- Report to Development Permit Panel

To: Development Permit Panel Date: November 22, 2016

From: Wayne Craig File: DP 15-696896
Director of Development

Re: Application by McDonald's Restaurants of Canada Ltd. for a Development Permit
at 7120 No. 3 Road

~ Staff Recommendation

That a Development Permit be issued which would permit the construction of a single storey
restaurant with a drive-through at 7120 No. 3 Road on a site zoned “Auto-Oriented Commercial
(CA)”.

Wayrfz Craig .~

Director g‘f”"‘DeV/plopment

WC:el (\&Nm /

Att. 3
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Staff Report
Origin
McDonald's Restaurants of Canada Ltd. has applied to the City of Richmond for permission to

redevelop the existing single-storey restaurant building and a drive through at 7120 No. 3 Road
on a site zoned “Auto-Oriented Commercial (CA)”.

The applicant proposes to develop the site in accordance with the site’s existing zoning. A
Servicing Agreement for frontage improvements and service upgrades is required prior to
issuance of a Building Permit (Attachment 1).

Development Information

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of
the proposed development data and the relevant Bylaw requirements.

Background

The subject site is located in a transitioning area within the City Centre, just south of the
Brighouse Village. Properties to the north of the subject site are designed “Urban Core T6”,
which encourages high-density, high rise residential, commercial, institutional, industrial,
community and related uses. Properties to the south and east of the subject site are designated
General Urban T4, which encourages low-density, low-rise residential, commercial, institutional,
industrial, community uses and other related uses.

Development surrounding the subject site is as follows:

e To the north, on the L-shaped site, a mixed-use, high-rise residential/commercial
development referred to as the “Centro”, zoned “Residential/Limited Commercial
(ZMU6) — St Albans Sub Area (City Centre)”. At the corner of No. 3 Road and Granville
Avenue, a one-storey commercial building (TD Canada Trust) on a site zoned “Auto-
Oriented Commercial (CA)”;

o To the south, a vacant sale centre on two lots fronting No. 3 Road zoned “Auto-Oriented
Commercial (CA)” and “Gas & Service Stations (CG1)”; and a mix of single-family
homes and small townhouse complexes fronting Bennett Road zoned “Single Detached
(RS1/E)”, “Infill Residential (RI1), “Town Housing (ZT18) — St. Albans Sub Area (City
Centre)” and “Town Housing (ZT45) — Gilbert Road, Acheson — Bennett Sub-Area, St.
Albans Sub-Area, South McLennan (City Centre)”;

e To the east, Brighouse United Church on a site zoned “Assembly (ASY)”; and

e To the west, across No. 3 Road, Brighouse Park on a site zoned “School & Institutional
Use (SI)”. :
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Related Policies & Studies

Official Community Plan (OCP)

The subject property is designated “Apartment Residential” in the Official Community Plan
(OCP). This land use designation allows multiple family housing in the form of townhouses and
apartments. However, as the site is zoned “Auto-Oriented Commercial (CA)”, the owner is
entitled to use the property under the permitted uses in the zone.

City Centre Area Plan (CCAP)

The subject property is designated “General Urban T4” in the City Centre Area Plan (CCAP),
which provides for low-density, low-rise residential, commercial, institutional, industrial,
community and related uses, subject to Area Plan policies regarding industrial and commercial
uses.

The subject property is also located within a designated “Mixed Uses — Low-Rise Residential &
Limited Commercial” area (Sub-Area B.1) in the CCAP. This sub-area is intended primary for
grade-oriented housing in the form of High-Density Townhouses (i.e., with common parking
structures) and lower-density conventional and stacked townhouses (i.e., typically with
individual garages).

Recognizing the higher uses permitted on the site, the applicant proposes an interim commercial
use of the site, which complies with the site’s existing “Auto-Oriented Commercial (CA)”
zoning. The proposed new restaurant building will be set back approximately 17.75 m from the
new front property line (after road dedication) abutting No. 3 Road, consistent with the location
of the existing building. The proposed drive-through will be accessed through the rear parking
lot. The drive-through lane will run along the north side of the proposed building, wrap around
the front of the building between a proposed landscape buffer on one side and a patio on the
other, and then exit into the front parking lot.

Floodplain Management Implementation Strategy

The applicant is required to comply with the Flood Plain Designation and Protection Bylaw
(No. 8204). In accordance with the Flood Management Strategy, a Flood Indemnity Restrictive
Covenant is required prior to Development Permit issuance.

Staff Comments

Tree Preservation

A Tree Survey and a Certified Arborist’s Report were submitted in support of the application.
The City’s Tree Preservation Coordinator has reviewed the Arborist Report and has provided the
following comments:

e 12 trees located on the development site are in good condition and should be retained and
protected. However, the applicant proposes to remove one of these trees (i.e., tag#45 —a
33 cm caliper Pine tree) as it will be in conflict with the proposed driveway.
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o 1 tree (tag# OS 001) located on neighbouring property to the east will be retained.

e 14 trees located on the development site are all in very poor condition (dead, dying, with
severe lean) and are not good candidates for retention. However, the applicant proposes
to retain four (4) of these trees (i.e., tag# 30, 31, 32, 33) located at the southeast corner of
the rear parking area, between a protected tree (i.e., tag#34) and an offsite tree (i.e., tag#
0S001). ‘

Tree Replacement

Based on the 2:1 tree replacement ratio goal stated in the Official Community Plan (OCP),
22 replacement trees are required for the removal of 11 bylaw-sized trees on site. The applicant
is proposing to plant 33 new trees (22 deciduous and 11 conifers) on-site.

Tree Protection

Tree protection fencing is required to be installed as per the Arborist Report recommendations
and the Tree Management Plan, prior to any construction activities occurring on-site. In
addition, proof that the applicant has entered into a contract with a Certified Arborist to monitor
all works to be done near or within the tree protection zone will be required prior to
Development Permit issuance. Furthermore, a Tree Survival Security will be required as part of
the Landscape Letter of Credit as a condition to Development Permit issuance to ensure that the
15 trees identified for retention will be protected. No Landscape Letter of Credit will be returned
until the post-construction assessment report, prepared by the Arborist, confirming the protected
trees survived the construction, is reviewed by staff.

Transportation

Considering that the land use and the density of the site remain unchanged and the driveway
configuration of this site is an existing condition, the Transportation Department supports the
retention of the existing vehicle accesses to and from No. 3 Road (right-in, right-out only) and
Bennett Road (full movement).

Transportation Department requests that a 2.0 m wide road dedication and an additional 3.0 m
wide Public Rights of Passage (PROP) Statutory Right of Way (SRW) along the entire west
property line to be provided, as a condition to Development Permit issuance, to facilitate a new
sidewalk and boulevard along No. 3 Road that match the current alignment and frontage
improvements to the north of the subject site. Transportation Department also requests that a
Public Rights of Passage (PROP) Statutory Right of Way (SRW) ranging from 3.0 mto 4.5 m
wide (see Attachment 1 for details) to be provided, as a condition to Development Permit
issuance, to facilitate future widening and extension of the east-west lane located to the north of
the subject site.

Site Servicing and Frontage Improvements

Prior to Building Permit issuance, the developer is required to enter into a standard Servicing
Agreement for the design and construction of frontage improvements and service upgrades;
including, but not limited to new sidewalk and boulevard with street lights along No. 3 Road that
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match the existing cross-section to the north of the site, a special crosswalk crossing No. 3 Road
at Bennett Road, a new sidewalk along the on-site north-south lane to Bennett Road, pre-ducting
for future utilities along all road frontages, storm sewer upgrades along Bennett Road, and
service connections (see Attachment 1 for details). All works are at the developer's sole cost
(i.e., no credits apply).

Existing McDonald's “Golden Arches” Free Standing Sign

McDonald’s has been in Canada since 1967 and the subject site is the first McDonald’s opened
globally outside of the United States. The applicant is planning a 50™ anniversary celebration in
the summer of 2017 to mark this important history of McDonald’s and the City of Richmond.
Staff has been working with McDonald’s to retain the iconic “golden arches” as an urban
memory and commemoration of the long-standing presence of McDonald’s in the city centre.
Staff feel that the 50th anniversary of McDonald’s in Canada is a unique opportunity to celebrate
and incorporate this valued history, through site planning and design of the next generation of
architecture and visual identity.

The applicant has agreed to the retention of the existing McDonald's “golden arches” free
standing sign rather than installing new signage. The sign will be refurbished and relocated
slightly within the proposed landscape border along the sidewalk to open up clear sight lines to
the new building. Registration of a restrictive covenant to ensure the existing McDonald's
“golden arches” free standing sign will be refurbished and relocated as per the signage plans
attached to the Development Permit will be required prior to Development Permit issuance. This
agreement will also include language that removal or relocation of the sign would require City
approval.

Development Proposal

The development proposal consists of'a single-storey restaurant building, a drive-through with
two ordering kiosks, and two surface parking areas. The design scheme attached to this report
has satisfactorily addressed the significant urban design issues and other staff comments '
identified during the review of the subject Development Permit application. While the proposal
does not follow all the design guidelines for commercial developments in the city centre area, it
generally responds to the intention of applicable sections of the Official Community Plan (OCP)
and City Centre Area Plan (CCAP) and is in compliance with the “Auto-Oriented

Commercial (CA)” zone.

Advisory Design Panel Comments

The Advisory Design Panel supported the design of the project and the Design Panel’s suggested
design changes have been incorporated into the proposal. A copy of the relevant excerpt from
the Advisory Design Panel Minutes from Wednesday, November 9, 2016 is attached for
reference (Attachment 3). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.
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Analysis

Conditions of Adjacency

5217904

The proposed development is a redevelopment of the existing McDonald’s restaurant and
a drive-through. The new restaurant building will be located generally in the same
location as the existing building. The.new building will be narrower and will be set back
approximately 11.5 m from the north property line, as compared to the existing zero
setback.

