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VANCOUVER FRASER PORT AUTHORITY (VFPA)  
PROJECT AND ENVIRONMENTAL REVIEW PROJECT REPORT 

PER No.: 15-099 
Tenant: Western Stevedoring Company Limited  
Project: New Maintenance Facility, Lynnterm East Gate  
 Project Location 15 Mountain Highway, North Vancouver  
VFPA SID No.:  DNV039 
Land Use Designation: Port Terminal 
Applicant(s): Scott Brown, Maintenance Supervisor, Western Stevedoring  
Applicant Address: 15 Mountain Highway, North Vancouver  
Category of Review: C 

Recommendation: That PER No. 15-099 for a new maintenance facility and 
demolition of the existing maintenance facility be approved. 

 

1. INTRODUCTION 
The Vancouver Fraser Port Authority (VFPA), a federal port authority, manages lands under 
the purview of the Canada Marine Act, which imparts responsibilities for environmental 
protection. VFPA accordingly conducts project and environmental reviews of works and 
activities undertaken on these lands to ensure that the works and activities will not likely 
cause significant adverse environmental effects. This project and environmental review 
report documents VFPA’s project and environmental review of PER No. 15-099: New 
Maintenance Building, Lynnterm East Gate (the Project) proposed by Scott Brown 
working on behalf of Western Stevedoring Company Limited (the Applicant). 

This project and environmental review was carried out to address VFPA’s responsibilities 
under the Canada Marine Act, and to meet the requirements of the Canadian Environmental 
Assessment Act, 2012 (CEAA 2012), as applicable. The proposed Project is not a CEAA 2012 
“designated project” and an environmental assessment as described in CEAA 2012 is not 
required. However, VFPA authorization is required for the proposed Project to proceed and 
in such circumstances, where applicable, Section 67 of CEAA 2012 requires federal 
authorities to assure themselves that projects will not likely cause significant adverse 
environmental effects. This review provides that assurance. In addition, VFPA considers 
other interests, impacts and mitigations through the project and environmental review.  

The project and environmental review considered the application along with supporting 
studies, assessments and consultations carried out or commissioned by the Applicant, as 
well as other information provided by the Applicant. In addition, this project and 
environmental review considered other information available to VFPA and other 
consultations carried out by VFPA. A full list of information sources germane to the review is 
provided in Appendix B.  

This project and environmental review report is NOT a project authorization. It is a 
prerequisite to the issuance of a project permit (the Permit) and the conclusions described 
in this report require compliance with the conditions in the Permit. 
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2. PROJECT DESCRIPTION 
Western Stevedoring Company Limited proposes to demolish their existing terminal 
maintenance facility and construct a new maintenance facility at the Lynnterm East Gate 
terminal including the following components:  

• (1) One new maintenance building (L 54m x W 25m x H 11.5m) with (7) seven 
equipment repair bays, a parts room, welding area, bulk fluids storage room, lunch 
room, (2) two foreman’s offices and washrooms;  

• (1) One equipment shed (L 46m x W 7m x H 5.6m);  
• (1) One trailer repair canopy (L 25.5m x 13m x H 11m);  
• (1) One dispatch building (L 15.85m x W 10.9m x H 3.8m );  
• (84) Eighty-four new equipment parking stalls;  
• (34) Thirty-four new employee parking stalls;  
• A new vehicle fueling area with fueling station, including a 50,000 L diesel tank, 

5,000 L gasoline tank and 18,000 L propane tank (all tanks will be double walled 
tanks, located above ground);  

• A new pressure washed shelter;  
• Tire storage and equipment attachment storage areas;  
• New fencing with (2) new vehicular access gates and;  
• New site paving and utility connections.  

 

As shown on the attached sketch plan, the new maintenance facility will be constructed to 
the northwest of the existing maintenance facility which will be demolished. Should the 
project be approved, the applicant’s existing lease area will need to be extended to 
accommodate the project footprint. The extended lease boundary will encompass the entire 
site of the former BCMEA training facility, recently demolished by VFPA Engineering under 
Project Permit #15-094. The applicant is currently in discussions with VFPA Real Estate for 
this purpose. VFPA Real Estate is supportive of the maintenance facility proposal. 

