
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: February 5, 2015 

File: DP 14-676361 

Re: Application by the Greater Vancouver Sewerage & Drainage District for a 
Development Permit at 1000 Ferguson Road 

Staff Recommendation 

That a Development Permit be issued which would permit the Greater Vancouver Sewerage & 
Drainage District to construct a 550 m2 screening & de grit building, a 20 m diameter thickener, 
25 m2 thickener Pump station & four 36 m2 digester mixing pump buildings (one for each of the 
existing digesters) at 1000 Ferguson Road on a site designated an Environmentally Sensitive 
Area (ESA). 

WC:dcb 
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Staff Report 

Origin 

Greater Vancouver Sewerage & Drainage District (aka Metro Vancouver) has applied to the City 
of Richmond for permission to construct a 550 m2 screening & degrit building, a 20 m diameter 
thickener, 25 m2 thickener Pump station & four 36 m2 digester mixing pump buildings (one for 
each of the existing digesters). The site is designated an Environmentally Sensitive Area (ESA). 
The Iona Island Wastewater Treatment Plant (IIWWTP) is located at 1000 Ferguson Road on a 
site zoned "School and Institutional Use (SI)". 

The 119 acre site currently contains the main portion ofthe Iona Island Wastewater Treatment 
facility that provides primary sewage treatment facilities for approximately 600,000 residents in 
Vancouver, the UBC Endowment Lands and parts of Burnaby and Richmond. 

Under current Provincial legislation, the Greater Vancouver Sewerage & Drainage District 
(GVS&DD) is not required to submit a Development Permit application to the City for the 
proposed works however the GVS&DD has voluntarily agreed to bring its proposal forward for 
formal review through this Development Permit application. 

A rezoning is not required for the proposed works. 

Development Information 

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

Surrounding Development: 
• To the north, the North Arm of the Fraser River; 

• To the east, is Canfor Point within the lona Island Regional Park - zoned "School and 
Institutional Use (SI)"; 

• To the south, the lona Island causeway and lands under Port Metro Vancouver 
jurisdiction - both are zoned "School and Institutional Use (SI)"; and, 

• To the west, lona Beach, lona Jetty and the North Arm Jetty. lona Beach is zoned 
"School and Institutional Use (SI),'. The North Arm Jetty is not zoned. 

With the exception of the lona and North Arm Jetties, lona Island is entirely designated as 
"Conservation" in Richmond's Official Community Plan and is zoned "School and Institutional 
Use (SI)" under Zoning Bylaw 8500. 

The GVS&DD advises that the intent of the upgrade project is to "better enable the existing plant 
to meet the effluent quality requirements specified in its Operating Certificate" (Tera 
Environmental submission dated October, 2014). Specifically the upgrade will provide grit 
removal from the primary sludge, minimize screening debris entering the digesters, increase 
sludge thickening capacity and improve digester mixing efficiency. 
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The upgrade will result in seven (7) new structures erected on-site through this project: 
CD one - 550 m2 Screening and Degrit Building; 
.. one 20 m diameter Thickener; 
.. one - 25 m2 Thickener Pump Station; and 
.. four - 25 m2 Digester Mixing Pump Buildings. 

All the structures except the digester mixing pump buildings will be located off the east edge of 
the existing treatment facility. The four digester mixing pump buildings will be located adjacent 
to each of the four existing digesters currently on the site and will not impact any environmental 
features on the site. 

The screening and de grit building, the thickener facility and the thickener pump station need to 
be located on a raised and stabilized base in close proximity to the existing treatment plant. The 
location selected will result environmental impacts which are further detailed in this report along 
with a proposed mitigation/compensation strategy. 

Site preparation activities anticipated with this project include: 
.. Clearing of trees and vegetation; 
.. Grubbing and stripping to remove organics and overburden; 
.. Ground improvements, including placement of fill and ground densification; 
.. Removing biosolids stockpiles from some of the project footprint area; 
.. Paving and fencing installations. 

The GVS&DD is hoping to undertake the upgrade construction commencing in June, 2015 and 
completing the work by December, 2016. Project management is being undertaken by CH2M 
Hill Energy Canada. Environmental studies (environmental impact assessment and mitigation / 
compensation plan) were untaken by Tera Environmental Consultants. EDI Environmental 
Dynamics Inc. were retained to delineate both the extent of the natural boundary/high water 
mark of McDonald Slough and an upland wetland feature present in vicinity of the project site. 

