City of Richmond Report to

Urban Development Division Development Permit Panel
To: Development Permit Panel Date: February 21, 2006
From: Jean Lamontagne File: DP 04-267205

Director of Development

Re: Application by Paul Leong Architect Inc. for a Development Permit at
6468 Cooney Road (formerly 6440, 6460 & 6480 Cooney Road)

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of twenty (20) townhouse units at 6468 Cooney Road (formerly

6440, 6460 & 6480 Cooney Road) on a site zoned Comprehensive Development District
(CD/133); and

2. Vary the provisions of the Zoning and Development Bylaw No 5300 to reduce the rear yard
setback from 6.55 m (21.5 ft.) to 5.4 m (17.8 ft.) for the building’s ground floor only.

Jean Lamontagne
-~ Director of Development \

JLitcb \\‘
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Staff Report
Origin
Paul Leong Architect Inc. has applied to the City of Richmond for permission to develop
eight (8) two-storey and twelve (12) two and half storey townhouses over a parking structure at

6468 Cooney Road (formerly 6440, 6460 and 6480 Cooney Road). The site formerly contained
three (3) single-family dwellings and is currently vacant and pre-loaded

The site was rezoned (Rezoning Application RZ 04-263030) from Townhouse District (R2) to
Comprehensive Development District (CD/133) for this project under Bylaw 7788.

Development Information

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

Background

The subject City Centre Area site is located at 6468 Cooney Road between Cook Road and
Spires Gate. The existing development surrounding the site is described as follows:

¢ To the north, townhouse development zoned “Townhouse District (R2)” and
“Comprehensive Development District (CD 121)”; ‘

¢ To the east, townhouse development zoned “Townhouse District (R2)” and single family
houses zoned “Single Family Housing District, Subdivision Area E (R1/E)”;

* To the south, single family house zoned “Townhouse District (R2)”; and

¢ To the west, townhouse development zoned “Townhouse District (R2)”.

Rezoning and Public Hearing Results

A Public Hearing for the rezoning of this site was held on January 17, 2005. At the Public
Hearing, the following concerns about rezoning the property were expressed:

* An area resident expressed significant concern about the parking issues that had been
associated with the construction of a previous development, and the reoccurrence of those
issues upon the start of construction on this development.

Staff worked with the applicant to address these issues by requiring a construction parking and
traffic management plan be provided to the Transportation Department prior to the issuance of a
Building Permit including: location for parking for services, deliveries, workers, loading,
application for request for any lane closures (including dates, times, and duration), and proper
construction traffic controls as per Traffic Control Manual for Works on Roadways (by Ministry
of Transportation) and MMCD Traffic Regulation Section 01570.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject Rezoning
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and Development Permit applications. The revised form of development is consistent with
Official Community Plan (OCP) population projections, Area Plan (City Centre)
Neighbourhood/ Housing Objectives, and recent rezonings.

Zoning Compliance/Variances

The project complies with requirements stipulated in “Comprehensive Development District
(CD/133)” with the exception of the variance noted below. The applicant requests to vary the
provisions of the Zoning and Development Bylaw No. 5300 to:

1. Reduce the rear yard setback from 6.55 m (21.5 ft.) to 5.4 m (17.8 ft.) for the building’s
ground floor only.

Staff recommends support for this variance as only the building podium is setback 5.4 m
from the property line. The building area above the first storey complies with the 6.55 m
setback. The building podium is also screened by a landscape berms which includes a
combination of trees, shrubs and ground cover. A 1.8 m (6 ft.) high wood fence will
provide additional screening. The proposed variance also results from the required 2 m
(6.5 ft.) road dedication along the Cooney Road frontage.

Advisory Design Panel Comments

The Advisory Design Panel reviewed the proposal on December 8, 2004. The relevant excerpt
from the Advisory Design Panel Minutes of December 8, 2004 is attached for reference . The
design response from the applicant has been included immediately following the specific Design
Panel comments and is identified in ‘bold italics’ (see Attachment 2). All the comments from
the Advisory Design Panel have been satisfactorily addressed.

Analysis

Conditions of Adjacency

e The proposed height, siting and orientation of the building respect the massing of the existing
development in the area.

e The roof forms have been reduced along the rear property line to limit any overshadowing of
the existing single-family dwellings.

e Adequate landscape screening has been provided to buffer the East Block (B) private open
space and south side-yard on activation of permanent access;

e A 1.8 m (6 ft.) m high fence and landscape screening have been incorporated to mitigate
headlight glare to adjacent single-family homes and townhouse developments at the north
side-yard temporary aisle;

¢ A 3 mrght-of-way along the east property line for a possible future lane was required as a
condition at rezoning. The right-of-way limits the ability to provide additional landscaping at
the rear of the property; and

e Ground-level living space and at-grade patios are provided in the West Block (A) to respect
the pattern of the existing streetscape on Cooney Road and to provide a pedestrian fronting
character.
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Urban Design and Site Planning

Pedestrian character has been maintained and enhanced along Cooney Road with the
provision of at-grade living space, front entries and additional landscaping;

Interim access has been provided to the parking from Cooney Road at the north property line.
An overhead security gate to the north end of the parkade has been provided to minimize
security issues;

Permanent access will be provided on redevelopment of the adjacent property to the south
including the provision of a cross-access and driveway easement. The interim access will be
converted to a landscape and visitor parking area when the permanent access becomes
functional,

A total of forty-two (42) parking stalls are provided including four (4) visitor parking stalls
which exceeds the requirements of CD/133.

