Richmond Agenda

1.

4047645

Development Permit Panel

Council Chambers

Thursday, December 12, 2013
3:30 p.m.

Minutes

Motion to adopt the minutes of the meeting of the Development Permit Panel held on
Wednesday, November 27, 2013.

(File Ref. No.: DP 12-617455) (REDMS No. 3900748)
APPLICANT: Matthew Cheng Architect Inc.

PROPERTY LOCATION: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2
Road)

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

1.  Permit the construction of 15 townhouses at 6511 No. 2 Road (formerly 6471,
6491 and 6511 No. 2 Road) on a site zoned “Low Density Townhouses (RTL4)”;
and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
ratio of tandem parking spaces from 50% to 60% of the total residential parking
spaces required.

Development Permit 13-643519

(File Ref. No.: DP 13-643519) (REDMS No. 4031357)
APPLICANT: Christopher Bozyk Architects

PROPERTY LOCATION: 11100 Cambie Road



Development Permit Panel — Thursday, December 12, 2013

ITEM

INTENT OF PERMIT:

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

1. Permit the construction of an automobile repair facility on a lot at 11100 Cambie
Road on a site zoned Industrial Retail (IR1); and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
(a) increase the maximum site coverage from 60% to 73%; and,

(b) reduce the minimum exterior side yard setback from 3.0 metres to 1.5 metres
along the Cambie Road frontage.

New Business

Date Of Next Meeting:  Wednesday, January 15, 2014

Adjournment



Richmond Minutes

Development Permit Panel
Wednesday, November 27, 2013

Time: 3:30 p.m.

Place: Councit Chambers
Richmond City Hall

Present: Joe Erceg, Chair

John Irving, Director, Engineering
Victor Wei, Director, Transportation

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,
Oclober 30, 2013, be adopted.

CARRIED

2. Development Permit DP 13-630087
(File Ref. No.: DP 13-630087) (REDMS No. 3926156 v.3)

APPLICANT: Zbao XD Architect Ltd.
PROPERTY LOCATION: 8680 and 8700 Alexandra Road

INTENT OF PERMIT:

1. To permit the construction of four (4) commercial buildings at 8680 and 8700
Alexandra Road on a site zoned Auto-Oriented Commercial (CA); and

2. To vary the provisions of Richmond Zoning Bylaw 8500 to:

a) vary the Alexandra Road setback from 3.0 m (9.8 ft.) to 2.1 m (6.8 fi.) for a
proposed free standing sign and gateway feature; and

b) vary the minimum west interior side vard setback from 3.0 m (9.8 £t.) to 0.5 m
(1.6 ft.) for the location of a garbage/recycling enclosure.

40367514
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Applicant’s Comments

Mr. Xuedong Zhao, Zhao XD Architect Ltd.,, gave an overview of the proposed
commercial development with respect to (i) urban and site design, (i1) architectural form
and character, (i) landscaping and open space design; and (iv) sustainability.

Staff Comments

Wayne Craig, Director of Development, advised that the site is entitled to higher density
under the City Centre Area Plan (CCAP); however, the developer has proceeded with the
proposed development under the existing zoning which response to the objectives of the
CCAP with respect to urban design. The freestanding sign associated with the first
variance for the proposed development has been intcgrated into the landscape design
along the Alexander Road frontage. The second variance is related to a garbage and
recycling enclosure along the west property line. The garbage enclosure is in a location
that is not highly visible to the street, is an architecturally designed trellis, and includes a
trellis to address any overlook concems from the adjacent property. The retention of five
trees along Alderbridge Way has been considered in the Servicing Agreement. A north-
south public walkway will be introduced through the site to connect Alderbridge Way 10
Alexandra Road. The proposed development has been designed to be Distnict Energy
Utility (DEU) ready should a DEU be introduced to this area. Iln addition to the DEU
design, there 1s a comprehensive sustainability package associated with the proposed
development which includes a bioswale and a substantial amount of permeable paving on
the site,

Panel Discussion

[n response to queries from the Panel, Mr. Zhao provided the following information:

. buildings three and four have been designed to achicve an active frontage along
Alderbridge Way;

. the hotel structure is directly adjacent to the garbage/recycling enclosure for the
proposed development;

. in addition to the ambient lighting from the commercial units, high-level light
standards are proposed along the pedestrian corridor and parking area;

. the bioswale is to be located between the two parking areas on the eastern portion of
the site;

. the proposed development addressed the market demand for store front commercial

units in the area, whereas the higher density uses permitted, such as office and hotel,
are not in high demand;

. building one was recessed from the Alexander Road frontage in order to create
greater functionality with the parking area and to avoid a large open parking area in
the middlec of the site; and
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. landscaping along Alexander Road will consist of a variety of coniferous and
deciduous plantings, architectural fencing, and permeable pavers to create a garden
effect to the streetscape.

Diana Nikolic, Planner 2 Urban Design, advised that the Architect had completed redesign
of the internal layout of the units after the Advisory Design Pane review. The applicant
has maximized the opportunities on the south side to ensure access by: (i) re-locating the
washrooms, (ii) introducing additional glazing, (ii1) adjusting buildings three and four to
widen the pedestrian corridor, (iv) introducing spandrel glass, (v) making improvements
to the awning treatment, and (vi) adding texture to the hard surface treatment.

In response to queries from the Panel, Mr. Craig provided the following information:
. no shared access is intended between the adjacent sites;

. the proposed development includes sidewallks along both Alderbridge Way and
Alexander Road to allow for pedestrian moveinent along the street frontages;

. with a rezoning application the proposed development, including the
garbage/recycling enclosure, would have a 0 metre side yard setback and would
abut the adjacent building with no direct views from the west;

. street fronting retail is desirable for the area; however, recognizing the property to
the west has an Alderbridge Way focus with a large surface parking area facing
Alexander Road, the proposed development responded with the offset of building
one and placement of the parking along Alexander Road together with the
landscaping treatment which allows for the gradual introduction of the buildings
along Alexander Road; and

" the application was reviewed by the Transportation Division and the existing road
network can accommodate the expected ftrips generated by the proposed
development.

Correspondence
Sining Chen, 1803-5068 (Schedule 1)
Steven, 4751 Garden City Road (Schedule 2)

Gallery Comments

None.

Panel Discussion

The Panel were satisfied that the development met the CCAP and addressed any issues
related to design.
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Panel Decision

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

1. Permit the construction of four (4) commercial buildings at 8680 and 8700
Alexandra Road on a site zoned Auto-Oriented Commercial (CA); and

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

a) Vary the Alexandra Road setback from 3.0 m (9.8 ft.) to 2.1 m (6.8 ft.) for a
proposed free standing sign and gateway feature; und

b) Vary the minimum west interior side yard setback from 3.0 m (9.8 ft) to 0.5
m (1.6 ft.) for the location of a garbage/recycling enclosure.

CARRIED
3. New Business
None.
4. Date Of Next Meeting: Thursday, December 12, 2013
5. Adjournment
It was moved and seconded
That the meeting be adjourned at 4:00 p.m.
CARRIED
Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Councii
of the City of Richmond held on
Wednesday, November 27, 2013.
Joe Erceg Heather Howey
Chair Committee Clerk



Schedule 1 to the Minutes of
the Development Permit [Tg Development Permit Panel
Panel Meeting of Wednesday, |pate:_Nov 27, 2013

November 27, 2013. itom #__&L
To whom it may concern, Re: 8LBO 5 5700 AlecandrekA

2P 13- 630087

Reference:

Applicant- Zhao XD Architect Ltd.

Property Location- 8680 and 8700 Alexandra Road.

My family and 1 live adjacent to the proposed development site and are writing fo
ask that City of Richmond refuse this planning application from Zhao XD Architect
Ltga.

Herein are our comments and objections relating to this planning application:

First, Alexandra Road is already a busy and congested road due to overmuch
restaurants and entertainment venues; this additional concentration of commercial
building will cause traffic problems and create a safety hazard for the neighborhood.

Second, Richmond council recently approved a plan to build the Walmart store on
vacant land northeast of the Alderbridge Way and Garden City Road intersection,
where is very close to 8680 and 8700 Alexandra Road. These consecutive
construction will seriously affect the life quality of people live nearby. Construction
will cause noise, pollution and dust at all times which certainly impact on the
peaceful enjoyment of the whole nelghborhood.

Third, The apartment block will overlook our property; this will lead to a loss of our
privacy.

Therefore, we request city of Richmond refuse this Planning Application. Should you
require any additional information, clarification of any comments made, or would
like to arrange 2 visit to our home; do not hesitate to contact us on 6044405252.

Yours Sincerely,

Sining Chen
Owner of 1803-5068 Kwantlen St. Richmond, BC, CA

/M




Howey, Heather

Schedule 2 to the Minutes of
the Development Permit
Panel Meeting of Wednesday,

From:
Sent:
To:

Cc:
Subject:

Hi Heather,

November 27, 2013.

Nikolic, Diana

Wednesday, 27 November 2013 10:48
Howey, Reather

Konkin, Barry

To Development Permit Panel
Date:_ Nou 27, Q0\3

Item # o)

T B80 F 8706 Aerardia

Dp 12- 30087

support from public for DP 13-630087 - which is on tonight's DPP agenda

As mentioned in my veicemail, | have received a message from an ingividual who supports DP 13-630087, which is
scheduted 1o be considered by DPP this afternoon:

Steven
604-616-5888

4751 Garden City Road

The site is currently vacant is an eyesore. Development will enhance the publfic realm and bringing businesses to the
area will support the existing restaurants in the area, which are typically not busy during lunch.

Thanks Heather.




N City of

Report to Development Permit Panel

Richmond Planning and Development Department
To: Development Permit Panel Date: November 7, 2013
From: Wayne Craig File: DP 12-617455

Director of Development

Re: Application by Matthew Cheng Architect Inc. for a Development Permit at
6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)

Staff Recommendation
That 2 Development Permit be issued which would:

1. Peumnit the construction of 15 townhouses at 6511 No. 2 Road (formerly 6471, 6491 and
6511 No. 2 Road) on a site zoned “Low Density Townhouses (RTLA4)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum ratio of
tandem parking spaces from 50% to 60% of the total residential parking spaces required.

j/ .

Wayng Craig
Director/o‘t(Devel ment

//
EL:blg —
peile

3900748
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Staff Report
Origin
Matthew Cheng Architect Inc. has applied to the City of Richmond for permission to develop 15
townhouse units at 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road). This site is

being rezoned from the “Single Detached (RS1/E)” zone to the “Low Density Townhouses
(RTL4)” zone for this project under Bylaw 8890 (RZ 1)-586782). The site is currently vacant.

A Servicing Agreement for frontage improvements along Na. 2 Road is required prior to
issuance of a Building Permit for the site. Works include, but are not limited to, removing the
existing sidewalk behind the curb and gutter and installing a new 1.5 m concrete sidewalk at the
property Jine; with a 1.38 m grass and treed boulevard up to the curb.

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, a large, newer, single-family home on a lot zoned “Single Detached (RS1/E)”, with
future multiple-family development poteutial through rezoning.

To the east, across No. 2 Road, existing single-family dwellings on lots zoned “Single Detached
(RS1/E)”, fronting Christina Road and Camsell Crescent.

To the south, older single-family homes on lots zoned “Single Detached (RS1/E)”, with
multiple-family development potential through rezoning.

To the west, existing single-family dwellings on Jots zoned “Swngle Detached (RS1/B)”, fronting
Garnson Court.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on June 18, 2012. The following
concerns were expressed during the Public Hearing. The response to the concem is provided in
italics.

1. Potential traffic unpacts due to the proposed development.

Staff have reviewed the traffic impacis of the proposed development in conjunction with the
current traffic capacity of adjacent streets. Staff’s findings indicate that the number of trips
generated by the development is minimal and can be accommodated on existing adjacent
streefs.

1900748



November 7, 2013 -3- DP 12-617455

2. Potential noise pollution during and after construction.

Construction activity noise is governed by the Noise Regulation Bylaw No. 8856. This bylaw
prohibits certain construction activity noise prior to 7.00 AM and afler 8:00 PM on Monday
through Friday, prior to 10:00 AM and after 8:00 PM on Saturday (provided it is not a
Statutory Holiday), and prior fo 10.00 AM and after 6:00 PM on Sundays and Statutory
Holidays.

All the garage doors are designed 1o face the infernal drive aisle: the active children’s play
area is located in the central part of the site with a large setback to the adjacent existing
single-family homes 1o the west; landscaping is proposed along the site perimeter to provide
a buffer to the neighbouring properties.

3. Loss of privacy and overlook.

Two (2) storey unils are proposed along the rear property line to minimize overlooking onto
the neighbouring single-family properties. The proposed rear yard setbacks of 5.4 m fo
6.0 m exceed the minimum 3.0 m rear setback requirement undey the RTL4 zone.

Planting of a variety of trees along the rear property line is also proposed 1o provide a
natural screen 1o protect the privacy of the neighbouring homes to the west.

Staff Comments

The proposed design 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 Comnunity Plan (OCP) and is generally in compliance with the “Low
Density Townhouses (RTL4)” zone except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to increase the
maximum ratio of tandem parking spaces from 50% to 60% of the total residential parking
spaces required.

(Staff supports the proposed variance to allow a total of 18 tandem parking stalls (9 units) in
this 15 townhouse unit development since the proposal was submitted prior to the new
direction on tandem parking arrangements was given and the related bylaw amendment was
approved by Council in March, 2013.

