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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, December 14, 2016 
3:30 p.m. 

 
 
 Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
November 30, 2016. 

  

 
1. Development Permit 15-696896 

 (REDMS No. 5217904) 

 APPLICANT: McDonald's Restaurants of Canada Ltd. 

 PROPERTY LOCATION: 7120 No. 3 Road 

 
Director’s Recommendations 

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

  

 
2. Development Permit 16-723753 

Heritage Alteration Permit 16-723754 
(REDMS No. 5229080) 

 APPLICANT: City of Richmond 

 PROPERTY LOCATION: 3811 Moncton Street 



Development Permit Panel – Wednesday, December 14, 2016 
ITEM   
 
 

2. 

 
Director’s Recommendations 

 1. That a Development Permit be issued which would permit the construction of an 
enclosure containing information technology and building mechanical equipment 
on a portion of the east side of Steveston Museum, a designated heritage building 
in the Steveston Village Heritage Conservation Area, at 3811 Moncton Street on a 
site zoned Steveston Commercial (CS2); and 

 2. That a Heritage Alteration Permit (HA 16-723754) be issued for 3811 Moncton 
Street in accordance with the Development Permit. 

  

 
3. New Business 

 
4. Date of Next Meeting: January 11, 2017 

 
5. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, November 30, 2016 

3:30p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Robert Gonzalez, Chair 
John Irving, Director, Engineering 
Victor Wei, Director, Transportation 

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

Minutes 

It was moved and seconded 
That the minutes of the meeting of the Development Permit Panel held on November 
16, 2016, be adopted. 

CARRIED 

1. Development Permit 16-727168 
(REDMS No. 5124252) 

5243398 

APPLICANT: Pritam Samra 

PROPERTY LOCATION: 7311 No.5 Road 

INTENT OF PERMIT: 

1. Permit the construction of a single-family dwelling with an attached garage on a site 
with an Environmentally Sensitive Area (ESA) designation at 7311 No. 5 Road, and 
zoned Agriculture (AG 1 ). 

Applicant's Comments 

Jaswinder Singh, designer for the project, accompanied by Pritam Samra, property owner, 
briefed the Panel on the proposed modifications to the design of the subject development 
in response to the Panel ' s recommendation at the meeting on July 13, 2016, noting that: 

1. 
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• the site has a designated Environmentally Sensitive Area (ESA) covenng 
approximately half of the site; 

• proposed modifications made in response to the previous Panel referral include, 
among others, (i) relocating the septic field out of the ESA to the maximum extent 
possible, (ii) relocating the garage, originally proposed to be located at the rear to the 
house, to the front of the house, and (iii) reducing the size of the proposed garage; 

• to accommodate the proposed relocation of the garage, the house will be moved 
slightly westward; and 

• the proposed modifications will result in a significant reduction of the proposed 
development's encroachment into the ESA, from approximately 300 square meters 
in the original proposal to 40.3 square meters in the revised proposal. 

Staff Comments 

Wayne Craig, Director, Development, advised that (i) the subject development application 
was considered and referred back to staff by the Panel on July 13, 2016 for consideration 
of redesigning the proposal to limit the extent of the project's encroachment into the ESA, 
(ii) the revised site plan, house design, and septic field design have responded to the 
Panel's direction, and (iii) the project's encroachment into the ESA has been substantially 
reduced in the revised proposal. 

Panel Discussion 

In response to queries from the Panel, Mr. Singh acknowledged that (i) the redesign of the 
house and septic field will result in minimal impact to the ESA, and (ii) lot coverage is 20 
percent for the whole lot and 3 7 percent excluding the ESA. 

The Panel expressed support for the project, noting that the proposed modifications to the 
original proposal have significantly improved the project. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

It was moved and seconded 
That a Development Permit be issued which would permit the construction of a single­
family dwelling with an attached garage on a site with an Environmentally Sensitive 
Area (ESA) designation at 7311 No.5 Road, and zoned Agriculture (AG1). 

CARRIED 

2. 
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2. Development Permit 16-741981 
(REDMS No. 5217500) 

5243398 

APPLICANT: T ownline Gardens Inc. 

PROPERTY LOCATION: 10780 No.5 Road 

INTENT OF PERMIT: 

1. Permit the construction of one (1) 10-storey residential building and three (3) 3-
storey residential buildings at 10780 No. 5 Road on a site zoned "Commercial 
Mixed Use (ZMU18)- The Gardens (Shellmont)"; and 

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

a) For the most westerly building (Building E1), increase the maximum height 
over a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys 
and 33.6 m; and 

b) For the most westerly building (Building E1), increase the allowable projection 
of unenclosed balconies into a side yard setback abutting the Agricultural Land 
Reserve, from a maximum of0.9 m to 1.8 m. 

Applicant's Comments 

Joseph Lau, ZGF Cotter Architects, accompanied by Stephen Slot, Townline 
Developments, provided background information on the proposed development and 
highlighted the following: 

• 
• 

• 

• 

the project is the last phase (Phase 3) of"The Gardens" mixed-used development; 

the original development permit application for Phase 3 was approved by Council in 
June 2016; however, the applicant is applying for a new development permit 
specifically for Building E1 and Buildings F1, F2 and F3 to respond to the Ministry 
of Transportation and Industry (MoTI) plan for a future expansion of Highway 99 as 
part of the George Massey Tunnel Replacement (GMTR) project; 

the revised scheme for Phase 3 will redistribute the density from housing units 
adjacent to Highway 99 to the center of the subject site, through replacing the 
original proposal for a four-storey apartment building with a cluster of three 3-storey 
townhouse buildings and increasing the height of Building E 1 from eight to ten 
storeys; and 

the applicant is requesting a variance to increase the height of Building E 1 and 
another variance to increase the projection of unenclosed balconies of Building E1 
from 0.9 meters to 1.8 meters into the side yard setback abutting the park to the 
north. 

3. 
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Dan Van Haastrecht, Durante Kreuk Ltd., briefed the Panel on the main landscaping 
features of the project, noting that the proposed design of the courtyard area between 
Buildings E 1 and E2 and the central pedestrian mews that connects the site to the park to 
the north have remained largely unchanged in the new development permit application. 

Mr. Van Haastrecht added that the proposed landscaping changes are in the areas around 
the cluster of townhouses including (i) improvements to the surface treatment of the drive 
aisle entrance, (ii) addition of east-west pedestrian connection for the townhouse cluster to 
the pedestrian mews, (iii) provision of accessible green roof area over the bicycle pavilion, 
and (iv) removal of the proposed dog park in the northeast section of the subject site 
which will be subject to future expropriation by the Ministry of Transportation and 
Infrastructure for the future GMTR project. 

Staff Comments 

Mr. Craig advised that (i) the proposed variance for increasing the projection of balconies 
is consistent with the previously approved development permit for Phase 3, (ii) the revised 
proposal reallocates the affordable housing units on the subject development, resulting in 
an increase in the total floor area for affordable housing being provided and an increase in 
family-oriented affordable housing units, (iii) no significant changes have been made to 
the overall landscape design for the project, and (iv) the proposed apartment and 
townhouse designs will conform to the Canada Mortgage and Housing Corporation 
(CMHC) standards for mitigation of traffic-related noise as per the acoustical engineering 
report provided by the applicant. 

Panel Discussion 

In response to queries from the Panel, Mr. Lau acknowledged that (i) changes in the 
architectural treatment for Building E1 will minimize the visual impact of its increased 
height, (ii) projected shadow impacts of Building E1 on the park and neighbouring 
developments to the northeast would be limited to the winter months and only for short 
durations during sunny days, (iii) the proposed additional two storeys for Building E 1 
would be accommodated with less than the normal corresponding increase in building 
height due to the proposed concrete construction, (iv) the applicant did not receive any 
negative comments regarding the proposed development during the public consultation 
meeting that was held on September 13, 2016, (v) the total number of proposed housing 
units for Phase 3 has been reduced as a result of the density transfer to the center of the 
subject development, and (vi) appropriate measures are expected to be undertaken by 
MoTI to mitigate the impact of traffic noise to the subject development when the Highway 
99 road interchange will be constructed in the future. 

The Panel expressed support for the project, noting that (i) the proposed redesign of the 
subject development and density transfer are well thought out, (ii) the shadow impacts of 
the increased height of Building E1 on the park and neighbouring developments would be 
minimal, and (iii) the proposed variations in building heights have made the subject 
development more visually appealing. 

4. 



Correspondence 

None. 

Gallery Comments 

None. 

Panel Decision 

Development Permit Panel 
Wednesday, November 30, 2016 

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

1. Permit the construction of one (1) 1 0-storey residential building and three (3) 3-
storey residential buildings at 10780 No. 5 Road on a site zoned "Commercial 
Mixed Use (ZMU18)- The Gardens (Shellmont)"; and 

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

a) For the most westerly building (Building E1), increase the maximum height 
over a parkade structure from six (6) storeys and 25.0 m, to ten (10) storeys 
and 33.6 m; and 

b) For the most westerly building (Building E1), increase the allowable 
projection of unenclosed balconies into a side yard setback abutting the 
Agricultural Land Reserve,from a maximum of0.9 m to 1.8 m 

CARRIED 

3. New Business 

4. Date of Next Meeting: December 14, 2016 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 3:55p.m. 

CARRIED 

5. 

5243398 



Robert Gonzalez 
Chair 

5243398 

Development Permit Panel 
Wednesday, November 30, 2016 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, November 30, 2016. 

Rustico Agawin 
Auxiliary Committee Clerk 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: November 22, 2016 

File: DP 15-696896 

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

Staff Recommendation 

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

5217904 
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Staff Report 

Origin 

McDonald's Restaurants of Canada Ltd. has applied to the City of Richmond for permission to 
redevelop the existing single-storey restaurant building and a drive through at 7120 No.3 Road 
on a site zoned "Auto-Oriented Commercial (CA)''. 

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

Development Information 

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

Background 

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

Development surrounding the subject site is as follows: 

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

• To the south, a vacant sale centre on two lots fronting No. 3 Road zoned "Auto-Oriented 
Commercial (CA)" and "Gas & Service Stations (CG 1)"; and a mix of single-family 
homes and small townhouse complexes fronting Bennett Road zoned "Single Detached 
(RS liE)", "Infill Residential (Ril ), "Town Housing (ZT18)- St. Albans Sub Area (City 
Centre)" and "Town Housing (ZT45)- Gilbert Road, Acheson- Bennett Sub-Area, St. 
Albans Sub-Area, South McLennan (City Centre)"; 

• To the east, Brighouse United Church on a site zoned "Assembly (ASY)"; and 

• To the west, across No. 3 Road, Brighouse Park on a site zoned "School & Institutional 
Use (SI)". 

5217904 
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Related Policies & Studies 

Official Community Plan (OCP) 

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

City Centre Area Plan (CCAP) 

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

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

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

Floodplain Management Implementation Strategy 

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

Staff Comments 

Tree Preservation 

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

• 12 trees located on the development site are in good condition and should be retained and 
protected. However, the applicant proposes to remove one of these trees (i.e., tag#45 - a 
33 em caliper Pine tree) as it will be in conflict with the proposed driveway. 

5217904 
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• 1 tree (tag# OS 001) located on neighbouring property to the east will be retained. 

• 14 trees located on the development site are all in very poor condition (dead, dying, with 
severe lean) and are not good candidates for retention. However, the applicant proposes 
to retain four (4) ofthese trees (i.e., tag# 30, 31, 32, 33) located at the southeast corner of 
the rear parking area, between a protected tree (i.e., tag#34) and an offsite tree (i.e., tag# 
OS001). 

Tree Replacement 

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

Tree Protection 

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

Transportation 

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

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

Site Servicing and Frontage Improvements 

Prior to Building Permit issuance, the developer is required to enter into a standard Servicing 
Agreement for the design and construction of frontage improvements and service upgrades; 
including, but not limited to new sidewalk and boulevard with street lights along No. 3 Road that 

5217904 
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match the existing cross-section to the north of the site, a special crosswalk crossing No. 3 Road 
at Bennett Road, a new sidewalk along the on-site north-south lane to Bennett Road, pre-ducting 
for future utilities along all road frontages, storm sewer upgrades along Bennett Road, and 
service connections (see Attachment 1 for details). All works are at the developer's sole cost 
(i.e., no credits apply). 

Existing McDonald's "Golden Arches" Free Standing Sign 

McDonald's has been in Canada since 1967 and the subject site is the first McDonald's opened 
globally outside of the United States. The applicant is planning a 50th anniversary celebration in 
the summer of2017 to mark this important history of McDonald's and the City of Richmond. 
Staff has been working with McDonald's to retain the iconic "golden arches" as an urban 
memory and commemoration of the long-standing presence of McDonald's in the city centre. 
Staff feel that the 50th anniversary of McDonald's in Canada is a unique opportunity to celebrate 
and incorporate this valued history, through site planning and design of the next generation of 
architecture and visual identity. 

