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VANCOUVER ADMINISTRATIVE REPORT

Report Date:  January 17, 2011

Contact: W. Johnston
Contact No.: 604.873.7515
RTS No.: 09049

VanRIMS No.:  08-2000-20
Meeting Date: January 20, 2011

TO: Standing Committee on City Services and Budgets
FROM: Chief Building Official
SUBJECT: 2154 Dundas Street - Nuisance and Dangerous Building

RECOMMENDATION

A. THAT Council declare that the building at 2154 Dundas Street, Lot 6 & 7, Block
25, Plan 178, District Lot 184, New Westminster Land District, PID 007-702-043
is dangerous to public safety pursuant to Section 324A of the Vancouver
Charter.

B. THAT Council approve the attached resolution (Appendix A) and order the
registered owner to pull down and demolish the building, remove all demolition
debris from the site and thereafter provide a chain-link fence around the
perimeter of the site, within 60 days of a copy of the resolution being served
on the registered owner pursuant to Section 324A of the Vancouver Charter.

C. THAT if the owner fails to comply with the order of Council, Council further
orders and hereby authorizes the City Building Inspector or his designate, to
pull down and demolish the building, remove all demolition debris from the
site and thereafter provide a chain-link fence around the perimeter of the site
at the owner’s expense pursuant to Section 324A of the Vancouver Charter.

D. THAT if the owner fails to allow the City Building Inspector and/or his designate
access to the site to carry out the work outlined in Recommendation C above,
the Director of Legal Services is authorized, in her discretion, to commence a
legal action or proceeding in relation to the building at 2154 Dundas Street,
and may, in her discretion, seek injunctive relief in that action or proceeding in
order to bring this property into compliance with Council’s resolution.

E. THAT the City Clerk be directed to file a 336D Notice against the Title to the
property at 2154 Dundas Street.

GENERAL MANAGER'S COMMENTS
The General Manager of Community Services RECOMMENDS approval of the foregoing.
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COUNCIL POLICY

Section 324A of the Vancouver Charter authorizes Council to declare a building or structure to
be a nuisance or to be dangerous to the public safety or health and to order that the building
or structure be removed, pulled down, filled up, or otherwise dealt with, by the owner,
agent, lessee or occupier of the building or structure. Council can also declare a building to
be in so dilapidated or unclean a condition as to be offensive to the community.

Section 336D of the Vancouver Charter provides a mechanism whereby the City of Vancouver
can advise prospective purchasers of a property of certain conditions or contraventions of City
By-laws. It provides that if the City Building Inspector observes an unsafe condition, a by-law
contravention related to the construction or safety of buildings or structures or if the
contravention is of the nature that a purchaser, unaware of the contravention, would suffer a
significant expense if the by-law were enforced against the purchaser, then the City Building
Inspector may recommend to City Council that a resolution be considered directing the City
Clerk to file a notice on the title to the property in the Land Title Office.

PURPOSE

The purpose of this report is to recommend that Council declare that the building located at
2154 Dundas Street is a nuisance and dangerous to public safety pursuant to Section 324A of
the Vancouver Charter, and order the owner to demolish the building and provide a chain-link
fence around the perimeter of the site to help maintain the site in a safe manner.

This report also recommends that Council direct the City Clerk to file a notice on the title to
property in the Land Title Office, pursuant to Section 336D of the Vancouver Charter.

BACKGROUND

This is an apartment building constructed in 1964 and contains 18 (eighteen) rental dwelling
units.

In July 2010, this department received complaints concerning the upkeep of this property
under the Untidy Premises By-law and the Standards of Maintenance By-law. The resulting
site inspection revealed that the exterior of this property was kept in poor condition, with
several wrecked vehicles and broken windows in the rear parking area and an overflowing
dumpster in the rear yard.

