City of Richmond Report to Committee

Planning Committee Date: January 6, 2005

Raul Allueva File:  08-4105-20/Vol 01
Director of Development

In-Stream Rezoning Applications Pending The Review Of The Lane
Establishment And Arterial Road Redevelopment Policies

Staff Recommendation

1.

That all of the rezoning applications received prior to the August 30, 2004 approval of the
“Interim Strategy for Managing Townhouse and Single-Family Residential Rezoning
Applications During the Review of the Lane Establishment and Arterial Road
Redevelopment Policies™ be processed prior to the completion of the new lane and
arterial road redevelopment policies provided that they endeavour to comply with the
staff recommendations regarding these policies.

2. That Bylaw No. 7764 (RZ 04-269086, 4240 No. 5 Road; Rav Bains) be referred to the
February 21, 2005 Public Hearing.
3. That Bylaw No. 7772 (RZ 04-27106, 9831 Williams Road; Les Cohen & Azim Bhimani)
be referred to the February 21, 2005 Public Hearing.
4. That Bylaw No. 7780 (RZ 04-269537, 6791 and 6811 Steveston Highway;
Elegant Development Inc.) be introduced and given first reading.
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Staff Report
Origin

On August 30, 2004, Council approved an Interim Strategy for Managing Townhouse and
Single-Family Residential Rezoning Applications During the Review of the Lane Establishment
and Arterial Road Redevelopment Policies.

As a result of this decision, a total of 27 rezoning applications that were submitted prior to
August 30, 2004 were put on hold pending the finalization of the review of these policies.

These applications were at the following different stages:

- six (6) applications were referred by Council to staff prior to the August 23, 2004 Public
Hearing;

- two (2) applications were referred back to staff at the August 24, 2004 Planning
Committee;

- one (1) application had already been referred back to staff by Council at the July 19, 2004
Public Hearing because of neighbourhood concerns;

- three (3) applications were at the Staff Report stage but had not yet proceeded to
Planning Committee;

- eleven (11) applications were in circulation with staff; and

- four (4) older applications were already being held up because of staff concerns regarding
the proposed development.

The six (6) applications referred at the August, 2004 Public Hearing and the two (2) applications
referred at the August, 2004 Planning Committee are discussed in this report for possible action
in Attachments 1 - 8. All of the other applications will be dealt with in the future under separate
Staff Reports (although the location map for each of these applications is included as
Attachments 9 -27).

Under separate cover is a Staff Report outlining the recommendations arising from the
block-by-block review of the Lane Establishment and Arterial Road Redevelopment Policies.

It is estimated that it will take several more months to implement these recommendations if they
are supported by Planning Committee and Council (e.g. another Staff Report with the
appropriate amendments to the Official Community Plan, Zoning & Development Bylaw and
Single-Family Lot Size Policies; required first reading of the bylaws and Council resolutions;
Public Hearing on the amendments; etc.).

In the meantime, staff have received pressure from the “in-stream” applicants to allow their
applications to proceed.

The purpose of this report is to present the different options of dealing with these in-stream
rezoning applications while the review of the Lane Establishment and Arterial Road
Redevelopment Policies continues.
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Findings Of Fact

Council has the following options with regard to these in-stream applications, each of which has
different pros and cons.

L That all of the “in-stream” applications continue to be held in abeyance and be
required to comply with the new lane and arterial road redevelopment policies once
they are officially adopted.

Pros:

both in-stream applications and new developments will comply with the revised
policies, resulting in a more consistent building product.

all in-stream applications are treated the same with no exceptions.

Council and the public do not have to accept a proposal that is not the preferred
development option.

many in-stream applicants purchased their property and/or assumed that a certain
form of development would be approved under the previous policies.

it is unfair to retroactively apply a revised policy to in-stream applications.

some applicants are willing to comply with the recommendations being proposed
by staff and should not have to wait until the new policies are adopted.

That only the in-stream applications that were referred at the August, 2004 Public

Hearing and Planning Committee meeting be processed provided that they endeavour
to comply with the staff recommendations regarding the new lane and arterial road
redevelopment policies.

Pros:

Cons:

1356146

allows those in-stream applications that were close to being approved to proceed.

staff have worked with the applicants to try to come up with a proposal that
complies with the new recommendations along arterial roads.

enables these applicants to proceed with their development now rather than
having to wait until the new policies are adopted.

the other in-stream applicants were “caught” by the Interim Strategy and have
similar reasons for wanting to proceed (e.g. they may have purchased the property
and are willing to comply with the proposed new policies).

it will be perceived that Council is not treating all applications the same.

some of the other applications were submitted prior to those which were referred
at the August, 2004 Public Hearing or Planning Committee meeting.
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That all of the in-stream applications be processed prior to the completion of the new
lane and arterial road redevelopment policies provided that they endeavour to comply
with the staff recommendations regarding these policies.

" Pros:

- all in-stream applications are treated the same with no exceptions.

- those applications which need to be revised to comply with the staff
recommendations can do so now and do not have to wait until the new policies
are adopted.

- it indicates that staff and Council are willing to work with the development
community to facilitate in-stream applications when policies change.

Cons:

- some applicants may want to proceed with their original proposal.

- it may be premature to negotiate changes to an application based on
recommendations that have not been adopted.

- the public may find it confusing that certain applications are proceeding in
advance of a new, adopted lane and arterial road redevelopment policy.

Analysis

Staff recommend that the Option 3 be approved by Planning Committee and Council for the
following reasons:

1.

2.

This option is the most fair and equitable to the in-stream rezoning applicants.

Although the City could insist on the final preferred development scenario, staff are
satisfied that by working with the applicants an acceptable form of development will be
built.

It is agreed that in-stream applications can be treated differently than new applications
that were received after the Interim Strategy was approved.

This option recognizes that in-stream applicants were “caught” by the policy change and
gives them the opportunity to recover some of their investment.

Processing the in-stream applications takes some of the pressure off of having to adopt
the new lane and arterial road redevelopment policies as soon as possible.

Allowing these in-stream applications to proceed will give staff and Council the
opportunity to gauge the public response to the proposed new recommended policies.

Financial Impact

No financial impact to the City.