The existing maintenance facility is approximately 300 meters east of Lynn Creek and 
approximately 350 meters north of Burrard Inlet. The new maintenance facility will be 
approximately 100 meters east of Lynn Creek and 600 meters north of Burrard Inlet.  

Demolition of the existing maintenance facility is proposed to include removal and disposal 
offsite of all components of the existing maintenance building, forklift shed, fueling station, 
underground bulk fluids storage tanks and aboveground propane tank. The demolition site is 
intended to be re-paved and the area used for general cargo handling and storage activities 
once demolition activities are complete.  

Completion of the project will also enable future works at Lynnterm East Gate, currently 
being considered by Western Stevedoring, to increase terminal capacity. Such works would 
be the subject of a separate project permit application by the applicant.  

Should the project be approved, construction is proposed to start in the summer of 2016 
and the project is expected to be completed in June 2017.  

 

3. VANCOUVER FRASER PORT AUTHORITY INTERNAL 
REVIEWS 

The following VFPA departments have reviewed the application and have the following 
project considerations.  
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3.1 Planning 

Planning has reviewed the application and has the following comments. Planning supports 
the recommendation to approve the Project subject to adherence to the listed project and 
environmental conditions in the Permit. 

3.1.1 Land Use Designation 

The proposed demolition and new terminal maintenance building conforms to the 
designation of “Port Terminal” in VFPA’s Land Use Plan. 
 
3.1.2 Building Permit Requirements 

The proposed development of the new maintenance building, relocation of the existing 
terminal dispatch building and construction of ancillary buildings/structures require review 
under the 2010 National Building Code and 2010 National Fire Code of Canada. The 
Applicant has submitted a building permit application and the review is currently underway.  

 

3.2 Engineering 

The proposed Project includes installation of new site servicing connections as well as new 
pavement and will include demolition of existing facilities on the East Gate site.  

Engineering has reviewed the application and requires the Applicant to ensure the following:  

• The Applicant shall submit signed and sealed drawings for proposed works approved 
for construction by a professional engineer licensed to practice in the Province of 
British Columbia. 

This is reflected in condition No. 14 in the Permit. 

Engineering supports the recommendation to approve the Project subject to adherence to 
the listed project and environmental conditions in the Permit. 

 

3.3 Transportation  

The primary purpose of the project is to facilitate cargo handling operations by improving 
internal site circulation. The product handling capacity of the East Gate terminal will not 
change and no new commodities are expected to be handled onsite as a result of the 
currently proposed project. Truck, rail and vessel volumes will remain at current levels and 
overall vehicle access to the site is not expected to change.  

Transportation has reviewed the application and requires the Applicant to ensure the 
following:  

• The Applicant shall submit a Construction Parking and Traffic Management Plan for 
VFPA approval. 

These are reflected in condition No. 16 in the Permit. 

Transportation supports the recommendation to approve the Project subject to adherence to 
the listed project and environmental conditions in the Permit. 
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4. EXTERNAL REFERRALS 
The proposed Project was assessed to have potential impacts to stakeholders and the local 
community and consultation activities were determined to be required. The following 
sections describe the stakeholder and public consultation activities undertaken by the 
Applicant and VFPA as part of the project and environmental review.   

VFPA has reviewed the record of consultation and related documents and is of the view that 
the Project has adequately addressed the concerns raised during stakeholder and public 
consultation. 

