W) City of Richmond - Rt?port to
% Planning and Development Department Development Permit Panel
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To: Development Permit Panel Date: February 18, 2011

From: Brian J. Jackson, MCIP File: ' DP 09-504462
Director of Development

Re: GERRY BL.ONSKI has applied to the City of Richmond for permission to

develop 11111 and 11131 Cambie Road in order to construct a 12 unit
townhouse development.

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of 12, two and three-storey townhouse units at 11111 and 11131
Cambie Road, zoned “Low Density Townhouses (RTL.3)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:
a) Reduce the required front yard setback from 6.0 m to 4.50 m;
b) Reduce the minimum required lot width requirement from 50.0 m to 45.0 m;

| ¢) Reduce west side yard setback from 3.0 meters to 0.0 meters to allow for a self-
containing garbage/recycling enclosure and mail area; and

d) Permit resident parking to allow a tandem parking configuration for 6 units (12 stalls).

Brian J. Tackson, MCIP
Director of Development

DI:cas
Att.
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Staff Report
Origin
. Gerry Blonski has applied to the City of Richmond for permission to develop a 12 unit
townhouse project within the East Cambie Area Plan on a sife currently zoned “Single-Detached

(RS1/E)” for 11111 Cambie Road and “T'wo-Unit Dwellings (RD1) for 11131 Cambie Road.
The subject site is currently vacant.

The site is being rezoned to “Low Density Townhouses (RTiB)” under Bylaw 8425
(RZ 06-330589).

No frontage improvements are required for this location and no upgrades to existing servicing is
needed. Therefore no Servicing Agreement is necessary.

- Development Information

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

Development surrounding the subject site is as follows:

To the West: Single Family Dwelling at 11091 Cambie Road zoned “Single Detached
(RS1/E)”; |

To the South: Across Cambie Road, a vehicle storage yard at 11100 Cambie Road zoned
“Limited Industrial Retail District (IR1)”;

To the East:  Single Family Dwélling at 11151 Cambie Road zoned “Single Detached
(RS1/E)”; and ‘

To the North: Four (4) Single-Family Dwellings at 11128, 11140, 11148 and 11160 Mellis
Drive zoned “Land Use Contract 099”,
Rezoning and Public Hearing Results

During the rezoning process, staff identified the following design issues to be resolved at the
Development Permit stage (staff comments are provided in bold italics):

1. Integration of plantings with the trees that are to be retained.

Four street trees fronting Cambie Road were identified as good retention candidates.
The trees have been retained and incorporated into the landscaping plan that will
provide a good buffer to the site and softens the visual impact along Cambie Road as
well as providing screening and additional privacy for the residents along Cambie
Road.

2. Garbage and recycling location.

The applicant has located the garbage and recycling enclosure close to the entry of the
complex along the western edge of the property. This allows for easy access to the
internal drive aisle that provides for good manoeuvrability for pick-up vehicles.
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&

Mailbox design and location, keeping in mind the cross access easements with
neighbouring properties.

The mailbox has been incorporated wztk the garbage and recycling enclosure and

~ provides easy access for residents.

Design of the play area. _

Due to the small scale of the project, the size of the outdoor amenity area does not
warrant a child’s play area as it would take up too much of the space to install a usable
play structure for other opportunities for outdoor enjoyment. The nearest
neighbourhood park that contains a play structure is Albert Airy Park which is
approximately 200 meters away from the subject site.

.. Overall appropriateness of the landscaping plan.

The proposed landscaping plan provides for sufficient hard and soft landscaping
Jeatures, allowing residents to enjoy the presence of the central green space. Over
time, the proposed landscaping will grow, mature and increase privacy screening with
adjacent properties. Further information is contained in the landscaping section of
this report.

The Public Hearing for the rezoning application was held on July 20, 2009 and there were two
(2) written submissions (Attachment 2).

Mr. Ron Trinkel of 11148 Mellis Drive has concerns over:

The appropriateness of a 12 unit Townhouse complex when there are fairly new Single
Detached dwellings along the street,

Grade difference and should it cause drainage issues onto adjacent properties.

Closeness of the townhouses to the property line as well as the proposed height of the
townhouses and whether they pose a risk of privacy to the rear yards of immediate
neighbours.

Ms. Whitney Ten-Pow of 11140 Mellis Drive has concerns over:

Distance between the proposed building and the shared property line.

Any grade increases to the subject site would risk drainage flowing and flooding onto
adjacent properties.

Buildings should not be any more than two stories high as it would not be in line with
the adjacent neighbourhood.

The applicant and staff have addressed these issues as follows:

* The proposal is in line with the permitted land use designations in the East Cambie Area Plan
where the subject property is listed as “Residential”. The proposed density allowed in the
RTL3 zone is 0.6 FAR which is within the area of the other multi-residential development
that have occurred in the area, There is a similar scaled townhouse development further east
of the subject site at 11331 Cambie Road (approved at 0.55 FAR) as well as a 39 unit
apartment complex at 11240 Mellis Drive (approved at 0.72 FAR), i is closer to the subject
site and also fronts onto Cambie Road.
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* Drainage issues have been taken into consideration as the site is to be raised to meet the
City’s Flood Management Strategy where the minimum habitable grade clevation is to be at
least 2.9 m GSC or at least 0.3 m higher than the highest crown of the adjacent road. All on
site drainage is to be maintained on the propetty.

