CITY OF

VICTORIA

Council Report
For the Meeting of July 9, 2020

To: Council Date: June 25, 2020
From: Karen Hoese, Director, Sustainable Planning and Community Development
Subject: Update on Rezoning Application No. 00466 and Heritage Alteration Permit

with Variances Application No. 00214 for 913-929 Burdett Avenue and 914-
924 McClure Street

RECOMMENDATION
Rezoning Application No. 00466

That Council give first and second reading of the Zoning Regulation Bylaw Amendment No. 20-
022 (Amendment No. 1217), and give first, second and third readings of Housing Agreement
(913-929 Burdett & 914-924 McClure) Bylaw No. 20-023 and Heritage Revitalization Agreement
(923 & 929 Burdett Avenue and 924 McClure Street) Repeal Bylaw No. 20-024.

Heritage Alteration Permit with Variances Application No. 00214

That Council, after giving notice and allowing an opportunity for public comment at a meeting of
Council, and after the Public Hearing for Rezoning Application No. 00466, if it is approved,
consider the following motion:

"That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-
929 Burdett Avenue and 914-924 McClure Street in accordance with:

1. Plans date stamped October 7, 2019.

2. Development meeting all Zoning Regulation Bylaw requirements, except for the following
variances:

i.  increasing the building height from 16.5m to 20.55m;
ii.  reducing the front yard setback from 10.6m to 8.75m;
iii.  reducing the rear yard setback from 5.4m to 4.7m,;

iv.  reducing the west yard setback from 3.6m to 3.2m for the principal building and
from 3.6m to 3.05m for the Cartreff Residence; and

v.  reducing the vehicle parking requirement from 59 stalls to 56 stalls.

3. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.
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4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923
Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple
Residence (924 McClure Street), detailed in Appendix A, Appendix B, and Appendix C
attached to this report.

5. The Heritage Alteration Permit lapsing two years from the date of this resolution."
EXECUTIVE SUMMARY

The purpose of this report is to present Council with an update regarding the Rezoning and
Heritage Alteration Permit with Variances Applications for the properties located at 913-929
Burdett Avenue and 914-924 McClure Street. The proposal is to create a new site-specific zone
that permits an increase in density and allows for construction of a senior’s residence (plus 26
assisted living units) at the rear and side of the existing heritage-designated Mount St. Angela
building. Existing heritage-designated houses at 913 Burdett Avenue (Cartreff Residence) and
at 924 McClure Street (Temple Residence) are also proposed to be conserved and incorporated
into the project.

PUBLIC HEARING CONDITIONS

In accordance with Council’'s motion of October 24, 2019 (see attached minutes), staff can
report that the following conditions set by Council in relation to the Rezoning Application have
been fulfilled:

o the applicant has increased the term of the proposed rental from 20 to 60 years and
provided an executed Housing Agreement to secure the following:

o 66 of the dwelling units (50% of the total units) as market rental units for a minimum
of 60 years

o 26 of the market rental units as assisted living units
o five additional dwelling units as affordable rental units for a minimum of 60 years
o to ensure that a future strata cannot restrict rental of dwelling units

e a Section 219 Covenant to secure design and construction of the building to Built Green
Bronze Certification standards has been registered on title.

CONCLUSIONS

The recommendation provided for Council’'s consideration contains the appropriate language to
advance these applications to a Public Hearing and an Opportunity for Public Comment.
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Respectfully submitted,

Y O fusp K hese

Aléc Jehnston Karen Hoese, Director
Senior Planner Sustainable Planning and Community
Development Services Division Development Department

Report accepted and recommended by the City Manager:

Date: June 25, 2020

List of Attachments
e Attachment A: Council minutes, dated October 24, 2019.

o Attachment B: Committee of the Whole report and attachments from the meeting of
October 24, 2019
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.1.b Report from the October 24, 2019 COTW Meeting
l.1.b.a 2019 External Audit Plan

Moved By Councillor Dubow
Seconded By Councillor Thornton-Joe

That Council receive this report for information.

CARRIED UNANIMOUSLY

ATTACHMENT A

I.1.b.b 913-929 Burdett Avenue and 914-924 McClure Street - Update
on Rezoning Application No. 00466 and Heritage Alteration

Permit Application No. 00214 (Fairfield)

Moved By Councillor Thornton-Joe
Seconded By Councillor Loveday

Rezoning Application No. 00466

1. That Council instruct staff to prepare the necessary Zoning
Regulation Bylaw Amendment that would authorize the
proposed development outlined in Rezoning Application No.
00466 for 913-929 Burdett Avenue and 914-924 McClure
Street; and that first and second reading of the Zoning
Regulation Bylaw Amendment be considered by Council

subject to the following conditions:

a. Preparation of a Housing Agreement Bylaw for the

following:

i. to secure 50% of the total units as market rental for a

minimum of 20 years;

ii. to secure a minimum of 26 units be used as assisted

living for a minimum of 20 years;

iii. to secure a minimum of five affordable rental units for a

minimum of 20 years;

iv. to ensure that future strata bylaws cannot prohibit
strata owners from renting residential strata units; and
v. to repeal the formerly adopted Housing Agreement

from a past development proposal.

b. Preparation of a Section 219 Covenant to secure the
sustainability features and construction achieving a
minimum BUILT GREEN® Bronze Certification level.

c. That Council request the applicant change the protection

of rentals to 60 years instead of 20 years.

d. That Council give authorization for the following, if the
Housing Agreement and Rezoning Bylaws are adopted:

e. Mayor and City Clerk to execute the documents required in
order to discharge or terminate the following legal
documents related to a past development proposal, which
are not applicable to the current development proposal:

Council Meeting Minutes

October 24, 2019
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Council Meeting Minutes
October 24, 2019

f. 219 Covenant relating to the provision of full frontage
works along the Burdett Avenue and McClure Street
frontages;

g. Statutory Right-of-Way for the provision of a 1.2m public
walkway along the east of the property; and

h. Heritage Revitalization Agreement dated February 14,
2008.

i. Introduction of a bylaw to repeal the February 14, 2008
Heritage Revitalization Agreement, as required.

Heritage Alteration Permit No. 00214

Following consideration of Rezoning Application No. 00466, staff
recommend that Council consider this updated motion with
respect to Heritage Alteration Permit with Variances No. 00214

"That Council authorize the issuance of the Heritage Alteration
Permit No. 00214 for 913-929 Burdett Avenue and 914-924
McClure Street in accordance with:

1. Plans date stamped October 7, 2019.

2. Development meeting all Zoning Regulation Bylaw
requirements, except for the following variances:

i. increasing the building height from 16.5m to 20.55m;

ii. reducing the front yard setback from 10.6m to 8.75m;

ii. reducing the rear yard setback from 5.4m to 4.7m;

iv. reducing the west yard setback from 3.6m to 3.2m for the
principal building and from 3.6m to 3.05m for the Cartreff
Residence; and

v. reducing the vehicle parking requirement from 59 stalls to
56 stalls.

3. Final plans to be generally in accordance with the plans
identified above to the satisfaction of City staff.

4. The Heritage Alteration Permit is subject to the conditions for
Mount St. Angela (917-923 Burdett Avenue), the Cartreff
Residence (913 Burdett Avenue), and the Temple Residence
(924 McClure Street), detailed in Appendix A, Appendix B, and
Appendix C attached to this report.

5. The Heritage Alteration Permit lapsing two years from the date
of this resolution."

FOR (6): Mayor Helps, Councillor Alto, Councillor Loveday, Councillor Potts,
Councillor Thornton-Joe, and Councillor Young
OPPOSED (2): Councillor Dubow, and Councillor Isitt

CARRIED (6 to 2)
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CITY OF

VICTORIA

Committee of the Whole Report
For the Meeting of October 24, 2019

To: Committee of the Whole Date: October 10, 2019

From: Andrea Hudson, Acting Director, Sustainable Planning and Community Development

Subject: Update on Rezoning Application No. 00466 and Heritage Alteration Permit
Application No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street

RECOMMENDATION
Rezoning Application No. 00466

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in Rezoning
Application No. 00466 for 913-929 Burdett Avenue and 914-924 McClure Street; and
that first and second reading of the Zoning Regulation Bylaw Amendment be considered
by Council subject to the following conditions: =

a. Preparation of a Housing Agreement Bylaw for the following:

i. to secure 50% of the total units as market rental for a minimum of 20

years;

ii. to secure a minimum of 26 units be used as assisted living for a minimum
of 20 years;

iii. to secure a minimum of five affordable rental units for a minimum of
20 years;

iv. to ensure that future strata bylaws cannot prohibit strata owners from
renting residential strata units; and

v. to repeal the formerly adopted Housing Agreement from a past
development proposal.

b. Preparation of a Section 219 Covenant to secure the sustainability features
and construction achieving a minimum BUILT GREEN® Bronze
Certification level.

2. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:

a. Mayor and City Clerk to execute the documents required in order to discharge or
terminate the following legal documents related to a past development proposal,
which are not applicable to the current development proposal:

i. S.219 Covenant relating to the provision of full frontage works along the
Burdett Avenue and McClure Street frontages;
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ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along
the east of the property; and
iii. Heritage Revitalization Agreement dated February 14, 2008.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization
Agreement, as required.

Heritage Alteration Permit No. 00214

Following consideration of Rezoning Application No. 00466, staff recommend that Council
consider this updated motion with respect to Heritage Alteration Permit with Variances No.
00214:

“That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929
Burdett Avenue and 914-924 McClure Street in accordance with:

1. Plans date stamped October 7, 2019.

2. Development meeting all Zoning Regulation Bylaw requirements, except for the following
variances:

increasing the building height from 16.5m to 20.55m;

reducing the front yard setback from 10.6m to 8.75m;

reducing the rear yard setback from 5.4m to 4.7m;

reducing the west yard setback from 3.6m to 3.2m for the principal building and from

3.6m to 3.05m for the Cartreff Residence; and

e. reducing the vehicle parking requirement from 59 stalls to 56 stalls.

3. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.

4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923
Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple
Residence (924 McClure Street), detailed in Appendix A, Appendix B, and Appendix C
attached to this report.

5. The Heritage Alteration Permit lapsing two years from the date of this resolution.”

coop

EXECUTIVE SUMMARY

The purpose of this report is to provide Council with new information, analysis and
recommendations regarding a Rezoning Application and a Heritage Alteration Permit
Application for the properties located at 913-929 Burdett Avenue and 914-924 McClure Street.
At the meeting of June 8, 2017 (minutes attached), Council passed a motion to forward the
applications to a public hearing, subject to the preparation of a Zoning Regulation Bylaw
Amendment, Housing Agreement Bylaw and Section 219 Covenant for sewage attenuation.

The applicant is willing to fulfil the conditions set by Council;, however, given that over two years
has passed since Council provided the above direction, staff are bringing the application to
Committee of the Whole for Council’'s consideration prior to referring the Rezoning Application
and Heritage Alteration Permit Application for consideration at a Public Hearing.

BACKGROUND

Description of Proposal

The proposal is to amend the existing CD-10 Zone, Mount St. Angela District to create a new
site-specific zone that permits an increase of the bonus density provision in exchange for the
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heritage conservation measures to be applied to the heritage-designated buildings on the
subject site. The applicant proposes to construct a 106-unit senior’s residence (plus 26 assisted
living units) to the rear and the side of the existing heritage-designated Mount St. Angela
building. Existing heritage-designated houses at 913 Burdett Avenue (Cartreff Residence) and
at 924 McClure Street (Temple Residence) are also proposed to be incorporated into the
project. The Committee of the Whole reports for Rezoning Application No. 00466 and Heritage
Alteration Permit Application No. 00214 presented at the Committee of the Whole (COTW)
meetings of January 12, 2017 and June 8, 2017 are attached for additional information and
reference. Other than additional off-street parking within the parkade level, no design changes
are proposed since the meeting of June 8, 2017.

Regulatory Changes

New Zone

The following amendments from the current CD-10 (Mount St. Angela) District Zone are
proposed and would be accommodated in the new zone:

e increase in floor space ratio (FSR) from 1.3:1 to a maximum of 1.96:1 FSR

* the following additional uses:

o ‘“seniors’ housing — assisted living” means a facility where regular care or
supervision is given by a health care professional as well as assistance with the
performance of the personal functions and activities necessary for daily living for
persons such as the aged or chronically ill who are unable to perform them
efficiently for themselves

o ‘“seniors’ housing ~ independent living” means a residential building containing in
any combination, two or more dwelling units, housekeeping units, or sleeping
units for the accommodation of elderly persons, including the ancillary common
areas and accessory personal service and convenience uses, for the exclusive
use of residents and tenants of the building and their guests.

e amendment to the amenities in the zone to remove the requirement for a mid-block
walkway and a heritage revitalization agreement (the latter being replaced by Heritage
Alteration Permit No. 00214)

e additional building height from 13.6m to 16.5m.

Parking

The requirement for 60 vehicle parking stalls in the existing zone is based on a previous
proposal for this site. In reviewing the current proposal against the requirements under
Schedule C of the Zoning Regulation Bylaw (which was updated since the application was last
brought to COTW), a total of 59 stalls are required (46 stalls for the residential units and 13
visitor parking stalls). A total of 56 stalls is being proposed; therefore, a three-stall parking
variance has been added to the motion for Council’s consideration. The variance is considered
supportable given that the applicant is proposing long term bike parking in excess of the
Schedule C requirements as well as change room facilities which help encourage cycling as a
means of transportation.

Legal Agreements

Housing Agreement

With regard to the Housing Agreement Bylaw, the applicant proposes five units as affordable
rental for a twenty-year period, with rent levels in accordance with the Inclusionary Housing and
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Community Amenity Policy. The affordable units would be located on levels 1, 3 and 4 of the
proposed development and would include:

1 studio unit

1 one bedroom unit

2 one bedroom plus den units
1 two bedroom unit.

In addition to the housing agreement, the applicant’s letter indicates that a 34-unit building at
1046 and 1048 North Park Street to house existing residents of Mount Saint Angela in a
purpose-built facility for the Vancouver Island Health Authority has received approvals. These
units would not be secured through a housing agreement; however, the site’s R-91 Zone, North
Park Residential District, limits residential use to “rest homes”. The applicant has also indicated
that the 34 rental units would be low-income affordable units based on VIHA’s housing
mandate.

Section 219 Covenants

A report from Herold Engineering has been provided to confirm the flow rates the proposed
development would have on existing infrastructure. Staff have reviewed this and confirm that
sewage attenuation will not be required for this application. The recommendation has been
updated to remove this requirement.

A number of sustainability features are proposed as part of the concurrent Heritage Alteration
Permit. These features would be secured through a Section 219 covenant to ensure
construction achieving a minimum of BUILT GREEN® “Gold" certification. The applicant is
amenable to entering into this agreement. As part of the original recommendation, this was
included as a condition of issuing the Heritage Alteration Permit. Normal practice is to prepare
these in advance of the Public Hearing and revised wording is included for Council's
consideration.

Land Lift Analysis

G.P. Rollo and Associates was engaged to provide an updated economic analysis of the project
based on the proposed density and uses of the building and updated costs for heritage retention
and seismic upgrading. The analysis determined that based on the increase in density from a
floor space ratio of 1.3:1 to 1.96:1 and tenure of the building, the resulting land lift was
approximately $1.35 million. Previous analysis conducted in 2016 determined a land lift of $3
million. The rehabilitation costs of the Heritage Registered building including seismic upgrading.
are estimated by a professional quantity surveyor to be in excess of $5.0 million, an increase of
$0.7 million from 2016. The analysis reaffirms that the costs of rehabilitating the heritage
designated buildings is in excess of the projected lift in land value.

CONCLUSION

The proposed design of the development remains unaltered since Committee of the Whole last
viewed the application. Revised terms for the Housing Agreement are proposed and staff are
seeking direction from Council prior to advancing the applications for consideration at a Public
Hearing.
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ALTERNATE MOTION

That Council decline Rezoning Application No. 00466 and Heritage Alteration Permit Application
No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street.

Andrea Hudson, Acting Director

Raspectfully submitted,

Senior Planner — Urban Design ‘ Sustainable Planning and Community
Development Services Division Development Department

John O’Reilly
Senior Heritage Planner
Development Services Division

/
Report accepted and recommended by the City Managerdﬂ //( d
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Appendices

Conditions of Heritage Alteration Permit No. 00214:

e Appendix A: Mount St. Angela, 917-923 Burdett Avenue
e Appendix B: Cartreff Residence, 913 Burdett Avenue
e Appendix C: Temple Residence, 924 McClure Avenue.

List of Attachments

Attachment A: Minutes from June 8, 2017 Council Meeting

Attachment B: Minutes from June 8, 2017 Committee of the Whole Meeting
Attachment C: Minutes from January 12, 2017 Council Meeting

Attachment D: Minutes from January 12, 2017 Committee of the Whole Meeting
Attachment E: Applicant’s Letter to Mayor and Council, dated August 13, 2019
Attachment F: Plans, dated October 7, 2019

Attachment G: Updated Land Lift Analysis, dated April 25, 2019

Attachment H: Committee of the Whole Report from the Meeting of June 8, 2017
Attachment I: Committee of the Whole Reports from the Meeting of January 12, 2017.
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APPENDIX A
Conditions of Heritage Alteration Permit No. 00214

Mount St. Angela
917-923 Burdett Avenue

The Heritage Alteration Permit No. 00214 subject to the following conditions specific to Mount St.
Angela (917-923 Burdett Avenue):

1.

The Applicant agrees to preserve, rehabilitate, and restore the 1866 appearance of Mount St.
Angela College (917-923 Burdett Avenue) in accordance with the Standards and Guidelines
for the Conservation of Historic Places in Canada, and as outlined in Section 4.0 of the Mount
St. Angela Conservation Plan dated September 2010 by Don Luxton and Associates, and will
not undertake any work that is contrary to the Conservation Plan.
The Applicant agrees to respect the hierarchy of heritage values in the preservation,
rehabilitation, and restoration of Mount St. Angela as described in Section 3 of the Mount St.
Angela Conservation Plan.
The Applicant agrees that all work required for the preservation, rehabilitation, restoration of
Mount St. Angela will be in accordance with good engineering and heritage conservation
practices.
The Applicant agrees that all work will be in accordance with the review of proposed
interventions to Angela College as detailed in the Donald Luxton and Associates Heritage
Review date stamped March 18, 2016, and in the plans, date stamped November 8, 2016.
The Applicant agrees to the preservation and restoration of the exterior of Angela
College as detailed in Section 4.0 of the 2010 Conservation Plan, including:
i.  maintain the building in its current location
ii. remove later intrusive alterations, including the Annex, porte-cochere, and rear
additions to the structure that linked it to the Annex
ii. ~ restore missing elements from the original construction period, such as replaced
wooden-sash windows and the front oriel window, based on archival documentation
and surviving building elements
iv.  retain existing front entry door, as there is no clear evidence of the appearance of the
original, and the door dates to an earlier intervention but is appropriate and matches
interior detailing
v.  preserve surviving original elements, including protection and stabilization
vi.  repair exterior brickwork, rubble-stone foundation, fascia and woodwork
vii.  repair and repaint existing wooden window sashes
vii.  undertake seismic upgrade to current standards.
The Applicant agrees to the preservation and rehabilitation of the interior of Angela
College as detailed in Section 4.0 of the 2010 Conservation Plan, that will make possible the
building’s new use for senior living, which provides interventions that:
i.  preserve specific original features and features from later periods considered of
heritage value
ii.  rehabilitate interior spaces and services suitable for new use.
The Applicant agrees to undertake necessary seismic upgrading of the existing structure
where necessary to ensure adequate and safe lateral support in the likelihood of a seismic
event.




8.

10.

The Applicant agrees to engage a third-party “Certified Professional” architectural heritage
consultant to oversee the work of contractors and tradespersons to ensure all preservation,
rehabilitation, and restoration work is carried out in accordance with the 2010 Heritage
Conservation Plan.

The Applicant will notify the City as soon as possible if the Certified Professional’s
engagement with the applicant is terminated for any reason.

The Applicant agrees, upon substantial completion of the work and prior to applying for an
occupancy permit for Mount St. Angela, to provide written confirmation from the “Certified
Professional” confirming that (1) all work identified in the Heritage Conservation Plan has
been completed; and (2) the architectural, engineering and technical details and
components of the work comply in all material respects with the requirements of the 2010
Mount St. Angela Conservation Plan.




APPENDIX B
Conditions of Heritage Alteration Permit No. 00214

Cartreff Residence
913 Burdett Avenue

The Heritage Alteration Permit No. 00214 subject to the following conditions specific to the
Cartreff Residence (913 Burdett Avenue):

1. The Applicant agrees that they will preserve, rehabilitate, and restore the 1904-05 exterior
appearance of the Cartreff Residence in accordance with the Standards and Guidelines for
the Conservation of Historic Places in Canada and will not undertake any work that is contrary
to the intentions of the September 2010 Mount St. Angela Conservation Plan by Don Luxton
and Associates. ‘

2. The Applicant agrees to respect the hierarchy of heritage values in the preservation,
rehabilitation, and restoration of the Cartreff Residence as described in Section 3 of the Mount
St. Angela Conservation Plan.

3. The Applicant agrees that all work required for the relocation, preservation, rehabilitation, and
restoration of the Cartreff Residence will be in accordance with good engineering and heritage
conservation practices.

4. The Applicant agrees to the preservation, rehabilitation, and restoration of the exterior
of the Cartreff Residence meeting the intentions of the 2010 Conservation Plan, and that all
work will be in accordance with the review of proposed interventions to Cartreff Residence
as detailed in the Donald Luxton and Associates Heritage Review date stamped March 18,
2016, and in the plans, date stamped November 8, 2016, which will:

I.  raise the historic structure 0.53m and relocate the structure 1.8 metres forward onto a
new foundation within the existing property while retaining its same relative orientation
to Burdett Avenue

ii.  raise grade and landscaping to maintain its existing relationship to the historic structure
and to the street

lii.  preserve and restore the exterior facades, including repair and repaint of wood-frame
windows,
iv.  repair, replace and repaint cedar wall shingles
v.  repair, replace, and paint wood trim
vi.  reconstruct chimneys with existing brick after relocation
vii.  install new aluminum gutters
viii.  refinish exterior stucco pebble dash finish with colour consistent with recommended
2010 Conservation Plan colour historical palette, or evidence from on-site paint
discoveries through paint layer scraping
ix.  construct an addition that does not impair, and is sensitive to the function and context
of, the original structure.

5. The Applicant agrees to engage a third-party “Certified Professional” architectural heritage
consultant to oversee the work of contractors and tradespersons to ensure all preservation,
rehabilitation, and restoration work is carried out in accordance with the 2010 Heritage
Conservation Plan.

6. The Applicant will notify the City as soon as possible if the Certified Professional's
engagement with the applicant is terminated for any reason.




7. The Applicant agrees, upon substantial completion of the work and prior to applying for an
occupancy permit for the Cartreff Residence, to provide written confirmation from the
“Certified Professional” confirming that (1) all work identified in the Heritage Conservation
Plan has been completed; and (2) the architectural, engineering and technical details and
components of the work comply in all material respects with the requirements of the 2010
Mount St. Angela Conservation Plan.




APPENDIX C
Conditions of Heritage Alteration Permit No. 00214

Temple Residence
924 McClure Avenue

The Heritage Aiteration Permit No. 00214 subject to the following conditions specific to the
Temple Residence (924 McClure Avenue):

1.

The Applicant agrees to relocate, preserve, rehabilitate, and restore the 1906 appearance of
Temple Residence in accordance with the Standards and Guidelines for the Conservation of
Historic Places in Canada and as outlined in Section 6.0 of the Mount St. Angela Conservation
Plan dated September 2010 by Don Luxton and Associates, and will not undertake any work
that is contrary to the Conservation Plan.

The Applicant agrees to respect the hierarchy of heritage values in the preservation,
rehabilitation, and restoration of the Temple Residence as described in Section 3 of the Mount
St. Angela Conservation Plan.

The Applicant agrees that all work required for the relocation, preservation, rehabilitation, and
restoration of the Temple Residence will be in accordance with good engineering and heritage
conservation practices.

The Applicant agrees that all work will be in accordance with the review of proposed
interventions to the Temple Residence as detailed in the Donald Luxton and Associates
Heritage Review date stamped March 18, 2016, and in the plans, date stamped November

8, 2016.

The Applicant agrees to the preservation, rehabilitation, and restoration of the exterior
of the Temple Residence as detailed in Section 6.0 of the 2010 Conservation Plan,
including:

I provide guidelines to relocate the historic structure onto a new foundation
approximately 23m east within the existing property while retaining its same relative
orientation to McClure Street

ii. recreate the front stone wall and stairs

ii. ~ preserve and restore the exterior facades, including square but shingle wall finishes
from grade level to soffit, eyebrow flares, board-and-batten finish in front gables
iv.  retain and preserve original windows with stained glass and fixed lattice, wood trim
and sills '
v.  replace aluminum sash window units with historically appropriate wood-sash windows
vi.  retain and preserve verandah elements including square columns, capitals, wooden
solid balustrade, and tongue-and-groove ceiling
vii.  retain and preserve sleeping porch with tongue-and-groove ceiling and walls
viii.  retain and preserve original bargeboards with decorative ends, finials, and brackets
iX.  reconstruct the chimneys with existing brick after relocation
X.  reinstate original exterior colour scheme
Xi.  and rehabilitate the interior
Xii.  construct an addition that does not impair the original structure.
The Applicant agrees to engage a third-party “Certified Professional” architectural heritage
consultant to oversee the work of contractors and tradespersons to ensure all preservation,




rehabilitation, and restoration work is carried out in accordance with the 2010 Heritage
Conservation Plan.

7. The Applicant will notify the City as soon as possible if the Certified Professional’s
engagement with the applicant is terminated for any reason.

8. The Applicant agrees, upon substantial completion of the work and prior to applying for an

occupancy permit for the Temple Residence, to provide written confirmation from the
“Certified Professional” confirming that (1) all work identified in the Heritage Conservation
Plan has been completed; and (2) the architectural, engineering and technical details and
components of the work comply in all material respects with the requirements of the 2010
Mount St. Angela Conservation Plan.



ATTACHMENT A

4. Cycle Network Implementation Update ~ Fort Street Desiqn

Motion:

It was moved by Mayor Helps, seconded by Councillor Loveday, that Council direct staff to:

1. Approve the value-engineered, "complete streets" AAA Bicycle Facility in 2017/2018, and implement
the three 800-1000 block crosswalk upgrades in future years;

2. Amend the 2017 Financial Plan to allocate an additional $270,000 from the Gas Tax Reserve to fund
the Fort Street project, and authorize staff to proceed to tender a construction contract as outlined in
this report;

3. Amend the 2017 Financial Plan to allocate an additional $110,000 from the Accessibility Capital
Reserve for accessibility features for the Fort Street Bike Lane project; and

4. The 8 parking spots and taxi stand on 600 block of Fort Street be retained, that we fund the $500,000
by borrowing from the infrastructure reserve and that we repay the infrastructure reserve, with interest,
from revenues generated from those 8 parking meters until the amount is repaid.

Council discussed the following:
«  Whether it would be beneficial fo wait until an assessment of the in place design is received before
major infrastructure is finished.
Carried Unanimously

5. Updated on Rezoning Application No. 00466 and Heritage Alteration Permit Application No. 00214
for 913-929 Burdett Avenue and 914-924 McClure Street (Fairfield)

Motion:
It was moved by Councillor Lucas, seconded by Councillor Alto:

Rezoning Application No. 00466
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that would
authorize the proposed development outlined in Rezoning Application No. 00466 for 913-929 Burdett

Avenue and 914-924 McClure Street; and that first and second reading of the Zoning Regulation Bylaw

Amendment be considered by Council.

2. That Council instruct staff:

a. To prepare a Housing Agreement Bylaw to secure a minimum of 50% of the total units as market
rental for a minimum of 20 years, pius a minimum of 26 units be used as assisted living for a
minimum of 20 years, and that future sfrata bylaws cannot prohibit strata owners from renting
residential strata units, and repeal the formerly adopted Housing Agreement from a past
development proposal.

b. That a portion of the units in the building be secured at below market rental.

3. That the introductory readings of these Bylaws be considered by Council and a Public Hearing date
be set once the following conditions are met:

a. Preparation of a Section 219 Covenant for sewage attenuation as required,.and executed by the
applicant to the satisfaction of the Director of Engineering and Public Works.

4. That Council give authorization for the following, if the Housing Agreement and Rezoning Bylaws are
adopted:

a. Mayorand City Clerk to execute the documents required in order to discharge or terminate the
following legal documents related to a past development proposal, which are not applicable to the
current development proposal:

i. S.219 Covenant relating to the provision of full frontage works along the Burdett Avenue and
McClure Street frontages
ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along the east of the
property .
iii. Heritage Revitalization Agreement dated February 14, 2008.

b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization Agreement, as

required.

