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PLN-5

PLN-16

ITEM

1.

Planning Committee

Anderson Room, City Hall
6911 No. 3 Road

Wednesday, July 3, 2019
4:00 p.m.

MINUTES

Motion to adopt the minutes of the meeting of the Planning Committee held
on June 18, 20109.

NEXT COMMITTEE MEETING DATE

July 16, 2019, (tentative date) at 4:00 p.m. in the Anderson Room

DELEGATION

Kent Mullinix, Director of the Institute for Sustainable Food Systems,
Kwantlen Polytechnic University, to present a_study being conducted
regarding a substantial and important knowledge gap about the Agriculture
Land Reserve in Metro Vancouver, and a request for City of Richmond
financial support.
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Planning Committee Agenda — Wednesday, July 3, 2019

Pg. #

PLN-18

PLN-47

6216264

ITEM

PLANNING AND DEVELOPMENT DIVISION

HERITAGE ALTERATION PERMIT (HA 19-859014) AND
STEVESTON VILLAGE HERITAGE CONSERVATION GRANT
APPLICATION FOR 3891 MONCTON STREET BY BRETT

MARTYNIUK
(File Ref. No. HA 19-859014) (REDMS No. 6206798)

See Page PLN-18 for full report

Designated Speakers: Wayne Craig, Barry Konkin and Minhee Park

STAFF RECOMMENDATION

(1) That a Heritage Alteration Permit (HA 19-859014) which would
permit the replacement of the existing roof for the protected heritage
building at 3891 Moncton Street; and

(2) That a grant request of $15,159.38 be approved under the Steveston
Village Heritage Conservation Grant Program to assist with the roof
replacement work for the protected heritage building located at 3891
Moncton Street and disbursed in accordance with Council Policy
5900.

APPLICATION BY MONIREH AKHAVAN FOR A HERITAGE
ALTERATION PERMIT AT 12051 3RD AVENUE (STEVESTON

COURTHOUSE)
(File Ref. No. HA 19-860363) (REDMS No. 6189864)

See Page PL N-47 for full report

Designated Speakers: Wayne Craig and Minhee Park
STAFF RECOMMENDATION

That a Heritage Alteration Permit which would permit the installation of a
new kitchen exhaust system on the rear (west) elevation of the protected
heritage building and the replacement of the existing free standing sign in
the front yard at 12051 3rd Avenue be issued.
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Pg. #

PLN-68

PLN-105

6216264

ITEM

APPLICATION BY KONIC DEVELOPMENT FOR REZONING AT
8291 AND 8311 WILLIAMS ROAD FROM “SINGLE DETACHED

(RS1/E)” ZONE TO “LOW DENSITY TOWNHOUSES (RTL4)” ZONE
(File Ref. No. 12-8060-20-010053; RZ 17-788945) (REDMS No. 6202186)

See Page PL N-68 for full report

Designated Speakers: Wayne Craig and Minhee Park

STAFF RECOMMENDATION

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10053, for the
rezoning of 8291 and 8311 Williams Road from the “Single Detached
(RS1/E)” zone to the “Low Density Townhouses (RTL4)” zone, to permit
the development of 10 townhouse units with vehicle access from Williams
Road, be introduced and given first reading.

APPLICATION BY FAIRCHILD DEVELOPMENTS LTD. FOR A
ZONING TEXT AMENDMENT TO THE “RESIDENTIAL MIXED
USE COMMERCIAL (ZMU9) - ABERDEEN VILLAGE (CITY
CENTRE)” ZONE TO ALLOW “RETAIL, SECOND HAND” AS A

PERMITTED USE AT 4151 HAZELBRIDGE WAY
(File Ref. No. 12-8060-20-010055; ZT 19-861140) (REDMS No. 6206583)

See Page PLN-105 for full report

Designated Speakers: Wayne Craig and Jordan Rockerbie

STAFF RECOMMENDATION

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10055, for at
Zoning Text Amendment to the “Residential Mixed Use Commercial
(ZMU9) — Aberdeen Village (City Centre)” zone to allow “Retail, Second
Hand” as a permitted use at 4151 Hazelbridge Way, be introduced and
given first reading.
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Pg. #

PLN-117

PLN-136

6216264

ITEM

APPLICATION BY WEI DONG LUO FOR REZONING AT 11951
BLUNDELL ROAD FROM “AGRICULTURE (AG1)” TO A SITE
SPECIFIC AGRICULTURE ZONE TO PERMIT A LARGER HOUSE

SIZE
(File Ref. No. RZ 19-855349) (REDMS No. 6195932 v. 2)

See Page PLN-117 for full report

Designated Speakers: Wayne Craig and Steven De Sousa

STAFF RECOMMENDATION

That the application for the rezoning of 11951 Blundell Road from
“Agriculture (AG1)” to a Site Specific Agricultural Zone, to permit a house
up to 500 m? in floor area, be denied.

EARLY ADOPTION OF BC BUILDING CODE PROVISIONS FOR 12

STOREY MASS TIMBER CONSTRUCTION
(File Ref. No. 12-8360-01) (REDMS No. 6185110 v. 12)

See Page PLN-136 for full report

Designated Speaker: James Cooper

STAFF RECOMMENDATION

(1) That participation in the Province’s program as identified in the
report titled “Early Adoption of BC Building Code Provisions for 12
Storey Mass Timber Construction” dated June 7, 2019 from the
Director, Building Approvals and the Fire Chief, Richmond Fire-
Rescue be endorsed; and

(2) That staff be directed to consider mass timber construction for
buildings only in those areas of the City Centre Area Plan where
buildings up to a maximum of 35 m are permitted.

MANAGER’S REPORT

ADJOURNMENT
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Date:

Place:

Present:

Also Present:

Call to Order:

v ts City of
# Richmond

Planning Committee

Tuesday, June 18, 2019

Anderson Room
Richmond City Hall

Councillor Linda McPhail, Chair
Councillor Bill McNulty
Councillor Carol Day

Councillor Alexa Loo
Councillor Harold Steves

Councillor Michael Wolfe

The Chair called the meeting to order at 4:00 p.m.

MINUTES

It was moved and seconded
That the minutes of the meeting of the Planning Committee held on June 4,
2019, be adopted as circulated.

CARRIED

NEXT COMMITTEE MEETING DATE

July 3, 2019, (tentative date) at 4:00 p.m. in the Anderson Room

PLN -5
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Planning Committee
Tuesday, June 18, 2019

6214758

COMMUNITY SERVICES DIVISION

DRAFT CULTURAL HARMONY PLAN 2019-2029
(File Ref. No. 07-3300-01) (REDMS No. 6192246 v. 7)

In reply to queries from Committee, Kim Somerville, Manager, Community
Social Development, advised that (i) this strategy is intended to for residents
and newcomers to the city, (i1) staff work with other agencies to ensure these
groups are included to break down barriers, (iii) as the strategy is refined staff
will consider a variety of perspectives and work with other community
partners to examine different opportunities that are available, and (iv) staff
will collaborate with the school district with regard to youth services and
programs.

In reply to further queries from Committee, Dorothy Jo, Inclusion
Coordinator, advised that a diversity inclusion workshop has been
implemented for staff and volunteers.

Ms. Somerville noted that a number of training opportunities are offered to
the volunteers and staff and as the program moves forward the needs of staff
will be determined. She then advised that staff are working with the
Corporate  Communications Department and various groups that have
connections throughout the city to promote the program to the community.
Ms. Somerville remarked that more details will be provided late fall once all
data has been collected, refined and the consultation results have been
compiled.

It was moved and seconded

(I)  That the Draft Cultural Harmony Plan 2019-2029, as outlined in the
staff report titled “Draft Cultural Harmony Plan 2019-2029”, dated
May 23, 2019, for the purpose of seeking public feedback on the
Draft Plan be approved; and

(2) That staff report back with the final Cultural Harmony Plan,
including a summary of public feedback.

CARRIED

PLN -6



Planning Committee
Tuesday, June 18, 2019

6214758

PLANNING AND DEVELOPMENT DIVISION

APPLICATION BY FOUGERE ARCHITECTURE INC. TO AMEND
SCHEDULE 2.14 OF OFFICIAL COMMUNITY BYLAW 9000
(HAMILTON AREA PLAN), CREATE THE “TOWN HOUSING -
HAMILTON (ZT86)” ZONE, AND REZONE THE SITE AT 23400,
23440, 23460 AND 23500 GATES AVENUE AND A PORTION OF
GATES AVENUE FROM “SINGLE DETACHED (RS1/F)” TO “TOWN
HOUSING (ZT8) - HAMILTON” AND “SCHOOL &

INSTITUTIONAL USE (SI)”
(File Ref. No. 12-8060-20-009932/010011; RZ 17-766714) (REDMS No. 6195595 v. 2)

Mark McMullen, Senior Coordinator - Major Projects, reviewed the
application and highlighted that (i) the proposed development is consistent
with the Official Community Plan (OCP) and designated Neighbourhood
Residential, as well as Environmentally Sensitive Area (ESA) and
Neighborhood Residential (Stacked Townhouse) within the Hamilton Area
Plan, (ii) there is a minor OCP amendment to make changes to the strollways
and shared streets to allow for more pedestrian areas, (iii) the bylaw proposes
to designate the proposed City park with the ESA habitat enhancement and
compensation areas as a Conservation Area, (iv) Gates Avenue will terminate
in a cul de sac with an interim public lane to serve lots to the north, (v) there
will be a preservation of 17 existing trees and planting of 33 trees and shrubs
within the ESA habitat enhancement, (vi) the townhouse form is three storeys
with roof decks, and (vii) 10 of the standard three-storey units will be
convertible units.

In reply to queries from Committee, Mr. McMullen noted that (i) the standard
three-story units with convertible units do not have a roof deck, (ii) should
this project move forward the applicant can consider creating renderings or
virtual tours of units that have convertible units, and (iii) no on-street parking
will be provided.

Joshua Reis, Program Coordinator, Development, advised that Gilley Road is
envisioned as a hightstreet and that the density would decrease as you move
further out and the proposed development is consistent with that strategy.

In reply to further queries from Committee, Mr. McMullen noted that the
reshaping of the ESA would be of higher value and preserve more trees.
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Planning Committee
Tuesday, June 18, 2019

6214758

In response to questions from Committee, Joe Erceg, General Manager,
Planning and Development, advised that (i) there was a long planning and
consultation process with regard to the Hamilton Area Plan, (ii) the plan
before Committee is the one that received the most broad support in
Hamilton, and (iii) an amenity contribution component was implemented as
part of the Hamilton Area Plan and that development is needed in order to
collect amenity contributions.

It was moved and seconded

(1)

(2)

)

)

That Official Community Plan Amendment Bylaw 10011, to amend
Schedule 2.14 of Official Community Plan Bylaw 9000 (Hamilton
Area Plan) to amend the “Circulation Map” and the “Parks, Public
Realm and Open Space Map”’ for the area between Gates Avenue and
Gilley Road, be introduced and given First Reading;

That Bylaw 10011, having been considered in conjunction with:
(a) the City’s Financial Plan and Capital Program; and

(b) the Greater Vancouver Regional District Solid Waste and
Liquid Waste Management Plans;

is hereby found to be consistent with said program and plans, in
accordance with Section 477(3)(a) of the Local Government Act;

That Bylaw 10011, having been considered in accordance with OCP
Bylaw Preparation Consultation Policy 5043, is hereby found not to
require further consultation; and

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9932 to
create the “Town Housing (ZT86) - Hamilton” zone, and to rezone
23400, 23440, 23460 and 23500 Gates Avenue and a portion of Gates
Avenue from “Single Detached (RS1/F)” to “Town Housing (ZT86) —
Hamilton” and “School & Institutional Use (S1)”, be introduced and
given first reading.

CARRIED

PLN -8



Planning Committee
Tuesday, June 18, 2019

6214758

APPLICATION BY PAKLAND DEVELOPMENTS LTD. FOR
REZONING AT 7571 BRIDGE STREET FROM THE “SINGLE
DETACHED (RS1/F)” ZONE TO THE “SINGLE DETACHED (ZS14) -

SOUTH MCLENNAN (CITY CENTRE)” ZONE
(File Ref. No. 12-8060-20-009939; RZ 18-802621) (REDMS No. 5953724)

Nathaniel Andrews, Planning Technician, reviewed the application and
highlighted that (i) this rezoning application is consistent with the McLennan
South Sub Area Plan for a subdivision, (ii) each newly created lot along
Armstrong Street will be providing a one bedroom secondary suite, (ii) the
newly constructed dwelling on the eastern portion of 7571 Bridge Street will
provide a voluntary contribution to the Affordable Housing Fund, (iii) the
applicant has agreed to provide four trees of on each of the three lots
identified in the subdivision plan and a voluntary contribution to the City’s
Tree Compensation Fund for trees to be removed, and (iv) frontage
improvements along with road dedication for the extension of Armstrong
street will be provided.

In reply to queries from Committee, staff noted that (i) the Service Agreement
(SA) for this development will be tied to an SA to lots to the north which will
provide for the extension of Armstrong Road to be constructed, (ii) there are
two properties to the west of the subject site with applications in circulation
and construction of the road will proceed as redevelopment of properties in
the area occurs, (iii) the three off-site protected trees have been accounted for
in a previous rezoning application, and (iv) the proposed development does
comply with the City’s affordable housing strategy and tree replacement
strategy.

It was moved and seconded

That Richmond Zoning Bylaw 8500, Amendment Bylaw 9939, for the
rezoning of the western portion of 7571 Bridge Street from the ‘“Single
Detached (RS1/F)” zone to the “Single Detached (ZS14) - South
McLennan (City Centre)” zone, be introduced and given First Reading.

CARRIED

PLN -9



Planning Committee
Tuesday, June 18, 2019

6214758

APPLICATION BY SNC LAVALIN INC. FOR REZONING OF
PORTIONS OF 12700 AND 12800 RICE MILL ROAD, 12280 AND
12300 NO. 5 ROAD FROM AGRICULTURAL (AG1) AND LIGHT

INDUSTRIAL (IL) TO A SITE SPECIFIC ZONE
(File Ref. No. 12-8060-20-009940; RZ 18-824565) (REDMS No. 5977294 v. 11)

David Brownlee, Planner 2, reviewed the application and highlighted that (i)
the application is to create a custom zone, BC Ferries Fleet Maintenance and
Moorage (Z114), (ii) redevelopment of the site will occur in two phases over 5
years, (iii) redevelopment involves the demolition of a number of buildings,
raising portions of the site, construction of two new industrial buildings,
installation of a new pier structure, upgrading of utilities, 1 km of new dike to
be built in several phases, and Environmentally Sensitive Area and Riparian
Management Area (RMA) enhancement compensations, and (iv) approvals
have been received for this project from a number of external government
agencies.

In reply to queries from Committee, Mr. Brownlee provided the following
information:

= rezoning would only occur to portions of the site south of the existing rail
line;
»  this project would not inhibit the widening of Rice Mill Road, however

there are certain implications along the south side of Rice Mill Road, and
the City holds property on the north side of Rice Mill Road;

=  staff recommend only rezoning the southern portion of the site as there
are many unknowns with regard to the George Massey Tunnel
enhancement project and connections from Highway 99 through to No. 5
Road;

= staff consulted with Engineering staff regarding alternatives for
placement of the sanitary sewer line to further reduce impacts on trees,
however it is a private utility and placing it under Rice Mill Road would
pose a liability risk to the City.

Discussion took place on whether the Provincial Government was consulted
and notified of the proposed project and it was noted that BC Ferries’ Board
has reviewed this application and given preliminary approvals.

In reply to a query from Committee, Lloyd Bie, Director, Transportation,
advised that the applicant would be required to submit a Construction and
Traffic Management Plan to address any potential issues around No. 5 Road.
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Planning Committee
Tuesday, June 18, 2019

6214758

In reply to further queries from Committee, Baljinder Mahal, Operations
Manager, BC Ferries, David McWalter, SNC Lavalin, and Keith Dunbar,
SNC Lavalin, advised that (i) BC Ferries has not been approached by the
Province regarding any land appropriation in regards to the tunnel, (ii) Coastal
Ferries has a Commissioner that reports to the Province and the BC Ferries
Board liaises with that Commissioner who approves this project, (iii) BC
Ferries’ approval process runs concurrently with the application with the City,
and (iv) the Ministry of Transportation and Infrastructure (MOTI) has been
consulted and given their initial approvals for this project.

Discussion ensued with regard to the impacts of this application on the future
enhancement of the George Massey Tunnel project and staff noted that should
this application proceed, it would require final approval from MOTI prior to
adoption.

Discussion further took place with regard to referring this matter back to staff
for additional information and consultations with appropriate bodies regarding
the George Massey Tunnel enhancement plans including the release of City

property.
In reply to queries from Committee, Mr. Mahal further remarked that when
this project goes to the BC Ferries’ Commissioner for approval, by law the

Commissioner must provide a 60 day consultation period with all affected
stakeholders and that the project timeline is tight.

As aresult of the discussion the following meotion was introduced:

It was moved and seconded

(1) That Richmond Zoning Bylaw 8500, Amendment Bylaw 9940 to
create the “BC Ferries Fleet Maintenance and Moorage (Z114)”
zone, and to:

(a) Rezone 12300 No. 5 Road and 12800 Rice Mill Road from
“Light Industrial (IL)” to “BC Ferries Fleet Maintenance and
Moorage (Z114)”’; and

(b) Rezone a portion of 12280 No. 5 Road and 12700 Rice Mill
Road from “Agricultural (AG1) and Light Industrial (IL)” to
“BC Ferries Fleet Maintenance and Moorage (Z114)”;

be introduced and given first reading; and

(2) That staff consult with the Ministry of Transportation and
Infrastructure and all appropriate bodies for acknowledgement that
they understand the implications of this application on the George
Massey Tunnel enhancement project and City of Richmond property
and report back at the next Council meeting.
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Planning Committee
Tuesday, June 18, 2019

6214758

The question on the motion was not called as staff noted that information
could be provided prior to the July Public Hearing should the application
proceed.

The question on the motion was then called and it was DEFEATED with
Cllrs. Day, McNulty, McPhail and Steves opposed.

Discussion then took place to refer the application back to staff until further
consultation has been conducted with the appropriate bodies and brought back
as soon as possible.

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

That the staff report titled “Application by SNC Lavalin Inc. for Rezoning
of Portions of 12700 and 12800 Rice Mill Road, 12280 and 12300 No. 5
Road from Agricultural (Agl) and Light Industrial (Il) to a Site Specific
Zone” be referred back to staff to consult with the Ministry of
Transportation and Infrastructure and all appropriate bodies for
acknowledgement that they understand the implications of this application -
on the George Massey Tunnel enhancement project and City of Richmond
property and report back as soon as possible.

CARRIED

APPLICATION BY MATTHEW CHENG ARCHITECT INC. FOR
REZONING AT 9020 GLENALLAN GATE, 9460, 9480 & 9500
GARDEN CITY ROAD FROM SINGLE DETACHED (RS1/E) TO

LOW DENSITY TOWNHOUSES (RTL4)
(File Ref. No. 12-8060-20-010047; RZ 18-829032) (REDMS No. 6162813)

Steven De Sousa, Planner 1, reviewed the application and highlighted that the
(i) proposed development consists of 13 townhouse units, including two
convertible units and one secondary suite, (ii) proposed development is
consistent with the Official Community Plan and Arterial Road Policy, (iii)
applicant will provide a cash contribution to the Affordable Housing Reserve,
(1v) proposed development includes frontage improvements along both
streets, and (v) proposed building is to be built to achieve BC Energy Step
Code 3.

In reply to a query from Committee, Mr. De Sousa advised that the change in
elevation of the proposed development will be consistent with existing
properties in the area.
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Planning Committee
Tuesday, June 18, 2019

6214758

It was moved and seconded

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10047, for the
rezoning of 9020 Glenallan Gate, 9460, 9480 & 9500 Garden City Road
Jrom the “Single Detached (RS1/E)” zone to the “Low Density Townhouses
(RTL4)” zone, in order to permit the development of 13 townhouse units
with vehicle access from Garden City Road, be introduced and given first
reading.

CARRIED

APPLICATION BY 1116559 B.C. LTD. FOR REZONING AT 9340
GENERAL CURRIE ROAD FROM SINGLE DETACHED (RS1/F) TO
TOWN HOUSING (ZT45) - GILBERT ROAD, ACHESON - BENNETT
SUB-AREA, ST. ALBANS SUB-AREA, SOUTH MCLENNAN (CITY

CENTRE)
(File Ref. No. 12-8060-20-010048; RZ 17-790958) (REDMS No. 6160197)

Minhee Park, Planner 2, reviewed the application and highlighted that the (i)
proposed development consists of 5 townhouse units in two buildings, (ii)
proposed development is consistent with the land use designation and
generally consistent with the proposed ZT45 zoning regulation except for the
small car parking regulation, (iii) frontage and area of the subject site do not
meet the minimum requirements for townhouse developments; however staff
support the application as the applicant has demonstrated that efforts have
been made to acquire the properties to the east but was not successful, (iv)
proposed building is carefully designed to minimize impacts to neighbours,
(v) applicant proposes community benefits including a contribution to the
City’s affordable housing fund, provision of convertible housing units and a
cash contribution for upgrades of existing pedestrian signals to Audible
Pedestrian Signals in the neighbourhood.

In reply to queries from Committee, staff noted that the McLennan South
Area Plan does envision a mix of two, two and half and three-storey
buildings.

It was moved and seconded

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10048, for the
rezoning of 9340 General Currie Road from “Single Detached (RS1/F)” to
“Town Housing (ZT45) - Gilbert Road, Acheson - Bennett Sub-Area, St.
Albans Sub-Area, South McLennan (City Centre)”, to allow the
development of five (5) townhouse units, be introduced and given first
reading.

CARRIED

PLN -13



Planning Committee
Tuesday, June 18, 2019

6214758

MANAGER’S REPORT

(i)  Third Community Information Session June 13

Suzanne Smith, Acting Director, Development, highlighted that the third
Community Information Session took place on June 13, 2019, at West
Richmond Community centre and that there was an increase in attendance.
She advised that staff have been using additional promotion and staff will
continue to work with the City’s Corporate Communications Department to
encourage more people to attend the final session in October.

(ii)  Public Information Session June 26

Ms. Smith advised that there is a second Public Information Meeting on June
26, 2019, at Richmond Alliance Church from 5-8 p.m. She noted that the
information meeting is open to the public and relates to a proposed
development at 10140 — 10180 No. 1 Road and 4051 — 4068 Cavendish Drive
that consists of two and three-storey townhouse units and two single family
residential lot developments.

(iii)  Residential Rental Tenure Public Consultation

Barry Konkin, Manager, Policy Planning, highlighted that the Residential
Rental Tenure public consultation is complete and the last information session
was held and Let’s Talk Richmond feedback is closed. He then advised that
staff are collating results and more information will be provided in
September.

(iv)  Metro Vancouver Odour Control for Cannabis

Mr. Konkin advised that Metro Vancouver is holding consultations on odour
control regulations for cannabis production facilities in the region and want to
engage with Local Government, specifically Richmond’s Agricultural
Advisory Committee and Advisory Committee on the Environment for
feedback on proposed regulations.

(v)  Signage in Steveston

Mr. Konkin advised that Planning and Development and Bylaws staff will be
reaching out to business owners in Steveston to advise them of signage
requirements in that area and encourage compliance with guidelines.

ADJOURNMENT

It was moved and seconded
That the meeting adjourn (5:26 p.m.).

CARRIED

10.
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Planning Committee
Tuesday, June 18,2019

Certified a true and correct copy of the
Minutes of the meeting of the Planning
Committee of the Council of the City of
Richmond held on Tuesday, June 18,

2019.
Councillor Linda McPhail Sarah Goddard
Chair Recording Secretary

11.
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! MAILING ADDRESS

12666-72 Ave, Sumrey, BC
KPU Institute for Sustainable Food Systems Canada V3W 2M8

Land Use Exemption Applications: Do successful non-farm use and subdivision
applications support or detract from farm use of ALR land

The Agricultural Land Reserve (ALR) is the provincial land use regulation and
designation enacted to protect agricultural land in British Columbia. The regulation identifies
permitted farm uses as well as non-farm uses that support agriculture and our food system. While
there has been concern over and substantial attention paid to the loss of prime agricultural land
through removal of ALR designation, another potential threat to the long-term protection of
agricultural land is its incremental loss and diminished production capacity over time due to
permitted non-farm uses and land changes. Permitted non-farm uses may not, from the outset,
enhance agriculture as proposed, or may over time cease contributing to agriculture and the food
system as originally proposed/ intended. Either ultimately constitute an effective loss to the
ALR, and may contribute to arguments for taking the land out of the ALR. Additionally, ALR
parcel subdivision may lead to an increase in non-farm uses. In 2016 alone, there were over 200
applications to the Agricultural Land Commission for subdivision and non-farm use permits in
BC. There is need to ascertain if permitted non-farm use and subdivision have resulted in the
enhancement of the land for agricultural purposes, as proposed/ supposed, or if they led to
further erosion of agricultural capacity and diminution of the ALR.

Therefore, the purpose of this study is to review previously submitted and approved
applications (1976-2018) to the Agricultural Land Commission (ALC) for land use exemption
activities within the Agricultural Land Reserve (ALR) in select, representative Metro Vancouver
municipalities (Richmond, Surrey, Delta, Maple Ridge and Pitt Meadows and the Township of
Langley) and evaluate whether these changes remain as originally approved, and if they have
served to enhance or detract from agricultural use of the land. Results from this research will
contribute to our current understanding of agricultural land use challenges and inform the
development of municipal policy tools and resources to support efforts to assure the integrity of
the ALR, preserve agriculture land for agriculture, and to advance sustainable regional food
systems.

Research questions

(1) How many subdivision and non-farm use applications have there been and how many
applications were approved?

(2) Are lands for which applications were approved being used for agricultural purposes per
the stated purpose in the approved application?

Methodology

(1) Secondary data on subdivision and non-farm use applications will be gathered from the
Agricultural Land Commission (ALC) for the period between 1976 to 2018 (if available)
for six agricultural municipalities in the Lower Mainland: Delta, Maple Ridge, Pitt
Meadows, Richmond, Surrey and Township of Langley.

PLN - 16
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! MAILING ADDRESS

12666-72 Ave, Surrey, BC
KPU Institute for Sustainable Food Systems Canada V3W 2M8

(2) A windshield survey will be conducted to gather information on the current land and
status of the subdivision and non-farm use permitted. Our intent, goal, is to assess every
parcel for which a non-farm use or subdivision was approved over the last 10 years.

Deliverable

Complete report with municipality specific data and evaluations. Will include GIS map of all
identified parcels having land use exemptions.

Timeline
Approximately 8 months

Estimated Budget

Project oversight/ management $5,000 (ISFS contribution)
Student research assistants $15,000

Mileage $3,000

Report preparation/ print $300 (ISFS contribution)

Cash required= $18,000. Requested contribution from each study municipality is $3,000.