¢ The distance between the buildings nearest the northern property line shared by the single
family nelghbourhood to the north meets the minimum rear yard setback requirement of 3.0
meters in the RTL3 zone.

¢ The proposed buildings will be 1.1 m lower than the maximum allowable height of 12.0 m in
the RTL3 zone. As well, the applicant has lowered the height of the end units for each
building cluster to provide a stepping down feature when they address adjacent properties.

e The units toward the rear of the property are arranged to run east-west to expose the side
elevations of the end units that provide limited viewing opportunities to the adjacent
properties to the north. Landscaping will provide additional screening to protect the viewing

‘privacy of the adjacent neighbours to the north.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
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
Richmond Zoning Bylaw 8500 except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:

1. Reduce the required front yard setback from 6.0 m to 4.50 m to allow an encroachment of
balcony supports to the front of Building 1.
Staff supports the proposed variance as it will improve the front facade of the units,
increase articulation of the building mass and contribute to reinforcing the pedestrian
character of the public realm along Cambie Road.

2. Reduce the minimum required lot width requirement from 50.0 m to 45.0 m.

Staff supports the proposed technical variance as it is relatively minor and still allows an
attractive townhouse development without impacting adjacent properties,

3. Reduce west side yard setback from 3.0 meters to 0.0 meters to allow for a self-containing
garbage/recycling enclosure and mail area.

The variance is required to allow for a mail and garbage/recycling enclosure. Staff
supports the proposed variance as it is a logical location to the enclosure from a servicing

~ point of view, Located on the west side of the site provides adequate separation from the
townhouse units while maintaining proper separation to the single family house to the west
at 11091 Cambie Road.

4. Permit resident parking to allow a tandem parking configuration for 6 units (12 stalls).

Staff supports the proposed variance as tandem parking provides an alternative parking
arrangement from the conventional side to side configuration to allow a reduction in the
building footprint. It has also been used in similar townhouse developments with no noted
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concerns. A covenant will be required to prevent the tandem space being converted to
habitable space.

Advisory Design Panel Comments

Due to the small size and scale of this application, it did not warrant taking this project to the
Advisory Design Panel and design features and considerations could be managed internally.

Analysis

Conditions of Adjacency

The subject site is located in the East Cambie area, on the northern side of Cambie Road, and
just east of Shell Road. Behind the site to the north are smaller Single Detached Dwellings
that are no more than two stories in height.

To the south of Cambie is a Light Industrial District with lots fronting Vanguard Road.
These units contain mostly auto-orientated repair businesses that have little impact on the
residential neighbourhood to the north of Cambie Road.

East Cambie has not seen much in the way of redevelopment projects over the past few
years, A nearby 13-unit townhouse complex at 11331 Cambie Road is the most recent
example of redevelopment in this area as it was completed approximately 5 years ago. The
apartment complex fronting Cambie Road at 11240 Mellis Drive is considerably older.

Single Detached homes surround the subject site on three sides and are no more than two
stories each in height. Many of the houses are older with some better maintained than others.

The proposed development address the surrounding lots very well as the end units of each
building cluster in this predominately three storey complex steps down to two stories to
create an attractive looking design.

Urban Design - Site Planning

Access to the site is along the western side of the site to provide opportunities for a
continuous row of townhouse units to line up and front onto Cambie Road. Once into the site
the drive aisle provides a view of the landscaped outdoor amenity area before turning right to
allow access to each of the units,

The internal drive aisle presents itself in a “T” configuration and provides easy
manoeuvrability and access to the units,

The units are arranged in three (3) building clusters consisting of two (2) three-unit clusters
internal to the site and one (1) six unit cluster that fronts Cambie Road, allowing for a nicely
scaled proposal. The six unit cluster has the main pedestrian entry fronting Cambie Road to
reinforce the street orientated character and adds interest and activity to the street.

The outdoor amenity area is located along the western edge of the site, located in front of
Building 3 and in direct view as one drives into the site. The proposal includes a Gazebo,
open patio and lawn space. Given the required size of the amenity area, a play structure
would require substantial space surrounding the sttucture to provide children with adequate
room to use the structure safely. A play structure exists on a public park located
approximately 200 meters of the subject site. Many of the townhouse units include large
decks and patio space to allow for private enjoyment of outdoor space.

3156726



February 18, 2011 -6- DP 09-504462

The garages provide enough room for long-term storage of bicyclés. Short-term bicycle
parking is provided through bike racks adjacent to the amenity area; the racks will provide
enough space for at least three (3) bikes.

