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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, November 29, 2017 
3:30 p.m. 

 
 
 MINUTES 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
November 16, 2017. 

  

 
1. DEVELOPMENT VARIANCE 15-704583 

 (REDMS No. 5617123) 

 APPLICANT: Matilde Abella 

 PROPERTY LOCATION: 10455 Bridgeport Road 

 
Director’s Recommendations 

 That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to: 

 1. reduce the minimum required rear yard setback from 6.0 m to 3.85 m; and 

 2. reduce the requirement for live landscaping in the required front yard from 50% 
to 29%; and 

 This would permit the retention of an existing non-conforming addition to the single-
family dwelling at 10455 Bridgeport Road on a site zoned “Single Detached (RS1/D)”. 

  

 
2. DEVELOPMENT PERMIT 16-741741 

(REDMS No. 5610624 v. 2) 

 APPLICANT: Vancouver Airport Fuel Facilities Corporation (VAFFC) 



Development Permit Panel – Wednesday, November 29, 2017 
ITEM   
 
 

2. 
5659353 

 PROPERTY LOCATION: 15040 Williams Road 

 
Director’s Recommendations 

 That a Development Permit be issued which would permit the construction of a Marine 
Terminal Facility for aviation/jet fuel delivery at 15040 Williams Road on a site zoned 
“Industrial (I)” and partially designated as an Environmentally Sensitive Area (ESA). 

  

 
3. New Business 

 
4. Date of Next Meeting: December 13, 2017 

 
 ADJOURNMENT 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Thursday, November 16, 2017 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Joe Erceg, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
Cecilia Achiam, General Manager, Community Safety 

The meeting was called to order at 3:30p.m. 

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on 
October 25, 2017, be adopted. 

CARRIED 

1. Development Permit 17-774043 
(REDMS No. 5498522) 

5663776 

APPLICANT: Anthem Properties Group Ltd. 

PROPERTY LOCATION: 10475, 10491, 10511, 10531, 10551, 10571, 10591 and 10631 
No.5 Road 

INTENT OF PERMIT: 

1. Permit the construction of 47 townhouse units at 10475, 10491, 10511, 10531, 
10551, 10571, 10591 and 10631 No. 5 Road on a site zoned "Medium Density 
Townhouses (RTM3)"; and 

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

(a) reduce the front yard setback from 6.0 m to 4.5 m; and 

(b) increase the number of small car parking stalls from 53 spaces to 54 spaces. 
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Thursday, November 16, 2017 

Applicant's Comments 

Nicholas Kasidoulis, Anthem Properties Group, Ltd., introduced the project, noting that 
(i) the project is comprised of three-storey townhouses along No. 5 Road and two-storey 
units at the rear fronting the internal drive aisle, (ii) the front doors of three-storey end 
units accessing directly onto No. 5 Road provide a single-family feel to these units, (iii) 
existing large trees on-site are proposed to be retained and protected including a group of 
five trees at the outdoor amenity area, and (iv) two of the three-storey townhouse units are 
provided with a secondary suite. 

Shamus Sachs, Integra Architecture Inc., provided an overview of the architectural form 
and character of the proposed development, noting that (i) the two-storey rear units have 
large overhangs and reduced setbacks to signify their entries along the internal drive aisle, 
(ii) the proposed orientation of three-storey units along No. 5 Road is intended to 
minimize their length along the street, (iii) all units are provided with semi-private yards, 
and (iv) the proposed contemporary West Coast architectural style of the townhouse units 
complements the character of neighbouring developments. 

Mary Chan Yip reviewed the main landscaping features of the project, noting that (i) the 
landscape design is focused on providing strong pedestrian connections and interactions in 
the development, (ii) the siting, orientation and landscaping of three-storey units allow 
passive surveillance and interaction among residents, (iii) proposed landscaping of 
backyards of rear units have been intensified to provide a buffer to the adjacent single
family homes, (iv) five large trees are proposed to be retained and protected in the outdoor 
amenity area, and (v) the outdoor amenity area is programmed to serve various age 
groups. 

In addition, Ms. Chan noted that (i) the selection of trees and shrubs will provide habitat 
to wildlife including birds and pollinators, (ii) an agricultural landscape buffer will be 
provided along No.5 Road, and (iii) street trees are proposed along No. 5 Road to provide 
more buffer along the No. 5 Road frontage. 

In response to a query from the Panel, Ms. Chan acknowledged that the trees to be 
retained at the southeast comer are on existing grade, and the outdoor amenity area will be 
slightly raised up to facilitate interaction with the street level. 

Panel Discussion 

In response to a query from the Panel, Mr. Sachs reviewed the architectural design of the 
three-storey end units along No. 5 Road, noting that doors of these units face the street. 

In response to queries from the Panel, Wayne Craig, Director, Development, confirmed 
that extensive consultation was conducted in the surrounding single-family neighbourhood 
in connection with the subject application and other proposed developments in the area 
and the residents had expressed strong preference not to have any physical connection to 
the rear lane regardless of the potential ease of access to bus stops and commercial 
developments in the area that such connection would provide. 
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Development Permit Panel 
Thursday, November 16, 2017 

In response to a query from the Panel, Mr. Sachs confirmed that a statutory right-of-way 
(SRW) over the north-south internal drive aisle in the subject development will allow 
access to future developments to the north and the existing townhouse development to the 
south should it be desired in the future. 

Staff Comments 

Mr. Craig noted that (i) the project has been designed to achieve an EnerGuide rating of 
82, (ii) five convertible units are proposed, and (iii) the proposed agricultural landscape 
buffer along No. 5 Road has been reviewed and supported by the City's Agricultural 
Advisory Committee (AAC). 

In addition, Mr. Craig noted that (i) the proposed variance for front yard setback is 
necessary due to the required road dedication along No. 5 Road frontage and to 
accommodate the required drive aisle width and retention of large on-site trees at the 
southeast comer of the site, (ii) the small car parking variance is intended to provide a 
parking stall to each of the two secondary suites, (iii) there is a Servicing Agreement 
associated with the subject application for frontage improvements along No. 5 Road, and 
(iv) the triplex units at the rear of the subject site were part of the proposal at rezoning and 
have not been changed. 

Gallery Comments 

None. 

Correspondence 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would: 

1. permit the construction of 47 townhouse units at 10475, 10491, 10511, 10531, 
10551, 10571, 10591 and 10631 No. 5 Road on a site zoned "Medium Density 
Townhouses (RTM3)"; and 

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

(a) reduce the front yard setback/rom 6.0 m to 4.5 m; and 

(b) increase the number of small car parking stalls from 53 spaces to 54 spaces. 

CARRIED 

3. 
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2. Development Permit 15-708092 
(REDMS No. 5053675) 

5663776 

APPLICANT: 1004732 BC Ltd. 

PROPERTY LOCATION: 6840, 6860 No.3 Road and 8051 Anderson Road 

INTENT OF PERMIT: 

Permit the construction of an 11-storey, 18,700 m2 (201,292 ft2), mixed commercial and 
residential building at 6840, 6860 No. 3 Road and 8051 Anderson Road on a site zoned 
"City Centre High Density Mixed Use with Office (ZMU31)- Brighouse Village". 

Applicant's Comments 

Daniel Eisenberg, GBL Architects and Grant Brumpton, PWL Partnership, with the aid of 
a visual presentation (copy on file, City Clerk's Office), provided background information 
on the proposed development. 

Mr. Eisenberg noted that (i) the proposed 9,794 square meters of office space in the 11-
storey tower will help meet the increased demand for office space in Richmond, (ii) 75 
dwelling units are proposed in the 1 0-storey mid-rise including five affordable units, (iii) 
1,149 square meters of continuous ground floor retail spaces wrap around the corner of 
No. 3 Road and Anderson Road, and (iv) indoor and outdoor amenity areas will be 
provided for the residential and office components. In addition, Mr. Eisenberg reviewed 
the project's site context and lay-out, noting that the five levels of parking are located 
within the podium and are hidden from adjacent streets. 

Mr. Eisenberg further noted that (i) a statutory right-of-way is proposed over the north
south lane which runs through the podium and provides access to the parking entrances 
and loading bays and the east-west lane to the north, and (ii) the proposed treatment for 
the internal north-south lane provides visual interest and is integrated into the architecture 
of the building. 

Also, Mr. Eisenberg reviewed (i) the proposed locations of the indoor and outdoor 
amenity areas for the office and residential components, (ii) the architectural form and 
character of the proposed tower and mid-rise building, and (iii) the proposed interface of 
the subject development with the existing commercial and residential podium and tower 
development to the east. 

In response to a query from the Panel, Matt Stogryn, !Fortune Homes, confirmed that 
there will be separate stratas for the commercial and residential components. 

In response to a query from the Panel, Mr. Eisenberg acknowledged that the five 
affordable units will not be clustered, but distributed throughout the first four floors of the 
residential mid-rise building. 
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Development Permit Panel 
Thursday, November 16, 2017 

Mr. Brumpton briefed the Panel on the main landscaping features of the proposed 
development, noting that (i) existing trees along the No. 3 Road frontage will be retained, 
(ii) new trees and raised seating are proposed along the Anderson Road frontage, (iii) 
special ground and wall treatment as well as lighting are integrated into the north-south 
lane to enhance motorist and pedestrian experience, (iv) the proposed six layers of roof 
treatment form a cohesive landscape design and are individually usable, and (v) outdoor 
amenity spaces for the office and residential components are physically separated but 
visually connected. 

In response to a query from the Panel, Mr. Brumpton noted that the proposed location of 
urban agriculture on level 7 will receive a high degree of sun exposure and the cylindrical 
form of the planters will enhance the usability of the area as a social space. 

Panel Discussion 

In response to queries from the Panel, Mr. Stogryn noted that (i) the proposed north-south 
internal lane will be open 24 hours a day, seven days a week, (ii) there will be an 
agreement between the residential and commercial stratas for the shared maintenance of 
the lane, (iii) a pedestrian sidewalk is provided on the right side of the lane, and (iv) 
lighting is imbedded on the surface of the lane, in addition to the wall and soffit lighting. 

Staff Comments 

Mr. Craig noted that (i) the project has been designed to be District Energy Utility (DEU) 
-ready and achieve LEED Silver Equivalency and the City's noise mitigation standards, 
(ii) there will be a special covenant relating to the mixed-use and potential noise generated 
from the mixed-use, and (iii) there is a comprehensive Transportation Demand 
Management (TDM) package including bicycle facilities for the commercial and office 
components. 

Mr. Craig further noted that (i) frontage boulevard works along Anderson Road will be 
extended across the existing development to the east as part of the Servicing Agreement to 
provide a continuous frontage treatment along the entire length of the block, (ii) the 
Servicing Agreement also includes extensive improvements along the No. 3 Road 
frontage, the existing east-west lane adjacent to the north side of the subject property, and 
the new north-south internal lane for coordination purposes. 

Gallery Comments 

Jason Wang, 8111 Anderson Road, expressed concern regarding the siting of windows in 
the residential mid-rise building facing the bedroom of his residential unit on the gth floor 
of the building immediately adjacent to the east of the subject development. 
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In response to Mr. Wang's concern and queries from the Panel, the design team confirmed 
that (i) most of the small windows in the residential mid-rise building facing the adjacent 
building to the east have been removed and the remaining hall end windows and doors 
will have frosted glass, (ii) two planters have been added to the patio on level 9 to increase 
the density of the landscape buffer, (iii) the distance of the residential mid-rise building 
from the adjacent building to the east is approximately 10 meters, (iv) the patio is not 
publicly accessible, and (v) a cedar hedge is proposed to provide screening to the patio. 

Correspondence 

None. 

Panel Discussion 

In response to a query from the Panel, Mr. Craig acknowledged that the proposed five 
affordable housing units comprising five percent of the residential floor area comply with 
the City's policy on affordable housing although the proposed development has less than 
80 dwelling units. 

The Panel expressed support for the project, noting that the project is a nice addition to 
No.3 Road. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of an 11-
storey, 18,700 m2 (201,292 jr), mixed commercial and residential building at 6840, 
6860 No. 3 Road and 8051 Anderson Road on a site zoned "City Centre High Density 
Mixed Use with Office (ZMU31) - Brighouse Village". 

CARRIED 

3. Date of Next Meeting: November 29, 2017 

4. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 4:24p.m. 

CARRIED 

6. 

5663776 



Joe Erceg 
Chair 
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Development Permit Panel 
Thursday, November 16, 2017 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Thursday, November 16, 2017. 

Rustico Agawin 
Auxiliary Committee Clerk 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: November 7, 2017 

From: Wayne Craig File: DV 15-704583 
Director, Development 

Re: Application by Matilde Abella for a Development Variance Permit at 
1 0455 Bridgeport Road 

Staff Recommendation 

That a Development Variance Permit be issued which would vary the provisions of Richmond 
Zoning Bylaw 8500 to: 

1. Reduce the minimum required rear yard setback from 6.0 m to 3.85 m; and 

2. Reduce the requirement for live landscaping in the required front yard from 50% to 29%. 

This would permit the retention of an existing non-conforming addition to the single-family 
dwelling at 10455 Bridgeport Road on a site zoned "Single Detached (RS 1/D)". 

SDS:blg 
Att. 5 
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Staff Report 

Origin 

Matilde Abella has applied to the City of Richmond for permission to reduce the minimum 
required rear yard setback from 6.0 m to 3.85 m and reduce the minimum required coverage for 
live landscaping in the required front yard from 50% to 29%, to permit the retention of a non
conforming addition to the single-family dwelling at 10455 Bridgeport Road, which was 
constructed without a Building Permit (Attachment 1 ). A site survey showing the existing 
condition is included in Attachment 2. 

According to the applicant, the previous property owners made additions and alterations to the 
dwelling without a Building Permit, including an addition at the rear of the building, conversion 
of the carport into habitable space, and a number of interior alterations. Based on aerial 
photographs, the additions were constructed sometime between May 2007 and April 2009. 
Ownership transfer of the property to the current owners occurred in 2011. 

The City was made aware of the illegal construction on January 18, 2015, during an inspection 
for illegal suites due to a complaint. Although no suites were found, the illegal construction was 
identified and a formal notice of bylaw infraction was provided to the owners on January 30, 
2015. Subsequently, the owners applied for the required Building Permit to legitimize the 
previous construction and add a legal secondary suite (B7 15-693368). During the review 
process ofthe Building Permit application, it was determined that the addition at the rear of the 
dwelling does not comply with the minimum rear yard setback of the zone and a Development 
Variance Permit would be required to allow the existing house additions constructed without a 
Building Permit. 

Development Information 

Please refer to the attached Development Application Data Sheet (Attachment 3) for a 
comparison of the proposed development data with the relevant bylaw requirements. 

Background 

Development surrounding the subject site is as follows: 

To the North: Single-family dwellings on lots zoned "Single Detached (RS liD)" fronting 
McLennan A venue. 

To the East: Single-family dwellings on lots zoned "Single Detached (RS liD)" fronting 
Bridgeport Road. 

To the South: Across Bridgeport Road, a 54-unit townhouse development on a lot zoned "Low 
Density Townhouses (RTLl)". 

To the West: Single-family dwelling on a lot zoned "Single Detached (RS 1/D)" fronting 
McLennan A venue. 

5617123 
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Staff Comments 

Staff do not typically support the issuance of a Development Variance Permit to legitimize 
construction conducted without a Building Permit. However, the applicant purchased the 
property after the non-conforming construction occurred and has made an effort to address staff 
concerns regarding privacy, interface to adjacent properties and on-site landscaping. 
Additionally, the applicant has provided letters of support from all three adjacent property 
owners (or their representatives). 

Issuance of a Development Variance Permit would not allow for further expansion or 
encroachment of the building into the rear yard. The applicant would still need to obtain a 
Building Permit for the existing addition if the variance is approved and the construction would 
be inspected at Building Permit stage for compliance to the B.C. Building Code (BCBC) and the 
Richmond Building Regulation Bylaw No. 7230. The owner will be responsible for any repairs 
or upgrades required to comply. 

The proposed development plans attached to this report (Plan #1 & Plan #2) have addressed the 
planning issues identified as part ofthe review ofthe subject Development Variance Permit 
application. In addition, the proposal complies with the applicable policies of the Official 
Community Plan (OCP) and is generally in compliance with the "Single Detached (RS 1/D)" 
zone with the exception of the zoning variances noted below. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to: 

1. Reduce the minimum required rear yard setback from 6.0 m to 3.85 m. 

2. Reduce the requirement for live landscaping in the required front yard from 50% to 29%. 

Staff recommend support for the proposed variances for the following reasons: 

a) The proposal includes adding a legal secondary suite, which supports the City's Affordable 
Housing Strategy. However, due to the lot being located on an Arterial Road, an additional 
vehicle parking stall is required for the secondary suite, for a total of three stalls. In 
addition, due to the previous conversion of the carport into habitable space, the required 
parking is proposed to be accommodated on the driveway. Providing the required parking 
limits the ability to accommodate landscaping on-site. 

b) The requirement/or live landscaping in the front yard is relatively new, adopted by 
Council on July 24, 2017, and was not a requirement at the time of construction. Staff 
have worked with the applicant to maximize the amount of landscaping coverage in the 
front yard, while still providing the required off-street vehicle parking and maneuvering. 

c) In addition to new landscaping proposed in the front yard, the applicant has also achieved 
a landscape design that provides adequate screening of the existing addition from the 
neighbouring properties and meets the requirement for a minimum 30% lot coverage for 
live landscaping is achieved. The proposal includes installing new fencing and removing 
existing paving to accommodate additional landscaping in the front and rear yards. 

5617123 
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d) The applicant has provided letters of support from all three adjacent property owners (or 
their representatives) (Attachment 4). 

e) While the applicant purchased the property after the non-conforming construction 
occurred, the applicant has worked ~ith staff to address concerns regarding Zoning Bylaw 
compliance and achieved a proposal satisfactory to the adjacent neighbours. 

Analysis 

Conditions of Adjacency 
• The existing rear addition, which consists of an enclosed kitchen/dining area and a covered 

patio open to two sides, projects 2.15 m into the required rear yard setback of 6.0 m, 
providing a 3.85 m separation from the property line to the north (Plan #1). 