The Institute for Sustainable Food Systems (ISFS) is an applied research and extension unit at
KPU that investigates and supports regional food systems as key elements of sustainable
communities. ISFS applied research focuses on the potential of regional food systems in terms of
agriculture and food, economic and community development, community health, policy, and
environmental stewardship. ISFS extension programming provides information and support for
farmers, communities, business, policy makers, and others. Community collaboration is central
to the ISFS approach.

The ISFS team is multi-disiplinary, bringing together expertise in- social science, economics,
organic agriculture, agroecology, food systems, planning and policy, community health and
nutrition, landscape architecture, farm business management and agriculture education.
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5 City of
( Richmond

Report to Committee

Re:

Planning Committee Date: June 6, 2019

Wayne Craig, File: HA 19-859014
Director, Development

Barry Konkin
Manager, Policy Planning

Heritage Alteration Permit (HA 19-859014) and Steveston Village Heritage
Conservation Grant Application for 3891 Moncton Street by Brett Martyniuk

Staff Recommendation

1. That a Heritage Alteration Permit (HA19-859014) which would permit the replacement
of the existing roof for the protected heritage building at 3891 Moncton Street; and

2. That a grant request of $15,159.38 be approved under the Steveston Village Heritage
Conservation Grant Program to assist with the roof replacement work for the protected
heritage building located at 3891 Moncton Street and disbursed in accordance with
Council Policy 5900.

[&

7

| N/

Wayne Craig Barry Klonkin
Director, Development Maxager, Policy Planning
(604-247-4625) (604-276-4139)
Att. 7
REPORT CONCURRENCE
RouTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Finance Department li/ ﬂ W
/ - /
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Staff Report
Origin
Brett Martyniuk has submitted applications to:

e obtain a Heritage Alteration Permit (HA19-859014) to replace the existing roof of the
protected heritage building, known as the Tasaka Barbershop, located at 3891 Moncton
Street; and

e seek a grant in the amount of $15,159.38 through the Steveston Village Heritage
Conservation Grant Program for proposed the roof replacement work for the protected
heritage building located at 3891 Moncton Street.

A location map and an aerial photo are included in Attachment 1.
Findings of Fact

The building located at 3891 Moncton Street is one of the 17 identified heritage buildings in the
Steveston Village Heritage Conservation Area. The current use of the building is a bicycle shop.
The Statement of Significance for the building is included in Attachment 2.

Related Policies

Steveston Village Heritage Conservation Grant Program

The Steveston Village Heritage Conservation Grant (SVHCG) Program was established in 2009
to collect contributions from development projects in exchange for additional density, and
distribute funds for the exterior conservation of the 17 identified heritage buildings in the
Steveston Village Heritage Conservation Area.

Council Policy 5900 regarding the SVHCG Program was updated on November 13, 2018 in
order to better promote and facilitate exterior conservation of the identified heritage buildings
and utilize the heritage conservation funds collected to date.

The current balance of the account is $1,047,315.35 as of March 31, 2019, and no grants have
been issued from this fund to date. Council approved a grant request of $150,000 from the
Richmond Hospital/Healthcare Auxiliary on May 13, 2019 to assist with the foundation
replacement work for the protected heritage building located at 3711 and 3731 Chatham Street.
The grant can be issued once staff receive confirmation the actual cost of the completed work
and a project completion report demonstrating that the work was completed in accordance with
the approved plans.

Below is a summary of updated Council Policy 5900 (Attachment 3) regarding the SVHCG
Program:

o The maximum grant amount per identified heritage building is $150,000;
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e The grant may not exceed 50% of the total cost of eligible expenses. However, for a
registered non-profit society, Council may consider providing up to 75% of the total cost
of eligible expenses;

e Eligible expenses include roof replacements;

e An additional maximum grant of $100,000 per identified heritage building may be
considered by Council with private matching funding to achieve exceptional heritage
conservation, as determined by Council,

o The owner/developer may apply more than once as heritage conservation may occur in
stages; and

e A grant will not be provided where work has already been undertaken prior to Council
approval.

Richmond Heritage Commission

The grant application was presented to the Richmond Heritage Commission on June 5, 2019 and
was supported. An excerpt from the Commission meeting minutes is included in Attachment 4.

Analysis

Heritage Alteration Permit

The applicant proposes to replace the existing asphalt roof, which is currently in poor condition,

Two estimates have been prepared by independent contractors, and they indicate that the original
roofing material was cedar. The proposed scope of works includes removing one layer of cedar
and one layer of asphalt shingles, and installing a new roof.

The proposal roofing material is called “Eco Roof Medium Rubber Shakes”, which resembles
the look of traditional natural cedar shakes, but is engineered to be more weather resistant and
durable. The applicant would like to use “Eco Roof Medium Rubber Shakes” as it would last
longer than traditional cedar shakes and would be easier to maintain, The product is also
environmentally friendly as it is made from recycled tires. The proposed colour is “Silverwood”.
A photo of the proposed roofing material is included in Attachment 5. A sample of the material
will be presented to the Planning Committee as well.

The owner also proposes to replace the existing gutters and downpipes and install eight (8) vent
boxes for attic ventilation. The new gutters and downpipes will be painted to match the existing
colours, and the vent boxes will be placed on the west side of the building so they will not be
visible from Moncton Street or City lane to the east. Photos showing the existing building
condition and the proposed vent boxes are included in Attachment 6.
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Staff support the Heritage Alteration Permit application as the existing roofing material is not
identified as a character-defining element. The building’s main heritage value lies in the overall
form and massing of the building which contributes to the heritage character of the overall
Moncton streetscape. The proposed material will be close to its original appearance (i.e.,
original cedar), and will help extend the physical life of the building and preserve the heritage
value of the building.

Funding Request

The applicant has requested the maximum grant amount of $15,159.38 to cover half the total cost
of the proposed roof replacement, including the replacement of the roof drainage systems

(i.e., gutters and downpipes). The lower estimate for the proposed work is $30,318.85 including
the GST, and the requested amount is 50% of the total cost. Two competitive estimates from
independent contractors are included in Attachment 7.

If Council approves the grant application, the roof replacement work must be completed before
the heritage conservation grant is issued. As noted in Council Policy 5900 (Attachment 3), the
applicant will be required to submit a letter confirming the actual cost of the completed work, as
well as a project completion report demonstrating that the work was completed in accordance
with the approved permit and specifications.

Eligibility and Evaluation Criteria

The proposed roof replacement work is eligible for a grant as eligible expenses include roof
replacements which would extend the physical life of the building.

Staff have used the following criteria to assess the application:

e How the proposed work contributes to preserving and enhancing the overall historic
fabric of Steveston Village;

e The level of contribution of the proposed work in conserving the heritage character and
conveying the historic significance of the building;

o How the proposed work helps extend the physical life of the building; and

o The overall quality of the submission and the applicant’s ability to carry out the project in
a reasonable time-frame and secure other funding sources.

The main character-defining elements of the building include its square false front with
decorative moulded cornice, double-hung windows and the typical rectangular building behind.

A properly maintained roof will help extend the physical life of the building and will safeguard
the character-defining elements to conserve the heritage character and convey the historic
significance of the building. It will also ensure that the building continue to contribute to
preserving and enhancing the overall historic fabric of Steveston Village. Also, the applicant has
indicated that he has the ability to carry out the project in a reasonable time-frame and provide
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the required matching funds. As the application meets all the evaluation criteria, staff support
the grant application.

Financial Impact

Funding for this $15,159.38 grant request is available in the Steveston Village Heritage
Conservation Grant Program fund.

Conclusion

It is recommended that the Heritage Alteration Permit (HA19-859014) for 3891 Moncton Street
be issued to allow the proposed roof replacement work.

It is also recommended that Council approve the grant request for $15,159.38 through the
Steveston Village Heritage Conservation Grant Program. The grant will assist the roof
replacement of the heritage protected building located at 3891 Moncton Street.

/
4

/’ 7 ,// //
&~ b ,//

Minhee Park

Planner 2

(604-276-4188)

MP;cas

Att. 1: Location Map and Aerial Photo

: Statement of Significance

: Council Policy 5900

: Excerpt from the June 5, 2019 Richmond Heritage Commission Minutes
: Photo of the Proposed Roofing Material

: Photos of the Existing Building and Vent Box Example

: Estimates
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Moncton Street
resources

ATTACHMENT 2

Steveston Village Conservation Program

30. 3891 Moncton Street
Tasaka Barbershop

Description

Constructed in 1938, the Tasaka Barbershop building is a one-storey false front
wooden structure that sits flush with the street, part of a row of similar commer-
cial buildings along Moncton Street in Steveston.

Values

The Tasaka Barbershop is valued for the physical contribution it makes to an
almost-continuous fagade of simple, wood frame, false front style commercial
buildings along Moncton Street. Constructed in 1930, it is typical of the scale of
the majority of the buildings in this area, oriented and built flush to the street.

It is a valuable part of the pattern of commercial development and continuing
historic pattern, rare in the city of Richmond, which characterized Steveston in
the early part of the twentieth century as the area boomed in population and
economic wealth from farming and fishing.

Architecturally, the Tasaka Barbershop is significant as a fine example of an
early, wood frame, false front building. lts design, with an angled entrance
facing the intersection, emphasizes the importance of its prominent location on
the main commercial street in the village.

Its association with former Japanese owners and businesses is important as a
reflection of the cultural diversity which facilitated the economic growth of the
village.

Character-Defining Elements

The character-defining elements of the Tasaka Barbershop include:

»  Design details typical of early commercial buildings including a front

» gable roof, square false front with a double-hung window and decorative
moulded cornice, typical rectangular building behind, side shed gable win-
dow and brick chimneys

*  The height, scale, colour and massing of the building typical of the street

» |ts orientation and relationship to Moncton Street

» Its presence as part of the historical form of the street

+ lts association with the Tasaka Barber Shop and surviving evidence thereof

This resource met the following criteria:

Criterion 1: The overall contribution of the resource to the heritage value
and character of Steveston

Criterion 2: The ability of the resource to represent a certain design,
function, technique and style

Criterion 3: The level of importance of associations with an era in Ste-
veston’s history and development

Criterion 4: The intactness, scale, form and materials

A30
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Page 1 of 4 Steveston Village Heritage Conservation Grant Program Policy 5900

Adopted by Council: April 27, 2009
Amended by Council: November 13, 2018

POLICY 5900:
It is Council policy that:

The Steveston Village Heritage Conservation Grant (SVHCG) Program is established to provide
financial assistance to property owners — on a cost share basis - for conserving the exterior of
17 heritage buildings in the Steveston Village Heritage Conservation Area, as identified in the
Steveston Area Plan.

The 17 identified heritage buildings make a significant contribution to the heritage character of
Steveston Village. The intent of the program is to help conserve the exterior of these significant
buildings and support their continued legacy for future generations.

1. Program Funding Sources

The source of funds for the SVHCG Program includes:

o Density bonus contributions, as set out in the Steveston Area Plan*;
e Senior government and Non-Governmental Organization grants; and
e Other private donations.

*Specific sites within the “Steveston Village Land Use Density and Building Height Map” are
identified for a maximum possible Floor Area Ratio (FAR) of 1.6. In order to achieve this
maximum density, a contribution of $608.05 per m? ($56.49 per ft°) - based on the increase in
net building floor area between the 1.2 FAR base density and up to the 1.6 FAR maximum
density - must be provided.

Contribution amounts may be reduced by an amount equivalent to any cash-in-lieu contributions
received under the City’s Affordable Housing Strategy.

The above contribution rate to the SVHCG Program will be revised, starting February 28, 2019,
and then by February 28 every two years thereafter, by adding the annual inflation for the
preceding two calendar years using the Statistic Canada Vancouver Construction Cost Index —
Institutional inflation rate. The revised rates will be published in a City Bulletin.

2. Grant Amounts

e Maximum grant of $150,000 per identified heritage building. The grant may not exceed
50% of the total cost of eligible expenses (e.g. only projects with eligible expenses of
$300,000 or more would be able to apply for the maximum amount).

¢ An additional maximum grant of $100,000 per identified heritage building may be
considered by Council, with private matching funding, to achieve exceptional heritage
conservation. Exceptional heritage conservation means a complete and comprehensive
restoration of a building, in the opinion of Manager of Policy Planning and a retained
heritage consultant, that would greatly enhance the heritage value of the Steveston
Village Heritage Conservation Area. The final determination of what is exceptional will

6142348
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Steveston Village Heritage Conservation Grant Program Policy 5900

Adopted by Council: April 27, 2009
Amended by Council: November 13, 2018

be made by Council based on the project’s overall contribution to conserving the
character of Steveston Village.

If the registered owner of the property containing one of the identified heritage buildings
is a registered non-profit society, Council may consider providing up to 75% of the total
cost of eligible expenses.

As heritage conservation may occur in stages, an owner/developer may apply more than
once; however, the total grant amount per identified heritage building is limited to
$150,000, and for exceptional conservation projects, it is limited to $250,000.

If no program funds are available, no grant applications will be considered (i.e., first-
come, first-serve basis).

3. Eligible Expenses

Eligible expenses are limited to works related to the exterior conservation of the identified
heritage buildings. These include, but are not limited to, the following:

Facade restoration or rehabilitation to improve the appearance and convey the heritage
significance of the building;

Repair or restoration of the character-defining elements such as wood windows or
original cladding;

Reconstruction of lost heritage elements such as front porches or exterior trims;

Roof replacement;

Structural upgrades, including seismic upgrades, and stability work (e.g. new
foundations) to extend the physical life of the building; and

Directly related consultant costs, including the cost to prepare a conservation plan and
architectural drawings, up to 10% of the total grant amount. Consultant costs without
associated physical improvements to the building are not eligible.

Ineligible expenses include, but are not limited to, the following:

General on-going maintenance work (e.g. power washing, gutter cleaning);
Renovation or replacement of the non-historic elements of the building;

New additions and/or construction of accessory buildings;

Interior works; and

Any other work deemed to be inappropriate at the discretion of the Manager of Policy
Planning.

The Standards and Guidelines for the Conservation of Historic Places in Canada shall be used
as a guide in determining eligible expenses. The Standards and Guidelines for the Conservation
of Historic Places in Canada defines “conservation” as all actions or processes aimed at
safeguarding the character-defining elements of a resource to retain its heritage value and
extend its physical life.

6142346
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4, Grant Applications

Grant applications must be submitted in accordance with the procedures and forms
provided by the City;

Owners or developers of sites with identified heritage buildings may include public
entities (e.g. City or other levels of government), and are eligible to apply for a grant;

Contributors to the SVHCG Program may apply for a grant (e.qg., if the site proposed to
be redevelop contains one of the 17 identified heritage buildings). However, the required
contribution must be provided to the City prior to final approval of the accompanying
rezoning or a Heritage Revitalization Agreement application;

All grant applications that meet the eligibility criteria will be considered by Council. A
grant will not be provided where work has already been undertaken prior to Council
approval;

Final decision on all grant applications that meet the eligibility criteria will be made by
Council;

If Council approves the application, the eligible works must be completed before the
grant is issued. The following items must be submitted and accepted by City staff
prior to the grant’s issuance:

- Aletter from the applicant/owner indicating the actual cost of the completed
project accompanied by paid bilis as proof and a request for payment of the
grant;

- A project completion report from the project manager (e.g., independent
contractor who has completed the work) confirming that the work has been
completed in accordance with the approved plans and specifications, including a
complete list of actual improvements and installation methods. The report must
include a copy of written warranties of all applicable work; and

- Photographs of the completed project; and
The completed works must be inspected and deemed satisfactory by the City staff.

The works covered by the approved grant must be completed within 24 months of the
date of the approval by Council. After 24 months from the date of the approval, the grant
approval will expire.

5. Evaluation Criteria

The following considerations will form the basis for evaluation of grant applications:

6142346

How the proposed work contributes to preserving and enhancing the overall historic
fabric of Steveston Village;

The level of contribution of the proposed work in conserving the heritage character and
conveying the historic significance of the building;
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Adopted by Council: April 27, 2009
Amended by Council: November 13, 2018

* How the proposed work helps extend the physical life of the building; and

* The overall quality of the submission and the applicant’s ability to carry out the project on
a reasonable time-frame at reasonable costs and secure other funding sources.

61423486
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ATTACHMENT 4

Excerpt from Minutes
Richmond Heritage Commission
Held Wednesday, June 5, 2019 (7:00 pm)
M.2.002
Richmond City Hall

3.2. Heritage Alteration Permit (HA19-859014) and Heritage Conservation Grant Applications for the
property at 3891 Moncton Street

Staff provided an overview of the proposed roof replacement work and details of the grant request.
A sample of the proposed roofing material was presented to the Commission.

» In response to the Commission’s queries, the applicant noted that he had chosen the material
because of its durability and aesthetics.

® The Commission noted that the proposed roofing material was a durable and environmentally-
friendly product made from recycled tires. The Commission agreed that the material looked like
cedar and was appropriate for the heritage building.

e In response to the Commission’s queries, the applicant noted that the vent boxes will be placed on
the west side of the roof, so they would not be visible.

It was moved and seconded:

That the Richmond Heritage Commission support the Heritage Alteration Permit (HA19-859014)
and the Steveston Village Heritage Conservation Grant applications for the proposed roof
replacement at 3891 Moncton Street.

Carried

6206798 PLN - 30
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ROOFING &SOLAR
Trusted Since 1937

e praparedfor: - BrettMartynivk- —

3891 Moncton St
Richmond, BC V7E 3A7

Prepared by: Sean Crowther

email: s.crowther@penfoldsroofing.com cel: (604) 379-0648

Penfolds Residential Roofing Inc
2230 Hartley Ave
Coquitlam, BC V3K6X3

This proposal was created exclusively for Brett Martyniuk

RS AN
i A MEMBER
GREATER VANCOUVER
— HOME BUILDERS' ASSOCIATION
L Ry, gvhba,org
AGGREDITED BUSINESS e | @;x_mg Fordaes.

N RooANGaSOLAA
" Tnaaf Cna SOV

gg?al; Sgakn &
"The sign of quality, trust & value" e Burea
.V. EY » .
/_:EME_}J_Eﬂ'\”'ﬁ.‘T ' Think Roofing ;_Pm Peifgds
e s Penfolds Residential Roofing Inc - 2230%+dr¥ley A quitlam BC V3K6X3
\ﬂr/

Phone: (604) 379-0648 Toll Free: 1-877-652-7663 Email: s.crowther@penfoldsroofing.com Fax: (604} 254-7663
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’ ’ Scope of Work

s“& Customer: Brett Martyniuk Proposal No: 1911324
) E@;u Address: 3891 Moncton St Date: Wednesday, March 27,2019
PEﬁ@ : Richmond, BC V7E 3A7 Consultant: Sean Crowther
ROOFING &SOLAR Phone: (604) 916-5637 Phone: (604) 379-0648
Trusted Since 1937
email: info@village-bikes.ca email: s.crowther@penfoldsroofing.com

General Scope Of Work

. teér off 1 layer of cedar shingles/shakes from the roof

»  tear off 1 layer of asphalt shingles from the roof )

= inspect the exposed roof substrate for rot or deterioration and advise accordingly.

o install 8 Box Vents to ventilate the attic space

s replace all existing plumbing flashings, heat outlet vents and gas furnace vent flashing.

= install baked enamel maintenance free flashing to all gable ends to conceal the roof sheathing and to prqvide a neat finish.

= towrap all protrusions, chimneys and skylight curbs with Peel & Stick Ice and Water Shield, and to replace all base flashings (back
pan, front apron and step flashing)

*  paint existing B-Vent stacks with paint to match the new roof.

=« |froof ventilation does not meet current building code requirements, the performance of the selected roofing system may be
adversely affected and any possible future warranty claims may be jeopardized. The design of some homes may prevent us from
meeting these standards.

« clean up and remove all related debris.

= theareas included in this proposal are the entire house, excluding any outbuildings

Laminated Fiberglass Shingle Roof System

«  install new 3/8” plywood sheathing to the entire root deck.
« install heavy duty underlay to the entire roof deck including eaves and vaileys.
= shingle the roof with textured fiberglass laminated asphalt shingles including a starter course at all eaves and gables.
= install standard profile Ridge and Hip Caps.
Accept: [] Reject: |

Roofing Product Selection: Roofing Colour Selection:
Gable Drip Edge Flashing -
Flashing Colour Selection: Colour Selection:

Built-in Gutter Cap Colour
Selection:

Optional Upgrade - To install a Ridge Vent system in place of the standard box vents

Accept: I:l Reject: |:|

W ; : -
%ﬁ'ﬁ% Think RooﬂngF T I(-Pg/ olds
m\““w‘;%f;m Penfolds Residential Roofing Inc - 22 tley oquitlam BC V3K6X3 oo
ém«mmnw!a:si

Fhonc: {604) 372 0648 Toll Frec: 1-877-652-7663 Email: s.crowther@penfoldsroofing.com Fax: (604) 254-7C63




dptional Lllpgrade - To install Raised Profile Capping in place of the conventional flat caps

Accept: | Reject: |

Cedartwin Plus® Laminated Roof System

« install new 3/8" plywood sheathing to the entire roof deck.
« install a layer of heavy duty underlay to the entire roof deck including eaves and valleys.

e to shingle with Penfolds Exclusive Cedartwin Plus® Laminated Shingles, including a starter at all eaves and gables. The Cedartwin

Plus® has abuilt-in-Algae Block for protection-against algae growth:
= to install standard profile Ridge and Hip Caps.
Accept: D Reject: 0.

Roofing Product Selection: Roofing Colour Selection:
' Gable Drip Edge Flashing
Flashing Colour Selection: Colour Selection:

Built-in Gutter Cap Colour
Selection:

Cedartwin Classic® Laminated Roof System

= install new 3/8" plywood sheathing to the entire roof deck.
e intall a layer of heavy duty underlay to the entire roof deck including eaves and valleys.

«  to shingle with Penfolds Exclusive Cedartwin Classic® Laminated Shingles - including a starter at all eaves and gables. CedarTwin®
Classic shingles have built in Algae Resistance and include the NexGen Rubber Polymer which reinforces the shingle for additional
performance and durability.

= toinstall standard profile ridge and hip caps

Accept: [] Reject: []

Roofing Product Selection: Roofing Colour Selection:
Gable Drip Edge Flashing
Flashing Colour Selection: : Colour Selection:

Built-in Gutter Cap Colour
Selection:

Cedartwin® Ultra Rubberized Laminated Roof System

« install new 3/8” plywood sheathing to the entire roof deck.
= install a layer of heavy duty underlay to the entire roof deck including eaves and valleys.

= shingle the roof with CedarTwin® Ultra Rubberized Laminated Shingles including a starter course at all eaves and gables, and
custom manufactured ridge and hip caps. CedarTwin® Ultra shingles include Scotchguard® for superior algae resistance.

s toinstall standard profile capping
Accept: D Reject: [l

/M}‘Zk\& Think Roofing ... Think Penfolds
oY R Penfolds Residential Roofing ln 3N{ar‘tln§7e Coquitlam BC V3K6X3
ther@penfoldsroofing.com Fax: (604) 254-7663

Phone: {604) 379-0648 Toll Free: 1-877-652-7663 Email: s.crow



( (
. Roofing Product Selection: Roofing Colour Selection:

Gable Drip Edge Flashing
Flashing Colour Selection: Colour Selection:

Built-in Gutter Cap Colour
Selection:

Cedar Shakes can be CCA pressure treated as an option prior to installation. This will provide a 30 year limited warranty

Accept: [ Reject: ™

EcoRoof® Medium Rubber Roof System
= install new 3/8” plywood sheathing to the entire roof deck.

o install a layer of heavy duty underlay to the entire roof deck including eaves and valleys.

*  shingle the roof with Penfolds EcoRoof Medium Rubber Roof System in either the Shake or Slate profile, including a starter course
at all eaves, and custom manufactured ridge and hip caps.

Accept: [1 Reject: []

Roofing Product Selection: Roafing Colour Selection:

Gable Drip Edge Flashing
Flashing Colour Selection: Colour Selection:

Smartvent System

e cuta continuous ventilation strip in the roof deck just inside the roof overhang or at the headwall termination to allow through-
ventilation in the attic.

= install the SmartVent ventilation system between the shingle rows.

*  clean up and remove related debris.

Accept: D Reject: D

Chimney Refurbishment

o install new chimney counter flashing inclusive of removing the old counter flashing, installing new custom manufactured
maintenance free baked metal counter flashing into the cut mortar joint and re-sealing.

Accept: [ Reject: [

Solar Panel System

«  toidentify the best location for Solar Panels on the property

A : . :
/m/;‘d;%%\ Think Roofing ... Think Penfolds
M o Penfolds Residential Roofing Inc - ZBCI.H ey‘Aa&quitlam BC V3K6X3

Phone: (604) 379-0648 Toll Free: 1-877-652-7663 Email; s.crowther@penfoldsroofing.com Fax: (604) 254-7663
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,to install an 12 panel, 4.44 kilowatt system ) ‘ :
o the average home in Metro Vancouver uses 10,000 kilowatt hours per year. A 4.44 kilowatt system with good solar
exposure will provide the power for roughly 40% of the average home's needs. These are only averages and a full
assessment will be done of your home prior to installation

Accept: | Reject: O

System Size Selection:

//ﬁm\
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vhbs.or
*

Think Roofing ... Think Penfolds
Penfolds Residential Roofing Inc - ZB(I.HNIEVAagoquitlam BC V3K6X3
Phone: {604) 379-0648 Toll Free: 1-877-652-7663 Email: s.crowther@penfnldsroofing.com Fax: (604} 254-7663




P...ing Summary

s’é‘ Customer: Brett Martyniuk Proposal No: 1911324
i f“ln : Address: 3891 Moncton St Date: Wednesday, March 27, 2019
FEN Richmond, BC V7E 3A7 Consuttant: Sean Crowther
ROOFING: Phone: (604) 916-5637 Phone: (604) 379-0648
Tiisted Sirice 1937 - . . i : i
email; info@village-bikes.ca email: s.crowther@penfoldsroofing.com

The following is a summary of pricing for this Proposal. Pricing may be subject td change without notice, until such time as the
contract is signed and deposits paid, including financing approval (if applicable).

tCost/ o
Pr
Vionth Price l-\cgepted

General
Steep Slope Roofing Systems - Asphalt

Laminated Fiberglass Shingle Roof System S147 $14,500

Ridge Vent System S8 5825

Raised Profile Capping S4 $365

Cedartwin Plus® Laminated Roof System $155 $15,350

Cedartwin Classic® Laminated Roof System $166 $16,400

Cedartwin® Ultra Rubberized Laminated Roof System $177 $17,500
Steep Slope Roofing Systems - Cedar

Cedar Shake Roofing System Medium Resawn $282 $27,900

Cedar Shake Roofing System Heavy Resawn $297 $29,400

CCA Pressure Treatment $19 $1,850
Steep Slope Roofing Systems - Rubber

EcoRoof® Medium Rubber Roof System $278 $27,500

Snow Stop System - TBD
Roof Drainage Systems

Gutters & Down Pipes S14 $1,375
Ventilation Systems

Smartvent System s16 $1,550
Chimney Work

Chimney Refurbishment - TBD

/“Y;}Qﬁ : Think Roofirg .. {jpinigfgnfolds

ol TR o Penfolds Residential Roofing Inc - 2230 Hartley Ave Coguitlam BC V3K6X3

‘gvhba.om

Phone: (604) 379-0648 Toll Free: 1-877-652-7663 Email: s.crowther@penfoldsroofing.com Fax: (604) 254-7663




‘ ( (

4.44 Kilowatt 12 x 370 Watt Solar Panel System $135 $13,362

SubTotal {Accepted): - -
*GST: - -
Proposal Discount $500 to No Tax Valid until April 15 2019 (ﬁg -

i1

Tc;taiz - ‘ -

* All prices exclude GST.