4.1 Stakeholder Consultation 

4.1.1 Municipal Referrals  

The proposed Project was assessed by the Planning to have potential impacts to municipal 
interests. A referral letter was sent to the following municipalities on January 14, 2016 
notifying them of the proposed Project: 

• District of North Vancouver  

The District of North Vancouver responded on March 15, 2016 with comments on the 
proposed Project.  Below is a chart summarizing response comments received and how they 
were considered as part of the project and environmental review. VFPA responded to the 
District of North Vancouver on April 6, 2016 with the following  

District of North Vancouver Comments VFPA Response  

DNV raised concerns about reviewing this 
project in absence of full information about 
future expansion plans for East Gate and 
noted several offsite concerns all relating to 
a future Lynnterm Eastgate expansion 
proposal and ongoing commercial real estate 
discussions.  DNV did not provided any 
specific comments on the maintenance 
facility application.  

 

VFPA advised that while the maintenance 
facility project would not preclude future 
expansion of the terminal, the facility itself is 
independent and the current application 
would proceed regardless of whether future 
expansion of the terminal were to advance.  
 
VFPA advised that should an expansion 
proposal for Lynnterm Eastgate move 
forward in the future, a new Project & 
Environmental Review would be required and 
VFPA would send a new referral to the 
District. 
  
VFPA also clarified the applicant’s stated 
rationale for the current maintenance facility 
project which is to facilitate cargo handling 
operations by improving internal site 
circulation.   
 

4.1.2 Adjacent Tenant Referrals 

The proposed Project was assessed by the Planning to have potential impacts to adjacent 
VFPA tenant operations. A referral letter was sent to the following VFPA tenants on January 
14, 2016 notifying them of the proposed Project: 

• Univar Canada  
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Univar Canada responded with comments on the proposed Project.  Below is a chart 
summarizing the comments received and how they were considered as part of the project 
and environmental review. 
 

VFPA Tenant Comments VFPA Considerations 

Univar terminal manager:  

Univar is supportive of growth and 
development, and has no specific issues 
around the construction aspect of the 
project that Western is proposing.   Univar 
was very appreciative of being given the 
opportunity to provide feedback. 

• No action required. 

Univar terminal manager:  

Given how closely our two site work 
together, ongoing communication regarding 
the project will be appreciated.  We are 
satisfied that Western will coordinate this 
directly with Univar. 

• No action required.  

4.1.3 North Shore Waterfront Community Liaison Committee  

The proposed Project was assessed by Project Communications/Planning to be of potential 
interest to the North Shore Waterfront community liaison committee (NSWLC). The 
Applicant presented their project to the North Shore Waterfront community liaison 
committee on January 14, 2016. 

 
The NSWLC responded with comments on the proposed Project.  Below is a chart 
summarizing the comments received and how they were considered as part of the project 
and environmental review. 

Community Liaison Comments VFPA Considerations 

• Please reduce the impact to rail and 
road traffic during construction.  

• PMV will require a construction parking 
and traffic management plan from the 
applicant for review and approval prior 
to the start of construction to manage 
impacts from construction traffic to 
surrounding neighbours and 
businesses.  
 

4.2 Public Consultation 

The proposed Project was assessed by VFPA to have some potential impacts to the 
surrounding community during construction activities. However, given the impacts would be 
temporary and typical of construction activities, public consultation was not required. To 
ensure that potentially affected parties would be aware of the construction activity in 
advance, a condition of the project permit requires the Applicant to send a construction 
notice to property owners between Lynn Avenue and Orwell Street from the south of Main 
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Street to Bay Street, at least 10 business days prior to commencing construction or any 
physical activities. 

5. ABORIGINAL CONSULTATION 
Objectives 

The Objectives of the Aboriginal consultation process are: 

• To fulfill the Crown’s legal duty to consult with Aboriginal groups; 
• To provide updates and share information about the proposed project as they become 

available, including all relevant documents; 
• To work with Aboriginal groups to either avoid or determine appropriate mitigation of 

potential project impacts to Aboriginal and Treaty rights where required; 
• To provide information to the project team and the Applicant with respect to issues 

raised by Aboriginal groups and in the development of responses to inquiries; 
• To encourage the Applicant to develop a productive relationship and, as appropriate, 

explore business and employment opportunities with Aboriginal groups. 
 