Background 

The development site is located on Iona Island and is surrounded by portions of Metro 
Vancouver's Iona Beach Regional Park. The existing wastewater treatment plant opened in 1963 
and has undergone 6 expansions since that time to accommodate growth and treatment upgrades. 
Metro Vancouver's web site notes that the facility is regulated through an Operational Certificate 
issued by the BC Ministry of Environment. 

Related Policies and Bylaws 

The site is designated "Conservation" in Richmond's Official Community Plan. The OCP also 
designates the property as a Development Permit area as an Environmentally Sensitive Area. 
The specific designation at the subject site acknowledges the presence ofIntertidal, Shoreline 
and Freshwater Wetlands. The focus of the ESA DP guidelines within the OCP are intended to 
protect and enhance the environmental resources and ecosystem services. 
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Zoning Compliance 

Under the "School and Institutional Use (SI)" zoning there are no maximums in terms offioor 
area ratio, site coverage or building/structure height (however Transport Canada maximum 
height regulations apply). The proposed development complies with the existing "School and 
Institutional Use (SI)" zone. 

Advisory Design Panel Comments 

This application was not referred to the Advisory Design Panel as the upgrade project does not 
involve design components and is primarily focused on the mitigation and compensation efforts 
related to the foreseeable environmental impacts. 

Analysis 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and is generally in compliance with the "School and 
Institutional Use (SI)". The environmental impacts and proposed Compensation Plan were 
reviewed by the City's Environmental Review Panel (ERP) on December 10,2014. The 
Compensation Plan elements outlined in this report reflect the changes recommended by the 
ERP. 

An environmental assessment was undertaken by Tera Environmental (Compensation Plan final 
report dated January 2015). The assessment focuses on the anticipated impacts from the 
screening & de gritting facilities and the associated sludge thickener facilities that will be located 
to the east of the existing treatment plant since all the other building additions occur within the 
existing plant itself. 

Mitigation Measures 
Tera's report states that the initial planning and design of the project incorporated measures to 
mitigate environmental impacts. Specifically; 

• The majority of the Project footprint is situated on previously disturbed land, an old 
parking area and the existing biosolids storage site. 

• The Project footprint has been selected to minimize potential disturbance to the adjacent 
wetland and the forested buffer on the north edge of the wetland. 

• The existing row of trees along the western edge of the Project site, south of Area C, will 
not be removed. 

• The existing berm surround the wetland (outlined in blue on the attached reference plan) 
will not be removed. 
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Environmental Surveys 
Based on the addition requirements and site surveys, vegetation surveys were untaken in four 
areas that would be impacted by the new addition. The survey areas are labelled A through D on 
Plan # 1. 

Area A was found to be significantly vegetated with 68 trees (red alder, paper birch and 
cottonwood species) and a variety of under storey vegetation species (red elderberry, 
salmonberry, ivy, oceanspray, holly, etc.) The understorey was noted in include extensive areas 
were noted to include invasive species (Himalayan blackberry) and non-native species. 

Area B is located adjacent to a cattail marsh associated with a freshwater wetland to the 
southeast of the proposed addition. Treed overstorey in this area includes semi-mature red alders 
(14 trees) and 3 mature black cottonwoods. Under storey within the treed area was dominated by 
Himalayan blackberry, pockets of Oregon grape and Sitka willow. EDI Environmental 
Dynamics categorized the wetland to the east of Area B as having medium ecological value with 
high bird use (EDI 2014a). The wetland was noted as having no apparent direct connection to 
McDonald Slough. 

Area C is located along the west side of the proposed addition. Vegetation in this area will be 
eliminated by the project. The report notes that a stand of 188 black cottonwood trees had been 
previously removed from this area. The remaining understorey vegetation includes Himalayan 
blackberry, red elderberry, grasses and Canada thistle. 

Area D is located on biosolids stockpiles previously generated by the treatment plant operations. 
No trees are present in this area and ground vegetation includes herbaceous species such as 
grasses, nightshade and cattails. Approximately half of Area D will be impacted by the proj ect. 

