Report to Development Permit Panel
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¥ Richmond Planning and Devefopment Department
To: Development Permit Panel Date: March 6, 2013
From: Wayne Craig File: DP 11-587954

Director of Development

Re: Application by Oval 8 Holdings Ltd. for a Development Permit at
6611 Pearson Way (Parcel 9)

Staff Recommendation

That a Development Permit be 1ssued which would permit the construction of a residential
development consisting of a 12-storey and a 14-storey building containing 173 dwelling units
over a two (2) leve] parkade for 361 cars at 6611 Pearson Way on a site zoned “High Rise
Apartment and Olympic Oval (ZMU4) — Oval Village (City Centre)”

3798679



March 6, 2013 : -2- DP 11-587954

Staff Report
Origin

Oval 8 Holdings Ltd. has applied to the City of Richmond for permission to develop

6611 Pearson Way (Parcel 9) for a residential development consisting of two (2) high-rise towers
of 12-storey and 14-storeys high, with a tota] area of approximately 27,386.0 m? (294,790 ft?),
which includes a total of 173 dwelling units (including eight (8) street-fronting, two-level
townhouses along Hollybridge Way) on a site zoned “High Rise Apartment and Olympic Oval
(ZMU4) - Oval Village (City Centre)”. The proposal also provides parking for a total of 361 cars
distributed in two (2) levels. The site is currently vacant.

“Bylaw 8686 (R7 09-460962) that rezoned the subject site was adopted in October, 2011 and
required Servicing Agreements (SA) associated with development of the subject site to undertake
design and construction and full upgrading across Hollvbridge Way and Pearson Way frontages
of the site, including storm and sanitary sewer works and service connections. In addition,
Specific Servicing Agreements are required in association with this Development Permit for
6611 Pearson Way (Parcel 9) that included design and construction of the Waterfront Park and
Dyke Construction along the site frontage. These Servicing Agreements are to be entered into by
the developer as a Development Permit Consideration prior to the City issuing a Development
Permit.

Pevelopment 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. This parcel
is the first waterfront parcel to be developed on the east side of the Richmond Olympic Oval,
within the original Oval Lands area between Hollybridge Way and Gilbert Road.

Background

The proposed development site is part of what has been defined as the Richmond Oval
Neighbourhood; which is one (1) of several “Villages” in the City Centre Area Plan. This
specific neighbourhood is envisioned as a premiere riverfront neighbourhood with high level of
public amenities such as parks and open space, as well as a showcase of sustainable practices.

The subject proposal is the second site to be developed on the lands that extend east from the
Richmond Oval to the Gilbert Road/Dinsmore Bridge. The proposal includes a total of 173
dwelling units distributed io two (2) residential towers that step down from south to north and
include two-Jeve] townhouses along Hollybridge Way Greenway frontage of the site. Units in
Level 1, along the east property line, front onto and have alternate direct access to/from the
public north-south park/pedestrian corridor (Mews) along the east side of the site that provides
access to the waterfront park.

Development context surrounding the subject site 1s as follows:

To the North: The Middle Arm of the Fraser River, dyke, and related public amenities/patk.
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To the West: Hollybrndge Way and canal, across which are lands zoned “High Rise Apartment
and Olympic Oval (ZMU4) — Oval Village (City Centre)”, including the
Richmond Oval and ASPAC’s niverfront marketing building at “Lot 6”
(5111 Hollybridge Way), which is slated for future restaurant and related uses.

To the East:  Two (2) waterfront development parcels (Lot 10-6655 Pearson Way and Lot 11-
6811 Pearson Way) also owned by ASPAC for future residential development
under the same “High Rise Apartment and Olympic Oval (ZMU4) — Oval Village
(City Centre)” zone that extend toward Gilbert Road/Dinsmore Bridge. On the
east side of the bridge, there are several light industrial properties designated for a
major future riverfront park under the City Centre Area Plan (CCAP).

To the South: A large site (Lot 12-6622 Pearson Way) being developed by ASPAC for a mixed-use
residential-commercial development that includes two (2) high rise towers, street
fronting townhouses along the Pearson Way and commercial uses at grade along the
Hollybridge Way and new River Road frontages. Across new River Road, several
siles in the process of being developed for high-rise, high-density, mixed-use
developments.

Rezoning and Public Hearing Results

During the rezomnung process, no major design issues were identified, as these specific aspects
needed addressing at the Development Permit stage. The Public Hearing for the rezoning of the
Jands involved the “Richmond Oval Neighbourhood” which includes the subject site, was held
on May 16,2011. At the Public Hearing, a letter was submitted by YVR (Vancouver
International Aurport Authority) expressing concerns about ajrcraft noise affecting the
development site. Aspects related to aircraft noise have been addressed via an aircraft noise
covenant registered on Title at rezoning, and the submiission of an Acoustic Report by a
consultant engineer in acoustics including sound mitigation measures.

Staff Comments

Applicable Development Permit Guidelines.

The overall design principles for development of this area are found in the City Centre Area Plan
(CCAP) urban design guidelines, the “Urban Design Framework” that defined the overall
character for development of the subject lands during the initial phases of planning for this
unique neighbourhood, and the recommendations originated through the rezoning review process
for the ASPAC lands east of the Richmond Olympic Oval site.

Design criteria for development of the ASPAC properties east of the Richmond Olympic Oval,
being implermented in collaboration and coordination with City staff, on a lot-by-lot basis
through the Development Permit process included specific urban design objectives that are to be
addressed by the subject development proposal included, among others:

Land Uses.
Commercial and residential uses in the area should be developed on the following basis:

o Commercial uses o be located along the “new” River Road between Pearson Way and
Hollybridge Way and east side of the southern portion of Hollybridge Way.
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o The riverfront sites, because they may suffer from poor access/visibility, would not include
commercial uses, but would be exclusively developed for residential uses.
6611 Pearson Way (Parcel 9) is the first of these residential use only developments along
the riverfront.

o The existing ASPAC sales centre would be converted into a restaurant and related uses in
the future to provide for a punctual commercial uses along the waterfront.

Streetscape. Public Realm
Urban design objectives for the public realm to be implemented via developments on this
specific site within the Oval Village Neighbourhood include:

o Hollybridge Way streetscape would be a low traffic sireet designed with a “park-like”
character that would include a 7.0 m wide, landscaped greenway along its east side, traffic
calming, and addition of landscape elements to complement existing public open space
Jeatures along the streel’s west side (e.g. tree “promenade”, heritage trees and canal, Oval
waler gardens).

o The north end of Hollybridge Way to incorporate a significant public amenity and open
space that would link the riverfront park with the Village’s “High Street” and celebrate the
Street’s terminus al the riverfront.

o Developments in the area would need to provide for a wide park area along the waterfront
(park development on private site), secured via a Public Right-of-Passage Right-of-Way
(PROP ROW).

o Proposed developments would be allowed to encroach on this CCAP “Park” designated land
(current existing River Road) subject to the development providing an equivalent area viu
PROP ROW corridors within private land to facilitate direct public access to the waterfront.

o Development along the waterfront provides interesting, attractive building/park interface and
opens up public waterfront access/views.

o Blurring of distinction between public and private outdoor space along the waterfront.

Buildings
o Terraced buildings; height and massing. Variation in building height encouraged to
provide for an interesting skyline.
o Building height increasing from north to south, from the riverfront. Maximum 25.0 m
in height closer 1o the dyke (within 20.0 m from property line along the dyke) und 47.0 m
geodetic toward the south.

o Taller buildings should minimize shading of the waterfront park and foreshore. Shadow studies

should demonstrate achieving this objective.

o Maximum floorplates of 650 m® for towers or narrow, longer floor plates for block buildings
and adequate spacing between buildings near the waterfront encouraged to maximize views
fowards the river and mountains.

o Buildings to incorporate colours, forms, materials, and building articulations that
complement the landscape through all seasons and become an attractive feature that
enhances and harmonizes with the landscape (e.g., natural materials like stone).

o Auto-courts (i.e. on-site, outdoor passenger and loading areas) if provided should be
designed and provide pavement materials that help to establish priority of pedestrian over
vehicles.
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The proposed scheme for development of 6611 Pearson Way (Parce) 9), which is Phase I of the
multi-phase development of the larger ASPAC site that extends north of the “new” River Road
between Hollybridge Way and Gilbert Street/Dinsmore Bridge, has satisfactorily responded well
to the urban design objectives indicated above and has addressed staff comments and the
significant urban design issues identified through the Development Permit review process. In
addition, it complies with the intent of the applicable sections of the Official Community

Plan (OCP), the “Urban Design Framework™ that defined the overall character for development
of the subject lands during the initial phases of planning for this unique neighbourhood, and is
generally in compliance with the “High Rise Apartment and Olympic Oval (ZMU4) — Oval
Village (City Centre)” zone.

Advisory Design Panel Comments

The Advisory Design Panel reviewed the proposed development at its meeting of July 5, 2012,
A copy of the relevant excerpt from the 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’.

Analysis

Conditions of Adjacency

This 1s the first of three (3) waterfront sites of the Oval Village Neighbourhood to be developed
on the east side of the Richmond Oval, therefore, analysis of its contextual relationships and
potential impacts are mainly focused on its interface with the Richmond Oval, the waterfront
park along the North Arm of the Fraser River and the conditions and opportunities that the
proposed development will offer to future development on the adjacent site to the east.

o Height, massing and overall scale of the hi-rise residential towers, the terraced character of
the buildings toward the waterfront and the lower level street oriented units along
Hollybridge Way greenway respond well to the urban scale defined by the Richmond Oval
building and its surrounding open areas.

¢ The proposal achieves a good relationship between buildings and the dyke. The natural
features (water and landscaping along the edge of the water garden) soften the
interface/transition between the proposed development open space areas and the
greenway/dyke along the waterfront while defining a gradual transition between public and
private spaces.

s Location of the two (2) north-south oriented terraced buildings on the site and the wide
public pedestrian corridor being provided along the east side of the site will allow for
adequate separation to future residential building(s) to be built on 6655 Pearson Way
(Parcel 10) 1o the east, and provide for framed long views toward the river from many of the
residential units in the proposed hi-rise building(s).

¢ Organization of the development focuses on the water garden between the north south
oriented buildings and the advancement of the east building closer to the waterfront create an
interesting articulation of open spaces along the river edge that open views toward the
Richmond Olympic Oval from the east along the river and Dinsmore Bridge.

3798679



March 6, 2013 -6- DP 11-587954

¢ The east building being further setback from Pearson Way, on the south side, creates a
substantial buffer area and a proper massing interface with the development to the south
(6622 Pearson Way - Lot 12) while creating an arrival plaza/courtyard to the proposed
development.

Urban Design and Site Planning

This is the first waterfront development on the area east of the Richmond Olympic Oval,
between Hollybridge Way and the Dinsmore Bridge. Located beside the Richmond Oval, the
significant architectural expression of the proposed development would complement this
internationally recognized venue from the Vancouver 2010 Olympics that is easily identified
from airplanes above and the bridges.

¢ The siting and orientation of the proposed buildings on the site has resulted from its
relationship to the Oval, the dyke and the river. The proposed development gracefully
interfaces with these spaces and also relates well to the proposed north-south pedestrian
mews along the east side of the site that provides public access to the riverfront, and the
future public pier at the ending of Hollybridge Way.

¢ The proposed development is composed of two (2) slender buildings/towers, stepped in both
plan and section, crealing a fonn that allows for unobstructed views, paths, and open spaces.

e The two (2) buildings on the site step down towards the river from south (o north,
minimizing shadows and expanding the vertical space above the dyke.

¢ Higher portions of the buildings toward Pearson Way and stepping of buildings toward the
riverfront is consistent with the general disposition of building heights and masses desired for
this area. The west building steps down from 12-storey to 6-storey and a similar stepping is
found on the higher 14-storey east building; relating this way to the gradual height changes in
the arc of the Oval.

¢ Although the difference in beight between the east and west buildings is only a two-storey,
the appearance of additional height difference is stronger when viewed from the dyke. This
perception is also accentuated by the staggered position of the buildings on the site.

¢ In plan, the west tower steps back generously from the riverfront, allowing for a widened
view from Hollybridge toward the river and the future pier, and ensures a wide view of the
Oval from the Dinsmore Bridge. At grade level, this setback from the waterfront creates a
spacious, smooth transition for pedestrians and cyclists from the dyke to Hollybridge Way
greenway which js the main Jinkage to the cify centre.

e On the south side, at Pearson Way, the east tower steps forward to create a generous framed
arrival courtyard in front of the buildings and visually indicate the entrance to the building(s)
lobby and indoor amenity areas. The large acrival courtyard space and the staggered position
of the buildings open views and helps to open up the south entry area to the north-south
public pedestrian mews

e The arrival courtyard is accessed by pedestrians and vehicles from Pearson Way and its hard
surface, composed of distinct paving material reinforces the pedestrian priority over vehicles on
this open vestibule to the building(s). This open space/arrival area may also act as a multiple
use space for unique private or public outdoor events while still allowing access o the parking
levels along the perimeter of the plaza/courtyard space.
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e The pedestrian scale is achieved and enhanced by a good treatment of the interface area
between private deck/patios and the street; on Hollybridge Way and the north-south
pedestrian mews. The pedestrian scale along these building frontages is also helped by the
articulation provided by the decks/balconies of the units and the wide open spaces alongside.

s The lower level, two-storey street-fronting units, which have patio decks raised above the street
leve) along the northern ending of Hollybridge Way/greenway, provide a strong pedestrian
character to the public realm and reinforces the intent of reducing the presence of| and
movement of vehicles on this portion of the street that is the gateway to the waterfront park.

s In general, thoughtful public realm treatment and extensive use of glass on the building
fagades have been incorporated to ensure good interface with the open space and public
realm surrounding the proposed buildings.

