4, City of
! Richmond Report to Development Permit Panel

To: Development Permit Panel Date: February 13, 2015

From: Wayne Craig File: DP 14-668373
Director of Development

Re: Application by Kirk Yuen of Cape Construction (2001) Ltd. for a Development
Permit at 13040 No. 2 Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a four-storey mixed-use commercial/residential building
containing approximately 55 residential units and 349.3 m* (3,760 ft*) of commercial space
at 13040 No. 2 Road on a site zoned “Commercial Mixed Use (ZMU24) — London Landing
(Steveston)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to:

a) Reduce the required number of off-street loading spaces from two (2) to one (1).

Wayrdfe Crai g@

Director of Velopment

WC:sb
Att.
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Staff Report
Origin
Kirk Yuen of Cape Construction (2001) Ltd. has applied to the City of Richmond for permission
to develop a four-storey mixed-use commercial/residential building containing approximately 55

residential units and 349.3 m? (3,760 ft*) of commercial space on a site zoned “Commercial
Mixed Use (ZMU24) — London Landing (Steveston)”.

The site is being rezoned from the “Light Industrial (IL)” zone to the “Commercial Mixed Use
(ZMU24) — London Landing (Steveston)” site-specific zone under Richmond Zoning Bylaw
8500, Amendment Bylaw 9094 (RZ 12-602748). The rezoning bylaw received Public Hearing
and 3™ reading on May 20, 2014.

All Engineering and Transportation requirements for the subject development were secured
through the rezoning and the developer is responsible for the design and construction of off-site
upgrades across the subject site’s road frontage, including road and utility works via a Servicing
Agreement.

Development Information

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

Background

The subject site is situated in an area identified in the Steveston Area Plan as the
London/Princess waterfront neighbourhood and also the London Landing Character Area. The
area is designated for mixed-use (Commercial Industrial with Residential & Office Above)
projects, heritage residential projects and residential projects in a “fine grained urban fabric”
composed of many simple, yet distinctive buildings set close together. The subject site currently
contains a two-storey light industrial building, which is intended to be demolished to
accommodate the development proposal. Development surrounding the subject site is as
follows:

* To the north: A three-storey mixed-use townhouse development with commercial space at
grade fronting No. 2 Road, zoned “Commercial Mixed Use (ZMU13) — London Landing
(Steveston)”.

» To the north-east: There is a public-rights-of-passage right-of-way (ROW) registered over
the north-east edge of the neighbouring three-storey townhouse development described
above, including the drive aisle and areas of landscaping. Beyond the ROW is the City’s
greenway and farm land in the Agricultural Land Reserve (ALR).

* To the south-east: A five-storey mixed-use development with commercial space at grade
fronting London Road, zoned “Commercial Mixed Use (ZMUS) — London Landing
(Steveston)”.
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* To the south: A four-storey mixed-use development on the corner of No. 2 Road and
London Road with commercial space at grade fronting London Road, zoned “Commercial
Mixed Use (ZMU14) — London Landing (Steveston)”.

« To the west: Across No. 2 Road, are undeveloped industrial lands currently used in support
of Steveston Harbour and zoned “Light Industrial (IL)”.

Rezoning and Public Hearing Results

The development proposal was reviewed at two (2) Public Hearings: February 17, 2014 and May
20, 2014. At the Public Hearing held on February 17, 2014, the rezoning bylaw was referred
back to staff:

“(1) for more information on the notion of utilizing the same garbage contractor for the

proposed project as the one currently utilized by the existing adjacent building;

(2) to consider the necessity of the second loading bay and whether it can be mitigated or
potentially eliminated;

(3) to examine the pathway through the adjacent property and to encourage discussion with
the adjacent Strata Corporation regarding the soundness of the pathway;

(4) for more information about the need and timing of potential road improvements to
No. 2 Road south of Steveston Highway; and

(5) to examine potential privacy overlook issues associated with the proposed development.”

The 2™ Public Hearing for the rezoning bylaw for this site was held on May 20, 2014. The
referral rezoning staff report considered at the Public Hearing included the developer’s response
to public concerns regarding access across the neighbouring development, which was to revise
the proposal to eliminate the second loading bay and relocate the servicing area away from the
rear southeast corner of the site, eliminating the need for access across the neighbouring
development over the neighbouring parking structure.

At the Public Hearing held on May 20, 2014, staff were asked to investigate the implementation
of traffic calming measures along No. 2 Road. In response, Transportation staff conducted a
traffic study and are in the process of investigating traffic calming measures. Vehicle speed
along No. 2 Road between Andrews Road and London Road was found to be over the posted
speed limit of 50 km/h, but within traffic enforcement tolerances. Traffic calming measures
south of Moncton Street are being investigated as part of the future No. 2 Road widening project
under consideration in the City’s Five Year Capital Plan for 2015-2019. The project is currently
slated for design in 2016 with construction to begin in 2017 subject to funding availability and
Council approval as part of the future Five Year Capital Program approval process. In addition,
resident concern regarding vehicle speeding was forwarded to RCMP’s Traffic Division and staff
requested that the area be monitored by “Speedwatch”. This is a local team of volunteers
coordinated by the RCMP that check neighbourhood speeds using electronic signs that provide
drivers with instant feedback on their current speed.
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Public input

Correspondence was received and discussed in the two (2) rezoning staff reports for the proposal
dated January 15, 2013 and March 18, 2014. After March 18, 2014 and at the May 20, 2014
Public Hearing further input was received from the public including concerns about rezoning the
property. After Public Hearing, the City received three (3) additional items of correspondence
regarding the development proposal (Attachment 2).

Many of the concerns were similar to concerns discussed in the rezoning staff reports. There
was a new concern expressed associated with the proposed building regarding the potential for
construction activities to damage neighbouring properties. The developer is required to ensure
their construction does not cause damage to adjacent properties and will be required to submit a
geotechnical report as part of their Building Permit application.

Staff Comments

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

The proposed Development Permit complies with the Official Community Plan (OCP) and
Steveston Area Plan designations and policies and is in compliance with the “Commercial Mixed
Use (ZMU24) - London Landing (Steveston)” zone, but requires a variance to the Zoning Bylaw
8500 as described below.