T Please see loan documentation for more details located direcly after confirmation of contract.

Confirmation of Contract

On signature by all the parties this Confidential Proposal constitutes a binding contract and records the entire understanding. The
company entering into this contract is Penfolds Residential Roofing inc. and will be bound by all the terms and conditions set out in this
document. The person(s) signing as customer confirms that he/she is a registered owner(s) of the property or is authorized to sign the
contract and bind the owner. No other understanding, collateral or otherwise, shall be binding untess agreed in writing and signed by all
parties. Receipt of a copy of this contract is hereby acknowledged. Al contracts are subject to a pre-inspection and verification of the
scope of work by Penfolds Production department. Additional terms and conditions are attached.

Sean Crowther

Date Accepted Technical Advisor

Accepted for Penfolds Residential Roofing Inc:

Customer Name (please print)

Customer Signature Authorized Signature
/»4;__%{\& Think Roofing ... Think Penfolds
s e Penfolds Residential Roofing Inc - 223[DHpr{Ny Avegfeuitlam BC V3K6x3

Phone: (604) 379-0648 Toll Free: 1-877-652-7663 Email: s.crowther@penfoldsroofing.com Fax: (604) 254-7663
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Roofing Lid.
Tried & True Since 1902 . Member: RCABC | CRCA

Thursday, April 11, 2019

Brett Martyniuk

3891 Moncton St. -
B “‘Rich‘m‘O‘nd;"’BC" ST oo o . I T I : .

V7E-3A7 .
Dear Brett Martyniuk,

Thank you for giving Crown Roofing and Drainage Residential Divison Ltd. the opportunity to provide
you with a free estimate and consultation. We value your business.

Crown Roofing and Drainage Residential Division Ltd. has been successfully installing roofs on homes
in the lower mainland for over 100 years! Quality workmanship and professional service is the
foundation of our business. It really does matter who performs the work on your home.

Please take some time to review the information package provided. We suggest you highlight any
areas of concern or guestions that you may have as you review our information package. We have
enclosed additional information for you to review including:

= A copy of our Insurance Certificate
= A copy of our Business Licence

= A copy of our WCE Certificate

= Customer references

We look forward to providing you with an estimate and answering any guestions or concerns you may
have. Thank you for the opportunity to quote your roofing project.

Sincerely,

PLN - 42



Crown
Roofing Lid.

Tried & True Since 1902 Member: RCABC | CRCA

Thursday, April 11, 2019

Brett Martyniuk
_.3891 Moncton St.

Richmond; BC
V7E-3A7

We at Crown Roofing and Drainage believe that a job should be done right the first time. This quote
offers our warranty backed by over 100 years experience in the business. Our instaliations are done
to or exceeding manufacturer’s specifications.

We are pleased to offer you the following quotation:

. Payment Details: ﬁ , (J QQ@H}O
10% Deposit : . ‘
40% Due on Project Start/Material Delivery $ Z 3 ’ 2 ij 4 6 5’”‘(
50% Due on Substantial Completion /
Lifetime Material Warranty
20 Year Labour Warranty
All Prices Subject to GST
Please feel free to contact Jason Bradley at our office with any questions

Acceptance of Proposal

The above prices, specifications and conditions are satisfactory and are hereby accepted. You are
hereby authorized to complete the work as quoted. Payment terms as specified above.

Date: 11-Apr-19 Signed:

Jason Bradley, Crown Roofing

Signed:

Brett Martyniuk

PLN - 43



Application Details: .
Remove 2 layers of shingles, 1 layer of cedar and any associated old roofing materials from the home

Dispose of refuse :
Inspect decking for rot, spot repair as required (200sqft. included)

Replace rotten bargeboard with new, primed and caulked to match (20" included)

Inspect strapping for rot and spot repair as required (300 ft. included)

Install 3/8” standard grade plywood on the entire roofing surface, fully secured

Install Deck Armour, premium, breathable underlayment over plywood decking

Install Weatherwatch ice and water membrane in the valleys, eaves edge, rake edge, walls and protrusi
Install 1 row of starter shingles along the gutters and up the rake edge

- -Supply -and-install-Option-1;2 or-3-shingles to-the manufacturers-warranty standards——--——-- -
Install Timbertex ridge caps on all hips and ridges

Replace old plumbing gaskets with new lead plumbing gaskets, paint to match

Flash and seat around 2 chimneys including custom flashing wrap

Install W-metal channel into valleys underlaid with ice & water membrane

Install gable edge flashings (.26 gauge pre-painted steel)

Install eave edge flashings (.26 gauge pre-painted steel)

Install RT 65 roof vents to code for attic exhaust ventilation

Install Cobra continuous ridge venting for attic exhaust ventilation

Install Cobra continuous intake venting for attic intake ventilation

Extend downpipes running on the roof into the lower gutters

Paint all unpainted accessories to match the roof

GAF Golden Pledge Lifetime Warranty - 100% coverage for the first 20-years (commercial terms)
Project manager assigned to each project

All work is inspected by an independent roofing inspection company (RCABC-RRO)

This quote includes a free repair or service until the job begins

Clean up the site to your complete satisfaction

Protect the property and garden as required

Install new 5" continuous aluminum gutiers and associated down-pipes: Add $980.00 plus GST

Specification Summary:
All work is done to the manufacturer's warranty standards and is registered with the manufacturer.

Includes an independent final inspection by an RCABC - RRO. Thank you for choesing Crown!

Liability Information

Crown Roofing Residential Division carries $5,000,000 of liability coverage
All workers are covered by the Workers Compensation Board of BC

Site Protection:

It is always our goal to leave a clean site to the best of our ability. We will do our utmost to tarp
around plants and plywood areas around the house that can be sensitive to debris. After work is
completed, we use a magnetic rake to remove all nails otherwise left in the grass and gardens.

Note Transfer:

2 layers of asphalt on cedar. Golden Pledge Lifetime Warranty.
Initials:
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City of Heritage Alteration Permit
; . Development Applications Division
b4 Richmond 6911 No. 3 Road, Richmond, BC V&Y 2C1

q X
Y e

File No.: HA 19-859014
To the Holder: Brett Martyniuk
Property Address: 3891 Moncton Street

Legal Description:  East 15 Feet Lot 16 Block 3 Section 10 Block 3 North Range 7 West New
Westminster District Plan 249

(s.617, Local Government Act)

1. (Reason for Permit) [0 Designated Heritage Property (s.611)
0 Property Subject to Temporary Protection (s.609)
O Property Subject to Heritage Revitalization Agreement (s.610)
M Property in Heritage Conservation Area (s.615)
[0 Property Subject to s.219 Heritage Covenant (Land Titles Act)

2. This Heritage Alteration Permit is issued to authorize the following:
e Roof replacement with the roofing material called “Eco Roof Medium Rubber Shakes” in
“Silverwood” colour as shown in the photo included in Schedule A;
¢ Replacement of the existing gutters and downpipes and painting them to match the
existing colours; and
o Installation of eight (8) vent boxes on the west side of the roof for attic ventilation.

3. This Heritage Alteration 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.

4. If the alterations authorized by this Heritage Alteration Permit are not completed within 24
months of the date of this Permit, this Permit lapses.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DAY OF

DELIVERED THIS DAY OF , 2019

MAYOR CORPORATE OFFICER

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT.
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Report to Committee

b City of

Richmond
To: Planning Committee Date: June 14, 2019
From: Wayne Craig File: HA 19 -860363

Director, Development

Re: Application by Monireh Akhavan for a Heritage Alteration Permit at 12051 3rd
Avenue (Steveston Courthouse)

Staff Recommendation

That a Heritage Alteration Permit which would permit the installation of a new kitchen exhaust
system on the rear (west) elevation of the protected heritage building and the replacement of the
existing free standing sign in the front yard at 12051 3™ Avenue be issued.

)

Wayne Créig
Director, Development

WC:mp
Att. 4
REPORT CONCURRENCE
ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Policy Planning E/ /ﬂé/ V%@Z/(/I
/
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June 14, 2019 -2- HA 19 - 860363

Staff Report
Origin

Monireh Akhavan has applied for a Heritage Alteration Permit to install a new kitchen exhaust
system on the rear (west) wall of the protected heritage building, known as the Steveston
Courthouse, located at 12051 3" Avenue. The applicant would also like to replace the existing
free standing sign located in the front yard with a new sign. A location map and aerial photo are
included in Attachment 1.

Background

Heritage Value of the Steveston Courthouse

The Steveston Courthouse is a small and simple rectangular building built in 1927, The building
has aesthetic significance for its vernacular construction, combining a simple, rectangular
utilitarian structure with Craftsman style influences, including a gable front entrance and
exposed rafters. It also has historic and social significance for its uses as a courthouse, a Red
Cross Hall during World War II and a community meeting place, and for its contribution to the
community’s sense of identity.

The character-defining elements of the Steveston Courthouse include:

o Its location in the historic downtown core of the Steveston Village and relationship to the
Street;

e The utilitarian structure consisting of a simple rectangular plan, lapped wood and shingle
siding, wooden sash casement windows, and an entry directly off the street;

e Craftsman details such as exposed, painted rafter ends, decorative brackets supporting the
eaves of the gabled entry roof, and wood cladding;

e The location of the two front doors in the right and left hand walls of the recessed entry;
and

e [ts symbolic importance as a courthouse and community hall serving the residents of
Steveston.

The Steveston Courthouse is one of the identified heritage resources in the Steveston Village
Heritage Conservation Area, and is also protected by Heritage Designation Bylaw 4362, adopted
by Council in 1984. A Heritage Alteration Permit is therefore required for any exterior
alterations to the building. ‘

Proposal

The applicant is a new tenant of the building and would like to install a new kitchen exhaust
system for a commercial kitchen needed for her restaurant, and would like to replace the existing
free standing sign located in the front yard with a new sign.
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June 14,2019 -3- HA 19 - 860363

The Steveston Courthouse building is currently screened by a painted masonry block wall on the
south and west sides. In order to minimize exterior changes to the heritage building, the
applicant proposes to use the existing opening that presently services the two bathroom exhaust
fans in the rear (west) wall, and extend the duct from the building face to the masonry block
wall. The existing air conditioning unit will also screen the propose ducting.

As the National Fire Prevention Association codes require that exhaust duct termination be
located a minimum of 10 feet from the ground level, two metal brackets are proposed to be
installed on top of the existing eight foot high masonry block wall to hold up the duct. The plans
included in Attachment 2 show how the proposed kitchen exhaust system will be installed.

As required for any side discharge kitchen exhaust system, the applicant is required to install an
ecology unit, which exhausts contaminated air from the kitchen hood and reduces air borne
grease particles and cooking odour.

There is an existing free standing sign structure in the front yard. A Heritage Alteration Permit
was issued for the existing sign in 2011. The applicant would like to use the existing structure
but replace the sign for her business as shown in Attachment 3.

Surrounding Development

The subject property is surrounded by the following developments.

To the North: Across Chatham Street is a three-storey, mixed-use building at 11971 3™
Avenue, on a site zoned “Commercial Mixed Use (ZMU26) — Steveston
Village”.

To the East: A new mix-used building ranging from one to three storeys on the former

Rod’s Lumber site at 12088 3™ Avenue zoned “Commercial Mixed Use
(ZMU33) — Steveston Village” (RZ15-710852). The building is currently
under construction,

To the West: The Gulf of Georgia Cannery federal historic site in the “Light Industrial
(ILy” zone.

To the South: A two-storey heritage building, known as the Steveston Hotel and
associated parking at 12111 3rd Avenue zoned “Steveston Commercial
(CS2)”.

Rezoning Application and Proposed Future Relocation

A rezoning application submitted by 12011 3™ Avenue Holdings Ltd., the registered owner of the
property, is currently under staff review and will be forwarded to Council once the review is
completed. As part of the rezoning application, relocation of the Steveston Courthouse to the
northeast corner is proposed.
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June 14, 2019 -4 - HA 19 - 860363

Should the rezoning application move forward, a Heritage Alteration Permit will be required to
permit the proposed relocation of the historic building, and a comprehensive conservation plan will
be reviewed in detail as part of the Heritage Alteration Permit application review process. The
owner of the property has indicated that the exhaust duct would then be re-routed through the
masonry chimney which will be dismantled and restored to complete the relocation, and the duct
will be hidden from the view.

Related Policies & Studies

Steveston Area Plan

The Steveston Area Plan seeks to “conserve significant heritage resources throughout the
Steveston area” and “conserve the identified heritage resources within the Steveston Village
Node (e.g., as per the Steveston Village Conservation Strategy)”.

The Steveston Village is designated as a Heritage Conservation Area (HCA) in the Steveston Area
Plan. As part of the HCA, 17 buildings are identified as protected heritage resources. The
Steveston Courthouse is one of the 17 identified heritage resources in the Steveston Village HCA.

The Steveston Area Plan specifies that Heritage Alteration Permits issued for identified
Steveston Village heritage resources should be consistent with the Steveston Village
Conservation Strategy and the Standards and Guidelines for the Conservation of Historic Places
in Canada (“S&Gs”), prepared by Parks Canada.

The relevant policies and guidelines are further detailed in the “Analysis” section of this report.
Public Consultation

A development sign has been installed on the subject property. Staff have not received any
comments from the public about the application in response to the placement of the sign on the

property.
Richmond Heritage Commission

The Richmond Heritage Commission reviewed the proposed new kitchen exhaust system on
May 1, 2019 and adopted the following resolution.

The Heritage Alteration Permit application to install a new kitchen exhaust system at 12051 3
Avenue be supported subject to the following conditions:
1. Further effort to be made to improve the design and make the ventilation system as
unobtrusive as possible; and
2. The support for the exterior exhaust duct be better secured and be aesthetically
acceptable.

An excerpt from the Commission meeting minutes is included in Attachment 4.

To address the Commission’s comments, the applicant has proposed to paint the exterior duct to
match the wall colour of the building, and paint the support metal brackets to match the colour of

PLN - 50

6189864



June 14,2019 -5- HA 19 - 860363

the existing masonry wall. The applicant has also noted that the duct itself will be welded steel
for fire rating purposes, which would support its own weight without the proposed brackets
attached to the wall. The metal brackets are proposed to brace the duct against excessive
weather conditions.

The sign component was added to the application after the Richmond Heritage Commission had
reviewed the application. As the proposed change to the sign is minor in nature, the revised
application was not forwarded to the Richmond Heritage Commission.

Analysis

Steveston Village Conservation Strategy

The following are the standards and guidelines that are most relevant to the proposed exterior
alterations to the Steveston Courthouse from the Steveston Village Conservation Strategy.

¢ Long-term protection of the historic resource should be balanced with user requirements,
and future resource management goals should be identified prior to undertaking any work.

e The approach to all heritage conservation projects should be one of minimal intervention to
ensure the maximum preservation of the existing and authentic physical fabric and the
retention of the signs of age.

The proposed kitchen exhaust system is required to accommodate the proposed restaurant and the
proposed approach is in keeping with the principle of minimal intervention,

The Standards and Guidelines for the Conservation of Historic Places in Canada

The following are the standards and guidelines that are most relevant to the proposed exterior
alterations to the Steveston Courthouse from the Standards and Guidelines for the Conservation of
Historic Places in Canada.

Standard #3  Conserve heritage value by adopting an approach calling for minimal intervention.

Minimal intervention means doing enough, but only enough to meet realistic objectives while
protecting heritage values. The proposed work is to meet the required codes, and utilizes the
existing wall venting opening in order to minimize exterior changes to the building.

4.3.1 Exterior Form

Guideline #16  Adding new features to meet health, safety or security requirements, such as an
exterior stairway or a security vestibule in a manner that respects the exterior
form and minimizes impact on heritage value.

Guideline #17  Working with code specialists to determine the most appropriate solution to
health, safety and security requirement with the least impact on the character-
defining elements and overall heritage value of the historic building.
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June 14, 2019 -6- HA 19 - 860363

The proposed kitchen exhaust system was designed by the applicant’s mechanical engineer in order
to meet building and fire code requirements. The impact on the character-defining elements and
overall heritage value of the historic building is minimized by using the existing opening, and the
overall impact on the streetscape is also minimized by locating the duct in the rear wall of the
building, so it will not be visible from the street.

Signage Guidelines

The Steveston Area Plan includes guidelines for signs. The following guidelines apply:

e Signs are an integral part of the building/landscape design and its form, materials and the
character of its copy should complement the types of activities being advertised,

e Material should include wood (painted, stained, sand blasted, or carved), metal (cast,
painted, embossed, or enamelled), fabric, or painted/etched on windows or glazed door
panels;

e No plastic, internally illuminated, back-lit awnings/canopies, electronic or moving signs or
message, or neon,

e Primarily oriented to pedestrians along the sidewalk; and

o Freestanding signs are limited to sandwich boards or the equivalent.

The proposed sign is aluminum which will be powder coated in black and red. The proposed
double-face sign will be located in the front yard, oriented towards pedestrians along the sidewalk.
The proposed sign meets the applicable signage guidelines; therefore, staff support the proposed
sign,

Financial Impact or Economic Impact
None.
Conclusion

Staff recommend that the Heritage Alteration Permit be endorsed, and issuance by Council be
recommended.

CAAAN_

Minhee Park
Planner2

MP:cas

Attachment 1: Location Map and Aerial Photo

Attachment 2: Plans Showing the Proposed Kitchen Exhaust System

Attachment 3: Plans Showing the Proposed Signs

Attachment 4: Excerpt from the May 1, 2019 Richmond Heritage Commission Minutes
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ATTACHMENT 1

City of
Richmond
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ATTACHMENT 4

Excerpt of Draft Minutes
Richmond Heritage Commission
Held Wednesday, May 1, 2019 (7:00 pm)
M.2.002
Richmond City Hall

Development Proposal — Heritage Alteration Permit (HA19-) 12051 3™ Avenue (Steveston
Courthouse)

The Richmond Heritage Commission reviewed the memo distributed by staff regarding the
Heritage Alteration Permit application for the Steveston Courthouse.

In response to the Commission’s query, staff responded that the owner of the property had noted
that the exterior duct would be temporary and it would be removed after the relocation of the
building. The Commission noted its concern regarding the proposed metal brackets supporting
the duct and noted that the applicant should consider providing a more secured support.

In response to the Commission’s query, the applicant noted that the proposed restaurant had
obtained necessary approvals from the Vancouver Coastal Health.

The Commission discussed how the proposed duct could be better blend in, and suggested that a
panel be installed to screen the duct or the duct be painted as the same colour of the wall.

It was moved and seconded:

The Heritage Alteration Permit application to install a new kitchen exhaust system at
12051 3" Avenue be supported subject to the following conditions.
1. Further effort to be made to improve the design and make the ventilation system as
unobtrusive as possible; and
2. The support for the exterior exhaust duct be better secured and be aesthetically
acceptable.

CARRIED
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City of Heritage Alteration Permit

Development Applications Division

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

File No.: HA 19 - 860363
To the Holder: Monireh Akhavan

Property Address: 12051 3™ Avenue

Legal Description.  LOT 1 SECTION 10 BLOCK 3 NORTH RANGE 7 WEST NEW WESTMINSTER
DISTRICT PLAN EPP65456

(s.617, Local Government Act)

I. (Reason for Permit) [ Designated Heritage Property (s.611)
O Property Subject to Temporary Protection (s.609)
O Property Subject to Heritage Revitalization Agreement (s.610)
M Property in Heritage Conservation Area (s.615)
O Property Subject to s.219 Heritage Covenant (Land Titles Act)

2. This Heritage Alteration Permit is issued to authorize all works related to:
- installation a new kitchen exhaust system as shown in Schedule A, Plan #1 to Plan #3; and
- replacement of the existing free standing sign as shown in Schedule A, Plan #4 to Plan #6.

3. This Heritage Alteration 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,

4. If the alterations authorized by this Heritage Alteration Permit are not completed within 24
months of the date of this Permit, this Permit lapses.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE DAY OF

DELIVERED THIS DAY OF , 2019

MAYOR CORPORATE OFFICER

IT IS AN OFFENCE UNDER THE LOCAL GOVERNMENT ACT, PUNISHABLE BY A FINE OF UP TO $50,000 IN THE CASE OF AN
INDIVIDUAL AND $1,000,000 IN THE CASE OF A CORPORATION, FOR THE HOLDER OF THIS PERMIT TO FAIL TO COMPLY WITH
THE REQUIREMENTS AND CONDITIONS OF THE PERMIT.
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44 Richmond

To: Planning Committee Date: June 4, 2019

From: Wayne Craig File: RZ 17-788945
Director, Development

Re: Application by Konic Development for Rezoning at 8291 and 8311 Williams Road
from “Single Detached (RS1/E)” Zone to “Low Density Townhouses (RTL4)”
Zone

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10053, for the rezoning of 8291 and
8311 Williams Road from the “Single Detached (RS1/E)” zone to the “Low Density
Townhouses (RTL4)” zone, to permit the development of 10 townhouse units with vehicle
access from Williams Road, be introduced and given first reading.

Wayne Créig
Director, Development

WC:mp
Att. 5
REPORT CONCURRENCE
RoUTED TO: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER
Affordable Housing %W
v /

/

6202186 PLN - 68




June 4,2019 -2- RZ 17-788945

Staff Report
Origin

Konic Development has applied to the City of Richmond for permission to rezone the properties
at 8291 and 8311 Williams Road from the “Single Detached (RS1/E)” zone to the “Low Density
Townhouses (RTL4)” zone for the development of 10 two-storey and three-storey townhouse
units with vehicle access from Williams Road. A location map and an aerial photo are provided
in Attachment 1.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
provided in Attachment 2. Preliminary development plans are provided in Attachment 3.

Subject Site Existing Housing Profiie

The subject site is 1,960 m?* (21,097 ft*) in size and is located on the north side of Williams
Road, between No. 3 Road and Piggot Drive.

The subject site consists of two lots; each containing a single family dwelling. The applicant has
indicated that both dwellings are owner-occupied and do not contain a secondary suite. Both
dwellings will be removed at a future development stage.

Surrounding Development

Existing development immediately surrounding the subject site is as follows.

To the North:  Single family dwellings on lots zoned “Single Detached (RS1/E)”, with vehicle
access from Pigott Road.

To the South:  Across Williams Road, are single family dwellings on lots zoned “Single
Detached (RS1/E)”. These lots are designated for townhouse development in
the Arterial Road Policy.

To the East:  Single family dwellings on lots zoned “Single Detached (RS1/E)”. These lots
are designated for townhouse development in the Arterial Road Policy.

To the West:  Single family dwellings on lots zoned “Single Detached (RS1/E)”. A rezoning
application (RZ 18-817742) has been submitted to rezone the immediately
adjacent properties at 8231 & 8251 Williams Road to the “Low Density
Townhouses (RTL4)” zone for the development of 10 townhouse units. Access
to the proposed development is to be provided via a Statutory Right-of-Way to
be registered over the proposed driveway and drive aisle on the subject
properties at 8291 and 8311 Williams Road. The rezoning application (RZ 18-
817742) is currently under staff review.
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Related Policies & Studies

Official Community Plan

The subject site is located in the Broadmoor planning area, and is designated “Neighbourhood
Residential (NRES)” in the Official Community Plan, which permits single-family, duplex, and
townhouse development. The proposed rezoning is consistent with this designation.

Arterial Road Policy

The subject site is designated “Arterial Road Townhouse” in the Arterial Road Housing
Development Map. The proposed rezoning is consistent with this designation.

Floodplain Management Implementation Strategy

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

Public Consultation

A rezoning sign has been installed on the subject property. Staff have not received any
comments from the public about the rezoning application in response to the placement of the
rezoning sign on the property.

Should the Planning Committee endorse this application and Council grant 1* reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment. Public notification for the Public Hearing
will be provided as per the Local Government Act.

Analysis

Site Planning and Form and Character

The subject properties have a total combined frontage of 40.24 m (132.02 ft.), and are proposed
to be consolidated into one development parcel. The site frontage meets the minimum frontage
requirement of 40 m for townhouse development on a minor arterial road such as Williams Road.

The applicant has proposed four buildings arranged on a T-shaped central drive aisle. Each of
the two buildings on the south side of the site along Williams Road contains two three-storey
units and one two-storey units, and each of the two buildings on the north side contains two two-
storey units,

Four units in the buildings on the south side have front doors fronting onto Williams Road, and
two units have front doors fronting onto the internal drive aisle. All the units in the buildings on
the north side have front doors fronting onto the internal drive aisle. All the garages will be
accessed from the internal drive aisle.
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Building massing is consistent with the Arterial Road Guidelines for Townhouses in the Official
Community Plan. The buildings on the south side are stepped back to two storeys within 7.5 m
of the side yards to provide a transition to the existing single detached houses to the east and
west. The height of the proposed duplexes on the north side is two-storey to serve as a transition
to the single family homes to the north.

A common outdoor amenity space is proposed between the proposed duplexes on the north side.
The proposed outdoor amenity area is designed to facilitate children’s play and a bench to permit
observation of children and social activities.

One convertible unit (Unit 101) is proposed in the building at the southwest corner. The unit
includes space designed for the future installation of an elevator and a side-by-side, two car
garage, which is wide enough to accommodate an accessible parking space.

One ground-level, one-bedroom secondary suite is proposed. The secondary suite is proposed
within the townhouse unit (Unit 109) in the building at the northeast corner. Parking for the unit
is provided in a side-by-side, non-tandem arrangement; therefore, an additional on-site parking
space for the secondary suite is not required.

Further details of the site plan and architectural character of the proposed development, and
landscape design including the outdoor amenity arca design will be reviewed and finalized
through the Development Permit application process.

Existing Legal Encumbrances

There is a restrictive covenant (registration number: 167729C) registered on the title of the
property at 8311 Williams Road. The covenant restricts development of the property to one
single detached dwelling house only. This covenant must be discharged prior to the final
adoption of the rezoning bylaw.

Also, there is an existing 3.0 m wide Statutory Right-of-Way (SRW) along the rear property line
for an existing sanitary sewer line. The applicant is aware that no construction of a building or a
structure, or planting of trees is permitted in the SRW.

Transportation and Site Access

Vehicle access is proposed via a single driveway crossing to Williams Road located in the
middle of the site frontage. The proposed drive aisle is designed to provide vehicle access to
future developments to the east and west. Access to the proposed townhouse development on the
adjacent site to the west (RZ 18-817742) will be provided through the driveway and drive aisle.
Prior to final adoption of the rezoning bylaw, a Statutory Right-of-Way (SRW) for Public Right-
of-Passage (PROP) over the entire driveway and the drive aisle is required to be registered on
title. Registration on title ensures all purchasers are made aware that the driveway and drive
aisle will be used by future adjacent developments.

