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CITY CLERK'S DEPARTMENT
Access to Information

File No. : 04-1000-20-2017-466

December 15, 2017

Re:

Request for Access to Records under the Freedom of Information and Protection of
Privacy Act (the " Act") ·

I am responding to your request of November 21, 2017 for:
City records regarding the botched demolition of 1104 Hornby in Vancouver in
June 2010. As per article, http: //dailycommercialnews.com/ en·
US/ OHS/ News/ 20 10/ 7/ City-of-Vancouver-report-slams-botched-demolitionDCN039907W/, the City of Vancouver investigated the incident.
All responsive records are att ached. We conducted a search for the original hard copy of the
report. After retrievi ng t he files from the City's off-site storage faci lity, we were unable to
locate the original record . However , the attached " final draft" of t he memo· sent to
WorkSafeBC was f ound which the Chief Building Official confi rmed most likely contains t he
same wording as t he origi nal final report sent to Mayor and Counci l.
·
Under section 52 of the Act you may ask the Information & Privacy Commissioner to revi ew
any matter related to the City's response t o your request, wit hin 30 business days f rom t he
date of t his letter. You can request a revi ew by writ ing to: Office of t he Information &
Privacy Commissi oner, Email: info@oipc. bc.ca, Tel: 250-387-5629 and providing: 1) the
request number (#04-1000-20-2017-466); 2) a copy of t his let ter; 3) a·copy of your original
request ; and 4) the reason you' re requesting a revi ew.
Please do not hesit ate to contact the Freedom of Informati on Office at foi@vancouver.ca if
you have any questions.

City Hall 453 West 12th Avenue Vancouver BC VSY 1V4 vancouver.ca
City Clerk's Department tel: 604.873.7276 fax: 604.873.7419

Yours truly,

Barbara J. Van Fraassen, BA
Director, Access to Information & Privacy
Barbara. vanfraassen@vancouver. ca
453 W. 12th Avenue Vancouver BC V5Y 1V4
Phone: 604.873.7999
Fax: 604.873.7419

Encl.
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COMMUNITY SERVICES GROUP
Office of the Chief Building Official

MEMORANDUM
TO:

Mayor and Council

CC:

Penny Ballem, City Manager
David Mclellan, General Manager, Community Services

FROM:

Will Johnston, P.Eng, Chief Building Official
Peter Judd, P.Eng. , City Engineer

SUBJECT:

