City of Richmond Report to
2 Urban Development Division Development Permit Panel

To: Development Permit Panel Date: November 8, 2005
From: Holger Burke File: DP 05-300085
Acting Director of Development
Re: Application by HCL Holdings Ltd. for a Development Permit at 9200 Bridgeport
Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of an automobile dealership at 9200 Bridgeport Road on a site zoned
Automobile-Oriented Commercial District (C6); and

2. Vary the provisions of the Zoning and Development Bylaw No. 5300 to reduce the side-yard
parking setback from 1.5 m to a minimum of 0.85m along the western property line and to a
minimum of 1.18m along the eastern property line.

Holger Burke
Acting Director of Development

HB:dcb
Att. 2

1687769



November 2, 2005 -2- DP 05-300085

Staff Report
Origin
HCL HOLDINGS LTD. has applied to the City of Richmond for permission to develop a

Mitsubishi Automobile Dealership at 9200 Bridgeport Road. The site is currently vacant except
for an existing office building at the western end of the site.

The subject site is located on the south side of Bridgeport Road, between Garden City Road and
the Oak Street Bridge off-ramp from Highway 99 (see Schedule “A”). It was rezoned in 2000 to
Comprehensive Development District (CD/111) from Automobile-Oriented Commercial District
(C6) and Land Use Contract No. 156 for the purpose of developing the site as a company
headquarters for “Ritchie Bros. Auctioneers™. Since that time, however, Ritchie Bros. relocated
to a property on River Road, leaving the subject site without a major tenant. HCL Holdings is
proposing to locate a Mitsubishi Automobile Dealership on the site. The former Ritchie Bros.
Auctioneers office building at the western end of the site is proposed to be subdivided off

(SD 03-254622) and retained for office uses.

The site is being rezoned from Comprehensive Development District (CD/111) to Automobile-
Oriented Commercial District (C6) for this project under Bylaw 7632 (RZ 03-239626).

Development Information

Please refer to the attached Development Application Data Sheet (Attachment 1) for a
comparison of the proposed development data with the relevant Bylaw requirements. A detailed
storm utility analysis has been undertaken as part of the Development Permit requirements for
this site and has been agreed to by the City’s Engineering Department.

At the time of writing this report, the existing office building at the western end of the site is
being used as a private college with approximately 70 foreign adult students. The Provincial
Ministry of Transportation has indicated that it would not support the subdivision of this property
because of the shortfall in parking (some 27 stalls short) given the college use. While the actual
use would be permitted on the site under the proposed C6 Zoning, the limited amount of parking
available would not support the use. Consequently, the applicant has agreed to terminate the
lease with the College and place a covenant on title prohibiting the use of the site for educational
institutions unless it can be demonstrated that parking arrangements have been secured to the
satisfaction of both the Ministry of Transportation and the City. The on-site parking provided is
sufficient to meet the City’s Bylaw requirements for office uses.

Background

The site is located across from Costco on the south side of Bridgeport Road and between the
Abercorn Inn to the east and the undeveloped portion of the Bridgeport Fire Hall site to the west.
Rezoning and Public Hearing Results

Although the one-storey retail strip mall use originally contemplated for this site at the time of
the rezoning application is not the same as the use being planned with this development permit
application, several comments were made during the rezoning process which are still pertinent to
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this application. During the rezoning application, staff identified the following design issues to
be resolved at the Development Permit stage:

i.  Streetscape/landscaping design along both Bridgeport and Sea Island, to ensure
that the project enhances the level of pedestrian amenity and safety in this area
and the attractiveness of the site as part of an important “gateway” to Richmond
(i.e. through tree planting and substantial vegetative screening along the site’s
rear property line, tree planting at a rate of at least 1 tree for every 3 stalls in the
parking lot, enhanced pedestrian access to the building from the street, vegetative
screening of parking along Bridgeport, continuous weather protection along the
store fronts with links to buildings to the east and west, etc.); and

ii.  Signage (e.g. a full signage concept should be prepared), to ensure that it is
attractive and oriented exclusively to Bridgeport Road (not Sea Island Way or the
Oak Street Bridge).

