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To: Development Permit Panel Date: March 5, 2012
From: Brian J. Jackson, MCIP File: DP 08-418522

Director of Development

Re: Application by ATI Investments Ltd. for a Development Permit at
6140 Cooney Road (formerly 8420 Westminster Highway and 6140, 6160 and
6180 Cooney Road)

Staff Recommendation

That a Development Permit be issued which would permit the construction of a ten-storey
residential building containing approximately 80 units and parking for 112 cars at 6140 Cooney
Road (formerly 8420 Westminster Highway and 6140, 6160 and 6180 Cooney Road) on a site
zoned “High Rise Apartment (ZHR6)”.

Brian J. Jackson, MCIP
Director of Development
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Att.
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Staff Report
Origin
ATI Investments Ltd. has applied to the City of Richmond for permission to develop a ten-storey
residential building containing 80 units, including (6) six accessible units that incorporate all the
basic universal housing features and parking for 112 cars at 6140 Cooney Road (formerly
8420 Westminster Highway and 6140, 6160 & 6180 Cooney Road) on a site zoned “High Rise

Apartment (ZHR6)”. The 80 suites in the proposed development include 21 one-bedroom units,
53 two-bedroom units and six (6) three-bedroom units.

The site is being rezoned from “Medium Density Low Rise Apartments (RAM1)” [former
Townhouse and Apartment District (R3)] to “High Rise' Apartment (ZHR6)” [former
Comprehensive Development District (CD/205)] for this project under Bylaw 8472

(RZ 05-317846). The site is currently vacant and pre-loading is already taking place.

Full-upgrades across all street frontages of the site and design and construction of a lane along
the south property line, as well as storm and sanitary sewer upgrades associated with the
proposed development will be undertaken and secured via a Servicing Agreement

(SA 10-530664).

Development Information

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

Background

This application remained on hold for a substantial period of time due to the City requesting
incorporation of the 6180 Cooney Road site as part of the proposed development site to achieve
the extension of the existing east-west lane parallel to Westminster Highway to Cooney Road.

The proposed development, subject of this report, has resulted from a cooperative effort between
the applicant and City staff involving revisions and adjustments to the design to address some
concerns regarding views toward the east side of the parkade from residential units on the
adjacent building, achieving the proper alignment and completing the east-west lane which runs
behind all sites fronting on to Westminster Highway between Garden City Road to

Cooney Road, and satisfying the general planning and urban design objectives for this area
envisioned in the City Centre Plan.

Development surrounding the subject site is as follows:

To the North:  Across Westminster Highway, a three-storey apartment building over one (1)
storey on-grade parkade on a parcel zoned “Medium Density Low-Rise
Apartments (RAM1)”;

To the East: An older three-storey apartment building over an on-grade parkade on a parcel
zoned “Medium Density Low-Rise Apartments (RAMI)”;

To the South:  Older single-family residences on sites zoned “Single Detached (RS1/E)”; and

To the West:  Across Cooney Road, a single-storey commercial building (Pizza-Hut) on a
small lot and a 15-storey residential high-rise tower further to the west, on
parcels zoned “Downtown Commercial (CDT1)”.
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Rezoning and Public Hearing Results

During the rezoning process, staff identified various design issues to be resolved at the
Development Permit stage. Staff worked with the applicant to address those issues in the
following ways (shown in bold Italics):

®

Design development to the interface area between planters/low retaining walls of patio decks
and edge of the public sidewalk along Westminster Highway and Cooney Road.

While maintaining a small grade elevation difference between finished grade of street-
oriented units and the sidewalk, an average of 1.00 m (3 ft.) and 0.45 m (1.5 ft.) wide
landscaped area is provided between the internal edge of the sidewalk and the low
retaining wall of the raised patio area of the units along Cooney Road and

Westminster Highway respectively. Tree and plant locations have been revised to match
the proposed street lighting layout.

Design development to the south elevation, especially that portion closer to Cooney Road
required to reflect and bring some of the features of the west elevation around the corner,
along a portion of the lane,

The proposal includes larger window-sized openings in the south wall above the parkade
entrance, as well as fagade treatment (colour horizontal bands between scoring lines that
emulate the horizontal line of windows and slabs) of the lower end units at the southwest
corner of the building.

Design development required to the east side wall of the parkade.

In order to soften the exposure of this parkade facade to views from adjacent building to
the east, the overall wall height for most of the east fagade has been reduced. The parapet
height has also been reduced to a height of 30 ft. [9.14 m] and a green wall treatment that
includes large metal screens placed on a regular pattern that will facilitate climbers to
cover this wall over time.

Recommend incorporating some brick cladding in parts of the building along Cooney Road
to reinforce this relationship to the surrounding built context and relate to the four-storey
residential podium along Westminster Highway.

Although “Alucobond” panels in combination with painted concrete (2 colours) are used
on the west facade, the material relationship with the north side of the building and
existing developments to the west is achieved by brick being used on the planter boxes and
low retaining walls along the Cooney Road frontage.

Recommend exploring reinforcing the presence of balconies on building elevations by
introduction of coloured or frosted glass on balconies.

The proposed development has included a combination of frosted glass and frosted tinted
glass on balconies to make the presence of balconies stronger and provide additional detail
and interést to the building facades.

Design development to the sculptural water feature with art glass at the corner of
Cooney Road and Westminster Highway to introduce colour, illumination by night and a
local theme, if possible.
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Proposed feature at this visible corner includes sculptural glass, water flowing down the
sculptural glass wall and illumination at night.

Improved safety for users of the outdoor amenity area; especially the children play area, and
on the deck of stepping floors

All balconies, outdoor and amenity areas have guardrails where required, These
guardrails are combined with a wide planter on the south of the upper terraced decks and
at perimeter of the roof garden/outdoor amenity area, including the children play area.

Consider providing a green roof on top of the four-storey residential podium along
Westminster Highway.

The roof on Level 5 will be covered with gravel and will have planters adjacent to the
residential deck.

Consider increasing the number of trees proposed within the site along Westminster Highway
and placing them in a way (alternating with the boulevard trees) that achieves a double row
of trees combined with a denser visual buffer to the street.

Number of trees proposed within the front yard of ground floor units has slightly increased
and their spacing has been coordinated with the expected location of boulevard trees to
achieve the intended objective. Precise spacing, which has to be coordinated with the street
light poles, will be determined via the Servicing Agreement regarding this work.

The Public Hearing for the rezoning of this site was held on April 20, 2009. At the Public
Hearing, several property owners and residents in the neighbouring building to the east and other
adjacent developments expressed concerns about rezoning the subject property.

Concerns regarding the impact that the proposed development would pose on some of the
8440 Westminster Highway residents’ views and their gardens, and traffic concerns
associated with the lane along the south end of their property and its proposed extension to
Cooney Road.

Potential impacts to the foundation structure of existing building on
8440 Westminster Highway due to construction of the proposed development,

Changes to the harmony and character of the existing low-rise area.

In response to the issues raised by the long-term residents in the neighbouring building, Council
encouraged the applicant to meet with the Strata and address their concerns with sensitivity.

