City of Richmond

Planning and Development Department. Report to Committee
To: Planning Committee ~ Date:  February 23, 2009
From: -Brian J. Jackson, ' File: AG 08-407180

Director of Development

John Irving,
Director of Engineering

~ Re: Agricultural Land Reserve Non-Farm Use Application by Ocean Spray of
: Canada Ltd. for Non-Farm Use at Lots 61 to 70 Section 4 Block 4 North Range
4 West NWD Plan 1593 (56700 Dhillon Way)

Requested Amendment to the Fraser Sewerage Boundary Area — Lots 61 to 70
Section 4 Block 4 North Range 4 West NWD Plan 1593

Staff Recommendation

1. That authorization for Ocean Spray of Canada Ltd. to apply to the Agricultural Land
Commission for a non-farm use for the purposes of developing a cranberry receiving and
processing facility at Lots 61 to 70-Section 4 Block 4 North Range 4 West NWD Plan 1593
(5700 Dhillon Way) and utilize the existing opened road (Dhillon Way) and portions of the
unopened road allowance located along the western property line of Lot 61 for access purposes
be granted. '

2. That City staff be authorized to request the Administration Board of the Greater Vancouver
"“Sewerage and Drainage Disfrict 1o amend the Fraser Sewerage Ar¢a Boundary to 1nclude Lots
‘ 61 to 70 Section 4 Block 4 North Range 4 West NWD Plan 1593.

Jackson,

John Irvmg,
Director of Development Director of Engmeermg
BlTke
Att,

FOR ORIGINATING DEPARTMENT USE ONLY

CONCURRENCE OF GENERAL MANAGER
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Staff Report

- Origin

Ocean Spray of Canada Ltd. has submitted an Agricultural Land Reserve (ALR) non-farm use
application to the City of Richmond for Lots 61 to 70 Section 4 Block 4 North Range 4 West

- NWD Plan 1593 (5700 Dhillon Way) (here in called the “subject site”) in order to develop a new
cranberry receiving and processing facility (Attachment 1 — location map) and utilize the existing
opened road (Dhillon Way) and portions of the unopened road allowance along the west property
line of Lot 61 for access purposes. The subject site currently contains a golf driving range course
and building with accompanying off-street parking. '

In conjunction with the non-farm use application, City staff are forwarding a request (on behalf of
- the Ocean Spray of Canada Ltd.) to amend the existing Fraser Sewerage Area (FSA) boundary to
include Lots 61 to 70 Section 4 Block 4 North Range 4 West NWD Plan 1593. This is to facilitate
the ability for the cranberry receiving and processing facility to connect to a public sanitary sewer
system. '

This report contains two sections to address:
1. The ALR non-farm use application.
2. The request to the GVS&DD Board for a proposed amendment to the FSA boundary.

- Required Applications and Processes

The proposal to develop a new cranberry receiving and processing station on the subject site
requires the following applications along with the accompanying process:

. 0 ALR Non-Farm Use application — The subject site is currently zoned Golf Course
District (AG2) and contained within the ALR, There are certain regulations for land uses
in the ALR that allow for farm product processing to occur; however, due to the volumes

—- ——of farmproduct processed and multiple farm operators utilizing-this facility, the
development is considered a non-farm use. The submitted non-farm use application must
proceed to Richmond City Council for authorization (via Council Resolution) prior to
being forwarded to the Agricultural Land Commission (AILC) for a decision on the

- application., The ALC is the decision-making authority on the application.

0 Request to the Administration Board of the Greater Vancouver Sewerage &
Drainage District (GVS&DD) — The subject site is not wholly contained within the FSA
boundary. After a comprehensive examination by Ocean Spray, the proponents have
determined that the proposed facility requires service by a public sanitary sewer system.
As a result of the existing FSA boundary, a request from the applicable local government
is required to be made to the GVS&DD Board to amend the sewerage area boundary. As
it relates to the proposed eranberry processing facility, the City is requesting
authorization to request the GVS&DD Board (on behalf of Ocean Spray) to amend the
Fraser Sewerage Arca boundary to facilitate servicing of the proposed facility by a public
sanitary system. If Richmond City Council supports such a request, the proposal and
accompanying information is forwarded to Metro Vancouver staff and the GVS&DD
Board for review and consideration. The GVS&DD Board is the decision-making
authority for sewerage boundary amendment requests of this nature.
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0 Rezonmg application - Pending the authorization of the ALR non-farm use application

and sewerage area amendment request by Richmond City Council and decision by the
ALC and GVS&DD Board, a rezoning application is required to implement the
appropriate City land use regulations for the subject development. Prior to proceedmg
with a report to Planning Committee on the rezoning application, confirmation of
decisions on the ALR non-farm use application and FSA requested amendment is
required. Any outstanding technical issues or conditions identified as part of the ALC
non-farm use application and/or GVS&DD Board decision would be addressed and
included in the rezoning application. The rezoning application involves consideration by
Council through the statutory process (Committee, Council, Public Hearing and Final

- Adoption).

A diagrammatic ﬂow chart 1dent1fymg the processing of the above applications is.
contained in Attachment 2.

The ALR non-farm use application and sewerage boundary amendment request are being
brought forward concurrently in this report.

Findings._of Féct

Wem -~ | Existing o " Proposed

Owner ' Richberry Farms Ltd. QOcean Spray of Canada Ltd.

Applicant _ Ocean Spray of Canada Ltd. NA

‘Site Size 8.66 acres (35,056 sq. m) No change

L - 10 lots to be consolidated

Land Uses .| Golf driving range and Cranberry receiving and

- : supporting building and processing facility with
parking area not currentiy _ | supporting parking, drive-
operational aisle and outside storage
_ : : | uses.

OCPDesignation ---- - - |-Agrieulture - - - --- - -No Change ~ Complies

ALR Designation - | Properties are contained Properties are to remain in
within the ALR the ALR.

Non-farm use is proposed to
allow the facility.

Zoning | Golf Course District (AG2) Proposed new

Comprehensive
' Development District

Surrounding Development

To the North: An unopened road allowance. Agricultural activities on AG1 zoned lots in the

ALR further north.

To the East: ~ An unopened road allowance. Agficultufal activities on AG1 zoned lots in the

ALR further east.

" To the South: A combination of AG1 zoned lots (with a dwelling and school yard) and an SPU
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zoned lot (containing a school) in the ALR. There are also I3 zoned properties,
not within the ALR, containing a warehouse building and equipment rentals
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opefation. The industrial zoned lots are serviced by City water, sanitary and
storm’sewer systems. '

To the West: Portions of an opened road allowance (Dhillon Way) and unopened road
’ allowance. Further west, Agricultural activities on AG1 zoned lots in the ALR.

1. ALR Non-Farni Use Application - Cranberry Receiving and Processing Facility

Origin

Cranberry harvesting is a significant agricultural sector in Richmond that accounts for 37% of
total agricultural crops produced in the City. In Richmond, approximately 800 ha (1,977 acres)
of land in cranberry production represents 47% of the Province’s total cranberry production
acreage. '

Ocean Spray operates an existing receiving and processing facility for cranberries at

- 5400 No. 6 Road in Richmond. This site is 3 acres in size, zoned AG! and is in the ALR. This

facility on No. 6 Road was utilized as a berry and farm product processing facility prior to the
establishment of the ALR. The site is within an existing sewerage area and has the appropriate
permits to discharge wastewater into the public sanitary sewer system.

The proponents have hlghllghted the following as key factors in the requirement { for anew
receivmg and processing facility:

0 The existing facility on No. 6 Road has a number of berry processing capacity constraints -
that have resulted in Ocean Spray and cranberry growers having to modify harvesting -
periods and scheduling to accomimodate the limited capacity of existing facility. These

~ constraints cannot be remedied on the existing site.

@ The recent emergence of diversified cranberry products has resulted in the demand for a

facility with increased sorting capabilities to enable differing grades of cranberries to be

o o processed- 31multaneously for different products (juice; fresh whole bemes ‘sweetened ~

dried berries).

o Ocean Spray is anticipating further growth and dlver51ﬁcat10n in this agricultural sector
in Richmond and other areas involved in cranberry production in the L.ower Mainland
and Fraser Valley by bringing new agricultural areas into production. This growth cannot
be accommodated in the existing facility, which is already at capacity.