Heritage Alteration Permit No. 00214
Following consideration of Rezoning Application No. 00466, staff recommend that Council consider this
updated motion with respect to Heritage Alteration Permit with Variances No. 00214:

“That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929 Burdett
Avenue and 914-924 McClure Street in accordance with:
1. Plans date stamped May 3, 2017.
2. Development meeting all Zoning Regulation Bylaw requirements, except for the following variances:
a. increasing the building height from 16.5m to 20.55m
b. reducing the frontyard setback from 10.6m to 8.75m
¢. Reducing the rear yard setback from 5.4m to 4.7m
d. Reducing the west yard setback from 3.6m to 3.2m for the principal building and from 3.6m to
3.05m for the Cartreff Residence.
3. Final plans to be generally in accordance with the plans identified above to the satisfaction of City
staff. ‘
4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923 Burdett
Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple Residence (924 McClure
Street), detailed in Appendix A, Appendix B, and Appendix C attached to this report.

Council Meeting Minutes
June 8, 2017 Page 6




5. Sustainability features and construction achieving the BUILT GREEN® Certification level.
6. The Heritage Alteration Permit lapsing two years from the date of this resolution.”
Carried
or: Mayor Helps, Councillors Alto, Isitt, Loveday, Lucas, and Young
Opposed: Councillors Madoff

6. Application for a Permanent Change to Hours of Service for a Liguor Primary Licence (2120486},
D’arcy McGee's, 1127 Wharf Street (Downtown)

Motion:

It was moved by Councillor Alto, seconded by Councilior Loveday, that Council direct staff to provide the

following response to the Liquor Licensing Agency:
Council, after conducting a review with respect to noise and community impacts, does support the
application of D'arcy McGee's, located at 1127 Wharf Street to extend closing hours from 1:00 am to
2:00 am on Fridays and Saturdays.

Providing the following comments on the prescribed considerations:

a. The impact of noise on the community in the vicinity of the establishment has been considered in
relation to the request to extend the hours to 2:00 am on Friday and Saturdays and is not expected
be a significant issue.

b. Ifthe application is approved, the impact on the community is expected to be positive economically
as the approval supports the request of the business.

c. Theviews of residents were solicited via a mail out to neighbouring property owners and occupiers
within 50 metres of the licensed location and a notice posted at the property. The City received
one letter in support of the application and three letters opposed to the application which included
a letter from the Victoria Downtown Residents Association, The letter from VDRA states a number
of concerns related to densification of similar establishments with similar closing hours due the
proximity of existing residential units.

d. Council recommends the issuance of the license.

Carried Unanimously

7. 2016 Regional Growth Strategy - Dispute Resolution Process

Motion:
It was moved by Councillor Isitt, seconded by Councilior Loveday, that Council advise the CRD of the City's
interest in appointing a designated representative to participate in the RGS dispute resolution process.

Carried
For: Mayor Helps, Councillors Isitt, Loveday, Lucas, and Madoff

Opposed: Councillors Alto and Young

8. Lessons Learned Policy

Motion:
It was moved by Councillor Alte, seconded by Councilior Isitt; that Council receive this report for information.

Carried Unanimously

9. Public Engagement Roadmap

Motion:
It was moved by Mayor Helps, seconded by Councillor Alto, that Council endorse the Public Engagement
Roadmap and direct staff to report back for final consideration after consuitation.

Carried Unanimously
10. Correspondence Management Policy

Motion: .

It was moved by Councillor Alto, seconded by Councillor Isitt, that Council approve the Correspondence
Management Policy and include an amendment to Section D of the policy:

Correspondence received from the Federal or Provincial Government, Regional, Local and First Nations

Governments within-the-capital-Regional-Distrst, shall, where the subject matter warrants...

Carried Unanimousiy

BYLAWS

a. Bylaws for Land Use Contract Termination — Phase 1

Motion:

It was moved by Councillor Alto, seconded by Councilior Lucas, that the following bylaws be given
first and second reading:

1. Land Use Contract Discharge (104 Dallas Road) Bylaw No. 17-055

Council Meeting Minutes
June 8,.2017 Page 7



ATTACHMENT B

6. LAND USE MATTERS

6.1 Update on Rezoning Application No. 00466 and Heritage Alteration Permit
Application No. 00214 for 913-929 Burdett Avenue and 914-924 McClure
Street (Fairfield)

Committee received a report dated May 25, 2017 from the Director of Sustainable
Planning and Community Development providing new information for the property located
at 913-929 Burdett Ave and 914-924 McClure Street, also known as the Mt. St. Angela
property, following the Joint Heritage Advisory Panel and the Advisory Design Panel which
was held February 1, 2017.

Councillor Isitt returned fo the meeting at 1:34 p.m.

Committee discussed:

» Whether a provision of low market housing will be included with a housing
agreement.

e How staff are ensuring that adiverse range of housing options are available.

Motion: It was moved by Councillor Alto, seconded by Councillor Young,
Rezoning Application No. 00466
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw

Amendment that would authorize the proposed development outlined in

Rezoning Application No. 00466 for 913-929 Burdett Avenue and 914-924

McClure Street; and that first and second reading of the Zoning Regulation

Bylaw Amendment be considered by Council.

2. That Council instruct staff :

a. to prepare a Housing Agreement Bylaw to secure a minimum of 50% of the
total units as market rental for a minimum of 20 years, plus a minimum of
26 units be used as assisted living for a minimum of 20 years, and that
future strata bylaws cannot prohibit strata owners from renting residential
strata units, and repeal the formerly adopted Housing Agreement from a
past development proposal.

3. That the introductory readings of these Bylaws be considered by Council and

a Public Hearing date be set once the following conditions are met:

a. Preparation of a Section 219 Covenant for sewage attenuation as required,
and executed by the applicant to the satisfaction of the Director of
Engineering and Public Works.

4. That Council give authorization for the following, if the Housing Agreement and

Rezoning Bylaws are adopted:

a. Mayor and City Clerk to execute the documents required in order to
discharge or terminate the following legal documents related to a past
development proposal, which are not applicable to the current development
proposal:

i.  8.219 Covenant relating to the provision of full frontage works along
the Burdett Avenue and McClure Street frontages
ii.  Statutory Right-of-Way for the provision of a 1.2m public walkway
along the east of the property
iii.  Heritage Revitalization Agreement dated February 14, 2008

b. Introduction of a bylaw to repeal the February 14, 2008 Heritage

Revitalization Agreement, as required.



Heritage Alteration Permit No. 00214

Following consideration of Rezoning Application No. 00466, staff recommend that
Council consider this updated motion with respect to Heritage Alteration Permit
with Variances No. 00214:

“That Council authorize the issuance of the Heritage Alteration Permit No. 00214
for 913-929 Burdett Avenue and 914-924 McClure Street in accordance with:

1.

Plans date stamped May 3, 2017.

2. Development meeting all Zoning Regulation Bylaw requirements, except for

the following variances:

a. increasing the building height from 16.5m to 20.55m

b. reducing the front yard setback from 10.6m to 8.75m

¢. Reducing the rear yard setback from 5.4m to 4.7m

d. Reducing the west yard setback from 3.6m to 3.2m for the principal building
and from 3.6m to 3.05m for the Cartreff Residence.

Final plans to be generally in accordance with the plans identified above to the

satisfaction of City staff.

The Heritage Alteration Permit is subject to the conditions for Mount St. Angela

(917-923 Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and

the Temple Residence (924 McClure Street), detailed in Appendix A, Appendix

B, and Appendix C attached to this report.

Sustainability features and construction achieving the BUILT GREEN®

Certification level.

The Heritage Alteration Permit lapsing two years from the date of this

resolution.”

Amendment: It was moved by Councillor Isitt, seconded by Mayor Helps, that the motion be
amended as follows:
Rezoning Application No. 00466

1.

That Council instruct staff to prepare the necessary Zoning Regulation Bylaw

Amendment that would authorize the proposed development outlined in

Rezoning Application No. 00466 for 913-929 Burdett Avenue and 914-924

McClure Street; and that first and second reading of the Zoning Regulation

Bylaw Amendment be considered by Council.

a. That Council instruct staff to prepare a Housing Agreement Bylaw to
secure a minimum of 50% of the total units as market rental for a minimum
of 20 years, plus a minimum of 26 units be used as assisted living for a
minimum of 20 years, and that future strata bylaws cannot prohibit strata
owners from renting residential strata units, and repeal the formerly
adopted Housing Agreement from a past development proposal.

b. That a portion of units in the building be secured at below market
rental.

That the introductory readings of these Bylaws be considered by Council and

a Public Hearing date be set once the following conditions are met:

a. Preparation of a Section 219 Covenant for sewage attenuation as required,
and executed by the applicant to the satisfaction of the Director of
Engineering and Public Works.

That Council give authorization for the following, if the Housing Agreement and

Rezoning Bylaws are adopted:

a. Mayor and City Clerk to execute the documents required in order to




discharge or terminate the following legal documents related to a past
development proposal, which are not applicable to the current development
proposal: _
i. S$.219 Covenant relating to the provision of full frontage works along
the Burdett Avenue and McClure Street frontages
ii. Statutory Right-of-Way for the provision of a 1.2m public walkway
along the east of the property
ii. Heritage Revitalization Agreement dated February 14, 2008.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage
Revitalization Agreement, as required.

On the amendment:
CARRIED 17/COTW

For: Mayor Helps, Councillors Alto, Isitt, and Loveday
Against: Councillors Madoff and Young

Committee discussed:

« What may happen to the rental units and tenants following the expiration of the 20
year Housing Agreement.

* Amending the policy to require social housing and rental units for higher density
projects.

Main motion as amended:
Rezoning Application No. 00466
1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment
that would authorize the proposed development outlined in Rezoning Application No.
00466 for 913-929 Burdett Avenue and 914-924 McClure Street; and that first and second
reading of the Zoning Regulation Bylaw Amendment be considered by Council.
2. a. That Council instruct staff to prepare a Housing Agreement Bylaw to
-secure a minimum of 50% of the total units as market rental for a minimum of 20
years, plus a minimum of 26 units be used as assisted living for a minimum of 20
years, and that future strata bylaws cannot prohibit strata owners from renting
residential strata units, and repeal the formerly adopted Housing Agreement from
a past development proposal.

b. That a portion of units in the building be secured at below market rental.

3. That the introductory readings of these Bylaws be considered by Council and a Public

Hearing date be set once the following conditions are met:

a. Preparation of a Section 219 Covenant for sewage attenuation as required, and
executed by the applicant to the satisfaction of the Director of Engineering and
Public Works.

4. That Council give authorization for the following, if the Housing Agreement and

Rezoning Bylaws are adopted:

a. Mayor and City Clerk to execute the documents required in order to discharge or
terminate the following legal documents related to a past development proposal,
which are not applicable to the current development proposal:

i.  8.219 Covenant relating to the provision of full frontage works along the
Burdett Avenue and McClure Street frontages

iil.  Statutory Right-of-Way for the provision of a 1.2m public walkway along the
east of the property




iii. Heritage Revitalization Agreement dated February 14, 2008.
b. Introduction of a bylaw to repeal the February 14, 2008 Heritage Revitalization
Agreement, as required.

Heritage Alteration Permit No. 00214
Following consideration of Rezoning Application No. 00466, staff recommend that Council
‘consider this updated motion with respect to Heritage Alteration Permit with Variances No. 00214:

“That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929
Burdett Avenue and 914-924 McClure Street in accordance with:

1.
2.

o>

Plans date stamped May 3, 2017.

Development meeting all Zoning Regulation Bylaw requirements, except for the following

variances:

a. increasing the building height from 16.5m to 20.55m

b. reducing the front yard setback from 10.6m to 8.75m

c. Reducing the rear yard setback from 5.4m to 4.7m /

d. Reducing the west yard setback from 3.6m to 3.2m for the principal building and from
3.6m to 3.05m for the Cartreff Residence.

Final plans to be generally in accordance with the plans identified above to the satisfaction

of City staff.

The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923

Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple

Residence (924 McClure Street), detailed in Appendix A, Appendix B, and Appendix C

attached to this report.

Sustainability features and construction achieving the BUILT GREEN® Certification level.

The Heritage Alteration Permit lapsing two years from the date of this resolution.”

On the main motion as amended:
CARRIED 17/COTW

For: Mayor Helps, Councillors Alto, Isitt, Loveday, and Young
Against: Councillors Madoff

Committee of the Whole Meeting — June 8, 2017




ATTACHMENT C

REPORTS OF COMMITTEES

3. Committee of the Whole - January 9, 2017

Councillor Coleman withdrew from the meeting at 8:34 p.m. due to a potential pecuniary conflict of interest with
the following item, as his wife works for the Anglican Synod of the Diocese of BC.

7. Rezoning Application No. 00466 for 913-929 Burdett Avenue & 914-924 McClure Sireet (Fairfield) &
Heritage Alteration Permit Application No. 00214 for 813-929 Burdett Avenue and 914-924 McClure

Street (Fairfield)

Motion:

It was moved by Councillor Madoff, seconded by Mayor Helps, that a meeting of the Joint Heritage
Advisory Panel and the Advisory Design Panel be convened to consider the application for 913-929
Burdett Avenue and 914-924 McClure Street and that the report from the joint panel be included in the
agenda when the application is considered by the Committee of the Whole.

That the panel be asked for comments on, but not limited to:

1. The relationship between the scale of the proposed development and the OCP policy that supporis
new additions that conserve and enhance heritage property.

2. Does the proposal appropriately respond to Standard 1 of the National Standards and Guidelines in
respect to the removal of heritage designated elements/addifions and the relocation of the Cartreff
and Temple buildings

3. Does the proposal respond appropriately to Standard 11 of the National Standards and Guidelines in
terms of new construction being physically and visually compatible with, subordinate to, yet
distinguishable from, the historic place.

4. Does the Conservation Plan adequately address the National Standards and Guidelines and provide
appropriate detail on how the proposal responds to the Guidelines

5. Has adequate information been provided by the applicant to support the claim that the level of Burdett
Street has been raised over time and that this justifies the moving and raising of the Cartreff House.

6. Does the proposed landscape plan respect and retain historic landscaping appropriate to the 1860s
Mt. St. Angela building and the 1905, Samuel Maclure designed, Cartreff House as outlined in the
Standards and Guidelines.

Amendment:
It was moved by Councillor Isitt, seconded by Councillor Loveday, that the applicant be asked to
reconsider the dedication of a midblock pathway between Burdett Avenue and McClure Street.

Council discussed the following:
* That the midblock pathway was not recommended by staff.
* That the heritage elements of this application should be the focus.
On the amendment:
Defeated

For: Councillors Isitt, Loveday, and Young
Opposed: Mayor Helps, Councillors Alto, Lucas, Madoff, and Thornton-Joe
On the motion:
. Carried Unanimously

Councillor Coleman returned to the meeting at 8:41 p.m.
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ATTACHMENT D

7. LAND USE MATTERS

7.1 Rezoning Application No. 00466 for 913-929 Burdett Avenue & 914-924
McClure Street (Fairfield) & Heritage Alteration Permit Application No.
00214 for 913-929 Burdett Avenue and 914-924 McClure Sireet
(Fairfield)

Committee received a reports dated December 16, 2016 from the Director of
Sustainable Planning and Community Development providing information and
recommendations on the proposed rezoning and Heritage Alteration Permit for the
property located at 913-929 Burdett and 914-924 McClure Street to amend the
existing CD-10 Zone to create a new site specific zone to permit increased density
and allow for the construction of a 106-unit senior’s residence.

Councillor Isitt returned to the meeting at 10:37 a.m.
Councillor Loveday excused himself at 10:50 a.m. and returned at 10:51 a.m.

Committee discussed: ,

» Heritage buildings taking the centre stage as opposed to the new construction.

» The Advisory Design Panel and the Heritage Advisory Committee coming
together for a joint meeting to discuss the proposal.

* The reasoning for not proceeding with the midblock walk way.

Motion: It was moved by Gouncillor Madoff, seconded by Mayor Helps, that a
meeting of the Joint Heritage Advisory Panel and the Advisory Design
Panel be convened to consider the application for 913-929 Burdett Avenue
and 914-924 McClure Street and that the report from the joint panel be
included in the agenda when the application is considered by the
Committee of the Whole.

That the panel be asked for comments on, but not limited to:

1. The relationship between the scale of the proposed development and
the OCP policy that supports new additions that conserve and enhance
heritage property.

2. Does the proposal appropriately respond to Standard 1 of the National
Standards and Guidelines in respect to the removal of heritage
designated elements/additions and the relocation of the Cartreff and
Temple buildings

3. Does the proposal respond appropriately to Standard 11 of the National
Standards and Guidelines in terms of new construction being physically
and visually compatible with, subordinate to, yet distinguishable from,
the historic place.

4. Does the Conservation Plan adequately address the National
Standards and Guidelines and provide appropriate detail on how the
proposal responds to the Guidelines

5. Has adequate information been provided by the applicant to support the
claim that the level of Burdett Street has been raised over time and that
this justifies the moving and raising of the Cartreff House.
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6. Does the proposed landscape plan respect and retain historic
landscaping appropriate to the 1860s Mt. St. Angela building and the
1905, Samuel McClure designed, Cartreff House as outlined in the
Standards and Guidelines.

Committee discussed:

* The proposed new elements having more prominence than the heritage
elements.

¢ Concerns with the length of time this project has taken come before Committee
of the Whole.

* The density of the property taking more priority than the heritage elements.

 Providing an invitation to all members of the Advisory Design Panel and the
Heritage Advisory Committee to discuss these issues; the meeting taking place
in the Ante-Chamber.

CARRIED UNANIMOUSLY 17/COTW
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ATTACHMENT E

924 McClure St.
Victoria, BC. V8V 3E7
¢. 250.413.7307
0. 778-432-3550

e. arcata@telus.net

August 13, 2019

Mayor and Council,
1, Centennial Square
Victoria, BC

Your Worship and Council

Re: Update on Committee of the Whole Report for the meeting June 08, 2017

Specifically rezoning application No.0046 for 913-929 Burdett Avenue and 914-924 McClure
Street and Heritage Alteration Permit Application No.00214 for 913-929 Burdett Avenue and
914-924 McClure Street. (Fairfield)

We have made a number of further substantial changes to our proposed housing agreement to
reflect Councils adopted Amendments to the housing agreement presented at the June 08
COTW.

“a That Council instruct staff to prepare a Housing Agreement Bylaw to secure a minimum of 50%
of the fotal units as market rental for a minimum of 20 years, plus a minimum of 26 units be used
as assisted living for a minimum of 20 years, and that future strata bylaws cannot prohibit strata
owners from renting residential strata units, and repeal the formerly adopted Housing Agreement
from a past development proposal. '

b. That a portion of units in the building be secured at below market rental.”

Inclusionary Zoning

We feel that our application includes inclusionary rezoning as part of the Mount St Angela
rezoning.

The proponent has acquired property at 1046/1048 North Park to build a purpose designed
building to house for 34 affordable units for people who suffer from mental illness currently
housed in Mount St Angela This would be the first purpose built brand new building the VIHA
program has seen and it is an important piece to the on going legacy of Mount St Angela

North Park

The Rezoning Application No. 00632 along Development Permit with Variances
Application No. 00071 was approved by council at the public hearing on November 22, 2018.

1of 2



The project is for 34 single room occupancy units purposed built for VIHA . This number represents 25%
of the Mount St. Angela total unit count of 132 .

A housing agreement would not be registered as the intended use and wording in the zoning bylaw would
ensure compliance similar to a housing agreement. VIHA can only sign a 10 year lease as per their
policy/mandate. The developer intends to offer VIHA or similar non profit provider similar renewal lease

options in perpetuity.

The units would rent under the definition of affordable rent, affordable units, and low income threshold -
based on VIHA’s housing mandate.

Mount St Angela

With respect to this proposed development the developer intends to build a 132 unit strata.

The Developer will consent to the registration of a housing agreement.

The housing agreement would:

a. Limit occupancy to seniors and their caregivers.

b. Include 26 dedicated assisted living units, subject to a 20 year term.

¢c. 50% of the units will be subject to a 20 year rental obligation and otherwise no rental restrictions will be
permitted.

d. 5 units would be dedicated for affordable rent.

This represents 5% of the remaining units and brings the total number of below market units for both
projects to 39 or 30% of the total unit count.

The dedicated units are as follows:

1 studio unit located on Level 3 on the submitted plan (attached)

1 bedroom unit located on Level 4 on the submitted plan

1 bedroom + den unit located on Level 1 on the submitied plan

1 bedroom + den unit focated on Level 4 on the submitted plan

2 bedroom unit located on Level 4 on the submitted plan

The above units would follow affordable rental units found in Schedule A of the City of Victoria’s
Inclusionary Housing Expectations 2019.

Arevised land lift analysis reflecting the associated heritage revitalization costs & revised housing model
based on the terms of reference was submitted to city staff by Rollo & Associates Land Economists in
April 2019

We look forward to meeting with Council to answer any questions regarding our revised housing
agreement.

Yours truly,

G

Larry Cecco, MRAIC, AlAint,

on behalf of Ml Ventures

20f2



00V .

518220 0
oy

[Eaer=TTy RioNSY
v < rws

AN3O3T ONIMVEQ

VIAONY LS INNOW

PRULIPY SUIAT] LOTUIG

0N

=
ne
=
=%
>

e e L )

sasn]  woonzTversowavo e | v

o ] 70 20D 2oMBAY 1 | T

[P HOISTIens YNTTY 1 A

[mne NOSGIMGNS DNNOTIW 1 evH

v sosscms | -
SINIANOD

ﬁ!ﬁué.ﬁm e

mumuau

ANYLINSNOD

!5

jue

REIEERNREAR Y
(Eamun e

S¥ - LOAUHONY
dnoig poonuoN
?
saimusA [
an

"8 BUOPIA
oAy nwv:._m 626-€16

m_vmc< 1S Wnoy

1oaroud

SONRIEIONRIY 82V
SONIEIONSY  SUV
SONR3IONIY ZILV S3ALLD3SSHId YUV

SONIEIANIYH LY S3AUD3SLSEId CUV
SONIHIGN3N 0L'LY SIAUISHSEId TULY
SONRIONIY 8LV S3AUD3LSHId  LLY
SONINIgNIN EUY AQNIS MOCYHS 0°1¥

SONINIONIY  ZL¥
SNOLLJ3S - I1dN3l 0ol
SNOLLYAT IS - S1dK3L LSVWL
SNOLLYAI IS - 31dW3L 0¥Vl
T13A3T ONOJIIS ¥ NIV - SNV 1d ONIN - ITdN3L 1YL

T3IATT NIV F NIOYYO - SNYId ONIQ - IidW3L 0%V
SHIYHOOLO0Hd - IIdNIL 0TV
SNOLLI3S - 4438 18VD 09V D

SHOLLWAI IS - 443M1NWD LSWD
M’Q}()ﬂﬂw 443M1NYD OSYD

SHIVUDOLOHE -~ 433HINWD 0TIV
S$YLI0/ SHOLLS3S - “JSL(”! oo

SHOUWAIIE IV

U ssDEmEte Jpewl SNOUWAZIE 12V
10c2-Ciy (05Z) iououd SNOUVAIE 0ZIV
3T ARA "D8 VINOLDIA Nyid 400M  £1V
“1S IUNTION 726 Melds TEAI1 L4V
QAL YLYONY RYIdS AT SIV
"INYLINSNOD NOIS3d NYldr BBAZY SOV
NI4T AT FIY
NYdZBAIY OV
SITEWYXI T TINAIHIOSINYIY 1D NYd L AT ZiY
NY'ld TYAON3N | NOUNIIIH I3x1 51 NYld 13AT] ONDiNWd  11W
2OV1NON4 L130HNE NO TIVM SNOLLYIND WD 3aVND 30WREIAY  04Y
NICHYO IOVLNIH EILTY OL SI¥SO40Hd 51 NYId IS Q04Y |
$400H NSI¥O 3 NICUYD 3008 ALAUOY  ¥1 NYld AN =04V
STI3A31 HO0 T ¥3MO1- NV 1d 3dVISANYT €1 N¥1d LX3INOD / ¥i¥Q 1330084 G4V i
TEAST HOO M RIVN - NYld 34YISONYT  Z1 ONIST1ONIMYEG 00 Y |
TIVHIAC - N¥ld 34YISTNYT 11 |
wes'yesscipusjewisBudisep [pew3 wed asnysepysielsayPopul pewsz _
1969-Zr8 (052) :euoud £ZeC-Z8C l05Z) euoud |
620 Z8A D8 ‘IH00S NS ASA ‘D8 ‘WINQLDIA
QYOM NIZNYH Z40g 133M1S INO4 9ZLL WU ONZ
NI S12ILHONY SdYDSONY) TI3SSON 8 TIVRS QLTSHALIILHONY AV |
3YOSONYT TIHALIZLHONY |

PIULYPY BULNIT 101U

VI13ONV "LS LNNOW

|

|

4 INJWHOVLLY



oLy s

aLz L0790

T ey
N¥Y1d 1X31NOD
v1vd 193roNd

VI1dONY "LS LINNOW

Pauyepay SUIAr] 101Uag

o] Gmped- v e o 72w | €
[vczom] s e B v | 2
| {onceas S 100 Ty DK e 3 | g
P 1 e Ty SO | 3
nane] wooosovvs o aivem | v
o o] ST FTa v | T
i =y )
=2 worsmns owomuren | |
] e P
SINTWWOD

12U EnieR ciedse pme
IS M ¥T5 ¢ LOLEAT LT

BI1EJIY D

ANYIINSNOD

z
S
4

T

SO NERRERRRREERE=S

=YD - IORUHINY

dnosg) poomion

k']
saInjusA |
Eng

0°g BLOPIA
“aAY 19PINg B6Z6-E L6

epabuy 1 Junow

1D3royd

8 40) oB! | -pascdord
- pennbey
zsse)

slie1s go1 -pasodord
SImS L0} - panbas
1 sse))
ueyd Gupued o) sejed - © BINPaLTS Jod B PpRAdNg

Sies | -posodaud epiyss. BopIes
SIEIS $ -PIS0U0I0— SIEIS § ~pIunbas JopsIA
SIA)S £~ pesodoid — sjiels £ - pasnbas

9[20 pue ueid bupped 0} Jz1as - 9 speYPs Jsd SE - Bupred

TE} - SPNN Jo J2qUInN (1)

Suungp- 9(eAcY
swunzi- ¢ pre
PRISISER £f + SYUN G| ~  [9r2]
PISIESE £} + EHUN 6 - £ [2Ae]
SHUN 6} - 2 248
SUn gz - | [2A]
SHUR - [BAGT 322415 BNIDAN BUNYE - UNeQ N

TW 5~ PAIY 10014 YUR WP
(yun Buing PAISISSE) ZW £Z - BANY J00L HUN WNETUIY
SNUN [RpUSpISEY

i € {uInos) prEA Jousy

~ S92 195 pasodoig

pebueyoun - Bunstxg
£i013 2 @ |- pesodosd
SIUDIS 40 JoquINN [E10)

{(°beppg'pLi) Zw 8e9'0) pasodaid - Basy J001y (2101

'y bs 0ze's) ZW 538~ g lene]
(1°bs LED'TL) ZW L1 - 6 oA
(U -bsesgs1) Zw gSoL - ¥ 1ane
(3 bs 28'91) Zu Z6/1 - € 12A8]

(Y *bs DEG'EZ) TW pIZZ s:m— |27
(b= rv6E) 2w 93¢ - 9487 J9RNS RNDINDUDR] - Bary Jooly

(v 'bs Z50'TZ) TW 8r0Z %St -eards vado

B ) HEY PEMOIE -
*ee 5 £26'97) 7w /99¢ pasodax -
wc ‘b £16°71) TW r5€L Bups - oBeuanod aps

(4 'bs 2et'83) Tw 6245 - Bauy elts

95t pasodarg
LT PIRONY - a4

$821Uss AUALIIOS sjeaLy -
sadf; Suisnoy pavjw jo Ausseng - sesn

shaims xis o) dn sBuppng -
[RAUSPISS) PUN-RIN - Wiod HIng

feguepisay 8103 pajeubisep au} 10 W GOZ LIy 23S
seuj=pIng - 920

M- '01-Q0 - sueZ.
BUOIIIA' 10D LONIES SE UBIG ‘9 X00)8 ‘2T 19
BETSBdIA ‘AL BUOIIA
2j2iS3 ISUL LIny) 1suy) ‘7107
BCZSBdIA LUPId A BUOIIA
eEIS3 ISTuL YNy 1suYd ‘1. 107 - vopduoseq jebe
LS @NIDIW L6 PV URPING 6Z6-EL6 - SSRIPPY Josfold

Y.Lva 133rodd

)ﬂlllu}'lll.l.’/v.