Three (3) visitor parking stalls are distributed throughout the site and conforms to the

minimum number of required number of stalls (3) ~ including one (1) for wheelchair

accessibility.

The garbage/recycling and mail enclosure is located just off the main entry to the site for
easy access. The bins are enclosed on three sides and the stone finishing works well with the
building fagade for the rest of the units while providing proper separation to the property to
the west. Large sliding wooden doors to allow access will complement the character of the
immediate buildings without impeding internal traffic flow.

Pedestrian access to the site is provided off Cambie Road and along the internal drive-aisle.
The units fronting Cambie Road will enjoy having direct pedestrian access from the street -

- without having to enter into the complex.

The overall appearance of the proposal conforms to the design guidelines of the Official
Community Plan. The proposed craftsman style appearance with its form and scale will fit in
well with the existing area. The design contributes to the surrounding neighbourhood by
having a mix of two and three story units in each of their building clusters. The two story

‘units are at the end of each building - providing a stepping down feature to respect the

neighbouring properties, and enhancing the overall scale and massing of the complex in its
relationship with the neighbouring properties.

The choice of finishing materials range from dark green horizontal siding long the bottom of
the building’s facade to grey vertical at the top. Articulation is added through the extensive
use of fagade patterns and roof form.

Stone clad columns add to the articulation that provides variety and interest to the buildings.

The roof is finished with simple black asphalt. This adds to the balance to the tones of the
fagade.

Fencing along the street consists of metal fencing with stone clad supports that relate well to
the character of the buildings and provide an attractive separation to the street while adding
to the longevity through the use of durable materials.

Trees

An arborist report was submitted at the rezoning application stage and was reviewed by City
staff. The report identified four (4) on-site trees which were listed in poor condition and not
good candidates for retention. Upon field review, staff concurred with the report and did
discover a fifth tree on the property not listed in the report. This tree is also in poor condition
and not a good candidate for retention. In accordance with City policy, a 2:1 replacement
ratio results in ten (10) new trees to be planted. The submitted landscaping drawmgs have
identified the location of 14 new trees that will be supplied, exceeding the minimum number
required by policy.

4 (surplus)
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¢ The submitted report also identified four (4) street trees fronting Cambie Road that are to be
retained. The proposed landscape plan incorporates these trees in to the plan.

* The applicant is to provide security for landscaping in the amount of $25,883.00 fo ensure
the quantity and quality of the planting material on the proposed landscaping plan survive
well beyond completion of the development.

Open Space Design

» The submitted landscape plan identifies a mixture of soft and hard landscaping to help
identify edge treatments throughout the site. Hard surfaced landscaping is also proposed
through a mixture of asphalt and a paving system to help soften the appearance of the internal
drive-aisle and identifies the location of the amenity area and visitor parking.

¢ The applicant has chosen to make a voluntary cash-in-lieu payment of $12,000 instead of
providing an indoor amenity space. Payment is secured through rezoning.

» The applicant has provided a lighting plan to illustrate how the site is to be illuminated
during evening hours, The fixtures themselves will provide downward casting illumination
to avoid spilling on to adjacent propertics.

Affordable Housing

¢ The applicant is making a voluntary contribution of $8,570.40 to affordable housing in
accordance to the Affordable Housing Strategy. It is being secured through the rezoning
application and is payable prior to its formal adoption,

Universal Access

e To provide for design flexibility and to allow for better movement to those with limited
mobility, a conversion plan is provided for unit number 9, the northern unit within Bulldlng
2. Items that contribute to the convertibility of this unit are as follows:

o Wider doors for easier access to the unit (dimensions are to be shown on the Building
Permit drawings).

o Adequate space to install a lift to allow access for occupants to different floors of the
unit. Dimensions to the future openings are shown on the submitted drawings.

o -Design the layout of the kitchen and bathrooms for wheelchair mobility (dimensions are
shown to indicate mobility).

o Additional blocking behind the finished walls for future installation of grab bars
(notations to be provided on the Building Permit drawings).

o Depressed slab area on grade to allow for the vertical lift and a floor joist design to
ensure an ¢asy opening to the upper floor to support the mstallatlon and operation of the
same lift,

Sustainability Indicators

¢ The proposed plan is reusing an existing single family site to provide for a gradual increase
in density in the neighbourhood, utilizing existing and proposed infrastructure more
efficiently.

» The applicant is proposing a pedestrian-scale strectscape along a]l street frontages to
reinforce a pedestrian character of the neighbourhood.
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¢ The retention of the four existing trees in combination with the extensive landscaping that
will improve the public realm over time.

o The proposed lighting plan will focus on illuminating the subject site and not add
unnecessary illumination to adjacent properties, therefore reducing light pollution.

e The residential units will include energy efficient appliances and water saving faucets.

e The site is close to a major transit corridor and close to bus stops for convenient use, thereby
encouraging public transit use.

e A permeable paving system covering approximately 50% of the hard surfaces are proposed.

