
City of 
Richmond 

Report to Committee 

To: Planning Committee Date: August 13, 2019 

From: Wayne Craig File: RZ 18-824565 
Director, Development 

Re: Application by SNC Lavalin Inc. for Rezoning of portions of 12700 and 12800 
Rice Mill Road, 12280 and 12300 No. 5 Road from Agriculture (AG1) and Light 
Industrial (IL) to a Site Specific Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9940 to create the "BC Ferries Fleet 
Maintenance and Moorage (ZI14)" zone, and to: 

1) Rezone 12300 No. 5 Road and 12800 Rice Mill Road from "Light Industrial (IL)" to "BC 
Ferries Fleet Maintenance and Moorage (ZI14)" and; 

2) Rezone a portion of 12280 No.5 Road and 12700 Rice Mill Road from "Agriculture 
(AG1) and Light Industrial (IL)" to "BC Ferries Fleet Maintenance and Moorage (ZI14)"; 

be introduced and given first reading. 

;)~ ~:_,, 
Wav{e Craig \ J 
Director, De~el5p¥ent 

WC:ke 0 
Att. 

ROUTED To: 

Transportation 

REPORT CONCURRENCE 

CONCURRENCE CONCURRENCE OF GENERAL MANAGER 
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Staff Report 

Origin 

SNC Lavalin Inc., on behalf of BC Ferry Services Inc. (BC Ferries), has applied to the City of 
Richmond for permission to rezone a portion of 12700 and 12800 Rice Mill Road, 12280 and 
12300 No.5 Road from Light Industrial (IL) and Agriculture (AG1) to a new site specific zone 
"BC Ferries Fleet Maintenance and Moorage (ZI14)" in order to allow for the phased upgrading 
of BC Fenies Fleet Maintenance Unit (FMU) located in the Shellmont Planning Area between 
No. 5 Road and Highway 99. The site will be consolidated into one parcel bisected by the 
existing CN Rail line which runs through the prope1iy. 

This report responds to the following referral from the June 18, 2019 Planning Committee 
meeting: 

That the staff report titled "Application by SNC Lava/in Inc. for Rezoning of Portions of 
12700 and 12800 Rice Mill Road, 12280 and 12300 No. 5 Road.fi'om Agriculture (AG 1) 
and Light Industrial (IL) to a Site-Specific Zone" be referred back to staff to consult with 
the Ministry of Transportation and Infi'astructure and all appropriate bodies for 
acknowledgement that they understand the implications of this application on the George 
Massey Tunnel enhancement project and City of Richmond property and report back as 
soon as possible. 

Findings of Fact 

At the June 18, 2019 Planning Committee meeting, there was discussion about the corporate 
structure of BC Ferries in relation to project approval to upgrade the BC Ferries FMU. The 
applicant has provided this information, summarized as follows: 

• BC Ferries is an independently managed company. 
• The BC Ferries Commissioner acts as an independent commercial regulator. Their 

responsibility includes reviewing and considering any proposals for major capital 
expenditures for approval. 

• The Province of BC establishes policy and service levels. 
• The Province of BC does not make decisions on deploying capital assets or incurring 

capital expenditures. Those are left to BC Ferries management, although BC Ferries 
Commissioner review and approval is required for large capital expenditures. 

• The proposal to upgrade the BC Ferries FMU requires approval from the BC Ferries 
Commissioner. This approval process would be sequenced with the development 
applications required from the City. 

• The applicant anticipates this project will be submitted to the BC Ferries Commissioner 
in late 2019. 
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Additional Consultation Undertaken 

In response to the June 18,2019 Planning Committee referral, a letter (dated June 27, 2019) was 
sent from the City to applicable groups within the Ministry of Transportation and Infrastructure 
(the Ministry), including the staff lead for the George Massey Crossing project team 
(Attachment A copy of City letter to the Ministry). 

The City's letter sought confirmation that the George Massey Crossing project team is aware of 
and also has no concerns with the proposed rezoning application involving the BC Ferries site, 
and City prope1iies located n01ih ofthe BC Ferries site at 12851 Rice Mill Road and 12100 
Hartnell Road (Attachment B Property Map). 

In addition, the City requested further clarification of the Ministry's expectations, anticipated 
process and timing related to the City's property at 10640 No.5 Road (i.e., the Gardens 
Agricultural Park) located near the northwest corner of Highway 99 and Steveston Highway. 

Prior to the June 18, 2019 Planning Committee meeting, City staff consulted with and received a 
response on February 8, 2019 from Ministry staff at the Lower Mainland District office 
indicating no objection to the proposed rezoning application. 

Ministry Response 

In response to the City letter, written correspondence has been received from the Ministry and 
additional communication occurred amongst City and Ministry staff (including the project lead 
on the George Massey Crossing project team). The following is a summary of the Ministry 
responses to City staff on this matter: 

• Confirms that the Ministry, including the George Massey Crossing project team, continue 
to have no objection to the BC Ferries FMU rezoning proposal (12700 & 12800 Rice 
Mill Road, 12280 No 5 Road, 12300 No 5 Road), consistent with the Ministry's response 
to the City on February 8, 2019. 

• For City properties (10640 No.5 Road; 12851 Rice Mill Road and 12100 Hartnell Road), 
the Ministry communicated that as potential solutions for the George Massy Crossing are 
still under study, the Ministry is not in a position to comment further on these sites. 

City staff work closely and are in continuous contact with Ministry staff with the George Massey 
Crossing project team. Council will be updated as soon as additional information and updates 
become available on this matter. 

Analysis 

In relation to the BC Ferries FMU rezoning proposal, the position of the Ministry, including the 
George Massey Crossing project team, remains unchanged and consistent with their previous 
comments provided to the City on February 8, 2019 indicating no objection to the rezoning. 

For the three separate City properties ( 12851 Rice Mill Road, 12100 Hartnell Road and 10640 
No. 5 Road), the Ministry indicates that a review of the George Massey Crossing is underway 
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and that until a solution has been confirmed, they would not be in a position to comment on the 
City properties at this time. 

The previous staff report and accompanying attachments, including rezoning considerations, 
remain applicable and are contained in Attachment C. 

Conclusion 

This report responds to the June 18, 2019 Planning Committee referral for staff to undertake 
additional consultation with the Ministry, including the George Massey Crossing project team, 
and report back. Ministry staff has responded confirming no objections to the subject rezoning 
as summarized in this report. 

Based on the additional consultation with and response from the Ministry, Staff recommend that 
Richmond Zoning Bylaw 8500, Amendment Bylaw 9940, to rezone a portion of 12700 and 
12800 Rice Mill Road, 12280 and 12300 No.5 Road from Light Industrial (IL) and Agriculture 
(AG1) to a new site specific zone "BC Ferries Fleet Maintenance and Moorage (ZI14)" in order 
to allow for the phased upgrading ofBC Ferries FMU, be introduced and given first reading. 

Kevin Eng 
Planner 2 

KE:lce 

Attachment A: City letter (dated June 27, 2019) to the Ministry (includes Attachments 1-3) 
Attachment B: Property Map 
Attachment C: Original Staff report and attachments (includes Attachments 1-8) 
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City of 
Richmond 

June 27, 2019 
File: 10-6350-05-08/2019-Vol 01 

Lina Halwani 
Director, Planning and South Coast Region Major Project Lead 
Ministry of Transportation and Infrastructure 
Suite 310- 1500 Woolridge Street 
Coquitlam, BC V3K OB8 

Dear Ms. Halwani: 

ATTACHMENT A 

69'11 No.3 Road, 
Richmond, BC V6Y 2CI 

www.richrnond.ca 

Planning and Development Division 
T1·ansporta tion 

He: Council Refenal Regarding BC Ferries, City-Ovmed Lands and the George Massey 
Crossing Project 

At the City of Richmond's Planning Committee meeting held June 18, 2019, the Committee considered a 
rezoning application (RZ 18-824565) for portions of the BC Ferries Fleet Maintenance Unit site on the 
south side of Rice Mill Road in the vicinity of Highway 99 and the notih entra11ce to the George Massey 
Tunnel. The staff report can be found at: htlm~ifwww.richmond.ca/ . shared/assets/ 4 -

BL9940 PLN 06181953869.pdf. The Committee minutes can be found at: 
https://www.richrnond.ca/cityhall/council!agendas/planning/20 19/061819 .J11inutes.htm (scrol I to Item 4). 

Following discussion amongst Committee members regarding the potential impacts of this application on 
the future George Massey Crossing project, the report was referred back to staff "to consult with the 
Ministry ofTransportation and lilfrastructure and all appropriate bodies for acknmvledgement that they 
understand the implications ofthis application on the George Massey Tunnel enhancement project and 
City ofRichmond property and report back as soon as possible." 

For your reference, Attachment 1 is the response from Ministry staff to the City indicating no objection to 
the proposed rezoning application. The City is seeking confirmation that the George Massey Crossing 
project team is aware of and also has no concerns with the rezoning application, particularly with respect 
to the BC Ferries and City prope1iies at 12851 Rice Mill Road and 12100 Hmtnell Road as shown in 
Attachment 2. 

The City further requests clarification of the Ministry's expectations, anticipated process and timing 
related to the City's property at 10640 No. 5 Road (i.e., the Gardens Agricultural Park) located near the 
northwest corner of Highway 99 and Steveston Highway (Attachment 3). 

For clarity, the table below provides further detai Is on the properties identified in Attachments 2 and 3. 

"~·:::::::~---. 

6220730 
// ' 
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Owner Address PID Legal 
121 00 Hartnell Road 003-538-451 LOT 6 SEC 6&7 BLK 3N RG 5W PL NWP23654 Lot 6, Block 3N, Plan 

City of 12751 Rice Mill Road NWP23654, Section 6&7, Ra~_ge 5W, New Westminster Land District 
Richmond 

12851 Rice Mill Road 004-203-691 
SEC 6 BLK 3N RG 5W PL NWP25346 Parcel A, Block 3N, Plan 
NWP25346, Section 6, Range 5W, New Westminster Land District 

12700 Rice Mill Road SEC 7 BLK 3N RG 5W PL NWP25346 Parcel B, Block 3N, Plan 

12280 No.5 Road 004-203-780 NWP25346, Section 7, Range 5W, New Westminster Land District, 

BC Ferry -- Except Plan 20. 834 AC TAKEN FOR HWY 
LOT 7 SEC 7/8 BU< 3N RG 5W PL NWP27577 Lot 7, Block 3N, Plan 

Services 12300 No. 5 Road 004-161-980 NWP27577, Section 7/8, Range 5W, New Westminster Land District 
Inc 

LOT 1 SEC 7 BU< 3N RG 5W PL BCP14018 Lot 1, Block 3N, Plan 
12800 Rice Mill Road 026-081-181 BCP14018, District Lot 6852, Section 7, Range 5W, Group 1, New 

Westminster Land District, & DL 8018 DEAS FERRY BASIN 
City of 1 0640 No. 5 Road 028-631-595 LOT F SEC 31 BU< 4N RG 5W PL EPP12978 Lot F, Block 4N, Plan 
Richmond EPP12978, §_~gtiqr1JJ,!39.Q_g_e 5 W, New Westminster Land District -··-·-··-··-·-· ·······- ···········-··-·---··-·-· 

We request a response to this letter prior to July 31, 2019 so that the Ministry's comments can be taken 
into consideration by Committee and Council at the first meeting in September 2019. If you have any 
questions, you may contact me directly at lbie@richmon_9.ca or 604-276-4131. 

yours trulz,. 

l ; l z-,~, !' ... 
,(/ • .I 

Lloyd · ie, . Eng. 
Direc or, Transportation 

pc: Elena Parmer, District Manager, Lower Mainland Disb·ict, Ministry of Transportation and 
Infrastmcture 

LB:jc 

David Sharpe, FMU Executive Director, BC Ferries 
David McWalter, Project Manager, SNC Lava lin 
Wayne Craig, Director, Development, City of Richmond 
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Attachment 1 

Brownlee, David 

From: Cruz, Roanna S TRAN:EX <Roanna.Cruz@gov.bc.ca> 
Friday, 8 February 2019 10:43 Sent: 

To: 8rownlee,David 
Subject: RE: Rezoning Within the Controlled Area-12700 and 12800 Rice Mill Road, 12280 and 

12300 No. 5 Road BC Ferries FMU • RZ 18·824565 

HI David : 

Richmond File: RZ 18-824565 

MOll File: 2019-00692 

I apologlz 1 unfortunat ly I did not a sign this referral to anyon and It has just come to my attention that we have not 
provided ~ny comment's. 

We have no objection to the proposed rezoning. Please note the following comments: 

• The Provincial Approving Officer has confirmed that he does not need to sign off on the subdivision plan for the 
consolidation of properties. 

• The proposed dll<e alignment within MOl l right-of-way will require permit approval from the ministry. Deta iled 
design drawings will need to be submitted to this office for review and approva l. 

• The existing building within the encroachment Into Rice Mill Road has a permit th~t was Issued from this offi ce 
on October 511

', 2018, Permit No. 2018-05498. The permit was Issued to Brit ish Columbia Ferry Services Inc. and 
allows an existing building to be located approximately 1.82 metres from the Highway 99 right-of-way. When 
this building Is demolished, any replacement buildings must meet our minimum setback of 3 met res or the 
municipal setback, wh ichever Is greater. 

• The provincial building/structure setback Is 4.5 metres (from the Highway 99 right-of-way). The 
building/structure setback can be reduced to 3 m when there Is xlst lng alternative access to a municipal 
street. See Section 12 of the Provincial Public Undertakings Regulation BC Reg. 513/ 2004. If the mun icip~ l 

setback is greater, the greater setback will 
apply. http://www.btl ws.ca/EPLibrariP / bc:laws new/document/ID/frPe$lde/513 2004#section12 

• An access permit for the existing Rice Mill Rd access road has been issued from this office. Permit No. 2016-
04984 was Issued to Brit ish Columbia Ferry Services Inc. dated November 21, 2016 for the installation 1 

operation and maintenance of and access/access road (with in Ministry right-of-way) along Hwy 99 at Rice Mill 
Road. 

• Please provide the storm water management plans for ou r review. 

