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Staff Report 

Origin 

POLYGON CARRERA HOMES LTD, ("Polygon"), has applied to the City of Richmond for 
pennission to develop 5 high-rise residential towers with a combined total of approximately 
631 dwelling units, including two towers with 296 seniors affordable housing units to be owned 
by the Richmond Kiwanis Senior Citizens Housing Society ("Kiwanis") and 335 market housing 
Wlits in three towers to be owned by Polygon at 6251 Minoru Boulevard. The site has recently 
been cleared and site preparation work is currently under way. Previously the site contained 
122 seniors rental units in 14 one and two storey low rise wood frame buildings owned by 
Kiwanis. 

The site is being rezoned from School and Institutional Use (Sl) to a site-specific zone "High 
Rise Apartment" (ZHRll) for this project under Bylaw 8914 (RZ 11-591685) however tile site's 
"Institution" designation in the Official Community Plan (OCP: City Centre Area Plan) will be 
retained over the entire site signifying the link between these two projects. 

Both the Kiwanis Affordable Housing project and Polygon '5 Carrera market housing project are 
addressed through this single Development Pennit application. 

Development Information 

The proposed development will result in a new east-west half road along the existing property's 
northern property line of the site that will connect with Minoru Boulevard. A new north-south 
private road with public access will run between the Kiwanis development and Polygon 's market 
development and connect to a proposed internal roadway through the adjacent site to the south 
(6391 Minoru Boulevard). A future subdivision will separate the two developments into two 
individual properties with the portion adjacent to Minoru Park being owned by Polygon and the 
portion adjacent to Minoru Boulevard being owned by Kiwanis. The north-south subdivision 
line separating the two properties will run down the middle of the new internal north-south road. 

On their 0.71 Ha. portion of the site, Kiwanis will contract with Polygon to build two 16 storey 
high rise towers with 148 - one bedroom suites in each tower. Units will typically range in size 
from 54m' to 63m2 (583 ft'to 676 fi') . The Kiwanis project will also include two 78.7 m2 (847 
ft?) caretaker suites; one in each tower. The Kiwanis units will be income and rent controlled 
under an affordable housing agreement with the City. The Kiwanis development will be a 
private, not for profit development, oriented to providing ambulatory seniors with affordable 
housing. 

Polygon w1ll use its 1.13 Ha. portion of the site to develop 335 market units in two 15 storey 
towers, one 11 storey tower and 19 townhouse units along the north-east and west perimeter of 
the site. Polygon refers to its project as "Carrera". 

The "High Rise Apartment" (ZHRll) site-specific zoning for this site includes provisions to 
address aspects such as density, site coverage, building and road setbacks, building height and 
parking & bike stall requirements. 
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The project's utility capacity review indicates that upgrades will be required to the major storm 
sewer along the Minoru Boulevard frontage including the upgrading of the existing 300rrun 
diameter stonn sewer main to a 600 mm system along a portion of the frontage. Engineering 
staff have identified a need for a minimum 200rnm watennain along the proposed new east-west 
City road and connections to the existing systems on MinoTu Boulevard and at Minoru Park. 
The watermain requirement will be addressed via the project's Servicing Agreements. Adequate 
available water flow to the subject site is to be confirmed upon completion of the building design 
at Building Permit stage. 

A portion of the existing sanitary force main on the property immediately to the south (i.e. 6391 
Minoru Boulevard) was found to partially encroach into the subject property along its southern 
western property boundary. This line is scheduled to be replaced with a new sanitary sewer 
system in a different location as part of the redevelopment of the properties to the south (i.e. 
6351 /91 and 6491 Minoru Boulevard) however the portion of the line encroaching onto the 
subject site is not currently scheduled for replacement until the second phase of the neighbouring 
development - at least a couple of years into the future. The City' s Engineering staff are 
examining alternative interim solutions for this portion of the line to avoid having to relocate it 
twice. A requirement has been included in the Development Pennit Considerations for a 
solution to be negotiated prior to final approval of the Development Pennit . 

Please refer to attached Development Application Data Sheet (Attachments l a & Ib) for a 
comparison of the proposed development data with the relevant Bylaw requirements. The 
Attachment includes a separate Data Sheet for each project. 

Background 

Development surrounding the subject site is as follows: 

To the North: 

To the East: 

To the South: 

To the West: 

3601262 

A 16,839m2 (4 acre) site zoned Health Care (He) containing the Minoru 
Residence Extended Care Facility at 61 11 Minoru Boulevard. This 
facility is owned and operated by Vancouver Coastal Health (VCH). 

Across Minoru Boulevard, the northern portion ofRiclunond Centre Mall 
and the Horizon Towers residential development (two 16 storey residential 
towers zoned Downtown Commercial (CDT1). 

A I5,529m2 (3.8 acre) residential lot currently zoned High Rise Apartment 
(ZHR4) - Brighouse Village (City Centre) (6351, 6391 and 6491 Minoru 
Boulevard.). This site is undergoing redevelopment (RZ 04-286496 
approved Sept., 08 2008; DP 07-362006 pending). The approved 
Rezoning allows up to four high rise residential towers with approximately 
448 dwelling units. The first phase of the development abutting the site of 
the Kiwanis seniors towers wi ll consist of two sixteen storey high-rise 
buildings with approximately 224 dwelling units including 113 rental units 
and 24 affordable seniors housing units over a common parking structure. 

The northern portion ofMinoru Park, the Bowling Green lawn bowling 
facility and associated park vehicle parking lot. 
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Rezoning and Public Hearing Results 

During the rezoning process staff identified the following design issues to be resolved at the 
Development Permit stage: 

• That further refinement was needed on the treatment of the parkade wall of the proposed 
development on the lot immediately to the south (the adjacent wall will be about 2 storeys 
above the Kiwanis podium). 

in response, Polygon worked with the developer a/the site to the south who has agreed to 
modify the treatment a/the side a/the parkadefacing the Kiwanis development by adding 
pattern designs to the exposed portions of the walls thaI complement and incorporate design 
elements on the Kiwanis property and provide additional landscaping along the top edge of 
their parkade structure. Polygon will continue similar paflernsjrom the adjacent wall onto 
the Kiwanis parking area. They will also install both conifer and deciduous trees adjacent to 
the neighbouring parkade wall to visually soften this interface. 

That safety concerns of seniors in interna/layouts needed to be reviewed (e.g. , consider 
using washroom doors that open outward or sliding doors, etc.). In response, Polygon 
redesigned the washroom doors in the Kiwanis development so that they all open outward. 
Polygon also revisited access to the outdoor podium amenity !1paces ensuring that they are 
easily accessible by the residents. 

• That more design work was needed regarding the open square between the two projects. 
In response, Polygon has added seating areas and planters with trees and shrubs to make the 
area more welcoming. 

• That the podium design for the Kiwanis development needed further resolution on the 
Minoru Road side, as does the interface with the Carrera development and the northwest 
comer of the Kiwanis building. 

In response, Polygon enhanced the Kiwanis podium, adding more vegetation, raised 
gardening areas, more seating areas, a more defined walking path and two fire pits. Natural 
stone cladding has been added to the Kiwanis at gradefa9ade on three sides of the building. 
Along the fQ(;:ade facing Carrera vegetation climbing screens and trellises have been added 
to soften the interface. Adjacent 10 Minoru Boulevard, a significant public art component 
(still being refined) is being proposed as parI of the Kiwanis project. 

• That design issues associated with the servicing bay areas in terms of functionality and 
exposure to views need to be refined. 

In re!1ponse, Polygon has revisited the dimensions of the servicing bays and provided 
additional clearances fa improvejunclionality. Vegetation screening has been added to the 
podium around the servicing bay openings to partially block views into these areas. 

36O !262 
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• That the ties between the two projects should be strengthened. 

In response, Polygon revised the color schemes o/the two projects and the tree planting 
layouts along the north-south roadway. This, in combination with the other improvements 
mentioned above have helped make the two projects appear more cohesive. 

The Public Hearing for the rezoning of the subject site was held on July 16,2012. Members of 
the public spoke both in favour and against the project. Concerns were identified by nearby 
residents regarding loss of views, increased population density, increased traffic, impacts upon 
Minoru Park and nearby recreational resources, etc. Information was conveyed by staff 
regarding the positioning of the five towers to minimize sun shadowing as indicated by the 
shadow analysis, the results of the traffic analysis showing that the area' s road network could 
acconunodate the volume of traffic given the addition of the new intersection and turning bay, 
and the intent of the Kiwanis development to provide needed affordable rental housing for 
independent seniors controlled under a registered housing agreement. Having considered all the 
information presented, the Mayor and Council expressed their support for this unique proposal. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. 

In addition, it complies with the intent of the applicable sections of the Official Community Plan 
and is generally in compliance with the "High Rise Apartment" (ZHRl1) Zoning Schedule. 

Advisory Design Panel Comments 

The Advisory Design Panel provided support for the application subject to the applicant giving 
consideration to the comments of the Panel and also giving particular consideration to : 

• The Minoru Boulevard elevation regarding scale, penneability, activity, and indoor
outdoor relationship facing into the courtyard spaces; 

• Use of colour in the project; and 
• Connectivity of the Kiwanis indoor amenity spaces at ground floor level up to the 

outdoor amenity space on the podium roof. 

These points and others are included in excerpt from the Advisory Design Panel Minutes from 
September 19, 2012, which is attached for reference (Attachment 3). The applicant's design 
responses to these comments have been included immediately following the specific Design 
Panel comments and are identified in 'bold italics'. Some of the changes made by the developer 
in response to the Design Panel's comments include adding a new outdoor room to the Kiwanis 
podium, redesigning the podium frontage along Minoru Boulevard, revising the building's 
external colour schemes for both Kiwanis and Carrera, refining and integrating the landscaping 
elements and adding new outdoor furniture elements. 

3601262 
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Analysis 

Conditions of Adjacellcy 
o Through Rezoning RZ 11-591685 (Bylaw 8910 pending) the City Centre Area Plan 

(CCAP) is being amended to designate the subject site and six adjacent sites to "Mixed 
Use - High-Rise Residential, Commercial & Mixed Use", While the Rezoning report 
from the Director of Development (dated May 30, 2012), provides a more detailed 
discussion on the conformity of this development with the CCAP, for the purposes of this 
report, it is sufficient to state that the combined Kiwanis I Carrera development is 
generally consistent with the CCAP's "Institution" designation for the property. The 
overall [onn, siting and massing of the five high rise towers proposed for this site is also 
generally consistent with the CCAP urban design objectives for the area and with 
developments either existing or proposed in the immediate vicinity. 

• Polygon has worked closely with Vancouver Coastal Health (VCH), the owners of the 
property to the north, to address their concerns and seek acceptable access solutions to 
their site at 6111 MinOTU Boulevard. To address concerns with the closeness of the 
Minoru Residence vehicle access to the proposed new signalized intersection, Polygon 
and VCH have agreed to relocate the access to the new east-west road. It will be aligned 
with the north end of the new north-south road that will run between the Carrera and 
Kiwanis lots. 