LTS

zT O30WAOHA TYLOL
8 eouenue

j2 0B aneds | - 7 SSB@

ol1  punosBuapun aunass - | SseR

G3AINOY A ONNIEYd

201 GIHINOTY Wiol
8 ZssBp
€Ll G167 2:20 pISISSE
o01 o0} ¥ | SN prEpUBIS
15580

ONBRVA 3T0ADIE

Papyoud Gupued [Rioy
spitjon BaIAIRS

OH Jopsts ~a02pns.
JOpSIA -20TUNS

su0153 35) punoifispun
smm oy puncifizepun
weopyea:] Gunyed

LI

Ruswe oyand v Jou puE xeydiund IOWSS Jo
10 513 SB B3NS SO} BRI Jou Gupued ST LON

o prepiacid Duppied oy
08 Paunbas Si=s yun (MOL

Bl Papiacad sijzie JOpEIA [R10),
£l pasnba) spE1s Io)SA (810
TEI X puny i
Gunpred 101514,

Sr  papiacud sipgs yun ol
cp Ppannbay sEms pun 2104
ze Sz 2 papsisse
L'ZE  8DLXSE Spun pizpuers

QIUINDZRI DNV

8T S1INN 3YYD OALSISSY
801 ‘S1INN OBVONYLS S0 HagWNN

SNOLLYINDTYD ONIMNYL

1717 v Y e, R L D e Y B O
b Ry 12

10 uBkg BYS Si0kENING pue OF

NI P—

NYd >m>m3m

. oa

emg




B0 LY e

8103 2000

Suowava

orr - peiL oSy

oo s
NYId A3X

su e

!

"])L)UUQ—)]DQ}I “OUIAIT] JO_[UQ—)S

VIAONY "1S LNNOW

e T T )
) e e v | 1
e il =T
Fam ] S o mT R |
favr]  vooosovuvs owsmovm | ¥
Fmam| oo seves sovaar v | %
e rorowens oG v i | T
S nowswns swomwie | o

] e sarn | |

SINZHNOD

16y SR TiTIIE urue
18 RN FT5 £ L0CL T4 TST

BIEDIY R

ANYLINSNDD

g
1an O mereiah resy

DY) 24M1831109%

Aeay

1

st

S

J,w.d
T
sl

4D - LOTUHIUY

dnoig) poomion

?
S2UMUBA N
ANTD

0’8 BLOPIA
oAy Peping 6Z6-€L6

ej2buy 15 unowy

193roud

NOLLONMLSKOD MIN 0IS0O0Hd 40 INMLLND

NRYPEY OL STIVA ZO¥11H3H ONUSLE

2US NO GELYOO Y UNLOMILS ONUSPE

CAOHEY IUNLOMMELS OMLSDE

NIVWEY OL YNLONULS ONUSDE

aN3ozal

|
1

et e e
o S |

i
i

N




0" LY e

6102 20790
Qv

otrL-pEIL oo Sv
o wor FTvos

NYId 3LS

2

'P(—)UUQ])Q—)H “OUIATTY J()!UQS

VTdONY 1S LNNOW

s 0| Gurvet- sy ma 12w | B
[sam] S e PO T |
e T =Ty
puan o] v gy 205 v | 5
s wooOOMNTTDOMWELD Gy | v
e o] TS 33ws oMY R | T
TSN TNSSYRNS OWNDTR R | T
e HOISSINENS OMHOTR 1 | ¢
o o

INYLINSNOD

— T
Efverm a8 sneseh tone a7 von Sy ve
a} Pl 2ir10211Yyoue
2 Reay
R

HL,
44D - IDZ UHINY

dnosg) poowuopn
?

SaINjUBA IN
ANIMD

0’8 BLOPIA
OAY USpIng 6Z6-€16

ejbuy 1 unop

123roNd

e

anuaAy peping -

e 724 e
}981S aINDON n-,, NY1d 31is
S
[T A A
¥ 7o «
werspen B T & /_ _
: 3 S T R = = mwape o1 o1
el === ® a
T .u._WJ._ = |
o 3 ﬂkﬂ \m = L
s N odons 69
‘ﬂn_ \\
F
........... £
3
Buys gnes m
- ]
g L=
piefunal '\ X i
= £ER
J/w\
Buwp 1s0,
ET3
A
J =
= 72
= z
Epmopemmy 3
TN
¥ Buipjing et
sEsTumm
] ¥
s
1‘_ Pl | ALT]
+ S o
! i \u_/ o AT J0 oeme fara
T | N
g2 3
8 sz
2
=
m . T
=1 s /.*1 o
o 3 _ B ol 7 :
= S
£, = MA & s — &
M ¢ s Ele 2, H
| = £
g £ E
B — : nzoc m
RS I Ll emerS MRoUOT L
.um»la.“\», 3,9 ¢ —
X £1h Ps oy 7RO \“\)/.r
el S ) 7y W
o e o ~ v
tst




S0'LY o

l

H o 50 Tt rain tee

N
m‘i

/.

W

BLR I -
e 00z:L sejmag
o kil SNOILYINOTVO FAVED IOVHIAY
ST S
N 9o TS TOTL= LOFRF | §°798'04 PPID sCueny
19848 aIinDap o —
cr AEXD.NTL
AFRILYS
: i =i
07TVO 3AVHD IADVYIAY — < =t
& & St
B s SDDTH
= SENTA
& S “S¥imva
ruime - i S e REE
——————— e sy,
. & | area
& 2
{ LR
JQML
7 ]
s =Y
P, EH
=
3%
w\ﬂ » TRARX
= O Y
- T -TSORTA
= " Avn
) = Buye ipnog 3 A3l
| s
= 3
= T 333
ek ST _ iR
E | 5
i 1 Z T & o
< & 5 3 wara
= en “oanis
= = | Eroan T
o= m H SeR i
il T, A
: | wos S Sy
. » | MQIT X T4 9T AT o
! N et S
H v piefuno) H !
o, = 9 i
o — . i
id
=
5 Tt =
9 “ s
() ! = H
O V : pe i
|
! = ;
¥ S
_ &
] bever i a7 | _ 3
i St st & ! Bupy, rsz3 2 megmpranay e
e T £ ks
pin 1] s g B | g L# Bulpping
sae] __ wooasomrm owaivorm | v
s Rl T2 00T DEAT TR | T ™
MY RDISSHERNS DRNOTEN / dYH AR | T 3
T wosemrsownmien | | £ ; = &
wl am vy s g T TIRA =
R oz &
2 P
SLNZHINOD A AT v e
AT S g sow e | |2
&7 gy —
U ENOIE FresiE iz e 2 <3 HET
15 JMIIN ¥E5/ LOCLLIT 05T B|FR i -
BIRDIV i
e sy ] H
ANYLINSNOD —
N
I

lo
3
n Pl 2anyoe2 = uouejsaen IpRIg by
£ Keay ~ 1 "on Bupjing
mw. 3
=) s
R 4
= i
LN
4D LORUKONY — ’ " = e A R
L SEReERNEE =
dnoug poowmion s LS
: . onn - snuapy neping
0 e |
SaINUSA |IN s - Yy s
- L Ry O o B . @)
078 BLOPIA — W
"BAY BOpPING 6Z6€ L6
nus)
efebuy 38 Junopw anuaAy Naping

193rodd




LLY s

sl ot SUUN &~ SHUR 12/ 19905 RINDOR [R10L

007.1 2eon
s SLINM LS FHATOIN/NYIY TIATT ONIHYEVYL

B rRL NSy L etuir
meor fd e s

19243 8In|DoW 5
SLINA LS SN0 N S

ey B
NYId T3AZ1 ONDRIVY B e 5\ /ﬁ 1%

e e e s v s e e

S J\m! : T :\ s;fﬁi%

EEl
{ b e e

]

"PAUIPIY SUIAIT J01URY

il g

o

k|

PR

FaEza)
8

i
B

SO N

is
i
1=
?m

VIdDNY 1S AINNOIW

o STTVLS DNINkVd 88
t

St o o ot v s s

NI
H > S w5

5
a

i

8
o

R

A5
q b

Wi !!%T{,.

0120 m0]  Dunkamd eumhun e 20w 7t

sy s 7. 0 9% TR

D Kt
e 1o s £ 70 T A3

g Laad

meiT] OO0 FVMYD v RivD
Bt o D Reew Eovaeay v
WY LOISTRITNS OO SV T
ouat ]

apmab uo e

Jehog prefunas

NCINNe

"
et
m“ N -

i v e

SLNFHOD e
ATl
!If{||<.m| W ::_%.33: 1}

L

ANVLINSHOT

— T
Fiocan 5% 00 1o trasst 1ag 120 me
[ DY RIGIDILIYRIE

L4 4

%i

|

h
L15~4

mum feay ; | S

sn

==

T
1t

¢ ¢
4MD~ IDBUHIYY e S~ :

PR —. B SIS UST SR S

s v i s e s st Mgt . ot i,

dnois) pooaon

2
SRINJUBA A @
ANIT
"0’ BUOPIA

"9AY JJOpINg 676716
epafiuy 15junop

1I3roYd

@

k'S




4 e

0102 20 790
s

orr- ARt TuoN Y
o fa
NYTd + 13A37

Tu i

)

: P'\—)LIHQPQH ol !1\!1 J()}LIQS

VI1IAONY "LS ANNOW

euzn w0l Duryed- swimonimn e i | €
|| T =TT "
e e e I
puan 12 S ey DA | 5
mace]  w000IVINE oW avDaw | v
ey x| SRO TS DB TR | T
i Ty i
e o= HOWSSIInS orioz (ovk | 3 |
P oacxm | w0

SINZWWOD

18U Smysi B Eizaie pews
ﬁv.yn?;&\%hn:.nﬂ

BIE2IY D

ANVLINSNOD

e
L Pl 2Jnio211UdLE
5} Keoy
=)
]
=
B,
T

¥ - LIZLHIAY

dnoig poomion

?
sainjuap W
LaEns

"0°g BUOPIA
“anY WSPING 62616

ejebuy i3S Junoy

1o3rond

SUUR 9Z - | joAET IRIOL

qune- sy gjdwey

SpuNZ-  sey penued

NYid b 13

AT

je0g

it wom
ssazaey /2501015
uduauy

—

0L

Duswas

)

D

FX
g




UUA 6L - TUUN T [9AT] [R0L

m. _'< s sungz- .wmx 2ydwa}
n z - upy, 1523
a2 L0190 ME: €- u:c& pnos
e sjun £ - uu,__s oA
e sung-  Bu men 0zl s
orFL=sEAL o 5¥ SHUR § ~ BURIRPOAINITY 5
wive s i ueld g |gAan
spuno- eebuy s 1 12903 NN
spunz - sey genued
NY1d 2 73A37
s

]

PRULIPIY BUIAIT 0IAY

VI1IONV 1S INNOW

;
:
|

Im\md
Z
sarvo] By eominien yom mo s | £ "
P ‘e g RA R | £ B
22 re| i V0 Ty S e ol | N 2
o] e o s T | 5 _III__ s
| HOOU IOVID OV 2LvO A3 | T ml By, pzaeD eau 10 pecas
| s moessvania | T z
T mans owaz e | % =
a0 a2 NOISSIIENS ONENDTIN 1 vl i
B LT 7
SINZHINOD = m : i : . i oo o TN
. ] E P 10 e bsims
o 8h L2 ! ety n] sa =1 |
ﬁuaz,uszs.,L,n_aﬂ. e = Oﬁmtm M w _ =3 Hm
1 7 gars [ el sz oo d
GE HELTE RE [T 8 -t T
R p EHOOO0O] , 5
ANVLINSNDD \ Lﬂ” po sasz | .T_,gq 0 [ : |.ﬁ Tl
RN e TR GO g O by Y grp = 4
© Py 2in12311hose — ’ . s i Co ~ @/ﬂ.: g
= E = B
= _m
- [
TS _ ?
d¥D - 132 1H08Y = 2 =+ —
dnoig poowruon x
k4
saInjUSA I . @w )
i 30 = 8 El T .\ =)
= H H 1 m\ﬂw !
Q0’8 BUORIA r FNS

"eAY §aping 626-E18 . Lo o v e arm %z @ ez
)

enusny yeping
ejebuy 35 Junow

133roHd




VY B

60220700
)

[T TN SY
nwor mor

NV1d € 13A37

T s

Pauyapay “BuIAr] J01Rg
VIAONY "LS LNNOW

im0 Curymd mumusis jmw ma a3 | 8
o] S o o | g
e e =y
2| e e BT m e | 5
948 anor| WOOT ZOVIND ONF 2AVO Ry |y
e ] 5770 oni maAT v | T
P S eissans oo /avH T | T
[Puas emg NOISSITENS SNINOTR evi | ¢
] ww muoem | -
SINZWADD

1y Tnie @ eiease e e
.muu_ﬁdsx.h..en;wu

BIBOIVE

ANVIInSNDD
Ew o 5% e i teoz a5 i S ve
ne P1l) 24P123itydJe
s Keay
ks

22D~ LOZUNINY

dnoug) poomion
ki
saumuaA |
Lans

0'g BUOPIA
"2y BSPING BZ6E 16

ejabuy 15 JUNOW

15arodd

SUUN #£ - SUUN € [2A37 [0
SR - 'sey sjdwa)
sun gl - Buipy jse3
Sung - Buim winog
saung - Buim jsa/m
swun L - Bup ined

spun ¢ - eebiry 38 W
suun | - sey geqied

AT

T
X

198118 2NN

. )Z:L ;308
Z<J_nmm1m>m|_

[eioBuy 35 W

WSy
wnw




Sy e

616220390

womzNa

(e TN SV
NV1d # 73237

Pauyapay] “SUIAr] 101ag
VTAONY 1S INNOW

ouzn o] | G- wamner y 0 o | &
| s T A | f
1m0, s e AT v w1 | g
P S ov BA T TR | 5
o] woosFvurcowavoE | v
] T2 sTno At T | T
T A N SEInSnS ONNOTRY 1 dvH T | 7
[Fac g NOLSTIIRNS vanoT e | ¢
ol ww ousesm |
SINIHNOD

4R0 Tage  EI1Zse pE e
1S NDI VTS £ LOCLTHT BT

BIR2IY D

ANYLITIASNOD
Srm s
m‘,ﬁ:. T e A el et
nio=iydse
Aeay

T

|0 - 10T UHINY

dnoig) poomIoN
2
saInjusA I

14Ens

"0°'g BUOPIA
“any 19pING 6Z6-E16

epbuy 35 unopy

103roHd

SHUR 8Z - SHUN ¥ [8ATY [FI0L
swun g1 - B isea
sung- Buip 15ap
Sun & - epaEoURLY
\ Bupjing
spung - eebuy e W

9B

NVd b 12ATT

jeang amnpnopw

i~ pall
J= Fepbuy g I

N A

anuany yeping




ALY o

610220790
ruranv

orri-FRit ONSY
NYd § 13AT1

)

‘]DQ—)UHQ[.}QH TOUIATT 10MUR Y

VTIONY "1S LINNOW

| vt v e e e | %
oz e T | £
(02 maras o] v e 1 | 5
R e
aier] w000 Sovers oemavo i | v,
e e e T
P s o e | T
jhuro-any HOISSINGNS ONINOTSH 1ev | ¢
o] um Py
SINTWWOD

U ERa @ Eizae pe e
1S 3MDIA 105 / I0ELCIT 05T

BIBJiV

ANVLINSNOD

sy 0 G
meias 5% vuirinh tamnie 11eg ooy mn
Pyl 2unicaLyOIE

Aeoay

EEEIERqNNGNEEES
FHHHH

2D - LD LHINY

dnoisy poomion

ki
SaIMUBA |
PLiciy]

"0°8 BUOPIA
‘8AY BOPING 6Z6-E16

ejabuy 15 Junow

1o3roud

SHUN T4 - |PuN § [9AT |F30)L
spung-  Buim yseg
suun - Buip 159

} Buiping

i

92

NYId G T3A3T

e
¥
w 198115 BNIDIW

Wﬂm Q)dway o

[

arel

po—
e o [B
oot e
3l P
s Wil
[ = v
Cal :.,,V,_
@ : &
O ~
AT Es
: 5 nw z zr !
> o 3
|

uepIeb 001 ANgoR

anuaAy §apINg




LY e

80210370

QA
Coer SN SY
wimor v
NYd 9713A37
e

PeULIpPaY 3u IAITT J0URY

VTd9ONY "18 LINNOW

SUuN & - SHuA jeAeT [FIaL

swng-  bumisea
sunp- Buipn isem
L huping

o 1

o] Eawmd emmans o 3 e 0 | R
oz, i e I P | 1
s H] T ) 27 n S =1 | g
Bz i) D a2 |
o] wooOZTTE oL | v
s ST s SonBAT I3 | T
PR rsweans D i 7 |
[ wowsmans swwozRd 1en | L

wl aw e |

SINIWWOJ

U Sas @ FiauE prus
_ww.;dusﬂnw:o»waﬂ

BIRDIV

ANYLINSNDD

T
3
&
H

Aeay

T
HHIHE

€20 - LIZNHINY

dnoig) poowsuon
?

saIMuUsA |W
14EM

*0°g BUOPIA
“aAY BOPING 6Z6-EL6

ej2buy 35 Junow

1ozroNd

1§ 9eD
N¥Yd 9 13A31

\Di

C

P

e
v
1e8ng aUniDONW
IS 73 B =]
\\Um ajdinal a w
Rl
=
]
g ool
wr
mofRq uepEs ks
Joo1 Ayingoe
oy
[
=y
T
= anuaAy Japing




8Ly e

Buianve

ourl-FzLL RN SY
~wor s

NYd 400u bw
= Joe1S BNIDOW

-1 3)eds
NV1d 400

I owusmen

PRUEPeY Su IAITT JOIRS

YVITA9NY 1S LNNOW
It F

momag e :
’ wsmvae
- L P
] e = Supiasem

ST

mojeq vspsel

o] ey

g 1001 Rytios ——
e e &

DA TLs| e 1! T S

puse 1] CwmAaD T 20 B 13

sase] %000 3ovMYD Gy RLYO 1y

SRR
.

o ] T2 30 ovaaAY
BT S IS NN [ dvH
s NOISSIENS OO e
ol ave mosscm
SINTPINOD _\_
e

ihu Ene @ Ereae pew
1S SN FT5 1 LOCL T 05T

L Az
BIE2IVE s e
B PIEUY 38 3
ANYLINSNOD
e S T e T
] Pl 24N12831Y 048
B Aeay _ m rlnﬂ'n
H
&40 - 1D UHINY = -
dnoss poomioN
m 't
saimusA N @ enuaAy neping
el ; ; \®,
L 1
"0’ BUOPIA %

‘BAY JOPING 6Z6-E1L6
ejebuy 35 winopw

1o3r08d




oey v

6L03 0220
v

[rerey BIONSY
por v

SNOLLYA3TS

ETEY

UoReAST 13 ain|

pPaulyepayg (%]LUAI"[ LGIIREAN
VIZdONV LS LNNOW

BJED!

PN

s 7o) Gy mumsirs e o mer | 2
crion] s e @ |
a2 s v 4T S e |
b 7 s oy 20 SR | 5
maser] 8008 3ovINT G aLYD i | v
o 2] 73 I BaGAT T | T
s e = ]
] NOtSSIYaNS SNNTTY v | %
il -
SINZHNOD

6zt

120 N0 B Ercoe peu
_musnizﬁ:bnhn:.nud

BI1RDIV

ANYLINSNDD

e

;303831

o S s
T NI it
Pl 24n1083iyosE

Aeay

sEast
5
:

EY

EEAERERRNNGHES

TR

dYD - 19T UHIMNY

dnoig) poordopn

k]
SaIMUBA |
AN

"0°g BUOPIA
"2AY BAPING BZ6E16

ejzbuy 35 Junopw

103roud

00000000080

ot ks s e (D)

N

Y Haned

=}

)
i)

[
BB 15 Runopy

w

iy

0 1ML

uonersg eny 1o

wm n
|G

e snwse woy
commegaRIRIA

pi-llel

ping \L

T I T |

(1418

uraae | B

.

o

W/ st e
e pran




Ley e

#0210 770

BUrW RV
oiri-ra Rion oY

SNOLLYA3T3

T o

o s o)
UORBAS|T 158M/,

S T
W ANDON ey Bopne T

1 ——am

EF

i
£
1
=
HIH
=

]

§

H
EE|
=11

|
4’» |]
Ei

d
Al =
T I

PRuyapoy] SUIAI L01Uag
YVTE9ONY LS INNOW
i
1l
SLlE
i
[—1
E]
> E L'-.n}
B
==8E

e Ty
= S,
] e ST |
e oo S | s
e
o o mmm e |
P e o i | <
e o owem e | 1]
g e s
18 2umoan
SINTHNOD i
S 1 = T F
T i
U TRIAI@ BT o ; i
1S AMDON TS5/ LOTL Y DST
‘.H—ll!._
Bledivm s
INYLINSNOD e
H ]
® g 1L e £
R i
- |
woose |
T i
s G 7=
i e 5D
Va3 s vesc v @D . T >
=1 s
R e p——— % 1»
J———
dnoig) pooruop wwesmry K5
i R
sk €T
SBINUSA IN B A
i s v vV i sae (2
C i RS ————————1
08 BUOPIA RGN ——- 3 kL,
oAy WBPING BZ6-C L6 o v s ssons s (D) @ COO® @ @ @ @ @

et G s e sz v (D)

ej2buy 15 Junopy

153roxd

FMOIADS ARG




A o

8110770
funezve

otri-yzIiL o §v
nwor v

0070} 2jeos

SNOILYATT3

e

Pt JapPaY ‘EU!AVI RIGIREEAN

VIHAONY "1S INNOW

saao| Gy mussm o A m vy | B
] e o 73 |
7] s Vol vt S a3 |
P e v 0 T |
soir]  woonsoM OwALVDYI | v
i o] 73 ST BN TR | T
P~ o vissresrs DO 1 YR e | T
Pt s wossmens owsiom ten | &

al e uscam |

UOHBASIT SIN[O5 UOHIPPY YaIue) <

O072) 28] /1

uoners|g 3seg pieAunon \B/

SINIHWOD

iEu ERSLE Eieose pewe
15 MDA $T5/ L0EL €45 65T

BlB2IY

ANYIINSNOD

e ran 98 ~omin T Teenc 1d7 1o oy v
a1 Pl s4niseiiydie
Hy Aeay
=
=y
=N
SHHHE,

220 - LIZUHINY

dnoig pooruon

ki
sainusA IN
Dan

"G BUOPIA
“any B3PING 6Z6-C16

ejpbuy 315 unoy

153roud

(e el prmsssszazsazz=ses:
H CE| 1
: IEu mm SR + s
e Bl e ot R EE
A .mm 5 = _ et
L m s ;
= )
N 3
4 !
il ==
TS e e
e
07 RE9S
UonEAs|T GINGS plefunoy &
Thoieid domas ===
wi
e
o ,
bl e

oY Vit B =0

UOREA3]] 358/ pleduinoy W&/

Uonereg yuoN piefll

e oy

noo




o'ev o

a1y
B

oiFL-RILL ion sY
wrigor s
SNOLIO3S

7ol BEeg

9-d NOLLD3S

it

i
e s

pemcsanw

il o
| 4

A
I

Bl B

worss um
Pt TRy

L
i
w b
. [T
b
i
=
7 AT
I—‘é
§
i

£
3

: i _ -
B o mie e s Sme ety an s s el ] TEIII‘.. ST
) Fuprng

& | 6iFE

PRUEDSY 3u AT} JO1LRY

V1IONY 1S LNNOW
g

50| G- s o ot | B

vazion] e g maTrE | 2

e =Ty iy
sz s

s o 0w R | g

00Z-L "2e0s
sair]  wooosomm o e | v
e o o Fves BT | T
P s oo ant i | 2
[P 2 NOISSWIENS ONNOZR fevi | 1 _”-ﬂ —,J
o] v e :
== ) _
+ b aoe A B e
£‘Iﬂl T
du Enwa @ ejeaie prus .
1S 2D $T5/ LOELTHT 05T [—— oy s =y =
B1ROIY T e = z
fdi RO 2
* wgaz ms
Trent
ARYLINSNOD 13 |
iz
mz T
1 vh
i
= — = =St Al
£ I [ A
Fh =
= s L el
T Epary
MHM.‘ s
sy T = T e

2D - 10T UHIHY

J PUDARY | Buiping g

dnoug) poowion
Kl
sainjua/ W
Bl cignl

puaiaq ) Suppng

"0°'g BUOPIA
“aAY B9PING 6Z6-E16

eabuy 35 junopy

153roud




LY [ e

81022000

aurenie

[EIRESTY TN EY
o Frron
AQNLS MOAYHS

S

1
1S INNOI

d0o1ua

SUIAT

pauygepay]
VIZONY

Bujuaag

SD0S|0S JOIUIMA

Bunuopy

1] MODD TIYMYS Dw v v

i

i

i

i

E

| ¥
(l—ﬁ-««--,.-

SEU ERIBI G EIRIIE R we
IS RO FTELLOCLTIY O

BIEDIY T

ARVIISHOD

Buwsag UoON

o T B
venig 1ued F o ve
Pif @4nidBlIYDIE

Aeay

Y2~ LDIUHTHY

dno)g) poomsopn

k']
saImuap 1y
ANErD

078 BUOPIA
"ary JOPING 6Z6-€16

ejebuy 1s Junow

123roud

Buiueay




Lo [

810220720

e
S e
oo o
ssAoadsing

e

PauLepay "SUIAIT J0ILRY
VTIDNY 15 LNNOW

o] G- sminis s w2 | 0

o] S e A gy |

e e T

»
] o oy A e |
sonn] w000 FTwMYD OvvaLYD | v
e o] 273 20 ImaaT @ | T
B | " woreTvERnS NGz { avH TR | 2
Jec =] NOrTENS SMpoIR 1ave | |

s uw o |

SINTWWOQ

1P SN @ Biesse pru.e
«wuagfdm..BQ..n_wcwm

BIBJIY O

ANYLINSNDD

%

2D - 1D2LMOEY

dnoig poomioN
ki
SaIMUsA [N
1nEns
"0°g BUOPIA
OAY §apIng 6Z6-E1L6

ej2buy 15 jJunopy

1o3r0Md




TLY [

= TN 5Y

sannoadsiad

ETPEY

poauLopay “SuIAlr] J01Uag
VI1ADNY "LS INNOW

e mo]  Gred- s pop ma s 3w | 8
17| e g mO T g |
e R T L v Y
0 poe| e e PO e | g
snue] w000 ZOVIVDOMvaYDIM | v
oo ] 972 20 DMEAY YR | T
RN IOISTINGNS ONNGZR ! JYH R | T
| NOSIBNS oNMCTR 1em | 1

uve s | =

SINIWNOD

o:F e1Ease pruy
e IPEITL 05T

Bl1BOIY D

ANYLINSNOD
T R
s
_U: WLZHUG::ng
Aeay

8D - 1D UHORY

dnoig poowuoN

ki
saimjuaA |y
ANITD

"0°g BUOPIA
“8AY WSPING 6Z6-€ L6

efebuy 15 Junop

o3roud

L
o
= ==

i

i1

jilL

11

T




FLENY ] e

812207990
@umanvs

(IR 0N SY
g Fvon

1S 2IN021 woly|
[BIPSYIED Y2unyD 114D 40|
SM3IA OliQNd-Saniioedsiag

nusTe

PIUopay SUIAIT I0IURG

VTADNY "1S ANNOW

saamo]  Eurmo: murininm e o ey | ®
|| e g RO | o
AT B K| 4y v e 1 | g
7] ey =Ty ey
onsos] w000 3OS MRV | ¢
frem e T IO TN W | T
FUST RN OISTIFGNS DNINOZRI aVH TR | T
i | i
n] wm mumrn |~
SINZHWOD

ity 0@ Licosr pruE
_wvansiﬁm\g.n.qnﬂ

B1E2IY D

ANYLINSNOD

S

TR

HHHE

T

¥ - 193 UHINY

dnoig) poowuon
?
saimus |

LaEng

"0'g BUOPIA
"anY #OPING 6Z6-EL6

efzbuy 1 Junow

1o3roNd

UO3TSE [I2) Fupiin SIISh SUEWaS RIDAYIRS 10 Pl J0OY

paufEIuiBW 87 [fim [BIPSUIED YOINYQ ISHYD JO SMBIA [SUOHIPUOD MaN

vosTeS t17) BusnD SjasIA SURWAI RIPaEO 10 3] oo

Buipiing pesjeuD puUiYeq BITISK. SUIRLIS] RIDAUIED L0 BUK JOOK

uoseas i) Bupnp Buipyng
BISIBUD PUIST BQISIA [4PUTED JO BL)f jO0Y - uosees e} Buimp 523} yBnog s2ma ERRRES 10 MEN panIUR

(15 4NIDO U0 sH[EMBPIS UINOS U] WOY USHE] SOI0L)
[BIPBLIRO U2InYO JSUUD PIeMO} UHou Bupjioo] smaja 1S 2InjOopy [SUORIPUOD 1U81nD

30uapISA BURSIR PLIEQ F2MO0) RIDYIED JO MBI PRI




Vi

o
o200

Fucma

(IR TN v
R Foron

[E4p2yIRY Y2y 1sUU Jol
SMBIA Dllgnd-sanioedssad|

e

]

J0LuD
1S INNOW

“paulepay “suralr]

VIJONY

GRREEREANRERS

s B e r=re=ppoyeray pry
jes e i e a3 | g
e M T Ty
s 1 e g3y 53 3 |
e woo0EovT o s |
s o] e
SR SRS NG v T | 2
e | NOISTINNS OMNOT fev | )

| ww o |

SINIWINOD
(U ENUB picait Geu s
1S PS5 1T5 { L0CL T USE
ANYINSKOD
o me

P18 OB wic

o 197 ria o ng
Pl ®Jnioeiiyose

Aeoy

.

