& City of
2 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: June 23, 2016

From: Wayne Craig File: DP 11-566011
Director of Development

Re: Application by Ecowaste Industries Ltd. for a Development Permit at
15111 Williams Road and Richmond Key 1095

~ Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a 65.22 ha (161.14 acres) Industrial Logistics Park at
15111 Williams Road and Richmond Key 1095 on a site zoned “Industrial (I)” that is
adjacent to the Agricultural Land Reserve and several Environmental Sensitive Areas, and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Increase the maximum building height from 12.0 m to 13.0 m and that the building height is
to be measured from the finished foundation slab and further to apply the Geological Survey
of Canada (GSC) datum shown on the phase block plan attached as “Schedule B” as the
maximum elevation limits for the tallest point on each building, and

b) Reduce the minimum number of parking spaces required to 0.56 spaces per 100 m? of gross
leasable floor area for those portions of the building used for freight forwarding services or
warehouse storage services.

ttﬁi/é;(/' & 'rff//////l/
Wayne Craig.—~
Diréctor of Develypment
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Staff Report
Origin
Ecowaste Industries Ltd. has applied to the City of Richmond for permission to develop a
65.22 ha (161.14 acres) industrial site at 15111 Williams Road and Richmond Key 1095. The

subject properties are adjacent to the Agricultural Land Reserve (ALR), several Environmental
Sensitive Areas (ESA) and Riparian Management Areas (RMA).

The portion of the site south of Francis Road (15111 Williams Road) is currently used primarily
for sorting and processing construction waste while the portion north of Francis Road (Richmond
Key 1095) contains an active construction debris landfill authorized by the Province and
operated by the applicant.

The site is currently zoned “Industrial (I)” and a rezoning will not be required for the proposed
industrial logistics park. The Development Permit is required because of the adjacency to the
ALR and the proposed impacts to the designated ESA and RMA areas, and does not address
form and character of the buildings.

The applicant is seeking variances to reduce the parking ratio specific to freight forwarding
services or warehouse storage services and to increase the maximum building height as measured
from the foundation slab. Both variances are discussed in more detail later in this report.

Development Information

The subject site is located south of Blundell Road and west of the No. 7 Road canal and consists
of two (2) separate parcels; one (1) un addressed no-access lot to the north of Francis Road of
approximately 53.35 ha (131.8 acres - Richmond Key 1095) and one (1) to the south of Francis
Road with full road access of approximately 11.87 ha (29.3 acres) addressed as 15111 Williams
Road. The larger site is currently used as a Ministry of Environment approved construction
debris landfill, but is reaching full capacity. Ecowaste Industries is proposing to close the
landfill operation in phases as each cell within the landfill reaches its capacity and develop each
closed landfill phase sequentially for light uses.

Once the landfill has been closed and capped, it is anticipated that the highest finished grade on
the portion of the site north of Francis Road will be approximately 19 m GSC, while the highest
finished grade on the parcel south of Francis Road will be approximately 6.7 m GSC.

Ecowaste's proposal is to develop the site in five (5) phases over a period of up to 20 years;
beginning with the north part of the site and working south. A conceptual plan, prepared by
Ecowaste, indicates potential development of up to 13 large distribution buildings ranging in size
from approximately 6,782 m? (73,000 ft) to 46,452 m? (500,000 ft%), although the number, size
and building configuration may vary depending on their client’s requirements. Ecowaste's intent
is to "build to suit" for their prospective tenants. Upon completion, a total of approximately
265,145 m* (2,854,000 ft) of light industrial floor space is anticipated to be developed.
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Extensive off-site upgrades and installations will be required to support the proposed
development, including the construction of a new two-lane bridge over the No. 7 Road Canal
providing access to the development, extension and construction of roadways along fronting
portions of Blundell Road, Francis Road and Savage Road, new water and sanitary services to
the property, and a new storm system discharging directly to the main arm of the Fraser River.
The final routing of the storm discharge line will be determined through the Servicing
Agreement review process which is identified under the Development Permit considerations
(Attachment 2). '

Roads through the site (shown on the concept plans as “Road A” and “Road B”) will be privately
owned (Statutory Rights-of-Way to allow public right-of-passage) and maintained by the owner.
Because of the time span involved and the nature of the development, the servicing issues and
associated agreements will be addressed through several separate Servicing Agreements as
outlined later in this report and in the Development Permit considerations.

Subsequent sections of this report provide more information on the development proposal and
how it addresses the specific conditions of the site. For a comparison of the proposed
development data with the relevant bylaw requirements, please refer to attached Development
Application Data Sheet provided in Attachment 1.

Background
Development surrounding the subject site is as follows:

To the north: A 54 ha (132.5 acre) Agriculture (AG1) zoned parcel owned by Ecowaste
Industries and operated as a landfill site under the authority of the Ministry of
Environment.

To the east: No. 7 Road Canal and Port Metro Vancouver’s Port terminal and associated
industrial lands. These properties are zoned “Industrial (I)”.

To the south: A Canadian National Railway right-of-way and a 30.35 ha (75 acre) lot owned by
Port Metro Vancouver (PMV) are located immediately south of the development
site. The PMV site is currently vacant, but is expected to be used for port related
industrial uses. The western most portion of PMV's site is being considered for
the proposed Vancouver Airport Fuel Facilities Corp. (VAFFC) jet fuel storage
tank facility. The PMV site is zoned “Industrial (I)”.

On the south side of Williams Road, is a 3.8 ha (9.5 acre) “Industrial (I)” zoned
parcel owned by the VAFFC. The VAFFC is proposing to use this property for
its YVR marine terminal facility for receiving jet fuel.

To the west:  Across the Savage Road road allowance, five (5) large lots all within the
Agricultural Land Reserve. Zoning on four (4) of the properties is Agricultural
(AG1); while zoning on the fifth lot is Golf Course (GC). The golf course is
known as “Country Meadows”. Only one (1) of these lots is currently being
farmed.
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Environmental Management Act (EMA) Restriction

As the development site includes an active landfill, Ecowaste has been working with the
Province to fulfill the requirements for an "administrative guidance" release which would allow
the City's to issue the necessary permits and approvals for this project to proceed. The
Development Permit considerations include the requirement for receipt of authorization by the
Ministry of Environment prior to the Permit's approval.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the
“Industrial (I)” zoning except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to:
1) Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Increase the maximum height for buildings from 12.0 m to 13.0 m and that the
building height is to be measured from the finished foundation slab of each building,
and further to apply the Geological Survey of Canada (GSC) datum shown on the
phase block plan attached as “Schedule B” as the maximum elevation limits for the
tallest point on each building.

(The height variance has been requested by Ecowaste, as the demand within the
logistics industry, and industry in general, is for internal building clearances of
11 m (36 ft.) to support their operations. Ecowaste has advised that achieving
these internal clearances is critical for this development to attract the AAA
tenants they are targeting. These internal clearances will translate into
external building heights of approximately 13 m (43 ft.) as measured from the
building’s finished slabs as opposed to the approach specified in the Zoning
Bylaw of measuring the vertical distance between finished site grade and the
highest point of the building.

As the elevations of the corners of the lot, which are typically used to calculate
the average ground elevation, are well below the proposed final finished height
of the site, the standard approach for calculating building height in this site
would mean that the proposed buildings would not achieve even the existing
bylaw permitted height of 12 m. On this basis the alternative approach is
warranted.

This variance also places an absolute maximum to the heights of the proposed
buildings since the building height is to be measure from the building slab rather
than the average ground surface which will change as the land fill is raised. Any
requests for additional height above the proposed height cap will require a
separate variance application.
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As discussed above, application of the average grade calculation is problematic
in this situation and the adjacent public roads are well below the anticipated
Sfuture final site grade. Based on the submitted cross sections, the two (2)
private internal roads (“Road A” and “Road B”) will be brought up to
approximately the same elevation of the final finished grade of the site. From this
perspective, a publically accessible roadway will be provided at a comparable
elevation for most of the proposed building’s sites.

