“ Richmond Report to Development Permit Panel

To: Development Permit Panel Date: April 8, 2020

From: Wayne Craig File: DP 18-826280
Director of Development

Re: Application by Gradual Architecture Inc. for a Development Permit at
4100 Vanguard Road

Staff Recommendation

That a Development Permit be issued which would permit the development of a 927 sq. m light
industrial building at 4100 Vanguard Road on a site zoned “Industrial Retail (IR1)”.
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Staff Report
Origin
Gradual Architecture Inc. has applied to the City of Richmond for permission to develop a
927 sq. m light industrial building at 4100 Vanguard Road on a site zoned “Industrial Retail

(IR1)”. The site is currently vacant and does not contain any buildings. There is no rezoning
application associated with this proposal.

A Servicing Agreement will be required to be entered into prior to issuance of the building
permit for off-site frontage improvements and review of existing and proposed site service
connections for the development.

Development Information

The proposal is for a light industrial building in accordance with the “Industrial Retail (IR1)”
zone for the subject site, which will contain warehousing space on the ground floor and
accessory offices in a second storey mezzanine area.

Please refer to 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: a site zoned “Industrial Retail (IR1)” that contains existing industrial buildings;

To the east:  residential properties containing a duplex on a site zoned “Two-Unit Dwellings
(RD1)” and a single-family dwelling on a site zoned “Single-Detached (RS1/E)”;

To the south: a site zoned “Industrial Retail (IR1)” that contain existing industrial buildings;
and

To the west: across Vanguard Road, a site zoned “Industrial Retail (IR1)” that contains
off-street parking and loading and a light industrial building.
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 East Cambie Area Plan and is generally in
compliance with the “Industrial Retail (IR1)” zone.

Advisory Design Panel Comments

The project was not presented to the Advisory Design Panel as it is a relatively minor
redevelopment in an existing industrial area.
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Analysis

Floodplain Management Implementation Strategy

e The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title
is a development permit consideration for this project (Attachment 2).

Aircraft Noise Sensitive Development Management

e The property is located within an Aircraft Noise Sensitive Development area; therefore,
registration of an aircraft noise indemnity covenant on title is a development permit
consideration for this project.

Conditions of Adjacency

e The applicant has sent letters to the three residential properties to the immediate east of the
subject site (4111, 4091 and 4071/51 Danforth Drive) to inform the residents of the proposal
and seek applicable feedback. To date, the applicant has not received any specific comments
from the residents on the proposal.

e In response to the existing residential uses to the east of the subject site, the industrial
building provides for a 3 m (10 ft.) setback at the rear property line.

e Rooftop building mechanicals units to service the warehouse are situated on the west portion
of the proposed building away from the residential uses, with screening implemented around
each unit.

e An acoustical consultant confirmed that the building envelope design and rooftop mechanical
units operation would comply with the City’s Noise Regulation Bylaw 8856 in relation to
sound generated from within the building and rooftop units in accordance with the residential
adjacency to the site. A legal agreement registered on title will be secured as a development
permit consideration indicating that the development is required to mitigate unwanted noise
and demonstrate that the building envelope is designed to avoid noise generated by the
internal use from penetrating into residential areas that exceed noise levels allowed in the
City’s Noise Regulation Bylaw 8856 and noise generated from rooftop mechanical units will
comply with the City’s Noise Regulation Bylaw 8856.

e A majority of the developments windows and openings are oriented to Vanguard Road to the
west, with no windows proposed on the east of the site to the neighbouring residential. As a
result, no potential overlook or privacy concerns will arise to the adjacent residential uses.

e The applicant undertook a shadow analysis that demonstrates minimal shadowing to the
existing industrial zoned property to the north (currently used for off-street parking and
storage). Shadowing of the adjacent residential properties is limited to the west portion of
these properties during afternoon periods. A tall hedge located on these residential properties
also shadows portions of these properties.

e The applicant undertook an analysis of the visibility of the proposed building to neighbouring
residential properties to the east that took into account the heights of the existing hedging,
which confirmed a majority of the building will be screened by the existing hedge.
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Exterior wall mounted lighting will be situated on the lower parts of the building with all
fixtures downward oriented and shielded to prevent light overspill and glare into surrounding
areas.

Urban Design and Site Planning

The proposed industrial building provides a 3 m (10 ft.) setback to the rear (east) property
line to enable sufficient space to allow for protection and retention of the existing mature
hedge located on the neighbouring properties to the east. Furthermore, an existing 3 m

(10 ft.) wide utility right-of-way exists along the site’s east property line and contains
overhead lines and the building complies with this right-of-way. The west portion of the site
adjacent to the street contains off-street parking/loading areas setback 3 m (10 ft.) and
screened by landscaping along the street frontage.

