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EXECUTIVE SUMMARY

e Proposal: To construct a 10 storey mixed-use building consisting of 2 storeys of commercial (CRU)
and 8 storeys of residential uses (82 dwelling units) all over three levels of underground parking
having vehicular access from the lane.

See Appendix A Standard Conditions
Appendix B Standard Notes and Conditions of Development Permit
Appendix C Processing Centre - Building comments
Appendix D Plans and Elevations
Appendix E Applicant’s Design Rationale
Appendix F Minutes from the Chinatown Historic Area Planning Committee
Appendix G Minutes from the Vancouver Heritage Commission

e Issues:
1. Design refinements to better meet the HA-1A Chinatown Design Guidelines
2. Resolution of the lane ground floor to incorporate Engineering and Utility requirements with lane
activation and design
e Urban Design Panel: Support

e Chinatown Historic Area Planning Committee: Support

¢ Vancouver Heritage Commission: Support
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATION: APPROVE

THAT the Board APPROVE Development Application No. DE415496 submitted, the plans and information
forming a part thereof, thereby permitting the development to construct a 10 storey mixed-use
building consisting of 2 storeys of commercial (CRU) and 8 storeys of residential uses (82 dwelling units)
all over three levels of underground parking having vehicular access from the lane, subject to the
following conditions:

1.0 Prior to the issuance of the development permit, revised drawings and information shall be
submitted to the satisfaction of the Director of Planning, clearly indicating:

1.1 Design development to improve compliance with the very detailed and specific
Chinatown HA-1A Design Guidelines, in particular the following revisions:

a) Continuation of brick material #10 across the entire west fagade located below
level 8, from the southwest corner to grid #3, and turn the corner back to the stair
enclosure wall. Also use Brick #10 along the entire lower lane facade located below
level 2;

b) Simplification of parapets and associated details:

i. Delete the red brick piers located above level 9 on Main St, and located
above level 8 on Keefer St. Recess the glass guardrail 1 ft to 2 ft from
the exterior face; and

ii. Delete or change the wood trellis elements to a metal and glass
treatment thereby maintaining consistency with the upper stories. At
level 7 on Keefer St, return the piers at grids C & D as full boxes to
maintain consistency with the floors below;

c) Material integrity at balconies and brick returns:

i Storage doors cut into the concrete and brick piers compromise the
clarity of the guideline-mandated vertical expression;

ii. Delete doors shown at grids C, D 3, & 4 (shift doors to the interior); and

iii. Delete windows in the brick return halfway between grids E & F;

d) Consideration of diverse materials other than painted concrete on the lower
portions of the level 10 "roof deck" box, which will be visible from taller buildings
in vicinity and is a very active roof garden design, deserving of diverse and quality
finishes;

1.2 design development to improve lane safety and activation, and resolution of ground
floor engineering and utility requirements (refer to Engineering Standard Conditions
A.2.2 and A.2.5), in particular the following:

a) Shift the 6 Class B Bicycle spaces to locations on Main and Keefer Streets, adjacent
to the residential lobby and Commercial Retail Units (CRU's) they serve, and
consistent with Engineering bicycle rack requirements;

b) Replace that bicycle alcove with a straight wall, and if possible, and Commercial
Retail Unit (CRU) window onto the lane. Consider adding a CRU door directly to
the lane;

c) Provide a letter from BC Hydro confirming the Mezzanine location of the
transformer room is acceptable. Alternatively, incorporate a pad mounted
transformer (PMT), and its required clearances, if ultimately required at grade,
facing the lane and north off the corner as much as possible;

d) North of Grid #3, continue the walls and overhead doors as a flush condition at 3.28
ft minimum as per Section 4.6.1 of the HA-1A District Schedule, and setback the
wall of level 2 above to remove the covered overhang. Any doors required to swing
toward the lane can swing into this 3.28 ft zone.
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2.0

3.0

1.3

1.4

e)
f)

Note to Applicant: The intent of the HA-1A Guidelines 4.3.2(d) and its 3.28 ft (1
m) setback is to eliminate door alcoves and any covered recesses which become
Crime Prevention through Environmental Design (CPTED) issues along the lanes.
Add street-quality lighting fixtures along the lane and in all the recessed areas,
including the ramp and loading bays; and

Add a decorative metal treatment to the overhead doors to add pedestrian scale
and interest along the lane as per Section 5.5.2 of the HA-1A Design Guidelines.

design development to improve the corner treatment and the clock tower, consistent
with the Chinatown HA-1A Design Guidelines; and

Note to Applicant: Strengthen the clarity and quality of the corner elements, which
jJustifiably mark a strategic crossroads in the Chinatown public realm, in particular the
following:

a)

b)

Replacement of the painted concrete of the corner with a quality, durable material
such as stone, tile or thick metal, at least to the level 2 beltline. Consider the re-
introduction of this material above in the tower elements above level 7. Consider
emphasizing the corner more with a taller, distinct material beltline up to the level
2 guardrail height, wrapping the corner from level P5 to the brick on Keefer St;
Consideration to carry the mass wall near the corner of Keefer St down to grade, in
a material as described in Note “a” (see above), and change the corner column to a
light corner storefront mullion, similar to the corner windows above. Consideration
to delete the awkward fin above level 8 that continues this mass wall, and reduce
the adjacent balcony and guardrail approximately to 6 ft along Main St; and
Refinement of the clock tower design to shift its mass closer to the corner, reduce
its height to approximately 132.0 ft elevation, and integrate more lively, durable
and distinct materials other than all painted concrete. Consider replacing the clock
elements with a more artful and colorful, sculptural feature, integrating subtle
lighting, and perhaps themes relevant to the Chinatown cultural setting.

design development to improve the livability of units along the lane, where the
residential lane setback is relaxed.

Note to Applicant: Since the site immediately west could redevelop with residential
units near or at the lane (20 ft away), and to ensure the projects units are not
compromised in that case, reconfigure the primary living/dining space of the 6 units at
the southwest corner to be at least partially oriented to Keefer St.

That the conditions set out in Appendix A be met prior to the issuance of the Development

Permit.

That the Notes to Applicant and Conditions of the Development Permit set out in
Appendix B be approved by the Board.
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e Technical Analysis:
PERMITTED (MAXIMUM) REQUIRED PROPOSED
Site Size' - - 82.00 ft x 119.93 ft
Site - - 9,840 sq ft
Area’
Floor - - Commercial 6,641 sq ft
Area’ Residential 61,420 sq ft
Total 68,061 sq ft
FSR? - - Commercial 0.67 FSR
Residential 6.25 FSR
Total 6.92 FSR
Balconies - - Open 5,618 sq ft
Total 5,618 sq ft
Rear 3.28 ft o 0ft
Yard® Residential 22.97 fr | Residential 0ft
Height* Overall 89.90 ft - Top of Parapet Wall 94.04 ft
T/0 Parapet 97.12 ft $op o; ile\r/]atzr Machine RO%T ) 11%55?; 1;t
View Cone 107.41 ft op of Arch. Appurtenance(Clock) .32 ft
Parking® Commercial: 5sp | Commercial: 4 sp | Commercial
Residential: 42 sp Standard: 2sp
Total 46 sp Small Car: 6 sp
Disability: 0sp
Sub-total 8 sp
Small Car: 12 sp | Disability Spaces: Residential
(25% max.) Commercial: 1sp Standard: 36 sp
Residential: 4 sp Small Car: 14 sp
Total: 5sp Disability: 23p
Sub-total 52 sp
Overall Total 60 sp
Small car spaces: (43%) 20 sp
Disability spaces: 2sp
Bicycle - Class A Class B Class A Class B
Parking® Retail: 1sp 0sp Retail: 1sp 0sp
Residential: 101 sp 6sp Residential: 101 sp 6 sp
Total: 102 sp 6 sp Total: 102 sp 6 sp
Loading’ - Class A Class B Class A Class B
Retail: 0sp 2sp Retail: 0sp 1sp
Residential: O0sp 0sp Residential: 0sp 0sp
Total: Osp 2sp | Total: 0sp 1sp
Unit - - Studio: 35 units
Type One-bedroom: 16 units
Two-bedroom: 20 units
Two-bedroom + den: 9 units
Three-bedroom: 1 unit
Total: 81 units
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Note on Site Size and Site Area: The proposed site size and site area is based on the properties
being consolidated. See Standard Condition A.2.1.

Note on Floor Area/FSR: The computation of the floor area/FSR in the HA-1A zone does not have
any requirements other than Section 4.7.1 pertaining to exterior wall exclusions. The figures
provided in the table are for information purposes only. Current standard practices for other zones
exclude the parking area as well the open balconies. Therefore these were excluded from the Floor
Area calculation.

Note on Rear Yard and Setback: The zero setback for 7 levels at the lane corner is justified to
better define the street wall massing along a primary commercial street in Chinatown, and to better
activate the lane. Staff supports the zero setback at the lane/street corner and first 40 ft, which
affords no problematic alcoves. Recommended Condition 1.4 seeks redesign of the remaining lane
frontage to create flush overhead and exit door conditions. The top 2 levels are setback 8 to 11 ft.
Staff also supports the relaxation of the rear yard setback for the residential components.

Note on Height: The height of the building is above the maximum permitted in the HA-1A District
Schedule. The Development Permit Board may exclude building cornices and parapets to a maximum
of 7.2 ft. The proposed clock tower does not exceed one-third of the width and does not cover 10
percent of the roof area as per Section 10.11.1(b) of the Zoning & Development By-law. Therefore
the elevator machine room and clock tower may be excluded from the height calculations by the
Director of Planning. The development is within the limits of the Main Street (#22) View Cone. The
Director of Planning supports the proposed height.

Note on Parking: The proposed commercial parking is beyond the maximum permitted in the
Parking Bylaw, and Standard Condition A.1.4 seeks a reduction to the total number of commercial
parking spaces. Standard Condition 1.6 seeks a reduction in small car spaces to a maximum of 25%,
as well Standard Condition A.1.5 seeks compliances with Section 4.8.4 - Disability Parking Spaces of
the Parking By-law.

Note on Bicycle: Staff are requesting the applicant to move the Class B Bicycle spaces that are
currently located at the rear of the site (facing the rear lane) to City Property. Refer to
Recommended Condition 1.2(a) and Standard condition A.2.2.

Note on Loading: The proposed loading is deficient as required in the Parking By-law, Staff are
seeking an alternative parking arrangement. See Standard Condition A.1.7.
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e Guideline Technical Analysis - Chinatown HA-1A Design Guidelines:

PERMITTED (MAXIMUM) | RECOMMENDED PROPOSED
Shadowing - Developments over 35.1 | Analysis  shows  no

[Sec.2.5.1(¢c)]

ft in height require a
shadow impact analysis

adverse impacts on any
public parks or plazas

Building Scale and
Height
[Section 4.1.2]

[Section 4.1.4]

Maximum  height is
89.90 ft. The maximum
height maybe exceeded
for a cornice or parapet
up to an additional
maximum of 7.22 ft
thereby providing a
maximum total height
of 97.12 ft.

