Agenda

5934398

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, August 29, 2018
3:30 p.m.

MINUTES

Motion to adopt the minutes of the Development Permit Panel meeting held on July 25,
2018.

DEVELOPMENT PERMIT 17-782793
(REDMS No. 5708142)

APPLICANT: Christopher Bozyk Architects Ltd.

PROPERTY LOCATION: 4331 and 4431 Vanguard Road

Director's Recommendations
That a Development Permit be issued which would:

1. permit the construction of a three storey 8,576 m? (92,310 ft?) industrial building
on a consolidated property including 4331 and 4431 Vanguard Road on a site
zoned “Industrial Retail (IR1)”; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum
height for buildings from 12.0 m to 14.2 m.

DEVELOPMENT PERMIT 17-787403
(REDMS No. 5910864 V. 2)

APPLICANT: Concord Pacific (Sun Tech)



Development Permit Panel — Wednesday, August 29, 2018

ITEM

PROPERTY LOCATION: 8555 Capstan Way and 3400 No. 3 Road (formerly 8511
Capstan Way and 3360 No. 3 Road)

Director’'s Recommendations
That a Development Permit be issued which would:

1.  permit the construction of a high-rise, high density, mixed use development
comprising of 530 dwellings (including 29 affordable housing units), 3,336 m?
(35,910 ft°) of retail and office, and a 1,194 m? (12,850 ft?) not-for-profit arts
facility at 8555 Capstan Way and 3400 No. 3 Road (formerly 8511 Capstan Way
and 3360 No. 3 Road) on lands zoned “Residential/Limited Commercial and Artist
Residential Tenancy Studio Units (ZMU25) - Capstan Village (City Centre)”’; and

2. vary the provisions of Richmond Zoning Bylaw 8500 to allow unenclosed
balconies on levels 3 to 12 of the building at the southwest corner of 8555 Capstan
Way to project into the required front yard by up to 3.0 m.

New Business

Date of Next Meeting: September 12, 2018

ADJOURNMENT
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Development Permit Panel
Wednesday, July 25, 2018

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: Cecilia Achiam, Chair

Robert Gonzalez, General Manager, Engineering and Public Works
John Irving, Director, Engineering

The meeting was called to order at 3:30 p.m.

5914850

Minutes

It was moved and seconded
That the minutes of the meeting of the Development Permit Panel held on July 11, 2018
be adopted.

CARRIED

GENERAL COMPLIANCE - REQUEST BY OMICRON ARCHITECTURAL
ENGINEERING CONSTRUCTION LTD. FOR A GENERAL COMPLIANCE

RULING AT 15111 WILLIAMS ROAD AND RICHMOND KEY 195105
(File Ref. No.: DP 11-566011) (REDMS No. 5862615 v. 2)

APPLICANT: Omicron Architectural Engineering Construction Ltd.
PROPERTY LOCATION: 15111 Williams Road and Richmond Key 195105

INTENT OF PERMIT:

Consider the attached plans to the staff report titled “Application by Omicron
Architectural Engineering Construction Ltd. for a General Compliance Ruling at
15111 Williams Road and Richmond Key 19510,” dated June 28, 2018, from the
Director, Development, involving changes to the development design, in General
Compliance with Development Permit DP 11-566011.

Richmond Minutes



Development Permit Panel
Wednesday, July 25, 2018
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Applicant’s Comments

Alisa Bailey, Omicron Canada Inc., accompanied by Angus Beattie, Omicron Canada
Inc., briefed the Panel on the proposed changes to the previously approved development
design of the Richmond Industrial Development at 15111 Williams Road and Key 195105
and highlighted the following

. a development permit was previously issued to the project which was endorsed by
the Panel on July 13, 2016 and subsequently approved by Council on January 23,
2017,

. at the schematic design phase of the project, the applicant decided to realign and
straighten Pierson Road to improve the efficiency of the use of the land base,
enhance the functionality of buildings adjacent to Pierson Road, and provide extra
parking space;

. the straightening of Pierson Road will increase the site’s total floorspace by 8,000
square feet, improve the usability of the building footprints, increase the size of
truck yards for two buildings and allow more flexibility for circulation and trailer
storage;

. the proposed realignment of Pierson Road will slightly encroach into the
Environmentally Sensitive Area (ESA)/Riparian Management Area (RMA)
compensation area and will necessitate its redesign; and

" the revised plan for the ESA/RMA compensation area includes additional planting
of trees and shrubs and adjustment of tree and plant species selection list to suit the
modified terrain;

. the modified ESA/RMA compensation area will result in an overall increase in
habitat balance.

Staff Comments

Wayne Craig, Director, Development, advised that (i) there is no issue in the redesign and
realignment of Pierson Road from a traffic operations perspective, (ii) the encroachment
into the ESA/RMA is offset by increased habitat compensation, and (iii) the applicant’s
response to the development design changes is appropriate.

Gallery Comments

None.

Correspondence

None.



Development Permit Panel
Wednesday, July 25, 2018
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Panel Discussion

In reply to queries from the Panel, Ms. Bailey acknowledged that (i) the slope of the
modified ESA/RMA compensation area will be steeper, (ii) proposed planting list was
updated and is suitable to the new ESA/RMA configuration, (iii) preliminary studies have
been conducted for the wetland and monitoring is currently being done to prove that the
wetland will work in the ESA/RMA compensation area, and (iv) the modified ESA/RMA
compensation area is not negatively impacted by the existing landfill on the subject site.

In reply to queries from the Panel, David Brownlee, Planner 2, noted that legal agreements
and a bond requirement will ensure that the ESA/RMA compensation area will be
constructed. Mr. Brownlee further noted that monitoring by a Qualified Environmental
Professional (QEP) of the works done in the ESA/RMA compensation area will be
required.

In reply to a query from the Panel, Ms. Bailey reviewed the works to be done to redesign
the ESA/RMA compensation area and confirmed that modification of the previously
proposed ESA/RMA compensation area will increase the habitat balance.

In reply to a query from the Panel, Mr. Craig advised that (i) an eastward extension of
Francis Road in not currently contemplated for the Francis Road Right-of-Way (ROW)
adjacent to the ESA/RMA compensation area, (ii) the Francis Road ROW will remain in
place and there is no landscaping previously and currently proposed by the applicant on
the ROW, and (iii) staff could work with the applicant to come up with a landscape plan
for the Francis Road ROW to provide a better interface with the proposed ESA/RMA
compensation area.

As a result of the discussion, direction was given to staff to work with the applicant to
provide landscaping treatment to the Francis Road ROW to improve its interface with the
proposed ESA/RMA compensation area.

Panel Decision

It was moved and seconded

That the attached plans to the staff report titled “Application by Omicron Architectural
Engineering Construction Ltd, for a General Compliance Ruling at 15111 Williams
Road and Richmond Key 19510,” dated June 28, 2018, from the Director, Development,
involving changes to the development design be considered in General Compliance with
Development Permit DP 11-566011.

CARRIED



Development Permit Panel
Wednesday, July 25, 2018

2. New Business

It was moved and seconded

That the Development Permit Panel meeting scheduled on Wednesday, August 15, 2018

be cancelled.

3. Date of Next Meeting: August 29, 2018

4. Adjournment

[t was moved and seconded
That the meeting be adjourned at 3:44 p.m.

Cecilia Achiam
Chair

5914850

CARRIED

CARRIED

Certified a true and correct copy of the
Minutes of the meeting of the
Development Permit Panel of the Council
of the City of Richmond held on
Wednesday, July 25, 2018.

Rustico Agawin
Committee Clerk
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To: Development Permit Panel Date: August7, 2018

From: Wayne Craig File: DP 17-782793
Director of Development

Re: Application by Christopher Bozyk Architects Ltd. for a Development Permit at
4331 and 4431 Vanguard Road

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a three storey 8,576 m” (92,310 ft) industrial building on a
consolidated property including 4331 and 4431 Vanguard Road on a site zoned “Industrial
Retail (IR1)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to increase the maximum height for
buildings from 12.0 m to 14.2 m.

7y

Wayne Craig
Director of Development

WC:db

Att: 3

5798142
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Staff Report
Origin
Christopher Bozyk Architects Ltd. has applied to the City of Richmond for permission to
develop a three storey 8,576 m? (92,310 ft*) industrial building on a consolidated property

including 4331 and 4431 Vanguard Road on a site zoned “Industrial Retail (IR1)”. The site is
currently vacant. ‘

A Zoning Text amendment to allow “vehicle sale/rental” limited to a maximum of 10% of the
gross floor area as an additional use at the subject site (ZT 16-740866) was granted third reading
at the March 20, 2017 Public Hearing.

Frontage improvements will be addressed via a separate Servicing Agreement and are expected
to include:

e Removal of existing water service connections and installation of new water connections
with a water meter.

e Installation of fire hydrants.

¢ Installation of an approximately 152 m (499 ft.) length of storm sewer with manholes and
catch basins along the east property line of the site.

o Installation of a new storm service connection with an inspection chamber along
Vanguard Road.

o Installation of approximately 96 m (315 ft.) of new sanitary sewer with manholes along
Vanguard Road (east property line) and the removal of the old existing sanitary sewer
lines from the subject property.

e Installation of a concrete sidewalk, treed/grassed boulevard, curb and gutter, plus road
widening along the eastern property boundary of Vanguard Road.

The proponent is required to enter into the Servicing Agreement prior to the Zoning Text
Amendment adoption.

Development Information

The development proposal is to construct a new three storey 8,576 m” (92,310 ft*) vehicle
storage and repair facility for Auto West BMW. The proposed facility will include a 930 m?
(10,015 ft*) new vehicle showroom on the third floor of the facility. The showroom represents
approximately 9 % of the building’s gross floor area (excluding unenclosed rooftop parking)
complying with the 10 % maximum permitted under the amended “Industrial Retail (IR1)”” zone.
An at-grade car wash is proposed to be located just south of the eastern vehicle entrance.

The facility’s architectural character will be “contemporary, industrial and utilitarian, while
maintaining a strong expressive composition” with a prominent presence to Highway 99. The
project will incorporate a living green wall to enhance the main entrance, rooftop solar panels,
partial green roof and a storm water retention system. Additional design features are identified
later in this report.
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Please refer to the attached Development Application Data Sheet (Attachment 1) for a
comparison of the proposed development data with the relevant Bylaw requirements.

Background

The subject site’s two existing lots will be consolidated to create a single 9,303 m* (100,145 ft?)
property (net of road dedications). Both properties are currently vacant with no existing
structures. Surrounding development is as follows:

To the North and East: Medium sized industrial lots (0.12 ha to 0.25 ha) (0.3 ac to

0.6 ac.) all zoned “Industrial Retail (IR1)” and used for various general industrial
purposes (auto repair, equipment rental shops, roofing and woodworking facilities, home
interior products, etc.).

To the South: An east-west leg of Vanguard Road and Highway 99.
To the West: Shell Road, the Shell Road rail corridor and Highway 99.

Rezoning and Public Hearing Results

During the Zoning Text amendment process, staff identified the following design issues to be
resolved at the Development Permit stage:

Proposed height variances to accommodate the entrance tilt panel feature and the
proposed building height. (Staff worked with the applicant to clarify and refine the
requested height variances. Minor modifications have been made as a result of the more
refined plan set and to accommodate screening for rooftop ventilation units over the
show room.)

Reorganizing surface parking to eliminate overlapping handicapped parking spaces. (The
current plan eliminates the overlaps between the two handicapped parking spaces.)
Details for the vertical wall planting installation and plant selections. (The landscape
plans now provide information regarding the plant species and installation
methodology.)

Review and refine the landscaping species selections and sizes as necessary. Addressing
landscaping security requirements. (Plant species and sizes have been refined and a cost
estimate provided as part of the DP application.)

Clarifying the location of a sediment separator and details of maintenance by the owner.
(The sediment/oil-water separator requirements associated with the car wash have been
acknowledged by the applicant and will be addressed through the building permit
application.)

Provision of bike parking spaces (indoor and outdoor) in compliance with the Zoning
Bylaw. (Both Class 1 and Class 2 bike spaces are provided in full compliance with the
Zoning Bylaw.)

Modification of both driveway entrances to ensure a maximum throat width of 7.5 m and
installation of a driveway letdown. Roll-over curbs may be accommodated outside the
driveway letdown area for large vehicles. (Both driveway entrances have been adjusted
to meet the 7.5 m wide maximum throat requirement.)
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The Public Hearing for the Zoning Text amendment of this site was held on March 20, 2017. At
the Public Hearing, no concerns were raised about the Zoning Text amendment.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan and is generally in compliance with the “Industrial
Retail (IR1)” except for the zoning variances noted below.

Zoning Compliance/Variances (staff comments in bold italics)

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to increase the
maximum height for buildings from 12.0 m to 14.2 m.

(Staff supports the proposed variance as it will enhance the form and character of the
development. The height increases will be specific to select portions of the building as
indicated in the submitted DP plans. Notably, the additional heights are to accommodate a
showroom roof (approx. 12.65 m) to improve internal height clearance between the floors, a
more prominent tilt up entrance wall, placement of rooftop ventilation equipment and screens
on the showroom rooftop (approx. 14.17 m), and to allow for the showroom’s glazed curtain
walls (approx.12.94 m). The variances for additional heights were identified through the
Zoning Text amendment review but no concerns or comments were raised at the Public
Hearing on March 20, 2017.

Advisory Design Panel Comments

At their meeting of May 24, 2018, the Advisory Design Panel provided their support for the
application subject to consideration of the Panel’s comments. The applicant has incorporated a
number of design changes in response to the Panel’s comments including:

¢ The removal of fencing along portions of Vanguard Road;

e Improved landscaping between the car wash building and Vanguard Road;

e Improved landscaping along the eastern end of the main building facing Vanguard Road;

e The addition of a green roof over portions of the showroom to help address the heat
island effect,

o Extension of the patterned pavers in front of the main building into the first row of
parking spaces and;

e The replacement of landscaping along the shaded northern property boundary with
pavers.

A copy of the relevant excerpt from the Advisory Design Panel Minutes from May 24, 2018 is
attached for reference (Attachment 2). The design response from the applicant has been included
immediately following the specific Design Panel comments and is identified in ‘bold italics’.
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Analysis

Conditions of Adjacency

The facility has been designed to have a strong visible presence on Highway 99 and uses
extensive glazing along the third floor vehicle show room, multicolored paving stone plaza in
front of the main doors of the building, and a living wall around the building’s entrance to
animate the relationship with Highway 99.

While slightly taller than most of the one and two storey buildings in the immediate area, this
new building will be a bookend to a new auto repair facility located at the north end of
Vanguard Road (No. 1 Collision at 11100 Cambie Rd. DP 13-643519) continuing the
revitalization of the area.

Frontage improvements (i.e. boulevard, sidewalk and trees) with the adjacent on-site
landscaping will result in a more attractive streetscape along this site.

Urban Design and Site Planning

Scrap material collection, garbage and an oil room will be built into the proposed building.
The site plan shows that garbage pickup can be fully accommodated on site with vehicle
access through either driveway entrance.

At the Fire Department’s request an additional private on-site hydrant has been added to the
site plans.

The Fire Department has also indicated that a secondary address sign will be needed near the
front private driveway entrance that can be seen from the street approach. The address sign
will also be reviewed via the Building Permit review.

Architectural Form and Character

The three storey contemporary industrial building is proposed to have an exterior consisting
of “off-the form™ concrete silver metallic cladding, curtain wall glazing, concrete block
masonry and steel framing. A “living wall” is used to emphasize and enhance the main
entrance.

The contrasting material at the third floor massing helps break down the scale of the building
and provides visual interest.

Screening will be provided for rooftop mechanical equipment.

Rooftop parapet walls are designed to visually screen vehicle storage.

Tree Removal and Replacement

Two bylaw-sized trees and one non-bylaw sized tree on the subject property (per Arborist
Report by NuGreen — Jan. 25, 2017) will be removed as they are located overtop of a sanitary
sewer line and would be too close to the proposed structure. Replacement trees were
specified by the City’s Tree Preservation Coordinator at 2:1 under the Zoning Text
Amendment review.

The current plans incorporate thirty five on-site trees within the at-grade parking area and
along the southern and western perimeter of the site fully addressing the tree replacement
requirements as per the Official Community Plan.

Additional trees will be provided along the street frontages via the Servicing Agreement.
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Landscape Design and Open Space Design

Shrubs, ground covers and trees will line most of the perimeter of the subject site. Shrubs
lining the road frontages have been selected to provide seasonal variation in colors while
keeping visual lines open from the street.

A defined pedestrian pathway will lead from the street frontage to the main building
entrance.

At-grade parking spaces will be broken up by landscaped islands with shrubs and trees.
On-site lighting within the at-grade parking area or on the building itself will be downward
directed to avoid casting glare to the adjacent roadways / Highway 99.

Surface storm water will be captured and directed to an underground retention tank for later
use as irrigation water for the site’s landscaped surfaces.

Rooftop solar panels are included in the design to supplement the facility’s electrical needs
and reduce the power draw from the power grid. The solar panel arrays are shown on the
architectural plans forming part of the Development Permit application.

An array of coloured paving stones will provide an attractive plaza area in front of the
building’s lobby. The pavers were extended into the first row of parking spaces in response
to the Advisory Design Panel comments.

The landscape plans include a line of Boston Ivy plants that are intended to grow up the
eastern wall of the main building facing the Vanguard Road frontage.

The Development Permit Considerations include a requirement for the submission of an
acceptable security for landscaping in the amount of $268,172.26 inclusive of a 10%
contingency cost based on the landscape cost estimate provided by PMG Landscape
Architects (letter dated July 19, 2018).

Green Roof Response

At the time that the Zoning Text Amendment (ZT 16-740866) was considered by Council at
Public Hearing, the application was subject to the City’s Green Roof Bylaw No. 8385 as the
proposed gross floor area exceeds 2,000 m®. The proponent’s response to the Green Roof Bylaw
has been incorporated into their Development Permit application and includes the following:

e Provision of an underground storage reservoir that will be used to collect surface storm
water from the building’s rooftop. This stored roof water will be distributed to the
landscaped portions of the site during the growing season via an irrigation system. The
consultant’s calculations indicate that the proposed system will achieve the minimum 20%
volume reduction generated by a conventional rooftop of equal area as required by the
Green Roof Bylaw.

e Provision of a vertical “living green wall” of landscaping to frame the building’s main
entrance along the southern elevation of the building (refer to Plan # 11). The green wall
is proposed to cover approximately 90.6 m” (975 ft*) and will consist of a variety of plants
suited to vertical growing surfaces. Submission of a landscape security of $148,500.00,
inclusive of a 10% contingency cost, has been included in the Development Permit
Considerations. The security is based upon an installation/construction estimate provided
by Christopher Bozyk Architects Ltd. (email dated August 6, 2018). A product
information package for the green wall has been submitted to the application file.

e Provision of a 586 m” (6,309 ft*) green roof over the showroom roof. This was in direct
response to the Advisory Design Panel comments to help reduce any heat island effects.
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Collectively, these proposed initiatives will more than satisfy the 100 points required to satisfy
the City’s Green Roof Bylaw for this development.

Parking and Access _

e Access to the site is provided by two driveways off Vanguard Road (one to the east and one
to the south) and by a defined pedestrian pathway between the eastern Vanguard Road
frontage and the main building’s lobby.

e Provision is made for 108 vehicle parking spaces for staff and visitors (72 spaces at grade, 36
spaces within the building) in full compliance with the Zoning Bylaw requirements. Half of
these spaces are small spaces. Two handicapped spaces are located in close proximity to the
main building entrance.

