
City of 
Richmond 

Report to Development Permit Panel 
Planning and Development Department 

To: Development Permit Panel Date: January 28, 2012 

From: Wayne Craig File: DP 12-611486 
Director of Development 

Re: Application by Paul Goodwin, GBl Architects for a Development Permit at 8800, 
8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 3260, 
3280, 3320 and 3340 Sexsmith Road (Phase 1) 

Staff Recommendation 

That a Development Permit be issued, which would: 

I. Permit the construction of the first phase of a five-phase residential development at 8800, 
8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 3260, 3280, 3320 
and 3340 Sexsmith Road on a site zoned "High Rise Apartment and Artist Residential 
Tenancy Studio Units (ZHR I 0) - Capstan Village (City Centre)", which phase incorporates 
two (2) high-rise buildings containing 259 market dwellings and 20 Artist Residential 
Tenancy Studio (ARTS) Units, secured via a Housing Agreement, and publicly-accessible 
road and open space; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning amendment 
Bylaw No. 8840, 10: 

2.1. Reduce the minimum allowable road and park setback for portions of the building situated 
at or above finished grade from 3.0 m measured to the boundary of an area granted to the 
City via a statutory right-of-way for road or park purposes such that the minimum 
allowable setback from a lot line abutting a public road shaH be: 

2.1.1. For Sexsmith Road, reduced from 7.6 m to 4.6 m; and 

2.1.2. For Patterson Road, reduced from 4.9 m to 1.9 m. 

2.2. Increase the maximum allowable projection for porches and balconies projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting a 
public road shaH be: 

2.2.1. For Sex smith Road, reduced from 6.6 m to 3.0 m; and 

2.2.2. For Patterson Road, reduced from 3.9 m to 0.3 m. 

2.3. Increase the maximum allowable projection for architectural features projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting a 
public road shall be: 

2.3.1. For Sexsmith Road, reduced from 7.0 m to 2.8 m; and 

2.3.2. For Patterson Road, reduced from 4.3 m to 0.3 m. 
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2.4. For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw 
requirements for the portion of the unit required to have a minimum area of25.0 m2 and a 
minimum clear height of 4.5 m measured from the surface of the finished floor to the 
surface afthe finished ceiling to: 

2.4.1. Permit the minimum area of25.0 m2 to be occupied in part by stairs and movable 
second-storey walkways and exclude those portions of the area occupied by such 
features from minimum clear height requirements; and 

2.4.2. Reduce the minimum clear height measured from the surface of the finished floor 
to the surface of the finished ceiling: 

a) For all the ARTS Units fronting Sexsmith Road, from 4.5 m to 3.65 m; and 

b) For two of the eight ARTS units fronting Patterson Road, fTom 4.5 m to 3.25 m. 

~-:I 
Director D~elopment 

WC:spc 

Atl. 
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Staff Report 

Origin 

Paul Goodwin - GBL Architects has applied to the Cit~ of Richmond for pennission to construct 
Phase I of "Concord Gardens", a five-phase, 97,704 TIl (1 million ft\ multi -family residenti al 
development containing approximately 1,245 dwellings on a 3.05 ha (7.55 ac) site at 8800, 8820, 
8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 3260, 3280, 3320 and 3340 
Sex smith Road zoned "High Rise Apartment and Artist Residential Tenancy Studio Units (ZHRIO) 
- Capstan Village (City Centre)", (Attachment 4, aerial view & phasing reference) The subject 
application for Phase 1 of "Concord Gardens" proposes a 23,394 m2 (251,822 ft2) residential 
development in the northwest comer of the subject site, including two high-ri se apartment buildings 
containing 259 market dwellings, 20 rental dwellings secured via a Housing Agreement as Artist 
Residential Tenancy Studio (ARTS) units, and publicly-accessible road and open space constructed 
over a two-level (349 car) parking structure concealed below finished grade. 

Rezoning of the proposed five-phase, "Concord Gardens" development (RZ 06-349722) was 
approved after Public Hearing on February 20, 2012, and is notable for, among other things: 

• Being one of the first developments to commit to contribute to the Capstan Station Reserve, as 
per City Centre Area Plan (CCAP) and Zoning Bylaw policies encouraging voluntary 
developer contributions towards station construction, in respect for which developers are 
eligible for a 0.5 noor area ratio (FAR) density bonus; 

• As per zoning amendment Bylaw No. 8840, supporting the City Centre 's emerging "arts 
district" by providing affordable housing (over and above the City's standard (5%) low-end 
market rental units secured via a Housing Agreement) in the fonn of20 subsidi zed "Artist 
Residential Tenancy Studio (ARTS)" units fo r profess ional artists (which ARTS units are the 
subject of a Housing Agreement and provided for via the subject Dr application); 

• Undertaking extensive road improvements on and off site including, in Phase I, the extension 
of Hazelbridge Way and upgrades to Sexsmith and Patterson Roads (via SA 12-616223) and a 
publicly-access ible/privately-maintained street constructed over a parking structure; 

• Providing for a minimum of9,220 m2 (2.28 ac) of on-site, publicly-accessible open space (as 
per the ZHR 10 zone) including, in Phase I, the construction of2,674.4 m2 (0.66 ac) of 
permanent and temporary, publicly-accessible open spaces and rel ated features; and 

• A new sanitary pump station (to be constructed off-s ite) to support the redevelopment of 
Capstan Village east of No. 3 Road. 

Development Information 

Please refer to attached Development App lication Data Sheet (Attachment 1) for a comparison 
of the proposed deve lopment data with the relevant Bylaw requirements. 

Background 

The subject site, which is currently vacant, is situated in Capstan Village: a transitional area 
designated for high-density, mixed·use development in anticipation of the construction ofa future 
Canada Line station at the northeast comer of Capstan Way and No.3 Road. Existing 
development surrounding the subject site includes: 
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North: Patterson Road, across which is a row of Single Detached (RS I IF) zoned lots (the north side 
of which backs on to Sea Island Way) designated under the CCAP for a maximum of3.5 
FAR, of which a maximum of2.5 FAR may be residential and the remainder may be office. 

East: Garden City Road, across which is "The Oaks", a well -maintained, low density residential 
area and the site of Talmey Elementary, Capstan Vi llage's designated elementary schoo l. 

South: Lands designated for future redevelopment with a mix of higher-density residential and 
community uses, including TransLink's 13,337 m2 (3.3 ac), [amler park-and-ride site, the 
Richmond Capstan Alliance Church, and three 3 Single Detached (RS1 /F) zoned lots. 

West: Sexsmith Road, across which is a large, predominantly vacant area designated for future 
high-rise, high-density, mixed-use development owned in part by the subject developer 
and in part by Pinnacle International, the latter of which has concurrent development 
applications including one for 200 residential units at the northwest corner of Sexsmith 
Road and Capstan Way (RZ 10-544729/DP 12-604012) and another for rezoning the 
balance of its lands to pennit the development of +/-960 units, together with various 
commercial and community uses (RZ 12-6100 II ). 

Landlocked Lot: In addition to the above, at the northwest corner of the su~ect site is 
3200 Sexsmith Road, a small , vacant lot measuring approximate ly 1,070 m (0.26 ac) that the 
developer has been unable 10 acquire. 

Rezoning and Public Hearing Results (Staff comments in bold italics ) 

The Public Hearing for the rezoning of the subject site was held on February 20, 2012. During 
the rezoning process, various issues were identified, as follows, to be reso lved at the 
Development Permit stage. 

Design Issues: Staff and the developer have worked together to address the following fonn and 
character issues. The deve loper' s response to each issue is described in bold italics. 

I. Variation in tower height, floorplate shape and orientation, and rooftop features are 
encouraged to provide for an interesting skyline. 
• Th e two towers proposedjor Phase J are the same height (4 7 III geodetic); however, the 

buildings have undergone significant changes since rezoning, including greater 
defin ition o/the mid-rise streetwall, strengthening and slimming 0/ vertical tower 
elements, and greater articllilition 0/ the tower tops, all 0/ which serve to visually 
break-lip the proj ect 's massing and provide/or a much more interesting alld attractive 
streetscape ami sky line. Furthermore, preliminary design has bee" advanced in 
respect to Phase 5 (which will be constructed in the/uture 0 11 the site oj Phase l 's 
proposed Temporary Park) with the aim 0/ contrasting with Phase I 's towers alUl 
making Phase 5 all important focus 0/ tire overall developmellf. (A ttachme"t 6) 

2. Tall buildings must minimize shading of the Neighbourhood Park, especiall y during peak 
periods and in high-use or sun-sensitive locations (i.e. children's playgrounds, garden plots) 
in order to maximize public use and enjoyment of this important amenity. 
• Phase 1 is situated west ojthe Neighbourlrood Park (A ttachmellt 4) amI its bllildings 

will have negligible impact Oil shadiug 0/ the Neighbourhood Park. Public open 
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spaces proposed/or Phase 1 (e.g., Hazelhritlge Plaza, ARTS Terraces, and lite 
temporary park) have been designed 10 take maximum at/vall/age of lite sun. 

3. Streetwall articulation is encouraged to visually break up long streetwalls and provide for an 
attractive, sensitive interface with the Neighbourhood Park, streets, and other pedestrian 
spaces. 
• Tlte compositioll of Phase 1 's mid-rise streetwalls combines a highly articllialed, 

pedestriatl-/rielldly environment at grade along the ARTS Units/roil/ages (e.g., sealing 
steps, 2-slorey glass walls witlt garage-style doors, projecting industrial-style balconies, 
temporary alld permanent art displays) with more block-like massing above, boldly 
articulatell with projecting architectural ~1rames" and colollr, to create a vibrant, 
visually-engaging streetscape. (Attachment 8) 

4. The proposed change in grade from approximately 1.5 m geodetic along existing fronting 
streets to 7.0 m geodetic in the centre of the site must be handled sensitively to ensure easy 
access for pedestrian, cyclists, and the mobility impaired, together with attractive frontage 
treatments that fully conceal parking with non·parking uses. 
• Parking is concealed from public view, all grades are wheelchair accessible (i.e. 5% or 

less), alld street frolltages are designed to take advantage of changes in grade via 
innovative landscape treatments (e.g., seatillg steps, water-wlllls, viewpoints/platforms). 

5. The public open space design must balance the desire to create an attractive, quiet setting for 
the development' s residential uses with the demands of creating inviting, engaging park 
spaces for daily, active (e.g., noisy) public use and making the maintenance of that public 
space cost effective over the long tenn for property owners. 
• At Phase 1, public open space is well coordinated with private residemial uses lind 

provides for a wide variety of lIctivities, including all off-street bike path and arts­
related IISeS along Sexsmith and Patterson Roads, a "pocket park" lind tot-lot alollg 
Hazelbridge Way, ami a 1,730 m2 (0.43 ac) Temporary Parkfor tIre interim lise of 
residents ami the general public "ntil additional permanent park space is completed viti 
Phases 2 and 3. 

6. The ARTS Units and related uses/spaces (e.g., public art, on-site open space) must provide 
for an attractive, arts-related "home-based business" environment designed to: 
a) Meet the anticipated needs of the ARTS Units' resident artists (e.g., durabi lity, lighting, 

studio space, noise attenuation); 
b) Complement the fonn, character, and li vability of adjacent dwellings; and 
c) Enhance the project' s streetscape character and visual identity of the City Centre's 

proposed "arts district" , 
• Tire ARTS Units are designed as 2-storey, loft-style writs witlr their more public, day­

lit, stlldio spaces Oil thefirstfloor (offering direct access to tire street l!itr regular entry 
doors and over-sized glass gamge doors) and more private living lIml bedroom spaces 
belrind and above. Terraces lrave been added along the mrits! frolltages and baico/lies 
have been milled to the mrits' second storeys to enlrance the streetscape, provide for 
more usable private outdoor space, ami accommodate publicly-accessible outdoor areas 
at grade for art display and socializing. The proposed btllconies will be tlccessed via 
movable catwalks tlrat spall the mrits' double-Ireight studio lpaces and call be used tiS 
gantries for lighting or to support/access tall works. 
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N OTE: rhe catwalks were 110 / anticipated at rezoning stage and represent a lIet 
increase in the combilled lota/floor area o/the ARTS Units. 

• rhe ARTS Units will be cOlls/rueted at tlte sole cost of the developer ill compliance with 
COllstruction standards identified vitl HZ 06-349722 (and included ill the Housing 
Agreement regjj·tered Oil title). In Of/dUio" , lit e developer has agreed to comply wi/It 
the attached Supplementary DP Requirements (Attachment 7), which address more 
detailed requirements ill respect to materials, finishes, ""djittings to help eJlsure that 
the spechl/needs of artists will be satisfactorily addressed amf streamline Ihe Bllildillg 
Permit review p rocess. 

7. The rooftops of mid-ri se buildings must contribute to the attractiveness, amenity. and 
sustainability of the development. 
• Mid-rise rooftops are design to befully accessible and provide/or a series of sunny, 

intimately -scaled urooms", including paved seating alld s lllllling areas f ocussed 
around barbeqlte and fire pitfeatures alld agricultural gardell plots with water, 
compost, and tool storage /acilities, / ramed by a combination of intensive and extensive 
green roofs, shade trees, and lalldscape structures. 

