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1.0 PURPOSE OF THIS REQUEST FOR PROPOSALS
The District of Kitimat is seeking Proposals from qualified Proponents for the purchase and development
of a portion of municipal property located in Kitimat, BC. The legal description of the parent parcel is as
follows:
Parcel Identifier (PID): 006-535-739
Legal Description: Lot 14, District Lots 6032 and 6037, Range 5
Coast District, Plan 8976 except Plans 10468 and 11095
The Property is a 2.37 ha (5.86 ac) portion of the parent parcel described above, which has a total area of
2.56 ha (6.33 ac). Proponents are required to include in their Proposal a site plan indicating their
preferred delineation of the 2.37 ha (5.86 ac) Property available for purchase, with the remainder of the
parent parcel to be retained by the District for community surface parking; this requirement is located in
Section 6.2(a) of this RFP. The District will incur costs required to subdivide the Property from the parent
parcel, including costs associated with the undertaking of a legal survey.
The Property will not be sold as a holding property and, if sold, shall be immediately developed upon the
completion of the purchase in accordance with a Purchase and Sale Agreement. If the successful
Proponent has not obtained a building permit for the Property within two years from the date of the
Purchase and Sale Agreement, and occupancy within four years, or such other period of time negotiated
with agreement of purchase and sale, the District may exercise an option to repurchase the Property from
the successful Proponent, as stipulated in Section 5.22(b).
This is a Request for Proposals (RFP), and not a call for tenders or request for binding offers. No
contractual obligations whatsoever (including “Contract A” under the law of tenders) will arise between the
District and any Proponent who submits a Proposal in response to this RFP until and unless the District
and a Proponent enter into a formal, written contract for the Proponent to acquire the Property identified
in this RFP.
Although not a specific Proposal requirement, the District of Kitimat kindly requests all interested parties
to complete and return the Receipt Confirmation Form provided in Part 1 of this RFP.

2.0 DEFINITIONS
“Council” means the elected Mayor and Council of the District of Kitimat
“District” means the District of Kitimat
“Property” means the property as defined in Section 1.0 of this RFP.
“Proponent” means a party who is participating in this RFP process.
“Proposal” means a Proposal prepared by a Proponent in response to this RFP.
“RFP” means this Request for Proposals.
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3.0 BACKGROUND
3.1 - Site Context
The Property is located in the District of Kitimat, in the North Coast region of British Columbia. Kitimat’s
current population is approximately 9,427 (BC Stats), a number that is expected to increase as liquefied
natural gas (LNG) and other major industrial projects progress from feasibility and environmental review
through to construction. There is, in addition, a construction work force of more than 2,300 housed in
temporary accommodation.
Currently there is development interest in all types of land (residential, commercial and industrial) in
Kitimat. Property values in the community are increasing and, at the present time, values are significantly
higher than they were in recent years. For example, between 2013 and 2014, Kitimat experienced a 26.7
percent increase in assessed values for single-family dwellings. This increase was the highest in British
Columbia over the noted time period.
3.2 - Site Overview
The Property is a vacant, forested site in the Mountainview Square area of Kitimat’s City Centre. It is
currently zoned City Centre (C1) and is located within the District’s Downtown Revitalization Development
Permit Area. A site overview of the Property is provided in the Marketing Package attached in Part 2 of
this RFP. The Marketing Package contains detailed planning, municipal servicing, environmental,
geotechnical and other considerations for the information of Proponents.
As stated in Section 1.0, the Property is a 2.37 ha (5.86 ac) portion of a larger parent parcel. The 0.19 ha
(0.47 ac) remainder of the parcel that is not available for purchase will be retained by the District for the
provision of surface parking for existing businesses in City Centre, with all related costs borne by the
District. This parking shall not be included by Proponents in the calculation of parking requirements for
development of the Property. The successful Proponent will be required to provide parking on the
Property in accordance with the District’s Off-Street Parking requirements for the C1-City Centre Zone,
which are attached to the Marketing Package in Appendix F.
Proponents shall not rely on any information contained in this RFP or the Marketing Package, and shall
be responsible for undertaking all site investigations and reviews at their own cost and expense. The
Proponent acknowledges and agrees that, in providing the Marketing Package, the District has not made
any representations or warranties as to the size, quality, nature, subsurface nature, history or condition of
the Property, nor as to the location of services or the possibility of connecting to neighbouring services.
The Proponent acknowledges and agrees that all servicing requirements, if any, must be completed at
the sole cost of the successful Proponent.
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4.0 POSSIBLE SELECTION OF PROPONENT
The District of Kitimat may consider all Proposals received and may enter into discussion with one or
more Proponents, without such discussions in any way creating a binding contract between the District
and any such Proponent.
The District reserves the right to request additional written and/or verbal information from the Proponents
and to independently verify this information accordingly. One or more Proponents may be required to
make a presentation to staff clearly defining their Proposal. Staff may then submit a report to Council. No
contract can be entered into by the District without the approval of the District Council, which has the sole
legal authority to commit the District to any contract or other legal obligation. Council may elect to accept,
reject or modify District staff’s recommendations.
No contractual, tort or other legal obligations are created or imposed on the District of Kitimat or other
individual, officer or employee of the District by the RFP documentation or by submission or consideration
of any Proposal by the District.
There will be no binding agreement with the District unless and until a formal, written Purchase and Sale
Agreement has been negotiated, agreed to and executed by the District and the successful proponent.
The District may reject any and all Proposals for any or no reason, and may at any time cancel this RFP
by addendum and decide not to sell the Property without liability for any loss, damage, cost or expense
incurred or suffered by any Proponent as a result of that cancellation. If the District cancels this RFP, the
District may issue a new RFP at any time, or enter into discussions or negotiations with any party for the
sale and development of the Property.

5.0 REQUEST FOR PROPOSALS REQUIREMENTS
This section defines the instructions and general requirements for submission of Proposals by
Proponents. Proponents are cautioned to carefully read the RFP requirements and follow the instructions
identified. Deviation from the procedures may be cause for rejection of the Proposal.
5.1 - Closing Time, Date and Location
Proposals submitted in response to this RFP must be received by the District of Kitimat before the closing
time and date of 4:30 pm Pacific Standard Time, 30 September 2014. The Contact Person and location
for Proposal submissions are as follows:
Attn: Gwendolyn Sewell, MCIP RPP
Director of Community Planning & Development
270 City Centre
Kitimat, BC V8C 2H7
E-mail: gsewell@kitimat.ca
Ph: 250-632-8912
Proposals will not be opened in public. Proposals received after the closing time and date will not be
accepted; hard-copy proposals will be returned to the Proponent unopened and e-mail submissions will
be deleted by the District’s Contact Person.
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5.2 - Proposal Submission
The District will accept hard-copy and/or e-mail submissions from Proponents. If a Proponent wishes to
submit a hard-copy Proposal, the Proposal must be mailed to the District in a sealed envelope that is
addressed to the District’s Contact Person (see Section 5.1) and clearly marked “Lot 14 Land Sale RFP
P-2014-06-06”. If a Proponent wishes to submit a Proposal by e-mail, the Proposal must be sent directly
to the District’s Contact Person with the subject line “Lot 14 Land Sale RFP P-2014-06-06”.
E-mails with attachments larger than 90MB cannot be received by the District. If a Proponent wishes to
submit a digital Proposal that is larger than 90MB, the Proponent must use an online file transfer method.
If an online file transfer method is to be used, the Proponent must provide the District’s Contact Person
with an e-mail link to access the Proposal before the closing time and date identified in Section 5.1.
Any information with respect to a Proponent’s Proposed Purchase Terms and Conditions (see Section
6.3) must be submitted in a separate document from the remainder of the Proposal. Proposals shall
therefore consist of two separate parts:



Part 1 – Proponent Information and Proposed Project Information
Part 2 – Proposed Purchase Terms and Conditions

Hard-copy submissions shall include Parts 1 and 2 in the same sealed envelope, as separate printed
documents. E-mail submissions shall include Parts 1 and 2 in the same e-mail, as separate attachments
or as separate files to be accessed using an online file transfer method.
Proposals must be complete, clear, consistent, well organized and legible to facilitate evaluation.
Proposal documents shall be written in English and submitted in an 8.5 inch by 11 inch format including
any attachments. A full or partial set of attachments in tabloid format is optional.
5.3 - Faxed Proposals
Proposals submitted by FAX will not be accepted and will be determined not to have been received.
5.4 - Acceptance Period for Proposals
All Proposals received as a result of this RFP must be open for acceptance for a period of 120 days from
the closing date of the RFP.
5.5 - Proponent Inquiries
Proponents are encouraged to discuss development concept ideas with the District’s Contact Person
only. Contact with any other District representative is expressly prohibited and may result in
disqualification of the Proponent. Verbal representations, promises, statement or advice made by
employees of the District or a member of District Council shall not be relied upon.
It is each Proponent’s responsibility to ensure that they seek clarification on any matter relating to this
RFP. Requests for clarification must be made in writing, or by phone, fax or e-mail only to the Contact
Person.
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The deadline to submit requests for clarification is 4:30 pm Pacific Standard Time, 23 September 2014.
Requests must be directed to the following Contact Person:
Attn: Gwendolyn Sewell, MCIP RPP
Director of Community Planning & Development
E-mail: gsewell@kitimat.ca
Ph: 250-632-8912
Fax: 250-632-4995
Information obtained from any other source is not official and should not be relied upon. Enquiries and
responses will be recorded as addenda on the District’s website at: www.kitimat.ca. Click on “Tenders”
under “Municipal Hall”.
5.6 - Addenda
It is the Proponent’s sole responsibility to frequently check the District’s website for addenda recorded by
the District prior to submitting their Proposal. Each Proponent shall provide a statement in their Proposal
declaring that all addenda have been reviewed, and that the Proposal takes all addenda into account.
Failure to provide this statement may result in a rejection of the Proposal if the District, in its sole
discretion, determines the exclusion significantly impacts the Proposal. The District takes no responsibility
for Proponents not frequently checking the District’s website for recorded addenda. The District reserves
the right to waive any irregularities in any Proposal.
5.7 - Valid Authority
All Proposals must be signed by the Proponent. Any corporate Proponent must ensure that the Proposal
is signed by its authorized signatory or signatories. In the case of a joint submission, Proposals must be
signed by an authorized signatory for the Proponent or Proponent group.
5.8 - Assignment
Proponents shall not assign their Proposal or any rights in respect of the same to any other party. Such
an assignment or purported assignment will immediately invalidate the Proponent’s Proposal.
5.9 - Confidentiality
All documents submitted to the District in response to this RFP or as part of any subsequent negotiation
regarding this RFP will become the property of the District, and will not be returned. Proponents should
also be aware that the District is subject to the provisions of the British Columbia Freedom of Information
and Protection of Privacy Act (FOIPPA). A Proponent may stipulate in their Proposal that portions of the
Proposal contain confidential information and are supplied to the District in confidence. However, under
FOIPPA the District may nevertheless be obligated to disclose all or part of a Proposal pursuant to a
request made under that Act, even if the Proponent has stipulated that part of the Proposal is supplied in
confidence. The Proponent should review the FOIPPA in order to gain a better understanding of the
District’s disclosure responsibilities under that Act.
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5.10 - Property Access
Prior to submitting a Proposal, Proponents should, by appointment only, visit the site in order to
familiarize themselves with the local conditions of the site and surrounding area. Site visits shall be
undertaken at the Proponent’s own risk and the Proponent shall leave the site in the same condition as
that in which it existed immediately before the Proponent entered the site. To make an appointment to
visit and view the site, please contact the District’s Contact Person described in Section 5.5 of this RFP.
By submission of a Proposal, each Proponent warrants that they have been afforded an opportunity to
visit the Property to make their own determinations as to the existing conditions and those likely to be
encountered for development purposes, and shall accept any condition that may be encountered on the
lands.
If sold, the Property will be sold "as is, where is” and the District assumes no responsibility for
and makes no representations regarding the state or condition of the Property.
5.11 - Acceptance of RFP Conditions
Unless otherwise documented in the Proponent’s Proposal, all conditions contained in this RFP are
assumed to have been accepted by the Proponent including but not limited to any and all addenda
recorded by the District during the RFP process. The conditions contained in this RFP along with any and
all addenda recorded by the District during this RFP process, will form part of the Proponent’s Proposal.
By submitting its Proposal to the District, each Proponent represents and warrants to the District that the
information in its Proposal is accurate and complete.
5.12 - Material Change after the RFP Closing Date
Subsequent to the closing time and date in Section 5.1, a Proponent shall promptly advise the District if
there have been any changes that could materially affect the Proponent’s ability to undertake the
purchase and development of the Property.
5.13 - Codes, Regulations, Standards, Permits and Approvals
Proponents shall comply with all laws and regulations of all Public Authorities having jurisdiction, including
those of the District of Kitimat. Proponents shall obtain, at their expense, copies of all applicable laws,
codes, bylaws, regulations and standards of all Public Authorities having jurisdiction with respect to the
development of the Property, and shall satisfy themselves with respect to the need for any Permits and
other approvals.
5.14 - Responsibility of Proponents
Proponents are responsible for informing themselves as to the contents of this RFP and related
attachments. Proponents are responsible to ensure that they have obtained and considered all
information necessary to understand the requirements of the RFP process and submittal of their
Proposal. The District makes no representation or warranty as to the completeness or accuracy of any
reference material made available to Proponents through the RFP process, including the contents of the
Marketing Package attached as Part 2 and will not be responsible for any loss, damage or expense
incurred by Proponents as a result of any inaccuracy or incompleteness in this RFP, or as a result of the
Proponents misunderstanding or misinterpreting the terms and conditions of the RFP.

6

District of Kitimat – Request for Proposals
P-2014-06-06

It is the responsibility of the Proponents to make an independent assessment of the accuracy and
completeness of any and all information provided as part of this RFP process. All costs associated with
the preparation and submission of a Proposal shall be borne solely by the Proponent.
5.15 - No Claims Against the District
By participating in this RFP process, Proponents acknowledge and agree that the District and its officials,
employees, agents and consultants will not be liable to any Proponent for any claims, direct or indirect,
whether for costs, expenses, losses or damages, or loss of anticipated profits, or for any other matter
whatsoever, incurred by the Proponent in preparing and submitting a Proposal, or participating in
negotiations leading to a Purchase and Sale Agreement, or any other activity related to or arising from
this RFP process.
5.16 - Canadian Currency
All monetary references in a Proposal must be to Canadian currency. Prices quoted should be exclusive
of all taxes.
5.17 - Confidentiality of Information
Information pertaining to the District obtained by the Proponent as a result of participation in this project is
confidential and must not be disclosed without written authorization from the District.
5.18 - Legal Action
The District may, in its absolute discretion, reject a Proposal submitted by a Proponent if the Proponent,
or any officer or director of a corporate Proponent, is or has been engaged within five years prior to the
closing date of this Proposal, in legal action against the District and/or its elected officials and/or
appointed officers and employees or any of them in relation to:



any other contract or services; or
any matter arising from the District’s exercise of its powers, duties or functions under the Local
Government Act, the Community Charter or any other enactment.

For purpose of this section, the word “legal action” includes, without limitation, a mediation, arbitration, or
hearing before an administrative tribunal or lawsuit filed in any court.
Without limiting the District’s sole discretion, in determining whether or not to reject a Proposal pursuant
to this clause, the District may consider such factors as:
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whether the legal action is likely to affect the Proponent’s ability to work with the District and its
employees, agents, other consultants, contractors and representatives or any of them; and
whether the District’s past experience with the Proponent in this matter that resulted in the legal
action indicates that the District is likely to incur increased staff and legal costs or either of them
in the administration of this contract if it is awarded to the Proponent.
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5.19 - Indemnification
The Proponent will indemnify and save harmless the District, its employees and agents from and against
all claims, demands, losses, damages, costs and expenses made against or incurred, suffered or
sustained by the District at any time or times (either before or after the expiration or earlier termination of
this RFP) where the same or any of them are based upon or arise out of or from anything done or omitted
to be done by the Proponent or by any servant, employee, officer, director or sub-contractor of the
Proponent.
5.20 - WorkSafeBC
The successful Proponent, and any contractors hired by the successful Proponent, shall be in good
standing with WorkSafeBC and will provide the District with their WorkSafeBC registration number prior to
commencement of any work on the Property.
5.21 - Law
The Proposal and any resultant award shall be governed by and construed in accordance with the laws of
the Province of British Columbia which shall be deemed the proper law thereof.
5.22 - Purchase Contract
The successful Proponent, if any, will be required to enter into a Purchase and Sale Agreement based on
a form prepared by the District. A sample of the District’s standard-form Purchase and Sale Agreement is
provided in Part 3 of this RFP. The District may elect to revise and supplement its standard-form in its
sole discretion.
The successful Proponent, if any, will be required to grant to the District and register on title to the
Property in the Land Title Office:
(a) a covenant pursuant to section 219 of the Land Title Act committing the successful Proponent to
develop the Property in accordance with approved plans; and
(b) an option for the District to repurchase the Property at the purchase price less 10% if the
Proponent has not obtained a building permit for the Property within two years from the date of
the Purchase and Sale Agreement, and occupancy within four years, or such other period of time
negotiated with agreement of purchase and sale.
5.23 - Real Estate Commission
No real estate commission of any kind will be paid by the District.
5.24 - Title and Encumbrances
There is currently registered against title to Lot 14 (PID: 006-535-739) one easement in favour of
Aluminum Company of Canada Ltd. This easement will run with the Property offered for purchase in this
RFP. Details about the easement are provided in the Marketing Package in Section 5.0; copies of the
legal title and easement are included in the Marketing Package in Appendix A and C respectively.
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There are currently municipal storm sewers and a municipal watermain within the boundaries of the Lot
14 parcel. Details about the location and size of the storm sewers and watermain are provided in the
Marketing Package in Sections 3.4 and 3.2 respectively.
Proponents shall indicate in their Proposals an intent to either relocate or maintain the existing locations
of the storm sewers and watermain. This requirement is explained in Section 6.2(i) and Section 6.2(j) of
this RFP.
5.25 - Servicing Requirements
As a condition of transfer and/or development approval, the District of Kitimat will require that the
successful Proponent enter into a servicing agreement for the construction of frontage improvements
along the northern edge of Lot 14 in the Tsimshian Boulevard right of way, as well as along the western
edge of Lot 14 along Wakashan Avenue, such works and services to be provided at the sole cost of the
successful Proponent. The works and services shall be provided in accordance with Part 9, Division 11 of
the Kitimat Municipal Code and related Municipal Specifications; copies are provided in Appendix J and
K of the Marketing Package respectively.
The frontage improvements for the Tsimshian Boulevard extension will include curb, gutter, sidewalk and
streetlight improvements, as well as deep and shallow utilities. A conceptual cross-section for the
Tsimshian Boulevard extension is attached in Appendix I of the Marketing Package. The frontage
improvements for Wakashan Avenue include curb, gutter, underground utilities and a 2.5m-wide
sidewalk. Additional servicing information is provided in Section 3.0 of the Marketing Package.
5.26 - Evaluation Criteria For Proposals
In selecting the successful Proponent, the evaluation may consist of, but shall not be limited to the
following (not in any particular order or precedence):
(a) Overall terms of proposed purchase (price, conditions, closing date, etc.)
(b) Strength of Proponent (financial resources, experience, reputation, etc.)
(c) Strength of proposed development (consistency with Official Community Plan, Kitimat Downtown
Design Guidelines, adherence to zoning, viability, etc.)
(d) Proposed building methods (green practices, LEED certification, accessibility etc.)
(e) Project impact (permanent employment associated with completed project, assessed value, etc.)
(f) Perceived value to the community
The District reserves the right to accept or reject any Proposal, whether according to the selection criteria
set out above or otherwise.
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6.0 PROPOSAL CONTENT
Proposals shall include the following information:
6.1 - Proponent Information
(a) Letter of introduction from the Proponent detailing the length of time they have been in business,
the primary line of business they are in, the markets they target and the volume of business they
produce. This letter shall include the full legal name of the Proponent, name of the Proponent’s
contact person and the names of the authorized signatories.
(b) Background information on the Proponent including resumes of the key personnel to be involved
in the proposed project and their respective roles and responsibilities.
(c) A reference letter from the Proponent’s primary banker confirming the Proponent’s ability to
access funds. The Proponent shall also provide additional information indicating that the
Proponent has the financial capability to develop the lands as proposed. The District, in its sole
discretion, may request additional evidence as it deems necessary. By submitting a Proposal, the
Proponent specifically authorizes the District to contact their primary banker referred to above
along with any other referees provided by the Proponent; the District will make such inquiries as it
considers necessary and appropriate.
(d) A list of completed projects that are representative of the type of project proposed for the site.
This list should include a brief description of each project along with the date of completion,
construction value and role of the Proponent, such as general contractor, developer, joint venture
partner, etc.
(e) A list of contractors, consultants and others to be engaged as part of the proposed project team.
(f) Details of potential partnerships, joint ventures or other business arrangements (if any) proposed
for the development of the site.
6.2 - Proposed Project Information
(a) A general description of the Property, including a site plan indicating the Proponent’s preferred
delineation of the 2.37 ha (5.86 ac) portion of the parent parcel that is available for purchase.
(b) A general description of the Proponent’s proposed design and development concept for the site,
including proposed phasing of development (if applicable) and how that achieves the District’s
planning objectives articulated in the Official Community Plan and other relevant documents. As
an optional item, Proponents may include within their proposed development concept one or
more possible location(s) for a new Municipal Hall and/or Museum. The District will consider
leasing or purchasing an interest in some portion of the building(s) proposed for the Property,
provided building space is adequate for the stated uses. It is estimated that the Municipal Hall
function would require 1300-1500 sq m of office space. Kitimat Museum and Archives would
require approximately 575 sq m of exhibition and archive space which has appropriate humidity
and temperature control, and 1150 sq m overall.
(c) The District encourages Proponents to address site and building accessibility for people with
reduced mobility. Proponents should describe their site and building accessibility strategy (atgrade construction, elevators, ramps, wide doors, etc.).
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(d) A list of items requested of the District in order to achieve the Proponent’s design and
development concept.
(e) The estimated value of construction and project schedule for each component of development.
(f) If phasing is proposed, a description of the proposed phasing schedule detailing commencement,
completion and marketing dates for each phased element.
(g) Proposed project statistics including commercial floor area, number of residential units and
number of parking stalls.
(h) Colour photos or renderings of similarly styled buildings to the ones proposed for the site.
(i) A general description of how the Proponent intends to address the municipal storm sewers that
are located within the boundaries of the Lot 14 parcel. The Proponent may choose one of the
following two options:


Option 1: relocate the storm sewers to a location and design criteria acceptable to the
District, and register a statutory right of way and covenant over said works in favour of
the District, the cost of which will be borne by the successful Proponent; or



Option 2: maintain the existing location of the storm sewers and register a statutory right
of way over said works in favour of the District, the cost of which will be borne by the
successful Proponent.

If Option 1 is chosen, the Proponent shall also provide a map indicating the proposed location to
which the storm sewers may be relocated.
(j) A general description of how the Proponent intends to address the municipal water main that is
located within the boundaries of the Lot 14 parcel. The Proponent may choose one of the
following two options:


Option 1: relocate the water main to a location and design criteria acceptable to the
District, and register a statutory right of way and covenant over said works in favour of
the District, the cost of which will be borne by the successful Proponent; or



Option 2: maintain the existing location of the water main and register a statutory right of
way over said works in favour of the District, the cost of which will be borne by the
successful Proponent.

If Option 1 is chosen, the Proponent shall also provide a map indicating the proposed location to
which the water main may be relocated.
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6.3 - Proposed Purchase Terms and Conditions
(a) Proposed purchase price
(b) Proposed deposit amounts and terms and conditions (refundable, non-refundable, etc.)
(c) Any and all proposed conditions precedent and dates for subject removal
(d) Proposed completion, adjustment and possession dates
Any information with respect to a Proponent’s Proposed Purchase Terms and Conditions must be
submitted in a separate document from the remainder of the Proposal. Proposals shall therefore consist
of two separate parts:



Part 1 – Proponent Information and Proposed Project Information
Part 2 – Proposed Purchase Terms and Conditions

See Section 5.2 for more information on submission requirements.
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REFERENCE MATERIALS
Part 1 – Receipt Confirmation Form
Part 2 – Marketing Package
Part 3 – Purchase and Sale Agreement
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PART 1 – RECEIPT CONFIRMATION FORM
Request for Proposals
P-2014-06-06
LAND SALE
Lot 14, District Lots 6032 and 6037,
Range 5 Coast District, Plan 8976
except Plans 10468 and 11095

As a courtesy to the District of Kitimat, please complete and return this form
as soon as possible via e-mail or fax.