Staff worked with the applicant to address those issues in the following ways:

To soften views over the east side wall of the parkade, additional tree planting has been
added along the east side yard, at the interstitial space between the proposed development
and the existing building to the east of the proposal. In addition, a green wall treatment is
now proposed for the east wall of the parkade. This green wall includes a combination of
large metal screens placed on a regular pattern covering the parkade fenestrations that
will allow the climbers planted on the landscaped side yard to cover the wall, over time.
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To protect sun exposure and recognize the lower profile of the existing building at

8440 Westminster Highway, the proposal concentrates the higher building masses on the
west side of the site and locates the lower, four-storey residential podium mass extending
toward the east, along the Westminster Highway frontage.

The extension of the east-west lane to daylight on Cooney Road will improve overall
vehicular circulation and access to parking for all buildings along Westminster Highway,
between Cooney Road and Garden City Road. This will also have a direct beneficial
impact regarding the neighbouring development by providing an alternative route to
Cooney Road in addition to the existing emergency purposes right-of-way (ROW)
established along the east side of 8440 Westminster Highway, and providing residents of
buildings along Westminster Highway with an access/exit route that daylights on the west
at Cooney Road and on Garden City Road on the east. '

e Prior to commencement of construction, Read Jones Christoffersen, Structural Engineers,
consultants for the subject development will provide residents at 8440 Westminster
Highway with the adequate engineering information on procedures and measures that will
be taken to ensure that there Is no impact to adjacent buildings structures due to
construction of the proposed development.

e The present character of this low-rise area of the City Centre is already in transition to a
more intense use of the land that will see medium-rise and hi-rise type of buildings in the
JSuture, as the vision of the City Centre Area Plan is implemented over time. The proposed
type of development is consistent with the Area Plan and represents one additional step in
consolidating the vision for the City Centre.

o In response to Council’s direction to hold an information meeting with the residents of the
neighbouring building to the east, Mr. Wing 1. Leung, the architect for this project, met
with Strata Council for 8440 Westminster Highway on February 29, 2012 and received a
positive response to the changes made. Mr. Leung also requested that at the Strata
Council’s General Meeting that was to be held on March 3, 2012, the consulting engineers
Jor the project be given permission to undertake a Building Survey to inspect their existing
building conditions before construction of the proposed building begins and then again at
completion of construction. The consulting engineers will also monitor the new
structure’s building elevations and shoring.

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 the City Centre Area Plan (CCAP). In
addition, it is generally in compliance with the “High Rise Apartment (ZHR 6)-Brighouse
Village (City Centre)” zone, [former “Comprehensive Development District (CD/205)”]. No
variances are requested for the proposed development.
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Advisory Design Panel Comments

The Advisory Design Panel reviewed this development proposal at its meeting of
August 20, 2008 as part of the rezoning application review process. The Panel supported and
provided comments on the proposed development, as presented.

A copy of the relevant excerpt from the subject Advisory Design Panel Minutes is attached for
reference (Attachment 2). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.

Based on the level completeness, details and advanced design of the proposal at the time the
proposal was presented to the Panel for review, and the ensuing design development and
refinement of the proposal in cooperation with City staff through the Development Permit review
process, staff has decided that this proposal needed not to be submitted to the Advisory Design
Panel for further review.

Analysis

Conditions of Adjacency

¢ In general, the proposed development has successfully addressed the mass and open space
relationship to adjacent existing buildings (and expected future developments) surrounding
the site.

e Locating the stepping mass of the tower portion of the proposal on the west side of the site,
and the four-storey residential podium along the Westminster Highway frontage toward the
east, provide a soft transition and adequate interface with the existing low-rise building forms
found to the east along Westminster Highway.

o The landscaped roof/outdoor amenity area provided on top of a portion of the three-storey
parkade, the 4.0 m wide landscaped east side yard setback, and the green wall treatment of
the parkade’s east facade soften the presence of the podium and provide visual interest to the
residents in the building next door.

¢ The mass of the proposed building along Cooney Road resolves the mass transition toward
the areas westward from Cooney Road which include high-rise residential towers, as
envisioned in the City Centre Area Plan. .

¢ Along Cooney Road, the building mass steps down from 10-storey at the Cooney Road and
Westminster Highway corner to four-storey toward the south. The 6.0 m wide lane
(ultimately at 9.0 m as per CCAP) contributes to increasing the separation and adds to the
mass transition to the existing lower density residential context to the south.

Urban Design and Site Planning

The proposed development meets the intent of the CCAP, Brighouse Village, with respect to
land uses, density and site planning aspects in Sub-Area B2 identified for Mixed-Use Mid-Rise
Residential & Limited Commercial. Although the proposed development exceeds the CCAP
expected eight-storey building height in the area, the proposed development height of 10-storey
is localized at the corner of Westminster Highway and Cooney Road, forming part of the
building mass that steps down to four-storey from north to south along Cooney Road.

e The distribution of mass and location of the various components of the proposed
development minimize impact on adjacent development by the eastern location of the
proposed garden/outdoor amenity space above the parkade podium.

3467319



March 5, 2012 -7- DP 08-418522

The higher northern end of the building extending along Cooney Road anchors the corner at
Westminster Highway and accentuates the unique architectural treatment of that ending of
the building that establishes an urban landmark at the eastern gateway into the City Centre
area on Westminster Highway.

The proposed development presents a continuous four-storey residential podium which
extends for most of the frontage along Westminster Highway that recognizes and relates to
the height of the existing buildings to the east, and reflects the desirable built form intended
for that perimeter area of the City Centre.

Location of the main building in relationship to the corner incorporates substantial setbacks
on the east and north sides that reinforce the strong and identifiable higher building mass that
anchors the northwest corner of the site.

Units in the lower level of the building along both Cooney Road and Westminster Highway
have direct access from the street, reinforcing the desirable street-oriented character of the
proposed development. The main entrance to the building is at the corner of Cooney Road
and Westminster Highway.

The ground level units along Cooney Road and Westminster Highway have raised
garden/patios with front doors and front stoops along the street that provide interest and
animation to the public realm. The finished floor elevation of the ground level
street-oriented units is approximately 0.60 m raised above the sidewalk, therefore providing
for adequate privacy to the units while also increasing opportunities for casual surveillance
over the street.

Parking is provided in three (3) levels above the street and 1/2 parking level below the street
elevation. The parkade is hidden from views from the street by the four-storey residential
podium along Westminster Highway on the north side and the terraced residential block
along Cooney Road, on the west. Access to the parking levels is provided from on the south
side of the building, from that portion of the east-west lane that will now daylight on
Cooney Road.

Design Guidelines Compliance

The proposed development responds well to the CCAP Design Guidelines references
regarding urban design and site planning.

The proposal responds well to its location and massing context; the subject development is
located at the interface between two different CCAP land use designations that result in
distinctive form and character of the built environment. To the east and north, the “General
Urban (T4)” for Mixed-Use Low-Rise Residential and Limited Commercial designation
allows for grade-oriented housing in the form of high-density townhouses and limited
commercial uses; to the west, the “Urban Core (T6)” designation for the Mixed-Use
High-Rise Residential, Commercial and Mixed-Use designation allows high-density,
high-rise residential and mixed-use developments in the form of towers with podium street
wall bases.

The proposal also reflects the area’s desirable street-building relationship, which includes
providing direct access from the street to the street-oriented units in the main floor and the
residential lobbies oriented toward the corner.
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Architectural Form and Character

The proposed four-storey podium along Westminster Highway is clad in brick to relate to the
older four-storey apartment building to the east and the high-rise residential tower at the
north-west cormer of the Cooney Road and Westminster Highway intersection. Brick is also
used in the raised planters and low retaining walls along the Cooney Road frontage.