OAY 39PINg 6Z6€16

YD - L5IUHINY

dnoug) poomiopn

ki
sainjus W
N3N

0°8 BUOPIA

ejebuy 1s junow

1o3roud

‘uosees |[g} Bunnp joefoid
pasodoud pJemo) Lnos Bupjoo] ‘any 119ping pUe 1S BIPEN() JO JBUI0D 3L 18 MBIA

"UOHBO0) SIY LLIOY MBIA OU ‘[BIPBYIRD UoInys
SHUD PIEMO] LHOU BUB00] 1S JBANDDUBA PUE “IS IPIOQUINK 10 JO1L0D o1} j8 MOIA

seu ubis
[

ﬂ\\ .w e e e

“Mein uBND o sbuidwi jou seop 10efoid pasodoud sy}
JO 8UIIJ00) 8y "BJRY B\GISIA BJE JEMO] PUR JooY "LOoSees |ig) Buunp eipsyien yainyo

BUYD plemol yuo

Vet

U Bupioo| 15 JennooueA pue "1 Uosulljen Jo Jeliod aL} 1B MBIA

“MBIA JuaLInd Uo sBuidiu 10U ssop 1osfoid pesodold "uosess jiey Buunp |eipauED
Y2INU9 1SUYD PIEmO) Yuou Bupjooy

1S J8AN0OURA pUE "I [BANS 10 18102 By} 1B Malp




LY e

8LOZ40 120

Dueuno

OIFL- FRIL RN SY

ot o
SMBIA

e

"9AY BEpINg WO MSIA

PRULLRPIY 'B‘U!Arl NIGRREN

YIdONY "LS LNNOW

o] bt W s v | €
] s g ma w3 |
arcms| mumvec Waal gO7 e | g
puass ] oo oy AR | 5
T e
ot ave T3 20T IMBAT R | T
R TSNS DMNOTR | YR T |
! NOISSMENS ONNOTN 1ok | 1

u| e e |

SINIWINOD

16u En@i@ EIEAE pru e
VS SMESIN $T5 7 L0BL BN TST

Bl1EJIY @

INVIINSNDD

Tt o e
iz ey riuey A

_n.muu:cn:m,

Aeo)

<UD - LD UHINY

dnoig) poosmioN

ki
sainjuan |
ANSTID

"0°g BUOPIA
“ONY WSPING BZ6E 16

ejebuY 1S JUNOW

103roue




LY [

L0240 120

Sureav

orrr P TioNSY

o o
SMBIA

Tu e

)

Pau Hl—)l)@}l “OUIATT] J0WRS

VIADONY 1S INNON

oimeo] Doyt msn o ma e vy | ®
ez manes oy AT | L
AT T VR <77 R AR | 5
o] R ey 2= | g
sare]  wooosvermowawoa | v
e o 370 T mvaa i | T
] i DA v | T
e = =
n] uw i |
SINZWWOD

/fuEmEI g EyEdse pne e
1S MUV ¥T5 ¢ LOTLERS OST

B1BOIY

NYLINSNDD

H
B
H
=

=
e S

- e
v 2oy e

Pl 24T1081140E

Aeay

e

24D - 15 VHIEY
dnous) poosuon
®

s2INUBA |
ANITD

"0°g BUOPIA
‘aAY JOPING BZ6-EL6

ejebuy 1S Junow

1o3ro8d

"2y Jeping Buoje maip




EE [ e

aL0220790

wwas

oirt-Fmll RION BV

e soros
SM2IA

s

1S ainjDopy Bucje meIp

PauLEpay “BulAl Joluay
VTdONY 1S LNNOW

T I
= i |
ot wm g S e |
o S
orin]_soos e o s | 7
b ] Swosmmmman T | T
P nossans Do v TS | T
jouecr NOISTIRENS ONMOTW 1evd | 3

o |

T

D

jﬂu"

SRR

<D - IDZUHINY

dnoug poonuoN

?
saInjusA I
LEND

"D'g BLOIA
BAY NepIng 6Z6-CLE

ep2buy 15 Junow

193roNd




8L |

8L020790

aumava
ouRT - hTi TN Y
mwor o

SMIIA
Tz

VIIDNY 1S LINNOW

PRURPIY 'EL[!A}'"] 101U §

ociavo]  Gaymd- seminirs s 20 | 8
i) S o 0 2 T3 | 7
R e e I
bz e g5 AW | g
s woo0Tve oo [ v
s ] I3 T IRSNR | T
P otsras owiaze v R | 7
e e i
uv oo |

SINZHINOD

SEd T RISt aTe
1S 2T FT5  LOTLTIT 05T

BBV D

LNYLINSNOD

ER e
Pl @4Di08114 04

840 - IDZUHIEY

dnoig) poomuoN

k]
SaIMUsA |
LEng

*0’g BLOPIA
"aAY JOPING 67616

ejebuy )5 unow

1o3roud

1S 8injDo Buoje msip




6 LY [

BLOZLO WD

s

(TR 20N SV

oo v
SMaIA

e

)

']JQ—)LIHQPQ—)H “OUIAIT] JO}UQS

YVIADNY 1S AINNOW

oumo] Lyt wuresias o md = 23y | £

o] T e PO 1y

=Ty

b ron moman o3y 00 T |

n2sy]  woORTVEYS B avOI | v

s s 270 20D onEAY R | T

P oSS DANGER TR | T

ot NOSIBNS DMMOTIY 1 av: | 4

] mmom | ~
SIMTINOS

ANYLINSNOD
By SO R e el Bt
15} Pil @4pyoeliyose
Lnﬂf, Reay
e,
e
B T

ey
SHD - IO UHIYY

dnoig poamiopN

ki
S2INJUSA I
Eng

"0°8 BUOPIA
“8AY BopING 6Z6-EL6

ejebuy 1S 1unow

1o3roud

"aAy 11eping 4o aouenUS pieAunos




1 8P -

aLozn90

o

puEreT oo

oo s
SMAIA

T

Aggon eouenug

‘p‘-)LI[JQ]J(-)H B,L[IAI”I ,IOILL—)S
VIIONY 1S LNNOW

e B e T ]
susioon] S RO gy | L
02 8| i Vol VT S e |
puenan] e o 2O = 3 |
asir]  wOOCRIVMNYE oL ram | v
fam ame] 272 20ws oMaw & | T
o e e e
lowne o NOISSImaNS SNTZ £ | 1

m| v wwsorn | =

SUNIHNOD
18U sneE G BiEAE prue
¥S 2SI ¥T5 ¢ LDTLTHT 05T

BIB2IY D

ANYLINSNDD

iR

R R

HAHE!

20 - LOIVHIEY

dnaigy poormiop

kil
SaUMUBA |
Ens

"0°8 BLOPIA
‘aAY BPING BZ6-ELE

ejabuy 35 junow

193roud




MWLYo

AL 00

Ao

ERY Ton: SV

mor P
SMEIA

rume

S

U] Lo1uR

VIdONY 1S AINNOW

SUIA

auyepay

P

waB O] bt S o 3 943 | E
inc e ey i
e e L Ty
b woed o dr W SR | g
o I e e
s o DI RIS IDREAT I | T
A NOISSWRING [MNCTIY ] SRV TR | T
b HOSTHING SRR o | 4

i ww nrcam |~

SINGHNOD

s S A e
38 B0 FT5 FADELLLR 65T

eIy

INVLINSNOT

= o e
e Ta e s Rty
-SR]

Aeay

2

PESEREARRREZEEE

IRANRNR N2

),

AU~ LT LHINY

dnoig) poowuon

2
SBIMUBA W
s

08 BUOPIA
‘OAY BRpING BZ6-EL6

eabuy 15 Junop

133r0ud

MBIA Ny




BLL Y o

BLOZ 0 300

ez

e e

mper P
SM3IA

e

Wbiu e souenug

2

PRUlRpPai] Toulal RIGIHRECIN

VITAdONY "1S INNOW

B4

»
I B
s

ey

] e IM |
jircziom] nmcni o RO I | L ot
oot et g T | Uy
b T T Bl 'AA)
nvin]  woooavevcowsLe i | v e oo T
Foam]  owommmmmanw | T S s
e T

= N
| e e

SINTNNOD

1Eu IR @ Elese prue
1S FNDHU T L0LLENF 05T

B1E2IY L

ANYLINSNOD

T~ T e
SO ie s Tresie vied v iu e re
Pl 2iPioalyoae

Aeay

T
3
3

e

HHH:

3

.

YD - 192 LHIAY

dnaosg poordop

?
S2UNUBA |
anang

"0°'g BUOPIA
“anY UIPING 676-EL6

ejabuy 18 Junop

Loaroud




Iy AN e § 1S § G2 0 Wfhsiay

17 =

fear it

(1Iv43A0)
Nv1d

3dVISANYT

@Y 57 001 01 O N3N »
OICIV0 B € SIATTQUSIO0N K¥D ¢
CGEOOY NIOFYD OV »
TIN5 JOVILN0 00X UK »

TRDIIOVIL HEN QIVER 39¥70 6Y3H »
NG IO NI R AHOSAY TR 2

SNCHSIATY DNIAVNA

=
o
o
=
=
&
Tu 1
=
-
)
I
.
>

pi=—seaae s aad
e yee rpuseuT mian
eoTroneed
£o%un "y gfeyem ‘pom mrvee Ziop

NI SDILHDYY 3dVISONYT
1135S0Y B ITIYWS

"QL7 3HNLOALHOBY
G0O033 * AVEY

! DN
4 DNINNVE ONNQEDEIANN

NYIA NOUNZITY 330L 51335
SITUL GHVATINOR ILNIWYINIO

T7335 NYd 34VD5ONVT
2DVINOW 1S Lpidaai

| smsEEen

DINUHDIT HIM AYAYTYM JITAN

QUVALYNCD OL ANLNG *

—

SIOVAN NVIEISHI0 J5IONCD |

e Apeond s e 4 oo poe aon psigasa

Y
S
e e e e S
it e &Y
H 1335
5 DMITENE - 300N 338D
=

p— e em s
| £1335 WATI 00 |

WIMCTND Y45 1Y QEVAINNDD

1335 —

NIOWYD OOY ALUALDY

BW E3DINq 666

ADVENIL LSVINVINE

P,

y
¢
TN
i
£ £
TT 325 NVId 34YDSONVY

2DVINON 3AY Li30UN8

TS

)

SEIAVE LN

JVNINOT AVHLVG

DNIDOTH m

EDNINYI ¥3A0J0NNCHD
L BAN .J. DNIg¥NE 7 SENNHS AASOA0ON

0% ESTAL - + DN
i 5400 NIND

ONIRYId 7ML O3S0H0%d

L -

ovewvd o

) mem AN ALNIORS
i 52333 NO SN DOOM M 7

T NG 506

3NN ALX3dON4 NO

SUOS T4 NE ¥3HIY

]

RIVEQMIS HLM NEOWYD TYHOLIGVXL |
i

0|
TIVAM ZDVIRGH G353

‘Il_ SIUL 1N G500 i
1 SECSEE IS

& ||A ST LIS ORHISIu i
= o




D30 2 82 L 8 s 1,62 3136040

21 =

@uredva

QL
s e

T3A3T HOOTd NIvW
NV7Id
IdVISANYT1

LR

i

YIZONY LS LNNOW

S107 YIMVON T
ROV 6015 DRINGTTY %01 3NeR

G5 130 AVAY VAL NN M - UBINTY

COUCIW STYSORUZE TTvas,
TV UNTHI T 3R ANRICRI ISV
17 WAV S TAINTY

SLTNIRDY
*YEDLSIRLIEE | 3YNIORCE0) 01
CEUTY ENL LSWPIYIV T IV IONLNT »
TN NIYD

"

102 HORYYY 6 O3S
TGLRFD
NOIYTON S5 2107 W0A¥ L2 (RS

SNOISIATE DNIWHD

400 apn s !

WIDNE s £} 3dAL NS

SIYLSIGI NO 1254

(HIDIF 0,97 Y 3241 3ON3]

G A

P e \_

I, &

}A
|
}_

g e

@rmome " Tl

1

o

i 0508 0

001:| *jE25
urjg
snoped Buiping
Ay P 10 Revg BN RIS oo
"oz oS A0 pacuny BjA 2o
ST oS \—J \
3N ¥¥0ID INTT ALYIION LS3IM \ /lax

o

Ildag»uU»Q.uh-ﬁ/;inuZS
51003 aEW WAL

L# DNIdTINgG

4 2

SYHINY LS INAOW

i

#70n (V6 met (e seaen L) OF.
NI SDILHDYY 34YISAKYT
113SSO¥ 2 11IVWS

P
Puvo tac o5z v 22 0 5T o

O BPIOED DY FLICISIA SenidR ey r Lk

QU1 ZHNLOAUHOEY
Q0030 - Av3EH

| 2175 NowI 020904 wan -
R

INNIAVY L13a¥Nng

s NG
7y
| »
i1 Il e 2 s =
: e rruua s A
Aw AV ASVANYNG T 55
o R———— ——— e s
DRV
gl
v
; ae AT
i g amn 5 TE
o prrere st B i aaEs
i YIOO¥3d g5Zv10 F YRALISIV 2ANIT B 1TV AANOSVI 20OVLMEIH
LPAPLIreOSTH - =

A

AN ALIIONI NO V1 AL TON3) GOOM_-| —

L

e
+

DRIV T T 3
M m & i % m
& %3 £
L i % I
e &
f oh S
I~ fg 2 ll}. = tl‘
- : = — ~t |~
B\ T e 7
o : i r)n N
e ; e
AIVD NOM ID¥0H MaN
=y
| 57

STV NS

HAYSQMR HIW NIGYYD TYNOLLKIVEL M

A ,7.4}»% \w
29 SIVT4 2UVD 3A32570d Y \\
APAZATHO NOESTWWOI3Q v

gr.
A

o




SN PRI PN 5 P, §15c (5) b Aeo3

€1 ==

910290 Tudr

UYYALNNOD BINNI OL §5IDIV

——

s

L33ALS IANID3INW

Aok et

oot
0 fad

STEIATT
¥OO0Td ¥3IMOT
NV7d
IdVOSANYT

e

ISNOH NI SINITIMA 23MOT

I o

® #3440 OL £537DV NVINISIA3

3, | o

ATVYM3IAIS

SNITRYD DLV GI1vD

o 8. M¥13Q 31vD 335

v anous i
DNUSI NI SONINAAD MIN

TINVING

A — DNDRIVd ONNOYDYZOND

A

NONDY 20 R INIKOZTS 303 OIS
TR AT
2rEnd gy

5102 1w e
IOV WAL D S GRAR

TG KvpY

FIND GIVAY ) OF 3 IO I NYATY ¢
TIVITUL $DXUNC XDOY NS 5
O3AUITTRG TIAN DNUSTY
TN OUYTNBADD3 TPHYY AYORADY Z0INAH T
TINY:I NDISIA AXORACY INIDI OF ONCWSTS Of
2107 1IN & TS

QLUYOE ) NODIOY
VIO TWNTI ~ 2IDE T 27 GIRTY

SNOWIATY ONISMYRT

i

VIZONVY 1S INNOW

?
P

B
[ T ey
o pamaspuamngulsep

peroryoTa
Panen g ‘oot ‘pues sezeew Zi0C

NI SDLHDEY 34VDSANV
113SSOY R 1IVHWS

EarDer et e

T e gz e 2 09T o
e TREAIT e Viaan s ke e Tiva vy
‘a1l 39NL03 UHOHY

02023 © AvVIM

ADNVY DIIWAID OL HOUIRAOD MIIA

o

e —

. ION3IAISTY
I1dWIL

0ty Aviocoud ue magqufinu 4q alpay pum axu) o

* : _ Q m

ANIOd W04

NIgm

NIYANMOS B2007 HUM VISIA

NICUYD QISCIONG UL TV

na|

T e T e e

ONO3 ISWTD QI
TIVA NS AOUNIA ONNOY

SOUVE 209vaas O
TIVM 3138INCD

ANYY AVUNNOD. @ANNOA TIVA

EE
=

1=
=
i

it

pEaTRLiE o

fo,

e

T

¥
i

LHOMAYS QIDUEBNS P ONOK HSY
¥# ONIANg

VS 430 TIVAIL

IV DNINIVISY

T T ANQUS 5ANOSHDAN .*

oVHEAL ‘_

T3ATT TVIATAILNG

|
|
T

NOILYANIINOD

HLION Y04 T1 0L Y

EEEN]

LHOMANS ¥ ONGE HSH HONOBHL NOUSRS

1

-ty

AUvD NACAYD TE3LS NOEAL

|

T3 338 - INTT ALY0N
1538 AVUNT NO
300 A0OM MAN

‘8)




ik RN /. ’ 18 sy e

e e ey it 188 ) s T S e i oy 4 S i
o el —— 19318 3IN[DOW Y -
+1 Bt e - - = 7 13A31 ‘BY DNIQTING
sz < . =t S 9% SSTHATT- ¥ ONIA NN
= 7 S400¥ NITAD
o i i s I W
S400Y N3O LA T
kit - B i
N3Q¥VD 400y b g m
ALALLDY P H
skl , \L@v\ " .
Sy } |
ok i
L : = ION3aISY |
JYRNIVES DI M - H F1dW3L M
94 DNIQTNG |
- i ]
«!ﬁﬁ&ﬂ?ﬂ%ﬂﬁhﬂhﬁ.ﬂ”ﬂ ] i w BFH ﬁm ain| 30w
i b EE , Ol6
| hr : e |
s O : \ |
= oo 5] I !
S~ H o ,
z B el 2 o e |
Tz 1 o i §
. BS DNIQTING Sk e
el - 100 N33¥D SN :
= In OVENILIOLIO0Y L .
2 D =
« ) F19YL ONOT
tgf ¥OOALNO % OlLvd
: —i
"0V BIpANg 666 | i
et | R + ®,
. JIBLID) = 1 o
LBETLIFO A
BT i _ : V10D¥3d
NI SDALHDYY IVISTHY] - !
113550¥ 7 1IVWS 7 | i 4,
‘ 3SNOHNIIAD | BFONIGNAE | ]
\\
‘a7 IBNLO3LHOYY
ODOEGT A¥IN
: S# uz_DJ_:i
! . : [EERERERRR R

[T FETRE



T Y AETR Iy P 5,02 ) b

ANZ L63M tv f B¥Ti INOIS

o P M, SYYTIA AIVD INOLS

g

2162 ‘20 ey
uowne
L
oo o
39VLINOY4 113aq3¥ng

NO TIvM N3QHvYD
3IDVLN3H YLV
Ol ST¥S0d0ud

T v

VIZONY LS LRAON

RONTH AIRYED LUHM

<0 UET JUNVED 1M

TODIAL “TIVAA SO 4 INOLS WOTNYA

o WYTHR JLNVED 34HM B ® Y. SHYTUG 34YD DIVSYR

TVOMAL TIVM A0 JOVJ ¥VIU/ SSVIY LLTUDNDD

TYH NO¥ D11V T1IWIS

Wy SV s €1 o o
Supen gasie oy anE i i

d¥D MO ¥¥Tlid 2UYD

21vD NOAH LHDNOUM
AVYUOVIINGD GIDU0S HUWSIOYIE

{ T : g, e TN PN
o T el o Toatoa g X wennd
ml.(ﬂ; e — — g
W ] |
R e ) 5
L Y ,,
a e [ — ou auenbs usg |
\ 4 b 1

A

Tore ) 3500 ey s mau ml&a&‘l_
!

o101
P S P P S S e i e D B
- w s S v 71 e
: et Y o *= T =~ _ 1 L
o — i ] —_— A A i s SOS—— Fo—T
ST 4 T i
m.c.\ - I T h «
o s
atirey s Ag paiieq 5 S20E |_
Bpym pessud st Aemard
o REOVAOE M oo
C T DNeovLIE S ROUDRNS BRI
SMSON MIKII  GREGOMNA S L BT v v i 1T O DUODOWGE I  SOMNOW A
ADVNDY I HIA SINOSY TIIODWNN Ao GHDID oo NEOHNDR AN HIVA 138 DS CROCHI yenomas | % G R LD 7 T DNUSIG IO LGN e CHACOR
¢ eo9) C o vers 1 T ea7er 9 5or t geez, ! azen : o625 1 wgnc

{ s o] Sieeges DNDNVY
- - e ST JOLISIA

posrdas 53 sy 2o

' ereaspun e
e persaspueprguten

2p6PTrSOSTA
P20 12 et pocs e mvews T10E

“INI SDIUHDYV 3dVISANY i
1135504 7 1TV WS
A T L TR

WO RO RO, sy

Bre-zec @ sz s T

&
3
el

TS FRENED D8 1 ChmIs vesiiE vy v 21y

‘G170 3ELOILHONY
00030 Av=H

(L DNIGNA)
S\VTIDNY 1S INNOW

b
a2ds oped mosd sy e B Y g &
£ 52 24538 01 [fBM 24 BT 1 g
= pjem Sows o Bupseudmas ) :
&R, s peddes
o Y okt 1w @
"l
popeeEsapn may pesodasd swigsi ol ot pawiog
o Sy st prsndad
|
i
ol
(S# DNITINg)
DONIATINg MAN |
00101 25
weid
2 13 o




e T P PR S

g1 ==

w10z sy 12848 aINDON
Buswae
o o e ”
e vos A )ﬁ P i o
3
e . : \ /
L3 1 s ' i
e ke s
NV1d TYAOWIY Fe— /
/ NOLNZLZY 3341 e ——
N — = e T -
N
s PN 5 : H
E:DTY g
] /. i m
e = E L . )
/e === % {2 > I Wi (573 w0 SR ELE=Ty
(B o e \F M - 8 2 T T G ) o
g 7 e R S G e
b v | BRI R 3 1) Loida) s e
Eidy o ] N Tiz [ W SSeL
| NI i Tor Soul
1F3M1S 1I30una |
z! B4 THi R SR v I s
H - UENH IO | Ml = ki s e
o OB . PR PR RS it
zl =, CLENGaN HINIHMGTY | AONT o ARIFHY 25 3L
g “ 3 foa % Iln # R RN IR 7 T YT e i 0 { Wvasainbn 9Jt Sneuos | Toe sl
& 3 EIRGREwSSE Tedlonew, |
o I R SS i} 1 OL Sy IV SO | oy L AiarS AL
| o
| | =
H O A T
b | & y
b ™ i e T 5 T
.z 3 ,::.ﬂ.: ! o5 AONST SO
i | ROV 3 s
I \ i e NS T o 53
P ‘ 1 ; : Ty Py =
W il (7] e Q P s
- H s W oison DR ] i T
H 1 i il 2T i ST
,. O LA v T TS|
= . o 3 T oissIL
- i A S T% =0 Tocwn | vl |
3 Eo% s L3 & T Trasel |
o & T ORI o T POIC AL TN eSS
N WIS i SAorSE o & TR 5 e EEsmel
e EaE ot =0 SO IARTH Y
e ion EEREES 5y EE 3 D Ersed T rEEmal |
/7 — - T P T e Eer ) |
: % [Er ] SO T XU Fanadk ST TeSRa |
- Elg=) oY 2 FERINOD TEE |
- S B T T T e ) T 2T |
o e 2106 90 SeBe |
w!.m | TSR T T NOLNSLS T jﬂﬁ: BICTe
“ 7 S
T 0 Rl
B Lt
- M i
o f [BE
T = i e
= oy o A =
V : 1%
= |
==

™ _,_

|

;[:'
i W

E o N b
1 2 L
—n_ ] — e
% el B
1

“QL7 SHNLOILHOHY
00030 “Avan

- remdS



L]

S3dWVYX3

?

SIINT3HIS LNVId

15 . INNOW

ADNV

"YRIOLDIA 40 ALID 3HL 3O SOYVAONYLS IHL OL ORY D3 20 NOUYIDOSSY AULSNONI NOLLYORNI IHL 4O SAAVANVILS

IHL QL GITTVLSNE ONY SNOUVINDIY DNIGWNTd 318¥DITddY HLIM 30N

YJYODIY NI W315/5 NOILYDRY ONNOYDIIGNN

IWNIOA MOT A3IVWOLY KV HLM O3IVDINY1 38 TIVHS SYIOM 3dYDSONV 1208 “GUVANYLS 3dvDSaNYT Da e s XOS MBLHIM LNROHY ¥MOI2SNY VOIDOOUYS
A531¥7 IHL 4O SNOISIACYD 3HL HUM IDNYARO0DIY NI NG GIIPIVD 38 TIVHS SI0M IVISONYT 1J0S IONVHOVES / H 000 TI508 angis ST ISTEVA VS0R
TAEVANVIS JdvosanNvT T ~INVISTS 59 ZHDNOE0 TN ATENERS J89vd ROOW L VeI SIND T
“A3QIACEd 38 TIM IRVISIE oY THOTOEY TSORIAVTASITONT | - . VI 1O T T
SNY1d DNILNYId QF1IVAI0 NIHM IDVIS NOILYDITddY LW DNIGTNE ¥ QIWRIINGD 38 1M NOILYWAOANI SIHL LI ST HDRCET S SNERE S ST
T¥ILOVEVHD ANV LJIONOD ONIINYId FHLOL 3AIND V UV SYIWNN ONY 3ZiS 'DNIDVLS '§31D3dS INVId meOmOmﬂ o ™ T e T R TR SRS
TTNTIHDS INVId *
FONTITVES SILNIA PNNENEA 13 SAINA NAVCL ISNIINVNIOE X ANINGNEA
IOVIT3 0T VYT TV VIR VSSTINGL VaIL5) | NESHOBSIAS | HN0 100 NESS SR DGO i ddS NOON3UOa0HE |
ISTUTINI NATWY wIgT TRVISIE RO | AC IV, STV i SORVETYSd 1§ EIAS - f
IRVEITOL LHONOET wI0T NOWIINGd FST SISO NOVWALISNEE _SEEne SYIONVE0AH LI VISR,
INVETIOL JHOTIORG WL ET 3 BT T EYHDIDAE VINANYAVT SONVHDTHEA ] 5 13 ONiSdS I FIASWESLIE K Sf [aW S vH
TV G5 IO VRO O ICH O T IITIVG IR0 VEOAdINT | SO STTHINVIRN ST TNV ea STHINVONS |
IRVEITOL TADNOEG TIGT VI VO I SNSTRUENIS NOADE HN000 SAEdE NEIHOEEAT ¥ SToI0roa0 SV VY
IOV BT TSNV ROZFSCY SOV WIVRYVEaD | TR zmwwoﬁwmm 231 ABNIBAVVELS
FOVITRO2 w507 TSVED U338 GIAVI 1 OBV | VIONIS SUSORDVRVIED g~ N HRGiE- 68 TEWE §F = WoE - &
T8 SALYN = IOT NOING DRIOT0R AITNEID ATV z = = i u i
9T SI0S Wil SNS INVIS -;f_‘nvm T3TT VIEY V101~ DRUNY 1d BEHS
LEE LRI SOTRARYITW RO ¢ aied wrnu.m_,oo«. < TE7AITRa M T IIWOOE TRV JUD A8 USISIN05E SV ESI0aES
T NTSED | TEAITIOR
IOV 7 SEEM0 ANTY TV NOSUEISY VinoeSUaINyZ | ITTVA SovLUESH ] 18 8 T SOOLE - 5 3 . TR e SoSEL Lne3
'adS IAIVN BEEERe S VLI 3P P00 L5A T0d) SESMDT S9CL w0 d T1Ea VOINDSVT XVGALS
ERLReE] VISV o1 VIINIQVEV S| | SEEROTE SHORENS VORIV SEIIEVA VT IONS YA
] AWTHIVINY 1 SoLZEvAeson| [ QInov=id FVIENTOH VNIOLLSYS SV i3a SNNcavy |
IRNVISISaH Hom0Ea ~ WIWIu3D A0avh ATZIHS0B00SRA nikedoo | | SHERAD 3 TESEWO WO¥ GOCRDYT HE ¥Nig TNOLVS. VaNoA ST E0s
a5 FAIIN STRNRNN a0 VAT SOTARSRISOIO8Y BIOTO00 AN ONE3S ISR ST ST UFA v B30V
TRET ST IR0 UL} = GA6% J { @ W0t (97 - 50% SEIACUS GRNUED ] 5 IVIRNSE3d | ] SE3EL
SINIGRROD AL Erdy YN 7! YN VL ~SINIANOD Ve 275 TATN MO0 IRVN WOINVA0S