Roanna Cruz 
Sr. District Development Technician 
Ministry of Transportation and Infrastructure 
Lower Mainland District 
#310 -1500 Woolridge Street 
Coqultlam, B.C. V3K 088 
Phone: 604-527-2243 
Email: Roanna.Cruz@goy.bc.ca 
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From: Brownlee,Davld (mallto:DBrownlee@richmond.cal 
Sent: Monday, October 15, 2018 12:34 PM 
To: Cruz, Roanna S TRAN:EX 

Attachment 1 Cont'd 

Subject: Rezoning Within the Controlled Area-12700 and 12800 Rice Mill Road, 12280 and 12300 No.5 Road BC Ferries 
FMU 

Good afternoon Roanna; 
Attached Is our request for review of the BC Ferries Fleet Maintenance Facility (FMU) at the De as Basin adjacent to the 
Massey Tunnel In Richmond. 
The application Is for a partial rezoning of the BC Ferries FMU site. 
Please feel free to contact me If you have any questions regarding the submission. 

Regards 

David Brownlee I Planner 2 
City of Richmond 
Development Applications Department 
6911 No. 3 Road, Richmond, 13.C., VGY 2C1 
Tel : 604-276-4200 
Oct 15 2018 

PLN - 122



Attachment 2 

City and BC Ferries Propet·ties on Rice Mill Road 
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Attachment 3 

City Property near northwest comer of Highway 99 and Steveston Highway 
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City of 
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City of 
Richmond 

ATTACHMENT C 

Report to Committee 

To: Planning Committee Date: June 3, 2019 . 

From: Wayne Craig File: RZ 18-824565 
Director, Development 

Re: Application by SNC Lava lin Inc. for Rezoning of portions of 12700 .and 12800 
Rice Mill Road, 12280 and 12300 No. 5 Road from Agricultural (AG1) and Light 
Industrial (IL) to a Site Specific Zone 

Staff Recommendation 

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9940 to create the "BC Ferries Fleet 
Maintenance and Moorage (ZI14)" zone, and to: 

1) Rezone 12300 No.5 Road and 12800 Rice Mill Road from "Light Industrial (IL)" to "BC 
Ferries Fleet Maintenance and Moorage (ZI14)'' and; 

2) Rezone a portion of 12280 No. 5 Road and 12700 Rice Mill Road from "Agricultural 
(AG 1) and Light Industrial (I,:.,)'' to "BC Ferries Fleet Maintenance and Moorage (ZI14)"; 

be introduced and given first reading. 

REPORT CONCURRENCE 

ROUTED TO: CONCURRENCE CONCURRENCE OF GENERAL MANAGER 

Engineering ~ .·~~ Sustain ability 

5977294 PLN -153 
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Staff Report 

Origin 

SNC Lavalin Inc., on behalf ofBC Ferry Services Inc. (BC Ferries), has applied to the City of 
Richmond for permission to rezone a portion of 12700 and 12800 Rice Mill Road, 12280 and 
12300 No.5 Road from Light Industrial (IL) and Agricultural (AG1) to a new site specific zone 
"BC Ferries Fleet Maintenance and Moorage (ZI14)" in order to allow for the phased upgrading 
ofBC Ferries Fleet Maintenance Unit (FMU) located in the Shellmont Planning Area between 
No. 5 Road and Highway 99 (Attachment 1). The site will be consolidated into one parcel 
bisected by the existing CN Rail line which runs through the property. 

The redevelopment project is intended to replace ageing infrastructure, improve the efficiency of 
the operation, implement flood protection measures for the site, and generally ensure that the 
facility meets the long-term demands of the BC Ferries fleet. This application represents the first 
two phases of a longer term planned upgrade of the BC Ferries Fleet Maintenance site. 

BC Ferries was transformed from a Provincial Crown Corporation into an independent 
commercial operation in April, 2003. As a result of this transformation, BC Ferries is required to 
seek municipal approvals which previously it was not obligated to do. The nature and extent of 
the proposed redevelopment have necessitated the request for rezoning of a portion of the site to 
bring the land use designations into line with the use of the site. 

Findings of Fact 

BC Ferries Fleet Maintenance Unit (FMU) site is generally located south of Rice Mill Road 
between No.5 Road and the Highway 99 right of way and is centered around the Deas Basin 
where the ferry vessels moor while being repaired and serviced. Some outdoor storage occurs on 
lands immediately to the west of the basin and there is an existing small office building and staff 
parking lot at the northeast corner of the site, but the majority of the land side active fleet 
maintenance operations occur east of the basin and south of the CN Rail corridor which bisects 
the site. That area contains more than 20 larger buildings and numerous smaller structures that 
support BC Ferries on-going maintenance operations providing parts storage, mechanical 
workshops, paint shops, fabrication areas, office space and staff amenities, etc. The site is a 
secured facility with 24 hour security provided in accordance with Federal regulations. 

The foreshore area of the site and the vegetated forest stands in the no1thwest corner of the site 
north of the CN Rail corridor are designated in the City's Official Community Plan (OCP) as 
Environmentally Sensitive Areas (ESA). Riparian Management Areas (RMA) have been 
designated along the south side ofRice Mill Road and along the MOTI sloughjust east of the 
site. (Attachment 2, Plan # q). 

5977294 PLN -154 
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Surrounding Development 

Surrounding Development is as follows: 
To the North: An 8.26 ha (20.41 acre) Agriculture (AGl) zoned vacant pa:t;cel at 12751 Rice 

Mill Road owned by the City and the 1.67 ha (4.13 acre) model airplane park 
at 12851 Rice Mill Road. The airplane park is also zoned Agriculture (AG 1 ). 
The watercourse along the south side of Rice Mill Road is designated as a 
Riparian Management Area (RMA). 

To the East: A Ministry ofTransportation and Infrastructure (MOTI) right-of-way 
containing the access road to the BC Ferries site, Highway 99 and the 
beginning of the George Massey Tunnel. A drainage watercourse that runs 
along Highway 99 just east of the BC Ferries site is designated as a 15m 
Riparian Management Area (RMA). 

To the South: The Fraser River. The foreshore area ofthe Fraser River is designated as an 
Environmentally Sensitive Area. 

To the West: Five "Agricultural (AGl)" and·two "Light Industrial (IL)" zoned parcels lie 
between BC Ferries property and No. 5 Rd. Only the south-west portion of 
BC Ferries' property abuts No.5 Rd. The five agricultural parcels range in 
area between 1,335 m2 (0.33 ac) and 6,677 m2 (1.65 ac). All ofthese 
agricultural lots are outside ofthe Agricultural Land Reserve. The two light 
industrial parcels are 1,780 m2 and 2,266 m2 (0.44 ac and 0.56 ac) in area 
respectively. 

A CN Rail right-of-way bisects the site curving around, and just north of, the Deas Basin. 

Development Information 

The proposed rezoning will apply to only the portion of the BC Ferries owned lands south ofthe 
CN Rail corridor (i.e. the Deas Basin and lands on both sides of the basin as shown in 
Attachment 1 ). BC Ferries lands north of the CN Rail corridor will retain their current zoning. 
The rationale for the partial rezoning is primarily to focus on the active area of the site. 

This redevelopment project involves a two phased redevelopment of the FMU facility spread 
over a period of approximately five years (20 19-2024 ). The scope of work generally includes: 

• 

• 

• 

5977294 

Demolition of a number of existing buildings; 
Site preparation and services; 
Construction of new consolidated industrial buildings; 
Raising portions of the site by approximately 0.55+/- m to adjust for anticipated climate 
change induced sea level rise; 
Supplying and installing a new basin crane with up to 50 ton capacity; 
Constructing marine foundations and a loading pier for the basin crane; 
Upgrading of utility connections (e.g. water, sanitary, etc.); 
Providing compensation and enhancement for Environmentally Sensitive Area (ESA) and 
Riparian Management Area (RMA) impacts; and 
Building an advanced section of the dike network planned for the facility . 
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The two phases of redevelopment will result in the construction of approximately 15,502.0 m2 

(166,862 fe) of new building construction and the retention of approximately 6,209.5 m2 

(66,838.5 ft2
) of existing buildings. Each development phase will be coordinated with increases 

in the site grades intended to mitigate flood risk. 

Although the majority of the works will occur in the south-east area of the site south of the CN 
Rail line, some utility upgrades will also occur along Rice Mill Road and through portions of the 
lands north of the CN Rail to accommodate pipe upgrades. An overview of the utility works is 
provided in the "Analysis" section of this report. 

Conceptual Development Plans are provided in Attachment 2 and a Development Application 
Data Sheet providing technical details about the development proposal is provided in 
Attachment 4. 

In addition to the conceptual plan set submission, SNC Lavalin has undertaken and submitted a 
number of technical studies (listing provided in Attachment 6) in support of its Rezoning. 
application. Each of these submissions have been reviewed by staff and comments on key 
aspects from the documents are included in the "Related Policies & Studies" and "Analysis" 
sections below. 

Related Policies & Studies 

Official Community Plan 

BC Ferries FMU site is designated for "Industrial" land use in the Official Community Plan 
(OCP). 

BC Ferries current and proposed future use of the FMU site is principally industrial use oriente<;! 
to marine vessel repair and maintenance. The proposed uses are compliant with the OCP's 
"Industrial" designation. 

Portions of the site are also designated as Environmentally Sensitive Areas (ESA). This is 
discussed further in the following section. 

Environmentally Sensitive Areas and Riparian Management Areas 

Portions of the site along the waterfront and in the northwest corner of the site north of the CN 
Rail right-of-way are designated in the City's Official Community Plan (OCP) as 
Environmentally Sensitive Areas (ESA). The area paralleling the southern edge of Rice Mill 
·Road is designated as a 5 m wide Riparian Management Area (RMA). As required by the City's 
OCP, SNC Lavalin, on behalf ofBC Ferries, has submitted a separate Development Permit 
application (DP 18-824566) to address potential impacts to the ESA and RMA designated areas 
as a result of the proposed development. A description ofthe proposed ESA impacts and 
compensation/enhancement is provided in the "Analysis" section of this report .. The proposed 
compensation plan will create a net gain of over 2: 1 in functional habitat, improving poor to low 
quality habitat within the industrial site. 
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BC Ferries Agriculturally Zoned Parcels 

As noted earlier, portions of the BC Ferries properties are zoned "Agricultural (AG1)", however, 
none of the properties involved are within the BC Agricultural Land Reserve. The Agricultural 
zoning is a remnant from when the area was farmed prior to the Massey Tunnel construction. 
The zoning was not updated when BC Ferries acquired the site as they were originally a 
Provincial Crown operation and not subject to Municipal land use jurisdiction. Under the cunent 
applicatton only those portions ofthe agriculturally zoned lands south of the CN Rail conidor 
are proposed to be rezoned. 

Floodplain Management Implementation Strategy 

The operational portions of the BC Ferries site will lie outside the City's diking system. Under 
the City's Flood Plain Designation and Protection Bylaw No. 8204 developments outside the 
dike system would typically be required to meet the Flood Construction Level (FCL) of 4.3'5 m 
GSC. The proponent is seeking a site-specific exemption on the basis of an engineer prepared 
flood protection plan which would see portions of the site raised in coordination with the site's 
.redevelopment and the establishment of Statutory Right-of-Ways for current and future dike 
construction across portions of the BC Ferries site. BC Ferries Floodplain Management response 
and the City Engineering staffs analysis are discussed in more detail in the "Analysis" section of 
this report. 

Fisheries and Oceans Canada (DFO) 

As the proposed redevelopment will involve in-water works to accommodate a tower crane, 
stormwater outfall replacement and pier installation, a review was undertaken by the Federal 
Department of Fisheries and Oceans (DFO). On the basis oftheir assessment, DFO has issued a 
letter of advice to BC Ferries (Attachment 7) with a series ofrecommended measures such as 
working within instream timing windows, use of an Environmental Monitor, installation of silt 
curtains, pile installation via vibratory hammer instead of impact pile driving, etc. Subject to BC 
Ferries implementing these measures, DFO concluded that the project would not result in serious 
harm to fish or prohibited effects on listed aquatic species at risk. Authorization under the 
Fisheries Act or a permit under the Species. at Risk Act would therefore not be required. 

NAV Canada 

NA V Canada reviewed the proposed works and subsequently issued a letter to BC Ferries (dated 
October 25, 2018) advising that "they have no objection to the project as submitted". 

Transport Canada 

Transport Canada has reviewed the proposed development plans and determined that "the work 
is not likely to substantially interfere with navigation". On the basis of their review and subject 
to adherence to five terms and conditions relating to the quality of construction, lighting, removal 
of piles and prohibitions to obstruction of navigation aids/navigation, Transport Canada has 
issued their permission to proceed. 
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BC Ministry of Transportation and Infrastructure (MOT!) Review 

Correspondence from the Ministry of Transportation and Infrastructure (MOTI) was received on 
February 11, 2019 advising that the Ministry has no objection to the proposed rezoning. 

BC Ministry of Environment Review 
. 

A site profile and a remediation plan were submitted to the Ministry of Environment & Climate 
Change Strategy by BC Ferries and SNC Lavalin. Their submission noted that all contamination 
at, and migrating from, the site has been delineated and outlined a remediation plan that would 
be coordinated with the site's redevelopment. 

The Ministry has issued a release letter (dated October 29, 2018) indicating that the site profile 
was satisfactory and that they have accepted the proposed remediation plan. The Ministry's 
letter states that "pursuant to the Local Government Act (section 557(2)(e)), that the City of 
Richmond may approve the zoning and development permit application under this section 
because the Director has received and accepted a notice of independent remediation with respect 
to the site". The Ministry's release applies to the entire BC Ferries site, not just to the area to be 
rezoned. 

Analysis 

Transportation and Site Access 

A Traffic Impact Study (TIS- report dated December 6, 2018) was prepared and submitted by 
SNC Lavalin. The intent of the report was to: 

• Determine the current level of traffic to the site and whether the site's traffic can be 
accommodated in surrounding roads with future growth; 

• Review the parking requirements; 
• Review site accessibility by al.temate modes; 
• Establish improvements needed to accommodate traffic as required: 

The report notes that during peak season the facility employs a workforce of approximately 200 
staff consisting of 140 B C Ferries employees and 60 contractor employees with the peak season 
running from early September to early May. The site typically operates with two shifts during 
that period and only one shift during non-peak season. The report also indicates that BC Ferries 
does not anticipate any increase in the number of workers at the site after it has been 
redeveloped. 