Interim accessible visitor parking is provided by the “Temporary Visitor Parking Stall” at the
south wall of the proposed East Block (B). Permanent accessible visitor parking is provided
in the former interim access “:Autocourt” at the north-west corner of the proposed building;
Unit #20, the north end-unit on the East Block (B), has been designated as the “accessible-
adoptive” unit. Additional blockings where handrails might be located in the washrooms and
bathrooms will be provided in this unit; and, the configuration of the stair will accommodate
a stair lift;

Blocking inside the walls will be provided in the washrooms of all units to facilitate future
installation of grab bars/handrails in addition to such features as lever handles to doors and
taps. The architects are currently investigating provision of a greater proportion of accessible
units to current ‘best-practice’ standards;

Mailboxes have been located within the secured podium area to maintain security and access
shelter under a glazed canopy;

The temporary and permanent garbage areas are acceptable. The temporary
garbage/recycling area is located adjacent to the interim access from Cooney Road. The
permanent garbage/recycling area is provided at the south property line adjacent to the
proposed driveway easement from Cook Road. The area has been sized in accordance with
Environmental Programs requirements to accommodate one 4 cubic yard garbage dumpster
and 4 recycling carts; and

Lane access in relation to the hypothetical development scenario on the adjacent site to the
south (6500 Cooney Road) has been investigated to ensure that the development potential of
the southerly site is protected.

Architectural Form and Character

Bay windows, dormers, varied roof ridges have been designed to articulate/modulate the
mass and profile (e.g. materials, configuration, massing, etc.) created by the Cooney Road
Elevation;

Roof of East Block (B) has been modulated to divide the block and increase the perception of
a lower two-storey mass above parking. The height of the East Block (B) is 2% storeys
above the building podium to the courtyard only, and the height of the West Block (A) is 2
storeys above the building podium. This provides a much more neighbourly interface with
the single-family homes to the east;

The massing is further articulated through the provision of gaps in the roof line;
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The palette of materials includes brick, stucco, vinyl siding and incorporates some high-
quality natural materials to accent the building envelope cladding (e.g. wood and brick) to
create a sense of quality with greater integration such landscape accent details as the brick
piers; and

Intense colour accents have been incorporated to enliven the elevations and streetscape and
to vary relative neutrality of colour and effect.

Landscape Design and Open Space Design

Cash in-lieu of indoor amenity space in the amount of $21,000 was provided as a condition
of Rezoning;
An arborist’s report with tree replacement rationale has been provided. Nineteen (19) trees
have been removed. The majority of the trees were non-native exotics and poorly
maintained. These will be replaced with sixty (60) new trees, maintaining the minimum 2:1
ratio. These plantings include additional street-trees between the new sidewalk and Cooney
Road. Planting at the rear has been kept low to minimise areas of concealment while
providing a privacy screen for living areas at grade;
The permeability of the podium for storm water management has been improved with
extensive planters/plantings to modulate storm water collection and retention. The number of
trees was also increased on the podium to a total of forty-one (41) trees;
The play space in the amenity area has been designed so that larger equipment (“Climb’n
Slide Play Structure”) can be introduced with adequate proximities between the play structure
and the wall. The safety of children on climbers adjacent to a one-storey drop is protected by
a concrete balustrade with glazed upstand to ensure visual interconnections and safety. This
Outdoor Amenity Space is also well protected by adequate overlook from town-house
windows and proximity to the main entry and mail-boxes placed on the secure side of the
podium fence;
The Cooney Road street edge hedging provides a low fence between brick piers not higher
than 1.2 m. This serves to define a generously planted buffer to the street while maintaining
visual interconnection and a pedestrian friendly public realm;
The open space areas particularly at the courtyard level follow a clear hierarchy. Direct
access from the upper podium entry walkway is provided to semi-private patios. Significant
open space is dedicated to landscaped planters which define bays for benches and additional
semi-private open space enhancing both site security and livability; and
Generally, compliance with the Official Community Plan (OCP) guidelines has been
maintained by:
- Minimizing (where possible) the surface area of blacktop parking and access
driveways through alternate paving treatments;
- Using a variety of decorative surface treatments, e.g. stamped concrete pavers, to
soften the visual impact of driveways; and
- Creating a continuous sense of verdant planting by balancing deciduous species
with evergreen vegetation.
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Crime Prevention Through Environmental Design

e Lighting plan for pedestrian entrances, access walkways and parking access aisles will be
provided as part of the building permit submission to ensure uniform levels of coverage and
security. All lighting fixtures will be hooded and downcast to prevent ambient light pollution
and located to minimise conflict with residential units;

e Passive surveillance from the adjacent residences provides additional ‘unobtrusive’ security
to the outdoor amenity space;

e Adequate side yard landscaping and fencing has been provided to mitigate unintended access
and passage.

Servicing Capacity
e The City’s Engineering Department is in the process of identifying the necessary drainage
upgrades for the Cooney/Cook area.

e The owner has agreed in writing to pay for his share of the upgrades as recommended by the
City prior to forwarding the Development Permit to Council for issuance. Engineering is
currently completing their review and finalizing a cost sharing formula with the developers in
the area.

e While the exact amount of the developers contribution is not known at this time, this in no
way makes the City liable for any costs incurred on the developers part.

Conclusion

Issues identified during the Rezoning and Development Permit Application processes have been
considered and addressed, including staff and Advisory Design Panel comments regarding
adjacencies, site planning/urban design, architectural form/character, and landscape design.
Revisions to effect a neighbourly transition to existing townhouses and single-family dwellings
have been incorporated. Public concerns regarding construction parking will be addressed with
appropriate agreements. The proposed development respects the existing context and develops
the podium townhouse form. Staff recommend support for this Development Permit
Application.

Terence Brunette, Planner
Policy Planning

TCB:cas

Attachment 1: Development Application Data sheet
Attachment 2: Advisory Design Panel Minutes and Applicant’s Response
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The following conditions are required to be met prior to forwarding this application to Council for approval:

*  Receipt of a Letter-of-Credit for landscaping in the amount of $71,896.00 (based on total floor area of
35,948 sf).

*  Payment of the recommended shared costs for the servicing capacity upgrades as determined by the City’s
Engineering Department.