Staff typically support variances related to tandem parking arrangements on the basis that
tandem puarking reduces the overall pavement area on site and facilitates a more flexible site
layout. In order to address recent concerns related to the potential impact arising from on
street parking, the developer is proposing to provide one (1) additional visitor parking stall on-
site.

At present, no parking is permitted on both sides of No. 2 Road. One (1) addifional visitor
parking stall on site should alleviate the demand for street parking from the visitors of the
proposed development and minimize impact to the adjacent single-family neighbourhood.

3500748
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Transportation Division staff have reviewed the proposal and have no concerns. A restrictive
covenant to prohibit the conversion of the garage area into habitable space has been secured
af rezoning. )

Advisory Design Panel Comments

The Advisory Design Panc} (ADP) reviewed the project at the January 23, 2013 meeting of the
ADP. Changes have been incorporated to address comments made by Panel members. A copy
of the relevant excerpt from the ADP Minutes from January 23, 2012 is attached for reference
(Attachment 2). The design response from the applicant has been included immediately
following the specific Design Panel comments and is identified in ‘bold italics’.

Analysis

The subject Development Permit application was submitted before the adoption of the current
Official Community Plan (OCP) Bylaw 9000 (adopted on November 19, 2012) and the design
was developed based on the previous Official Community Plan (OCP) Bylaw 7100. While the
proposal complies with most of the current Development Penmnit Guidelines (i.e., Section 14 of

OCP Bylaw 9000) there are exceptions as highlighted below.

Conditions of Adjacency

3900748

The current Arterial Road Guidelines for Townhouses (OCP Bylaw 9000) state that building

height along the side yards should be stepped down to a maximum building height of two (2)
storeys within 7.5 m of the side yard interface with single-famuly housing. The guidelines in

the prior OCP (Bylaw 7100) allowed a height along side yards of a maximum building height
of 2¥% storeys.

Three (3) storey townhouse clusters with end units stepped down to 2-Y storey are proposed
along No. 2 Road. The third floor of the end units are recessed and have limited windows
(i.e., small or high secondary windows) overlooking the side yards.

While the required side yard setback is 3.0 m, a 3.5 m to 3.8 m setback is provided to the first
and second floors, as well as a 5.5 m to 5.9 m setback to the third floor is provided to
minimize overlooking opportunity. This is consistent with the guidelines of the current OCP.

All rear units (along the west property line) will be two (2) storeys; increased rear yard
setback is proposed to provide a better interface with the adjacent single-family developments,
as per the current OCP.

A mix of conifer and deciduous trees are 1o be planted on the north, west, and south property
lines (except adjacent to the paved drive aisle and parking stalls) is proposed 1o provide a
natural screen between the proposed development and the adjacent existing single~family

" homes.

The minimum Flood Construction Level is 0.3 m above the highest elevation of the crown of
No. 2 Road (i.c., 2.25 m geodetic). The applicant is proposing to taise the site grade to 2.05 m
geodetic at the front yard and 1.39 m geodetic at the rear. It is anticipaled that the site grade
of the adjacent sites 10 the north and south will also be raised through future redevelopments.
Perimeter drainage will be installed as part of the Building Permit to ensure the proposed
grade change does not adversely impact the surrounding properties.
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Urban Design and Site Planning

The layout of the townhouse units 1s organized around a single driveway providing access to
the site from No. 2 Road and a north-south drive aisle providing access to all unit garages.

Vehicle access is limited to right-in/right-out to/from No. 2 Road. The Jong-term objective is
for the doveway access established on No. 2 Road to be utilized by adjacent properties if they
re-develop. A Public Right-of-Passage (PROP) Right-of-Way (ROW), allowing access
to/from the future development sites to the north and south via the subject site, has been
secured over the proposed drive aisle atl rezoning.

A total of 15 units in five (5) clusters are proposed. The eastern clusters are oriented towards
No. 2 Road while the western ones are oriented towards the internal drive aisle.

The proposed site layout provides for an attractive pedestrian-oriented streetscape of
townhouses fronting No. 2 Road, complete with a landscaped edge, low metal fencing, and
gates to individual townhouse unit front doors. All units along No. 2 Road will have direct
access from the sidewalk on No. 2 Road to the unit entry.

All units have two (2) vehicle parkong spaces. Tandem parking spaces are proposed in all of
the street fronting units (9 out of 15 units in total).

A total of fowr (4) visitor parking spaces (including one (1) accessible parking space) are
provided throughout the site. The number of visitor parking spaces proposed exceeds the
bylaw minimum requirement.

The outdoor amenity is proposed at a central location in the site adjacent to a tree preservation
area. The size and location of the outdoor amenity space provides an effective open landscape
and amenity area convenient to all of the units.

Mailbox and garbage and recycling enclosures are proposed at the entry driveway for delivery
and collection convenience. These facilities have been incorporated into the design of the
adjacent building to minimize visual impacts. '

Architectural Form and Character

3900748

A pedestrian scale is achieved along No. 2 Road and along the intemal drive aisle, through
variation in building height, projections and recesses, entry porches, varying material
combinations, a range of colour finishes, landscape features, and individual design of intemal
unit entrances.

Echoing the two-storey houses in this neighbourhood, the architectural design concept of this
proposal fosters the perceived horizontal line created by the height of the neighbouring
properties. By providing skirt roof at the 2" floor of the street fronting buildings, the
proposed development will continue the horizontality of the streetscape. In addition, the
proposed hip and gable roofs gently reflects the rthythm of the neighbouring roofs.

A neutral colour palette with accents of warro hues s proposed to harmonize with the schemes
of the neighbouring properties and recreate a flowing fabric for the streetscape.

The impact of blank garage doors has been mitigated with panel patterned doors, transom,
windows, secondary unit entrances, and planting islands.
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The proposed building materials (Hardie-Plank siding/shingle-side/panel, wood trim and
fascia board, cultured stone, and asphalt roof shingles) are generally consistent with the
Official Community Plan (OCP) Guidelines and compatible with the existing single-family
character of the neighbourhood.

Tree Preservation

Tree preservation was reviewed at rezoming stage; three (3) trees were identified for
protection. A Tree Protection Zone (TPZ) based on the trunk diameter ratio method and
required permeable root space is established by the project Arborist. Proposed buildings are
setback at least 0.9 m from the established TPZ to provide a functional working space buffer,
while protecting the trees.

To ensure the protected trees will not be damaged during construction, tree protection fencing
will be installed to City standards prior to any construction activities occwring on-site. A
contract with a Certified Arborist to monitor all works to be done near or within the tree
protection zone is required prior fo Development Permit issuvance. A $7,500.00 Tree Survival
Security for the three (3) protected trees on-site is also required prior to Development Permit
issuance.

13 bylaw-sized trees on-site were identified for removal due to their health and condition and
their locations within the proposed building footprint. 26 replacement trees are required, of
which, two (2) larger calliper conifers along the No. 2 Road frontage are required to
compensate for the loss on two (2) large conifers on-site that are in good condition, but are
located within the proposed building footprints.

The applicant is proposing to plant 3] replacement trees on-site, including two (2) 5.0m
Serbian Spruce trees along No. 2 Road, as well as 15 other conifer and 14 deciduous trees
throughout the site.

Landscape Design and Open Space Design

3900748

In addition to tree replacement planting, 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.

A low metal fence will be used to demarcate private space and individual grade level unit
entrances along the street frontage. Since there is a Statutory Right-of-Way (SRW) for utility
purposes on-sile located along the No. 2 Road frontage, an encroachment agreement for the
fence installation will be required prior to Building Permit issuance.

Road end trellises are proposed at the ends of internal drive aisle as a terminus of the view.

The Outdoor Amenity Space is divided into two (2) areas (upper and lower) due to the
difference in proposed finished site grade between the required Tree Protection Arca

(at 1.39 m, no grade changes allowed) and the internal drive aisle (raised to 2.05 m). The
two (2) areas are connected by deep steps that extend across the entire width of the amenity
arca which will facilitate casual seating and children’s play.

The upper outdoor amenity space, where the designated children’s play area is Jocated,
features a spider web like climbing apparatus.
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e The lower outdoor amenity space, located within the required trec protection area, will be
covered with mulch (a common playground material), and is designated as a flexible space for
active play.

e In order to ensure the landscaping works are undertaken, the applicant is required to provide a
landscape security of $124,830.92 in association with the Development Permit.

e Indoor amenity space is not proposed on-sitc. A $15,000 cash-in-lieu contribution has
been secured as a condition of rezoning approval, consistent with Council Policy 5041.

o Crime Prevention Through Environmental Design

e The sile plan and individual unit design create adequate opportunity for passive surveillance
over the common areas on-site, including the outdoor amenity space, iailbox area, and
internal drive aisle/walkway.

e Individual unit entrances are visible from either the public strect or the internal drive aisle.

e Space differentiation (public, semi public, private) is achieved through the use of fences,
gates, and landscape features.

e Low planting is proposed along edges of buildings to keep the unit entires open and visible.

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

> Use of permeable pavers on driveways, walkways, and hard Jandscaping

\%

Use of some native plant species

v/

Trees and natural features on-site protected during construction

v

Use of long lifespan exterior cladding

v

Use of rain screen system separating cladding from the wall sheathing with a drainage
plane

Use of insulated exterior glazing
Use of weather sealed doors

Use of steel enfry and garage doors
Insulated garages

Programmable thermostats

No use of large mechanical air unit

V¥V VV Y VY

Installation of ventilation fans (bath or in-line type) to meet or exceed Energy Star
requirements

> Installation of dual flush or pressure assisted toilets in one or more bathrooms

Accessible Housing

¢ 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 these nnits will require installation of a vertical lift in the stacked
storage space (which has been dimensioned to aliow this in Unit 112) in the future, if needed.

3500748
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¢ All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
> Stairwell hand rails
> Lever-type handles for plumbing fixtures and door handles
> 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. Therefore, staff
recommend support of this Development Permit application.

"

Edwin Lee
Planning Technician — Design
(604-276-4121)

EL:blg

Attachment 1: Development Application Data Sheet
Attachment 2: Excerpt from the Minutes of the Advisory Design Panel Meeting — January 23, 2013
Attachment 3: Development Permit Considerations
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) C!ty of Development Application Data Sheet
Richmond Development Applications Division

DP 12-617455 Attachment 1

Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road)

Applicant: Matthew Cheng Architect Inc. Owner: Trine Developments Lid.

Planning Area(s). Thompson

Floor Area Gross: 2,569.59 m? Floor Area Net: 1,712.55 m?
| Exisng [ Proposed

Site Area: 2,865.30 m? 2.865.30 m?

Land Uses: Single-Family Residential Multiple-Family Residential !

OCP Designation: Neighbourhood Residential No Change

Zoning: Single Detached (RS1/E) Low Density Townhouses (RTL4)

Number of Units: 3 15

| Bylaw Requirement | Proposed |  Variance

Floor Area Ratio: 0.60 0.60 none permitted

Lot Coverage — Building: Max. 40% 40% none

éﬁtﬁggzzfage = Non-porous Max. 65% 55.1% none

Lot Coverage — Landscaping: Min. 25% 26.3% none

Setback — Front Yard: Min. 6.0 m 6.0m _ none

Setback — Side Yard (North). Min. 3.0 m 3.0m none

Setback — Side Yard (South): Min. 3.0 m 3.0m none

Setback — Rear Yard: Min. 3.0 m 54m none

Meight (m): Max, 12.0 m 11.65m none

Lot Size: MinéSS?nn;ew;ge X 6142%2”(}’22; X none

Off-street Parking Spaces — 2 (R) and 0.267 (V) per

Resident (R) / Visitor (V): 2 (R) and 0.2 {V) per unit unit none
Off-street Parking Spaces — Total: Min. 30 (R) and 3 (V) 30 (R) and 4 (V) none
Max. 50% of proposed .
. _ : A variance
Tandem Parking Spaces: _ residential spaces 18 requested

(30 x Max. 50% = 15)

3900748



Max, 50% when 31 or
more spaces are

Small Car Parking Spaces: provided on site (34 x 4 none
Max. 50% = 17)
Min. 2% when 3 or more
. . _ visitor parking spaces are
Handicap Parking Spaces: required (3 x Min, 2% = 1 none
1)
Bicycle Parking Spaces — Class 1 1.25 (Class 1) and 1.25 (Class 1) and hone
/ Class 2: 0.2 (Class 2) per unit 0.2 (Class 2) per unit
\ , a _ Min. 19 (Class 1) 19 (Class 1)
Bicycle Parking Spaces — Total: and 3 (Class 2) and 3 (Class 2) none
: 2 .
Amenity Space - Indoor: Min. 70 mliezr Cash-in- $15,000 cash-in-lieu none
. 2 «
Amenity Space — Outdoor: Min. 8 m* x 15 units 130 m? none

=90 m?
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, January 23, 2012 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Comments from the Panel were as follows:

1.

buildings integrate well with the residential neighbourhood; massing is broken up with roofs
of various types and levels;
Thank you.

treatment of the base is weak; applicant is encouraged to explore ways to strengthen the base
through the use of bays/projections, etc.;

The use of cultured stone has been extended to the internal drive aisle on the east
elevations of building C, D and E.

entries are not compelling; although the cultured stone cladding appears to be high quality, it
does not work well in the elevation;

The entries enhance the traditional style of the townhouses, which fits into this
neighbourhood. The choice of cultured stone in terms of pattern and colour are
appropriate in tire elevation.

deeper setback at the back of the residential units would be welcome both to the residents of
the subject development and to the existing residents of the adjacent development;

Wihile a minimum of 3m is required for the setback at the rear yard, we have provided a
minimum of 5.9m for the setback, wiich should be welcome both to the residents of the
subject development and to the existing residents of the adjacent development.

appreciate the provision of detailed drawings for the convertible unit; suggest that a sliding
door be used in the powder room on the main floor to make it more usable; consider
removing extra hallway space on the upper floor to create bigger bedrooms and a usable
second washroom;

Noted. The convertible unit floor plans have been revised. See attached floor plans.

concern on the survivability of the lawn adjacent to the children’s play area; would be
affected by the tightness of the space, the amount of sun exposure and the canopy of cedar
trees; consider swapping the location of the lawn and children’s play area;

The Amenity area design has been revised as requested. See L1 and L3 for your reference.