Architectural Form and Character

The proposed form of development is generally consistent with CCAP Urban Design Guidelines
for the area and other City policies (e.g., green roofs, pedestrian-friendly streetscapes, varied tower
roof forms), as previously mentioned. Although the building/tower floor plates exceeds the
recommended “‘tower” floor plate area in the CCAP, the buildings are thin, positioned on a north-
south axis and step down toward the north, which helps to open views to and from the waterfront
park, provide opportunities for framed views to the river and maximizing views toward the
mountains.

Architectural features in the proposed development include:

e Both the lobby and amenity spaces are centrally located on a low building connecting the
two (2) buildings/towers and make abundant use of glass that visually expands these spaces
towards the outdoors achieving a gradual transition between the indoor amenity space and
the outdoor water central courtyard. The lower height of this central connecting structure
and its extensive glass provide a visual corridor toward the river for residents on proposed
buildings on 6622 Pearson Way (Lot 12) oo the south side of the development site.

s The proposal includes a landscaped outdoor space (atrium) within the lobby of the building
that provides a visual focus for the common areas and views from the street. Building design
maximizes views to the river for residents while also ensuring that public views at ground
level and views form adjacent developments will not be blocked.

s  While the surrounding volumes at the base of the buildings that frame the armval courtyard
are clad in green stone, the lobby is clad in white stone and includes large glass areas,
emphasizing the openness between the two (2) towers.

s As the south wall at the base of the east building that encloses the mechanical and District
Energy Utllity (DEU) rooms is exposed to direct views from the street and the proposed
townhouses in the development across Pearson Way, this wall has been clad in a combination
of spandrel| glass and meta) panels to break down its mass and soften its presence over the
street. Conversely, the extension of this same wall along the east side of the arrival courtyard
is clad in stone only for the purpose of reinforcing the contrast with the fransparency of the
building(s) central lobby. A continuous planter is proposed at the top edge of the wall that
would add a finer grain to its texture as the plants spill down its stone surface.
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e The same cladding, a combination of spandrel glass and metal panels, used for the south wall
of the mechanical and DEU rooms is also used on the east side of the ramp down to the
parking levels, along the north-south public pedestrian mews to break the wall’s solid
expression. In this case, the glass and metal panels are placed in a random manner that is
complementary to the glazing pattern used on the penthouse levels; unifying in this way the
building’s architectural language.

e The north-south horizontal length of the building(s) mass is interrupted, broken by the
vertical path of the unique elevator core that is clearly expressed to the exterior by the use of
glass and framed by walls. As well, horizontal elements that include the extended decks that
frame individual units, appear to be of different lengths and contribute to the rich articulation
of the building(s) faces. Building exterior materials have been chosen carefully to eraphasize
vertical and horizontal elements that also break up the building mass.

o Individual decks are separated by vertical glass privacy screens and have been detailed to be
a continuous, inherent part of the building.

¢ The north elevations use similar architectural language and incorporate a central vertical
element that separates the horizontal line of the balconies on each side. This divide
diminishes as it leads down towards the dyke and at grade level, this vertical spine of the
building(s) connect to the low retaining wall which defines the separation between public and
private spaces.

e The lower level units along Hollybridge Way on the west side and the north-south mews on
the east side are provided with direct access from the street and the pedestrian corridor
respectively. The patio/deck of these units are raised above the level and separated from of
the public sidewalk and pedestrian mews by low planters/retaining walls; in addition to a
shallow canal in the case of the north-south pedestrian mews, that provide adequate privacy
to these units outdoor space.

o Lower level, two-storey, street fronting units along Hollybridge Way and the north-south
mews have a more solid expression, grounding the building and contrasting with the
lightness of the clear glass above. This contrast accentuates the lower portion of the building
and reinforces the pedestrian scale of the Hollybridge Way greenway and mews.

o Terraced building height range from approximately 47.0 m geodetic height (14-storey) on the
south side (Pearson Way) on the east building to approximately 26.0 m geodetic height
{(7-storey) on the north side. The heights of the west building also reflect the same stepping
configuration, however, its height is only 41.3 m geodetic (12-storey) on its south side.

e Although the height of the buildings is approximately 1.7 m over the desirable 25.0 m within
20.0 m from the lot line that abuts the City-owned land for the dyke, the stepping down of the
north end of the building have achieved a proper interface with the Olympic Oval and the
planned location of future buildings to the east. In addition, the applicant has provided
shadow studies that demonstrated that the shadows cast by the proposed development over
the waterfront park/dyke is minimized (Attachment 3).

o The materials, large decks and colour treatment of the upper floors of the buildings/towers
combined with the use of concrete overhangs and vertical fins that highlight the level at
which a change in height takes place help to break the horizontal character of the buildings
and bring the building perceived height down.
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e Materials and colours include high quality materials, such as concrete, glass, stone, steel on
the outside of the buildings that will require minimum maintenance.

o The proposal includes a variety of residential unit sizes that will provide several larger units of
a size above the average unit size found in Richmond. Size of dwelling units in the proposal
range between 60.71 m? (651 ﬂz) and 323.8 m? (3,486 ftz). Breakdown of the type, size and
number of units provided in the proposed development is as follows:

. 23 -1 Bedroom units: from 60.47 to 97.91m? (651 to 1,054 ft)

« 76 -2 Bedroom units: from 92.52 to 114.17 m? (996 to 1,229 f%)

. 56 -3 Bedroom units: from 129.96 to 237.73 m® (1,399 to 2,559 1)
18 - 4 Bedroom units: from 22296 to 323.8m? (2,400 to 3,486 ft?)

Landscape Design and Open Space Design
The Proposal and its Context

The need for an integrated design between buildings and the unique open space alongside the
river (public and private) was recognized during the rezoning process for the lands to the east of
the Richmond Olympic Oval.

A rezoning requirement associated with the subject development included the completion of a
comprehensive conceptual design for the Waterfront Park/dyke extending from the ending of
Hollybridge Way to the Dinsmore Bridge during the Development Permit review process for the
subject development site. Following the submission of a Development Permit application, the
developer worked in a continuous and close collaboration with City staff in developing a
conceptual design for the development of this Waterfront Park, which is directly associated with
and required an integrated design that would simultaneously achieve the upgrading of the
existing dyke.

The “River Green Village Parks and Open Space Plan” report presented to the Parks,

Recreation & Cultural Services Committee and endorsed by Council at its meeting of

February 12, 3013 suminarizes variety of park and open space features on the waterfront that will
complement other city parks along the Fraser River and that will reinforce the link between the
rver and the Richmond city centre. The subject Plan 1dentifies several dyke upgrading
(Attachment 4) works that are integrated o the waterfront park development (Attachment S),
phasing and associated open spaces and features that are to be implemented on a lot-by-lot basis
through the Development Permit process.

The subject development is expected to be influenced by and also have a strong impact in the
shaping of its immediate swrroundings and especially over the river waterfront areas. In the
specific case of the subject development (Parcel 9), in addition to and in coordination with the
on-site landscaping, there are various components of the Waterfront Park and Open Space Plan
that will be developed in association with this proposal.

Critica) components of the Waterfront Park and Open Space Plan that will be implemented
through the subject development include: Phase I of the waterfront park/dyke, completion of the
northern end of Hollybridge Way along the west side of the site, and the north-south public
pedestrian mews along the east side.

Main objectives and character of these components of the Waterfront Park Plan and related open
spaces are as follows:

3798679



March 6, 2013 - 10 - DP 11-587954

Waterfront Park/Dvke. Phase I,

Within a general naturalized character of the waterfront park/dyke, the character of this portion
of the dyke trail along the north property line of the subject development is more urban thap its
extension to the east which s proposed to slowly change to a stronger natural experience toward
its link to the Gilbert Road Greenway, an environmental and heritage resource along the west
side of Gilbert Road, integrated into the Waterfront Park Plan design concept.

o This phase will initiate the extension of the waterfront park to the east from the Richmond
Olympic Oval. It includes pedestrian and bicycle pathways (dyke trail), and a dyke/park
service access link to Hollybridge Way.

e This portion of the waterfront park includes a total 6.5 m wide trail that includes a 3.0 m
wide coloured hard surface pedestiian path, a 3.0 m wide coloured hard surface bike path and
a 0.5 m granite cobble pavers strip separating both paths.

e The proposed 4.0 m wide asphalt access/service road connecting Hollybridge Way to the
dyke (Attachment 6. A) provides a gently, barrier free, 5% sloping link to the trail for
pedestrians, cyclists, disabled people and service/emergency vehicles.

s This portion of the waterfront park also includes one (1) of the three (1) promontories
proposed along the riverfront that will provide seating and river viewing opportunities. This,
the easternmost promontory (Attachment 6. B), is located closer to the northeast corner of
the site, at the intersection of the dyke trail and the north ending of the north-south pedestrian
mews which runs along the east side of the site. This promontory will accommodate a metal
grate ramp/footbridge down to the future floating walkway on the river that links to the
future pier.

s A stepped seating wall close {o the promontory 1s also to be built on this portion of the
waterfront park. This seating ts comprised of a combination of concrete, timber and steel
steps of varying lengths that are 1.0 m wide and 0.5 m high.

e Non-invasive native plants will be planted on the water side rip-rap as ecobenches for ESA
compensation and enhancement of the habitat values of the shoreline.

Hollybridge Way Plaza and (future) Pier

This unique landmark public space, composed of the upper and lower plaza, marks the
intersection of the park and the north ending of Hollybridge Way and defines an important
access gateway to the waterfront park.

e The upper plaza (Attachment 6. C), on top of the dyke at the end Hollybridge Way, will
provide for a gathering space and host community events beside the river.

e The lower plaza (Attachment 6. D), at the ending of Hollybridge Way turn around, clearly
defines the entry to the park and may also serve as a space for community events. A
cerernonial staircase links the upper and lower plaza areas. This staircase is proposed to be
constructed of cast- in-place concrete with light sand blast finish with ornamental concrete
walls and lighting along each side of the stairs.

e The future Pier (Attachment 6. E) will be a destination point along the waterfront park and
at the end of Hollybridge Way. It will offer unique opportunities for people to reach over
and enjoy panoramic views of the river and look back to the dyke and riverfront
developments. A Public Art/interpretive centre is also planned to provide an overview of the
river hustory and ecology.
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e The proposed configuration of the pier and the associated floating walkway relate to the
currents in the river, expand the expetience of the river by visitors and also allow temporary
mooring for boaters.

e The suggested materials for the pier and floating dock include a combination of wood
decking and metal grating to minimize shading and disturbance of existing tidal benches.

e The developer will enter into standard Servicing Agreements (SA) that will cover the design
and construction of the upper and lower Hollybridge Plazas, while the future Pier design and
construction will be facilitated by an amenity contribution by the developer totalling
$1,000,000, which must be provided prior to Development Permit issuance.

Hollvbridge Way Greenway

The 7.0 m wide Hollybridge Way Greenway (measured from the eastern raised curb of the street)
extends along the west side of the proposed development (Attachment 6. ¥) and will
accommodate a 4.0 m wide sidewalk for use by pedestrians and cyclists, street trees, bike
parking and seating arcas on the wider boulevard.

¢ A narrow Public Right-of-Passage (PROP) Right-of-Way (ROW) will be provided closer to
the south ending of the castern building to achieve the required 7.0 m width of the corridor
and facilitate a parking area for the fire truck in cases of emergency. Legal agreements will
secure the integrity of this corridor.

e Landscaping treatment and sidewalk pavement pattern will highlight Hollybridge Way to
create a pedestrian-friendly and unique streetscape that will identify this pedestrian corridor
as the main access route 10 the waterfront from the south, from the City Centre area.

o Sidewalk paving will match existing paving on the west side of Hollybridge Way and consist
of cast in place concrete with a light brown finish, score lines and a granite band. Grey and
charcoal unit pavers arranged in a random pattern are being suggested to achieve a more
informal pedestrian corridor.

e Planting, hedge and medium size trees, between the paved surface of the corridor and the
raised private patios/decks of the street-oriented units at the lower level of the building, will
clearly separate public from private areas and ensure an adequate level of privacy to the
private patio/decks.

o A 2.25 m wide tree/grass planted boulevard between the pedestrian/bike paved path of the
corridor and the 0.75 m paved edge along the street curb will also help to establish a buffer
between the vehicular traffic and the units alongside the greenway.

e Design and construction of the Hollybridge Way greenway on the west side of the site will be
undertaken by the developer via a standard City Servicing Agreement; maintenance and
liability will be assumned by the City.

North-South Pedestrian Mews

The proposed development will provide a 12.5 m wide public use north-south “mews”
(Attachment 6. G) along the east property line of the site in the form of a linear park and
includes a pedestrian /bike path that provides access to the waterfront partk/dyke from

Pearson Way and River Road. This corridor would also facilitate access to and from the elevator
lobby for residents in the east building on the subject development site.
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As this north-south pedestrian mews is public open space provided on private property, a Public
Right-of-Passage (PROP) Right-of-Way (ROW) over that area will be registered on Title to
secure unrestricted access and use of this landscaped open space. Works associated with this
public use corridor are being secured by the Development Permait landscaping Letter of Credit.