The following conditions are required to be met prior to issuance of the Building Permit:

¢ Enter into standard Servicing Agreement to design and construct beautification frontage works which include
but are not limited to removal of existing sidewalk, pouring a new 1.5 m concrete sidewalk at the new property
line, starting at the south edge, north to the 70 m point (from Cook Road), tapering to meet the existing sidewalk
at the north property line. Between the existing curb and the new property line, a grass & treed boulevard is to
be created with the trees being Armstrong Maple and planted as close to the new sidewalk as possible (as
Cooney Road will be widened to create a southbound to eastbound, to Cook Road, left turn lane). At the rear,
near the sidewalk, is a new City Centre standard street light system, spec L12.3 to be blue, with banner arms
(NO pedestrian lights, flower baskets or receptacles). All works are at the developers sole cost - no credits.

¢ Provide a construction parking and traffic management plan to the Transportation Department. The plan should
include: location of construction related parking and loading, request for any lane closures, including dates,
times, and duration, and proper construction traffic controls as per Traffic Control Manual for Works on
Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570.

e Applicant is to incorporate universal accessibility measures including blocking, lever handles and taps to
facilitate accessibility.
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6911 No. 3 Road

City of Richmond

Richmond, BC V6Y 2C1

Development Application
Data Sheet

Development Applications Department

(
DP 04-267205 Attachment 1

Address:

6468 Cooney Road (formerly 6440 / 6460 / 6480 Cooney Road)

Applicant:

Paul Leong Architect Inc.

Owner:

Wilkison Holdings Ltd.

Planning Area(s):

City Centre

Floor Area Gross

3,340m° (35,948 ft)

Floor Area Net

2,567.4m? (27,636 ft)

Site Area

Existing

2,445 m* (26,320 ft)

Proposed

After Road Dedication
+2,333 m? (25,113 ft%)

Land Uses

Single Family Houses

(8) - 3 Storey townhouses
(12) — 3% Storey townhouses
(Includes building podium)

QCP Designation

Residential

Residential

Zoning:

Townhouse District (R2)

Comprehensive Development
(CD/133)

Number of Units

Existing houses to be demolished
Bylaw Requirement

Proposed

(8) — 3 storey
(12) 3%2 storey
Includes building podium

Variance

=120 m?

Floor Area Ratio: 1.1 1.1 None permitted
Lot Coverage: 47 % 47 % None
Setback — Front Yard: 3.65m (12.0) 3.65m (12.0") None
Setback — Side Yard: 3.05m (10.0") 3.05m (10.0) None
Setback — Side Yard: 3.05m (10.0") 3.05m (10.0) None
54m(17.7) .
o - Permit 5.4 m

Setback — Rear Yard: 655m (21.5) (To bullding r?fdzgqné‘?; grade) | Rear Yard Setback at

(To building face at 2™ level) grade
Height (m}: 120m (39.37") 12.0m (39.37°) None

e . 2 2,333 m°
Lot Size: Min. 1,400 m (After road dedication) None
Off-street Parking Spaces - 1.5 X 20 Units
Resident/Commercial: =30 38 None
Off-street Parking Spaces — Accessible: 0.2 X=23 Units 4 None
Off-street Parking Spaces — Total: 34 42 None
; . . 16 spaces
Tandem Parking Spaces: Permitted (8 Units) None
. . . 2 Cash —in —Lieu
Indoor Amenity Space: Min 70 m $21,000 None
Vi N N

Outdoor Amenity Space: 6.0 m/unit x 20 units 122 m? None
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ATTACHMENT 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, December 8, 2004 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Townhouses
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Paul Leong Architect DP 04-267205
6440/6460/6480 Cooney Road
(Formal)

Mr. Terence Brunette, planner, reviewed staff comments on the project, a copy of which
is attached as Schedule 3 and forms a part of these minutes. The key issues identified by
Mr. Brunette were the landscape mitigation of some adjacencies, and the improvement of
the open spaces.

Mr. Paul Leong, architect, with the aid of a model and other materials, provided the
architectural and design details of the project, including the intent to provide higher
density and a more urban form within the framework of a podium above a garage. Mr.
Leong spoke about the individual garage doors, with unit entry within, for each unit; the
future lane in the rear; the entrance location; the provision of a future access to the
adjacent property; the elevations; and the exterior material and colour scheme.

Mr. Clark Kavolinas, landscape architect, provided the landscape detail.
The comments of the Panel were as follows:

. [t was disappointing that the nature of the three-storey units would not allow for
accessible units;

« [Applicant Reply: We have designated Unit #20, end unit on Block B, as the
“gccessible-adoptive” unit. We will provide additional blockings where handrails
might be located in the washrooms and bathrooms of all units and configuration of
the stair will accommodate a stair lift.]

« The two (2) end units that have space at grade could be convertible. A fascinating
project with parking underneath and interesting elevations. The underground parking
was worrisome, in that there was no visibility to the street — would require gates at
both ends. The roof overhang on the dormer appeared small on the sections — if it
(the soffits around the building) were extended out it would provide more strength
and character. Should move away from dark material to reduce heat island effect.
The exterior materials could have more texture.

« [Applicant Reply: We provide an overhead gate at the north entry for added
security. Projected bay windows and recessed walls create visual variation in plan.
The soffit extension is the maximum permitted by the Zoning Bylaw.]

« It was hard to visualize the security of the parking area.
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« [Applicant Reply: 6’ high wood fence at north, east, and south property lines and
gated entry at the north driveway enhance the security.

« A more interesting form than usual so a good addition to the street.

o The entryway to each unit could have a shade tree and other plantings. The podium is
a great idea for usable space and getting cars out of the way. The upper deck is a long
bowling alley space which could be broken up with different varieties of plantings
organized in groups and clusters. The berm arrangement along the east property line
was a concern for CEPTED reasons.

« [Applicant Reply: Trees along sidewalk are placed closer to the entry gate to define
unit entry. Planters at the podium level are realigned with off-set to avoid straight
bowling alley effect while giving each unit equal patio spaces. Bermed area along
east property line are fully landscaped.]

Mr. Leong provided the following in response to several of the comments:
- to address the berm arrangement a visual obstruction could be created at a point when
the future development of the property to east was not known. It was preferable that a

more friendly, accessible edge was provided now, with a review of changed
circumstances in the future.

- the roof overhang could not be increased due to bylaw requirements. Ms. Achiam
clarified that this detail could be accommodated by a variance.

