# City of Richmond R?port to
. Planning and Development Department Development Permit Panel

To: Development Permit Panel Date: May 7, 2007

From: Jean Lamontagne File: DP 06-349404
Director of Development

Re: Application by Sandhill Development Ltd. for a Development Permit at
22351 Westminster Highway

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 17 townhouses and two (2) detached dwelling units at

22351 Westminster Highway on a site zoned “Comprehensive Development
District (CD/156)”; and

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

a) Permit second and third storey building bays on building No. 6 to project into the Public
Road Setback from Westminster Highway for a distance of not more than 0.4 m;

b) Permit a pedestrian entry and mailbox structure in the Public Road Setback from
Sharpe Avenue and permit a recycling and garbage enclosure in the Public Road Setback
from Westminster Highway; and

¢) Permit second and third storey building bays on buildings No. 5 and No. 6 to project into
the West Side Yard Setback for a distance of not more than 0.3 m.

ean Lamonfagne
Director of {Developmenl

SB:blg \
Att. S
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Staff Report
Origin
Sandhill Development Ltd. has applied to the City of Richmond for permission to develop 17
townhouses and two (2) detached dwelling units at 22351 Westminster Highway on a site zoned

“Comprehensive Development District (CD/156)”. The site currently contains a single-family
house.

The site is being rezoned from “Agricultural District (AG1)” to “Comprehensive Development
District (CD/156)” for this project under Bylaw 8026 (RZ 05-310045).

The Official Community Plan (OCP) was amended by Bylaw no. 8025 to redesign the eastern
end of Sharpe Avenue as a cul-de-sac and reconfirm the designation of 22351 Westminster
Highway south of the extension of Sharpe Avenue as "Small and Large Lot Single-Family
Residential; Two-Family Residential; Townhouse Residential; & Institutional” in the Lower
Westminster Sub-Area Land Use Map. Bylaw 8025 was adopted on March 20, 2006.

Development Information

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

Background

Development surrounding the subject Lower Westminster Sub-Area (Hamilton Area) site is as
follows:

e To the north, facing Wilson Avenue, is single-family housing, zoned “Single-Family
Housing District, Subdivision Area B (R1/B)”;

e To the east, facing Westminster Highway, is single-family housing and the Hamilton Fire
Hall, zoned “Single-Family Housing District, Subdivision Area F (R1/F)” and School &
Public Use District (SPU)”. A rezoning application is under consideration for townhouse
development at 22391 Westminster Highway (RZ 06-326496),

e To the south, Westminster Highway North, Highway 91 and Westminster Highway; and

o To the west, facing Westminster Highway, is a single-family lot at
22331 Westminster Highway, zoned “Agricultural District (AG1)” and a multi-family
townhouse development under construction (RZ 04-271668 and DP 04- 286809), zoned
“Comprehensive Development District (CD/156)”. A rezoning application is under
consideration for townhouse development at 22331 Westminster Highway (RZ 07-361642).

Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the

Development Permit stage. Applicant response during the Development Permit application

process has been included in ‘bold italics’:

e Compliance with the Hamilton Area Plan Development Permit guidelines — The proposed
development is generally in conformance with the guidelines.
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e Attractive form and character through architectural and landscape design, including views
into the development — The landscape design and views into the development have been
improved.

e Adequate vehicle and pedestrian circulation — Confirmed.

e Connections between main living areas and semi-private outdoor spaces — The proposed
development conforms with the Area Plan’s preferred method of floodproofing, which is
by raising habitable floors on non-habitable basements and by not raising the grade. The
semi-private outdoor spaces are connected with the second floor main living areas with
either front doors or rear doors accessed through an enclosed tandem garage.

e Adequate landscape buffering — Cedar hedge and a mix of Evergreen and deciduous trees
are proposed along the east property line between the proposed development and the
existing adjacent single-family properties.

e Sensitive transition to adjacent single-family and multi-family development including
treatment of transitions in grade — Existing grades will be matched to the east and west. The
existing slope to the north on the neighbouring single-family lots will remain.

e Arborist tree assessment, retention and supplementing strategy — Received (see Trees section
below).

¢ Compliance with the required floodplain elevation — Confirmed.

¢ Compliance with the City’s zoning requirements, including off-street vehicle parking. The
preliminary site plan submitted with the rezoning application indicates that site is able to
provide the required off-street parking, however, a more detailed analysis will be required as
part of the Development Permit process — Confirmed.

The Public Hearing for the rezoning of this site was held on March 20, 2006. At the Public
Hearing, no concerns about rezoning the property were expressed.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design 1ssues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is generally in compliance with the
“Comprehensive Development District (CD/156)” except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)

The applicant requests to vary the provisions of the Zoning and Development Bylaw No. 5300
to:

1) Permit second and third storey building bays on building No. 6 to project into the Public
Road Setback from Westminster Highway for a distance of not more than 0.4 m.

(Staff supports the proposed variance as the projections add architectural articulation to
the buildings and is limited to the second and third floor of the southeast unit. The
variance is the result of an angled front property line and changes to the enclosed tandem
garages in the project during the Development Permit application process to accommodate
two (2) regular car parking spaces. Ifthe bays were designed as bay windows, they would
be permitted to project 1.7 m into the Public Road Setback).
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2) Permit a pedestrian entry and mailbox structure in the Public Road Setback from
Sharpe Avenue and permit a recycling and garbage enclosure in the Public Road Setback
from Westminster Highway.

(Staff supports the proposed variance as the entry structure adds pedestrian oriented
architectural character and way finding to the Sharpe Avenue streetscape and the garbage
and recycling enclosure location and treatment is consistent with the adjacent townhouse
development under construction at 22380 Sharpe Avenue).

3) Permit second and third storey building bays on buildings No. 5 and No. 6 to project into the
West Side Yard Setback for a distance of not more than 0.3 m.

(Staff supports the proposed variance as the projections add architectural articulation to
the building and are limited to the second and third floors of the southwest unit and
western mid-lot unit ‘A1’. The variance is the result of changes to the enclosed tandem
garages in the project during the Development Permit application process to accommodate
two (2) regular car parking spaces. If the bays were designed as bay windows, they would
be permitted to project 0.8 m into the side yard setback).

Advisory Design Panel Comments

The Advisory Design Panel supported the project subject to the applicant taking the Panel’s
comments into consideration. In response, the applicant addressed nearly all of the Panel’s
recommendations. An annotated copy of the relevant excerpt from the Advisory Design Panel
Minutes from March 07, 2007 is attached for reference (Attachment 2). The design response
from the applicant has been included immediately following the specific Design Panel comments
and is identified in ‘bold italics’.

Analysis

Conditions of Adjacency

e The form and massing of the three-storey development generally complies with Official
Community Plan (OCP) guidelines for Lower Westminster Sub-Area of Hamilton Area;

o The streetscape units present a front yard interface with walkways and low wood picket
fences opening onto Westminster Highway and Sharpe Avenue;

e The proposed height, siting and orientation of the buildings respect the massing of the
existing and proposed adjacent townhouse developments, duplex and single-family homes.
Townhouse unit side yard and cross-access drive aisle conditions are presented at the
interface to the existing single-family lot to the east with varying setbacks;

e The applicant has addressed privacy for the adjacent single-family home to the east through:
providing varying setbacks no less than 3 m, the provision of 1.8 m height solid wood
privacy fencing, the planting of new trees and continuous hedging; and

e The applicant 1s proposing to meet the grade of adjacent lots. Floodproofing is
accommodated through raising the habitable areas up to the second and third floors over
garage areas.