The Public Hearing for the rezoning of this site was held on January 19, 2004. At the Public
Hearing, the following concerns about rezoning the property were expressed:

Mr. Gary Janusc, 9131 Patterson Road, and Ms. Donna Patterson, 9191 Patterson
Road, expressed their concerns regarding the proposed lighting and signage for the
subject property. Mr. Janusc referred to a Husky Station that had recently opened two
lots away from the subject property that had installed lighting such that Mr. Januscs
backyard was affected by the bright light.

Staff worked with the current applicant to ensure that landscaping appropriate to the site was
addressed for all the property edges and as possible within the site itself. Signage for the
development is primarily confined to the building itself and a single pylon sign on Bridgeport
Road (as indicated on the plans). The applicant has provided detailed information with their
submission on the proposed luminaries for the lot and building lighting and have indicated that
all the site lights are down-lighting with “sharp cut-off to minimize spill light”.

Additionally, development requirements were made during the Rezoning review seeking
contributions of $20,000 towards the future installation of an illuminated pedestrian-actuated
signal on Bridgeport Road and $10,000 towards future construction of a bike/pedestrian path
along the subject side’ Sea Island Way frontage. Both of these conditions have been satisfied by
the current applicant.

Staff believe that each of the above issues have been addressed satisfactorily in the current
proposal.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and is generally in compliance with the Automobile-
Oriented Commercial District (C6) except for the zoning variances noted below.
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Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of the Zoning and Development Bylaw No. 5300
to:

1) Reduce the side-yard parking setback from 1.5 m to a minimum of 0.85m along the western
property line and to a minimum of 1.18m along the eastern property line.

(Staff support the proposed variance as the applicant has committed to installing a vegetation
strip along both property line edges between the parking and the existing buildings on the
adjacent sites. The building on the adjacent site to the west is built on a podium without any
windows at grade along the property edge. The building on the site to the east is the Abercorn
Inn and the windows at this end of the building are hallway end windows with limited
exposure The variance along the west property line is a function of the site subdivision.)

Advisory Design Panel Comments

The Advisory Design Panel was supportive of the project although no formal endorsement was
provided due to a lack of quorum. A copy of the relevant excerpt from the Advisory Design
Panel Minutes from September 21, 2005 is attached for reference (Attachment 2). The design
response from the applicant has been included immediately following the specific Design Panel
comments and is identified in ‘bold italics’.

Analysis

The constraints associated with the development of this site have also served to challenge the
design response. This has resulted in the site’s design being reworked several times in order to
come up with a design solution that attempts to respond to as many of the site’s issues as
possible.

Conditions of Adjacency

e At approximately 8.2m. in height the building will be an appropriate fit with the building
heights to the east and west.

e Concerns regarding light spillage from the site onto adjacent properties have prompted the
selection of light standards that will minimize such impacts. More details are provided under
the Landscape Design comments below.

e Identity signage has been integrated into both the front and the rear of the building and have
been designed not to be intrusive to the neighbouring properties.

Urban Design and Site Planning

e Access constraints were imposed upon the site and the planned subdivided lot during the
Rezoning review. The design response closes off the driveway access to Bridgeport Road for
the planned subdivided lot and provides a shared access through the main entrance for 9200
Bridgeport Road.

e The design has accommodated a 2.13 m frontage dedication for a future bicycle lane along
Bridgeport Road.

e The internal drive aisle layout was redesigned to move the aisle away from the east side of
the building and relocate the handicapped parking stall in a prominent location near one of
the building entrances. '
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The drive aisle and entrance layout was designed to accommodate an SU9 sized vehicle. The
owner has indicated that new vehicles will be driven/transported to the site one at a time from
an offsite delivery centre. Large transport vehicles will not be used for delivery to this site.
The owners have provided a letter indicating their commitment that loading and unloading
will not occur on Bridgeport Road and that they will seek to secure a storage site elsewhere
for holding their new vehicles. The applicant has committed to secure a vehicle storage site
prior to a building permit being issued.

Parking calculations have been undertaken for both the automobile dealership uses and the
adjacent office building and sufficient on-site parking is provided for both uses.

Architectural Form and Character

Architectural finishes have been carried around to all sides of the proposed 790 m? building.
Additional glazing has been added to both the east and west fagades to match the
architectural expression along the north — street facing fagade.