8. Importantly, steps must be taken to ensure that the development reads as a neighbourhood. 
not a "project". 
• Given the large s ize of the subject developmelJl, it is important that it provides enough 

continuity of scale, f orm, and character to help establish a clear neighbourhood 
identity, without becoming too homogeneous. Phase 1 has achieved th is by 
maintailrillg a consistent approach to massing and design across its north and south 
wings/towers complemented by variations ill colour and architectural f eatures that 
together provide f or dynamic, visually ilJleresting streetscapes. Furthermore, 
preliminary design for Phase 5 respects the basic massing approach established at 
Phase 1 - thus, helping to furth er reinforce a consistent n eighbourhood identity­
while intentionally incorporating design features that will make it a unique. 
(A ttaclrment 6) 

9. The interfaces between each phase of the proposed development 's residential uses and 
between the subject development and its future neighbours, especially with regard to 
potential view blockage and related impacts. 
• Steps have beelltaken i" tire design of the subject development to minimize overlook 

behveen residential units and maximize spacing between towers. III addition, as 
recommended i" tir e rezoning staff report, a covenant will be registerell on the subject 
site notifying fwllre residents ofpotelltial view and other impacts tlrat may arise as a 
result of adjacent development 0 11- and off-site. 

10. Prior to rezoning, the developer was unable to acquire 3200 Sex smith Road, a small lot at the 
northwest corner of Phase 1. While this lot is much smaller than the minimum size 
recommended under the CCAP Development Permit (DP) Guidelines fo r the area 
(i.e. 4,000 m2 

/ I ac), prior to rezoning of the subject site being considered at Public Hearing 
the developer prepared a conceptual design demonstrating that the lot could be developed in 
a manner generally consistent with Area Plan objectives. (Attachment 5) In addition, via 
RZ 06-349722 the developer was required to register a statutory right-of-way on the subject 
site for a driveway to be shared with the future residents of 3200 Sexsmith Road. 
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• As per RZ 06-349722, the subject DP provides for tlte required driveway Oil/he Phase J 
portioll o/the subject site for shared lise with tlte future residents of 3200 Sexsmitlt 
Road, the constructioll of wltich driveway shall be at the sole cost o/the subject 
developer (secured via the iam/scape bond/or DP 12-611486). 

Aircraft Noise: In addition to the above design issues, at Public Hearing the Vancouver 
International Airport Authority (VlAA) submitted a letter expressing concern with the proposed 
development on the basis that it would introduce residential uses in an area affected by aircraft 
noise. 

• The subject site is situated in lire Official Community Plan (OCP) Aircraft Noise 
Sensitive Developmelll (ANSD) "A rea 3". which permits multi-family residelltialuses, 
(IS proposed, provided t/tat a restrictive covenallt is registered 011 tille alld acoustics 
reports are prepared at DP alld Buildillg Permit (BP) stages idelltifyillg necessary noise 
allelluatioll measures and confirming their implemelltatioll. 

• The required aircraft lIoise covellallt will be registered Oil title prior 10 rezoning 
adoptioll, a satisfactory DP-stage acollstic report has beell received ami is Oil file, and 
the developer has agreed that the BP drawillgs will incorporate all measures Ilecessary 
to satisfy the covenant alld DP acollstic report recommemlaliolls. 

Staff Comments 

The subject development satisfactorily addresses the urban design and related considerations 
raised by staff via the DP application review process. In addition, the proposal complies with the 
general intent of the OCP, CCAP, and Zoning Bylaw provisions, including those specific to 
Capstan Village (e.g., Capstan Station Bonus) and the site-specific "High Rise Apartment and 
Artist Residential Tenancy Studio Units (ZHRlO) - Capstan Village (City Centre)" zone. 

All Engineering requirements in respect to the subject development have been resolved via RZ 
06-349722 and the related Servicing Agreements (SA). No addition SA is required in respect to 
Phase 1 or the subject DP application. 

During the rezoning process, the need for strategies to facilitate the phased development of 
"Concord Gardens" and, more specifically its first phase, was identified. Staff and the developer 
have worked to address these items, which are outlined below and described in detail in 
Attachment 10. 

1. Capstan Station Funding - Phase 1: As per the Zoning Bylaw and legal agreements registered 
on title, the developer will contribute funds towards the Capstan Station Reserve, on a phase-by­
phase basis , based on the rates in effect at the time of Building Pennit issuance. (The Zoning 
Bylaw's September 2010 rate of$7,800 per unit wil l be adjusted annually based on CPL) 

2. Public Art - Phase 1: The developer's Project-Wide Public Art Plan and Phase I Detailed 
Public Art Plan were reviewed and supported by Richmond's Public Art Committee on 
September 18,2012. Prior to issuance of the subject DP, the developer will enter into a public 
art agreement for Phase 1, secured by a Letter of Credit for $140,089.20. In addition, over and 
above the developer's formal public art contribution, "Concord Gardens" proposes three large 
murals at prominent locations on the Phase 1 site (each of which are proposed to be 6-7 storeys 
high and +1-18 m wide) to enhance the area's "arts district" appeal and temporarily screen three 
end-walls until adjacent on-site and off~site development is complete. 
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3. Public Park & Open Space Phase 1: "Concord Gardens", Phase I, provides for 2,674.4 m2 

(0.66 ac) of publicly-accessible space for park purposes, secured via right·of-ways, including: 

3.1. Pennanent Open Space: 944.4 m2 (0.23 ac) in the form ofa pocket park and children's 
playground along I-Iazelbridge Way, an off-street bike path along Sexsmith Road, and 
space for sociaJizing and art display adjacent to the ARTS Units; and 

3.2. Interim Open Space: 1,730 m2 (0.43 ac) in the form of a Temporary Park in the proposed 
location of future Phase 5. 

4. Tree Removal & Replacement Strategy - Phase 1: Off-site, the developer has agreed to 
voluntarily contribute $36,400 to the City' s Tree Compensation Fund for tree replacement 
based on a 2: 1 replacement ratio and $650 per replacement tree. On·site, the developer's 
landscape plan provides for trees to be replaced at more than 3: 1. 

5. Vehicle & "Class 1" Bike Parking Strategy Phase 1: The developer's proposed a parking 
strategy for Phases I , 2, and 5, prepared to the satisfaction of the City's Transportation staff: 

5.1. Complies with Zoning Bylaw requirements for a transition from higher "Zone 2" rates to 
lower "Zone . " rates as the build·out of Phases I, 2, and 5 proceeds and the Capstan 
Canada Line Station nears construction/completion; 

5.2. Requires the developer's implementation of Transportation Demand Management (TOM) 
measures at Phase 1 and future phases, including streetscape improvements and Electric 
Vehicle (EV) Charging Stations for cars (105) and bikes (14); and 

5.3. Provides for shared driveway access to help facilitate the future development of the small, 
vacant, comer lot at 3200 Sexsmith Road (at Patterson Road). 

6. Loading & Waste Collection Strategy Phase 1: The developer has prepared a coordinated 
strategy addressing the anticipated loading, garbage, and recycling needs of Phases 1, 2, and 5 
to the satisfaction of the City'S Transportation and Sanitation/Recycling staff. 

Zoning ComplianceNariances (Staff comments in bold italics) 

The subject site is zoned "High Rise Apartment and Artist Residential Tenancy Studio Unjts 
(ZHRI 0) - Capstan Village (City Centre)", a site·specific zone only applicable to the "Concord 
Gardens" five·phase development site. The applicant requests to vary the provisions of 
Richmond Zoning Bylaw 8500, as amended by zoning amendment Bylaw 8840 (i.e. ZHRIO 
zone) to: 

1. Reduce the minimum allowable road and park setback for portions of the building situated at 
or above finished g rade from 3.0 m measured to the bOlU1dary of an area granted to the City 
via a statutory right-of·way for road or park purposes such that the minimum allowable 
setback from a lot line abutting a public road shall be: 

1.1. For Sexsmith Road, reduced from 7.6 m to 4.6 m; and 

1.2. For Patterson Road, reduced from 4.9 m to 1.9 m. 

Via the DP process, il was delermined Ihat right-oJ-ways secured alollg Phase l 's Sexsmith 
ami Pal/erso" Road/rolJlages (via RZ 06-349722) should be expanded to enhance public 
open space opporlullities ill associatioll wilh the ARTS Unils. The ZHR 10 zone did 110 1 
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anticipate '/rese expanded public areas ami lite developer was IIl1able provide tlrem witltout 
setback relaxations. [II ligltt o/this, and givell tltaf lite proposed setbacks do Iwt 
compromise 'lte appearance or amenity o/Ilte streetscape or frollting writs, slaff support 
tire requested variances. 

2. Increase the maximum allowable projection for porches and balconies projecting into a road 
or park setback such that the minimum allowable setback from a lot line abutting a public 
road shall be: 

2.1. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

2.2. For Patterson Road, reduced from 3.9 m to 0.3 m. 

Slaff support tire requested variances on 'lie basis thai the developmellf's proposed 
projecting balconies are all attractive slreetscape feature ami, as above, tlte relaxatiolls will 
Itelp to facilitate lite expansioll of public opell space ill association witlt tlte ARTS Units. 

3. Increase the maximum allowable projection for architectural features projecting into a road or 
park setback such that the minimum allowable setback from a lot line abutti ng a public road 
shall be: 

3.1. For Sexsmith Road. reduced from 7.0 m to 2.8 m; and 

3.2. For Patterson Road. reduced from 4.3 m to OJ m. 

Staff supporl lite requeste(t variances 011 tlte basis tit at tlte propose(1 projecting frame-like 
elements aud relatedfealllres are all attractive and integral part of tlte development concept 
and, as above, tile relaxations will IIelp to /acilitate tile expansion o/public open space ill 
association witlt tlte ARTS U"its. 

4. For Artist Residential Tenancy Studio (ARTS) Units. vary the Zoning Bylaw requirements for 
the portion of the uni t required to have a minimum area of25 .0 m2 and a minimum clear 
height of 4.5 m measured from the surface of the finished floor to the surface of the finished 
ceiling to: 

4.1. Permit the minimum area of 25.0 m2 to be occupied in part by stairs and movable second­
storey walkways and exclude those portions of the area occupied by such features from 
minimum clear height requirements; and 

4.2. Reduce the minimum clear height measured from the surface of the finished fl oor to the 
surface of the finished ceiling: 

a) For all the ARTS Units fronting Sexsmith Road. from 4.5 m to 3.65 m; and 

b) For two of the eight ARTS units fronting Patterson Road. from 4.5 m to 3.25 m. 

The ZHR10 zone requires rOllglrly 1/3 oftltefloor area of each ARTS Ullit to Itave a clear 
ceiling heigltt 0/ at feast 4.5 m (14.8 ft) 10 accommodate studio uses. While tlte ceiliflg 
Iteight of some sllldio spaces meets or exceeds tlris requiremellt, ollters do 1I0t. 
Furtltermore, tlte provision 0/ expanded public ope" space alollg tlre frolltages o/tlte 
ARTS Ullits (as described above) resulted ill tire need to cross tlte w,;ls' studio areas al tire 
second-storey to access private balconies. Staff Irave cOlic/lUted Illat tlt e lower ceiling 
Iteigftts proposed for some mrits willllot IIl1reaso"ably impact tlteir attractivelless or utility 
for professional artists,' and, tlte developer 's agreement to install secolld-storey walkways 
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thaI are movable, rather thunflXed in place, will mean thaI 'lt e walkways call be moved ouf 
o/tlte way 0/ studio IIses or, as required, utilized as gml/ries for lighting or accessing tall 
artworks. On tltis basis, staff support tlte requested variances. 

Advisory Design Panel Comments (ADP) 

The subject Phase 1 development was presented for consideration by the ADP on September 6, 
2012. The Panel voted in favour of the application advancing to Development Permit Panel, 
subject to the applicant giving consideration to the Panel's comments. Those comments, 
together with the applicant's design response (in bold italics), is provided in Attachment 2. In 
brief, the Panel encouraged the development to: 

1. More strongly express an "arts district" theme, especially at street level and in association 
with the project's proposed Artist Residential Tenancy Studio (ARTS) Units; 

2. Refine the decorative "frame" elements and colour palette to better highlight and visually 
break up the massing; 

3. Enhance the terminus of Hazelbridge Way; 

4. Refine the landscape design to, among other things, take more advantage of grade changes; and 

5. Provide for aging in place and convertibility features. 

In staffs view, the developer has satisfactorily addressed all of the Panel's comments. The subject 
development takes full advantage of changes in grade to conceal parking from public view, 
provide for extensive grade-level, landscaped areas for the benefit of both the public and project 
residents, and create unique frontage treatments that make the development engaging and 
pedestrian-friendly. Aging in place and convertibility features have been incorporated throughout 
the development. And, the design of the loft-style ARTS units, which includes a combination of 
"industrial-like" features (e.g., glass garage doors onto studio spaces, projecting metal balconies), 
armatures for the temporary display of art and signage, and seating steps finished in wood and 
stone, will make for a distinctive, dynamic streetscape that will complement the ARTS Units' 
uses/users and contribute towards the area's emergence as part of the City Centre's designated 
"arts district". 

