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City of Richmond R?port to
% Urban Development Division Development Permit Panel
To: Development Permit Panel Date: January 4, 2005
From: Raul Allueva File: DP 04-273897

Director of Development

Re: Application by Bosa Properties (Richmond) Inc. for a Development Permit at
5811 and 5851 No. 3 Road

Staff Recommendation

1. That a Development Permit be issued which would permit one (1) 17-storey residential tower
above three (3) levels of parking with 175 dwelling units and 793 m? of commercial area at
5811 and 5851 No. 3 Road, on this site zoned Downtown Commercial District (C7); and

2. Vary the provisions of the Zoning and Development Bylaw No. 5300 to permit the
following:

a) Reduce the required building setback to No. 3 Road for commercial uses from 3 m to 1.7 m;

b) Reduce the required building setback along the future Ackroyd Road for the live/work
townhouses from 3 m to 2.1 m; and

¢) Vary the required residential parking spaces from 255 to 231 in accordance with the City’s
practice in City Centre.

N[/ —

Raul Allueva
Director of Development

CAblg
Att,
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Staff Report
Origin
Bosa Properties (Richmond) Inc. has applied to the City of Richmond to develop one (1)

17-storey residential tower above three (3) levels of parking with 175 dwelling units and 793 m*
of commercial area at 5811 and 5851 No. 3 Road).

Development Information

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

Background

The subject site is located north of Ackroyd Road extension (future) and east of a future 9 m
wide lane. Road and lane dedications will be required as part of this application.

o To the north, existing medical offices/commercial uses (zoned Automobile-Oriented
Commercial District (C6);

e To the east, No 3 Road and retail malls east of No. 3 Rd. (zoned Downtown Commercial
District (C7);

e To the south, future Ackroyd Road (1/2 of road to be built as part of this development
proposal); and

e To the west, existing car dealership fronting Minoru Road (zoned Automobile-Oriented
Commercial District (C6).

Rezoning and Public Hearing Results

At the rezoning stage, staff noted that the subject project’s unusually large tower floor plates are
a major departure from the City Centre Area Plan Development Permit Guidelines. This tower
form poses a significant design challenge that must be addressed in order for the project to be a
“good neighbour” and a desirable precedent for development elsewhere in the City Centre. As
such, through the course of the Development Permit stage, the applicant was required to
demonstrate clear advantages of a single large slab tower over a more conventional twin tower
form including, but not limited to, the provision of (Staff comments in bold):

a) A larger, more attractive, and more usable open space on the podium roof.
(The applicants have addressed this issue by proposing a large consolidated floor plate
with connection from the residential tower via pedestrian bridges over the courtyard.
This arrangement enables the open space to be consolidated on the podium roof, and
allows for the provision of integrated, substantially sized, and universally accessible
amentities including a pool and associated deck areas, various large terraces, children’s
play area with a large informal lawn, substantial landscape screening between private
patios and common outdoor open space on the podium).
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b)

d)

1374407

Enhanced sunlight, views, and privacy for existing and future towers nearby.

(Applicant has provided sun and shade diagram (Attachment 3) to illustrate that
consideration has been given to the tower size and location in accordance with Section
8.2.2 of the City Centre Area Plan. The large floor plate proposed has been endorsed
by the Advisory Design Panel as an” experiment” to explore other variations of high
rise building types in City Centre. Further discussion on the suitability of this specific
site for this experiment is included in the “Analysis” Section of this report. The
proposed single large floor plate as opposed to two separate towers, has the following
benefits:

o The location of the single tower close to No. 3 Road allows for maximum flexibility
for the siting of future developments fronting Minoru Boulevard west of this site
with respect to compliance of the 24 m separation between towers in accordance
with the City Centre Design Guidelines.

e The consolidated landscaped roof podium provides visual relief to future
developments to the north, south and west.

o There are advantages and challenges associated with either the single large floor
plate or the two towers built form with respect to the impact on sun and shade on
adjacent properties. Ackroyd Road will eventually be constructed, thus providing a
guaranteed separation for future development to the south, and the placement of
Sfuture towers to the north can respond equally to the single or two floor plate
option. As such, neither of the tower placement options is significantly superior
than the other, and the tower size/placement is not considered to be a determining
factor for preferring one option over the other on this site. ).

A greater percentage of on-site dwellings with direct sun exposure.

(The units will receive similar direct sun exposure in either building form given this
(future) corner location and thus, not considered to be a determining factor for
preferring one option over the other.).

More attractive streetscapes.

(The podium design has been strengthened to accentuate the commercial frontage and
to provide identity to the residential entries. When the both sides of the Ackroyd Road
[frontage are eventually completed, it will provide an attractive and animated
streetscape. In addition, high quality storefront material has been proposed along No.

3 Road.

The applicant’s ability to fully envision the landscaping along No. 3 Road is limited
because of the RAV alignment and street level design has not been finalized. In
consultation with Parks and Engineering staff, it was determined that since the
ultimate RAV alignment is still unknown and the ultimate sidewalk and boulevard
treatment have not been determined, the landscaping proposed for street frontage
should not form part of this Development Permit. Instead, the applicant will provide a
Letter of Credit calculated at $250 per m’ of frontage improvement area between the
property line and the front of the proposed new building along No. 3 Road in a
separate Letter of Credit to be collected at the Building Permit stage.
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Nonetheless, the applicant has submitted an interim and an ultimate landscape plan
for the Ackroyd Road frontage to address the need to prioritize vehicular movement in
the interim until the entire Ackroyd Road is constructed when the site to the south
develops in the future).

e) A more varied and interesting skyline.
(The applicant has modified the original design by sculpting the upper floors of the
building located at the corner of Ackroyd Road (to be constructed) and No. 3 Road to
provide further articulation of the building facade. The applicant has opted to follow
Advisory Design Panel preference for a symmetrical roof expression to maintain the
formality of the design rather than vary the expression between the two vertical
elements that form this building).

On balance, the proposal can be supported as it represents a unique treatment which has some
advantages including the consolidating the open space on the podium roof and increased
[flexibility of tower placement for the surrounding development sites.

The Public Hearing for the site was held on July 19, 2004. No delegation or written submission
was received at Public Hearing, and no issues were raised by Council to be addressed at
Development Permit stage.

Staff Comments

The proposed scheme meets the intent of the applicable sections of the Official Community
Plan (OCP) and is generally in compliance with the applicable Design Guidelines in Schedule 1
(9.2 General Guidelines, and 9.3 Multiple-Family Residential Development Permit Guidelines
(Apartment) and Schedule 2 (2.10 City Centre Area Plan).

The revised scheme attached to this report has satisfactorily addressed all the significant staff
comments that were identified as part of the Development Permit application review process.

Zoning Variances

The application is generally in compliance with the Downtown Commercial District (C7) zoning
requirements of the Zoning and Development Bylaw No. 5300 except for the following variances
(Note: Staff comments in bold):

1. To reduce the required building setback to No. 3 Road for commercial uses from 3 mto 1.7 m.
(Staff support the proposed variance. There is a substantial road right-of-way along this
portion of No. 3 Road to accommodate future transportation options. It is considered
sound urban design practice to encourage commercial activities up close to the street edge
to animate the street. The 1.3 m variance requested will enable the commercial portion of
the building to have a more urban street interface without adversely affecting the
liveability of the residential units above street level).
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2.