The corridor includes a 3.5 m wide paved path for pedestrians and bicycles and a 9.0 m wide
lawn and tree planting area along its side. The experience of this corridor will be enhanced
by a 1.8m wide channel and/or landscaped band with shrubs between the pedestrian/bicycle
path and the raised patio of the units on the lower level. A private 1.5 m pedestrian path and
a 1.0 m wide hedge will be provided along the east side of the mews in association with
development of the site {0 the east (Lot 10) in the future. The separation between buildings
on both sides of the mews will be approximately 25.0 m.

Bollard type of lighting, combined with wall mounted lighting on the low raised planters at
the edges of the raised private patio of units along the west side of this public corridor, will
be provided along the extent of the public pedestrian mews to ensure safety of users.

The paved paths and other rest/gathering areas within is public pedestrian mews are proposed
to include granite, basalt, pre-cast concrete pavers, and similar materials. The pianting will
include plant material associated with the history of the site and will also relate Lo the

Fraser River context.

A larger paved area and water surface at the southern end of the public pedestrian mews
define the entrance to the corridor on Pearson Way, which 1s further opened and enhanced as
an open vestibule to this linear park/corridor by the arrival courtyard space at the southern
end of the proposed building(s).

At its northemn end, the public pedestrian mews terminates in and 1s anchored by a large
chuldren play area and a promontory/seating area at the edge of the river. The children’s play
area will be developed in conjunction with Phase II of the waterfront park/dyke as part of the
future development to take place on the adjacent site to the east (Lot 10).

Materials to be used in the promontory at the northern end of the mews include wood top
benches with steel posts that will be consistent with all other promontories/seating along the
whole extent of the waterfront park/dyke.

On-site Landscape Design, Courtyards and Green Roofs
Internal Central Courtyard

The main Jandscaping statement made by the proposal is the continuous reflecting water
internal courtyard (Attachment 6. H) that extends from the central lobby/indoor amenity
space toward the waterfront park/dyke, between the east and west buildings. This expansive,
semi-private courtyard of dramatic waterscapes and Jandscape islands provides an outdoor
amenity space for the residents that will feature a number of residents’ amenitics such as
wood decks, overlook, and seating spaces.

The central courtyard landscaped islands also create a soft visual privacy screen betweenp the
various outdoor “floating” decks that extend out of the units on both sides of the cowrtyard.
Hedges and semi-transparent screens that are carefully located along the edges of private
patios will also contribute to ensuring privacy and security for the residents.

The reflecting pool, landscape berms, strip-pattern planting, and cast in place,
natural finished stepping stones will create a “Zen” garden landscape.
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There is also a small internal Courtyard/atrium space located between the Jobby and the
interior swimming pool amenity that includes a bamboo/moss garden. In addition, the
proposed dominant culms of Phyllostachys Vivax 'Aureocaulis' planned for this space are of
a radiant yellow with random and varying green stripes that are intended to provide a great
focal point for the entry lobby.

The porth edge of the site, adjacent to Waterfront Park and to buildings include a buffer zone
with plantings on slope that will contribute to the privacy of patio area of units fronting the
waterfront and maintain the visual coherency of the planting on the waterfront park. This
area will include a diversity of plants (native and non-native, deciduous and Evergreen, large
and small, groundcovers, shrubs and hedges) that will be further detailed as part of the SA
agreement associated with the waterfront park/dyke construction.

Green Roofs

A green roof garden is provided on Level 3, over the pool and central lobby area. A smaller
green roof garden is also provided at this level over portion of the party room/amenity space.
These green areas will not be accessible by the residents, but will provide a soft and
interesting view from the residentiaf units above. Planting on these green roofs follow an
undulating patiern of different widths and include a combination of planting material such as
“Autumn Stonecrop” and “Cauricaula Stonecrop”.

Pearson Way Arrival Courtyard,

Main access to the site is highlighted by the hard surface arrival open courtyard area on
Pearson Way (Attachment 6. I), on the south side of the site, in front of the building(s)
lobby and indoor amenity spaces. The arrival courtyard is proposed to be finished with
special/unified pavement including pre-cast concrete on slab and accent strips of basalt axed
black stone pavers that extend to the east to tie the arrival cowrtyard and the entry area to the
north-south pedestrian mews.

The solid wall at the base of the west building on the east side of the arrival courtyard, which
encloses the mechanical and DEU rooms, is also clad in stone to tie with the surface
treatment of the arrival courtyard and accentuate the transparency of the building(s) central
lobby; plants in the continuous planter at the top of the wall are expected to spill down its
stone surface and soften the eastern enclosure of this feature arrival area.

General Site Landscaping.

At the perimeter of the site, the residential pedestrian scale of the public realm is enhanced by the
good treatment of the interface area between private decks/patios and the street along
Hollybridge Way and the north-south public pedestrian mews.

The paving, water surface areas and planting that is used in the buildings’ immediately
surroundings areas are designed to achieve a strong integration with, and to blur the boundary
with the riverfront/dike open space. Overall landscaping planting includes climate-tolerant
plants and a diversity of species that will reduce water consumption and discourage insect
infestations. The areas will be mulched to conserve moisture. Vegetated roofs will include
drought-resistant sedums and grasses.

Landscaping includes a high efficient irrigation system (smart irrigation controllers, moisture
sensors and other devices will be considered to avoid over-watering).
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The developer will provide a Letter-of-Credit for landscaping in the amount of $884,484 (based
on cost estimate prepared by Phillips-Farevaag-Smallenberg, the landscape architects for the
subject proposal) prior to the issuance of the Development Permit.

Indoor and Outdoor Amenity Areas.

» The proposal has achieved a good relationship between indoor and outdoor amenity spaces;
with the main indoor amenity spaces opening to and naturally extending to the outdoors into
the internal central water courtyard and the arrival courtyard to the building(s).

e The proposed development provides adequate indoor and outdoor amenity space on-site for
the shared use of residents 1n accordance with the CCAP guidelines.

. Total Tndoor Amenity Space provided:  approx. 801.0 m*(2,628 f1?)
~» Total Outdoor Amenity Space provided:  approx. 1,080 m? (11,633 fi?)

(Outdoor amenity space includes 180 m” (1,937.5 fi*) of deck space, 316 m” (3,400 f1°) of landscaped
islands/gardens and 585 m® (6,296 V) of reflecting water)

Specifics of the proposed type and size of the common use (indoor and outdoor) spaces provided
in the development are as follows:

Qutdoor Amenity Space.

o There are two (2) main outdoor spaces/courtyards that organize the proposed development
site plan layout. A hard surface arrival pedestrian/auto courtyard on the south side,
off Pearson Way, that is a multi-use type of space that can be partially closed to vehicular
movement in special occasions; and the central internal courtyard between the two (2)
buildings on the site that opens toward the river front at its northern end.

¢ There is a large outdoor amenity space/deck provided at the southern end of the central water
courtyard, with direct access from the cast building elevator core and from the main lobby
common to the two (2) buildings. This deck and adjacent Jandscaped/planted area is
connected to the secondary elevator/stair core of the west building and with the various small
landscaped islands on the central water courtyard by a series of bridges which provide
additional outdoor amenity space and allow access to a sun deck at the northern end of the
courtyard, overlooking the Fraser River.

o A large raised deck at the base of the east building that overlooks the building(s) arrival
courtyard, off Pearson Way, provides seating opportunities and is also an outdoor expansion
of the party room.

o In addition to the on-site outdoor amenity arcas provided, the residents will have direct
access and enjoyment of the public linear park arcas that include the pedestrian mews along
the east side and the waterfront park/dyke along the north side of the site.

Indoor Amenity Space.

o  Most of the indoor amenity space is provided on Level I, with the pool centrally located in
the lower structure that connects the east and west buildings, behind the central landscaped
atrium that i1s the main feature in the main lobby of the building(s). The party room and deck,
the meeting room and theatre are immediately to the west of the main lobby and overlook the
arrival courtyard.

¢ A gym-and yoga room is provided on Level Il in close proximity to the east building elevator
core. These facilities are accessed via elevator or direct stairs from Level 1.
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Indoor amenity space for the use of residents is provided in Levels I and f] and includes the
following:

Level I
Swimming Pool, Sauna, Hot Tub, Steam Rm. : | ¢ approx. 424.8 m* (4,573 11?)
Theatre: s approx. 32.6 m* (351 ft})
Meeting Room: e approx. 25.5 m? (275 ft?)
Party Room: e approx. 91.6 m* (986 f1?)
Level 11
Yoga Room and Gym: o approx. 129.3 m* (1,392 ft?)
Games Room: o approx. 96.9 m® (1,043 ft?)

Crime Prevention Through Environmental Design

The proposed building incorporates several of the basic CPTED design principles. In general,
the extensive use of glazing in the units and perimeter townhomes and ground level units along
Hollybridge Way and the north-south mews provide a good passive surveillance over the public
use areas. The extensive glass across the main lobby also provides good casual surveillance over
the arrival courtyard off Pearson Way. Specific CPTED features provided in the proposed
development include:

s Residential visitor and private parking stalls are separated.

e Parkade and tower stairs are separated.

Appropriate/efficient Jightings within parkade and in exit stair’s vestibules.

Painted parkade wall.

Remote control gates for parking garage entry point from arrival courtyard.

Access to the visitor parking area will be only allowed by the host.

Glass on doors and at least one (1) of the walls enclosing the elevator lobby at the parkade

levels.

o Individual suite base alarm system for the townhouses and ground floor units along the
north-south mews.

e Provisions for security cameras.

o Concierge service located at main lobby overseeing drive court area.

s Entrances to the buildings, on Hollybndge Way and the arrival courtyard on Pearson Way,
have been logically located and maintain continuous sight lines between public and private
spaces, ensuring high visibility levels.

e Good definition of public and semi-public spaces (i.e. townhouses along Hollybridge Way
and ground floor units along the north-south mews). A shallow water channel, planting,
hedges, railing and grade changes will be utilized to define and separate the pnivate area of
ground floor units and the public pedestrian corridor along the north-south mews.
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Accessibility and Aging in Place
Accessible features

All levels within the proposed development, outdoor amenity spaces and Hollybridge Way
Greenway meet the universal accessibility conditions. Ramps are provided to allow
wheelchair access from the arrival courtyard to the building(s) main lobby.

The proposal includes a total of two (2) accessible units; one (1) two-bedroom unit in
Level 1, and one (1) two-bedroom unit in Leve] 2.

Layout of these units that facilitate movement of a wheelchair in one (1) bedroom, one (1) of
the bathrooms and in the kitchen. Floor plan layout included in the architectural drawings set
will be further refined if needed.

Specific Aging-in-place features

One (1) of the bathrooms in each unit in the proposed development will be provided with
blocking in the walls to allow for installation of “grab bars”.

Automatic doors at the building entrance, with security system including monitoring
capacity.

Enterphones and signage- to have large scale buttons and large scale, high contrast lettering
and numbering.

Enterphones focated to facililate access and use by persons in wheelchairs.

Elevator controls designed for accessibility and legibility for the visually impaired.

Fire doors to be on magnetic holdbacks, with no doorframe in the centre of the doors.

All doorways (including entry doors to residential units) to provide a desirable clear opening
of not less than 915 mm (3 f1.), but in no case less than 855.0 mm.

Provision of single occupancy, wheelchair accessible washrooms in common areas.
Adequate, accessible, outdoor garden and patio space for residents’ access and use.
Wheelchair access to parking areas.

Parking, Loading and Garbage/Recycling Collection.

The total number of parking spaces provided for the proposed development is 384 parking
spaces, with 361 spaces provided on-site. The residents/visitor parking breakdown includes
349 residents (208 parking spaces required) and 12 visitor parking spaces provided on-site
and 23 additional visitor parking (35 parking spaces required) provided off-site, on 6622
Pearson Way (Lot 12). :

The total residents parking (349 spaces) include:

« 303 standard size parking spaces, including five (5) universally accessible parking
spaces (meet the 2% of required parking) and 46 small car parking spaces (below the
allowed 50% of the required parking)/

. Of this total, 88 parking spaces are provided in 41 private garages that include 2 (two)
one-car garages, 31 two-car garages and eight (8) three-car garages.

Breakdown of the 35 visitor parking provided to serve the needs of the proposed
development is as follows:

- 12 visitor parking spaces on-site in Level P1 that includes one (1) universally accessible
parking space (meet the 2% of required parking) and 23 additional visitor parking
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spaces available of-site on 6622 Pearson Way (Lot 12), which were secured by a legal
agreement as part of Development Permit DP 11-587896.

e Secunty O/H gates are provided at Parking Level P1 to separate visitor parking area from
residents parking.

