ity of
ichmond Report to Development Permit Panel

To: Development Permit Panel Date: October 22, 2018

From: Wayne Craig File: DP 18-815966
Director, Development

Re: Application by I-Fly Vancouver for a Development Permit at 9151 Van Horne Way

Staff Recommendation

That a Development Permit be issued which would permit the construction of an indoor
recreational skydiving facility at 9151 Van Horne Way with a maximum building height of 24.0
m (78.8 ft.) on a site zoned “Light Industrial (IL)”.
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Staff Report
Origin
I-Fly Vancouver has applied to the City of Richmond for permission to develop an indoor
recreational skydiving facility at 9151 Van Horne Way with a maximum building height of 24.0
m (78.8 ft.) on a site zoned “Light Industrial (IL)”. The proposed 1,081 m* (11,636 ft*)

skydiving facility is being built on the site in addition to an existing 1,859 m? (20,010 ft*) indoor
badminton centre and associated surface parking lot.

The main purpose of this Development Permit is to address the form and character of the
proposed I-Fly building to be located on the eastern portion of the site. The owner has also
agreed to include improvements to the existing badminton centre building and associated parking
lot on the western portion of the site.

Servicing works will be required for this project under a Servicing Agreement prior to Building
Permit issuance. These works include a 4.0 m (13.1 ft.) wide multi-use asphalt pathway and a
boulevard consisting of grass and street trees along the site’s entire Van Horne Way frontage.
There will also be installation of 170 m (558 ft.) storm main, new fire hydrants, water and
sanitary connections, and associated repaving of Van Horne Way (see Attachment 4).

Development Information

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:

e To the north, there is un-used CPR spur rail line within a statutory-right-of-way (SRW) on
the subject site and the Canada Line rail yard on the adjacent property zoned “Light
Industrial (IL)”.

e To the east, there is the Oak Street Bridge and a vacant site zoned “Light Industrial (IL)”.
e To the south, there is a large light industrial building on a site zoned “Light Industrial (IL)”.

e To the west, there is a vacant City-owned parcel with the former Bridgeport Trail zoned
“Light Industrial (IL)”.

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 (OCP), City Centre Area Plan (CCAP) and is in
compliance with the “Light Industrial (IL)” zone which permits a maximum building height of
25.0 m (82.0 ft.) though issuance of a Development Permit.
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Advisory Design Panel Comments

The Advisory Design Panel was in favour of the proposed project. A copy of the relevant
excerpt from the Advisory Design Panel Minutes from the September 6, 2018 meeting is
attached for reference (Attachment 2). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis
Conditions of Adjacency

e To the south, Van Horne Way fronts the entire property while remaining at its current
elevation of approximately 1.0 m (geodetic) elevation adjacent to the project’s surface
parking lots at the same level; the building podium is located at the City’s 2.9 m geodectic
flood construction level. The proposed 3.0 m (9.8 ft.) wide landscape strip running along the
front of the site provides a buffer to the parking lots and a gradual grade transition up to the
[-Fly building podium.

e To the east, the proposed [-Fly building rises above the adjacent elevated Oak Street Bridge
deck. The building is located approximately 50 m (164.0 ft.) from the bridge deck, which is
more than the minimum 30 m (98.0 ft.) setback from the bridge deck required for this
building under the “Light Industrial (IL)” zone.

e There is a vacant City property to the west which the City is the holding for a future use to be
determined.

e To the north, the statutory-right-of-way (SRW) for the un-used CPR rail spur running along
the northern edge of the parcel prevents development of this area located behind the two
buildings. This SRW provides a spatial buffer to the Canada Line rail yard on the property to
the north.

Access and Parking

e The main pedestrian pathway to the site is provided near the middle of the block of the Van
Horne Way Street frontage that lead to separate on-site pathway routes providing pedestrian
access to both of the buildings.

e The existing badminton centre surface parking lot will be re-built with new pavement and
landscaped islands; a new parking lot will be constructed for the I-Fly building on the east
side of the site.

e The parking lots will be accessed by two driveways leading from Van Horne Way near the
western and eastern edges of the site.

o The project includes the required 92 parking spaces with 74 spaces provided for the existing
badminton centre and 18 spaces provided for the proposed I-Fly building.

e FEach building will be provided with one medium (SU9) loading space.

e Two parking spaces are provided with 240 volt electrical (Level 2) charging stations as a
sustainability measure.

e There will be a total of five Class 1 (Occupant) bicycle parking spaces within the badminton
building and two bike parking spaces within the I-Fly building. Bike racks will be provided
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to accommodate the required Class 2 (Visitor) bicycle parking spaces; with 14 spaces for the
badminton building and 12 spaces for the I-Fly building.