- more textural materials had been avoided as a cleaner material provided a more urban
sense. The amount of stucco wall was minimal. A French balcony had been created on
the third floor and the stucco supported this.

- overhead gates at either end of the parking structure would be reviewed.

Discussion then ensued that resulted in the following motion:

It was moved and seconded

That DP 04-267205 move forward subject to the incorporation of the Panel’s
comments.



. & 24 City of Richmond .
: : , Urban Development Division Development Permit

No. DP 04-267205
To the Holder: PAUL LEONG ARCHITECT INC.

Property Address: 6468 COONEY ROAD
(FORMERLY 6440, 6460 & 6480 COONEY ROAD)

Address: C/O 201-288 WEST 8™ AVENUE
VANCOUVER, BC V5Y 1N5

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 to:

a) reduce the rear yard setback from 6.55 m (21.5 ft.) to 5.4 m (17.8 ft.) for the building’s
ground floor only.

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #11 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$71,896.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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

8. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.
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Development Permit
No. DP 04-267205
To the Holder: PAUL LEONG ARCHITECT INC.

Property Address: 6468 COONEY ROAD
(FORMERLY 6440, 6460 & 6480 COONEY ROAD)

Address: C/O 201-288 WEST 8™ AVENUE
VANCOUVER, BC V5Y 1N5

This Permit is not a Building Permit.

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

MAYOR

1767509



34.73

Note: Diménsions are in METRES

Revision Date:

Original Date: 05/14/04

olee

R L R R

BRI
>

J

BRI

RIS
CRRIIIE
LRSS
2620205
LS

98,
008,
KoCoKo%0

35.00

NG
3»
%,
%
%

&5
odse
265
03
9%
&
3

X
%
&

920 02050508
IR
PRLSISBIEXY

SRS

1ot % %%
K5GHpSS
[ XIS

SRR

*

Q%
5

%

d v, y
B ERECK

CNL N N

80y

T AINOOD

Z8°0% Z80¥

DP 04-267205
SCHEDULE “A”

City of Richmond




]

L=
m
. P
b1 da [mee] 2 _ _ N
= m
PO sy vl
ON_ NN ™E w
DANOS TR 10N 0T m INJAIS3Y 3SR4THOH
< A0is-9L 9]
=
(e

ov
NVid IX3INOONZ

av0d %000

SN/ 140
@ NV1d NOILYIONG/
J L I 1

[
_

Ay h d T T 7 ~
S S OV TLL ﬁ
1934g 1ar0] N H
- iy 7 W@ 2 e
- VO WoUY
7 AINCOO RY3-01ve F3
% m M oo S 130N m °
N Flimm - :
-
: -
=
| L) = | D] 2 -
08 ‘puswysty a3 X = fu— S
(peoy A3u093 08be-0ryg) E—— = W 8 = m : l
pe0Y A9u00) ggpg D = (]
F—
D T D [LEREIE e
T !
B oo _ B
0N D
.
U Y- = & 7P (55 100'6Z 0240 ays Jou uo posng) ¥ 9'9vF iy aboisnon
t
L B D ) 72941 ¢ VIOl
i F 0S50S g 108
3I¥9 S3MIdS D 15 242'S ¥ wog
FI\J\( d 1960saA0) 2)S G
e ——— $j|01s = [+}s]
e 103 gy LI
LG o [ Yo SIS 2 = un g x oS |
SiPIS 3¢ = Jun gy X syojs Z
Bupriog -y
(45 L00'ST 3.0 3yis jau vo pasog) |1l = 100'GZ/959°¢C WY
(195 0ze'9Z 0210 ays ssob wo pasog) S50} = 026'92/989'(2 WY T
SIWLIQ IAVISANYT €~ T GEYLL wooay Jooj3 Djo) sy o7
NYIg WNIa SONY -1 T T T
mﬁaz umm wmqusz wL 4 ¥e 0L 0T =5 081 @ N Lg adk| (7)
NVId NOLYJ01 334t 0-1 Ty . INVZ0 0 SOLSh S BIE0L = Tl OB @ W g adky (g)
ac o6 UND/SL ® SN 0z BOIT =S 0851 @ wun Zv adkj (7)
JIVOSUNTI B e Vo M L AL 45 800°C =S v0G'L @ N Iy adhy ()
G30A0Md (34INDTY -ONDRIVd LIT15- 140 UY=L e wn v adk (g)
SISATVNY MOQYHS 3LS / NOILD3S ONIGTNE  1°Sdd Kiowuing os1y ioo § yun 7
SNOILVATIS ¥OIMZIXI  Z'#dQ (oo) wsoe (001) weoe 305 S .
SNOILVAZT3 MOINIIX3  +'+dq (00t) wsot (00!) weoe 308 N (Ranins £q pauijuo> 2q o)) /s F100'GZ woRoaIpag pooy iy
- (§12) wsgy (g1z) wesg Rz 1S 302892 03l 35 §509 °|
SV 00T N1 EdS (0Z1) wege (071) wsge INON3 MOvEL3s :
NV1d 4004 / NVId ¥0OTd HIMNO4  +°2da AIWDIng YOs s ERa
NVId 80074 QMIHL  $€Zda %9°9% 4y 3OVH3A00 LIS
NYId 30074 ONOD3S 2243 . ] 26261 1d ‘M99 ‘N¥XB ‘6 23S 1z ¥ ‘2Z 'tz ot
b miAEs 0¥ AINOOD 00S9 40 ININGOTIAIQ IHL mutv NY1d 3LUS V1I'Zdg [ [ U4 TORAIS [ooa
e ek NY1d ¥CO0T14 NIWW / NVId 3JUS 1240 . )
AVAANS INTNG0TIAID B NI b_@zou L ldd (LE'62) WEZI (45'6) WTL O ONICING XYH ONOWHORS 'Q¥0H AINOOD 08%9-09¥9-0%%9 :SSIMAQY ONIISIXI

