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To: Development Permit Panel Date: May 21, 2019

From: Wayne Craig File: DP 18-818748
Director, Development

Re: Application by Polygon Fiorella Homes Ltd. for a Development Permit at
3551, 3571, 3591, 3611 and 3631 Sexsmith Road

Staff Recommendation

That a Development Permit be issued which would permit the construction of a high-rise
building containing two affordable (work-only) studios for professional artists and approximately
168 dwellings, including 11 affordable (low-end-of-market) units at 3551, 3571, 3591, 3611 and
3631 Sexsmith Road on a site zoned “Residential/Limited Commercial (RCL4)”.
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Staff Report
Origin

Polygon Fiorella Homes Ltd. has applied to the City of Richmond for permission to develop a
mixed use residential and artist studio high-rise development at 3551, 3571, 3591, 3611 and
3631 Sexsmith Road on a site zoned “Residential/Limited Commercial (RCL4)” (Attachment 1).
The developer’s proposal includes:

o 16,321 m* (175,674 ft*) of multi-family residential uses, including 858 m? (9,238 ft*) for
affordable low-end-of-market rental (LEMR) housing (designed and constructed, at the
developer’s sole cost and secured in perpetuity with a Housing Agreement).

e 78 m’ (839 ft*) of community amenity space in the form of two rentable-affordable-work
only studio units for professional artists (designed and constructed, at the developer’s
sole cost and secured in perpetuity with a legal agreement registered on Title).

e 168 dwelling units, including 11 LEMR units.

e Public open space secured with statutory right-of-ways, including a new Brown Road
Plaza, and expansion of the existing north-south mid-block mews. The existing mid-
block mews located on the adjacent existing development to the west of the site includes
walkway and vehicle access areas, both of which are proposed to be widened.

The site is currently vacant except for preload material. The site is being rezoned from “Single
Detached (RS1/F)” to “Residential/Limited Commercial (RCL4)” for this project under
Bylaw 9836 (RZ 17-778835), which was given third reading on May 22, 2018.

The required off-site works will be designed and constructed, at the developer’s sole cost,
through the City’s standard Servicing Agreement processes as a consideration of rezoning. The
required works include the eastward extension of Brown Road to Sexsmith Road, Sexsmith Road
improvements, Brown Road Plaza, north-south mid-block mews, and sanitary, storm and water
works.

Development Information

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

Background

The subject development is located in the City Centre’s rapidly developing Capstan Village area,
at the crossroads of Sexsmith Road and Brown Road. Development surrounding the subject site
is as follows:

To the north: Adjacent to the site is “Union Square”, a low-rise, strata commercial mall that,
like the subject site, is designated under the City Centre Area Plan (CCAP) for
medium density residential buildings and a limited amount of complementary
commercial and other uses (General Urban TS5 (35m)).
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To the south: Adjacent to the site is “Continental Shopping Centre”, a low-rise, strata

commercial mall that is designated under the CCAP for medium density, mixed
use development (General Urban T4 (25m) and Village Centre Bonus). In
addition, along this frontage of the subject site, the developer is required to extend
Brown Road to Sexsmith Road as part of the CCAP’s “major street” network.

To the west:  Three recently completed, residential towers (Polygon “Avanti”) (DP 12-612510),

that, like the subject site, is designated under the City Centre Area Plan (CCAP)
for medium density residential buildings and a limited amount of complementary
commercial and other uses (General Urban T5 (35m)). This development
provided for a portion of Brown Road and a shared north-south mid-block mews
with walkway and vehicle access. In addition, along this frontage of the subject
site, the developer is required to widen the mid-block mews.

To the east:  Sexsmith Road, beyond which the City is reviewing a rezoning application (RZ

18-836123) submitted by the same developer for a very large, predominantly
vacant area (comprising several single-family homes, and open fields). Like the
subject site, this area is designated under the City Centre Area Plan (CCAP) for
medium density residential buildings and a limited amount of complementary
commercial and other uses (General Urban T5 (35m)).

Rezoning and Public Hearing Results

During the rezoning process, staff generally identified that the proposal needed to achieve a more
detailed level of design through the subject Development Permit process. This has been
satisfactorily addressed as discussed in this report.

The Public Hearing for the rezoning of this site was held on May 22, 2018. Three residents from
the adjacent Avanti development submitted emails to the Public Hearing, expressing the
following development concerns about rezoning the property:

Tree Retention: Existing trees were reviewed in the rezoning Staff Report, which included
noting that the developer was unable to retain existing trees on the site. The proposed
development includes the planting of 53 replacement trees on the site.

Privacy and View Impacts: Potential privacy and view impacts between the proposed
development and existing neighbouring Avanti development to the west of the site are
mitigated through building siting and landscape screening. The proposal provides an

8.3 m (27 ft.) building separation along the mid-block mews between the proposed
townhouses and the existing neighbouring Avanti townhouses and landscape screening is
proposed with the planting of Maple trees which will reach an approximate height of

4.5 m (15 ft.) at maturity. The tower and low-rise building are pushed farther to the east,
along the Sexsmith Road edge of the site, providing a 45 m (147 ft.) tower separation. The
proposed development will provide attractive views for the neighbourhood. In addition, the
tower and low-rise building are located along the east Sexsmith Road edge of the site,
minimizing the impacts to existing views from the existing neighbouring Avanti
development to the west.
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e Construction Impacts: The applicant is required to design and construct the subject
development in accordance with the BC Building Code safety requirements and not damage
neighbouring development. Noise is regulated through the Noise Regulation Bylaw 8856,
which limits construction activity noise for a development of this size to 7am through 8pm
Monday through Friday, and 10am through 8pm on Saturdays. The applicant is aware of the
noise regulation and is also aware of the City’s Good Neighbour Program, which endeavour
to manage construction activity impacts (e.g. dust and noise).

e Construction Traffic Impacts: The applicant is required to submit a Construction Traffic
Management Plan for Transportation Department review and approval prior to Building
Permit issuance.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Permit application. In addition, it complies with the intent of the applicable
sections of the Official Community Plan (OCP) and is in compliance with the
“Residential/Limited Commercial (RCL4)” zone.