¢ Only access to the visitor parking area and residents parking levels, as established by the
Rezoning Considerations associated to the rezoning of these lands, is provided from
Pearson Way, through, and along the eastern side of the arrival courtyard. This 1s also the
access route for trucks to serve the garbage compactors and recycling holding rooms.

e A loading bay that can comfortably accommodate a SU-9 truck (medium size) and the
required recycling carts for the proposed development is provided at the base of the west
building. This loading bay, which meets the dimensions and overhead clearance operational
requirements, has direct access from Pearson Way.

e The applicant has also demonstrated that adequate tuming radius is being provided for trucks
manoeuvring in and out of the loading space. Transportation Engineering has reviewed the
proposal and loading area configuration and has found it acceptable.

e There are two (2) garbage/compactor and recycling rooms provided to serve the needs of the
proposed development; they are located on Parking Level P2 for the west building and on
Level P1 for the east building. Garbage 1s delivered to the garbage/compactor rooms via a
vertical chute that is accessed fror a small room located beside the elevator core on each
residential floor of each one of the buildings.

¢ All garbage pickup will be via a private company, which has specialized trucks and
equipment that will allow convenient access to the entire underground parking garage. The
developer will provide the equipments required for taking the recycling carts from the
parking levels to the holding area within in the foading bay area on the south side of the west
building; which can accommodate up to 25 recycling carts.

o Parking and Joading provided meet the parking requirements of the Zoning Bylaw and also
satisfies the Rezoning Considerations requirements.

Public Art

The applicant is working in close contact with the City Public Art Coordinator to formalize the
process that will see the implementation of Phase II of the Public Art Master Plan for the
applicant’s River Green Village, which encompasses development of the lands between the
Richmond Olympic Oval and Gilbert Road/Dinsmore Bridge.

Phase II — “Hollybridge Way and Waterfront Park” is proposed to be implemented in
coordination with and in conjunction to the development of Parcel 9, the subject development
proposal, and Parcel 10 located immediately east.

o Atotal of $176,874.00 (based on $6.64/m> over a total development area of 27,386m°%) is
being contributed in association with the proposed development for implementation of
Phase 11 of the Public Art Program. The proposal is for an integrated art and heritage
interpretation of the area aiming to express the history and heritage of the place, including:
Early Settlers, CP Rail and Industrial uses, Riparian Ecology, Cultural Landscape and
Agriculture.
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The Public Art concept agreed in principle by the developer and the City includes Public Art
piece (s) that would highlight the gateway to the waterfront park/dyke at the end of
Hollybridge Way; in the upper and/or lower plaza, or integrated into the design of the future
pier.

At this moment, options are being investigated 1n regard to the provision of a Public Art
component to be provided on the waterfront and/or Hollybridge Way in conjunction with the
subject development at 6611 Pearson Way (Lot 9), or achieving a stronger, iconic Public Art
statement made at the moment that the Pier, and/or Lot 10 are developed. This Public Art
would then be funded by the combined Public Art contribution to be made in association
with these two (2) sites.

Affordable Housing

This proposed development is not required to incorporate affordable housing units in the
proposed buildings. Affordable housing component, with a total area of 3,943.6 m?, to satisfy
the affordable housing component for the Village neighbourhood east of the Richmond Olympic
Oval is to be provided on Parcel 13 [Area “M” in the “High Rise Apartment and Olympic Oval
(ZMU4) — Oval Village (City Centre)” zone of the Richimond Zoning Bylaw].

The applicant will provide a Letter of Credit in the amount of $2,461,028 (calculated on the
base of $4.0/ft* on the total residential area (615,257 ft) in the proposed developments on
6611 Pearson Way-“Lot 97 (294,790 f*) and 6622 Pearson Way -“Lot 12” (320,467 f%) to
secure the developer’s commitment to providing a “stand-alone” affordable housing building
on Lot 13.

Sustainability Aspects of the Proposal

Leadership in Energy and Environmental Design (LEED):

The CCAP requires that development project applications greater that 2,000 m? in size, demonstrate

compliance with LEED Silver (equivalency) or better, paying particular attention to features
significant to Richmond (e.g., green roofs, urban agriculture, district energy, storm water
management and quality).

The proposed development is being designed to LEED Silver equivalent standards. The
objective of LEED is to implement measurable green building design, construction,
operations and maintenance. Stantec Consulting Ltd., the LEED consultants for this project,
has indicated that the proposed development has been assessed against seven (7) LEED
categories in determining their level of performance for this proposal.

The LEED Scoreboard (Attachment 7) and Strategy Report submitted by

Stantec Consulting Ltd. indicate the strategies being put in place for the proposed
development currently are targeting between 50 and 60 points (Silver). This scoreboard
illustrates the range of strategies and measures the project is considering at this Development
Permit stage of the design.
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e Asadditional adjustiments may be required as the detailed design proceeds to a Building
Permit set of drawings, these assumptions will be validated and the feasibility of certain
options revised as the detailed design progresses. Final, formal LEED scoreboard and
Strategy report will be submitted by the applicant with the Building Permit application to
confirm that the development will achieve LEED Silver equivalency.

District Energy Utility (DEUY:

The CCAP encourages the coordinated planning of City infrastructure with the aim of advancing
opportunities to implement environmentally responsible services in areas undergoing significant
change, such as the Oval Village.

On this regard the proposed development has been designed and will be built to facilitate its
connection to a DEU in the Oval Village after tlus utility becomes operational, as follows:

o Asthe DEU system in this area is expected to be “heating only” supply, with no cooling
function, the building’s Heating and Domestic Hot Water systems have been designed to be
able to use the “DEU” supply. As it is possible that the “DEU” system will not be in
operation when the project is completed, the proposal includes boilers for the heating source
match the “DEU” system’s design requirements (winter at 95° C and summer at 65° C) in
order that the system can be switch over easily in the future.

e The domestic hot water system will be centrally supplied from the roof storage tanks to each
of the fixtures that require hot water supply through a scparate set of heat exchangers.

¢ The heating supply source can also be switched from the boilers to the “DEU” supply. The
proposal includes a “DEU Room” for the City, a mechanical room for the transfer purmps and
a pair of piping from the “DEU Room™ to the roof mechanical rooms where the boilers and
heat exchangers are installed. The proposed “DEU Room™ has been reviewed and accepted
by the City already.

¢ Legal agreement(s) will be required to cover all aspects associated with the commitment to
connect to and service the proposed development via the Oval Village District Energy Utility

(DED).

Sustainability. Site Planning - Architectural.
Design aspects of the proposed development that address and respond to basic sustainability
principles include:

¢ Developing on previously developed land.

e Provision of bicycle storage spaces for residents.

» High efficient Low-E glazing, large overhangs, relatively deep balconies and eyebrows that
contribute to minimizing heat gain.

o AtJeast 20% of the materials will be locally sourced and at least 10% of the materials used in
the building will be recycled matenals.

¢ Low Volatile Organic Compound (VOC) emitting materials and low flow tojlets, showers
and lavatories will be used in the building.

o The building aims to achieve at least 23% savings in energy conswmnption and a 10% in
energy cost savings.

o Landscaping includes a high efficient irrigation system (smart irrigation controllers, moisture
sensors and other devices will be considered to avoid over-watering) in all common
landscaped areas.
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o Large trees along Hollybridge Way and double trees along the north-south mews on the east
side of the site, in addition to rooflop over lobby and pool/central amenity area, will
contribute to reduce the heat island effect.

Sustainability - Landscaping
Landscaping features that contribute and reinforce the sustainability response of the proposed
development include:

¢ (Climate-tolerant plants and diversity of species will contribute to reduce water consumption.

e Pervious paving and groundcover provided under street trees along Hollybridge Way and the
north-south mews for storm water infiltration.

e A high efficiency urigation system provided in all residential common landscape areas.

e Green roofs will be installed on Level 3, over the poll and lobby to the building(s) that will
coutribute to reduce heat island effect and will include drought-resistant sedurns and grasses.

e Proposed Jarge trees along Hollybridge Way and rows of trees along the north-south mews
will provide shade to reduce heat island effect.

» Cliroate-tolerant plants and diversity of species will reduce water consumption and
discourage insect infestations.

o Soft landscape area will include native plants and mulched soft landscaped to conserve
moisture.

Noise Related Aspects Related fo the Proposul.

The Aircraft Noise Sensitive Development Policy (ANSD) includes the subject site within

Area 2: High Aircrafi Noise Area. This designation pernits all new aircraft noise sensitive land
uses, except single-family, provided that a restrictive covenant is registered on Title, submission
of an acoustics report, noise mitigation measures incorporated in the construction and other
required design guidelines are being met at Development Permit (DP) and Building Permit (BP)
stages. On this subject, actions undertaken as part of the Development Permit review process
include:

s In response to the current Official Community Plan (OCP) Section 3.6.3 “Noise
Management”, Brown Strachan Associates Consulting Engineers in Acoustics was retained
by the applicant to conduct an acoustical study of the proposed residential development for
the purpose of inaking an assessment of noise levels on the subject site and recommend
sound mitigation measures to meet the City of Richmond design requirements, as outlined in
Section 5.4 and Section 5.17.3 of the Zoning Bylaw.

e The acoustics report submitted identifies noise attenuation measures and concludes that,
provided the recommendations in the report are implemented, the development will meet the
City of Richmond’s OCP interior design noise level criteria.

¢ Some of the most important recommendations included in the report are, among others:

o Glazing upgrades for windows and doors, indicating recommended thickness and
potential strengthening of glass to meet the maximum size requirements of the Code.
o Good quality airtight weather-stripping on exterior doors and windows.
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In addition, and in response to the recommendations indicated above, Yoneda & Associates, the
mechanical engineering consultants for the applicant, have confirmed that the proposed '
development will be full air-conditioned, with the design temperatures of at 21 degree Celsius to
24 degree Celsius and a relative humidity at about 55% therefore, complying with the “ASHRAE
55-2004” requirements with the windows closed.

Confirmation that the Brown Strachan Associates Acoustical Evaluation report
recommendations dated March 20, 2012, have been incorporated into the construction
drawings will be required at the Building Permit stage.

Minimum Flood Plain Elevation

‘Flood Plain Designation and Protection — Bylaw No. 8204 establishes the flood plain
elevation for this site at 2.9 m (9.51 ft.) geodetic. Level | street-oriented units, along the
Hollybridge Way frontage are at and comply with the lowest permitted habitable floor
elevation.

The Jower parking level in the building, parking levels P2, includes most of the bicycle
storage lockers, recycling and garbage storage room and garbage compactors. These are uses
permitted to be below the flood plain under the bylaw.

The mechanical and electrical rooms, including the room allocated for the future District
Energy Unit within the building, are located at 2.9 m (9.51 ft.) Flood Construction Level
(FCL) in the area.

Engineering Works

The following Servicing Agreements associated with the subject development proposal that are
required for the developer to enter into prior to the issuance of a Development Permit are:

Servicing Agreement for the design and construction of Phase I of the Waterfront Park.
Servicing Agreement for construction of the north portion of Hollybridge Way, including the
greenway.

Servicing Agreement for design, construction of dike upgrades.

Servicing Agreement for construction and installation of Servicing works.
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Conclusions

The proposed development has successfully addressed and responded well to the-urban design
objectives for the Richmond Oval Neighbourhood, with buildings of distinctive massing and
high quality and refined architectural design that harmonize and interface well with the adjacent
structure of the Richmond Olympic Oval and the waterfront. The proposal is also making a
strong contribution to the implementation of the Waterfront Park Plan that sees the full
development of the riverfront as a main recreational area associated to the city centre. Staff
recommends approval for the subject development, as the proposed buildings will set a standard
for high quality design in the area.

ersar Planser 3-Urban Design
(604-247-4620)

FM:blg

Attachment 1: Development Application Data Sheet

Attachment 2: Advisory Design Panel Minutes of Meeting

Attachment 3: Shadow Studies

Attachment 4. Dike Upgrading Plan

Attachment S: Waterfront Park development Concept

Attachment 6. A, B, C.... Open Space Components of Waterfront Park Phase I
Attachment 7: LEED Scoreboard

Aftachment 8: Development Permit Considerations

3798679



Development Application Data Sheet

Development Applications Division

DP 11-587954 Attachment 1

Address: 6611 Pearson Way ~ Parcel 9

Applicant. Oval 8 Holdings Ltd. Owner; Oval 8 Holdings Ltd.

Planning Area(s): City Centre Area Planning — Richmond Oval Neighbourhood

Floor Area Gross: 29,970 m? Floor Area Net: 27,386 m?
| Existing | Proposed
Site Area: 8,460 m* 8,460 m*
Land Uses: Multiple Family Residential Residential Muiti-Family
OCP Designation: Urban Centre (T5) Urban Centre T5
“High Rise Apartment and “High Rise Apartment and
Zoning: Olympic Oval (ZMU4) — Oval Olympic Oval (ZMU4) — Oval
Village (City Centre)” Village (City Centre)’
Number of Units: vacant 173 dwelling units
Bylaw Requirement Proposed Variance
No variance
required subject
to FAR of
remaining parcels
. 3.12 FAR contrbuting a
Floor Area Ratio: 3.0 FAR for all Pgrcels (27,386 m?) combined max.
east of the Olympic Oval 3.0 FAR for all
sites to the east
of the Olympic
Oval
Lot Coverage: Max. 45% 39% None required
Setback — Front Yard: South Min. 3.0 m 30m N/A
(Pearson Way)
Setback — Side Yard: West .
(Hollybridge Way) Min. 3.0 m 3.06 m N/A
gimﬁ\‘;;wss';je Yard: East (North- Min. 3.0 m 18.30 m N/A
(5.8 m to PROP-ROW)
g:trt;/agilf(g Rear Yard: Waterfront Min. 3.0 m 4A8m N/A
(3.6 m to PROP ROW)
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Max. 25.0 m (geodet.)
within 50.0 m of north
PL; higher if conditions

Height (m): met through DP Process 266 m N/A
Max. 45.0m after 50.0 m
from PL
Lot Size: 7,800 m? 8,460 m? N/A
Off-street Parking Spaces —
(Residents) 208 349
35 35

Off-street Parking Spaces -
(Visitors)

(required minimum 12
spaces on-site with
remainder on Lot 12)

(12 spaces on-site and
23 spaces on Lot 12)

Total off- street Spaces: 243 384

Off-street Parking Spaces — 5 5

Accessible (Residents): (2% of required parking) (2% of required
parking)

Off-street Parking Spaces -
Accessible (Visitors):

1
(2% of required parking)

1
(2% of required

parking)
Bicycle Parking (Class 1) 217 364
(1.25/dw)
Bicycle Parking (Class 2) 35 35
Amenity Space ~ Indoor: Min. 70 m? 801 m?
Amenity Space — Outdoor: 1,038 m? 1,080 m?