WHN1LO31ROYV

XAAINI ONIMVIA

IN3INJ013A3T

AYA8 00
0350d0dd  0350d0Yd

SISATVNV ONINOZ

‘GNONHOIS "0v0M AINOOD B9¥9 SSINOQY 3S0d0¥d
TSIIPPY 991013

VIvad LOArodd

9002 ¢ 2 934

S0G L9 GV O
/



N
18 e
e
. o aor
ELENYId[m e m
M
RN
ovwern] s
T 7308 LN
020 N HG
PusWIRYy 10 i)

peoy Aeuoos) 0059
10 uawdojensq .0)e)

(13ae7 Bunpeq
uBlg 0Ol UIBK / uBlg SYS
TLt oNdvet
"08 "puowipr
(peoy keu0o) 08y9-0rea
JUOLAOI9AB( FSNOYUMO |
peoy Reuoo) gopg
T e
swosa
Sown | w0 |
A KON M WOEAN (K )
SERERN B

MUV 40 0y QWSSO | 56 “Ture
MUY 0 Wd CNESTN 0 ‘1o
NP S0 W4 TSN o S
SOOTH Wi TSS90 S0
2SOIN K OSSN .10 2
WA o0 s el o ooy
MOOTN W4 TN 0 vl
NN 40 W TS (10 ‘S0
DOOTA W O _[v0 cw

318

i b,
1. S X
.
9N 1231 1HOHY
ONO3

dv0d AINOOD

®N

(Qv0¥ AINOOD 0059 10 ININAOTIAI0 340438)

Dm0 = N

NY1d d00T4 NIVA

NY1d 3LIS\L/

R IR U BT A TR0

'f
——

L=

/ P dnwars
/ ‘ ;
;,, N
| e
i demmeq d ]
_ C—r—
e
ﬁ [
g !
Pl :
Lo | WINIQISTY AT
! | F19NIS AOLS 2 9LX3
1
V i
]
1 ]
,. !
! b e
b_ |
m_ QYo AINOOD 0069
!
| | =1
o) |t m re
? h u L
o fo ) g o
D _ i
S .y
j -
>> i 2 o
Sl R i
i ls
[ () , E
| ¢ Hod o
i o — T T o e — -_——— v . S o = G FONDANP AN F
7 ST T T T T " % S %,.N/ Y
P / \\ i e s E@%ﬁ?% \ ¢NJ BN NfﬂMw./AyA WN\ v&W/ P \%M% %/Au@gnv/ «
s Y \l\ Py s \\ A AW«»‘V\/ ~ \/'/Arl)v e x(kﬂl\ N Nim.éwmﬁwv.\% W
R R \ 01037 3NN AlH340Ng

! 0% e LR S0 (§T)
U1 OS-HON 000 34 1RO 310 D)
HSMI LIONCO TR O (3))

MO0 Tais €D

O (7))

UM 000k (i)

GNS STOAL W #5001 awa 0008 (B
TS TR W0 005 1M 0~ 9 (€)

08 PN W oo (B

R WS Mk (D)

XV U kD W oM 8-£ (B

O -1 @ 150d Al el ikl (D)
VR DAy Won oK 2 (3)
Toness ey (O

@ wons ()

wos wa (3

Invd | NN

ow) 0- 19 rowl 00

S0

002 22 g3

2> vy

.
{werr) -2

i) ¥

L JSNOHNMOL

A3¥0IS €
ONILSIX3



(av0¥ AIN00D 0069 40 ININGOTIAIA H3Ldy)

D=0 = 1

TNYId S00T1 N an Tm ‘Iﬁ/,

NY1d 40074 NIVA / NvTd
INZNAOT3AZE 3SNOHNMCL M AINOOD 0BY9-0pv9
e P : . . i e .

UvCe AINOCD

B! y\\\

I peoy A5u003 0059
_ 1O WewWdeeAs] Jayy
|
v
|
{
|
,
|
|
|

o ey, ) ST E e ¥ T ERE

(19737 Budpieg) R L T B
URI 10013 UIBYY / URkd Sig

THl SN

[ ————

e e B WO
MRS UROHD NS

093 ‘puouyny

1PBeY £3C0D 08p9-0rpg)
WaudapAs( #SNoyuMO |
PECY ASuce ] gghyg

45 025°C AUvid ¥oo
INBHAOT3A3G 3unind

TUU 330

A0IS €
NS

J¥0Y AINCOD 0053

Ty T T 2 R
o lawns Swuo;&zpr 40% s UGS |
‘ s w \Ir\\.r\
TR e

LT -
Q..ﬂ& e g‘ \\\\\\\\
900 ¢ 934 ST .

2@%& i “0eL9 240 <AV - o “
< Ay



QL#ENYId

e Gv0d AINOOD  wmsww

[
S02LSL-40 0 D i
puowy o G2

4

o . 0-0 =47 N
@u NYId MNI0d 3dYISanNYT \\25& 40074 ONONL/

R e

- i T S Ry

ya I AMIOAE I
(13787 winipe g adeospue
Yelalomgpuzy g AWy
nne| ] v
—_ - ;

I |

I

—-—

08 'Puowiypy

(pROY A3U000) 08bg-OpyT)

luswdoiarag esnoyumo |
peoy Asuco) gapg

,
,
‘
, .
‘ U
| WiN3ISIY ATIAVS i
| 3IONIS A0S 7 903 !
i i
t 1
i |
I t
I i

|

I

[

SNOHNMOL
AJUOLS €
ONIESIX?2

,

I

| m 3 QvOH A3INOOD 0059
|

i

[

WA

X
L8-461 N0 ADGONG
P . e

- Ty

e EERE 3dALIE 3T

T amaes ~ ;
« i

(v0y M00J

Sy Aueozien |
.,\Wuu@ F1, 2w

b_ Ss//UD

Vg™

ﬂ{. ANS TONS DALSIG
Y L ROLYXT T Xdkly

pl

900 ¢ ¢ 934

0819270 g
7 \%V\.Vﬂ.\




YRl Joold pig
Tuw oMave /

08 ‘puowyory i
(peoYy A2ucoD 08YY-0prg) i
WwaidoRAa() asnoyumo | !
Ppeoy £au00) ggpg “ ' WU0SH LB
|