Analysis 

The proposed development is the first phase of a five-phase, comprehensively planned, high 
density, multi-family development in the Capstan Village area of Richmond 's City Centre. The 
site is zoned "High Rise Apartment and Artist Residential Tenancy Studio Units (ZHRI 0)­
Capstan Village (City Centre)" and is subject to OCP and CCAP policies and DP Guidelines 
aimed at encouraging the development of a high-amenity, pedestrian-oriented, urban community 
supportive of City objectives for the future construction of a Canada Line station in Capstan 
Village and the area's establishment as part ofa vibrant "arts district". In support of this, current 
City policies and zoning: 

• Require the subject site to be developed with a combination of high-density, high- and mid-rise 
residential uses and public open spaces; 
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• Provide for density bonusing to encourage voluntary developer contributions towards the 
Capstan Station Reserve fund, the provision of publicly-accessible open space, and the 
construction of affordable housing and subsidized rental housing for professional artists; and 

• Encourage the development of an attractive, high-amenity environment that will set a 
benchmark for subsequent development in and around Capstan Village and the City Centre's 
emerging "arts district" , 

The subject Phase 1 development proposes a 23,394 m2 (251,822 ft2) residential development in 
the northwest corner of the subject site, including two high-rise apartment buildings containing 
259 market dwellings, 20 rental dwellings secured via a Housing Agreement as Artist Residential 
Tenancy Studio (ARTS) units, and publicly-accessible road and open space constructed over a 
two-storey parking structure concealed below finished grade. Staffs review indicates that the 
subject development proposal is a well-considered and attractive design that is consistent with the 
intent of the OCP, CCAP, and Zoning Bylaw and warrants favourable consideration as follows: 

I. Conditions of Adjacency: 

As a comprehensively planned, five-phase development, building siting and related features 
were considered at both rezoning stage and via the subject DP in order to identify and mitigate 
potential adjacency issues by (i) maximizing opportunities for units to be oriented towards 
landscaped open spaces, (ii) sensitively addressing adjacent proposed and future development, 
and (iii) ensuring that phase boundaries would be attractive. More specifically, for Phase 1: 

1.1. To maximize sun exposure and provide for a park-like, landscaped frontage along the 
extension of Hazelbridge Way - the key entry to the "Concord Gardens" site and its future 
neighbourhood park (Phases 2-3) - the subject development is designed as the first two 
legs of a U-shaped complex that wraps around a large central open space and publicly­
accessible "pocket park" with a chi ldren ' s playground, opening to the south. 

1.2. To complement the scale and form of development proposed for the west side of Sexsmith 
Road (Pinnacle, DP 12-604012) and anticipated development elsewhere in Capstan 
Village, mid-rise buildings, 7 - 8 storeys in height, are proposed with two-storeys ARTS 
Units at their bases to provide for a strong and animated, urban edge along the site's 
fronting streets . 

1.3. To minimize overlook, shading, and related high-density development issues, Phase l's 
towers are situated near street corners and spaced 52 m (172 ft) apart, which far exceeds 
the minimum spacing of24 m (79 ft) encouraged under the CCAP . 

. 104. To ensure that the future site of Phase 5 will be attractive and complement the appearance 
and amenity of the "Concord Gardens" development while it is in its pre-development 
state: 
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I. The Phase 5 site will be raised to the level of the fronting extension of Hazelbridge 
Way and the proposed Private (publicly-accessible) Road (over 21evels of parking) 
and landscaped as a Temporary Park; 

II. The Temporary Park, which will include lawn, trees, planting, picnic tables, 
furnishings, and walkways secured via a right-of-way for public use, will be 
constructed and maintained at the sole cost of the developer; 
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Ill. The Temporary Park space and Phase l 's adjacent outdoor amenity 
(lagoon/courtyard) space will have shared views (i.e. to/from each other), and Phase 
1 residents will enjoy convenient, gated access between the two spaces; and 

lV. A mural, measuring up to 6 storeys tall and 18 m (60 ft) wide, will be installed on 
the end wall of Phase 1 at the future connection to Phase 5. This mural, the scale 
and location of which will make it a "signature feature" of "Concord Gardens" and 
Capstan Village's emerging "arts district", may include areas of spandrel glass and 
other treatments that provide visual continuity with adjacent facades and will be 
complemented by mature trees and landscaping within the Temporary Park. (This 
mural will be undertaken and maintained at the developer's sole cost, over and 
above Phase I's formal voluntary public art contribution.) 

1.5. To help facilitate the future development of the small, vacant, corner lot at 3200 
Sexsmith Road (at Patterson Road) - and recognize that it could be some time before 
such development occurs - Phase 1 is designed to: 

I. Set its towers back and orient its units away from the corner lot to minimize 
overlook and shading; 

II. Provide for a shared driveway along Phase 1 's north frontage to enable the corner 
lot to maximize the use of its street frontages for residential units; 

Ill. Leave a generous opening, approximately 16.5 m (54 ft) in width, between Phase 
I 's two mid-rise wings, to allow future development of the corner lot to enjoy solar 
access and views across Phase l's large, centrallagoonlcourtyard; 

IV. Build Phase 1 's parking levels and its Sexsmith Road mid-rise wing to the comer 
lot 's south and east property lines, so that future development of the corner lot does 
not need to set back in these locations (which will provide it with more efficient 
development options); and 

v. Install one temporary and one permanent mural on the end walls of Phase 1 adjacent to 
the south and east property lines of the corner lot to make the area around the comer 
lot more attractive and visually interesting while the lot is in its pre-development 
(vacant) state. (These murals will be undertaken and maintained at the developer's 
sale cost, over and above Phase 1 's formal voluntary public art contribution.) 

1.6. To screen views to the undeveloped portions of "Concord Gardens" (i .e. Phases 2-4) and 
ensure public safety during construction, hoarding will be installed along the fronting 
streets and phase boundaries of Phases 2 - 4. 

2. Urban Design and Site Planning: 

The "Concord Gardens" development proposes to raise the grade across its five phases from 
roughly 1.5 m (4.9 ft) geodetic along the site's existing fronting streets to roughly 7.0 m 
(23,0 ft.) at its centre. This approach provides opportunities and benefits not commonly 
found in Richmond's high-density downtown, where the city's high water table typically 
results in bulky, above-grade, parking structures that leave little or no space at grade-level 
and force usable outdoor areas to be located on podium rooftops. In contrast, "Concord 
Gardens" effectively pulls the finished grade up and over its parking, much as is being done 
along the riverfront near the Richmond Olympic Oval. More specifically, for Phase 1: 
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2.1. To maximize opportunities for grade-level public and private outdoor spaces, parking is 
fully concealed below finished grade and residential building footprints occupy only 
24% of Phase 1 's gross s ite area (i.e. 39% afsile area net of the Temporary Park and 
publicly-accessible road secured via right-of-ways) as opposed to lot coverage cfup to 
90% common in many high-density developments. 

2.2.To ensure that Phase l's "small footprint" buildings contribute to attracti ve, animated 
streetscapes and help to provide casual surve illance of outdoor spaces: 

I. All buildings are double-fronting, streetwall-type buildings, with units oriented 
towards both the site's fronting streets and landscaped, central courtyard; 

11. Unlike typical tower-and-podium developments that locate most of their units in 
towers, Phase 1 locates most of its units (67%) units in its mid-rise streetwall; and 

111. As per CCAP DP Guidelines, the floorplates of Phase I 's two towers are a 
maximum of 650 m2 (6,997 ft?) in s ize and are sculpted at their top two storeys, 
such that the towers' upper floorplates measure only 468 m2 (5,037 ft2) for one 
tower and 555 m' (5,978 ft') for the other. 

2.3. To make it feasible to extend Phase 1 's development concept, including its small 
building footprint, to future phases, a parking strategy has been prepared to minimize the 
number of parking spaces and, by doing so, the size of the parking structure required for 
Phases 1, 2, and 5, to the satisfaction of the City'S Transportation staff, which strategy: 

I. Complies with Zoning Bylaw requirements for a transition from higher "Zone 2" 
rates to lower "Zone 1" rates as the build-out of Phases I , 2, and 5 proceeds and 
the Capstan Canada Line Station nears construction/completion; 

II. Requires Transportation Demand Management (TDM) measures at Phase 1, 
including: 

• The extension of sidewalks along Sexsmith Road north and south of the 
subject site and across the frontages of3200 Sexsmith Road; 

• Electric Vehicle (EV) Charging Stations for resident parking at a rate of 
30% aftotal vehicle parking spaces (i.e. 105 spaces equipped with duplex 
outlets); and 

• EV Charging Stations for bike parking at a rate of 1 for each 40 bikes or I 
per bike compound, whichever is greater (i.e. 14 stations total); and. 

111. As indicated on the DP drawings and secured by legal agreement, provides for 
Phase 1 's parking structure to be connected seamless ly (e.g., via knock-out panels 
along its eastern wall) with the parking structure constructed in future Phase 2. 

2.4. To satisfy CeAP objectives for forms of development that respond to issues of sea level 
rise without compromising streetscape amenity, appearance, or accessibility: 
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1. All habitable indoor spaces comply with the City Centre's Flood Construction 
Level (FCL) of2.9 m (9.5 ft) geodetic, including all residential units, lobbies, and 
indoor amenity spaces; 

II. All outdoor residential amenity space and most outdoor publicly-accessible areas 
have an elevation of2,9 m (9.5 ft) geodetic or greater; 

111. All public sidewalks and walkways have a maximum slope of 5% or less to 
accommodate convenient wheelchair use; 
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IV. The ARTS Units fronting Sexsmith and Patterson Roads arc designed to take 
advantage of the grade difference between the fronting streets and the FCL with 
publicly-accessible terraces and seating steps along their frontages that provide 
places to sit, socialize, and display art; and 

v. Tower entries and outdoor spaces incorporate dramatic bridges, viewpoints, and 
waterfalls that take advantage of the elevated grade as a way to impart a unique 
identity to the development. 

3. Artist Residential Tenancy Studio (ARTS) Units: 

The subject development is situated in the CCAP's designated "arts district", the intent of 
which is to help foster the growth of the arts in Richmond and its City Centre by encouraging 
the establishment of a focus for arts facilities, events, support services, studio spaces, and 
complementary uses and endeavours in a location offering strong regional linkages and 
proximity to the city's rapidly growing downtown and public amenities. As per RZ 06-
349722, the subject developer proposes to provide affordable housing for professional artists 
in the form of20 subsidized Artist Residential Tenancy Studio (ARTS) Units. This proposal 
is consistent with CCAP objectives for the City Centre's emerging "arts district" and offers 
the opportunity for the City and the arts community to benefit from an innovative housing 
option that marries the City's successful affordable housing policy with a developer-funded 
model for the creation of arts-supportive residential studio dwellings. 

3.1. Key Featllres: As per RZ 06-349722, Phase I's proposed 20. ARTS Units will be: 

I. Designed and constructed to a turnkey level of finish in the first phase of the 
subject development's five phases, at the sale cost of the developer, to the City's 
satisfaction; 

11. Loft-style units incorporating high ceilings, durable materials, and flexible 
designs that will enable them to accommodate a broad range of arts uses 
(excluding uses that may pose an unreasonable nuisance or hazard to neighbours); 

Ill. Developer owned and managed; and 
IV. Affordable rental housing, secured via the City'S standard Housing Agreement, as 

generally defined by the City'S Affordable Housing Strategy, EXCEPT that in 
addition to the City's typical affordable housing requirements, the ARTS Units 
will require that: 

• At least one resident of each unit is a "professional artist" as defined by 
the Canada Council for the Arts; and 

• Regard less of actual unit size, all the ARTS Units shall all be treated as 
"bachelors" for the purpose of determining applicable maximum rents and 
household incomes. (NOTE: The last point effectively makes the ARTS 
Units "subsidized housing", as the minimum floor area of each unit is 
required to be 74 m2 (797 ft2), which is roughly twice that of a "bachelor" 
unit under the Affordable Housing Strategy.) 

3.2. Additional ARTS Units' Floor Area: Via the DP review process, it was agreed that 
balconies would be added to the units' second storeys to enhance the streetscape, 
provide for more usable private outdoor space, and accommodate more space for 
publicly-accessible activities at grade. Access to the proposed balconies will be via 
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movable catwalks that span the units' double-height studio spaces and can be used as 
gantries for lighting and to support or access tall artworks. The proposed catwalks, 
which were not anticipated at rezoning stage, have a combined floor area of76 m2 (818 
if) and represent a 5% increase in the total floor area afthe ARTS Units that will be 
provided by the developer (i.e. an increase from 1,628 m2 117,524 ft2, as per RZ 06-
349722, to 1,704 m'I!8,340 fi"). 