Urban Design and Site Planning

e The Westminster Highway and Sharpe Avenue streetscapes are animated with
pedestrian-oriented front entries (Reference Plan A). Communal pedestrian entries to the
development are also provided,;
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Vehicle access is provided from Sharpe Avenue with moving truck loading on-site in the
drive aisle. Cross-access was secured through the rezoning for the benefit of the future
development sites to the east at 22371 and 22391 Westminster Highway. Road and half cul-
de-sac dedication and construction were secured through the rezoning application. The cul-
de-sac is proposed to be completed when the adjacent property to the east develops, which
will include a pedestrian path connection to the path system through the Fire Hall site and
McLean Park;

It was envisioned that the proposed development and the neighbouring development site to
the east at 22391 Westminster Highway would share one (1) driveway to improve the
streetscape design along Sharpe Avenue. The proposed driveway location is therefore
deemed temporary and may be reduced or removed in the future when cross-access is
available through the redevelopment of the adjacent lot at 22391 Westminster Highway. The
lengthy view into the drive aisle from Sharpe Avenue can then be mitigated with landscape
planting. To that effect, securities were secured through the rezoning application for the
reinstatement of Sharpe Avenue frontage and the installation of landscaping on-site.

With the provision of a two (2) car garage in each townhouse unit, resident parking meets the
Bylaw requirement. The provision of visitor parking meets the bylaw requirement with

four (4) spaces provided, including one (1) accessible parking space;

Headlight glare into the adjacent single-family lot is mitigated by hedge planting and 1.8 m
height privacy fencing;

The site has been designed to accommodate fire-fighting requirements. Mailboxes have been
provided in an entry structure on Sharpe Avenue. A recycling cart and garbage dumpster
enclosure has been provided on Westminster Highway adjacent to a pedestrian walkway.
Hydro kiosks are centrally located on the drive aisle;

Universal accessibility measures have been incorporated into this development. Blocking
inside of the walls will be provided in all washrooms in all units to facilitate future potential
installation of grab bars/handrails;

An accessible unit has not been provided in this 19-unit development. Alternate floor plans
demonstrating conversion potential to accommodate a person in a wheelchair is provided for
the lower two (2) floors of the two (2) three-storey detached dwelling units with the
installation of a chair lift (Reference Plan B); and

Registration of an aircraft noise covenant was secured through rezoning, which includes
agreeing to have the buildings designed to incorporate adequate sound measures against
aircraft noise.

Architectural Form and Character

The building forms are articulated; with a combination of building materials, projecting bays,
shed, hip and gable pitched roofs;

The proposed building materials (Horizontal vinyl siding, vinyl shingles, horizontal
Hardi-plank siding, Hardi-board and batten, wood trim, metal garage doors with transom
windows and wood shake appearance asphalt shingle roofing) are generally consistent with
the Official Community Plan (OCP) Guidelines;

Visual interest and variety has been incorporated with five (5) different building types; and
The impact of blank garage doors has been mitigated with transom windows, overhanging
bays, skirt roofs, a mix of header and garage door styles, planting islands and pedestrian
entries.

2224262
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Tree Retention and Replacement Strategy
e A tree retention and replacement strategy was not presented to the public and Council during
rezoning and no concerns were expressed about tree retention at Public Hearing.

Existing Trees | Existing Retain Remove Replacement
Onsite 7 Bylaw sized 2 Bylaw sized 5 Bylaw sized 33
(17 total) (15 total)
Boulevard 5 Bylaw sized All None
(8 total)
Neighbouring | 6 Bylaw sized Protect all None

e As shown above, the arborist advises that there are seven (7) bylaw sized existing trees

on-site (of 17 total), eight (8) existing trees in the City boulevard and six (6) existing adjacent

trees in the Fire Hall property with encroaching root structures (Attachment 3). The
developer is proposing to: retain the two (2) existing trees on-site in good health (Plan #3a).

e Existing trees in the City boulevard along Westminster Highway will be retained for privacy
screening. The installation of frontage improvements was secured through the rezoning
application through a separate Servicing Agreement. Improvements include Sharpe Avenue
construction, extension of sanitary sewer from Sharpe Avenue to adjacent
22331 Westminster Highway, storm sewer installation, grass boulevards with street trees and
sidewalks at the property lines;

e Proof of a contract with a registered arborist and installation of protective tree fencing are
requirements of the Development Permit for the proper protection of the two (2) retention
trees, boulevard trees and adjacent trees on the Fire Hall site; and

e The removal of five (5) bylaw size trees on-site will be replaced with the planting of 33 new
trees ranging in size from 2.5 m height to 6 cm calliper including both Evergreen and
deciduous, which exceeds the 2:1 replacement goal in the Official Community Plan (OCP).
In addition to new trees, the landscape design includes shrubs, ground cover, vines,
Perennials, annuals and lawn planting.

Landscape Design and Open Space Design

e The mailbox stand is incorporated into the pedestrian entry structure fronting onto
Sharpe Avenue adjacent to a communal pedestrian path;

e Children’s play opportunities on-site include private yards and a central outdoor amenity;
Children’s play equipment is provided in the outdoor amenity area with a playhouse
structure. The central outdoor amenity area is connected to a communal pedestrian path
(108 m?). The amenity area provided exceeds the minimum requirement (102 m?) and also
includes seating for supervision, trees, under-storey planting, lawn and pavers;

e Fencing will include low and open wood picket fencing along Westminster Highway and
Sharpe Avenue, and 1.8 m height wood privacy fencing along the north, west and east
property lines (reduced to maximum 1.2 m height in the front yard setback);

e Paving treatment includes a variety of materials to mitigate the length of the drive aisle and
to differentiate between pedestrian entries and vehicle areas. Stamped asphalt with pattern
and colour have been incorporated throughout the site; and

e Payment of cash-in-lieu of indoor amenity space was secured through the rezoning in the
amount of $17,000 in compliance with the Official Community Plan (OCP).
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Affordable Housing

No affordable housing units are proposed in this 19-unit development. A voluntary
contribution towards the City’s affordable housing fund was secured through the rezoning in
the amount of $500 per townhouse unit in addition to a voluntary contribution to the Child
Care Development fund also in the amount of $500 per townhouse unit for a combined total
of $17,000. The combined contribution amount exceeds the recommended minimum
contribution rate of $0.60 per buildable f? in the Interim Affordable Housing Strategy.

Crime Prevention Through Environmental Design

Site lighting will be provided for the central drive aisle and should not impact the
neighbouring single-family lot;

Natural surveillance opportunities are provided for the central outdoor amenity space,
mailboxes, and visitor parking spaces;

Natural surveillance opportunities are provided for the front entries which face the drive
aisle, communal walkway, Sharpe Avenue or Westminster Highway; and

Space differentiation has been established between public and semi public outdoor spaces
with landscape buffers.

Servicing and Utilities

As noted in the staff report on the rezoning, the developer has submitted storm and sanitary
sewer capacity analysis as requested by the City’s Engineering Department. There are no
identified sanitary sewer upgrades required to facilitate the proposed development in addition
to the infrastructure required to be built as a condition of rezoning through a separate
Servicing Agreement;

Registration of a 6 m utility Right-of-Way (ROW) (for sanitary sewer) was required through
the Servicing Agreement to provide sewer access to 22331 Westminster Highway; and
Registration of a cross-access agreement on the internal manoeuvring aisles allowing access
to/from the adjacent future development sites to the east at 22371 and

22391 Westminster was secured through the rezoning application.

Flood Indemnity Covenant

The registration of a flood indemnity covenant (Minimum 3.5 m geodetic) was secured
through the rezoning application.
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Conclusions

The applicant has satisfactorily addressed issues that were identified through the rezoning
process, as well as staff and the Advisory Design Panel’s comments regarding conditions of
adjacency, site planning and urban design, architectural form and character, and landscape
design. Staff recommend support of this Development Permit application.

g o

Sara Badyal, M. Arch.
Planner 1
(Local 4282)

SB:blg

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

e Installation of protective tree fencing and periodic inspection during construction to the satisfaction of a registered
arborist for the protection of on-site and neighbouring trees;

s Proof of a contract with a registered arborist (with a minimum of four (4) site visits through construction) to ensure
proper protection of existing on-site and neighbouring trees; and

e Receipt of a Letter-of-Credit for landscaping in the amount of $59,481.