Scope of Consultation 

The proposed project area is within the asserted traditional territory of the following 
Aboriginal groups: 

• Tsleil-Waututh Nation 
• Squamish Nation 
• Musqueam Indian Band 
• Sto:lo Nation, as represented by the People of the River Referrals Office (PRRO): 

o Sto:lo Tribal Council 
o Sto:lo Nation. 

 

All Aboriginal groups listed above were consulted on the proposed project. 
 
Overview of Consultation Activities 

Upon receipt of an accepted Permit Application, VFPA reviewed the proposed project and 
determined that the works may have the potential to adversely impact Aboriginal rights.  

VFPA led the Aboriginal consultation activities on the proposed project with participation by 
the Applicant. The Applicant also met with Aboriginal groups during the PER process on the 
basis of relationship-building and information sharing.   

Consultation activities included letters and emails between Aboriginal groups, and VFPA and 
the Applicant.   

On January 20, 2016, VFPA sent a referral package to each of the Aboriginal groups listed 
above.  The referral package included: 

• a consultation letter 
• the permit application 
• site plans 
• Stormwater Pollution Prevention Plan 
• Spill Prevention and Emergency Response Plan 
• Erosion and Sediment Control Plan 
• Archaeological Overview Assessment (AOA) 
• an overview map. 
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Comments were requested from Aboriginal groups within 30 business days, by March 3, 
2016. 

All letters and inquiries from Aboriginal groups were considered by VFPA and responded to. 
 
Participation Funding 

Participation funding was provided to Aboriginal groups on a case by case basis. 
 
Overview of Issues Raised by Aboriginal Groups 

The following table summarizes the issues raised by Aboriginal groups and VFPA’s 
considerations of those issues. 

Issue VFPA Considerations Actions or Permit Conditions 

Opportunity for 
input on the 
archaeological 
chance find 
procedure. 

 

The chance find procedure will 
be shared with interested 
Aboriginal groups. 

Applicant to share the draft 
chance find procedure with 
interested Aboriginal groups. 

 

Permit Condition No. 17 requires 
that the Applicant submit an 
Archeological Chance Find 
Procedure to the satisfaction of 
VFPA. The Applicant shall ensure 
interested Aboriginal groups 
have had the opportunity to 
review the draft Chance Find 
Procedure prior to submission to 
VFPA. 
 

Groundwater 
testing for 
contamination. 

If groundwater is encountered, it 
will be tested, treated as 
required and discharged into 
Metro Vancouver’s Sanitary 
Sewer System. 

 

See information on groundwater 
in Section 6.2.   

The Applicant will be required to 
meet Metro Vancouver’s 
Sanitary Sewer System water 
quality requirements. 

Concerns regarding 
stormwater quality 
and discharge into 
Lynn Creek; 
interest in 
stormwater and 
groundwater 
contaminant result 
tests. 

As per the Stormwater Pollution 
Prevention Plan, stormwater 
runoff will be directed through 
oil water separators and catch 
basins prior to discharge into 
Lynn Creek. 

 

Oil water separators and catch 
basins will be inspected on a 
monthly basis and after heavy 
rainfall events to ensure proper 
functioning. 

The Applicant will discuss 
sharing stormwater/groundwater 
test result reports with 
interested Aboriginal groups. 

See information on surface 
water and water bodies in 
Section 6.2, and Permit 
Conditions 26, 32-34, and 37. 
The Permit Conditions include 
mitigation measures to be 
implemented to reduce potential 
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Issue VFPA Considerations Actions or Permit Conditions 

 

Stormwater may be sent for 
laboratory analysis depending on 
the results of routine monitoring 
and visual inspections of 
stormwater discharge.  
 

VFPA will not require the 
Applicant to submit groundwater 
test results to VFPA, as it will be 
discharged through Metro 
Vancouver’s Sanitary Sewer 
System. 

adverse effects to surface water 
and water bodies. 

 

Request for 
Applicant’s support 
to initiatives that 
result in 
environmental gain 
in the Burrard Inlet. 