A new 1.8 m tall wood fence will be installed along the north, south and east property
lines of the site, providing screening to the adjacent properties.

A landscape buffer along the north property line is proposed. Areas within the SRW for
future lane widening and extension will be sodded. A landscaping strip to the south of
the SRWs will be planted with 12 new Katsura trees to screen the view of the restaurant
building, the customer order display canopies at the drive-through and the rear parking
area from the lower floor units of the adjacent residential tower.

Along the east property line adjacent to the neighbouring church property, a landscaping
strip with four (4) new Scots Pine trees is proposed.

Along the south property line adjacent to the neighbouring residential developments to
the south, a landscaping strip with a mix of existing trees and six (6) new Scots Pine trees
is proposed.

Due to the limited width of the driveway to/from Bennett Road, no landscape buffer
could be provided along the single-family property (8031 Bennett Road) located to the
east of the driveway. A 1.5 m wide raised sidewalk will be provided along the east
property line and the existing chain-link fence along the common property line will be
replaced by a new 1.8 m tall wood fence.

Regarding potential noise generatihg by the restaurant and drive-through operation, the
applicant advised that:

o the drive-through speakers will be equipped with Automatic Volume Control
(AVC), which adjusts the outbound volume based on the outdoor, ambient noise
level. When ambient noise levels naturally decrease at night, AVC reduces the
outbound volume on the system.

o the residential tower to the north is located approximately 60 feet from the north
Customer Order Display (COD) Canopy, with the first floor of units starting
about 20 feet above grade. Based on this distance, and without any noise
mitigation features, the sound level is estimated at between 45 to 55 dBA and
would be below the maximum allowable. As sound will be buffered by the 1.8 m
wood fence, sound would be below the day and night permitted levels.

o the closest residential property to the south is located approximately 110 feet from
the south COD Canopy. Based on this distance, and without any noise mitigation
features, the sound level is estimated at between 40 to 50 dBA. As sound will be
reduced by the increase in distance and buffered by the 1.8 m wood fence, sound
would be below the day and night maximum permitted levels.
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o exhaust fans use direct-drive technology, eliminating the use of belts which
typically break down over time and result in increased noise levels.

o the restaurant will incorporate a state of the art HVAC system; rooftop units are
very quiet and even when compressors cycle, increased levels are negligible.

Submission of an Acoustic Report to substantiate the estimates identified above will be
required prior to Development Permit issuance.

Regarding potential odour generating by the restaurant and drive-through operation, the
applicant advised that odours emanating from the kitchen exhaust fans will be filtered at
the exhaust hood inside the kitchen; commercial grade kitchen exhaust fans also have
high velocity discharge, blowing air vertically at a high rate of exhaust.

Regarding potential impact on the neighbouring residential developments due to
illumination throughout the site, the applicant advised that:

o all parking lot lights and building wall lights comply with the design guidelines in
the OCP and are designed to throw light down to the surface only, eliminating
light throw where not desired.

o all perimeter lights will come with OSQ-BLSMF which is a back light shield to
ensure that light will not spill over to adjacent properties.

o ground level lighting from vehicles is dissipated through extensive landscaping
and the 2.0 m fence around the property.

o lighting within the dining room is filtered to the exterior through tinted glazing.

The garbage and recycling storage facility is proposed at the east end of the proposed
restaurant building and will be located at least 11 m away from any adjacent residential
properties. '

Urban Design and Site Planning

5217904

In accordance to the Development Permit Guidelines, new commercial building should
be located along the front property line to create a continuous street wall along the
fronting street and surface parking should be located at the rear of the building, screened
from street view. However, the applicant advised that the configuration of the site does
not allow for both the building to be pulled to the front (west end of the site along No. 3
Road) and the drive-through lane to function properly. In addition, the drive-through exit
cannot be located at the north end of the site due to the conflict with an existing city lane
to the north, and would pose safety concerns for pedestrians and vehicles. Based on these
constraints, the drive-through lane wraps around the front of the building and exits to the
south of the proposed restaurant building.

Staff recognize the applicant’s operational preferences and the site planning challenges.
Staff have worked with the applicant to enhance the proposal in order to respond to the
objectives of the CCAP:

o a7.5m deep landscape border will be provided along the No. 3 Road frontage;
the proposed landscaping within this space will provide a street edge and enhance
the streetscape;
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o aunique gateway with a vertical landmark feature; the applicant will refurbish the
original large format McDonald's “golden arches” free standing sign combined
with an entry walkway to the main building entrance, which will serve as a visual
reference along No. 3 Road and enrich the pedestrian experience;

o landscaping along the front property line is designed to screen the view of the
front parking area and the drive-through lane from the street;

o permeable pavers will be used on the parking stalls within the front parking area
to minimize the surface area of blacktop asphalt in order to soften the visual
impact of the front parking area and entry driveway.

Vehicle access to the site is provided via both No. 3 Road (right-in, right-out only) and
Bennett Road (full movement). The applicant has demonstrated sufficient turning radii
for the movement of delivery and disposal vehicles using the No. 3 Road driveway.

Two parking areas are proposed; a smaller parking area with 13 visitor parking stalls
(including two accessible parking spaces) is proposed along the No. 3 Road frontage, to
the south of the proposed restaurant building; a larger parking area with 34 parking stalls
is proposed at the rear (east end) of the site.

The proposed drive-through will be accessed through the rear parking lot. The drive-
through lane will run along the north side of the proposed building, wrap around the front
of the building, and then exit into the front parking lot.

An outdoor patio seating area is proposed on the west side of the proposed restaurant,
between the restaurant building and the drive-through lane.

A pedestrian walkway and a raised crosswalk across the proposed drive-through lane in
front of the restaurant building are proposed to provide direct pedestrian access from the
city sidewalk to the main entrance to the restaurant. The pedestrian walkway area will
include benches for public seating as well as appropriate signage and bollards to enhance
pedestrian safety and visibility.

A side entrance is also proposed on the south side of the restaurant building by the east
end of the front parking lot.

A pedestrian walkway is proposed between the restaurant building and the rear parking
area; a raised walkway will be provided along the east side of the building and certain
areas within the rear parking area; concrete walkway flush with asphalt pavement will be
provided in other areas to facilitate truck movements. All pedestrian crosswalks
throughout the site will be marked with thermoplastic “zebra” painted lines.

Bicycle parking and loading space will be provided in all in accordance with the Zoning
Bylaw; two Class 1 bicycle parking spaces will be provided by the rear (staff) entrance;
five Class-2 bicycle parking spaces will be provided by the main entrance fronting No. 3
Road; one medium sized loading space will be provided at the rear of the restaurant
building.

Garbage, recycling and organic waste storage facilities are enclosed and located at the
rear (east side) of the building.
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Architectural Form and Character

The proposed single-storey restaurant building incorporates a contemporary design,
which complements the adjacent residential tower to the north.

Vertical red wall elements are designed to give street presence and define the main
elevation and entry to the building. The horizontal white bands are designed to highlight
the restaurant’s dining room and frame its decorative glazing.

A double-height volume at the front of the building is proposed to enhance the street
presence, break through the rectangular volume of the building and create an inviting
space at the front of the building. This echoes the two-storey glazed corner treatment of
the TD Bank building at the corner of at Granville Avenue and No. 3 Road.

The modern approach to the proposed building design creates an urban feel and reflects
the site’s urban setting.

The proposed building materials (metal panel, natural stone, rough sawn redwood siding,
and natural brick) are generally consistent with the Official Community Plan (OCP)
Guidelines and provide a West Coast sense of warmth, authenticity and quality that is
compatible with the existing character of the neighbourhood.

Parapet wall on the roof is designed to screen the roof top mechanical equipment from
street view; roof screen will also be provided to screen the view of the mechanical
equipment and exhaust fan on the roof top from adjacent residential buildings. Details of
the roof screen are required prior to Development Permit issuance.

Signage is designed to complement the architectural style of the proposed building and
will comply with the Sign Bylaw. A separate Sign Permit will be required.

Landscape Design and Open Space Design
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The proposed landscape design includes the addition of new, generous landscape spaces.

Landscape islands are proposed adjacent to the drive-through and outdoor ordering
kiosks, as well as within the rear parking area, to break up the hardscape at the rear
portion of the site. The introduction of individual trees within the rear parking area
further addresses the visual impact.

Coniferous trees will be planted along the east and south property line to fill in the gaps
formed by the existing coniferous trees to create a natural sense of separation and provide
privacy for the adjacent properties.

Root barriers for trees proposed adjacent to the north property line will be installed to
protect the proposed trees from future widening of the public lane to the north.

The applicant advised that the plant palette is inspired by and is an abstraction of a
traditional Richmond farm garden to provide a high level of year round interest. This
includes for example, the use of yew hedges along edges and lilacs - once a very common
background plant in our community.

Permeable pavers are proposed on the parking spaces within the front surface parking lot.
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In order to ensure the landscaping works are undertaken, the applicant is required to
provide a landscape security of $186,307.00 with the Development Permit.

Crime Prevention Through Environmental Design

The site plan minimizes potential entrapment areas and the landscape plan maintains
visual permeability. -

Public entrances to the restaurant building are visible from the street. Large glazing areas
along the street front and along the front parking area offer opportunities for passive
surveillance.

The rear parking area is open, with mild/flat site grading, which allows for maximum
visual transparency and facilitate vehicular traffic and pedestrian safety.

Closed-circuit security system with multiple cameras will be installed on the exterior of
the building to survey all areas of the site. For harder to reach areas, cameras may also be
installed on the lot light poles.

[llumination along building facades, canopies and sidewalk will be provided. Outdoor
areas will be well and uniformly lit to reduce contrast between shadows and to promote a
safe environment.

The proposed landscaping and fencing will provide a good separation from the public and
adjacent properties.

Accessibility

Two (2) accessible parking spaces will be provided by the southwest corner of the
building, in close proximity to both entrances to the restaurant.