The TIS conClusions are that the site's operation and associated trafftc can be accommodated 
with no additional off-site upgrades required. Rice Mill Road was found to be adequate for 
pedestrian and cyclist travel. The development will provide on-site showers, change rooms and 
bike parking/lockers to encourage more bicycle commuting as recommended in the TIS. 

The development will provide approximately 257 parking spaces, including 5 accessible spaces, 
7 medium and 4large loading bays, 42 Class 1 and 42 Class 2 bicycle spaces. Each of these 
provisions meet, or exceed, the current Zoning Bylaw No. 8500 recjuireme~ts. 
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Transportation staff advise that the findings and recommendations provided by the TIS are 
supportable and that no new signal, intersection or road upgrades are required as a result of the 
proposed development. 

Access to the site is, and will continue to be, provided through permit with the Ministry of 
Transportation and Infrastructure (MOTI) through an access permit (MOTI 2016-04984) issued 
November 21, 2016 providing for the installation, operation maintenance access via the roadway 
along the east side of the site that connects to Rice Mill Road. 

Submission of a construction parking and traffic management plan to the Transportation Division 
is required prior to the issuance of a Building Permit (this requirement is included in the 
Rezoning Considerations in Attachment 8). 

Engineering Review- Utilities and Site Servicing 

The proposed redevelopment will require the consolidation of all the properties and the 
installation or upgrading of various services and utilities to service the site. Retained buildings 
are being reviewed through Building Approvals for BC Building Code equivalencies with some 
internal upgrading measures being made through separate building permit applications as 
necessary. A requirement for consolidation of the lots prior to Rezoning adoption is inCluded in 
the Rezoning Considerations (Attachment 8). 

The site's overall redevelopment will require a separate Servicing Agreement in order to provide 
the necessary works and services needed to support the development as proposed. A summary of 
site servicing requirements, as determined by Engineering, includes the following: 

• Upgrading of approximately 680 m of watermain along Rice Mill Road; 
• Installation of fire hydrants along Rice Mill Road per City spacing requirements; 
• Establishing a right of way for a new water meter; 
• Fill and abandon the storm sewer culverts at the entrance on Rice Mill Road; 
• Upgrading the sanitary sewer works within the City right-of-way at No. 5 Road; 
• Entering into a license agreement for the encroachment of the privately owned sanitary 

· forcemain into the City road right-of-way; 
• Undergrounding of overhead service lines (hydro, Tel us, other); and 
• Provision of approximately 1,010 m of dike and dike right-of-way through the 

development site with the physical dike construction to occur, through legal agreements, 
in three segments each with different timing and criteria: 

5977294 

i) Segment 1, located roughly in the east half of the site, will be constructed by the 
proponent to elevation 4.7 min the future when needed for flood protection. The 
timing of constructing this segment will be determined by the City; 

ii) Segment 2, located roughly in the centre of the site, will be constructed by the 
proponent to an interim elevation of 4.0 m through this development's Servicing 
Agreement, then raised in the future by the proponent to elevation 4.7 m when needed 
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for flood protection. The timing of raising this segment from 4.0 m to 4.7 m will be 
determined by the City; 

iii) Segment 3, located roughly on the west half of the site, will be constructed by the 
proponent to elevation 4.7 m through this development's servicing agreement. 

iv) In the future, Segments 1, 2, and 3 will be raised to elevation 5.5 m (separately from 
this development). The rights-of-ways secured through this development will provide 
adequate space for the future 5.5 m dike. 

The Rezoning Considerations (Attachment 8) include a requirement for registration of a statutory 
right-of~way covering the entire dike alignment prior to Bylaw adoption. This SRW shall begin 
at the NE comer of the bay and shall connect to the existing dike at the southern extent of Rice 
Mill Road, as shown on Appendix (1) attached to the Servicing Agreement requirements in 
Attachment 8. The width of this SRW, will be detennined through the servicing agreement and 
shall be sufficient to fit a standard City dike with erosion, protection. 

Tree Retention and Replacement 

The applicant has submitted a Certified Arborist's Report which identifies on-site and off-site 
tree species, assesses tree structure and condition, and provides recommendations on tree 
retention and removal relative to the proposed development. The Report assesses 82 bylaw-sized 
trees that will be impacted on the subject site. No street trees or trees .on neighbouring properties 
will be impacted by the proposed redevelopment. 

The City's Tree Preservation Coordinator has reviewed the Arborist's Report and supports the 
Arborist's findings, with the following comments: 

• 22 trees impacted by sanitary line (tag# 443-459, 462-466) 
• 59 trees impacted by new dike (tag# 1-56, 898,899 and 900) 
• 1 tree conflicts with on-site functions (tag# 600) 
• A total of 82 trees impacted by the development and noted to be removed. 
• Provide tree protection as per City of Richmond Tree Protection Information Bulletin 

Tree-03. 
• Replacement trees should be specified at 2: 1 ratio as per the OCP. 
• The applicant proposes to plant 70 replacement trees. 94 trees cash-in-lieu ($47,000). 
The Tree Management Plan provided in Attachment 3 shows the locations of the trees proposed 
for removal. 

Engineering staff note that the proposed sanitary line will be a private system which cannot be 
located within Rice Mill Road. The proponent worked with staff to propose an alternative 
alignment along an internal gravel pathway and thereby minimize the tree impacts to the extent 
possible. 

Tree Replacement 

The applicant wishes to remove 82 on-site trees. The 2:1 replacement ratio would require a total 
of 164 replacement trees. The applicant has agreed to _plant 70 trees on site. The required 
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replacement trees are to be of the following minimum sizes, based on the size of the trees being 
removed as per Tree Protection Bylaw No. 8057. 

To satisfy the 2:1 replacement ratio established in the OCP, the applicant will contribute $47,000 
to the City's Tree Compensation Fund in lieu of the remaining 94 trees that cannot be 
accommodated on the subject property after redevelopment. 

Tree Protection 

No trees on neighbouring properties will be impacted by the proposed development however 
protective fencing will be required along portions of the foreshore area. The applicant has 
submitted a tree protection plan showing the trees to be retained and the measures taken to 
protect them during development stage (Attachment 3, Plans# w-x: "Tree Management Plan 
Drawings"). To ensure that the trees identified for retention are protected at development stage, 
the applicant is required to complete the following items: 

• Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a 
Certified Arborist for the supervision of all works conducted within or in close proximity to 
tree protection zones. The contract must include the scope of work required, the number of 
proposed monitoring inspections at specified stages of construction, any special measures 
required to ensure tree protection, and a provision for the arborist to submit a post­
construction impact assessment to the City for review. 

• Prior to demolition of the existing dwelling on the subject site, installation of tree protection 
fencing around all trees to be retained. Tree protection fencing must be installed to City 
standard in accordance with the City's Tree Protection Information Bulletin Tree-03 prior to 
any works being conducted on-site, and remain in place until construction and landscaping 
on-site is completed. · 

Environmental Review 

Environmentally Sensitive Area (ESA) Detailed Assessment 
Three ESAs have been designated on site (Attachment 2, Plan #q: "City of Richmond 
Environmentally Sensitive Areas and Riparian Management Areas"): 

• 6.80 ha (16.8 ac) located north of the CN tail line, classified as "Upland Forest" and "Old 
Fields and Shrublands"; 

• 3.38 ha (8.35 ac) located within the 30m (98.4 ft.) above high water mark of the Fraser" 
River, classified as "Shoreline"; and . 

• 3.34 (8.25 ac) ha located 30m (98.4 ft.) below high water mark of the Fraser River, 
classified as "Intertidal"; 

The ESA north ofthe CN rail line is designated as a "site", as opposed to a "hub", in the 
Ecological Network Management Plan in recognition of the ecological services that this area 
provides. 
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Proposed Impacts to ESA 
Within the area north of the CN Rail, impacts to the "Upland Forest" and "Old Fields and 
Shrublands" ESA will result from the installation of a new sanitary sewer line. The area of · 
impact is estimated as 1,134 m2 (12,206 fe) by SNC Lavalin based on a working width of 4 m 
(to accommodate a 1.2 m wide trench). 

Within the main BC Ferries work site, impacts to the "Shoreline" and "Intertidal" ESA are 
estimated as 1,514 m2 (16,297 ft2) by SNC Lavalin as follows: 

• 1,252 m2 (13,476 ft2) within the Shoreline ESAfor the buildings, roads and diking which 
impact permeable or vegetated areas within the site. Redevelopment of Shoreline ESA 
areas that are already impacted by buildings or roads are not considered to impact the 
ESA; 

• 10m2 (107.6 ft2
) within the Intertidal ESA; and 

• 252m2 (2,713 ft2
) within the Intertidal ESA to pennit construction of the new access pier, 

trestle and tower crane. 
(Attachment 2, Plan #r: "Area in ESA SH-5 and IT-5 Impacted by the Proposed Development"). 

Total impacts to all ESA areas is estimated to be 2,648 m2 (28,503 ft2). Detailed information 
from the biophysical inventory and wildlife survey assessments will be provided through the 
Development Permit review (DP 18-824566). 

Tree Inventory wit/tin the ESA 
The arborist report s~bmitted by Diamond Head Consulting identified 22 trees proposed to be 
removed within the ESA due to conflicts with the proposed sanitary alignment (tag# 443-459, 
462-466). . 

18 Bylaw-sized trees were inventoried within the areas of Shoreline and Intertidal ESA. Of these 
only one tree is proposed to be removed within the Shoreline ESA (Tree tag# 600) as it would 
interfere with the clear working area of the future crane operations. 

Tree replacements fo.r the 23 trees removed from the ESA are proposed to be replaced through 
45 new tree installations within the proposed compensation area north of the CN Rail line and an 
additional25 new trees along the shoreline ESA adjacent to the Fraser River resulting in a better 
than 2 for 1 replacement. The tree removals and replacements are included in Attachment 3 
(Plans # w-x: "Tree Management Plan Drawings"). 

Mitigation Measures 
To minimize impacts to the ESA, the new sanitary sewer line is proposed to be aligned within a 
gravel pathway and cleared area on the site. Fencing will be installed to limit access outside of 
the working width, and the disturbed ground will be re-seeded with native grasses and 
wildflowers post-development. 

Proposed Compensation and Landscape Restoration 
Total ESA disturbance across the site is calculated at 2,648 m2 (28,503 ft2

) with total 
compensation of 6,251 m2 (67,285 ft2

) resulting in a net gain o£2.36:1 (Attachment 2, Plan# v, 
"Habitat Balance Sheet"). 
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The proposed compensation plan will result in a net-gain of functional habitat within the ESA 
with no net loss of total ESA designated on site. The establishment of native shrubs and 
herbaceous vegetation throughout the enhancement areas, with pockets of trees to provide 
canopy, will create moderate to high quality habitat, restore ecological function and promote 
biodiversity within the ESA. Preliminary plans are provided in Attachment 2. Detailed plans 
will be included in the Development Permit review (DP 18-824566). 

Monitoring and Maintenance 
To ensure that the proposed enhancements have the best chance of survival and that invasive 
species are controlled, monitoring, maintenance and annual reporting by a Qualified 
Environmental Professional (QEP) will occur for 5 years following installation of the landscape 
restoration plan. Reports will be provided to the City. 

Securities acceptable to the Director of Development will be sought through the Development 
Permit review to ensure the landscape restoration including plants, soil, irrigation and the five 
year monitoring program; tree installations within the ESA; installation of tree and ESA 
protection fencing. Registration of legal agreements to ensure protection and retention of ESA 
on private land will also be required through the Development Permit review. 

Riparian Management Areas 
There are two Riparian Management Areas (RMAs) designated at the perimeter of the site, 
consisting of a 5 m RMA associated with a watercourse along the south side of Rice Mill Road 
and a 1.5 m RMA associated with the slough located to the east of the site. The two watercourses 
do not connect, but an RMA designated watercourse on the north side of Rice Mill Road does 
connect to the slough to the east. 

5mRMA 
The 5 m (16.4 ft.) RMA is associated with a drainage watercourse that is daylighted for 
approximately 550 m (1,805 ft.) and connects to the City's drainage system to the west. The 
south bank is vegetated with grasses, Himalayan blackberry, black cottonwood and small shrubs 
such as red-osier dogwood. The north bank adjacent Rice Mill Road is grass ori gravel, which is 
regularly mowed by the City. No fish were present within the RMA. 

Impacts to the RMA will result from excavation of a 1.2 m trench for a new water line, which 
will be restricted to the impervious/disturbed area of the RMA. Total disturbance is calculated as 
695m2 (7,481 fe). The exact alignment of the waterline will be subject to review by 
Engineering through the required Servicing Agreement. 

Proposed Compensation and RMA Restoration 
In addition to hydroseeding the area that will be disturbed during installation of the water main, 
restoration is proposed in the form of removal oftwo undersized and dormant 300 mm diame.ter 
corrugated steel culverts. Habitat value and ecological function will be improved within the 5 m 
RMA when the 54m2 that is currently occupied with redundant culverts is converted to a 

· vegetated, open watercourse. After the culverts are removed, the ditch geometry will be restored 

5977294 PLN- 163 PLN - 136



June 3, 2019 - 12- RZ 18-824565 

covering areas of30 m2 and 24m2
• The watercourse will be hydroseeded to promote ground 

cover within the watercourse. 

Mitigation Measures 
Prior to any works being taken in this area, a site-specific Erosion and Sediment Control Plan 
must be submitted to the City and approved by the Environmental Manager. City of Richmond 
Environment Department staff will conduct a site visit to inspect the installed mitigation 
measures, prior to giving leave to commence with construction. 

Works are to be completed in accordance with the City of Richmond's Riparian Management 
Areas Bulletin INF0-23, the approved Construction Environmental Management Plan, and the 
site-specific Erosion and Sediment Control Plan. Culvert removal will proceed in accordance 
with requirements under the Water Sustainability Act and Standards and Best Practices for 
Instream Works. Disturbed areas will be re-vegetated with a native riparian seed miX: in 
accordance with the Riparian Area Regulation Re-vegetation Guidelines. 

The mitigation measures have been added to the Servicing Agreement requirements attached to 
the Rezoning Considerations (Attachment 8- "Sustainability"). 