The proposed site plan has been arranged to enable the proposed industrial building to
maximize usage of the relatively narrow lot width for the purposes of optimizing the floor
area for the proposed warehouse activities. This site plan also provides for a 3 m (10 ft.)
rear yard setback (also containing a utility right-of-way) while still providing for adequate
space to accommodate off-street parking/loading, vehicle circulation and a landscaped street
frontage in the subject site’s front yard. Other site plan layouts were examined by the
applicant and were determined to not be feasible due to the resulting building form and
increased pavement/hard surfaces to accommodate additional driveways providing access to
oft-street parking/loading areas.

A clearly marked (through permeable pavers) pedestrian linkage from the street frontage
improvements (that includes a proposed new concrete sidewalk) to the entrance of the
buildings will be provided for in this development.

The proposed oft-street parking, drive-aisle and loading bay complies with the City’s Zoning
Bylaw requirements.

Architectural Form and Character

The proposed building includes a number or architectural elements to articulate the elevation
fronting the public street as follows:

o Multiple openings and windows on both the ground level and 27 mezzanine level
of the development.

o Inclusion of building recesses and projections that assist to break up the massing
and add architectural interest of the street elevation.

o Application of varying cladding materials (concrete block, corrugated metal)
colours to add further articulation along this elevation.

A canopy at the main entrance to the building is integrated into the building to provide
weather protection and also adds additional architectural detailing for the front elevation of
the development.

Screening to the rooftop mechanical units are provided and incorporated into the architectural
design of the building.
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e To address the zero lot line adjacency along the subject site’s side yards (north and south
property line) and rear (east) elevation, the block wall will include two horizontal bands of
lighter coloured concrete block.

e The garbage and recycling area is fully contained and secured within the existing industrial
building, with the exterior design and finishing consistent with the design of the building.

Landscape Design and Open Space Design

¢ Landscaping along the west and portions of the north property line enable for plantings to be
implemented to provide a buffer between the off-street parking area and frontage
improvements (including a new concrete sidewalk) along Vanguard Road.

e There is an existing mature evergreen hedge located on the neighbouring residential
properties to the east that will be retained as part of this development. This existing hedge
provides for an existing landscaped buffer and visual screen between industrial land uses
along Vanguard Road and neighbouring residential uses.

e To ensure that the existing mature hedge is not impacted by the development, the following
measures are proposed:

o The project arborist noted existing bramble shrubs located on the east portion of
the subject site would need to be removed to accommodate the proposed
development. The arborist determined that the removal of bramble shrubs would
not impact the existing mature evergreen hedge on the neighbouring property and
recommended that this work be supervised by a certified arborist and that a tree
protection zone be implemented on the subject site for the neighbouring hedges to
be retained.

o Proof of a contract or letter of assurance is required to confirm that a certified
arborist has been hired to supervise all works along the east edge of the site,
including confirming the installation of the tree protection zone on the subject site
in accordance with the arborist recommendations. Removal of existing brambles
along the east portion of the site and tree protection fencing is required to be
installed prior to issuance of a building permit for the project.

e A3 m (10 ft.) wide statutory right-of-way (SRW) exists along the rear (east) property line of
the site for the purposes of an existing overhead utility line. As a result of the existing SRW
and utility infrastructure, the ability to implement taller landscape plantings within this rear
yard setback area adjacent to the neighbouring residential uses is limited. Furthermore, the
project arborist has also recommended a tree protection zone that also covers a portion of the
utility right-of-way area that restricts the ability to place any additional landscaping in the
area. Inresponse to this existing utility right-of-way limitation and tree protection zone, the
following is proposed:

o Anew 1.8 m (6 ft.) height solid wood panel fence is proposed along the east
property line, which has been reviewed by the project arborist.

o Additional landscaping is implemented along the east building wall of the
proposed development in the form of vines that will grow on a trellis structure
mounted to the building, which will add an additional planted buffer.
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o The existing hedge that provides for a tall planted screen to the neighbouring
residential uses to the east will be retained as part of this development.

A new 1.8 m (6 ft.) tall metal picket fence is proposed along the north and south property
lines adjacent to the parking lot.

Permeable pavers have also been incorporated to the driveway entrance from Vanguard Road
and for the pedestrian pathway to the building entrance, providing additional visibility and
surface treatment to the proposed asphalt parking and loading areas.

All on-site landscaping will have in-ground irrigation installed.

A landscape bond in the amount of $12,434 will be secured as a development permit
consideration for this project.

Crime Prevention Through Environmental Design

Pedestrian wayfinding from the proposed new sidewalk and building entrance is direct and
highly visible from the street and building.

The off-street parking and loading areas are visible from the street and building, maximizing
surveillance of these areas.

Off-Site Improvements

Upgrades will be completed along subject site’s Vanguard Road frontage consisting of a new
sidewalk, grass and treed boulevard, concrete curb and gutter and road widening (east half).

Review and installation of new site service connections and related infrastructure will be
completed as part of this development.

These works will be completed through a Servicing Agreement, which will be required to be
completed prior to issuance of the building permit for the project.