3.3. Design Development: In addition to the increase in floor area described above, the 
design of the ARTS Units has been greatly advanced since the rezoning stage and now 
includes, among other things, the following key features: 

1. The proposed unit mix will include 2 two-bedroom units and 18 one-bedroom 
units, which will make them appropriate for a variety of household types (e.g., 
singles and couples, including households with children); 

11. The units' street frontages will be developed as the "ARTS Terraces", linear 
publicly-accessible open spaces for art display, socializing, art openings, and 
events, incorporating seating steps, annatures for temporary art displays and 
signage, grade-level access or mechanical lifts to facilitate moving large, heavy 
objects, and complementary landscape features, furnishings, and lighting; and 

III. Supplementary DP Requirements (Attachment 7) describing the City's preferred 
range of materials, finishes, and fittings in order to streamline the project's 
detailed design stage and ensure that the units adequately provide for the special 
needs of artists. 

3.4. ARTS Variallces : Via the DP process, the need to vary some Zoning Bylaw provisions 
in respect to the design of the units' studio spaces was identified. More specifically, the 
Bylaw requires roughly 1/3 of the floor area of each unit to have a clear ceiling height of 
at least 4.5 m (14.8 ft) to acconunodate studio uses. While the ceiling height of some 
studio spaces meets or exceeds this requirement, others do not. Staff have concluded 
that the studio spaces, with their two-storey windows and overhead catwalks, are very 
attractive and usable, and the lower ceiling heights proposed in some portions of some 
studio spaces will not unreasonably impact the utility of the affected units for 
professional artists. On this basis, staff recommend that the Bylaw is varied via the 
subject DP approval process. 

4. Architectural Form and Character: 

The CCAP encourages the City Centre to be developed as a mosaic of distinctive urban 
villages and vibrant public spaces. Capstan Village's "arts district", in addition to being a 
key part of that "mosaic", is intended to be an "incubator" for emerging artists and a place 
where zoning and development guidelines provide incentives for arts-supportive uses and 
forms of development. Via rezoning of the subject development, site-specific zoning was 
created for "Concord Gardens" that provides a density bonus for the developer's provision, at 
Phase 1, 0[20 ARTS Units (i.e. affordable, loft-style residential units for professional artists, 
secured via a Housing Agreement). The use and design of the ARTS Units, in combination 
with other features of Phase 1, result in an appealing and dynamic fonn of development that 
is supportive of CCAP objectives for high-density, pedestrian-oriented development and the 
emergence ofa unique and vibrant "arts district". More specifically: 
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4.1. To contribute towards the development of a distinctive character for Capstan Village's 
"arts district", especiaJly along its streetscape, the developer proposes to : 

1. Concentrate the ARTS Units at grade along Phase 1 's Sexsmith and Patterson 
Road frontages, where their unique 2-storey, loft spaces and "industrial-like" 
features (e.g., glass garage doors , projecting metal balconies, studios with 
movable overhead catwalks) will be highly visible to the public and can be a 
catalyst for complementary future development by others nearby; 

11 . Emphasize the mid-rise streetwalls that front Phase 1 's outer perimeter streets 
(Sexsmith and Patterson Roads) as the development's dominant, "signature" 
architectural form through the use of bold colours, projecting horizontal "frames", 
and reduced/varied building setbacks that combine to provide for a new style of 
residential frontage that is strong and urban, while sti ll providing for intimate 
spaces and uses at grade~ 

111 . Set the bold colours and massing of the streetwall ' s frames against a light, glassy 
backdrop that wraps the entire building and, by doing so, makes the frames "pop" 
along the frontages, while providing for a quieter, more visually subdued 
character withjn the development's central courtyard where the landscape takes 
over as the dominant feature; 

tV. Define the tower lobbies with expansive windows, light, natural colours, simple, 
modem forms, and the use of water both inside and outside the building as a 
means to make them both bold and elegant - a bridge between the development's 
public streetscape and more tranquil private courtyard; and 

v. Anchor the corners of Phase 1 with slim, vertical "frames" that float above the 
tower lobbies and extend a bold sweep of colour up to the tower tops where this, 
in combination with the sculpting, light colours, and glassiness of the towers ' 
upper storeys, provide for bold and modem skyline features. (NOTE: Staff do not 
encourage variations in tower height because it could affect the bulk and/or 
footprint of Phase l's mid-rise elements and the "Concord Gardens" site-specific 
zone requires lower building heights for adjacent future phases.) 

4.2.To contribute to visual interest and a high-qual ity urban realm, the developer proposes a 
layering of materials and colours including: 

1. Painted architectural concrete and window mullions in shades of white and pale 
gray outside the frames and dark gray on the frames and the features within them; 

1I. Metal panel cladding on the inner faces of the frames, in shades of green tea on 
the horizontal frames and burnt umber on the vertical, tower frames ; 

Ill. Metal balcony guards painted burnt umber on the ARTS Units and glass balcony 
guards with fritted details on the market residential units; and 

IV. The use of natural materials (e.g., wood doors, stonework) at grade to enhance the 
pedestrian experience of the development and help to knit the building design into 
the landscape. 

4.3.To help make the development a catalyst for revitalization of Capstan Village as part of 
Richmond ' s "arts district", the developer proposes to integrate public art into the built form 
and related features, including: 
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I. As part of the developer's formal voluntary contribution, as per Richmond's Public 
Art Strategy, provide public art along the frontages of the ARTS Units (to be secured 
via a public art agreement and Letter of Credit for $140,089.20 prior to issuance of the 
subject DP); and in addition 

It . Install three large murals on the end walls of Phase 1, including one adjacent to the 
Temporary Park and a pair adjacent to the small, corner lot at 3200 Sexsmith Road. 

5. Landscape and Open Space Design: 

The CCAP encourages the development of Capstan Village with a network of small- and 
medium-size neighbourhood parks linked by greenways, bikeways, mid-block walkways, and 
other landscape features that are designed to place each of the Village's residents no more than a 
short walk from park amenities. In addition, Zoning Bylaw requirements in respect to the 
Capstan Station Bonus require that benefitting developments (including the subject development) 
provide on-site publicly-accessible open space over and above basic CCAP park standards. The 
concept for "Concord Gardens" focuses most of its permanent public open space in its second and 
third phases in the fonn of a large neighbourhood park. Nevertheless, the amount of public open 
space and outdoor residential amenity space proposed as part of Phase 1 is substantial and the role 
it plays in establishing a character for the subject development is significant. More specifically, 
as suggested by the development's name, "Concord Gardens", its landscape and open space 
design seeks to create a lush, garden-like environment at the heart of the proposed high-density 
development, which is appealing both at grade and when viewed from above. Features include: 

5.1. To make Phase 1 a unique reflection of the local community, the developer proposes to: 

I. Draw inspiration for the design of the development from Richmond's natural delta 
landscape of islands and tributaries; 

II. Reflect the community's eastern influences through features such as the "sky lantern" 
proposed as a focus of the central courtyard and complementary strategies 
incorporated the design of the towers lobbies; and 

Ill. Weave the philosophy of Feng Shui throughout the design. 

5.2.To provide for an attractive range of public open spaces opportunities that will meet the short­
and long-term needs of Phase 1 residents and the general public, four key publicly-accessible 
open spaces arc secured via right-of-ways for park and related purposes (constructed and 
maintained at the developer's sole cost), including: 
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l. The ARTS Terraces along Sexsmith and Patterson Roads, which spaces are designed 
as seamless extensions of the abutting sidewalks and Sexsmith Bikeway (i.e. a 
landscaped off-street bike path) and provide for art displays, seating, and socializing 
in association with the ARTS Units with the intent of enhancing public access to the 
arts as an anchor for the day-to-day life of the local community; 

II . Hazelbridge Plaza along the extension of Hazelbridge Way, which space is an 
intimate, south-facing "pocket park" and children's playground incorporating a 
"water wall" and pond designed to take advantage of grade changes across the site to 
demarcate the public space and adjacent residential amenity areas without the need 
for fences or other barriers; 

111. The Temporary Park on the future site of Phase 5, which space is a passive public 
open space offering lawn, planting, trees, and picnic tables for the use of the general 
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public and Phase 1 residents, the design of which takes advantage of the large, 
landscaped "lagoon-like" feature within the adjacent residential amenity area to 
provide an attractive backdrop for public park activities, whi le providing an 
unobtrusive barrier to public access into the private spaces; and 

IV. The Private Road running along the east side of the Temporary Park between 
Hazelbridge Way and Patterson Road , which route is intended to be a slow-moving 
area that may accommodate mixed pedestrian/vehicle activities related to the 
Temporary Park and future Neighbourhood Park, the design of which incorporates a 
variety of special features such as an inverted crown, decorative paving and planting, 
pedestrian-scale lighting, roll-over curbs, and bollards. 

5.3.To provide for a range of private outdoor amenity space opportunities for Phase I residents, 
in coordination with indoor amenity spaces, the fo llowing are proposed: 

I. At grade, Phase I is focussed around a courtyard, approximately 2,013 m2 (0.5 ac) in 
size, including a large, lagoon-like water feature that creates a panem of 
promontories, islands, and bridges defining areas for sunning, socializing, and 
outdoor dining, together with a chi ldren ' s playground, roughly 290 m2 (2,000 ft?) in 
size, incorporating lawn, sand play areas, trees, bouJders, seatinglbalance walls, and 
an interactive (push-bunon activated) water play feature; 

II. At the lower levels of the development's two towers, 625 m2 (6,731 ft2) of indoor 
amenity space is provided, including facilit ies for fitness, dance/yoga, music, study, 
meeting, and table tennis, many of which uses enjoy views and direct access to the large 
outdoor courtyard; and 

Ill. At the roof-level space of the development's mid-rise wings, landscaped spaces 
including trees and a mix of intensive and extensive green roofs that provide an 
attractive setting for seating, sunning, outdoor dining and barbequing, and gardening 
(i.e. raised garden plots, tools storage, compost facilities, and hose bibs). 

6. Accessible Housing: 

Richmond's OCP seeks to meet the needs of the city's aging population and people facing 
mobility and related 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 barrier-free access to both tower lobbies 
[Tom the street, together with barrier-free access to all indoor and outdoor amenity spaces (both 
at grade and on rooftops). In addition, the developer proposes, and staff support, the following : 

6.1. Basic Universal HOllsing Units: 15% of units (4 1) shall be designed and constructed to 
satisfy Richmond Zoning Bylaw provisions fo r Basic Universal Housing (which units are 
ind icated on the Dr drawings). On this basis, as per section 4.6 of the Zoning Bylaw, a 
total of 1.86 m2 (20 ft2) per Basic Universal Housing unit shall be eligible to be exempted 
from the development's maximum floor area ratio calculation (i.e. combined total of76.26 
m'/82 1 If). 

6.2. Aging ill Place: 100% of units will be designed and built so that some accessibility 
features are provided now and others can be added easily and inexpensively after 
construction. These aging in place features include stairwell handrai ls, lever-type handles 
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for all plumbing fixtures and door handles, and solid blocking in washroom walls for 
future grab bars beside toilets, bathtubs, and showers. 

6.3. Fmure Phases 2-5: All future phases efl'Concord Gardens" will be designed and 
constructed to the OCP standards in effect at the time of DP approval. 

7. Crime Prevention Through Environmental Design (CPTED): 

A variety of measures are incorporated to minimize safety and security issues including, but 
not limited to, the fo llowing: 

7.1. The parking structure and lobbies are designed to minimize alcoves and hidden comers; 

7.2. The parking structure will be well illuminated and its interior will be painted white~ 

7.3. Elevator lobbies and vestibules will include glazing in accordance with the Building Code; 

7.4. Outdoor amenity spaces will be visually open, we ll iIIwninated, offer multiple access 
options, and be separated from public areas by changes in grade and/or water features; 

7.5. The development's s ite planning and design incorporates opportunities for passive 
surveillance of street frontages, the ground- level courtyard, HazeJbridge Plaza, and the 
Temporary Park; and 

7.6. Residential lobbies are placed in prominent locations, have clear sightlines to fronting 
streets, and provide for individual mailboxes within the lobby areas. 

8. Sustainability Measures: 

The project's sustainability goals are to provide a cost-effective, high-value development that 
meets or exceeds City standards (i.e. LEED Silver equivalency). The strategies being pursued 
have been co llaboratively developed via an integrated design process, designing towards 
LEED Silver equivalency, and building simulations for energy analysis. As a result, a level of 
LEED Silver has been targeted with a minimum of 52 points. (Attachment 3) Measures 
proposed include, but are not limited to, the fo llowing: 

8. 1. District Energy Util ity (DEU) "ready", such that the development will be capable of 
connecting to a City DEU system when one comes available; 

8.2. Rainwater management aimed at reducing the volume of stann water entering the City 
stonn system via the retention and re-use of rainwater for landscape irrigation, a 
supplementary water source for water features, and the nourishment of rain gardens 
within the street boulevards; 

8.3. Intensive and extensive green roofs, vegetated outdoor areas, and urban agriculture plots; 

8.4. Funding towards the construction of the Capstan Canada Line station, implementation of 
Transportation Demand Management (TDM) measures, construction of an off-street bike 
path and frontage improvements, and the establishment of a multi-phase "transitional 
parking strategy" aimed at minimizing parking demand and supporting transit and 
alternative travel modes; 

8.5. Electric Vehicle (EV) Charging Stations for 105 vehicles and 14 bike compounds; and 
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8.6. Water efficient irrigation system (i.e. moisture sensor system) and plumbing fixtures 
(e.g., low-flow shower, kitchen, and lavatory faucets and dual flush toilets). 