November 14, 2013 DP 12-617455

10.

) 1.

12.

13.

14.

15.

amount of trees and shrub materials seers too optimistic; concern on the survivability of
plant materials undemeath the trees; plant materials close to the trunk of the trees may affect
the survivability of the trees; echo the concern about the shady lawn;

Underneath the trees in the tree protection zone, most of the area has been changed from
live plant material to mulch. There are some pavers along the building adjacent to the tree
protection zone instead of lawn.

notice trellis structures on the landscape plan but don’t see vines on the plant list;
The vines at the trellis structure have been added. See L1 for your reference.

consider splitting the entry walks leading to the front door of the street fronting units and
infroduce planting materials to provide privacy to individual entnes;

Planting materials between the walks leading to the fronf door of the street units have been
added to provide privacy to each entry. See L1 for your reference.

no CPTED concerns;

- A multitude of windosvs on the north elevation of Building E, the south elevation of
Building D, and the west elevation of Building A look out on to the amenity area
increase the level of surveillance.

- There are no sudden changes on pathways that reduce sightlines.

- Orient the main residential entrance towards the street,

- The enclosed garbage and recycling room are designed in « manner which screens
containers but avoids creating blind spots or hiding areas.

- The front yard fencing is predominantly open in design.

overall, the project is good; finishing is also good;
Thank you.

applicant needs to reconsider the expression of the massing of the ends of the two buildings
fronting No. 2 Road to integrate better with adjacent single family homes; also consider
introducing windows to mitigate the units’ large blank side walls;

The end portions are relatively small and the massing successfully appears to have a two-
storey expression.

consider design development of units facing the interior dnveway,
The north elevation of Building A and the south elevation of Building B have been revised
with more windows and articulations.

consider opportunities to mitigate the blank garage doors along the internal dnve aisle;
Transom windows have been added to garage doors to enrich the architectural aesthetics
along the internal drive aisle.

look at bringing the materials used in sireet fronting elevations, e.g. cultured stone cladding,
to the other elevations, particularly along the interior drive aisle;

The use of cultured stone has been extended to the internal drive aisle on the east
elevations of building C, D and E.
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16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

elevations of the end units appear a bit austere; applicant could use some more glass;
The north and south elevations of Building A and B have been revised with more windows,

massing of the end units of street fronting buildings looks generally successful and appears to
have a two-storey expression;
Thank you.

concern on the large amount of space devoted to parking spaces resulting in limited residual
outdoor space;
The parking spaces are provided to meet the minimum requirements.

consider enhancing the treatment of ground floor units along the interior driveway;
The north and south elevations of Building A and B have been revised with more windows.

regrettable that ground floor animation is limited to a window introduced into the design of a
tandem garage;
Noted.

integrate energy conservation in the design process;

- The attached garages are fully insulated.

- All exterior doors manufactured from fibreglass.

- All windows in home are Energy Star labelled or equivalent for the climatic zone of
home.

- Trees and natural features on site are protected during construction.

- Suppliers and trades recycle their own waste, including leftover material and
packaging.

design of the exhaust system of residential units should take into consideration that the
development is surrounded by residential neighbours;

The exhaust system includes only kitchen and bathroom fans that will not be direct
towards neighbours. The proposed ventilution spstem does not conflict with the acoustic

Seatures in the acoustic report.

additional gable windows may be appropriate for units along the internal drive aisle but not
for the end units of the street fronting buildings as they are facing other houses;

Gable windows have been added to these elevations: Building A North, Building D East,
Building B South and Building B West.

No gable windows are on the neighbour facing faces of the building.

traditional style of the townhouse units fits into the neighbourhood;
Thank you.

the color palette is very brown and may benefit from the introduction of additional color and
hues;
The colour palette we have proposed fifs well with the neighbourhood.
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November 14, 2013 DP 12-617455

26. agree that the applicant js a bit optimistic on the lower lawn area; applicant needs to work
with the arborist to shift the retaining wall as far west as possible to maximize the use of the
lawn or expand the children’s play area;

The retaining wall is located at farthest west possible upon the arborist's recommendation.

27. colour palette and design fits well with the neighbourhood which is transitioning from single
family houses to townhouses;
Thank you.

28. slope of the gables is appropriate for the neighbourhood;
Thank you.

29. the north elevation of Building A and south elevation of Building B appear blank; consider
adding at least a window near the turn to the internal drive aisle entrance 1o enhance the
visual interest of motorists entering the project; and
The north and south elevations of Building A and B have been revised with more windows.

30. avoid privacy issues on the elevation of end units of street fronting buildings facing future
developments.
On Buildings A and B, the balance of ulility doors and windows must be maintained in
order not to look like a “utility building.” On Building A, there are windows that open info
the stairwell and face a blank wall; the windows do not reveal the habitable space, but
provide ambient light into the interior. Tlere are windows for bathrooms on level 2; these
will be frosted/translucent with no visibility, but for light transmittance only. There is a
window into the garuge which is not a great concern for privacy because it is not a
Srequently habituated space nor do the activities there generally require much privacy. The
clerestory windows in the bedroom are high above the eye level of an average standing
person.
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v City of
J 1 y Development Permit Considerations
4 RIChmOnd Development Applications Division

6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 6511 No. 2 Road (formerly 6471, 6491 and 6511 No. 2 Road) File No.: DP 12-617455

Prior to approval of the Development Permit, the developer is required to complete the following:
1. Final adoption of Zoning Amendment Bylaw 8890.

2. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of
work to be undertaken, including: the proposed number of site monitoring inspections, and a provision for the
Arborist to submit a post-construction assessment report to the City for review. Please note that the Arborist must be
onsite to during installation of Tree Protection Fencing, root pruning, and placement of lock block for pre-loading (if
required).

3. Submission of a Tree Survival Security to the City in the amount of $7,500.00 for the three (3) trees to be retained.
50% of the security will be released at Final Inspection of the Building Permits of the affected site and the remaining
50% of the security will be released two (2) years after final inspection of the Building Permits in order to ensure that
the trees have survived.

4. Submission of a Letter-of-Credit for landscaping in the amount of $124,830.92.

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

1. Enter into a Servicing Agreement® for the design and construction of a new 1.5 m concrete sidewalk installed along
the entire frontage, on the west property line of No. 2 Road, including a 1.38 m wide grass and treed boulevard
(existing sidewalk to be removed). Design to include water, storm & sanitacy connections as required.

2. Registration of an encroachroent agreement to allow the proposed 42 high aluminum fence with gate to Jocate along
the No. 2 Road frontage, which will be located within the existing Right of Way (Plan 52420).

3. 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 Contro] Manual for works on Roadways (by Ministry of
Transportation) and MMCD Traffic Regulation Section 01570.

+ 4. TIncorporation of accessibility, acoustic, mechanical, and sustainability features/measures in Building Permit (BP)
plans as determined via the Rezoning and/or Development Permit processes.

5. 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 streef, 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.

Note:

*  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 bul also as covenants pursuant to Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Direcior 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.

Initial:

3901543



L2

The preceding agreements shall provide security to the Ciry 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.

s  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.

[signed copy on file]

Signed o ' Date




Richmond Development Permit

No. DP 12-617455
To the Holder: MATTHEW CHENG ARCHITECT INC.

Property Address: 6511 NO. 2 ROAD
(FORMERLY 6471, 6431 AND 6511 NO. 2 ROAD)

Address: C/O #202 - 670 EVANS AVENUE
VANCOUVER, BC V6A 2K9

[. 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 increase the maximum ratio of
tandem parking spaces from 50% to 60% of the total residential parking spaces required.

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 shal! be constructed generally in accordance with Plans #0 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 bolding the security in the amount of
$124,830.92 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 Pernut 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 maternial has survived.

7. [f the Holder does not commence the construction permitted by this Permit witlun 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 12-617455

To the Holder: MATTHEW CHENG ARCHITECT INC.

Property Address: 6511 NO. 2 ROAD
(FORMERLY 8471, 8491 AND 6511 NO. 2 ROAD)

Address: C/O #202 - 670 EVANS AVENUE
VANCOUVER, BC V6A 2K2

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

3900748



i ®)
-
o)
s

=

2

Y,

s
@)

2

@,

| T
H L1

L3 8

xTLE

3 Z-) - 9 g N
Q0 )
\ \ © g 8@ e 3
selz | £g'€g TR | =
sz
8 & ¢
B~
= 2] =
O [~ Z
¢LEl gL'le ' 2Loe | 2l
69 | 16k9 XX 169 5¢
2 | odeledelele
N S
s < QLY
& QS
g 3 o
& =
ZLel 030
e
X
X
0
S
o KR z1'02 4% ~
o . 99'¢l £5°81 ~
~ cl'le
Ze 8l (V) <
g - I
o « <
> R I = X
4\ 6471
645 | — )4
N ?‘—‘_'_1
R © 2
. [ | ) N
Neunpl aa=y: o~
|.|‘ _,i_/_L | ..,—7 t { LI N
TNET] K&
v

J 11111y
u\\
1

| "L

|
I

|
|

GRANVILLE AVE

]

‘ |

Juarn

T

TLY ]
|
gm

—

ﬂlllln
S




; T
nfourins
] kg sy

Ly fofing

_ LT
o g e

Ledm
ey

-
]

£
Sk

Nyld LX3LNOD
ONW YLVO 123r0Nd
iy ey

08 "ANONHOR

av0H 20N
L1ge/1epa/ 10
HNAWE0T3A30
ASNOHNMOL LINA-GI

iy g

ONILIALIHOUY
ONHHI MHHLLVIX

Qe OV 1d

9% /19-21 da

£102 h £ AON

Myld IXALNOD

CAMSELL CR

CHRISTINA RD

I
WALTON RD

GARRISON CRT

IA0H 40 INOT SUVATID 3 B0 INTTVAINGT 80 OISV ¥¥ES AO4INT 38y ThOH 8 SHOONM 1T
TFAUE AOMS MIMUIYANYN SH000 BORIG TV «
OFLYINSHE LTI Fd¥ S30vHeD 0EHIWLLY «

AMANIHINDIN MOOH W34 30VHD WY 3NO 30M0Hd SN 1SAVHIG MIHOL ORy MODHMAYE JHL 40 ALDTdYD LE0VHE TLOL »
THOOM DNIATE 3HL DLW ONING20 L1D0D HIY HS3MS 03NN ATIVRISOO0V WY 34vH 0L 305 HWE «
'QIAOIY LON St OND0D TWIHNTHIIN

gD X-3du L2/1 “LvE 05d 270 80 0 QLS OK 9XZ 'OM ATd
Z/\ “WA—iHYH 40 ROWYTIVISN 3H1 ONSN A8 $30%dS HORALN Tiv 01 NOWYI0S! 350N L0030y 30W0BD O1 ATBNISSY T 163 «
4D ¥~3dAl _E/% LIVE Dbd ‘SHI DM ONI-Jd 'DNMIYEGE D00M A1d Ond ORI Z/1 1731 ONUOON BTL 40 3T 3N0 STONIKS
1THASY 40 KOUYTIVISNI 3HL DNISN A SIIvaS HORCENI TIY 02 NOLVIOSE 2508 2WNOT0Y J0A0N D AIGAISSY 200H «

ROUNIOSE 350N HO TSN 3NvS HAUT OGNV DNIDYES UAITL A CSOISING 3NYd Wt DIy I9-FIE8N00 38 0) SHO00 9KIONS «
NOUVIOS 350N HOJ ONOYAS WRUTL A SINvd W GRRYIS—TIEN00 39 GL SWOONM. -

CEUNA T 40 SRO0Y E30W0d ONY SWOONHLYE Tiv N O3S0 36 0L L300 HEAE
SE000 T B0 O350 38 0L IWONVH 43437

.
EHYE BYHD MO4 SLINM FI¥ 40 SMOOHHIYE T NI £30W0Rd 38 0L DNNIOTE ”

‘1O3MOHd SIME BO4 OIS00¥4 Si1ING TTHUHINNGD ¥

LO3M0NS SIHL 40 SUNA FIv NI 0350408d 3HY STV 3074 NI ONDY CUoN
TR AL CE LD | TV
1E58 [CE I ST
20E IR )
007 R AT
00 00729 ¥ o0
SEREIL | LLERAL (vigal) b (pisec) | | | iooes | vaoss | »0Siy | a6 | &l
SrieEy | 4086l oAl | (we'ese) | I [Ti5088 | todae | votey | gUéne | vn
E

EZTECIL] B9 |

[CEVED)

B BiT)

EvELyl | BO0ESSL|

TH'92C)

0 Dhaung

STE6 [ aiebel]

[(CEFED]

[T

STOEZL] fadBdL|

[CERTD]

[T

I [ (rauoa]

