City of Richmond Report to

"-,W‘ Urban Development Division Development Permit Panel
To: Development Permit Panel Date: October 8, 2002
From: Joe Erceg File: DP 02-212757

Manager, Development Applications

Re: Application by London Landing Development Corp. for a Development Permit
at 13200 Princess Street

Manager’'s Recommendation

That a Development Permit be issued for 13200 Princess Street on a site zoned Comprehensive
Development District (CD/115), which would allow the development of 19 detached townhouse
units containing a total floor area of 2,636.874 m? (28,384 {t?).

i

Joe Erceg
Manager, Dey€lopment Applications
JE:bfg

Att. 3
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Staff Report
Origin

London Landing Development Corporation has applied to the City of Richmond for permission
to develop approximately 19 detached townhouses at 13200 Princess Street.

A copy of the development application, filed with the Urban Development Division, is appended
to this report.

Development Information

Site Area: 4,649.273 m? (50,046 fi?)
Building Area: 2,636.874 m* (28,384 ft?)
Density: 40 du per ha
16 du per ac.
Site Coverage: 30.0 % Allowed
29.5 % Proposed
F.AR.: 0.57 Allowed
0.57 Proposed
Parking: 38 unit stalls plus 4 visitor stalls Required

38 unit stalls plus 5 visitor stalls Proposed

Findings of Fact

Criteria and policies for the issuance of Development Permits appear in Schedule 1 and 2 of
Bylaw No. 7100, the Official Community Plan.

Schedule 1 of Bylaw No. 7100, the Official Community Plan
9.3 General Multiple-Family Development Permit Guidelines

9.3.1.B Fire Access

Fire hydrant within 90m (295 ft) of the front door of each dwelling and a paved area of width
7.3m (24 ft) for fire truck set up within 45m (150 ft) of all dwellings. Complies.

9.3.2 Scale and Form

Minimum of 75% of dwellings and their private open spaces receive direct sunlight every day of
the year. Complies.
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9.3.2.A Neighbourhood Organisation
Townhouses should be designed in clusters of 25 units or less and defined by publicly accessible
open spaces and roadways. Complies.

Maximum number of townhouses in a row is six units, increased to eight if adjacent rows are
separated by broader open areas. Complies.

9.3.2.B Scale and Form

Townhouses to be compatible in scale and form with surrounding area. Complies.

Maximum transition height gradient of 26 degrees between townhouse development and
property lines. Does not comply. Transition gradients exceed 26 degrees in some locations in
order to maintain the heritage appearance and to extend the traditional neighbourhood form
and massing.

Articulate building fagade with projections, recesses, solids and voids, chimneys and multi-paned
windows. Complies.

9.3.3  Streetscapes

Vehicle and pedestrian access should be specifically marked or separated from each other and
appropriately located. Complies.

Individual front doors to grade level units along public streets. Complies.

9.3.3.A Pedestrian Pathways

Pathways should be treated with decorative surfaces and landscaped. Complies.

Orientate windows, entries and balconies on adjacent buildings towards paths to maximize
visibility. Complies.

9.3.5.B Entrances

New developments should promote the provision of individual grade-level entries to units
wherever possible. Complies.

Porches and covered stairs for weather protection at the entry should be at least 2.5m (8.2 ft)
deep and should be designed into the fagade, rather than appear ‘tacked-on’. Does not comply.
Due to the smaller scale of these buildings, some of the porches or entry features are less than
2.5 meters deep, however, all units have entries protected from the weather.

Townhouses fronting residential streets should have their main pedestrian entrances on the street
side. Complies.

Incorporate human-scale elements (windows, doors, roof elements, trellises etc) into the building
fagade visible from the street. Complies.

Main entrances to units should not be adjacent to, or on the same fagade as garage doors.
Complies.
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9.3.5.C Garages

Garage doors to occupy no more than 60% of the building width as seen from the internal road.
Does not comply. Due to the small scale of many of these units, the garage door occupies
more than 60% of the building face. A minimum width of 16 feet is required to adequately
serve a side-by-side parking configuration.

Garage doors to be a maximum width of 4.9m and maximum height of 2.1m. Complies.

Incorporate decorative architectural treatments that are complimentary to unit finishes, such as
windows, on and above garage doors. Raised panel doors are to be used. Complies.
9.3.8.D Private Open Space

Townhouse units require a minimum private outdoor space of 37m? (398.3 f%) in area and 9m
(29.5 ft) in depth, which may be reduced to 5.3m (17.2 ft) where adequate privacy screening is
provided. Complies.

9.3.9.A Indoor Amenity Space

Provided at a minimum rate of 2m? (6.6 ft*) per bedroom and 70m? per development and shall
include a multi-purpose facility. Does not comply. Payment of 319,000.00 (i.e. 31,000.00 per
unit) in lieu is to be provided until such time as an amenity building is complete.

9.3.9.B Outdoor Amenity Space

Provided at a minimum rate of 4m” per bedroom, in addition to indoor amenity space,
consolidated in one compact area and located to take advantage of sunlight and natural shelter.
Does not comply. Outdoor amenity space is to be provided in the next phase of development.
9.3.10 Parking

Resident parking should be in small, defensible open parking lots or should be located in locked,
defensible garages screened from view from the road. Visitor parking should be in public view
and easily accessible near the main entry. Parking lots should have landscaping to separate every
fourth parking space. Complies.

9.3.12 Services

Provision should be made for emergency vehicles, moving vans, and service vehicles. Complies.
Erect a gated and covered structure to contain residents’ garbage and recycling materials, with

landscaping to screen it. The enclosure should be in a central location, but away from communal
amenity space and designed to complement the unit design. Complies.

9.3.13 Security

Developments should provide for both internal unit privacy and passive surveillance of internal
roadways and communal amenity areas to enhance safety and security for residents. Complies.

9.3.15 Equitable Access

N/A Units should be designed to be universally accessible in all multiple family
developments, or be adaptable for conversion.
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Schedule 2 of Bylaw No. 7100, the Official Community Plan

Steveston Area Plan — Development Permit Guidelines

6.2  General Development Permit Guidelines
.1 Settlement Patterns

.1  Cohesive Environment: Integrate private and public road/pathways. Avoid
“insular neighbourhoods” and respect site context. Provide public waterfront
views and access. Complies.

.2 Pedestrian Oriented Development: Establish small blocks easy to walk, a
cohesive public trail network, built form at a human scale plus improved access
to local services and amenities. Complies.

.3 Neighbourhood Identity: Enhance features such as edges, focal points, and
nodes that make neighbourhoods distinct and improve linkages. Build on local
character attributes and define links between neighbourhoods. Complies.

4 Views: Provide views to the river and Sturgeon Bank. Incorporate views of
Steveston Village from the river and contribute to attractive public streets and
public spaces. Complies.

.5 Natural, Built, and Human Heritage: Retain, respect, reuse, and enhance public
enjoyment of historic structures, sites and their contexts. Protect and enhance
significant landscape features. Provide complementary amenities such as trails.
Celebrate the heritage of Steveston through public art and other means.
Complies.

.2 Bulk and Height

.1 Cohesive Character Areas: Respect adjacent existing development. Complies.

.2 Shifts in Scale: Ensure gradual transition between larger riverfront structures
and existing low-rise residential buildings. Use changes in scale to reinforce
significant areas. Complies.

.3 Architectural Elements

.1 Animated streetscapes provide visual diversity, human scale, and pedestrian
orientation. Use architectural elements and special treatments to enhance
special areas and distinguish public to private transitions. Complies.

.1 Retail Shops: Not applicable.
.2 Residential neighbourhoods should:

.1 Provide grade oriented units with individual front doors adjacent to
public roads or along internal streets. Complies.

.2 Promote public accessibility, off-street routes should extend no further
than 76m before being intercepted by a publicly accessible street and
no further than 36m before being intercepted by an alternative
pedestrian route (i.e. trail, lane, or driveway). Complies.

.3 Industrial development: Not applicable.

4 Marinas: Not applicable.

.2 Roofscape
.1 Roofing forms and materials should be consistent with the traditional

character of Steveston. Complies.

.2 Mechanical equipment must be concealed from view. Complies.
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Vents must be positioned to avoid negative impact on adjacent residential
uses. Complies.

.3 Exterior Walls and Finishes

1

2

4

S

Front facades should incorporate projecting and/or recessed features.
Complies.