Staff have identified that a 1.0 m road dedication is required along the entire Williams Road
frontage in order to accommodate a new sidewalk and landscape boulevard. The required 1.0 m
must be dedicated prior to final adoption of the rezoning bylaw.
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The proposed vehicle and bicycle parking spaces meet the Zoning Bylaw 8500 requirements.
The required number of residential parking spaces is 20, and the proposed development includes
20 residential parking spaces in attached garages. Two visitor parking spaces are proposed in the
side yards: one on the east side and one on the west side.

Eight of the 10 townhouse units have side-by-side garages. Two units in the buildings on the
south side will have two vehicle parking spaces in a tandem arrangement. Providing four
parking spaces in a tandem arrangement complies with the Zoning Bylaw 8500 requirement that
allows 50% of parking spaces to be in a tandem arrangement. Prior to final adoption of the
rezoning bylaw, a restrictive covenant is required to be registered on title to prohibit the
conversion of the tandem garage area into habitable space.

A total of 13 Class 1 bicycle parking spaces are required, and a total of 14 Class 1 bicycle
parking provided in the garages.

Tree Retention and Replacement

The applicant has submitted a Certified Arborist’s Report; which identifies on-site and off-site
tree species, assesses tree structure and condition, and provides recommendations on tree
retention and removal relative to the proposed development. The Report assesses six (6) bylaw-
sized trees (tag #1, 2, 3, 4, 5 and 6) on the subject property, two (2) hedges (tag #7 and 8) located
on the shared property line with the neighbour to the east at 8331 Williams Road, and one (1)
tree (tag# 9) located on the neighbouring property to the west at 8251 Williams Road.

The City’s Tree Preservation Coordinator has reviewed the Arborist’s Report and supports the
Arborist’s findings, with the following comments:

e Two (2) trees (tag# 1 and 2) located on the development site are in very poor condition and
should be removed and replaced. One (1) holly tree (tag#1) has multiple stems commencing
at the base, and there is branch and twig dieback throughout the entire canopy due to holly
blight disecase. One (1) Dwarf Alberta Spruce (tag#2) has a moderate corrected lean to the
west. The crown is asymmetrical, and is heavily weighted to the west.

e Four (4) trees (tag#3, 4, 5, and 6) located on the development site are in fair to good
condition and are not in conflict with the proposed development. These trees should be
retained and protected.

e Two (2) hedges (tag#7 and 8) are proposed to be retained but trimmed back to accommodate
the proposed parking area and site grading. The applicant has obtained written permission
from the adjacent property owner to trim the hedges.

e One cherry (1) tree (tag#9) located on the neighbour’s property to the west is to be retained.

e Retained trees should be protected as per the City of Richmond Tree Protection Information
Bulletin Tree-03.

e Replacement trees should be specified at 2:1 ratio as per the Official Community Plan.
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Tree Replacement

The applicant wishes to remove two on-site trees (tag# 1 and 2). The 2:1 replacement ratio
would require a total of four replacement trees. The preliminary landscape plan submitted for
the rezoning application shows 10 new trees to be planted on the site. The size and species of
replacement trees, and overall landscape design will be reviewed in detail through the
Development Permit application review process.

Tree Protection

Four (4) trees (tag#3, 4, 5, and 6) located on the development site are proposed to be retained and
protected, and one (1) cherry tree (tag#9) on the neighbouring property to the west at 8251
Williams Road is to be retained and protected. The applicant has submitted a tree protection
plan showing the trees to be retained and the measures taken to protect them during development
stage (Attachment 4). To ensure that the trees identified for retention are protected at
development stage, the applicant is required to complete the following:

e Prior to final adoption of the rezoning bylaw, submission to the City of a contract with a
Certified Arborist for the supervision of all works conducted within or in close proximity to
tree protection zones. The contract must include the scope of work required, the number of
proposed monitoring inspections at specified stages of construction, any special measures
required to ensure tree protection, and a provision for the arborist to submit a post-
construction impact assessment to the City for review.

e Prior to final adoption of the rezoning bylaw, submission of a $35,000 Tree Survival Security
for the four trees located on the development site to be retained.

e Prior to demolition of the existing dwelling on the subject site, installation of tree protection
fencing around all trees to be retained. Tree protection fencing must be installed to City
standard in accordance with the City’s Tree Protection Information Bulletin Tree-03 prior to
any works being conducted on-site, and remain in place until construction and landscaping
on-site is completed.

Variance Requested

The proposed development is generally in compliance with the “Low Density Townhouses
(RTLA4)” zone, except for the variances noted below.

» Reduce the front yard setback along Williams Road from 6.0 m to 4.5 m in order to provide a
6.0 rear yard setback to the buildings proposed at the rear.

Staff support the proposed variance for the following reasons:

- The proposed variance is consistent with the Arterial Road Guidelines for Townhouses
in the OCP. Balconies, bay windows, and porches are not permitted to project into the
proposed 4.5m front yard setback;

- The proposed 6.0 m rear yard setback to the rear units provides an improved rear yard
interface with the existing single family dwellings to the north;
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- Four existing trees in the rear yard are proposed to be retained, and providing a 6 m rear
yard setback maximizes tree retention opportunities; and

- A 1m road dedication along Williams Road frontage is provided to accommodate a new
sidewalk and a landscape boulevard,

o Allow one small car parking stall in each of the side-by-side garages (eight (8) small car
spaces in total). The Zoning Bylaw allows small car parking spaces for on-site parking areas
which contain 31 or more paces. The proposed development contains 22 parking spaces;
therefore all required parking spaces are required to be standard spaces.

Staff support the proposed variance as it enables the required resident parking spaces to be
provided within the garages of each unit in a side-by-side arrangement.

These variances will be reviewed in the context of the overall details design of the project,
including architectural form, site design and landscaping at the Development Permit application
review stage.

Affordable Housing Strateqgy

In accordance with the City’s Affordable Housing Strategy, which requires either provision of
units or a cash contribution to the City’s Affordable Housing Fund, townhouse rezoning
applications are required to provide a cash-in-lieu contribution of $8.50 per buildable square foot
towards the City’s Affordable Housing Reserve Fund. The applicant proposes to make a cash-
in-lieu contribution of $105,388.27.

In addition to the cash-in-lieu contribution, the applicant proposes to construct a one-bedroom
secondary suite in one of the townhouse units. Prior to final adoption of the rezoning bylaw, the
applicant must register two restrictive covenants ensuring that:

¢ No final Building Permit inspection will be granted until a one-bedroom secondary suite is
constructed to the satisfaction of the City, in accordance with the BC Building Code and the
City’s Zoning Bylaw; and

* A secondary suite cannot be stratified or otherwise held under separate title.

Public Art Program Policy

The applicant will be participating in the City’s Public Art Program by making a voluntary
contribution to the City’s Public Art Reserve Fund for City-wide projects on City lands. A total
contribution will be $10,538.83 (based on $0.85 per buildable square foot). This contribution is
required to be submitted to the City prior to final adoption of the rezoning bylaw.

Townhouse Energy Efficiency and Renewable Energy

The applicant has committed to achieving an EnerGuide Rating System score of 82 and all units
will be pre-ducted for solar hot water. As part of the Development Permit application review
process, the developer will be required to retain a Certified Energy Advisor (CEA) to complete
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an Evaluation Report to confirm details of construction requirements needed to achieve the target
rating.

This application would qualify as an “in-stream” application as the associated Development
Permit application was submitted prior to July 16, 2018 (i.e., before Bylaw 9769 implementing
BC Energy Step Code requirements for all new construction in Richmond was adopted),
provided that the associated Building Permit application is received prior to January 1, 2020.

Prior to final adoption of the rezoning bylaw, the applicant is required to register a legal
agreement on title to ensure that all units are built and maintained to ERS 82 or higher, as
detailed in the CEA’s evaluation report, and that all units are to be solar hot water ready. The
legal agreement must include language to note that, should the application not meeting the
grandfathering provisions described above, the development will need to comply with the BC
Energy Step Code requirements in place at the time of the Building Permit application.

Amenity Space

The applicant is proposing a cash contribution in-lieu of providing the required indoor amenity
space on the site. The total cash contribution required for the proposed 10-unit townhouse
development is $16,000 ($1,600 per unit as per the OCP).

Outdoor amenity space will be provided on-site. Based on the preliminary design, the size of the
proposed outdoor amenity space is consistent with the Official Community Plan (OCP)
minimum requirement of 6m” per unit. Staff will work with the applicant at the Development
Permit stage to ensure the design of the outdoor amenity space meets the Development Permit
guidelines in the OCP.

Site Servicing and Frontage Improvements

Prior to issuance of a Building Permit, the applicant is required to enter into a Servicing
Agreement for the design and construction of the required site servicing and frontage
improvements, as described in Attachment 5. Frontage improvements include, but may not be
limited to, the following;:

e Removing the existing sidewalk and constructing a new 1.5 m wide sidewalk; and
o Constructing a new 1.5 m wide landscaped boulevard with street trees.
A 1 m road dedication is required to accommodate the frontage improvements.

Development Permit Application

Prior to final adoption of the rezoning bylaw, a Development Permit application is required to be
processed to a satisfactory level. Through the Development Permit, the following issues are to
be further examined:

e Compliance with Development Permit Guidelines for the form and character of multiple-
family projects provided in the 2041 Official Community Plan.
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e Refinement of the proposed site grading and building foundations to ensure survival of all
proposed protected trees and development of an appropriate transition between the proposed
development to the public sidewalk on Williams Road, and to the adjacent existing properties.

e Review of the size and species of on-site replacement trees to ensure bylaw compliance and to
achieve an acceptable mix of coniferous and deciduous trees on site.

o Refinement of the outdoor amenity area design, including the choice of play equipment, to
create a safe and vibrant environment for children’s play and social interaction.

e Review of relevant accessibility features and aging-in-place design features in all units.

» Review of a sustainability strategy for the development proposal.
Financial Impact or Economic Impact

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

Conclusion

The purpose of this application is to rezone 8291 and 8311 Williams Road from the “Single
Detached (RS1/E)” zone to the “Low Density Townhouses (RTL4)” zone, to permit the
development of 10 two and three storey townhouse units with vehicle access from Williams
Road.

The rezoning application is consistent with the land use designation and applicable policies
contained in the Official Community Plan for the subject site. Further review of the project
design will be completed as part of the Development Permit application review process.

The list of rezoning considerations is included in Attachment S, which has been agreed to by the
applicant (signed concurrence on file).

[t is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10053, be introduced
and given first reading)

) : /
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Attachment 1: Location Map

Attachment 2: Development Application Data Sheet
Attachment 3: Preliminary Development Plans
Attachment 4: Tree Management Plan

Attachment 5: Rezoning Considerations
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C.ty O Development Application Data Sheet
Richmond Development Applications Department

] Attachment 2

Address: 8291 and 8311 Williams Road

Applicant: Konic Development

Planning Area(s). Broadmoor

Existing Proposed

Owner: South Arm Williams Homes Ltd. To be determined
Site Size (m?): 1,960 m* (21,097.2 ft°) 1,919 m® (20,664.4 ft*) after 1m
: road dedication
Land Uses: Single-family residential Multi-family residential
OCP Designation: Neighbourhood Residential No change
Zoning: Single Detached (RS1/E) Low Density Townhouses (RTL4)
Number of Units: Two single detached dwellings 10 townhouse units
| Bylaw Requirement | Proposed | Variance
Floor Area Ratio: Max. 0.60 0.60 none permitted
2 2 2
Buildable Floor Area (m?):* Max. 1151.8 m 1151.7 m* (12,397.6 ft’) none permitted
Building: Max. 40% Building: 38.48%
Non-porous Surfaces: Non-porous Surfaces:
0, .
Lot Coverage (% of lot area): Max. 65% 57 17% none
Landscaping: Min. 25% Landscaping: 27.1%
, ) i Width: 40 m Width: 40 m
Lot Dimensions (m): Depth: 35 m Depth: 48.7 m none
Front. Min. 6 m Front: Min. 4.5 m '
Setbacks (m): Rear: Min. 3 m Rear: Min. 6 m Va:;”geetégfknt
Side: Min. 3 m Side: Min. 3 m y
Height (m): 12 m (3 storeys) 11.7 m (3 storeys) none
Off-street Parking Spaces — Total: 20 (R)and 2 (V) 20 (R)and 2 (V) none
. i Permitted — Maximum of
Tandem Parking Spaces: 50% of required spaces 4 stalls none
Small Car Parking Spaces: None permitted 8 Variance
Bicycle Parking Spaces — Class 1 1.25 per unit (i.e.13) 14 none
Bicycle Parking Spaces — Class 2 0.2 per unit (i.e. 2) 2 none
, , Min. 50m* or $1,600/unit o
Amenity Space — Indoor: cash-in-lieu (i.e. $16,000) $16,000 cash-in-lieu none
Amenity Space — Outdoor: 6 m” per unit (i.e. 60 m?) 87.7 m? none

* Preliminary estimate; not inclusive of garage; exact building size to be determined through zoning bylaw compliance
review at Building Permit stage.

PLN -79

6202186




b

i

=

39Vd ¥3A00

L
SyGRSL-Ll 74

SRS

TTACHMENT 3

¥0d INGWIOTIATG
ASNOHNAMOL GVOY SWYITIIM
)

'S'I'N V61 8#
o pelold

“INOWHIN AVOY SWVTTTIM T1E8 0 1624

(20-506102)
NOISSINENS3Y
ONINOZ3Y ¥04 ganss|

8]
T

l

a
| ettt
| el

|

NV1d 3US WLd3oNoD 13 SNOLLIISONITTING  1'#Y DI IMLOHETGvPNIVINNCH HOJ WYL B301340 w3 DI IVISINYIINABLYS "W
: 4 B b XV “BRERH 12909 AL 1Nk
IYOIM19373 SNOLLYAZT3 0 ONIqTINg m M« o L ety Mﬁ%mﬁﬁ N s_u__ngs.. 4.m.m
A visoas oL
NYTd INJWIOYNYW3TUL €1 SNOLLYAZTI 8 ONIQINE  ZeY :Eaﬂrﬂ.ﬁ ﬂ.mh sﬂmx% NIOO CTA - SE14 = s:.u,_ <u._. zsﬁa
NY1d 39V3A09 10T 21 SNOLLYATIIY ONITING  1'eY 1oa¥0 T AMANGR G eotot L 7 o 2 aNong
NV1d3dvosanyl 11 J— ez«.m_n_m_w_w“ mdu« 1SpH0ENY HOAZAYNS 3dVISaNYT
. 2
*3dVOSANY SNYId¥OOTS 83VONTINE 12V R y . Wi it
NOLLYOI193dS L4 ¥IVHOTIIHW HOLYAT1S  gg'sy  WIYHOVIO ® NOLLYINDTYD 20VdS ¥00OLNO IIVARNd  bLY L SeYmEL IREITI03 VS ORI TLL e o
AVIMZA0 YI¥Y LA 3dALLNN  VO'SY NOLLYINJTVYI ¥3dY HONOd/ONITIING €1V 195 Vi 38 ONOR TeOnt ol R g e NS I L S e A 28 SeCHrERd
SNY1d (440~ %00 LOFJALLIND  B'SY NVId ONLLHO Ul T1Y SN SALISNOD TYORILOTT JEAUS + TEHNVHIZN + TAD LI3ULS HOKGR L TV CTAYN OUERSELL
AVTYBA0 VIV LI IALUN VLS NYIdONDRIVD L1 nogRERee.En A s s ol FLAUKIN RN PRy —"—"
SNY1d 193dALLND L8V NYId L T3AT1/3US 60V TRDTH s LAl oy N3O
AVTY3A0 VIV £1€8/18 IdALLNN  VO'SY NYId3LS YOIV
NV1d OO €1€8/LEIdALLNA 9V NYId AJANNS 3LS 90V 1SIT LOVINQD
AVIH3A0 VAUV 21 €8 Z8/I8 AL LING  WG'SY NOILYATT3 133ULS /NVId LXAINOD 3LS S0V
NY1d YOO 7188 RA/1B IdALLNG 'SV OlOHd V¥aV3LS  ¥Ov
AVTIIA0 V3YY L TEB RE /LA AALLING - V'SV SOUSILYLS 3 Y1¥0 LOArodd  E0¥ G0-610¢ NOISSINGNSTY ONINOZIH ¥0d4 d3anssl
NY1d YOOH L1€8RENGIIALLNG Y'Y M3IA JAT-OUIE - ONSONTY Y0100 2
AVTHIAO V3NV E1EV /LY FALLIND  VE'SY SM3IA 3vIS133ULS 13AT13A3 - ONHIONTY HOT0D 1OV . ‘
NYId YOO E1EVAYIdALLN €5V 133HS ¥3A02 OOV A - v
FENEN Lot iy . G1688.-L1 Zd) 29 ANOWHOIY ad SIAVITIM LLE8 R 1628 LV
e oMYA ININDOTIAIA ISNOHNMOL
AYTMIAC YIUY LTEV RV Y IALLING V'SV
NYId 0O LTEVRY/VIAALIING 1SV 1SI7T ONIMYHA

TRV ST L ooy Pk e
S 5

suosuung

P I 4 8 et s s i
e P o ey ek bl et

pauasay wiuido)

Nl
rusq
et
ALY

e e —— = =

e g

PLN - 80




T 1oy

uagsy
SIN v618%
s “oN ool
SONIYIANIY ¥O10D
w
SPORSLLI 20
I8 ANOWHII "OVO SWVTTTIM TIE8 % 160H
SWeH
Y04 INFWAOTIATA
ASNOHNAMOL AVOA SWVITIIM
e
(20-50-6102)
NoISSINgNsS3Y
ONINOZ3Y ¥04 a3anss|
L peen
i e R
ek e
BIZE R
o =

LAY 175 14 (0 gy sk o e
L P
suoynq

ey k] | e T e e el
s o e s o Y IOAT] o (b >

paunsay wdiido)




T 20V

o g
‘LN v618#
wos g

SONRIFANIY Y0100

D8 “ANOWHOY SAVTTTIA 11€8 7 1638
SRESWF

¥0d INFAJOTIAIA
ASNOHNMOL AVOd SWYITTIM
)

(20-50-6102)
NOISSINENS3Y
9NINOZIY ¥04 a3NsS

mwes v N (2]
Wera o T T e
won T e e
@ T L e )
mww 1w ST oY e T

ATAYIO 411,75 L 0 ey e s
L e,

suolsunan

oy Yl s i ot g e et
PP T o e ey ke 1 ks e

paasay wyduidogy

Demerig
Homid
WOt
AUILTUHIY




A

SN vEL8#

s s

SOLLSLLYLS ® YLY(Q 103r0dd

=

SHOREL-LT 20
D8 "ANONHITE V0¥ SWYTTIM 11€E ¥ 163K

Frosin g

Y04 INFRAOTIAI]
ISNOHNMOL GYOd SIWVTTIM

T

(£0-50-6102)
NOISSINENSTY
ONINOZIY Y04 03NSS|

MM Tty 10510 ity pp
Tt o s e s e 1 1 3 L

st

Sormy DustTi
T PR R b T

ANEIVA S0 ALYILILLNED JHY ¥ 40 ARTIOR

ANLOALHONY
TVTHAdIN]

-

1100 01 VRIS T T
STVIS MG MO TS EMOTIEL
Id¥DSANYY 335 “QITIVASN 38 TIM IINYNILNIYI ONIDI-HO JUNLNS ¥04 WILSAS NOLLYDRIMI CRLYWOLAY NY'S DT S
"LHOIHOD TWIMIHL 40 STAYNVLS 3HL SNITHVOY 85 TVAHEY l'tﬁ%a d d d i d 3 d d N g Popinaid SHB T <Ee3 oy
QNY 8402 0208 Nt SINGWIHINOTY SALYTIY HLIM ATdHOD OL (WILSAS did LYSH 30HNOS HIV) WALSAS INTI00D ONY SNLLYIH WOINYHOIN 3HL'S 20050 (SRs3A) S¥ia T35t
SoRTIHT i T g T T 3 i i Z i (B3US7RoH) a1 T 5560
SYYD ORLLOFT3 ONIGUVIHO HOS 39YVO ZULVAINA N 3TN0 ¥amod {0
SMOONM ONIZY19 18100 3 MOT32) z z 3 d i 7 7 z T 3 GopPEIg Hopyied RSN
SEING.LHON ONY STONVTIdY HYLS AOMINT 8] g g T i T H 3 a i) Buieg eroapson
INIWIHINOTS AQVIY HILYM LOH V108 ) R i T g g g 3 g T 3 T Tpiepuris] Fuppieq [EG0pIoN
“SINIWTNNOZY 23 SQINDYING UNOAIS LO3rOYd IHL NI G3TUADHd 38 OSTY TIM STMNLY3 TIBYNIVISAS 7 Tton 15007
ONMOTIOS ‘GHYONYLS 76 JGIN9NING TATHIY OL HALSAS NOHLVILINZA TYOINVHOIA AMH HLIM LiNA IV G 1V3H J0IAOHd THM LI3F0H 3HL "+ 7 R SAIEna|
. - y WIRST | WTAT | WeGSC | GRASC | WAGE | WeGS? | GEHT | WeRC | eS| SRt Taiea] smead]
'LINT 4304007 3HL ST (10 34501 LN T [ e I e L e I TN3a/Gal oimeag
. ~ ¢ AU . 5dA{ 1un B 2] 1a 15 iZ] 0 18 8 | v v 2 3dA{ Tiun)
LSTTXO3H / BNMCING NOISIA TALNIANOD S.ALITD HLLM SONVITANOI TN NE ST NSISIA SLIUINN 3IBLSZANGD SHL & {1 34AL 101 LINN 2 ot R ER N A R e e G A KT o
N N [T30L Suipy Fuipims ] 3 oy
‘SLINN TI¥ NI 0301AO¥d 38 TIW .STIGNYH ¥00 GNY STHALXL2 INIAWNTd HOd STIONYH AL-¥SATL ONV .43MOHS GNY BLIALYA ‘LTTH0L 301538 ! L) 2y el b
NOILYTIVLSNS ¥Y8 §YH9 NN FLYLIIIVS OL STIVM HOOMHSYA Nl SNDIJO T8 QFOS 'S TVHONYH TIRMIVAS. SY HONS STUMLYAY 30V1d N SNIDY '+ uun Ag uonem|e) Supjied
‘SILON HAN3D .
T T T woedgt T T T T T T T T FEPaId JOTped WA T S
1 Ji [ saaedsiz | =1 WAGT T x 1 on 7393eds\z0 ] E 19 2 7|
- e T T T el T T +l T T T I T FNGI S5 3va T 5ED)
35| sL53t8 PG T Fi0d 7 I I T = et I or 7SRO Pannbay alerors WA T 55D
Rl ] P Il
EEER I I I | ! [ I I I I I Popinala Rippiea 0w S/
[ sov | sem | seec | 9sm | OSir | et | s | @0 | it ) | 1 1 i I I { | I I 1 oo IIpHied SO 37
ESIEEZT 656990 65 6997 SUPITZ H
> TR “SpRO; i 4 i Pap! 3jGhag IS 1AD3J (715 Juied PUCHIPpe uz~ ZI TN 0P |
= T SaRI9A003 I i i éﬂmﬁ T 1 I I I I I I + PopinOid ukie d 3 110 300
ST | WeE | WeeiT [WASE | @R9E | WR9TY | WeWE | WeWE |es7| Wea ea] simiens| | I s { 1 i i 1 1 ] 1 o PO 1oP5
[ N3A+QSE | Qv car N3T+0Er asg O%E | N3O+ 0Bt {N3a7 a8 ainiesy
T © ] 5 ) i) i 52 ™ ™ @A vn I I I ] ] + I I T 1 T PIpIacid uyped WIpUey
G GTY 3N | GoTin | e8tven | Z8TiA | 90T VOTHUA | 65T oA | SOT R | TOT3R | [ { | 1 1 S L1 s ] ] Pamoyy Burmied wapued]
[y adapieg 3 Siping v3upe 1 T -
SRS G TOEd O
uogenoie) adesanc) Sulpjing T T e T TenfET 3 TR JES[To Paiinbay Jupes SR
T PomonvIaaL B e g paIaAGD 1E0L] 1 T LIRS F3pGid Burped FETmPToN 1]
T FoRiRGIg EaTy Gaiog FaIaRe3 60 e SUEDEA R0 bR 63 SO
T %0t & S198'BET Pamorh R0 {3:380) {EI0] T i FARTITL Bopiadid TEnuapioy
orit it S Y AT T 3o 13104 pasandd)] T T Sijeis|oz = wenjor X TN 7 SHS [T SRR
oA ooy
- WA SRISAUS))
uone|n: u
GIFGSE | Wt | WeSZ | WWeSe | WEGE | Wease | WRGT | UWet |wegst| weet Tea) oy 1einajed dupjied
ase  N3G+ORE age asy N3G+0aY; ast. agt 30 + 08¢ N30 / as) 3:n1edy)
T38RT N 3 S T 5y §5) T ™ 7] 7 £23 v Sd%; 1on| T _SW[ET ] 5505 JulnF 0] WOREASIS J01IS10N 11 padsnaeiy
T QUL | B0V IoN | 07 WON | 20T WON | 90T HUN | SOTIMN | vO% Wurs | €01 | 20T W0y | ToT 39, | T Iy | L]
o i SHiping B v : R G| TowRars v WSW
uonemde] BAIY YIlod PBI9A0) i UOIIRINJ[E) UOHIBAR|I JOLIDIU[ J00]] pUnoIn
pavmbay e T T FeRIAGId ALY 10GPING PapIAoHd] v e SEINEO T T %
T = BTGy €Ay ISy T8GRG 0L TSR T )
” E TREY By AUy J00PIND PRAHNBIY; @3 UGII0IH 3337 PUE MYS U1 R SNHAIZT JsamyLIoN il
[ Tenjor SO0 6 1enG1Y 1836] 3 pUF WS UM SR AT esqmon 1t
uonenojE) B3y Aiauly JoopIng TEMSPIS M3 5915 01 16590y SSBNITT TN Tesnes 7
- - 5533 I PUE YEMBPIS WaN 5,5 01 1336lRY. TEAfEET SEEAEET Eawgnes 1T
Saion i FRIRRmTE TopeoT oEd
B 3 BN D BN BN T | o ] [ o BT S0 O )
i e e A T e o o e e A e I B e e T uonendie) Sulpess a3esany
AS{EroL19 ESEER Py jOvSty 17968 IVO'BYD (616201 S5'PEE  {9¥'78E PIAIAGI IEAS IDOPING SIEALG (PIOL]
MM NHMMm ER i i I i) MMM aized MMA NMM T | (TS E:»“.H,H i Ll A =
o ERE X =) 07 § K
Z o i ,Zw woiop] EX Toon, W Tusan] pie ooy T peEs|
WERST | Wt | WS | WRRST e T et et Ties] omirey] s we R £33 TSE3T ek Spi5 Aopw - eS|
ast  NIGHTBE asy aay ase 13 + O9E} N30 /da] imed]] bt i onawy L TE379] pith 215 lopasa - 23
Aiiboy ST T g B -
S T ) @ = i) i [ [ ™ >3k 3o, UMD Bueh MMS EY sﬁ = EE TiReSTAiFX 3 ﬁ»a”um
e I FROR | & en | Gt | TeA L ) B ) [ P ey TN Y £k
oL aupine 3 Juipiing v AP - Chadi
! RLTBL VRN %07 Thpueg
uonenNdje) ealy 100pINQ 31BALg B 55
THON poiddaig BawoiTe ] pnbay
ISEIGIET_ [TTves1  [ZTwest [TLvest  [CIom  [ECTRT [VRTSOT  [BvesT [SUEEIE [veieel] [ID TSN +3iy soih
i (3 7 SIEA 38 R
R[Eo90T pSe  psec  [oser  [ww  loviz it SN A T L 354 BOIsAs3 L {EnuIRts, oG 430
SERBERGL s S pury
35/ ETHISS R - G e I e T T S T A R n kg (2] 1S Sopunz]
FBT0S [Fres 6oy [Bynan) seN podtid unspe
r»|+z TETEl RELE Wooy HGes| SIsneIS Pa3foid
4S{95TRLE 90 T9E CESINSEES {¥0Z3€ By ySE TR YED 68 vBE  [OU'SLE  {IB'EY | I6L'SSE e b
ASIRELLY SOES S0°ES ISOES S0'ES 98 'BE 9% SE LE'RS {98'BE 9675 LE'TS 19437 da Un asy 165
351000201 oot [ooror oot jpozol  [0aZot oot EIRT S Eary A Al .T §0>]090 PomAGiq ¥ €304]
WSHECTSTT B 15|25 16ETT Poppoag Baty 106} 15N [EIOL]
PREY UETi | TGESTL |ZvBVIT  [(yERIl  [P0WZST |[TCLYOL  JOVWOET [DZGEST |TE4wOY| (15 TEED ST a] un K €arg 350 |
45{00'001 {00200 100201 00200 {00°£01 {401 100°LOE {00401 100°L0%  JO0Z0T | H00'20T o) 51015 9 Al WSIERTSTT = AS{T9BEETT P Y Faly Joots;
EEEA s SToE % STe Gresz jano; day oeo] Tary 30013 € (977 55 TS037 - Lg] pomotiy us1 =
3SIZE00EL 19908 9906|9906 199062 sV BEL 1265053 EP RS 162'6EL  [76'059 [ [E0BLO 224y 10014 7 (A
F T T N T o T o W AN Vs IS X e VRN
- A 10-901) WSlTZor = gty i
7 SGIaAG0])| W5{00°096T = 35PTLS0TT 15
GrgST | VWBE | WEESZ | YWE5Z | WCBE | YWBSZ | GWWT | ywaf | VRST | weRE {uied] aneay] .SE%EWH_ Ty Jumuelg)
[ 08y |N30-By| GBE__ N30 -QUEN3Qw0Ey| O9E | N30+ ORE N30/ o8] 2:mray) T I
SIERLIGA] El 5] G 13 i=) 5 ksl _ I8 b 3 ™ 3dA} yun)| 881 (T9-E00 FO0PT 1d MIOY NYX1E 8 vl 38 ‘pusurpy "pecy M TTER 301
S| at OTUVN | 60T VN | SOTHUN | 013190 | 50T HUN | SOT MU | o0t 3UA | 0T MUA | 20T W1URY | Yt 3art on| [T0E 16600 FOOYT T4 MIOY N9NI0 §C IIS ET 34 PUGLIGHI "pecy SWikIiim 1628 i
€905 g Juipnen SHapung aid wondioeag Ear PPV A 307
ﬁ uone|ND{E) ealy 1003 eleq Ppalolg