Zoning Compliance/Variances (staff comments in bold)
The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to:
1) Reduce the required number of off-street loading spaces from two (2) to one (1).

(Staff supports the proposed variance as it is requested in response to the Council referral
from the Public Hearing held on February 17, 2014 to consider eliminating the second
loading bay and public concerns regarding access across the neighbouring development. The
applicant revised the proposal to eliminate the second loading bay and relocate the servicing
area away from the rear southeast corner of the site, thereby eliminating the need for access
across the neighbouring development, and over the parking structure. The proposed loading
bay would be shared by residents and commercial units a legal agreement for the shared use
of the loading bay was secured through the rezoning. This arrangement was reviewed and
supported by Transportation staff.)

Advisory Design Panel Comments

The Advisory Design Panel considered the subject development on October 22, 2014, and voted
in favour of it moving forward to the Development Permit Panel, subject to the applicant giving
consideration to the Panel’s comments. A copy of the relevant excerpt from the Advisory
Design Panel Minutes is attached for reference (Attachment 3). The design response from the
applicant has been included immediately following the specific Design Panel comments and is
identified in ‘bold italics’. Staff believe the applicant’s revised design satisfactorily addresses
the recommendations of the Panel.
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Analysis

Proposal Description

The proposed development includes a central four-storey mixed-use building surrounded by
residential unit outdoor patios and common outdoor amenity areas on top of a proposed one-level
parking structure. The proposed building includes street-fronting commercial use at ground
level, residential apartment units behind and on upper floors and residential indoor amenity space
on all four (4) floors. The proposed development is constrained by a number circumstances,
including: a long and narrow site configuration; limited street frontage and access opportunities;
adjacent development which have limited setbacks; and a high flood construction level
requirement. The proposal addresses the OCP Development Permit guidelines applicable to this
site, generally as discussed in the following sections.

Conditions of Adjacency

e The proposal utilizes building height as well as setbacks to address adjacencies. The
proposed building height of four (4) storeys provides a transition between the five (5) storey
mixed-use buildings with raised flood construction level ground floors to the south and the
lower three (3) storey mixed-use buildings with lower ground floors to the north.

e The proposed development building massing is pulled away from the edges of the site to
provide adequate building separation to mitigate shadowing and privacy overlook impacts on
adjacent existing buildings. As noted in the original rezoning staff report, the proposal
provides a greater building separation than the 1:4 building separation ratio identified for
consideration in the OCP Development Permit guidelines.

o To the north, there would be a 21.4 m (70.2 ft) separation between the existing building
at 13020 No. 2 Road and the proposed residential units. For the angled building at 13028
No. 2 Road, at the closest point, there would be a 9.1 m (30 ft.) separation of the existing
building to the proposed residential units.

o To the south, the proposed building would be closer to the existing party wall of the
existing building at 6033 London Road that is located adjacent to No. 2 Road. The
proposed building would be further setback at the rear of the property, providing a 24.8 m
(81.3 ft.) separation between the existing building at 6111 London Road and the proposed
residential units. The proposed building setbacks result in there being only a small
portion of the proposed building facing the existing building at 6231 London Road and a
separation of 24.8 m (81.3 ft.) to the proposed residential units.

o To the east, there would be a 17.2 m (56.3 ft) separation between the existing building at
6233 London Road and the proposed residential units.

Public Realm

e Secured through the rezoning, the developer has agreed to construct new frontage
improvement road works through a Servicing Agreement and to provide a voluntarily
contribution of $150,000 towards wayfinding projects in the South Dike and Britannia
Heritage Shipyards trail areas, enhancing the public realm and pedestrian safety.
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Raising the ground floor level to comply with the required Flood Construction Level,
accommodate loading bay height clearances and match the floor lines of the neighbouring
development to the south creates challenges, but the design of the proposed development
provides an attractive pedestrian-oriented environment with street-animating commercial
uses, minimizing vehicular crossing and lining the boulevard with street trees.

The proposed development addresses No. 2 Road and provides a transition between the two
adjacent developments by: extending the pavement widening, grass boulevard with street
trees and 2 m wide sidewalk to match works recently constructed to the south and providing
a lay-by for street parking and loading and to transition to the existing driveway and curb line
to the north.

Site and Functional Planning

Parking and loading is accommodated onsite in a parking structure, vehicular access is
provided at the edge of the street frontage. “Back of house” loading and waste management
functions are accommodated in the parking structure, with a collection day holding area for
recycling carts located in front of the wheelchair ramp along the No. 2 Road frontage.

The loading bay is shared between residential and commercial uses and is accessed directly

from No. 2 Road. To enhance pedestrian safety, a deep outdoor apron will be installed to

improve visibility and view angles. To enhance pedestrian amenity, the loading bay is set
back from the street and the view is mitigated with an overhead open trellis structure.

The developer has agreed to enter into a legal agreement to ensure the provision of electric

vehicle charging features as a consideration of the Development Permit, identifying:

o aminimum of 20% of resident parking spaces (20 parking spaces) to be provided with a
120V receptacle to accommodate electric vehicle charging equipment;

o an additional 25% of resident parking spaces (25 parking spaces) to be constructed to
accommodate the future installation of electric vehicle charging equipment (e.g., pre-
ducted for future wiring).

The developer has agreed to enter into a legal agreement to ensure the provision of bicycle

amenities as a consideration of the Development Permit, including:

o shared use of bicycle storage rooms for all residents;

o use of rooms for bicycle storage only and not habitable area (e.g., storage);

o aminimum of one (1) 120 volt receptacle to accommodate electric vehicle charging
equipment for every 10 Class 1 bicycle parking spaces; and

o access for commercial tenants to the small bicycle storage room located in the residential
parking area.

Architectural Form and Character

The Steveston Area Plan encourages development in the mixed-use area of the London
Landing Character Area to provide a “fine grained urban fabric” composed of simple, yet
distinctive buildings set close together. The contemporary style of the subject commercial
and residential development is reminiscent of the marine and industrial heritage of the area
and is consistent with this objective.