Retail and commercial
opportunities, ground
floor height should be
16.1 ft

The top of the parapet
height along Main St. is
88 ft above grade and
the tallest parapet is 95
ft along the lane. Both
heights are below the
97.12 ft maximum. The
roof deck is 98.1 ft and
the 10 ft clock tower is
approximately 100 ft,
but combined they
represent 10% of the
roof area and are small

enough in lengths to
qualify for the
Relaxation for a

Decorative Roof as per
Section 10.11.2 of the
Zoning & Development
By-law, which would
equal to a maximum of
100.7 ft.

Height along Main St is
15 ft, but increases to
21 ft on Keefer Street.
The average height is
18 ft.

Yards and Setbacks
[Section 4.3.2(b)]

All or portions of the
top storey(s) are
encouraged to be set
back for approximately
9.84 ft above 69.89 ft
in order to reduce the
apparent height.

Top 2 stories, located
above 67 ft, are
setback 10 ft or more
on the north and west
sides and 4 ft on the
south and east sides.
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e L egal Description e History of Application:
Lot: 8,9 & 10 12 01 27 Complete DE submitted
Block: 15 12 03 21 Urban Design Panel
Plan: 196 12 03 13 Chinatown Historic Area Planning
District Lot: 184 Committee

12 03 26 Vancouver Heritage Commission
12 04 04 Development Permit Staff Committee

e Site: The site is located on the north-west corner at the intersection of Main Street and Keefer
Street. It is comprised of 3 legal lots with a combined site area of approximately 9,840 sq ft and has a
combined frontage of 82 ft along Main Street. The site currently has an existing two storey commercial
building on site.

e Context: Significant adjacent development includes:

(a) 608 Main Street - HSBC Bank of Canada

(b) 611 Main Street - a 17 storey mixed-use commercial / residential building (proposed under
Rezoning)

(c) 180 Keefer Street - Chinatown Parkade

(d) 133 Union Street - BC Hydro and Power Authority
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e Background:

This site is located in Chinatown South, HA-1A boundary, which allows a base maximum height of 90 ft
and offers a maximum of 120 ft through a Rezoning process. It also is located within the Main Street
Sub-area, which offers a maximum height of 150 ft through a Rezoning. The applicants examined both
height options above 90 ft and elected not to pursue them or a Rezoning. They are still subject to the
HA-1A District Schedule and HA-1A Chinatown Design Guidelines.

The existing buildings on the site are not heritage listed and are not deemed to be “character
buildings” deserving of retention.

e Applicable By-laws and Guidelines:

1. HA-1A District Schedule

2. Chinatown HA-1A Design Guidelines
3. Chinatown Vision Directions

4. View Protection Guidelines

e Response to Applicable By-laws and Guidelines:
1. HA-1A District Schedule

The intent of the HA-1A is to encourage contemporary new development that is responsive to
community’s established cultural and historic identity. The schedule permits a height of 90 ft
(27.4 m) outright, with parapets and cornices within a 7.2 ft (2.2 m) to be excluded from height,
provided that the proposal considers the bulk, location and overall design for the building and its
effect on the site, surrounding buildings and streets.

The proposal complies with the District Schedule requirements, including the basic 90 ft height
to highest parapet along all of Main Street, but has a 0 to 5 ft higher parapet along half of the
sloping Keefer St elevation, below the 7.2 ft maximum relaxation the Development Permit Board
(DPB) can permit. The clock tower feature (10 ft x 10 ft footprint) exceeds the 7.2 ft by another
6 ft; it is supportable as a vertical marker at this prominent intersection but staff supports a
reduction of height closer to the 7.2 ft maximum (refer to Recommended Condition 1.3(c)). The
height is relaxable under Section 10.11.1(f) in the General Regulations of the Zoning and
Development By-law.

The Schedule required rear setback of 10.5 ft (3.2 m) is accomplished along half the rear or lane
frontage, but staff supports a relaxation of this and the Schedule required residential setback to
better define the building streetwall at the street corner (refer to Recommended Condition 1.4).
The rear yard setback is relaxable under Section 5.1 of the HA-1A District Schedule.

2.  Chinatown HA-1A Design Guidelines

New buildings should be designed in a contemporary architectural manner and should be
respectful of the urban pattern of HA-1A Design Guidelines. It is critical that the planning and
design of new developments contribute in achieving the Chinatown Vision Directions and
enhancing Chinatown’s distinct sense of place. The objective is for new buildings to maintain
streetwall continuity and reflect the fine grain streetwall pattern by responding to the context of
the block.

The proposal is an excellent response to the majority and priority guidelines. It creates a
consistent streetwall with a tall, continuous commercial ground floor, which is broken into
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vertical proportions consistent with the guidelines. The wall composition also reinforces vertical
modules, executed with diverse materials, scale and visual interest. The brick materials are
welcome in Chinatown, but they need to be more consistently applied along the lane, and less
painted concrete is desired, especially at the strategic corner; both of these concerns are
addressed in the recommended conditions (refer to Recommended Condition 1.1). The guidelines
seek an attractive and activated lane frontage; the condition addresses this, to the degree that
mandatory access, loading, utility and other code requirements allow (refer to Recommended
Condition 1.2).

3. Chinatown Vision Directions
Some of the key directions identified are:

» Residential and commercial mixture;

= Encourage affordable rental housing;

= Encourage market housing;

= Increase the sense of public safety and security; and

= Strengthen architectural, historic and cultural sense of place.

The proposal directly fulfills several aspects of the Vision, including: mixed uses, market housing,
enhancing safety along streets and lanes, high quality and compatible architectural design.
Recommended design conditions for the corner tower and landscape push the proposal to more
fully incorporate the specific setting and reinforce cultural sense of place (refer to
Recommended Condition 1.3 and Standard Condition A.1.17).

4. View Protection Guidelines

In 1989, City Council adopted a number of view cones to protect views and was reaffirmed in
2011. Three view cones pass over this site. Two of the view cones: Olympic Shipyard Pier (G1.1)
and Olympic Plaza Stage (H1) are designated to protect the views from the north end of the Pier
on the west side of the Southeast False Creek (SEFC) pedestrian Bridge and centre of the stage in
Olympic Plaza in SEFC of the Grouse and North Shore Mountains, respectively. The other view
cone, Main Street (22), is designated to protect the views of the North Shore Mountains from
Main St at 6" Avenue.

Although three view cones overlay the site, the highest building element is approximately 2.09 ft
below the lowest constraining view cone plane.

e Conclusion:

Staff supports the development with the recommended conditions in this report and believes the
proposed design is a thoughtful and well-composed proposal that is very responsive to the intent and
specifics of the relevant Chinatown Guidelines. The ground floor uses and design add transparency and
activation to the two streets and the lane. With the design and material refinements described in the
conditions, the project will define a strategic community corner with a high-quality and compatible
architectural statement.
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URBAN DESIGN PANEL

The Urban Design Panel reviewed this application on March 21, 2012, and provided the following
comments:

EVALUATION: SUPPORT (8-0)

Introduction: Garry Papers, Development Planner, introduced the proposal for a project on Main
Street at Keefer Street and located in Chinatown. The site is in the special sub area that allows
heights up to 150 feet however the applicants have elected to stay with the base zoning that allows
for a height up to 90 feet. The ground floor is largely commercial with services off the lane and
will wrap the corner to activate the lane. There is a mezzanine above the commercial with eight
levels of residential above for a total of 81 units. There are also three levels of underground
parking. There are three levels of roof gardens; a small garden on the second level off the amenity
space, on the third level on the northwest corner and an extensive roof garden on the top of the
building with a elevator/stair override and small utility room to provide for urban agriculture
support. The site is subject to the Chinatown HA-1A Design Guidelines. Mr. Papers summarized
some of the guidelines that pertain to the site. He noted that staff feels there has been a
thoughtful response to the Guidelines. The design expression is crisp and contemporary. Mr.
Papers noted that the proposal will be reviewed by two heritage bodies (Chinatown Historic Area
Planning Committee [CHAPC] and the Vancouver Heritage Commission) as well as the Development
Permit Board. He added that CHAPC was enthusiastic in their support and felt it was a good
response to the Guidelines. They did have some comments on materiality and some mixed
comments on the clock tower feature. The proposal got unanimous support from the commission.

Advice from the Panel on this application is sought on the following:

= The extent of painted concrete facades in a heritage district, their color and the material
continuity along the lane elevation and the visible party wall of the north elevation?

= The three dimensional resolution of the brick piers, trellises, privacy screens and other
elements at the top of the 65-70 foot base?

= The composition, street scale and materiality (painted concrete) of the corner, and the clock
tower as a minor, height exception, special feature?

Mr. Papers took questions from the Panel.

Applicant’s Introductory Comments: Foad Rafii, Architect, further described the proposal noting
the Chinatown Guidelines are specific about dividing the elevations vertically to look like different
buildings sitting side by side. They have used different materials to divide the building and as well
after the seventh floor there is a setback and one at the eighth floor. They introduced lighter
colours to the base and the top of the building to reduce the weight of the building. The amenity
on the second floor has a garden which has been stepped back. At the top of the building two
floors have been cut back on both the west and north side. Mr. Rafii said he though that turning
the brick onto the lane fagade could be an issue with getting permission from the neighbour as they
would need to be on their property to add the bricks. However with painted concrete they would
be able to use scaffolding that wouldn’t impact the property next door. He said they plan to use a
compatible colour with the painted concrete that resembles the brick. Mr. Rafii said they have
chosen colours that are a modern interpretation of the historical colours. He added that the
balcony railings and detailing are simple and modern.

Jennifer Stamp, Landscape Architect described the landscape plans. She explained that in order to
buffer the adjacent building wall from the amenity patio they have looked at putting a trellis along
the building face to provide some screening. On the top floor they have tried to break it up into

10
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several different rooms. There are plans for an outdoor kitchen area and lounge that is separated
from the garden plots. As well a small children’s play area and some lawn are proposed.

The applicant team took questions from the Panel.
e Panel’s Consensus on Key Aspects Needing Improvement:

= Design development to match the painted concrete to the brick colour;

= Consider having the brick turn the corner into the lane facade;

= Consider adding more durable materials on the lane side;

= Design development for major improvement of the clock tower expression;
= Change corner building materials to brick below the clock tower;

= Remove the trellises from the upper floors and improve design.

e Related Commentary: The Panel supported the proposal and thought it was a handsome building.

