City of Richmond Report to
Planning and Development Department Development Permit Panel

To: Development Permit Panel Date: May 4, 2012

From: Brian J. Jackson, MCIP File: DV 12-603451
Director of Development

Re: Application by British Columbia Marine Employers Association for a
Development Variance Permit at 11000 Twigg Place (formerly part of 11060 and
11200 Twigg Place)

Staff Recommendation

That a Development Variance Permit be issued which would vary the provisions of Richmond
Zoning Bylaw 8500 to increase the maximum height for accessory structures from 20.0 meters to
50.0 meters, at 11000 Twigg Place (formerly part of 11060 and 11200 Twigg Place) on a site
zoned “Industrial (1)”.

Brian J.¥ackson, MCIP
Director of Development

BIJ:dj
Att.
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Staff Report

Origin

The British Columbia Marine Employers Association has applied to the City of Richmond for
permission o develop a container handling training facility at 11000 Twigg Place (formerly

11060 and 11200 Twigg Place) (Schedule A). The site is currently vacant of any buildings or
structures,

A Development Permit was issued in 1997 to facilitate the subdivision of land at the western part
of Mitchell Island, as well as set development limits due to the proximity of the Fraser River,

The City is in the final stages of processing a subdivision application (SD 11-594667) for the
Jands which includes the subject property. A Servicing Agreement for the site servicing, road
and frontage improvements is secured through this subdivision application.

Development Information

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison
of the proposed development data with the relevant Bylaw requirements.

Background

Development surrounding the subject site is as follows:

To the north: across from Twigg Place, a two storey Industrial Office Building on a lot
zoned “Industnal ()"}

To the east: a two storey Industrial Office Building on a lot zoned “Industrial (I)”;

To the south: the Fraser River and a mixed use commercial and residential complex

beyond, on a site zoned “Residential mixed Use Commercial (ZMU17) -
River Drive/No. 4 Road (Bridgeport) and a “School and Institutional Use
(81)”; and

To the west: a vacant lot zoned “Industrial (I)”".

Staff Comments

The applicant represents one of the main sources for training of shoreline operators for the major
ports in the Province. The subject site has been selected to provide the applicant the ability to
centralise the fraining of crane operators and other port management functions, which is
currently scattered throughout the Lower Mainland.

The operation of this facility is to house movement of containers and other cargo within the site
for training purposes. No activity on the river itself is proposed and all operations is anticipated
to occur during typical weekday hours.

The site is to support two cranes. One is a Pedestal Crane which is intended to be located at the
western side of the movement area. This crane has a swing arm which rotates around when in
use and is locked down when it is not being used. The proposed variance takes into
consideration when the arm of the crane is at its highest vertical position. The second crane is a
container cran¢ which is seen at all water ports in the Greater Vancouver area. The movement of
the containers is contained within the area of the frame and has no movement bevond this area.
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A Development Permit (DP 96-114) was completed for the western properties (including the
subject site) to determine the impact of the riverfront with the industrial uses in the area. The
resujt was a registered covenant to restrict any buildings being constructed within 30 meters from
the water’s edge. This setback may be adjusted, but js subject to a review by the Regional Water
Manager. This application does not propose any buildings to be located within the 30 meter
setback as per the covenant.

The condition of the site meets the City’s Flood Protection Bylaw (8204) where the lowest point
on the site is at the described level of 4.35 meters GSC. The floor level of the classroom and
administrative buildings are expected to be higher, and will be verified at the time of the
Building Permit,

The proposed height of these cranes meets the height limitations of the Vancouver International
Airport Zoning Regulations.

Overall, the proposal comptlies with the Official Community Plan and is in compliance with the
Industrial (1) zone (Section 12.1) of Zoning Bylaw 8500 except for the zoning variance noted
below.

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

1) Allow a variance to increase he maximum allowable height for accessory structures from
20.0 meters to 50.0 meters to support the installation and operation of cargo handling cranes.

Staff supports the proposed variance as the cranes are of steel construction and will allow
visibility beyond the site. The proposed use of the cranes is intended to be conducted during
weekday business hours and is not anticipated to cause a disturbance to adjacent properties.

Mirtchell Island is a designated industrial area, and therefore is un appropriate location for a
training facility which supports port related activities within the City.

Advisory Design Panel Comments

The proposed structure, buildings and landscaping in this proposal are considered limited in
scope and therefore was not presented to the Advisory Design Panel for review and comment.

Analysis

Conditions of Adjucency _

o The subject site is surrounded by Industrial uses and the North Arm of the Fraser River, The
proposed use will have minimal impact on adjacent sites as long as care in its operations to
mitigate annoyances (such as dust) onto adjacent properties.

o The installation of the handling cranes will have a visual impact on the area, but is not
anticipated to be extensive. Activity on the site is anticipated to occur during normal
business hours and night time ilumination of the property is to avoid direct illumination onto
adjacent properties. There hasn’t been much activity on this site for a few years, but the land
has been designated for Industrial use for some time.
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Urban Design and Site Planning

The applicant is proposing a site design where there is an obvious separation between the
administrative, classroom and storage areas, and the training area where the cranes and other
cargo movement activities will take place.

The access to the site is off Twigg Place for both smaller individual vehicles and larger
trucks. The parking tot is located to the west of the access point, running adjacent to the
street.