-83

PLN




“ o . .VO;K,_

e

‘SN #m_‘@%
s b

QLOHd Y3V LIS

"

SHORML-LL 2
D8 “ANOWHDN "avOA SWYTTTIM T168 7 163K
ssmanrao

e

Y04 LNIWdOTIATA

ASNOHNAVOL aVOd SINVITTIM
RN

(20-50-6102)
NOISSINGNS3Y
ONINOZ3Y ¥04 aanss|

P ] pumil
Ly R T e
S 1w AR AR
L i e O e T

v L T )

|1
|

1€l

PN UK




_‘ o .&m.O‘K._ J

sy . W0-02=.1 ITVOS Sov
T veigH avoy avoy avoy wo¥  NOILVATTE 133MLS \ &/
s o SIWVITTIM SIWYITTIM QvOY SWYITIIM L1€8 ‘1628 SNYITTIM SINVITTIM
NOILVAZT3 LI3u1S # ‘ ‘ ~ 15e8 _ 1eeg _ 3LIS 193ro¥d _ 1528 _ 1628 _
NY1d LX3INGD 31S . : 3
o8 .:zczzu_g.ﬁmﬁ.wrwxj._i:m:_;nx ( 3 : MHM nE _U v _H_ L1 G —H - . @ _H_E _H_”_”_H_”_H— ' D H_ “
SRES T 8 B =il | o= o Y _ _
d TN >
40 INSWIOTIATT . il isxil n T 1
FSNOHNAMDL a0y mzs._._:.,w%a m 1 i =TH <UL n ] 1
= = | _ | ) | _ _
(20-50-6102)
NOISSINgns3ay
ONINOZ3Y ¥04 a3nsst o002l Tvos (Fon
NV1d LX31NOD 3lIS /L\
| L | | | —
i i 3 1 1 1 1 1 —l—l—
H H g H 1 1 1 1 O
_ ~ | _ | | _ =
1 1 1 1 1 3 1 1] V
1 1 1 1 1 3 1 ] M
S S SO AU N SO ER [N et
O
p
avod SWVITIIM O
_ _ - — _ _ _ _ - - _ _ _ n
e n port 133¥1S 30 AN Y3LNTO o0
= e '

\.—! I
|
|
|
|
|
|
|
|

-

PLN

avod

“ 1 1 1
‘ _ SWYITIM * _
=4 ' 1€28 ! 1
] 1
Qvoy , avoy _ _
SAVITIIM =~ SWYITTIM ) :
Z
Vees . QYO SWYITTIM LLES 'L628 ez _ _
au$ Loaroud . . '
1 I ]
| | |
1 I 1
i 1 1
H 1 1
1
1

avod
SAVITIIM
16€8

o — 7 o Rl T e e

Il

JAIEA 11091d




v

_

[i28v] .bie 8681

» YO'L
- e e ,
Lrd=81L - «mﬁm ‘ TS oM TSGR L " o < WSZT UOIF0ASIT
3, 3.
A NYId) — N e B
Nv1d3LS W0 k=a8/L ERAENACEE 3 WNUWATO W JION
L [ &
- O
O “ONGHHON 08 SHATTIA 115378 63K NV1d 3 |_|_ S E uopejnafed Fujpesy aFesany .wuo m
SiRo -_,q-. HOVALIS| }w\_, °
QdYA 30iS| (o) o o, < o
Y04 INFWJOTAAIA e Q3uinoay ~ - =, <A ~
SNOHNMOL OYO SWVITIA 403N ~ e b ﬂﬁ&%ﬁ.«ﬁw e Qu.v
< N Wgol.ege  Op-, [T .11.800 [ Iwegaulsoe 1.53 wigvl.an e N
=fE - — = — T TTTLLTS e o e e e e e e e e s e 2 = o 2
oo me) T 1 WSS, YA Rpssssen s " | /
] i ‘-
ONINOZIY ¥Od QINss! mw & < = OB . . % ! e sovaas .
ikl ol 5 5 71 {, v z ] 2 1 5
£g1s N 024 s 044 - ) QYA INONd WY -
213 = Iy T ——— o —— s — S = e o —— - - - b Il —caunvandown ]
= XL o Nd, o ‘o o o i Lh\ 32
el Sry &M 3 <
B SF  — \ &l 1 i fs o
I T ﬁ ° i o R
_ 3. (193D NS i b - F % %, . _\ \A_ m_ .W 2.2
=S OkL LIND N - v (ea3day) Pz g 2 -
re L =% sl wewe) o S ElE et iy
p 1 e < 01 LINAL TIVAIEVH K 1 ' m_ M/ 2 ASIHOM 6 <
S |, ¢ _ = e Wge'o] prefid _ ] _ m_ g wo..\
= ‘ o o TGOSt 861 5 JEN E e
=1 t - N h i~ =N A B e SdvpSaNv1aEs 138 T
El t L 13AF1 " d ONITTING moﬁﬂ«m e 1 o @A 1] < %. M SNIONO SAnd o4 RALSAE O %ww@h%:&ﬂﬂ
\ . <. POPIEPOIOIY: V Rt { ) LJ i w_ _ ‘ “M “LHO4WAD TYWHIHL 20 SOHYANYLS
— TN 18 3dAL, ), - th ONIGUYOFY 56 IVHHSY ANV 810Z -D828 NI SINIWIUINOIY
Lo S 4105501 Al \l\l\l\l\l‘l\l\i\l\l\l\lm A wlin R ™ JALYT2 LI ATIHOD OL (WALSAS dHNd 1VEH 3N0S
o 8 (1a3dAL) TS A SNNSANANANG QL & . 1 LA T =] b — HIv) H3L5AS DNIO03 ONY SNLLYAH TYIINVHIIN IHLY
@ 604 LINN R RRRRRLZZ R RAERIS = v S Y H <
ol % CSNTS TSNS SO gl ! - = 8 <l e =] Iy suvo s
- y, %\l\l\l\l\l&%(\.\#\o‘\o .vl\%h///oo - 5 o A C—ontowwio o oo AL M L1iN0 YaNOd
R PPN = ©® " o @ 19 & SMOONIM SNIZVI9 TYEN0T 3 MOT:
l'\'\&\l\l\f\l\no\l\wo\o ,\?V'V'«'«?J&\V« IS LB %! A, STINELHn ONY S30NIIASY MviS SN xmw '
z ) 2 N3 i
. B A S 9 T
& AR R RRRARRRRRR e Ll LR LR RARRLLLLLLR T T avoA38 103044 I M GIGIAOHA 38 0Ty TIMS
ze, ZESANLARRSARA SR LTALES LU RN SRS RS A A AV RSV S N ™ ;
o R RRRRRRRAZRZRERRRRLRRALLZBLRRELRL @_ 8 O TIBVIYLSNS SNIMOTION "THVNYLS 28 3¢ N3
3 R o o S S eSS SOSSIIRIS SIS S 3x31liov 0L W31SAS NOLLILNSA oo Jln
= RRRRRRRZRRZRZRZZZ R RRERRRRRZRLZRLLLRLLLL L it 1 9 R Y34 30084 TIM 103704 3T 2
= LALLLEELALALARAAAAELALEAMN SO SRS VRN S <3 N
g A IS - i Sher B R
I\l\l\l\l\l\l\l\l\l‘l\\ R R RRRRXLRRLZRRR XL
L A7 ¥ 7. ) E
RRLRLLL »\\S\'Am%»\l\l\o%a <3 h7) s Y 3 ¢ NI G3QIACNd 38 [TIM STTONVH 40O ONY STUNIX Mn_mw:ﬂn
NI NI S O = N
& LRRRRZRLRRRRRARER LG, 2P = £S5 D 403 STIGNVH JAAL-YIATL, ONV .HZMOHS ONY BNIHIVE
G O N S SIS SIS RS T K = & *L3701 301338 NOLYTIVISN] BV VxS F¥NLA ALY LTIV
%’»\'\'\'\IA 2% Ny 4 QL STIYM KOOKHSYM Nl SMXDOTE 003 ‘STIVAONYH
57 i M Iy TIZMUIVES, SY HONS SZUNLYIS 30VTd NI ONIOY b
(193dAD g/ i
e ———— 03d %’0 ‘ J8ILH3ANOD NINEE]
o 3 er N0 ek rﬂ\.\.\%ﬂ&&ﬁh\» e . A"%«m.__nﬂ_“% . s, \_ m 2 :S2LON TvHAND
q p o°0] PR ST O] I T ) . 5
[icaizaidsm et e @ S TR = 5 <. 133415 INTOVRGY 50 NAMOHS 40 LNIOd LSHEIH HL NVHL
ﬁmm.,w mw hﬁms ‘ peEC i 00'9] 411 861 wlda f - =] ! iS5 7 HOIH WHO0E SINOILVAT 8 (30vdS JT8vLIEvH) L BASTY
oty npdinidary s i g ; a8 -0
) (R 0¥ SHYITI
G S, A WWM g o ) oo SHON o SBSHY? 0L 3 ¢
o I-_.m ﬁ / ANYHOAH ONIaVES m @ "04N) JHOW ¥C4 Fd¥ISANYI QL U343d 2
{ev 3dAL) +] ot 3414 ONILSDE] o
4. €01 LINN ~| S > & SINANOAHOD IAVOSANY) GeivH ONY
. 2 e & 2 1405 30 LIGAVI NO "04NI UON 04 3dVOSONY] OL 43334 )
¥OVELIS <o 0% M_ p sz = U3 v5°S) B0t INOLLYATT3 311S GIHSINI 39vaAY
siihice A ERELE D P al 1% 3 \3d0Yd FHL SNLLLNBY YOH 40 SNTEAINGD
e S EPE s |5 40 INIO) ,meu_x 3HL NVHL M3HOIH W0 {L4 15°'8) Wes'h
aw : a a § ‘Hb W SONIOUNE A1V ¥O4 NOIUYASE HORRINI 4 T3AT) 0350d0dd
BB ||||||'I||!||L|| |||_” < HEEL : ALIIOM
W mm ' ' ' \Wn-: .m 3HLONLLLGEY GYOH 40 INMIUINTD 40 INIOd LSIHOIH m:M
1 )
¢ & o @% ag e 1\ 1 3 NN
P N T % <. W & 5035 - JOVSSYAIO-IHOIN OIENd "W“W“”“m
2|8 < o <" ¥04 gauALSION wwﬁ SIZ1SIV 3AN0 3THIA o
= p 5¢ /0.0 T e s T [ —— o _&Md/ NG 3 53] ;ﬁqu_mESEﬂl
52
XS & wIz L [ Y B b
a%ﬁmm 5% ﬁauhmmwa a 3y Q,Q,.O ° _ . ol & 4 nv\w % o 3 W 1 R
WE a3MIND3Y 059146 661 N80 L858 W oSz —f TAZS 81609 ~ z v )24
038N




" I
~do'L Y _ s
vy o e - I <.
1=l veLEE o i [ < U557 WO OADIT
ST o i mnnsy s ip] TS ST <o, aowyouag 83Is
— <y ¢se1y 6oy
TR = wNWWno U o,
NY1d ¥OOd } 13A31 /3LiS st Twas (GO e ey < g sl 1o
v @ % @
— - NVd 311 / NV1d 40014 | 13AT1 WL/ i . —— 3 |E
D8 ANUWHOIM "avOd SWYTTTIA LIER T {608 }Mz ruu
SRas P 2
SiNos Y, YOVEL3S| <
QuvA3aiS o o fe) < S —~
. O {agueld ~ ~ =, =, (oaoimoudl . <. <
mm:omww&ﬂmw“m“w?ﬁji e %, . [yosas oy nd ~ Ve IO ) Mmﬁz =,
' eogran X ol or-6l wgolase O, wedese || 90.0 { weseleo 153 WSH.2h en | GEAY o
) « b gU. p
. P g .
z Vi . z
{20-50-6102) =7 7 04118¥ f»om\/ m\/\,}.)l/\r)\/\/\/\((()\(mfw\m\/\/\/).?)\r)\,)\ nu_.b\. .,
NOISSINENSTY i3 VALY o2 <, ' %, v <
ONINGZ3¥ ¥04 03NSs! 54 0L 1N 2 ) 2 V< Nots 2
- —— e 3 R L, - - . VA INONS ca
2 y 2 nm\ | 9 Q2MINDH A0 3NIT mnm
2 TR S
r———— B
| e |12 | o
o - ! .
Eagy u ENTIRD g
1 o ™ 33419 1NIOVTOY 40 [
s — = O KM0KD 30 NOLLYAT S s
R q @ t 7 ASTHOM 6L
i
[nge'o] e i~ ¢ iy %ow
T
e T o2 | e -5 " .
1 ! ! e = 7 3dvPSONY? 335 "3 TIVASNI 38 TIM IINVNALNA
! ! = - o ‘ONIOSNO ur{Lnd ¥03 WALSAS NOLLVGRiM| CILVWOLY NVS
WooH H m ~ 0., =
1 QMYVA ILYANd M “LHOANOD TYWHIHL 20 SOUVANYLS
5 i £ == |3 ONOHVOTY S5 3VHHSY ONY 0102 <0608 Nl SLNIWIHINOY
o 1 B |l — 30LvI38 AL AT4R0D OL (WALSAS dWNd LYZH 30HNOS
¢ nl_ i T )E [ |—  uYINEISAS SNN000 ONY ONYaH TVONMOZ WL
K 3 o AT [
S i & 78 = AD,.\ suvo eeaz
s < q 5 = [roneuw VA M $33L70 ¥3MOd !
P st ‘N q 3 SMOTNIW SNZYTO 300 3 MOT
& e . H w |, STINE L1ioN ONY SIONYITddY LS '
= e TRTTLL INBHIHING3 AGVAR LM LOH ¥VI0S ¥
= 5 e ALEAARER SRR IR PR A “SINIWIHINOIY 26 3ANSYINT
FFE e R \§§§§§“ QO | T>anoxss 10308 IHLN 0301704 38 OSTY T mﬁw
- s, N i\\‘%\\\\\\%ﬁ@.w\« R PSP NG P LIl NS TIBVNIVLSNS ONIMOTIOH “AVONVLS 28 SaMmans
29 B N R R S S B SR ES SIS & 5 3A3IHOY OL WILSAS NOLLYILLNIA TVOINYHOIW
5 %’»\'\I\Iﬁ% L umannow U4 LVaH 30O THN LOBTON 3
P 20 Y 2Py = TIGLHINDD SALLD LM 2ONVFINOD TIN4 NI ST NSIs30
S - RRLLLLZLIZZLLLL LELLLLLL L SUHIND PIBLEIANGD ML S Gy AU OL NG 4
J
porg I “SUNDTIV
@ % ) NI G30IA0N 36 [T SZTANVH HOOT ONY STUNLXIS ONIBHNTS
o~ i) 03 STIGNVH EALEATY. NV HIMOHS OV NLHLYE
5. o a & *L710L 0S8 NOLLYTIVASN] ¥V BYHO L4 LVLNIgvs
o . Al G ‘0L STIYM HOOKHSYM N SNIXDOTE (OS STVIONVH
fop TIBMEIVES. SV HONS SRIALVE 3OVIONIONIDY 4
@ 80l = Nt
. =)
S < 3 = A SLYAN b “STLON TVHINTS
PRNIUR b o i =8 = N &
[ & oY P e O ETRLEINGDY - b, <
S § “§ Lo NI — Ty 101 LINN m\ b= <. 133015 INSIVT Y 40 NIOHO 50 INOd 1SIHOIH FHL NVHL
T T Y o Y A 5 = - Bioodl.or &6t S 57+ H I 5 ¢ ¥IHOIH WHNODE 51 NOLLYATTS (30¥dS 318YLIEVHI L T3AT1"Y
I 1 lﬁ%ﬂﬂ. I (wigal & ] o5 o
poesey wifidan o= 1 ] i 0¥0H SHYITIMNO INSWAOT3A30
& M ! i O aus i Wo “O:ANI SHON 04 FdVOSUNY1 OL ¥3434°¢
2 LNVIGAH B
o = .wu N 2 Ao oNavee pm n@ 04Nl FHON Y04 JAVISONY] OL H2AH 2
v > & SLNANOGNOD 34VOSTONY] QHYK ONY
N,D Ky 1408 40 LAGAYT NG "0:N| JHOW ¥04 3dYDSONYT OL ¥343H )
7.
JovaLas ™ < == (44 95°C) WBO't 'NOLLYATTS LIS CIHSING 39VHIAY
s .;,.We VAN :%MMM_M%M $is, 4340Ud IHL ONLLLNGY A¥0Y 30 mz_._mwtzmu
¢ 40 1419 ,meoim..: NYHLH3HOM WE0-{Ld b5'S) Weot
M:Mumwum:uznwu N 03— 2 L ] SONIGTINE 1Y ¥04 NOILYATT3 YORIZLM 4 134T 0350d08d
% —_ L i e a o 2 Hx WGE'L? ALN3dONd
TYIIHdNT, Bie = - 2Ny 3HL ONILLABY QYOM 30 INMFUINII 40 INIOd LSTHOIH SHL
, 22 QYA ZLYAR 1 Y (1%
lrbrosssy]  E0L 1NN aY — 5% 3 N
% : &) = %, B 3o 3OYSSYAC-LHON BN (54549 5A]
E 434} Q 0 7 04 GRHELSORY QL 3 TSV IR TIOHEA
/ = = TUUNZ I N RYIO-LHOR AWALYLS ¥
) .9¢.40.0 o 5, v 1
{0301AO}d), IS 7. I el
Pirer omnopda [Ty e hy < \.\ . 7
We qaMn03y TRTT9l.$1/6 61 W0 .8se e .4k 552 — Tnzgall 6209 . ¢
403N ﬁ [NLL8Y} LbIE 6651 s

=




—

- ey
uaRy e ‘s
Jrl=8 61 8#
s ot g
SNYd ¥00d
8% Y ONIQINg
"
SHERRLLY ZH
D8 “ANOWHIT ‘OVOA SWVTTTIM 1168 P 162X
SRESALN
¥0J INTWJOTIATA

ASNOHNAOL OVOY SINVITHM

o

{£0-50-6102)
NOISSINBNSTY
ONINOZ3¥ ¥04 4ansst
R o
T e
e o
o o T
o e

passsay uida)

St e
]
Ry Do P s £y e roae

AILIVL A ALYILLLARD DY NY

TANLITLHIAY
TVRIEdA]

oRINNYLY
Nousgq
wopaIN
AMLIRHILEY

/o

A

w0 =8/

Twos /ey

NY1d 40074 € 13A371 g oNIaTing \9/

Hd g
| B g
8] ale
jx |
=i ===t
“ ! 0 FTEEE 1
1 D D ﬂ.l = 1|
_ [ izsly
—_—y - - [ nia— T ——
1 1 i
[ ECEIET [
o ®© ©
SLrb=8iL Tvos @

NY1d 40074 Z 13A31 9 oNia1ing \ &/

TaeHlest

20m1=.8/L

IS 9

NV1d Y0014 L 13A3T 9 ONIaTing \ b/

@

ey

Tl

_

W

|
TRIIE

34V T35 TSI T4 T TN
OHDINO 31N 04 HALS)S NOLUYO CBLWALYNYS

“AUGAY0 TAVAL D STEVENIS
AL SNCVZH 55 TSV Oy HE-DUD010 SUNETTHNGON
IV HILG 416703 0L (TLSAS i 1Y 15005

v 1S5 01000 CHY SHLYGH WA B LY

®

®

Wl =aBlL

Fvos [1ev)

NY1d Y0014 € TAATTY ONIaTiNg \&/

Trniss

— i

|

©

—

e fRETrEn

WO l=u800

EleS

LTV

|

NVd 40074 ¢ T3A3T V ONIGTING //.N\

SN

o |
ECN P

<

— @

@:M wﬂ@.

[}
]

<A [Tl

[T

®

Wl L8/

Ty GECETT [ZEe

ERVi] @

NV1d 40074 L 13ATTV ONiaing \ 1/
| |

—®

ey

WD

e

=]

PLN - 88

—

N



SNYd J00T4
JONIQTNG

T A-‘v
oy s op By
w0 =811 v618#

o = (

LN

SYORAL-LL Z8 w0 b=.871 3IV0S z'ey u0n)=u871 3Tvos z'zvY

B NY1d ¥00714 ¢ 12A31d ONIaTing \ &/ NV1d ¥0074 2 13A319 ONIaTIng &/

SINDAN

J04 INFWJOTIATA

ASNOHNAOL AVOd SWYITTIM
Pz

(20-50-6102)
NOISSINENS3Y
9NINOZY ¥04 a3nss!

TIRLFAANGD SALD K1 TR0 TIM NI SRR
S TALARNG L S IVLA

WRER

=73 Wedaz [Py [

_
.,o..ru:m; m._<om N.N( :ou.vuxm:‘ m|_<om 9
NV1d 40014 L T3AT1a oNialing \g/ NV1d J0014 L TaAg12 ONiaTing \ L/

T

”
i

[ el

| el

2
H

i

1 50 00 mwaguy e i

suonug

AP Y 087 B sl A e
P o . O T G 1 LT

e

pasasay ufduidos)

NI
wusaq
SOVN
AMLROLIY

o u] ﬁ

[ErE=) t ELTE e

)

PLN - 89

IR




' €2V

] ‘meseeq

W0 =871 6L 8#
=5 ]

SNYd 400y
Q/2/EN ONITING

L

SPGRLLL 24
D6 AONUWHITE ‘TYOd SWVTTHM LT 1620

BREX P

W04 INFWOTIATA

ASOOHNAOL GVOA SYITTUMA
PR

(£L0-50-6102)
NOISSINENSTY
ONINOZIY ¥04 4anss!

o

H
[ -t
{ el

K
4

:

B R ——
i

smopuaung

B m T p——
TP T i ST M o i 3

paussay minidey

\ 4

w0 k=811 3vI8 £ZY

Q ONIdTIng

/

2 ONIaing

NVd d00d 1/

3NIT ALY3d0dd

g ONIdiNg

Y ONITTING

3N ALY3d0Yd

PLN - 90




‘\ c ey

sy g
J0-b=.8/1 _. v618%
s wsdk

SNOILYATIZ

v ONIgiNg

YN 29
OF ONYISHINS

DINOH _m-.