Incident Review of Demolition at 1104 Hornby Street

July 7, 2010

This memo provides a summary of an "Incident Review" led by the Chief Building Official and
City Engineer of a public safety incident whereby two exterior walls of a building at 1104
Hornby Street fell into the adjacent streets during demolition activities on Thursday, June 10,
2010 at approximately 5:30pm. The subject building is located at the south east corner of
Hornby and Helmcken Streets. The demolition company responsible for the demolition is
Global Excavating a Demolition Limited (Contractor) and the property ownerI developer for
this site is James Schouw a Associates.
The protection of the public around work sites is paramount and it is something that the City
takes seriously. Over the past 14 years, over 11 ,000 demolition permits have been issued in
the City at an average rate of n2 demolition permits per year. The vast majority of these
permits are for one and t wo family dwellings. Since 1996, demolition permits for buildings
other than one and two family dwellings account for 5 to 12 percent of all demolitions.
Concerns and issues related to demolitions in the City have been limited. Concerns heard by
our office with respect to the demolition of one and two family dwellings relate to civil
matters between property owners resulting from damaged fences, sidewalks and/ or
landscaping on adjacent properties. The concerns for sites other than one and two family
dwellings primarily relate to trucks entering and leaving the work site. Through the truck and
construction program as well as an interdepartmental coordinated compliance approach,
many of these issues have been addressed successfully. Fortunately, incidents such as the
one at 1104 Hornby are not the norm as most demolitions are carried out without incident. It
should also be noted that safety on a work site is a role shared by many parties - the property
owner, contractors, City Officials and WorkSafe BC.
Shortly after becoming aware of this incident the City Manager directed the Chief Building
Official, City Engineer and General Manager of Community Services to undertake a review of
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the procedures followed by City staff in order to fully understand what happened and
ascertain whether improvements should be made to current City processes related to
demolitions.
The results of this "Incident Review" and changes to clarify City's processes are summarized
below:
A. General Permit Information
A demolition Permit was issued to James Schouw & Associates (Developer & Property Owner)
on May 7, 2010 to demolish an existing two storey commercial building of un-reinforced
masonry construction at 1104 Hornby Street. The demolition contractor identified on this
permit is Global Excavating & Demolition Limited (Contractor). Since 1995 the City has issued
14 demolition permits to this Contractor. With the exception of this subject permit, all of
these permits are for the demolition of single-family homes. Up until this incident, City Staff
were not aware of any issues related to the Contractor. At this time the Contractor has one
outstanding permit for demolition in the City of Vancouver - work has not commenced under
this permit pending the outcome of this review. The Contractor currently holds a valid City
of Vancouver Business license.
B. Demolition Activities Leading up to the Incident
The Contractor commenced demolition on the subject site at approximately 7:00am on
Thursday, June 10, 2010. Prior to the start of demolition, the Contractor stated that parking
was removed from both sides of the streets adjacent to the site and traffic lanes adjacent to
the site were closed to vehicular traffic. In addition, the sidewalks directly adjacent to the
site were closed to the public and pedestrians were directed to the opposite sides of the
streets. Signage was provided at the end of the blocks in order to direct pedestrians
accordingly and three certified flag persons were on site to direct traffic. The contractor
indicated that they had difficulty managing vehicular and pedestrian traffic during the
demolition. At approximately 5:30pm the north face of the building's exterior wall fell into
Helmcken Street causing minor damage to both the city sidewalk and a light standard. It was
also reported that there was minor damage to a car driving past the site when this wall fell
into the street. Approximately ten minutes later demolition resumed and the west exterior
wall of the building fell into Hornby Street breaking a city light standard from its base as it
fell into the street. Minor damage was also reported to the city sidewalk on the west side of
the building. There were no reports of injuries. Staff estimate the total cost of damages to
city property to be less than $10,000.