The parking garage is at the centre of the site concealed from street views by the residential
components of the building.

The 10-storey terracing building steps down from the high point at the northern corner down
to the south, providing private landscaped roof terraces and good sun exposure to ending -
units and the landscaped roof/outdoor amenity space.

Aluminum panels (Alucabond) and glazing are the dominant materials used on the northwest
corner of the 10-storey building to contrast with the brick cladding frames of the four-storey
residential podium along Westminster Highway and the painted concrete frames of the
portion of the building on Cooney Road that terraces down toward the south. This different
architectural treatment of the building at the corner of Westminster Highway and

Cooney Road.establishes a visual landmark that identifies a gateway to the City Centre and
defines the iconic character of this building.

The series of concrete and brick frames found in the north and west facades, excepting the
corner at Westminster Highway and Cooney Road that use aluminum panels, break the mass
of the building and accentuate the terracing character of the proposed development along
Cooney Road and help to identify each unit on the Westminster Highway four-storey
podium. Further articulation of the building facades is achieved by the cantilevered balcony
slabs, use of a combination of frosted and tinted frosted glass balcony railing glass, and
perimeter/edge planters along the south side of the building.

The wall of the parkade that faces the existing residential development to the east includes
metal framed screens arranged in a regular pattern that, combined with planting trees along
that side yard and climbers along the base of the wall, will turn this side of the parkade into a
“green wall” and soften the presence of the podium to the neighbouring site.

Windows and overall fagade treatment of the south side of end units at the south-west corner
of the building, adjacent to the entrance point to the east-west lane from Cooney Road,
provide articulation and detailing to this portion of the building that will be exposed to views
from the south.

Landscape Design and Open Space Design

Ground level landscaping at the perimeter of the site includes a combination of trees on
planters, a variety of shrubs on low raised planters, raised patio of street-fronting units, and
water feature at the corner of Westminster Highway and Cooney Road. The trees planted
within the development site are proposed to alternate with the street trees on the boulevard
for the purpose of increasing the visual green density of this buffer along the site’s perimeter
streets. Precise location of trees, on site and on street boulevard, will be refined via the
related Servicing Agreement.

The landscaped roof/outdoor amenity space is exposed to the sun from the south and includes
feature pavement, seating walls, a trellis structure and a central children’s play area. This
central space is well contained along its west and north edge by terraced low planters and a
pedestrian walk that provides the linkage from the patio area of residential units and the
indoor amenity space toward this outdoor amenity.
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A wide planter with shrubs define the south facing terraced deck of units of the proposed
building and is also provided at the perimeter of the outdoor amenity area on the roof of
parkade. This edge treatment ensures safety for children, especially children using the play
area of the common outdoor amenity space.

The proposed extension of the existing lane to Cooney Road will create a small remaining
parcel of land on its south side at the southeast corner of the site. This parcel of land will be
transferred to City’s ownership via an offer to purchase for a nominal amount prior to final
Building Permit inspection. The residents of the building may be able to use this lot in the
future subject to entering a legal agreement with the City that defines maintenance and
liability responsibilities. This agreement may also allow for termination at the City’s
discretion, as this area is intended for consolidation and future development in conjunction
with the lands to the south

Indoor and Outdoor Amenity Space

Indoor amenity space for the residents is provided on level four, with direct access to a roof
terrace/gardens that embraces and connects to the landscaped roof and the children’s play
area located 1/2 level below.

The area allocated to outdoor amenity area/roof gardens is approximately 700 m? (7,500 ft?)
and include a rubberized surface for the children’s play area. The area of the indoor amenity
space provided in the building is approximately 133 m? (1430 ft?). The indoor and outdoor
amenity space provided in the proposed development comply with the requirements of the
Official Community Plan (OCP).

Outdoor amenity area and gardens are well exposed to the sun coming from the south and
southeast. The stepped mass of the building from north to south allows for good sun
exposure of the outdoor amenity area/gardens over the roof of the parkade. As there isa
grade difference between the level of the indoor amenity space and the roof garden/outdoor
amenity area, ramps are provided between these two (2) levels to facilitate wheelchair
accessibility between these amenity spaces.

Vehicular Circulation, Parking and Loading

This development will enhance the existing road network and contribute to achieving
completion of the long-term City Centre road network as envisioned in the City Centre Area
Plan by extending the east-west lane to Cooney Road along the south property line.
Daylighting this lane to Cooney Road will greatly enhance and facilitate vehicular access to
and from the long area of mid-rise residential buildings fronting Westminster Highway,
between Cooney Road on the west and Garden City Road on the east.

The proposed development also involves enhancement of the pedestrian and cyclist crossing
at the intersection of Cooney Road and Westminster Highway, and contribute to an
Accessible Pedestrian Signal at that location.

Access to all parking, visitors and residents, is provided from the east-west lane along the
south side of the proposed development. Access control to the parkade and the separation
between visitor parking and residents’ parking is achieved via overhead security doors.

The proposal provides a total of 112 parking spaces and meets the City Centre residential
parking requirements of the Zoning Bylaw. There are 95 parking spaces for residents and 17
visitor parking; this total includes 33 small car parking spaces and five (5) Accessible
parking spaces.
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o Loading/unloading and garbage/recycling collection service will take place off the laneway
from a proposed widening of the lane (a laybay area) at the south-east corner of the parkade
podium, in the proximity of the parkade entrance. This arrangement is supported by
Transportation Engineering, based on the fact that this arrangement will allow
loading/unloading operations without obstructing vehicular circulation on the lane.

Affordable Housing

o As the proposed development application was submitted to the City in 2005, prior to the
Richmond Affordable Housing Strategy coming into effect, the proposed development has
been exempt from mandatory provision of an affordable housing component as part of the
development proposal.

e However, in response to City Council’s interest in providing affordable housing and
recognizing the density granted to the site resulting from the “Urban Centre (TS)”
designation in the City Centre Area Plan, the proposed development will be making a
monetary contribution toward the City’s Affordable Housing Reserve equivalent to the
contribution required under the Richmond Affordable Housing Strategy for residential
development involving 80 or less units.

Accessibility /Barrier-free Access
e The proposed development includes six (6) units (Units 208, 308, 506, 705, 80S and 905) are
- identified in the respective floor plans) and indoor and outdoor amenity spaces that are
accessible to a person with disability from a public road and from off-street parking areas.
¢ These units and common spaces will comply with the Basic Universal Housing features, as
described in the Zoning Bylaw. These features include, among others:
- Automated door openers at main entry and common areas.
- Units with wider entry door opening and doors in common areas (not less than
0.855m (2 ft. 10 in.).
- Minimum clear opening for interior door to at least one (1) bedroom and one (1)
accessible bathroom to be not less than 0.80 m (2 ft. 8 in.).
- Flush thresholds throughout the building will not be more than 0.13 m in height.
o In addition to the Universal Accessible units described above, every unit in the building will
include features that facilitate the process of “aging-in-place” such as:
- Backing for future hand rail installation in at least one bathroom; and
- Doors in every unit and common areas equipped with opening devises that do not
require tight grasping or twisting of wrist.

