Report to Committee
Planning and Development Division

To: Planning Committee Date: December 12, 2017

From: Wayne Craig File: RZ 16-741722
Director, Development

Re: Application by Bene No 4 Development Ltd. for Rezoning at 9980 Westminster
Highway from the “Gas & Service Stations (CG2)” Zone to a New “Town Housing
(ZT83) - North MclLennan (City Centre)” Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9812, for the creation of a new “Town
Housing (ZT83) — North McLennan (City Centre)” zone and for the rezoning of

9980 Westminster Highway from the “Gas & Service Stations (CG2)” zone to the “Town
Housing (ZT83) - North McLennan (City Centre)” zone, be introduced and given first reading.

WayZa Craig

Director, Develgpment

WC:dn -
Att. 7

REPORT CONCURRENCE
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Staff Report
Origin
Bene No 4 Development Ltd. has applied to the City of Richmond to rezone 9980 Westminster
Highway (Attachment 1) from the “Gas & Service Stations (CG2)” zone to a new “Town

Housing (ZT83) — North McLennan (City Centre)” zone to permit development of 17, 3 storey
townhouse units with a driveway access from No. 4 Road.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 2). Conceptual design drawings are provided in Attachment 3.

Surrounding Development

The subject site is in the McLennan North Sub Area Plan in an area that is designated Residential

Area 4 (Attachment 4). The site is currently vacant and was formerly a gas and service station
(cardlock).

Development surrounding the subject site is as follows:

To the North: Westminster Highway and the City owned Garden City Lands park site, which is
zoned “Agriculture and Golf Zones (AG1)”, designated “Conservation (CON)” in the Official
Community Plan (OCP) and within the Agriculture Land Reserve (ALR).

To the South and West: An existing townhouse development, which is zoned “Town Housing
(ZT59) — North McLennan (City Centre)” and designated “Residential Area 4” in the McLennan
North Sub-Area Plan.

To the East: No. 4 Road, an existing veterinary hospital and an undeveloped property, which are
zoned “Agriculture and Golf Zones (AG1)”, designated “Agriculture” in the East Richmond
McLennan Sub Area Plan and within the ALR, the undeveloped property is also designated
Environmentally Sensitive Area (ESA).

Related Policies & Studies

Official Community Plan

The site is designated ‘“Neighbourhood Residential” in the Official Community Plan (OCP),
‘which supports the proposed residential use.

McLennan North Sub Area Plan

The subject property is located within the McLennan North Sub Area Plan (Schedule 2.10C of
OCP Bylaw 7100) and is designated “Residential Area 4” (Attachment 4). The subject
townhouse proposal is generally consistent with the plan.
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Floodplain Management Implementation Strategy

The proposed redevelopment must meet the requirements of the Richmond Flood Plain
Designation and Protection Bylaw 8204. Registration of a flood indemnity covenant on Title is
required prior to final adoption of the rezoning bylaw.

OCP Aircraft Noise Sensitive Development (ANSD) Policy

The subject site is located within an area that permits all aircraft noise sensitive land uses.
However, as the site is affected by OCP Airport Noise Contours, the development is required to
register a covenant on Title prior to rezoning bylaw adoption that requires the building to be
designated and constructed to mitigate potential noise.

Prior to a Development Permit application being considered by the Development Permit Panel,
the applicant is required to submit an acoustical and thermal report and recommendations,
prepared by a registered professional, to demonstrate that the interior noise levels and noise
mitigation standards comply with the City’s OCP for both aircraft and traffic noise.

Agricultural Land Reserve (ALR) Landscape Buffer

Land north and east of the subject property is within the Agricultural Land Reserve (ALR).
Where there is an intervening road between the ALR and non-ALR lands, an appropriate
landscaping buffer is required to mitigate land use conflicts between residential uses on the
subject site and agricultural land uses.

In accordance with the OCP, the applicant proposes to introduce a landscape buffer within the
development’s Westminster Highway and No. 4 Road setbacks comprised of trees, including
conifers (pine and spruce), and low landscaping elements, such as shrubs and ornamental grasses.
To further enhance this buffer area, Parks Services staff have advised that they will consider the
feasibility of including conifers within the City boulevard. The boulevard landscaping details
would be undertaken through the Servicing Agreement.

The proposed minimum landscape buffer would include:

Westminster Highway frontage — No. 4 Road frontage— landscape buffer
landscape buffer width width

On-site Boulevard On-site Boulevard

3.35m (9 ft.) 3m(9ft) 4.05m (13 ft.) 1.5m (5 ft.)
Total proposed on-site soft landscaped | Total proposed on-site soft landscaping
buffer area (interrupted by sidewalk): buffer area {interrupted by sidewalk}:
271 m? (2,919 ft?) 99 m? (1,065 m?)

The proposed landscape buffer was considered by the Agricultural Advisory Committee (AAC)
on November 22, 2017. The proposed buffer is supported conditional to the following
amendments to the planting plan:
e Replacement of the proposed blueberry plants (i.e. oval-leaf blueberry and lingonberry);
and

5206079



December 12, 2017 -4 - RZ 16-741722

e Ensuring Aspen, Birch, and Poplar trees are not planted on the subject site and
consideration of replacing Maple trees with a different species.
An excerpt from the meeting notes is attached to this report (Attachment 5). The planting plan
details will be developed as part of the Development Permit review process.

In addition, registration of an agreement on Title is required prior to final adoption of the rezoning
bylaw to:
e Identify the property’s proximity to the ALR where active farming is permitted; and
e Provide notification that farming activities may include impacts (e.g. noise, dust and odour)
generated from typical farm activities.

Public Art

In accordance with the City’s Public Art Program (Policy 8703), the applicant will make a
voluntary contribution to the City’s Public Art Reserve fund (approximately $20,276.00 as
referenced in the Rezoning Considerations). The contribution would be allocated to the Public
Art Reserve Fund.

External Agency

Ministry of Environment

The property was previously developed as a gas and service station (cardlock). Therefore, the
applicant was required to obtain a Certificate of Compliance from the Ministry of Environment,
which is on file (dated May 12, 2016).

Public Consultation

A rezoning sign has been installed on the subject property. Staff have received one call about the
rezoning application in response to the placement of the signage on the property to confirm
whether the applicant has secured a Certificate of Compliance from the Ministry of Environment.
No additional calls or letters were received from the public.

The applicant has consulted with the adjacent strata (at 6188 Birch Street) regarding the
development proposal generally and to discuss opportunities to maximize landscaping along the
southern property line. The applicant’s suggestion to remove a portion of the fence that exists on
the southern property line to accommodate additional landscaping was considered at the Strata’s
annual general meeting. The owners voted in favour of removing a portion of the fence. A copy
of the correspondence from 6188 Birch Street’s strata is on file (dated August 30, 2017).

Should the Planning Committee endorse this application and Council grant first reading to the

rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment.
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Analysis

Project Description

The applicant proposes to construct 17, 3 storey townhouse units at 9980 Westminster Highway.
The development includes one secondary suite, which is proposed to be located above the
garbage/collection room and attached to the adjacent townhouse unit. Registration of a covenant
to prevent future stratification of the secondary suite is required prior to final adoption of the
rezoning bylaw. As part of the Development Permit review, the applicant will confirm the
provision of two convertible housing units.

Proposed Site Specific Zone

While the base density supported on the subject site by its “Residential Area 4 designation in
the McLennan North Sub Area Plan is 0.55 Floor Area Ratio (FAR), the area plan includes
provisions for additional density in order to achieve community amenities. The applicant
proposes to create a new “Town Housing (ZT83) — North McLennan (City Centre)” zone, which
permits a maximum density of 0.75 FAR. The applicant proposes to achieve the full 0.75 FAR
density. Staff support the proposed density and building height and setbacks based on the
following:
e Land dedication for local road improvements.
Land dedications are required along both the Westminster Highway and No. 4 Road
frontages and will reduce the size of the site by approximately 8%. This includesa 2.5 m
wide dedication along Westminster Highway and a 2 m wide dedication along No. 4
Road, as well as a 4 m x 4 m corner cut at the intersection of Westminster Highway and
No. 4 Road.
e Frontage improvements
In addition to frontage improvements along Westminster Highway and No. 4 Road,
through the required Servicing Agreement, the applicant would undertake upgrades to the
existing signal at Westminster Highway and No. 4 Road to introduce audible pedestrian
signals and illuminated street name signs, which may include relocating/replacing traffic
signal poles, bases, conduits, junction boxes, vehicle detection devises, etc. In addition,
through the Servicing Agreement, the applicant may be required to move an existing bus
stop that is currently located west of the subject property. As well, the applicant would
be required to confirm resolution of a conflict between the driveway access and a hydro
pole. Relocation of the hydro pole would be at the developer’s cost and must be
undertaken to the satisfaction of staff.
e Secondary suite & affordable housing
In addition to providing a cash contribution to the affordable housing reserve fund in
accordance with the Affordable Housing Strategy, the applicant proposes to provide an
on-site secondary suite. To maximize its flexible use, the proposed suite includes a
separate entrance from the street and a second locked entrance from within the adjacent
townhouse unit.
¢ Compatible building densities, heights & setbacks
The size of the development site and the proposed density is consistent with other
existing townhouse developments in the immediate neighbourhood (e.g. 6100 and 6180
Alder Street, 9651 Alberta Road). As well, the proposal to construct three storey
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townhouse units is consistent with existing development in the immediate area. The
surrounding development is characterized by 3 storey townhouse buildings, with some
building ends stepping down to 2 ¥ storeys. The proposed setbacks are crafted to
facilitate variation in building setbacks, which is consistent with OCP and sub area
guidelines. In addition, the applicant has strategically designed the side yard building
elevation to minimize alignment between widows on the neighbouring and subject
property to address potential privacy and overlook impacts.