To reduce the required building setback along the future Ackroyd Road for the live/work
townhouses from 3 m to 2.1 m.

(Staff support the proposed variance. The reduced setback will not create negative impact
on the liveability and streetscape along Ackroyd Road. The visual privacy for the
townhouse has been addressed by elevating the patio slightly above street level and by the
proposed landscaping.

In addition, to the RAV fee described earlier, the applicant is contributing 50% of the
estimated cost of the full construction of the Ackroyd/Elmbridge Connector Road between
No. 3 Road and the service lane at the rear of the consolidated development parcel. As
well, the applicant will be constructing a fully functional temporary road access along the
Sfuture Ackroyd Road in order to provide vehicular access to the lane, as driveways are not
permitted on No. 3 Road.

Only six (6) live/work three-storey dwellmg units will be fronting Ackroyd Road (future).
Therefore, in consideration of all the temporary road work, the right-of-way requirement
along Ackroyd Road (future) and the financial contributions, the proposed .9 m setback
variance of the setback along Ackroyd Road (future) is considered to be reasonable).

To reduce the required residential parking spaces from 255 (Parking Bylaw Requirement) to
231 (City Centre Policy).

(Staff support the proposed variance. Applicants within City Centre are eligible to reduce
the proposed resident parking to the City Centre standards in locations close to amenities,
services and public transit. This site is along No. 3 Road with connections to local buses
and B-Line and RAV will be constructed along No. 3 Road in the future. No reduction to
visitor parking spaces is proposed. The applicant has proposed 49 shared retail and
visitors’ parking spaces in addition to the 231 residents’ parking spaces in accordance with
the Zoning Bylaw requirements. The proposed 49 shared parking spaces are sufficient to
accommodate operational requirements for visitors and commercial tenants).

Advisory Design Panel Comments

This application was presented to the Advisory Design Panel (ADP) on August 18, 2004. The
Panel supported moving the project forward subject to the applicant resolving the Panel’s
comments with staff. The applicant has worked cooperatively with staff to address the Advisory
Design Panel comments (excerpted from the ADP Minutes), which are as follows:

(Staff comments in bold)

Resolution of the form and massing of the tower.

(The Design Panel supported the proposed tower floor plate (approximately 1,275 m’),
which is more than twice the recommended City Centre Design Guidelines (600 m”), as an
experiment to create variety in the City Centre. The potential visual impact of the proposed
single floor plate has been addressed by conceiving the design as two towers joined by a
recessed glassed corridor to minimize the visual impact of linking the two buildings.
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The design challenge of this approach is the articulation of the fagade to create interest,
the accentuation of the verticality, and the creation of a varied skyline. The applicant has
responded by strengthening the podium expression and the entry features to the residential
tower to add interest along the street; accentuate the vertical expression of the tower by
articulating the facade of the building to give the appearance of two (2) towers joined by a
glass connector; and create a rhythmic facade expression by stepping the building. The
upper floors at the corner of No. 3 Road and the future Ackroyd Road have been revised to
create some variation of the skyline and to respond to the “corner” location).

¢ Improvement to the design of the commercial streetscape along No. 3 Road.
(The commercial canopies have been designed to be substantially different from the
residential entry canopies to vary the architectural characters between the uses. The
reduced setback to the street and the incorporation of full height glazing allows further
opportunities for commercial activities to be visible on No. 3 Road and to animate the
street).

e Improvement to the design of the auto courtyard and associated landscaping.
(The design of the auto courtyard with access from the future Ackroyd Road has been
refined. The incorporation of additional and more substantial landscaping soften the hard
edges along the vehicular ramp up to the second level, help create a sense of arrival to the
central drop-off area adjacent to the lobby, and “humanize” the space. The water wall
Sfeature on the east parkade wall directly across from the lobby provides further animation
of the space).

e Explore the possibility of ensuring visibility of the parking structure from the street (auto
courtyard).
(Additional openings have been incorporated into the west facade of the parkade to
minimize the sense of “enclosure” within the parkade and to increase opportunities for
natural surveillance from the lower floors of the tower. Other Crime Prevention Through
Environmental Design (CPTED) measures, such as the provision of adequate lighting,
glazing in elevator lobbies in the parkade, gates separating residents’ and
visitors’/commercial parking are incorporated to ensure safety in the parkade).

¢ Significant refinement of the podium roof level landscaping.
(Since the Advisory Design Panel submission, the landscape design has since been refined
to provide further details including plant sizes, quantities and species; paving materials;
details of walls and trellis, and cross-sections to clearly demonstrate the intent of the
landscape design. Further details on the landscaping and open space is provided in the
Analysis Section following).
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Analysis
Adjacency

o The construction of this project will enliven the No. 3 Road streetscape and contribute to the
opening (half road) of Ackroyd Road to the south. Provisions have been made for both the
interim and ultimate treatments of the streetscapes along No. 3 Road and Ackroyd Road
when the final road construction is completed.

e The applicant has incorporated further design development to add architectural detailing to
the north wall of the parking podium to relieve the bland massing that will be visible until the
site to the north redevelops.

e The west elevation of the parking podium is well articulated with a series of openings
(protected with aluminium screen) along the lane.

Urban Design and Site Planning

e Design development to the No. 3 Road streetscape has been kept to a minimum except to
provide some street presence for the commercial frontages given the uncertainty with respect
to the RAV alignment on No. 3 Road. A payment in lieu has been arranged to address the
construction of the streetscape (See Landscaping and Open Space for details).

e Two (2) principle entrances are provided to the residential tower. A pedestrian-oriented
double storey lobby is centrally located along No. 3 Road. A second entrance, directly across
from the No. 3 Road entrance is located off the auto court on Level 2 to facilitate passenger
pick-up and drop-off, as well as to provide pedestrian connection from the parkade to the
commercial units. The auto court and access is designed to feel like a narrow street with
planting and landscape features to soften the edges.

o The site is affected by Airport Noise Contours. As part of the rezoning condition, the
development has registered a covenant to disclose noise restrictions and the developer has
agreed to engage an acoustical consultant to determine suitable construction details to
address Section 9.2.5.B Noise Mitigation of the Development Permit Design Guidelines as
part of Building Permit application.

e Typical unit type G is designed to be easily convertible to full wheelchair accessible units
with minimal effort by eliminating one (1) of the bathroom sinks and creating an open area
below the bathroom counter in response to Section 9.3.15 (Equitable Access) of the General
Development Permit Design Guidelines. Potentially, up to 12 accessible dwelling units can
be created as required.

e The canopies above the commercial units and the residential entries provide weather
protection to facilitate pedestrian movement along No. 3 Road.

e Provision for loading bay has been made in the lane for delivery and moving trucks.

e Building ventilation systems and utility kiosks will be screened and designed to minimize
noise and exhaust in pedestrian areas at the Building Permit stage once their locations have
been determined.

e The applicant has proposed a total of 191 secured bicycle storage spaces and 35 conveniently
located visitors’ bicycle parking to support cycling as an alternative means of transportation
in accordance with the City Centre Design Guidelines.
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e Design dévelopment have incorporated natural surveillance opportunities, adequate level of
lighting on the roof podium and within the parking garages, gates separating residents’ and
visitors/commercial parking, eliminate areas for concealment and incorporate glazing into the
underground elevator lobbies and doors to prevent crime and improve safety of the residents
in this mixed-use development.