The development design contributes to visual interest, pedestrian scale, and a distinct
identity. The development’s four-storey form is relatively simple in massing and the longer
north and south elevations are articulated and have massing shifts to provide for a more
varied, interesting facades. The design animates No. 2 Road with large areas of aluminum
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framed storefront glazing, heavy timber framing, steel and glass canopy providing weather
protection and a breezeway leading to the residential lobby. Visual interest is provided to the
building design with a natural palette and mix of materials including: Heavy timber framing
at the ground level, white horizontal hardiplank siding, silver metal vertical cladding, light
grey hardipanel framed with clear anodized aluminum reveals, charcoal coloured vinyl
window frames with accent charcoal coloured spandrel panels, and glass and metal
guardrails.

Landscape Design and Open Space Design

The development’s proposed landscape has been designed to provide a high quality
residential environment. The podium rooftop provides a variety of shared outdoor amenity
areas including: an ornamental protected courtyard at the residential lobby and overlooked by
indoor amenity areas; a small orchard with eight (8) fruit bearing cherry trees, an urban
agriculture area with twelve (12) raised garden beds, overhead trellis, garden shed and
compost facilities; and a children’s play area with an imaginative play rotating ‘ship’ and
‘sailing boat’ equipment as well as benches for adult supervision. The podium rooftop
includes walkways connecting residential unit outdoor patio areas, shared outdoor amenity
areas, No. 2 Road at the front of the site, and the City’s greenway at the rear northeast corner
of the site. The outdoor amenity design also includes paver areas interplanted with Thyme,
raised planting beds surrounding residential unit patios

The edges of the podium provide landscape greenery and buffering to the future and
neighbouring residents. The south edge of the podium would be planted with Japanese
Snowbell, Magnolia and self fertile fruiting Cherry trees, Golden Sedge grass and English
Yew shrubs. The north edge features a stepped planter edge and cascading planting to
provide a sensitive grade transition to the neighbouring ground-oriented development. The
north edge is planted with Japanese Snowbell, Magnolia and Coral Bark Maple trees,
cascading Creeping Raspberry vines and English Yew shrubs. Additional area of Dwarf
Maiden Hair grass borders the children’s play area.

In addition, the development is providing streetscape frontage improvements along the No. 2
Road frontage, including new sidewalk, boulevard with street trees, and road widening.

The developer will be providing a landscaping security in the amount of $111,590.60 as a
consideration of the Development Permit.

Crime Prevention Through Environmental Design

The development incorporates CPTED strategies including:

The development’s site planning and building design provides opportunities for passive
surveillance.

The breezeway to the lobby is placed in a prominent location, access controlled with a
security gate and the lobby has clear sightlines.

The parking structure and lobbies are designed to minimize alcoves and hidden corners.
The parking structure will be well-lit, its interior will be painted white.

The elevator lobby and vestibules will include glazing as per Building Code requirements.
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Accessible Housing

e The proposed development includes six (6) basic universal housing units that are designed to
be easily renovated to accommodate a future resident in a wheelchair. These single-storey
units are required to incorporate all of the accessibility provisions listed in the Basic
Universal Housing Features section of the City’s Zoning Bylaw, and are permitted a density
exclusion of 1.86 m? (20 ft*) per unit, which the proposed has incorporated.

e All of the proposed units incorporate aging in place features to accommodate mobility
constraints associated with aging. These features include:
o stairwell hand rails;
o lever-type handles for plumbing fixtures and door handles; and
o solid blocking in washroom walls to facilitate future grab bar installation beside toilets,

bathtubs and showers.

Sustainability

Highlights of the proposed sustainability strategy include:

e Landscaping diversity with indigenous, drought tolerant native and non-invasive planting

e Opportunities for urban agriculture with garden plots in the outdoor amenity area, edible
planting and composting facilities. '

e Reductions in the Heat Island Effect and the rate and quantity of storm water run-off through
providing a parking structure and the use of vegetation on the parking structure roof.

e Electric vehicle provisions (20% of resident spaces provided with 120V outlets and an
additional 25% pre-ducted for future outlets)

e Energy efficient appliances, windows, lighting systems, and mechanical equipment.

e Water efficient low flush toilets.

e An emphasis on sustainable, recycled, renewable and Low VOC building materials.

e Recycling facilities will be provided for the use of construction personnel and residents.

Public Art
e The developer has agreed to participate in the City’s Public Art Program. A voluntary
contribution of $44,591 towards public art was secured through the rezoning.

Affordable Housing
e The developer has agreed to support the City’s affordable housing strategy with a voluntary
contribution of $223,656 to the City’s affordable housing fund secured through the rezoning.
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Conclusions

The proposed development is consistent with Richmond’s objectives for the subject property and
London/Princess waterfront neighbourhood as set out in the Steveston Area Plan, OCP and
Zoning Bylaws. The project’s distinctive form, pedestrian-oriented streetscape, private open
space, together with voluntary developer contributions secured at the project’s rezoning stage
(e.g., affordable housing, public art and way-finding project funding), will enhance the
neighbourhood. On this basis, staff recommend support for the subject Development Permit
application.
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Sara Badyal
Planner 2
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Attachments:

Attachment 1: Development Data Sheet

Attachment 2: Public Input

Attachment 3: Advisory Design Panel Minutes Annotated Excerpt

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

¢ Enter into a legal agreement to ensure the provision of electric vehicle charging features: a minimum of 20% of
parking spaces to be provided with a 120V receptacle to accommodate electric vehicle charging equipment; an
additional 25% of parking spaces to be constructed to accommodate the future installation of electric vehicle
charging equipment (e.g., pre-ducted for future wiring).

e Enter into a legal agreement to: ensure the provision and shared use of bicycle storage rooms; prohibit
conversion into habitable area (e.g., storage); ensure the provision of a minimum of one 120 volt receptacle to
accommodate electric vehicle charging equipment for every 10 Class 1 bicycle parking spaces; and ensure that
commercial tenants have access to the small bicycle storage room located in the residential parking area.

e  Receipt of a Letter-of-Credit for landscaping in the amount of $111,590.60.

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

e  Enter into an Encroachment Agreement for removable wheelchair ramp, entry stairs, planters, walkways and
and overhead canopies that project into the utilities SRW on the site along the No. 2 Road property line.

e Incorporation in the BP plans all sustainability and accessibility measures identified through the Rezoning and
Development Permit application staff reports, including six (6) BUHF units.

