total feedback calculation. Both positive and 
negative responses had people who submitted duplicate methods of feedback and J have denoted it with a .. beside 
the person's name. 

• The total results showed that overall 78% percent of attendees were in favor of the rezoning 

If you have any questions on the format or calcu lations, please fee l free to contact me. 
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4020 Bayview Street Open House Feedback Map Inset 
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4020 Bayview Street - Public Correspondence Submitted to ONNI Map Inset 
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