I 5 M I (2 T

| | =R

Traion,
(ga'aL] LCTR

55 B 5068,
65 EL) 4
R 2L08

(G

wan) | (s

Tranm3} {
GHWIS 4

|

3 TS Wi Se3ay Fiv) NOLY N0 Tvd HY 2

[ Gsizees1) waigsel

(JS5£°BOE) MSO6 "NIW

S30VWS ALINIWY HO0d1N0

N3F=-NI—HSYD WS09 NN 30%dS ALININY HOOONI
gl O3LLIMEId 10N SIS ONIMEYE WAANYL

¥e ¥e TIVL0L ONDEYd 133415440

I \ RSSOV
uz_xmqn_\._ I3HL5~440

SIVI2EINNOS TYILNITIS T

b RO MMV 13315440
(WS0S'S98T) 4508 L¥RAE 53215 101

{wge' (1) zz oy WOEl (W] 1HSEH
(wheg) Zidl we NI (LS3M) "OuvA Mv3N—®OvE13s
(wong) vE'e wE NN (HLNOS) guws J0E—MDIYELSS |
{wosg) 8r'il wie MR (HLMON) (OMYA JOIS—MOVEL3S
{woog) B8°61 wa M ‘YA LNOH4-MOvE13S

(4SE£795F2L) 0Ov'D

(4522°0€€Z1) 0OP0

39VHIAGS L0 |

(JSTT6EEEL) 9650

{45E0'GOGRL) 0090

Dilva vadv 80074 |

0350d0¢ 00T/ 0ZHINDIY
gl £ SLINA_40 ¥3BANNN

vLE 3/154 ONINDZ

1538 ALISNIG-MO] 1538 ALISNIO-MOT INOUYNSS3IA d20
ISNOHNMAOL 03HI¥1I0 TITNIS 'S3IEN_ONY
LWS0E°6982) 45097 1¥0C |(WSOC 5987} JS08°I¥B0D REEVEENE
035040 ONLEN av0d 20N 1158/16+9/1%8



e D E10Z % | AON

- ) i
m_m 419-21 d0O avod 2 ON &
%, %, nmb
 eem v . opn’® %5, @
iy £ o = L PUGH 48 umOaD .@.\ I
m..n— s M % L e
|4w~\|li unPay &, %, uopay .w.l.lllllllm.wlnm_.mw..mm TTER] A‘%
%,
(NINITIATG, AL . o i 3
‘4001 Y %5, Sunsanim - %0 %, Kys 2 “, B ®, i oy saving %,
WY 4 &, B % % gy g:i?i%! X OevTcs i Cor SHGE M
& ©C e e T 8 %, 5, —Emans L e & SO WEen) 195 i
% el = % E
3 “ =
R N 1 8% o5 5N - M : _um il b ¥ . &
28 'ONONHIY Ty e B .
avoY Z'ON o4 [ %2 tal B P .fﬁ.w o i
:nwhmum“.ﬁmw 1% e BE7 e a1 I
I, S
ISNOKKAOL LN =S L _I...w |
—_— % . ¥ ] 8 L
m o -m,.:r,rm X 2
Yell™ i m ..m
E—w
le
- 5, || K
s e N
| = .
= T e - L1l ~ o
< — o 2 I8 : uru M g
= 3 (g EENET i : [t
WILNILE o NBNHOT3AIA 39N —E T ! . [t
2 | = ol Ll » M 11
{

90" A0 05¢

TR

Sl G
|, -
.e\r\ a?..
%,
51k wrwm 20w
m.\ @-L T8
< .
%, 1]
. : 2
- P -
- ﬂw 13 a
Gl .ﬁv m;»&w. ﬂf\- ._rM ww
.-wm -
*x PR
ﬂw-ny» 4 .nr\

[wore] vae

[wora] sw'nt



e O

£102 7 1 AON

mmq £19-21 da

ONILIDFLIHOYY
ONAHD mAHLLYW

o/

v auy
ALINIAY

g od1gd

|

LBOER

4 34149

4 POOK,

70

01

+0

avds 2 'ON
N s )
B4 _ 0O0Y 0 WMDa]
 moaseed
i P
—— ooy 30 D
e N
HONMAL (314 40 NOIEVOOT 38ISS0d
aunaazng * B | > .%I[ ST 370
Nld 5S300% i INVEOAH T ONUSIX3 [wgar] #air e N : |4/ -
ey . i [ ° |Bllee 60 .0 T
j/_lllf / = L1I0EB ]
Wggy . (W[.I.|.I.|IJ @
o 2 5 O __Ii.ur..._um,..mm_. M r & :
38 "ONOHHORM = ~ g £ 5
vy 20N E.E & \;. 2|z S e (]
£1G8/ 16v0/ 1L¥g nEL — e—g|| HES
INIWAOTIAID I
ISNOHNMOL LINA—G1 1_/: — | L/ e N 2 > ! Al
= .
— e L 8 N1V UL
3 |[§
m =
X
o by
o8 N _ — —
0 i
o< m G _ 5
o % — \p&. E) & Uy
H B 5.&_& 5 ot
£ g ; Qe
-4 =1 TR WYIHIERTlY 30W § L] “ nl
— — XX
gEEm s _ r _ sl M ES
o w



b | AGN

a6 /79 ¥5% g

‘ﬂ:;ﬂul\\

o

0¥y & 'ON

FUDY 40 WkDu)

aroual
N% g s
mennt
oy R i ey
iy i
A B
i ]
EJ
el
arm
el
ay NYld ONIMMvd
A — 1
08 "ONCIHOM
OvOd Z'0N
1169/ 16¢9/ 149
1NIAAOTIAT0
FSNOHNMOL LINM-S1
)
-

ONLLELIHOYY
ONALD MHILLVIN

sunszzng. B o ) et S ]
—— —— I‘”!f{:/( ~ =
S— —
& »* N - __ &
» B g 8 il — msh g8
L g 5 8 & 5
5 . s 0| [
[ L 5 —
8 T
. -
1 F )
| pes-z )
[
i g L ]
: | 1NN (] L AN {F
g P LI ol
iYs] bl g -y == i
+ il L4 |\\».Wﬂ$l A
) ] i — & 0 SR S wlb 45
5 [P 3 i B ki = [
4 J— = el
iE | T 4
@ i i —_ — 5
" | a — Cal...rm! — - L (acr-afet ) =
! v3uy HE
— ALININY
hare’ -
=0 P
y = ] "1
= cieumn || B =
5|8 d T _ gl e
oL Lun® | il Linn = Fhmi yil LINN® | 2SU LIND
® = i o =
Lﬁ" i # | - & e
i) Iy N (i

J 9dlid

{

|
0 988

]

bireon 3 90716

i

[wiTrZ

L b0 01 .0
L0R




€102 % | AON

@on

540 W e
[
o0 mksiel
e R W

i o deeenr g

L7

]

RNYId
IV ISANYT

AL ]
U 1Y
Butig) mOYUILIA UIAY

I8 ‘ONONHIM

PO 2 ON UTSS-1499
JNIWLQIIAIG
ASAOHNMOL JLINN-ST

1o

= ) o
Al CET N
e e o
A =y
Vo s S
3 uE s o

pepartatiuy sos bty rerd

=end GG7/19-21 dO

s
“AXANOTU NOYN NIUVILIULGI DAADES "ANIRUNN 1IW3 REWERIQ CALALLNEY MOX) 0T91ACMS I8 14/ TWTLLLym LYW )Ty
MUV A0 BROLOCTS o ) ] - S
o Faew | 8 O O By SNOUA UGN DI O] CSITE a St R W ST A D S N TN LT
T G NG (LAt Tl e TR Ay el O R L R B e oA WLbPy
LG o AT WY, ] ERTT O WO D WY LA ST OO [ TR v D)
AL HRADN A0 B0 TW Y WL Y L b AT O PTG o N T R U LD ER AT
AR SO AT O S R R O Hruv AT T *\(ikuvt e LR MIOWIMCES Chee L0 Lk LU e WD
OV LTI 37 LT WOUKE L) eI Jef i | TN e S SRS T (T ey T W T U e i
WAL S U ORI =
[ L L oo
i e it xvivnans 6 &
f‘ﬁo‘
s ST VS W1 WO Owwrdery Wil T .
Lo e LT s N EOONTRATY W b Tuws
il LAV HIORNT e - m
Sl W L= TR T PETE A O T L
L TRy RN AT I L, v nﬂ.i!
03 i ) o A i W D b i
e e vove S Vo el &
o s:b....r!ssgz. sedievnitn VRIS e & W; :3. iinin Bor oms 43D|IUv ._,Z/...-n_
i X L e P TR Y ol
0 £ W L (T3 r » EAA L3 —
o et o s & QAR peoyd ¢Z¢'ON B N
o P TR W) TS ACFETICY L VIO TR L vv) 18
WY 'L e =0 ST T N WP, YT L Iu\ﬂﬁv. e /
[ oo /s dinvs BT — 2. /@ & a3rm
G20-2 UIRWOK 40r Swa IINAIHDS S [rep—— — [Sp——— ..!_
. B L ol B A
/ . N NN N
! B B
%,/// ./% s /,/ﬂ/ SR N = o -
T
. of LB B ,
3 - — 1 1171 = ]
i 1 VHIGNG Va5id 1 G0 ;- 1] RIS TN - " EEEL R S NG
ey 4 T R i : - LT = T LT
st i o e e AN [ : == H aEE L T,
: X ik = i
p wanp Wesuon qubisloaay Aq G
/AN aOOM EL R pod 3 1Ry ey 1p
UL LN BTN EN e o T [ Sl
! | HHOIOD ou.__..iofnlw 35 OMYONYLS AHOTS 150, oV e RLEE] i I
d3AVd HHN ZAIWOROD i by i
£ 901 LIN FLONdOYd IO VHIMOWD VDI 0 W00 | g
401 LINN I My o0 ateds108 i
=ik, | 19.84
“ H EHIAVE OU VA
| 7 8 9aig , v oaig ¢ 1
| : o LINN SN BN LIS G
. 501 LINA | 0L LINN e - Lol Linn EOY LIND[ZOL LI LOL LINM
— [ l
e i
I L e 0 N g
Tl § o TRO0M Bt SETED W00 VRSN
T Tl e O T W
: e 30 FMNLnd
! |
O:l.m._ﬂw_..._ B p——— Ll _T. e WL =T e wrsd [—
P R e (Y m 1 L LINNM TiL LINN £ LINN ﬁ vil LINN SiL LINN
(doq 9 i-¥esy i NN
STVIHILYI TYNINN A0 yian e, Q w QI_ VR
E NI M N0 @ o
e mose  SU4 SEvaREs 0N LIHOUIN
NSRS ST A
B EERL T D56/ FASE Hay 00X AT INIGIILS W2 ot s st
O 9q1g
~ 8 m ogg
we e § O3 dn saepo muoay
™. Gt T3 GO IHOTEH 07
(a9 & ¥ass Doy ravsia i
H s | || e
R WOyL6 X] BESsE / 6T i M.:WMN _ww. M lﬂ : l__v__j
o 3 5 { ik 1
¥ { . v HE S 1 #
el 3 el > 1 N
s3 g ¢ @ dn sEERo WER0 Y mm i — a0 s g
[ - = av
e R L e wu\ = =
iyl nEpeyes) ] el HON DO~ —
K 34 Mz_.— X3 b o yood / IR S
% NIHA W
] FEvE T,

70

{INACCESSABLE FOR SURVEY? — o



E102 % | AON

iy W LT D
%490 L=

3|

W S

sSWviLIa
I4YISaNY ]

0 womn
D% e

T

L ]

Ty rmeya

Du SO

Fuau mouuE A

29 "UNOWHIIY

ooy 7 0N LIS T46S
1INIW40IIA0
ISAOHNMOL 1INR-ST

JEE L)

#
|
g
§
g

(g
f
s
2

BB ER
£ g"
o
K
1

)
R L
i
W

o

SZOTHE PN §ELOEHE W §
S T i e
S 3 B AP (015

w:u!}v@q ey

e
l;:ll-l.vnna:.—!:qvﬂli.

| =3 s B g RS | Gl bl
_ Ut Bt R, Pt fulllang 3

YT = W

== G4%/19-217 d0

R wne s W

MBS B MALG USRI BuUABSE il

AISGImALY LU [ USR] QA IR

Wb W0 e a0 o) uDRa0 TE3LOM

DAVHOINASE NOE 0L HOILWHLTANE g0
ST TV IRIEE VAT IS

‘o

ILYD ONV TNE DO IHIr | g

Tt
L
G g TF
e /r.,.v

4

YINY ALNINY

Sl T

Iy = |

T
WnOMSSTEL | €
B Ty WA I TR v R HSTN I L T T g

OSSN WUV O HLS RO LIS L e
T AT L0 T G4 TR T

T Wit ReCrISCMLANCH S WS 1 1 S e T E
Oawdns ™

oK

RS GES

HIVE A SIN3E WHIRINOYIV LFGzF 2

¢_-__¢__._._-__J_o-______.__._._..

(R
AT
-__ 11 o J_..f.
_ |

AAFHA WYL

Rl

%II
o




BLFTE Wi LW

o FEprId L2 Y b AON

w40 W e mm *N NHO m—u w
o meE bnd 3 .
]
—_— ¢7 ! peoy z'oN
PRIV S - M
IO ST B e 3 > .
NV Td
INIWIOVYNYN 3351
Pl st
R N NOUDALOYR IL ]
HUD MW A

J6 ONOWHI Y ENEET DL 3T X /N .N\/
PEOH ¥ ON TT55-TLv9 e L ., m. }

ANIWLOIIAIQ
ISDOHNMOL JINO-ST HIYLINOL 3381 A
preere
dr—

A

X W bl M |

TIPUSORR SULBIND Dejun S
Nt B Y RS DUrrTRG
dum Bugueto) guogsant: fie s aalg

_ g baig

Ol :
@) = || == por 4050l sinn q.-.!“L 18
4

|01 LINM ot LNnFOb RINAGZOL LINGE LOL LINNY| .