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

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

o Ifapplicable, payment of latecomer agreement charges associated with eligible latecomer works.
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Address: 13040 No. 2 Road
Applicant: Kirk Yuen of Cape Construction (2001) Ltd. Owner: Matthew & Flora Chen
Planning Area(s). London/Princess Waterfront Neighbourhood & London Landing Character Area (Steveston)
| Existing | Proposed
Site Area 4,046 m? No Change
Land Uses Light Industrial Mixed-Use Commercial and
Residential
Area Plan Desianation Mixed-Use (Commercial Industrial with Complies
g Residential & Office Above) P
. . . Commercial Mixed-Use (ZMU24) —
Zoning Formerly Light Industrial (IL) London Landing (Steveston)
Flood Construction Level 2.9m GSC 3.8m GSCto4.42m GSC
Number of Units 10 units 2 or 3 CRU and 55 Apartments
| Bylaw Requirement | Proposed | Variance
. - - - 2
Floor Area Ratio Max. j.37 including 1.37 lnq!udlng 349.3 m None permitted
commercial space at grade commercial space at grade
Lot Coverage Max. 54% 54% None
Setbacks:
No 2 Road Min. 4.5 m 4.5 m Min. None
Side Yard None 0t0o10.9m
Rear Yard None 12.56m
Height Max. 21 m & four storeys 16 m to 19.8 m & four storeys None
Parking Spaces:
Commercial/Visitor 11 12
Resident 83 99 None
Accessible (2%) (3)
Total 94 111
Small Car Parking Max. 50% 3.6% (4 spaces) None
Tandem Parking Permitted None None
Residential OCP guideline:
Electric Vehicle 20% with 120V outlets 20% (20 spaces) None
25% pre-ducted 28% (28 spaces)

. 1 residential & 1 Loading Space
Loading Spaces 1 commercial 1 (shared) Reduction
Bicycle Storage: v
Class 1 (secure) 70 80 None
Class 2 (outdoor) 11 12
Indoor Amernity Space Min. 100 m? 284 m? None
Outdoor Amenity Space Min. 330 m? 474 m? None

4497027



ATTACHMENT 2

MayorandCouncillors

From: Webgraphics

Sent: Friday, 30 May 2014 1,06 PM

To: MayorandCouncillors

Subject: Send a Submission Online (response #792)

Categories: 12-8060-20-9094 - RZ 12-602748 - 13040 No. 2 Rd - Kirk Yuen of Cape Construction (2001)
Ltd.

Send a Submission Online (response #792)
Survey Information '

Site: | City Website

Page»fitle: Send a Submission Online

- URL; http://cmsﬁriéhmond.ca/Péqej793.aspx

© Submission Time/Date: | /30/2014 1:05:33 PM

Survey Response
Your Name Y.H. Guo
Your Address 6233 London Road

Subject Property Address OR

Bylaw Number RZ 12-602748

A 4 storey building is just TOO LARGE for this
lot!l!1 And expending No. 2 road is NOT going to
solve the problem. All developers want to make the
most of their $$3, do they really care about the
neighborhood? Building a 4 storey building in this
tiny lot is just NOT A GOOD IDEA.

Comments

PHOTOCOPRIED

JUN =2 014
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Badyal, Sara

From: Badyal, Sara

Sent: Wednesday, 21 May 2014 02:56 PM

To: Badyal, Sara

Subject: FW: 13040 No 2 Rd - public correspondence after Public Hearing

From: klaus gade [mailto:klausgade@hotmail.com]
Sent: Tuesday, 20 May 2014 08:35 PM

To: MayorandCouncillors

Cc: Badyal, Sara

Subject: No.2 Rd Develpoment

Dear Mayor and Councillors,

Thank you for your time on Tuesday evening regarding 13040 No.2 Road.

As is always the case, one thinks of things after one has had time to consider what has been said.

Does it really make sense to build first and then think about sufficient roads second?

If council was concerned enough to ask for an engineer’s report while the easement was an issue at 6233
London Road, then why is it not a concerned now? Is this now swept under the rug?

As mentioned at the meeting and in my letter, why do we need more commercial space? The commercial
space available in our building and the next one and in the town housing to the north has numerous
vacancies. The developer’s representative at the meeting suggested day care; really?

The developer’s representative is correct; the present structure there now needs to be cleaned up. But again |
will emphasize, why so big? Profits no doubt. Is it necessary?

Please consider carefully what is built, where and how big. | see our ALR disappearing and for what? Profits.
You are charged with the stewardship of the city and the land around it. Please plan wisely.

Sincerely,

Klaus Gade
311/6233 London Road



MayorandCouncillors

From: Webgraphics

Sent: Tuesday, 20 May 2014 8:39 PM

To: MayorandCouncillors

Subject: Send a Submission Online (response #791)

Categories: 12-8060-20-9094 - RZ 12-602748 - 13040 No. 2 Rd - Kirk Yuen of Cape Construction (2001)
' Ltd.

Send a Submission Online (response #791)
Survey Information

‘Site: | City Website ©

Page Title: | Send av'S'ubmis:si':(._)h Onling

URL: mp://cms.richmond.ca/Paqe1793.ast' '

Submission Time/Date: | 5/20/2014 8:38:08 PM

Survey Response

Your Name Aizheng Shi

Your Address 421-6233 London Road

Subject Property Address OR

Bylaw Number RZ 12-802748

Our sole concern is the loss of our privacy. We are
to the east side of the proposed development,
which is only 14.2m (NOT 17.17m) to our living
room window.

Comments

PHOTOCOPIED

May 21 2014

SO
% DISTRIBUTED




Attachment 3

Annotated Excerpt from the Minutes from

The Advisory Design Panel Meeting

Wednesday, October 22, 2014

(Design response in ‘bold italic’ text)

DP 14-668373: Mixed Use Development (55 Residential units over Commercial space)
APPLICANT: Cape Construction
LOCATION: 13040 No. 2 Road

Applicant’s Presentation

Architect Tom Bell, GBL Architects Inc., and Patricia Campbell, PMG Landscape Architects,
presented the project and answered queries from the Panel on behalf of the applicant.