• A 1.2 m side yard setback is provided to the east and west; consistent with the minimum 
requirement in the zone. 

• To the north, east and west of the rear addition, the interfaces are single-family side yards. A 
new 1.8 m (6ft.) high fence along the shared property lines between the neighbouring 
properties will be installed to ensure privacy between the properties and the subject site. The 
installation of the fence will be secured through the Landscaping Security (see "Landscape 
Design and Open Space Design" ofthis report). 

• The area of the building addition is approximately 19.3 m2 (208 ft2
) and the covered patio is 

approximately 28.1 m2 (302 ft2
). The building addition is a single-storey and approximately 

3.6 m (12ft.) in height. The total floor area ratio of the dwelling, including the additions, 
complies with the requirements of the zone. 

• Landscaping in the form of a tree and shrubs is proposed to provide additional screening of 
the existing addition from adjacent properties. More information is provided in the 
"Landscape Design and Open Space Design" section of this report. 

• The structures do not encroach into the existing 3. 0 m Statutory Right -of-Way for utilities 
(sanitary sewer) at the rear of the property. Engineering has no concerns with the proposal. 

Site Planning and Architectural Form & Character 
• The Building Permit application to legitimize the existing construction also includes an 

application for a legal secondary suite. The subject lot is located on an arterial road 
(Bridgeport Road), which requires one vehicle parking space for the secondary suite, in 
addition to the two vehicle parking spaces required for the principal dwelling, for a total of 
three parking spaces. 

• Due to the conversion of the carport into habitable space, the required off-site parking is 
proposed to be located in the driveway. Staff have worked with the applicant to design the 
concrete area in the driveway to accommodate the required vehicle parking spaces, provide 
sufficient space for vehicle tum-around on-site to prevent vehicles from backing out onto 
Bridgeport Road, and maximize landscaping. 

• The rear addition includes a gabled roof and siding that matches the existing dwelling. The 
covered patio includes an aluminum roof and railings. The design of the existing addition is 
consistent with the character of the single-family dwelling. For photos of the existing 
condition, please refer to Attachment 5. 
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Landscape Design and Open Space Design 
• Currently, approximately 1% of the lot coverage for the subject site is live landscaping. Staff 

have worked with the applicant to achieve the minimum lot coverage for live landscaping 
required in Zoning Bylaw 8500 (30%), as demonstrated in the submitted Landscape Plan 
(Plan #2). 

• Included in the landscape plan, are the planting of two trees; one in the front yard and one in 
the rear yard, and a variety of shrubs, low-lying vegetation and grass. The proposal also 
includes removing portions of the existing concrete surface to increase the landscaped area 
on-site. 

• A new 1.2 m ( 4 ft.) high fence along a portion of the front yard and a new 1. 8 m ( 6 ft.) high 
fence along the rear yard are proposed to provide screening of the vehicle parking area and 
rear addition, and increase privacy between the adjacent neighbouring properties. 

• In order to ensure the proposed landscaping works are undertaken, the applicant is required 
to submit a Landscaping Security in the amount of $5,000, which includes the installation of 
proposed fencing, prior to the application being forwarded to Council for approval. The 
security will be released after landscaping at the subject site is completed and a landscaping 
inspection by City staff has been passed. 

Conclusions 

The applicant has applied to the City of Richmond for permission to reduce the minimum 
required rear yard setback from 6.0 m to 3.85 m and reduce the minimum required coverage for 
live landscaping in the required front yard from 50% to 29%, to permit the retention of an existing 
non-conforming addition to the single-family dwelling at 10455 Bridgeport Road on a site zoned 
"Single Detached (RS1/D)". 

The applicant purchased the subject property after the non-conforming construction occurred and 
has provided letters of support from all three adjacent property owners. The proposal complies 
with applicable policies contained within the OCP, and would generally comply with all aspects 
of the "Single Detached (RS 1/D)" zone, with the exception of the two variances discussed. 

The applicant has addressed the planning issues identified as part of the application review. On 
this basis, staff recommends support for the application. 

Steven De Sousa 
Planning Technician- Design 
( 604-204-8529) 

SDS:blg 

Attachment 1 : Location Map 
Attachment 2: Legal Survey 
Attachment 3: Development Application Data Sheet 
Attachment 4: Letter of Support 
Attachment 5: Photos 
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The following are to be met prior to forwarding this application to Council for approval: 
1. Submission of a Landscaping Security to the City in the amount of $5,000 to ensure replacement trees are 

planted and that the proposed landscaping works are undertaken. 

Prior to future Building Permit issuance, the developer is required to complete the following: 
1. Submit Building Permit plans that are consistent with Plan# 1 and Plan #2. 

5617123 
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City of 
Richmond Development Application Data Sheet 

Development Applications Division 

DV 15-704583 Attachment 3 

Address: 10455 Bridgeport Road 

Applicant: Matilde Abella Owner: Matilde & Paul Abella 

Planning Area(s): _B_r_id_,g._e_,_p_o_rt __________________________ _ 

I Existing Proposed 

Site Area: 408.7 m2 (4,399 fe) No change 

Land Uses: Single-family residential No change 

OCP Designation: Neighbourhood Residential Complies 

Zoning: Single Detached (RS1/D) No change 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: Max. 0.55 for 464.5 m2 of lot 
0.5 None permitted 

area + 0.3 for remainder 

Buildable Floor Area: Max. 224.7 m2 (2,419 fe) 205.1 m2 (2,207 fe) None permitted 

Buildings: Max. 45% Buildings: 39% 
Lot Coverage: Non-porous: Max. 70% Non-porous: 69% None 

Landscaping: Min. 30% Landscaping: 31% 

Setback- Front Yard: Min. 6 m 11.12m None 

Setback- East Side Yard: Min. 1.2 m 1.2 m None 

Setback- West Side Yard: Min. 1.2 m 1.2 m None 

Setback- Rear Yard: Min. 6m 3.85 m 
Variance 
requested 

Height: Max. 2 Yz storeys 2 storeys None 

2 for principal dwelling + 
Total off-street Spaces: 1 for secondary suite = 3 3 None 

total 

Front Yard Landscaping 
50% of the required front 

29% 
Variance 

jl_ard setback requested 



June 26, 2017 

Home Owner /Residents of: 

10451 Bridgeport Rd., 

10491 Bridgeport Rd., and 

2480 Mclennan Ave. 

Richmond, BC 

Dear Home Owner/Resident: 

ATTACHMENT 4 

Matilde Abella 

c/o Adison Zavler 

10455 Bridgeport Rd., Richmond, BC V6X 159 
Contact Email: adison@kalyso-deslgns.com 

RE: Letter of Support for the Development Variance Permit for 

10455 Bridgeport Rd., Richmond BC 

On behalf of the owner Ms. Abella, who is your adjacent neighbor at 10455 Bridgeport Rd., this 

letter is to inform and gather support for the Development Variance Permit for this property. 

The following is a summary of items outlined in letters from the City of Richmond (attached): 

1. Variance for permission to retain the current setback at 3.9 m (12.8 ft.) in lieu of the 

current bylaw of 6.0 m (19.7 ft.).- This variance is requested to retain the already 

existing back yard house additions and deck which was added prior the present owner's 

possession of the property. 

2. Modification of Landscape to meet requirement of 30% live material. The current 

landscape area is at 9%. Additional landscaping will be incorporated to meet the city 

requirements as follows: 

a) Reduction of the current asphalt surface at the front yard and the west side 

yard to become landscaping. 

b) New fencing or additional height added to the backyard fence portion is 

required to provide adequate screening and privacy as noted in the attached 

letter dated May 16th, 2017. We propose a 5'-10" to 6'~0~~ high fence for the 

backyard. 

The existing shrubs along the driveway beside the property 10491 Bridgeport Rd. will remain. 

All other fencing will remain as long as it meets the 4.0 height minimum, except for the 

backyard portion as noted in item in 2. b) above. 



DP V,ariance for 10455 Bridgeport Rd., Richmond BC 

June 26, 2017 

Attached for your reference is a copy of the Variance Application letters from the City of 
Richmond. 

Page 2 

The owner will be make every effort to ensure the least amount of disruption to neighbours at 
the time of work to be performed on the property. 

We trust that the information provided herein is in order and respectfully request your 
acknowledgement and support for proceeding with the Development Variance Permit 
application for 10455 Bridgeport Rd. 

Please note: Time is of essence and we require this letter signed by or before Monday, Jul'{. .f:!. 
Please deposit the signed original to the neighboring house of 10455 Bridgeport Rd. 
addressed to: Adisol1 Zavier. Feel free to also contact me with any questions regarding 

this letter of support at: Email: adison@kalypso~designs.com, Ph: 778~382-7880 

Sincerely, 

Adison Zavier 

on behalf of home owner: Matilde Abella 

Acknowledged and accepted in the City of Richmond by: 

Residents of 2480 Mclennan Ave., Richmond, British Columbia 

·~~·~-~fa) 
Print Full Name 

Date signed 

En ct. 



June 26, 2017 

Resubmitted; August 13, 2017 

Home Owner/Residents 

10451 Bridgeport RcL1 

10491 Bridgeport Rd., and 

2480 McLennen Ave. 

Richmond, BC 

Dear Home Owner/Resident: 

RE: Letter of Support for the Development Varian<:e Permit f:o,r 

10455 Bridgeport Rd.1 Ri'chmond BC 

c/o Adlson Zavier 

On behalf of the owner Ms. Abella, who is your adjacent neighbor at 10455 Bridgeport 

letter is to inform and gather support for the Development Variance Permit for this property. 

The following is a summary of items outlined in letters from the City of Richmond (attached): 

1. Variance for permission to retain the current setback at 3.9 m (12.8 ft.) in lieu of the 

current bylaw of 6.0 m {19.7 ft.).- This variance is requested to retain the already 

existing back yard house additions and deck which was added prior the present owner's 

possession of the property. 

2. Modification of Landscape to meet requirement of 30% live material. The current 

landscape area is at 9%. Additional landscaping will be incorporated to meet the city 

requirements as foHov<s: 

a} Reduction of the c:urrent asphalt surface at the f'ri:H'tt yard and the west side 
yard to become landscaping. 

b) New fencing or additional height added to the backyard fence portion is 

required to provide adequate screening and privacy as noted in the attached 

letter dated May 16th, 2017. We propose a 5' -10" to 6'-0" high fence for the 

backyard. 

The existing shrubs along the driveway beside the property 10491 Bridgeport Rd. will remain. 

All other fencing will remain as long as it meets the 4.0 height minimum, except for the 

backyard portion as noted in item in 2. b) above. 



P Variance for 10455 Bridgeport Rd.,, 

June 26, 2017 Resubmitted: August 13, 2011 

Attached for your 
Richmond. 

Please note: Time is of essence and we require this letter slfrted Upon ~eceipt af mis tetter. 

Please deposit the signed original to the neighboring house of 10455 Bridgeport Rd. 

addressed to: Adison Zavler, Pdncipat- Kalypso Kreations- Designs 

Ad1son Zavler 

on behalf of home owner: Matllde Abella 

I Acknowledged a~-d~ccepted in the City of Rl~hmond by: 
-.----~-~----------, 

I -Residents of 10451 Bridgeport, Rd., Richmond, British Columbia 

Print Full Name 

Date signed 

Encl. 

\ 
\ 
\ 

l 

Signature 



De Sousa,Steven 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hi Steven 

Tammy Hannah <pmassist@sunstarrealty.ca> 
Thursday, 9 November 2017 13:47 
De Sousa,Steven 
David Mak 
RE: Urgent- Owner of 10491 Bridgeport Road I Letter of Support for 10455 Bridgeport 
Road 

We have reviewed the information and have no issues with this request. 

I hope this will be sufficient 

Have a great day 

Best Regards, 

:z;/1V~ c#~ 
Manager I Operations 

SUNST AR REALTY LTD. 
#6- 3003 Kingsway, Vancouver, BC. V5R 5J6 
yvww.SunstarRealty.c~ 1 T: 604-436-13351 F: 604-436-1081 

From: De Sousa,Steven [mailto:SDeSousa@richmond.ca] 
Sent: November 9, 2017 1:46PM 

To: 'tammy@sunstarrealty.ca' 
Subject: Urgent - Owner of 10491 Bridgeport Road I Letter of Support for 10455 Bridgeport Road 

Hi Tammy, 

As per our phone conversation, please see attached for letter of support for an adjacent Development Variance Permit 
application at 10455 Bridgeport Road to be signed by the property owner of 10491 Bridgeport Road. 

The tenant has already provided a signed copy, but we need a copy from the owner. 

Please let me know if you have any questions or concerns. 

Thank you, 

Steven De Sousa 

Planning Technician, Development Applications Department 
City of Richmond I T: 604-204-8529 



I -- I 

ATTACHMENT 5 



City of 
Richmond Development Variance Permit 

To the Holder: 

Property Address: 

Address: 

MATILDE ABELLA 

10455 BRIDGEPORT ROAD 

C/0 ADISON ZAVIER 
#407 -1415 ST. GEORGES AVENUE 
NORTH VANCOUVER, BC V7L 4R9 

No. DV 15-704583 

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

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

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

a) Reduce the minimum required rear yard setback from 6.0 m to 3.85 m; and 

b) Reduce the requirement for live landscaping in the required front yard from 50% to 
29%. 

4. The land described herein, and any buildings, structures, off-street parking facilities, 
landscaping and screening shall be developed generally in accordance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall form a part hereof (Plan #1 & Plan #2). 

5. As a condition ofthe issuance of this Permit, the City is holding the security in the amount of 
$5,000 to ensure that development is carried out in accordance with the terms and conditions 
of this Permit. Should any interest be earned upon the security, it shall accrue to the Holder 
if the security is returned. The condition of the posting of the security is that should the 
Holder fail to carry out the development hereby authorized, according to the terms and 
conditions of this Permit within the time provided, the City may use the security to carry out 
the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
the plant material has survived. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
ofthe date ofthis Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 



To the Holder: 

Property Address: 

Address: 

MATILDE ABELLA 

Development Variance Permit 
No. DV 15-704583 

10455 BRIDGEPORT ROAD 

C/0 ADISON ZAVIER 
#407 - 1415 ST. GEORGES AVENUE 
NORTH VANCOUVER, BC V7L 4R9 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 

5617123 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director, Development 

Report to Development Permit Panel 

Date: November 9, 2017 

File: DP 16-741741 

Re: Application by Vancouver Airport Fuel Facilities Corporation (VAFFC) for a 
Development Permit at 15040 Williams Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a Marine Terminal 
Facility for aviation/jet fuel delivery at 15040 Williams Road on a site zoned "Industrial (I)" and 
partially designated as an Environmentally Sensitive Area (ESA). 

-) 
/'' / 

£/··~~ 
~\ 

Craig ; 
Director, Developfnent 
(604-247~4625) / 

/ 
DCB:blg 

.r-'J 

Att. 5 
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November 9, 2017 - 2 - DP 16-741741 

Staff Report 

Origin 

The Vancouver Airport Fuel Facilities Corporation (VAFFC) has applied to the City of 
Richmond for permission to develop a Marine Terminal Facility for aviation/jet fuel delivery at 
15040 Williams Road on a site zoned "Industrial (I)" and that is partially designated as an 
Environmentally Sensitive Area (ESA). The site is currently vacant. 

The proposed use conforms to the existing "Industrial (I)" zoning and the subject site does not 
require rezoning. 

Background 

This application was initially reviewed by the Development Permit Panel at the meeting on 
October 11, 2017 (Attachment A), but was referred back to staff under the following referral 
motion: 

1. That DP-16-741741 be referred back to stajjfor the applicant to work with staff 
to: 

(a) review the proposed mitigation, compensation and enhancement scheme for 
shoreline ESA based primarily on existing ESA condition in the subject site 
and investigate opportunities for additional on-site ESA planting; 

(b) review the proposed compensation/enhancement planting scheme for the 
shoreline ESA and consider introducing more mature and substantive 
planting; 

(c) consider introducing some planting in the intertidal ESA in addition to the 
proposed removal of existing and development/construction of new 
structures and shoreline within the shoreline and intertidal ESA; 

(d) investigate opportunities for further on-site ESA compensation and 
enhancements especially within the shoreline ESA and other areas along 
the proposed public trail and in the northern portion of the site in addition 
to the proposed off-site ESA enhancements; and 

(e) consider installing OIJ-site signage to inform and provide interpretation to 
the public regarding the works and enhancements done on the subject site 
to protect and preserve the natural environment; and 

2. That staff review the adequacy of the pedestrian viewing platform cash-in-lieu 
contribution and report back. 

This supplemental report is being brought forward to: 
• Provide a response to the referral. 
• Provide a summary of the revisions made to the development proposal. 
• Provide the revised Development Permit considerations. 
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• Present the revised Development Permit for Development Permit Panel consideration. 

The applicant worked with staff to revise the proposal to address the Panel's referral comments 
regarding the compensation/enhancement planting plans for the site and the addition of an 
interpretive signage package for the public trail. Staff have also reviewed the observation 
platform cost estimate and a detailed breakdown is included in this report. 

Attachments to this report include the following: 
Attachment A: Original Staff Report to Development Permit Panel (dated September 20, 2017). 
Attachment B: Professional Opinion Memo from Hatfield Consultants. 
Attachment C: Revised Landscape Cost Estimates With Breakdowns. 
Attachment D: Sketch plans and Cost Estimates for the Proposed Public Observation Platform. 
Attachment E: Revised Development Permit Considerations. 

Development Information 

Please refer to this report and the revised Development Permit plans (Attachment A) that 
accompany this report for: 

• Responses to the Development Permit Panel referral motion and the revisions made to the 
proposal to address the specific concerns identified. 

• Sketch plans and cost estimates for the proposed public observation platform. 
• Revised Landscaping Installation Costs. 
• Revised Development Permit Considerations. 

Please refer to the original staff report dated September 20, 2017 (Attachment B) for information 
pertaining to: 

• Background information on the project objectives, external agency approvals, and 
surrounding development. 

