CITY OF

VICTORIA

Planning and Land Use Committee Report

Date: February 7, 2014 From: Helen Cain, Senior Planner
Development Services

Subject: Rezoning Application #00425 and Development Permit Application #000337
for 836 and 838 Broughton Street - Applications to rezone lands to increase
density and to construct an 84 unit residential mixed-use building

Executive Summary

The purpose of this report is to present Council with information, analysis and recommendations
regarding a Rezoning Application and Development Permit Application for the properties at 836
and 838 Broughton Street. These properties are located in the CHP-CR Zone (Cathedral Hill
Precinct Commercial Residential District), which permits a maximum floor space ratio (FSR) of
2.0:1 for a multiple dwelling. The applicant proposes to rezone to increase the density to 5:1
FSR, and to construct an 84-unit residential mixed-use building with underground parking.

The following points were considered in assessing this application:

. The proposal is generally consistent with land use policies and design guidelines
in the Official Community Plan, 2012 (OCP) and the applicable local area plans
for the Downtown Core Area and Cathedral Hill Precinct.

. While the Downtown Core Area Plan includes the subject site in the “special
density area,” where there is no prescribed maximum density, the OCP identifies
a base of 3:1 FSR and notes that up to approximately 5:1 FSR is supportable
where a proposal significantly advances the OCP objectives. Accordingly, the
applicant should provide a justification for the increased density from 3:1 FSR to
511 FSR.

° Although the proposal is largely consistent with the relevant design guidelines, it
would benefit from further design revisions to ensure a positive street relationship
is achieved.

Staff support this application advancing for consideration at a Public Hearing subject to the
conditions outlined in the recommendation below.

Recommendations

1. That Rezoning Application #00425 for 836 and 838 Broughton Street proceed for
consideration at a Public Hearing, subject to:

(a) provision of a third-party land lift analysis that justifies any increase in density
that exceeds the floor space ratio of 3:1 FSR with a contribution of 75% of the
value of any identified land lift being made to the Downtown Core Area Public
Realm Improvement Fund (75%) and the Downtown Heritage Building Seismic
Upgrade Fund (25%) to be secured to the satisfaction of the City Solicitor and the
Director of Sustainable Planning and Community Development;
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(b) preparation of a Zoning Regulation Bylaw amendment to accommodate the
proposal,

(c) preparation of legal agreements to the satisfaction of the City Solicitor and the
Director of Sustainable Planning and Community Development to ensure that
future strata bylaws cannot prohibit strata owners from renting residential strata
units.

(d) preparation of legal agreements to the satisfaction of the City Solicitor and the
Director of Engineering and Public Works for sewage attenuation to mitigate the
impact of increased density.

Review by the Advisory Design Panel of Development Permit Application #000377 prior
to Council considering issuing the permit with special attention to the proposal’s street
relationship and contextual fit.

Following consideration of Rezoning Application #00425, that Council authorize the
issuance of a Development Permit for 836-838 Broughton Street, in accordance with:

(a) plans stamped Development Permit #000377 dated January 28, 2014;

(b) development meeting all Zoning Regulation Bylaw requirements;

(c) final plans to be in accordance with the plans identified above to the satisfaction
of the Director of Sustainable Planning and Community Development.

Following consideration of Rezoning Application #00425, that Council authorize staff to
prepare and enter into an Encroachment Agreement for a fee of $750 plus $25 per m? of
exposed shored face during construction, to the satisfaction of the City Solicitor and the
Director of Engineering and Public Works.

Respectfully submitted,

Q -@\{ij\’ «(ﬁ ¢ lﬁy

Helen Cain - Deb Day

Senior Planner Director ,

Development Services Sustainable Planning and Community Devqubment
: NN, I f/’/f' /i e

Report accepted and recommended by the City Manager: J YA AN U

HC/ljm

Jocelyn Jenkyns
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1.0 Purpose

The purpose of this report is to present Council with information, analysis and recommendations
regarding a Rezoning Application and Development Permit Application for the properties at 836
and 838 Broughton Street.

2.0 Background
21 Description of Proposal

The applicant proposes to rezone the property at 836 and 838 Broughton to permit increased
density, from the maximum for a multiple dwelling of 1.2:1 FSR in the existing CHP-CR Zone
(Cathedral Hill Precinct Commercial Residential District) to 5:1 FSR. The proposal is for a multi-
unit building with two units along the street frontage that would be either live-work, or
commercial office or retail, and approximately 82 residential apartments on upper storeys. It is
intended that the building be held in strata ownership.

The proposed development, urban design, architecture and landscape include the following
details:

o mid-rise building form with primary and secondary street walls along the front
(Broughton Street) elevation, and all parking underground
= siding: brick veneer (charcoal) at building base along primary street wall and

architectural concrete panels in four colours for secondary street wall (brown),
tertiary building face (light grey and dark grey), and accent line feature (white)

. windows and doors: aluminum windows and aluminum sliding doors to
balconies, front patios, and roof decks on third and ninth floors; and balcony inset
panels in combination of clear and white opaque glazing

. hardscape: mix of decorative and coloured concrete surfaces along frontage and
pathway from street to the main building entrance
. trees and plantings: two new street trees and eight new trees on site with shrubs

and groundcover along the primary street wall, within the east setback and vines
overhanging the ramp to underground parking
82 vehicle parking stalls

° 100 Class One bike storage spaces.

2.2 Land Use Context

The subject property is located in north Fairfield and in an area of transition three blocks from
the south boundary of the Downtown Core Area. Residential, residential mixed use and
commercial development of medium-to-high density are appropriate in this area, where the
existing place character includes low-rise commercial buildings, public buildings (Royal
Theatre), community facilities (YMCA), and surface parking. Currently, the properties are used
for surface parking. '

23 Community Consultation
The applicant consulted with the Fairfield Gonzales Community Association Land Use

Committee (CALUC) on October 21, 2013. Minutes from the CALUC meeting are attached to
this report.
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2.4 Existing Site Development and Development Potential

The data table (below) compares the proposal with the existing CHP-CR Zone (Cathedral Hill
Precinct Commercial Residential District). The proposed apartment building is less stringent
than the standard zone in criteria identified with an asterisk (*) below.

- Zoning Criteria Proposal CHP-CR Zone
Site area (m?) — minimum 1337.8 n/a
Total floor area (m?) — maximum 6686 n/a
Density (Floor Space Ratio) — maximum 51* 2:1
Height (m) — maximum 32.9¢ 225
Storeys — maximum 11 n/a
(10 storeys for main building,
small washroom/storage and
stairs associated with roof top
access trigger identification of
eleventh storey)
Site coverage (%) — maximum 86 n/a
Open site space (%) — minimum 16 n/a
Setbacks (m) — minimum
south (front) . 2-_38 2
Nil (main floor)
north (rear) 4.4 m (building face) n/a
west (side) Nil (1% to 4™ floor) n/a
east (side) 5.1 n/a
115 - if all residential
Parkmg (stalls) — minimum % 120 - if ground floor retail
Bicycle storage — minimum 100 85
Bicycle rack — minimum 7 i

2.5 Legal Description

Lot 266 and Lot 267, Victoria City
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2.6 Consistency with City Policy
2.6.1 Regional Growth Strategy

The proposal contributes to the Regional Growth Strategy goal of adding to the supply of
housing within the boundaries of the City.

2.6.2 Official Community Plan, 2012

The proposed development is consistent with land use policies of the Official Community Plan
2012 (OCP). The properties at 836 and 838 Broughton Street are designated as Core
Residential, where the OCP envisions diverse housing types, including low, mid and high-rise
multi-unit residential and mixed use, as well as commercial and institutional uses. Heights
identified in the OCP in this location are “from three storeys up to approximately 20 storeys”. It
should be noted, however, that this broad OCP vision for height is more narrowly defined in the
Downtown Core Area Plan, 2011, detailed in Section 2.6.3 below.

Generally, the OCP envisions a density of 3:1. FSR for those parts of the Core Residential area
west of Quadra Street, and this includes the 800-block of Broughton Street. Increased density
up to a total of approximately 5:1 FSR may be considered for such locations within the Urban
Core, and “where a proposal significantly advances the objectives of this plan”. The subject site
at 838 and 838 Broughton Street is eligible for bonus density, insofar as these land parcels are
located in the Urban Core.

In accordance with the OCP, the new residential mixed-use apartment building is subject to
DPA14 Cathedral Hill Precinct. The objectives of DPA 14 are:

4. (a) To revitalize an area of commercial use through redevelopment of sites
including surface parking lots and public realm improvements to increase
vibrancy, complement the adjacent Core Business area and strengthen
commercial viability.

(b) To enhance the Cathedral Hill Precinct through a high quality of
architecture, landscape and urban design that reflects the function of a
major residential centre on the edge of the central business district in
scale, massing and character, while respecting prominent heritage
properties and landmarks.

(c) To recognize the transitional nature of the area between a high density of
Downtown and the medium to lower density residential neighbourhood
through sensitive infill and the enhancement of streetscapes.

The proposed development at 836 and 838 Broughton Street is consistent with DPA 14
objectives for redevelopment of parking lots specifically, and overall high-quality design.

2.6.3 Downtown Core Area Plan, 2011 and Cathedral Hill Precinct Plan, 2004

With respect to local area plans, the Downfown Core Area Plan, 2011 (“DCAP”) and the
Cathedral Hill Precinct Plan, 2004 (“CHPP”), apply to the subject site. Within the DCAP, the
Core Residential Mixed District (RMD) includes the 800-block of Broughton Street. The latter is
both a transitional zone from high-to-medium density, in the “Cross Town Concept’, and where
height transitions from high-rise to mid-rise buildings in the “Urban Amphitheatre Concept”.
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The DCAP does not identify a maximum density for Broughton Street between Blanshard Street
and Quadra Street because this block is located in the “Special Density Area” where the
appropriate density is determined on a site-by-site basis. However, policies in the DCAP for
form, massing and design considerations, such as height, serve to shape the potential density
of a specific site. For instance, “Map 32 - Maximum Building Heights” identifies a height ceiling
for the subject properties of up to 30 m, which is approximately ten storeys for residential
buildings, or eight commercial storeys. CHPP similarly identifies height of up to eight storeys for
the same block, and “Map 3 - Anticipated Redevelopment” includes the location as a priority for
redevelopment.