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

1. Affordable Housing: Housing Agreement (3551/3571/3591/3611/3631 Sexsmith Road)
Bylaw No. 9927 associated with the development proposal was adopted by Council on
November 13, 2018 to secure (in perpetuity) the developer’s commitment to design and
construct (on-site, to a turnkey level of finish, and at the developer’s sole cost) 5% of the
development’s residential floor area in the form of 11 affordable low-end-of-market rental
(LEMR) housing units. The developer is engaged in discussions regarding a potential non-
profit operator to manage the LEMR units.

Affordable Housing Affordable Unit Mix*
Min. Fioor Area Proposed Floor Area | Studio | 1-BR | 2-BR | 3-BR | Total
816 m? (8,784 ft)) 858 m? (9,238 ft) 2 4 3 2 11

* 100% of the affordable housing units will satisfy Richmond’s Basic Universal Housing (BUH)
standards.

2. Capstan Station Bonus (CSB): Prior to rezoning adoption, the developer voluntarily agreed
to satisfy the terms of the CSB, as set out in the Residential/Limited Commercial (RCL4)
zone, as follows:

e Station Construction: Registration of a legal agreement securing pre-payment of funds
towards the future construction of Capstan Station, based on the Council-approved
contribution rate in effect at the time of Building Permit issuance was secured at rezoning
(i.e. current rate is $8,780.96 per unit, which rate is in effect until September 30, 2019).
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e Public Open Space: Registration of statutory right-of-ways (SRW’s) and road dedication
to the City to satisfy the CSB's required publicly-accessible open space contribution was
secured at rezoning, which open space includes Brown Road Plaza, mid-block mews
widening, and improvements along Brown Road and Sexsmith Road. As noted in the
rezoning Staff Report, the total provided open space of 1,217 m? (13,101 ft*), exceeds the
CSB requirement by 24%.

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

e Cycling Network: Completion of the protected bike route along Brown Road and
Sexsmith Road from Cambie Road to Capstan Way through construction of interim
on-street bicycle lane improvements north of the subject site to Capstan Way through the
required Servicing Agreement process.

o FElectric Bicycle Charging: Provision of energized outlets (120V) for electric bicycle
charging; one outlet for every 10 class 1 bicycle storage spaces in each bicycle storage
room.

4. District Energy Utility (DEU): As noted in the rezoning Staff Report, the subject
development must be designed and constructed to facilitate their connection to a future City
DEU system. The subject development will become part of the City Centre DEU,
constructing and transferring ownership of an on-site low carbon energy plant to the City or
the City’s DEU service provider, Lulu Island Energy Company.

S. Pubic Art: A voluntary cash contribution of $141,925 towards the Clty s Public Art Program
was secured at rezoning.

6. Transport Canada Height Regulations: The developer has submitted a letter prepared by a
BCLS registered surveyor confirming that the maximum height permitted under Transport
Canada regulations is 47 m (154 ft.) GSC, which allows for the proposed building height of
42.5m (132.8 ft.) GSC.

7. Aircraft Noise: The OCP permits residential and other aircraft noise sensitive uses in this
location, subject to specific requirements. The City’s standard aircraft noise legal agreement
was secured at rezoning. An acoustic report, prepared by a certified professional, was
submitted to the City and is required to be included in the Building Permit. The development
is required to incorporate glazing upgrades to achieve required interior noise levels.

8. View Blockage and Other Development Impacts: The City’s standard legal agreement was
secured at rezoning to notify purchasers of potential development impacts and ensure that the
developer incorporates reasonable mitigation measures into the design.

9. Flood Construction Level: The City’s standard legal agreement was secured at rezoning,
requiring a minimum habitable floor level of 2.9 m (9.5 ft.) GSC or 0.3 m (1.0 ft.) above the
crown of the fronting street.
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10. On-Site Tree Removal and Replacement: Through the rezoning process, Council approved
the removal of 27 bylaw-size trees, secured with a $40,000 Letter of Credit, and planting of
53 replacement trees. The subject Development Permit provides for the required 53
replacement trees.

Advisory Design Panel Comments

On January 23, 2019, the Advisory Design Panel (ADP) supported the subject Development
Permit application moving forward to the Development Permit Panel, subject to the applicant
giving consideration to the ADP’s comments. A copy of the relevant excerpt from the Advisory
Design Panel Minutes is attached for reference, together with the applicant’s design response in
‘bold italics’ (Attachment 3). All outstanding design issues have been resolved.

Analysis

The developer proposes to construct a high-rise, high density, limited mixed use development in
Capstan Village. The proposed form of development, which combines articulated street wall
building elements, a tower, and townhouses, complies with Zoning Bylaw requirements and the
objectives of the CCAP’s Development Permit Guidelines. More specifically, the development
has successfully demonstrated:

e A strong urban concept contributing towards a high-density, high-amenity, environment,
comprising of two rentable-affordable-work only studio units for professional artists,
pedestrian-oriented publicly accessible park plaza along Brown Road, and a variety of
dwelling types (including 84% family-friendly, two-bedroom and three-bedroom units).