• The east-west road running between the VCH site and the Kiwanis/Carrera projects, will 
provide for an adequate degree of separation between the subject development and any 
future development to the north. Shadow analysis was undertaken to ensure shading 
impacts to surrounding sites will be to an acceptable level. The east-west road will be 
dedicated to, and maintained by, the City. Initially, this road right of way will be 10m 
wide. h's expansion to a full 20m width will be sought with any significant future 
redevelopment of the VCH property (6111 Minoru Boulevard). 

• To address safety concerns with the VCH daycare adjacent to the new east-west road, 
bollards will be installed along the new east-west road along the frontage of the daycare 
facility. 

• The Carrera development is adjacent to Minoru Park which lies to the west of the 
development site. A number of the townhouses in the Carrera project will front onto 
Minoru Park. Polygon has worked with Park's staff on walkway and vegetation 
enhancements to the Park in the vicinity of the development site. 

o Polygon has worked with the developer of the property to the south (6391 Minoru 
Boulevard) to include building design elements (e.g. various wall patterns) to their north 
building face to create a more appealing elevation facing the Kiwanis podium level and 
the open courtyard between Kiwanis and Carrera. Polygon also proposes to install both 
coniferous and deciduous trees adjacent to the neighbouring site's parkade wall to 
visually soften the interface. 

• Parkade areas in the Carrera development will mainly be located bebind residential 
townhouses fronting the street or the high-rise towers themselves. The Kiwanis parkade 
will be located behind several activity rooms fronting Minoru Boulevard. Along the 
internal north-south road landscaping in the form of climbers on wall structures and 
trellises are used to screen portions of the Kiwanis parkade that would otherwise be 
exposed to the street. 
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• Ib.e internal north-south road will be a private road with public right of passage. 
Maintenance will be shared jointly between Carrera and Kiwanis. 

Urban Design and Site Planning 
• Vehicle access to the property will be provided from the new north-south private road 

and the new east-west road. The new east-west road will require a new signalized 
intersection at Minoru Boulevard. The private north-south road will connect to the public 
roadway that runs between lots immediately to the south (6391 Minoru Boulevard) and 
then out to Minoru Boulevard. There will be no direct vehicle access from the Kiwanis 
facility to Minoru Boulevard. 

• The new east-west road extending from the new signalized intersection at Minoru will 
dead-end at Minoru Park, for the time being, with only pedestrianlbike/emergency access 
beyond that point. As per the City Centre Area Plan, this roadway will eventually 
connect to Bowling Green Road then out to Westminster Highway. Achieving this 
ultimate road pattern will likely be timed with future redevelopment of properties along 
Westminster Highway. 

• The overall development provides 557 parking spaces for residents and visitors. The 
Kiwanis project includes 91 vehicle stalls for the Kiwanis project (including 7 stall s that 
will be located within the Carrera parkade and 3 stalls on the east side of the private 
north-south street). The Carrera development will provide 466 vehicle stalls for it's 
residents and visitors (including 4 stalls on the west side of the private north-south street). 
This arrangement complies with the High Rise Apartment (ZHR4) zoning for the site. A 
minor reduction in parking stalls in Carrera is addressed through several Traffic Demand 
Measures (see text later in this section). Each development provides the required number 
of accessible parking stalls. 

• Loading bays, recycling and garbage areas have been provided for each of the five 
towers. Access to these service areas for the Kiwanis project is from the west side of the 
bui lding in two separate loading bay locations. For Carrera, the garbage and recycling 
areas are housed within the parkade. Each of the three towers for Carrera have garbage 
compactor units and special loading areas for garbage pickup are provided at the two 
driveway entrances to Carrera. Provisions have been made to accommodate food scrap 
carts, cardboard recycling, general recycling and trash waste at each garbage location. 

• Approximately 89% (264 units) of the 296 units within the Kiwanis project will be built 
to meet the Zoning Bylaw's (Bylaw 8500) Basic Universall-Iousing design standards for 
interior space. 

• Each of the townhouse units in Carrera will have individual pedestrian access from the 
street or adjacent walkways. Entrance doors and private patio areas are grade separated 
from the adjacent sidewalks differentiating private and public space. 

• The high rise towers have been placed in a staggered array to allow greater sun 
penetration to the residents and neighbouring buildings. 

• Access to Minoru Park from Carrera has been provided through a glass walled staircase 
leading from the top of the Carrera podium down to the ground level. A secured entrance 
has been provided at the staircase entry. 

• Townhouses adjacent to Minoru Park have entrances that face the park creating a more 
friendly interface. 

• A raised plaza area with special paving stones, tree planters and seating areas is proposed 
between the Carrera and Kiwanis project straddling the internal North-South private 
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roadway. This area wi ll likely be used as a meeting area with casual pedestrian activity 
between the projects. 

Aging ill Place 
• The Kiwanis Affordable Seniors Housing development will be a private non-profit 

project. The proponcnfs have incorporated design features that will support aging in 
place to a significant degree. Some of the key features to be included in the Kiwanis 
buildings include: 

o Provision of a Kiwanis residents health services support and conference room; 
o Automatic doors at both lobby entrances; 
o Security FOB access systems with an enter-phone system for visitors; 
o Elevator controls designed for accessibility and legibility for the visually 

impaired; 
o Common conidors will meet Basic Universal Housing widths of 1,220 mm; 
o All common area doorways wi ll provide 855 mm clearance or better; 
o Wheelchair accessible washrooms provided in common areas; 
o Storage space and charging outlets for scooters; 
o Accessible, outdoor garden and patio space for residents; 
o Individual controls in each unit for heating and ventilation; 
o Slip resi stant flooring in unit bathrooms; 
o Lever type window hardware; 
o Lever style faucets at sinks and showers; 
o Lowered microwave shelves above the kitchen counter; 
o Grab bars adjacent to the toilet in all but one unit type (the exception is the "D" 

unit which was not designed as a universal unit and has a toilet that is not adjacent 
to a wall to accommodate it); 

o Blocking in walls to facilitate installation of grab bars on the tub/shower; 
o Useable kitchen counter space per the City's Basic Universal Housing guidelines. 

A rcllitectllflll Form lind Chllracter 
• Carrera consists of three residential towers with a podium over 3 levels of parking. The 

19 townhouse units line the perimeter of the structure on three sides (west, north and east 
sides) helping to conceal the parkade from the street and Minoru Park. 

• The two taller towers of the Carrera development will have a darker central "Stampede" 
coloration flanked by lighter "Brandon Beige" coloration, near black "Willow" framing 
and "Aztec Brick" vertical accent architectural elements running nearly the full height of 
the towers . The lower eleven storey building is similarly colored but uses more of the 
"Willow" and "Aztec Brick" coloration to emphasize the presence of the townhouse units 
which are closer to grade level. This co lor scheme is also carried through to the podium 
amenity building. 

• The Kiwanis project consists of two 16 storey residential towers with a podium over one 
level of parking. 

• A craftlhobby room, games room, amenity multipurpose room and fitness area each 
fronts onto Minoru Boulevard helping to conceal the Kiwanis parkade from the street and 
also provides a visual transition between this deve lopment and the future residential 
frontage of the building proposed for the property to the south (6391 Minoru Boulevard). 

• The Kiwanis development will have a natural stone facing at the grade level on all 
exposed sides of the building. The overall coloration of the Kiwanis towers will be 
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white, grey and charcoal with "Blue Danube" and white accent spandrel glass banding at 
the four building comers and the vertical centre face of the two wider sides of each tower. 

• All five towers are well articulated with one of the towers in Carrera brought down to 
eleven storeys in height to provide skyline variation. Balconies and decks with glass 
guards projecting out from the building help to provide additional fayade articulation. 

• All rooftop mechanical systems are fully enclosed or screened. 
• A sun shadow analysis (included in the plans submission) was undertaken for all five 

towers to assess and minimize the impact of the towers on the neighbouring properties. 

Landscape Design and Open Space Design 
• Both Carrera and Kiwanis have landscaped podiums with walking paths and seating areas 

for use by their residents. Landscaping is composed of a mix of trees, shrubs, ground 
covers and grasses organized to provide both privacy and open space. Raised garden 
plots will also be incorporated into the landscaping for the Kiwanis residents. 

• Carrera has included an amenity building and a water feature on its podium for resident' s 
enjoyment. A child play area is also included at the south end of the central portion of 
their podium. 

• Landscaping that includes trees at the ground level is used to soften interfaces to the 
parkade and the upcoming development to the south. Additional landscaping has also 
been added to the Kiwanis podium areas adjacent to the loading bay to partially screen 
these service areas from views from above. 

• A trellis feature has been added at parapet height along the west side of the Kiwanis 
parkade. Vegetation climbing structures along the wall will allow vegetation to grow up 
the wall and out along the trellis creating a softer edge to the parkade. 

• Additional planting and an architectural trellis feature with seating has been added to fue 
public plaza between Kiwanis and Carrera. Special raised paving on the plaza area is 
intended to reduce vehicle speeds and visually reinforce this area as a pedestrian zone. 

• As noted earlier, the developers of the property immediately to the south (6391 Minoru 
Boulevard) have agreed to bring design elements on the face of their buildings around the 
corner of their parkade that, combined with the tree canopy screening, will provide a 
more appealing view from the Kiwanis development and the north-south private road and 
courtyard. 

• A prominent art sculpture is being proposed on the Kiwanis site along Minoru Boulevard 
in a public open space between the hair salon and the craft and hobby room. The artist 
commissioned for this public art was selected through an invitational competition. 
Polygon and Kiwanis have been working with the artist to come up with an appropriate 
design that will be a dominant art feature visible from the interior hallway between the 
two Kiwanis towers and from along Minoru Boulevard. Provisions will be made for a 
portion of the art budget to be set aside for future maintenance of the art work by 
Kiwanis. 

• Landscape bonds in the amount of $644,004 for Kiwanis and $793,050 for Carrera are 
required as conditions for approval of this Development Pennit ensuring that podium 
spaces and open spaces between the two projects will be suitably landscaped. 

• A pedestrian access that formerly ran along the southern property line between Minoru 
Boulevard and Minoru Park has been closed while construction occurs on the subject site. 
Once the new east west road is established, a new pedestrian walkway will provide an 
additional pennanent access to the Park from Minoru Boulevard. Staff will be working 
with the proponent to secure interim access when safe to do so. Until then, public 
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wishing to access Minoru Park from Minoru Boulevard are being redirected to either 
Bowling Green Road or an access point adjacent to the Brighouse Library facility. 
lnfonnational signage about alternative accesses to Minoru Park during construction has 
been installed on site. 

• Approximately 53 bylaw sized trees have been bonded for and removed from the overall 
site under a tree removal pennit. The landscape plans for the development indicate that 
85 trees will be installed on the Kiwanis site and 160 trees will be installed on the Carrera 
site. This will appropriately address the Official Community Plan's tree replacement 
requirements for the on-site impacts. 

In tenns of off-site tree impacts, removal of four trees from Minoru Park have been 
identified due to their poor condition. A contribution 0[$5,200 to the City's tree planting 
fund for replacemcnt trces was a required condition under the Rezoning approval (RZ 11 -
591685). 