Architectural Form and Character

e The massing and height of the building departs significantly from some aspects of the
applicable design guidelines, particularly the issue of the larger floor plate discussed earlier
in this report. Nevertheless, this proposal is supported by the Advisory Design Panel as an
experimental approach to address this site. This one-time endorsement should not be
construed as a shift in the direction of the City’s City Centre Plan design guidelines with
respect to massing and built form. The applicant has demonstrated that the location of this
site (future corner) and the lack of significant impact on the development potential on
adjacent sites (with respect to tower placement, sun and shadow impact, and open space
configuration) warrants consideration of the proposed design to introduce some variety into
the built form of the City Centre.

e The commercial units along No. 3 Road provide retail continuity to animate the streetscape.
The live/work townhouses proposed along the Ackroyd Road extension establish the
beginning of an urban streetscape to guide future developments along Ackroyd Road.

e The building form is generally symmetrical and formal. The proposed building fagade is
highly articulated with large indents, cantilevered balconies above the podium floor and
landscaped roof and well-defined commercial frontages along No. 3 Road.

e The penthouse levels of the towers are further recessed than the typical floors, accompanied
with a change of glazing pattern and interesting roof expression to further enhance the
skyline. The two-storey penthouse level steps down at the corner of Ackroyd Road and
No. 3 Road to respond to the corner location.

e The proposed finishes include painted concrete in muted beige tones, bronze and clear glass
with aluminium window frames and accents. The projected balconies have aluminium
railings with glass panels. The commercial units are finished with storefront glazing and
metal and glass canopies. The proposed colours are variations of warm grey tones.

e The internal auto court elevations have incorporated a balanced solid and void expression on
the parkade facades and significant amount of glazing on the residential tower fagade, as well
as landscaping and pedestrian walkway to create a pleasant entrance to the development.

Landscaping and Open Space Design

e In consultation with Parks and Engineering staff, it was determined that since the ultimate
RAV alignment is still unknown and the ultimate sidewalk and boulevard treatment have not
been determined, the landscaping proposed for street frontage should not form part of this
Development Permit. Instead, the applicant will provide a Letter of Credit calculated at
$250 m* of frontage improvement area between the property line and the front of the
proposed new building along No. 3 Road in a separate Servicing Agreement to be collected
at the Building Permit stage.
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o The applicant has provide interim landscape design along No. 3 Road frontage including
street trees, paved surfaces and sidewalk to ensure that a high quality urban space even
before the final street treatment has been determined. However, it is anticipated that No. 3
Road streetscape will be resolved prior to the completion of the construction of this project.

e The landscape design is generally of high quality. Careful considerations have been given to
the programming of the podium roof top landscaped area and to improve connection between
the two roofs and to enable them to complement the functioning of each other as described
earlier in this report.

e The applicant has proposed a cohesive landscape design scheme that builds on the formality
and symmetry of the architecture. A combination of hard and soft landscaping on the roof
podium has created a series of outdoor “rooms” to provide a variety of outdoor
experiences/amenities for the residents. The amenities include an outdoor lap pool, lawn
area for sunning and active play, terraced greens with seating and trellis for quieter activities,
and an separate children’s structure tucked into the corner of a large informal lawn for
children play.

e The podium is fully wheelchair accessible via a series of ramps and sky bridge connecting
the residential tower to the podium roof. The sky bridge is located entirely within private
property.

e Landscaping and walkways provide privacy separation and transition between the private
patios on the roof deck.

e Indoor amenity areas are provided on both the second and third level. The third level
amenity room including spa, steam room gymnasium and change rooms have direct access to
the outdoor lap pool on the landscaped podium roof.

e A roof deck facing No. 3 Road overlooking the landscaped roof (on Level 2) is provided
opposite to the elevator lobby east of the Level 3 amenity room.

e An interim landscape plan to illustrate the scope of work that will be completed prior to the
completion of No. 3 Road improvement and Ackroyd Road has been provided.

e Paving patterns and landscaped tree island have been introduced to visually and physically
separate vehicular and pedestrian traffic to minimize conflict between vehicular uses and
pedestrian safety. In addition, other design features including waterfall, planters, trees and
shrubs help to bring down the grand scale of auto court to a more comfortable human scale.

‘e Lighting has been incorporated into the landscaping for night use to provide a sense of
security.
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Conclusions

o The proposed development proposes a unique massing to provide some visual variety in the
City Centre. The applicant has worked cooperative with City staff to address urban design
and road related issues. Staff therefore recommend approval of this Development Permit
application.

Cecilia Achiam, MCIP
Urban Design Planner
(Local 4122)

CA:blg

Att.  Attachment 1: Project Data Summary
Attachment 2: Advisory Design Panel Minutes
Attachment 3: Shadow Diagram

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

e A Letter of Credit for $ 419,742 for landscaping will be required.

e Existing 3 m utility right-of-way (R.O.W.) across the north edge of the site secured via LMP33205, needs to be replaced
with a Public Rights-of-Passage R.O.W. (vehicles and utilities), plus the new R.0.W. needs to extend an additional 9 m west
to assist in providing future lane access to Lot B, Plan 12673 - 6040 No 3 Road.

Prior to the Issuance of Building Permit:

e The developer shall enter into the City’s standard Servicing Agreement to design and construct beautification improvements
to City Centre standards at the developer’s sole cost (e.g. no Development Cost Charge credits apply) including, but not be
limited to:

°  No. 3 Road — Design and construct modifications deemed to be necessary by the City to the following:

a) Frontage road,

b) Driveway to 5811 No. 3 Road;

¢) Landscaped area between the consolidated development parcel’s east property line and the back of the existing
No. 3 Road sidewalk; and

d) Traffic signals at the No. 3 Road/Ackroyd Road intersection.

Ackroyd/Elmbridge Connector Road (Interim Use) - Design and construct an interim driveway between No. 3 Road

and the project’s proposed auto-court and associated landscaping, to be situated within the dedicated right-of-way and

associated Public Rights-of-Passage right-of-way along the south edge of the consolidated development parcel.

Rear Service Lane — Design and construct laneway improvements within the required Public Rights-of-Passage

right-of-way including the addition of a 1.5 m wide concrete sidewalk along the east edge of the right-of-way, a

continuous roll-over curb along the west edge of the sidewalk, street lighting within the sidewalk, and reconstruction of

the lane as required, to the satisfaction of the City.

e  The developer must submit a noise impact study, prepared by an accredited acoustical engineer, demonstrating that
appropriate measures will be employed to address aircraft noise to the satisfaction of the City.

e  Engineering Dept has also advised the capacity of the sanitary sewer line in the lane will not be sufficient to handle the
number of units proposed, so sanitary sewer line improvements will be required. No 3 Road frontage works are limited to
what has been negotiated via the Development Permit process. Works to be done are to be completed at developers' sole
cost. No credits are applicable.

e  The applicant to submit a Letter of Credit the City to address the $250 m? frontage improvement payment-in-lieu for the
portion of the sidewalk adjacent to the proposed building fronting onto No. 3 Road.