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

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

e Sensitivity to existing neighbours, by exceeding minimum recommended tower separation
guidelines (e.g., 45 m/147 ft. provided, 35 m/115 ft. required) and enhancing public streets
and walkways around the perimeter of the site.

Conditions of Adjacency

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

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

e Providing three-storey townhouses along most of this frontage.

e Ensuring that tower spacing across Sexsmith Road and between the subject site and
future potential neighbours to the east will be at least 35 m (115 ft.), as per CCAP
Development Guidelines.

e Providing for complementary uses in the form of townhouses, residential lobby and
indoor amenity space.
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2. To the north: The development is set back along this frontage to:

Protect adjacent existing trees on the neighbouring site (e.g., Union Square shopping
centre).

Accommodate development construction activities on-site. To accommodate future
construction of the adjacent property to the north and closing off of the space along the
north property line, the developer has agreed to provide statutory right-of-way (SRW) for
the purposes of public rights-of-passage (PROP) along the entire north property line of
approximately 0.6 m (2 ft.) wide as a consideration of the Development Permit.

3. To the west: The development responds to its existing residential neighbours (e.g., Polygon
"Avanti") by:

Accommodating the development within a single tower at the site's southeast corner
where it serves to maximize tower spacing, exceeds CCAP Development Guidelines
tower spacing of at least 35 m by 10 m, and minimize shading and overlook.
Providing a coordinated approach to access and circulation through improvements.
Widening the existing landscaped, mid-block mews SRW from approximately

3m (9.8 ft.) to 6 m (19.7 ft.) (which mews widening will be privately owned and
maintained, as per the statutory right-of-way secured at rezoning).

Providing for complementary uses in the form of townhouses along the mid-block mews
walkway.

Incorporating landscape features and uses that will enhance the mid-block mews
walkway’s visual appeal and amenity (e.g., a paved walkway, walkway lighting, trees,
and planting).

4. To the south: The development seeks to enhance the neighbourhood’s public space network
and contribute towards a high amenity public realm through:

6160725

Providing a Brown Road Plaza public rights-of-passage (PROP) SRW, as secured at
rezoning, together with trees, planting, street furnishings, and other landscape features,
which will enhance the appearance, amenity, and casual surveillance of Brown Road;
while tower spacing across Brown Road and between the subject site and future
neighbours to the south will be at least 35 m (79 ft.), as per CCAP Development
Guidelines.

Stepping down the podium towards the plaza to provide a more pedestrian-scale
interface.

Locating the two rentable-affordable-work only studio units secured at rezoning in a
manner that fronts the Brown Road Plaza and enhancing its relationship with the plaza by
orienting its main entrances to the plaza, installing glazed, garage-style doors offering
views and access to arts activities and providing opportunities for art activities in the
plaza.
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Urban Design and Site Planning

The proposed form of development takes advantage of the site’s irregular shape and its proximity
to the Canada Line, provision of affordable artist rental work studios and Brown Road Plaza and
widening of a north-south mid-block mews to create a dynamic, high-density, urban environment
that is consistent with CCAP objectives and characterized by:

1.

Distinctive towers, in the form of slim slabs articulated with stepped rooflines and stacked
projecting angled balconies that provide for a unique identity and street definition along the
curving alignment of Brown Road and Sexsmith Road.

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

Continuous, pedestrian-oriented residential, arts facility, and public plaza frontages that will
contribute towards local liveability, enhance public enjoyment of open space amenities, and
help support a lively public realm.

Service uses, parking, loading, and waste management are accommodated and screened from
public view.

Architectural Form and Character

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

1.

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

architectural expression including;

e An active, transparent, residential/artist studio unit ground floor.

e A distinct podium articulated with terracing and landscape treatment.

e Distinct townhouse massing with pedestrian-oriented entries, raised patios and inset
balconies.

e A distinct street wall along the site’s Sexsmith Road street frontage, stepped back from
street-fronting townhouses and articulated with inset and projecting balconies, material
and colour placement that provide rhythm, variety, and visual interest.

e A slim, slab-like tower that angles gracefully away from the street wall, reflecting the
site’s curved Sexsmith Road street frontage, articulated with angled end balconies in
addition to the inset and projecting balconies, material and colour placement that provide
rhythm, variety, and visual interest.

An integrated landscape approach that provides for planting at all lower rooftop levels (not

the tower roof).

Quality materials (e.g. architectural concrete, grey brick, black brick, metal panels, spandrel

panels, aluminum frames, and glass guard rails) that contribute towards a distinct identity and

high amenity urban environment.

A subdued, white-grey-black colour palette that, used in combination with variations in

texture and additions of accent colour at residential and artist studio unit entries, on specific
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inset balcony return walls, and the north parking structure wall, helps to break up the
massing, reinforce the identity of key public spaces, and project a crisp, contemporary image.

Landscape Design and Open Space Design

For Capstan Village, the CCAP encourages the development of a network of neighbourhood
parks, greenways, mid-block walkways, and other landscape features. In addition, Zoning
Bylaw requirements in respect to the Capstan Station Bonus require that benefitting
developments (including the subject development) provide public open space over and above
basic CCAP park standards. The subject developer’s public open space contribution is provided,
in part, as road dedication, and in part 922.9 m* (17,262 ft*) of publicly-accessible open space,
secured at rezoning with statutory right-of-ways, including the proposed Brown Road Plaza and
mid-block mews expansion. These publicly-accessible open spaces are being designed and
constructed via Servicing Agreement as secured at rezoning.