On the basis of this information staff recommend support for the height
variance and the height measurement approach for this development to allow it
to respond to the needs of industry.)

b) Reduce the minimum number of parking spaces required to 0.56 spaces per 100 m
of gross leasable floor area for those portions of the building used for freight
forwarding services or warehouse storage services.

(The applicant has retained a traffic consultant to undertake a parking study
which included a survey of ten (10) comparable industrial sites in the area, and
research best practices for similar situations and other municipalities. The
proposed reduced rates are reflective of the typical parking demand observed by
the traffic consultant in the area, as well as reflective of a lower parking required
by other municipalities. The proposed parking rate for the specified freight
Sorwarding services and warehouse storage services is support by staff
accordingly. Other uses will be required to meet the City’s standard general
industrial parking rates as outlined in the Zoning Bylaw.)

Analysis
City Objectives

Staff worked with Ecowaste and their consultants through several iterations of the redevelopment
plan as it evolved. Key objectives identified and addressed in the Ecowaste submission are as
follows:
e Address the agricultural lands/industrial interface requirements.
o Identify and address RMA and ESA impacts and compensation requirements.
e Minimize new storm discharges to the No. 7 Road Canal.
e Address the Green Roof Bylaw requirements while incorporating the storm discharge
restrictions.
e Ensure appropriate utility service levels to the development while minimizing City
liability of infrastructure over the landfill.
e Ensure provision of adequate vehicle access for this development and future
transportation needs.
e Minimize new traffic to the Steveston Highway and Highway 99 Interchange.
The responses to these objectives are more fully detailed in the following discussions.
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Project Timing

The proposed development of the site is anticipated to occur in sequential phases over a number
of years, dependent upon how quickly areas of the landfill operation reach capacity, the market’s
demand for light industrial buildings and the approach to servicing the site. A series of legal
agreements have been identified in the Development Permit Considerations to ensure that
subsequent Servicing Agreements, environmental compensation measures and overall site
landscaping requirements are developed as specific areas are developed.

ALR Buffer Requirements

The development site is bounded by the Agricultural Land Reserve (ALR) on both its northern
side and its western side. The ALR boundary runs adjacent to the development along the length
of Blundell Road and Savage Road. Under Section 14.0 “Development Permit Guidelines” of
the Official Community Plan (OCP) sites abutting the edge of the Agricultural Land Reserve are
required to provide landscape buffers intended to minimize the impacts of new development on
agricultural land. These buffers aim to achieve public safety and minimize agricultural-urban
land use conflicts and complaints.

Because of the site configuration, there are three (3) different landscaping buffer treatments
proposed to respond to the ALR Buffer requirements. The locations and cross sections for these
areas are shown on Plans 4a and 4b with each described in more detail in the following text.

Blundell Road

Along Blundell Road, the buffer will be located on the south side of the road on Ecowaste
property. The buffer will be approximately 8 m wide; starting from the edge of the parking area
and continuing northward down the slope toward Blundell Road. The vegetation plantings
within this buffer will consist of appropriate low level ground covers, followed by a solid
vegetated hedge/screen and equally spaced trees (a mix of deciduous and coniferous varieties).
The shrubs and trees will be spaced to minimize light overspill from vehicles and trucks using
the site.

Savage Road (north of Francis Road)

This area will have a gradual slope rising up 13 m over the adjacent service road. An 8 m wide
strip will be enhanced to act as the ALR buffer consistent with the Blundell Road buffer and will
contain a row of trees and vehicle light screening shrubs at the top of the bank. The balance of
the slope will be grassed.

Savage Road (south of Francis Road)

The ALR buffer south of Francis Road will be divided into two halves; a 3 m wide strip in the
City right-of-way along the western side of the proposed newly constructed Savage Road and a
3-4 m wide strip on Ecowaste’s property at the top of the slope that will provide vehicle light
screening. The portion of the buffer on City lands will be maintained by the City after the initial
maintenance period has completed.

The buffer on the east side of Savage Road (on the development site) will consist of a double
row of shrubs/groundcovers (trespass inhibiting), a single row of solid planted screen (hedge or
other) and a single row of trees (a mix of deciduous and coniferous).
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The buffer on the west side of Savage Road (on the City’s right-of-way) will consist of a 6 ft.
high (approximately) fence and a solid planting screen/hedge between fence and edge of the
road's curb. ‘

Agricultural Advisory Commission (AAC) Review

Representative detail sections of the proposed planting strips, plant species listings, cross
sections and overall selection counts are provided in the plan submission. The proposed ALR
buffer configurations were reviewed by the Agricultural Advisory Commission (AAC) initially
on September 2011 and again, with a revised plan, on June 21, 2012. The ALR buffer was
supported by, the AAC at their June 21, 2012 meeting.

As none of these ALR buffers can be planted until the landfill has been raised as each of the
landfill cells reaches capacity and is capped off and prepared for industrial redevelopment. The
Development Permit considerations include requirements for the registration of legal agreements
to provide ALR landscape buffer plans, cost estimates current to the date of submission and
landscape securities prior to the Building/Foundation Permits being issued in either phase block
A, B, C or E (as per (Schedule B"). The submitted plans are required to be consistent with the
ALR buffer plans submitted under this Development Permit and must be to the satisfaction of the
Director of Development.

Habitat Impacts .

As the site has been used as an active landfill there is very limited ESA vegetation on site. The
applicant’s consultant, Keystone Environmental, has conducted site investigations and analysis
of the site and has found that approximately 6,742 m* (72,570 ft*) identified in the OCP as ESA
do not carry sufficient features to warrant that designation. The majority of these areas are
stands of invasive shrubs either on Ecowaste’s property or within the Savage Road right-of-way.

An ESA response strategy is required because the Biologist's site investigations have identified
impacts to approximately 4,383 m? (47,178 %) of valued habitat features including 1,440 m*
(15,500 ft?) of aquatic habitat and 2,943 m* (31,678 ft®) of terrestrial habitat. The impacts will
occur in three (3) areas:

e No. 7 Road Canal due to the installation of the proposed bridge.

e Savage Road, south of Francis Road due to the future construction of Savage Road.

e At Williams Road, by the Fraser River, to accommodate the storm water discharge

outfall.

Each of these impacts and the proposed compensation responses are outlined in the following
sections.

Riparian Management Area (No. 7 Road Impacts and Compensation)

Vehicle access to the redeveloped site is proposed to be achieved via a new bridge over the No. 7
Road Canal and construction of paved roadway from the Canal to just westward of the proposed
“Road B”. Construction of the new bridge will result in unavoidable impacts within the No. 7
Road Canal RMA requiring compensation for the loss of approximately 1,373 m? (14,774 ft*) of
terrestrial vegetation.
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The proposal will provide compensation in the form of invasive species removal and
enhancement planting of 3,731 m? (40,161 ft*) on Ecowaste's property adjacent to the No. 7
Road Canal. A representative cross section of the proposed enhancement plan and the overall
numbers and types of shrubs proposed for this area is provided in Plan 6. All vegetation species
installed for the RMA compensation will be native species.

To secure the RMA planting requirements, the Development Permit Considerations include
requirements for submission of a registerable survey plan(s), detailed landscaping plans prepared
by a Qualified Landscape and or Environmental Professional reflective of the planting scheme
provided as part of this Development Permit and to the satisfaction of the Director of
Development, plus appropriate securities prior to issuing the Development Permit. Monitoring
and annual reporting of the RMA landscape installation is required for a minimum of five years.
The landscaping plans submitted under this application provides a detail for a representative
segment of the area to be planted/enhanced plus an overall number of trees, shrubs and ground
cover vegetation needed to plant the enhancement area.