Sustainability Measures

The proposed development is subject to the energy efficiency requirements contained in
Part 10 of the BC Building Code 2018 for new buildings. To achieve enhanced building
energy efficiency beyond the minimum requirements identified in the BC Building

Code 2018, the applicant has engaged an energy consultant to model the building. The
consultant has confirmed that the proposed building design will be able to achieve a 10%
total energy savings when compared to the modelled baseline case, which is based on
minimum BC Building Code 2018 requirements. A legal agreement will be secured as a
Development Permit consideration to ensure the 10% total energy savings as identified in
consultant’s report is implemented with this project.

The applicant proposes to install infrastructure and charging stations to support two parking
stalls (approximately 20% off-street parking stalls) providing Level 2 (240 volt) charging
service for electric vehicles. A legal agreement will be secured as a development permit
consideration to require the developer to construct, install and provide power/service to two
(2) Level 2 charging infrastructure capable of providing electric vehicle charging to a
minimum of 2 vehicles at any given time.
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Conclusions

The proposed development meets applicable policies and Development Permit Guidelines for
industrial developments within the context of the site’s residential adjacency. On this basis, staff
recommend that the development permit be endorsed, and considered for issuance by Council.

The list of development permit considerations is included in Attachment 2, which has been
agreed to by the applicant (signed concurrence on file).

Kevin Eng
Planner 2

KE:cas

Attachment 1: Development Data
Attachment 2: Development Permit Considerations
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4 C.Ity of Development Application Data Sheet
' RlChmOnd Development Applications Department

DP 18-826280 Attachment 1

Address: 4100 Vanguard Road

Applicant: Gradual Architecture Inc. Owner: Julong Properties Ltd.

Planning Area(s): East Cambie Sub Area Plan

Floor Area Gross: 926 m? Floor Area Net: 900 m?

\ Existing ] Proposed
Site Area: 1,226 m? 1,226 m?
Land Uses: Industrial No change
Eas? Can'.nble- Area Plan Industrial No change
Designation:
Zoning: IR1 No change - complies

| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: 1.0 0.74 none permitted
Lot Coverage (building): Max. 60% 54% none
Setback — Front Yard: Min. 3 m 242m none
Setbaf:k — Side Yard (south and No min. side yard om none
north): setback
Setback — Rear Yard: No min. rear yard setback 3m none
Height (m): Max. 12 m 10.32 m none
Off-street Parking Spaces 8 stalls 8 stalls none
Off—stre_et F.’arklng Spaces ~ 1 accessible stall 1 accessible stall none
Accessible:
Total off-street Spaces: 9 stalls 9 stalls none
Bicvele Parkin Class 1 — 3 stalls Class 1 — 3 stalls none

y 9 Class 2 — 3 stalls Class 2 — 3 stalls
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24 Richmond Development Permit

No. DP 18-826280

To the Holder: Gradual Architecture Inc.
Property Address: 4100 Vanguard Road
Address: ¢/o lan Guan

200 - 1892 West Broadway
Vancouver, BC V6J 1Y9

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 #6 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
$12,434 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.

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.
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Development Permit
No. DP 18-826280

To the Holder: Gradual Architecture Inc.
Property Address: 4100 Vanguard Road
Address: c/o lan Guan

200 - 1892 West Broadway
Vancouver, BC V6J 1Y9

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

MAYOR
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ATTACHMENT 2
City of Development Permit Considerations

Development Applications Department

Rlchmond 6911 No. 3 Road Richmond, BC V&Y 2C1

Address: 4100 Vanguard Road File No.: DP 18-826280

Prior to issuance of the Development Permit, the Applicant is required to complete the following:
1. Receipt of a Letter-of-Credit for landscaping in the amount of $12,434.00.
NOTE: landscape estimates for the purposes of a landscape letter of credit to include a 10% contingency cost.

2. Submission of a Contract entered into between the applicant and a Certified Arborist to supervise all works along the
east edge of the site, including removal of existing brambles and shrubbery and confirming the installation of the tree
protection zone on the subject site in accordance with the arborist recommendations. Removal of existing brambles
along the east portion of the site and tree protection fencing is required to be installed prior to issuance of a building
permit for the project.

3. Registration of an aircraft noise indemnity covenant on title.

Registration of a flood indemnity covenant on title.

5. Registration of a legal agreement on title indicating that the development is required to mitigate unwanted noise and

demonstrate that the building envelope is designed to avoid noise generated by the intemal use from penetrating into

residential areas that exceed noise levels allowed in the City’s Noise Regulation Bylaw 8856 and noise generated
from rooftop mechanical units will comply with the City’s Noise Regulation Bylaw 8856.

6. Registration of a legal agreement on title to secure a minimum of two (2) Level 2 charging stations and related
infrastructure capable of providing electric vehicle charging to a minimum of 2 vehicles at any given time. This legal
agreement would also indicate that prior to requesting final inspection or granting occupancy to the building, the
applicant is required to confirm that all electric vehicle charging stations and related infrastructure is installed and
operational on-site.