P
ol
"
2
s
5
: oz
s 2 >
£ ez
i1 =7
E T
i .i%~
= £
if 3:EO
§8 872
&EF e =
L P35~
88 3g=r

wossa|q 38UrIo HooW

SYIAOD ANNOYD / STVINNIEId

NIWIDIS - SANYUHS

CaWE" TWC 08§ 2 hTwo

Cito-2ZoE 052

R
28
=
I
g2 @ -
cf D O
fo I o3
f: OO
£ 9
g

g

JPagRN|g, rafuripAy

JUBDINA, EljouSeRy

ajdew aseuede(

DNISSYW - SaNyHS




O —

s
FrreT Few iiﬁwmu oz sEes
bl Ll }o84S SINIDON & NVId 31IS
& s N Pt e
NYId A3 % 3LIS s & = rr—. = — 4, 3 ey
: < P e &
ey _ P = T T =TT < k)
i ¢ — ]
4 ¥ ¥ € _
H hl aon ey
i | el | — |
|J 2 ety bomeced .mnl - i
"o} - 47V I RONIMVED [ 3
DNIQUNE T1IW3L L
-say epduny Buam o m
!
T e A
» i)

pIBAUNeY

Bui sap

=

1

VIIdONY "LS INNOIW

PAUYIPR] SUIAIT JOTUIS

Rurgeomnury

RN

1# Buipiing

nrm wa o G

HHHHBRE
§§§ E i
I
HHHHER
HE
jﬁ\x"—w

@

&
i
i
N

P RTRTR,  P'IVD - 0ZY'D EDNIMYED
. ONIIING AIZTHIUVP

E-,“ (e ousxa

el g of
gy

ebuy g A

SSSTUNYR

BRIV

INVLINGNGD

wE

o
S nere g tenas iy B b e
"Pif 4nldalyoe

Aeay

=T

A

T

HH £
Al
We LR
i1,
FH % g
B e
EH g
Hile
SONVY OlIWAI0 0L HOQIHEOD MIIA "‘)
El

U - AT LHONY _—

dnoigy poosioN
2
SaIMUSA N

Lans

'8 ELOPIA &
‘oAY BSPING 6Z6CL6 @

eppbuy 15 junow

ADErcud

BnuUsAY Jepng




RAAY ———_—."
0 o o v s oy o FISELEEE |
A5 S QU LSS 30RO T1 Deruass o S S )
S102 15990 sncws o o NS RERETEMISION N T oauora BSESARO R A roalor st B DY)
WOMAYHO 5 U HLIM NOUDNONHSD M U251 70 O SHOLYDIED3S o4, OI Madow 1b ASOMM T TE M4
PV ORI B AS DEIDI0R SV S LIVLIY INSNGTIO8 A, LS ONY BAOPGN “0) Y LP G ONY B TYORLI TS ENLLERG TN 45 DEOSd T S €
STMHAAOT MO, ONY WL S5V STORTH TUL IAMA LSAVD TIR/OMIE % SO0 TEINYHDIT 2351 536 SNLYZM ONY SYOIVCVY JAOREN T
YTy ITXCY SUBR AVl TV SO TIMASOAR ISV T 3r0ray ¥ TGRS O O BOOE L O DAY ©
GRON SY DMEN MM GV T 98 O ONENITHI ONY SZTLIXLY EMESTE T SAOTGN % 3t S PRIV NNGLLOe: YO TENIYLIY FY TITI0 TTDOTALYD Sarvs HM TRAORIN FAOLSTIV ..o}
or il SR e TR NI v PR ST 3 e TN 30 0L SUv D13 SO TN TP s arivil Taros e ed Dot 1 £
o MEn o LR TG - STIVM Dte50E S
SNY1d OW3G SO RS ¥ ORISR TR0
NOLLVHO1S3H
JO3T0D
e /
bl (VTS BOOT utHY i
NOOTS ANOIIS At
i
\
P ey smmmmany
=2 Rt
= ) |
o V4 H
o} i i
[t i i
=~ 1 i
o] i i -
= A\ . 3
) - ] FTRFF
H H = i 1
ﬂl H H R I / T:
B e |
< |
= 0 ‘
= | S A
ol | J =i
LE £t
i
= i
H
> i
2 =
j]
a0 &
e et
[T Rttt il
josry S
T ;
0 V
[P e ————r—
= i o 7 o1
- (MTTES MRSV JA0] CTYT DYH S 04 <10y
b ro ot iy e | 5 A
e 000 TS aw AV T | ¥ HOOT ONAONS ;
] o v S o | © i
FRAC WS JASSTIRSNTE DABITRN | WYH AN | T "
o omswans o v | 5 - P [Faaessss
- ] TITTTN SETIIIIN i I
= Lo A ] ~Z S O Oe | USRI NI | ]
\.\1\ o oi T PR er sl awomumeniTel 1
SINGANWOD Y s SomE  mmAml
{ . 1 1 ] f F
i Iy £1 e ==
120 MNP ElEE newe “» X T
IS 3NN 1B S 200L TP ST f/ \
ElE2IY T i A ESReEE
i1 I3 ; ._ :/.“ .:"
i S L dL e T
AMYLINSNOD i I 7
it N H s b/
- 1! '~ 1l ~d
e S8 e teent 103y 1 g=mmbt]
| “PY B4N10S1IY DT J; bl T ="
i H.. .. !
“ e | s
H
]
I3
1
1,

7 >
s ~ Qe 23 oL TN o
o Aeay { — . s DYz sinm
) i i s FRIESI T Pryvariy
H i horaumosg == cancrem
1 R = hurmnaca |
H 1 I -
H
W O -

SRR e

i . i !
zmmal o L/
A e Iy
Hitl
S ~LORUKIEY P —— Yozzzz=x]

dnaug) poosiop
ki

SBUNJUBA I
FI=h )

"0°8 BUOPIA
“any BBpInG 62616

epabuy ) Junop

AJ310ud




O OV SO TN St RO T €
N 5 S s Pt iy SRR TSy £ Towvonsesay R
OPV'IN g - OUIES SO Nae o T LN B B8 L 00 e e |
P o T T+
aLzi0eg .
siad omecon [ 1 [N~
BT v P - e :
o e SN Mo ST TR _U !ivl.iahﬂw..ﬂ de.w...ﬁn:.n. ==
DHRLMGA WOE YD TTOM Dianiiendad e e
SNV 1d ONZd - s - ST BRRS =
%.% e ST STremonusH —
NOILVYHOLS3Y SEION WEINIS Y ORSIS TROUVATRIS
39371100
[

oG oNfous \ *

VI OL

SHVH GrlLSiXa

"Pauyepay] “SUIAIT J0IUVG
VI3ONY "1S INNOWN

I
1l
1
T

D T ey p=ry ay Q m
ruc i) Enaatn O AR | L ¥ t
[LACTS ominae Wl s e od e |y 200,500 i
b e o o3y T . i
Ledihd | WOOO TIVWYT ORY UvD 7 | 9 “
b o] s s | = L
IECUNY  NOISSHISNS DIWOTRY 1 o T AR | T |“
bl | HOISSNTENS DHINDTI { vy i) o
e —— m
SINZNINOD H

Wn!uu: ﬁm.:hkn_nan

m“mohd

ANYLINSN
bl R TR e vee
N T s
H TPy 24mdajiyose
A Aeay

dnoig poomion

2
saInusA |
Axan

"0"g BUORIA
"aAy HOPING 6Z6-€16

e@buy ) Junow

ADTroud




Py N snn

810220790
caumaxva

OLrL KGIL RO £
wor Fvor

SNY'1d ON3Y

NOLLHOLS T
F937T00

Tu i

VIA9NY 1S INNOW

PRULPPIY “SUIAIT JOIUIS

o Ea
STIVM 9T M QY EMOOHUA GHNONY SEIDOML TIYM OL NOUV TSN TVASH  ©

o SRR Tl S T Tevoaziane EEEE
HOULDTUIEN S1314-OY N34 5 ST IYLSTE Su 38 i SWOS oG GOOM 1 "

iy Tmomnone Tk IR
pisliniind e
aworw 1} ook NSNS
N

e [ ] s SETIEE
s BTN =3

IGA WL YD IO (=]

z s
PR ¢ i R |
HYd sSTvG. STV BAUSHG  —
FEION WHERI0 ¥ URITS TROAVAORIS

o

I o
o

I P e ppy
|ascrzem] T
[Eoraa, s Wl a2res Sree e e v
b st sy LT3 T |
waier U000 FVIYD ONVRLYD A | ¥
o som} 0 EOVD SomBAT A | %
PO ORI RO 11 TR | T
s 7 HoGSwIens oozl ant | 3 |
smacim | =
SINZNWOD

...................

..s o i
muf& DU FOEieIA [ressk 41eg P oy RO
w “p1} eamiv3ifyoie

Aeoy
=N

SUD~IOFLHINY

dnoug) poomson

?
SaINJUBA A
Piicis=)

"0°@ BLOPIA
“aAY BOPING 6Z6-EL6

ejebuy 15 Junow

io3roud

HOTCL B
vroay

e

HOGY BNIATY

L=

==

B—

tarty
hoGwa3a

o

1




18 0NV EMOGHUN QNN SSROOML THM S OV T T 'S
. " 5 o O BT St Tt z TI NORRLM NI

YV IN aws - sz 102, S e S S TS PGSR 3
R SRUOK™GRD T O M - v LYY M
810020 190 J— S DA TV, G MY
) omoes | LTSS ——
il ' Ny RuY TS
o wor Eaid D s« STre0n SRS
o v o
) © T ST St

. "W
SNV1d ONTY [T e
2 - i
NOILVHOLSTH ! SXION YRI5 YORI DS TROUVAORST
3937102 .
o

> TOOL s A ¥ V
/\

PoULepay “SulAr] 101Uag
VIdONY "1S LINNOW

I M g ey [
sczian] s Y

W Ry
e O |
mvive] w000 Sonn e awvo R
= 3o T Y T3

|
|

see sMn D EEIe HEwe
IS RN 1251 J00L TR

BIROIY @

AHYLINSNOD
T _—_ T T3t #52 woum
T o ST e e e
TPH Sami2luyne
Aeay
MOTIR OL R0
-

1.

dUD~ ASTIMANY

dnoigy poomiopn

; A
SaIMUBA (N
Eng /\\
0’8 BLOPIA
BAY PSPING 626-C L6

efabuy 15 Junow

A53royd




0sY'IN s

BirLpziL Halone
wmor s

SNOILVATZ

NOLLYHOLS 3
3937100

T i

VTA9ONY "1S LNNOW

‘pau HQPQH 'B‘LI}AE’T 10TU2Y

STVHONH TIILS SSTIMVLE MIN1T
SYIYLS ONOD LSYI NAN O

NMOHE EY ML TY NOLONY LENOD TYHIDRO J0 NOIXODS SL 81
“NIVYEH 01 NOLLOMMLENTS YD) 40 NOUIDE GiHL 21
ANV “CTHOOTY SV SMOTNM URIETY L1

Al

3dVOSH Ik VLN BAOKR Bl
ANOHDNOSL WY GNOCH .F ¥IN ¥
MBMOL NO JO0Y TIONHE Ty Qv 31 TH
TAUNULINULS ¥3d TIZHBV.LS SASNTHD T
W130 01 LUNETY BACTIAN. QY HIMHOQ 11
Q00O OV 00K “TINOWTY ¥IreIO0 Dk
ONH YOO JADIEY LON 0 "BRILYOD KoLV
O YO0 IMHEVIS HUOKIINE LV INIOE HSV14 "0005 30V
SLNIAZII ¥3HI0 ONv STITH0D NO SONLVOD ORBIMAIEYIT B

STUNTIO0U OHY UYLHON HERINGD
SONNOMINS MOQMIM, Qe ETHE UIMON bveSl T

ity ELrS

TVHIDRIO HALYM 0L GFEINDTE S¥ Wk TNV VIS SRNETY 9

U s

TBAN0IN Y $TVING TELSM LS3HS 3 ONY 38 ¥

OO FTOMKE WWORD 14 MIN T

TCNIA TIHO LOMLENOTI NORLYAS T MLEON HO HBNNOA 24003 T
aco8 Y Do +
NUOM NOLYNOLSIM VORIZLE 40 34635

29INI0T YBONY

eznmo]  fuavet- exmcinim Jrn o o s | &

e s o e | £
T o s G o e |y
Yo ron) e T R A | g
T T
o s T3 SOVES AT T | T
P i DomEa v T | T
[P worssmens ooz (e |

] o | ]

SINTHNOD
nies eye ewa

= uuﬂux IR

BlB2IYE

ANVIINSNDD

E e 5% o3 7 B v
1 (AR ]

Aeay

SHD - IDMOUY

dnoigy poorioN

k)
SUNUBA A
ANEnD

Q"8 BUOPIA
8AY 8PINg 6Z6-E16

ejabiuy 1 1unoW

1D3roNd

VNI OL TIVM
FORIE TYNIDIHO 20 NOLZIOD O T

NI DL TIVA
SOMG Z36} O NOLNOA Ml

ONY GIADNGH 38 0L 1TVM IR JO IHvd

\L\

HOUYTTS 153m




LSY'IN s

8102 2000

e nva

BiFi-YZiL RION §¥
g Iror

SNOILVYA3TE

NOLLVYOLSTY
39371100

T sy

V1dONY "1S LNNOW

“paulepay “Sulary 101U19G

SAVHONYH TIILE SETHAVLS MIN L2
SHIVLS DNOD 16VT WIN DL
NMOHE 6¥ (ERELTY NOLLDNY LENOD TYNIORIO 0 HOLOSS SIHL 81
"MIVINTY B) NOUDANAENOD TSR0 20 NOILSSS &ML 8
ANIYZ ‘OFUNOTY BY SMOUMIM DXNETH . 11
HIYAE UV ONY NOLLIOTY HYZY LOMYIBNCISO 9
5dYDS 3UL VAN IAONTS Bt
JNOHONOYRL W GNOOH + WA T
UINOLNO SO0 TIONIHE T T 3m TH
THOUONHLS Y3 GRZINEVLE BAINMID T)
VLI 01 LUNETY BTN ONY UBIIOG 1§
GODD VI 00K "TZAQHER WIIOS O

DNUYOD IADM3H LON 00 'DNUYOD LY

oL H L1V 2NIOf HSYd

SN ST QUEYE B

SAUATI0UL OHY YYAHON MULINGS
¥

MO

]

BUINDTITI IALUVHOUIQ WL LIIHS T ONY Ty &

TYNIDRSO HOLVIY 0L "TIINOSY BY VAN ONY ¥ELING Q¥NE3Y 3
EROILYIAIIIIE HVLHON QL ‘TIHINSTY BY MYLNON Mvw3H 5

USUNDI 6¥ STVIMS TELBN LIIHS Fu ONY 3Y >

. A00Y TTOMME YVUST 1d MAN T

AMOGNIM TR LONHLSNCDTY NOUYAT TS HIMON NO MBIYOT JAONSY ¢
000D TIem "TMC0 204 t
IO NOULYHOLEH VOWRIXS 40 54005

BITIOS VEONY

hawmo]  Burved- mowiis yore 2o 413 | 1
iraen] P e o 1

LA CHLT] S Wt YT 15 |y
P s o Y W3 | g
marer] 9000 FIvvD e v | v
s o 0 33040 FONGAT 7 | T
WA “HOISSITIONE R e 1o | T
rae WSS SNOTIH v | 1 |
X s | w

SINFWNOD

198 KRGS TR e ws
IS 30 125 ] LRSI

BIBOIY R

ANYLINSNOD
T
e e iy
*Pil 2in1oa3iyose
Aeay

HHW,’
D,
LN

SEI - IDAUHSUY

dnoigy poomion

ks
sainjuep
Lara

"0°g BUOPIA
oAy JBPING 626-C16

epbuy 35 Junow

103roNd




0SY'IN o

8L 207190
@israzva
[Ioer=Y oS . \
= - . HAVEDOLOHA 9281 NOUI / -
STVLIA ¥ SNOILOIS IVINI ONY MOUNIM T340 20 TIvI2a / MOQNT IO
NOLLYNOI ST \ =
93100 I ]

i sowm

i
OLDE 3OV OB LNFDHOY 1k L

e

0¥ TVIE
EPITLS ZPNTRS. CREYID N

“ShozanwOoNal |
: | 3
m STRHvE 305 QR %%M v R 3
G
{1

o oam e

PauyaPay SUIAI] J0IUAG
VIADNY 1S LNNOW

A H3WH0g NATHWEOO
=Tl > /
- -~ g
e . - \
e |- \ LHESYS
4 L - SAO0HIM 70 QPSR
., - “ \ V4 G OooN
™, e =
“ - .
N N
i \ S

ST2tve 338 Gy
200k Vs
Srwreess I RIVOS R
e — \\
tsam] o e A G | L /
in T s W o S A 798 | 3
e For] s Y 2 TN | 5 _—
e #0003 v Lo | 7 e
o 1y 70 Fonen TIVERAY SN | T -
FEse e e o | T .
SR oo ooz Ten | i | |
ol wm i | -
SINTWNCD i
BIEdIvE
BlE2iy @ §
ARYVLINSNOD o
T e on

E me ras o0 ST 1103 13 sorag

=
e e
P FINIBBYLOIE

Aeeyj

T -
H

YD - LIORLHIEY

dnoigy poossoN
ki
SaINjUsA JIN
ANSTIY

08 BUOPIA
‘BN J2PING 626-CL6

efabuy 35 Junow

193roud




0'ev'O - S
qom i et e oSS S T S L %
a2 0 00 o sl Ak T o N RO SO MG EAY ¥ e S0y T SIS A s 0 gvas ©
asumansa S R A D A oy 4 T o DAL PN B SO0t Fxmio% Uac0 01 B
HERLE ST e P T | oo ML sy ORIy TR LA S e .
o Tgioo &0 Fulens Sy o o e e IR SR o oS » oy S SR, Ganomeau e 0 s £
o vor o PO G B ey w5 LA H L G T e ST eEa R e B i i S TR T B T T e Lo 4 smesparonivs o i ==
o TG erm S PTG - STV Dea1ST B UW%/J
SNYId OW3a : >
NOLLYHOLSTY Iﬁﬁmm.@
JON3AISTY J434LHVO TEATTNIVN
UL LB
AT PIEstY £8 81
e =
o
Z 0 -
—
voreas
o o 2 S S S
3 = [sahns g rind e
. <
L o]
— 3 o
- H & -
<. g T R I pre= e A
o Qw ¥ SN IO H oasEzszer
o ar . ¢ SAUONINENID OL M | lﬁ H ERRON TGNID H
) — 2 e Aonm3 Bnorn - S TEIES H .
. - X e H ol
% x H Py
e FILON TN B SILON TUIHID e i
V.U V iz e et i s
o = PR S : J s
SN TN AT o H H -
Q. = 3 At h o 5
e 9 o H
o] o smoni H
jancy m m — g a
o) - 5
WI - = %
e il & DR SAUIDM TewaNgs | 3!
0 i g v | 3
T V 2 N I e L e U 1 L
g s safﬁ
- I =
e ey =T N
o] o o T | ¢ 3
M R e P T~y 5 5 o
e som] e 7y o AN | T — -
1A Awr] MOOU FTVHYD O 2UvD | v | —
T [P A — R
Rl WSS DMANIZIR ] e Al | 7 m z
T s T =T ¢ d
o o
(=
SINZNHCD Dr.lul E
ieE tniai @ Eyzase gew * = TEINNED JON FSO0H DMLSTE CL 55007
IS SN $251 LELSITDST 2
BRIV D — H
2NVLINSNOD «
&
S . 1
T o e e vy B B
“Pl} BAN]DBYDIE
B Aeay E
E b
i y L4
S22 " Foy
ERe "
i 2 7
N 3
XD+ LORLHOUY R
y — &
dnoJig) poomson o
“@
hd H
SaIUaA IN ol o
ANITD
0’8 BLONIA
AV N2pINg 626-€1L6 =3
N—UM:( Mm HF—:QE 5 oL Zh &5
AJ3rowd




o yros "BHOLNYINDIO0 OL ROTI F6TRE MO S N3 OHY ITTL T 7 PWTED Frersa T TR F0 OLIRI 13 SRMTION T GHY SHITAL SU000 TR OO0 T 1 yery vl TvmANG 5 Glnihels 32 04 - STVRL SIS [}

L'EV'O -
HOUNDLEDS SATNID L ALARZZS 3c8nDu 01

DHAON Y L/ LS DU JSTHIIVED SR A DAL R SN0 T Lo IOVE §

LR 1000 "FOMM Y 3ERH] M HOUDNEFHOS Y OS] 34 U1 SHOLLY X KOS SHLOL Moa3h 0 SHOUVONNOS NI N 2SR VOJ VOIS
STRIECY L AT TDFAG B SLTIUNY UGS MY BUDLS Y JACITI L Y SANYD LS, T3AONEM 3 01 TTYSA HOKL YONNOS DS 16 WL Doty SMORAM € .
e SIS MOOTA, o ] S0 L0 3 L e e T SOTIEH O D S Gy SO0 VO3 03 Wi Oy S0 W) IS NOST O3 R
(3N i B30Ty 3 D) oxprrine D S DI T SAOTd 3 ORIV I KON ALY DU e T s RO e
Crraereny DTN X HOH IS TGS O Eak 30 werrind LOw 53 IO (oY CaVHEVory 28 RS TS oy Gery 2008 3 O SNOLOTMIS g

@M SV x il o2 oy L FAD M W

SNYTd OW3Q

NOLLYHOLSTY
IONIAISTY ummm._&.(o

TIRETANOD2S

L4

g SLTLES By
EUON DG ==
ol EE

Z8

paugepay Suary doweg
VI1ZONY 1S LNNOW

bat
e

80

B

1PN SR D Eyra ews
IS 20NN 125 £ LOELTAPTSL

ER

B1EJIYE

IHYLINSNOD

H: T T T o vewn
Hincasn 03 3uatin toang 1sd yiimm ne
“pl} @4ninaiiysie

g 241

& Aeay

dYD ~ IOZLHOHY

dnougy pooaon

ki L ]
sainjuaA |
ANZTD

078 BUOPIA
‘BAY [9pINg 6Z6-C16

epabuy 1 Junow

A33roud

oy




TAMEYTIZN U N

oA s oo sroom o spsca e BRI ¢ . ¥
0 .V( O v CATIVISNCIY MDY, T T, =X
A NOLLOMCLSN SADZLNONY W S OF 11150 2 78 04 SHHOD T GO0, 1
815210 PO )
SR H i " u
DirL=»TIL NMOHS SY b
o o Ediid 13 & ¥
2]

NV1d H001d ¥3MOT

NOLLVHOLSHY
JFONIAISIY mmmm._.wm.(o

bhsg

VTdONY 1S AINNOW

- -G -
PRUGapPay] "SUIATT J01U2G

ocan) i o T

R S Y w3 e = 7

o 7 S e

] 000 o O LTS T 2

S o] s

P TS e T

S o e | L]

SINTHNOD
umuuga:bnﬁnviﬁ
RIBDIV
JNYLINSNOD
Sy Teens TSI
H U: m\::uu« : gn
i) Aeay —
)
=
2N
aas
T,
4D~ 1OZUHDHY N
dnois) peosioN
2
SaINUSA N b > 3NN ALHHOY
aEna
"D°g BLOPIA
BAY §3pIng 676-E1L6
epebuy 38 JUNOW

1ozroud




L'PYO v

BT L0 w0
A

QzON SY
inr s

NY1d J00™d NIViY

NOLLYHOLSTIN
JONIAISTH muwm.p:m%o

DAY S Ok

STIVM rZ M CMY SO0 OO S5O Tovi Of NIV IR T T
TV DY MOGHw TR G LS SU MO © vt ey
POULIONLE 15 T U 5 L1 S B8 O WD TR SO
P B S——
S TS DL TTON G N
ol STIVA MORLYONNO UTIHGD pan
- oot
I 4+ STV, SERISEE
e TSRO w03
PN O ¥R T =] o
Y s s TR
wsra &) =

LR

Ppauyepay “Suiary Jowog
VTIAONY "1S LNNOW

jprm] 5 JR. 0 VT
[OACH] S wrel G Y1 7 4 A
b s s wre 2 W A

ks g T3 PO TDGAY VI
WS NOISSIIE DRz { v 7S
fove NSNS SNNOTI 9.
souacen | w
SANIWNOD

amvnﬂvz.am:bﬂ..n dﬂ«

B1BIIYH

ARVLINSND:

e e
uy U: 5 3 ajlyaie

i Aeay
52

w

N

I,

B3~ LITUHONY

dnoug) pooson
ki
SRINJUBA JA
BL cizn]

"0'8 BUOPIA
BAY 1SpING 6Z6-EL6
ejabuy 15 junow

A33roud

Y1 :

5T

BNIT ALE3d0Nd




[A4 A¢] -

810220100
mumvuva

WON Y
o e

NV1d 40074 ¥3ddn

NOLLYHO1S3Y
JONZAISTY n_u_mm._.am..qo

DI S s
STV #XT M ONY SHOOHRM DITONY SSIRDIMIL Thvin OL NI INEH TNISA T

paugapay] “Sutary Jomeg
VIIONY "LS LNNOW

o] | Dnkym- ewmininss e el e |
tvez o) R0 e G T | 2
o] s el a7t e 2 4 |y
iom 5] e LIy 20 % Y |
neser]  VOOQITYEYD THVILYD AN | ¥
e xome TIG VWD EVGAY N | T
e s T prTirry iy
rna ozt HOESYTINS BT e | 3 |

o] uv revmim | w

SININHOD

ese pEvis
S o §~Ed¥dﬂ

B1R2IY T

ARVLIINSHOD
T Ew

oo ST eesis 1T e
W TPl simioayiyaie
2 Aeasy
Y
._I.HW
namen:
HETEN

SH3~ LOZUHINY

dnoug) poomioN

2
SBINJUBA [N
NI

"0'g BUOPIA
"oAY §oping 625-C16

erebuy 15 Junopw

1D3rOHd

e spens o ETXREITR + I e
o SRS ST 1
e B T |
A wrutsme. ey T
IO ] ETIVM MOV BUFEONTD I s -
o o
R I s s STHEEERS
- e = 7
DMUNRA WO ovD THm o
e T L S ] 5. -
msismos @ e T3 TIATTANODIS
EAON VEIRED ¥ UNSDTTROLVADNSE,
i1
) g oo _ e
DNCINE VLS i.uz

1T




R =
Wz
0'ev'o - (UCINBOIS] RN O 13 LA LN e - oI e
0% 10D YIBNIA BNOLF L1 WelZ

{¥=ais
= NOLLYAS S HINOS
ava FBNvS CEZYTO /4 NZLEAS DHIRYE WONIYOTY b D 1
HEINES TRAVIS GV ‘DMESYIS TeLI FL kol
SUFL- v o ey 1 .
nmor Pl STINY INCLETNITIVONAL b ]

i
iy |

O31RIVE BIVD TININITIY WS TV, %00 8

ANGITYE ZLISMIOF HO4 WY ONY ELTDM0L RONATTY T ; —: e _= _:
SNOILYAZT3 CTANIV 'SIOTNM 10 OMSHL GV PN = _ : = __ :
ORLNIVY SHOON."IS DMIZHL SHVYS COOM Dh _«l L
3ONSQISEY Hselvo ORI SeE 0 ¢ fesimnp gl gy -
T e CLHSIN FIONING ML 03 21YTOMIOITY nse'se : \
O1 NMOHS 5Y ¥34.0L DRSS ONZLXE 3 S
WA ONNOY MO SHBIIND ¥ MIN L 7 i
HO0H INYKENTP NO HIBQL KN %
TRIDNYLIENOITY BAINMEHD 5 m :—
ANPIY A 2
\OVU W RNV TR GOOM 3R ONY 3 ¢ w __
— O TIMYS STIONHS TIVM VIO 2 OV 3R T w
=. 400U TTONHE SEvIRFURS | s oy
o o MMM NOILYHOLSTY HOIRIXE 40 Fd00S i g
3 5 3
.ﬁll..l N 3INAIHOS HSINIG m
< H
—. S
—
Mod
g0 =4
o
R =
CR )
=
= _ﬂ-m 1
q]
(a8 V
;/. .
e DELIIVIS
= NOUVAZT3 153M
13020 Doy mosus e et 1 vy |t NOUDMAISNOD MK FONITEI OHLSDT
pr— e e e T | 2 e . .
AT |3 Mo SV Y 4 TN | g
Yo i 27w 2 v |
L) OO0 VYD O YDA |
e g D aEToEAY vaN | ¥ mh n
e | T
e e e T A e e | i) vullil’
- [ 3] == g
uve o C _ | ﬂcﬂjy]lo_uu!r lzwﬂ
SINZWYOD e ———— —
25 St s e e
Biediv @ =
. .
ARVLIINSNOD B2
1.
Howhan 08 Foveh veons 103§ o e I
nw "Piy 94niDalyose t —
:\ Keoy =

=N

LN
Hih

Y~ LKoY

dnozs) pooaon e
2
sammuaA |W @

ANz

0’8 BUOPIA
"8/ ROPIDY 6Z6-E1L6

erebuy 35 junopw

1o3roud




L°8Y'0 -

€0z L0
nurunv

airi- it QION SV

wwor s

SNO{LVATTI

NOLLY¥OLS3Y
JON3QIs3Y mn_mm:.mﬂm.