After several unsuccessful attempts to gain access into the building to determine compliance
with the Standards of Maintenance By-law, the owner was served an Order to provide access

to City inspectors on October 6, 2010. Despite the owner having left a voice mail indicating

he was leaving on vacation for a month and could not make the appointment, the inspectors
attended the site on October 6, 2010 and were able to gain access to the public areas of the
building. Their inspection revealed numerous violations of the Standards of Maintenance By-
law and the Building By-law including but not limited to the following:

The front door had no locking mechanism;

Several windows at the rear of the building (south elevation) were broken;
Emergency exit signs had been smashed and were hanging from wires;

The fire doors on the 1° floor entry area were removed;

The storage unit located beneath the stairs on the 1% floor front entry area was not
locking and contained used drug paraphernalia;

e Fire extinguishers were missing from hallways;
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e The mail boxes were smashed;
e Most of the doors and door locking mechanisms of the units were significantly
damaged;

Upon review of the above noted by-law infractions, staff determined that there were no
imminent life safety concerns. After numerous unsuccessful attempts, including phone calls
and letters, to make contact with the owner, staff met with the owner on November 30, 2010
regarding the above infractions and advised the lack of management of this building was
unacceptable. The owner was advised to retain the services of a licensed property
management company to properly manage this building and to establish a proper security
system. A formal letter was sent to the owner by the Director of the Licences & Inspections
Department following this meeting to warn him that failure to comply would put his business
licence in jeopardy.

In early December 2010, the City received complaints from tenants regarding electrical
concerns and the lack of adequate heat in this building.

On January 5, 2011, an inspection of this building, which included all rooms, was jointly
carried out by the City’s electrical, building, property use and fire inspection services. This
integrated inspection revealed serious fire hazards, electrical and building code violations, as
well as standards of maintenance concerns, as outlined in the inspection reports and photos
attached in Appendices E and F, respectively.

As a result, on January 6, 2011, the Fire Chief issued an evacuation order (Appendix B) to the
owner and occupants of this building.

On January 7, 2011, the Chief Building Official and City Electrician also issued the following:

1)  An order pursuant to the Building and Electrical By-laws requiring the owner to rectify
all electrical and building safety items by 12:00 noon on January 10, 2011 (Appendix C);
and

2) An order pursuant to the Standards of Maintenance By-law requiring the owner to rectify
all deficiencies by January 24, 2011 (Appendix D).

A re-inspection by the district inspectors in the afternoon of January 10, 2011 revealed that
all of the electrical and building safety concerns still existed.

On January 11, 2011, the property use inspector reported that the building had been
evacuated and that by approximately 5:00 pm, all services to this building were disconnected.
On the same day, a private contractor was also called to further secure the building by
boarding up the broken front entry door and patio door of one of the units, as well as
installing a hasp and pad lock on the front entrance. The Vancouver Police Department was
also notified regarding information received that people had been trying to access the
building in the middle of the night.

At the time of the evacuation, there were 19 (nineteen) residents occupying this building.
The City’s Tenant Assistance Co-ordinator worked jointly with staff from the Province’s
Ministry of Social Development and were able to find new accommodation for all 19 tenants
by January 14, 2011, and assisted them with the relocation process.
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DISCUSSION

Our inspection staff advise that this property has been mismanaged for a period of time
judging by the dilapidated state of the building both internally and externally. There were no
security or controls established in the building; as a result, there were vandalism and ongoing
disputes between tenants, as well as reports of alleged drug dealings in the premises
according to the Vancouver Police.

The City has a variety of tools available that may be used to gain compliance with City By-
laws. Table 1, Enforcement Tools and Actions for 2154 Dundas Street, provides a brief
summary of these tools as well as how each of these tools have been used to assist with
enforcement actions at 2154 Dundas Street. While working on this file, staff made several
attempts to encourage the owner to carry out repairs to the building in order to preserve the
housing, however the owner failed to live up to his commitments within the required
timelines. After the Fire Chief issued his evacuation order on January 6, 2011, Staff explored
options to fix the premises itself, but because of the financial situation of the building, this

was not deemed to be a viable option.

Table 1 - Enforcement Tools and Actions for 2154 Dundas Street

Enforcement Tool

Objective

Current Action

By-law Prosecution - Under the
City’s Building, Electrical, Fire,
License and Standards of
Maintenance By-laws, the City
may request charges against the
owner for violations of these by-
laws. If charges are laid by the
Prosecutor and a trial results in
convictions, the Court may levy
fines.

Gain compliance through
charges, trial process, and fines.
Court can also compel the owner
to carry out necessary work.