An additional two cherry trees (Fuji Cherries) are to be removed from thc centre median 
on Minoru Boulevard in order to accommodate the intersection and left turn bay for the 
new East-West roadway. These two healthy specimen trees are approximately 50 years 
old. Both have truck diameters in excess of 54 em with one tree being 6 meters high and 
the second being 7.5 meters high. 

Staff have taken a second look at the intersection design and concluded that there are no 
technically feasible means to accommodate both the trees and the intersection 
improvements concurrently. The intersection improvements, including the northbound
to-westbound left turn bay, as identified in the rezoning report and rezoning 
considerations, are critical infrastructure improvements necessary to adequately 
accommodate the amount of traffic anticipated of the proposed developments . Staff note 
that the intersection wi ll also provide primary access for the Vancouver Coastal Health's 
Minoru Residence Extended Care and that this was a consideration in negotiating the 
relocation of the Minoru Residence vehicle access away from Minoru Boulevard. 

A tree assessment report on these trees (dated January 14,2013) was prepared by Parks' 
Arborist. The report concludes that both trees are in general good health with few signs 
of pests or problems however their relocation would not be feasible. Based on the 
Arborist's assessment, a contribution of $11 ,050 to the City's tree planting fund as 
compensation for the loss of the two cherry trees is required. This compensation is 
included in the Development Pennit Considerations. 

Crime Prevention Through Ellvirollmelltal Design 
• Parkade structures, building entrances and access to podium areas for both developments 

will be secured. A second set of vehicle control gates will be installed in Carrera to 
separate visitor and 7 Kiwanis parking stalls from resident's stalls. 

• A lighting analysis has been undertaken in both Carrera and Kiwanis developments to 
ensure appropriate levels of lighting within the parkades and the surrounding spaces. 

• Grade separations will exist differentiating public walkway areas and townhouse private 
space associated with Carrera. 
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• Multiple access/egress points from both the ground level and the residential towers have 
been provided to the podium levels of both projects to ensure safe and convenient use of 
these areas. 

• Entry doors to lobbies and townhouses have been designed to be visible fTom the street or 
adjacent walkways. 

• Security enterMphone panels will control pedestrian entry to all the buildings on the 
Carrera and Kiwanis developments. 

• Vision glass is to be installed pedestrian access doors within the parkades. 
• Parkade walls will be painted a light color to facilitate security. 
• Windows will be installed along the corridor adjacent to the public art amenity providing 

both a viewing opportunity for the residents and enhanced surveillance to the public art 
plaza adjacent to Minoru Boulevard. 

Leadership in Energy alld Ell vironmental Design (LEED) Silver Equivalency Measures 
• Carrera and Kiwanis buildings are being designed to LEED Silver equivalent standards. 

The objective of LEED is to implement measurable green building design, construction, 
operations and maintenance. Both projects have been assessed against seven LEED 
categories in determining their level of performance. The LEED checklist covering both 
Carrera and Kiwanis is provided in Attachment 2. A condition has been added to the 
Development Permit considerations requiring the submission of an updated checklist at 
Building Permit stage confirming that both the Kiwanis and Carrera developments will 
achieve LEED Silver equivalency. 

Be Hydro Power Smart New Construction E llergy Study Initiatives 
• Both towers of the Kiwanis affordable seniors development were assessed under BC 

Hydro's Power Smart New Construction Program. The objective of the New 
Construction Program is to create high-performance, energy-efficient buildings. The 
analysis has resulted in: 

o modifications to the building envelope; 
o upgrades to the make-up air unit; and 
o adjustments to both the interior and exterior lighting packages. 

• BC Hydro's assessment report indicates that implementation of the changes in these four 
areas will result in "annual electrical energy savings of 142,927 kWh/yr and annual gas 
savings of213 GJ/yr. This translates into a total cost savings of$13,930 per year. The 
$73,000 capital cost to implement these measures will be paid back within just over 5 
years. Incentives provided by Be Hydro will shorten this payback even more. Polygon 
has committed to incorporating into the Kiwanis construction all the features described in 
the BC Hydro Power Smart New Construction Energy Study Report dated October 09, 
2012. A condition has been added to the Development Permit Considerations requiring 
confirmation of adherence to the Be Hydro report reconunendations at Building Permit 
stage. 

• Carrera is being designed to eventually connect to Richmond 's District Energy Utility 
when it becomes available in the area. 
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A requirement for pre-ducting in the Carrera buildings is identified in the list of 
conditions prior to Building Permit approval. By prior agreement, the Kiwanis project 
will not be required to connect to the District Energy Utility. 
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Thermal Comfort Analysis 
• The thermal comfort analysis for the Kiwanis affordable seniors development indicates that it 

will meet the International Standards Organization (ISO) ISO 7730 Standard for Oeeupaney 
Thermal Comfort. This standard requires that: 

a) "No occupied space shall exceed 25 C ... for more than 5% of occupied hours in any 
one year"; and, 

b) "No occupied space shall exceed 28 C ... for any more than 1 % of occupied hours in 
anyone year." 

The analysis indicates that these two requirements can be achieved through the proposed 
heating, ventilation and air conditioning measures which include: 
a) Glazing to wall ratios of 47%; 
b) Electrical baseboards as the main space heating source; 
c) A glass shading coefficient 0[0.34; 
d) Operable windows in each suite; 
e) Provision of outdoor air to common corridor areas, and; 
1) Air transfer to suites from the common corridor areas using door undercuts. 

A condition has been added to the Development Permit considerations requiring 
confirmation that the BC Hydro Power Smart New Construction Energy Study Report 
recommendations have been incorporated into the plans at Building Pennit stage. 

Noise Mitigation Measures 
• In response to the Official Community Plan (OCP) Section 9.3.14 "Acoustics" requirements 

the proponent' s have submitted an Acoustical Evaluation report prepared by Brown Strachan 
Associates. The report, dated March 20, 2012, assesses noise impacts on the proposed 
development and makes recommendations for sound mitigation measures that meet the 
City'S design requirements as specified in the OCP. The assessment considered noise from 
traffic on Minoru Boulevard, Westminster Highway and YVR related aircraft. 

• The report makes specific recommendations regarding: 

o the thickness and construction of glazing in exterior doors and windows; 

o standard and finish of exterior construction; 

o consideration of alternative ventilation (e.g. make up air, continuously rated kitchen 
andlor bathroom exhaust fans); 

o Coordination of acoustical recommendations, field reviews and letters of assurance 
by the registered professional of record for the project. 

• The report concludes that, provided the recommendations in the report are implemented, the 
development will meet the City of Richrnond' s OCP interior design noise level criteria. 

• The proponent has committed to implementing all of the recommendations in the Acoustical 
Evaluation report. 

• A condition has been added to the Development Permit considerations requiring 
confirmation that the Brown Strachan Associates Acoustical Evaluation report 

3601262 
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recommendations dated March 20, 2012, have been incorporated into the plans at Building 
Pemlit stage. 

Vehicle Parking and Traffic Demand Management (TDM) Measures 

Vehicle Parking 
Polygon has submitted a Traffic and Parking Impact Study (TPIS) that compares the proposed 
parking requirements of the Kiwanis seniors affordable housing project to other projects of a 
similar nature. The development proposal includes 91 vehicle stalls for the Kiwanis project 
(including 7 visitorlstaffstalls that will be located within the Carrera parkade) and 466 vehicle 
stalls for Carrera residents and visitors . 

Polygon has also prepared a Transportation Demand Management (TDM) package in support of 
a minor relaxation for the Carrera parking requirements. The proposed parking relaxation 
reduces the munber of resident stalls from 1.2 stalls per unit to 1.19 (less than 1 %) stalls per unit. 
A variance is not required for this modification as the Parking and Loading section (Section 7.4) 
of Zoning Bylaw 8500 allows for reductions by up to a maximum of 10% where appropriate 
TDM measures have been incorporated and the minimum on-site parking requirements are 
substantiated by a parking study. 

Compensation provided under the site's Rezoning Considerations (RZ ll-591 685) for this 
reduction includes a $25,000 contribution to one bus shelter, electrical outlets for 20 spaces in 
the Carrera parkade and one electrical outlet for electric bike charging in each bicycle room in 
the Carrera towers. 

The TPIS and TDM package have both been reviewed and supported by Transportation staff. 
The Rezoning considerations include a requirement for an easement on the Carrera side for the 
provision of seven parking stalls for use by Kiwanis in perpetuity and a legal agreement to 
require the electrical outlets and specified voltages for electric vehicle charging plus a cash 
contribution for construction of the bus shelter. 

A design requirement for two visitor stalls to be dedicated for health care worker use have been 
incorporated into the Kiwanis development's plans. A condition has been added to the 
Development Pennit considerations to ensure these stalls are provided for in the Building Pennit 
submission. 

Bike parkillg 
Transportation staff support the substitution of32 electric scooter stalls for the Class I bicycle 
stalls in the Kiwanis development. This substitution has been incorporated into the Zoning 
Bylaw for the site (Bylaw No. 8914, RZ 11-591685). All other bike stall requirements for the 
two developments conform to the Zoning Bylaw standards. 
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Conclusions 

The designs for both the Polygon Carrera market project and the Kiwanis seniors affordable 
housing project have undergone extensive review in consultation with staff. From an early stage 
both projects have been designed with sustainability features incorporated into their planning. 
The application afBe Hydro's Power Smart New Construction program resulted in the 
incorporation of additional energy saving features which will benefit the Kiwanis residents for 
decades. 

The architect teams from both projects have worked hard to address the functional needs of the 
future residents as well as the needs of the City to ensure the projects have responded to the City 
Centre's design criteria and to the comments and recommendations identified by staff and the 
Advisory Design Panel. 

The projects are well resolved and staff recommend support for the construction of the two 
Kiwanis towers containing 296 seniors affordable housing units and the three Polygon Carrera 
towers containing 335 market housing units at 625 1 Minoru Boulevard as described in the 
Development Permit submission. 

David Brownlee 
Planner 2 

DCB:cas 

The followi ng are to be met prior to forwarding this application to Council fo r approval: 

I. Receipt of a Lener of Credit for landscaping, (including instal lation and contingency) of the Carrera 
development in the amount of S793,050.00 (based on either a sealed estimate from a Landscape Architect dated 
December 11, 2012). 

2. Receipt ofa conrribution ofSI I,050 to the City 'S tree planting fund as compensation for the loss of the two 
cherry trees within the Minoru Boulevard median. 

3. Receipt ofa Lener of Credit fo r landscaping (including installation and cont ingency) of the Kiwanis 
development in the amount of $644,004.00 (based on either a sealed estimate from a Landscape Architect dated 
December 11,2012). 

4. Receipt ofa Letter of Credit for Public Art in the amount of S238,82 I as a security for advancing and 
completing the public art component ofthe development. 