¢ Two medium loading spaces are provided which can also be shared to provide one large
loading space. This combination fully addresses the Zoning Bylaw loading requirements.

e Twenty-three (23) Class 1 secured bicycle spaces will be provided within the building
beneath the vehicle ramp. Another twenty-three (23) Class 2 bicycle spaces will be provided
via several outside bicycle racks near the building entrance lobby.

e Vehicle inventory storage will be accommodated on all three levels of the facility.

Ramp Vehicle and Maneuvering and Site Distance Review

o At the request of the City’s Transportation staff a ramp vehicle maneuvering and sight
distance review was undertaken to assess concerns regarding the 180 degree turn for vehicles
travelling to/from Vanguard road and the ramp leading to the upper floors of the proposed
building. The report submitted by Bunt & Associates (Jan. 18, 2018) concluded that two
large passenger vehicles can complete their turns on and off the proposed ramp without
conflict. Site and intersection distances were also determined to be acceptable but the report
authors recommended that a stop sign be placed at the bottom of the ramp and that all
landscaping in the northeast corner of the site (adjacent to the ramp) be kept below 1.0 m in
height to maintain clear sightlines. The applicant has acknowledged these requirements and
will be addressing the recommendations through the Building Permit and construction plans.

Crime Prevention Through Environmental Design

e A 2.4 m high perimeter chainlink fencing is proposed along the western, northern and a
portion of the southern perimeter of the site.

e The chainlink fencing is proposed to be galvanized with fence posts set in concrete.

e [t is anticipated that the owner will incorporate onsite security monitoring of the site.

Public Art

o During the design review the owners decided they would not be able to incorporate a public
art program on the site and would instead provide the voluntary contribution. The
Development Permit Considerations include a voluntary contribution to public art in the
amount of $22,154.40 based on $0.24 per buildable square foot. This contribution is
consistent with recommended Public Art Contributions for 2018.
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Site Contamination

As noted under the Zoning Text review (ZT 16-740866) the subject site had previously been
used for automotive repair and machine shop operations and as such the site is subject to the
contaminated site provisions of Environmental Management Act.

The owner’s consultants have undertaken several contamination assessments of the site and
worked with the Provincial Ministry of Environment (MOE) to ensure that all concerns have
been addressed. As a result, the MOE issued a Final Determination letter (dated June 5, 2018)
concluding that the site “is not contaminated because the numerical standards and criteria of the
Contaminated Sites Regulation have been met at the site”. The Final Determination letter is a
sufficient basis for the City to proceed with the relevant development approvals for this project.

Conclusions

As the proposed development would meet applicable policies and Development Permit
Guidelines, staff recommend that the Development Permit be endorsed, and issuance by Council
1s recommended.

B

avid Brownlee
Planner 2

DCB:rg

Attachment 1: Developméﬁt Application Data Sheet
Attachment 2: Advisory Design Panel Minutes
Attachment 3: Development Permit Considerations
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DP 17-782793 Attachment 1

Development Application Data Sheet
Development Applications Department

Address: 4331 and 4431 Vanguard Road

Applicant: Christopher Bozyk Architects Owner: Estlin Holdings Ltd.
Planning Area(s): East Cambie

Floor Area Gross: 11,347 m? Floor Area Net: 8,575.88 m’

| Existing

I Proposed
9,303.77 m” (100,145 ft°) after

. . 2 2
Site Area: 9,335.58 m“ (104,487 ft°) road dedications
Vacant — no existing structures Industrial general, commercial
vehicle parking and storage,
Land Uses: vehicle repair, vehicle body

repair or paint shop, up to 10%
GFA for vehicle sale/rental.

OCP Designation:

Mixed Employment (MEMP)

Same

Industrial Retail (IR1)

Same but with up to 10% GFA
for vehicle sale/rental added as

Zoning: an additional use at the subject
site consistent with ZT 16-
740866.
Other Designations: FCL: 2.9m GSC — Area A Same
| Bylaw Requirement | Proposed | Variance

Floor Area Ratio: 1.00 0.92 (basz?eg? net floor none permitted
Lot Coverage: Max. 60% 47.2% None
Setback — Front Yard: (south) Min. 3.0 m 59m None
Setback — Side Yard: (west) Min. O m 34m None
Setback — Exterior Side Yard: Min. 3.0 m 38m None
(east)
] : None
Setback — Rear Yard: (north) Min. 0 m 1.5m
. ) 14.2 m (specific locations .
Height (m): Max. 12 m noted in the report) Variance
- W . 9,303.77 m” (100,145 ft°)

Lot Size: No minimum lot size after road dedications None
Off-street Parking Spaces — 108 spaces 108 (54 are small spaces) None
Off—stre‘et I?arkmg Spaces — 5 2 (included in above 108) None
Accessible:

. ) Class 1: 23 Class 1: 23 None
Bicycle Spaces: Class 2: 23 Class 2: 23

5798142
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Attachment 2

Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, May 23, 2018 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

DP 17-782793 - 8,576 SQ.M. THREE-STOREY INDUSTRIAL BUILDING
VEHICLE STORAGE AND REPAIR

ARCHITECT: Christopher Bozyk Architects Ltd.
PROPERTY LOCATION: 4331 and 4431 Vanguard Road

Applicant’s Presentation

Emst Loots, Christopher Bozyk Architects Ltd.,, Mary Chan Yip, PMG Landscape
Architects, Pete Sargent, Auto West Group, and Michael Vernon, Wales McLelland
Construction, presented the project and answered queries from the Panel.

Panel Discussion
Comments from Panel members were as follows.
1. support the applicant’s contribution to the City’s public art fund;

Comment acknowledged — no response required.

2. consider articulating the blank wall of the car wash building along Vanguard
Road to provide visual interest and a better public interface considering its
proximity to the site entry;

Compared to the formal complexity of the main building, and due fo the high
Sunctionality of the car wash layout, it is felt that the current simplicity of the
east facade is the appropriate expression and that visual interest and
articulation should rather be achieved indirectly by means of landscaping in
Sront of the facade. See submitted revised landscape drawings, showing the
introduction of new planting to address this matter.
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consider differentiating the landscaping at the corner of the site entry adjacent
to the carwash building, e.g. through varying the height and species of planting
at the corner, to emphasize the entry to the site and the pedestrian path to the
main building and improve its public interface;

See submitted revised landscape drawings, showing planting reconfiguration
to address this matter.

support the proposed green wall as it enhances the building’s main entrance and
provides visual interest along Vanguard Road;

Comment acknowledged — no response required.

building articulation and programmatic arrangement are successful considering
the challenging geometry of the site; appreciate the clarity and hierarchy of
spaces; also appreciate the applicant for using a robust materials palette and a
light colour palette for the building;

Comment acknowledged — no response required.

consider removing a portion of the fence around the corner of the site to open
up a portion of the frontage; also consider a lighter colour for the fence;

Fencing along the east and part-south property lines have been removed, in
order to provide a more open public frontage. The black finish of the
remaining fencing has also been changed to galvanized, in order to create a
lighter appearance. See submitted revised architectural drawings.

The owner is however requesting the City to grant a future option for
decorative metal fencing, 40”-48” high, along the boulevards, once the Shell
Road rail reserve has been developed and made safe for public.

support the proposed height variances for portions of the building; variation in
heights helps with wayfinding in a large site and breaks up the monolithic feel
of the building; floating quality of the showroom is successful;

Comments acknowledged — no response required.

consider reducing the circumference of the columns in the building; also
consider incorporating steel structure into the columns to lighten up and
improve the quality of finish to the columns;

The concrete columns are integral to the design and seismic performance of
the essentially concrete structural system and cannot be converted to steel,
nor be reduced in size.

As good finishing is nevertheless a priority, architectural concrete finishing
will be required and specified.
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11.

12.

13.

14.
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appreciate the graceful form of the showroom; however, consider introducing
some shading; e.g., incorporating a horizontal blade running across the top that
will not diminish the exposure of the cars within the showroom;

With maximum visibility a premium and while a horizontal eyebrow/shading
device at roof level will not be effective due to the predominantly west
orientation of the showroom and low angle of the west sun, the best available
option fo mitigate solar heat gain is the use of high performance Low E
double glazing. The addition of a ceramic frit pattern to the upper % of the
glazing as a further shading measure will be considered.

square punched windows in the workshop spaces underneath the showroom
appear static; consider introducing a sense of openness to the workshop spaces,
e.g. similar to the entry slot at the second level lobby; series of vertical slots
could create a rhythm with the column structures;

Aesthetically also, a horizontal shading device will conflict with the sought
clean “extruded” feel of the showroom.

concerned that greening of the east wall may take some time to complete;
consider introducing low level shrub planting to help soften up the east wall in
addition to the green wall;

Additional planting has been added at the bottom of the vertical landscaping,
to soften up the wall. See submitted revised landscape drawings.

proposed size of the window slot at the second floor lobby may be inadequate
considering the size of the lobby space on the second floor; consider opening up
the window more;

The design intent is a narrow vertical window, that does not reduce the sought
impact of the living wall, the latter thus having priority within the facade
treatment. The focus of the lobby is toward the vehicle display, not the
exterior.

The window shape and size are thus considered appropriate.

proposed material palette works; interesting mix of fairly robust materials;

Comment acknowledged — no response required.

consider introducing screening or diffusion to the Vanguard Road elevation of
the car wash building to soften up the elevation’s barren appearance; could add
texturing to the east fagade of the car wash building to mitigate its blank wall
appearance considering its proximity to the site entry;

See comments under 2 above.
With regard to “texturing”, note that the corrugation of the proposed metal
cladding is a texture
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16.

17.

18.

19.

20.

-4-

consider installing an extensive green roof for the showroom considering the
scale of the site and the relatively small roof percentage of the showroom;
would contribute to the stormwater management plan, reduce the heat island
effect, and add a positive feature to the building;

A green roof has been added above the showroom, to reduce the heat island
effect and to serve as a feature. See submitted revised architectural and
landscape drawings, the latter containing preliminary product information
and details.

support the provision for vertical access/circulation within the building for
customers and staff;

Comment acknowledged — no response required.

appreciate the location and sizes of washrooms for male and female staff and
customers;

Comment acknowledged — no response required.

support the use of photovoltaic (PV) solar panels in the main building; however,
recommend to City staff to establish a benchmark for total annual electricity
use;

Comment acknowledged — no response required.

Note, it was clarified at the meeting that the solar panel power is only
supplementary to the grid power, power self-sufficiency is not contemplated at
this time, due to cost reasons.

appreciate the proposed water use reduction for the car wash facility;

Comment acknowledged — no response required.

consider relocating the rooftop mechanical units from the top of the showroom
to the lower roof adjacent to the solid wall of the showroom to hide the rooftop
units;

Mechanically, the current locations of the roof top equipment are preferred,
as the most efficient and cost-effective duct configuration is achieved. Ducts
on the side of the space would require additional insulation and maintenance,
and equipment placement would cause undesirable loss of parking spaces.
Successful integration of the equipment with the east facade would also be
unlikely.

Visually, the current screening is regarded as unobtrusive and effective, the
metal cladding finish integrating well with the surrounding building and
finishes. For this application, the current equipment placement is therefore
regarded as the most appropriate.
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appreciate the openness of the second level parking to allow for greater
ventilation and daylight access; however, the middle portion will be dark and
will be relying on electricity; consider installing skylights on the roof to address
this concern;

Skylights to the 2nd floor are not possible, nor required. Firstly, the 3rd floor
deck must be kept absolutely free to provide maximum flexibility for vehicle
storage. Secondly, the 2nd floor is solely used for vehicle storage, where
natural light is not a priority.

appreciate the architectural design, choice of building materials, proposed
building height variances, and functionality of the building; however, heat
island effect is not adequately addressed considering the significant amount of
hard surface area in the site and large portions of the building that will absorb
heat;

See 15 above regarding the addition of a green roof over the showroom, thus
addressing the heat island effect for that part of the building. Additional
measures to mitigate the heat island effect are light-coloured and reflective
Sfinishes (paint, metal panel/cladding, concrete paving). Trees, as required by
the City, provide shade to the asphalt surface parking areas.

The plaza at the main entrance is intended for vehicle display, where
temporary shading may be an option, but no trees.

consider introducing measures to mitigate the heat island effect such as
installing a green roof on the showroom structure, eliminating some surface
parking stalls and incorporating soft landscaping areas, and other measures to
address the heat the island effect;

See 15 and 22 above regarding the addition of a green roof over the
showroom.

Surface parking stalls cannot be reduced — a reduction would result in the
Bylaw parking requirement not being met.

Landscaping has provided maximum soft landscaping, appropriate for this
type of project, to address the heat island effect.

rationale for the proposed location and orientation of the showroom is not clear
from an economic and sustainability perspective; consider design development
of the showroom to address sustainability issue;

As stated in the Design Rationale, the showroom has to be elevated and so
orientated as to achieve maximum exposure to Highway 99, while
functionally connecting to the ground floor main entrance and 3rd floor
vehicle storage. With visibility the priority, ideal sustainability in terms of
orientation cannot be provided.

See 9 above regarding heat gain mitigation.
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model shows colliding forms not apparent in the drawings provided by the
applicant;

Comment acknowledged — no response required.

Note that the provided perspective views illustrated the various forms well.
The shadows on the resubmitted elevations have been darkened to improve
the reading of the forms.

consider incorporating lighting and introducing a different material treatment
for the soffit underneath the car showroom,;

A uniform concrete finish and elevation for the soffit under the 3rd floor is
aimed for, and preferred to a material differentiation of the showroom soffit.
Lighting will however be employed for accent and subtle showroom
differentiation.

consider an articulated box frame edge for the main entrance to the building
similar to the expression of the showroom; also install a covering/canopy not
shown in the model but provided in the drawings;

The design intent is that the combined living wall and high metal-clad feature
wall constitute an appropriate big-scale frame motive. An additional smaller
box-frame is regarded as superfluous and not suitable for the scale sought.
The canopy has been added to the model — see photo below:

consider extending the large paved area surrounding the lobby up to the first
row of parking adjacent to the paved area to create a bigger perception of space
around the lobby;

The plaza paving has been extended to include the first parking row as
proposed. See submitted revised architectural and landscape drawings.
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good proposal for a car repair and storage building which is in keeping with the
prominent automobile brand carried by the proposed facility; the project is
heading in the right direction considering that the industrial area is undergoing
redevelopment;

Comments acknowledged — no response required.

the site is located in a prominent corner; the applicant is commended for
providing a good interface with Highway 99;

Comments acknowledged — no response required.

appreciate the project’s on-site underground water retention tank intended for
reuse for irrigation and the car wash facility;

Comments acknowledged — no response required.

proposed signage could go forward at this stage of the project subject to the
City’s procedures and guidelines;

Comments acknowledged — no response required.

support the proposed height variance in portions of the main building; however,
the applicant is encouraged to provide a public benefit in return, e.g. by
installing a green roof on the showroom to enhance the project’s interface with
Highway 99 considering that BMW is a high-profile brand,

See 15 above regarding the addition of a green roof over the showroom.

although the applicant may not meet the City’s Green Roof Bylaw in terms of
area requirements, installing a green roof on the showroom will provide a good
interface with the highway; also consider locating the solar panels on the
showroom rooftop and relocating the rooftop mechanical units to the adjacent
lower level roof to hide them from highway view;

See 15 above regarding the addition of a green roof over the showroom.

The current location of the solar panels on the ramp roof is preferred, for
reasons of practicality and flexibility. Roof penetrations above the showroom
are also wanted to be kept to a minimum. Solar panels would disfigure the
green roof and their visibility would compromise the architectural simplicity
of the showroom.

See 20 above regarding unsuitability of relocating roof top equipment to a
lower level.
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consider removing the fence along Vanguard Road, from the northeast corner of
the site around to the western edge of the driveway facing south to improve the
pedestrian realm;

See 6 above regarding the removal of fencing along Vanguard Road.

consider providing an outdoor amenity space with benches and other furniture
where staff could spend time during work breaks;

An outdoor amenity area has been added. See submitted revised landscape
drawings.

survivability of planting along the pathway on the north side of the main
building is not certain; consider installing permeable pavers on the pathway in
lieu of planting;

Planting has been replaced with pavers. See submitted revised landscape
drawings.

appreciate the planting of trees and provision of structural soil on the parking
lot; also appreciate the proposed storm water retention tank; however, look at
the potential challenges in using storm water for irrigation, e.g. health concerns;

Comments acknowledged — no response required.
Health concerns regarding the irrigation water will be duly addressed.

agree with the comment to remove the fence along the Vanguard Road side;
applicant could install the fence in the west and north sides for security reasons; -

See 6 above regarding the removal of fencing along Vanguard Road.
Note, west and north fencing is maintained for security.

survivability of planting along the north side of the main building is not certain;
applicant could plant dogwood cornus trees;

See 37 above regarding planting deletion.

growing climbing plants, e.g. parthenocissus, at the main building entrance on
the east wall of the building may not be a significant feature as it could take
time for the plants to grow and may not even be successful; consider
eliminating the proposed climbing plant on the east wall and replace with
regular planting along the edge of the main entrance;

Climbing plants cannot be deleted, as these are required in terms of the
provision of Vertical Landscaping under the Green Roof Bylaw.
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appreciate that the green wall is angled; however, the angle could have been
continued all the way through; consider perforated metal in lieu of solid metal
for the main building entrance fagade to allow for visual permeability, e.g.
seeing cars going up the ramp;

The solid entrance feature wall is required structurally, and the applied white
metal paneling is a BMW corporate image requirement. There is also no
ramp at that location. Ramps are also mainly used for storage purposes, so
that public viewing is not applicable.

note that the elevation of the car wash building is higher than the adjacent
sidewalk along Vanguard Road; consider installing big, bold, long and linear
form of planting along the entire east edge of the site in keeping with the
proposed long and linear building form; would create a bigger impact along the
Vanguard Road elevation than the proposed green wall;

Planting has been adjusted along Vanguard Road to improve the appearance.
See submitted revised landscape drawings.

As it is felt that the strong building form is best complemented by the current
informal landscaping, a more formal and linear expression appearing forced
and too architectural.

consider installing green roofs for the showroom and car wash building; cost
would be minimal compared to the significant potential visual, social, and
environmental benefits accruing to the high-profile automobile brand that the
proposed storage and repair facility is carrying;

See 15 above regarding the addition of a green roof over the showroom.
Due to the utilitarian nature and scale of the car wash, a green roof over the
car wash is not pursued.

support the proposed height variances on portions of the building considering
the site context; and

Comment acknowledged — no response required.

the building presents a nice view from the highway; the applicant is
commended for appropriately addressing a prominent corner.

Comment acknowledged — no response required.
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Panel Decision

It was moved and seconded

That DP 17-782793 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the comments of the Advisory Design

Panel.
CARRIED



Attachment 3

g Clty Of Development Permit Considerations

Richmond Development Applications Department
6911 No. 3 Road, Richmond, BC V&Y 2C1

Address: 4331 and 4431 Vanguard Road File No.: DP_17-782793

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

1. Adoption of Zoning Text Amendment Bylaw 9670.

2. Receipt of a Letter-of-Credit for landscaping in the amount of $268,172.26 inclusive of a 10%
contingency cost (as per the landscape cost estimate provided by PMG Landscape Architects
July 19, 2018 and the green wall estimate provided by Christopher Bozyk Architects Aug. 3, 2018).