The two administrative and classroom buildings are small, single storey structures located
further west of the parking lot. Storage tents are located just beyond.

The cargo movement area to the south and west is where the bulk of the container and
material movement will take place.

The number of parking stalls mect the requirements of the Zoning Bylaw and the buildings
meet the setback, density, height and site coverage requirements.

The applicant will be adding landscaping within the three (3) meter wide buffer fronting the
property that will provide a more pleasant view of the site.

Architectural Form and Character

The administration buildings are too small to incorporate some of the design considerations
that are in the Urban Design Guidelines of the OCP. The location of the buildings are along
the street front for easy identification.

The storage tents located beyond the administration buildings and provide a good bufter to
the cargo movement area beyond.

Landscape Design and Open Space Design

In addition to the street trees that are along Twigg Place, the applicant is proposing a good
landscaping plan within the three (3) meter buffer fronting the site with the planting of trees
and shrubs that will provide a good visual buffer from the street and add to the permeability
to the site.

Additional landscaping is proposed to border the parking lot and the administrative buildings
from the other uses on the site.

As a condition of this Development Variance Permit, for the purpose of securing the survival
of the proposed landscaping, a security deposit of $8,500.00 in form of either cash or a Letter
of Credit is to be made prior to the issuance of this permit.

Crime Prevention Through Environmental Design

The site will have perimeter fencing and will be gated off at the access point.
Within the site, the use of landscaping will promote border areas to help identify how the site
is to be used and where, creating identifications of safety areas.
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Conclusions

Staff support the proposed height variance to the cargo handling cranes as they will not block the
visibility through the site. The additional landscaping along the street and around the parking
and administrative buildings will improve the visual impact on the site, the on site permeability
and the overall safety of the site.

o

David-J6hnson

Planner 2
Dl:cas

The following arc to be met prior to forwarding this application to Council for approval:
s  Receipt of a Letter-of-Credit for Jandscaping in the amount of $8,500.00.

o Completion of the subdivision application (SD 11-594667) to create the subject development lot.

Prior to future Building Permit issuance, the developer is required to complete the following:

e  The applicant is required to obtain a Building Permit for any conslruction hoarding associated with the
proposed development. [f construction hoarding is required to temporarily occupy a street, or any part thereof,
or occupy the air space above a street or any part thereof, addirtonal City approvals and associated fees may be
required as part of the Building Permit. For finrther information on the Building Permir, please coniact
Building Approvals Division at 604-276-4285.

¢  Submission of a construction traffic and parking management plan to the satisfaction of the Ciry's
Transportation Division (http://www.richmond.ca/services/tip/special.htm).
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City of Richmond

6911 No. 3 Road
Richmond, BC V6Y 2ClI
www.richmond.ca
604-276-4000

DV 12-603451 Attachment 1

Address: 11000 Twigg Place (formerly 11060 and 11200 Twigg Place)

Development Application
Data Sheet

Development Applications Division

Applicant. British Columbia Marine Employers Association Owner: Mitchell Island Holdings Inc.

Planning Area(s): _Bridgeport Area Plan (OCP Schedule 2.12)

Floor Area Gross: 1,243.0m” Floor Area Net:  1,243.0m?

| Existing | Proposed
Site Area: 19,163.8 m? 19,163.8 m’
Land Uses: General Industrial General Industriaf
OCP Designation: Industrial Industriat
Zoning: Industrial (1) Industrial (1)
On Future Subdivided Lots | Bylaw Requirement Proposed Variance
Floor Area Ratio: 1.0 FAR 0.06 FAR none permitted
Lot Coverage: Max. 60.0% 6.0% none
Setback — Front Yard: Min. 3.0 m 3.0m none
Setback — Side Yard: No minimum requirement none
Setback — Rear Yard: No minimum requirement none
Building Height (m): Max. 12.0 m 7.62m none
Accessory Structure Height (m); Max. 20.0 m . 50.0m 30.0m
e E 0
Roessibler 1 1
Total off-street Spaces: 14 31 none
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City of Richmond Development Variance Permit
Planning and Development Department

No. DV 12-603451

To the Holder: BRITISH COLUMBIA MARINE EMPLOYERS ASSOCIATION

Property Address: 11000 TWIGG PLACE
(FORMERLY 11060 AND 11200 TWIGG PLACE)

Address: SUITE 500, 348 RAILWAY STREET
VANCOUVER, BC V6A 1A4

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

2. This Development Variance Permit applies to and only to those lands shown cross-hatched
on the attached Schedule “A" and any and all buildings, structures and other developroent
thereon.

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

a) Allow a variance to increase he maximum allowable height for accessory structures
from 20.0 meters to 50.0 meters to support the installation and operation of cargo
handling cranes as shown on Pian #1-3 attached hereto.

4. Asacondition of the issuance of this Permit, the City is holding the security in the amount of
$5,000.00. to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shal! be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

5. 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.

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.

This Permit is not a Building Permit.
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No. DV 12-603451

To the Holder: BRITISH COLUMBIA MARINE EMPLOYERS ASSOCIATION

Property Address: 11000 TWIGG PLACE
(FORMERLY 11060 AND 11200 TWIGG PLACE)

Address: SUITE 500, 349 RAILWAY STREET
VANCOUVER, BC V6A 1A4

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

MAYOR
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Revision Date: 05/10/12
Note: Dimensions are in METRES
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