15 mRMA 
The ·15 m ( 49.2 ft.) RMA is associated with an off-site watercourse that drains south through a 
pump station to the Fraser River. No impacts are anticipated to the 15m RMA as a result of the 
proposed BC Ferries development. 

Flood Construction Elevation 

Under the City's Flood Plain Designation and Protection Bylaw No. 8204 the required flood 
construction elevation for developments outside the City's dikes is 4.35 m GSC. Due to the 
operational necessity of needing to keep their infrastructure closer to the average water level, 
BC Ferries propose to build the two phases of development associated with this application so 
that their building slab elevations are at 3.85 m GSC. Land grades associated with each phase 
will be raised from the current elevations of approximately 3.2 m GSC to support these slab 
heights. BC Ferries long term flood strategy is to raise the site grades as necessary to correspond 
to sea level rise and as future buildings are replaced. 

The City's Engineering Department has indicated that the City will permit the minimum Flood 
Construction Level for the site to be 3.85 m with the understanding that the owner and applicant 
accept all risks associated with flooding due to construction outside of the City's dike. The 
owner will be solely responsible for flood protection on their site. The owner/applicant will also 
be responsible for conf1rming that the proposed strategy addresses any provincial flood 
protection requirements with the provincial Inspector of Dikes, prior to rezoning adoption. 

The Rezoning Considerations (Attachment 8) include a requirement for registration of a legal 
agreement establishing a minimum Flood Construction Elevation of3.85 m GSC for all new 
buildings constructed after May 1, 2019. The Considerations also include a requirement for the 
owner/applicant to submit written confirmation from the provincial Inspector of Dikes, 
acceptable to the City's Director of Engineering, .that the proposed strategy to incrementally raise 
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the subject 'Site and structures in the future, as needed for flood protection, is acceptable to the 
Provincial Dike Authority. The confirmation from the Provincial Inspector of Dikes is required 
prior to Rezoning adoption. 

Built Form and Architectural Character 

BC Ferries new facilities will be constructed in two phases with the first phase including a 
machine shop, weld shop, life safety appliance' shop, covered storage, a tower crane and 
supporting access pier. The second phase will include an outfitting trades building with two 
covered storage areas. 

The industrial buildings will be one, two or three storey structures varying in height with the 
machine shop being the tallest at approximately 22.2 m (73 ft. measured from top of slab) and 
the outfitting trades building being approximately 13.7 m (45ft. measured from top of slab). 

The building exteriors are anticipated to consist of prefmished insulated metal panels painted 
"regal white" with curtain wall glazing and spandrel glass panels. Panelized translucent 
skylights will be incorporated into the machine shop building. Each building will include . 
identification signage. 

An 11.5m (38ft.) wide steel and concrete pier with supporting pile structures will extend more 
than 70 m (23 0 ft.) into the Deas basin. A new sheet pile wall will be installed where the pier 
meets the land. The tower crane will be located at the end of the pier within the Deas Basin. 
The preliminary design accommodates a maximum crane height of 84 m (276 ft.) with a reach of 
approximately 96 m (31 5 ft.). The actual crane design which will be refined as the project 
moves forward. The crane will be of steel construction. 

Visual Impact Assessment 

A visual impact assessment report prepared by Go1dwing Continuum Architects Inc (dated 
August 9, 2018) was reviewed and supported by Environment Sustainability staff. The purpose 
of the assessment was to determine the overall visual impact of the development, specifically the 
proposed tower crane, from nearby viewpoints. The impacts were assessed from five strategic 
visual sensitivity areas (circled areas on the diagram) and five viewpoint areas as listed below 
and numbered on the diagram. 

1. BC Highway 99 and Transit Stop west side of Highway 99 south ofSteveston Highway 
2. Intersection ofNo 5 Road at 11860 Dyke Road, Richmond 
3. Deas Island Regional Park - Pedestrian Pathway along south bank of the Fraser River 
4. Harbour Cove & Captain's Cove Marina- 5510 Admiral Way, Delta 
5. No.5 Road and Steveston Highway, Richmond 
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Visual Impact Assessment Sensitivity and Viewpoint Locations 
Continuum Architects Inc. 

The assessment concludes that the visual impact is considered low to medium for the Deas Island 
Regional Park (location 3) and the No. 5 Road and Steveston Highway (location 5) locations 
with the upper portion of the tower crane expected to be visible. The visual impact for all three 
remaining locations (locations 1, 2 and 4) is considered low with existing landscape vegetation 
and the new facilities helping to mitigate the overall visual impact. 

The assessment notes that the visual impact of the proposed tower crane will vary depending 
upon factors such as the viewing distance, number and type of viewers and duration and angle of 
view of the crane. But notes that existing communication and hydro transmission towers in the 
area Will have a greater impact than the crane. 

Existing Legal Encumbrances 

Several legal encumbrances exist on Title that will need to be addressed as part of the proposed 
development. The encumbrances are as follows: 
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• An earlier dike right-of-way was established over portions ofthe BC Ferries site in 1981 
(RD144951 with reference to plan NWD 59814). The right-of-way does not entirely 
align with the dike alignment proposed .for the current development and will need to be 
discharged after the new right-of-way has been registered on title. The Rezoning 
Considerations (Attachment 8) include a requirement for the discharge ofRD144951 
after the replacement dike right-of-way has been registered on title. 

• A statutory right-of-way in favour ofBC Hydro runs across portions ofthe BC Ferries 
site to accommodate an array of high voltage power lines. The location of the right-of­
way carries restrictions over the type and height of vegetation that can be planted within 
the area controlled by the agreement. Compensation areas have been located to avoid 
conflicts with BC Hydro's right-of-way. 

• A statutory right-of-way in favour of the Greater Vancouver Water District (GVWD­
aka Metro Vancouver) crosses through BC Ferries' site protecting a main water line 
leading to Delta. The applicant has been working in coordination with the GVWD and 
the City regarding the proposed dike aligrunent and intersections with the GVWD's water 
main. The Servicing Agreement requirements in the Rezoning Considerations 
(Attachment 8) include a requirement for BC Ferries to submit to the City confirmation 
of the GVWD's acceptance of the encroachment of the proposed dike and associated 
improvements into the GVWD water line right-of-way. The confirmation will be 
required as part of the Servicing Agreement. 

Fire Prevention 

Preliminary reviews of fire hydrant locations, access route widths, capacity of internal roadways 
to support fire vehicles and truck turning radii were undertaken by'the Fire Department. A 
Construction Fire Safety plan submitted by the proponent has been reviewed and accepted by the 
Fire Department. BC Ferries have indicated that they do not plan to store fuel for the ferries at 
the Terminal. 

Garbage and Recycling 

A preliminary Waste Management Overlay Plan (WMOP) has been prepared and submitted by 
the applicant (plan dated December 12, 2018) indicating that sufficient waste collection and 
sorting facilities can be accommodated at the site. The plan provides for sorting of 11 different 
types of waste materials including compost, paper, glass, plastics, wood, metals, hazardous waste 
and asbestos. Sorting stations are located in several areas of the site associated with work areas 
where the different waste materials would be generated. Each location provides appropriate 
loading space for garbage/recycling collection. City Garbage and Recycling staff have reviewed 
and signed off on the proposed WMOP plan. · · 
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Public Art 

Based on buildable floor area for the new construction of approximately 15,502 m2 (166,862 ft2) 

industrial floor area, the recommended public art contribution based on Administrative 
. Guidelines of$0.24/SF (2018 rate) is approximately $40,047.00. BC Ferries has agreed to make 
the contribution all at once. The Rezoning Considerations (Attachment 8) includes the 
requirement for the contribution the Rictlmond's Public Art Reserve prior to Bylaw adoption. 

Site Specific Zoning 

Because of the nature of the uses on the site and the foreshore topography considerations, a new 
site specific zone, "BC Ferries Fleet Maintenance and Moorage (ZI14)",.was prepared for this 
development application. 

The proposed site specific zone includes a range of permitted uses tailored to the site's ongoing 
operations as well as some broad industrial uses. The uses have been reviewed by BC Ferries. 
The zone also accommodates the calculation of building heights measured from top of slab rather 
than average finished grade as is typical within Zoning Bylaw No. 8500 and it provides for 
building heights in excess of the Zoning Bylaw's current 12m (39.37 ft.) height standard in the 
industrial zoning schedules (see discussion tmder "Building Height Measurement" for more 
details). Finally it accommodat~s the installation of a single tower crane of up to 84 m GSC in 
height which is essential to BC Ferries future operations. 

Building Height Measurement: 
Under the City's Zoning Bylaw No. 8500, building height is typically measured from the average 
grade of the site not from the building slab elevations. BC Ferries site, however, includes the 
Deas basin, an area of submerged fee simple lands which would skew the calculation of the 
average site grade creating a flood construction elevation (FCL) that would be below the site's 
existing grade level. 

The second building height consideration is that BC Ferries is proposing to place their building 
slabs at 3.85 GSC and raise grades over time as buildings are replaced. 

Given these considerations, the site~specific zoning for the subject site accommodates the 
measurement of building heights from the slab elevation rather than the average grade of the site. 
The site specific zoning also restricts the maximum building height to the lesser of22.2 mas 
measured from top of slab or a maximum building height of 26.6 GSC (approximately 4.35 GSC 
+ 22.2 m). This allows BC Ferries to raise to the grades for future buildings up to City's current 
FCL of 4.35 m GSC (the City's current minimum FCL for sites outside the dike system) while at 
the same time restricting the maximum building height to 22.2 m. 

Sustainability Features 

Both design and operational measures are being incorporated into the development to address 
efficiency and sustainability. A list of the proposed sustainability features proposed for the site 
is provided in Attachment 5. · · · 
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Development Permit Review 

The proposed development will undergo a separate design review via Development Permit 
application (DP 18-824566). Specific issues to be addressed through the review will include: 

• Assessing compliance with the Official Community Plan Development Permit 
Guidelines. 

• Verify setbacks, building heights and overall compliance with the Site Specific zoning; 
• A review of the proposed exterior materials and colours; 
• A review of vehicle parking spaces to ensure compliance with the parking requirements 

in the Zoning bylaw No. 8500; 
• Review detailed landscaping species selections, sizes and quantities; 
• Confirm habitat compensation requirements for ESA/RMA are addressed; 
• Establish legal agreements to ensure appropriate monitoring and survival; 
• Confirm plans reflect minimum flood construction elevations; and 
• Confirm building setbacks from the dike right-of-ways. 

Financial Impact or Economic Impact 

As a result of the proposed development, the City will take ownership of developer contributed 
assets such as roadworks, waterworks, storm sewers, sanitary sewers, and dikes. The anticipated 
operating budget impact for the ongoing maintenance of these assets is estimated to be $254,000; 
this will be considered as part of the 2020 Operating budget. 

Conclusion 

SNC Lavalin's application on behalf ofBC Ferries for permission to rezone a portion of 12700 
and 12800 Rice Mill Road, 12280 and 12300 No.5 Road from Light Industrial (IL) and 
Agricultural (AGl) to a new site specific zone "BC Ferries Fleet Maintenance and Moorage 
(ZI14)" in order to allow for the phased upgrading ofBC Ferries Fleet Maintenance Unit (FMU) 
has undergone an extensive technical review addressing issues such as new dike alignment and 
construction, environmental impact mitigation and compensation, utility servicing, visual impact 
assessment and archaeological reviews. A custom site specific zoning schedule has been 
prepared to address the particulars of the site and the proposed uses anticipated. 
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On the basis of its technical review, staff recommend that Richmond Zoning Bylaw 8500, 
Amendment Bylaw 9940 to create the "BC Ferries Fleet Maintenance and Moorage (ZI14)" 
zone, and to: 

1) Rezone 12300 No. 5 Road and 12800 Rice Mill Road from "Light Industrial (IL)" to "BC 
Ferries Fleet Maintenance and Moorage (ZI14)" and; 

2) Rezone a portion of 12280 No. 5 Road and 12700 Rice Mill Road from "Agricultural 
(AG1) and Light Industrial (IL)" to "BC Ferries Fleet Maintenance and Moorage (ZI14)"; 

be introduced and given first reading. 

David Brownlee 
Planner 2 

DCB:rg 
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~ u DISTJHGTIIEE 

~ DISTINO TilE£ REIIOVED 

- - - - IJIIIORIST SCOPE OF WOIIK IJICA 

··- • - •- -• - •- IJIIIORIST1!1££ PROTECTION fiNCINQ 
(BASCO OH ARIIOIIIST R£1'0111; U71UZ£ VII STING CHAIHUHK) 

ARCHilECTUR£ 

[:::::J ARCA OF DISTIJRBAI/C£ 

I ~J PROPOSCD BUII.DIIIGS 

[=:::J DtiSnHG S111UCIVR£S TO 9£ REtiOVED 

I ----.. -"] STRUCTURES TO B£ RCTJ.INCD 

LAHOSCAP£ ARCHITECTURE 

RIPARIAN WAHAGEioiEilT AREAS AHD 
ENVIROHI.IEHTALLY SENSITIVE AREAS (ESA'S) 

~ ·.·.·-:1 £1MRONII£'1I.4U.YS£HSITIV£.4RWN 
l.:,:;:.:.:J IIITCRTIDAL (:!011 SeAWARD SCTBACK) 

[l.U J 
!'"·:·· 'j -

HIGH W.4T£R ILIRK 

1511 RIPARIAIIILIH.I.0£1100 ARfA 

CHVIROHIICIITAU.Y SEIISI!lVr ARCA (SH·5) 
SHOREUH£ .JOIIABOV£ HIGH WATER WAR/( 

£1MROHII£11TAU.Y S£HSI!lVr ARCA (SH·5) 
UPLAND FOIIEST, OW fl£LD5, .IJID SkRUWHOS 

511 RIPIJIIAH ILIH.I.IJDIEHT ARCA 

511 RIPIJIIAH W.H.I.G£11£1/T ARCA (RESTOIIATIOHARCA) 
AND SAIIITARY FORCE W.IH RJSTOIIATION ARCA 
1ERIIAUHK S££0: RIPIJIIAN / WETLAIIO RMG£TA71011 
S££0 IIIX; PROIWCT /22200:!:!0, 50-100 lB/ACR£ 

ARCHITECTURAL DIKE LOCATION 

/'HAS£ I !liKE LOCATIOH 

PHASE 2 DIK£ LOCATION 

fiiTUR£ DIKE LOCA TIOH 

DU!Ii£ll 2018"97-!2 MlJ,M_ 
DillE 

IIRA'w'H 2018-DZ-12 l!IJ.IL 
DillE 

CI£CI([II -:liii::;TE;;;--- -­

IJ>f'flfN[l) 

ARBOR I ST t!OIES 
1, PLEASE REfER TO AR80RIST REPORT BY Dl AIIOND HEAD CONSULTING FORo 

BC fERRIES FIAJ FACILITY 
PHASE 2, 3 AND 4 ARBORIST REPORT IN SUPPORT ~ DEVELOP.WENT PERIIIT 
12800 RICE lULL RD, AICHUOND, BC 
WARCtl 2~, 2019 

2. THE ABBORIST REPORT IDENTiriES THREE PHASES OF WORK THAT ARE PHYSICALLY SEPARATED 
FROII EACH OTHER: PHASE 2 (IIAIN SITE), PHASE ' (DIKE), AND PHASE 4 (SAlUTARY LINE) . 