A barrier free circulation path to the entrances of the restaurant building, with a minimum
clear width of 1.5 m and a maximum slope of 8%, from the city sidewalks on No. 3 Road
and Bennett Road, from the accessible parking spaces and from the rear parking area, will
be provided.

The buildings will comply with all Building Code accessibility conditions.

Sustainability
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The applicant advised that the following features will be incorporated into the
development:

o high performance TPO roof membrane;

o high performance tinted windows;

o full LED lighting for interior/exterior lighting and sign lighting;

o energy management systems for lighting and HVAC controls;

o energy efficient mechanical system with energy management control;
o low flow plumbing fixtures to reduce water usage; and

o outdoor air monitoring to achieve comfort and energy savings.
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Conclusions

Staff support the proposed development scheme. Although the development proposal does not
maximize the site’s development potential at this time, the long-term, interim use that is
proposed complements the changing character of the area and the City Centre Area Plan (CCAP)
by providing a contemporary building design with a landscape border along the site’s frontage to
encourage pedestrian activity.

The applicant has agreed to the list of Development Permit Considerations (signed concurrence
on file) outlined in Attachment 1.

Based on the proposal’s design response to the objectives of the CCAP, compliance with the
site’s existing “Auto-Oriented Commercial (CA)” zone and recognition of the long-term, interim
use of the site, staff support the proposed development.

Edwin Lee
Planner 1

ElL:rg

Attachment 1: Development Permit Considerations Letter
Attachment 2: Development Application Data Sheet
Attachment 3: Excerpt from Minutes of the November 9, 2016 ADP Meeting
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ATTACHMENT 1

Development Permit Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 7120 No. 3 Road File No.: DP 15-696896

Prior to approval of the Development Permit, the developer is required to complete the following:
1. Dedicate 2.0 m across the entire No. 3 Road frontage.

2. The granting of 3.0 m Public Rights of Passage (PROP) Statutory Right of Way (SRW) for sidewalk and
boulevard along the entire new west property line (No. 3 Road) to match the current alignment and frontage
improvements to the north of the development site.

3. The granting of 3.0 m Public Rights of Passage (PROP) Statutory Right of Way (SRW) along the north property
line between No. 3 Road and the west property line of 8100 Granville Avenue to facilitate future widening of the
existing lane to a standard (9.0 m wide) City Centre Lane, and an interim use as a pedestrian walkway.

4. The granting of 4.5 m Public Rights of Passage (PROP) Statutory Right of Way (SRW) along the north property
line between the west property line of 8100 Granville Avenue and east property line of the subject site to allow
for an ultimate 9.0 m wide lane (to City Centre Lane Standard), which will be connected to the laneway further
east and then St. Albans Road in the future, and an interim use as a pedestrian walkway.

5. The granting of a Public Rights of Passage (PROP) Statutory Right of Way (SRW) over the entire north-south
lane along the east property line of 7180 and 7200 No. 3 Road to allow for future access(es) to the
redevelopment(s) at 7180 and 7200 No. 3 Road off the north-south lane. No future access off No. 3 Road and
Bennett Rood from the redevelopment(s) of 7180 and 7200 No. 3 Road will be permitted.

6. Registration of a legal agreement on title ensuring that the existing McDonald's “golden arches” free standing sign
will be refurbished and relocated as per the signage plans attached to the Development Permit. Language must be
included in the legal documents to ensure that removal or relocation of the sign would require City approval.

7. Registration of a flood indemnity covenant on title,

8. Submission of an Acoustic Report confirming that proposed restaurant and drive-through operation, including
sound to be generated by the drive-through speakers, exhaust fans, HVAC system and all other mechanical
equipment onsite, would be below the day and night maximum permitted levels under the City’s Noise Regulation
Bylaw 8856.

9. Submission of detailed drawings of the roof screen proposed to screen the view of the mechanical equipment and
exhaust fan on the roof top from adjacent residential buildings.

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

11. Receipt of a Letter of Credit for landscaping in the amount of $186,307.00 (based on the costs estimate provided
by a CSLA registered landscape Architect including 10% contingency). Letter-of-Credit will not be released until
the Letter of Assurance from the Landscape Architect confirming that landscaping are installed as per
Development Permit, as well as the Post Construction Impact Assessment Report from the Arborist; confirming
that the protected trees survived the construction, are reviewed by staff. The City will release 80% of the security
after construction and landscaping on the proposed development are completed, inspections are approved, and an
acceptable post-construction impact assessment report is received. The remaining 20% of the security will be
released one year later subject to inspection.

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

1.

5218092

Enter into a Servicing Agreement* for the design and construction of servicing upgrades and frontage
improvements. Works include, but may not be limited to,

a. Frontage Improvement:
i. No. 3 Road:

Maintain the existing east side road curb, provide a 3.0 m wide concrete sidewalk next to new
property line, and provide a landscaped/treed boulevard within the remaining between the road curb
and the new side walk. Design to match the existing sidewalk cross-section to the north of the
development site and provide smooth transition to the sidewalk in front of the developments to the
south of the subject site (Refer to SA 13-637313).

Construction of a 3m x 9m concrete landing pad at the bus stop.
Provide street lighting along No. 3 Road frontage.

Install a Special Crosswalk crossing No. 3 Road at the south side of Bennett Road and construct
associated civil works, :

Relocate the existing BC Hydro pole and junction box that will conflict with the driveway relocation
at No. 3 Road. :

ii. north-south lane along the east property line of 7180 and 7200 No. 3 Road:

Add a raised pedestrian walkway (1.5m wide) on the east side along the north-south lane connecting
to Bennett Road access.

Provide lighting along the lane.

b. Pre-duct for future hydro, telephone and cable utilities along all road frontages.
c. . Water Works: B

1. Using the OCP Model, there is 398 L/s of water available at a 20 psi residual at the Bennett Road
frontage. Based on your proposed development, your site requires a minimum fire flow of 200 L/s.

ii. The Developer is required to:

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
Stage and Building designs.

Install a fire hydrant at No. 3 Road frontage to meet standard spacing for proposed commercial
development.

iii. At the Developer’s cost, the City is to:

Cut and cap at main the existing water service connection at the No. 3 Road frontage.

Install a new water service connection at Bennett Road frontage. Water meter shall be part of the on-
site Mechanical design.

d. Storm Sewer Works:

i. The Developer is required to:

Upgrade the existing 450mm storm sewer (aligned north-south and located just west of the proposed
Bennett Road driveway) that connects the drainage systems along the north and south side of Bennett
Road to 750mm; approximate length of upgrade is 16 meters.

Upgrade the existing 600mm storm sewer along the south side of Bennett Road from the manhole
located at the Bennett Road frontage of 7288 No. 3 Road to the box culvert along the west side of No.
3 Road to 900mm; approximate length of upgrade is 52 meters. Alignment of the new storm sewer
shall be within the roadway.

Initial:
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ii. At the Developer’s cost, the City is to:
e Cut and cap at main the existing on-site catch basin connection at Bennett Road frontage.

e Install a new storm service connection at Bennett Road frontage. Pipe sizing shall be determined via
the servicing agreement design review.

e. Sanitary Sewer Works:

i. At Developer’s cost, the City is to install a new sanitary sewer connection and tie-in to the existing
sanitary system located within the lane to the north. Pipe sizing shall be determined via the servicing
agreement design review,

f. Locate all above ground utility cabinets and kiosks required to service the proposed development within the
developments site (see list below for examples). Please coordinate with the respective private utility
companies and the project’s lighting and traffic signal consultants to confirm the requirements 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 SRWs that shall be shown in the functional plan and registered prior to SA design approval:

1. BC Hydro PMT —4mW X 5m (deep)

BC Hydro LPT —3.5mW X 3.5m (deep)

Street light kiosk — 1.5mW X 1.5m (deep)

Traffic signal kiosk — ImW X 1m (deep)

Traffic signal UPS —2mW X 1.5m (deep)

Shaw cable kiosk — ImW X 1m (deep) — show possible location in functional plan

7. Telus FDH cabinet - 1.1mW X Im (deep) — show possible location in functional plan

SRS

g. General Items:
i. The Developer is required to:

e If pre-load required, provide prior to first SA design submission, a geotechnical assessment of preload
and soil preparation impacts on the existing utilities fronting or within the development site, proposed
utility installations, and provide mitigation recommendations. The mitigation recommendations (if
required) shall be incorporated into the first SA design submission or if necessary prior to pre-load.

» 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.

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.

Incorporation of accessibility, CPTED, and sustainability measures in Building Permit (BP) plans as determined
via the Rezoning and/or Development Permit processes.

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

If applicable, payment of latecomer agreement charges associated with eligible latecomer works.

Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and

associated fees may be required as part of the Building Permit. For additional information, contact the Building
Approvals Department at 604-276-4285,

Initial;



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, équitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development.