7. Registration of a legal agreement on title to ensure the development achieves a 10% total energy savings when
compared to the modelled baseline case (BC Building Code 2018 requirements) in accordance with the applicant’s
energy consultant report. This legal agreement will require submission of reports from the appropriate consultant
through the Building Permit application and inspection process confirming that the submitted building permit
drawings are consistent with the consultant report.

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

1. The certified arborist for the project is required to confirm removal of all existing brambles/shrubs along the east
portion of the subject site and installation of the tree protection zone in accordance with the recommendations of their
report.

2. 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.

3. Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. A
Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be
required as part of entering into the Servicing Agreement. Works include, but may not be limited to:

a) Upgrades along the frontage of the subject site to construct a new 1.5 m wide concrete sidewalk, 1.5 m wide grass
& treed boulevard, 0.15 m concrete curb & gutter and road widening for the east portion of Vanguard Road.

b) Engineering servicing/utility requirements as follows:
Water Works:

e The Developer is required to:

Initial;
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*  Using the OCP Model, there is 291 L/s of water available at a 20 psi residual at Vanguard Rd.
Based on the zoning your site requires a minimum fire flow of 250 L/s per the City’s design
specification.

*  Submit Fire Underwriter Survey (FUS) or International Organization for Standardization
(ISO) fire flow calculations to confirm the 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 designs at Building Permit stage.

* Provide a right-of-way for the water meter. Minimum right-of-way dimensions to be the size
of the meter box (from the City of Richmond supplementary specifications) + any
appurtenances (for example, the bypass on W20-SD) + 0.5 m on all sides. Exact right-of-way
dimensions to be finalized during the building permit process (or via the servicing agreement
process, if one is required).

e Atthe Developer’s cost, the City will:

* Cut and cap existing water service connection
= Install a new water connection. Water meter to be located onsite in a SRW.

Storm Sewer Works:
e The Developer is required to:

*  Check the existing storm service connection and lead at main at the east frontage of the
subject site (STIC127829) via video inspection. Confirm the material and condition of the
inspection chamber and pipe. If deemed acceptable by the City, the existing service
connection and/or lead may be retained to serve the lot. In the case that a service connection
is not in a condition to be re-used, the service connection and/or lead shall be replaced by the
Developer, as described below.

» Cut and cap existing storm service connection and/or lead at main.

* Install a new storm service connection, complete with inspection chamber and tie-in at main.

* Confirm condition of existing private culvert, replace if required.

Sanitary Sewer Works:

e The Developer is required to:

* Check the existing sanitary service connection at the east frontage of the subject site
(SIC4816). Confirm the material and condition of the inspection chamber and pipe. If deemed
acceptable by the City, the existing service connection may be retained. In the case that a
service connection is not in a condition to be re-used, the service connection shall be replaced
by the City, at the Developer’s cost, as described below.

* Protect existing AC watermain during sanitary installation. Any undermining breakages are
to be replaced at the Developer’s cost.

* Replace the AC water main at the crossing location with the proposed connection, minimum
3m on either side of crossing.

e At the Developer’s cost, the City will:

* Cut and cap existing sanitary service connection.
* Install a new sanitary service connection, complete with inspection chamber and tie-in.

Frontage Improvements:

e the Developer is required to:

Initial:
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Provide frontage improvements along the subject site’s Vanguard Road frontage consisting of
implementing a new sidewalk, grass and treed boulevard, concrete curb and gutter and road
widening (east half).
Coordinate with BC Hydro, Telus and other private communication service providers:

o Before relocating/modifying any of the existing power poles and/or guy

wires within the property frontages.

The existing 3m wide ROW along the east property line for the existing BC Hydro/TELUS
overhead utilities must be clear of any permanent structures and remain accessible at all
times.
Locate/relocate all above ground utility cabinets and kiosks required to service the proposed
development, and all above ground utility cabinets and kiosks located along the
development’s frontages, within the developments site (see list below for examples). A
functional plan showing conceptual locations for such infrastructure shall be included in the
development design review process. Please coordinate with the respective private utility
companies and the project’s lighting and traffic signal consultants to confirm the
requirements (e.g., statutory right-of-way dimensions) and the locations for the aboveground
structures. If a private utility company does not require an aboveground structure, that
company shall confirm this via a letter to be submitted to the City. The following are
examples of statutory right-of-ways that shall be shown on the architectural plans/functional
plan, the servicing agreement drawings, and registered prior to SA design approval:
BC Hydro PMT ~4.0 x 5.0 m
BC Hydro LPT~-3.5x3.5m
Street light kiosk —1.5x 1.5 m
Traffic signal kiosk —2.0 x 1.5 m
Traffic signal UPS — 1.0 x 1.0 m
Shaw cable kiosk ~ 1.0 x 1.0 m
Telus FDH cabinet - 1.1 x 1.0 m
Lighting drawing is required, complete with lighting layout for Vanguard Rd frontage.

e At Developer’s cost, the Developer is required to:

Provide, prior to start of site preparation works or within the first servicing agreement
submission, whichever comes first, a preload plan and geotechnical assessment of preload,
dewatering, and soil preparation impacts on the existing utilities fronting the development site
and provide mitigation recommendations.