Crime Prevention Throvgh Environmental Design
s The proposed plan provides good edge features along the site to separate public and private
space, giving the site a good sense of territoriality to residents and visitors,

e The submitted lighting plan should provide good evening illumination contributing to the
sense of safety for the residents.

¢ Building orientation and landscaping features provide good sight lines and view angles
throughout the site.

o The units adjacent to the outdoor amenity area have windows at the ground and upper levels
to provide good casual surveillance to the area.

Conclusion

The proposed development has gone through some design modifications which respond well to
the design guidelines for the area and its specific context. Staff recommend that this
Development Permit application be approved, as the proposed de51gn will fit well within the
existing streetscape and the rest of the neighbourhood.

Planner 2
DlJ:cas

Attachments:

1. Development Application Data Sheet
2. Public Hearing submissions for Bylaw 8425 for RZ 06-330589.

The following are to be met prior to forwarding this application to Council for approval:
¢ Receipt of a Letter-of-Credit for landscaping in the amount of $25,883.00; and
e Registration of a covenant to prevent tandem parking areas to be converted to habitable space.

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

*  The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development. I construction hoarding is required to temporarily occupy a street, or any part thereof,
or gceupy the air space above a street or any part thereof, additional City approvals and associated fees may be
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required as part of the Building Permit. For further information on the Building Permit, please contact
Building Approvals Division at 604-276-4285,
«  Submission of a construction traffic and parking management plan to the satisfaction of the City's

Transportation Division (http://www richmond.ca/services/ttp/special.htm).

3156726
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ATTACHMENT 1

City of Richmond N
6511°No. 3 Road Development Application
Richmond, BC V6Y 2C1 - Data Sheet
www.richmond.ca . . P

604-276-4000 Development Applications Division

DP 10-517750

Address: 11111 and 11131 Cambie Road

Applicant: _Gerry Blonski Owner:  Eastrich Properties Inc..

Planning Area(s): East Cambie Area Plan (Schedule 2.11B)

_ R _Existing ~__Proposed
Site Area: | 2,308.2 m? 2,213.0 m?

. Single Detached (11111 Cambie Rd.)
Land Uses: Duplex (11131 Cambie Rd.) Townhouses
OCP Land Use Designation: Residential No change

Single Detached (R1S/E)

11111 Cambie Road Medium Density

Zoning: Two Unit Dwellings (RD1) T°"‘(’”2§gi3n'“9;i$gw)
11131 Cambie Road pending
Number of Units: Currently Vacant 12 unit townhouses

| Bylaw Requirement | Proposed _ Variance

Floor Area Ratio: ' 0.6 FAR 0.6 FAR none permitted
Lot Coverage: 40% max. (all buildings) 38% none
Setback — Front Yard (minimum) . ,
(Cambie Road): 6.0m 4.50m variance required
Setback — Side Yard (minimum) : : . }
(west setback): 3.0m 0.0m variance required
Setback — Side Yard (minimum)
(east setback): 3.0m 3.0m none
Setback —~ Rear Yard: (minimum)
(rear yard) 30m 3.0m none
Height: (maximum) 12.0m 10.8m none

o 50 m wide 45m wide : .
Lot Size: 35 m deep 51,65 m deep variance required
Off-street Parking Spaces — 18 resident 24 resident none
Resident/Visitor (minimumj; 3 visitor 3 visitor
Off-street Parking Spaces - 1 1 {included in visitor none
Accessible {minimum): parking) :
Total off-street Parking Spaces
(minimum): : 21 stalls 27 stalls none

; 6 tandem ) .

Tandem parking stalls None for townhouses (12 total parking stalls) variance required
Amenity Space — Indoor; (minimum) 0 cash-in-lieu provision none
Amenity Space — Outdoor: {minimum) 72.0 m® 72.0m? hone
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Send a Submission Online (response #466)

MayorandCouncillors

ATTAGHMENT 2

‘Page 1 of 1 -

Schedule 1 to the Minutes of the

From: City of Richmond Website [webgraphtcs@rlchmond.ca]
Sent: July 19, 2009.8:08 PM - . 20, 2009.
To: MayorandCouncillors

Subjec_:t: Send a.Submission Online (response #466) '
Categories: UCRS Code / Flle Number: Bylaw 8425 (RZ 06 330580) ftom #_.

Re: rdlounl DS |

Send a Submission Online (response #466)

. Regular meeting of Council held for
i Public Hearings on Monday, July

Date:

To Public Hearing

| burvey Information -

Slte: | City Wabsite

Page Title: } Send a Submiasion Online

URL: | htip:iems.clly.richmond be.cafPaget793.8spx

_Submission Time/Date: | 2000-07-19 8:04:10 PM

Survey Response
Your Name: | Rob_Trehkel '
Your Addrass: 11148 Mellis Drive

Subject Property Address OR

Comments:

Bylaw Number, = .