Conclusions 

The subject development is consistent with Richmond's objectives for the subject property and 
Capstan Village, as set out in the City Centre Area Plan (CCAP). The proposed project's 
distinctive, mid-rise streetwall buildings, articulated towers, small building footprint, and 
extensive on-site public and private open space amenities, together with the developer's proposed 
ARTS Units, related fTontage improvements, and public art, will complement the area's 
establishment as a high-amenity, high-quality urban community and its emergence as part ofa 
new "arts district" for Richmond. On this basis, staff support the proposed development and 
recommend approval of a Development Pennit. 

Suzanne Carter-Huffman 
Senior PlannerlUrban Des ign 

SPC:cas 

Attachments: 
1. Development Application Data Sheet 
2. Advisory Design Panel Minutes & Applicant's Response 
3. LEED (Silver) Equivalent Checklist 
4. ·Concord Gardens": 5·Phase Development Concept as per RZ 06-349722 (aerial view) 
5. Illustrative Concept for Neighbouring Site @ 3200 Sexsmith Road 
6. Preliminary Concept for Future Phase 5 (Planned to replace Phase 1 's Temporary Park) 
7. Supplementary Development Permit Requirements for ARTS Units (Signed copy on file) 
8. ARTS Units - Streetscape Images 
9. Conditional Development Permit Requirements (Signed copy on file) 
10. Phased Development Strategies 
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Attachment 1 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-611486 

Address: 
Phase 1 of development @ 6800, 6820, 8840, 6880, 8900, 8920, 8940 & 8960 Patterson Road & 
3240, 3260, 3280, 3320 & 3340 Sexsmith Road 

Applicant: Paul Goodwin, Gal Architects Owner: 0754999 Be Ltd. 

Planning Area(s): City Centre (Capstan Village) 

Floor Area Gross: _2.,3",4"-7,,B,-m"'-.' "(2"5,,,2,,, 7",0,,5~ftcJ')\., "ex"c",l..>p",a"rk"in"g,--_ Floor Area Net: 23,394 m' (251 ,822 ft') 

I Existing I Proposed 
For Phase 1 only: 
• Gross Site: 9,338 m2 (2.31 ae) 

For Phases 1-5: Private Road SRW: 1,720 m2 (0.43 ael 
30,536 m2 (7.55 ae), including • 

Site Area: • Public Open Space SRW: 944 m2 (0.23 ae) 
statutory right-of-way (SRW) for • 

• Temporary Park SRW: 1,730 m2 (0.43 ac)@ public open space & road 
future location of Phase 5 

• Net Site: 4 944 m' (1 .22 ac) 
• High-rise apartment 

• Large single-family residential lots Land Uses: • Artist Residential Tenancy Studio (ARTS) Units 
(vacant) • Public open space & road 

OCP Designation: • Mixed Use • No change • Park 

• Urban Centre T5 (35 m) & (25 m) 
City Centre Area • Pari< 

No change • Plan Des ignation : • Institution 

• Capstan Station Bonus 

• High Rise Apartment & Artist 

Zoning: Residential Tenancy Studio Units • No change (ZHR10) - Capstan Village (City 
Centre) 

• Market Residential : 21 ,690 m" (233,482 ft") 
Net Floor Area 

Nil (vacant) ARTS Units: 1,704 m' (18,340 ft') 
@ Phase 1: • • 

• Total : 23,394 m' (251 ,822 ft') 

Number of Units • Market Residential: 259 

@ Phase 1: • Nil (vacant) • ARTS Units: 20 

• Total : 279 

• 

• 51 % 
i. e. 2,275 m2 (24,496 fe) 

• None 

• Below-grade parking: Nil • None 
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. . - ... . . Variance 

• Sexsmith Road: 4.6 m (15.1 • 3.0 m 19.8 It) 

• For structures above finished grade, tt) min, to the lot line reduction 
measured to a lot line or SRW • Patterson Road: 1.9 m (6 .2 • 3.0 m 19.8 It) 

Setback IMin.) @ secured for road or park, whichever tt) min, to the lot line reduction 
Road & Park is greater: 6.0 m (19.7 ft), but may be • Hazelbridge Way SRW: 3.0 

reduced to 3.0 m (9.8 tt) based on an m 19.8 ft), to the SRW • None 

approved DP • ~riva~~ Road SRW: 3.0 m None 
9.8 ft to the SRW • 

• Parking @ Phase 2: Ni l • None 

• For structures below finished grade • Parking @ 3200 Sexsmith 
(e.g ., parking): Nil Road: Nil • None 

Setback (Min .) @ • For structures above finished grade: Side & Rear • Building @ Phase 5: Nil • None 
3.0 m (9.8 tt), but may be nil based 
on an approved DP • Building @ 3200 $exsmith 

Road : 3.0 m @ east lot line • None 
& nil @ south lot line 

• Size reduced 
by area of 

Size: Stairs & movable 
s tairs & 

ARTS Units- • movable 
Over·Height • Size: 25 m2 (269 tr) min walkways encroach 

• Height: 4.5 m (14.8 ttl min • Height: Varies· 3.25 m 
walkways 

Studio Spaces 
(10.7 ft) min • Max. 1.25 m 

14.1 It) 
height 
reduct ion 

Flood Construction • 2.9 m (9.5 tt) geodetic, but may be 

levet (Fel) reduced to 0.3 m (1.0 tt) above the • 2.9 m (9.5 tt) geodetic • None 
fronting street 

35 m (114.8 tt) , but may be 47 m • 47 m (154.2 tt) geodetic • NOTE: In compliance with NAV Height (Max.) (154.2 tt) geodetic based on an 
Canada requirements, as per • None 

approved DP 
surv~yor's letter on file. 

For "Zone 2" (Pre·Capstan Station) : Phase 1 Parking: 

• (M) 259 @ 1.2 spaceslunit = 310.8 • Permanent: 300 for the 

• (A) 20@ 0.9 spaces/unit = 16.0 permanent of Phase 1 
Off·Street Parking - • IV) 279 @ 0.2 spaces/unit = 55.8 • Inte rim : 47 (+ 2 extra) for 
Capstan Village • Sub·Total = 364.6 the interim use of Phase 1, 
Transitional • LESS TOM = 38.5 which are secured via legal 
Strategy • TOTAL = 347 spaces min. agreement for the future use 

For "Zone 1" (Build-Out): of Phase 5 
• Market Units (M) Total: 347 (+ 2 extra) (M) 259 @ 1.0 spaces/unit = 259 • • • ARTS Units IA) • None 

Vis itors (V) • (A) 20@0.9spaces/unit= 16.0 
NOTE: Parking constructed@ • • (V) 279 @ 0.2 spaces/unit = 55.8 • Transportation Phase 2 will satisfy "Zone 1 u 

Demand • Sub-Total = 332.6 requirements for Phase 2, plus 
Management • LESS TOM = 33.3 additional parking to satisfy the 
10% relaxation • TOTAL = 300 soaces min. outstanding ·Zone 1" parking 
(TOM) Phase 1 DP Requirement (min) : needs for future Phase 5 (the 

• Permanent: 300 fatter of which will be secured 
• Interim: 47 (for future Phase 5) by fegal agreement for the 
• Total: 347 interim use of Phase 2). 
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I Bylaw Requirement I Proposed I Variance 

Tandem Parking • Permitted • None • None Spaces 

For Phases 1 & 5: For Phases 1 & 5: 
Loading Spaces • 1 large truck (We-17) • 1 large truck (WB-17) • None 

• 3 medium trucks (SU-9) • 3 medium trucks (SU-9) 

Bike ParKing - • Permanent: 355 (6 extra) 
Class 1/Residents - • 279 @ 1.25 bikeslunit = 349 • Interim: 160 (for Phase 5) • None 
Phasing Strategy • Total : 515 

Bike Parking - • 279 @ 0.2 bikes/unit = 56 • 57 (1 extra) • None Class 2Nisitors 

Rates as per RZ 06-349722: 
Electric Vehicle • Cars: 105, based on 30% of total • Cars: 105 
(EV) Charg ing • Bikes: 13 min, based on 1/40 bikes • Bikes: 14, based on 1/bike • None 
Facilities or 1/bike compound, whichever is compound 

greater 

• Basic Universal Housing 
Units, as per Zon ing Bylaw: 

• Measures are encouraged to 15% of units (41 ) 

address the needs of Richmond's • Aging in Place Features: 
Accessible Housing 

aging population & people with 100% of units • None 

impaired mobility NOTE: Future phases will 
comply with City standards in 
effect at DP approval. 

Amenity Space - • 279 @2 m' (21.5 ff) per unil -
625 m' (6,731 ft') Indoor 558 m' (6,007 ff) • • None 

• OCP: 279 @ 6.0 m'~64 .6 ff) per unit FiniShe~rade: 1,992 m2 

= 1,674 m' (18,019 ) • 
Amenity Space - • CCAP ~ 10% of net site 

(21,442 ) 
• Mid-rise roof: 921 m2 (9,915 • None Outdoor =667m (7,180ff) 

ff) • Total 
= 2,341 m' (25,199 ft') • Total : 2,913 m' (31 ,357 ff) 

• Permanent: 944 m2 (0.23 

Capstan Station ac) 

Density Bonus Rate as per RZ 06-349722 & ZHR1 0: • Interim: 1,730 m2 (0.43 ac), 

• Public Open • 279@ 7.4m2 (79.7 ft2) per unit to be replaced by future • None 
Space Secured = 2,065 m' (0.51 ac) Phase 5 after add itional 

permanent open space is Via a SRW 
complete on Phases 2 & 3 

• Total: 2,674 m2 (0.66 ae) 

LEED (CCAP) • LEED Silver Equivalency • LEED Silver Equivalency • None 

District Energy 
Provision for DEU hook-up required • OEU hook-up secured via • • None Utility (DEU) legal agreement 

• Over 50% of roof area will be 
Green Roofs • Encouraged a combination of intensive & • None 

extensive areen roofs 
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Excerpt from the Advisory Design Panel (ADP) Minutes, September 6,2012 

Staff comments are inserted in "bold italics" 

2. DP 12·611486 - PHASE 1 OF A 5·PHASE DEVELOPMENT INCLUDING 261 
UNITS (231,250 sa FT) AND 20 (17 ,761 sa FT) ARTS (AFFORD BALE 
HOUSING) UNITS, AS PER RZ 06·349722 

APPLICANT: GBL Architects (Concord Pacific) 
PROPERTY LOCATION: Phase 1: 3240 · 3280 Sexsmith Road and 8800·8840 Patterson Road 

Panel Discussion 
Comments from the Panel were as follows: 

• It is unfortunate that the developer was not able to secure the property at the northwest 
corner of the subject deve lopment's Phase 1, as it is an important comer. 

The developer has prepared a conceptual design demonstrating that the corner lot 
call be developed in a manner generally cons;steut with Area Plan objectives and 
will provide/or a driveway on the subject site/or shared use wit" ti,e future 
residents of the comer lot to improve tire ease with which it call be developed. 

• Project is well resolved; appreciate the fact that the project is not a typical Richmond-type 
podium parkade covered with a residential fa~ade. 

• Water is a tricky thing to do on the top ofa parkade, but it has been used very successfully 
to integrate the three towers. 

• General massing and response to the context around it is appropriate; look forward to 
seeing future phases being as well developed and articulated as the first. 

• Like the diagonal treatment proposed for the park and the adjacent intersection of 
Hazelbridge Way and the North-South Road; as the highest point on site, this crossroads 
has the opportunity to become the central node for the development; applicant needs to 
focus more attention to this area; could be a potential location for public art; need to 
consider pedestrian safety from vehicles. 

The Hazelbridge Way terminlls will be enhanced ill stages, includbrg at: 

Phase 1, the development of II 0.173 Ita (0.43 ac) temporary public park 
(including lawn, trees, planting, andfurnishings) of/ering public views across 
Phase J's on-site lagoon and direct access from all on-site, publicly-accessible 
street incorporating special paving, traffic calming, and landscape features; and 

Phase 2, the establishment of a large neighbourhood park and public art. 

• Project has a lagoon feel; look at The Lagoons near Granville Island for precedent. 

• Island is a wonderful tool for uniting the three towers; gazebo should do more than just 
complement the design of the three buildings; it needs to be a folly; something different 
and playful that provides for visual interest and a focal point when viewed from above. 