Prior to future Building Permit issuance, the developer is required to complete the following requirements:

e Receipt of a construction parking and traffic management plan to the satisfaction of the Transportation Division
(http://www.richmond.ca/services/ttp/special.htm); and

e Incorporation of accessibility measures for aging in place in Building Permit drawings for all units including lever
handles for doors and faucets and blocking in all washroom walls to facilitate future potential installation of grab
bars/handrails.

Attachments:

Attachment 1 Development Application Data Sheet

Attachment 2 Advisory Design Panel Minutes Annotated excerpt (March 7, 2007)
Attachment 3 Arborist Report (Froggers Creek Tree Consultants Ltd. May 25, 2006)

2
2
2
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City of Richmond Development Application

6911 No. 3 Road

Richmond, BC V6Y 2CI Data Sheet
www.richmond.ca . . .. e
604-276-4000 Development Applications Division

DP 06-349404 Attachment 1

Address: 22351 Westminster Highway

Applicant: Sandhill Development Ltd. Owner: 664525 BC Ltd.

Planning Area(s): Lower Westminster Sub-Area of Hamilton Area

Floor Area Gross: 2,763 m? Floor Area Net: 2,018 m?

Existing

Townhouse site: 2,889.9 m?
Site Area: Formerly 4064.5 m? Two-Family lot: 609.0 m?
Road dedication: 565.5 m?
Land Uses: Single-Family Residential Townhouses and Detached units
“Small and Large Lot Single-Family
OCP Designation: Residential; Two-Family Residential; No change

Townhouse Residential; & Institutional” with
roadway through site.
Zoning: Formerly AG1 CD/156

17 townhouses
2 detached units

Number of Units: 1

Floodplain Elevation: Formerly Min. 0.9 m geodetic Min. 3.5 m geodetic

Proposed Variance

On Future Subdivided Lots \ Bylaw Requirement

- Townhouse: Max. 0.7 0.7 .
Floor Area Ratio: Detached units: Max 0.74 074 None permitted
o Townhouse: Max. 38% 32.4%
Lot Coverage — Building: Detached units: Max. 45% 40.3% None
. ) Townhouse: 2,891.5 m?

. 2 ¥
Lot Size: Min. 400 m Detached units: 609.2 m? None
Setback — Sharpe Avenue: Min. 4.5 m Min. 4.5 m & mailboxes Structure
Westminster Highway: Min. 6 m M|r_1. 6 m, projection & 0.4 m projection

) recycling/garbage enclosure & structure
_ Qi . Townhouse: Min. 3 m Townhouse: 3 m & projections | 0.3 m projections

Setback - Side Yard: Detached units: Min. 1.5 m Detached units: 1.5 m None
Setback - Rear Yard: Detached units: Min. 8.7 m 8.7m
Height (m): 12m Max 12 m None
Off-street Parking Spaces —
Resident and Visitor: 38 and 4 38and4 None
Off-s‘freet Parking Spaces — 42 42 None
Total:
Tandem Parking Spaces: Permitted 18 spaces in 9 units None
Amenity Space — Indoor: Min. 70 m? cash-in-lieu None
Amenity Space — Outdoor: Min. 102 m? 108 m? None
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Attachment 2

Annotated Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, March 07, 2007 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

3. Development Permit 06-349404
APPLICANT: T. Yamamoto Architect
PROPERTY LOCATION: 22351 Westminster Highway

Staff Comments

Sara Badyal, Planner noted that this application, which is located within the Hamilton Area Plan,
incorporates two detached houses and 17 townhouses with the multi-family housing along the
south and duplexes along the north. The narrowness of the site created design challenges, and
three variances have been requested for building projections into the side yard set back, front
yard set back and a request to increase the percentage of small car parking stalls that has not yet
been confirmed by the Transportation Department.

Applicant’s Comments

With the aid of a model, various artists renderings, and material sample boards, Tom Yamamoto,
Architect reviewed the site context and surrounding area. He noted that because of the
narrowness of the site, the applicants opted to introduce a curve in the walkway and driveway to
break up the long driveway.

He further noted that the amenity building belonging to the adjacent property faces this
development and its location was taken into consideration in determining the location of the on-
site amenity area. Parking is side-by-side and tandem, and there is enough space to accommodate
two vehicles comfortably.

Rory Dafoe, Landscape Artist reviewed the landscape scheme and noted that an arborist’s report
shows 30 trees that need replacement (5 on the north side, and 25 on the south side) and City
trees along Westminster will need to be examined as they do not appear to be in very good
shape. A significant cedar hedge runs along the west side, which will be retained, and there are
limited opportunities for landscaping. The detached units have rear and side yards surrounded by
a 6 ft. fence, and the south parcel has architectural railing details around the semi private yards
and Unit C.

He further noted that the walkway through the site is a semi public space, the amenity area
includes a seating area with benches and play area for children. The paving will be broken up
and highlighted by trees.

Panel Discussion

In answer to a question about the colour scheme, the applicant advised that the two detached
units, which are not reviewed by the Panel, are proposed to be a darker shade of the two color
colour schemes proposed for the townhouse units, with dark trim and accent colour on gables
and the base.
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Comments from the Panel were as follows:

e driveway may be too narrow for fire truck access, this is a difficult long and narrow site — see
summary below;

e concerned about interior elevation with so many garage doors, buildings #3, # 4, and # 5 are
tight units, consider some variety on building face — see summary below;

o the building ends, particularly the shoulder of Building 5 seems high, consider tapering the
building down a bit with variation in the roof, it is top heavy — see summary below;

e an alternative to cedar shingles is proposed resulting in concern that cedar shingles will not
be used, the use of wood shingles should be encouraged — see summary below;

e concern bedrooms are too small — see summary below;

e the landscape is well worked out, but consider incorporating it into the drive aisle — More
trees have been added along the drive aisle;

e the area currently has one piece of public art proposed, which will be located at the fire hall;

e the single-family units work well for accessibility. Although the multi-family units give
access to all three floors, the practicality of use is questionable since the floors are so
constricted — see summary below;

e good attempt at breaking up the driveway, consider adding color/distinction within the
stamped asphalt squares — see summary below;

e linkage of unit C in building #3 seems tenuous, consider breaking the form on the last unit -
see summary below;

e taking into considerations the site limitations, you did a good job;

¢ side/end elevations give an interesting quirkiness to the proposal, reconsider main elevations
— see summary below;

e consider opening up area on the roof to break up the roof scape — Variations provided where
possible;

¢ units without ground level entries need something — Some shed roofs above entries were
changed to gables;

e this is an infill type of project, consider defining the entry statements — see summary below;

e look for opportunity to vary the type of garage door (windows or not, overlays etc) —
Different styles of headers and garage doors incorporated.