1356146
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Conclusion

A total of 27 rezoning applications were put on hold when Council approved the Interim Strategy
for Managing Townhouse and Single-Family Residential Rezoning Applications During the
Review of the Lane Establishment and Arterial Road Redevelopment Policies. Staff have
received pressure from some of these applicants to allow their applications to proceed. This
report presents three (3) different options for handling these “in-stream” applications. Itis
recommended that all of these applications be processed prior to the completion of the review of
the Lane Establishment and Arterial Road Redevelopment Policies provided that they endeavour
to comply with the recommendations contained in a separate report regarding this review.

\5\.%“,&@

Holger Burke, MCIP
Development Coordinator
(4164)

HB:rg
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List of Attachments

08-4105-20/Vol 01

Applications Referred Prior To The August 23, 2004 Public Hearing:

Att# Application # Applicant Location Pg
1. RZ 04-268223 Silverado Homes Ltd. 5411/5431 Steveston Hwy 8
2. RZ 04-269086 Rav Bains 4250 No. 5 Rd 9
3. RZ 04-270312 Les Cohen/Azim Bhimani 5420 Granville Ave 10
4. RZ 04-271606 Les Cohen/Azim Bhimani 9831 Williams Rd 11
5. RZ 04-272170 Les Cohen/Azim Bhimani 9131 Williams Rd 12
6. RZ 04-272320 Jay Minhas 9071 Williams Rd 13
Applications Referred At The August 24, 2004 Planning Committee:

Att# Application # Applicant Location Pg
7. RZ 04-269537 Elegant Development Inc. 6791/6811 Steveston Hwy 14
8. RZ 04-272324 Elegant Development Inc. 921 1 Steveston Hwy 15
Application Referred At The July 19, 2004 Public Hearing:

Att# Application # Applicant Location Pg
9. RZ 04-255365 Rajinder Takhar 5988 Riverdale Dr 16
Applications At The Staff Report Stage But Not Yet Proceeded To Planning Committee:

Att# Application #

10.
11.
12.

RZ 04-268688
RZ 04-273100
RZ 04-274399

Applicant

Les Cohen/Azim Bhimani
ATI Construction Ltd.
Raman Kooner

Applications In Circulation With Staff:

Att # Application #

13.

14.
15.
16.
17.
18.

1356146

RZ 04-267411

RZ 04-271169
RZ 04-272345
RZ 04-273075
RZ 04-273560
RZ 04-273777

Applicant

All Star Development Ltd.

Shinder Sahota
Dave Sandhu
Abbas Hobuti-Ford
Jasdeep Uppal
Harbhajan Atwal

115

Location

10351 No. 4 Rd
7271 Gilbert Rd
6340 Williams Rd

Location

5728 Woodwards Rd &
9531 No. 2 Rd

10260 No. 1 Rd

8691 Garden City Rd
4611 Granville Ave
6680 Francis Rd

9711 No. 2 Rd

Pg

17
18
19

b

20

21
22
23
24
25
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Applications In Circulation With Staff (con’t):

Att# Application #

19. RZ 04-274200
20. RZ 04-274842
21. RZ 04-274895
22. RZ 04-275631
23. RZ 04-275758

Applicant

Ajit Thaliwal
Rav Bains
Manjit Moore
Mandeep Nijjar
Swarn Chahal

08-4105-20/Vol 01

Location

10871 Gilbert Rd
9751 No. 2Rd
5400 Francis Rd
8300 Francis Rd
4451 Granville Ave

Older Applications Already Held Up Due To Staff Concerns:

Att# Application #

24. RZ 03-236490
25. RZ 03-242716
26. RZ 03-244042
217. RZ 03-254986

1356146

Applicant

Winnie Li

Jagdev Virk
Ramandeep Kooner
Shinder Sahota
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Location

4680 Blundell Rd
8191 Williams Rd
4031 Tucker Ave

8111 Williams Rd

Pg

26
27
28
29
30

31
32
33
34



APPLICATIONS REFERRED
AT THE
AUGUST 2004
PUBLIC HEARING
OR
PLANNING COMMITTEE

(STAFF REPORTS PREVIOUSLY PREPARED)
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December 31, 2004

Attachment 1

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment

And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED PRIOR TO THE AUGUST 23, 2004 PUBLIC HEARING

Application: RZ 04-268223

Applicant: Silverado Homes Ltd.

Owner: Silverado Homes Ltd & Margot Sprong/David
: Dougherty '

Location: 5411 and 5431 Steveston Highway

Date Received:

March 30, 2004

Original Proposal: 4 lot single-family residential subdivision with .
a newly constructed lane off Lassam Road
Existing Zoning: Single-Family Housing District, Subdivision

Area E (R1/E)

Proposed Zoning (Original Proposal):

Single-Family Housing District (R1-0.6)

Single-Family Lot Size Policy:

5420 restricts rezoning/subdivision to R1/B
with a lane (application proposed to amend this

policy)

Status:

Referred prior to the August 23, 2004 Public
Hearing (Bylaw 7737 has received 1% reading).
Opposition to the lane was received from some
of the neighbouring property owners.

Recommended New Policy:

A townhouse development on this consolidated
50.32 m wide by 40.23 m deep (2024 m? area)
site

Applicant’s Position:

The applicant has changed the proposal to a
townhouse development with access via a
driveway to Lassam Road

Staff Position: Allow the applicant to amend his application to
rezone the property to the Townhouse District
(R2-0.6)

Recommendation: Bring forward the revised townhouse

development (R2-0.6 rezoning) without a lane
under the existing Interim Strategy
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December 31, 2004

Attachment 2

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment

And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED PRIOR TO THE AUGUST 23, 2004 PUBLIC HEARING

Application: RZ 04-269086

Applicant: Rav Bains

Owner: Narinder Bains and Sameet Lilly
Location: 4250 No. 5 Road

Date Received:

April 14, 2004

Original Proposal:

2 lot single-family residential subdivision with
a newly constructed lane off Woodhead Road

Existing Zoning: Single-Family Housing District, Subdivision
Area F (R1/F)
Proposed Zoning: Single-Family Housing District (R1-0.6)

Single-Family Lot Size Policy:

None

Status:

Referred prior to the August 23, 2004 Public
Hearing (Bylaw 7764 has received 1* reading)

Recommended New Policy:

Single-family residential development on this
site and the three properties to the south. This
application will help complete the lane pattern
already started in the area. A townhouse
development would not be consistent with the
surrounding single-family residential
neighbourhood.