1374407



Development Application

g}%Of Richmond Data Sheet
0.3 Road
Richmond, BC V6Y 2C1 Development Applications Department
DP 04-273897 Attachment 1
Address: 5811 and 5851 No. 3 Road
Applicant: Bosa Properties (Richmond) Inc. Owner:  Marpole 88 Holdings Ltd.
Planning Area(s): 2.10 City Centre
. . 2 6,694 m”~ (Ackroyd dedication
Site Size: 6694 m completed at rezoning)
Land Uses retail 169 apartments and 6 townhouses
OCP Designation 2.10 City Centre
Automobile Oriented Comm.

Zoning (C6) C7 Downtown Commercial
Number of Units 175

Bylaw - » Tt

Requirement Proposed Variance
Floor Area Ratio: 3.0 2.91 Complies
Lot Coverage — Building: 90 % 74 % Complies
Density (unit/acre)/ (units/hectare) 105.8 upa/42.8 uha Complies
0 m to parking

Setback — (North) Om podium Complies

4.55 at tower
1.7 m (to CRU)

Setback — No. 3 Road (E): 3m 5.9 1o tower *1.3 m variance required
4.0m at_CRU Setback of .9 less from Ackroyd
Setback — Future Ackryod 3 2.16 m at Live/work | R.O.W. resulting from additional
Extension: (S) m townhouse dedication given to the street
3.9 at tower Variance required
Setback — future lane (W): 0 m 3.1 m at parking Complies
45 m 45 m Complies
Lot Size: n/a .67 ha Complies
Manoeuvring Aisle 7.5m 7.5m Complies
Off-street Parking Spaces — 255/34 231/49 Variance Required

Regular/Visitor and commercial: For Resident parking
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Off-street Parking Spaces —

Accessible: 6 6 Complies
Off-street Parking Spaces — Total: 289 280 Variance Required
Amenity Space — Indoor: 100 m? 513 m? Complies
Amenity Space — Outdoor: 1020 m? 1706 m?2 Complies
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ATTACHMENT 2

PARTIAL MINUTES FROM THE DESIGN PANEL MEETING
Wednesday August 18", 2004 - 4:00 p.m.
Rm. M.1.002

RICHMOND CITY HALL

Residential Towers/Commercial Retail
Foad Rafii, Rafii Architects DP 04-272897

5811 & 5851 No. 3 Road
(Formal)

Ms. Achiam, Planner, commented that this project had previously been
presented to the March 4™, 2004 panel meeting. At that meeting, there
was a referral made to the panel and to the applicant to come back to the
panel to address issues pertaining to tower massing and particularly large
floor plate.

Mr. Foad Rafii reviewed the form and massing of the building in light of
the previous panel referral. He reviewed the site layout and connection
between the two towers along with a brief summation of the landscaping
on the ground and second levels. Mr. Rafii then focussed on the changes
to the two towers, with particular focus on the revision made to the roof
form. A comment was made that in general, the floor plate for the
building had not been changed. The architect also briefly reviewed the
auto courtyard.

The panel then proffered the following comments about the project that:

% Generally, this submission was an improvement.

% Suggestion was made about lining the driveway entrance to the auto
courtyard with landscaping on both sides of the drive aisle.

% Comments were made about utilizing higher quality material in the
auto courtyard along with lower level planting and landscaping.

% Landscaping along the No. 3 Road frontage required more work.

% Landscaping on the podium level needed significant work. The plans
submitted are very conceptual and have not been fully resolved.
Comments were made that the placement of trees appeared too
jumbled and complex. The arrangement of plantings should be
simplified.

% A comment was made that the very concept of an informal landscape
plan did not complement the formality of the building and site plan. A
suggestion was made that landscaping in the courtyard should better
complement the formality and symmetry of the building.

% A suggestion was made that efforts should be made to ensure that the
two buildings remain more symmetrical rather than asymmetricat.



Minutes of Design Panel Meeting
Wednesday August 18", 2004

Meeting Room 1.002, 1* Floor, Richmond City Hall

ITEM MINUTE

SUBJECT FILE

1309086 / 0100-20-DESI1-02
1345736
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A comment was made that “Unit type G” could be modified to be
universally accessible and that the overall design was well done from
an accessibility standpoint.

A CPTED comment was made that there was no visual connection
between the street and the parkade, which could pose security
problems.

Comments were then offered about the main transportation access to
the internal auto courtyard and how this was critical to the project.

A panel member made the comment that the new roof form was
disliked.

The panel chair summarized the panel's comments. The chair
emphasized that the upper portion of the towers needed work to
improve either the symmetry or asymmetry conveyed through the
tower design.

The chair emphasized the need to better articulate the commercial
facade along No. 3 Road.

In response to the panel comments, Mr. Rafii offered the following
comments:

Acknowledged that the landscaping within the auto courtyard required
improvement.

Attempts could be made at visually opening up the parkade to better
address CPTED issues.

The architect then questioned the panel's comments made with
regard to the revised form of the towers.

It was moved and seconded
To allow the project to move forward subject to the following
conditions:

o2

*
\/
0’0

Resolution of the form and massing of the towers.

Improvement to the design of the commercial streetscape along
No. 3 Road.

Improvement to the design of the auto courtyard and associated
landscaping.

Explore the possibility of ensuring visibility of the parking
structure from the street.

Significant refinement of the podium roof level landscaping.
Ensure that the resolution of the above mentioned items be to
the satisfaction of staff.
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City of Richmond ]
Urban Development Division Development Permit

No. DP 04-273897

To the Holder: BOSA PROPERTIES (RICHMOND) INC.
Property Address: 5811 AND 5851 NO. 3 ROAD
Address: C/O DALE BOSA

#1200 - 4555 KINGSWAY
BURNABY, BC V5H 4T8

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

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

3. The "Richmond Zoning and Development Bylaw No. 5300" is hereby varied or
supplemented as follows:

a) The dimension and siting of buildings and structures on the land shall be generally in
accordance with Plan #1a-b attached hereto.

b) The siting and design of off-street parking and loading facilities shall be generally in
accordance with Plan #2a-2b attached hereto.

c¢) Landscaping and screening shall be provided around the different uses generally in
accordance with the standards shown on Plan #3a-d attached hereto.

d) Roads and parking areas shall be paved in accordance with the standards shown on
Plan #2a attached hereto.

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

f) Subject to Section 692 of the Local Government Act, R.S.B.C., the building shall be
constructed generally in accordance with Plans #4-12 attached hereto.

4. As a condition of the issuance of this Permit, Council is holding the security set out below 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, or 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.

1374407



No. DP 04-273897

To the Holder: BOSA PROPERTIES (RICHMOND) INC.
Property Address: 5811 AND 5851 NO. 3 ROAD
Address: C/O DALE BOSA

#1200 - 4555 KINGSWAY
BURNABY, BC V5H 4T8

There is filed accordingly:
An Irrevocable Letter of Credit in the amount of $419,742 for the development.