P_r'oposed New Cranberry Receiving and Processing Facility in East Richmond

In the examination of a potential new location for a central cranberry receiving and processing
facility that would serve existing and future cranberry growers across the reglon the proponents
expressed an interest to:

o Keep such a facility in Richmond due to the existing significant acreage of cranberry
production already being undertaken in the City and surrounding municipalities (Delta
and Langley). '

o Obtain land that would be sized appropriately, located close to cranberry growers,
serviced by appropriate services and connected to local and regional transportatlon
mfrastructure
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Ocean Spray identified that the subject site under application (Lots 61-70 Sec: 4-4-4 Plan 1593)
located in East Richmond met a number of locational criteria for a new cranberry processing
facility. Ocean Spray explored other sites, but none was found to be acceptable.

The proposed facility design and site plan layout on the subject site is specific to the delivery,
processmg method and shipment of cranberries. The building would be situated to facilitate
semi-trucks (with trailers) vehicle movements around the building for delivery and outgoing
shipment. Remaining portions of the site are to be utilized for perimeter buffering, outside
storage and staging areas and off-street parking areas. Proposed means of vehicle access to the
subject site is through an opened road allowance (Dhillon Way) to the west, which is the
frontage road servicing these properties. City staff note that this road allowance is only partially
opened, Based orni the Ocean Spray site plan, two vehicle access points are proposed at the
northwest.and southwest portions of the site. As a result, the nnopened road allowance to the.
north of Dhillon Way (existing) is requested to be opened and utilized for access purposes
(Attachment 3 contains a preliminary site plan and building layout design; Attachment 4
contains a diagram of opened and unopened portions of the road allowance assomated with
Dhlllon Way

- The building consists of a processing area and upper mezzanine containing supporting offices,
labs and other accessory uses. Total building area is proposed at 2,498 sq. m (26,887 sq. ft.) with
a majority of the space allocated for cranberty processing.

The facility is solely dedicated to the receiving and processing of cranberries. As a result,
operation will be limited from September through to mid November as this pericd coincides with
the annual harvest. The processing component of the facility will not be utilized beyond this
period. The building will be used for administrative and office functions year round.

Background — Richview Golf Centre :
The-10-1ots (61-to-70) under application-in-the-ALR-were subject to-a number of previous-land- -
use applications. In 1995, the owner of the lots (Richberry Farms Ltd.) received non-farm use
approval from the ALC to permit the development of a golf driving range facility. Conditions
placed on that application limits structures and parking areas to the three westerly lots (61, 62,
63). Council approved the subsequent rezoning application in 1996 to implement the Golf
Course (AG2) zoning district. '

The rationale for approving the Richview Golf Centre as a non-farm use in the ALR was related
to land use conflicts that arose between the surrounding cranberry operations and school (Choice
School) at 20451 Westminster Highway immediately south of the driving range. The close
proximity between the school and farming operations situated further north posed limitations on
some of the operations of the farm. As a result, it was determined that a buffering land use could
mitigate the land use between the schoo! and farming activities, thus enabling both to co-exist.
Therefore, the driving range was considered an appropriate buffering land use to enable the
“existing surrounding farming activities to continue unencumbered. The map contained in
Attachment 5 identifies the surrounding land uses for context in relation to the subject site.

As pdrt of the previously approved land use applications, restrictive covenants were registered on
the subject site (Lots 61 to 70) as well as on the balance of a farm operator’s land (Richberry
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Farms Ltd.) in the surrounding the area. Specific details on the provisions of these legal
documents are discussed in a forthcoming section of this report.

Agricultural Land Commiésion Act and Regulations

The ten lots (61-70) under application are all in the ALR. The three westerly lots (61,62 & 63)
are not subject to the provisions of the ALC Act or ALR Use, Subdivision and Procedure
Regulations as the lots are: :

0 Each less than 2 acres in size.

o Listed on separate certificates of title as of December 21, 1972.

o The exemptlon for these three lots (61,62 & 63) from the ALC Act would also apply and

‘remain in effect should any future consolidation (as proposed) occur. :

The placement of the proposed faclllty, the requirement for off-street parking, ALR landscape
and adjacent use buffering, truck queuing and manoeuvring aisles and storage arcas require
modification and development of a majority of the ten lots; therefore, the non-farm use
application is being requested for all ten lots (8.66 acres total).

The ALR Use, Subdivision and Procedure Regulations allow farm product processing as a
permitted farm use so long as 50% of the farm product being processed is produced on the farm
where the processing activities are taking place. The cranberry receiving and processing facility
proposed will process berries from across the region (Richmond, Delta, Langley, Vancouver . -
Island) from multiple growers. As a result, the 50% ratio required to be granted as a permitted
farm use (farm product processing) would not be met for a facility of this nature. Based on the
provisions of the ALC Act and accompanying regulations, approval of a non-farm use
application is required to.allow a cranberry processing facility on the subject site. City staff have
confirmed details about cranberry processing volumes in relation to ALR regulations with Ocean
Spray representatives and ALC staff. -

The extension and opening of the Dhillon Way road allowance further north from where it
currently ends along the west property line of Lot 61 to_provide the required access to the site
also requires approval from the ALC. Both the proposed non-farm use for the cranberry

- processing facility and use of the unopened road allowance to the north of the existing opened
road allowance (Dhillon Way) for access purposes is being forwarded to Council and the ALC
for consideration. '

Related Policies & Studies

City of Richmond Official Community Plan

The Clty s Official Community Plan (OCP) contains broad objectives and pollcles to support
farming in Richmond and enhance agricultural viability. The OCP land use map designation for
the subject site is ‘Agriculture’. The proposed cranberry processing facility is a land use that is
directly related to agriculture in Richmond, Furthermore, the proposal is required to go through
a non-farm use application that requires approval from the ALC. As a result, the proposed
development is consistent with the broad objectives contained in the OCP and accompanying
‘Agriculture’ land use designation.

Richmond Agrlcultural Viability Strategy

The Richmond Agricultural Viability Strategy (RAVS), approved by Council on May 26, 2003,
is a policy document aimed at enhancing agricultural viability in Richmond. This proposal
addresses many specific objectives in the RAVS such as:
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o Ensuring that proposed non-farm uses support agricultural viability, while not interfering
with normal farm practices.

0 Recognizing the preference for compatible land uses to mltlgate potential conflicts with
agricultural activities.

o Supporting agricultural growth through diversification.

Referral to City Advisory Committees

Richmond Agricultural Advisory Committee '

The land use proposal was forwarded to the Richmond Agricultural Advisory Committee
(RAAC) on April 10, 2008 for comment and feedback., An excerpt of the minutes for the
meeting is contained in Attachment 6. The RAAC endorsed the non-farm use application for a
new cranberry receiving and processing facility on the subject site. RAAC members also '
requiested that they be kept informed of specific benefits to agriculture in relation to the
development and updated as the land use applications advance through the process. Staff will
ensure that RAAC members are kept updated and will also forward the forthcoming rezoning
application to them for review. '

Richmond Economic Advisory Committee

‘The Richmond Economic Advisory Committee (REAC) reviewed the proposal on June 24, 2008.
An excerpt of the meeting minutes is contained in Attachment 7. The REAC supported the

- relocation of the cranberry processing facility to the subject site in East Richmond.

Examination of Issues

ALR Buffering and Land Use Adjacencies

Due to the surrounding land uses and agricultural adjacency to the subject site, a specific
landscaped edge treatment has been provided around the perimeter of the development. The
landscape buffer treatment is designed to address land uses bordering the subject site such as
agricultural activities fo the north, east and west of the subject site and single-family residential,
school and 11ght industrial activities to the south. A copy of the proposed preliminary landscape
- buffer scheme is found in Attachment 8. Specifics of the different landscape treatments
proposed around the subject site is as follows:

o 9 m (30 ft.) wide contiguous landscape buffers proposed for agricultural adjacencies {0
the north, cast and west of the subject site. The composition of the buffer consists of
perimeter fencing, screen hedging, contiguous row of declduous and comferous trees,
shirubs and groundcovers.

‘o A6m(20ft) wide contiguous buffer is proposed along the south property line directly
adjacent to the school site and agricultural zoned lot with a residential dwelling, The
buffer scheme consists of perimeter fencing, screen hedglng, contiguous row of
deciduous and coniferous trees and some low-level shrubs.

0 Further east along the south property line directly adjacent to the industrial zoned sites
outside of the ALR, the buffer scheme is 3 m (10 ft.) in width and consists of fencing,
screen hedging, deciduous trees and limited shrubs. When the industrial sites to the south
were developed, a landscape buffer treatment was secured through a Development Permit
(DP 05-319300). This buffer treatment in conjunction with the perimeter buffer for the
proposed cranbetry processing facility is sufficient to address adjacency concerns
between the two land uses. '
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The overall buffer scheme addresses the different land uses surrounding the subject site and is
consistent with the City’s OCP guidelines on ALR buffering to minimize potential conflicts
between agricultural and urban land uses. A landscaping cost estimate ($100,000) to implement
the works, based on the plan submitted as part of the non-farm use application, has been
provided by the consulting landscaping architect.