¢ Voluntary contribution to the McLennan North Road Development Fund.
The subject site is within the McLennan North Road Development Fund catchment area,
which is an area that has been identified by the Transportation Department as benefitting
from the incremental introduction of a finer grain road network. The catchment area was
established in 2005 to facilitate the acquisition of land and construction of Katsura Street,
Alder Street, and Birch Street. The costs are proportionally shared between properties
within the catchment area based on total parcel size and contribution rates that were
established in 2005. As a condition of rezoning bylaw adoption, the applicant would
voluntarily contribute $223,142.00 to the McLennan North Road development fund
during the 2018 calendar year. The contribution value would be adjusted by 6% per
annum for holding and carrying costs if the full amount is not received during the 2018 or
any subsequent calendar year.

Site Planning, Vehicle Access & Parking

The townhouse units are organized around either the east-west or short north-south internal drive
aisle with access to No. 4 Road. Common outdoor amenity space is proposed on the southern
side of the property between three unit townhouse clusters and visually linked to Westminster
Highway by a proposed walkway. Units located along the property’s Westminster Highway and
No. 4 Road frontages have varied building setbacks and include direct paths that connect the
individual private front doors to the public sidewalk. The proposal includes a private pathway
along the south property line to provide pedestrian access to the six townhouse units that are
proposed on the southern portion of the site.

Staff support direct access to the subject property from No. 4 Road to improve overall
connectivity to the street system, and to support way-finding for future residents,
collection/delivery services and visitors to the subject site. To restrict turning movements
to/from the subject property, registration of a right in/right out only covenant on Title is required
prior to final adoption of the rezoning bylaw. An existing easement with Section 219 covenant
that provides access to the subject property through the southern adjacent development at 6188
Birch Street was considered by staff; however, given the site conditions and location, driveway
access to No. 4 Road is recommended. Discharge of the covenant is a condition of rezoning
bylaw adoption.

All units would include a double car garage. A surface parking space would be provided for the
proposed secondary suite and would be labeled on the Development Permit drawings and
identified on-site with paint/signage. Although the subject site is located within an area where
City Centre Zone 3 parking requirements apply, the provision of a double car garage for each
unit would result in a surplus of 10 residential parking spaces. Consistent with the visitor
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parking requirements in Richmond Zoning Bylaw 8500, four visitor parking spaces would be
provided on-site. On-site loading and collection would occur from the drive aisle.

Built Form and Architectural Character

The applicant’s proposal to develop three storey craftsman style townhouses is generally
consistent with the property’s designation in the sub area plan, and is consistent with existing
townhouse development in the neighbourhood. The inclusion of on-site pedestrian pathways
complies with a fundamental McLennan North Sub Area objective to support pedestrian
connections and a “pedestrian-friendly” neighbourhood character. As part of the associated
Development Permit review process, the proposed form and character will be reviewed in detail.

Common Amenity Space & Private Qutdoor Space

Consistent with the OCP and Council Policy 5041, the applicant proposes to contribution
$14,000.00 to the City prior to rezoning bylaw adoption in lieu of providing on-site indoor
amenity space.

Private outdoor space for the proposed units would be provided in front yards for road fronting
units and in the rear yard for the units proposed on the south side of the site. The proposed soft
landscaping treatment in these areas includes trees, shrubs and grasses. Only the No. 4 Road
fronting units propose to include a small area planted with lawn. With the exception of the
secondary suite, all units would have private balconies and porch spaces.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report, which identifies on-site and off-site
tree species, assesses tree structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses 6 bylaw-sized
trees on the subject property and 19 trees on the neighbouring property. There are no existing
street trees abutting the subject site.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the

findings of the report with the following comments:

e Five (5) Birch tress (tag #20-25) located on the development site are in poor health (Bronze
Birch Borer damage) and should be removed and replaced.

e One (1) multi-branching Black Cottonwood tree (tag #25) is located in the middle of the
development site and is not a good candidate for retention due to poor form and conflict with
new development and should be removed and replaced.

e Nineteen (19) trees (tag #1-19) are located on the neighbouring property, are in good
condition, and should be protected in accordance with City of Richmond Tree Protection
Information Bulletin Tree-03.

e Replacement trees should be specified at a 2:1 ratio as per the OCP.
Tree Replacement

The applicant wishes to remove six on-site trees (Trees # 20-25). Consistent with the 2:1 tree
replacement ratio specified in the OCP, a total of 12 replacement trees are required.
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The preliminary landscape plan, included in Attachment 3, indicates that 50 replacement trees
are proposed to be planted on-site. A detailed review of the proposed plan will be undertaken as
part of the Development Permit review process.

Tree Protection

Nineteen trees on the neighbouring property are to be retained and protected. The applicant has
submitted a tree protection plan showing the trees to be retained and the measures taken to
protect them during the development stage (Attachment 6). To ensure that the trees identified for
retention are protected at the development stage, prior to final adoption of the rezoning bylaw,
the applicant is required to submit to the City a contract with a Certified Arborist for the
supervision of all works conducted within or in close proximity to tree protection zones. The
contract must include the scope of work required, the number of proposed monitoring
inspections at specified stages of construction, any special measures required to ensure tree
protection, and a provision for the arborist to submit a post-construction impact assessment to the
City for review.

Affordable Housing Strategy

In accordance with provisions in the Affordable Housing Strategy, the applicant will make a cash
contribution to the affordable housing reserve fund in accordance with the Affordable Housing
Strategy (approximately $102,664.20 based on a voluntary contribution of $4.00 per buildable
square foot).

Townhouse Energy Efficiency and Renewable Energy

The applicant has committed to achieving an EnerGuide Rating System (ERS) score of 82 and
providing pre-ducting for solar hot water for the proposed development. A restrictive covenant,
specifying that all units are to be built and maintained to the ERS 82 or higher, and that all units
are to be solar-hot-water-ready, is required prior to rezoning bylaw adoption. As part of the
Development Permit Application review process, the developer is also required to retain a
certified energy advisor (CEA) to complete an Evaluation Report to confirm details of
construction requirements needed to achieve the rating.

Site Servicing and Frontage Improvements

The applicant is required to dedicate land and to enter into a Servicing Agreement for road and
boulevard improvements, and site servicing prior to rezoning bylaw adoption. Supplementary
details are listed in Attachment 8.

Design Review and Future Development Permit Application Considerations

A Development Permit processed to a satisfactory level is required to demonstrate consistency
with the McLennan North Sub Area and OCP design guidelines for townhouses. Further
refinements to site planning, architectural character and landscaping will be made as part of the
Development Permit application review process, including:
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e Design development to the north elevation of townhouse Block A, which is located at the
visually prominent corner of Westminster Highway and No. 4 Road, to strengthen the
unit’s connection with both adjacent streets.

e Amendment of the proposed planting plan to omit oval leaf blueberry and lingonberry.
As well, the applicant’s landscape architect will review the planting plan to avoid trees
and shrub species with potential to spread to the Garden City Lands bog.

e Design development of the proposed recycling/collection room and secondary suite and
confirmation whether the proposal to locate a secondary suite above a garbage/recycling
room conflicts with the BC Building Code and/or whether special building conditions
would apply.

e Finalize a functional plan to the satisfaction of Transportation staff, which will include
site access design details, including a median that restricts turning movements to right
in/right out only. A copy of the draft functional plan is attached to this report
(Attachment 7).

o Consideration of opportunities to introduce additional landscaping at the collection
holding area.

e Confirmation that an accessible visitor parking space will be provided on-site, as well as
labelling Class 2 bike parking spaces and a surface parking space for the proposed
secondary suite on the plans.

e Further study of the proposed width of on-site pedestrian connections with consideration
of adjacent building setbacks and height, and landscaping details.

e Design review of the proposed width of the landscaping edge separating the entry drive
aisle from the adjacent southern development. As well, the applicant is required to
provide supplementary information related to the removal of the existing fence that is
located along the southern property line including confirmation regarding the length of
fence that would be removed, what if any landscaping/grading improvements would be
undertaken on the adjacent property, and a strategy to notify 6188 Birch Street residents
regarding the construction schedule.

e Confirmation that private outdoor space, excluding pathway areas, is provided in
accordance with OCP guidelines.

e Demonstration that aging in place provisions and the Convertible Unit Guideline
requirements have been included in the detailed design.

o Site grading details for the perimeter of the property.

e Review of proposed building materials and colors, as well as landscaping details
including illumination details.

e Review of sustainability and Crime Prevention Through Environmental Design (CPTED)
features for the development proposal.

e Confirmation that proposed on-site utility locations are supported by the respective utility
and comply with City design objectives.

e Confirmation of compliance with OCP and Zoning Bylaw 8500 electric vehicle charging
provisions.