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

Development Proposal 

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

Advisory Design Panel Comments 

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

Conditions of Adjacency 

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

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

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

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

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

• Due to the limited width of the driveway to/from Bennett Road, no landscape buffer 
could be provided along the single-family property (8031 Bennett Road) located to the 
east of the driveway. A 1.5 m wide raised sidewalk will be provided along the east 
property line and the existing chain-link fence along the common property line will be 
replaced by a new 1. 8 m tall wood fence. 

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

5217904 

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

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

o the closest residential property to the south is located approximately 110 feet from 
the south COD Canopy. Based on this distance, and without any noise mitigation 
features, the sound level is estimated at between 40 to 50 dBA. As sound will be 
reduced by the increase in distance and buffered by the 1. 8 m wood fence, sound 
would be below the day and night maximum permitted levels. 
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o exhaust fans use direct-drive technology, eliminating the use of belts which 
typically break down over time and result in increased noise levels. 

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

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

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

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

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

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

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

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

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

Urban Design and Site Planning 

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

• Staffrecognize the applicant's operational preferences and the site planning challenges. 

5217904 

Staff have worked with the applicant to enhance the proposal in order to respond to the 
objectives ofthe CCAP: 

o a 7.5 m deep landscape border will be provided along the No.3 Road frontage; 
the proposed landscaping within this space will provide a street edge and enhance 
the streetscape; 
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o a unique gateway with a vertical landmark feature; the applicant will refurbish the 
original large format McDonald's "golden arches" free standing sign combined 
with an entry walkway to the main building entrance, which will serve as a visual 
reference along No. 3 Road and enrich the pedestrian experience; 

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

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

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

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

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

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

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

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

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

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

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

5217904 
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Architectural Form and Character 

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

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

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

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

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

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

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

Landscape Design and Open Space Design 

• The proposed landscape design includes the addition of new, generous landscape spaces. 

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

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

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

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

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

Crime Prevention Through Environmental Design 

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

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

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

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

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

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

Accessibility 

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

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

• The buildings will comply with all Building Code accessibility conditions. 

Sustainability 

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

o high performance TPO roof membrane; 

o high performance tinted windows; 

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

o energy management systems for lighting and HV AC controls; 

o energy efficient mechanical system with energy management control; 

o low flow plumbing fixtures to reduce water usage; and 

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

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

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

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

Edwin Lee 
Planner 1 

EL:rg 

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

Address: 7120 No. 3 Road 

ATTACHMENT 1 

Development Permit Considerations 
Development Applications Department 

6911 No. 3 Road, Richmond, BC V6Y 2C1 

File No.: DP 15-696896 

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

2. The granting of3.0 m Public Rights of Passage (PROP) Statutory Right of Way (SRW) for sidewalk and 
boulevard along the entire new west property line (No.3 Road) to match the current alignment and frontage 
improvements to the north of the development site. 

3. The granting of3.0 m Public Rights of Passage (PROP) Statutory Right of Way (SRW) along the north property 
line between No. 3 Road and the west property line of 8100 Granville Avenue to facilitate future widening of the 
existing lane to a standard (9.0 m wide) City Centre Lane, and an interim use as a pedestrian walkway. 

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

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

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

7. Registration of a flood indemnity covenant on title. 

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

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

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

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

Initial: ---
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Prior to Building Permit Issuance, the developer must complete the following requirements: 
1. Enter into a Servicing Agreement* for the design and construction of servicing upgrades and frontage 

improvements. Works include, but may not be limited to, 

5218092 

a. Frontage Improvement: 

i. No. 3 Road: 

• Maintain the existing east side road curb, provide a 3 .0 m wide concrete sidewalk next to new 
property line, and provide a landscaped/treed boulevard within the remaining between the road curb 
and the new side walk. Design to match the existing sidewalk cross-section to the north of the 
development site and provide smooth transition to the sidewalk in front of the developments to the 
south of the subject site (Refer to SA 13-637313). 

• Construction of a 3m x 9m concrete landing pad at the bus stop. 

• Provide street lighting along No. 3 Road frontage. 

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

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

• 
11. north-south lane along the east property line of7180 and 7200 No.3 Road: 

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

• Provide lighting along the lane. 

b. Pre-duct for future hydro, telephone and cable utilities along all road frontages. 

c. Water Works: 

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

11. The Developer is required to: 

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

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

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

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

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

d. Storm Sewer Works: 

1. The Developer is required to: 

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

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

Initial: ---
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11. At the Developer's cost, the City is to: 

• Cut and cap at main the existing on-site catch basin connection at Bennett Road frontage. 

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

e. Sanitary Sewer Works: 

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

f. Locate all above ground utility cabinets and kiosks required to service the proposed development within the 
developments site (see list below for examples). Please coordinate with the respective private utility 
companies and the project's lighting and traffic signal consultants to confirm the requirements and the 
locations for the aboveground structures. If a private utility company does not require an aboveground 
structure, that company shall confirm this via a letter to be submitted to the City. The following are examples 
of SR W s that shall be shown in the functional plan and registered prior to SA design approval: 

1. BC Hydro PMT -4mW X 5m (deep) 
2. BC Hydro LPT- 3.5mW X 3.5m (deep) 
3. Street light kiosk- 1.5m W X l.Sm (deep) 
4. Traffic signal kiosk- lmW X lm (deep) 
5. Traffic signal UPS -2m W X 1.5m (deep) 
6. Shaw cable kiosk- lmW X lm (deep)- show possible location in functional plan 
7. Telus FDH cabinet - l.lmW X lm (deep)- show possible location in functional plan 

g. Generalltems: 

1. The Developer is required to: 

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

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

2. Submission of a Construction Parking and Traffic Management Plan to the Transportation Department. 
Management Plan shall include location for parking for services, deliveries, workers, loading, application for any 
lane closures, and proper construction traffic controls as per Traffic Control Manual for works on Roadways (by 
Ministry ofTransportation) and MMCD Traffic Regulation Section 01570. 

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

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

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

6. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily 
occupy a public street, the air space above a public street, or any part thereof, additional City approvals and 
associated fees may be required as part of the Building Permit. For additional information, contact the Building 
Approvals Department at 604-276-4285. 

Initial: ---
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Note: 

* 
• 

This requires a separate application. 

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

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

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

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

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

Signed Date 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Department 

DP 15-696896 Attachment 2 

Address: 7120 No.3 Road 
McDonald's Restaurants of Canada Ltd. 

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

Planning Area(s): Cit Centre 
--~------------------------------------------------------------

Floor Area Gross: 507.4 m2 Floor Area Net: 507.4 m2 

-------------------------- --------------------------

I Existing I Proposed 
Site Area: 6,641.69 m2 6,542.89 m2 

Land Uses: McDonald's Restaurant with single lane drive-through 
McDonald's Restaurant with 
dual lane drive-through 

OCP: Apartment Residential 
OCP Designation: CCAP: General Urban T4- Mixed Uses- Low-Rise No Change 

Residential & Limited Commercial 

Zoning: Auto-Oriented Commercial (CA) No Change 

Number of Units: 1 1 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.5 0.08 none permitted 

Lot Coverage: Max. 50% 7.7% none 

Setback- Front Yard: Min. 3.0 m 17.75 m none 

Setback- Side Yard (North): Min. 3.0 m 11.76 m none 

Setback- Side Yard (South): Min. 3.0 m 11-.44 m none 

Setback- Rear Yard: Min. 3.0 m 96.92 m none 

Setback to Residential Zone: Min. 3.0 m for a 1 storey building 11.44 m none 

Height for buildings (m): Max. 12.0 m 7.11 m none 

Height for accessory structures (m): Max. 12.0 m 9.14 m 

4.4 spaces per 1 00 m2 of gross 
Off-street Parking Spaces: leasable floor area on the first 2 47 none 

floors of a building (507.4 m2
) = 23 

Off-street Parking Spaces -
Min. 2% when 3 or more visitor 

parking spaces are required (23 x 2 none 
Accessible: 

Min. 2% = 1) 
Max. 50% when 31 or more 

Small Car Parking Spaces spaces are provided on site (34 x 0 none 
Max. 50% = 17) 
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Loading: 1 medium size designated space 
1 medium size 

designated space 
none 

0.27 spaces per 100 m2 of gross 
Bicycle Parking - Class 1: leasable floor area on the first 2 2 none 

floors of a building (507.4 m2
) = 2 

0.4 spaces per 100 m2 of gross 
Bicycle Parking - Class 2: leasable floor area on the first 2 5 none 

floors of a building (507.4 m2
) = 3 
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, November 9, 2016-4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 3 

DP 15-696896 - SINGLE STOREY 508 SQ.M. RESTAURANT WITH DRIVE 
THRU {MCDONALD'S) 

ARCHITECT: IBI Group 

PROPERTY LOCATION: 7120 No.3 Road 

Applicant's Presentation 

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

Panel Discussion 

Comments from the Panel were as follows: 

• refreshing and modern design; fits well with the neighbourhood; 

We completely agree. 

• location of pedestrian walkway conflicts with the drive-thru lane/exit fronting 
the west side entrance of the building; poses safety issues to pedestrians 
coming from No. 3 Road; consider introducing elements, e.g. mirrors, to 
provide warning to pedestrians of vehicle movements before crossing the drive 
thru lane; · 

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

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

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

Acknowledged. 

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

We agree with this opinion. 

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

We agree with this opinion. 

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

Understood. 

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

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

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

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

We have provided a raised crossing using stamped concrete with the City of 
Richmond's painted zebra crossing colors which are bright and very 
noticeable, both to pedestrians and vehicles. We have also provided steel 
bollards at the 4 corners of the crossing for protection and to act as a 
warning. We have also provided two "Yield to Pedestrian" signs for vehicles 
turning the corner of the drive thru and on the dlt concrete slab just before 
the raised ramp we have added the words "Yield to Pedestrians" to face cars 
turning the corner. To assist at nighttime, there are pedestrian level lights in 
addition to parking lot lights and building exterior and soffit lighting. 

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

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

Acknowledged. 

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

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

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

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

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

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

This has been incorporated. 

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

In conjunction with other revisions to the site, we have added additional trees 
(coniferous and deciduous) to the perimeter of the rear parking area as well 
as the internal islands. In addition, we are now proposing to retain an 
additional9 trees previously noted for removal. 

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

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

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

These have been removed as requested. 

• appreciate the sustainability features incorporated into the proposed project; 

Thank you. 

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

We reviewed this option and with a limited amount of recovery available the 
cost to implement recovery systems far outweighed the savings. We will not be 
proceeding. 



5217904 

• 

- 5 -

appreciate the proposed upgrade of the existing development; however, does 
not support the scheme for pedestrian traffic crossing a drive-thru lane/exit; 
consider retaining the existing location of the drive-thru and converting the 
proposed drive-thru lane/exit into a landscaped area with additional seating for 
CPTED reasons; 

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

• appreciate the contemporary character of the proposed redevelopment; 

Thank you. 

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

This is a Translink directive and we will have to comply as required. 

• size of the proposed patio is small; 

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

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

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

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

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

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

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

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

Has been incorporated on the revised landscape drawings. 

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

Has been incorporated on the revised landscape drawings. 

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

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

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

Permeable pavers have been added for the parking stall areas in the front 
parking area complete with concrete banding as shown on the site plan. As 
noted on the detail on L2, two colours of pavers are proposed - one for the 
field and one to delineate the parking stall lines. The balance of the front 
parking area is a truck route so we have retained the heavy duty asphalt 
paving. In addition, the loading area has been changed to stamped concrete 
and will match the raised pedestrian connection. 

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

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

• consider relocating "yield to pedestrian" sign northward and adding another 
speed bump on the drive-thru lane before the north west comer to mitigate 
potential risks to pedestrians; and 

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

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

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

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

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

Panel Decision 

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

CARRIED 

Opposed: Tom Parker 



City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 15-696896 

MCDONALD'S RESTAURANTS OF CANADA LTD. 

7120 NO.3 ROAD 

C/0 GRAHAM FANE 
4400 STILL CREEK DRIVE 
BURNABY, BC V5C 6C6 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #5 attached hereto. 

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

5. As a condition ofthe issuance of this Permit, the City is holding the security in the amount of 
$186,307.00 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. · 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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Development Permit 
No. DP 15-696896 

To the Holder: MCDONALD'S RESTAURANTS OF CANADA LTD. 

Property Address: 7120 NO.3 ROAD 

Address: C/0 GRAHAM FANE 
4400 STILL CREEK DRIVE 
BURNABY, BC V5C 6C6 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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ISSUED BY THE COUNCIL THE 
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SITE PLAN PATIO AREA LAYOUT DETAIL 

REAR DOOR LAYOUT DETAIL 
SCALE:1:50{m) 

·- --------··-··-­----- - - --

<! 