If the non-farm use application is authorized to proceed to the ALC, the preliminary landscape
buffer plan proposal and estimated cost will be forwarded as part of the application for ALC
review and consideration. Should changes or revisions to the landscaping plan be requested in
any part of the Council or ALC processing of the non-farm use application, Council will be able
to ensure that the landscape plan has been modified accordingly. Should any revisions be
requested to the buffer scheme, finalization of plan details and provisions to secure the
installation of the landscaping can be addressed in the required rezoning application.

Existing Cranberry Processing Site — 5400 No. 6 Road :

The existing receiving and processing facility serving the reglon is located in Richmond at
5400 No. 6 Road on a site that is appr0x1mately 3 acres in size. This property is zoned AGI,
designated for agriculture in the OCP and is in the ALR. Previous to the cranberry processing
facility, the site on No. 6 Road was utilized as the centre for processing blueberries and other
farm products produced in Richmond and was previously owned and operated by the BC
Blueberry Cooperative pl'lOI‘ to the estabhshment of the ALR.

Ocean Spray of Canada Ltd. is the current owner of the No. 6 Road facility. Richberry Farms
Ltd. is the current owner of the subject site in East Richmond under non-farm use application.
Ocean Spray and Richberry Farms have confirmed that there is an agreement to sell the ten lots
located on Dhillon Way to Ocean Spray for the establishment of a new cranberry processing
facility. Confirmation has also been provided that, as part of the compensation package,
Richberry Farms Ltd. will obtain ownership of the existing processing facﬂlty at

5400 No. 6 Road, which will be leased to Ocean Spray until the new facility is constructed and
operatlonal The sale and transfer of properties-is also contingent on Ocean Spray obtaining all
necessary approvals to permit a new cranberry processing facility. A copy of the letters from
Richberry Farms Ltd. and Ocean Spray confirming the sale and transfer of properties is -
contained in Attachment 9. '

As part of the review of the pending transfer of property to Richberry Farms Ltd. and agricultural

related land use designations (ALR and AG1 zoning) associated with the site at

5400 No. 6 Road, confirmation about the future plans for this site was requested. Richberry

Farms Ltd. has identified that an agrologist will be engaged to examine the potential agricultural

uses for the No. 6 Road site. The prospective owner has also indicated in the letter confirming

the transfer of property and that no alternate uses will be requested, so long as viable agricultural
uses remain for the site (Please refer to Attachment 9).

Legal Document Registered on the Subject Site (Lots 61-70)
Through the previous applications relating to the subject site mentioned in this repott, a legal
document (Restrictive Covenant) was registered on the subject sites (Lots 61-70) based on
conditions identified by the ALC. The specific terms identified in the restrictive covenant are:
o The 10 lots cannot be sold or transferred separately from one another. '
o The 10 lots will not be subdivided. :
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0 No construction of any buildings or parking areas for Lots 64, 65, 66, 67, 68, 69 and 70.

o The 10 lots are to remain in the ALR and subject to all provmons of the ALC Act and
regulations, _

O A separate restrictive covenant was also reglstered on the land associated with Richberry
Farms Ltd. agricultural operation that surrounded the arca. This legal document stated
that these lands would remain in the ALR and only to be used for agricultural purposes
and that any structures or buildings would need to be directly related to the farm
operations being undertaken.

Upon examination of the provisions of the existing restrictive covenant and review of the non-
farm use application for the proposed cranberry processing facility, the legal document will need
to be either modified or discharged so that a revised or new restrictive covenant can be
registered. This new restrictive covenant would need to include provisions that:
.0 Accommodate the proposed development and site plan.
o Take into account the consolidation of the subject site (Lots 61-70) into one legal lot.
0 Include wording to ensure that landscape buffering (to mitigate against typical noise, dust
“and odour associated with agricultural activities) around the subject site is implemented
and prohibit any future removal of the buffer.
o Notify existing and future purchasers of the consolidated lot of the adjacent agrlcultural
activities. )
o Include any provisions identified by Council and/or the ALC.

Any legal document registered on the subject site must be reviewed and approved by the ALC.

It is also important to note that the ALC, through its review of the non-farm use application, may
identify additional provisions to be included in the legal document. As a result of the pending
review of the application by Richmond City Council and the ALC, finalization of the provisions
of the legal agreement can oceur either through the ALC processing of the application or in the
required rezoning application. Staff will monitor the process to ensure that the appropriate legal
documents meet all City and ALC conditions identified throughout the non-farm use and
rezoning application process and follow-up accordingly.

Capacity Analysis for City Stoym, Sanitary and Water Systems -

The proposed means of providing sanitary service to the development is pending the
consideration of the request to amend the Fraser Sewerage Area Boundary to the GVS&DD.
Capaoity analyses for the City storm, sanitary and water systems will be required to be
submitted, reviewed and approved by Engineering Department. The capacity analyses must be
completed and approved by Engineering staff prior to the rezoning application proceeding to
Council. The applicant’s consultant has prepared preliminary materials in relation to the
examination of City services. City staff will relay comments and continue to work with the
consultants so that the capacity analyses are reviewed and completed prior to the rezoning
application being brought forward to Planning Committee.

Traffic Report for Proposed Cranberry Processing Facility

A traffic report to address transportation related issues is required fo be subm1tted reviewed and
approved by the Transportation Division. This report, along with recommendations for upgrades
and implementation of traffic mitigation measures, is required to be completed and approved
prior to the rezoning application proceeding to Council. An examination of the design standard
for the existing access road (Dhillon Way) and opening up of the road allowance further north to
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access the subject site will be reviewed further at the rezoning application stage. To date, the
proponent has submitted a preliminary traffic report. City staff will continue to work with the
proponent to resolve all transportation issues as the processing of the non-farm use and rezoning
applications occurs. :

Staff Comments

Proposed Extension of Dhillon Way

Through the previous applications associated with the golf driving range facility, permission was
granted by the ALC and City for use of the existing road allowance north of Westminster
Highway and atong the subject site’s (Lot 61 to 70) west property line. A Development
Variance Permit (DVP 96-131) was also approved to vary the City’s road standard for Dhillon
Way. These previous approvals as they relate to the opening of the road allowance and design
standard only apply to a portion of the road. As a result of the Ocean Spray development,
Dhillon Way is proposed to be extended forther north to provide a vehicle access to the subject
site. The extension of the Dhillon Way and opening of the Road allowance further north along
the west property line of Lot 61 is included in the application to the ALC (refer to

Attachment 4). The design and construction of the road (Dhillon Way) and/or upgrades to the
existing access roads to the site will be reviewed through the Transportation review as part of the
required rezoning application. : ' :

Proposed New Zoning District : .

A rezoning application is required to change the zoning of the subject site from the existing Golf
Course District zone (AG2) to a new Comprehensive Development District zone., This proposed
new zone will take into account specific regulations (permitted use, density, height, coverage,
setback etc.) relating to the cranberry processing facility. The preparation of the new zoning
district will also be examined in conjunction with the processing of the non-farm use application
to determine if any provisions or regulations arising from the ALR application need to be
addressed in the new zone.

Summary Analysis of Non-Farm Use Application _
The proposed cranberty receiving and processing facility with increased production, volume and

sorting capacity, is critical to maintaining and enhancing the viability of the cranberry sector in
Richmond and throughout the region. :

Although the subject site is located in the ALR and subject to a non-farm use application, the
proposed facility directly supports farming and is specifically designed to better accommodate
the product harvesting and processing methods of the cranberry industry. The facility will be
fully operational during September to mid-November, with the peak period occurring three
weeks in October. When in operation, the proposed facility will be running for 16 hours a day.
No nuisance is anticipated to be generated by the proposal.

A comprehensive review of the application has been undertaken to examine the adjacency issues
between the proposed facility and surrounding land uses. As it relates to mitigating conflicts
with agricultural activities, agri-industrial and industrial uses are better suited to locate adjacent
to active farming areas. The proposal is able to take this adjacency consideration into account
with surrOunding agricultural activities situated to the north, east and west of the site. Landscape
buffer treatments are also proposed around the perimeter of the site to provide appropriate
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buffering treatments to address the surrounding agricultural and land uses to the south (school,
residential dwelling and light industrial operation).

