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Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, November 12, 2014
3:30 p.m.

Minutes

Motion to adopt the minutes of the Development Permit Panel meeting held on
Wednesday, October 15, 2014.

Development Permit 13-652010

(REDMS No. 4308100)
APPLICANT: Zhao XD Architect Ltd.

PROPERTY LOCATION: 8400 General Currie Road and 7411/7431 St. Albans Road

Director’s Recommendations
That a Development Permit be issued which would:

1. permit the construction of 12 three-storey townhouse units at 8400 General Currie
Road and 7411/7431 St. Albans Road on a site zoned “High Density Townhouses
(RTH2)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of
tandem parking spaces from 50% to 67% to allow a total of sixteen (16) tandem
parking spaces in eight (8) three-storey townhouse units.

Development Permit 14-663402

(REDMS No. 4371832)

APPLICANT: Christopher Bozyk Architects Ltd.



Development Permit Panel - Wednesday, November 12, 2014

ITEM

PROPERTY LOCATION: 3200 Sweden Way

Director’'s Recommendations
That a Development Permit be issued which would:

1. permit the construction of 1,765.16 m? (19,000 ft?) one-storey building consisting
of one (1) commercial retail unit (CRU) for a furniture showroom located at 3200
Sweden Way on a site zoned Industrial Retail (IR1); and

2. vary the provisions of Richmond Zoning Bylaw 8500 to reduce the required
number of parking spaces from 61 to 46.

Development Permit 14-666057

(REDMS No. 4376137)
APPLICANT: Madison Pacific Properties Inc.

PROPERTY LOCATION: 3200 Sweden Way

Director’'s Recommendations

That a Development Permit be issued which would permit the construction of 866 mz2
(9,320 ft?) gross leasable floor space in a 1-storey building consisting of three (3)
commercial retail units (CRU) including a White Spot restaurant located at 3200
Sweden Way on a site zoned Industrial Retail (IR1).

New Business

Date of Next Meeting: Wednesday, November 26, 2014

Adjournment
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Development Permit Panel
Wednesday, October 15, 2014

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Joe Erceg, Chair
Robert Gonzalez, General Manager, Engineering and Public Works
John Irving, Director, Engineering

The meeting was called to order at 3:30 p.m.

1. Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on Wednesday,
September 24, 2014, be adopted.

CARRIED

2. Development Permit 14-667441
(File Ref. No.: DP 14-667441) (REDMS No. 4315296)

APPLICANT: Polygon Jayden Mews Homes Ltd.
PROPERTY LOCATION: 9700 and 9740 Alexandra Road

INTENT OF PERMIT:

l. Permit the construction of 64 townhouses at 9700 and 9740 Alexandra Road on a
site zoned “Town Housing (ZT71) — Alexandra Neighbourhood (West Cambie)”;
and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
percentage of enclosed vehicle parking spaces provided in a tandem arrangement to
57%.
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Applicant’'s Comments

Jim Bussey, Formwerks Architectural Inc. gave a brief overview of the proposed
application regarding (i) urban design, (ii) architectural form and character, (iii) landscape
and open space design, and (iv) sustainability features.

Mr. Bussey advised that the proposed development will incorporate energy efficient
features such as Energy Star appliances, Low-E glazing on all windows and use low VOC
paints. He added that the green space will incorporate owl habitats as part of a public art
offering.

Cheryl Bouwmeester, ETA Landscape Architecture, commented on the proposed
development’s landscaping and open space design under the Environmentally Sensitive
Area (ESA) and noted the following:

= a three metre-wide landscape buffer will run along the eastern and western edges of
the site;

. a minimum of fifty percent of the plants used for landscaping will be native species;

" the plants used in the landscaping is expected to attract songbirds;

. there will be greenspace that will open up to Alderbridge Way;

= a douglas fir tree near the centre of the development is proposed for retention;

. a tree well installed with retaining walls and a raised wooden seating area will be
constructed to maintain the existing grade around the douglas fir tree;

= meandering pathways is proposed to provide pedestrian access through the site; and

= a proposed vegetative wall along the eastern portion of the proposed development

will separate the site from neighbouring properties.

Panel Discussion

Chris Ho, Polygon and Ms. Bouwmeester, advised that there will be three habitat boxes
for owls on-site. Ms. Bouwmeester added that the habitat boxes will be surrounded by
willow trees and will be elevated to approximately nine to sixteen feet to provide
clearance for the owl nest. Also, Ms. Bouwmeester noted that the owls will have a
temporary habitat while the site is under construction.

Discussion ensued regarding the outdoor play elements and in reply to queries from the
Panel, Mr. Ho noted that that play elements will include a spinning dish, climbing logs
and boulders, and a flat surface for chalk drawings.

In reply to queries from the Panel, Mr. Ho advised that the pathway on-site will be
accessible for pedestrians. Wayne Craig, Director, Development, added that the access to
pathway will be for residents but will not be gated.
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Discussion then ensued with respect to the exposure of proposed development’s frontage.
Mr. Craig advised that landscaped buftfer along Alderbridge Way would be a continuation
of the vegetative buffer treatment that will be installed on adjacent developments to the
west. He added that the servicing agreement will include additional planting on the centre
median along Alderbridge Way.

Staff Comments

Mr. Craig commented on the proposed development noting that:

= a servicing agreement will address frontage improvements along Alexandra Road
and Alderbridge Way;

= the proposed development will be designed to achieve an EnerGuide rating of 82 or
better;

. the proposed development will be designed to achieve the City’s aircraft noise

mitigation standards; and
= 14 convertible units will be included in the development.

In reply to queries from the Panel, Mr. Craig noted the planting within the City boulevards
will be part of the servicing agreement and staff will determine the appropriate plant
species used.

Correspondence

None.

Gallery Comments

None.

Panel Discussion

Discussion ensued with regard to the proposed development’s architectural form and
character and sustainability features.
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Panel Decision

It was moved and seconded
That a Development Permit be issued which would:

1. permit the construction of 64 townhouses at 9700 and 9740 Alexandra Road on a
site zoned “Town Housing (ZT71) — Alexandra Neighbourhood (West Cambie)”’;
and

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
percentage of enclosed vehicle parking spaces provided in a tandem arrangement

to 57 %.
CARRIED
3. New Business
It was moved and seconded
That the Wednesday, October 29, 2014 meeting of the Development Permit Panel be
cancelled due to lack of agenda items.
CARRIED
4, Date Of Next Meeting: Wednesday, November 12, 2014
5. Adjournment
It was moved and seconded
That the meeting be adjourned at 3:46 p.m.
CARRIED
Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, October 15, 2014.
Joe Erceg Evangel Biason
Chair Auxiliary Committee Clerk

4384925
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2 Richmond Report to Development Permit Panel

To: Development Permit Panel Date: November 4, 2014

From: Wayne Craig Filez: DP 13-652010
Director of Development

Re: Application by Zhao XD Architect Ltd. for a Development Permit at 8400 General
Currie Road and 7411/7431 St. Albans Road

Staff Recommendation

That a Develdpment Permit be issued which would:

1. Permit the construction of 12 three-storey townhouse units at 8400 General Currie Road and
7411/7431 St. Albans Road on a site zoned “High Density Townhouses (RTH2)”.

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the rate of tandem parking
spaces from 50% to 67% to allow a total of sixteen (16) tandem parking spaces in eight (8)
three-storey townhouse units.

4308100
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Staff Report
Origin

Zhao XD Architect Ltd. has applied to the City of Richmond for permission to develop 12 three-
storey townhouse units at 8400 General Currie Road and 7411/7431 St. Albans Road. The site is
being rezoned from “Single Detached (RS1/E)” to “High Density Townhouses (RTH2)” for this
project under Bylaw 9111 (RZ 13-643346), which received Third Reading following the Public
Hearing on April 22, 2014. The site currently contains a single-family home on one lot and a
duplex on another lot, both of which will be demolished.

Frontage improvements were secured through the rezoning process and will be constructed
through a separate Servicing Agreement (SA 13- 651696), which must be entered into prior to
final adoption of the rezoning bylaw. Works include, but are not limited to: removal of the
existing sidewalk on both frontages, construction of a new 1.5 m wide sidewalk at property line
and a grass and treed boulevard between the new sidewalk and the existing curb along both
frontages, removal of an existing power pole on General Currie Road, and upgrade of the storm
main along the General Currie Road frontage to a minimum of 600mm.

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:

To the north, across General Currie Road, a four-storey apartment building on a lot zoned
“Medium Density Low Rise Apartments (RAM1)”;

To the south, a 7-unit townhouse development on a lot zoned “Medium Density Low Rise
Apartments (RAM1)” ;

To the east, across St. Albans Road, a four—storéy condominium (three-storeys over parking) on a
lot zoned “Medium Density Low Rise Apartments (RAM1)”; and

To the west, a four-storey condominium on a lot zoned “Medium Density Low Rise Apartments
(RAM1)”.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on April 22, 2014. No concerns
regarding the rezoning were expressed at the Public Hearing.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and is generally in compliance with the “High Density
Townhouses (RTH2)” zone except for the zoning variances noted below.

4308100
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Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1) Increase the rate of tandem parking spaces from 50% to 67% to allow a total of sixteen (16)
tandem parking spaces in eight (8) three-storey townhouse units;

(Based on the City Centre location, 17 residential parking spaces are required for this
12-unit development, with a maximum of 8 parking spaces permitted in a tandem
arrangement. By permitting an extra two (2) residential parking spaces as tandem parking
spaces, the applicant is able to provide seven (7) extra residential parking spaces on-site.

Tandem parking is generally supported as it can reduce pavement area on-site and
Jfacilitate a more flexible site layout. With the extra residential parking spaces provided on
site and on-street parking available on both sides of both General Currie Road and St.
Albans Road, staff do not envision any noticeable impact to parking in the immediate
neighbourhood due to the proposed tandem parking variance.

This variance was identified in the Report to Committee and a restrictive covenant to
prohibit the conversion of the tandem garage area into habitable space has been secured at
the Rezoning stage.)

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 in the proposal. A copy of the relevant excerpt from the
Advisory Design Panel Minutes from Wednesday, May 7, 2014 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 The proposed height, siting and orientation of the buildings respect the massing of the
surrounding residential developments and would be consistent with the form and character of
existing multiple residential projects in the area.

e While no tree planting is permitted within the SRW along the west property line, various
shrubs are proposed along the west property line to form a landscape buffer; a row of cedar
hedge and 1.8 m solid wood fence are also proposed to increase privacy of the adjacent
apartment units to the west as well as privacy in the yard spaces of the proposed
development.

e A natural screen with a mix of hedging materials and Aspen trees, and a 6 ft. wood fence is
proposed between the subject site and adjacent townhouse development to the south for
added privacy on both sites.

Urban Design and Site Planning

e The proposed site layout includes 12 townhouses in three (3) townhouse clusters. Nine (9)
units have direct access from the street and three (3) units have access from the internal drive
aisle.

4308100
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Vehicular access is from General Currie Road. A pedestrian walkway is provided to St.
Albans Road to the east.

All units have two (2) vehicle parking spaces. Tandem parking spaces are proposed in eight
(8) of the twelve units only. A Restrictive Covenant prohibiting the conversion of tandem
parking area into habitable area has been secured at rezoning.

A total of three (3) visitor parking spaces, including one (1) accessible visitor parking space,
are provided at the entrance of the site. The number of visitor parking spaces proposed
complies with the bylaw requirement. Bicycle parking is provided and is also in compliance
with the zoning bylaw requirements.

All units have private outdoor spaces consisting of front or rear yard and balconies on the
second and third floors. All private outdoor space can be accessed directly from the main
living space.

Outdoor amenity space is proposed at the entrance of the site. The size and location of the
outdoor amenity space is appropriate in providing open landscape and amenity convenient to

all of the units. The central location provides for casual surveillance opportunity from most
units.

A covered mailbox kiosk is provided adjacent to the outdoor amenity area.
The garbage, recycling and organic storage enclosures have been incorporated into the design
of Building 3 to minimize their visual impact.

Architectural Form and Character

A pedestrian scale is generally achieved along the public streets and internal drive aisle
through the inclusion of variation in building projections, recesses, entry porches, varying
material/colour combinations, landscape features, and the use of individual unit entrances.

The existing site context has a variety of architectural massing and styles. The architectural
language used for the design is generally reflective of the traditional residential building
styles found in the surrounding neighbourhood. Architectural elements proposed in this
project (such as pitched roof, staggered massing, framed windows and doors, canopies and
balconies, materials and colour mix, etc.) are intended to adopt the characters found in the
immediate neighbourhood.

The impact of blank garage doors has been mitigated with panel patterned doors, transom
windows, main/secondary unit entrances, and planting islands/window planters along the
internal drive aisle.

Natural colours have been used for all siding materials to fit with the context of the
neighbourhood. Strong contrasting colours and culture stone veneer are used on the accent
walls to provide visual interest.

The proposed building materials (asphalt roof shingles, hardi panel/board/siding, wood
trim/column/canopy, culture stone veneer, solid core wood doors, and metal guard rail) are
generally consistent with the Official Community Plan (OCP) Guidelines and compatible
with the existing character of the neighbourhood.

Landscape Design and Open Space Design

Tree preservation was reviewed at rezoning stage and all three (3) bylaw-sized trees noted
on-site were identified for removal due to general poor condition; six (6) replacement trees
are required.

4308100
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The applicant is proposing to plant 19 replacement trees on-site, including 4 conifers and 15
deciduous trees. Hedges, an assortment of shrubs and ground covers, and perennials and
grasses have been selected to ensure the landscape treatment remains interesting throughout
the year.

The street side landscape defines the private yard boundaries with low fences along the back
of sidewalk and low hedges inside the yards. The front yards are internally separated by
fencing and hedging to create privacy.

Each street fronting unit will have a private yard with a shade tree, shrub/groundcover
planting, patio, and lawn area.

A children’s play area designed for children aged 2 to 5 years old is proposed for the outdoor
amenity area. The play equipment includes a curved slide, a tree climber, and a steering
wheel for pretend plan; it was chosen to fit into the provided space and to allow multiple
children to play at the same time. The equipment provides different play opportunities such
as social, imagination, balance, and motor skills.

A bench is also provided for caregivers.

Feature paving will highlight road transitions at the site entrance and the drive aisle ends, as
well as at the intersection of the internal drive aisle. Permeable pavers will be used to
identity a pedestrian route from the site entrance to the internal units, and to provide a break
in the asphalt internal driveway.

In order to ensure that the proposed landscaping works are completed, the applicant is
required to provide a landscape security of $78,253.89 in association with the Development
Permit.

Indoor amenity space is not proposed on-site. A $12,000 cash-in-lieu contribution has been
secured as a condition of rezoning approval, consistent with the OCP.

Crime Prevention Through Environmental Design

The applicant advises that the following design principles are incorporated into the

development:

e Real or perceived barriers created by landscape design;

o Clearly-defined pedestrian entries;

e Edges and corners with low landscaping and low permeable fencing;

e Visual access without loss of privacy;

e Semi-private open spaces designed to maximize resident access and enhance neighbour-
to-neighbour surveillance;

e Natural Surveillance opportunities for easy viewing activities around of public and semi-
private spaces;

e “Eyes on the street” with windows, front doors, playgrounds and seating, visible from
street and not hidden by vegetation; and

o Lighting will be installed at main entry for each unit as well as the secondary entry at the
internal driveway.

Sustainability

At rezoning stage, the applicant committed to achieving an EnerGuide rating of 82 for the
proposed town houses and to pre-ducting all units for solar hot water heating.

4308100
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e A Certified Energy Advisor has confirmed that the proposed townhouse units will be
designed to achieve an EnerGuide rating of 82. The report prepared by the Energy Advisor
is on file and will be utilized through the Building Permit review process to ensure these
measures are incorporated in the permit drawings.

e A legal agreement is required to be registered on-title prior to issuance of the Development
Permit to ensure that all units are designed to achieve an EnerGuide rating of 82 (as detailed
by the Certified Energy Advisor), and to include pre-ducting for solar hot water heating.

e The developer also advises that the following sustainability features will be incorporated into
the development:

e Energy efficient lighting;

e Plumbing fixtures that conserve water;

e High efficiency irrigation and drought tolerant plants for landscape areas;

e Permeable paver for patios and driveway allows maximum storm water infiltration
potential;

e Sustainable materials such as Hardie sidings as primary cladding material for buildings
which contain post-industrial or pre-consumer recycled content and provide longer
lasting and lower maintenance and repair cost;

e Planting are generally selected for lower water usage and year-round interest.
e The construction techniques will encourage sub-trades to use recycled materials such as
recycled steel, concrete, and other materials, wherever feasible.