R

=

|
|
i
i
;
BSN0HA

L FUL LIFOM [ M
-~ | i | T !
ﬁ | | ! | A301¢
I W. ,_ INILS
N S “,
i

,

* Y04 A3N00D 0059
|

|

Qv0¥ 5000

00z ce 834

. S08L9870 4@
ey 5o \W \\-\Vﬂ\

ONO3T TAvd

T Kon AT o s
B MY Yoy




~wiw

E] D01 =)

NV1d 4008 / NV1d ¥0073 HLr A

28 war
11
™

¥2da [ms =

- v0d AINOOD

DA TWOH (04 00

sueld jooy \
UE|d 10014 Uip g, Buip(ing

|
!
Tuu v
ol
................................. ¥ »
i

28 'Puowyoly |

(Peoy A3u003 08Y9-0VHY)
wawdoprsg asnoyumo )
peoy 43u000 ggrg

3SNOHNMO
AMOLS
ONHSIX

T oFow

e QYo A3INODD 0059

F- ICIF 3N ALGORd

|
v0y X009

01027 W01 AoIdond

R e —hd

300 2% 934

SOELITY 0 4T

Th.
mV Y “r\\
2N L33 LI HDNY Y

ONO3T Nvd



TCENYId ‘

i

S0ZL8Z-¥0 dQ|
YIBANN NOUYIlody dG

LNINDOTIA3G 3SNOHNMO Y
(G350d04d
N¥1d 3dvOSONY]

MIA NYId

0ST-4v9 (400) MOwa.
o am
28 WAV
LTS TTinwe) SZR -

DTN WD NG
s 2o

wao

£IL-089 (¥09) WOMs
as wia
I8 qown
WG 9% - 0517
s vise
ONI S3IVIJ0SSY B SYNIOAYN

[ e
ublg S g*a\i

FooN oampUoY putmay | G /deg

P

1y
/_\m\

///.I\

S73A37 WNOJINN

SS320Y 'SIINVY.

00222 934

SLIND WWHNTQISTy
HLM LDINOD 3SIAININ OL Q31vD07 38 1MW SNULAST  '3I0N

NOUMTIOE LHOIT INJIGAY INIAIYD CL iSYINMOQ ONY
Q3QCCH 38 0L SIYNLXIS ONILHOIT TIv ALMNDIS ONY JOVH3A0D 4C
330SN3 01 SITSIV SS3I0IY ONIMEY ONT 'SAuMTYA
LN NVlS303d 8Cs 030ACHS 38 OL N¥ld ONILHO!

H04 QYYANYLS YINOE 3HL ONV XDOLS AHISHNN
YOYNYD 3gvDSANVY 3HL 0L ONIQ¥O23v Q3i41D348 34y LS1T LNV g IHL NI SiNVd

20 MO €8 SYILIN Z-1
30 W2 06 10d ©f
30 ) 06 104 of
J0 WO 59 104 ¢f
30 D Sy 10d ¢f
90 2 08 i0d ¢f
20 W S Lod of
20 WO 06 10d ¢f

NMOHS S¥ SHILIN 00 ¢
NMCHS SY WD WD &

JOSYIIM B WD A @

LSQUVANYIS IdVISONY T, VIS28/VINIE 3HL 40
NOILIQ3 1S3LVT 3HL 0L WY0INOD Ol SIVINILYN IJvISANY]

SLNYTd NMOM9 ¥3INIVLNOD
404 SNCUYQHID34S IAND -

JOVHVRS, SITVINIQIDO0 ¥iMiRL
NIMANT OLLC, SNSYYII0EWT SANNMd
YIRINOD Whd NOYONIOGOHE
JOVISYD W0, YOINOGYT ¥IWZY
TN, W33W SnxY)

UYL, HOINNL NCYONIQ0Q0HY
NOSHIYD ONiH, YINOGYF ¥ITVZ¥
3130, RONVAIHST MYA NCHONIO000HY

(028 JUSNY, YNVIONYINOSYITONSYA
NA3S, ANLYHTYG y30V

A0 YIIONOY

ANY ONIYOSONYT 1w

WHNIQIS3Y ATy
FIONIS AJ¥01S 7 9163

Qv AINCO2 0059

30

5

o
o
O
o
(O]

(Ao ST

ONI¥4S 3218

o IVIAHOBYY QWHIN3
& VT NDANT OLIO
P NOYONIGCO0HY Wi
8¢ INZY Mhid
o W34 ST
5 NOYONIG000HY HSINNI O34
8 YIVZY 33
v NCHANIGO0OHY WA Fiodind
4 YIONOYW ¥30NVS
P TidvH ISINVGYT TS
5 VIIONOYH AXY VD
a0 INVN NOWHOD

v
.
U

OWNHOJSEJ»

ZXISTING
3 STOREY

K

B

\




Y

I CHNYI

SL1INA TYILNIQIS 3y .
HLW LOI1INCD 3SMMININ OL 031vD0T 38 THM ONILHED 310N

NCILATIOE LHON IN3ISAY iNJA3YNG Qi LSYONMOG GNV !
U3GOCH 38 0L S38NIXI3 NG HON TV ALHNI3S ONY 30Y43A0D 40

Pp—
< D

e s] e

amo! oo

amal -~

Y01 | 051 o

$02¢92 -0 dg|
HIBNNN NOLYIdeY dQ)

JiIN3NGOT3A30 3SNOHNMOY
(3504044
NYId 3dYISONYT

MIA NVId

Q055 ~618 (+08) IWOHS

SHI-998 (Y00} WOHY

e v
ONE S3LYID0SSY ® SNITOAVN )