RZ 06 330589, 11111 and 11131 Cambie

_Road :
1. Most of the btock has falrly new smgle

family homes so a townhouse complex would
seem out of place. 2. Congerned about the
helght of the property, that if it is raised higher
than it is now It may cause water to runoff
onto our properties and cause flooding. 3.
Closeness of the townhouses to our
properties which will have noise and privicy-
issues. 4. The height of the townhouses which
would create a privicy issue.

07/20/2009




Send a Submission Online (respé e #46R)

! Schedule 2 to the Minutes of the
- Regular meeting of Council held for

I Public Hearings on Monday, July

Page ! of |

To Public Hearing

MayorandCouncillors ' 90, 2009,

Erom: Clty of Richmond Webslte [webgraphlcs@r!chmond cal ::::::# {
Sent: July 20, 2009 10:66 AM Re:

To: MayorandCounclllors

Subject: Send a Submission Online (response #468)

' Categorles' UCRS Code / File Number 12-8060-20-8425 (RZ 06 330589)

Send a SubmiséionOnline (response #468)

Survey Information

Slte: | City Website

Page Title: | 8end a Submission Online

_URL: | httpi/fom.oily richmond.bo.ca/Pege1793.espx -~

Submission Time/Date: | 2009-07-20 10:56:28 AM

Survey Response
Your Name: Whatney Ten-F’ow )
Your Address. 11140, Mellis Drlve Richmond V6x1L7 N

Subject Property Address OR
B){_!_gy_\(_ Nu ibef:

B425 RZ 06 330589

Comments:

There are three ¢concerns that | have with
respect to the proposed development ai

11111 and 11131 Cambie Strest. (1) We have

enjoyed the privacy of our back yards for the

past 22 years, and with the proposed building
of 12 Townhouses, | would like to know what
would be the distance between those

-buildings and our property line. (2) The

building up of the land In question to the level
of Cambie Street without proper drainage,
would definitely result in flooding to the lots of
houses facing Mellis Drive. (3) These
buildings, Iif allowed should not be more than
two levels, otherwise they would not be in line
with the résidential homes in the area. i trust
careful conhsideration be taken o my
concerns. Thank you, Whitney & Grace Ten-
Pow

07/20/2009




% & 78 City of Richmond .
IR Planning and Development Department Development Permit

No. DP 09-504462

To the Holder: GERRY BLONSKI ARCHITECT
Property Address: 11111 AND 11131 CAMBIE ROAD
Address: UNIT 1A — 12468 82N° AVENUE

SURREY, BC V3W 3EP

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 Bylaw 8500" is hereby varied to:
a) Reduce the required front yard setback from 6.0 m to 4.50 m;
b) Reduce the minimum required lot width requirement from 50.0 m to 45.0 m;

¢) Permit resident parking to allow a tandem parking configuration for 6 units (12 stalls),
and;

d) Reduce west side yard setback from 3.0 meters to 0.0 meters to allow for a self-
containing garbage/recycling enclosure and mail area,

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 #9 attached hereto.

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

6) As a condition of the issuance of this Permit, the City is holding the security in the amount of
$25,883.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

3156726



Development Perm.it

No. DP 09-504462

To the Holder: GERRY BLONSKI ARCHITECT
Property Address: 11111 AND 11131 CAMBIE ROAD
Address: UNIT 1A — 12468, 82" AVENUE

SURREY, BC V3W 3EP

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

1156726



> = - =
S - B —— OFF m @ O <z s GYOY YD NYId LIS .
ER =IHESUNA T O o .W\ ¥ wmrEes Ty ,
w |3 HES ALY SOREIG e bvmm;mWZm N
I O o AU i ShINSaA
M [ s - TxsuNnZ <FAvAh ANeIS : > WO 0t
2 3 suasn o2 FoNTIATA :
B m UMD D2 = ZL X UHN/ SIS NIGNYL - £ 00000 : o .WI[
=2 sEvoel =ZLE NN T S0 §' L TR a ; ﬁ
H R i
ooroze e N -
i+ W.
. BBV sHlbrt 21N BT & \ :
drmre v wowmeel Mgt &gt FPNVIEVA el = < :
PRMUN LrIAAVA L RANTVLE K "
OFLv L= SUNNZXOSA0L )
= ooe soaa SNIS HSIEMS
o iy TOOM 151
x @3dAL LN A
= VIR Ze LW X adto; M
5 %o ¥OO LSt [iais
i ¥ 3dALLNA PN
[+ ] THORGEd SIS0 A0S RS