The proposed cranbetty processing facility and associated non-farm use application does not
result in an incursion of urban or non-agricultural related uses into Richmond’s agricultural
areas. Rather, the proposal presents many agricultural benefits, including:
o A purpose built facﬂlty that directly supports the cranberry sector in Richmond and
throughout the region,
o The facility’s expanded processing capacity and sorting capabilities will help facilitate
bringing increased acreage into cranberry production.
o The proposed land use does not constrain or restrict the operations of surrounding farms
in the area and does not occupy land that is actively being farmed.
o Consolidation of the ten lots (61-70) into one legal parcel, as proposed by the proponents,
meets objectives of the City and ALC to minimize subdivision in the ALR and examine
- consolidation and land assembly where possible.
o Registration of the appropriate revised legal documents to reflect the proposed land use,
while ensuring the previous conditions identified by the ALC are included, can be
accommodated through the review of this application.

2, Request to the GVS&DD Board to Amend the Fraser Sewerage Boundary Area

Orlgin

The proponents have indicated that the proposed cranberry processing facxhty requires service from
a public sanitary sewer system, Only one of the ten lots (Lot 63) associated with the proposal is
included in the GVS&DD Fraser Sewerage Area (FSA) boundary. This lot was included in an
carlier request approved by the GVS&DD Board on March 26, 2004. Although this lot was
included in the FSA boundary, it was never connected to the sanitary system as the golf driving
range_bq_lldmg was equipped with an on-site sewage disposal system (A map of the existing FSA
boundary is 1ncluded in Attachment 10). -

Based on the proposed cranberry processing facility and existing FSA boundary, an amendment is
required to be requested and approved by the GVS&DD Board in order to enable the subject sites to
be serviced by a public sanitary sewer system. Metro Vancouver policy identifies that sewerage
area boundaries can be amended and that any requests must be made from member municipalities,
through Council resolution. Ocean Spray of Canada Ltd. has submitted supporting information to
the City of Richmond, in conjunction with the land use applications, to enable the City (on behalf of
Ocean Spray) to make a request to the GVS&DD Board.

Proposed Amendment to the Fraser Sewerage District Boundary

Ocean Spray has requested that the Fraser Sewerage Area Boundary be amended to include the
entire subject site (Lots 61 to 70 — 8.66 acres). All 10 lots are proposed fo be consolidated into
one legal lot. As Lot 63 (0.85 acres) is already included in the FSA, the balance of the area to be
included in the request is 7.81 acres. Ocean Spray submitted written confirmation and a map
outlining the requested area to which the FSA amendment is based upon (refer to

Attachment 11). '

City staff examined Ocean Spray’s sewerage amendment request for the subject site (Lots 61 to
70) in conjunction with the proposed development on the subject site, forthcoming consolidation
2577888
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of all ten lots into one legal parcel and existing lot included in the FSA boundary (Lot 63). Upon
review of the existing area already included in the FSA boundary for Lot 63 (3,440 sq. m or 0.85
acres) and general footprint area of the cranberry processing facility (~3,252 sq. m or 0.8 acres),
it was determined that although close in area, the facility would not be able to operate within the
existing FSA boundary in relation to Lot 63. As a result, Ocean Spray has requested an FSA
boundary amendment to correspond with the future consolidated ten lots (Lots 61-70).

: Sanitary Options Explored b-y' Ocean Spray

The City and Ocean Spray are aware of the Metro Vancouver policy to submit appropriate
information to the GVS&DD Board in conjunction with extending sewerage area boundaries into
land designated in the Livable Region Strategic Plan (LRSP) as Green Zone, The Metro
Vancouver policy identifies that the information should examine local servicing and alternate
treatment systems. As a result, a wastewater and sanitary discharge options report prepared by
an appropriate professional engineering consultant is typically included in the FSA amendment
request for consideration by the GVS&DD Board. Ocean Spray has engaged a professional
engineering consultant (Kerr Wood Leidal) to prepare the report, which will accompany the
sewerage amendment request if authorized by Council. A copy of the consultant’s wastewater
and sanitary discharge options report is contained in Attachment 12.

The proponent’s engineering consultant has also presented a preliminary design outlining how a

" connection would be made to service the future consolidated lots should Richmond City Council
allow an FSA amendment request to proceed and subsequent approval by the GVS&DD Board.
Any design to enable a connection to the City’s sanitary sewer system, along with the appropriate
capacity analysis and legal agreements required, must be approved by the City’s Engineering
Planning Division. This capacity analysis review for the sanitary sewer system is required to be
completed prior to forwarding the rezoning application to Planning Committee.

Extending the Sewerage Area Boundary into the Green Zone

- Staff conducted a review of land uses in the surrounding area and the factors to identify how the
proposal is consistent with the policies of the Green Zone and objectives of the LRSP, and how
the requested amendment to the FSA boundary does not result in potential future development of
Green Zone lands:

o The subject site for the proposed cranberry processing facility will remain in the ALR.

o - Zoning for the subject site will be developed to limit uses to agricultural product

. processing activities and supporting functions.

o Land uses in the surrounding area are predominantly agricultural (zoned and designated
in the OCP). '

0 The subject site (Lots 61-70) will be consolidated and remain in the ALR as part of the
non-farm use application.

0O Any increased amounts of urban development (i.e., residential dwellings) in this
agricultural area will be limited, as a majority of the land is not accessed by fully serviced
roads. In addition, the Clty also has objectives contained in the Richmond Agricuitural
Viability Strategy to minimize development of roads in the ALR.

-0 Through previous applications; a restrictive covenant was registered on all the lots
associated with the large farm operation to the north of the subject site to ensure that the
lands be for farm use only and that the construction of structures and buildings will be
restricted to those directly requlred by the agricultural operation. This legal document
further ensures that land will remain for agrlcultural uses.

2577888
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Summary Analysis of Proposed Sewerage Area Amendment

As required by Metro Vancouver policy, the City of Richmond is submitting a request to the
GVS&DD Board to amend the FSA boundary to include Lots 61 to 70 (10 lots to be
consolidated into one legal parcel 8.66 acres in total area). The request is being made on behalf
of Ocean Spray who have also applled for land use approval (ALR non-farm use and rezoning)
to develop a new cranberry receiving and processing facility to replace the existing facility and
facilitate future viability and growth in this agricultural sector. ' '

In support of the sewerage boundary amendment request, Ocean Spray have also submitted a

report to identify and explore the feasibility of various wastewater and sanitary discharge options

based on the proposed land use for the facility. This report (contained in Attachment 12) would

be submitted in conjunction with the FSA boundary amendment request for review and
consideration by Metro Vancouver staff and the GVS&DD Board.

City staff contend that the sewerage area amendment will comply with the objectives of the
LRSP and Green Zone designation as the request is related to a land use that directly supports
agriculture and processes farm product from throughout the region. The subject site will also be
consolidated into one legal parcel, remain in the ALR and comply with the City of Richmond’s
existing OCP designation for the area (Agriculture). This sewerage amendment request will not
set a precedent for future.applications to extend the FSA boundary and will not result in further
incursions into the Green Zone from urban development.

Financial Impact

There are no cost related impacts to the City in relation to the request to amend the FSA -
boundary. A capacity analysis and design review for sanitary sewer service to the proposed
development is required to be undertaken by the proponents. Costs of all works and any
identified upgrades will be the responsibility of the applicant.

2577888

41



February 23, 2009 ' : ' . AG 08-407180

Conclusion

Upon completlon of the review of the land use apphcatlon and related sewerage boundary
amendment request from Ocean Spray of Canada Ltd, City staff conclude that:
0 The proposal has agricultural viability, land use, social, economic, environmental and
sustainability merit, '
o The proposed site is ideal and sulted to accommodate the proposed use.
o All concerns can be satlsfactorll__y addressed.

City staff’ recommend that the:

1. ALR non-farm use application to develop a new cranberry receiving and processing facility
on Lots 61 to 70 Section 4 Block 4 North Range 4 West NWD Plan 1593 (5700 Dhillon Way)
and utilize the existing opened road (Dhillon Way) and portions of the unopened road allowance
along the west property line of Lot 61 for access purposes be forwarded to the ALC.

2. FSA boundary amendment request be forwarded to the GVS&DD Board.

e KK

Kevin Eng _ Siu Tse
Planner 1 Manager, Engineering Planning
KE:cas

Attachment 1 — Location Map and Aerial Photograph
Attachment 2 — Land Use Application Flow Chart
_Attachment 3 - Preliminary Site Plan
Attachment 4 — Dhillon Way Existing and Proposed Extensmn
Attachment 5 — Context Land Use Map
Attachment 6 — Richmond Agricultural Advisory Committee Minutes
Attachment 7 - Richmond Economic Advisory Commitiee Minutes
Attachment 8 — Preliminary ALR Landscape Buffer Scheme and Cost Estimate
Attachment 9 — Richberry Farms Ltd. and Ocean Spray of Canada Letters
- Attachment 10 — Existing Fraser Sewerage Area boundary
Attachment 11 -- Proposed Area to be Included in the Fraser Sewerage Area
Attachment 12 — Wastewater and Sanitary Discharge Options Report by KWL, .
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* Attachment 1 — Location Map and Aerial Photograph
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Attachment 2 — Land Use Application Flow Chart
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Attachment 3 — Preliminary Site Plan
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Attachment 4 — Dhillon Way Existing and Proposed Extension
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Attachment 5 — Context Land Use Map
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Attachment 6 — Richmond Agricultural Advisory Committee Minutes
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Excerpt of Richmond Agricultural Advisory Commlttee Meetmg Minutes on
April 10, 2008

Re: ALR no_n_#farm use application for Ocean Spray of Canada Ltd.