The island gazebo has been redesigned as a dramatic lalltem-likefocusfor the 
lagoonlcourtyard that enhances views from above and visual interest at grade - both 
witltin the development and from the proposed Temporary (public) Park. 

• Architecture is very clean, but the eyebrow fonn at the roofline appears fussy; suggest that 
the form is simplified and the overhang is increased as at Taliesin. 

3791 126 



Attachment 2 

r ite "/rames", wlrich were or;gillally j ust decoratioll , " ave beelt strategically 
integrated illlo tile development to visually reinforce its mid-rise Slreetwul/s, break­
up its tower massing, and provide/ or a more interesting skylill e. 

• A lot of frames happening in the building; however, frames seem to disappear because the 
building is monotone; look at the Spectrum project. which uses colour to highlight certain 
elements and visually break up the massing; soft colours may be more appropriate than the 
Spectrum's bold palette. 

Stronger c% llrs have been i"troduced to fIlltoll ce fh e appearance o/tlre "frames" 
and how tll ey help 10 articulate tI.e development's mid-rise alld lower f orms. 

• Well resolved scheme; larger parcel al lows fo r better resolution to parking; key is to 
successfully handle the parking edges. 

• Public Right-of-Passage (PROP) to central garden is an admirable gesture to the pub lic 
realm; hope that it is maintained public over time; nice move in the right direction. 

• Would like to see more sections drawn through the edges of Phase I including the interior 
courtyard facing the temporary park (future Phase 5); would help understand public-private 
relationship to the park and material qualities. 

A dditiollal sectiolls ami design details have been provided. 

• Edge of the [ARTS] uni ts seems empty; does not fee l like an artist' community; should 
appeal to an arts community; looking for edginess; explore industrial detailing in building 
architecture and the use of simple materials on the ground plane. 

The/rolltages o/the ARTS lIIrits have beell redefin ed alld Ihe proposed combination 
of Uiudustrial-like"/eatures (e.g., glass garage doors 01110 studio spaces, proj ecting 
metal balcolliel), armatures/ or tIr e temporary display of art alld sigllage, and seating 
terraces fin ished in a combinatioll 0/ concrete and stolle provide/or a unique, 
dynamic, alld pedestrian-/rielldly slreetscape design that will complemellt the ARTS 
IInits' IIses/lisers and contribute towards the area's emergellce (IS parI o/tlte City 
Celltre 's designated Uarts district ". 

• Removing the Phase 5 tower from the massing model suggests a great public realm 
opportunity; in lieu of the proposed move by the applicant, consider a high quality plaza 
space of an "urban foyer" at the east side of the Phase 5 tower; should be highly detailed 
and refined; could be a potential venue for public art and retail would animate the space. 

Special paving, traffic calmillg, alld lalldscape/eatures proposed/or Phase I 's 011-
site, publicly-accessible street is illtellded 10 make this area knit seamlessly illio the 
neighbourhOOd park planned/or Phase 2. Further design enhancements may be 
cOllsidered ill this area, as applicable, at Phase 5. 

• Aging in place and convertibility features should be detailed in the app licant ' s presentation 
to the Development Permit Panel. 

Ullit designs illcorporate aging ill place ami convertibility / eatllres, as recommended. 

• Ensure usabi lity and safety (especially at night) of pedestrian routes/linkages to Canada Line. 

3791 126 
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nort" and south of the subject site, to enhance pedestrian access to 'h e Aberdeen ami 
Bridgeport Canada Line slatiolls. A ll public sidewalks alld walkways will have a 
maximum slope 0/5% or less. 

• Drawings show good accessibility of common spaces; look at the walkability of the site 
and its linkages to neighbouring sites in cons ideration of peopJe with disabilities and 
families with strollers. 

See fhe item above. 

• No concern with regard to CPTED issues. 

• Applicant has the opportunity to develop a large scale project; hope that there will be a 
high leve l of coordination among the different phases of the project as they develop; 
building should complement each other and there should be a strong unifying theme among 
the different phases. 

• A signage strategy is required to identify the project 's ARTS units and distinguish them 
from the other uses; strong design elements are needed to drive the "arts district" theme 
and give an "artsy" look or feel to the development; want to see the "arts di strict" 
expressed more strongly at street level. 

As describe(llIbove, tlte revisedfrontage designs for tlte ARTS units illclude, among 
otlter tltings, armatures for tlte temporary (lisplay of art and sign age that will 
contribute towards a visually interesting streetscape ami a" "arts district" identity. 

• Review and address potential conflicts between the ARTS uses and residents elsewhere in 
the development; identify what activities will be pennittedirestricted in the ARTS units. 

Arts uses carried out in tlte ARTS Units will be limited, by tlte Housing Agreement 
registered 011 title, to "Category A" practices, whiclt are commonly ullderstood to be 
limited to activities, materials, ami processes that do not pose all unreasonable hazard 
or nuisance to residential neigltbours. For example, 110 electronically amplified 
sound or toxic materials will be permitted. 

• The project's scale and grade changes make it unique in Capstan Vi llage; the applicant 
should take greater advantage of grade changes as a feature of the development. 

The design for Phase 1 has been revised to include seating terraces along the 
frontages of tire ARTS Units and a "water-wall" linking tlte residents ' lagoon water 
feature to the public Hazelbridge Plaza play space below. 

• Project looks great; however, the proposed fonn and character do not adequately speak to it 
being located in an "arts district"; consider designing one building to deliver a strong 
statement that the project is within an arts district. 

As described above, tire design of tlte ARTS Units' frontages has been refined to better 
support CCAP objectives for the area's emerging "arts district". I addition, 
preliminary design for Pltase 5 aims to make that part of tire development a dynamic, 
arcltitectllral foclls for tile project. (ATTACHMENT 6) 

Panel Decision 
It was moved and seconded 
Tltat DP J 2-61 1486 be supported to moveforward to the Development Permit Panel subject to 
tire applicatrt giving consideration to the comments of tire Panel. 
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LEED (Si lver) Equivalent Checklist 

LEED Canada-NC 2009 Project Checklist 

CONCORD GARDENS 

mlDm Project Totals (pre-certJficatlOn esbmates) 110 POSSIble Pa.lts 

mlilll Sustainable S~es 26 Pons 

~~ 

5 0 

1 

_6_ 
1 

3 
2 
1 
1 
1 

1 

1 
1 

1 

Prereq I Construction Activity Pollution Prevention 
Ctea~ 1 Site Selection 

Qedil2 Development Density and Community Connectivity 
Cr£Id::'l3 Brownfield Reck!velopment 
Cr&:f..,.".1 AJtematrve Transportation : Public Transportation Access 

cnm4.2 Alternative Transportation: Bicycle Storage & Changing Rooms 
ere.n4.3 Altemative Transportation : Low.Emitting & Fuel-Efficient Vehicles 
Cnd-:t 4.4 Altem3tive Transportation: Parki ng Capacity 

Cred:( 5. 1 Site Development: Protect and Restore habitat 
CredHl.2 Site Development: Maximize Open Space 

Crt(J-':1 1l5.1 Stormwnter Oesign: Quantity Control 

Cred:td2 Stormwater Design: QU31ity Control 
Oeo".:,7.1 Heat Island Effect: Non·Roof 

Credit 7.2 Heat Island Effect: Roof 
CreditS Light Pollution Reduction 

Req.Jired , 
3.5 

l.O 
1 

3 

2 

IIlIlIi Water Efficiency 10 Points 

~ ~ 
... "", 
er&11 

0.<12 

COO" 

Water Use Reduction 
Water Effic ient Landscaping 
Innovative Wastewater Technologies 
Water Use Reduction 

Require1 

2. ' 
2 

2·' 

Dllm Energy & Atmosphere 35 Porn 

"'"'" 1 
Fundamental Commis.sioning of Building Energy Systems Required 

~ 

-'- "'"'" 2 
Minimum Energy Performance ~ire:f 

"'"'" 3 
Fundamental RefTigerant Management Required 

• 1 14 Q£od:1 I Optimize Energy Performance 1 . 1;' 

7 ~t2 On·Site Renewable Energy 1·7 

2 CMl3 Enhanced Commissioning 2 

2 Cre<f:t .( Enhanced Refrigerant Management 2 

o.d:,5 Meas urement and Verification 3 

2 Creditfl Green Power 2 
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BIIIII Materials & Resources "4 Pons 

Ifl r::;r 3 
....... ' Storage and Collection of Recyclables Req.Jired 

Clf'::[, 1. 1 Building Reuse: M3inta ln Existing Walls, Floors, and Roof , ·3 

1 Crect 1.2 Building Reuse: Mainta in Interior Non-Structural Elements , 
2 ""'" , Construction Waste Man3gemenl , ., 

2 """ 3 Materials Reuse , ., 
1 1 Cad:";4 Recycled Content 1·' 

1 1 """, . Regional Materials , ., 
1 """,. Rapidly Renewable Materials 

1 
""" 7 

Certified Wood 

1111111 Indoor Ellvironmental Quality 15 Pori. 

~ ;7 
0 1 
1 
1 

1 
1 
1 

1 
1 
1 
1 

1 
1 

1 
1 

Ptl!req I Minimum Indoor Air Quality Perfom13nce 
Prweq 2 Environmental Tobacco Smoke (ETS) Control 

Crecft 1 Outdoor Air Delivery Monitoring 
Cre<f12 Increased Ventilation 
Crl!'Ift3.1 Construction IAQ Management Plan: During Construction 

Oed) 3..2 Construction lAO Management Plan: Before Occupancy 
~ 4,1 Low-Emitting Materials: Adhesives and Sealants 

Cn!dH.2 low.Emitting Materials; P3ints and Coatings 

Cft'(i:'~.3 low-Emitting Materials: Flooring Systems 
Crea"J ·H Low-Emitting MOlteriOl1s ; Composite Wood and Agrifibre Products 
(ncn5 

Cnocft 6.1 

Cn<i,0.2 

Crt>a7. 1 

C<o<I>7~ 

er.d:18.1 

Indoor Chemical and Pollutant Source Control 
Controllability of System: Lighting 

Controllability of System: Thermal Comfort 
Thermal Comfort: Design 

Thennai Comfort: Verification 
Daylight and Views: DOlylight 

Creo:L18.2 Daylight and Views: Views 

Required 

Required 

1 

1 
1 

1 
1 
1 

1 
1 
1 
1 
1 

1I1I1I~".l lnnov8tion in Design 6 Pools 

1 Clt'cJ~ 1.1 Innovation in Design 

1 en,;rl\: 1.2 Innovation in Design 

1 Cra1 1.3 Innovation in Design 

1 Cmf:ll.04 Innovation in Design 
Cn!d1 1..5 Innovation in Design 

"""" lEED" Accredited Professional 

'c ~ 

IJDD~ Regional Priority 4 Paris 
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Durable Building 
Regional Priority Credit 
Regional Priority Credit 

Regional Priority Credit 



A
tt

a
ch

m
e

n
t 4

 
"C

o
n

co
rd

 G
ar

de
n s

":
 5

-P
h

as
e 

D
ev

e
lo

p
m

e
nt

 C
o

nc
ep

t,
 a

s 
pe

r 
R

Z 
06

-3
49

72
2 

A
er

ia
l v

ie
w

 lo
o

ki
n

g 
w

es
t a

cr
o

ss
 th

e 
fu

tu
re

 N
e

ig
hb

ou
rh

oo
d 

P
a

rk
 

- • 

r"
 

, 
,;.

r;\
 • ff

t1'
 

R
!;

\I
 

' 
<2

 ,
.:

. ,
::

 
. 

, 
, 

" 
...• 
~
 

',"
 

:§\
 .... ' "

-'W
$ 

tf
h

. 
"-",.

.<\
 

j 
,.

 
r

. 
"
'.

 ""
"'t-

1' 
• '

:'P
~ 

_
,. 

':-
/'"

 
..:

:..
. 

"
-1

 
'
~
1
'
i
-
,
_
 

~
!
#
J
~
~
 ","

',-
i.:

..
 I

 
..

 v 

,3
:.r

i:-
&

:. 
, 

-
-
Y
-
~

-"
""

"-
'~

 
..

. 
~
,

.{
~
.
;
;

' 
" 

.c
 

"
"
 
~

'. 
"" 

~ 
-
~
 ... ~

, 
, 

"':T
 

.
~
 

'r"
i1,

~ 
, 

, 

-..
 

~
 

j-.
. P
h

a
se

 1
 

G
a

rd
e

n
 C

ity
 R

o
a

d
 is

 in
 t

he
 f

o
re

g
ro

u
n

d
, 

P
h

a
se

 1
 i

s 
in

 t
h

e
 b

a
ck

g
ro

u
n

d,
 a

n
d

 th
e

 p
ro

p
o

se
d

 
e

xt
e

n
si

o
n

 o
f H

a
ze

lb
ri

d
g

e
 W

a
y 

is
 b

e
tw

e
e

n
 P

h
a

se
 4

 (
so

ut
h)

 a
n

d
 P

ha
se

s 
1 

&
 5

 (
n

o
rl

h
) 

A
 

p
u

b
lic

ly
-a

cc
e

ss
ib

le
 ~
pr
iv
at
en

 r
o

a
d

 w
ill

 b
e

 c
o

n
st

ru
ct

e
d

 o
ve

r 
a 

p
a

rk
in

g
 s

tr
u

ct
u

re
 a

s 
p

a
rt

 o
f 

P
h

a
se

 1
 (

ru
n

n
in

g
 n

o
rt

h
-s

o
u

th
 b

e
tw

e
e

n
 P

h
a

se
 5

 &
 t

he
 N

e
ig

h
b

o
u

rh
o

o
d

 P
ar

k)
. 