The Chair provided a summary of the Panel’s comments as follows:

o fire access appears to be challenging — Fire access route complies with BC building code
requirements, ,

e address the driveway elevation to provide articulation to the wall of garages — Changes have
been incorporated to add variety to garage doors and architectural emphasis to entry
doors. Two styles of garage doors are proposed: arched and square headers for buildings
#3 & #4. Gable roofs have been added over front entries for building #5;

e consider relaxing the “high shoulder” at building #4 and # 5 — a hip/gable roof combination
brings down the roof line at the ends of the building;

e retain natural cedar shingles — For cost and maintenance purposes, vinyl shingles are
proposed;

e liveability of bedroom space is questioned — unit floor plans have been adjusted to enlarge
bedrooms;

e accessibility is limited — Alternative floor plans have been provided demonstrating how the
2 detached dwelling units north of Sharpe Avenue could be renovated to accommodate a
resident in a wheelchair;
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e consider adding further colour to paved areas — stamped asphalt with contrasting colour
inlays have been incorporated;

e provide a disconnect to the front area unit to the one behind — Gable roof added to break the
form of Unit C roof;

e consider extending some of the quirkiness of the end elevation to the main elevation; —
Double gables added where possible to main elevations;

e consider an entry feature to define the site — Pedestrian entry structure with mailboxes
incorporated,

[t was moved and seconded
That Development Permit 06-349404 be forwarded to the Development Permit Panel

taking into consideration the comments of the Advisory Design Panel.
CARRIED
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ATTACHMENT 3

City of Richmond May 25, 2006
Policy Planning Department

6911 No. 3 Rd,

Richmond, BC, V&Y 2C1

Cc. Amar Sandhu- 664525 BC Ltd.

Re: 22351 Westminster Hwy
Tree Protection Report

Please find enclosed my Tree Protection Report. We are also attaching as appendices to the Report,
a Tree Inventory and a Tree Protection Plan drawing for reference purposes.

TREE PRESERVATION SUMMARY

17 On-site trees affected by this development.
6 Off-site trees affected by this development.
8 City trees affected by this development.

15 Trees proposed for removal.

2 On-site trees proposed for retention.

INTRODUCTION

The purpose of this report is two-fold: firstly, to describe the existing tree resource growing on site;
secondly, to set forth measures to protect some or all of this resource; or, in the absence of any
opportunities for meaningful tree retention, to explain why it is not feasible.

The report will document the following:
1. the extent, character and condition of all surveyed on-site and off-site trees that may be
potentially impacted by the development;
2. trees proposed for removal and retention;
3. measures proposed to minimize tree loss and maximize successful tree conservation;

I have been provided with the following resources:
1. atree survey of the existing properties and adjacent lands;
2. aproposed site layout drawing.

I have visited the site and assessed the surveyed trees located on the proponents lots and on lands
immediately adjacent. All trees have been tagged, inventoried and evaluated for health and structure.



Figure 1. Aerial photo of subject properties - from the City of Richmond’s online mapping and
GIS website — http://iwww.richmond.ca/discover/maps.htm

OBSERVATIONS

Current Site Conditions
The site is a long narrow flat poorly drained lot with all of the trees located around the perimeter of the

lot. The existing house is located in the front of the Iot.

Proposed Development Plans
The proposed development will create a townhouse development. The extension of Sharpe Avenue
will allow access to the site towards the rear of the lot.

Tree Resource

31 trees are inventoried in total. 17 of them are on-site, 8 of them are on City property and 6 of them
are located on the neighbouring property to the east. Almost half of the trees are Western Hemlock.
The table below shows the species composition of the tree resource.

Type Number
Western Hemiock 14
Cottonwood 6
Western Red Cedar 4
Douglas Fir 2
Apple 1
Cherry 1
Japanese Maple 1
Shore Pine 1
Spruce 1

Total 31

22351 Westminster Hwy, Richmond BC May 25, 2006



Details of this tree inventory are provided in the table attached as Appendix—1.

The condition of the trees is variable. Most of the trees have been neglected and poorly pruned.
Almost all of the on-site trees have been topped. The majority of the tree resource is in fair to good
health. The exception to this is the Apple and Cherry tree that are in poor health.

DISCUSSION
Tree Removals
15 Trees are proposed for removal (see appendix-3). These removals are categorized as follows:

o Conflicts with the proposed driveway along the east property line: 13 trees
e Poor health: 2 trees

If the site requires pre-loading, more trees may need to be removed.

Tree Retention
Two on-site trees are recommended for retention #s 394 and 383.

City Trees
There are 8 City trees located in front of the property on Westminster Hwy. All 8 trees are to be

retained.

City trees were not considered in the statistical calculations. They are identified on the drawings as
having shaded canopies.

Off-site Trees
The canopy and the roots of 6 off-site trees are encroaching into the subject property from the east.

Off site trees are not considered in the statistical calculations. They are identified on the drawings as
having shaded canopies.

Off- site trees can not be altered in any way without the consent of the owner of the tree.

Drawings
Three drawings are included in this report.

1. A Tree Protection Plan drawing, which plots all on and off-site trees in relation to the proposed
development layout is attached as Appendix—2.

2. Two detailed Drawings: one of the South trees (Appendix 3) and one of the North trees
(appendix-4).

Tree Protection Fencing

All retained trees on the property and neighbouring properties will be surrounded by Tree Protection
Fencing as laid out in the Tree Protection Plan drawing Appendix 2. All fencing must be constructed
to a robust standard and clearly signed: “TREE PROTECTION AREA — KEEP OUT”

()
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End Report.

CERTIFICATION:

This report and the opinions expressed within it have been prepared in good faith and to accepted
arboricultural standards within the scope afforded by its terms of reference and the resources made

available to the consultant.

Glenn Murray — Board Certified Master Arborist
I.S.A. Certification # PN-0795B
Certified Tree Risk Assessor #0049
Froggers Creek Tree Consultants Ltd.

22351 Westminster Hwy, Richmond BC

Dated: May 25, 2006

May 25, 2006



10.

ASSUMPTIONS AND LIMITING CONDITIONS

This report and the opinions expressed within it have been prepared in good faith and to accepted
arboricultural standards within the scope afforded by its terms of reference and the resources made
available to the consultant. The report provides no undertakings regarding the future condition or
behavior of the trees reviewed within it. Tree hazard and condition assessments are not an exact
science. Both qualities can and do change over time and should be reappraised periodically.

This assessment was limited to a visual tree evaluation only. No core samples were taken. No
tissue samples have been cultured or analyzed by plant pathologists. No root crown excavations
were undertaken. No aerial reconnaissance was attempted, beyond that made possible by
binoculars. The evaluation period for this assessment is 12 months.

Any legal description provided to the consultant/appraiser is assumed to be correct. No
responsibility is assumed for matters legal in character. Any and all property is appraised or
evaluated as though free and clear, under responsible ownership and competent management.

It is assumed that any property is not in violation of any applicable codes, ordinances, statutes, or
other governmental regulations.

Care has been taken to obtain all information from reliable sources. All data has been verified
insofar as possible; however, the consultant/appraiser can neither guarantee nor be responsible for
the information provided by others.

The consultant/appraiser shall not be required to give testimony or to attend court by reason of this
report unless subsequent contractual arrangements are made, including payment of an additional
fee for such services as described in the fee schedule and contract of engagement.

Loss or alteration of any part of this report invalidates the entire report.

Possession of this report or a copy thereof does not imply right of publication or use for any purpose
by any other than the person to whom it is addressed, without the prior expressed written or verbal
consent of the consultant/appraiser.

Neither all nor any part of the contents of this report, nor copy thereof, shall be conveyed by
anyone, including the client, to the public through advertising, public relations, news, sales or other
media, without the prior expressed written or verbal consent of the consultant/appraiser—
particularly as to value conclusions, identity of the consultant/appraiser, or any reference to any
professional society or institute or to any initiated designation conferred upon the
consultant/appraiser as stated in his qualification.