In addition to the public open space noted above, the development provides for on-site private
open space features as follows:

1. 1,661 m* (17,879 ftz) of residential outdoor amenity space, based on the OCP standard of
6 m” (65 ft?) per dwelling unit, comprising a large, irrigated landscaped, multi-use, outdoor
space at the podium roof level (co-located with required indoor residential amenity space)
and smaller urban agriculture space at the lower level, designed to provide for children’s
play, strolling, socializing, relaxing, outdoor dining, and gardening (i.e. raised plots, tool
storage, hose bibs, and related features).

2. Additional landscaping in the form of residential lobby entrance features, landscape buffers
along townhouse frontages, and green roofs. All these landscaped areas will be irrigated.

3. Drought tolerant plants incorporated in green roof and vegetated outdoor areas to reduce
reliance on irrigation.

4. Private outdoor patios and balconies for all dwelling units.

Prior to forwarding the subject application to Council, the developer is required to provide to

the City a Letter-of-Credit for landscaping in the amount of $557,691.00, as estimated by the

project Landscape Architect, to ensure that on-site landscape features are provided in

accordance with the Development Permit.

N

Shared Indoor Amenity Space

The OCP requires that multi-family developments comprising 40 units or more provide at least
100 m* (1,076 ft*) of indoor amenity space. The subject development exceeds the OCP
minimum and provides for attractive indoor amenity features located adjacent to the main lobby
and at the podium level co-located with the outdoor amenity space (e.g., meeting room and
fitness area).

Dwellings Minimum Requirement Proposed

168 100 m* (1,076 ft°) 369 m* (3,971 ft°)
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Crime Prevention Through Environmental Design
Measures are proposed to enhance safety and personal security including, but not limited to, the
following measures.

1. Casual Surveillance: Minimization of blind corners, prominent residential lobby entrance,
drop-oft/pick-up visitor parking uses on the main floor of the parkade, clear sightlines to
exits within the parkade, glazed vestibules, street-oriented residential and artist studio units,
and pedestrian scale lighting.

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

3. Target Hardening: Security features at all residential, artist studio, and parking entrances.

Accessible Housing

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

1. Barrier-free access to all common areas, indoor and outdoor amenity spaces.

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

3. 32 Basic Universal Housing (BUH) units (i.e. 38% of total units) designed to satisfy all
- applicable Zoning Bylaw requirements, including 100% of affordable housing (11 units) and
13% of market housing (21 units).

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

Sustainability Measures

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

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

2. District Energy Utility (DEU) compatible building and mechanical system designs to
facilitate a future connection to a City utility as secured at rezoning. The developer has
agreed to construct and transfer ownership of an on-site low carbon energy plant to the City
or the City’s DEU service provider, Lulu Island Energy Company.
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3. A solar array on the tower rooftop. The developer has agreed to register a legal agreement on
Title as a Development Permit consideration, ensuring that the proposed solar panels will be
installed and maintained for the life of the building. The agreement will include provisions
for alternative renewable technologies to replace the solar panel installations provided that
equal or better performance is achievable to the satisfaction of the Director of Development
and the Director of Building Approvals.

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

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

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

Conclusions

The proposed development is consistent with Richmond’s objectives for the subject property and
Capstan Village as set out in the Official Community Plan (OCP), City Centre Area

Plan (CCAP), and Zoning Bylaw. The project’s distinctive form, pedestrian-oriented
streetscapes, rentable-affordable-work only studio units for professional artists, affordable and
basic universal housing, landscaping, and sustainable development measures, together with the
developer’s concurrent construction of off-site improvements secured through rezoning, will
enhance the establishment of Capstan Village as a high-amenity, transit-oriented, urban
community. On this basis, staff reccommend that the Development Permit be endorsed and
issuance by Council is recommended.

Sara Badyal
Planner 2
(604-276-4282)

SB:blg

Attachments:

Attachment 1: Location Map

Attachment 2: Development Application Data Sheet

Attachment 3: Advisory Design Panel Meeting Minutes Annotated Excerpt (January 23, 2019)
Attachment 4: LEED Checklist

Attachment 5: Development Permit Considerations
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C.Ity of Development Application Data Sheet
RIChmond Development Applications Department

; A
DP 18-818748 Attachment 2

Address: 3551, 3571, 3591, 3611 and 3631 Sexsmith Road
Applicant.  Polygon Fiorella Homes Ltd. Owner: _Polygon Fiorella Homes Ltd, Inc. No. 0750635
Area(s): City Centre {Capstan Village)

Planning

Existing Proposed
Gross site 8,272.5 m” (89,044 4 ft")

Road dedications 2,035.1 m? (21,905.6 ftz)
Site Area (includes 294.0 m® eligible as Capstan Station 6,237.4 m” (67,138.8 ft))
Bonus public open space)
Net site 6,237.4 m” (67,138.8 ft))
Land Uses » Large lot single family residential High-rise, multi-family residential
OCP Designation | = Mixed Use Complies

» Urban Centre T5 (35 m), allowing for
CCAP Designation additional building height Complies
= Proposed Streets
Residential/Limited Commercial (RCL4)
subject to RZ 17-778835