37
9

11
26

 

P
ha

si
n

g 
p

la
n

 

• ~ N
 ~
 ~
 

j1
, 

P
h

a
se

 4
 

P
h

a
se

 3
 r 

G
.<

RO
£N

 

p
h

a
se

 1
 

~
 

I 
~
 

P
h

a
se

 15
 

p
h

a
se

 2
 

O
ry

 
RO

AD
 

! ~ ~ • ~ 

N
~
 

N
O

T
E

: 
A

t P
h

a
se

 1
. 

-T
e

m
p

o
ra

ry
 P

a
rk

" 
w

ill
 b

e
 

co
n

st
ru

ct
e

d
 (

o
ve

r a
 2

-s
to

re
y 

p
a

rk
in

g
 s

tr
u

ct
u

re
 

co
n

ce
a

le
d

 b
e

lo
w

 fi
n

is
h

e
d

 g
ra

de
) 

in
 t

h
e

 a
re

a 
m

a
rk

e
d

 a
s 

P
ha

se
 5

. 
T

he
 -

T
e

m
p

o
ra

ry
 P

a
rk

" 
w

ill
 b

e
 

re
p

la
ce

d
 w

ith
 a

 r
e

si
d

e
n

tia
l 

to
w

e
r 

w
h

e
n

 t
h

e
 

co
n

st
ru

ct
io

n
 o

f p
u

b
lic

ly
-a

cc
e

ss
ib

le
 p

a
rk

 &
 o

p
e

n
 

sp
a

ce
 e

ls
e

w
h

e
re

 w
ith

in
 &

 a
ro

u
n

d
 th

e
 d

e
ve

lo
p

m
e

n
t 

is
 g

e
n

e
ra

lly
 c

o
m

p
le

te
. 



3191126 

, . , 

Attachment 5 
Illustrative Concept for Neighbouring Site @ 3200 Sexsmith Road 

fSR fSRAREA 

SlteArea 12,000 Sf 2.5 30,000 SF 

DENSITY CALCULAnON 

NO OF fL. AREA TTL AREA UNITS mUNITS 

GROUN 0 flOOR 1 3,180.00 3,180.00 3 3 
TYPICAL fLOOR 5 5,350.00 26,750.00 5 25 

TOTAL 29,930,00 " 
PARKING COUNT ZONE 1 

REQ'D PROIiIDED 
1 SPACE PER UNIT " 28 
0.2 SPACES VISITOR 5.' • 
TOTAL PARKING 33.6 34 



Attachment 5 

NOTE: Access to 3200 Sexsmith Road will be via a shared driveway secured via a statutory right-of-way 
registered on the subject site prior to rezoning adoption. This shared driveway, which will enhance the 
ability of 3200 Sexsmith Road to develop in a manner consistent with City Centre Area Plan (eCAP) 
objectives, is not shown in the conceptual design below. 
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Attachment 6 
Preliminary Concept for Future Phase 5 (Planned to replace Phase 1 's Temporary Park) 

NOTE: Phase 5 will be the subject of a future DP application (i.e. not DP 12-611486J. 

HazelbriejgeWay with Future Phase 5 Tower (right) & Phase 1 South Tower (left) 
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Attachment 7 
Supplementary Development Permit Requirements for ARTS Units 

(Signed copy on file) 

City of 
Richmond 

Supplementary Development 
Permit Requirements 

Community Services Department 
6911 No. 3 Road, Richmond, Be V6Y 2C1 

First Development Permit at 8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 
Patterson Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road 

DP 12-611486 
Concord Gardens ARTS Units 
Outline Specifications and Design Guidelines 

Prepared by City of Richmond January 16, 2013 (Reviewed by Concord January 20,2013) 

Division 6 Woods and Plastics 

Architectural Woodwo~ 
• Cabinets - robust durable materials, heavy duty hardware 
• COuntertop - stain resistant, highly durable, resilient (consider Low vee Materials 

lEED Credit 4.4) 
• Door Frames - durable materials, resilient to Impact of large, heavy materials and 

equipment 
• Screens, Blinds and Shutter • solar control - provide light coloured sunlight 

rollerslshadi1g with percentage of transparency dependent on orientation. 

Division 7 Thermal and Moisture Protection 

Buikling envelope 
• The building envelope to meet the requirements of ASH RAE 90.1 2007 prescriptive 

requirements and in addition all glaZing values must meet the minimum 
requirements. below, or approved equivalent. 

Division 8 Doors and Windows 

Entrances and Storefronts 
• Commercial grade 
• Direct access from interior double height spaces to outdoor space via over-height 

and double-width doors. 
Windows 

• Consistent with LEED Credits 8.1 and 8.2 
Hardware 

• Commercial grade locks and door sets 
Glazing 

• Tempered or laminated glass in Work Areas, as required by code 
• Overall glazing u-value including frame to be less than: 0.4 Btu/hr-sq.tt-F 
• Solar heat gain factor SHGF of 0.40 

)7}4r.2 

Revised Januaty 22, 2013 
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Attachment 7 

• Visible Light Transmittance of not less than 75.0 

Division 9 Finishes 

General 
• General Material criteria: high impact resistance, traffic resistance, stain resistance 

and exceptionallongevify. 
• Maintenance Criteria: requires only simple deaning processes (e.o . soap & water), 

surface finish easily made good (e.g. Hi-Traffic Acryfic Foor Finish mopped on); hi 
volume use with minimal impact 

• Repair Criteria: requires only basic interventions (e.g. one person with mortar 
patching/grinding equipment) to repair cracking, gouging, or other forms of more 
severe/accidental wear. Repairs contribute to the character of the materiallfinish; do 
not necessitate wholesale replacement or refinishing; and are cost effective to do. 

• Replacement Criteria: easily stripped, prepped and fe-installed with minimum of 
structural, substrate intervention and expeditious timeline to facilitate re-lease and 
minimal loss of income. Any replacement must be low-tech and cost effective. 

Ceitings 
• Smooth white paint finish on drywall or concrete 

Floortng 
• Sealed polished concrete in Wor1< Studio Space and living/Dining/Kitchen. (Concrete 

flooring with smooth trowel finishing, Class A finish per GSA A23.1 with spray 
concrete penetrating sealer). 

• Low pile carpet in Bedroom (e.g. Berber) 
• Resilient Flooring in Bathroom 
• Low vae Flooring (LEED Credit 4.3) 

Wall Finishes 
• Wa1ls within work studio space to have plywood or sheet metal back ing to a height of 

10'.0& for attachment of equipment and shelvioo. Uving/DininolKitchen walls to have 
plywood or sheet metal backing as required for fixtures and fittings. 

• Provide column free space for the Wor1< & Exhibition spate. Columns in the Wor1< & 
Exhibition space may be located alano the perimeter of the rooms with consultation 
and agreement or the City of Richmond. 

• Low vac adhesives and sealants (LEED Credit 4.1) 
Paints and Coatings 

• Low vac paints and coatings (LEED Credit 4.2) 
• Museum white paint colour on walls throughout 

Division 10 Specialties 

Identification Devices 

~s:2 

Directories - special directory for identification of artists in ARTS Units 
Exterior signage - infonnation about program and sponsorship of ARTS Units 
Exterior display 
• Provisions for the permanent or temporary display outdoors of a limited amount of 

artwork produced on the premises. 

Revised J.lou,lIy22. 2013 
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Division 12 Furnishings 

Art - Public art to be integrated with unit exterior under Public Art Program agreements 

Division 15 Mechanical 

Plumbing Fixlures and Equipment 
• Kitchen sink and the powder room sink to be commercial grade and equipped with 

grease interceptors (all sinks to be 16 gauge or lower) 
• Provide one (1) tamper proof, non-freezing type of hose bill on the exterior of each 

pair of ARTS unit (10 in total). 
• Plumbing should include rough-in only for easy installation of slop sinks in Wo£1( Area 

ff needed . 
Air Distribution 

• Natural and mechanical ventilation (including, but not limited to, compliance with the 
City's Official Community Plan Aircraft NOise Sensitive Development policies for Area 
3: Moderate Aircraft NOise Area). 

• The base bullding is to provide fresh air and exhaust air systems, likely with multiple 
louvers around the perimeter walls (or provide other similar acceptable type of 
system)_ 

• Provide operaille windows (motorized if not accessible) fO( exterior facing spaces to 
provide additional ventilation. 

• All spaces need to provide venting via the outside wall while providing a serf­
contained venUlation system in the ART unit 

Heating, Ventilating and Air Conditioning Equipment 
• Provide central heating and cooling units that utilize good design practice to ensure 

appropriate acoustic performance. The areas are to have individually controlled 
HVAC systems for each room or group of simnarrooms with the capability of being 
controlled, consistent with LEED Credils 6.2, and 7.1. 

• Each Arts Unit shall be metered separately for electricity. 
• There will be one gas meter for the 20 ARTS Unils_ 

Division 16 Electrical 

• Electrical flexibility (including fiexible lighting options in the double height space) 
consistent with LEED Credil6.1. 

• Units wired for communicationlhigh speed datafcable. 
• Provide adequate electrical service for the intended uses. COP distribution panel to 

be located within the Electrical Room. The locallon of the panel to be coordinated 
with the layout of the City space, specifically within the City's electrical room. This 
distribution panel is intended to accommodate all of the requirements of the ARTS 
Unit. 

• The Base Building shan provide emergency power service as reQuired by code. 

Signed copy on fife 

31911 26 



Attachment 8 
ARTS Units - Streetscape Images 

Sexsmith Road - View of Streetscape & Interior of 2-Storey, Loft-Style ARTS Unit 

Sexsmith Road - View of Glass Garage Doors @ ARTS Units' Studios with Balconies Above 

3791126 
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Attachment 9 
Conditional Development Permit Requirements (Signed copy on file) 

City of 
Richmond 

Cond itio nal Development 
Permit Requirements 

Development Applications Division 
691 1 No. 3 Road, Rkhmond, Be Wi'( 2C1 

First Development Pe rmit at 8800, 8820, 8840, 8880, 8900, 8920, 894n a nd 8960 Patterson 
Road and 3240. 3260. 3280, 3320 and 3340 Sexsmith Road 

DP 12·611486 

Prior to forwlll'd int this application to Council for Deve lopment Permit (01') approval. the developer is 
f¢(jUircd 10 complete tbe following requirements: 

I. Rezoning: Adoption ofthc rczoning (RZ<l6-349722). including the sntisfl'lction of SA 12-616223 lind 
all sanii.llry pump stetion requirements; 

2. ' 'No Devcfopment"; CompUance with the lenni of the restrictive eovenant(s) registered on title prior 
to rezoning adoption ~CX:\lring thll t '"no development" will be permitted und TC::Itrictins Devel(Jpmcn( 
Pel1nit ~ issuance in respect to IIny portion ofthc subject development until cond itions an: satisfied for 
the follOwing, 8$ dcl¢t11lined to the satisfaction of me City: 

2. 1. Dislticl Enerey Utility WEW, mju inng that the d<n'elopcrcnta into II rcstr1ctive covenant(!!) 
regi.stertd 011 ti tle securing that "no building" will be permitted 3.lld restricting Building Penni ~" 
i9suancc in respect to any portion of the subject development W'I(11 the developer etlters into DEU 
agreemenl(s) on \l phasc.by·~hase. basis. ali dl!termined to the $Iulsfaetion or ille City; 

'2.2. Phal;inB, requIring tllat Area A (i.e. the .subject Phose 1 development) proceeds first; 

2.3. Affol'dab le Housing, requiring that thc dcsign of the ARTS Units in Phase 1 is Addressed to the 
satisf!lction of'the City via the subjeC{ OP. 

2.4. Parb, requiring Ihllt the dclIigns of the HazeJbridge Plaza, Arts Terraces, a portion of the 
Neighboumood Porte. !and the Temporary Park ilire addressed to the satisfaction ofthc City via 
the subject DP snd the construction of l]"t: required ..... orks. at the so l~ cost of the devcloper. is 
secured via It Lenet of Credit; 

2.5. Road .. & Rclfl. tcd Improvemmu, requiring that the design of the portion of the Private (north­
routh) Road situlltcd within thc bound~ries of Phase 1 is Ilddre$S«! to the satisfaction oftne t ity 
via the 5ubjcct D,P and the construction of the requIred works., at !he sole cost of the developer, is 
seeured via a Letter of Credifj and 

2,6, Public Art, requiring th.<1t the rleyelopet: 
• Submit a City-approved Public Art Plan fol' Phase I; 

£ntel' into a putH ic 81t agrecment fo r the implemelltllion of tile Publ ic An Plan for Phasc 1; 
and 

• Submit a Lcltcr oCCrcdit to secure Inc developer's implementation or the Public Art Plan for 
Phllse 1. the amount ofwhi<:h shall be $140.089.20 (based on 11 rale of SQ,6(l/ft2 of buildablc 
area approved under DP 12-6l1 486, os determ ined in respect 10 floor area. rntto calculations. 
exeltJdiog tne ARTS Units. 