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

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

Signed Date

5218092



C.Ity of Development Application Data Sheet
250N Richmond ~ Development Applications Department

DP 15-696896 Attachment 2 |

Address: 7120 No. 3 Road

McDonald's Restaurants of Canada Ltd.
Applicant: McDonald's Restaurants of Canada Ltd. Owner: No. A0073512

Planning Area(s): City Centre

Floor Area Gross: 507.4 m? Floor Area Net: 507.4 m®
| Existing | Proposed
Site Area: 6,641.69 m? 6,542.89 m*
Land Uses: McDonald’s Restaurant with single lane drive-through McDonald s.Restaurant with
dual lane drive-through
OCP: Apartment Residential ,
OCP Designation: | CCAP: General Urban T4 — Mixed Uses - Low-Rise No Change
Residential & Limited Commercial . V
Zoning: Auto-Oriented Commercial (CA) No Change
Number of Units: 1 , 1
| Bylaw Requirement |  Proposed | Variance
Floor Area Ratio: 0.5 0.08 none permitted
Lot Coverage: _ Max. 50% ‘ 7.7% none
Setback — Front Yard: Min. 3.0 m 17.75 m none
Setback — Side Yard (North): » Min. 3.0 m 11.76 m none
Setback ~ Side Yard (South): Min. 3.0 m 11.44 m none
Setback — Rear Yard: Min. 3.0 m 96.92 m none
Setback to Residential Zone: Min. 3.0 m for a 1 storey building 11.44 m none
Height for buildings (m): Max. 12.0 m 7.11m none
Height for accessory structures (m): Max. 12.0 m 9.14 m
4.4 spaces per 100 m” of gross
Off-street Parking Spaces: leasable floor area on the first 2 47 none
floors of a building (507.4 m?) = 23
. Min. 2% when 3 or more visitor
SZt:g:iebﬁeEark'ng Spaces ~ parking spaces are required (23 x 2 none
] Min. 2% = 1)
Max. 50% when 31 or more
Small Car Parking Spaces spaces are provided on site (34 x 0 none
Max. 50% = 17)

5217904



Loading:

1 medium size designated space

1 medium size

floors of a building (507.4 m%) =3

. none
designated space
0.27 spaces per 100 m? of gross
Bicycle Parking — Class 1: leasable floor area on the first 2 2 none
floors of a building (507.4 m?) =2
0.4 spaces per 100 m? of gross
Bicycle Parking — Class 2: leasable floor area on the first 2 5 none

5217904
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Attachment 3

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, November 9, 2016 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 15-696896 — SINGLE STOREY 508 SQ.M. RESTAURANT WITH DRIVE
THRU (MCDONALD’S)

ARCHITECT: IBI Group
PROPERTY LOCATION: 7120 No. 3 Road

Applicant’s Presentation

Architect Brian Johnson, Reprise Design, Landscape Architect Cameron Owen, IBI
Group, Cam McQuarrie, Project Manager, McDonald’s Restaurants of Canada Ltd., and
Joe Guzzo, restaurant owner, presented the project and answered queries from the Panel.

Panel Discussion

Comments from the Panel were as follows:

. refreshing and modern design; fits well with the neighbourhood;
We completely agree.
- location of pedestrian walkway conflicts with the drive-thru lane/exit fronting

the west side entrance of the building;, poses safety issues to pedestrians
coming from No. 3 Road; consider introducing elements, e.g. mirrors, to
provide warning to pedestrians of vehicle movements before crossing the drive
thru lane; "

We have provided a raised crossing using stamped concrete with the City of
Richmond’s painted zebra crossing colors which are bright and very
noticeable, both to pedestrians and vehicles. We have also provided 6 bollards
Jor protection and to act as a warning. We are providing “Yield to Pedestrian”
signs for vehicles turning the corner of the drive thru. To assist at nighttime,
there are pedestrian level lights in addition to parking lot lights and building
exterior and soffit lighting.
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back of the building (i.e., east elevation) looks bare and appears like a “back end”;
consider introducing architectural elements from the other building elevations to the
east elevation;

Please refer to the revised rear elevation drawing showing building design
and material upgrades. We have added a stone finish either side of the
garbage enclosure door. Due to trucks being so close to the door when
picking up containers we are not able to have any projections out from the
wall here, as they would be prone to regular damage. We have added a white
ribbon over the rear door. Keep in mind the walls at the rear of the building
“step backwards” and are not seen on one plane, and they will also be
screened from view by the abundance of landscaping and trees.

appreciate the details on the model provided by the applicant which was helpful
in understanding the proposed project;

Acknowledged.

appreciate the new “bold” McDonald’s sign which is a nice feature on the
street; can be considered an art piece considering its scale relative to the size of
the building;

We agree with this opinion.

diminutive scale of the building frontage along No. 3 Road is not a concern; a
narrower look of the building along the street is refreshing; will provide a relief
along the street when the street will be fully built out in the future;

We agree with this opinion.

appreciate the well thought out landscaping as shown in the model; the
applicant is encouraged to follow through with the proposed “lush” landscaping
during construction of the project;

Understood.

consider introducing skylights to provide natural lighting to the one-storey
building; will benefit the customers as well as the owner in terms of potential
energy cost savings;

The construction of the building and the amount of mechanical and electrical
systems does not lend itself to introducing skylights so none have been
incorporated. We do however have an abundance of windows throughout the
dining area.

appreciate the modern approach to the proposed McDonald’s building design;
creates an urban feel;

Acknowledged.
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concerned about the location of the drive thru lane/exit fronting a building
entrance; will create conflict between vehicles and pedestrians in the area;
consider design development to the drive thru lane, e.g. offsetting the lane, to
mitigate risks for pedestrians crossing the lane;

We have provided a raised crossing using stamped concrete with the City of
Richmond’s painted zebra crossing colors which are bright and very
noticeable, both to pedestrians and vehicles. We have also provided steel
bollards at the 4 corners of the crossing for protection and to act as a
warning. We have also provided two “Yield to Pedestrian” signs for vehicles
turning the corner of the drive thru and on the d/t concrete slab just before
the raised ramp we have added the words “Yield to Pedestrians” to face cars
turning the corner. To assist at nighttime, there are pedestrian level lights in
addition to parking lot lights and building exterior and soffit lighting.

The d/t lane has not been “offset” as commented herein; however, the d/t exit
lane in front of the building’s west elevation is narrower in width than the d/t
lane alongside the north elevation. This transition will require vehicles to
approach the corner at very slow speed as they make the turn. Coupled with
the signs noted in our comments herein we believe the design includes the
necessary elements required to provide safe passage for pedestrians.

appreciate the proposed architectural expression; supportive of the
redevelopment of the existing building;

Acknowledged.

street edge needs more definition; consider introducing a vertical element or
fence in addition to the proposed plant materials to create a more urban edge
and block headlight glares from the drive thru lane; look at precedent of urban
street edge treatment in McDonald’s restaurant at 41% Avenue, Kerrisdale,
Vancouver;

A 3 ft high fence that matches the perimeter. fence and compliments the site
design has been provided to shield vehicle headlight glare. Enhanced
landscaping has been provided including yew hedges along the public
sidewalk.

reconsider proposed use of stamped asphalt materials for paving due to its low
level quality; consider using higher quality materials, e.g. unit concrete pavers,
to match the quality of the proposed building; also consider introducing
permeable pavers in some areas;

Permeable pavers have been added for the parking stall areas in the front
parking area. As noted on the detail on L2, two colours of pavers are
proposed — one for the field and one to delineate the parking stall lines. The
balance of the front parking area is a truck route. The loading area has been
changed to stamped concrete and will match the raised pedestrian connection.
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consider relocating the long row of shrubs to immediately adjacent to the
wooden fence along the north property line to address potential CPTED issues;

For 2 reasons this was not incorporated. Firstly, the future lane widening
would result in removal of all trees if this change were to be implemented,
Secondly, the landscaping consists of low level plants and trees. We do not see
a concern with safety as this strip should be in clear view. Keep in mind there
are also lot lights along the drive thru lane in this area as well as exterior
building lighting.

consider introducing root barriers for trees adjacent to the north property line to
protect the trees in the future widening and extension of the existing lane to the
north of the subject site;

This has been incorporated.

consider more planting on the parking area; 12 additional trees could potentially
fit at the back end of the parking area and on some of the planting islands;

In conjunction with other revisions to the site, we have added additional trees
(coniferous and deciduous) to the perimeter of the rear parking area as well
as the internal islands. In addition, we are now proposing to retain an
additional 9 trees previously noted for removal.

appreciate the proposed heritage character of the McDonald’s sign and interior
of the building; however, also consider integrating some heritage character to
the No. 3 Road streetscape, e.g. in the architecture and/or paving treatment, to
differentiate the subject proposal from prototype McDonald’s restaurants;

As discussed above, we are reviewing a design element to celebrate our 50th
anniversary as this location was the first McDonald’s in Canada and globally
outside of the US. We anticipate adding something into the public realm
Jronting No. 3 Road.

concerned about the long-term survivability of the small planters (i.e., between
the front parking area and the side entry);

These have been removed as requested.
appreciate the sustainability features incorporated into the proposed project;
Thank you.

consider the potential to use heat recovery from the walk-in freezer to pre-heat
ventilation or domestic hot water; also consider the potential to use heat
recovery from the kitchen exhaust;

We reviewed this option and with a limited amount of recovery available the
cost to implement recovery systems far outweighed the savings. We will not be
proceeding.
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appreciate the proposed upgrade of the existing development; however, does
not support the scheme for pedestrian traffic crossing a drive-thru lane/exit;
consider retaining the existing location of the drive-thru and converting the
proposed drive-thru lane/exit into a landscaped area with additional seating for
CPTED reasons;

The current redevelopment program has been arrived at after several months
of design development in consultation with the City and all relevant
stakeholders. As explained at the ADP, the irregular shape of our property
does not lend itself to any other McDonald’s restaurant building layout/site
design than what is being proposed (retaining the antiquated building and d/t
layout/service does not address the need for progress at every level). As a
result, the drive thru lane must wrap around the front to exit and by doing so
there is safety concern between pedestrian and vehicle flow which must be
addressed. In order to address the necessity for safety through design, a
number of elements have been incorporated and these have been expressed as
outlined in our comments to this draft response. The new development
addresses CPTED measures which we have previously provided comments on.

appreciate the contemporary character of the proposed redevelopment;
Thank you.

consider relocating the bus stop shelter northwards to give it more prominence
and avoid conflicting with the free-standing McDonald’s sign;

This is a Translink directive and we will have to comply as required.
size of the proposed patio is small;

The patio/seating area is a function of the location of the street-front setback
and landscaping provisions, drive thru exit, building positioning and the
various requirements of the layout of the site as a whole. We have provided an
attractive and comfortable patio seating area while maintaining required
clearances and pedestrian travel around the building.

consider enhancing the landscaping in the middle of the large open space
adjacent to the back of the building to create a “story” of the original site lay-
out and enhance the pedestrian experience from the rear parking area going to
the building;

As noted above, a significant amount of trees have been added to the rear
parking lot area. Similar to the large front landscape area, we have made
some adjustments to the plant palette by adding yew hedges and lilacs which
were once a very common background plant in the community. This
additional landscape material improves the pedestrian experience and ties the
landscape design to the remainder of the site.
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appreciate the proposed landscaping; however, it could be further articulated
with public art; a vertical element at the street front could also help mitigate the
headlight glares that may impact traffic along No. 3 Road;

We are reviewing a design element to celebrate our 50th anniversary as this
location was the first McDonald’s in Canada and globally outside of the US.
We anticipate adding something into the public realm fronting No. 3 Road.