3. Receipt of a Letter-of-Credit for the green wall landscaping in the amount of $148,500.00 inclusive of
a 10% contingency cost (as per the green wall cost estimate provided by Christopher Bozyk
Architects Aug. 3,2018).

4. City acceptance of the developer’s offer to voluntarily contribute $0.24 per buildable square foot (e.g.
$22,154.40) to the City’s public art fund.

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

1. 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 Department at 604-276-4285.

2. 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.

Note:

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and
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.

5798142
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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 contains 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 Date
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hra City of
NG Richmond Development Permit

No. DP 17-782793

To the Holder: Christopher Bozyk Architects Ltd.
Property Address: 4331 and 4431 Vanguard Road
Address: Suite 414 — 611 Alexander Street

Vancouver, BC, Canada, V6A 1E1

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 increase the maximum height for
buildings from 12.0 m to 14.2 m.

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 #12 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
$416,672.26 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. v

7. 1If 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.

5798142



Development Permit
No. DP 17-782793

To the Holder: Christopher Bozyk Architects Ltd.
Property Address: 4331 and 4431 Vanguard Road
Address: Suite 414 — 611 Alexander Street

Vancouver, BC, Canada, V6A 1E1

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



City of
Richmond

1B1

SHELL RD

TS

RS
SRR
SRR

9.9:9.9.9.

0020202

VANGUARD RD

3 1 ¥ RSIE l I v ko 1 l
st RS RAMI I i i RTLI RSB N RS 17}
, RTL3 RS -lksl\/.\l | l — RD: RTLI
m—— CAMBIE-RD L
| RSIE s
a RDI e cc
_IJ KD
il [ l—
Ll [vd RS1E:
I
(73] (74 THORPE RD
<
O
> . RO \
DANFORTH GATE WOODHEAD RD
é |
RS
181 - a
~ [
Z
) >~ AZTEC ST
IE Z 3
. N R ) é —
\ ) W " RSiE RDI S| B
e . Rsim
: AN MONTEGO ST.
- . . . s ol o] RS RS1/B R ”'!’l
i §3

77777

3871 47291 427

528 e Ay 1828 382

T EE] T e T K ¥
A 5 i

AN

DP 17-782793
SCHEDULE “A”

Original Date: 09/05/17

Revision Date:

Note: Dimensions are in METRES




LBk A PN

n a 1TV 335 3OVII '? ONMVLI0 IONIH 1S3 HLNOS WOYUd MIIA
SNOLVATNS AVBHSYM M ONIDMYHO ITIHIA 013 A3
3000 ko =]
05 336 - SNIFHOS ® INIWINOI SO0 HOOH IR VI e
U 12185 T CRIEL65400 v -MOHS ¥ TIVAA JONVRAINS HOH W L1 ¥l ONV STIVM CARHLNGS S50k D' EL SHEAYY LN SNOD <D
212616500 “INOHd ZOONVA 08 INOOUMOHS HO4 W #621 'H00H WOOMMOHS HO4 W NIYNOHONSNL QL SOMA 34051
‘ATYHNS AVMHOIH YIS ST001 - 90Z LINN S9C1 01 3SYIYONI 38 OLW Z 4O LHOEH 90718 XyW HINHOISHYNE CEINNON Ovd 1iNel 'SALON OSTY 336 -
SHOAIANNS ANV 08 “NOLL FONVIGVA di SNAVd INOD OD
N ‘A1 ONIAIANNS ANV NOHIWVD 104 ¥IMOd 180G dd GHND 1SN =0
ﬂ. SSIO0Hd NI QUVONVIS diYT W o u”_oo AN D
- ; . e
o1z [ — TNOITVNIOANT ASASNS NOLLVH1SI934 MYS ‘NOLLYOIJ30 QVOMIZZ 3 1ZS10T SO Srv i B ool e
. . 40 LNYNIAOO/NOISINGBNS/NOLLYONOSNOD ik Cerrt Lo
- : : {08 GNOWHOR “TVOH OHVNONVA IEEY 8 1EvF | Q3LIVAY NOLLVAMNOSNOD - SS3HS0Hd NI (ssvid
Od ‘NmvEd 9102 ‘22 NNM 31vQ Luv1S PapUISY  JTYOS :(9980¥2-91 17# 1ddv) INIWONIWY 1X3 1 ONINOZ3Y - AYE ONIQIOH 31EWHOOT - SNDiMvYd X8 L-18
-SS3U0AV OIND NOLLVIN3WN D0QS WAOHddY ONION3d ANYVHOAH 2UYAN MIN = INH TENV HOLYISNINNY - &
- AR S S 120 noussmcoavssanvs Py
LORILSIO HILSNINLSIM MIN 1STM (8102 Z) HdV 0 417 NOLLVNINVINGD e ol i N
93DNVY 'HIYON § I8 '9ENOLLD3S 4O H10H -NON 40 NOLLYNIBAZ130 AHVNINNIHd 30W - b 5

'E69EZ NV'1d ‘22 L0 ANV L0S2Z 1d 12 101

{102 v1 HYW J0 Y1) G3NIVLIBO 3SVIT13Y 0 3 734

S3LYO M FONZA UNTINIVHI H 14 B

AZTE 30VHO 15DE nw.

. NY1d 14 Z_<_>_w\._.m<._.._mm NOTETEWeT T O Ny Saees TSNS

i £64¢8.-L} dC# NOILYOIddY LINY3d "A30 3,

ALITIOV4 JOVHOLS FT0IHIA 03S0d0¥d
Qd QHVNONVA LEEY B LEVY w—s

S..E_.__ﬁ:o.uuﬂ_ﬁmg_m&ns_ Buminsay Aue 1o Siaisuodsa) 0502 = ub 1 = _ i eI
BEINOD 84} ! ojanjey v i PR - T e
" HEULA) PYRTEP 1O ‘Sxuid [0 USRI HOOTd NIVIA/ 31IS [ A P S . o - )
— fl.v senba jes E_E.Suu_gvaguﬁﬁ__mﬁ siqisuodsal aq pus ALa e b T L1 ) ..iis....s.\

T

(%

ARy e o s E) e i

. e
T : (WS 1916l
100 4ENNOT

= = A p— v« 2 ] - -
"M ...n:SB ) - . | = u*l % =
b u!.L 443 50 UoISSILLIad UanL ssaIdXa 3Y) NOUUM e1w0) U 10 uud \.ﬂ.. . .m % * T .”.l_a. ¥ i, 31
U1 J3UY PRoNposds SO PPEOJUMOD "PATWSULS SISO 0} PIRRMID) ~ L - ~ - * - -
“pasn aq jou ARwi jey) GOjAIRS JO JUSWMASLI UE S12 pUB “PYJ SIIRNIRIY - 7, ' 3NR ALN30ud SALNTYMICIS M L3 &
¥Atog ydmsiy2) jo Kuadosd aLp 958 euLia) auanaefe o jutd u) = = ~ : - = > ¢ = =

Jeuiie suonINpasdas pue shuimelp ‘subissp “seapl |Iy “pearsai siBU Iy
“30ILON LHOMALOD

E NOLJMOS3A 3O AR

LiNH3d ININJOT3AI0 HOL A3NSST L1 84 DNY
VY OBVOEY EZV-LZY 11V 3NSSIT dA 8121 dvi
0SV0PVY VIV 3NSSITI 90 81, S0 Hdl¥
0¥V VLY 3NSSIAY dQ 81,8l ¥dY
dQv 404 A3NSS) 8. L0 AVA
ESIATI 44 Y 102 1M “ANSSHR ISNCASTA-dAY 84, 02 INM-22 NP
(LN SY SANICEN (M OTAVHS TOUYT)
bl

WZ = 000'5/(038'L - OE'L
ANIA3N Z+ 304V 1

¥ (HALDNIYOEaNYT) 1

Sl = e e
- SOWES I

T

]
|

e

I

h

' = ‘ (GRvE daudd

th_, s

HSVM dVO 3

82

oL X0

i orxoL

-

ASTOXTION ¥ TIAID WOM BLEDI3Y ALY
‘ONY SAION MY JOC MIZVD OSTY 335 -

NOILVYGHOSNI WO MO HYd ONTVED 335 -
NV NGLLNGLZM ONTOUSIaNN

‘030IAOHd

‘qIMIN0AY
ONIIVO1

TSSYIOEZ/ L BEVIDET ‘asaiAcHd
E2=9/0'L/ LD B 009'L6 SEMIVYH /T BSYI0
EZ=9/0'L 1 IZ0D 099'L6 ‘TBYNO01/ L SSVID
{48z8L'LE

=IWAQL H48TLE | b=H00TS OUE + 4587 'p=41d ANZ

+4SPE6'61=H0Cd NIV ‘ZOYNOLS TI0HIA /M)

TESYIOB/ L SEY1D9 CIHINOIY
SNIEvd I

%L (Qaa1A0Kd 8 QD3Y %2) TONI SIOVdS OH
%0SIrS (%03 XYW) TON! S¥YO TIVAS
0L ‘qAAIACHH
VAN IOVHOLE FTOIHIA 13 GHE 'ONZ "NIvH

(82=5.20'HE@SL0'01 DOTH) HODUMOHS

(08 :Z=LXSAYEHSYM

T+ r=CXSAVE 5L + 0E=9.0'L/i@SYL L QOT)

HSYM ¥vD ‘BUNT 'SOIANIS 'HS IYLH0 HS Ne0M

04 ‘qIuinoay
SrIaTa

ANES/LdEE81 (W 0'E) HINOS HOVELLIE INOUS
NEe ot
HOE/LHASTL
WEL/Llds

KR XIS
WOIGaN

ONIgvo
>

-] — -

JonCyXHES KareL
ONIOYO1 30U OBtVHE T

[ ,ﬂ,_

[

u._.w EREIEN

[CEETRER

WOnb =l
V130 8HND dAL

g

—

lllllllllllllll L 5 £ WIVM3AIS 'ONDD ONIAVD “ONOD/LTIVHSY.
T U1 13 S P =y 9% A8 ODIOVE LON SI BHND "ONOD

3Y3IHM "0°0.91 B NId V0 /L ASN . —-—

ONIAVA 1TWHJSY OL BHND "ONOD 89 01 3d01s

QGNOB OL IN3OV ONIONOB 38N . 8YNO ONOD

a3andIx3

=

VIYV ONLINYId

IATYM3TIS

ONOO F

810 6¢ 9NV

WZO'bh/148p

e
- —— —

(WS e

“(HO3A N3O} ONIYEYd B QLS wu_U_Im>
450997 ‘e O3400H ¢ ABBOT -
48 SH0'0L X0 XVA - ¥ID / %ZD'6) RNODHMOHS - 1d OYE

|
|

45 525'6¢ iy Q3400 B OLS TINHIA - W ANZ

450267 HEYM UYD -

35 06€'LE ‘01§ TIDHIA ONY OHSHHOM - 1d NIVH
GYIHY SO0 H 55099

T60/4S OLETE +{00'L XYI)(13XE %030 NIHO CNE) HSH
WZ L | 45 SET Lo (309 XVI) SOVHIACD
Vbeh /45 SpL'00L (Q3L5NA30 NOILYDIOI0 Q) YaHY JUS

«0~00€ = ub
NYld IX3LNOD

oroscomnzza) (3
S/

SSONTINVA.
ls008 ® E1wm w0

SIS TIOHIA OINMO-Tiid

HIVeSY T1OIH3A GENMO-Rid '$3SN AHOSSINY
(S.LINN Z52) IDVHOLS TIOIHIA A0ALLINYId) 390
(VA5 WIRLSNOND 1 "ONINGZ

“SIUSILVLS

STHYANYLS ALID ONY Z10Z 2808

ENOILDIS OL Seival BNND ONY SONISSOMO AYMINMA TNOD MIN-
N9IS LINVRJAOD 2 108MAS
HIVHOTIIHM GELNIVE ¥ A8 OZHNYI ATHVTT0 38 QL 0 18YSIO

FHL HO4 53OVS ‘NMOHS SV OUNivd 38 OL SINN SNINAYd T1v -
NOILNTO LHOM 2LYDLUIA 0L ‘03SN004 QuYM

“NMOQ 38 OL DNILHOM 'SANVANYLS JYYONLHDN ALKNDIS 3LIS -
Q3 7A NOLLYLTNSNOD HOitd M3d SDMA NO NOLLYIGNI -
DHOE ¥ VeldN /M ONYITIWOD
NILNY&IQAH SLYAIS ¥ NOLOINNOD Q4 'NNOT0O DNLISVELNGD
40 ¥ HOVOMdY 133016 WONH TTEISIA 38 OL 'ONISSTNAAY 02 -
IWAONddY ¥ SINSWANINOIX SQd O1 3LSOd 38 0L ITYNOIS
NOLLYDLLLON ‘ONLLYY MAD 0OD'0V/SLNSWININDIY 800 ¥3d
ONIGYOT ¥ONkLL 319 IUNSNE O NOISIA DNIAY TN 3l -
SONIMYHA TYORLOTTS OSTY 335 SNOUVOIIDIHS QA

28 DL SONVTI08 NOUOILONE 9 BY1S DNOO MTWYOISNY2L -
SNOLLYOWIOISS SYD NISAEL Ol - TNBYI(1ddY SY - SQuvVTION

NOLLO10¥el ¥ JHNSOIONS FONZ 'BYIS 'ONOD MILIN $vO -
ONIDTR G3ONNOY HLOOAS M Q3HNLYX3L WOOHE HSiNG "LOLIHONY
A8 0'8'L SNYILLYS D0 0L XY B SLNIOr SINFWIAON
B¥ X 8% Q¥d HOOQ LIX3 ‘dAL MOIHL » ONIAYSISAYA ONOD -
QIGNINNCOIY %Z DUTE WONS AYMY 3J0TS OL SIAVAID TYNYZLGE -
SONIMYSO JSVOSNY] 335 HOON NITMO B NOISID SdvOSNY] -

“GOHLIN (SINIQ 001) Z Fzm_zxu(t( 2i3d - SONVIIGNOD SBES MYIA

SNIATING ANV ONINOZ Hmﬁ:mm( "N 1d ALNNWINOD TWIDIH0
ONOWHDIN 40 ALID HLIM ATSNOD QL LNFWH0T3AI0 G350d0Nd -

NOLINUISNOD  oon oo

ANVTII1PW
SITVM

BYEE-152 (508 X ObbE-1G2 {#08) INOHd
131 vBA D MIANDINVA LTTUISHIANVXTTY HE-Fib

ALTSLOALIHOYUV MAZOd
YJAHJOLSTHHD




N

8i0¢ 62 SNV

|

L' ¢V

£00G1Z HIBWAN £03r0ud

ad  NMWO 910222 NNr ALVQ LYVLS PARIPUISY - FIWIS

NY1d 40014 Ay€E
NY1d 40014 AN¢
£6/28/-L) dO# NOILYOIddY LINY3d 'A3Q

ALMIOY4 JOVHOLS TTOHIA 4IS0dONd
Jd GHVNONVA LEEY 8 LEVY

“Vorjealoal Jo 1509 B pue yiom Jadasdit Bumgnsal Aue 1o} ajgisundsal

J[EUS $I019BAUOT “SUOSUSLLIP PAIEDS JAA0 S0UAPaIGI BAEL [ByS SUDISUSLLIP UBIUM
“Jaumo JyBukdos

3y} Jo uoissiuuiad UoPUA ssaUdX9 BY) INOYYM ‘Jeuu) jueliIaje Jo juud

uj Jay)ja paonpaxdal Jo papeojumop 'paRLISUEI) ‘L3430 O} papIemIo)

“pasn aq Jou ABw Jey) 32JAI9S JO JUSLLIMIISUI LB ale puk “p] S19a)YY

yhzog Jaydoysuy jo Auadosd ay) aue ‘jeuno) auoRI2YR 10 Jund u)

Jaypa suojanposdal pue sEuimelp ‘subjsap 'seapl (1 ‘panasat syybu (ty
‘30ILON LHORIADD

NOILJI¥O530 aLva

LIWH3d INGWAOT3A30 HO4 03NSSI L1, 84 9NV
LOVOSEY BTV L)Y ANSSIZN O 81, ZL HYW
OSY'OYY L)Y 3NSSIT dO Bl S0 ¥V

0PV LYY INSSITU 0 8181 Hdv

daY 04 Q3NSSH 81 L0 AV

NSSHIY ISNOJSTU-daY 81, L2 NP

Ay

£0Z =)
g0 N

A,xilul el e ._.n_.!, ;Iuwxi - ..Eli.un_l ) N
b —— - —————— -_— e

NOILONYLSNOD

ANVTIH1PW
STV

8Y9E-152 (#09) XV OvvE-152 (409} INOHd
134 Y9A 08 ¥IANOONVA LI3LS HIANVXIW 113~ bl

AL TSIOULIHOYUY MAZOd
HIHJOLSIIHD

|ﬁn_w. Y Y I A o A
A I £ i ER 1T === = i T¥o-2
[ 3% | i =5 0 I —
N T T |
) i [ i | | | !
.__ _ 5 _ TR IV _.. _ _
I | baseesfal |1 N |
TR t——-—f=: A
M_ e :.Lmu ; “ | . i i | m
_ I _ _ _ | F g
If* | [ | [ 1%
il T - T T F 1
= [T | | | IR
w l BT T T 1 + |
J R _ | L |
I i | | | | o
] I
_ L i | _ _
“.T | = | ! 1 1 _ P Y IS
e :
[ S L JE T \ “
VL [20z]
et _4 _ _ L..mwa._.w _ } ! l _
,.N_ [ I RELCET I _ !
H ™z {[= T e _ | _
[ - 1T ) o | _ ||LHIWJ
I _ ul | _ | [ \ -
K r =5 - s 1 \\ 7 \
gl ] | L, | L 1% \ X~
i e _ | m_a | ; [ K % - ) .
I B m — T [N ¢
it i | | \ ' :
T | S R R 2 A
_ T : | T “ | e \¢ Y\’
“ l_—v _ _ m ) \_\ \\ // \\\\\ & \V
| ¥ _ : <
| I |
Il |
' . I N
TIVA HY3HS - I_l
_
|
_
-

STIVIAONOD

Wb =8/
ONIMIV13d 30N3d

sBugood ajal1oue) ui
s)s0d aur]

002,
1030 4004 / Nv1d 800714 QNE
@- NT _Illll _IIIII _II|II
]
11T I I Y
| fo——H - ! - —=
N E |
b 1
I _ T T Ik
_ 1 I
== o — - — — — +
[+]} Fi
. | [ _ _
2 “ [ 1 i [}
_ _ _ hlﬁoﬂ:ﬁ#ﬁm
15 IS | SONYY INGR SN Fajuipuing puin PGS ESOSYS-S UGN &
& ]
| _ s _
i _ I ) | m_w |
ko | |
i} 1 ™~ [g0g]
Il _ | w3ovH0ls
! ¥ | I10H
== Fo— - ST o e
8 t [
| |1 | _ |
! I [ i i
s 1
ani " " _
Vo | | < !
i N |
- _IZ_. B e s B
N vy | N [
~ 1 wxﬁm\mx\ | ta [ [}
AT e v el
] 1 >
' 1 \ J ,MM | m I
: _ _ : is _ 4|9_|__r
| LA S [, RS S T pumge T P ) U
9 ] ay &
| 1! 4 A |
S 1 |
1 ! T
i
|
" ) o€ 4
mvj!l(n_

318¥3NddV LON - §133HM
'SHOHINY 'SV 3AINS "ONIWYYL 'SLSOd 31vD 96 ‘P 'E 2
STV ZIMOH TYNHILNI 'STIVY JOL WYIQ Z~ €
STvd WOLLOB 'S1SOd Wvid £~
ANMNIVHO VO 8 |

S1S0d TIVOL Sdva -

# SY $318vD NOISNIL

HSINI43Hd Q3ZINVATYD - o
LSTIVI33dS AG NOILYTIVLSNI -
2 NOILDMNHLISNOD 38NL 71331S ANNOY aI¥IINIONT - 1
oNEoTSSIoON |2
3 - 2
R
RS N | > < N
Vl.lm\ ey e — g \I.Hmn ¥
J0N3d dAL

F18v0rddy.