Applicant’s Position:

Wants to proceed with the original proposal

Staff Position: Allow the application proceed as submitted in
advance of the new lane and arterial road
redevelopment policies being adopted

Recommendation: Application be referred to the February 21,

2005 Public Hearing
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City of Richmond

g -

Bylaw 7764

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 7764 (RZ 04-269086)

4240 NO. 5 ROAD

The Council of the City of Richmond, in open meeting assembled, enacts as follows:

1. The Zoning Map of the City of Richmond, which accompanies and forms part of

Richmond Zoning and Development Bylaw 5300, is amended by repealing the existing
zoning designation of the following area and by designating it SINGLE-FAMILY

HOUSING DISTRICT (R1 - 0.6).

P.ID. 004-119-053

Lot 1 Except Part in Plan LMP22889 Section 31 Block 5 North Range 5 West New

Westminster District Plan 16008

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,

Amendment Bylaw 7764,

FIRST READING

A PUBLIC HEARING WAS HELD ON

SECOND READING

THIRD READING

MINISTRY OF TRANSPORTATION APPROVAL
OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR

1302512 1

o
Do

JUL 12 2004

AUB 23 2004

CITY CLERK

CITY OF
RICHMOND

APPROVED
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Attachment 3

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment

And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED PRIOR TO THE AUGUST 23, 2004 PUBLIC HEARING

Application: RZ 04-270312

Applicant: Les Cohen & Azim Bhimani
Owner: Les Cohen & Azim Bhimani
Location: 5420 Granville Avenue
Date Received: May 4, 2004

Original Proposal:

2 coach house lots with a lane dedication,
payment of neighbourhood improvement
charges (NIC) and a temporary cross access
easement to the garages in the back

Existing Zoning:

Single-Family Housing District, Subdivision
Area E (R1/E)

Proposed Zoning (Original Proposal):

Coach House District (R9)

Single-Family Lot Size Policy:

5439 restricts rezoning/subdivision to R1/E
(application proposed to amend this policy)

Status:

Referred prior to the August 23, 2004 Public
Hearing (Bylaw 7761 has received 1* reading)

Recommended New Policy:

Property be consolidated with either 5460 or
5420 Granville Avenue and be developed as a
townhouse development

Applicant’s Position:

That the 25.05 m wide by 48.76 m deep

(1222 m?2) lot be allowed to develop on its own
as a townhouse development with cross access
to 5460 and 5420 Granville Avenue.

The owner of 5460 Granville Avenue is not
prepared to develop for another 5 years.

The owner of 5420 Granville Avenue will only
redevelop if his entire 24.72 m wide by

165.70 m deep (3766 m?) lot is developed for
townhouses (which staff do not support).

Staff Position:

Allow the applicants to amend their application
to rezone the property Townhouse District

| (R2-0.6) on the understanding that the adjacent

lots will be developed for multiple-family
residential development in the future

Recommendation:

Bring forward the revised townhouse
development (R2-0.6 rezoning) at the February
2005 Planning Committee and Council
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Attachment 4

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment
And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED PRIOR TO THE AUGUST 23, 2004 PUBLIC HEARING

Application: RZ 04-271606

Applicant: Les Cohen & Azim Bhimani
Owner: Suvic Holdings Inc.
Location: 9831 Williams Road

Date Received: May 27, 2004

Original Proposal:

2 lot single-family residential subdivision with
a lane dedication, payment of neighbourhood
improvement charges (NIC) in lieu of lane
construction and a temporary cross access
easement to the garages in the back

Existing Zoning: Single-Family Housing District, Subdivision
Area E (R1/E)
Proposed Zoning: Single-Family Housing District (R1-0.6)

Single-Family Lot Size Policy:

5441 has been amended to exclude Williams
Road (restricts rezoning/subdivision to R1/E)

Status:

Referred prior to the August 23, 2004 Public
Hearing (Bylaw 7772 has received 1% reading)

Recommended New Policy:

'| Although single-family residential

development is supported at this location, staff
recommend that 9851 Williams Road be
included in this application so that the lane can
be constructed now for the benefit of these and
other single-family residential developments
fronting Williams Road

Applicant’s Position:

9851 Williams Road is not prepared to develop
now

Staff Position:

Council has two options:

1. Deny the application to force 9831 & 9851
Williams Road to develop together; or

2. Allow the application to proceed as _
submitted and obtain the lane out to Williams
Road when 9771 & 9751 Williams Road are
required to develop together

Recommendation:

Application be referred to the February 21,

2005 Public Hearing
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City of Richmond Bylaw 7772

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 7772 (RZ 04-271606)
9831 WILLIAMS ROAD

The Council of the City of Richmond, in open meeting assembled, enacts as follows:

1. The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning and Development Bylaw 5300, is amended by repealing the existing
zoning designation of the following area and by designating it SINGLE-FAMILY
HOUSING DISTRICT (R1 - 0.6).

P.1D. 003-310-019
Lot 13 Section 27 Block 4 North Range 6 West New Westminster District Plan 15322

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,
Amendment Bylaw 7772,

FIRST READING JUL 2 6 2004 s
X APPROVED
A PUBLIC HEARING WAS HELD ON AUG 2 3 2004 | osomtantty
dept.