The Applicant has indicated their 
intent to work with interested 
Aboriginal groups on initiatives 
that restore the health of Lynn 
Creek and the Inlet. 

None.  VFPA is not mandated to 
require Applicants to support 
environmental stewardship 
initiatives.  VFPA will facilitate 
discussions between interested 
Aboriginal groups and the 
Applicant if requested and as 
appropriate.  

 

Concerns regarding 
impacts related to 
marine shipping. 

The proposed project does not 
include any changes to vessel 
traffic or shipping activities, 
therefore potential impacts 
related to marine shipping are 
not anticipated as a result of this 
project. 

 

None. 

How cumulative 
effects are 
considered in the 
project application. 

In VFPA’s project and 
environmental review, the past 
and current effects of 
development on the 
environment provides the 
context for VFPA’s assessment of 
project effects, and so 
consideration of cumulative 
effects is inherently integrated 
into environmental reviews and 
decisions. 
 
Cumulative effects of the project 
on health are considered 
through the studies conducted 
on air and noise emissions.  
 

A summary of the results of the 
VFPA Environmental Review is 
presented in Section 6.2 of this 
report.  
 
The summary table includes 
mitigation measures and Permit 
Conditions to be implemented to 
reduce potential adverse effects 
environmental components, 
including on air, noise, and 
aquatic and terrestrial 
resources. 
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Issue VFPA Considerations Actions or Permit Conditions 

VFPA also considers the potential 
project effects on vegetation, 
wildlife, and fish and fish habitat 
in the context of the existing 
environment taking into account 
past effects and current 
pressures on species. 

Interest in 
employment and 
business capacity 
development. 

The Applicant has indicated their 
intent to work with interested 
Aboriginal groups on 
opportunities to develop 
business capacity and network 
development in Aboriginal 
communities. 

None.  VFPA will not require the 
Applicant provide economic 
benefit to Aboriginal groups, 
however VFPA will facilitate 
discussions between interested 
Aboriginal groups and the 
Applicant if requested and as 
appropriate.  
 

 
Conclusion 

Aboriginal Affairs has reviewed the record of Aboriginal consultation and is of the view that 
the duty to consult has been met. 

 

6. ENVIRONMENTAL REVIEW  
To fulfill its responsibilities under the Canada Marine Act and CEAA, 2012, VFPA must make 
a determination on the potential environmental effects of a proposed project on VFPA 
managed lands and waters prior to authorizing those works to proceed. To make that 
determination, VFPA considers the potential adverse effects of the project and the mitigation 
measures proposed to minimize those potential effects. In addition, should a project be 
approved, VFPA includes additional environmental conditions in the project permit to further 
reduce the identified potential impacts.  

This section of the project and environmental review report summarizes the environmental 
review conducted for the Lynnterm Eastgate Maintenance Building project, and provides the 
environmental review decision in Section 6.4. The environmental review also considered the 
information provided in the previous sections of this report.  
 
6.1 Scope of Environmental Review 

The environmental review includes consideration of the potential environmental effects of 
the proposed project, taking into account mitigation measures to avoid or reduce those 
effects. This review considered the project components and physical activities described in 
Section 2. Additional project information pertinent to the environmental review includes the 
following: 

• Project and Environmental Review Permit (15-158) was issued to VFPA Engineering 
on May 12, 2016 to conduct soil remediation in the vicinity of the new maintenance 
area, prior to construction of this project.   

• Project and Environmental Review Permit (16-018) was issued and concrete chamber 
and watermain removal works were completed.  
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• The Erosion and Sediment Control Plan, Spill Prevention and Emergency Response 
Plan, and Soil Management Plan prepared for the Project identifies specific mitigation 
measures to be implemented during construction. 

• The Stormwater Pollution Prevention Plan prepared for the Project identifies specific 
mitigation measures to be implemented during operations. 

The temporal scope of the review includes site preparation, project construction/demolition, 
and operations.  