Conduct pre- and post-preload elevation surveys of all surrounding roads, utilities, and
structures. Any damage, nuisance, or other impact to be repaired at the developer’s cost. The
post-preload elevation survey shall be incorporated within the servicing agreement design.
Monitor the settlement at the adjacent utilities and structures during pre-loading, dewatering,
and soil preparation works per a geotechnical engineer’s recommendations, and report the
settlement amounts to the City for approval.

Not encroach into City rights-of-ways with any proposed trees, retaining walls, or other non-
removable structures,

» 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.

4, Obtain a Building Permit (BP) for any construction hoarding. 1f 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.
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Note:

*

This requires a separate application,

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

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

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 contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Copy on File

Signed Date
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2042 Richmond Development Permit

No. DP 18-826280

To the Holder: Gradual Architecture Inc.
Property Address: 4100 Vanguard Road
Address: c/o lan Guan

200 - 1892 West Broadway
Vancouver, BC V6J 1Y9

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 #6 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
$12,434 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.

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.
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Development Permit
No. DP 18-826280

To the Holder: Gradual Architecture Inc.
Property Address: 4100 Vanguard Road
Address: c/o lan Guan

200 - 1892 West Broadway
Vancouver, BC V6J 1Y9

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

MAYOR

6345235



™ |
Rlsmlz RSI/E
1B St l I
— l RAMI RTLI IRS1/B [
RSIVE | RTL3 | RSLE RSlA RD] K
LT L L
CAMBIE-RD
\ ) |
SITE ashe ZT12 cc
RD!
[a)}
gl: | RD! |
= [=)
= o S
: 2 :
CA 2
o
g - e THORPE RD
0] & z
> >
< (o} o
\/ S L =
’ F4 <
- - 5
- L RDI [ 1
DANFORTH GATE WOODHEAD RD
(
. RSLE (
139 ‘ B e —————

© 26.74 | 1820 | 1820 | 4820 | 2012
& . 3527 31.39
~ < o
(323 Le:
© | S
9 R
[
N
o .
(14 q
o
L)
= : z o i
«©r
o
91.35 D: D d
- 9
N~
< S - q
: 4204 I
\ o
(D 7 m (;\ g
Sy & 1 O i}
25 3564 o
« ,_
A < 48.92 L. &
j=)
> Ry o) Z I Q D
. 4 = d
8 A g ﬁ “: o < D o~ st
@« - 0N
91,07 60.95 = < o D 35.64 o
48.89 =
IS N
o
o % o - 83 a_
N et I » QD < 0|
S~ P 1 R - b=
]l 3 3 35,65
(]
oo 60.96 4B.87 <
5 9 23 o™
RN N E = s 3 g
5N e o ° g - =]
S8 o e}

DP 1 8_826280 Original Date: 07/03/18

Revision Date:

SCHEDULE A" | v o nmermes







ocY

HOM I33HS

SON HOISIAIY

JO0Od

dOL®

NIVW

UL 13RS

a3nssiag oL ar

‘NOUDNMAINOD 304

1i LON ONY $35044Nd NOWY I {lddY

Liwa3d 304 SEOMIMYEA SIHL LYHL 3100 35Y3d
"NOISSHV 3 d NILLAM S99 HIM ATNO G30NA0Y3Y
38 PYD QN VO 4O ALA340dd IAISNTDX3

3HL $EONIMY AT SIHL {¥D] DNIFINIDIUHDNY

T¥NAVYD WOND HOISSIWAIL MILLIAA LNOHL
TI7HS SOM

Q3l4dvD 38 JON
HACM QL SNOLVYORITOW

3G ISIHL MO
ANy SHONVIIYA "Q3Tw DS

39 LOW ISNW OUIMYEA SIHE "03AH3S3E IHOALOD

0207 ¢ 0 dVW

TLOVO HMOHS §Y
YON 1037 O¥d Eaize
vy o

#3nssi A8 MMV

08 'ANOWHDIY

‘Av0¥ QANYONVA Q0 LY

Od149 1vId1SNANI

d

AdNVONVA

123rcad

“vas

Y CSET IRV el ety
6ALFPA 'DRDUDD DF
BANODUD A TACMPOOIG IS5 2681~ 4/7 ©

WO 3i 58,

2 = N = |
JYNLOILIHONY
A - T )