Use high quality building materials that are natural, durable and preferably
wood or non-patterned stucco. Complies. Exterior finishes will match
13400 Princess Street.

Trim should be simple and designed to enrich the architectural character
of the structure. Complies.

Building colours should be compatible with the traditional character of
Steveston. Complies.

Exposed end or party walls should be finished consistent with the front
fagade of the building. Complies.

4  Weather Protection

1

Weather protection shall be provided for retail areas at grade, shared
residential building entries, transit stops, buildings set far back from
sidewalks, places of public gathering and anywhere a gap of existing
weather protection can be filled. Complies.

4 Landscape Elements

.1 Public Open Spaces

1

w

4

5

Facilitate the physical and visual continuity of the open space network in
Steveston. Provide open space along the riverfront in the form of
boardwalks and natural areas. Complies.

Enhance the openness of public spaces onto roads. Complies.
Incorporate privately owned publicly accessible open spaces where they
enhance the relationship of the development with neighbouring uses.
Does not comply. Future development to address the relationship
between the public owned, publicly accessible open space and
neighbouring uses.

Open onto parks and trails creating pedestrian friendly edge treatments
designed to enhance safety, surveillance, accessibility, etc. Complies.
Complement the intended activities of any adjacent open space.
Complies.

.2 Street Edges

1
2

3
4

Provide high quality, co-ordinated street improvements. Complies.
Restrict driveway entries along sidewalks and provide safe, pedestrian
friendly crossings. Complies.

Conceal utility wires and related equipment. Complies.

Create “display gardens” and provide public art. Dees not comply.
Public art is not included in this phase.

.3 Private Open Spaces

1
2

3
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Deck and patio design should be a natural extension of indoor spaces.
Designed with a maximum of a half-storey difference between usable
outdoor space and the primary indoor areca. Complies.

Usable front yards that maintain some view of the street with no high
fences provide privacy for residents; create layers of transition between
the street and the building. Complies.
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4 Main living level should be no greater than 1.2m difference in elevation
from the sidewalk. Where the grade is greater, the yard should be raised
to an elevation equal to half the total difference in grade. Total grade
change should be no steeper than one in three. Does not comply. Grade
changes have been minimized, but remain at 1.5 m for the units facing
Princess Street.

.5 Consider clustering shared open space. Complies.

4 Trees and Vegetation

.1  Maintain and incorporate existing trees and mature vegetation. Complies.
Virtually no vegetation exists.

.2 Site and select trees to enhance the existing neighbourhood features.
Complies.

.3 Avoid consistent planting of street trees in even rows. Does not comply.
The traditional neighbourhood concept, coupled with the narrow streets
indicates straight rows of street trees.

4  Plant native species rather than ornamental vegetation. Complies.

.5 Incorporate planters, window boxes and container garden for interest and
colour. Complies.

.5  Parking
.1 Lanes

.1 Access lanes from secondary streets. Complies.

.2 Minimize driveway crossings of pedestrian routes. Complies.

.3 Consolidate parking and service entrances. Complies.

.2 Minimize the visual impact of parking by:

1
2

3

4

Concealment of parking structures. Complies.

Surface parking lots located at the rear of buildings should be limited in
size to 0.13 ha. Not Applicable.

Landscape or fence the perimeter with trees and ensure that 70% of any
parking lot is shaded. Not Applicable.

Ensure parking surface materials complement the treatment of adjacent
pedestrian areas. Complies.

.3 Residential Areas

1
2

3
4

Schedule 2 of Bylaw

Garage entries should not be located in the front facades. Complies.
Garage entries should receive special architectural and landscape
treatments. Complies.

Driveways are not to be gated and kept as narrow as possible. Complies.
Where the garage door of a unit is not adjacent to its front door, then a
back door should be provided to gain access to the unit interior.
Complies.

No. 7100, the Official Community Plan

6.3.6 Additional Development Permit Guidelines: Character Area Guidelines

Area C: London’s Landing

.1 Settlement Pattern

.1 Project a “small town” scale and ambience. Complies.
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.2 Fronting Dyke Road in the “Heritage Residential” area, support large homes on
wide lots. Complies.

3 In the residential area, distinct clusters of single- and/or multiple-family
residential units oriented around streets or auto courts and defined by semi-rural
landscaped areas to resemble traditional groupings of farm buildings.

Complies.

4 Site buildings to take advantage of views to river, harbour, and farmland,
proximity to the trail system, pedestrian routes and local landscape features.
Complies.

.5 In the residential areas create innovative lot layouts to reinforce the semi-rural
character. Complies.

.6 Improve ease of vehicular movement through the mixed use area by setting
obstructions away from areas where large vehicles manoeuvre, providing
special curb and surface treatments at street corners and driveway entrances,
and installing protective measures (bollards, trees, pedestrian paths etc.).

.7 Link publicly oriented and residential uses via informal networks of pedestrian
routes, connections between adjacent parking areas, etc. Complies.

.8 Avoid segregating residential uses from non-residential uses with a common
architectural scale, characteristics and features, uniting them around special
landscape features, and co-ordinating them through sensitive orientations,
architectural elements and landscaping. Complies. An exhaustive review of the
heritage character regarding modest homes in Steveston from the turn of the
century was completed for the London Landing townhouse complex at 13400
Princess Street. This subject development is modelled on the previous project.
Further research and analysis of the character defining elements of the grand
homes in Richmond for the period from the 1885 to 1910 is to be undertaken
to assist in detailed design of the larger buildings for subsequent applications
on the north side of the site and on the east end of Dyke Road.

.2 Bulk and Heights

.1 Simple structures. Complies.

.2 Principal buildings typically two storeys and 9m in height except where
additional height is desirable to contribute to a dynamic streetscape, landmark
features, accommodate larger historic structures, complement adjacent
structures, enhance residential development opportunities, liveability and
character, or avoid significant landfill. Complies.

.3 Typically limit building frontages to a maximum of 20m except along the Dyke
Road frontage of the “Heritage Residential” area. Complies.

.3 Architectural Elements

.1 Mixed-Use Area: Employ varied roofscapes through the use of forms such as
symmetrical hip and gable forms. Blend elements of residential and non-
residential, ensure that visible accessory buildings exhibit the same level of
finish as principle buildings, provide pedestrian weather protection, employ
durable materials, and use colour to complement the area’s “Heritage
Residential” neighbours. Not Applicable.

.2 Heritage Residential: Exhibit similar scale, form, similar to London Farm and
McKinney House. Complies.

869521



October 8, 2002 -9- DP 02-212757

3 Residential Area: Ensure steeply sloped roofs, roof cladding to be wood or
metal, entry porches to be 2.4m deep and 1m high, windows should enhance
interior living space, garages at the same level as buildings and use of high
quality materials/craftsmanship. Complies.

4 Landscape Elements should enhance the semi-rural landscape and be pedestrian-
friendly.

.1 Employ four types of publicly accessible open spaces, including small open
spaces, quiet landscaped pockets, a “town square” and linear open spaces.
Complies.

2 Landscape buffer for properties facing farmland (hedgerow 1.9m high). Not
Applicable.

3 Landscape buffer for properties facing “heritage residential” (lawn/trees 6m
setback). Complies.

4 Keep sidewalks narrow with special tree planting, seating or other features.
Complies.

.5 Parking & Loading: Provide convenient parking without compromising safety.

.1 Mixed-Use Area north of London Road or east of Dyke Road: Parking/loading
at rear of buildings with shared driveways. Not Applicable.

2 South of London Road or west of Dyke Road — parking in small lots away from
pedestrian areas or streets, with appropriate landscape buffer. Not Applicable.

3 Heritage Residential and Residential Areas should resemble historic models.
Complies.

Development surrounding the subject site is as follows:

To the north, existing industrial development that is anticipated as future residential
development;

To the east, existing industrial development that is anticipated as future residential
development;

To the south, across Princess Lane is an existing 3% storey townhouse complex; and

To the west, across Princess Street are older, small lot industrial and residential buildings.

Staff Comments
Development Coordinator Comments

1. A landscape letter of credit in the amount of $56,768.00 (£28,384 ft*> x $40.00/ft* x 5%) is
required prior to Council consideration. Acknowledged by the applicant.

2. Provide architectural building elevations of the entire site along each property line.
Perspective renderings or a model would be acceptable for this project. The applicant has
complied.