SECOND READING

. ?::’IROV'E:J
THIRD READING .,/ya/ﬂ“ﬁ
OTHER REQUIREMENTS SATISFIED @
ADOPTED

MAYOR CITY CLERK

1307306 s
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Attachment 5

In-Stream Rezoning Application Pending The Review Of The Lane Establishment

And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED PRIOR TO THE AUGUST 23, 2004 PUBLIC HEARING

Application: RZ 04-272170

Applicant: Les Cohen & Azim Bhimani
Owner: Jeanette Fenton

Location: 9131 Williams Road

Date Received:

June 7, 2004

Original Proposal:

2 coach house lots with a lane dedication,
payment of neighbourhood improvement
charges (NIC) and a temporary cross access -
easement to the garages in the back

Existing Zoning:

Single-Family Housing District, Subdivision
Area E (R1/E)

Proposed Zoning (Original Proposal):

Coach House District (R9)

Single-Family Lot Size Policy:

5441 has been amended to exclude Williams
Road (restricts rezoning/subdivision to R1/E)

Status:

Referred prior to the August 23, 2004 Public
Hearing (Bylaw 7773 has received 1* reading)

Recommended New Policy:

Property be consolidated with 9111 and/or
9151 Williams Road and be developed for
multiple-family residential purposes

Applicant’s Position:

Applicants are trying to see if either 9111 or
9151 Williams Road are willing to develop
together with the subject property as a
townhouse site :

Staff Position:

If neither 9111 and/or 9151 Williams Road are
willing to develop now, this application should
be amended to an innovative residential
development (e.g. duplex or triplex) on its own
with cross access to the adjacent lots

Recommendation:

Await the applicant’s final position
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Attachment 6

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment

And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED PRIOR TO THE AUGUST 23, 2004 PUBLIC HEARING

Application: RZ 04-272320

Applicant: Jay Minhas

Owner: Harvinder Narula & Ranjit Singh
Location: 9071 Williams Road

Date Received:

June 10, 2004

Original Proposal: 2 coach house lots with a lane dedication,
payment of neighbourhood improvement
charges (NIC) and a temporary cross access
easement to the garages in the back

Existing Zoning: Single-Family Housing District, Subdivision

Area E (R1/E)

Proposed Zoning (Original Proposal):

Coach House District (R9)

Single Family Lot Size Policy:

5441 has been amended to exclude Williams
Road (restricts rezoning/subdivision to R1/E)

Status:

Referred prior to the August 23, 2004 Public
Hearing (Bylaw 7777 has received 1* reading)

Recommended New Policy:

Property be consolidated with 9051 and/or
9091 Williams Road and be developed for
multiple-family residential purposes

Applicant’s Position:

Applicant is trying to see if either 9051 and/or
9091 Williams Road are willing to develop
together with the subject property as a
townhouse site

Staff Position:

If neither 9051 and/or 9091 Williams Road are
willing to develop now, this application should
be amended to an innovative residential
development (e.g. duplex or triplex) on its own
with cross access to the adjacent lots

Recommendation:

Await the applicant’s final position
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January 6, 2005

-14 - 08-4105-20/Vol 01

Attachment 7

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment
And Arterial Road Redevelopment Policies )

APPLICATIONS REFERRED AT THE AUGUST 24, 2004 PLANNING COMMITTEE

Application: RZ 04-269537

Applicant: Elegant Development Inc.

Owner: Elegant Development Inc. & Narayan
Enterprises Ltd. and Marguerite Atkinson

Location: 6791 and 6811 Steveston Highway

Date Received:

April 22, 2004

Original Proposal:

4 coach house lots with a lane off Gilbert Road

Existing Zoning:

Single-Family Housing District, Subdivision
Area E (R1/E)

Proposed Zoning:

Coach House District (R9)

Single-Family Lot Size Policy:

None

Status:

Referred at the August 24, 2004 Planning
Committee (Bylaw 7780 has not received 1*
reading). Some neighbourhood opposition has

been expressed, particularly from the east side
of Gilbert Road.

Recommended Policy:

Single-family residential development along
Gilbert Road in order to complete the lane
access that has been partially started to the
north. Townhouse development would be
difficult in light of the existing development on
the site.

Applicant’s Position:

Proceed with the original single-family
residential development with a lane.
Townhouse development is not economical on
this property alone with the existing single-
family residence that has already been built.

Staff Position:

A lane system is preferred to accommodate an
existing subdivision to the north. Allow the
application to proceed as submitted in advance
of the new lane and arterial road
redevelopment policies being adopted.

Recommendation:

Application be given 1st reading and proceed
to the February 21, 2005 Public Hearing

1356146
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City of Richmond Bylaw 7780

Richmond Zoning and Development Bylaw 5300
Amendment Bylaw 7780 (RZ 04-269537)
6791 & 6811 STEVESTON HIGHWAY

The Council of the City of Richmond, in open meeting assembled, enacts as follows:

1. The Zoning Map of the City of Richmond, which accompanies and forms part of
Richmond Zoning and Development Bylaw 5300, is amended by repealing the existing
zoning designation of the following area and by designating it COACH HOUSE
DISTRICT (R9).

P.ID. 010-168-541
Lot 2 Section 31 Block 4 North Range 6 West New Westminster District Plan 16313

P.ID. 004-871-588
Lot 549 Section 31 Block 4 North Range 6 West New Westminster District Plan 46915

2. This Bylaw may be cited as “Richmond Zoning and Development Bylaw 5300,

Amendment Bylaw 7780”.
FIRST READING _ RISHMOND
R
A PUBLIC HEARING WAS HELD ON eainating”
dept

SECOND READING HQ
APPROVED
forleqayy

THIRD READING ' ‘ﬁ"‘”’

OTHER REQUIREMENTS SATISFIED

ADOPTED

MAYOR CITY CLERK

1311375
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December 31, 2004

-15-

Attachment 8

In-Stream Rezoning Applications Pending The Review Of The Lane Establishment

And Arterial Road Redevelopment Policies

APPLICATIONS REFERRED AT THE AUGUST 24, 2004 PLANNING COMMITTEE

Application: RZ 04-272324
Applicant: Elegant Development Inc.
Owner: Darshan Rakhra
Location: 9211 Steveston Highway

Date Received:

June 10, 2004

Original Proposal:

2 lot single-family residential subdivision with
a lane dedication, payment of neighbourhood
improvement charges (NIC) in lieu of lane
construction and a temporary cross access
easement to the garages in the back

Existing Zoning:

Single-Family Housing District, Subdivision
Area E (R1/E)

Proposed Zoning:

Single-Family Housing District (R1-0.6)

Single-Family Lot Size Policy:

5450 has been amended to exclude Steveston
Highway (restricts rezoning to R1/E)

Status:

Referred August 24, 2004 Planning Committee
(Bylaw 7781 has not received 1* reading)

Recommended New Policy:

Property be consolidated with 9171 and 9151
or 9231 Steveston Highway and be developed
for multiple-family residential purposes

Applicant’s Position:

The owners of 9231 Steveston Highway aren’t
prepared to develop now. The applicant is still
trying to see if 9171 and 9151 Steveston
Highway are willing to develop together with
the subject property as a townhouse site.