It is impossible to predict exactly how a tree will react to any excavation near the tree. Sometimes
underground soil water movement can be changed because of the building of a house and this
could stress or kill a tree.

22351 Westminster Hwy, Richmond BC May 25, 2006
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; City of Richmond )
Planning and Development Department DeVEIOpment Permit

No. DP 06-349404

To the Holder: SANDHILL DEVELOPMENT LTD.
Property Address: 22351 WESTMINSTER HIGHWAY
Address: C/O MR. AMAR SANDHU

1049 EAST 54™ AVENUE
VANCOUVER, BC V5X 1L8

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) Permit second and third storey building bays on building No. 6 to project into the
Public Road Setback from Westminster Highway for a distance of not more than 0.4
m.

b) Permit a pedestrian entry and mailbox structure in the Public Road Setback from
Sharpe Avenue and permit a recycling and garbage enclosure in the Public Road
Setback from Westminster Highway.

¢) Permit second and third storey building bays on buildings No. 5 and No. 6 to project
into the West Side Yard Setback for a distance of not more than 0.3 m.

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 #7 attached hereto.

S. 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
$59,481. 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.

2224262



Development Permit

No. DP 06-349404

To the Holder: SANDHILL DEVELOPMENT LTD.
Property Address: 22351 WESTMINSTER HIGHWAY
Address: C/O MR. AMAR SANDHU

1049 EAST 54" AVENUE
VANCOUVER, BC V5X 1L8

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.

This Permit is not a Building Permit.

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

MAYOR

2224262



W

V., ATNATHDS
. YOY6€-90 dd

90/61/01 e [BWSLO
16 AVAHOIH| ——

ﬁ /2

L

/
/

LOV

16 AVAAHDIH

i
=

.
i
|

o |
2

-
00—

)V !
£2/a0
?47 951/aD

41y

8569 STl
5900
5900
5300

qA AN —————
AR
L
TN
£

i

HAAV AJHVHS

FAV ATIVHS || |
ceeez | regze | sieze :MNN (\/ — T D \ﬁﬁﬁﬁ Fﬁ;Q
S—ALIS /| 7

,/MNY,,,‘JM\K w\u

]
(I =

..0.%32%3%
ALK

5
S

v"v

X
%

[SE——
IR

|

X

2 9%%
1038

X X))
QRKS

0ric

T
FKS
%00

P

0442

0142
0222

TS
e

9L ¥l

9Lk 9L vl

00zL | 002t | 00ZF
NdS

9Lyt _

, ===
| puowydrRy Jo ANy 1§

ooszz oszzz 09222|

A A‘A

>

X

XK >
,0
<D

471

)

86 L€

9628
2648
6Z.¢

208




14959911 a3d1A0%d

- 2v6:35 NiHil LY501 IR ) Sy 5
YO¥6+€-90 dd SAIVELIS NIHLIM ATVI01 STANLINALS ANV § 3038/ 63v9) ~4D5860't *(WDS 9) 1405 9550 * SLINA 41 NN

Y3AY ALINTWY

007 0 € AV AOVBLZE 5 OH w20 20 900 T s o S

{ .
ﬂ \.ﬁ ZSL /) ONINAYE WIINYL 3IY SLINND 6 NI STIVLG @1 340N

e AL
ERIFEN STWi6 11015370V
NYId IX3LINOD sTovaezy wiol
NYd 34S CEELZES ~530¥45 SNINAva SOLGIA whigeg ¥P3266  n¥zeeay = sunn 2 (riowvs) w101
EAUS ] $30V45 8¢ =39V4YO 3vD Z X GUNN 61 A3ai20%d ff;rr‘
sty o e bsyze 3559ugy  ubszEeay = sunn 7 x bsgerez (539 5} Livn a3koviag
Rdslen " mant veo 9925 ( 39vds1 =31815333v 38 04 STiviS T1v 40 %2 ) "9x3) H3¥04 (0x3) "3DVaY O
£S30LISIA) 530vds b TELNM 4L % 539vds 20 T
006 3TVIS (S.iN301538) 530vas 9¢ SSLUNRM 61 X 530VdS 0 aTANDIE F VAV 4007 43504044

Z<I—& ;NI—IZOU 02_¥M<L ﬁ % < (NM( 1406 9'068'% = vL'0 * 1406 2'566'0

Y33Y 40014 AIMOTTY XYM

Ju) Dl dae

A wbIeze #P9Z0e6L  Ybs@viz = suNd 4 (ocouvs) _— V101 Y
ojowewe . T
Fi e ubsgog = SW00H Zz < mbsyoy {a2eMox3) swoos 0313
OZ1Iwoy m 1_ (2C'0¥) 1405 0€v9'Z TYiOL
[ — oo 3 - T wbsigzz wbsgzay HbsEEarL = LND 1 x absggn {528 ¢} 2-Linn *9v)1i0S 09IC = 25 1305 0951 $3noacd
AR 3L SNILS I t5ee? : ?wm\ M Hbs Hbopgoy Hbegezge = sunn ¢ x wheawg (238 €} £g-4iNA (16'52) 1305 01267 = 2 * Lavs SEAlL SoNIANNG 43504044
A g5 3yba 14bspGoy WbIGZUE = GUND ¢ x whsougy {534 £) z-1Nn LAIVS GEKE'T = 268 X L1 TS Z Gss'e AIMOTTY XA
g, nmmj [ b ubsvGey  ubsggez = Linn L x asbeggon (538 €) 1g-1iNn TISVIRAOT IS
g gz whs whey Loy Hbe9seie = SN ¢ % ybszgez (s¥a ) eevigv-ziNn . §
837y { 1ba ybsyiou 4b8299.¢ = SuNR € 7 wbsyggz, (s34 €} e2yizy-LNA {Wos 0609) 1405 Z555'g {NOILY2Ia30 ¥3214¥) vaRy als
(5 ﬁ ubs EL TRt wbsEB0el = LND L x ybsggocy (530 €} myy-LNn
ANINJOTAZA ISNOHNMOL . w o N crﬂl Bbs v 90 yhagL09z = GuNN z % wbsggoa (589 €] iv-LiNn ‘GOILGIIVIG V VIV
| Mg R0%0d (5x3) 39v3
UNn 6 | i oA X3} Wo¥0d (X3 36vEvD ) _
iowoud ] é tEsi | $V3AY A00Td dI8040d4
——— e / i ioraczvasor z vmmﬂug
o el il ININIOTINIG < .| " )
e BRI 1 3500w it 2 Fr MMM A L4DS @¥LLIZ = 0L'0 X L4DS 2690158 (WES 1990} 1405 ¢99L'eh {55049) v3ay s
- “ 7 A Tmm -1 | V3AY 0014 GIMOTY YA 9s1/an ONINOZ
~ i I = m& B ava
L T rt T F‘ 4Vl 9998 NY1d TMN ‘MpY Nvg
:M v 3avms . 49201208 owaoor s 7 NONDAS € 101 NOLLIIEIS30 1Yo 31
e i § per e e — - -1 S3IHIAOL ONIDNIONI %P 28} L3S |g'or 2 E) " P
T — AMH ¥3LSNIWLGIM 16622 $5TIAAY 214D
| j ﬁmllﬁfj I (350) 3DS gevl G3viza0d
<30 o v | .. .
| ! e S SINLINYLS AAINI 104034 “GavO :
NvLINSND3 ~- A T - JJ;, (% SONiaINg 43S040%4 ‘SOlLSIIVIS
sworsngs]  aiva | on o : Tk\ 1&\/ FJ—L ‘Mwnﬂumﬁﬂai L4DS 90Z8'U = UBE X 14DS 690116 :QIMOTIV Xy
- sreanmay ! it
0o w34 420 301 030551 | 900° 21 i o ! I FOVETOTAIE e
Joerva N530 20Y 04010551 | L0024 @ (WDS 0692} 1403 6 90t\g (NOWY2Ia3a ¥314Y) vaay 36 TR,
SUNNHTD 10V 4305 Er5ue DOz 0% om

pouhdaal s —

BILSIIVIG @ vISY Z<._n_ m.:m

, g T
s HH .
\ T e o)t PR -y
_ - Loz g van] 4100 ant avos P A 99245 4l ,
/ I p ) arooz a3 .zuz 30 35T0HAMO. [ !
| HsMs I ooz on | ! ¥z 9y 1584 (Woi019) @t MY 0 50

k) bvwervm 3 3ivo ¥ s

a7nvisn 3601
swon 1
e

! 1N 4 N3N A3 IR 1_
s~

3
3

L sy 4310005
QW11 a35040N

T
14 9AINN| k)