Additional items may be identified as part of the Development Permit application review

process. The Development Permit application must be processed to a satisfactory level prior to
rezoning bylaw approval.
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Financial Impact or Economic Impact

The rezoning application results in an insignificant Operational Budget Impact (OBI) for off-site
city infrastructure such as roadworks, waterworks, storm sewers, sanitary sewers, street lights,
street trees and traffic signals.

Conclusion

The applicant has applied to the City of Richmond to rezone 9980 Westminster Highway from
the “Gas & Service Stations (CG2)” zone to a new “Town Housing (ZT83) — North McLennan
(City Centre)” zone to permit development of 17, 3 storey townhouse units.

This proposal is generally consistent with the property’s land use designation in the OCP and
McLennan North Sub Area Plan. Further design review and development will be undertaken as
part of the associated Development Permit application review process.

It is recommended that Zoning Bylaw 8500, Amendment Bylaw 9812 be introduced and given

first reading. s
;7

_~Diana Nikolic
- Senior Planner (Urban Design)

DN:cas

Attachment 1: Location Map

Attachment 2: Development Application Data Sheet

Attachment 3: Conceptual Development Plans

Attachment 4: McLennan North Sub-Area Plan

Attachment 5: Agricultural Advisory Committee Meeting Notes (November 22, 2017)
Attachment 6: Tree Plan

Attachment 7: Draft Functional Plan

Attachment 8: Rezoning Considerations
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City of |
) y Development Application Data Sheet
Richmond Development Applications Department

RZ 16-741722 Attachment 2

Address: 9980 Westminster Highway
Applicant: Bene No 4 Development Ltd.

Planning Area(s): McLennan North

Existing l Proposed
Owner: Bene No 4 Development Ltd. No change
Site Size (m?): 3,469 m2 (37,326 ft2) 3,180.4 m? (34,221.4 ft?)
Land Uses: Vacant 17 townhouses and 1 secondary
) suite
OCP Designation: Neighbourhood Residential Neighbourhood Residential
Area Plan Designation: Neighbourhood Residential 4 Neighbourhood Residential 4
Zonina: Gas & Service Stations (CG2) Town Housing (ZT83) — North
g: McLennan (City Centre)
Number of Units: 0 17 and 1 secondary suite
On Future Proposed ZT83 .
Subdivided Lots Bylaw Requirement Proposed Variance
Floor Area Ratio: 0.75 0.75 none permitted
Lot Coverage (% of lot area): Building: Max. 38% Building: Max. 38% none
Lot Size (m): 3,180.0 m2 (34,233 ft?) 3,180.4 m? (34,233.5 ft?) none
Westminster Highway:
51m
No. 4 Road: 5.7 m .
All other roads: 6.0 m Westminster Highway:
Side: 3.4 m 51m
Minimum Setbacks (m): Rear: 5.2 m No. 4 Road: 5.78 m none
(permitted encroachments Side: 3.44 m
include: porches, bay Rear: 523 m

windows, cantilevered roofs:
1.1 minto road and rear yard
setback, 0.4 m into rear yard
setback

Height (m): 12m 11.1m none

Resident: 34 + 1 surface
parking stall for the -
secondary suite

Visitor: 4

Off-street Parking Spaces — Total: 28 39 none

City Centre Zone 3:
1.4/unit: 24 (Resident)
0.2/unit: 4 (Visitor)

Off-street Parking Spaces —

Regular (R) / Visitor (V): nene
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R7Z 16-741722

On Future Proposed ZT83 .
Subdivided Lots Bylaw Requirement Proposed Variance
Bicvcle Parkin Class 1: 1.25/unit; 2 Class 1: 14
Y g Class 2. 0.2/unit: 1 Class 2: plans to be none
updated to show 4
HC parking y To be provided at DP
stage
Level 2/energized outlet
(208 or 240 volt) receptacle
in 100% of units if BP is
issued after April 1, 2018
OR
20% of parking stalls ; ;
OCP Electric Vehicle Charging | provided s 120 vol Details to be provided at
o the Development Permit none
Provisions receptacle and an .
additional 25% of parking review stage
stalls to be constructed to
accommodate future
installation of EV charging
equipment if BP issued
before April 1, 2018.
Demonstrated on-site
. . access and
Loading Medium stall (SU9): maneuvering for a none
medium (SU9) truck
Indoor Amenity Cash in lieu:
Outdoor Amenity Space Bm>2/unit: 102 m? 135 m?

5206079




(o8]

2

Z

m |

C w S0Gt

< LO0v

-

>l

— o
NV1d LX3LNOD

AMH H3LSNINISAM 0866

g YU YauN WeLus Ty POUL Y1 Kieniyag wopldupy unld /966) ‘SLANS suopdopy (muBug

Toepunog

=]

mp :._.: o
T ATl il

ol
Rl =

T
11

NN

T
e
§. =
T al
;
s
=

e

seasy - Sujuuelg

14

= =
ke L
. )
L 5
— 5

Pa
;
1 -
*
=i
~

‘OMINGZ3Y Mo 03risE sz A 1
dGeONINOTIMMUO GANESL  LGELLSNONY ‘T

(L ] "t

For
|

\
7

depy Key|
ue|d Ajjunwwio) [ePL0

w04 aznsol

dVYINAIN

NDIs3d

Yd133dS



EL

0Ly

Awvd s

TR R )
NV1d 3LS H¥3LSYW

AMH H31SNINLS3IM 0866 |,

IS EHOAVMINTD T LY NOUITHED
QULEINNS 2V INPATIENDS SHL AT WADHAdY NILIRIM
“LnOHUM FINIRNSOO LIVAINDS 3HL Oatd BHOUWAZE

THOM SHL 1184 SRIINTHACA DU NOLIYOLIRD ¥Od
191 0ENCD U1 O1 EHOIGSING OV EFONASEIENOTI LIS

BN 5L TVOS 10W 00
‘SNOISNGINID AJDSA
“CHUOH TTWHLO FE W SHIRITINA T SNORNIHI TIV

"G50 38 LON LS4 ¥ CRLHODIAGOS S ONIMYD SIHL
EE

%ﬁﬁﬁua,
oy 3
3
3
WM&\«%\@
Pl
—

N9Is3a
vdldi3ads

CIROWRE Gt ROALY

NO. 4 ROAD

WETE~ WIV'E
WSESLWNETS
WES'S~ WBL'S

it 2 .ﬁm.v

v " QIAACHI
vE STIZ QIINDTY MYIAD {NOLLYDIGI] OVOY Wa'Z 3LV
Zsv TSVYD {NONYDIO30 QYOH WET WALV}
& TVNIGISTY
[y
m IDVHOLS IV
©
fis]
5 (a1 T ¥ 13 € aiainoud
. Tows 2 semian 1 L
i T vE s SE OIUNDIY MYTAS
= %vn Timio1 0 popapw) TS eoL VZHY 15 SSOUD WNIDINO 30 XED
= .
LB i NS0V YOLSIA WINIQISTE J3AHNS OLURSRY
H ONDRYd

- " o

- {S8TOCVWON 21iv 1 A
% —— SEBOCVWON 21iY T AYia

CONCRRTS S0

.2

Toshig T s

4

PR
ot

T R 1 LIRS
NOILYDIOFT QVOH HaldV Id MaN

# ABH HALSNIRLSIM ¢

{anos 15va) AYAMHDIH Kmﬁwzmﬁkmug

HNWMIDE SHOD L0LEZA0E NV




sost

20'LY !