Development Propbsal Cranberry Receiving Station at 5700 Dhlllon Way, Lots 61-70
(Non-farm Use Appllcatlon) '

Staff provided an overview of the proposal and reviewed the development proposal summary
tab]e (attached to the AAC agenda package) with the AAC.

Ralph May mtroduced himself to the Committee as the apphcant and provided a summary on
the proposed facility:

a

N

As the facility was processing greater than 50% berries generated from the existing
Farm Operation (Richberry Farms Lid.), a non-farm use application is required:
The existing facility at 5400 No. 6 Road has been under capacity constraints for

“approximately a decade, resultmg in a complex and problematic scheduling and

sorting limitations that did not address the needs of the farmers or spemﬁc demands
of the cranberry market.

Sweetened dried cranberries was cited as a specific example where the existing
facility’s sorting limitations posed harvestmg and processing problems, which was

‘also challenglng to the overall estabhshment ofa new market sector.

- The applicant also confirmed that as part of the sale of Lots 61-70 to Ocean Spray. of Canada,
the site at 5400 Dhillon Way would be sold to Richberry Farms Ltd. The applicant indicated
that as an initial step, he has suggested that an agrologist be hired to undertake an
exatnination of potential farm uses that could be located at 5400 No. 6 Road.

AAC members made the following comments:

Qa

0

Generally, the proposal for an expanded cranberry processing facility was beneficial
to the growing cranberry sector and hence beneficial to agriculture as whole.

Aside from the benefits to the cranberry sector associated with the proposed
relocation of the processing facility, members suggested that the forthcoming

_ application should also address the future of the property at 5400 No. 6 Road in order

to obtain a comprehensive understanding of net benefit to agriculture.

A question was asked about the existing capacity of the facility on No. 6 Road and
how much of a projected increase the capacity at the new facility might be. The
Ocean Spray plant manager (Rick Ball) responded that the new facility would
incréase processing capacity by approximately 20 million pounds per harvest period.
Comments were made about the existing land use adjacencics surrounding the 10 lots
(61-70) and how the surrounding school, industrial and residential land uses would be
impacted. Staff indicated that they would be working with the applicant to address
adjacent uses and that a buffer plan w1]1 need to be developed.
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0 That the non-farm use proposal be processed and brought forward on a “no net loss”

.approach and suggested that a covenant on the property at 5400 No. 6 Road to limit

non- agrlcultural uses may facilitate this.
When examining relevant provisions of the Agricultural VIablllty Strategy (AVS) for
Richmond, it was noted that some of the policies spoke to minimizing non-farm uses
from locating in the ALR and that the question on why this site had been chosen and
the availability of other sites outside of the ALR needed to be addressed. The
applicant responded with the following:
o Cost of land outside of the ALR made securing the appropriately sized parcel
~ for a processing facility not financially feasible.
o There were a number of Jocational benefits associated with the proposed site
" off Dhillon way, which included being closer to harvest areas and good
.  transportation linkages in addition to being an appropriate size for the facility.
o It was also noted that the 10 lots under application was beneficial in regards to
a location having minimal 1mpact on ALR land under active agricultural
- production.

In reéponse to questions and commeﬁts made by the Committee, Peter Dhillon (Richberry
Farms Ltd.) addressed the AAC and conveyed the followmg information:

Q

Pending the outcome of the non-farm use and rezoning application for lots 61-70 in

- East Richmond, the site at 5400 No. 6 Road will continue to serve the cranberry
~ sector as a processing facility in the short term.
- Long-term plans for 5400 No. 6 Road are unknown and undetermined at this time.

Mr. Dhillon confirmed that the site at 5400 No. 6 Road will be required to adhere to
local zoning and plan designations (AG1) and that any such change to this will
require apphcatlons to the City and ALC. Staff confirmed that no apphcatlons have
been submitted for the No, 6 Road property and that the current non-farm use
application for the lots 61-70 does not directly include the property at 5400 No. 6
Road.

Reference was made to the three westerly lots (61,62,63), which are exempt from the
provisions of the ALC Act.

In response to a question from the Committee, Mr, Dhillon indicated he was unaware
of specific requirements of the ALC to place a certain type of fill when developing
the driving range.

A committe¢ member asked about precedent with a proposal of this nature. Staff highlighted
that based on the information submitted by the applicant and the operations associated with
cranberry harvesting, the proposal was in response to this agricultural sectors needs in terms
of product processing. This facility would exceed the amount permitted under “Farm
Ploduct Processing” as outlined by the ALC, a non-farm use apphca‘uon is required. It was
further highlighted that appllcatlons are reviewed on a case-by-case basis in conjunction with
the applxcable regulations and policies contained in the zoning, OCP, AVS, ALC Act and
associated regulations.

Two voting members disclosed o the Committee of their business relations to the applicant
and potential future owners of the property and facility (Ocean Spray of Canada).
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Discussions ensued amongst all members about the approach in regards to potential conflict
of interest and the implications of advisory committee members involvement in the review
process of a proposal when such a disclosure is made. Some AAC mémbers noted the
previous approach of the Committee and on other agriculture related boards was disclosure
of information to the Committee and/or board by individual members when issues like this
arose.

A concern was noted about this approach as it was suggested that a Council Advisory
Committee member would be governed by the same conflict of interest protocols identified
in the applicable legislation.

The following motion was moved and seconded:

That the AAC endorse the non-farm use application for a cranberry receiving station to be
located at 5700 Dhillon Way (Lots 61-70) and that a detailed disclosure of the net benefit to
agriculture be provided by staff to the Committee at a future date when the appropriate

" details have been finalized,
' Carried unanimously

After the motion was passed, Commitiee members requested that staff include a copy of the
minutes of discussion in any forthcoming report. Staff indicated that the standard approach
was to include a section in the report on AAC comments and review, which included an
excerpt of the minutes. Staff also noted that the non-farm use application is required to
proceed to Council and the ALC for review and approval. An application for rezoning is also
required, which will be forwarded to the AAC for comment at the appropriate time.
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Attachment 7 — Richmond Economic Advisory Committee Minutes
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Excerpt of Richmond Economic Advisory Committee Meeting Minutes on
_ June 24 2008 '

Re: Proposed Ocean Spray Facnllty in East Richmond

Ocean Spray Development

We were presented with a memorandum from Kevin Eng, providing a summary of the
development proposal to re-locate the Ocean Spray cranberry processing facility. Ralph May
gave an overview of the plans for the new Ocean Spray Cranberry Processing Facility at 5700
Dhillon Way. '

At the conclusion of a question and answer petriod, Keith Tsukishima proposed the following:
Motion:

That the Economic Advisory Committee support the development proposal to relocate
Ocean Spray Cranberry processing facilities from it’s existing site to 5700 Dhillon Way in
principal, pending the submission of appropriate studies from the applicants that address
transportation and site servicing issues (i.e., water, sanitary sewer, storm) to City staff for
review and approval.

Councillor Howard supports the retention of farmland and that the facility is situated in an ideal -
" location and proximity to harvest areas and transportation linkages. Councillor Howard had a
question on the impact of increased volume of vehicles to and from the site during the harvest
period.

Staff indicated that the City has not yet received the Traffic Impact Study which would provide
information on volumes, impact, etc. ' Also, this section of Westminster Highway is weight
restricted and this issue would be addressed in the study as well. The applicant verified that the
study has not been sent to the City yet.

Addendum (received via.e.mail):

.Bruce Rozenhart — I support the motion and request that Ocean Spray be encouraged to include
in their sorting, an advanced water recycling component that would put less demand on
Richmond’s water supply. This is due to the stated increased demand for water — and Ocean
Spray’s request that they be assisted to find additional water needed for the new plant”. - -

Motion and addendum carried unanimously (including electronic voting).
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- Attachment 8 — Preliminary ALR Landscape Buffer Scheme and Cost Estimate
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February 20, 2009

City of Richmond

Planning & Development Department

6911 No. 3 Road ' .

Richmond, B.C. . ' via email
veY 2C1 ' . ,

Attention: Kevin Eng / Development Planner |
E: COST ESTIMATE FOR LANDSCAPE BUFFER - OCEAN SPRAY @ 5700 DHILLON

In reference to most recent Landscape Plan dated Feb. 19/09, and prepared by my firm for the
above noted project, the cost estimate for bonding purposes is $100,000 and inciudes: the site
preparation, supply & installaton of the soil and plant material. '

This cost estimate is specific to the required perimster ‘Buffers’ that includes the Agricuttural Land
Reserve , School Property & Adjacent Residence. .