3. TREE FENCINO IS REQUIRED IN TWO LOCATIONS• 
•· IN THE PHASE 2 AREA, FENCINQ IS REQUIRED ALONG THE FRASER RIVER IN THE LOCATION 

Of THE PROPOSED HABITAT PROTECTION ZONE lN OROER TO PROTECT THE IIATURE TREES THAT 
IILL !IE RETAINED. THE HABITAT PROTECTION ZONE WILL RESULT IN A LARGER, PERWAHENT 
TREE PROTECTION ZONE THAN CURRENTLY EXISTS. THE fENCING SHOULD BE INSTALLED IN 
THE ~OCATION Of THE EXISTING CHAIN-LINK FENCE AS A IIININUIA. 

b. IN THE PHASE + AREA, fENCING IS REOUIREO WHERE THE NEW SANITARY LINE WILL BE 
INSTALLED . THIS fENCIN~ WILL PROTECT IIATURE TREES ALONG RICE III~L RO , 

-!-.TREE TOTALS f"ROIA PHASE 2 INCLUDE TREES THAT HAVE SINCE BEEN CONr!RUED TO BE Off-SITE 
IHC~UOING THE ONE HIGH RISK TREE 549. COIIPLETE TREE INVENTORIES HAVE HOT IIEEH GIVEN 
AS A RESULT Of CHANGING INFORIIATION AND ONGOING REVISIONS. THE REPORT WILL fOCUS ON 
TREE RE~OVA~S AND TREE PROTECTION ADJACENT TO OEVELOPIIENT, ONE ON-SITE TREE IN THE 
PHASE 2 SECTION WILL BE REMOVED DUE TO CONFLICTS. 
A TOTAL OF 82 TREES HAVE BEEN IDENTIFIED FOR REMOVAL DUE TO CONfLICTS• 1 TREE IN THE 
PHASE 2 AREA (IIAJN SITE) 1 59 TREES IN THE PHASE 3 AREA (DIKE) 1 AND 22 TREES IN THE 
PHASE + AREA (SANITARY LINE). 

5. TREE REPLACIIEHT II~L BE AT A 2•1 RATIO, AS CDNFIRIAEO BY THE CITY Of RICHIIONO . WITH 82 
TREES TO BE REN(lVED, THAT WILL REQUIRE 164 REP~ACEIIaiT TREES. If TREES CAtiNOT BE 
PLANTED ON-SITE, THE CITY WILL DETERIHNE THE COIAPENSATION fOR THE DEfiCIT, 

S. NO TREES HOlED ON ADJACENT SITES THAT HAVE POTENTIAL TO BE IIIPACTEO DY WORK ON SITE. 

£NV1RmJU£NT6t NQIDjr 
I. P!.EASE REfER TO BC fERRIES fi.EET IIAINTENAIICE UNIT (FIIU) DEVELOPIIENT PROJECT 
ENVIRONIIENTAL ASSESSWENT REPORT• 
ENVIRONIIENTALLY SENSITIVE AREA /ESA) DEVELOPIIENT PERIIIT REPORT 
BY SNC LAVALIN 
DATED• JUNE 04, 2019 
CONSISTS OF REPORT fOR BOTH RIPARIAN/AQUATIC AND TERRESTRIAL AREAS 

2. THREE AREAS Of ESA DELINEATED WITHIN THE SITE1 SHELLIIONT SOUTH SH-6 (UPI.AHO FOREST, 
OLO fiELDS AND SHRUilLANOS}, SHELLIAONT DYKE SH-5 (SHORELINE} AND LULU ISLAND fORESHORE 
IT-5 (INTERTIDAL). THE PROJECT IS HOT EXPECTED TO Arr£CT THE EXISTING COtiNECTIVITY 
OF THE ESA 'S . 

3. THE IIAJORITY OF CONSTRUCTlON IILL TAKE PLACE ON PREVIOUSLY DEVELOPED LANDS. 
SPECifiC PROPOSED CDNSTRUCTlON WORKS WITHIN THE SITE THAT HAVE THE POTENTIAL TO 
ArrECT FISH OF WILOUf£ HA61TAT ARE• INSTALLATION OF NEr CRANE IN THE EASTERN AREA or 
THE DEAS llASIN, CONSTRUCTION Of A PORTIO/I OF TH£ fLOOD PROTECTION DikE SYSTEII. 

4. NO VEGETATION SP£CIES AT RISK IERE NOTED AT TIWE Of SITE VISIT (PLEASE SEE REPORT 
fOR FULL DISCUSSION OF SPECIES}. TWO WILDLifE SP£CIES AT RISK WERE OBSERVED (DOc.IBLE 
CRESTED CORI.IORAHT AND OREAl I!I.UE HERON}. NO IIESTING COLONIES ARE PRESENT lN OR NEAR 
THE SITE. 

5 , UNHAIIEO DITCH AT RICE lULL ROAD1 NOT COtiNECTEO TO SLOUGH AT EAST ENO AIIO CONIIECTEO 
TO CITY Of RICIIIIONO SEIER DRAINAGE SYSTEII TO THE: IESTr HOT CONSIDERED fiSH HA!IITAT. 
DESIGNATED A 511 IiilA llY CITY. 

6. L/NHAIIED SLOUGH EAST Of SIT£1 liTH SRAVITY DRAINAGE PUIIP SYSTEII1 51/ALL fiSH SPECIES 
NOTED IN SAIIPL!NS. SALIIONIDS AND SPAIPIJNQ HABITAT CONSIOEREO POOR DUE TO CHANNEL 
SliBSTRATES. REARJNQ HABITAT .WODERATE, OVERIINTERINB NAI!ITAT IIOOERATE TO GOOD. 
OESIOW.TEO A !SIA RIAA BY CITY. 

7 . PLEASE SEE ENVIRONIIENTAL REPORT fOR AREA CALCULATIONS OF DlSTURilAIICE TO ESA'S . 
GENERALLY, SCOPE OF WORK Of DP AREA WILL HAVE LriHTED IIIPACT WITH VEGETATED AREAS. 
fOOTPRINT IL'ILL OVERLAP APPROX. 9028 liZ OF SHORELINE (W.JORITY Of WHICH IS DEVELOPED 
PAVED, GRAVELLED INDUSTRIAL LAND). NO VEGETATION SPECIES AT RISK ARE KAIOIN TO IJE 
PRESENT ON THE SITE AND THE SIT£ HAS l11111EO POTENTIAL FOR OCCURRENCES Of PLANT 
SPECIES Of RISK DUE TO HISTORIC CONTEKT. DP AREA I'OOTPRINT DOES NOT OVERLAP 
SENSITIVE TERRESTRIAL IIUlLifE HAIJITAT. 

9. HA!IlTAT COIIPEPISATION AREAS IS DISCUSS£D IN £NVIROPIIIENTAL REPORT! TOTAL AfiEA IS 
2976 112 AT SHORELINE, 2635 W2 AT uPLANDS ANO 1134 112 AT SANITARY LINE RESTORATIOI/r 
6945 112 TOTAL. liZ LANDSCAPE ARCHITECTURE WILL PROVIDE PLANTING PLAN IN COORDINATION 
liTH SI/C , SEE SHE£TS L1J-L15 fOR SUOGESTED HATCHES FOR PI.ANTINO PLAN. SH£LU~ONT 
SOUTH SH-6 (UPLAND fOREST, OLD l'lfLDS AND SHRUBLAIIOS), SHELLIIONT DYKE SH-5 (SHORELINE) 
ARE DENOTED AS COIIP£NSAT10N AREAS 

9. AH JIIRIGATIOH SYSTEII COW'R!ScD OF lATER ~SES AND SPR!III(LERS IfiLL BE TEWOIIARILY 
ESTABLISHED IH TilE ARf:A AIID 0P£11ATED BY A TillER /BASED ON SEASON). fOR THE rJRST 1Hil£E II!JijTI/S 
POST·PLANTIHII, THE: COIIPENSATIOH ARf:AS riLL liE lRAIBATED DAILY TO f'ROIIOTf: OPTliLIL SOIL-WATER 
l!Lil6ET Ct:NJITIOHS rDI! f:STABLISHWEHT. rOR Tl<£ Rf:ILII/IIl£R Of THE: fiRST Y!"AR, I'OST-I't.AHTIHII, THE: 
COWP£N5ATION AREAS JILL BE IRIIIGATED fEEXLY. roo THE I£XT TIO YEARS THE COIIf'.fliSATIDH AReAS 
rill liE IRRIGATED rcCKLY Dlll!HII SPfi!HII AND S!JM:R, 

~--t----ID 
1--=--l..:.:.:.=..;:=....::::_-i-=.::.::.:.::.::..:.:..::..:.; _____ -:----t-"'.:.._---lumcm IRCHIUCIIRE 

REVISIONS 

REV DATE DESCRIPTION BY 

I 2018-07•12 KEYPLAH llll.ll 

2 20 11-Q.!-Ga LAHDSCAP£ PWf DY 

FMU DEVELOPMENT PROJECT +)) 
RICE MILL ROAD, RICHMOND SNC•LAVALIN 

LANDSCAPE MASTERPLAN 
3 2019~-D] Rev. PER CITYCOIJIIEHTS; PROVUlr 8.5/llllOC llll.ll CONSULTANT REPORT NOTES 

4 .,..,.. Alt',mltiiiiii~MIIf-- flU 
5 .201~4-18 Rev. P£R CITYCOI.tl.t£1/TS; CONSULTANT IHFO llll.ll 

t--::--+-=':"":'~~1=:-:::::-:::=~=:-:=:::-:-=:=-+-=-:-:--tpRQVINCE CONTRACT No. 
03902 !SUB-CONSULTANT No. 

M2LAND-18-054 

L3 I 08 1---l------l------------+----IDRAIJING No. 
t:u M ..cnA 
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PLANT SCHEDULE SH-ts PLANT MATERIAL M2 JOB NUMBER: 18-045 

KEY OTY BOTANICAL NAME COMMON NAME PLANTED SIZE I REMARKS 

ft" ,J,I.NJSRIIBAA RED ALDER e<:.Hc,J,~.,e•e 

15 GO!OOS HllTAU..II PI.GIFIC DOeHOOD eGHC,J,I.;B•B 
15 PSa001'50eA t-ENZJESII DCtiEilA5 FIR .ofH ltr1 BtB 

6ll ANAPHAI..IS HARGAAITACEA PEARJ..'r' E\t1:Rl..ASTIN6 •1 POT 
6 &10 19Al!. 11£RIA SHAI.J..OH SALAL 112 POT,IM Ot:-. 
pp '14 F'Hl'SOGARFIJS CAPITA11JS PI.GIFIC llli£-BARK li2POT 
R #16 ROSA tv1'KAWI HOOl'I::A R05E li2POT 
SA #!& ~RAGEHOSA B..OERBfi<R'r' li2POT,40GM 
SY 335 S'r'HPHORICAAPOS AL6US $NO~ 112 POT, OOGM 