Urban Design and Site Planning

The site is fronted by Van Horne Way with the two parking lots located near the front of the
site with 3.0 m (9.8 ft.) landscape strip and 2.0 m (6.6 ft.) concrete sidewalk that provides on-
site pedestrian circulation.

The proposed public multi-use pathway to be built off-site on Van Horne Way will provide
pedestrian access for those taking transit and for those bicycling to the site.

The proposed I-Fly building is setback 6.8 m (22.3 ft.) from the property line along Van
Horne Way. Locating the building close to the street is consistent with creating a more
pedestrian-oriented, urban street presence.

The existing badminton centre building is located 44.0 m (144.5 ft.) back from Van Horne
Way with the surface parking lot located in front of the building. In the future, the property
owner plans to construct a larger, new building close to the Van Horne Way frontage on top
of this existing parking lot (see Plan A-17 Development Permit Reference Plans).

The western driveway entrance provides access to a separate parking lot for use by the
existing badminton centre.

The eastern driveway entrance onto Van Horne Way provides access to a parking lot located
between the proposed I-Fly building and the Oak Street Bridge.

The I-Fly building loading area, recycling/garbage area and mechanical yard are located to
the rear of the building adjacent to the un-used CPR spur line.

Architectural Form and Character

The proposed I-Fly building has a unique design built around wind-generating machinery and
the tall interior chases and chambers necessary for an indoor skydiving facility.

The centre of the building is composed of a tall concrete core which gently slopes inward on
the west and east elevations towards the top of the building at 22.0 m (72.2 ft.) above the
podium and 24.0 m (78.8 ft.) above finished grade. This core is painted dark and light grey,
and dominates the east and west side elevations of building.

There are sections of the building extending proud of the concrete core on its north and south
elevations that rise up to near the top of the building. These sections include metal-like EIFS
panels, aluminum panels, windows and louvered vents with wood grain, dark red and grey
colours.

The building includes street-level glazing and several windows located mid-way up the
southern building elevation facing Van Horne Way. Aside from a relatively small section of
windows facing east towards the Oak Street Bridge, there are no other windows on the
building.

The building is topped by an asymmetrical butterfly roof that generally resembles a large
wing.
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e Wall-mounted signage is proposed to be located near the top of the north, south and east
elevations of the building (See Development Permit Reference Plans). The proposed signage
has been preliminarily reviewed by staff for consistency with the City’s Sign Bylaw 9700.
The signage installed on the building will require a separate Sign Permit in accordance with
the Sign Bylaw prior to installation.

e The building’s roof-top mechanical equipment, located on the small flat roofs on the
building’s north and south elevations, will be screened by high parapet walls.

e The existing badminton centre will be repainted in grey tones and the existing loading doors
will be replaced with the wood grain aluminum panels to improve its appearance and to
complement the design of the proposed I-Fly building.

Landscape Design and Open Space Design

e Thereisa 3.0 m (9.8 ft.) wide on-site landscape strip with 11 Sweet Gum trees and a carpet
of Bearberry and Spirea shrubs along entire site frontage adjacent to Van Horne Way.

e The landscaping slopes up from the above-noted buffer strip to the building podium, thereby
reducing its apparent height when viewed from Van Horme Way.

e The building’s raised building podium includes railings around the sides and rear of the
building adjacent to the parking and loading areas with planters along the edge of the podium
facing Van Horne Way.

e The raised concrete podium decks on the front and west sides of the building have outdoor
seating areas to activate the space.

e The large existing badminton centre parking lot will be re-built to include seven landscape
islands with shrubs and Sentinel Maple trees.

e There are landscape buffers located along the east and west sides, and the rear of the site. The
landscape buffers along the rear and west side sides of the site include Western Red Cedar
trees to screen the site from the Canada Line rail yard to the north and vacant City lot to the
west.

e The applicant will be required to provide a landscape security of $93,127.00 prior to
Development Permit issuance.
Crime Prevention Through Environmental Design

e The Development Permit plans include a lighting plan for the parking lot; the building will
be illuminated with large, downward lights located with the roof overhangs.

e The raised landscaping to the front of the building removes the need for a railing along most
of the front of the podium facing Van Horne Way.

Accessibility

e A wheelchair ramp has been located at the southeast corner of the building adjacent to the
parking lot and front pedestrian entrance off of Van Horne Way.

e There will also be room provide for storage of wheelchairs within the I-Fly building.
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Energy and Sustainability

The proposed building is not required to meet the City Centre Area Plan’s LEED Silver
Equivalency Policy due to having a floor area of less than 2,000 m* (the maximum building size
exempted from the LEED Policy). Nevertheless, the applicant will be including several energy
conservation strategies as described in the attached letters from Recollective Consulting Inc.
(Attachment 3) which include:

e Two Level 2 charging stations for vehicles.

e Building envelope exceeding the requirements of ASHRAE 90.1 for insulation, glazing,
thermal bridging and air tightness.