Panel Discussion

Comments from the Panel were as follows:

Site plan is well sorted out; look at opportunity for more sunlight exposure to urban
agriculture — Reviewed. The proposed location will benefit from morning sun and provides
a relatively quiet buffer between the more active children’s play area to the north and the
quieter contemplative orchard area to the south, which also serves as a quieter buffer and
pleasant overlook for neighbouring buildings.

Agree with staff comment regarding the linearity of the open space; consider changing tree
sizes and varying tree species to better respond to the building form (i.e., stepping back and
forth) — Design improved.

Look at opportunity for vine planting on the trellis feature; ensure adequate soil volume —
Design improved.

Look at the courtyard to the main lobby; consider adding one tree to the three-tree
composition — Design improved.

The site is difficult and narrow but handled well by the applicant; the length of the building is
well handled; the introduction of subtle breaks is successful — Noted.

Clarify the intention of the north-facing common courtyard — Twe common courtyard areas
are provided. A hard paved courtyard is provided for the commercial tenants and
individual screened patios are provided for residential units. A small common garden
courtyard provides a break in the linear massing of the building, an opportunity for
landscaping relief and is intended as a quiet contemplative space for seating and garden
sculptures. The largest courtyard provides for the children’s play area.

Would like to see the retail level brought down but understand the project’s response to the
flood plain issue — The height of the commercial units is further impacted by the minimum
required clearance for SU-9 trucks manoeuvring in and out of the loading bay at the
parking level below.
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2.

Appreciate the project’s response to its context; however, the building blocks of the adjacent
developments should have been included in the model to better understand how the project
relates to neighbouring developments — Noted.

The architecture is well done; however, the use of heavy timber is not appropriate for the
proposed development — The heavy timber framing references the existing neighbouring
development and is reminiscent of the area’s marine and industrial heritage. While the
colour palette of the building materials is neutral overall, the natural wood provides an
element of warmth which is also complemented by natural stained cedar soffits at the
balconies and roof eaves.

Look at the symmetry on the front elevation — Reviewed. The symmetry is in part dictated
by the narrowness of the street frontage on No. 2 Road and reinforces the continuous
commercial storefront.

The character of the retail frontage is negatively affected by the ramp; consider turning the
ramp 90 degrees or introducing architectural elements and landscaping features to mitigate
the blank wall expression of the ramp — Reviewed. Unfortunately due to the narrowness of
the site, turning the ramp 90 degrees would significantly reduce the amount of commercial
space. The ramp will be visually interesting, accommodates needed on-site holding area
Jor recycling carts and will be explored as a possible location for public art with the City’s
Public Art Program in a way that will be integrated with the accessibility requirements
while also providing a more approachable expression overall.

The ramp works well for access; however, explore further ways to enhance the accessibility
to the retail units; also consider incorporating landscaping elements to the ramp — Noted
above.

Consider providing accessible ramp for residents of the proposed development down to the
City’s greenway at the northeast corner of the site — Design improved.

Pleased to see the detailed drawings of the unit designs; appreciate the pocket doors on
bathrooms of standard units; consider the same feature for the adaptable units to create more
usable floor space — Reviewed.

Look at the accessibility of balconies to the residents — Balconies for adaptable units will be
designed with swing doors and flush thresholds.

The project is well designed and responds well to its context — Noted.

Applicant is encouraged to have an actual public art project located either adjacent to the
City’s greenway or at the frontage — Noted above.

Look at the surface treatment of the walkways to ensure universal accessibility throughout
the communal spaces; ensure that movement of wheelchairs, strollers, etc. will not be
impeded — Universal accessibility will be provided.

Consider further treatment to the ramp to mitigate its prominence at the frontage — Noted
above.

Providing an accessible ramp to the City’s greenway at the northeast corner of the site may
be challenging; should the applicant not be able to provide a ramp , look at the detailing of
the steps to accommodate bicycles to create synergy — Noted above.
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«  Appreciate the project’s response to its context through building articulation and attention to
detail — Noted.

*  Appreciate the use of integral heavy timber in the proposed development — Noted.

Panel Decision

It was moved and seconded that DP 14-668373 be supported to move forward to the
Development Permit Panel subject to the applicant giving consideration to the comments of the

Panel.
CARRIED



s City of
a¥4¢ Richmond Development Permit

No. DP 14-668373

To the Holder: KIRK YUEN CAPE CONSTRUCTION (2001) LTD.
Property Address: 13040 No. 2 ROAD
Address: EILEEN ALBANG, GBL ARCHITECTS

139 EAST 8th AVENUE
VANCOUVER, BC V5T 1R8

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to:
a) Reduce the required number of off-street loading spaces from two (2) to one (1).

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #18 attached hereto.

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$111,590.60 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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

4497027



Development Permit
No. DP 14-668373

To the Holder: KIRK YUEN CAPE CONSTRUCTION (2001) LTD.
Property Address: 13040 No. 2 ROAD
Address: EILEEN ALBANG, GBL ARCHITECTS

139 EAST 8th AVENUE
VANCOUVER, BC V5T 1R8

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

This Permit is not a Building Permit.

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

MAYOR
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Revision Date: 02/17/15

Note; Dimensions are in METRES




7102 '€Z 43qwadag uoISSIWgNS-ay JHwJiad juswdojana(

..o.m puowIYdry ‘pEOY Z ON 0706l M TVM ¥ NOgYVH

o =
~ B
[EE—
T
]
N &
o0 L
W
~J ©
W &

"SIuapIsal 10] papraoxd aq |[1m sani[ioe] SuljoAoar pue ‘pajokdal aq [Im 2)Sem UOII[OWIAP PUB UOIIINISUC)D)

'sjonpord DO A MOT Se [|9m Se S|erIgjew FUIp[INg 9]qBMAUAT PUB Pa|oAdal ‘9|qeure)sns uo siseydurs uy