Sustainability Features of the Proposal

In response to the City’s commitment to long-term environmental, financial and social

sustainability, the proposed development includes a series of sustainable features that include,

among others:

e Use of locally/regionally harvested and manufactured products.

e Green roofs and planters helping (covering approximately 25% of the site area) to mitigate
storm water run-off and reduce the urban heat island effect.

o Drought resistant planting to on roof gardens to reduce irrigation needs.
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Motion sensors and timers in public use areas to help reducing electric power consumption,
An “all off” switch is being considered for each unit to help reducing the power consumption
within the unit. ‘

Efficient fixed lights, fans and cooling/heating equipment in addition to occupant control
over heating/cooling zones within the unit.

Low-E glazing and cantilevered balcony slabs to reduce heat gain.

Implementation of construction waste management plan to divert waste from landfill.

Use of recycled material products or with recycled content where applicable.

Use of concrete with fly ash content to be specified where possible.

Low flow fixtures and water efficient appliances, dual-flush toilets, low-flow faucets and
showerheads, front load washers and water efficient dishwashers.

Interior of the units will use low emitting materials as sealants, adhesives, paints carpets and
composite wood where applicable.

Provision of operable windows in units to improve quality of the indoor environment, and
pressurization of all lobbies and hallways to keep common areas smoke and odour free.

Crime Prevention Through Environmental Design
The proposed development incorporates a series of CPTED design principles that include, but
are not limited to the following:

Entrance to parking from the lane protected by an overhead gate. Two (2) security gates
separate residential and visitor parking areas.

Use of reflective white paint and fenestrations provided on the parkade exterior walls that
allow for natural light and natural air circulation into the various parking levels.

Use of anti-graffiti paint on the lower level of the south elevation wall.

Vision panels provided in doors of vestibules and corridors to elevator lobbies and doors
leading to public accessible areas (exit stairs).

Clear and direct path from visitor parking area to elevator core provided.

Low level lighting, pedestrian lighting or wall mounted fixtures provided along streets and
around the outdoor amenity space to increase casual surveillance from surrounding
residential units.

Public Art

The site is at a significant and strategic corner location in relationship to the City Centre and
provides an ideal opportunity to integrate public art as part of its architectural response to the
immediate urban context.

The proposed development includes a Public Art component on the Westminster Highway
side of the building lobby consisting of a sculptural glass wall with water sliding down its
surface to a horizontal reflecting water base. This glass wall feature will be illuminated from
its base at night.

As part of the rezoning of the subject site (RZ 05-317846) the applicant also committed to a
voluntary contribution to the Public Art Statutory Fund for use in future Public Art projects.
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Conclusions

The subject development is responsive to the City of Richmond’s design objectives within the
Brighouse Village of the City Centre. The proposal’s unique terracing massing and quality of
the associated continuous low-rise residential podium, design details, and the building
relationship to adjacent developments and street actively contribute to enhancing the quality of
the public realm along Westminster Highway and Cooney Road. The iconic character of the
proposed development will also establish an architectural landmark at the eastern gateway to the
City Centre area.

Based on the proposal’s design response to its context and location within the City Centre area, '
and the significant landmark quality of the architectural project, staff support the proposed
development proposal

Senior Planner III, Urban Design
(604-247-4620)

FM:blg

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

e Additional laneworks are to be constructed via the City's standard Servicing Agreement. These works
involve connecting the laneworks designed via SA10-530664, east from this development site, connecting
to the existing laneworks entirely in the rear of 8440 Westminster Highway. These works are to occur
in the corridor provided via Public Rights of Passage right-of-way (ROW) Plan 63110. Works include, but
are not limited to, construction of a 6.0 m lane (no curbs at this time), complete with drainage and Type I
Decorative Luminaire Pole - as per Rmd. Std Dwg L12.5. Pole and light to be powder coated black, The
existing trees in the lane ROW will need to be removed and replaced on the proposed development site at
the developer's expense. No tree cutting permit is required. The design of these works can be added to the
existing offsite design works done via SA10-530664.

¢  Asthe laneworks described above include the removal of existing trees at the rear of the adjacent site to the
east, the Strata Council of 8440 Westminster Hwy should be given reasonable notice of any pending tree
removal related to the construction of the new lane at the rear of their lands.

»  Receipt of a Letter-of-Credit for landscaping in the amount of $342,807.75 (based on cost estimates
provided by ITO & Associates Landscape Architect, the project’s Landscape Architect).

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

¢  The applicant is required to make a “latecomers” contribution payment of $4,116.36 for storm and sanitary
upgrades associated with lot at 6180 Cooney Road; if not previous payment has been made.

® The applicant is required to obtain a Building Permit for any construction hoarding associated with the
proposed development, If construction hoarding is required to temporarily occupy a street, or any part
thereof, or occupy the air space above a street or any part thereof, additional City approvals and associated
fees may be required as part of the Building Permit. For further information on the Building Permit, please
contact Building Approvals Division at 604-276-4285.

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

¢  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).

e Ifapplicable, payment of latecomer agreement charges associated with eligible latecomer works.
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" Prior to final Building Permit granting occupancy, or stratification (whichever occurs first) the developer is required
to complete the following:

o  The applicant to complete transfer of the following lands to the City;

a) the 3.78m Public Rights-of-Passage (PROP) ROW along Cooney Road, that tapers down to 3.02 m at
the new lane;

b) the 4 m x4 m PROP ROW comer cut at Westmirnster Highway and Cooney Road from the new ROW
along Cooney Rd and Westminster Hwy;,

c) '+ the 6 m PROP ROW along the entire south edge of former 6180 Cooney Road, from Cooney Road,
which taper north through former 8420 Westminster Highway aligning 3 m north with the lane at the
rear of 8440 Westminster Highway. The PROP ROW at the rear of former 8420 Westminster Hwy
being 9 m wide; and .

d) the new lot created between the new south edge of the Jane through former 8420 Cooney Road to the
south . Potential use of this lot as a garden by the residents of the building, subject a legal agreement
with the City.

34673319



1Y | C!ty of Development Application Data Sheet
PO Richmond Development Applications Division

DP 10-516067 Attachment 1

Address: 6140 Cooney Road (former 8420 Westminster Highway and 6140, 6160 & 6180 Cooney Road)

Applicant: _ATI Investments Lid. Owner: ATI Investments Ltd
Planning Area(s): _City Centre Area Plan — Brighouse Village
Floor Area Gross; 8,245.9 m? Floor Area Net: _7,542.05 m?
‘ | | ) Existing | Proposed ‘
Site Area: 3,908.4 m? 3,795.98 m?
. : ; . : Medium Density. Mid-Rise
Land Uses: Single Family Residential Multiple Family
OCP Designation: Neighbourhood Residential \L}lir”t;agneCentre (T5)- Brighouse
. "~ . High Rise Apartment (ZHRG6)-
Zoning: ?/Flzel\ﬁ;u)m Density-Low Rise Apartments Brighouse Village (City
Centre)
Number of Units: 80 units
I _Bylaw Requirement ~Proposed | | Variance
Floor Area Ratio: 2.0 max 1.99 none permitted
Lot Coverage: Max. 60% approx 48 % None
Setback — Public Street (North): Min. 3.0 m 3.0m None
Setback — Public Street (West): Min. 3.0 m 6.78 m None
Setback — Side Yard: Min. 3.7 m 3.76 m None
Setback — Rear Yard (lane) Min. 1.0 m 7.0m None
Height (m): Max. 31.0 m 30.71m None
Lot Size: ' N/A N/A None
Off-street Parking Spaces — -
Regular : 56 minimum 107 None
g;f;§treet Parking Spaces — Small 56 maximum 33 None
Off-street Parking Spaces —
Accessible: 5 S None
Total off-street Spaces: 112 112 None
Tandem Parking Spaces not permitted N/A None
Bicycle Parking - Class 1 100 100 None

3467319



Bicycle Parking - Class 2 16 16 None
Amenity Space — Indoor: " Min. 70 m? 133 m? None
Amenity Space — Outdoor: Min. 480 m? approx. 700 m? None

3467319




Time:

Place:

Present:

Also Present:

Absent:

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, August 20, 2008 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

Excerpts from the
Advisory Designh Panel Discussion Notes

Wednesday,

4:00 p.m.