Landscaping fronting the drive thru along No 3 has been upgraded in
consultation with the City and a low level fence has been provided to address
any headlight glare.

agree with comments regarding (i) the survivability of planting beds at the
southwest corner of the building, and (ii) the need for introducing root barriers
for trees adjacent to the north property line;

The planting beds have been removed and root barriers are being provided.

reconsider proposed planting of Platanus x aceriforia trees due to their leaves’
potential health hazard;

Has been incorporated on the revised landscape drawings.

also reconsider the planting of Liriodendron tulipifera at the southeast corner of
the building as it is not suitable for paved areas;

Has been incorporated on the revised landscape drawings.

agree with comment regarding adding vertical elements (e.g., cast-in-place
concrete phony wall or yew planting) in addition to lavender planting along the
west property line;

A 3 ft high fence that matches the perimeter fence and compliments the site
design has been provided to shield vehicle headlight glare. Enhanced
landscaping has been provided including yew hedges along the public
sidewalk.

agree with comment to reconsider stamped asphalt paving on the driveway;
congsider introducing concrete unit pavers;

Permeable pavers have been added for the parking stall areas in the front
parking area complete with concrete banding as shown on the site plan. As

" noted on the detail on L2, two colours of pavers are proposed — one for the

field and one to delineate the parking stall lines. The balance of the front
parking area is a truck route so we have retained the heavy duty asphalt
paving. In addition, the loading area has been changed to stamped concrete
and will match the raised pedestrian connection.

agree with the removal of the proposed grasspave along the street front;
Removed except for 2 small sections either side of the access to address truck
turning radius requirement. Final design will be outlined in the SA.
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proposed planting does not provide sound attenuation;

The acoustics report is going to address the acoustic aspects of the
development

consider relocating “‘yield to pedestrian” sign northward and adding another
speed bump on the drive-thru lane before the north west corner to mitigate
potential risks to pedestrians; and

We believe the current design successfully addresses any potential risks to
pedestrians. We have provided a raised crossing using stamped concrete with
the City of Richmond’s painted zebra crossing colors which are bright and
very noticeable, both to pedestrians and vehicles. We have also provided steel
bollards at the 4 corners of the crossing for protection and to act as a
warning. We have also provided two “Yield to Pedestrian” signs for vehicles
turning the corner of the drive thru and on the d/t concrete slab just before
the raised ramp we have added the words “Yield to Pedestrians” to face cars
turning the corner. To assist at nighttime, there are pedestrian level lights in
addition to parking lot lights and building exterior and soffit lighting.

The d/t lane has not been “offset” as commented herein; however, the d/t exit
lane in front of the building’s west elevation is narrower in width than the d/t
lane alongside the north elevation. This transition will require vehicles to
approach the corner at very slow speed as they make the turn. Coupled with
the signs noted in our comments herein we believe the design includes the
necessary elements required to provide safe passage for pedestrians.

appreciate the free-standing McDonald’s original sign; however, consider
introducing other elements to celebrate the restaurant’s heritage as the first
McDonald’s restaurant in Richmond and outside of the United States.

As discussed above, we are reviewing a design element to celebrate our 50th
anniversary as this location was the first McDonald’s in Canada and globally
outside of the US. We anticipate adding something into the public realm
Jfronting No. 3 Road.

Inside the lobby seating area we are dedicating certain sections of the interior
décor to celebrate the rich history of McDonald’s in Richmond and in
Canada. Photographs, mementoes and creative narrative is being researched
and will form an integral part of the interior design.

Panel Decision

It was moved and seconded
That DP 15-696896 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

CARRIED
Opposed: Tom Parker



> City of |
d; ¥ Richmond Development Permit

No. DP 15-696896

To the Holder: MCDONALD’S RESTAURANTS OF CANADA LTD.
Property Address: 7120 NO. 3 ROAD
Address: C/O GRAHAM FANE

4400 STILL CREEK DRIVE
BURNABY, BC V5C 6C6

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 #5 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
$186,307.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to 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 15-696896

To the Holder: MCDONALD’S RESTAURANTS OF CANADA LTD.
Property Address: 7120 NO. 3 ROAD
Address: C/O GRAHAM FANE

4400 STILL CREEK DRIVE
BURNABY, BC V5C 6C6

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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McDonald's PLANT LIST
\TURE
KEY  BOTANICAL NAME COMMON NAME AL SZE  COND “Agsm Z‘éﬁEiS sp%i}«;
TREES &) L L
MS | Magnolia steflata 'Pink Stardust’ Pink Stardust Magnolia e0mm 20 gal. 3.0 3.0 50 3
cJ Cercidiphylium japonicum Katsura Tres Kmm SPADE 50 8.0 10.0 9
CK | Cercidiphylium japonicum Katsura Tree 100mm SPADE 15.0 8.0 10.0 4
PS | Pinus sylvestris. Scols Pine 400cm | SPADE | 150 100 1.0 11
GT | Giledilsia rfacanthos ‘Suncole” Sunburst Honeylocust BOmm 20 gal. 120 0.0 10.0 &
SHRUBS AND PERENNIALS
v | syringa vulgaris rasavitsa Moskvy' Krasavitsa Moskry Comman Lizc v50em | 8B 50 20 50 9
3 Cotinus 'Grace’ Grace Smoks Tres 0cm 3 gal. 20 20 10 78
sb Syringa 'Bajlbelle’ Tinkerbel Lilac 80cm 3gal 175 i5 10 122
ma Mahonia nervosa Longleal Mahonia 30cm 3 gal 0.45 045 05 78
tm Taxus cuspidata ‘Emerald Spreader” Emerald Spreader Yew 30am 2 gal 09 30 15 47
pm. Palystich: it Westem Sword Fem 30em 1gal. 12 12 10 P}
hb | Heuchera ‘Black Beauty Black Beauty Coral Befls. 1gal. 23 03 05 £
8 Gauitheria shalion Sala {source to be CFIA certified) Sgal. o3 03 05 30
30 | Arctostaphylos uva ursi Vancouver Jade Beasberry gl o1 03 05 200
& | Calamagrosts acatfiora Kar Fosrster Karl Foerestar Grass 2gal 03 [ 05 &
pah | pennisatum atopecuroide 'Hametn' Harneln Fountain Grass. Zgal. 03 03 o5 5

NOTE. ANY SPECIES SUBSTITUTIONS MUST BE TO THE SATISFACTORY OF THE MUNICIPALITY.

LANDSCAPE NOTES:

. INSTALL ALL PLANT MATERIAL TOMUNICIPAL STANDARDS. PROVIDE AND INSTALL ALL
PLANT MATERIAL IN ACCORDANCE WITH BCLSA/BCNLA LANDSCAPE STANDARDS - LATEST
EDITION. AREA OF SEARCH: BRITISH COLUMBIA, WASHINGTON AND OREGON. PROVIDE
DISEASE AND PEST-FREE PLANTMATERIAL FROM CERTIFIED NURSERIES. PROVIDE
GUARANTEE OF CERTIFICATION. ALL PLANT MATERIAL TO BE IRRIGATED WITH AN
AUTOMATIC IRRIGATION SYSTEM- BY OTHERS.

. COMPLETE ALL WORK TO THE SATISFACTION OF THE LANDSCAPE ARGHITECT,

REPORT ANY CHANGES, DISCREPANCIES OR SUBSTITUTIONS TO THE LANDSCAPE

ARCHITECT FOR REVIEW. OBTAIN APPROVAL FROM THE

LANDSCAPE ARCHITECT BEFORE PROCEEDING,

IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE EXISTING SERVICE LOCATIONS.

EXACT LOCATIONS OF PLANT MATERIAL WILL BE DETERMINED BY PLACEMENT OF SITE

SERVICES SUCH AS HYDRO VAULTS, METERS,

UTILITIES ROOF RAIN WATER LEADERS, DRIVEWAYS, LIGHT STANDARDS, ETG.

ALL PLANT MATERIAL LOCATIONS TO BE STAKED OR MARKED OUT AND APPROVED BY

LANDSCAPE ARCHITECT PRICR TO INSTALLATION,

. SUPPLY ALL PLANT MATERIAL [N ACCORDANCE WITH

THE CANADIAN STANDARDS FOR NURSERY STOCK

LATEST EDITION. INSTALL PLANT MATERIAL

ACGORDING TO DETAILS SHOWN,

DISTURBED 50IL. AREAS AROUND TREES AND SHRUBS ARE TO BE COVERED WITH

SHREDDED CONIFER BARK MULCH SUCH AS

'CANADA RED OR 'GRO-BARK SPM MULCH, OR APPROVED EQUIVALENT. ALTERNATIVE

MULCHES MUST BE APPROVED BY THE

LANDSCAPE ARCHITECT. .

10, CONTRACTOR TO UTILIZE LAYOUT DIMENSIONS WHERE PROVIDED.

11. PROVIDE PLANTING BED AREA AS NOTED ON THE DRAWING OR TO ACCOMMODATE

N

~ @

©

MATURE SIZE OF PLANT MATERIAL.

12, ALL SUPPORT SYSTEMS MUST BE REMOVED BY THE CONTRACTOR AT TIME OF FINAL
ACCEPTANCE. NO EXTRAS WILL BE PAID TO COMPLETE THIS WORK.