5. 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.

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.

This Permit is not a Building Permit.

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

MAYOR

1374407



086G
9e'8¢

16'901

dd ¢ 'ON

Dimensions are ir} METRES

Original Date: 07/27/04

Revision Date:

e

Fra#4 [45K44 1544 0T'vy
GG/LS [244°) 2749 1685
@
g < heid @
- - i g ) b
- - ~1 @ -~
>» o @ @
z§°ce
62T 2522 oy
[£49% 6E'Ce {1073
‘j @i € 'ON

City of Richmond

JATd 04

DP 04-273897
SCHEDULE “A”

/A
A\ 4




w 151015 t390 avew ¥2201 i
~o\ ¥

“ 35va01s w1501
on bimsC e - 3 il RELILRAIINY
1334 NI 33V SNOLIVATIE QNV SNOUNIWIQ o & NOCE
—— T £l €5 OCE
o saisie wioc N\. . . s35n x < rwacs
" VIINIQISTE ONV TYIDIEWNOD IHI AGEMITY QIIAO “ °ewocy
30 TIM NOLIVEV43S DUSNQDV JALDIHI UVYNDIAY w“ NH “%“
mcaw N o mwm IO HITYIH TVIHITW JHL 4 £ywoce
LITHE R3A0T A9 GIGNIWY JO HLM GIIININOD SY SNOLVANIWWOIIL o s
—=3s 2= SINVIINSNOD 3H1 NO GISVE ‘NOISIG TYNU EE

3HL OIN) GItVICHIODNL 3§ TIiM STANSYIW DUSAODV IKL

20 buese L1=91/1 ¥ NOUDIS 24 i 2ot 1000110 - 33v4s WY
AUt ErLSNOURS “MYT-A1 JSION HiIM A14WOD ONY QOOHIOSHOIN e | hed O 1owas winry
i 10113 3KLNO 1OVAW ZSION JZIWINIW OF QIYI0) ANY TS0 oy o st
Ec DD SNOILVALE HINON / 1S3 26V QINOISIG 39 THM SWILSAS ISNVHXS ONY SAOLIVAWOD Ve i PenED, Peibomiigivi
Iz €ON SNOUVAZT HINOS £ 16v3 (6 ‘SIOIVIINID “SNOLVIINIA) INIWAIOT WOINVHIIW ©: w06 - 29¥43A02 101

, SNOUYATY 30N “MYY-A9 NOIS FHL
hinhi O1IDNVQUOIIV NI SINYN3L FUNUNJ FHL IO NOISIG JHL Wit MOBE OV C I iamn

NY1dJ00¥ 802V

=

1K
I
1]

T

i

L322 01 NIMO NIV
ASNOMINGd 1 B 9, 90T 200w OINi GUVIOJIOINI 28 THM IDVNDIS IDV4S WVIDIIWWOD A2 DN W ON W
NLINIA SUONV I BATT 902V WOSSHAXT GOANDY TWAIN WNS
iy N¥d200% WwOIdAL  SOT¥ JOLISIA GNY VD VWS LI SIOTMINGD
Y EATT vO0Tv 4US NO GFIITTVT ANV QINN 39 TiM STIVAS ONDIAY IHL NOLDHOBe KwIM K 1T 40 XOVALS| ‘ave-on v
EWAT £0ZV
S seew WA T oo o TR
NIVW EATT 02V ONDIYJ JHL RUM IDNYOIOIDV NI 38 THM AUNNDIS ¥ i FHHW NSOV
SNY1d 3001 AI34¥S ONIOEVO3N IINLONILS ONIXEYS 3L 4O NOISIQ 3HL TS M e TV B 5 78 WAL IO] WL SU¥Es 10524 E14 1< SITACH SNBWVIWIOL
(AT 0,534 DNV TIOL
AGALS MOGYHS  B0LY “MY1-18 ONIEVY ZE SRS D
N ; NOWUVAIT DAINOD  ZOLY FHL 4O SNOISIAOI INVATIIY THL HUM IDNVAIOIIY ®a
VAYNYD 612 Z02 4 Yid DEINGD  1OLY NI 38 TIVHS SI¥NSVIW ALRINOAS ONY A34VS ONIGIVORN w7l
J8 ¥IANODINVA z (SADVY ¥O/ANV SHXD0) SANNGIWOD 'SWOOR L S T
1S 3MCH 00s! < SONIMVAQ 30 31NGIHDS ¥ VIVA 123r0dd 100V F124D18 ONIGRIDNI) SIDVAS TIDADM FM1 4O NOISIA IHL
ING I LINns 1SN ONIMYEG IVINIIALROYY =3 20521
v “SONIMYET NO NMOHS SV SI3JVIY4 4O 4Ol OL . g T ¥
Loy $pra1g — IHOIH TWLOL 94¥ Sy = (.0-S) SULIW 92" L - WAUIW L¥ B " 4 2
P ! i SMOTIO! SV NOUYATH DIGIG0ID .0. z B 2Hd o 4 I
Lo 3HL WOUS SEZLIW £ S) YOVHYD LEOJSNVAL A% z @ LHd z z u
] GIUWE3d SV SV IHOIIH GILVESS WIWIXYW 3H] : »e ¢ s : s
. — STION WYINTS : ac-anz H SIioL $iGGT ON ¥ TR TN
iese -m«mum ves N a7 3T+ C02 o [SYINY STO0D) (W) UNR
- = NIT 0L 4
£59¢C mm,w ro¢ g 54 N - GIE 3 00Tt it 06 0I00L YINY VIO:
? z ~aa .ot a EX] ®o WSdn FOWINGY
O 54 =12 3 %0 [ VIO FSTONING
3 @ e 8 oon %0
it arm: v o0e 0o
< H . 0300 HL xo w0
- Fre on 341 oo 0o
—_ NOUNKILSIC INIA bay 000
T e e b o o 11 1 L T FTd 1 200 600
w. u fl U B H_ S u ot 000
< b i g | b et e P ] 4 e pedd
s F1] 0 000
S S S ] e = 5 B 2 00 00
> e g | a0 | i bl s g %00 000
s SEEAEEE :
H 00 [V
; a0 R )
g T — AT MG
[ E) ABHTAY Vv SIO¥S  aAdl
Mm.w ; M Lllmll T T llavews VaVEOBY
T T HYI3H IMVISOM § SIHINIHY Y 691 pastl]
m i GI04ON Bl ) BN AN
] 00 core! Llial €T AINAOU 15F
i OTEO0R 2499 e AW S
{ W v3av 466w LATVaiw 3 )
i
[T} O —
30 NN vy Navas
] w M 10 01 SNNOTE (=) TONINGT
i = —
i
ISl

T
1

EEEE

,Jﬁ =

|

T e

I ] “U

!
1

& T e T TER e

SNOSINZY




y

L2V . Q= -
s G LTSS

v e
.| 7z |SST00V AUVHOAIWIL ONIMOHS

=

.ﬁ«\\\l 3NV $S300V 3u13
% LA
pE= ax 4&% ‘
OO ANNORS o

i bumc wl‘»‘fflﬂhl.ux.