PRUYIpaY "SUIAIT J0TUIg

VTdONY "1S INNOW

vvnanonik@
Nz

N a2 S esauzssszasiec b I nmﬁuﬁnﬁu_;ﬂum_.a

IEENRNN SRR RN ERR AN
NN}

RN EREEN NNNE] TiT

[RENERERNAL]

LT

Blwel]

I

B1ediy g

ANVLINSNOD

~ T o e
TU I rah 1eAsis sa i o T
“pl} einioetiyade

Aeay

@O By Wavinis o e v g |8
i [yt
[ATROA Sy K ST SV e AT
sl | SRID Oy 08 SN | g FANCTICN MROYE ) MEINRA XORE 1)
R T
o am] N5 30 wovwany v | ¥ - o
r= T 2 HSIH TG YR DNIHEVYS VAT 5!
8 T, Horsans DeneS et |
-l ST 3H0LEINTI YONAL T3
] e p—
TRUNIYA RLYD PONIETTY WD TV XORE 11
SINSWWOD ANCDWE ALUIINF MO W2 DAY S1T0%d HIRIATY 20

CEINVe! SMOTN{M IO ONMIHL TNV RNMAITTY 1
TRUNY "THOOIM 1O ORURHL SV GOOM DL
9348 O ¥OIC 'HEMI HEYD 319634 TOONIS €
XM TIONHE UYIS 10 21voOOY
02 NAOHS 5 3MAL DALLSTXS ONIIX3 D
TAY ONNOY 2D SURLEND W MIN L
HOOH BNVHBIVIN HO HDHOL MEN 9
DRUIUISNODF SIINNHD §
LNIV <3N T2MNDTU SY SHOOMM STV COOM HIVATH ¥
LMV VUL DOOM R ONVERS T
TNV SIS TIVIA YD B OV T
SOOHNTONME SSVIOANE )
HHOM NOUYHOLSZ YOINAIXT 40 3d00S

FINA3HOS HSINII

<UD~ ADIUHTEY

dnosg poomion

2
SUNJUBA JIN
ANSTID

0’8 BUOIA
oMY HBpINg 626716

ejebuy 15 unow

Aozrodd

L mnpmes
WIS

(g oy
We'ST

057 VDS
NOUVASTR 15V




051 915 A H V
F-NOLD3S
09y D -

810z 2090

L)
CUON SV

- n senron

g s Wz *
== == 2 fe 12 pam mon o,
WeT
SNOLLO3S L L

NOLLYHOLS3Y
FONAQISTY n_u_mm._.smu«o

(2ae1 531} ATY ey 7.3
WSEST

g

ot
L
A

n.ﬁJv:auum
BT >

pauyapay] "SUIAIT J0IUIS
YVI1Ed9ONY 1S LNNOW
L
H__
L

: p oSt
: : - ¥*NOUI3S
LA e Yo ¥ Y oy | g

apagens VD R ZEAT AR | X Yyaz " _| 3 z

ﬂucu.ﬂ 1) ATy saveery ' |
[ ST o | ) | WEZ S0 NN mw
] v vy P PHEL

SINDHNOD K W

Lo |
yeu SHjwL O Eitr gzws
w YO 12000 IS

BIBOIY
—————eeerrmm ecgu._ﬁ:vs.ﬂz

AHYLINSNOD. WSE'ST

;
H
, :
| |
| —
OcC_— 30—
|
|
}
B
g\

)
0

o nE TR Al
‘Pl |injoLilysse

Aeoay

Wy; : - : N = | \

duD - 1OTUNDHY g /
dnougy pooauoN
d

]

ki 2
SaIMUBA [IN
piciye]
"0'g BUOPIA 1 r
"PAY BBpING 6Z6E16 -
epsbuy 1 Junow

103roNd




g

51% L0190
s uva

_________ TN SY

Fvoe

SNY1d OW33

NOLLVMOLS3Y
IONIAIS3E I1dN3L

XL DLLIRS SAPNMO OF LINDE ROVAOY

SHOUVONNOS IS¢ M 2504 MO TTWUS

.
o o s s o SEEBIPE SOOI U s s concrysg e o yETIRIS BB B T

0
SORUAYIKI O Hiw NOLOSNITNGD NS 70 QL SROLLYoAMSs 2 OF 623

T3
ETESCHY L0 CLIDI0 S ELY ALY onings U S e G

SPIEEACS MOTRH O P v A0 T T [ANes T Gromise
MUl CITO 20

DGO 7O MO WNI0S O} WOTe TTLRYISIO 100 68
gygﬂiﬂﬂ!xﬂﬁ%uﬁﬁﬁ?ﬁﬁgaﬁ

NORYTIELIN LOTIMTY Hilth IASHTS DHILITSI 01 ¥00IS TARHID TUNATSG  §

i
NIRRT OE SZUMLXG] DNISHA Trv IR0 8

é
g
£
12
;
:
";
§
2
:

SN MEER

)

Canowns a9 0L ST £2107T)

3
U Mmoo o Gt 1L ST PG

TR ULST HTTG  STIVM P S

‘Pauyepay SUIAIT 101UAg

VIHONY 1S LNNOW

o o] By incs e ot ey
oy s g T
AR SR ] TT DN S A
b 2] s oy
waiv U000 vV O Bivo v
Imard ot v et v
RN RORSSrS R DR 1 40 Al
e T
e iy

SINTHROD
1#v snje Srieae rews
1S REROW 1T LRLCVTTRE
ARVIINSROD
T B
mn&.i’

5% Wainin jeesis 1ng Fin sy MG
.V Pl s4nIsalydIE

Aeoy
=)

&2 LOFLHINY

dnoug poomon

2
saimus A IW
AEns

"O°g BUORIA
"OAY WRRING 626-E1LB

ejpbuy jg Junow

123r0ud

==
TEATT NIYW AHU
e SRUCH PGS
Py
SERUONTUIED G W35
T T oL A
e $2108 Tranzn
OLWRE
smwnwad
(N SOnETIG NS AOTEDE
&0 b ]
P W b Y
SOMAYNO0 OGN I 5 Trvm ~N w 4
sl mm ey | & :
™ ZLON NI dd 5 TS
oy SMOOHM-
SHOULYTHOOE
MIN NO S DNITRNG UL CROAGY 39 DL Suas
T O e MO SRLSOE
£ 59

g

LIRLMONY AS CRLIZNO 67 SV TIY SAYE

“DHRYITSI 52033 DHITHYY
QO SUIYLS DML GUODTM ONY RWASYIT

L Z

@
’ \},m )
78 SALON TAISIRY" | T
QU ek Lmue}
L2 SR PGS
Rttt
{ 18 vesmionmaan
P
=
g
2
-
5
|
4 PR e
H H i <2 OL B
i jeimemmern 0 s
H H ﬂ N w.
5
i
4
Sa L8 Edd JLL




L'evl o

BUR L0 WO

et

UON SY

wor Tvos
SNV1d OW3a
NOLLYHOLSTY

JONIqISTY m_._n*Szm._.

“HOLYDLIDJS SIMINAD S ALNICRE JOIACN4 1t
DT DAY LA UL DHAING LOYMINTS SHL AD OL2YENT ESNNAD TN Lod10u8 DF
TIMIAYIA ECFHL Muke MOUDNINOS 11 DTS 58 01 SHOU YIXO3as JHL D Wi &
ATRLIDTY L AR TSI SV ELSALY NIV KM, INOLE ONY SAONGE )
SONAEADD MOINK, O

“PHGUCOTI YO NGHZ G 01 WOTia N LUNMSI0 10N 00

“TIOVCEG ONw CTUNSYPA 37 HVD AZNHIS DNLLSIXE IVI: OF G 10MY Ot 00
MOV TS SN0 LN PRI DT LN G WORG S HTHD T iId 'S

w
SV MAREN VI TARA USAVO T SAOTGY L
TN e e O S ey EU BN T ionas

“SHOLLVONNGH JATM 1 3TV IV WOJ TENALT
O BYYD MU, EINOHEY 3T 01TV NGLLYINNOS SMAISIGE WPt Cefy SMOCRIM,
SROLLYSISE CY SOMMYAS TNOWDR T OI U343y ONY eI IISon
TAOMLOTTR 4 I MJ AW DHRMHONTYE DORLTS O HOLIONTD e §
LSRN0 TYIRLST S Wi

KGR O ST TS DTS TR £ S B DR
SEAGE Moo Seos s g Sisusalisw Sl lnowe TAonaN oL 2T
N B e e oy S SR 0 cwosawaoumw DI
GAROTRY 3% B Y D18 ENTTON T e v VOO TreAOOOM TR | sreurvieise somesmis ot or. sm oy [
=N TR T LT T - STV DNLSYE Y

PaUYIPaY “SUIAIT JOTUAS
VIZONY LS LNNOW

Ry 70] s v o 3
o s o 5 13

[ lvcwas, oo 5 o v 7 | 3
o 7 —— 4TV 5
] wooo sovwo owarvo ey
o S5 D TN
TR s IOt AV AN

ke =

e wovacem | w0

SINFNOD

HYI~ IOTUHIKY

dnoJg) poomioN
ki

SaIMUBA N
AM3rD

0’8 BUOPIA
"9AY BRpING BZ6ELE

ejabuy 13 unow

153roud

RN IrRINACTIReS
R TIVH XL

TSAaTaNooSS AU

o 4

WOOHTIR

WOORIRR

oty

& Drnrlan?

Ll




P ——
A STronvez o Swoams cunow ssmocsy ran STITRBIOMS
oOPVL RIS T S § T uonge son
f— oo e S22 e e Y B S e s S |
w50 Shucetimm FE———— W
p—— FYUS DN~ TIYM GLLYN MO
ousrs mve ovonow g H
ST e T PRI — I
e o
e e [[] rommemmonm BHSES

s e BTN
s = it

SNY'ld ON3Yd

NOLLYHOLS3Y
3ON3QIS3Y m_._n__zmn_,

i
i Gy i

‘nmmmmsa

4
A,u SHASTONISEVY AU

R S A L AR B M0 A e e 2 g

PRI

SIS 8T

HL W i
.%W%ﬁ%ﬂ%ﬁ%%%ﬁ%ﬁ

H

PAUYIPIY “SUIAIT J0TUAY
VIZONV "LS LNNOW

ﬁ .
B o " ¥ X ~ H
v aomf Eamminero e d w73y | £ 1w Om 3 Dw
P TP Ty K

oo ST «wﬁﬁuﬂ«nuﬂ«ﬂ!ggnmngﬁ FRee ChE s s R e nﬂlrm
"8 Lwe} NOOC RTVAYD ONY 2ULvS13y |
i s seves s T | X s o€ —
P o ooz v | 7
o 724 NOISSHTRNS DHINOTINE | dvi [ &
oy s

75 ancoony -Nm:uﬂ,ﬁ!au

e1esiva

ANYLIASNOD

UL %%%%%
.%%%%ﬁﬁ%ﬁ%%%%%%%

N
v: Y w:ueu :u..u

Keay

YO~ LOZUHIMY

dnoigy poomion
ks
SAMUBA 1IN
Lany.
0’8 BUOIA
"OAY Beping 62616

.%%%%%%%%%%%%%%%

epebuy 35 junow e VR A S N5 B R A T T
133roNd




LyVL e

U2 16O

awmsave

EION SV

o Tvos
SNY1d ON3Y
NOILLYHOLS3Y

IONIAIS3Y m._nwE:m_.F

STV ST M MY SHOCRM CHOOMY S5 000w L Ty s OIS Tk TS X
R S Mo T B iy S oha T R TV s ]
NOUDANLSTe SISl e Ae G B U ir e 38 0L SO0 s S
FRIDN MGRRD oM EeTvad e - TTYM DRLYN MM mm "
——r . CTUS DMUIO » TTYM CRUYM AGN. v 1
T i
oo {4 ST euecsmN e (RS iy
[« o Rt o]
s B PO ] Ee=% w% )
INUNGA MO YD TIVM. facerad xS,
s SRR
wva tsmao @ stwomsa [T
NTOETROUVAGHER

pauyepay “Suiary Lorusg
VI13ONY "LS INNOW

AU THATT ONOD3S @

o e s e

HOORS INVHETEN MIN |
"HOUOd ONIGES

e
oE__j_j

NIHOX NOOY ONIANT
@

LT, P T Y3
LA L) WanE2 Rl a7 OTH 200 A
Yo 1ord mrs 3y 16 R
maive  NOODSOVUVE ONVRLY A | ¥
e o] YD SOVD Tomaer M
WA NORSTE EranCZg 7 o R
o o] NOISSNTRNS SIWOTIV e

1
1
al

3ew snjar @ reare jewa
TS 0N ¥ § UL OT

BIBOIVE

ANYLINSHOD

m..“..!:!!.!’i{‘f; (ort i s e
e e ey ATy RIS
“Pil Ban1oaiyote
H Aeoay
i,
dND - LDFUHDYY

dnoig poomion
K
S3UNMUSBA N
NSNS
08 BUORIA
8Ny BepIng 6Z6-CLE

efebuy 15 Junopw

1o3roud

\
. Y.
<= 1/
v H
\\ MG TIOH RINE QU NS
“illllu NSHOID ] —
T, 5% “ -
:::_:;_ — il -
MOQR OO -

o8

E-

B

e




o'evl s

T 40 1HOGH 4330 OL UVH RIS MAN T

PryTE NS MEEN AT HUM, SUYOST o TRIS 1
: a., STINVS U329 0 I RLLSAS ORIIYY HONNNTY T
ﬂﬂﬂﬂﬂﬂﬂﬂﬂ = o e s St "TATYNT U2AYE DHHSY I WISK S
el Dw&gu‘_-M CEINYS 'SROONM 15 CIRITHL SHvd DOOM MIN B

. 2ON3OSIM
DNLFIXT HILYN OL CEUNIYG ETIONINS BYO30 3N L
SNOILVYAT3 VA GHAION WD SHILLD SV MG
TRUDINEISHODTY TABNIHD §
NOLIVHOLSTY svamoaum s oSN »
3ONACISIY FIdWIL [ -~ 30ve L DOON. M ONVIM T
e R E L S L Fipsarw CALNVS STIONHS TIVV: HVOFD ONLSIE I ONY IR T

neir fsronaE olysens 400U IONHS EEVIOIBA

o R bl
= toﬁg.uiﬂkuv MHOM NOLLYYOLSTY HOMILX3 40 3d0DS
e m Hl = 5% — FINEHISHSTHE
N E— T

pPauyapay] "SUIAT L0TUDG
VI1dONY "1S LNNOW
[

huichas Cirkondadiil B T — -
e i e i3 | g T = Eer—
i L T ey ey = Ba=—————
e — 5 MEM’ — ww =
v i] Gl | ¥ e . = _ “. =

b XD PO Fovane v S === =
PR NSNS GANGE ¢ VM A | 2. e e =
PR TR iormsmens ooz v

nere "

SINHOD

..nv..Uo:.ﬁmE—ﬁ

SRR

ARYLINSI
e N
“pi| 24mo ey fyase
) Aeay

“0'H BUOPIA - — o ]
OAY PepINg 676-E16

efabuy 35 Junoy 5 S,

LEEEITISEOTSL LS m o
Adaroud




LevL o

-L 8jed
UoHeAs|3 (hoN

810 PO YYD HEIATVLIN KK, 3YOST Fuid TIRLS 51

ﬂ:nr.bo»!,!l».l'l‘ STV CIZVIO M HELSAS DRIV NPTV T
HEMES THTYH LRIXYE DRINEVIY WAIN §
TLON &Y
el ok LYY BMOOMIA 10 OPRIIHL 3T1Vild OOOM M3H '}
B IANTOTTY
OHLSE HLYR QL TN SITONIHS BVTSD M3N L
SNOILVYA3T3 VAU ONIIOK WD SHELLNG ATV MIN
TAIMAUEMCIIE BATRHT §
JONSAISES S AL s oo el LU
oL Eat] LS L 00K, T OV S
T2UNIY STONES TN YT ONESKE 3 ONY S T
voneady .M 2Ty e wICRO R
. - P 00K JTONHS SEYIDZUMS ¢
| 5&@1.!1./ SHERZT \enpior @ om0 dbesny
s 7y YT [ . o SHOM NOILYYOLSIY HONILXE 30 3d00S
e z = - STV G
w2 WW == =
o — == = e
u O o e e = — = R
jrenid e i — e
s J—— = = - -
=3 N m e ] e e
e e ] o ORI
£ = : == = =
< =
=. 2 g =
= \ = — = ”~
{ | g e g —_— —_
ga . 8 A = Ee——— B o
H T e %
o P o, = -
8 & R = = | P
e @ T =L
= FTt — = \h
o ] 1L 8jeD
() uoREAS[T 1583
i
i
TINONRE 30 0L I}
e SRR
P T I
= e i
[ OATE womaniazs Wl v oYK Al | -y H
e o |y {
A L NOOO FTVNTS O YD | 2 ‘vxl
o avy TV S TOVEEATEa | T ﬂ”””l”“l'hllﬂh
P o Grow e | T
s M T T
vy g
NIHNO! UOREASES g~
i
T
HY
179 Bniai D EjE2se prEwa Y mm S0 St
IS AN 1T 7 LKLTAPIRT ~:

BIBJIY DN

INYLINSN
ieereanrig Ry T oo et
P1} 9inyoa Jyase TGRS 33 U SHOCHEM.
W Aeay
= W
d¥D ~ IDZLHIUY
dnoig) poomion
K}
SaIMUaA |
ANITD
0’8 BUOPIA
BAY JepINg 6Z6€LE
eppbuy isjunoy

153roud e SERTREEES




08Vl o

82407090
Qe

Ttri-p3Lh CALON S
wewor Tves

SNOLLO3S

NOLLYEOLSTY
FONIAqISTY m»_a_\.mm_.._.

VT1ZONY LS LNNOW

“paurepay] “SUIAI 10IU2G

by
B~

V- uogaes A ” v

20vu0IS e

oo 20l ity wsines e od s | %
iy i 3 WA | 1
D] pemanaca 2! YT A |y
s ng s 0% 29134 | 5
an] %000 3TAND W RV | 7
fooms 2 SIS SOV SOV T | T
W2 NotsSIvens oG v R | 7
o HOISSIES Swozvd v | |
e, e |
SINZWHOD

e

ivv SAieiD EjeasE prus
IS DTN VIS ] LRLELT TR

BRIBJIY @

opeiti e

') wpjesss
Wz

ANVLINSKROT
R won 5% Srratsin forsis 1rmg von o pe
b TP} 24n19aiiysie
£\ Aeay
)
H
e

+ S|
A
U~ LIZUHIHY

dnousg) poosmioN
2
samuaA 1IN
ian

*0°3 BUOPIA
“8AY OPING 626-E16

epabuy 15 junoy

103roNd

oy
W zpany




ATTACHMENT G
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+KE 5SS BEIATES
Land Economists — Development Strategists
/MM&_NV_NV
April 25, 2019
Alec Johnston
City of Victoria

1 Centennial Square
Victoria, 8C, VBW 1P6

Re: Mount St Angela Seniors Development Land Lift and Amenity Contribution Analysis

G.P. Rollo & Associates (GPRA) has been retained by the City of Victoria to complete land lift and amenity
contribution analysis for the proposed rezoning of 913-929 Burdett Avenue and 914-924 McClure Street
Victoria (the Site) from CD-10Zone, Mount St. Angela District to a new zone with an increase in density
from 1.2:1 FSR multiple dwelling to a proposed density of 1.96:1 FSR seniors residential project on the
Site. This lift is expected to finance the costs of rehabilitation, restoration and seismic upgrading of the
heritage buildings on the Site.

The analysis consisted of preparation of residual land value analyses which determines the maximum
value that a developer could afford to pay for the site if developed under current zoning at 1.2:1 FSR as
well as the land value supported by the proposed change in density to the proposed 1.96:1 FSR. GPRA
used standard developer proformas for each case to model the economics of a seniors development
project assuming it already had the zoning for a density of 1.96:1 FSR. The ‘Lift’ is then calculated as the
difference in residual land values under both current zoning and the proposed new zoning.

METHODOLOGY & ASSUMPTIONS

The Site is 5,429 square metres in area and can be developed under current zoning under the CD-10 zone
at a density up'to 1.2:1 FSR with 6,515 square metres in gross floor area of residential (net
saleable/rentable area of 5,537 square metres). Parking at the base density would be in an underground
parking structure. Under the proposed new zoning the additional 0.76 FSR would add approximately
4,126 square metres of gross area to the building, with a proposed mix of rental independent and assisted
living units for seniors, with 5 units to be secured as below market rentals, as well as 26 independent
living units and 50% of the remaining units to be secured as rental for a 20 year term through a housing
agreement.

The analyses are created using a standard developer proforma wherein estimates of revenues and costs
are inputs and the remaining variable is the desired output. In typical proformas this output is usually
profit, following a revenues minus costs equals profit formula.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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For a residual land valuation, however, an assumption on developer’s return needs to be included in order
to leave the land value as the variable to solve for, For the analyses GPRA has determined the residual
value for the residential strata based on the developer achieving an acceptable profit of 15% on total
strata project costs (calculated as a representative portion of overall project costs for the proposed
development). The residual values are the maximum supported land value a developer could pay for the
site (under the density and conditions tested) while achieving an acceptable return for their project.

Itis often the case that a developer cannot achieve a profit on the sale of a rental or commercial project
immediately after completion and instead takes a long term perspective looking at value as an ongoing
income stream with a potential disposition at some point in the future. As such, for the residual value of
the project utilized for seniors rental GPRA has instead looked at the developer achieving an acceptable
return on their investment measured as an Internal Rate of Return (IRR) and the maximum supported
land value that would allow a developer to achieve a target IRR.

The residual fand values determined from this analysis of the property developed as proposed under the
rezoned density of 1.96:1 FSR as seniors rental is then compared to the residual land value of the Site if
developed under current zoning at 1.2:1 FSR as residential strata to establish a ‘lift’ in value that arises
from the change in density. This lift in value is the total potential monies that are available for public
amenities or other public works not considered as part of the analysis. GPRA have made allowances for
streetscape and public realm improvements that would typically be incurred through development in
both sets of analysis. Any additional improvements that would be required only from the proposed
rezoning and not from development under current zoning would impact the lift and would need to be
identified, priced, and included in a revised analysis.

Typically there is some sharing of the lift value between the Municipality/District and the developer, but
the percentage shared varies by community and by project. It is GPRA’s understanding that in compliance
with current policy, the City has determined that they will seek 75% of the lift for amenities.

GPRA determined strata revenues used in the analyses from a review of recent sales and offerings for sale
of recently developed apartments of wood frame and of concrete construction within roughly 10 km of
the Site, with a focus on projects that were deemed comparable to that which would likely be developed
on the Site under current planning. Seniors rental rates were derived from a review of seniors
developments offering a similar scope of supportive services in the Victoria region. Project costs were
derived from sources deemed reliable, including information readily available from quantity surveyors on
average hard construction costs in the City. Development or soft costs have been drawn from industry
standards, and from the City’s sources. All other assumptions have been derived from a review of the
market and from other sources deemed reliable by GPRA.

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel, (604) 275-4848 * Fak. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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CONCLUSIONS & RECOMMENDATIONS

GPRA Estimates the lift from rezoning the Site from 1.2:1 FSR to 1.96:1 FSR with the uses discussed herein
would be roughly $1.35 million, with the City’s 75% share totaling $1.013 million.

However, as the purpose of this exercise is in part to determine whether the lift is sufficient to offset the
cost of the heritage retention, it must be noted that the proponent has estimates for the refurbishment of
the heritage building and seismic upgrades at a cost well in excess of $5 million according to an estimate
provided by Beacon Construction Consultants Inc. This would indicate that there is still a substantial
shortfall between the increase in land value from the additional density and the cost of the heritage
retention. As such, GPRA does not recommend the City seek any amenity contribution from the rezoning

of the Site as proposed.

| trust that our work will be of use in the City’s decision on the rezoning of 913-929 Burdett Avenue and
914-924 McClure Street Victoria. | am available to discuss this further at your convenience.

Gerry Mulholland |Vice President

G.P. Rollo & Associates Ltd., Land Economists

T 6042754848 | M 7787728872 |

E gerry@rolloassociates.com | W www.rolloassociates.com

280-11780 Hammersmith Way, Richmond, B.C. V7A 5E9 * Tel. (604) 275-4848 * Fax. 1-866-366-3507
www.RolloAssociates.com * E-Mail: gerry@rolloassociates.com
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Committee of the Whole Report
For the Meeting of June 8, 2017
To: Committee of the Whole Date: May 25, 2017
From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subiect: Update on Rezoning Application No. 00466 and Heritage Alteration Permit
ubject:  application No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street

RECOMMENDATION

Rezoning Application No. 00466

1. That Council instruct staff to prepare the necessary Zoning Regulation Bylaw
Amendment that would authorize the proposed development outlined in Rezoning
Application No. 00466 for 913-929 Burdett Avenue and 914-924 McClure Street; and
that first and second reading of the Zoning Regulation Bylaw Amendment be considered
by Council.

2. That Council instruct staff to prepare a Housing Agreement Bylaw to secure a minimum
of 50% of the total units as market rental for a minimum of 20 years, plus a minimum of
26 units be used as assisted living for a minimum of 20 years, and that future strata
bylaws cannot prohibit strata owners from renting residential strata units, and repeal the
formerly adopted Housing Agreement from a past development proposal..

3. That the introductory readings of these Bylaws be considered by Counml and a Public
Hearing date be set once the following conditions are met:
a. preparation of a Section 219 Covenant for sewage attenuation as required, and
executed by the applicant to the satlsfactlon of the Director of Englneenng and
Public Works. |

4. That Council give authorization for the following, if the Housing Agreement and
Rezoning Bylaws are adopted:
a. Mayor and City Clerk to execute the documents required in order to discharge or
terminate the following legal documents related to a past development proposal,
which are not applicable to the current development proposal: f
i. S.219 Covenant relating to the provision of full frontage works along the
Burdett Avenue and McClure Street frontages
ii. Statutory Right-of-Way for the provision of a 1.2m public walkway along
the east of the property
iii. Heritage Revitalization Agreement dated February 14, 2008
b. Introduction of a bylaw to repeal the February 14, 2008 Hentage Revitalization
Agreement, as required.

Committee of the Whole Report May 18, 2017
Rezoning Application No. 00466 and Heritage Alteration Pemmit Application No.00214 for 913-929 Burdett Avenue
and 914-924 McClure Street j Page 1of 7




Heritage Alteration Permit No. 00214
Following consideration of Rezoning Application No. 00466, staff recommend that Council

_consider this updated motion with respect to Heritage Alteration Permit with Variances No.
-00214:

“That Council authorize the issuance of the Heritage Alteration Permit No. 00214 for 913-929
Burdett Avenue and 914-924 McClure Street in accordance with:

1. Plans date stamped May 3, 2017.

2. Development meeting all Zoning Regulation Bylaw requirements, except for the following
variances:

increasing the building height from 16.5m to 20.55m

reducing the front yard setback from 10.6m to 8.75m

reducing the rear yard setback from 5.4m to 4.7m

reducing the west yard setback from 3.6m to 3.2m for the principal building and from

3.6m to 3.05m for the Cartreff Residence.

3. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.

0o oTw

4. The Heritage Alteration Permit is subject to the conditions for Mount St. Angela (917-923
Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the Temple
Residence (924 McClure Street), detailed in Appendix A, Appendix B, and Appendix C
attached to this report.

5. Sustainability features and construction achieving the BUILT GREEN® Certification
level.

8. The Heritage Alteration Permit lapsing two years from the date of this resolution.”
EXECUTIVE SUMMARY

The purpose of this report is to provide Council with new information, analysis and
recommendations regarding a Rezoning Application and a Heritage Alteration Permit
Application for the properties located at 913-929 Burdett Avenue and 914-924 McClure Street.
At the Council meeting of January 12, 2017, Council passed a motion to forward the
applications to the Joint Heritage Advisory Panel and the Advisory Design Panel with comments
included in the follow-up staff report.