• The Marine Terminal Project Description. 
• Biologist's Environmental Assessments for ESA and RMA. 
• The Arborist' s Report and Assessment. 
• The Proposed Public Trail and Dike Alignments and Covenant Requirements. 
• Transportation Requirements. 
• CN Rail Reviews. 
• Flood-Plain Covenant Requirements. 
• Servicing and Frontage Improvement Requirements. 
• Financial Impacts. 
• The Development Application Data Sheet. 

Staff Comments 

Staffs opinion is that the revised scheme attached to this report has satisfactorily addressed the 
Development Permit Panel's referral of October 11, 2017. Based on the applicant's responses 
the application may now be reconsidered. 
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Responses to Panel Comment!? 

Panel Comment: Review the proposed mitigation, compensation and enhancement scheme for 
shoreline ESA based primarily on existing ESA condition in the subject site and investigate 
opportunities for additional on-site ESA planting. 

VAFFC Response: "Additional ESA compensation areas totaling 702m2 (7,556 ft2
) have been 

added in the northeast and southwest extents of the site." 

The V AFFC response provides two new shoreline ESA planting areas to the site plan (refer to 
Plan #15). The first is a new 352m2 shoreline ESA planting area with additional trees, shrubs 
and herbs at the southwest comer of the site. The second is a new 350m2 shoreline ESA 
planting area with short shrubs and herbs at the northeast comer of the site. 

Additional rationale comments are provided in the professional opinion memo provided by 
Hatfield Consultants (Attachment B). The plan modifications are highlighted in the revised plan 
set. 

Panel Comment: Review the proposed compensation/enhancement planting scheme for the 
shoreline ESA and consider introducing more mature and substantive planting. 

VAFFC Response: "New ESA compensation areas include some larger plants, as well as new 
landscaping areas outside ofthe ESA." 

The VAFFC's revised planting plan increases the pot sizes primarily for the coniferous trees in 
the Shoreline ESA. They've advised that the deciduous trees are better planting in smaller sizes 
but higher concentrations to out compete invasive species. Larger trees (both coniferous and 
deciduous) have also been incorporated within the non-ESA/non-RMA planting areas. 

Additional rationale comments are provided in the professional opinion memo provided by 
Hatfield Consultants (Attachment B). The plan modifications are highlighted in the revised plan 
set. 

Panel Comment: Consider introducing some planting in the intertidal ESA in addition to the 
proposed removal of existing and development/construction of new structures and shoreline 
within the shoreline and intertidal ESA. 

VAFFC Response: "VAFFC has explored intertidal planting with its engineering and 
environment experts and concludes that this option is not viable. V AFFC contends that the 
significant effort to offer further compensation areas and landscaped areas (cumulatively 
representing approximately 15% of the total property area) should satisfy the overall need for 
enhancement of the site." 

The VAFFC's biologist's analysis indicates that the likelihood of a successful planting and 
survival within the Intertidal ESA along the site's waterfront is low given, for example, the site's 
hydraulic conditions, high velocity river flows and other factors that would affect the viability of 
the vegetation planting. In addition, they point out that the integrity of the proposed rip-rap 
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revetment would be impacted by substantive vegetation growth as it would compromise the 
long-term erosional protection intended by the engineering design of the bank structures. 

Additional rationale comments are provided in the professional opinion memo provided by 
Hatfield Consultants (Attachment B). The plan modifications are highlighted in the revised plan 
set. 

Panel Comment: Investigate opportunities for further on-site ESA compensation and 
enhancements especially within the shoreline ESA and other areas along the proposed public 
trail and in the northern portion of the site in addition to the proposed off-site ESA 
enhancements. 

VAFFC Response: "VAFFC has offered further enhancement ofupland areas adjacent to the 
public trail and along the Williams Road Riperian Management Area (RMA). Additional areas 
totaling 645m2 (6,943 ft2

) have been added which brings the total landscaping commitment to 
approximately 2,053 m2 (22,098 ft2

)". 

Three additional non-ESA/non-RMA planting areas are proposed by the VAFFC. The first is a 
new trailside area in the northeast corner of the site. The second planting area involves a new 3 
metre wide strip adjacent to the Williams Road RMA. The third area is a 1.5 m widening of one 
side of the proposed vegetation planting strip adjacent to the public trail. 

Additional rationale comments are provided in the professional opinion memo provided by 
Hatfield Consultants (Attachment B). The plan modifications are highlighted in the revised plan 
set. 

Panel Comment: Consider installing on-site signage to inform and provide interpretation to 
the public regarding the works and enhancements done on the subject site to protect and 
preserve the natural environment. 

VAFFC Response: "As part ofthe trail enhancements, VAFFC will include interpretive signage 
along the trail corridor and at strategic viewing locations. V AFFC will design the signage to 
City standards and commit a total of $5,400 plus 20% contingency to complete these 
installations." 

In consultation with Parks staff the estimate is based on cost estimates for three large information 
signs. The final package makeup could vary in terms of the number of signs and the agreed upon 
context for each sign as will be determined through the Servicing Agreement. 

Panel Comment: That staff review the adequacy of the pedestrian viewing platform 
cash-in-lieu contribution and report back. 

Staff Response: A detailed cost breakdown for the proposed observation platform (refer to 
Attachment D), as provided by the applicant's contractor, has been reviewed by Parks 
Department staff. 
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The design is essentially a short treated wood frame construction platform with a protective 
wooden handrail at its perimeter. The platform will sit atop wood footings to provide an 
overlook to the Fraser River and would be similar to observation platforms used in various 
locations in Richmond. The platform would not be intended to project out significantly from the 
dike and would not extend past the high water mark. The basic design is shown in 
Attachment D. ' 

The detailed estimate, shown in Attachment D, includes an allowance for benches and signage 
and a 20% contingency allowance. Parks Department staff reassessed the proposed conceptual 
design and the associated cost breakdown and have determined it to be acceptable for the general 
location. 

Analysis 

Summary of the Revisions Made to the Development Proposal 
Modifications made to the development proposal submission reviewed by the Development 
Permit Panel on October 11, 2017 are summarized as follows: 

1. Two additional ESA compensation areas totalling 702m2 (7,552.27 ft2
) have been added 

along the site's shoreline (See Plan #15). Overall, the on-site ESA compensation 
proposed in the revised submission has increased from 344m2 to 1,046 m2 (3,702.8 ft2 to 
11,259 fe). No changes were made to the off-site ESA landscaping area which remains 
at 144.6 m2 (1,556.5 ft2

). 

2. 59 additional trees and 2,458 additional shrubs have been added on-site. Tree pot sizes 
for approximately 1 0% of the ESA/RMA trees and have been increased from a 5 or 1 0 
pot size to a 15 pot size. The trees increased in size were primarily conifers within the 
ESA and RMA areas. The quantity and size changes are reflected in the landscaping 
plans species listings provided in Plan #24. 

3. The request to consider planting in the intertidal rip-rap area was undertaken, but the 
professional opinion given is "that planting within the intertidal ESA is not supported 
based on the proposed engineering design criteria." The revised submission makes no 
changes to the previous submission on this issue. 

4. An additional645 m2 (6,942.7 ft2
) ofnon-ESA/RMA landscaping has been added via a 

new 400m2 (4,305.6 ft2
) trailside planting area in the northeast corner ofthe site and a 

new 3m wide planting strip adjacent to the Williams Road RMA north of the CN Rail 
(refer to Plan #15). 

5610624 

The east side of the pedestrian trail landscaped area has been widened by 1.5 m; 
increasing the east side planting strip to 3.0 min width. When combined with the 
landscaping on the adjacent terraced slope, this adds 660 m2 (7, 104.2 ft2) oflandscaping 
to this area (refer to Plans #15- #20). 

Collectively the non-ESA/RMA planting additions total approximately 1,305 m2 of new 
material over and above that shown in the October 11, 2017 submission. 
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5. Based on estimates provided by Parks Department staff, the proponent has agreed to a 
signage package that will cover the placement of several interpretive signs along the 
proposed pedestrian trail. The commitment is for $5,400 plus a 20% contingency 
(total= $6,480). This figure includes graphics design and installation of the signs and 
has been reviewed and accepted by Parks staff. The contribution has been added to the 
Development Permit considerations. The detailed design and installation of the 
interpretive signage is included in the Servicing Agreement requirements included in the 
Development Permit considerations. 

6. A revised cost estimate for the on-site landscape areas adjacent to the trail buffer and 
expanded on-site non ESAIRMA landscaping shows an increase from the original 
submission of $29,903.50.to $99,177.10- inclusive of a 10% contingency and three 
years of monitoring. The revised cost estimate with details is provided in Attachment C. 
Staffs opinion is that the revised planting addresses the Panel's concerns regarding 
addition planting considerations. 

7. A revised cost estimate for the on-site and off-site ESA and RMA habitat landscaping 
plus the on-site trail and buffer strip landscaping increases from $241,168.70 to 
$283,167.50- inclusive of a 10% contingency, three years of maintenance and three 
years of monitoring. The revised cost estimate with details is provided in Attachment C. 

Overall Summary of Landscaping Area Changes 
The table below shows the overall changes to the proposed landscaping areas between the 
Development Permit submission of October 11, 2017 and the revised Development Permit 
submission. 

Landscaping Area Oct. 11, 2017 Revised Submission Change 
Submission (m2

) (m2) (m2) 

Marine Terminal 1,144.8 1,846.8 +702 
ESAIRMA 

Trail Buffers 748 748 0 

Terraces+ Expanded 660 +660 
Trail Buffer 

On-site Non 0 645 +645 
ESAIRMA 

Off-site ESA/RMA 434.4 434.4 0 

Combined Totals 2,327.2 4,334.2 +2,007 

Revised Development Permit Considerations 
Based on the revised submission, the Development Permit Considerations were adjusted as 
follows: 
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• The landscape security for the on-site landscaping has been increased from $250,078.40 
to $361,248.80 (inclusive of 10% contingency and monitoring costs) based on the revised 
cost estimate submissionsfrom the Landscape Architect (dated October 31, 20 17). 
Additional landscape securities (estimated at $19,178.00 plus 1,917.80 contingency) for 
the off-site ESAIRMA landscaping will be addressed through a Servicing Agreement. 

• The additional non-ESA/nonRMA landscaping areas (on-site trailside landscaping 
[400m2

], the expanded trail buffer and slope planting [660m2
] and the planting strip 

adjacent to the Williams Road RMA [245m2
] have been included in the areas to be 

monitored by a Qualified Environmental Professional (QEP) for 3 years. 

• An additional voluntary contribution of $6,480.00 for interpretive signage has been added 
to the Development Permit Considerations. 

The revised Development Permit Considerations are provided in Attachment E. 

Conclusions 

The V AFFC has responded to all of the issued identified in the Development Permit Panel's 
referral motion of October 11, 2017. The VAFFC's revised proposal incorporates a number of 
significant modifications to the Marina Terminal proposal to address the issues identified by the 
Panel and staff. Staff believe the proponent's modified proposal to be generally in compliance 
with the City's Environmentally Sensitive Area Development Permit Guidelines as applicable to 
the subject site. 

On this basis, staff recommend that the Development Permit be endorsed and issuance by 
Council be recommended. 

David Brownlee 
Planner 2 
(604-276-4200) 

DCB:blg 

List of Attachments: 
Attachment A: Original Staff Report to Development Permit Panel (report dated September 20, 

2017). 
Attachment B: Professional Opinion Memo from Hatfield Consultants. 
Attachment C: Revised Landscape Cost Estimates With Breakdowns. 
Attachment D: Sketch plans and Cost Estimates for the Proposed Public Observation Platform. 
Attachment E: Revised Development Permit Considerations. 
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City of 
Richmond 

ATTACHMENT A 

Report to Development Permit Panel 

To: Development Permit Panel Date: September 20, 2017 

From: Wayne Craig File: DP 16-741741 
Director, Development 

Re: Application by Vancouver Airport Fuel Facilities Corporation (VAFFC) for a 
Development Permit at 15040 Williams Road 

Staff Recommendation 

That a Development Permit be issued which would permit the construction of a Marine Terminal 
Facility for aviation/jet fuel delivery at 15040 Williams Road on a site zoned "Industrial (I)" and 
partially designated as an Environmentally Sensitive Area (ESA). 
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Staff Report 

Origin 

The Vancouver Airport Fuel Facilities Corporation(!'/ AFFC) has applied to the City of 
Richmond for permission to develop a Marine Terminal Facility for aviation/jet fuel delivery at 
15040 Williams Road on a site zoned "Industrial (I)" and that is partially designated as an 
Environmentally Sensitive Area (ESA). The site is currently vacant. 

The proposed use conforms to the existing "Industrial (I)" zoning and the subject site does not 
require rezoning. 

To accommodate the proposed Marine Terminal Facility one or more Servicing Agreements will 
be required at Building Permit stage. The Servicing Agreement(s) will include the design and 
construction of approximately 350 m of new dikes across the subject site, design and 
construction of a new publically accessible trail and associated landscaping through the site, 
design and construction of utility and frontage works and off-site ESA and Riparian 
Management Area (RMA) landscaping as outlined in this DP plan submission. 

Development Information 

The VAFFC is currently working on a Vancouver Airport Fuel Delivery project involving three 
main components: 

• · A "Fuel Receiving Facility" for fuel storage on Port of Vancouver owned lands on the 
north side of Williams Road (Richmond Key 42267) (currently under construction). 

• A 13 km (8 mile) long underground pipeline running from the Fuel Receiving Facility to 
the aviation tanks at the Vancouver Airport on Sea Island. 

• A "Marine Terminal" for off-loading aviation/jet fuel from vessels at 15040 Williams 
Road. 

The applicant's stated intent for the Fuel Delivery project is to "secure anci enhance the present 
and future aviation fuel delivery to the Vancouver International Airport". 

The overall project has been reviewed under a five year harmonized Federal and Provincial 
environmental review led by the BC Environmental Assessment Office (BCEAO) and was 
awarded an Environmental Assessment Certificate (EAC) in December, 2013. The 
Environmental Assessment Office attached 64 conditions to the EAC which it felt are in the 
public interest and "will prevent or reduce potential adverse environmental, social, economic, 
heritage or health impacts of the project, such that no significant residual adverse effects are 
expected". Key issues addressed in the 64 EAC conditions include: 

• Development and implementation of a Construction Environmental Management Plan 
(CEMP); 

• Implementing a Traffic Management Plan; 
• Retaining the Services of an Environmental Monitor; 
• Developing and implementing an Operations Environmental Management Plari (OEMP); 
• Fisheries, Aquatic and Surface Water Quality; 
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• Fuels, Chemical and Materials Storage and Handling; 
• Vegetation and Wildlife; 
• Air Quality; 
• Noise; 
• Social and Economic issues; 
• Spill Prevention, Preparedness and Emergency Response; 
= Accidents or Malfunctions; and 
• Fire Prevention, Preparedness and Emergency Response. 

DP 16-741741 

The V AFFC obtained a construction permit from the Port of Vancouver in February 2016, 
allowing them to begin construction of the Fuel Receiving Facility on Port ofVancouver 
property on the north side of Williams Road. 

A permit has also been issued to the VAFFC (April 3, 2017) by the BC Oil and Gas 
Commission, authorizing it to construct and operate a pipeline to transmit jet fuel as described in 
their application to the Commission and allowing it to utilize a waterlot lease under Provincial 
jurisdiction adjacent to the subject site. Note that the fuel storage facilir; on Port Metro 
Vancouver lands and the pipeline are not part of this Development Permit application. 

With regard to the subject Development Permit application the City's jurisdiction is limited 
primarily to the subject site and the immediate surroundings with the specific focus on the 
project's implications to the protection ofthe natural environment, its ecosystems and biological 
diversity as authorized under the Local Government Act (2015). The City's Official Community 
Plan outlines the Development Permit Guidelines for Environmentally Sensitive Areas and form 
the framework for assessing the development proposal. 

A separate report, prepared by City Engineering staff, will be presented for Council's review and 
consideration of a Municipal Access Agreement (MAA) which is required for those portions of 
the proposed pipeline to be located on City land. 

Development Permit Application Requirement 
A portion of the Marine Terminal site has a designated 'intertidal' and 'shoreline' 
Environmentally Sensitive Area (ESA) that will be impacted by the proposed Marine Terminal 
development and a Development Permit (DP) is therefore required. 

Impacts to Riparian Management Area features arising from the Marine Terminal development 
will also be addressed through the proposed DP. The primary focus of this Development Permit 
is to ensure that the environmental impacts to the ESA and RMA features are identified and 
acceptable mitigation, compensation and enhancement actions are incorporated into the proposed 
development plan in accordance with the Official Community Plan's Development Permit 
guidelines for Environmentally Sensitive Areas. 

Marine Terminal Project Description 
The subject site, located at 15040 Williams Road, covers an area of approximately 40,468.56 m2 

(10 ac.), including 31,241.73 m2 (7.72 ac.) ofland and a 9,226.83 m2 (2.28 ac.) area in the Fraser 
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River covered by a Provincial water lot lease .. The site is bisected by a 30m (98.4 ft.) wide CN 
Rail right-of-way (ROW). 

The portion ofthe site north of the CN Rail ROW is currently proposed to contain only limited 
infrastructure including, an underground fuel delivery pipe to carry fuel from the subject 
property to YVR, an underground potable water pipe line and a small shed structure to house a 
water meter and a backflow preventer. 

The portion of the site south of the CN Rail ROW abuts approximately 300 linear metres 
(984ft.) of the Main Arm of the Fraser River and is proposed to contain the primary 
infrastructure of the Marine Terminal facility- some of which will extend out over the water and 
into the Provincial water lot lease area. Any structures within the Provincial water lot are outside 
City jurisdiction. The water lot falls under the jurisdiction of the BC Oil and Gas Commission 
(OGC) under a Provincial interdepartmental working agreement for projects regulated by the 
OGC. 

The purpose of the Marine Terminal facility is to allow marine vessels to dock and safely 
transfer aviation/jet fuel from the vessels to the fuel receiving facility being built on Port of 
Vancouver property on the north side of Williams Road (Richmond Key 42267). The fuel is 
proposed to be transferred from the Marine Terminal facility to the fuel receiving facility by 
pipelines that will cross under Williams Road. According to the VAFFC's submission to the BC 
Environmental Assessment Office, the Marine Terminal facility will receive approximately one 
fuel barge each week. The standard barge will have an average capacity of between 30 to 40 
million litres of fuel. When in operation, the Marine Terminal facility will have up to 
approximately 10 employees on site. 