S. Registration ofa restrictive covenant and/or altemative legal agreement(s), to the satisfaction of the City, 
securi ng the owner's commitment to connect to District Energy Utility (DEU), which covenant and/or legal 
agreement(s) will include, at minimum, the following terms and conditions: 

3601 262 

a) No building permit will be issued for a building on the subject site unless the building is designed with 
the capability to conncct to and be selViced by a DEU and the owner has provided an energy modelling 
report satisfactory to the Director of Engineering; 

b) If a DEU is avai lable for connection, no final building inspection permining occupancy ofa 
building will be granted until the building is connected to the DEU and the owner enters into a Service 
Provider Agreement on tenns and conditions satisfactory to the City and grants or acquires 
the Statutory Right·of·Way(s) and/or easements necessary for supplying the DEU selVices to the 
building; 

c) If a DEU is not available for connection, no final building inspection permining occupancy ofa 
building wilt be granted until: 
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i. the City receives a professional engineer's certificate stating that the building has the 
capability to connect to and be serviced by a DEU; 

II. the owner enters into a covenant and/or other legal agreement to require that the building 
connect to a DEU when a DEU is in operation; 

iii. the owner grants or acquires the Statutory Right-of-Way(s) and/or easements necessary 
for supplying DEU services to the building; and 

iv. the owner provides to the City a letter afcredit, in an amount satisfactory to the City, for costs 
associated with acquiring any further Statutory Right of Way(s) and/or easement(s) and 
preparing and registering legal agreements and other documents required to facilitate the 
building connecting to a DEU when it is in operation . 

• )rio r to Build ing Permit Issuance, the developer must complete the followin g require ments: 

I. 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. 

2. Confirmation that the recommendations of BC Hydro Power Smart New Construction Energy Study Report 
dated October 09, 20 12 in terms of implementing the recommended energy efficient initiatives and the Thermal 
Comfort initiatives for heating, ventilation and air conditioning, have been incorporated into the construction 
plans. 

3 . Confirmation that the recommendations identified in the Brown Strachan Associates Acoustical Evaluation 
report dated March 20, 20 12, have been met in the construction plans. 

4. Submission of an updated tEED checklist indicating that tEED Silver equivalency is being achieved for both 
the Carrera and Kiwanis developments. 

5. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes, 

6. Confirm provision in the Building Permit plans for a Kiwanis residents health services support and conference 
room. 

7. Confirm provision in the Building Permit plans for a minimum of two vehicle stalls dedicated for health care 
worker use. 

8. Completion of the public art component design and the design for the immediate surrounding open space to the 
satisfaction of the City. Based upon the ultimate design, additional legal agreements to secure a public right of 
passage right of way may be required for public access to the space. 

9. A resolution to the status of the existing sanitary force main along the southern property boundary of the site is 
required to the satisfaction of all parties. 

10. Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to 
temporari ly occupy a public street, the air space above a public street, or any part thereof, additional City 
approvals and associated fees may be required as part of the Building Permit. For additional information, 
contact the Building Approvals Division at 604-276-4285. 
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City of 
Richmond 

ATTACHMENT 1a 

Development Application Data Sheet 
Development Applications Division 

DP 12-609958 Attachment 1 a 

Address: 6251 Minoru Boulevard (Kiwanis Development Only) 

Applicant: Polygon Carrera Homes Ltd. 

Planning Area(s): City Centre (Brighouse Village Urban Centre T5) 

I Existing Proposed 

Owner: Richmond Kiwanis Senior Citizens Richmond Kiwanis Senior Citizens 
Housing Society ("KiwanisH) Housing Society 

Site Size (m2
); 20,237.7 m2 (Total site) Kiwanis AH net: 7,064.0 m 

Total Dedications: 1909.3 m2 

Land Uses: Affordable Seniors Housing Affordable Seniors Housing and 
Market Residential 

OCP Designation: Mixed Use Unchanged 

Area Plan Designation: Institution, Urban Centre T5 (25 m) Unchanged 

Zoning: School and Institutional Use (51) High Rise Apartment (ZHR10) 
Brighouse Village (City Centre) 

122 affordable seniors units in 14 Kiwanis: 296 affordable seniors 1 
Number of Units: separate low rise one and two storey bedroom units in two high-rise 

buildings towers on a portion of the site. 

Other Designations: NEF: Noise Management City 
Unchanged Bvlaw 7794 

On Future 

I 
Bylaw Requirement 

I 
Proposed 

I 
Variance 

Subdivided Lots 

Density (units/acre): N/A 169.7 u.p.a. Kiwanis only -
none permitted 

based on net site 
Kiwanis Affordable Kiwanis: 

Floor Area Ratio: Housing: 2.8 Net Max. 2.77 net of dedications none permitted 

Lot Coverage - Building: 
Max. 90% exclud ing 

Kiwanis: 56.09% none 
landscaped roof decks 

Kiwanis: 
Lot Size: N/A 74.95 m x 111.88 m (avg.) none 

Kiwanis: 9.05 m to 

Northern Property Line Setback(m): Kiwanis Min. 6.0 m 
podium except for covered 

none 
entry canopy which is 

5.2 m 
Kiwanis: 9.39 m to 

Interior Setback (m): Kiwanis: Min. 6.0 m 
podium except for covered 

none 
entry canopy which is 

5.34 m 

Minoru Park Setback (m): Kiwanis: N/A Kiwanis: N/A none 
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On Future 

Bylaw Requirement Proposed Variance Subdivided lots 

Minoru Boulevard Setback (m) Kiwanis: 1.5 m Kiwanis: 1.5 m to podium none 

Southern Property Line Setback (m) Kiwanis: 0 m 
Kiwanis: 0.26 m to 

podium none 

Height (m): 47 m max. 47 m max. (16 stories) none 

Off-street Parking Spaces - Regular Kiwanis: 0.2 (R) and Kiwanis: 0.2 (R) and none 
® I Visitor M: 0.1 (V) per unit 0.11 (V) per unit 

Kiwanis: 60 (R) 24 (V) 
An additional 7 stalls will 

be provided on the market 
side for use by Kiwanis. 

Off-street Parking Spaces - Total; Kiwanis: 60 (R) 30 (V) Two visitor stalls (included none 
in above totals) will be 

dedicated to Health Care 
providers. 

Tandem Parking Spaces: permitted none none 

Kiwanis: Kiwanis: Substitution of 
370 x Class 1 stalls 32 scooter stalls in lieu of Class 1 stalls 

Bicycle Parking: 60 x Class 2 stalls Class 1 bike stalls. with scooter 
60 Class 2 stalls stalls is built into 

zoning schedule. 

Accessible Parking: 2 2 none 

Loading Stalls: Kiwanis: 2 large Kiwanis: 2 large none 

Amenity Space -Indoor: Kiwanis: 100 m2 Kiwanis : 707.7 m2 none 

Amenity Space - Outdoor: Kiwanis: 1776 m2 Kiwanis: 1,955.61 m2 none 

Compensation required for 53 on-site trees and 4 off-site trees to be removed 
Other: (Combined Carrera & Kiwanis). 

Kiwanis Architects: Robert Ciccozz; Architecture Inc. 
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City of 
Richmond 

ATTACHMENT 1b 

Development Application Data Sheet 
Development Applications Division 

DP 12-609958 Attachment 1 b 

Address: 6251 Minoru Boulevard (Carrera Development Only) 

Applicant: Polygon Carrera Homes Ltd. 

Planning Area(s): City Centre (Brig house Vill age Urban Centre T5) 

I Existing ! Proposed 

Owner: 
Richmond Kiwanis Senior Citizens 

Polygon Carrera Homes ltd. Housing Society (" Kiwanis") 

Site Size (m2
): 20,237.7 m2 (Total site) Carrera net: 11 ,264.4 m 

Total Dedications: 1909.3.0 m2 

Land Uses: Affordable Seniors Housing Market Residential 

OCP Designation : Mixed Use Unchanged 

Area Plan Designation : Institution, Urban Centre T5 (25 m) Unchanged 

High Rise Apartment (ZHR10) 
Zoning : School and Institutional Use (51 ) - Brighouse Village (City 

Centre) 

122 affordable sen iors units in 14 Carrera: approx. 335 market 

Number of Units: separate low rise one and two storey housing units on a portion of 
the site in a mix of townhouse buildings and three high-rise towers. 

Other Designations: NEF: Noise Management - City Bylaw 
Unchanged 7794 

On Future 

I 
Bylaw Requirement 

I 
Proposed 

I 
Variance 

Subdivided Lots 

Density (units/acre): N/A 120.40 u.p.a. Carrera only none permitted based on net site 

Floor Area Ratio: Carrera Market Side: 3.0 Max. Carrera: 2.98 none permitted 

Lot Coverage - Building: Max. 90% excluding Carrera: 36.20% none landscaped roof decks 

Lot Size: N/A Carrera: 
89.07 m x 111.88 m (avg. ) 

none 

Northern Property Line Setback(m): Carrera: Min. 6.0 m Carrera: 6.1 m none 

Interior Setback (m): Carrera: Min. 6.0 m Carrera: 7.8 m none 

none 
Carrera: 5.07 m for fin (projections are 

Minoru Park Setback (m): Carrera: Min. 6.0 m projections. 6.1 m min. to permitted under 
main buildings. the general 

regulations) 

Minoru Boulevard Setback (m) Carrera: N/A Carrera: N/A none 

Southern Property Line Setback (m) Carrera: Om Carrera: Om none 
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On Future 
I Bylaw Requirement I Proposed I Variance Subdivided Lots 

Height (m): 47 m max. 47 m max. none 

Off-street Parking Spaces - Regular Carrera: 1.2 (R) and Carrera 1.19 (R) and see below 
® I Visitor IV): 0.2 IV) per unit 0.19 IV) per unit 

Carrera: 399 (R) (includes TOM measures 
to be 183 small stalls) implemented 67 (V) (includes 27 small 

on the market 
Off-street Parking Spaces - Total : Carrera: 402 (R) 67 (V) 

stalls) 
side to allow for 4 on private street stalls a reduction of 

20 electric car stalls are 
resident stalls included in the overall totals 

above. from 1.2 to 1.19 
stalls I unit. 

Tandem Parking Spaces: permitted none none 

Carrera: Carrera: 
Bicycle Parking: 419 Class 1 stalls 419 Class 1 stalls none 

67 Class 2 stalls 67 Class 2 stalls provided. 

Loading Stalls: Carrera: 2 large Carrera: 2 large none 

Amenity Space -Indoor: Carrera: 100 m2 Carrera: 750.7m2 none 

Amenity Space - Outdoor: Carrera: 2010 m2 Carrera: 4,034.3 m2 none 

Other: Compensation reguired for 53 on-site trees and 4 off-site trees to be removed (Combined Carrera & Kiwanis. 

Carrera Architects: Gomeroff Bell Lyon Architects Group Inc. 
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Time: 

Place: 

Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, September 19, 2012 - 4:00 p.m. 

4:00 p.m. 

Rm. M.1.003 
City of Richmond 

Rm. M.l.003 
Richmond City Hall 

ATTACHMENT 3 

Present: Simon Ha, Acting Chair 
Joe Fry 
Tom Parker 
Thomas Leung 
Cst. Greg Reimer 
Sherri Han 
Steve Jedreicich 

Also Present: Sara Badyal, Planner 
Suzarme Carter-Huffman, Senior Planner, Urban Design 
David Brownlee, Planner 
Francisco Mol ina, Senior P lanner, Urban Design 
Rustico Agawin, Committee Clerk 

Absent: Kush Panatch, Chair 
Hal Owens 
Matthew Thomson 

3. DP 12-609958 5 ffiGH-RISE RESIDENTIAL TOWERS WITH 
APPROXIMATELY 631 DWELLiNG UNITS (INCLUDING 296 AFFORDABLE 
SENIORS HOUSiNG UNITS AND 335 MARKET HOUSING UNITS) 

3601262 

APPLICANT: 

PROPERTY LOCATION: 

Polygon Carrera Homes Ltd. 