Zoning Complies

2 rental artist work units
Units None 168 residential units (including 11 affordable
housing units)

l Bylaw Requirement ‘ Proposed l Variance
Floor Area Ratio . - None
(max.) 2.618 FAR (with road dedication) 2.613 FAR permitted
. 16,321 m* (175,674 ft%), including:
2?;'23"’3 Floor | vax. 16,328.5 m? (175,758.5 ft%) - Market: 15463 m? (95%) etlnirl]t?e ]
- Affordable: 858 m? (5%) P
Lot Area Min. 4,000.0 m? (43,055.6 ft) 6,237.4 m? (67,138.8 ft%) None
Lot Coverage Max. 90% 90% None
_ . East: 3.0 m (9.8 ft.) min.
Setback — Road 3.0 m (9.8 ft.) min. South: 3.0 m (9.8 ft.) min. None
Setback — Interior Nil West: 3.0 m (9.8 ft.) min. None
Property Line North: 0.6 m (1.9 ft.) min.
Setback — Balconies: 1.0 m (3.3 ft.) max.
Proiecti Architectural features: 0.6 m (2.0 ft.) max Projections comply with required setbacks None
rojections - .
Weather protection: To the property line
Height Max. 47 m GSC (154.2 ft.) with park area | 42.5 m GSC (132.8 ft.) None
183 total spaces with TDMs, including: 194 total spaces with TDMs, including:
142 Market spaces 152 Market spaces
Parking Spaces 9 Affordable housing spaces 10 Affordable Housing spaces None
31 Visitor spaces 31 Visitor spaces
1 Brown Road Studios space 1 Brown Road Studios space
Parking - ao o
Accessible Spaces Min. 2% (4 spaces) 2.6% (5 spaces) None
Parking — Small o o
Car Spaces Max. 50% (96 spaces) 46% (88 spaces) None
Off-Street Loading: | 1 medium truck (SU-9) space 1 medium truck (SU-9) space None
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214 class 1 secured bike spaces

214 class 1 secured bike spaces

Bicycle Storage 34 class 2 bike rack spaces 34 class 2 bike rack spaces None
EV (Energized) 100% Market parking spaces 100% Market parking spaces None
Charging for Cars | 100% Affordable parking spaces 100% Affordable parking spaces

EV (Energized) 1 duplex {120 V) receptacle per 10 Class 1 duplex (120 V) receptacle per 10 Class None
Charging for Bikes | 1 bike spaces per bike room 1 bike spaces per bike room

Amenity Space = | Min. 100 m? (1,076 ft) 369 m? (3,971 ) None
Amenity Space = | i 1 008 m? (10,850 ft) 1,661 m? (17,879 ) None

Outdoor
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Attachment 3
Excerpt from the Minutes from

The Design Panel Meeting

Wednesday, January 23, 2019 - 4:00 p.m.
Richmond City Hall

2.DP 18-818748 One-Tower City Centre Mixed Use Development Including Two Rental
' Affordable Work Artist Studios

ARCHITECT: Francl Architecture

LANDSCAPE ARCHITECT: PWL Partnership

PROPERTY LOCATION: 3551, 3571, 3591, 3611 and 3631 Sexsmith Road

Applicant’s Presentation

Walter Francl, Francl Architecture, and Bruce Hemstock, PWL Partnership, presented the project and together
with Robin Glover, Polygon, answered queries from the Panel on behalf of the applicant.

Panel Discussion

Comments from Panel members were as follows:

appreciate the applicant’s presentation; like the look and feel of the development — Noted.

ensure that benches to be provided have armrests to enhance accessibility for users — Incorporated.

ensure that all outdoor amenity spaces are accessible, particularly the rooftop terrace on the podium indoor
amenity space — Providing elevator access to indoor amenity roof level is impractical; roof deck has been
replaced with extensive green roof area.

appreciate the design of the project presented in a clear and legible way — Noted.

provision of artist studios and the public space at the front are appropriate; appreciate the proposed
programming and integrated solutions — Noted.

support the proposed location of the urban agriculture garden on Level 2; consider introducing urban
agriculture on the common residential outdoor amenity space on the podium adjacent to the children’s play
area to enable parents to do gardening while watching over their children — Improved. A separate
gardening area on the lower level with direct access to parking for loading is preferred, however an
added convenience stair provides direct access between the two levels.

the fagade design is interesting and successful; no issue with the colour choices; however, the applicant
could be bolder in the amount of colours to be used on the fagade, e.g. on the concrete panels, slats of wood,
and materials on balconies, a splash of significant colours to the main building entrance to provide better
identification — Incorporated. The amount of colour on the residential elevations has been doubled and
the range harmonized in a pink/red gradation to refer to the meaning of Fiorella (“flower” in Italian) on
the residential building. The random pattern of the varying shades animates the building elevations as
viewed on an angle. Colours in the teal/blue palette highlight the residential lobby and artist studios.
consider providing weather protection for the outdoor amenity areas of the proposed development —
Improved. A canopy projection was added at the southern end of the indoor amenity building.

consider removing or providing further articulation of the parkade exit door due to its visibility from the
plaza — Improved. The exit door, required by code for parkade emergency egress, has been shifted west
and incorporated into the wall pattern design.

consider turning inward the open side of the concrete walls on three sides of the pad mounted transformer
(PMT) so it will not be visible to pedestrians and cyclists — Improved. BC Hydro stipulates the PMT must
be directly accessible from the road so the south side will remain open. The other three sides are
concealed by a solid retaining wall with landscape berms (3:1 slope) and access from the south is via
grass paving system to visually disconnect it from the park.