(6 m*/dw unit)
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Attachment 2

Excerpt from the Minutes from
The Design Panel Meeting
Wednesday, July 5, 2012 — 4:00 p.m.

Rm. M.1.003
Richmond City Hall

Tume: 4:00 p.m.

Place: Rm. M.1.003

City of Richmond

Present: Kush Panatch, Chair

Simon Ho, Vice-Chair
Joe Fry

Tom Parker

Sherri Han

Hal Owens

Also Present: Francisco Molina, Senior Planner, Urban Design

Edwin Lee, Planner
Rustico Agawin, Committee Clerk

Absent: Thomas Leung

Cst. Greg Reimer
Steve Jedreicich
Matthew Thomson

The meeting was called to order at 4:04 p.m.

1.
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MINUTES

It was moved aud seconded .
That the minutes of the meeting of the Advisory Design Panel held on Wednesday, June

20, 2012 be adopfed.

CARRIED

DP 11-587954 — 2- tower (twelve and fourteen -storey) hi-rise devclopment with 170
apartments

APPLICANT: IBI/HB Architects

PROPERTY LOCATION: 6611 Pearson Way  (ASPAC Lot 9)

Applicant’s Presentation

Architect Martin Bruckner, IBI Group, and Landscape Architect Chris Phillips, Phillips,
Farevaag and Smallenberg, presented the project on behalf of the applicant.
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Panel Discussion
Comments from the Panel were as follows:

a very elegant project and the most handsome of all the phases;

Noted and thank you.

no problem with massing stepping down; corner resolution is fantastic;
Noted and thank you.

keep the design of the mechanical rooms as clean as possible;

Noted and thank you.

nice to see that the amenity room is adjacent grade; adds a sense of community
and place;

Noted and thank you.

spines are interesting but need a little design development; consider angling on
either side; consider avoiding “knife- like” forms;

The “knife- like” form is avoided by not alternating the angle of the waterfront
balconies, which also reduces the mass of the building. The balconies are now
in tune with the staggered massing of the towers, creating a directional force
that is more focused and simple, particularly when viewed from the dike.

geometry is intriguing; make something specjal happening at the end of the pier;

The conceptual form of the pier has been revised to reflect currents in the
river. Docks, a floating walkway and articulated bridges were added to connect
the pier with the western most of the three promontories enabling people to go
down to the river, as well as transient moorage for boaters to visit the park and
River Green Village neighbourhood.

a high quality project; don’t see anything that needs too much work;
Noted and thank you.

applicant has appropriately addressed previous comment regarding the site plan
not respecting the existing grade of the Oval,

Nofted and thank you.
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there should be something that should tie the various phases of the whole
development together; the whole development phases should appear as one
single development with the various phases having the same high level quality;

In general, both Parcel 9 and 12 have the following architectural elements that
tie the phases together as a family:

\.  Stepping forms towards the River
i. White stone at the main entrance lobby
11l Vertical window wall elemenis from ground level lo penthouse
massing

beautiful project; consider providing more than two accessible units; staff
indicated that it makes sense to provide the same number of accessible units as
the number of accessible parking provided in the development,

Noted, but two is the minimum requirement, which we have met.

incremental moves and small changes made by the applicant resulted in vast
improvement to the project;

Noted and thank you.

look at planting plan and contrast between cleanliness of buildings and the
riparian {andscape; discuss planting matenals with Parks as it appears a bit flat
along the riverside of the proposal,

A planting strategy has been provided by PGL environmental consultant and
reviewed by City's park and environmental departments. Tlhe plant materials
will be a mix of native shrubs und hedges. Tree species will include English
oaks, white birch and Douglas Fiy. Refer to River Green Village Waterfront
Park report for defails.

would be nice for platforms that work their way out towards the water to have a
gesture to the public that allows a view for passershy; would improve the edge
condition along the water;

The pier has been extended oul towards the water. The pier and the additional
floating walkway & docks will allow the public to view and access the water.

proportion of Jawn, paving and planting are equal in the park site; one should
take precedence over the other;

Based on the comments from City staff, the lawn has been replaced with
ecobenches for environmental value. Planting takes precedence.

form of the public pier is dramatic and a great place for public art;

The public art and heritage interpretation will be integrated into the pier
design by a selected artist under separate process.
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effective use of the curtain wall and different glazing to break up and
differentiate massing;

Noted and thank you.

good use of high quality materials; provides a nice image, character and feel to
the building;

Noted and thank you.

use of wood and stone is welcome but they tend to be applied as decoration (like
paint) rather than to articulate the various massing; however, overall, they serve
to break up the massing;

We have carefully studied the stone areas and refined the design by
eliminating the stone where it was more of a decorative application, and we
have kept the stone where it was more of a natural application that conformed
fo the building’s massing.

We are also considering removing the “decorative’ wood pattern metal soffits
to keep the design more pure in ifs intention.

water feature is individual for each of the proposed sites; would be nice if they
could be linked together to reflect the sloughs that traversed the site in the past;

The sloughs that traversed the site in the past will inspire the design of the
children's play area set along the north edge of lofs 9 and 10.

open space design is good especially water features, car entry court and parking
levels access from the local street between north and south sites;

Noted and thank you.

appreciate the applicant’s efforts to address the previous comments of the Panel;
Noted and thank you.

appreciate the high level of quality of information presented by the applicant;
Noted and thank you.

pleased to see how the applicant intcgrated some of the design components of the
other phases into Parcel 9;

Noted and thank you.

overall development is well done; respectful to the Oval; there is no need for the
building stepping down; one of the interesting components of Parcel 9 is the
two-storey “lantern” hanging into the air; would stand out when lit up and would
be very visible from the dike;

Noted and thank you.
design of Parce] 9 complements the adjacent phase to the south;

Noted and thank you.
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appreciate the new level of quality of the materials, design and construction
brought into Parcel 9;

Noted and thank you.

hope that the ¢elegant and sumple design of the pier wil) be carried on and survive
the commments from various stakeholders of the project; present design is a grand
end to Hollybridge Way; and

The pier has been revised to accommodate the comments while the elegant and
simple design of it is still being carried on.

consider providing rmore seating areas/places to stop in view of the number of
users and pedestrians along the dike.

Benches will be provided on the pier, the upper pluza, and the three
promontories. A long terraced seat wall will be located along the dike path and
adjacent to the western most of the three promontories.

Paue! Decision
It was moved and seconded

That 11-587954 be supported to move forward to the Development Permit Panel subject
to the applicant giving consideration to the comments of the Panel.

CARRIED
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SHADOW DIAGRAM. SEPTEMBER 21
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ATTACHMENT 8

AL City of
" 7 : y Development Permit Considerations
RlChmond Development Applications Division

6911 No. 3 Road, Richmond, BC V6Y 2C1

i}

R
A

Address: 6611 Pearson Way File No.: DP 11-587954

Prior to approval of the Development Permit, the developer is required to compiete the
following:

[. Receipt of a Letter of Credit for landscaping in the amount of $884,484 based on the preliminary cost
estunates provided by Phillips - Farevaag - Smallberg, the Landscape Architects for the proposed
development. (This estimate includes hard and soft landscaping, labour and 10% contingency).

2. Satisfying the provisions of “No Development™ Covenant (BB1991737) as it relates to Environmentally
Sensitive Areas Development Permit as the Water[ront Park Design Concept Plan involving the
Waterfront Park, Dike and the portion of the Pier associated the subject development is acceptable to
City staff and these works being exempt of a ESA Development Permit(s )* under Sub-Section 14.).6.2
of the Official Community Plan (OCP).

3. Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to Phasing upon
issuance of a Development Permit for 6622 Pearson Way (“Parcel 12”).

4. Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to the District
Energy Utility, provided the developer registers new legal agreement(s) to secure the developer's
commitment to connect 6611 Pearson Way (“Lot 9”) development to the Oval Village District Energy
Utility (DEU), as indicated below:

a) No BP will be issued unless the building is desigoed to facilitate future connection to the Oval
Village District Energy Utility (DEU);

b) That upon operation of an Oval Village District Energy Utility (DEU) the development will be
required to connect to the DEU including entering into appropriate Service Provision
Agreement(s) and Statutory Right-of-Way (s) or alternative legal agreements as required to the
satistaction of the City;

¢) That should an Oval Village District Energy Utility (DEU) be in operation prior to the City
granting final BP inspection granting occupancy that no such final BP inspection granting
occupancy will be issued until the developer has entered into appropriate Service Provision
Agreement(s) and Statutory Right-of-Way (s) or alteynative legal agreements as required to the
satisfaction of the City.

5. Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to the Waterfront
Park-Phase 1 upon the developer entering into a Servicing Agreement*, secured via a Letter(s) of Credit
in the amount of $726,231.45, for the design and construction of Phase I of the City owned park along
the riverfront extending along the north side of the site.

Note. No Occupancy Peonit will be granted on 6611 Pearson Way (“Lot 9%) until the works are
completed to the City’s satisfaction.

6. Discharging Statutory Right of Way BB1991703 for that portion along the north property line, adjacent
to Waterfront Park from 6611 Pearson Way (“Lot 9”) upon registration of the following (PROP) Public
Right of Passage Statutory Right-of-Ways (**Replacement SRW?”) to the satisfaction of the Senior
Manager, Parks and the Director of Development:

a) for that portion located at the northwest corper of the site [661) Pearson Way (“Lot 9], as
generally 1dentified as Area “A” in “Sketch A”, for the purpose of facilitating seamless linkages
and public access to the waterfront park. This PROP statutory Right-of- Way to provide for the
following:

1. 24-hour-a-day, universally accessible, pedestrian, bicycle, and emergency and service
vehicle access, together with related uses, features, utilities, and bylaw enforcement;

3754942



1il.

iv.

-2

The design and construction of the Statutory Right-of-Way to be the responsibility of the
owner, 1o the satisfaction of the City.

No encroachments will be allowed under, upon or over (as the case may be) the (PROP)
Statutory Right-Of-Way;

Maintenance of this (PROP) Statutory Right-Of-Way will be the responsibility of the City.

This (PROP) Statutory Right-of-Way will be fully defined by a survey plan following
completion of the proposed development, prior to granting an Occupancy Permit.

b) for that portion located at the northeast comer of the site {6611 Pearson Way (“Lot 9], as
generally identified as Area “B” in “Sketch A”, for the purpose of facilitating seamless linkages
and public access to the waterfront park. This PROP statutory Right-of- Way to provide for the
following:

ill.

v.

24-hour-a-day, universally accessible, pedestrian, bicycle, and emergency and service
vehicle access, together with related uses, features, utilities, and bylaw enforcement;

No other encroachment than a parking structure concealed below finish grade of the
(PROP) Statutory Right-Of-Way will be allowed; provided that such encroachments do not
compromise the City’s intended public use or enjoyment, design quality or landscaping of
the SRW Area’s public open space;

The design, construction and maintenance of the Right-of-Way and all associated liability,
wil] be the responsibility of the owner, to the satisfaction of the City;

This (PROP) Statutory Right-of-Way will be fully defined by a survey plan following
completion of the proposed development, prior to granting an Occupancy Permit.

c) for that portion of approximately 12.5m wide and 80.06 m long along the east property line of the
site [6611 Pearson Way (“Lot 9”)], generally identified as Area “A” in Sketch “B*, for the purpose
of providing public access to the City’s waterfront park and open spaces while reinforcing the
relationship between the waterfront park and the developer’s proposed buildings and associated
private outdoor spaces. This PROP Statutory Right-of-Way to provide for the following:

L.

iil.

.

24-hour-a-day, universally accessible, pedestrian, bicycle, and emergency and service
vehicle access, together with related uses, features, utilities, and bylaw enforcement;

providing a public open space area equivalent to the area of the buildings and associated
private outdoor spaces that encroach onto the SROW being discharged, generally identified
as Area “C” in “Sketch A”

No other encroachment than a parking structure concealed below finish grade of the
(PROP) Statutory Right-Of-Way will be allowed; provided that such encroachments do not
compromise the City’s intended public use or enjoyment, design quality or landscaping of
the SRW Area’s public open space;

The design, construction and maintenance of the Right-of-Way and all associated liability,
will be the responsibility of the owner, to the satisfaction of the City;

This (PROP) Statutory Right-of-Way will be fully defined by a survey plan following
completion of the proposed development, prior to granting an Occupancy Permit.