AT

4BV NOIID310Nd TAMI\IL/ |
} ” ﬁ/.a_ _u

¥

|
R
71

: 1
i . &
i 090N X o
| |
: ——1 AT eI v.lin.mpz\d,_wm_lu.l.ﬁhdzggﬂlrlx. ITmawe VPRI w4 [
7 = z HA IRV HUSANG HHOM TV B e — =
'l I u_‘ JT _ ] AVORT__ 1 5
wesl] | oripivma i %,vﬁ.ﬂmsw‘m._, ONii LN f i Tmn - sii Tmn
i : t 8
1 - ol DT g
en e PRAdO} 1 330 . ﬁr oo
| | P 4
GeyfoN -~ i .Fﬁ i,
il il RN _ s . aisl
el rh__mm_WE N m —/ B S T-x ) T - == =
I i f/ _
SR Pkl s | .
P g __ ]
{3 \ m | q)\
A - o

- zo_»omﬁoﬁL *

ol s e St IHAIH HVA3D 40 OvoN
wa 1HYd 38V SITHL
5300V

ON/SDVY1 ON

it
i o ey e = pazpeaal

R e g ESGeY Tl 4 Tyt
bl ot a0 Pt e 3




D WU

Kon Wi S0 T S oneE

LT

o o

G

WA EaAT

£ Nt
e

et ]

SNOU Y OIANIIdS
IJVISANYT

¥ e

uf ey

BUDIQ MINELN NI,

36 ONOWNHIIY

PEIU T ON 1T TLv9
AN3IWJOI3AQ
ASNOHNMOL LINO-ST

e

Do
¥ mollawodi iawae  BE Ow
o T o
E: 50 P i
= T d Wmn 7

W
b e Vi
T ey
T i e
wm

o i vl dede 1 e o S
e et WY Sy e ] D F feedad
i g o Sent.3 a), eLimnal fulden

aah /19-21 dd

€102 ¥ | AON

LYY+ AR AR DSy L3 R Litd

iy — s
=, - it
i . i 3 . s g
T R e o by e g - . -
T T
Fo i 2 2 e el et it g et e e — L=
i b e . o e e b o i s B
e eraer e e e e e v e w1 e e g e e b e
A e M et v i £ s et e e tis ey ere it i
W ¢ - - il
A iy mpny Sopey. Fa a2 )
i 1 i —
1 = )
i o e et .5 i, (0 5 SRR I et S
f e —— k. e g i o T, btk et i ey o b e
bt g et T = - —
: e 4| 4 i e s e
o - e s e
ey 0 Rt
" ——tay i —— —]
. ne [ [ i |
s 11 = o e e
i Lok - = £ ===
— 21 e 25 — i
. e e . s iddm 14 i
e - e Lo o e i e ) — w _— ShRE
. el g et Sy St 1, o mmra i
ot o e = iy
——— Iy o Sy ¢ w— i - - . .
[T —— > — ——
"y - A |
sy |
- o ———
—_— gl JR—
n T
e [ e e Py
=l A e T
—T 1 3 =1
s g e e s ——
= S eyt o et
b b e e
. " it i 1
n i rely r'll-]\]“ .
H: et ot et e e o U
—t e R S LTINS
b ooy R et 5 e
A nom e # e
et [ - e e & R~ e TR
ppa e o L
- e e e b o v 12 ! [
et =4 :
Pl E i e e, e e e
~SERI e 5 i
o e e et e b e e 1] WHOW 50 D078 OWL 1TV
eals i
Je ] e ——
- = b e i 7 s e Ly i
= i sty ST o A
P e
- - - a2t bt et i o ping 3]
e g . - W _ aipdaseriaid
o o St Tt 2 et e o
: e EINTITIIINTT o ]
D e R =
_. - i
S = Lamar o il e st o '
v S s e e v e e = bbb ey &
T A withe etk sy 8, ey w0 e s R b
e = - v e -t -_— s
riomaie e i e e
———- - ~ S ——
o e Y At i s - it
e ¥ b i sy v
e v e L
e : ey P
e A iy e e e _— . - A - -
—e i gt
et m ey g e iy i Pl e 0
oy - ' .
.y o 0 P |y i e ] ¥ e ——h
= - o
rrrr..r! s b el
el SR . e —————
../ s e e i s et o bt v im0t BT N
ittt e g S e et Lo i
ot . e . sy b
.rfv..fll I - h Lebpel ]
I - e s e
SRR o x k S A e D Bk 8
. P .
e it 01 s i s e £ ' =
e e L o s i
[T - [
" o
= T et e ey et S e v W
= o a g oy
2 o ot e gt Y e e b ] e




T g EMZ.Y ) AN
mm ,_N NN.ﬂo - NH n—n — NOILYATT3 LS3M ¥ ONIGTING

e | ™
_ _ _ e | e T - .
— .."M_.ﬂ.. = T —— " i i . = 3 %@
O m . Ollo \ \{ J
T [ == e = byt
el = |} 1Y =E=SISSSESNESSISESIE | )| | (SIESSIESS)SSIESSI =SS =1 ) i
| = =/l ]
5 = T e O
I T = : : : : #
e = m §18
¥ ONIGNE Ll m = =l
SNDILYATTI 1 JHTT ol
e Er g %H
- . Hﬂ sl )
= M N
E = 5 £
a8 .mzo:wwm E = 2
avoH 20N = LI
LGS/ LB/ Lpe A
INIWGD 13030 ™~
JENOHNMOL 1INN—G)
ET ]
@

% =|HNERNI
M pee T v a7
AN
%0 ) s vl
EnEsEins _ i o
= i I = = W lS
ﬂ nERE = == _ T e L%
] LILLI 7 = = 11111 | | e — i
o ey 2 LAWY SR A LTI . I
i BATEIES S A Tl I FINATYS 1) e
vV 1T SExI] C w  WL LAY — t al®
LA LALY LILLNENY LGS 4T1VETP- (=}
L L J&\L\\ 3
S €2 A LW T W
VACEX N T SRR T BT ATD -] { — ol
AR DL o A P Gl | i —— |
T
R = ==k It in
iy | 1
i T é.

“ONL LDALIHOUY 3
ONTID RAHLVA T~ b ﬂ

! B
G Vikvd TRE (7432, TvGE Yoy g (VBT BHrE T a0



Jr_d ﬂ%\& mEN h) >_uz

447 /19-21 da

T T
TULS NILLYE ¥ Juw0E

-G
i
¥ oNIgTINg g ¢ il
SNOILYATS G TR e
i o OIS YD IS UV S04 Q35040 ¥

al-2iiz

NI
%E%&

NOLLYATTI HLHON ¥ ONIGTING

B
—Eivews  NOLWYATITI HLNOS v oza:_:m—u

SR ; TTE 1
SEMN0HNMOL LINA-51 W 17 _ EE D_H_ _H_D E: _H_E _H_D : MM
o ey i B [ _ OO0 00| [CH | 00) |08 |0 I 7 .W. a
= T ot | A WTTATEL L, : - .
eSS _ : “ ” _ I I ,Eﬁ_ﬁ :_E: EraTy
it i e __ ﬂ.m
1 | Glo
— %: 2 Ei = E
== =——llllim il i [T, "
I I _HT—EEH i 7 [ICIELIE == - I \mm
HlH. m1 _:: ~ it __ LH_ 1= ___.D_. .M.. 3

538
7
EsBazes

N4

[woazi]
JLTBE

iR 4 iy WU s L T
Lt LGB0 e 1A it

i = 318
R e S - TS P

AL TR PR P TR oos-an ez STONIE [THEY ——
N L DifZ-m u 3 WETN,
|Mmmmﬂm5.wﬂamm_ L] o Em.hﬂﬂum,
ST T e TWIS WOLLYE B THvid FOSTIONHS F0avel ERTEATS S0ueT TULS NOLLYE ¥ D0
T L e o 0L e
e R
e B e W5-09
- Tm0n MivNIE
ONT LOALIHOUY T v

ONAHD MAHLLVIN  3on weins TS voLIR ¥ Brvol

ET T = L e )




Iheoeid B h L AN

IQ% mm # NHO B NH &n =g G -0 i i (QvO¥ Z'ON) NOLYAITI LSY3 @ ONIaING

ShoLS I RELTEETT o
1% HOORS ! a1z ]l Sicad—l 5e-J | 1

smgary peloy
L]
]

n

van]

A
—

1IN

(LT

]
— :
_H_ LITHT TTTIT|E : 5.:

006 =0H .
Ta00N NYYTHGE _ d |

e g i

g oNgIng iy
SNOILYATTE ¥OH YOS
TS T~ >

OHYDE ¥YIOEVA

]
e
|

[woozi]
LEEE

il

38 “GHONHIIY W |

\nqS\N,oz :

158/ 1669/ 1148 ~
1NINGO1IAI0 ™

ISNOHMMOL LINA-GL I

T ]

DL=T%0E -0

B T =T e s
al-suz ohlhe.wsu:
- T fmﬂ‘% NOILYAZTI LSIM 8 oNigTing
] ] i [

|

|
T

(L

[woo'gl]

|

IH
|2

[[Te= &

T
1
o
canli]

[}

LETEE

NINYTHIE
LA DR0E Tk 20443 ¥
Euzhm.r o L_1:]
HE
Tonvd I09vH ] R Qa0
FULS MOLLYE ¥ W08 IWOON NPTRE

ICETIONHE IO



The M

H# onNiaTIng
SNOUYATTE
_— W

08 'ONOMHDIM
avoy ZON

119/ 1ava/ 1 ve
ININADTIAZO
HSAOHNMOL LINA-G]

]

== 44%

B0

DRAE BEYH 33YT QIR0 Y

%

dd

NOILWAZT HLHON & ONIaTINg

f1-30
0304 Wi00RS

T

NOILYATHE HLNOS 8 ONIgIng

00T-20
e THOON NAYINE
TINYd 300YH

TULE NOLLVE ¥ TeR0E

oL-agE

]
.

0]

I

H

_ AL

[wsoe]

[witz]

TONILOALIHONY
DNHHD MBHLLVIN

I

ONKES

Ol=T512 =04

RTEE
3053 EREY

A8

[wpozi]

L5TBE

. b 1§
e L
_ J00A KRGS
DWIRE v T 03504003 ¢




NOILYAZTT 1S3M QO SNIdTING

3 ONITTINE
SNOWLWAITZ

-

28 'OMOHHDI

GwOM ZON

W9/ 1689/ 14D
LNIANE0T3A3]
ISMOHMMOL LINN=St
—_— e

K520

THOGN_WWRTHES
s woulve 3 v

NOUYAZT3 LS¥3 D ONITTING

i.!
s v e
e &Wi
] EL WEEAIN ¥al W ¥
SOF W0 AODARE Tal e 3

MOER T WA —ﬂ‘n—m 0
Vol DC/OSEN

R ]
.....
RP—

it
S
I L TR 0 S (R W L Ty
) RN R D, § LY TRRA
S SR
(e
DY D CWERTL TTY LEC TR0 sl adales
WIS L TS e Low L g
R
T
ONI LOTLIHONY
ONTHD MAALLYIN




At e v

snfoyie

] iy

b R
u..

g

aa% £19-21 dd

€02 b 1 AQN

£1-20

o vy

NOILYATTI LS3M 3 ONIOTING

3 DNITIE
SROIEYAZTE

—[mmi=[mn|=

\

[ Luc_;O']

28 "ONOWHORY

OvoY 20N

i M-TREE-TH

G

1158/ 1649/ 1449
INIRKOTIAI
ISNOHHMOL LINA-G1
—_—  ruipdey

1]

=

ARG Y
gty

P
. JUOOR NN
0 YOsYd

=gtz
EL T i
BOOT TIRS Cdleve _ _

005-03
i}

uar.——ﬂu ¥ Tavog

nu:uu—

SR s R

p e L T a Y ] W
Wrd H

NOILYAZTE 1S¥3 3 ONIONNG

R AN—

AN

\

HET G

0004

P e ]

ONILDHLIHOAV
ONAHD MAHLLVW

00500
THOON_NIFNIE

Fuus you.—._a._ﬂ gﬁ

| &
=

-CHE-aN
3400n BTG

el

] _E‘_:e

nos

1)

e &

$5-08

OO FOBYH 30vd O3S043 v



=3h ¢ Y74

OL—C9RE~OH
JuOD NI HEE

£102 7 | AON

96% £19-21 dO

NCILYAZTE HLHON @ 9NITTING _—  3u00n N ai-suz NOUWWAZTI LS3m 4 aNiaing
o g T8 V2V 1 Tt ]

BT G

]
|

I
I
|
|

m
|

a0 aNigTIng
SNOILYATTI
sy

&—e
HOLLE WY

e
-
i;ililiﬁli I
&
(T

% 0w Zon
1168/1699/ 1159 g
ININOTIA0

FSN0OHNROL LINN—SI1

il jaltis * \ .a...vn_ N\ ;ﬁLo_
N
® @ 7

(- =, N, OIS 9LI-TH
THOS i T GBS0 . L L
THREY SISTONMS J0Hvi
) Q3 =£9T~3 L. g i
THOOR AN B | 3e00n MWW s NaLIYE B vl
s TiNYS DaEvH THICS B0V S0V 0350003 ¢

PEEs O1=CHT=IH

-0k
O1-E992-0H THOCH BTN
ZHOON_NINYCHIE _ TNy d SR

FIRES WOMVE R Qee0R

NOILYAITI LSV3 d SNIdTIng

OL=CHIE-0H £1-20

o I ke A
..... ~Mmmmm. — TN
AN /hm:/__\\:

7
L/ :
i : N7 7 5= =L\ _P
. - =i=|E=2] [===] =l==El==SlEEE]EEE]

[GHOE SCMYH 30¥d 0350408 Ly

s 00 NOLLYAZTI HLNOS d ONIGTINg e gl e
g%u?a _

ﬁmﬁ_.m E_ﬂ_.__.a FOIS MUV

FiLS

ey
sl

fast

AppaEz]
socis

£aRAR
a
iRRRRRR
FEHI1ER
LA

i
e
=0
il
i
O
i

ST P

008

“ONLLOALIHNY i T
ONIUD MALLIVIY / //y\\ 1
1
ai

S-oH
= H

JH00m ) - RIS Iy Aub0n NOTYT R

g Te00n balice ONGE 3CHYH 30 0350463 .y

) | MAPNTHEG .