/.1 
GLASS PATIO RAILING. 
SEE LANDSCAPE PLAN FOR DETAILS 

4.49 

[1<'-e~·l 
CONC PAD. 

<! 

~i7 

PARKING CALCULATIONS: 
7 STALLS PER 100sq.m OF GLA UP TO 350sq.m, 
9 STALLS FOR EACH ADDITIONAL100sq.m GLA 

DRIVE·THRU 
RESTAURANT AREA· 507.4sq.m 
350sq.m / 100Sq.m • 3.5 
3.Sx7 STALLS:24.5 (25)STALLS 

507 . .Csq.m-350sq.m • 157.4sq.m 
157.4sq.m/1()(15qm ~1.57 

1.57 ~ 9 = 14.16(15)STALLS 

40 SPACES ARE REQUIRED 
50 SPACES ARE PROVIDED 

BICYCLE PARKING CALCULATION: 

'CLASS 1' & 'CLASS 2' SPACES~ 

'CLASS 1': . 
0.27 SPACES PER 100sq.m OF Gl.FA G ER . m 
507.4sq.m-100sq.m•407.-4sq.m 
407.4sq.m/100.q.m '"4.07 
4.07 X 0.27 • 1.09 (:!) SPACES 

'CLASS 2': 
0.4 SPACES PER 100sq.m OF GL.FA GREATER THAN 100Sq.m 
507.4sq.m-100Sq.m =.a7.4sq.m 
407.4sq.m / 100:sq.m U..07 
4.07XD.4 = 1.63 ( 2) SPACES 

2 'CLASS 1' BICYCLE PARKING REQUIRED 
2 'CLASS 2' BICYCLE PARKING REQUIRED 

LOADING SPACE REQUIREMENT 
5011o 1860 sq.m GLFA- 1 MEDIUM SIZE 
MINIMUM DIMENSIONS l9.1 x W3.0 x H3.8m 

ALL SITE FEATURES ARE EXISTING UNLESS 
OTHERWISE NOTED. 

THESE DRAWINGS ARE COMPILED FROM 
INFORMATION SUPPLIED BY McDONALD'S AND 
SHAll BE SITE VERIFIED BY CONTRACTOR AT BID 
TIME. 

CONTRACTOR SHALL VERIFY AU SITE 
CONDITIONS PERTINENT TO WORK BEING 
PERFORMED, PRIOR TO STARTING 
CONSTRUCTION, AND REPORT ANY 
DISCREPANCIES OR VARIANCES TO PROJECT 
MANAGER. 

CONTRACTOR SHALL VERIFY All DIMENSIONS 
PRIOR TO CONSTRUCTION AND BE RESPONSIBLE 
FOR SAME. 

All WORK SHALL CONFORM TO THE 
REQUIREMENTS OF LOCAL CODES. 

CONTRACTOR SHALL MAKE GOOD All EXISTING 
CONDITIONS THAT ARE DISTURBED BY NEW 
WORK. 

CONTRACTOR SHALL BE RESPONSIBLE FOR ANY 
REPAIRS OR RELOCATION ASSOCIA TEO WITH 
CURB/ASP HAL T/CONC. BASE WORK. 

LOT 21 SECTION 16 BLOCK 4 NORTH RANGE 6 WEST 
N'EWWESTMINSTER DISTRICT 

t 
I 

D CONCRETE SURFACE 

[ = = J HEAVY DUTY ASPHA.L l 

DASPHALT 

McDonald's Restaurants 
of Canada ltd. 

4400 Still Creek Drive 
Burnaby, BC 
VSC6C6 

Tel: 604-294-2181 

IBIGROUP 

I 8 I 
308 • 30 Eglinton Avenue West 
Misslssauga ON LSR 3E7 Canada 
tel 905 890 3550 tax 905 890 7081 
lblgroup.com 

610001- NO.3 ROAD 

McDONALD'S RESTAURANTS 
OF CANADA LIMITED 

SITE PLAN 

96 
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16 STOREY APARTMENT BUILDING 

22 23 

ASP~ 

" 

BENNETT ROAD 
_____ CfN_IEfi!:!_NL ______ _ 

fLOOR ELEVATION; 2.25m 

24 

SECTION A-A' 
N.T.S. 

RESI ENTIAL 

WOOD FENCE 
SEE LANDSCAPE PLAN 

FOR DETAILS) 

RETAINING WALl TO BE 
DESIGNED BY OTHERS 

ADJACENT 
PROPERTY 

r--:----=------------1--"'-'-"C..:.::=----------+--__:::=c:_---j ~-TA-ND-IN-G-IN_A_ND ~~~F~~~NR~LVI~~~N~~R8R11~S~O~~LUMBIA, 
HEREBY CERTIFY THAT THE WORKS IN HEREIN SET OUT ON 
THE ATTACHED DRAWINGS HAVE BEEN DESIGNED TO GOOD 
ENGINEERING PRACTICE AND IN COMPUANCE WITH THE 
TOWNSHIP OF LANGLEY SUBDIVISION AND DEVELOPMENT 
CONTROL BYLAW, EXCEPT AS NOTED BELOW • 

'~""~-· o!Ganad•Ud 

4400Slli1Creel<L::me 
• B\Mnoby,SC 
'X~ 

~Te!6()4..294-21S1 ~I 
IBI GROUP 
400- Kensington House, 
1167 Kensington Cres NW 
Calgary AB T2N 1X7 Canada 
tel 403 270 5600 fax 403 270 5610 EXCEPTION&'-----------

5 STOREY PARKAD£ 

25 

1.95 

'·· .4 

I' 

26 

'<;;. 11.90 !11 ~ 

o[ o 

t'·" " ~ 

CONCRETE CURB 

- - - - CONSTRUCTION BOUNDARY 

SILT FENCE 

HYDRANT ... EXISTING 

~ VALVE EXISTING 

~ST MH STORM MANHOLE (TYPE 5A) 0 EXISTING 

IQ]ca CATCH BASIN o EXISTING 

Qs,.. SANITARY MANHOLE (TYPE 5A)G EXISTING 

DESIGN ELEVATION x(Q.ClOO) EXISTING ELEVATION 
TC: TOP OF CURB 
BC: BOTTOM OF CURB 

PROPOSED UGHT STANDARD ¢- EXISTING 

fj EXISTING IRRIGATION 

HANDICAPPED PARKING 

OVERLAND DRAINAGE DIRECTION 

-~- - DRAINAGE DIVIDE 

REMOVAL SYMBOlS 

CONCRETE 

LANDSCAPED AREA 
(SEE l1 AND L2 BY 181 GROUP) 

DISCLAIMD 1 
THE POSITION OF POLE UNES, CONDUITS, WAlERMAINS, SEWERS, AND OTHER 
UNDERGROUND AND ABOVE GROUND UTIUTIES AND STRUCWRES IS NOT 
NECESSARILY SHOWN ON THE CONTRACT DRAWINGS, AND WHERE SHOWN, THE 
ACCURACY OF THE POSITION IS NOT GUARANTEED. BEFORE STARTING WORK, THE 
CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF All SUCH UTIUTIES 
AND STRUCWRES AND SHALL ASSUME All UABIUlY FOR DAMAGE TO THEM. 

.-------------------------------~ 

2 2 2016 
PLA-t-l ~ tJ1 



BENNETT 

DELIVERY TRUCK 

SCALE: N T.S. 

FORD250DT 

SCALE: N.T.S. 

!; 
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ll 
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R 0 A D 

91' 

PROPOSED 
McDONALD'S 
RESTAURANT 

507.4 SM. 
(5,462 SF.) 
99 SEATS 

BENNET 

GARBAGE TRUCK 

SCALE: N.T.S. 

OQ 

81.504 

PICK-UP TRUCK 3 WAY INTERSECTION 

SCALE: N.T.S. 

R 0 A D 

PROPOSED 
McDONALD'S 
RESTAURANT 

507.<1 SM. 
(5,<162 SF.} 
99 SEATS 

19.123 19.120 

KEY MAP- N.T.S. 

696 6 

NOV 2 2 2016 

ON REVISED AS PER CITY COMMENTS 
BY DESCRIPTION 

REVISIONS 

McDonald's Restaurants 
of Canada Ltd. 

4400 Still Creek Drive 
Burnaby, BC 
VSC 6C6 

Tel: 604·294-2181 

IBIGROUP 

I 8 I 
308 - 30 Egllnton Avenue West 
Mississauga ON LSR 3E7 Canada 
tel 905 890 3550 fax 905 690 7081 
ibigroup.com 

610001 -NO.3 ROAD 

McDONALD'S RESTAURANTS 
OF CANADA LIMITED 

7120 NO. 3 ROAD 
RICHMOND, B.C. 

VEHICLE TURNING PLAN 

O::SIGNEO BY: 
DRAWN BY: 
CHECKED BY: 
DATE: 

TW SCALE: 
ON DRAFT PlAN#: 
TW FILE NUMBER: 

2015 0217 SHEET NUMBER 

AS NOTED 

34715 
TR1 

FllE:.I"\M715_!1c!l_No:Ftoodl590"'wirg•l59~ent04715o.<lwgl.AYOUT;truCI; 
lAST SAVED 8Y:Danl<lrlilmosnlal<, WodOOS<Ioy, HCA~omb" 16.2016 !l-14.26AM PLOTIEO SY:Oaooel !llal!isnloK W~dnftod>y, Novm\beT 1f,20161050"18AM 
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NOV 2 2 2016 
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I 8 I 

DESCRIPTION 

REVISIONS 

McDonald's Restaurants 
of Canada Ltd. 

4400 Still Creek Drive 

;s ~~~~~6 sc 
~ Tel: 604-294-2181 

IBIGROUP 
308 • 30 Eglinton Avenue West 
Mississauga ON LSR 3E7 Canada 
tel 905 890 3550 fax 905 890 7081 
ibigroup.com 

610001- NO.3 ROAD 

McDONALD'S RESTAURANTS 
OF CANADA LIMITED 

7120 NO.3 ROAD 
RICHMOND, B.C. 

WHEELCHAIR CIRCULATION ROUTE 

DESIGNED BY: 
DRAWN BY: 
CHECKED BY: 
DATE: 

TW SCALE: 
ON DRAFT PLAN#: 
TW FILE NUMBER: 

20161026 SHEET NUMBER 

AS NOTED 
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PROPOSEO 
McDONALD'S 

'RESTAURANT 
507..4 SM. 

{5,462 SF.) 
99 SEATS r-1 

$~-~:~~~:!?.LR_?.'f I 

TR'EE RETENTION DETAIL 
SEE ARBORIST REPORT FOR TREE DETAILS AND DATA 
TREE REPLACEMENT DESIGN SPECIFIED BY PROJECT LANDSCAPE ARCHITECT 

1REE MANAGEMENT IN PROJECT: 

• denotes RETENTION tree (protection measures req uired). 

X denotes REMOVAL tree (permit may be required). 

® denotes HIGH RISK REMOVAL tree (permit may b e required). 

@ denotes OFF-SITE tree (see report for treatment). 

+ denotes NON-BYLAW undersize tree (as measured by arborist). 

1REE PROTECTION SPECIFICATIONS: 

(\denotes CROWN PROTECTION ZONE - CPZ (dripline extents) ----c- denotes TREE ROOT PROTECITON ZONE • RPZ 
a lignment for BARRIERS. Street tree protection to 0.6m from curb, 
0.3m from sidewalk and to drip line extents. 

----·-- --·---------.. denotes WORKING SPACE SETBACK (WSS) 1.5m offset from RPZ 
PLAN NOTES:' 

i 

0 ,, --
TPZ FOR TREES 30 TO 34: 
RPZ TO BE 0.5M OUTSIDE OF EXISTING 
PARKING/DRIVEWAY CURB. DESIGN 
CHANGES ARE REQUIRED TO ENABLE 
RETENTION. 
REDUCED SETBACKS MAY BE ABLE TO BE 

' - " ;1~7- - TPZ FOR TREES 36. 38. 39. 40 and 42: 
~.-. --- --· -·~ --

. ADJUSTED SMALLER, SUBJECT TO REVIEW 
" ---·-- AND RE-ASSESSMENT WHILE UNDERTAKING 
-~.- OUR SUPERVISION DURING DEMOLITION. LIMITS _-· -~ =-· RPZ TO BE ALIGNED WITH THE EXISTING 

L . .,:;7_--~ •• -"e' ..._. PARKING/DRIVEWAY CURB. 

lllflllllrllllU 1r I I 
s '::-J 

TREES 44, 46 AND 48: 
TREES TO BE RETAINED SUBJECT TO FURTHER 
DETAILED ASSESSMENT BY PROJECT ARBOR/ST. 
TPZ ALIGNED TO NEW DRIVEWAY TO NORTH. 