These DCAP policies should also be considered in review of the proposed rezoning and design:

Residential Mixed-Use District (RMD) - Objectives and Policies

1. To encourage multi-unit residential development appropriate to the context and function
of each neighbourhood and (that) reflects the differences in allowable building heights
and density throughout the RMD along with other land uses, public amenities and
services that help to develop complete communities.

2 To ensure new residential development includes active street-level businesses where
appropriate, to provide commercial services and activities and to increase pedestrian
activity within the public realm.

3.102 Ensure that designs for new buildings and improvements to the public realm located
along the edges of the RMD consider scale, orientation, setbacks, mass and building
height to provide sensitive transitions to surrounding Districts.

Development Blocks - Policies

6.165 Locate the tallest buildings closer to the middle of the development block, where the
development block has an east-west orientation, in order to reduce the potential shading
and wind effects on adjacent north-south streets.

The proposal for a building of maximum height is generally consistent with DCAP Policy 6.165
in terms of the location of the apartment building in the middle of the development block.

2.7 Consistency with Design Guidelines

The proposal is subject to review under DPA 14 Cathedral Hill Precinct. Building form,
character, finishes, and landscaping details are controlled and regulated in relation to the
applicable guidelines in the Downtown Core Area Plan, 2011, and the Cathedral Hill Precinct
Plan, 2004. The proposal responds well to the design considerations, as summarized below.

2.7.1 Building Separation and Setbacks

The proposed site plan for the residential mixed use development is consistent with the DCAP
guidelines for residential building separation distances and setbacks. Buildings that are up to
30 m in height should have a minimum of 3 m setback for side and rear yards, for the upper
storeys of the face of the tower; the proposal fully complies with that criteria. It should be noted
that Broughton Street fits the category “narrow street” in the DCAP, where the front setback
should be less than 3 m in order to create a sense of animation. Here again the proposal is
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generally compliant as the main portion of the building has a setback of 2.38 m; the easterly
portion of the front fagcade does not meet this guideline as an area of side yard needs to be
maintained in order to accommodate an easement for the neighbouring property; additionalily,
the main entrance is set further back from the property line.

2.7.2 Building Design

The proposed building is consistent with the heights outlined in the DCAP and the associated
maximum height for the specific block of the subject site. The proposal also complies with
Appendix 7 “Building Design Guidelines” in the DCAP and its related Policy 6.185 for “street
walls and setbacks - narrow streets”. Overall, the proposed form and massing is organized to
demarcate the building base, body and top. An enhanced street presence could be achieved
with further refinement to aspects of the design and architecture in order to foster a more
human-scaled design and overall appropriate contextual fit. With respect to technical details for
building proportions, the proposed design fully complies with the required width, height and
setbacks for primary and secondary street wall, and building face above 20 m.

2.7.3 Building and Street Interface

In the DCAP Appendix 5 “Building and Street Interface Guidelines”, this block of Broughton
Street is identified as a “commercial street”. In these locations, public realm improvements
should be designed to relate to adjacent retail, office and mixed-use land uses, and to provide
comfortable, safe and animated pedestrian environments. The proposal includes commercial
and/or live work uses at grade and this would contribute to street animation in combination with
frontage features such as articulation at the building base, multiple entrances, extensive glazing
and awnings for weather protection for pedestrians. Also, two new street trees are proposed
along with three trees and a row of plantings along the front (south) property line on site.

3.0 Issues

The following issues are associated with these applications:

@ increased density within the Core Residential Areas
. commercial use at street level and potential for design refinements
. building height
. parking and traffic
U encroachment agreement for underpinning.
4.0 Analysis
4.1 Increased Density within the Core Residential Areas

The OCP states that new development in locations that are west of Quadra Street may exceed
the maximum density of 3:1 FSR prescribed for Core Residential areas with extra density up to
5:1 FSR where a proposal includes features that “significantly advance” the OCP objectives.
For instance, the contribution of a public amenity may justify extra density above 3:1 FSR. The
proposed development for 836 and 838 Broughton Street has a density of 5:1 FSR. Should
Council wish to approve these applications, the applicant should justify the proposed land lift
from the base density of 3:1 FSR envisioned in the OCP for Core Residential areas located
west of Quadra Street to permit the increased density of 5:1 FSR, representing 2:1 FSR of
bonus density.
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The applicant has submitted a letter dated February 3, 2014 (attached) indicating that they have
voluntarily undertaken a third-party land lift analysis to quantify the value (if any) of the land lift.
They have also requested in this letter that if it is determined that there is value gained from the
land lift, that instead of the City’s standard requirement to secure 75% of this value, that it be
reduced to 25%. This request is based on the policy that applies to a portion of the Central
Business District (CBD) between Blanshard and Douglas Streets where applications that were
made prior to December 31, 2013, would only be required to contribute 25% in order to provide
a “phase-in” period. This “phase-in” period was established in recognition of policies contained
in the previous Downtown Plan, 1990, that applied to this area and supported higher densities
for certain types of development. This property is located outside this area but the application
was submitted to the City on December 3, 2013. An alternate motion that would reflect this
request is presented later in this report as Option Two.

Additionally, a Section 219 Covenant for sewage attenuation is required for infrastructure

improvements to support the proposed increase in density from the 2:1 FSR maximum for
multiple dwellings, in the existing zoning entitlement, to 5:1 FSR. Wording to capture this

requirement is provided in both Options One and Two of this report.

4.2 Commercial Use at Street Level and Potential for Design Refinements

The applicant is proposing that two units at grade would be either “live/work™ or be used as
commercial space such as office or retail. Given that the 800-block of Broughton Street is
categorized as a “‘commercial street” in the DCAP, the proposed mixed-use development is
supportable, but the custom zone would need to be flexible in the permitted uses.

The project may benefit from further consideration of the design of the lower levels adjacent to
the street in order to help ensure that a positive street presence is fostered. In particular, review
of the lower level design, architectural features, entries, windows and materials would be useful.
The staff recommendation contains language referring the application to Advisory Design Panel
in order to get further input on these aspects of the proposal.

4.3  Building Height

The proposal is technically considered an eleven storey building because of a washroom,
storage area and stairs associated with a roof top deck. These features are connected with the
elevator shaft and mechanical apparatus which are normally exempted from the definition of a
storey. Given the small area dedicated to these features, this “eleventh storey” will read as part
of the mechanical penthouse, giving the building the overall appearance of a ten storey building.
If Council chooses to advance the proposal for further consideration at a Public Hearing, the
zoning bylaw amendments would be drafted to capture this limitation.

This height is appropriate to the mid-block location of the subject site and would help to create a
new place character of mid-to-high rise building forms within the south edges of the Urban Core.
While the residential mixed-use development would be a “tower”, its height and scale would be
modest in relation to Yates Street and Douglas Street, where the DCAP envisions the apex of
the skyline to have built forms rising to 20 storeys.
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4.4 Parking and Traffic

The applicant provided a Traffic and Parking Study which has been reviewed by the
Transportation Section of the Engineering and Public Works Department. This study provided
useful data, enabling staff to better understand the potential impacts of the proposed
development and to plan for eventual improvements and changes that will be required, in due
course, to ensure that traffic is managed in an effective manner. In terms of parking
requirements, the study also bore out that the proposed total number of parking stalls, although
slightly less than what is required in Schedule C of the Zoning Regulation Bylaw is acceptable.
Additionally, the applicant has provided more than the required bicycle storage facilities.

4.5 Encroachment Agreement for Underpinning

With any project of this scale that has small setbacks and requires significant excavation,
construction methods often require a form of underpinning which can result in material being left
in the public right-of-way. The resulting material (typically rock anchors) presents no concerns
to the public interest and do not impact underground infrastructure, however an Encroachment
Agreement between the City and the developer is required. The staff recommendation includes
direction to allow staff to enter into such an agreement, if the rezoning application is approved
by Council and if it is deemed necessary to facilitate the construction of the project.

5.0 Resource Impacts

There are no resource impacts that are associated with this development.
6.0 Options

Option One: (Staff Recommendation)

1. That Rezoning Application #00425 for 836 and 838 Broughton Street proceed for
consideration at a Public Hearing, subject to:

(a) provision of a third-party land lift analysis that justifies any increase in
density that exceeds the floor space ratio of 3:1 FSR with a contribution of
75% of the value of any identified land lift to be made to the Downtown
Core Area Public Realm Improvement Fund (75%) and the Downtown
Heritage Building Seismic Upgrade Fund (25%) to be secured to the
satisfaction of the City Solicitor and the Director of Sustainable Planning
and Community Development;

(b) preparation of a Zoning Regulation Bylaw amendment to accommodate
the proposal;

(c) preparation of legal agreements to the satisfaction of the City Solicitor
and the Director of Sustainable Planning and Community Development to
ensure that future strata bylaws cannot prohibit strata owners from renting
residential strata units.

(d) preparation of legal agreements to the satisfaction of the City Solicitor
and the Director of Engineering and Public Works for sewage attenuation
to mitigate the impact of increased density.
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2,

Review by the Advisory Design Panel of Development Permit Application
#000377 prior to Council considering issuing the permit with special attention to

~ the proposal’s street relationship and contextual fit.

Following consideration of Rezoning Application #00425, that Council authorize
the issuance of a Development Permit for 836-838 Broughton Street, in
accordance with:

(a) plans stamped Development Permit #000377 dated January 28, 2014;

(b) development meeting all Zoning Regulation Bylaw requirements;

(c) final plans to be in accordance with the plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

Following consideration of Rezoning Application #00425, that Council authorize
staff to prepare and enter into an Encroachment Agreement for a fee of $750
plus $25 per m? of exposed shored face during construction, to the satisfaction of
the City Solicitor and the Director of Engineering and Public Works.