C. Staff Actions Following Notification of Incident
This incident was brought to the attention of the Chief Building Official early Friday, June 11 ,
2010. In order to address public safety concerns, the Contractor was instructed by Staff to
remove all debris from the street and sidewalk and cease all demolition activities while
securing the site. As a further precaution, the Contractor was told that work could not
continue on this site, as well as for any other city permits held by the Contractor, until the
Chief Building Official completed an investigation and was satisfied that the Contractor was
addressing all required safety requirements. The Contractor has complied with this direction.
D. Review of Current By-law Requirements for Demolition Permits
The basic framework for the Building By-law in relation to demolition was developed over 40
years ago with minor amendments over the years to address specific concerns. The following
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is a list of the current by-law and process requirements that must be in place for demolition
sites:
• Demolition Permit,
• Demolition Contractors must hold a valid City of Vancouver Business License,
• Construction Safety Program (Program addresses public safety in and around a work
site including a traffic management plan, and a method of deconstruction),
• Engineering Clearance (includes payment of applicable damage deposits),
• If applicable, a Temporary Special Zone Permit (closure of City sidewalks and / or
streets adjacent to the work site), and
• Final District Building Inspector Clearance (prior to commencement of work).
The clearance from the District Building Inspector is intended to provide a final verification
that all of the necessary safety requirements are in place prior to the commencement of
work.
E. Review of Requirements for Subject Demolition
Through this Incident Review, including discussions with the Contractor and Property Owner,
it was determined that the following by-law and process requirements were in place for this
site:
• Demolition permit,
• Valid Business License for Contractor,
• Engineering Clearance (including collection of damage deposits), and
• Temporary Special Zone Permit (closure of city sidewalks and parking on both sides of
the streets adjacent to the site)
The following by-law and process requirements were not in place for this site:
• Construction Safety Program, and
• Final District Building Inspector Clearance (prior to commencement of work)
F. Contractor's Understanding of City Requirements
On Tuesday, June 15, 2010 the Chief Building Official along with Engineering Services and
Licenses a Inspections Staff met with the Contractor and Property Owner to discuss the
incident. During these discussions, the Contractor confirmed that "Item E" above is an
accurate reflection as to what requirements were in place for this site. The Contractor
further clarified that while they did not have a written Construction Safety Plan in place, the
plan was discussed with their staff - the Contractor believed that this was an acceptable
approach. The Contractor indicated that he did not receive final clearance from the District
Building Inspector. It should be noted that during the meeting of June 15, 2010 the Chief
Building Official informed the Contractor that his permit for this site and the other site where
work has yet to start were suspended until Construction Safety Plans are submitted and
accepted by Staff and all damages to City property resulting from this incident are paid.
G. Analysis of City Regulations and Processes
After reviewing this incident it is evident that City practice with respect to demolitions has
evolved whereby the City relies to a significant extent on experienced contractors and
professionals to provide compliance assurance. As noted above, the basic framework for the
Building By-law was developed over 40 years ago with minor amendments over the years to
address specific concerns. Over time the City, like most other local governments, has relied
more heavily on specialists (contractors and professionals) to provide assurance that
regulations are being met. Demolition work requires specialized expertise and the City relies
on this expertise to provide assurance that the outline for the work to be done, including
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Construction Safety Plans, is acceptable. This is not unlike the approach to most safety
requirements in the By-law for complex buildings. While Staff believe that the current by-law
requirements and our experience over many years indicates that this approach is adequately
addressing safety in and around a demolition site, based on this incident, improvements can
be made to clarify current requirements for all parties involved - Permit, Inspection, and
Engineering Staff; Contractors; and Property Owners. When examining this particular
incident it is evident that there was some misunderstanding with respect to the demolition