1. Please provide the following information:
CONTACT PERSON:
COMPANY NAME:
ADDRESS:

TELEPHONE:
E-MAIL:

2. Please sign and date this form:
SIGNATURE:
DATE:

3. Please return this form by email or fax promptly to:
Attn: Gwendolyn Sewell, MCIP RPP
Director of Community Planning & Development
E-mail: gsewell@kitimat.ca
Fax: 250-632-4995
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1.0 PROPERTY OVERVIEW
1.1 - Site Description and Context
Lot 14 is a vacant 2.56 ha (6.33 ac) parcel located in the Mountainview Square area of Kitimat’s City
Centre. The site is bounded by vacant, forested land to the north and east, and a mix of commercial,
institutional and residential properties to the south and west. Existing developments in close proximity to
Lot 14 include an indoor shopping mall, a hospital, municipal recreation facilities, RCMP and courthouse
buildings, a college campus, assisted living and seniors housing complexes, commercial offices and
various retail establishments.
The Property available for purchase is a 2.37 ha (5.86) acre portion of Lot 14, which is located in close
proximity to the Kildala residential neighbourhood. Kildala is located immediately to the south and west of
City Centre and has an estimated current population of approximately 2,755 residents. Many of the
homes in Kildala are within walking distance of and are directly connected to City Centre via a pedestrian
pathway system.
A large worker accommodation complex has been proposed by PTI Group for a site in the Strawberry
Meadows area of Kildala, southeast of City Centre. The complex is proposed to include over 2,100
residential units/beds at full build-out. Zoning and OCP amendments for this project were approved by
Kitimat Council in June 2013 and a development permit was approved in March 2014. Construction
commenced in May 2014, and final completion is estimated for March 2016.
The location of Lot 14 relative to the surrounding developments noted above is shown in Figure 1.
General information about the parcel is provided in Table 1 and the legal title and subdivision plan are
included in Appendix A. A topographic site survey is included in Appendix B and encumbrances
applicable to the parcel are provided in Appendix C.
Table 1: General Information – Lot 14
PID

006-535-739

Legal Description
Lot 14, District Lots 6032 AND
6037, Range 5 Coast District,
Plan 8976 Except

Ownership

District of Kitimat

Area*

2.56 hectares
(6.33 ac)

Assessed Value
(2014)**

$1,341,800

Plans 10468 AND 11095
* The Property offered for purchase is a 2.37 ha (5.86) acre portion of the 2.56 ha (6.33 ac) parent parcel. The remaining 0.19 ha
will be retained by the District of Kitimat for community surface parking. Please refer to Sections 1.0 and 6.2(a) of the RFP for
more details.
** As determined by BC Assessment
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Figure 1: Location and Context
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2.0 PLANNING CONSIDERATIONS
2.1 - Official Community Plan
Kitimat’s Official Community Plan (OCP) is a District-wide policy document that provides strategic
direction to Council and staff. The OCP was adopted in 2008 and has a 20-year planning horizon.
Relevant sections of the OCP are included in Appendix D. A complete version of the OCP is available on
the District of Kitimat website.
Lot 14 is designated as “City Centre” on the OCP Future Land Use Map; see Figure 2 below. As
articulated in the OCP, the City Centre designation is intended to accommodate a broad range of
commercial services and businesses including offices, restaurants, retail stores, tourist accommodations,
personal services, entertainment facilities and public buildings.
Figure 2: OCP Future Land Use Map
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2.2 - Development Permit Areas
The Kitimat OCP identifies three different Development Permit (DP) areas and provides corresponding
development permit guidelines for each area. There are currently DP areas in Kitimat for:




multi-family dwellings located within a multi-family residential zone;
development in areas deemed to be hazardous or environmentally sensitive; and
development in the Downtown Revitalization Area (DRA).

Lot 14 is located within the Downtown Revitalization Area; see Figure 3 below. The other two DP areas
do not apply to the Subject Parcel.
Figure 3: Downtown Revitalization Area (DRA)

The OCP contains a general set of design guidelines for developments in the DRA. Additional guidelines
are located in a separate document titled Kitimat Downtown Design Guidelines (1994) and will be
applicable to development of the Property. The guidelines in the two documents are intended to be
complimentary, however where there is a conflict, the guidelines in the 2008 OCP take precedence. Both
sets of guidelines are attached in Appendix E.
As noted in the OCP, the intent of the DRA and the design guidelines is to guide revitalization of City
Centre that is high quality in appearance, includes pedestrian qualities, makes a positive contribution to
the streetscape, has a more intimate and cohesive built form, and enhances user experiences for
shopping and social activities.

4
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To receive a development permit for a large project in the DRA, an applicant must follow the design
guidelines to the satisfaction of Kitimat Council. Meeting early on and working collaboratively with District
planning staff and the Downtown Design Panel will typically result in an expedient development permit
process.
2.3 - Zoning
Lot 14 is currently zoned C1 – City Centre; see Figure 4 below. This zone permits a variety of downtown
commercial uses including but not limited to office buildings, hotels/motels, banks, retail establishments
and restaurants. The C1 zone also permits multi-family residential uses in combination with commercial
uses (i.e. mixed-use buildings), on the condition that the residential component does not occur at or
below grade, and is not located below a commercial premise.
Figure 4: City Centre Zoning Map

An excerpt of C1 Zone regulations is provided in Appendix F. The Kitimat Municipal Code regulates
permitted uses, setbacks, lot coverage and other aspects of development. Also attached in Appendix F
are general regulations that pertain to all commercial zones (including the C1 Zone); these general
regulations include but are not limited to requirements for loading and unloading areas and off-street
parking spaces. The successful Proponent will be responsible for reviewing and complying with the
entirety of the Part 9 – Planning of the Kitimat Municipal Code.
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3.0 ENGINEERING CONSIDERATIONS
The following is an overview of the engineering considerations relevant to Lot 14. The commentary
provided below is preliminary in nature and has been developed solely for conceptual level planning
purposes. The engineering considerations provided in this report were identified through a review of:






the District’s servicing maps and as-built records;
rd
3 party utility record information (hydro, telephone, gas, cable);
a site survey (see Appendix B);
the Kitimat Municipal Code: Part 9, Division 11 – Subdivision (see Appendix J); and
Municipal Design Specifications (see Appendix K).

Confirmation of engineering opportunities and/or constraints identified in this memo will require further
investigation, analysis and discussion with the District of Kitimat, and other third party agencies.
3.1 - Access and Road Network
Lot 14 is fronted by Wakashan Avenue to the west and Tsimshian Boulevard right-of-way to the north.
Wakashan Avenue is a paved road approximately 12.2 meters (40 feet) wide. Tsimshian Boulevard is a
paved road approximately 10 meters (33 feet) wide. Tsimshian Boulevard connects the local
neighborhood to Haisla Avenue (Highway 37) by way of a full-movement signalized intersection
approximately 350 meters west of Lot 14. Currently, Tsimshian Boulevard does not extend east beyond
Wakashan Avenue, although a road right-of-way exists along the entire northern frontage of Lot 14.
Currently, Lot 14 can be accessed from a paved public (municipal) parking lot or a dirt road which
connects to the junction of Tsimshian Boulevard and Wakashan Avenue. As shown on the site survey
plan (Appendix B), the existing dirt road traverses across the site towards the south-east corner of the
parcel. It should be noted that various options are available for future access to the site depending on
future land use(s), building configurations and anticipated traffic frequencies.
Upon development of the Property, the District will require road improvements to Wakashan Avenue as
well as an extension of Tsimshian Boulevard. Roadwork improvements will include the following:

6



Wakashan Avenue: Along the frontage of Lot 14, rebuild the eastern boulevard to include curb
and gutter, sidewalk and underground utilities.



Tsimshian Boulevard: Build the entire road section from Wakashan Avenue eastwards to the
eastern limit of Lot 14. The streetscape could be similar to the typical section provided in
Appendix I. The successful Proponent will need to work with the District to identify specific road
improvements at the time of their development application. It must be noted that the typical
section is general in nature, and any future purchaser will need to conduct their own detailed
geotechnical assessment to establish design considerations and requirements for items such as
pavement design, slope stability, settlement, subgrade removal and preloading (see Section 4.0
for information on geotechnical considerations).
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3.2 - Water Servicing
As shown in Figure 5, Lot 14 is bounded by an existing network of municipal watermains on Wakashan
Avenue, Tsimshian Boulevard and the existing developments to the south of the parcel. Watermain pipes
near Lot 14 are mostly between 200mm and 300mm in diameter. As shown, there is an existing 300mm
diameter watermain which crosses through the middle of the parcel. A watermain right-of-way will be
required to be registered in favour of, and at no cost to, the District for the watermain crossing through
Lot 14. Alternatively, the successful Proponent may opt to relocate the watermain to a location and design
criteria acceptable to the District, and register a statutory right of way and covenant over said works in
favour of the District, the cost of which would be borne by the Proponent.
At the time of development application, a water network analysis will be required at the cost of the
successful Proponent to confirm the adequacy of existing infrastructure (in terms of domestic water and
fire flow demands) to support development of the Property and to determine if additional improvements
are needed.
Figure 5: Watermain Network
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3.3 - Sanitary Sewer
As shown in Figure 6, Lot 14 is located in close proximity to two sanitary sewer networks. The existing
infrastructure in the surrounding area consists largely of 200mm diameter sewers. One 200mm diameter
sewer is located along Tsimshian Boulevard approximately 50 meters west of the Lot 14 western
boundary. A second 200mm diameter sanitary sewer exists south of Lot 14, to the west of the walkway
adjacent to the parcel.
At the time of development application, a sanitary sewer analysis will be required at the cost of the
successful Proponent to confirm the adequacy of existing infrastructure to support development of the
Property and to determine if additional improvements are needed.
Figure 6: Sanitary Sewer Network
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3.4 - Storm Sewer
As shown in Figure 7, Lot 14 is located in close proximity to a network of existing storm sewers and storm
watercourses. The existing storm infrastructure includes various-sized sewers and culverts. An existing
600mm diameter storm sewer extends along the parcel’s western property line. There is also a 150mm
diameter sewer located along a portion of the southern property line closer to Wakashan Avenue. A storm
sewer right-of-way will be required to be registered in favour of, and at no cost to, the District for sewers
located on Lot 14. Alternatively, the successful Proponent may relocate these sewers to a location and
design criteria acceptable to the District, and register a statutory right of way and covenant over said
works in favour of the District, the cost of which will be borne by the successful Proponent.
At the time of development application, a stormwater analysis will be required at the cost of the
successful Proponent to confirm the adequacy of existing infrastructure to support development of the
Property and to determine if additional improvements are needed.
Figure 7: Storm Sewer Network
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3.5 - Utility Servicing
Hydro and telephone infrastructure exist in close proximity to Lot 14; see Figure 8 below. The locations of
utility extensions and adequacy of the utilities to support development of the Property need to be
confirmed by the successful Proponent when a development concept is completed. An initial review has
indicated that underground hydro and telephone lines are located on the west side of Wakashan Avenue
fronting Lot 14.
Figure 8: Utility Servicing
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4.0 GEOTECHNICAL AND ENVIRONMENTAL
In January 2014, exp Services Inc. (herein referred to as “exp”) completed a limited feasibility level
geotechnical investigation for Lot 14; see Appendix G. Their report provided geotechnical considerations
for the future development of the parcel assuming light commercial structures. For the development of Lot
14, exp noted the following:
“Assuming the…inferred subsurface conditions, anticipated development of the site with low-rise
commercial structures is considered feasible from a geotechnical standpoint. It is anticipated that
relatively light commercial structures up to about 3 to 4 storeys in height could be developed on
concrete reinforced raft foundations following adequate preloading of the site”.
In general, exp characterizes the subsurface conditions to include random zones of clayey peat extending
up to a depth of about 1 to 1.5 meters above silt and sand layers. Exp also advises that the zones of peat
are problematic from a differential settlement point of view and also from the standpoint of methane gas
generation. Exp anticipates that the peat would be excavated and replaced with structural fill and the site
would require preloading.
Exp’s report also provides guidance for the geotechnical issues related to the required extension of
Tsimshian Boulevard. Similar to the discussion related to Lot 14, exp notes “it should be assumed that
any peaty/organic soils would be over-excavated and replaced with structural fill and the road alignment
would be preloaded”. It must be noted that exp’s report and findings are general in nature, and that the
successful Proponent will need to conduct their own detailed geotechnical assessment for their specific
development concept.
In regards to environmental considerations for Lot 14, a copy of a site profile is included in Appendix H.
To the best of the District’s knowledge, the site has not been used for any commercial or industrial
purposes and the District is not aware of any areas of potential environmental concern.
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5.0 ENCUMBRANCES
Lot 14 currently has one encumbrance registered on title; see Appendix C. The encumbrance is an
easement in favour of Aluminum Company of Canada Ltd. (now Rio-Tinto Alcan). The easement was
registered in 1978 as part of the transfer of Lot 14 to the District of Kitimat, and will run with the sale of the
Property.
Although not currently registered on title, there are additional encumbrances that must be noted. As
identified in Section 3.2, there is an existing watermain (300mm) running through Lot 14. Also, as
identified in Section 3.4, there are existing storm sewers located within the boundary of the parcel. A
watermain right-of-way and/or a storm sewer right-of-way will be required to be registered in favour of the
District. Alternatively, the successful Proponent may opt to relocate the watermain and/or the storm
sewers to one or more location(s) acceptable to the District, the cost of which would be borne by the
Proponent.
Should the successful Proponent opt to register one or more rights-of-way rather than relocate the
municipal services, it is acceptable for blanket charges to be registered on or before transfer with
encumbrance details such as rights to access, maintenance and right-of-way dimensions to be
determined during the development application phase of the project, thereby reducing the charges from
blanket to specific, surveying and related costs at the Proponent’s expense.
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6.0 DEVELOPMENT FEES
6.1 - Development Cost Charge
A Development Cost Charge (DCC) is a development levy that many municipalities in BC charge at the
time of subdivision or building permit issuance. The intent of a DCC is to enable municipalities to collect
funds from developers for growth-related municipal infrastructure and parks. The District of Kitimat does
not currently have a DCC Bylaw and as such does not charge DCCs for any type of development.
6.2 - School Site Acquisition Charge
A School Site Acquisition Charge (SSAC) is a development levy that is collected by a municipality on
behalf of a School District. The intent of the charge is to mitigate the burden placed on the school system
due to residential growth. Kitimat is located in the Coast Mountains School District No. 82, which does not
currently have an SSAC.
6.3 - Planning and Building Fees
The District of Kitimat charges a range of fees for different planning applications and permits. A list of fees
is attached in Appendix L.
The cost to acquire a building permit in the District of Kitimat depends on the value of construction. The
District calculates building permit fees based on the total value of a project, including labour and
materials. For more information about building permit fees in Kitimat, please contact the District’s Building
Inspector at 250-632-8900.
Fees and charges are statutory in nature and bylaws may be amended from time to time following due
legislative process. The successful Proponent is solely responsible to inquire and be responsible for
whatever fees and charges are in place at the time of proposed development.
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APPENDIX A – LEGAL TITLE AND SUBDIVISION PLAN

TITLE SEARCH PRINT
Requestor: PA95319
Folio/File Reference:3400.0002.01

2013-09-03, 08:56:44

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**
Title Issued Under

SECTION 172 LAND TITLE ACT
SECTION 185 LAND TITLE ACT

Land Title District
Land Title Office

PRINCE RUPERT
PRINCE RUPERT

Title Number
From Title Number

N4696
L8564

Application Received

1984-05-01

Application Entered

1984-05-01

Registered Owner in Fee Simple
Registered Owner/Mailing Address:

Taxation Authority

DISTRICT OF KITIMAT
270 CITY CENTRE
KITIMAT, B.C.
V8C 1T6

DISTRICT OF KITIMAT

Description of Land
Parcel Identifier:
006-535-739
Legal Description:
LOT 14 DISTRICT LOTS 6032 AND 6037 RANGE 5 COAST DISTRICT PLAN 8976 EXCEPT
PLANS 10468 AND 11095
Legal Notations
Charges, Liens and Interests
Nature:
Registration Number:
Registration Date and Time:
Remarks:

Duplicate Indefeasible Title

Title Number: N4696

NONE

EASEMENT
G10218
1978-08-23 11:08
INTER ALIA
SEE G9842.
APPURTENANT TO D.L.S 91 TO 94, 96, 102A, 186, 187
AND 6058, RANGE 5, COAST DISTRICT
NONE OUTSTANDING

Title Search Print

Page 1 of 2

TITLE SEARCH PRINT
Requestor: PA95319
Folio/File Reference:3400.0002.01

2013-09-03, 08:56:44

Transfers

NONE

Pending Applications

NONE

Title Number: N4696

Title Search Print
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APPENDIX D – OFFICIAL COMMUNITY PLAN EXCERPTS

Kitimat OCP
2008

Schedule D – Future Land Use
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5.0

Land Use
The Local Government Act provides that, in addition to written policies, an official community
plan may contain maps showing proposed land use and geographical application of policies.
Six maps are included in this OCP.
The Future Land Use Map organizes Kitimat into various areas where the major use is
defined. Uses will only be permitted in these areas subject to the provisions of the Kitimat
Municipal Code. While the various land uses are discussed separately, together they all
contribute to what makes Kitimat.
The Future Land Use Map should be interpreted only in the context of the written policies of
this OCP. The Kitimat Municipal Code, and associated zoning maps, is approved separately by
Council to designate land use and regulations in a more detailed manner.

5.1

Land Use Designations
Neighbourhood
Areas designated Neighbourhood are primarily residential in nature. Land uses include
single and two-dwelling housing, multi-residential buildings with more than two dwellings,
single/multi-residential buildings that may include care facilities, housing for seniors and
group homes, mobile homes and home based businesses. Neighbourhood supporting
commercial uses, temporary worker accommodation facilities, institutional uses and parks
and recreation uses are also included within this designation.

Residential Small Holdings
Areas designated Residential (Small Holdings) are rural residential subdivisions, generally
on lots of 3000-4500 m2 or more. Agriculture and home-based business use is generally
permitted as an accessory use.

Commercial
Areas designated Commercial provide for neighbourhood commercial uses aimed at the day
to day needs of residents and community commercial uses that provide a wider range of
commercial uses and are intended to serve residents from a broader catchment area.

City Centre
Areas designated Commercial (City Centre) include a broad range of commercial and
businesses including offices, restaurants, retail stores, tourist accommodation, personal
services, entertainment facilities and public buildings.

Service Centre
Areas designated Commercial (Service Centre) are west of the Kitimat River and house a
range of commercial service and light to medium industrial uses.
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4.0

Policies and Objectives
This section describes each of the core themes, followed by policy statements and broad
objectives to guide future decision-making and specific actions that will move Kitimat closer
to its goals. Note: some of these policies are already underway and will continue.

4.1

Cultivate Diversified Economic Growth
Kitimat’s raison d’etre is industrial development. The conditions for locating a major
aluminum smelter were ideal: a sheltered, deep ocean harbour and a readily developable
hydro energy supply, a large flat plant site, and an appropriate site for a new community.
The 1952 master plan established separate zones for heavy industry, light industry and
related services, as well as community and neighbourhood commercial and residential uses.
The global economy, transportation and communication technology have changed
dramatically over the last 50 years, with local impacts. Change in government policy has also
had impacts at the local level. Now, Kitimat is facing significant challenges with declining
employment and population. There is recognition that the community is now more complex,
which should be reflected in policies to exploit local assets to broaden the scope of local job
opportunities and create stability.
With pending investor interest, the industrial sector of Kitimat’s economy may be expected to
spur economic growth—or achieve economic stability—in the community. A population
increase stemming from industrial sector growth could trigger commercial activity and jobs.
Resurgence in commercial activity would positively impact the downtown core.
Goal: To retain and expand industrial employment while growing opportunities in all
sectors, particularly for small business and the environmental sector to provide jobs for
youth, grow population, and attract commerce and tourism.

Economic Development
Diversification,
Jobs & Strong
Fiscal Base

4.1.1

Pursue business development for Kitimat to create jobs, diversify
the local economy and achieve higher non-residential
assessment and revenue base to support public infrastructure,
facilities and services.

Retirement
Community

4.1.2

Promote Kitimat’s assets to specifically encourage people to
retire to Kitimat.

Focus
Commercial
Activity

4.1.3

Encourage business development proposals for a broad mix of
commercial uses in City Centre and direct industry-related and
land intensive business to Service Centre; and selected
temporary worker accommodation projects to residential areas.

Support Local
Strategies

4.1.4

Support strategies for businesses to pro-actively help themselves
through activities like establishing business organizations or a
business directory on the District’s website.
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Economic
Planning

4.1.5

Cooperate on regional economic sector planning with public and
private organizations.

Knowledge-based 4.1.6
Sector

Support educational opportunities in Kitimat that have links to
local economic sectors to encourage growth, including trades,
environment, and fisheries by encouraging, for example, satellite
campuses, co-op opportunities or courses.

An Attractive
Appearance

4.1.7

Make Kitimat more appealing to investors by encouraging a
more physically attractive community.

Recreational /
Commercial
Activity at
Minette Bay

4.1.8

Consider a marine-oriented recreational facility near the Minette
Bay Marina.

4.1.9

Foster the eventual development of Minette Bay as an
environmental and recreational area through permitted uses.

4.1.10

Work with lease holders to encourage the consolidation of log
handling sites to encourage future recreational/commercial
activity.

4.1.11

Encourage businesses to operate with a sustainability ethic reducing consumption of resources, minimizing waste and
pollution, and preserving habitat.

Marine Protection 4.1.12

Liaise with provincial and federal agencies about protecting
sensitive marine environments.

Dredging in
Minette Bay

Evaluate an environmental assessment for any proposed
dredging in Minette Bay.

Environment
Environmental
Responsibility

4.1.13

Core Business Areas
Commercial,
Business &
Industrial Land
Supply

4.1.14

Preserve commercial and industrial land use designations in
City Centre, Service Centre and Industrial areas primarily for
business development purposes and associated uses that
support growth of the business sector. Emphasize infill and
redevelopment of serviced vacant areas, rather than expansion
into new areas that require expansion of infrastructure or
additional municipal costs; and utilization of residential land
for selected temporary worker accommodation facilities

Live/Work

4.1.15

Consider more flexibility for live/work opportunities in the
Service Centre and City Centre through appropriate land use
designation and design guidelines.
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Emphasize
4.1.16
Commercial Infill
Role & Image of
City Centre

4.1.17

Development
Permit Area –
Downtown
Revitalization
Area

4.1.18

Emphasize infill and redevelopment of already serviced vacant
areas, rather than expanding into new areas that require the
expansion of infrastructure or additional municipal costs.
Strengthen City Centre through land use design and mix that
clusters commercial and business services with civic facilities
and consider public realm design guidelines for street lighting
and furniture, sidewalks, signage, storefront improvements and
shelter to enhance the pedestrian experience.
The Downtown Revitalization Area (DRA), the area of City
Centre within the thick black line identified in Figure 2.6, is
designated as a Development Permit Area pursuant to Sections
919.1(1)(d) and (f) of the Local Government Act. City Centre
serves as Kitimat’s core. It is a fragmented collection of retail
buildings with a strong automobile orientation, and spread
along a pedestrian corridor, but it could provide a stronger social
focal point for the community. As community priorities are
identified and economic growth occurs, opportunities will
emerge to revitalize City Centre. The Development Permit Area
(DPA) has been designated to guide revitalization that is high
quality in appearance, includes pedestrian qualities, makes a
positive contribution to the streetscape, has a more intimate and.