"S19[10} YSN[J MO] JUSIOID Jorem

quawdinbs Furjooo pue Suneay Iajem pue doeds pue ‘swiaisAs Funysdi| ‘smopuim ‘seouerdde 1eyg AF1oug, jusrolys AS1sug
(s1913n0 axmng 103 pajonp-a1d 467 [RUOIPPE UB PUB S)2[INO Yiim papiaotd saoeds Juapisar JO 9%,07) suolsiaold a[oIyaa 01130919
‘Jool armonas Juiyred oy uo uoNeIIFeA JO asn ay)

pue axonns Fursjred e Fuipraoid y3nosyy Jyo-uni Jajem wWIoIs Jo Ajuenb pue ajer oy) pue 10915 PuR[S] JBOH SY) U] SUONONPIY  ©
'sani[ioe] Junsodwoo pue 3unjaeyd 21qIps “esle Aluswe 100pino ay) ul sjojd uapred yim ainynorde ueqrn 10y sanjiunyoddy  ©
Junued aa1seAUI-UOU puE 2A1EU JUBI2|0} JY3noIp ‘snouadipur yim ANsIaalp sapiaoid jeyy 3urdesspue] o

1saInjea) Aj1iqeureisng

'SI00[§ ¥ [[B U0 Swoox Ajiuawre Fuipnjout (W 8z “xoIdde) are A3jusure JOOPUT UOUILIOD JOTLISUOD 0} painbar si judwido[ass(t

saoeds upyred 9[0421q [ sSB[D (] A12A2 J10J SuI3IeYD 9[OIYaA JLI1III[3 9)BPOWILTOIOE 0} 9]981dadar [0A ()Z] QUO WINWIUT O

‘Buniim a1nyng 1oy pajonp-axd saoeds Sunyred Juspisal Jo 9,67 WNWIUIW [BUOTIPPY  ©

wwswdinba uidreys o0IyaA 01110919 91BPOWIIOIOE 0) 9[0e1dadar A(Z] B Yiim papiaoid seoeds upyred Juspisal Jo 9,07 WNWIUIA  ©
: :sa1nyeay SuidIeyo 3[OIYA O30

sooeds Bunyied 9]qIssaoe ¢

SIOMOUS PUe SqQTIUIeq ‘S19]10) 9pIS9q UONIE|[BISUI JBq qRJ3 21MmnJ 91e)1|[08] 0} S|[em WOoOosyseam ul Juryoojq pijos  ©

pue ‘sg[puey Joop pue sainyxiy Juiquinid 1o so|puey adA)-1aas] o

:apnpour syun Juijamp [[e ur sarmes soe[d ur uidy

0058 me]Ag Suluoz ur uondwaxs eare

J0O[} 9’ UON}09S WIOJ] 11Jouaq pue sjuswaIinbar 91 ¢ uo1oag yim A[dwoo 0) parmnbar are yorym sjiun JuisnoH [esiaalup) oiseqd 9
‘SIIUN [BIDISWILIOD PUE SJUIPISSI Aq pareys 0) pannbai st yoiym ‘Aeg Suipeor] (1) auo AJuo apraod 0} papn[oul adueLIe A
‘sjuawisaolduwr a3ejuoy pue 2INJONISBIUL IO JuawaaIdy Jurdialag parnnbar ajeiedas eia SI10M AIS-JJO
-03eudIs [eroJowwod Joy pannbai (shruried sreredog

‘Kdoueo peayraso pue sires

Anua “durer sreyojasym Jurpnpour ‘Kem-Jo-1y3ur AJ1|1In Ul SAINJONIIS 93iS-UO 3|qBAOWI J0J paxnbai jiuurad juswyoeordud ojeredag

O 0 0O O O

'$310N




—
00°0-V

QF F F YIFHNM BOF
s 31035
aL ABAIHIIHD
w3y 18 Nsnda
2102834 3ivo

On =8k L1S¥3 NY1d 8NYHS €

O k=8 LSIM NY1d 80NHS 21

v1vad 103r0yd WO b=abL NVTd 3dvOSANY 1
‘047 53SI4d¥3LNT
JUNINIAINNLIHOL H04
‘9’8 'INOWHOIY