6251 Minoru Boulevard 

A. Applicant's Presentation (Kiwanis Towers) 

Chris Ho, Vice-President Development, Polygon, Architect Karen Smith, Robert Ciccozzi 
Architecture, Inc. , and Landscape Architect Derek Lee, PWL Partnership, presented the 
Kiwanis project on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 
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• concerned about the lack of accessible walking path to the landscaped podium 
in the Kiwanis project; provision of stairs partly addresses this issue partly but 
elevator access may not accommodate large groups going up together to the 
podium; consider also using ramps to supplement the stairways going up to the 
courtyard in the Carrera project via the pinch point; 

• 

Applicant's Response: Access to landscaped podium through two sets oj 
elevators from holh Kiwanis lowers with tile addition 0/ additional doors from 
botlt lounges alld file !arwdry rooms and the addition of fhe in/emul slair will 
provide sufficient access. 

appreciate the provision of outward opening doors that enhance safety in the 
washrooms; consider removing the molded-in seat in the bathroom showers to 
accommodate movable bath benches tai lored to the individual needs of the 
residents; 

Applicant's Response: We understand the concern regarding the molded-in 
seat. [n . recent informal surveys, there is nO apparent preference in the 
industry. Kiwanis, west van has decidell to 1I0t have the molded-ill seat as per 
the above comment where as Tapestry projects prefer the molded-in seat. At 
this time we are keeping the molded-in seat because of affordability. 

• consider using a wall oven in the kitchen to enhance the convertibility of the 
unit and ease of use for seniors; 

Applicant's Response: Prohibitive cost factor ill light of maintaining 
affordable relit levels. 

• consider providing a space (i.e, a small den-like space) for arts and crafts in 
some units to accommodate sewing machines or art easels; 

Applicanrs Response: The larger one bedroom unit provides for this 
additional space. 

• notice some positive changes in the Minoru Boulevard elevation; looks more 
organized; don't agree that the elevation needs to be park-like because it is an 
urban edge; elevation needs height and mass to qualify as an urban edge; 
however, the middle portion of the elevation seems out of place; needs to relate 
to its neighbours on both sides; 

Applicant's Respollse: Minoru elevation updated along with updated Public 
Art cOllcept to be presented 

• colour of the whole complex looks dull and dated; development needs to be 
brightened up to look current and high quality; 

• 
• 

Applicant's Response: Revised as provided Oil both Kiwanis and Carrera 

podium seems tiny in relation to the mass of the two big towers sitting on it; 

agree with the suggestion to use a wall oven in the kitchen; consider side-swing 
wall oven which is more convenient to use for residents on wheelchairs; 
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• understand that the medium for public art may not necessarily be on a solid or 
opaque wall contrary to what appears in the model and drawings; solid wall 
may look good coming down Minoru Boulevard but not from within the 
project, it would be preferable to use a translucent glass or a partial screen of 
stack of metal objects to create a louvered effect; will create more accessibility, 
activity, light and air between the indoor amenity rooms and the street; 
applicant should convey this concept to the artist as it is a prominent public art 
contribution to the City; 

ApplicOIrf's Respollse: see revised 

• issues in the preliminary presentation regarding the central courtyard on the 
internal lane are bettcr resolved; like the trellis/canopy features and green space; 
consider weather protection; 

• outdoor amenity space is accessible from the elevators through the lobbies; 
consider adding significant treUises/canopies on two big terrace areas with fire 
pits to provide weather protection and maximize their use; 

Applicant's Response: will be providing weather protection through much 
moreflexiblefumiture option - ie umbrellas 

• applicant has addressed the Panel's concerns regarding the flat character of the 
buildings; appreciate the horizontal breaks in certain areas of the buildings; 
however, the horizontal breaks should be made stronger and break into more 
dimensions; 

• some improvements have been made in the podium level in tenns of their 
relationship with the amenity spaces; programming is appropriate, but consider 
more opportunities to further invigorate the podium level, e.g. 
trellises/canopies, fire pits, enclosures, weather protection, and programming; 

Applicant's Response: Outdoor room now added on landscape podium level 

• 5 to 6 curb cuts on the west elevation along the interior lane is excessive; 
consider integrating/combining parking entrance with the curb cut at the lobby 
entrance of Building 2, with parking stalls 1,2 and 3 becoming the new parking 
entrance; strongly encourage reducing the conflicts between pedestrians and 
vehicles in the interior lane; 

Applicant's Response: The southern curb Cllts have been enhanced through 
refinements in the lalit/scope -design - refinements in the plaza and parking 
orchard. 

• treatment of art wall wedge in Minoru facade requires strong coordination 
between the architect and the artist; the wedge form is a distraction; the art wall 
has a great potential to provide a sense of enclosure and eliminate the bubble 
effect while allowing some light into the indoor amenity spaces; 

Applicant's Response: see revised 
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• recessing of the glazing is not just restricted to the east facade but specifically 
for pocket conditions facing to the north and south of the amenity rooms; strong 
indoor-outdoor relationship at the edges along Minoru has not been achieved; 
previous suggestions for openings at the games room and hair salon have not 
been considered; conflicts with stairs and benn; 

• 

• 

Applicant's Response: see revised - public art ami base landscaping now 
provides the indoor-outdoor relationship and also provides a much needed 
purpose o/Ihe proposed northern plaza along Minoru Boulevard. 

prefer that the landscaped courtyard should be a private zone for residents; 
suggest that the stair location adjacent to the crafts and hobby room should not 
be tacked on but integrated into the spaces; will make a strong connection to the 
podium level; consider also access from the amenity multi-purpose room to the 
podium level; 

Applicant's Response: see revised - landscape courtyard 011 podium is a 
private zone/or residents ollly 

agree with the comment regarding the need for further detailing of the art wall; 
middle of the Minoru facade needs further resolution to provide more 
articulation to the facade; consider the roof form; 

Applicant's Response: see revised 

• emergency generator room facing Carrera needs more height to · mark the 
corner; make it a folly to bridge the connection between the Carrera and 
Kiwanis projects; 

Applicant's Response: see revised - height raised and architectural detailing 
refined 

• no problem with regard to the programming of the landscaped courtyard; will 
meet the needs of seniors; size is appropriate for walking; 

• colour of the project is dark and drab; may look depressing on rainy days; need 
to brighten up the colour and feel of the project; 

• 
• 

Applicant's Response: colollrs refined 

support the project but some design resolution is needed; and 

it is important to consider the needs of the end users of the project (i.e, seniors) 
in the programming of the courtyard space. 

B. Applicant's Presentation (Carrera Market Housing) 

Chris Ho, Vice-President Development, Polygon, Architect Stu Lyon, GBL Architects, 
and Landscape Architect Derek Lee, PWL Partnership. presented the Carrera project on 
behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• nice scheme; colour scheme is sedate; 

Applicant's Response: colours updated 
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• park interface is nicely resolved; water feature unifies the development with the 
park; connection between fl at water and vertical water works nice ly; 

• 

• 

• 

• 

• 

• 
• 
• 

• 

• 

• 

• 

• 

• 

do not overdesign the park; should not read as a private zone; civic nature of the 
park should be respected; connection to the water is strong enough; 

look at successful precedents in Richmond regarding public access to the upper 
terrace; consider adding an element to provide the visitor a sense of arrival at 
the terrace. e.g. a mid-level patio or a water feature; 

cons ider a landscape counterpo int on both sides of the plaza to unify the plaza; 

Applicant's Response: updated - greater integration/coordination 0/ 
lalldscape elements alld additional elements added 

like the project; present colour feels differently and is a move backwards; dark 
colours of the big buildings will not show the setback effect; buildings look 
flatter; colours need to be brighter to show the setback of the towers; 

dark chocolate-coloured amenity building adjacent to the park needs to be 
brightened up; 

beautiful project; would like to see brighter colours in the development; 

pinch point between the two towers is an uncomfortable situation; 

echo comments regarding the nicely resolved park interface; amenity space 
above looks beautifu l; like the addition of the colonnade between the amenity 
space and the courtyard; provides visual interest; 

the flat and wide roof of the amenity space is visible from all directions; suggest 
to add pavers on the roof deck to provide warmth; will provide visual interest; 

development appears like a monolith when viewed from the park; introducing 
colour in the middle building will give a sense of depth; consider introducing 
pale yellow colour used in Eastern Europe which seems durable and weathers 
well; will also add brightness to the development on gloomy days; 

generally, a handsome and elegant project; it is well resolved; like the 
articulation and enjoy how the massing interact with each other; 

changes done in the amenity area on the roof deck are fantastic; gives the 
project a pulse; 

not averse to the dark chocolate colour of the buildings but the frames appear 
lost; need to revisit the building colours; and 

disagree with the comment regarding the pinch point between the two towers; 
proximity of living quarters to each other reflects the notion of a downtown 
core; proportion of the mid-rise to the tower is fine; spacing between the two 
buildings is more than appropriate; look at successful precedents in Barcelona. 
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3601262 

Panel Decision 

It was moved and seconded 
Tltat DP 12-609958 he supported to move forward to lite Development Permit Panel 
subject to the applicant giving consideration to 'lte comments of the Panel and also 
giving special consideration to (1) the Millortl elevation scale, permeability, activity and 
indoor-outdoor relationship facing into the cOllrtyard space; (2) tlte lise of colour in lite 
projectj and (3) the cOJlnectivity between lite Kiwanis indoor amenity SpaCe!i at grade 
and lite outdoor amenity space on podium level. 

CARRIED 



City of 
Richmond 

Development Permit 

To the Holder: 

Property Address: 

Address: 

POLYGON CARRERA HOM ES LTD. 

6251 MI NORU BOULEVARD 

900 - 1333 WEST BROADWAY 
VANCOUVER, BC V6H 4C2 

No. DP 12·609958 

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 Pennit. 

2. This Development Pennit 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 Goverrunent 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 #57 attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$793,050.00 for the Carrera development and $644,004.00 for the Kiwanis development. to 
ensure that development is carried out in accordance with the terms and conditions of this 
Permit. Should any interest be earned upon the security, it shall accrue to the Holder if the 
security is returned. The condition of the posting of the security is that should the Holder fail 
to carry out the development hereby authorized, according to the terms and conditions of this 
Permit within the time provided, the City may use the security to carry out the work by its 
servants, agents or contractors, and any surplus shall be paid over to the Holder. Should the 
Holder carry out the development permitted by this permit within the time set out herein, the 
security shall be returned to the Holder. The City may retain the security for up to one year 
after inspection oftbe completed landscaping in order to ensure that plant material has 
survived. 

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

3601262 



Development Permit 

To the Holder: 

Property Address: 

Address: 

POLYGON CARRERA HOMES LTD. 