The Panel thought the painted concrete was supportable but cautioned that the colour choice
would have to be well done to match the brick material. They agreed that brick would be wasted
on the side of the building if another building was developed next door. Several Panel members
thought the brick should turn the corner on the lane to give it a more robust expression. A couple
of Panel members said they liked the way the massing was broken up.

Several Panel members wanted to see some different materials on the lane side as it is an area for
potential graffiti. They suggested the materials needed to be more durable although one Panel
member suggested not using brick as it is harder to clean. Another Panel member suggested the
applicant consider a mural or other public art on the side window as the area is prone to graffiti.

The Panel had mixed feelings about the clock tower. Several thought it could be a more dominate
feature, while most of the Panel thought the setback didn’t make sense. They wanted to see the
clock tower expressed right down to grade. One Panel members suggested the applicant make sure
the clock face fitted the Chinatown vernacular.

The Panel supported the landscaping with a couple of Panel members noting that deck 2 and 3
were in a shady location and suggested the applicant maximize the usability. Most of the Panel
thought the trellises should be removed.

e Applicant’s Response: Mr. Rafii thanked the Panel for their good comments. He said they would
work on implementing as many of the ideas as possible. He noted that he can’t recall any building
where the brick turns the corner in Chinatown. He said they want the building to be more in
keeping with what is already there. He agreed with the comments regarding the lane as they want
those units to be liveable.

ENGINEERING SERVICES

The recommendations of Engineering Services are contained in the prior-to conditions noted in
Appendix A attached to this report.

LANDSCAPE

This application includes a large amenity deck on the roof with urban agriculture garden plots, an

outdoor seating area, and a children’s play area. In addition there is a smaller amenity room and
courtyard at Level One. New curbs and sidewalk will be installed as specified under the approved

11
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Chinatown Public Realm Plan (refer to Standard Condition A.1.17). The Chinese Dragon pedestrian level
light fixtures and the lamp standards will be retained (refer to Standard Condition A.1.16).

SOCIAL DEVELOPMENT

Play Area and Amenity Rooms

The proposed 10 storey building on this site includes 30 units with two or more bedrooms (37% of total
units) which may be suitable for families with children. The High Density Housing for Families with
Children Guidelines is therefore applicable to the plans for this site.

Consistent with these guidelines, a multi-purpose amenity is provided on Level 2. Design development
is required to the amenity room to include an accessible washroom, a kitchenette and storage closet
(refer to Standard Condition A.1.21).

Also consistent with these guidelines, the roof deck on level 10 provides a well designed common
amenity area with BBQ kitchen, outdoor dining areas, a fire pit and an area suitable for children's play
activity, with a play hut, soft play surfaces (lawn) and creative landscape elements.

Urban Agriculture

The City of Vancouver Food Policy identifies environmental and social benefits associated with urban
agriculture and seeks to encourage opportunities to grow food in the city. The "Urban Agriculture
Guidelines for the Private Realm" encourage edible landscaping and shared gardening opportunities in
private developments. Consistent with these guidelines plans for 189 Keefer St includes garden plots
on the roof garden and the necessary supporting infrastructure, such as a compost bin, and a potting
bench. Design development is needed to confirm hose bib locations and to provide a tool storage closet
or bin (refer to Standard Conditions A.1.19 and A.1.22).

PROCESSING CENTRE - BUILDING

This Development Application submission has not been fully reviewed for compliance with the Building
By-law. The applicant is responsible for ensuring that the design of the building meets the Building By-
law requirements. The options available to assure Building By-law compliance at an early stage of
development should be considered by the applicant in consultation with Processing Centre-Building
staff.

To ensure that the project does not conflict in any substantial manner with the Building By-law, the
designer should know and take into account, at the Development Application stage, the Building By-law
requirements which may affect the building design and internal layout. These would generally include:
spatial separation, fire separation, exiting, access for physically disabled persons, type of construction
materials used, fire fighting access and energy utilization requirements.

Further comments regarding Building By-law requirements are contained in Appendix C attached to this
report.

12



189 KEEFER STREET (Complete Application) APRIL 4, 2012
DE415496 - Zone HA-1A GP/JMB/MS/LH

NOTIFICATION

Two site signs were placed and verified on March 2, 2012. On the same day, March 2, 2012, 250
notification postcards and 8 e-mails were sent to neighbouring property owners advising them of the
application, and offering additional information on the City’s website.

To date, no written responses have been received.

13
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DEVELOPMENT PERMIT STAFF COMMITTEE COMMENTS:

The Staff Committee has considered the approval sought by this application and concluded that with
respect to the Zoning and Development By-law it requires decisions by both the Development Permit
Board and the Director of Planning.

With respect to the decision by the Development Permit Board, the application requires the
Development Permit Board to exercise discretionary authority as delegated to the Board by Council. It
also requires the Board to consider a by-law relaxation pursuant of Section 5.1 of the HA-1A District
Schedule (Rear Yard and Setback).

With respect to the Parking By-law, the Staff Committee has considered the approval sought by this
application and concluded that it seeks relaxation of Section 5.2.5 of the Parking By-law for the
number of Class B Loading spaces.

The Staff Committee supports the application, subject to the conditions contained in the report, and
has concluded that the development has earned the requested discretionary increases to height as per
Section 4.3.4 of the HA-1A District Schedule and Section 10.11.1(f) of the General Regulations. The
Staff Committee is prepared to support a relaxation of the rear yard setbacks.

J. Greer
Chair, Development Permit Staff Committee

G. Papers
Senior Development Planner

J. Bosnjak
Project Coordinator

Project Facilitator: M. So
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DEVELOPMENT PERMIT STAFF COMMITTEE RECOMMENDATIONS

The following is a list of conditions that must also be met prior to issuance of the Development Permit.

A.l

A.l.l

A.l.2

Standard Design Conditions

Design development of the small level 2 outdoor deck to improve their specific climate and
shadow conditions functionality and place-specific design:

e level 2 deck: reduce trees and / or canopies to maximize sunlight, increase usable paving
to support adjacent amenity functions, provide privacy screening to unit, and integrate
shade tolerant plant species.

e Jlevel 10 deck: incorporate more playful, organic shapes and/or patterns, custom
furnishings and play equipment; seriously consider plant species and design themes that
reference Asian culture or other characteristics specific to Chinatown and this location;

consideration to add a window, overlooking the lane, from the south-west corner commercial
retail unit (CRU);

Note to Applicant: The suggested window will improve the lane activation and provide greater
safety on the lane.

Standard Technical Conditions

A.1.3

A.l.4

A.1.5

A.l1.6

A.l.7

A.1.8

submission of a detailed elevation of the clock tower, as related to the existing grades on site;
compliance with Section 4.3.3 - Non-Dwelling Uses HA Districts Parking, of the Parking By-Law;

Note to Applicant: A maximum of 5 parking spaces are permitted for the non-dwelling uses for
the proposed application.

compliance with Sections 4.8.1 and 4.8.4 - Disability Spaces, of the Parking By-law;

Note to Applicant: A total of five disability parking spaces are required (four spaces for the
residential and one for the commercial). Required disability parking spaces may be bonused
and counted as two [2] parking spaces toward meeting the minimum parking requirement, as
per Section 4.1.14 of the Parking By-law.

compliance with Section 4.1.7 - Number of Small Car Spaces, of the Parking By-law;

Note to Applicant: A maximum of 15 small car spaces are permitted for this application.

provision of a minimum of one (1) Class A loading space and one (1) Class B loading space in
accordance with the Parking By-law;

details of bicycle rooms, in accordance with Section 6 of the Parking By-law, which
demonstrates the following:

e aminimum of 20 percent of the bicycle spaces to be secured via lockers;
e a maximum of 30 percent of the bicycle spaces to be vertical spaces;

e a provision of one electrical receptacle per two bicycle spaces for the charging of electric
bicycles;
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A.1.9

A.1.10

A.l1.11

A.1.12

A.1.13

A.1.14

e notation (on the plans) that “construction of the bicycle rooms to be in accordance with
Section 6.3 of the Parking By-law”;

confirmation that at least 20 percent of all off-street parking spaces will be available for
charging of electric vehicles;

Note to Applicant: Although this is a Building By-law requirement under Part 13 of the
Vancouver Building By-law, the Director of Planning is seeking acknowledgement that this
condition can be met during the Building review of this development. For more information,
refer to the website link: http://vancouver.ca/sustainability/EVcharging.htm

deletion of all references to the proposed signage, or notation on plans confirming that: “All
signage is shown for reference only and is not approved under this Development Permit.
Signage is regulated by the Sign By-law and requires separate approvals. The owner assumes
responsibility to achieve compliance with the Sign By-law and to obtain the required sign
permits”;

Note to Applicant: The Sign By-law Coordinator should be contacted at 604.871.6714 for
further information.

design development to locate, integrate and fully screen any emergency generator, exhaust or
intake ventilation, electrical substation and gas meters in a manner that minimizes their visual
and acoustic impact on the building’s open space and the Public Realm;

an acoustical consultant's report shall be submitted which assesses noise impacts on the site
and recommends noise mitigation measures in order to achieve noise criteria;

written confirmation shall be submitted by the applicant that:

e the acoustical measures will be incorporated into the final design, based on the
consultant's recommendations as concurred with or amended by the Medical Health Officer
(Senior Environmental Health Officer);

e adequate and effective acoustic separation will be provided between the commercial and
residential portions of the building; and

e mechanical (ventilators, generators, compactors and exhaust systems) will be designed and
located to minimize the noise impact on the neighbourhood and to comply with Noise By-
law #6555;

written confirmation is to be submitted that the notification signs on the site have been
removed;

Standard Landscape Conditions

A.1.15

deletion of the following items from the Landscape Plans:

e the three trees from the inner courtyard on Level 1, as the light levels will not be high
enough to sustain growth;

e the roof trellis attached to the mechanical and elevator housing shown on page L4, but not
illustrated on the architectural plans; and
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e the notation of the ‘movie screening wall’ from the roof terrace plans on page L4 of the
Landscape Plan;

A.1.16 illustration on the Landscape Plans of the locations of existing lamp standards and pedestrian
level lights, with the added notation “Existing street lighting to be retained”;

A.1.17 provision of a full public realm, including curb, sidewalk and special granite paving for the
street tree surrounds;

Note to Applicant: Please add notation “Public realm in accordance with the approved
Chinatown public realm treatment and to the satisfaction of the General Manager of
Engineering”.

A.1.18 provision of the following notations to be added to the Landscape Plan on Page L1:

e “Existing Driveway to be removed” for the existing curb cut and parking entrance on Keefer
St; and

e “Existing street planter at the corner of Main St and Keefer St to be replaced with equal or
better quality”;

A.1.19 provision of a high efficiency irrigation system for all common areas, including the terraces and
including the roof terrace. Hose bibs shall be provided for the urban agriculture garden plots
designed for the roof terrace.