Room M.1.003
Richmond City Hall

Simon Ho, Acting Chair
Gary Fields

Dean Gregory

Willa Walsh

Diana Nikolic, Planner
Sara Badyal, Planner
Francisco Molina, Planner
Rustico Agawin, Recording Secretary
Dana Westermark

Cst. Derek Cheng

Mark J. Greatrix

Thomas Leung

Tom Parker

The discussion began at 4:00 p.m.

Attachment 2

* Please note that as a quorum was not present, these notes do not constitute a record of decisions
made by the Advisory Panel, rather a record of the discussions held.

APPLICANT: W.T. Leung Architects Inc.

PROPERTY LOCATION:

3467319

Highway

REZONING 05-317846 — TEN STOREY RESIDENTIAL (PRELIMINARY)

6140, 6160, 6180 Cooney Road and 8420 Westminster



3467319

Staff Comments

Francisco Molina, Senior Planner III, Urban Design, gave a brief history of the project and
described the site context as follows:

rezoning application commenced in 2005; main reason for the delay was the need for
the extension of the lane through to Cooney Road; meets maximum density
requirement; present height is over 25 meters which is above the maximum but City
Centre Area Plan (CCAP) allows some flexibility in height when interfaces and
relationships are considered;

J
project is purely residential building and is allowed under the CCAP; meets most of
the criteria of design guidelines and the recommendations in the updated CCAP; and

staff supports increase in height because the parcel is small and narrow; project
proposal has solved most of the urban design problems faced by the project.

Mr. Molina likewise advised Panel to look into the following concetns:

interface of parkade component with residential building at the east side;

We have lowered the east parkade parapet height by approx. 0.60 m (2 ft)
(EL.30.00). Some down lights were added to accentuate the concrete pilasters. The
east fagade also includes a semi recessed green screen wall feature.

interface area between the building and the street especially units at the lower level
which have decks that open towards the street;

The street tree locations have been adjusted in conjunction with street lights in a
way the trees create a buffer between the lower floors of the building and the street.

opportunities for public art at the main corner of Westminster Highway and Cooney
Road, which may contribute toward reinforcing the corner as a landmark;

The water feature at this important corner will be illuminated and receive some
coloured features, including art glass.

consider roof treatment on level 5;

The roof on Level 5 will be covered with gravel and will have planters adjacent to the
residential dech. This treatment is shown in the landscaping drawings.

with regard to landscaping, look into the potential for planters serving-as parapets on
upper decks; and

Planters have been incorporated on all upper terraced decks facing south

development on adjacent corners includes substantial use of brick, should brick be
more extensively used within this project.

Brick is being used on the building portion along Westminster Highway (North) and the
planter boxes along Cooney Road, including the extension into the lane (West and South).

Mr. Molina expressed that in general, staff is satisfied with the project proposal.
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Applicant’s Comments

Wing Ting Leung of W.T. Leung Architects, Inc., with the aid of a model and artist
renderings, reviewed the project and site context and highlighted the following points:

from an urban design point of view, the apartments on raised parking podiums facing
Westminster Highway and Cooney Road seem to give an impression of an unfriendly
pedestrian streetscape, but the design is intended to wrap and conceal the parking
areas, with two apartments blocks facing Westminster Highway and Cooney Road,

brick masonry is included on levels one through three on the Westminster elevation
referencing the brick material used in the surrounding neighbourhood; aluminum,
concrete and glazing is the dominant material and allows the architecture to introduce
a sense of movement, particularly at the corner; ‘

amenity areas are highly accessible; accessible parking is also provided; features
ramps and connection to the lobby; and

landscape on the corner of Westminster Highway and Cooney Road provide

opportunities for public art in the future.

Masa Ito, Landscape Architect of Ito and Associates, with the aid of a model and artist’s
renderings pointed out that on the ground level in the corner of Westminster Highway and
Cooney Road, a sculptural waterfall wall is proposed. It is an eight- foot, free-standing wall
with metal cladding and opaque glass proposed to be illuminated at night. He stated that the
community garden and an arbour adjacent to the lane are separated by a low (one meter
high) picket fence. He also described the landscape plan on the fourth level which features a
garden, amenity area, extended amenity room, play area, arbour and lawn. The level 5
rooftop is not indicated to be landscaped as only one unit has access to the area.

Panel Discussion

In answer to a question, the applicant described the features of the corner lot structure.

Comments from the Panel were as fo?lows:

v nice corner for public art; good idea as the corner is noticeable by people living
near the area and in the building; vehicular traffic in the area also ensures public
exposure;

= project is well-developed;

. impact of the parking fagade on the eastern adjacency is harsh and the impact on

the low-rise townhouses should be further considered; articulate wall to create
pleasant experience for residents;

We have lowered the east facade parapet height by approx. 0.60 m (2 ft)
(EL.30.00). Some down lights were added to accentuate the concrete pilasters.
The east fagade also includes a semi recessed green screen wall feature.

A meting with the neighbouring building representatives has been held for
discussion of the proposed improvements.
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colour palette for the building is quite restrained; consider some variety and
intensity and create a more residential rather than a commercial look;

We have added coloured spandrel, coloured glass and further details to the
guardrails and windows.

enclosed balconies interesting but have a tendency to become cluttered; use
appropriate glass and spandrel treatment to ensure the space doesn’t become a
visible storage space;

Enclosed balconies have been eliminated.

lobby entrance is minimal; consider expansion;

" The waiting area in the lobby has been improved by adjusting the ramp. Internal

layout refined; please refer to furnished plans layout.)

raised patios with steps are nicely handled; landscaping will add separation from
the sidewalk to the units;

Landscaped planters and trees improve privacy of patios.

consider planting perennials rather than annuals for sustainability reasons; plant
diversity is encouraged; species diversity also supports plant and environmental
health;

Perennials have been provided. Please refer to Landscaping drawings.
project is well-handled; appropriate style and massing for the context;

zigzag element in the corner of Westminster Highway and Cooney Road is
“seductive-looking”; consider adding colour to maximize the effect;

This portion of the building will be clad with Alucobond panels. Colour:
“champagne metallic”, spandrel glazing in this element will be “hale navy blue”

consider raising the parapet in the corner for more differentiation;

Parapet at the corner was raised by approximately 0.70 m (2’-4”) to give the
corner a more self-contained appearance

consider the bulging effect of the balconies on the south elevation;

The balconies on the south-west corner of the building wrap around and into
the lane and extend further as concrete fins.

appreciate the playfulness of the openings on the east parkade elevation; consider
introduction of more colour;

The east wall of the parkade has been modified with concrete pilasters, down
lights for accentuation and will receive green screen wall panels, where climbers
can grow up. The metal grilles behind the green screen will be painted and will
reduce glare resulting from car headlights.

the way units meet grade is appreciated; an appropriate response to a design
problem; enhances the feeling of community; and



3467319

" articulate and add detail to the balconies, but should not affect the purity,
cleanliness and simplicity of the form of the building.