PfRENNI,J,I. 
L2 1m llf'IWS POL Y'Ptfl'L.LJJS LAR6E LEAF llf'INE *2 POT 

NOTES, 0 PLA1tr Sl26 IN TillS LIST AAE SFECIFIED NXORDINS TO lHE BC LAH05CAPf STANDARD, LATEST EDITION. CO»TAINER Sl26 SPECIFIED AS PER 

~~~~~=~=~~~~~~~::~~~·=~A=~~=~~~~ 
LAH05CAPf ARCHITECT AT SOURGE OF ru:f'I..Y. AAEA OF 6EARGH TO ltt;UJDE LOJ-ER MAINLAW AND FRASER VAI..lE'r'. • et.e5Tl111TIONS, OBTAIN H<ITTEH 
I'PP!<CNAL FIWM lHE LAH05CAPf ARCHITECT PRIOR TO MAKIN$ AH'r' et.eSTilUTIONS TO lHE SFECIFIED MATERIAL I.IIW'f'RO\IED et.eSTilUTIONS WILL BE 
I~E .. B:CiliD. ALLOW A H!Nit-t!H OF Fl\'1: DAYS PRIOR TO DELIVERY FOR RJ:Gl.IEST TO et.eSTill!TE. !'li.A9STI111TIONS AAE SWJEC.T TO BC LANDSCAPE 
STANDARD- DB"INITION OF CONDITIONS OF AVAILABILITY. 

ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. PROVIDE CERTIFICATION UPON REQUEST. 

PLANT SCHEDULE 8H-li PLANT MATERIAL M2 JOB NUMBER: 18-0415 

KEY OTY BOTANICAL NAME COMMON NAME PLANTED SIZE I REMARKS 

~: ACER HI.GRDf'Hl'L.LUM BISLEAF HAPI..E eGHC}.4BtB 
COR.WS HllTAU..II PI.GIFIC DOI$HCIOD &eM CALsB•B 

*'~ CRATAEet!S DCUSI.ASU BlACK HAW1liORN eGMC}.4BtB 
l4 HAIJJS RJ!GA PACIFIC CRABAPF\..E eGMC,J,I.;Bt5 

SHFii . , •• 
AR 412 AAONIA HEJ..ANOGAAPA GHOKEI3ERRY tl2 POT1 S5CH 
cc 643 GORWS !>ERICEA RED OSIER DOI$HCIOD tl2 POT, 50CM 
0 410 HOLODISCVS DISCOLOR OCEAHSI"AAY #2 FOT,JH Ot:. TRIAI'IGULAA SPACINS 
R.H #II ~ PARYIFI..ORIJS THii'fli..EBERRY 112 POT 
5 631 SI.LIX LASIANDRA PACIFIC l'llll.OW I .2M ltr1 B4B 

f'ERENNI,J,I. 
F ~ FAASAAIA CHILOENSIS COASTAL S'fAAioeERRY 'I POT 
B 510 LAlll'l'RlJS ..IAPOHICAS BEACH PEA 112 POT 

NOTES• • PLA1tr SIZES IH THIS LIST ARE SPEGIFIED AGGORDINS TO lHE BC lANDSCAPE STANDARD, LATEST EDITION. CO»TAIIER Sl26 5PECIFIED AS PER 
GNTA STAliDARDS. BOTH PLA1tr SIZE AND CONTAINER SIZE ARE lHE MIHIH.A-1 ACCEPTAel.E Sl26. ' REFER TO Sf'EGIFICATIONS FOR DEfiNED CO»TAIIER 
MEASJREMENTS' AND ontER PI..ANT MATERIAL REGIJIREMEMTS. • 5EARCH AND Rr:VII:I'l, HAKE PLANT MATERIAL AVAILABLE FOR OPTIOH,J,I. REVIEH 5Y 
LANDSCAPE ARCHITECT AT SOlJRCE OF 5U"PLY. AREA OF SfARCH TO llt;UJDE LOYI:R HAIIU..NlD AND FRASER VALI..E'r'. • !'li.A9STI11JTIONS, OBTAIN l'lR.ITTEH 
I'PP!<CNAL FROM lHE ~ ARCHITECT PRIOR TO MAKIN$ ANY !JOOSTITIITIONS TO TilE SFECIFIED HATERIAL.IJNAf'f'ROVl:D !'li.A9STI11JTIONS l'liLL BE 
RE.ECTED. ALLOW A HINIHJM OF Fl\'1: DAYS PRIOR TO DEJ.Ivt:R( FOR REGU:ST TO !'li.A9STI11!1E. SJ!3STI11JTIONS AAE SB.EGT TO BC LAH05CAPE 
STANDARD - DEFINITION OF COliDITIONS OF AVAIL.ABIUT'r'. 

ALL PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. PROVIDE CERTIFICATION UPON REQUEST. 

DESICMD 2018=07-!.2 .III!JL_ 
llollE 

liRA \IN 201B;!z.12 .III!JL_ 
llollE 

CII:CICED 
llollE 

N'l'fiiMII 
lllolE 

REVISIONS 

D FMU DEVELOPMENT PROJECT ~) RE:V DATE: DESCRIPTION BY 

I .2013=07-12 IC£YPLAH W1UI RICE MILL ROAD. RICHMOND SNC•LA.VALIN 

2 2018=08=08 LANDSCAP£ PLAH OY LANDSCAPE MASTERPLAN 
:s .2019=03=07 R£V. PCR CllY COIJIIEHTS; PROVIDE U/1 I DOC IIIIJI umcm A!tl!IIEC!UR! ESA COMPENSATION PLANT LISTS SH·5 AND SH·O 

" 2011=03•.2.3 R£V. P£11 CUEHTCOIIIIEifl'S; ADOIT.IHFO 1111.11 PROVINCE: CONTRACT No. ~SUB-CONSULTANT No. 
5 2019=04·15 /I£V, PER CITV COJ.IJ.IENI'S; CONSULTANT IHFO 1111.11 03902 M2LAND-18-054 

DRA'w'ING No. L30 1 os 
~· 11.1 o4nt:: -PLN - 168



+)) 
SNC • LA VALIN 

HABITAT BALANCE SHEET Building wllat mat ters 

Disturbances and Compensation for Impacts in ESA SH-5 and ESA IT-5. 

Type of ESA Area of Area of Compensation 
Habitat Type Disturbance Compensation Disturbance/Enhancement Classification In ESA (m2) (m2) Ratio 

Buildings, roads and diking. 
Shoreline Poor to low quality 

1,252 
ESA SH-5 (vegetated) 

Stormwater outfalls 
Intertidal Low quality rip rap 

10 
ESA IT-5 and sheet pile wall 

Access pier, trestle and tower Intertidal Subtidal (no true 
252 

crane ESA IT-5 intertidal habitat) 

Shoreline Enhancement (Soil 
Shoreline Moderate to high 

amendment, remove invasives, ESASH-5 quality (vegetated) 
2 ,976 

plant trees, shrubs and forbs) 

Intertidal Enhancement (Rock Intertidal Moderate quality 
440* 

reef creation) ESA IT-5 habitat 

Disturbance Summary 1,514 3,416 2.3 :1 

• Note: 440m2 of Intertidal enhancement Is equivalent to 176m2 after applying the rugosity factor, as accepted by DFO. Environmental 
Assessment Appendix A includes rationale and calculations regarding the application of a rugosity factor towards habitat productivity. 

Disturbances and Proposed Compensation for Impacts in ESA SH-6 

Type of Disturbance/ ESA Area of Area of Compensation Habitat Type Disturbance Compensation 
Enhancement Classification In ESA (m2) (m2) Ratio 

Upland forest, Disturbed (poor to 

Sanitary force main 
old field and low quality), 

1,134 
shrublands Shrubland, Upland 
ESA SH-6 Forest. 

Grassed Enhancement Upland Forest Low quality 
(hydroseeding to establish and Shrubland 1 '134* 
ground cover) ESA SH-6 (vegetated) 

Upland Forest and Shrubland Upland forest, 
Enhancement (Soil old field and Moderate to high 

2,835 
amendment, remove invasives, shrublands quality (vegetated) 
plant trees , shrubs and forbs) ESASH-6 

Disturbance Summary 1,134 2,835 2.5:1 

• Note: Althougll the 1,134 m2 area of sanitary trenchllne will be restored to enhance the habitat, it was not included In the total compensation 
area or compensation ratio calculation since the proposed grass habitat does not fully conform with the upland forest, shrublands and 
old fields designation of the ESA. 

Disturbances and Propos ed Compensation for impacts in 5m RMA 

Type of Disturbance/ ESA 
Area of Area of Compensation Habitat Type Disturbance Compensation 

Enhancement Classification In ESA(m2) (m2) Ratio 

Disturbed I 
Water main 5mRMA impervious (poor 695 

quality) 

Culvert Removal and Ditch 5m RMA Restored ditch 
54 Restoration 

5 m RMA Enhancement 5m RMA 
Restored ground 

695 
surface and grass. 

Disturbance Summary 695 749 1.1 :1 

PLN -196 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

RZ 18-824565 Attachment 4 

· Address: 12700 and 12800 Rice Mill Road, 12280 and 12300 No. 5 Road 

Applicant: SNC Lavalin Inc. 

Planning Area(s}: Shellmont 

Existing Proposed 

Owner: BC Ferry Services Ltd. No Change 

Site Size (m2
): 245,065.5 m~ (60.56 ac) No Change 

Land Uses: Marine Vessel Repair and No Change 
MooraQe 

OCP Designation: Industrial No Change 

"Agricultural (AG1 )"and "Light North of the CN Rail Corridor: No 
Industrial (IL)" Change 

Zoning: South of the CN Rail Corridor: 
"BC Ferries Fleet Maintenance 
and Moorage (ZI14)" 

Environmentally Sensitive Areas Encroachment and 
Other Designations: over portions of the site Compensation to be addressed 

via DP 

On Future 
I Bylaw Requirement I Proposed I Variance 

Subdivided Lots 
Floor Area Ratio: Max. 1.0 0.1 None permitted 

Proposed New: 
15,502.0 m2 (166,862 ft2) 

Max. 245,065.5 m2 Existing Retained: 

Buildabl,e Floor Area (m2
) * (2,637,863 ft2) Max. 6,209.5 m2 

None permitted 
{66,838.5 ft2) 

Combined Total: 
21,711.5 m2 (233,701 fF) 

Building: Max. 7.1% 

Lot Coverage (% of lot area): Building: Max. 60% Non-porous Surfaces: None Max. 14.3% 
Total: Max. 21.4% 

Lot Size: 245,065.5 m2 (60.56 ac) Same None 

Front (East PL) Min: 

Front (East PL): 0.0 m for existing, min 
3.0 m for new 

Setbacks (m): Min. 3.0 m construction after May 1 , None Rear: Min. 0 m 
Side: Min. 0 m 

2019 
Rear: Min. 3.0 m 
Side: Min. 3.0 m 
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June 3, 2019 -2- RZ 18-824565 

On Future I Bylaw Requirement I Proposed I Variance 
Subdivided Lots 

Buildings: 23 m GSC Buildings: 22.2 m GSC 

Height (m): (measured from slab) (measured from slab) None 
Heavy Lift Crane: 84.0 m Heavy Lift Crane:83. 1 m 

GSC GSC 

Accessible Spaces Min. 5 5 None 

Off-street Parking Spaces- Total: Min. 218 257 None 

Bicycle Spaces Min. Class 1: 42 Class 1:42 None Min. Class 2: 42 Class 2:42 

Loading Spaces Min. 5 medium 7 medium None Min. 41arge 41ame 
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ATTACHMENT 5 

Proposed Sustainability Features 

Both design and operational measures are being incorporated into the development to address 
efficiency and sustainability. These measures include the following: 

1. Limited skylights to reduce energy consumption. 
2. Light coloured roof to reduce heat build-up. 
3. Low VOC interior paint coatings. 
4. Central heating plant using condensing boilers and a low temperature heating system to 

allow future fuel switching and a lower carbon energy operation compared to a low 
budget business as usual gas-fired terminal heating appliances approach. 

5. Use of air source heat pump chillers to generate a significant portion oflow carbon 
heating during the shoulder seasons, and to allow heat recovery operation from steady­
state year round cooling loads in the buildings. 

6. Variable speed heating and chilled water pump systems to minimize electrical energy use 
during low load seasonal periods. 

7. Chilled beam cooling and heating systems in the offices areas of each building using a 
dedicated outdoor air system equipped with heat recovery sections. 

8. Occupancy controlled HV AC terminals in all offices and amenity spaces to allow 
reduction of system energy use when spaces are unoccupied. 

9. Extensive use of ceiling de-stratification fans to mix space air and keep warm buoyant air 
driven down to the occupied zone in high bay areas. 

10. Manually controlled point source local exhaust systems to minimize constant central 
exhaust fan operations. 

11. Variable speed high efficiency shop air compressors with specifications for leak-free 
compressed air piping distribution, and large receiver tanks to minimize run-time 
cycling of the main air compressors. 

12. Extensive System Commissioning requirements are specified to insure that the energy 
efficiency measures are tested, balanced, and commissioned prior to turnover to BC 
Ferries. 

13. High efficiency gas-fired condensing domestic hot water heaters coupled with low flow 
plumbing fixtures to minimize service water heating energy use. 

14. Local small electric domestic hot water heaters for remote service sink and emergency 
eye-wash and shower stations to minimize the amount of insulated domestic hot water 
distribution, and insulated recirculation piping. 

15. Extensive floor drainage and sanitary drainage containment and oil interception with 
sediment filtration to insure sanitary sewer flows leaving the site are treated as much as 
possible at the source, and contained within the spaces. 

16. Extensive local polluted drain water containment where chemical cleaning and 
contaminated sanitary waste drainage is produced (Chemical Cleaning and Wash area 
and Life Boat washing and cleaning area). 
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ATTACHMENT 6 

Technical Reports Submitted 

1. ArboristRepo11, prepared by Diamond Head, dated Apri19, 2019 (REDMS 6170332); 

2. Archaeological Overview Assessment (AOA), prepared by Arrowstone Archaeological Research 
and Consulting Ltd., dated September 15,2016 (REDMS 6165681). 

3. Construction Environmental Management Plan (CEMP), prepared by SNC Lavalin, dated April 
15,2019, (REDMS 6170374). 

4. Department of Fisheries Letter of Advice, dated February 27, 2019 (REDMS 6143363). 

5. Environmental Assessment ESA DP Report, prepared by SNC Lavalin, dated April15, 2019 
(REDMS 6170298). 

6. Fire Response Plan. Prepared by GHL Consultants Ltd., dated December 12, 2018 (REDMS 
6135049) 

7. Flood Protection Plan (powerpoint), prepared by SNC Lavalin, updated April12, 2019 (REDMS 
6167724). 

8. Geotechnical Input to the West Dike Design (Segments 2 to 3), prepared by Tetra Tech, dated 
February 22,2019 (REDMS 6135058). 

9. Grading and Drainage Plan prepared by SNC Lavalin, dated February 1, 2019 (REDMS 
6135062). 

10. Letter from Nav Canada, dated October 25,2018 (REDMS 6143393). (Air navigation) 

11. Letter From Transport Canada Navigation Protection Program, Dated December lOt\ 2018 
(REDMS 6165138). 

12. MOECCS Release Letter For Site Profile, Dated October 29th, 2018 (REDMS 6017755). 

13. MOTI Setback Permit (For Existing Buildings), Dated October 5th, 2018 (REDMS 616513 8). 

14. Soil Management Plan, included within the CEMP document (REDMS ). 

15. Traffic Assessment (rev3), prepared by SNC Lavalin, dated December 6, 2018 (REDMS 
6047959)- pending rev4 for minor edits; 

16. Visual Impact Assessment (VIA), prepared by Boldwing Continuum Architects Inc., dated 
August 9, 2018 (REDMS 6165687). 

17. Waste Management Overlay Plan prepared by SNC Lavalin, dated December 18,2018 (REDMS 
6065374). 

18. Landscape Plan Revisions, dated Aprill6, 2019 (REDMS 6170361) 
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ATTACHMENT 7 

Fisheries and Oceans 
Canada 

Pacific Region 
3190 Hammond Bay Road 
Nanaimo, BC V9T 6N7 

February 27,2019 

Scott Hall 

Peches et Oceans 
Canada 

Region du Pacifique 
3190 rue Hammond Bay 
Nanalmo, CB V9T 6N7 

BC Ferries Services Inc. 
500-1321 Blanshard Street 
Victoria, BC, V8W OB7 

Via email: RScott.Hall@bcferries.com 

Your file Votre reference 

Our file Notre rejerence 

18-HP AC-007 51 

Subject: Tower Crane Installation, Deas Basin Fraser River, Richmond­
Implementation of Measures to Avoid and Mitigate Serious Harm to Fish 

Dear Mr. Hall: 

The Fisheries Protection Program (the Program) of Fisheries and Oceans Canada (DFO) 
received your proposal on August 13, 2018. We understand that you propose to: 

• Redevelop the BC Ferries Fleet Maintenance Unit (FMU) in Richmond. 
Construction activities which have the potential to impact fish and fish habitat 
include: 

o Removal of two sets of dolphin piles where the crane and pier are 
proposed to be installed; 

o Installation of23 piles using a vibratory hammer or impact hammer 
from a spud barge for the access pier and crane pad foundation; 

o Infilling an area in front of an existing sheet pile wall at the shoreline 
for construction of an access pier abutment; 

o Seismic support activities including installation oftimber piles below 
the river bed to support the access pier; 

o Installation of a raised access pier and decking for the crane pad; and, 
o Replacement of the existing stormwater outf~ll in Deas Basin. 

Our review considered the following information: 
• Request for Review package as provided by SNC-Lavalin to DFO via email 

on August 13, 2018 including: 
o Request for Review Form; 
o Site Location and Design Drawings prepared by SNC-Lavalin, dated 

June 12, 2018; 
o Habitat Impact and Offsetting Drawings prepared by SNC-Lavalin, 

dated August 2, 20 18; and, 
o Site photos, dated March I4, 2018. 

Canada 
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18-HPAC-00751 - 2. 

• Information collected during the site visit attended by Sandy Foxall and Kris 
Singer (DFO), and Peter Troffe and David McWalter (SNC-Lavalin) on 
November 15, 2018; 

• Project update letter provided by SNC-Lavalin to DFO on February 20,2019 
including: 

o Updated scope of works; 
o Updated quantification and mitigation effects to CRA fish habitat; and, 
o Updated habitat offsetting plan. 

Your proposal has been reviewed to determine whether it is likely to result in serious 
harm to fish which is prohibited under subsection 35(1) of the Fisheries Act unless 
authorized. Your proposal has also been reviewed to determine whether it is Ji.kely to 
affect listed aquatic species at risk, any part of their critical habitat or the residences of 