3.  Submit a review of the relevant development permit guidelines. The applicant has
complied.
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This project is subject to rezoning conditions as identified in the rezoning report (Richmond
rezoning file RZ 01-198754). The following is a list of requirements to be dealt with prior
to final adoption of the rezoning application which have been taken from the rezoning staff
report:

Legal requirements, specifically:

1.

Registration of cross-access agreements for drive aisles to allow them to extend and
service neighbouring properties.

Registration of public rights-of-passage through centre north-south roadway and along
all public trail connections.

Registration of an easement or right-of-way on the property line to the north for
retention of soils and to ensure that no industrial building will be built along the adjacent
property line.

Acknowledged by the applicant. Cross access agreements, public rights of passage
and easements are in process and should be completed prior to final adoption of the
rezoning, tentatively scheduled for October 28, 2002.

Development requirements, specifically:

1.
2.
3.

Completion of subdivision to create the development site.
Road dedication of approximately 652.6m” (7,025 ft?) along Princess Lane.

A Development Permit, processed to a satisfactory level to the Manager, Development
Applications.

Submission of a Letter of Credit for $19,000 in lieu of provision of indoor amenity space
at this site. This Letter of Credit will be released when the indoor amenity space is
provided in a future phase of development on the adjacent properties.

Submission of an engineering report that reviews sight lines and geometry of London
Road, west of Princess Street. The report is to include a cost estimate to improve current
conditions.

Enter into a Servicing Agreement for:

e Full upgrading of Princess Street and Princess Lane along frontage of site.
e Pavement widening along Princess Street from property line to London Road.

Acknowledged by the applicant. The applicant’s objective is to achieve final adoption
of the rezoning tentatively scheduled for October 28" 2002 and appear at the
Development Permit Panel on October 3 0™ 2002.

e The subdivision and road dedication plans are in process and should be complete
prior to final adoption of the rezoning tentatively scheduled for October 28"
2002.

o The development permit has been sufficiently advanced to the satisfaction of the
Manager, Development Applications.

e The letter of credit in lieu an indoor amenity space in the amount of $19,000.00
(19 units x $1,000.00/unit) will be collected prior to final adoption of the rezoning
tentatively scheduled for October 28" 2002.
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o The rezoning requirement regarding an engineering report that reviews sight
lines and geometry of London Road, west of Princess Street including a cost
estimate is underway and should be complete prior to adoption of the rezoning
tentatively scheduled for October 28, 2002.

e The applicant will not have sufficient time to complete a standard Service
Agreement prior to adoption of the rezoning tentatively scheduled for October 28,
2002 however, Engineering staff are prepared to accept a Preliminary Servicing
Agreement with 175% bonding of the anticipated infrastructure improvements.

Community Planning Comments

1.

Indoor and/or outdoor amenity areas should be more specifically determined for the area and
where they should be located. If there is no opportunity to provide an indoor amenity spaces
in this phase, then the project should provide a letter of credit in the amount of $19,000.00
($1,000.00 per unit x 19 units) towards such uses for future phases. Acknowledged by the
applicant.

This is not in the area designated Heritage Residential, therefore, there is no need for a
heritage review or to send this project to the Heritage Commission. Noted.

The second row of units north of Princess Lane are set very close to the proposed north
property line. This application anticipates the development of the lands to the north. An
interim buffer of three meters is to be provided on the adjoining site.

Building and Zoning Comments

1.

The site statistics should reference Comprehensive Development District (CD/115).
The applicant has complied.

Zoning staff indicate that building envelope must match the Comprehensive Development
District (CD/115) as amended, that setbacks and encroachments are to be confirmed and that
height of the crawl space should be indicated to ensure that it is clearly not habitable space.
The applicant has complied.

The applicant has requested a text amendment to CD/115 that would provide an addition
10% of the total floor area for covered outdoor living spaces which are open on one or more
sides. The applicant has verified that the total covered outdoor living area is less than 10%
of the total floor area.

Ensure that all decks, porches and are included within the proposed building envelopes.
The applicant has complied.

Show the setback requirements as minimum in metric and (imperial). The applicant has
complied.

If decks are to be permitted into required setbacks, the projection should be clearly indicated
on the drawings in metric and (imperial). If the proposal deviates from the provisions of
Comprehensive Development District (CD/115), then a revision to the rezoning will be
required. The building layout and site planning is specifically defined by a detailed
footprint for each building in Comprehensive Development District (CD/115). All decks
and porches are contained with the building footprints.
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Urban Design Comments

1. A more detailed neighbourhood master plan for the London-Princess area should be
developed and submitted as part of this application in order to determine how this proposal
fits into the site context. The applicant maintains that the complicated ownership in this
area has frustrated attempts to complete a comprehensive area master plan but this has
been an ongoing request of Richmond staff. The applicant submitted an interim
neighbourhood master plan on September 24, 2002. This submission deviates from
previous neighbourhood conceptual plans and approval of this development application
does not imply support for the attached neighbourhood master plan. The future
development of adjacent lands will continue to evolve through subsequent rezoning
approvals. The applicant has another current development permit application for an
additional eleven (11) units at 6400 Princess Lane (i.e. DP 02-212758) and the current
level of neighbourhood master planning is sufficient for this development application to
proceed. Richmond staff reiterate the need for the following information as part of any
subsequent rezoning approval in the immediate vicinity of the subject site:

o A comprehensive master plan for the neighbourhood bounded by No. 2 Road on the
west; London Farm on the east; Dyke Road on the south and the boundary of the
Agricultural Land Reserve to the north. The master plan should address proposed
land use, density, the proposed number of residential units, vehicle circulation, access
and parking plus the form and character of any proposed residential/commercial built
form to the satisfaction of Richmond Planning staff.

e The interim and ultimate layout of all public roads (i.e. curbs alignments, boulevards
and walkways within this neighbourhood, including the connection to No. 2 Road
complete with a phased implementation to the satisfaction of Richmond
Transportation and Engineering staff.

o A comprehensive public, semi-public and private open space strategy, including a
shared or common indoor amenity space and the redevelopment of the park/trail
corridor (former CNR right of way) along the north edge of the neighbourhood with
all trails development and provisions for the potential extension of the Steveston Tram
Line to the satisfaction of Richmond Parks staff.

2. Consider some form of buffering between the residential units and the remaining industrial
zoned properties. The proposal should address noise attenuation issues that could exist with
adjacent industrial properties. Please submit the details of acoustical measures incorporated
into the design of the project. The units will incorporate an STC 50 wall assembly
comprised of fibre-cement siding; rain screen strapping, 7/16” OSB sheathing, R14
insulation and 5/8” ULC rated GWB. The applicant indicates that this assembly has been
successful in locations influenced by traffic noise, as well as those impacted by industrial
noise. It should be noted that the applicant proposes to redevelop the existing and adjacent
industrial properties with the greatest potential to created noise impact for this site.

3. Identify the location and height of all proposed fencing on the site plan or landscape plan.
Provide a design detail for all proposed fencing. The applicant has complied.

4. Provide a series of continuous sectional elevations across the site to illustrate the
relationship of build form to circulation, open space and proposed grading. The applicant
has complied.
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10.

11.

12.

13.

14.

869521

Provide a series of continuous architectural elevations around the entire perimeter of the
site. The applicant has complied.

The issue of exterior materials have already been addressed during the related development
permit application for 13400 Princess Street (i.e. see Richmond development permit file

DP 00-174507). The use of ‘hardi-plank’ siding with wood trim is supported. Clarify if the
proposed roofing materials for the subject development vary from the existing development
at 13400 Princess Street (i.e. Phase 1 of the London Landing Development). The roofing
materials are to be the same as 13400 Princess Street.

Tllustrate the proposed landscape treatment of all open space, including public roadway
boulevards, private roads, road ends as well as all private outdoor spaces. The applicant
indicates that options have been secured on several adjacent properties however the
master planning for the neighbourhood is only partially complete. It is assumed that the
site planning for adjacent development parcels will continue to evolve with subsequent
rezoning and development permit applications.

Use a variety of landscape treatments to create a layered frontage that defines private from
public space but still retains a strong connection between the unit entries and the street.
Consider a combination perimeter fence, entry gate and overhead trellis structure in this
regard. Design the railings and fences with jogs that incorporate opportunities for tree and
shrub planting. The applicant has complied. This site is intended to reflect the existing
development to the south and to create a traditional streetscape with grass boulevards and
Street trees.