Large sections of glazing have been incorporated into the street fagade providing views to the
interior show room.

Building materials include glass, smooth face concrete block, smooth finish stucco and
alucobond panels. The color palette for the building will include super white face blocks,
silver aluccobond panels, delicate whites and grey accent trims and upper facings.

Landscape Design and Open Space Design

Perimeter landscaping has been incorporated around the site and adjacent to the building with
fourteen trees incorporated along the street frontage and the eastern perimeter of the site. A
variety of low shrubs and groundcovers are proposed for three sides of the site’s perimeter
with the fourth - southern side incorporating the retention of an existing hedge-row. The
statutory Right-of-Way limits the ability to plant more trees along the frontage.

Colored stamped concrete paving is used at the vehicle entrance to differentiate this area and
signify a pattern change in vehicle and pedestrian movements.

Decorative pavers have also been incorporated along the western side of the building at the
pedestrian doorways to enhance safety and differentiate the uses.

A screened refuse and recycling area has been planned for the south-east corner of the site.
A pedestrian entrance to the site is incorporated with the driveway entrance to the site.

As noted earlier, luminaries for the lot and building lighting have been selected to minimize
spill light yet still provide adequate coverage of the property. Neon lights will not be used.
Pole lighting will be down lights with sharp cut off characteristics.

A single pylon sign is proposed to be located on the west node from the entrance.

Crime Prevention Through Environmental Design

Responding to concerns about visibility and security, the hedgerow along the southern
property boundary will be pruned to improve visibility from adjacent properties.

Sconces and down lighting have been incorporated into the side and back of the building to
improve night visibility.

A chain link gated fence is proposed to be incorporated behind the existing hedge at the
southern property line to protect the rear storage area.
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Conclusions

The applicant has satisfactorily addressed the relevant issues identified through the rezoning
process, staff’s application review comments and the Advisory Design Panel’s comments related
to site planning, urban design, architectural form and character, landscaping design and
adjacency. Based upon the applicant’s proposal, staff are recommending support for this
Development Permit application.

p
Zec \g/zw‘/\/—»

ISaVid Brownlee
Planner 2

DCB:cas

Conditional Requirements:
1) Prior to forwarding this Development Permit application to Council for approval:
o Receipt of a Letter-of-Credit for landscaping in the amount of $22,729.82 (based on total floor area of
1055.8 m?), and;

o Registration of a Covenant prohibiting the use of 9140 Bridgeport Road (the existing office building
site) for Education Institution uses unless it can be demonstrated that parking arrangements have
been secured to the satisfaction of both the Ministry of Transportation and the City.

2) Prior to the issuance of a building permit:
e The applicant is to provide the City with evidence of an agreement that a separate storage site for the
dealership’s new vehicles has been secured.

e A construction parking and traffic management plan is to be provided to the Transportation
Department to include: location for parking for services, deliveries and workers and loading,
application for request for any lane closures (including dates, times, and duration), and proper
construction traffic controls as per Traffic Control Manual for Works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.
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City of Richmond Development Application

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

(604) 276-4000 Development Applications Department

T
DP 05-300085 Attachment 1

Address: 9200 Bridgeport Road

Applicant: HCL Holdings Ltd. Owner: HCL Holdings Ltd.
Planning Area(s): _Bridgeport (Area 12) — West Bridgeport Sub-Area
Floor Area Gross: _Gross: 1,055.8 m? Floor Area Net: 1004.3 m?

\ Existing \ Proposed
Site Area: 3534.8 m? after dedications Same
Land Uses: New Vehicle Storage / vacant Automobile Dealership
OCP Designation: Mixed Use Same
Zoning: Ccont éﬂm‘é?ﬂii]%ﬁ?ﬁd(ce)

\ Bylaw Requirement \ Proposed \ Variance
Floor Area Ratio: 0.5 0.3 none permitted
Lot Coverage: Max. 50% 21.9% None
Building Setback — From Roads: Min. 6 m Exceeds 6.0 m to building None

| | | East sid1e‘3£3|;<rj‘)(1 18 to Variance
Parking Setback — From SideYard: Min. 1.5 m West Sideyard: (0.85 to requested
1.39m)
Height (m): Max. 12 m 8.14 m None
Lot Size: - 3,634.8 m?
63