PEOH 8[qWe) |l - LpL)g
wauldajanag esnoyumol z|

lm o

V% oI oS ANy T LITIVLIEY N
FRLYTO7 SIS LA LS

EIREE- 2 9

TEOrEAz YL T T AIENIG TG

NN

o

AN 33
AT
AR DA

;\..)\n),)\,“4“,«\\f“0\.mu”“4“,.
2

¥
N

GREAsY A
R S

AR,
AR ARy
RIS

X
AR
AR

AT AR
(o006z: ) = 05201 XSUKAZL LAY A
s AR
e e i
orusst
WWELE  SINADELEZL
O MOoTH GNO9IS
=z OO IS4
Q70 3dAL LND
CIRALZ - SLINN Z X OracE L
WD WOOW GNGOTS -
_ 200 HOOW ISHIY e
3 m mv . LEXTRTY
§90 LOFS » KL+ X oK OEEE AN
2 o (53 VOO RIL B A
3L 0RE W00 ONGITZS LI3ANGD
B © HOOH 4544
3 0|q ¥ 30N T
-1 QHANCH ATSNIG e e o]
.ml AT —————— gox ez m“mm,mm»“mwmmm“
TR N
{wserz) reome uam POPR— STADTARAY
0L ONINSOW OVOH S53T WmNmmm.\\”m“.mwwm_
sz S A
L N poca
™ ENgz i
- SISAONAS SNINGZ —
i
TIPS QY S0 T WO NS 310 :
52038 BLf LGTLONY 02T 107 - AT3H0 i L5
<08 NI OMN M NSO R NSILDES L 107 ur 3 4 z [ i Y w
i
NOLL 5530 Vo3 T $ i
z £
< Far - —

EEs ]
I2VIS ALINTWY




(44
1 'O078 ‘SNYTd HOOTd -

-
233
=z
=T =
O 3
Zx3
Do e
alhs
On®
So
E]
=)
=g
23
B o
&3

|

.
EQ
£3
=
|4
T
L)
I
[1]
=

NOISEINANS <0 80,10 030

e
Rl




FIRU09999700005 - o00aE
i i :

YT WRANGR

r:{auoiq hJJBD

|

) 08'ONOWHDIH
peoy ajque) LELLL - LLLL
ewdo[saeq 6ShOYUMO] Z|

“ | svi
1 '2078 ‘SNOILYAAT

KAYCAK
DARX GREEN
BLACK

HORDONTAL VINYL
SIDING:
ASPHALT SHINGLES

gl
HE
L
{

9

glgld |2
glale [§
EQI@@@

B HC 44

AT

BMETC 430
(-

ABBOTSFORD

g&smmmcrs

-
PANTED
SPANDREL BLASS

HARDLBOARD)
PAINTED

BALDONY

AAZWNGS.

sTONE

PATIO

ENTRANCE

@
®
6]
@

PAVING STONES

*ray

DRIVEVAY
CROSSHG.

®

SCALE 1/ wm 12 -

SCALE: 1/8" = 7.8

SERIG LEVEL
E
. _THRDALRLEVEL
T TR OF BLA
f
3
SECOND FLR (EVEL
&

N FLR

Al

i

SCALE: 3/8' = 17 -(r

HOISEIRENS g ¢ 60,10 020

Ptz

o 09 504462

SCALE: /8" = T -0




’ 28 UNOWHOIY
PEOY Sjqued 1ELEL - F1EEL
juswidojeseq osNOYUMOL 2|

vV

o _— o
feH v s

RYEW RN

. |:|suo|g h.uei:)

29078 'SNv1d HOOTd

NOISSINENS 40 * 8310 D30

FE

BCALE B =17 ¢
SCALE /& = 10"

g2 23 TH

H/C
CONVERTIBLE
UNIT

CONVERTIBLE

UNIT

H/C

] X

Sk

s

Li-ed)
wnr
SCALE: /8" m 1= 07
way

SCALET /& m 17, 0"

T




S L ol o L T TvDs -k = L TS
o -_ 7
{8 e % 57 @@ W
2 SR
2 hed | ! 1 | ! i
- | | i i 1 1 i
3 m | _ k m ! _
g W B T = I 1 o .1 e 1 e 1 i o
o2 e , ,
m = e | I ) la
= |8 I oo e 2 o
WV— W I _ d I
= R ETE ¥y Fr St T e e
W A T e =
7 3 i
s el e — e e s e . —
g R
o - 4
8 | M “
] i
ra SUROR B S
A 3 ;
i
[ I
t 1 ] |
] 1 |
225 m ; 7
oz 3 i i i
Lo
=, F
O a3
Ex3
SPace
Q= 3
[3he]
s O
32
=8
52
3=
88 ;
=
i RARSD Foxs [,
b Rioay SINOLS e ovann (D
a3 R -
e § SEVTD TIHONYIS Dllvd @
s @
Qe soTve
sy oona oMY soowe (D
NIV :
o5 20 b TRV seve (3
o o MY LT O
TR
i 23| ®
£: 23 0 ST LTMISY a0y
2rE 2L
5. ®
25 = 5
i m WW‘Iu v “woan vanCaDR srwmuzncn (D
¥ ]
.. W o z«uﬂu TARIA TYoLLan” ETTYAN M @
23 m dnCoD NOLANISEEG NOWYIOT  ON
28
g F} TINGIHIS BOT0D SOEADE
52
S mm