The proposed Marine Terminal site was previously used as a scrap metal storage and transfer 
facility. The previous owner partially filled the property and constructed a wharf, allowing 
vessels to moor and transfer scrap met~l to and from the site. The V AFFC intends to undertake 
the following actions to repurpose the site: 

• Removal of an existing 30m x 120m wharf and concrete filled piles at the waterfront. 
• Re-grading of the foreshore and intertidal zone. 
• Upland seismic stabilization in the form of ground densification within the ESA. 
• Construction of new berthing and mooring structures for a range of marine vessels. 
• Install pile-supported containment structures upstream and downstream of the proposed 

vessel moorage area. 
• Construct fuel uploading arms, piping and manifold to transfer fuel from vessel to 

pipeline to the fuel receiving facility on Port Metro Vancouver's property on the north 
side of Williams· Road. 

• Install both Municipal and river water fire pump systems for redundant supply of fire 
protection water to both the Marine Terminal and fuel receiving facility. 

• Install six buildings or enclosures, totalling approximately 205.94 m2 (2,216.7 ft2
) in area 

to provide a control room/washroom, a fuel lab, an electrical house, fire pumps and hydro 
foam storage for fire suppression. 

• Install a utility dock for dedicated full time spill response vessels. 
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• Install a containment and treatment system for storm run-off and contained transfer areas. 
• Install perimeter landscaping and fencing. 

The development proposal includes: 
o The provision of a pedestrian trail accommodated within a 6 m wide right~of-way (RO\V) 

through the site; 
• The design and construction of a 4.7 m high dike and an associated 7.5 m wide ROW that 

will connect to existing City dikes on the adjacent properties to the east and west of the 
subject site; 

• A$62,000 cash donation is also proposed for the construction of a pedestrian observation 
platform to be located on "Lot K" east of Williams Road and overlooking the Fraser 
River; and 

• Environmental enhancements and compensation planting are proposed to address the 
anticipated impacts to environmental features within the designated ESA and RMA areas. 

The Development Permit considerations include the requirements for registration of the various 
right-of-way agreements and the proposed cash donation for the pedestrian observation platform. 

One or more Servicing Agreements will be required for various works, including utility 
connections (water services with backflow prevention device, ·Storm sewer outfall with an oil and 
grit separator), dike design and construction, off-site riparian area improvements and ESA 
compensation, trail design and construction. These Servicing Agreements will be addressed 
under separate applications and will need to be entered into prior to Building Permit issuance. 
The requirements for the Servicing Agreements are included in the Development Permit 
considerations. · 

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

Background 

Development surrounding the subject site is as follows: 

To the north is: 
• A 30.45 ha (75.24 ac.) "Industrial (I)" zoned parcel owned by the Fraser River Port 

Authority (aka Port Metro Vancouver). Most of that site is vacant except for the south 
western corner, which is currently under construction to accommodate the V AFFC "fuel 
receiving facility". 

• An 11.77 ha (29.08 ac.) "Industrial (I)" zoned parcel owned by Ecowaste Industries. 
That site is part of a 15 to 20 year redevelopment project approved under Development 
Permit (DP 11-566011- issued January 23, 2017). 

To the east is: 
• A City-owned waterfront parcel known as "Lot K". The lot is zoned "Industrial (I)" and 

is approximately 7.05 ha (17.41 ac.) in size. It includes a segment of the City's dikes. 
To the west is: 

• The continuation of the 30m (98ft.) wide CN Rail right-of-way. There are currently no 
rail lines within the right-of-way. 
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• A vacant 2.65 ha (6.56 ac.) City-owned lot zoned "Light Industrial (IL)". 
• A vacant 3.64 ha (9 ac.) City-owned waterfront lot zoned "Entertainment & Athletics 

(CEA)"; This property contains both a segment of the City's dike system and a 
recreational trail. 

To the south is: 
• The Main Arm of the Fraser River. 

Rezoning and Public Hearing Results 

A rezoning is not required to accommodate the proposed uses on the subject property, as they 
conform to the site's existing "Industrial (I)" zoning. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the environmental and 
site planning issues and other staff comments identified as part ofthe review ofthe subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan (OCP) and is in compliance with the "Industrial (I)" 
zone. No variances are requested for this application. 

Analysis 

Environmentally Sensitive Area Designations CESA) 
The City's Official Community Plan (OCP) identifies the subject site as having both an 
'Intertidal' ESA and a 'Shoreline' ESA. The 'Intertidal' ESA runs along the site's interface with 
the Fraser River extending from the average high water mark outward 30 m into the river. The 
'Shoreline' ESA runs along the site's interface with the Fraser River but extends landward 30m 
into the site. These two ESA types are described by the City as follows: 

'Intertidal': Applicable to coastal areas within 30m (98.43 ft.) (seaward) of the high water mark 
which are influenced by waves, tides, and other processes along the Fraser River of Strait of 
Georgia. This area can include mudflats, vegetated estuarine or salt marsh communities and 
developed shorelines with riprap, docks and pilings. The intertidal is important for fish and 
wildlife and particularly for fish such as juvenile salmori. They are also important for dike.· 
protection. 

'Shoreline': Applicable to coastal areas within 30m (98.43 ft.) landward of the high water mark 
with envirOnmental values related to their association to the Fraser River and Straight of 
Georgia. This is a marine riparian zone that typically includes the crest and back slope of the 
perimeter dike, as well as developed or natural areas landward of the dike. Shoreline areas are 
important for fish and wildlife within forests and other ecosystems within the shoreline area. 
They also serve to filter contaminants and sediments and help protect Richmond's dikes. 

Biologist's ESA Assessment 
The biologist's ESA assessment indicates that the Marine Terminal property has undergone 
significant alterations by the previous owners. They note that the 'intertidal' ESA area was 
''green coded" (i.e. low productivity habitat) under the Fraser River Estuary Management 
Program (FREMP). The biologist assessed the intertidal ESA as having a low diversity of 
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habitats (no mudflat, marsh or sandflat) and only small patches of poor quality habitat and a high 
level of invasive plant cover. 

With regard to the 'shoreline' ESA area, the biologist's assessment is that this area is largely 
devoid of vegetation with the majority of the existing vegetation consisting almost entirely 
invasive plant species. The sole exception to this assessment is a 208 m2 patch of native Red 
Alder and Black Cottonwood saplings near the south-western area of the site which the report 
indicates "constitutes marginal wildlife habitat". As confirmed by the arborist, none ofthese 
trees are bylaw-sized trees (i.e. 20 em or greater diameter) and will be removed. 

No Provincially designated plant or animal 'species at risk' were identified in the biologist's 
assessment ofthe Marine Terminal site. 

City staff concur with the biologist's assessment of the RMA and ESA conditions at the subject 
site. 

Riparian Management Areas (RMA) 
As part of the City's 2006 Riparian Response Strategy, and in consultation with the Department 
of Fisheries and Oceans, a 5 m (16.4 ft.) wide Riparian Management Area (RMA) setback was 
established along a minor watercourse fronting the subject site within the Williams Road ROW 
to the north of the site. A similar designation was not assigned to the minor watercourse along 
the Savage Road ROW south of Williams Road, however, discussions between staff and the· 
applicant's biologist have resulted in an agreement to note the area along the Savage Road ROW 
between the CN Rail ROW and Williams Road as an "inferred RMA" effectively treating this 
area as a minor RMA also requiring a minimum 5 m (16.4 ft.) wide setback. The RMA areas are 
shown on Plan #12 in the applicant's submission package. 

Biologist's RMA Assessment 
A registered professional Biologist was hired by the proponent to assess the baseline hie
inventory environmental conditions at the Marine Terminal site and provide recommendations 
on habitat impact mitigation, compensation and enhancement in accordancewith the City's 
Official Community Plan. 

Assessment reports (Hatfield Consultants, July 2016, November 2016, December 2017, February 
2017, June 20 17) were submitted for the subject property assessing both the Riparian 
Management Areas (RMA) and the Environmentally Sensitive Areas (ESA). 
With regard to the RMA, the biologist indicates that the watercourse adjacent to Williams Road 
is a non-fish-bearing, ephemeral and highly disturbed drainage ditch with opportunity for 
improvement. Their environmental inventory shows that Red Alder trees encompassed an area 
of approximately 276m2, approximately 29.3% ofthe Williams Road RMA. Himaiayan 
Blackberry and non-native herbs cover approximately 332m2 and remnant infrastructure 
materials over an area of approximately 198 m2 within the RMA. The reports note that an 
existing solid barrier fence installed overtop of lock blocks by the previous owner approximately 
2.5 m from the highwater mark (HWM) limits the amount of vegetation that could otherwise 
occur within the 5 m RMA setback. 
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The Savage Road "inferred RMA" was also identified as an ephemeral drainage ditch, lacking 
fish and having no connectivity to fish-bearing habitat. The reports indicate that this narrow 
RMA area is highly disturbed, comprised primarily of Himalayan Blackberry and bordered by 
reed canary grass and non-native herbs. Red Alder trees cover approximately 107 m2 primarily 
on the east side of the ditch within the Savage Road RMA. Similar to the situation along 
Williams Road, the existing fence along the s·avage Road RMA is also located about 2.5 m from 
HWM and again reduces the effective RMA setback area by half. 

Impacts to the Site's RMAs and ESAs from the Proposed Development 
As proposed, the Marine Terminal development is anticipated to result in the following impacts 
to the RMA and ESA features: 

a) RMA (riparian areas along Savage Road and Williams Road) 
• Removal of the existing property fence and the underlying concrete blocks. 
• Re-grading of the two RMA areas (with retention of the existing trees). 
• Installation of a new property fence outside the RMA 5 m buffer. 

b) Intertidal ESA (area extending 30m below the high water mark (HWM)) 
• Removal of the existing bulkhead wharf. 
• Re-grading ofthe riverbed below the HWM to a 2:1 slope. 
• Recovering the bank with clean, coarse armour (rip rap). 
• Re-grading most of the banks north and south of the existing wharf and replacement 

of the concrete rubble with clean; coarse armour (approximately 75% of the river 
frontage will be improved (cleaned and stabilized). 

• Installation of infrastructure into the water area to provide for the moorage of vessels, 
offloading of fuel, and various safety and containment measures. The biologist 
indicates that the in-water infrastructure (an unloading platform with spill 
containment, berthing and mooring dolphins and a utility boat dock) will total 
approximately 0.29 ha of the project footprint- much of this occurring in the same 
location as the existing wharf which is proposed to be removed. In-river structures 
will be supported by steel pipe piles and will have concrete and steel decks. 

c) Shoreline ESA (upland area within.30 m ofthe HWM) 
• Excavation oftop soil and replacement with clean, imported fill landward of the top 

of bank. 
• Compaction and stabilization using stone columns. 
• Removal of the 208m2 (2,239 ft2

) of native tree saplings as a result of the need to 
undertake seismic compaction and stabilize the site. 

• Portions of the site will be raised to approximately 4.7 m GSC for dike installation 
and flood protection. · · 

Proposed Compensation and Enhancements for RMA and ESA Impacts 
, a) RMA 
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• Establishing a new property fence at a minimum of 5 m setback from the RMA. 
• Re-grading the RMA to remove invasive vegetation and create better growing areas 

for re-vegetation. 
• Re-vegetation of the new 5 m wide RMA with native vegetation. 
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• The net compensation will be an approximate 2 for 1 replacement/enhancement for 
both RMA areas (Williams Road and Savage Road) for a total of 1,090.6 m2 

enhanced RMA. 
b) Intertidal ESA 

e Restoration of approximately 36,000 m3 of the Fraser River flowing water 
environment as a result of the removal of the existing wharf. 

• Re-grading of the water interface in place of the existing wharf will create a narrow 
intertidal band along the shoreline providing new microhabitats for small aquatic 
plants, fish and invertebrates. 

• The biologist indicates that upgrading the bank armour will benefit for small aquatic 
life forms. 

• A total of283 linear metres ofthe intertidal ESA foreshore will be improved. 
• Staff asked the V AFFC to consider additional foreshore habitat enhancements (e.g. 

bench marshes) at the subject site or on nearby intertidal areas. After a more detailed 
review was undertaken by a professional Biologist it was determined that the 
developer's proposed modifications to the foreshore/intertidal area will, of 
themselves, provide intertidal and sub~ tidal habitat gains and improvement to habitat 
conditions at the site in comparison to the baseline situation. On this basis, no further 
foreshore enhancement works were sought. The Biologist's assessment is provided in 
Attachment 4. 

c) Shoreline ESA 
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• Compensation for the anticipated loss of208 m2 of tree saplings from the shoreline 
ESA is proposed to be undertaken both on-site, with the installation of: 

o Approximately 344.0 m2 of native riparian shrubs and ground cover 
vegetation in the north-eastern corner of the site adjacent to the Fraser River. 

o An additional144.6 m2 of native trees, riparian shrubs and ground cover 
vegetation to be installed in two off site locations on adjacent City-owned 
lands to the south west of the subject property. 

o The combined488.5 m2 of compensation will result in a 2.34 for 1 
enhancement/replacement by area with more than 70% of the compensation 
occurring on-site. 

• Registration of legal agreements on Title for the on-site portions ofthe RMA and 
ESA enhancement/compensation areas is included in the Development Permit (DP) 
considerationsto ensure these areas are retained. The DP considerations also include 
a requirement for submission of securities in the amount of $82,049 to ensure that the 
required ESA and RMA landscaping is installed to the satisfaction of the DireCtor of 
Development. 

• Submission of securities in the amount of $54,252.00 for three years of maintenance 
and $8,712.00 for monitoring with annual reporting by a Qualified Environment~! 
Professional (QEP) for both the on-site and off-site ESA, RMA and trail enhancement 
areas is included in the Development Permit considerations. 

• . As proposed, landscaping plans for the ESA, RMA, the public trail buffer planting 
and the additional planting adjacent to the proposed pedestrian trail includes 
approximately 340 trees, 2016 shrubs and 4,760 ground cover plants. All selections 
will be species native to the area. 
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A balance sheet su:mmary of the anticipated impacts and compensation/enhancements is 
provided on Plan #25 of the applicant'' s submission plans. 

Arborist Report 
As part of the required base-line assessment of the Marine Terminal site, the proponent 
contracted with uTree Environmental Consultants to undertake an assessment of the trees on and 
around the property that may be affected by the project. The submitted arborist's report has the 
following findings: 

a. On-site Trees 
The arborist's report indicates that there are no bylaw-sized (i.e.> 20 em) trees present on the 
Marine Terminal site. The report indicates that a small stand ofnon~bylaw sized Alder sapling 
trees will be impacted by the development. Compensation for these trees is addressed in the 
Environmentally Sensitive Area (ESA) section earlier in this report as the stand is located within 
a designated ESA. 

b. Off-site Trees 
The arborist's report identifies 37 off-site Alder, Cottonwood and Birch trees located along 
Williams Road and within the Savage Road ROW. Most of these trees are within the City's 
designated Riparian Management Areas (RMA). The report indicates that these trees are "all 
young and show good vigour despite historical damage by ditch cleaning, wind and other 
factors". All these trees are recommended to be retained. 

The report also comments on a mature stand of trees treed area on City owned land outside the 
south-western corner of the Marine Terminal property. Many of these mature trees are up to ~4 
m (80ft.) tall and their condition ranges from good to dead. The report recommends mitigation 
measures in this stand for safety reasons before any work can begin on-site on the dike/trail in 
the vicinity of this stand. 

c. Arborist Recommendations 
The arborist recommends the installation of tree protection fencing for the off-site trees being 
retained, pruning and limb removal in the vicinity of the off-site dike/trail areas to be under 
supervision of' a certified arborist, invasive vegetation removal within the tree protection area by 
hand only and activity within the drip line of retained trees to be done under the supervision of a 
Qualified Environmental Professional (QEP) or a certified arborist. The report also 
recommended the removal of four dead I hazardous trees from the City's tree stand at the south
western corner of the Marine Terminal site. 

d. Staff Review 
Parks staff reviewed the arborist's findings and are in agreement with them. Parks staff have 
authorized the removal of four hazardous dead and leaning cottonwoods from the City owned 
tree stand at the south-western corner of the Marine Terminal site due to concerns of crew safety. 

The arborist's recommendations regarding protective fencing and the supervision by a QEP or 
certified arborist have been incorporated into the Development Permit considerations. 
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ESA Guideline Checklist 
The applicant was asked to respond to an Environmentally Sensitive Areas DP Guideline 
checklist. The intent of the checklist is to provide an overview of the anticipated ESA impacts 
and the proposed compensation/enhancement, as well as to ensure that the overall objectives of 
the City's ESA Strategy are being achieved. The guidelines address both the intertidal and 
shoreline areas and include aspects such as maintaining ecological processes, minimizing shade 
coverage from structures, requiring environmental assessments and implementing mitigation 
measures, providing safe access to the public, restoration of degraded habitat, etc. 

A copy ofthe applicant's responses is provided in Attachment 2. Staff's assessment is that the 
applicant's proposed compensation and enhancement plan adequately addresses the City's ESA 
DP guidelines. 

Construction Environmental Management Plan 
One of the 64 conditions of the Environmental Assessment Offices' (EAO) Environmental 
Assessment Certificate (EAC) requires the proponent to prepare and implement a Construction 
Environmental Management Plan (CEMP). The CEMP is a requirement of the EAO and has 
been approved by them for this project. There is no requirement for Municipal approval of the 
200 plus page document however the CEMP has been provided to, and has reviewed by, the 
City's Environmental Sustainability Department and the Engineering Department. City staff do 
not have any specific concerns with the CEMP as it relates to the Development Permit. 