Note to Applicant: The irrigation system design and installation system shall be in accordance
with the Irrigation Industry of B.C. Standards and Guidelines.

Standard Social Development Conditions

A.1.21 design development to the amenity room on level 2 to include a kitchenette, storage closet,
and an accessible washroom with diaper change table; and

A.1.22 design development to the roof garden to provide a tool storage closet or bin.

A.2 Standard Engineering Conditions

A.2.1 Arrangements are to be made to the satisfaction of the General Manager of Engineering
Services and the Director of Legal Services for the consolidation of Lots 8,9,10, Block 15, DL
196, Plan 184;

A.2.2 arrangements to the satisfaction of the General Manager of Engineering Services for the
relocation of some or all of the Class B Bicycle parking spaces from their current location
adjacent the lane to public property and be provided in a location to best serve the tenancies
of the building;

Note to Applicant: A separate application to the General Manager of Engineering Services is
required. Please contact Street Activities staff at 604-829-2036 for details and application
forms.

A.2.3 arrangements are to be made to the satisfaction of the General Manager of Engineering
Services for the adjustment of parking regulation signage on Keefer St as a result of changes to
vehicular access;
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A.2.4

A.2.5

A.2.6

A.2.7

A.2.8

A.2.9

A.2.10

A.2.11

A.2.12

A.2.13

deletion of the window ledges and other building projections shown encroaching over the east,
south and west property lines as illustrated on pages A3-1 to A3-4;

provision of a separate application to the General Manager of Engineering Services for street
trees and or sidewalk improvements is required;

Note to Applicant: Please submit a copy of the landscape plan directly to Engineering for
review. Curb ramp areas do not get Chinatown paving pattern, must be standard broom finish
scored concrete.

provision of design elevations at all entrances, to the satisfaction of the General Manager of
Engineering Services;

provision of a canopy application to the General Manager of Engineering Services is required;

Note to Applicant: Canopies must be demountable and drain internally into the buildings
drainage system.

provision of separate residential and commercial garbage storage areas;

Note to Applicant: The guidelines for residential use requires space for 3 - 5 ft x 8 ft bins and
7 recycle carts and for commercial uses 1 - 5 ft x 8 ft bin and 3 recycle carts. To respect the
lane activation objectives, all garbage and recycling should be contained within the building.
Revision to the internal space should be made to accommodate this.

provision of loading access to all commercial retail units from the loading bays;

provision of a cross section for the loading bay showing the vertical clearance;

compliance with the Parking and Loading Supplement to the satisfaction of the General
Manager of Engineering Services;

Note to Applicant: The following items are required to meet the Parking and Loading Design
Supplement:

e Provision of 20 ft ramp width at the lane entrance as 17 ft is shown;

e provision of a 5 ft (1.5 m) access corridor for disability space 16 located on levels P2 and
P3; and

e provision of an improved plan showing the design elevations on both sides of the ramp at
all breakpoints to be able to calculate slopes and cross falls. Provide elevations on sections
drawings.

The slope of the ramp must not exceed 10% for the first 20 ft from the property line. Please
contact Dave Kim of the Neighbourhood Parking and Transportation Branch at 604-871-6279 for
more information.

consideration of a 6 ft x 6 ft (1.8 mx1.8 m) corner cut at gridline E/P5 on P1 and P2 to reduce
the pinch point created by full sized stalls 7 and 8;

provision of a standard Greenways bench on Keefer St to the satisfaction of the General
Manager of Engineering Services;
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A.2.14 written confirmation that all utilities will be underground, within private property and a pad
mounted transformer is within private property is required. The General Manager of
Engineering Services will require all utility services to be underground for this “conditional”
development. All electrical services to the site must be primary with all electrical plant, which
include but not limited to, junction boxes, switchgear, pad mounted transformer are to be
located on private property. There will be no reliance on secondary voltage from the existing
overhead electrical network on the street right-of-way. Any alterations to the existing
overhead/underground utility network to accommodate this development will require approval
by the Utilities Management Branch. The applicant is required to show details of how the site
will be provided with all services being underground. Please contact Bill Moloney at
604.873.7373 for further information.

Note to Applicant: Water entry room containing water meter must be located on either P1
level or level 1.
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B.1

B.1.1

B.1.2

B.1.3

B.1.4

B.1.5

B.2

B.2.1

B.2.2

B.2.3

B.2.4

B.2.5

Standard Notes to Applicant

The applicant is advised to note the comments of the Processing Centre-Building, Vancouver
Coastal Health Authority and Fire and Rescue Services Departments contained in the Staff
Committee Report dated April 4, 2012. Further, confirmation that these comments have been
acknowledged and understood, is required to be submitted in writing as part of the “prior-to”
response.

It should be noted that if conditions 1.0 and 2.0 have not been complied with on or before
November 5, 2012, this Development Application shall be deemed to be refused, unless the
date for compliance is first extended by the Director of Planning.

This approval is subject to any change in the Official Development Plan and the Zoning and
Development Bylaw or other regulations affecting the development that occurs before the
permit is issuable. No permit that contravenes the bylaw or regulations can be issued.

Revised drawings will not be accepted unless they fulfill all conditions noted above. Further,
written explanation describing point-by-point how conditions have been met, must accompany
revised drawings. An appointment should be made with the Project Facilitator when the
revised drawings are ready for submission.

A new development application will be required for any significant changes other than those
required by the above-noted conditions.

Conditions of Development Permit:

All approved off-street vehicle parking, loading and unloading spaces, and bicycle parking
spaces shall be provided in accordance with the relevant requirements of the Parking By-law
prior to the issuance of any required occupancy permit or any use or occupancy of the
proposed development not requiring an occupancy permit and thereafter permanently
maintained in good condition.

All landscaping and treatment of the open portions of the site shall be completed in
accordance with the approved drawings prior to the issuance of any required occupancy permit
or any use or occupancy of the proposed development not requiring an occupancy permit and
thereafter permanently maintained in good condition.

Any phasing of the development, other than that specifically approved, that results in an
interruption of continuous construction to completion of the development, will require
application to amend the development to determine the interim treatment of the incomplete
portions of the site to ensure that the phased development functions are as set out in the
approved plans, all to the satisfaction of the Director of Planning.

A qualified environmental consultant must be available to identify, characterize and
appropriately manage any environmental media of suspect quality which may be encountered
during any future subsurface work.

In the event contamination is discovered during subsurface work, the following will be
required:

e Environmental Soil Reports to be provided and forwarded to Environmental Protection
for further review and comment;
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e A Ministry of Environmental instrument of approval (Certificate of Compliance) to the
applicable land use; and

e Submission for a Waste Discharge permit for dewatering activities for the project.
B.2.6 The site shall be maintained in a neat and tidy condition.

B.2.7 This site will be affected by a Development Cost Levy By-law. Levies will be required to be
paid prior-to issuance of Building Permits. For more information, please refer to the
Development Cost Levies Information Bulletin, available at the Planning Department
Reception Counter, or online at vancouver.ca/financegrowth. The next increase is
scheduled for September 30, 2012; projects without a Building Permit in process will be
charged at a higher rate. Additional information about the increase can be found at
vancouver.ca/commsvcs/planning/infobull.pdf.
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Processing Centre - Building comments

The following comments have been provided by Processing Centre - Building and are based on the
architectural drawings received on February 21, 2012 for this Development application. This is a
preliminary review intended to identify areas in which the proposal may conflict with requirements of
the Vancouver Building By-law.

The following comments have been made by the Processing Centre - Building and are based on the
architectural drawings submitted for the proposed Development Permit. This is a preliminary review in
order to identify issues which do not comply with the 2007 Vancouver Building By-law #9419 and its
amendments. A review of compliance with Subsection 3.2.5 ("Provisions for Firefighting") of the
Building By-law has also been done.

1. *The area of the roof-top deck is large enough that its occupant load will potentially exceed 60
persons therefore a second means of egress will be required as per Sentences 3.3.1.3.(2) and
(4) of the Building By-law. A second means of egress is also required since the travel distance
to an egress doorway and the area of the deck exceed the limits for a single means of egress in
Clause 3.3.1.5.(1).(c) and Tables 3.3.1.5.A and 3.3.1.5.B of the Building By-law.

2. *The upper floor space within each of the 3 CRU suites facing Keefer Street exceeds 40% of the
horizontal plane which separates this floor space from the main floor space below. i.e. this
upper level of the Keefer St CRU suites will be reviewed as a storey rather than a mezzanine
and must terminate at a vertical fire separation as per Sub-Clause 3.2.8.1.(1).(a), or, protected
as per Sub-Clause 3.2.8.1.(1).(b) and Articles 3.2.8.3 to 3.2.8.9 of the Building By-law. The
upper storey of the 3 CRU suites facing Keefer St must also be accessible as per Sentence
3.8.2.1.(1) of the Building By-law unless it can be demonstrated that it qualifies for exemption
via Clause 3.8.2.1.(2).(b) of the Building By-law. It is noted that this storey is not currently
proposed to be served by an elevator.

3. The building shall comply with the Energy Utilization requirements of the Vancouver Building
By-law No. 9419 and ASHRAE standard 91.1-2007.

4. The enhanced accessibility requirements of Sentence 3.8.2.27.(4) apply to the residential
occupancy. There are some suites entry door that do not have the required 1.5 ft (450 mm)
clearances to the latched side as per Sub-Clause 3.8.2.27.(4).(f).(i). Washrooms in suites must
have 2.62 ft (800 mm) clear opening width at doors plus 2.5 ft x 3.7 ft (750 mm x 1200 mm)
clear space in front of water closets and sinks as per Clause 3.8.2.27.(4).(i). All common
amenity rooms and spaces must also be accessible as per Clause 3.8.2.27.(4).(e) and have
clearances and clear and level areas that comply with Clause 3.3.1.12.(10) of the Building By-
law. This will be reviewed in detail at the Building Permit stage however a cursory review
shows that not all amenity rooms comply with this 3.3.1.12.(10) nor do all residential suites
comply with Clauses 3.8.2.27.(4).(f) or (i).

5. If the level 2 residential storage locker room exceeds 1,614.5 sq ft (150 sq m) it must have a
second separate means of egress as per Clause 3.3.1.5.(1).(d) and Table 3.3.1.5.B.

6. The vestibules between the levels of the parking garage and the elevators that serve the
residential floor levels above must comply with Sentences 3.3.5.4.(1) and 3.3.5.7.(3) of the
Building By-law plus the vestibules must also comply with the security requirements of
Sentence 3.3.6.7.(2) of the Building By-law.