¢ Reducing GHG emission by using only electricity for all building systems.
OCP Aircraft Noise Policy

An Airport Noise Covenant was registered on the title of the property in 2009. As the proposed
indoor recreation use is a non-sensitive use, an acoustic report will not be required.

Flood Construction Level

A Flood Construction Covenant was registered on the title of the property in 2009, specifying the
current applicable 2.9 m geodectic flood construction level, which has been incorporated into the
development’s design.

Conclusions

As the proposed development would meet applicable policies and Development Permit
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council
be recommended.
// // /‘/'l //,/

sV 17/
/& 0 ?52[,,/ /( /,// C/\w
Mark McMullen
Senior Coordinator - Major Projects
(604-276-4173)
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Attachments:

Attachment 1 Development Application Data Sheet

Attachment 2 Advisory Design Panel Minutes With Applicant Response

Attachment 3 Letters from Sustainability Consultant
Attachment 4 Development Permit Conditions of Approval
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Development Application Data Sheet

Development Applications Department

DP 18-815966 Attachment 1

Address:

9151 Van Horne Way

Applicant: 1-Fly Vancouver

Owner:

Planning Area(s): City Centre

MBA Asset Management Inc.

Floor Area Gross:

1,903 m? (New |-Fly Building)

Floor Area Net:

1,081 m? (New |-Fly Building)

{ Existing ‘ Proposed
Site Area: 11,499 m? 11,499 m?
Land Uses: Indoor Recreation Indoor Recreation

OCP Designation:

Industrial

Industrial

Zoning: Light Industrial (IL) Light Industrial (IL)
Number of Units: N/A N/A
| Bylaw Requirement | Proposed | Variance

Floor Area Ratio (Both Buildings): 1.2 0.26 none permitted
Lot Coverage (Both Buildings): Max. 80 % 19.8 % none
Setback — Front Yard: Min. 3.0 m 20.8 m none
Setback — East Side Yard: 3.0m > 50 m none
(Oak St. Bridge Deck Setback) (Min. 30.0 m)
Setback — West Side Yard: Min. 0.0 m >00m none
Setback — Rear Yard: Min. 0.0 m >00m none
Height (m) (in City Centre). Max. 25.0 m 240m none
Lot Size: none 11,499 m? none
Off-street Parking Spaces —
Commercial (Both Buildings): 92 92 none
Off-street Parking Spaces — none

N 2 2
Accessible:
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Thursday, September 6, 2018 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 18-815966 — I-FLY INDOOR RECREATION DEVELOPMENT
ARCHITECT: Jensen Fey Architects
PROPERTY LOCATION: 9151 Van Horne Way

Applicant’s Presentation

Bill Adams, Adams 1* Consultants, David Fey, Jensen Fey Architects, and Oren Mizrahi,
Connect Landscape Architecture, presented the project and together with Ethan Mabe,
Parkway Construction, and Justine Markowski, Jensen Fey Architects, answered queries
from the Panel on behalf of the applicant.

Panel Discussion

Comments from Panel members present were as follows:

Panel Discussion
Comments from Panel members present were as follows:
. appreciate the project; - Thank you

. facing towards Oak Street Bridge to complement the proposed public art/mural;-
We previously had similar thoughts- the roof was previously extended out 2
additional feet on the oak street bridge side. Further extension would require
larger structural members to support the cantilevered portion. In our opinion
this would cause the roof to look too “heavy” and would like to keep it as is.
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investigate opportunities for creating an expression at the southwest corner of the
[-Fly building to help identify the main entry to the building for people coming
from the western portion of the site through the surface parking lot fronting the
existing badminton centre building; proposed gathering/seating area at the
southwest corner of the [-Fly building appears blunt, consider extending the
canopy at the main entrance to wrap around the southwest corner of the building
or installing a trellis feature to help direct people to the main entrance of the
building;- We have added a stair on the west portion of the plinth to connect the
west side of the building to the west parking and future development. We also
pushed the seating and reduced the railing in that area to create a larger
entrance and enhance circulation.

consider tilting up the edge of the entry canopy facing Oak Street Bridge to
reflect/complement the bigger image and character of the building; - We
appreciate this comment but feel that a horizontal canopy relates better to the
Jfront facade design and doesn’t compete with the main a-symmetrical roof.

exterior lighting should light up the four sides of the building, but highlight and
emphasize the entrance side;- Agreed. We have incorporated this into our
design.

appreciate the applicant’s presentation and the model; like the proposed
building;- Thank you.