Accessible Housing

e The proposed development includes one (1) convertible unit that is designed with the
potential to be easily renovated to accommodate a future resident in a wheelchair. The
potential conversion of this unit will require installation of a vertical lift in the stacked
storage space (which has been dimensioned to allow for this in Unit F) in the future, if
desired.

e All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
e stairwell hand rails;
e lever-type handles for plumbing fixtures and door handles; and
¢ solid blocking in washroom walls to facilitate future grab bar installation beside toilets,

bathtubs and showers.

Conclusions

The applicant has satisfactorily addressed staff’s comments regarding conditions of adjacency,
site planning and urban design, architectural form and character, and landscape design. The
applicant has presented a development that fits into the existing context. On this basis, staff
recommend support of this Development Permit application.

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

Receipt of a Letter-of-Credit for landscaping in the amount of $78,253.89; and

Registration of a legal agreement on title identifying that the proposed development must be designed and
constructed to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted
for solar hot water heating,

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

Submission of fire flow calculations signed and sealed by a professional engineer, based on the Fire
Underwriters Survey to confirm that there is adequate available water flow.

Submission of DCC's (City & GVS&DD), School site acquisition charges, and Utility charges etc.
Submission of a Construction Parking and Traffic Management Plan to the Transportation Division.
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 measures in Building Permit (BP) plans as determined via the Rezoning and/or
Development Permit processes.

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 Division at 604-276-4285.

4308100
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t Application Data Sheet

Development Applications Division

DP 13-652010 Attachment 1

Address: 8400 General Currie Road and 7411/7431 St. Albans Road
Applicant: Zhao XD Architect Ltd. Owner: Benest Real Estate Development Ltd.
Planning Area(s): City Centre
Floor Area Gross: 2,298.8 m? Floor Area Net: 1,530.6 m?
Existing | Proposed
Site Area: 1,953 m? 1,946.1 m?
Land Uses: Single-Family Residential & Duplex Multiple-Family Residential

OCP Designation:

Neighbourhood Residential

No Change

Zoning:

Single Detached (RS1/E)

High Density Townhouses
(RTH2)

Number of Units:

3

12

Bylaw Requirement |

| Variance

“Proposed

Floor Area Ratio: Max. 0.80 0.79 none permitted

Lot Coverage — Building: Max. 45% 43.3% none

Lot Cove_rage — Non-porous Max. 70% 69.2% none

Surfaces:

Lot Coverage — Landscaping: Min. 20% 23.6% none

Setback — Front Yard (North) (m): Min. 4.5 m 450m none

Setback —.Exterlor Side Yard Min. 2.0 m 450m none

(East) (m):

Setback — West Side Yard (m): Min. 2.0 m 3.00m none

Setback — Rear Yard (South) (m): Min. 2.0 m 2.00 m. none

Height (m): 12.0 m (3-storeys) 12.0 m (3-storeys) none

600 m? 1,946.1 m?

Lot Size: (min. 20 m wide (37.97 m wide none
x 30 m deep) x 51.06 m deep)

Off-street Parking Spaces — 1.4 (R) and 0.2 (V) 2.0 (R) and 0.25 (V) none

Regular (R) / Visitor (V): per unit per unit

Off-street Parking Spaces — Total: 20 27 none

4308100




20

Max. 50% of proposed

=72 m?

Tandem Parking Spaces: residential spaces 16 R\éar‘:ae':t:: d
(24 x Max. 50% = 12) q
None on the required 2 (parking stalls provided
. parking stalls (when fewer in excess of bylaw none
Small Car Parking Spaces than 31 spaces are requirement may be small
provided on site) car parking stalls)
Min. 2% when 3 or more
Handicap Parking Spaces: visitor parking spaces are 1 none
‘ required (3 x Min. 2% = 1)
Amenity Space — Indoor: Min. 70 m? or Cash-in-lieu Cash-in-lieu none
- > .
Amenity Space — Outdoor: Min. 6 m*x 12 units 72 m? none
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, May 7, 2014 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Panel Discussion

Comments from the Panel were as follows:

balconies in the model appear bigger than what is presented in the floor plan
submitted by the applicant, i.e. as per Plan A-3; consider reducing the size of
the nook on the second floor and bedroom number 3 above it to increase the
size of the balconies;

Balconies in model are in scale that is consistent to the drawings. The size of the
nook is reduced for balcony size increase (see drawings A-3 to A-8).

agree with staff comment regarding the visitor parking stall (Stall V1) along the
south property line; consider relocating to the visitor parking area near the
driveway entrance; consider reducing the size of the adjacent landscaped area to
the north and the outdoor amenity area to the south to provide additional
parking space; north-south drive aisle need not extend up to the south property
line; consider planting a large tree at the end of the drive aisle;

The suggestions are taken to relocate visitor parking stall (V1) to the other visitor
parking area near the driveway entrance by shifting Building 1 southward. The drive
aisle can also be shortened to leave more space for landscaping (see site plan on
drawing A-1).

there is a huge piece of asphalt at the driveway intersection in the middle of
project; consider introducing another tree/landscaping;

Due to requirements for minimum drive aisle width and maneuvering space for
truck, extra landscaping appears not possible at the intersection. Feature paving is
proposed at the intersection of internal drive aisle.

bay window on the turrets appear awkward; consider further design
development;

The design of turrets has been improved, which are closer and more integrated to the
principal building massing (see revised drawings A-3, A-11 & 12 and perspectives).

consider introducing permeable pavers on the driveway intersection and
maintain the continuity of the asphalt area elsewhere in the project as it could
function as children’s outdoor play area;

See updated site plan (A-1) and landscape architectural plans. An introduction of
permeable area also enriches surface pattern of the ground.
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site is very tight; nice curve on the street;

agree with the proposed location of the balconies; however, consider increasing
their size to make them more usable;

The balcony/deck design has been revised. The balcony/deck depth has been
increased to be 1.8m (5°-117) (see Drawing A-3 to A-8).

turrets appear awkward but can add a “fun” character to the proposed
development;

bay windows on the turret are projecting out too much; large amount of glazing
on the bay windows is the weak spot on the thermal performance of the
building; ensure good quality thermally broken windows and reduce the thermal
massing on the windows;

One window panel on turret in Building 1 is removed by shifting the turret more into
the building. Turrets in Building 2 & 3 have been also revised with the amount of
glazing areas reduced as suggested (see drawings A-3).

turrets are not an uncommon feature in the Craftsman style homes in Richmond;
support the feature as it will add interest to the proposed development;

the proposed convertible unit is well designed; consider a sliding door in the
powder room on the main floor to provide more usable space for residents;

Sliding door is introduced to powder room replacing the swing door (see drawings A-
3 & A-8).

garbage and recycling area is located adjacent to the convertible unit; relocate
garbage and recycling to another area to ensure the marketability of the
convertible unit;

The garbage and recycling closet is physically near the convertible unit for
convenient use for the unit while it is visually still quite separated from the unit.

overall planning of the small and tight site is appropriate and workable;

concern on the location, safety and manoeuvrability of the visitor parking stall
adjacent to the neighbouring property to the south; might become a parking
stall for the adjacent townhouse unit; support the proposal to relocate the visitor
parking stall close to the driveway entrance;

The visitor parking (V1) has been relocated (See drawing A-1).

review the size and shape of the balconies facing the street to improve their
functionality; concern the space will become an outdoor storage space;

The balconies are redesigned (see drawings A-3 to A-8).
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concern on the architectural character of the proposed development; a lot of
things happening in the proposal, e.g. turrets, gables, hip roofs, etc.; turret form
appears disconnected with the other elements of the project; review and
simplify the character of the proposal;

The turrets have been redesigned with consideration of more integration to the
building massing. One turret is shifted more into the main building for Building 1.
The turrets on Building 2 & 3 are also redesigned to be more merged into other parts
of the building (see drawings A-3, A-10 to A-12 and perspectives). Hip roof is
introduced to south portion of Building 1 for more balanced cross-references of
different compositional elements within the same building and also to the same in
other buildings. Communication utility closet for Building 1 has relocated in to the
building south end to simplify the north fagade facing the driveway entrance.

agree with the comment to introduce permeable paving on the internal driveway
intersection to break up the huge area of asphalt;

See updated site plan (A-1) and landscape architectural plans as mentioned earlier.
An introduction of permeable area also enriches surface pattern of the ground.

agree with the proposal to relocate the visitor parking stall at the south end of
the property;

The stall is relocated as mentioned above.

concern on the dark space that might be created underneath the L-shaped
balconies and the overlook on neighbouring developments; and

The porch is open and an ideal private outdoor area in raining seasons. As shown on
Context Plan in drawing A-1, overlook on neighboring residential units would not be
an issue. An existing emergency vehicle route on west of the west property line and a
drive way on south of the south property line.

consider further design development to the turrets to integrate them better with
other elements in the project.

As mentioned earlier, the turrets have been redesigned with consideration of more
integration to the building massing. One turret is shifted more into the main building
for Building 1. The turrets on Building 2 & 3 are also redesigned to be more merged
into other parts of the building (see drawings A-3, A-10 to A-12 and perspectives).

Panel Decision

It was moved and seconded
That DP 13-652010 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Panel.

CARRIED



City of
Richmond Development Permit

No. DP 13-652010

To the Holder: Zhao XD Architect Ltd.
Property Address: 8400 General Currie Road and 7411/7431 St. Albans Road
Address: 255 - 11181 Voyageur Way

Richmond, BC V6X 3N9

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to 8500 to increase the rate of tandem
parking spaces from 50% to 67% to allow a total of sixteen (16) tandem parking spaces in
eight (8) three-storey townhouse units.

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

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

6. Asa condition of the issuance of this Permit, the City is holding the security in the amount of
$78.,253.89 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.

4308100



Development Permit
No. DP 13-652010

To the Holder: Zhao XD Architect Ltd.
Property Address: 8400 General Currie Road and 7411/7431 St. Albans Road
Address: 255 - 11181 Voyageur Way

Richmond, BC V6X 3N9

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

4308100
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Report to Development Permit Panel

To: Development Permit Panel Date: October 15, 2014

From: Wayne Craig File:  DP 14-663402
Director of Development

Re: Application by Christopher Bozyk Architects Ltd. for a Development Permit at
3200 Sweden Way

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 1,765.16 m? (19,000 £t*) one-storey building consisting of one (1)
commercial retail unit (CRU) for a furniture showroom located at 3200 Sweden Way on a
site zoned Industrial Retail (IR1).

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Reduce the required number of parking spaces from 61 to 46.

-
-

¢ Craig
Director of D

elopment
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Staff Report
Origin
Christopher Bozyk Architects Ltd., has applied to the City of Richmond for permission to
construct a 1,765.16 m? (19,000 ft?) one-storey building consisting of one (1) commercial retail

unit (CRU) for a furniture showroom located at 3200 Sweden Way on a site zoned Industrial
Retail (IR1).

The existing approximately two-acre site is currently vacant and being subdivided to create two
(2) approximately 1-acre lots. The owner of the subject site (i.e. proposed west lot) is Jordans
Rugs Ltd., while the proposed east lot is owned by Madison Pacific Properties Inc., and the
subject of a separate Development Permit application (DP 14-666057).

No rezoning is required but a Servicing Agreement is a requirement prior to the issuance of a
Building Permit for utility upgrades, site servicing and frontage improvements. The owner has
agreed with the Development Permit considerations and a signed copy of the considerations is in
the file.

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:

To the north, across Bridgeport Road is an existing one-storey building with a surface parking lot
fronting Bridgeport Road located at 2760 Sweden Way, zoned Industrial Retail (IR1) for a
McDonalds Restaurant. There is a large pylon sign at the northeast corner of Bridgeport Road
and Sweden Way. Beyond is a large surface parking lot associated with the existing Home
Depot store further north located at 2700 Sweden Way and zoned Industrial Retail (IR1);

To the east, immediately adjacent to the subject site is vacant land proposed for subdivision to
create a similar approximately one-acre lot located at 3200 Sweden Way, zoned Industrial Retail
(IR1). The owner Madison Pacific Properties Inc., proposes a one-storey multi-tenant
commercial building to contain a White Spot Restaurant (DP 14-666057) and beyond is the
Knight Street corridor;

To the south, across a Statutory Right of Way (SRW) for road purposes is a large surface parking
lot associated with the existing IKEA store, which is situated further to the southeast and located
at 3320 Jacombs Road zoned Industrial Retail (IR1). Directly south of the IKEA parking lot is
an existing one-storey building located at 3388 Sweden Way zoned Industrial Retail (IR)
currently undergoing renovations to create a three-storey building for a Trail Appliances outlet;
and

To the west, across Sweden Way is an older two-storey building located at 12671 Vickers Way
zoned Industrial Retail (IR1) currently occupied by a furniture store (Mod-GSI) with two (2)
small surface parking lots fronting both Bridgeport Road and Vickers Way. Beyond is a series
of similar-sized, older one and two-storey commercial and industrial buildings along Bridgeport
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Road typically with surface parking lots fronting the street including large pylon signs in the
front yards.

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 for this Development
Permit application. In addition, it complies with the intent of the applicable sections of the
Official Community Plan and is generally in compliance with the Industrial Retail (IR1) zoning
except for a zoning variance to.

e Reduce the required number of parking spaces from 61 to 46.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

e Reduce the required number of parking spaces from 61 to 46.

Staff supports the proposed variance as requested. Transportation staff requested that the
applicant engage a transportation engineer to conduct a parking study accordingly to the
terms of reference approved by staff. Bunt and Associates submitted a parking study dated
July 3, 2014 that recommended the parking rate for a furniture showroom should be 3
parking spaces per 100 m? of gross leasable floor area not the “Warehouse Sales” parking rate
of 3 spaces per 100 m? of gross leasable floor area up to 350 m? plus 4 spaces for each
additional 100 m? of gross leasable floor area. Using the “Warehouse Sales” would result in a
requirement for 61 parking spaces for this development proposal while the parking study rate
would result in a requirement for 49 parking spaces. Transportation staff accept the
recommended parking rate of 3 spaces per 100 m? of gross leasable floor area according to the
parking study by Bunt and Associates. The applicant has also requested a further reduction of
3 parking spaces, which is supported by Transportation staff based on the applicants proposed
package of Transportation Demand Management measures that include:

e painting the existing bike lanes on Sweden Way from Bridgeport Road to Bathgate
Way according to City standards;

e provision of an additional bench at the bus stop along Bridgeport Road; and
o provision of an end-of-trip bicycle facility within the building.

Land and Legal Requirements

Prior to approval of the Development Permit, the developer is required to:

1. Subdivide the existing 2-acre site to create two 1-acre parcels;

2. Provide a 6.0 m wide Statutory Right-of-Way (SRW) for utility purposes along the entire
south property line;

3. Provide a 3.0 m wide Statutory Right-of-Way (SRW) for sidewalk and utility purposes
straddling the entire east property line;
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4. Provide a (width yet to be determined via a Functional Plan approved by the Director of
Transportation) Statutory Right-of-Way (SRW) for two-way emergency vehicle access
through the existing one-way, truck-only truck egress onto Sweden Way;

5. Register a legal agreement on title ensuring no direct access/egress to/from Bridgeport Road;

6. Register a legal agreement on title ensuring specific access/egress limitations to the site for
general traffic, large trucks (WB-17 vehicles) and emergency vehicles (see Development
Permit Considerations for details). This agreement would also restrict WB-17 vehicle
access/egress to non-business hours (10 p.m. to 10 a.m.);

7. Register an aircraft noise indemnity covenant on title;
8. Register a flood plain covenant on title; and

9. Register a legal agreement on title ensuring the provision of an end-of-trip bicycle facility
within the building.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) recommended conditional support for this Development
Permit application subject to consideration of the ADP comments. A copy of the relevant
excerpt from the ADP Minutes from Wednesday, September 17, 2014 is attached for reference
(Attachment 2). The design responses from the applicant have been included immediately
following the specific ADP comments and are identified in ‘bold italics’.

Analysis
Conditions of Adjacency

1. This is a prominent site located at the southeast corner of the Bridgeport Road and Sweden
Way intersection. Bridgeport Road is a busy collector road and an important gateway to the
City. Existing development along the Bridgeport Road corridor generally consists of older
one (1) and two-storey retail/commercial/industrial buildings with small surface parking
areas and large pylon signs adjacent to the street. An important City objective is to improve
the streetscape character of this significant gateway into Richmond. The proposed building
fronts Bridgeport Road and the design is characterized by a hierarchy of full height building
volumes that step back from the street features large panes of vision glass and in combination
with the proposed totem pole along Bridgeport Road create an attractive and appropriate
design response to this gateway location.