-]

=ozzzl LAQQ ), 2% ()
e | AYOY IUNLNS ONIMOHS ¢ w

Ko
b

fas

VOVNYD 612 I5A
2¢ ¥IANOOINYA
1S IMOK 0C9L

xva
$59¢ 889 V09
121

RAFITARCHITECTSINC.

[
s+ — sTIVIS &2

H IONDRIVE
1d INIQISTY




27
RELEN
~x700 Cinv

0. bumarc

IZ 'ONDWHOIR
‘G¥ €N

iose

SIWNLINIZA

vsOE

YOYNYD 617 1A C
38 ¥IANOIN¥A
18 IMOH TI8d m
INO 31.78 v
-
%)
Pt
o
jung
o
or
<
.
o
i
=
z
E

~o T &

g1 70 84

L68CLCTO

¢ 13AI1

)

w0
o
)

g

-l IONNOT
ALIN3WY

STWVLIS It
ONDRIV 2ot
IVIINIQISSH

.....

Ay Wbt o F

e 3

(Z)
©)




€02V noe € 13A31

=1 —=1L68¢LEZVO, s . i

o rostes o 54 3 £ g
5 - ¢ 5
RELER 007 20 834 i e : =
3I0AIXE/ALINIWE == kil ” i

36 "ONOWHOI
‘T gon

soutose

-
VAYNYD) 612 294 8]
38 ¥IANOINYA
1S IMOM 0091 z
iNO 3lins
w2
wos i o p—
wo) 1l C
1
[21 e
SSPE GRS P09
3 x
&
oL [-3
2
< a8
El
- 3
- z
- E
" 3
3
e
o
Z|
z
z
H
2

| STVIS 19

ONORIVA £d b —

—_——— e il A

o i} 3} 3 8 e

|||||||| e ——————— i
¥ & 38 3 a9 B T kil 3 A N
s i - -




s ety ERAT 73 Y B A 54 S 11

EN S
ve ooy
= mamows “on, oo

i ot 4 sescans 0

‘peoy € "ON

WOWNYD £72 298
D€ ¥IARTINTYA
15 IMOF C291
s.108

INO

s

TISE 8RS rCY

xv,

$59C 885 r09
.

re—
- -] o
Bz o s | percs e |-
Baca e | pox. dea | o
[ ey

)
| e sewsy e
ERTE SN
) Scwak iodin
! Sewank iodls
[ Towe  oc e
Bunyby
A 934 JuBan oace
1005k
| [I=RETFITENT) YTowak 10l
¢ woaze
| an-gnis sousor 1001k
,_ & UoyjoBus B0 Towsoe 041z
™ (ao0i1s9d §) o
A SO0 BNQ i
puabal
SRIOPUDS
Buvsaubius 303
13d 5D fous Doy

BB DM Im
X0 [64U0D UOHDBI BITYO

Buysa uiow
0} 5351 183US MBU
Suy 5ojom
@2 uoyobus 8IS0,

DO 2105 Yia
ADMIPIS DBIOUOD D

ADMBPI 91225000 BuUE
BIUOK I 9.
dn-anys uoyoBus 1540

sy PRS2

adou- =

WoN s

SPIOPULT DUt T2
505010 2o, T2
AOMBDE 2425072

1SBuATE FE R LT

e =
4 OUOIDSY MIN BB DI ik s

B

Ao

Y e o

K o 5wy

Sow0r
260
S0wsx

Fows0r

dn-qnis uoHOS
2au 1981 B8O

{io104 5e) 533005 DL
o001 39q PIBW

uavea o 7

youaq ol 9

POPUOIS VI
0} 90 O} UHOBIA BISHO “BHIDUINOW JO 51
104 Ayaddoxd KNG UO PADISU 3Q O} JDIOAUCD
UooBua “BUIBANQ DO (WO) WIISAS UoYOSuI

51020085 U 99 0} BUDISHUDI HOS JASHO TY

1BION

avod € 'ON

o 55008

pauDIas
2q 0; a4 Buysxe.

$SPIOPUDIS
Buuasubus 303 B9 O
BuSy i g 0w

urioN

et

ol ﬂ(J\x
B \/@

Apayso

suswwod ans

PoCmIOR WAD s
bary SsaUO0Or

2woN uowwed

mO/Jr‘N
ALINIWY

sgom 52O
891500 O
el

wDN [DUDI08

215 20D O3 19DI10G
3,3/0003 diD /e
34046 231 1AW

sawwod ang

1%

E5UIMOID IR B8s-BulLSE ‘-
SULINOD DINDBISE

592100 J0} UOLZ5US /!
90U IBIUTS - TPIODL
NG BPAE BASBD AN 21T

woN uouacT

-

SHUN BSNOL MO}

WD joowtog
B 1961

o
Buoc

—

8

| Spir SuuaauBE 2250
O NC 2D D@Dt D
co i

Ll

T HA01 00

imuoD 2boqiob 4
4 JOm 33UOIT 3.8U0D
e diD $A0Men U0
] i
- ¢ Uoapd 312000
E - Ao 5 v %
s f I
piotoal B T aoEy Y,
toous 4. 2 HIEE A
£1 143 g Jre BRI BOCE
e = Buvamoy; Ao ————————f
1
4 wouta |
- ———cjew
o 5106 somoyS] VIR g e [
Bunuby d wsiuy WOOK /1
254 JuBudn 81613U00 113 MOS
i I [ D
saufuin ]
T 251, juBydn
= =T T T
- ——
| T T
| P11
. i 1 h i
R ! [ |
j e | . €
oe
| |
I H
I
A - T
| L vt 1 A '
T t H i
i i A : i i
Z g0 0 by |
(A W ! ! | | !
e e e
Bunubi AOMBPT B DUTE T T

2314 1ubudn

Buy Apeacd

< 2puUDIs BUNBsUIBUS YOO
<; SpOPUDS BuiyBy 800



ve [anes
on ey o a

:
: {noy oy
7 J/I3AST pUnoin
1 el woj
i - e
N Sy =
—— -
PR —

puowysty
‘peoy € "'ON

YAYNYD 61Z T5 A
3% ¥IANOONYA
15 3MOH 05SL
iINO 31IfS

122748 T 108 K1)
xvi
$59£°889 ¥TE
1l

RAFITARCHITECTSINC,

BT Wy Ry

19045 puRRE 2511001 -

ALl AN3HH m_.rzsujo

[—y
e - -
Buaezas oy poras |y o
Buumzas e | v m
woras oy o | vors -
s pumiogassc 4 e ot -~