"BAY FdAVHS

aavisn e oy~
1010122130 wrlOR

1 cowcann Nvu snawasva|

CoN i ng

0 Ay 3 0N
QBN LI 4350403

-3
ki

xava

iyt ey e 1.

S€ 65 656 (NQS6 00 L6 v =

- NI 3¢ 20 103 M0 0 3w

- a4 de
772 ZP A3 quarn g

130043 A 21 5
3V 34 01 5273 D




YO¥eve-90 da
{007 0 € AYW
Z4N1d

N¥1d ONINEYd

T Wimva

LEEV-AECD09 X0 (ZH1 w8 WL iry Hon
39 LeANSSULA s 180 SATE

DUl PINYDR
oloweuwleAi
0ZIWO)

'8 "TNORHIN
AMH HLLSHINLSIH LSE2L

LN3WAOTIAIA ISNOHNMOL ONIAAVA WIANYL Fdv SLNN 6 NI G1IY1S @1 LON

1NN 6L

ERIZEH SIS 31AIS5IIIV
—_— . 230ud CERZEIAd WioL
R e el CERLZEL =S33¥d5 ONiMvd B0L5IA
SoSN eRITIITRS S3IVASIE  =IOVAVO ¥¥D Z X SLINN 6 a301A04d
( 30vasi = 31915392y 38 C1 §11V.5 1Y 40 %2 )
(540.151A) 30vd5 ¥ =GLNN L§ X G3DV4S 20
{31N1GiISHY) 530vd59E =SLNA 6L X 632vd5 02 0IANDTS
DIVAS UNITFAVA wvy) Mg | DONINEVd g ¥ V vIaV
e QNY 2MINZAY | SAANTIN]
[ailaind W L - <, P < o] = St
T e AWV 281G K 3dls MoV ?
_ ooz 3w

SIIVLS 715 QUVANYLS 3dY ACYAYO WAANYL NI 617V1S 1TV ‘3UON Z(I_& .—.DO}(I_ OZ-V—M(&

i
|
i - —= 0 | N
: e H <
i SRR
f A
® e \ L
b osicomn ,m !
i £ Ik ; [
/ | e 1
ool r H
3 ; | ; gl -
L W -
I ls !
o ;@nﬁmmﬁn ‘ [
= . ! | | =
EEi ! | |
\\\\\\\\\\\\\\\\\ o
Lo .
[ .
[ .
;
sy
,
A\ |
N ,




POV 6v €90 aq

Mocim e Ny

NV1d LNIWADY 143 NV
NOILLN3L3H “TYAOWIY FaHL

T Swmvag

28 onomDIH
AMH MLSNMIS I 15022

IN3IdO13A30
2SNOHNMOL

LiND 61 J3AINONA SFT2L INSWIOV LY TYIOL €€

1337084
J—

Mwsz 9.4 ueigIPE

evi0w0 B3Iy . Q

entpoeais sequepmb El

SITaL
TOBRAG

55991 JUsWE L[0T -~ 15T LNV

182 wag elloubely snaos

183 w9 unrioams

23 wog 934 BansIEw

1> wog, fai3g9 036 Fumog

Erl TN NOWINOD INNTYONY.CE ALUNYD

NIV O3 SN SHOTRONY
T 35N AT NUSKE, e

AR

|

PIAOWD S 3G 01 82911 DU%-vE G
CRAGHT 38 O1 - US-NO - STl ONILSIXT

P3UIEI24 20 01 59911 AU 4O IIY
AIMV.TH IE 01 - TUS-430 - STes INILGIXG

|
|
|
!
|
|
7

PAUTIFL 3G 01 5979 Fys-u0 BulIEND T
TINYLIS 3G 01 - LG NO - SEML SNLSINY

[ O R A T
| P mou. 22 BN 0 Mowseasee (Ll Ruosd Pac 107 S00t D Mers et
1L rm1 emeine0s 290 4555 6 58803 s powaosd 1aocs s sorm oo v

F\{ SITALONIIGXT - ANFDTT

3 200 T ASACRINY 00 5 IiT
! T IAOWIA 38 OL S3nl ONISKT
i

IAY GauvHg
o5

|
iy o

i
B 1N 39 05/ ;
SIHOT 013330 NV .A

iNCaTy

SLGHOTNY T3

NIRRT 01

dsva 0L

A 2O NO
S3Tel ONLSHAE

]



NY1d 3dYOSaNY1

I ommvEa

— MU OMMveD

= 2
- oIy adespuEn
VISR 304vS AYOR _

ELR
5:5;:..:3;5:

ANIWdO13A30
ISNOHNMOL

LING 61

L33r0md

—_—_— i3

VOV OovS90dd mmocwm AZ + Ny1d

D0 .2 WO 1

20 .4T WwoD
DO.wT WoT i
DO .wE WO i
INOQIE 0 URi}-UOD L

20.81 oD e

oD Ty
208 Wz
DO E oD e
DOy WeD e
WOD e
WoD T
0O 8T WO fw
oD €
00 .57 OB Tu
wed zy

e oy

arg wuwsr

arg e wag

ard s wie

3333080 Jopusns Usnbuz
s

SFWIeA 2534 Ing
S UBUILIH Wi ¥ UM
w3 ussIbIaAT

SATUUAIUUI X FPRT 29ANIIE A

wnungix s pisect
2P Abpan

1201 uaxfnT oy

CIETER R ENEIEN
ooqueq flusaeay Lema
snufueng plos 1 presaug
(B LN WEEIPEINTEY
POOMXOT 13D UPUN
M@ BaRIY PIN UM

]

29r.105 URIGIsS

BHOUBEIN SraoN

wndpame

29.1 eansien

FAYN NOANNOD

@a e was
IR
—= i @a e uig Aiiaaainias Funca
sommmos sov s ammstn | romwem |t
o5 = E iy - E7)
00 4 amem

\
N
7
S

i o 32

Gt wi T St T
TR

\ \

15047 $1FWOFe 395,

LMOLY L THOTUY T2

D=

SONYd SIN NEBALID

SUMEG ONIHTINIONT 336 S HuOM
-~ MMt ATLGNINUSTM FWILAL O 1DINNOT
OL SN NOUA SAVMATYM

N

531131 0pA 210 1357BUE ElNPUAZT o g |

uoEYS BlIRlNe S
S211914EA BINRID £9Mmes
ds v

upuewLe SIteWalD

B0Er JUEA sun-ean sOIRYdETSOTI Y

HPAED wrinciA
pheieLs, SIRquspi 320 Efrig)
va3fnT 0110, 7 smuny

ni3se) B 4L

FvpUOI, EsOAINI] emITIoL
4R LrOquRH, E91363WOD BupueN
P05 1 PrRIBL, BUntLCy Snwhuong
PUISSIIUEB2.3, eae Snuion

WEIE Joqun Bifudou Sxng

s eary

~IONOD puprE, Bvaw

edlLiowo ea%ig

g0t ijovbe

enigisefns sequepinbi

wnoodel wnjifudipr>asn

SI5UBpEUED UBIyDUEIRUY.