Staff Position:

Council has two options:

1. Deny the application if 9171 and 9151 or
Steveston Highway are not willing to develop
now; or

2. Allow the application to proceed as an
innovative residential development (e.g. duplex
or triplex) on its own with cross access to the
adjacent lots

Recommendation:

Await the applicant’s final position

W
o1




-~ ISh -
vﬂrJ

SHMLIN Ut are suoisuati(| 910N

:9)B(] UOISIADY

$0/0£/90 e [BWAUQ

YZETLTH0 78

§o

b6

y'€8¢

Y

ALVO A THIALION

8G'0C

AN
VECH

A4

ge'se
VL60)

Sv'6l

6eLe

AMH NOLSHAHLS

LLlE

Zhoe
VLG

(494

6281

0..9¢

e \x i , _
e e ,
H _

...........

UZMZONHM
QmmOmOMM

(m FIVAHLOROS -

O
1 M

136



APPLICATIONS REQUIRING
STAFF REPORTS

(REFERRED AT JULY 2004 PUBLIC HEARING)
(AT STAFF REPORT STAGE)
(IN CIRCULATION)
(APPLICATIONS WITH STAFF CONCERNS)

137



Attacamet 4

-\~

PO/1E/S

SHULTN 1t 238 SUOISUMALLY [ MON

0 :e(] uoisIAYy

#0/60/70 d1e( 1ewiduQ

COESST10 Zd

VoLv
ZroT

0209
908l

[AA 1

[A VA

(2744

[AQ T4

85°9¢€

AMH HHLSNIDALLSHM

b

%

0203038 .
bRARRR]
BRG]

73999

&
X

)
)

)

JoSoe:
R
BORRARAKRRRN]
PORIRRIRAINS

¥,
So2e%e%%

1’4’4’( 1& .IA

2.0.9.9.9.0.9.0
(X RRHXXRKXX
.00 NOOOOQOQA

0
sreeletetetede%y:
QKRR

RRRIKKK

v 1d

SeLle

Vf"“‘
R

’.
]
<

> O
ooy

(S

<
ede X

AVAVA

096G
6Y'LE

dd A'ITVAIIATT

‘../m

FIFIVLI)“N——-————
Ik I
T

LLeC

8G9€
LSOY

NV'id

4
~¥in Y

TYAUIATYH

€4°0¢

V£6G

8G°9¢

A

|
|

E

I B e &
! R
LR

X

]

N

ovcc

LG6S

850t

NYld

ALY 425D Wty appiyy

puowyory Jo AID

8

3

1



Attackhmnt 12

- k"“.

ST Ut 34T SUDISUMUY(] FION

1018 UOISIAGY

YO/61/V0 :91eQ [BUIBHO

88989770 Z°d

8G°9¢
S0
a s
m N
85'9¢
i (4 [4:0 24
& &
< 9
U 8000+
Pz 91°62
(4 {13 +r4
2
w w
o Ao
w0 Qi
~ .% ~
Q

aad ¥ 'ON

QoY

62°9\
L6EO)
zL9t

69'8¢

gC8l
vLEQK
6281

241
AN NN N BL W NN N
PRI
RIGIKLEIRN
OEIRERELAK
BRI

DR XA AKX
90.90.90.0.9.0.9.0.0.0.
100,00 0:0.9.9.90.0.¢
oSodadeleic s

M ATIILLION

cesl
(231514

1960

ezl *

RS b :
e 1| _ T

M o
EARRNE [
e
— =
—Tor
T f w
Apeed
. s
AR IHIR E
5[1..” - N‘ ~ m. N
, L
4 w M i m,ii.
K,M ; i | .
pu

Wi
H ;

!

s

v el

L

W oy it L ﬁ, ;
e N bl
L L

S0Zy /

8¥'0Z
16201




\

- \9? -

SHULIA Ul 219 SUOISUAUICL (9ION

:918(] UOISIADY

$0/60/L0 3¥ed [BWBLO

001€LTV0 Zd

¥8°0

9Z'49

v'oz

I LIag1d

7 = B NN )
w = w A . : b A
-~
n L L
PEES - ., M | }
o o pBS/A0 L ‘ M ; : m
S N o b | "
S O a w |
= A | M . __3nd
R @I ONVIN * |
Ll S
e R PR A AARAAR ] e :
S RRARIAEIRRRANA N\ | |
KRRIRIEIKIIIIKIHK KA K 24 & UZHZONMHMM H W
TR0 0000000 000000 ) = :
e 002000 202020 2020202020 20 % 20 %0 %0 e - | das0OdOdd |
s 2|
QRS ERRRE LRI L S S U W S e &
700070070070 06 0. 0. 0.9.90.0.9: —— cﬁv—UO._.mEOU, T — —
1 L EERED
1. . L e
@1 ONVIN TV T
P | L | [ U I 1
M “ 65/00 :
¥ees . w IR M .
S beL9 3 e Rl . H_ﬂw ] w
3 P, B i i Lo i ﬂ _ [
AAV ATHANVYO
|| e | T
PEES 2 : = — —
o]
N (S LM
5% 3 puowydry Jo A
A » -

140



- 4.

SHULIN Ul 28 SUOISUDUT NON

$0/6C/L0

:9]B(] UOISIATY

o8] tewidug

66¢VLC1V0 Zd

Ritachmat 12

PpLe

cloc

09€9
210z

-,

’;

. 00.

0202
0:0:0
odede!
0%0%
K5
RS
odele
SRS
&S
0% %

v,

::
::
@

AL,
XX )
RS
RS
S
0’0
0‘0
5
285

4

. R
RRIRRRRKS
HIRRRNA
NN

AR

b
o2 %>

bbbbbbbbbb

. o202 %%
P00 0% %% % %%
AR
R IRIARARK
90%%%% ot e %Y

vq

0ce9

4 SNVITIMA

ANV LAIMS

(7R
[330/03

i

|
‘“"\
e

Vs

|

313

Y T

1 /_.,..,.v
el

]

~77@ds0dodd =

S A I A A S N
L =

| S— .
5

FACk: B

Ny

@I 7°ON -

an

90/

,
f '
o ‘ P

1 i

1 I i
; | { M

M;aw_ g

S

172}
=
H =[N ,
. |
Wi m ]
i

{ -
b SR
\,,.