A meeting of the Joint Heritage Advisory Panel and the Advisory Design Panel held on February
1, 2017, led to a recommendation to Council for the approval of the application with
recommendations for the refinements to the proposal that are detailed later in this report. The
applicant has made design revisions in response to the Panel and staff feedback.

Given that the applicant has satisfied the conditions related to this application, staff are
recommending for Council’s consideration that the Rezoning Application and Heritage Alteration
Permit Application proceed for consideration at a Public Hearing.

Committee of the Whole Report May 18, 2017
Rezoning Application No. 00466 and Heritage Alteration Permit Application No.00214 for 913-929 Burdett Avenue
and 914-924 McClure Street Page20f7



BACKGROUND

Description of Proposal

The proposal is to amend the existing CD-10 (Mount St. Angela) Zoning Reg;fnation Bylaw to
create a new site-specific zone that permits the increase of the bonus density provision in
exchange for the heritage conservation measures to be applied to the heritage-designated
buildings on the subject site. The applicant proposes to construct a 106-unit senior's residence
(plus 26 assisted living units) to the rear and the side of the existing hentage-desrgnated Mount
St. Angela building. Existing heritage-designated houses at 913 Burdett Ayenue (Cartreff
Residence) and at 924 McClure Street (Temple Residence) are also proposed to be
incorporated into the project. The Committee of the Whole reports for Rezoning Application No.
00466 and Heritage Alteration Permit Application No. 00214 dated December 16, 2017, and
presented at the Committee of the Whole (COTW) meeting of January 12, 2017 are attached
for additional information and reference. v

On January 12, 2017, Council passed the following motion:

“It was moved by Councillor Madoff, seconded by Mayor Helps, that a meeting of the
Joint Heritage Advisory Panel and the Advisory Design Panel be convened to consider
the application for 913-929 Burdett Avenue and 914-924 McClure Street and that the
report from the joint panel be included in the agenda when the appl/catlan is considered
by the Committee of the Whole. ,

That the panel be asked for comments on, but not limited to:

1. The relationship between the scale of the proposed development and the OCP
policy that supports new additions that conserve and enhance heritage property.

2. Does the proposal appropriately respond to Standard 1 of the National Standards
and Guidelines in respect to the removal of heritage designated
elements/additions and the relocation of the Cartreff and Temple buildings.

3. Does the proposal respond appropriately to Standard 11 of the National
Standards and Guidelines in terms of new construction being physically and
visually compatible with, subordinate to, yet distinguishable frdm the historic
place.

4. Does the Conservation Plan adequately address the National Standards and
Guidelines and provide appropriate detail on how the proposal responds to the
Guidelines.

5. Has adequate information been provided by the applicant to support the claim
that the level of Burdett Street has been raised over time and tnat this justifies
the moving and raising of the Cartreff house.

6. Does the proposed landscape plan respect and retain hlstonc landscaping
appropriate to the 1860s Mt. St. Angela building and the 1905, Samuel McClure
designed, Cartreff House as outlined in the Standards and Guidelines.”

Issues and Analysis

Further information and analysis are provided in this report on the following items assomated
with this application:

° Joint Heritage Advisory Panel and Advisory Design Panel meeting ‘
. revisions resulting from the Joint Panel's comments ~
Committee of the Whole Report ; May 18, 2017
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. revisions resulting from staff feedback
. regulatory considerations

Summary of Joint Heritage Advisory Panel and Advisory Design Panel Report

The Application was referred to the Joint Heritage Advisory Panel (HAPI) and the Advisory
Design Panel (ADP) on February 1, 2017 (draft minutes attached). The majority of the Panel
agreed that the:
e scale of the development in relation to OCP had been addressed satisfactorily
« proposal appropriately responds to Standard 1 of the National Standards and Guidelines
and agreed with the removal of the hotel addition and the porte cochere
« proposal appropriately responds to Standard 11 of the National Standards and
Guidelines; however, modifications to the addition of the Cartreff house should be less
imitative, particularly the roofline
e Conservation Plan and design detail of the Temple residence pay particular attention to
sensitive restoration and reconstruction of the staircase, front wall and gate and resolve
the discrepancy in the front elevation of the building itself
moving and lifting of the Cartreff residence is no longer part of the proposal
front garden of the Cartreff residence be reconsidered to be more in line with an
Edwardian bordered garden and distinct from the rest of the frontage. It was also
recommended that the applicant consider the use of the fruit trees as part of the
landscape given their historical presence on site
o project be reclassified as a rehabilitation, not as preservation.

Revisions Resulting from Joint Panel Comments
Cartreff Residence

The applicant is proposing to retain the Cartreff residence in its existing location and at its
existing height. Roof articulation now reflects existing conditions and reconstructed chimneys
are included on all roof plans, elevations, and three-dimensional views. The south wing addition
is less imitative with a simple gable roofline, a shed roofed dormer on the west side, and a
change of exterior colour that complements the Cartreff while transitioning to the darker
foundation. Windows of the addition are more compatible and have been minimized on the
west side to increase privacy.

Temple Residence

The applicant is proposing to reconstruct the design details of the staircase, front wall and gate
as recommended in the Conservation Plan, and all reconstructed chimneys are on all roof
plans, elevations, and three-dimensional views.

St. Angela College

Fenestration openings in the remnant west brick wall are consistent with existing conditions, and
the intricate reconstructed chimneys are included on all roof plans, elevations, and three-
dimensional views.

Committee of the Whole Report ; May 18, 2017
Rezoning Application No. 00466 and Heritage Alteration Permit Application No.00214 for 913-829 Burdett Avenue
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Landscaping

The applicant proposes a traditional formalized garden in front of the Cartreff resrdence distinct
from the rest of the frontage. Existing stone gate pillars will be preserved and a new forged gate
will be installed. A Plant Schedule and examples are included in the appllcatron package and
details the proposed tree species, specimen and massing shrubs, as well as, perenmals and

ground cover.
Revisions Resuiting from Staff Comments

The applicant has also responded to staff comments and have included the following revisions:
e an additional visitor parklng stall has been allocated in the underground parkade to
eliminate a parking variance
e detail has been provided for the overhead door on Burdett Avenue which includes
translucent glazing and a mullion pattern to match the surrounding glazing. The
assembly is also set back within the structure by 0.4m
e the east corner of the south wing elevation has been revised with the addition of corner
glazing and refined architectural details to eliminate the blank wall
e inconsistencies related to bicycle stall calculation and setbacks have been addressed.

Regulatory Requirements

The following data table has been included for clarity and includes updated information related
to building height, setbacks and parking that have arisen from the revised design. The building
height has increased from 20.53m to 20.55m as a result of updated average grade calculations.
Typographical and rounding errors on the plans have been corrected for the front and rear yard

setbacks and are detailed in the table. An asterisk is used to identify where the proposal is less
stringent than the existing zone.
. o Zone Standard
Zoning Criteria Proposal cD-10
Site area (m?) - minimum 5429.00 3978.00
Number of dwelling units -
maximum 106 NIA
Density (Floor Space Ratio) - ax .
maximum 1.96:1 1.3:1
Total floor area (m?) - " .
maximum 10,638.00 4976.00
Height (m) - maximum 20.55* (previously 20.53) 13.60
Storeys - maximum 6* 4
Site coverage % - maximum 49.4* 37.91
Open site space % - . 5
minimum 38 46.56
Setbacks (m) — minimum :
Front (Burdett Avenue) 8.75* (previously 8.8) 1d.60
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Zone Standard

Zoning Criteria Proposal CD-10
4.70* (building) (previously 4.20) 5.40
Rear (McClure Street) 3.30* (stairs) (previously 3.70)
Side (east) 3.60 3.60
. 3.05 (Cartreff residence) 3.60
Side (west) 3.20* (building)
60
. (number of parking stalls
Parking - minimum 46* specified in existing zone is
attributed to previous
proposal)
Visitor parking (minimum) 4 (previously 3*) 4

included in the overall units

Class 1 secure bicycle

parking stalls (minimum) 108 107
Class 2 publicly accessible
bicycle parking stalls 8 (previously 6%) 7
(minimum)

Zoning Requlation Bylaw

In accordance with Rezoning Application No. 00466, staff recommend that Council consider a
site-specific zone to accommodate the proposed development. The Applicant proposes a
building height of 20.55m; given the prominence of this site to the Mount St. Angela building,
staff are recommending that Council consider a lower height limit of 16.5m to be included in the
new zone, which is the height of the Mount St. Angela building (measured to half the height of
the steeple). This approach is recommended to ensure that the higher height does not become
an entitiement entrenched in the zone, allowing future proposals to come forward and achieve a
height of 20.55m as a right, rather than benefiting from a Council review process.

In addition, this Application is proposing reduced setbacks when compared to the current zone:
e from 10.6m to 8.75m for the front yard
o from 5.4m to 4.7m for the rear yard |
o from 3.6m to 3.2m for the west yard for the new building, 3.05m for the Cartreff
Residence building, and 1.06m for the Cartreff stairs (a projection allowance is proposed
to be incorporated into the new zone).

Staff similarly recommend that Council consider issuing variances for the proposed setbacks to
ensure a re-evaluation, if this project is for some reason never built. Appropriate wording has
been included in the recommendation provided for Council’s consideration.

CONCLUSION

Given the resuits of the Joint Heritage Advisory Panel and Advisory Design Panel, as well as
revisions undertaken by the applicant to address the recommendations by the Panel and staff '
feedback, it is recommended for Council's consideration that the Application move forward to a
Public Hearing.
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ALTERNATE MOTION

That Council decline Rezoning Application No. 00466 and Heritage Alteration Pérmit Application
No. 00214 for 913-929 Burdett Avenue and 914-924 McClure Street.

N

spectfully submitted, ;
o Coda e
/b ¢ A
Merinda Conley Jonathan Tinney

o
Senior Heritage Planner Director
Development Services Division Sustainable Planning and Community

Development Department
< B Nann

Charlotte Wain
Senior Planner — Urban Design
Development Services Division

Report accepted and recommended by the City Manager:

Date: M“’I?’( ‘w 1

Appendices:

Conditions of Heritage Alteration Permit No. 00214:
s Appendix A, Mount St, Angela, 917-923 Burdett Avenue
e Appendix B, Cartreff Residence, 913 Burdett Avenue
» Appendix C, Temple Residence, 924 McClure Avenue

List of Attachments:
* Minutes from January 12, 2017 Committee of the Whole meeting

o Minutes from January 12, 2017 Council Meeting

o Letter from Larry Cecco, Keay Cecco Architecture Ltd., date stamped May 3, 2017

e Plans, dated May 3, 2017

» Staff report to Joint Advisory Design and Heritage Advisory Panel Report, dated January
19, 2017

e Minutes of February 1, 2017, Joint Advisory Design and Heritage Advisory Panel
meeting
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Committee of the Whole Report
For the Meeting of January 12, 2017

To: Committee of the Whole Date: Decembéar 16, 2016

From: Jonathan Tinney, Director, Sustainable Planning and Community Deveélopment

Subject: Heritage Alteration Permit Application No. 00214 for 913-929 Burdett
Avenue and 914-924 McClure Street ,

RECOMMENDATION

That Council, after giving notice and allowing an opportumty for public comment and after the
Public Hearing for Rezoning Application No. 00466, if it is approved, consider the following
motion: 5

1. “That Council authorize the issuance of the Heritage Alteration Permit Nc}. 00214 for
913-929 Burdett Avenue and 914-924 McClure Street in accordance with:

i.  Plans date stamped November 8, 2016.
i. Development meeting all Zoning Regulation Bylaw requirements, exoept for the
following variances: :
a. increasing the building height from 16.5m to 20.6m
b. reducing the front yard setback from 10.6m to 8.8m
c. reducing the rear yard setback from 5.4m to 4.2m
d. reducing the west yard setback from 3.6m to 3.2m for the principal building
and from 3.6m to 1.7m for the Cartreff Residence.

iii. Final plans to be generally in accordance with the plans identified above to the
satisfaction of City staff.

iv.  The Heritage Alteration Permit is subject to the conditions for Mount St. Angela
(917-923 Burdett Avenue), the Cartreff Residence (913 Burdett Avenue), and the
Temple Residence (924 McClure Street), detailed in Appendix A, Appendlx B, and
Appendix C attached to this report.

v. Sustainability features and construction achieving the BUILT GREEN®
Certification level.

vi.  The Heritage Alteration Permit lapsing two years from the date of this resolution.”

LEGISLATIVE AUTHORITY

A heritage-designated property, pursuant to Section 611(3) of the Local Government Act,
requires a Heritage Alteration Permit for the occurrence of an alteration, a structural change, a
relocation, removal, or damage to an interior feature or fixture, or a landscape feature. In
accordance with Section 617 and 618 of the Local Government Act, Council may issue a
Heritage Alteration Permit which may be subject to terms consistent with the purpose of the
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herltage protect:on of the property, including: (i) conditions respecting the sequencing and
timing of construction, (ii) conditions respecting the character of the alteration of action to be
authorized, including landscaping and the siting, form, exterior design and finish of buildings and
structures and (iii) security. Council may refuse to issue a Heritage Alteration Permit for an
action that, in the opinion of Council, would not be consistent with the purpose of the heritage
protection of the property.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Heritage Alteration Permit Application for the properties located at 913-929 Burdett Avenue
and 914-924 McClure Street. The Application is being considered concurrent with Rezoning
Application No. 00466 to construct a 106-unit senior's residence (plus 26 assisted living units) to
the rear and the side of the existing heritage-designated Mount St. Angela building. Existing
heritage-designated houses at 913 Burdett Avenue (Carireff Residence) and at 924 McClure
Street (Temple Residence) are also proposed to be incorporated into the project.

A Heritage Revitalization Agreement was adopted by Council on February 14, 2008, in relation
to a previous application when the property was rezoned to the current CD-10 (Mount St.
Angela) District Zone in February 2008. A Development Permit and Heritage Alteration Permit
were approved in March 2010 for the alternative design. These permits have since expired and
are unrelated to the current application, and it is being recommended to Council in the
concurrent rezoning report that all legal documents not attributable to the current proposal be
discharged, which includes the Heritage Revitalization Agreement.

Staff is recommending for Council's consideration that utilizing a Heritage Alteration Permit
process rather than a Heritage Revitalization Agreement to specify the conditions for the
preservation, rehabilitation, and restoration of the three heritage properties provides a more
direct, enforceable and elegant approach ensuring all measures are in place to respect heritage
values and meet appropriate conservation standards.

The following points were considered in assessing this Application:

e The Application is consistent with the Official Community Plan (OCP), 2012, that
supports new additions that conserve and enhance heritage property.

» The Application is generally consistent with the Design Guidelines for Multi-Unit
Residential, Commercial and Industrial Development.

» The Application is consistent with the Standards and Guidelines for the Conservation of
Historic Places in Canada.

BACKGROUND
Description of Proposal

The proposal is to to construct a 1068-unit senior's residence (plus 26 assisted living units) to the
rear and the side of the existing heritage-designated Mount St. Angela building at 917-923
Burdett Avenue. The building is proposed at six storeys. Since the ground level along Burdett
Avenue is defined as a basement under the Zoning Regulation Bylaw, it does not count as a
storey. Existing heritage-designated houses at 913 Burdett Avenue (Cartreff Residence) and at
924 McClure Street (Temple Residence) are also incorporated into the project. The proposal is
to remove the existing 1912 addition at the rear of the 1866 Angela College building, the rear
annex, the porte-cochere and the third-floor link. Portions of the existing north, west and east
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brick walls of the 1912 addition are proposed for retention as features in the interior
atrium/galleria containing the main dining area for the residents. The exterior of Angela College
would be restored in accordance with the September 2010 Mount St. Angela Conservation Plan.

The Cartreff Residence at 913 Burdett Avenue will be incorporated as part of the complex
through a rear addition linking it to the main building. The residence will retain its current duplex
configuration and will be moved forward 1.8m, raised by 0.53m, and placed on a new foundation
which will return it to its proximate original relationship to the street and sidewalk. The brick
chimneys will be measured during deconstruction to form an accurate record, whlch will then be
used as a guide when they are rebuilt using the existing brick.

The Temple Residence at 924 McClure Street is proposed for relocation to the southeast end of
the site to allow for a parking garage entrance. The interior will be reconfigured to contain
seven suites, but will retain the designated interior features. The exterior finishes will be
restored, and a small sympathetic one-storey addition will be located on the northeast corner.
New exterior window openings and one door operung are proposed on the garden level to
accommodate the new interior layout. Two windows in the northeast corner of the main level
will be reused for the small northeast addition, and positioned to match the existing
configuration. One window on the second level will be removed to accommodate the new
interior layout. A new metal fire escape is proposed for the west elevation. The emstmg brick
chimneys will be reconstructed using the existing brick. |

The Mount St. Angela Conservation Plan for the site was prepared by a heritage consultant in
March 2007 as part of a prevzous rezoning application. The Conservation Plan was updated in
September 2010 and issued again as a separate document. The same consultant reviewed the
prevxous plan alongside the 2010 Conservation Plan and provided an updated review of the
plan in the context of the current proposed development (see attached letter, dated stamped
March 18, 2016). |

Sustainability Features

As noted in the Applicant’s letter, date stamped November 8, 2016, the following sustalnablllty
features are proposed as part of this Application: |

building orientation to take advantage of solar gain

high performance wood frame system

retention of three existing buildings

recycling of building materials from the structures to be removed from the pmperty
solar collectors for hot water pre-heating

rainwater harvesting for irrigation

permeable paving to reduce storm water runoff

heat recovery ventilation systems

geothermal heating/cooling

construction to BUILT GREEN® “Gold” standard.

Active Transportation Impacts
The Application proposes the following features which support active transportation:i
¢ 108 secure bicycle racks located in the underground parkade

» 8 publicly accessible bicycle racks located outside the main entrance on Burdett Avenue
o showers and changing facilities for staff located on level one. V :
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Advisory Design Panel Referral

This Application was referred to the Advisory Design Panel (ADP) on July 27, 2016. The Panel
were asked to comment on the following aspects of the proposal;

e massing, height and transition in relation to the context
» interface on the west elevation

¢ loss of the mid-block walkway

o proposed finishes and materials.

The minutes from the meeting are attached for reference and the following motion was carried
(unanimous):

That the Advisory Design Panel recommend to Council that Rezoning Application # 00466
and Heritage Application # 00214 for 913-929 Burdett Avenue and 914-924 McClure Street
be approved with recommendations as follows:

to reconsider the 6-storey massing at the southwest corner

to reconsider the 3-storey massing on the McClure elevation

to reconsider the variety of window sizes and types

resolution of structure, window glazing and materials of the window wall in the atrium to
reflect the consideration that has gone into the rest of the project.

The architect's detailed respbnse to the Panel's recommendations (date stamped November 8,
2016) is attached to this report. The Applicant has responded to ADP's recommendations as
follows:

the proposed density decreased from 1.98:1 to 1.96:1 floor space ratio (FSR)
the massing on the south west corner has been reduced by increasing the setback from
McClure Street at the fifth storey by 1m and removing a unit on the sixth storey. This
density was relocated to the south portion of the east wing on the third storey.
« the units along McClure Street have been revised to provide a unified expression for the
first three storeys with modulations in the south elevation and the creation of bay
windows
additional windows have been included on the east elevation
overall the number of window types has been reduced from 22 to 10
additional detail for the glass atrium has been provided including structural glass fins
the application of exterior finishes and materials has been refined,

The changes to the massing and proportion of the building in the south west corner are an
improvement, and the refinement of the McClure Street frontage provides a sensitive response
to the immediate context. The supporting perspective views demonstrate an articulation of the
south elevation that respond well to the street with additional entrances to the ground floor units,
and modulation in the fagade that suggests a townhouse built form, despite the upper units
being configured internally as apartments. The floor plans are not consistent with the
perspective views and do not represent the same articulation of the fagade, and staff therefore
recommend for Council's consideration, revisions to the plans to be consistent with the
architectural intent along this frontage. Appropriate wording has been included in the
concurrent rezoning report to capture this requirement as a condition of setting the Public
Hearing.
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Heritage Advisory Panel Referral

The Heritage Advisory Panel met on July 12, 2016, (minutes attached) to review the Application.
The following motion was carried (unanimously):

That the Panel recommend to Council that Heritage Alteration Permit Appllcat/on No. 00214
for 913-929 Burdett Avenue and 914-924 McClure Street be declined.

In summary, the Heritage Advisory Panel felt the proposed development’s use is inappropriate
in terms of scale and its attention to the natural landscape, existing outbuildings, adjacent
heritage properties and view corridors. However, staff respectfully disagrees with this
assessment as the Application does meet the Official Community Plan (OCP) policy in terms of
supporting new additions that conserve and enhance heritage property, as well as general
standards of the Standards and Guidelines for the Conservation of Historic Places in Canada -
in particular, the relocation of an historic place within its current context maintains its heritage
value, and the development is physically and visually compatible with, subordinate to, and
distinguishable from the historic place. The ‘Analysis’ section of this report provides further

information on the evaluation of the Application’s consistency with City policy. | .

ANALYSIS
Official Community Plan
The Application is supported by Official Community Plan policies which state:

8.49 Continue to support new additions that conserve and enhance heritage property,
as consistent with the National Standards and Guidelines for the Conservatlon of

Historic Places in Canada.

The subject property is within Development Permit Area (DPA) 16 of the Official Community
Plan which seeks to integrate commercial, industrial and multi-unit residential buildings in a
manner that is complementary to the established place character in the neighbourhood,
including heritage character. Enhancing the character of the streetscape through high quality
architecture, landscape and urban design, as well as creating human-scaled desngn, quality of
open spaces, and safety and accessibility are also key objectives of this DPA. |

Multi-Unit Residential, Commercial and Industrial Guidelines

The Design Guidelines for Multi-Unit Residential, Commercial and Industrial Devé/opment are
applicable and the proposal generally complies with the Guidelines as follows:

Height of Building in Relation to Context

The height of the rooftop of the proposed main east and west wings is 20. 53m as measured
from the site's average grade. This is approximately 1m higher than the adjacent multi-unit
residential project to the east on Burdett Avenue known as the Chelsea so this is considered a
reasonable fit with the context. The lower height of the Cartreff Residence provides a transition
in scale to the four-storey apartment building to the west along Burdett Avenue with an

approximate difference in height of 2.6m.
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SW view along Burdett Avenue

SE view aln Burdett Avenue

On McClure Street, there is a single-family dwelling located at 910 McClure Street (used as a
legal duplex) immediately to the west, followed by a three and a half storey heritage-registered
building known as Abigail’'s Hotel at 906 McClure Street. The bulk of the west wing of the
proposed development does impact the adjacent house in terms of its height. Staff previously
expressed concern with the south west portion of the building and the Applicant responded to
comments from staff and ADP by increasing the setback at the fifth storey and removing a unit
on the sixth storey as described earlier in this report. The supporting 3D views from street level
along McClure Street demonstrate (provided on page 7 of this report) the effect on the overall
massing, which now reads as a six storey building, consistent with the policy contained within
the OCP,
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NE view along McClure Street

NW view along McClure Street
Transition

The guidelines encourage new development to be compatible through sensitive design. The
proposed development utilizes a transparent glass connection which provides a transitional
backdrop that pronounces Mount St. Angela and the Cartreff Residence along Burdett Avenue.
The darker brick veneer on the lower levels of the east and west elevations lessen the overall
scale of the development by grounding the structure and creating a more solid transition to each
of the three designated structures. At the same time, additional lighter-finished upper levels
tend to be emphasized less with the selection of lighter material colours and glass. The proposal
has created a more sensitive transition to the adjacent lot by aligning the parkade structure with
the building above. This area is proposed to be landscaped with patio seating, paving, plants
and shrubs as noted on the landscape plan.

Relationship to the Street

The proposed development respects the dense vegetation and tree canopy of Burdett Avenue
by seiting back the new portions of the building, and maintaining the existing spatial
relationships of the heritage buildings with the street. The landscape treatment of the Burdett
Avenue frontage and retention of the stone wall further reinforces this relationship.
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On McClure Street, the project proposes a lower scale rhythm of fagade elements reminiscent
of the exterior colour pattern of the 1912 addition, and is set apart from, and not exceeding the
height of, the relocated Temple Residence. The stone wall abutting the south property line will
be retained with modifications for vehicle and pedestrian entrances as well as ground-oriented
units on the south wing and the relocated Temple Residence.

Human Scale, Massing, Height and Architectural Features

The Guidelines encourage human scale in the design of buildings and public space that
enhances local area distinctiveness with features that contribute to a sense of place. The
building massing is visually broken down by utilizing varying heights, different materials (stone,
brick and glazed curtain wall), horizontal overhangs, and stepping back of upper floors.

Although the building may be perceived as seven storeys from some perspectives along
McClure Street, the structure is a six-storey building as the lowest storey meets the definition of
basement under the Zoning Regulation Bylaw and is excluded from the storey calculations. The
mechanical penthouse is also excluded from the storey calculation as it does not contain a roof.
The proposed two-storey portion on the south wing contains ground-oriented units that are
visually broken into human-scaled proportions through form, surface treatment and colour. |t
relates well to the relocated Temple Residence, and provides a good transition to the adjacent
Chelsea building. Private alcove recesses along McClure Street make a transition from the
private realm of the residences to the public realm of the street.

The stepping back of upper floors, mentioned previously, helps to mitigate the perception of the
height from McClure Street.

Exterior Finishes

The primary exterior building materials are a combination of buff stone and brown and white
brick veneers, glass curtain walls with structural glass fins, glass canopy, and decorative metal
railings. Exterior finishes of Mount St. Angela, the Cartreff Residence and the Temple
Residence will be fully restored.

Open Spaces and Landscaping

The open spaces of the project are enhanced through the landscape treatment, including
ornamental ponds, glazed pergolas, a community herb garden and landscaped courtyards. The
roofscape is enhanced by the proposed green roofs on the south wing on McClure Street and a
portion of the east wing. Although staff have raised concerns regarding the impact of the west
elevation with the adjacent building at 910 McClure Street, this portion of the proposal would be
extensively landscaped with trees, shrubs and seating areas, which will assist in softening the
building edge on this elevation. The proposal also benefits from some reductions in massing
and increasing the stepping back portion of the upper levels on this side.

2010 Conservation Plan

The September 2010 Conservation Plan (updated from the previous March 2007 Conservation
Plan) prepared by Donald Luxton and Associates provides a comprehensive plan for the
conservation and rehabilitation of the heritage buildings on the site. This latest proposal plan
has been reviewed by this consultant and found to be in conformance with the 2010
Conservation Plan (see attached letter, date stamped March 18, 2016).
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Heritage Context

The proposal includes the demolition of the rear 1912 addition to Angela College to permit the
new development on the site. This rear wing was previously approved for removal as part of the
rezoning for the site approved by Council on February 14, 2008. Portions of the west and east
brick exterior walls will be retained as features in the interior atrium/galleria contammg the main

dining area for the senior's residence.

The most significant aspect of the Application is the design of the new building and its
relationship to the existing heritage buildings on the site. The concept is for a three-storey
glazed curtain wall which will link the south wall of the 1866 Angela College building to the south
end of a new addition to the Cartreff Residence at 913 Burdett Avenue. It will also link to a six-
storey wing on the east end of the complex that steps down to four storeys adjacent to the
Temple Residence, thereby providing a transparent, neutral backdrop to the prominent heritage
buildings. The siting will also retain the existing spatial relationship between Angela College
and the Cartreff Residence in a landscaped setting respecting the character of the 800 block of
Burdett Avenue which has large trees on the boulevard and adjacent properties. The front
elevation of the east wing is designed with a combination of a brick base, sandstone veneer on
the upper floors, and glazed window walls to relate to the materials of Angela College. The
massing of the project is concentrated in the centre of the block to allow for lower portions
adjacent to the two or three-storey heritage buildings.

Standards and Guidelines for the Conservation of Historic Places in Canada

Relevant guidelines from the Standards and Guidelines for the Conservation of Hlstonc Places
in Canada include the following: j

4.3.1 - Exterior Form
Recommended:

6 Retaining the exterior form by maintaining proportions, colour, and massing and the
spatial relationships with adjacent buildings.

10 Reinstating the exterior form by recreating missing, or revealing obscured parts to re-
establish character-defining proportions and massing.

13 Selecting the location of a new addition that ensures that the heritage value of the
place is maintained.

14 Designing a new addition in a manner that draws a clear distinction between what is
historic and what is new.

15 Designing an addition that is compatible in terms of materials and massmg with the
exterior form of the historic building and its setting.

With respect to the preservation and restoration approach to Angela College:

24 Reinstating the building's exterior form from the restoration period, based on
documentary and physical evidence.

25 Removing a non character-defining feature of the building’s exterior form, such as an
addition built after the restoration period.