13. SUPPLY AND PLACE TOPSOIL IN ACCORDANCE WITH DBSS 2013 751 TO A MINIMUM DEPTH
OF 150mm UNLESS OTHERWISE SPECIFIED.

14. SUPPLY AND PLACE SOD [N ACCORDANCE WITH DBSS 2013 751/757 UNLESS OTHERWISE
SPECIFIED.

5. SUPPLY AND PLACE SEED IN ACCORDANCE WITH DBSS 2013 757 UNLESS OTHERWISE
SPECIFIED. ALL 5:1 OR GREATER SLOPES TO BE SEEDED WITH TACIFIER. CONTRACTOR TO
PROVIDE NECESSARY ERCSION CONTROL PROTECTION AS REQUIRED TO ENSURE SOIL
STABILIZATION AND PROPER SEED GERMINATION.

16, ALL DIMENSIONS N METRES UNLESS OTHERWISE NOTED.

17. IF DISCREPANCIES ARISE BETWEEN PLANT MATERIAL COUNT SHOWN ON DRAWING AND
PLANT LIST, THE DRAWING SHALL BE CONSIDERED CORRECT.

18. CONTRACTOR TO PROVIDE MINIMUM TWO (2) YEAR WARRANTY FROM DATE ACCEPTED
ON ALL WORK UNLESS OTHERWASE SPECIFIED,

19, ANY SITE PLAN OR GRADING AND SERVICING SHOWN 5 FOR INFORMATION ONLY. REFER
TO APPROVED DRAWINGS.

20. NOT FOR CONSTRUCTICN UNLESS STAMPED, SIGNED AND DATED BY LANDSCAPE
ARCHITECT.

21. DRAWINGS NOT TO BE REFRODUCED WITHOUT WRITTEN CONSENT FROM LANDSCAPE
ARCHITECT.

22. APPROVAL OF LANDSCAPE PLAN TO BE OBTAINED FROM MUNICIPALITY.

23. FOR GRADING AND SERVICING INFORMATION REFER TO THE CONSULTING ENGINEER'S
DRAWINGS.

24. FOR LIGHTING INFORMATION AND POWER DISTRIBUTION REFER TO THE ELECTRICAL
CONSULTANT'S DRAWINGS.
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FIGURE 8, ARBOR NOTES;
TIE
g.’?;fg T +  OBTAINWRITTEN CONFIRMATION OF UTILITY LOCATES PRIOR TO
COMIMENCEMENT OF DIGGING
7 «  DIG ALL HOLES BY HAND WHEN CLOSER THAN 1.0M TO
UNDERGROUND POWER, TELEPHONE AND GAS AUGNMENTS

USE ROOT DEFLEGTOR ON THE UTILITY SIDE OF REQUIRED

ENSURE BASE CF TREE PIT IS STABLE IN ORDER TO MAINTAIN THE
DESIRED TREE LEVEL AND GRADE

TREES TO BE SPRAYED WITH APPROVED ANTI-DESSICANT PRIOR

7O TRANSPLANTING UNLESS PLANTED WITHIN 48 HOURS OF
DIGGING (IF PLANTED IN FULL LEAR)

SET TREE 50mm HIGHER THAN SURROUNDING GRADE TO ALLOW FOR

FOLD ENDS OF ARBORTIE

SETTLEMENT
T o AKE « SCARIFY COMPACTED SUBGRADE TO 500MM DEEP IN AREAS X
WITH 1" GALVANIZED Yoo
ROOFING NAL OR USE A ROOTBALL DINMETER
o « DIG PIT 300M WIDER THAN ROOTBALL PERIMETER

MULCH WITH SHREDDED BARK OR COMPOSTED HARDWOOD CHIPS
TRUNK PROTEGTION

MECHANICAL INJURY : USE PLASTIC TREE COLLAR

ANIMAL INJURY : USE SPIRAL TREE GUARDS OR SCREEN COLLARS
SUNSCALD INJURY : PAINT TRUNK WITH WHITE LATEX OR
WHITE-WASH, OR WRAP WITH BURLAP, KRAFT WRAP' INSTALLED
FROM THE GROUND UP TO ABOVE LOWEST BRANCHES

LAWN MOWER INJURY : USE SPLIT CORRUGATED BRAIN COLLARS
REMOVE TREE STAKES AND TREE WRAP AFTER ONE SEASON

PRUNE BRANCHES AND RETAIN NATURAL FORM OF TREE
AS DIRECTED BY LANDSCAPE ARCHITECT. DO NOT
PRUNE LEADER BRANCH

FLAT WOVEN POLYPROPYLENE MATERIAL 3/4° WIDE, 900b,
BREAK STRENGTH. FASTEN IN FIGURE 8 CONFIGURATION

SET HEARTWOOD STAKE SET APPROX, 1.2m ABOVE
FINISHED GRADE, AND POSITION STAKES AND TIES TO
PREVENT TREE DAMAGE

g

75mm COMPACTED MULCH ABOVE FINISHED GRADE
MULGH 150mm AWAY FROM TRUNK

100mm HIGH RAISED SAUCER

FINISHED GRADE

EXISTING TOP SOIL

CUT AND REMOVE ALL WIRE, BURLAP, ROFE AND TWINE
FROI TOP /4 OF ROOT BALL

PLANTING SOIL MIXTURE AS SPECIFIED. BACKFILLIN
350MI4 LIFT AND MIXTURE IN LAYERS TO PREVENT AIR
POCKETS

UNDISTURBED SUBSOIL

"SCARIFY 150mm TAMPED SETTING BED AT BOTTOM OF
TREE PIT

m BALLED & BURLAPPED/ WIRE BASKET DECIDUCUS TREE
LP2 /N.T.S

PRUNE ONLY INJURED OR INFECTED
BRANCHES. REMOVE ALL NURSERY

100mm DEPTH SHREDDED CEDAR
BARK MULCH BY GRO-BARK LTD, ALL.
TREAT FARMS OR APPROVED
EQUIVALENT

PROVIDE CLEAN AND CONTINUOUS
SPADE CUT ALONG ALL BED EDGES

REMOVE PLANTS FROM ALL CONTAINERS.
TOP 1/3 OF BURLAP &/0f ROPE TO BE CUT &
REMOVED FROM TOP OF ROOT BALL.

EXCAVATE TO 450mm DEFTH AND BACK-FILL
WITH PREPARED SOIL MIX (SEE NOTE)
COMPACT TOPSOIL TO ELIMINATE AR
POCKETS AND SETTLEMENT

SCARIFY PIT BOTTOM TO 150mm DEPTH

UNDISTURBED SOI.,

NOTES:

1. SOIL MIXTURE: FOUR (4) PARTS NATIVE SOIL, ONE (1) PART WELL ROTTED COMPOST.

2. SAUCER SHALL BE SOAKED WITH WATER AND MULCHED IMMEDIATELY FOLLOWING PLANTING,
3.ALL DIMENSIONS ARE IN mm,

4.IN POORLY DRAINED SCILS PLANT SHRUB SUGHTLY HIGHER THAN ADJACENT GRADE.

5. ALL PLANTS TO BE STRAIGHT AND PLANTED VERTICALLY REGARDLESS OF SLOPE.

/"2 "\ BALLED AND BURLAPPED/POTTED SHRUB

@ NTS.

PLANT PERENNIAL SUGHTLY HIGHER OR
AT SAME LEVEL AS EXISTING GRADE,

80mm PERMEAB
AQUAPAVE® STANDARD
COLOUR: CHARCOAL
PATTERN: RUNNING BOND
USED iN LIEU OF PAINTED LINES

BLE PAV

COLOUR: NATURAL
PATTERN: HERRINGBONE

I
I

RMI S -
AQUAPAVE® STANDARD

FLUSH CONCRETE 'CURB' - 150mm WIDE
32MPa @ 28 DAYS WITH 5-7% AIR ENTRAINMENT;
PROVIDE 2 - 10M HORIZONTAL BARS.

67O 12mm DRAINAGE VOIDS (OPENINGS)
80mm PERMEABLE PAVERS -
AQUAPAVE® STANDARD

COLOUR: NATURAL AND CHARCOAL
PATTERN: HERRINGBONE

50mm HP.B, SETTING BED

300mm 19mm CLEAR UIMESTONE

e Lo 50 o o0 k%
A A = = = 300mm S0mm GLEAR LIMESTONE
ASNO, DEPTH TO BE CONFIRMED BY ON-SITE
BY GEO-TECHNICAL ENGINEER TO SUPPORT
S VEHICULAR LOADING.

ANARN] M M FILTER FABRIC: TERRAFIX 270R

e OR AFPROVED EQUIVALENT,

i

[ F—

FLUSH CONCRETE 'CURB' - 150mm WIDE

a2MPa @ 28 DAYS WITH 5-7% AIR ENTRAINMENT:
PROVIDE 2 - 10M HORIZONTAL BARS,

("5 "\ PERMEABLE PAVERS WITH CONCRETE BAND

PROVIDE CLEAN AND CONTINUOUS
SPADE CUT ALONG ALL BED EDGES

REMOVE PERENNIAL FROM
POT OR CONTAINER
EXCAVATE TO 300mm DEPTH AND
FILL WITH PREPARED SOIL MIX (SEE
NOTE) COMPACT TOPSOIL TO
ELIMINATE AIR POCKETS AND
SETTLEMENT

UNDISTURBED SOIL

COMPOST.
2. SAUCER SHALL BE SOAKED WITH WATER AND MULCHED IMMEDIATELY
FOLLOWING PLANTING.

& AL WIS AT
4. CUT ANC REMOVE CONTAINER. SCARIFY ROOTBALL SIDES. SPECIFIEO GTHERWISE,

CONTRACTOR SHALL PROVIDE 75mm

5, ALLPLANTS TO BE STRAIGHT AND PLANTED VERTICALLY REGARDLESS OF
SLOPE.

/"3 "\ CONTAINER GROWN PERENNIAL/GRASS

LP2 / N.TS.

EXISTING PROPOSED

@ N.T.S.