PROY 8|qUIBD LELLE - FELLE
wswdoeAact S5NOYUMOL 2L

i B D RO e DR DO 0G0
BATTIR

; SETaw ReIIE

Hauolg) h_ueb

“ 29 ANOWHDIY

oV
€'D0TH 'SNY'1d HOOTH

NOISEHENS 44 * 60,10 030

N
ey}
o
szl
=zl
-

=095

SCALE /B =1 -0

SCALE 18 m 1720




____“

LU

ROSSINANG dd 60, 107030

o - LY
£'D0NE 'SNOILYAZIS
ey oy
¢ g
e
=zl
-
@)
SO
-]
:
%

D=
=N
o=
IZog
=, 2
Qa3
=T .
o o 0-.f = B/ TS
Sac
[
Qo
$o
E
=
°9
el
g2
a3z 4
- S1o000ud Ursrpie foxs SAIS5ORT
il SANCAT DAY Jewdnma {2}
e SLINOEN A wﬁ!ﬂmv-a I
uOsSIcERY S TRENSS e D
o (D)
QALNIYS SONIVH
%raomg ATy hezra (3)
aamry
wsrooke CHYORRIYH stava (D)
rou v P O]
O
L
%3 wre STIONHE LIWHaSY o &
3
H =
sF NIRIO NG DN
] UNA TYNOTHOH semawon (D
=1
73]
) owais
o e TKIA TrdUaEA smmnaan ()
00D NOLLARIOSED NOWYDO1 0N

TTNC3IHDE HOT0D HoRLa




: 1°dAL-GDNFd/ ALV D .
2> RN
i @ N << NV Td "dAL 0ddZVvVH < \
+~ FoNZ4 _ o __ 30N32 n_ﬁ EEEL
YTl SNO,
nmN._“ m : mﬂ ! .mm_.wx_.m.w.m m . L BLTHOS )
Mg I = ! j i VNN;N“ sy NV 1d N
& == _ of IS S — 1
- | = IAN| L | TIovH L Q2 SRIINSE-,
Z _ _w ! “ =
g _ g | ‘ _ NIV : T|
@ @ w "WNTY & -
H L T 1 . Vo
o gt E e e ,m..ﬂm T T E g e i 2
(<] T ] >
_ | b | ame A
. ﬁ _ | e oS UMD "INGD ) P R ]
= = Sm— i
£72 - = w T g
SLE - o
gz 5 <
-
W= & & g
oo M , o9
M 2 /N. | | TWODHYHD :
T3 ! ' WY
o8 ] | X0d TIVW / SNId HSId9nd @
g2 Ao ; 30N34 —
Q= i HlEnN
ceddr-goNT4d sonsns /) asegnves [
AT AL NOILVAT13 \ 1/ NOLVAT 13 \ 5/
.m. NV D0 2 B SLSCd |\“_\ ! " [ R - y .
: ] g ) Fl ET
k H
¥ O/H NG HNOT0D m -
NIV1$ GFOS BINIH HvqaD | 2 -]
SOXYOS "1M3N .9 X .t _ o
=
STV X T _ )
‘ m w.mu ANNOYY TT¥ dOLS ub .l = ———
s 2 5 —_———— e — - =
i m mMu 30111V
5 Po
* m m ) .
m o %HEOEQ g G&H_ "HONHA L n B TNOS _\...J Ak A TV )
=3 AT dAL Nv1d dJo0od \ 5/ Nvid \ v/
2 & ¥POMING HNOTOD SR,
i © .9 SLO g G omeRaBased
it _
STVH "LOG/OL w7 X uT Hily
150d WX
49D 1804




o

=i s
a3 -
wit ars
LTSN DT otz o> T  en
HICE WD WA b e © 8 joang ..Ja!lts%.pa
B T TP P ERILITIO | 2 WA 3 S ) WY i s o SRS W
"R o G P W 3 A g
o PR 10100 B Mk o S0 KBNS 10 1 b0 g 1
e ————— | TN Gy - i D Y W]
e e 20k Y 4] M0 0 pm 0 my et T ki (b M) (RO 50 P
ga&a!!.sri&]!%:f[;y-i!
O REC (K T ) S IR Sefieied Y h 3
iaan&ilnllidiflnl-sasi_!sli
BLZ26 (104} e G0l i I e 00 1 A T e TR A i) R ) 78 AP
a2 oen e gl T W) e im-ag
8 Temomy — 4 O R
oo g Y T A AT D @ o Epeey s DHIBTW [k 50y 1o Syt
it we TR 00 o, orhen P o G PP G 200 T Sifeni pomoding
Ve vam ) B PRSP et -9 900 50 AP iz ey Gt el p Sy
NI SAMOSSY B ST | amaun 0. s o S o L0 st o e, e
o
S G 1) YOG zi!;}uiiII}.-ﬁ!fr 2
W ol ki e o Py E
H
H
H
—
™ o =
¢ |lsanton aomer 0 A0 oL/, _“
FA ] wouIC .
& |iseas desroonr a0 A L, =