a more detailed planting plan, e.g., including identification of plant species
proposed to be installed , would have been useful in understanding the proposed
landscaping for the project; landscaping could do a lot to help in wayfinding;
applicant needs to provide more details regarding the project’s landscape
strategy;- Agreed. We have provided a more detailed landscape plan as part of
the DP submission. :

agree with the importance of planting along the edges of the site to have more
habitat value; support the applicant’s approach to the pedestrian realm reflecting
the urban character of the building and the strong architectural forms; also
support the applicant’s intention to have more planting along the front edge of the
site;- We agree and we have incorporated this into our new approach.

consider introducing a continuous sidewalk and planting a row of trees along its
edge on the west side of the I-Fly building to provide a pedestrian connection to
the main entry of the building from the rest of the subject site; applicant could
reconfigure the lay-out and/or reduce the number of parking stalls on the surface
parking lot on the western portion of the site to accommodate this proposed
scheme; would complement the proposal to install a canopy or trellis around the
southwest corner of the I-Fly building;- We aren’t able to reduce the number of
parking stalls. The design currently has a sidewalk along the west end. We do
agree we can add some planter boxes to improve the appearance and access
from that side of the building. We also added some pedestrian walk ways from
the sidewalk over to the badminton center that also connect to the iFly building.
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ed areas on the site;- Although we are committed to sustainability, a green roof
is not feasible in this project due to the need to replace equipment by
periodically by removing roof pieces. We would like to pursue a lighter roof
color to reduce radiant heat.

appreciate the applicant’s presentation; - Thank you.

[-Fly building and the significant amount of hard surface on the site; Although
we appreciate this comment, we have worked diligently to come up with a
thoughtful design color palette. Qur concept is responding to the industrial
nature of the site with the concrete “greys.” At the same time, we are
acknowledging the larger contextual vernacular architecture by incorporating
warm “woods” of a Pacific Northwest style. We also need to maintain the iFly
branding with the red. We feel that these colors and materials provide a rich
contrast; warm woods, cool greys & deep red. As we began to look at lighter
color options the richness of these contrasting elements really started to fade.
We would like to leave the color palette as is.

consider bringing the public art/mural down to the ground level to cover the
whole east fagade of the building to mitigate the lack of glazing and fenestration
on the building and reduce the heat island effect; - The mural is not be included
at this time.

support the Panel members’ proposed architectural and landscaping treatments
for the building’s west fagade to soften its appearance; - We have added
landscape to accommodate this comment.

- We have designated a portion of the first floor storage space for this purpose.

appreciate the applicant’s intention to integrate public art into the project which
will help activate the building fagade facing Oak Street Bridge; - We are no
longer considering the mural for the building at this time.

the canopy helps emphasize the main entrance to the building; however, consider
introducing different materials and pedestrian scale texture around the base of the
building, particularly on the north [east] side of the building to enhance
pedestrian experience towards the main entry to the building; - We originally had
more textured plinth, however this increased the heaviness to the plinth. We
believe that the smooth finish works better and will soften and enhance the
pedestrian experience with landscaping where available.

consider introducing different colours, patterns, and/or textures on concrete along
the edges of the building to help activate the proposed night lighting and reduce
the apparent mass at the corners of the building to enhance on-site pedestrian
experience, - We originally had more textured plinth, however this increased
the heaviness to the plinth. We believe that the smooth finish works better and
will soften and enhance the pedestrian experience with landscaping where
available.
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- We want the main canopy to be the main focal point. After looking at multiple
canopy options we believe one focal canopy keeps a clean look and works better
with the composition with the facade.

look at the relationship of the proposed landscaping for the project with the
Bridgeport Trail and its proposed terminus at the new Van Horne Way multi-use
pathway running along the front of the site;- We have looked at the relationship
and we like it as is.

consider incorporating pedestrian pathways around the surface parking lot using
different surface paving materials and colours to enhance pedestrian circulation
and safety throughout the site; will also help break down the large surface
parking area on the site; - With the added landscape and enhanced walkway. We
also added some pedestrian walk ways from the sidewalk over to the badminton
center that also connect to the iFly building. We believe we have captured the
intent of this comment without drastic change.

appreciate the clear presentation of the design team;- Thank you.

the project has the potential to become a catalyst for development in and around
the area;- We agree.

support the proposal to reduce the amount of surface parking on the site;
proposed parking lay-out for the I-Fly building could be mirrored in the parking
lot fronting the badminton centre building; with reduced parking, users of
badminton and [-Fly facilities could use public transit considering the proximity
of Bridgeport Canada Line Skytrain Station to the subject site; - We are currently
meeting the minimum requirement for the parking based on the occupancy
calculations.

proposed building form and roof profile are interesting; will not have adverse
shadowing and view impacts on adjacent developments; the proposed 24-meter
high building will provide an interesting view from Canada Line Skytrain and
Oak Street Bridge;- Thank you.

appreciate the proposed building articulation and fagade expression which is
reflective of the building’s proposed use and its surrounding neighbourhood;
however, the proposed mural on a square space on the upper portion of the
building appears superficial; support comment from the Panel that the applicant
consider bringing the mural down to the whole east fagade of the building to
enhance the pedestrian arrival experience on the site; - We agree and have made
this adjustment, however we are still working on the final design of the mural.