appreciate the amount of work that the applicant has put into the development — Noted.
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the project is well-designed and well-programmed — Noted.
appreciate the provision of artist studios in the proposed development as they animate the public space and
make it more friendly; confirm the artist studios have adequate size and layout — Considered. Artist studio
area exceeds the requirement secured at rezoning.
proposed colours for the building do not fit well into the neighbourhood — Noted.
in general, the project is good-looking and a nice addition to the area — Noted.
appreciate the amount of planting on the podium; however, the applicant is advised to coordinate effectively
with the mechanical and structural engineers to make the proposed landscaping work in detail — Considered
and will addressed through ongoing consultant coordination.
consider installing more benches at the periphery of the shared open space, with some of them covered or
shaded by trees — Additional seating with arm rests were added.
appreciate the presentation and the model — Noted.
support the proposed green roofs; nice to see — Noted.
investigate opportunities for providing a common area and/or facilities on the third floor to encourage
residents of three-storey townhouse units to use their large decks — The podium patios of the three-storey
townhomes are directly accessible from common areas within the townhomes to allow all occupants to
easily enjoy both the townhome patio as well as the shared outdoor amenity.
investigate opportunities to provide more visual interest around the artist studio plaza; consider
opportunities to make the artist studios more visually prominent and to provide separation privacy to
residential units above — Improved. The plaza paving has been differentiated from that of the park,
highlighting the artist studios. Additional electrical receptacles and lighting rails have been added to
building columns to facilitate lighting and amplification during special events. Bike racks have been
relocated and overhead doors added to allow for better indoor-outdoor interaction.
appreciate the sun exposure and amount of planting adjacent to the public open space plaza; consider more
connections and more open space around the lobby entry which are not all garden; look at potential
maintenance issues for gardens that are deep — Considered. The approach to the residential lobby is
distinct from the artist studio plaza and includes landscaped mounds, seating, and bike storage.
consider bringing the colour of the building into the basalt-like brick wall, such as illuminating at night or
integrating interesting elements to create a more dynamic civic space and encourage public engagement to it
— Improved. The design of the wall has evolved into three patterns of brick that emulate the arrangement
of abalone and grey concrete panels in the residential elevations. Some brick panels site proud of
adjacent panels to create shadows and visual interest while providing a calm background to the park.
agree with Panel comment to make the artist studios more prominent; consider spilling out of the artist
studios into the plaza; consider opening up the whole fagade of the artist studios through installing a garage
door or sliding door — Overhead garage doors incorporated.
review artist studios to confirm meeting storefront and private working space needs — Considered with
other ADP comment related to artist studios and addressed as noted above.
consider the feature wall to the west of the artist studios opportunity to be programmed as an exhibition
space — Considered. The area to the west of the artist studio is a separate SRW with a character that is
related to but distinct from the artist studio plaza. As such, the wall will have a direct relationship with
the park and design finalized through the required Servicing Agreement secured at rezoning.
consider clearly delineating the space on the mews to separate vehicular access to the parkade from
pedestrian space for going into the townhouses — Considered. The mews is paved with pavers of the same
colour to retain unity and pedestrian priority rather than emphasizing vehicle traffic and bollards provide
pedestrian safety separation.
recessed space north of the main building entrance appears dark and hidden; investigate opportunities for
treating the north face of the vestibules to open up the recessed space towards the north; consider relocating
the bicycle racks from the artist studio frontage to the recessed space to make the space usable and free up
the storefront of the artist studios — Considered. The north wall of the vestibule is opaque to support
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enterphone and annunciator panel functions. Some bike racks have been relocated to the landscaped
area immediately to the north of the vestibule entry.

e review whether the type 5 studio units on the upper floors located at the inner elbow spot of the larger high-
rise building will receive sufficient daylight — Reviewed. The Type 5 studios have 13’ of horizontal
window wall which is consistent with similar conditions at other developments.

e in general, the project is beautiful — Nofed.

e appreciate the project; a good solution to the site in terms of massing; appreciate the strength of the tower
portion of the massing which has been torqued all the way around the corner — Noted.

e consider limiting the use of colours but consistent and deliberate — Considered with other ADP comments
related to colour and addressed as noted above.

e the terracing of the outdoor amenity spaces and stepping down south is a strong expression of the project;
consider continuing this expression down to the ground level; also consider connecting the decks —
Considered. During the early rezoning stage the design team explored connecting the terracing to the
urban garden park. The separation of the two areas addresses issues of public versus private separation.

e appreciate the presentation; also appreciate the shape and form of the project, the extensions, the setbacks,
and use of solar shading panels; glass-to-wall ratio is appropriate — Noted.

e appreciate the project’s sustainability features, e.g. use of solar PV panels, future connection to the City’s
District Energy System, and LEED silver equivalency; consider using heat recovery ventilators as they are
more cost-effective and generate savings in terms of energy cost to building users — Incorporated.

e slab thickness on level 2 (shown in the building sections) gives rise to ceiling height questions, e.g., with
respect to the washrooms above and plumbing; design team needs to look into this — Considered. The
thicker Level 2 slab occurs within storage areas on that floor and not within residential suites.

e appreciate the applicant contributing to the City’s Public Art Fund — Noted.

e appreciate the project and its presentation to the Panel — Noted.

o the brick wall facing the urban garden on the south side near Sexsmith Road is monolithic and not
pedestrian-scaled; consider reducing the scale and make it more pedestrian-oriented through introducing
another brick texture, colour, or banding patterns — Considered with other ADP comments related to brick
wall and addressed as noted above.

e proposed massing and articulation of townhouses in terms of separating them from the larger building is
successful; however, consider further breaking down the massing through further articulation of the
individual units to better differentiate/distinguish each unit — Improved. In order to articulate individual
townhomes, each front entry door will receive a different shade of pink from the project colour palette, a
recessed vertical band of black brick will define the extent of each home, and address plaques provided.

e consider accentuating the use of colour accents or spandrel glass accent on the artist studio units to better
differentiate/distinguish the artist studio units from the rest of the development — Incorporated.

e proposed colours could be muted/toned down and colour contrasts could be lessened to match the overall
colour choices for the rest of the building — Considered with other ADP comments related to colour and
addressed as noted above.