40 INTFWOTIAIA

SWYITIn 118 ¥ 1608

ASNOHNMOL AVOH SWYITIM

s

SO t=.8i1

ENACINENAA)

vy iy

NOILYAT 13 HLNOS ¥ ONId1INg \ ./

30vED JOVENY

20-b=8/1 ERCeN] 9
NOILVYAT13 LSvy3a v oNIaTing \&/

(e1-90-6102)
NOISSINENSTY

9ININOZ3d 404 aanss!

v Dy
rie T e

ADADIYA 20 AURDLLLNED JULY XY 4

TINLOILHOAY
TYTEAdIN]

a5

(=) [T @ - i | 1 ~ T w_\,
& 2 !
3 ‘ ; _
s = r !
g ﬁ%& il | s =a |
= zAwa\ - Ly
5 Z H i g F > I T LV 1
£ |2 H ' = M — B
f lmo o | 0 L g |
= . \ ' AT =" o .
ER~ [ _“. _ el ] I !
3 M LH | B L _ 3 /7 B T i |
T B TET
i | !
[ m!
8 =y
ﬁ =
| ]
€ AT 0L XOVEL3S W
Twes dl .aL/s 092 d
SOmi=a8iL IIVOS 1€V W0~ L=.810 31v0S 9
NOILVAT 13 HLHON v ONIg1ing \.2/ NOILVAT13 LSam v ONIaTing \ 1/
3q¥E U(xu: — _ 3avED. wu.\zu&( . —
e —
&5 ot & 1
= ! m ° = ! [T ]
E A L e ==
g |3 3 — g3 i
AU D | = FA ) 1 5 =
2E| | == M EE | | & == !
EEnTT — 3 -
B T L [N - :
o : L
s z :
R s a_\ —— = ‘_H S
E3 4 2
m! '
Z 15
" £ 713A37 0L MJvaL3S
wes 21 .81/6 092

I

-91

PLN

N




—

~ CEY

oy wHbore
JOb=810 61 8#
oy ke
SNOILYATTE
€ ONIgTing
e
iy

RERNETR SVTTIL HiK % 1638
»

WO l=8/0

ElLiN [43

NOILVATII HLNOS g ONiaing \¥/

L=t Iwos @

NOILVATT3 1Sv3 g oNialing \.&/

-92

PLN

£73ATTOL %OVELIS

lwee'z) 91/ 0-9z

3NIT ALY3d0ud

3NITALY3dOYd |
i

SREF
V04 INTFWIOTIAIA 30vE) OVEAY
ASNOHNMOL A¥0d SWYTTTIM —
", ol |
e - T L3
(£1-90-6L02) 3 ' '
NOISSINENSIY = t 1
ONINOZ3Y 04 a3nss! 2 (0 R E _
g 3 \Y :
S d 1 I
2 g
sE | O g, _
e T T g~ 77
N ' — < §
Em 1 E = !
el 5 T
g ' [ '
3 ' 3 '
EOE 5 N
£ 3 £ gl
m! m
M_ m_
= ol
E m_
£73A31 0L %Jvails
{nes 2l 815 0.9
WO L=u8/1 JIVIS [ 25V ~0-1=.871 IVOS ey
NOILYATIITI HLYON 8 2NIdTing 6 NOILVAITI 1S3IM g8 ONIATING C\
. _ J0ve) Tovemy _
e = = : T e — i
I T—_———— = 1 = X
anns SOPREN ST I _ 2 _
ki = . B — )
gl == i " gz =
s I BE
s == _ SE ] ==
=rg™ = . -t - p
sovman; el E > \ + F ]
o E; = TE - ' H = .
E ] _ e _ _
S ol
: : A
I _ 5 o
2 E
)
3




T €%y

- ovteres
i v615%
] Rk
SNOLLYAZTE
JONIdTing " Q=i Tvos_ /ety =T Iwos /v
Zr I NOILVATT3 HLYON D ONIaTing \&/ NOILYAIT3 LSV D ONIQTiNg \&/
TINOH : ‘
¥04 INTRL0TIAIG J0vaD I9YUAY. R _v
ASNOHNMOL V0 SWYITTM
PRLILED . N el —
ARy B e ——
(£1-90-6100) “AETEUE TS ' L A
NOISSINENSTY = H
ONINOZ3Y H04 a3NSS! E
g u
= L - =S =
M \ ~ - — Sz '
= 1]
E O] I L i

3NT] ALY3dOUd
3NN ALYI0ud

ROREN"/13 Eflie] @ WO A=a81 3TvOS £y
NOILVAT T3 HLNOS 2 oNIdTing \.C/ NOILVATT13 LS3IM D ONIaTINg \ 1/

3qven vy

-93

PLN

—— ‘
= = o] 1
& g
o SIS = 10 a0 _ = 1 _
— g == - |8 1
—— R ; 1Ba= '
e T e & —F : 2|2 o ., :
E \BEH H EH _ E S H B _
£ pum = N = 1z ; "
S T % 1 [~ 1 _ ¥
' _ \ _ '
@ =
: | - |
= =]
B —— A
- E : £ '
T IA  ee 1 1
ADLIVEG S0 TLVILELNZD DLV Y
TANLIALHIAY 3 3
=] o
TYRIEdIN] ] i
2 2
2 2
m“ _m
z z

-

-



S

sy wimon
LL=8/1 vEL8#
05 Rt
SNOILYAIT3
aonNiglng
w S0nE=8/L ELA AN ASA SOmb=8/1 Ivos /e

o s 08 eI 1 NOILVAI13 HLYON d ONIaTing \ 7/ NOILYAT13 1SVa d ONIdTINg \&/

SRESGF

M0 INFWJOTIATA [—
ASOOHNMOL AVOU SWYITTIIM = N u?ﬂm msm%“z_ R
gD N X ,
e e - —— //, - ————— i —
(€1-90-51.02) CAwersT ] == —

NOISSINENSI
ONINOZ3Y H04 Q3Nss!

OtRsy ey 1.

i
T c2].0-6!Igo'e] 0-01!
L
i
\

" 1We6'8).9762

™ et
PSS By L

Ay

W67 .98
|
|
|
|
13

3N ALY3dOYd
NN ALYIHONd

ETTVET N o
|
i

=9 3vos_[vev P Twas /v

NOILVAIT3 HLNOS a ONIATINg \.Z/ NOILVAZT3 LSam d ONIaling \ L/

-94

PLN

B —
s o St P i e o s L

SOt

ORI vy T8 4

HH
N

T Ay

¥ m—

Hws 2l 076t soel .o-011

iweg2] 98
!
|
| il
| :

v mm.mum R i R — -
LY vE) Bv L T i

wansy
ATRY

o
5
[
ooty ool -
=

Srea T
P e o

ANLIVALAO ZLYIULLED JN¥ NY

INLIALHONY
TVRIEdIN]

-

INITALYIMOYd

3NITALH340Hd

=



HIGAON 1OIONS DY [ ATSSHTS
svrst 2AIS AN U

‘YE-NEML ON |9POW FYNIL v
£40 n3a awo - 0¥ 38 INOEHSIM R G
o0 oS30 TNy s
I1 o o SR
otaere Twos
s A e

LyW aIIMNO
NO X904 GIANNOY VI Z 40 HLA3A %

NV1d
IdVISANY

PIAYT (3215
EE—
3UTHONOD 2NV DLVS v 3 v 6 0 ORIV
DRIV 0L TV 6 01 2w 5 O SRR TV
anrnprmyy (2215 waquteg Sunee] duey v - e
PRS- I POONPOR-NES S50 PPN ey ISEIRNTY B et
it H3d TIYASNE N3 Bl 35 ey KITvar » AN o
avoY SWVITIIM 1628 TOKEA AovAMHd 130l DOM IH 27 enores 34 0 e 9509 AEMER] ORD SONIHSINGNG 3LIS INOEHSIM A8 priscped P q
. 441 ey tEmini AQ g 073 S-EAIA SN PPONYRUSE e SUoPUIN Q
: 7€ 38 01 472 JOVHD HETLL MATIOA OL 3AVED OLSOvD il 3
INIWJOTIAIA oxome) 5215 .91 21 41 30 1 0VHS A SIDAVHD TIATI 26 OF SIS ONIAYS TTAVEN 8
. “LORUKOMY 1030l A3 TNONAY 7Y NOLIITS IS _ ; ;8
Wmﬂ._ozzgo.—r LINQO O.H NOILVMAI3AS SHIYNLIVANNYA O NIWLS BONMALAE SL¥00 2 ANdY 7 XSRS ; T g
La3rous ‘THINVATYD T34I0 LOH SHYMOIMH 1Y LIRSS 8
WA 30v30 INCLIMAMLSNOD) Tr V3D 36 OL SUIBATA WEHO T T &
AALUIAYISINS UM GTUVIWL . @
SL13 AN ONY QUVORYLS 75D 0L GALY39L 3UNSSIUd S1S0d I SA ¥3IAVA 2]
Ere T
X308 NIVIE NO P K
o003 U3HINOD M :
f R T MY O
FTAIHES LNVIE
53008 ALNG VI

A AJYAJH S 130Id JOOM LH .2v

ANINGOTIAID IINOK N3 JOL IOLLEVT HIIM 3ONE4 QOOM M-8

) NOILJMOSIGNOISIAIY  Juvd ‘ON
o iR w3 i SR A T
o Seaua A et
W o o morie Ganos R e

oL

3179 HLM JONIS WOURINATY 14,20

49379 5901925 GALVORAGMOd 38 0L JINIS ANINANTY +
ENOLLSMALSNE SAZUNT7 NN ¥3d TIVLSNT

3N A5 N2SOHD 38 0L QNYMTUVH UVD T

D1 WARCEN ‘TIINYATYS Q310 LOM 3N O JHYMAUYI TV T

"SAVOD QML X3¥10 G3L¥0D MEAMDA T8 OF WANINATY Tl Lvm Tesdm L

EEr]

mmﬂ.ﬂ.qﬁ__ S0 N 701 WU
WEYT

q OZ_Q._Jm

oot
o 1304 04

D QIANATHAA
VUG SYVVITITW

FESTEIPREE et
w0 3 1504 0

oa=an £

01 32ILITHLIA JON33 JOOM M 08 \ 1/

20 01 4vD Jvu0 HSINLIMOTI0 01 JVHD 01 SavD oL N

TX¥N) 53LS 9124 Ni 38 OL AAYED NI SIONVID 13AT1 39 OL STONTA T 5 ,/ _ ]
STt | i i A L o S B ae e, § I Y § g U N v
NOUYDUI3325 SHINNL VANV O LS NOIWSLXS SI¥00 £ Aeds > ¥ ! 5
“QIZINYATYD 03l 10 FHVMONAN T € - > "
AN 30YED INOLLIMMLSNED) 2o HvA3D 3 O EHIEAIN HIHO 1T T ANYVE FLIFINCT FAIM .1 (0L hur] 3 S,
AALLABISTHI MUM CILVIUL i -]
4010 N3 ONY OUYONVES v 0L CAIVERL SUresTay S 504 1N % 5 ARG, £8
Prm—— &
P owewL &
JoNiayng W ug
; =
s 5 us B
218 g oy
PO oy T | AN 0 N R O R I O | A N Pl 3 2 W) . =A%, o 2o e o o A

699 55A vguIMoD ysug “Ageung
oAuQ 401D IS 547 - 0013 OUNS
S1OTLHONY
IdVISANY

4

£ R A .u 3
(. 30NT4 AOVATSA HLIM LINOId GOOM 1H 2% B LNIWSHMOI GNOWHIIY 0 ALF
GOL 3ILLV] HLM F0N34 AOOM W .9~ ¥3d SHHOLYIOT GNWIdAL 333

134 IOy T30, SB0 S04 PN 10 pAINDIdaY
2300 dews pur sDALEIY SdETSPURT SV 10 idoid
o0t 5 s pue Bumerp Ty Poasse: w40DQ

Vo _




ATTACHMENT 4

[ )
7 s
B 7’%;}{;/5 i

33 387 (1,000
- .
', ﬁ ol 156 34" HO.TIN | -y
RN S L) QH#SJ] 60-9" [18.52M) ;T* 198916 [6 // n;;;;rl;w
< z A P TIACK e, 7 J SRS, |
i i > P b m’#ﬁ» o s ﬁf& o '\Q& SETBACK
el 0'07'36" L8
[t ootk i Brn \&% 3 r
DRME AISLE 16 TR ReGISTERED Fon A, o, 12 #1 & gg
[oHT-OFPASSAGE = 1 7 :;Q 5
Al ANERL ale
[RELINE OF ROAD ADYTTING i ot IS L/
3 5 ¥ LZNL Y
" HEEL N ] .
[THAN THE HOREST HORT OF 7 g af —~
ING THE PROPER NS x g REARYARD
H 7 RS JscTBACK
AR a A \TE LY
m:me«% PUT OF 80FT 4 i D/,
) (E 7
S¥ouone __ [PEMORE | o1 r s
2%
S s} §
R WORE 10 ON GF SITE £
i | o o gl
2] _ N '
mwwﬂg‘sﬂm i 'S”q ‘ WI{‘%LE) S il
£ ) o ;
*d msvm % 13 P
] £=Y
RTURES SLH AS S TRWELL T A ?; S0,
10 2 A
AR NSTALL TOLET, \u - FD s by
VAL BE PROVIDED N NI K75

IS THE CONVERTIBLE UHT. 78 SN f- é SV
NHCE WMITHCITY S COMVERTIBLE i Lo ATE R A 4 ’
o iibicomms-| 0 & 7, AR gl South Arear::
HIoN SYBTEN TOACHEVE SN NGRS sl &
FOLLOWHG SUSTAULE << § BRI, R <§<, G
Dbt woo<l| O TN L
o & SRR SRS
ER READY — . 2
suss <
foLAzuiG oS | g o /Ig — N
2 < L d 3 i
s a5 3y /& o S ‘}‘\‘S, \
3 9
[EM) TO COMPLY AITH RELATIE = L )
lotwanD asisuat 23 fecaromc k| B0 o PR"‘JTTTE“?‘W G
=3 ; K # ROON
Sl (e
(TNAE5. 966 CNGIIPE )
,0.9 CT YRR LT Ty
=) , ' KU
1RHGHEST o
f.’d"/—smwmum NG mi i
(4 OF ADUCENT STREET ofl @
w
S | el
<
o d 1
) ¢
% weosaumene—| P A P
23 FRONT YARD J M UNTT 108
o SETBAK G
=1 g PRIVATE YARD
i # " L
; ) vt 2 |
}5’2 ~ | g vz s N 0'0p"11”
7z Yol rroeanssamac e
"o X 7 - o) iy
i, 2y (4
o
3 |
2 LEVEL 1 FLOOR PLAN / SITE PLAN
11 ]
Hail in aluninun 3 —
Tag #1357 af o e s —
Site Benchmork] b ¥iEs I w i_,m_.m‘_“‘“—l
£h Lice 1220 L5 1 470 KAOW & I CAX PP EIALS

Site Plan — Not to Scale

PLN - 96




SPECIES DBH SPREAD
(cm) m est.

Holly 39 per
(flex sp.) survey 5.5m
Dwarf Alberta
Spruce
(Picea sp.) 40 2.1m
Cherry
(Prunus sp.) 24 7.6m
Holly 41 per
(Ilex sp.) survey 7.9m
Cherry
(Prunus sp.) 35 10m
40
Cherry combined
(Prunus sp.) (15+12+8+5) 7m
Cedar
(Thuja
occidentalis) - 1.5m
Laurel
(Laurocerasus
sp.) - 2m
Cherry 38 per
(Prunus sp.) survey 9.4m

Suitable Replacement Tree Species

Purple Fountain European Beech (Fagus sylvatica ‘Purple Fountain’)
Japanese Tree Lilac ‘Ivory Silk’ (Syringa reticulata ‘ivory Silk’)
Japanese maple (Acer palmatum sp.)

Persian lronwood (Parrotia persica)

Stewartia (Stewartia pseudocamellia)

Ginkgo ‘Princeton Sentry’ (Ginkgo biloba ‘Princeton Sentry’)

Dik's Weeping Cypress (Chamaecyparis lawsoniana ‘Dik's Weeping’)
Serviceberry (Amelanchier x grandifiora ‘Autumn Brillance’)
Oriental Dogwood (Cornus kousa)

Paperbark maple (Acer griseum)

Threadleaf Cypress (Chamaecyparis pisifera ‘Filifera’)

Sentinel Columnar pine (Pinus nigra ‘sentinel’)

Picea omorika (Serbian spruce)

PLN - 97



159’9 3/4" [48.71M] UNEOF
— 25'5 3/8" [7.76M] 35'-8" [10.87M} 198 9/1¢" [6.01M] REQUIRED 3M
i Ty -7 Q R SETBAGR ggi;éﬁn
s o o o (PROVIDED)  ©
° ’ » .
0°q7°36 %
= - e - ___:: _____ —_ - 0
S 48712 Q. i 1 %, g |#ng éaﬁ
ARANSFORMER L ITO ! Ve oa | wolE
| | { o >
l 2 v egl glgs
- - _<C\‘ e o - b = ; G5 [T
D ! <> '%‘
) o SISH B
< /— LINE OF
EfEST 2 - REQUIRED 3M
Ee e 107 ~ 25 REAR YARD
A reduced line of excavation will be hWTE A § SETBACK
required for the portion of the proposed RD
building that is adjacent to the TPZ to Io)
reduce the excavation required into this ‘&
Zone; this will require hoarding of some o =
kind. Any excavation for the proposed Wm_ ? N
building that encroaches into the TPZ must L I =[S
be supervised by a Certified Arborist. 0.5\M] M" I 5
§ b e | ;.E 7;'
— o pkersiie b —— . —— O 3Iu
4 =24 [0, [ I 0o W ;4
"
% == 1£] UDD'P UNITHOS &
"9
) e PRIVRTE 0} )
! - 8@ 5 Yafo B
"4
Ve
_____ i — ©
40— el I
' -
4 1 — N
5 f5 % £
2 5 %)
3 o) \s.
5" | 1ogle T —
8 7 5 5" T Removal of the existing,
The proposed parking area that is adjacent to & encroaches into 4 shed, garden bed, border,
the TPZ must consist of a permeable surface & it must be - —\ 1 gravel & fence within the TPZ
installed above existing grade; no excavation can occur, , / ~ must be performed
Removal of the existing organics within the TPZ must be 0 | 9 S manually. The new fence
performed manually & under the supervision of a Certified 1 ‘T 09 O#4 must be installed in the same
Arborist. Geogrid must be laid down first, then three to four T footprint using the existing
inches (or more) of % - 1" size clear crushed gravel & then the IE /g post holes.
permeable surface can be installed over top. Any grading, :_
levelling and sloping of the parking area must be achieved by [ —— The hose around the stem of
Tree #4 must be removed.

using gravel (not construction fill) and compacted using manual
rollers; absolutely no other increase or decrease of grade is to

Tree #6 will need to be
pruned prior to any

occur within this Zone. Due to the grade difference between the
lots, the roadbase & parking surface that is adjacent to & construction.
encroaches into the TPZ must be contained by a wood tie, Allan 7 2
block, or Pisa stone retaining wall. This section of wallmustbe §—— ';_ 1 8-’/\5)-
installed above existing grade & span over the roots; no La [ it 7, 1 Q#5
excavation can occur. All prep work & installation of material for Iggl é 0 SLUNTi0 SR /
the parking area that is adjacent to & encroaches into the Tree | _ _L Ef_ 5 D [l RRIVARTE e
Protection Zone must be supervised by a Certified Arborist. 'YARD o
] 2k
e NS
s \ ——————— L D : | {5
— < =1 x
- T - --q e — Ndin '5 g‘_\
J @ = (7 ¥\6’ s Bl
ARD | L [ N J ‘ 8|ag
PR e el L1 NE| 28
48| 700 52 e — - ZH
0.0 3’ 1 1 i 256" [1.77M] 730 L 9L40,8740) #7 40040440 Mu{ - fo‘;’b‘_ -
Sy ~ REAR YARD SETBACK ¢, w NE O
N > B & (PROVICED) REQUIRED 3M
© Q SIDE YARD
SETBACK

North Area Tree Re‘g'lt_iN & ngoval Plan, Scale 1/16” =1



[ 3-338"[1.00M]

ROAl < 1.0 /4"
TPZ fencing does not DJDICA ON Jc; #2 159-9 3/
appear to be necessary for /Aﬁ 1423 [4.56M] 609" [18.52M] — 25-5 3/}
Tree #9since it is “ ¢4 | FRONT ETBACK | O 7 > B 'y |
sufficiently removed from ; \_.,a K], PrRovED) S0 oF s
the subject site & the <l A e 0°a7'36"
9
Critical Roots will not be & LT -
impacted by the 9 7 [} ok - Q L& .
., " ¢ >
construction activities. | i_&i?/ L‘!{J UNIT 103 ARANSFORMER
GRS 1 PRIVATE YARD
sl = l -4
2 o - e - - - - = - -
2 [e]
SRR ¥ | o o 0O o Y
° ) n %m;r 102 S % j
7 o S Sz A
Bl 11 prvate virs ! ] i | ool
Z I s, l l
L 7 / i e Bl | i
o g S O |
C I~ ! ~ | I
EXISTING FIRE —_| 43 . s ! :
H [HvoRaxT |93 3 2 | !
! 0 Juy Sy | |
o |
v e (b bZremem)
083 e ) :F’L&“ﬂ‘:! : I P 9.5 1
7| 23 B unror ! . | prassies
| =0 - ACONVERTJBLE) | | 2 : N — /4 )
P RIVATE YARD ! ! H | =&
5K Ol ] ' ;
)qcv 1 { i | 7
’ i i } @,
w t | s
D o L € ©
° Ty T O 4
N m =1 ‘o %
il I % £
i
& Z o [lIll[i
P (
b O Py ./O\ B
< § I8y (1
T O i
| & ?
95 ST, =] 3
L E i N e @
<C £ @ = S
H 3 2l \ I [}g’*’
— A B [
H = % UNIT 104 i { = 1
; E PRIVATE YARD § i St AT
= 4 | ROOM ﬁ
Any excavation for the f \ |
new City sidewalk that | | - '
L encroaches into this zone :‘———-‘i o et 19-8 1/4
must be supervised by a | [ w4l 3/ [0.35M]
Certified Arborist. : : I :
HiGHEST l | |
RTION OF CROWN | | R - i
JACENTSTREET | |
—oM . UNIT 105 | ¥ 1 |
o | - “PRIVATE YARD L= !
‘2\, | Ml N, - = |
by o
14 -~ Lup
L] o = P Re
LINE OF REQUIRED 64— s I o 0O =00 _ ! i
IFRONT YARD 13 - = A | == == S=T Y T o e
FETpacE _ (5 ! “ ), PRIVATE YARD
‘s, S e ! 2 2[*
2 i T =TT v 48] 700
[ s N y »
o | 140 12 5] og 8 609" [(18.52M ) O0B 11" 25
N ——p SZO([( ) FRONTYARDSETBACK-" "~ e e PP
L SN[ " pRovIDED) - -
. e) D ©
-

South Area Tree Retention & Removal Plan, Scale 1/16” =1’

PLN - 99



ATTACHMENT 5

City of Rezoning Considerations

Development Applications Department

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

Address: 8291 and 8311 Williams Road File No.: RZ 17-788945

Prior to final adoption of Richmond Zoning Bylaw 8500, Amendment Bylaw 10053, the developer is
required to complete the following:

1.
2.
3.

10.

11.
12.

13.
14.

Consolidation of all the lots into one development parcel (which will require the demolition of the existing dwellings).
1 m road dedication along the entire Williams Road frontage.

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

Registration of a cross-access easement, statutory right-of-way, and/or other legal agreements or measures, as
determined to the satisfaction of the Director of Development, over the internal drive-aisle in favour of future
developments to the east and west.

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

Submission of a Tree Survival Security to the City in the amount of $35,000 for the four trees to be retained.
Registration of a flood indemnity covenant on title.

City acceptance of the developer’s offer to voluntarily contribute $0.85 per buildable square foot (i.e. $10,538.83) to
the City’s public art fund.

City acceptance of the developer’s offer to voluntarily contribute $8.50 per buildable square foot (i.e. $105,388.27) to
the City’s affordable housing fund.

Discharge of the restrictive covenant (Registration Number:167729C), which restricts the use of the property to one
detached dwelling only registered on the title of 8311 Williams Road.

Registration of a legal agreement on title prohibiting the conversion of the tandem parking area into habitable space.
Registration of a legal agreement on title identifying that the proposed development must be designed and constructed
to meet or exceed EnerGuide 82 criteria for energy efficiency and that all dwellings are pre-ducted for solar hot water
heating. The legal agreement must include language to note that, should the application not meeting the
grandfathering provisions described above, the development will need to comply with the BC Energy Step Code
requirements in place at the time of the Building Permit application.

Contribution of $16,000 ($1,600 per unit) in lieu of providing on-site indoor amenity space.

Registration of a legal agreement on title or other measures, as determined to the satisfaction of the Director of
Development, to ensure that:

a) No final Building Permit inspection granting occupancy will be completed until one one-bedroom secondary suite
is constructed on site, to the satisfaction of the City in accordance with the BC Building Code and the City’s
Zoning Bylaw.

b) The secondary suite cannot be stratified or otherwise held under separate title.

Prior to a Development Permit” being forwarded to the Development Permit Panel for consideration, the
developer is required to:

1.

Complete a proposed townhouse energy efficiency report and recommendations prepared by a Certified Energy
Advisor which demonstrates how the proposed construction will meet or exceed the required townhouse energy
efficiency standards (EnerGuide 82 or higher), in compliance with the City’s Official Community Plan.
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Prior to Development Permit” Issuance, the developer must complete the following requirements:

1.

Submission of a Landscape Security based on 100% of the cost estimate provided by the Landscape Architect,
including all hard and soft materials, installation and a 10% contingency.

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

1.

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

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

1.

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

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

Enter into a Servicing Agreement* for the design and construction of engineering infrastructure improvements. A

Letter of Credit or cash security for the value of the Service Agreement works, as determined by the City, will be
required as part of entering into the Servicing Agreement. Works include, but may not be limited to:

Water Works:

¢ Using the OCP Model, there is 672 L/s of water available at a 20 psi residual at the Williams Road frontage.
Based on your proposed development, your site requires a minimum fire flow of 220 L/s,
e The Developer is required to:

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

o Provide an adequately sized utility SRW for a new water mater and its chamber that shall be placed inside the
proposed development. A plan showing the location and size of the required utility SRW shall be submitted to
the City for review and approval at the servicing agreement stage.

e Atdeveloper’s cost, the City is to:

o Install a new service connection off of the existing 300mm PVC watermain at Williams Road.

o Install a new water meter complete with chamber inside the development site.

o Remove existing water service connections to 8291 and 8311 Williams Road and cap at main.

Storm Sewer Works:
e The Developer is required to:

o Upgrade approximately 114 meters of the existing 375mm diameter storm sewer at Williams Road frontage to
600mm diameter from existing manhole STMH 2925 to existing manhole STMH 117302 that is located at the
east side of Piggott Drive. Existing manholes STMH 2925 and 2926 shall be replaced with 1200mm diameter
manholes as per the City’s Engineering standards.

o Remove the existing storm service connection leads at Williams Road frontage.

e At Developer’s cost, the City is to:
o Install an adequately sized storm service connection, complete with a type 3 inspection chamber at PL.
o Latecomer eligible works:

o The developer may apply for a Latecomer agreement for storm sewer works that are beyond the proposed

development frontage.

Sanitary Sewer Works:
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e The Developer is required to:

o Not start onsite excavation and/or foundation works until the City has completed the proposed rear yard
sanitary connections. Also indicate this as a note on the site plan and SA design plans.

o Review, via the SA design, the impact of the required private utility service connections (e.g., BC Hydro,
Telus and Shaw) on the existing 350mm diameter AC forcemain along the south side of Williams Road and
provide mitigation measures. A utility locate is required to confirm the cover above the existing 350mm AC
forcemain at servicing agreement stage to determine whether the required private utility service connections
will impact the 350mm AC forcemain. If required, the impacted portion of the 350mm AC forcemain shall be
replaced.

e Atdeveloper’s cost, the City is to:
o Install an adequately sized sanitary service connection complete with a 600mm diameter inspection chamber.
Tie-in shall be to existing manhole SMH1868 that is located at the northeast corner of 8291 Williams Road.
o Remove the existing sanitary service connection leads.