2. The proposed development site edge conditions include:

e To the North (along Bridgeport Road boulevard): An existing 1.5 m wide landscape strip
with 2 existing and 6 proposed 10 cm caliper columnar street trees (Bowhall Maples) and
grass below together with an existing 1.8 m wide City standard concrete sidewalk
including an existing bus stop and bus shelter.

e To the East: A proposed 1.2 m wide sidewalk in combination with a 1.8 m wide
sidewalk on the adjacent lot are intended to create a minimum 3.0 m wide walkway along
the future shared property line including trees in grates and double davit pedestrian lights
to be secured via a Statutory Right of Way (SRW).
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e To the South: A 1.5 m wide landscape planting strip with trees and shrubs to partially
screen the proposed on-site parking in combination with an existing 1.8 m wide concrete
sidewalk along the north side of the IKEA shared-use road; and

e To the West (along Sweden Way boulevard): An existing 1.5 m wide landscape strip
with existing 10 cm caliper street trees and grass below together with an existing 1.8 m
wide City standard concrete sidewalk.

Urban Design and Site Planning

1. Urban Design: The proposed development includes 2 separate building entries: a formal
entry on the north side of the building in combination with a public art installation (totem)
and water feature along Bridgeport Road; and a second pedestrian entry on the south side of
the building oriented to the parking area. The north entry would improve the streetscape
character of Bridgeport Road and enhance the pedestrian experience on Bridgeport Road.
The applicant does not propose a pylon sign for the building but instead proposes a 6.8 m
(22.5 ft) high totem pole as a distinctive vertical site identifier and wayfinding element along
Bridgeport that would add interest to the streetscape character. While the totem is proposed
within the road setback it is considered a landscape structure and does not require a setback
variance. The water feature has been redesigned to incorporate a waterfall facing the street.

2. Site Planning: The proposed building has been situated at the corner of the intersection,
which maximizes its exposure and visual presence along the Bridgeport Road corridor and
also screens the majority of the proposed parking lot on the south side of the lot. The portion
of the parking lot adjacent to Bridgeport Road will be screened with a double row of
proposed street trees, shrubs and groundcovers.

Transportation

1. Vehicle Access: General vehicle access for passenger cars and light trucks would be
provided from the existing IKEA shared-use road parallel to the south property line of the
subject site with access and egress from the existing IKEA driveway on Sweden Way.
There would be no direct vehicle access from Bridgeport Road.

2. Truck Access: Access for large trucks (WB-17 vehicles) would be via the existing IKEA
shared-use road parallel to the south property line of the subject site with access from the
existing IKEA driveway on Jacombs Road along the one-way truck route through the
IKEA site and with egress from the existing IKEA one-way, truck-only, gated driveway
onto Sweden Way. Large truck access would be restricted to non-business hours and
secured by a separate legal agreement.

3. Emergency Vehicle Access: Emergency vehicle access to the site will be via the existing
one-way, shared-use, truck access route on the IKEA site with an entrance from Jacombs
Road or from the north end of Jacombs Road via an emergency vehicle only access
driveway through the IKEA parking lot. The Fire Department staff indicated that these
routes are circuitous and subject to traffic conflicts on the IKEA site. The applicant
therefore proposes an alternate emergency vehicle access/egress route via the existing
IKEA one-way, truck-only, gated egress driveway onto Sweden Way at the northwest
corner of the IKEA site. The Fire Department staff supported this proposed alternative
route, which will require curb re-alignment and driveway let-down adjustments along
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Sweden Way plus the introduction of “No Stopping” signs. The applicant has submitted a
letter from IKEA indicating that this arrangement is acceptable to IKEA.

Bike Parking: This proposal would comply with the required number of bike parking
spaces by providing five (5) Class 1 secure spaces within the building and eight (8) Class
2 temporary spaces in exterior bike racks on the south side of the building.

Architectural Form and Character

1.

Built Form Massing: The proposed built form massing is based on a simple hierarchy of full-
height building volumes that step back from the perimeters of the site to create a bold
architectural statement that responds well to the higher speed visual experience of passing
motorists while providing finer grained architectural details, most notable the large panels of
glazing and the totem along Bridgeport Road. The main pedestrian entry on the south facade
will be strongly announced with a large archway element and reflected on the north facade
with a large scale arch that frames the back drop for the totem.

Architectural Design and Character: The large panels of vision glass complement the clean
and contemporary architectural character and would add visual interest and vitality to the
streetscape experience during the day and night. The proposed monochromatic, dark grey
exterior colour of the building would be distinctive and create an architectural statement near
the east end of Bridgeport Road. The large expanse of vision glass along the north elevation
of the building and at the northeast and northwest corners would also contribute to the
streetscape experience along Bridgeport Road. The proposed horizontal pop-out window on
the south side of the building adds a unique architectural element to this facade, which
enhances the approach to the building from the south via the IKEA driveway entrance.

Landscape Design and Open Space Design

1.

Frontage Improvements: The existing public sidewalk and boulevard planting strip along
Bridgeport Road would be completed by planting a double row of large, columnar (minimum
10 cm caliper) street trees (Bowhall Maples) on opposite sides of the existing sidewalk in a
triangular pattern with grass below. The existing Sweden Way boulevard treatment
including the recently constructed sidewalk and boulevard plantings would be protected and
retained.

Pedestrian Access: The proposed site plan includes pedestrian sidewalks along all four (4)
sides of the site with connections to the proposed building entries from both fronting streets.
This proposal would contribute to the extension of the existing north-south sidewalk through
the IKEA parking lot connecting to Bridgeport Road. This proposed sidewalk extension
would provide an alternate pedestrian route to the bus stop along the south side of Bridgeport
Road. The landscape plan also proposes a minimum 1.5 m wide on-site east-west walkway
from the south building entry to the proposed north-south walkway along the east property
line. There is also an existing east-west walkway on the IKEA site adjacent to the south
property line of the subject site.

Art Installation: The proposed art installation consisting of a totem pole, reflecting pool,
waterfall and the associated formal pedestrian entry to the building on Bridgeport Road
would incrementally contribute to the improvement of the Bridgeport Road streetscape
character. Master-Carver Tom D. Hunt of the Kwakwaka’wakw Nation has been
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commissioned to carve the totem pole. It is a private commission and the piece would
remain the property of the developer. The totem would be carved in cedar and would be
approximately 6.8 m (22.5 ft) in height when complete. It would be secured as a free
standing element in the water feature according structural engineering details and would be
installed with no guy-wires.

General Landscape Design: The landscape design of the sloping areas at the base of the
building down to Bridgeport Road and Sweden Way would create a low green pediment to
complement the simple bold lines of the architectural design. A landscape letter of credit
(LOC) in the amount of $77,709.00 will be provided to ensure that the landscape will be
installed according to the proposed design.

Garbage and Recycling: All garbage and recycling would be stored within the building and
not in a separate site compound, which would result in a cleaner appearance to the on-site
parking area and perimeter landscape areas.

Sustainability

1.

The proposed development would incorporate the following sustainability features.

a) Redevelopment of a brown field site would reduce the overall environmental impact of the
proposed development.

b) Compliance with ASHRAE 90.1.2010 standards would result in a more energy efficient
building with improved insulation, building envelope, solar gain controls and HVAC
equipment.

¢) Daytime lighting and associated lighting controls would be incorporated, thereby lowering
the energy and electrical loads for the proposed building.

d) The building design proposes ceiling mounted lights and ample glazing to reduce the need
for artificial lighting, thereby lowering energy usage and improving the quality of the
human environment within the building.

e) The site is located adjacent to an existing bus stop on Bridgeport Road and there are
existing bike lanes on Sweden Way to encourage alternate modes of transportation to this
site.

f) Landscape areas would reduce stormwater runoff with rainwater infiltration areas.

g) The on-site landscape areas would include an automatic irrigation system and plants are
selected for their ability to survive and flourish in a harsh urban environment.

Crime Prevention Through Environmental Design

1.

The proposed development has been designed to keep the building, site and all users
protected from crime and antisocial behaviour including the following features.

a) The proposed building massing would allow good visibility into the site from the fronting
streets and the adjacent IKEA parking lot/shared-use road with limited opportunities for
anti-social behavior.

b) No tall landscape screening or hedging is proposed around the perimeter of the site that
would block views into the site.
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¢) The informal surveillance from the busy fronting streets and the provisions for pedestrian
access around all four (4) sides of the site would discourage vandalism and undesirable
activity on this site.

d) The building and sidewalks would be lit at night by pole mounted luminaires.

e) All proposed sidewalks are open to view from surrounding areas, short in length and
straight in alignment, which should contribute to a safer pedestrian environment.

Conclusions

This proposed development would continue the revitalization of industrial buildings in the
Bridgeport Area and the precinct surrounding the new IKEA development. The proposed
architectural design would create a landmark building at the east end of Bridgeport Road, which
is an important gateway to Richmond.

Staff supports this proposed development as currently proposed and recommends that the
Development Permit application be forward to Council for issuance consideration.

Brian Guzzi, RPP, BCSLA
Senior Planner/Urban Design

BG:rg

Attachment 1: Development Application Data Sheet
Attachment 2: Advisory Design Panel Comments and Applicant Responses

Prior to approval of the Development Permit, the developer is required to complete the following:
1. Subdivision of the existing 2-acre parcel in order to create two 1-acre parcels.

2. Provision of a minimum 6.0 m wide Statutory Right of Way (SRW) for utility purposes along the
entire south property line of the subject site and extending a minimum of 3 m beyond the east
property line of the subject site to service the proposed lot immediately east of the subject site (DP
14-666057 — White Spot restaurant proposed by Madison Pacific Properties Inc.) The design and
construction of this SRW for utility purposes shall be the responsibility of Madison Pacific Properties
Inc., subject to the approval of Richmond’s Director of Engineering and the maintenance
responsibility for this utility SRW shall be the responsibility of the City following final acceptance by
the Director of Engineering.

3. Provision of a minimum 3.0 m wide Statutory Right of Way (SRW) for sidewalk and utility purposes
intended to straddle the proposed shared property line between the proposed west lot (i.e., the subject
site to be owned by Jordans Rugs Ltd.) and the proposed east lot (i.e., owned by Madison Pacific
Properties Inc., and the proposed site of a White Spot restaurant via DP 14-666057). The portion of
this SRW on the subject site (Jordans) shall be approximately 1.2 m wide while the portion on the
proposed east lot (Madison Pacific) shall be approximately 1.8 m wide. The design, construction and
maintenance of this sidewalk and utility SRW shall be the responsibility of Madison Pacific
Properties Inc., subject to the approval of the Director of Development. The costs associated with the
maintenance of this sidewalk and utility SRW will be equally shared by the respective two property
owners (i.e., Madison Pacific and Jordans), which will be the subject of a separate agreement
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evidenced by a letter of undertaking from Madison Pacific Properties Inc., dated October 6, 2014 (see
copy in the DP file).

4, Securing a Statutory Right of Way (SRW) for two-way emergency vehicle access/egress purposes
between Sweden Way (width to be determined by a Functional Plan approved by the Director of
Transportation) and the subject site by either:

a) Amendment of existing title charges CA3544686, CA3544687, BB1696228 and BB1696229 as
modified by CA3544692; or

b) Registration of a new Statutory Right of Way (SRW) for two-way emergency vehicle access and
egress purposes between Sweden Way and the subject site via the existing IKEA one-way
westbound, gated truck egress only driveway to Sweden Way from the IKEA site, provided that
Richmond Fire Rescue is supplied with the access code for the gate. The design and any required
modifications to the existing IKEA one-way westbound, gated truck egress only driveway to
Sweden Way shall be the responsibility of Madison Pacific Properties Inc., (property owner of for
DP 14-663402 located at 3200 Sweden Way) but subject to the approval of both the Chief Fire
Prevention Officer and the Director of Transportation. Maintenance of the existing IKEA one-
way westbound, gated truck egress only driveway to Sweden Way shall remain the responsibility
of IKEA.

5. Registration of a legal agreement (restrictive covenant) on title ensuring no direct access/egress
to/from Bridgeport Road. A legal review of title charge CA3544690 is required to determine if this
satisfies the above legal requirement. ‘

6. Registration of a legal agreement on title ensuring that:

a) The only means of access/egress to the subject site for general purpose traffic including passenger
cars and medium size trucks (SU9 vehicles) shall be from the IKEA, shared-use, driveway
to/from Sweden Way through the IKEA site to the south property line of the subject site.

b) The only means of access to the subject site for large trucks (WB-17 vehicles) shall be from the
shared use IKEA one-way, truck access route from Jacombs Road through the IKEA site to the
south property line of the subject. The only means of egress from the subject site for large trucks
(WB-17 vehicles) shall be via the IKEA shared use, one-way westbound, gated truck egress-only
driveway connection to Sweden Way but restricted to non-business hours only (10 p.m. to 10
a.m); and

¢) Emergency vehicle access/egress to the subject site shall be via three (3) alternative routes:

e Access via the existing IKEA shared-use, one-way truck route through the IKEA site with
entry from the truck only driveway on Jacombs Road to the south property line of the subject
site and egress via the truck-only, one-way westbound, gated driveway onto Sweden Way; or

* Access via the existing emergency vehicle only driveway at the north end of Jacombs Road
through the IKEA parking lot to the south property line of the subject site and egress via the
truck-only, one-way westbound, gated driveway onto Sweden Way; or

e Access via the existing IKEA, truck-only, one-way westbound, gated truck egress connection
onto Sweden Way to the south property line of the subject site and egress via the same route.

A review of title charges CA3544686, CA3544687, BB1696228 and BB1696229 as modified by
CA3544692 is necessary to determine if these agreements require amendment or if a new legal
agreement is required.

7. Registration of an aircraft noise indemnity covenant on title. Note: A legal review of existing title
charge BB1696219 is required to determine if this satisfies the above aircraft noise indemnity
covenant requirement.
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10.

Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.9 m
GSC. Note: A legal review of title charge BB1696216 is required to determine if this satisfies the
above flood plain covenant requirement.

Registration of a legal agreement on title in the Land Title Office ensuring the provision of end-of-
trip bicycle facilities within the proposed building to consist of a shared washroom including a change
area and shower and 2 lockers). The provision of end-of-trip bicycle facilities is part of the
Transportation Demand Management measure package in consideration for a parking reduction.

Receipt of a landscape Letter of Credit (LOC) in the amount of ($77,709.00) for on-site landscape
improvements including all material and labour costs for all hard and soft landscape improvements
with a cost allowance for an on-site automatic irrigation system complete with an overall 10%
landscape contingency allowance. The value of the landscape Letter of Credit is based on the
landscape cost estimate prepared by a BC registered landscape architect and shall include a 10%
construction contingency subject to the approval of the Richmond’s Director of Development.

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

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

A.

B.

Transportation requirements:

1. Complete the frontage improvements along Bridgeport Road (from the back of curb to the
property line including the provision of a double row of street trees at a minimum 10 c¢m caliper
in size at the time of planting at approximately 9.0 m spacing on the opposite sides of the
boulevard sidewalk with a triangular spacing pattern and sodded grass on the boulevard ground
plane.

2. The proposed 46 parking spaces is supported by Transportation staff in consideration for the
following package of Transportation Demand Management (TDM) measures:

e Painting the bike lane along Sweden Way from Bridgeport Road to Bathgate Way according
to the City standards, subject to the approval of the Director of Transportation; and

e Provision of 1 bench in the vicinity of the bus stop.
Engineering requirements:
1. Water Works Servicing:

a) Using the OCP Model, there is 342 L/s available at 20 psi residual at the hydrant located at
the frontage of 3200 Sweden Way. Based on your proposed development, your site requires a
minimum fire flow of 200 L/s. No water analysis required. However, once you have
confirmed your building design at the Building Permit stage, you must submit fire flow
calculations signed and sealed by a professional engineer based on the Fire Underwriter
Survey or ISO to confirm that there is adequate available flow.

b) The proposed site shall be serviced from the existing water main at Sweden Way frontage.
2. Drainage Works Servicing:
a) Storm sewer capacity analysis is not required.

b) The proposed site shall be serviced from the existing storm sewer connection at its Bridgeport
Road frontage.

3. Sanitary Works Servicing:

a) Sanitary sewer analysis is not required.
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b) The required sanitary sewer works shall include but not limited to the following:

¢ Replace the existing inspection chamber located on City side at Sweden Way frontage
approximately 3.5m north of the proposed site’s south property line with an appropriately
sized manhole.

¢ Provide a 200mm diameter sanitary main from the new manhole identified in item 2a to
approximately 1 meter beyond the east property line of the proposed site. The
approximate length of the required sanitary main is 73m. An appropriately sized manhole
is required at the east end of the required sanitary main.

¢ The required sanitary main shall be contained in a 6 meter wide utility SRW which shall
be measured from the south property line of the proposed site. The required utility SRW
shall run across the entire south property line and extend 3 meters beyond the proposed
site’s east property line into the neighbouring property. It is the developer’s responsibility
to obtain the required utility SRW from the lot located east of the proposed site.