(SNOYOI-NON) 45 £76'0Z w10l
o .
o -
o 45 spo'B AYMIANMO
J9VHIA0D ONIGTING 2
30VANS AdYH & is 8L8'ZT ININdLO04 9aT8
I0VY4ENS T19vVINEId M :
w (v3NY LS AN NOISYE) 94T ALIISVANYAd 311
o. .
TR
. TE D iy (V3w s 3N N0 35V8) 948 IOVHIACD DATE
AMH ¥ALSNIWLSIM 0866 1202809
B rsazenos wens [ NV VLYILS
URLLE a%c
: [ p— _ [
Y Y {GSEOOYON! ANYT THid

£ i
:

vas

b

axpoid

ROAD

NO. 4

4 ROAD

CROWN OF R

EHIXA EHOLIVUINGD IHL LY NOLLGTHHaS
11 1037805 3V LINVLIISNGD SHL WO TYADNGY NLUEM
LNOH1IM ELNIMNDO0 LIVALNGD SHL MO SNGVATD

NO
2

2
s

(¢

oM I

o4
ity

"TALON RO S TN SALIATTTIN M Zv SHOISHEVId TIV

MOISSIN24 NALLMA ANCHLIAY G351 HO ‘0310DHATH
CE3S7) 38 LON LSTIW ONY D3UHOISAAD S| IMUAVIA S1HL

ONiNOTY ¥04 aaren
4QUONINTT3 ¥ a3NSE

P

~

o

Ed

o—— g _ R 3 AN R\ 1N L MRV MRS N e PR o WMaCIS ON03 20102408 NY1d
1 h " y & x 2 - 2 —— Y
,/M_A b 3y N N { ¥ [:Ke)
N wm - 4 . y + TaAvHOIL v b 7 o
Mﬁ:» 1 ) NSogoupostn e A (T v : 0 & &t
RN &N £ 2 ¢ ! g &%

4 4 P 2 & &
¢ AMH HILSNINLSIM # # A 5 é

NDSIs3d
vid1ld3dS {annos 1svsl AYVMHOIH 43 LSNINLSIM




st [N ey NS s I ey BN

102V

AVe 101
saaaEHD Navse

NVId 400 ANNO¥D - NN

“NCISSHT34 NILLUA LODH13M Q351 HD GENUON I
"G3S1 56 0N LS GNV TLHDIMAAOD 51 SNIMYNG SIHL

S
S
7 R 7
N “ g
e S’ LA
AMH Y3LSNINLSIM 0866 ; :
¥ AT A NV 6291 ,
HHRE ) po
R S w\.
Sl Sivas ey QEE ey
3 e T ¢ D OO PHE
TN e Eed < TE T vwwu»&ﬂ =t N
20 g 2 LI e gl 1 K
il ] | I, Y
] g
s (€ - - %
D 7 Pl 0 D
e A S]] 7 0
o N1 = T e (2T
3 ) Ak =
) 5 v N
4 B -
; 150 Ty N
B I A \
L -0 » .
parstomms | % ho BN R soae 0 N £\
4 =
W- Py ]
. > 09 =
s N
gy 3 N =
B N ]
63X SOLOVHINGT THL 1Y HOLLIZUUOD X 2 1 e (]
QLL3rENS 3V INVLINSHOD THLMON WAGHAAY NALLILM 1 I [<
RO S1HGRIGR JOVINGS T WO LA I A
o L T H NS
AR TINGH T4 G SNGHSAG QY SSALISNGAN S m N
‘S s 3vas saw 00 { 1
“ANCISHEWIG Aduan i
Jevania TIv i 3
— i A
! .
14
&
-

omazn |
S e g
ooz sodgmes  mozsiawne b RS o] <= T i =
aavoNNGTIY Mo 03NSTI cisnonv T . 0 p
NOISSIGNS3Y 40+ ONINOZIY Hod CaNSS manaon o = 4 = ¥
SN B || e
ity NG .
——— S
Y 20H.| - [ - 3 - €9
4L Az._ SyzoHLgeons | v B o
o S = ]
A g
3 }
i3 o

o4 qansar

.\..
wmw
3.3

_ &L
9 Sy TP

T L
N R
N R ) N % R TV
D «n S e - /w%ﬂ * e N aﬁ
. X =

+

NDISId
Yial1d3dsS

AMH YILSNINLSIM

YMHOIH ¥3LSNIWLSIM




¢0ev

e 10t
comioana Errey

NV1d ¥OO0T4 ANZ

AMH YALSNINLSIM 0866

2ENIXT SHQLOVILNOD THL Ly NOLLDINHOT
01 193rdns TUV INVLTNGHOD FHL MOMA TVADHAAY NILUILA
“InOHiiA SINEHITING 19VHINGD 3H2 WOHA BNOILVAIG

M IHL

o
ol 3l Luoa

“DNEAVG SIeL 38 20N 00
'SNOSNWID AN

NOISSIUZ4 NILLIM LNOHLIA O3SIATY 40 °030NQ0N Y
U350 36 LON LS GNY G31HOIAAQD S| SNIAVNG S1HL

LTy

‘OMINOTIH HO4 GENSS) st ane b
AOMSHINOTSN YOI QINSEL  IMZELSNBNY T
e

R
- 55
g
o
o e
&
&
&
&
E
./\«5
o2 03nsen

NDISAa
Yial1d3dsS

AVMHOIH Y3 LSNINLSIM

9 14 o
— 0gi)
<
_
JA»DI
g | W
g 1202508
m NY1d VIVveiS
11} S
2 :
Z (SSTO0YON} INVT AMIA
& @ o 80 20
NG .v.e p e Elaeci8]
Py 3 R I i AR 0T Tt &
& A Lt B S e S T ey
3 X007
_ 2qHL _ EZ al o)
1] 0
| 1l i} %
- i N Zl:
| gNEs b =l
1, sl ™ -
3 899, °
- 1 [ ] [] H
5 i =] =1
o 7 i x|
b OHL 1 |
i T 2D
WZ  S—
i B .
zo =
o = = _v Il
IS ]
b=
2 L]
% L L .
P = — :
unvv wons | e EI@HIE =]
S I VIF] NN il
iE: 1 4iled 1 n
¥l o I o ==| Y
2 kL _ (=
3 - g :
n 3 1 _ |I_\ Nerk 4
-4 10074
w2 L.. Ak
A £
=
N
5 [ — e - - -
T - - — o e —
A% 4D op'g T sy ;s
S o0 o) avou (20)zeca
N &0 -

ANIT ANV




st [ g W ey B oy
wol a
. 08
£0°¢vY
P i 1202504
NY1d VLVHLS
WHLLOY uﬂz
NV1d 40074 ade , >
SR (8$3007 ON} ANYT 3 ”id
q}\./\ ....a S TR AR 2O A “... S > = ..5/\/\)\,/\1/\./\/\)\:.2
AMH H31SNINLSIM 0866 IR e AT s s S e i T e
T I YNIDIHO
,
L :
i - IN00T8
" H $0HL ZOHL 20HL
N4 _ v 10 40
N T e e e e e I S

Q

i
Al
i

N
L4
)

T

i

ZOHL _m d
€0 51

\Ilkw‘

2
B
k5
x4
4
<
i
!
% D i
e wz —
ol = b
) m Z0HL °
peye———— ol = ® vl I i
0L108PINS SUY INVLINSNOD 3HL DM WACHEdY NELUUA = ] Bm V T
IMGHLIM SINAWND0T TVING3 SH1 DS FNOILAAD ~ ! B
DN e 1% D
5 = :
- i H;_, A N ey | e by || e e T ¥
@ i = s lal Il — s Al [N — i
oo Ay v ooy o m iy = — = \J_ = N — = =1 K
350131 LON 157 DNV TALHSTEALO2 S SNV 3 7 = — —— Fe
¢ F I~ r T ~ .br ™ i e Ti Nl hh 3
$ B e o1 T i I g e < g i
N ¢ =8
ownozmMGSGINSE  sworsiATr b 9 T — =] = A
astNCZIY oA TINS  LircsTonY T ml| oy = 5] =l «
A g 7 G SRR N = B { Wil 18
b | | i1 - AN T - g e T 57 o @
3 aqzonr L ] 5 20HL LTI | - 2 £ azOHL 3
[e] L M i) 2oHL 13 2oHL i ) - T T L \
— 18 Sk T i
, g X007 A
viMD 45007
n
=
o4 cansst , NOILYJIJIT VO ¥314V d M3IN
- _ _ - - - - A e AT NTES T T -
- 2 Iow s ) Fr) WTT e
= — yre= oy [EAYL I s o
! o Am._g &

b & : A. ANV AN
v AN ANIVA 2LHM z -

NDISIa | & R e AR
®<z .PU m m m AVMHOIH ¥31SNINLISIM




sosh

L L L
waot 8 El 14 0
—_ 0§}
¥0'CvY 5
-
b
o & b
apromo e \ 11023804
S

NYid VLVdLS
Nv1d Jood

NCRETE SIDEWALK

(5S30aYON) 3NV AMid

@ @ 60 80 20 0 &0

C

o i e
T N A e e e PSS ST 3 e
AMH Y3LSNIWLSIM 0866 R s o : i ST AL i s
KL = SOHL 20HL 2WHL TOKL o qLOHL N
340078 v0 m o s 90 10 80 ﬂ_w 60 axo07d
& .| L 1 . — T =
N | 5 — - i i i H H 5 { i i } : ] AT
. . =~ (5]
s N ZIs
>
=
gHA
- Lol 6 s
OF =
> .
=1 S — — ! I T
B 1
/E‘.
i
il R
I owe
Lil m 2OHL H .
o7 S LDVINGS ML LY NG n)] @« Fa ) I =\ Y ssome! ) . =——
01L133ranS 24V INVIANSNGD 2L WOUI AGUIOV NALLIA = T |1 3 : :
Tromoh LN Lo G5 s Ao ST s
-, =
LS B HRD S SN 0 “l T
v SHLTYSS 101 00 0 m..__
ety F O
A ;
CISST ALUNA 5L GRSIAI O GGG @ ] ™~
"Q250 34 LON 1SN ONV QALHSIMAIOS 51 SNIAVET STHL S (e} QLoHL
=Y ]
- o]
e
s omGT oS Ganeel  WOREAenonY m . 7 . g
* o 19°0) NN
Q ; i
3 ] : I R NS I 7 ) I . “w.l 7 I = |ﬂ" 2 e
R = u onl | MIMJW 2 i oty | i £ Iﬁ L] { Meow
o Q Tt il oHL 1 gon <t 20 oL ]
g 830078 s E T W 4E 00014 1
& o
o .
‘woaoanss! 130 V0N H1d4V Td MIN
ay'q. Vil pix:]
® (&0 avou (0)zeaz