The RMA impacts along the No. 7 Road Canal will occur in the first phase of the redevelopment
since access to the site from Blundell Road is one of the Development Permit considerations.

Riparian Management Area and Environmentally Sensitive Area (Savage Road South)
Keystone Environmental’s assessment indicates that habitat compensation will be required for a
total of 2,963 m? (31,895 %) of impacts. Of this total, 1,393 m? (14,995 %) are impacts to
aquatic habitat and 1,570 m” (16,900 ft?) are impacts to terrestrial habitat associated with
preloading and construction of the road.

The habitat impacts along Savage Road are not anticipated to occur until preloading for

Savage Road is required during the last phase of the development. The Development Permit
considerations include a "no build" covenant registered on Title over 15111 Williams Road to
ensure that the compensation wetland costs are reassessed at that time and securities submitted
covering the cost of construction. Inspections will be carried out by staff upon completion of the
installation to ensure that the wetland meets the intent of replacement and enhancement outlined
in the Development Permit.

No compensation measures are proposed along the Savage Road corridor south of Francis Road.
Compensation for the habitat impacts in this location is proposed to be provided as part of a
constructed upland wetland that will be on Ecowaste property (15111 Williams Road) — refer to
the Habitat Balance Sheet Summary for more details on the proposed wetland.

Environmentally Sensitive Area (Storm Water Discharge to Fraser River)

With the installation of the proposed storm water direct discharge pipe approximately 47.5 m*
(511 ftz) of brackish aquatic impacts will occur with the outfall installation. These impacts are
not anticipated to occur until the Storm Water Discharge Servicing Agreement has been agreed
to. Compensation habitat is secured through the same "no build" covenant registered on Title
over 15111 Williams Road as noted above for Savage Road South.
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Compensation for the habitat impacts in this location is proposed to be provided as part of a
constructed upland wetland that will be on Ecowaste property (15111 Williams Road). The
foreshore aquatic impacts may be subject to approval and additional compensation measures by
the Province. This will be determined through the Servicing Agreement for the proposed storm
water pipe construction. :

Wetland Habitat Compensation

Ecowaste has proposed to construct a wetland habitat in the northeast corner of their property
south of Francis Road (15111 Williams Road) to offset ESA and RMA impacts primarily from
the Savage Road and Fraser River foreshore area. Ecowaste’s plan sets aside an area of
approximately 10,000 m* which will be excavated down to the water table to create a ponding
area with aquatic plants and ringed by a variety of native riparian vegetation species. Within this
area, they propose to provide approximately 1,588 m” of aquatic habitat and 3,230 m* of
terrestrial/riparian habitat. '

Keystone's wetland feasibility study (Keystone Environmental report dated May 3, 2016)
recommends that the water levels be monitored for at least a year prior to construction to ensure
the design depth is sufficient to establish a sustainable wetland habitat. The Development Permit
considerations include a requirement for submission of a contract with a qualified environmental
professional to undertake the monitoring as per the Wetland Feasibility Study.

The wetland habitat compensation will not be created until the last phase of the development
project. As this may be a number of years away, the Development Permit considerations include
requirements for submission of an updated landscaping design, cost estimate and securities. The
requirements are linked to the “no build” covenant over 15111 Williams Road. A vegetation
conceptual cross section of the wetland and an overall total number of trees and shrubs proposed
for the wetland is provided on Plan 5.

Habitat Balance Sheet Summary

Ecowaste’s Development Permit submission includes a detailed habitat balance sheet that
indicates where and what type of habitat impacts are expected to occur as a result of the
development proposal and correspondingly where and how much habitat compensation is
proposed to offset the impacts.

The tables below provide a simplified summary of the habitat impacts and proposed habitat
compensation. The overall impacts total azpproximately 4,383 m” (47,178 ft*). The overall
compensation totals 8,651 m” (93,118.6 ft°). The data suggests an overall net benefit of nearly 2
for 1. The tables also indicate that ‘like for like” habitat will be created (i.e. both aquatic and
terrestrial habitat types are addressed).
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Habitat Impact Summ‘ary

’Locatlon . Aquatlclmpacts (ml) . Terrestrlal Impacts(mz)

No. 7 Road Canal (Brldge)
‘Savage Road & Vicinity 1,393 m? 1,570 m?
Fraser River Storm Outfall 475 m* -
Total Impacts 1,440 m* 2,943 m*

Combined Impact: 4,383 m’

Proposed Habltat Com ensatlon Summa

Locatlon S - - Aquatlc Compeusatmn (m Y Terrestrlal ‘Compén’s‘hﬁon (m’)
Constructed Wetland ’:’ 1,588 m? 3,230 m* |
Williams Road Culvert 32 m? 70 m?

No. 7 Road Canal - 3,731 m*

Total Compensation 1,620 m* 7,031 m*

Combined Compensation: 8651 m*

Aquatic Balance: Gain - Loss = 1620-1440 = 180 m? gam
Terrestrial Balance: Gain - Loss = 7031-2943=4089 m’ gain
Net Habitat Balance: Gain/Loss = 8651/4383 = 1.97 gain to 1 loss

Green Roof Bylaw Response

Two (2) key objectives of the Green Roof Bylaw (Bylaw No. 8385) are: 'runoff control & storm
water management' and 'landscaping enhancement’. The solution proposed by Ecowaste in
consultation with the Engineering Department is that storm water would be collected on-site and
directed through a privately-owned pipe that discharges directly to the main arm of the Fraser
River, sufficient to address the 20% reduction in storm water discharge required under the Green
Roof Bylaw. Construction of the pipe will occur through a separate Servicing Agreement. The
Development Permit considerations include conditions for entering into the Servicing Agreement
for this work prior to issuance of the development's second Building Permit.

To address the landscape provisions of the Green Roof Bylaw, Ecowaste has prepared a
landscape strategy and a "landscaping master plan" which should result in an approximate

five (5) times the amount of landscaping for the entire site as compared to the Zoning Bylaw
standards according to the Landscape Strategy submitted by Sharp & Diamond Landscape
Architecture (submission dated November 10, 2015). The landscaping master plan provides
cross sections, detailed representative planting segments and overall vegetation counts for each
phase of the development. These documents will be used to guide the individual landscaping
submissions for each of the future building lots.

The Development Permit Considerations include requirements for the submission of detailed

planting plans and landscape securities with each Building/Foundation Permit application to the
satisfaction of the Director of Development, consistent with the landscaping master plan
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submitted as part of this Development Permit. Once an acceptable plan has been approved, the
owners will be required to register an agreement on Title, ensuring that the landscaping will be
maintained in perpetuity or until the site is redeveloped. These requirements are secured through
"no build" legal agreements registered on the Titles of both parcels.

Site Servicing Overview
Ecowaste has worked with City staff to develop a servicing strategy including the following:

4880630

A new two-lane bridge on Blundell Road, with an off-road multi-use pathway, is
proposed to be built over the No. 7 Road canal and act as the main access to the site.

This bridge and construction of the road surface, curbing, boulevard lighting and off-road
pathway features over a portion of Blundell Road will be undertaken in the first phase of
the development (as per "Schedule B").

A restricted temporary discharge of surface storm run-off will be allowed to the

No. 7 Road canal from the first phase of the development until a new storm discharge
system has been installed leading from the site southward toward Williams Road, through
the dike and then to a direct discharge station at the Fraser River as outlined in the
Development Permit Considerations

Water and sanitary utility services will be provided up to the property boundaries.
Internal distribution and maintenance within the site will be the responsibility of the
property owners. In part, this approach is intended to limit the City’s exposure to liability
of utility lines over the landfill. The Development Permit considerations include
requirements for entering into a License Agreement for construction of the sanitary
forcemain across Francis Road prior to the development's first Building Permit issuance
on 15111 Williams Road (i.e. the parcel south of Francis Road).