Figure 2.6, Downtown Revitalization Area

cohesive built form, and enhances user experiences for shopping
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and social activities. Additional special conditions and objectives
which justify this DPA designation are provided in the policies
and objectives pertaining to the City Centre, downtown, and
commercial core found throughout this document; see, for
example, policies 4.1.15, 4.1.21, 4.1.22, 4.1.47, 4.2.7, 4.2.8, 4.2.14,
4.6.3 and 4.6.4
4.1.19

A Development Permit must be obtained for any project in the
DRA which meets one or more of the following criteria:
 Subdivides land
 Constructs a building
 Alters the front, side or rear building facade; including the
addition of a canopy or other decorative feature
 Alters the exterior character of a building, including new
application of new surface materials
 Alters roofing materials which are visible from the street
 Alters an existing off-street parking area
 Places or replaces a fascia or freestanding sign
A Development Permit is not required for the following projects
in the DRA:
 Renovating or repainting building interior
 Repainting exterior if existing surfaces are not changed
 Replanting established landscaped areas where species remain
the same or are altered in favour of an approved planting plan
 Placing a canopy sign

4.1.20

The following Development Permit guidelines apply in the DRA
(DRA Guidelines):
Form and Character Guidelines
 Street fronting buildings should be designed at a scale
appropriate to a pedestrian oriented environment.
 A flanking wall or rear wall facing a street or public space
should be finished to the same standard as the front of the
building and contain substantial fenestration at the street level
for visual interest.
 Building materials should reflect the character of the area and
the use of authentic, long-lasting materials. Dark, rich,
timeless colours are strongly encouraged to provide visually
interesting design and a colourful pedestrian experience.
 Construct new buildings at or near the front property line to
ensure useful and comfortable public spaces.
 Treat the street façade as a pedestrian friendly front with a
main entrance oriented to the street or pedestrian corridor.
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 Divide building facades into smaller units by using elements
such as narrow storefronts, bays, separated roof forms and/or
repetitive vertical elements.
 Provide protection from the elements for pedestrians with
features such as canopies, awnings or covered colonnades at
the front of commercial buildings.
 Provide large corner windows on ground floor and orient
awnings and roof canopies to wrap the corner to protect
pedestrians and signal the presence of retail activity.
 Incorporate exhausts, ducts and other mechanical equipment
into a roof dormer or screened from direct view.
 Incorporate public art into the design of developments.
Access, Circulation, and Parking
 Ensure building access that is universal, and available to those
with mobility impairments.
 Respect the predominately pedestrian character of City Centre,
minimize car parking in front of buildings and locate it beside
or behind the building to improve visual interest along
pedestrian walkways and streetscapes, and provide protection
from rain and snow where appropriate.
 Locate vehicular access points so as to avoid or minimize
pedestrian conflicts.
 Break up surface parking areas and other large areas of paved
surfaces with landscape planting.
 Improve pedestrian linkages between City Centre and
Mountainview Square, subdivision projects fronting a
pedestrian corridor will require dedication of a connecting
walkway.
 Require suitable vehicle and pedestrian access, circulation and
parking in the downtown
Landscaping and Exterior Lighting
 Provide street trees, landscaping, lighting, and street furniture
where appropriate to enhance the aesthetics and safety of the
public realm.
 Lights flanking doors or at entryways are encouraged,
especially where light will fall on a sign or product display.
 Create landscapes and views by upgrading plantings in key
areas, screening visually unattractive elements and creating
new visual features.
 Use plantings and/or graphics to improve the appearance of
large, bare exterior walls.
 Install trees and plant material around parking, utility and
refuse areas.
 Use native plants that require minimal maintenance.
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 Provide bright, low level pedestrian lighting along walkways.
 Identify and define focal points and entry points to walking
corridors.
 Consider snow clearing activities in the selection and
provision of planting materials.

Downtown
Linkages &
Circulation

Service Centre
Land Uses

Neighbourhood
Commercial

4.1.21

The Kitimat Downtown Design Guidelines (1994) includes
additional DPA Guidelines for development or redevelopment
in the DRA. Where there is a conflict between the Guidelines
identified in the 1994 report and those identified in this
document, then this document shall prevail.

4.1.22

Improve pedestrian linkages
Mountainview Square.

4.1.23

Require suitable vehicle and pedestrian access, circulation and
parking in the downtown.

4.1.24

Preserve land west of the CN rail tracks for larger uses which do
not depend on passing traffic. Land east of the CN rail tracks
may be used for retail (that is not more appropriately located in
either City Centre or neighbourhood commercial areas),
commercial and light industrial uses. Owner/operator units may
be considered in appropriate circumstances, having regard to
site specifics, size, and proposed length of occupancy.

4.1.25

Encourage retail commercial uses to locate in Service Centre if
they require large land areas or are not considered appropriate
for City Centre or a Neighbourhood Centre.

4.1.26

Allow for the future expansion of Service Centre.

4.1.27

Provide convenient access to daily needs within each
neighbourhood unit by retaining existing neighbourhood
commercial sites.

4.1.28

Cooperate with citizens and business to support existing
enterprises, encourage appropriate business development,
consider temporary alternate use, and maintain underutilized
areas.

4.1.29

Buffer commercial development in neighbourhood centres and
at local stores from adjacent land uses.

4.1.30

Permit residential uses in addition to and above commercial
uses.

between

City

Centre

and
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Industrial & Port
Lands

4.1.31

Recognize the value of the waterfront to the sustainability of
Kitimat by strategically planning for the best balance of short and long-term interests. This should accommodate the plans of
industry and the need to accommodate individual and shared
facilities for future users and public water access.

4.1.32

Assess each industrial development proposal on its own merits,
taking into consideration financial, social, environmental and
other impacts on the community.

4.1.33

Reserve flat harbour backup lands suitable for industry for
transportation, warehousing and other port-related activities,
provided there is estuary protection and a degree of public ocean
access.

4.1.34

Facilitate access to developed and potential port and industrial
areas south of Eurocan Way by multiple means, including:
 protecting the right-of-way for a publicly-owned industrial
road, as defined in the IUTC study, to be developed, when
required, in partnership with relevant stakeholders, to allow
the extension of Harbour (Ocelot) Road south to the port area,
 realigning right-of-way above, if necessary, should any Rio
Tinto Alcan lands be subdivided,
 maintaining flexibility regarding road location to
accommodate potential rail line extension,
 opening a public road to Douglas Channel West, when
required, in partnership with relevant stakeholders and under
an appropriate governance model according to its use,
 recognizing access agreements for private party use of Smelter
Site Road, a private industrial road owned by Rio Tinto Alcan.

4.1.35

Extend public access to recreational sites in the southern area of
the municipality.

4.1.36

Continue to facilitate partnership opportunities for port
development and land and water lot acquisition. Options
include, but are not limited to, a pocket cruise ship or megayacht facility, vessel accommodation at one or more of the
existing industrial terminals, ferry service, a private break bulk
and general cargo shipping terminal, and industrial docks.

Home Based Businesses
Home Based
Businesses

4.1.37

Allow home businesses in residential areas pursuant to the
regulations outlined in the Municipal Code.
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4.1.38

Consider temporary commercial use permit applications for
home occupation type business on sites in the R1-A SingleFamily Detached Residential Zone. See Section 5.3

Infrastructure and Transportation
Transit Service to
Business Centres

4.1.39

Work with BC Transit to ensure appropriate provision of transit
service to business centres in Kitimat.

Rail

4.1.40

Cooperate with rail authorities to minimize conflicts between
rail and other land uses in Service Centre and the industrial area.

Regional Airport

4.1.41

Recognize the Northwest Regional Terrace – Kitimat Airport as a
vital economic component of the region.

4.1.42

Recognize the Kitimat Airpark as a recreation facility with
emergency landing and specialized commercial aviation
potential.

Resource Extraction
Sandhill & Other
Pits & Quarries

4.1.43

Provide for the continuation of sand and gravel operations at
Sandhill, with a view to its final end use for industrial use and a
transportation utility corridor.

4.1.44

Support pit and quarry operations and reclamation in
accordance with provincial regulations and in an
environmentally sensitive manner.

4.1.45

Consider temporary industrial use permit applications for
extractive uses on sites in the G5 Forestry and G5-A Forestry
Transition Zones. See Section 5.3.

Tourism and Community Promotion
Tourism as an
4.1.46
Economic Growth
Sector

Pursue tourism as an economic growth sector by maximizing the
potential of Kitimat’s tourism potential which is based on its
natural amenities, recreational opportunities, and other assets
such as a distinctive community inspired by the Garden City
movement.

Location of Travel 4.1.47
Services &
Accommodation

Concentrate new tourist services and accommodation in City
Centre. The exception to this policy will be B&Bs, Rural Resorts
and possibly the former KGH Site at 899 Lahakas Boulevard
North; the latter may be considered for redevelopment with a
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tourism component.
Community
Promotion

4.2

4.1.48

Promote Kitimat’s desirability as a place to move to over the
long-term. Assets include its friendly, small town atmosphere;
excellent facilities, abundant land, a supportive environment for
doing business; affordable, clean, safe and walkable
neighbourhoods; unparalleled opportunities to enjoy nature;
good community, health and social services, and low residential
tax rates.

Enhance ‘Sense of Place’
The term ‘Sense of Place’ refers to how a ‘place’ comes to be when people give meaning to a
geographic space. The location is identified or given a name, which separates it from its
surroundings. Some places, however, have been given stronger meanings, names or
definitions by a group of people than others. These are the places that are said to have a
strong sense of place. This theme deals with Kitimat’s sense of place in its public spaces, both
as a whole and its distinct parts.
Public spaces include the streetscapes of all the roads, trails and greenways separate from the
streets, parks and other green spaces and public plazas and gathering places. Also included
are the amenities offered to the public within development sites – community spaces,
entertainment venues, outdoor and indoor sitting and eating areas, and public art. The
design of streets and open spaces should provide desirable pedestrian experiences and, in
City Centre, a varied mix of shops and services.
Citizens have expressed that better physical connections to the river and ocean and City
Centre improvements would strengthen the community’s sense of place. Despite its location
next to the ocean, citizens have limited access to the ocean for sport or leisure, including
wildlife interpretive opportunities, which is also a concern for local economic development
and tourism. City Centre is not a vibrant gathering place; residents want to stimulate activity
to enhance community social and economic health.
The City Centre is envisioned as a vibrant, pedestrian-friendly place with a mix of shopping,
services, entertainment, amenities, and places to socialize. The area should have a unified
character and cater to the pedestrian experience. If the public realm is engaging and offers
amenities to make people feel comfortable and safe, it will attract both residents and visitors.
Goal: To build community value by creating a strong sense of place – where design takes
advantage of the incredible geographic setting and history, where there are places of
attractive character that support community activity.

Kitimat River
Recreational
Kitimat River
Access

4.2.1

Provide a prominent and maintained access point to the Kitimat
River at Radley Park with an appropriate level of design and
facilities for camping and day use. Attention should also be placed
on preservation of the environment.
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4.2.2

Examine the potential of a greenway connecting the Riverlodge
Recreation Centre to Radley Park East and Sentinel Hill Park and
examine the potential of developing a greenway along the
riverfront, from Radley Park East over the Kitimat River to Radley
Park West.

4.2.3

Manage riverfront camping along the Kitimat River, to facilitate
both waterfront access and environmental protection.

4.2.4

Promote greenway expansion, park space, and provide public
access to the ocean, in the south and at Minette Bay, where
possible.

4.2.5

Consider a greenway from Radley Park along Dyke Boulevard that
extends across the tidal flats with a boardwalk including
interpretive signage about estuary habitat and species.

4.2.6

Collaborate with stakeholders to assess the existing ATV trails that
run from Cable Car to Minette Bay and the southern reaches of the
Kitimat River to determine if environmental protection and/or trail
improvements are required or desirable.

4.2.7

Promote business and commercial development around the City
Centre Mall outdoor and internal pedestrian corridors in
conjunction with design improvements to create a vibrant place for
shopping, gathering, outdoor markets and doing business. Ideally,
a central common square could also act as a location for visual and
performing arts, street festivals and community events.

Civic & Cultural 4.2.8
Uses Integration
in City Centre

Encourage civic functions, cultural facilities, entertainment, and
public art as being integral to City Centre.

Oceanfront
Oceanfront
Access,
including
Minette Bay

City Centre
Activity in City
Centre

Public Realm
Public Realm
Improvements

4.2.9

Utilize design guidelines for the public realm to enhance
attractiveness, provide a village character, and ensure pedestrianoriented design.

4.2.10

Prepare a public realm improvement implementation plan that
prioritizes public realm improvements and assigns responsibility,
budget and resources. The District of Kitimat will seek amenity
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contributions for public realm improvements from private
development under economic growth conditions.
Open Space
Planning

4.2.11

Collaborate with stakeholders in the shared use, planning, design,
maintenance and management of parks, open spaces and trails to
maximize recreational benefits, including wildlife interpretation
and viewing, for residents, and protection of key recreation sites.

4.2.12

Incorporate recreation in general industrial areas through a
consultative, detailed planning process.

Outdoor Special 4.2.13
Event Facility

Investigate the feasibility and potential location of building an
outdoor amphitheatre with a band shell under an economic growth
scenario.

Outdoor
4.2.14
Sheltered Space

Respond to inclement weather by incorporating outdoor shelter in
new or upgraded civic buildings and open spaces, and bus shelters,
and requiring outdoor cover from building facades over pedestrian
walkways for new development in City Centre.

Gateway
Experience

4.2.15

Enhance the gateway experience to the community through
improvements to signage, plantings, lighting, etc. that reflect ‘the
essence of Kitimat’ to mark the entrance to the community.

4.2.16

Encourage the maintenance and enhancement of the Visitor Info
Centre so that it is an attractive and welcoming ‘first stop’ that
effectively demonstrates Kitimat’s assets.

4.2.17

Preserve the character established by the original townsite plan for
Kitimat, including housing clusters within neighbourhood units,
village greens and rugged gullies within the neighbourhood park
and greenway network, forested and meadow type landscapes to
balance openness and views, natural and well-groomed
landscaping, and deciduous and evergreen planting.

Interest &
Variety of Built
Form

Neighbourhood Identity and Character
Neighbourhood 4.2.18
Identity

Reinforce neighbourhood identity through a variety of means such
as varied streetscape design; community gathering spaces; heritage
features; safe & convenient access between neighbourhoods; and
special signage, gateways and other unique urban design features.

Neighbourhood 4.2.19
Character

Gauge community support for neighbourhood design guidelines
for strengthening the character of existing neighbourhoods.
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Emphasize
4.1.16
Commercial Infill
Role & Image of
City Centre

4.1.17

Development
Permit Area –
Downtown
Revitalization
Area

4.1.18

Emphasize infill and redevelopment of already serviced vacant
areas, rather than expanding into new areas that require the
expansion of infrastructure or additional municipal costs.
Strengthen City Centre through land use design and mix that
clusters commercial and business services with civic facilities
and consider public realm design guidelines for street lighting
and furniture, sidewalks, signage, storefront improvements and
shelter to enhance the pedestrian experience.
The Downtown Revitalization Area (DRA), the area of City
Centre within the thick black line identified in Figure 2.6, is
designated as a Development Permit Area pursuant to Sections
919.1(1)(d) and (f) of the Local Government Act. City Centre
serves as Kitimat’s core. It is a fragmented collection of retail
buildings with a strong automobile orientation, and spread
along a pedestrian corridor, but it could provide a stronger social
focal point for the community. As community priorities are
identified and economic growth occurs, opportunities will
emerge to revitalize City Centre. The Development Permit Area
(DPA) has been designated to guide revitalization that is high
quality in appearance, includes pedestrian qualities, makes a
positive contribution to the streetscape, has a more intimate and.

Figure 2.6, Downtown Revitalization Area

cohesive built form, and enhances user experiences for shopping
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and social activities. Additional special conditions and objectives
which justify this DPA designation are provided in the policies
and objectives pertaining to the City Centre, downtown, and
commercial core found throughout this document; see, for
example, policies 4.1.15, 4.1.21, 4.1.22, 4.1.47, 4.2.7, 4.2.8, 4.2.14,
4.6.3 and 4.6.4
4.1.19

A Development Permit must be obtained for any project in the
DRA which meets one or more of the following criteria:
 Subdivides land
 Constructs a building
 Alters the front, side or rear building facade; including the
addition of a canopy or other decorative feature
 Alters the exterior character of a building, including new
application of new surface materials
 Alters roofing materials which are visible from the street
 Alters an existing off-street parking area
 Places or replaces a fascia or freestanding sign
A Development Permit is not required for the following projects
in the DRA:
 Renovating or repainting building interior
 Repainting exterior if existing surfaces are not changed
 Replanting established landscaped areas where species remain
the same or are altered in favour of an approved planting plan
 Placing a canopy sign

4.1.20

The following Development Permit guidelines apply in the DRA
(DRA Guidelines):
Form and Character Guidelines
 Street fronting buildings should be designed at a scale
appropriate to a pedestrian oriented environment.
 A flanking wall or rear wall facing a street or public space
should be finished to the same standard as the front of the
building and contain substantial fenestration at the street level
for visual interest.
 Building materials should reflect the character of the area and
the use of authentic, long-lasting materials. Dark, rich,
timeless colours are strongly encouraged to provide visually
interesting design and a colourful pedestrian experience.
 Construct new buildings at or near the front property line to
ensure useful and comfortable public spaces.
 Treat the street façade as a pedestrian friendly front with a
main entrance oriented to the street or pedestrian corridor.
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 Divide building facades into smaller units by using elements
such as narrow storefronts, bays, separated roof forms and/or
repetitive vertical elements.
 Provide protection from the elements for pedestrians with
features such as canopies, awnings or covered colonnades at
the front of commercial buildings.
 Provide large corner windows on ground floor and orient
awnings and roof canopies to wrap the corner to protect
pedestrians and signal the presence of retail activity.
 Incorporate exhausts, ducts and other mechanical equipment
into a roof dormer or screened from direct view.
 Incorporate public art into the design of developments.
Access, Circulation, and Parking
 Ensure building access that is universal, and available to those
with mobility impairments.
 Respect the predominately pedestrian character of City Centre,
minimize car parking in front of buildings and locate it beside
or behind the building to improve visual interest along
pedestrian walkways and streetscapes, and provide protection
from rain and snow where appropriate.
 Locate vehicular access points so as to avoid or minimize
pedestrian conflicts.
 Break up surface parking areas and other large areas of paved
surfaces with landscape planting.
 Improve pedestrian linkages between City Centre and
Mountainview Square, subdivision projects fronting a
pedestrian corridor will require dedication of a connecting
walkway.
 Require suitable vehicle and pedestrian access, circulation and
parking in the downtown
Landscaping and Exterior Lighting
 Provide street trees, landscaping, lighting, and street furniture
where appropriate to enhance the aesthetics and safety of the
public realm.
 Lights flanking doors or at entryways are encouraged,
especially where light will fall on a sign or product display.
 Create landscapes and views by upgrading plantings in key
areas, screening visually unattractive elements and creating
new visual features.
 Use plantings and/or graphics to improve the appearance of
large, bare exterior walls.
 Install trees and plant material around parking, utility and
refuse areas.
 Use native plants that require minimal maintenance.
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 Provide bright, low level pedestrian lighting along walkways.
 Identify and define focal points and entry points to walking
corridors.
 Consider snow clearing activities in the selection and
provision of planting materials.

Downtown
Linkages &
Circulation

Service Centre
Land Uses

Neighbourhood
Commercial

4.1.21

The Kitimat Downtown Design Guidelines (1994) includes
additional DPA Guidelines for development or redevelopment
in the DRA. Where there is a conflict between the Guidelines
identified in the 1994 report and those identified in this
document, then this document shall prevail.

4.1.22

Improve pedestrian linkages
Mountainview Square.

4.1.23

Require suitable vehicle and pedestrian access, circulation and
parking in the downtown.

4.1.24

Preserve land west of the CN rail tracks for larger uses which do
not depend on passing traffic. Land east of the CN rail tracks
may be used for retail (that is not more appropriately located in
either City Centre or neighbourhood commercial areas),
commercial and light industrial uses. Owner/operator units may
be considered in appropriate circumstances, having regard to
site specifics, size, and proposed length of occupancy.

4.1.25

Encourage retail commercial uses to locate in Service Centre if
they require large land areas or are not considered appropriate
for City Centre or a Neighbourhood Centre.

4.1.26

Allow for the future expansion of Service Centre.

4.1.27

Provide convenient access to daily needs within each
neighbourhood unit by retaining existing neighbourhood
commercial sites.

4.1.28

Cooperate with citizens and business to support existing
enterprises, encourage appropriate business development,
consider temporary alternate use, and maintain underutilized
areas.

4.1.29

Buffer commercial development in neighbourhood centres and
at local stores from adjacent land uses.

4.1.30

Permit residential uses in addition to and above commercial
uses.

between

City

Centre

and

27

KITIMAT DOWNTOWN
DESIGN GUIDELINES
Prepared for the Kitimat Downtown Revitalization Association by:
Dowling Knapp Architects Inc. & Envision Collaborative, 1994.
Web-ready edition by: District of Kitimat Community Planning & Development Department, 2009.
Includes updated photos, concept map, and Benjamin Moore colour codes.

TABLE OF CONTENTS
1.

INTRODUCTION
The Façade Improvement Program
The Purpose of These Guidelines
Downtown Revitalization Area
Map

2.

3
3
4
5

DESIGN CONCEPT
A Quality Approach
Intimate Design + Detail = Delight

3.

Page

THE FIVE STOREFRONT DESIGN
ELEMENTS

3.2 DIFFERENT BUSINESS
RESPONSES

FAÇADE DESIGN GUIDELINES
4.1

Corner Buildings
One-Storey Buildings
& Blocks of Shops
Two-Storey Buildings
Facades Facing Service Lanes
& Rear Facades
Visible Side Walls
4.2 DESIGN

8

4.3 MATERIALS

11

Retail
Offices and Services
Mixed Use Office / Commercial
Restaurant / Food Service

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)

Page

BUILDINGS

6
6

CHARACTER OBJECTIVES
3.1

4.

Building Entries
Disabled Access
Sun and Weather Protection
Façade Improvement Case Studies

Exterior Walls
Soffits
Windows
Doors
Exposed Roofs
Parapets & Flashing
Chimneys & Mechanical Equipment
Decks, Balconies & Guardrails
Outdoor Equipment

DOWLING KNAPP ARCHITECTS INC.
9311 guide.doc94.02.01

12
12
12
13
13

14
14
16
18

29
31
31
33
34
34
34
35
35

1

TABLE OF CONTENTS (continued)
4.4 SIGNAGE & ILLUMINATION
Signage
Materials
Graphics
Lighting

Page

5.3

36
36
39
40

4.5 COLOUR
Colour Concept
Background Colours
Accent Colours
5.

41
42
42

LANDSCAPE DESIGN GUIDELINES
5.1

DESIGN APPROACH
Linkages
Experiences
Visual Quality

43
43
44
44

5.2 LANDSCAPE GUIDELINES
Pedestrian Systems
Pedestrian Corridors
Pathways
Parking
Parks and Main Focal Areas
Nodes and Open Spaces

45
45
48
48
49
52
56

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)

LANDSCAPE ELEMENTS
Boulevard Trees
Shrub Plantings
Seasonal Flower Beds
Paving
Lighting
Street Furnishings
Benches and Sitting Areas
Garbage Receptacles
Bollards and Barriers
Bike Racks
Drinking Fountains
Tree Grates
Tree Guards
Banners
Fencing and Screens
Sculptures and Wall Art
Other Site Elements

57
57
59
60
60
61
63
63
64
65
65
66
66
66
66
67
67
67

5.4 MAINTENANCE

68

6.

ACKNOWLEDGEMENTS

69

7.

REFERENCES

70

DOWLING KNAPP ARCHITECTS INC.
9311 guide.doc94.02.01

2

1. I N T R O D U C T I O N
THE FAÇADE IMPROVEMENT PROGRAM
The Downtown Revitalization Program is sponsored by
the Ministry of Municipal Affairs, Recreation and
Culture to assist merchants - both building owners and
tenants - to improve the facades of their buildings in
accordance with these Façade Design Guidelines.
The focus of the program is: to support increased
commercial and pedestrian vitality by funding
significant building improvements which enhance the
business area's street-level marketing impact.
Façade Improvement Grants are available to building
owners to:
 contribute to the construction cost of upgrading
street-facing facades
 contribute to the construction cost of upgrading
side and rear facades
 contribute to the construction cost of making
retail shops and public buildings accessible to the
physically challenged
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Please contact the Kitimat Community Planning
& Development department for specific information on
the Program and how to apply. These guidelines are
subject to periodic review and revision.

THE PURPOSE OF THESE GUIDELINES
The goal for the revitalization of Downtown Kitimat is
to "create a vibrant and balanced, pedestrian / vehicleoriented shopping experience". To meet this goal,
Kitimat must strive to convey its special character,
unique history, merchant individuality and service
quality to achieve a commercial centre that is easily
accessed, friendly for the pedestrian, the shopper and the
visitor, and to become a more viable economic heart for
the community.
These guidelines are intended to describe, in words,
photographs and sketches, the character of a new,
revitalized Downtown Kitimat - with an overall DESIGN
CONCEPT as well as a wide range of SUGGESTED
IMPROVEMENTS which, when added together, will
make for an up-to-date, less cluttered and more unified
character for the downtown business area.
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For revitalization to be successful, it must be
coordinated and guided by rules. These guidelines help
you the merchant, landowner, or tenant, and your
architect or designer to appreciate the "big picture" of
the overall vision for improving Downtown Kitimat.
These guidelines offer ideas and improvements large and
small which should be addressed for your business
premises - to help you make an appropriate and
valuable contribution to a stronger Kitimat - now and
for the future.
It is important to note that before façade upgrades or
construction take place, permits from the District of
Kitimat, such as a Building Permit, Sign Permits and
Electrical Permits will be required. Please contact the
District of Kitimat at 250-632-8900 for further
information.