CHIOS JMHYH T34 N B il




wf%imm_.N N.ﬁo =27 .u_ﬁ_ms?:,oz NOILYATTI HLMON

e y PR |

d

SNOUVATIE LS
3dWOSLIIHLS
— e

26 "ANOWHOIM

ayoy Z'ON

1189/ 1648/ Live
ININOT3AIT
ISNOHNMOL LINM-S4

iy P

NOILVAFTS LS3M

L R TR T WL
e S e

e e (AvOd Z'ON ONOTY 3dVOSLITNLS) NOILYAIIZ LSV3

“ONI LOALIHOYY

ONAHD MAHLLYIN K

1




NV7Td ONTAHHAT

AT

m% =
andanons

s 4] e

ey gy
£do= A
g

e
i
poery

g anialng
¥ JWiaing
Shyld 8007
LR

D6 ONOWHDR
Y0 Z'ON
LGS/ 1669/ 1L 00
LHING0T3A30

FENOHMMOE 1INA-51
sy ifay

nureay

i‘
i

b1 AON

ONELXLLIHOUY
ONAHD MAIHLLYW

I

i e
LY i
|—- 153 etz | J\ —
—_— wod: No38 i
ﬁm o2
} o L
4 | i
o
L/
n4 38 it 'O?A
P 2T - —
= | AR BRI |
@ e :
[ 4 [ [ 1
6 N5 Mo W5
# | 5004
o 5 L NI I
&
@ =
T!m«__ Hﬁu n.umwmh
mm “ g @ w 50074
ANMOHD
@ [=
k= 1S
kd
@ —;
. s - 8 ONIaINg
@ A @ 1) @ AVEL @

pdl

[m'l

@ ERUYES ALTEEYMYISNS
29600 T
G R 0L T AT
HCOd
seni
o o — NI A ez s ppalt
[ ANOITrH __ ENDOTYE | _ﬂwﬂoa.@n“ﬂwhtgd
AN el
anun AT Eﬂw._bﬂtuﬂw._ik -
w
Gr
@
| e Tl N
o P 00 | 9
vamyc_uuﬂ]_ .....Su giiz o YD
eI = :
i 1 Al s01 LINAY #ou LN
] ] L] U0
@ -

v SNIdTNg




NV 1d IONDIFITA

@ Q4% /19 ~-27 dO ot o

ity (e

-4 = A1
L ¥OO14 ¥ddn MOOTA ¥3ddN ¥0OTd ¥3ddn

i

]

B
-

3 9NKTINE
SNV HOOTd
e

e Rﬂu IrI : Ry 38 " \._\.Bmﬂw
3 oNIgTINg A A Pl H
a aNigTng N A % i [ i

[umegs)
g
[
Loty
AT
|
|
£
“3’11'“

28 “ONOWHOIM @ o

avay Z'oN

LG9/ 16ve/ 1Ave
LNARGOTINID T el
ISNOHNMOL LINN-G1 @

iy pastay

&
||M|T§ 14
%

ST

L n.u-rE-‘

tatal Isge) @ ® © € £) {

Fiild

[ty

HOO0T4 NIV 4004 NIYIN H00T4 NIV

J.»..|h S 1 4 . —
@ A | T i

<

@

L e

m N: ._._23 _ m_: ._._ZJ SNGRIVY BYI-T Lk, SHIAEYS HYI-Z DHBEYE WEI=T L " DNGEY S HYD-E
A

NI BT ﬂ SHEEY HYI-T W

»1_. | Be BN :@_::_m\ ,“_, | [ofs]
I

I
@ uzms_wu, Ho_ex& uzsm.nm, ._.ﬂ___/o_zﬂ_._ _.mﬂ_ uz_ﬂ.,_._wﬁ ‘_._.mz_za

ONLIDALHOYY
ONAHD MAHILVIA

ol

o e == e e ——
%.I .wl | val = ﬂéﬂ

A Pl

® ( @ @ W

a4 oNaimng 3 ONIgTING J 9NIaTINg



\V'1d SONTHAITY QG /19 -271 dld e son

‘W Loloeoes i GHEIGE W g CLGlr dijm edods bupptd sqeTssso | u aboas
pun 'Bhoal opie Pusy WORSAD MMNOW w SIIN KEc—ine) a) epaibdn
FLOfde SOy LOWS K1) BAUSY [suey Jo Aupdad i

-t ubgaiy g2 BOD} (U0l 0D (SR FUD BRIEINS) BIDOR [EMTHR BAOGE ) P w005 g EADWERN
T “eADMADIS JO LMILeq TWoplgM SPIISG SELNC [ROLIHE j8 IR0 L L ] Wl 0w
b ] " aua m e{pugols L) »
= (et Bujs)) wAaLy woasnog) pud SEEE D ye Paudt BG UDD JOU] MOpUE | WA EeOpuy, oalioiandn ot Nm“ﬁu“mu.bhﬁ.sthﬂ :nu..cu “E__.“L Eamau:h“cwu
] s 0} Bujuoiy
waunpg Buguingd o) s0peDy Gl —Away
- nikip i B, h.e:.u"_u R U] BeRid 00l LD PERLOU B8 “shupun| PUD RO SHE ou-es._nx. il Ev_r.hm.__
—] “phadibag SpEnd SO FUE YIGELEApUR EIIEGDD Wijw
PARE JoDy Wty olfpd B JO BAMED BY) o) Mk RET supp soop 4o pajon S0 sBupub) pun s *jrodans, BULDg “uip SS6AR1E 'L yb"m EALECEL Ty
of W 0T WOWL SN OW UL JUERAUG 08 EGAD |y (ALNAD Pl L OE R
B OWE CBA01R) 0000 ‘te AINJ (P DD SRENGD APUR ID S0R PeROR) (Ao otp B 20, SapubY DEA1—manT
Pt jhim—U)) Sockd €00 b Dulwind BOCAE wioN BTy JAPUD PeROBY ORID JOGE) LRI P00 BUDING 05 Wil A0S Bl e BDIOWRIYT JOUSIL |y
DREEFISD Moy BOK BUURIS OB W) 05@ ML _.ﬂ..avn&_u_—un
aumubsngd IR noel 0} LRRISdeu
vy @ (nedo)) pEESETE BJR SDUINOD ARME PUE UIDQ M0spEDLEG i {e)ewiosp 4o po0 A0MIDYg P PUD B0 pus Aowgoy BUY) UBBWIEY R3O0
Fancuwss fee0e 0.0 (RJNUIS UIDAUSRLN §1RGD SO BEOIF0LSE ey wan £ w0 !:E._Sm_: yEng uyw Busdo soap
- $0300) Muoyl [0 L0 DEPELSY] S0 ESAEs 02N Sumjtibdum) puo BJRBERLY NRl OOR WU WSeDBE | PUD Woosd1ng | ‘Eoedt Buay ubll of 83000 Jopdiy)
1NN FTELEFANCD b : Sasmphs Bt foy Sogoy S0 smaey {oaco seap
0 aNETINg TUOIDO0| L0y PUS MMOUE GRINED B0 U AGWN BoEE] N, Wi A BN I5 Peppasd Blaaw B uBPds j) PEDGSU [OU} EDIE GAID| WO Uik
WYd HOOH Peojuey “ags UB GO 18101 10 WOODIRIEL bR 49l ity o Buxadld i 008 ®nd yippw Jood dO UIGD WU OTZE W 9S00 0f MRl 0eR 00 Aijud
- PO U PUE BRE 1R W DEQL WW 8RndE Jg0g dRed 1B {) uin) weoagiog AP0 OGP M0y PUD unu 5 ADaD) ING UAU C9g E_._E_c_r._ 0 90 w00p ARul  lowng R wesg
P N ]
LSITHOFHD LINN FT8ILEFANGD
38 ONORNHIIY
Qy0d &'ON
nse/16va/ 169 HOOTS NIYWN
INIROTINIA HOO01d H3ddN
FSNOHNMOL LINO—GL
v g [wisn]
00
r .Ld.qf..
o
1 28
=
[wzsg] -+
RA N
. .
A [won¥] N
,' NOC«d3d £rel
s m
Wwgg” L HOONO3 TWLS DHNEV D/
BOOT o0 HIMOJ
oos o 4304 3 Ml SR
Wit | 2
[wirg _ Dt ONIIVD ¥Y0—Z  (byor ]l
00e T =) M3 W HONCH 0] oo B
V b b TEMLOTE 30A0E_ | 5 O5°¢ (|7l
e = | 1|00 ol
2
|=

Bl 32viENS
TS

| ROULYENOLENGD OEl
RE04T 3715 ARO3A
@Fi— A5 140
" VINIAVMYD TR0N
1 E_ 1 fnssil 5

ﬁ..l b 4
38 B
woouadag 'w
O] LOALIHIUY

_ T ONIAN
&Xus L SNINIO
DNAH. AHLLYIN
- Nl I I al
104 TIMOHE 7 = ]

AUGL GNNOWY THM .

LU
arod 22 Zosud [wrot] mE”m Twisal), |

N DT P

© ONINDOTE
- TR IR AR

1 |
. fwagn]

EBE

T

i

&5
%_njj_ -
icndl D\ﬂJ@

wzg;_t]

i

:

|

i

14

g

-

§

]

B
[wsoe]

0001

TEERCRS L 1T 4 10 SR e L

il Pl e
ALl A i e )
[ T

Y BV AR B0 T

LYE o
AMONLA MOCHIM
VAU IRV 390 (CHYEIS0 ONYH 3N

ZL# LINM 804 NOWdO 3Ngvldvay



& City of
2822 Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: November 21, 2013
From: Wayne Craig File: DP 13-643519
Director of Development
Re: Application by Christopher Bozyk Architects for a Development Permit at 11100
Cambie Road

Staff Recommendation
That a Developiment Permit be issued which would:

1. Permit the construction of an automobile repair facility on a lot at 11100 Cambie Road on a
site zoned Industrial Retail (IR1); and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) Increase the maximum site coverage from 60% to 73%; and,

b) Reduce the minimum exterior side yard setback from 3.0 metres to 1.5 metres along the
Cambie Road frontage.

Diréctor of Dévelopment

WC:dcb/
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Staff Report
Origin
Christopher Bozyk Architects has applied to the City of Richroond for permission to develop an

automobile repair facility on a lot at 11100 Cambie Road on a site zoned “Industrial Retai)
(IR1)”. The site currently contains commercial vehicle parking and storage.

The existing zoning “Industrial Retail (IR 1) allows vehicle body repair or paint shop and
vehicle repair. No rezoning is required for the proposed use.

Development Information

A pair of two-siorey buildings are proposed, joined by a roof-top parking structure that wiil
connect both buildings and cover most of the roofs of the buildings. One half of the facility will
service BMW vehicles and the other will service Mercedes-Benz vehicles. An access ramp will
be located along the southern property line providing vehicle access to the roof deck. Two
vehicle accesses will connect the sife to Vanguard Road and vehicle access to Cambie Road will
not be provided. As the proposed gross floor area will exceed 2,000 m?, the requirements of the
Green Roof Bylaw (Bylaw No. 8385) apply.

Frontage improvements involving new sidewalks, treed boulevards and ditch infill, where
required, will be undertaken along Cambie Road and Vanguard Road. Road widening, without
dedication, will be required to complete the western half of the Vanguard Road cross section.

Utility upgrades will include removal and replacement of existing sanitary connections,
wnstallation of additional fire hydrants along Cambie Road and Vanguard Road to ensure spacing
at minimum of one hydrant every 75 m, removal/abandonment of excess storm sewer
connections along Cambie Road and infill of the existing open ditch along Vanguard Road with
a new 600 mm diameter storm sewer.

Land dedication requirements consist of a 4.2 m wide road dedication across the entire site’s
frontage with Cambie Road to allow for future road widening and a 4 m by 4 m corner cut at the
southwestern corner of the Cambie Road and Vanguard Road intersection.

Both the frontage improvements and the utility upgrades will be addressed under a separate
Servicing Agreement. The land dedications are addressed through this Development Permit
application.

Please refer to the attached Development Application Data Sheet (Attachment 1) for a
comparison of the proposed development data with the relevant Bylaw requirements.

4031357
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Background

The subject site has been vacant for a number of years with the primary use being at grade
vehicle storage. A previous attempt (RZ 07-363032) to redevelop the site for an automobile
dealership was withdrawn in favour of a larger site elsewhere. [n the years since there have been
numerous enquiries but no follow up applications.