ELNYTd WEA0D 'QND ¥ SANMHS — IvlZg DHILNY T

T M0 5 SHIM 0gy o5
JOMG  loddd ¥
0 M08 1od of (3
VOMWE  ldd il
MWE  lodof 05
70 W06 Ing oF ¥
ToOMWo  led 2
MW e 2
TP o o
9T MW s o aZ
U] g d 4
'R WO To Mg ¥
SHALW 00T T
¢
s AL

. :ER] HHCHS SV
LA ] HHOMS SY  SiR(3M 00T
SRR IS g
IS INVS




6V

D8 ANOWHDIY

|

ORCTISFTE GTRMLA 0D G IV ZE - B4IT4 -V WS
g g

S m
N1
o
= 0
o=
o=
F
£
b
-
=5
2o
D g
-
—_——
-0
g5
3 2
T &
238
g3
)
-4
19
£5
2L
|4
FIF
? 0
3J
n
o

Jm ot WIA

29770960

L=
g
24
m Dt L
H RV S50 GaifL ey oper G RV SO0 TR
5
: .
g A
=
wm
i
-
ar1)
oy o
= P - oy TRl -y
e i
.(glihdr‘ln'f\ == ! il
| ] >
et : = ; i E :
e n + " _r
= = ! & &
= . i &
: =k T ;
. —_— 1
7] 1
"N
I
e A nd [y ] i
o ‘u d nd
y il )
R
- Az iy
WH. —.i — = )U.
i H O %
_w. -1 -
i Pt L F]
. e - g
i o] ; a a
& f o §
P 1 “
e ] [
s * i ) ﬁ g §
3 &
3 o pos
t [ % Wad-)
3 e
W A Pyt 13 -
] g
W oheA
£
—l - '
..& TROCNUH AR
Py ok Ty o
Ea'
T

Ex




01V

NOISSIKENS dQ 160, 30 'J3G

= C
5z
23
Od
|
[
22
-z

(=)

5]

n

o

R
;=
= [+
233
=, =
O
=2 F
Sag
o=z
Q0
&5 D
ER-
oo
*8
g3
23

vl g

g0y
]
2 3
a2 c
o
fg
: B
=y

[5 2 T-T

LU

Za Pd a2

20770960

0-iL = o/l oS

0oL w i TIVOS

=0-.L = v/l DS

2

AR

Aran

SNINTG

A

AT

EZ)

Hes

TR

0

i

2168 ovauld

L

wF

Exd

E2]

Fwr

T

TFET oy




11V

<
=z
i
m =
3
Sm
= O
Z5
B
I«U
o
ot
o
@
&
=gy
g
=5
-]
5.5
Za T
Sge
E=-2
o0
28
53
°8
z3
a5
e
ig
%3
3.c
L
=12
55
=
(1]
o

OUCELINTS  §30 pln YR HIE AT R - §B2) Y oG

WU

Y

29770960

B
<
g .
= 04 & o/ sTTYDS
.. 0L = v/l TS
g NY T HO0 H ONGO3S 714 BCOH 15414
@
2
=
=
3
2
1
Fy i T i
(WEF A
pou E=a W
\.-tnnnn“unnnuuuuﬂnn H
T
T : —ﬂ_
& £ &
2 K
x
ci
B e
i '
= & ¥
b
&
[
s e
I : H
¥ Mm.uu” i} " , il
i : m Tt
- - P
| = ‘W
W. - 3 TR
: FEr=— = g
i BT S n
e | o LASOED
m : _W MY & ;
e
i X = e | — = 3
e e g = ,
T e e T e e ;
1 = S e i H g
] N S
...... | - iy 1 mAREN
Siva ] = = 4
, DS S 7
| _ _ | o e q
_ e b
T
I Lol &
e F1y riay




e popR

r;]suo|q hJJa!:)

|

|

08" AONOWHDIH
peoy e|qusy LeLLL- LELE
justidoleas(] 8SAOYUMO] 2]

|

1NN N3
{2 D018} 0 3dAL LIND

ZIV!

—
T ol o
SO 1 | -
| é] ph—
&
- p
L -
|
Fa
y
5 Y
L
I

Tvat

203

NOISSINENS da 60 10030

SOALE: 174~ = 1" -0

SCALE: 1/4" & 1'-0

Y

162

Rded

- 09 b0




S "2 Hom
297709 60*

€1V

SINIHNOD SALD ¥3d §¥ QISIARY © 1102 81 834

0=, =S T TYDS

p 202k = 0L TS
N71d 500 ONDDSS T NYTd B00TS ISHE

8IS0V O/HZ 'O

OH'ANOWHOIH

Xl

o) -l WLyl L ITYRE

peod e|qued LELLL - L1
juswdofgasg esnoyuma| zi
f—

l!
i
|z

E

| EEEES

e T
N e

AMOHS 0L
BILZOHHS

T

&E

\
L~
!
m m ~ | saver
i
N
, .

YW pAMe

G

LML
‘Q‘I'MWGVWH TRV Mg
qsuo|q h.uelo

2D