DOWNTOWN REVITALIZATION AREA
The boundary of the Downtown Kitimat Revitalization
area is described on the accompanying map.
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KITIMAT DOWNTOWN REVITALIZATION AREA
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2. D E S I G N C O N C E P T
A QUALITY APPROACH
Downtown Kitimat remains the place where people,
both established and new to the area, expect to find the
everyday goods and services they need and value - the
post office, the pharmacy, specialty shops and services,
the local barber - plus opportunities to meet and
socialize with friends.
These guidelines concentrate on the impact that
upgrading the physical character of buildings downtown
can have on the vitality and increased value of
Downtown Kitimat.
While Kitimat strives to renew itself as the natural
centre of business activity - as a people-friendly place
based on traditional values of service and attention to
the customers' special needs - its stock of buildings
must be rehabilitated to attract shoppers and to provide
new opportunities for development and entrepreneurial
energy.
From parking to open spaces, sidewalks and trees to
inviting shop fronts - the revitalization of Kitimat
depends on the skillful attention, effort and diligence of
everyone who participates in the downtown.
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INTIMATE DESIGN + DETAIL = DELIGHT
As it now stands, Kitimat does not have a clear overall
character - its retail core is a fragmented collection of
buildings, lacking in attention to detail and
maintenance, often with conflicting efforts in
attempting to attract the attention of shoppers and
visitors. Signage, colours and materials have generally
lost their appeal.
Businesses are missing major
opportunities to project their "personality".
The design concept for Kitimat is a cohesive pedestrianoriented environment of buildings and shops that
distinguish themselves from their surroundings through
attention to detail, quality signage and graphics, and a
homogeneous palette of rich, timeless colours and
authentic long-lasting materials.
The starting point for the concept is to work with the
best of the existing building stock which can anchor
the revitalization of Kitimat. A simple, straightforward
approach to façade design - characterized by the use
of durable, quality materials, details that are restrained
and subtle, and well-defined shop entries for displays is the fundamental starting point.
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To this simple, straightforward framework can be added a
range of improvements and upgrades to respond to
specific marketing and retailing requirements. The result
will be richer, longer-lasting, more flexible and more true
to local character than any other imitation or
inappropriate style.
Like any successful "people-place", the overall impact
depends upon careful design to support the colour and
excitement of Kitimat's shops and the enthusiasm of its
merchants.
Improvements which follow these guidelines will result
in a pleasing, intimate shop character with pedestrian
appeal - just what one expects in a community
commercial area.
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3. CHARACTER OBJECTIVES
3.1

THE FIVE STOREFRONT DESIGN
ELEMENTS

Revitalizing building facades in the Kitimat
revitalization area is an exercise in proportion and
balance of the FIVE STOREFRONT DESIGN
ELEMENTS:
1.
2.
3.
4.
5.

the store façade
the display window
the shop entry
the awning or roof canopy
distinctive signage & lighting

The STORE FAÇADE should be a continuous frame
around the awning and display window.
The roof line of this façade frame can be shaped in a
number of ways than can define and surround a store
logo, an additional sign, the year the business was
established, the year the building was built or another
sign or visual cue.
The base of the storefront façade should generally be
450mm - 600mm (1’6" - 2'0") high and surfaced in a
hard, durable material that can be easily cleaned and
maintained. (See 4.3 MATERIALS).
KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)

The DISPLAY WINDOW should be designed to suit
the requirements of each individual business by
providing a maximum of display area for merchandise
and well-lighted displays.
The display window should not be continuous from
one end of the façade to the other. Display windows
should be punched out from the store façade leaving a
portion of wall between the end of the façade and the
window to provide a continuous frame of storefront
around the window.
The SHOP ENTRY is your best opportunity to draw
the customer into your store. If the character and
level of detail of your shop entry are inviting enough
to cause casual passersby to pause, then they are likely
to follow their curiosity to walk in through your
door. (See 4.2 DESIGN).
Elements in the shop entry which draw attention
include signage on the door and wall. (See 4.4
SIGNAGE & ILLUMINATION).

DOWLING KNAPP ARCHITECTS INC.
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The function of an AWNING or ROOF CANOPY is
primarily to provide sun and weather protection while
adding distinctive colour or pattern to the building's
façade. Its secondary function is to provide a place for
sign messages.
Awnings should be broken into smaller components
rather than being long and continuous. If an existing
awning or roof canopy is too large, then the shape of
the store façade should be altered at the roof line to
provide a larger background area for the awning to sit
within. (See accompanying sample drawings and 4.2
DESIGN).

A revitalized Kitimat will include a variety of different
kinds of shops and businesses, many with quite
different requirements.
While the traditional
shopfront has proven to be the most flexible design,
capable of accommodating everything from a dress
shop or an ice-cream stand to an insurance office or a
shoe repair shop, contemporary interpretations of
traditional shopfront design elements are encouraged
by these guidelines.

DISTINCTIVE SIGNAGE should convey what your
business does to express your business "personality".
Signage is often misunderstood - simply having more
signs does not mean that they will be more effective.
Quality of signage is more important than quantity.
There are many forms and locations for distinctive
signage which will effectively tell your target market
what they need to know to seek out your business. The
use of professional graphic artists or sign designers is
encouraged to develop appropriate signage. (See 4.4
SIGNAGE & ILLUMINATION).
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STOREFRONT DESIGN ELEMENTS
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3 . 2 DIFFERENT BUSINESS
RESPONSES
Different businesses can respond to the guidelines in
different ways depending on their individual
requirements - for example:
RETAIL
 Broad window displays, intense display lighting,
ample room at the shop entry, deep awnings or
roof canopies to provide weather protection, shade
merchandise and promote browsing, and signage
which projects individuality in the shop's or
building's character to suit the needs of the
broadest range of retail businesses.
OFFICES & SERVICES

MIXED USE OFFICE / COMMERCIAL


Shopfronts should be accentuated to clearly
identify ground floor retail or commercial uses
within a larger building form.

RESTAURANT / FOOD SERVICE
 Broad windows provide choice spots for seating
and people watching, as well as for food displays,
waiting areas and take-out opportunities.
Windows can also slide open, spilling activity
onto the sidewalk and covered outdoor eating
areas to foster a neighbourly atmosphere while
increasing business during summer months.

 Display windows can be used to focus on services,
and provide waiting and reception areas. Open
design of the storefront fosters a neighbourly
approach to business. Individuality of building
character and signage helps tenants distinguish their
business on the street or pedestrian pathway.

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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4. F A Ç A D E D E S I G N
GUIDELINES
4.1 BUILDINGS
CORNER BUILDINGS

ONE-STOREY BUILDINGS & BLOCKS OF SHOPS

Corner buildings serve several functions on the site and
pedestrian walkway. They provide scale and design
strength to the block of buildings that they anchor.
They may also provide for corner shopping. Corner
buildings also help signal retail activity to passersby.
Thus, it is important to pay attention to the design
opportunities provided by corner buildings.

Currently, most of the buildings in Kitimat are onestorey high.

 Provide larger corner windows on ground floors to
signal activity from both directions.
 Orient awnings and roof canopies to wrap the
corner, to signal the presence of retail activity.
 Mark the corner of the building façade at the
intersection of streets by increasing its height, by
using a distinctive design feature such as a corner bay
window, signage or other architectural device.
Since corner buildings are rarely viewed flat-on from
any vantage point, they should be designed in three
dimensions, oriented to the corner, rather than as two
single facades that simply meet at the corner.
KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)

Buildings which are subdivided into separate shops
should have their façade designed as a single block.
The storefronts should then be designed as individual
entities which sit within the building façade.

TWO-STOREY BUILDINGS
The challenge with two-storey buildings is to make
the ground floor use read as a distinctive element of
the overall building.
Generally, the materials, massing and design of the
building is determined by the upper storey uses. In
cases such as motels or offices over a shop, it is
important that both levels within the building project
their own character.

DOWLING KNAPP ARCHITECTS INC.
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Ground floor shop facades can develop their own
character utilizing the five storefront design elements
and other ideas contained in these guidelines.
Second storey uses can convey their character in a
number of additional ways depending on the use and
occupancy of the second floor.
Office and other non-residential uses on second floors
can also add individual awnings over windows, planter
boxes at windows, as well as individual signage on upper
storey windows.
Second floor non-residential uses are encouraged to
display their own signage in the form of signs and
graphics at the second floor to identify their use. (See
4.4 SIGNAGE & ILLUMINATION).

FACADES FACING SERVICE LANES & REAR
FACADES
Facades facing service lanes and rear facades are
important facades to upgrade for two reasons. As a
consequence of Downtown Kitimat's topography with a
slope running across the site, many of these facades are
visible to shoppers and passers-by from many angles.
The rear façade of a business should be upgraded
wherever possible.
In addition, these facades face pedestrian walkways and
open spaces or vehicular routes to rear parking areas or
KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)

pedestrian mews, and thus form an important part of
a downtown shopper's route from business premises
to their car or to another destination in the
downtown.
Facades facing service lanes and rear facades should be
upgraded to maintain the same wall and colour
treatment as the front façade.
Alternately, but less preferred, these facades may be of
a different material than the front façade, but should
be of similar colour. (See 4.3 MATERIALS)
Where possible, add windows, patterns in the wall
materials, trim designs or other details to break up
otherwise blank walls.

VISIBLE SIDE-WALLS
Kitimat's topography results in a number of sidewalls
of two-storey buildings that are visible because they
project above the roof line of an adjacent building of
lower height.
Visible side-walls should be cleaned, maintained and
re-surfaced in durable materials to match other
facades. (See 4.3 MATERIALS).
Visible side-walls may be suitable locations for
additional signage where this signage is carefully
designed. (See 4.4 SIGNAGE & ILLUMINATION).
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4.2 D E S I G N
BUILDING ENTRIES
The entry to your store or shop is your best chance to
tell the customer about your products, your company
and your service. Building entries are opportunities for
a variety of different types of signage, colour, and
information, and as such should be designed to present
the best possible introduction to discovering the shop,
its merchandise and your service message.
When store entries are set back from the main sidewalk
or walkway - this is also an ideal place to project a
quality image using terra cotta pots, or custom-crafted
flower boxes to attract shoppers and browsers.

Door hardware must be carefully chosen to respond to
the needs and physical strength of the physically
challenged. The sill or threshold at the door shall
accommodate wheelchair movement, as should the
slope of the sidewalk immediately in front of the
door.
Specific requirements to meet the latest building code
requirements for design for the disabled are available
from the Building Department, District of Kitimat.

DISABLED ACCESS
Façade Improvement Grants are also available to
contribute to the construction cost of making retail
shops and public buildings accessible for the physically
challenged.
Provide a simple, user-friendly access to your business.
Doorways must be wide enough to accommodate
wheelchairs and walkers and enable a disabled person to
open the door when entering or leaving the premises.

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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KITIMAT STREET SECTION
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SUN AND WEATHER PROTECTION
In a climate like Kitimat's, protecting your shoppers and
visitors from the weather is simply good business. This
can be accomplished through the use of awnings and
roof canopies.
AWNINGS are frameworks of square metal tubing
surfaced with non-rigid fabric materials, supported
entirely from the exterior wall of the building.

Awnings may have a perimeter valence of solid colour
fabric matching the awning fabric type that hangs
below the edge of the awning and is setback from the
extreme front edge of the awning. This valence can be
used as a sign band, and should be located to provide
clearance from the sidewalk required by the District of
Kitimat Sign Bylaw. The bottom edge of the valence
may be flat or scalloped (See 4.4 SIGNAGE &
ILLUMINATION).

Generally, awnings should only be used to cover doors
and windows. Awnings, typically, should not extend
the full width of the façade, except where they can
contribute to covering a pedestrian walkway. Wraparound awnings are generally not encouraged.
Awnings should not have soffit panels but may be
integrally illuminated or backlit. The detail of the
awning structure is a valuable component of the overall
design.
The structure supporting the awning should also have
sufficient detail to contribute to the design of the
storefront. The structure should also be designed to
support hanging signs attached to the awning structure.
Awning shapes should be simple, straight line
geometries. Curved awnings or awnings made of
combination
geometries
are
generally
not
recommended.
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Approved awning materials include:
 Striped fabrics, which are encouraged. (See 4.5
COLOUR PALETTE)
 Solid colour fabrics (See 4.5 COLOUR PALETTE)
 Awnings of a canvas-like synthetic or natural fabric
are preferred rather than shiny-surface materials
 Opaque materials are
translucent materials

preferred

rather

than

CANOPIES are permanent roof-like elements which
project out from the building wall. Roof canopies are
found on many existing buildings.
Roof canopies should provide continuous pedestrian
weather protection by extending the full width of the
façade.
Approved canopies include:
 Cantilevered wood or metal canopies. (See 4.3

MATERIALS)
 Clear glass and steel canopies where the supporting

structure is made of painted steel sections, or steel
angles. (See 4.3 MATERIALS)
Lighting the façade from awnings or roof canopies is
provided more appropriately with individual spotlights
rather than continuous flood lighting from below.
(See 4.4 SIGNAGE & ILLUMINATION)
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FAÇADE IMPROVEMENT CASE STUDIES

The following images show a range of possible façade
improvements to various types of buildings in the
Kitimat Revitalization Area.
The intent of these images is to provide a starting
point - to show how individual stores and buildings
might fit into the design concept for revitalization.
The rest depends on the individual requirements,
imagination and good sense of the building owner,
merchant, designer and builder - to see that façade
improvements increase both pedestrian vitality and
business viability - using the suggestions contained in
these guidelines.
These images are based on photographs. Actual
improvements should be made upon the basis of
measured drawings of buildings to ensure compliance
with the Kitimat Zoning Bylaw, the BC Building Code
and the Kitimat Sign Bylaw.
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FAÇADE IMPROVEMENT CASE STUDY
OVERWAITEA

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
YOUR DOLLAR STORE WITH MORE

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
TRIGO'S

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
LOW OFFICE BUILDING

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
MALL INTERIOR FAÇADE

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
BANK / OFFICE BUILDING

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
FEDERAL BUILDING

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
NORTH MALL PANORAMA

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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FAÇADE IMPROVEMENT CASE STUDY
SOUTH MALL PANORAMA
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DOWLING KNAPP ARCHITECTS INC.
9311 guide.doc94.02.01

27

FAÇADE IMPROVEMENT CASE STUDY
WAKASHAN AVENUE PANORAMA

KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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4.3 M A T E R I A L S
EXTERIOR WALLS

The following wall materials are encouraged:

Exterior wall materials should provide a significant visual
detail while being durable. The design concept proposes
an intimate look of quality. Thus, materials which are
temporary, rustic, uncrafted or left unfinished to
weather would be out of place.

 Stucco

Exterior wall materials should be chosen carefully for
their maintenance characteristics - for instance,
washable and durable materials should be used for the
base of the wall above the sidewalk on street facing walls
to maintain a clean appearance. Materials which absorb
moisture and dirt are unsuitable at the base of the
façade close to the sidewalk and will be difficult to
maintain.
Wall colours and materials should be identical on all
sides of the building unless otherwise required by the BC
Building Code.
Where there is a transition from one material to
another, such as from tile below to wood siding above,
the two materials should be separated with a trim or
moulding of either material to add detail to the design
of the wall.
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Stucco should be painted or acrylic-finished, with a
smooth to medium texture coarseness. "California" or
highly textured stucco is not recommended.
Stucco should also be broken up into panels through
the use of reveals and rustication joints, so that large
expanses of material have a significant level of detail
and scale. (See case study diagrams)
 New brick, of a continuous, unmottled tone, in a
natural earthtone colour. (See 4.5 COLOUR
PALETTE)
Used bricks are not approved.
Modern rather than traditional brick coursing and
details should be utilized (see accompanying
diagram).
Standard dimension brick sizes and "giant" bricks
are acceptable.
 Stone tile, non-smooth and textured. Smooth or shiny
stone tile is to be sandblasted or flamed. (See 4.5
COLOUR PALETTE)
DOWLING KNAPP ARCHITECTS INC.
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 Stone, minimum 50mm (2") veneer, laid in a squared
veneer / ashlar horizontal pattern. (See 4.5 COLOUR
PALETTE)
 Concrete, cast-in place, light sandblast finish,
articulated with reveals as a wall base or sidewall
material.
 Concrete masonry units, split-faced profile on exposed
facades. Half-height blocks are preferred to full-height
blocks.
 Pre-finished metal siding with concealed fasteners.
(See 4.5 COLOUR PALETTE)
 Coloured spandrel glass. (See 4.5 COLOUR PALETTE)
C


Size: minimum 100mm x 100mm (4" x 4"),
maximum 300mm x 300mm (12" x 12") for field
background tile: maximum 50mm x 50mm (2" x
2") smooth or glossy for tile accent patterns. (See
4.5 COLOUR PALETTE)
Tile patterns are encouraged, and should include
localized accents.
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 Paint or solid colour stain over an approved wall
materials. (See 4.5 COLOUR PALETTE)
Wall materials which are discouraged include wood,
synthetic siding (including vinyl siding and PVC siding), reconstituted or pressed-board type wood sidings, reflective
glass, fake or imitation materials such as thin-brick veneers,
reconstituted stone and false stone veneer, imitation "used
brick" and antique brick, river rocks, boulders, exposed
gravel aggregate and glass-fibre products.
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SOFFITS

WINDOWS

The soffit is the exposed underside of an element of
construction, such as the underside of a roof canopy.

Windows make several important contributions to a
good façade design: they provide proportion and detail
to the façade, and define areas for display and signage.

Soffits should match the material of the adjacent wall,
or be painted wood or smooth stucco.

The material chosen for the window construction
provides an element of craft and design. Generally,
windows should be designed with as much detail as
possible.

Where soffit venting is required, continuous screened
strip vents or small circular plastic vents should be used.

Wood windows are acceptable.
Preformed synthetic soffit panels (PVC, vinyl), and
preformed or perforated metal soffit panels are not
encouraged because of their residential appearance.

Aluminum storefront windows and doors should be prefinished or clear anodized. Painting existing storefront
windows with products designed to adhere and wear
properly is encouraged. (See 4.5 COLOUR PALETTE)
Windows should be finished with trim boards to increase
the amount of detail and architectural interest around the
window.
Rather than large, continuous expanses of glass, windows
should be designed to balance the shop's display
requirements and building proportions. Dividing large
windows into multiple lites (panes) can provide added
variety, define separate windows displays, and provide
more areas for signage - for instance in the top section of
the window or in a transom window over the door. (See
4.4 SIGNAGE & ILLUMINATION)
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Windows which are divided into multiple panes with
metal or plastic bars inserted between the sheets of glass
in the windows, or with lattice-type dividers placed on
the outside of the panes, are not acceptable.

Security gratings are not encouraged inside store
windows unless absolutely required by the nature of
the business. Gratings which can be retracted to the
inside edges of the window are preferred.

Windows which can open to the passerby on the
sidewalk, are encouraged for restaurant and other food
services uses, where they do not create an obstruction.

Bay-type display window projections are encouraged
where feasible.

Window shape should be rectilinear - i.e. square or
rectangular - rather than oval or arched residential-type
designs. Small circular accent windows or "portholes"
are acceptable where they are part of a coordinated
design concept.
Window glass colour should be clear or very pale green.
Tinted, reflective, bronzed or other non-clear glass is
not encouraged. Awnings, roof canopies or other
shading devices are encouraged to provide sun
protection. Coloured glass may be approved within
storefront window designs.
Windows that are required by the BC Building Code to
be wired glass or heat resistant glass in painted steel
frames are permitted.
Glass block should be clear, colourless glass set in
natural colour cement grout used in limited quantities
as an accent within the area of the façade. Straightribbed or clear blocks are preferred over other glass
block patterns.
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DOORS
Doors in store entries should be designed as part of an
overall approach to the window system and be
consistent with the overall colour scheme.
In order to provide additional viewing and display
space, entry doors should be glazed.
Glass in doors should be clear and non-reflective.
Frameless solid glass entry doors are not encouraged.
Overhead roll-up doors, if desired, should also be
divided into multi-pane lites with clear glazing,
wherever possible, to provide interest and display of
the activities within.
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EXPOSED ROOFS (not funded under this program)
Where roofs are visible from a street or lane, they
should be kept clean and maintained. When reroofing, a variety of materials, including pre-finished
standing seam metal roofing are approved. (See 4.5
COLOUR PALETTE). Asphalt or duroid-type shingles
are not generally recommended.
Materials which are discouraged for exposed roofs
include terra cotta and concrete roof tiles, preformed
metal shingles, exposed roll-type or torch-on type
roofing membranes, metal roofing with exposed
fasteners or farm-building metal roofing materials.
PARAPETS AND FLASHING
Parapets and flashing should generally match the colour
and material of gutters, rainwater leaders and
downspouts, or the colour of the adjacent wall.
Where exposed, they should be painted as part of the
overall façade colour scheme.

CHIMNEYS & MECHANICAL EQUIPMENT (not
funded under this program)
Where a chimney is part of an existing building façade
or visible from the street, bricks should be cleaned,
repointed and maintained. Chimney caps should be
plumb and true, and should meet Building Bylaw
requirements.
Exhausts, exposed ducts and exposed mechanical
equipment are required by many businesses such as
bakeries, restaurants, offices and industry and should
be located out of sight or screened from view.
Incorporate exhausts, exposed ducts and exposed
mechanical equipment within a roof dormer
structure, or screened from direct view with painted
lattice or other screening to match the building wall
colour, or other approved design solution.
Air conditioning units should be centered within
openings over doors or windows.
Gas meter and utility enclosures should be located
away from street-facing facades, and screened from
view with acceptable wood lattice fencing. Chain link
enclosures are not approved.
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DECKS, BALCONIES & GUARDRAILS (not funded
under this program)
Where decks are provided as part of the façade, balcony
guardrails can be an important design element. The
handrail design is another opportunity to add
something distinctive to the design of larger buildings.
Guardrail designs should be appropriate to the design of
the building.
Balcony guardrails should have sufficient detail both in
the size of the top rail, the size of the balusters and
intermediate rails. Integral flower baskets or hangers for
plant pots are encouraged in the guardrail design where
approved by the Building Bylaw.
Approved materials include pre-finished aluminum and
painted and stained wood.
Simple glazed balcony panels without any intermediate
elements incorporated into the guardrail design are not
encouraged.
Exterior handrails should be coloured as part of the
overall building colour scheme.
OUTDOOR EQUIPMENT
Satellite dish-type receiving equipment that is exposed
to public view should be carefully located.
KITIMAT DOWNTOWN DESIGN GUIDELINES 1994 (2009 web-ready ed.)
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4.4 S I G N A G E &
ILLUMINATION
SIGNAGE
This section describes signage design and details which are
considered appropriate to the overall design concept.
All signage must conform to the requirements of the
Kitimat Sign Bylaw as amended, and sign permits are
required. Definitions of different sign types provided in the
bylaw shall govern, since the descriptions of sign types in
this section are for general information only. For further
information on the Kitimat Sign Bylaw, contact the District
of Kitimat at 250-632-8900.
Signage should be designed to reinforce the traditional
storefront personality and image and should focus on the
pedestrian. A more detailed appearance is preferred to stark,
simple signs.
More signage does not result in more effective signage.
Locating your signage where your clients will notice it most
is more effective. Good storefront design provides several
opportunities for distinctive signage.
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FASCIA SIGNS are located on the building face or wall
between the top of the store window and the top of the
building façade.
Fascia signs should only identify the business by name,
or its logo.
PROJECTING SIGNS, where authorized by the sign
bylaw, shall be securely fastened to the building face or
wall. Projecting signs are ideal for names, logos or
artistic design that can convey the essence of the
business in the simplest possible way - for instance the
image of a baker's oven for a delicatessen, a bicycle for a
sporting goods store, or a cornucopia of food for a
restaurant.
AWNING SIGNS are signs located flat on the surface of
an awning, or a valence panel which runs continuously
along the full length of the awning.
CANOPY SIGNS are located on a canopy or marquee.
HANGING SIGNS are signs that are suspended from an
awning or projecting roof canopy. Hanging signs help
shoppers find your store and merchandise as they walk
along the pedestrian walkway, and are ideal for business
name, logo or product types.
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DOOR SIGNS are located on the glass surface of the
entry door. Door signs can convey hours of business,
shop name and logo, or any message that conveys the
style of service the shopper will find inside.
ENTRY SIGNS are located on the wall adjacent to an
entry door where the door is recessed from the
sidewalk. This is a good location to display signage
about all the types of merchandise, or services the store
or shop offers.
WINDOW SIGNS are signs located on the ground floor
display windows or on upper floor windows in nonresidential uses. Window signs are suitable for store
name, merchandise brand names and logos on ground
floors, and the name of the business only on upper
floors.
THRESHOLD SIGNS are located in the exterior ground
surface at the store entry to highlight the entry to your
shop. Threshold signs may include lettering or graphic
images only relating to the history of the building or
the address of the shop set in or engraved from mosaic
tile or other non-skid finishes at the entry.
ILLUMINATED SIGNS are those which are only
illuminated by an internal artificial light source.
Individual illuminated
illuminated sign boxes.

letters

are

preferred

to
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MATERIALS

GRAPHICS

Signs shall be made from durable exterior sign-grade
materials designed to signage industry requirements,
including solid wood, crezone plywood, extruded signgrade acrylic, and pre-finished sign-grade aluminum.