Staff have requested 1 charge
under to the License By-law, 21
under the Standards of
Maintenance By-law, 1 under the
Building and 1 under the
Electrical By-law.

In addition, the Fire Department
has requested 25 charges under
the Fire By-law.

Business Licenses Hearing -
through a Council public hearing
whereby Council may refuse a
license application or suspend or
revoke a business license for poor
management including failure to
comply with city by-laws.

Ensures business license holders
carry out their business in a
responsible manner and not to
the detriment of public safety or
causing a drain on police and city
resources.

The Building Owner has not
applied for a 2011 Business
License. The Chief License
Inspector has written to the
owner advising that should he
receive a business license
application, that application will
be referred to a business license
hearing.

Nuisance - Council may declare a
building to be a nuisance and
order that it be demolished. If
the owner fails to demolish in
accordance with Council order 60
days after the order has been
served, the City may demolish
the building at the owner’s
expense.

Remove a building which has
been deemed to be a nuisance at
the owner’s expense.

Should Council accept the
recommendations of this report,
the owner will be required to
demolish the building.

Injunctions - Council may
authorize the Director of Legal
Services to seek an injunction
through the courts to compel
compliance with City By-laws.

Obtain compliance and have
repairs completed at the owner’s
expense.

No action required as Staff are
pursuing nuisance route.

Notice on Title - to warn the
prospective buyers and financiers
of certain by-law violations.

This effects the owner’s ability
to seek financing or sell the
property without obtaining
compliance.

Should Council accept the
recommendations of this report,
a Notice on Title will be carried
out.
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CONCLUSION

This building was ordered evacuated by the Fire Chief on January 6, 2011. All services (hydro,
gas and water) to the building were disconnected on January 11, 2011. The building was also
boarded up in order to secure it from the general public.

Prior to the evacuation, there were serious violations reported under the Building By-law,
Electrical By-law and Standards of Maintenance By-law.

Even after the building was boarded up, our inspections staff advised that there were reports
of people attempting to access the upper floors of building with a rope ladder in the middle
of the night.

The building in its present state is unsafe and is a detriment to the neighbourhood.

It is therefore recommended that Council declare the building to be a nuisance and to be
dangerous to public safety pursuant to Section 324A of the Vancouver Charter. It is also
recommended that Council order the registered owner to pull down and demolish the building
and provide a chain-link fence around the perimeter of the site afterward to better secure
the site.

Although the property is not listed for sale, it is also recommended that a 336D Notice be
filed on title in the Land Title Office for the property to inform prospective purchasers that
there are by-law contraventions related to the safety of the building and that because of the
by-law violations, there is a demolition order from Council against the building.

Furthermore, it should be noted that staff will continue to build on the current enforcement
processes using an integrated inspection approach on significant problem premises in order to
ensure that landlords comply with city requirements. This direction will also send a strong
message to landlords that there will be significant consequences should they fail to comply
with City by-laws.

* k k k%
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In the Matter of Section 324A
of the Vancouver Charter and
2154 Dundas Street

RESOLUTION

Be it resolved by the Council of the City of Vancouver:

1. THAT the building at 2154 Dundas Street, Lots 6 & 7, Block 25, Plan 178, District Lot
184, New Westminster Land District, PID 007-702-043 is a nuisance and dangerous to
public safety pursuant to Section 324A of the Vancouver Charter;

2. THAT the registered owner of the property is hereby ordered to pull down and
demolish the building, remove all demolition debris from the site and thereafter
provide a chain-link fence around the perimeter of the site, within 60 days of a copy
of the resolution being served on the owner pursuant to Section 324A of the Vancouver
Charter.

3. THAT if the owner fails to comply with this order of Council, Council further orders and
hereby authorizes the City Building Inspector or his designate, to pull down and
demolish the building, remove all demolition debris from the site and thereafter
provide a chain-link fence around the perimeter of the site pursuant to Section 324A of
the Vancouver Charter.

4. THAT if the owner fails to allow the City Building Inspector and/or his designate access
to the site to carry out the work as outlined in paragraph 3 above, the Director of
Legal Services is hereby authorized, in her discretion, to commence a legal action or
proceeding in relation to the property at 2154 Dundas Street, and may, in her
discretion, seek a court ordered injunction in that action or proceeding in order to
bring this property into compliance with Council’s resolution.