JONISYHE TYNOSVIa




I g
¢l

£005L2 HIAAAN LI3r0ud !

g

WO =811
NY1d 1IV13d ¥001d gye

4

04-92+/0D39 WEV 0L ATT3

!
|
n [aoc]
_
!

JOVd0lLS
J10IHIA

———u———

0d  NMvya 9102 '£Z NI :3LYQ L4V1S b=84 JTVOS

0736 HOOTH ONZ

ja]

NV1d
‘ 1IV.130 0014 d4€
Swf £6/28/72) dG#NOLLYOMddY LINY3d A3

108}

ALINIOY4 3OYHOLS 310IHIA 0IS0dOYd
Qd QHVNONVYA LEEY B LEVY

“uonjeaiy)a3) 1 1500 sl) pue yiom Jadosdwi Buninsa) Aue Joj ejqisuodsar

P>
s

Ag9€01 N\ / A N

'pasn ag Jour AW Jey) a21AI3S JO JUSINISUL UE IE pue “pi] $)9e) |y
#Azog Jaydoysuys jo Apadaud ay) ase ‘eunia) Jpronaajs Jo juud Ul

Jayya suoanpoidas pue sbumesp 'subjsap 'seapy |y “paasasas spybu jiy
“301LON LHORIALOD

T

NOILdI¥O$3a ava Ay
LIWE3d INIWI0T3A30 804 aanss 21,81 ONY
VOV OSYOEY CTVETY VLY 3NSSI3Y dO 81 2L HYW
0V O VIYIANSSBY AT 8LG0BdY 0 T T T T T T T T[T T T T T T T T e e e e e e | — —— — — = —
Oy LY ANSSIY 4 8L B HdY
daV ¥O4 QINSS! 81, L0 AVA
ANSSI-3Y 3SNOMSII-daV 81, L2 NP

ONDRYd

V\ /
R =) o \Afeoe] N '
\\ 0B | =~ - | 3940 \ \
- (cog]
2014

€
40

=== - _;&ma

\\\\\\\\ \ w000 1Y st g 3\ \

\ \ i
wge® 2 —-R / , , L \ \ \ \

/ iob = \w \ / / I \ i \ \
.- \ \ \ : \ 20e \ \ -

WOOUMOHS \

I
[ oy
(erp ]
[
[€=)
[
[—3
—ry
[==1

e
b "
\
\
\
\
\
/’/é
X
|
\
7
-7
_—
o
_—
—
.7
I

@
\
o
o

—
o —
—

|
i
I

]
|
—

_,/ / /,
S \ \
5 ,/ w / '
d 4 \ I , /
) / _m /, ,/
B \ B
\ & \ =
\ 1= \\\

NOILNMNALSNOD /
STV} d

899-152 {v09) X¥3 0vpE-15Z (09) INOH
134 YOA 08 ¥IANODNYA 133415 Y3ONVXIW 113~ bib

LT SLOALIHOUY JMAZ0d | | | ‘
HIHJOLSRIHD




8l0¢ 6¢ 9NV

ha MPIA-

A

£00512 < Y3EWNN 193r0¥d

Od NMWQ 9102 '£2 NNM 310 1uY15 db=8 T3S

NVY1d 1iv.L3d 4004

£64¢84-L1 dQ# NOILYOIddY LINY3d ‘A3 _
ALIMIAV4 3OVHOLS 310IHIA 03S0dOYd ’

QY YVNONVA LEEY B LEVY

“uojeaaal JO iS00 ay] pue yom sadaudw Buninsar Ave ro) sjisuodsar

WeINe 109 LOJJSUIOJu [GROP J0 'Sapauedaiasip ‘SIawa jo UOEILEr
5RNb3; fleys U0 SUDHIPUOY PR SUCISULIP |12 0} Bfmsutdses ey puB KA
eyS SI0peIUO) “SUOISUBLLIiBjeDs Jaro Buapasaxd BABY [fBys SUOISUAULP LR

“Jaumo Buda
3y} Jo uojssiuwad LaluM ssaidxa sy JNOYYM YEULID) 3juondafe Jo Juud

J9yya suopanpoidau pur sBujmesp ‘subisap ‘seap) ||y "paarasa s34BU iy
*39110N 1HOINALOD

NOILdI4I330 3lva Ao
LIWY2d INIWJOT3A30 04 43nss! L1, 8L Ony
VOVOEOEY TIVLEY VLY 3N5SI3 0 81 2L BN

OSYOVY LIV INSSITY A B S0 WY —

0PY'1'V'Y ANSSIFU AQ 81,81 HdY
d0¥ H04 Q3NSS! 81, £0 AYW
INSSHIH ASNOSTY-AY 8, £2 N

NOLDNYLSNOD

ANVTIHTIPW
STTVM

899€-45Z (#09) XV OF¥e-152 (#09) INOH

131 VoA OB MIANOONYA L3THISUIANVXITY 119-pip 3~ i

AL T SIOALIHOUYV JMAZOd
HIHJOLSIIHD

: e TJ_1 o w_ = __ru o M._ T ﬂ_m =E 4___“_ N R
— _ | | _ _ _
o, N ! ! ! ! t | |
m-—r— i | | | | |
o || | | | | O\
i — | | | | |
sy ™ il ) | | [ |
=t | | | | | |
£ | | | | | | \
R . I I b b L
x.,m g _ //
m | \
o w _
_
|
|
ﬂ -

.
1

—_—— W]




S I

| | S = 2808 S0 = .28
] NOILO3S dvd 1SVa NOILO3S UOLVAT T

- | | | | -
e.z|ﬁo%: NV T T - ) T S %o%_n_ NW f
| 1 ] e | 1
_ m _ _ E@._n _ _ _ oo uuw_bun
20051 MIAWNN 193708d n || I s 1 [ -
Gd NMYHQ  9L0Z 'L NP ELYO LUVLS Fb=28E TS - = _ ’ _ _
ol anvn [ ) 1 1 I
ek - [ - . L | — -9 —1-
0014 N EE} " " — T - ; &—iwouaw
| 1l _ 1 1 [ 2]
N | Ii _ _ ! s :
SNOILO3S ., _ _ ~ _ _ _ _
; S -ouor _— — — S5
£61¢8.-L) dQ#NOILYOIddY LINY3d "A3a _ | _ [ \ ‘ _ d
39VHOLS
: | | o | | : —
ALITIOYS I9YHOLS F10IHIA d3S0d0Yd i _ - | _ | _ ke —
S L _9ub - _ _ _ _ _ _ L\g _ _ 9- 4y
“UONEIYAI JO 15T 31 puE YoM sadardun Bujne) A 1of Hisuodsas 4004 T — T —_— F— — == — — T — = eluooz| ¥
B 10}9B107) Y} SIBPUR) UOHIYUEID YIS LIETGO O} INj24 SIUSLLINIOP PR SBUMED
S P 1IeAU09 Uf PaUeIue UOREWIOK: [NGNOp o ‘Saruedassip 'SILS §0 UCHRILLE]S
- it Sae 15anbia1 (fays ‘qol 34 UD SUOPUOI PUE SUCISUILLIP |2 IO} qisucdsal 3q pue AjlraA _ ﬁ k k k _
JIEYS SI0}IRAUAY) “SUOISUBLLIP PAR3S JaA0 BIUSP3IAI JARY [BYS SUOISUIWIP UANUM bl r r H 9 El El a N v
“Jaumo yyBukdoa . : W0 = . 2EE
37 jo Uo{s5IuLSd UaMM SSaIX2 243 JNOLAM euLC jU0R39)e Jo Juud . _ 1S3IM OLNOILOIS SN
uf raypa vnu»ina! 10 P3pEO|UMOR 'PINJUISURS) ‘SI3Y)0 O] PapIEMIO) 0-a _ _ _ _ _ _ _
. P aon midchsofustar s il gy HOOUT = TrEEETTT = I T i .
o Jayyja suopanpaiday pue sBuimesp ‘subjsap ‘seapi iy ‘passasa sjybu [y _ _ _ _ _ _ _ _
*3OILON LHOAOD ) 1 | | ) i I
NOILANOS3d  AVa AR _ _ _ wsihen _ _ woluzo _ _ =] _ _—_— —
LiN43d INJWAOTIAIA HO4 4aNss| Lk 8 onv ! N | | | 1 B —— i
[N _d VOV OSY-OEY TZVIZV L FY 3NSSI3Y da 8 2h avi _ _ _ _ _ _ _ _ |
PR T T T T 1
" 05V 0PV V1V INSSITE A0 B 50NV &S — miE — i — = — == —
GvV TV IN5538 0 9 6 BV | anrs I] | WL cl _ | | .W _ _
40V 804 NSS! 81, 20 AVH : | i | TR RE | | | T _
INSSHIY ISNOISTH-AQY 81, 2Z NIf B | !
-8 T TT
40O 08 § T I = ] | ' - - _ - — T1m 7 ]
i | 1 _ e _ _ _ X
: Ik | ! _ [ — 3
X | | | |
Shi— e —— e e e e === =
_ _ ! ! _ _ _ HEEEN
L * __ L ; L ;
W g e " ° ! ? N 07 = ZEIE
b _ _ _ _ _ _ NOILD3S dWVH I._.JOZ _
o T | | * | | | |
.
w0 | | _ ) } I I H3IW R 75 u
rs i | B | | B B | =
m gt _ _ _ _ + & S R s> €0
o8k —— p— N i, w0 [p— J—
4004 N
hOI=RE01S)
_ _ (=] _ _ arv z,wemzs: gl _
ETTT] _ v : g . - _ |
i |
DS ] il _ -
fougr ] ] | T | |
I DNV R
_ _ B | | A | ok I
B =) ) f __ T 5 T £y i
5 t HOGEMOHS ! [ | ) i 1 ]
_ | _ _ , _ _
| i | | _ | | |
S — rWﬂr’ — b — — ! —_ — — e e — —
J00¥ = 1 T 1 _ T [ _ [
| 1 i 1 | | | 1 !
| _ k L
&F &N km ke Ln | 9 & L
WOl =288 A
_ _ HLYON O_._. NOILD3IS M3 _ _
$ %m%_m [CCT i | I 1 I 1 t
| | | | | il |
| i | ] 1 |
— e | | | e | | |
T | I 1 1 [ 1 1
o oL | | _ |
S-iGumw T — [l ﬁ ,,,,, — ] ] } i ) ]
a _ [ S _ _ _ _ a _ -
I | e i === | I I i I d i
NOLLINYLISNOD ST — T : _
& 1 | 1 1 [ ! ] i i 1
ANVTHDW , e _ _
_ _ _ _ T | ) _ Al woBos
m m|—<>> ] [ 1 1 i ¥ 1 o ! t
|
8Y86-152 (v09) XV OvE-152 (09) INOHA 9-4F _ _ _ _ _ _ _ i | _
131 Y94 08 YIATIOINVA LI3ULS YIONVXTTY 19~ ¥iy, —oo - — — - _— - - — T ] - - ¥ A __ | =
2 it Swaivan) -
AL SIOALIHOAY MAZOE L b L l l l L | Lef) Jomen )

HIHJOLSIIHD




I»-«.ﬂ .
i;..ﬂ,
RN

8102 6¢ onv

9# ")

JQ\NZ J)..l._ (o] )%..50 Yo e

0V'V .

£00512 H3IHWNN LO3r0¥d

ad  NMEd 9402 22 NN A1Y0 LUYLS

aNOa D

dALNHD

N2 dId

WOk = 286

NOILVATT3 HLYON

oqay

BT

PpatedpU Sy IVOS e L-S5L
HOOTIONZ

TG E7 5= 2

CIEZ

i

S—ovm— —
SNOILVYAT 3
£6/28/-L1 dQ# NOILYDIddV LIWY3d ‘A3Q

ALITIOVS 39YYOLS FTOIHIA 0ISO0¥d . wssrious mosemima ™
QY QYVYNONVA LEEY 8 LEVy &=

HEHSN TV,
Tivas RvRng

ER
==

|

|

\

AALIINGD 1)

o T
i

2-0 —
S —summ T /

Qs
HOOH TR

B uw

WOOZITL7  BE

i (HYINIS/ALIHMI QIHSINITING “HO0O QvIHYIAC TVATW
UNOTOD TIVM LNIIVIAY HOLYW OL §NOTOD - HSINI LNIVd *SIWvH A ® SHO0A VAW »
WNDIOD TTYM HOLYN QL HSINI43Hd ONIHSYIS dvD VL3N ~

,
i
INODID i 5 7
= YYTINIS MO WINIWNTY
4 O/ OITIVLZH YATS N34 2 TV3NTD / HSINIS LNIVG T3ALS FuNLV4 03503 + |
. =" |F HYUWIS HO .bS 13 MOTHVETI'SSYIONOISIA |
) 0 -9 — p— ] — — _— = 4 — _— =—xm ONIWYEA WNNIANTY 03ZIGONY HYNOMYUNLYN i
HOOTd Que i m _ ﬁ e o= _ “ i JONIZVIS F18M00 - LNOHAIYOLS/TIVM NIVLNND -
y =1 el ek i J S chee— BYIIWIS HO ALIHM ¥3dNS | W-d FHOOW NIWYINId, *
L i ﬁ B /HSINI3 LNV 3LIHM JU¥HOJH0D MAB *0'L LNIDOV (TWD) AUNOSYW SLTUONOD « |
A 902 41D i HYTIAIS HO AVONOW AWHOLS 65-1Z1Z
P == == ¥ THOOW NIWYTNIE. / HSINLA LNIVA AN LHOM TIVHINTD (NWD) AUNOSYW LIHONGD + 7
OMOAYLI UN M TTvad 0us
! —_—— HYTINIS HO HITY3S INOJNTIS LLYW V31D 'STTvM JLTHINCD dID 0350dXE * _
. T = UVTIAIS HO
Ew%ow_:;w..—w _ - e — m, Pa—— — — = — o s <% = _ A1IHM 3NOE NYOTY. / SLIHM SLVHOLHOD MG (WOY) DNMANY L3N AIHSINLETYS »
= £ i
_ 3 g ; _ — _ Z5 L HVTIAIS HO JWNTVAIVD STYLIA NDIYA. _
I - = | /MN0T0 HIAT(S 3TH0UJ GALYDNYHOD TYLNOZIHOH ‘ONIAOYTD AW O3HSINIITYY
-SdNOTOD ¥ TVIHILVIN 3AvOovd _
........ J0nL =28
NOILYAITI LS3IM
e 0-0
HOQUWHNRW = b K .
| : : :
N | - L ,
TIVAA (1A #O SHICAYE) UM w c.
i i o
M 5
e AL-SL
Y0014 aNZ %
5
&
[z
e 019 —— H
ERGQELE
5
e WEIZW.E LY
3004 \ TiHBawewimz i f
— —_— - = ==

“aumo Jybpides

32IL0N IHOMAOD
NOILdIOS3a aAva AN

LiWy3d ININ40I3AI0 W04 43NSSI L 8k 9NV

VY 0EY-0EY €TVITY 1LY 3NSSIIY dA 81,24 HvW

OSY'0VY VLV INSSITN O 8L, 50 MY

OFY VLV INSSITY JU 8}, 81 HdY

Q¥ ¥0d4 03NSSH 81 20 AVW

3NSEFTY ISNOJSTUAY 84, L2 NP

NOILONALSNOD

ANVTHTPW
SITVM

BFBE-1SZ ($09) V4 O¥veE-152 (09) INOHI
134 V9A 08 HIANOONVA LTFULS HIANVXTTY 119~ bib

ALT SLOUALIHDYY MAZOd
HIHJOLSIIHD

ecb

HOOHNVT

e—h

AL
VOO ANZ

-
WOOHQE

eauw

es_ 89" N: AT

Stapriime
aaL/m

v

A

ONVIEVE 1

[ E

[CEED

! :
i [4ALNOT INGY ' &
1 [l ——
| | ,, P HE
] ;
! M

|

ARTeEey [

9NN TV
TTvAANTYLND




_l#z,d.,%

] m . <
HLNOS QUVYNONVYA NCHL AMIIA O

-
m - Deet4 HIBANN LO3rCHd
TWIS

T NMWEd 9L 22 NN 3LV LS

| TN 5
SAAILDIdSH3d E . -
£6/28.-L} d0# NOILYDINddV LIny3d ‘AJQ

‘ ALITIOV4 39VH0LS F10HIA 03S0d0Hd
.. ] QY JYYNONVA LEEV B LEVY

“UORE3Yoa) 0 1599 84 PLE }i0M Jadoidu Burjnsa) Aue 1oy 8jgisuodsa)

A “U 10]5RINOD 84} BIAPUR1 LOYEOULIE]S 3NS UEKD O} AlNie “SaLITop ;
PRIOD U PR d | INgiepep Jo 'Sl ‘S10L13 0 Lol
Isarba jeys ool sy . ) BREUOTE Ausn
; ; B

e 3

“raumo 1yBukdod
13|

Likd3d INIWHOT3A30 HO4 03NSS! L4681 DNV
VOV OGVOEY T VLTV L HY INSSE 0 8k 2k Hvi
05V OFV V'LV 3NSSITI J0 6150 Ud¥
07’V Y 3NSSEA d0 9),81 HdY
d@v §04 03NS 8}, 40 AV
OISIATY 'LV 02 TNF ANSSHIY ISNOSIH-dTY 91,02 INM-4Z NN