Panel Decision

It was moved and seconded
That DP 18-818748 be supported to move forward to the Development Permit Panel subject to the applicant

giving consideration to the comments of the Advisory Design Panel.
CARRIED
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LEED BD+C: Multifamily Midrise v4 - LEED v4
Scorecard

Note: The information on this tab is READ-ONLY. To edit this information, see the Credit Category tabs.

=)

Integrative Process

IPc Integrative Process

Location and Transportation

LTp Floodplain Avoidance
Performance Path
LTc LEED for Neighborhood Development

Prescriptive Path

LTe Site Selection
LTc Compact Development
LTc Community Resources

LTc Access to Transit

Sustainable Sites

SSp Construction Activity Pollution Prevention
SSp No Invasive Plants
SSc Heat Island Reduction

SSc Rainwater Management
SSc Nontoxic Pest Control
Water Efficiency

WEp Water Metering
Performance Path

WEc Total Water Use
Prescriptive Path

WEc Indoor Water Use

WEc Outdoor Water Use

Energy and Atmosphere

EAp Minimum Energy Performance

EAp Energy Metering

EAp Education of the Homeowner, Tenant or Building Manager

EAc Annual Energy Use
EAc Efficient Hot Water Distribution System
EAc Advanced Utility Tracking

Preliminary Y

Preliminary Y

Preliminary Y

Preliminary Y

Prefiminary Y

20f2

20f2

15 of 15

Required

0of 15

8of8
30of3
20f2
20of2

Jof7

Required
Required
Oof2
10f3
20f2

Sof 12

Required

Oof 12

30of6
20of4

12.5 of 37

Required
Required
Required
12.5 of 30
Oof5
Oof2

o o O

ATT.ACHMENT 4

Verified 0

Verified 0

Not Verified

Verified 0

Not Verified
Not Verified

Verified 0

Not Verified

Verified 0

Not Verified
Not Verified
Not Verified



Materials and Resources Preliminary Y  40f9
MRp Certified Tropical Wood Required
MRp Durability Management Required
MRc Durability Management Verification 1of1
MRc Environmentally Preferable Products 10f5
MRc Construction Waste Management 20f3
@ Indoor Environmental Quality Preliminary Y 8of18
EQp Ventilation Required
EQp Combustion Venting Required
EQp Garage Pollutant Protection Required
EQp Radon-Resistant Construction Required
EQp Alr Filtering Required
EQp Environmental Tobacco Smoke Required
EQp Compartmentalization Required
EQc Enhanced Ventilation 10f3
EQc Contaminant Control 1of2
EQc Balancing of Heating and Cooling Distribution Systems 10f3
EQc Enhanced Compartmentalization Qof3
EQc Combustion Venting 20f2
EQc Enhanced Garage Pollutant Protection 10f1
EQc Low-Emitting Products 20f3
EQc No Environmental Tobacco Smoke Qof1
Innovation Preliminary ¥ 10f6
INp Preliminary Rating Required
INc Innovation 0cof5
INc LEED Accredited Professional 10of1
N
e Regional Priority Preliminary Y 4of4

RPc Regional Priority 40f4

Point Floors

The project eamed at least 8 points total in Location and Transportation and Energy and Atmosphere

The project eamed at least 3 points in Water Efficiency

The project eamed at least 3 points in Indoor Environmental Quality

Total Preliminary Y  54.50f 110

Certification Thresholds  Certified: 40-49, Silver: 50-59, Gold: 60-79, Platinum: 80-110

1.5

25

Q0O O O O O O N

Verified

Verified

Verified

Verified

Verified

0

Not Verified
Not Verified

Not Verified
Not Verified
Not Verified
Not Verified
Not Verified
Not Verified
Not Verified

o

Not Verified
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Attachment 5

City of Development Permit Considerations

Development Applications Department

s
A7 Richmond 6911 No. 3 Road, Richmond, BC V6Y 2C1

Address: 3551, 3571, 3591, 3611, and 3631 Sexsmith Road File No.: DP 18-818748

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

1.

4.

Granting of an approximately 0.63 m wide'49.3 m? (531 fi?) statutory right-of-way for the purposes of public rights-
of-passage along the entire north property line. The intent of the right-of-way is to accommodate future
redevelopment of the adjacent property construction access and coordination of closing off the area on the subject site
between the proposed building and future neighbouring development. The works are to be built by the developer and
are to be maintained by the owner. The design must be prepared in accordance with good engineering practice with
the objective to optimize public safety and after completion of the works, the Owner is required to provide a
certificate of inspection for the works, prepared and sealed by the Owner’s Engineer in a form and content acceptable
to the City, certifying that the works have been constructed and completed in accordance with the accepted design.
Works to be secured via Development Permit.