Y

Ll

T T

6C'81

628l

crel

crel

%

pu

Ogoﬁm JO

A

1D

,u.ﬂa

AR Y
Pl &%

%.....:.... .

4 el 4

141



Ptlackhmat 3

SHRLLAW uf A stojsua(] 210N

:9)e(q UOISIAIY

£0/60/40 9e( [swiiuQ

[IYL9Cv0 Zd

) ) - | i 4 N,rIl od b ™7 “ —
; = ‘ ‘ . . »
.oom GFA : M . e s_r[ﬂlw
5 0796 fzroe| 7796 | AL '3 T 1y 1| i
- i’{ i ,.64.’(‘4 " e ! v i )
& X)) @ 0.0, w = S - o o 3 N
Aeteretaterst B EllElEEnitam| SONINOZEY = =
0. 0,0.9.6.9.9.( ] CITTT) 1 i p— . -
N L X P’N".»....M‘NQNA 0521 o0'zL % M , Qmmomomm ..I b
O oz FR T AR B o1 Of e R L coo NN I .w -
o z e T e —— | [
@ 6T eT Ty SERENNS I A/ wm ,
! “ N % "4" S ﬂ Ww“v i ﬂVML “\
PSRERIIRKS 2R > L]
sssss F R - (1
20000009 L <o
L Rl
ST e | %% | A :
w
QI SMIVAAAdOOM ;
ﬁ 86 €V TR T 9P 1 w& g‘,ax - - e
8 — ARRRRSE® W PR RANERRRRRR
b PUOWIYOTY JO Al

142



Ritachamet 4

STULAW Ul 218 SUOISUIWIC] SMON

6911LC-v0 Zd

£0/80/90 :ored [PWSLQ

- 2\ -

5 S8
— 8 -
& B " S
3
- 3
© LSy g R
s . N <
(222 & p S 2
3 o
SV BRI oooo%u‘nwoooo R Z
s .nowonoo oouuonouonoo R D Q
a0 82020203030 20203054 0 0 N |
AT 00000000000000000000000 9] e Qmm omomm
SIS ! e
=] o2e% ooooooooooooo atetetente! @ T e
[ZAS wncy Wv mw %
s NS 3
o N
w
ozoe ]
8
. 0L
e 3 4
8
rioe ﬂcy Wk H RN
m > - eanee) 2 ‘
@EEEBM wo b
° S

143



~ Z%-

Rttackmat \S

STYLAW Ut JE SUCISURIKT HION

)B(] UOISIAY

$0/L0/L0 3ie( [BuiduQ

ATTACHMENT1

SYECLT Y0 Zd

UreLy

62’8t

eL'ZY

H H
i |

o8l

£0°12 Lo

vely

€L0z
bELB

0e'st

GZ'Es

e /j2-]

£€0¢

Q¥ 434000

004

iz
€L0¢
174]

0898

R

L

co'6}

0998

dy ALID NHAUVD

S0'6

0r98

5K,
GRXX

N/

(RN A
o

LO0'ES

ERKS
BEKS

SO

V0

.mmmw
006,

£.°0C
m—

T

@ SNV

JiY

;;;;;;

_ONINOZHA
- Qﬁm@;mcmam

~ QU ALID NIQHVD

|
|

|
i
i
i

.

o e

any..

€402

seee
02

L1598

95°¢s

¢ i

i

t
_

w

M.. g g :

HY

€202

PUOWIYOTY

oa A1D

RS
e

RS
oA
ikl
¥ 8
2

]

A
57,

AT

144



Rttachamal b

- 1%~

SIULAW W 2 SUOISURU] [ AON
SLOELTV0 24
$0/L0/L0 218 [BHBHO
IR
| ATTANVHD - ————
Ng%4 V4% 4 009y 8/%1% 4 09GY 0} _ ﬁ 1T , _ | m ,,
ZL02 [45 U zroz 454 4504 Z m,_ VRIS S I B O
\_M,. : S ;_
JA AN SRR
AV ATTIANVID P e
Ivee ANTA -y
oo LLSY ONINOZHA
B B dAS0d0Odd -
) ) ol — e
" B
g 2 g
° ‘%
Vet W g
8 o8| ™= |
ST B B
Lyee £2'0¥ cLoe
g£aee BS'GE YT | A
N 5
g% S
Epge




Attackmeak T

STHU.LAW Ul 2 SUOISUBILC] MON

:318(] UOISIADY O© m m Nl NI.VO Nm

$0/8T/L0 B( [euiBL0

"VA\

had %)

69'6

16°0¢€

Do o
Vo * | 4

S0 L2

1622 pe'Lz : el IR

8L'1s

OB
0202020265 %0%2
PRRELRLIKNA
0202020 %% %%
#oooooo

2L 0 2102 PRI, Zroe 6_ , ]

D

o20%0%% %%
020202 %% %%

::
‘:
%t

»’

/7 aIS0dodd

— Lyt M -1 m L | % W /
w EWL cu o | e _S,TE N
[ 1 4] — xm - . i i dow i

I

O
R
03
0%,
o
%
S
o
@y LIAITID

::
::
2

Vo%

A

SLLS

9L'18
9Ly

&
&
03,
0%,
&
%%

-
X
938,
3RS
S
S
S
X

XX

&
191909 %6%

ov.9 0049 KO8GR
D ILELLKS

cLoe (AN

@
20%0%9%06%%

i H
_ any

— e e e e L
A SIONVHA | L] T DT TR

%,

~ Y,

&

e

s 7K

:

ot &

il T
K P

o8l clog @goagog t%o \A MO

LAQQ LICO




p"\‘*OA\Mw& |2

STYLAW Ul 218 suoisusu(q 910N

$0/S0/10 :918(] UOISIATY N\N\N\ MN\NI.—VO NMH

v0/LT/L0 e [eWSH0

/)
A\

147

> — — —
B gt ig : ; . o\ - REnm= i VAV RN IR
666V ZSaO = 8 g 3 4 s 7 T 7 ~ IR
2 B g T M EQL] nds w ﬁ ; i
o ] _ 4 I | P i _ w ony L\:
n =5 i i ]
Z g R R—— - _— - v—2< TIM —
0209 $688€ 4 ony H iy | ] | [ NERE
' : 0zLs 0045 LN
1yl 85°EE N 8205 L0z 9522 owwwmu T — + M @ u:m ‘ e _ 7 @ e m\ﬁmo\qm
S€95 d - B
e YT T S 7
@ SWVITTA L | UL N
§L69 1 LLOZaNT ‘ o “TTT _ 1 :_ AJ TITTTT T RN,
T et | RAAIE
N . $1'28 . e \ I8
- | T i g i R | oNINOZHAL
g 8 3 8| | 1868 1865 1968 LE6S 186G SN :
3 g g A
ol o R T I - ~—"aAS0d0dd
1’5z sisz we g 5 o ~ T~ . ASY
) e - ¥ g S mlues  lees 1868 o B B |
I m g 5 5 8 & ] WLy —
] NV
SOLiY NV v . _—
1925 S —
2E0S o0t 002t] o002l
9896 8896 a N T
u 3 o BT} @D
2 3 8 “‘ Gt
9996 9956 I e
8896 956 | 2956 G 7 )
[0 4} 0o'2h . . 58
8896 . ] | RO BN
9896 - ﬁ - r.},MJ\&
g 8896 8896 g EE— | Y
o 2 _ 002" o
3 GLS6 —
9896 96SWINVId m S X £Ls — ASY -
! w H 006 5 o 8 m XS] Iy
4896 8996 2 e 2P g8 Q -
) & . e 0L “
8896 O 3 m 3 m 0008 o w 05} 0021 ‘ !
2896 * m m 8 V B o ooez 8 u 1o
| O T T e P S & 2 |77 =
5 0 m..m %m S z b T - B il R S
8996 8896 i e ) g oEe Yk :ﬂ ‘ | s
Lo S —— 22 s L -
. o i~ e JNx) 3 TTY o
; w598 o % = a8 58 H e \@ D | ‘_
g sez5LM 9 F E S 2 - s U gl
_m & = I3 3 L - P =
g 8 & 6008 o 2 3
' 5 o 06°6€ 3 3 m 8
o : (e uouwIyoIr 0 Al
CED] - o6 6e | 0008 %m R 2 AHV
ST esee TEETT 8
sg % Tgl s i ww w5l
= P P— il i




Attachemed (A

- l(p—

STUIAW @ 3I2 STOISUSWL A0N ,
00THLT-¥0 Zd
¥0/6T/L0 P1EQ [PWSLO
o |
AMH NOLSIALLS S
€T 0¥ L w a_ o
! e / / ‘ J . A o ‘., T : !
gonal S | . o
% % om w! ____________ —2£0] L LN J-il, R —
/ 2 e e |
D, - ,IL . \ h i Lo
¢ — — S A S SRS
2 _ B v _— w P ,_,, s
. DX HANRAANRRAAKLIZK R X AR _ . A
N K RRERERIRISEILRRRR o — T e
N ORRERREIEIIIRARRKS . L
. Q) SR IRIERRRIIKIHILAX] a > J0 VR S T N O
= B IR Er N ] /- e T
000202600020 0.0 0 0 9 000 0078 2 N ONINOZ T L
fow PCSEREIIEREERELRRLRELKK] ol L - —
bRSERLEIILLIHIKIIKS Sl — T
Sttt e lede 2000 l0 02020 0l e %000 § T dASOdodd |
g2 OO N1 030 030200920 900000008 117 N N B N X — |
| e DXXRRAIRHRRRXXXXIXXIKEKY 7 1 T T b
| | | —
o = — IR BRI
8 - - e e P R i i |
X M NS N — | — L _ L M : N !
.ﬂ)v 8 ( _ _ i M \, 4//% -
83 . ] AR
-d : ,‘A : ﬁf. // //
B . L IEER /
1A 4
L puotuydy JO AN
bel

148



20

Bitoe

- Z"‘—

STULIIW U1 AT suoISUALLY SON
TH8YLTY0 24
0/¥0/80 ¥ [eWBHO
[© R RN i .
. —T - QA SWVITHM -
“ 625 ey T Tl 1] 4
| —— ONINOZHA —
R —~@IS0dOUd
@A SIWNVITIIM |- T
L i », i 0 O R N T O
- ﬁ [ m _l.lrLIII._ L
AN : I LB “
%, / EYRITS Z T \ T ;w
£665 2 AR )
3 . bess|| & 1. -
.m m LL0Yy ;\EM
~ o
S W
Z .1/.0.0.10,4.4 rem—— © — 0 SQHVMAOOM
'z O RIRRIRRIRRNS - &l _ w “ = H [
2030020202020 S0 22020 0% b SR
I et odetetedereteteretels LEOS s TN T[T
Q@ RSCERRIIRLEELLRRAIILS NN AR AR RN RS
S CREARRSK I K KRR | T
V”””.”."”’.’.””‘”.’.’."‘.". e Y w M_,-;.wrtm U SO g M. »1 F . z.,f» -
Ottt ettt %8 o Ry e e
8 6 = 0€'94 o U ET RO N S
M .\\‘. : _M _\ e M A*: .1«@!
_ R o N N RN N AR
SN = L I TR
o nl»/.. o
puowyory Jo A1)
. 2y | . .
(A

149



STYLAW Ul 938 SUoISuLI( FION

:3JR(] UOISIATY m m w .—VN; Nl.vo NMH

#0/60/80 16 [2UI8LO

Rttachmar 2L

o) ~ (o] =3 ey =
w,,/ 501

oo¢€lL 00elL 9e'9lL

s AsY

ﬂﬂ.
;H
| H

- 29 -

Tr0Z PRI
BERAH XK
ROLSIRRRAIAKS

BRIRRRIKKS

POISIRRRIHLS

POLSIRRIANAK

0LIERRARNS

PRI

59090

ot
HYAA(
T

‘ [

ooy

L0°0¥

RO

IR
BRISICICXRRX IR

ov'Le

PRI ISR K KRA —
RSt ot tote Al |
PRSI — N NINOZHAY .
SSSROses | A1

QS ALIEAA N XK T .
02vS  RRXMREed 086 i 1 T AIs0dO d

. v.’ » . m !
ChOT  RRAIBEN see SRR

- e IEan i

i
|

@ T 'ON

ad T1dVIN
T

@ SIDNVYA I T

ANMOVT N

,g_ﬁ
f o -
i
| ST
4._@,_. —_

T T H L m @ AL
Zrog V2 Sh 10°L% _ 7202 1 f ,wfzzwg;% pral 3 ”w;mameWm Amﬂ\‘ on |
vmvm vmvm vvvm vomm v‘ :