Frontage Improvements:

e The Developer is required to:

o Pre-duct for future hydro, telephone and cable utilities along all road frontages.

o Locate all above ground utility cabinets and kiosks required to service the proposed development within the
developments site (see list below for examples). A functional plan showing conceptual locations for such
infrastructure shall be included in the Rezoning staff report and the development process design review. Please
coordinate with the respective private utility companies and the project’s lighting and traffic signal consultants
to confirm the requirements and the locations for the aboveground structures. If a private utility company does
not require an aboveground structure, that company shall confirm this via a letter to be submitted to the City.
The following are examples of SRWs that shall be shown in the functional plan and registered prior to SA
design approval:

BC Hydro PMT —4mW X 5m (deep)

BC Hydro LPT —3.5mW X 3.5m (deep)

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

Traffic signal kiosk — ImW X 1m (deep)

Traffic signal UPS —2mW X 1.5m (deep)

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

Telus FDH cabinet - 1.1mW X 1m (deep) — show possible location in functional plan

o Provide other frontage improvements as per Transportation’s requirements. Improvements shall be built to the
ultimate condition wherever possible.

o Provide street lighting along Williams Road frontage.

NN AR -

General Items:

e The Developer is required to:

o Provide, prior to first SA design submission, a geotechnical assessment of preload and soil preparation impacts
on the existing utilities fronting or within the development site, proposed utility installations, the existing
single family dwellings at 8331 and 8251 Williams Road and provide mitigation recommendations. The
mitigation recommendations (if required) shall be incorporated into the first SA design submission or if
necessary prior to pre-load.

o 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.

4. 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
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fees may be required as part of the Building Permit. For additional information, contact the Building Approvals
Department at 604-276-4285.

Note:

*

This requires a separate application.

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

All agreements to be registered in the Land Title Office shall have priority 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 contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed Date
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. Richmond Bylaw 10053

Richmond Zoning Bylaw 8500
Amendment Bylaw 10053 (RZ17-788945)
8291 and 8311 Williams Road

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

1. The Zoning Map of the City of Richmond, which accompanies and forms part of Richmond
Zoning Bylaw 8500, is amended by repealing the existing zoning designation of the
following area and by designating it “LOW DENSITY TOWNHOUSES (RTL4)”.

P.I.D. 009-913-301
Lot 13 Section 28 Block 4 North Range 6 West New Westminster District Plan 14004

P.1.D. 003-427-188
Lot 14 Section 28 Block 4 North Range 6 West New Westminster District Plan 14004

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw
10053”.

FIRST READING

CITY OF
RICHMOND

A PUBLIC HEARING WAS HELD ON

APPROVED

(¥

SECOND READING

THIRD READING

APPROVED
by Director
or Solicitor

Z

OTHER CONDITIONS SATISFIED

ADOPTED

MAYOR CORPORATE OFFICER
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Richmond
To: Planning Committee Date: June 14, 2019
From: Wayne Craig File: ZT 19-861140

Director, Development

Re: Application by Fairchild Developments Ltd. for a Zoning Text Amendment to the
“Residential Mixed Use Commercial (ZMU9) - Aberdeen Village (City Centre)” Zone
to Allow “Retail, Second Hand” as a Permitted Use at 4151 Hazelbridge Way

Staff Recommendation

That Richmond Zoning Bylaw 8500, Amendment Bylaw 10055, for at Zoning Text Amendment
to the “Residential Mixed Use Commercial (ZMU9) — Aberdeen Village (City Centre)” zone to
allow “Retail, Second Hand” as a permitted use at 4151 Hazelbridge Way, be introduced and
given First Reading.

-

Wayne Craig
Director, Development
(604-247-4625)

WCijr
Att. 3

REPORT CONCURRENCE

CONCURRENCE OF GENERAL MANAGER

704
/
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Staff Report
Origin

Fairchild Developments Ltd. has applied to the City of Richmond for the permission to amend
the “Residential Mixed Use Commercial (ZMU9) — Aberdeen Village (City Centre)” zone to
allow “Retail, Second Hand” as a permitted use at 4151 Hazelbridge Way. A location map and
aerial photo is provided in Attachment 1.

Findings of Fact

A Development Application Data Sheet providing details about the proposal is provided in
Attachment 2.

Subject Site

The subject site is occupied by Aberdeen Centre, which contains a large mall, 119 residential
units, and the parkade for both Aberdeen Centre and Aberdeen Square. The mall includes a
variety of retail, restaurant, and service uses. The applicant wishes to diversify the tenant mix to
include businesses dealing in the resale of consignment and second hand goods.

No changes to the exterior of the building are proposed through this application.
Surrounding Development

Development immediately surrounding the subject site is as follows:

e To the North: A vacant property zoned “Auto-Oriented Commercial (CA)”, a commercial
building on a property split zoned “Auto-Oriented Commercial (CA)” and “Industrial Retail
(IR1)”, and a mixed-use commercial and hotel building on a property zoned “Hotel
Commercial (ZC1) — Aberdeen Village (City Centre)”.

e To the South: Commercial buildings on properties zoned “Auto-Oriented Commercial (CA)”
and “Auto-Oriented Commercial (ZC7) — Aberdeen Village (City Centre)”, and single-family
dwellings on properties zoned “Single Detached (RS1/E)”.

e To the East: Single-family dwellings on properties zoned “Single Detached (RS1/E)”. There
is a surface parking lot in operation on two of the properties through a Temporary
Commercial Use Permit, which was issued by Council on May 15, 2017 (TU 17-763604).

e To the West: Commercial buildings on properties zoned “Auto-Oriented Commercial (CA)”,

a commercial and office building on a property zoned “High Rise Office Commercial (ZC27)
— Aberdeen Village (City Centre)”, and the Aberdeen Canada Line Station.
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Related Policies & Studies

Official Community Plan/City Centre Area Plan

The Official Community Plan (OCP) includes two land use designations for the subject site. The
portion of the site occupied by Aberdeen Centre, where the Zoning Text Amendment is
proposed, is designated “Commercial.” This designation provides for retail, restaurant, office,
business, personal service, arts, culture, recreational, entertainment, institutional, hospitality and
hotel accommodation. The proposal to add “Retail, Second Hand” as a permitted use is
consistent with this land use designation.

The City Centre Area Plan land use designation for the subject site is “Urban Centre T5”, which
provides for office, hotel, retail, restaurant, entertainment, commercial education, neighbourhood
pub, institutional, recreation, studio, and community uses. The proposal is consistent with this
land use designation.

Public Consultation

A Zoning Text Amendment sign has been installed on the subject property. Staff have not
received any comments from the public about the rezoning application in response to the
placement of the rezoning sign on the property.

Should the Planning Committee endorse this application and Council grant First Reading to the
rezoning bylaw, the bylaw will be forwarded to a Public Hearing, where any area resident or
interested party will have an opportunity to comment. Public notification for the Public Hearing
will be provided as per the Local Government Act.

Analysis

Proposed Zoning Text Amendment

The applicant proposes to add “Retail, Second Hand” as a permitted use in the “Residential
Mixed Use Commercial (ZMU9) — Aberdeen Village (City Centre)”, which is a site specific
zone arising from the redevelopment of Aberdeen Centre (RZ 96-017656). This zone has been
applied to only two properties in the city: 4151 Hazelbridge Way, which contains Aberdeen
Centre; and 4000 No. 3 Road, which contains Aberdeen Square. The proposal to add “Retail,
Second Hand” as a permitted use would apply to 4151 Hazelbridge Way only.

The “Residential Mixed Use Commercial (ZMU9) — Aberdeen Village (City Centre)” zone was
created upon the adoption of Richmond Zoning Bylaw 8500, and was previously referenced as
the “Comprehensive Development District (CD/86)” zone in Richmond Zoning Bylaw 5300. At
the time the CD/86 zone was adopted, “Retail, Second Hand” was not a defined land use in the
zoning bylaw. “Second Hand Retail” was therefore captured under the wider definition of
“Retail Trade & Services” and would have been permitted outright.

Under Richmond Zoning Bylaw 8500, “Retail, Second Hand” is a permitted use in the
“Auto-Oriented Commercial (CA)” zone, which is one of the standard commercial zones found
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throughout the city. “Retail, Second Hand” is also permitted in many site specific zones. A
summary of all site specific commercial and mixed-use zones is provided in Attachment 3.

The proposal to add “Retail, Second Hand” as a permitted use in the site specific zone would be
generally consistent with other commercial and mixed-use zones in the City Centre.

Business Licensing

The retail sale of second hand goods is subject to the regulations contained in Richmond
Business Regulation Bylaw No. 7538, unless the business deals in the retail or wholesaling of
used property limited to antiques, books, papers, magazines, vinyl records, long-playing records,
clothing, footwear, costume jewellery, knickknacks, furniture, and/or housewares such as dishes,
pots, pans, utensils, and cutlery.

Business licensing staff have reviewed the application and have no issue with the proposal to add
“Retail, Second Hand” as a permitted use at 4151 Hazelbridge Way.

Transportation and Site Access

The parking requirements identified in Richmond Zoning Bylaw 8500 are the same for “Retail,
General”, “Retail, Convenience”, and “Retail, Second Hand.” As such there should be no impact
to the required parking on site as a result of adding “Retail, Second Hand” as a permitted use in
the zone.

Financial Impact
None.
Conclusion

The purpose of this application is to amend the “Residential Mixed Use Commercial (ZMU9) —
Aberdeen Village (City Centre)” zone to allow “Retail, Second Hand” as a permitted use at
4151 Hazelbridge Way.

The proposed Zoning Text Amendment is consistent with the land use designation and
applicable policies contained within the Official Community Plan (OCP) for the subject site.

It is recommended that Richmond Zoning Bylaw 8500, Amendment Bylaw 10055 be introduced
and given First Reading,

e

Jordan Rockerbie
Planning Technician
(604-276-4092)

JR:blg
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Attachment 1: Location Map and Aerial Photo
Attachment 2: Development Application Data Sheet
Attachment 3: Summary of Site Specific Commercial and Mixed-Use Zones
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C.ty © Development Application Data Sheet
R|Chm0nd Development Applications Department

ZT 19-861140 Attachment 2

Address: 4151 Hazelbridge Way
Applicant: Fairchild Developments Ltd.

Planning Area(s). City Centre Area Plan — Aberdeen Village

Existing ' Proposed

Owner: Fairchild Development Ltd. No change

Site Size (m?): 27,854 m? No change

Amusement centre

Animal grooming

Child care

Education, commercial
Entertainment, spectator
Government service

Health service, minor

Hotel

Housing, apartment

Liquor primary establishment
Manufacturing, custom indoor
Neighbourhood public house

g;frf; NON-3CCEsSor Addition of “Retail, second hand”
Permitted Land Uses: Privateg;:lub y as a permitted additional use at

Recreation, indoor 4151 Hazelbridge Way, only

Religious assembly
Restaurant

Retail, convenience
Retail, general

Service, business support
Service, financial

Service, household repair
Service, Personal & Confidential
Studio

Transportation depot
Vehicle sale/rental
Veterinary service

Boarding and lodging
Community care facility, minor

Secondary Land Uses: : No change
Home business
Residential security/operator unit
OCP Designation: Commercial, Mixed-Use No change
Area Plan Designation: Urban Centre T5 No change

Residential Mixed Use
Zoning: Commercial (ZMU9) — Aberdeen | No change
Village (City Centre)
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ATTACHMENT 3

Site Specific Commercial and Mixed-Use Zones

Permitted Uses
Retail, Second
Hand

Retail, General

Hotel Commercial (ZC1) — Aberdeen Village (City Centre) Yes No
Funeral Home Commercial (ZC2) — Aberdeen Village (City
Yes No
Centre)
Neighbourhood Commercial (ZC3) — Broadmoor Yes No
Retail Commercial (ZC4) — Brighouse Village (City Centre) Yes No
Personal Services Commercial (ZC5) — Brighouse Village (City
No No
Centre)
Industrial Community Commercial (ZC6) — Ironwood Area Yes No
Auto-Oriented Commercial (ZC7) — Aberdeen Village (City
Yes No
Centre)
Office Commercial (ZC8) — Lansdowne Village (City Centre) Yes No
Office Commercial (ZC9) — Lansdowne Village (City Centre) Yes No
Auto-Oriented Commercial (ZC10) — Airport and Aberdeen
) Yes No
Village
Office Commercial (ZC11) — Brighouse Village (City Centre) No No
Gas Station Commercial (ZC12) — Bridgeport Road and
No No
Ironwood Area
Community Commercial (ZC13) — Terra Nova Yes No
Community Commercial (ZC14) — Blundell Road Yes No
Gas Station Commercial (ZC15) — Broadmoor and Ironwood
No No
Area
Hotel Commercial (ZC16) — Capstan Village (City Centre) Yes No
Casino Hotel Commercial (ZC17) — Bridgeport Village {City
Yes No
Centre)
Gas and Service Station Commercial (ZC18) — Brighouse Village
. No No
(City Centre)
Neighbourhood Commercial (ZC19) — Shellmont Area Yes No
Gas Station Commercial (ZC20) — McLennan Area (East
. No No
Richmond)
Steveston Maritime (ZC21) No No
Auto-Oriented Commercial (ZC22) — Aberdeen Village (City
Yes No
Centre)
Neighbourhood Commercial {ZC23) — East Cambie Area Yes No
Gas Station Commercial (ZC24) — Bridgeport Village {City
No No
Centre)
Gas Station Commercial (ZC25) — Bridgeport Area No No
Auto-Oriented Commercial and Pub (ZC26) — Ironwood Area Yes Yes
High Rise Office Commercial {ZC27) — Aberdeen Village (City Yes No
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Centre)

Vehicle Sales Commercial (ZC28) — [ronwood Area No No
Neighbourhood Commercial (ZC32) — West Cambie Area Yes Yes
High Rise Office Commercial (ZC33) — City Centre Yes Yes
Auto-Oriented Commercial (ZC22) — Aberdeen Village (City
Yes No
Centre)
Car Wash & Service Station (ZC35) — Bridgeport No No
Neighbourhood Commercial (ZC36) — Steveston Yes No
Office Commercial (ZC37) — Blundell **LUC** No No
Office Commercial (ZC38) — Broadmoor **LUC** No No
Auto-Oriented Commercial (ZC40) — No. 3 Road (City Centre)
x| Kk Yes No
Vehicle Sales Commercial (ZC41) — No. 3 Road (City Centre)
**LUC** No No
Restaurant Commercial (ZC42) — Alderbridge Way (City Centre)
x| | OH* No No
Commercial (ZC43) — Bridgeport Road (City Centre) **LUC** Yes No
Office Commercial (ZC46) — Lansdowne Village (City Centre)
k| JCH* Yes No
Office (ZC47) — Brighouse Village (City Centre) **LUC** No No
Downtown Commercial (ZMU1) — Brighouse Village (City
Yes No
Centre)
Residential/ Limited Commercial (ZMU2) — St. Albans Sub-Area
. Yes No
(City Centre)
High Rise Apartment and Olympic Oval (ZMU4) — Oval Village
: Yes Yes
(City Centre)
Residential/Hotel (ZMUS5) — Capstan Village (City Centre)
Residential/Limited Commercial (ZMU3) — North McLennan Yes No
(City Centre)
Residential/Limited Commercial (ZMU6) — St. Albans Sub Area
} Yes No
(City Centre)
Downtown Commercial (ZMU7) — Brighouse Village (City
Yes No
Centre)
Commercial Mixed Use (ZMU8) London Landing (Steveston) Yes No
Residential Mixed Use Commercial (ZMU9) — Aberdeen Village
. Yes No
(City Centre)
Steveston Commercial and Pub (ZMU10) Yes Yes
Steveston Commercial (ZMU11) Yes Yes
Steveston Maritime Mixed Use (ZMU12) No No
Commercial Mixed Use (ZMU13) — London Landing {Steveston) Yes No
Commercial/Mixed Use (ZMU14) — London Landing (Steveston) Yes No
Downtown Commercial and Community Centre/University Ves No
(ZMU15) — Lansdowne Village (City Centre)
Residential Mixed Use Commercial (ZMU17) - River Drive/No. 4 Yes No
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Road {(Bridgeport)

Commercial Mixed Use (ZMU18) — The Gardens (Shellmont) Yes Yes
Commercial Mixed Use (ZMU19) — Broadmoor Yes No
Commercial Mixed Use (ZMU20) — London Landing (Steveston) Yes No
Commercial Mixed Use (ZMU21) — Terra Nova Yes No
Commercial Mixed Use (ZMU22) — Steveston Commercial Yes No

Residential/Limited Commercial (ZMU23) — Alexandra
Neighbourhood (West Cambie)

Commercial Mixed Use (ZMU24) — London Landing (Steveston) Yes No

Residential / Limited Commercial and Artist Residential Tenancy
Studio Units (ZMU25) — Capstan Village (City Centre)

Commercial Mixed Use (ZMU26) — Steveston Village Yes Yes
Residential / Limited Commercial (ZMU28) — Alexandra

Yes No

Yes Yes

Neighbourhood (West Cambie) 3 .
Residential/Limited Commercial (ZMU29) — Neighbourhood

: . Yes No
Village Centre (Hamilton)
Residential / Limited Commercial and Community Amenity Yes Yes
(ZMU30) — Capstan Village (City Centre)
Commercial Mixed Use (ZMU32) — Steveston Village Yes Yes
Commercial Mixed Use (ZMU33) — Steveston Village Yes Yes
High Density Mixed Use (ZMU34) — Lansdowne Village (City Yes Yes
Centre)
High Density Mixed Use and ECD Hub (ZMU37) — Brighouse

. . Yes Yes
Village (City Centre)

=h Densi - U39) = Brish Vi -
High Density Mixed Use (ZMU39) — Brighouse Village (City Yes Yes

Centre)

Summary

Zones permitting: Number Percentage

Retail, gene;al but not “Retail, 40 55%
second hand

Retail, gene:al and “Retail, 15 21%
second hand
Neither “Retail, general” nor 8
“Retail, second hand” i 25%
Total: 73 100%
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ity of
ichmond Bylaw 10055

Richmond Zoning Bylaw 8500
Amendment Bylaw 10055 (ZT 19-861140)
4151 Hazelbridge Way

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

1. Richmond Zoning Bylaw 8500, as amended, is further amended at Section 20.9 [Residential
Mixed Use Commercial (ZMU9) — Aberdeen Village (City Centre)] by:

a) Adding Additional Uses (Section 20.9.2.B) and renumbering previous section
accordingly and inserting the following text into the Additional Uses (Section
20.9.2.B):

“Retail, second hand”

b) Inserting the following as new Section 20.9.11.4, and renumbering the remaining
sections accordingly:

“4, Retail, second hand shall only be permitted on the following listed sites:

a) 4151 Hazelbridge Way
P.1.D. 025-530-372
Lot A Section 33 Block 5 North Range 6 West New Westminster
District Plan BCP1379 Except Air Space Plan BCP34029 and Plan
EPP27353

2. This Bylaw may be cited as “Richmond Zoning Bylaw 8500, Amendment Bylaw 10055”.

FIRST READING RIGHMOND
APPP;OVED
PUBLIC HEARING yy/
SECOND READING /;t;gf?g:/i?
or Soli€iter
THIRD READING //7)
ADOPTED “
MAYOR CORPORATE OFFICER
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Report to Committee

e City of
s Yl

Richmond
To: Planning Committee Date: June 10, 2019
From: Barry Konkin File: RZ 19-855349
Manager, Policy Planning
Re: Application by Wei Dong Luo for Rezoning at 11951 Blundell Road from
“Agriculture (AG1)” to a Site Specific Agriculture Zone to Permit a Larger House
Size

Staff Recommendation

That the application for the rezoning of 11951 Blundell Road from “Agriculture (AG1)” to a Site
Specific Agricultural Zone, to permit a house up to 500 m? in floor area, be denied.

\(~

Ba#fy Konkin
Manager, Policy Planning

BK:sds
Att. 8
REPORT CONCURRENCE
ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MANAGER

Development Applications i % W
v /
/
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June 10, 2019 -2- RZ 19-855349

Staff Report
Origin

Wei Dong Luo has applied to the City of Richmond for permission to rezone the property at
11951 Blundell Road from the “Agriculture (AG1)” zone to a Site Specific Agricultural Zone, in
order to permit a single-family dwelling with a floor area of 500 m?* (5,382 ft*). The maximum
floor area permitted in the AG1 zone for a single-family dwelling (and all residential accessory
buildings or structures) is 400 m* (4,306 ft*). The subject property is approximately 0.38 acres
(0.15 hectares) in area and is located within the Agricultural Land Reserve (ALR). The subject
site is currently vacant, but was previously occupied by a single-family dwelling, which was
demolished in 2019. A location map and aerial photograph are provided in Attachment 1.

A Building Permit (B7 18-843119) application was submitted on December 13, 2018 for a new
single-family dwelling with a total floor area of 500 m? (5,382 ft*). The Building Permit was
submitted during the Council endorsed withholding period for Building Permits that conflicted
with the bylaw amendments under preparation and consideration by Council, which included
reducing the maximum floor area permitted in the AG1 zone to 400 m* (4,306 ft). The
amendments to the AG1 zone were adopted by Council on December 17, 2018, and the Building
Permit was subsequently cancelled as it did not comply with the new regulations for maximum
floor area. The applicant subsequently submitted the subject rezoning application in order to
permit a single-family dwelling with a maximum floor area of 500 m”* (5,382 ft*), as per the
original submitted Building Permit application. The proposed site plan and elevations for the
house are provided in Attachment 2.

Findings of Fact

A Development Application Data Sheet providing details about the development proposal is
attached (Attachment 3)

Surrounding Development

To the North: Single-family dwelling on a 0.4 acre (0.16 hectare) lot zoned “Agriculture (AG1)”
fronting No. 5 Road, located in the Agricultural Land Reserve (ALR).

To the South: Across Blundell Road, a small commercial building with retail space on the
ground floor and a residential operator unit on the upper floor, on a lot zoned
“Local Commercial (CL)”.

To the East:  Across No. 5 Road, a religious assembly building on a lot zoned “Assembly
(ASY)”.

To the West: Single-family dwellings on approximately 0.5 acre (0.2 hectare) lots zoned
“Agriculture (AG1)” fronting Blundell Road, located in the ALR.
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June 10, 2019 -3- RZ 19-855349

Related Policies & Studies

Official Community Plan/East Richmond Area McLennan Sub-Area Plan

The Official Community Plan (OCP) land use designation for the subject site is “Agriculture”.
The East Richmond Area McLennan Sub-Area Plan land use designation for the subject site is
“Agriculture” (Attachment 4). The “Agriculture” designation comprises of those areas of the
City where the principal use is agriculture and food production, but may include other land uses
as permitted under the Agricultural Land Commission Act (ALCA).

The OCP includes policies on residential development in the Agricultural Land Reserve (ALR),
including limiting the area used for residential development on properties in the ALR. As per
Section 7.0 of the OCP (p. 7-4) (Attachment 5), the following policies are provided as guidelines
which may be applied by Council, in a flexible manner, individual or together, to increase house
size in the City’s agricultural areas:

o the need to accommodate a variety of a cultural and inter-generational family needs and
farm situations;

e verification that the site has been or can be used for agricultural production;

e verification that the applicant has been farming in Richmond or elsewhere, for a
significant period of time, or if they are a new farmer, they can demonstrate that they are,
or will be, capable of farming;

e demonstration that there is a need for a larger farm house, to accommodate existing
and/or anticipated workers on the site, through the submission of a detailed report from a
Professional Agrologist indicating such, or through other information;

e submission of a farm plan which is acceptable to Council that may include justifying any
proposed on-site infrastructure, or farm improvements including providing financial
security to ensure that the approved farm plan is implemented.

The applicant has advised staff that they do not intend to actively farm the subject property and
no verification or demonstration of farming has been provided. The applicant’s stated reason for
the proposed rezoning is the timing of the withholding period and cancellation of the previous
Building Permit, and for multi-generational family accommodations unrelated to onsite farming.
The applicant’s statement of intent is provided in Attachment 6. Therefore, the above-noted
guidelines cannot be applied in this context and the proposal is not consistent with OCP policies.

Public Consultation

A rezoning sign has been installed on the subject property. Staff have received one written
submission which is attached (Attachment 7). In the submission, the writer does not support the
rezoning application. No further comments from the public about the rezoning application have
been received.
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June 10, 2019 -4 - RZ 19-855349

Analysis

Proposed Rezoning

The purpose of the proposed rezoning application is to allow a single-family dwelling with a
total floor area of 500 m* (5,382 ft*). A Building Permit (B7 18-843119) application for a new
single-family dwelling (500 m? in floor area) was submitted on December 13, 2018, during the
Council endorsed withholding period for Building Permits that conflicted with the bylaw
amendments under preparation and consideration by Council. The withholding period began on
November 13, 2018 and ended on December 17, 2018. On December 17, 2018, Council adopted
amendments to the “Agriculture (AG1)” zone to limit residential development on agriculturally
zoned land, including:

e amaximum house size of 400 m? (4,306 ft);
e amaximum two storey building height;
e amaximum house footprint of 60% of the total floor area;

e amaximum farm home plate of 50% of the lot area for lots less than 0.2 ha and 1,000 m’
for lots equal to or greater than 0.2 ha; and

e requiring the septic field to be located within the farm home plate.

The associated Building Permit for the subject property was subsequently cancelled after the
amendments were adopted, as it did not comply with the new regulations (i.e. maximum house
size). The applicant submitted a rezoning application on March 4, 2019 for a house size of
500 m? (5,382 ft*). The Development Application Data Sheet in Attachment 3 provides details
about the development proposal in comparison to the current requirements of the AG1 zone. A
timeline of applicable events is also provided in Attachment 8.

Council recently considered similar rezoning applications for a larger house size on agricultural
land, which also involved cancellation of a Building Permit submitted during the withholding
period (November 13 — December 17, 2018). A summary table of these rezoning applications is
provided below:

Property Associated Building . Proposed Size of Council Decision

{Rezoning File) Permit Submission House
Date

) ) Rezoning Application
December 14, 2018 486 m~ (5,232 ft°) denied by Council on
March 25, 2019

22260 River Road
(RZ 19-851176)

) , Rezoning Application
December 13, 2018 500 m” (5,382 ft°) denied by Council on
March 25, 2019

11120 Granville Ave
(RZ 19-850784)

11951 Blundell Rd
(RZ 19-855349)

Subject Rezoning

2 2
December 13, 2018 | 500 m* (5,382 ft’) Application

A total of four Building Permit applications for single-family homes on agricultural land were
submitted during the withholding period. Three of the four have submitted rezoning
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June 10, 2019 -5- RZ 19-855349

applications, as referenced above. The owner of the remaining property (11131 Granville
Avenue) submitted a new Building Permit application on March 25, 2019 consistent with the
new regulations, which is currently in-circulation.

The Agricultural Land Reserve Regulation was amended on February 22, 2019 and established a
maximum single-family dwelling size of 500 m? (5,382 ft%) in total floor area for land located
within the Agricultural Land Reserve (ALR). Although the subject property is located in the
ALR, the proposed house size would be within the Provincial limit and thus not required to
submit an application to the Agricultural Land Commission (ALC).

Financial Impact or Economic Impact
None.
Conclusion

Wei Dong Luo has applied to the City of Richmond for permission to rezone the property at
11951 Blundell Road from the “Agriculture (AG1)” zone to a Site Specific Agricultural Zone, in
order to permit a single-family dwelling with a floor area of 500 m? (5,382 ft%).