Option Two: (Applicant Preference for 25% Land Lift Contribution)

;

That Rezoning Application #00425 for 836 and 838 Broughton Street proceed for
consideration at a Public Hearing, subject to:

a) provision of a third-party land lift analysis that justifies any increase in
- density that exceeds the floor space ratio of 3:1 FSR with a contribution of
25% of the value of any identified land lift to be made to the Downtown
Core Area Public Realm Improvement Fund (75%) and the Downtown
Heritage Building Seismic Upgrade Fund (25%) to be secured to the
satisfaction of the City Solicitor and the Director of Sustainable Planning
and Community Development;

b) preparation of a Zoning Regulation Bylaw amendment to accommodate
the proposal;
c) preparation of legal agreements to the satisfaction of the City Solicitor

and the Director of Sustainable Planning and Community Development to
ensure that future strata bylaws cannot prohibit strata owners from renting
residential strata units.

d) preparation of legal agreements to the satisfaction of the City Solicitor
and the Director of Engineering and Public Works for sewage attenuation
to mitigate the impact of increased density.

Review by the Advisory Design Panel of Development Permit Application
#000377 prior to Council considering issuing the permit with special attention to
the proposal's street relationship and contextual fit.

Following consideration of Rezoning Application #00425, that Council authorize
the issuance of a Development Permit for 836-838 Broughton Street, in
accordance with:

a) plans stamped Development Permit #000377 dated January 28, 2014:
b) development meeting all Zoning Regulation Bylaw requirements;
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c) final plans to be in accordance with the plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

4, Following consideration of Rezoning Application #00425, that Council authorize
staff to prepare and enter into an Encroachment Agreement for a fee of $750
plus $25 per m? of exposed shored face during construction, to the satisfaction of
the City Solicitor and the Director of Engineering and Public Works.

Option Three: (Decline)

That Rezoning Application #00425 and Development Permit Application #000377 for 836 and
838 Broughton Street be declined.

7.0 Conclusions

This proposed development at 836 and 838 Broughton Street as a high density, mid-rise mixed
use development would support the planning objectives for Downtown found in the OCP and the
applicable local area plans for the Downtown Core Area and Cathedral Hill Precinct. While the
DCAP includes the subject site in the “special density area” where there is no prescribed
maximum density, the OCP identifies a base ceiling of 3:1 FSR for Core Residential areas
located west of Quadra Street. It also identifies that bonus density up to approximately 5:1 FSR
is supportable in these locations where a proposal significantly advances the OCP objectives.
Accordingly, the applicant should provide a justification for the increased density from 3:1 FSR
to 5:1 FSR based on OCP policy and the land lift analysis.

8.0 Recommendations

1. That Rezoning Application #00425 for 836 and 838 Broughton Street proceed for
consideration at a Public Hearing, subject to:

(a) provision of a third-party land lift analysis that justifies any increase in
density that exceeds the floor space ratio of 3:1 FSR with a contribution of
75% of the value of any identified land lift to be made to the Downtown
Core Area Public Realm Improvement Fund (75%) and the Downtown
Heritage Building Seismic Upgrade Fund (25%) to be secured to the
satisfaction of the City Solicitor and the Director of Sustainable Planning
and Community Development;

(b) preparation of a Zoning Regulation Bylaw amendment to accommodate
the proposal;

(c) preparation of legal agreements to the satisfaction of the City Solicitor
and the Director of Sustainable Planning and Community Development to
ensure that future strata bylaws cannot prohibit strata owners from renting
residential strata units.

(d) preparation of legal agreements to the satisfaction of the City Solicitor
and the Director of Engineering and Public Works for sewage attenuation
to mitigate the impact of increased density.

2. Review by the Advisory Design Panel of Development Permit Application
#000377 prior to Council considering issuing the permit with special attention to
the proposal’s street relationship and contextual fit.
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9.0

<

Following consideration of Rezoning Application #00425, that Council authorize
the issuance of a Development Permit for 836-838 Broughton Street, in
accordance with:

(a) plans stamped Development Permit #000377 dated January 28, 2014;

(b) development meeting all Zoning Regulation Bylaw requirements;

(c) final plans to be in accordance with the plans identified above to the
satisfaction of the Director of Sustainable Planning and Community
Development.

Following consideration of Rezoning Application #00425, that Council authorize
staff to prepare and enter into an Encroachment Agreement for a fee of $750
plus $25 per m? of exposed shored face during construction, to the satisfaction of
the City Solicitor and the Director of Engineering and Public Works.

List of Attachments

Zoning map

Aerial photo

Letters from architect, stamped December 3, 2013

Letter from applicant, stamped February 3, 2014

Plans for Rezoning Application and Development Permit Application, stamped
January 28, 2014

Minutes from Fairfield and Gonzales Community Association Meeting on
October 21, 2013.
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Planning & Development Department

Development Services Division

December 2,2013

City of Victoria

City Hall

1 Centennial Square
Victoria, BC VBW 1P6

Attention: Mayor and Council
Dear Sirs:
Re: 838 BROUGHTON STREET

OUR PROJECT NO. 213029.01 - 1.6.1.1
REZONING AND DEVELOPMENT PERMIT APPLICATION

This letter is in support of our application for a Rezoning and Development Permit for the
above property. The proposal is for a residential condominium tower with a total floor area
of 6,686 square metres (71,970 square feet) and a floor space ratio of 5:1. The proposed
building is 10 stories high, with an overall height of 29.9 metres (98 feet), and has a total of
85 residential units.

Planning Policy

This property is situated in the northeast corner of the Fairfield neighbourhood, adjacent to
the Downtown and Harris Green neighbourhoods. More specifically, it is within the
Cathedral Hill Precinct Plan of Fairfield. In addition to the Official Community Plan and the
Cathedral Hill Precinct Plan, the property is also covered by the Downtown Core Area Plan
2011. The Official Community Plan 2012 envisages floor space ratios to a maximum of 5:1 in
this area, while the Downtown Core Area Plan 2011 more specifically deals with height
limits of 30 metres. These approved policies and documents may be described as generally
having the following objectives:

¢ Provide greater density and housing opportunities in and around the downtown core.
* Facilitate a transition area in terms of height and density between the downtown to the
west and the lower density residential areas in Fairfield to the south and east.

* Enhance the streetscape through building and landscape design.
Design Response

This project provides 85 one and two bedroom condominium residential units, generally at
a smaller, affordable scale. Ground level units have direct access from the street; all other
units have access to roof decks, balconies, or open windows with “Juliet” style balconies. A
common rooftop amenity area is provided for the use of all residents; it will have a
barbeque and seating areas and landscaping, and will enjoy views in all directions.

MCM

Musson
Cattell
Mackey
Partnership

Architects
Designers
Planners

A Partnership
Of Corporations

1600 - Two Bentall Centre
555 Burrard Street, Box 264
Vancouver, British Columbia
Canada V7X 1M9

T 604. 687, 2990
F 604. 687. 1771
www. MCMParchitects.com



MCM.

Mayor and Council, City of Victoria

December 2,2013 Musson
Cattell
Mackey
Partnership

The existing street has a mix of uses, scales and heights of buildings; generally most of the ~ Architects

existing buildings are in the two-to-three-storey range. In recognition of this, the lower four Designers

floors of the proposal are set back approximately 2 metres from the property line, while the Fladey=

above levels 5 to 8 are stepped further back, and levels 9 and 10 are further back again.

Setbacks and variations not only provide architectural interest when seen from a distance,

but provide a more human scaled view scape for passers-by. A Partnership
Of Corporations

Sustainability

By its nature, a higher density project of this nature serves sustainability goals by providing
residential opportunities within walking distance of downtown employment and amenities,
and its adjacencies to transit routes. In recognition of these advantages, a lower parking
ratio of .65 cars per unit is proposed. There is a large bicycle storage facility conveniently
located at the ground level with space for 100 bicycles for the 85 apartments. This room will
also have a repair table provided with holding clamps, etc. for the use of cyclists. There is
also provision for motor scooters in the first parking level,

The project will be fully compliant with the new energy requirements being incorporated in
the British Columbia Building Code as of December 2013. These include:

¢ High performance building envelopes in terms of insulation values, reduced window
areas.

* Energy efficient lighting and electrical systems, including motion sensors lighting, LED
lighting and other similar provisions.

* Low flush toilets and high efficiency plumbing fixtures, drought-tolerant landscaping
and efficient drip irrigation.

e Construction waste management during construction.

Other than areas for entry / exit, private terraces, and mechanical equipment, a considerable
part of the remaining roof is devoted to intensive planting, whether as screening and
privacy elements at the ground and second levels, or as part of a roof garden at the top of
the building for use by all residents.

The proposed building relies on fresh air ventilation and does not have air-conditioning
systems. Efficient electric heating systems will have time-controlled thermostats.

CPTED

As noted above, one of the policy goals of development in this area is to enhance the
streetscape and pedestrian experience, including the feeling of safety and security. It is
achieved in the project through the design provision of street level units (“eyes on the
street”), and an open lobby entry area fully visible from the street and adjacent to the
parkade entry.
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Floor Area Exemption Architects

Designers
Rooms for bicycle parking and storage lockers have been located at the rear of the ground e
floor. As the ceilings in these rooms will be more than 1.8 metres above grade (will be
approximately 2.7 metres), under the Zoning Bylaw they would be included in the total
floor area. We are asking that these areas be exempted from the floor area. A Partnership
Of Corporations
From a design perspective, locating these facilities at the rear of the ground floor utilizes
space that has no other practical purpose. If the area was treated as private outdoor space
for dwelling units, it would mean those units would open into a space surrounded by blank
walls to the east and west, with unknown future developments to the north (and currently a
fairly unkempt area), and being on the north side, mostly in shadow. It is not a desirable
area either for outlook or for an outdoor space.

Locating the bicycle parking and storage lockers at this level provides much better access
for residents than locating them in basement levels as is commonly done. This is especially
true for bicycle facilities which are used on a daily basis.

Itis also worth noting that the Bylaw exempts floor area above grade that is used for
motorized vehicle parking. To exempt cars and yet count bicycle space is, we submit, unfair
and runs against the broader goal of encouraging cycling and lessening dependence on
cars.