.m 1D -
/l- uonoa) id u
Pl " I )i 191 u
D NOLLARIOSIA  AVO AR

810¢ 6 ¢ 9nv

us TIIHS WO MIIA

NOLDNYLSNOD

ANVTIE1PW
STITVM

BYBE-152 (00 Xvd OFve-) 2 (408) SNOHd
131 VBA OB HEANOONVA LTEMIS HIANVXTTY $18 - bl

ALT SLOULIHDAV MAZOY
HAHJOLSTIHD




Sx NP\

vbT-9T ‘HIANAN LO3rOYe O ‘¥a NOUdIHOS30 NOISA3E ~ 31va ON ‘otssyuiiad
) Y AL MIN woal 1 A1 ynoy syoafoud apo 10} pasn io peonposdau
oa WYL AN oW T 2q j0u A pue spARKY adeospue Oid jo Auadosd
€40 oa WRUENN o € 2 81 Ulirsep pue Buwneip siyy, ‘pariesas ubuAdod @
[ oa SLMIPIPIO0 ALD / WY LIS MIN SORHST ¥
AN ONMYHA 28, ANOINHDI o0 ALl Zhu 33415 v < ZZO0¥6Z Y09 4§ 1 LL00-¥6Z #09 d
NV1d Qvoy QyvNONYA z e 659 DGA "BIWNIOD ysiurg “AqEwing
p — L @AU(] ¥9RID (185 SBLY - 00LD IS
ol “0HD WOISSIvANS da STAVNTT 8 y
i AdVYISANYT MINE 1S3IM O1NY ] T ¢ S1O3LIHOHY
yA NMYHO
u 00T=% Twos
s1INr9T auva TLLL ONMVED vas 1193r08d ANID
d diZ6oY19T
O
Tcx LY
g ALID HLAM 03WBIINOD 38 0L
/lr_ QY QHYNONYA e NOLLYOO1 ONY £3103dS TWNIZ ONNOH YVAA JONYNVISY LY3N ¥ ONISIIN ‘HOMH 9T NVHL BONVONNSY TVHO13 ONY HNOTOD HLIM ONLSHNE
33H) 133Y1S $631 S .ONI18 MOAYIN HOIH- 33N 53335 LSVOO LSTM TILE IUHM IONVHYIDY AGLL ' LV3N ¥ SMOOV3W 3AID S3D03 NMOW

oEd

T v T SsasaRRARASSSsac-TASSRSR e !
) om i 3 5
D oid | musH Sk @T T
; a0V D TN AAAAAAIAL
A AT ANANAAA, AAAANIIRI AT AR S
2= o N , (.
2 - g \o s ©
W J o MOAVIN ¥3IMO0TIaTM
| k]
- /_ ] g HSYM ¥VO 3N18 3L000IH. SSIONINd ANY3E DIOVH,
ol o7 - e Z WIIOJILSNONY VINONVAY]  31LIFL VOINOVT vavHIdS SNV SOSUVOIIHOHJINAS VHENY, YSOONY VSOY
o= [ 3H .
’0 on = MOBN3Q
L] = . O DALVHIA WO -
om FIo H T L GNrowB S339L ABIN3S NOLIONII,
o " HOd IHNIOA TOS ¥EO CONNID
°5 Q3UIND3Y THAINI OL .
= R SN A &8
bol o_ N S
- e ! N
& . | N N
$= i - W A
pOF ‘g m NMONEIONYS ] v SUOLYNITOd JAILYN 304 ONINLY Id
oy — s =20 _ R 3 W %
om mm N# R e N\ VAVITid VHIOINOT VLOVANOD, SNIVTY SHNANONI
- |l P T T : L NEifles N
10 7 n R+ N gl \
o= dOHS V230 g R %
” ” ¥4t o W M _ u; s e
=L bt 4 —! I
> i _H_ . 8 H _ B0 oAV m>>>8: ki reni ONvE 3134ONOD ZH
= ol : g ! S334L 7] Y
Pes) i= - OLS FTOIHAA B _ I LN onnRive BLONTR eI SNNUB. YHRIONO V30Id
oy | 3 m@ OIHINOII TN OL. M LUVl INOHDNINGH NI
N P ; o ! i ASVE aVoY N3N _v.wzw><un LS DISSVTO ANVRALINOHOO T
] H “ H ! L ;s TOS TVHILLINYELS 3 a s
s = . =¥ =
w e,
o ) AL o
] m ) 55 || wites = : 3 / 4
[ —] -~ <ol
=] |- | w8l N
==Y SNYIdHOWv 335 - wawe | | ONINI K
FONIIINANVHD B9 el VL )
TANIA VIS on " —_— . ﬁ“ /HONM || o2 ¥\
HOH 840 IN3LXa P9 _m L -
e I3 el o= = ONIDAIH MO/ ONINVU :SENYUHS
oy »
© MO <3 AMINSS
W on » 2o yaLa0IO MEETATY m © AL ‘ONITE MOOYHS VSTIOXE. VAVOrld VINHL NOLIONId. VEO 18 OEMNID
E 'SSINYOIHL NINOS,
[=3 » ‘BN ki INOBONINYIH NI
» :| . SHIAVA OUVANVLS JSSVTO
i P % 3
om = = ® [201]
H - B OL8 ITAUHIA IAJIANEIS
< ko e
s 0 4
2 i . [on] Aovevo Dwee
INRR S5 dOHSYHOM SIS 00BLEOS
NS
B
o KO =T
o ol B
o @
nu_ Sund e
nm 3 r E P SNNYUE. VIRIONO Y30
onl JOHSMYOM.
FH " .
i “awvisuvazoaay Hlived
- 2 -
oX Q¥d 31IHONOD NO ¥SNON SINYOD
om ANWNOTIY - SNVId HOYV 338
o5 o ST1EVLOINDId VIBW [N y 30N34 WNTINIVH TANIA
o y: XOVTE HOIH 8 30 IN3IX3
|zuis TR
H
. .
vay FulL AHISUNN 334 ISVISIO QILUHID WOHS 030IA0Hd 38 LSNN VINILVN INVID
5 TIV NOLLIG3 LSILY GHVONV.LS 3dYOSONY NVIOYNYD ONY QNVONYLS 3dvOSONYY 08 033OXT HO 133M LSNIN JIHSNVIDINOM ONY TVIHALYI 3dvOSONV TIV ALTHEVIVAY
% R s § . 40 SNOLLIONCO 30 NOLLINIIIQ - GYYONV.LS 3dvOSONYT NVIOYNVO ONV QNVONVLS 3dVOSANYT 08 OL LO3MENS 34V SNOLLNALLSENS “L1N1IISANS OL 1SIND3Y ¥04
M & | 2 p N AN3AITIA OL HOINd SAVA AL O NNWININ ¥ MOTIV "LOIMIY 38 TIIM SNOLLNLLISBNS GIAOHJJYNN TVINILYI 0313103dS 3HL OL SNOLLNLLLSENS ANV ONDIVIN OL HOINd
< —5 s LOAUIHOUY IdVOSANY] FHL WOUS TVAOHDY NILLINM NIVLEO ‘SNOLLNLLISANS « AT TIVA ¥3SVaid ONY ONVINIVIN HIMOT 30TON OL HOHY3S 30 V3HY "ATddNS 20 30MN0S
4 * ) ¥ 193UIHOBY 3dVOSONY) AB MIAIY WNOLLIO B0 TNEYTIVAY TIHILYIN INVId NI MIIAIH ONV HOHYIS . "SINWEHINDIH WINAYW INVID HIHIO ONV SINIWIUNSVAN
HANIVNOO OINISIO HOS SNOLLYDISIOISS OL ¥333H . 'STIS TTAVLIIOOV WNNINIA 3HL 28V IZIS HINIVINOD ONY 321S INVd HIOB "ONVONV.S VIND ¥3d SV 03i103ds
STZIS YINIVINOD ‘NOLLGT 1SAUV] ‘QHVANVLS IVISANY] NVIOVNYD GNY QUVONYLS 3dYOSTNY 08 3HL OL ONIOHOOOV GIIH0IJS WY 1SN SIHL NI S3ZIS INVId . :SILON
r:..;:...on_.t.:....._..IT:; ..... ArasaAsasaasadRaasan aadasasa dEIER A A an 00 // ava \LH WS T YVO30 0TV N¥ILSIM VS130X3. VIVOMd VIMIRL ]
T Lvsmoa. \ ALID HUM G3NHIINOD OL ALINVND ONY NOLLYOO S3I03dS TYNId ZINLIIUS 5
. €12'29 £0.70.0 VLYOId VIIHL // %8 1HWE 30NYGS NVIBY3S SNNYE, VXIMONO Y30Id [
¢ O _‘ >> >> W* m uErEe %8 QLS N2 VO WoR UIVHNIONMI AHINIS NOLIONINd AHINIS NOLIONISG, VBOTIS OSINID 18
898 'WHOd HSNE 'LH W52 AOOMDOA YSNON VSNOX SNNY0D ¥
73215 GAINVd IWVN NOWWGD SINYN TVOINVIOE _ ALD_ A3M
SNV HOYY 335 3
FONS HHTTNIVHO TANIA 1 W91 NIBWNN 153rONd D FTINA3HOS 331

NV HOM 8 JO INIIXD



b "Vl

vri-91 HIGNNN L3r0Nd DN ua NOUJINOSIANOISIAZY ~ 31¥a 'ON “uajssirad
W W4 305 MAN Yoorwat 31 Yauy oty soafasd Jaua Joj pasn i peonpaidel
£40 o0 dans MaN T 2 aq jou Leut pue sl edeospue HiNd jo Apsdord
] oA RN ey aip st ufiisap pue Bupe.p siy| ‘paalasal WBukdan @
. SININWOD AL/ NG AUS MAN_ SOES R0 7
THIBWNN ONIMYEA . 26 ‘GNOINHIIY s
oa SLON 33uL 133uIS POUNVET S N .
u Z<-— d Av0d QYVYNONVA ) Nr1d 3L AN 434 11MQd0 k) vao%umm\m wma_UMEw__ o uwnmﬁm_mﬂumﬂzm
= adHO 3dYISANY1 NoiSsiers 8 St & 8ALIG 2913 IINS S6LY - 0042 AUNS
NoISSIWans 4d 0 WWEL_§
32 m hmwg Oh=< oa JO0H NITHD QOY/SINIWNOI B 35IA3Y  LZNAFSL 6 ml_lowl_l— IOK(

3dVOSANY]

w ‘N9IS3a
d YW NMYHO ) W SLNBAWNOD ¥4 3iAZY @ret ot

«0-9T=,T Fvos

61710197 ‘31va 1L DNIMYHA “vas . ‘193roud RLEN ]

{18 1
AND ¥ENEOD

diZ’6trIat

oo Y0 oY oY oo or(o(aWforfonor] =Yor{e1f{a}el{aT] S A QI IO QETIOUL DT 7 S -
1 SO E RO BHEEOHEEHEE S RO o) oY s ek ) qeRtalal el al @ @ 5315)) ey SIS (o1 0 ) ) (PG QI 5 Gty 5 o YG i0 PG A o X
STl s iiatss TS eEs OO0 R O OL RO gsamu._ss YYD I EY YOS (PR G =Gy GG Y CI I GREY CY (I I DGR GGG PG Y CIED P A I G Doy S
L] [EH0EY) EVCEROVUR O ﬁa n3\nF[ea A naYnaY naY s PRk YA foa (o AN Ao ) 30 | 39 B30 [ 41 }ad) 30] 30]20] 35 H9130]35)35) 20f2d]30 53139 ]30]( 35 30) 39) 301 33) 39139 3 {39135 39] 3030 ] 33 30 ] 39 | 39 L3 ST S e T O Lo o
. — Lo e e : J \ i Seaeat IAPAD R 4 9SG0 G 3
2 o ¢ & AT TR LAL TR ORCECROR L AR o i) -
5 12 o EEIEC LT i WA A
»l0 pi— a
& I W L = o P ot
&g . - 2 < N\_ SNX¥L 3HL ONIHIS TI¥M JHL 40 Ly [0 .
\\ 2L oy SRes ool HOWILXT IHL dNMOY¥D OLSINIA o 1] me = 2
2y 2= S 2
.V 9 :ﬂs \\ » m ;N.
” / - - s m mmn
L5 m O o w 7 HE= el
S 5 T[]
5 B
- o - e NOUVHAOH SEOM MO NY S OMIOYHD 533 -
ﬁﬁlm. ] 5 | _ [ = YL LIS 195 GGHaREaNn
ze? 0 0 Fovauvs =
o G =
N 5 1dvH98 | =
Y D ==l e Y 0_ hasif s
h 5 - =2 i _ A \L
9, o
o o© ﬂ
” - aH m z 5 _ o5 as | as || 98 || o= os || o5 | o= | o3 [ os /u/
o 58 2
ol ge ] _
D S, |L F| .2 _
o ° =T
O m.m o a8 as a5 98 o5 o5 o8 os 28 7
w 1553 ) gH mm L— m\
s : dOHS TIv13a g2 |
e niso sy m m - 1 .
D ez T SwiAvY
0 = @ LTvHSY
> o — M g
— O 2018 FTOIHIA £ (zz)
2 P ONDMYd
[ ] 6 ol 3 " H
= = 3 —— e
w % [
™~ ” .—zsmﬁ e = G R
=] g .,_ y i / /
—ty = . 7
== o A : J .
: 'l _HONINIVaLL b : SR
T AT C
> —_— " HEl THONNT ) o W\ 2 o q,
0 E W i - , Y sxenolQo >
0 .. d ) 7 D{ases)
@ i SEOIOIQ) y
© [ 3
—nw M A OFOEL 00T HETT AT T k & \\
30 € <
o e 005 TR WEAD 13 e
& I .\ AN \,  ONLIvM _%
D= L} Oy
0
= ” o °
o ) = 9
L Y
G . 018 T10IH3A a \ DIANES
= 0 . 5
[ N0 % &
O [ —_— \
qE dOHSYHOM \ J
0 ) e W v \:
% 0 v = g 81001 | Sldvd <& @ CHOINIEATE N S
5 £ - Y
2 = H S as By WosY iLod Z#t N34 CHOMS NY3LSIM WNLINNIW WNHOILSATOd 1oL w
5 o8 10d Wos AdHIAMVELS HOY3E SISNIOTNHO VIdYOvHd iz @
7 1201
on| B = / CIAS 02
0 " i sﬁ%@ 1od l#'lod Wost TdMnd d33A {LIVdWOD *HIANIAYTHSITONT AN 2LOOAH, YITOALSNONY VINANIAYT L&e @
O " —_— IVINNZX3d
n - aaNVLS ‘WOSL -10d £# AAINolsod JIHOLIZA, VLVYAIdSNOML SNSSIOONIHLYY al
o= |fee——————= e A
= e lod 1 SSVHD ¥EHLYES NvoDAW VINISSINNSLVdILS el m%
G ot SS9
” 94 ‘'LH WZ HYJ30 N33HO Qw33 ASVHVYIS, SITVLNIAID00 YrnHL 25 o
O . WO0E 'LOd Z# AHIAMONS HNId AHH3E OIOVIL SNATY SOdMYOIHOHAWAS 801 G
Aff zu. S 5 Iy WooY :Lod Z# MNId 'YAVHIdS SSTONIMC 3L \SSIONIHd ITLLIT YOINOLYT VavHIdS sap o
o =/ R WOO0Y 'LOd Z# YNId '3S0Y VS0ONH LNIWIAVA HNId, YSODNA YSOH tg G
M m N Woos 'Lod e# INVHENO ONIYIAOTY a3 WN3NINDNYS s3aiy €t e
0 - L WO0s ‘Lod £# IdVHD NO9IHO WNITO4INOY VINOHYIAl azi e
u na, TRt 8 o — Wooe:10d T IIHONSAINOH LIAI V.LvITld ve30INOT [4:14 9
SENRQ =2 L Waogllod e AVHASNYI00 ¥oloosiasnosidoion z @)
M 0 9] 1\ o) WO0s 'LOd e# HSNE SNINYNE AIONIM LOVdWOD SMNLOVAWOD YLVIV SNWANONZ -1 @
M o) )] = W08 '1od e# aooM90a A3ST3N JdvYMa JAISTIM VIDIYAS SNNEOO 21z °
L m.u £l i WOO0S ‘Lod e# OVIT VINYOAIMYD VIHOLOIA SNHOTHISHAHL SNHLONY3O Ly 0
e He00CT Al Woop \Lod ek QOOMXOE NOWWOS SNIUIANIWIS SNXNg 5 @
S i S eae0Sinacoine ael 3 53 anuHs
< S £) €) (2) YT 12) 5) (as] 55 7 > o
e T e A B Ry e T S oY K N O] O O OH) 7 G O, O OF OF  OH =G T SYNVIATH / 3215 GILNVd IWYN NOWIWOD SWUN TVOINVLIOE  ALD _ASM
n3 DH 33 n3fn3afna[n3 n3)n3in3a{nainajnaJnp{nagnafnafnagn: n3[nafn3fn3 DO0OVWL AXWTW W AT RY AT T W Y WY W LG - .
DOO00 zus:sszx WYWYHTAY W OO0 DHOOOO000O000 DOOOOOOOGE !zszss, Ppi-8l WIFWNN LD3rodd SiNd mI—DQM—l—oml—.z<l_m

b f



(S R Ve ¢

[~ 3BHON NOISIY SOINTNd ININV3E SINRId TIV ADAISTD
1-8209 810Z ‘sz Inp 0588GAd3 NI "QHN'IS3H 9 3ONYY THINON S X001 'S¢ NOWD3S ¥ 101 Wod Bul-gay mmm 9107 9V aw | 81/2Z 834 AT BVIS ONY S,3GN ONIHY ONY NYId S 03513 |\Y/ )
200} g wau-gR@Iow | SZ91-106-509 X0} | BZEV-ZLS¥09 NOUVATT ONAVH GRY
on A o oG 0’8 "GNOWHOR 9AZ MEA "8 'Aeuing ‘anusay 9/ - Z66Z1 ‘Z1Z IS el LU ONIGVD dvY CELVDAN ONY YNYL GAVO0T3 |7
QvON GUVNINVA LEVH/LECH GHVNONVA OFby WON3
V0N GRVNONVA LEv¥/ MNS 1S3 OLNY | GO 181/60 v %0 01 @SS || ssceeov Gy caviowva
AUSNO A LEYY/ IEEY = = o wewa (e1/08 uav 48 ¥4 @nssI |7/ 0 M oI Tavaor
ﬂ I Bk NYld ONIGVdO LIS onsé.uuw_mw hxu.om_.m_rmwmoﬂmﬁ $INOHd sjupynsuoy) juswdojpasq pub Bunssuibug JER— Py 40 %04 Gnss3 |7 oy pSTENRL
= Ol ¥343d ONV
- 30V1d QOOMM3SWYY 1129 ou MNNN 102 .%N\\ n : Al CLYAZRNL SUINVd 00v ~ NOISAY d0 |NF7| opi3n v 9ii30039
L03MHd WA T s NOLONYISNOD ANVTIITPN SITWM o ~ H :.N m Q m — 0524 P 0 SE o T mdm&(»mm_zuxuﬂﬂ
4 g
N “ 0SZ'1 TWIS
— — — ‘
T e 8102 92 ANNI
| - i
-, &, 5 BN DV i avod GYYNONVA
ld x K 0FNS ¥0J dNNH TV &, %, 5,
GNNOUD SNUSIXI HOUS * x 7\
% < 13400 30A0Yd 01 NKOO)
\ 2 030NALXG38 OB ONIL00A @, -
\\mo ‘ % nw..\, i
T T T % 5y _S el/
—TN —— O > - .
2 Sl bl R
- a\\F N

26428~/

8102 6 ¢ 9nv

"AZAYNS 0TS 1NB-SY KL 30 ININIINANOD
QL BOIYd ONI ONRIZINIGND BNH LM 3IVNIONOOD OL
YOAIANNS ONMYHO SIHL NO NMOHS S3OWANIS ONY SYHOM MIN WL
H0J NOLYWHOINI 1INB-5¥ (W35 "ON3 "d 8D $70'B) 03LUYZO
3UTANOD HLW "ONI SNINZINIONI BNH 30A0Yd OL SHDAIABNS
SHOLIVALNGD FHL ‘NOL3TANOD TYLNVISBNS NOLLINNISNOY NOdN 8

£X. BUILDING
oS

“SYFHLO A8 STIVM ONINIVAIY JO NOLVOLILYIY ONY SNOUDIJSNI
“NOLLONYLSNOD “SNOLYDMID3JS ONY STVI3Q TIVAM ONINVIIY
H04 SONJAYH0 WOINHKO3L030 HO/ONY TWHNLONAIS QL Y334

SIVLI0
BUNO ONV SdNYY % SdO¥O HIVHOTIHM "ONLLNd 3NR ‘INOAYY
ONITTING ‘LNOAYT 3LIS 30 SONMYHD TVUNLOZLIHDYY DL YIS °

“LNIOR d¥1 ONV TN LTYHASY MOIHL Wuigy X 304 WWOOZ KNNININ
¥ 30A0¥d TIVHS HOLOVUINOO ‘LNIM3AYd LTYHASY ONUSIX3
SITIN LNEN3AVd 1TYHISY MIN JU3HM 'SCUVONYLS 0DAN OL

S3IHOLY] ONY 1N INIKGAYd ONLSDG 3WOLSIH TIVHS YOLIVAINOD °

'NOILISNYHL HLOORS ¥ ONINGOJ SHHOM 30VRuNS
ONILSIXT OL SHHOM 30VINS MIN TV Ni=3IL TIVHS HOIOVHINOD

(SIENKD ALN3JONY 3HL 40 £
NOUOVASILYS 3L QL ONY “2ALI38 %0 NOLIONO NOLLONAISNOD3bd
OL SYYOK CIBUNLSID TIY ONY ANY FHOLSIE TIVHS dOLOVAINGD '

‘133HS SIION 3UB-NO, 3HL NO
SNDILYOLID3dS ONY S3ULON TIV HLM AldMOD TIVHS ¥DIOVAINGD T N

3SMY3HLO CALON SSTINN JRLIN FHY SNOISNING TY °)

"
//‘{J}"%/

A8

N
£6987 NYId .