Provide more boulevard street planting and utilize minimum 10 cm (4”) caliper street trees.
Space street trees approximately 7m to 10m apart depending on site conditions and conflicts
with utilities. The applicant has complied.

Provide conceptual site grades and spot elevations at key locations to better illustrate the
proposed site development strategy. Demonstrate handicapped accessibility into the future
amenity area to the north of the subject site. Consider terracing or sloping the grade
transitions wherever possible. The applicant has complied. See attached drawings. All
transitions greater than 0.609m (2 ft.) will be terraced, transitions less than 0.609m (2 ft.)
will be sloped.

Define the paving materials for garage aprons. The applicant has agreed to provide
decorative paving at the garage aprons.

Consider installing pedestrians scale, heritage lamp posts and light fixtures along the
proposed pedestrian pathways. The applicant has agreed, the landscape plans indicate
pedestrian lighting locations and a separate memo confirms these to be heritage
pedestrian overhead lights.

Consider an entry sign and appropriate landscape treatment in the vicinity of the main
vehicle entry for the project. The applicant proposes an entry sign at the roadway
entrance and a mail kiosk along Princess Lane at a pedestrian entry.

Indicate any existing trees that will be retained, transplanted or removed. Provide
compensation for any existing site trees proposed for removal. Identify any significant
existing vegetation immediately adjacent to the subject site. All significant trees or

planting occur within the road right-of-way and the Service Agreement will address tree
retention within the road right-of-way.
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15.

16.

17.

18.

19.

The north side of the ‘T’ intersection on the internal private road is an opportunity to
provide some limited outdoor amenity in this phase of the development. This location will
be required to accommodate refuse and recycling in the short term. In the long term, if
the City agrees to individual refuse and recycling pick up then this location can be
returned to open space and amenity use.

Can access be provided to the narrow side yards and could they be used for storage?
The applicant has agreed to provide access for storage.

Consider construction of the walkway on the adjoining property along the north property of
the subject site as part of this development phase. The applicant has agreed.

Consider raised panel garage door units or upper level glazing in the double garage doors.
The applicant has agreed to up-grade the garage doors but this is not reflected on the
building elevations.

Address the interim screening and buffering of the industrial properties on west side of
Princess Street from the proposed residential on the east side of Princess Street. The
applicant has agreed to provide interim screening and buffering of the industrial
properties along the west side of Princess Street. It is understood that this will be
addressed as part of the Service Agreement.

Engineering and Public Works Comments

1.

869521

Prior to this development permit application proceeding to the Development Permit Panel,
ensure the completion of the City of Richmond, Urban Development Division requirements
noted in the rezoning (RZ 01-198754) staff report to Council dated July 4, 2002.
Acknowledged by the applicant. The applicant’s objective is to achieve final adoption of
the rezoning tentatively scheduled for October 28th 2002 and appear at the Development
Permit Panel on October 30th 2002.

e The cross access agreements, public rights of passage and easements are in process
and should be completed prior to final adoption of the rezoning tentatively scheduled
for October 28, 2002.

e The subdivision and road dedication plans are in process and should be complete
prior to final adoption of the rezoning tentatively scheduled for October 28, 2002.

o The development permit has been sufficiently advanced to the satisfaction of the
Manager, Development Applications.

e The letter of credit in lieu an indoor amenity space in the amount of $19,000.00 (19
units x $1,000.00/unit) will be collected prior to final adoption of the rezoning
tentatively scheduled for October 28" 2002.

e The rezoning requirement regarding an engineering report that reviews sight lines
and geometry of London Road, west of Princess Street including a cost estimate is
underway and should be complete prior to adoption of the rezoning tentatively
scheduled for October 28, 2002.

e The applicant will not have sufficient time to complete a standard Service Agreement
prior to adoption of the rezoning tentatively scheduled for October 28, 2002 however,
Engineering staff are prepared to accept a Preliminary Servicing Agreement with
175% bonding of the anticipated infrastructure improvements..
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Transportation Comments

1.

Revise the curb alignment of the Princess Street cul-de-sac at the vehicle entry for this
project to include a driveway crossing rather than curb returns. This applicant is
understood by the applicant and will be addressed as part of the Service Agreement.

Visitor parking spaces need to be identified and designated as such. The applicant has
complied.

Ensure that the slope of the visitor parking areas does not exceed 5%. The applicant has
complied.

Transportation’s position on road design issues are as follows:

e Princess Lane: 17.0m right-of-way width
8.5m pavement width

e Princess Street: 20.0m right-of-way width
11.5m ultimate pavement width (8.5 m interim pavement width)

e A civil engineer’s report to assess London Road west of Princess Street, ensure that the
sightlines and geometrics are acceptable, and provide an engineer’s cost estimate of
improvements.

e Laneway: Ifthe lane is to become a legal road, the right-of-way requirement is as per
city standard for a local road. This right-of-way could be reduced depending on
utilities, sidewalk requirements, etc. and requires Transportation and Engineering staff
approval.

e Driveway letdowns (not curb returns) for all private roads.
The applicant has acknowledged all of the above transportation requirements. The
rezoning requirement regarding an engineering report that reviews sight lines and
geometry of London Road, west of Princess Street including a cost estimate is
underway and should be complete prior to adoption of the rezoning tentatively
scheduled for October 28, 2002.

Parks Comments

1.

869521

As part of the overall master plan, indicate all proposed public and limited public open
space as well as all proposed trail connections. In general, describe the proposed landscape
treatment for the entire neighbourhood open space network. Submit an itemized
construction estimate for the value of public open space amenities yet to be installed.

A meeting with Parks Department staff was held September 24, 2002. Future design
development of the public open space and trails will be coordinated with Parks staff to
achieve a consistent look through out the area. Future neighbourhood open space and
trails development have been discussed in general with Parks staff and the need for a
comprehensive, neighbourhood master plan was recognized. The applicant has yet to
provide the comprehensive, neighbourhood master plan to the satisfaction of Parks staff
however it is understood that this requirement will continue to be negotiated during
subsequent development applications.
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Garbage and Recycling Comments

1. This development qualifies for individual unit refuse collection provided that adequate
service vehicle access can be provided. Submit a drawing with the 18.288m (60 ft.) turning
radius (i.e. wheel paths not centre lines) superimposed on the site plan to demonstrate how
the vehicles can use the internal private road. Address the need for an interim service vehicle
turn around. The applicant has not demonstrated that there is adequate manoeuvring
space for service vehicles in the interim therefore the applicant will need to provide for
communal refuse collection and the applicant has included a combined refuse and
recycling enclosure at the vehicle entry to the site. See comments below.

2. The City of Richmond recycling vehicles cannot access this complex as currently designed.
A recycling enclosure should be constructed near the entry of the project to accommodate
four blue multi-family recycling carts and a three cubic yard cardboard recycling container.
The applicant has accommodated communal collection of refuse and recycling at the entry
of the project. If the future completion of the laneway system permits individual collection
of refuse and/or recycling to the satisfaction of the City then the applicant may eliminate
the refuse and recycling enclosure only after agreement with the City of Richmond.

Design Panel Comments

e Although the projects received positive comments, numerous strong concerns were
expressed that a master plan that provided a consistent level of detail was not available;
Due to constrains on London Landing Development Corporation in regard to the
acquisition of land, a master plan has been an evolutionary process. Therefore, the vision
expressed in the master plan presented to the Design Panel reflected an interim master
plan. The applicant indicated, “as we have now consolidated our site, future design
development will incorporate all the lands to the east of Princess Street, and include
potential development to the west.”

e More waterfront character could have been provided on the waterfront side; This project is
intended to extend the existing development to the west onto this site.

e More variety was required; In attempting to develop a neighbourhood that reflects the
way Steveston might have looked at the turn of the last century, we are focusing on
varying the size, roof forms, trim details, colours and entry features of these homes within
a specific design vocabulary. The streetscape will provide great variety, while remaining
consistent with the appearance of a neighbourhood developed all at the same time, with
the same general public taste of the period applied. Historic neighbourhoods tend to be of
homogenous material types, similar building styles, and share some common features. At
the same time, budgets dictated the building size, personal taste the colour and family
needs the design. This neighbourhood seeks to reflect not only the architectural diversity
of the time, but the socio-economic diversity as well.

e The design of the edge around the future amenity area was too regular and too hard; Noted.

¢ The manner in which the front elements have been moved and shifted was appreciated
although it would have been nice to not have the street as a straight line; Nofed.