7. Discharging Statutory Right-of-Way BB1991708 re. for that portion along the west property line of
6611 Pearsou Way (“Lot 9”) required for the Hollybridge Way Greenway upon the developer
registering a (PROP) Statutory Right-of-Way along the southernmost portion of the west property line
of 6611 Pearson Way (“Lot 97), as generally identified as Area “A” in “Sketch C”, for the purpose of
reflecting the final variable width (minimum of 7.0 m wide) of the Hollybridge Way Greenway along
the west side of the development site. This amendment to provide for the following:

1.

3194942

24-hour-a-day, universally accessible, pedestrian, bicycle, and emergency and service
vehicle access, together with related uses, features, utilities, and bylaw enforcement;

No encroachments will be allowed under, upon or over (as the case may be) the (PROP)
Statutory Right-Of-Way;
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-3

The design and construction of the Right-of-Way and all associated liability to be the
responsibility of the owner, to the satisfaction of the City;

Maintenance of this (PROP) Statutory Right-Of-Way wil] be the respensibility of the City.

This (PROP) Statutory Right-of-Way will be fully defined by a survey plan following
completion of the proposed development, prior to granting an Occupancy Permit.

8. Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to Road and
Related Improvements, subject to:

a)

b)

c)
d)

Entering into a Servicing Agreement* secured via a Letter(s) of Credit or cash-in-lieu, for the
design and construction of the north portion of Hollybridge Way (extending from its
intersection with Pearson Way to and including the tum-around to the front edge of the stairs to
the pedestrian plaza at its northem end), from the far-side curb to the west property line of 6611
Pearson Way (“Lot 9”), including the full width of the Hollybridge Way Greenway, and the
completion of Pearson Way, from the near-side curb to the inside edge of the sidewalk, and site
servicing connections.

Completion, to the City’s satisfactioo, the “interim” River Road connecting the existing River
Road east of Gilbert Road with the intersection of Gilbert Road and new River Road (i.e.
former CP Rail corridor).

Entering into a legal agreement which provides for the removal of the Interum Road,

Receipt of a Letter of Credit in the amount of $100,000 to be held by the City for a term of not
more than 10 years, for the removal of the “interim” road when no longer required for
transportation purposes.

9. Satisfying the provisions of “No Development™ Covenant (BB1991737) as it relates to Public Art,
provided the developer provides a conceptual design, implementation and management plan in
accordance with the Public Art Plan, has entered into a Public Art Agreement to the satisfaction of the
City, and the City receiving a Letter-of-Credit and/or cash-in-lieu associated with the implementation
of the coordinated Public Art Program (Phase II) in the amount of of $176,874 (based on a $6.46/ m’
contribution on the proposed 27,386 m” of built area).

10. Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to the design and
construction of a 464.5 m2 Child Care facility, to be completed to a tumkey level of fiaish on “Lot
13>, as per accepted “Child Care Terms of Reference™, upon the City:

)

b)

Receiving a voluntary contribution to the City’s Child Care Reserve fund in the amount of
$100,000 for the purpose of advancing the provision of Child Care initiatives in the City and;

Receiving a Letter of Credit or cash-in-lieu in the amount of $50,000 to secure the developer’s
commitment to providing a 464.5 m2 Child Care facility, at the sole cost of the developer,
completed to a tumkey level of finish on “Lot 13” as per accepted “Child Care Terms of
Reference”.

11. Satisfying the provisions of “No Development Covenant” (BB1991737) as it relates to the provision of
a 3,943.6 m2 of affordable housing on Lot 13 upon the City receiving a Letter of Credit or a cash-in-
lieu contribution in the amount of $2,461,028 equivalent to $4.0/f7 on the total residential area
(615,257 fi* ) in the proposed developments on 6611 Pearson Way-“Lot 9” (294,790 ft’) and
6622 Pearson Way -“Lot 12” (320,467 ft®) to secure the developer’s commitment to providing
a "stand-alone", four-storey affordable housing building, at the sole cost of the developer, completed to
a turnkey level of finish on “Lot 13™.

12. Satisfying the provisions of “No Development™ Covenant (BB1991737) as it relates {o the design and
construction of raising the (Phase [} dike crest along the north side of 6611 Pearson Way (Lot 9”) from
existing grade to 4.7 m geodetic, including ftransition areas, upon the developer entering into a
Servicing Agreement(s)*, secured via a Letter(s) of Credit, with the City contributing a fix amount of
$68.310 to Phase I of the dike works.
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14.

4.

. Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to construction of

the pier near the foot of Hollybridge Way as per the “Waterfront Park Design Concept Plan” approved
by the City, upon receipt of a voluntary contribution to the City in the amount of $1,000,000.

Satisfying the provisions of “No Development” Covenant (BB1991737) as it relates to Water, Sanitary
Sewer, Storm Sewer and Related Improvements upoa the developer entering into a Servicing
Agreement(s)*, secured via a Letter(s) ol Credit for the design, construction and installation of the
Servicing Works.

. Satisfying the provisions of “No Development” Covenant (BB 1991737) as it relates to the City’s

community planning program upon receipt of a voluntary contribution to the City in the amount of
$100.000.

. Discharging “No Development” Covenant (BBi991737) upon the developer satisfying the

Development Permit Considerations listed above,

. Submission of a Title Summary report identifying the existing charges on litle and coafirming

substantial registration of legal agreements associated with this Development Permit (DP 11-587954)
and Rezoning (RZ 09-460962)

Prior to Building Permit Issuance, the developer must complete the following requirements:

1.

[ O]

Submission of a Construction Parking and Traffic Management Plan to the Transportation Division.
Management Plan shall include location for parking for services, deliveries, workers, loading, application
for any lane closures, and proper construction traffic controls as per Traffic Control Manual for works on
Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570.

Incorporation of accessibility and aging-in-pJace measures in Building Permit (BP) plans as determined
via the Development Permit process.

Confirmation that the acoustic and mechanical recommendations by Brown Strachan Associates
Consulting Engineers in Acoustics, consultant for this project, have been incorporated in the construction
drawings.

Confirmation that the project will be built to Silver LEED or equivalent as per LEED Scoreboard and
Strategy report by Stantec Consulting Ltd., the LEED consultants for this project, have been incorporated
in the construction drawings.

The applicant js 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.

Submission of a construction traffic and parking management plan to the satisfaction of the City's
Transportation Division (htip://www.richmond.ca/services/ttp/special.htm

Note:
*  This requires a separate application.

s Where the Director of Development deems appropriate, the preceding agreements are to be drawu not only as
personal covenants of the property owner but also as covenants pursuant to Section 219 of the Land Title Act.

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and
epcumbrances as is considered advisable by the Director of Development. All agreements to be registered in the
Land Title Office shall, unless the Director of Development determines otherwise, be fully registered in the Land
Title Office prior to enactment of the appropriate bylaw.
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ichmond Development Permit

No. DP 11-587954

To the Holder; OVAL 8 HOLDINGS LTD.
Property Address: 6611 PEARSON WAY (PARCEL 9)
Address: C/O UNIT 101 - 6500 RIVER ROAD

RICHMOND, BC V6X 4G5

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 #48 attached hereto.

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

5. Asa condition of the issuance of this Permit, the City is holding the security in the amount of
$884.,484 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 retumed. 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 onc year after inspection of the completed landscaping in order to ensure
that plant material has survived.

6. Ifthe 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 retumed in full.

3798679



Development Permit
No. DP 11-587954

To the Holder: OVAL 8 HOLDINGS LTD.
Property Address: 6611 PEARSON WAY (PARCEL 9)
Address: C/O UNIT 101 - 6500 RIVER ROAD

RICHMOND, BC V6X 4G5

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

3798679



—_ o A
—_— - =4
g Lt B
v =
= g =
N (] £
< L= O
oy =
2 5 £
~ -
a 2 3z
—_ = <
< o E
£ Z @
B > by

Q =
o o z

i)
1]

DP 11-587954
SCHEDULE “A”

3|

WY
1 o

TMINSTER

WE S

/A,
A\




EEEEEEEEEEEEEEE

Looy
A {1 n il A¥ SIE m..— |71 £E1 1 _E LIS E
= g T T 3 T - g E7]
4 = ) £ 23 = 3 GEv |, = s, %]
N 834 . . 2 : i
——— 1 ] & 3 & 3] s = — e
—— 3 1653 w2 @ |owt - - e
———=] 3 [ 3 2 gireaing : Giiz
] [ 3 [+ LR = = 1753
e o o 56 <z f7] BT = - 619
g [ #iL iz [oisT - = 0e8
el T " [ [ T_.” ¥ = = =1
12 r T oL - 0 173
IuﬂnA E i) r (3 [ {115 - - 1T []
== i i y: o4 Fiy nn R - : ) [
|..| aIn 1 m % ne [3 m - = Wﬂ... w_w
m 3 I X =
L ¥hil = € K | 25 = = 355 "
— [ TVIOL | v Swieg L] TR W L ]
svd ) .
[em_ emy T3 55 S0z [T} orisE = [2Ta3) VidL
9 TrET Wm - m.rl [ [
628, Zi i i3 o8
[7a) 48 ¥ 50" 0¥ ROl ..mm
Q wE L 10 ¥e i i T ¥
- Y i8 =0 S0 0% 14
.y 1 o ”: OiE [0S TEuL .mn
L 10 i ST S8 FLE . T
o [ [E5) -5 L
L/L 6 (2203 [ ¥ 4 [ LLRE m [
i " [ [0 [0 1 [}
N ot e 3 o e -
) [ [ oF [ i |
—_V ¥ [ [ I €5 TS [T ] v
= = - = = ] 401
._.% BN IR IO 11010 v
0 G
3 = =" (L MR LY
o S T 0 =) [ v YL Hin REZTTY
19 o> - 2 73 0L 0 06 WL LY R]
I = z = BOZ B0z | [
= I s it BEL s (1] 7]
[ o - vE o o7 Wil |
= i) - 3 Sov o [ [Z1]
e i) ; [ 4 o i | WM
= - D 3 0iE oI oF 0L 4
B I3 - Fil o Ed WL 3
<o v - 4 [ o e |6
(25 ] - ¥E [ 060 wgar | b
773 .m G 3 o o G|
900 . ¥ 0z (73 gt o
3 L = - [ Sit €5 5] oo | 00 3
B - g B = - - & 904
. P gng) Reueary| i | LoPAeT|
W) NOLLYTNITYI OUL WM YINY HOO 14
B DT WO 1 - T £ A
wadl e e
-y Smmmaty g g LI MOWELIS 30
L) 0w Lwvil \owiLae 308
“gr -t ?—hﬁg’gh;
g T MOWELEE TgvA INDsy  EXWELES DRIl
A TIERRETR
Slhn:heﬂu.s .nlli__h.ﬂma.ﬁd EAYPA 40 OTe
i EOVHIAOD LIS
Ags I BN LS
O X D VRN LE
— gy Ryl g ey~ (e
= o angpes -
T O
AWM OGN R LR
B AL
]
UL T ROOY WA




- e £
— & i |

=—= |}

1 L
B e = — = T

= ‘—-;'ﬁ':&%':ﬂ“u'”}jrl(?‘f i, S |:

JGARY JI$RI4 WY OIPPIY



NOLLOMYASNOD HOd 10N AYM NOSHYEL 0] olo] [G10 o \
i 200y | T i q i O it O e W ain iy
Bz aledd . i + B . { - . Mm - 3 -3
w T 5 _>|r_-|. - — AT LET-
i wmamg| " . H - e 3 T T g % i o 3 i
==
== e o P s
Si——a ¥
o o 3
] ., :
it P o ___ L
= L e ® e
=g |[1] . o .
A ® >
(A [3
(O] = ’ o
S S
I / Y=
g et ._ @
A ) -
m < i S
_ : 317 T -
iy ] u
__.r : \.,. £
S
| 1}
I ’ _ e i =
d 1) ]
P 3 .
B i 5\
: : i g
r = i - °
H. b
et i B 5
: X _f % < i : o
ot | = . i
P T § o 3
S ] = o
TR ¥ ' - =
n__,.____ = — 3 : 4 3 & = )
L e u,
1 " G i 1 B
T 2 3
Pl b BREL- o
-~ . = -
ot - 7 =
AN Y = .m_“
T 5 =
A 5
I A
a L 5
— - =
LEL o 1u
i y =
v = - =
Fa = e
5 § !
: a1 @
7 E =




—— emrt —
i

NOLLONHLENOD HOd 1OM
il 1 g

3

:

i

DhnD0RC a0

—h
=%

@

[T

JOREIIBGHR]

i

|

N
l

4
EE E'ﬁ
|‘ -

T L




NOUSNYLSNOD ¥0Z

~ - — | TG Wy
H " o
n,‘“v—-dxig e =y
= Y "]
== N 2
oy e i
e pe | [a]
..;M..nm.mai ._._m
Gt WY gzt 3 \
i)
=aET 2k ] e
=iz @] ::_.Y N i
[
< AT
iy ¢
] - ¥ 5]
e R
1 FiH
s
I
<P

AVAA 350IMBATION

|
i




HOLLOMMLSNOD HOd LON - @ B L
T soey \f/\l,)/.\.«)/u\i/.rmwﬁ/ ﬂ__ 3 i N ey ¢ n_qu.I/ @0 ./...I\ -
SR T TR IS Wi NCS SENS | S | 01 1N N T | (O | T | BT B E s
A | m -t S I = P o i = vl n-: - - 7 oﬂvmvaﬁ F
b ot S : ﬁ <
thmﬂkr O = : = = = ,,
== S || JHY . 2 N A :
T | i TTIT ¥ = -
=5 == (G S i Lo /
=3 ] : : [ @ T i H_w F s

LINMN ATAISSTADOV TVSUAAINN

E I@%'h796b8911-d@




I —
"

NOLLDNMLENGD HOH LON

b=

.