35X 140mm CAP RESIDENTIAL DEVELOPMENT

38X 140mm CAP

300mm DEPTH 19mme CLEAR CRUSHED

GRANULAR

ELEVATION

( 4\ 0.9m & 1.8m HEIGH WOOD PRIVACY FENCE

8 % 89mm HORIZONTAL TOH 35 x B9mm HORIZONTAL TOP RAIL
o L TOP RAIL
38 % 89mm HORIZONTAL FENCE BOARDS H
& > 75mm GAPS BETWEEN
3 HORIZONTAL BOARDS (TYF)
0 38 x 38mm NAILERS ON BOTH SIDES
1 o 140 % 140mm (6 67 WOOD POST 7 OF HORIZONTAL BOARDS
o) 0
4
5 75mm GAPS BETWEEN . o
£ e HORIZONTAL BOARDS (TYP) [ il
" - H
I
38 38mm NAILERS ON BOTH SIDES Al
OF HORZONTAL BOARDS &
I3 )
g H 38 x 89mm BOTTOM RAIL SLOPED
S 4l WHERE REQUIRED
PROPOSED FINISHED GRADE
2 PROPOSED FINISHED GRADE .
z A b Sl
A coNcrRETEFooTNG | *1 |- CONCRETE FOOTING
& - !
g
- .
E o E s
E E .
15 L s P
g P g R
450mme® SONOTUBE CONCRETE . o 450mm@ SONOTUBE CONCRETE
FOUNDATION | " & 3 FOUNDATION

A o)
GRANULAR

CONCRETE FOOTING
SECTION

1. ALL MATERIALS, COMPONENTS AND WORKMANSHIP TO
GONFORM TO BUILDING AND LOCAL BY-LAWS.

2 FENGES CONSTRUCTED ON BERMS:

A} EXTEND FOOTINGS 1500MM INTO UNDISTURBED
SUB-GRADE,
B) ERECT FENCE ALONG CENTRE-LINE OF BERM.

3, ALL WOOD TO BE PRESSURE TREATED SELECTED
MAINLY FOR GOOD APPEARANCE ALL MEMBERS SHALL BE
FREE OF WANE AND BARK POCKETS. ALL TORN GRAIN
SHALL BE ELIMINATED BY SANDING AND PLANNING,
MEMBERS EXHIBITING MODERATE TO HEAYY KNOTS
SHALL BE WELL DISTRIBUTED THROUGHOUT THE SITE

4. ALLWOOD TO BEAR LUMBER GRADING STAMP.

5 NAILS SHALL BE GALVANIZED ARDOX CONFORMING TO
CSA STANDARD BILL.

& ALL GALVANIZING TO BE HOT DIPPED IN CONFORMANCE
TO CSA STANDARD C164,

7. DRIVE ALL NAIL HEADS BELOW SURFACE OF WOOD. USE
'SUFFIGIENT SIZE AND QUANTITY OF NAILS TO ENSURE A
STABLE, SECURE STRUCTURE.

8 STEP FENCE PANELS MINIMUM OF 100 - 200mm AT FOSTS
AS REQUIRED BY GRADE CONDITIONS. SLOPING OF
PANELS MAY BE REQUIRED FOR CERTAIN GRADE
CONDITIONS - CONSULTANT'S APPROVAL REQUIRED,

© ALL LUMBER SIZES ARE ACTUAL SIZES RATHER THAN
NOMINAL SIZES.

0. CONCRETE TO HAVE MINIMUM COMPRESSIVE.
STRENGTH OF 20 MPA @ 20 DAYS WITH 5.7% AIR
ENTERTAINMENT.

11, SEE LANDSCAPE PLAN LP FOR FENCE LOCATION,

GENERAL LAYOUT NOTES:

1. ALLFENCES ADJACENT TO ROAD ALLOWANCES AND
WALIWAYS TO BE ERECTED 0.15M ONTO PRIVATE
PROPERTY. FENCING IS NOT TO BE ERECTED ON THE LOT
LINE OR INTO ANY ROAD ALLOWANCE OR EASEMENT.

2 FOOTING AND EXCAVATION TO BE ENTIRELY ON
PROPOSED DEVELOPMENT LANDS.

CONTRACTOR TO PROVIDE SHOP DRAWINGS AND FENCE
MATERIALS TO BE APPROVED 8Y CLIENT ANDIOR
LANDSCAFE ARGHITECT PRIOR TO INSTALLATION.

@ NTS.
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BEYOND AT
VESTIBULE

/2 NON—DRIVE THRU ELEVATION

W SCALE:  3/16° = 10"

| BFER M
BUILDING ADDRESS 6'H.

CHARACTERS AND 3/4"
STROKE BY G.C.

"SRR

BRICK BRICK BRICK

T/BLDG_@ PARAPET
19°=27 AFF.

T/BLDG @ PARAPET 4
T7-10" AFF. ¥

T/PARAPET @ GARAGE $
15=0" AFF.
T/MASONRY $
1T—47AFF

KEY NOTES
VICWEST MERCURY METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. "BNT — WHITE"

VICWEST MERCURY METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. "RON-RED"

NOT USED

VICWEST AD-150 METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. "MZG~GREY"

VICWEST AD-300SR METAL PANEL SYSTEM - COLOUR MATCH
ALPOLIC MFR. "MZG-GREY"

PREFINISHED ANDDIZED ALUMINUM OPEN FACE METAL
DOWNSPOUT AND SCUPPER W/ DE-ICING HEAT CABLE ~ SEE
ELECTRICAL

BRICK (4"x4"x16")

RICHVALE CAMBRIDGE SERIES — COLOUR: "ONYX"

BRICK (4°x4"x16")
RICHVALE CAMBRIDGE SERIES — COLOUR "DOVER GREY"

INSULATED HOLLOW METAL DOOR - PAINT DOOR & FRAME TO
MATCH COLOR OF ADJACENT MATERIAL

[&] [&]

AUTOMATIC DOOR OPERATOR

0, FILL BOX
co2

COLOUR: DULUX "CHESTNUT BROWN® McD—37
GREASE INTERCEPTOR PORT — SEE 1/P500

LIGHT FIXTURE — SEE ELECTRICAL

METAL FASCIA COLOUR °"CHARCOAL GREY"

METAL FASCIA COLOUR TO MATCH VICWEST METAL PANEL
SYSTEM "RON-RED"

METAL FASCIA COLOUR TO MATCH VICWEST METAL PANEL
SYSTEM "BNT—WHITE"

METAL FASCIA COLOUR TO MATCH VICWEST METAL PANEL
SYSTEM "BROWN™?727?

WOOD HORIZONTAL LAP SIDING — PRE—STAINED TO MATCH

PREFNISHED MECHANICAL LOUVER — COLOUR TO MATCH
ADJACENT BRICK

INSULATED OVERHEAD DOOR — LIGHT BROWN

E STEEL PIPE BOLLARD W/ SUREGUARD BOLLARD SHIELD — SEE
SHTE DETALS

(RMHC) CDIN COLLECTOR
UNIT #WPT DT2000 STD
CALL 1-888-743-7435 TO ORDER

E] McDONALD'S SIGNAGE BY OTHERS — UNDER SEPARATE PERMIT

STEEL COLUMN W/ PREFINISHED ELECTROSTATIC COATING TO
MATCH - "RON-RED"

SPRINKLER STANDPIPE, SIAMESE CONNECTION

'PACIFIC ASHLAR' THIN STONE
'PACIFIC ASHLAR' FULL BED

[#x] EXTERIOR WINDOW ASSEMBLY — SEE SHEET A600
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BUILDING ADDRESS 6'H.
CHARACTERS AND 3/4” STROKE.
SUPPLIED & INSTALLED BY G.C.
/1\_FRONT ELEVATION
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& T/BLDG © PARAPET ‘
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T/BLDG © PARAPET
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BEYOND AT BUILDING ADORESS 6°H.
VESTIBULE CHARACTERS AND 3/4”
STROKE BY G.C.
/ 2\ NON—DRIVE THRU ELEVATION
W SCALE:  3/16° = 1-0
KEY NOTES

VICWEST MERCURY METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. "BNT — WHITE"

VICWEST MERCURY METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. "RON-REQ”

NOT USED

VICWEST AD-150 METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. “MZG-GREY"

VICWEST AD-300SR METAL PANEL SYSTEM — COLOUR MATCH
ALPOLIC MFR. "MZG~GREY"

PREFINISHED ANODIZED ALUMINUM OPEN FACE METAL
DOWNSPOUT AND SCUPPER W/ DE—ICING HEAT CABLE ~ SEE
ELECTRICAL

BRICK (4"x4"x167)

RICHVALE CAMBRIDGE SERES — COLOUR: "ONYX™

BRICK (47x4™x167)
RICHVALE. CAMBRIDGE SERIES — COLOUR "DOVER GREY"

INSULATED HOLLOW METAL DOOR — PAINT DOOR & FRAME TO
MATCH COLOR OF ADJACENT MATERIAL

AUTOMATIC DOOR OPERATOR
CO, FILL BOX

WOOD HORIZONTAL LAP SIDING — PRE-STAINED TO MATCH
COLOUR: DULUX "CHESTNUT BROWN™ McD-37

GREASE INTERCEPTOR PORT — SEE 1/P500
UGHT FIXTURE — SEE ELECTRICAL

METAL FASCIA COLOUR "CHARCOAL GREY”

METAL FASCIA COLOUR TO MATCH VICWEST METAL PANEL
SYSTEM "RON~RED”™

METAL FASCIA COLOUR TO MATCH VICWEST METAL PANEL
SYSTEM "BNT-WHITE”

METAL FASCIA COLOUR TO MATCH VICWEST METAL PANEL
SYSTEM "BROWN™?777?