5. THAT the City Clerk is hereby directed to file a 336D Notice against the Title to the
property at 2154 Dundas Street in order to inform prospective purchasers that because
of the by-law violations on the property, the building is unsafe for occupancy and is
unlikely to be usable for its expected purpose during its normal lifetime, and that
there is a demolition order of Council against the property.
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emergency lighting in the stairwell is hanging from the ceiling;

the door serving the electrical room is not secure permitting unauthorized

access;

4. there is evidence of tampering with the electrical service including shorting of
conductors and unauthorized reconnection of electrical services to some suites;

5. there are open live electrical panels in suites without proper protective
covering;

6. there is open wiring, missing and broken smoke alarms, missing electrical
devices, extension cords, and oversized fuses in suite panelboards throughout
the building;

7. new electrical baseboard heaters have been hard-wired into suites without
permit or approval;

8. panelboards in suites are not provided with an overcurrent device on the supply

side;

[ N

As a result of the combination of hazards outlined above, | am of the opinion that there is an
mm%mmmbewprmmdimmundmdmwmnm_

Therefore, pursuant to Subsection 1.4.2.2(1) of the City of Yancouver Fire By-law | hereby order
the immediate evacuation of the building at 2154 Dundas Street.

Phaaarsy

John McKearney, Fire Chief and General
Manager of Fire Services

CR/

Copy: posted on building
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if the costs incurred are not paid, the City can collect them by adding them to your property taxes.

Yours truly,

S

Director, Licences & Inspections
Chief Building Ofﬁcmt and City Electrician

CR/
Copy: Posted on building

Canreal Management Corp
Attn: Herbert Chan

#409 - 808 Neison Street
Vancotver, BC V62 ZH2

D. Manning and Associates
Attn: Don Manning

#520 - 625 Howe Street
Vancouver, BC V6C 276
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Yours truly,

W. M. Johnston, P. Eng.
Director, Licences & Inspections, and
Chief Building Official and City Electrician

CR/
Copy: Posted on building

Canreal Management Corp
Attn: Herbert Chan

#409 - BOB Neison Street
Vancouver, BC V6Z 2H2

D. Manning and Associates
Attn: D. Manning

#520 - 625 Howe Street
Yancouver, BC VeC 276

, 7
Page 2 of 2



APPENDIX E
PAGE 1 OF 7




APPENDIX E
PAGE 2 OF 7




APPENDIX E
PAGE 3 OF 7




APPENDIX E
PAGE 4 OF 7




APPENDIX E
PAGE 5 OF 7




APPENDIX E
PAGE 6 OF 7




APPENDIX E
PAGE 7 OF 7




APPENDIX F
PAGE 1 OF 23




APPENDIX F
PAGE 2 OF 23




APPENDIX F
PAGE 3 OF 23




APPENDIX F
PAGE 4 OF 23




APPENDIX F
PAGE 5 OF 23

™ :1‘;'.’




APPENDIX F
PAGE 6 OF 23




w
=
a
=
i
a
a
<

PAGE 7 OF 23




APPENDIX F
PAGE 8 OF 23




APPENDIX F
PAGE 9 OF 23

15,2310

]
=
(=)
.




APPENDIX F
PAGE 10 OF 23




APPENDIX F
PAGE 11 OF 23

01/07/2011 16:




APPENDIX F
PAGE 12 OF 23




APPENDIX F
PAGE 13 OF 23




APPENDIX F
PAGE 14 OF 23




APPENDIX F
PAGE 15 OF 23




APPENDIX F
PAGE 16 OF 23

01/07/2011 16:30




APPENDIX F
PAGE 17 OF 23




APPENDIX F
PAGE 18 OF 23




APPENDIX F
PAGE 19 OF 23




APPENDIX F
PAGE 20 OF 23

kA

P

L

-
'

-

A ; -+ _‘tﬂ H&]

o
-
—,

2o

!
|

. |
b 01,407 /201 (I TEHEN
|
|



APPENDIX F
PAGE 21 OF 23




APPENDIX F
PAGE 22 OF 23




APPENDIX F
PAGE 23 OF 23

g