6251 MINORU BOULEVARD 

900 - 1333 WEST BROADWAY 
VANCOUVER. BC V6H 4C2 

No. DP 12-609958 

7. The land described herein shall be developed generally in accordance with the terms and 
conditions and provisions of this Pennit and any plans and specifications attached to this 
Pennit which shall fOlm a part hereof. 

This Permit is not a Building Permit. 

AUTHORlZING RESOLUTION NO. 
DAYOF 

DELIVERED THIS DAY OF 

MAYOR 

3601262 

ISSUED BY THE COUNCIL THE 



-
.7,. 

...... 
~ -

~ 
0 ~ 

» ...... ...... 
U 

>In 

Is 
3601262 

i 

<X <X <X X> >0< :x: 
~8h< X> Q< ~ ~ 
<X X> ¢«x ~ ~ 
~ 0< O<~~ 

0<% ~ 
%o<o<~~~ 
:g :X:X::OO <X >0< 

:x> :x>< ~ :x: X> ~ 
;($(S OQ:>¢ ~ :0<>60 

= = 
== ::':! , 
L'[' 

I~~ 

,n~ 
• 

t.--r-
P', r- I 

'" 
• • 

~ 
- ~ 
0 , 
'" ., 
0 ~ 

" ~ " ! 
Cl Cl ., 

0 

~ 
.. .~ ~ = . ., .~ 

M (5 .:! • 

I p~~1 

~ -dfJ 

,!~~ 

~ -.. Ie E-< 
~ oo 

• 



M
A

R
K

E
T

 A
N

D
 A

F
F

O
R

D
A

B
L

E
 T

O
W

E
R

S
 A

T
 K

IW
A

N
IS

 S
E

N
IO

R
S

 -
R

IC
H

M
O

N
D

, 
B

.C
. 

D
P

 R
E

-S
U

B
M

IS
S

IO
N

 P
A

C
K

A
G

E
 -

JA
N

U
A

R
Y

 1
7,

 2
01

3 

\)
9

 
1

2
6

0
9

9
5

8
 

FE
B 

1 3
 10

13 



-, 
," c.o 

.0 
• 

•• 1":'1: 
• -~ 

C':J 

... .; 
C::. 
0 

• CO 
C\l 
,...; 

"-
0 



t 

l.
l-'

--
--

_
 

• 

• 
"1

 

S
U

M
M

E
R

 S
O

L
S

T
IC

E
 -

10
 A

M
 

S
U

M
M

E
R

 S
O

LS
T

IC
E

 -
N

O
O

N
 

S
U

M
M

E
R

 S
O

L
S

T
IC

E
 -

2 
P

M
 

(I
iIi

&
iW

i .
. "

.,
 ..

..
 ""

'"
 '1

"O
UC

TI
.M

Ij 

E
Q

U
IN

O
X

 -
10

 A
M

 
E

Q
U

IN
O

X
 -

N
O

O
N

 
E

Q
U

IN
O

X
 -

2 
P

M
 

I 
~
 

I 

~
 
~
 it 

,
., 

, 



1 

] 
- -- - --.. .. , 

I I I I I! II 

i' 

i II 
1 II II 
Ii II 

£lOlE I 83:1 

J 
I 

lli!J!l IT] 
! II 0 ! • 

r ~I ) 

r 

1 
[ --, 

r 

J 
-':1:: - - --

~"-



, , 
, 
~- f~!~~ " • " , 

• , 
I , --, • , 

I • , 
~ , , 
'+--~ 

• • • 
I 

, , 
i dl . 1 

~r:-• , " , ---t ~ Jl>:<a:J fI 

I 
!~.<.'.1 

j ' T" , ._Li".< - -• ~ ~ , - , , 
I , 
3i - -

II 

" 
• - • 
• 
• 

:] ,< ," 
tI~ 

,. 

• 

'f' ~u 

896 60 90T 
eN 

I. 

11 

L 

I 7.." : 5 . -;~ 
l! ~ >I----=--
! r-"'--. 
!j¥. t 

j--J<l'. • 

11 U ~ II 
11 ~ 9 
~ . J ~ T 

In 



o 
o 

C O 
4~ D 

= = 
I 

, " L:J 
t I 

,0 
c 
c:.... 
= = 
C""""' 

~I J 
~"n'~1 

["If "'''1.0-

(101 m3! 896 60901 

I II l 
! § 

I, 

iI 

, " 



-

! I 
• 

, 
I" 

1 ' 

1 

I 

I 
I 
I 

1 

t 
w 

~I ~ 

~ ! 
~ ~ 
i ~ 
I < 
1 

I 

I 

I 
I 

h .. ~Id-

DOZtlS'J 89660901 
da 

~i ~. D ~1 !fi~l~i [11!1 I~~ 
=1 . 'E ,I 1 ""'~~~ r ,l 

< , 'U·', ' , . 
~ [ 

I 

b 
,,~ 

l.i 
I I [ . ,.n· Do 

o [ I 
f--tIIJ-j,1 L 

"..... 

fet • 

t 
c . 

[ 1 . 1. 
, 

[ L 
1-1' 