¢ The required sanitary service connection to the proposed site shall be detailed via the
servicing agreement design.

Private Utility Works Servicing:

a)

b)

d)

The developer shall provide private utility companies with the required rights-of-ways for
their equipment (e.g. Vista, PMT, LPT, telephone and cable kiosks, etc.). This equipment
must be located on private property and not within City SROWs or Public Rights of Passage
and not impact public amenities such as sidewalks, boulevards and bike paths. The developer
is responsible for coordination with private utility companies.

A proposed on-site location for a pad mounted transformer (PMT) is shown on the proposed
site plan. It is recommended that the proposed PMT location, grade and access be confirmed
by the developer with BC Hydro to confirm that these meet BC Hydro’s standards.

The existing BC Hydro pole lines are located on the north side of Bridgeport Road and there
are no existing BC Hydro lines on Sweden Way. If service will be from the north side of
Bridgeport Road, this may bring challenges to the private utility servicing (e.g., BC Hydro,
Telus and Shaw) because the private utility service connections to service the proposed site
may have to cross Bridgeport Road from the pole lines at the north side. It is recommended
that the private utility servicing be coordinated and confirmed with BC Hydro (at this stage)
because the required private utility service connections may not have enough cover when
they cross the existing 525 sanitary trunk line, 650mm watermain and BC Hydro duct bank
and primary lines at Bridgeport Road.

If it is determined at this stage that the proposed site will be serviced from the pole lines
along the north side of Bridgeport Road, adequate vertical separation (i.e., 300mm per City
specs) between the existing City utilities (e.g., 525 sanitary trunk line, 650mm diameter
watermain, 300mm AC watermain, etc.) and the required private utility ducts will be
required. Staff recommend the following:

¢ The actual cover on top of the existing utilities along Bridgeport Road frontage be
confirmed (i.e., conduct utility locates) at this stage of the development application. A
utility locate permit is required prior to start of the locate works.

» Confirm with BC Hydro (in writing) whether the potential depth of cover (base on the
utility locates and the required 300mm vertical separation) over the required underground
ducts that will cross Bridgeport Road to service the proposed site is acceptable to BC
Hydro.

5. General:
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a) Underground utilities are located on or adjacent to this site that may be impacted by on-site
development works (e.g., pre-load, excavation, dewatermg, etc.). The Engineering
Department requires the following:

e An assessment, signed and sealed by a Professional Engineer or Geoscientist, to identify
and mitigate the impact of on-site development works on adjacent roads, underground
utilities and adjacent properties.

¢ Pre and post construction elevation surveys of adjacent roads, underground utilities (e.g.
manhole rims, manhole inverts, service boxes, etc.) and property lines to determine
settlement amounts.

¢ Pre and post construction video inspections of adjacent sewer mains to check for possible
construction damage. At their cost, the developer is responsible for rectifying
construction damage.

b) 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.

C. Supplemental Building Requirements
1. Prior to future Building Permit issuance, the developer is required to complete the following:

¢ Installation of appropriate tree protection fencing around all on and off-site trees to be
retained as part of the development prior to any construction activities occurring on-site.

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 Division
at 604-276-4285.

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

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.

o 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.

o The preceding agreements shall provide security to the City including indemnities, warranties,
equitable/rent charges, letters of credit and withholding permits, as deemed necessary or advisable by

the Director of Development. All agreements shall be in a form and content satisfactory to the
Director of Development.

¢ Additional legal agreements, as determined via the subject development's Servicing Agreement(s)
and/or Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of
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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.

e 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.

An executed copy of the DP Considerations is located in the Development Permit file

Signed Date
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City of

F / Richmond

Development Application Data Sheet
Development Applications Division

DP 14-663402

Attachment 1

Address: 3200 Sweden Way

Applicant:

Christopher Bozyk Architects Ltd.

Owner:

Planning Area(s):

Bridgeport Area Plan

Jordans Rugs Ltd. (0979448 BC. Ltd.)

Floor Area: Gross: 1,765.16 m? (19,000 ft?)  Gross Leasable: 1,765.16 m? (19,000 ft?)

: Category Existing/Required Proposed Variance i
Proposed Site Area 7,843.1 m? (84,422 4 ft2 or 1.93 ac) 3,920.8 m? (42,203.1 ft2 or 0.97 ac) None
Land Uses Vacant no change None
OCP Designation Mixed Employment (ME) no change None
Zoning: Industrial Retail (IR1) no change None

‘ ‘ Bylaw Requirement Proposed ‘ Variance \
Floor Area Ratio (FAR) Max. 1.0 FAR 0.45 FAR None
Lot Coverage Max. 60% 45% None
Setback — Bridgeport Road (north) Min. 3.0 m 3.0m None
Setback — Sweden Way (west) Min. 3.0 m 3.0m None
Setback — Rear Yard (south) Min. 0.0 m 15.4 m (50.6 ft) None
Setback — Exterior Side Yard (east) Min. 3.0 m 13.4 m 45 ft) None
Height (m) Max. 12 m (39.37ft) 8.84m (29 ft) None

Bylaw Requirement 61 Variance plus
Off-street Parking Spaces Based on Parking Study 49 Provided 46 acceptable
Based on TDM Package 46 TDM package
Small Car Parking Spaces Max. 50% 22 (48%)
Accessible Parking Spaces Min. 1 Provided 1 None
Loading Spaces 1 large size (WB-17) 15U9 (businesjs hours) \A,\/IIORVeirtI:cr:]tZZ
1 WB-17 (non-business hours) Hours
Class 1 spaces 5 Class 1spaces 5
Bike Parking Spaces —Class 1 & 2 Class 2 spaces 7 Class 2 spaces 8 None
Total 12 Total 13
Tandem Parking Spaces Not Permitted None proposed None
o = i Combined Staff Room &
Indoor Amenity Space End_Of_ggﬁ E;‘?Dvgggkgzq;'red as End-of-Trip Bike Facility None
17m? (180 ft?)
Outdoor Amenity Space None required but encouraged N-S Walkway 88 m? (945 ft?) None
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, September 17, 2014 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

This Development Permit application was presented to the Advisory Design Panel (ADP) on
Wednesday, September 17, 2014. The Advisory Design Panel indicated conditional support for

~ this Development Permit application subject to the applicant giving consideration to the ADP
comments. The design response from the applicant has been included immediately following the
specific Design Panel comments and is identified in ‘bold italics’.

DP 14-663402 — 1,929.13 SQ.M. (20,765 SQ.FT.) INDUSTRIAL RETAIL BUILDING -
JORDANS FURNITURE SHOWROOM & COMMERCIAL/RETAIL UNIT

Applicant: Christopher Bozyk Architects

Property Location: 3200 Sweden Way

Applicant’s Presentation

Architect Christopher Bozyk, Christopher Bozyk Architects Ltd., and Landscape Architect Al
Tanzer, LandSpace Design Inc., presented the project and answered queries from the Panel on
behalf of the applicant.

Panel Discussion

Comments from the Panel were as follows:

appreciate the single box form broken down into three components; consider integrating green
roof; also appreciate the location of the mechanical system inside the building; It is not the
intention to include a green roof as part of this development, instead ground level
landscaping will be used to encourage rainwater infiltration, provide attractive green areas
for people passing and provide a habitat for insects.

consider a colour combination for the building, not just pure charcoal grey to mitigate the
darkness of the proposed building colour which will impact the streetscape along Bridgeport
Road; We feel the proposed use of a single colour adds to the strength of the simple
architectural design. The use of glazing and colourful landscaping will mitigate the impact
of the darkness of the colour.
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appreciate the proposed public art; however, it is suggested that the totem pole be moved to the
corner; the applicant is encouraged to consult with the public art planner regarding the
requirements for public art; The fotem pole is located in order to give maximum benefit to
the people both inside and outside of the building. In its central location it acts as an axis for
the interior floor plan drawing the eye out towards the Bridgeport road. It is also easily
visible from the Bridgeport road without impacting any traffic site lines or causing undue
distraction to motorists.

the totem pole is in dissonance with the grand Greek staircase; consider a gentle grade
pedestrian access on the north side with landscaping to provide a beach-like feel and a
distinctive art quality; would enhance the streetscape along Bridgeport Road; The Greek
staircase has been replaced with stepped planters and a water feature. A ramp has been
incorporated into the design to give access to the building.

like the location and size of the accessible parking stall; however, other regular parking stalls
appear small; consider consolidating two smaller stalls near the main entrance and provide a
pedestrian walkway; All parking stalls indicated are in compliance with the Richmond City
Bylaw.

the north fagade of the building along Bridgeport Road could work if the pedestrian access will
be an active entry point into the building; There is now a ramp incorporated into the design
to give access to an entry point to the North facade of the building. In reality this will not be
a main entry point to the building as customers, employees and visitors will likely access the
building through the main entrance on the South facade.

the central spine is a strong move architecturally; announces the entry on either side of the
building; appreciate how the building form cascades from the central spine; Acknowledged.

applicant addressed well the corner of Bridgeport Road and Sweden Way with transparent
materials; edges are broken down nicely; Acknowledged.

pop-out element on the south facade works very well to break down the massing;
Acknowledged.

interesting project on a prominent corner; proposed single palette, i.e., dark grey building
colour is preferable to pure white in view of maintenance issues, Agreed dark grey is a
preferable colour to a bright white in view of maintenance and longevity of service issues.

like the big move and grand gesture; building looks fantastic from outside and inside;
Acknowledged.

scale and detailing of the building are appropriate for its location; Acknowledged.

agree with the proposed dark grey building colour; white colour on concrete will deteriorate
over time; Acknowledged.

also appreciate the big architectural gesture; however, look at (i) the hierarchy of paving
materials on the ground plane at the south side, and (ii) how the bus stop along Bridgeport
Road relates to the proposed secondary pedestrian access on the north side of the building; The
landscaping around the bus stop has been reconfigured to provide a seating area for people
waiting at the bus stop along Bridgeport Road.
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e choice of plant materials are appropriate; supports the architectural moves by the applicant;
Acknowledged.

e appreciate the glazing system on the building; glazing opens up the corner of Bridgeport Road
and Sweden Way; could use similar approach to open up the opposite corner; Acknowledged.

e proposed secondary pedestrian entry on the north side of the building need not necessarily be
an active entry as most customers are expected to arrive by car on the south side; could be
treated just as a nice big place, ¢.g. could add more glazing to the north side; The secondary
entry has been reconfigured with this is mind. It is now a stepped landscaping feature with
waterfall and benching. A ramp is incorporated to allow use of the secondary entrance but it
is not anticipated that this entry will be in regular use.

e consider introducing a ramp to tie in with the bus stop which is a potential location for public
art; We have included a ramp and reconfigured the landscaping to better consider people
using the bus stop.

e the proposed project has strength and boldness to provide a gateway feel; Acknowledged.

e applicant needs to further address the sense of arrival on the north side of the proposed
development as many customers are expected to take the bus and walk from neighbouring
developments to the north; proposed secondary pedestrian access should have a front door
feel; consider adding a ramp access, possibly at the northwest corner to provide universal
access point for people coming from the north side; There is now a ramp incorporated into
the design to give access to an entry point in the North facade of the building. In reality this
will not be a main entry point to the building as customers, employees and visitors will likely
access the building through the main entrance on the South facade.

¢ building architecture is well resolved; and Acknowledged.

e appreciate the pop-up clement. Acknowledged.

Panel Decision
It was moved and seconded

That DP 14-663402 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Panel.
CARRIED

4371832



ﬁ; Richmond Development Permit

No. DP 14-663402

To the Holder: CHRISTOPHER BOZYK ARCHITECTS LTD.
Property Address: 3200 SWEDEN WAY
Address: 414 - 611 ALEXANDER STREET,

VANCOUVER, BC V6A 1E1

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:
a) Reduce the required number of parking spaces from 61 to 46.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #8 attached hereto.

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

6. As acondition of the issuance of this Permit, the City is holding the security in the amount of
$77,709.00 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.
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Development Permit
No. DP 14-663402

To the Holder: CHRISTOPHER BOZYK ARCHITECTS LTD.
Property Address: 3200 SWEDEN WAY
Address: 414 - 611 ALEXANDER STREET,

VANCOUVER, BC V6A 1E1

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

4371832



) City of Schedule A
2282 Richmond | - |

RPN —

ST-

BRIDGEPORT-RD

SWEDEN WAY

\ - IR1

" ]

-~
™\
-RSV/E
—
12571 - .
BRIDGEPORT RD--._-~ -
. I'4 -
g e -
~ ' A
12820 12640 12660 o -
§ I
12560

72551

12571

KNIGHT ST

VICKERS WAY

az61

SWEDEN WAY

Original Date: 05/30/14

M DP 1 4—663402 Revision Date:

| Note: Dimensions are in METRES




00V

T YIEWN LIE0Hd

HS NMvdG 7ICT Noft 31V 15VIS pogIpa sy IWIS

S3AILO3dSHAd

ONIQTINg SNYQYOr MaN
AVM N3A3IMS 00Z€

EONEED0! J2 153 G PUT itew dones Ousrin
A ) RO DAL S RPUR) WORESRIT NS IR O] SR EUSop
o Sy DEAND 1 PAURRTY SIRSKE YRR © WOWROID S0
Lo Eankar I ‘0l S UD SSORPUCO DUT EUCSIUIN IR 10 IGRUSIRaN &G poR
e g e P e ——r Y

“3OUL0N IHOTAIDDY

NOILAMOS30 avo A
Liri3d INSNJOTIAIA HO3 GBNSST #IOZAYNSE 10
MIATY B0 GINSSI  ¥L0Z INMT 92 o

LIi3d INBAGOTIAZ] Y04 GINSSI-3  #102 ATM 20
NOISSNOSKI ALID HO4 G581 $10Z 5NV 50

dav ¥O4 03NSEt  pI0Zd3S 10

Liné3d IN3NOTING] ¥O4 GINSSI Y #1T o3 08

g[3|a|y,

¢0veEQ9-¥L dd
102 'SL 190
| "ON }93ys

SYZ AGA D8 'ONOWHOIY 'AVM NITIMS 002€
'$834AAY OO |

_ 12£-£52-620 :01d

_ 89992dd3 NY1d 'LOIILSIO ¥ILSNIWLSIM MIN |
'1SIM FONVY HLYON 'S ¥O018 '0E NOLLDIS 'Y 107

$§3400Y WO

HEEIST (708) Xy i SZ (508) Inond
131 ¥9A 33 uBAIOTNTA 13381S UIURVXE W 18- viv

ALTSLOALIHOYUYV MAZOd
HIHJOLSTHHO

SMEER) )5 1509 B4 pue s sadoxdus Bunsa) Aue iy emandsss DpROD
o SRR URID 0 Burgey WIS U PRI USRI

PIETEp 10 e ¥eus i o) P
gsuadse) 6q U A IS SIORERICD M

M3IA LSIMHLNOS NG

o .B
M3IATVHIY LSTMHLHON L/

MIIA FAISAYIB LX3INOD HIMON €

M3IA IA3SAYIA IX3LNOD LSY3HLNON 3

g ‘PUOWIYDIY JO Al “ADM USPOMS 00ZE




UCITEE0S) §0 1907 g e s racowius Burnsn) A a0y sigsuodss opeRUg
B S0 e 0 ey s =
R 0 Siaus R qof oy uo e

Ajuon yeys sojIeRuo]

20112 HEENNN L0300

HS NMYHO 102 Nr 310 V1S PP sy TS B B
3LIS INFOVIQY o/ 3118 INFOVraY ./

311 INJOVraY 3LIS V3Nl

. - v g3 pd
3L INJOVraY [ 3LIS (NFOVray N

SISATYNV 31IS

ONIATINE SNYQAOr MIN
AVM NIA3IMS 002¢€

ST jO 1500 i e o sdoedus e
AR ) WERCORA JODRAIND g BAELS: LOTEIJIRD YIRS UKD 04 BN 1SN0
PUR SEWED DEAND 18 DIIEMCD UOITLCES MR 0 TRCeRdesp 10 5
SOREIG 15arbR) PRgs G0l g O SUSIPUCO PUR SUSERED B 1) agsucdsa 8 pUR
Ajua S BORERT) SUIRI PRRSE 140 URGI0AK] ARy S SR R

Y

£1a)Xe 81 oYY TTULID) DuaTDRe I 1
‘PopMUSUES SO @ poprEM
v Qi pur P RINNNY whzog
10 3upd U] 19340 SuoRINPOAdRI puT SDuMAE