NDIs3d , R
®<m IFU m m m AVMHOIH Y3LSNIALS3IM




10V

A0
oI Erety

SNOILYATTE 3LIS

AMH HILSNINLSIM 0866

FSNZJYA SMOLIVELNOT THL LY HOLLaTANaI
‘OLLIZMENS SUV IKVLINGNOD FHL MOHS TVADUAY NLUIM
"IN SHIWNT00 19VLINDD FHL O SNOLIVIAG

QA THL HLA SHIONTAINOD SHO438 NGLIYDHINYID Ha4
ANVITIENGD SH) 01 SNOISETD GNY S3IDAISISNAIN IO

DN EIHLITVOS 10N 0
“EROISNZAID AdIN3A
wia Ty

‘NGISSINNE4 NALINM LNCHLIM O351AZY ¥ ‘0133000HATH
“G35/139 OM LSNH QNY 0JLMIRIAIGD 61 SNMYYT SHL

Sz

ONINOZM o aanes) stozsiane b
4GeONNOTAWNOI GENSEL  HEETISNONY T
-

o4 aansat

NDIS3a
Yd1J31dS

I

o8k

T
TR o —
g

;
ooz B

ost
NOILYAZT3 LS3IM
Fd
_ :
[
T T e
[:5%

| NOILVAZT3 HLMON

NOILYAZT3 HLNOS

ETED

=

fue-oiiny.
Tqoho 2

(%
NOILYATT3 1sV3

R ]

Az
7 iomer|

170 M3

AT

B @ A B/ B
MOONIM LIN NON 2L
HIAUNYTI] TVLIW 0ILV00-HIOMOd 'L
31y9 iAW 0ILYOIHIAMOd 0L
FdldNMOQ 031 YOT-HITAMOd "60
TyHadYN9 031¥02-¥30MOd B0
BY0 31IHONOD 20
ONVAScin 313HONOD 30

HIINIA NONE TO
TINYd 5413 20
TNV SNCLLIINIWID "10

ANITIT IWHILYH

I

nd

i
B
soeuzsom
i




co'ey

V0 1034
proeary tta

SNOILOFS 3LiS

AMH Y3LSNINLSIM 0866

‘GEH3UXE EMOLIVILNGD FHL IV HOUDZUHOD
01 L92ENS TV INVETNSNOD 3HL WA WAV NILIRIM
"LNOHLIM SLHIHADOD J2VAINGD IHL MK SNOILMASG

et L No
LMYAINSHO3 BHL 0L SNOSEING GNY SAONLSISHOON MO

“ONIfAYHO SIHL V03 10N 00

“SNCISHIAIG Adlu3A

“NOISSIUE4 NOLLPMM LNOHIAM Q3SIATY HO CI0NAOHAEY
"G50 38 LON 16N GNY 03 HOIMAAOD S SIAVHE STHL

LT
OINOZ3Y Yo NSS! wozsi e L
AOYENHOTIU NDJ CENSEL  IMZE1SNANY T
vos aanss) ©
>
5 i
o 4
o4 aansEl

NDIs3a
XYd133dS

— pU—
PATT RE T ICETY

0siL
A-ANOLLJFS
19 %0078 AVMIANG 2390178 2 4
=
ol onmni i s . 1S
e e R — : B
. i | g
N i =
e e Q
ot == = == =
2 g
E | |
> =
P — a— — e
;
2 H
— & |
: i 4 | |
g |
=
kS
E
gl
i
— — — [———
AVMHOMH HZLSNILSIM
A
osit
X=X NOILLD3S
nOG Y 30078 AVMIAIA aX207d 80078
B
o - cEE S s, i u.-..—.-r. —r— i —
[0 oo pitiont oreer 5 - S - 8 -
=,
W ™ K i
2 o
O i e
3 = p— e "
- 3 - E
| s A BE
e Es S e— el o
! N RN
ofr — i i — — p— m— —
i 3 i d E
‘ — T L +3




sost

Lev

ava 1o
raanoa0 ey

AQNLS 90749 LX3LNOD
NOILYAZT3 1334d1s

AMH HALSNINLSAM 0866

ogiL
SONIGTNE NY3LSIM LNOVIaY FHL ¥Od AGNLS INIALOOS GNY ONINZJO / MOGNIM

’ NOILVATTE LS3IM

FEHIA SHOLIVILINGD IHL 1V NOUIU0D
D4 23rENS 36y INVIINSNOD SHL YI0U3 TYAOHAAY NILUYM
LNOKLIM BNIARIO0 LOVHG IH1 MO SNOTLMAZD

“HHOM L HLIM ONIONINNOD 340330 NOIEVIIVID Hod
AMYIINSNOA 2HL AL SHOISSIAG ONY SAIINALSISNOIN. 104

“HIAYHQ SHL 3WOS 10N 00
“SNOISNZIID AdINIA
T

“NOISSIVH4 NELLYA LNDMAIAN O3SIA3Y ¥Q '030NG0NAIY
"5 36 LON LS 0N CLHDIMALD3 $¢ NIAVET STHL

LR

‘ONINOZSY 103 aans! sigzsi s L
JOeONINOZANNOA O3NSl (ZTISNONY T
o

w04 03NS

NDis3d

Yd103dsS

B

MOGNIM
onlaing

L@INOD
403N

ogiL

avod ¥'ON ONOTY NOLLYATTT 133¥Ls

ii1d M3

vhozl

A\,
Y
N7

I

d

IR IV | |

WELI 502104 INFWDOD ALID OL YIIIY 'NOILYATTI INIGUNE LXAINOD

By




Lo0-£T MIBNON 103U OHY
€40 e ‘adHo
v NoIsaa

<m W
ostr awos

IRWONONRVED TENVILT A0

NY1d 334L
IdVISANY]

FUL oNmva

2°8 ‘GNOIAHDIY
"AMH Y3 ISNINLISIM 0866

INIWAOTIAIA ISNOHNMOL

1103r0Ud

was

2Z00°V6Z Y09 3 © 14006E v0s d
659 D5A "2iquinioD Ystig “Ageuing
SNIQ D20 IS ALY - 001D OUNS.
S1O3UHONY
AdVOSANYT

“cossyuad
319U 100U 150010 13410 10} PASN 10 pasIpOXII
o101 Aew pue sPeMGaly aeaspUET Dfic o Auadaud
94 51 UBISAP pue Bupelp sty ) “paniass: BUAdEO D)

azeLoors

g2 ar e
31O HLM 30N ININTANTY - 3
" SIVIS GNYS HIM v /
HINTIS IHNIXEL TYONIE ‘S HONSA YNIGOW A
‘SAMISOHANT INOBHSIA HONER ALFAVS HVEIA NO ISTOH 3341 .ém»»«mnzngw.azwaz@gku RN =
avdaLmiNGD SORINVANOR VIV AV 101 SR FIRINOD FAVEREN [ “
N f
1 cunamo0 Now Ay R PP aaio10N o gAY /// 7
“TVAONEY ONITHYO3Y HINOS 3HLOL L 30 0L STIULONILSIXS R
>4 - VUi 5L S5 01 HENVO N2
5 ) ty oz n» 2 P . 5 .\
|r——ire : o 4
22 -
A D T &
|t 10100 Moo WY il : 1 Biloeowra
= INOHONRIEIR ‘TAVSYOY Ir [ 1
z B SIIMNOD 3 BV IC L [
> = . = ;mm = =
ol o Znll - ] & bkl
3 M 9 - o
2 S J— s i ] 5 = . =
Tt T
D - o awoaw
VA ShaAvd  XOTIVH: . TR 30N3J Q0OM IR 28
Zimunoo
Sravaad ooy
I - ‘UEONN Jannie
| srmey — [ —" T . - — T
R e s
H A By NOIG WOTHYD NIV
SUINVA FLRNOD VIS NauvD N S
. HOT00 TN L—anv sassvuo 3HL NI B IONOD BVINGED
L 'NMELEV] ONOS SNINNIN “SAVAVIOY GA0Vd SHTAdILS 7 9901
SMOOQ ADVHVE NIILTE, SHIAVL TLIUONOD FIGVINNIS
] 7. SEU AU O SR i .
T sy =t .
e . H Foroacss §] e vl [ I I 14 T o T s o
oy f [ 1 | ! I 1 1 ! |
It g TA
T i H
[T ——1
N ]l Lo et
21 oy % [ L
ER L 3 o T das o - = < thi 1 D =
: T 7
e .. = o e + aawy
oo SRS g G e ey S0NT 000 1H 27
BONIJUOOM IH 2¢ F03H Y
SN -3 o) £ L e ‘SoNz4 Goom X3
= ooy 5 S N N PN — —
] N =008 ¢d > X N R N N DR
v 3 %R R AR N X
Hih
4 o0 Wy
"NMALLYd NOB ONINNNY “BAVSYTOY
Searh ITENGD FfavaNS
) -O-
& o
saysdlive
bonag e 200N —— uﬁm L
ihaonas
Y
A SITHONDD KOy — ] wnasio oY —| 1 [
S Oy TN P EI mul_nw Z _El_nwm>> | NOLLDZ M MNIch VLY INHYIS SN - - FUNIVAS SIVE AUIND <
QIANVHAD STOMYIONYA, ST T SMNIE - & 8. HNLY 4 A0V
SN v vaod—]