More detall have been added to the balcony handralls, including coloured,
JSrosted glazing and more detail. Please refer to the south elevation for typical
guardrail design.

In response to the Panel’s comments, the applicant advised that he appreciates the comments
of the Panel and agreed to take a second look at the difficult aspects of the project. He also
pointed out the necessity raising the height of the corner element by a meter or two.

The Acting Chair summarized the comments of the Panel and stated that they are extremely
positive.

Due to the absence of Quorum, a recommendation could not be considered.



C_Ity of Development Permit
2 Richmond

No. DP 08-418522

To the Ho‘lder: ' ATI INVESTMENTS LTD.

Property Address: 6140 COONEY ROAD
(FORMERLY 8420 WESTMINSTER HIGHWAY AND 6140, 6160
AND 6180 COONEY ROAD)

Address: C/O W.T. LEUNG ARCHITECTS INC.

#300 - 973 WEST BROADWAY
VANCOUVER, BC V5Z 1K3

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. 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 #18e attached hereto.

4. Sanitary sewers, water, drainage, highways, street lighting, undergroundrwiring, and
sidewalks, shall be provided as required.

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$342,807.75 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.

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.

3467319



Development Permit

No. DP 08-418522

To the Holder: ATI INVESTMENTS LTD.

Property Address: 6140 COONEY ROAD
(FORMERLY 8420 WESTMINSTER HIGHWAY AND 6140, 6160
AND 6180 COONEY ROAD)

Address: C/O  W.T. LEUNG ARCHITECTS INC.

#300 — 973 WEST BROADWAY
VANCOUVER, BC V52 1K3

7. 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

3467319



20.38

8047

L9

2839
8440
2926
3473

8440

2Le

9.2

IR
50 LHRAIHIAK
P90 HRRLHRERRKKS
2020262202020 20 205 %0 %0 20 0 %!

Note: Dimensions are in METRES

Original Date: (05/22/08

Revision Date:

2697

PR IERELT R ARRIRA A
S
PRRK

CX XK >
e 202000 % 20 %%
SOIOO00TH; 050202000 10000008
ISt 0%0 20262050 pe%etete!

- WESTMINSTER HWY

3862

RSB E ke

VAVAN A’AAAAA A

v Q¢ b 09

3873

044
(4474

0v29
Zr02

@ AANOOD

v6'2¢€

( 9e'Ll
o
P hat

O, .
- 46 94

L |

;

SPIRES RD

A:»n.op

J
Ol
_ ]

f Richmond
]
O
—;}U
Sl
il

WESTMINSTER

City o

DP 08-418522
SCHEDULE “A”

/A
W




— ) =R b
R L TN e ST 2
=== S TR e e 2
[ ———— DO et ) S ¥ X e T
T AR o-ammore SRRER b2 [w e e Y e s A 0 L I A B S T 0 B 30 A 0 Bt B AW B IR S TR
o = AES =Y -
T I me ey = D -
L The gy x . . =
[ SnEw =igey -
oo = Eoso-oe 2 I T~ A A A I O S I AL (N S (RN TN R L N T (S I H ) -
> e = s I o A A O A I IR R T (R8P O P P S H <
£ o Y EEd NSRRI B el =
R Zemy || il I
AL - iy A ] P R I A3 R P r_|
. I om o O o ¢ couiC N My 970 P O 0 3 R0 I 3
O e TR -3 EREENE ) {ove Lgoy e [ | cna Loce [oor e | ETNE K X ] o8 oy | ooy Ty Towg Lo IC
NVId 3US ol ey elelalaleCxTnlulalblulalolnlulaloTulaloluTale el Lo TaToTEIND) i
E o ™ ey e e——— e i e — 2ALAM — P
: : - -5 .
s S S 2is :
p Ny =t i
R SR &= —- - O P VU
- T %m0 e rv g Yoo s iy
B el O Vi VIR W e e e — — —
AAALEOOUTT.. § T EAaOw
PO el
[ e
— . g easoniiadima
- C—_— e P a— S
avoy AINOOD B T D L A ST R R S TS i T S T et e
0vi9 e .o — ey
AT e Wb 2,520 o i i i e o S SIS T M Pt S
— — ” e B o S R e R s
E [rop— .
— B —
] =, . 8 APy o vt Wt i ey Pk A )
T S e e R B e L R A T R TS S N S oo w o o rrpe it
aacsn . 4 - S
Lot w2 Coen e e T —— T - RN
ey emaces omcns
O TN e . — 123413 e s s
pirir St 2 B TR O T PSSR MR-~ .. 1 ! '
REDTRE e
RUTTE 2 IR Y e 1 - ot
v R T Gh s AL YR . -
am ™ X aQuadm
oo - Ty | rao —— o Trema. -
o s - P~
- n e "
oo arce
o cu- ot —_—s
G o ouma v i
oo mr ncm damtm e BT oo tan
- = T o .
= 3 rra W *
“ & z
P " P
H h N o
" o
- “ aamdn rosrae—ea y
. Z P fnare s i b
[\ | =T —
S - C_]
- AP OuCrey
— omremua R e -
——rTEES i e
e o
oniZiR T,
SRERE
. T P
) - PO T TERITTERS
S T T e A0 A e B ) A aanSTRTIEIN
) e iy TSRS
E WOCAO I i T e w07 YA DA ) - v
TIT0 X Tt VTNV RIS SR 1001 DTt Dm0 - I NS Rt Bb%gl - -
—_——— iy e e g gt oy v Pl
BN YO Y 2 T 4101 T 10 P O AL - LYl w000 meem st D27 e anoow NG
i el R =
et e SRS G
e e Qs ; Femaieor s -
E rovia . oot wran = on Pl ] -t
e ot it s SIS0 o Rt - H A
i Pt P e =
iy I I, T - PR Do % 51
L e 2 B v 3
=t gl e T T S i
=l Py TSR . e X =
i ) /0 X Y XY MR M 00 O Yo N st 3
R A B T S Y. . —_ <Y =
- HUMAD Ay LV NI M T (PO VOO JIMOLT Y - «‘
je—— b pey oo —
avovorans pusios SNSRI SR B AR 2 s
o i T S by N
R ST NS | P N
YO W 0L Wy ety i DAL SYLOL A MY W G TR Dy ¢ =
— > . i B .‘ll
4I—|
- P Yo T
o e s aam ST AR cwon LT g st
e,
~ Usamsou
AOH HILSNIALL M
—) AUNOS diors 200 v
— Lrqwad anava 2
) N MO
AL ACm ExU _ |
LTI e p— —_—
o i e 5 v
o ENUTTIITIDDEENS  cmarmotin
e — i 10w GO
o0 ra _Su.lu PR Y] e )
N /RO Wt YW - e -
R MIRRIEINASTRRNE N vear s
o
L e SETE
o T T s
B o eSS AT
SLAILINDOYY v o P Ebers Al TR TR ~OLAC0I T N
ONNAT L M T VIV LROud W= 2871 TIVS NV
o= . | T Y Y




810 w.w..“f o8 Y
ONNET 'L M

lweood) 2058 INN ALHIOH ONLSKS _
R R T 7]
S
.m." RIS N

REEEES SRR
e R e el
R R AN AN AI S
MOY W 00S R A e |
" AR S R R RS RaR i 2
B ~ W“&vévnqmww.é:.u...ﬁﬂme@fo : T

o B NN
L\

— - RS R,
= AR wmyx//V/////// 4,

RN

avod AINOGD
0029 #

——

A

Wil |
L OkL!