TFILLON LHOMALOD

NOLLANI530 avo AR
MINGHHOI0INSS MOZINT L 0

L34 INIWIOTAS0 MO GANSSI 12 ATr 20 L0
NOISSNOSKI ALD HOJ O2NESI  POZONVS0 20

—  sovdodoanssl wozaa @
1503 INTTIGO A0 HOA OINSSI Y. MR ISOE 19

¢0Pe99-¥1 da
#7102 ‘Gl 10

L3 ol |
i b i e

¢ ON }8aus 0¥ 14043oaE 3lis \_¢
AVM NA3MS .m:m.@
I (oo
OvoY 1d0d3o0na -aLs \ ¢/
X3 ¥¥INOIHIA

JONYVHINT "V INOIHIA ¢. - — 2 g
¢ : TiYLIH [ 35NOHTHYM

7 14l 03INOZ 31IS k o h EAE 3 U 1 = ;
- : B FEN T _ TR LA REg v . E

LNIWIAOR NVINLSIO3d

SYZ AGA 08 "ONOWHOIY 'Avi NIAIMS 0028
553400V JIAD

+2L£52-8¢0 'Ald

89992ddI NY1d 'LOIYLSI0 HILSNIWLS3M MIN
'1S3M JONYY HLHON 'S %0078 '0€ NOILOIS 'V 101
83400V ™oI1

J— Dg ‘Puowydly Jo AlID ‘ADM USPOMS 00ZE

JLT SLOALIHOUY MAZ0O4d
HAHJOLSIHIHOD




14\

T YIENNN 103

HS  Nuwd0 FI0Z NIt 31vA VIS PHEIDUSY WIS

NV1d 3OVNOIS

IN3W4OT3A3Q
$31vS ISNOHIYVM @3S0d0¥d
AVM N3IAQ3IMS 00Z€

ORI 0 150 DU P o 0Kk TP
o ) AEPEUOGSR) SRR ) LIRPURI LOMROED YIRS G O] Snpe SUSiaon
P U PEMOD U [UTRCD SOMSSOE ORI Soedeap om0
o bl P 00l B U0 SUORPUCD (O N [ 0| RO i pue
A S TIODRALOY SUCISURLID PSS FAD ILpI0NNG SAEY OGS CUNSURLID LRI

100 WBi3Ade 01g o volts|uued Wapm
araudxs oi; oYM U0} SOR39P 10 WA U] IO PRONPOISS
PRUALSUET 'LIYI0 & POPILAIG) PIID ®q J0u Aew Tey] e
Ut $JE PUR Ry mpaoy yAzeg aeydojepys jo Auedaid ei sie Yruuo) sjoNMAK
o jupd Uy Joy|s tuoRaNpoide) pue sBupwe)p “suBjLep ‘seap) Ty “peaIstel RYBU [Ty

JOLLON LHOMAJDD

NOLLANOS30 ava A
MIN3H OJ03NSS MIRZINY R 00

LRi3d INGAIOTIAI0 YO 03NS MIRAINZ0 10
NOISSNOS1 ALD Y04 0INSSI #1021 50

40V HOIQ3NSS| MO 435 20

_.._méwn ANINS0TIAI0 ¥O4 OANESEIY PLOL dSS OF

alglg

20¥€99-v1 da
710Z 'Sl 100
€ 'ON J98ys

"INIHIS F1VH04H0S SNYAHOr 01 IHIHAY T11M ¥NOTO0 ANV 30VS 3dAL FHL

'NOILYTIVLSNI OL HORId SNOIS
TV 405 AIHINDIY IHY ANOWHON S0 ALID IHL AE d3NSSI SLIWYIA NOIS

"0955 MYIAE NDIS ONOWHOMY 40 ALYD FHL HLIM ATdWOO LSNW FOYNSIS 1TV

Ll=81n

NOLLYAT ] 1SaM

o

L= 8L
NOILYAZT3 LSV3

AR
NOILYA3T3 HLYON

JOVNDIS ONIAd1INg

S¥Z A9A OF 'ONOWHOIY "AVM N3A3MS 0028
| :$$340av JAID

L21£5¢620 ‘Aid

89992dd3 N¥1d 'LOIMLSIA HILSNIWLSIM MIN

'1S3M IONYY HLYON 'S %0078 '0€ NOILO3S 'V 101
‘$$3¥aav o3l |

e |52 (00) X D1 52 (D) 0HS
131 V2A 38 HINIOTA L3EH1S B3N 419 pIp

dLTSLOALIHOYY MAZOd
HAHJOLSIIHD

NOILYA3TE HLNOS

DGR J0 1909 BY| PUE Wik mdordus Bugrss e oy mgnodss) opeoD
g S LD O B sbumtp egoo o
FiFop o 106 |0 VR TEEY ol ey uo L
G B20BDA3SK] BM RS SUTTIWP UDULAL

"AL¥3d0¥d
O118MNd ¥Y3A0 .8°11 NYHL 3HOW GNILXT T1IM NOIS V 40 L1avd ON

'NMOHS SY3dY 3H1 NI 3a¥DV4 3H1 01 3XI4 ¥NO10D OGNV LNO4
31¥H04H00 SNYQHOT NI S¥31137 13INNYHD TYNAIAIONI 38 T1IM SNOIS

_ TINOH
SNVCO[

JOVYNOIS 3AVIVA
S ——— = B

o= 2
N¥1d JOWNSIS

AVHM NIAIMS

| L R
lelsl: 1o
av0¥ 1¥0d300148




00LV

POMT Y3BANN 103r0Yd

H3 "NMwG PICZ Nv 10 LYViS paEspu sy JIVOS

NVId 31IS

ONIQTINE SNYQAOr MaN
AVM NIA3IMS 002¢

UDGRIFE |0 [0 S Pue yow, Fadoids Bugnsay
i 0] BYSUOGERI ACREAUD) By} SIPUSI LOVOHUED U NKID 0] IR SIBUA0D
e D PR b PRURI USIBROM FROGD 0 SOuEenep T D
VORI 7550b9) [EUS G5l GUL U SLOPA0 PR BUCHELSUIR [ 15 SEindsal 2 pue
e, U SOPRIUYD SIKITID PUEXS BAD SCLR0R0RIT B [FUT TUSRURLID VR

“Toumo 1y
oM Jewwo) sjuonsep io jupd
'$10410  Pepresie) "pesn q jo
u 1 S1Yary WAI0g Jeydayeuyd jo Aued
103UMd U] 1019 $UDRINPOISI PR sBuparip '2uB[ERp ‘seap| [Ny “POAISSS SYBY INY

‘JIILON IHOMAJDD

NOUJMISIO  Ava  AJY
LP3d INSRAOTIAIO KO NSS! PIOZAVSE 00
MINIY HO4 03NSSI  pI0Z 3T 92 w

LIN3d INSWAOTIAZ0 HO INSSI Y HIZATNZ0 20
NOISSNOSIO ALD YO Q2SS PHZONY S0 €0
dOVHO403EE PIZIIST v

LWi3d INGAOTAIO YOS XSS 1 Mz d3s O @
16093d INIAGOTIAA HOA O3NS MIZI000 %0

¢ove99-¥1 da

¥10Z 'SL 10
b ‘ON J98yS
[ B woi«dzﬂ ]

ALID GNv 2102 0808 € NOILOTS OL SdWvY
8YN0 ANY SONISSOHO AVMIAIHA ONOO MIN »
NOIS INVITdWO0
2 TOBWAS YIVHOTI3HA A31NIVd V¥ AB Q3MUVIN
ATHY31038 01 0378vSI0 3HL ¥04 S30VdS
'NMOHS SV 03INIYd 38 OL SINITONIMHVd TV~ @
"SNOILYOIJI03dS OHAAH 08 OL1 SQMY 1108
NOILOFL0Yd B BYTS ONOO ‘HIWHO4SNYEL
3719V0(1ddv SY SQHvT308 NOILOALOYHd
B FUNSOTONT FONTS ‘BY1S ONOO WILINSYD @
ONIOGT GIANNOY HLOOWS/M a3dNIX3L
WOOYE ‘HSINIZ ' LOILIHOYY A8 "0'8'L SNY3LLYd
"0°0 074 XD SLNIOr SLNIWIAON -BYX.87
Qvd MO0 LX3 dAL YOHLY ONIAYASGYd ONGD  ® |
J3IANIWWOITY %2 ONITTING
WOYd AVMY 3dOTS OL S3AVHO TYNHALXT
SONIMYHA |
Id¥OSONY1 338 - NOISTQ IdYOSANYT ¢
210z 3000 ONIdTING 08
ONY SMY1AE ONIQTING ONY ONINOZ 318v0ITddY
‘NY1d ALINNAWOD TWIDI440 ONOWHOIY 40 ALID
HLIM A1dWOO OL INJWdOT13A3A 03S0d0dd @
‘S310N WH3NTD |

FL0Z vl AYR 3Lvd

811 A 08 Y1130 '3NNIAY V2P £005- 201 I
HINTIW ONIHILS
‘NOLLYWHOINI A3AUNS

SYZ A9A 08 'ONOWHOIY "AVM NIOIMS 002E
‘$$340Av JIAID

2252620 ‘did

89992dda Nvd 'LOMLSIO HILSNINLSIM MAN
‘153M IONYY HLHON ‘6 %0078 ‘06 NOILO3S 'V 101 |

:$83HAAY WO

BrBE-15Z (p08) X4 OrvE I (H02) INOHY
134 VA JH ¥IANOONYA LIFYLS HIGNNGTY 119 ¥1k

ALT SLOALIHOYYV JAZOd
HIH4JOLSTHHD

WEHBII00I j [500 8] puE Y, redoxdius Bugnsd) A oy sgsucdss) IORRIU0)

44 SRR UGIRSUBD ST IR0 0F BINYE.)
EFED R sioi ‘@l
fpon

1)

QUVONYLS diiY] e-e-

JOYdS HYI TIVIWS  OS

st L e clO.L8]

TANVA HOLVIONANNY [ |

NOLOINNOD 35S 18] _

IR O |

30vy9 0350d0Ud

3avyo ONLSIX3

I ,m

o %e INIT ALM3HOM

i
m. i
i

B —

fum 0] 5

K Op- T

NY1d NOLLYD03 3LIS

luasgzz] 9

$$300¥ ¥ONYL 3l

(I¥OIdAL-ALIOYSYD 81 000'08)

dAy [z 11

M;.
| INVYOAH 3uH
1o , | 0L0Z-1 06 TAHSY ol _ 1.
| . A HLIM A1dH02 01 0034 - -
= - . 38 AW SV SLHOIANS | I |
il ?_ . 1/ 7 7 _
) . = . -
| (9]
| | - ~— m 0vOY 1H04390I¥8
- i sNvagor T o STv130 ;
i 7 _ 45 000'64F A s 04 Nv1d = )
2 oz_n_;!._,m a350d0odd N IJ¥ISONY] - \
- ~— 335 ONLNYId

S

NY1d VIV '/

u
|
|
|

HINWYOISNYEL !
Q3LNNOW dvd A0S Y009 -

Qvoy 1H0d39Aa1u8

[ sn |

T T T I 5 i
lel. s ls %

m :




Lofieoos) o 1500 64 PUE YioM Jedoidiuy Buysel Aue 1o} esuodsa! 1DPE Y
Sl siepu) LoTEaYLE Y 3 ‘sjuaumnoep o
NHGNop 10 ‘salouEdaIosp 'S | 159nbai /ey ‘a0l 8y} U0 SUCHIPUOT PUE SUDISUALP
Sisuodsas 3 plie AjseA Py SIORENIOO ‘SUDISUSIIP PAIESS 240 8ouapagaid 81y [1eys SUoISLAIP
0 ;

NY1d 40014 NIVW

$20LLE HIAANN LOFrOdd

HS ‘NMvdd V102 NI 300 LYLS pajeapli sy JTWIS

2 OO 44v1S
wlrbb

NV1d 300714 NIVIN

g

ONIQTING SNYQHOrMaN — _—1 1
AVM N3Q3MS 00Z€ !

\Oi[2a931 J0 1500 2U) pUE oM sadaidu Busal
Aue Joj siaisuodsar oenued ay) sispual
pue sBuieip JIRINGO U1 PaUREILCY Lol
uallEoyiera jsanbel [[2Ys ‘Gl s U SUBpo e SUDISLRD
50N By SIORIUOZ ‘USSR PRIEDE 19AD 20uEpRIAI BN

104"

€ SUDISUBLLIP \RiIpL

18umo 14BIAdos i Jo uojsauiad Uspum
sE21Xa o) IOy Jeio) aluen2ele 10 Jupd U Jayye Feanpoides Jo pepeojmop
‘DERENER ‘s34 @) PeRIEMIG) ‘ean ag Jou AEW jey) 93AE Jo Juswmgsu)
Ue oie pUE "7 sioRyROLY HAzog 1aydosuya Jo Aadosd o1 ale Rwwo) aluoRdsie
103und u) Seyyla BUORINpOItal pilE SBUMEIR 'SUBISOp ‘sEapl Ty *Paniasol KBS Iy

‘331LON IHORIAJOD

— AVdSIa
Avdsid

NOILdRIS3a 3lva AZY

LIWH3d INIWAOTIAI0 04 3NSSI 10T AYW SL 00

B INIWd013A30 S3NIT AYVLINYS YOJ G3NSSI #10Z 3NN 81 0
MIIAZH HO4 GINSSI ¥10Z INNT 97 20

LIW43d INFWNAOT13A30 Y04 Q3NSSIFIA ¥L0Z A1NF 20 £0
NOISSNQSIT ALID Y04 A3NSSI #4102 9NV S0 0

dQy A04 43NSSI ¥1.0Z 435 70 S0

1INH3d INIWDOT3A30 M0 aaNSSi-3Y phOZ d3S 08 90

LIWH3d INGWdOT3A30 04 a3NsSI-3Y ¥L02 L0 L0 10

312
0708

7 39y401S

|
4

Z0t£99-¥L dA
10T ‘Sl 100
G 'ON 189ys

S
==
1 s

861

w
121410°

(W6'2) 906 7
NOLYAZ13 8718
,, 1Hosg0ess |
| WL |

|

I

\

"
bl

30

7 AYdSia AYdSIa

30/440
- wmmm{z(\s_

W01-€%

L 7 $301440

104"

’

130

AVIdSIa

3300

H3d 4IHINDIH SV SNOILYHYAIS B SONILYH 3dld =
TH31S AN EMO TWHINIO STIVM HORITINE - = I €
18vva 3 Wad3 |

‘NOILYINSNI QIDIY /M %030 TWL3IW ONIdOTS
400d =

ONIZY1D

378n00 ‘ONILHOdNS 4713S T¥YM NIYLENO
SMOONIM HOMILXT
STANYd 31FHONOD d- 1L TVHANID _—
STIVMYONMILXS
‘S310N NOILONYLISNOD

AYdSIa

JbrEE

0"

13

14|

SvZ ASA 08 'ANOWHOIY ‘AVM NIAIMS 002 |
'$S34aaY JIAID

12/-652°620 Ald | ! | / e

8999Zcld3 N 1d 'L 041510 HILSNINLSIM MIN
'1STIM FONVY HIHON ‘G 40078 ‘08 NOILO3S ¥ 1071
'$5340aY WO

£9 .08 62 £E ’ i 8 !