Adaptable Units

Fifty percent of the units will be constructed to the City's Adaptable Housing Standards,
which allow for fitting out for the infirm and people in wheelchairs.

In summary, we believe this project will help in meeting policy objectives of the City of
Victoria for this area, and provide a very livable and affordable opportunity for residents.

Yours truly

MUSSON CATTELL MACKEY PARTNERSHIP
ARCHITECTS DESIGNERS PLANNERS

'
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f f { :
“é -‘—/’E{/ VN (/ 4 /\JJ/
Bill Reid, ARCHITECT AIBC, MRAIC, CP
William J. Reid Architect Ltd., Partner

—
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City of Victoria
!
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i
} Planning & Development Department
Development Services Division

February 3, 2014

City of Victoria
#1 Centennial Square
Victoria, BC, VBW 1P6

Attention: Ms. Helen Cain, Senior Planner

Dear Ms. Cain,
Re: Density Bonus - 836/838 Broughton Street, Victoria BC

Further to our meeting of January 30, 2014 with Deb Day and Alison Meyers, we are
writing to advise on our views regarding the City of Victoria Density Bonus Provisions.

Firstly, in our opinion, the Downtown Core Area Density Bonus system is contrary to the
City’s attempts to implement an OCP and DCAP that will assist in creating a vibrant
downtown and an affordable supply of new residential housing. It has the effect of
increasing the cost of the end product by introducing a hidden tax and compounding an
already challenging set of development and market conditions.

In our view, the City should be encouraging projects in any way possible to achieve
downtown rejuvenation and healthy growth as you have outlined in other section of the
OCP and DCAP. By working with developers to address affordability issues head-on, the
City could support a healthy downtown core alongside the benefits of higher property
taxes in perpetuity rather than looking for a onetime ‘tax grab’ in the form of a density
bonus payment.

Secondly, with regards to the proposed rezoning of 836/838 Broughton Street from a
base density of 3.0 FSR to 5.0 FSR as outlined and permitted under the City policies, we
will undertake the following in an attempt to have our application processed efficiently
and in recognition of the City's policies:

1. Undertake a bonus density analysis by one of the two preferred economists
selected by the City of Victoria.

2. Request Staff consider that this application be processed using the bonus density
policy uplift formula of 25% as outlined in Section 4.15.1 rather than Section
4.15.2 given:

* The application for rezoning and DP was submitted to the City of Victoria on
December 3, 2013.



o The subject property backs onto the downtown area where the 25% land lift
value was illustrated.

e We understand that the demarcation line was somewhat arbitrary at the time
that Maps 14 and 15 were prepared. We consider a 75% Bonus density uplift
to be very punitive with a direct impact on increasing costs of housing within
the neighbourhoods that are adjacent to the downtown core.

We expect that the City will likely require 836/838 Broughton to include a sewer
attenuation system that will add at a minimum $250,000 in costs to the development.
The size of a 14,400 liter tank is very significant in any urban development and will likely
reduce parking stalls by 3 or 4 stalls. The requirement for holding tanks is another
challenge and cost to developing in downtown Victoria.

In summary, we request the consideration of City Staff on the following:

1. Ifa Density Bonus payment is required, have it based on 25% of the land lift
value as the application was made prior to December 3, 2013 and given the
subject property backs onto the designated area which require a 25% calculation.

2. The elimination of a sewer attenuation tank for the development that imposes
increased development costs for the project and increased strata fees arising from
maintenance costs for the owners of the suites in the long term.

Should you have any questions or comments on our requests please do not hesitate to
call me directly.

Thank you for your consideration.

Yours truly,
CHARD DEVELOPMENT LTD.

b

David Chard
dave@charddevelopment.com

Ce: Alison Meyers — Assistant Director, Development Services
Deb Day — Director of Planning & Development



000'V

TN

133HS
Y3IA0D

SNOISIATY 40 BT NWT 82
HOISSIWNANS 40 EL3Q T

T6Z0ETT
#1afoid

24 ‘VIHOLJIA
1S NOLHDNOYE
8€8

suopelodio) o
diysiauued v

siauue|g
ssaubisaq
5193421y

diyssauyseyd
Kaxpey
l13ned
uossniy

Wow

SUWKITTID | A GOE - YIOEI T | BAMINIADY OOOVGZONTE

4
8 WIOL
6 (w0641~ 084 4 08Z°L - OV8 N3O ¥ WOOY a8 Z
1z (820 - L'LL) 4 091" - 0E8 Wooy a38 2
8 (W §2'SL - £'65) M 048 - 009 N3O R WOOY a38 L
ww (2w 585 - §'6¥) 4 0€9 - 06% WooY a3d ¢
z (W 0°L6 - €'28) 4 086 - 06 FHOM / 3AN
ALILNYND 3oNvY 32IS FdAL
(LNniL) ve
TW1OL 50+
9 9
a350doyd 2 IINAIHIS MYTAS DNINOZ HIANN ATHINDIY ONMEYL 194019 T SSV1D
001 {LnniL) 8
a3sodoud 2 2INAIHIS MVIAS DNINOZ ¥IANN GFHINDIY SNINEYL TT0A0IE L SSVID
TioL7R
(1101 40 %0L) £ (L0 40 %04) £
a3s0dodd 9 FINAIHOS MV IAR ONINOZ ¥IANN AIMINDTY ONINYV HOLISIA
{W5g/L) € TUVLTY / EOM / 3AIT
sL (LINM/S'L) €21 TIWLLNSQISTY
a3s0d40ud 2 FINAIHOS MYTAS SNINOZ ¥IANN GIWINDIH DNINHEVD
s (WS'E) 'L+ U SN ALYSJONd HYIY 'SIINOOTVE
(we'e) €1 (WS'e) &L 1 UL :ENIT ALYIJOYd 3AIS 'SAINCOTVE
(wyp) gyt (Wg) 86 Ut AN ALY30Nd ¥V “TIVM HON3 LG
(') 41 (we) 86 UM 3NN ALY3dOYd 30IS 'TIVM HOH31XE
Q35040¥d  (WOE) ¥'86 - (Ww0) .0 LHOITH MO NYTd VISV JHOD NMOLNMOA ¥IANN a3UINDTY
(wz'g) £0Z {wg) 261 uw (WSZ) 28 SACBY HOVELIS
(wy'e) £'41 (wg) L6l - (WE) 8'6 HMOVELIS
(we'e2) 99L (wsz) 28 - (WeL) 165 "LHOIFH
(wo'L2) 69 (we'0L) 6'SE = %0E X (Wy'ge) 9644 (HLAIM ILIS %O0E YW ‘H1OIM
3OV4 ABYANODIS
(wyz).e (we) 86 - (wo) 0 MOVELTS
(wz'zi) ov {wsl) Z'6% - (WoL) 9ZE "LIHDEH
(we'z2) 8L {(WE'LZ) 8°LL = %09 X (We'9E) 9'6LL THLAIM TLIS %09 U ‘HLAIM
30V Agviibd

0350d0¥d  (wsz>) S13TUIS MOWUYN ¥Od Nvid vV JH0I NMOLNMOQJ ¥3ANN a3¥INDIY
SA3YOLS 0L

(we'62) 86 :03S0d0Hd

(wSZ2) €L 'ONINOZ BO-dHI HIANN AAMOTTV

(w 0g) 86 :NVd VIHY 3H0I NMOLNMOT HIANN aIMOTTY

SNYId NO 00°0 = (W /2 22) S0°EL

(2w 9'6LL) o 9bL'L XoU :03SOdONd
(e OE6) M 010'01 Xew :(WOE) ,5°86 (WOZ) 959 NV d VIV OO NMOLNMOQ HIANN d3-INDTY

(g = W @LEE"L /W 989°9) § = 4 00¥' YL / ) 0L6°LL Q3SOLOUd
{ONINOZ3H) Y3HV ALISNIQ TVIO3dS HIONN O3MO TV
L'Z 'ONINOZ HO-dHO LNIFEHND

VLT (W 821) M 026'4

TVILNIQISTY (W 805'0) M 050°0L

(e 989'9) 4 0L6'1L

(%91 = A §°LEE"L / W §°202) %91 = ) 00V'YL / M 9'EEX'T

(2408 = .0 @'ZEE"L /W 9'0SLL) %08 = U 00v'7L /U SBE'ZL

(W g LEE"L) U 00P'PL

(1OR4LSIA STHINCD LONIOTH TIIH TvHA3HLYD) ¥I-dHD
VIMOLOIA "L9Z % 992 S101

v vda

1OM1SIa 3SN G3XIN TVILNIAISTY

QT3S
‘0’8 VIHOLIIA ‘L3THLS NOLHONOYSE BER ¥ 9E8

SLINN J3LYLNIIHO aNNOYS

S3dAL S3LINS

SHINOOT IOVHOLS H0 HIAWNN

39vdH0LS 37104018

ONIMEYd

SMOVEL3S ONIgUNg

TIVMLIIELS

SA3HOLS 30 ¥38WNN

(30vy9 I9VYIAY IA0EY) DNITTING H0 LHDIBI!