Trust this iss satisfactory. Please call if you have any questions.
Sincerely, ‘ '
LandSpace Design Inc.

Al Tanzer, besla, csla
Principal / Landscape Architect

ce: Gerry Weilér / WSB Consultants

LandSpace Design Inc.

42 Garden Drive, Vancouver
British Columbia V5L 494

Tel 604/ 252 9500
Fax 604 / 252.8554
Emall landspace@tslus.net
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Attachment.9 — Richberry Farms Ltd. and Ocean ‘Spray of Canada Letters
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February 19, 2009

City of Richmond
6911 No. 3 Road
Riclunond, B.C.
VéY 2C1

Attention; Kevin Eng

Dear Sirs:

Re: Ocean Spray Application for Receiving Stéﬁon

[ conﬂrm that my company, Richberry Farms Ltd. has an agreement with Ocea.n Spray of
Canada Ltd, (OSC) to sell the driving range site on Dhillon Way to OSC. This sale is
contmgent on OSC receiving all of the hecessary approvals to construct and upgrade a
receiving station on the site,

Part of the compensanon pald to Rlchberry Farms Ltd. by OSC will be the No. 6 Road,
receiving station. The existing receiving station will be leased to OSC until a new station is up
and operating.

Thereafter, Iw11] engage a qualified agrologlst to mvcstigatc what agnculture uses can be
made of the site. Unless there are no viable agricultural uses in the.No. 6 Road site [ will not

seek alternate uses.

Yours truly,
Richberry Farms Ltd.

Pet{_ar Dhitlon

cc. Ralph May
Campbell Froh May & Rice LLP

5700 DHILLON WAY, RICHMOND, 8.C., V6V 1A2
T, (60£)273-07¥7 - F: (604)27B.6370
RICHEERRY CROUP OF COMPANIES: B.K.RANCH LTD. -_FlTT MEADOWS FARMS LTD. - RICHRERRY FARMS LTD. - RaH CRANBERRIES LYD.

EFR 19 D@R9 1@: 40 ' 64 6842706370 PAGE. 92



- Mr.KevinEng o February 23, 2009
Planner Policy Planning Division

City of Richmond

6911 No. 3 Road

Richmond, BC VeY 2C1

Dear Mr. Eng

In response to your correspandence of Feb. 11, 2009 to Mr. Raiph May, and on behalf of Ocean Spray of
Canada, Ltd., | offer the following response to ltem 4,

As you know, Ocean Spray has entered into an agreement to purchase the property at 5700 Dhillon
Way. The transaction is contingent on receiving certain assurances and approvals to be able to construct a new
recgiving station on that site. The new site would operate in a similar capability to our current receiving station
at 5400 No. 6 Road, but with increased capacity, some enhanced capability and to address logistical issues.

As part of the agreement to purchase the Dhillon Way property, Ocean Spray has agreed to sell the
property at No. 6 Road in Richmond to Richberry Farms, Ltd. in return Richberry Farms has agreed to lease back
to Ocean Spray the No. 6 Road property, to be used during the cranberry harvest season(s) until the
construction and start-up of the new facility is complete. We will be relocating some of the crft:cal usahie
equipment from the No. 6 Road property to the new station at Dhilion Way.

ltem 4 of.your correspondence requests a letter as to “the future ownership status and plans for the
property at 5400 No. 6 Rd.”. As stated above once Ocean Spray purchases the property at 5700 Dhillon Way it
“will sell the 5400 No.6 Rd. property to Richberry Farms and will lease back the No. 6 Rd, property until the new
receiving station has been completed and ready for operation. After Ocean Spray’s receiving operations are
moved to the new location, Ocean Spray will no longer have an interest in the No, 6 Road property.

[ trust this satisfies your request and we will be providing the remainder of the Information as requested under
separate cover, If there is anything else that you require, please do not hesitate to contact me directly.

rds,

Joseph M., Benevides
Ocean Spray of Canada, Ltd.
5400 No. 6 Road
Richmond, BC, Canada V6V 1T1
604-273-3210

_Direct: 508-946-7621

cC: Mr. Ralbh May (Campbell, Froh & May) Mr. Wayne Cralg {City of Richmond)
Mr. Peter Dhillon {Richberry Farms) Mr. Mike Stamatakos (O S of Canada)
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Attachment 10 — Existing Fraser Sewerage Area boundary
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Attachment 11 — Proposed Area.to be Included in the Fraser Sewerage Area
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February 2:4; 2009

Mr. Kevin Eng

City of Richmond

6911 No. 3 Road

. Richmond, BC V6Y 2C1

Dear Mr. En L
RE: REQUEST FOR EXPANSION OF FRASER SEWERAGE AREA

5700 Dhillon Way Development — Ocean Spray of Canada Ltd.
Our File 2636.001 ~ City of Richmond Flle AG 08-407180

This letter is in response to your request for clarification about Ocean Spray of Canada, Ltd’s
request to amend the Greater Vancouver Sewerage and Drainage District’s (GVS&DD's) Fraser
Sewerage Area.

Ocean Spray requests that GVS&DD’s Fraser Sewerage Area be amended to include the
following lots in order that sanitary sewer service may be prowded to their proposed cranberry
1ece1v1ng station located at 5700 Dhillon Way:

Lot 61 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 62 Section 4 Block 4 North Range 4 West NWD Plan 1593

Lot 64 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 65 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 66 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 67 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 68 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 69 Section 4 Block 4 North Range 4 West NWD Plan 1593
> Lot 70 Section 4 Block 4 North Range 4 West NWD Plan 1593

The attached Figure 1 illustrates the existing and proposed boundaries of the Fraser Sewerage
" Area. A letter report that provided a summary of samtary servicing options that Ocean Spray
explored for the proposed development was provided in our letter to you dated February 13,
2009.

Please note that the following lot is currently within the Fraser Sewerage Area:

Lot 63 Section 4 Block 4 North Range 4 West NWD Plan 1593 (5700 Dhillon Way)

As we are aware, Ocean Spray intends to consclidate the ten (10) lots described above into a
single lot upon property transfer.
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Fﬂe AG 08~ 40?180

5700 Dhillon Way Development - Ocean Spray

Request for Expansion of Fraser Sewerage Area
February 24, 2009

We trust that this Jetter provides the information that you requested. Should you have any
questions, please call either Joe Benevides of Ocean Spray at (508) 946- 7621 or the unders1gned

at (604) 294-2088.

Sincerely,
Kerr Wood Le:dal Associates L

(’

/

David Lumb P.Eng.
Project Manag_,cr and Wastewater Process Engineer.

cor Joseph Benevides, Ocean Spray of Caniada Ltd.
Ralph May, Campbell Froh May & Rice LLP,

Enclosures: ‘
Figure 1 - Proposed Expansion of f‘: aser Sewerage Area

Q:12000-259912638-0011200-CorrespondencalOUNCIly of RichimomA2008-02-23 Larlor Proposed Bxpansion Lo FSAR009:02:23_PropostdExpansicnF5A doo

KERR WOOD LEIDAL

associares Limired



Q:\2600-269912635-00 114 30-GISIMX D-Rp\26380¢-1F igur et mxd

2310272009 €0 4:02:30 PM
NAD 1983 UTM Zone 10N

Areas to be added to the

Dhillon Way:

N\

| Fraser Sewerage Area

Highway 91

ganrn

i

\;

Westminsier Highway Y&

No. 9 Road,

Exi

sting Fraser Sewerage
Area Boundary

T T R R

—

KERRWOOD LEIDAL
l(m‘l areaivases Hmised

Ocean Spray of Canada, Ltd.

[ e CONIUILTIRG FHOIHELRT
Praject No. Date
2636-001 February 2009
00 5% 0 100

§Cﬂ & il'l E elras .