I 

p ~.15-
SCALE 1:400 
0 5 

--------------~-----
TREE PROTECTION BARRIER DErAIL - SAMPLE: 
FENC ES M UST EXCEED M UNICIPAL STANDARDS 
NOT TO SCALE PLASTIC SNOW FENCE FIRMLY A FFIXED TO WOOD FENCE 

2X4 (min) WOOD POST 

TREE PROTECTION ZONE RESTRICTIONS: 

RESTRICTIONS IN TP.Z: 
See Arborist Report for further details. Any construction related work within a CPZ and/or within !.Om of a RPZ 
requires advance approval from the project orborist. and m ay require on-site direct ion or supervision from the 
project orborisl. General restrict ions in the TPZ ore as follows: 

• No soil disturbance (surface or to any depth) includ ing; trenching, stripping of over-burden . 
excavation, fill p lacement. etc .. 

• No storage of soil, spoil. gravel, construction materials, waste materials. etc .• 
• No waste or washing of concrete, stucco. drywall. point. or other potentially harmful materials. 
• No passage or operation of vehicles or equipment. 
• No placement ot temporary structures or services, 
• No affixing lights, signs, cables or any other device to re tained trees. 
• No unauthorized pruning or cutting of retained trees. 

RE: CITY REQUESTED RETENTIO N OF 27, 44,46 AND 48 

INITIAL SUBMISSION 

COMMENTS 

TREE MANAGEMENT DRAWING 

~0 ARBORTECH 
PROJECT: MCDONALDS REDEVELOPMENT 

ADDRESS: 7120 NO 3 RD RICHMOND BC 
·\ < l l; I ~ l) ll I' or as specified by project arborist for MANAGED WORK ACTIVITIES 

with Projec t Arborist coordination and supervision. 
Hi~ p!on l;i ~on <.ir(rt.'ing~ suppl:c<i b)l rhe r,tolfJc1 SurveY¢' l&CLSI. l;;ng!t>e<!t II' EI"VI onc:t/ot DeWgn 
rrot~Sio:K:Jb. Ond a. pro..,t<Jt.-d IC#' cor" ext Of •l't' 05 i11Cf.O!¢~ 10 !he l)l(ltlriing end irt1;.}l.en~r.l ir'19 ltlO 
rnonagfJmcnt or c:Q;ting 1rt.'o::rs.. Ttis plan d oos not wanant Qf c.Grlify tho accurocy ol locu Jiom o f luolur~ 01 
dlrnon>lom !hetrof. Refe-r lo the o rfgnol cta.Mr,g5 lrom ~~ prolossionals 101 th~Y.>e purprncs. 

CONSULTING 
SUITE 145 -12051 HORSESHO E WAY. RIC HMOND. BC V7A 4V4 p 604 275 3484 

CLIENT: IBI GROUP 

ACL FILE: 16330 SHEET: 1 OF 2 
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McDonald's PLANT LIST 

Magnoliastellata 'PmkStardus~ 

CJ Cercodiphyllumjaponicum 

Cerc•d•phyllumJaponicum 

Ptnussylvestris 

1m Taxuscuspidata"EmeraldSpreader' ,. 
hb Heuchera'BiackBeaul)" 

au ArctostaphylosuvaursoVancouverJade 

ca Calamagrostisacutrtlara'KariFaersler' 

pah PenniS<ltumalopecumlde'Hameln' 

BENNETT ROAD 

PmkSiardustMagnol;, 

SunburstHoneylocust 

Krasav~saMoskl'yCommonlllac 

Longleaf Mahon•• 

Emerald Spreader Yew 

BlaekBeautyCoraiBells 

Salal (source to be CFIA cert•~ed) 

Bearberry 

20gal 

20gal 

3gal 

3gal 

3gal 

2gal 

tgal 

tgal 

3gal 

1gal 

2gal 

2gal 

(m) (m) (m) 

"' 
" 

" " '" '·' '·' " 

LANDSCAPE NOTES: 

1. INSTALL ALL PLANT MATERIAL TO MUNICIPAL STANDARDS. PROVIDE AND INSTALL ALL 
PLANT MATERIAL IN ACCORDANCE VV'ITH BCLSAIBCNLA LANDSCAPE STANDARDS ·lATEST 
EDITION. AREA OF SEARCH: BRillSH COLUMBIA, WASHINGTON AND OREGON. PROVIDE 
DISEASE AND PEST-FREE PLANTiv'tATERIAL FROIIII CERTIFIED NURSERIES. PROVIDE 
GUARANTEE OF CERTIFlCAllON. ALL PLANT MATERIAL TO BE IRRIGATED WITH AN 
AUTOI\IIAllC IRRIGATlON SYSTEM- BY OTHERS. 

2. COMPLETE ALL IJ\oORK TO THE SATlSFACTION OF THE lANDSCAPE ARCHITECT, 
3. REPORT ANY CHANGES, DISCREPANCIES OR SUBSTITUTIONS TO THE LANDSCAPE 

ARCHITECT FOR REVIEW. OBTAIN APPROVAL FROM THE 
LANDSCAPE ARCHITECT BEFORE PROCEEDING. 

4. IT IS THE CONTRACTOR'S RESPONSIBILITY TO DETERMINE EXISTING SERVICE LOCATIONS. 
5. EXACT LOCATIONS OF PLANT MATERIAL VV1LL BE DETERMINED BY PLACEMENT OF SITE 

SERVICES SUCH AS HYDRO VAULTS, METERS, 
UTILlTIES ROOF RAIN WATER LEADERS, DRIVEWAYS, LlGHT STANDARDS, ETC. 

6. ALL Pl.ANTMATERIAL LOCAllONS TO BE STAKED OR MARKED OUT AND APPROVED BY 
lANDSCAPE ARCHITECT PRIOR TO INSTALLATION, 

7. SUPPLY ALL PLANT MATERIAL IN ACCORDANCEVV1TH 
THE CANADIAN STANDARDS FOR NURSERY STOCK 
LATEST EDITION. INSTALL Pl.ANTMATERIAL 
ACCORDING TO DETAILS SHOWN. 

9. DISTURBED SOIL AREAS AROUND TREES AND SHRUBS ARE TO BE COVERED VV'ITH 
SHREDDED CONIFER BARK MULCH SUCH AS 
'CANADA RED' OR 'GRD-BARK' SPM MULCH, OR APPROVED EQUIVALENT. ALTERNATIVE 
MULCHES MUST BE APPROVED BY THE 
LANDSCAPE ARCHITECT. 

10. CONTRACTOR TO UTILIZE LAYOUT DIMENSIONS \AtHERE PROVIDED. 
11. PROVIDE PLANTING BED AREA AS NOTED ON TtlE DRAVV1NG OR TO ACCOMMODATE 

MATURE SIZE OF PLANT MATERIAL. 
12. ALL SUPPORT SYSTEMS MUST BE REMOVED BY THE CONTRACTOR AT TIME OF FINAL 

ACCEPTANCE. NO EX1RAS \I\IILL BE PAID TO COMPLETE THIS \t\ORK. 
13. SUPPLY AND PLACE TOPSOlL IN ACCORDANCE VV1TH DBSS 2013 751 TO A MINIMUM DEPTH 

OF 150mm UNLESS OTHERWISE SPECIFIED. 
14. SUPPLY AND PLACE SOD IN ACCORDANCE VV1TH DBSS 2013 751/757 UNLESS OTHERVV1SE 

SPECIFIED. 
15. SUPPLY AND PLACE SEED IN ACCORDANCE WITH DBSS 2013 757 UNLESS OTHERVV1SE 

SPECIFIED. ALL 5:1 OR GREATER SLOPES TO BE SEEDED WITH TACIFIER. CONTRACTOR TO 
PROVIDE NECESSARY EROSION CONTROL PROTECTION AS REQUIRED TO ENSURE SOIL 
STABILIZATION AND PROPER SEED GERMINATION. 

16. ALL DIMENSIONS IN METRES UNLESS OTHERVV1SE NOTED. 
17.1F DISCREPANCIES ARISE BElVVEEN PLANT MATERIAL COUNT SHOWN ON DRAWNG AND 

PLANT LIST, THE DRAWNG SHALL BE CONSIDERED CORRECT. 
18. CONTRACTOR TO PROVIDE MINIMUM 1WO {2) YEAR WARRANTY FROM DATE ACCEPTED 

ON ALL WORK UNLESS OTHERWISE SPECIFIED. 
19. ANY SITE PLAN OR GRADING AND SERVICING SHOWN IS FOR INFORMATION ONLY. REFER 

TO APPROVED DRAVVINGS. 
20. NOT FOR CONSTRUCTION UNLESS STAMPED, SIGNED AND DATED BY LANDSCAPE 

ARCHITECT. 
21. DRA\t\'INGS NOT TO BE REPRODUCED WTHOUTWRITIEN CONSENT FROM LANDSCAPE 

ARCHITECT. 
22. APPROVAL OF LANDSCAPE PLAN TO BE OBTAINED FROM MUNICIPALITY. 
23. FOR GRADING AND SERVICING INFORMATION REFER TO THE CONSULTING ENGINEER'S 

DRA\t\'INGS. 
24. FOR LIGHTING INFORMATION AND PO\NER DlSTRIBUTION REFER TO THE ELECTRICAL 

CONSULTANTS DRAVIIINGS. 
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LANDSCAPE PLAN 



FIGURE 8. ARBOR NOTES· 

~~· 
FOLD ENDS OF AABORTlE 
BACK. SECURE TO STAKE 
WITH 1"GALVANIZED 
ROOFING NAJL OR USE A 
KNOT. 

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

ELEVATION 

4 0.9m & 1.8m HEIGH WOOD PRIVACY FENCE 
LP2 N.T.S. 

NOTES: 

PRUNE ONLY INJURED OR INFECTED 
BRANCHES. REMOVE ALL NURSERY 

1. SOIL MIXTURE: FOUR (4) PAR1S NATIVE SOIL, ONE (1) PART WELL ROTTED COMPOST. 
2. SAUCER SHALL BE SOAKED WITH WATER AND MULCHED IMMEDIATELY FOLLOWING PLANTING, 
3.ALL DIMENSIONS ARE IN mm. 
4.1N POORLY DRAINED SOILS PLANT SHRUB SUGHTLYHIGHER 1HAN ADJACENT GRADE. 
5. ALL PLANTS TO BE STRAIGHT AND PLANTED VERTICAI.-\..Y REGARDLESS OF SLOPE. 

2 BALLED AND BURLAPPED/POTIED SHRUB 
LP2 N.T.S. 

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

2. SAUCER SHALL BE SOAKED wm-1 WATER AND MULCHED IMMEDIATELY 
FOLLOWING PLANTING. 

3. ALL DIMENSIONS ARE IN mm. 
4. CUT AND REMOVE CONTAINER. SCARIFY ROOTBALL SIDES. 
5. ALL PLANTS TO BE STRAIGHT AND PLANTED VERTlCALL Y REGARDLESS OF 

SLOPE. 

3 CONTAINER GROWN PERENNIAL/GRASS 
LP2 N.T.S. 

EXISTING fD PROPOSED 
RESIDENTIAL fl._ DEVELOPMENT 

I 

CONCRETE FOOTING 

SECTION 

CONTRACTOR SHALL PROVIDE 75mm 
MULCH FOR ALL PERENNIALS 
EXCEPT GROUNDCOVERS UNLESS 
SPECIAED OTHERWISE. 

5 PERMEABLE PAVERS WITH CONCRETE BAND 
LP2 N.T.S. 

FLUSH CONCRETE 'CURB' - 150mm WIDE 

32MPa@ 28 DAYS WITH 5-7% AIR ENTRAINMENT; 

PROVIDE 2-10M HORIZONTAL BARS. 

30Dmm 19mm CLEAR LIMESTONE 

300mm SOmm CLEAR LIMESTONE 

DEPTH TO BE CONFIRMED BY ON-SITE 

BY GEO·TECHNICAL ENGINEER TO SUPPORT 

VEHICULAR LOADING. 

FILTER FABRIC· TERRAFIX 27DR 

OR APPROVED EQUIVALENT. 

O!WfiLLEA'IE 

I 8 I 

McDonald's Restaurants 
of Canada Ltd. 

Tel: 604-294-2181 

IBIGROUP 
308 - 30 Eglinton Avenue West 
Mississauga ON L5R 3E7 Canada 
tel 905 890 3550 fax 905 890 7081 
ibigroup.com 

61001- NO.3 ROAD 

McDONALD'S RESTAURANTS 
OF CANADA LIMITED 

LANDSCAPE DETAILS 



i.,. z· 
L 

Source: Dura Bike Locker 
Model DL2 

1 BIKE STORAGE LOCKER DETAIL- WATERPROOF DURA LOCKER GREY OR EQUIV. 
LP3 N.T.S. 

Patio 

WTomp"o~P~t Glass 

0 
Stanchio o 

Plan View 

Steel Stanchion 
Typical Installation 

rPatio Post 

%"Tempered 
Glass 

Typical 36" Windscreen Elevation 
(posts higher than glass) 

3 36" PATIO RAIL W/ ALUMINUM POSTS & 1/2" CLEAR TEMPERED GLASS 
LP3 N.T.S. 