Development surrounding the subject site is as follows:

¢ To the north, single-family and low density multifamily residential lots zoned “Single
Detached (RS1/E)” and “Low Density Townhouses (RTL3)”;

e To the east and south, large industrial retai! lots zoned “Industrial Retail (IR1)”;

e To the west, Shell Road rail corridor and a retail auto commercial lot zoned “Auto-Oriented
Commercial (CA)”*; and

e Three metre wide Statutory Right of Ways run along both the western and eastern property
Jines of the subject site.

Rezoning and Public Hearing Results

As the proposed use conforms to the “Industrial Retail (IR1)” zoning nejther a Rezoning nor a
Public Hearing are required for this project.

Staff Comments

The proposed design scheme attached to this report has satisfactorily addressed the significant
urban design issues and other staff comments identitied 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 “Industrial
Retaif (IR1)” except for the zoning variances noted below.

Zoning Compiiance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richimond Zoning Bylaw 8500 to:
1} Increase the maximum site coverage from 60% to 73%; and,
(Staff supports the proposed variance 1o maximum site coverage as the operation will

utilize extensive rooftop parking for the vehicle repair operations rather than parking the
vehicles at grade thereby permilting more efficient use of the site.)

2) Reduce the minimum exterior side yard setback from 3.0 metres to 1.5 metres along the
Cambie Road frontage.

(Staff supports the variance Lo the exterior side yard setback along Cambie Road since a
road dedication totalling approximately 385 ni’ is being provided along that entire frontage
to widen the road and allow for future turning lanes. The variance is limited fo a portion
of the BMW building adjacent to Cambie Road. In addition, the building design is high
quality and will enhance the streefscape appearance.)

4031357
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Advisory Design Panel Comments

The Advisory Design Panel reviewed the development proposal at their meeting on

October 9, 2013, at which time they indicated their support for the project and the overall design
concept subject to the proponent giving consideration to the Panel’s comments. A copy of the
relevant excerpt from the Advisory Design Panel Minutes from October 9, 2013, 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 Building parapets will be employed on the roof-top parking deck to prevent vehicle lights
from distracting passing motorists and from shining onto adjacent properties.

e On-site lighting is proposed to be down directed building lights or low height lighting
standards.

o Damaged vehicles will be stored either at the rear of the buildings or on the roof-top
parking deck. Neither location will have any significant visibjlity from the street.

¢ From Cambie Road both buildings will have office frontages with large window glazing
facing the street giving more of an office appearance than an industrial appearance.

o The subject site is adjacent to the Shell Road corridor which is identified as Public Open
Space in the Official Community Plan. The proposed design attempts to soften this
interface through evergreen hedging along half of the length of the property interface with
Shell Road and a vegetation wall (Boston Ivy) that will grow up the western face of BMW
building wall. The southern remaining interface will incorporate a specially designed
painted metal fence intended to complement the landscaping but also act as a partial visual
barrier to the on-site activities.

Urban Design and Site Planning

e No vehicle accesses will be permitted off Cambie Road but two access points from
Vanguard Road will be provided.

e Each building has a djrect pedestrian access to Cambie Road.

e The combined operations will contain 42 service bays, 12 holding bays, 2 wash bays,
452 m? of office space and approximately 697 m’” of parts storage. The workshops and
detail shops will total approximately 3,942 m*. One hundred ninety seven parking stalls,
including 4 handicapped stalls are provided, fully meeting the Zoning Bylaw parking
requirements.

e The accessible stalls will be located near both building entrances.

e Ninety nine of the required 196 required parking stalls will be standard sized meeting the
Zoning Bylaw 50% standard stall requirements.

o Two medium sized loading spaces are proposed in an alignment which will permit space
sharing to accommodate a single large loading space as permitted by the Zoning Bylaw.
Registration of a legal agreement on title to prohibit large vehicles (i.e. WB 17) from
accessing the site is a condition of the Development Permit approval.

e Accommodation is made for 14 Class } and 14 Class 2 bike stalls as per the Zoning
Bylaw.

4031357
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A consolidated trash and recycling arca has been located beneath the vehicle ramp to the
roof-top parking. Containers will be pulled out from under the ramp when being picked
up for disposal.

Oil/sediment separatoxs will be installed for roof deck runoff to capture any contaminants
from vehicles stored on the roof and prevent them being discharged from the site.

Architeciural Form and Character

Both buildings will be approxumately 9.8m in height with the BMW (west) building being
positioned close to the Cambie Road frontage while the Mercedes-Benz (east) building
will be placed further southward.

The front offices of the BMW building will have primarily Alucobond cladding and
curtain wall facing Cambie Road. The exposed western wall will have Alucobond
cladding at the front then painted tilt up concrete for the balance of the building.

The front offices of the Mercedes-Benz building will have primarily metal cladding and a
curtain wall facing Cambie Road. The exposed eastern wall will be exposed concrete near
grade and painted reveal patterned concrete above.

Southern exposures for both buildings will be primarily exposed tilt up concrete with
scoring or a decorative reveal patiern.

Landscape Design and Open Space Design

Landscaping enhancements will be a component of the response to the Green Roof Bylaw
(see below).

Evergreen hedging and boxwoods are proposed along the BMWs western property line
adjacent to the building and in front of the parking adjacent to Cambie Road. A variety of
shrubs and grasses will be used immediately adjacent to both the BMW and Mercedes
Benz buildings.

No trees are proposed on-site due to the proposed site coverage, the significant 4.2m wide
frontage dedication along Cambie Road and the presence of utility rights of way adjacent
to both the east and west property lines that do not permit the planting of trees.

Crime Prevention Through Environmental Design

Security gates and fencing structures will be installed to prevent general access to the rear
of the site during non-business hours.

The security gate near the south access to Vanguard Road is recessed to allow for a
vehicle to pull fully off the road.
Office entrances to both buildings will be highly visible to Cambie Road.

Green Roof Bylaw Response:
As noted earlier, the Green Roof Bylaw No. 8385 applies to this development as the proposed

2

gross floor area will exceed 2,000 m°. Key elements of the response (o the Bylaw requirements
include:

4031357

roof top vehicle parking and storage;

installation of a vegetation wall along approximately half of the west side of the building
facing Shell Road;

installation of a vegetated bioswale along a portion of the Cambie Road frontage;
use of pavers for both pedestrian walkways allowing infiltration of storm watet;
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¢ use of permeable pavers across all the at-grade parking stalls adjacent to Cambie Road;
and

e installation of a 213 m® storm water detention tank system with an integrated irrigation
system designed to collect and use the roof top storm water to irrigate the site’s vegetation
areas. Attachment 3 includes a report prepared by Envirowest Consultants indicating the
technical requirements for achieving a 20% reduction of annual stormawater runoft from
this development site and a report prepared by Hub Engineering confirming that they will
design the recommended storage reservoir per Envirowest’s specifications.

¢ A covenant will be registered on title per the Green Roof Bylaw No. 8385 ensuring that
the owner shall maintain the storm water management work, landscaping features and
structural elements support such features 1o accordance with generally accepted building,
landscaping and engineering maintenance practices so that the design volume of storm
water runoff from the site will, in perpetuity or until approved redevelopment, not be
exceeded.

Flood Construction Leve}:

A flood construction level of 2.9 m GSC or a minimum elevation of 0.3 m above the highest
crown of the adjacent roadway is required for habitable areas of the subject site. The proposed
plans indicate that the minimum floor elevation of the buildings will be 2.45 m GSC. The
reported highest crown on an adjacent road is 2.14 m at the east end of Cambie Road.

Registration on title of a flood indeminification covenant is a condition of the Development
Permit issuance.

Aircraft Noise:

The subject properly is located with Area 3, moderate noise. As this property is zoned for
industrial use the aircraft noise policies do not apply. Registration on title of an aircraft noise
indemnity covenant for non-sensitive uses is a condition of the Development Permit approval.

4021357
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Conclusions

This developraent site is technically challenging in terms of meeting both the proponent’s needs
for efficient useable space and the City’s requirements related to satisfying the requirements of
Richmond’s Green Roof Bylaw No. 8385. The final design has been endorsed by the Advisory
Design Panel and the proponent has made a strong effort to address the Panel’s comrments and
recommendations particularly with regard to the addition of a water retention tank plus
integrated rrigation system.

There 1s a clear gain for the City in terms of land dedication along Cambie Road frontage
improvements along both Cambie Road and Vanguard Road and through improved utilization of
a property which has been under-used for a number of years.

Staff recomnrend issuance of the Development Permit permifting the construction of a dual
automobile repair facility at 11100 Cambie Road as outlined in the development permit
submission inclusive of the two requested variances.

,/;?L‘/““\W/ﬁ/”/ —

D‘avid Brownlee
Planner 2

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

1.

Receipt of a Letter-of~Credit (inclusive of a 10% contingency) for landscaping in the
amount of $22,176.00.

Dedication of a 4.2m wide land dedication along the entire 11100 Cambie Road frontage.
Dedication of a 4m x 4m corner cut at the southwest corner of the Cambie Road and
Vanguard Road intersection, measured from the new property line.

Registration of a flood indemnity covenant on title.

Registration on title of an aircraft noise indemnity covenant for non-sensitive uses.
Registration of a legal agreement on title restricting larger vehicles (i.e. WB17) from
accessing the site unless it can be demonstrated to the satisfaction of the Director of
Transportation that a WB 17 can adequately manoeuvre through the site.

Registration of a legal agreement on title per the Green Roof Bylaw No. 8385 ensuring
that the owner shall maintain the storm water management work, landscaping features
and structural elements support such features in accordance with generally accepted
building, landscaping and engineering maintenance practices so that the design volume of
storm water runoff from the site will, in perpetuity or until approved redevelopment, not
be exceeded.

Prior to future Building Permit issuance, the developer is required to complete the fo}lowing:

1. Enter into a Servicing Agreement* for the design and construction of frontage works along
both Cambie Road and Vanguard Road. Works include, but may not be limited to the
following:

4031357

Storm

Cambie Road

Storm analysis and upgrades are not required. The development site is to connect to the
existing storm sewer and utilize one of the existing tic-in points; all other connections are
to be abandoned/removed at the developer's cost.

Vanguard Road

The developer is required to infill the existing ditch with a 600mm diareter storm sewer
from the south P/ of the development site to existing manhole STMH2244 (Cambie Rd).
A manhole will be required at the south P/L to connect the 600mm storm sewer to
existing culver crossing at 4131 Cambie Rd. The infill may need to be extended past the
development site to accommodate road widening.

Sanitary
Sanitary analysis and upgrades are not required.

Cambie Road

The existing sanitary sewer system, sewer pipe and manhole SMHS5184, is to be removed
up to existing manhole SMHS185, located at the northeast comer of the development site
and the exisung ROW is to be discharged.



November 21, 2013 -9- DP 13-643519
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Vanguard Road

a) Existing sanitary service connections and ICs are to be removed at developer's cost.

b) New sanitary connection is to tie into existing manhole SMHS5186, Jocated at the
southeast corner of the development site.

¢) Since the proposed building will be located at the edge of the existing sewer ROW,
the clearance from the existing sanitary sewer is a concern to the City; the developer
is required to provide a letter, signed and sealed by an professional engineer,
certifying that the City will be able to maintain, operate, repair or remove City
utilities/infrastructure within the existing sewer ROW without any detrimental impact
to the finished building structure and the construction/maintenance of the building
structwre will not cause any damage to City utilities/infrastructure. [f this is not
feasible, then the developer is required to either increase the building setback and
provide an additional 2.0m ROW or relocate the existing sanitary sewer.

d) A 2 year maintenance period may be required for the Servicing Agreement.

Water

Fire flow calculations signed and sealed by a professional engineer based on F.U.S or
ISO to confirm that there is adequate available flow, is required as part of the Building
Permit.

There 1s an existing asbestos cement watermain along Vanguard Rd. If the watermain is
damaged and/or impacted during construction of frontage improvements, then repair
and/or replacement will be required at the developer's cost.

Additional hydrants are required along Cambie Rd and Vanguard Rd to achieve
minimum spacing of 75m for an industrial development. A hydrant is required along the
south side of Cambie Rd, unless otherwise approved by the Richmond Fire Department.

Transportation Related

Applicant respousible for the design and construction of the following:

a) Cambie Road frontage: J.5m wide concrete sidewalk at the new propeity line and a
treed/grassed boulevard between the remaining space to the existing curb. The placement of
the trees should be within the 1.5m area next to the new sidewalk to allow for future road
widening.

b) Vanguard Road frontage: Road widening to complete the western half of the ultimate road
cross-section, which includes a 12m wide pavement, and 0.15m wide curb and gutter, {.5m
wide sidewalle, and 1.5m wide tree boulevard on both sides of the road.

Additional Requirements

a) Additional Jegal 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.



November 21, 2013 -10 - DP 13-643519

b) Prvate utility companies will require rights-of-ways to accommodate their equipment
(kiosks, vista, transformers, etc.); the developer is required contact the private utility
companies to leamn of their requirements.

¢) Relocation of City and Private infrastructure (street lighting, power poles, etc.) maybe
required at the developer's cost to accommodate frontage improvements.

d) Geotechnical assessment is required to determine the suitability of the existing road
sub-grade on Vanguard Rd.

2. The applicant is required to obtain a Building Permit for any construction hoarding
assoctated with the proposed development. [f 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 Pennit. For further information on the Building Permit, please contact Building
Approvals Division at 604-276-4285.

3. 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).

4. If applicable, payment of latecomer agreement charges associated with eligible latecomer
works.
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C.Ity of Development Application Data Sheet
RlChmond Development Applications Division

DP 13-643519 Attachment 1

Address: 11100 Cambie Road

Applicant: _Christopher Bozyk Architects Owner: Openroad Auto Group Lid. Inc.