/ i I 
[I - r 1 r / t L J .~ F , 

/ 

l 
'1 J I _ l 

r J 
l 

J~. J 

~ , 
~ 

Ll ~ 
c- w 

3 
L ! ... 
co I 
-J.-... 

1 ~ 
r z 

I 

L • • 
I I 

i i 

I 
, 

l-
?'-- L il t, :J !..e • 

I 
.J , 

~ L 
.~ -, 



~~~ 
Ii' 

f • 

± 

S~"'''O\b 

'lO"I93J 89 660 9 (;1 
cia 

. 1f!"!- ~1 ~,iIID ~l lfiH II~~ [[]mill~ 

~ 

Ii 

• 
• Ii " 

, , 
Vc--.,) ! 

d::d • iFTIJIOl 

I 
I 
1 

j , 

! r. , 

. .. ,.. . 

! 

i 
,) -' ! 

' ~'ir 

! 
d" 

• 



I 

I I 

" . 
I It! -: -I" I 1 

F·" 
I:. 
If I 

I I 

I
nr-

I , 
-c"O" 
11,:, 

;' ~,~§ ;' , 
... . ... ;' 

, , 



UW83J 896 609 C;T 

11t==ll!!! ~ ~ ,III D ~l tGH I(!i oo]WIJm 
I 

II 
Jj 



lb,~ 
~II 

-' Ii 

"" 

" Ii 

"" 

, 

UOl C I ali 

r~} h 
~ Ii 

d rr- ''''F"'''\ 

I 
k 

~ 

, 
f" •• ; • 

· ~alf~':d~"~ 
TT.l - '0 ,ut:lrJI 

I 

I i 
d 

d , 
I 
I 
I , 
• 
II 

\ ,. 
i.J 

I 
d 



~II ~I 

" n 
'" 

o. 
r:':'11 

" 1.0", 

Ii ,n 
'" ." I. 

r 
Ii 
Ii 

\ --_" t !I, . " 
I 

! 
I 

Ii 

II 



It=l~ 
(IO'CLil' 896~(,9 (';1 d'l 

D ~1 ~l~ ~~U !i ffiD~ 

• . -, 
-.1 "'1:;',' " i . 

Tr V'I ,,:3, 
1--"-" ...:::E.~- h: rn 

~ 
ij 

! 
'. ", 

I fJ , 
I 
d 



" ri 

'" 

~ em 
U old .-

I 
~ 

lii;HU 
• 1 

!' ! ... , 

'~ 
'
1
1
1
1
1 ....... 1\ 
I mn 

-

I
I t 

iJ 
d 



Ilbl~ 

, 
n 
~ 

() 
In 

~ i . ' 

""l,\11 .... ,d-

\ 
' . .. 
f.i 



ElUZ E L 83:f 

~11 ~ i 

" Ii 

'" 

" Ii 

'" 

, 

,-" , ... ~.-~...

'" ,""I1~' 

iii :'liiilli 
\iiiii, 
"I~" , " 

: , ...• 
• I ! . 
I, , \' '1,1 ., ... ,I 
L Lj\\mliL 



Em t l fl3j 

Ilb,k-

, 
f=lf=-'=+--'-:i:: ~.;::-:#-~~ -=-=-~~' -=-----1~ 

r j ~_ '-===p-

., 
Ii 
~ 

" Ii 
~ 

L 

I 
! 

, , 
-+--' 
I 

. K.' 

----~~ 

I 
L 

II 

L._ 
~- --~ •.. 

~ •. '''1 



, 
----- .. u~ .... , 
II ~ 

~ • , 

I 
I 1--' I I 

\ 

I 

r f ---~ 
rl { I 

I 

I,.. t ,-

r~ 
, 

I 
{ 

~-
f-

~ 
'i' 111E--f----=ii 

, 
l... .. > • . _-

I I 

" Ii 

~-
~ 

-' 

hi ._ L ~ ! 
I • 

~ 

.,M .. . ""i 



l ,I", It== lim, 
~ ~ 111111 

T 
J , 

. , 
/ 

I 
T I . ) ,," 

, 
, J 

" " " " 

" 
T I 

I 
I 
I 
I I 

I I 
I I 

I I I , 

rlOl ( I B3:J 

D 



,, ' 



lbl .l,,, pIli 
,I !I 
11111 

, :L4II=== J 
I 
~ 

. I 

= 

I , 
I I 
I 

, I 
, 

I 
r 
t 



8 96 (3 090 10<7 

D ~'I' iG~1 II~~ Ii ffilUl! m (5, 11 0 I ~ 0 I Q. I • , 

, .1 

J 

" 

, 
I I 

I I I 
I I , 
I I I c 

I I I I j ~ 
I I 

I I I I , I I I 
I 
I 

: ~ 

- . 

. .. ...,,""" _;_.; _.;_ .... J" , . . ·"r" ~ .. ··t • .. i .. ·· i .... ~ ·"'-i -~ --r-~ K r 

I t I j I ~i I j 



;,lbl!i!! 

, \~ 
, . 

~ 
~~, 

[lBZ £ L 83:1 

11·~~I-(.- i --; --i --, .. _,,,.,...,, .. 1) 
10- j I I I : I : I __ i I t 



i . 
l !~II 

'/. I 

I I I 

II ill 
••••• 

111'l i 

ililid 
••••••• 

J 

I .1 I 
Ii I' 

lu!!I! 

I I II: ; , i I Ii ~I fii!ij' ~ClA 
I "" 'E3~I .. ~ i 
illl,lllll 'l I ' 
I .. '. . . . . . 

U "'BJ 896 609 (;I d( 

I 
! I 

I' 

o 
o . 



• • " 

i I • • I 
, 

!mlll I ~" z 
~ I I • • 

~i ~i~'ClI 
~~ 

Iii . ! ~~ 

'/ 
~o 

! ,I I I • zZ 

i <" a llll1 ,0 
I -" .. • "0 

0 
0 . 
N 
a... 
Cl 

I ---I 

ct) rt tJ:) 

" CJ:; l 
CJ:; ~ 0 
CO ~ 

'" 

] ! t 
! I ' I,' I I I • 
f' I I 1 I I 
d!"I'''I,lhlll'llil.! II Ii I, 

liIll!!Idli lUI!! 11 ili ill 11111111 
C\} ~ -
.--i ~ 

'-" 
~ ........................ . 

~ 



, 

I I , 

f ! m Ii! 
'/ I 

I 1 • • • • •• ! I ,I I 

I I .I \ • 

I ~I m~ I CII f 
I' ! 

! 
• I I I I 
i l lllil 

I ••••••••••• •••••••••• 

z 
~ 
~c 
-~ ." ." ~o .u 

00 
1O 11 
0:> .. 
(]) i 
0 cs: 
CO 
C\l " , 
.-I --

~ ,. 
~ 



t::Jl E t 8]:1 

~ 
I 

I 
I

I , i 
I • 

i ! I I ! I . . ., . . . 

.. 

~il6~'ClI 
, 

~ , rn 

I • • 1! 
[:g ll ll 

I 
:S 

~ E 
£ ~ 

I 
I I 
I'" , "I !! !J I!I 11! 

i U~ . ~.l h< 

lU,U iiiuiB !! I I I I I I fl 
IlJ !fllflfHlIlIlf I I I II II q I I II 

1IIIIIIIlImii 1111111111111 11111111111111111 Hl!UW .. 1111111111 IIlii • II I 
, 

UUWUUnn IIIII11IIIIII "111111111111111 ulIl~hl 1111111111 1111. I 'ill 
! 111111111111111 i~iiiii'!illiiiiiiiiiiiliiiiiii nWMiIi ~iumni Hi~i I" 111111'111 II11I1II1II IIIJIII uuwu 11111 

1// ............... ..... 
~ 

I ~ ~i i ~i 

..J !iii ji: ~ 1~ i~~1i 

! I ~ ~ ~··h .. ~ ....... 
nH::gd '11110"1111'111 

:::::~:::::~::::::::::::::::!:: I llllll III HHI • ~I!!W!!!!HH <H« H .- " ...... 

'J 
... 

I] I ]' II I I 
I 

I ,I I 1111"11 J I ! 
IlnH!i!II1111 l'tlr'H 1I!11111 Ill! 1I1!11 

111ll1l111' Illl! II I 

I I'li ., ,I 
lilllll!lllli!ll!!ll!,!ll!!I!ll lI,llill II ,I 

I II! ' I 
1[11 II II J,i l I Ijlllll'lhH II II lplll ! I 11lI11llII II IlH IlIIlllllhlllllhlllllllldlllllllllllll! 

~! . I-""""""_h"": __ " .h •• u.! .... _oo_h ••••• d~lnl h • • I<iU 

~l " "~uhI! I IU~Ui UI5~UIH ;!!ilhHUnHJulil UuH~H 



!! ! II 

1--- ' 
J l 

~. 

.. 
.. --"4:C .---"-~ =-=> . , -: ~ .. ,'-=~ , 

... : -.. 
: ..... <- .. " .{'===-S ., , 
'7- , ... "='Fl 



r 

1 

~ I ! iI 
11 11 .... 

II 

I ~ 

r -
-

. ~ .. ?""".·l . .,..·; .. 1 
L , 

i 

I I 

II 1 
II 

III 

r 
I, 

I 

\ 
. . 

., 

t 

g .! i ~ Z I' 
'~~ Ill' 

~ I ,.1' ~ • • 

! --

II 
II J I 

JU , 



l" !! 1111 , ... 

~ 
, 

I 1 
1 , 

4 
,~ 

'l , 
" 
" 
" 

) 
" 
' , " ~ 

I , '.' , 
< , j 

~----- ~-----------:~:~ I 

[ ! 

J 

I~ 
t> I 

, 



I i. 
~ ! ~Iu 
'/ I 

I~ 
II 

: 
I 

! 
I 

I 
I 

i 

I 
I 

! 
, I 
" I 

. I , I 

i 
i 

, . 
~ ~ • 00 

II • 
,, ' Iii ,,.; 
I . " "" 
; €) ,;Ii ill ~ 
Iii i.lI IL_....J 

I 
i 

I'.l -



ODZ E I er'J 
0 , i . , - g ~ z 

i I~I ! • i ~ 
, 0 

~1 ~lU I CiI • . 
1 I I I (jJ • • • ~ - 0.... ?': I I I Ell i I" -< 

I 
-, 

I I i I t I I ! ! ! h Cl 1 ~~ --l I _ . ... 

00 '1< 
ll:l '" l C':> 1 I i C':> l>-

i I ! 0 
CO . , 

! !, C\l 
.! ..--; 
II 

" 
c-,! '" 

! I 
!! 
i - ! , 
! i 

i 
i I 

! ! ! 
I i ! 

I iii ! i I I ! • • Ii I II i I i I I i~ ••••••••• I • 



, 

11 B 
'I 

U- • "r""" I 

J 1 I 
~ ! 

I :r " l! 
I . i 

'I 
~ , 

. , , 

t"'Ci83J 896 6090 T,;4 

II D i l tfiti II~ ~ :! Ii IJ ~ 

' I ~ f. 
" ,~ 
Iii 

! 
" I' 

1 

! 
I 

I: , 
! • 
I 
I: 

o 

r 
j 
I)-



004 t 1 83:1. 8 96 G090 T 
d([ 

. ffiIJlQl D ~1 11':i.i I'" ~ ,I i'l " I l!J =" o ,p , J. I '<ll_ !' , '; '. D 
=:I ·~:",,:· ~' _~ 



DOl t I 83.:1 



I I I ! ! : I I I~II 1 I 1 l 
1 1 1 " lit 1 , 1 ( ( ~ . -.... . .. ~ '--...~-' ",4' .. _ ~.-' ......... ' .. _ . ..... . ........... .. _ -: ... l .... 

I" I 

· t ttl I I 

I I I ., 
I· ' I · ib I .b .' Iii ~~I I i i i I I II I , 

:1 
I I . 

I i ' 

,. j 

, 
• 

• • 

I I 

, I 

"' 1 I 

· ' , , 

.j 

.. ~ 

.-.4. 

. . 



< I 

r~ 
:l 
:1 

I 
I 
; 

I 

I" l~ 
i 

I. 
, 

8966096'1 
"q 

~I D ~i l'fl~1 I~~ I! Ii ~il IT] = 101" o !. , ! D 
t..=..::J .. IL " 

" 

I :L ~< I-'-+'-I-'--J-!-f-!+!-~~~ 

; ~ ~ J "-F' ~TITI~~ 

,~ I il 
-]-- { 

f TT f f ) IU [ f I t'F'~ , 
~-

~=~+.+ . 
"JJ-lI. ~ 

~iIrr"'ffFirt- <~ -\ 
c',. 

L J t.. .. 
~ __ L'. 

t . ; ; ; , , , I 
l' ! , ~ , 

, , I , 

i I i I 
. ~ I 

,I 

I 
3 

i" 
I I 3 ::arn o 

3 
' "-, j lJIti 
~T·, 





, 

II!!!!! 
! !!!!!!! 1111." 

, 1'1+1++1+++1 , 
! 

.1 I • .. i I " ", 
! I • ! , 

~ I I , , 

, 



/ 

• 

I 
I 
I 
I 
I 
I 
I 

: I I ~ 
I 
I 
I 
I 
I 

I 7 

~ ~ 
I 

.. '"" I 

011111 f)lI0N10j 

f- . 



fi,r ..... "10- 89 660901 ,JQ EIOl £ l 81:1 i N l!l I 0 , , 
;2 ! i ,. r7 III :' , 

I 
, , 1 "I " .- <I: I I ': I . I w o ! , I « , 

" iii ~ • , 
~ i ;~ Inl 

, , 
" ,ii I ! • g q. ~i: 

I , u ~ ;!~ !:I \ i I. I , 

• 
-,,' 

01118 nWONIW -" .. 

~ , - , ~. I .-, 
~ I 

jJ 