The environmental review considered potential adverse environmental and social effects of 
the project on 15 environmental components (e.g., species with special status, aquatic 
species and their habitat, recreational interests, etc.) and from Accidents and Malfunctions. 
These environmental components are aspects of the biophysical and socio-economic 
environment considered to have ecological, economic, social, cultural, archaeological, or 
historical importance.  

Section 6.2 summarizes the results of the review. 
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6.2 Environmental Effects Summary 

The following table summarizes the potential environmental effects the project could have 
on the identified environmental components. 

Environmental 
Component 

Potential 
Adverse 
Effects? 

Significant 
Residual 
Adverse 
Effects? 

Mitigation Measures / 
Comments 

 Yes No Unc Yes No  

Species/habitat with 
special status      

The Project is not expected to 
affect species with special 
status. 

Vegetation      No vegetation will be removed to 
construct the project. 

Wildlife / wildlife 
habitat      

None were identified that were 
susceptible to project-related 
effects. 

Aquatic species / fish 
habitat 

     

The direct or indirect release of a 
deleterious substance of any 
type, including sediment or 
sediment laden water, and 
concrete (cured, uncured and 
fines) shall be avoided. See 
condition 26 of the project 
permit.   

A Stormwater Pollution 
Prevention Plan has been 
prepared for operational activity 
and will minimize pollution of the 
receiving waterbody. For more 
information, refer to the below 
section on surface water and 
water bodies. 

With mitigation in place, residual 
adverse effects on aquatic 
species and fish habitat are 
expected to be not significant.  

Other marine 
resources      

None were identified that were 
susceptible to project-related 
effects. 
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Soils 

     

Construction of the project will 
result in temporary excavation of 
potentially contaminated soil. 
Depth of excavation will be 
approximately 1.5 to 2.5 meters 
for installation and removal of 
utilities, and 4 meters for 
removal of fuel storage tanks.  

The soil near the existing 
maintenance building may be 
contaminated. Soil will be field-
screened by an Environmental 
Monitor. Known or suspected 
contaminated soil will be 
analyzed by a laboratory. Should 
contaminated materials be 
encountered, they will be 
disposed of at appropriate off-
site facilities, and clean materials 
will be used as fill. See 
conditions 34, 35 and 36 of the 
project permit. Erosion and 
sediment control mitigation 
measures will be implemented 
for the soil stockpiles. 

A spill prevention, containment, 
and clean-up contingency plan 
for hydrocarbon products (e.g., 
fuel, oil, hydraulic fluid, etc.) and 
other deleterious substances has 
been prepared and will be put in 
place prior to work commencing. 
See condition 8 of the project 
permit.  

All waste shall be disposed of at 
suitable upland locations. Some 
of the demolition waste material 
includes: asbestos-containing 
materials, lead and lead-based 
paint, petroleum hydrocarbon 
storage tanks, PCB-containing 
materials, ozone depleting 
substances (CFCs), urea 
formaldehyde foam, and 
mercury. See condition 26 of the 
project permit.  

With mitigation in place, residual 
adverse effects on soils are 
expected to be not significant. 
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Environmental 
Component 

Potential 
Adverse 
Effects? 

Significant 
Residual 
Adverse 
Effects? 

Mitigation Measures / 
Comments 

 Yes No Unc Yes No  

Sediments 

     

No new stormwater outfalls are 
to be constructed with the 
Project. Surface runoff will be 
connected to existing 
stormwater outfalls. For more 
information, refer to the below 
section on surface water and 
water bodies.  

Groundwater 

     

Construction of the project may 
encounter groundwater from 
temporary excavation activities. 
The excavation depths to 
remove the existing foundations, 
utilities and underground storage 
tanks ranges between 1.5 and 4 
meters, and groundwater at the 
site is between 2.2 and 4.5 
meters. 

Should groundwater be 
encountered, the excavation will 
be dewatered and the 
groundwater discharged into the 
sanitary sewer. 

If groundwater contamination is 
suspected, the stored 
groundwater will be sampled and 
analyzed, and treated 
appropriately. There may be 
contaminated groundwater 
encountered in the southeast 
corner of the proposed 
maintenance facility, and 
existing maintenance facility. 
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Environmental 
Component 

Potential 
Adverse 
Effects? 