Road improvements to Blundell Road, Francis Road and Savage Road will be undertaken
by the developer under one or more Servicing Agreements. The finished works will
include lighting, curbs and gutters, sidewalks and/or off-road multi-use pathways and
treed boulevards. Francis and Savage Roads are to be designed and constructed to their
ultimate standards, while Blundell Road will be designed and constructed to an interim
standard. Blundell Road improvements will occur in the first phase of the development,
while Francis Road and Savage Road improvements will occur in the final phase of the
development and will be secured through “no build” covenants over the last phase of
lands to be developed. These legal agreements will be secured through the Servicing
Agreement.

All roads and sidewalks/pathways on Ecowaste's site will be privately-owned and
maintained. This approach is similar to that proposed for the utility services and is again
intended to limit the City’s exposure to liability of roadways over the landfill.
Agreements for public right of access on the main internal roads and sidewalks/pathways
will be registered on Title as outlined in the Development Permit considerations as a
condition of the Development Permit issuance. Refinements to these agreements may
occur through the subsequent Servicing Agreements required at Building Permit stage.
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The on-site roads and sidewalks/pathways will be constructed in association with phase
blocks A through D (as per "Schedule B") of the development.

Transportation

The Development Permit considerations include the City’s requirements for all the road
dedications, road cross sections for both public and private roads with public right-of-passage
and vehicle parking and loading. The considerations also include requirements for a special
crosswalk on Blundell Road at “Road A” and for the acquisition and dedication of a 2000 m?
section of Savage Road which is currently under private ownership by Sanstor Farms Ltd. and is
within the Agricultural Land Reserve (ALR). Ecowaste will need to undertake a separate
application to the Agricultural Land Commission for subdivision (including necessary road
dedication) of the 2000 m® section of Savage Road as a requirement of phase block E (as per
"Schedule B") Servicing Agreement. This Agricultural Land Commission (ALC) application
will need to be considered by Richmond City Council prior to the ALC.

Should Ecowaste be unsuccessful in acquiring the road or obtaining the necessary subdivision
approvals the panhandle lands south of Francis Road (Block E) may need to be revisited through
either a General Compliance application or a new Development Permit.

The development plans incorporate a cul-de-sac on the future Savage Road construction south of
Francis Road. The intent is to restrict new vehicle activity from the development site and
development sites east of the No. 7 Road Canal from accessing Steveston Highway and the
Highway 99 interchange via Williams Road until such time the necessary road infrastructure is in
place. At this time, the objective of these traffic measures is to not increase the traffic generated
at the Steveston Highway/Highway 99 Interchange until additional planning and transportation
infrastructure upgrades occur along the Highway 99 corridor (including applicable highway
interchanges). The Development Permit considerations include a legal agreement restricting
vehicles associated with the development to access via Blundell Road. The considerations also
require the owners to notify prospective tenants of the restricted access conditions.

Until the development of roads occurs along Savage and Francis Road, secondary access (for
emergency vehicles) needs to be provided for the northern lot once buildings are constructed to
account for an alternative access route in the event of a blockage on Blundell Road. The
proponent has indicated that a network of existing internal service roads currently provides
access throughout the development site, including a means to access the entire development site
from Williams Road. These roads are currently utilized by Ecowaste vehicles and large trucks
for maintenance and monitoring of the former landfill site and access to the active landfill
operation on the north side of Blundell Road. The proponent has indicated that these internal
service roads will remain (for private maintenance use only — no public access) throughout the
build-out of the development and can be utilized to provide for secondary emergency vehicle and
fire access. The Development Permit Considerations includes a requirement for registration of a
legal agreement providing emergency services access across both properties.

Additional Considerations

The Development Permit considerations include a requirement for the submission of a
geotechnical report to be submitted at the Building Permit review stage to ensure that buildings
can be safely constructed overtop of the land fill.
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Public Art

Pursuant to the City’s Public Art Policy (No. 8703) Public Art contributions will be secured with
each new Building Permit application through a “no build” Public Art covenant over both
parcels. The Public Art covenant is included in the Development Permit considerations. The
rate of contribution will be determined as of the date of Building Permit application.

Operating Budget Impacts (OBI)

As a result of the proposed development, the City will take ownership of developer
contributed assets such as a bridge, roadworks, waterworks, storm sewers, sanitary
sewers, street lights, street trees and traffic signals on Blundell Road and Savage Road.
The anticipated operating budget impact for the ongoing maintenance of these assets
$105,000.00. This will be considered as part of the 2018 Operating budget.

Conclusions

Ecowaste has worked closely with staff to refine the site’s overall design and develop
acceptable servicing strategies for the two (2) parcels. The Development Permit
considerations provide sufficient safeguards to ensure that subsequent Servicing
Agreements, land dedications, landscaping requirements and ESA /RMA
environmental impacts will be appropriately addressed over the development's
extended time span. The proposed variances outlined in the Development Permit
application have been reviewed and are supported by staff from a technical standpoint
in terms of contributing to the creation of a modern logistics hub and the development's
unique placement atop a former landfill site. Staff are recommending support for the
variances and the redevelopment proposal outlined in this report and the submitted

plans.

David Brownlee
Planner 2
(604-276-4200)

DCB:blg

Attachments:
1 Development Permit Considerations
2  Development Application Data Sheet
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Attachment 1

Crty Of Development Permit Considerations

; »;,1'.‘ Richm()nd Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address:_ 15111 Williams Road and Richmond Key 1095 File No.: DP 11-566011

Prior to approval of the Development Permit, the developer is required to complete the following:

1. Ministry of Environment (MOE) Certificate of Compliance or alternative approval to proceed granted from MOE
regarding potential site contamination issues. This approval is required prior to Development Permit Issuance.

2. Flood: Registration of a flood plain covenant on Title identifying a minimum habitable elevation of 3.0 m GSC.
Servicing Agreement No Building 15111 Williams Road: Registration of a legal agreement on Title for 15111
Williams Road requiring that, no Building Permit for 15111 Williams Road will be issued until a Servicing
Agreement has been entered into for the related servicing works for Francis Road, Savage Road, Williams Road
and provision of services to the site, to the satisfaction of the Director of Engineering.

w

4. Public Art & Landscape Plans: Registration of a legal agreement on Title for 15111 Williams Road and
Richmond Key 1095 that with every new Building Permit (excluding tenant interior improvements) a permit will
not be issued until the following items have been addressed:

4.1 A voluntary cash contribution shall be made to Richmond’s Public Art Reserve fund prior to the issuance
of the Building Permit. The contribution is to be based on the approved floor area at each building permit
application, the building type and the Public Art Contribution rate at the time of Building Permit
application submission.

4.2 Submission of a detailed landscape plan and installation cost estimate (including materials and labour plus
contingency) prepared by a BCSL A and appropriate security to the satisfaction of the Director of
Development, The submitted landscape plan is to be generally in accordance with the master site
landscape plan submitted under DP 11-566011.

The legal agreement is to include clauses ensuring that the enhanced landscaping is maintained in accordance with
generally accepted landscaping maintenance practices and the recommendations of the landscape architect in
perpetuity or until approved redevelopment. If not already completed for the phase block (see "Schedule B" of
DP 11-566011) where the new Building Permit site is located, the landscape plan and security is to include the
Agricultural Land Reserve landscape buffer components for that phase block. The detailed agricultural
landscaping plan(s) are to be prepared by a Qualified Landscape Professional and acceptable to the Director of
Development; showing the type, size and number of trees, shrubs, ground covers and growing medium that will
form the ALR landscape buffer.