¢ A new neighbourhood should have surprises — pocket parks, some commercial (perhaps a
neighbourhood store) to break the monotony of regular blocks, or perhaps a more playful
siting of buildings. Noted.

869521
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Analysis
Assessment of the Conditions of Adjacency

South Side of the Subject Site — Across Princess Lane is the recently constructed townhouse
residential development known as London Landing. Princess Lane road right of way will be
17 m wide with an 8.5 m pavement width. There will be a boulevard strip with street trees and
grass complete with a 1.5 m wide sidewalk on both sides. The conditions of adjacency to the
south of the subject site are not problematic.

North and East Sides of the Subject Site — There exists industrial property to the east and north of
the subject site. The applicant has reportedly acquired an option on the properties to the east and
north of the subject site. It is understood that the applicant intends to propose the extension of
residential townhouses along Princess Lane to the east of subject site and stacked townhouses to
the north of the subject site with an intervening semi-public open space that would also contain
an indoor amenity space to be shared with all strata developments within the immediate
neighbourhood. The current development permit proposes fencing, a walkway, slope
stabilization and construction hoarding between the proposed townhouses of the subject site and
the existing industrial properties to the east and north. The conditions of adjacency to the east
and north appear acceptable given the understanding that the adjacent sites will be redeveloped
for residential uses in the near future. Furthermore to the conditions of adjacency along the east
and north sides of the subject site, it is anticipated that rezoning and development permit
applications for residential uses on these adjacent sites will be made within one (1) year.

West Side of the Subject Site — There is older existing industrial development to the west of the
subject site across Princess Street. Princess Street will ultimately have a pavement width of

11.5 m within the existing 20 m road right of way with an interim pavement width of 8.5 m.
There will be a boulevard grass strip with street trees including a 1.5m wide sidewalk on both
sides of Princess Street. There are issues of grading and transition from Princess Street into the
industrial properties on the west side of the street, which will be addressed as part of the Service
Agreement. Present condition of the existing industrial properties across Princess Street suggests
the need for some interim landscape buffering and screening on the west side of Princess Street.
The applicant has acknowledged this need and has agreed to provide buffering and screening to
the satisfaction of Richmond staff as part of the Service Agreement.

Assessment of the Site Planning and Urban Design

The pedestrian entries of units along Princess Street/Lane address the roads and vehicle access is
provided by a rear lane while the units along the north side of the internal lane are intended to
have frontage along a future, linear open space. The site planning for the subject site is logical in
the short term and it has been demonstrated how this proposal can fit within the framework of an
overall neighbourhood redevelopment from industrial to residential land uses. However, the
current site configuration creates certain limitations for service vehicle access and as currently
designed the subject site will require communal not individual municipal refuse and recycling
collection. The proposed pedestrian connections will function in the short term and ultimately
will form part of a comprehensive system of public and semi-public open space. The future
semi-public open space to the north of this site would include a central, detached indoor amenity
building. It is anticipated the this central open space, complete with the indoor amenity space
will be constructed as part of the next phase of the overall neighbourhood redevelopment.
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Assessment of the Architectural Design

There were extensive discussions regarding the form and character of built form during the
development approval process for the London Landing heritage residential development at
13400 Princess Street. The existing London Landing development has established an important
precedent for the character of future residential development in this area. The proposed built
form and architectural character is consistent with the existing London Landing heritage
residential detached townhouse development to the south across Princess Lane.

Assessment of the Landscape Design

The landscape and site development of this parcel is largely driven by the requirement to
establish the habitable portions of the residential units at the British Columbia provincial flood
proof elevation of 2.6m geodetic. Given this constraint, the applicant has managed to minimize
the apparent grade change between the unit entries and the elevation of fronting streets.
Pedestrian access across the site is interrupted with stairways however the proposed walkway
connection along the east property line will be an accessible pedestrian route between Princess
Lane and the internal private road and ultimately to the future central open space to the north.

Assessment of the Requested Variances

No variances are requested or required.

Conclusions

Staff supports this application and recommends approval.

il O

Brian Guzzi, Landscape Architect
Development Planner - Urban Design

BFG:bfg

Prior to final approval of the Development Permit, the applicant is required to provide the following:
1. An Irrevocable Letter of Credit for landscape construction in the amount of $56,768.00 (28,384 ft* x
$40.00/ft* x 5%).
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City of Richmond- Development Permit Application

\
’l 6911 No. 3 Road mix
; ~‘:‘ Richmond, BC V6Y 2CI Development Applications Department

(604) 276-4000 Fax (604) 276-4052

Please submit this completed form to the Zoning counter located at City Hall. All materials submitted
to the City for a Development Permit Application become public property, and therefore, available
for. public inquiry.

Please refer to the attached forms for details on application attachments and non-refundable application
fees.

Property Address(es): 13200 Princess Street
Legal Description(s): Lot 25 Lot 16 Block 3 North Range 6 West
: NWD Plan 27461

Applicant: Aordons [/) AN E De/aasmizrT oA P.

Correspondence/Calls to be directed to:

Name: Dﬂpfﬂ I / ESTEL L)L ARK
Address: #2, -4/ 2 /%);FKV S
Lesroad) VA &T7F
7 Postal Codg, .,
Tel. No.: Lot 18- 2545 Lot R HLAT
Business ’ Residence
E-mail ] Fax
Property Owner(s) Signature(s): ' 74 v’% y o~
Dar/ M < TELHAILL AR /f‘ /C»«/) ot

Please print name
or

Authorized Agent's Signature:
Attach Letter of Authorization

Please print name

For Office Use
Application Fee: i‘tg\) /

Date Received:
File No.: UoH 9“%\% S/‘\' ReceiptNo: | -OPOY3 ?ﬁ—

Only assign if application is complete

ENTEE—’BED

76621/ 0180-20-001
DA-1 / rev. January 15, 2002



v City of Richmond .
‘ w Urban Development Division Development Permit

No. DP 02-212757

To the Holder: LONDON LANDING DEVELOPMENT CORPORATION
Property Address: 13200 PRINCESS STREET
Address: C/O DANA WESTERMARK

21 -4111 GARRY STREET
RICHMOND, BC V7A 2T9

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

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

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

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

b) The siting and design of off-street parking and loading facilities shall be generally in
accordance with Plans #1, #2 and #3 attached hereto.

¢) Landscaping and screening shall be provided around the different uses generally in
accordance with the standards shown on Plans #2, #3 and #4 attached hereto.

d) Roads and parking areas shall be paved in accordance with the standards shown on
Plans #1, #2 and #3 attached hereto.

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

f) Subject to Section 692 of the Local Government Act, R.S.B.C., the building shall be
constructed generally in accordance with Plans #1 to #19 attached hereto.

4. As a condition of the issuance of this Permit, Council is holding the security set out below to
ensure that development is carried out in accordance with the terms and conditions of this
Permit. Should any interest be earned upon the security, it shall accrue to the Holder if the
security is returned. The condition of the posting of the security is that should the Holder fail
to carry out the development hereby authorized, according to the terms and conditions of this
Permit within the time provided, the City may use the security to carry out the work by its
servants, agents or contractors, and any surplus shall be paid over to the Holder, or should the
Holder carry out the development permitted by this permit within the time set out herein, the
security shall be returned to the Holder. The City may retain the security for up to one year
after inspection of the completed landscaping in order to ensure that plant material has
survived.
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No. DP 02-212757

To the Holder: LONDON LANDING DEVELOPMENT CORPORATION
Property Address: 13200 PRINCESS STREET
Address: C/O DANA WESTERMARK

21 -4111 GARRY STREET
RICHMOND, BC V7A 2T9

There is filed accordingly:
An Irrevocable Letter of Credit in the amount of $56,768.00.
5. The land described herein shall be developed generally in accordance with the terms and

conditions and provisions of this Permit and any plans and specifications attached to this
Permit, which shall form a part hereof.

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

This Permit is not a Building Permit.