7. Exit exposure protection is required as per Sentences 3.2.3.13.(3) and (4) of the Building By-
law where the ground level exterior exit door of the Northeast exit stairwell of the parking
garage is exposed to a hazard from openings at the exterior walls of the adjacent Main Street
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facing CRU where the openings are within 9.84 ft (3 m) horizontal distance and less than 16.4
ft (5 m) above the exit door from the parking garage, at an intersecting angle of less than 135
degrees.

8. At Level 1 there is an exit door that opens from a Westside stairwell in a manner that restricts
the effective width of the means of egress at the west end of the rear public corridor serving
the CRU suites to less than 2.5 ft (750 mm) in contravention of Sentence 3.3.1.23.(1) of the
Building By-law.

* [tems marked with an asterisk have been identified as serious non-conforming Building By-law issues.

Written confirmation that the applicant has read and has understood the implications of the above
noted comments is required and shall be submitted as part of the "prior to" response.

The applicant may wish to retain the services of a qualified Building Code consultant in case of
difficulty in comprehending the comments and their impact on the proposal. Failure to address these
issues may jeopardize the ability to obtain a Building Permit or delay the issuance of a Building Permit
for the proposal.




Y A B A o N W b S e

y ded ¢ ¢ ddy
9 40 / 98ed ¢ ¢ xipusddy
H
oz
OIO sy o0 st 1 3 mw %m@ W m m% .
it ST IS W
A4 i AL 4 4 NV .M m m .
SIN
PR T : b -
Uy izl oy
1571 SONIMYE ¢ 2 A0 EdEEId 153 M HINOR vy
B HIAOD - - ' y
o Dy

28 WIANODNYA
IS NIVW R 33433

%%%ﬁm 5

hhwd YRR P a?:

RN “

lier ey dey 1
PP DR
P
WIS MAIA MGV

FEVFLE

puint
P s
AR y i
B |
+F, :
™
<
[4
TN LN
SV L
4 PSS NI W
' RUILAS TR

NOLYAT
ROV A
HOAYATLS 5%

SSATNY MOUS (0
RRVIRENE B0
OGRS NG 0y
LEBERNGD POV
SO MENGD 0w
L DEBNOEY 2
18 VIV O (DY
HRAVALT WAL 0

S 1D3rodd 3SN aIXIW 3SOdONd R A Y

i i L DO T BN

4l sd

LR, S5 AP A SRS 1 Y )
AT D UM S 1 b B
A SO B 4 ) 0 A e e i
St ki)




O EE

9% jo weded «  xjpusddy

" TN 11
Sk S

™
< i
§ln
]

nt Sageize §

a1 Lul, MAERRINIC
ot RS

FIVNOIvY NS
B VIVO 103 Odd

il Bty

'8 HIANOINYA
SIS NIVIN 8 #3433

Frny

i1

Ead

b
L.

SY9T 4% v oy

£

RAFIIA

BHAGOISTIR B Sinain] PUGRIEE PO SORIL 300 BYL

U S Pl SEHGY A 105 0 BUROISR ADUULBHD0 LM sl
SR £303 oA N BRITTT PG 0 SN SIS § Bt SRupng
EE SAMSIOUMT U TN ABSUGE N0 AT SU) i BRHOCLES
Ui R 0 S0 T siie sl el 0| pesndoxd Seus o aag
) Ao Su) Wy wInes

O SO R0 G0 B U LOBORER 1S53 G4l v QpROthuGs o
e sl g pauBEsp W sty e Aetond B 0 J0M AN 01
IR DR 1 SIS B4 GH BLNEl Bl

AR O 5 BIOUG i SULT BU4 Ly SNSRI UL "BU ) ) Bluty foeRp
U g i BURIDD) GLy St et DaeG macy sougmn) S
s BEOCION BUL U TRt AN o) LOGY DU Ul SN PR USEC
S0y JUs GENE TR G0E T 0 SOLDESTON Gy apouban Aungilin o)
Trauires By 0 PRI £ T0L B

BT G HGLIOU Sd] )65 STHIHOS DUD "SSRILDION HLD SMOPUIM Snosboal
00 LGAEIERAA DU LIS RTINS (] YN GUEY SU| 2 Sl [ Bug
“HOPBIDAL FRIL TR

Ry 4 bt OGS 00 KT A DRABMOD UBBQ SBY | ety
WAHRGRS B BF SROLRRONNS GG GG o) poufises % Pavitne metdn
AL 9} X00Y WoY B A0E 1 ALY Wi IO T DU ARLGRRR

Wi st pefkiln Ansulauuis Sy e uelDd sageder & UG
“ARE BUIRRDG LO0R UM SUSUET D 0 ANBLLLLIAS 1 A FRRMH D0
NSO DU BASR) I0GY PUARE U] SA0GD VRREDN; Rkt sug
A ) DU EN 0 RILIOT L IR JBfIDID

RS | GO MUY O) BUGL B T DB DL S5O Loy
U0, BU| BRS¢ SHIEMDUS IRIGLALOD S uuones 9] 10 gy
WS B St R0 PUAGIS (LS AIPSENIRDIE LG St Buiaing W

S a4 0 S DARANDAS Gl i SADG IBORA ik JUBBY ko
By AN iR TUD BT W ROUROGH TR ORG-S el
puo tumsou w SuBuoyz vetnd o whlbs b 0 AT pessigon
LB S IO 10 e Sl ey Supieg peusa 1o Lokt
Sl Ball B CHmmosne WNBED 1 DNOQIET SX SRosj Jeadn oy
e S G s s0ct 30 TPt Bl 10 B oG S Ginoniy

I B4 40 AT [FIBAS BLILS BLE LS B9 10T SEOP IS

A DR SOUY SeaHET 36 UORDGGLIOD 1T BEHUSNE) Ty pouBKep
% D dul SRR S ek ALY OF PG DD S 1 SBUYRIG duy
¥ AL ARRUS B SPOGIHE GRS WO O B BUi B St By sy
O By 3 AT DRI B Yl BORLGS

et pousepi Beiofus uo puo Agesiuas 0 A b
GBI O} BT LB S Oy SPD0) TR0 Bl Suninten inouise
e

O P HAGRD SUMGIBUELY SOUDU pUR OB LMOIDUE, S 0

s | Bk {6
Rt e[

i

SN

3 UMDY U SERHIRD G D SIS Bijj 30 LOH IR
Aeadusilion 14 segernl ey & seuadsn i ullien Buapied e

PR TSRO Wy §
L G B304 PUB "HEGRS e B DR PUD e Jojaey BH0e 521
GELRGG MR 5 RE QUL TNERG W1OWH Uf AN SBAMIINIA
VR RIS RRON 3 LTOW O SN SR BL I riihion s Lol aup

Sl 5 g 0 LT o WEIRIRUES g5 35
TG T B W) AL

ey
R I SN D JE SO 4 5 0 ]

ERE A - A

LT < S - o

[iaazta AT T

¥ PRI
i I R 350

4
I3
¥

A

DRI R

IHIWSLFIIANG TVUNFHSIE 2 TWIIHINWOD 130815 HIwWE © 33880 AV LTS

AR o T DG R o0
SR T I A B 5 A oA
s My B0 4 A R PR O ]
fuAMRRlS FERUSE

¥ 1 ¥ [+ I 3 4 ¢ & # d




io P
N e
g

W/ ey
AF =g

sy

b jteas e o
<k o

NV IXEINGD

i Do

'8 HHANODNYA
IS NIVYW 'R 43d4a3

TELTE

SEYE HEY POy

RAFIIARCHY

(Y
S

.

/)

e

AL3dOdd LO3ENS

T e e
A R ki S0 e

et

149318 NIvW

{

1318 ¥3UNId 1SV

|

1
H




710

aded | { xipusady

m”..... P
0 i
bk

< L
TER

“Op Bty . g
I BT

SOLOH IXEINOD
g Bespen(y

2'8 HIANODNYA
1S NIV R 3343

L

VHYD 85 T9a rd

28 HAANDINYA —

i

e

LJ

wa

o

TG RRAPUE -

e b
EERD 485 FOP

Y i)

24

&

.

-

ot gL By 90T A )

g AN

dY W i3 SCLOH

I1X3INOD

GOOHANOGHDIAN

QOOHANOEHDIAN

R
D




P L

¢ 105 ded | C xipuaddy

S e L T o T R T 8 e .0

.viﬁ v S SADME Lk
e

wred

< ]
TN

]

o D]
Emrkn_ R4 xgﬁ.mh»sﬁw
QU LXEINGTD

a4 i

'8 "HIANOINVA
IS NIYW '8 o533
s

JE FIANDIEYA

L
VOVNYI 81T 794 r g

TIGE 4uY rov -
2u o
FUUE JH¢ Pay

15¥F HINOS 3HL WO¥4 MIIA DIMEWOS!

L1838 HINOS 3HL WORH MIIA DIBIAW0SI

AR | TakaT i |
bs) e

L

THHEAN

Doyl o 43 A LSRR A L
W S O N W I

LA AR A N TR 2 S

e e et e o, o it gy
e i A S A Pl S R
sy it

o
S

ek
aX




D LRl

i L L el . o T D AT 3 3 5 8 8 ot e

72409 e8ed ¢ ¢ xipuaddy

¢-0
v

an tiaa | e

Gl § L0 HINADAT
UN i e

g sy

FSOANREANT
EXAINOD

g Sy

" MIANODNVA
1S NIV R 33433

£

WHYMED 432 I8
D4 RIAADINYA
L5 AmOn oabi "
IND ELIDG i

i
WG

Rt

g . i NNALRRD 0 AR
St o, bl SaF R B i
R i A AT F ) RS0
TN IR0 P O RSPV

o M 20 e 2 s gy
ps0sa 2RAITS

(3118 WO 153IM 2-00Z)
AN WOUD ONRIANTY GISOIWREINS

3ANDd ANV NIVIN WO SNIIFIONIY 3504Wid3dNs

{3Ls WO 15am 002)

AFONId GNY NIVW WOUE MTIA TYNIORIO 3N WO MIIA TYNIDRIO

el

ey

e
i

¥

b

DBOID ONY NYW WORY DNEIANTY Q350dWIEIdNS




o LiLg

e i e AL R R 0 1 b T bt A A

7% 40 Leded :  xipusday

5 ERSATAGE V,
Suitha g

9-0

wor
< i owcich
=8

o S gy

W-lE £ L0 MRV IE
1N iy iy

$3dVsi3Iuls

i, Bhopnioee)

'8 HIAROONYA
1S MNIVW R 33433

sl

[V
VOWNYD S TEA N
2B HIANOINYA —
16 AMOH B39 Wy
Ann garag -
5.4
42
o

CLEE A%Y ¥ 0N
i

FRULY KWW

R R

)

AdWDILE

[t s sl e |
o s )

O

[ ———

L RIS L AR S N R R

o e Rt 3 0 B okl RS A

i owng v

LTdM e 34388 34V DRIARLE

FNLE 2w




L

I 10 g afed ¢ Ux

L0

P B 1
W

v

e e

20
i
—
AL ZEF L

e

al-i L

L B3I
R

SISATYRNY MOGVYHS

i, B

278 HIANQDINYA
IS NIWW R ¥4

I8 IIAACINTA
PS5 ODROH 09
iNa 4

[
WOWRED 8T THR 4
w3

LIS AN E R A R o

FEPL ALV ¥Ov

oH

LB

A

Wd oo

SR

S

!