S13A37 WHOJIND JUNSNI 01 S35V SSI0OV ONIMEYY ONY 'SLYMMIYM
$5300V 'SIONVHINI NV:MISIGId ¥03 030A0Ed 38 Oi N¥13 ONILHOM

TN AUAYS
JIONIS A38C1S 2 "OLX3
V0¥ AINOOT 0058

e

oy S5 peendy

0/

SapN 300%pu0] pariany

§0/%5

- — _9-,I60 W0 U004
! [ g
A \ T
D -~
\, X / 7 nD i =}
' ”U ] < I | g =
=4
e ﬂ 3 4 = P
5 bl i ==
V) : N
: SE % e
ol I gm0 152
3] 5 =3
7 GE i
[ s }
£2 2 oz
7] W z
— =
i T
| o L £y M« " =
\ NEEK e B
00222 834 X B2 N e
i kel g1 A &=
\ 1221 10 3133
S0cL9E R e '
cvQ e A -
4 <
=4¥ ! ! | el
{ o T (0] =y
m m bl H 'y =
R IV VO\ ¥q L Sio JM
ke (1
e U ] | I i ] 4
! =3 ) 35 <y
L 4 ! mw
| © (N T - =! sl
LSO¥VANYLS 3dVISONYI, YISO8/VLINDS IHL 40 i $ ol r J : <[
NOWLIQI 1S3LYT 3HL 0L WYONGD OL STIvIMILYA 3dvDSGNYT ONYV ONIdYOSANYT 17V ! - P D2 ~D _%n
=
R ek, =]
'SINYId NMOND d3INIVINCO hli s ie B : >3- = -
404 ONVANYIS VINDS JHL ONV %D0LS AYISHNN ¥04 SNOUVIADILS 3aIND Y 58 L
YQYNYD 3dvOSahv 351 0L ONIGYODDY 031310345 3y% 1SIT INVId 3HL NI SINYId 5 1
g )| o
. EE - e
20 W 06 wael @ VIS 3NV Q109 VIS 0109, VOWAE X YavidS 1 R H i £5 o
20 WO 08 0d tf 62 YT NDUM OLIO  NDUND OLLO, SNSVHIZ0HNY SANNYd - | =15 o F - o
20 W 08 st 1s NOHON3GOOOHY rd WLOVSN0D Aid NOHONIQO0OHY =TTy -
70 3 69 JUCRY B YIWZY N JO¥ISYD 0D, YOINOYT YANZY H i S5 )
20 WD 05 100 ¢f 9 NCHONIG00CHY HSINNIS 034 SRUIATY, HSINNIY NOYONIOGOOHY : = P P
2 WO 69 0d£f g VIWIY Q3 NOSHHD ONIH, YOINOQVE VAWZY : e =
30 W 06 wa ek oy NOYON3OOUOHY HvA J1ddNd 3L3¥0, WINVMIHSNNYA NOMONICOGOHY - = S |
J0 WO 08 SHIIW I~ 02 WRH0BNY TIVHIN] QINIVNS, STVINIBO0 YPTHL p 2 H & T
> 22 |V E :
NMCHS SY ™I W B 0z ASHIHO INIOHYS HYNKO10D SIHYNHAI00, 1UN3OSYS SONNYd i n 1 =5 ! LBisa N A
NMOHS Sy SHIL3W 007 ¥ HO0TIH NYILSTM YTUAdO¥3LIH VINSL AT & vl - AN TR (T Yo
NHOHS S¥ WO W3 B 9 TIVN INOHLSHEY ONOLSHAY, AAYENY ¥4IV P rm\u.\/ 3 -
NMOHS Sv  SHILIN 00 ¢ IONGYI H3IONYS 34 2SN, WNVIONYINOS YTIONOYW A
NAOHS SY WO WD 9 QOOMI00 INIYIMGTS 035 AHD IBICHIHD, YOIOTS SINNID T T ; c
! N\ B0IS A J00S N
ONIDVdS 328 ALD YN NOWNCD IWN TWOINVL08 / N SMIISAS AVId NVIOMY]
k [ \ JOVAINS 0 XTTIONAG
!

ﬁ}[ﬁlf’L

_
;

JSNOHNMOL
AJH01S €
NILSIX3

SIHONIG ATNVIS 50101 !

o
‘_




PLNYIg

v - e

el e
e w] aw
axo) 2a
ane T
[T SIN o

S02.9Z~%0 dQ|
“HIBNAN NOUYINddY o0

NINA0T3A3T 3SNOHNMOY
03S0d0xd
SYLIC NOILONHISNGD

M3IA NV

DOSE-844 (#09) INOMA

265 aw
I8 G0N
L3S IO €299 - i0ch
INPOMIVN WIS DO
s Jorm

£I-080 (r09) WOHA
M
38 ATown
MY R - woriz
s vsoa
ONI S3LVIZ0SSY R SYNINOAWM

Utk S pemay | ¥0/ o

BN 30DMPUT pesusy | SO/08S

SLINA TYILN3QIS3Y
Hilth LD71aNGD 35w 01 J3Lv00T 38 1M SNILHDT 310N

'NCILNTIO LHOIT INJIBAY IN3AINd O LSYDNMOG ONV
C30Q0K 38 0L SIYNUXIY ONILKIIT T ALNDIS ONV 3DVHIACS 40
S73AY WHOANA JYASNT OL SIISIV_SSIDIV ONDINYS CNY SAYMATYM
$S3007 'SICNVHINI NvIu[§3Q3d ¥03 G3AIAGHe 38 Df N¥lg SNILHON

0022 934

S0CL9gy g

3Lv9
e B
i RNl =
Gl T
| T
* E
)
R i

Sppooe (puRi)
£V 721} o o
waed 2 apuonds 4y
Fos-ax 5 0N 5)-) 420

T 136 S U0 Suaodae) pREXND] Y
W 085 e s et
b 9 popuol
A N
__ M §01-0
i SHAIS SV
0/81/¢ K YdS v - \
e NOIYIHOIS 10000Md
; cuh]  mEVESRER O faung oy

INVEVATS

No3 Avd

4CCH NCOVX3IH
g \
e \

C3I4I0W GL1S-SD 350N
QLT SW3LSASAYIE NYIOYNYDY A8

30

SANLONELS AYTg 3GN5 N gWD

307s vy 3gidl

¥

4IGNND HI0¥A3S

O \\

\/m 3704 344

T
[
B

NIYHD /M dnYy ONIBWRD

I3NYd 318808

jooc) oos |}

ost -

4

}

050t

MO0H HIAY
INOLS JTWrI N0 T

GY2 U RINOI

—

et

NCILD3ES
g
A
T
=]

T !