BY8E-1S2 (708) XV OPPE-SZ (08) SNOHA (S _ 8 _N =] =
131 ¥3A 98 HIANOONVA 13315 HIINVXEW 9 biy

dLTSLOALIHOUYV MAZOY
YAHJOLSIIHD




coLVv

YZOLE H3BWNN 133r0dd

]

U0lJe0y 1391 10 1500 61 PUE HioM sadaudus Buijnses Aue 10] SISUOTSa 0
54 SU3PUB) LOIEOYIEI YONS LEK0 O} BiNe SeUIN0D pue s 1402 Ul PAUIZILOD LIGNELLIOju!
InJFAN9 o' Sa[ouedaIosp 'SI0Li3 o o) Jsanba [[2\s ol alj] o SUO(IPUA PUE SOSYALL]

SYIHY
NY1d 0079 NIV

HS  NMwdy0 P10z Nvr ‘3Lv0 LHYLS paigapulsy  J1¢0S

SV VIV -NV1d 800714

ONIQTINE SNYQHOr MaN
AVM NIQ3IMS 00Z€

{500 84} iz o sedaudul Bunsas

1 152nbe1 [eUs ‘cpl o) Lo SUOIPUCO PUE SUDISURLID
\S SI0PEIUOD SUSISUBWIP PAfEDS 1380 apaoaid aney

ISUBLIP UITRIM

“1aumo W03 atp jo uossiuuad g
ssautxe ay) oL JELLD) 3jucieaR 10 Juld U JAUYS pasnpoida) io papeolusop
‘PeRIUSLES ‘aIetR0 @ PIpIesicy ISEN B JoU AeW JBY) eaEs jo Juelungal]
Ue o1v put R sEalY HAzog 1eydolsuyd Jo Gusdoid sy are fewtio) oEle
10301 U] Joiy@ slioganpoidel puls aBUWEIp ‘suB)aap ‘st panasal SYBY Iy

:3D)ON IHOMA40D

NOILdD$3a o A
LIN3d INIWOTIAIA ¥O4 QINSSI 10T d3S 0 )

Z0v€99-v1 da
102 'Sl PO
9 'ON 192US

3000
H3d AIWINDTY SV SNOILYHVIIS 3 SONILYH i =
sanls
T331S Q3N MO TVHINID STIVM HOMIAINI - =
18vva ? Wad3
‘NOILYINSNI QIO M HO3A TW13W ONIJOTS
400 e
"ONIZYID
318N0A 'ONILHO4ANS 4738 “TTYM NIVLHND
‘SMOONIM HOMALXE e
STINVd JL1THONOD dN-17IL TVHINID
STIWMYORALXT =
*S31ON NOILONHLSNOD

§vZ A9A 08 'ANOWHOIY 'AVM NIQIMS 00zE
'$S340Aav JINID

122-£52-620 ‘Ald

89992ddI Nv'1d "LOMLSIA HILSNINLSTM MAN

‘LSIM FONYH HLHON ‘S #0018 ‘0 NOILO3S 'V 101

7 $83HAQY WO

GYBE-15T ($03) Xv4 OvPE-L SZ (109) INOH
131 ¥9A 08 HIANOONYA 133HISHIANYXIW IS -Fiv

LT SLOALIHOYV MAZOd
HAHJOLSTIHO

121-10"

CI

300"

130"

130"

o1 3 Lt )I2A [EYS SIREINGD P paleos 1670 el

P




SN oK1 B) J0 1503 BU) PUE Y10M sadoidhuy Buyinsa AUE Joj aiqistiodsa) oeiog
BY| Sizpual UDIEIYIERE LYONS WE)Go 0] BInE4 SJUBURI0p PUE SBLIMBIP 19211 U PSUIELOD LDjJBULIOjUI
Jianop o ‘SapreckIo9p 'SI0La JO L [Sanba! /2y G0l &} o SUHIPUO) PUE SUOISUSLUIP |12 o)

oiqsucdsor 59 pUe Kl [Py SI01BA00 SUDISIEI PafEds A0 9ouepesei BAEY RS SUOSUGWP STl

i

SIN ATNO S3S04HNAONNNYI @ sIN
ANLY3d Y3LYM 7 F104 W3LOL HONOYHL NOILO3S /ij\

w ! L) !
NTYMm30IS i > 7 ) Av

E
vongE \\, ; 8 NV JdVOSTNY 3 5V QVATINOE ALY 2
1004 HOLVD ._.Eﬁ_.%; -/ ; 2 K — ] IVATINOE AL DNLSIA
/ 3 — .
b I o E3
7004 NOWOTHRY -/ g 7 =
YZokie MIENNN LO3rOdd
HS "NMvd V102 NP 310 LuVLS PaIIPUISY TT0S STIVI30 SHEINONS 0L AUV I | g
3SVH (NY LHOddNS 310d WALOL - BY ONILNVIE —
z«; 24VOSENYT M SY SNUNYYd ") H
| &
04 WAL ——— 1 X
SNOLLD3S |
ONIQTING SNYQHOr MaN : , Tvm oL
| JuuL e
AVM NIQIMS 00Z¢ W -~ - o
| |
UoliEoIHIZR Jo 502 8Y) PUE YoM Iadard) Bupnsal
e s UEdD 01 e SHSWRoP d v
4 245 SIURIDY, SUOBUAIIR PRIEDS 240 80U2pRI DAGH IPUS SLISUIP UMM — L/ N P
Towe
100 JyBuAdoa a1 Jo UojspuLIed ueRpM b= 2R w07y
s5a1dxa au) JoUM Jeuiscy 3N lo Juld Ul 1e(s penpoidel Jo pepEojUMAp
FoIWSUSE, ‘sl o) SpIEMIO) SER 97 J0U AP Jeyy s3pen Jo uaWRREL) NOILD3S N
ue o2 pue “p17 SaeyyaIy xAZag Joydagsying jo Ayodoad au) ok fewin) siwogsae
103uud Ul souyo sUogonpoidas pUE sBuEIp ‘suBsesp ‘ssspl [y -pantoaer SIYBY (Y
301LON LHOMA402 o il
NOLLJIN0S30 ava A3 . 7 B R . MO0 NIVW
LIA3d ININIOTEAIO HOA 03NS SLOZAVASE 00 AYMIARG / ONDRIV i} i N | S ‘ ,0n0 T3
MANIINOL CFNSS! PHZINP T Lo |
LH3d INJNAOTIAIA HO GINSSI B pIZAIN 20 20 N =
E ;
NOISSNOSIALD¥OA NSS! #oZonys0 £ 2 m R
day H04 a3nssi ¥10Z 43S 20 0 = n._DH =
LINU3d ININIOTINIAHOA CHNSSHIY pH0ZdaS 08 0 | |
| J o
20V€99-v| dQ | /, - e
40-84 13
¥10Z 'Sl 190 | |11 T [ [T T T [ ]
Lr
/ 'ON 129
Sw B . \_ \\\\\ TIVM 0L
(. | | : . | W0-6¢ 713
a : : | , :
[ | : ! !
Y130 TYIATHAUTAONOD \ 5 / i W ; I X |
d .d
~lHH S = a o g (o)
NOILD3S NG
o e S S s e > S HOOT4 NIVW
: AVMIARIT )/ ONYVd 1 = T TRE
| |
i R
| | RN
| — 2 v _l3dvvd ol
! | .09 H
| 7 7
| ) = _ \\\\\\ TIvM O'L
Cnooamipsl ! [ i ; . | | I g3
NOHL 8 X ol X 08
“34vaSLauoN0d | I | | | | | ,
HaES ONGO 0L 1t 0L I i I i
108 MM ILTIH V(.21
S , “ A b | 3 la | _ b
543049 NO 02UNO3S g
13N aaLVON0D
[ A =2
2 NOLLO=S
b e S e ey S e e - HOOT4 NIVW
- & Lo — L erAer—
YW 00,04 B AVMIARG / ONDHYd N W [ | W0-0713
150 S §H.GET ) | |
- 1 t
i | |
N | N
@ N [N~
pu : 5 & j e dp l
TIONY 1S.8X%E — =] ' I |
- Tt W , Ll [
£ | . ; —
STH 0 dOL 440 d¥O— L ko I ™M TTYM O'L
W SR :
3 = . 7 W02 1
I - o S TIVM O'L
| 40762 13

8782152 (v09) ¥4 O ¥E-152 {#09) INOHd
134 ¥9A 08 HIANOONYA 13301S HIANVXTTY 118 - iy

L1 SLOALIHDAV MAZOM T _ Vo 1d
MAAJOLSRIHD slel, o S b e z |t




oy = DR “LOGEIRDE) 10 31900

iz HIEHNN LOF0Bd

f
BY) SPUAI LOCETHRD) LONS LAEN0 (3 ANgE } Z d
om < NOILVATTI LSV FYIGROp 10 490 10 LOgROGRD RS 0] o) Lo £
N. ; 00 oK s

HS ‘MMVEQ P42 NP 2UIV0 IHYIS ety ITVOS

SNOILYAZT3

ONITING SNYQYOT MaN
AVM NIAIMS 002€

“UORROJAA JO 1503 4 pusd 30k RSAKILS Bl

oo RS0 3G [0 UoysaRII ATk
STy T IOy TLIOY OSCLTY 20 4t Ut SRR PRONPUKta: 7 PRPYOIUACY

ORI W S SUOPNPANTR PUN EBARIP WD) TN Y AR SRED Y
ZOUOH IHORIAIOD.

NOLLARIDS X EN AR

LP3d INBRI0TAAZ0 804 03NSS1 7102 AV 91 00
HANIY B0 G3NSSH ¥IO0Z 3NN 9T 10

LARI3d LSO AT 40J G3NSSE3Y 12 AT 20
HOISSISK] AL 8O TINSS1 P10 NTY 51

<OV UO4 OIS n 43320

LWRi3d (NGO TEAT0 U0 GNSSHRS #1035 0E

8|38

cove99-v1 da
102 'Sl 190
8 'ON JosUs

L % b (o

S8Y NOUVATHHINON  \ ¢/

378 1R
~ONZYO (RINIL HIIM KONBHITY
canoow wat- T (9)

STENVd di(TL HOLVIN QL 8N0700
~ HSIN INIVd - 8000 N VLGN @

woawian wowmousss (¥)
H0W0D ARO

TOORYHO- HSIN LY

aRmos VNS (E)
WELSAS
ONIZYI0 MYIYD ML NI

w0 - T (Z)

H0T00 /340 TOJHYHA
“HSIN LN STERATY NELSYD
Histh TNV ALTHINOO iU @

e e e i e M

. . B e e = i, _._ / . iE
BHEE1S2 (09} w3 0rrE-L52 (03 0k . 3 T 1
134 VO DB MIANODNVA [TRULS WIANVXEWY HS- 91y

ALTSIDALEIAY YAZOS 1d ‘

o o olols o le X o I




SEOUCICES NI B4 5 Thiss

TEI0 TO SO, 30 ¥i-50 TOA 08K,
91 8 TN onn, - AESES KNS 100 GFCHAY Thse {
TGS TS 30 TRES Sl Th 6

T O B0 (OO 3SR 30
0 /i L0 B0 WK TR SITERG T TW (2

TIVLIA HONIUL '8 ONILNVId 33YL L3FAYLS

HIENNN
yZolz 103r08d
L0V MMYHQ vioZ 11 834 1074 el IWos

NVid
IdVISANY

GONOWHOI ‘AVM N3Q3MS 00Z€
SNvayor

USRI 5 500 oy P §iok Redkoide) Buignsei A 3 esuods

ORRIRI0D B SRRUR) UDESRUER (NS R0 0) Bngey speunaop pue shusep
1RI07 A PRURALCD UOTEUIGHS FYINGD 10 SSEURINIOSE 'SK1 j0 UEsiR
[Eanbay pegs 0] By U9 SUGHEACD DUE SUOISID I 0} gSuodie) og puE K
IS SORERINO0 P Ty

“saumo yyBjidos

o Jo uofasruted UM x30idXe GUY NOLPA JRELIDJ SUORORLR 10 jupd

11 s#aie PR3RPDIdRl 10 PRPRORIMOP ‘POIMISULE ‘SI0LRO 03 PARIEAID)
posn oq 10U Avill \EIR O24ANY jO WHLNSLY UR e

‘puk “au ubjsaq esedspur o uedexd etp it Tewsoy 3uondee 10 supd uj
Jaie suoponpasdas put s6uesp ‘subjsep Txep) |y peANSa) SUBH Iy
0LLON IHOMALED

NOILdIDS30 U0 3ES

LNBd IKENSTIAI0 B04 CISIABY MZD AT |

MOESSTTISID AL HOS FLZONY T
o7 04 03NS YINdE ¢
S1N0403NSS! PHID1D0 ¥

B Y
tmpumarm ey J0¥03 GHMSSI 1180100 §
sy ity g0 V03 G3NSH PIOLLDO B

core99-¥1 da
v10Z ‘'Sl 100
6 ON l@aug

133LIHJYY 3dVISANY1

SUOJFUBLIQ § UORE>01 s0d Ued eag
TRIINDIE ONUNY I HONTUL

1NOAVT TiVL3A MTVMSSOYD ¥IAVd

PUIS WSl / BD WIS
PUIS WR' 7 [eD WAz
Loy Ids S8 /1y WE
puis Wwe't 7 2 Waol
W we

3zis

e eax

eqniys _
NIIHOS
snosiqiH ApreH Pigonig, m:om_;.m_.ﬂuumﬂr g 3903H M3A
usy uobaig elolie| snupely 1
ssaudAD exiooN sisupieRool suedioerweyD I

“ieA efdep ;euwN|oD

Qpdep ossueder

FWVYN NOWWOD

Jleymog, wnigny Jedy B
NZeNesQ, wniewed Jsoy L

6304)

FAYN TVIINVLOE “ALD

1SI7 INV1d

Buuspy ——r7-m
siHor

’

i ld %

7

1 X

i)
I

(4eo ped)
2s0ssy ewelnieyy Jod
SIAFAUL ONILSIXF

i F -

V3N WOMS

¢

jaaloid a1j10ed UOSIpel

TOBWAS

T _ _ _ 104 adeaspue 2ag 25 10
‘sjeacsddy / UOREUIPIOOD PUY Bupueg - @ualajay Joj umoys
sjubay aseqqng Joj |IA SUOHINNSU . .
4 s_m 4qns 10j [IND B SUONY | 913 'S334L I¥NLNd ——— s
1)E||E)SU| JOj J3IMOBJNUBIA HNSUDD 4
\ yoly 88g
Alsusq %66 o) apesbang pajoedwod «ONI SIILHIdO™d AlRoNY UBGIN,, S¥0Y UBqin
aseg Jenues9 pejoedwod Jea|d ,8/¢ . OHHIOVd NOSIQYIW A8 MYOM.. i SHOvH 38
pues Buppag , | el SLNIWIAOH NI ¥T1YMaaIS ojulnoke jlejeq seg
1UD }35 S48ABd HLNOS-HLMON 310N os (Butpueg Aeig /m
au0qBuuIsH / [B0218YD)
Aaio) |einjeN - pue|loH 8|gnoQ :pued ' SHINVYd ANYITOH
|{eooieyD/auoqbullaH - puE|(oH plepuels Apog fapeg /lr )
S3U0IS JarEd og _ _ _
‘porebin| seasy adeospue £
'SP8g qrUUS U| Yo isodwod .2 2
*sei0N 22ds, ouj ubjseq dgpuen pue ] 08, WUaoa) isol Jad se uopesydeds 'L
820N
‘o0 wosy /10d L& 18U)eSH JBJUMA oY S,IBWUNIY, BAUED X ROUT 6 E
*2°0 WIGY 7 10d wog | BPET JBANOOURA |sin-eAn sojfudeisoiory 09 g
BRA0D PUROID
tod g4 eleblom Aany joispg, wieblem 2 @
iod 2y wnuingiA spieq NIPARD WNWNQIA T @
peddia /W wz i abpeH mep JISHIH, Blpew Snxel Gy @
wodeg epawoIpuy esaueder sileg adwal, sojuodel susld 2 @
tod £8 ‘rea eandg (15004} eplEWNG X BaRIdS 6 @
10d ga “/eA 880y yaualg Apien BUBIIhOS, plrenplow esoy 81 @
od 24 (oA ey} Yeuy, L | @
lodgy (e wnipew) LOIPUSPOPOUH Bnbjun, uoipuspopouy 21 @
tod g leine usyAn oo ueydnoug, ‘[snunig  v8 @
10d 24 “rep Ung-Alm anig Big, veosnw edour]  vZ %A
jod 24 SSEID ulejunoy sepjoindedoe wnjesiuusd S %
xom e
w0d 14 “feA, enosed enig onig yelim, eonises 122 WMM
paddjio 710d €4 ofpsH poomxog susiiaodwes snxNg  SgT @ H

oNIavol |

__ ue|d eay| 20ssYy eweAniey Jed

(sdep aonidg g suld)
ue|d eay| 20ssy eweAniel Jad
SHIJINOD ONILSIXT —

(usy uobaig)
-

S3FHL ONILSIX

| (snoslam)
| _«Vs__ m____ﬁ_ﬁ uolelN o1
$3341 TYINIWYNHO
a38040¥d

(ysy uobaig)
ue|d ea¥] Uyojely oL
3341 3AVHS A3S0d0dd

SNva@idor
ONIaTINg a3S0d0dd

or

¥3dINOD

|

|
3I9a3H MAA ¥ r .

|

m

I7 ALY3IHO¥

(a1dep [leymog) / f

BvBE-152 0o Xvd Omve-iS2 (v0a) Dk
131 VoA DBYINIOINA 1315 MEONVIGTTY 149 - Fly

dALT SLOALIHOAYV JAZOd
HAHJOLSIHHD

'0°0 WeT @ °|ed wog| /
$3341 13341 4350doud —

TIVLIA ONILNYTd 33HL L3THLS 23S |
(alqeydasay JoN S| Bunue|d 19)204 - pauoisuaLlq '§ payseq UMmoys sy)
daaq ¢ X 9pWA £ 8 .6 X BU0T 001

S3FHL 133HLS d3S0dOYd O ONILNYId HONIHL

avod 130d39darg

—

LU TTTTTTT,

“NMVT
L
|

-«

AVM N3IA3IMS

=
-

~~ 3903H
aoomxogd \

- SSVH9 ‘NYO L)

(e1dew jreumog)
S$3341 1334LS ONILSIX3




# City of
* Richmond Report to Development Permit Panel

To: Development Permit Panel Date: October 15, 2014

From: Wayne Craig File: DP 14-666057
Director of Development

Re: Application by Madison Pacific Properties Inc. for a Development Permit at 3200
Sweden Way

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 866 m? (9,320 ft?) gross leasable floor space in a 1-storey building
consisting of three (3) commercial retail units (CRU) including a White Spot restaurant
located at 3200 Sweden Way on a site zoned Industrial Retail (IR1).