Bird Habitat 
Field observations undertaken in August 2014 noted sixteen species of birds including spotted 
towhee, marsh wren, American robin, black-capped chickadee, cedar waxwing, American 
goldfinch, northwestern crow, song sparrow, common yellowthroat, Bewick's wren, Anna's 
hummingbird, willow flycatcher, barn swallow, glaucous-winged gull, Canada goose and a great 
horned owl. The breeding and non-breeding habitat of the observed bird species was used in 
determining which trees and shrub species would enhance the habitat in the area as part of the 
overall compensation strategy. 

Environmental Assessment and Impacts 
Tera's Compensation Plan notes that a total of 0.66 ha of native vegetation would be removed as 
a result of the project. Their assessment notes that the understory vegetation in the impacted area 
is poor and weedy, highly invasive species dominate the area. The existing site disturbance and 
invasive species pose limitations to native plant growth and the development of native 
ecosystems needed by bird and animal species with more specific habitat requirements. 

Additionally, the existing treed areas are noted as being patchy and dominated by red alder and 
cottonwood which limit secure cover or buffer vegetation. Based on the relatively poor 
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condition of the habitat present, Tera proposes that a compensation ratio of 50% (i.e. 0.33 ha) is 
appropriate for compensation and enhancement. 

Compensation Measures and Overall Approach to Compensation 
Compensation measures proposed for this project are generally described in Tera's report as 
follows: 

• Removal of invasive species from areas identified for planting. 
• Riparian restoration - planting of native trees and shrubs on the wetland berm on the east 

side of the existing parking lot and the project site. 
• Planting with native, fruit-producing shrubs adjacent to the wetland berm and along the 

west side of the existing parking area. 
• Native grass seeding adjacent to the new access road at the southeast end of the project. 
• Tree replacement with native trees valued by bird species in selected areas (e.g. along the 

wetland berm, around the sewage lagoons and west of the existing parking area). 
• Bird habitat enhancement through planting native trees and shrubs adjacent to the sewage 

lagoons west of the existing treatment plant. 

The Compensation Plan proposes a maximum of 3,300 trees and shrubs to be planted inclusive 
of a minimum 564 trees (3: 1 compensation for the trees removed in Area C). Compensation 
trees will be a mix of sizes with two thirds being greater than 1.2 m in height dbh and one third 
being small stock (30-45 cm) - sizes found to have a better survival rate than larger trees in 
natural areas and are also more likely to be available from local providers. The tree sizes are 
generally consistent with the Riparian Restoration Guidelines provided by the Ministry of 
Environment's planting guidelines. 

Plan # 2 shows the primary areas proposed to be cleared and the general areas for compensation 
measures outlined above. 

Plan # 3a provides a summary of the compensation plan showing the tree and shrub species and 
quantities to be planted in each of the proposed compensation locations identified in Plan #2. An 
overall balance sheet summarizing the anticipated impacts and the objectives of compensation 
measures proposed is provided in Plan #3b. 

Plan # 4 provides plan details of the proposed building additions and site modifications needed to 
accommodate the treatment plant upgrades. 

The Compensation Plan strategy assesses the different species of birds using this area and 
outlines their specific habitat needs in relation to what the existing habitat currently provides. 
From this information tree, shrub and ground cover selections are proposed which will fill in 
gaps and enhance the usefulness of the area for these birds. The enhancement planting is 
proposed to be installed in areas where invasive vegetation or lower quality vegetation will be 
removed. This approach should result in both a higher quality and more productive habitat for 
the bird species using this area. 
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Landscape Securities and Commitments 
As Metro Vancouver is a superior level of government they have indicated that they are not able 
to bond for the landscaping installations as normally required through a Development Permit. 
Metro Vancouver has agreed, however, to provide a letter of commitment to undertake the 
vegetation installation and the other works outlined in the Compensation Plan. Metro Vancouver 
will also commit to preparing and reviewing the final detailed planting plan with the City of 
Richmond prior to the landscaping installations which will not occur until the majority of the site 
construction works have been completed (i.e. in approximately 2 years time). Consideration for 
notification signage of the compensation areas as protected natural areas can also be reviewed 
with the City at that time. 