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

MAYOR

869521



Revision Date: 10/04/02
Note: Dimensions are in METRES

Original Date: 08/21/02

14314
[:744 1

€z'oy 909

L6LEL

1.23

©
N

.24

DP 02-212757
SCHEDULE “A”

City of Richmond

/A
\ 4




BT W 33
[T il k] oRT i) El 3
. L) 23 AT o HOT T3 T )
—- F — < ) 7L Eizits VIET e 3 z
RET 77 L S L wat L
HET e TEHT [0S Tae 7 2
T TR 0TET T OET i v T
T4 e s 12.@n B 13 10°90UYATR €5-v Lhed 3% RGN
ocio ..W._ zlan @ 100 'DOUYATH ze-v ‘AQD TYIOL|39WHIA0D] VAUV WIOL|VIYY LNn|  37S [ | ON
ancus-ozt Mo O 41Y 1HUSOUVATR TE-v ANNOD LIND
- Gwra
s s o ‘Q301A0¥4 SNDI¥Yd TYLOL
LTy AR OO L1 0 4 1N - SHY'ld 200 qT-v s SHOLSIA
e e Batn i ooy | sE-v Lntvszovas & sa asanous
- LNVSIOVES 20 SHOLSIA
O8N 13078 1N - Gy 300 H st-v . e -
e ] 1 - SNV W00 ¥To¥ oz 538 Ty OZuin0aM
002 Q1 - SYU W00H -y ‘NOLLYINOTYD ONDINYd
18 Ol = N ¥ LN - QYW 2001 Tz-¥
Nvid Ol = 1A ¥ 130 - BY 300 TZ-¥ C s savMME  uvan RN . %
Hzrer nr W30S o % | T X
JHOO INSWNJO13A3A 9 Esvier =il I-A0M Wi yrraves \ 5%
ONIANY T NOANO™T HOH g nouss ISEIEE | By WES SamvAML  33AIS - dESodoud Y A e
S1INN 61 ara YIVA 17T 08 WU A5 Ti-v Wz Wy UNOMJ  sMOvalas 3, 7 “,.
28 ‘ANONHOM Vv IMowvs NS ubs zure 060 Q35040Hd
Hbs moz v TGIMOTIV XVA
13341S SSIONM 0021 o whs o 39V33A00 101
¥
SONIMYRA 0 15171/ ubs veez 150 :93500ud YRV U3 IVI0L
ubs ez 150 GIMOTIY VIV WSd
INOWLYINDIYD ALISKIA
QVSILZHOBHIN IS oro0s vV s
$11/00 1ONINOZ
19722 RYId OMN
LM 9 30NV HIHON £ %008 81 1015217 :ssReaY VO

1371 SSIONNYL 00281 SSIVAAY A2
ALYHIXOUAJY THY SNOUVINITYD 7 MQ TTY

Z00Z ‘£4 AV - 13341S SSIINRI 00ZEL
O dm W TS \Qy SIN FVOS @!
Nv¥d 3lis\Y viva 3lis\&

W 20,

—

—

LS LTLT -7y a&
200z 80 120

CITIIoN w xR wwooen
WUKLvor M vaw wndive Tisi-io

T ST 2 D

FOAT T3 ZCWETCD



£10 k«\ﬁ\‘ﬂ![’ ‘AIII.I]Il
S TE T —

m u‘w_ CENINE 3C 3 TIM STOSAS ONY NOKLYOOT TYNI3

e 92 by wea) @ ATNG NOUYWECEN THY NMOHS SEHL IS TSHL
L peeeo : e
1= - < ;

T CENMESI3C 38 TIM SBI0SS ONY NOLLYOOT TYNIS

mm,x/,,/ ,,/ G4
" e
1 90 e
NVId 3dVOSANY BS] e aonn | % Eres
Sotaar

o Bumeiq o)
3
]

133418 SSIONIHG 00ZEL

INVISS3IoNMd 000 aEeeEemmE s X er| T N T 3 SO
nnv Wi
L =) 26

£ EISIEUEAOR TRWT
968v 512 (v09) opuisoes
2182 512 (¥09) 0007 = s
$TC 32A 08 ‘PUOLADIY 3 %\\
19305 WNH 0BIE = ¢
APy adEISPUT]
$31VIO0SSY B

Siavag oS

ann H:)lz
")

INOTIVM N\
d _
/ 1 . 2W0ve0 onusea —
, | _— R
T e L ¢ N
) e e i
_ S
[]
]
]
|
_
tsczie <% 4 m
200280130
o
waiE
——— o 22

+ i T

>46 ZQkS‘_EOmZ Y Z§ SHHL JTHUS 3SIrL

N



NYd 3dvOSONVT

Sr—

133415 SSIONId 00281

3NV SSIONIEd

pobug
—

B9 ISP UBAOY IBW3
e S/ (v0D) -BpursOes
2482 522 (¥09) 18008

$32 3LA D8 "PuowOn
16005 WNH DGLE

Spamary adesspue)
S3ALVIOOSSV ¥

GL

L
i

|

peveesscns
emioaros

i

&

(s e -1 4 iEh i

2002 8 0 130

TEOOH LNSNERHDY ONOIAYTS ONENG
ONMEBLIC 36 TIM S35 ONY NOILYIOT VNS
' ATIND NOILVINHOIN! TV NIMOHS S33H1 133415 353HL

[<]

AYMAAINA 1TYHASY

-~ ot i =7

3NITHOLYW




s
e L

- wea
U _woes

w v
o s

NV1d 3dVOSANV1

o Bamary

133HLS SS3DNIHE 002E}

3NV SSIONIYD

kg
——

B2 ESIPUEAY w3
9EBY 522 (v09) Bpusoeg
2182'5.2 (#09) :6000A

Iwvizx
12 2LA 08 "PUoURDE
13305 WNH 084E “LIAUMTAY AVISANY 3HL AS O3A0A4Y 36 O3 ALTTSYA ONY 5317345 STUONIA . dvIdoLvre i
swampy adeospue) 4
$3LVIOOSSY ? SHION #
i0d - BTVINNTNZS  OF1 A3d
106 €458 - SIVINNY O NNY
104 18 x3¥Y2 NIVOIAVA-OIUOVY, IMAOANOW XTAYD @91 YWD
SINVId ( 26va
UIANOI B2
20 s ey
Bor sceey S3NIA
E
omnocions Sivemis ud QSN
WO W ONIZYHE ¥ XTI
s 104 5258 AIINNININNIY ISuN VAN SOURAVISOIONY GES NNV ONDVIG 2 M
MBI ERALAIS SAYD) SABYOd INIISUTF Y XL —
oz 50 5¥3A07 ONNOAO §
0081803V XY
AR WO0Z AOINANGA NV AMYG, FGNTUNYNAOS X WNNINGA &1 aaa ONDYHI $ X THE — =
UK wez) v SIAVOINA YONRIAS r A
104 W 2508 ANYIKIEH GNYKII3N Y503 0% 2
gUR ) NOBINICOGOHA « NOBON3A0ACHS L2 H¥
10d 28 12NV SIEYZ ¥NYI9YZ SNGYIII0ANYT SANNAL  OL€ 4
104 €F AFTIVA 3HL 30 AN ANV LS3304. YANOIYT SRISie 91 4rd
104 SF VINLLOKS 1$3SVad ¥INUOH €2 #d
104 C# Jaatag 3EINVAYC AGNYXAL WOJINCAYE WNMSNON 612 [n}
10428 30HLONIT 1SVOT SIRAVIUXY I0HI0IN3T 01 ¥1
10422 YIWZY ISINVAYC YNIONWY WWNIAOWY, YIINGAYT YIWWZY 8¢ vry B e A - i
, s ¥ 34AL30N34 1/
UIINCO B2 -
$4NAHS
0LS WL g6 VI WA0e N3IOKIT NYINRD VA0IHING Vi s ENS 3avo
m 015 W) 8Yd Y2 WaC'e A¥2IRD ONIFIMOTE NVZNYMY. YIVINIZIE GNNANI €€ 54 QIHSING
- . . ONIOVEE ¥ X2
96 Uk WO 3Nl NVIUGNY YIOIN SN < Né NG LI
Y M 45 20
994 QU5 WG M09 YIONDYA AXYTYO AXYIVO. S VNONSYA @1 o51 PRS- Aegednbent ”
EERTY 90081504 ¥ X ¥ 1l
2002 80 130 — s vomacs o S |

UINMC IHL 01 3IA0 AN 61 YUOM JHL NN SAAYANVLS.
FIVIGANYT B4 0L IINVGIOIIY NIVINIVA TIVHS J0LIVAINOD Frl

“LOAUHIAY 34¥ISANYT IHL 40

NOLLIV4SUYS 3H2 01 JLLTLINGT NTH SVH LOVAINGD 3HS 40 166 NIHM IN200 TIVHS
E s 40 AUV0 IH1 WISV VAL
1IN4 3NO 02 QTANVAVIO 30 TIVHS JIHSNVIYAOM ONY SIYRIZLYA T