Lettering styles should be contemporary. Copy on
signs should be a maximum of three typefaces (fonts)
on any single sign.

Signs should be a minimum of 25mm (1") in thickness
with a full trim around the sign in a contrasting colour.
Signs can be painted, sandblasted or carved.
Hanging signs shall be made of solid colour awning
fabric, aluminum, painted wood, or crezone plywood
(minimum 19mm (3/4") thick).

Sign-vinyl colours should be non-reflective and nonmetallic. Other reflective and metallic sign materials
such as individual metal letters are acceptable.
All signs should be designed by a graphic designer or a
professional sign company. Murals or other artistic
representations require special approval. For neon
lighting and signs see LIGHTING in this section.

Portable signs, where allowed, shall be made of painted
wood or crezone plywood (minimum 19mm (3/4")
thick).
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LIGHTING
Exterior lighting of shops contributes to the security
and enjoyment of the business core, adds a level of
individual detail for each business and encourages
evening window shopping.
Individual lights flanking doors and at entryways are
encouraged, especially where they light a sign or
merchandise.
Lighting of awnings, roof canopies and the building face
can be achieved with spotlights mounted on the face of
the building or projecting from the face of the building.
Continuous or exposed tubing should not be visible.
Neon signage and lighting is approved as an outline of
artwork within the design of a sign, or as the primary
lettering of the business name or logo. Continuous
neon accent lines are not encouraged.
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4.5 C O L O U R
COLOUR CONCEPT
The Kitimat colour palette is a range of darker and
richer colours than one normally sees in most
commercial areas. The first reason for this approach is
to convey a timeless quality in the revitalization. The
second is to create a distinctive look for Kitimat - as a
colourful retail experience.
The colours shown are actual samples grouped into
focal colours and accent colours. In addition, some
possible colour combinations are suggested.
Where ethnic character, or some other requirement
such as a corporate identity program, specifies that
certain colours be used, the colour palette does
contain a broad range of colours - most likely one or
two grades of tint darker than expected - which
should be used.
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COLOUR PALETTE - BACKGROUND COLOURS
BENJAMIN MOORE PAINTS

COLOUR PALETTE - ACCENT COLOURS
BENJAMIN MOORE PAINTS

BEIGE
BM HC-25
BM HC-92
OC-20
OC-28
BM 860 *
CC-490
CC-396

BEIGE
CC-274
BM HC-92 *
GREEN
CC-630
BM 672 *
BM 678 *
BM 691 *
CC-660
HC-135
BM 714 *

GREEN
BM 169 *
BM HC-44
BM HC-111

BLUE
BM 761 *
BM 769 *
BM 770 *
BM 776 *
BM 784 *
BM 804
BM 1651
BM 1665
BM 1680

WARM GREY
CC-910
BM 1460
BM 1461
BM 1474
BM 1475
BM 1483
BROWN
CC-470
BM 1167 *
BM 1234 *
BM 1552 *

PURPLE
BM 1364 *
BM 1393 *
BM 1400 *
CC-930
BM 1442 *
BM 1449 *
BM 1455 *

WARM GREY
BM 1589 *
BM HC-168
YELLOW
BM HC-10
RED
BM 1316 *

* - Although no longer shown on Benjamin Moore

colour chips this colour formula is available
at all dealers. Contact Community Planning
& Development to view a sample, 250-632-8910
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5. L A N D S C A P E D E S I G N
GUIDELINES
5.1

DESIGN APPROACH

In essence, the design concept for Downtown Kitimat is
to transform it into a centre where the experience of
shopping and social activity is heightened. To create a
downtown that is lively, functional and attractive; an
exciting place to be for a broad spectrum of residents
and visitors of all ages.
To achieve this, all parts must make sense and relate to
each other; they must become an integral part of a
cohesive whole, yet each must display a subtle and
unique character of their own.
The landscape solutions for this project are based on
three main principles:

LINKAGES
 Create gateways by enhancing key entrance points.
 Develop main corridors as strong pedestrian
connections between the main access points,
shopping areas and amenities.
 Re-align some of the existing pathways to better
respond to landscape treatments and the functions
of new and existing facilities.
 Develop visual connections where possible by
maintaining or creating view corridors within the
site and beyond.

 Development of greater linkages and connections.
 Provision and enrichment of a variety of experiences
for the community.

 Incorporate visual elements that inform and reenforce desired connections.

 Transformation and enhancement of the existing
visual environment.
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EXPERIENCES
 Enhance the shopping experience by creating a
unique and identifiable streetscape that is functional
and beautiful.
 Provide a range of recreational opportunities for a
wider section of the community.
 Encourage new activities and events through design
and the scheduling of festivals to offer the
community greater reasons to visit and experience
Downtown Kitimat.

VISUAL QUALITY
 Develop a planting approach that focuses on creating
welcoming spaces that attract people.
 Develop a unified, cohesive approach to planting,
graphics, street furniture colour, use of materials and
design.
 Create "landscapes and views" where possible by
visually upgrading specific areas, screening visually
unpleasant elements and creating new visual
features.
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5.2 L A N D S C A P E G U I D E L I N E S
The Landscape Guidelines are intended to provide a
framework for developing pleasant places in downtown
Kitimat that are attractive, integrated and functional.
These design guidelines apply to four broad categories
of LANDSCAPE PLACES which reflect the design
principles. These landscape places appear in different
shapes and sizes throughout the downtown area as:
1.
2.
3.
4.

Pedestrian Systems
Parking Areas
Parks and Activity Areas
Nodes and Open Spaces

The present character of Downtown Kitimat is
comprised of two distinctive SHOPPING AREAS:
1. City Centre
2. Mountainview Square
City Centre is a linear corridor surrounded by large
parking areas. There are numerous access points with a
variety of different sized spaces interspersed throughout.
City Centre is separated from Mountainview Square by
Wakashan Avenue.
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Mountainview Square is a random arrangement of
buildings and parking areas connected by a series of
walkways.
One potential area for new development is the
northeast corner of downtown, which is presently
undeveloped. A second significant site is 899 Lahakas
North.
The Landscape Design Guidelines will ensure that the
same design philosophy applies to all developed areas.
PEDESTRIAN SYSTEMS
Downtown Kitimat, at present, is mostly vehicle
oriented and needs to place greater emphasis on
pedestrian movement. In the areas outside the
downtown, Kitimat has a successful network of
pedestrian corridors or walking path systems
throughout the city, yet there are few connections to
the downtown shopping area. The walkways from
Haisla Boulevard and Tsimshian Boulevard are the
main pedestrian corridors from downtown to the
suburbs.
Pathways should offer continuous viewpoints from
which the streetscape or landscape is seen. They play
an important role in the visual quality of the
development.
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Pathways should also provide direct and logical access to
facilities and attractions. They must also interconnect
at key points throughout to allow people to park close
to their destinations.
The configuration of these paths must respond to
functional demands, address aesthetics and the need to
provide the user with the opportunity to perceive the
landscape in the most pleasant way.
Pedestrian corridors for Downtown Kitimat generally
would consist of the following:
1. Pedestrian Links
2. Pedestrian Corridors or Major Walks
3. Pathways
LINKS should be created by extending and enhancing
the existing pedestrian walkways in the surrounding
neighbourhood and connecting them with the
downtown area. Where appropriate, safe bicycle routes
should be located along the same corridors. Inviting
entry points should be developed that are clearly
identifiable, even at a distance. To achieve this, open
view corridors and well lit conditions are necessary, as
well as carefully placed bright color elements such as
signs and / or site furniture.
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PEDESTRIAN CORRIDOR
WAKASHAN AVENUE
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PEDESTRIAN CORRIDORS should be developed within
the original shopping area to provide linear traffic along
the long axis of the site and across it, to direct people
towards the main shopping areas and amenities.
PATHWAYS should be developed to interconnect at key
points to allow pedestrian circulation throughout.
Certain activity areas such as Mountainview Square and
the Museum Court will generate a series of pathways
leading pedestrians to the shopping areas and parking lots.
In summary, recommendations include:
 Use light colour brick or interlocking concrete pavers
to identify entrance points at walkways.
 Arrange boulevard trees so their canopy creates an
entry to main walkways to make them identifiable
from a distance (see left).
 Provide bright, low level pedestrian lighting at
entrances and along walkways.
 Develop a coordinated signage and graphics system to
identify entrances and walkways.
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 Provide, where appropriate, protection from rain and
snow with overhead canopies and covered walkways.
 Avoid pathways immediately adjacent to the bare
walls of buildings. Distance paths from walls with
plantings that soften the stark effect of some
buildings.

PARKING
Consider re-orienting some of the parking areas to
maximize function and safety and minimize the total
paved area. Within the downtown area, for ease of access
to the retail areas, provide parking close to the major
entry and activity points.
 Minimize the visual impact of large parking areas with
canopy trees on parking islands and perimeter.
 Provide safe walkways for families through the parking
area to the stores.
 Provide alternative parking in smaller areas with
connecting walkways to stores and amenities so people
can be close to their destinations.
 Provide planting islands to accommodate hardy
plantings, canopy trees and walkways.
 Take into consideration the snow storage areas when
siting treed islands in the main parking lots. (See 5.4
MAINTENANCE)
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PARKING LANDSCAPING - LOWER MALL
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PARKING LANDSCAPING - UPPER MALL
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PARKS AND MAIN FOCAL AREAS
Downtown Kitimat currently lacks visual and
functional cohesion. In part it is due to the somewhat
random arrangement of its buildings and structures,
and to a degree due to a lack of developed focal areas
and amenities.
Downtown Kitimat has various areas with potential to
become meaningful focal points and activity areas;
spaces that could provide structure, orientation and
identity to this shopping area. These types of places
should be feature areas, meeting points, resting spots,
starting and destination points for pedestrians, or
areas where occasional entertainment is available.
Given the impracticality of relocating buildings and
re-organizing the entire area, these potential focal
areas could instead fulfill the fundamental need of
providing the structure, focus and identity that this
downtown needs. A carefully designed system of
parks, plazas and courtyards could help transform
Downtown Kitimat into a vibrant, active and
successful business area.
The green space and playground between the credit
union (see left), library and offices offer potential to
be fully developed as a park. As a continuation of a
main entry plaza located in between the museum and
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the government building, this park could become one
of the main centres of activity.

 Mountainview Square: Area between "Your Dollar
Store with More" and Liquor Store.

Other areas such as the courtyard behind the Museum
and Mountainview Square offer the potential of
becoming key focal points, each displaying a function
and image of their own.

 Arena Plaza: Located between the Kitimat Ice
Rink and "City Centre Hardware" (see images page
55).

With these areas there is an opportunity to develop a
system of public and open spaces that is totally
integrated with the dynamics of Downtown and
responsive to the needs of the community.
The following potential focal areas have been identified:
 Gateway Plaza: Located at the Lower Mall entrance
area, adjacent to the Museum and bank offices.
 Museum Court:
Area between the Museum,
”Trigo’s“, ”Pedro’s Grill“ and Federal building (see
images page 54).
 Library Park: Green space extending south of the
Gateway Courtyard to in front of Library, including
the existing playground (see images page 51).

 Future Focal Areas: Should be placed between
Kiwanis Village and Kitimat General Hospital, to
respond to future functional and design demands
of proposed buildings.
Landscape recommendations for these landscape
places are as follows:
 Develop a major focal point in the vicinity of the
Museum to form the "centre" of downtown where
activities and events will occur, e.g. events such as
Canada Day celebrations.
 Develop park gateways that are visible and
accessible from the main pedestrian corridors.
Elements such as trees, signage, feature landscaping
and special paving would be utilized.
 Develop parks and green spaces as attractive
amenities to encourage recreational uses, special
events and theme days such as bocce ball, ring toss
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for seniors or special event days for festivals, Boy Scouts
and Girl Guides Day, a fall fair and home baking sales.
(e.g. Library Court and Mountainview Square).
 Provide sufficient paved areas for public use during
festivals and celebrations.
 Encourage spontaneous activities such as musicians,
performers and vendors. Consider providing a simple
temporary structure to accommodate such events
(e.g. Library Park and Museum Court).
 Create sitting areas that provide a sense of
protection and allows users to view park activities.
 Develop a planting scheme that maximizes spatial
and aesthetic effects and minimizes maintenance.
 Create active and passive recreation spaces for
summer and winter that include indoor and outdoor
elements.
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ARENA COURTYARD
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NODES AND OPEN SPACES
NODES should be developed at the junctions of main
corridors to act as secondary focal points. Some of the
smaller spaces may become minor focal points and have
a specific function such as a sitting area.
Many of the other OPEN SPACES, such as small
courtyards, large open grassed areas, spaces in front of
buildings and bare walls and grassed slope areas, need to
be defined and given a distinctive character. The green
spaces and hard surface areas between buildings must
relate to the surrounding stores. The development of
these areas must address potential activities, visual
quality and function.
 Develop a theme for the downtown expressed
through design elements located at focal points
throughout downtown.
 Incorporate special features such as sculptures,
graphic panels, flags and signs to signify their
importance.
 Arrange landscape elements in a manner that
reinforces the spaces.

 Locate groupings of deciduous and evergreen trees
in visible open grassed areas, to screen undesirable
views, enhance the existing architecture, mark an
entrance or for visual interest.
 Relate outdoor spaces to similar indoor spaces
(especially along the enclosed mall) and provide
space for outdoor shopping adjacent to store
entrances.
 Eliminate overlapping between pedestrian activities
at main entrances and service activities such as
garbage and delivery.
 Improve the appearance of the large bare walls of
the exterior of some buildings by the use of
plantings or graphics (see image on page 59).
 Install trees and plant material or manufactured
screens around parking, utility and refuse areas.
 Consolidate garbage facilities in inconspicuous
areas at various points throughout Downtown.
 Provide planting, benches or graphics in front of
solid walls.

 Provide furnishings and seating areas
 Provide night lighting
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5.3 L A N D S C A P E E L E M E N T S
The selection of appropriate landscape elements is
required to unify Landscape Places and to convey an
impression which looks and feels like Downtown. These
design elements include:
1.
2.
3.
4.

Landscaping
Paving
Lighting
Site Furnishings

LANDSCAPING
BOULEVARD TREES create atmosphere and add a
richness and variety to downtown. With their different
shapes and colours and seasonal changes they provide a
natural and continual evolution to the appearance of
the streets and shopping areas. A tree planting design
along both sides of the roads leading to downtown,
such as Lahakas Boulevard and Tsimshian Boulevard
would create sense of entry into the Downtown
connecting it to the surrounding suburbs. This use of
boulevard trees should be continued into the parking
areas and walkways of downtown joining the entire area
together.
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Other streets such as Wakashan Avenue and some of
the roads throughout the future civic area should
feature boulevard trees.
Regardless of season, trees play a major role in
defining and unifying the basic structure of
downtown, giving continuity to the various open
spaces since they:
 Identify and define focal points and entry points
to walking corridors.
 Create a sense of enclosure by defining limits of
parks, open spaces and hard surface spaces.
 Screen parking and large wall surfaces, refuse and
storage areas.
 Enhance the overall visual quality of an area.
There are three broad categories
recommended for different locations.

of

trees

 Large canopy trees will define the parking areas,
major and secondary vehicular circulation
corridors, as well as focal points and open spaces.
Their size and shape will be in scale with the
surroundings, e.g. narrow, columnar trees in
confined spaces along building walls or large trees
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along wide malls and parking areas.
 Large and medium canopy trees are to be used as
"street" trees where there is pedestrian circulation
and in small courtyards. The following trees are
recommended:

The following trees are recommended:
Alnus rubra (Alder)
Betula papyifera (Birch)
Prunus emarginata (Bitter Cherry)
Acer glabrum (Douglas Maple)

Acer rubrum var. (Red Maple)
Liquidambar styraciflua (Sweet Gum)
Liriodendron tulipifera (Tulip Tree)
Quecus coccinia (Scarlet Oak)
Tilia euchlora (Linden)
 Small canopy trees are to be used for ornamental
and colourful effect in small spaces like seating areas,
courtyards and other focal points. The following
trees are recommended:
Acer campestre (Hedge Maple)
Cornus kousa (Dogwood variety)
Cornus mas (Dogwood variety)
Oxydendron arboretum (Sorrel)
Malus var. (Flowering Crab Apple)
Prunus var. (Flowering Japanese Cherry)
 Native trees are to be grouped in spaces around the
perimeter of the downtown.
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SHRUB PLANTINGS would be used in the main focal
areas and public spaces, at the perimeter of the site and
as accents to the buildings and shops. Since maintenance
is a major consideration, the use of shrubs should be
concentrated in the areas where they would contribute
aesthetically and form significant focal areas and parks.
Native shrubs that are indigenous to the Kitimat area
should be used along the perimeter of the shopping
district to integrate it with the surrounding landscape
outside the downtown.
Plantings should
considerations:

respond

to

the

 Select evergreen shrubs and hardy flowering shrubs
with long blooming periods and requiring little or
no pruning, such as:
Rosa rogosa varieties (Prairie Rose)
Pinus Muhgo (Mugo Pine)
Spiraea Var. (Spirea varieties)
 Plantings should not interfere with winter snow
storage piles.

following

 Plant only hardy native shrubs along the perimeter.
Select shrubs that do not require pruning or
elaborate maintenance care, such as:
Spiraea Var. (Spirea varieties)
Eleagnus commutata (Silverberry)
Simphoricarpos Albus (Waxberry)
Cornus Stol. flaviramea (Yellowtwig)
Cornus Stolonifera (Red Osier Dogwood)
 Avoid thick massed plantings where visibility and
security are an issue (groupings of canopy trees
could be planted instead).
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SEASONAL FLOWER BEDS should be located at key
places throughout downtown to create colour, variety
and interest. These plantings can be costly to install and
maintain, therefore they need to be concentrated in
well designed arrangements for strong visual effect and
visible from places where there is abundant pedestrian
traffic. Entrances to shopping corridors and focal points
are ideal locations.
 Create flower beds at the main focal areas such as the
main entrance plaza, the Museum Court Library
Park, Mountainview Square, adjacent to significant
buildings
 Place in areas of high visibility and yet protected
from pedestrian damage and bicycles.

PAVING
Paving plays a subtle yet very significant role in
creating an ambiance for spaces and walkways
throughout downtown. Pattern, texture, colour and
rhythm are created in landscape places by the
arrangement and types of paving materials. Besides
providing safe and durable walking surface, paving
unifies and adds variety and interest to a space,
especially when used in combination with other
landscape elements such as plantings, furnishing,
signage and lighting.
Paving must provide smooth, even walking surfaces
with gentle grade changes and slopes to drains.
Use paving to:

 Design beds to be an integral part of the overall
landscape. Their shape should reflect or complement
adjacent paving edges, buildings, etc. (as opposed to
creating isolated beds in the middle of open grass
areas).

 Define public courtyards and circulation corridors
as distinctive identifiable spaces.
 Connect a series of places throughout the
shopping area.
 Encourage circulation in specific directions and to
emphasize entryways to corridors and shops.
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Recommendations for paving include:

LIGHTING

 Utilize coloured pavers at key points along walkways
and entrances to shops.

Lighting is a necessary element for the safe
movement, orientation and security of pedestrians
and vehicles. Illumination also announces or
advertises entrance points and special places. As well
as directing people, the lighting system, like the
paving pattern, is present throughout downtown and
serves to unify the area.

 Design simple patterns with accents and edges of
long linear corridors with the patterns being
repeated at intervals along the corridors.
 Use smooth finished concrete interspersed with
linear patterns of pavers or large pedestrian areas.
Alternatively, use concrete stamped with patterns in
combination with large smooth finished concrete
areas.
 Pathways and other paved areas should widen to
include site furniture such as benches, drinking
fountains, etc.

Different levels of lighting are needed in response to
the requirements and function of the variety of spaces
they illuminate.
The tall lighting standards in the existing parking areas
are the dominant lighting system in Downtown. The
design of the light standards is somewhat dated yet
still functional; therefore it is difficult to justify
installing new ones when funds are in short supply. In
time these standards will need to be updated to more
efficient, low energy light sources using designs and
colours consistent with the new image for downtown.
At present this lighting system satisfies the
requirements for vehicle movement but lacks the
variety and scale necessary to relate to pedestrian
traffic.
Lighting in pedestrian areas should be at a warm
comfortable intensity and smaller scale. A variety of
fixtures, in addition to a lower-height light standard,
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such as bollards and wall lighting systems, can be used.
A consistent pedestrian "street" lighting system should
be used throughout the major and minor walking
corridors to unify the downtown area. Pedestrian
entrances need to be emphasized.

 Decorative lighting: Use lighting to illuminate
special buildings, monuments and feature
landscaped areas. Mounting on the ground or on
the sides of buildings instead of on a pole, is
recommended to minimize cost and clutter.

Use lighting to create character and ambiance.
Decorative and coloured lighting may be installed or
focused on trees, walls and the outline of buildings to
add a festive atmosphere to the areas. This atmosphere
can be especially effective during the dark winter
months.

 Pedestrian pathways and courtyards: Use low level,
incandescent bollard-type light fixtures that
illuminate the ground.

In summary:
 Parking areas: Maintain existing lights at parking lots
until the time comes to re-orient or re-configure
them, when a more current, energy efficient and
smaller scale system should be considered.
 Parks, focal points and main corridors: Use mediumheight light standards. A steel cast iron post with a
single lamp fixture preferred. Warm incandescent
lighting is recommended over fluorescent.
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STREET FURNISHINGS
Street furnishings are another subtle but important
element which add character and a sense of humanity to
open spaces. They provide facilities for people to use and
are decorative making places more interesting and
attractive. The design and colours of the street
furnishings should be the same throughout downtown
to contribute to the unity of the area.
Due to the nature of this development, where durability
and low maintenance are important concerns, the
materials for the site furniture must address these
requirements. Given the significance of aluminum to
Kitimat this metal is preferred for furnishing. In many
ways it is an ideal material: it can be produced in a
variety of forms and finishes, it is flexible and durable, it
is low maintenance, vandal resistant and it is locally
produced.
Metals also offer flexibility in terms of their design, they
can be produced in a variety of shapes and finishes and
coloured as desired.
In this project the use of wood should be discouraged
since it may require greater maintenance and it does not
reinforce the proposed colour scheme. However, as an
alternative, consideration could be given to selectively
utilizing pressure treated wood as an accent material.
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Wood provides richness and warmth and is most
comfortable to use, especially in cold climates. A
combination of rough sawn and finished lumber
would be appropriate to reflect the sophistication and
basic hardworking qualities of the town.
Another material appropriate for this project is
concrete. It can be coloured and textured to suit the
desired style. Elements such as benches, drinking
fountains, garbage receptacles and bollards could be
made out of cast concrete. The combination of both
bright coloured metal and textured concrete would
make a strong statement complimenting the overall
theme and style of the project.
Site furnishings appropriate for use in Downtown
Kitimat include:
BENCHES AND SITTING AREAS
Benches for this project should be solid and simple,
carefully located in areas that are inviting and where
people are likely to sit. A sense of protection and a
pleasant view of activity are essential. Trees or shrub
beds behind or beside the bench would provide a sense
of protection. Not all sitting areas need have benches;
other elements could be used such as the edges of
planters, or tops of low walls, wide steps, etc.
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Suitable alternatives for benches are as follows:

GARBAGE RECEPTACLES

 Metal bench with back: colour coated steel with
perforated steel setting surface.

Use cast concrete with exposed aggregate finish or
colour coated steel to match all other street furniture.
Other factors to be considered in the selection or
design of garbage receptacles are:

 Concrete bench without back: cast concrete with
concrete supports.

 Resilience to vandalism and wear
 Concrete bench without back and colour coated
steel supports.
 Colour coated steel bench with no back and pressure
treated wood planks for sitting surface.

 Ease of maintenance and cleaning
 Concealment of contents
 Effectiveness of mounting components
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BOLLARDS AND BARRIERS

BIKE RACKS

Bollards are necessary elements that require careful
siting and selection of suitable material. Bollards can be
used as substitute for traffic barriers or in combination
and they can also contain low level lighting. Precast
concrete or colour coated steel are the two suitable
materials for this development.

The style of bike racks can play an important role in
the visual impact of developments since they are
located at entrances and focal areas. Often their
location and design is an afterthought with
unsatisfactory results. Their style of design must be
integrated with the surrounding elements and the
location must be functional and not conflict with
pedestrian or vehicular traffic.