NIVH S0 OL AV AN SHOBHOMaNY
X TNON P 2r13 LGNS

/ 1H04TY 1500ty O) iy \
' CEACHTY 35 OL S23mL SNLGXT

REUV T2 AL TevaiNead 306

3[875 57 jou

e

A —

(uONwSIpap PRo. Ja18)
TUGLIE  wTav LS 1N

RIH STy ST 3oV |

{4ONEIIPID DEO. 0 Jorad,
CUTIEr  wFuv 35 S550u0

ZU YTl oMY TTEVINEIL

any nmk,.omaz(.._

|
P

——

iadolarag hq

sarans || po1oaies se 1005 wers 1o siees o )
pozIuRAEE paddip-104 29 0F 5 Emp ey g

BP0 YD0MWBY, a1j PIEDA]

[ S

IAVHIES CTUDVAACD

qﬂa}\'wemsm 30 3

ot 21

EEICSN]

PIS {1400 53N pau>eisp)

FIONIJ 153018
27046 leucbeip »
¥ UOITNLISUOD
WLy b X T y1m
T'WSo'L 07 uip o
Wods $31eA J4BIaY

236 dot-padojess

NOUNATTT SAVa9ES AEGWUSICNG O AILDOVANOD
/== TEAYAHD (TILVANOD HlL3d Wel'0
/ 5150d 2106

18 daap wosh pue s150d aun 1e di
/T T d3sp wisog aw oNLOC S 2UTAUONOD

SOL ATHIANYHD HiM
\AW,\ DO WL -/r Ly %
N 4

DO (WH'Z) G XY
SiFHNd AOOM . px. | /

GLSOd COOM dRivTai
FANSS TR .IX.G

\

|
|
flemsiem a39.42u0o _
|
|
|

-

parieAIeh paddip-106
3G 23 uEmpey Iy
2lum pauied 33 03 25us g

$43qUBW POOM 1BYI0 Iy
araoiuay e |
2.un559.d 3G 01 53504 *

TION

3By 30 J@m § 4
i

i

paeo

24meay ialey

FANOFAY ANI-AVO ‘ J|€96 0] 10U

TINVHS CALDVANOD

- —— 51504 9 X -y

|/ oo 55

HASY QZdwvis
BOOD DNULEYEINOD HIM
T SaNYE DNiAYd FAnivay

+ WHISY UAWIG

(92.10b23 290818312 3pi5 3 S5300e;
e SASOIA QWAL NGy

H1430 G|
24155910 3G & aquin) iy o ey doni 30
GHLON "ONILOOs TLTUINOD -
MIA 3a15 NOUYAZTE
SANG v Th-RDIH L X ; IOV AT GINGINIL

WedED ML Ieva
1504 an 1708

et ot
AN aIves
saavea

S b

il

SAIYD VI3 ¥ 61604 Mot A
TN TYLIM IR

STV e isha

fnd rsemsbusd 2 et
Cou'x o

—— £ T

(2B 10103 Wowsihicrs O a1

L Nw3ilvd

TLISN LTVHASY g3
SONVE ONIAY A Ful
LIYHISY dadNY.S

SYOSANY T BAAS Oy 2IAIY ENY
WIAT AOM L'd T

[N M-

PoULIIE0 30 31 LTI 3 20K07;

BOIOT ONISYMING D HiIM

o Per

dojanzp g

L

Lo

A
L

YT asmmme T

P2123135 S 10|00 uels

TR
aﬁ

yorer a;e6

! VA NCLOG
Y HOL.PX.T
7 s1932d | \
Wwhiay
" dfq |
MELWED ced au| H !
WEIBY weo | e WhIoY wo'o sull 10t
336 40 aprs . ; 1583 yam
47835 s1s0d (s150d paeds [ ap1wos

pbad w-m:é
. N

p3zueAe? padd,p-10u ag 03 a4emeaey 1y
P37 3Q O $45QWAW POOM UIYIO [y

XTORIU/ A1y D313
241553.d 90 01 Jwe.y 4IPS 3 S]504

fluzaa " pre ppe

o1 1s0d sut v

(DO wpz
wWOUIXBeW B oY)
lenba

A

20N3d JOOM JOL ZOILLwT AdH .8
4ado.araa fa
10 S1807 Z 9ptAO L4

IAVHOMS QTLIYANGD

TAAYYEO TALINVNDD HLdIA WGt

[ERY
4330 67 U ONLOGS LU THINGS
S3LON

VS aIRGIN

T SO0 XL !
— vl NOLLOE px.Z \\v_
P JaUNIT NO .08

XYW 1Y 6150d . 9x.9 T |

o 53GI5 HIOE
ZTMOH 215 ATTVN X
e TV AN XS
TIMYe TALLY

e TYNOOYIC HOM L T| —e

S WA TF (INVIEA A

ATWELIS Tetvs INDw S

o el

oMven
AV JeiaivHg|

S Ty 33
FAND Wid » G506 XK
THds WIIA in S

TV 2 O,
1491 UOL LI NOLOW

TS B s
2 S
e

T — TN dO: XL ———
vousod _ fF T
COOM BAIVEOD3A 9X.0 =

[RNEVE VS
11 4 v d-2Ems.

101 5 Wtv -390
AMNIES D s

LuOdTS

i { S1SRIcAAY 335

/ \ NIVWEN O1

16v3 01

o Al u3dOua NG

J‘L/\ SITahi ONUSH
i LIIHS SHL TviIC Te

Lo e 30YJ 937G GuvA INONd
133HS SIH. "N.3a3 395 Ol Scluiva e
3v3 ST Guva iNCus

oK AOOM
CL ADVG -GeTaVA INOBA- O IDULYT MO 3
ITNIS LTHDla AOOM HEIH €




PR
NYId ANG0TONT SNI1JA03S

£ T G 1w

. NOTIVATI3 HISON NOIVAITS 15V4 NOTLVATTT HINOS NOUVASTI 1S
1.
i /
14 i
b z ==
]
5
! .
i B 3}
o , E — ;. , L
_, ; Jm _ uﬁ [’Eﬂv 30 sz s-wors 14— T T T T T T T T
DU BiyDIe o
oj0WweweA
oz
20 anoman [ R — CBTUASTI Tavs
[T ar o s NOTIVAITI BINOS NOIVATTI I53IM NOTIVAITI HISON NOILVAITI 16v3
NV FN00MAI5 KdINT !