G016 ONLLINGNG O ¥0i4 NOLYIHRIYTD 304 1OALHDNY A4VISANV KL O dALA0STY
36 TIYHE 1671 LNV ONY NYLd NIIMIIE SIONVITIISN ALLNVID LNV TIV

“GINYId NMOID ¥INIVANOY 04 SONYONYLS YNIOG THL NV ¥90LS ANISINN 303
SOUYANYLS YIND 2Hi CL ONQB0IIV ARLHILIS IAV LSTT INVIZ SHU NI SINY

“GAIVONVAS LIVISANYT YIIWNIOD HSUI2E
IN93¥ L6OW KL 0L AFINYAUODV NI 36 TIVHG NOLLNJEXE ONY STVINELVI TV

36va
UIAINO2 B2 -

20Y40
a3HSING

ONOVAA ¥ X 1P ¥XT

SAAYOR AN 9 X i

1804 ¥X¥

ONIVEG P XL R ¥ XT ——

e

653400 LO3F0A

1811 INV1d I



0CT 0 8 2002

2127 57

il “‘"mm uum!mu 'I é

[\ SECTION THROUGH SITE
\_J LooKING nEST

E .
}_‘
1] O
G L
N { Q\.I,J
P & X
(] D‘xﬁ
W [T 1w
1 - \Dm
| S il
Z |9 She
212 = Z
|9 A S K
| 0 Z - ity o
2|V PWT i OIS
1 318 i
(T 719 L L b &
pii Al i >
! O ®
iﬁﬂﬂ D

|
|
I
B
I

S




0CT 08 200.

,_
7

DP 01 - 2127 57

ONS INTERNAL ROAD

= -I}
ot

OOKINS SOUTH

ONS INTERNAL ROAD

LOCKING NORTH

@




0CT (8 2007

DF 02 2127 59

/1 ALONG PRINCESS LANE

\_/ LOOKING NORTH

\_/ LOOKING SoUTH



i *
i
g géggg - I o - e

0CT 08 2002

P 1- 212757

B
i
b ' -
|

N
N l|
ﬂlr\‘

0 lllln\w

lﬂ»!!::ﬂm"'

43 num' W‘

 SIDE ELEVA
G5 = e

A-3.01

————————



|

di::=================_____E]
=~ SIDE ELEVATION

@a e Ve NT B

o SIDE ELEVATION
R EHE T NIT BALOFT

A-3.02




T n
: Hi i m_““ml.%“

! = N
=) .%i

B

A
ST
NCEEFEEH

‘=E-_i:
Sa=s




102V

0Z40 i
—— o
b i
v LINA

NV'1d HOO4

LS LTV 70 Jq

2002 80 120

wannmza -
SNOISIATH
T wwea e e e

T BOWTHL 3V A0SV Z0L0L

3 "ON SLO3LHOHY 40 dnNOYD
PNOAT T38 4J0H3BNOD

HOS TLE| - VIRV IVLOL

05 OPot
WOml= /| FETIVDS

AUCOTH NIV,

R

WOmizu b/l CBIVOS fory

EAZT Tovave

<

e - EE R
¥ T £33 A ¥
—3 1 — /“” —+1
I
P L _ | k=
& WOOY ATy i
H
) Foverve o
—H
S . .
S T 1 >
O] <
b = X -
e 5
I 7 1
™ |
44 o SN I ‘m
e A "m _ ] S
I /EJ, / N/ .
:
! i 0 =
Il -7 i -
(I |
I “ N
Ty u) 1
& W - i 1
Ay ; booL 30VdS MY il L
| WOC SNIAM ONINIG | i E
_r } adaaan |
|
. Sl :
e 11 4
e ' [4 mda AN _
- : » g8 N ! %||.
| L | 5 - - 9
i Y o i T S~ e | T
iR e ] N K - = | 5
y R e 8 ST k
I 3 - ~a [
o T .
T —~+ 1
| !
[t i
o O N } s L
[ 1 ( }
o S8 ey Lo el d ey
==



20°¢V

Tl

LS L2l¢ -0 L&
2002 80 130

0210 R
jveind oo
V 1INN
V1d 4004 ® HOO14 ‘A0S TEL
HOD INANJO13AIA Odzy/l FIVS Onlm /) STINDS o
MOV NOGNOT Hod . NV 200 & . ) HOO 2 wW2dan
. sinNnet ) ) ) ) .
08 ‘GNOWHOM
F3HIS SSIONKA 00Z¢el
i “
I t
I !
i “Zre | e !
1 !
| I
H I
1 ]
1 1
| X
| ]
)
]
]
! o
| I
j
w
| i
! o
j r
|
1
i
|
i
]
I
I
I
1
1
i
H
i

S WS Ve S8 oo,

T BOUTEL  weaarnoave et

“ONI S19311HJYY 4O dNOHD
DAT 1138 d30438W0D




0zg1o s

TN OV
Auow

Ty Fwos

u A8 EDOMD

2 Aammnsa

v

g 1INn
NV1d HOO1d

‘dHOD ININLOTAAIA
ONIGNY T NOGNOT 5o
. S1INN 6t

08 'ANONHO/
13341S SSION/ 002€1

| ¥

LS LTLT -7

2002 80 130

“ONI SLOILIHOYY J0 dNOBD
NOAT TH34 J40H38K0D

40

‘FOS bS] - VIRV V1oL

WO/ P TIVOS WO-iEF/ FIVOS

H05 s1g @
T2AZT 2oVEY2

AOOTE NivN
; Had
b«*. 1 O
_ﬁ| r-———- i b VJ_ el
] :
! o; T 2 —
! 1 I °
! |
| |
" i
t
! !
o] | enNa L
H _ WOO 1vT2e . '
i 5
i ' H
“ 1
i
. : Iovaive %
I B
mm - . .
[ .
! <
| 2
(S 3 3
e ] ] 3
1§ I [ & [
1 = =
o j | H A. Py |-
: | x —_——
1/7\0-=
1 = e a1l &
OO N/ ] I se—APS | K&
H SNIATH Y FOVdS ™MV “/x\
RN <
/ § NE K
B ; " M N
A i R ; i
{ e - | | 2L L =
; Nl I m n L I
u == = ____! W It = _ AOVds MYAD i
ke ) s i
& 1 my | 18
v d . I e _, [ T ]
rexd e OO " G-l 1 O s O @i
Tz e - iz
[ 1




omzassnran: nuav
@uow

Wwns Y IS
« PRy e

%0 Py

e

g 1NN
NV1d HOOTd

40O INTNJOTIAZA
NNV NOGNOT HOd
S1INN 61

08 ‘GNOWHOIM
33d1S SSIONHJ 002€1

b+

LsLere =70 [

2002 80 190

"D SLOUHOBY 40 dNOXD
DAT 7138 440438W0OD

L3OV LNOHLIM & LINA forn

NV JdOOow \&/

WO

=¥/l BIWOS

OGS TCL

1071 ¥ 1NOHLIM & LIND oz

WOOTd wIdn

L

=0

WOOHAIE HALSVYIN

]

s 7 € WoOoHAa3s
£3
e 1%
\
wre )
IIIIII q i
NV )
AY /
AY 7/
_ ! &
5 N 3
I @:
T Wooaa3ag S5/ H
33/
/ : u
x AL TR
i~ © 7
A
o - -4
Ca B L
]
-G




I
S0¢V

0cio

DMIRINNG Tuovo
- o

o sY VoS

a A aBOBO

20 A8 g

ave

14078 LiINn
NVd HOO1d

y3arew eor

dHOD ININGOTIIAIA

40TV HLIM € LINA

NYId dOO0a N\

10TV HLM € LINA Ao

NvIa LJdOoT7

al%

LS LTLTU YA

2002 80 120

[T
10 17
Se) [ s
iV % )
T I
1 b e e — — ———
' F===-= 44_|P ||||||||||||| = _\|1|1va‘~{"
| N 1l M
. i) It
v i :, !
| m" : !
! i ! |
1 1
_“HHHH”HHH#_‘F‘HWHHHHHWMHM.__UUUHH“HJ
bl A_
| | | i
_ i i
A H I |
Sy Tz ooz
I h_
I
| ! i |
_J I i !
| il B
_N __
i Z Z
_ § e
| 1 { 1
“" T i
=l =
| I B _f.HL__r
_ " nﬁ ==
| b i 5
W
T I R ——
! ! L,
| I
1 [ !
N :
4] [+