5977699

-5-

support the Panel comment that the applicant consider incorporating lighter
colours into the building to lighten and brighten up the subject building which is
located in an industrial area; - Although we appreciate this comment, we have
worked diligently to come up with a thoughtful design color palette. Our
concept is responding to the industrial nature of the site with the concrete
“greys.” At the same time, we are acknowledging the larger contextual
vernacular architecture by incorporating warm “woods” of a Pacific Northwest
style. We also need to maintain the iFly branding with the red. We feel that
these colors and materials provide a rich contrast; warm woods, cool greys &
deep red. As we began to look at lighter color options the richness of these
contrasting elements really started to fade. We would like to leave the color
palette as is.

support the use of red colour for the “metal-like” exterior insulation and finish
system (EIFS) material on the building; proposed colour is appropriate for long-
term maintenance; and — Thanks.

appreciate the use of woodgrain panel materials as these will help soften the
building fagade; however, consider replacing the wood fence for the mechanical
yard with steel fence to match the glass and metal fence that wraps around the
building’s main entry area;, the wood fence currently appears residential and
needs to be have a more utilitarian expression.- We have modified the material of
the fence to have a more metal look.

(The following written questions and comments were submitted by Jubin Jalili and were
read in the meeting by Sara Badyal)

How will the operation of fly chamber pressurization system affect the building
envelop assemblies with respect to positive pressures and what mitigating design
features will be provided to accommodate that?- The mechanical systems of the
building manage the different air pressures with dampers and outside air
ducting so that you can operate the wind tunnel with the doors open or closed.
The pressure differential is negligible.

What will happen if there is a failure in the pressurized capsule/chamber? Are
there any safety devices to prevent explosion of the building envelop
assemblies?- The chamber itself is not pressurized so there is no risk of failure
or explosion.

City staff to confirm that there is no requirement for this building to be
connectable to future District Energy Utility (DEU) systems as the design is
proposing to use all electric/stand-alone systems.- There is no need for this.

(Note. City Staff has confirmed that there is no requirement for the proposed
building to be connected to a DEU system)

,000 square feet, vestibules are mandatory for BC Building Code compliance;-
.The front door opens into a conditioned space of less than 3,000 sf (much of
the floor area in this building is unconditioned mechanical space) therefore a
vestibule is not needed.
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. with the sloped roof design feature, where will the ventilation systems be
located? no mechanical rooms are shown on the plans; it seems that the design
team is using electric (potentially VRF or split) AC system with outdoor units to
be installed within the mechanical enclosure adjacent to the building; however,
no space provision for ventilation system is shown;- There are mechanical
rooms and condenser units on the second roof system.

. given its low glass-to-wall ratio, the proposed building will satisty Code
compliance through prescriptive measures; Thanks for confirming.

. given the use of electric AC systems (use of VRF technology is highly
recommended) and no natural gas, the project will have reduced GHG emissions
and is on the right track from the sustainability point of view; and

. use of heat recovery for ventilation is highly recommended. — Thank you.

Panel Decision

It was moved and seconded
That 18-815966 be supported to move forward to the Development Permit Panel subject
to the applicant giving consideration to the comments of the Advisory Design Panel.

CARRIED
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ATTACHMENT 3

RECOLLECTIVE

2018-06-29

Sustainability measures for Richmond iFly Skydiving Centre
Helio,

This is an updated letter outlining sustainability strategies for the Richmond iFly project including a
response to DP application review comments from the city. This letter further clarifies the strategies
outlined in the initial sustainability letter dated February 22, 2018. Please see the original letter for
notes on indoor environmental quality, construction waste management, and sustainable site
measures.

Infrastructure in Support of Electric Vehicles

Two 240V J1772 Level 2 charging stations will be provided for use of patrons, staff, and users of the
adjacent building.

Energy Conservation

In addition to the hot water and lighting energy reductions previously mentioned, the team is
focusing on reducing thermal energy demand intensity through a focus on the envelope, exceeding
the prescriptive envelope requirements of ASHRAE 90.1-2010 for insulation, glazing, thermal
bridging and air tightness.