(21130039} 3avH9 IOVHIAY

3218 3LYd HOO

OlLVY 33VdS 0014

V3V 0014 TWLOL

3IVdS 3LIS N340

3OVHIA0D 3LIS

V3RV 101

ONINOZ

NOILJIMOS3Q O3

VIHY LINE3d INSWHOT3A3A

1O/M1SIA NYd YIHY 3800 NMOLNMOA
QOCHYNOBHOIIN

SSIHAAVY LOIrONd

NOILYIWHO4NI 1O3rodd



ST | UGG e e LE | MG X0 GONVEEITE WNRMAAONIIS00 NVATOALIIAS MOMNGHIGN 503 - €T06 BEVLLOEATNTY
| ' i 3 iy UL Ut O G ORI S0 9] LIS ASSER VU1 VST 0 A Py b Y

SNOISIAZY dQ #T NWI BT
HOISSINANS 40 ET 230 T

T'6Z0ETe
#3aloig

28 'VIHOLDIA
1S NOLHDNOYE
8E8

suopesodio) Jo
diysiauped y

siauueld
ssaubisag
ERECHEEN

diyssauyied
Aaydew
1121ed
uossnp

WO W




WL = GZE/T

ONILSD3
NVid
aLs

SNOISIAJY 40 ¥T NI 92
NOISSIWENS d0 €130 T

T'ezoETT
#1valoig

28 'VIYOLIIA
1S NOLHONOYE
8€8

suopesodio) JO
diyssoupied v

siauue|d
ssaubisag
sRYY

diyssauzied
Aaxyrew
l1ane)
uossnpy

WO

SATHAIGTIDN | e T 90T T LT | MO0 015 LORVER0RTE,

m _ —— o \\. irlﬁ,v.:.!:_;.._:
’ = | | 4_
. 158 | €8 _ rdlora) _ Gig |
L o~ e B s s e T _l_. _
.rrff.tr.l/.J / -
B
e
13341S NOLH9SNO0Yd e —
\\ 150d + “Ommj_nDMI i e
/ %ﬂﬁ_\,.f ] (s D 18 (¥ 7~ 1504
.I.m IIIIIIIIIII Vi 1) R, Wi D/ W _
_||| / | _ -..ﬂ _ : Q,w%" J.r\niv
| 958, _ _ _ I Y 9LIvL8
| \ £ 5 ¥ :
i ot ;
R / _ _ i _H
\ | 8 )
W —| . _ _ B m DZ_W&(&_D.G.GGZM e
Wtwmf ...... v ; : : g mm | "
_ | _ i _
i
_ 58 _ ov8 _ 868 _ 9e8 818
| _
- NN I
668-168 6v8 Lb/Lie ££8-628 12I528 | 8618 |- ZL/518
. A ‘_\ ‘
e o I
J \.\ // i _ ﬁ
wzz e L . |
B O i il N\
_ ,/ _




0T’V

WOnT = WZEST

NY1d
als

SNOISIAJY d0 YL NI 8T
NOISSINENS 90 ET 230 T

T'6T0ETT
#9oid

29 ‘VIYOLIIA
1S NOLHDNOYY
8€8

suopjesodio) 4o
diysiauped v

siauue|g
ssaubisag
s3Iy

diysiaulieg
faxdew
113\e)
uossniy

| W VIO LT | LS TOIVERORRE  \LACAPLASIN I LNV CALITILS NOLIENONS WED

s AT

/ SNV NO 000 = /
\ A.S‘nb._.__wﬁ

(21130039) 30vHO 3OVHIAY /

\ : q ao,m. i _

N

_ 958, | | [

_ _,.,_,.,., _ W%ﬁ_- ui
o | LB
- k | i WAmm_ .

A
e Il ove H-
_ | B

668-168

]

i
5‘

o
- R

i
i,

©
o)
el

P - .
Ltz

s j.

9L/vi8

8.8

6£8-5€8

12/528

\\\\\
- LLISL8

|




0oz’

W= ,ST/T

NV1d
£d
ONINYVYd

SNOISIATY 40 ¥T NVT 82
NOISSINGNS 40 ET 230 2

T'620€1Z
#paloid

289 ‘VIHOLJIA
1S NOLHDNOYE
8€8

suopeiodio) jo
diysiauped y

ssauue|d
siaubisag
SRy

diysiauyied
Aaxpew
1123.)
uossnyy

Wow

SAMNICTIED | 1A T - 08 LT | MO 84 OTVEERIT

el

P

s P LY

M 9cl €l
£d 9NV

T T Tl T T T _
Wiz wpz | wig ] E....N..‘_a gz \l‘L_. wz | ougz |
& 7 _ i (l , _
E , , [ W
* |
| _
a0 %0 ®
3|2 W02 NO diNvy A _
(wesgH]
008
" m 5 & _
s c=ml] @ m
| W fwepgl |
W 7 £z | _
i | | |
[ it |— & L -
2P o2 %z || | 1
g5 Tl B E
B ” B
= _ o _
; i | ‘
|/ _E | |
.—‘ N (] _ _
g & .
o % ® o :
W02 NO dNve _
[wergy]
«008 e
S N
.“A i 7 0 |
| _
f | | | %
i . | i
wiz Tz 7 owrz T urz 7 wge 7 owezr 4 wez _
L e T ]
SELL
[wsz'ge]




10T’V

WO =.9T/T

Nv1d
(4]
DNDI¥Yd

SNOISIAZH 40 71 NV 62
NOISSIWGNS 40 €130 T

T'6Z0ETT
#afoig

28 VIHOLIIA
1S NOLHODNONE
8E8

suoieiodio) Jo
diysiaupied v

siauue|d
siaubisag
513U

diysiaulied
Aaxpey
llaned
uossnpy

WOW

HNKITIIE | WA T FIOE LT | A T4 LOEVORELE

erstee

M SCl €
¢d ONIMEVd

_ _
]lﬂ]ll.““
mZ Gl
212 o4
§a §a
A1

I

__ ISnwrxa sevave.

%t @

0.2 NG NV

L8251

iEh]

lwsz 6]
L0708 ‘
1

%y @

.02 NQ dVH
lwgg'sl)
40-05

EH

[wggve] y
WGELL [iigg 9]
[wgy'gg] 21108

mv WL-6LL




SMNIGUS | AT YO T | OMG 14 Bt e

0TV | e : MGzl €1
_ Ld ONIYVd

b i { P Sy 1

£ _||. — — — . — — —_— — — — — — — 4 — — g AT
5 == |
, [ wez 7wz 7w T owz 7w :
| | _ [ — — = gew 0 — Ememl| resw _
_ ﬁ (| WORLDITE WAoY| waLvm !
0T = 8T/ W W ] Et+ 19 Emm: V10 ,_ ,
| P |
| Ml | | _ |
W _ ZL #W,. J f [— |
NY1d . | | Bueved ¢ ! ,
1d 7 _ _ 7 _ _
ONDI¥Yd
_ . _ S .. S——— : :
i _ | > g T 202 NO diWvd - N
| | |
| | ; (weg'g] [ | .
. m _ i o2z ¥ . | “
| /¥ . | I
| | _ =1 1 T s i _ |
SNOISIASY 40 ¥T NVT 82 _ _ . _ ‘W. : :.w (e ” ” _r — L
NOISSINENS 40 £1330 2 | i _ | ] | @ W ﬁ ﬁ ] wele] |
_ | el _ 5 , m 00z 1 _
I £ H 88 ‘ 4 h | _ :
3z B Rl we 7 /B e 7w 7w B =
a8 { |_ = leg 2
L'620€TZ Fla gl : : =7 20 g
& Dafoig ar= “NE o 4 ~ = . - g 2| :
| _ a z 1 e i m |82 | _
i o (=] t
ez 1l e ~ . s |l I
| Koy @ # @ 5 | I W '
38 ‘VINOLIIA - | = & ..o T N a | e [ | , ﬂ
15 NOLHDNOYS RN ave i N T m ¢ | |
8€8 W 0oy | _ X _ ﬂ W.,n -
[ | _ f ,
! | |
] | | | |
, 7 : A it wd 9 L ,
L _ | 544 .0 NO diva | , _
| [ 4
suapes0dio) 0 | | | _E;.m_..m. omm& ,
diyssauned v ! | | | L |
_ o I | _
| ; NN —— _— ]
_ EEER i i j oA -
IR Um,:.ﬁi L __H_ i |
— [ _ . .% i o | (WZ) L9 1HDIZH ¥V 0 NIN — _ m
s1auB153Q [ £ . 5| S W SHOLISIA YOLVHINID .
SPAYIY | | 7 |1
[ _ wrg A wig| 7wz T wer T we T ow wz w4 _
diysiauyred |
Aaxyrepw
1ened

uassnpy




ABMIGII0 | WedELL PLGEVET (T | BMO4 CODVGEONLT e
150/u8 41500 13 001G PRI USG5 95} AL MFISEYY JRIIES) SIS O ALAG01 PRSI SR 11

ey N e W W 133¥1S NOLHONO¥E 28 ¥
- H0074 ANNOYD
SNVId NO 000 = R _— Hdo @
\ “ (90'cL) wizez = a@ _ R e%v
(21130039) 3aVYD FOVHIAY Y 1 IR, rctkss ; ;
A 1 oo ?Suw&umnﬁ OL 3334 Ak . 3 re e e
= _ T . _ W_EWEL ,:.ﬁmmﬁ@w_‘l‘ﬁf. T - E— W& ]
. of | | === L
_ _ %.mp || & ! —— 7 4,
R 17 0 . '} @ !
; . o | :
_ .ﬁeg o tugoel = * %6 088
A Laor 71 g0 \m, auns 3uns W *
e 7 | P m MHOM/EAIT SHOMEAN *
400 i _ 22 i ”
ANNOY¥9 1 b | 1
552 “
_ mR—— m
Qnu ﬂ lugezl]l - [wedal : g _
+£0-8 i
= & | rr ﬁ ma IR
SHOISIAIY 40 ¥T Wi 92 m = : _ ‘ Wm m_f_uom
NOISSHNGNS d0 £1 230 2 N N i =
O | off =} C |
. @ WY n | | o m
o9 |_y =2 w xggoT U “ﬁ N i T W C X
e o T T T [ veee - | W Sl R 1IE @
Mwwmm | : 2 _. .ﬂ z&ﬂ.mmw Lot N wm._ O
! : | E% X
W/Z'ZZ = WEbL / LL'8S2E _ \ LE = I : ! % w
‘NOILYIND VD 3ava ; 0 T "l Us BT LIl "
28 ‘VISOLIIA I woos . | S i i ! m
15 NOLHONOYS z ONILIEN W Porbibbbitant _
= 00'LL8 = WSY'9E X WG2Z+N0ZZ  HLNOS | A il |- ¥ { |
3 1L. HOAINHOD 11X3 o
T i T T 1 1 1 _ T T 1 1 ] | | I
J0118=IWNL9E X W0ZZ+Wzzg  L1SIM ] m BER _ HEEREER EEEEEE o
i | { S R S | P S P (SN (U S | | | | | i } |
suopendio) JO ) Corw) {
diysiauiieq v B 4 * 39VH0LS
6'€28 = INL'9E X WGZZ + Wy'ge 18v3 f _ 7 [ , 1] _ AN N A R N A
i | | | L[ |
z EERERLELERRELERER
e | 8ZI8=WSy9e X Wgge +Wyee  HLYON R i | 101 _ L]
e | _ HOLVHINTD
| Favao || [T | LTI LTI T T ==
diyssaupled | it X3 I _ _ _ _ | _7 Lo _ L] 7 ”
Aol | T T see ‘ ‘ 7
isney | 4, 1 wooe] 6L 1
uossny | A syl . - &