5. Private Roads: Registration of a Statutory Right of Way inclusive of appropriate survey plan(s) prepared by a
BCLS and acceptable to the Director of Engineering and Director of Transportation showing the alignment and
extent of internal private roadways and pedestrian/bike pathways (i.e., along “Road A”, “Road B” and
Blundell Road) on Title providing public right-of-passage (owner to maintain). The dimensions and alignment of
the right-of-ways are to be based on the requirements identified under the Engineering Servicing Requirements
and the Transportation Requirements sections below. If required, and at the discretion of the Director of
Engineering and Director of Transportation, these legal agreements may need to be discharged and replaced or
modified as the precise alignment and dimensions of the right-of-ways are refined through subsequent Servicing
Agreements associated with each future Building Permit. Except as specified by the Engineering Servicing
Requirements and the Transportation Requirements sections liability, construction and maintenance for works
within the right-of-ways are the responsibility of the Owner.

6. Vehicle Access Restriction: Registration of a legal agreement on Title of 15111 Williams Road and Richmond
Key 1095 the sole vehicle access to/from the both properties will be via Blundell Road unless otherwise
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10.

4880630

authorized by the Director of Transportation; that is, no vehicular access would be provided to/from the south via
Williams Road unless authorized. Exceptions to the access restriction will be made for City utility service
vehicles, emergency vehicles, transit vehicles, bicycles and pedestrians. Additionally, the access restrictions will
not apply to vehicles engaged in the ongoing landfill and closure operations.

Letter of Commitment: Submission of a letter of commitment by Ecowaste to ensure that all future tenants in the
development are aware that, unless authorized by the Director of Transportation, access to the proposed
development site is to be solely via Blundell Road and not to Williams Road via Savage Road. Exceptions to the
access restriction will be made for City utility service vehicles, emergency vehicles, transit vehicles, bicycles and
pedestrians,

ALR Buffers: Registration of a legal agreement on Tltle of 15111 Williams Road and Richmond Key 1095 for
agricultural landscaping buffers to secure:

8.1 A survey plan prepared by a BCLS showing the dimensions and locations of the Agricultural Land
- Reserve (ALR) landscaped buffer required along Blundell Road and Savage Road.

8.2 Outlining conditions ensuring that no structures or debris will be placed within the ALR buffer area and
that the Agricultural Land Reserve (ALR) landscaped buffer is maintained at the sole cost of the
developer/property owner and will not be abandoned or removed. The legal agreement would also
indicate that the property is located adjacent to active agricultural operations and that the ALR landscape
buffer is to help mitigate against potential agricultural impacts including noise, dust and odour. The
agreement is to include clauses giving the City the right to enter the ALR buffer areas to repair and
maintain the landscaping, at the sole cost of the developer/property owner, should the owners fail to do
SO.

RMA: Registration of a legal agreement on Title of Richmond Key 1095 for Riparian Management Area (RMA)
compensation (No. 7 Road Canal impacts) to secure the following:

9.1 Survey plan(s) prepared by a BCLS showing the dimension and location of the RMA compensation
landscaping areas along the No. 7 Road Canal.

9.2 Submission of detailed landscaping plans prepared by a Qualified Landscape and or Environmental
Professional with appropriate security (including materials and labour costs plus contingency) to the
satisfaction of the Director of Development. The plans shall include the type, size and number of trees,
shrubs, ground covers and growing medium that will form the compensation landscaping.;

9.3 RMA Security: Submission of landscaping security to the satisfaction of the Director of Development for
the Riparian Management Area (RMA) compensation (No. 7 Road Canal impacts) based on the RMA
planting plan submitted under DP 11-566011. The security is to be based on an installation cost estimate
prepared by a BCSLA inclusive of materials and labour costs plus a 10% contingency. The cost estimate
shall include cost breakdowns for the type, size and number of trees, shrubs, ground covers and growing
medium that will form the compensation landscaping.

94 Conditions ensuring that no structures or debris will be placed within the compensation area and that,
once installed, the compensation landscaping is maintained and will not be abandoned or removed,
Conditions are to include submission of monitoring reports by a Qualified Environmental Professional
(QEP) for a minimum of five years from the date of the initial satisfactory landscape inspection by the
City. The agreement is to include clauses giving the City the rights to enter the RMA compensation areas
to repair and maintain the landscaping should the owners fail to do so.

9.5 Submission of a Contract entered into between the applicant and a Qualified Environmental Professional
(QEP) for supervision of any on-site works conducted within or adjacent to the environmental
compensation areas. The Contract should include the scope of work to be undertaken, including: the
proposed number of site monitoring inspections, and a provision for the QEP to submit a
post-construction assessment report to the City for review.

ESA No Build 15111 Williams Road: Registration of a “No Build” legal agreement on Title of
15111 Williams Road for Environmentally Sensitive Area (ESA) and Riparian Management Area (RMA)
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compensation measures (Savage Road impacts). A Building Permit will not be issued until the following
conditions have been addressed to the satisfaction of the Director of Development:

10.1  Submission of detailed landscaping plans and detailed installation cost estimate prepared by a Qualified
Landscape and or Environmental Professional for the ESA/RMA compensation area to the satisfaction of
the Director of Development and generally corresponding to the compensation requirements outlined in
the Habitat Balance sheet submitted under DP 11-566011. The plans shall include the type, size and
number of trees, shrubs, aquatic vegetation, ground covers and growing medium that will form the
compensation landscaping. ‘

10.2  Submission of a landscaping security based on the updated ESA/RMA compensation landscaping plan
and cost estimates current to the date of submission. Cost estimates are to include materials, labour and
monitoring costs plus a 10% contingency.

10.3  Survey plan prepared by a BCLS showing the configuration and dimensions of the ESA/RMA
compensation area as submitted under DP 11-566011;

10.4  Registration on Title of a legal agreement for the conservation and ongoing maintenance of the
ESA/RMA compensation area to the satisfaction of the Director of Development. The agreement shall
include the accepted detailed landscaping plan including the type, size and number of trees, shrubs,
ground covers and growing medium that will form the compensation landscaping. The agreement is to
ensure that no structures or debris will be placed within the compensation area and that, once installed and
approved by the City, the compensation landscaping is maintained and will not be abandoned or removed.
The agreement is also to include submission of monitoring reports by a Qualified Environmental
Professional (QEP) for a minimum of five years from the date of the initial satisfactory landscape
inspection by the City. The agreement is to include clauses giving the City the rights to enter the
Environmental Compensation areas to repair and maintain the landscaping should the owners fail to do so.

10.5 Submission of a Contract entered into between the applicant and a Qualified Environmental Professional
(QEP) for supervision of any on-site works conducted within or adjacent to the environmental
compensation areas and to oversee the construction of the compensation wetlands at
15111 Williams Road. The Contract should include the scope of work to be undertaken, including: the
proposed number of site monitoring inspections, and a provision for the QEP to submit a post-
construction assessment report to the City for review.

11. Water Table Monitoring: Submission of a contract, to the satisfaction of the Director of Engineering, for a

qualified Environmental Professional to undertake the water table monitoring for the proposed wetland
compensation as outlined in the Wetland Feasibility Study and Conceptual Design report by Keystone
Environmental dated May 3, 2016.

12. Emergency Access: Registration of a legal agreement on Title of 15111 Williams Road and Richmond

Key 1095 providing emergency services to access across both properties.

Prior to Building Permit Issuance, the developer must complete the following requirements:

1
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Enter into the legal agreements and Servicing Agreements* as outlined in the Engineering Servicing Requirements
and the Transportation Requirements sections below.

Submission of geotechnical report(s) prepared by a professional engineer or geoscientist and experienced in
geotechnical engineering verifying that the land may be used safely for the use intended.

Submission of a Construction Parking and Traffic Management Plan to the Transportation Department.
Management Plan shall include location for parking for services, deliveries, workers, loading, application for any
lane closures, and proper construction traffic controls as per Traffic Control Manual for works on Roadways (by
Ministry of Transportation) and MMCD Traffic Regulation Section 01570.

Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and
associated fees may be required as part of the Building Permit. For additional information, contact the Building
Approvals Department at 604-276-4285.
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5

Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to
any construction activities, including building demolition, occurring on-site.

Engineering Servicing Requirements

Scope: ECOWASTE INDUSTRIES LTD. has applied to the City of Richmond for permission to develop a 169-acre

Industrial Logistics Park at 15111 Williams Road and No Access Parcel 1095. A Development Permit is
required as the proposed road and bridge infrastructure is adjacent to an Environmentally Sensitive Area, a
Riparian Management Area and the Agricultural Land Reserve (ALR).

Ecowaste Industries Ltd. has presented a servicing strategy for the Richmond Industrial Centre
Development’s proposed bridge, road, stormwater, water and sanitary servicing, dated December, 2015.
Generally, the document provides a servicing strategy that can be used as a basis for creating Servicing
Agreement drawings. Key issues and other requirements that must be addressed through servicing
agreements* are outlined below. Minor issues and currently unknown issues must also be resolved through
the servicing agreements.

~ Since the servicing document was submitted its content has been reviewed on an on-going basis. As such,

some of the issues listed here-in may already have been resolved.

Servicing Agreements and Other Agreements

4880630

The Developer is required to:

1.

Prior to the development’s first Building Permit issuance for the site, enter into a Servicing Agreement to
complete the interim works on Blundell Road. Drawings for the development's entire off-site works
(including Savage Road, Francis Road and all private works within statutory right-of-ways for public
passage) should be presented for City approval and clearly demarked to show all construction phasing.

Prior to the development’s second Building Permit issuance, enter into agreements for the development’s
proposed stormwater pipe to cross Francis Road, Dyke Road, Lot K and, if necessary, Williams Road and to
define property owner management obligations for private infrastructure and drainage discharge between two
(2) separate land parcels. Parcel to parcel agreements must be registered at LTO prior to infrastructure
construction.

Prior to the development’s first Building Permit issuance on land located south of the Francis Road dedication
(i.e. 15111 Williams Road), enter into agreements for the development’s proposed sanitary forcemain to cross
the City’s Francis Road dedication and to define property owner management obligations for private
infrastructure and sewage discharge between two (2) separate land parcels. Parcel to parcel agreements must
be registered at LTO prior to infrastructure construction.

Prior to the development’s first Building Permit issuance on land located south of the Francis Road dedication
(i.e. 15111 Williams Road), enter into a Servicing Agreement to complete the ultimate works on Francis Road
and Savage Road. The City reserves the right to request amendments to these drawings should the form of
development vary from that proposed in the Development Permit application, should the City’s engineering
standards change prior to the Servicing Agreement being signed or if, based on the aforementioned Servicing
Agreements construction, there are technical reasons to require such change.

Enter into, depending on the applicant’s preference, one or more servicing agreements to complete the Francis
Road and Savage Road pre-load works. The timing to enter these agreements may vary depending on the
developments construction schedule requirements.

Coordinate pre-load works along Savage Road with pipeline works proposed by the Vancouver Airport Fuel
Facilities Corporation to ensure that neither parties work precludes construction of the other and to ensure that
ground is adequately pre-loaded prior to the road’s ultimate construction.

On all Servicing Agreement (SA) drawings clearly show where land owner maintenance responsibilities end
and City maintenance responsibilities begin. As a general rule, the City will not own and maintain
infrastructure outside of the existing road dedications.
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Water Works

The Developer is required to:

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

9. Design private watermains within "Road A" and “Road B” to meet all applicable standards (Plumbing Code,
City Engineering Specs and others as required). Pipe inspections to be made by the City's plumbing
inspectors (add notes to drawings).

Storm Sewer Works

The Developer is required to:

10. Limit the permanent drainage catchment into the No. 7 Road drainage canal to that of Blundell Road and the
north entrances of “Road A” and "Road B".

11. Limit the temporary drainage catchment into the No. 7 Road drainage canal to that of the development’s first
building and its adjacent parking lots.

12. Construct, prior to the construction of subsequent buildings, a permanent drainage system discharging directly
into the Fraser River.

13. In the event that the permanent drainage pipe construction is delayed due to the on-going discussions with
Port Metro Vancouver, an on-site stormwater storage system will be considered. An on-site storage system
would need to attenuate storm flows so that the maximum peak flow from the first building’s drainage
catchment is not exceeded.

14. Locate the development’s drainage system on private property (no pipe is permitted to run in a north-south
direction within Savage Road) apart from where it crosses Francis Road, Dyke Road, Lot K or other City
controlled land.

15. Assess the storm outfall's potential to erode/impact the Fraser River bank/foreshore present designs to prevent
any identified impacts.

16. Provide road drainage along Savage Road and Francis Road, no private tie-in permitted.

17. Remove the storm overflow to Francis Road.

Sanitary Sewer Works:

The Developer is required to:
18. No additional items identified at this time.

Frontage Improvements and General Items:
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The Developer is required to:

19. Own and maintain all sidewalks, bike paths, curbs, gutters, asphalt, streetlights, utilities and other similar
infrastructure located above areas of land that are known or suspected to be used for landfill operation. This
includes infrastructure located within the Ecowaste property fronting Blundell Road, with the exception of a
small strip of asphalt (approx. 300 mm wide) between the concrete gutter and the property line, for which a
Statutory Right-of-Way (SRW) agreement will be required.

20. Prior to the construction of any building south of Francis Road, purchase and dedicate approximately 2,000
m’ of land to complete the 20 m wide Savage Road dedication (immediately north of Williams Road),
including obtaining all necessary approvals from the City and Agricultural Land Commission.

21. Revise the Savage Road design to minimize the use of retaining walls on City dedication.

22. Provide a signed and sealed geotechnical letter reviewing the revised retaining wall and embankment designs.

23. Select plants for any steep sections of land within road dedication to have minimum maintenance
requirements.

24, Provide a detailed ultimate bridge layout (4 lanes, but not a full design) within the Servicing Agreement
drawings to ensure that the ultimate road and bridge layout is conceptually acceptable. This should include
any utilities that may be located beneath it.
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25.

26.
27.
28.
29.

. 30.

31.

32.

Register all SRWs (including discharge and replacement or modification SRWs) prior to Servicing
Agreement drawing approval.

Design the gravel section of Blundell Road to avoid erosion by storm events.

Add safety barriers along Savage Road wherever a safety issues requires them.

Install pre-duct for future hydro, telephone and cable utilities along all road frontages.

Locate all above ground utility cabinets and kiosks required to service the proposed development within the
development site (see list below for examples). Please coordinate with the respective private utility
companies and the project’s lighting and traffic signal consultants to confirm the right-of- way requirements
and the locations for the above ground structures. If a private utility company does not require an above
ground structure, that company shall confirm this via a letter to be submitted to the City. The following are
examples of SRWs that shall be shown in the functional plan and registered prior to Servicing Agreement
design approval:

e BC Hydro Vista - Confirm SRW dimensions with BC Hydro.

e BC Hydro PMT — Approximately 4 m wide x 5 m (deep) — Confirm SRW dimensions with BC
Hydro.

e BC Hydro LPT - Approximately 3:5 m wide x 3.5 m (deep) — Confirm SRW dimensions with BC
Hydro.

e Street light kiosk — Approximately 2 m wide x 1.5 m (deep)

e Traffic signal controller cabinet — Approximately 3.2 m wide x 1.8 m (deep)

e Traffic signal UPS cabinet — Approximately 1.8 m wide x 2.2 m (deep)

e Shaw cable kiosk — Approximately 1 m wide x 1 m (deep) — show possible location in
functional plan. Confirm SRW dimensions with Shaw, |

e Telus FDH cabinet - Approximately 1.1 m wide x 1 m (deep) — show possible location
in functional plan. Confirm SRW dimensions with Telus.