(sTgel=Y ST AT ]
BLI0TILT V0%
8LOLEELPDO

3NSSi

HOILdI¥Ds3a EICh oN

HOISIQ DIYWIHOS| ol 0T T d¥ 1Y 1
Zo 40 3
HOIL7HIGI00D €0 4a we
HOILYHNIGYOOD PO da ¥
HOILYNIQYO0D 56 40 ki
SNOISIAZY

HOILdI¥D83d EICH oM

T v

SAAYMNMOQA AIHS SEHOTT FION

ONILROIT ALIIND3S 401830G

O

—

W00t

WSS

i
e e I.ﬁrrhl\
i =
I .
| 3
991
|
cor ouoc a
g oH JETN
v 1 — . = e e e = e = s ¢ e = s e e+ . ] .'.I».I.i.@
H z | |
o | j o
3 =
2 - o | N
7 st et s @ L g M
\\ ARV —— mo
MBI m it
1 MO738 0L N3JO g ﬁ IN]
|
1 ZIL Lt g9 YA 7
! E ElclEEle R ETo) m |
. |
7 d
e -
I 3
"3 .
0-0t1 k N5,
6 S @
WO =.8/1
JO0T4 NIVW (T
.
i ]
1
: [ 9-91 -
i | ot
) , B
| u ! _ 3
H
A wm oNIaNS ; A
OLa3HDvLLY : iy N/
3aN1y34 SITIEALTEM B i avaavaya ~z &7 . N
m 5
e N S ECTOAN IS
: =k * ool wig | i z_qnw_‘ q 3
: 3 ; 3
TIvm SRITUNE : R ey asvic || guvie
kg O1QIHOVLY ' % ] "
34NLY34 SITINL i ; Mz -—- A '
i ;
; k # i
' ! 16~ m |
H N &, %]
& 1 T = z : f W
v : © Xaaot 3 Q P
o o OO0 TR BN | - ! 2 o
- ! Q e =
N} : ) ot Mh . IN]
2 : : ?
N
¥00a 1x3 P re ;
17 Ovd IFTAONCD OXE 1087 00 ONZ 40 moal/\,,v <<<<<<<< K
I
d
| 4000
” HOLYATIO
H ” AIMO
i
\ ; - X N
H $3318 1¥I¥1D313 304 NFONTd A VL 0-85 LILE- i 2/ 0- 8 ®©
A7 2H10373 AOZE 3NO 3AIADAL " *
1 WL X WSO SINE £ SSYID € 1 g o
il 1 5 “
FAOY N
H o ——
14 e EISER o3s
* TIvM ONQTINE Q
7 HMlo-0 OL@aHOVLY
JANEYIS SITFAL FAM
o
\ s ©
= X 3 —
s
B










Low
i mo
553 SF 3
EEE & 2 0 <
§¥: D <
z 585 & oWz O] :
5] zze O3 = SN
= c0o 98 < - ) z o 1%, .
E 600 BIE T « ) z ¢
g I « o = w |57 zZ i
9 & N
a R ¥ o . 2 o < _O i
@ 558840 © g - D_I 2 3 ] D_ I
: & ¢ a5
o
; D= 5 =0
< £Q D
w [ e o o
ila Ow ©a 5
z 5 o) Zo I z i Z
0 8 e I3 s S = z
b} i 5 2 <C of z g 9 z 2
1> > o] Z 5 ol 2
g | @ g | @ &5 & Z 20 z 55 o 2
R R e g b & > < Sz §39%2 z g

2 2020

112%=10"

5t
=

Eﬂ_f
VAR 0

i

MAIN %

T1F

=]

T

11T

i

1T

T
T

TTT

N:
LUMINIUM

Al
POSTTC BE

="
il

I

|
i

0- bl 'l
|

-

x4 HORIZONTAL
ALUMINIUM BATTEN

WITH 2" GAP

T

17T

vriftrrsl]

MOUNTED ON CONC.
POST BASE

)

.

i
%%
=

Ve

73

,
BN

y l/
.
s

L

it

77
A
i

s
7

7
i

7

Lt
iz

?
(77

N

Z

XN

POST SECTION VIEW

T12°= 10"

177

¢
— 1]
Vel
H=H =
SECTION2
316" = 10

=]

|
s U

<L > =

EE

£ 0y
55 ¢

EE s
5 Fo
F S
Gw X6
4 2P

[
rg‘—u!
| T

1
1l

I
{1

i

SECTIONT
36 = 167

==

|
|
N E—
Sl
]
} -

=l

]

WAREHOUSE
{1
P

B
=
Tl

I
T

T

et e

=
el |}
=
=1l

=
I
{1f

T

i

T

I

‘—‘HX"—“I‘\_‘H

{1}
{1}

I
i

i
=f;

=1
=
Il

Tl

I

\IimH

1A

I
I

[}

i
k=
=]

l

T
I

i

]

i
il

Nt B Y St

[1]

i
i

WAREHOUSE

Lk

II

I
Il

Ll
=
=l

U‘EI\
I

I

In
i

Sl === ==l ==l

1]