Green House Gas Emissions

The project will minimize GHG emissions by going all electric for heating, cooling and hot water.
There will be no gas connection to the building.

Regards,

Jason Packer, B.Admin, Dip.Tech, LEED AP BD+C, CPHC
Principal, Senior Green Building Strategist

RECOLLECTIVE CONSULTING INC

210 - 128 W Hastings St, Vancouver, BC V6B 1G8
T 604.669.4940 x203

D 604.674.1752

www.recollective.ca jason@recollective.ca

604.669.4940
www.recollective.ca
@recollectiveca

210 - 128 West Hastings Street
Vancouver BC Canada
V6B 1G8




RECGLLECTIVE

2018-02-22

Sustainability measures for Richmond iFly Skydiving Centre

Hello,

The iFly project is based on a number of similar facilities built in various cities throughout North
America. In recognition of the City of Richmond’s focus on sustainability, this particular iFly Centre
will implement a number of green building strategies. The following sustainability measures are
included in the design or are being envisioned through design development.

Site and Transportation Strategies

This project is well served by transit with close proximity to the Canada Line Skytrain and numerous
bus lines. It will contribute to the options for entertainment and recreation within a growing region of
the city. The parking provided meets but does not exceed the minimum required by city bylaws,
reflecting the reduced need for vehicle trips due to the location. Furthermore, Level 2 electric vehicle
charging will be provided in the parking area.

To encourage cycling, the facility will include secured, indoor bike parking and a shower for staff.
Consideration for bikes will include push button door openers for ease of access.

Light coloured roofing materials will be specified to mitigate urban heat island effects. Landscaping
on the site will employ native and adaptive species for irrigation savings and reduced maintenance
requirements.

Energy and Water Conservation

In addition to reduced irrigation demand, water use will be reduced through the use of low flow
fixtures and dual-flush toilets.

Energy savings will result from the use of LED lighting, efficient HVAC systems including variable
speed fans and pumps along with envelope upgrades including higher insulation levels and higher
performing glazing.

Indoor Air Quality

Entry way systems will be installed at entrances to reduce tracking in of dirt. Low emitting materials
will be specified including the following:

e low VOC paints

¢ low VOC adhesives and sealants

e formaldehyde free insulation

« formaldehyde free composite wood products

» FloorScore certified flooring

604.669.4940
www,recollective.ca
@recollectiveca

210 - 128 West Hastings Street
Vancouver BC Canada
V6B 1G8




Construction Waste Management

The contractor will engage a waste hauler who can provide tracking and diversion from landfill for
construction waste. Separate bins will be located on site during construction to facilitate
achievement of waste diversion.

Regards,

Jason Packer, B.Admin, Dip.Tech, LEED AP BD+C, CPHC
Principal, Senior Green Building Strategist

RECOLLECTIVE CONSULTING INC

210 - 128 W Hastings St, Vancouver, BC V6B 1G8
T 604.669.4940 x203

D 604.674.1752 .
www.recollective.ca jason@recollective.ca




ATTACHMENT 4

Development Permit Conditions of Approval
Development Applications Department

IFLY Vancouver - 9151 Van Horne Way
DP 18-815966

The following are to be met prior to forwarding this Development Permit application to Council
for approval:

e Receipt of a Letter-of-Credit for landscaping in the amount of $93,127.00.

Prior to future Building Permit issuance, the developer is required to complete the following:

e Enter into a Servicing Agreement (SA) with the City of Richmond for the design and
construction of all Engineering and Transportation works and provide a security for the value
of all works to the satisfaction of the City as outlined in Appendices 1 and 2 below.

¢ Include specifications for two outdoors Level 2 charging stations for vehicles within the
Building Permit plans.

e The applicant is required to obtain a Building Permit for any construction hoarding
associated with the proposed development. If construction hoarding is required to
temporarily occupy a street, or any part thereof, or occupy the air space above a street or any
part thereof, additional City approvals and associated fees may be required as part of the
Building Permit. For further information on the Building Permit, please contact Building
Approvals Department at 604-276-4285.

e Submission of a construction traffic and parking management plan to the satisfaction of the
City's Transportation Department (http://www.richmond.ca/services/ttp/special.htm).

William Adams ,@ 4/ 240CT18

Name of Developer/Applicant Signature Date

October 24, 2018 Page 1 WA Intials

6009363



C!ty of Development Permit Conditions of Approval
Richmond Development Applications Department

IFLY Vancouver - 9151 Van Horne Way
DP 18-815966

Appendix 1: Engineering & Servicing Works

A servicing agreement is required to design and construct the following works.