B et =

——
CH

e
]

LINA ATAISSIDIOV TVSHIAIND

i!]—]r.n" s A

5o

- ——— = e o

ARA FOOTHEATION



v STANLVIL IDVId-NI-ONIOV ANV ALITTIISSIOOV

0E T ouw

Ard =2 @ Arhw @
S3HOSSADAY WOOHHEYM HO- SLHOIEH SNILNACGIN il 135072 S3AVM TIRIREII0V - NOILYATTA 30IE ONY LNOHS dAL

i Lapansnicy ﬂ‘NJ .
= . : ] ALY iz
== i 1 s ? ! 1
== ol = ===
o i s -— — =
R
— — R =
i ﬂﬁ_ﬁ = =
= dhi = EI0 o L t
! Y3MOHS TTBISSIO0Y - KO ».m:mir”@ ABOAVAY Hmmmwuod:zo_iﬁ._mmn_mnzﬁzﬁmu_.mﬁ@ Inutﬂhﬂﬁaﬂﬁ;@% 2 e
1 p— _._. Rl i A= EEnet
R thy T
| P} Nimal! 5 - =
-7 [ PLLI ; =
« =
=
3

[0} s i ﬁd.v
AMINZ INOHA

“ = = o 8l = -
&

}_

. — '_. ..__._. 11 _._,\ t\\
T =2
R

= oom =y
IKENEEEEEE

ol d
Y| (N
T

|
-
e e e
C .III-l-.I..nan-I.I.Ih;..mﬂII Tt
Pt e




[l 8 e g3d

e 8 1130

T e oSy iy Wi )
I

2

NOUDMMLSNDD HOS LON

G
6F

PACH

AVPA IDAEATION



HOLLONH L SNOD BOd Lo nmv nuu AU AWD @ _r . @ @
|

oz BZE3d | - L _ _
i | |

NI e B | ..
u AD.V i a.. m | — i ﬁ- 5 C
O I...mnH — _ |".I_.||Itr...._...|..l N ......l..l =
i (=] iy - I _ m 4:
1 @[ Ia_. . O ﬂl : .Hﬁ. o .|||. - = i
i i ot *— T2 _
| ol || s
e | ; . 5

AN FOAIEATION




9& - T 121 s e
a < B8 |l |
|@ LEARL R

e . eI |5

:

g

g

00 g

At SOORIBATION



LT Tl E
-I@. | !iiigﬁg:‘:i |5

NOT FOR CONSTRUCTION

Qe

olo




=

ﬁ.!.

=
e — i
1

0.0]

| % : % |

H I I (l 147

[T T T
L s i

1 = {_; = = T
: @ | I
- .l ¢
|
I |
Ny -
Wils seEpe | g8 | ||
!; = 1) [ | = & ﬂ
@!; E E I'ﬂ -.‘l- - hlﬁ—' C:ir][ i

o @ o

HOT FOR CONSTRUCTION

— 21 |
<A

ol

Pl
)

foYo)

s b

=

e o i v v 37 W e S
1500 — ﬁ@ 9] ol <
X & ™ h h

|
®

PEARSON WAY



K

28

FEB

[ ==

" az0

MOT FOR CONSTRUGTION

[ O
HD
@
19
@
10
10
O
0]

[OM°]




MNOWINYISNDD HO4 LOM
© ° @

T

1

)
|

= R i
=== | o= ._:m
R Lt il : 4 =8 i
_ o) £ | ) 2 = !
I = 1 e
_/.-\

%

.......

-

_.1_.-,:..._”'4'-__.”_....._.._.._.. :

AWM IOOIHEATION




NOLLONHLSNOD HO4 LON
@ Qo @

saniic) g M e
=T}

=== 5 -
lh..j.__........m.ri S
== =

(]

sy 1

syl

|

. @ .
e
B o -
el O SRR, : . _

ot mW_ u........
2\ T

Q0 O
>
o)

AN 3DOWBATION



(1] [ ===

!
[ Fezem

T am

HOT FOR COMBTRUCTION

i
.
1

® 0

o0

T

.....-
PEASSON WAY 0]




HOWINMISHOD HO4 LOM

Atk NOSHY3d

@

2
I

©

b I
a, \\
] ,, m\
\Af
Al 0
N = +
- = T *
i
4
=
= pom =
=t = i DT P b | m
< | [FRRERE 1))
T of et | &
St e ] I
g - ==
= = i
N e = :
E e
2 I L S
o 17
\ a3 £ u..‘l R
I = 1 W? - B RN &
- 4 A e (N _
L] |
| |

! e Lo
ot m
[0
" |
o— |
o O “
x| I:ru“ ;H.l'l”h.lf.n...”ll[-l m
|[!!ij! T @ . w
® o) s - o ~I__  ® - 6o o)

AN SDOHEATION



V7G6L8STT -da

L

A216

I i il
e @ _ © ® c]a o _ ® __ > O 5
i
1 Qﬁ | @ @ @
®1- e ' ; '; ®
e l |
1% | ~ |
ifI | J : .
G’ | :‘t_u.' L. ] — .-: e (- :Ii'-ai_ 0]
||| Ig “"J.rlll;'l' el 'i'uJ | .,_II
L [ D ®
Uy T =
Gh o -1 - s ars O
& 0 | [Pt i ©
: / l ot i
© T 1l ; i —— r —0
rf I 1 /A I 2 ; I,
/] | §
/ ] §
i .
[ - : , .
.‘ | | | ’ |
r' .i | | f
G.

/ i .
0% - i n
(o [ {
| r
o |
Lol s N T ag L e bl i N VO e
. E <
(61o) - e  © o)




HOLLITHISNOD BOd LON

Qe ©

mv“:n LI MQ
0] M /ﬂ ©
I L[

1
..... -
1)
o / r m “
m s ,\...nm & mm,
=g 2 ®
= I.ﬁ“ w
& = = e s
i S ;
== - - .lq.f!.@
@l - DA ik
] Il | :
! |s .w\ = o = _
e o — -1
. ® : — e
] . 1
= - —
i i :

F=N ! — O
NV B _
- i i

_ i : __
AN ®
1 ¥ _
e _ M
i H—T®
| ¢
| i
m |
[
8|
1 Hi

_ e e zl..l.
W OO P PO s -

. e w “_n_w

® B ® 1 e - o TERIE Toee T oo

ANIA SO0IHEATIOHN



Bl

(-]

(==

i

X

ol

79618871~

HOWGNMLENGD 504 1ON

Fen

K yoowss g 90
= 3 y . . I
L {1+ ) _.. = | L
A = — b »\1 b rh b » \1
i ke
- =
m f_l \\
e
(Y A, '
7N ) |
» ___nm =5 .” IIIII 5 |
LR | e N F i S
L =] / \
(V! = m o 1
= ol = 72e 5 |
I - A v )
- (Y n —
LY |
A I
/] ! |
I—- \- ‘ ..-' p
’ Al
s Vi \ ..l...l..Aw _
£\ ===t um, '.— _... e
i n i ] 3 3 Ty
Y { i Mt
3 K H 1l B
-— ‘ . -
o i A ' Mx o Th
13 — " 1
L) g I b
) \ T I m
\ B3 P i 1A o FS I =
g PR = = ,_ﬂ_...__u = 5 ' H 8
Y Il pr 1 i \ 4 I
g [ i o 3 1 I L Y _ F 1
b : —— i ’ T \ - H .
— — I \\ ) . " UL K
’ i 4 R 3 T L
c — —r= = 18]
== e
- S i o
t * AT I A i
A Rl 1 I i —i| Lo ﬁ L
O} 7% ol | b ]
) - 1 L Y
Illn_ = .
o lm. ; - . )
v LY 1] T —
L .
5 == [ L | oy
)% i H
= V- B
! = o]
_.. /! | V5 y
d X [ o e aCH
v 1| LI | N 4
AL LY
¥ -
H
il
|
= .4 )
A /
1 | /
H
|

e

==

3+ e PR,

¥
/

&




NOILIMTYLSNGD 802 10N

]
e L]
[Tt ]
gy o =
- = =

_.,.L '—-jll' -k .
|

o —i

|

i
,i
|
i
i
1
¢

=_1. R b
| |T|+|ﬂ*llev = ﬂ#-«“m.-umn‘ A f“un...lull“.nll_ﬂ.lv.._rm.&ﬂl_n i)
] I :




NOILONHASHNOD B0 LION

i

il

L
+

i

] = T -.mﬁﬂ_
| B =
= = = - “ET _ 3 “
e 188 £ g s

S| | O 1

= =R

St

Lty j__,{_

H
_*_

S5 | B

I

.;T

| e

= J__:_

1
==
i

=

i
&

i

H
T

OIS

r

e
1

_.__f____'

et f—t+

—H




WOILLONHLSNDD Y82 LOH

= e r Lo

IE:

)




NOLLOMEISNGD HO4 1OM

i
e
T
=]
=T u
oot IR
a1 uumH
R e
S G EE RS
,.r\_._‘;NWII. 1
- FlfFERnme
B i [T
_u::ﬂi_.-_. T
= =T THH
!1 5 INESNNEN
{gN HEWER
Radt il m
1 | [ L




RAILINHLENOD HO4 LON

JIVJSYV

1:
]

¥ (=

I
L

L 1

1
|
|

=
.
il 1
H \_HWVI _________ EIEEEE mr_ q i .. MA —h 1]
| ewa i [y L i
e 1 1 — ST T 1 ﬁ T I BEEE ORI S ] = g (/T R T
| SHNES e e ] | LW T e WA TTEN TOTIRTITTE [T | | @i il
i il T ST (e Tl = TR0 g — (WA
et !Hﬁii‘l 3 .“‘Tl,_,ﬂ._,_p;, T 4__ [ :__:__;.__._. _j et e L
_ ST 3 Vi i 3 a1 1 [
; Il L1 L | L n _
uﬂJrl; ................................. T _lq. LT R 2 = _ n..__ SIIES = :,_._._,_ Liw
7 R | S P i TR 1.*______ T T _r_:_ﬁ:m: 3 TR L
e T T T T T T T T T T T T e 1 T T ST S| 7_ I =<ann NI i
R 1 1 AN L=l A S T i ? H-NER Wiz e
| Lo O TS i L R L] P
N




NOLLONNLISHOD 40d 1O

= Wylj== T Ti _
\Coral b1 = = —l Et _ .
i TEaNel i il - _ W= = R

b RS, s tals o, S0 W HH o HEEH SEEEN L] T !
@ B = B (1] __.r_.a___._._ TR T ] T R = A 177

B S S L NEmE 5] [} [ E L L] | ;
rm_ﬂ. = nﬂﬁﬁ__; = o .__ T 1___ TR T _m_- w _.—.Ir._ o _ﬁ i [T mlﬂ_.ﬁ... =
@Ell NSRRI o Jj___ﬁ_ = nr___ = _ IE=m: __ _m._ﬁ; |__m j T =T | |
AR e e = S SRS = T ELT T BI=<0i1 = TS M B A RS W s

- IH [ H L SEERNN | | )i
T T = Wi EE = = i |
L] i R | e e Sl

= = =S = LN == .