avod Z "ON 090EL b= ZOHOLO-HO-SNYIJLINN  OLGY

YIVM ¥4NOGHVH LOn b=l Z8-HO1E-HO-SNVId LINN 680GV

LOn b=l GV-HO 'P¥-HO ‘Ev-HO- SNYId LINN  80'GY

N\ - LOnL=bl ZV-HO 'IW-HO-SNVId LINN L0V

m m w @@ .—N ﬁ AMD b= ¥EE-SNVId LINN S80SV

. On b=l NIQ+NEZ-SNVId LINN  SO'GY

GI0C €1 9°4 ¢ Ue[d O L=l ¥EZ-SNVId LINN  pO'SY

On b=l ¥EZ-SNVId LINN €06V

On b=l ¥al-SNVIdLINN 205V

05 L=l uEL-SNVIdLINN  LOSY

Q3LON SV 3-ISNOILDTS  SOHY

Q3LON SV Q-QSNOWD3S  vOPY

Q3LON sV O-OSNOWD3S  E£0FY

Q3LON SV g-gSNOLLOTS  Z0bY

GaLON SV VYNOLOIS  LOPY

: SIN SMIA IALLOTASYIL/STOWIAE  90'SY

: SIN SMIN IALLOTISHIL/SIOWWIAE  SOEY

i b= SIVIMILWAN - SNOUVATTE  bOEY

s O-0=8l  LSTM/HLYON- SNOLVAZTI MNOTOD  £OEV

W0 4=,26/8 HLNOS/HLMON - SNOLYAT1E 20§V

W07 b=.2E0E 1STM/ 1SV -SNOLVATIE  LOEYV

0-L=9L/L NOILVATTE 3dvOSLITMIS  00EV

0-1=.2¢/€ H10-NV1d 4008 502V

Lnl=87L Z1uvd - NYId MO0 HLY  av0'zV

L=l | Ldvd - Nv1d MOOTd HLY  eb0ZY

L0 =288 M10-NYId MO0 HLY  $0ZY

Omb=g/L Z1uvd-NV1d¥OOT4Q¥E  9g0ZV

On =gl L Ldvd - Nv1d ¥OOT4 Q¥E  BS0'ZY

W0nL=.28/8 H10-NYIdHOOH Q¥E €02V

LOn b=l Z1¥vd-NYId¥OOT4 ANZ 420V

O b=l L Ldvd - Nv1d ¥OOTd ANZ  B20ZY

W0 b=.28/E MI0-NYIdHOOTdaNZ 20TV

WO =8l Z Lavd - Nv1d ¥0OT4 ONNOYD 4102

On =8 | LaVd - NVd 40014 ONNOYD  eLoZY

0 b=.288 H10-NY1d ¥OOT4 ANNOYD  LOZY

O-b=8L7L NY1d HOOT4 ANNOYS /3LIS 002V

SOk =01/ Z-SWVHOVIO ONIQVOT  20'bV

JOnb =.94E |- SWVHOVId ONIQWOT  LO'LY

O b=/ Z1uvd - NY1d ONDIYvd  900'LY

WOn L=l L LdVd - NvId ONDIYV 200 LY

0-L=9L/L NYId ONDINVd 00 LY

e TR AR SLN SIANLSMOAVHS  L0'0V

s s L SIN SOLOHd IXALNOD 900

R W0 k=811 NV1d A3AYNS SO0V

SIN SOLOHd IX3LNODALIS  #00V

SIN VNIV IXALNOD ALS €00V

SIN JTWNOLVYNOISIA 200V

SIN X3INOD LS 00V

SIN vlvalo3rodd 000V

ISITONIMYIAN

‘pafoxd sy Joy asn keg Suipeon paseys poddns Yeis AL :aoUBIEA 10} 1SaNbaN,.

J Q3IHYHS= | b Z ONKIVO1 V101
[eET] AIYVHS.« | L i Zuose W 008 012W 01 - TYIDMEWMOD
[TRER] GIYVYHS.. (L L S5 SLINN 08 9) LI - TYLLNTGIS3Y
3LS-NO ‘9°€l’2 UopIAs
3dAL a3AIA0Hd  g3¥INDIYx. 1 530vdS ONIAQvO1 TW101]
INOLLYINITYD 30VdS aNIQYol)
143 0°L8 ONINYYd 3104018 Tviol
|
; +S5910 14 o'l 10X ¥ YIHY YD 3O cW0 004 ¥3d $3IvdS 220
ZS5v1 (4] 0L} 20X <5 LINA ONITI3MA H¥3d $30vdS 20
181D 94 0'69 GLX &6 LINA ONMTEMA ¥3d $30vdS 521
¥L'U0I9S
3dA 030IA0Nd  G3MINDIY “ONDidvd 3710408 Wwi0l
*HOLLYIND TV ONMEVd 104218
€10z ‘vz Wag uo panadas sjluawIwod A1) Aeujw)sid 1ad se saoedg
BupIed 10USIA Uiw paieys aq of pasodold ale sadsedg Buplied IBPRISWIWOD
[33) G'501 ONDINYC TVIO0L
(39vOAVa HOT
M L pews ¢ 1} 4 2w ggg JINS00L ¥3d £) 3014407 TVLIY / TVIDHTNWOD
04l Z0x &6 «LINN ONITBMA H3d 2°0 /SHOLISIA
IM ZYRWS 0 56 S'28 S§lLx 6§ LINNONITIZMA ¥3d SIS 6L
, I L0393
_ 3dAl Q30IN0¥d  d3dIN03Y - ONIMYvYE w101
NOLLYINITYI SNIMYYd
00'c95'8s__ [00°Lr09 0004’59 00'zee 0THZL_Joob¥0'L _ [00090°E  [00°09.°t  [00°€005S  |sS woIyTEIoL
002951 | 00696 000E5'St 0008 0°05€ 00°8Y 0001 002951 [Pt e
003FgSl | 00861t 00089 G0est 0705¢ 0025 00SE: 095rgsI [ez LX)
000y 1} 00 00ET QD'0LLEL 0y1l0'L o0o'r 00622'L 0004V 11 (Z13snoHNMOoL) 19187
009862l | 0065t 0002561 o0Fl [ 00056 | 00 0¥ 0009|0082zl |8t (i73snodNmol)  (maeq
Qubiey
v SucisnIg | e_“=3. ]l
19301 |etef gery 86015 ! Ry "ISEY | eyt Mnes “ 5_505 18258 WWOD | {BHUSPISIY [Lalal
Fu=] Brit0+D =1 [6+)+0+Dr34GY) [] i 7 ® T [} 3 q ® — ) B
YANY HOOT SSOMD SLINA
HOWYINITYD ALISNEO
962 1- FONVIMYA
£2429 pad £2L29 {3S0d0Hd ¥v4vLI0L
Wi 610¥9 JIMOTIV V4 IWVLOL
090°€ 100 oro GSEY (AUNIWV] QIMOTIV Uvd
£99'65 el JAn! ¥99'65 (IVIJYIWWOI+TVLLNIQISTY) QIMOTTY UvH
uvd 4 W
0350d0Nd | GILINYI
WS 0878’2 45 L15€2 ¥5'0 {031 1WYad) JOVHIA0D ALIS
WS 00970°% 4S 00°055°EY wg QL IxXwg'ge WYY LS
(asnoyueg m (30D w66l 2678
ooy ure) (v+) wo'gl skeiog ¢ pssodolg
wo'Le .68'99 paniwiag
*1HOIFH
piek J29Y/ PIBA 9PIS WNWIUIW O]
(.6-FLINS Y PEOYZON 620ESWT
NVId VIVYHLS LOIY1SIQ HILSHNWLISIM
M3N LS 939N HLY¥ON £ 100718
81 NOILD3S 0} HONOYHL | SLOTVIVYHLS
1S3am ‘NOULdIIDS3A VoI
$MOvd 138
(uoisaaaig) Buipue uopuo puowydly ‘peoy Z ON 0F0EL
s pXN |BRIBWWOY - $T (INZ ‘ONINOZ *$$3¥aav JAID

(peoy z oN woyAnue Bupped)