<
.

L

N
‘S3LON ONIGvy9 3LIS 3LIS—-NO «,M

- l
|
|
|
|

x‘f I

{

{

-, /;’/'Eé!ﬂm" i

$0.076

2

107107080008 45X

NG

TEE PR
<,

rd

EX._EDGE GF PAYEMENT
T

>
3

&,

w
[}
&
g
2
35
8
3

SUIHIO A9 NOLLD3dSNI
ONY TVI30 TIVM ONINVI3Y 30 NOUYODT 3LYNXO¥ddY

0UINGD

JOVNVI0 3USNO Y03 dNNB O3S SNONNUNOD  5rmrrrs
HOM WiiDg X 3014 W90 (3S0dO¥d SAUONAA
SININGMIND3Y

SANVLINSNOD TYOINHORI039 ONY WHNLOIUHORY
"3dYOSONYY 0L SUIAYd 3AUVH0030 0350d0¥d

“SLGHEHINDEY
SINVLINSNOD WHNLIIUHOWY ANY 3d¥ISONY]
Bd SV VY (0350d0¥d

'SINIPGHINDIY 5 INVIINSNCGD
TOIRHO3L039 ¥3d SV Y3HY (OAVd Q3S0c0¥d

NOLYATI3 TIVA ONINWLIY 40 dOL O3HSINL 035S0d0¥d

‘NOLYAZZ 30VA4NS ONNONO/INZNGAYY ONIUSDG L33
"NOLYATTA OVHNS/INZNAAYY OIHSINI 035040Nd
'NOLIVATI3 3¥48NS ONNOND ONUSHG

*3did LTUN0 JHL NO QOOH ONIddvAL WNINTTY #/3
(Z 3dA1) ZIS QHYONVIS GOMW QL KIV¥0 NAY1 G3S0d0dd

48 HEP

961

. £bot v [Pavewent

~Woiz=36N
WOLZ=ATT GV1S
| 40 doi G@HSIN

"UDB’] 30 NOWYATII INN3A
1S3HIIH ONUSIXI 3HL NYHL
Y3HOIH WC'0 NO 435VA 38R

"YNVL NOLNAL3Y| : &
HALVM_HHOIS HOLYAV S|
AN3NIGSS

Y

"WOR'L 30 NOWYA3TI IN3N3AYd)
1S3HIIH OMLSIX3 3HL NVHI

EX. EDGE OF PAYEMENT

U T

3did_ITUNC JHL NO GOOH SNIddvl
KANIAMTY #/5 3Uva0 % 38vild BIZ8 AINE0O
HUM 135 QUYONYIS OONN OL NISVBHOIYO MGN

= - RYNR0B B Y |

@D
[0iZ]

B

X581 /

TK
[3%3

ONIOT ONKIVHO 3UIS 3UIS-NO

HOLL08 L
“SLEAYIND3Y ,
SINVIINSNOD TYOINHOIL03D ¥3d SV 3d0TS 035008
doL
WO 30VANNS 03 0

TVHS (3S0d0¥d e

TVHS ONUSDE = e

NOUVATI3 MNQINOD VIS ONNOMD ONUSIA 15
'NOUVATIZ IWUNS QNNO¥O ONLSHA %%x

<.

€172y

1Z°4=AN]|
L 1=1a|

[_1-801)

I8y NV WS

AW 40 LHI HND Y

i N

@ 30 NN .
7 7

EX._EOGE 0F pavemeny

o X CHAR-LNK FencE™

K

&

30 NOHVATYS ININGAV 1S3HIH X3

SRW PLAN 45376
o
Ki

“STV130_¥0J "ONI SNIFTINIONT|
ENH A8 03uvd3ud SNY1d LSO OL
Y3434 AVMIANO 2016340 0350d0Yd)

[311S] BHEEYSU\SBUINDID OY\IDA 8091 \T1303d\D

Hea0L R102/50/1




& City of |
# Richmond  Report to Development Permit Panel

To: Development Permit Panel Date: August 8, 2018

From: \Wayne Craig File: DP 17-787403
Director of Development

Re: Application by Concord Pacific (Sun Tech) for a Development Permit at 8555
Capstan Way and 3400 No. 3 Road (formerly 8511 Capstan Way and 3360 No. 3
Road)

Staff Recommendation
That a Development Permit be issued which would:

1. Permit the construction of a high-rise, high density, mixed use development comprised of
530 dwellings (including 29 affordable housing units), 3,336 m* (35,910 ft?) of retail and
office, and a 1,194 m* (12,850 ft*) not-for-profit arts facility at 8555 Capstan Way and 3400
No. 3 Road (formerly 8511 Capstan Way and 3360 No. 3 Road) on lands zoned
“Residential/Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) -
Capstan Village (City Centre)”; and

2. Vary the provisions of Richmond Zoning Bylaw 8500 to allow unenclosed balconies on levels
3 to 12 of the building at the southwest corner of 8555 Capstan Way to project into the required
front yard by up to 3.0 m.

Wayne Craig
Director of Development

WC:sch
Att.

5935803



August 8, 2018 -2- DP 17-787403

Staff Report
Origin
Concord Pacific (Sun Tech) has applied to the City of Richmond for permission to develop a
high-rise, high density, mixed use development at 8555 Capstan Way and 3400 No. 3 Road
(formerly 8511 Capstan Way and 3360 No. 3 Road) on lands zoned “Residential/Limited

Commercial and Artist Residential Tenancy Studio Units (ZMU25) - Capstan Village (City
Centre)” (Attachment 1).

The subject site is currently vacant, except for a temporary residential sales centre. Bylaw 9780,
for rezoning of the subject site (RZ 17-769242) from “Single Detached (RS1/F)”, “Roadside
Stand (CR)”, “Auto-Oriented Commercial (CA)”, and “Gas and Service Stations (CG1)” to its
current zone, was adopted on July 23, 2018. Through the rezoning, the developer’s lands were
subdivided to create two lots separated by a new extension of Hazelbridge Way. Development of
the new lots is proposed to include a multi-family residential building on Hazelbridge Way’s east
side and a mixed use building on its west side (adjacent to a neighbourhood park and the
designated future location of the Capstan Canada Line Station). More specifically, the
developer’s proposal includes:

1. 48,348 m* (520,418 ft*) total floor area, comprising:

» 43,819 m? (471,658 ft?) of multi-family residential uses, including 699 m? (7,528 {t%) for
affordable low-end-of-market rental (LEMR) housing (designed and constructed, at the
developer’s sole cost and secured in perpetuity with a Housing Agreement); and

» 4,530 m* (48,760 ft*) of commercial uses, including 3,336 m? (35,910 ft*) of retail and
office, together with a 1,194 m* (12,850 ft*) ground floor, commercial unit for use as a
privately owned and operated, not-for-profit arts facility for dance, theatre, music, visual,
applied, and/or media arts and art education (designed and constructed at the developer’s
sole cost and secured in perpetuity with a legal agreement on title);

2. 530 dwellings, including 501 market units and 29 LEMR units;
3. Public open space secured with statutory right-of-ways, including a transit plaza; and
4. Public art.

All off-site improvements required with respect to the subject development, as determined to the
satisfaction of Engineering, Transportation, and Parks, were agreed to by the developer through
the rezoning. The required works will be designed and constructed, at the developer’s sole cost,
through the City’s standard Servicing Agreement processes, which shall include:

1. An initial Servicing Agreement (that the developer entered into prior to rezoning adoption)
for Hazelbridge Way, other road works, utility upgrades, park, and transit plaza
improvements; and

2. Subsequent Servicing Agreements (that the developer shall enter into prior to lot-by-lot
Building Permit issuance) for sidewalk improvements.

No other Servicing Agreement works are required in respect to the subject Development Permit
application.
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Development Information

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of
the proposed development data with the relevant Bylaw requirements.

Background

The subject development is located in the City Centre’s rapidly developing Capstan Village area,
at the crossroads of No. 3 Road and Capstan Way. Development surrounding the subject site is
as follows:

To the north: A multi-phase, high-rise, high density, mixed use development (under
construction), the future location of the Capstan Canada Line Station (targeted for
completion in 2021), a neighbourhood park (under construction), and an Early
Childhood Development (ECD) Hub (under construction);

To the east:  Existing high-rise, high density, multi-family residential developments separated
from the subject site by an existing landscaped mid-block trail (secured with
statutory right-of-ways on the neighbouring multi-family lots);

To the south: Capstan Way and a low-rise, automobile-oriented commercial area designated for
future high-rise, high density, mixed use development; and

To the west:  No. 3 Road and a multi-phase, high-rise, high density, mixed use development (under
construction), including a City community centre targeted for completion in 2021.

Rezoning and Public Hearing Results

At the rezoning stage, staff identified design issues to be addressed through the subject
Development Permit process. These issues generally focussed on the development’s Canada
Line interface and have been satisfactorily addressed as follows:

1. Prior to rezoning adoption, legal agreements were registered on title, including:

» The City’s standard Canada Line covenant (for noise and nuisance);

* A covenant restricting Building Permit issuance until the City determines that TransLink’s
Adjacent Integrated Design (AID) objectives (for minimizing potential interference with
guideway and train operations) have been reasonably satisfied; and

* A “station integration” covenant, transit plaza statutory right-of-way, and Servicing
Agreement for the developer’s design and construction (at the developer’s sole cost) of
architectural and landscape features (above and beyond what would have otherwise been
acceptable if station integration was not required) for the purpose of enhancing transit rider
convenience, comfort, and security (e.g., weather protection, seating, lighting, decorative
paving, temporary vendor/food truck locations, and related works within the City’s
neighbourhood park).

Note: The subject Development Permit includes a preliminary concept for the project’s
station integration features. The design of these features will be further developed, to the
City’s satisfaction, in coordination with TransLink’s design of Capstan Station, through
the City’s Servicing Agreement and related transit station design review processes.

2. The Development Permit provides for transit interface features required by TransLink:
* Below-grade parking has been set back 10 m (33 ft.) from the guideway drip line to
minimize potential conflicts with the Canada Line’s foundations; and
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» Above-grade portions of the development have been set back a minimum of 10 m (33 ft.)
from the guideway drip line to protect the guideway from falling objects and other forms of
interference; and

3. As per City Centre Area Plan (CCAP) Development Permit Guidelines, residential dwellings
are located at least 10 m (33 ft.) from the guideway drip line and 12 m (39 ft.) or more above
finished grade (which raises them above the Canada Line trains) to reduce overlook, ambient
light, and other potential livability impacts.

The Public Hearing for the rezoning of the subject site was held on January 22, 2018. At the
Public Hearing, Council encouraged the developer to consider:

1. Utilizing Solar Energy: The developer has added solar panels to the west lot’s rooftop to
provide for the hot water needs of the not-for-profit arts facility.

2. Increasing Family-Friendly Units: The developer has increased the project’s percentage of 3-
and 4-bedroom market units from 4% (17 units) to 16% (78 units). (Note: Staff support the
developer’s proposed percentage of affordable 3-bedroom units, which remains unchanged at
24% or 7 units.)

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject Development
Permit application. In addition, it complies with the intent of the applicable sections of the Official
Community Plan (OCP) and is in compliance with the “Residential/Limited Commercial and Artist
Residential Tenancy Studio Units (ZMU25) - Capstan Village (City Centre)”.

Through the applicant’s rezoning and related Development Permit processes, the developer has
satisfied the following development requirements.

1. Affordable Housing: Prior to rezoning adoption, the developer entered into the City’s
standard Housing Agreement and a Housing Covenant was registered on title to each lot to
secure (in perpetuity) the developer’s commitment to design and construct (on-site, to a
turnkey level of finish, and at the developer’s sole cost) 5% of the development’s residential
floor area in the form of 29 affordable low-end-of-market rental (LEMR) housing units. The
developer has engaged a potential non-profit operator to manage the LEMR units and, in
light of input provided by the operator, staff are supportive of the developer’s proposal to
cluster the units on each lot. Prior to Development Permit issuance, the existing Housing
Covenants will be amended for the purpose of accurately reflecting the specifics of the
Development Permit design for each lot (e.g., number, type, and size of units) .

o Affordable Housing o Affordable Unit Mixf‘
Min. Fioor Area Proposed Floor Area | 1-BR | 2-BR | 3-BR | Total
Lot 1 (East) 699 m* (7,528 %) 699 m* (7,528 ft*) 8 4 Nil 12
Lot 2 (West) | 1,492 m® (16,054 ft°) 1,492 m* (16,054 ft°) 3 7 7 17
TOTAL 2,191 m* (23,583 ft) 2,191 m* (23,583 ft) 11 11 7 29

* 100% of the affordable housing units will satisfy Richmond’s Basic Universal Housing (BUH) standards.
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2. Village Centre Bonus (VCB): Prior to rezoning adoption, the developer voluntarily agreed to
satisfy the terms of the VCB, as set out in the ZMU25 zone, as follows:
» Cash-in-Lieu Contribution: Payment of funds (prior to rezoning adoption) towards the

City’s future construction (off-site) of community amenity space ($3,928,600); and

* Not-for-Profit Arts Facility: Registration of legal agreements on title to secure the
developer’s commitment to design and construct (on the west lot, to a turnkey level of
finish, and at the developer’s sole cost) 10% of the development’s maximum permitted

VCB bonus floor area in the form of a storefront commercial unit fronting the

neighbourhood park (together with parking and related uses/spaces) for the purpose of

accommodating (in perpetuity) a privately owned and operated, not-for-profit arts facility,
to the satisfaction of the City. In addition, as approved through the rezoning:

a) Prior to Development Permit issuance, the developer shall submit a lease or letter of
intent with a not-for-profit arts organization, including the developer’s commitment to
pay for Tenant Improvements and building upgrades (e.g., enhanced mechanical,
sprung floors, and large, clear-span/column-free spaces) at no cost to the tenant; and

b) Prior to Building Permit issuance, the detailed design of the arts facility shall be
reviewed and approved by the Directors of Development and Arts, Culture and
Heritage Services to ensure that it satisfies the terms of the rezoning legal agreements.

3. Public Washrooms: Prior to rezoning adoption, legal agreements were registered on title to
secure (in perpetuity) the developer’s commitment to design and construct (on-site, to a
turnkey level of finish, and at the developer’s sole cost) two publicly-accessible, privately
owned and maintained washrooms along the north side of the west lot. The required facilities
have been satisfactorily included in the subject Development Permit. As approved through
the rezoning, prior to Development Permit issuance, construction of the washrooms shall be
secured to the City’s satisfaction with a letter of credit.

4. Capstan Station Bonus (CSB): Prior to rezoning adoption, the developer voluntarily agreed to

satisfy the terms of the CSB, as set out in the ZMU25 zone, as follows:

» Station Construction: Pre-payment of funds (prior to rezoning adoption) towards the future
construction of Capstan Station ($4,564,063); and

» Public Open Space: Registration of statutory right-of-ways and the transfer of lands (fee
simple) to the City to satisfy the CSB’s required publicly-accessible open space
contribution, which open space includes an expansion of the City-owned neighbourhood
park together with the transit plaza and arts space walkway on the developer’s west lot and
mid-block trail on the east lot (which includes a small dog park).

5. Parking Strategy: Prior to rezoning adoption, legal agreements were registered on title to
secure the developer’s offer to voluntarily contribute towards various transportation-related
features in compliance with Zoning Bylaw requirements for Parking Zone 1A (Capstan
Village) and transportation demand management (TDM) parking reductions. The required
features have been included in the proposed Development Permit design for the west lot
(adjacent to Capstan Station), as follows:

» Public (Commercial) Parking: 65% of commercial parking (97 spaces) is designated for
short-term use by the general public (i.e. hourly and drop-off/pick-up spaces);

» Car-Share: Three designated car-share parking spaces with electric vehicle (EV) charging
equipment are designated on the parkade’s ground floor and, prior to Development Permit
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10.

11.

12.

13.

14.

15.

issuance, the developer shall submit a letter of credit for $75,000 to secure the developer’s
commitment to provide three car-share vehicles; and

= End-of-Trip Facilities: End-of-trip facilities are provided for the use of commercial tenants
in the form of a handicapped-accessible suite of rooms (e.g., showers, change cubicles,
toilets, grooming stations, and lockers) co-located with the lot’s commercial Class 1 (i.e.
secure) bike storage.

Tandem Parking: Prior to rezoning adoption, the City’s standard covenant was registered on title
to limit the use of tandem parking for market dwellings having exclusive use of two spaces.

Electric Vehicle (EV) Charging: Prior to rezoning adoption, legal agreements were registered
on title to the west lot securing the developer’s commitment to equip 100% of resident
parking, 10% of Class 1 (i.e. secure) bike storage, and the west lot’s car-share spaces with
energized outlets or charging stations, as applicable.

District Energy Utility (DEU): All Capstan Village developments, including the subject
development, must be designed and constructed to facilitate their connection to a future City
DEU system. Prior to rezoning, legal agreements were registered on title requiring that,
among other things, the developer submits an energy modelling report prior to Building
Permit approval and enters into a Service Provider Agreement prior to occupancy.

Pubic Art: Prior to rezoning adoption, legal agreements were registered on title to secure the
developer’s commitment to voluntarily contribute $425,090 towards public art within the
City park and/or adjacent publicly-accessible on-site open spaces (e.g., transit plaza). Prior to
Development Permit issuance, the developer shall prepare a Detailed Public Art Plan, to the
City’s satisfaction, and submit a letter of credit to secure its implementation.

Transport Canada Height Regulations: The developer has submitted a signed/sealed letter
prepared by a surveyor confirming that the height of the proposed development, 47 m (154 ft.)
GSC, is in compliance with Transport Canada regulations.

Aircraft Noise: The OCP permits residential and other aircraft noise sensitive uses in this
location, subject to specific requirements. Prior to rezoning adoption, the City’s standard aircraft
noise covenant was registered on title requiring that an acoustic report, prepared by a certified
professional and satisfactory to the City, is submitted prior to Building Permit issuance.

View Blockage and Other Development Impacts: Prior to rezoning adoption, the City’s
standard covenant was registered on title to notify purchasers of potential development impacts
and ensure that the developer incorporates reasonable mitigation measures into the design.