The CEMP is required to include the following: 
• Accidents or Malfunctions Management Plan; 
• Air Quality and Dust Control Management Plan; 
• Archaeological Management Plan; 
• Contaminated Sites Management Plan; 
• Fuels, Chemicals and Materials Storage and Handling Plan; 
• Noise Management Plan; 
• Spill Prevention and Emergency Response Plan; 
• Surface Water Quality/Fisheries Protection and Sediment Control Plan; 
• Vegetation and Wildlife Management Plan; and 
• Waste Management Plan. 

The intent of the CEMP is to ensure that construction activities will comply with the EAC. 

Proposed Public Trail 
The VAFFC had originally proposed a public trail alignment around the perimeter of the subject 
site. Because of the concerns raised by City staff with regard to the trail crossing over the CN 
Rail ROW, an alternative alignment a-top the proposed dike alignment near the waterfront was 
suggested to the applicant. The V AFFC reviewed this proposal in terms of the implications to 
the anticipated future operations of the site and the attendant safety concerns to the public and 
the facility. The V AFFC also reviewed the proposed waterfront trail location with Transport 
Canada; the agency responsible for reviewing and approving safety and security measures for 
port related activities and were advised by Transport Canada that a trail located at the waterfront 
would be a significant concern for both pedestrian safety and site security. 
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The V AFFC subsequently submitted a detailed rationale statement examining and assessing each 
of the alignment options for the traillocat.ion (see Attachment 3). The VAFFC ultimately 
concluded that a trail alignment in proximity to the shoreline would not be viable and instead, 
proposed an alternative alignment for the trail running parallel to the CN Rail right-of-way, as a 
compromise between the options of going across the CN Rail line and around the subject site or 
locating the trail across the subject site's waterfront. The proposed alternative alignment 
paralleling the CN Rail right-of-way has been reviewed and accepted by City Park's staff. 

The revised pedestrian trail alignment is proposed to be accommodated within a 6 m wide 
right-of-way with public right-of-passage. The right-of-way would be designed to accommodate 
a 3m wide limestone pathway with 1.5 m wide vegetated strips along both sides. The proponent 
will be responsible for the trail construction to the City's standards. After the usual maintenance 
period, on-going maintenance and liability of the trail will transfer tci the City. Conceptual 
planting plans and cross sections for the trail are include in the Development Permit plans (see 
Plans #18- 20), but minor modifications may occur through the required Servicing Agreement 
for the trail's design and construction. 

Both the trail right-of-way registration and the requirement to enter into a Servicing Agreement 
for the construction of the trail are included in the Development Permit considerations. 
Requirements for submission oftraillandscape securities in the amount of$105,065.40 are also 
included in the DP considerations. 

In recognition of the City's desire for direct access to the waterfront for viewing, the proponent 
has also agreed provide a voluntary cash contribution of $62,000 toward the future construction 
of a pedestrian observation platform to be located on "Lot K" east of Williams Road and 
overlooking the Fraser River. The proponent has submitted a conceptual design for the viewing 
platform which was reviewed and approved by Parks staff. Actual construction ofthe viewing 
platform will occur in conjunction with future dike improvement works along the Lot K area. 
The cash contribution for the viewing platform is also included in the Development Permit 
considerations. 

Dike Provision and Foreshore Covenant Requirements 
The current Marine Terminal proposal will result in the subject site being raised, seismically 
stabilized and a new 4.7 m high dike being constructed within a 7.5 m wide right-of-way (see 
Plan # 3 for the proposed dike alignment). The dike will be designed to accommodate the future 
raising of the dike to 5.5 m elevation, the height recommended by the Province. Buildings will 
be required to be setback a minimumof7.0 m from the dike right-of-way. Registration of a legal 
agreement establishing the right-of-way and obligating the applicant to enter into a Servicing 
Agreement for the design and construction of the dike are included in the Development Permit 
considerations. The Development Permit considerations also include a requirement for discharge 
of the existing foreshore maintenance covenant (BG 285960) and registration of a ne_w legal 
agreement to ensure that the newly reshaped river bank and armament is maintained and will not 
be altered without City approval. Maintenance of the foreshore armament will be the 
proponent's responsibility. Both the dike construction and the foreshore armament will be 
subject to the City's and the Provincial Diking Authority's satisfaction. 
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Transportation Issues 
A traffic impact study was undertaken by Tetra Tech (final version dated Jun 29, 2017). The 

. Marine Terminal portion of the study includes information on: the type and number ofvehicles 
expected to access the facility, the time ofday vehicles access the site, anticipated travel routes 
and the number of vehicles generated by employees at any given time. As a result of study, 
modifications were made to the development plans to ensure that all parking and loading needs 
will be appropriate for the site and that vehicle accesses and fronting roadways are able to 
accommodate the anticipated vehicle movements. The study indicates that the proposed Marine 
Terminal will only generate a minimal amount of traffic with less than 20 cars per day and a 
maximum of one truck (less than 5 tonnes in size) per day. 

Based on the traffic impact study the proposed development will provide: 
• A single vehicle access to Williams Road. 
• Four regular parking spaces. 
• One handicapped parking space. 
• Orie Class 1 bicycle space and three Class 2 bicycle spaces. 

The City's Transportation staff reviewed and concurred with the submitted traffic impact study's 
recommendations for the Marine Terminal. 

As proposed, the development will comply with the relevant parking and loading provisions of 
Zoning Bylaw No. 8500. 

In addition to addressing the parking and loading provisions, an on-site location has been 
designated for garbage and recycling containers and has been reviewed and accepted by staff. 

CN Rail Review 
As the CN's rail corridor runs through the site, the applicant was requested to seek comment on 
the proposed development from CN Rail. 

CN Rail is still undertaking their detailed review of the proposed development plan to "ensure 
that it is compliant with all Transport Canada Rules and Regulations related to crossings and 
construction adjacent to a rail corridor", but has provided a letter (dated August 28, 2017) 
confirming "at this point, that we are not opposed to V AFFC' s development, and that a technical 
solution in compliance with all applicable regulations and standards can be developed." 

Based on CN Rail's response, a requirement has been included in the Development Permit 
considerations that, prior to Building Permit issuance, the proponent is to submit a final sign-off 
letter of from CN Railway, to the satisfaction of the City's Director of Transportation and the. 
Director of Engineering, for the V AFFC Marine Terminal project at 15040 Williams Road. If 
CN Railway's approval includes conditions or requirements, the proponent must provide means 
to meet those conditions/requirements to the satisfaction ofthe City's Director of Transportation. 

Note that should any future mitigation measures be triggered when I if CN Rail constructs and 
activates the railway the requirement for the proponent to implement such measures, at its sole 
cost, has been included in the proposed Municipal Access Agreement (MAA). 
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Frontage Improvements 
As a result of the proposed development, the City will take ownership of developer-contributed 
assets, such as dike maintenance, roadworks, waterworks, storm sewers, sanitary sewers, street 
lights, street trees. The anticipated operating budget impact for the ongoing maintenance of 
these assets is $125,000.00 per annum. The majority of this figure is associated with the 
maintenance ofthe proposed addition of approximately 350m ofnew dike infrastructure across 
the subject site. Dike maintenance costs for the City typically average approximately $350.00 
per linear metre. 

The operating budget impacts will be considered as part of the 2019 Operating Budget. 

Conclusions 

Staff worked with the applicant to ensure that all the Environmentally Sensitive Area (ESA) and 
Riparian Management Area (RMA) impacts arising from the proposed development have been 
identified and appropriate mitigation, compensation and enhancement measures are incorporated 
into the development plans. Compensation/enhancement for the impacts to the ESA and RMA 
features will result in a better than 2 for 1 net habitat gain and will incorporate native vegetation 
species enhancements and secure appropriate monitoring measures for three years. 

Changes to the intertidal area will result in an improved, more stable and properly armoured 
bank for the 283m length of the property's foreshore. The project will also result in the 
installation of a full 4.7 m high dike and a separate public trail connection through the subject 
site- both of which will be designed and constructed to City standards and secured with 
registered right-of-way agreements. A voluntary cash contribution for the future construction of 
a pedestrian observation platform overlooking the Fraser River near the subject site is also 

- provided. 

As the proposed development will meet applicable policies and the Development Permit 
Guidelines for Environmentally Sensitive Areas, staff recommend that the Development Permit 
be endorsed, and issuance by Council be recommended. 

1.;)3~/ 
David Brownlee 
Planner 2 
(604-276-4200) 
DCB:blg 

List of Attachments 
Attachment 1: Development Application Data Sheet 
Attachment 2: Response to ESA DP Guidelines 
Attachment 3: Proponent's Trail Location Rationale Statement 
Attachment 4: Biologist Professional Opinion on Potential for Post Development Foreshore 

Habitat Improvement 
Attachment 5: Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

--~-~ -~- ------------ --- -----~-------

DP 16-741741 Attachment 1 

Address: 15040 Williams Road 
Vancouver Airport Fuel Facilities Corporation 

Applicant: _(,_V-'-A-'-F_F~C-'-)-----'------------ Owner: _S~a~m~e __________ _ 

Planning Area(s ): _;F:_:r-=a-=-se=-:.r-=L=-=a:.:...:n-=-ds=--------------------------

Fioor Area Gross: 205.94 m2 (2,216.7 ft2
) 

~ _____ ~- ___________ ~- _______ ~ ____________ ___ Existing _ _____ --1------J~n:wosruL_ 
40,468.56 m2 (1 0 a c.) including 

Same total area however the 
Site Area: 

31,241.73 m2 (7.72 ac.) of land and 
area of land and land covered 

9,226.83 m2 (2.28 ac.) of land covered 
by water will change. 

by water 

Land Uses: Vacant 
'Industrial'- Marine Terminal 
Facility 

OCP Designation: Industrial Same 

Zoning: Industrial (I) Same 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 1.0 0.006 none permitted 

Lot Coverage: Max. 60% 0.52% None 

Setback- Front Yard: Min. 3.0 m More than 3.0 m None 

Setback- Exterior Side Yard: Min. 3.0 m More than 3. 0 m None 

Setback- _Interior Side Yard: No Minimum More than 3.0 m None 

More than 3.0 m for 
buildings. Structures 

Setback- Rear Yard: No Minimum extend out into the None 
Provincial water lot lease 

area. 

Height (m): Buildings Max. 12m ' Less than 6.0 m None 

Height (m): Structures Max. 20m 19.7 m (gangway tower) None 

Lot Size: No Minimum 40,468.56 m2 None 

1 space per 100.0 m2 of 

Off-street Parking Spaces-
gross leasable floor area 5 including 1 None 

of building handicapped space 
(3 spaces required} 

5528835 



September 12, 2017 -2- DP 16-741741 

Class 1: 0.27 spaces per 
each 100.0 m2 of gross 

leasable floor area 
greater than 100.0 m2 

Bicycle Spaces: 
(1 space required). Class 1: 1 space 

None 
Class 2: 0.27 spaces per Class 2: 1 space 
each 100.0 m2 of gross 

leasable floor area 
greater than 100.0 m2 

(1 space required) .. 
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FSM MANAGEMENT GROUP _, 
BOJ.VE -a. l'ilJlLD '<! MANAGE 

March 13, 2017 

David Brownlee, Planner 2- Urban Design 
Planning & Development Division 
City of Richmond 
6911 No. 3 Road 
Richmond, BC, V6Y 2C1 

ATTACHMENT 3 

VAFFC / Voncouver .:0.irport 

Fuel Facilities Corporation 

RE: . Rati~nale for Dyke Trail location at 1~040 Williams Road 
·.Vancouver Airport Fuel Delivery Project 

Dear Mr. Brownlee: 

This letter is provided to the City of Richmond in support of the Vancouver Airport Fuel Facilities 
Corporation {VAFFC) application for Development Permit {ESA) in connection with the development of 
its property at 15040 Williams Road; Richmond, BC. 

VAFFC is constructing a Marine Terminal and fuel offloading system at this property as part of the 
· Vancouver Airport Fuel Delivery Project. The industrial waterfront property is located at the eastehd of 

Williams Road and is bisected by a CN Rail corridor and a dyke structure that forms part of the perimeter 
dyke system protecting Lulu Island from flood and sea level rise conditions associated with the Fraser: 
River estuary. The property is currently fenced and does no't provide for any trail connectivity thrdugh 
or around the property to connect to existing tra.il systems northeast or southwest ofthe property 
boundaries, 

In establishing the conditions.for approva) ofthe project under the harrhohized Environmental 
Assessment process between 2009. and2013, VAFFC agreed to constru~t a connecting trail on the 
property to contribute tci the City's overall Trail Strategy as described in the Official Community Plan. In 
its Envircmmental Assessment application, VAFFC proposed that the trail follow the suggested trail 
network identified in the 2010 Richmond Trail Strategy {Option 1 in Figure 1 below). However, in its 

·comments to the subsequent Development Permit application made by VAFFC, the City identified a . 
. preference for the trail to connect across the property as close to the shoreline as possible; estimated as 
Option 2 in Figure 1. 

VAFFC has reconsidered its design to accommodate the City's request, and has determined that the 
position of the trail immediately next to the shoreline is not viable from an operational standpoint. 
VAFFC is offering to construct the trail in the location identified as Option 3 in Figure 1. The rationale for 
the route is discussed in the next section. 

604.271.7113 PHONE I 604.271.7115 F.AX I FSMGROUP.CA ONLINE j 108-12300 Horseshoe Way Richmond, BC V7A 4Z1 
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' i ~ ! 
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FRANCIS ROAD . '13,' :_. .... __ ·-____ : ....... ----.,_._ 

I ' 

& Cyclist Feny Route 

'----+if-- Watermania I Entertai11ment Complex 

Figure 1. Excerpt from Richmond Trail Strategy with VAFFC property inset. 

Rationale 

VAFFC proposed route Option 1 in its initial Development Permit application to achieve consistency with 
the OCP. VAFFC identified further merits of this option as follows: 

• Maximizes separation from operational areas of the Marine Terminal 

"' Aligns with properties boundaries with limited development value 

• Overlaps with roads or road right-of-ways minimizing property dedication to this use. 

As indicated earlier, the City has identified the desire to place the trail adjacent to the shoreline if 

possible (Option 2), consistent with public trail development in other areas of the city, and to avoid 
crossing of the CN Rail corridor in two locations as would be required under Option 1. VAFFC 
accommodated this request and has prepared a revised design aligning the trail across the front portion 

of the site, identified as Option 3, away from the shoreline but on the river side of the CN corridor. 
VAFFC recognizes the value of having the trail avoid rail crossings and align with the waterfront, 
however, due primarily to strict operational requirements, asserts that the trail must be set back from 

the waterfront area to provide security to the terminal and safety to the travelling public. 
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The following details are provided for additional clarity: 
• Option 3 maximizes separation from operational areas of the Marine Terminal without pushing 

the trail across the CN rail corridor; 

• Option 3 would have greater success in meeting the International Ship and Port Facility Security 

Code "ISPS Code" requirements which identifies restricted areas that must be considered in the 

Port Facility Security Plan "PFSP", including: 

o shore and waterside areas immediately adjacent to the ship; 

o embarkation and disembarkation areas, passenger and ship's personnel holding and 

processing areas including search points; 

o areas wh~re loading, unloading or storage of cargo and stores is undertaken; 

o locations where security sensitive information, including cargo documentation, is held; 

o areas where dangerous goods and hazardous substances are held; 

o vessel traffic management system control rooms, aids to navigation and port control 

buildings, including security and surveillance control rooms; 

o areas where security and surveillance equipment are stored or located; 

o essential electrical, radio and telecommunication, water and other utility installations; 

and 

o other locations in the port facility where access by vessels, vehicles and individuals 

should be restricted. 

The placement of any public space or public right-of-way in areas identified as restricted would 

require operational constraints such as closure during operations, confinement by fencing on 

both sides, significant physical barriers to protect against ship mooring ropes and cables, and 

highly restrictive sign age warning the public of the danger and prohibited activities. 

• Due to the safety and security constraints in the operational area, Option 3 will provide a more 

enjoyable public experience than Option 2 for the following reasons: 

o Fencing will be required on only one side of the trail; 

o Mild grade changes will provide for some landscaping and visual variability; 

o Users will experience less operationa I noise and visual distraction of the facility 

operations; 

o Trail closures will be minimized or eliminated during the securing of vessels upon arrival; 

o There will be less restrictive signage identifying safety requirements for public passage 

(ie smoking, loitering, etc). 

VAFFC is currently undertaking a Security Vulnerability Assessment (SVA) which must be reviewed and 
approved by Transport Canada. The assessment considers the facility operations and layout and 
recommends security features (ie fencing, surveillance, access control, barrier protection, etc) to be 
incorporated into the facility to maximize safety and security of the facility. The assessment and findings 
are confidential, however the draft assessment contains the following excerpt specific to this facility and 
would not be compromised by the trail if positioned in accordance with Option 3: 
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Restricted Areas 
The Marine Transportation Security Regulations (MTSR) of Canada and the IMO 's 
International Ship and Port Facility Security (ISPS) Code require that certain areas be 
restricted to avoid any possibility of sabotage and limit accidents. Such areas include 
those that require deterrence of unauthorized access; places where. security and 
surveillance systems are located,· land areas adjacent to where vessels interface with the 
facility; places where security sensitive information is kept, inclusive of cargo 
documentation; location of central controls for security and surveillance systems,' location 
of central lighting controls; location of critical infrastructure including water, electric, 
telecommunications and process control rooms; areas designated for the unloading of 
cargo, and areas containing dangerous cargoes. (MTSR - 329.) Such restricted areas 
must be alarmed, have access control, lighting and be monitored in some way to ensure 
any tampering or breach is detected and responded to. Further, the level of surveillance 
of the restricted areas must increase in response to any raised marine security level 
(MARSEC) above Ievell. T71e restricted areas for this facility should include: 

1. The marine terminal area which contains: 

a. The dock and off-loading equipment 

b. The spill containment areas 

c. The building housing utilities controls (electric, water, 

telecommunications) and security equipment (alarm panels, security 

lighting, video recording.) 

d. The building housing operations controls. 

2. The tank farm which contains 

a. An operations building 

b. A power transformer 

c. An emergency generator 

d. An electrical building (E-house) for all electrical cabling and controls 

e. Afoam monitor enclosure and a foam distribution enclosure 

f Six storage tanks for Jet A-1 

3. Piping and pumps for the product which are exposed and/or accessible and 

which are thereby vulnerable to tampering or attack. 