LI B A 4

LRI B 2 43

S

7

RAFI1

ST ) Skt |
] [

A

PRt ————
Ry e K 5 IS 9N g

i 0 0 g0 e o)
FCHIRE 02 g s LTI KA

SO KT M DTS o 17 I 4TI
o LRSS 1 9 s s ) U0 TR M
Ganniy wiiitic)

AR it H D2 EY W

bz




v By vur L

M. - m. WSRO e
ety

v
( ]
I aIt

Fr— asos

Ew_..ﬁ :cmuﬁzw.wwsm Pagl ERE

PRI PR S ADO 1% 48 4100 |
R EIARDDINYA LITHL IV Rk F |
PREMLRSE PO F SEIRIRY L35 | L s &

MY 318
o, ey

'8 UIANODNYA
1S NIVW 'R A34330

21 S wh
LE o EemOm doei
IND A1i0s e

L
FEYNYI I 19 w
W

. \ &
= S A
%w TR A

preiad

Gl Nyt S
S ADCVIE L AW R
HOHANS W

INGEHATH

ok gl 9 10 U e KD S8 Al & A y




Ve 0 @

S i

)

o N R A 1 B A A

PO BaE L HO0 ININGOTINIG vaRIEI0S

v IYGEEZ-H i ST R0

AR e, SRR 40

Lanai

e

[=]

LY

VR T sy
B T —

el RIS <t SSKQRETN ST TY SO A
¢ A (S

NIYIY

133418

H3433H

AR Ve A K e s G

e P

5 vt
pri

o PR 56 T o
om0 D L

ETrEE

Y

4

e isvorin
Wi A
i vk exid

S g

v

s

e ———

L NG Shu

+ e
R TG




PRy

Fe 1o /7 aded ¢ ¢ xipuaddy

A A %
S B

1-C

€3
"4 el
Al

O Bpats) I
[
o Sehte <!

NYd
£d TIAZT ONUY 4

il B

'8 "HIANOINYA
IS NiYW % 334333

b

W
vEYND 18 P9 -
35 ¥3ANDINVA -
LS MmOk a0% W

TIFE #RY FAY
I

SEVE GRS K09
By

et e | GG v |

TR

% i wot e

T AT SRR ] D

g AL i K SR 7
1SS 0 IR i KR Lk
i i 451 40 AR 21
avio ()

E

=

et

WG AEND

!
]
!
i
!
{

YRR

WOOH
HIONVHIIR 1AM

2»:@2:&&3{%

/

\\nﬁ,«;r% Y
i
H

s TN 4

Eﬁﬂ%mod HOIARE
o :

300

078 3T Aledand 15V

HERI PR

52 ThHE )
SAWD 9% A0 DMK

=

PR it Ao T -

dvy

od

ra

W
AHINZ MW

SAETE 3N ALSEdOEd HIBON

R

&




R
e g

b1l

< oy et
Wt
g

Vivil LU HEWATOR)
. )

MY id
Zd THAIT ONDIEYA

Dy ey

'8 YIANODNYA
1S NIVIN R 33433

iy

BLISHOS

(")
YNV 812 194 z

Ve 2

BIEL FAY w0

£

4

SERE Huy oy
i

A

RAFII

somnts
pe

<m

Bayy

PrU I m
%94 : o - . Sul - 3N %‘Otrcx& : -

H
o ,
: Lo
e m ¥ ,.itrﬂ.. _
B 3
s
o
: i
i
g
: ]
a A
& f e B0 b -
bk, \ /_\@\
vy
i
PR
(53D Treds 97
LEYDD 9T ACH OHDRYE
H - - <
: : £
H H H
i
i A T3 e £ pr 4 ey P
RN

BEELL - AN AERJAOE HISON
4

o PR

TR




I¢ 40 &/aded ¢ < xipuaddy

ml W R —
i)

<

( S SRR
N

g

i Buapeaax]

aley i 10F N
b S

NYld
ted HAIT ONBREY

g Bty

'8 TEANOINYA
1S NIVW 8 33333

wm,wim xwmw {gd ”..,mn_.,.

PITCTEE RS T AT e L

TR

SAMTHD S

G

FebE Bevw FOv 7
N Y [ S
El

) o oy
N G e fEe

| e ooy AR RDIVATY

& e M,Mrﬂn FTLE s

{Ed] s

P
A4

RAFHIARCH
153w VoS 7 Sev B 8
DRV E BOINSA W IVIDEIWWOD
¥

P N o s s

Wi N H TE 3 W ol H
g W g X =
H i WS

124

R

o AN Tt | -
i e wog 0N

AT

IR St D S BN i At g

B QA TR, it U ML (T A B
30 M 1 WS P DALY 1 R0
o o s g 3 el St

s 5L AN G g
A A 13 D LR 0 LS At
s AL




7< 0k r8ded L ¢ xipusddy

wervina
.VlN T iSO
Py

A :

< il

- A i o

oesn] o
TN Megara e
CI L
] o]

NI 208 4008

s )

'8 "MIANCONYA
15 NIVW R 3383

ol

EITET

A R
&
Z
B A MO BeRi s
INO 4Ny o
I
i
5 poe
Nmmm..émo rae - "
I e v
EEy gy b el
R w % >
i - 118
e 2
= 2 |
i -
M ¥ i P
3 W
z : ¥
b
i
WW
X
SETH1L - INGT ALNEOEA HIAON
e

FO RO b |
B W

T

ORI e 2 SIS NGNS [0 BRI

AL Ery SRRSO B Y KBS St
i L A B g 14 2153 BN S0 U L
ok Aoy




i L

m ¥ N 8 e
v

EN

< ]
ey

ety

o By

il § L0 ISR
e G k]

NV id
OO Niviv) L EASY

1 B

'8 "WIANOONVA
1S NIVW R §3d433%

(=%
o
TivLaes Q0 St
N Ve . 5
CEEE mkm,ww ue ¥
[+'d
af,
e
<
=4

HWSBICT

il

FT

H

iy
M OERITY

nes

Zev

i

A 7 R M 51 Foh B s
o e e 5 ) S T AU 9L
ek AT

H

2 bt oy

JF3IS MV

Y

!
Al

Fr

HOLS T

(i pul

&,

&

£
A
33 WS ER T

T

SMOHT Y H ORI

ORI




i g

7% jogreBed g xipusddy

R AU 1
o

WY
i)

e
s

LD ¥2@R A0
i)

NY1d
[FNINYZZIWT | T3AFT

L i)

' UEANCONVA
1S NIVWOR AN

ITHETRAT KA -

W ¥

TERE B ¥EY L
o 1)

[

,

e

o

]
IS SR

i

i

-3

W By ey
S o aiesifon
SR

ENRMMRE Y ) e B i) AR

i, R 5 ) 0 I 0 4T W
i AN

4 13FHLS M

“ad WS 0T F
ININVZI (182

EIR g R
NNV [E D

dd 1T

3 s N

INOHOH HVHOEASTIW

B TE - e Anke

i




Q€ jolseed ¢ @ xipusddy

;s
N:N RE—
B g
< ez
= F o a1
- 5
JE il 1308 MRS
2t Teiy
Myl
ZIEATT
Dy Bt
08 HIANODINYA
1S NIVIN g 3433
g
h (34
3
(57
, = - s
vaew .wW.Uc Py ﬁnv M
Ed o,
¥
] R w
= . £
- g Bl M N
4152, ey
.d\ 3
< N &
A,.,,mk.m.
Nwm i
i

S e 3N ALNAGCE MLON

ET
U THE

o G M TS Tkt ] ¢
el T b e

I

o R 00 i DR 48 D
‘vrainy iz




g 10 &/a5ed 14 xipusddy

S W AP —

e o 5
e g

i

< Muni
Li=gN

s

N O]
arll LU BRI
i) Egbui. Eiatd
NY'ld

]

29 HIANOINYA
1S NIVINGE ¥34933

by

SEEE G4Y POV
T

i

s k) Al B Ml
i i AasaFn o 10 SRS L 0 A
i A 2 AT B 00

Pl ACHU B [ 1 5“2 S D50 NS
R WK

i

G

>3
¥

DOER BN AINIJORS ISRk

.
£

@
RUTE - NN SR FIOHS (ST




e j0b/eded ¢ ¢ xipusddy

e s
&lN 0 L
et .
g L]
oF
{ i AL
S y
i !
T gy
R B
et ]

Nl
§-¥ SEAI

L iy

'8 "MIATODNYA
1S NIVIY R 334330

s

R s R A

TOWNYD S Tea

28 ATARQIWTA
i H DOvL

RAFIIARBCHITECTSING

AR ———
2 OGS 0 SRLIORS ) 17 UG

s 24 ey AR Jok) VRt R) 0 5
R W 13 R R RESOTARN) FIG

EE

FE




o LBl

mw\\mv

- Xipuaddy

A v w — W e ———
it gy

O

i ]
St
A=
g

i)

" 1 U BN
i gl

NV
LEART

g

'8 HIANOINYA
L8 NIYIN B 33443

]

A SR
¥
WOVRY D 43 FOA N

kTG i R o
iy |
A

LA AR A 5L ST R

i S 34 LB Bl S
SNBSS




9 10/T83ed 1 7 xypusddy

WO TS
m. _.....N [F——
s s R
Y
e _ -
< Aty Bt R
o B e
T BT
o 1ok Wl
NYid
24EAd1
s s

'8 ABANODNYA
15 NiYW B 83433

v

WYY 617 TEA 4
DB BEANGINYA —

757

RAFII AR

EN T amicET | Daset | o

£y s W |

vz

B e

e sran e g 1o dvudord aruga §
oL PR 5 43 I i LS T K M
[y ey




U TR T

9 (£ CTared + Y xipueddy

- MG
WA, o

0L

< T
ForEr

frehs

G D)

L] 102 WIIWRDR]
o125y Sowy

Nyd
46 HA

iy, i

'8 HBANOONVYA
IS NIVIN R 334333
g

Ty

L5 FAOE 09e)
ERS ) s

RAFIIARCHITECTSING F

ruscas ey
A (e

ST

S 8 RIS RS

o s 4 s R )
: pees

FLToAY
A




L LRI

7< loelEsed | Cxipuaddy

el-

S S 1
iz

W4
o]