WayngAraig
Dire(éor of Development

WC:bg
Att.

4376137
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Staff Report
Origin
Madison Pacific Properties Inc. has applied to the City of Richmond for permission to construct
a 866 m? (9,320 ft*) gross leasable floor space in a 1-storey building consisting of up to three (3)

Commercial Retail Units (CRU’s) including a White Spot restaurant located at 3200 Sweden
Way on a site zoned Industrial Retail (IR1).

The existing approximately 2-acre lot is currently vacant and being subdivided to create two (2)
approximately 1-acre lots. The owner of the subject site (i.e., proposed east lot) is Madison
Pacific Properties Inc., while the proposed west lot is owned by Jordan Rugs Ltd., and the
subject of a separate Development Permit application (DP 14-663402).

No rezoning is required but a Servicing Agreement is a requirement prior to the issuance of a
Building Permit for utility upgrades, site servicing and frontage improvements. The owner has
agreed with the Development Permit considerations and a signed copy of the considerations is in
the file.

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:

To the north, across Bridgeport Road is a existing, 2-storey multi-tenant commercial building
located at 2760 Sweden Way zoned Industrial Retail (IR1) for a Future Shop and a Staples store
with a surface parking lot partially fronting Bridgeport Road. There is a tall pylon sign at the
northeast corner of Bridgeport Road and Sweden Way. Further to the north is a large surface
parking lot associated with the existing Home Depot store located at 2700 Sweden Way and
zoned Industrial Retail (IR1);

To the east, immediately adjacent is a portion of the IKEA surface parking lot and beyond is the
Knight Street corridor and the Bridgeport Road interchange. On the east side of Knight Street
are 1 and 2-storey commercial/industrial buildings zoned Industrial Business Park (IB1);

To the south, across the IKEA share-use road on private land but secured via a Statutory Right of
Way (SRW) as part of the IKEA rezoning (RZ 09-497385) is a large surface parking lot
associated with the new IKEA store and further to the south is the new IKEA store located at
3320 Jacombs Road zoned Industrial Retail (IR1); and

To the west, immediately adjacent to the subject site is vacant land proposed for subdivision to
create a similar approximately 1-acre lot zoned Industrial Retail (IR1). The owner Jordans Rugs
Ltd., proposes as a 1-storey commercial building for a furniture showroom (DP 14-663402) and
beyond is Sweden Way.
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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 for this Development
Permit application. In addition, it complies with the intent of the applicable sections of the
Official Community Plan and is generally in compliance with the Industrial Retail (JR1) zoning.

Land and Legal Requirements
Prior to approval of the Development Permit, the developer is required to:
1. Subdivide the existing 2-acre site to create two 1-acre parcels;

2. Provide a 6.0 m wide Statutory Right-of-Way (SRW) for utility purposes along the entire
south property line;

3. Provide a 3.0 m wide Statutory Right-of-Way (SRW) for sidewalk and utility purposes
straddling the entire east property line;

4. Provide a (width yet to be determined via a Functional Plan approved by the Director of
Transportation) Statutory Right-of-Way (SRW) for two-way emergency vehicle access
through the existing one-way, truck-only truck egress onto Sweden Way;

5. Register a legal agreement on title ensuring no direct access/egress to/from Bridgeport Road,;

6. Register a legal agreement on title ensuring specific access/egress limitations to the site for
general traffic, large trucks (WB-17 vehicles) and emergency vehicles (see Development
Permit Considerations for details). This agreement would also restrict WB-17 vehicle
access/egress to non-business hours (10 p.m. to 10 a.m.);

7. Register an aircraft noise indemnity covenant on title; and

8. Register a flood plain covenant on title.

Advisory Design Panel Comments

The Advisory Design Panel (ADP) recommended conditional support for this Development
Permit application subject to consideration of the ADP comments. A copy of the relevant
excerpt from the ADP Minutes from Wednesday, September 17, 2014 is attached for reference
(Attachment 2). The design responses from the applicant have been included immediately
following the specific ADP comments and are identified in ‘bold italics’.

Analysis
Conditions of Adjacency

1. This is a prominent site located on the south side of the Bridgeport Road adjacent to the
Knight Street interchange. Both Knight Street and Bridgeport Road are busy collector roads
and important gateways to the City. Existing development along the Bridgeport Road
corridor generally consists of older 1 and 2-storey retail/commercial/industrial buildings with
small surface parking areas and large pylon signs adjacent to the street. An important City
objective is to improve the streetscape character of this significant gateway into Richmond.
The proposed building extends along Bridgeport Road concealing the majority of parking
behind. The design consists of a long horizontal building with a series of sloping and pop-up
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shed roof elements, which creates an interesting architectural response at this important City
gateway location.

2. The proposed development site edge conditions include:

To the North (along Bridgeport Road boulevard): An existing 1.5 m wide landscape strip
with 15 proposed 10 cm caliper columnar street trees (Bowhall Maples) and grass below
together with an existing 1.8 m wide City standard concrete sidewalk that terminates at
Knight Street.

To the East: A 1.8 m wide landscape planting strip with trees and shrubs to partially
screen the proposed on-site parking and beyond is a portion of the IKEA surface parking
lot including an approximately 3.0 m wide landscape planting strip adjacent to the east
property complete with tree and shrub planting.

To the South: A 1.5 m wide landscape planting strip with trees and shrubs to partially
screen the proposed on-site parking and beyond is an existing 1.8 m wide concrete
sidewalk along the north side of the IKEA shared-use road; and

To the West: A proposed 1.8 m wide sidewalk in combination with a 1.2 m wide
sidewalk on the adjacent lot are intended to create a minimum 3.0 m wide walkway along
the future shared property line including trees in grates and double davit pedestrian lights
to be secured via a Statutory Right of Way (SRW).

Urban Design and Site Planning

1. Urban Design:

While the building has been sited along Bridgeport Road, the building entry is oriented
internally to the site along the south side of the building. The applicant has proposed to
extend the length of the building along Bridgeport Road to better screen the parking area.
The applicant has proposed a large area of vision glass in the middle of the north facade
providing visibility to the restaurant seating area inside the building from the street.
Upper level transom windows are proposed along the north, east and west building
elevations to provide partial daylight illumination of the kitchen area.

The applicant proposes a 6.7 m high pylon sign along the Bridgeport Road frontage.
While the Richmond Sign Bylaw allows pylon signs the proposed pylon sign will require
a separate sign permit. Frontage improvements proposed by the applicant would
complete the boulevard streetscape treatment along Bridgeport Road including a double
row of minimum 10 cm caliper street trees (Bowhall Maples). The north, east, south and
west property lines incorporate perimeter landscape strips including tree and shrub
planting.

2. Site Planning:

The building has been sited along the Bridgeport Road respecting the minimum 3.0 m
setback with the majority of the parking located to the south of the building and generally
screened from Bridgeport Road.

The building has been aligned with the adjacent proposed future store development to the
west along Bridgeport Road (Jordans DP 14-666057) and a minimum 3.0 m wide north-



October 15,2014 -5- DP 14-666057

south sidewalk with trees and pedestrian lighting is proposed to straddle the future west
property line with the proposed Jordans development to the west.

e The surface parking lot incorporates perimeter landscape screening including tree, shrub
and groundcover planting but the interior of the parking lot lacks canopy tree planting to
accommodate the maneuvering space required for large delivery trucks. However, the
applicant proposes decorative paving for the central east-west aisle of parking spaces to
improve the visual appearance of the parking lot and address the lack of on-site tree
planting.

Transportation and Parking

1.

Vehicle Access: General vehicle access for passenger cars and light trucks would be
provided from the existing IKEA shared-use road parallel to the south property line of the
subject site with access and egress from the existing IKEA driveway on Sweden Way.
There would be no direct vehicle access from Bridgeport Road.

Truck Access: Access for large trucks (WB-17 vehicles) would be via the existing IKEA
shared-use road parallel to the south property line of the subject site with access from the
existing IKEA driveway on Jacombs Road along the one-way truck route through the
IKEA site and with egress from the existing IKEA one-way, truck-only, gated driveway
onto Sweden Way. Large truck access would be restricted to non-business hours and
secured by a separate legal agreement.

Emergency Vehicle Access: Emergency vehicle access to the site will be via the existing
one-way, shared-use, truck access route on the IKEA site with an entrance from Jacombs
Road or from the north end of Jacombs Road via an emergency vehicle only access
driveway through the IKEA parking lot. The Fire Department staff indicated that these
routes are circuitous and subject to traffic conflicts on the IKEA site. The applicant
therefore proposes an alternate emergency vehicle access/egress route via the existing
IKEA one-way, truck-only, gated egress driveway onto Sweden Way at the northwest
corner of the IKEA site. The Fire Department staff supported this proposed alternative
route, which will require curb re-alignment and driveway let-down adjustments along
Sweden Way plus the introduction of “No Stopping” signs. The applicant has submitted a
letter from IKEA indicating that this arrangement is acceptable to IKEA.

On-Site Parking: The Bylaw requires 73 parking spaces and the site plan proposes 73
parking spaces including 30 small car spaces and 2 wheelchair accessible parking spaces.

Bike Access and Parking: This proposal would comply with the required number of bike
parking spaces by providing four (4) class 1 spaces in 2 lockers outside the building and five
(5) class 2 spaces in a bike rack on the south side of the building.

Architectural Form and Character

1.

Built Form Massing: The proposed rectangular building shape has been located along
Bridgeport Road to contribute to the continuity of a building streetwall along the south side
of the street and also to screen the parking area on the south side of the building. The
horizontal parapet and projecting canopies extend the length of the building while the
incorporation of the sloping and shed roof forms increase the apparent height of this 1-storey
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building. These architectural design elements exaggerate the building height and presence
along Bridgeport Road creating a stronger visual anchor at the east end of the street.

Architectural Form and Character: The architectural design features strong horizontal bands
with the multiple shed roof levels and projecting horizontal canopies. The shed roof soffits
would feature a natural cedar finish. Weather protection would be provided by steel canopies
along the public pedestrian areas and similar steel outriggers proposed at other areas around
the building to add fagade articulation and design continuity. The exterior cladding includes
anodized aluminum storefront glazing, pre-finished metal panels with a combination of
longboard metal siding and external insulation fagade system (EIFS) stucco. Sun shade
louvers are proposed along the south and north elevations at key central locations to assist in
managing solar heat gain and add articulation and another distinguishing element to the
fagade design.

Landscape Design and Open Space Design

L.

Frontage Improvements: There is a new public sidewalk and boulevard planting strip along
Bridgeport Road that would be completed by planting a double row of large (minimum 10
cm caliper) street trees on opposite sides of the sidewalk according to a triangular spacing
pattern complete with sodded grass below.

Pedestrian Circulation: Pedestrian access to this site would be accommodated via a link to
the proposed north-south sidewalk along the west property line. This north-south sidewalk
would be secured by a minimum 3.0 m wide SRW allowing for a minimum 1.5 m wide
accessible sidewalk together with canopy trees and pedestrian lighting. The applicant
proposes an increased width for the north-south sidewalk (3.0 m) along the west property line
and the east-west sidewalk (2.0) along the south side of the building to allow for the
encroachment of vehicle overhangs from adjacent parking spaces but still providing
continuous minimum 1.5 m wide wheelchair accessible pedestrian routes. While there is a
walkway along north side of the proposed building this is intended as an emergency fire exit
route as well as a delivery service corridor with no direct access to the boulevard sidewalk
along Bridgeport Road.

General Landscape Design: The landscape design of the sloping areas at the base of the
building along Bridgeport Road would create a low green pediment to complement the
simple horizontal lines of the architectural design. A landscape letter of credit (LOC) in the
amount of $75,027.00 will be provided to ensure that the landscape will be installed
according to the proposed design.

Garage and Recycling: All garbage and recycling would be stored within a separate
compound on the site, which has been designed to reflect architectural aspects of the
proposed building design. The size of the enclosure would allow for the number and type of
garbage and recycling containers as requested by Environmental Services staff.

Sustainability

L.

The proposed development would incorporate the following sustainability features.

a) High quality building materials with low maintenance are proposed to increase the life-
cycle of the building and minimize the need for repair/additional construction work.
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b)

c)

d)

The applicant indicates that the proposed building wall design would comply with the
requirements of ASHRAE 90.1 2010 for energy efficiency.

LED light-fixtures will be used to minimize both energy consumption and frequent
replacement of the light fixtures.

Low-flow plumbing fixtures and water wise landscaping is proposed in order to lower
water consumption for this development.

The landscape plan integrates the use of native plant material, drought tolerant plantings,
plantings selected for their specific solar orientation, a high efficiency irrigation system,
and locally available materials.

A transit stop is located at the north side of the site along Bridgeport Road near Sweden
Way and four class 1 bicycle lockers and a class 2 rack for 5 bicycles have been provided
on site.

Crime Prevention Through Environmental Design (CPTED)

1. The following CPTED features would be incorporated into the design of this development.

a)

b)

c)

Vision glass has been incorporated on the north fagade where possible to enhance the
interface with the streetscape presence with consideration to tenant needs and CPTED
principles.

CPTED features have been considered and incorporated into the design with respect to
safety, security, visibility and lighting.

The proposed plant material also incorporates CPTED principals by maintaining the
shrubs and perennials with a maximum height of 3°-0” and the tree canopies with a
minimum standard of 6’-6” at installation and allowing clear vision lines to the building,
bicycle storage and pedestrian areas.

Conclusions

This development proposal continues the extension of a building streetwall along Bridgeport
Road, screens the parking from the road and helps to the anchor the terminus of Bridgeport Road
on the west side of Knight Street. Staff supports this proposed development as currently
proposed and recommends that the Development Permit application be forward to Council for
i%ideraﬁon.

Brian Guzzi, RPP, BCSLA

Senior Planner/Urban Design

BG:cas

Attachment 1: Development Application Data Sheet
Attachment 2: Advisory Design Panel Comments and Applicant Responses

Prior to approval of the Development Permit, the developer is required to complete the following:

1. Sub

division of the existing 2-acre parcel in order to create two 1-acre parcels.
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2. Provision of a 6.0 m wide Statutory Right of Way (SRW) for utility purposes across the adjacent
proposed lot to the west extending along the entire south property line (i.e., proposed Jordans site)
and extending 3.0 m into the subject site (i.e.. proposed east lot for White Spot restaurant by Madison
Pacific Properties Inc.) Tt is the developer’s responsibility to obtain the required utility SRW from
the lot located west of the proposed site. The design and construction of this SRW for utility
purposes shall be the responsibility of Madison Pacific Properties Inc., subject to the approval of
Richmond’s Director of Engineering and the maintenance responsibility for this utility SRW shall be
the responsibility of the City following final acceptance by the Director of Engineering.

3. Provision of a minimum 3.0 m wide Statutory Right of Way (SRW) for sidewalk and utility purposes
intended to straddle the proposed shared property line between the proposed west lot (i.e., to be
owned by Jordans Rugs Ltd., see DP 14-663402) and the subject site (i.e., proposed east lot owned by
Madison Pacific Properties Inc.) for a proposed multi-tenant commercial building including a White
Spot restaurant. The portion of this SRW on the proposed west lot (Jordans) shall be approximately
1.2 m wide while the portion on the proposed east lot (Madison Pacific) shall be approximately 1.8 m
wide. The design, construction and maintenance of this sidewalk and utility SRW shall be the
responsibility of Madison Pacific Properties Inc., subject to the approval of the Director of
Development. The costs associated with the maintenance of this sidewalk and utility SRW will be
equally shared by the respective two property owners (i.e., Madison Pacific and Jordans), which will
be the subject of a separate agreement evidenced by a letter of undertaking from Madison Pacific
Properties Inc., dated October 6, 2014 (see copy in the DP file).

4. Securing a Statutory Right of Way (SRW) for two-way emergency vehicle access/egress purposes
between Sweden Way (width to be determined by a Functional Plan approved by the Director of
Transportation) and the subject site by either:

a) Amendment of existing title charges CA3544686, CA3544687, BB1696228 and BB1696229 as
modified by CA3544692; or

b) Registration of a new Statutory Right of Way (SRW) for two-way emergency vehicle access and
egress purposes between Sweden Way and the subject site via the existing IKEA one-way
westbound, gated truck egress only driveway to Sweden Way from the IKEA site, provided that
Richmond Fire Rescue is supplied with the access code for the gate. The design and any required
modifications to the existing IKEA one-way westbound, gated truck egress only driveway to
Sweden Way shall be the responsibility of Madison Pacific Properties Inc., (property owner for
DP 14-663402 located at 3200 Sweden Way) but subject to the approval of both the Chief Fire
Prevention Officer and the Director of Transportation. Maintenance of the existing IKEA one-

way westbound, gated truck egress only driveway to Sweden Way shall remain the responsibility
of IKEA.