Significant 
Residual 
Adverse 
Effects? 

Mitigation Measures / 
Comments 

 Yes No Unc Yes No  

Surface water and 
water bodies 

     

The operation of the 
Maintenance facility, fueling 
station and car wash has the 
potential to affect water quality 
of Lynn Creek and Burrard Inlet 
through stormwater pollution 
and spills.  

The project was designed to 
avoid discharge of deleterious 
substances. The fueling station 
tanks are above ground, double 
walled tanks. Stormwater in the 
immediate proximity of the 
maintenance building and from 
the fueling area will be treated 
by an oil water separator, before 
discharge to the aquatic 
environment. Stormwater from 
the equipment parking area will 
also be treated by an oil water 
separator. The vehicle wash 
down area drains to an oil water 
separator before discharging into 
the sanitary sewer system.  

Potential effects on water quality 
are also anticipated during 
construction. Any soils 
excavated will be handled in a 
manner that will prevent their 
release into the aquatic 
environment, either directly or 
indirectly as silt in storm runoff, 
as described in the Soil 
Management Plan and Erosion 
and Sediment Control Plan. 

Water that has contacted 
uncured or partly cured concrete 
will be contained and will not be 
discharged to the aquatic 
environment. Discharges of 
substances deleterious to 
aquatic life will not be permitted.  
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Environmental 
Component 

Potential 
Adverse 
Effects? 

Significant 
Residual 
Adverse 
Effects? 

Mitigation Measures / 
Comments 

 Yes No Unc Yes No  

 

     

A Spill Prevention and 
Emergency Response Plan has 
been prepared and will be 
implemented fully during the 
project.  

See conditions 8, 27, 28, 29, 30, 
31, 32, 33, 37, 38 and 41. 

With mitigation measures in 
place, there is a low likelihood 
that stormwater quality from the 
site during construction and 
operations will adversely affect 
Lynn Creek and Burrard Inlet. 
Residual adverse effects on 
surface water and water bodies 
is expected to be not significant. 

Wetlands      No wetlands were identified in 
the project area. 

Air quality 

     

Project-related activities are 
unlikely to result in adverse 
effects on air quality. There may 
be some short-term, 
construction-related increase in 
some components (e.g. PM2.5, 
PM10, NOx, SO2 and VOC). 
Mitigation measures, such as 
application of water on roads 
and avoiding unnecessary idling, 
will be implemented to minimize 
short-term effects on air quality. 
See conditions 39 and 40 in the 
project permit. 

With mitigation in place, residual 
adverse effects on air quality are 
expected to be not significant. 
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Environmental 
Component 

Potential 
Adverse 
Effects? 

Significant 
Residual 
Adverse 
Effects? 

Mitigation Measures / 
Comments 

 Yes No Unc Yes No  

Lighting and Energy 

     

No new high mast lighting will be 
installed. To reduce energy 
consumption, LED high-bay 
lights and low-bay lights will be 
installed. Occupancy sensors and 
daylight harvesting sensors will 
also be installed to further 
reduce energy consumption. A 
newer, more energy efficiency 
HVAC system will be installed in 
the new maintenance building. 

Noise 

     

There will be some demolition 
and construction related noise. 
Work will adhere to construction 
daytime hours to mitigate 
impacts on sensitive receptors. 

Archaeological/heritage 
resources 

     

There is potential for adverse 
effects on 
archaeological/heritage 
resources from ground 
disturbance activities during 
construction. 

The Applicant has committed to 
submit additional archaeological 
review of detailed development 
plans once available.  A chance 
find procedure will be 
implemented and an 
archaeologist will monitor 
construction activities with 
potential to affect archaeological 
resources. 

The mitigation measure are 
reflected in Permit Conditions 
No. 17, 18 and 23. 