The application is not consistent with the AG1 zone and does not comply with applicable
policies and land use designations contained within the OCP and Area Plan.

On this basis, it is recommended that the application be denied.

&__

Steven De Sousa
Planner 1

SDS:cas

Attachment 1: Location Map and Aerial Photo

Attachment 2: Conceptual Development Plans

Attachment 3: Development Application Data Sheet

Attachment 4: East Richmond Area McLennan Sub-Area Plan Land Use Map
Attachment 5: Official Community Plan Section 7-4

Attachment 6: Statement of Intent by Applicant

Attachment 7: Written Submission on Rezoning Application

Attachment 8: Timeline of Applicable Events
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City of

Richmond

Development Application Data Sheet
Development Applications Department

RZ 19-855349 Attachment 3

Address:

11951 Blundell Road

Applicant:

Wei Dong Luo

Planning Area(s):

East Richmond

| Existing Proposed
Owner: H. Xiao No change
Site Size: (10532{;3 r:;z/ 0.15 ha/ 16,393 ) No change
Land Uses: Single-family residential No change
OCP Designation: Agriculture (AGR) No change
Area Plan Designation: Agriculture No change

Zoning:

Agriculture (AG1)

Site Specific Agriculture Zone to permit
a larger house size

Number of Units:

1

No change

Bylaw Requirement (AG1) |

] Variance

Proposed

; ) 2 2 2 2 Rezoning
Buildable Floor Area: Max. 400 m* (4,306 ft%) 500 m” (5,382 ft%) Requested
) Max. 50% of the lot area for lots 0
Farm Home Plate: less than 0.2 ha 50% None
- Max. 60% of the maximum floor o
House Footprint: area ratio 60% None
Setbgcks — Famm Home Max. 75 m Complies None
Plate:
Setbacks — Single
Detached Housing Max. 50 m Complies None
Building:
Setbacks — Front: Min. 6.0 m 8.6m None
Setbacks — Interior Side: Min. 1.2 m 6.6 m None
Setbacks — Exterior Side: Min. 4.0 m 11.1m None
Setbacks — Rear: Min. 10 m 13.3m None
Height: Max. 2 storeys (9.0 m) 2 storeys (9.0 m) None

6195932
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City of Richmond

ATTACHMENT 4

Land Use Map
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Bylaw 9706
2017/08/17

Bylaw 9984
2019/02/19

ATTACHMENT 5

Agriculture and Food lg&

Residential Development

f) limit the area used for residential development on properties in the
Agricultural Land Reserve. The following palicies are to be regarded
as guidelines which may be applied by Council, in a flexible manner,
individually or together, on a case-by-case basis, when considering
rezoning applications, to increase house size in the City's agricultural
areas:

the need to accommodate a variety of a cultural and inter-
generational family needs and farm situations;

verification that the site has been or can be used for agricultural
production;

verification that the applicant has been farming in Richmond or
elsewhere, for a significant period of time, or if they are a new farmer,
they can demonstrate that they are, or will be, capable of farming;

demonstration that there is a need for a larger farm house, to
accommodate existing and / or anticipated workers on the site,
through the submission of a detailed report from a Professional
Agrologist indicating such, or through other information;

submission of a farm plan which is acceptable to Council that

may include justifying any proposed on-site infrastructure, or farm
improvements including providing financial security to ensure that the
approved farm plan is implemented;

[ g) limit the number of dwelling units to one (1) on lots within the

Agricultural Land Reserve (ALR). Any proposal for additional dwelling

units would require approval from both Council and the Agricultural
Land Commission (ALC).

City of Richmond OfﬂleﬂmﬁY *82

Plan Adoption: November 19, 2012 7-4



| ATTACHMENT 6

TO WHOM MAY CONCERN

| am writing to apply for rezoning for 11951 Blundell Road from the "Agricultural (AG1)"
Zone to a site specific Agircultural Zone to permit a Single-Family dwelling up to a
maximum floor area of 500m2 (5382 ft?). The reason | am writing to apply for rezoning is
because my family of 3 generations will be living all together. We have spent over a year
to design the new single family house so that we can have a house to live for our family.
We have just arrived in Canada from China and we still don't have a house to live. We
understand the Provincial government allows for 500 square meters for the new house
dwelling, that's the main reason why we choose to build a new house on that lot for all
our family members to live together.

Please consider our serious need for 500 square meters new houses and help our family
to have the place to live in.

Should you have any questions, feel free to contact me at 604-8892691 or email me at
eloyalconstruction@gmail.com.

Best Regards

Xiao Han Xiao
é’?f% CITY OF RICHMOND
- =

Ay 10 2019

RECEIVED
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ATTACHMENT 7

Hopkins,John

Subject: FW: Rezoning - 11951 Blundell Road - 19-855349

Sent: Tuesday, 4 June 2019 11:54 AM
To: DevApps
Subject: Rezoning - 11951 Blundell Road - 19-855349

Good afternoon,

I am looking to contact Steven De Sousa in regards to the rezoning application proposed at 11951 Blundell
Road (19-855349) to express my opposition. I have been unable to find his contact information on the

City's website.

[ am opposed to this rezoning because it is in contradiction to the most recent amendments to the AG1 zoning.

I was present for the Council meeting where the City imposed the maximum 400 m2 house size requirement for
the AG1 Zoning. Though myself and many others who live in AG1 opposed this change, as it differs from the
ALR permitted maximum 500 m2, the City upheld the decision.

Now I see that a property located in AG1 is proposing a rezoning application which is contrary to the most
recent amendments and the intent that AG1 should pertain to farming uses. :

By allowing and supporting this rezoning, the City will only set a precedence for other applications to follow,
making the AG1 amendments unnecessary and a waste of effort.

[ believe that the City should uphold the requirements of the AG1 zoning and only permit the maximum 400 m2
house size limit.

Please advise if this is the correct avenue for correspondence.
Thank you,

Joseph Smallwood
13720 Blundell Road

PLN,- 134



ATTACHMENT 8

Timeline of Events

=

x 'I E'I .'i

November 6, 2018 (Special Council)

Council directed staff to prepare a bylaw that limits
residential development in the “Agriculture (AG12” zone,
which included a maximum house size of 500 m~.

Council resolution included a withholding period for all
Building Permit applications in conflict with the proposed
bylaws in preparation, received more than 7 days after the
passage of the resolution.

November 13, 2018 (Regular Council)

The proposed bylaws to limit residential development in the
AG1 zone (Bylaw 9965, 9966, 9967 & 9968) were
introduced for Council’'s consideration.

The proposed bylaws were amended by Council to limit
house Slze on agricultural land to a maximum floor area of
400 m?.

The proposed bylaws received first reading and were
forwarded to the following Public Hearing (December 17,
2018).

November 13, 2018 (Withholding
period begins)

Withholding period begins for all Building Permit
applications in conflict with the proposed bylaws noted
above, which included a maximum house size of 400 m%

November 27, 2018

Bill 52 (Agricultural Land Commission Amendment Act,
2018) was given third reading and royal assent which
included a maximum house size of 500 m*.

December 13, 2018

Submission of associated Building Permit for the subject
property for a single-family dwelling of 500 m* (B7 18-
843119).

December 17, 2018 (Public Hearing)

Council adopted the bylaws limiting residential
development in the AG1 zone (Bylaw 9965, 9966, 9967 &
9968), which included a maximum house size of 400 m?.

December 17, 2018 (Withholding
period ends)

Withholding period for all Building Permit applications in
conflict with the proposed bylaws ends.

Building Permits submitted during the withholding period
were cancelled (did not comply with the new regulations).
All Building Permit applications must now comply with the
adopted changes to the AG1 zone.

February 22, 2019

Agricultural Land Reserve (ALR) Regulation amended to
reflect the changes as per Bill 52, including a maximum
house size of 500 m? for properties located in the ALR.

March 4, 2019

Subject Rezoning application (RZ 19-855349) submitted in
order to permit a larger house size than permitted in the
AG1 zone, as per the previous Building Permit submitted.

6200498
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City of

1 —_— Report to Committee
Richmond P

To: Planning Committee Date: June 7, 2019

From: James Cooper, Architect AIBC File:  12-8360-01/2019-Vol
Director, Building Approvals 01
Tim Wilkinson
Fire Chief

Re: Early Adoption of BC Building Code Provisions for 12 Storey Mass Timber

Construction

Staff Recommendation

1. That participation in the Province’s program as identified in the report titled “Early
Adoption of BC Building Code Provisions for 12 Storey Mass Timber Construction”
dated June 7, 2019 from the Director, Building Approvals and the Fire Chief, Richmond
Fire-Rescue be endorsed.

2. That staff be directed to consider mass timber construction for buildings only in those
areas of the City Centre Area Plan where buildings up to a maximum of 35 m are
permitted. ) A

|/ i
e | A e

| ™ 3,& k X g

[- W UV
lanfes Cooper, Architect AIBC ; Tim Wilkinson
Director, Building Approvals Fire Chief
(604-247-4606) (604-303-2701)
Att. 3

REPORT CONCURRENCE

ROUTED To: CONCURRENCE | CONCURRENCE OF GENERAL MIANAGER

Fire Rescue g 44 ‘24//4
Development Applications M
Policy Planning = d

REVIEWED BY STAFF REPORT / INTIALS: | APPROVED BY CAO

P
AGENDA REVIEW SUBCOMMITTEE - &_\ l _\_
O 43

N

PLN - 136
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June 7, 2019 -2-

Staff Report
Origin

In March of 2019, the Provinee’s Office of Housing and Construction Standards extended to the
City of Richmond an invitation to participate in early adoption of new BC Building Code provisions
allowing construction of buildings up to 12 storey using Encapsulated Mass Timber. These Code
provisions permit the use of this innovative building system using wood in the construction of tall
buildings. In order to participate in this Provincial program, Council approval is required.

Background

Mass timber is best described as engineered, solid wood building elements manufactured in
dimensions that qualify as “heavy timber construction”. The Encapsulated Mass Timber system
adds further fire protection with fire resistant coverings and an automatic sprinkler system. The
proposed Building Code provisions consider this building system as providing an equivalent level
of safety as non-combustible construction within the 12 storey height limitation. It is important to
note that this is not “wood frame or stick built construction” that is limited to 6 storey but rather
heavy timber using solid wood beams, columns, load bearing walls and floor slabs that together
comprise the structural system of the building. .

,' L sl = C
The currently proposed system has been under consideration ;5
for taller building applications by building codes and
jurisdictions throughout North America and Europe with
present examples having been constructed in recent years.
This building type is currently described in the 2020 version
of the National Building Code (NBC) with the Province
stating incorporation of those NBC sections into the next &

version of the BC Building Code. Figure 1: Encapsulated Mass Timber System
incorporating fire protective coverings

Findings of Fact

Traditionally, taller and larger buildings have relied exclusively on steel and concrete classified as
non-combustible construction to provide a level of fire safety that is commensurate to the size,
height and occupant load of a building. Advancing technologies for innovative use of timber are
enabling building departments provincially, nationally and internationally to either consider or adopt
the Encapsulated Mass Timber system for use, with some restrictions, in construction formerly
reserved for non-combustible construction.

The structural capacities of timber elements have increased
markedly through innovative manufacturing techniques used for
forming solid wood slabs, known as Cross Laminated Timber
(CLT), from perpendicularly laminated layers to be used as load
bearing floors and walls. In combination with other engineered
wood beams and posts, and specially designed connectors, the
structural forces experienced in tall buildings may be well Figure 2: Cross Laminated Timber Slab
managed within this type of wood building. Such technology

PLN - 137
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and design expertise have been demonstrated by built designs executed locally and internationally,
notably by Canadian architects and engineers.

The fire safety of this building system has been demonstrated in conclusive studies performed by
the National Research Council and Canadian Wood Council. Timber walls, posts, and beams with
the minimum required thicknesses when cladded in fire resistant gypsum board passed all burn
tests, remaining structurally intact. Testing in Europe, Japan and the United States has yielded
similar results. Concluding from these tests, the International Code Council in the United States has
recommended inclusion of this building system in the International Building Code for up to 18
storey buildings. The Province of Quebec presently has similar building code provisions as those
being proposed in this report.

Brock Commons at the University of British
Columbia is an 18 storey, local example
constructed under a “Site Specific Regulation”
approach based on engineering peer reviews.
Recently completed, this students’ residence
incorporates the Encapsulated Mass Timber
approach and is the tallest mass timber building in
North America. It demonstrates that the proposed
construction system is practicable for buildings 12
storey and beyond.

There are numerous other North
American examples built or in
design phase including office
and residential towers between
10 and 12 storey in height. The
applicable occupancies as
proposed in the Code provisions
would be residential, office, and
mixed-uses on lower floors
including assembly, retail shops
and parking. A Norwegian
example of a mixed-use tower
at 18 storey and 85 m to the top
of structure is currently the
tallest wood structure building.

Richmond Fire and Rescue, Figure 4: 10 storey office building Figure 5: 18 storey tower in
Development Applications and in Portland, Oregon Mjostarnet, Norway

Building Approvals departments concur with the approach described in the proposed BC Building
Code amendments as derived from the National Building Code.

PLN - 138
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Analysis

Leadership

Early adoption of the proposed Building Code provisions would be consistent with the City of
Richmond’s leadership record of encouraging innovative technologies that reduce the carbon
footprint of construction and improve the energy conservation of buildings. Richmond was the first
municipality in BC to permit 6-storey wood frame construction, supporting the Province’s
innovation at that time by accepting enabling amendments to the 2008 version of the Building Code
in advance of their adoption in the 2012 Building Code. Through this participation the City of
Richmond is recognized as a regulatory leader managing the design, construction, and construction
site safety issues in that construction typology, with staff having been asked to lecture at
conferences for other jurisdictions throughout Canada.

Participation in the Encapsulated Mass Timber initiative aligns with Richmond’s commitment and
programs for a more sustainable community and furthers its leadership role in innovative
construction.

Sustainability

Mass timber construction offers unique advantages that relate to sustainability and constructability.
In general it avoids the greenhouse gas emissions commonly associated with the manufacture of
steel and concrete, and lowers the imbued energy and carbon footprint involved in a building’s
construction.

Figure 6: Life Cycle Assessment of Construction Types Relative

Wood as a building material has much less to Wood Design
imbued energy in its manufacture than 6 ‘ =
concrete or steel which involves the — Rt

§ |—— & Concrete Design

burning of large amounts fossil fuels,
releasing commensurate amounts of
carbon emissions and using large
amounts of water. If harvested from
forests managed under the Canadian
Standards Association’s (CSA)
Sustainable Forest Management
Standards, wood represents a source of ! ,
renewable building materials that uses a [ t

smaller investment in energy and water Fossl  Resouce QWP Acidification Eutrophication  Ozone  Smog
Energy Use Depletion potentiat
resources.

0.75

Normalized to wood value

Source: Canadian Wood Council — Dovetail Partners using
Construction using this system would allow Athena Calculator 2014

larger, taller buildings to be less taxing on

primary resources, less polluting, and present a smaller investment in energy. There is also potential
for improved operational energy performance as wood has higher natural insulation value compared
to other structural materials. This is an advantage when wood elements can contribute to the overall
insulation value of the building exterior while providing structural support.

PLN - 139
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Seismic (Cost) Advantages

Technical advancements in timber structural systems make it possible to use wood in place of much
heavier concrete to reduce the building’s weight, and to address the lateral (seismic) and vertical
forces experienced in tall buildings. The proposed system leverages advanced technology in the
manufacture of cross-laminated timber slabs used for spanning floors and bearing walls, in
conjunction with wood beams and posts. These elements together provide a high degree of -
confidence in structural designs that are capable of supporting tall buildings that are functional and
light weight.

Currently, tall buildings in Richmond are typically constructed of reinforced concrete in order to
address the horizontal loads experienced during an earthquake or high winds. By being
comparatively lighter, a mass timber structure reduces the vertical and seismic loads that are
ultimately carried by the foundation. Less heavy buildings result in lighter foundations that require
less concrete and reinforcing steel, and are more suitable for Richmond’s typically softer soils. In
order to support heavy buildings on soft soils, “raft” concrete foundations from 5 to 8 ft thick are
currently used in Richmond. It is anticipated that potentially, mass timber construction may
achieve potentially very significant cost savings through reduced foundations. Other advantages of
lighter buildings include less intense requirements for soil densification, as well as avoiding
prolonged concrete pours that at times have proven to cause noise issues with surrounding
neighbors.

Appropriate and Likely Building Forms in the City

The most suitable applications optimizing the use of Encapsulated Mass Timber will be for taller
multi-family, mixed-use or office buildings in appropriately designated areas of the City Centre
with maximum permitted heights up to 35 m and potentially 10 storey (see orange areas identified
in the Attachment 2). Within these areas, the proposed wood construction system can achieve the
same maximum permitted height and density as concrete and steel buildings, and be economically
competitive. Industry advises that below 8 storey the mass timber system is not economically
feasible compared to other construction typologies such as “stick-built” wood frame currently used
for 6-storey multi-family buildings. Building Code limitations require buildings taller than 12
storey to be constructed of non-combustible materials, typically concrete.

The City Centre Area Plan (CCAP) outlines the desired formal relationship between permitted
density and building height in order to provide for an overall, varied skyline. Areas of highest
density identified within the overall CCAP and for each of the specific Village Centres have the
corresponding highest maximum permitted building heights, to establish core areas that are
surrounded by areas of gradually lower densities and commensurate heights by design.

As the proposed Building Code amendment will limit mass timber construction to a maximum of 12
storey, staff are of the opinion that the potential height and density identified for the core Village
areas in the CCAP should be preserved for built form that achieves the maximum height and
density, while respecting other design guidelines including maximum floor plate size and minimum
tower separation guidelines. While the technology supported by the proposed National Building
Code amendment offers opportunity for innovative design and construction, a 12 storey building
could only achieve the maximum permitted density if larger floor plates are utilized, which would
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result in buildings which are more bulky and massive, contrary to the design guidelines and
regulations set out for the City Centre. It is staff’s recommendation that if Council wishes the City
to participate as an ‘early adopter’ of this technology, the use of mass timber construction be limited
to those areas in the City Centre where a maximum building height of 35 m is permitted.

Staff acknowledge that the National and Provincial Building Codes continue to evolve, and it is
likely that as this new mass timber technology continues to mature and evolve, the Building Codes
will allow construction of taller buildings. At that point in time, if 15 storey mass timber buildings
can be constructed in compliance with the Building Codes, mass timber buildings could be
constructed that would meet the anticipated height, density, floor plate and tower separation
guidelines of the CCAP.

In staff’s opinion, the 12 storey limitation on mass timber construction is an interim stage in the
development of this construction technology that merits consideration in appropriate locations in the
City Centre. Rather than an amendment to the Official Community Plan (OCP) and the CCAP to
identify those locations where a 12 storey building can be considered, staff recommend that Council
direct staff to consider mass timber construction only in those areas where 35 m buildings are
permitted, to ensure that all other guidelines of the CCAP are met.

To assist staff and the development community with this direction, staff have prepared a draft
information bulletin (Attachment 3) that will be posted on the City’s website, and made available
through Front of House to clarify where 12 storey Encapsulated Mass Timber construction will be
permitted.

Constructability

Encapsulated Mass Timber construction is well suited
for modularization and offsite manufacture of building -
components. Its floor systems, beams, columns, load
bearing walls by definition are pre-manufactured wood
building elements that are assembled into an integrated
system with special connectors on site. This
construction methodology offers offsite manufacturing
of building elements to reduce the erection time and
construction noise on site while improving the overall
build quality. The practicability has been demonstrated
in built examples locally and internationally with much
of the design approach and engineering developed locally. Several Vancouver architectural and
engineering firms are considered leaders in design of tall wood buildings having executed designs

worldwide.

Vroge feume Srmbcton iz

Positive impacts of offsite manufacturing include need
for smaller on-site crews, and reduction of construction
site noise and waste materials. Building elements built
in a controlled factory environment has the potential
for offering improved build quality as well as reduced
production costs depending on shipping costs.
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A building system using Encapsulated Mass Timber is flexible, working in conjunction with other
materials and systems. Typically, the elevator core may be constructed of reinforced concrete while
the building envelope may be of any suitable material or design. In the Brock Commons example,
the building skin comprises a pre-manufactured assembly of metal, wood, glass and insulation
installed on site.

This is an introduction of a modern building system using innovative technology. Industry will
have to respond to demand by increasing material production. Currently North America’s first
manufacturer of Cross Laminated Timber (CLT) is Structurlam, a British Columbia company based
in Penticton. It is one of two operational plants in the country. As the viability of the proposed
construction system is demonstrated and gains popularity, the availability of the material will have
to increase in order to address provincial demands and those North America wide. It is anticipated
that there is already broad acceptance of this and similar building systems as a response to
environmental concerns in North America and Europe. Challenges to provide adequate supply of
CLT and potential cost increases as a result may pose limitations to industry acceptance and
utilization until more manufacturing facilities become accessible.

The design professions and construction associations will also have to effectively educate their
members on the technical aspects involved in order to ensure competency in design and execution.
Widespread use of this system will depend on availability of the knowledge, and technical expertise
in addition to accessible and available material supply.

Regulation

Similar to Richmond’s experience as the early adopter of 6-storey wood frame construction that led
to refined regulation and guidelines in later versions of the BC Building Code, staff anticipate
participation in the present initiative to contribute significant refinement to codes, regulations and
guidelines for the Encapsulated Mass Timber system. The Building Approvals Department’s
experience in such endeavors qualifies staff to serve in an expert capacity for regulation of the new
system.

The greatest risk to wood construction and particularly for tall timber buildings is fire exposure
during construction. Serious construction fires have occurred with 6-storey wood frame
construction and these are motivations for strict fire safety procedures to be implemented with the
proposed, taller timber system. Regulations such as those pioneered by the City of Richmond
requiring the operation of fire suppression systems as each floor is constructed, the strict control of
hot-works, functional operation of all fire walls during construction, and having no more than 4
storey of unprotected wood surfaces at any point during construction are already found in the
provisional code items as proposed. The National Building Code provisions take a balanced
approach between innovation and fire safety, incorporating levels of redundancy with passive and
active fire suppression systems. The BC Professional Firefighters Association has endorsed this
approach to the development of these codes. Richmond Fire and Rescue provides a comprehensive
program of construction site safety, especially pertaining to a suite of special procedures and
requirements for the construction of tall wood structures.
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Financial Impact
There is no financial impact.
Conclusion

The use of Encapsulated Mass Timber is an important new construction typology based on
innovative building science and design that holds potential for significantly improved
sustainability. Participation in the Province’s initiative aligns with the City of Richmond’s
commitment to a sustainable community and its efforts to reduce carbon emissions, improve
energy efficiency, and develop using renewable resources. Moreover, it is an extension of the
City’s leadership position in facilitating continuous improvement in the construction process.

Therefore staff recommend:

1. That the City's participation in the Provincial initiative to introduce code provisions for
buildings up to 12 storey, constructed using the Encapsulated Mass Timber system in
advance of their adoption into future versions of the BC Building Code be endorsed.

2. That staff be directed to consider mass timber construction for buildings only in those
areas of the City Centre Area Plan where buildings up to a maximum of 35 m are
permitted.

\\/y es Cooper, Ar;itect AIBC

Director, Building Approvals
(604-247-4606)
JICijc

Att. 1: Province’s Expression of Interest Letter
Att. 2: Map of Permitted Building Heights by Area in Richmond City Centre
Att. 3: Proposed Bulletin 12 Storey Buildings Using Mass Timber Construction Guidelines
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BRITISH Ministry of Municipal Affairs and  Office of Housing and
COLUMBIA Housing Construction Stagndards ATTACHMENT 1

Ref: 243606

March 18, 2019

Dear Chief Administrative Officer:
Re: Expression of Interest — Early Adoption Initiative for Tall Wood Mass Timber Construction

The 2020 National Building Code is targetted to contain provisions for the construction of encapsulated
mass timber wood buildings up to 12 storeys in height. As recently announced, the Province will provide
opportunities to build taller buildings with engineered wood products (encapsulated mass timber) in
advance of provincial adoption of the 2020 National Building Code.

The Office of Housing and Construction Standards is inviting expressions of interest from local
governments to participate in such an opportunity. This early adoption initiative will allow participating
local governments to enable innovative tall wood buildings in their communities two to three years
before adoption in the BC Building Code. At this point, the Office of Housing and Cosntruction Standards
is asking for expressions of interest only. Please see the attachment for information on the types of
building occupancies allowed and requirements for participation. Further details on program
requirements, links to technical information and dates of information sessions will be sent to those who
respond.

If this initiative is of interest to your local government, please email building.safety@gov.bc.ca using
“Tall Wood - Early Adoption” in the subject line by Friday, April 5, 2019 (extensions may be granted).
Please be assured that an Expression of Interest does not commit you to further participation in this

process.

Thank you in advance for your consideration and we look forward to hearing from you.

Sincerely,

Gord Enemark
Acting Assistant Deputy Minister
Attachment:
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BRITISH Ministry of Municipal Affairs and  Office of Housing and
COLUMBIA Housing Construction Standards
ATTACHMENT

Information for Interested Participants

A Iocal government is an ideal candidate for participation in the early adoption initiative if they have a
Building Official with Level 3 Certification from the Building Officials Association of BC and land use
bylaws that support buildings greater than six storeys in height.

While not required at this stage of the process, prior to a community’s participation, a council resolution
in favour will be required along with written confirmation that the planning, building/development and

fire departments support participation.

The building occupancies that will be considered are Residential, and Business and Personal Services (as
defined in the 2018 BC Building Code). Select mixed uses like education, restaurants and retail will be
allowed on lower stories. More details can be found in the 2018 B.C. Building Code —

Division B: Acceptable Solutions Notes to Part 3 — Fire Protection, Occupant Safety and Accessibility
(pages 2-5).

This initiative is subject to a ministerial regulation under the Building Act.
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in Richmond City. Centre

ATTACHMENT 2
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ATTACHMENT 3

: M City of Bulletin

. Building Approvals Department
1ass Richmond 6911 No. 3 Road, Richmond, Bcp VY 2C1
12 Storey Buildings Using Mass No.: BUILDING-XX
Timber Construction Guidelines Date: YYYY-MM-DD

Purpose:

The purpose of this bulletin is to provide information on Rlohtﬁehd s adoption of Encapsulated
Mass Timber construction as a permitted building system for\bundlngs limited to 12 storey in
height as applied to appropriately zoned areas. R

Background: 5 =j.~- | \\

After Council endorsement of the City of Rlchmond s participation i in the Igrovmcnal
Government’s initiative to invite early adoptlon of\the 2020 National Bulldmg Code provision,
the City will accept building permit appllcatlons fgr construct|on of bundmgs Up to 12 storey
using the Encapsulated Mass Tlmber system e S

‘\l“ £l
<

Implementatlon

taller multi-family, mlxed -use or office bu1ld|ngs in approprlately de3|gnated areas of the City
Center with maX|mum; ) Tmltted helghts up to 35m and potentlaily 10 storey Please see

For more information please cont
email bundlng@rlchmond ca.
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e
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