For organizational purposes each oftheS,e designated areas will be addressed separately. 

1. Marine Terminal -General 
The terminal includes many of the key assets including operational controls for the 
terminal, utility controls, backup power, fire suppression buildings and equipment and the 
spill containment areas. This area is to be surrounded by a fence line which will extent 
from the water on the southwest boundary to the location of the easement that runs through 
the property, and back to the waterline in the northeast of the property. It is noted that 
local pedestrians have in the past walked along the river bank onto what is now part of the 
facility. It is therefore imperative that the fence line extend to and into the river to preclude 
passage along the bank. This needs to be done on both the northeast and southwest ends 
of the fence line. 
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Closure 

VAFFC requests that the City consider the alternative presented by VAFFC in its updated submissions 
related to the Development Permit application supporting the Option 3 location. Updated design 
drawings, landscape drawings, and Environmental Reports have all been recently submitted with this 
option in mind. 

VAFFC recognizes the need for public access and wishes to do its part in connecting neighbourhoods 
with this initiative. VAFFC's recommendation for the trail location maximizes safety and security for both 
the public users and the operational staff at the marine terminal facility. The VAFFC development team 
would be happy to meet to discuss these items in more detail if required. 

Sincerely, 
Vancouver Airport Fuel Facilities Corporation 

~ 
f 

Adrian Pollard, P.Eng. 
Project Director 
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Hatfield 
CONSULTANTS 

Date: 

From: 

To: 

Subject: 

1.0 Context 

May 23, 2017 . HCP Ref No.: VAFFC6773-NV 

Cory Bettles, MSc, RPBio, FP-C, Senior Fisheries Manager 

Adrian Pollard, PEng, Director of Engineering, FSM Management Group Inc. 

Vancouver Airport Fuel Delivery Project, Marine Terminal Development: Professional 
opinion on potential for post-development foreshore habitat improvement 

Vancouver Airport Fuel Facilities Corporation (VAFFC) has received Environmental Assessment (EA) 

approvals from the provincial and federal governments to construct and operate a new aviation fuel 

delivery system (the Project) to serve Vancouver International Airport (YVR). The Project was subject to a 

robust 5-year coordinated provincial and federal environmental assessment review that involved agencies 

and departments from .all levels of government, which was concluded in December 2013 with the issuance 

of conditional approvals from British Columbia (BC) Ministers and Vancouver Fraser Port Authority 

(VFPA). Fisheries and Oceans Canada (DFO) was an active participant throughout the Project review 

process and all issues of concern with respect to potential residual effects to fish and fish habitat were 

addressed in the EA to the satisfaction of the federal regulator. 

The Project includes construction and operation of a marine terminal located at 15040 Williams Road on the 
' ' I 

nortl;l shore of the South Arm of the Fraser River located in Richmond, BC; a fuel receiving facility located 

on nearby industrial zoned property that VAFFC has leased from VFPA; and underground pipelines to 

transfer fuel from the marine terminal to the fuel receiving facility (fuel transfer pipeline) and then to YVR 

(fuel delivery p'ipeline). 

As part ofVAFFC's permitting requirements post-EA certification, submission of a Development Permit (DP) 

application to the City of Richmond (CoR) was executed for the marine terminal component. Since DP 

application filing, follow-up information requests (IRs) and position statements have been issued by the CoR. 

Most recently, the CoR issued their position with respect to the anticipated habitat improvement to be gained 

with the removal and replacement of the current infrastructure at the site. Their position stated that, 

· . "[t]he foreshore restructuring will not be considered as habitat improvement along the water edge of the 

property. As the CoR feels that the water flows are too high to provide any benefit increases. The CoR 

requests that VAFFC submit a proposal for improving habitat upland of the MT. (Bench marsh)." 

VAFFC has requested an unbiased professional opinion as to whether the planned marine terminal 

development will result in "improved habitat" compared to existing conditions and whether additional habitat 

enhancement is justified. Professional opinion has been formulated based .on a review of pertinent 

information including the EA information record, the DP application submitted to the CoR, DP Guidelines 
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(' 

for Environmentally Sensitive Areas (ESAs) applicable to 15040 Williams Road, site-specific engineering ,, 

designs, and scientific literature. 

2.0 Summary of Intertidal (Foreshore) Baseline Conditions 

Characterization of the current intertidal (foreshore) habitat conditions at the marine terminal site is 

described in detail in the DP application submitted to the CoR. Below, I highlight key features. 

Lntertid~l areas are influenced by waves, tides, and other processes along the Fraser River or Strait of 

Georgia. Typical conditions of an intertidal zone include mudflats, tidal channels and pools, salt marsh 

communities, as well as developed shorelines (wharves, pilings, bank armouring). Natural intertidal zone 

features represent important fish and wildlife. habitat. The majority of habitat and aquatic resource 

information available for the Lower Fraser River has been synthesized by the Fraser River Estuary 

Management Program (FREMP). The intertidal (foreshore) of the property has been classified as low 

productivity habitat ("green coded"; FREMP, 2006). 

There is a CoR designated ESA along the property shoreline, which encompasses an intertidal (foreshore) 

zone 30 m seaward of the high water mark (HWM), and a shoreline zone 30 m landward of the HWM. The 

entire portion of the ESA on the property represents the south-eastern portion of the Project's DP Area. 

The shoreline of the industrial-zoned property includes a backfilled protruding steelpipe pile bulkhead wharf 

and steep intertidal areas on either side comprising poor quality concrete rubble with embedded rebar. 

3.0 Net Result of Bulkhead Wharf Removal and Regrading of the Existing Foreshore 

Based on a review of the current footprint conditions and proposed engineering design for the site, there 

will be additional intertidal and subtidal area gained below the HWM with the removal of existing and 

dev.elopment/construction of new structures and shoreline. Removal of the bulkhead wharf and re-grading 

of the shoreline is aimed to create a new intertidal area of approximately 730 square meters (m2), and 

additional subtidal area of approximately 3,000m2. The proposed re-grading of the existing shoreline on 

either side of the removed dock to a shallower slope will result in approximately 625 m2 of new intertidal 

area. The resulting net gain of intertidal area post-development will be approximately 1,355 m2 while the 

net gain of subtidal area is to be approximately 3,000 m2. The shoreline to be exposed by the dock removal 

and large volume of existing rubble on either side of the dock, will be replaced by appropriate and fit-for

purpose angular rip-rap material. 

4.0 Positive Effects of Replaced Rip-Rap on Fish and Fish Habitat 

Positive effects of rip-rap on fish and aquatic resources in lotic environm.ents has been described in 

scientific literature. Positive effects have been reported in large and small riverine systems and were usually 

attributed to degraded conditions prior to rip-rap installation in combination with the use of other mitigative 

measures (Craig and Zale 2001). Below 1. provide a couple of those examples where rip-rap resulted in 

positive outcomes and supports the position that the proposed use of rip-rap at the marine terminal will 

provide an improvement of habitat conditions. 

Schmetterling et al. (2001) found that rip-rap provided habitat for juvenile salmonids in watercourses that 

have been severely degraded. Whether juvenile salmonids would utilize the proposed rip-rap at this site 

/ 
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along the Fraser River is unknown. However, the presence of the rip-rap would provide additional refuge 

habitat (albeit a small amou'nt) for juvenile salmonids in the lower Fraser River. 

Hinch and Rand (1998) observed that rip-rap placed to control erosion along the Nechako River, BC, 

generated small reverse flow fields (i.e., eddy vortices) along the foreshore that were used by adult sockeye 

salmon to facilitate their migration upstream. Migration through reaches with constrictions (e.g., large 

islands, gravel bars or large rock outcroppings) was found to require higher energy expenditure than that 

through reaches with parallel, straight banks. The additional placement of rip-rap at the site, including 

replacement of existing rubble, may provide improved conditions (reduced velocities) during upstream 

migration of all adult salmon species. 

Craig and Zale (2001) observed that aquatic invertebrates flourish in rip-rap because it provides many 

interstices and high surface area suggesting that it may provide a superior food source for fish. Regardless 

of whether fish utilize the increased abundance of invertebrates as a food source, the expected increase in 

productivity is of overall benefit to the aquatic environment. 

5.0 Opinion 

Based on my review of the existing information that characterizes current baseline intertidal and shoreline 

conditions of the site, available scientific literature that highlights where the use of rip-rap can offer 

improvements to habitat conditions in degraded areas, and the 2012 CoR OCP DP Guidelines for ESAs 

(specific to Intertidal Guidelines), I am of the opinion that the dock removal, shoreline regrading and 

proposed use of angular rip-rap in the intertidal (foreshore) area will provide intertidal and subtidal habitat 

gains and some level of improvement to habitat conditions at the site in comparison to what baseline 

conditions currently offer. The scientific literature provides evidence that rip-rap can provide some 

enhancement opportunities in areas that have been tarnished, as is the case here including the potential 

to reduce flow velocities in the area. Additionally, the area will likely benefit from the protruding steel sheet 

pipe pile spill containment walls that are proposed at the upriver and downriver extents of the property 

providing further (secondary opportunity to reduce flow velocity in the terminal area. 

The level of 'improvement' is not expected to be substantial-! agree with the response provided in (b) of 

the 2012 OCP DP Guidelines for ESA that states, " ... [any] positive ecological net change is not expected 

to contribute significantly to the ecological processes of the already green-coded (low productivity) intertidal 

[foreshore] habitat along the property". However, no additional degradation of habitat conditions at the site 

through the use of rip-rap are to be expected (given the site is already low productivity habitat); hence no 

additional enhancement (e.g., upland habitat as requested by the CoR) is warranted. 

6.0 Closing 

My professional opinion is based solely on the information reviewed as described herein. I reservethe right 

to expand, modify or otherwise amend my opinion as additional information becomes available. 



Regards, 

Cory Bettles, MSc, RPBio, FP-C 

Senior Fisheries Manager 

Certified Fisheries Professional 

Hatfield Consultants 
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City of 
Richmond 

ATTACHMENT 5 

Development Permit Considerations 
Development Applications Department 

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

Addiess: 15040 Williams Road File No.: DP 16-741741 

Prior to approval of the Development Permit, the developer is required to complete the following: 
1. Receipt of a Letter of Credit/security for $250,078.40 inclusive of the following: 

• On-site ESA and RMA landscaping in the amount of $67,589.50, 

• On-site non ESA/RMA landscaping (slope adjacent to trail) in the amount of $14,459.50, 

• On-site Trail landscaping in the amount of$105,065.40 

• Three years of maintenance (ESA/RMA/Trail/non ESA/RMA) in the amount of, $54,252.00. 

• Three years of monitoring (ESA/RMA/Trail) in the amount of $8,712.00. 

(The above amounts being based on the costs estimate provided by a BCSLA Registered Landscape Architect 
including 10% contingency). 

Off-site ESA!RMA securities will be addressed through a Servicing Agreement. 

2. Submission of a contract entered into between the applicant and a Qualified Environmental Professional (QEP) to 
monitor all planting ESA, RMA and trail vegetation installations and to provide three years of post-installation 
monitoring with annual reporting for the on-site and the off-site ESA and RMA enhancement areas and the 
pedestrian trail vegetation installation. The Contract should include the scope of work to be undertaken, 
including: the proposed number of site monitoring inspections, and a provision any remedial works during the 
monitoring period. Planting within RMA areas is to comply with Provincial RAR re-vegetation guidelines. 

3. Submission of a contract to ensure that pruning and limb removal of retained trees is under supervision of a 
certified arborist, invasive vegetation removal within the tree protection area by hand only and activity within the 
drip line of retained trees to be done under the supervision of a Qualified Environmental Professional (QEP) or a 
certified arborist as outlined in the arborist' s report. 

4. Installation of appropriate tree protection fencing around all trees identified for retention by the Arborist (uTree 
Environmental Consultants report). Fencing is to be installed to the City's standards as part of the development 
prior to any construction activities occurring on-site. 

5. Submission of payment in the amount of $62,000 to the City of Richmond, as a voluntary contribution for the 
design and future construction of a pedestrian observation platform overlooking the Fraser River and located to 
the east of Williams Road at the City's discretion. Timing of the platform construction may be affected by future 
dike improvements. 

6. Registration of a 6 metre wide statutory right-of-way with public right of passage through 15 040 Williams Road 
to accommodate a public trail in an alignment generally along the southern side of the CN Rail right-of-way as 
indicated in the Development Permit application and to the satisfaction of the Senior Manager of Parks. After 
completion of the Servicing Agreement maintenance period, the City will be responsible for maintenance and 
liability associated with the SRW. 

7. Registration of a 7.5 metre wide statutory right-of-way for dike through 15040 Williams Road in an alignment 
generally near the property's foreshore with the Fraser River as indicated in the Development Permit application 
and to the satisfaction of the General Manager of Engineering. After completion of the Servicing Agreement 
maintenance period, the City will be responsible for maintenance and liability associated with the SR W. · The 
SRW will provide the City with rights for access and the ability to maintain the works. The agreement should 
include a minimum building setback from the SRW of7.0 metres. 

8. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 3.0 I 4.35 m GSC split 
approximately at the alignment of the southern edge of the CN Rail right-of-way. 

Initial: ---
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9. Registration of a legal agreement on title to ensure that landscaping planted as part of the on-site ESA and the on
site RMA is maintained and will not be abandoned or removed. Registration of a statutory right-of-way, and/or 
other legal agreements or measures, as determined to the satisfaction of the Director of Development. 

10. Discharge of the existing foreshore covenant (BG 285960). 

11. Registration of a legal agreement on title to require the owner to design and construct bank protection along the 
river to the satisfaction of the General Manager, Engineering and the Inspector of Dikes and to provide the City 
with access to the land to inspect and maintain the works should the owner fail to do so. The owner will be 
responsible for the ongoing maintenance and liability of the works. The intent of the covenant is to ensure that 
the area outside of the 7.5 m right-of-way will be constructed and maintained in a manner that protects the dike 
and cannot be modified without consent of the City of Richmond and the Provincial Inspector of Dikes. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Enter into a Servicing Agreement* for the design and construction of a dike across 15 040 Williams Road within 

the 7.5 m wide right-of-way and integration with existing dikes on adjacent properties acceptable to the General 
Manager, Engineering. 

2. Enter into a Servicing Agreement* for the design and construction of a 6 m wide park trail across 15040 Williams 
Road and integration with existing trails on adjacent properties acceptable to the Senior Manager of Parks. Works 
include, but may not be limited to, a 3 m wide aggregate trail surface with vegetation strips on both sides to the 
satisfaction of the Senior Manager of Parks. 

3. Enter into a Servicing Agreement* for the design and construction of utility and frontage works and the off-site 
ESA/RMA landscaping enhancement areas identified as per the landscaping plans submitted under DP 16-
7 417 41. Works include, but may not be limited to the following: 
Water Works: 

a. Using the OCP Model, there is 583 Lis of water available at a 20 psi residual at the Williams Road 
frontage. Based on your proposed development, your site requires a minimum fire flow of 250 Lis. 

b. The Developer is required to: 
• Submit Fire Underwriter Survey (PUS) or International Organization for Standardization (ISO) fire 

flow calculations to confirm development has adequate fire flow for onsite fire protection. 
Calculations must be signed and sealed by a Professional Engineer and be based on Building Permit 
Stage Building designs. 

• Install a single water service connection to serve the development site. The service connection can be 
split at the property line, and two meters installed (one for fire, one for domestic use) inside meter 
chamber(s). 

• Install backflow prevention device at property line. 
• Provide statutory right-of-way for meter and meter chamber. 

c. At Developer's cost, the City is to: 
• Complete all tie-ins for the proposed works to existing City infrastructure. 

Storm Sewer Works: 
a. The Developer is required to: 

• Design and construct a storm sewer outfall into the RMA ditch utilizing appropriate sediment and 
erosion control methods, such as deltalok bags, and provide a functional plan within the first servicing 
agreement submission for review and approval by the City. 

• Install an oil & grit separator upstream of the proposed outfall, and provide the City with a separator 
maintenance plan within the first servicing agreement submission for review and approval. 

Sanitary Sewer Works: 

a. The Developer is required to: 
• N/A 

Frontage Improvements: 
a. The Developer is required to: 

Initial: ---
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• Coordinate with BC Hydro, Telus and other private communication service providers: 
• When relocating/modifying any of the existing power poles and/or guy wires within the property 

frontages. 
• To locate all above ground utility cabinets and kiosks required to service the proposed development 

within the developments site (see list below for examples). A functional plan showing conceptual 
locations for such infrastructure shall be included in the development process design review. 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 in the functional plan and registered prior to SA design 
approval: 

• BC Hydro PMT- 4mW X 5m (deep) 
• BC Hydro LPT- 3.5mW X 3.5m (deep) 
• Street light kiosk- 1.5m W X l.Sm (deep) 
• Traffic signal kiosk.- 2mW X 1.5m (deep) 
• Traffic signal UPS -lmW X lm (deep) 
• Shaw cable kiosk- lm W X lm (deep)- show possible location in functional plan 
• Telus FDH cabinet-1.1 m W X 1m (deep- show possible location in functional 

plan 
• Implement a riparian enhancement planting plan in the 5.0 m RMA watercourse along the Williams 

Road frontage. 

Dike Improvements: 

a. The Developer is required to satisfy the following for the dike: 
• The dike shall be designed by a Professional Geotechnical Engineer. 
• The elevation of the dike crest shall be raised to minimum 4.7 m geodetic, and designed to 

accommodate a future elevation of 5. 5 m. On the waterside of the dike, the slope shall be maximum 
2: 1. On the landside of the dike, the slope shall be maximum 3: 1. 

• The crest of the dike shall be niinimum 4.0 m wide. 
• Provide a 7.5 m statutory right-of-way for the dike. 
• There shall be a minimum building setback of7.0 m from the dike right-of-way. 
• The drip line of any trees shall be set back at least 8.0 m from the future toe of the dike. 
• Above ground pipes crossing the dike right-of-way shall be removable to allow for dike inspection 

and maintenance. 
• Design the dike and operations in a manner that allows for vehicular and man access along the dike 

upon the City's request. 
• The dike along the frontage of the development site shall be tied in to the adjacent dikes to the north· 

and south at a maximum slope of3:1. Developer to be responsible to locate the dike to the north and 
south for a smooth transition. No retaining walls within the dike crest or slope area are allowed. 