Flood Construction Level: Prior to rezoning adoption, the City’s standard flood covenant was
registered on title, requiring a minimum habitable floor level of 2.9 m (9.5 ft.) GSC or 0.3 m
(1.0 ft.) above the crown of the fronting street.

On-Site Tree Removal and Replacement: Through the rezoning process, Council approved the
removal and 2:1 replacement of 37 bylaw-size trees, secured with a $37,000 Letter of Credit. The
required security has been submitted as part of the applicant’s Tree Removal Permit (T3 18-
829120) and the subject Development Permit provides for the required 74 replacement trees.

Phasing: Prior to rezoning adoption, legal agreements were registered on title requiring that, on a
lot-by-lot basis, prior to first occupancy of the building on each lot, the developer shall ensure
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that, in addition to market residential and commercial space, specified development features are

completed to the City’s satisfaction generally including, but not limited to, the following:

» Affordable housing, together with all related vehicle parking, Class 1bike storage, and
residential amenity space on the lot (lot-by-lot);

» The not-for-profit arts facility, together with all related vehicle parking, Class 1bike
storage, loading, and related features (west lot only);

» Public washrooms (west lot only);

= Capstan Station integration features (west lot only);

* Indoor and outdoor residential amenity space (lot-by-lot);

* End-of-trip bike facilities for commercial tenants (west lot only);

» Car-share facilities (west lot only);

= (Class 1 (residential and commercial) bike storage (lot-by-lot);

»  “Public” commercial parking spaces (west lot only);

*  Public art (west lot only);

» Loading and waste management facilities (lot-by-lot);

» Electric vehicle (EV) charging equipment for parking and Class 1 bike storage (lot-by-lot);

= On-site, publicly-accessible open spaces (lot-by-lot); and

»  Works subject to the rezoning Servicing Agreement and the Servicing Agreement
specific to each lot (lot-by-lot).

Zoning Compliance/Variances

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to allow
unenclosed balconies on levels 3 to 12 of the building at the southwest corner of 8555 Capstan Way
to project into the required front yard by up to 3.0 m.

Staff support the requested variance on the basis that the proposed balcony projections will be
limited to one corner of the site, not interfere with public pedestrian circulation or vehicle
sightlines, and enhance the streetscape.

Advisory Design Panel (ADP)

On December 14, 2017, the Advisory Design Panel supported the subject Development Permit
application moving forward to the Development Permit Panel, subject to the applicant giving
consideration to the ADP’s comments. A copy of the relevant excerpt from the Advisory Design
Panel Minutes is attached for reference, together with the applicant’s design response in ‘hold
italics’ (Attachment 3). All outstanding design issues have been resolved.

Analysis

The developer proposes to construct a high-rise, high density, mixed use development in the
heart of Capstan Village, near the future Capstan Canada Line Station, a neighbourhood park,
and approved community centre and Early Childhood Development (ECD) Hub. The proposed
form of development, which combines articulated streetwall building elements and towers,
complies with Zoning Bylaw requirements and the objectives of the CCAP’s Development
Permit Guidelines. More specifically, the development has successfully demonstrated:

1. A strong urban concept contributing towards a high-density, high-amenity, mixed-use,
transit-oriented environment, comprising pedestrian-oriented commercial, a not-for-profit
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arts facility, office, and a variety of dwelling types (including 49% family-friendly, 2- and 3-
bedroom units);

2. Variations in massing contributing towards streetscape interest, solar access to usable
rooftops, and upper- and mid-level views across the site for residents and neighbours;

3. An articulated building typology with distinctive forms and features that will contribute
towards local identity, pedestrian interest, and a sense of human scale; and

4. Sensitivity to existing neighbours, by meeting or exceeding minimum recommended tower
separation guidelines (e.g., 24 m / 79 ft.) and enhancing public streets and walkways around
the perimeter of the site.

Conditions of Adjacency

The subject site is located in Capstan Village, a planned high-rise, mixed use area in proximity to
the Canada Line. The proposed development is designed to respect both existing and future
surrounding development as follows.

1. To the East: The development responds to its existing residential neighbours by:

* Limiting building height to 3 storeys along 50% of this frontage;

» Ensuring that tower spacing between the subject site and its neighbours is at least 24 m
(79 ft.), as per CCAP Development Guidelines;

*  Widening the existing landscaped, mid-block trail from approximately 10 m (33 ft.) to 16 m
(53 ft.) (which trail widening will be privately owned and maintained, as per the statutory
right-of-way registered on the title to the lot prior to rezoning adoption);

* Providing for complementary uses in the form of townhouses and residential lobbies; and

* Incorporating landscape features and uses that will enhance the trail’s visual appeal and
amenity (e.g., a paved walkway, green wall, decorative architectural fagade treatments,
trees, planting with seasonal colour, and a small fenced dog park for public use).

2. To the North: The development seeks to enhance the City’s neighbourhood park and
playground and contribute towards a high amenity public realm through:

» Stepping down the building towards the park to reduce shading and provide a more
pedestrian-scale interface;

* Installing a broad public walkway along the face of the building (including weather
protection, seating, and landscape features) to provide for a convenient public pedestrian
route between Capstan Station, Hazelbridge Way, and the nearby ECD Hub (under
construction);

* Locating the proposed not-for-profit arts facility along the park-fronting public walkway
and enhancing its relationship with the park by orienting its main entrance to the north,
installing glazed, garage-style doors offering views and access to arts activities, mounting
colourful fins on the fagade above, and providing opportunities for public art and
temporary art displays along the walkway; and

* Locating two publicly-accessible (privately owned and maintained) washrooms adjacent
to the arts facility, where they will have good surveillance from surrounding active uses
and be convenient for people using the park and children’s playground.

3. To the West: The development is set back along this frontage to:
= Satisfy TransLink’s requirements for reducing potential interference with train operations;
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4.

* Reduce potential Canada Line impacts (e.g., overlook and ambient light) on fronting office
and residential occupants; and

* Enhance transit integration with the public realm through the creation of a large, animated,
public transit plaza (secured with a statutory right-of-way), including pedestrian-oriented
retail, weather protection and furnishings, public art, trees and planting, special landscape
features, and opportunities for seasonal vendors and food trucks.

To the South and Along Hazelbridge Way: Townhouse and retail frontages, together with
trees, planting, street furnishings, and other landscape features, will enhance the appearance,
amenity, and casual surveillance of Hazelbridge Way and the Capstan greenway; while,
tower spacing across Hazelbridge Way and between the subject site and future neighbours to
the south will be at least 24 m (79 ft.), as per CCAP Development Guidelines.

Urban Design and Site Planning

The proposed form of development takes advantage of the site’s irregular shape and its proximity
to the Canada Line, neighbourhood park, Capstan greenway, and mid-block trail to create a
dynamic, high-density, urban environment that is consistent with CCAP objectives and
characterized by:

1.

Distinctive towers, in the form of slim slabs articulated with stepped rooflines and expressed
cores, that provide for an unique identity and street definition along the curving alignment of
Hazelbridge Way, Capstan Way, and the Canada Line;

Massing variations, in combination with accessible and inaccessible rooftop landscape treatments,
that help to further break down the scale of the buildings, provide for visual interest and varied
recreation opportunities, enhance upper-level views from on-site and neighbouring development,
and improve daylighting of adjacent park and residential uses;

Underground parking that helps to hide services uses from public view, reduce the buildings’
bulk, and allow for generous, landscaped, public open spaces at grade (e.g., transit plaza, arts
facility walkway, and mid-block trail);

Continuous, pedestrian-oriented retail, arts facility, and residential frontages that will contribute
towards local livability, complement transit operations, enhance public enjoyment of adjacent
park and open space amenities, and help support a lively public realm; and

Maximum tower heights that comply with Transport Canada requirements (i.e. 47 m / 154 fi.
GSC) and minimum habitable floor elevations that comply with Richmond’s flood construction
requirements (i.e. 2.9 m/ 10 ft. GSC or 0.3 m/ 1 ft. above the crown of the fronting street).

Architectural Form and Character

The CCAP encourages the development of a mosaic of distinctive, yet cohesive, urban villages.
The subject development aims to satisfy this objective by building on the strong streetwall
vocabulary established elsewhere in Capstan Village, while proposing a distinct tower and
podium expression. In brief, features include:

1.

A layering of dynamic, horizontal forms that contributes towards a modern, minimalist

architectural expression including:

* An active, transparent, commercial/residential ground floor;

* A distinct podium plane articulated with long residential balconies and playful vertical
sun shades along commercial frontages; and



August 8, 2018 -10- DP 17-787403

» Slim, slab-like towers that arc gracefully along the site’s street frontages, articulated
with balconies and fins that provide rhythm, variety, and visual interest;

2. An integrated landscape approach that provides for planting at all rooftop levels (except for the
roofs of the elevator and stair cores);

3. Quality materials (e.g. white brick, dark marble, and glass balcony guards and canopies) that,
together with an unique graphic concrete treatment on the buildings’ expressed elevator and stair
cores, contributes towards a distinct identity and high amenity urban environment; and

4. A subdued, white-grey-black colour palette that, used in combination with variations in texture
and punches of bright colour along commercial frontages, helps to break up the massing,
reinforce the identity of key public spaces, and project a crisp, contemporary image.

Landscape Design and Open Space Design

For Capstan Village, the CCAP encourages the development of a network of neighbourhood
parks, greenways, mid-block walkways, and other landscape features. In addition, Zoning
Bylaw requirements in respect to the Capstan Station Bonus require that benefitting
developments (including the subject development) provide public open space over and above
basic CCAP park standards. The subject developer’s public open space contribution is provided,
in part, as a fee-simple expansion of the City-owned neighbourhood park. In addition to this, the
development provides for on-site publicly-accessible and private open space features as follows:

1. 2,991 m? (0.7 ac.) of publicly-accessible open space, secured with statutory right-of-ways,
including the proposed transit plaza, arts facility walkway adjacent to the park, and mid-
block trail expansion;

2. 3,180 m’ (0.8 ac.) of residential outdoor amenity space, based on the OCP standard of 6 m*
(65 ft*) per dwelling unit, comprising a large, landscaped, multi-use, outdoor space at each
building’s podium roof level (co-located with required indoor residential amenity space) and
smaller spaces at higher levels, designed to provide for children’s play, strolling, tai chi,
socializing, relaxing, outdoor dining, and gardening (i.e. raised plots, tool storage, hose bibs,
and related features), together with special landscape and water features;

3. Private outdoor patios and balconies for all dwelling units; and

4. Additional landscaping in the form of residential lobby entrance features, landscape buffers along
townhouse frontages, landscaped setbacks along retail frontages, and green roofs.

Shared Indoor Amenity Space

The CCAP requires that multi-family develogments comprising more than 200 units provide
indoor amenity space at a rate of at least 2 m” (22 ft*) per unit. The subject development exceeds
the CCAP minimum lot-by-lot requirement and provides for an attractive range of indoor
amenity features co-located with each lot’s podium-level outdoor amenity space (e.g., lap pool,
exercise rooms, lounge with kitchen, and games rooms).

Lot Dwellings - Minimum Requirement ' Proposed
Lot 1 (East) 169 338 m* (3,638 ft%) 363 m? (3,907 ft%)
Lot 2 (West) 361 722 m* (7,772 ) 755 m? (8,127 ft%)
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Crime Prevention through Environmental Design (CPTED)
Measures are proposed to enhance safety and personal security including, but not limited to, the
following measures.

1. Casual Surveillance: Minimization of blind corners, prominent residential and commercial
lobby entrances, co-location of end-of-trip facilities, car-share, and drop-off/pick-up uses on the
main floor of the west lot’s parkade, clear sightlines to exits within the parkade, glazed
vestibules, street-oriented residential and retail units, and pedestrian scale lighting;

2. Territoriality: Landscape buffers and grade changes between public and private spaces; and

3. Target Hardening: Special security features at all residential, commercial, and parking
entrances.

Accessible Housing

Richmond’s OCP seeks to meet the needs of the city’s aging population and people facing
mobility challenges by encouraging the development of accessible housing that can be
approached, entered, used, and occupied by persons with physical or sensory disabilities. To
address the City’s policy, the developer proposes to provide:

1. Barrier-free access to all building lobbies and indoor and outdoor amenity spaces;

2. Aging in place features in all dwellings (e.g., stairwell hand rails, lever-type handles for
plumbing fixtures and door handles; and solid blocking in washroom walls to facilitate future
grab bar installation (by others) beside toilets, bathtubs, and showers); and

3. 133 Basic Universal Housing (BUH) units (i.e. 25% of total units) designed to satisfy all
applicable Zoning Bylaw requirements, including 100% of affordable housing (29 units) and
21% of market housing (104 units).

Note: The developer proposes to use the Zoning Bylaw density exclusion of 1.86 m?* (20 ft%)
for each BUH unit provided.

Sustainability Measures

The project’s sustainability goal is to provide a cost-effective, high-value development that meets
or exceeds City standards (i.e. LEED “Silver” equivalent). The development proposal targets 54
LEED points and responds to City objectives for enhanced long-term environmental, fiscal, and
social sustainability as per the attached LEED Checklist (Attachment 4). In brief, among other
things the development will include:

1. A full building energy simulation to optimize energy efficiency measures and an enhanced
commissioning process to ensure that the building’s energy related systems are operating
efficiently and as designed;

2. District Energy Utility (DEU) compatible building and mechanical system designs to
facilitate a future connection to a City utility;

3. A solar hot water array on the west lot’s rooftop to satisfy the hot water needs of the not-for-
profit arts facility;

4. Energized electric vehicle (EV) charging equipment for 100% for resident parking spaces
(208V - 240V) and 10% of Class 1 (i.e. secure) bike storage (120V);

5. End-of-trip cycling facilities for commercial tenants and employees;
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6. Green roofs and vegetated outdoor areas incorporating drought tolerant plants to reduce
reliance on irrigation;

7. Low flow/flush plumbing fixtures (e.g., toilets, showers, and faucets) and a high efficiency
irrigation system to reduce water usage; and

8. Best practices to optimize air quality and provide a clean and healthy building for occupants.

Conclusions

The proposed development is consistent with Richmond’s objectives for the subject property and
Capstan Village as set out in the OCP, City Centre Area Plan (CCAP), and Zoning Bylaw. The
project’s distinctive form, pedestrian-oriented streetscapes, not-for-profit arts facility, affordable
and accessible housing, public art, landscaping, and sustainable development measures, together
with the developer’s concurrent construction of off-site improvements secured through rezoning,
will enhance the establishment of Capstan Village as a high-amenity, transit-oriented, urban
community. On this basis, staff recommend that the Development Permit be endorsed and
issuance by Council is recommended.

Svomme. Crer-Hufnan .

Suzanne Carter-Huffman
Senior Planner / Urban Design

SPC:sch

Attachments:
1) Location Map
2) Development Application Data Sheet
3) Advisory Design Panel Minutes, Thursday, December 14, 2017
4) LEED Checklist
5) Development Permit Considerations
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Location Map
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Development Application Data Sheet
Development Applications Department

DP 17-787403 Attachment 2

Address: 8555 Capstan Way and 3400 No. 3 Road (formerly 8511 Capstan Way and 3360 No. 3 Road)

Applicant: Concord Pacific (Sun Tech) Owner:  Sun Tech City Development Corp.
‘Planning Area: City Centre (Capstan Village)
Floor Area Gross:  55,778.0 m? excluding parking Floor Area Net:  48,348.4 m°
| Existing l Proposed
steass | (o] (e Sere ocrnge
Land Uses Temporary residential sales centre tg: ;((E/?/Zts)é)!—ili—%g;\r-izzgﬁ:gzgtijasle
OCP Designation | Mixed Use No change

= Urban Centre t5 (35 & 45 m) /2.0 FAR
City Centre Area | = Capstan Bonus /0.5 FAR
Plan (CCAP) » Village Centre Bonus /1.0 FAR No change
Designation = Pedestrian-Oriented Retail Precinct

» Richmond Arts District
Aircraft Noise =  “Area 3" — All Aircraft Noise Sensitive
Sensitive Development (ANSD) uses may be As per existing policy
Development considered

Residential/Limited Commercial and Artist
Zoning Residential Tenancy Studio Units (ZMU25), No change
as amended by Bylaw 9780 (RZ 17-767242)

530 (limited by covenant on title), including:
Number of Units | Nil = Lot 1 (East): 169 (157 market & 12 affordable)
= Lot2 (West): 361 (344 market & 17 affordable)

50% 1-bedroom & 50% 2, 3 & 4-bedroom, including:
= Market units: 501, including:

- 51% 1-BR (254 units)

- 34% 2-BR (169 units)

- 15% 3-BR (76 units)

- Less than 1% 4-BR (2 units)

»  Affordable units: 29, including:

- 38% 1-BR (11 units)

- 38% 2-BR (11 units)

- 24% 3-BR (7 units)

* Basic Universal Housing (BUH) units: 133 (25%
of total units), including:

- Market: 104 (21% of market units)
Accessible N/A - Affordable: 29 (100% of affordable units)
Housing = Aging-in-Place: All units not designed to BUH
standards shall include aging-in-place features
(e.g., blocking in walls for grab bars, lever
handles, etc.)