a

— i

1500|370 N1 ALSRCONA LGS

3LSNINLSIM

g
&
:
: ,
|
: i
1 R
g L : 'Q
) _ ts!
| B a2 :ﬂ .
[ - S.Ea&/ MM
S NN 2
SRR s RN ! ,
R S N RPN SO IPRNEE - Iy d m N o t:f
: , ' .,. ‘ . .‘ - T ... C m NN N = TI_EI«duJJSﬂn oot EeﬂnL!.wﬂE
5 o //1% z \
o A C ) ' R ;Wl wa - —
B S M S N
gs | . eyl | )
BLM.M 77 7 . M
— 3% 3 \\\“\\\ . -

- [w bs g1Z]y bs pbe'e

INNONY TYNINON ¥ HO4 ALID IHL A8
-+ f--—3SYHOUNd JHNLNI YO4 03UIASNOD 38 OL -

107 DNINIYW3H

[w bs g1r] 4 bs 90s'y
INYT - A¥YM 4Q LHOIY

lw bs 18Z02) 4 bs €0'€8L'e
—'QY AINOQD - AVM O [HOIH

[wbsgggLilybs ezeiey

——NOLLYOIgAJ avOod




v 13A30
ONDIYVY

Y

e i
o1 7 > ) i e
St e £10- 002 o2

810221H09 Y
ONAAT L'M

avoY AINODO




" wTv ! 7 _
[

i
e T VMR M . N G 0% VR N
— - Um0 e o
o

b-di ONDIUVYA
HOOTA15L

SN

o

avod AINOQD

ane”
SLO23LIMHIYY

ONAIT'L'M




©-d. ONDIEVd

¥0Od Puz ] Lml ey

m
smn
Gy amioad

[ 4%:} \

| k
Qvou AIN00O W.i T RS 4
g

|
|
il
\
1

ooty )

|
|
I
]

i
il
i
=
il
’WH_I ;
TN
|
y
¥

'ﬂﬁ-‘l “‘Z“[——'—-*-‘z..
oy Hlja—mj—-’;l!—mr—
34

0vOd ASNOOD

F
|
%

VAT 2%0 ko
;
N
=)
—_—

-

Cj E
2 [

|

bl

vl oo
£ Dol

11
1 i

d
.
o JH
] !

|

MFOW.M:_.IUIQ
ONNAT L 'M

@-‘—*——T—“* Tt “hubn
S




1£-d. ONDIHVA
HOOd pug

(MY Pt
¢ AP o
— P DT

S10311HouY
ONNAT L'M

o RN —

Qavod AINOOO




M._-nvw<.u_~.x_<:01(
ONOFT 'L M

avod AINO0D




o R WOy e

NuIgEe N

|
|
|
o
|
.._._].,4
|
|

ST
EEiramm

[ N St S N
T ‘ ; ﬁf RO
i ;
[

gt ——— |

QvoyY AINQCD



902V _ . _ H _ _ ~
mes T T T e
T zpeRITR0-k® S
= | | n
B I et B et
e o o

| | AP M@ | s
I I R B | Relive vy oy =¥ |
| e = vy
| & hdw\_ e 23
S _ e R e e
| | G
I I S A Wi
Gt _ el
| e BT
l\i,-AT‘i, —— e S 3Ly
D @ | NIsEE = W
(N R S __t S =

sigirs o 9 ° v o




- Hé

e

|
S SR B I A
e ¢ee8TTS0 ©
=

AuRNODOSA &
T ATOD

©

QY0H AINOOD
orle

|
|
= |
_
|

(o
e

e

|
!
®

itk
3 |

T e s e
[

CHIag ¢ =3 § [ |
D0z B=) AR o
WWH_ = Z = iy 3
ibich # -
- o \n._.p.- a ~d-G &
- L : |@
5= el 3 3 -
H w - s H
- -] - - = T+ = S
. | ! -l =N il =

D B 3511 S S S Lﬂ 3 .

! | A . .

== - Al R M
= e
® Q0 ® O ©




WoL ? N6

- =
[
cobuma N u
DRt/ e 0
[ruabinayt-voudomgiiatan Ji3
e
oy = X s Staime
moamracal
e e
Rpiypreriewimeiel

S1031iHouY
DNNITL kw

R

Loy

ZEy

Vot

]
t

|

———

——— e

| ) |
e

. - 1
: £
t
IDSEN e
3
0

i

=t
il
=i
:_:; !lr‘L‘

;*ﬂr'
e
ifs)

e
|
Ganehft

=

O — e
R ! |

- l i
|

O
- 4_ -

|

T

K




D ‘pirumacriag
S LTI

-

‘___1.

| |
S S

B

ShQ

INEEN!
1

B

@




avOoY AINOQD .

orLs

——— T
e
= o
Bl
o
-
pritiad
BT e
D

ELT
$1293LI1H

23V
ONNIT LM

cordiiem ©

oop e usre B
b=~ o}
o Sy &
SO URITIRRTT @
A T SV ©
O OO B R e e
—REE O
AR s s
o o oo
O e et O

T Y O

:

.

T mk 7 =
3 = N
= - : Y
w Ao
. “m : . B
e —— 7T &7
&
e buiudammllalie “&@
— . B _ A
(0RO, © ® ©




ey ' A )
a )
. ﬁ%ﬂ@wﬁ @Cﬁ S-S —
—— ¢ v —~ H N
) —vo
&h=-— — .
E4GR DN WIyem i
— [ o
= - e i
_ ey
NOWYAT T i
1lsva _
APt o AYMBEOIH »
e rRERE O HRALSNINISIM ST 3
QVOH AINOOI vy © i
ovts T O
= AL R O
p—y
e o 1 ——renE o
i e - JUR————
= e >
I e s g o s ey
e —
" IS &
- E-!“l“ e )
N e
DT WY

Xy
SLo3LIiNdRY

ONNAT L 'M

éé@@@@@@(ﬁé@@




I3

1

14
RN
7
=

g

ddaeaadaa




@adaaqcaac

— I = - == = = 1 = -
— j | I N A
== Rl 2
= o A [
Erial .A_ , ” -~
NOUVATIZ _ 2] =
1s3am —_ 7
— L >
. - ; v T RO |
-2 O ] AMEISNINISZN |7
n«ozoow%ooo oo anen & - T b b - =
R ] B —
— TR © e L & Th] ] ST r T
TEEE | e | , ki > L
=== RS _ 2 yf
i 2 TS S— | T
PIEIIRE & ol Lk 1B
ety " +~/=R0Y - . _ ) B i
it TR = —
ey . 4 — & 8
I 7 ] : | P S
. | ' ) Ig _\.— :_ ) Bl | - S |Iﬁh —_ Iﬁn@._
I\r|||wlgndn|_,| _ L’ : heriacalalie] = " . o \w| A
| | | | T T =
0) 0 ® © ® 0) ® ©) ® 00) 0)

oMl
SLOILIHOHY

ONNIT L M




e
- =
-— A
e

L
— 2T

X =
[ s

oml
S103L1l!/HIJYY

()

=

BTy 0 1 AU M 2N 9




= gz981780 RO

' —
) i b — - e — - —_—
—_ . o= 2 £ ot > - L X s = >
oL B

v
j ANV

8-@ NOLLO3S —

——— T 1A -
T _

Twir— om0 —
Do)
Pmerpjelicmpnatadiby

rédees R S, .