The Compensation Plan includes provision for monitoring the vegetation installations for a 
period of 3 years with a target of at least 80% survival. Replanting for any shortfall less than this 
target will be undertaken by the installer. 

Other Issues Associated With the Project 
a.) Anticipated Traffic Impacts 
CH2M Hill representatives have confirmed that the plant increase is expected to result in an 
increase of one truck every two days to the site. The City's Transportation staff have reviewed 
this from a traffic management perspective and advise that there are no transportation concerns 
with the expansion. 

b.) Environmental Management Act Release 
The BC Ministry of Environment has provided a release pursuant to the Local Government Act 
(section 946.2(2)(b)) allowing the City of Richmond to approve the Development Permit for this 
project. 

c.) External approvals 
CH2M Hill representatives have indicated that the project had been reviewed by Port Metro 
Vancouver in 2014 and the advice provided was that the project would not require notification to 
the BC Ministry of Forests, Lands and Natural Resource Operations as the shoreline will not be 
impacted by the expansion and the overall use is not changing. 
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Conclusions 

The Greater Vancouver Sewerage & Drainage District has voluntarily agreed to submit an 
application for Development Permit to address their expansion project and respond to the 
environmental impacts arising from the proposal. They have worked with City staff to address 
concerns related to these impacts and achieve a solution that will result in a net benefit to 
wildlife and habitat enhancement in the area. 

Staff recommend support for the Development Permit to permit construction of a 550 m2 

screening & de grit building, a 20 m diameter thickener, 25 m2 thickener Pump station & four 
36 m2 digester mixing pump buildings (one for each of the existing digesters) and the 

implementation of the Compensation Plan as outlined in this report. 

David Brownlee 
Planner 2 

DCB:cas 
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The following are to be met prior to forwarding this application to Council for approval: 
• Receipt ofa Letter of Commitment from Greater Vancouver Sewerage & Drainage District to: 

o Undertake and maintain the landscaping installations (outlined in the Compensation Plan from Tera 
Environmental Consultants (dated January 2015); 

o Implement the wetland mitigation measures outlined in the Memo from Tera Environmental Consultants 
(dated October 24,2014); and, 

o Consult with the City of Richmond on the preparation of the detailed planting plan and consideration of the 
installation of Protected Natural Area signage prior to the landscaping installations as outlined in the 
Compensation Plan (Tera January 2015). 

Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

proposed development. If 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, additional City approvals and associated fees may be 
required as part ofthe Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 
Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportation Division (http://www.richmond.ca/services/ttp/special.htm). 
If applicable, payment oflatecomer agreement charges associated with eligible latecomer works. 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-676361 Attachment 1 

Address: 1000 Ferguson Road 

Applicant: Greater Vancouver Sewerage & Drainage District 
Greater Vancouver Sewerage & 

Owner: Drainage District 

Planning Area(s): Sea Island 
~--~~---------------------------------------------------------

I Existing I Proposed 
Site Area: 48.35 ha (Approx.119.5 acres) Unchanged 

Land Uses: Park and Waste Water Treatment 
No Change Facility 

OCP Designation: Conservation No Change 

Zoning: School and Institutional Use (SI) No Change 

I Bylaw Requirement Proposed Variance 

Floor Area Ratio: No Maximum Undetermined none permitted 

Undetermined - aerial 

Lot Coverage: No Maximum 
photo analysis 

None 
conservatively estimates 

6.5% of the site. 

Setback - Front Yard: Min. 6.0 m Greater than 6.0 m None 

Setback - Interior Side and Rear 
Min. 3.0 m Greater than 3.0 m None 

Yards: 
Max. 12 m within 10 m of 

18.68 m including the 
Height (m): a residential zone. None 

Elsewhere No Maximum 
support base. 

Lot Size: No Minimum 
48.35 ha (Approx.119.5 

None acres) 
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City of 
Richmond Development Permit 

No. DP 14-676361 

To the Holder: Greater Vancouver Sewerage & Drainage District 

Property Address: 1000 Ferguson Road 

Address: 4330 Kingsway, 
Burnaby Be V5H 4G8 

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

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

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

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

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

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4480991 

ISSUED BY THE COUNCIL THE 
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Richmond 
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SUBJECT~~~~~'~; SITE -
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