ErT I ] A | | IW;E ] _
RN = TR _ ] O =R NS ] S N = 1

swatal s AN B 5 & e
| H | [ ] E ‘_|.|
T 53 Y [ TR TN SHE
[T Hi T HT] | II __|___ _ P i G

M T =T WEE]
_ i _ b H H_ W o e e e~ i L |1 AR
_ _ (NI _ = HTIE

=E= = .._u Lo e e Ny u._||_|. == 1I|.HN.H.Haalld“llin]l.llhHﬂﬂdlinl...u.tﬂllﬂn.du‘q.\...rlﬂHlllxa.ﬂls-_.n..u_._mmnlmlrhr-ll

|

= i

m

®
@
0
©
@&
O_




NOLLONHLSNOD HOZ LON

£z 8¢ 834

e e

1 y 1 : |
O e R e ey e
i H ' ' i

T

ST
;n.hth.z...n“ :
=== [
AN b _ [ee—— —r—
— e s Sl e B i -.;..Ii:i...l.!l% 1 b _ _ _...H_ e
——in ” = k! — C - T
mmmsﬁiiii.l.t.ﬁi_i T = ll&] = = ..lL q -
e an 1= A
e =T =g = 1
0 b | ! =
I i I = | = I N
1 N T | PSR I 0]
i i — — ] = = T -
3 [ |
' L — S FI.T|. 1 4
s _ e ] i 1IN N i
g = == === s T
m”@ | ~ 1 =3 L] . I
| T =1 = 51 I 6
i s i 1 T - — - —-—-T-
e - U Bkt L] -l
m@;ﬁ ! = oz | L1 - [
| o _ ne e = = el
1= il B _ F o "4-r1||||
T+ — 1| = IR
_ = R i e it A %rﬁsﬂ.ﬂuﬂpnﬂﬂ Ea x,EFl.\
6 o ® ® & 6 ® o @ ® 6 & 6

g




-----

@Hn;..l.lim,a , i L . ? o ' S M=

”.E_iii

{3
t
§
i1
E ’I
-

€
i

-
N
SRR

I
| e 1 8} 83831638 QeI
A
i
i
£
|

H
- T 1 R

R i ...nl:lllj@

o R L
_ ,. |




[ ] voav
= A
__ ookolan
| ———
| ——
[ Ly Y
[ L]
jsll

NOUDMULENOD MO 10N

T

e
o Al
@.ghl

T )

@vfu.k!.

rrr T o

TEr——

|
b — i — LT

L e = X, 7|t
i i | St S B
| ”\ - et “ B *

.«K i ) 3 p—
el ZaMNE:
.| i s s s mo e s 7 l“\ iz &
SN A 7 H l._s\..\\ N i
1 " m— o
Y - l“\.E_
S A 11 5 1 s T AT
................... UL [ AL B oS =
T i1 &

=UL 11 40 S i Fo

Il




Cuoz 2 g4

A
pr ) = l}
N iy B et e ‘P...I -
Rt s o Lumchint g s o N
e e s TN N
wpelery
i

k)
ki 5 o o s el
gl o

amamay

P et i e B o P «
s drvinar w syt

kg T e e g

e ity el pum o Bad ey -

NVALINGD FELNT | T

I

!

o

T
I:ii!:|.[ Fl

<t

et

i“(h] B

§ I A




_TIINTFAS LT Kk

el oduzm gy s @+ 3} NOLOS
7 i — wzizd 24 [nowozs i,wsl..w? l|/@ N ; . i
—————— : - _
e
Hu.wn.lpn _E ﬁ

7 _ w gy Toﬁmm

|
|
—=3----- et e T T e R TR

i~

S B — IAREIVM

T._

4
N
1

¥
5

§
4

sy NOILKD3S

8GTT-da

038 MY |

oy Jow ¥3

HVQGA

AR AM0nAE

UINY YISV WV 300N
L 3SYHd - WAL/ INIQ B MUY INOHIHILYM




(o 0d g

_
{
!

(i




(@)
l, A

[l e

T

(-

FN

TR

~m
|
i
¥
e
-'L.
/!
{
" F
=

o [ i
e

27

F
AT
1 A\
) R
i V
\ iE
101 ]
=h
3]
}

=
O

| R

A\
l
Bl
|
iy
L
)
| £




3 DT TH a3 T

AT L AL L
ReEIATT) L0 MR Lt et
wwCC o S
L e
UGS W
e
B
L DL ]
MG M e
oLt m
AL
Foaous e
WS
T s I
Thmarat m

el s Loy

w3 40k
T .

stk o
By
aNEo3

|

=1
! : =
sl gall=y [o =
i e =
B

i Qe




-

z
it
|

¥ I L WA T NIV I A S WO (MBS S 1YL I T)
A U W e a0 IS Dol | Ty 5 ey wLive s VTP i
P i T a5 M 0 A 0 T 03 MUV UM 8
T EREYToNCIS Bl A0 SlaGAiY
e

-
&) 7964891T-4C %

WAL L AL LTI 24 WA L WOLTTASNITD UL 13 LI DL W
A Wi RS TFIROLIT [
TIHEIS Ch e Ml L] B L TR 4 £ B CICARABE0T Ly 10T
L bl 1 5 L A MU 1L EACISMOE) L1 W] TG AL DL |
i B 1300 D0 ¥ TRLTHTS B Thvk ko VTN
3 o2 s AL IV B o
N W 1Y ST B 8 MR L o K WM ¥ B0 T MG WAL ME
T
TR ACKLE AR T IR 44 LA PO TLT M S AW B T Rl A T
)

1
I 4 WY WSS WAL T KA Thohes TR M T W T PR T

o LI BT EBY LR

83 ol ey RO L0 AL £ 7] SRR e s TmrE
TSR] 0 L0 L ) ALt M MO M 5 Wi T ML r DY T 1

S3LON WHINTD DNUNVId

[ I IO i

F3 I N D

051 100 VG bt Vo NETES TR v ST W
= — i ity S g iR Ee
TV WS 8 ke K = TERRCRE Eh f
1 Bugumy T g TR S Tudeld, B2 el A ¥ MR v VMU RO ROE o
adeoapiry T et S0 M2 S GTAL W w3l W Xty W, S - T LW ) CRATT-ETA B WD AS T WIE "
TN s AR WL suln] Fiare, o WTE " T (v €] SN g e e rhem vevuad
— 00 i T e ] I bR AT, YT VRN W A0 B T Nalie) THE A e A LT ey
—— = an = ol o BUACE. WY, TR IO I AT s M ST D, NIRRT dan T Ch [} CoME-EEW D 8 T [y
T Bal LAl tom NRAl R g RGN - TR e i TS TN~ B M e oo .
o] g 5 Lo o L Lk el Ta minich vhie) - Feh s JTEL MR U0 LTIL ST WL YD €T TWID R I LA THG I A e Turen Tt v
e 0.0 = i DER DS OV s STUYR L YITimaWrd TS TO M bt By TSI S v RVRIITN, o SEnhTeE vm] - 3 LR W TE e TR 8 W e Tum (KA g
= a0 na g AL W, ELSMOYD FoAL e colmd v T AT i, T SR = zcm[.:..ul.E.a.i s e T Tave Telseder s
Ewond ELN ) ol W Lnt, W - TE M i £F T 1w Gown L L Ty (el (] CeGii-LT P Le T Thivh ot S DY
TVRIOST T TEO TOTATET T
iiﬂtﬂm ] Bs e o WP WIDE AD ST o] = Tvw e w18 AT ] s e AT
e |1 —
—— S— - 3
% 1m o 5 B
in Wi 2 = — it B
= = - = = - - —— = == e 1
—~— 7L !
= - Slw. = g el Sl A
o S L
1

1

ol pach L

1]

e~ e~ e,

L i N 4 W




__ . Ty -
Floz GWMHl_ _ o aml ok, S~ SRION LS TN —
. H LE7S GF PHEAT "S-y~ - DR - DY ATFORS, W O CCNN, )~ DO SIS BMULMY R
4 _-E_ Ay IS DE LHOHT] WOO0C - AUZI -hON MOIYE I, S0 — DMLMET GHIE SN e
TIHT O HO=REOLATY A L=ty TORETY OT S T, 3G — L SRS HONE e
] 717 BTN AT SOFG-SUL TN TIGYHL |48, S~ vt TRIIONDY e BeTOR e
=y Eﬁnﬁggr.kibjgﬂﬁgﬁiiun#ﬁxﬁmﬁw.g “
DEE an i, ey < (Ll Tive 0TGN L0 Wl 0O - DO EGWE o
Wna00R TH TU WTTND LAY, WG — Lear] rOOWEIe TR @

-ii:m.wm VEOEYT-ZL-0 -BOSYS THOME KTEWALSE (BN S8L - |lehl Tovm ONTII
e DT
— = e
= Y N I ey I o
£ =
| :
e o |~ _ y A
_ _ % . T 5 :
I L |
{ ¥, % 'r L. 5 - .,
_ @ _Humt‘ - o
1 N i . i
o ] 0 -
—”
TR

796L8G1T-0Q %

T
_____







P

E[ [l 'gz:;!z%i s
' §RIENE HlER j=

|

] (1AL

- .l i F aeemeat

—

fﬁ%‘ T_.

=1

oy

%



gy sdimspury
——
=
A R A
[-=im

i T
(B2 24 uoseniyu) peispay B ﬂﬂ:&ubzaﬁg@

0wy

e E s ﬂ..k@
Wit 18 T AL ONINICT JLTEINCD <D {p el g sawtyt § Ty UOERRS B SISHONOD dF b
T e £ e

P ——

I | 1 o LR
1 - Bl s o e
| e i L 4 [T ERRENT) RS ks

A e TR
¥ LM e el e e ] e’
[ s s (AT

= Bt i £
I InCr TR M B Ehacas ) EW e g

W Ny i
ol | TR RO 4T i,

LAY

————— = T e 008 P
wwnmwmmtmm_.&m-@. {4 o) Jrgp sbpaation: 5 SUAVA 1IN ONDD 159030 i d

iiw St WL G
TSI, i e
e ey

1 FTkmcet NN Yo £ v &
ft 4 Elonans
Tl EME b} Tood et e
2 ).f.
T (3 i+ i % 3
10, Sal) G0 BACNED 1 e — P T
o T
¥ 5 TR WIS Chonat 1 AT =

vl v Te.S AL KL v
Pl i T
§ Il el e
28 B [0 LT L e



-

=

Parcal §

1902

veeresrr-da|fllw| [Tk
]

|
fieresacapa « prving

i|i :I': fi

Py

i

:
T

E

8
Viay
k4 e
SEuEe N L eadl

l_:JT

11

: : £

H R R ! 3 i PN,

L L E il @ e : e A Y |
rT'i; i Ry E T Z: :
i:: -”111;1[: E Ea fif' i;" i h:nhﬁ - i

-
A

ey ¥ s LRV PPOR ‘;. : ! “_L TR i

r; a_i i i ':'%“fJWT'-J
e FHEHT } e T

‘: . .",_ T - T 14 By
o x @
T e e

= | | =

iEOQ

.+Jl*m_f-}

i

H LLLLT
i

|
E
B e
ha
111
&
1
AT
—]
L

Y
H
4
i
~—_I
3

eTIrrTeIEtITIITIIzIasTLeneLC,
L . & - x

T+ 60D | | @0

O




g ol E' Hﬂfuég wi gi";“
U 796L8GTT-aQ | < 5 M YIE

i,y i

HE W ooy 2
di g 3 by
otk by i !
5 i,
hé!&iﬁeéll r JeB il




r.*_m._ e Y wa_iwim JT0Y
{6 /) gvIS KO SH2AV INOLSIVII WD {2 o4k B1S GLVINSHI RO Se3AYE ONOD Wd

A sl el WLk IR WE W
e L T T ok 1

= = TN T SO ‘Ee

—— e SOmS JA EEE ORI — o, T

w0 L T | Wi Ot —
e L
e -.l..‘l!ld_i?“__us!.“n._ -,
g.&zul_lsﬁlur £ 3 e
ek Lt AT Ty

P (i )
13 v o) iVINIIHIA B BVT5 0 SUTWd SHOLS b2, (2 24K) MANOIHTA EG7 8015 KO Sd3Ave ONDD .9

Yo I e, Sy Tow B WX e o
h.ﬂuﬁ..auﬂﬂ iy Gn s B
LN WP —— el L
T £ owy =
Bl i A T T R et e e S e

_.r. Yi \ )

.\. (5944} BYS NO INIOT OZ1RYTd W, 0Vd OHOD dB k.

Zf. -

g P et e PN

BIS T 3OVHD NO ONIAYG TIXIN b= BYIS ¥ 300D NO SHAYd I b

W il
: L oo ] | A——
HEER — .1-..lw”:. 3 1

S T
e R g e
o s s T e, R —
g = 7oy
WAL R

kT
T T T

1
T8 - bt wnyk S b 7 Bm |2
Thpton) CEIRCN VRS DTS |

o ﬁwlu.
S3dAL INLAVE QX A

] mw
32hL SRINIOT 2 FEINCT di T K

P E
Tt K il EvE VAR S

i v
ki

e O W @\
3

_ududq 1 S s i 8 T OPTRI———




B B S Y A
Vo Vs e G TuBe 5 w1 ——




i

T mw
VLI 1WA HOWEE 03553034 bt
A




1’561 P
= = NOLLDTS W30 LvAEd | AT mam

[
7
i
i
Fl
E
i
[
i
i
;é
T
%ini° 1
AR
EI il
:
\\n
65/(
i1
2
EI

ey
x w
15 Wi &
!
- THB K21 LT 3 WITIE 1 TN ooom GV 2
T WL RS e S N o e SR
oL L
e il Lt
PV R e W R
e B DX MIES ST AT

Syt o S | |

& v%aggnvd:t% 2

[] | 1l [ | [ |
5 ) { ¢ ¢ |
i ] | |
[ { )
[
e o
R e e Lt [}] [{ ) TS HI30 G | AT Tk
...F!.Sn_ii-ﬂlln.\.lw | _
P [l [! ) ( ] 1
iiiii — I 1
[ { [
003 Wi e Rt | | I
] ( [ { 3 ] i)
| | [ | [
) { ( ) )
| | |
5 ) t ) )
ch ! | | |
N ) { ) | { ) ) { )
[3vasy| - i —— — —







RS T
al 1Ly EETCTR TP,

00d HLNGE Ly 818 TETINDD 1SVD3kd

it i ki
B M Fifng feon) NRCAE)

W TERT W




-~
| o toun
—
i e i
= st oy oo oy ]I%@
= Tt —_— T
- — wAE:
o [ee—y—— i
= |[m M | | L )
a1 e . —_ - E [ 2
=== oees ] | _ -
=] T = o 1
=== B | s
_ - R

L} e ¥ -
ATV Y -
CX ] - R % # k I
IR 0 1 WSt S
M L i e ...}.L[Jr..!.||!:..1|.: AT £V

B b T ] - |

s _pecn TN,
u,;ebgoban&mmﬂcgbﬁwzgm.
-

AT A v T -

| NOLLAO “LHOTNROD 33H1 HE0NA 199 3dAd K TNOLL0 03653030 80 3T W