26 Recreating missing features of the exterior form that existed during the restoratlon
period, based on physical or documentary evidence.

Committee of the Whole Report December 16, 2017
Heritage Alteration Permit Application No.00214 for 913-929 Burdett Avenue and 914-924 McClure Street . Page9of12



4.5.1 - All Materials
Recommended:

14 Repairing or replacing materials to match the original as closely as possible, both
visually and physically.

4.5.2 - Wood and Wood Products
Recommended:

14 Retaining all sound and repairable wood that contributes to the heritage value of the
historic place.

17 Replacing in kind extensively deteriorated or missing parts of wood elements, based
on documentary and physical evidence.

20 Replacing in-kind an irreparable wood element, based on documentary and physical
evidence.

The concept respects the above recommendations contained in the Standards and Guidelines
for the Conservation of Historic Places in Canada. The proposed new building complex links to
the two heritage-designated buildings on Burdett Avenue through the rear elevation in both
cases, thus minimizing the loss of historic features. The design of the new building repeats
some of the primary materials of the original Angela College such as brick and Tyndall
limestone, while still designed with a contemporary expression, thus providing a compatible but
differentiated addition that preserves the historic character of the original.

The Temple Residence has several additional window and door openings on the lower level
which are not original to the structure. The Applicant proposes to retain, repair and reuse
existing wood frame windows, and new window openings and new window types will be
reflective of the era and style of the house.

The changes proposed for the heritage-designated stone wall at the front of the property along
Burdett Avenue are required as detailed on the new landscape plan, and will conserve and
integrate the original materials and gateposts.

Regulatory Requirements

Zoning Regulation Bylaw

In accordance with Rezoning Application No. 00466, staff recommend that Council consider a
site specific zone to accommodate the proposed development. The Applicant proposes a
building height of 20.53m. Given the prominence of this site to the Mount St. Angela building,
staff are recommending that Council consider a lower height limit of 16.5m to be included in the
new zone, which is the height of the Mount St. Angela building (measured to half the height of
the steeple). This approach is recommended to ensure that the higher height does not become
an entitlement entrenched in the zone, allowing future proposals to come forward and achieve a
height of 20.53m as a right, rather than benefiting from a Council review process.

In addition, this Application is proposing reduced setbacks when compared to the current zone:

e from 10.6m to 8.8m for the front yard

e from 5.4m to 4.2m for the rear yard

o from 3.6m to 3.2m for the west yard for the new building and 1.7m for the Cartreff
Residence.
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Staff similarly recommend that Council consider issuing variances for the proposed setbacks to
ensure a re-evaluation, if this project is for some reason never built. Appropriate wording has
been included in the recommendation for Council’'s consideration. s

Tree Preservation Bylaw

The proposal would result in the loss of three trees along McClure Street and the relocation of
one along Burdett Avenue. The proposal is to replace these with three street trees consistent
with City standards along Burdett Avenue. An arborist report will be required at the same time
as a building permit application, which will outline the construction impact mitigation measures
to successfully retain the existing trees along the Burdett Avenue street frontage. One Garry
Oak tree would be removed as part of the proposed development, since it is located within the
proposed building envelope. This is the only bylaw protected tree within the subject site and
would be replaced at a ratio of 2:1 as per the requirements of the Tree Preservation Bylaw.

CONCLUSION

Staff recommend that the overall concept of the Application, including the relocation of the
heritage houses to allow a more efficient use of the site, has merit and that the concept of
linking heritage structures by glazed additions has been successfully used in other jurisdictions.
Careful attention to detail will be critical to success. Given the scope and complexity of the
project, staff also recommend that a “Certified Professional” architectural heritage consultant be
commissioned by the Applicant to oversee all heritage conservation work to ensure consistency
with the Heritage Revitalization Agreement and Standards and Guidelines for the Conservation

of Historic Places in Canada.

ALTERNATE MOTION

That Council decline Heritage Alteration Permit Application No. 00214 for 913-929 Burdett
Avenue and 914-924 McClure Street.

Respectfully submitted,

Merinda Conley Jonathan Ti
Senior Heritage Planner Director
Development Services Division Sustainable Planfling and Community

Development Dgifartment

Report accepted and recommended by the City Manager:
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Appendices

Conditions of Heritage Alteration Permit No. 00214

Appendix A, Mount St. Angela, 917-923 Burdett Avenue
Appendix B, Cartreff Residence, 913 Burdett Avenue
Appendix C, Temple Residence, 924 McClure Avenue

List of Attachments

8 o ¢ © & ¢ & o & & & 0O ¢ o o

Aerial Map

Zoning Map

Letter from John Keay, Keay Cecco Architecture Ltd., date stamped December 15, 2016
Letter from Larry Cecco, Keay Cecco Architecture Ltd., date stamped November 8, 2016
Background documentation, dated November 15, 2016

Letter from Safe Design Council, received February 12, 2016

Design Rationale, dated November 8, 2016

Mount St. Angela Conservation Plan, Donald Luxton and Associates, September 2010
Letter from Donald Luxton, date stamped March 18, 2016

Plans, dated November 8, 2016

Land lift analysis, dated October 27, 2016

Staff report to Heritage Advisory Panel, dated July 5, 2016

Minutes of July 12, 2016, Heritage Advisory Panel meeting

Staff report to Advisory Design Panel, dated July 27, 2016

Minutes of July 27, 2016, Advisory Design Panel meeting.
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V CITY OF
VICTORIA

Committee of the Whole Report
For the Meeting of January 12, 2017

To: Committee of the Whole Date: December 16, 2016

From: Jonathan Tinney, Director, Sustainable Planning and Community Development

Subject: Rezoning Application No.00466 for 913-929 Burdett Avenue and 914-924
McClure Street

RECOMMENDATION

“That Council instruct staff to prepare the necessary Zoning Regulation Bylaw Amendment that
would authorize the proposed development outlined in Rezoning Application No. 00466 for 913-
929 Burdett Avenue and 914-924 McClure Street, that first and second reading of the Zoning
Regulation Bylaw Amendment be considered by Council and direct staff to set a Pubhc Hearing
date once the following conditions are met:

1. Plan revisions to allocate an additional parking stall for visitor use;

2. Plan revisions to demonstrate articulation of the south elevation and any other changes
required to ensure accuracy and consistency with plans to the satisfaction of City staff;

3. Discharge of all legal documents from past development proposals not attributable to the
current proposal to the satisfaction of City staff including the following: '

a. S.219 Covenant relating to the provision of full frontage works;

b. Statutory Right-of-Way for the provision of a 1.2m public walkway;

4. Introduction of bylaws to repeal the formerly adopted bylaws from past development
proposals, including a bylaw pursuant to a Heritage Revitalization Agreement and a
bylaw pursuant to a Housing Agreement, as required;

5. Preparation of the following documents executed by the applicant to the satusfac’uon of
City staff:

a. Housing Agreement to secure a minimum of 50% of the units as market rental and a
minimum of 26 units be used as assisted living for a minimum of 20 years, and that
future strata bylaws cannot prohibit strata owners from renting residential strata
units, and that the former Housing Agreement be repealed and terminated,

b. Section 219 Covenant for sewage attenuation, as required, to the satisfaction of City
staff;

c. Agreement to terminate Heritage Revitalization Agreement related to past
development proposal.” :

LEGISLATIVE AUTHORITY
In accordance with Section 479 of the Local Government Act, Council may regulate within a

zone the use of land, buildings and other structures, the density of the use of the land, building
and other structures, the siting; size and dimensions of buildings and other structures as well as

Committee of the Whole Report December 16, 2016
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the uses that are permitted on the land and the location of uses on the land and within buildings
and other structures.

in accordance with Section 482 of the Local Government Act, a zoning bylaw may establish
different density regulations for a zone, one generally applicable for the zone and the others to
apply if certain conditions are met.

In accordance with Section 483 of the Local Government Act, Council may enter into a Housing
Agreement which may include terms agreed to by the owner regarding the occupancy of the
housing units and provided such agreement does not vary the use or the density of the land
from that permitted under the zoning bylaw.

EXECUTIVE SUMMARY

The purpose of this report is to present Council with information, analysis and recommendations
for a Rezoning Application for the property located at 913-929 Burdett Avenue and 914-924
McClure Street. The proposal is to amend the existing CD-10 (Mount St. Angela) Zone to
increase the bonus density provision in exchange for the heritage conservation measures to be
applied to the heritage-designated buildings on the subject site.

The following points were considered in assessing this application:

* the application is consistent with the OCP Urban Residential urban place designation,
which envisions density up to 1.2:1 floor space ratio (FSR) with potential bonus density
up to a total of approximately 2:1 FSR in strategic locations for the advancement of plan
objectives

o the application meets the objectives of the Placemaking policy, Economy policy and
Density Bonus policy in the Official Community Plan (OCP) which directs continued
support for heritage conservation. A detailed analysis of the Heritage Alteration Permit
is provided in a separate report, along with conditions to secure the rehabilitation and
seismic upgrading of the heritage-designated building

¢ a third party economic analysis of the project was completed which states that the
proposed increase in density is required in order to off-set the costs of retaining and
rehabilitating the heritage-designated building. The analysis determined that the cost of
retaining and rehabilitating the Heritage Registered facades was in excess of the
projected value of the land lift associated with the project

e a Housing Agreement is recommended to ensure a minimum of 50% of the units are
retained as market rental and a minimum of 26 units be used as assisted living for a
minimum period of 20 years and to ensure that future strata bylaws cannot prohibit strata
owners from renting residential strata units.

BACKGROUND
Description of Proposal

This Rezoning Application is to amend the Zoning Regulation Bylaw to create a new site
specific zone that permits increased density.

The following amendments from the current CD-10 (Mount St. Angela) District Zone are
proposed and would be accommodated in the new zone:
e increase in floor space ratio (FSR) from 1.3:1 to a maximum of 1.96:1 FSR
e« amendment to the amenities in the zone to remove the requirement for a mid-block
walkway along the eastern edge of the property

Committee of the Whole Report December 16, 2016
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¢ additional building height from 13.6m to 16.5m.
Affordable Housing Impacts
The applicant proposes the creation of 106 new residential units plus 26 assisted living units
which would increase the overall supply of housing in the area. A Housing Agreement is also

being proposed which would ensure that a minimum of 50% of the units are retained as market
rental for a minimum period of 20 years and that future Strata Bylaws could not prohibit the

rental of units.
Sustainability Features

The applicant has identified a number of sustainability features which will be reviewed in
association with the concurrent Heritage Alteration Permit Application for this property.

Active Transportation Impacts

The applicant has identified a number of active transportation features which will be reviewed in
association with the concurrent Heritage Alteration Permit Application for this property.

Public Realm Improvements

No public realm improvements are proposed in association with this Rezoning Application.

Land Use Context

The area is characterized by a mixture of four and five storey multi-residential buildings along
Burdett Avenue and lower scale residential along McClure Street. Christ Church Cathedral is
situated opposite the subject site and contains four heritage-designated buildings.

Existing Site Development and Development Potential

The site is presently occupied by three heritage-designated buildings: Mount St. Angela College
and the Cartreff residence along Burdett Avenue, and the Temple residence at 924 McClure
Street. Two non-heritage-designated two-storey buildings are located at 929 Burdett Avenue
and 914 McClure Street, which would be removed to accommodate the development.

Under the current CD-10 (Mount St. Angela) District Zone, the property could be deve|oped asa
four-storey multiple-dwelling with a maximum density of 1.3:1 FSR.

Data Table

The following data table compares the proposal with the existing CD-10 (Mount St. Angela)
District Zone. The current zone is divided into two development areas; for the purpose of this
comparison, these development areas have been combined. An asterisk is used to identify
where the proposal is less stringent than the existing zone. ~

. o Zone Standard
Zoning Criteria Proposal CD-10
Site area (m?) - minimum 5429.00 3978.00
Committee of the Whole Report December 16, 2016
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Zone Standard

Zoning Criteria Proposal cD-10
Number of dwelling units -
maximum 106 NIA
Density (Floor Space Ratio) - g j .
maximum 1.96:1 1.3:11
Total floor area (m?) -
maximum 10,630.00 4976.00
Height (m) - maximum 20.53* 13.60
Storeys - maximum 6" 4
Site coverage % - maximum 49.4* 37.91
Open site space % - .
minimum 38 46.56

Setbacks (m) — minimum

Front (Burdett Avenue) 8.80* 10.60

Rear (McClure Street) 432305?::::;2?) 5.40

Side (east) 3.60 3.60

. 1.70* (Cartreff residence
Side (west) 3(.20* (building) ) 3.60
60
P " (number of parking stalls specified
Parking - minimum 46 in existing zone is attributed to
previous proposal)

Visitor parking (minimum) 3 4
included in the overall units
Class 1 secure bicycle 108 107

parking stalls (minimum)

Class 2 publicly accessible
bicycle parking stalls 6 6
(minimum)

Relevant History

The property was rezoned to the current CD-10 (Mount St. Angela) District Zone on February
14, 2008. A Development Permit and Heritage Alteration Permit were approved on March 25,
2010 for an alternative design. These permits have since expired and are unrelated to the
current application. L

Community Consultation

Consistent with the Community Association Land Use Committee (CALUC) Procedures for
Processing Rezoning and Variances Applications, the applicant has consulted the Fairfield
Gonzales Community Association CALUC at a Community Meeting held on June 15, 2015. A
letter date stamped June 19, 2015 is attached to this report.

Committee of the Whole Report December 16, 2016
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ANALYSIS
Official Community Plan

The OCP identifies the subject property as being located in the “Urban Residential” designation
which envisions floor space ratios generally up to 1.2:1 FSR with increased density up to
approximately 2:1 FSR. Policy 6.23 of the OCP notes that applications seeking density towards
the upper-end of the scale will generally be supported where proposals significantly advance
Plan objectives and are located within 200m of the Urban Core. Although the proposal falls just
outside the Urban Core at 220m, it does advance other objectives in the OCP such as the
retention and seismic upgrades of the heritage designated buildings. The OCP notes that within
each designation, decisions about density and building scale for individual sites will be based on
site-specific evaluations in relation to the site, block and local area context, and will include
consideration of consistency with all relevant policies within the OCP and !ocal area plans (in
this case, the Humboldt Valley Precinct Plan).

While the applicant is proposing density and height above the base density envisioned for the
Urban Residential designation, the Placemaking Policy (8.52) in the OCP directs continued
support for heritage conservation through incentives and allowances mcludmg property tax
reductions, bonus density provisions and zoning variances. v

The proposal is consistent with the place-character features envisioned far the Urban
Residential designation through the provision of variable yard setbacks, with primary doorways
facing the street. It is also consistent with other Placemaking policies that require new
development to give careful consideration to maintain the views of identified heritage landmark
buildings. The proposal includes view perspectives towards Christ Church Cathedral and has
identified that there will be minimal impact on these views during the fall season. The dense
tree canopy would obscure some views during the summer months. |

The OCP encourages a range of housing types, forms and tenures across the City. The
applicant is willing to include, as a voluntary amenity, the rental of at least 50% of the units (a
minimum of 53 units) at market rate secured through a Housing Agreement. The Housing
Agreement would also ensure that future strata bylaws could not prohibit strata owners from
renting residential strata units.

Humboldt Valley Precinct Plan

The Applications are not consistent with the policies in the Humboldt Valley Precinct Plan which
designate the subject property for institutional use up to four storeys. The properties at 914 and
924 McClure Street are identified for residential use up to three storeys, although the Plan does
also recognise 914 McClure Street specifically as being a potential site for redevelopment.

The proposal is for a six-storey building, which is greater than the building heights envisioned in
the Plan (four storeys along Burdett Avenue and three stories along McClure Avenue).
Although technically the proposal is not consistent with this policy, it should be noted that the
OCP provides the most current policy direction as it relates to density and building heights. The
Plan encourages new development to respect the scale and massing of the surrounding area
and this was an item identified for review by the Advisory Design Panel. Further details are
provided in the concurrent Heritage Alteration Permit report. ‘
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Mid-Block Walkway

Previous versions of the proposal included a mid-block walkway connecting Burdett Avenue
with McClure Street along the eastern property boundary, consistent with the Humboldt Valley
Precinct Plan and current zoning; however, as noted in the applicant’s letter, feedback from the
community indicated this was not a desirable amenity. As a result, the mid-block walkway is not
included in the current proposal. The applicant has also included a letter from the Safe Design
Council, which concludes that a mid-block walkway would result in an increased perception of
crime. Staff recommend for Council's consideration that this requirement be removed.

Third Party Economic Analysis

Paul Rollo and Associates was engaged to undertake an economic analysis of the project in
order to justify that the proposed increase in density was required in order to off-set the costs of
retaining and rehabilitating the Heritage Registered building fagades. The analysis determined
that based on the increase in density from a floor space ratio of 1.3:1 to 1.96:1 the resulting land
lift was approximately 33 million; however, the applicant proposes the rehabilitation of the
Heritage Registered building including seismic upgrading. Based on a construction cost
estimate provided by a professional quantity surveyor, the cost associated with this work is
estimated at $4.3 million.

In accordance with City Policy, bonus density incentives may be considered where heritage
conservation is proposed. As a result, if Council is supportive of the Application moving forward
for consideration at a Public Hearing, staff recommend that Council consider requiring specific
conditions in association with the Heritage Alteration Permit to secure the retention and
rehabilitation of the Heritage Registered building in lieu of monetary contributions to the City's
Public Realm Improvement Fund and Heritage Building's Seismic Upgrade Fund, which would
normally be based on top of the lift.

Sewage Attenuation

Sewage attenuation may be required for infrastructure improvements to support the proposed
increase in density from the 1.3:1 FSR maximum for multiple dwellings in the existing zoning
entitlement, to the proposed density of 1.96:1 FSR. The applicant has confirmed that a report
from a qualified engineer will be submitted in order to evaluate the need for sewage attenuation.
Should any amount of attenuation be necessary, a Section 219 covenant will be required to
secure this commitment. Preparation of the §.219 covenant is required prior to a Public Hearing
addressing this issue.

Legal Agreements

A number of legal agreements exist pertaining to the previous proposal. This includes a
Heritage Revitalization Agreement (HRA) for the heritage buildings on the property, as well as a
S.219 covenant for frontage works and a Statutory Right-of-Way (SRW) for a 1.2m mid-block
walkway from Burdett Avenue to McClure Street. These documents are no longer attributable
to the current proposal, therefore staff recommend for Council's consideration that these
documents be rescinded. Further analysis of the HRA is included in the concurrent Heritage
Alteration Permit No. 00214 report.

Staff recommend that Council consider requiring a new Housing Agreement, as authorised by
Section 483 of the Local Government Act, to secure a minimum of 50% of the market seniors
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rental units (at least 53 units) and that 26 of the units be used as assisted living for 2 minimum
period of 20 years.

Regulatory Considerations

Building Height and Setbacks

The applicant proposes the new zone to include a maximum building height of 20.53m. Given
the importance of the relationship of the new buildings to the Mount St. Angela building, staff are
recommending that Council consider a lower height limit of 16.5m to be included in the new
zone, which is the height of the Mount St. Angela building (measured to half the height of the
steeple). This would allow Council to consider issuing a Heritage Alteration Permit with
Variances for the new structure, as proposed in Heritage Alteration Permit Application No.
00214. This also ensures that the additional height could only be achieved through a variance
process and not become an entitlement entrenched in the zoning, becoming a right for any
future proposal that may be advanced if this proposal is not built. Similarly, a number of setback
variances are proposed when compared to the current zone as outlined in the data table. Staff
have provided further review of these in the concurrent Heritage Alteration Permit report.

In accordance with City Policy, zoning variances (including building height and setbacks) may
be considered where heritage conservation is proposed. Staff have provided more detailed
comment on the proposed height variance in the Heritage Alteration Permit report.

The floor plans associated with Heritage Alteration Permit Application No. 00214 do not
accurately reflect the architectural intent to provide articulation along this facade. Normal
practice is for minor design revisions to take place prior to issuance of a Heritage Alteration
Permit, but in this circumstance the amendment may affect the setback variance along McClure
Street. Staff therefore recommend for Council's consideration that this be corrected prior to
setting a Public Hearing. 1

Parking

The requirement for 60 stalls in the existing zoning is based on the previous proposal. In
reviewing the current proposal against the requirements under Schedule C of the Zoning
Regulation Bylaw, a total of 42 stalls are required (37 stalls for seniors residential and 5 stalls
for assisted living/community care). A total of 46 stalls is being proposed and three of these
stalls are identified as visitor parking, which is one fewer than the requirements (based on 10%
of 37 stalls); however, reallocating one of the underground stalis for visitor use would eliminate
the visitor stall parking variance. Appropriate wording has been included in the staff
recommendation for Council's consideration to revise the plans accordingly.

CONCLUSIONS

Although the Application is not consistent with the Humboldt Valley Precinct Plan as it relates to
density, it does further the goals and objectives noted in the OCP and the DCAP regarding
heritage conservation and place making. As the applicant is proposing to include a minimum of
50% of the dwelling units as market rental for a minimum period of 20 years and the upgrades
to the heritage designated buildings will be secured through the Heritage Alteration Permit, the
proposed increase in density is considered appropriate in this location. It is recommended for
Council's consideration that the Application move forward for a Public Hearing subject to the
conditions provided in the staff recommendation.
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ALTERNATE MOTION

That Council decline Application No. 00466 for the property located at 913-929 Burdett Avenue
and 914-924 McClure Street.

Respectfully submitted,

i N
<. L Nac~ {/LP“Q/ZQ /(g .
Charlotte Wain onathan/Tinney,
Senior Planner, Urban Design Sustainable Planging and Community

Development Dgpartment

Report accepted and recommended by the City Manager:

Date: ‘)Q‘““M‘f 2&3&‘?_—[

List of Attachments
o Aerial Map
Zoning Map
Letter from John Keay, Keay Cecco Architecture Lid., date stamped December 15, 2016
Letter from Larry Cecco, Keay Cecco Architecture Ltd., date stamped November 8, 2016
Background Documentation, dated December 15, 2016
Letter from Safe Design Council, received February 12, 2016
Design Rationale, dated November 8, 2016
Mount St. Angela Conservation Plan, Donald Luxton and Associates, September 2010
Letter from Donald Luxton, date stamped March 18, 2016
Plans dated November 8, 2016
Land lift analysis dated October 27, 2016
Staff report to Heritage Advisory Panel, dated July 5, 2016
Minutes of July 12, 2016, Heritage Advisory Panel meeting
Staff report to Advisory Design Panel, dated July 27, 2016
Minutes of July 27, 2016, Design Advisory Panel meeting.
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Heather Mcintyre

From: Alieda Blandford |

Sent: October 22, 2019 10:16 AM

To: Victoria Mayor and Council

Cc: Riga Godron; Yuka Kurokawa; Leslie Robinson; Amy White
Subject: 913-929 Burdett Avenue and 914-924 McClure Street

Dear Mayor and Council,

| wish to express my support of the proposed development at 913-929 Burdett Avenue and 914-924 McClure Street as
outlined in Thursday's agenda (p.51). (I am also in favour of the development proposed at 1046 North Park St, for adults
living with mental illness.)

| am pleased that the Mount St. Angela’s development makes considerations for the needs and desires of Victoria's
residents. The character of the building will be retained, and more importantly, this development will deliver several
affordable rental units for seniors, as well as assisted living facilities. Our residents are very sorely in need of purpose-
built rentals; affordable units and assisted living facilities are also in high demand.

With that said, | am disappointed that only half of the units in this proposal will be designated as rentals, and then only
for 20 years. The five affordable units and the 26 assisted living units will also only be available for 20 years. | would ask
the City to push for a better deal for Victoria's senior residents: more rental units, more affordable units, and/or for a

longer period of time: at least 25 or 30, and ideally a minimum of 50 years.

Otherwise, seniors who begin tenure in these affordable and assisted-living rental units in the near future will quickly
face housing insecurity and rising rents at a time when they should be comfortable, safe, and cared for.

Thank you for your consideration. | know you will do all you can to secure the best deal possible for our senior citizens.
With warm regards,

Alieda Blandford
Renters' Advisory Committee Member



Heather Mcintyre

From: Victoria E. Adams |

Sent: October 22, 2019 5:11 PM

To: Victoria Mayor and Council

Subject: Land Use Matters - 913-929 Burdett Ave., 914-924 McLure Street
City Council

City of Victoria

I cannot support this residential development project as a senior, a tenant, and a taxpayer in the City of
Victoria.

There are several problems with this proposed housing development.

1. Why is the city approving even more site-specific zoning, when no other municipality in BC is doing do?
The City of Victoria has more than 770 site specific zones! Far from simplifying the zoning categories for
Victoria, the City is simply perpetuating a system of one-off zoning requests to perpetuate land value
appreciation for owners in an already unaffordable real estate market. Why doesn’t the R-91 (North Park
District Residential Zoning) apply to this residential project?

2. This development has no net public benefit in spite of the fact that it is a 106-unit residential development.
The land lift analysis points out that although the owner will benefit from increased density from 1:3:1 to
1:96:1 FSR, the land lift value was reduced to $1.3 million, while the owner’s heritage preservation and
seismic upgrading cost would exceed $5 million. There will be no public benefit since the owner’s costs will
exceed the value of the land lift. What has not been revealed is whether the properties within the complex
designated “heritage” have received any civic grants or tax exemptions to maintain or upgrade the properties.

3. Parking requirements for 60 spaces (46 for residents and 13 for visitors) are based on the previous
proposal. The new proposal reduces the total number of parking spaces to 56 and replaces the space with
cycling storage and change room facilities. The real question is, if affordability, accessibility, social equity,
reduction of GHGs are to be considered a public benefit, why not eliminate private parking for residents by
including a limited number of car-share spaces for residents, and limited parking for visitors. This would align
with the city’s Active Transportation/Mobility strategy, climate action plan, and reduce the per unit housing
costs.

4. Covenants for the property have been removed. In spite of the increased density, engineering reports
there is no impact on the existing sewage infrastructure from this project. Where is the evidence? What staff
have not considered is how new development in this area will impacted by or limited by the carrying capacity
or loads whether for potable water, sewage, storm drainage, waste removal, as well as road capacity due to
increased volume of traffic.

5. In the absence of an evidence-based, consistent and Housing Agreements policy, individual housing
agreements appear to be entirely discretionary based primarily on the interests and needs of the
owner/investors. Where is the public benefit ensured in the city’s housing agreement policy and, how are the
most vulnerable occupants, i.e. tenants, modest-income seniors protected? Why is housing tenure protected



for 20 years, but not 50 years, or in perpetuity? Furthermore, there are no limitations on the conversions to
strata, or the conditions of the unit sales. What does “affordable” housing mean? If five units are designated
“affordable” (according to the City’s “Inclusionary Housing and Community Amenity Policy”, how much will
seniors be expected to pay for these strata units or rental units? While 34 units at 1046 and 1048 North Park
(to be built for VIHA to house existing Mount Angela residents) will be designated “low-income affordable
units”, what will seniors be expected to pay for these units? And, is the City’s definition of “affordability” the
same as VIHA's definition of “low-income affordable units”?

Furthermore, the 34-unit VIHA purpose-built seniors rental facility (McLure Street) will not be secured
through a housing agreement. Why not? Apparently, VIHA can only sign 20-year lease agreements. This
means there is no low-income rental housing security related to the development of this property. And, if the
site’s R-91 zone (N. Park Residential District) limits residential use to rest-homes, then why is the owner is
asking for a spot rezoning of the 913 Burdett property when it could be part of the R-91 zone?

Summary:

In spite of the city’s adoption of new “inclusive” “affordable” housing policies, in this 106-unit development:
Less than 30% of the units will be affordable many senior tenant households in the city.

- 22 units will be strata title residential units (presumably the going rate of more than $500,000 per unit
depending on the size)

- 53 units (50% of the total number of units will be “market renta
garnered in a Victoria’s high-rental market.

- 5 units will available as “affordable market rental” (but only for 20 years).
- 26 units will be designated assisted living units (but only for 20 years).

I”

) based on the maximum rent that can be

Sincerely,

Victoria Adams

Victoria, BC

References:

Staff Report Oct. 10/19 — Rezoning Application No. 00466 and Heritage Alteration Permit Application

No0.00214 for 913-929 Burdett Avenue and 914-924 McLure Street
https://pub-victoria.escribemeetings.com/filestream.ashx?Documentld=45809

Nicole Crescenzi, “City of Victoria considers proposed senior rental development”, VicNews, 21 October 2019.
https://www.vichews.com/news/city-of-victoria-considers-proposed-senior-rental-development/

Bill Cleverley, “Design and heritage panels tussle over Mount St. Angela overhaul”, Times Colonist, January 13,
2017.

https://www.timescolonist.com/news/local/design-and-heritage-panels-tussle-over-mount-st-angela-
overhaul-1.7235612
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