their individuals in a manner which is prohibited under sections 32, 33 and subsection 
58(1) of the Species at Risk Act, unless authorized. 

To avoid and mitigate the potential for serious harm to fish as well as prohibited effects 
on listed aquatic species at risk, we recommend implementing the measures listed below, 
as per your project plan and discussions with DFO: 

• All instream works will be conducted during the instream work window for 
the Fraser River Estuary Area 28 (July 16 to February 28). 

• Barges and other vessels used during the project should not disturb the 
foreshore or basin seabed. 

• An Environmental Monitor (EM) will monitor instream construction activities 
including conducting water quality monitoring to ensure that water quality 
adheres to provincial water quality guidelines for the protection of aquatic life. 

• When possible, works will be conducted during favourable weather and low 
water conditions (i.e., low tide). 

• A silt curtain will be installed around the work area in Deas Basin to contain 
potential sedimentation during instream works, where possible. 

• Existing riparian vegetation along shorelines will be protected from potential 
damage during construction activities. 

• Install sheet piles around the area to be infilled to isolate the work area prior 
to infilling activities. 

• All rock used during the project (e.g., construction of enhancement features, 
etc.) should be clean and free of dirt, etc. before placing in the water. The rock 
should be carefully placed into position as opposed to just dumped into the 
water. 

• All fish should be removed from within isolated work areas prior to in-water 
works. 

• A vibratory hammer will be used as the primary pile driving method. Impact 
pile driving will only be used if piles cannot be installed using a vibratory 
hammer. 

• Potential vibration impacts to fish will be monitored during pile driving (i.e., 
acoustic monitoring). The Program acknowledges the pile driving best 
management practices reference that shock waves not be in excess of 30 kPa; 
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18-HPAC-00751 - 3-

however, updated information on acoustic noise thresholds for fish presented 
below should be applied: 
o The criteria agreed upon by the US Fisheries Hydroacoustic Working 

Group (FHWG, 2009) for the onset of effects of percussive pile driving 
activities in terms of injuries to fishes identified the dual criteria of a peak 
sound pressure level of 206 dB re: 1 J.LPa and a SELcum of 187 dB re: 1 
11Pa2·s. These thresholds are the most up-to-date for protection offish 
from acoustic injuries in North America (http://acousticstoday.org/wp­
contentluploads/20 15/0 51 Assessing-the-Impact-of-Underwater-Sounds-on­
Fishes-and-Other-Forms-of-Madne-Life-Anthony-D.-Hawkins-and­
Arthur-N.-Popper.pdt); and, 

o Sound levels for fish should not exceed 206 dB re: 1 11Pa and a SELcum 
of 187 dB re: I J.LPa2·s, acoustic monitoring sh<;)Uld occur at I 0 m from the 
noise source. 

• If monitoring indicates sound levels in excess of the above thresholds at the 
1 0 m monitoring distance for fish, the activity should cease and only resume 
after additional mitigation measures are implemented. The above mentioned 
acoustic thresholds are applicable to all underwater generated noise, such as, 
but not limited to, those from blasting, hydraulic ramming, and vibratory 
hammers. 

Provided that you incorporate these measures into your plans, the Program is of the view 
that your proposal will not result in serious harm to fish or prohibited effects on listed 
aquatic species at risk. As such, an authorization under the Fisheries Act or a permit 
under the Species at Risk Act is not required. 

Should your plans change or if you have omitted some information in your proposal, 
further review by the Program may be required. Consult our website (http://www.dfo­
mpo.gc.ca/pnw-ppe/index-eng.html) or consult with a qualified environmental consultant 
to determine if further review may be necessary. It remains your responsibility to avoid 
causing serious harm to fish and avoid prohibited effects on listed aquatic species at risk, 
any part of their critical habitat or the residences of their individuals. 

It is also your Duty to Notify DFO if you have caused, or are about to cause, serious harm 
to fish that are part of or support a comm~rcial, recreational or Aboriginal fishery. Such 
notifications should be directed to http://www.dfo-mpo.gc.ca/pnw-ppe/violation­
infraction/index-eng.html, or to the DFO-Pacific Observe, Record and Report phone line. 

Please notify this office at least 10 days before starting your project. A copy of this letter 
should be kept on site while the work is in progress. It remains your responsibility to 
meet all other federal, territorial, provincial and municipal requirements that apply to 
your proposal. 

If you have any questions with the content of this letter, please contact Sandy Foxall at 
our Nanaimo office at 250-756-7295, by fax at 250-756-7229, or by email at 
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Sandy.Foxall@dfo-mpo.gc.ca. Please refer to the file number referenced above when 
corresponding with the Program. 

Yours sincerely, 

Vincent Harper 
Senior Fisheries Protection Biologist 
Fisheries Protection Program 

cc. Sandy Foxall, DFO, Nanaimo 
Peter Troffe, SCN-Lavalin, Burnaby 
David McWalter, SNC-Lavalin, Victoria 

PLN- 206 
PLN - 179



City of 
Richmond 

A IT ACHNIENT 8 

Rezoning Considerations 
Development Applications Department 

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

Address: 12700 and 12800 Rice Mill Road, 12280 and 12300 No.5 Road File No.: RZ 18-824565 

Prior to fmal adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9940, the developer is 
required to complete the following: 
1. Consolidation of all the lots into one development parcel. 

2. Submission of a Contract entered into between the applicant and a Cettified Arborist for supervision of any on-site 
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of 
work to be undettaken, including: the proposed number of site monitoring inspections, and a provision for the 
Arborist to submit a post-construction assessment report to the City for review. 

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

4. Granting of an approximately 1,010 m (3,314 ft.) long Statut01y Right-of-Way (SRW) for the purposes of dike works 
covering the entire dike alignment as outlined under "Section 5 Dike Works" of the Servicing Agreement 
requirements and to the satisfaction of the General Manager, Engineering and Public Works. 

5. Registration of a legal agreement on title identifYing a minimum habitable elevation of 3.85 m GSC for all new 
construction after May 1, 2019. The legal agreement shall indemnifY the City for all flood-related damages at the site 
as a result of the variance, and shall include acceptance from the owner that flood protection on their site will be their 
sole responsibility. Based on BC Ferries' intended use of the site, which is incompatible with the City's flood 
construction level of 4.35 m geodetic for buildings outside of the dike, the City will permit the minimum Flood 
Construction Level to be lowered to 3.85 m with the understanding that the owner and applicant accept all risks 
associated with flooding due to construction outside of the City's dike. 

6. The owner/applicant is to submit written confirmation from the Provincial Inspector of Dikes acceptable to the City's 
Director of Development that the proposed strategy to incrementally raise the subject site and structures in the future, 
as needed for flood protection, addresses any provincial flood protection requirements. The intent to incrementally 
raise the site and structures in the future as needed for flood protection will be the sole responsibility of the owner. 

7. The owner/applicant is to submit to the City written confirmation ofthe GVWD's (Metro Vancouver) acceptance of 
the encroachment of the proposed dike and associated improvements into the GVWD water line right-of-way. 

8. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of 
Development. 

9. City acceptance of the developer's offer to voluntarily contribute $0.24/SF (2018 rate) per buildable square foot (e.g. 
$40,047.00) to the City's public art fund. This contribution is for both phase 1 and phase 2 of the development. 

10. Discharge of the existing dike right-of-way (RD144951 with reference to plan NWD 59814). The discharge is to 
follow the registration of the replacement dike right-of-way noted earlier in these Rezoning Considerations. 

11. Enter into a Servicing Agreement* for the design and construction of dike works, utility services and frontage works. 
Works include, but may not be limited to, the following: 
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A Servicing Agreement is required to design and constrnct the following works, to be registered on Title prior to 
Rezoning adoption. 

1) Water Works: 

a) Using the OCP Model and with the upgrades identified below, there will be 424 L/s of water available at a 20 psi 
residual at the Rice Mill Road frontage. Based on your proposed development, your site requires a minimum fire 
flow of250 Lis. 

b) At Developer's cost, the Developer is required to: 
i) Submit, as part of the first servicing agreement submission, Fire Underwriter Survey (FUS) fire flow 

calculations confirming that the available fire flow of 424 Lis with water main upgrades is adequate for onsite 
fire protection. Calculations must be signed and sealed by a Professional Engineer. 

ii) Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size of the meter box 
(from the City of Richmond supplementary specifications)+ any appurtenances (for example, the bypass on 
W2o-SD) + 0.5 m on all sides. Exact right-of-way dimensions to be finalized via the servicing agreement 
process. 

iii) Install a new water connection, complete with meter and meter box, to serve the proposed development. 
iv) Provide fire hydrants along Rice Mill Road per City spacing requirements. 
v) Upgrade approximately 680 m of250 mm water main to 300 mm along Rice Mill Road from No 5 Road to 

the driveway entrance of the site as required to meet the fire flow demand for the proposed development. 

c) At Developer's cost, the City is to: 
i) Reconnect all existing water service connections to the new water main. 
ii) Complete all tie-ins for the proposed works to existing City infrastructure. 

2) Storm Sewer Works: 

a) At Developer's cost, the Developer is required to: 
i) Fill and abandon the existing 310 mm culvert at the entrance on Rice Mill Road to the driveway access to the 

development site. Prior to filling and abandoning the culvert, the developer's engineer shall confirm via video 
inspection that there are no connections to the culvert and that the culvert can be safely abandoned, and 
provide a signed and sealed letter with the servicing agreement confirming the same. 

ii) Provide a sediment and erosion control plan for the proposed onsite and offsite works, to be reviewed as part 
of the servicing agreement design. 

3) Sanitary Sewer Works: 

a) At Developer's cost, the Developer is required to: 
i) Replace the portion of the existing privately-owned sanitary forcemain that is within the City road dedication 

(approximately 80 m) with approximately 30m ofCity~owned gravity-fed sanitary sewer and approximately 
SO m of privately-owned force main, located within the roadway. The exact lengths of private- and City­
owned sewer shall be detennined during the servicing agreement process. A gravity-fed system shall be used 
to the extent possible, transitioning to a private forcemain once issues with cover arise. The design of the 
forcemain shall minimize the length of the forcemain located within City road dedication as much as possible 
(i.e., shall transition into the development site as soon as possible). 

ii) Enter into a license agreement with the City for the proposed encroachment of the privately-owned sanitary 
forcemain into City road right-of-way. The license agreement shall, among other things: 

i. Place ownership, maintenance responsibility, and liability of the sanitary forcemain with the 
developer/owner; 

ii. Impose license fees for use of the City road right-of-way; 
iii. Require the developer/owner to design and construct the forcemain to the satisfaction of the General 

Manager, Engineering & Public Works via the servicing agreement; 

PLN • 208 
Initial: ---PLN - 181



- 3 -

iv. Require the developer/owner to relocate or remove the forcemain upon reasonable request from the 
City; 

v. Require the developer/owner to remove the private forcemain within the roadway and connect to a 
City-owned system if/when one becomes available, upon request from the City; and 

vi. Indemnify the City. 
b) At Developer's cost, the City is to: 

i) Complete all tie-ins of the proposed works to existing City infrastructure. 

4) Frontage Improvements: 

a) At Developer's cost, the Developer is required to: 
i) Coordinate with BC Hydro, Telus and other private communication service providers: 

i. Before relocating/modifying any of the existing power poles and/or guy wires within the property 
frontages. 

ii. To underground overhead service lines. 
ii) Locate/relocate all above ground utility cabinets and kiosks required to service the proposed development, 

and all above ground utility cabinets and kiosks located along the development's frontages, within the 
developments site (see list below for examples). A functional plan showing conceptual locations for such 
infrastructure shall be included in the development design review process. Please coordinate with the 
respective private utility companies and the project's lighting and traffic signal consultants to confirm the 
requirements (e.g., statutory right-of-way dimensions) and the locations for the aboveground structures. If 
a private utility company does not require an aboveground structure, that company shall confirm this via a 
letter to be submitted to the City. The following are examples of statutory right-of-ways that shall be 
shown on the architectural plans/functional plan, the servicing agreement drawings, and registered prior 
to SA design approval: 

- BC Hydro PMT -4.0 x 5.0 m 
- BC Hydro LPT- 3.5 x 3.5 m 
- Street light kiosk- 1.5 x 1.5 m 
- Traffic signal kiosk- 2.0 x 1.5 m 
- Traffic signal UPS - 1.0 x 1.0 m 
- Shaw cable kiosk- 1.0 x 1.0 m 
- Telus FDH cabinet- 1.1 x 1.0 m 

5) Dike Works: 

a) Through this rezoning, the City will secure from the developer an approximately 1010 m-long dike and dike right­
of-way through the development site. Based on the developer's site constraints and the proposed use of the site, 
the City understands that construction of the entire dike is not feasible for the developer at this time. The right-of­
way for the entire dike will be registered through the rezoning process; however, the developer's construction of 
the dike will be done in stages, as follows: 
i) Segment 1, located roughly in the east half of the site, will be constructed to elevation 4.7 min the future 

when needed for flood protection. The timing of constructing this segment will be determined by the City; 
ii) Segment 2, located roughly in the centre of the site, will be constructed to an interim elevation of 4.0 m 