TR eade

T o

VMOS0 N LMW O

—_— _— —_—

« L
QU AT ooy e ‘St
Hmpnc) ok 200 - v

L
S1093LIHDY-Y




T

]
o v

N

e

40013 gNNOHY
Nv1id IdvOSANYT

ey O

'0'a 'ONOWHOIH
.ermzoooun

g '

BIOUIUGUOR Teu
S0 922 (0p) Aoy
A% 522 {oeo) oo
R 324 09 Dedwey
onas W IS

SAUVIOOSSY 3

©Li

‘MOY doYd

o]

20'e 2

]

-

[
e —
vl
o o
e .\,....L.., ~ e
m-’
In_-
=
3gworvd
L
TINA LM
SEROSNTD o o
on 0
1 ana
(L)
PR
o - 2 TS - a
ANoasv . Py
paaman oy : ,, _—N _k .\
- S i
3
T
] Fade
Mol
034 SBLVR
7 e
5 =
9 Ol

XTYM
SZAGA W VRV Ry G NRR e
.

(9]

NIQ

LUARN
TR
R

sl 7al W

(¥

N2 {N_/

C O
-




NIQEVD /v TAS?
NYd 3dvOSANYT

By e

“0'8 'ONOWHDIY
‘04 ASNOOQ 0719

Eae]
I
o 92
Eﬂuﬁﬁf&,
V2 3LA 29 Doy
WA BN BB

SAUVISOSSY 7

e m——————

229817 80-40 ©

=3
199" (!
00 T H.r
u
TVITA I, g i
SL82 H
@ A0Sy q H “
- WA x
@‘ 23 35 'R 0T e
oz (AT Te L oo 2 u |y
L .
<7,
IO
| ..\.b,
1
H S 52722
T 2]
% -
2
o
R
“v D¥S
¥3
STTC
i
)
ot B B GE
1+5 2!
i Lo
| e
| AREE Ak =

ddt
el
—
S
ySy
.
i . | J
o Eor)
2!
32
#hn
i e i
i o
T o -
..l»ﬂ“.r -l

".'
"i




UVANNG 1L UL B4AQ USRILL 51 XUM S0, LN SUTHNT LS
ZHVIIANYT FHL QU DNVOSAITY N LNV TINNES YOLOWHINOD ML

"ADRUBCRIV APSORYT I O

NOLLOVISUYS 3HL O) GIW00 NI39 SWH LIWIINGD SHL 20 346 6 NSHM N0 TIWMS

: E %Bsﬁweauﬁﬁsuﬁ.

TIN3 N0 W04 wm TS o

me

il “oor SR MNULUNINS QL BCLid NQLTASNYT K02 103USIYT ISUTSANYT 2L OL TLHOIRS

e = 38 TTIVHS 15N x4 QRY 3 NEIMLTR STONVERTSIO0 ALUNTIRY Ll TIY

- h'a %z;aﬁﬁsioougguezdau. 1L ONY HOOUS ASISHNN ¥04
s wm

wﬁtﬂm g @ ¥Q @ -da @ﬁwﬁﬁﬁuﬁﬁﬁﬁ

SALON
09 L4550 —SIVINY 09 Ny
1041 IANIAVT NSIONT VO LSTEONY VINANYAVY
4 T RV LYHDEYH-OFTY. YAYHIIND ¥ LSOM wn
0d MM SNVITE. VHVKTOES VISOH BH
o Fo5as 0 A HATR VIV ST $08
_— 04 Lo VIEONGT VIHONATT )
Od G AVIATRIVADIDIY. IMOKION XSHYD 248 Yro
SN UV /SSSVI/SNIL/ S TVONNY/S TYINNTAY
MEXVES LOJ |9 A NOLSER ROUEA. YIYOSTORI SASSDNIUANI - 9 Al
1SN BN d OADXYS 104 20 YIONVYUH MBAD SDVI0UES YIVWONY VIINVEALS 31 oYH
$3AT WNYIS 109 19 INA LanniL ngg v w0
NV 3dYOSONYT . S
e
104 £ RS NOTIVS VRGHLITYD €922 5
104t YONCINND BN VAN SOUNNASQUINY SBE MY
SHAGO QDYDY
W92 ]
. 104 20 is
. "0'8 "GNOWHOIY Lazy 4
Q4 AINOQQ OvL9 204 19 vz
: SWhrivdrg
fmind AW A
I 104 3

®
b

3

¥

i

8

gig
BEEREEED

- -l

N SPELLS € 999 L0 w2

T Pourpen: e pea S50

o 2y

TRl o




'8 "ONOWHO/
'ay AINOOD OvL9

g

WOoTe Uy FE
IR 5.7 (909) opureany
2082 02 t0) Tor0A

Y2 A O ‘Toocmoy
ey A R

SUVIIOSTY 7

Ol - 2N WS §

Q4 AINOOD ONOTV NOILDIS \E J -

vmads
% ‘0¥ AINOOD

(9078 ONIDV4) NOILYAT T3

<01 * Z/1 TRS

JONVYINT FHL A9 IINLYVIT §3ILTM

~ N NO KNG

ANDERIOMND T LROND
3 J3INOND) J%ﬂmw. lu

SO =2/ TS

NOILD3S on

b...— T «2/1 TS \Vj

AMH ¥3LSNIWLSTIM ONOTY NOLLDIS \ 2/

| E——

AMH
YILSNINLSIM

102




<1 27e8IV80AQ6e

l!s«“ FRREVE AVMATVIA %- — 7. e ! At = 22T
— TV VIR @ I L i .A.dﬂm@;@

S . H#_ : Ot NI SO
— . v 0%l =2/1 IS HIINMSY PrYOLIRLS 29
J——— . : \ I PaILS .
—_———— 0l =a2/1 TS TVA YANYY NOLLD3S
NOILVATTA 1S3M /1Sv3 IO LSRG 5 .
z e = LOdmplEWES S dleanTms
Ty N QlvYd 4 P’ S AROTYM NOLLO3S VRV AV1d A2 INOTHY
-43 “I -.lw WAWH INOO
R .1 % - = _
s . 1 By
ARARARE, ) (.2p) oNFIvY . “l 24) onnivy @M ] m,yy .
YH M N \ dh b ny
VI ITM £ = H e -
b s ‘nﬁn < < 3 Dearcov T
Shviaa o ~ - radre, arra %
. E e 5254
vonme [y 24"
= s 2 S
- YA X345 P0Q (SYRRG _
A 2z T iy §
Bl e e S P ISR Can HE
"0'a 'ONOWHIN ~ = 5
‘G5 ABNOOQ 0719 . —
oz
L e L0 = TS r
S NYId | |
\ _ - b |
GO0 VR X RAON PO
ST o by, N ey o o
ORI B S R i
. . >
2el/ EP) N2
BN ) = ) T ’
7% . . L X7 01 =270 TS
. — (1SIM) NOLLVAT
e ———— T L e e e e e e e e e e e e e
1 1 1 1
i | o Vo !
WRUNYH QIS 30 4O
o
"S073 OL ALY H07A0
NAITIOO ONY W38 SNV D ._Ewaﬂi

L L =27\ TS
o . NVid