With mitigation measures in 
place, no residual adverse 
effects are predicted for 
archaeological/heritage 
resources. 
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Environmental 
Component 

Potential 
Adverse 
Effects? 

Significant 
Residual 
Adverse 
Effects? 

Mitigation Measures / 
Comments 

 Yes No Unc Yes No  

Aboriginal Group 
interests 

     

Section 5 (above) provides an 
overview of the concerns raised 
by Aboriginal groups during 
VFPA consultation on the Project. 

With mitigation measures in 
place (as described and listed in 
Section 5 above) residual 
adverse effects on Aboriginal 
group interests are expected to 
be not significant. 

Recreational interests 

     

The project area is an industrial 
zone and recreational interests 
will not be affected by the 
project.   

Accidents and 
malfunctions 

     

Mitigation measures to address 
impacts from accidents and 
malfunctions were considered 
during the review.  The project 
has been designed to meet 
appropriate standards and the 
Spill Prevention and Emergency 
Response Plan will be in place 
during project implementation. 
See condition 8 of the project 
permit.  

 

6.3 Other Environmental Considerations 

Follow-up Program 

Post-construction follow-up will include stormwater monitoring to confirm the effectiveness 
of stormwater mitigation measures and the installed oil water separators.  The stormwater 
discharge will be monitored monthly and after a heavy rainfall event for the first year of 
operations.  

In addition, soil samples shall be collected and analyzed from the walls and base of the tank 
excavation. A letter report with the tank removal details and confirmatory sampling results 
shall be submitted to VFPA.  This is condition 43 of the project permit. 

 

6.4 Environmental Review Decision 

In completing the environmental review, VFPA has reviewed and taken into account relevant 
information available on the proposed project, has considered the information and proposed 
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mitigations provided by the Applicant and other information as listed elsewhere in this 
document, and concludes that with the implementation of proposed mitigation measures 
and Permit conditions, the Project is not likely to cause significant adverse environmental 
effects.   

 May 18, 2016 

CAROLINA ELIASSON       DATE OF DECISION 
MANAGER, ENVIRONMENTAL PROGRAMS 

7. RECOMMENDATION
In completing the project and environmental review, VFPA concludes that with the 
implementation of proposed mitigation measures and conditions described in the Permit, the 
Project has appropriately addressed all identified concerns.  

It is the recommendation of staff that this application be approved subject to conformance 
with the project and environmental conditions listed in project permit PER No. 15-099.  

Review History 
Draft March 17, 2016 PC 
Final 

Original Copy Signed
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APPENDIX B 
List of Information Sources 
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VFPA has relied on the following sources of information in the project and 
environmental review of the Project:   

• Application form and materials submitted by Peter Fairbrother on behalf of Western 
Stevedoring Company Limited on December 14, 2015 

• Application Addendum A submitted by Peter Fairbrother on behalf of Western 
Stevedoring Company Limited on March 1, 2016. 

•  All Project correspondence from December 14, 2015 to March 30, 2016  
• All plans and drawings labelled PER No.15-099-A to V 
• Geotechnical Design, Report, November 25, 2015, Hatch Engineering  
• Stormwater Pollution Prevention Plan, Version 03.02, Rev. 1, April 8, 2016, Hatch 

Engineering;  
• Erosion and Sediment Control Plan, November 25, 2015, Hatch Engineering;  
• Archaeological Overview Assessment, October 30, 2015, Golder and Associates 
• Energy Study, March 2, 2016, Hatch Engineering;  
• Spill Prevention and Emergency Response Plan, November 25, 2015, Hatch 

Engineering; 
• Soil Management Plan, Version 04.02, Rev. 1, February 5, 2016, Hatch Engineering; 
• Hazardous Materials Management Plan for Demolition Report, Version 04.02, Rev. 1, 

April 8, 2016, Hatch Engineering; 
• Proposed Ground Disturbing Works Existing Maintenance Area, January 11, 2016, 

Hatch Engineering 
• Proposed Ground Disturbing Works New Maintenance Area, January 11, 2016, Hatch 

Engineering 
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