] e lhroso

2 23 0} UOHOEUY RO “RICIUDUS JO 250
10, 41590501 HHANC O PAOISE 3Q OF BOHUOS
“ucm0buy “BUPENG DIDYS WOK LsAs Loyobus

SO UC 2 01 AADIPRE YOS JAHC TY

GioN

BaS popag

iByon

sy |

dnas
wouslug asys 1

dosdsl |
pEIYpESe

puabai

SpROLIS
Buuasubus 220
50t 50 \OUBE X33

o oI
£0 104133 UOUDBW! By

o @om
.7 woyobus a0

SHDW 075 Ui
RDSDS BIBIOUSE T

WOMBTE 243002 Gmsxd

U W9

Sr-anys UOKOBuA kYO

0104 5] 56300 0}
SA00) o 5B

wouaq Pivw: &

ROPUDIS DivE

940N

20 0. 304 Buysrs

525040 F SDWUAIRY

I PR SO0 1< B

sBaues @7 080 9
SPMOUOZ OPOuE O
Dunuosor ooowE !
WRUOHIPI WAuASOr  GZE

SOmQ 0TI DIOREIE LT Ll

Aow st uod

©ugn. snus

BARNES w2 sapioubi 0A0IDD
SuALNIIP PO
2 ZOACAD, WIS 23¥

e i @A, 07 TR PCOSOOOME WIDWEOT 93V

= ° DAY RIOQ, "GN DHOTY DN AT O ST, SIOUDIOT KDY

sanug seat

SWON 1091U0j0g % 100WAS Saunuod arg Susw UOURLOD SWON [62W0I08 A (0QWAS fueunuod aus FWDN UOURUOD swoN [0oujoY A 10QUIAS
(512250Q 0, UOLDBW ' SUUID  Buiyubi 1a9us
S0 ApBCIs 13ASOG PUD JRISTT [m 5TIODUTHS ‘/F
\ i B {9 OUE BN ‘8yniE BRUSE 1S 3O . —_
“ 1as0q. e O 90T
Bo "l AYVHOdWIL auo; a oo _
£D0J§58000 "duwe) LT N

RICESY S

SPOPUDIS
Bupasubus 500 < 5T
B o DI OU

$450, 532

2156, 32081 GBS0
fm zz 86DQISE

Sou0id 5095

W JM 0T BmOu
By

8. Jubedn

B

_ spun mm:o.t\sck
SSuwCaR YO0 335-Buyuba /m

SUAIOD DIMIBIRIDL

a3us; 1olow Zv

]
¢

R

PPUDI BasauBUS 30D

30,

02504007 5 Sutyby auD]

SRR
N3 WAAOMON

e
I T
| :
Buwibh—
ooy Em..a:

| fl

O JRIUDIC B1BIUCS N
F—— 01D snonULUCD 3
[ i =

$52ADC 2j2:0003 |

F——— foF 51

T

| ams !
- e e r
/moon so0N | '
1
3
.
\

13m0 Bt
Busames 7 szacie
w0 s

Aue BUEOd 1o

s WOOK /4.

I k £

S
934 uBsan /

e —

|

e v s

—
-
1
g

Py

'
'

'

.

'

)

f

'

'

!

L 2010003 im0 mos A _
'

'

'

'

'

'

// 2.1 vEDIE BIBOUCD CTD




on s
Ve 0cov
on ingouy o139y

o Guames
EXERINS wess
00z 5200 ana
s depeomo

avsal 4qumeq

s e

Toees . 2xp aon
12905 puEREL 251 1-001 -

‘PeoYd € "ON

VAVYNYD 412 79A
€ ¥IANOONVA
1S IMOH 0091
ANO 31lIns

1Z5e°€89 Y09
xvy

SS9E 88BY Y09
331

RAFITARCHITECTSINC.

P ]

L250+85(009) 7w 1 .9v-ro9tr09) 0 R
2 ainaen

e,

| -
Baczu oy et |y
e ed B ]
[romispain Redips

-
'
T
<
s

7m.,un a1810u0d>
Zix.Zi

$q

(uoyipuoD Apsodwa] Joy 7 1aays)
SBUHUDND PUD 4517 JUD|d 10} | 193YS Of 18iay

moiaq Aomans

BBy yom -f

"ON

0132 41n03 O

- 3DV SHBK DOOM

T =

fos

I 2ADd 31215u03)]
5L PTX LT

avod

o 381 Dm TR

] = ST SN

~ e

C

WiioN

pA, o N S5 S

917

BiiuBa om
Sunubn
251 jubydn

~189 Bumod

P340 1T

SR T
5303; umD: 3PDOS oo EL M < i
550 o2y i
— 20
NT S = : 5%
!

s@r0d 21817063 N

[
e

e | ezr

1518 iy i
3 |

4
H ! :
3 12 SUAG] ANDON /M
512408 21,002
| i
i w Euyuby
P 5te] 1/ S8y uSudn
ArnsEn —O—
AN
: |
i sausuea piow
BEEL 4 = _
I

oogoan)




v, Suameiq
v s s
o ¥ e mrq
sl Aq owmeas

o o umeiq

_puowyaly
‘Peoy € 'ON

YOVRYD 612 T€a
St 3AN0INYA
it I®OKW 0C%:
ERNEE NEN

e o 1 g B S i e i

4l WS D

011 /m puresy adeospueT unosoiny \ o7/

LEIININL / LINDB Buma 9k
. e oM 13) 82, 2o)
m M 12 [UDI BT ¢! I eiid [a)
W #0U3J BIQBQUIIID-UON PUE [(EM Jatutid \ 2+ ]

ﬁ 21019000 1) /M I[EM 120EsR 36PD-1SOM 1€OIAL
]

!

i

2006405 D9;300WED

0 Buioos 0P 9

10N Of 1B1AY BUNDO: 9192400

B poaOKIty

O 81RIU03 8304 1D

106 BpwouD 2/

AN
R

e oes A

194015 DO Wi | LU UO SIS BunD 949IRI0D 7
PRINOIOD I0INIDN AN, UALS/E L X AL,PT K MRS

SIUIOF IBIUELE ¥ /M SAR S130U0T | 1PN

OB | e D

qets ug Bulakg 23310007 KU tedidA) /@\

AW

AW VIGEQUAID-LON PUE IEM SILielg \ 1-5)

21919103 dID /M JIEM 190eIed 36pe-isom JeardA)

Woms3 BN R Y

€862 UO§DASIEA0IS

1059p1 Gr woiRlL PURIG
suiorem

WPoW B § SaikL

~—
{ueld 0; 19j0.-s31EA 1YBIBK) i
1M J31Ue|d 81213007 d10 (EdAL
~ |
11 BIONE Kota SRR 1T J




e Z\M%nv&
ve 0zov =7

on mgroesy on 3oy

|
i 11
|| —
_ - 1
— I
o M
} g%
puowyaiy " =
‘peoy ¢ "ON - i
3 =
1 e 1]
(((((( C T T ; " M | —
z i TH Ll
- T 1 T
2 1T TTL L
H ¢) o s A
_“ 2 RS gl
i o m —— __
H i & -
| S T1
} TTH L
i o i i
i < i i
H - ] TTH ..
! = R T
< ST TR =
o i Jn.ﬂll
" i 1 1
el 1o reotoon 1 A ; e e e = =
EDBUED - X9 Q9A - O + FIANGOUBA 4] H T
103205 pUBIIBW 251 {-00) - \ A -] %% § N | Wy w— .l.l, e |
a1 ¥N3Yx JINVHNQ : i -
Pl B~ IR s © B &
[ uceniatondlily i
CIEER g



v
YoV S

ST OTIANAG3T ZIv¥sEL

o Sumarg
JE "INCwHRII
‘0¥ €oN

vtoid

xvs
SE9EL°889 FO9
e

RAFIIARCHITECTSINC. &

HINDN_L03CONd

¥
b@@ﬂbmﬂwmjmﬁ:

+4 @

G002 20 834 i

- moiEg
i GLN3dO

?qum 39098

i

.