Proposed Expansion of the Fraser Sewerage Area

' Figure 1

71



Attachment 12 — Wastewater and Sanitary Discharge Options Report by KWL
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KERR WOOD LEIDAL

' ml associares limited

CON?ULTING ENGINEERS

ZDO 4185A Sthl Creek Drv 604 2904.2088 D
Burnaby, B.C. 604.294.2090 F
¥YsC 6Go woww.kwil.ca

February 13, 2009 _

City of Richmond
6911 No. 3 Road
Richmond, BC
V6Y 2C1

b

Attention: Mr. Kevin Eng, Planner
Dear Mr. Eh g

RE: 5700 Dhillon Way Development — Ocean Spray of Canada Ltd,
Evaluation of Wastewater Discharge Options and Request for Sanitary Sewer

Service to Site
Our File 2636,001 City of Richmond File AG 08-407180

This letter presents a summary of wastewater discharge options that were considered for Ocean
Spray of Canada, Ltd.’s (Ocean Spray’s) proposed cranberry receiving station tocated at 5700
Dhillon Way, and presents a request for sanitary sewer service for the site. This letter has been
prepared in response to the requests outlined in your letter dated February 20, 2008 to Mr. Ralph
© May and the subsequent meetmg between with the Clty and Ocean Spray rcpresentaﬂves on
January 27,2009, :

1. BACKGROUND

1.1 ExisTiNG FACILITY

Ocean Spray currently operates a cranberry receiving station at 5400 Number 6 Road. At the
existing (and the proposed) station, cranberries are weighed, sampled, dumped into a pre-
cleaning pool, and cleaned on a conveyor system to remove leaves, broken berries, twigs and
other debris. The cleaned berries are then loaded into wooden crates or bulk into trucks for -
transport off-site for freezing and/or processing into _]IHCG juice concentrate, dried berries etc. at
other off-site facilities.

- Sanitary and industrial wastewater from the existing facility discharges to the local sanitary
sewer. The industrial wastewater discharge is permitted under Metro Vancouver Waste
Discharge Permit SC-1001SS-LIWSA. Stormwater from the facility discharges to the local
storm sewer. : _
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File AG 08-407180 : 2
5700 Dhillon Way Development — Ocean Spray :

Wastewater Discharge Qptions and Sanitary Sewer Service Request

_ February 13, 2009 _

During the time since the existing facility was acquired by Ocean Spray in 1988, cranberry
production in the Richmond area has increased and the number of different cranberry varieties
has also increased. Consequently, the existing facility is undersized, it does not facilitate the
segregation of cranberries into different varieties and different load qualities, and it is unable to
accept fruit quickly enough during the optimal fruit maturity periods of the harvesting season.

1.2 PROPOSED FACILITY

" Ocean Spray is proposing to construct a new, larger, and more sophisticated cranberry receiving
facility at 5700 Dhillon Way and will decommission their existing facility. The proposed site is
a multi-parcel site consisting of the following parcel numbers:

Lot 61 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 62 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 63 Section 4 Block 4 North Range 4 West NWD Plan 1593 (5700 Dhillon Way)
Lot 64 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 65 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 66 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 67 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 68 Section 4 Block 4 North Range 4 West NWD Plan 1593
Lot 69 Section 4 Block 4 North Range 4 West NWD Plan 1593
. Lot 70 Section 4 Block 4 North Range 4 West NWD Plan 1593

The existing lots are currently within the Agricultural Land Reserve. One of the lots (Lot 63,
5700 Dhillon Way) is currently within the Greater Vancouver Sewerage and Drainage District’s
(GVS&DD’s) Fraser Sewerage Area but is not currently connected to the sanitary sewer. The
other lots are within the ‘Green Zone’ identified in Metro Vancouver’s Liveable Region Strategic
Plan and border onto the Fraser Sewerage Area but are not within the Fraser Sewerage Area,

Ocean Spray has applied to the City of Richmond for an Agticultural Land Reserve Appeal and

_intends to combine the lots into a single parcel.

1 .3 OUTLINE OF INFORMATION ABOUT PROPOSED FACILITY

This letter provides the following information, speCJflcally pertammg to samtary services for the
proposed development:

] Information 011 the projected wastewater discharge volumes from the operation;
« Evaluation of optlons to manage sanitary and industrial wastewater from the proposed

development;
= Recommended wastewater discharge option;

KERR WOOD LEIDAL

associates miced
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File AG 08-407180

5700 Dhillon Way Development —

Ocean Spray

Wastewater Discharge Options and Sanitary Sewer Serwce Request

February 13, 2009

= Request for sanitary sewer service §

Information is presented in the following sections.

2. WASTEWATER DISCHARGE VOLUMES AND WASTEWATER QUALITY '

2.1  WASTEWATER DISCHARGE VOLUMES

A summary of the wastewater flows that are expected from the proposed facility are as follows:

Table 1 Sanitary Wastewater Flows

Source Peak Hourly | Average Daily | Basis
Flow Flow : .
‘| Domestic 4.1L/s 0.05 L/s Peak: - Fixture count flows associated with 94
Wastewater Fixture units and 26.4 FU/LPS.
' Average: - Based on 55 staff per day during
growing seagon and 85L/staff/day.
Industrial 14.7 Lfs 14.7 I/s Process flows provided by Ocean Spray.
Waslewater Flows were pro-rated from existing facility's
(process flows based on increased crop size and
wastewater) volumes.
Industrial 3.3/ <0.01 L/s Peak Storm flow associated with a 2 yr, - 24
Wastewater hour storm, a catchment area of 5300 m?, and
(stormwater) | site’ storage. volume of 68 m®for the- mdusmal
stormwater sewers, (Note this storage volume
is separate and independent of the 375m®
stormwater detention pond).
Average: Based on catchment area of 5300 m?
- and average October precipitation of 113 mm.
Subtotal 221 /s 15.2 L/s
Contingency (15%) | 3.3 L/s n/a
Total 25.4 L/s nfa

More details about the wastewater discharge volumes and quality are confained in the Waste
Discharge Permit Application that is being submltted to Metro Vancouver, a copy of which is
attached for your reference.
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File AG 08-407180 : : 4
5700 Dhillon Way Development — Ocean Spray ;

Wastewater Discharge Options and Sanltary Sewer Service Request |

February 13, 2009 ; ;

2.2  WASTEWATER DISCHARGE QUALITY

Wastewater will be generated from two general waste streams at the proposed facility:
» Domestic wastewater; and
» Industrial wastcwater.

DOMESTIC WASTEWATER QUALITY

- The quality of Ocean Spray’s domestic wastewater is expected to be similar to typical domestic
wastewater, Primary sources of domestic wastewater will be washrooms, staff kitchen, and staff
showers.

|NDUSTRIAL WASTEWATER QUALITY

The expected wastewater quality of Ocean Spray’s industrial wastewater is summarized in
Table 2 below. Values are provided for wastewater quality before Ocean Spray’s proposed on-
site wastewater treatment facility.

Table 2 Expected Untreated Industrial Wastewater Guallty

Parameter Wastewater Quality
; ; (untreated)
pH ) T 2-5pH
| "'B'_ié_Ch'érﬁ'iéal"OXy'géh' Demand (BODsj =~ 300 - 1700 mg/L
Total SUspended Solids (TSS) +/- 15600 mg/L
KERR WOOD LEIDAL
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File AG 08-407180 4 5
5700 Dhillon Way Development - Ocean Spray :

Wastewater Discharge Options and Sanitary Sewer Service Request

February 13, 2009 :

3. WASTEWATER DISCHARGE OPTIONS

Five options for wastewater disposal were evaluated:
1. Discharge to storm sewer with minimal treatment;
2.  Discharge to storm sewer with biolbgical tfeatment;-
3. Discharge into the bog harvest water sy'stem;
4. Discharge to g;ound; and
5. Discharge tb the Metro Vancouver sanitary sewer system.

These options are discussed below.

3.1 DISCHARGE TO STORM SEWER WITH MINIMAL TREATMENT

South and west of the site is a nearby storm sewer that flows directly south into the south arm of
the Fraser River. Ocean Spray evaluated the option of treating the wastewater with solids
removal and pH adjustment, and then discharging the water to the storm sewer for disposal. The
capital cosi for this option was estimated to be in the order of $300,000 with minimal operating
costs. :

This process would be similar to the original operations of the existing facility, when the facility
operated under a permit issued by the BC Ministry of Environment (MOE) and before the
discharge was re-directed to the sanitary sewer in 1998,

The discharge to the storm sewer would be regulated by the BC MOE and possibly by the City of
Richmond. Also Greater Vancouver is presently undertaking a major initiative to manage
stormwater discharge into the environment. All municipalities will be required to have
stormwater management programs which will include discharge sampling and analysis.