 Precast concrete: This is the less expensive option, an
exposed aggregate finish or a slightly tinted concrete
could be used to reflect paving and adjacent
structures.
 Colour coated steel pipe: This option is colourful,
bold and durable; it can also be removable and have
eye rings for chain attachment.
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 The most suitable type is colour coated steel pipe
that is durable and simple. A bold and colourful
appearance would tie in well with the overall
design.
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DRINKING FOUNTAINS
Coordinate drinking fountains with elements such as
bollards, garbage receptacles and benches. Locate out of
the main stream of pedestrian traffic and on hard
surface, not grass or planting beds. There are a variety of
standard products available in concrete with exposed
aggregate finish, stainless steel and colour coated steel.
Select units that are:
 Handicapped accessible
 Easy for children to use

 Reinforced concrete: Requires a less intricate
pattern, its design can be made to reflect the
surrounding paving patterns.

TREE GUARDS
Tree guards must be used to protect newly planted
trees from vandalism, vehicles and snow removal.
Their design should be coordinated with tree grates in
terms of fittings and style.
 Coordinate the design of tree grates with tree
guards

 Designed with protected nozzle for hygiene
 Height should be between 1.3 and 1.6m
TREE GRATES
BANNERS
Tree grates must be used where trees are incorporated in
paved areas. They help maintain paving continuity and
protect the tree's root system by permitting air and
water penetration into the roots.
 Cast iron: High grade ductile (non-breakable) cast
iron or gray iron, it can be designed to suit.

Consider banners in the main public spaces such as the
Museum court, the Library Park and Mountainview
Square. General considerations are as follows:
 Include perforations if wind load is a factor
 Place high enough so they are out of reach from
vandals
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 Install one design throughout the same public area;
repetition of the same pattern and colour provides
continuity.
 Design to complement and integrate with the
adjacent buildings and store signage.

FENCING AND SCREENS
Use fencing and screens to block the view of service
areas such as garbage bins, to visually enhance areas such
as large bare walls in courtyards, or for security. Design
must tie in with all other elements of this development.
SCULPTURES AND WALL ART
Identify opportunities for artists to be involved in the
creation of murals, sculptures, water features, banners,
etc.
OTHER SITE ELEMENTS






Street Clock
Water Features
Bus Shelter
Flag Poles
Temporary Awning Shelter (for parks)
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5.4 M A I N T E N A N C E
The effectiveness and permanency of a new
development relates to a considerable extent on the way
maintenance is undertaken.
As part of the landscape design process, an assessment
and analysis of the present maintenance procedures
should be done. This would help identify the
appropriate level of maintenance required for the
proposed improvements and new facilities. This way, the
final landscape development will be viable and have
greater chance of permanency and sustainability.
Snow storage procedures are an important maintenance
function in Downtown Kitimat and play a key role in
influencing the design of elements such as parking lots,
plantings, boulevard landscaping and pedestrian
corridors.

The selection of plants, materials and design of spaces
must take into account the following:
 Select trees and shrubs that are hardy and require
little or no pruning. Use native plants as much as
possible.
 Locate shrubs and flower beds in areas where they
are not likely to be damaged by people and
bicycles.
 Use tree grates and tree guards on paved areas to
protect newly planted canopy trees.
 Locate parking lot and street trees in areas that will
not conflict with snow storage and removal.

Consideration must be given to addressing this issue by
identifying possible functional conflicts. An integrated
approach would accommodate and maximize this vital
activity without jeopardizing the integrity of the design
and vision for this project.
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COLOUR PALETTE - BACKGROUND COLOURS

COLOUR PALETTE – ACCENT COLOURS

BENJAMIN MOORE PAINTS

BEIGE

WARM GREY

BM HC-25

CC-910

BM HC-92

BM 1460

OC-20

BM 1461

OC-28

BM 1474

BM 860 *

BM 1475

CC-490

BM 1483

CC-396
GREEN

BROWN

BEIGE

BLUE

PURPLE

CC-274

BM 761 *

BM 1364 *

BM HC-92 *

BM 769 *

BM 1393 *

BM 770 *

BM 1400 *

CC-630

BM 776 *

CC-930

BM 672 *

BM 784 *

BM 1442 *

BM 678 *

BM 804

BM 1449 *

BM 691 *

BM 1651

BM 1455 *

GREEN

BM 169 *

CC-470

CC-660

BM 1665

WARM GREY

BM HC-44

BM 1167 *

HC-135

BM 1680

BM 1589 *

BM HC-111

BM 1234 *

BM 714 *

BM 1552 *

YELLOW
BM HC-10

BM HC-168
RED
BM 1316 *

* - Although no longer shown on Benjamin Moore
at all dealers. Contact Community Planning
colour chips this colour formula is available
& Development to view a sample, 250-632-8910

APPENDIX F – ZONING REQUIREMENTS

PART 9
Division 5

- PLANNING
- Commercial Zoning

Subdivision 1 - General
9.5.1.

1.

The purpose of designating land as a Commercial Zone is to
concentrate public, recreational and commercial facilities in
locations where they can serve the residents adequately and
efficiently.

2.

For the purpose outlined in 9.5.1.1. commercial areas are divided
into the following zones:

3.

a.

C1 - City Centre Zone;

b.

C2 - Neighbourhood Centre Zone;

c.

C3 - Neighbourhood Sub-Centre Zone;

d.

C4 - Local Store Zone;

e.

C5 - Limited Commercial Zone;

f.

C6 - Transportation Service Zone;

g.

C7 - Service Station Zone;

h.

C8 - Special Commercial Zone;

i.

C9 - Convenience Commercial Zone;

j.

C10 - Agriculture Commercial Zone"

In addition to all other regulations in the Code, no building,
structure or land shall be used and no building or structure shall
be hereafter erected, altered or enlarged within a Commercial
Zone except in accordance with the provisions of this Division.

Access
4.

Every building in a commercial zone shall be sited so that each
office, bank, store or other lettable space has at least one direct
access to public highway or pedestrian mall. Where such lettable
space has no direct access, a service corridor not less than 1.2
metres in width shall be provided to connect the lettable space
with a public highway or pedestrian mall.
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PART 9
Division 5

- PLANNING
- Commercial Zoning

Subdivision 1 - General (Continued)
9.5.1.

Refuse Storage
5.

Refuse may be stored outside in a commercial zone only if it is
effectively hidden from public view.

Off-Street Parking
6.

Every required off-street parking space shall be a minimum area
of 28 m² except where otherwise specified.

7.

An owner of land or a group of such owners may pool his or their
off-street parking spaces within one or more communal parking
compounds provided that no part of such parking compound shall
be more than 150 metres from the building or structure which it
purports to serve.

8.

Where a communal parking area is created in accordance with
9.5.1.7. the requirements of parking spaces shall be the sum of
off-street parking specified for each building or structure or use
served.

Adjustment of Parking Requirements
9.

Where the owner or occupier of a building in any commercial zone
is required to provide off-street parking, Council may, by
resolution, enter into an agreement with said owner or occupier to
provide required off-street parking under such terms and
conditions and at such time as Council deems necessary.

10.

Notwithstanding the parking provisions of this Division, Council
may, by resolution, permit or require the owner or occupier of a
building in the C1 City Centre Zone to provide off-street parking
on private property.

Loading and Unloading
11.

One off-street space not less than 45 m² for every supermarket or
departmental store.

12.

One space not less than 45 m² for every 930 m² or fraction thereof
of gross leasable area on ground floor of every building other than
a supermarket or department store.
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PART 9
Division 5

- PLANNING
- Commercial Zoning

Subdivision 1 - General (Continued)
9.5.1.

Shipping Containers as Accessory Structures
If within the Downtown Revitalization Area:
13.

Shall be temporary units.

14.

Shall require a Development Permit for Downtown Revitalization
Area (DP-DRA).

Outside the Downtown Revitalization Area:
15.

Shall be temporary unit(s) unless term of one year or more is
approved by Development Variance Permit (DVP).

16.

Exterior shall match colour(s) and style of existing and principal
buildings on same lot.

17.

Shall not be stacked unless approved by DVP.

18.

Shall be limited to a maximum of two containers per lot.
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PART 9
Division 5

- PLANNING
- Commercial Zoning

Subdivision 2 - C1 - City Centre Zone
9.5.2.

Permitted Uses
1.

a.

Bank

b.

Cultural Activities

c.

Dry Cleaning and Laundry

d.

Hotel

e.

Offices

f.

Personal Service Shops

g.

Public Assembly

h.

Recreation

i.

Restaurants

j.

Retail Trade

k.

Transportation

l.

Community College

m.

Library

n.

Museum

o.

Motel

p.

Veterinary Office

q.

Veterinary Hospital

r.

Residential when combined with permitted commercial
uses

s.

Courthouse

t.

Municipal, Provincial, Federal Offices

u.

Police Station
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PART 9
Division 5

- PLANNING
- Commercial Zoning

Subdivision 2 - C1 - City Centre Zone (Continued)
9.5.2.

1.

v.

Service Station

w.

Temporary Uses: in accordance with Part 9, Division 8

x.

Day Care (Child)

y.

Day Care (Adult)

Conditions of Use
2.

3.

4.

Buildings and structures necessary
requirements of the use are permitted:

to

accommodate

the

a.

maximum one dwelling unit for each 90 m² gross leasable
commercial area;

b.

dwelling unit cannot be located at or below grade, or below
a commercial premise.

Lot Coverage (Maximum):
a.

100%;

b.

25% for service station.

Front Yard (Minimum): 4.5 metres for fuel pumps.

Fuel Storage
5.

Storage tanks for liquified petroleum gas shall be limited to 5,000
litres total capacity.
Off-Street Parking (Minimum): See 9.5.1.6. to 9.5.1.11.

6.

All off-street parking to be dedicated to municipality to form
communal parking areas. 1.5 m² of parking shall be provided for
every m² of G.L.A. except as follows:
a.

bowling alley - 65 m² parking per lane;

b.

theatre and public assembly - one space for every four
fixed seats or one space for every 4.5 m² of area under
public assembly, whichever is greater;

c.

hotel sleeping rooms - one space for every two sleeping
rooms;
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PART 9
Division 5

- PLANNING
- Commercial Zoning

Subdivision 2 - C1 - City Centre Zone (Continued)
9.5.2.

6.

d.

motel sleeping rooms, one space for every sleeping room;

e.

residential combined with permitted commercial uses, two
parking spaces for each dwelling unit. Parking area to be
privately owned and maintained;

f.

vehicle servicing - two parking spaces per vehicle
service bay. Parking and drive areas to be privately owned
and maintained.

Off-Street Loading and Unloading: See 9.5.1.11 and 9.5.1.12
Access
7.

Each access shall be paved if the abutting street is paved.

8.

For any lot of 15 metres frontage or less:
exceeding 4.5 metres in width.

9.

For any lot of more than 15 metres frontage:

one access not

a.

one access not exceeding 9 metres in width; or

b.

two accesses, neither of which shall exceed 5 metres in
width.

10.

Police Station: three accesses, none of which shall exceed 5
metres in width.

11.

Service Station:
a.

two paved accesses each no greater than 7.5 metres in
width excluding curb radii not in excess of 3 metres;

b.

corner lots may have three accesses.

Shipping Containers as Accessory Buildings and Structures:
9.5.1.13 to 9.5.1.18.
Signs: See Part 9, Division 3.
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APPENDIX G – GEOTECHNICAL ASSESSMENT

January 29, 2014

District of Kitimat
206 Enterprise Avenue
Kitimat, BC V8C 2C7
Attention:

Mr. Daniel Martin, Planner

Re:

Limited Geotechnical Feasibility Study
Mountainview Square (Lot 14), Kitimat, BC

Reference No. VAN-00216347-A0

Email: dmartin@kitimat.ca

Dear Mr. Martin:
1.0

INTRODUCTION

As requested, exp Services Inc. (exp) has completed a limited feasibility level geotechnical
assessment on behalf of the District of Kitimat with respect to their municipally owned site of
Mountainview Square Lot 14 in Kitimat, BC. The preliminary assessment was conducted in general
compliance with our proposal dated November 25, 2013 (exp Reference No. 13Z-01674).
Further to the original RFQ, the District was seeking geotechnical input and advice to determine the
development potential of the subject 2.4 hectare undeveloped parcel of land. The RFQ suggested that
light commercial structures were contemplated. The District was also seeking input on assessing
geotechnical issues related to extension of Tsimshian Boulevard as well as an upgrade to an existing
asphalt walkway adjacent to Lot 14. As per the RFQ, some field testing was expected to respond to
the RFQ requirements; however, such testing would be limited to hand digging, hand-held augers,
and/or backhoe excavations. The RFQ stated that it was not intended to undertake machine drilling to
determine soil conditions at depth as part of this study. Therefore, deep soil conditions have been
extrapolated based on exp’s past experience in the general site vicinity for purposes of the subject
study.
Accordingly, the purpose of this assessment was to provide a general characterization of subsurface
patterns at the subject property by shallow exploration and desktop study, and providing preliminary
geotechnical considerations involved in future development of the lot by others, if purchased from the
District. This report is not intended to be used as a basis for design by any party and may be used for
general information purposes only. Any future development of the site will require a project specific
geotechnical assessment with subsurface exploration specifically tailored to the type and location of
the proposed buildings and other facilities.
For cost-savings and expediency purposes, we sub-consulted McElhanney Consulting Services to
send a qualified representative from their Terrace office to oversee the shallow subsurface exploration
on behalf of exp.

275 – 3001 Wayburne Drive, Burnaby, BC V5G 4W3, Canada
T: +1.604.874.1245  www.exp.com

ISO
9001:2008
REGISTERED

exp Services Inc.
Limited Geotechnical Feasibility Study
Mountainview Square (Lot 14), Kitimat, BC
Reference No.: VAN-00206347-A0
January 29, 2014

2.0

SITE DESCRIPTION

Lot 14 Mountainview Square is an undeveloped property located on the east side of the junction of
Tsimshian Boulevard and Wakashan Avenue. The project area is located near downtown Kitimat
northwest of the Kitimat General Hospital and Health Centre. The site was heavily forested with limited
equipment access at the time of the study. The site was generally relatively flat with the ground
surface gently undulating and several relatively large areas of ponding water observed. There were
existing footpaths traversing portions of the site. A general site location plan can be found in attached
Figure 1 (Test Pit Location Plan).
3.0

FIELD EXPLORATION

A shallow test pit exploration program was completed on December 18, 2013. A total of seven (7)
machine excavated test pits (TP13-01 through TP13-07) were completed in accessible locations
across the site as shown in attached Figure 1. UTM coordinates for the test holes were recorded with
a hand-held GPS unit. Unfortunately, due to access limitations and difficult ground conditions, two (2)
of the test pits were located somewhat east of the actual property boundary (TP13-05 and TP13-06).
Test pit depths ranged from about 3.5 to 4m below existing ground surface. Following completion, the
test pits were backfilled with the excavation spoils.
A representative from McElhanney’s Terrace office located, logged and sampled the soils and noted
any groundwater conditions encountered in the test pits. McElhanney’s test pit logs describing the soil
and groundwater conditions encountered are attached at the end of the report. A generalized
description of the subsurface conditions encountered is provided in the section below.
The samples collected were shipped to exp’s Burnaby office and submitted to the laboratory for
moisture content testing. The moisture content results are indicated on the attached test pit logs.
4.0

SUBSURFACE CONDITIONS

4.1

Shallow Conditions Encountered in Test Pits (Maximum 4m Depth)

In general, the test pits encountered various mixtures of silt and sand with intermittent trace to some
gravel and cobble content and trace wood. The consistency was generally soft to firm with limited
sandier layers described as compact. At locations TP13-03, -05 and -06, the silt and sand soils were
overlain by clayey peat to depths of about 0.9 to 1.5m. The peaty soils had moisture contents ranging
from 237 to 294%. The ground surface was covered with 0.1 to 0.5m of vegetation and topsoil-like
material at the test pit locations.
4.2

Inferred Subsurface Conditions At Depth

Based on experience at a nearby site, soft, saturated clayey sandy silt is expected to extend to about
15m depth, below which loose to compact, saturated silty sand is expected to occur to depths of 30m
or more. The silty sand may become denser at some depth.
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4.3

Inferred Groundwater Conditions

Some groundwater was noted in two (2) of the current test pits; at about 2.6m in TP13-01 and about
1.5m in TP13-03. Based on past experience at a nearby site, groundwater table is expected at a depth
of about 3m below existing ground surface. Note that the groundwater table is expected to fluctuate
seasonally, with higher groundwater levels typically occurring in the winter and spring months,
especially after extended periods of heavy rainfall or snow melt (spring freshet).
5.0

PRELIMINARY GEOTECHNICAL CONSIDERATIONS FOR SITE DEVELOPMENT

5.1

Buildings and Surrounding Paved/Yard Areas

The near surface conditions at the site were found to consist of predominantly soft to firm silt and sand
with some compact sandier zones up to the maximum 4m depth of the test pits. Random zones of
clayey peat extending up to depth of about 1 to 1.5m were encountered above the silt and sand soils.
It is difficult to ascertain with this level of detail how widespread the peaty zone might be; however, it
may most prevalent in the northeastern portion of the site based on the limited test pit data. It is
inferred based on experienced at a nearby site that soft to very soft and highly compressible silt could
extend to depths in the range of about 15m, followed by a significant thickness of loose to compact silty
sand extending to depths of about 30m or more. The thick silt layer is highly prone to consolidation
settlement when subjected to increased stresses, which in the case of land development, would occur
due to the added loading from fills placed to raise site grades and the dead plus live load of the
structures.
Based on past experience on nearby sites, the silty sand layer is likely to have potential to liquefy
during the design 1:2475 year earthquake stipulated in the 2012 BCBC. The actual soil stratigraphy
and liquefaction potential of the soils will need to be confirmed by means of further borehole
exploration including Cone Penetration Testing (CPT) whenever the site is to be developed.
Assuming the above inferred subsurface conditions, anticipated development of the site with low-rise
commercial structures is considered feasible from a geotechnical standpoint. It is anticipated that
relatively light commercial structures up to about 3 to 4 storeys in height could be supported on
concrete reinforced raft foundations following adequate preloading of the site. Preloading would
involve placing the fills which would be required to raise site grades to final design elevations plus an
added surcharge fill to pre-consolidate the compressible soils prior to constructing buildings, installing
services, and conducting paving. Depending on the amount of grade increase, preloading of adjacent
paved and yard areas would also be anticipated to reduce post-construction pavement settlement and
localized depressions resulting in birdbaths, improve grade compatibility at the building interface, and
reduce differential settlements and connection issues associated with underground services. The
amount of grade increase and structural loading need to be taken into account in determining
appropriate surcharge fill heights for buildings and surrounding yard areas. It should be noted that
preloading would significantly reduce, but not eliminate, post-construction settlements. Actual preload
settlement magnitudes and rates would need to be monitored by surveying of settlement gauges in
order for the geotechnical engineer to determine when preloads can be removed.
The zones of peat will be problematic from a differential settlement standpoint and also from the
standpoint of methane gas generation, and, therefore, excavation and replacement of the peat with
structural fill should be anticipated.
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Raft foundations rather than individual spread and strip footings should be anticipated to adequately
mitigate potential effects from liquefaction induced ground displacements and settlements under static
loading conditions even after preloading the site. Depending on the number of levels and loading of
the structure, it may be possible to use spread and strip footings provided they are structurally tied
together in both directions. Deep piled foundations could also be an option; however, it would be
necessary to confirm soil strength properties at depth and the depth of liquefiable soils by means of
further site exploration involving additional boreholes and Cone Penetration Testing for proper pile
analysis.
Given that soils layers beneath the site are likely to be liquefiable, the 2012 BCBC requires a site
specific response analysis to be conducted if the fundamental period of the structure is greater than
0.5S.
5.2

Extension of Tsimshian Avenue and Walkway Upgrading

Extension of Tsimshian Avenue appears feasible from a geotechnical standpoint. Potential settlement
issues related to the extension of Tsimshian Avenue would be similar to those discussed above for
buildings and paved/yard areas. Therefore, at this stage, it should be assumed that any peaty/organic
soils would be over-excavated and replaced with structural fill and the road alignment would be
preloaded. Depending on grade increase requirements, placement of surcharge fill ranging from 1 to
1.5m above finished pavement elevation for duration of six (6) months can be assumed for preliminary
planning purposes. The full height of the preload/surcharge fill would typically extend 1m beyond the
actual roadway and any sidewalks, and then slope down at 1.5H:1V (horizontal:vertical). Actual
preload settlement magnitudes and rates would need to be monitored by surveying of settlement
gauges in order for the Geotechnical Engineer to determine when the preload can be removed.
Walkway upgrading requirements would depend on whether the existing grade is to be increased or
remain as is. If the grade is to be increased, preloading would be desirable to reduce post-construction
settlements. If grade increase is to be less than 1m, then preloading by placing the required grading fill
and allowing the settlement to occur for an adequate period of time before placing the final surfacing
would likely be adequate. Where grade increase is more than 1m, then placement of a surcharge fill in
the order of 1m above final grades may be appropriate to further reduce post-construction settlement
issues. Removal and replacement of any highly compressible peaty/organic soils from within the
walkway alignment would also be desirable to reduce post-construction differential settlement.
6.0

CLOSURE

Exp Services Inc. has conducted this limited feasibility level study of the subject property based on
referenced preliminary information and our understanding of the purpose of this study as described in
this report. As this report is highly general in nature and is not intended for a specific development
concept, any purchaser of the property will need to have their own independent detailed geotechnical
assessment completed tailored specifically to their proposed development. The findings of such a
detailed assessment would govern the geotechnical development requirements, and could differ from
the considerations and concepts discussed in this report. As such, the intended use of this report is for
general information purposes only and exp will not be responsible for any reliances made on this
report.
This report is based on the results of a very limited, shallow test pit exploration program, limited
laboratory testing, and past experience on nearby sites. Note that possibly different and/or poorer soil
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INTERPRETATION & USE OF STUDY AND REPORT
1.

STANDARD OF CARE

This study and Report have been prepared in accordance with generally accepted engineering consulting practices in this area. No other warranty,
expressed or implied, is made. Engineering studies and reports do not include environmental consulting unless specifically stated in the engineering
report.
2.

COMPLETE REPORT

All documents, records, data and files, whether electronic or otherwise, generated as part of this assignment are a part of the Report which is of a
summary nature and is not intended to stand alone without reference to the instructions given to us by the Client, communications between us and the
Client, and to any other reports, writings, proposals or documents prepared by us for the Client relative to the specific site described herein, all of which
constitute the Report.
IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS EXPRESSED HEREIN, REFERENCE
MUST BE MADE TO THE WHOLE OF THE REPORT. WE CANNOT BE RESPONSIBLE FOR USE BY ANY PARTY OF PORTIONS OF THE
REPORT WITHOUT REFERENCE TO THE WHOLE REPORT.
3.

BASIS OF THE REPORT

The Report has been prepared for the specific site, development, building, design or building assessment objectives and purpose that were described to
us by the Client. The applicability and reliability of any of the findings, recommendations, suggestions, or opinions expressed in the document are only
valid to the extent that there has been no material alteration to or variation from any of the said descriptions provided to us unless we are specifically
requested by the Client to review and revise the Report in light of such alteration or variation.
4.

USE OF THE REPORT

The information and opinions expressed in the Report, or any document forming the Report, are for the sole benefit of the Client. NO OTHER PARTY
MAY USE OR RELY UPON THE REPORT OR ANY PORTION THEREOF WITHOUT OUR WRITTEN CONSENT. WE WILL CONSENT TO ANY
REASONABLE REQUEST BY THE CLIENT TO APPROVE THE USE OF THIS REPORT BY OTHER PARTIES AS “APPROVED USERS”. The
contents of the Report remain our copyright property and we authorise only the Client and Approved Users to make copies of the Report only in such
quantities as are reasonably necessary for the use of the Report by those parties. The Client and Approved Users may not give, lend, sell or otherwise
make the Report, or any portion thereof, available to any party without our written permission. Any use which a third party makes of the Report, or any
portion of the Report, are the sole responsibility of such third parties. We accept no responsibility for damages suffered by any third party resulting from
unauthorised use of the Report.
5.

INTERPRETATION OF THE REPORT

a.

Nature and Exactness of Descriptions: Classification and identification of soils, rocks, geological units, contaminant materials, building
envelopment assessments, and engineering estimates have been based on investigations performed in accordance with the standards set
out in Paragraph 1. Classification and identification of these factors are judgmental in nature and even comprehensive sampling and testing
programs, implemented with the appropriate equipment by experienced personnel, may fail to locate some conditions. All investigations, or
building envelope descriptions, utilizing the standards of Paragraph 1 will involve an inherent risk that some conditions will not be detected
and all documents or records summarising such investigations will be based on assumptions of what exists between the actual points
sampled. Actual conditions may vary significantly between the points investigated and all persons making use of such documents or records
should be aware of, and accept, this risk. Some conditions are subject to change over time and those making use of the Report should be
aware of this possibility and understand that the Report only presents the conditions at the sampled points at the time of sampling. Where
special concerns exist, or the Client has special considerations or requirements, the Client should disclose them so that additional or special
investigations may be undertaken which would not otherwise be within the scope of investigations made for the purposes of the Report.

b.