• All dike construction, 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). 

• The design and construction of the dike shall be done to the satisfaction of the General Manager, 
Engineering and Public Works, and any other relevant dike approving authorities. 

• Discharge existing foreshore covenant and register a new foreshore covenant to ensure that the area 
outside of the 7.5 m right-of-way will be constructed and maintained in a manner that protects the 
dike and cannot be modified without consent of the City of Richmond and Inspector of Dikes. 

General Items: 

a. The Developer is required to: 
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• Develop a sediment and erosion control and protection fencing plan for the proposed works to 
minimize impact to the 5.0m RMA along Williams Road during construction, to the satisfaction of 
the City. A functional plan must be reviewed and approved by the City prior to development permit 
issuance. 

• Provide, within the first servicing agreement submission, a geotechnical assessment of preload and 
soil preparation impacts on the existing utilities fronting the development site and provide mitigation 
recommendations. 

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

• Prepare and submit a design and sealed cost estimate (inclusive of a 10% contingency) as prepared by 
a qualified professional for the construction of a foreshore observation deck to the satisfaction of the 
Senior Manager, Parks and the Director, Engineering. 

• Submit a voluntary cash contribution for the construction of the foreshore observation deck to the 
satisfaction of the Senior Manager, Parks and the Director, Engineering. 

b. Plan and undertake the off-site ESA and RMA landscaping as per the landscaping plans submitted under 
DP 16-741741. A Qualified Environmental Professional (QEP) to monitor all planting ESA, RMA and 
trail vegetation installations and to provide three years of post-installation monitoring with annual 
reporting for the on-site and the off-site ESA, the RMA enhancement areas and the pedestrian trail 
vegetation installation. Planting within RMA areas is to comply with Provincial RAR re-vegetation 
guidelines. 

c. Ensure that all pruning and limb removal of retained trees is to be under supervision of a certified 
arborist, invasive vegetation removal within the tree protection area is by hand only and activity within 
the drip line of retained trees to be done under the supervision of a Qualified Environmental Professional 
(QEP) or a certified arborist as outlined in the arborist's report. 

4. City arborist (Conor Sheridan: 604-244-1208, CSheridan@richmond.ca) to be notified prior to commencement of 
works within the drip line of existing retained offsite trees. Provide 3 business days minimum notice. 

5. City Parks to review all offsite planting after it is in place (contact Steve Priest, Supervisor ofHorticulture: 604-
244-1208, and Miriam Plishka, Park Planner: 604-233-3310). Once plant material and placement have been 
accepted by the City, the mainten~nce period will commence. 

6. Submission of a final sign-off letter of from CN Railway, to the satisfaction of the City's Director of 
Transportation and the Director of Engineering, for the V AFFC Marine Terminal project at 15 040 Williams 
Road. If CN Railway's approval includes conditions or requirements, the proponent must provide means to meet 
those conditions I requirements to the satisfaction of the City's Director of Transportation. · 

7. 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. 

8. 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 ofthe Building Permit. For additional information, contact the Building 
Approvals Department at 604-276-4285. 

Note: 

* 
• 

This requires a separate application. 

Where the Director ofDevelopll).ent 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 
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Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate 
bylaw. 

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

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

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

Signed Date 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 16-741741 

VANCOUVER AIRPORT FUEL FACILITIES CORPORATION 

15040 WILLIAMS ROAD 

C/0 FSM MANAGEMENT GROUP INC. 
1 08- 12300 HORSESHOE WAY 
RICHMOND, BC V7A 4Z1 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #25 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$250,078.40 (including, on-site ESA!RMA $67,589.50, on-site non-ESA $14,459.50, on-site 
trail planting $105,065.40, 3 years of maintenance $54,252.00 and 3 years of monitoring 
$8,712.00) to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to three years after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

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

5528835 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 16-741741 

VANCOUVER AIRPORT FUEL FACILITIES CORPORATION 

15040 WILLIAMS ROAD 

C/0 FSM MANAGEMENT GROUP INC. 
108 - 12300 HORSESHOE WAY 
RICHMOND, BC V7A 4Z1 

7. The land described herein shall be developed generally in acc6rdance with the terms and 
conditions and provisions of this Permit and any plans and specifications attached to this 
Permit which shall form a part hereof. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5528835 

ISSUED BY THE COUNCIL THE 
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DP 16-741741 
SCHEDULE ''A" 

. Original Date: 08/22/16 

Revision Date: 

Note: Dimensions are in METRES 
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ATTACHMENT 8 

Hatfield 
CONSULTANTS 

Date: October 31,2017 

Hatfield Consultants 

HCP Ref No.: VAFFC6773 

From: 

To: Mark McCaskill, FSM Management Group Inc. 

Subject: Vancouver Airport Fuel Delivery Project: City of Richmond Development Permit Panel 
Session- Memorandum Addressing Outstanding Staff Comments on VAFFC 

DP-16-741741 

This memorandum is in response to City of Richmond's Development Permit (DP) Panel comments at the 

October 11, 2017, panel session. 

The Panel moved and seconded that the DP application (DP-16-741741) be referred back to staff: 

1. for the applicant to work with staff to: 

a) review the proposed mitigation, compensation and enhancement scheme for the Shoreline 

Environmentally Sensitive Area (ESA) based primarily on existing ESA condition in the subject 

site, and investigate opportunities for additional on-site ESA planting; 

b) review the proposed compensation/enhancement planting scheme for the Shoreline ESA and 

consider introducing more mature and substantive planting; 

c) consider introducing some planting in the Intertidal ESA in addition to the proposed removal of 

existing and development/construction of new structures and shoreline within the shoreline and 

intertidal ESA; 

d) investigate opportunities for further on-site ESA compensation and enhancements especially 

within the Shoreline ESA and other areas along the proposed public trail and in the northern 

portion of the site in addition to the proposed off-site ESA enhancements; and 

2. for staff to review the adequacy of the pedestrian viewing platform cash-in-lieu contribution and 

report back (note, this is not included in the scope of this memorandum). 

The Project Team has since worked with City staff to ensure the Panel's comments have been adequately 

addressed, as follows: 

1. Review the proposed mitigation, compensation and enhancement scheme for shoreline ESA 

based primarily on existing ESA condition in the subject site and investigate opportunities for 

additional on-site ESA planting 

The mitigation, compensation and enhancement scheme for the Shoreline ESA has been reviewed and 

additional on-site ESA planting is proposed. Because the entire coastline of the City constitutes a City-
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designated ESA regardless of land cover, the Panel requested that the portion of the existing, barren land 

that overlaps with this Shoreline ESA designation be subject to additional planting as much as possible. 

With safety, dike integrity, and operational constraints in mind, the following additional on-site planting is 

proposed in this ESA: 

" The southwest corner of the Shoreline ESA on the site will be planted with additional trees at the 

core, and additional shrubs and herbs around the periphery for a total of 352 m2. A mix of tall- and 

short-growing shrubs will be interspersed among the trees, and along the edge of the tree patch to 

the north and southeast. Dwarf shrubs and herbs will be most suitable along the fence line to not 

interfere with site security monitoring measures. The additional planting in this corner of the ESA 

will also enhance the value cif the proposed adjacent offsite compensation area bordering the high

productivity shoreline zone downstream. 

'" An additional 350 m2 strip of short shrubs and herbs will be planted in the northeast corner of the 

Shoreline ESA behind the mooring structure, to further contribute to the local Ecological Network 

of the neighbouring onsite and offsite compensation areas, which border a moderately-productive 

shoreline zone. 

This additional 702 m2 of on-site Shoreline ESA planting is illustrated in the attached schematic drawing. It 

will result in three times as much onsite planting in the Shoreline ESA (1 ,046 m2 instead of 344 m2) 

compared with the initial proposal, which represents a 5.1:1 onsite plant replacement ratio for the 208m2 

patch of native vegetation currently on the property (and a 5.7:1 ratio overall with offsite habitat 

enhancement works, compared to the previous 2.4:1 ratio). 

2. Review the proposed compensation/enhancement planting scheme for the shoreline ESA and 

consider introducing more mature and substantive planting 

The new treed planting area in the onsite Shoreline ESA will include one Douglas-fir and two hemlocks of 

a Class 15 pot size. In the previous treed compensation areas, 6 Douglas-firs will be increased in size from 

Class 10 to Class 15 pots; 14 western hemlocks (Tsuga heterophyl/a) and 14 western redcedars (Thuja 

plicata) will be increased in size from Class 5 to Class 15 pots accordingly. Conifers can be increased 

slightly to a Class 15 pot size but deciduous trees are best kept small. Densely planted, small trees can 

better outcompete Himalayan blackberry (Rubus armeniacus) in particular, which is a major threat to natural 

areas in Richmond. 

To further accommodate the City's request for more substantive trees, the landscaped portions of the site 

(in non-ESA/RMA areas) will have larger trees consistent with ef...a decorative landscape approach, using 

the following balled and burlapped trees: 17 shore pines (Pinus contorta) and 10 Douglas-firs (Pseudotsuga 

menziesit) 3 m tall; 2 paper birch (Betula papyrifera) 2.5 m tall; and 15 Allegheny serviceberry trees 

(Amelanchier laevis) with a caliper of 5 em. 

3. Consider introducing some planting in the intertidal ESA in addition to the proposed removal 

of existing and development/construction of new structures and shoreline within the shoreline 

and intertidal ESA 

Hatfield's fisheries subject matter expert has further evaluated the scientific validity for introducing suitable 

planting to the newly designed Intertidal ESA verses natural re-colonization. 
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The likelihood of successful planting and survivorship within the Intertidal ESA is low. Direct evidence is 

demonstrated by the scarcity of vegetation within the existing intertidal zone at the site. Scientific literature 

highlights the important role environmental conditions play in long-term and sustainable establishment. The 

realization of including such ecological features is driven by a number factors, most notably by the defined 

project requirements, geomorphic processes, prevailing energy regime (i.e., hydraulic conditions), and 

scour conditions1·2 . High-energy (velocity) river flows can severely impede any planting (thus ecological 

succession) of the intertidal area, which are conditions regularly experienced at the site. Bank stabilization 

systems using vegetation have not been standardized for general application under particular flow 

conditions. There is a lack of knowledge about the properties of the materials being used in relation to force 

and stress generated by flowing water and there are known impediments in obtaining consistent 

performance from countermeasures that rely on living materials2 . 

Considering the intertidal area's limited (low) ecological productivity ("green coded"), the engineering 

requirements for the site development, and existing physical river conditions (e.g., river hydraulics, 

geomorphology, scour), this intertidal area would not benefit from introducing plants. Further, Fisheries and 

Oceans Canada (DFO), who are the responsible authority for the protection of fish and fish habitat in the 

foreshore (intertidal) and nearshore (subtidal) boundaries of the Fraser River, has reviewed the proposed 

site development and determined that adverse effects to fish and fish habitat (i.e., serious harm) will not 

result. No authorization under the Fisheries Act or approval under the Species at Risk Act are required to 

proceed with the site development, thus no habitat enhancement or creation (i.e., habitat offsetting) is 

required. 

An important context for this Intertidal ESA is also provided through the City's guidance material for DP 

applications within City-designated ESA's highlighting that new construction within designated ESAs that 

will not result in damage to sensitive features within the ESA (e.g., trees, shrubs, wetlands, marshes or fish 

habitat) are exempt from the DP ESA process3 . The Intertidal ESA on the site will not result in damage to 

any sensitive features (i.e., fish habitat as determined by DFO); rather, it will restore a large section of the 

intertidal area to a free-flowing environment and will create a contiguous and shallower sloped profile with 

improved stability, condition and ecological function. 

The removal of the existing bulkhead wharf as well as the addition and re-grading of a new rip rap revetment 

(36,000 m3 open river flow environment restored; 3,800 m3 of new artificial 'reef' habitat created; and 

4,000 m3 of substrate improved) is intended to strike a balance between providing critical long-term 

erosional protection to the banks of the Fraser River supporting the integrity of the marine terminal 

infrastructure while including lower grade (i.e., shallower slope) and coarser (rougher) rock material that 

will afford equal or improved habitat function compared to current conditions and functionality. Rip rap 

revetments have their greatest benefits within brackish and salt water habitats; fill structures constructed of 

1 Adams, M.A. 2002. Shoreline Structures Environmental Design: A Guide for Structures Along Estuaries and Large Rivers. 
Fisheries and Oceans Canada, Vancouver, BC and Environment Canada, Delta< BC. 68p. + appendices. 

2 Baird, D.C., L. Fotherby, C.C. Klumpp, and S.M. Sculock. 2015. Bank Stabilization Design Guidelines. Bureau of Reclamation. 
Technical Services Center, Denver, Colorado. Sedimentation and River Hydraulics Group, 86-68240. Report# SRH-2015-25 
277p. + appendices. 

3 https://www.richmond.ca/plandev/devzoning/permit.htm 
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rip rap are, in essence, an artificial reef1 and the size of voids between rocks offers advantageous refugia 

for key species of fish and lower trophic organisms1•4. 

Given the rationale provided above, it is our fisheries expert's qualified professional opinion that planting 

within the Intertidal ESA is not supported based on the proposed engineering design criteria. 

4. Investigate opportunities for further on-site ESA compensation and enhancements especially 

within the shoreline ESA and other areas along the proposed public trail and in the northern 

portion of the site in addition to the proposed off-site ESA enhancements 

Opportunities for further onsite compensation and enhancements in the Shoreline ESA, along the public 

trail, and in the northern area of the site have been identified. Additional on site Shoreline ESA compensation 

and enhancement areas are previously discussed in bullet #1. 

Although the loss of a 208 m2 patch of native vegetation in the Shoreline ESA has more than adequately 

been compensated for through the habitat enhancement proposed in the DP and in this memorandum, the 

amount of on-site landscaping will also be increased by 645 m2 as follows: 400 m2 in the northeast corner, 

next to the Shoreline ESA and the public trail leading to it, and 245 m2 along the Williams Road RMA. This 

brings the total onsite landscaping to 2,053 m2 from the existing 1,408 m2 (748m2 in the trail right-of ways, 

and 660 m2 along the terraces bordering the south side of the trail). Landscape vegetation will benefit 

wildlife using the proposed, local compensation habitat areas, and will increase the aesthetics of the site to 

trail users. 

In conclusion, we are of the qualified professional opinion that these additional compensation and 

enhancement measures on the site adequately respond to the Panel's comments, and, in combination with 

the offsite measures, are more than adequate from an ecological network and functionality perspective. 

Sincerely, 

Angus Johnston, MSc, RPBio, EP 

Senior Manager and Associate Partner 

Hatfield Consultants 

Linda Dupuis, MSc, RPBio 

Senior Manager and Biologist, 

Wildlife Group 

Hatfield Consultants 

Cory Bettles, MSc, RPBio 

Senior Fisheries Manager 

Hatfield Consultants 

4 Schmetterling D.A., e.G. Clancy, and T.M. Brandt. 2001. Effects of rip-rap bank reinforcement on stream salmon ids in the western 
United States. Fisheries 26(7):6-13. 



DAMON ORIENTE LTD. 
LANDSCAPE ARCHITECTS 

31 October 2017 

RE: Marine Terminal Fuel Facility Site 

ATTACHMENT C 

#306 4464 West 101h Avenue 
Vancouver, BC, V6R 2H9 
Canada 

Tel: 604-222-9200 
Fax: 604-222-9212 
E: dvo@telus net 
W: llttp://www.darnonoriente.ca 

REVISED Estimate of Landscape Construction Costs for On-Site Landscape Areas 
Adjacent to Trail Buffer and Expanded Landscape Areas On-Site. 

This letter provides a summary of our estimate of probable landscape construction costs for the above 
named area. It has been prepared to cover the onsite planting areas on the slope adjacent to the on
site area of the trail. This estimate is based on the revised landscape drawings dated 31 October 
2017. 

We have divided the work into general categories typical for landscape construction. Each category 
cost is developed using material costs which have integrated allocations for delivery, installation and 
machine time factored in to the total item cost. 

This estimate assumes that grading and necessary excavation will be performed as part of the overall 
site construction work, undertaken by the facility and civil works contractors. Site access is direct, with 
gentle slopes and direct delivery to the installation locations anticipated. 

The estimated total increases from $29,903.50 to $99, 1 77. 1 0. 

On Site Trail Slope Planting 

Subtotal 

Contingency at 10% 

Estimated Total Cost 

Planting soil 

Plants, installed 

652 cu. m. 

5330 

Estimated Construction Cost 

Maintenance for three years 

$35,887.50 

$20,793.50 

$56,681.00 

$33,480.00 

$90,161.00 

$9,016.10 

$99,177.10 

Maintenance includes watering once per week, three months per year, for three years, and weeding 
once per month, eight months per year, for three years. 

end 



DAMON ORIENTE LTD. 
LANDSCAPE ARCHITECTS 

31 October 2017 

RE: Marine Terminal Fuel ~acility Site 

#306 - 4464 West 1 Oth Avenue 
Vancouver, BC, V6R 2H9 
Canada 

Tel: 604-222-9200 
Fax: 604-222-9212 
E: dvo@telus.net 
W: llttp://www.damonoriente.ca 

REVISED Estimate of Landscape Construction Costs for Development Permit Areas 

This letter provides a revised summary of our estimate of probable landscape construction costs for 
the above named project. It includes the onsite and offsite RMA and ESA habitat planting areas as well 
as the onsite trail and landscape buffer planting. 

This estimate is based on the landscape drawings submitted as part of the development permit 
application, revised 31 October 2017. Tree sizes have been increased and additional on-site ESA 
areas added. The estimate total increases from $241,168.70 to $283,167.50. 

We have divided the work into general categories typical for landscape construction. Each category 
cost is developed using material costs which have integrated allocations for delivery, installation and 
machine time factored in to the total item cost. 

These estimates assume that the site grading and necessary excavation will be performed as part of 
the overall site construction work, undertaken by the facility and civil works contractors. Site access 
appears to be direct, with gentle slopes and direct delivery to the installation locations anticipated. 