T3NS JAINT ERTIIPTE P THTIDMELS AIINT NIJMELE KAIN

ANIWOT13A20 ISNOHNMOL
FULT aly
i
23romg ffa
T o i o s s i et 3R
e wa o ra 4 v e i)
e e o ot 4t = bt et L3k}
T mhs v Voo Al

TOV 67 €90 4

002 0 € AVN ..Tnx‘ZXJL

NOID35550%)
ONZNETY

@ B

@
o Joc




] AME 2RSS NIWwisam

NOILVATTI HINOG "IAY 3dIVHS - NOUYATTZ HIAON

or ON ONIGTG el b TON DN
v N AR
ON L3TC aws  (egapn§iy  (EyinnD  (=yusn) | (swona @ N
E——e TM»& . v
L= i
SNOILYATIE i :
uuuuuuuuuuu o |
s v99 w1 0y . T T
e ; " I
: I
. |
-\ i
- 1 I oo~ @
SUIRRENTRI ! o
OJOWIBLURA i E rod
0ZIWO} 4 : S @
38 GnomH NS | T AAAN
I <D A «
N3 rES AN O
e
wwwwwwwwwww e TOT 6T €9 04da
pppppp
‘ll:".llﬂ’.ﬂxlr”nilluhmu_lwu” NQQN = m ><z m n£ %L NOUYATTI 1S NCIIVAITZ HIdCON
memlITIRIIIDENESS TONoNIGTTe TN BN ZONDNGTE
@ 59 @R339
#3071 o -M‘WQ
' el
i
i
! T QO
i
i
4
EoERra
i

NOIVAZTI ISV
TONDNIdTNd

AAY 3dAVHS - NOILVATII HLIAOS
ZORIRANNG 1"ON ONIaTng

[arNED) [erTvED)]

0L

OOl

Al




mmmmmmmmmm

xxxxxxxxxxx

zzzzzzzzzzzzzzzzzzzzz

uuuuuuu

vovoer

007 B E AV

H
?

|
:
_ﬁ
ﬁ

[NeINZERENCIE]

904

9 «+ N4

Civ sl CGrim) € T (EvinD) Garn)
m_ = 18 | _ T T g T oo
s s 558 mimleE
= = —SeraeE @
I/ -
X O e e e ” - s e Y e - - &
— EERT et e

......

DINNYIAGA g

NaLy2aradd Lva

%_._.-_‘ & S,

— X _ -
JINNM AN L
MNa23 0] waNne?

flen



xxxxxxxxxxxx

NOTVAITI FLS
9 | AN g soNowETE
sl (B i) (¥2v Tnd) [ Ceauvn)
= ]
i __ 00Rn Il i
] jmmims
uuuuuuuuuu (SaTa] = | S R e e = et et e e et

AW HLUSNINLS I 30T

wwwwwwwwwwwwwwwwwwww FTOV 6V €90 4

1002 0 € AVN L4 Ny1d

......

mmmmmmmmmmmmmmmmmmmmmmmmmm

TONDNIGTNG TON ONiGTIng
]! N 1000
i Ry 0
CC
QOEBBEHED,
i Lacsia —
x50 32
o ooman
| ' | .
/ - 1) =
N _ —— —
== EeE = [ e e e
SrrrET T T e T TR e ,
L0 IO T O . : |
el WlSE el Hiesd Bsiikd Bk !
T xy -

N S

r‘tly/\ ‘Jg —

L



"AMH FILGNINISIM - NOILVATTI HINOS \LMW

V0T 67€90 4q

savasizauis 002 0 € AYK ¥ NV'1d 3ONT¥g1Ty

IR REMNTTRY]
ojowew e
0ZIWwol

78 ‘aNowHDI
AMH M3 LS MRS I 1SEE

ANIWGCTIAZA ISNOHNMOL
LINN 8L
T TR /ﬁ TAAY 3J8VHG - NOILVAITI HISON
I A= TRl T = [ [ =
i | i I —
| f arlH | i | ‘ ; P a =
e It =
u :
:

"AAY 343VHS - NOLVATII HINOS /ﬁ

— e T i
' C IO e ——1 | i =ial = =
| C 1000 ] = H| ﬂ_j_ | ﬁ]‘ll —E=
. i [ 100! T . ] ; i = g
g i DDBHEEOEH™ ; DEBHEHE0U gL j T3
2 Bl » =
. s = = ==t A
~EAE [\ == = Py #} = %
iy e —rrplla ?
= = =l = ;
|
= = = i
= =il dde= S = | R "
N // 7 7
\ \ - ~ . 17
N N T BN f ~ 7
3 N 7 B | )7
NP~ N
//, P W2
N N




SNYd #0014

41411 SnimvHO

weeiesvon L
39 “manosuen

ST LENTTRYL:
ojouweweA
0zZIWo}

'8 anowsoR
AMHLSHINIS IR 158z

LNIWA0OTIATA ISNOHNMOL
LNN 6L

1a370Mg
e g 4 i e o 8 ey
i o r—

INYZINSNDD

S4Y NI 430 204 D205 | 9007 U1 OO

i NS Cy a4 030561 | 100 81 974
i /ichaltint SO
T
SINIWALT IOV 454 5¥ 245 14 POOE K ¥ver
S ot SR

D4.en 38

VOV 67 €90 4a

DUOEIWN A Nvig GONTYT4TY

2% 15907d @ SIINN 2 - NOISH3AND D

LN 319165300V 3TAI5504

1505119 ¥ v TS WD
49059 4

007 @ 315

Z2¥15907¢ @ 61NN 2 - NOISIIANDD
1IN 374155330V 31915604

NY1d 300714 dNOD3S

o
B0 dow

S

Ok I

Z2¥135d7d ® SLINN 2 - NOIGIIANDD
LINM378I55300V T 1915504




we

on roug Qx93

wsa

nweng

200222 M
ava

SNYTd BHOO4
3G IMEG

1909 A L gy
@3d4n | 1sane 180 361

SPIBREIITRYIG
O10WRLWIPA
0ZiwWo)

28 "oNawwON
AMH HAISNINIS M 15T2

ANIWAOTIAIA ISNOHNMOL
JUTLE

1937044

INYLINSNOD

SNOISIATH ava | on

+ON ONITINg |

0.6 M u32
o0 lan 3vas

NV1d 30074 GNITED

[€ZYTi))

DD L9 3

VIV

i

1

&
z
&
5
13

~

R

| ——

¥ 'ON @Z_Q‘ﬂm

L=

4% DAL 00 204 GINS | 3002 SN

Tavd N30 0 403 QIS | w002 ‘61 431

SN0 0% 472 S 5N POOE 0% BT

L00Z 0 € AYN NVT1d 9ONT¥FITA

;. ¥ 'ON ONIgINg
g

84 NT)
23> an 3wos

NV 30014 G¥IAL
Eemm

¢ ON ONIgTing

Nv1d 90074 GNNOSS

€4 LiND) Z8 NN @Zalmnn N0

Fr R
T

0600000

FRETVTR TSV ToVEVIEVEY : N

_Jw a__8

)
[ <N oNigTine |

M et

(€4 1NA Gainn £82INA

tobrost

BRI

—

| £ ONonialng

58 HE
£ 1r.en 3Ws

NY1d 30074 G3HI
(Sganm N Zd LHE) 5 0N

AL

e

257803
TAVEIIL

2% 1 'ON SONIATIrg
— ha—}

vl 4406 ¢ €19 33y Tovas WvaD

o 5
NY1d 30074 GNNOES

[EERRTY
TNISRVE

2% °ON SONIGNE

04 s
NVYId 40074 ANODIS

| —

{291 ONSONIGING |
|t S|




&z o S ©

- -
2 'ON ONiding !
[

on Fm ‘ON wZ_D;:‘DImL
o 1 09 w12
o s B o’ 3w
NY1d 40074 aNnosD
(I v nd) AR iy INA) ¥ LN GV IND {womn
[ m=—mn

5

L

b

A Tw §2 = e
. Jl L7 W BE (== = iEe
durdaye i e === 2 -
. H | g | I s TFVIVE§EIT -=
ojoweweA e e S SR B R ==
OZIWO} e Sl N Wu S
9 onomn A facasaa

ANINGOTIAZQ ISNOHNMOL ¢

NN 6L -
T mMmzyﬂwﬂ
RN S ey
IR

(€a 1} &V ng 2y yinn) Cw i)

7Oy 67

1002 0€ 4yn

oo
o s
N¥14 40074 ddiHL

(€gomn GXBNG) 2y 1N0) B R GAND)] ELnm

i

3 |

[ ;