I

L]

Ne AER 1=l o
HOS TTL
1407 ¥ HIIM € LINn

AOOTH aFdN

LTUN Twesis  Dms o waaoown
WLV BOUTEL I wvE IO 10s

"ONISLIAUHONY 30 dNOKD

NOAT 1138 J4043aW0D

=)

P

o) a3
..... —
EZRTI KT = a
RN _ Iz
; &
| L P I
|
i
i 3
1 N
= i
T(f o WOOEAAa ALY
[ |
| ore i
i n
i ) i3
I
! SARAEE NN
T Tl
lllll = 1T
T L 1T 2
Soun |
e
1 _w £ Woozaaa )
N N
ied o
& IBoREREEERS MM
= N\ =
he s | T 15 |
o [TEn f "m“ [
VM =
Q _ .
N
N
4 u
NS &
5 ¥ &
H z Woowaag — _L, I
o~ = >
R 1l
=T ]
—_—
3 K =]
3 g Ii;
] &z i .
T+
o
e =7



0ci0 bt
mamn-ots v
- [

Mo 5Y e

u 1 @aro

0 18 e

\ot/ive e

Al

LS LTYT -70 )

2002 80 120

P B e
LRIV T ;a’.‘ Tel-un

T LITLOY 2D IRD

NOAT T3 2202900

zrzI [2kal

S5 zoL gy L

HOo 1= NI 4

[F—————{F——1

\ s £ =3

HOS TLG fi
WOOT2 WIAAN

=

T
+
L1
o
i
0
$

B

T

.“
i WooHaad
anz
WooRaIE
o
@ E— [ar:1=
T e 7

"
< A | IS S

|

._. e % e

fon L _
G5A37 2ovavo _ _

P TT

ADVHG ™MVED

==}

T

T R 3 £
wosga - =

1 EEN2)

F224

e



ety 2D VT LT
T -V NvTd doow & __ SO00T4 ¥Edan
I — ,
[ e | _ 1 K
AL (33 W W N S = Bl
0zl e m HL, 14|,1f4\!1f\#1¢.f R I R e I
w201 TR I 1 | | | i
- oW ! ! i Il e
Ot =/y TS m M ; i i L
s e . | | m
2002/wvr 31v0 { —— e
|
13 1NN ! A e |
SNYId HOO4 . “ ! o
N e
dHOQ ININJOTIIAIC | _ _ 3
ONIGNYT NOGNOT Hod ! * 5 |
SUNN 61 i | RS |
08 'ANONHOM i f ‘
133415 SS30NMd 0025t T |2 TW |
N N
| !
| i i
! | H
_ h f
| | i Woouaag
! | 1§ farr=]
A L N 4 =g | ]
| am | e . A;
I S i 5
TOS ©'90¢ - vauRY V1ol
A0S TOL AT fAzn
AOOTE NIWINE/ TEAZT Fovave \L

i [f we - = e q *
“ lllllllllllllllllll
*
L '
. LJ i~
? ] 1 3ovas | A
x YD ¢ e LA\
- |
I
Ls LTt -70 44 Lo i PN
! W i nr I
! |
2002 80 120 u_ “ Lk
) R
: _ _
I My, !
o W s LOTTIW @ 4 T IR 3
o a o e oy § n fo— ) 2
e [ | R - TE =
ok v o € | e e absgian FTT
e i ? | U _u - ﬁl
SosUH [~
Y — -T2 Jovavo
ssmrTermresseTE
e ow Ema.en it -
2
3 BLOTURNIY 40 0D

NOAT TE3 020D

TT

T

) d )




= 205 9¢g

8-V N Zo0s HO0TA eadan
- = e =
EEIONI» u“t”“ L —_—— ——y———t——n— N -
oot/ er # M " | &
4 INn # WooHdaE N
SNV1d HOO LSV = T
'dHOO-ANINDOTIRAIA M
ONIGNY1T NOGONOT HOH 2
S4INN 61 ]
08 ‘GNOWHOM g
13315 SSIONH 00X}
&

HOS OOPT| - VIV V1Ol
JOS Y9 Gow
FWOOTd NIvA &/

)
TEAZT FoVeEvE

=t ._ .Y.N._ OOk ._ K3 [ e e e _ 1
= - __ e — _ “
i =t """ = : oo |
c T N | . i
; | Ul | |
[ I
I
i | i | _
N \ oNINia ! ! i _
d _/ Unaous | ; m~ I
|||||||| H ] !
LsLeie-7g 44 Fo1h I R R !
[C17] & i g ovave !
: S == |
2002 80 120 L T 1 I L PSaE =1 19
3 N - 7\ | S &
I S & i » E—] !
] | ) ! 3
ks ! ,
Y WOu G LTI i
o e ST " ! .l
——— 2O i | :
EERE BE ] =2 | 1 | ! | m
SNOSASY = __mu ONIAT ,, . “ u h w
R N PB | | ; |
x X i i ! b
VeI aN ! ! | !
- | L i H I |
T e . & R bbb 1 “ T T T T
IS mesnme o ! X _ _ )
T N g o L —d " (S oo N — )
Fs M 2 w_ H
; — | —
T SLOALDNY 20 0D Ea :
RO AT 112 £20u3T 0D | U | S




g MW(&NA(Q/(&D /ON_O /mPON‘QK
LI3imov “36-233106-:30RIONCT 1T miedoTar 30STTINI Pu 36

LNISNTT RILaw mf” .Juux.,z I C3S” 3E .D% ¥R OW SImlaw TTIE Om Dmmzﬂm—m
o1 = g eoreonze s NOLLDZS | ‘133415 SSIONIHA 00ZEL
NOWNVDIEEY €4a] 75 | o €0 NYId J0074
.o Lo ONITOLOTY/IOVEve | dHOD INIWJOT3A3Q
| ONIONV1 NOAQNOT HO4
o N F o b ININJOTIAIA ISNOHNMOL
-oN BOr SNOISAIY

5.26~15L~¥09 X04 951 1~9£L—09 ‘PL
X1 HOA ‘0’8 ‘J3ANOOUDA “aaY JNoyo@ Z10L— L0l

ﬂEhuxL

“ONI SLOALIHOHY 40 dNOHD NOAT-T139-44043gN0D

NV 1d 20074

st | N

258

L8 _mmommﬁm oL :
. ILQ?%TK}

: A
AN ave nooz 504 goow 21vs doom /S

AN

SNIPNFOASTANIENRT - &

Nig m®<mm<o//

2O 9% 9t

'lF )

TIWM NOWLYANNOL 2LTADNOD

— IONTS FAVISANYT HOLYIA OL INd GOOM ’\P ‘

g O-FT

Gl#

NOIL2IS

LS Leve - A
2002 80 120

oatd
|

alvs COOM ————

1504 GOOM 9%g ——————
Wvz2a OIxZ-T )
VIOSYd QOOM @XT ~————=

HALNS VLN SIONLUINOD l\\ e

LI3H0S N3JO HLIM SI5SMAL AOOM ]

d:
AYIND NIg 3ovaava | |

sz.ane

9z

O

o0l

STIONIHS LTWHLEY

INISNDS N 8w

@IQ m@(mﬂ(g(& \OZIO \SLOT T v
ON% $.23.m3dt TIE-R3ID oo se3ENTT ST arielme NSTIDI 3n »

R e ] e O

Z-d o el e 133415 SSFONIHd 002€
NOLVDITddY 8C) 25 . "o o SNOILVATIZ |

o s i ONITOASTY AOVTRVD Mm_w_o Evm_%m_%m_wpmow

ocio INIWOTIAIA ISNOHNMOL
SNOISIAIY FUL LTINS

6.2S—1CL~¥09 x04

951 1—-9CL-¥09 4L
IXL HSA "0'g 'JSANODUDA “'3AY J00jI0g ZIOL=i0l

"ONI SLO3LIHOHY 40 dNOYS  NOAT-T139-4404H3ENOD

ZQ_._.<>M|_M ANO™NS

R R e R R
N}

0-F 19T
oI-Ot

2ZN 9

Ho-g

%0

>mjm mD_m

o T.o-Z

o0l

b

.%d

o€