Summary Table of Area Cost Estimates 

Subtotal 

Subtotal 

Contingency at 10% 

Estimated Total Cost 

On Site ESA & RMA Planting 

Off Site ESA & RMA Planting 

On Site Trail and Buffer Strip Planting 

Maintenance for Three Years 

Monitoring for Three Years 

The area breakdowns are on the following page. 

$86,673.00 

$19,178.00 

$95,414.00 

$201,265.00 

$48,240.00 

$7,920.00 

$257,425.00 

$25,742.50 

$283,167.50 



Maintenance includes watering once per week, three months per year, for three years, and weeding 
once per month, eight months per year, for three years. Monitoring will be once per year by a OEP and 
includes an annual report. 

Damon Oriente Ltd. 

On Site ESA & RMA planting area 

Planting soil 

Plants, installed 

Estimated Item Total 

Off Site ESA & RMA Planting 

Planting soil 

Plants, installed 

Estimated Item Total 

On Site Trail and Buffer Strip Planting 

Planting soil 

. end 

Plants, installed 

Trail, gravel on 
compacted base 

Estimated Item Total 

2,282 sq. m. 

925 cu. m. 

187 6 a sst' d sizes 

142cu.m. 

537 asst'd sizes 

390 cu. m. 

5389 a sst' d sizes 

780 sq. m. 
(260 lin. m. x 3 m 
width} 

UPDATED 

$50,831.00 

$35,842.00 

$86,673.00 

UNCHANGED 

$7,837.00 

$11,341.00 

$19,178.00 

UNCHANGED 

$21,450.00 

$34,964.00 

$39,000.00 

$95,414.00 



FSM MANAGEMENT GROUP 

""-' 
Date: July 4, 2017 

David Brownlee, M.A. 
Planner, Special Projects 
Policy Planning Division 

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

ATTACHMENT D 

Fuel Facilities Corporation 

MEMORANDUM 

RE: OBSERVATION PLATFORM- VANCOUVER AIRPORT FUEL DELIVERY PROJECT- CITY OF 

RICHMOND DEVELOPMENT PERMIT COMMENT RESPONSES 

Dear David, 

To follow up on our response, June 26, 2017, in regards to the comment made by the City of 
Richmond in regards to the requested observation platform. 

As the City of Richmond has yet to provide detail in regards to the requirements ofthe 
requested observation platform FSM has enlisted a general contractor to provide a generic 
example of a platform design and cost. 

The attached sketch and costs are based on a basic wood frame construction using standard 
construction practices. 

Please review the attached proposal and provide detailed feedback. 

Regards, 

Mark McCaskill 
Sr. Project Manager 

604.271.'7113 PHONE l 604.27'1.7115 FAX l ESMGROUB.OA ONLINE j 108-12300 Horseshoe Way Richmond, 80 V7A 421 



Reference: Vancouver Airport Fuel Delivery Project (VAFDP) 
City of Richmond Comments on VAFFC Development Permit Application 
Marine Facility- Proposed Dyke Trail Observation Platform 

Budget Price for Design, Construction of Sm x 15m observation platform: 
Allowance for Appurtenances (benches, signage) 
Contingency{@ approx. 20%) 
TOTAL (rounded up) 

Page 2 

$45,910 
$5,500 

$10,210 
$62,000 



Observation Platform -Detailed Cost Estimate 

The detailed estimate, shown below, includes an allowance for benches and signage and a 20% 
contingency allowance. Parks Department staff have reassessed the proposed conceptual design 
and the associated cost estimate as acceptable for the general location. 

Observation Platform- Detailed Cost Estimate 

ITEM COST ESTIMATE 

Formal design and drawing $3,500.00 

Platform frame materials $2,692.00 

Finished decking materials $2,385.00 

Handrail materials $848.00 

Miscellaneous materials (joist hangers, $1,760.00 
screws, hardware and fasteners) 

Platform installation labour $20,595.00 

Footings supply and installation $11,925.00 

Survey (as-built) $1,595.00 

Local freight $610.00 

Allowance for Appurtenances (benches, $5,500.00 
signage) 

Contingency allowance (20%) $10,210.00 

Total Budget Estimate (rounded up) $62,000.00 

5653718 



City of 
Richmond 

ATTACHMENT E 

Development Permit Considerations 
Development Applications Department 

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

Address: 15040 Williams Road File No.: DP 16-741741 

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

1. Receipt of a Letter of Credit/security for $361,248.80 inclusive of the following: 

• On-site ESA and RMA landscaping in the amount of$86,673.00. 

• On-site Trail and Buffer Strip in the amount of$95,414.00. 

• On-site Trail landscaping in the amount of $56,681.00. 

• Three years of maintenance (ESA/RMA/Trail/Trail Slope) in the amount of, $81,720.00. 

• Three years of monitoring (ESA/RMA/Trail) in the amount of$7,920.00. 

• 10% contingency in the amount of $32,840.80. 

(The above amounts being based on the costs estimate provided by Damon Oriente Ltd. Landscape 
Architects -letters dated October 31,2017. The figures include a 10% contingency). 

Off-site ESA/RMA securities (estimated at $19,178.00 plus 1,917.80 contingency) will be addressed 
through a Servicing Agreement. 

2. Submission of a contract entered into between the applicant and a Qualified Environmental 
Professional (QEP) to monitor all ESA, RMA and trail vegetation installations (on and off-site) plus the 
on-site trailside landscaping ( 400 m2

), the expanded trail buffer and slope planting (660m2
) and the 

planting strip adjacent to the Williams Road RMA (245 m2
). The contract will also include provision 

for three years of post-installation monitoring with annual reporting for these landscape installations. 
The Contract should include the scope of work to be undertaken, including: the proposed number of 
site monitoring inspections, and a provision any remedial works during the monitoring period. Planting 
within RMA areas is to comply with Provincial RAR re-vegetation guidelines. 

3. Submission of a contract to ensure that pruning and limb removal of retained trees is under supervision 
of a certified arborist, invasive vegetation removal within the tree protection area by hand only and 
activity within the drip line of retained trees to be done under the supervision of a Qualified 
Environmental Professional (QEP) or a certified arborist as outlined in the arborist's report. 

4. Installation of appropriate tree protection fencing around all trees identified for retention by the 
Arborist (uTree Environmental Consultants Report). Fencing is to be installed to the City's standards 
as part of the development prior to any construction activities occurring on-site. 

5. Submission of payment in the amount of$62,000 to the City ofRichmond, as a voluntary contribution 
for the design and future construction of a pedestrian observation platform overlooking the Fraser River 
and located to the east of Williams Road at the City's discretion. Timing of the platform construction 
may be affected by future dike improvements. 

6. Submission of payment in the amount of $6,480.00 to the City of Richmond, as a voluntary 
contribution for the design and future installation of an interpretive signage package for the pedestrian 
trail system through the subject site. The detailed design and installation has been included in the 
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November 2, 2017 DP 16-741741 

Servicing Agreement requirements for the pedestrian trail and will be to the satisfaction of the Senior 
Manager of Parks Department. 

7. Registration of a 6 m wide statutory right-of-way (ROW) with public right-of-passage (PROP) through 
15040 Williams Road to accommodate a public trail in an alignment generally along the southern side 
of the CN Rail right-of-way as indicated in the Development Permit application and to the satisfaction 
of the Senior Manager of Parks Department. After completion of the Servicing Agreement 
maintenance period, the City will_ be responsible for maintenance and liability associated with the 
SRW. 

8. Registration of a 7.5 m wide statutory right-of-way (ROW) for dike through 15040 Williams Road in 
an alignment generally near the property's foreshore with the Fraser River as indicated in the 
Development Permit application and to the satisfaction of the General Manager of Engineering 
Department. After completion of the Servicing Agreement maintenance period, the City will be 
responsible for maintenance and liability associated with the SR W. The SR W will provide the City 
with rights for access and the ability to maintain the works. The agreement should include a minimum 
building setback from the SRW of7.0 m. 

9. Registration of a flood plain covenant on Title identifying a minimum habitable elevation of 
3.0 I 4.35 m GSC split approximately at the alignment of the southern edge of the CN Rail 
right-of-way. 

10. Registration of a legal agreement on Title to ensure that landscaping planted as part of the on-site ESA 
and the on-site RMA is maintained and will not be abandoned or removed. Registration of a statutory 
right-of-way, and/or other legal agreements or measures, as determined to the satisfaction of the 
Director of Development. 

11. Discharge ofthe existing foreshore covenant (BG 285960). 

12. Registration of a legal agreement on Title to require the owner to design and construct bank protection 
along the river to the satisfaction of the General Manager, Engineering and the Inspector of Dikes and 
to provide the City with access to the land to inspect and maintain the works should the owner fail to do 
so. The owner will be responsible for the ongoing maintenance and liability of the works. The intent 
of the covenant is to ensure that the area outside of the 7.5 m right-of-way (ROW) will be constructed 
and maintained in a manner that protects the dike and cannot be modified without consent of the City of 
Richmond and the Provincial Inspector of Dikes. 

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

1. Enter into a Servicing Agreement* for the design and construction of a dike across 
15040 Williams Road within the 7.5 m wide right-of-way (ROW) and integration with existing dikes 
on adjacent properties acceptable to the General Manager, Engineering. 

2. Enter into a Servicing Agreement* for the design and construction of a 6 m wide park trail across 
15040 Williams Road and integration with existing trails on adjacent properties acceptable to the 
Senior Manager of Parks Department. Works include, but may not be limited to, a 3 m wide aggregate 
trail surface with vegetation strips on both sides, design and installation of an interpretive signage 
package for the pedestrian trail, to the satisfaction of the Senior Manager of Parks Department. 

3. Enter into a Servicing Agreement* for the design and construction of utility and frontage works and the 
off-site ESA/RMA landscaping enhancement areas identified as per the landscaping plans submitted 
under DP 16-741741. Works include, but may not be limited to the following: 
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Water Works: 
a. Using the OCP Model, there is 583 Lis of water available at a 20 psi residual at the Williams Road 

frontage. Based on your proposed development, your site requires a minimum fire flow of 250 Lis. 
b. The Developer is required to: 

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

• Install a single water service connection to serve the development site. The service connection 
can be split at the property line, and two meters installed (one for fire, one for domestic use) 
inside meter chamber(s). 

• Install backflow prevention device at property line. 

• Provide statutory right-of-way (ROW) for meter and meter chamber. 
c. At Developer's cost, the City is to: 

• Complete all tie-ins for the proposed works to existing City infrastructure. 

Storm Sewer Works: 
a. The Developer is required to: 

• Design and construct a storm sewer outfall into the RMA ditch utilizing appropriate sediment 
and erosion control methods, such as deltalok bags, and provide a functional plan within the 
first Servicing Agreement submission for review and approval by the City. 

• Install an oil and grit separator upstream of the proposed outfall, and provide the City with a 
separator maintenance plan within the first Servicing Agreement submission for review and 
approval. 

Sanitary Sewer Works: 

a. The Developer is required to: 

• N/A. 

Frontage Improvements: 
a. The Developer is required to: 

• Coordinate with BC Hydro, Telus and other private communication service providers: 

• When relocating/modifying any of the existing power poles and/or guy wires within the 
property frontages. 
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• To locate all above ground utility cabinets and kiosks required to service the proposed 
development within the developments site (see list below for examples). A functional plan 
showing conceptual locations for such infrastructure shall be included in the development 
process design review. Pl-ease 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 in the functional plan and registered prior to Servicing Agreement design approval: 

• BC Hydro PMT- 4 mW X 5 m (deep). 

• BC Hydro LPT- 3.5 mW X 3.5 m (deep). 

• Street light kiosk- 1.5 m W X 1.5 m (deep). 

• Traffic signal kiosk-2m W X 1.5 m (deep). 

• Traffic signal UPS - 1 m W X 1 m (deep). 

• Shaw cable kiosk- 1 m W X 1 m (deep) - show possible location in functional plan. 

• Tel us FDH cabinet-1.1 m W X 1 m (deep- show possible location in functional plan. 

• Implement a riparian enhancement planting plan in the 5.0 m RMA watercourse along the 
Williams Road frontage. 

Dike Improvements: 
a. The developer is required to satisfy the following for the dike: 

• The dike shall be designed by a Professional Geotechnical Engineer. 

• The elevation of the dike crest shall be raised to minimum 4.7 m geodetic, and designed to 
accommodate a future elevation of 5.5 m. On the waterside of the dike, the slope shall be 
maximum 2:1. On the lan,dside ofthe dike, the slope shall be maximum 3:1. 

• The crest of the dike shall be minimum 4.0 m wide. 

• Provide a 7.5 m statutory right-of-way for the dike. 

• There shall be a minimum building setback of 7.0 m from the dike right-of-way. 

• The drip line of any trees shall be set back at least 8.0 m from the future toe of the dike. 

• Above ground pipes crossing the dike right-of-way shall be removable to allow for dike 
inspection and maintenance. 

• Design the dike and operations in a manner that allows for vehicular and man access along the 
dike upon the City's request. 

• The dike along the frontage of the development site shall be tied in to the adjacent dikes to the 
north and south at a maximum slope of 3:1. Developer to be responsible to locate the dike to 
the north and south for a smooth transition. No retaining walls within the dike crest or slope 
area are allowed. 
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• All dike construction, 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). 

• The design and construction of the dike shall be done to the satisfaction of the General 
Manager, Engineering and Public Works, and any other relevant dike approving authorities. 

• Discharge existing foreshore covenant and register a new foreshore covenant to ensure that the 
area outside of the 7.5 m right-of-way will be constructed and maintained in a manner that 
protects the dike and cannot be modified without consent of the City of Richmond and Inspector 
of Dikes. 

General Items: 
a. The Developer is required to: 

• Develop a sediment and erosion control and protection fencing plan for the proposed works to 
minimize impact to the 5.0m RMA along Williams Road during construction, to the satisfaction 
of the City. A functional plan must be reviewed and approved by the City prior to Development 
Permit issuance. 

• Provide, within the first Servicing Agreement submission, a geotechnical assessment of preload 
and soil preparation impacts on the existing utilities fronting the development site and provide 
mitigation recommendations. 

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

• Prepare and submit a design and sealed cost estimate (inclusive of a 10% contingency) as 
prepared by a qualified professional for the construction of a foreshore observation deck to the 
satisfaction of the Senior Manager, Parks Department .and the Director, Engineering 
Department. 

• Submit a voluntary cash contribution for the construction of the foreshore observation deck to 
the satisfaction of the Senior Manager, Parks Department and the Director, Engineering 
Department. 

b. Plan and undertake the off-site ESA and RMA landscaping as per the landscaping plans submitted 
under DP 16-741741. A Qualified Environmental Professional (QEP) to monitor all planting ESA, 
RMA and trail vegetation installations and to provide three years of post-installation monitoring 
with annual reporting for the on-site and the off-site ESA, the RMA enhancement areas and the 
pedestrian trail vegetation installation. Planting within RMA areas is to comply with Provincial 
RAR re-vegetation guidelines. 

c. Ensure that all pruning and limb removal of retained trees is to be under supervision of a certified 
arborist, invasive vegetation removal within the tree protection area is by hand only and activity 
within the drip line of retained trees to be done under the supervision of a Qualified Environmental 
Professional (QEP) or a certified arborist as outlined in the arborist's report. 
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4. City arborist (Conor Sheridan: 604-244-1208, CSheridan@richmond.ca) to be notified prior to 
commencement of works within the drip line of existing retained off-site trees. Provide three business 
days minimum notice. 

5. City Parks to review all off-site planting after it is in place (contact Steve Priest, Supervisor of 
Horticulture: 604-244-1208, and Miriam Plishka, Park Planner: 604-233-3310). Once plant material 
and placement have been accepted by the City, the maintenance period will commence. 

6. Submission of a final sign-off letter of from CN Railway, to the satisfaction ofthe City's Director of 
Transportation and the Director of Engineering, for the V AFFC Marine Terminal project at 
15040 Williams Road. If CN Railway's approval includes conditions or requirements, the proponent 
must provide means to meet those conditions/requirements to the satisfaction of the City's Director of 
Transportation. 

7. 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. 

8. Obtain a Building Permit 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. 

* 
• 

Notes: 

This requires a separate application and approval. 

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

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

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

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

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

Signed Date 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 16-741741 

VANCOUVER AIRPORT FUEL FACILITIES CORPORATION 

15040 WILLIAMS ROAD 

C/0 FSM MANAGEMENT GROUP INC. 
108 - 12300 HORSESHOE WAY 
RICHMOND, BC V7A 4Z1 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #25 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$361,248.80 (including, on-site ESA/RMA $86,673.00, on-site Trail and Buffer Strip 
$95,414.00, On-site Trail Slope landscaping $56,681.00, 3 years of maintenance $81,720.00, 
3 years of monitoring $7,920.00 and a 10% contingency $32,840.80) to ensure that 
development is carried out in accordance with the terms and conditions of this Permit. 
Should any interest be earned upon the security, it shall accrue to the Holder if the security is 
returned. The condition of the posting of the security is that should the Holder fail to carry 
out the development hereby authorized, according to the terms and conditions of this Permit 
within the time provided, the City may use the security to carry out the work by its servants, 
agents or contractors, and any surplus shall be paid over to the Holder. Should the Holder 
carry out the development permitted by this permit within the time set out herein, the security 
shall be returned to the Holder. The City may retain the security for up to three years after 
inspection of the completed landscaping in order to ensure that plant material has survived. 

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

5610624 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 16-741741 

VANCOUVER AIRPORT FUEL FACILITIES CORPORATION 

15040 WILLIAMS ROAD 

C/0 FSM MANAGEMENT GROUP INC. 
108 - 12300 HORSESHOE WAY 
RICHMOND, BC V7 A 4Z1 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5610624 

ISSUED BY THE COUNCIL THE 



City of 
Richmond 

AGl 

WILLIAMS RD 

WILLIAMS RD 

DP 16-7 417 41 
SCHEDULE "A" 

Original Date: 08/22/16 

Revision Date: 

Note: Dimensions are in METRES 
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