w8kl
..,cd .eo
A ; @

WOW



SAHKIGUIOD | LA FIOE LT | MG T WVRZIRAE

AvON-q av s 8t ] ...I.-I.uanﬁ Nt. @@N. N_.
- HOO07d dNODO3S

i Bassesy i ay

WL = 9T/

NV1d
400l |
anNglas

—

e

| 2
SNQISIAZY 40 VT NVT BE } = m
NOISSINENS 40 €130 2 ; m HSH
| Pl
| N
AN ool -
g _ N
T'6Z0ETT
#12aloug d
)
EE
2
28 ‘VIHOLIIA i
1S NOLHDNOY8
geg _ I
—d |
, | ? |
1
| [ —
e — L [
suopeiodiod Jo | | 1 w W i
diysssued v ‘ - Py | ﬂ =
1 QL] B i
L1 f
4 : T ol
siauueld HEM.mnmnNH = | . ;—‘\ o
siaubisaq [0z ] B
SRy 030 400 MH >
_ |
diyssauyed | s =
Aaxyew |
IPRey |
uassnp _
|

WoWw



A O P U 0 ST CLIALIR AN [HISED UM 10 A4S AN S B

SNIGUES | T 0L LT | DMOYO 18 REVEEONE

S0Z'V ™ ™ e A 96€ 8
- ¥OOT4 HL¥NOH % A¥IHL

ay 3 st * 4 3 a4 o o

EA 1934
NYd ; i T
400 | | o LT L] gl i
HIYNO4BQHIHL | _ g |
SNOISIAZY dO ¥T NYT 2 H |
NOISSIWENS 40 €130 2 H _
‘
B e o 1L -
8 . i |
T620ET | =
pvaloss | _
78 ‘YIHOLIA | _
15 NOLHONOYE :
8€8 _
[wer'gl
M 0L
suopeiodio) JO |
diysiauiied v _
sipuue|d i :
siaubisag |
Sl m
diysiauyied | Ry =Ty i ST e e sy oK s V) R o e N i el S
faypew |
ened |
uossniy

WOW _



90Ty

AR 1744

NYd
¥00Td
IVIIdAL

SNOISIATY da ¥ NVI 82
NOISSINGNS dd EL 302

T620ETZ
#paloig

24 ‘VIHOLIA
1S NOLHONOY¥E
8g8

suopelodiol jo
diyssauiied v

Ewccm_m
siaubisag
REUEE

diyssauyied
Aaxpepwy
#1e)
uossny

WOW

SNHASETIID | WAL VIOT LT | MO0 ST WEVBIUNLE

— — s — s ——

| ﬂﬁmmi o

- B
1] T
. ’ (N3ae Haky

! gy e
=it

J9-58

MOV L
n HOO0T1d HIHOIE NYHL H1dId

[wgy g}

JonLL
[wse'e)
LEL




L0ZY - e e 249209
. ¥OOT4 HLNIN

FRER: ] _ _
; . — n ﬁm
NV1d _ B % M_H _ _
40014 ! i |
HININ o m
[\ 036 | _
_ i a3gz
. U %03a )
_ 7 ioon _
e | | i ¢ = = |
| e
620812 , Ble | 2004 _
# pafoig “ = | _
2" i
| i _ - , !
28 ‘VI¥OLIIA : _ i . ] i _
1S NOLHDNO¥E . il : ,
2e8 il . )
_ | TR |
, g L] wogel
_ Lk = 0s0b  [xo3a 062 \—
AL azsez 4004
suapesodio) jO !
diysiaupied v _ |
1 3 u....r . _ .
ﬁ | 821 | _
_ _ . Il#.iw, b
souveld | | :
s1aubisag ! Bl , lwyggl
soanp | _ _ 8% T _
diysisuped | Lol crm s et el & M e v PR B e i)
Aaxypew |
eney |
uossnyy

WOW

g 18 A AR S I



| SWNSOOUED | WAEEE MOCEIILE | DMGOL mEwRLE - . e a ke v
. | — ™ s
WQN v | s x o ) I R 4 920 9

HOOTd HINTL

) Bl
01 9T s
_ g8

NVid
400
HLN3L

nznﬁs...;aazs.ﬂ .
NOISSIWENS 40 €1 330 2 ] _

US20ETZ
#vafoid _

T T

28 VIHOLJIA | _
1S NOLHONOYE _
8e8 _

O
£

wog'e] -
062 ;—

mcc;mLanqu
diysiaupeg vy _

i

siuueld | . ,
sisubisag i
SPIYILY ! _ 7

A

s (wpg'e] _
= oz

&,_m._mctm._w r|7||||.lrll.|!||f|flllliill_
Aaxypew
f19ned
uossniy

WOW




60TV | _ ™ ™ e . H 059 |
” ~ M03a 400y

WORELSTH _ _ ﬁ
il =|
NV1d _ | _ s ﬁ
¥aa i = J
4004 . i _ r_
_ , L [woue] [ Nv7d 3dYOSANVT OL 8343 lwoo'e]
0-01 ) 0701

SNOISIATY 40 ¥T NV 92 _

NOISSIWENS dd ET 2302
zorY e —‘J g |1
=] 1
T'BZOETT | L

ywalosg *

I8 ‘VIHOLDIA _
1S NOLHDNOYE
8€8

sucpelodiod Jo | 7 M
diysiauued v m_o

siauue|d
s1aubisag i _
S0IUYIY _ .

diyssoupied | e —— b s i ¢ i S |

Aaxpdew

12He)
uossnyy . m-v

WOWw



|
. | Ill |
01TV || -

| ax o1 K] 4 9+ a4 a =

~ NV1d 4004

WOT = L9TT _ _ _

NYv1d ] !
4004 . _ _

ﬂnﬁgnc:zinm .
NOISSANS 40 €1 230 T

WOLYAIT

|
1
l

T'6Z0ETT
# Poloid | _

wPIt ST

[k ]
400%

R
A

78 VIMOLIA | _ e o] X -
1S NOLHONOYE | ; . | o
BE

P i

0
o &

sucnesodio] Jo I _
diysiaued v _ ! _

siauueld : :
siaubisag ! g
SPAYUY _

|
diysiaupied | _|ilif$;1i|||_||||||||l|lll_
Kooy
lenes
uossniy

WOW

(i
3/




15

L0 =90/

NOILYAZT3
HLNOS

SNOISIAH 40 BT NVI B2
NOISSIARNG 40 ¥1 240 ¢

T'620E1Z
W pafeld

28 ‘VIHOLIA
NO1H9NOYE
BES

suoneiod:al 10

diysrugied v

SIUUE|d
saubisag
soopzly

diysiaugied
Aexpae
1eye3
UOSSNA

WOW

i

0 4006 TEVLIOED AN,

VLTS MOV TG (D ISy

et an ST

SR | A 1 b i

I
v kg

m k]

e lwseel
. .o._m_._

rtevhes

i

=

Twyg)

uUé\

Ot

[we'z]

4

86

(wg-g]

y

<6

[waz)

01 .0L=0E
=y

(we-g)

«&6

[weisz]
086
(we'Z)

BT

6

20\ W8S

G @ G

86

8
g

86

56
&
(8

T

86

00T\ 6857
o

06

gmﬂ@

TVOOUVHO MIINIA ¥OWE [5]

2LBUONOD TWHLIALHOYY 30V1d M LSYD [2]

AdORVD HATY $5v10 [

TUGHVND "WV QIZKIONY NI VTNV LNOWA SSV19 oaLviin aumm [5 ]

AVHAUVNS "NV CIZIGONY NI STANYVY SSVID wvaD [F]

(SNOLLYAS T3 HO'I00/ MOT138 ON3D31 ¥3d S¥ S50700) |41
QNLS TIALS NO WILSAS NIFUOS NIV TNV ILSOSWOD —

ST3NVd TI3HONYAS OALVINSHNIM WALSAS 71
TIVA MOONIM 3MOT '8 Y310 'J32Y19 318N00 ‘03NS WY =

LINA QALY INSNEF-MOT "BYITO "032v19 318N00 "O3IWYHL "WNTY q

AN3OIT TVIH3ILYN




MININIOTINS | GT LG VIOT R GT | WY IO VR TN 00

W01 = 9T/T

NOILVAIT3
15v3

SNOISIAZY 40 #T NVl 82
NOSSIWENS d0 £1 240 7

U'GIOETT
i pafosd

28 ‘VIYOLIA
1S NOLHONOYE
88

SuoREIodIod 1O
diysmauped v

sauuRd
subisaq
SPRAULIY

diysisuyied
Kayrepy

[1®13e3
uossniy

WO

At

NOILVAZ13 LSv3|

WP 3 g 16 A st

5/

=%

sl
vy

5l&

-
f 8-z JE0
o

F=

Pled

H\E

=l
{007 50

53

= o
&) -

867 & .
ﬂf - =

5&

@ial
o

2|&

ol
568 60

25

et 154
G T

{5

B 5
[ o
~—— . |=

il

5
@m\.roow

58

>l

_/.Du.ha—_\n_gw_ Hd HO3NW

i

TYODMVHD ‘WIINIA MORE [6 ]
ILIHINOO WUNLOZLHONY 30V1d NILSVD [¢]
AdONYD W 5819 (9]