L

NIV HNOSUVH |

PUCWYORY ‘Peoy 7 “ON OFOEL

SOILSILVISH




—
00 ¢V -

o ° av0d NOONOT

¥aawn gor
6l11 e o [ L o -
EOAR BV IWIs |‘| .
BL A8 ODIDIHD N\
va A8 MO .
£l 83d ava . oL oL P
NV1d Y0074 N~
aNNoY9 /3lIs S
/ 4252528 NY|id VivHLIS
0171 53514d831IN3 oNITING }3HOIS—S
FHNLN3A INNLY0S ¥O4 B .
08 "ONOWHIIY GBSESOR NYld Vivdls _ _
av0d ¢ 'ON 0%0EL | |-
MIVYM HNOGHVH _ e
LLBL ¥ MuYd ONTIOND HAGNH HUM 3 2
L S H 7 z
L €503 8
TS UM 304dS uIVHO133H gl e
— S 13 QUVORNVLS 9« E
¢LE]99-1] dd s S e I
ol ILSTY @
< = T —_— = - — e — TVISHFRAOOONILS] reC o0 ..gv H
W _“ON m_“ G—O,mm .Nm Q.NTH S Es _
_ oNIavo .
¢ vawvonavoloL ES ¥RLQ1598 NYId ANTWISVE . ONILSIXa
¥
B feal ooy o
| _ shanp _._on.,go it . } A
nonpEaq ‘5000 &
| 2 - i N
AR |~ N otk o / v oto s b sl .
b Wl s coui g \ oweanvaormingos onigoa _ aca vaowadie T 6605 15 [
i 5 Ey : : : 53085 5
wya | “auch jo owwwﬁx e b (<) 10] Jo3p> mg.w.
|m L
Kgsiz neay < aso'
'
H <
: INITING A3HOLE-S kS
t (Xl ]
5 .
SHETIY ivd oM | LEWD SRR
SNOISIIY N
2 i
&9 xﬂ i "D 7 v o1
& i — TSI oS e
! f
3 m | [ i
£2% i R
3 ] ;
1 SIS 21
m ¥ i e i M
¥ | | i .
. N 0N ]
o 45098'7 1 iy 7
£ TADYINWOD =
Eg
5%
S o
BRL 0014 UDN u
N ier yemy -~
~N
. T TN L - F
~ P il | ci: &0 s n =] = 7
= X .
e gjenlt H 4 : T
~ = r = : j e
: <=8 : 2 0 1 .
~ oa : AT aNE e p ] iz RS
~ u [T | | ol o
NOILNISIT DN . i amas > T 5
saon ~ i 5 s i g EE
4 G | g e
o —— &t Y = W Lithaing it e r
{ e Bl L ] _l R D B e%e. e A i3
sy iy N amaog NI e
R it e ST | i
. iy 4eig SSiek -1 g
_ (oo, = Nz
N 45 086 L0 HOFW ¥ "33 *SNOISNTOX3 WOOY 3DIANIS NHO - 4S 006 |
4S 019 {YIHV ALINGWY NOWWOD NHO -4s 098 |
(1 12487) SLINN IWOH ALID, TVILNIQISIY 81 4S 986'L1 :¥3IHY H14 ANNOHD |
2 s 2R I M o T B 5 2 o D e ks e F
WOY'SLI3IIHOW D

w?®
g

S125IELY09 S §5L19EL 709 L
A1 154 YOYNYD 'HIANDINVA
BMNIAY HIB 1573 6TL
SLIAUIHIYY 189

96¢S08 Nvld VIVvdlS

Lv9Z6 NVId ‘AYS

pooy jo umord

Ovod ¢ ON



5]
.
el0z-v i
e
1_ ‘diA w0y
yIGWNM 801 = =
6111 Z g
WOl =871 ERvas _ n\_uf
- e B _ S30VdS HYD TIVWS B - Bupsinly
£loz a3 alva jAl_ ALHId0Hd INIOVray LV mmoww 1
d841uda | DNV IVIDHINNOD DONILSIXT 40 4D8Id> 80°0 8!
4 N NI ALESHORd LY 30N L@CLOO @[_U__ m
l Llyvd : Bl T %] 5u0y Jo| abpg @y l
S AN N
NV1d 4001 ANAOYY ., s 821006/ % sasAes
017 SASIHIUTING S o o L¥ENe S S -
FUNINIA ANNLHOA HOA 3 o o !
et 0 z T - & s
28 ‘anowHaly 2L [l izl 1] | I LT, i R A v
0v0Y ¢ 'ON 0Y0EL oL LRy LI ooty P e B P Ry T e
2 & b2 } 1
M1V UNOFUVH 5 = = | W_“L | : VI ik
po 4 4] ! ' L.N w ) 4_\ _ﬁ«
EOYYA - ‘,d.] ] E==== Hﬂq_i ¥, i
- _ rMLL o] SONIMvHa Y 1
el 1 | ‘ (BAO) o £ [ oo ?
el = = i DN— — ~anevd] HIMOHS /' D'A4 )
¢ _ O L]l O @) /|\~.r\zm,_ S AOVH 49201 e e T !
S10T ‘1924 qg uerg I O LS 9 s | fe |
R T _ m 48006+ 1
1 o0O U] gt IONINNOD | N E
21 = 1eioL) - seger = 0w FM%_%N.% M pegbn e gloingfengfengienglengienghairoy H\\HH__T\HHHOM W
ASBTY = =— [ =
ya-Hol I La-H 8-HO| ! R ) e R
N == T == T 1 Ry i i eI R
, [ i ] : !
= ! so0a ! vl - o5
—__ __“—HHHM_”_: .%m ” GMM“_._UW “ ¥ | 2
M === [ | " p=s
3509 - TP |
0824 Q30553 SWODH T/OMLITT QESIAT WOOY Al¥vd . ' i
1 ONILLATW SALINIWY _ ] [ SdH !

i)
B

SSYYD AMIN

p=ETRNE= TR
& MaUYAIINOE 3

SUTSHNS

PRIAM

14V ONITOAOIH

Vayv ONIA1OH

TAID 8 3dVOSANVY1 OL

WALIND MAN

Y 343 S3TWL (3IALS MIN

Bl | N Z
07 . H . | : s
HOILTH 'Y ONIHAZIH it = B
SRIYHIY Ve o E o 1 " q
SNoIsIA3Y _ /_ | &
| g
45291 ! I
WOOY Y3 INRS 45 EL by S
FIAVINIWILYM WOOY , | :
WOOY HOVIA 45 098¢ -/+ “
IDIAY3S "'H