through this development's servicing agreement, then raised in the future to elevation 4.7 m when needed for 
flood protection. The timing of raising this segment from 4.0 m to 4.7 m will be determined by the City; 

iii) Segment 3, located roughly on the west half of the site, will be constructed to elevation 4.7 m through this 
development's servicing agreement. 

b) In the future, Segments 1, 2, and 3 will be raised to elevation 5.5 m (not covered by this development). The rights­
of-ways secured through this development will provide adequate space for the future 5.5 m dike. 

c) At Developer's cost, the Developer is required to: 
i) Dike SRW: Prior to rezoning adoption, provide registered statutory rights-of-ways for diking, as follows: 

i. Segment 1: an approximately 430 m long SRW along the northern property line adjacent to the CNR 
property and the eastern property line adjacent to Rice Mill Road. This SRW shall begin at the NE corner 
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of the bay and shall connect to the existing dike at the southern extent of Rice Mill Road, as shown on 
Appendix (1). The width of this SRW, which will be determined through the servicing agreement, shall 
be sufficient to fit a standard City dike to elevation 5.5 m with erosion protection. The SRW shall: 
(a) Prohibit any excavation or construction within the SRW without prior written consent from the City. 
(b) Include provisions requiring the Developer to design and construct a dike to the satisfaction of the 

General Manager, Engineering and Public Works at a time where this is required for the purpose of 
flood protection, as determined at the sole discretion of the City. The dike shall be built to elevation 
4. 7 m and conform to the City and Provincial specifications and standards for dike design and 
construction that are most current at the time of design and construction. If the Developer fails to 
fulfill such obligations within the time specified in the right-of-way agreement, the City may carry 
out the Developer's obligations to complete the necessary construction, including the demolition of 
any existing structures within the SRW, at the Owner's cost. 

(c) Provide the City with unrestricted vehicular and man access to all sections of the SRW for the 
purpose of dike maintenance and future upgrade. 

(d) Upon completion of the construction ofthe dike, the City shall have :fi.dl rights of access to the SRW 
area for the purposes of inspecting, maintaining and upgrading the dike. The dike will be owned and 
maintained by the City. 

ii. Segments 2 & 3: an approximately 17m wide (or as required to fit a standard City dike to elevation 5.5 m 
with erosion protection, as determined through the servicing agreement), approximately 580 m long SRW 
extending north from the existing dike at the south-west corner of the site along the west side of Metro 
Vancouver's water main to the north property line of the site adjacent to CNR's property, and continuing 
eastward to tie into the Section A SRW identified above, as shown on Appendix (1). The SRW shall: 
(a) Prohibit any excavation or construction within the SRW without prior written consent from the City. 
(b) Provide the City with unrestricted vehicular and man access to all sections of the SRW for the 

purpose of dike maintenance and future upgrade. 
(c) Upon completion ofthe construction ofthe dike, the City shall have full rights of access to the SRW 

area for the purposes of inspecting, maintaining and upgrading the dike. The dikes shall be owned and 
maintained by the City. 

(d) Segment 2: Where the dike is not constructed to the City's standard to an elevation of 4.7 m, the SRW 
shall include provisions requiring the Owner/Developer to raise the dike to elevation 4.7 mat the 
Developer/Owner's cost, to the satisfaction ofthe General Manager, Engineering and Public Works at 
a time where this is required for the purpose of flood protection, as determined at the sole discretion 
of the City. lfthe Developer fails to fulfill such obligations within the time specified in the right-of­
way agreement, the City may carry out the Developer's obligations to complete the necessary 
construction, including the demolition of any existing structures within the SRW, at the Owner's cost. 

iii. Minimum building setback from the dike rights-of-way shall be 3.0 m for all new buildings. Existing 
buildings constructed prior to 2019 shall be exempt from this setback requirement. 

iv. Any crossings of the dike SRW proposed for this development must be reviewed and approved by the 
City. This includes, but is not limited to, private onsite services such as water, stonn, and sanitary, hydro, 
and tel. Crossings will be required to be designed and constructed in a way to minimize impact to the 
dike, and must be in conformance with Dike Maintenance Act Approval for Pipe Crossings of Dikes 
(2014) or any superseding guidelines. 

v. The Developer shall coordinate the design and alignment of the Segment 1 dike and dike SRW with the 
Ministry of Transportation and Infrastructure, and ensure that the SRW width and configuration is 
adequate to construct a future 5.5 m dike that addresses MOTI concerns. The developer shall obtain a 
conceptual-level sign-off from MOTI for the future Segment l dike prior to the SRW width being 
finalized. 

ii) Discharge the existing dike right-of-way as reflected on Plan 59814. 
iii) Dike Access: Provide maintenance vehicle access to all portions of the City dike and dike SRW, to the 

satisfaction of the General Manager, Engineering and Public Works. Prior to rezoning adoption, the developer 
is to provide a dike access plan showing how City maintenance vehicles will access the dike in the interim 
and ultimate conditions, and indicating any required items to facilitate access, such as ramps, turnarounds, 
rights-of-ways, etc., which shall be secured from the developer through the servicing agreement. Access 
ramps shall be designed to accommodate the TAC's SU vehicle and be at no more than 10% grade. 
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iv) Dike Construction: Construct an approximately 580 m-long embankment dike within Segments 2 & 3 of the 
SRW, extending from the NE extent of the SRW (at the connection to Segment 1 of the SRW) to the south 
property line adjacent to property 003-543-765 as shown on Appendix (2). The dike shall satisfy the 
following conditions: 

i. The dike shall be designed by a Professional Geoteclmical Engineer. 
ii. The dike shall be constructed to an elevation of 4. 7 m geodetic (except segment 2, as noted under point 

3), and designed to accommodate a future elevation of 5.5 m geodetic. The waterside slope of the dike 
shall be a maximum of 2: 1 and the landside slope of the dike shall be a maximum of 3:1, except as 
recommended by the developer's geotechnical engineer and reflected on Appendix (2).The crest of the 
dike shall be a minimum 4.0 m wide and shall accommodate vehicular access. All dike construction and 
design, including materials, shall be in conformance with City standard drawing MB-98 or MB-99, Dike 
Design and Construction Guide- Best Management Practices for British Columbia (2003), and 
Environmental Guidelines for Vegetation Management on Flood Protection Works to Protect Public 
Safety and the Environment (1999), or any superseding guidelines. 

iii. Segment 2: At the existing asphalt parking lot (segment 2 on Appendix (2)), the dike crest elevation may 
be constructed to 4.0 m geodetic, with the ability to be raised to 5.5 m geodetic in the future. 

iv. The dike shall be designed to have a smooth transition to the existing dike towards the west, with a 
maximum slope of 3: l.No retaining walls within the dike crest or slope area are pennitted. 

v. The dike shall include erosion protection on the waterside slope. 
vi. The Developer shall coordinate the dike alignment, design and construction with Metro Vancouver with 

regards to impacts to and from Metro Vancouver's water transmission main. 
vii. The design and construction of the dike shall complete to the satisfaction of the General Manager, 

Engineering and Public Works and any other relevant dike approving authorities. Once approved by the 
City, the developer must submit an application for a Dike Maintenance Act approval to the Ministry of 
Forest, Lands, Natural Resources Operations and Rural Development. 

viii. The developer shall submit to the City a FLAC or Plaxis analysis for the dike to assess seismic 
performance of the dike design under the three seismic design scenarios specified in the Ministry of 
Forest, Lands, Natural Resources Operations and Rural Development's Seismic Design Guidelines for 
Dikes (2014) or any superseding guidelines. 

6) Sustainability: 

a) Two redundant culvert crossings within the Riparian Management Area along the south side of Rice 
Mill Road are to be removed and the open watercourse reinstated andre-vegetated. Culvert removal 
will proceed in accordance with requirements under the Water Sustainability Act and Standards and Best 
Practices for Instream Works. Disturbed areas will be re-vegetated with a native riparian seed mix in 
accordance with the Riparian Area Regulation Re-vegetation Guidelines. 

b) A site-specific Erosion and Sediment Control Plan must be submitted to the City and approved by the 
Environmental Manager prior to any works being undertaking within, or that could impact, the 
designated Riparian Management Area(s). 

c) All works within, or that could impact, designated Riparian Management Areas are to be completed in 
accordance with the City ofRiclunond's Riparian Management Areas Bulletin INF0-23, the approved 
Construction Environmental Management Plan, and the site-specific Erosion and Sediment Control 
Plan. 

7) General Items: 

a) At Developer's cost, the Developer is required to: 
i) Coordinate with Metro Vancouver to: 

i. obtain approval for the proposed encroachment of the dike fill into their existing water main right-of-way 
through the site; 

ii. confinn any potential impacts due to construction; 
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iii. provide any improvements, including modifications to the existing SRW, as required for the protection of 
the water main; and 

iv. comply with their requirements regarding the same. 
ii) Enter into, if required, additional legal agreements, as determined via the subject development's Servicing 

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

Appendix 1 
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Prior to Building Permit Issuance, the developer must complete the following requirements: 

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

2. lncorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes. 

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

Note: 

* 
• 

This requires a separate application. 

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is 
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the 
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. PLN • 213 
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The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of 
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a 
form and content satisfactory to the Director of Development. 

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

• Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal 
Migrat01y Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance 
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends 
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured 
to perform a survey and ensure that development activities are in compliance with all relevant legislation. 

[Signed Concurrence in File] 

Signed Date 

..... ······ 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 
Amendment Bylaw 9940 (RZ18-824565) 

Bylaw 9940 

12700 and 12800 Rice Mill Road, 12280 and 12300 No. 5 Road 

The Council of the City of Richmond, in open meeting assembled, enacts as follows: 

1. Richmond Zoning Bylaw 8500 is amended by inserting Section 23.14 thereofthe following: 

6040362 

"23.14 BC Ferries Fleet Maintenance and Moorage (ZI14) 

23.14.1 Purpose 

A site specific zone to provide for the service, moorage and maintenance of BC Ferries 
fleet. 

23.14.2 Permitted Uses 23.14.3 Secondary Uses 

23.14.4 

1. 

23.14.5 

1. 

23.14.6 

1. 

2. 

• commercial vehicle 
parking and storage 

• contractor service 
• industrial, gene.ral 
• industrial, heavy 
• manufacturing, custom 

indoor 
• vehicle & equipment 

services, industrial 
• vehicle body repair or 

paint shop 
• vehicle repair 

Permitted Density 

The maximum floor area ratio is 1.0. 

Permitted Lot Coverage 

• residential security/ 
operator unit 

• outdoor storage 

The maximum lot coverage is 60% for buildings. 

Yards & Setbacks 

The minimum front (east) yard setback is 4.5 m for all new construction 
after May 1, 2019. 

The minimum exterior side yard is 3.0 m. 
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Bylaw 9940 Page 2 

3. 

23.14.7 

1. 

2. 

23.14.8 

1. 

23.14.9 

1. 

23.14.10 

1. 

23.14.11 

1. 

2. 

There is no minimum interior side yard or rear yard. 

Permitted Heights 

The maximum height for buildings is the lesser of 22.2 m above top of 
building slab elevation or 26.6 m GSC. 

The maximum height is 84.0 m GSC for a single heavy lift crane and 
20.0 m for all other accessory structures. 

Subdivision Provisions/Minimum Lot Size 

There is no minimum lot width, lot depth or lot area. 

Landscaping & Screening 

Landscaping and screening shall be provided according to the 
provisions of Section 6.0. 

On-Site Parking and Loading 

On-site vehicle and bicycle parking and loading shall be provided 
according to the standards set out in Section 7.0. 

Other Regulations 

The following Outdoor storage uses are prohibited from occurring: 

a. Outdoor storage of food products; 
b. Outdoor storage of goods or materials that are capable of being 

transmitted above, across or below a land or water surface due to the 
effects of weather; 

c. Outdoor storage of goods or materials that constitute a health, fire, 
explosion or safety hazard; 

d. Producing, discharging or emitting odiferous, toxic, noxious matter or 
vapours, effluents, heat, glare, radiation, noise, electrical interference 
or vibrations. 

In addition to the regulations listed above, the General Development 
Regulations in Section 4.0 and the Specific Use Regulations in Section 
5.0 apply." 

2. The Zoning Map ofthe City of Richmond, which accompanies and forms part of Richmond 
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the 
following area and by designating it "BC FERRIES FLEET MAINTENANCE AND 
MOORAGE (ZI14)". 

6040362 

That area shown cross-hatched on "Schedule A attached to and forming part of Bylaw No. 
9940" 

PLN - 189



Bylaw 9940 Page 3 

3. This Bylaw may be cited as "Richmond Zoning Bylaw 8500, Amendment Bylaw 9940". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER CONDITIONS SATISFIED 

MINISTRY OF TRANSPORTATION AND 
INFRASTRUCTURE APPROVAL 

ADOPTED 

MAYOR 

6040362 

CORPORATE OFFICER 
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City of 
Richmond Schedule A attached to and forming part of Bylaw No. 9940 

PROPOSED 
REZONING 

RZ 18-824565 
Original Date: 06/20/18 

Revision Date: 1 0/12/18 

Note: Dimensions are in METRES 
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