Provide other frontage improvements as per Transportation’s requirements. Improvements shall be
built to the ultimate condition wherever possible.

Provide, prior to first Servicing Agreement design submission, a geotechnical assessment of
preload and soil preparation impacts on the existing utilities fronting or within the development site,
proposed utility installations, and provide mitigation recommendations. The mitigation
recommendations shall be incorporated into the first Servicing Agreement design submission or if
necessary prior to pre-load.

Enter into additional legal agreements, as determined via the subject development's Servicing
Agreement(s) and/or Development Permit(s), and/or Building Permit(s) to the satisfaction of the
Director of Engineering, including but not limited to, site investigation, testing, monitoring, site
preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading, ground
densification or other activities that may result in settlement, displacement, subsidence, damage or
nuisance to City and private utility infrastructure.

Transportation Requirements

1. Land dedication and PROP SROW:
Applicant responsible for dedicating land and providing the necessary Public Right-of-Passage Statutory Right-of-
Way (PROP SROW) to accommodate the road/frontage works as noted below in item 2 along each of the
development frontages. In general, the following list summarizes the total widths required to accommodate the road
cross-sections; however, the exact width of the dedication and PROP SROW is subject to the review and approval of
the detailed Servicing Agreement (SA) design of which would be based on the area necessary to accommodate the
ultimate standards for both roads and intersections.
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Dedications

a. Savage Road: 20.0 m (as dedication)

b. Francis Road: 20.0 m (as dedication)

PROP SROW*

c. Blundell Road: 24.4 m (composed of a 1.10m wide strip of land along the south side as PROP SROW*, and
the existing road right-of-way as dedication ranging between 19.12 m and 20.98 m in width, plus the northern
edge where a strip of PROP SROW* ranging between 2.32 m and 4.18 m to be provided for the off-road
pathway, proposed concrete curb and gutter and a strip of asphalt. The total dedication and PROP SROW*
should be no less than 24.4 m).

. “Road B” (private road): 20.0 m (as PROP SROW*)

e. “Road A” (private road): 20,0 m (as PROP SROW*)

f. Minimum 4 m x 4 m corner cuts (as PROP SROW*) on the corners of intersections where two (2) roads
intersect. The corner cut should be measured from the new property lines and/or new PROP SROW’s*,

*All PROP SROW?’s are to be maintained by the owner.

2. Road Cross-Sections:
Applicant responsible for the design and construction of the frontage works as noted in the Servicing Strategy dated
December, 2015, submitted by the applicant. The document provides a servicing strategy that can be used as the basis
to define the scope of the road and/or frontage improvements on a conceptual basis. The exact scope and extent of the
road improvements would be reviewed and refined as part of the detailed Servicing Agreement process which will
aim to achieve the following general cross-sections:

a. Blundell Road Bridge over No. 7 Road right-of-way be constructed as part of the development (from north to
south):
¢ 0.3 m wide for handrail
¢ 3.2 m wide paved shared pedestrian/cyclist path
¢ (.39 m wide concrete barriers with railing
¢ 8.3 m wide asphalt pavement for vehicular traffic
¢ 1.045 m wide street lighting & concrete median barriers

The interim bridge should be designed to allow for the future widening to the south to accommodate the
following ultimate cross-section that would be in addition to the interim cross-section noted above (from
north to south):

¢ 0.445 m wide for street lighting/median barriers

* 8.3 m wide asphalt pavement for vehicular traffic

¢ 0.39 m wide concrete barriers with railing

¢ 1.7 m wide concrete sidewalk path

* 0.3 m wide for handrail

b. Blundell Road (from the proposed Blundell Road bridge to just west of “Road B”) to be constructed as part
of the development (from north to south):
¢ 2.5 m wide paved shared pedestrian/cyclist path
¢ 0.15 m wide curb/gutter
¢ 8.3 m wide asphalt pavement for vehicular traffic (11.3 m at intersections with the additional width
for left-turn bays)
¢ 0.15 m wide curb/gutter
o street lighting placed at 1.7 m south of the curb/gutter
¢ 1.5 m wide sidewalk along the south side at the ultimate location, between ‘“Road B” and “Road A”.
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Note that the ultimate cross-section for Blundell Road would consist of the above, and a “mirror image”
of the above cross-section on the south side with the exception that the 2.5 m wide pathway that would be
replaced with a 1.5 m wide concrete sidewalk.

c. Savage Road, from Williams Road to Francis Road to be constructed as part of the development (from east to
west ):
¢ 1.0 m wide transition/tie-in
¢ 4.0 m wide shared pedestrian/cycling path
¢ 1.5 m wide treed boulevard & street lighting
¢ 0.15 m wide curb/gutter
¢ 10.0 m wide asphalt for vehicular travel
¢ 0.15 m wide curb/gutter
¢ remaining width for buffer

d. Francis Road, from Savage Road to “Road B” to be constructed as part of the development (from south to
north ):
¢ 0.85 m wide transition/tie-in
¢ 2.5 m wide paved pedestrian/cycling path
¢ 1.5 m wide treed boulevard & street lighting
¢ 0.15 m wide curb/gutter
¢ 10.0 m wide asphalt for vehicular travel
¢ 0.15 m wide curb/gutter
¢ 1.5 m wide treed boulevard & street lighting
¢ 2.5 m wide paved pedestrian/cycling path
¢ 0.85 m wide transition/tie-in

e. “Road B” (private road), from Francis Road to Blundell Road to be constructed as part of the development
(from east to west):
¢ 0.85 m wide transition/tie-in
e 2.5 m wide paved pedestrian/cycling path
¢ 1.5 m wide treed boulevard & street lighting
¢ 0.15 m wide curb/gutter
¢ 10.0 m wide asphalt for vehicular travel
¢ 0.15 m wide curb/gutter
¢ 1.5 m wide treed boulevard & street lighting
e 2.5 m wide paved pedestrian/cycling path
¢ 0.85 m wide transition/tie-in

f.  “Road A” (private road), from “Road B” to Blundell Road to be constructed as part of the development (from
east to west).:
¢ 0.85 m wide transition/tie-in
» 2.5 m wide paved pedestrian/cycling path
¢ 1.5 m wide treed boulevard & street lighting
¢ 0.15 m wide curb/gutter
¢ 10.0 m wide asphalt for vehicular travel
¢ 0.15 m wide curb/gutter
e 1.5 m wide treed boulevard & street lighting
e 2.5 m wide paved pedestrian/cycling path
¢ 0.85 m wide transition/tie-in
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3.

Special Crosswalk:
Applicant to design and construct a special crosswalk (with flashing beacons, and downward lighting) on Blundell
Road at “Road A” (west leg).

Vehicle Parking & Loading and Bicycle Parking:

Vehicle parking and loading and bicycle parking to be provided as per requirements noted in Zoning Bylaw Section

7.0 with the exception for the following variance if approved by Council:
Reduce the minimum number of parking spaces required to 0.56 spaces per 100 m” of gross leasable floor area for those
portions of the building used for freight forwarding services or warehouse storage services.

Note:

*

This requires a separate application.

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

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

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development.

Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contains prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Date
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Attachment 2

Development Application Data Sheet

Development Applications Department

DP 11-566011 Attachment 2

Address: 15111 Williams Road and Richmond Key 1095

Applicant: Ecowaste Industries Ltd. Owner. same

Fraser Lands

Planning Area(s):

Existing
Same (possible minor road

Site Area: 65.22 ha (161.14 acres) dedications via Servicing
Agreement.)
Industrial — active landfill north of
Land Uses: Francis Road and sorting and Industrial — closed landfill with

light industrial logistics park

processing construction waste south of

Francis Road

15111 Williams Road:
11.87 ha (29.3 acres)

Servicing Agreement.)