Reliance on Provided information: The evaluation and conclusions contained in the Report have been prepared on the basis of conditions in
evidence at the time of site inspections and on the basis of information provided to us. We have relied in good faith upon representations,
information and instructions provided by the Client and others concerning the site. Accordingly, we cannot accept responsibility for any
deficiency, misstatement or inaccuracy contained in the report as a result of misstatements, omissions, misrepresentations or fraudulent acts
of persons providing information.

c.

To avoid misunderstandings, exp Services Inc. (exp) should be retained to work with the other design professionals to explain relevant
engineering findings and to review their plans, drawings, and specifications relative to engineering issues pertaining to consulting services
provided by exp. Further, exp should be retained to provide field reviews during the construction, consistent with building codes guidelines
and generally accepted practices. Where applicable, the field services recommended for the project are the minimum necessary to ascertain
that the Contractor’s work is being carried out in general conformity with exp’s recommendations. Any reduction from the level of services
normally recommended will result in exp providing qualified opinions regarding adequacy of the work.

6.0

ALTERNATE REPORT FORMAT

When exp submits both electronic file and hard copies of reports, drawings and other documents and deliverables (exp’s instruments of professional
service), the Client agrees that only the signed and sealed hard copy versions shall be considered final and legally binding. The hard copy versions
submitted by exp shall be the original documents for record and working purposes, and, in the event of a dispute or discrepancy, the hard copy versions
shall govern over the electronic versions. Furthermore, the Client agrees and waives all future right of dispute that the original hard copy signed version
archived by exp shall be deemed to be the overall original for the Project.
The Client agrees that both electronic file and hard copy versions of exp’s instruments of professional service shall not, under any circumstances, no
matter who owns or uses them, be altered by any party except exp. The Client warrants that exp’s instruments of professional service will be used only
and exactly as submitted by exp.
The Client recognizes and agrees that electronic files submitted by exp have been prepared and submitted using specific software and hardware
systems. Exp makes no representation about the compatibility of these files with the Client’s current or future software and hardware systems.
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FIGURE 1

Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-01
Northwest
0522943
5989492
0 – 0.1m
0.1 – 0.4m
0.4 – 1.1m
1.1 - 2.7m

2.7 - 4.0m
-

Vegetation and Topsoil
Silt and Sand, Sample 1-1; MC=35%
Silt and Sand, fine, grey, with cobbles, Sample 1-2; MC=28%
Silt, some sand, soft, wet, Sample 1-3 @ 1.1m; MC=32%
- Sample 1-4 @ 1.8m; MC=33%
- Sample 1-5 @ 2.1m; MC=29%
- Some water seepage at 2.6m
- Sample 1-6 @ 2.7m; MC=29%
Grey Silt and Sand, trace wood, soft, wet
- Sample 1-7 @ 3.4m; MC=31%
- some gravel and cobbles at 4m
TP terminated at 4m. No water collecting in bottom prior to backfilling.

Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-02
Northwest
0522984
5989469
0 – 0.2m
0.2 – 0.4m
0.4 – 1.3m
1.3 – 2.6m
2.6 – 3.7

Peaty Topsoil, wet
Topsoil - Clayey Sand
Fine Grey Silty Sand, compact
- Sample 2-1 @ 0.5m; MC=35%
Silt and Sand, soft to firm, grey, moist
- Sample 2-2 @ 1.5m; MC=33%
Silt and Sand / Sandy Silt, firm, grey, wet, some cobbles
- Sample 2-3 @ 2.6m; MC=28%
- pieces of wood at 3.7m
TP terminated at 3.7m. No water collecting in bottom prior to backfilling.
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Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-03
West side of the Foot-path
0522996
5989412
0 – 0.1m
0.1 – 0.4m
0.4 – 1.5m
1.5m – 1.8m
1.8m – 2.8m
2.8m – 4.0m

Vegetation
Topsoil - Clayey organic Gravel and Sand, ponding in the area
Peat and Clay, Sample 3-1; MC=237%
- Water was flowing through the peat
Grey Silt and Sand, firm, Sample 3-2; MC=32%
Grey Sand and Silt, compact, Sample 3-3; MC=23%
Grey Silt and Sand, Sample 3-4; MC=28%
- some gravel, trace wood, soft to firm, wet at 4m
- Sample 3-5; MC=28%
TP terminated at 4m. No water collecting in bottom prior to backfilling.
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Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-04
Northeast Corner of the Parking Lot
0523020
5989360
0 – 0.5m
0.5 – 1.5m

1.5 – 3.5m

Topsoil - Light brown Sand and Silt
Silty Sand, brown – grey, compact
- Sample 4-1 @ 0.5m; MC=29%
- Sample 4-2 @ 1.0m; MC=28%
Sand and Silt, compact
- Sample 4-3 @ 1.8m; MC=32%
- Sample 4-4 @ 3.5m; MC=26%
TP terminated at 3.5m. No water collecting in bottom prior to backfilling.
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Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-05
Northeast
0523106
5989366
0 – 0.2m
0.2 – 0.9m
0.9 – 3.5m

Topsoil
Peat and Clay, Sample 5-1; MC=294%
Grey Sand and Silt, trace organics, firm to stiff, damp
Sample 5-2 @ 0.9m; MC=48%
Sample 5-3 @ 2m; MC=32%
- becoming silty Sand, loose to compact, moist at 3.5m
- Sample 5-4; MC=28%
TP terminated at 3.5m. No water collecting in bottom prior to backfilling.
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Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-06
Northeast
0523103
5989330
0 – 0.3m
0.3 – 0.7m
0.7 – 1.4m
1.4 – 2.8m
2.8 – 3.5m

Topsoil
Sand and Silt, clayey, some gravel, occasional boulder
Peat and Clay
Grey silty Sand, compact
- Sample 6-1 @ 1.5m; MC=33%
Sand, silty, some gravel, occasional boulder, moist to wet, loose to compact
TP terminated at 3.5m. No water collecting in bottom prior to backfilling.
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Mountainview Square Lot 14, Kitimat, BC
December 18, 2013
Ref: 2321-22346-0
Test-Pitting by Jeff Baturin, McElhanney Consulting Services Ltd.
On behalf of exp Services Inc.
TP 13-07
South side of Foot-path to Hospital
0523023
5989335
0 – 0.2m
0.2 – 0.9m
0.9 – 3.5m

Topsoil and Vegetation
Brown Sand, some silt to silty
Fine grey Sand and Silt, compact, moist to wet
TP terminated at 3.5m. No water collecting in bottom prior to backfilling.
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APPENDIX H – SITE PROFILE

File Copy: 7.15.3.31
& 7.3.7.1

APPENDIX I – CROSS SECTION – TSIMSHIAN BOULEVARD
EXTENSION

District of Kitimat
Tsimshian Boulevard Extension Concept

Note: This concept is for reference purposes only. The successful Proponent will need to work with the
District of Kitimat’s Engineering Department to identify specific road improvements at the time of their
development application. The cross-section shown above is general in nature, and the successful
Proponent will need to conduct their own detailed geotechnical assessment to establish design
considerations and requirements for items such as pavement design, slope stability, settlement, subgrade
removal and preloading (see Section 4.0, Geotechnical and Environmental).

APPENDIX J – KITIMAT MUNICIPAL CODE: PART 9, DIVISION
11 - SUBDIVISION

PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 1 - General
9.11.1.

1.

Every subdivision shall:
a.

be suited to the configuration of the land being subdivided;

b.

be suited to the use to which it is intended;

c.

be so arranged that the future subdivision of land within
the proposed subdivision or within any adjacent land is not
made impractical; and

d.

be such that the proposed development is not at variance
with any of the provisions of the Municipal Code.

2.

Where the whole or any portion of the land being subdivided is
subject to intermittent or periodic flooding, approval of the plan
shall be withheld until appropriate steps are taken to prevent the
occurrence of flooding.

3.

The Approving Officer shall be supplied with one transparency on
film of each registered plan within 30 days of registration in
accordance with the BC Land Title Act.

4.

Any subdivision application shall be accompanied by
payment of the processing fee specified below
Subdivision Type/Size
a.
b.
c.
d.
e.
f.

Consolidating or altering lot
lines without creating new parcel(s)
Creating 1 - 5 parcels
Creating 6 - 12 parcels
Creating 13 - 25 parcels
Creating 26 - 50 parcels
Creating more than 50 parcels

Processing Fee
$ 50.00
$ 200.00
$ 400.00
$ 800.00
$1600.00
$3200.00

Kitimat Municipal Code, CONVENIENCE COPY. The District of Kitimat accepts no responsibility for errors or
omissions in this consolidation. A certified copy is available from the Municipal Clerk, District of Kitimat.

PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 1 - General (Continued)
9.11.1.

5.

6.

All works and services required to be constructed and installed at
the expense of the owner of land proposed to be subdivided shall
be constructed and installed to standards prescribed in the
Municipal Code prior to the approval of the subdivision by the
Approving Officer, unless:
a.

the owner of the land deposits with the municipality a bond
in the form and for the amount satisfactory to the
Approving Officer having regard for the cost of installing
and paying for all works and services required pursuant to
the Municipal Code; and

b.

the owner of the land enters into an agreement with the
municipality to construct and install the prescribed works
and services by specified date or forfeit the amount
secured by the bond to the municipality.

The District of Kitimat will not accept the works and services or
any part of the work required to be completed by the owner until:
a.

the works have been certified by a Professional
Engineer to have been completed and constructed in
accordance with the Municipal Code, and the municipal
specifications and according to good engineering
practices;

b.

the owner has deposited with the District one set of
reproducible drawings showing the works as actually
constructed, certified as correct by a Professional
Engineer;

c.

the Municipal Engineer has received the certification
specified in 9.11.1.6.a. and is satisfied that the certification
covers all of the works required to be constructed and
installed;

d.

the owner of the land deposits with the municipality a bond
in the amount of 5% of the cost of construction of the said
works and services and in a form satisfactory to the
Approving Officer to expire not earlier than one year after
all the requirements of 9.11.1.6.a., 9.11.1.6.b., and
9.11.1.6.c., have been met; and

Kitimat Municipal Code, CONVENIENCE COPY. The District of Kitimat accepts no responsibility for errors or
omissions in this consolidation. A certified copy is available from the Municipal Clerk, District of Kitimat.

PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 1 - General (Continued)
9.11.1 .

6.

e.

the owner of the land enters into an agreement with the
municipality to maintain and repair the prescribed works
and services to the satisfaction of the Municipal Engineer
for a period of one year as described in 9.11.1.6.d. above
or forfeit all or part of the amount secured by the said bond
to the municipality.

Subdivision 2 - Lot Subdivision
9.11.2.

1.

Every lot shall abut a street unless special circumstances justify
other means of access under the BC Land Title Act.

2.

Side lot lines of residential lots shall be at right angles or radial to
street lines unless extenuating circumstances warrant a minor
variance from such a right angle or radial intersection.

Subdivision 3 - Highways and Pedestrian Malls
9.11.3.

Layout
1.

Local access highway shall be laid out in such a way as to
discourage use by through traffic.

2.

Major arterial highways in residential areas shall be located at the
periphery of neighbourhoods.

3.

Within any subdivision, any lot which is adjacent a Limited Access
Highway on the Municipal Road Designation Map shall be served
by a Local Access Highway.

4.

Proposed highways shall extend to the boundaries of the
subdivision. This provision may be waived, if it can be shown that
access to land beyond this subdivision will not be required due to
topography.

5.

Wherever a dead-end highway is carried to the boundary line of a
subdivision, a temporary turn-around with a minimum right-of-way
dimension of 30 metres diameter shall be provided by a right-ofway registered in the Land Registry Office in favour of the
municipality or by dedication.

Kitimat Municipal Code, CONVENIENCE COPY. The District of Kitimat accepts no responsibility for errors or
omissions in this consolidation. A certified copy is available from the Municipal Clerk, District of Kitimat.

PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 3 - Highways and Pedestrian Malls (Continued)
9.11.3

6.

As a condition of approval of any subdivision plan by the
Approving Officer, the developer shall provide for the clearing,
grading, draining, paving and improving of highways, lanes,
walkways, pedestrian malls and parking lots to at least the
standards prescribed in this Code.

Clearing of Highways, Lanes, Walkways, Pedestrian Malls and Parking
Lots
7.

All highways, lanes, walkways, pedestrian malls and parking lots
shall be cleared to the full extent of their rights-of-way as follows:
a.

as applied to any right-of-way, "clearing" shall mean
complete removal of all trees, bush, logs, decaying timber,
or any artificial structures or obstructions which shall be
burned up clean, or otherwise removed. Any standing
timber which may, after falling, be outside or partly outside
the said right-of-way shall be wholly destroyed or removed
as aforesaid. Clearing of the whole right-of-way must be
completed before any grading is done;

b.

as applied to any right-of-way intended for a driving
surface or the location of any shoulder, sidewalk, drainage
ditch or utility, clearing shall meet all the requirements of
9.11.3.7.a. and in addition, the complete removal of all
stumps, roots, vegetable matter and like material up to a
depth of at least .6 metres below finished grade. Both
clearing and grubbing of all these parts of the road right-ofway must be completed before any grading is done.

Kitimat Municipal Code, CONVENIENCE COPY. The District of Kitimat accepts no responsibility for errors or
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PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 3 - Highways and Pedestrian Malls (Continued)
9.11.3.

8.

Highway Type

Highways, walkways, pedestrian malls and parking lots shall
comply with the following requirements:

Right-ofWay

Radii of
Curvature*
(Minimum)

Visibility*

Grade

(Minimum)

(Minimum)
Maximum

Minimum

Major Arterial (incl.
periphery boulevards)

40 metres

150 metres

180 metres

7%

0.5%

Major Industrial

30 metres

150 metres

180 metres

7%

0.5%

Major Collectors
(including minor
Service
Centre Collectors and
Residential Avenues)

25 metres

60 metres

60 metres

7%

0.5%

Minor Collector
(including minor
Service
Centre Collector and
Residential Avenue)

20 metres

60 metres

60 metres

7%

0.5%

18.7 metres

25 metres

30 metres

7%

0.5%

Lane

8 metres

25 metres

30 metres

7%

0.5%

Walkway

6 metres

10%

0.5%

Pedestrian Mall

5%

0.5%

Parking Lot

3%

0.5%

Local Residential
(loop street, cul-de-sac
and crescent)

*
**

Radii of curvature shall be measured at the centre line.
Visibility shall be measured between .75 metres and 3 metres above centre line.

Kitimat Municipal Code, CONVENIENCE COPY. The District of Kitimat accepts no responsibility for errors or
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- Subdivision

Subdivision 3 - Highways and Pedestrian Malls (Continued)
9.11.3.

Highways
9.

All highways shall, at no expense to the municipality, be cleared
as required in 9.11.3.7.

10.

All highways shall be graded and laid with a gravel base in
accordance with Section B of Municipal Specifications, February
1972, as amended from time to time. Except in the case of major
arterial highways, this shall be done at no expense to the
municipality.

11.

All highways shall be constructed to final grade and improved by
the construction of pavement, curbs, gutters, and installation of
street lighting in accordance with Sections C and E of Municipal
Specifications, February 1972, as amended from time to time,
except in the case of major arterial highways, this work shall be
done at no expense to the municipality.

12.

Notwithstanding anything contained in 9.11.3.11., rural-type road
cross sections with gravel pavement and ditch drainage shall be
permitted in M1, M2-B and M3 zones.

13.

Road carriageways shall be designed and built at intersections to
provide a minimum radius of curvature of 7.5 metres.

14.

All changes in highway grades shall be connected by vertical
curves of proper design in accordance with the latest edition of "A
Policy on Arterial Highways in Urban Areas" by the American
Association of State Highway Officials.

15.

The Approving Officer, where necessary, shall ensure that
highway rights-of-way are wide enough to contain all areas of
associated "cut and fill".

16.

Highways shall be designed so that tangents connect all curves.
Reverse curves in highway alignment shall be separated by
tangents at least 30 metres long.

17.

Each highway intersection shall be as near to a right angle as is
practicable but no highways shall intersect at an angle less than
70°.

Kitimat Municipal Code, CONVENIENCE COPY. The District of Kitimat accepts no responsibility for errors or
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Subdivision 3 - Highways and Pedestrian Malls (Continued)
9.11.3.

18.

All highways shall be provided with a storm sewer system
satisfactory to the Approving Officer who may require the
installation of storm sewer pipes. Except in the case of major
arterial highways, all highway storm sewer systems, whether
surface drainage or piped drainage, shall be constructed at no
expense to the municipality.

Road Naming: See Part 3, Division 9
Lanes
19.

Lanes are permitted in areas zoned M2, M2-A and M2-B only.

20.

All lanes shall be cleared and provided with a gravel base in
accordance with Section B of Municipal Specifications, February
1972, as amended from time to time, at no expense to the
municipality.

21.

All lanes shall be brought from gravel base to final grade in
accordance with Section C of Municipal Specifications, February
1972, as amended from time to time, at no expense to the
municipality.

22.

All lanes shall be improved by installation of street lighting in
accordance with Section E of Municipal Specifications, February
1972, as amended from time to time, at no expense to the
municipality.

23.

All lanes shall be provided with a storm drainage system
satisfactory to the Approving Officer who may require the
installation of storm sewer pipes. All storm sewer systems on
lanes whether surface drainage or piped drainage, shall be
constructed at no expense to the municipality.

24.

Inside corners of lanes shall be cut off not less than 5 metres
measured each way from the corner except where such corners
intersect with a street.

25.

Intersections of lanes with streets shall be at right angles.

26.

Dead end lanes are not permitted.
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Subdivision 3 - Highways and Pedestrian Malls (Continued)
9.11.3.

Walkways, Pedestrian Malls and Parking Lots
27.

Except as provided in 8.1.5.3. to 8.1.5.5. all the area under
pedestrian traffic in pedestrian malls and all the area under
parking lots shall be cleared, brought to final grade, provided with
a storm sewer system, street lighting system and paved in
accordance with Sections A, B, C, and E of Municipal
Specifications, February 1972, as amended from time to time, at
no expense to the municipality.

28.

Inside corners of walkway intersections shall be cut off not less
than 5 metres measured each way from the corner, except where
such corners represent an intersection with a street, in order to
allow for the turning of snow clearing and other equipment.

29.

Steps in walkways are prohibited.

Subdivision 4 - Drainage and Grading
9.11.4.

1.

Throughout any subdivision, there shall be provided a storm
drainage system which will cause all storm water from the
property to drain into the municipal storm sewage disposal
system. The storm sewer system provided shall be in accordance
with Section A of Municipal Specifications, February 1972, as
amended from time to time. Except in the case of major arterial
roads, the work required by this Subdivision shall be performed at
no expense to the municipality.

2.

Block and lot grading shall conform to Part 13 of the Kitimat
Municipal Code.
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Subdivision 4 - Drainage and Grading (Continued)
9.11.4.

3.

Prior to approval of any subdivision plan by the Approving Officer:
a.

a block and lot grading plan shall be submitted which
clearly indicates:
(1)

the existing contours and spot elevations; and

(2)

the proposed final contours and spot elevations;

as may be required to determine drainage of land to the
satisfaction of the Approving Officer.
4.

All land within the boundaries of the proposed subdivision shall be
graded in conformance to 9.11.4.3.a.(2) to the satisfaction of the
Approving Officer.

Subdivision 5 - Sanitary Sewage Disposal
9.11.5.

1.

As a condition of approval of any subdivision plan by the
Approving Officer, except as provided in Part 13 of the Kitimat
Municipal Code, all areas shall be provided with a sanitary
sewage collection system, designed and constructed in
accordance with Section D of Municipal Specifications, February
1972, as amended from time to time.

2.

Provision shall be made for the connection of any sanitary sewage
collection system required under 9.11.5.1. with the established
municipal collection system, in accordance with Section D of
Municipal Specifications, February 1972, as amended from time to
time.

Subdivision 6 - Water Supply
9.11.6.

1.

All areas within a subdivision, which in the opinion of Council merit
connection to the public waterworks system, shall be provided
with a complete and fully operative system of water mains, valves,
valve chambers and hydrants designed and constructed in
accordance with Section D of Municipal Specifications, February
1972, as amended from time to time.
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PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 7 - Street Lighting, Power and Communication Services
9.11.7.

1.

All power and communication services shall conform to Part 6,
Division 1.

2.

As a condition of approval, street lighting shall be installed on all
highways, lanes, pedestrian malls and walkways in accordance
with Section E of Municipal Specifications, February 1972, as
amended from time to time.

Subdivision 8 - Land Improvements for Subdivision
9.11.8.

1.

The Approving Officer may approve a subdivision only after all of
the following have been completed.
a.

the clearing of any highway, lane, parking lot, pedestrian
mall or walkway in accordance with 9.11.3.7.;

b.

providing a base for any highway, lane, parking lot,
pedestrian mall or walkway in accordance with Section B
of Municipal Specifications, February 1972, as amended
from time to time;

c.

providing water supply, sanitary and storm sewer systems
in accordance with Sections A and D of Municipal
Specifications, February 1972, as amended from time to
time;

d.

installing of any of the power and communication services
in accordance with Part 6, Division 1;

e.

bringing to final grade any highway or lane by paving and
supplying with curbs and gutters in accordance with
Section C of Municipal Specifications, February 1972, as
amended from time to time;

f.

bringing to final grade any parking lot, pedestrian mall or
walkway by paving in accordance with Section C of
Municipal Specifications, February 1972, as amended from
time to time;

g.

providing street lighting system for any highway, lane,
pedestrian mall or walkway in accordance with Section E
of Municipal Specifications, February 1972, as amended
from time to time.
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PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 8 - Land Improvements for Subdivision (Continued)
9.11.8.

2.

Notwithstanding 9.11.8.1., the Approving Officer may approve the
subdivision if the following arrangements are made to complete
any or all of the work included in the said section within a period of
time specified by the Approving Officer:
a.

the developer registers a mortgage against the property in
Land Title Office in favour of the municipality;

b.

the value of the mortgage shall be determined by the
municipality and shall be sufficient to complete the work.

Subdivision 9 - Rights-of-Way
9.11.9.

1.

If the most suitable and reasonable locations for sewers, storm
drains and drainage facilities, water and other utilities required to
serve the proposed subdivision do not lie wholly within its
boundaries, the Approving Officer may require that rights-of-way
be provided for the location of such utilities outside the
subdivision. Such requirements may be satisfied by the provision
of rights-of-way properly registered in the Land Title Office, in
favour of the municipality. The width of any right-of-way so
provided shall be no less than 7 metres except that in case of
residential lots, the minimum width may be 3.5 metres.

2.

Where a subdivision contains a drainage way, gully, channel,
stream, or other watercourse, the banks of which exceed the
slope of four horizontal to one vertical the following alternatives
shall be taken:
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PART 9
Division 11

- PLANNING
- Subdivision

Subdivision 9 - Rights-of-Way (Continued)
9.11.9.

2.

a.

a strip of land running the full length of that part of the
slope which lies within the subdivision shall be conveyed to
the municipality, such strip being adequate to reduce the
banks to a slope not exceeding four horizontal to one
vertical but no less than 8 metres in width as measured
between the top of the slope and a line running parallel to
the top of the slope; or

b.

at no expense to the municipality, the slope shall be
reduced by filling or cutting to a degree which does not
exceed a slope of four horizontal to one vertical.

3.

Prior to conveyance to the municipality of any area containing any
drainage way, gully, channel, stream or other watercourse, such
area shall be cleared of all trees, brush, logs, decaying timber or
debris of any other kind.

4.

If an area to be subdivided contains any natural watercourse
which crosses a proposed new highway, provision shall be made
for the crossing of such watercourse. Any culvert, bridge, or other
means of crossing required by this Subdivision shall be
constructed at no expense to the municipality.

5.

Where by reason of the creation of any subdivision, the necessity
arises for public street access across a railway right-of-way, an
order of the Railway Transport Committee of the Canadian
Transport Commission shall be obtained at no expense to the
municipality other than making formal application, declaring such
crossing of the railway right-of-way to be a public crossing. The
land developer shall provide the municipality with necessary
surveys, plans and documents to accompany the formal
application and shall bear any other costs that may be incurred.
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APPENDIX K – MUNICIPAL DESIGN SPECIFICATIONS

APPENDIX L – PLANNING APPLICATION FEES

PART 9
Division 2

- PLANNING
- Zoning

Subdivision 2 - Development Applications - Review Process and Fees (Continued)
9.2.2.

Application Forms
9.