Wt LU TP LT T

Lo
puowyory jo A1) %

_J

124
124
144
44

150



A‘ﬂud\mof 2

- 29 -

ST LHW Ut 5 SUOISUNUICT 0N

1€95.T-+0 Z¥ o
W

$0/91/80 218 [BuIduQ

€e'gl - S
70 702 Iy =
.// sy

W |
| ~\ 8.0 ! \m.m
/TN | S
ONINOZHAA — G
ﬂ AASOdOUd m

€8 0258 |

10z 110z { )
B[ T i

@i SIONVHA i o | s
.nmm_uzﬁa_ z
VG Ly g€ ve \m
1228 PUOMIYITY JO ALY %

151




A“‘\’M 3

- ‘50..

SAMLTIN Ul 20E SUCISUAUICT “MON

:57(] UOISIASY

0/31/30 :91e(] [BUT3UQ

8SLSLC V0 Zd

7

18.43

6891

144 09vy 14444 ocvy 00i
0C AN AR AN zl
HAV HTIIANVYHO
[ 8902
VLV
. £
_ 89°02 L o
3a| =
S =
W~
A 2 =)
85
S
e ov
Thse 0569

LLLrrerrrerrerrtr e et e
- m>ﬁﬁf~>ﬂ§c T
\
(V) = |
NS ONINOZHA
: qISOd0oud
m al Tz
< _ Ol
@ i
Ha a 2] _
m AV HANI(LL e &7
—
frsceamrrer=g m 60 —kn
I, —s 9
sy _

iy

uc.mIanE JO A1)

7'
te

152




STYLIW B e sustsuRULq 2ION

Sa— 0679¢C-t0 Zd

£0/01/L0 =¥Q (ewduQ

Ritoaoammat 24

KK
IR
000 % %% %%

IRXLK
02070 %%
XRRLEE
S
02070200
ERXRRK]
SRS
RIS
IREE

0
“
T X

N T e ~
\ o
/m.mw i
; i v ) ‘ - «,.L*,_. o
e foalIRIRAMININL:
1] iitinize s AN RN}

%S
55
S

g

\/

., i EUIONINOZEN | 1111111
i~ [ AASOdOYd [T . |

Sy M Ligy

dA 'TVINOTOD

020

X
0,
o

=6
5

L/
%
~

1 X4 ] !

ndas

b L LN
Y VATV

A TTHANANT

1 i
iy T oTETE Tioz T zvoe L

LB TTOIT AVAR)

: “qH 1

H
e |

i

153

18SY LIS

u L~
9630 | 0z “0: | . \A o
W BoweRwe ) puowryory Jo A1) i




Rttachamat 295

STLLAW Ui B SUOISUAWLCT :DION

aleq UOISIAGY @ M N\N.VNI mo NMH

€0/0€/L0 :91B( [eUIBUQO

i i

mw-cﬂ € cvm €Oy €20 M , ﬁ _. Ao 4__,“ __ @ ST W
| : =1 {8 ; w =
Mn«bl.w m cl'02 o m@&m _ F;Lﬂ _xu = ].f.._‘.lu . ﬂ L I %

gl | ol ||l v w

|
!

@I SINVITTIA o s anr i T =
BT i ININOZ TN = =i
SBUUIITH D ASOdOdd -

AN (AN A

TAN 4

CXXN
302
o

D lsi@akk [ TTTTTe

RN
o5
R
5
%

&S
X
S

& ] - i
L€C8 L1288 KK bS8 || Eln— (LTI T o= o 1o
RIRKRRRA - A i | el
KKK KKK e LA LLEH 1
PRARRAKKRKS < IS T e JLE T
%% %% % %% — DY \/\A RN 4

T
T
LD ME

e | EU TR 0 e I A T G .
s 1] g el 1N
Lol b eyt M T 1 10

MNiw T SN e T

= L

T UL

'8Y -

A
=
//X\
};\i/
i
5
E=teds
O
T [ g

.

S Fl

ZL1oe ¢i'0¢ cLoc

154

puowyory jo A




STULIW Ul 518 SUOISUNUICT AON
:918(] UOISIAGY

£0/¢1/80 “ate( jeuIduQ

hovye-€0 24

A,

\

RAttochmodt 2.6

- A% .

I
v0°6¢ . s¥Lz o
9527 | veiz | 95ZC ks
|
» |
8596 8groE mL.om 8S°9¢
|
| i .
ogzz | 9RQY | QEQE M
ce' ki W
HAV IO L =
st | oo IR veir ) AN
DA RARKS e 1|
L0V BOEERKKKS L10Y 068 ||
000 9.9.9.9.4 =
IR KHAIIKS =
920000 02030% =
PERIRRIEKS
oeds sgor  adREIXCCEZE  86ZE 5 W
....... ve Lz . \
EV'SL | ££'6) - L
X e T N S ,
£ i vZS1 vm..: |
i 61’65 B -
—9l've z6°6v _
&
21D 612k
YA 25 bt ~

i

4

o

fs R

CET% By

g

<l )/ W

AT Ty Lo

A= nE

! | ey .

R
L BT
TAY M)

FI00L Jru:

1’
l ¢

o

il

!

ERY

e
P

155

[ SNOFa[D

.

nds

NOZHA - /-

=== g LY

L

Al

L HTRT

o8l puowyory jo A1) ¥

o

ol prmane B

e

%

t el 3
I x




Attadhsmat 23

- 34 -

STYLAW Ul 3¢ suoisuu( 0N

ra1e(] UoIsiAY @ w @.VW N.. MO NMM

¥0/80/10 21eQ [euiduQ

_ L
orL8 il =
2 TA %) ; w : ; m&
- s
B “HE3
et B SEL
Bl B7
@ SWVITTIM = il
12512% LELS 1608
Py N ~
o > 3
=~ -3 by
w w X
rAN T4
FAN YA ZL'oe 85°9¢
&
3 5 a o
~ ~ ~ S
~ ~ ~

156