‘| OCP Designation: Industrial Same

Zoning: Industrial (1) Same
! Bylaw Requirement l Proposed Variance
Floor Area Ratio: 1.0 FAR 1.0 FAR max none permitted
Lot Coverage: Max. 60% 60% None
Setback — Frontage to Public Min. 3.0 m 13 m or more None
Roads
Setb_ack — Exterior Side Yard to Min. 0.0 m 3m None
Public Roads
Sgtback — Frontage to Internal N/A 3'm or more None
Private Roads
Setback — _Exterlor Side Yard N/A 3'm or more None
Internal Private Roads
: _ 13 m as measured from .
.| Height (m): Max. 12 m slab finished floor Variance
52'%%?\?8 gf)é L%?:g:_ Same (possible minor

Lot Size: i ) road dedications via None

TBD at BP stage

Variance for

. 0.56 spaces per 100 m? | freight forwarding
CR)ff-stIr eiéP;rklngcgﬁaces B TBD at BP stage for freight forwarding services or
v egular/-ommercial. services or warehouse warehouse

storage services

storage services

Off-street Parking Spaces ~
Accessible:

TBD at BP stage

TBD at BP stage

None

Bicycle Parking Spaces: Class 1
and Class 2

TBD at BP stage

TBD at BP stage

None
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r= City of
oo Richmond Development Permit

No. DP 11-566011

To the Holder: ECOWASTE INDUSTRIES LTD.
Property Address: 15111 WILLIAMS ROAD AND RICHMOND KEY 1095
Address: C/O MR. ANGUS BEATTIE

5™ FLOOR, 595 BURRARD STREET
VANCOUVER, BC

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

2. This Development Permit applies to and only to those [ands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:

a) Increase the maximum building height from 12.0 m to 13.0 m and that the building
height is to be measured from the finished foundation slab and further to apply the
Geological Survey of Canada (GSC) datum shown on the phase block plan attached as
“Schedule B” as the maximum elevation limits for the tallest point on each building,
and;

b) Reduce the minimum number of parking spaces required to 0.56 spaces per 100 m” of
gross leasable floor area for those portions of the building used for freight forwarding
services or warchouse storage services.

4, Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #17 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.

4880630



Development Permit
No. DP 11-566011

To the Holder: ECOWASTE INDUSTRIES LTD.
Property Address: 15111 WILLIAMS ROAD AND RICHMOND KEY 1095
Address: C/O MR. ANGUS BEATTIE

5™ FLOOR, 595 BURRARD STREET
VANCOUVER, BC

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

4880630
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SCHEDULE “A”
Note: Dimensions are in METRES




Location | Approximate Maximum -
Finished Building Height
Grade

The lesser of 13 m above
Block A 19 m GSC slab or 32 m GSC

The lesser of 13 m above
Block B 18.2m GSC slab or 31.2 m GSC .

The lesser of 13 m above
Block C 18.2m GSC slab or 31.2 m GSC

The lesser of 13 m above
Block D 182mGSC | gap or31.2m GSC

The lesser of 13 m above
Block E 6.7mGSC slab o 19.7 m GSC

PORT METRO VANCOUVER
75 ALRES

9 371Na3HOS

BUILDING HEIGHT VARIANCE

RICHMOND INDUSTRIAL CENTRE DEVELOPMENT
FILE NG, DP 11-35801

Richmond
Industrial
Centre




nichmond Industrial Centre Development

JUL 13 2016
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FUTURE B

Bl UNDFI I ROAD

I
BU]LD:ING

SAVAGE ROAD

LEGEND:

Option 2 is currently being explored
as a joint storm / outfall. Once
discussions between Port Metro
Vancouver, Ecowaste and the City of
Richmond have concluded, a decision

st 1 will be made whether to proceed with
FrasE 2 Option 1or 2.

FILE NO. DP 11-566011
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— FINISHED GRADE
TO MATCH ROAD
WORKS DRAWINGS

13245

300 . 3210

STANDARD 9.14 METER HIGH DAVIT
POLE c/w LE.D. LUMINAIRE, TYP.
(CITY OF RICHMOND)

390 €. ROAD

4150 - 4150

1045

PED. PATH
CAST—IN—PLACE
CONCRETE BARRIER
c/w SCUPPERS &
TOP MOUNTED
STEEL RAILING.
BARRIER PROFILE
TO MATCH ROAD
DRAWINGS. 4

MINISTRY STANDARD 2%
STEEL BICYCLE

WESTBOUND LANE ] EASTBOUND LANE

w1 J

‘U

| |
-

MEDIAN

CAST—IN—PLACE CONCRETE
PARAPET c/w
BULL—NOSED TYPE MEDIAN
CURB PROFILE TO MATCH
ROAD DRAWINGS &
EMBEDDED PVC PIPES w/
ACCESS TO ACCOMMODATE
ELECTRICAL WIRING FOR

TOP MOUNTED LUMINAIRES

FENCE )

CAST—IN=-PLACE
CONCRETE DECK

¢ "><

STEEL PLATE GIRDER, TYP.

WATERMAIN ——l—' !

GRAVITY SANITARY SEWER

| CAST—IN—~PLACE CONCRETE
PILE. CAP

T

STEEL PIPE PILE, TYP.

€. EAST ABUTMENT W.P. #3

BRIDGE APPROACH, TYP.
(TO MATCH ROAD DESIGN
DRAWINGS)

MINISTRY STANDARD PRECAST
NO POST BARRIERS: 810mm

PARAPET TRANSITION, CTB—2H,
CRB—E & CBN-H, TYP.

1150| 4 @ 2774 = 10695 1400
r 1) L}
m SECTION 1:100
\__/ BRIDGE
. 65210 0/0
€ WEST ABUTMENT W.P. #1
STATION 17+93.071
T.O.D EL. 7.5 P
! ] 36784 C/C CPIER WP. #2 27068 C/C :
[ ~— STANDARD DAVIT POLE c/w PRE—LOAD HEIGHT PRIOR TO — |
! LUMINARE, TYP. CONSTRUCTION OF BLUNDELL
| REFER TO CITY OF RICHMOND ROAD. SEE NOTE 3.
DRAWING L11.2
. CAST—IN—PLACE
| 1.043% ™ /CONCRETE PARAPET
|
g:
]

gt

[ —

EX. 2008 HDPE Seomorirt

[RRIGATION FORCE
MAIN /
EX. 2500 HDPE

COLLECTOR PIPE
IN GRAVEL PACK.
EX. 250¢ BOSS
2000 LEACHATE
COLLECTOR PIPE

10642

14997

25 e *:i
™
/< \EX. 30 MIL LNER ————— &7 % T

(EL. 2 — TOP OF BANK)

RIPARIAN SETBACK

EST. HW.L. 0.3m GEODETIC

(BASED ON CITY OF RICHMOND'S MIKE URBAN
MODEL FOR THE 10 YEAR 24 HOUR STORM

2950

T.
|
€, CANAL

PROPERTY LINE

ELEVATION 125
BRIDGE

/| DYKE PATH
WIDTH

PROPERTY LINE

15000
RIPARIAN SETBACK

5350 I
EXISTING

EXISTING GROUND
LINE OF LEACHATE |
DITCH

EXISTING CULVERT

WATER MAIN ON NORTH SIDE &
PROPOSED GRAVITY SANITARY
SEWER PIPE ON SOUTH SIDE,
TYP.

(PIPE ELEVATIONS TO MATCH
WATER MAIN & SANITARY SEWER
DRAWINGS)

EXISTING GROUNDLINE
AT CANAL STATION 0+060
(ALONG ROAD CENTERLINE)

610¢ STEEL PIPE PILE, TYP.
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