Any development application shall be submitted in writing; by the
property owner, or an authorized agent of the owner; on the form
prescribed by the District of Kitimat, or in a letter providing the
same information and level of detail as the prescribed form.
Application Fees

10.

Any development application shall be accompanied by
processing, inspection and advertising fee payments specified
below:
PROCESSING
AND
INSPECTION FEE

ADVERTISING
FEE

TOTAL
FEE

$ 300.00

no charge

$ 300.00

Development Permit

700.00

no charge

700.00

Development Permit - DRA

50.00

no charge

50.00

Development Permit Amendment
(Outside DRA)

250.00

no charge

250.00

Development Variance Permit

350.00

no charge

350.00

Land Use Contract Amendment

400.00

no charge

400.00

Official Community Plan
Amendment

700.00

$1,000.00

1,700.00

Official Community Plan
Amendment and Rezoning

700.00

1,000.00

1,700.00

Rezoning

700.00

800.00

1,500.00

Temporary Use Permit

250.00

250.00

500.00

Temporary Use Permit Renewal

100.00

250.00

350.00

Comfort Letter

200.00

no charge

200.00

License of Occupation

500.00

500.00

1,000.00

TYPE OF APPLICATION

Board of Variance Hearing
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District of Kitimat – Request for Proposals
P-2014-06-06

PART 3 – PURCHASE AND SALE AGREEMENT (SAMPLE)
The following is a sample of the District’s standard-form Purchase and Sale Agreement, which is provided
for information only. The District may elect to revise and supplement its standard-form Purchase and Sale
Agreement in its sole discretion, in accordance with Section 5.22 of this RFP.

OFFER TO PURCHASE &
CONTRACT OF PURCHASE AND SALE
THIS AGREEMENT dated

2014, is

BETWEEN:

(the "Purchaser")
AND:
DISTRICT OF KITIMAT
270 City Centre
Kitimat, BC
V8C 2H7
(the "Vendor")
1.0

LAND

1.1

The Purchaser is entitled to purchase and to become the registered owner in fee simple of
portions of the land located at
Mountainview Square, Kitimat, British Columbia,
legally described as:
PID
Lot

District Lot
, Range 5, Coast District, Plan
(the " Project Site ").

1.2

The Purchaser wishes to purchase from the Vendor that Project Site portion of the Vendor’s
Land comprising 2.37ha, more or less, shown in light grey shading and identified as
Project Site on the sketch plan attached to this Agreement as Schedule “A” (the “Land”).

1.3

The Vendor believes it is in the best interest of the community in Kitimat that the Purchaser
acquire the Land to develop
for the benefit of the community of Kitimat.

1.4

The Purchaser hereby offers to purchase the Land from the Vendor subject to the terms and
conditions contained in this Agreement.

2.0

TITLE

2.1

The Vendor shall deliver to the Purchaser title to the Land free and clear of all charges and
encumbrances except those listed in Schedule “B” to this Agreement (the “Permitted
Encumbrances”).

3.0

DELIVERY OF CONVEYANCING DOCUMENTS

2.1

The Vendor shall deliver to the Purchaser on or before the Completion Date a conveyance in
registrable form by way of a Form A Transfer (the “Transfer”) and other appropriate
HTLN-#1570995-v4
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documents as may be necessary to register the Purchaser’s interest under the provisions of
the Land Title Act of British Columbia in order to complete the purchase and sale of the Land
to the Purchaser, (collectively, the "Closing Documents").
3.2

The Purchaser shall bear all costs of the preparation of the Form A Transfer and the cost of
the registration of the Closing Documents, except for any costs, fees or charges associated
with legal survey and other costs associated with subdividing the Project Site from the
Parent Parcel which may be retained by the Vendor for purposes of community surface
parking.

4.0

PURCHASE PRICE

4.1

The purchase price for the Land (the “Purchase Price”) shall be $

4.2

The Purchaser will pay to the Purchaser’s solicitor a non-refundable deposit of
$_____________, which shall be applied towards the Purchase Price on the Completion
Date.

4.3

The Purchaser shall pay the Purchase Price, plus Goods and Services Tax (“GST”), if any,
to the Vendor, or its legal counsel, on or before the Completion Date (as defined in Section
7.1 hereof, by payment of cash or certified funds, subject to adjustments as set out in this
Agreement.

5.0

PROPERTY TRANSFER TAX AND GOODS AND SERVICES TAX

5.1

The Purchaser will pay the Property Transfer Tax upon closing and GST, if due, in respect of
the conveyance contemplated in this Agreement. The Vendor is registered for GST
purposes, and will collect and account for the same with the Canada Revenue Agency,
unless the Purchaser is registered for GST purposes and provides a GST Certificate to the
Vendor prior to the Completion Date, in which case the Purchaser shall self-assess the GST
payable and account for the same with the Canada Revenue Agency.

6.0

OPTION TO PURCHASE

6.1

It is a condition of the purchase and sale of the Land that the Purchaser, at its sole expense,
shall register against title to the Land, concurrently with and immediately following the
transfer of the Land to the Purchaser on the Completion Date, in priority over all
encumbrances of a financial nature, an Option to Purchase substantially in the form attached
to this Agreement as Schedule “C” (the “Option to Purchase”), in favour of the Vendor.

7.0

COMPLETION

7.1

The date upon which the Closing Documents shall be registered (the “Completion Date”)
shall be ________________, the parties may through their legal counsel agree upon an
earlier date. All documents required to transfer title to the Land shall be delivered by the
Vendor to the Purchaser's solicitor in registrable form and shall be lodged for registration in
the Prince Rupert Land Title Office by the Purchaser's solicitor concurrently all other
documents and instruments required under this Agreement on the Completion Date. The
Purchaser shall pay the Purchase Price for the Land to the Vendor or to the solicitor
representing the Vendor upon the issuance of a pending registration number for the
Transfer. In the event that the Vendor does not transfer the Land to the Purchaser on the
date and on the terms and conditions set out herein, the Vendor agrees that it will promptly

HTLN-#1570995-v4

2

.

3

reimburse the Purchaser for the full amount of the portion of the Purchase Price paid by the
Purchaser.
8.0

POSSESSION

8.1

The Vendor shall deliver vacant possession of the Land to the Purchaser at 5:00 p.m. on the
Completion .

9.0

ADJUSTMENTS AND VENDOR’S COSTS

9.1

The Vendor and Purchaser will make adjustments on the Completion Date with respect to
real property taxes and all other items normally adjusted between a vendor and purchaser
on the sale of similar property.

9.2

The Vendor shall bear the costs incurred by the Vendor in connection with the land survey,
newspaper advertising, Land Title Office subdivision plan registration fees and other costs
and fees required to create the Land as a separate lot (the “Subdivision Costs”), except the
costs in regards to the registration of the Transfer (which shall be the responsibility solely of
the Purchaser) and the legal fees of legal counsel in connection with the preparation and
negotiation of this Agreement, in respect of which the parties shall bear the costs of their
own legal counsel.

10.0

RISK

10.1

The Land shall be at the risk of the Vendor until 5:00 o'clock p.m. on the Completion Date
and in the event of loss or damage to the same occurring before such date and time by
reason of fire, tempest, lightning, earthquake, flood or other Act of God, explosion, riot, civil
commotion, insurrection or war, the Purchaser may, at its option, cancel this Agreement and
shall thereupon be entitled to the return of any monies paid. After 5:00 o'clock p.m. on the
Completion Date, the Land shall be at the risk of the Purchaser.

11.0

REPRESENTATIONS

11.1

The Purchaser acknowledges and agrees with the Vendor that:
(a)

the Vendor and its elected officials, officers, employees, contractors, consultants and
agents have made no representations, warranties, promises, conditions or
agreements (collectively the "Representations") and are making no Representations
other than those expressly contained in this Agreement in respect to or in connection
with the Land or its size, dimensions, state, conditions, environmental condition or
impact, presence or absence of any substance or condition (whether hazardous or
not), soil or water condition, usefulness, topography, divisibility, sustainability, use,
services, or the presence or absence of any of the foregoing, or any other aspect,
matter or thing whatsoever related to or in connection with the Land or neighbouring
lands;

(b)

the Purchaser is purchasing the Land on an "as is where is" basis and, without
limiting the generality of the foregoing, the Purchaser has and hereafter will continue
to use its own due diligence, resources and independent investigations to satisfy
itself on every aspect, thing and matter relating to or in connection with the Land and
neighbouring properties including, but not limited to current and past uses of the
Land and neighbouring properties;
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(c)

the Purchaser hereby releases and forever discharges and shall indemnify and save
harmless the Vendor and its elected officials, officers, employees, contractors,
consultants and agents of and from any and all manner of actions, causes of action,
suits, claims, demands, damages, costs, including the full amount of legal costs,
expenses and losses of any kind or nature whatsoever which the Purchaser ever had
or now has or may in the future have or which the Purchaser's successors, heirs,
executors, administrators, and assigns or any of them hereafter can, shall or may
have (collectively the "Claims") for, or by reasons of, or in connection with the Land
or any aspect, matter or thing whatsoever relating to or in connection with the Land;

(d)

the Purchaser hereby waives the right, if any, to a site profile pursuant to the
provisions of the Environmental Management Act and regulations thereunder.

12.0

NOTICE

12.1

Any notices hereunder or documents or deliveries required hereby may be served or made
on the Purchaser and the Vendor by delivery by hand or by sending by double registered
mail from within the Province of British Columbia to the following addresses: or at such other
address as the Vendor or Purchaser may from time to time notify in writing. Any delivery of
service as aforesaid that is made by double registered mail shall be deemed to have been
received when actually delivered.
To the Purchaser:

______________________

____________________
____________________
To the Vendor:

270 City Centre
Kitimat, B.C.
V8C 2H7

13.0

TIME

13.1

Time is of the essence of this Agreement. Unless the cash payment is paid and the other
terms of this Agreement complied with by the Purchaser within the times mentioned, the
Vendor may cancel this Agreement and, in such event, the non-refundable deposit of
$___________ shall be forfeited to the Vendor, as the sole and exclusive remedy of the
Vendor.

14.0

ACCEPTANCE

14.1

Upon acceptance by the Vendor, this Offer to Purchase shall form an interim agreement for
the purchase and sale of the Land upon the terms and conditions herein set forth, it being
specifically contemplated by the parties hereto that this transaction will be consummated
and documented in the manner herein set forth. This said interim agreement shall enure to
the benefit of and be binding upon the parties hereto and their respective heirs, executors,
administrators, successors and assigns. The Purchaser may assign its rights hereunder to a
nominee or corporation controlled by the Purchaser.

15.0

CONDITIONS PRECEDENT

15.1

The obligation of the Vendor to complete the sale of the Land on the Completion Date is
4
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subject to the following conditions precedent (the “Vendor’s Conditions Precedent”) being
satisfied within the time herein provided:
(a)

subject to approval by Council of the District of Kitimat, on or before
_______________20__, of the sale of the Land on the terms and conditions set out
in this Agreement; and

(b)

subject to completion, on or before the Completion Date, of the public notice
requirements prescribed under section 26 of the Community Charter (British
Columbia).

15.2

In consideration of TEN ($10.00) DOLLARS non-refundable paid by the Vendor to the
Purchaser and other good and valuable consideration, the receipt and sufficiency of which
are hereby acknowledged by the Purchaser, the Purchaser agrees not to revoke the offer
contained herein while this Agreement remains subject to any of the Vendor’s Conditions
Precedent. The parties agree that this Agreement shall become an unconditional contract
for the sale and purchase of the Land upon the satisfaction of all of the Vendor’s Conditions
Precedent.

15.3

The conditions precedent in this article 15 are for the benefit of the Vendor and Purchaser
and may not be waived by either party. If the conditions precedent in this article 15 are not
satisfied within the time therein provided then the obligation of the Vendor and of the
Purchaser to complete the sale and purchase of the Land shall be at an end.
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16.0

INTERPRETATION

16.1

Wherever the singular or masculine are used throughout this document, the same shall be
construed as the plural or the feminine or neuter gender wherever the parties or the context
so require. The headings are for convenience of reference only and shall not affect the
construction or interpretation of this Agreement.

17.0

FURTHER ASSURANCES

17.1

Each of the parties shall, at the expense of the Purchaser, execute and deliver all such
further documents and do such further acts and things as the other party may reasonably
request from time to time to give full effect to this Agreement.

18.0

NON-MERGER

18.1

None of the provisions of this Agreement shall merge in the transfer of the Land or any other
document delivered on the Completion Date, and the provisions of this Agreement shall
survive the Completion Date.

19.0

NO DEROGATION FROM STATUTORY POWERS

19.1

Nothing in this Agreement shall be interpreted as prejudicing or impairing the Vendor in the
exercise of any statutory legislative powers under the Local Government Act, the Community
Charter or any other enactment all of which may be exercised as if this Agreement had not
been executed, provided that the foregoing shall not restrict or limit the rights and remedies
of the Purchaser resulting or arising from a breach of this Agreement by the Vendor.

20.0

NO WAIVER

20.1

A waiver by the Vendor of any requirement or time limit contained within this Agreement
shall not be deemed a waiver of any other requirement or time limit, nor of any of the
Vendor's rights under this Agreement.

21.0

AMENDMENT AND ASSIGNMENT

21.1

This Agreement may not be amended or assigned except by written agreement of the
parties.

22.0

BINDING EFFECT

22.1

This Agreement shall enure to the benefit of and be binding upon the parties, their
respective heirs, executors, administrators, and other legal representatives and, to the
extent permitted in this Agreement, their respective successors and assigns.

23.0

ENTIRE AGREEMENT

23.1

This Agreement constitutes the entire agreement between the parties with respect to the
subject matter of the Agreement and contains all of the representations, warranties,
covenants and agreements of the respective parties, and may not be amended or modified
except by an instrument in writing executed by all parties. This Agreement supersedes all
prior agreements, memoranda, and negotiations between the parties

24.0

COUNTERPARTS
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24.1

This Agreement may be executed in counterparts and when the counterparts have been
executed by the parties each originally executed counterpart, whether a facsimile,
photocopy or original, will be effective as if one original copy had been executed by the
parties to this Agreement.

SIGNED, SEALED AND DELIVERED
in the presence of:

)
)
)
)
)
)
)
)
)
)
)
)
)
)

Witness

Address

Occupation

Name:

THIS OFFER TO PURCHASE IS HEREBY ACCEPTED AND EXECUTED BY THE VENDOR at
Kitimat, British Columbia, this _______ day of ______________, 2014.

DISTRICT OF KITIMAT by its authorized )
signatories
)
)
)
Name: Joanne Monaghan, Mayor
)
)
)
)
Name: Warren Waycheshen, Corporate Officer )
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SCHEDULE "A" Permitted Encumbrances

1.

The exceptions referred to in section 23 of the Land Title Act, RSBC 1996, c. 250.

2.

Easement XXXXXX.

3.

Restrictive Covenant XXXX.

4.

Statutory Right of Way XXXX in favour of the District of Kitimat.

5.

Statutory Right of Way XXXX in favour of the District of Kitimat.

6.

Section 219 Covenant and Option to Purchase in favour of the District of Kitimat
substantially in the form attached as Schedule “C”.
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SCHEDULE “B”
(Sketch Plan)
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SCHEDULE “ C ”
Option to Purchase
TERMS OF INSTRUMENT - PART 2

W H E R E A S:
A.

The Transferor is the registered owner in fee simple of:
PID: XXX-XXX-XXX
[Insert legal description upon completion of subdivision plan]
(the “Land”);

B.

The Transferee is the District of Kitimat;

C.

The Transferee has sold the Land to the Transferor with the objective of promoting the
development of a commercial enterprise on the Land;

D.

To ensure that the objective of promoting the development of a commercial enterprise is met
within a reasonable period of time, the Transferor has agreed to grant to the Transferee an
option to purchase the Land on the terms and conditions set out herein;

NOW THEREFORE, in consideration of the premises and the sum of Ten Dollars ($10.00) now paid
by the Transferee to the Transferor (the receipt and sufficiency of which is hereby acknowledged by
the Transferor), the parties agree as follows:
Definitions
1.

In this Agreement:
(a)

“Agreement” means this Agreement, including its recitals and schedules.

(b)

“Commercial Development” means one or more buildings, designed, located and
built in accordance with the permitted uses set out in the C1 City Centre Zone in the
Zoning Bylaw, and all other requirements of the Zoning Bylaw and the Official
Community Plan.

(c)

“Completion Date” means the 60th day following the provision of notice of the
exercise of the Option by the Transferee, or if the Land Title Office is closed on such
day, the next day that office is open, or such other date as may be agreed in writing
by the parties;

(d)

“Election Period” means the period of time referred to in section 6;

(e)

“GST” means the Goods and Services Tax levied pursuant to the Excise Tax Act
(Canada), and any similar tax imposed by law.
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(f)

“Improvements” includes all improvements on the Land as of the date of exercise
of the Option by the Transferee.

(g)

“Official Community Plan” means the District of Kitimat Official Community Plan,
2008, as amended from time to time, and any bylaw that may replace it.

(h)

“Option” means the option to purchase the Land granted by the Transferor to the
Transferee under the terms of this Agreement;

(i)

“Option Event” means the event that triggers the Transferee's right to exercise the
Option, as set out in section 4.

(j)

“Permitted Encumbrances” means the liens, charges and encumbrances set out in
Schedule "A" to this Agreement.

(k)

“Registration Date” means the date that this instrument is registered against title to
the Land in the Land Title Office.

(l)

“Transferor” includes the successors in title of the Transferor.

(m)

“Zoning Bylaw” means Part 9 of the Kitimat Municipal Code, as amended from time
to time, and any bylaw that may replace it.

Term
2.

The term of this Agreement is eighty (80) years commencing on the Registration Date,
provided that if the perpetuity period for the Option as specified in the Perpetuity Act is
increased or decreased in length then the term of this Agreement will be increased or
decreased accordingly.

Grant of Option
3.

The Transferor grants to the Transferee an irrevocable option to purchase the Land and
Improvements on the terms and conditions set out in this Agreement.

Option Event
4.

The Transferee may exercise the Option in the event that the Transferor has not, within
three (3) years following the Registration Date, substantially completed a Commercial
Development on the Land, and received an occupancy permit for all buildings included
within the Commercial Development.

Notice of Exercise of Option
5.

In order to exercise the Option, the Transferee must deliver written notice to the Transferor
of the Transferee's exercise of the Option pursuant to the terms and conditions of this Option
to Purchase.

6.

The Transferee may exercise the Option at any time after the occurrence of the Option
Event, unless prior to the exercise of the Option the Transferor has substantially completed
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7.

a Commercial Development on the Land, and received an occupancy permit for
all buildings included within the Commercial Development.

Purchase Price
8.

The purchase price for the purpose of the Option shall be $__________ (equal to
the purchase price paid to the Transferee on the Initial Transfer Date), not
including GST.

General
9.

The acceptance and exercising of the Option in the manner set out in this Option
to Purchase constitutes a binding contract of sale and purchase of the Land and
Improvements. The completion of the sale and purchase of the Land and
Improvements shall take place on the Completion Date and on or before the
Completion Date, the parties shall execute and deliver such documents as are
reasonably required to convey title to the Land and Improvements to the
Transferee, free and clear of all liens, charges and encumbrances, whether
registered or unregistered, except the Permitted Encumbrances.

10.

This Agreement shall terminate and the Transferee shall, at the expense of the
Transferor, provide a discharge of this Agreement in registrable form, in either of
the following cases:

11.

(a)

if the Option is not exercised in the manner set forth in this Agreement
and the term set out in section 2 has expired; or

(b)

if the Transferor has, prior to the exercise of the Option, substantially
completed a Commercial Development on the Land, and received an
occupancy permit for all buildings included within the Commercial
Development.

If the Transferee elects to acquire the Land and Improvements pursuant to this
Agreement, then:
(a)

the purchase and sale of the Land and Improvements will complete on
the Completion Date;

(b)

the Transferee will be entitled to possession of the Land and
Improvements at noon on the Completion Date;

(c)

all adjustments of taxes, utilities and other items normally adjusted
between a vendor and purchaser on the sale of similar property shall be
made with respect to the Land and Improvements to and including the
Completion Date. Real property taxes will be adjusted on the basis that
current year's taxes will be 10% higher than previous years' taxes but the
parties will readjust ten (10) days after determination of the actual current
year real property taxes. The Transferor will pay the costs of the
Transferee in relation to the transfer of the Land and Improvements,
including Land Title Office registration fees and legal fees, and the
purchase price shall be adjusted accordingly;

12.

(d)

the Land and Improvements will be at the risk of the Transferor until 12:00
noon on the Completion Date;

(e)

all documentation required to convey the Land and Improvements to the
Transferee will be prepared by its solicitors and delivered to the solicitors
for the Transferor at least five (5) business days before the Completion
Date, and the Transferor will execute, in registrable form, all documents
necessary to transfer title to the Land and Improvements to the
Transferee;

(f)

the Transferor will execute and deliver to the Transferee such further
documents and give such further assurances as the solicitors for the
Transferee may require in order to carry out and give effect to the intent
of this Agreement and the purchase and sale contemplated in this
Agreement;

(g)

on the Completion Date the Transferee will cause its solicitors to register
the transfer of the Land and Improvements in the Land Title Office;

(h)

following registration of the transfer of the Land and Improvements on the
Completion Date, and upon the Transferee’s solicitors being satisfied by
way of post-registration search that title to the Land and Improvements
will vest in the Transferee in accordance with ordinary Land Title Office
procedures, the Transferee will pay to the Transferor by way of solicitor's
trust cheque the purchase price due to the Transferor under this
Agreement, as adjusted under section 10(c).

After the delivery of notice under section 5, until 12:00 noon on the Completion
Date the Transferor will:
(a)

permit the Transferee and its representatives to enter onto the Land and
carry out such inspections, tests, studies, appraisals, surveys and
investigations of the Land and Improvements as the Transferee may
reasonably require;

(b)

cause the Land and Improvements to be maintained in the manner of a
prudent owner;

(c)

maintain insurance coverage with respect to the Land and Improvements
in full force and effect until 12:00 noon on the Completion Date in such
amounts and on such terms as would a prudent owner;

(d)

not enter into or amend any contract with respect to the Land and
Improvements including, without limitation, leases or service contracts,
before the Completion Date without the prior written approval of the
Transferee;

(e)

grant authorizations reasonably required by the Transferee to authorize
municipal or other governmental authorities to release information
confirming compliance with laws, bylaws and other statutory and
governmental regulations and with respect to potential statutory liens;

(f)

pay when due any indebtedness of the Transferor to any municipal or
other governmental authority which, by operation of law or otherwise,
becomes a lien, charge or encumbrance on the Land or Improvements
from and after the Completion Date, including without limitation,
corporation capital taxes and workers compensation payments; and

(g)

not modify, amend or cancel any of the Permitted Encumbrances without
the prior written approval of the Transferee.

13.

Time is of the essence of this Agreement.

14.

Any notice required to be given under this Agreement will be in writing and will be
deemed to have been received, if delivered on the date of delivery or, if mailed
by prepaid registered mail, on the fourth day following the date of mailing,
addressed:
In the case of the Transferee:

District of Kitimat
270 City Centre
Kitimat, BC
V8C 2H7

In the case of the Transferor, to the address shown on title to the Land.
15.

No term, condition, covenant or other provision of this Agreement will be
considered to have been waived by the Transferee unless such waiver is
expressed in writing by the Transferee and the waiver by the Transferee of any
such term, condition, covenant or other provision of this Agreement will not be
construed as or constitute a waiver of any further or other breach of that or any
other term, condition, or other provision of this Agreement.

16.

This Agreement extends to, is binding upon and enures to the benefit of the
parties and their respective heirs, executors, administrators, successors and
assigns.

17.

In this Agreement, unless the context otherwise requires, the singular includes
the plural and the masculine includes the feminine gender and a corporation.

18.

The headings in this Agreement are included for ease of reference only and shall
not affect the interpretation of this Agreement or any provision of this Agreement.

19.

All of the provisions of this Agreement shall be construed as covenants and
agreements as though the words importing covenants and agreements were
used in each separate paragraph.

20.

This Agreement will be interpreted according to the laws of the Province of British
Columbia.

21.

If any section of this Agreement or any part of a section, is found to be illegal or
unenforceable, that part or section, as the case may be, will be considered
separate and severable and the remaining parts or sections, as the case may be,
will not be affected and will be enforceable to the fullest extent permitted by law.

22.

Nothing contained or implied in this Agreement shall prejudice or affect the rights
and powers of the Transferee in the exercise of its functions under any public or
private statutes, bylaws, orders and regulations, all of which may be fully and
effectively exercised in relation to the Land as if the Agreement had not been
executed and delivered by the Transferor.

IN WITNESS WHEREOF the parties hereto hereby acknowledge that this Agreement
has been duly executed and delivered by the parties executing Forms C and D (pages 1
and 2) attached hereto.