2 CORA 6 RING BIKE RACK MCDONALD'S STANDARD IN MCDONALD'S RED 
LP3 N.T.S. 

4 PIECE/SET 

APPROX. WEIGHT 
400 LBS/SET 

4 TREE GRATE BY DOBNEY FOUNDRY LTD. 
LP3 N.T.S. 

NO. 
SP-72 

DP 

t 

McDonald's Restaurants 
of Canada Ltd. 

Tf!l: 604-294-2181 

181 GROUP 
308- 30 Eglinton Avenue West 
Mississauga ON L5R 3E7 Canada 
tel905 890 3550 fax 905 890 7081 
ibigroup.com 

61001- NO.3 ROAD 

McDONALD'S RESTAURANTS 
OF CANADA LIMITED 

LANDSCAPE DETAILS 
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Luminaire Schedule 
Symbol Qty Label Arrangement ! Lumens LLF Description Watts 

Calculation Summary 
Label I CalcType I Units i Avg Max Min Avg/Min Max/Min 
Boundary I Illuminance I Fe i 0.14 1.3 0.0 N.A. N.A. 
CalcPts 1 I Illuminance ! Fe I 3.13 8.1 I o.9 I 3.48 I 9.oo 

o. o 'o. o 'a . o 'o. Q ':1. : 'o . 1 'o. 1 'o. 1 'o. 1 'o. 1 'o. 1 ~:r . 1 'o . 1 'o. 1 'o. 1 'o. 1 'o . o "o.o 'o . o '1) . 0 'b. ro 'o . o 

DP 

NOTES: 
1. Luminaires mounted at 28' AFG. 
2. Calculation points are set on a 1 0' x 1 0' grid. 
3. Maintained light levels are shown at grade. 
4. LMF based on light levels at 50,000 hours operating in an 

average annual ambient temperature of 10 degrees celsius. 

Illumination results shown on this lighting design are based on project parameters 
prov ided to Cree Canada used in conjunction with lumina ire test procedures 
conducted under laboratory conditions. Actual project condit ions differing from 
these design param eters may affect field results. The customer is responsible 
for verifying com pliance with any applicable electrical, lighting, or energy code. 
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NON-DRIVE THRU ELEVATION 
SCALE; 3/16" = 1'- Q" 

FRONT ELEVATION 
SCALE; 3/16" = 1'- 0" 

0 

I 

KEY NOTES 

B =~ ~~~~:~ M:rAJ;HI~EL SYSTEM - COLOUR MATCH 

~ ~~'6 ~~C~~ilN~~~· PANEL SYSTEM - COLOUR MATCH 

~ NOT USEO 

EJ ~~ ~-1~~z~~~;ANEL SYSTEM - coLOUR MATCH 

EJ ~~'6 ~~-~~~-~~:;. PANEL SYSTEM - COLOUR MATCH 

PRERNISHEO ANODIZED ALUMINUM OPEN FACE METAL B DOWNSPOUT AND SCUPPER W/ DE-ICING HEAT CABLE - SEE 
ELECTRICAL 

§] ~~~.J: -~~~~;6GE SERIES - COLOUR; "ONYX" 

§I ~~~.J: -~~~~;6GE SERIES - COLOUR "DOVER GREY" 

0 :T~~~gL~~~~W ~~tftJO.\'fTER~AINT DOOR & FRAIME TO 

~ AUTOMATIC DOOR OPERATOR 

§] COr FILL BOX 
002 

El ~g~gu:O~~~~~C~~N~R~W=~~~~~7ED TO MATCH 

E) GREASE INTERCEPTOR PORT - SEE 1 /P500 

~ UGHT FIXTURE - SEE ELECTRICAL 

0 METAL FASCIA COLOUR RCHARCOAL GREY" 

§I ~fci~/~~~-~~~~UR TO MATCH VICWEST METAL PANEL 

EJ ~f~~.r~:_;~~~R TO MATCH VICWEST METAL PANEL 

§] ~~MF~~~~~~ TO MATCH >1CWEST METAL PANEL 

0 
I 

2 - 6 T~SN $ 

EJ ~t~E~RI~~CHANICAL LOUVER - COLOUR TO MATCH 

~ INSUlATED OVERHEAD DOOR - UGHT BROWN 

~ ~o:l~'tsBOUARD W/ SUREGUARD BOllARD SHIELD - SEE 

(RMHC) COIN COllECTOR 

El ~ ~~af!?~g~7~ TO ORDER 

0 McDONALD'S SIGNAGE BY OTHERS - UNDER SEPARATE PERMIT 

EJ ~~~ ~L~R~%-w/;.RERNISHED ELECTROSTATIC COATING TO 

E) SPRINKLER STANDPIPE, SIAMESE CONNECTION 

§2] 'PACIFIC ASHLAR' THIN STONE 

[§] 'PACIFIC ASHLAR' FULL BED 

~ EXTERIOR WINDOW ASSEMBLY - SEE SHEET A600 

~~ ., 
i:; 

~3~ 
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$ T /PARAPET 0 GARAGE 
EL..£V. 15 -0 

DRIVE THRU ELEVATION 
3/16"=1 '-0" 

@ REAR ELEVATION 
3/16"=1'-0" 

I 

KEY NOTES 

~ ~~~~~ ~~~~~NT M_:r~H~EL SYSTEM - COLOUR MATCH 

§I ~~~i~ ~~.C~~N~~~~ PANEL SYSTEM - COLOUR MATCH 

~NOT USED 

B ~:~ ~r;.;.t ~~z~~~~f-NEL SYSTEM - coLOUR MATCH 

~ ~~~~ ~~3~~~~-~~~· PANEL SYSTEM - COLOUR MATCH 

PREFINISHEO ANODIZEC ALUMINUM OPEN FACE METAL B DOWNSPOUT AND SCUPPER W/ DE-ICING HEAT CABLE - SEE 
ELECTRICAL 

E) ~~~~,~~~~6GE SERIES - COLOUR: "oNYX• 

§I ~~~J;·~~~~GE SERIES - COLOUR "DOVER GREY" 

0 :r~~~gl~~~~W A~~tf~o~:n:Rt~AINT DOOR & FRAME TO 

~ AUTOMATIC DOOR OPERATOR 

~ C02 FILL BOX 
C02 

I 

§] ~g~gU~O~~~uNJ~c~~~N~R~W:~E.;c~T~;7ED TO MATCH 

~ GREASE INTERCEPTOR PORT - SEE 1/PSOO 

[_iJ UGHT FlXTURE - SEE ELECTRICAL 

0 METAL FASCIA COLOUR "CHARCOAL GREY" 

§] ~;r~MF~~6~~-~~~~UR TO MATCH VlCWEST METAL PANEL 

§] ~~~.r~~~-~~~~R TO MATCH VlCWEST METAL PANEL 

§] =~.r~~~~~~ TO MATCH VlCWEST METAL PANEL 

0 

I 

EJ ~~rt~~E~RI~~CHANICAL LOUVER - COLOUR TO MATCH 

~ INSULATED OVERHEAD DOOR - UGHT BROWN 

EJ ~ELD~~tsBOLLARO W/ SUREGUARO BOLLARD SHIELD - SEE 

(RMHC) COIN COULECTOR 

EJ ~~ ~~~8°!~~~~7~ TO ORDER 

0 McDONALD'S SIGNAGE BY OTHERS - UNDER SEPARATE PERMIT 

~ ~~~ c:'L~R~%-W~6-REFINISHEO ELECTROSTATIC COATING TO 

~ SPRINKLER STANDPIPE, SIAMESE CONNECTION 

~ 'PACIFIC ASHLAR' THIN STONE 

§] 'PACIFIC ASHLAR' FULL BED 

EJ EXTERIOR WINDOW ASSEMBLY - SEE SHEET A600 
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KEY NOTES 
§] ~~~~ ~~:~~NT M_:r~H~EL SYSTEM - COLOUR MATCH 

§I ~~~~ ~~C~~~~:;\-. PANEL SYSTEM - COLOUR MATCH 

I 

CHARACTERS AND 3/4" STROKE. 
SUPPUED & INSTAllED BY G.C. 

MF2 

AL5 AL2 

I 
XXXX E E 

y lffi 
1/ 

\ 
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BUILOJNG ADDRESS 6"~. j 
CHARACTERS AND 3/4" 
STROKE BY G.C. 

§] AUTOMATIC DOOR OPERATOR 

~ COl FlU. BOX 
C02 

~ 
I I I 

I 

I I I 

§]- §J EjJ 

I 

I 
I AL4 

~NOT USED El ~~U~O~~~u":"!-c~~N;ROW:~~c~~~7ED TO MATCH 

B ~~ ~ffi'~z~:r~&ANEL SYSTEM - coLouR MATCH 

~ ~~~ ~-3~~~~-~~~· PANEL SYSTEM - COLOUR MATCH 

PRERNISHED ANODIZED ALUMINUM OPEN FACE METAL B DOWNSPOUT AND SCUPPER W/ DE-ICING HEAT CABLE - SEE 
ELECTRICAL 

~ ~~~~ ·~~~;bGE SERIES - COLOUR: "ONYX" 

§] ~~~~-~~~;bGE SERIES - COLOUR "DOVER GREY" 

0 ~\~~~gL~z~~W ~~t5JO~~R~AJNT DOOR & FRAME TO 

B GREASE INTERCEPTOR PORT - SEE 1 /PSOO 

GJ UGHT FIXTURE - SEE ELECTRICAL 

0 METAL FASCIA COLOUR "CHARCOAL GREY" 

§I =MF~g~-~~~~UR TO MATCH V1CWEST METAL PANEL 

§I =MF~~ -~~~~R TO MATCH VICWEST METAL PANEL 

§I =MF~~~~~ TO MATCH VICWEST METAL PANEL 
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INSULATED METAL PANEL\ lzf 
[GJ-

= 

El :~6i!~~RI~~CHANICAL LOUVER - COLOUR TO MATCH 

~ INSULATED OVERHEAD DOOR - UGHT BROWN 

§] ~ELD:I~isBOULARO W/ SUREGUARD BOULARD SHIELD - SEE 

(RMHC) COIN COU£CTOR 

El gm_ ~~r;ref!~~7~ TO ORDER 

0 McDONALD'S SIGNAGE BY OTHERS - UNDER SEPARATE PERMrT 

EJ ~~~ C~L~R~~!~ri-RERNISHED ELECTROSTATIC COATING TO 

~ SPRINKLER STANDPIPE, SIAMESE CONNECTION 

~ 'PACIFIC ASHLAR' THIN STONE 

~ 'PACIFIC ASHLAR' FULL BED 

EJ EXTERIOR WINDOW ASSEMBLY - SEE SHEET A60D 
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KEY NOTES 
~ ~~~ ~~c~::rNT M_:r~H:;EL SYSTEM - COLOUR MATCH 

§] ~~~ ~~.C~:6N~~~· PANEL SYSTEM - COLOUR MATCH 

§] NOT USED 

B ~~~ ~~.1 ~~z~:'"~~f-NEL SYSTEM - coLouR MATCH 

~ ~~~~ ~~.3~~~~-~~~· PANEL SYSIDA - COLOUR MATCH 

PREF!NISHED ANODIZED ALUMINUM OPEN FACE METAL B DOWNSPOUT AND SCUPPER W/ DE-ICING HEAT CABLE - SEE 
ELECTRICAL 

~ ~~~~ -~~~~6GE SERIES - COLOUR: "ONYX" 

El ~~~~ ·~~~~GE SERIES - COLOUR "DOVER GREY" 

0 ~~\;'~gL~~~~W~~&JO~'hRJ.<JNT DOOR & FRAME TO 

E) AUTOMATIC DOOR OPERATOR 

E] C02 FlU. BOX 
C02 

§] ~g~gU~O~~~uNJ~c~~N~R~W=~E.ic~~;7ED TO MATCH 

EJ GREASE INTERCEPTOR PORT - SEE 1/P500 

~ UGHT FIXTURE - SEE ELECTRICAL 

~ MEfAL FASCIA COLOUR "CHARCOAL GREY" 

§} ~MF~~~-~~~~UR TO MATCH VICWEST MEfAL PANEL 

EJ ~MF~~ _;~~~R TO MATCH VlCWEST MEfAL PANEL 

B ~MF~~~~ TO MATCH ~CWEST METAL PANEL 

~ ~~ifc~~E~R~~~CHANICAL LOWER - COLOUR TO MATCH 

~ INSULATED OVERHEAD DOOR - UGHT BROWN 

~ ~EL0:/~!f:sBOLLARD W/ SUREGUAAD BOLLARD SHIELD - SEE 

(RMHC) COIN COLLECTOR 

El ~~ ~~'is~!~~g~7~ TO ORDER 

0 McDONALD'S SIGNAGE BY OTHERS - UNDER SEPAAATE PERMIT 

EJ ~~~ C~L~~%-W~6-REF1NISHED ELECTROSTATIC COATING TO 

~ SPRINKLER STANDPIPE. SIAMESE CONNECTION 

~ 'PACIFIC ASHLAR' TliiN STONE 

§] 'PACIFIC ASHLAR' FUll. BED 

~ EXTERIOR WINDOW ASSEMBLY - SEE SHEET A600 
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RElDEE<AifJ[N CEILING PLAN 
3/16"=1'- o" 

ROOFING SYSTEM 
N.T.S. 