PREFINISHED MECHANICAL LOUVER — COLOUR TO MATCH
ADJACENT BRICK

INSULATED OVERHEAD DODR — LIGHT BROWN

STEEL PIPE BOLLARD W/ SUREGUARD BOLLARD SHIELD — SEE
SITE DETAILS

(RMHC) COIN COLLECTOR
UNIT #WPT DT2000 STD
CALL 1-8B8—743—7435 TO ORDER

B McDONALD'S SIGNAGE BY OTHERS — UNDER SEPARATE PERMIT

. STEEL COLUMN W/ PREFINISHED ELECTROSTATIC COATING TO
MATCH — "RON—RED”

[55] SPRINKLER STANDFIPE, SIAMESE CONNECTION

'PACIFIC ASHLAR' THIN STONE

@] 'PACIFIC ASHLAR' FULL BED

E] EXTERIOR WINDOW ASSEMBLY — SEE SHEET A6DO
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/ 2™\ BUILDING CROSS SECTION

@ SCALE:  3/16"

T/PARAPET @ BLDG
21°-2" AF.F.

]/PARAPET @ BLDG
19’4 AFF.

[

1"-0"

4

AFF.

/1)) BUILDING SECTION — LONGITUDINAL

@ SCALE. 3/16"

T/PARAPET € BLDG
19'-2" AFF.
T/PARAPET © GARAGE
15'-0" AFF.

AT/PARAFEI' © BLDG
—10"
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(oN RoOF)

-

{ON ROOR)

— Y

@nu ROOF)

[e]

[e]

[¢]

LEGEND

L.P. LOW POINT

H.P. HIGH POINT

— DIRECTION OF
DRAINAGE

KEY NOTES

PREFINISHED ALUMINUM SCUPPER
W/ DOWNSPOUTS

CANOPY SYSTEM — SEE A300 FOR
OTES. SEE ROOF PLAN FOR
DIMENSIONS

METAL PARAPET FLASHING — SEE
ELEVATIONS AND SECTIONS

LIGHT FIXTURE — SEE ELECTRICAL

McDONALD'S SIGNAGE BY OTHERS
SEE ELEVATIONS

STEEL COLUMNS W/ PREFINISHED
ELECTROSTATIC COATING

ROOFING NOTES

SINGLE-PLY ROQFING SYSTEM WITH
BASE FLASHING SHEET EXTENDING UP
PARAPET ANO TERMINATED UNDER
COPING HOT WELDED TO SEALING
STRIP SECURED TO WQOD BLOCKING

INSTALLATION OF ROOFING SHALL BE
IN ACCORDANCE WITH MANUFACTURER'S
SPECIFICATIONS AND PER DETAIL 2 OF
THIS SHEET.

PRQVIDE PREFABRICATED METAL
CURBS. COORDINATE SIZE, LOCATION
AND_INSTALLATION REQUIREMENTS W/
M, E, P & S SHEETS, PROVIDE SHIMS
TO LEVEL CURB AREAS WHERE ROOF
DECK IS PHCHED.

4.  FOR EXACT LOCATION OF EXHAUST

FANS, HVAC UNITS, AND ROOF HATCH.

RTU UNIT §1 1S REFER TO STRUCTURAL DRAWINGS.
1’0" ABOVE
PARAPET WALL. - 5. CRICKETS MUST BE INSTALLED AT ALL
ROOF CURBS & EQUIPMENT
PLATFORMS BY GENERAL CONTRACTOR.
AERCO TO SUPPLY CURB FOR
CONDENSERS,
I
o [} [ o o [} o o o [} o
o
P
ES
1 REEIFECIEAN CEILING PLAN
803/ s o :
N
ROOQFING SYSTEM + / BASE RAL
1. MANUFACTURERS AND PRODUCTS: /
A CARLISLE SYNTEC, INC. SURE-WELD TPO ROOFING SYSTEM " e Nt ey R S
B.  JOHNS MANVILLE ULTRAGARD SRT-60
C.  FIRESTONE ULTRAPLY TPO ROOF CURB n ROOF ASSEMBLY (SEE
NO_SUBSTITUTIONS ALLOWED INSULATION BY N SHEET A1D4)
2. SPECIFIED ROOFING SYSTEMS (AS SHOWN; oe - |
E ¢ : FRAMING (SEE S
HEAT-WELDABLE SINGLE-PLY 60 MIL TPO ROOFING SYSTEM, STRUCTURAL
INSTALLED OVER RIGID INSULATION ON WOOD ROOF DECK HAVING DRAWINGS) [THE PATE COMPANY 1S A SUPPLER OF |
A SLOPE OF 1/4"/FT. MATERWLS SHALL BE AS FOLLOWS: | B S [PREFABRICATED ROOF ACCESSORIES AND
A TPO ROOFING SYSTEM AS MANUFACTURED BY ONE OF THE ! [E’,;’R%Rgokfgsulgﬁ '}E,fgﬁga‘ﬁﬂé%{m
MANUFACTURERS LISTED ABOVE TO COMPLY WITH ASTM INSTALLATION. THE ROOFING SYSTEM
D-6B78, AND FMG 1-90 FOR WIND UPLIFT. ANUFACTURER'S. INSTALLATION
Ly TP B. FASTENERS: METAL FASTENERS AND PLATES AS PER f [REQUIREMENTS MAY SUPERSEDE THESE
PERMETER SHEET MANUFACTURER. DETAILS FOR WARRANTED ROOF SYSTEMS.
JOIST AND WOOD DIRECTION OF
METAL FASTENER C. ACCESSORIES: PRE-FABRICATED CURBS, FLASHING, CORNERS, ROOF DECK i
PLATE W/ FASTENERS TERMINATION BARS, PIPE FLASHING, VENT FLASHING ETC. AS EXHAUST
® 12" 0.C. PER MANUFACTURER.
1/4" THICK "DENSE P 3. WALKWAYS:
ARAPET ' ' 3 HYAC UNIT ROOF CURB DETAIL

DECK” ISOLATION BOARD

RIGID POLYISO. INSUL=
MECH. FASTENED TO
ROOF DECK

/ 2>\ __ROOFING SYSTEM

PRE—FABRICATED
ANCHOR-TITE

4,
SINGLE-PLY TPO MEMBRANE
SHEET MECH. FASTENED W/
5 1/2" OVERLAP W/ MIN. 1 s,
1/2" HOT AR WELD )
ROOF DECK
6.

w NTS.

A JOHNS MANVILLE TPO WALK PAD (3D7W.)

B.  CARUSLE SYNTEC SURE—WELD WALKWAY ROLL (34" W.)

1. WALKWAY ROLL, HOT AIR WELDED TO MEMBRANE.
2. PROVIDE WALKWAY FROM RODF LADDER EXIT TO ALL
ROOF TOP EQUIPMENT AS PER ROOF PLAN ABOVE.
3. INSTALL WALKWAY ACCORDING TO WALKWAY PAD
MANUFACTURER'S WRITTEN INSTRUCTION.
RIGID INSULATION:
PROVIDE REQUIRED LAYERS OF POLYISOCYANURATE INSULATION W/
COVER BOARD TO MEET A MINMUM CONTINUQUS R-25 VALUE -
THICKNESS AS REQUIRED. PROVIDE POSITIVE SLOPE TO ALL ROOF
SCUPPERS. SEE ROOF PLAN. PROVIDE TOP LAYER PROTECTION
MATERIAL AS PER MANUFACTURERS RECOMMENDATIONS. BOTTOM
LAYER OF INSULATION TO HAVE INTEGRAL THERMAL BARRIER OR
APPROVED ROOFING MANUFACTURER'S THERMAL UNDERLAYMENT
SHEET, ASSEMBLY SHALL COMPLY WITH UL 1256 OR FMG 4450.

TAPERED INSULATION:

PROVIDE TAPERED INSULATION AS REQUIRED FOR POSITIVE
DRAINAGE TO ROOF SCUPPERS AS INDICATED PER ROOF PLAN
ABOVE. 1/4" PER FOOT MIN. REQUIRED.

EXHAUST FANS:

PRQVIDE ADDITIONAL LAYER OF ROOF MEMBRANE ARQUND
EXHAUST FANS AS INDICATED PER ROOF PLAN ABOVE,

A4/ e

SEE PLUMBING DRAWINGS

PVC VENT PIPE (SEE
PLUMBING DRAWINGS)
SURE—SEAL WATER

CUT—-OFF MASTIC

STAINLESS STEEL

CLAMP RING

SURE-WELD PRE--MOLDED
PIPE FLASHING (INSTALL PER
MFR’S RECOMMENDATIONS) -
HOT AR WELDS AT SEAMS

(3) CARLISLE FASTENERS
AND PLATES SPACED
EQUALLY AROUND PIPE
SEE ROOF PLAN FOR FLAT
ROOF CONSTRUCTION

PIPE CLAMP

2x FRAMING AT OPENING

/ 2\ _TYPICAL VENT PENETRATION

WA

NOTE:

THIS DETAIL ILLUSTRATES THE

METHOD TO ELIMINATING PITCH
POCKETS AND THE METHOD OF
GROUPING PIPING THAT MUST

PENETRATE THE ROOF.

THE PATE COMPANY
GA. ALUMINUM FIPE

COVER — MODEL PHA2
FASTENERS APPROX,
8" 0.C.

THE PATE CO. PIPE
PORTAL CURB STYLE
pC-2

FASTEN PER
MANUFACTURER'S
REQUIREMENTS.

ROOF DECK

5\

HEAVY
PORTAL

i
{

PIPE PORTAL DETAIL

ROOFING
ASSEMBLY
— SEE
SHEET
Al04

LOOSE BATT
INSULATION

R-19 MIN.
SUPPORT PIPES
FROM STRUCTURE

A104

11/2°=1-0"

SEE EXHAUST FAN
DETAILS ON MECHANICAL
DRAWINGS FOR
ADDITIONAL INFORMATION.

A

— 5/8" CEMENT
BOARD OR 5/8"
TYPE X GYP BOARD

DETAIL @ EXHAUST FAN

1/27°=1'0"

95
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