1. Water Works:

a. Using the OCP Model, there is 598.0 L/s of water available at a 20 psi residual at the Van Horne
Way frontage. Based on your proposed development, your site requires a minimum fire flow of
200 Us.

b. At Developer's cost, the Developer is required to:

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

ii. Confirm the existing southwestern water connection has adequate capacity to serve the
proposed development. If it does, it may be retained. If not, it shali be replaced by City
crews at the developer’s cost.

ili. Provide fire hydrants per City spacing requirements for commercial land use.

c. At Developer's cost, the City is to:
i. Cut, cap, and remove the existing northeastern water connection.

2. Storm Sewer Works:

a. At Developer's cost, the Developer is required to:

i. Perform a capacity analysis to size the proposed storm sewer in Van Horne Way. The
analysis shall consider both the existing condition and the 2041 OCP condition. Storm
sewers shall be interconnected where possible. Minimum pipe size shail be 600 mm.

ii. Install approximately 170 m of new storm sewer in Van Horne Road, sized via the required
capacity analysis, from the west property line of the development site to existing manhole
STMH6290 near the Highway 99 overpass. The new storm sewer shall be located in the
roadway at or near the centerline.

iii. Remove the existing 300 mm storm sewer along the development's south property line.

iv. Install one new storm service connection, complete with inspection chamber, to serve the
development site. Inspection chamber to be located in a right-of-way onsite.

v. Provide an erosion and sediment control plan for all on-site and off-site works, to be
reviewed as part of the servicing agreement.

b. At Developer's cost, the City is to:
i. Cut and cap all existing storm service connections to the development site and remove
inspection chambers.
ii. Reconnect all existing storm connections, catch basins, and lawn basins to the proposed
storm sewer.
iii. Complete ali tie-ins for the proposed works to existing City infrastructure.

3. Sanitary Sewer Works

a. AtDeveloper’s cost, the City is to:
i. Install one new sanitary service connection, complete with inspection chamber.
ii. Cutand cap the existing service connection to the development site, and remove
inspection chamber.

October 24, 2018 Page 2 WA Intials
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Development Permit Conditions of Approval
Development Applications Department

IFLY Vancouver - 9151 Van Horne Way
DP 18-815966

4. Frontage Improvements:

a.

The Developer is required to:
Coordinate with BC Hydro, Telus and other private communication service providers:

a) To pre-duct for future hydro, telephone and cable utilities along all road frontages.

b) To locate all proposed underground structures (e.g. junction boxes, pull boxes,
service boxes, etc.) outside of bike paths and sidewalks.

c) To 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
shail be included in the development process design review, Please coordinate with
the respective private utility companies and the project’s lighting and traffic signal
consultants to confirm the requirements (e.g., statutory right-of-way dimensions) and
the locations for the aboveground structures. If a private utility company does not
require an aboveground structure, that company shall confirm this via a letter to be
submitted to the City. The following are examples of statutory right-of-ways that
shall be shown on the functional plan and registered prior to SA design approval:

- BCHydroPMT-4.0x30m

- BCHydroLPT-35x35m

- Street light kiosk = 1.5 x 1.5 m

- Traffic signal kiosk - 1.0x1.0m
- Traffic signal UPS -~ 2.0x1.5m
- Shaw cable kiosk —= 1.0x 1.0m

- Telus FDH cabinet - 1.1 x 1.0 m

Other requirements as per Transportation comments.

5. General ltems:

a.

QOctober 24, 2018

6009363

The Developer is required to:

Coordinate with TransLink regarding any potential impact or settlement to the adjacent
Canada Line guiderail due to site preparation works including preload, excavation, piling,
etc.

Coordinate with Canadian Pacific Railway regarding any potential impact or settlement to
the adjacent railway tracks due to site preparation works including preload, excavation,
piling, etc. ‘

Enter into, if required, additionat 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.

Page 3 WAntials



C!ty of Development Permit Conditions of Approval
Richmond Development Applications Department

IFLY Vancouver - 9151 Van Horne Way
DP 18-815966

Appendix 2: Transportation Works

The developer will undertake the design and construction of the following frontage
improvements under the Servicing Agreement as follows and as generally shown on the plan
below.

Along the entire Van Horne Way frontage: Road construction to achieve the following road
cross-section: (from south to north):

-Maintain existing yellow centre line;

-Allocate 4.3m as the width of driving surface

-New 0.15m wide barrier curb;

-New 1.5m wide landscaped boulevard with grass and street trees; and

-New 4.0m wide asphalt multi-use pathway (between the boulevard and existing property line)

SITE LAYOUY
PLAN

ENERAL KOT

BC

¢ LY RICHMOND,

SITE AREA SUMBARY l o
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& City of |
‘ Richmond Development Permit

No. DP 18-815966

To the Holder: [-FLY VANCOUVER
C/O BILL ADAMS
Property Address: 9151 VAN HORNE WAY
Address: PO BOX 6051
SILVERDALE, WA 98315
USA

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

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

3. The Development Permit authorizes a maximum building height of 24.0 m (78.8 ft.) pursuant
to the “Light Industrial (IL)” zone.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #DP18-815966-1 to #DP
18-815966-24 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$93,127.00 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.