METAL FASTENER 
PLATE W/ FASTENERS 
@ 12" o.c. 

SINGLE-PLY TPO MEMBRANE 
SHEET MECH. FASTENED W/ 
5 1/2" OVERLAP W/ MIN. 1 

'-. 1 /2" HOT AJR WELO 

"-ROOF DECK 

ROOFING SYSTEM 
1. MANUFACTURERS AND PRODUCTS: 

A CARLISLE SYNTEC, INC. SURE-WELD TPO ROOFING SYSTEM 
B. JOHNS MANVILLE ULTRAGARD SRT -60 
C. FIRESTONE ULTRAPLY TPO 

NO SUBSTITUTIONS AI I OWED 

2. SPECIFIED ROOFING SYSTEMS (AS SHOWN): 

HEAT-WELDABLE SINGLE-PLY 60 MIL TPO ROOFlNG SYSTEM, 
INSTALLED OVER RIGID INSULATION ON WOOD ROOF DECK HAVING 
A SLOPE OF 1/4"/FT. MATERIALS ·sHALL BE AS FOLLOWS: 

A TPO ROOFING SYSlEM AS MANUFACTURED BY ONE OF THE 
MANUFACTURERS LISTED ABOVE TO COMPLY WITH ASTM 
D-6878, AND FMG 1-90 FOR WIND UPLIFT. 

B. FASTENERS: METAL FASTENERS AND PlATES AS PER 
MANUFACTURER. 

C. ACCESSORIES: PRE-FABRICATED CURBS, FlASHING, CORNERS, 
TERMINATION B.A.RS, PIPE FlASHING, VENT FlASHING ETC. AS 
PER MANUFACTURER. 

3. WALKWAYS: 

A JOHNS MANVILLE TPO WALK PAD (30"w.) 

B. CARLISLE SYNTEC SURE-WELD WPJJ<WAY ROLL (34" W.) 

1. WPJJ<WAY ROLL. HOT AIR WELDED TO MEMBRANE. 
2. PROVIDE W~AY FROM ROOF LADDER EXIT TO AU 

ROOF TOP EQUIPMENT AS PER ROOF PLAN ABOVE. 
3, INSTALL WPJJ<WAY ACCORDING TO WPJJ<WAY PAD 

MANUFACTURER'S WRmEN INSTRUCTION. 

4. RIGID INSULATION: 

PROVIDE REQUIRED LAYERS OF POLYISOCYANURATE INSULATION W/ 
COVER BOARD TO MEET A MINIMUM CONTINUOUS R-25 VALUE -
THICKNESS AS REQUIRED. PROVIDE POSITIVE SLOPE TO ALL ROOF 
SCUPPERS. SEE ROOF PLAN. PROVIDE TOP LAYER PROTECTION 
MATERIAL AS PER MANUFAClURERS RECOMMENDATIONS. BOTTOM 
LAYER OF INSULATION TO HAVE INTEGRAL THERMAL BARRIER OR 
APPROVED ROOFlNG MANUFACTURER'S THERMAL UNDERlAYMENT 
SHEET. ASSEMBLY SHALL COMPLY WITH UL 1256 OR FMG 4450. 

5. TAPERED INSULATION: 

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

6. EXHAUST FANS: 

PROVIDE ADDmONAL LAYER OF ROOF MEMBRANE AROUND 
EXHAUST FANS AS INDICATED PER ROOF PLAN ABOVE. 

0 

~I 

JOIST AND WOOD 
ROOF DECK 

0 

0 0 0 0 0 0 

I BASE RAIL n CURB FASTENER AS 
REQUIRED 

/. ROOF ASSEMBLY (SEE 
V: SHEET A104) 

PVC VENT PIPE (SEE 
PLUMBING DRAWINGS) 

0 

~I 

0 

L------- ~~=;;~EAL~~? 
---- STAINLESS STEEL 

CLAMP RING 
SURE -WELD PRE - MOll) ED 
PIPE FlASHING (INSTALL PER 
MFR'S RECOMMENDATIONS) . 