Because of the elevated biochemical oxygen demand (BOD) in the untreated cranberry wash
water discharge, it is unlikely a permit for discharge could be obtained without BOD removal.
For this reason, this option was not considered feasible. '

3.2  DISCHARGE TO STORM SEWER WITH BIOLOGICAL TREATMENT (SECONDAHY
WASTEWATER TREATMENT) '

Adding biological wastewater treatment to the option described above would dramatically
increase the likelihood of obtaining a permit from MOE. Capital cost is estimated to be in the

KERR WOQD LEIDAL

associates limired
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File AG 08-407180 . : _ 6
5700 Dhillon Way Development — Ocean Spray ' : : '
Wastewater Discharge Options and Sanitary Sewer Service Request

February 13, 2009

order of $3M with annual opetatmg costs of about $150 000. Additional conmderatwns with this
option include:

» Starting and operating a biological treatment system for the short harvest season would
present operational challenges.

» The cranberries are low in nutrients, thus nutrients would need to be added (nitrogen and -
phosphorous).- On site nutrient removal (i.e. tertiary treatment) is not considered feasible for
this seasonal operation, and thus much of the added nitrogen and phosphorous would be
discharged in the wastewater, ‘

» The biological wastewater treatment process would be complex. The receiving station will
only operate 8 weeks per year and starting up and stablllzmg a biological treatment system
over this short time frame would be problematic,

* The treatment system would also use up valuable site land — potentially 0.4 to 0.8 hectares (1
to 2 acres).

For the above reasons, secondary (or tertiary) wastewater treatment was not considered feasible.

* 3.3 DISCHARGE INTO THE BOG HARVEST WATER SYSTEM.

Ocean Spray evaluated the option of discharging the wastewater into the cranberry bogs that are
located close to (north of) the proposed development

Directly north and west of the proposed development are the bulk of the Richmond cranberry

bogs: During the cranberry harvesting operations, water is taken from the north arm of the

Fraser River for harvest flooding, and ultimately returned to the Fraser River after harvesting is

- complete. Durmg harvest the water is drawn and rotated around the bogs as needed and then
discharged.. -

If the efﬂuent from the proposed new receiving: station was discharged to the bogs and mixed
into the bog harvest water system, it would be highly diluted. Although this might be very
effective from an environmental treatment standpoint (primarily due to. high dilution prior to
discharge to the Fraser River), it is problematic from both a cranberry farm management
standpoint and from a regulatory pe1m1tt1ng petspective:

» Wash water from cranberries grown throughout the province would be contacting cranberry
marshes in the immediate area north and west of the new receiving station during harvest,
Effectively, wash water from one farmer’s cranberries would be introduced onto another
farmer’s bog, potentially spreading disease.

KERR WOOD LEIDAL
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File AG 08-407180 ' 7
5700 Dhillon Way Development — Ocean Spray

Wastewater Discharge Options and Sanitary Sewer Service Request

February 13, 2009

» The wastéwater would still be discharged to the ‘environment’ and would likely be

" considered an ‘effluent’ under the provincial waste mariagement act and would probably be
regulated by the MOE. The administrative components of the discharge would be
complicated as the discharge would pass through several property owners before it was
finally released to the environment.

| For the above reasons, this option was not considered feasible.

3.4 DISCHARGE TO GHOUND

The optlon of discharging the wastewater to ground was considered. Two main concerns exist
- with this option:

. The wastewater would need to be treated to almost the same level as that which would be
required for discharge to storm sewer. The cost and regulatory implications of the treatment
‘would be similar to that of discharge to storm sewer.

» The land is very low, the groundwater level is expected to be relatively close to the surface,
and the land is expected to have relatively low infiltration rates.

For the above reasons, discharge to ground was not considered feasible.

3 5 DISCHARGE TO MUNICIPAL SANITARY SEWER SYSTEM

The option of discharging the wastewater to the local sanitary sewer was considered.

This is essentially the same scenario as the existing Richmond station, albeit at a different
location. However, only 1 of the 9 lots that make up the proposed development parcel is in the
Fraser Sewerage Area. The other 8 are considered “unsewered” and thus not provided Metro
Vancouver sanitary sewer service. :

This option would require pH adjustment and solids removal for the. industrial wastewater, plus
some sewer pipe and a pump station to convey the wastewater into the nearby force main. The
capital cost estimate is in the order of $500,000 and the annual sewer use fees would be
approximately $50,000. The discharge of industrial wastewater would be regulated under Metro
Vancouver’s sewer use bylaw in essentially the same manner as Ocean Spray’s current facility.

Sanitary sewage from the facmty and treated industrial wastewater would drain to an on-site
sanitary sewer pumping station. The pumpmg station would pump the wastewater from the
proposed development through a new force main that would run along Dhillon Avenue to a city-
owned force main that runs along Westminster Highway. Ownership and access agreements for
the first force main would need to be negotiated with the City.

KERR WOOD LEIDAL

associaves limiced

73



File AG 08-407180 8
5700 Dhillon Way Development — Ocean Spray

Wastewater Discharge Options and Sanitary Sewer Service Request

February 13, 2009

The sanitary sewage pump station would be a duplex pump. station with submersible pumps. The
. pumps will need to develop sufficient head to discharge into the city’s force main. At this time,
we have estimated a hydraulic grade-line of 17 m head in the city force main where the Ocean
_Spray’s proposed force main would discharge into the c1ty s force main. We have estimated that
the pumps would need to be about 15 HP each.

The c1ty-owned forcc main originates in the Fraserport area and discharges into Metro
Vancouver’s ‘Big Bend’ sanitary force main. The Metro Vancouver force main ultimately
_discharges to the Annacis Island wastewater treatment plant.

Ocean Spray’s experience at other similar facilities is that the cranberry wastewater is readily
treated when mixed with domestic sewage. There is a symbiosis that occurs because the
cranberry wastewater is low in nutrients (i.e. nitrogen and phosphorous) and the municipal
wastewater has elevated nutrient concentrations, The cranberry wastewater thus helps with the
uptake of nutrients from the municipal wastewater.

For the reasons outlmed above, the option of dischar gmg the wastewater to munlcipal sanitary
- sewer is considered the only feasible optlon :

4. RECOMMENDED WASTEWATER DISCHARGE OPTION

Based on a review of the options presented above, it is recommended that the wastewater from
the proposed development be treated through an on-site wastewater treatment facility ancl
discharged to the municipal samtary sewet.

The proposed wastewater freatment system, and . the proposed site layout and force-main
alignment are illustrated in the attached figures (Dwg..M801 “Attachment A — Schematic Flow
-Diagram”, and Dwg. SW101 “Attachment B ~ Site Layout”).

The expected wastewater quality of the industrial wastewater component, after the on-site
wastewater treatment system, is surnmarized in Table 3 below.

Table 3 Expected Industrial Wastewater Quality (After On-Site Wastewater Treatment Plant)

| Parameter _ Wastewater Quality
' (treated)
pH 55-10.5 pH
Biochemical Oxygen Demand (BODs) 300 - 1500 mg/L.
Total S_uspénded Solids (TSS) - - 60 - 600 mg/L
KERR WOQOD LEIDAL
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. File AG 08~407180 N ; . o -9
. 5700 Dhillon Way- De\.felopmentw Ocean Spray '
Wastewater Discharge Optlons and Sanltary Sewer Servnce Request
' February 13,2009 _

It is apprecmted that the. boundaries of Metro: Vancouver’s Fraser SGWOId{,e Area would need to
be adjusted in order to provide the site with sanitary sewer service. - We understand that this
would fequire approval fiom the City of Richmond and an application from the City to Metro

Vdncouvel

5.  CLOSURE

- Wf:ﬁ"il;LISt that this letter has provided you with the background inf(')rma:t_i'on' that you require.
Should you need any more information, please feel free to contact the undersigned at 604-294-
2088, or Mr. JosephnBenevides, Ocean Spray Canada at (508) 946-7621.

| 'i.-Keu-Wood Leldglqgg"e@;ﬂtes Ltd. |

David Lumb P, Engm,,,,..ms |
Project Manager and Wastewater Process Engineer.

cci - Joseph Benevides, Ocean Spray of Canada Ltd. (paper & e-mail)
Robett Mullennix, Ocean Spray Cranberries [ne. (e-mail)
Rick Ball, Ocean Spray of Canada Ltd, (e-mail)
‘Ralph May, Campbell Froh May & Rice LLP. (e-mail)
‘Dan Saundeis, Métro Vancouver, (papet & e- mall)

Enclosures: -
- Drawings:
MB801 “Attachment A — Schematic Flow Diagram”
SW101 “Altachment B — Site Layout”
Metro Vancouver Discharge Permit Application

u;eeoanavi\zasis‘oof\zqo-cy. P CaVUGily of Ric) 9009-02-.03 Lell’e_rlie W Dischatge Optians anu.leql.iest for 8itg servici gL2d09-02:02 Menio re disch lpcalion, v3.dog
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