Off-street Parking Spaces — T :
Automobile Dealership: 28 (16 Visitor; 16 Staff: None

5 Service; 26 Inventory)

Off-street Parking Spaces —

Office Building: 18 18 None
Off-street Parking Spaces —

Total Site: 46 81 None
Accessible Off-street Parking 1 1 N
Spaces — Automobile Dealership: one

Accessible Off-street Parking 1 1 None
Spaces — Office Building: ©
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, September 21, 2005 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Attendance:

Members: Mr. Al Tanzer - Chair
Mr. Jim Carter-Huffman
Mr. Jerry Doll
Constable Jack Harrison

Staff: Ms. Cecilia Achiam
Ms. Sara Badyal
Mr. David Brownlee

Recording

Secretary: Desiree Wong

1687769

The meeting was called to order at 4:15 p.m.
The minutes could not be adopted as there was no quorum.

Auto Dealership

MOQN, Arch. DP 05-300085
9200 Bridgeport Road

(Formal)

Mr. David Brownlee, Planner, reviewed the staff comments provided for the project, (a
copy of these comments are attached as Schedule 1 and form a part of these notes.)

With the aid of a model and artist’s renderings, Mr. Brian Quiring, introduced Priscilla
Chan, Todd Ho and Marlene Messier, and briefly described the project.

Ms. Messier described the details of the landscape plans for the project.

General questions put forth by the Panel included:

- What was the hatched area outside the boxwood hedge. A right of way
landscaped with grass.

- Existing building — what will happen to this.. It will remain as is - the lot will be
subdivided.

- Landscape area along Sea Island Way. This area belonged to the Ministry of
Highways and was not a part of the application.
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Is the hedge worth saving. Not sure — it may have to be supplemented or
buffered with landscape to screen it.

Eastern edge. Existing hedge will be replaced with a cedar hedge and tall
trees. Have not spoken to the Hotel about this as yet.

Are the rooms of the hotel looking onto the site. Not sure about this.
Light Standards. Not neon. Pole with downward light.

Drainage issues. These were still being discussed with engineering staff. The
cost would be significant. Options are being investigated to address this
issue. Pervious pavers would be of marginal benefit.

Signage: Pylon sign free standing and would be installed close by the
entrance.

Comments from the Panel

Area isolated and the storage area too concealed. May invite break ins. Consider
mitigating with light. A chain link gated fence would be incorporated behind
hedge . The hedge would be lowered so the storage area would be more
visible.

A zone of decorative pavers could be installed at the side entrance to slow down
cars and mitigate drive aisle safety concerns. Applicant will comply.

Nice landscape. Could use some trees on either side of the driveway. The sign
could be moved forward, widen island on one side to get some extra land between
existing parkade and west side of storage area. Consider patterned coloured
pavers.

It was suggested that the hedge along the southern property line be lowered and
trees included to make the rear of the building more visible.

Plant some trees in the planting strip on the west property line.

The applicant was told that this project could be taken forward to the next stage
without a formal resolution.

1687769



City of Richmond .
Urban Development Division Development Permit

No. DP 05-300085

To the Holder: HCL HOLDINGS LTD.
Property Address: 9200 BRIDGEPORT ROAD
Address: 2130-13700 MAYFIELD PLACE

RICHMOND BC, V6V 2E4

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. The "Richmond Zoning and Development Bylaw No. 5300" is hereby varied to reduce the
side-yard parking setback from 1.5 m to a minimum of 0.85m along the western property line
and to a minimum of 1.18m along the eastern property line.

4. 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 #5 attached hereto.

5. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required, including any necessary off-site storm sewer
upgrades.

6. As acondition of the issuance of this Permit, the City is holding the security in the amount of
$22,729.82 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
that plant material has survived.

7. 1f 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.
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Development Permit

No. DP 05-3000085

To the Holder: HCL HOLDINGS LTD.
Property Address: 9200 BRIDGEPORT ROAD
Address: 2130 — 13700 MAYFIELD PLACE

RICHMOND BC, V6V 2E4

8. 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. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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