HOT AIR WELDS AT SEAMS 

IH~~~~"'"'"-- (3) CARUSLE FASTENERS 

~~~~~~--lt~~~~~ AND PlATES SPACED E EQUALLY AROUND PIPE 

SEE ROOF PLAN FOR Fl.AT 

'!1---"ll)\r------ ~~~; ~:~TRUCTION 
lr-~------ 2x FRAMING AT OPENING 

PENETRATION 

0 

-~--~---~---~---~---~--~ 
~ I 

-----

0 0 

0 0 0 

THE PATE COMPANY IS A SUPPUER OF 
PREFABRICATED ROOF ACCESSORIES AND 
DOES NOT ASSUME RESPONS!B!LITY FOR 
ERRORS IN DESIGN, ENGINEERING OR 
INSTALlATION. THE ROOFING SYSTEM 
MANUFACTURER'S INSTALLATION 
REQUIREMENTS MAY SUPERSEDE THESE 
DETAILS FOR WARRANTED ROOF SYSTEMS. 

= THIS DETAIL ILLUSTRATES lHE 
METHOD TO ELIMINATING PITCH 
POCKETS AND THE METHOD OF 
GROUPING PIPING THAT MUST 
PENETRATE THE ROOF: 

THE PATE COMPANY HEAVf 
GA ALUMINUM PIPE PORTAL 
COVER - MODEL PHA2 

FASTENERS APPRDX. ---
8" o.c. 
THE PATE CO. PIPE 
PORTAL CURB SlYLE 
PC-2 

ROOF DECK 

PIPE PORTAL DETAIL 
1 1/2"= 1"- 0"" 

0 0 

LOOSE BATT 
INSULATION 
R-19 MIN. 
SUPPORT PIPES 
FROM STRUCTURE 

I 

io 
I 
I 

lo 
I 
I 

:o 
I 
I 
I 
I 
I 
I 

0 

0 

0 

0 

0 

0 

@ 

LEGEND 
l.P. LOW POINT 

H.P. HIGH POINT 

t--- DIRECTION OF 
DRAINAGE 

KEY NOTES 
~ :i~~~~~gO~MINUM SCUPPER 

0~~[f ~~oF~~~~~ FOR 
DIMENSIONS 

0 ~Civ-:kn~~~D ~~~S- SEE 

QJ UGHT FIXTURE - SEE ELECTRICAL 

0 ~~~O~~;~O~~NAGE BY OTHERS 

§] ~~~~Rg~i~~~sc;hi:~EFlNISHED 

1. 

2. 

3. 

4. 

5. 

6. 

ROOFING NOTES 
SINGLE-PLY ROOFING SYSTEM WITH 
BASE FLASHING SHEET EXTENDING UP 
PARAPET AND TERMINATED UNDER 
COPING HOT WELDED TO SEALING 
STRIP SECURED TO WOOD BLOCKING 

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

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

FOR EXACT LOCATlON OF EXHAUST 
FANS, HVAC UNITS, AND ROOF HATCH. 
REFER TO STRUCTURAL DRAWINGS. 

CRICKETS MUST BE INSTALLED AT All 
ROOF CURBS &: EQUIPMENT 
PLATFORMS BY GENERAL CONTRACTOR. 

AERCO TO SUPPLY CURB. FOR 
CONDENSERS. 

2 2 2016 

4~ 

.('),. DIRECTION OF 
U EXHAUST 

DETAIL @ 

1/ 2"= 1"-0" 

SEE EXHAUST FAN 
DETAILS ON MECHANICAL 
DRAWINGS FOR 
ADDITIONAL INFORMATION. 

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

EXHAUST FAN 
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Date: I I 
Customer Approv~ 

® 
PattisonSignGroupinuminahtdsignscootain 
Fh.toreseent. Neon anci'or HlD Lamps. These 
lampscontainMeJ'QJry(Hg).Dispos&ofthese 
lamp!lacco.rdingtolocai.Provinciai, State. 
or Federal laws. 

IF nilS AGREEMENT INCLUDES THE MAMIFACllJRING AHD INSTALLATION OF A BASE(S)IY PATTISON SIGN GROUP FOR THE SIGNS ORDERED 
HEREIN, SUCH BAS£(S) SHALL BE BUILT AND LNSTAl.LED IN ACCORDANCE WITH APPLICABLE LAWS AND REGULATIONS. IF A IIASE(S)IS TO BE 
BUILT OR PROVIDED Ill THE CUSTOMER (OR HIS AGENT~ AND NOT BY PATTISON SIGN GROUP, THI!. CUSTOMER SHALL ENSURE THAT THE 
BASE($) ARE 11\JILT AND INSTALLED IN ACCORDANCE WITliAPPLICABLE lAI'YSANO IUGUlATIONS AND SHALL HOlD PATIISON SIGN GROUP 
HARMLESS AND IND EMNIFY IT AGAIN ST ANY AND All ClAIMS, UABILmES, ACTIONS, PENAl. TIES, Flt'IU, AND ANT ~GAL FEES INI:UF!f{ED 5T 
PATTISDNSIGNGROUPARISINGFROMTHEFAllUREOFTHECUSTOMER(AHD/ORIT'SAGENTJINDOINGSO. 
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~ www.pattisonsign.com ISO 9001 :2008 Certified Enterprise 
Cl 2't11'EN5ElGNES PAmSON S la.N liROUP.AU. RIGHTS RESERVED, NO PART OF THIS DRAWING MAY B E REPRODUCED IN .o.t!Y FOIINI rtiTHOUT WRITTEN PERMISSION FROM ENSEIGNE5 PAm SON SIGN GROUP. 
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EXISTING 

Date: __ / __ / __ 
Customer Approval: 

@. ® i:~'f:~::=.7:;E~~,~· 
o:: . l I.IS so~~M-t"lhoCModi .. EIKitl<oiCodo .. ,..w 

_..,.,.._..lo locolcclloo.n.;.lft<NdN pte,....,,..,..,..,,.._,ofllloolgoo. 

20'-8 1/2" 

®
PaltisonSignGroupllluminatedslgnsconlain 
Fluorescent.NeonandlorHIOLamps.These 
lamps contain M11rcury {Hg). Oi~e oftllese 
lampsaccorUinglo locoi.Prcwinclai,State. 
or Fe<lerallinYs. 

IFTlUSAGREEI«ENTINCI.UOU THE MAHUFACT\JRINGAHO INSTAllATION OF AIIASE{S\IIT PATIISON Sl!:;/'1 GI'IOUI' FOil; THE SIGNS ORDERED 
HEREIN, SUCH BASE{SJ SKALLIIE BUILT AND mSTAll.Etl '"ACCOfiOAHCE WITH APf'UCABLE LAWS AND REGUI..ATlOIIS. IF A IIASIE{S)IS TO BE 
EIUJt.T ~ PltOV!DIED liT THE CUSTOMER (Of!. HIS AGEHn. AND NOT BY P"rnSDII SIG" GROUP. Tl1E CUSTO!IIEft SMALL ENSURE THAT THE 
SASE(S)ARE IJUIU AHO INSTAllED IN ACCORDANCE WlTMAPPLICABLE l.AI'YS lll«l RE(;l)I,A,TlONSAHO SAAI.l HOI.O MTTISON SIGN GROUP 
HARM LES SAHDINOEMNIFTITAGAINSTAHTAI'IOJU.l.CI.JIJMS,lllll!llliTl!S,AC'TlOHS,PfHALTIES,FlNES,ANDANYL£1;;ALFEElJI"CUFIIIEDI'IY 
PAmSONSIGNGIIOUPAAISINGFIIOMlHEFAILUREOI'll'IECUSlOMER!AHOIORll'SAGENl) INOOINGSO. 

(Q 
I 

~ 
N 

l 

18'-1 1/4" T.B.D.+-1 

~---i+- T.B.D. 

1+-----------J>f-- 6'-3 5/8" 

15'-10 1/4" 

FRONT VIEW/ PROPOSED SIDE VIEW 

20'-8 1/2" 

~ www.pattisonsign.com ISO 9001 :2008 Certified Enterprise 
Cl011 EIISEJGNES PAmSDN SIGN GROUP.ALL IUGH'ni RESERVED, "0 PART OF ~IS DRAWING IIIAYBE REPROOOCEO IN ANY FO~ WITHO\ITWIU'Tlnl PEII~IS$101'1 FROM ENSEIGNES PATTTSON SIGN GROUP, 

Notes: 

JL3-16958 
D/F ILLUMINATED 

PYLON SIGN 

~ -DETAILS TO FOLLOW 
- CUSTOM SHAPE T.B.A . 

DP 15- 69 68 96 
PLA~ ~$~ 

NOV 2 2 2016 

Pattison 
Sign _Group 
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ttEREll't, SVCH IIAIIE(SJ SHAl.L BE BUll T AND IHSTALLEO IH ACCORDANCE MTH APPUCABLE Ulns AND REGUI.ATI!INS. IF A BAs.E(S) IS W BE 
BUll T OR PROVIDED BY THE CUSTOMER (OR HIS AGENT). AND NOT Ill I'ATIISDN SIGN GROUP, THE CUSTOMER SHALL ENSURE THAT TH E 
BASE(S) ARE BUILT AND INSTAl. lEO IN ACCCIUlAACE WITH APPI. ICAIIU: lAIYS AND REG ULATIONS AHO SHAlL HOLD PATIISON SIGN GROUP 
HARMU:!IS AND INDEMNIFY rr ... GA1N5T ANT AND AU. ClAIMS, LIAIIILITIU, ACTlON S, PENAlTIES, FINE S, ANOAHT LEGAL FEES INI:URRED BT 
PATIISONSIGHGROUP AAISINI;l FROMTHEFAILUREOFniECUSTOMER (AHD/OR IT'SAGEm) IJ'I DDINGSO, 
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±45'-2 1/2" 

ALLOWABLE SIGN AREA: 24.55 FT" 
PROPOSED SIGN ARE: 23.09 FT' 

GS1-6956E 
ELEVATIONS 

Interior: Exterior: 

18" ILLUMINATED MCDO CHANNEL LETTERS 
ON RACEWAY SEE MCD1C4D7146 
SQUARE FOOTAGE: 18.45 FT' 

2 60" ILLUMINATED ARCHES LOGO SIGN 
MCD1 S4D7037 
SQUARE FOOTAGE: 29.05 FT2 

3 60" ILLUMINATED MCCAFE SIGNATURE SIGN 
SEE MCD1S9C7012 
SQUARE FOOTAGE: 12.03 FT' 

4 36" ILLUMINATED S/F 24H SIGN SEE 
MCD1 S3D7017 
SQUARE FOOTAGE: 9.00 FT" 
24" ILLUMINATED S/F PEDESTRIAN ARCH 
LOGO SIGN SEE DRAWING MCD1L7D7018 
- SIGNAGE AREA 4.64 SQ. FT. 

FRONT/WEST ELEVATION DP l 5-69 6 8 9 6 

io -· 

Date: __ / __ / __ 
Customer Approval: 

® 
PattisonSign Group !lluminatedsignsCOfltaio 
Flu01e$Cenl, N. eon and/Of HID l amps. These 
lamps contain MerCUI)' {Hg). Dispose of lhese 
lamps according to Loeal. Provincial, Stale, 
or Federal laws. 

IF Tl!I S AGREEMENT INCLUDES THE MANUFACT\IRING AND INSTAUATION OF A BASE($) IT PAm SON Solti N IOROUP FOR THE SIGNS DROEflEO 
HEREIN, SUCH 8ASE(S) SHALL BE BUlL T AND INSTALLED IN ACCORDANCE WITH APPLICABLE LAWS AND II.EGUL.ATIDNS. IF A BASE[S)IS TO BE 
BULT OR PROVIDED BT TME CUSTOMER (OR HIS AGEIIT), AND NOT 11' PATTISON SIGN CROUP, THI! CUSTO MER SMALL ENSURE THAT TI1E 
IIASE(SJ ARE BUILT MD INSTALLED IN ACCORDANCE WITH APPLICABLE LAWS AND REGUI.ATlONS AND 5IIALL HOLD PATTISO N S IGII GROUP 
HARM"-!U AHO INDI!MNIFY IT A~INST AN Y AND ALL CLAIMS, I.JA61LI11ES, ACTIONS, I'EHAl.TlfS, FIN!!!, AHD ANY IJ!GAL FUS INCURRED BY 
PAmSONSIGNGROUPARISINGFROMTHEFAILUREOFTHECUSTOMER(ANDI'OR.IT'S AGEHTJ INOOING SO, 

RIGHT SIDE ELEVATION 

ALLOWABLE SIGN AREA: 74.00 FT" 
PROPOSED SIGN ARE: 73.17 FT" 

±122'-2 1/16" 

~ www.pattisonsign.com ISO 9001 :2008 Certified Enterprise 

NOV 2 2 2016 
Notes: 
-ADDITIONAL WALL SUPPORT/BACKING BEHIND 
SIGN AREA SUPPLIED BY OTHERS 

EON CV 11.14.2016 

Pattison 
Sign Group 

Tel : (506) 735·5506 I Fax: (877) 737·1734 I Toll Free: 1·800·561·9798 



Date: __ / __ / __ 
Customer Approval: 

® 
Pattison SignGtoupilluminatadsi~nscontain I 
Flu01escent. Neon and/01 HID Lamps. These 
li!mpsQOntain Me«::ury{Hg).Disposeof these 
lamp5aCCOrding to locai , Provinciai,State. 
or Federal laws. 

IF nilS AGREEMENT INCLUDES THE 11\ANUFACT\JRINGAHD INSTAL1AT10N OF A BASE(S) BY PATT15~ SIGN Gl'IOUI' FORlliE SIGNS OR!! ERE:~ 
HEREIN. SUCH IASE(S) Si'.AI.L BE BUILT Al'ID INSTALLED IN ACCORDANCE mniAI'PLICABL! LAWS AND REGULATIONS. IF A BASE{S) IS TO BE 
BUILT OR PII:DVICIEO B'l' l11E CUSTOMER (OR HIS AGENT~ AND NOT BT PATTISON SIGN GROUP, Ttl! CUSTO~fR SltAl.L ENSURE THAT ll1E 
BASE{S) All & BUILT AN D INSTALlED IN ACCORDANCE WITH APPLICABLE LA !'IS AND REGULATION& AND SAALL HDUI PAntsON SIGN GROUP 
HAAMLUS AND INDEMNIF'IIT AGAINST AltY AN II ALL ClAIMS, I.UlBILme3, At:T101'1 5, Pft!ALTlf S, FINU, AND ANY L..!!GAL Fl!fS INt:URREO BY 
PATTl SON SIGN GROUP ARIS ING FROM THE FAILURE OI'THE CUSTOMER [ANIIIOR rT'S AGENT] IN DOING SO. 
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I I I I 
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' 

' 
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REAR ELEVATION 

±135'-6 3/16" 

LEFT SIDE ELEVATION 

ALLOWABLE SIGN AREA: 74.00 FT2 

PROPOSED SIGN ARE: 50.08 FT2 

F~ 

I ; 

il 

~ www.pattisonsign.com · ISO 9001 :2008 Certified Enterprise 

GS1-6956E 
ELEVATIONS 

Exterior: 

NON-ILLUMINA D PULL FORWARD DT 
WINDOW SIGNS SEE DRAWINGS 
MCD159KX007, MCD159KX013 & MCD159KX014 

60" ILLUMINATED ARCHES LOGO SIGN 
MCD1S4D7037 
SQUARE FOOTAGE: 29.05 FP 
60"1LLUMINATED MCCAFE SIGNATURE SIGN 
SEE MCD1S9C7012 
SQUARE FOOTAGE: 12.03 FP 

4 36" ILLUMINATED S/F 24H SIGN SEE 
MCD1 S3D7017 
SQUARE FOOTAGE: 9.00 FT2 

Notes: 
-ADDITIONAL WALL SUPPORT/BACKING BEHIND 
SIGN AREA SUPPLIED BY OTHERS 

DP 

0 
(") 

NOV 2 2 2016 

Pattison 
Sign Group 

Tel: (506) 735-5506 I Fax: (877) 737-1734 I Toll Free: 1-800-561-9798 



GS1-6956E 
SITE PLAN WITH 

DT SIGNAGE 
Interior: Exterior: 

5 ILLUMINATED DIRECTIONAL SIGNS SEE 
DRAWING MCDOODR4B30003 

6 NON-ILLUMI PULL FORWARD 
PARKING S OUNTING METHOD T.B.D 

DP 

Date: __ / __ / __ 
Customer Approval: 

@• ® =~;:~~:·~=;:~:-M 
C . L II! h<llo~:loleltiMCOII&dlMI!loeltlaoiCodoot~~w 

-wpU<a•lo!Kai<• Ooo.TIIIs-dH ,._, .... -..... -... ., .......... 
If lliiS AGflEEMEflT IHCLUDES TilE MANUFACTURING AHD INSTilLLATION (W A BASE{S) BY PAm SON Slt;ll GROUP FOR n!E SIGNS ORDER£0 
H~. SI.ICH BASE($) SHALLB! BUILT AND INSTALLED 1ft ACCORDAIICE WITH APPLICABLE L.AWSAHD RECIII..AT!Of'IS.If A I ASE{IS) IS TO EIE 
BUILT OR PROVIDED BY ll1! CUSTOM~ {OR ttiS AGENT). AND NOT BT PATTISON SIGN GROUP, TtiE CUSTOMER SHALL ENSURE TKAT THE 
BASE(S)ARE BUILT AND INSTALLED IN ACCORDANCE WITH APPLICAB LE lAWSAHD REGUlATIONS AND SHIII.L HOLD PAniSON SIGN GROUP 
liARMLESSANO INOEMHIF'I' rr ACOAINST Al'lf AND ALL CI..AlMS, UAIIILmU, ACTlONS, PENALTIES, FINES, AriD ANY LEGAL FEES INCURRED BY 
PATTlSONSIGHGROUPARISIHGFROMlllEfAILUREOFTHECUSTOMER(P.ND/ORITSAGEHT) INDOINGSO, 

B E N N E If R 0 A D 

~ www.pattisonsign.com ISO 9001 :2008 Certified Enterprise 
0 201• EHSEIGNES PAm SON SIGH GROUP. ALL RIG~ RESERVED. NO PART OF Ttts DRAWING MAY BE REPRODUCED INAtn FORM WITl!OifTWRITTEN PERMIUION FROM ENSEIGNES PAmSDN SltiJo' GROUP. 

NOV 2 2 2016 

UPDATED AS PER NEW SP 
ADDED EXIT/TY DIRECTIONA 
SIGN AS PER NEW SP 
UPDATED NP6 POST/SHOW 
SINGLE LANE VHD WITH 
HINGE/UPDATED DIRECTIONALS 

: I • . 

cv 09.29.2016 
cv 11.02.2016 

cv 11 .03.2016 

Pattison 
Sign Group 

Tel: (506) 735-5506 I Fax: (877) 737-1734 I Toll Free: 1-800-561-9798 



BUILDING DATA 
BUILDING SQUARE FOOTAGE: 5,402 Sf 
TRASH SQUARE FOOTAGE: 301 SF 
TOTAL SQUARE FOOTAGE: 5,161 SF 
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To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: November 22, 2016 

From: Wayne Craig File: DP 16-723753 
Director of Development HA 16-723754 

Re: Application by City of Richmond for a Development Permit and Heritage 
Alteration Permit at 3811 Moncton Street 

Staff Recommendation 

1. That a Development Permit be issued which would permit the construction of an enclosure 
containing information technology and building mechanical equipment on a portion of the 
east side of Steveston Museum, a designated heritage building in the Steveston Village 
Heritage Conservation Area, at 3 811 Moncton Street on a site zoned Steveston Commercial 
(CS2); and 

2. That a Heritage Alteration Permit (HA 16-723754) be issued for 3811 Moncton Street in 
accordance with the Development Permit. 

WC: ; 
Att. 2--

5229080 

t 



November 22, 2016 

Origin 

- 2-

Staff Report 

DP 16-723753 
HA 16-723754 

The City of Richmond has applied for permission to construct an IT enclosure on a small portion 
of the east elevation of the Steveston Museum at 3 811 Moncton Street, which is a designated 
heritage building located in the Steveston Village Heritage Conservation Area (SVHCA). The 
enclosure would contain IT and mechanical equipment for the museum. The site is zoned 
"Steveston Commercial (CS2)" and currently contains the one and a half storey Steveston 
Museum building located at the comer of Moncton Street and 1st A venue. The one storey 
Japanese Fishermen's Benevolent Society Building is located to the north and fronts onto 1st 
A venue. Both buildings are protected designated heritage buildings in the SVHCA. 

Development Information 

The subject development proposal includes the following works to the building exterior of the 
Steveston Museum: 

• Construction of an enclosure that would contain City IT-related infrastructure. The 
enclosure also allows for the HV AC mechanical unit and service conduits for the 
building to be screened within the structure. 

• The proposed enclosure is 3.4 m (11.25 ft.) in length, 1.3 m ( 4.33 ft.) in height and 1.1 m 
(3.66 ft.) in depth. 

• Cladding, building materials and colour will match the Steveston Museum building. 
• The IT/mechanical enclosure is proposed to remain separate from the Steveston Museum 

building. The small gap between the enclosure and the existing building will be 
addressed with metal flashing integrated into the siding of the existing building and a 
foam gasket around the edges. 

• A wood shingle roof, similar to the roof materials on the surrounding historic buildings, 
covers the enclosure. 

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

Background 

The subject site is located in the Steveston Village Heritage Conservation Area (Steveston Area 
Plan). Development surrounding the subject site is as follows: 

To the north, is a two-storey mixed use building with residential above commercial at grade,· 
zoned "Steveston Commercial (CS3)"; 

To the east, across 1st Avenue, is a one-storey identified heritage resource in the SVHCA, zoned 
"Steveston Commercial (CS2)"; 

To the south, across Moncton Street, is a one-storey commercial building, zoned under Land Use 
Contract 122; and 

To the west, is the Steveston Town Square Park, zoned "Steveston Commercial (CS2)". 



November 22, 2016 

Staff Comments 

- 3- DP 16-723753 
HA 16-723754 

The proposed enclosure provides screening, security and weather protection to the IT and 
building mechanical systems along this portion of the building and is designed to match cladding 
materials and colour in keeping with the existing heritage character of the building. The project 
also complies with the Steveston Area Plan Official Community Plan and existing "Steveston 
Commercial (CS2)" zoning for the subject site. 

Richmond Heritage Commission 

The Richmond Heritage Commission reviewed and endorsed the proposal on January 20, 2016. 
An excerpt copy of the minutes is in Attachment 2. 

Analysis 

Conditions of Adjacency 
• The IT enclosure will be located along 1st Avenue and is located in an existing 'nook' 

between the Steveston Museum and Japanese Fishermen's Benevolent Society building. The 
public sidewalk (wooden boardwalk in this location) will not be impacted. 

Urban Design and Site Planning 
• The current condition along this portion of the building contains an unscreened HV AC unit 

and exposed mechanical conduits servicing the building. The enclosure provides a means to 
implement a screen enclosure that conceals this equipment (plus additional IT equipment) of 
the building in a structure that is consistent with the heritage character of the building. 

• The clustering of IT and building mechanical systems in this location is determined by the 
existing servicing conduits that provide access to the building and power to the equipment. 

Architectural Form and Character 
• The architectural form and character of the structure is intended to: 

Not result in having to undertake works to the existing building envelope of the Steveston 
Museum building by developing a completely separate structure. 
Provide consistent materials and colours to match the existing building. 
Be designed with a minimum footprint and low profile to ensure accessibility and proper 
functioning of the equipment, while also ensuring minimal visual impact of the enclosure. 

Landscape Design and Open Space Design 
• The remaining area around the enclosure will be grass/sod, which is consistent with the 

current site condition. 



November 22, 2016 

Conclusions 

-4- DP 16-723753 
HA 16-723754 

The proposed enclosure containing IT and building mechanical related equipment has been 
designed to screen and provide security and weather protection to this area of the building in a 
manner that is consistent with the heritage character of the building. 

Staff recommend that the Development Permit and Heritage Alteration Permit be issued. 

Kevin Eng 
Planner 2 

KE:cas 
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Development Application Data Sheet 
Development Applications Department 

DP 16-723753 Attachment 1 

Address: 3811 Moncton Street 

Applicant: City of Richmond Owner: City of Richmond 

Planning Area(s): Steveston Area Plan- Steveston Village Heritage Conservation Area 

I Existing I Proposed 

Site Area: 613m2 No change 

Land Uses: Institutional/Museum No change 

OCP Designation: Heritage Mixed Use No change 

Zoning: Steveston Commercial (CS2) No change 

I Bylaw Requirement Proposed I Variance 

Floor Area Ratio: 1.0 Not applicable- complies none permitted 

Lot Coverage: Max. 100% No impact- complies none 

1.5 m (edge of enclosure 
Setback- Side Yard (East): Min. 0 m to 1st Avenue property none 

line) 

5229080 



Excerpt from the Minutes from 

Richmond Heritage Commission Meeting 

Wednesday, January 20, 2016 - 7:00 p.m. 
Rm. M.2.004 

Richmond City Hall 

Attachment 2 

Development Proposal - 3811 Moncton Street Heritage Alteration Permit and 
Development Permit for Utility/I.T. Enclosure 

John Larsen and Wendy Andrews joined the Commission to present on the Heritage 
Alteration Permit and Development Permit for the utility and information 
technology enclosure being proposed for 3811 Moncton Street. It was noted that 
this enclosure will have materials and design consistent with the Steveston Museum 
building. The Heritage Building Committee asked that this utility enclosure be 
addressed and kept low-key in aesthetics, and have been supportive of the wood 
panel cladding proposed. It was noted that the enclosure will include maneuverable 
doors to allow for servicing. Discussion ensued on the groundcover, materials, 
picket fence, and existing cage. 

It was moved and seconded 
That the Richmond Heritage Commission supports this proposal as presented. 

CARRIED 

5229080 



City of 
Richmond 

To the Holder: 

Property Address: 

Address: 

CITY OF RICHMOND 

3811 MONCTON STREET 

6911 NO.3 ROAD 
RICHMOND, BC V6Y 2C1 

Development Permit 

No. DP 16-723753 

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #2 attached hereto. 

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

5. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 

6. 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. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

5229080 

ISSUED BY THE COUNCIL THE 
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City of Richmond 
6911 No.3 Road 
Richmond, BC V6Y 2C1 
www.richmond.ca 

To the Holder: City of Richmond 

Property Address: 3811 Moncton Street 

Heritage Alteration Permit 
Development Applications Division 

No.: HA 16-723754 

Legal Description: Lot A Section 10 Block 3 North Range 7 West New Westminster District Plan 
BCP42935 

(s.972, Local Government Act) 

1. (Reason for Permit) D Designated Heritage Property (s.967) 
D Property Subject to Temporary Protection (s.965) 
D Property Subject to Heritage Revitalization Agreement (s.972) 
0 Property in Heritage Conservation Area (s.971) 
D Property Subject to s.219 Heritage Covenant 

2. This Heritage Alteration Permit is issued in accordance with approved Development Permit 
DP 16-723753. 

3. This Heritage Alteration 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. 

4. If the alterations authorized by this Heritage Alteration Permit are not completed within 24 
months ofthe date of this Permit, this Permit lapses. 

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THEDA Y OF 

DELIVERED THIS DAY OF 

MAYOR CORPORATE OFFICER 

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN 
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH 
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT. 

5229080 



IL 

City of 
Richmond 
L 1~.-~-_.IL...C;..;S.;..3 .... I 070 CS3 

II I I 

:=:lt:=SITE·~ ~ 
lcb2 ~ 

CS2 

n 
r--1---

I r--€SQ RAMI/ 
SI 

II ~MONCTON·:~ 
w CS2 I 122 
~ ~-+-..L--n t----1 C CS3 
...... 028 - ~ 

~ II lJ 
c 
~ ZMU22 -€SQ- C "'f. i-IL- • 

:L~-__ 
z & c~ ~ 
N ~ 0 ZLR12 