\'4

]

ey

il

ag-3|

1 ¥

NYId
DID30 4003 01 BATY

iy D

2 HIANCONYA
1S NIV '8 334330

sding

TZLR BUY ¥h9
yea

CEYE BEY vOY
fan

o

e

P ——Y
S Rt ot s, 04 8 W

S 710 O 5 BARGFTIES SHD SRS 5 5.
AR 3 PR i BN DR WSO
A7 e R L ] s AN

A 5N AT i PSR, 10 0
I Pt AT 45 20 A A e
L 50 AL 0 W X R 4,

s S
w—

-

INTE A LB (T

i

] ‘od BEELL- INLANISON TS
AV 5
2 ; T
7

i

o

&

1 b

" £

<

B

kS

[

2

g

g
£
b
T
’

" REL L  AGa0n SN

Ei

v

FE

F




- xpusday

s’ Y
.v u.!N fre——
ph )
TS
YW
< g snray
Jo—— -
EAre) i o
Qi VLT NN T DA
Ry

NYId
DIWDINYHDAW! 1 AT

ity B

O'd HIANOONYA
1S NIV R 3433

Imblons ) ;
O ivd:
W ey
: .. et
a i - R "
LR |
S S N
_
; i
|
5
|4
i
|
TTGE $8Y PO - t _M
ECWE HEY VY ﬂ\v" .."vw\.
i 1] LreHg _m
o BOavad L
<l ¥ fua % 3
S [4H " _m ’
- & B 2 I i%
— . E ) _ '
- 1 i )
< 3 i
o 3 I s
3
X B 5 i
& [
: o
| :
H : )
i
LE 3N AREOS S HINDN !
s U s

o)

0 e S8 £ 0 T 20 LD L) D
oy G




e o 0 AR D 0 L B P b .

7% ©5¢hFed 1 ¢ xipueddy

e

_,r lm” xR 1

T 94

01

< iég e

Lringil

o B gy

iﬁh& 1t ﬁaéﬁ
NOEVAZTE HINOS

by ey

'8 "HEANOONYA
IS NiYW 8 dd433X

WAVNYD G T N
DH WIARD INEL -~
L5 oEM Sl wy
oo
]
LA
it [
TEEE TGRSR OY —
o -

FURE A4y v09
i i
paty
L4
a.
[
g i eEa] |

£ S

[T ———— |
S SIS 9 DR 30 0 30
G 58 T W 5 KD T) St iz s

i

VIR CO0M GV SHNSE3NY
B AT e LN G G

K §5v i % 19

PG S B i o Ao
SLRDNCED VDD

HU1EEE HOISEIN R AVED JILSY D - S0 (0

e e
FRONGD SUY0D

ABTLX3L HOTSEM NE G WM - DENeE

SR AL LI 0 X
DIV YL TNY ST HYETD

S B DNTEVE LM OV S SSYID VD

SNV TRZIGONY XDV LSSV AL A0 BV
SFVVIS CRHIONY BAA NS M1 VIR A, MmO BT
TSnQkwes) (g0 we - BEN0NOD QRYDD

(%5 WIANS) UR 01T - RIBDNOD GUVOD
EancrTvily) 09 ROLEWE - BENINOD GRIVOD
v 23207 T) G ROITAWE * RANINCES GO

P

O 150 WA it 5 R
S e s Rk a1 |

FWOFTHOS TWidL YW

B LR b T AT DG L AP

i RO

R

M

o

.ﬁﬁiﬁhﬁx RS yﬁ o f%@:ﬂwy
s : «ﬁkﬁgjf%
5 N

e
S
o

e R R
. .




R e
Nim PIe——
L gy S — -
£ @ il 3
T
A
s W b 55 151
o B ]
o Py ST e
28! {ed) {bd {5a) Tpd
: TH i
NOWYATS 15v3 : P T T

R

o ew.w?wh - ;ﬁ@%ﬁ%& She Wwﬁmﬂ%ﬁﬁ

" —"”m,
e S xMM«V ERmena
: 5 vﬁm }W Lﬁ.ﬁ(é ww:%xwmwf;, ,
: : o i B

'8 YIANODNYA %ﬁxw s dan 55 S
ISNIVW R 33433 BEREene o G e e s
IR : . Lo Sl < i . e Sz e
i S SREe e e e fwy
Ll st s : G e g

- I’V
B Tt ol

3 P B
W i
EOYNYT 51 T4 P4
D8 EANCIMVA -
16 3mOn 8ot o
o
]
e
! A I . i e
2EC FR9 P00
e R
FESL RET RGO
FAM 1)
o5
Y
- 1ol
T ‘
o
o i e
VIR BOOM GV SHissE (]} | T T emaREE T
IR MM, IS O RO - 1
S . [ e R I H
...... - e Sy IR e TR Y
IR WD @) s
FUNEKYN NOBEIN HEAVEE SR D {30
AN 0 £ 20 L 3 | -
RN GAVOD (1)

S NOISSIY N 3 YORE Saone (33
v A e S

SN YL Oy ST weT ) (B)

SHAVES T DNV VLI NIV NI BSYIE WD (23

N CSTOO0NY HIWTE I STV MO VIS ()

SIS AN MEAUS S S S A0 Ny m;w Py T
QECIRYLS DF EOLT WY - ATHINOD (RIvDD () LB
. X0 BINTSE D5-FHHZ-WE - BIAINOT UL (5) e
TER ] | o e
3 50 O M S AT il AR MRS 8 (0] b = ! 2
W i ey gy § e
PO vl spoarromneers Lt FINAIHOS WRELYW

Ty R Uy i 1 Y N 50 00 )
sy AT




4
pory
43
™y
Boatdind.
-y
e
e

oz ge
MUEM” S s ot
FAEEN E—— _—
- ay 13 e
ol
< st ] .
— B
ied Thisnla] “hars
FIUNY A
bra sy i)
od} {4d} v
NOUEVATE HL¥ON ; 2 & L : i i L
T A a A " R A e A A A N A e A b AR -
e SRR e R e
= e S S s X S S SR el
eyt 3 o i ; g G s e S ¥ A &f ..aﬂf}ff 3
'8 "HIANODINVA e i S e e 2 R S
1S NIV 8 23433 Sennhe = o : 4 o e SRSh R
- SRR et : S el e
G e i & s 2 '
- ] R RS P e ¢ :m%? T
Fsiskonss oy ddnae . o e - vafﬁv e
M% e W i o
mmw L iy S
.m”&u‘%mg% M.m i @ T
' Ay e d
e ”m. A
o !
woFRY Y S TEA N M
34 2AAAOINTA i
LS 340K 2390
i oo
ERTIE] IR s ?ﬂﬂﬁ&n»?
n
PR W H
s U I S
N B Ol B 3 e e T
VEOE BB KOG (w nil o
Y mﬁ BN S Ve
S e
- e e T e e i S
u. o )
oy i
< ;
o
" o
it b i
: Em
e "
o & Tt
B e a1 h
,,,,,, i
VIO COOM SaVRL SnsEaEa (B | O B »
ooy e iy
KON TID Y B (1
) P
FHNLE MOWS HLAVED FUSVD 20w G
TSR Ve o AT G WS
HRONCD YD G
SUERIL OSSN M 38 YOG S0 (5}
D
¥ MY TVLIN WY SN0 YT (8}
SN T ORIV ROV NCRVIE 31D (1) ! :
SV CEIGOHY YOV NESSYT A, MOT AT (33 o3 ¢ S # S G gy
o EFPrepmyes SR CHTDONY 43NS MWD 3, MO a1 (5] T §
' it e Lo TEETERYISE OF ST WY - BFHDNOT Bv 0 () 4 {0
proee H X004 BINTES G- - SERONGD OO (33 S
e — NG (P GLEWE - IINGD Qv (T
i W 0 S 08 D THEWES ATOVE 0200V - ARDNOT aRveD (1)
i
ot s o i AR FHAFHOE Ivrdlvi
B A o o S 0 1 18
i i




7¢ |0 &Eed

. q

¥

Yipuaddy

M U
.v...m | YT
i) iy e —
Rty
)
A" ) i
=BTt
e Dgrind) . il
el VIS BaREr
TN PN ek
NOUYAZH 1596 -

s Bt

g "HEAANOONVA
LS NIYW B A3

g

TIGE BRY POV -
e e

EE¥E BEP VDY
i

RAELI

rig

LT

T T —
B g AL AL DA T N I
5 il 0 TR0 ) S AR A

SRR

o MO S DR

ORI ST 8 Y ()
M P

RN ORVOD {0

FALNAL NOISEW 1 AVHD TUSYD - Sates (30

SR YO DL 2
LIRS TEVGED ()
AN MOISSIW HI G s - X ()
I O R T
IV WA S SV e ()
SAVES ' ONOVE TSN SOV IS a3 (D)
SV CRERIONY RO M SSVIEL A, UV (3)
SEVES TEIIONY BIATE NI S50 MO1 831D (E)
LSGRYIS] cre0iWE - RIEEDNGD GaveD (V)
TR NS A-BUTLE el - IR CAIVGD {E)
Lo -B01E-H - RLINDNOD mvon 1)

Y34 AZDVT) 0L BOAEWE - 2USATNGD GaivoD (1)

oty S
A AL AL e KRS
S, S5 R LI ST R Y

FINCIDE WRAIVW

FIONH COOM TRvIE ISR (0

e ,,, % .WM.%W,MM
= %@WW@W

I

e Vi o " LR Ll
A o b |

%@Wf sw;wv,NM, xffzwfﬁwf., .3‘.,,, 3

—
S

2B
T

ot

S

dodns

A
ey

S

S ;ffw&»

ot

g:..m.a Aaérﬁw ﬁéu%%ﬁﬁﬁ%

i) ,.meﬁ o Jyf S SRt fum(
AR S i

5 ./Ws S ;Au: AR 5

SRR

!
SRR

Nﬁwx,/

S

..v.wﬁ.m.ﬁu,.x i




T
_( l.v e
- 23
< ] U Y
TImglt B i I
Glolt § iU NIRRT /mﬂ iy Rl ./mn‘\. * X
ey 5002 i -

¥ NOLOIES

i, By

' THIANOONYA
1S NIVW '8 d3433

iRy

FUVNED A1L TV A N
39 EIAADINYA _
lg Fmaw 00vi o

el dliny

s i 0 s 2 D A i
Rl LR

g T

TR $

EEE

Ca il

afsakva

PR

L OhINErE

2 P [ — rop——
- Pp—
%
g -
T
o JEp—
B
i
i i Jre——
5
[T [
@4
A e H
o
s - [ET—

e M)