VHAYND "WNTY GIZITONY NIT3NYd LINOUS S5V QILYNIWYT 3LIHM |4

AVHOEYND WAV O3ZIOONY NI STINV SEVIO Hva1D |

(SNOLLYAZ 13 50100/ MO138 ON3DT ¥3d S SHOD!
QLS T33LS NO WALSAS N3JHIS NIVY T3NVd 3LISOdWOD L

S13NYd TIHONVAS O3LVINSNI/M WILSAS [z
TIVM MOANIM 3-W07 'd Y312 '032¥10 318n00 'a3Wvad WY

LINN Q2LYINSHI 3+ MO WYI 1D '032v19 J18N00 'J3NvES WNTY _r_IL

AN3937 TVRIILYIN




LR g R LI W 4 ALbing

- g0g'Y

(y)

LT =91/

NOILYA313
HLYON

SHOISIAR d) PLNYE 82
HOISINENS 40 £1 1HU 2

1'620€TZ
# Paiold

26 ‘VIHOLIIA
1S NOLHDNOYE
88

suoneiodiod jo
diysiainred v

SBUUTId
sisubisaq
[auyY

diysisupied
Aeypde
133es
UOSST

WOW

s | et it

&

LT | A Ve (i vt L (I 31 LN DTS MO B8 G20 TSNS
pe=== —
el - A

g

| _

NOILVAZT3 HLHON|

T

[2.8m]}

[2.8m]

+0\ LD4=0E

(2.8m]

)

[2.9m]

Tk

(2.8m}

)

2.9m]

-

[2.9m]

Ry

[2.9m]

u_.m Ee )

9-0"

£
&

=

n
Q

™ Hd Iom:@

“VOOHYHO HIINIANORE [8]
JLFHONOO THNLIALIHOEY 30VId M Lsva [1]

AdoNva W ssvio (3]

TVHONVID WY OIZIGONY NI TSRV LNOHH SSY19 QILYNINYT 3LHM m,_

AVHQHYNS WY GIZICONY M §13KVd SS9 uvE1a [7]

ﬁwzoﬁw(ams.g._tﬁ._mmeﬁwwgmmam(ggv @
ONLS T33LS NO WALSAS NIZUOS NVY TNV JLSOHN0D g

$13NVd TSHANYS Q3LVINSNIM WILSAS —w_
J._.(;;Onz_.sw.%.—.mcﬂ.ﬂdgm._m:n-n.nusu.!ﬂjc

11NN G3LYINSKIS-MOT HY310 "03Zv10 FI8N0A "INVYL "N m

aN3O3T IVIEALYN




L0n1=.91/1

NOILLYAZT3
15am

TGIDETT
# w3fesg

28 ‘vI¥0 LA
1S NOLHDNOYE
8€8

suoiseIedion jO
diysizuped v

sIBUURE
sRubisag
SARYUY

diysiawied
Aexaew
f1ened
uossniy

WOW

) | e is

UG | e 4 L N T 0

186008 1V 1O IH0WN |

ar

aF

®

Zr

at

Ergr— 3t 1 AR )

=

i R
T
3|2

201 D°TF
Bla ‘
s&

mmﬂb.:w“_
3R

lwe-e]

[wezl

86

e

(we'z)

86

01 m6r )

lwgz)

286

i

[we'z]

86

&

[we-z]

«8-6

(&

|wez)

86

Zl

fug

(-6

WOONVHO WIBNIANORE [T]

2UFUONCD TYMNLIALHONY 30V NILSVD [1]

AdONva wnvssvio [§]

MUUVNS NI GIZIIONY NIT3NYe 1NOMA SSV1ID G3LVMIWYT BLHm [5]

AVHAUYND WNTY O3ZI00NY NI STINV SSY19 HVETD E

(SNOLLYAZ T3 50100/ MOT38 ON39F1 ¥3d SY SNO100) B
QNLS 13346 NO WILSAS NIZUOS Niv T3NVd 3LISOSN0D

S13NVd TIYONVIS GILVINENI/M WALSAS E
TTVM MOONIM 3-MOT Y V312 'U32v19 31800 'J3nved "Wy

LINN Q3LVINSNI 3-MOT HVE1D 'J32v10 378000 "A3WYE4 "WNY _H_

AN3OTT IVIHILVYIN




SOE'Y

3dV2S133MLS

SNOISIAZY ¢0 2T NP 9T
NOISSUNUNS 40 €130 2

TEZOETZ
#aloig

28 ‘VIHOLIIA
15 NOLHONOYS
13

suonesodiod JO
diyssaudied ¥

siauue|d
siaubisagq
S13YUY

diysiauiied
Aaypep
l1ened
uossniy

WOW

SARIITE | LA P A | M ML SOVERRE

o8

I R e (U R

Ausoasy sy sk v

1y

By =3us

CHWHENY 18



90¢’v

M3IA L133HLS

SNOISIATY 40 ¥T NVl B2

T'6Z0ELZ
LRECICH]

28 ‘VIHOLIA
LS NOLHDNOYE
8¢8

suapesodiod Jo
diysssuyied v

sjauueld
ssaubisag
spPANYY

diyssauylegd
Kaxypepy
el
uossniy

WOW

sanmngtE |

Vo O UL IOE A B |50k T LTS SORVETDRTE ' T T P




" st " . an 10 s ‘pansaay by By

NI | IYE ST (] Sma Y (DL

. S .
Hoq 4 v £ at E ] el t & £1 o < ZO_FomwM
—
hl e DT —Csteumpancnil ¥ AT ONDRIVd o ?
e T | AgB07 |
\ - ba ONDRIV | ¥OLWAZTE (I —— I E—
o _l ;;;;;; L s e e T T ONDRIV _
X e Ll A 1] | ageot | |
i L m ONDIMY | ﬁo._.__sﬁ_i || S _
Tl _. IIIIII +— o e b e T T ONDRIVE
@..\rm » w_.l >mRO..
L= T % E _ ONDRIVd h_ oL¥Aa “ w
ad E—— ot T |
B F— . e ¥ h
(o4 jaaF m T 39WHoLS [ ﬁ 7 | , { _I_.‘ . | ”
5E | | | | ‘WooH ( IR | [ T
e | | | | onizan| | AgE0T H MHOM/3AIT C o ||
¥ NOILD3S e | _ | _W Lo |
= | | i
N7 R R | R I | Adeon | A
Bl& _ 1IN HoLvAT LINO — b o W
"e | __ 1l 1 : ! | | B
pee— | —— =| W am.._nh m
i Zu I = I (R .| AgG8o1 | ] -za | ﬁ
SNOISIASN d0 YL NVT BT | M 2 i _ LiNn ﬂOk,e....T._m, LnNn _ rmﬁn “ o
NOISSIWENS 40 ET3Q T [ | 1 1 Ll Il 1 1 1 i .
b ———— T P P
, | | Agg01 | _ [ " |
” _ 1NN ! HOLYAT T | 1IN _ ! .
| | | ! | | B
W 1l 1 |- : L 1 L "] Bl u_m ”
| 3 T » g
Tez0eTz W | , | ageon _ ga 2 ,
#afoid = _ f 1IN HoLvAIa | LINN & i
s | i ! |
BEI 1 I : I | I : |
&5 |
w85 T > |
; (Fav — 8 MW_ ” | adsot | L _m,m
28 ‘VIHOLIIA " nE o [ 1IN OLVATTS [ LNA &
15 NOLHONOYE a2 | F , s pnle | Je 1515
geg - Ll | I I 1 =/ _ ,
(785 10 - _ 7 Smﬂ._ T | |
— = I 0 | sl | i |
5 & 1NN “ HOLAT ” LINN § |
it _ 11 | " |1 1 | _
ﬂm“mw\umm J,H. . i | | W .j,qmo._ | L .
’ & wort] | _ . LNn _ HoLvAaT m LINA |
suopesodie] JO ] ﬁ‘ e I | i) | : _
diysiaupied v o | _“ 1 1 it I 1 | o
— | »
o i i | AgE07 [ L Foo
B B , || uwn HoLVAST , - |__._. —r—t
a H | | | P i |
i LR ! 1 W 1 || ;-
Siauug|g G L [ g | T i
siubjsaq = | _ Agaon | . m / _
S N 2 | LINN mo.,.w..:_w(_m_ f 1INN | i | _
SR, S A L |
_— % = |
diysiauyted NoZaal _ | WOOY . e 7 / _ _
Aaypepw | 7|0 HO3W om ||| LS3A OLS I i |
| o™ _
ened | s - /
uossny 5201 3068 Fid Foan _ - = [ Mm-T 3 : H.wﬂg \_\ A
ey g2 N [l _ lo0z
a® | wano | gL /
| el Ly |
WOW sl I