\OMd 38 LSOW WRELLYA INV1d T

GVOSONYTNYIQUNYD

I YO LIBA SN IHSNYIDINON ONY TWINILY) NV TIY "ALAIEIY YAY SO SNOLUONOD 40 NOLLINISSA - GMVANYAS AdvOSANVINVIYNYD
01 ID3ENS 3AY SNCIALISENS SUNUISENS 0L ISSN03 HOL AN OL YOI SAYVE A 0 NN ¥ MOTY, GRIDSIEM 58 TiRa SHOUnLUSEns
1S ANY SNDAVY O MO 103 HIHONY SVOSANYT IHL WO TAOHddY NELLMM NIVAEO

O A o i Ch07 0 MO SONON O HOLVES SOVERY. A AN 40 SOMIOD v LOH oMY St DGR 1 A MEIATa
“WNOLLO O SN@VIVAY TYRELLYA INY I Zhivi¥ WEIATY ONY HONVES « 'SININZHINOIY TWINBLVA INY I MIHLO ONY SINSWSMNSYAN MENIVINGD
G3NIIECAC SNOLLYDIA03S OL Y33 » 'SIZIS H1AYLHO0Y WIINIA SHL 3HY 3715 HENIVANGD ONV IZIS NVId HIOB ‘SOUYONY.S VIND ¥5d SY
RUISICS S3ZS ¥INWINOD "NOLLIGE LSTLY 1 ‘GHYCINY.LS SdvOSANYTNYIQVNYO 3HL O1 SNIGHODOV G3I1034S Juv ISTI SHL NI S32IS INVId . 'S3I0N

98 Q1S WE'L TIVO WOR QINOL NI VLY v

9991 WST SNI MIEINT TVOIWVHAL SLIOMMEANYA OWVAL STIOMMIONYA SIIDETESTING £

0¥8 {IHWST ‘TONKIS NVISHES SNNYE SNNUELWIMOWOVEO S

879 VO W9 HOTE HOMIVA ¥0 ALVIDILSYS SHOMAYQ, VOUVATAS SOV 6L

- - TULONISKA 6

898 VIS aneazy NELSva SISNFQYNYOSIMID 0L

WHOA LHOINAN 898 IH ST SV SSANVAYP T3 O0SCO0T WILYWIWA MY 8

899 ‘01S WE'L WO WA VA DRVENIAYS WNISINO ¥V m
SINVY T 925 GENY ‘SWYN NOWHOS SV THOINVL08

002}, UABWON 103r0Hd ORI

F1NAaHOS ._.2<|_n_

ok NOILOIS V-V

AAH HILSNINLSIM

ANV WY

SISNIAYNYD S10¥30

F9a3H

WNIASIHD HADY




200-LT MIEWNN 1O3(OUI O [ dITE-LO0LT !

g o o
£40 = ‘a0 e
wn oo \ . o o
mm P—— = == = : = = = = 2 o > 7
T ) D R 3 A 4 o . SN 5.4 DA 510 R 57 OO 3 2 bt U0 el O i
NIEHON ONBAVHD  TTNWILT v H— e Dy
NOATINGCE LN N e S
. DieEE \GEheee \REALEH Surta N
NVTd 8NYHS | e ; _ o
IdVISANY1 - N X $3
5 :
e [} - Z R - e flfouf—: . -
i g \ S ;-
- 5 4 [BE L ] u
o
>
' ‘ANOWHOIY o
“AMH HA1SNIINISIM 0866
AIN3IWdOTIAIA ISNOHNMOL
03r0Na 7
. “2
N ) Q
Q [Te]
8=
N NT Q@
> =]
=]
o
— QN 5
W0 NOLJMOSIONOISAS  3lva oM // ald w
T s it et /%m :
S — N
O — 5
(13 214 L X3
o~ = SEDISER N
|
oy 2

AMH ¥31SNINLSTIM

SsvESI0 LSOATVRELV INVT TIY NOLLICE IS31Y SANVANYLS SavOSOHYNVIQYAYD
03303 %0 TN OSCNY TIY ALTTEVIVAY. (OLLINIS30 ~ THYONYLS FdvOSONV] NVIVNYD
0L L93r9PS 33V SNOUNLIISENS TUNLILSENS OL LSINDIM H04 AMEATIEC OLHORE SAV S SO AN VMOTIY ‘CR103134 38 TIMSNOLINLSENS
‘GIAGHAAVNN WVINELVI 03HO34S SHLOL SNOUNHISENS ANY SNDYW OL HORN LORLHONY SVOSONYT SHLWONA WAV NBLLIANIVASO
SNOMNLISENS . ATTIVA XS INIVIN SEMOTANTON 0L “A]ddNS 40 30HNOS 1¥ I0ALHONY SAVOSTNYT ABNGUT
TYNOLLO HO4 T IVAY T¥ VN INV SDIVIA MIIAS ONV HOSVES 1 SINGWSNITOZY TV REEINA INVId SHIO ONY SINSVEMASYIN MENN NGO
G3NISE0 804 SNONVOLIDRSS OL UM o Iy 3215 ANV INVY HIC S0 OISV
CEIITAIS SIS MANINGO ‘NOILIH 15317 GHVANY 15 AvOSANYT NVIGVNYO SHL OL SNIGHODDY GEIHIOB6S StV 1511 SHL NI 5326 INV1d+ SON
WOUE!10d 1 ARREENOONN vavaisuWaNDovA e G
WOSZ 110 1 N QHOMS NS WOLNDWAAHOUSAIOd by §2)
10d W05 RRESVYALS NIRNO veSvNY Xvvoved ey ()
o
10dmWos LD TVHOD ISV TVaD. wnwnewvanas &)
10 1 10d WOSL HEANSAVT HSTIONT viodusnonvvnataavt oz 63
343820 1 03 VSERYA DU ONY NEIUO YLSOH SN ENNRIcA VISR =z ()
NVSZL 220 1 MOTEAKITUVD ovonviEs.sTwoormEH  w &)
INNRED
TDIVS W00S i10d B VEONVEOAH SNIBAID SHVIOUS VEONVHAH @
n
1od W ST NIMINNOS TINTRO avramownEsed o @9
10d w olgva e (@)
1od 18 SSVEO YO ENTE SNGHIRMINES NOHOMIOLOMEH o5t &Y
10d SS9 LSTUO SSTNVVT GALVOIVA TI0D MICRENV. VUMW YOHENOWH 05 &)
10418 HEWES STUYAE IHL STuvasIHL woxawo ez ()
vas lodls FXES @ISO Drvosonaws & @
ssio
W05 240d B WINUNBIA ST ENDNCE SNIMAS. SINILWNENE. T8 N
y Y i a Wo0a!10d £ WWINSMEIA HYIHVONS MEWANS DIVIMONSHINANS, Ld a8 OD
TEOHET P05 4 | LIOOHZH0S W05 104 £ WONHNEW SAAYD wwvannnnen v &)
oyttt g W09 40d B AMEENE SATWAS whoavaowaNova & &)
BEENEL MALSHOH DO VIBHXSIXeL bz G
S1O3LIHOHY WOE 1104 T VINWDIS BSINVAVR GOl voNOv VRIS 8L B
IdvOSANY WOOY 1L0d T Wil FSOH ANVIOEW YONOR,QNVISEWYSON  se (%
WoUS 210d 0 SWOOTE QN ‘SRl NWTVASTVAVONOGT SR 8 )
¥io08 0d o Q3 VIONVEA V108 MSVAVTIHIGHOWN VIS 8§
W08 110d B4 SNl VITERVD SHOUIONOVH, VOO YTWvD v Q)
WOOY 100 & 150N VIV HICONWSSING YONON IV 05§
WosC 104 T QaMHEYa VIWZY AOSAMIOW YONOde vy L @)
snins
SyVER (526 GO TRV NONAGD SV TVONVIoE  AID_ A
wojssptad . L00-Lh ZEWNN LO3NONd Dt FNAIHOS LNV 1d

g ok soaford souga 1o pasn 10 peonpoida
W pue SPeRYALY 0deotpuE] D jo Avadard
oy 5¢ uBisap pus Summip siy) “paniesal B0 Q)