AIJ.(&%WWO@
I
SO¥Y0R IDNLY:

S | —— " 00e%52
57\

L _1804dns 301
Q01x05

1$0d COIX00)

Ty,
—— LR
vy Gv3 050 —

.

O —

SLN
(W NI SNOISNIWQ)

(30N33 HOIH ¥313W 0'1)
JONIS

v L13d

NOILD3S

MIQY NIvHG

oy o :
GALJvanod K: o ONILOC bl o
UIONGS T 5]
= 3 -
Wy WOLIO8 =g
Bl =l =p = =lkH=t e .«woduom o
SNOLLYE
SZX5Z — S
] SQ¥YOB 3NG4 <
008 XSZ It
8
S =k =l = = — vy 3100m
T r LS i 00t*os .
140ddNns 3015 o
001X0S 4 >
>
| ﬁ * 18Cd 0§1x051 —ip
! T O
= —— Gomde” i
N—— vy dvD 06tx0%
|
_-! NIW 0081 J
N XYW 00¥C A
SLIN
(Wi NESNOISNIWIO)
V130 30N34
A ;
ADVATAd
YIUVY AV1d HO4
Buoepng ey Jusliseys
]
wnd
el pue Jesa. oG L s 9900
W08 DOORLIED JO WSLISBOLILIBdR: '
204 Ayoes peosp o) 0 Bupapng ¢
|
PRANDES BE TSLEIBIOMINGN
£ IRALOC Ly PR
_ 9Q O sep{aede) RUORPRY § MNON
, N
“woepne yewes repun - \ \ / \ 34) "SpRIB-GNe DRYRAKI U0 AGORAD

11 AByd o 1oHwR: o) DasGKIN ¥S D

s anguunor /- \ // DUS #1.1100 $98Q DUt J0(LNG PhewOLAR,
VN

A0 POAGISIR 50 RO SULARAOD 1 §

pesotxs sbed og | Y

sny o WOn 8q o) Rwiof M opRABare (G %96 01} Parwdioe 10
00 30U UTRIP UILO IR0 UIBKD WALIE L PRdiuon ,,\ | / a0 i g
WaARG ywden 1 AOINUS DOC), ARG DBUENI UKL LN
“sgxmoet g0 1K 20 WY PeULD) 8G O | PEIOBLICS i %68 O U LUOG L
01 paryd 8 ) 9200 Pus L] o Y 9050 100{ HOOUN Pus LR b
34187 SDMOB0 JAO HORIOWOSSE

10 “Aawiamd ywydee
(GONN) 1Ly enco seddn v w09




5
e
I ]
o 0e
VENY I [mom
-
WO-a B
or wano | v

A TV 10

mnwr\wwrvoaz .mc
puowiyy Jo A

uoneaaly .y, buiping

Twi o

28 'puowysiy

\Peny A3UC0 08v9-0bpY)
owdoaASC @snoyuma
peoy A3uoc ) ggpg

T 153r0Ha

,1»:‘1‘,‘.\!,(.:)
,
|
;
t

R 00 i1 MR OF o

e T
T o v oy | an.:.,‘_‘ﬂf

MUXTU 40 K NSS40 7|

MU ST e T Jo )i
WOy 47 dai T x.iﬁ,
Nz W0 TN [ R |
ST M0} RO 10 TU
WUFNGN dD K OGN b0 oA |
JNOCH 0] DRSS bt YOR
RO S0 S e oo |
—- ROIN MY VRS e P
o
T o

w0 O T DESROS ot OB |
DS U ot e Sl |
307, 19 4K WITENT Jn. <t 21 S
T3 M oaR O W L O pon
b by s
aun e Gy vl
Py e ile ) em,
RS- o
DN 1031 iKMoy

ONOIT NV

HStLd LLRONCS THEVR QRN (¥}
U0 s )
DG 8 )

un oo {7y

TENNLS ST WY XSON i 000k BT
TMS D03 WD 05 Ok -9 (D)
YNN8 DL YON Wivees (8
ANE NS MR (D)

008 s w3 N e ¢ (5
HOM 2-.b 9 150 MND 3008 1Lt (D)

XV WM N om 2 (5)
ToNS iy (1)
Qg zoonss (2)
s o (D
aN3931

LR AT

NCILVAT TS HIdONE/

L=l = B/ N

13 WNIQOd) NGIWATT3

1S¥3 ¥, oNIigTIng\2/

!

s
i

LT

=




S #NVId

o4 wivsg

S05E-10 2N
pLowry 0 Ry

UOIBAB LINOS Bpg
ucneas;s g, buipeng

Tl om0

08 'puowiyany
(peOY ABLOC S 28b9-0bpg:

awido|aaa g asnouumo |
peoy A3u00?) ggpg

Tu 0¥

w

DUN 08 73

TNYIS WTTRU O 600 A 0008 5T
TS DL VI 06 1M 0~ 4 ()
OV DR WA W0 (3
008 W8 ¥on (3

N0 W0 MU0 WL Kok - £ {5

HOH 0-% 8 IS0 MG KRR e ()
NG W v ok v (3)
Tows sy (D)
s wa (3

ON3OT1

L= 8/

NOIYATTI 1SY1 8, BNiding

|

32' |

il

i

: -y
5 A

ELLL5F 1.0
T4l

!

aur Tw-st ivon)
e X013 (o |
39 rewes R e

103t i HDwy

ONOIT INvd

I
i
¢

HINOS 3H: &l BNoH
T

- AU TONS OIS~
« " 3G 40 INLQ HONddY
N
N " 2]
[ CRE
13
2
|
1 ¥-iad
SRR 3
S -

("A313 WNiJ0d) NOILVA

373 1S3M 8, pz

sl

fiad

B

m\\ ANZ/ S0CLICTO 4T

0022