process and City requirements. To this end, the City will immediately implement
improvements to our processes based on the learning from this incident.
H. Changes to City Process for Demolition Permits
Creating an overly onerous permit process as a result of an unprecedented incident such as
this is not warranted as it could have an adverse impact on an industry that is working
without significant problems. That said, Staff have identified a number of process changes
that will help to strengthen our demolition permit and oversight process. Staff have initiated
the following:
• At the time of permit application, the property owner is now required to sign a
declaration to verify that a Construction Safety Plan is in place including the name of
the Construction Safety Officer.
• Preparation of an explanatory brochure illustrating City requirements for all parties
involved in demolition work in the City. This brochure will be provided to applicants
at the time of permit issuance and made available on the city's website.
• An internal workshop for all City departments involved with demolition permitting and
inspections is being organized to ensure that roles and responsibilities of each
department are clearly understood and to explore the feasibility of further process
improvements. This workshop will also address Departmental notification of incidents
such as this.
The method of determining compliance with City regulations on a work site is a trust based
system using an inspector's judgement and experience as well as the consideration of risk.
This is a common approach for local government as regulations move from ones that are
prescriptive to outcome based in nature. Using this approach and considering that most
demolitions in the City are not a problem, Inspectors will now initiate a more detailed review
for demolition permit applications based on the following risk factors:
• Type of demolition - large complex buildings.
• Location - demolition sites adjacent to major streets with significant vehicular and
pedestrian travel and/or within close proximity to property lines.
• Contractor Experience- contractors unfamiliar to Inspectors and/ or contractors with
little experience with the type of demolition proposed.
When such risk factors are identified, a plan can be put in place by the District Building
Inspector for closer oversight and assurance of compliance with all the permitting elements
required by the by-law. Finally, through this incident and our review, the issue of delay in
the notification of the Office of the Chief Building Official in regard to this incident was also a
concern. We will be putting in place more robust processes to ensure that this does not
recur.
Conclusion
The incident that occurred on June 10, 2010 at 1104 Hornby Street was fortunately not the
norm as hundreds of demolitions are carried out in the City every year without incident.
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Demolition work is a specialized field and the City relies on contractors and professionals to
provide assurance that City requirements are being met. As such these contractors and
professionals are responsible for ensuring compliance while city inspectors monitor the
process. Staff believe that the City regulations are sound, however Staff will use the learning
from this incident review to strengthen the demolition process to ensure that the regulations
including roles and responsibilities of all parties is clearly understood. In addition, Inspectors
will initiate more detailed reviews and oversight for demolition permits having increased risks
to public safety.
With respect to Global Excavating and Demolition Limited, they have done limited work in the
City of Vancouver and with the exception of this site, their work has related to the demolition
of single family homes. The contractor failed to meet all City requirements - they did not
have a formal construction safety plan in place and were not successful in obtaining clearance
from the Building Inspector prior to starting work. Staff have suspended permits for Global
Excavating and Demolition until they are satisfied that all City requirements are in place.
Staff have reviewed and accepted their construction safety plan for 1104 Hornby Street and
expect to lift the suspension today so that work can resume. Since the Contractor has not
been able to carry out work in the City since June 10, 2010 as a result of permit suspensions,
the Chief License Inspector did not feel it was warranted to suspend the business license for a
period of time. The actions noted above have achieved the same result as a business license
suspension. It should also be noted that as of July 2, 2010, Staff were advised by WorkSafe
BC that they have reviewed and accepted the Contractor's revised demolition plan.
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COMMUNITY SERVICES GROUP
Licences and Inspections