SARICIER | I VG LT | AN s i s 10y 1 PRI UG 6 35 AL ASKORIN 1ALIE3 Uy 9 s Dy S04

ary - e M W d NOILDO3S

| - _
- | e ﬂ| .
ONINYYL ONDRIV e _
ﬂhﬂm L M = _ e O e 1 o ONIIV dnvd T
Bl B e D g | PSR | 1 ——
b e n i |
/ M ¥ ONIYEVd dWve 1 . .| _
BTy b e 3 Foe C - ONOATE O TIAT 1 WA 40 N1 | [t - = = T < .
(& e F = . SNV dNvy
s Bl I e S —— N P | .
@ 2
g _ ONDRIVA v n I | (S - _
@.m. .&ﬂ_. BRI ey RS, § St e " 1 o Lot U | e - wz_v_msu dAvY .
— Tl
ER RN (2 _
I | | i
[ N TWES ¥ ) B | [ _L {
L 5 Sl Agaon | I9VHOLS {
I (= { i !
| , .wu & | | g
g NOILD3S | Ei I _
| r |J - - . s - .___
i . ﬂNL [ 1 [ 1) i
[ MM — | LN LIND | :
| | a 11 i | , i
| 1 b1
B 7L “ _ L] ;
Ny H m o =
SNOISIASH dQ ¥T NVI BT = Y | LINn m || » _ dINn [wes'e]
NOISSIWGNS 40 ET 230 | A 1 1 5 Fi \ﬂ 0-EL
i FRIELE: . =
| o — I 3 |ls [
Ne ; ® HE = |wayg)
i e _ AN : ||FlIF Ann [T
i = ; 1 1 - |
| i v : : —s |
Tez0ETz b r,b!h\wwa s | | Il
ERECICH] | ®|Q _s [waig] 1INN LINN
= ok % |
= Elie 0Ll ; I
gle = , f
gle  mEejE T T _ I T ] _
74 ‘VIHOLIIA o o m_s 1IN ﬂ LNA
1S NOLHONOYS 8= Eie L1 _,
geg 8|2 R 1]
2% (g5 Jz0 h _ | R
{ I Dt ™~ © { | T
P m;m LINA | LINA
| = _ 1 1 ! ‘
™) 1] | |
| - @@ unn | . LINN
suepesodio) Jo k] [ | | _
diysiouiieq v = _ 1 1 0l !
weLye . I h , , [ — i
i . = ! J Il | & |
P nr w1 unn | LINN i
L Eiid i i \ ;
| 2 , 1 I 1l s i
siauueld 1 | Sy . _— =, - . )
siaubisag | I¥ Z_B ~ H e | =t _
sPaYIY | { i LINn LINN i
| . Ly g ,
i | ¥ 86 ] 4600 o | o T ] 3 : _
diysisuped | Bl _ ] lisan !
Aaxpeyy | S& . | |
yene) | 2 R . u
uossn| | | el [ . = _
W m oA TSN _ = = : 2
| | . B
| ! | - |

WOW




ATHS €L-9Z AON |

¢ 40 17 el

GZeL N 193004 |

o 0- =811
MEIMN  wwvea ELE
a|npayog AuasinN

% |aAa7] punols)

ue|d ydesuon adeospue]

L

049 "BUOIA
joa5s uoybnolg 8E8

193r0d

9650 217 (052) 0 S0L0-868 (052) ououg
Q8L 28A "O'H WPOIAA P Upddng G687

ITTIRRISTUR RTINS . L | E

SNUIGIAZY

BT et ,
dQ o) panss| pl-Jzuer g |

5050y SaUag JusWaAed ajding

PONQINOIC 3| DBYYAY BCEISHUT | OL) JO JUOSUOD
usgLM InoLA Lied U] JO siouM Uj uojonpaiday

ely edospun | oy jo Auodaid ot sowp |
/3@ asm sfupap etayl ‘pemesey Wluidos |

jsang uoyybnoig

(plousaiy) Buped
Bm) slnisuog paInoiod
|

lead Jaapiueyn N !

Auagmens oagen
¥ EO[EZY 'SSEID) OpUOKY
3o8|g ‘coquieg Auereay — 1

Bujned ejesaucg painojog 3 inames
~—— Bunue|d/siod anesd g youeg zZi

(2) 8au 10818 winsiEy

BAoqy Auoojeg 5 Bujumy

ﬁv_i%u_m;uz
- ii, ” iy
.8

_ i

Bujed ejeuoy es0g

wieyaney
¥ wed 'esjezy yiim pajueidiopun enoubeny

(9) Buned axg —

_

1
sang Buipiing jo sur _

dwey J0A0
ejobiag [ Jo aur

BUOIS JanY

OARBN B MOA Jenie) |
‘ooquieg AjuaseaH

JaluRld YHON Ul
g 1iea dwey 1sap Guopy

B+l

N drivad

SWaJ  XOG [99MG HEMQ ] ,

=

— L X

- Y
A SRR - SRPNORDRCORHN |
coquieq AuenaeH peng— Jeceseocns s
=

l
o |

Kewojep h "

8jaisuo] peysnig kit i i
]
A

Nz
[ fl
_ﬂ -, mu 7
i ‘,_; ke |
Syl 1004 ulepy
MU |
O Y
oo |t o] |
ONUIIN __._.Q_ L
|
)

HOORMOD

S ool

m ; Buipiing
A ssald doe|g

AR N
i
T

wagsks e s peelig oq T
) am v L
rwajon
g P
ey ooy ] sLma
soulp
] oy s
P ——— s spmtag
Jr— apessages spatals
iy vowived s ron e
misAOIpUNGID
o B s v ]
o ol [ I———
vewed o o, s
ko dang And, svasnsmduns sya
g puagy L —
e ety e wnnie
s vosnsny ey ey i mies
Suey pur SENULY ‘SEUILIg
- i
e ng 1bat moyntind sqosd
wmng
oy gy mon, mopiocal merry
-y I, wpodal ey
wemsy dday pay e veideg) dddag pey, wemsy: ovi -y
[ ——  mey s o
SQIUYE [Rwg
i v sy o, wpesomg sy
oy g g o
O Ty g s, e sy
W i By S B, Wyl
[T p— -
e g iy poms po pibus, e e
Aoy A A g, medgan masi ey
ol s ol fola ]
sqruyg wnipsy
g gy pr—
R i wotuodel e
o ) war wormen vy
Fqniyg ey
) ARG, ) Wik
1542 e Aoy Ao, e
i) ey wiapiode] unsdidoprieg
st wevumder evmpn, o sy
iy ymdng e
a o
m

¥oayg AlesinN pepuewiwosey



e £1-v2 AN

c o ¢l v
STEL s

mmeme 0 L=,Z6/8
MEIMN  nwvaa I

100y 2 J00|4 puodss
ue|d 1deouo) adeospue |

|

Of ‘BUOPIA |
ummhmcsgmsem_mmmm
_
_

B690-ZL (052) 3™ 5010-885 (052) evouy |
WALZRA OE WHOIA P UIEdNG Ser-HE |

dQ o) panssy, pi-Lzuer @
i + 8

‘peuqud 51 1Dy odEISPUE | B4 JO IUaSUca
ud Ul Jo sy uj

peyyy sdessput | eyl jo Ausdaid oy sewq

19 1B % sOUMBID O5OUL POAIBSOY UGPAdOD

s[eIuUIag § coqueg
Aluaneay ‘eajezy ‘s|depn
seqiaded ‘ajdeyy aseueder
"auld oyBnpy Lim Jejueld pasiey

(seuss swaned) pag 85y

ym suajueyd Buy

je01s UojyBnolg

¥

awhyy yum pajwed (sjutol
pauuoj-ad yim) sqeIs
puoisbel4, Bupoopau) ll/

uepies) jJooy

|aine Aeg

(sunojo2 Z) sieysapad

uo sqe|g 8jaIoue)

4

peayssag Adoued
Uum Uayaim/oBs Jooping

pooMXOg i JsIueld

|
ﬁ
!
i
[

(¢}

s[ejuualag
g Aewasoy |

Sjeiuuesed @ 9geH
‘ooquieg Alusaeaq
‘aideyy aseueder
Lim Jajue|d pasiey

i

dwey Bubped
6/n jo uoniod
18A0 USROS (B3N

adeig

uobaug mo g
XOg Joamg ‘suald
‘ejjery asauedep
Lim sejueld

sjejseped
uo sqe|g 8jesauon
aAjieI008(]

WWSHXQsH ———+

j9ans uolybnoig

uejd J00[4 puodag

100]4 puod3g

U338 AJBAld (BBl

uo spews| g coquieg AjudaeaH

‘susad ‘Xog 188mMs UM Jejueld

llean Jejueld jo yoeg
uo UBAIDS (1B



[ Raceived
' City of victoria
§

Planning and Zoning Committee 0CT 201
5 . e a,. L
Fairfield Gonzales Community Association
October 21, 2013 Planning & Develogimient Department

i Develepmest Secvices Division

Members of FGCA Planning and Zoning Committee:

Paul Brown (chair), George Zador, Jim Masterton and Bill Rimmer
Subject Property:

818, 836, 838 Broughton Street. Proposed 10 storey residential building, approx 100 units
plus rezoning of existing Black Press Building

13 attendees

Attendee Questions & Comments from Attendees:
* Will adjacent buildings on Fort Street be landlocked?

* Concern regarding removal of pay parking for patrons of the YMCA and
Royal Theatre

*  Will there be a mid-block walkway?

*  What about security measures for the dead end pathway to back of Fort Street
building?

* Not seeking any type of building certification

»  Will be 3 raised ‘City Home Units’ that are not live/work

* All units will be condos

* 3 underground parking levels

* Some blasting will be required, however it is believed excavation will be
mostly clay

* Projecting construction in 18 months and 22 months for construction

*  What might the City want in return for density bonus? $, rentals, amenities

*  Why residential here?

* What steps will be taken to protect heritage building across street (former
CFAX Building) from blasting? Good studies, engineering and planning;
inspection of adjacent buildings prior to blasting

« Wil contribute shoppers and security to the neighbourhood

* Intent is to keep Black Press Building (with improvements) for the foreseeable
future

» Exterior will use comp031te panels — very durable .

* Target market: mid-price ranges, lots of one bedrooms, smaller units

* Both proponent and attendees stressed importance of use of quality materials
for aesthetics




Subject Property:

1030-1038 McClure Street. Proposed 4-story bldg with 36 condo units, 36 underground
parking. Rezoning variance sought on bldg. height, setback and parking.

9 attendees
Attendee Questions & Comments from Attendees:

To note: Planning and Zoning Committee chair Paul Brown’s own home is within the
notification area of subject project, therefore he recused himself from chairing this
session. Chair and minutes taker was George Zador.

Attendee questions and comments:

* impression was that ,generally ,the residents were satisfied with the proposal
and were content to just comment on details

* difference in setback between subject and other properties on the block

* exterior colour scheme

* exterior cladding material cement board and brick; would like to see more
brick

* “avery large building among much smaller structures”

¢ “prefer fewer units with more parking”

* what care will be taken when excavating, blasting, to protect existing
structures

* concern expressed regarding impact on visitor street parking availability for
existing buildings

* timing and duration of construction, working hours, noise

* “appreciate the intended quality of the development”

*  Will there be any low rental units for families? We keep building for the rich.