1T

L
=
il

NALHNANNNNINININININININININININNIN NN N

RECYCLE AREA

L =T
M=
==




PIT-81 YIFRNN 103rOHd DWNd SIZ8-pTIBT
140 Wod aANHO @NQN N Q g<z
aq NoIS3a
— — oa NV
W00T=,T ERES
HITAON ONIMYEA SUNNIST aiva
13ILIL ONIMYYG
X
X &
28 ‘ANOIWHI x 5
QVOYH QHVNONVA 00T % %
~
9NIa1INg X
TVIYLSNANI QYVNONYA ams o e i P s ;
BT/t e/ —SseEAes D WA THA RNV INT) GRENL
1507 A0 -
B
1103rcud &
£ | @ L. ° _
HG1=04 Cxater]
IVMIOS SBOH TIVHVD
3. A LYRO0) Al e =
DHLBN JLME w Av0 TNV MM S
a: (vnLondls - X w
IXITVA OMTYE 0L GOVLY \_/
A RNIvL ST A o LTYHASY .
g
3
SH _NOISIANIANS (NY NOLLYANTWWOO Y 3 A
[} 1SROBYY ¥3d QI TIVASNI HLYd 13AYHO 30t & o A o 2 i
5 2 >
= T~ Ao AlemE H— MOV Big v
13} noisiau3dns «
11| aNvsNOiLVaNIWWOOTY o
N o N LS1M08MY ¥3d Q3T VLSNI ] O
> [3  3ON1UOOMUNOS LW -
= |
Ha NOILdIMOS3A NOISIATY ava oN J [ W00 UG LY Q¥d ARDNO M5 ane SMAYE TOVANLI V
” -
SINTNINOD AL/ A TLS AN TERAYST T € Lon uaoE NIVl ana ﬁ P
14 TUS MIN wonver ¢ N NMY1 00S
oa SINIVANDD WA JDSORI OIS S0 aTs el | 5 i - 1
5 SO AT N TR N 8950517 1 IUVE ST T g
oa SININNGIALD /NS WIN 503308 S (2] ONTING ISNOHIUYA TSOLH08d oSV i 328 zsarﬁ ~
G Ta TR M el 8 NI X HIOV O
oa 0N NOYIY S 06 T 12 5 LIVHdSY x
m L on s S E— 3>
SR} 3NOZ NOLLOILONd 331 NI P @ G
P HOT YA 4310403 3 13NILNZS O3 S ATAWGML SQUVANYLS
(o} £ 0E % WNLYWTVd 830V ) GNOWHOR 40 ALID ¥3d
{34 SITIL OL GINIVAL INIA = MANVE 100
Do Al
i\ (nianus 1 » NS,
12} 5 )THA DHOYE QL @OVLLY L + YJUYIOHOWW SN2EIND
H BrUVAL SR A P, .o,« EESINEERTE)
] swen uamz ———) f
3 96T =04 [y
& & O syt aw&a; SNV D il ence
& BT t=AQL
1HOJ3Y 1SIHOAYY O1 433434 ¥3d G3LOILONd ANV i1 =a0a
‘QINIVL3Y 38 0L 3903H ONMOEHOIEN ONLLSIXT st A 3ONIS L0,
| N AANINTY HOV18 "LH 9
§ X i
x /
90 .
| < x VSR v WUA ST TR
N 3 A 0 00 WA TVA SIS DK RENL
% ; &
a301A0Hd
38 0L SOMYANYLS ‘08 Y11 OL WALSAS NOLLYORM| THNE-NDISIA ' WILSAS ANNOHOYIANN G=2n 11 A2 9
AON3IOIA4T HOIH HLIM GILYOIM ATIVOILYWOLNY 38 OL SYIMY JdVOSANYT LI0S 11V - -
E JON34 13MDId WAININNTY '1H.9 \ 2/ 35N3ddoomarios '1H.9 \ 1/
A “1OALHOMY 3dYOSANYT A8 03ZIHOHLAY SSTINN WNIGIW ONIMOHD Ni GZLLINYNA LON SGITOS-O1 - 'AMISHNN 334 3SVISIA 03111430 WOXA GIAIAOYd .
38 LSNA TVIMALYN INVId 177 . ‘NOLLIG3 LSILY] QHYANVLS 3dVOSANY NYIQYNYS ONY OVONYLS 3dVOSGNY1 08 A330X3 ¥O 133N LS JIHSNYWHHOM SONIMYHQ dOHS AtddnS "2 LOALHOYY LOIrOxd 3HL A JIAOHdDY Sy ONIGTING HOLYW OL ¥NOI0D ¥ NI GNY