7. 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.

5977699



Development Permit
No. DP 18-815966

To the Holder: I-FLY VANCOUVER
C/O BILL ADAMS
Property Address: 9151 VAN HORNE WAY
Address: PO BOX 6051
SILVERDALE, WA 98315
USA

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

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR

5977699
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Architecture and Planning

DRAWN"
CHEL
Joe NO:

l0286-+L2 ST+ X¥d 621-5£2 [STo) Iucyd
DEARG UDBUINETA, (POOMULLT
T NG I INUIAY YIGE S1DE!

-au] ‘syueynsiog [eapyoely

66 AVMHDIH »

PVC CORNECTION
OTHERWISE, PYC MUST
INCLUDE GROUND WIRE.
GALVANIZED RIGID STEEL
REINF, STEEL M4
VERTICALLY §4

e

COVER & BASE PLAIES
HORIZ. 012" O.C.
CONCRETE BASE

WAVE G. FIELD VEFIFY ERISTING
-~ CONDUIT BUSHING

COMDITIONS AND COORDINATE EXACT SCOPE CF DEMO WORK WITH CENERAL

CONTRACTOR PRIOR TO BID.

e

L LUMINAIRE

[=— POLE

1

P

L

PHOTD SENSCR ACTIVATES LIGHTS FRCM DUSK TILL DAWN.

DIM

HANDHOLE
MAKE GRUUND
CONNECTION

DIA._ANCHOR

BATS

567 x 3/4"
5-0"

)L
3

LUMINAIRE WILL DIM TO SOX POWER, 50T LIGHT QUTPUT. IF MOTION IS DETECTED
WHILE LUMINAIRE IS CPERATING AT 50% THE LUMINAIRE RETURNS TO 100% POWER
AND LIGHT QUTPUT. THE LUMINAIRE REMAINS GN HIGH UNTIL NO MOTION IS

2. AL MATERIAL SHALL BE NEW WITH UL LABEL. ALL LISTED MATERIAL SHALL BE

INSTALLED PER LISTING R LABELING.
X ALL BURIED WIRING SHALL BE COPPER, SOLID, TYPE THHN GR THW{ CONDUCTDRS

IN CONDUTT.CONDULT UNDER DRIVABLE SURFACES SHALL BE SCHEDULE BO FYC.

OTHER SHALL BE SCHEDULE 40 PYC, UHLESS NOTED OTHERWISE
MESSENGER CABLE TO BE RAN PARALLEL WITH UF CONDUCTORS. CONTRACTOR SHALL

PROVIDE ALL REQUIRED MOUNTING EQUIPMENT, AND SUPPORTS TO TERMINATE

CAGLES.

6. REMOVE ALL EXISTING UTILITIES T0 EXISTING BUILDINGS BEING DEMOLISHED.

REFER TO ARCHITECTURAL DEMG PLAN. COORDINATE REMOYAL OF EXISTING
DETECTED FOR THE DURATION PERIOD, AFTER WHICH THE LUMINAIRE RETURNS TO

LOW. FLOODLIGHTS TO OPERATE VTA PHOTO SENSOR CNLY, AND REMAIN AT t00%

1. ALL WORK SHOWN OR CALLFD FOR SHALL MEET THE REQUIREMENTS OF ALl LATEST
LIGHT QUTPUT DURING OPERATION.

ADGPTED STATE/PROVINCIAL LOCAL N.EC, AND ALL APPLICABLE NFPA

STANDARDS.
4. ALL OVERHEAD WIRING SHALL BE ALUMINUM, TYFE UF CONDUCTORS. STEEL

8. REMOVE ALL EXISTING UTILITIES TO BUILDING, AS REQUIRED BY SERVING
9. LIGHTING CONTROLS 70 BE VIA ON-BOARD LUMINAIRE PHOTG SENSOR AND

SCHEDULE.CONDUIT RISER TD FANEL SHALL BE GALVANIZED RIGID STEEL ABOVE
UTILITIES. COORDINATE PRIOR YO BID.

GRADE.

5. PROVIDE NEW 20A-1P CIRCUIT BREAKERS IN EXISTING PANEL SEE PANEL

7. SECURE AND PAY FOR ALL PERMITS, AND INSPECTIONS.

UTTLITIES WITH: SNOHOMISH CO. PUD; COMCAST

GENERAL NOTES
AUTOMATIC DIMKING.
27-6"
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