Solar Array: Registration of an agreement on Title, prior to bylaw adoption, ensuring that the proposed solar panels
will be installed to the satisfaction of the Director of Building Approvals, maintained for the life of the building and
will not be removed without City approval. The agreement will include provisions for alternative renewable
technologies to replace the solar panel installations provided that equal or better performance is achievable to the
satisfaction of the Director of Development and the Director of Building Approvals.

Rezoning Legal Agreements: Satisfy the terms of legal agreements registered on Title prior to rezoning adoption (RZ
17-778835) with respect to the development's Development Permit (e.g. Brown Road Plaza, mid-block mews
walkway and driveway, Brown Road Studios rental artist work units, affordable housing low end market rental units,
electric vehicle charging infrastructure, and Servicing Agreements).

Receipt of a Letter-of-Credit for landscaping in the amount of $557,691.00.

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

1.

Legal Agreements: Satisfy the terms of legal agreements registered on Title prior to rezoning adoption (RZ 7-778835)
and Development Permit approval (DP 18-818748) with respect to the development's Building Permit*.

2. Accessibility: Incorporation of accessibility measures in Building Permit plans as determined via the Rezoning and/or
Development Permit processes.

3. Construction Traffic Management Plan*: Submission of a construction traffic and parking management plan to the
satisfaction of the City's Transportation Department (http://www.richmond.ca/services/ttp/special.htm).

4, If applicable, payment of latecomer agreement charges, plus applicable interest associated with eligible latecomer
works.

5. Construction Hoarding: Obtain a Building Permit* for any construction hoarding. If construction hoarding is
required to temporarily occupy a public street, the air space above a public street, or any part thereof, additional City
approvals and associated fees may be required as part of the Building Permit. For additional information, contact the
Building Approvals Department at 604-276-4285.

Note:

*

This requires a separate application.

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances as is
considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, unless the
Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment of the appropriate
bylaw.
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The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, letters of
credit and withholding permits, as deemed necessary or advisable by the Director of Development. All agreements shall be in a
form and content satisfactory to the Director of Development.

+ Additional legal agreements, as determined via the subject development's Servicing Agreement(s) and/or Development Permit(s),
and/or Building Permit(s) to the satisfaction of the Director of Engineering may be required including, but not limited to, site
investigation, testing, monitoring, site preparation, de-watering, drilling, underpinning, anchoring, shoring, piling, pre-loading,
ground densification or other activities that may result in settlement, displacement, subsidence, damage or nuisance to City and
private utility infrastructure.

+  Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlife Act and Federal
Migratory Birds Convention Act, which contain prohibitions on the removal or disturbance of both birds and their nests. Issuance
of Municipal permits does not give an individual authority to contravene these legislations. The City of Richmond recommends
that where significant trees or vegetation exists on site, the services of a Qualified Environmental Professional (QEP) be secured
to perform a survey and ensure that development activities are in compliance with all relevant legislation.

Signed copy on file

Signed Date
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AaFS City of
a8 Richmond Development Permit

No. DP 18-818748

To the Holder: POLYGON FIORELLA HOMES LTD.
Property Address: 3551, 3571, 3591, 3611 AND 3631 SEXSMITH ROAD
Address: C/O ROBIN GLOVER

900 - 1333 WEST BROADWAY
VANCOUVER, BC V4H 4C2

1. This Development Permit is issued subject to compliance with all of the Bylaws of the City
applicable thereto, except as specifically varied or supplemented by this Permit.

2. This Development Permit applies to and only to those lands shown cross-hatched on the
attached Schedule "A" and any and all buildings, structures and other development thereon.

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #45 attached hereto.

4. Sanitary sewers, water, drainage, highways, street lighting, underground wiring, and
sidewalks, shall be provided as required.

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$557,691.00 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to carry
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

6. If the Holder does not commence the construction permitted by this Permit within 24 months
of the date of this Permit, this Permit shall lapse and the security shall be returned in full.
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Development Permit
No. DP 18-818748

To the Holder: POLYGON FIORELLA HOMES LTD.
Property Address: 3551, 3571, 3591, 3611 AND 3631 SEXSMITH ROAD
Address: C/O ROBIN GLOVER

900 - 1333 WEST BROADWAY
VANCOUVER, BC V4H 4C2

7. The land described herein shall be developed generally in accordance with the terms and
conditions and provisions of this Permit and any plans and specifications attached to this
Permit which shall form a part hereof.

This Permit is not a Building Permit.

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE
DAY OF ,
DELIVERED THIS DAY OF ,

MAYOR
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CONCRETE WALL PAINTED WITH

ACCENT COLOUR

INSET BALCONY
BLACK CHARCOAL
(WINDOW WALL,
METAL PANEL AND
CONCRETE PANEL)
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ACCENT COLOURS

The colour is applied to recessed balcony walls adjacent to
abalone concrete panels. The colours alternate through the
three accent colours. The accent colours emphasize the playful
pattern established on the facade with the abalone and grey

painted architectural concrete panels.

TYPICAL DETAIL

ACCENT COLOUR 3
BENJAMIN MOORE -
CHEROKEE BRICK 2082-30

ACCENT COLOUR 2
BENJAMIN MOORE -
BOUQUET ROSE 2172-50

ACCENT COLOUR1
BENJAMIN MOORE -

PINK INNOCENCE 2082-60

7\ 8 )
AVAYAR LAY

EAST ELEVATION 2

/A

EAST ELEVATION 1 l
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