Z ANV TYINILYIN FDVISTNYT TV . ALIIEVIVAY O SNOILIONOD 30 NOLLINIZIT - QUYONYLS 3dYOSANY NVIAYNYD ONY HYANYLS JdYOSANYT 08 OL LOTFFENS ONIEN L WONINNTY J3LYO0 H3TMOd MOVTE 38 OL WNTLYWW TV SNOLLYOIHD3dS SHIWNLOVANNYIN OL SNIAHOOOY NIVLS 40 SLYOO OMLATY ¥
JYY SNOILNLILSENS "3LNLILSANS OL LSINOTY HOL AYIAIIA OL MO SAVA A 0 WAWINIA ¥ MOTIY 'A3LO3rTY 38 THM SNOILNLILSENS JIACHGYNN . QIZINVATYS Q3cdil LOH 38 OL IuvMANvH TIV €
TIHILYN AT093dS FHL OL SNOLLNLILSANS ANY ONDIVIN OL HOMd LITLHIUY JdYISANYT IHL WORH TYAOHY NILLINAM NIYLBO ‘SNOLLNLILSANS SIION SN0 GNI TIV OL JAILYANIS T SLYOD OMLATAAY 2
+A3TIVA ¥ISVH4 ONY ONYINIYA HIMOT AMTIONI OL HOHV3S 30 VIV "AlddNS 40 JOHNOS LY LOALHONY JdVOSANYT AB MIATY IWNOILHO HO4 TTBVIVAY 3119345 S HIHLO SSINM JAVHO NOLLINKLSNGO ¢ WIWINIA 38 OL
TYRIALYA LNYTd INYW MIIATH ONY HOHYIS . SINIWTHINOIY WINILVW LNV Id ¥3HLO ANV SINIAIUNSYIN HINYLINGD AINISIA MO SNOULYOLAI0AS SHIBAIN HEHLO TIV ‘SOUVANYLS ¥S0 OL GILYIRL THASSTHAFA 0L LSOd TIY °+
OL ¥343¥ . "S3ZIS 318Y14I00Y WOINININ THL 4V 3218 MINIVANOD ONY 3248 INVId HLOE 'GHVONYLS VINO ¥3d SY 03(H103dS S321S YINIVINOD
NOILIGT 1S31YT'QHYONYLS 3dYISONYT NYIGYNYD ANV Q¥VANYLS 3dVOSANY 08 FHL OL ONIGHOOOY GFNI03dS Y LSiT SIHL N S32iS NV « 'SILON HOOH NIVHO HLATA & 35 CEN
S
10d 1 FUHM HLYIH MIINIS 3LIHM GOOMONINGS, YINYYO ¥OIdT 0 3QVHOENS 0ILOVINOO: .W/ /N HOOH NIVHA HLt3d &
WOO0Z 1LOd 14 HOINNIINNIY .3QYT YIANOONYA, ISHNYAN SOTAHAYLSOLONY 6 VU NOLLOB TR wwwm_wwm_mxm“.wwmw P 3QVHOENS GALIVANOD
30 4vo .8 IUTUONOD ST N JOYNIVHA ¥OH 3903
a3XV1S 'WO09 ' LOd Z# HIAdIIHD INIOMIA YIT043NDNING SNSSIDONIHLY Y oz @ i - d01 34078 "ONUOOH
A JLTUONCD Yex.2ixzt
WOOY'LOd 2# VINIOVIN ISOH YSOONH NYHENY, YSOONY YSOY a5 @ T t VO .5
WO05:L0d € ATIOH 353NVAVP WXIANOD, VLYNIHO XTH O] a0 o | gexe
WO08LOd €4 HSNB ANMIBMYHLS LOVINOD YLOVANOD OAINN SALNEHY s @
8
vas 898015 WE'L VO WO9 Y0 I10YNNId NYBEN S-S AL, YAIYOOHOY SNOHIND 3 m—— H
898 'ALS WE'L 1IYO D9 T1dviu 3218 NWALAY FZYI8 NWNLNY, HNYW3TH4 X 830V :
895 :QLS WE'L 1IYO D9 I1dvi ISINVAYP 0T HYNNNTIOD TANILNIS 034 SAIBNGML. KLY IYd 430V s
. EERTS &
wwa%%mm\m ,ﬂmmeh_murhm,ﬂmﬁ“%w;m SHUVINIH ] 5218 GIING I TWYN NOWWOD SWYN VOINVION  ALD kSN ®
§ p VTN b
2AUQ YeRUD (IAS §8LP - 00LO NS PL-6L HIEWON LD3rodd SWd 31NAIHIS INVId oo bt SQUYOB HYA30 AXL
S1031LIHONY
00
AdvOSANYT 20w 208 XV
150d ¥y 1800 Lrayxp T
Uvazoex oo 1'd OXZ
STve oz |a antave p— WYQH0 P p_—
v dOL PR | | dv¥3 1500
uomsiuuad
1£84) nouym Spoafoid JaYio 10y pesn Jo paonpaida;
910U Aew puE STy 3dEITPUET S J0 Asadosd
au1 8t uBisep pue Buimep SIUL pensasal BlAdoD @