{vds




BT 2R T
NI.V PO A
— Tt
sy )
4 e BC Y Y F
[l 54 ivd) {fd} iTd} (i
naw&.w L xwmzwmwwm S w_ ./m,‘mﬁ. N m Ko Nm\ .,,._w\
) ;
6 NOLDIS e g
i [renpv—_— s -
At Hgnion] m 1M AT AN
'8 “HIANOINYA TS S e _
15 NIVW 8 3433 o e :
4 iy P [ PTRp—
. : WA :
B S
e s
Ly o :
) ; e —— [row—
nam PR e
o T i ]
G TR , . 2 2
4 I
o R -
z N LV R Y Wi Pt
= ) -
i 4
s
i o
s P W s e
_“ H L] L] NUHPER
o [
g .
: g e § e —
o S !
wts P o s
s o oo [t s [N
e
ey 7
” R
™ o e s oy
“ IR -f vesneosa HDIFAT b Rl
g i :
Ed i TS I !
o~ i ftc o [ P i
g i
sn o o 0
s R e woinias i
s ™ o woi ¢ i
= v el vt ;
R i
rit e : !
) AR W i
ﬁ TLNPY Y VUGN H
BRI R P T i
A |
a1 2o P i
nd LN IO H
i " !
o - - |
e by i
st ;
o . s i
A et t e
A | : !
3 _ st : :
\ i
o :
o |
. - !
o — ;
) ]
—— [¥) z {1ds
g g 5 o S i AL . ’
sl o
0 ) AP AT 1 5
-ttt et vyt
e e oand by n mr ety
[T v Ay s e
Pl st
L ey 8 oL A e nfhee: s e W,
PR,




_. Im [r——
A

i

< o
A

ey

il By

078 MEANQINYA
“1S NIVW '8 33433 |

sl

FEeE REV ¥OR
T

iz e | o
aiog |on

OGN

T o b i WA RN
g AT 040 [ RE N UG

S Ve 35 Do VRS P S Bl
Dy Bk

B B m
[ :
O L R
&
ShYId LINf

NI

BUAHNNC )




0300

im PrR————
N s g

™
( g iy i¥d!
REAES L T 5
G TR gy w
FIRE R R
on s i w
ATHDE T =
SNV LN
Ok Bl
'8 HIANODNVA o !
1S NIVYW g 834330 | woicH ;
by
E3
#
..(, Imnvx.u” #3
s
ELEL mww vae e ¥ el RmSmsseeaiteadieme——m"sm"t———nie | Rl o sl il Gl IR e Gl S T S ] uw
FUGL 9wy po¥

299 A0V AT

RAFITARCHITELTS

spsesc;
e

ApeEL
A O R

At MR ) U R AT
A B .15 3 1 2 D
Vit WA




;w F;

.g. f’ 3 .
g | n

& [l e
F g2 | 52

R o # Sa

i 93 :

g3 Ty s -
ol E’g .12 igg ay o
i 3 e Sl F e 2\

hMakwh pavisg

! :
y

Ganeral Plonting Notes

e s
T
S

P —

<

Comman Hame
Fve Lt Ahobd

Wiew Steatze

Commen N

i

Appen

oy

v, Sedoniend Bav

Parsnsints, Graans, Geousd Lavers, ¥ines

Fland bist

Surha
&
“

e

Y SE——

R —
s it

S o

B s

EEE]




EREENY

[ARER

upig 2dpospuny
[T

5% BANCDUDA
{985 MIPW PUT 19488y

g

Sivilavd

T JOAWERG - C xipusddy

AN AR

oL S

Yt

e




S R o R A % 5 9 5 b oo

ged f xpusddy

#iid 9EDISPUDI-E [9A3]

R

DY PANGIUDA
18048 LW PUS Jejoa%

" MW.’WW o, . ’ B

W,

] g B © 0 NOELOWS

e

owr !




1

s

Eiint

el pimitag

unj¢ adpospuny
ADapiooax

D% IBARGIUDA
18343 Uy PUD tazaey

[

NI

e
)
=

N B i S et o A e e e 3 A 8 8 S

g BRaL) Al | 3 LS

R
LS sy SR ¢ o HOLSES




Appendix £ ; page /of /

DESIGN RATIONALE

MAIN & KEEFER, IN CHINATOWN, VANCOUVER BC

The project is locoted af the Norfh-West comer of Main & Keefer Streets, in Vaneouver's Chinatown, in
HA-1A District, The site is approximately 80x3120 {120 along Keefer Street and 80" along Main Street], and
slopes more than 8’ from North-East to South-West,

The building design, In response 0 the guidelines, is o contemporary interpretation of the character of
the buildings in Chinatown, to confibute to the "Chingtown Vision” and enhance Chinatown's distinct
sense of place.

without replicating the heritage focades, effort has been made to create a level of complexity and an
engaging architectural expression, compatibie with the heritage character of the areq.

As the froniages of the site on both streets exceeds the smalier thythm of the buildings in the areq. and
fo comply with the guidelines, the bullding is designed o resembie o combination of narrower buildings,
ecch with different details, but all within the some overcll character of the area.

Although the overail height of the building, as per the guidelines, is 90 feet, the upper focade has
setbacks ot different elevations, to give the impression of varied buillding heighls. The break-up of
focades has been dchieved by a regular rhythm of pilasters, changing in massing. aend variegated
street-wall ond rooflines. Both facades are segmented over the entire height, into vertical bays with the
maximum widths of less than 25°,

The building has an architecturally distinct ground floor, with o minimum height of 14/, reinforcing the
commercial character of the base. The "store front” base has tumed info the lane to further enhance
street level chaoracter ot the comer of Keefer and the lane,

The principal facades, above the ground floor, have fenestration pattern, characierized by a symmelry
of the elements within each buiding bay, and a repetitive paltern of the symmetically aranged
elements, both horizontally and vertically, from bay fo ay, and from floor 1o floor,

Upper massing Is designed to be visually subordinate to the principal facade. This has been achieved
by upper floor sethocks. use of lighter colours and materigls,

The West focade ot the lone has been arliculated with the introduction of generous windows and
balconies, and setbacks of the northerly unit and the fop 2 stareys of the building.

To significantly upgrade the appearance of the lane, the store front has been tumed info the lane from
the cormner CRU, and the garbage and recycling faciifies have been pushed behind the loading area,
with no direct frentage o the iane, The recesses in the lane will enable us o have adeguate lighfing
from the soffits of these recesses.

The North wall ot the property ne has been designed with palterns and colowrs compotible with he
East elevation, and the fop flcor hos been setback from the property ing.

Tne matenals proposed for the project inciude 2 colours of brick, both compolitie with the Drick colours
extensively ysed in Chinatown's older buildings, and 23 different colours of coated concrate, Bath mefal
and gloss railings, with contemporary detaiing are used for balconies and decks, All the roof areas and
different levels are landscaped,
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CHINATOWN HISTORIC AREA PLANNING COMMITTEE
March 13, 2012
189 Keefer Street - DE 415496

The proposal was received to develop a new mixed-use building containing commercial use on
the ground and mezzanine floors and 81 residential units on the 2 to 9" floor, over three
tevels of underground parking. The project is located at the northwest corner of the Main and
Keefer Streets in HA-1A area of Chinatown.

Although the overall height of the building, as per the HA-1A Guidelines, is 90 feet the upper
facade has setbacks at different elevations, to give an impression of varied building heights.
The break-up of facades has been achieved by a regular rhythm of pilasters, changing in
massing, and variegated street-wall and rooflines. Both principle facades are segmented over
the entire height, into vertical bays with the maximum widths of less than 25 feet. Upper
massing is designed to be visually subordinate to the lower portion of the principle fagade.
The materiats proposed for the project inctude two colours of brick, both compatible with the
brick colours extensively used in Chinatown, and three different colours of coated concrete.

Without replicating the heritage facades, effort has been made to create a level of
complexity and an architectural expression, compatible with the heritage character of the
area.

Zlatan Jankovic, Heritage Planner, introduced the project, noting that it was the second
development being processed through the newly developed Guidelines. The technical review
by staff indicated that the proposal was quite responsive to the key elements of the
Guidelines.

Garry Papers, Development Planner, reviewed detailed design drawings, building renderings,
and composite renderings illustrating the proposed development in the existing context, to
scale and with shadowing. Staff felt the proposal supported the Guidelines well, and would
take it forward to the Urban Design Panel the following week. Staff had no major issues to be
brought to the attention of CHAPC and was of the view that this was a very thoughtful and
well resolved proposal.

Referencing displayed presentation materials, Foad Rafii, Rafii Architects Inc., offered a
further detailed review of the proposal.

Discussion ensued on: incorporation of car share spaces and electric car charging facility; use
of materials; mix and affordability of residential units; ability to facilitate a restaurant; site
size; separate addresses for residential and commercial; parkade access; use of the clock
tower and potential use of neon; sign bylaw permitting process; usability of the landscaped
deck off the amenity room; landscaping on rooftop areas; accessibility of the building;
firewall finish; accommodation of commercial and residential garbage and recycling;
programmatic needs of the site; potential to provide electrical supply for public use, in the
context of City planning for the area.

Members were complimentary about the execution of the project; use of materials and
colours; thoughtfulness in breaking up of storefronts; separated visitor parking; roof top
gardens and common spaces; consideration given to lane animation, lighting and plantings;
contemporary expression respecting the Chinatown character; and the mix of units which
allowed for family housing,
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Members expressed minor reservations about the incorporation of a clock tower as an icon
with consideration to the residential across the street; minimizing impacts on the Night
Market especially during construction; and suggested consideration of the following:
incorporation of artistic elements; lessening contrast between the brick and the light on the
firewall; provide for attaching blade neons; opportunity at corner of Keefer and Main to make
the individual bay characters stronger by raising the cornice line; and need for sufficient
space to allow for businesses to encroach on the sidewalk without creating an issue for
pedestrians.

MOVED by Alan James
SECONDED by William Ma

THAT the Chinatown Historic Area Planning Committee support as presented the
proposal for 189 Keefer Street - DE 415496,

CARRIED UNANIMOUSLY

ok ok kK
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VANCOUVER

VANCOUVER HERITAGE COMMISSION
MINUTES
MARCH 26, 2012
A meeting of the Vancouver Heritage Commission was held on Monday, March 26, 2012,at
11:08 am, in Strathcona Meeting Room, Subground, Vancouver City Hall.
189 Keefer Street
DE415496

Applicant: Foad Rafii, Rafii Architects Inc.
Craig Marcyniuk, Solterra Development Corp.

Staff and the applicants explained the application and responded to questions.

Staff: Garry Papers, Development Planner
Zlatan Jankovic, Heritage Planner

Issues:
(i) Compatibility with HA-1A Design Guidelines

MOVED by Kim Maust
SECONDED by Jenny Sandy

THAT the Vancouver Heritage Commission supports the development application for
189 Keefer Street as presented at its meeting on March 26, 2012.

CARRIED UNANIMOUSLY

A —
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