£00-LT MRGANN LOZIONA ONd  Jf dITE-Lo0LL

E40 AW {ONMHD
W noisaa
Um -
consy awos
MIANONMAND  TENVELE ava
S1lviaa
IdVYISANVT
01 onmvig
ibiza o
ALY 13315 QIZNVATVD
NISSLIAVSHIANN LD U3 —
“2'8 ‘ANOWHDIY — = — —
“AMH Y3 1SNIIN1SIM 0866 R > . 7 e ” [
> b ¢ PR
. S-W HONIH YNIJOW - ST LSNANI INOEHSIM FASNOH F3HL S05LYN NYdWON kd s . R N
IN3WdOTIAIA ISNOHNMOL .o B I
: i L O v [ |oer N
. T, N ] . e
“oarond N . T e S
¥ or.e . | 3O0MVY¥LIOEdS |- . v
. . _ B v S .v » s .
:mza@mszzﬁt;
namo
Ha 2w on
TRMLIHINGS |
W

O

o 243 @
FONa4 WAINIRATY \ 2 FUNLVEd 91vo AYINT \ L/

WRILSNIGING HOLY OL HNOT00 O

1oL SUENCIHOD HIININDY TV
WML ENITIING HOLYW OL ¥ioTo W0 3073 38 OL SNIOF TIV

‘5102 N} ONLLYDO HEOMOd 30 SLYDO Z 3AVH OL SINENOJHOD WITNINNY Ti¥. AT e o
Q30738 OL SNIOF TV _ STONHANG M — N RN LD VI —)
NV WOLLOR AININITTY S WS — e S , ,
@Tﬁq - v v
X M
=] =] 3 v E
) e ] [ ot N - v

=i | = = v = = P -

= =i P )
=] = = s = == = - .
A 1011Y E A — wm a = E=N oy i
| A = N
77 | }
larel Loz
OUUIA TS ssmLu_ _/ 6L 2 ke r
W dOL HNINATY DS AAGL LV 604 BNV OTOS- " =
LSO HNMINTIV S s, — HSIN 3ISYI8 GNVS
. QNkiza woxA 1N SINNOANOD
AV IFELS CEINVAD TWOINIOFTE ¥ SLHOMUO4
a mﬁmzsztsxmmsl_ HENONS IRV ALY

HIVg S0M L

pr——

oy el s 103 post Jo paonpoidal

80 jou A2 pUB SLIYOIY GUSOSPUET SN o Allodosd
o0 utksap pue Buwep sy ‘poniesel 1EWAAEOE




City of Richmond

Bylaw 8630
2010/07/19

Land Use Map
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/ Mid-rise Apts. (Up to 8-storeys)
/ High-rise Apts. (Up to 46 m)

Residential Area 2

0,95 base F.AR. 2, 3 & 4-starey
Townhouses, Low-rise Apts.
(4-storeys max.)

V77777] Residential Area 2A

0.95 base F.A.R, 2, 3 4 & &-storey
Townhouses, Low-rise Apts.,
{5-storeys max, Upto 18 m)
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Residential Area 1 R\ Residential Area 3 (.= Community Park
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¢ Y % School

Residential Area 4
0.55 base F.A.R. One & Two-Family Dwelling
& Townhouses (2 Y-stareys typical, 3-storeys
maximum where a maximum 30% lot
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* Neighbourhood Parks

= = m Trail

Residential Area 5

0.55 base F.A.R. One-Family Dwelling Principal Roads

+ Church

Mixed Residential/
Retail/Community Uses

Original Adoption: July 15, 1996 / Plan Adoption:
2942426

February 16, 2004 McLennan North Sub-Area Plan 23
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ATTACHMENT 5§

Excerpt from the Meeting Notes of

The Agricultural Advisory Committee Meeting

Thursday, November 23, 2017 — 7:00 p.m.
M.2.002
Richmond City Hall

2. 9980 Westminster Highway - Rezoning (ALR Adjacency)

Policy Planning Staff (Diana Nikolic) provided an overview of the rezoning application to develop 17
townhouse units at 9980 Westminster Highway. The subject site was formerly developed as a gas and
service station. To the north and to the ecast are properties within the Agricultural Land Reserve. To the
north are Westminster Highway and the Garden City Lands, and to the east are No.4 Road and two smaller
parcels: the northern parcel developed with a veterinary hospital and the southern parcel currently
undeveloped and designated as an Environmentally Sensitive Area. The project landscape architect provided
an overview of the proposed landscape plan and the planting materials.

The Committee provided the following comments:

- The Committee noted that it was a well thought-out project.

- Concerns were raised regarding the types of blueberry plants proposed on the subject site. It was noted
that non-native blueberry varieties (i.e., oval-leaf blueberry and lingoberry) should be replaced with
other planting materials as they can take over native blueberry species on the Garden City Lands.

- The Committee wanted to ensure that Aspen, Birch and Poplar are avoided on the subject site as these
non-native species are more competitive and may take over the natural ones. The Committee also noted
that maples trees tend to germinate easily.

As a result of the discussion, the following motion was introduced:

That the rezoning application for 9980 Westminster Highway (RZ16-741722) be supported subject to the

following conditions.:

1. Replace the proposed non-native blueberry plants (i.e., oval-leaf blueberry and lingonberry) with other
planting materials; and

2. Ensure Aspen, Birch, Poplar are avoided on the subject site and consider replacing maple trees with
other types of trees.

Due to the absence of quorum, the motion could not be considered.
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City of ATTACHMENT 8
Richmond Rezoning Considerations

Development Applications Department
6911 No. 3 Road, Richmond, BC V8Y 2C1

Address: 9980 Westminster Highway File No.: RZ 16-741722

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 9812, the developer is
required to complete the following:

1. Ministry of Environment (MOE) Certificate of Compliance or alternative approval to proceed granted from MOE
regarding potential site contamination issues. This approval is required prior to dedication of land or road to the City
if applicable.

Dedication of a 4 m x 4 m corner cut at the northeast corner of the site.

3. Approximately a minimum 2.5 m wide dedication along the entire length of Westminster Highway and minimum 2 m
wide dedication along the entire length of No. 4 Road to facilitate road and frontage upgrades. A functional plan, to
the satisfaction of the Director of Transportation, is required to confirm the ultimate required dedication and
specifications related to driveway access design (i.e. “pork chop” design).

Discharge of covenant BX490990.

5. Submission of a Contract entered into between the applicant and a Certified Arborist for supervision of any on-site
works conducted within the tree protection zone of the trees to be retained. The Contract should include the scope of
work to be undertaken, including the proposed number of site monitoring inspections, and a provision for the Arborist
to submit a post-construction assessment report to the City for review.

6. Installation of appropriate tree protection fencing around all trees to be retained as part of the development prior to
any construction activities, including building demolition, occurring on-site.

7. Registration of a legal agreement on title to ensure that a landscaping buffer is planted on-site along the property’s
Westminster Highway and No. 4 Road frontage and that the buffer is maintained and will not be abandoned or
removed. The agreement is to identify the property’s proximity to the Agriculture Land Reserve, where active
farming is permitted. The agreement is also to provide notification that farming activities may include impacts (e.g.
noise, dust and odour) generated from typical farm activities.

8. Registration of an aircraft noise sensitive use covenant on title.

9. Registration of a flood indemnity covenant on title.

10. Registration of a legal agreement on title to restrict access to the property to right in/right out movements only.

11. Registration of a legal agreement on title to ensure that the secondary suite cannot be stratified.

12. City acceptance of the developer’s offer to voluntarily contribute $233,142.00 toward the McLennan North Road
Implementation Strategy Fund (account: 2264-10-000-90584-0000). This non-refundable contribution applies during
the 2018 calendar year and will be adjusted upward by 6% per annum to account for holding carrying costs if the full
amount is not received during the 2018 or any subsequent year.

13. City acceptance of the developer’s offer to voluntarily contribute $0.79 per buildable square foot (e.g. $20,275.00) to
the City’s public art fund.

14. Contribution of $1,000.00 per dwelling unit for the 4™ to 17" unit (e.g. $14,000) in-lieu of on-site indoor amenity
space to be deposited in a Leisure Facilities Reserve Fund to be used for indoor public amenity space as identified by
the Community Services Division and in alignment with Council priorities for facility and amenity needs for the local
community and City-wide.

15. City acceptance of the developer’s offer to voluntarily contribute $4.00 per buildable square foot (e.g. $102,664.20) to
the City’s affordable housing fund.

16. The submission and processing of a Development Permit* completed to a level deemed acceptable by the Director of
Development.

Initial:
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17. Enter into a Servicing Agreement (SA)* for the design and construction of the following works, which include but
may not be limited to:
Water Works:
a) Using the OCP Model, there is 8§95 L/s of water available at a 20 psi residual at the No. 4 Road frontage. Based
on the proposed development, the site requires a minimum fire flow of 220.0 L/s.

b) The Developer is required to:

i. Submit Fire Underwriter Survey (FUS) or International Organization for Standardization (ISO) fire flow
calculations to confirm the development has adequate fire flow for onsite fire protection. Calculations
must be signed and sealed by a Professional Engineer and be based on Building Permit stage building
designs.

ii.  Install fire hydrants along the site’s Westminster Highway and No.4 Road frontage to achieve minimum
spacing as per City Specifications.

iii.  Install a new water service connection off of the existing 300mm AC watermain along No.4 Road. The
meter is to be located on-site in mechanical room.