Unit Mix N/A
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Bylaw Requirement

Proposed

Variance

50,467.2 m?, including: 48,348.4 m?, including:
(Fri?:;)Area ~ Total - Lot 1(East): 13,988.5 m? - Lot 1(East): 13,988.5 m? e
«  Lot2 (West): 36,478.7 m? = Lot 2 (West): 34,359.9 m* P
4,529.9 m?, including:
, = Lot 1(East): Nil ,
_ 6,648.7 m", including: »  Lot2 (West): 4,529.9 m“,
lfl‘oog—rRAg;?iential (max) " Lot1(East): Ni 2 including: 2 per;lr%ri]t?ed
« Lot2 (West): 6,648.7 m - Office & Retail: 3,336.1 m
- Not-for-Profit Arts Facility:
1,193.8 m* (12,850.0 ft)
Floor Area — 2 . . 2 . .
. A , 43,818.5 m®, including: 43,818.5 m*, including:
szsr‘:(i‘irg'%g‘rﬂ:gl’gg + Lot 1(East): 13,9885 m’_ = Lot 1(East): 139885 m*_ pe';'r?]:‘tfe ]
Housing (max) » Lot 2 (West). 29,830.0 m »  Lot2 (West): 29,830.0 m
Floor Area — 2,190.9 m? (5% of residential), including: 2,190.9 m?, including: None
Affordable Housing « Lot 1(East). 699.4 m’ » Lot 1(East): 699.4 m? ermitted
Only (min) » Lot 2 (West): 1,491.5 m? = Lot 2 (West): 1,491.5m? P
Lot Coverage: ) %:Irllilr?gg gaaﬁgiped roofs over * 90% None
. « Lot 1(East): 3,700 m* min « Lot 1 (East): 3,816.5 m?
Lot Size + Lot 2 (West): 8,000 m’ min, « Lot 2 (West): 8,048.1 m? None
» Residential (typically 15.0 m
Setbacks @ Canada » Residential @ 12.0 m+ above grade: 10 above grade): 10.0 m to guideway
Line (min) m to guideway drip line drip line None
» Non-residential: 6.0 m guideway drip line | * Non-residential: 11.0 m to
guideway drip line
* 6.0 m min. to a lot line or SRW, but this
Sziia(%‘;)@ Road & may be reduced to 3.0 m if proper + 30m None
interfaces are provided
. » 3.0 mto alotline or SRW, but this may
ggtbacks @ In‘ter|or be reduced to 0.0 m if proper interfaces *+ 00m None
ide Yards (min) .
are provided
Setbacks @ Parking . .
Below Finished Grade 0.0m 0.0m None
Increase
Setbacks - « Max. 1/3 of required yard Lot 1(East) @ sguthwest corner from
Unenclosed Balcony (1/3 x 3.0 m = 1.0 m max. projection) of levels 3 to 12: 3.0 m max. 1.0 m to
Projections ' ' - Prol projection :
3.0m
Height * 47 m GSC max. s 47 mGSC None
Total with 10% TDM reduction: 643 min. Total:806
. * Residential: 492 min. * Residential (incl. Visitors): 653
Total Parking - Non-residential: 148 min. - Non-residential: 150 None
* (Car-share: 3 » Car-share; 3




Bylaw Requirement Proposed Variance
Total: 653
Total with 10% TDM reduction: 492 min. * Lot1(East): 169
. . - Market Housing: 143
*  Market Units @ 0.9/unit = 452 - Affordable Housina: 10
Residential Parking » Affordable Housing @ 0.81/unit = 24 - Visitors: 16 g
(With 10% TDM *  Visitors: 16 . Lot2 (Wesf)‘ 484 None
reduction) - Lot 1 (East): 50%(0.18/unit) = 16 AR
- Lot 2 (West): Nil (Shared with - Market Housing: 470
commercial .arkin ) - Affordable Housing: 14
parking - Visitors: Nil (Shared with
commercial parking)
Total with 10% DM reduction: 148 min.
¢ Retail & Office (first22 floors): 3,162.6 m? | Total: 150
. . gla @ 3.375/100 m“ gla = 107 * Lot 1 (East): Nil
Commercial Parking |, A5 Facility: 41 (Not required for + Lot 2 (West): 150, including 65% | Non€
exclusive use, except if so determined (97 spaces) “Public Parking”
via the owner’s lease agreement)
Car-Share Parking * 3 spaces (as per legal agreement) * 3 spaces None
* Total: 84 spaces (42 pairs)
Tandem Parking . o , ' - Lot 1 (East): Nil
Spaces Max 50% of Market Residential . Lot2 (West): 84 spaces (42 None
pairs)
3 . * Lot 1 (East): 2 medium truck spaces ¢ East Lot: 2 medium spaces
Off-Street Loading * Lot 2 (West): 4 medium truck spaces ¢ West Lot: 4 medium spaces None
*+ Lot1 (East): 215 * Lot 1 (East). 215
. _ * Lot 2 (West): 464 * Lot 2 (West): 464
Bike Storage -Class 1\ " rogidential: 452 ~ Residential: 452 None
- Non-residential: 12 - Non-residential: 12
) _ * Lot 1 (East) 34 * Lot 1 (East) 34
Bike Storage —Class 2 | || 5 (\West): 91 « Lot 2 (West): 91 None
CCAP Indoor Amenity | = Lot 1(East): 169 x 2 m*/unit = 338 m? = Lot 1(East): 363 m? None
Space @ 2 m2/unit «  Lot2 (West): 361 x 2 m%unit=722m* |+ Lot2 (West): 755 m?
* Lot 1(East): 169 x 6 m*/unit= 1,014 m*> |+ Lot 1(East): 1,014 m*, including
OCP Outdoor Amenity - Incl. 507 m? children’s play space 507 m? children’s play space None
Space @ 6 m2/unit + Lot2 (West): 361 x 6 m*unit=2,166 m® | » Lot 2 (West): 2,166 m?, including
- Incl. 600 m® children’s play space 600 m? children’s play space
2,991 m* (25%) secured by SRW,
including:
s Lot 1 (East):
CCAP Additional 877 m?, including: - Mid-block trail: 677 m?
Landscaped Space @ | = Lot 1(East): 382 m* +  Lot2 (West): 2,314 m® None
10% Net Site Area + Lot 2 (West): 805m? - Transit plaza: 849 m?
- Art space walk: 616 m?
Plus additional decorative planting
areas

Other:

Tree replacement compensation submitted prior to rezoning bylaw adoption for the loss of significant trees.




Attachment 3
Excerpt from the Minutes from the

Advisory Design Panel Meeting

Thursday, December 14, 2017 — 4:00 p.m.
Richmond City Hall

DP 17-787403 - FOUR-TOWER, HIGH-RISE, MIXED USE, 55,000SQ.M. DEVELOPMENT,
INCLUDING 533 UNITS, 4,400SQ.M. OF OFFICE, 1,055 SQ.M. OF COMMERCIAL & 1,194
SQ.M. FOR “ARTS UMBRELLA”, LOCATED NEXT TO THE FUTURE CAPSTAN CANADA LINE

STATION

ARCHITECT: GBL Architects
PROPERTY 8511 Capstan Way & 3360 No. 3 Road
LOCATION:

Applicant’s Presentation

Amela Brudar, Principal, GBL Architects, Achim Charisius, Architect, GBL Architects, and Grant Brumpton,
Principal, PWL Partnership, presented the project and answered queries from the Panel. Peter Webb, Senior
VP, Development, Concord Pacific, and Brian Jackson, also commented and answered queries from the
Panel.

Panel Discussion

Comments from the Panel were as follows:

. documentation and diagrams provided were helpful in understanding the project;

. appreciate the quality and quantity of renderings included in the package for Panel members;
excellent readability of materials brought to the Panel;

. applicant has done a good job in the challenging task of distributing density throughout the
proposed development; voids are welcomed and massing decisions are appropriate given the
various intersections and proximity to the streets;

. the project is handsome; architecture is simple, timeless, and minimalist;

. like the subdued material and colour palette; use of white, gray and black contrasts is well done;
darker coloured streetscape is appropriate; appreciate the high quality of materials in the
streetscape, €.g. white brick, dark marble, and graphic architectural concrete; applicant is advised
to retain these materials as the project moves forward;

. introducing colours to help animate the lower levels of the building is a good approach; accent
colours mitigate the monolithic appearance of the buildings; the applicant is encouraged to use
more of this approach in the project;

. proposed landscaping is interesting; appreciate the overall concept of ruggedized and naturalized
landscape adjacent to a more formal architecture; appreciate the waterscape and boulders on the
podium rooftop’s outdoor amenity area;

. consider applying the curving horizontal slab expression along the Capstan Way facade to the
tower fagade (fronting the inner courtyard on the podium) facing No. 3 Road to provide contrasting
tower facades along the west elevation of the proposed development (as viewed from No. 3 Road);

Curving horizontal slab expression has been added to the noted tower.

. planning is thoughtful and well done; commend the applicant for the successful architecture;
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appreciate the proposed sustainability features for the project; the project is on the right track from
a sustainability point of view;

support the architectural design; like the vertical fins on the southwest fagade; however, elements

such as fins, slab extensions, and balconies which act as solar shades could also give rise to thermal
comfort issues;

suggest that the applicant investigate approaches to resolve thermal comfort issues, e.g. wraparound
insulation;

This will be investigated in detail at the Building Permit stage.

notice the extensive use of glass in the office and arts components which provide daylighting but
could also create thermal comfort issues; consider installing spandrel unit system or dynamic glass;

Spandrel has been added to the arts facility. Further investigation into glazing options with
respect to thermal comfort will be undertaken at the Building Permit stage.

huge building fagcade facing the public park; consider installing additional trees in the park area
fronting the arts facility to provide more screening; also consider retaining some existing trees
proposed to be removed from the public park site to provide privacy;

Existing trees must be removed to facilitate Capstan Station’s construction and will be replaced
through the park Servicing Agreement process, to the City’s satisfaction. The arts facility has
been designed with large, glazed, garage-style doors opening onto a weather- protected walkway
to take advantage of its public location and support a variety of active/passive, indoor/outdoor
activities.

consider installing visual translucency to provide screening/privacy to office spaces facing the
Skytrain guideway;

Vertical fins installed on the office facade will adding visual interest for passers-by and reduce
overlook from the trains without compromising views or daylight.

support the proposed location of public art at the public plaza and the provision of weather
protection;

consider enhancing and increasing the height of planting in front of residential townhouse units to
provide privacy screening from passing pedestrians;

Patios have been set back and landscape buffers have been added to increase privacy for
occupants of the townhouse unit.

consider allowing shared use by residents of the green roofs on tower rooftops;

The tower rooftops are designed as extensive green roofs due to airport-related building height
restrictions; however, residents will have use of the podium rooftops and various mid-rise
rooftop areas.

appreciate the model and the drawing package; images are good but the finer details are difficult to
read;

like the concrete detail around elevator and stair cores;

vertical fins are a strong element; significant amount of exposed concrete in the proposed
development could give rise to thermal bridging issues; investigate further opportunities for
insulation;

This will be investigated in detail at the Building Permit stage.

support the proposed materials palette;
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consider integrating park and ride in the proposed development;

Car-share (3 spaces with EV charging and vehicles) will be provided on the west lot.

the proposed development is of high quality and a welcome addition to Richmond; architectural
form and character has been successfully resolved; streetwalls are well articulated;

Hazelbridge Way frontage is dense and urban but successfully addressed through the use of high
quality materials and variation of facades;

the applicant is encouraged to incorporate good wayfinding in the proposed development due to its
proximity to the future Capstan Canada Line station;

Wayfinding signage and related features will be incorporated used throughout the project.

appreciate the applicant incorporating public art at an early stage of the project; also appreciate
integrating public art into the architecture and landscaping of the proposed development; the
applicant is advised to coordinate with the City’s public art planner for the project’s public art;

A preliminary public art plan was completed prior to rezoning adoption and a detailed plan(s)
will be completed prior to Building Permit issuance.

support the approach to open up the building towards the public park;

commend the applicant for a successful project; support other Panel members’ comments regarding
the architecture of the building;

appropriate edge treatment is key to the success of the project; proposed edge treatment for each
fagade is well done, except at the east fagade where the portion fronting the proposed mid-block
trail appears weak and underdeveloped; consider a stronger rationale for the east elevation of the
proposed development;

Mid-block trail facade has been revised and further developed to include a more diverse
architectural expression, the incorporation of a green wall, and a publicly-accessible (privately
owned and maintained) dog park.

vertical fins and horizontal expression work well proportionally; fins along the west fagade could
be better coordinated to provide further animation and enhance visual interest, e.g. could be
coordinated with the movement of trains passing by and wrapped cinematically along Capstan
Way; and

a layby along Capstan Way, near the south end of the mid-block trail, would have been helpful to
access the entrance to the east lot’s southern residential lobby; consider orienting the entrance to
Capstan Way (instead of the trail) to make it more prominent and improve wayfinding for
motorists.

The lobby has been revised so that it fronts Capstan Way.

Panel Decision

It was moved and seconded
That DP 17-787403 be supported to move forward to the Development Permit Panel subject to the
applicant giving consideration to the comments of the Advisory Design Panel.

CARRIED



Attachment 4
LEED Checklist
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Attachment 5

i REVISED — August 8, 2018
Cl'ty of Development Permit Considerations

Development Applications Department

RlChmond 6911 No. 3 Road, Richmond, BC VBY 2C1

File No.: DP 17-787403
Address: 8555 Capstan Way & 3400 No. 3 Road (formerly 8511 Capstan Way & 3360 No. 3 Road)

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

1. Rezoning Legal Agreements (Development Permit Holds): Satisfy the terms of legal agreements registered on title
prior to rezoning adoption (RZ 17-769242) with respect to Lot 1 (East) and Lot 2 (West), which shall include, but
shall not be limited to:

1.1. Affordable Housing: For Lot 1 (East) and Lot 2 (West), registration of replacement agreements, as
determined to the City’s satisfaction, with respect to the Housing Covenant & Rent Charge agreements
registered on the lots for the purpose of accurately reflecting the specifics of the approved building design,
Housing Units, and Housing Unit Parking Spaces to be constructed on each lot (which shall include, but may
not be limited to, final floor plans and summary tables describing the location, type, and size of each
Housing Unit). The owner may also be required to execute and register any additional legal agreements
required to facilitate the detailed design, construction, operation, and/or management of the Housing Units,
as determined to the City’s satisfaction.

1y : Affordable Ho‘using ,  Affordable Unit Mix*

Min. Floor Area Proposed Floor Area | 1-BR | 2-BR | 3-BR | Total

Lot 1 (East) 699 m* (7,528 ft)) 699 m® (7,528 ft%) 8 4 Nil 12

Lot 2 (West) 1,492 m* (16,054 ft?) 1,492 m* (16,054 ft*) 3 7 7 17

TOTAL 2,191 m? (23,583 ft*) 2,191 m* (23,583 ft*) 11 11 7 29
* 100% of the proposed affordable LEMR housing units will comply for the City’s Basic Universal Housing

(BUH) standards.

1.2.  Public Washrooms: Registration of a replacement agreement, to the City’s satisfaction, with respect to the

Public Washroom Covenant on Lot 2 (West) for the purpose of providing for a:
a) Location plan;

b) Design plan; and

c) Statutory right-of-way;

1.3. Not-for-Profit Arts Facility (VCB Arts Space): Submission to the City, to the satisfaction of the Director,
Arts, Culture and Heritage Services and Director of Development, a signed Arts Space Tenancy Agreement
or a signed letter of intent with an Eligible Tenant including the Owner’s commitment to construct and
install the Tenant Improvements at its sole cost.

1.4. Plans and Reports: Registration of various amendment and/or replacement agreements, as determined to the
- City’s satisfaction, for the purpose of attaching plans and/or reports, prepared by appropriate registered
professionals, describing the specifics of the approved Development Permit and/or related features,
including:

a) Public Art: A Detailed Public Art Plan, to the City’s satisfaction, which shall be based on the full value
of the developer’s public art contribution less 5% for City administration (i.e. at least $403,835.50) and
be implemented in coordination with the development of Lot 2 (West);
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1.5.

1.6.

1.7.

-2

b) View Blockage & Other Development Impacts: For Lot 1 (East) and Lot 2 (West), a report for each lot
describing the developer’s impact mitigation strategy, to the City’s satisfaction; and

¢) End of Trip Commercial Cycling Facilities & “Class 1” Bike Storage for Non-Residential Uses: For Lot
2 (West), a location plan showing the end-of-trip facilities and commercial tenant bicycle storage.

Letters of Confirmation: Submission of letters from certified professional(s) confirming that the
Development Permit design complies with the legal agreements registered on title with respect to:

a) View Blockage & Other Development Impacts: For Lot 1 (East) and Lot 2 (West), a letter confirming
that the building on each lot has been designed in accordance with the reports attached to the agreements

registered on the lots.

Letters of Credit: Delivery of Letters of Credit to the City to secure the developer’s commitment to the
following:

a) Public Washrooms: $600,000 for the design and construction of the publicly-accessible (privately owned
and maintained) washrooms on Lot 2 (West); and

b) Public Art: $403,835.50 for the implementation of the Detailed Public Art Plan, based on 95% of the
developer’s total Public Art contribution (i.e. 95% x $425,090 = $403,835.50); and

c) Car-Share: $75,000 for the purchase of three car-share vehicles.
Voluntary Cash Contribution: Delivery of a contribution in cash to the City with respect to:

a) Public Art: $21,254.50 for City administration costs (to be deposited into the City’s Public Art Reserve
Fund), based on 5% of the developer’s total Public Art contribution (i.e. 5% x $425,090 = $21,254.50).

Receipt of a Letter of Credit for landscaping in the amount of $2,491,935.77 (based on the costs estimate provided by
a CSLA registered landscape Architect, including 10% contingency), which includes estimates for the following:

2.1.
2.2.

Lot 1 (East): $948,228.77 (i.e. $158,149.75 for the Mid-Block Trail and $790,079.02 for other works); and

Lot 2 (West): $1,543,707.00 (i.e. $159,890.50 for the Arts Space Walkway and $1,383,816.50 for other
works).

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

1.

Rezoning Legal Agreements (Building Permit* Holds): Satisfy the terms of legal agreements registered on title prior

to rezoning adoption (RZ 17-769242) with respect to Lot 1 (East) and Lot 2 (West), which shall include, but shall not
be limited to:

2.3.

2.4.

2.5.

Servicing Agreements (SA)*: On a lot-by-lot basis, entrance into Servicing Agreements* (secured with
Letters of Credit) for off-site (frontage) works required with respect to the development of Lot 1 (East) and
Lot 2 (West), the scope of which agreements was generally determined through the rezoning.

District Energy Utility (DEU): On a lot-by-lot basis, submission of an energy modelling report for each of
Lot 1 (East) and Lot 2 (West) and design each lot with the capability to connect to and be serviced by a
DEU, to the satisfaction of the Director of Engineering.

Not-for-Profit Arts Facility (VCB Arts Space): For Lot 2 (West):

a) Approval of the detailed design of the VCB — Arts Space as incorporated in the Building Permit
drawings and specifications, together with all ancillary and related spaces and features, as determined to
the satisfaction of the Director, Arts, Culture and Heritage Services and Director of Development, in
their sole discretion; and

b) Submission of a letter of confirmation from the owner’s architect confirming that the Building Permit
complies with the VCB Arts Space Agreement registered on title.
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Construction Parking and Traffic Management Plan: On a lot-by-lot basis, submission of a Plan for each lot, to the
satisfaction of the Transportation Department. The Management Plan(s) shall include locations for parking for
services, deliveries, workers, and loading, applications 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.

Accessibility: Incorporation of accessibility measures in the Building Permit (BP)* plans for each lot, as determined
via the Rezoning and/or Development Permit processes.

Construction Hoarding: 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:

+*

Items marked with an asterisk require 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 over 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 contains 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 Copy on File

Signed Date



Wy City of
w80¢ Richmond Development Permit

No. DP 17-787403
To the Holder: Concord Pacific (Sun Tech)

Property Address: 8555 Capstan Way and 3400 No. 3 Road (formerly 8511 Capstan
Way and 3360 No. 3 Road)

Address: Sun Tech City Development Corp., Inc. No. 0533040
900 - 1095 West Pender Street, Vancouver, BC V6E 2M6

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 allow unenclosed balconies on levels
3 to 12 of the building at the southwest corner of 8555 Capstan Way to project into the required
front yard by up to 3.0 m.

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 #1a to #20 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
$2,491,935.77 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. 1f 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.

5935803



‘Development Permit
No. DP 17-787403

To the Holder: Concord Pacific (Sun Tech)

Property Address: 8555 Capstan Way and 3400 No. 3 Road (formerly 8511 Capstan
Way and 3360 No. 3 Road) :

Address: Sun Tech City Development Corp., Inc. No. 0533040
900 - 1095 West Pender Street, Vancouver, BC V6E 2M6

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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DP 17-787403
SCHEDULE “A”

8555 Capstan Way & 3400 No. 3 Road
{formerly 8511 Capstan Way & 3360 No. 3 Road)
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OVERALL FORM & CHARACTER

AUG 8/18
PLAN #8
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8555 Capstan Way and 3400 No. 3 Road
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AERIAL VIEW

VIEW OF PARCEL 2 LOBBY AND ARTS FACILITY ELEVATION FROM PARK
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CAPSTAN STATION INTEGRATION

AUG 8/18
PLAN #9b
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VIEW LOOKING SOUTH FROM PARK, PARCEL 2 COMMERCIAL IN FOREGROUND

VIEW LOOKING NORTH AT PUBLIC PLAZA, PARCEL 2 COMMERCIAL IN FOREGROUND
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