;,

L

i

s

T T

[
i
21

T
) i
A
- |
& i

U SR | o I

MO LHNOD
| gtiNzdo
[

[n
|
|
|

I

o 4 v td —_f -
_ = ey A S A T
LT o Ur = RLL\... ] 1

————




S0ev —
1= 87
A

¥TC7: TRlidAL

YO¥NYD 61
D6 ¥IANOINYA
1S IMOF COSL

RAFITARCHITECTSINC

EN
EN

S
L68eLzT0

600z 20 834

31INS FSSITOV
DM ZALYNELY &

el

s . _ ~




v
-
902V o
SO e AT
NY g
TI74 IWCIdAL
s bumax

38 "CNIWHOIR
‘CE goN

,,,,,

SI¥NLINIA

RAFITARCHITECTSINC

L63eLET0

S0z 20 €34 Sl 713ATT

L3}

pLI3ATT

AT

o
@




v o
202V p—= S
= LERELEF (O 4113431 Hd 9 TEAITHY

3sno-_ 32 5052 2 ¢ 834 o . A . .

S1I¥dNLINIA

VAYNYD 612 294
28 ¥IANOINVA

1S IMOK 0091
INO 311tRS

i T

$$9¢ 5§85 F09
1

RAFITARCHITECTSINC,

HIAON 123 0¥




soeloie

SITALINITA

RAFITARCHITECTSINC,

i
z

AL\
@5

L68¢gLCTYO

007 20 634

(n
1
t

G-

NV1d 4004

Er o
B

=S
< ; - } :
4 w Cd ! L
e [ N = F
i ' . B
b bt =4 i =it
1 e |
! def=d : 5 B
% i Pl ,L_,
| 2o g 2l
i ] Lt Ba
i 1] v ' Ijﬁ_r
L N o
X ]
i
ey =
[
. " B
" : _
T it S e
fl ol
£ | 7
\ ,
|
I m
! et oo i miiN]
| : ; AL !
| Ll 3l .I_,_
el 11 Q! BN
IR = S I I A -~
| detod ' i sttt |
¢ :
\ 4. b
i F o D N R bt
| T W I' :
| [ S Sl B
,
N i
e
| | % ;
| S mcTae [ MO 3]
, ws o [ =R
- — T
W.A“\.lyﬁ»r - .




_04\

M R o %  NOWVAIIIHINOS L6 WMPN ﬂO

T swaosd

EE

CVOME ON

]

- SR [
SNJILw 372 - s

T
2D
£
v
o8
I
%)
1
ﬂ

PERESENT S

]
m:r.uwx
m=< i

Pt

g

LA
- SO 390 S
FEHRHET T T T T
- . pere

—rE T -
P : K B EE] = ]
—e -+
. ¥
—— N 3 S -
s - k] -
| i
o I‘IH
v g 5

___NOILYATTd 1Sv3

RAFITARCHITECTSINCG,

|
| i
e T T T e s
— amaljsns} T m H B i @350d0Nd
B e w1 oy |r| .,l‘,I: ;,II.I e i z 5 ,,r,,.l.l[ = ﬂl.l [[u.. — ,ﬂl.lm., - _
e 1|HI+|1JJM|,L.M§M.EM.,.W, »__ T "“.___“ = &l i wh._‘idr _
e T _ T v 5
- B :d%%ﬂ.u{_ T ”,_M_tmmmﬁmmm S A :
T TR I B 1] : 185 —— 3
_ R TR i [[REE|==iTEY T !
T RS e = T L Bl
ORI 1 513311 = = 3 1 2 i
: R EsEa s wex| NER) gy i Hrob sl e
T H o S B H T T BRI
S i .:-WMMMW.T ! m,._w,mmmMWm __&Jl it
e B o i o /R B | = R s i St Ly =
[ [hn,‘hbyil lﬂL_W.I-ﬂMMIHI w [ .“,%mmmm ;L _~
S ——— o e i o 1| A s [ B s i {{E30,5= MM S
IJ[WI-IIIiL'. i iinna)| =i ERE — Irm
e I_U[1 | nlnnn = S = tum 1| S0 | SRR | S )
N . UL A T = e = 5= 55 o S : f R sy e ey T it
B i || O == N A=
T - B e ; - S aagip:
\L"ri\ ]_u.ﬂ.. ] S | e | S} _ i il%ul.r = SNigc =
e — e e = £ -
—_—— B . ] 4 ,I|M‘[< ‘x‘|,. _ J_|IW




RAFIIARCHITECTSINC

£ — AL AT
P IO A - [ : Pty LR A MIAYY !
. " - W 1 IH > e ﬂ HanH v i i , I ‘mmm it
e T T i P EEE BB -
: ) T SEE| pEn im L L
e A 5 =
Ty m._h LT

E

|
El

EE
5]

T - T “.m | 1
sl "Aw, Pl *; ———— _«H
e \]l”ﬂ“mqnmnl T =7 5 =
— [ )| EE R wwn NS N R Ll [ EgR|ERE {1 i
- e T T T T — 1 T T T T [ T
. H ! L HEEE L 11 mlfl”l]lulkmm
—_ - ,lM_"l,” :III_UJ,ibl.Ill ,,.,m lr|wl“a{,All
T === SimInE=n
i (== i Sl =N
: - = r[l,lwth‘l. N 2 DI I L A e
TR - T T T T

PR ia
=




IR e et et zo_kommb 5 8¢EL C wwO

Loy o= G002 20 §34 =

e e ey g e = —
an bt >= B : ' v S ONDRIVE bd - L
o s o, ST .

+
!
S P 3
= =
£z N 125 i R R
P NS Lo=E P e N N
, B

24 'ONDAHT 2

e
&

i
YAYNYD 632 I9A N i
3% 4IANCINVA H ;
1§ 3IMOE £O9L e
INO 3:°ns i
TERTY joi oe
wers 0 .
ez

S$§9¢€ BEC FO9
1

1L NOLLO3S

&=

RAFITARCHITECTSINC,

=

I
T
v pun L

$530DV g ©

— i
avoX £ ON IRIKE

gl

—eE T

T
)

[ S—
= —
Z)

A

B

=)

L jo30
‘ldood_ . b

<
o,
(3
o
w
u




v

20vv

S | U - s
b . n ¢ P m ﬂ O n«m.MmOz S . — ] -~ S o K
ey N o VB b _ D
-7 NOILDIS s =F < 1= = _ S
weme) GO022083 T i ) = TEET
T 23 i ¢ VHNIL S00H |
OWHDIR2: Cepm e = = ,
‘Ga £ ON N i : i -
e T 4 2
g _, -
SIURLNITA - o -
vsod ! 5
o -
—ge— i —-
e 3§
PO Lm ; -
! i L
i a— ! =
RS | “ M

RAFINARCHITECTSINC. ?§

AR

S-S NOILO4S

llllllllllllllllllllll

EEEEciE

=
i

e —

L *_{_’J»

niEREEE

R R

S EmE=EcEEEc=cE