5. Registration of a legal agreement (restrictive covenant) on title ensuring no direct access/egress
to/from Bridgeport Road. A legal review of title charge CA3544690 is required to determine if this
satisfies the above legal requirement.

6. Registration of a legal agreement on title ensuring that:

a) The only means of access/egress to the subject site for general purpose traffic including passenger
cars and medium size trucks (SU9 vehicles) shall be from the IKEA, shared-use, driveway
to/from Sweden Way through the IKEA site to the south property line of the subject site.

b) The only means of access to the subject site for large trucks (WB-17 vehicles) shall be from the
shared use IKEA one-way, truck access route from Jacombs Road through the IKEA site to the
south property line of the subject. The only means of egress from the subject site for large trucks
(WB-17 vehicles) shall be via the IKEA shared use, one-way westbound, gated truck egress-only
driveway connection to Sweden Way but restricted to non-business hours only (10 p.m. to 10
a.m); and
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¢) Emergency vehicle access/egress to the subject site shall be via three (3) alternative routes:

e Access via the existing IKEA shared-use, one-way truck route through the IKEA site with
entry from the truck only driveway on Jacombs Road to the south property line of the subject
site and egress via the truck-only, one-way westbound, gated driveway onto Sweden Way; or

e Access via the existing emergency vehicle only driveway at the north end of Jacombs Road
through the IKEA parking lot to the south property line of the subject site and egress via the
truck-only, one-way westbound, gated driveway onto Sweden Way; or

e Access via the existing IKEA, truck-only, one-way westbound, gated truck egress connection
onto Sweden Way to the south property line of the subject site and egress via the same route.

A review of title charges CA3544686, CA3544687, BB1696228 and BB1696229 as modified by
CA3544692 is necessary to determine if these agreements require amendment or if a new legal
agreement is required.

7. Registration of an aircraft noise indemnity covenant on title. Note: A legal review of title charge
BB1696219 is required to determine if this satisfies the above aircraft noise indemnity covenant
requirement.

8. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.9 m
GSC. Note: A legal review of title charge BB1696216 is required to determine if this satisfies the
above flood plain covenant requirement.

9. Receipt of a Letter of Credit in the amount of $75,027.00 for on-site landscape improvements
including all material and labour costs for all hard and soft landscape improvements with a cost
allowance for an on-site automatic irrigation system complete with an overall 10% landscape
contingency allowance. The value of the landscape Letter of Credit is based on the landscape cost
estimate prepared by a BC registered landscape architect to the approval of the City of Richmond
Director of Development.

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

Enter into a Servicing Agreement™® for the design and construction of utility upgrades and frontage
improvements. Works include, but may not be limited to the following:

A. Transportation requirements:

1. Complete the agreed frontage improvements along Bridgeport Road (from the back of curb to the
property line including the provision of a double row of street trees at a minimum 10 c¢m caliper
in size at the time of planting at approximately 9.0 m spacing on the opposite sides of the
boulevard sidewalk with a triangular spacing pattern and sodded grass on the boulevard ground
plane.

2. Install a sign along the Bridgeport Road boulevard sidewalk at the north end of the north-south
sidewalk along the proposed west property line indicating “sidewalk ends ahead”.

B. Engineering requirements:
1. Water Works Servicing:

a) Using the OCP Model, there is 342 L/s available at 20 psi residual at the hydrant located at
the frontage of 3200 Sweden Way. Based on your proposed development, your site requires a
minimum fire flow of 200 L/s. No water analysis is required. However, once you have
confirmed your building design at the Building Permit stage, you must submit fire flow
calculations signed and sealed by a professional engineer based on the Fire Underwriter
Survey or ISO to confirm that there is adequate available flow.

b) The proposed site shall be serviced from the existing watermain located at the northeast
corner of the site.
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2. Drainage Works Servicing:

a)
b)

Storm sewer capacity analysis is not required.

The proposed site shall be serviced from the existing storm sewer lead located at its
Bridgeport Road frontage. Via the servicing agreement design, the existing lead shall be
video inspected to check its condition and confirm if it is suitable for re-use. If the existing
lead is not suitable for re-use, a new storm service connection shall be provided to service the
proposed site.

3. Sanitary Works Servicing:

a)
b)

c)

Sanitary sewer capacity analysis is not required.
The required sanitary sewer works shall include but not limited to the following:

e Replace the existing inspection chamber located on City side at Sweden Way frontage
approximately 3.5m north of the proposed site’s south property line with an appropriately
sized manhole.

e Provide a 200mm diameter sanitary main from the new manhole identified in item 2a to
approximately 1 meter beyond the west property line of the proposed site. The
approximate length of the required sanitary main is 73m. An appropriately sized manhole
is required at the east end of the required sanitary main.

e The required sanitary main shall be contained in a 6 meter wide utility SRW which shall
be measured from the south property line of the lot located west of the proposed site. The
required 6 meter wide utility SRW shall run across the entire south property line of the lot
located west of the proposed site and shall extend 3 meters east into the proposed site. Tt
is the developer’s responsibility to obtain the required utility SRW from the lot located
west of the proposed site.

e The required sanitary service connection to the proposed site shall be detailed via the
servicing agreement design.

The works indicated in items 3a and 3b above will be required if they are not built yet
through DP14-663402 when this development (i.e., DP14-666057) proceeds

4. Private Utility Works Servicing:

a)

b)

The developer shall provide private utility companies with the required rights-of-ways for
their equipment (e.g. Vista, PMT, LPT, telephone and cable kiosks, etc.). This equipment
must be located on private property and not within City SROWs or Public Rights of Passage
and not impact public amenities such as sidewalks, boulevards and bike paths. The developer
is responsible for coordination with private utility companies.

A proposed on-site location for a pad mounted transformer (PMT) is shown on the proposed
site plan. It is recommended that the proposed PMT location, grade and access be confirmed
by the developer with BC Hydro to confirm that these meet BC Hydro’s standards.

The existing BC Hydro pole lines are located on the north side of Bridgeport Road and there
are no existing BC Hydro lines on Sweden Way. If service will be from the north side of
Bridgeport Road, this may bring challenges to the private utility servicing (e.g., BC Hydro,
Telus and Shaw) because the private utility service connections to service the proposed site
may have to cross Bridgeport Road from the pole lines at the north side. It is recommended
that the private utility servicing be coordinated and confirmed with BC Hydro (at this stage)
because the required private utility service connections may not have enough cover when
they cross the existing 525 sanitary trunk line, 650mm watermain and BC Hydro duct bank
and primary lines at Bridgeport Road.
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d) Ifitis determined at this stage that the proposed site will be serviced from the pole lines
along the north side of Bridgeport Road, adequate vertical separation (i.e., 300mm per City
specs) between the existing City utilities (e.g., 525 sanitary trunk line, 650mm diameter
watermain, 300mm AC watermain, etc.) and the required private utility ducts will be
required. Staff recommend the following:

e The actual cover on top of the existing utilities along Bridgeport Road frontage be
confirmed (i.e., conduct utility locates) prior to building permit issuance. A utility locate
permit is required prior to start of the locate works.

¢ Confirm with BC Hydro (in writing) whether the potential depth of cover (base on the
utility locates and the required 300mm vertical separation) over the required underground
ducts that will cross Bridgeport Road to service the proposed site is acceptable to BC
Hydro.

5. General:

a) Underground utilities are located on or adjacent to this site that may be impacted by on-site
development works (e.g., pre-load, excavation, dewatering, etc.). The Engineering
Department requires the following:

* An assessment, signed and sealed by a Professional Engineer or Geoscientist, to identify
and mitigate the impact of on-site development works on adjacent roads, underground
utilities and adjacent properties.

e Pre and post construction elevation surveys of adjacent roads, underground utilities (e.g.
manhole rims, manhole inverts, service boxes, etc.) and property lines to determine
settlement amounts.

e Pre and post construction video inspections of adjacent sewer mains to check for possible
construction damage. At their cost, the developer is responsible for rectifying
construction damage.

b) Additional legal agreements, as determined via the subject development's Servicing

Note:

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.

*  This requires a separate application.

e 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.

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

¢ The preceding agreements shall provide security to the City including indemnities, warranties,
equitable/rent charges, letters of credit and withholding permits, as deemed necessary or advisable by
the Director of Development. All agreements shall be in a form and content satisfactory to the
Director of Development.
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e 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.

e 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.

An executed copy of the DP Considerations is located in the Development Permit file

Signed Date
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Development Application Data Sheet

Development Applications Division

DP 14-666057 Attachment 1

Address: 3200 Sweden Way
Applicant: Madison Pacific Properties Inc. 0979448 B.C. Ltd/Madison Pacific
Architect: Urban Design Group Architects Ltd. Owner:  Properties Inc.

Planning Area(s):

Bridgeport Area Plan

Floor Area: Gross: 878 m? (9,448 ft%) Gross Leasable: 866 m? (9,320 ft?)
‘ Category Existing/Required ‘ Proposed Variance }
Site Area 3,922.3 m? (42,219.3 ft2 or 0.97 ac) 3,922.3 m?(42,219.3 ft2 or 0.97 ac)
Land Uses Commercigl (former IKEA site) no change
OCP Designation Mixed Employment no change
Zoning: Industrial Retail (IR1) no change

Bylaw Requirement

I5r6posed Variance

Floor Area Ratio (FAR) Max. 1.0 FAR 0.23 FAR None
Lot Coverage Max. 60% 23% None
Setback — Bridgeport Road (north) Min. 3.0 m 3.0m None
Setback — Exterior Side Yard (east) Min. 3.0 m 3.0m None
Setback - Interior Side Yard (west) Min. 0.0 m 13.0m None
Setback — Rear Yard (south) Min. 0.0 m 35.0m None
Height (m) Max. 12 m (39.371t) 7.32m (24 ft) None
Off-street Parking Spaces Bylaw Requirement 73 Proposed 73 spaces None
Small Car Parking Spaces Max. 50% 30 spaces None
Parking Spaces — Accessible Min. 1 space 2 spaces None

Loading Spaces

1 large size truck (WB-17)

1 SU9 (business hours)
1 WB-17 (non-business hours

No Variance w/
Restricted Hours

Class 1 spaces 3

Class 1 spaces 4

Bike Parking Spaces — Class 1 & 2 Class 2 spaces 4 Class 2 spaces 5 None
Total 7 Total 9

Tandem Parking Spaces Not Permitted None proposed None

Indoor Amenity Space (Lunch Room) None Required but Encouraged None proposed None

Outdoor Amenity Space None Required but Encouraged N-S Walkway 173 m? (1,656 ft?) None

4376137



Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, September 17, 2014 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

This Development Permit application was presented to the Advisory Design Panel (ADP) on
Wednesday, September 17, 2014. The Advisory Design Panel indicated conditional support for
this Development Permit application subject to the applicant giving consideration to the ADP
comments. The design response from the applicant has been included immediately following the
specific Design Panel comments and is identified in ‘bold italics’.

DP 14-666057— 865 SQ.M. (9,310 SQ.FT.) INDUSTRIAL RETAIL BUILDING -
WHITE SPOT RESTAURANT + 2 TAKE-OUT RESTAURANTS (YET TO BE
NAMED)

APPLICANT: Urban Design Group Architects Ltd.
PROPERTY 3200 Sweden Way
LOCATION:

Applicant’s Presentation

Glen Bury, Senior Development Manager, Madison Pacific Properties Inc., Aaron
Vornbrock, Senior Vice-President, Urban Design Group Architects Ltd. and Landscape
Architect Cheryl Bouwmeester, ETA Landscape Architecture, presented the project and

answered queries from the Panel on behalf of the applicant. .

Panel Discussion

Comments from the Panel were as follows:

4376137

project is good and logical; applicant was able to explain the project well; Agreed.

agree with the landscaped edge on the north side as pedestrians will not be coming from
this direction; Agreed.

appreciate the south-facing patios; however, would like to see some trees on the vast
asphalt parking area to mitigate its harshness; City staff could work with the applicant to
generate a three-foot wide strip with a row of trees in the middle of the parking area;
Landscaping is proposed along the south property line to avoid potential conflicts with
WB 17 truck on site movements.

introduce columnar trees on the south-facing patios to add to the ambience of the patios;
Planters are proposed in each of the patios.

appreciate the trees in grates but look at proper soil volume; Agreed.
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the applicant needs to investigate how to manage vehicle over-hangs on the small stalls
in the parking area facing the patios; look at impact to small stalls of big trucks
manoeuvring in the loading area; Walkways (including any vehicle overhangs) are
designed as a minimum of 1.5 m wide to accommodate the disabled.

pylon signs could be integrated into the landscaping rather than as a stand-alone piece;
Landscaping has been incorporated around the pylon base.

no need for introducing benches along the north-south walkway along the west property
line but consider appropriate treatment at its northern end; Agreed.

northern sidewalk leads to a dead end and is a significant CPTED issue; consider
connecting to the IKEA parking lot; We are amenable to the City removing this
portion of the redundant sidewalk recently installed on City property.

further examine the Bridgeport Road building elevation to enhance the streetscape; look
for ways to further open it up; Vision glass and transom windows have been added
where possible and varying cladding materials have been used to articulate and vary
the building facade.

agree with the City staff’s comment regarding non-support for the proposed pylon sign
as it has limited functionality and will not enhance the streetscape along Bridgeport
Road; signs at a lower level, i.e. at eye level and below the tree canopy would be
appropriate for passing motorists; A pylon is permitted as per the City’s bylaws. The
pylon sign is integral to retail operations and is necessary for tenant advertising
purposes and has been tastefully designed to complement the building’s architectural
elements.

scale is appropriate; appreciate the diversity of the building facades; Agreed.

further examine the functionality of the sidewalk in front of the site along Bridgeport
Road leading to a dead end; Agreed as noted above.

consider opportunities to open up the north fagade of the building in view of high
volume of passing motorists along Bridgeport Road; look at further treatment and
articulation of the northwest corner, e.g. provide more transparencies; Vision glass and
transom windows have been added where possible to accommodate this request. More
transparency for the west facade has been achieved.

examine whether the proposed pylon sign is necessary; As noted above.

further examine the proposed location of the garbage and recycling enclosure at the
eastern edge of the site, e.g. look at CPTED issues and interface with the southeast
corner; could be integrated with the building design; The current site plan complies
with this request.

appreciate the intent of the south-facing patios for a friendly outdoor experience;
consider a stronger connection to the north-south pedestrian walkway; The current site
plan complies with this request.
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provision for accessible parking is limited; in addition to the proposed accessible
parking stalls, consider consolidating two small parking stalls to provide a bigger stall
and consolidating three smaller parking stalls to create two bigger stalls with a walkway
in between; could be located adjacent to the pedestrian crossing between the north-south
pedestrian walkway and the proposed building; Besides the 2 accessible parking stalls
provided, 2 more accessible parking stalls can be easily converted from the 2 parking
stalls beside the crosswalk.

applicant is encouraged to consider public art; would be beneficial to the commercial
and industrial area where the project is sited; We believe the building designs are
unique in the local context and the Jordan’s totem element will be an attractive
addition to the streetscape.

agree with previous comments of the Panel regarding landscaping; also consider
introducing small trees near the proposed building to animate the restaurant area; The
current site plan complies with this request.

consider introducing paving patterns or painted pavers/asphalt to break down the vast
paved parking area; Stamped asphalt has been used to the middle parking row fto
break down the vase paved parking area.

overall, the building is nicely designed; appreciate the provision for mechanical
equipment screening; Agreed.

notice the large amount of glazing on the south fagade; appreciate the provision of
overhangs to minimize solar gain; and Agreed.

the proposed building has potential to be successful; good location for a restaurant.
Agreed.

Panel Decision

It was moved and seconded
That DP 14-666057 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Panel.

CARRIED



e City of
a2 Richmond Development Permit

No. DP 14-666057

To the Holder: Madison Pacific Properties Inc.
Property Address: 3200 Sweden Way
Address: 389 West 6th Avenue,

Vancouver, BC V5Y 1L1

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 #13 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
$75,027.00. 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.

4376137



Development Permit
No. DP 14-666057

To the Holder: Madison Pacific Properties Inc.
Property Address: 3200 Sweden Way
Address: 389 West 6th Avenue,

Vancouver, BC V5Y 1L1

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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