BULLETIN 2012-001-BU

March 29, 2012
Revised October 29, 2012

DEMOLITION OF BUILDINGS
Demolition projects, by their nature, are a higher risk activity requiring preplanning and care to ensure that
both the public and workers are safe as well as to minimize impacts on adjacent properties.
The City of Vancouver is implementing new procedures to ensure that demolition activities in the city are
undertaken in a safe, reasonable and sustainable manner. These requirements complement those already in
place by WorkSafe BC and will be effective March 29, 2012.
General City Requirements
Demolition can range from very simple to complex depending on the building's type of construction, size,
location and soil conditions. The experience of the contractor and preplanning of the contractor and/or
consultant are also important considerations when undertaking a demolition project. Knowledge of the type
of construction and materials used is required to ensure that the building can be safely disassembled,
materials can be separated and hazardous materials removed and disposed of in an appropriate manner. It
is expected that any items not allowed in landfills be recycled or reused in an appropriate manner.
·
Demolition of 1 and 2 Family Houses
Demolition of 1 and 2 Family Houses account for the majority of demolition projects in the City of
Vancouver. These demolitions are generally simple in nature, but still require some degree of preplanning
and preparation. One of the major issues is the identification of any hazardous materials and appropriate
disposal of these materials. Please see Bulletin 2000-065-EV Hazardous Materials Reporting. Another is
ensuring adjacent neighbours and the public in the vicinity of the project are protected and that debris and
dust are fully contained.
These simple demolition projects are less likely to require an extensive construction safety program or
demolition plans prepared by a Professional Engineer. A simplified construction safety plan is acceptable
provided all major safety issues are addressed. An example of some major safety issues that would need to
be addressed are: when buildings are located close to property lines; on sloped or unstable sites; have
masonry chimneys; and when the removal of the foundation walls result in an excavation having a depth
greater than the distance from the adjacent property line (45 degree slope maximum). In the event of
unusual or challenging site conditions, a detailed Construction Safety Plan and Demolition Plan or a
Demolition Plan prepared by a Professional Engineer registered in the Province of BC may be required at the
discretion of the Building Inspector.
A declaration is required to be signed by the owner, or owner's representative and Demolition Contractor
for all 1 and 2 family house demolition projects in order to ensure that all parties are aware of and follow
these requirements.
Demolition of Commercial, Industrial and Residential Buildings Containing More Than Two Dwelling Units
Demolition of commercial, industrial and residential buildings containing more than two dwelling units tend
to be more complicated and will require an enhanced level of planning and preparation by the professionals
involved in the demolition and building process. These buildings will require a Construction Safety Plan
DOC/2012/050139
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including contact numbers of the General Contractor and Demolition Contractor, demolition details, a site
plan, traffic management plan and fire safety plan.
In addition, all buildings greater than three storeys in building height, over 600 m2 in building area;
constructed with pre-stressed concrete, located on sloped or unstable sites or an excavation depth over
1.2m, will require a demolition plan signed and sealed by a Professional Engineer registered in the Province
of BC. These buildings will also require a Construction Safety Officer on site during the demolition.
Commercial, industrial and residential buildings containing two or more dwelling units not meeting the
above noted criteria will require review by a Building Inspector to determine if a demolition plan prepared
by a Professional Engineer registered in the Province of BC and a Construction Safety Officer are required.
A declaration is required to be signed by the owner, or owner's representative and Demolition Contractor
for all Demolition of Commercial, Industrial and Residential Buildings Containing More Than Two Dwelling
Units demolition projects in order to ensure that all parties are aware of and follow these requirements.
Demolition Plan
A "Demolition Plan" is a detailed description of the systematic and sequential procedure for cutting,
destroying, removing or otherwise demolishing a building or structure in a manner that does not endanger
the health or safety of any persons or negatively affect the integrity of any other buildings, structures,
buried or above ground utilities or any other real property. This plan must be provided by the Demolition
Contractor or Professional Engineer where required.
Engineered Demolition Plans (Deconstruction Procedures)
The City's new demolition requirements are consistent with WorkSafe BC requirements which require
demolition plans prepared by a Professional Engineer registered in the Province ofBC if the demolition could
endanger a person or stability of the property, adjoining property or structures.
Geotechnical Review
A geotechnical review by a Professional Engineer registered in the Province of BC is required for the
demolition of buildings located on unstable slopes, adjacent to fisheries sensitive areas, in peat soils and
where the excavation is greater than 1.2m in depth. The geotechnical review should address the entire
construction process from demolition through to final occupancy.
Hazardous Materials
The demolition process can expose hazardous materials such as asbestos, PCBs, and oils tanks. A Hazardous
Material assessment and completed Hazardous Materials Report Form must be filled out and reviewed by
City staff before a permit can be issued and any demolition can occur.
Please see Bulletin 2000-065-EV Hazardous Materials Reporting.
Salvaging and Reuse (Green Demolition)
Demolition carried out in the traditional manner may generate large amounts of waste in landfills some of
which could be easily recycled and/or reused. The City is actively working to develop its green building
program which will include more appropriate salvaging and recycling activities as part of demolition work.
It is expected that demolition contractors will recycle construction materials which are currently banned or
prohibited from disposal, such as asphalt, cardboard, cement and concrete, clean fill and soil, gypsum I
drywall, and green waste (landscaping). The remaining material is to be transported and disposed of in an
· appropriate manner unless it can be reused or recycled.
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Truck Safety and Enforcement Program
The City of Vancouver has a truck safety and enforcement program in partnership with the Vancouver
Police. A major focus of this program is aimed at contractors and trucking companies carrying out activities
at construction sites and businesses. Some specific requirements of this program are:
1. All truck operators must operate the vehicle in a safe and courteous manner and in full compliance
with Provincial and Federal Motor Vehicle and Trucking Regulations.
2. All truck operators must comply with City of Vancouver By-laws regulating truck use, including truck
route, engine brake noise, weight and locid securement (tarping) provisions.

3: All vehicles must be inspected prior to leaving a site to ensure no debris is on the vehicle and that no
debris or rocks are between the dual tires.
Penalties
Failure to meet any of the requirements in this bulletin may result in a stop work order, a request for
charges under the applicable by-laws, or a review of your business licence.

For additional information regarding the Demolition Permitting process please contact the Enquiry Centre at
604-873-7611.

(Sgd.) W.M. Johnston, P.Eng.
DIRECTOR, LICENCES ft INSPECTIONS,
AND CHIEF BUILDING OFFICIAL

(Sgd.) P. Ryan, P.Eng.
ASSISTANT DIRECTOR, DEVELOPMENT SERVICES,
AND DEPUTY CHIEF BUILDING OFFICIAL