~~~ 

..... .... .,. 
C>N 

40.18 
~~ 

13.39 

"' ,_ 
.,; ... 

m .,. 
ci 

"' 
11 3551 

[.,1 26.79 

13.41 20.10 

3500 3560 

13.41 
20.10 

An on 

w 
~ 
c z 
N 

~~~ t-----1 t-----1 z - --

~~IE;* 
ZMUlO 

CS2 

~ ~ ~I 
C> 

~ ""1'3.'39 Ci!i 
.......... .,_<o .,. 

"' C\i .......... 
~~ "' ,_ 

~ "' ;::< ~ .,; 
40.23 

.,. 
40.19 ~ 

C> C\i w ~~ <!; 
~ ~ "'"' ~ 40. 

~ ..... 
40.23 41.03 

"' 
~ "' 13.41 

YY0X 
13.41 13.41 13.41 

"' "' <0 ... 
I-(') 

<0 "' <0 <0 
"' "' ~ "' rn ., 

": ·0 ., ., ., ., 
0 T"" 

., 
": 

., ., .,. 
": ": "' ": ": ": ci 

0N 0 0 0 0 "' 
0 0 

M "' "' "' "' M 

77 
3611 3651 3711 3731 >X~iX 3831 3851 3~9 3911 3951 3 
13.39 13.39 13.39 13.41 

X: ':A' _';< 
13.41 3871 13.41 13.41 

MONCTON ST 

32.57 26.78 

3580 680 3700 3720 

"' 
., ., ., "' "' ": ": ": ": ": ": 

0 0 0 0 0 0 

"' M "' "' 
M "' 

32.57 26.78 

C> ..... 
C> ~ "' ~ "' ..... 

Original Date: 02/10/16 

HA 16-723754 Revision Date: 

Note: Dimensions are in METRES 



PROJECT LOACTION 

STEVESTON MUSEUM & POST OFFICE 
3811 MONCTON ST. 
RICHMOND, BC 

PROJECT SUMMARY 

CIVIC ADDRESS 

LEGAL DESCRIPTION 

P.I.D. 

DISTRICT ZONE 

LOT AREA 

RICHMOND KEY 

ROLL 

HERITAGE 

HAP REQUIRED 

OCP SCH 

OCP LAND USE 

ZONING DP 

SCOPE OF WORK 

3811 MONCTON ST., RICHMOND, BC 

A SEC 10 BLK3N RG7W PL BCP42935 

028-088-514 

AG1 

1215 m2 (refer to Explorer Land Surveying Inc. survey, Feb 2, 2016)/ 
1J078,6ftZ 

151338 

089084001 

YES 

YES 

2.4 

NSC 

YES 

ADD ENCLOSURE FOR IT DATA SWITCHES & EXSITING HVAC UNIT WITH MATERIAL AND 
DESIGN THAT ARE IN KEEPING WITH THE ADJACENT STEVESTON MUSEUM BUILDING. 

WITHIN THE EXTERIOR COMPOUNT ON THE NE CORNER OF THE BUILDING, ADJUST EXG 
SERVICES LOCATIONS. ADO SERVICES, ENCLOUSURE STRUCTURE AND LANDSCAPING TO 
INCLUDE THE FOLLOWING: 
A: TWO 2-INCH PVC CONDUIT FOR NEW IT SERVICE {CONTACT KIMBERLEY CARRON 
604-276-4117) 
8 : COORDINATE NEW SECURlTYIACCESS CONTROL {CONTACT SAFE&SOUND SECURITY 
604-519-7233) 
C: UPGRADE SPRINKLER SYSTEM AS REQUIRED 
D: NEW SIDING OR RECYCLE SIDING TO CAREFULLY MATCH EXG. 
E: COORDINATE NEW IT/DATA LOCATIONS 
F: RELOCATE IRRIGATION BFP 
G: ACCESS DOORS TO MIMIC WALL PANELLING 
H: ELECTRICAL AS PER 2012 BC ELECTRICAL CODE 
1: SERVICE COVER TO REMAIN 
J: ROOFING MATERIAL 

EXISTING PROJECT AREA BETWEEN POST OFFICE & MUSEUM 

CONTEXT PHOTOS 
A 1·2 Actual Size 

0 
1--
0 
z 
0 
~ 

A1 .1 
CONTEXT PLAN 
1/8" = 1'-0" 

PROJECT AREA EXISTING 

POST 
OFFICE 

(STEVESTON 
MUSEUM) 

FIRST AVENUE 

ON 

D 

c 

00 

PROJECT AREA PROPOSED 

/ 

-~LAN .\t \ 

·NOV 2 2 2016 

DP 1 6 - 7 2 3 7 5 3 

Thio dra,ing. o oanillslrumMl olu"'l"". ;. tll• propo~y oi Th•Andro"' 
Archl\t!ct.olnc .and""'ynot beroprt><lo,_d.,llhoulthtlr~i:lsion.and 
uni-ss thar oproduc6on <Mria• thvlrnamo. Alldosigns~nd­
lnlorm~tlon sh<>Tm on Ill• drawillg ar~ !or Ill• " '" c! th~ • pedned pr<>j• Q 
=-~ •hal nal l>ousodalhorMso ..Othool: "rirlonpormissionl1!lllis 

l"'ritiO<IIfmonslonssholhiiYeJJI"O.:.donco o••r •COIIoddimO<Islono. 
Conlto<:lon shaD ,.,;ry and be "'sponsiblo !or all dimon•ionl ond 
ccndl~•n• on tho Job a nd thl l off•<>~ shall be lriotm• d of any • arlatloM 
!r<>mlh o ~lmonsionsond o>odllionssh.,.,non lho dlo "illg. 

THE ANDREWS ARCHITECTS INC. 

STEVESTON POST OFFICE 
IT ENCLOSURE 

3811 MONCTON ST. 
RICHMOND, BC 
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