¢) At Developers cost, the City is to:
i.  Cut and cap at main, the existing water service connection at the No.4 Road frontage.
ii.  Perform all tie-ins of proposed works to existing City infrastructure.

Storm Sewer Works:
a) The Developer is required to:
i.  Install a new storm service connection complete with 1nspect10n chamber and tie-in to the existing box
culvert on No.4 Road.

b) At Developers cost, the City is to:
i.  Cut, cap and remove the existing storm service connection and inspection chamber STIC57881 at the
southeast corner of the subject site,

Sanitary Sewer Works:
a) The Developer is required to:
i.  Install approximately 125 m of sanitary sewer along Ferndale Road and No.4 Road to service the subject
site, complete with manholes, service connection and inspection chamber.

b) At Developers cost, the City is to:
i.  Perform all tie-ins of proposed works to existing City infrastructure.

Frontage Improvements:
Final required frontage improvements are subject to the Director of Transportation’s approval of an acceptable
functional plan;
a. Along Westminster Highway: -
i.  Pavement widening with a bike lane along the curb. A functional road plan is required to show the cross
section and lane alignment of Westminster Highway to introduce the right turn lane.
ii.  Turning movement channelization with concrete islands will be required at the intersection.
1ii. From the new north curb, introduction of a 0.15 m curb, 3 m wide landscaped and treed boulevard and 2
m wide sidewalk.
iv.  Works to facilitate moving an existing bus stop that is currently located west of the subject site may be
required and will be confirmed through the Servicing Agreement.

b. Along No. 4 Road:
i.  Pavement widening.
il. From the new curb, introduction of a 0.15 m wide curb and gutter, 1.5 m wide landscaped boulevard, and
2 m wide sidewalk.

Initial:



Prior to a Development Permit” being forwarded to the Development Permit Panel for consideration, the

iil.

v.

C.

-3

Confirmation of resolution of a conflict between the driveway access and a hydro pole. Relocation of the
hydro pole would be at the developer’s cost and must comply with Engineering Design Specifications and
be to the satisfaction of the Director of Transportation.

A functional plan, to the satisfaction of the Director of Transportation, is required to confirm the ultimate
required dedication and specifications related to driveway access design, including the off-site “pork
chop” design.

Signal Enhancement: No. 4 Rd//Westminster hwy.

Upgrade the existing signal to introduce audible pedestrian signals and illuminated street name signs. In
addition, modifications to relocate/replace traffic signal poles/bases, conduits, junction boxes, vehicle
detection devices, etc. may be required and will be determined through the Servicing Agreement.

d. The Developer is required to:

1.

il

Coordinate with BC Hydro, Telus and other private communication service providers:
*=  To underground Hydro service lines.
= To pre-duct for future Hydro, Tel, and cable services along the development’s Westminster
Highway frontage when relocating/modifying any of the existing power poles and/or guy wires
within the property frontages.
Locate all above ground utility cabinets and kiosks required to service the proposed development within
the development site (see list below for examples). A functional plan showing conceptual locations for
such infrastructure shall be included in the development design review process. Coordination is required
with the respective private utility companies and the project’s lighting and traffic signal consultants to
confirm the requirements and the locations for the above ground structures. If a private utility company
does not require an aboveground structure, that company shall confirm this via a letter to be submitted to
the city. The following are examples of right of ways that shall be shown in the functional plan and
registered prior to SA design approval:
*  BC Hydro LPT - 3.5mW X 3.5m (deep)

= Street light kiosk — 1.5mW X 1.5m (deep)

= Traffic signal kiosk — ImW X 1m (deep)

= Traffic signal UPS —2mW X 1.5m (deep)

&« Shaw cable kiosk — ImW X 1m (deep) — show possible location in functional plan

= Telus FDH cabinet - 1.1mW X 1m (deep) — show possible location in functional plan
iii.  Complete other frontage improvements as per Transportation’s requirements.

General Items:

a. Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or
Development Permit(s), and/or Building Permit(s) to the satisfaction of the Director of Engineering may be
required, including, but not limited to, site investigation, testing, monitoring, site preparation, de-watering,
drilling, underpinning, anchoring, shoring, piling, pre-loading, ground densification or other activities that

may result in settlement, displacement, subsidence, damage or nuisance to City and private utility

infrastructure.

developer is required to:

1.

Complete an acoustical and thermal report and recommendations prepared by an appropriate registered professional,
which demonstrates that the interior noise levels and noise mitigation standards comply with the City’s Official

Community Plan and Noise Bylaw requirements. The standard required for air conditioning systems and their

alternatives (e.g. ground source heat pumps, heat exchangers and acoustic ducting) is the ASHRAE 55-2004 “Thermal
Environmental Conditions for Human Occupancy” standard and subsequent updates as they may occur. Maximum
interior noise levels (decibels) within the dwelling units must achieve CMHC standards follows:

Portions of Dwelling Units Noise Levels (decibels)
Bedrooms 35 decibels
Living, dining, recreation rooms 40 decibels
Kitchen, bathrooms, hallways, and utility rooms 45 decibels

Initial:
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2. Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy

Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (EnerGuide 82 or better), in compliance with the City’s Official Community Plan.

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

L.

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

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

Obtain a Building Permit (BP) for any construction hoarding. If construction hoarding is required to temporarily
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
Department at 604-276-4285.

Note:

*

This requires a separate application.

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

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

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development. -

Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured .
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed original in the file ‘ Date
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4. Richmond Bylaw 9812

Richmond Zoning Bylaw 8500
Amendment Bylaw 9812 (RZ 16-741722)
9980 Westminster Highway

The Council of the City of Richmond, in open meeting assembled, enacts as follows:

1.

Richmond Zoning Bylaw 8500 is amended by inserting the following into Section 17 Site
Specific Residential (Town Houses) Zones, in numerical order:

“17.83 ZT83 Town Housing —- North McLennan (City Centre)
17.83.1 Purpose

The zone provides for town housing and other compatible uses.

17.83.2 Permitted Uses 17.83.3 Secondary Uses
¢ child care ¢ boarding and lodging
¢ housing, town ¢ home business
¢ community care facility, minor
e secondary suites

17.83.4 Permitted Density

1. The maximum floor area ratio (FAR) is 0.75, together with an additional 0.10 floor area
ratio provided that it is entirely used to accommodate amenity space.

17.83.5 Permitted Lot Coverage
1. The maximum lot coverage is 38% for buildings.

17.58.6 Yards & Setbacks

1. The minimum road setback is:
a) 5.7 m from No. 4 Road;
b) 5.1 m from Westminster Highway, and

c) 6.0 m on all other public roads.



Bylaw 9812 Page 2

2, The minimum side yard is 3.4 m.
3. The minimum rear yard is 5.2 m.
4, Porches, bay windows and cantilevered roofs forming part of the principal

building may project into the road setbacks for a distance not more than 1.1 m.

5. Porches, bay windows, electrical closets and cantilevered roofs forming part of the
principal building may project into the side yard for a distance not more than 0.4 m
and into the rear yard for a distance not more than 1.1 m

17.58.7 Permitted Heights

1. The maximum height for buildings is 12.0 m.
2. The maximum height for accessory buildings is 5.0 m.
3. The maximum height for accessory structures is 9.0 m.

17.58.8 Subdivision ProvisionslMinim‘um Lot Size

1. There are no minimum lot width or lot depth requirements.
2. The minimum lot area is 3,180.0 m%

17.58.9 Landscaping & Screening

1. Landscaping and screening shall be provided in accordance with the provisions of
Section 6.0.

17.58.10 On-Site Parking and Loading

1. On-site vehicle and bicycle parking and loading shall be provided according to the
standards set out in Section 7.0.

17.58.11 Other Regulations

1. In addition to the regulations listed above, the General Development Regulations in Section
4.0 and the Specific Use Regulations in Section 5.0 apply.

5686380



2. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “TOWN HOUSING (ZT83) - NORTH

MCLENNAN (CITY CENTRE)”.

P.ID. 004-248-023

East Half Lot 12 Except: Firstly: The Northerly 33 Feet Shown On Plan With Bylaw
Filed 16918; Secondly: Part Shown On Bylaw Plan 55607; Thirdly: Parcel “B”
(Bylaw Plan 64702). Block A Section 10 Block 4 North Range 6 West New

Westminster District Plan 1305

3. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 9812”.

FIRST READING

PUBLIC HEARING

SECOND READING

THIRD READING

OTHER CONDITIONS SATISFIED

ADOPTED

DEC 2 0 2017

CITY OF
RICHMOND

APPROVED
by

oA

APPROVED
by Director

or Soli7tor

MAYOR

CORPORATE OFFICER