Planning Area(s): East Cambie

Floor Area Gross: 5,090.2 m? (54,790 ft?)

Existing Proposed

Site Area: 7,829 m? 7 444 m? after dedication
. Industrial — Vehicle Body
 Land Uses: o Industrial Repair & Paint

OCP Designation: Mixed Employment Same
Zoning: Industrial Retail (IR1) Same

Bylaw Requirement Proposed Variance
Fioor Area Ratio 1.0 0.68 None permitted
Lot Coverage Max. 60% 73% Variance
Setback — Front Yard Min. 3.0 m 1.6m Variance
Sethack — Side Yard Exterior Min. 3.0 m 3.0m None
Setback — Side Yard Interior Min, O m Om None
Setback — Rear Yard Min, O m Om None
Height (m) Max. 12 m 9.8m None
Lot Size None N/A None
Off-street _Parking Spaces - 196 197 None
Commercial
Off-stre_et Parking Spaces — 4 4 None
Accessible
Tandem Parking Spaces Not permitted Sg gé;ogr:euppa;;\rlfggﬂip None
Bicvcle Spaces 14 Class 1 14 Class 1 None

ycle sp 14 Class 2 14 Class 2
1 Large in a shared
Loading Stalls 21ML:(;ﬁﬁn configuration with None
2 Medium stalls
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, October 9, 2013 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

DP 13-643519 — TWO AUTOMOBILE REPAIR FACILITIES ON A SINGLE LOT

APPLICANT: Christopher Bozyk Architects
PROPERTY 11100 Cambie Rd.
LOCATION:

Applicant’s Presentation

Architect Ernst Loots, Christopher Bozyk Architects Lid., and Landscape Architect Al
Tanzer, LandSpacc Design, Inc., and Tony Vigini, Wales McLelland Construction
presented the project and answered queries from Panel on behalf of the applicant.

Panel Discussion
Comments from the Panel were as follows:
" like the design and location of the automobile repair facility;

. prefer to see trees instead of a fence on the west side of the building along Shell
Road; the green look would be more aesthetically appealing;

Fenced area and fencing are required for parking and security
Added vertical landscaping addresses desire for more green

. appreciate the gates on driveways; consider adding nighttime removable
bollards on the driveway;

Comment noted

. interesting project; consider opportunities for reducing energy use in the repair
shop facility;

Comment noted
= consider external shading for the big curtain wall,

Curtain wall faces north, obviating the need for sun shading; Low E glass will
be used, providing sufficient shading
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car wash drainage for wastewater and residues should be separate from the
public drainage system;

Requirement will be addressed at BP stage
consider opportunity to harvest rainwater from the roof for car wash use;
Comment noted — harvesting is not a consideration at this time

west clevation of the building appears flat and long; reconsider the current
approach which emphasizes the length of the building; suggest further design
development;

West elevation has been altered and with addition of vertical landscaping
provides more variation ~ refer updated drawings

concern on the placement of the fence along Shell Road which is 10 feet away
from the edge of the building; has the potential of becoming an unsightly
storage area;

CBA feels the fence provides sufficient screening; the specific operation is
very orderly and garbage is elsewhere located

treatment of public areas are well thought out; will meet the needs of customers
with disabilities;
concern on access to the training areas on the second floor which are currently

served by stairs; consider more convenient access through elevators to facilitate
movement of staff and equipment;

Staff access via stair is sufficient; there is no requirement for equipment
moving; additional elevators would be uneconomical; parts are moved by
specific-purpose lifts

consider providing amenities for disabled persons in second floor staff

washroorms;

Provision is made for the disabled on the ground floor; workshop activity is
not possible for the disabled, thus no provision for disabled at 2nd floor staff
areas

ensure that the plant species mix on the west elevation reinforce the intended
objectives of the applicant; should be partially vegetative;

Comment noted — see also west elevation revisions and added vertical
landscaping
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4031357

orange accent on the northwest comer of the facility should match with adjacent
plant materials;

Comment noted - proposed landscaping is considered appropriate

concern about the functionality of the rain garden (bio-swale) due to adjacent
area with permeable paving;

Civil consultant is satisfied with the configuration
good solution for two buildings with one identity;

proposed picket fence along the west side of the property will not work well
with the horizontal linear architectural treatment of the building;

CBA feels the deliberate juxtaposition of vertical with horizontal is
appropriate and provides visual variation

actual transition between the two buildings could be developed further; consider
a different piece; could simply be a two-storey element of a different material;

CBA feels any further development of the interface will distract from the
already bold and distinct character of the two buildings; the interface is
intended to unify and oact as backdrop, a third point of emphasis in not
sought

good landscaping treatment on the ground plane; appreciate the building facade
visually broken up;

no provision for stormwater runoff from the roof; since parked cars on the roof
would have been involved in collisions, oil and other contaminants would likely
be present on the roof surface; should be addressed by the applicant;

Roof run-off and oil/water separation will be addressed at BP stage — see
also Urban Design comments

form, character and materials are good; like the roof-top parking;
consider opportunity to add a window at the corner on the second floor;

Owner and CBA do not support a window in the curved wall — the simplicity
and scale of the form will be lost

good placement of glass materials; will prevent solar gain as they are all facing
north;

like the scheme; appreciate the architecture and materials;



November 21,2013 -4- DP 13-643519

4031357

concern on the awkward location of the vehicular entrances at the back comer
off Vanguard Road;

Entrances are considetred optimal in view of the site constraints

not sure whether the Green Roof Bylaw requirements have been met by the
applicant;

The consultant team is proposing that the required reduction be achieved
mainly through a detention tank system — refer to Civil and RP Bio reports
[Attachment 3]

generally the project is well done; supportive of the project;

good site planning and building desigu on a large square site;

appreciate the separate distances of the elevations from the property line;
Jike the stately pylous;

northwest comer will attract a lot of public attention due to its proximity to a
road intersection; orange accent treatment 1s inadequate; look at opportunity for
further treatment of a very large and long fagade along Shell Road; and

CBA considers the formal handling of the corner and orange accent
appropridte and successful, with sufficient emphasis to not distract from the
importance of the two main feature facades

model presented by the applicant does not provide details as shown in the
drawings, e.g. glass materials.

Note that the model was asked to be a massing model, conveying the overall
compositional quality, in which it succeeded — some detail will however be
added to the final model

Panel Decision

It was moved and seconded
That DP 13-643519 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration fo the comments of the Panel.

CARRIED
Opposed: Matthew Thomson
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ADDITIONAL COMMENTS:
The updated drawings contain the following revisions:

A. Revisions pertaining to Staff and ADP comments:

Development of west elevation and addition of vertical landscaping

Addition of exhaust ducts and west facade feature duct

Location of pad-mount transformer (n-west corner of site)

Relocation of BMW flag poles (due to transformer location)

North driveway width correction (required by Engineering)

Building sections update; addition of section through M-B

B. Revisions of note pertaining to design development and owner requirements:
Nominal raising of parking deck and related concrete tilt walls

Reconfiguration of BMW workshop bays along west wall

Deletion of Stair 4, stair not required for exiting

Relocation of gas meters from BMWV n-west to BMW s-east

Parking layout revisions related to above Stair 4 and gas meter changes
Deletion of one washroom at M-B main floor offices, and related revision of partition layout
Response compiled by Ernst Loots / CBA

4031357
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ATTACHMENT 3

‘envirowest consultants inc.

i Suite 101 - 1515 Broadway Strost
i Port Coguitlam, British Colurabia
j Canada V3C 6M2

G04-944-0502

November 14, 2013

M. Erast Lools

Christopher Bozyk Acchileets Lid.
Suitz 414 - 61) Alexander Street
Vancouver, BC

V6A 1E1

Dear Sir,

RE: 11100 CAMBIE ROAD, RICHMOND
ROOTFTOY RUNOFF REDUCTION

The City of Riclunond’s Bylaw 8385 defihes a stormwater management objective of teducing
the totaf annual runoff discharged from a proposed rooftop to the City’s storm sewer/drainage
system by a minimwm of 20 percent of the volume that would be generated by a conventional
rooftap of equal arca. Below, we describe a proposed scheme by which this objective can be
achieved for the proposed development Jocated at 11100 Cambie Road, Richmond.

The rooftop for the proposed steucture is approximately 58,550 R (5,442 m?) in area.

The average annual precipitation at the Vancouver International Airport, based on the 30-year
period between 1970 and 2000, is 1,)99 mun. The average annual runoff from the proposed
rooflop, assbming an interception/evaporation loss of 10 percent, would be 5,872 m’.
Compliance with Bylaw 8385 would require a redoction of [,175 m” in runoff from the roofiop
{0 the off-site storm syster.

The proposed approach to runoff reduction involves runoff storage and re-use as itrigation water,
Runoff would be stored in an underground reservoir and would be distributed to landscaped
portions of the site during the growing season (generally April throungh Septersber) via an
irrigation (sprinkler) system. The monthly votume of water to be diverted as irrigation water
would be 196 m* (1,175 m® divided by 6). A storage reservoir of 213 m® would be required to
ensure the availability of waler throughout the growing season. All rooftop rnunoff would be
routed through the storage reservoir, with excess flow routed to the conventional storm sewer
system. We suggest that a sediment trap be installed upstreamm of the reservoir to intercept grit
originating at the rooftop.

www.envirowest.ca
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Mr. Ernst Loots

11100 Cambie Road, Richmond

Rooftop runoff reduction

November 14,2013 Page 2 of 2

Duriog the months of April and May, rooftop runoff (based on ynonthly average rainfall, reduced
by interception lossos) will exceed the required irrigation use. During the petiod of June through
September, irrigation use will exceed inflow to the reservoir, such that the reservoir will empty
by the end of September in a typical year. Interception losses are estimated to 30 percent for
April and May, 40 percent for June and September, and 50 percent for July and August. The
water balance for the months of April through September is tabulated below,

RBSERVO[R ot C i WITHDRAWN AL
© | 'VOLUME “| 'AVERAGE [ INFLOWTO [« FOR: !l RESERVOIR'
MONTH | AT'START ‘| ~PRECIP. | RESERVOIR | IRRIGATION: | VOLUMEAT
LAY M’ = @m0 (m) . (m) | END(m®)
April . 213 84 196 ) 196 213
May 213 68 196 196 213
June 213 33 180 196 197
July 197 40 109 196 110
August 110 39 106 196 : 20
Septembey 20| 54 176 196 0

The site’s landscaped area is estimated to be approximately 800 m®, The proposed irrigation
rate of 196 m*/month is equivalent to 245 mm (water depth) per month over the entire
Jandscaped area, The irrigation system should be programmed 10 operate on alternate days, thus
dispensing approximately [7 mum per (irrigation) day. The irrigation season typically includes 10
days with precipitation of 10 mm or more; irrigation should be suspended on those days.

Thank you for your attention. Please call either one of us should you have any questions
regarding the aforementioned.

Yours truly,
ENVIROWRST CONSULTANTS INC.

A

M : ms, R.P.Bio. Tan W. Why(e

Senior Prdject Manager/Biologist Senior Project Manager
IWW/MAA




Hub Engineering Inc. s Momber
o — Paesf‘é“gﬁ&m GROUP
Engineering and Development Consuliants Land Use, Davel

101 - 74B5 - 130 Sireat, Surrey, B.C, V3W THB Vol 404-572-4328  Fax: 404.501-1625 Emall; mull@huh-inmom

November 14,2013
Hub File: 13034-A3

Christopher Bozyk Architect Ltd.
414 - 611 Alcxander Street
Vancouver, B.C.

V6A 181

Aftention: Mr. Emst Loots

Dear Sir:

Re: No. { Colligion, 11100 Cambie Road, Richmoxnd, B.C.
City Green roofs and other options lnvulvlng Industrml aud Office buildings
oufsidc City Centre. Richmond Bvlaw 8385

Further to our letters dated August 7, 2013, September 30, 2013 and November 6, 2013 to you
regarding the above-referenced “Green Roof' bylaw, we provide an update on the issue of the
20% reduction of total annual cainfali from the roof:

Envirowesl Consultants Inc have provided a Iciter outlining how the 20% reduction can be
achieved for this site, dated November 14, 2013. We confirm that the Projecl Enginecring
consultant tearn will design the recommended storage reservoir with 213m3 capacity, as noted in
the Envirowest Letter.

Yours truly,

HUB ENGINEERBNG INC.
!

/

/"I Rod ”Gonzale,
L/'/ R['(Jfka

P/Eug.

OAPreeoteN) 3034,vval A3 Comreapandenca\2013-11-14 Letier CHA doens
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City of
Richmond Development Permit

No. DP 13-643519

To the Holder: Christopher Bozyk Architects
Property Address: 11100 Cambie Road
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 Developruent Permit applies to and only to those lands showno cross-hatched on the
attached Schedule "A" and any and all buildings, structives and other development thereon.

3. The "Richmond Zoning Bylaw 8500" js hereby varied to:
a) Increase the maximum site coverage from 60% to 73%; and,

b) Reduce the minimum exterior side yard setback from 3.0 metres to 1.5 metres along the
Cambie Road frontage.

4. Subject to Section 692 of the Local Governiment 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 #7 attached hereto.

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

6. As acondition of the i1ssuance of this Permit, the City is holding the security in the amount of
$22,176.00. 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 1o
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. 1If 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.

4031357



Development Permit
No. DP 13-643519

To the Holder: Christopher Bozyk Architects
Property Address: 11100 Cambie Road
Address: 414 - 611 Alexander Street

Vancouver, BC, V6A 1E1

8. The land described herein shall be developed genecrally 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

4031357
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