, 

-,-, 
•• I 

, r Ii , I, I i 'i' I 
I 

" I I P , oJ ~ I .; A 
I - ' 

----" 
L b. I .. ' 

= , 
, 

" 

t III 

~'j ,. 
" T j . I 

I ' . 
I 



1 

• 

-
= 

I ~ 

! ; ! ! ii IllI!il 
1,1 1 1,'1. .... 
I, ! ' !f i I"'"'' i.L I I i ~ I ~~~!!~~ 

...... .. 

I~ . 
~ . .. 

-

__ f-c-

:'j 



'" pu 
III, , 
! I ~ :~ 

i,1 " :1 i 
" .:1 ~ ~ 

.. . .... - , 

I! 

(]A 111 mlONIW 

i 

r ~ 

'f 

I--~--trr-----

1 , 

st1'\' ...... \C.- rIOl E II!:'~ 

, 

Ii!!!!! I ! ~!!!P ,UIII; 

L 

896 609 c;r ,)d 

I I 
'<I" • • • C! 

;2 ! .~ I ' " M 
M~ :!:I d ' _ • 

::! ~ ! II « 
"' ! ~ n " ! ~ ~ :l~ dill 

-

~ 
--

~ .-
" .. 

~ 

~ 
T 
q 

L 



"*,...,,Jd, 
[; • U J 896609 or "j(/ 

' H .\ I '" I " ,. I . ~ 0 III : M M U I! 11 
;;; d e_ 

,t ) 2 , 
I I ~ :i' d ! 

0- <{ "~ iii " Ii .. '2 
p . . ! i , I i "" ~ ~ ~ ~ ~L iid 1'1 , . i ii i u ~ " . 1 H . , 



t:'CtF':! 

-~ 

I 
I 

I 
11 1 ~ 

,-
-----.F 

~'et~.·' ~ it <~ ~ - II) -' ~ - [ ~" Il _ iL l L [ , t::o If t:: N ~ Elf ~ 3M; ~ Zo F7--;;O (,X ( \8 ' :> f\ 
~~ ~ 

l-I ffi IE ~ -Z Il [ '\ ;(lQl / 

.".. 'v B Ii I-- II i- ~ 
11 f ,)< p. :O I Lb.,. ~ f.... T-

F' " ~ ~ ,[ijj] ' ~[V g'T If-;~ kJl ~~ ~ 1 , '. 10 ~r =--: 
<:: C;; [V JY ) 

.-t=.-' Il:Q \: ~ ,- is n [ 

I;- '\ ' \" I" 11) w ' ,h :> ~ 
-;:;" D B ~ '"T W "'I"':i ~ " 1:'1 ~- n''''' 
~~ j ;g It ~ I~, [D 
II;~ . 'J 

II " 



.8£ ~ 4~ ~:~~ E L £?1 8S6609 (;r d~ 

~ " II 
..... 
0 -. ." M 

1111 
• !, i ~ , 

::! 0 II ~~ « lin ~ i ;~ ~= ,iii l ;! i !!!! IItt U ~ =~ 

o 

n 

co 



b, ~ - '6- (i'l!:~E."~ 896 609 G cKl 

I, 
00 
C! 

• ,., 
1111 :ii " • t ! :g • 0_ .n ~ _ 

<I: w o II "0 
. . 

~ § ·z dF II .. 
II n ,ii, l ; ! I!!!! < ~ Ii'n lit! u ¥ ,I '1 , . !, ~ ~ 



Oh1f ..... 16- ~ . n e",:\ 8S6609 C; I dI1 

:l! " I, 
a-u 

0 II I 

" i ~ ... ,., 
1111 

t . :g , 
" 

• ff~ - « , 'I 
W O Ii !::~ Iii Ii .. ~ ~ !i ~O .ih ! I! 1'"1 ~~ 

Ii-.' ! iii; u .. !5 ~ ,'I .- ! .. 



, , 
c ____ , , , , , , 

" " " Ii" 
" , 

di ~ 
I>,:; ! 
'I' !~ d ; ! 

,._---, , 

,-, , , 
, , 

-, 

c __ _ , 

, , , , 

I 
I! II 
II" 

i "" liB 

o 
M , 
« 



• 
" I, 

0 
z . " U) 

~ ilf; § , 
all « 
~ > " i :;~ 

~ ,ii. ! ~ :;:~ 

'" ,j , - ,. - " i:l 
~ I -\'-

00 
U') 
(J:J 

'» 
0 
c!), 

C\l . ..... 
"'" C> 





M 
~ . " U'\ llh ~ , 
« 

.' I .Ill , 
oT" 

F T .. - ] -
ill \'-

00 
!D 
0:> 
0:> 
0 
CO 
C\l .,..., 
"-po 



'<I" 
z ~ g , " '" < dh e • , 

• <{ 
I 

• ., " ~ ! ! 
.i i I ! 

~ ~ 

>' ~ 

~ " = 1 ~ 
~ 

~ 

00 
W 
cr.> 
cr.> 
0 
cD 
C\l 
..-; 

... 
p 



! i . 
l Ilill 

'/. I 

I I i 

II iii 
••••• 

I 
I I 

Iii i I I 
I 1I;l I 
•••••• 

"'3l 896609 ,;I d(j 

II ! I , ; i ; i i ~I ~~ I CI§ 
I I .• . = 101" i 

I I i I I !! I I = 1' 
I ..... . . . 

I 
I 



i , 

f IllIn 
'/. I 

~ ""'" . ~~~ I 
o I 
II. l; 

1 

I I 

... 

1 , 

I :, 
1 .• 

r 

'I ' 
!II ·1 ' 

, i 

I q 
. II 



, 

~ I • I 

!~I!J 
z 

I! f 0 I I • t~~ • • • 
~ 

0 ,I 
" I I I I I 

j k L 

I I 
I ' II 

l I I ! ! I I i 1111 
il !!iii!iliililh! 
o 
~ ............. . 

• . i 
• 

! I . . . 

8966090'1 d(/ 

~ i . o~ 
~ ~.' ,, ~ ,. 
~o "1 - Ji co'$. 
~~ !"I CL a 
•• ~ 6)!~!1 ,..., -
~8 iii i ll llll ~~ 

. '.0 

I '1 
I . 

I : 
I 
I 
I 



n ':I 896 ~ 09 (;1 .10 . 
i . i 
1m ID 

0 0-

l Ii ' I 
-~ o~ 

i 
.... 

~ 
, en] 

" I 
'i( 

I I .. j :51" 
......J 

! 
il ! I hi i Ii 

! • 
, 

, I i i 
I ! 
! 

- ! , ' , 
_ 1 i i . , 
i ! • 

, 
l 

r- i 

II ! 
II ' I • I • !I 

j , II 
I " , ! 

, I 
I 

I 

, , 

I l 

. I . I 

! I 

I d I I 
I 

' ~ ~ , I; I " ili 



~ 

d<i c ~ ~ 1 J 
• , , I • ~O 

i • I ~i I .j , 0 '" 
f I ~i B 

, , 
'11 • , en , 

'/. 
! ! 'iii 0... _ 

! I I I • < 

~ 
.. O I>-

I I . . . .I .....J 

- .-.-.-.-.-.- .-"~~- .-""~ 



8966 
t i , , 
u. I,nil" I

I 

~ .lU II I , , 
Ii 'j I 

'/. ! 
! II ! I ,i i I 
I. .".. 

! , , , . 
, 

Ihu I, I iJ1j't : I 
I pi '''' ./'1 T 1::- ~ _ ~ 

T 

I Iillllhlllllw m!!lHlHll!! I!IllIIHlllHHm II!JlI! I" '., '1'1 
UUUUUUHn IIJUIJJIJIUII 1111111111111111111 HII.,'! 

[ HHHIHIHUH !H~HH:i!HHa5!Ha!~!H!iH:iHHiH HHH~ g 'i 11 
& .~~""".""" IIIIU1l1Il1I1II1I1lW!!IlIIlIII1I1I1WU I." 

l _I! , '" J 
~::~bhbbobo~~bb~ I 
:~~i!ii~~i~~~iii 

HlJilllHlllm IH1HlI!!!lmm:lImm:m!l;lj mmlj 1 11 

! '/fl'/l! '. 1111 II q I Illljl Ii I f I ! 
j IlmhllllllBl hlliII!1lI11il!llulllllll!lhilil! H!!lll II Ii I . 

II, 'II, lj I 
·ll I, III J," 1', , II' 

U~U~!Uftl~IU !HlhHUUh~H~Ha~UUH_H!UJL~ :: gSU ~ .~. B 



po, . 

WO),OJUIUl!dWOll 

l~lOO~lll • Jas!n,) O!UI pnpoJd N"dIrllO)l 



~ -~ 
~ 
~ 
~ 

--"',6W"_L"'~ 
IIVdI'fO)I ,,,,,",,.,...,, 00Nf<I ~a.oo <>6uo\p ~ ~ __ ~ 

' . ... , n<>( ... ~~A .. J .. >4l 0 , .,I\I<kI.'ddO -'."."-_.' 
'-""""~"'IIO'''~>OJPOd''"'lll>L WlS'o' 

............... 1"-"">1'1'1_"'I_oq"n .. oouoz"'""os·u ,. 
"""" _ "'f>OIO'" 'p>""'tWoq "'" ""'"",pwd 'NI ~ ""'II' 

... ~pnp>J<ljOWJOj"""I~~"o,,'l'Iv"" 
~_""'6<'i'<'>O;'IQXU(III<.,oIIuo"I!~_ 

, , , 
£ LL 8 

Si>d~A.1d $"IIfJ\)I"", , a ll lll]''''' 
1"'-'" puno,,, Ii ..... ' puno'Si piOl.II;l13 ilQ ISs;,Jly 

""""~'" I ........ , ..... ~.""Ioc! " OW , ,,,,,,,,,,,,bl 

'($" W1SV" 1Iurfuo". ~ _""' >OO<k 
'" lfOo'I ,. ""',,"'...., .,.. ..... II,~ ,~ ... , """"!'t<WOI<'l 

.".poJd I" ,~~ ,0101 _ •• 

""I'"'I.O)<I",,""'1if'>II ,~~ • • 

p<lJlnb<lij • '{i) 0 • • • < • 
• 

,~!W~:>V , 
paW'''I) , 

f--_________ [IU:I~!a~I _________ __I 
.6-.1.£ 

""lqel!{>M OS]!? UO!lelielSU! 
<neJJns 'slsod punOJO-UI 
:NOIl"'WIIO~NI 9NI .LOO~ 

5J!?;:!A S"-Z :~!)W 113sn lns 

lvlOOvl13 • J eS!nJ) 

f------- [1U:I.l9Ll _____ ---I 
.O~-.St 

~ 

~ , 

/ 
/ 

\ 
\ 
\ 
\ 
I 
I 

/ 
/ 

WO)"oju!uedwolj 

OJUI pnpOJd NVdWO)l 

'" '" " 1 
\'-



i Ii ~' I 
f ,il!l 

'/. I 

I 
~ I "'0 ,I" f~~ I" • 0 I 
• 1,1 iii I. __ . 

•• j I I 

I 
. . I. 

8S66 9 (; 

-=~ , 
• I< 



! I, 
~ I ~j 10 

r 
1 

! 

i (",', .<" 

i{Q 

• 

I 
~ I 

~~ I t 
o I I 
• ,I i , 

l l 
I I 

El n J 

I . ,. 

lW 1 

896 609 (;r J () 
~ 

~ ~ , 0 
Z <!I ~ J;: I . \1'\ 

~ ~ !l " I _ V' 

_ 0 " " ' I ii ~~ 
5i~ :1- 'I'j' a.. 1 
:::I'" L!\ I ! -
~. "Q ..• 0 1>-
~§ ~t idlll ---l 

- . , =T==i . '" 



i , 
I k' I ,m II I, 

, 
I I. 
I 
I' 



I" I 

~:I 
.,~ 

to" I 
i~ 11-

-¢-

III __ '"~ 
, .l'Y 

, ~'I'~ ,._:_'_~ __ ~ _____ ,."_~--l;~_'--..-.. -
P-~--Tr~~~~--'~~ 

~" I 

, 

• 

--, 
':. i J _~ 

• I --, 
-• -

~ 

~ -
"Ii'-

" ' ~ 

,j 
,~ 

* 
. 

.J, , 

.. 

.. "."IIlIot!!l.,i 1"1 Wj .. ·'11 

! II 'i" ',I 
I II III 1'1'1"'1 
·,! .. II,I; ;hll,'1I11I 
,11,,11111111 ,1111 

u 
" ,~ 

, 
" I_~!I ~ " " 1M'I' '~ 

"li1'" 
.nlpl ~ .. 'RI'I,I 

OJ : I ij 'n' 'II f Jrn til ~ jn.tll I;" I" mr.~ ~ IIII:!! 
dJ'- '"ill" ~ 1"1·',', ,,' , ' tlmt 

'111'1 -,J Ii ~ _ I • , J , , 
! 'ti; -*.1 Ii I 'I I ,., 

: '! .. , 
tI". , ,1 I" I 

I u', ..... • ~~ .... ·'t I.IIII! • 'li'Ii:' • ,. :'1 ',I""i I.r. 'II! :1, 
" I~ ~II! i! jlim II 
11 III"', ~ It lltl ' q ,'i 
" 

" ,d·:' 



'" ill 

1" 
I • 

'Ii 
I" ! .:I I 

;2)' 
~ o II ~ ~ ~ !I , 
u ~ ,I Q ! 

, 
" f I i ~ 

dhl 

~ .... , 
<{ 

t:; 
w 
~ 
• 

I 
I
::J 
o 
Vl 

L 

~ 
u.. 



l I~ I 

".J. 

N 
, 0 , " . 
• ~ ; § ....... 

..( 

f-
Vl 

~ , 
I 
f-
::J 
0 
Vl 

L 
0 
ct: 
u.. 

~ w 
> 
..J « 
ct: 
w « 



". ill I 
M 

I" 
, 0 

if; ~ .c 
I • ~ " ,I u • 

'i' ::! ~ II ~ « 
III I '" Iq 

I ii, ! I j '1 _ 

" • , - • , 

'" ; 
u , 
'(, 

00 
lC 
cr;, 
cr;, 
0 
co 
Col 
....... 
<>-p 



'" p: pi 
I • 
iii p. ~ 

!!I i 

t;; 
~ 
• 

I 

~ 
o 
Z 
L 
o a: 
u.. 