3. LandK;!lpe Bond: Receipt of a Letter of C~dit for Jands~ping. tho valuo Of\vhich is based on IOWIa 
of the sealed cost estimate provided by the LandSCElpe Architect (including labour lind J 0% 
contingency) rot: 

3.1 . Temporary park development wilnin the are! SCCtlre(t via Ii Statutory Rigfn ·or-Way on the $UbJ«.1 
.!lite for thi.! purpose; 

J3.tlUary 25, 201) 
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Dr 12·611486 Page2of5 

3.2, DIller aRlIS secured ... In Statutory Right-of·Ways for Public Rights of:Pas:sa~e purposes, lile 
COnstruction of which is not otherwise sccured via 8 Servicing Agreement· (i.e. Private Road, 
Hazclbridge Plaza, ARTS TctrJee:s, and Neighbourhood P.1rk); and 

3.3. Landscaping elsewhere ('Ifl the subje.:1 site, including residential amenity space, gt'een roofs, and 
the Shared Driveway along the sllbject sire's Patterson Road frontage (secured via III Statutory 
Right..()t.Wa), in favour of3200 Sex.smith Rqad as per RZ 06-349j'l-2)_ 

d, Tree R.eoWDltm; City acceptance of the developer's voluntary contrlbuuclI\ ofS,16,400 to the Ciry's 
Tree Compenll<ttion Fund for (he-planting ofrcplaccmcru trees within the city. (Thee compens-ation 
rtquirements filed tinder REDMS #37S27(J2.) 

S. Atbori~t Sefvic~; Submission ofa Contract entered illlo between the applicant and a Cenified 
Arborisl for supervision OrBn), Oil-site work! conducted within the tree pf'Otection zone oftrtes to be 
relBined on and around the slle. The Contract should ineludc lite SO)pe urtne work 10 be undertaken, 
including the pTOpO~ number of site monitoring inspections and provisions for tlte Arborist to 
submit a pwt·construetion DSSt:S9ment report to. the City for review. {Cortfinn..ntion received & filet.! 
under REDMS #3145391 & RF..J)MS #3752702.) 

6. Trw pro1;cstign: InstaHation of appropriate tree protection reocinS around nil the tree!> IlYilarea to. be 
retained as put of the devc:lopment prior to the commencemenl of an), construction activities. 
(Confirmation received &-filed under REDMS #3752698,) 

7. "No. Build": Reg.istration ofa rc~tricth'e erwcnant(s) on title securing \.hal "no building" w"ill be 
permitted and restricting Building, Permit!! issuance in respect to 1m)' pOrtion onhe subjeet 
development until the fo llowing is cOntplerc, as determined to lhtl !alisfl\ct[on of the City: 

7 .I.~: Reg.isttatiO.i\ of restrictive C<lvertant(s) artd/or a\tcrtultive \egnl t1g;re(:menl:; liS 
determin.ed via the subject development's Servicing Agreement(s)", Development Permit". 
and/or Building Pennit(s)* to the !iatisfactiolt ot"the Dil'\'!ctor ofEllgineering, Director or 
Deve!opment, and Dlredor ofTran5pOJ'btion including,. but nOI. limitt::d fo, slle jnvc.stigali<ln, 
'leStlng, tnon(torlng. sit~ preparation, dc-watering. drilling, underpinning, anchoring, shoring, 
piling, pre-loading, ground den..s ifieatloo rtlldlot ofller activlHcslhat may result in s~ltk:menl, 
dIsplacement, sllbsldenct.. damage arxlfor nuissnce to City and/Qf private utlliry illfrnstnlcture. 

1.2. Vie,,!! lllQckage & Other Potentia! Development Impacts; A!oi identified in me staff report 
consld~ by Council in respet.1 to RZ O~349722. registration ota restrictive covemmt(s) 
and/or altern..'ltive legal agrccmctlt(s) on title, to the Saiisrilctlon of the City, to: 
• Notify pottntiill pun::haser.; of reSidential uni;s that thr: su~ect site is in a; transitional area and , 

IIS!l result of future development (Ir) surround.lng p'roperdcs,impacts on rc,Slderula[ Uflits and/or 
any common residenlial spaces may occur including, but nnt limited to, the o~lr\lCnon of near 
and disumt vi.:ws to landmarks and featum. in wooie or in palt (e.g., North Shere MQuntains., 
Mt. Bakert Fraser Riyer, Georgill Straight), increased shading. ltlCrcased overlook, reduccd 
privacy, inCTell$Cd ambient noise, and/or increased ambient night·time litht; 

• Require that the developer take steps via the design and construction of Ihe ~ubjeet 
development to miUgate possible impacts; I!Ind 

• Inde:mnify the City. 

7.3. Electric VehIcle CEYl Car & Bike Charging Stations; Registration ota Tes'irictive <:ovenant(s) 
and/or alternative legal agreemenl(s). to the s<ui.sfaetjon or Ih~ Cil)" securing thaI electric. vehicle 
(EV) car and bike chll1ging statioos $hall be provided by ehc developer for thl;! use of Ihe 
residents or Phase 1 !lnd, as applicable, future Phases '2 and 5, to the satisfaction of the Cit)'. 
i.nclud ing, but no! limired to, equippfr'lg a minImum of the tolat parking coostnJ.¢tt:o III Pnf'Sc 1 a5 

rollows: 

January 25. 2013 
l iIDI l U 
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~; 300/. of lola] ptitking spaces shall be equipped wilh 120V plu(t-im; and 
• ~: Ea(;h bike compound (each ofwhieh shall provide storage for a maximum of 40 bikes 

as per the Zoning Bylaw) shall be c:quipp«! with oue (1) 120V electric plu{;-in for the :.hared 
lise of residents.. 

NQIB Ul: Th.e develo~'s provislcm ofEV c·harging stafions sh.'\11 be taken into account as part 
of a stllte: of Transp(lrlSlion Demand Management (TOM) measures: For which the lJppHcant shall 
be eligible fot rcs:identlvisitor parking relruw.tlons for Phase 1 to II maximum of 10%, as provided 
fOJ'via the ZOlling Bylaw. 

NWE 112; Preliminary pions indicating the inttmded \OCI!t1oll of £V charging stations shall b~ 
included in the Development Penni!- drawings in respect to DP 12 . ..611486. Final plans. ro the 
sotbfaction of the City, shall be registered on title prior to Finlll Building Permit" Issuance 
Granting Occupancy_ 

7.4. Tratl!1;illonal ParkingfroyisiQIT3: RegiSlrntioll of2. restrictive covenant(s) and/or fllierMtive legal 
agreement(s), to the satisfactlon orthe Cily, securing that parking constructed in Phase 1 in 
e.X~es5 of Zonillg. Byla ..... requimnents for "Zone I" resident and visitor parkIng U$I!$ and ''Class 
I'· bike pllrking shall be secured, togethcl· with related access and uses, to the satisfaction ,of the 
Cit)" as tollows: 

for the interim usc of Phase I residents and/or visitorS, a.~ appJicable~ until Finlll Building 
Permit'" [s$uance GraJltiltg: Oecupancy has been isslled by the City in respect t() PftllSe 5 (Area 
E); and 
For the ultimal!! usc of Phase 5 (Area E) residents and/or visitors. as applicable, upon Final 
Building Permit" Issuance Granting: Occupancy has bee." issued by the Cily in respect t,o 
Phase 5 (Ar~a IZ). 

NOTE.#): Reg.istration of w.:trletlve cQvenant(s) and(or alternative legal agroemenl(S). as 
descrl~d llbovo. shall satisfy the Zoning Bylaw in respect to Capstan Village transitional pa.rking 
requirements. 

NQTE #2; PreJiminnty plans indicating the incend'ed location of "excess" parking for the interim 
lise of Phase I re~idents andfor vjs.JtOrs shall be included in Development Pennlt .. drawings in 
respect to DP 12-611486, Final plans, to the saDsfacUon oflhe City, shllll be registered on title 
prior to Final Building Permit· Issuanec Gnmtirtg. Oecllp<l.ncy. 

7.S.Patterson Road ShArd DriYewll}'; Posting of a Letter of Credit (LOC) for future improvements, 
10 be undertaken in coordin<llh:m with the future developmcru 0(3200 Sexsmith Road, including. 
the removel and reinstatement of a poruoo(s) of the building to aecOl'Ol'IlOOllte tile instaUmion of 
~ vehicle nccess/egress mUle between 3200 Sexsmith ROild and the Shared Driveway along the 
subject site'! Patterson Rotld frontag..:: (se<::ure<l via 8. Statutory Right-of-Way for thi.s pll1JXlS<: flS 
~r RZ 06-349722) in<;luding. but not Jitnited to, the n:moviJl of "IemporN')' pHrtitions" (e.g.., 
fences, knoclc.-out paneb, and/or other features.) and any related repairs and/or reirl~latement of 
finisllCS a~/Or fent1.lte$ wilkin the subject site, 

tiQTE #1: The cost of inslnlling equipmem and ilSSociated improvements within the suhject site 
(as permitted under the right-of-way agreement) for the remote eootrol of security gare(s) at the 
entrnoce to 3200 Sexsmith Ro<ld (ollls1de the s!lbjcet site), including the removal and/or 
relnSlalettlCnt of building and/or landscape features withln tho subject site. sl1fIH be the sole 
rcspoosibility of the developer of3200 Sexsmith Road. 

? .6. Tand'em Parking: t{cgi9tf3.tion of ~ legal agreement on title cnsuring that where- two parlting 
spaces are provided in a. tnndem arrun~mcnl. both parking spaces must be assigned to the same 
dwell!ng unil. 

JanlUIlj' 2S. 2013 
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7.7. Shared Re.:ijdcnliBJ Amenity Sl/8Cst: Regi:malion of tI. restrictive COVenl'lnl(s) and/or alternative 
legal agreement(s). to the satisfaction ofthc Ciiy, securing lhnt residcntial indoor end outdoor 
amenity space constructed in Phase I (Ar<!11 A), as specified in the Development Permit· far 
Poose I (Area A). shall be shall be secured, togethet· with relo.ted nccess ~nd uscs,. for the 
unrestricted future use anile re"ldenu of PM$¢; S (Area E), 

Prior to )):uilding Pel'lniflr issuance permittJng con'tructioo, the developer mu!St complete tbe 
follo,'(ing requlrcmellU! 

1. UNo Build"; Compliance with the terms ofthe restrlctiw covenrIl11($) registered on tillo prior to.op 
iSs,118nce. securing that "no building" will be pemlitttd snd restricting Building Pennit4 issuance in 
respect to tiny porlion of the subject dcvelopment unti l conditiol\S are $Otistied for Jlle following, a:5' 
dcfcrmlncd to thf:: smi:>fllCticm of the City: 

1.1. Pistrkt Elle!"Qv 011 Ii!)' (DE!)) Agreement. 

1.2.Site Conditions; 

t.3. View Blockage &. Other Pot~ltiA ! Pevl!topmcnt lmlNll!,;b'l.; 

I .... J;leclrie Vehicle fEY) eN: & DilsR Ch!l1].jog Stations; 

1.S.Transltional Purkinlt Proyisio!1s; 

1.6. Pnncrwn Road Shnred DrivcW)'lv: 

1.7.Tandem Parking; and 

1.8, Shared RC1i.irkptiaJ Am;oityS~ 

2. !jpstan Station: As per the T¢5lricliw cQ ..... emmt and/or oth€r legal agreemellts rCl1:i!;'{cred on the 
subject site prior to rel.oning adoption (RZ 06-349722), the developer's voluntary conlribulioo to the 
Capstan StatiOll Reserve or as otherwise provided for via the Zoning Bylaw, as per the Richlll()nd. 
Zoning Bylaw in effc<:t at the date of Building Permit· approval. 

:t Traffic Malla~ement: Submission ofa COll."j;tructiou Parking and Traffic Managemen.t Plan to (he 
Transporlation Djvi5ion, Man.1gement Plan stlalllnclude locatIon for parking for scrvice!l, deliveries, 
workers, loading. application fot any [Bnl!: do!l.ures, snd propel' COOSlIlICttOll traffic COlltrols as per 
Tram~ Con!roi Manual ror works on Roadways (by MInistry of iransportaticm) and MMCD Traffic 
Regulatton Section 01570. 

4. Aue!!.1lillilily Measyres: Incorpomrion ofacce:ssibility measures in Building Pcnnira plans 85 
determined via (he Development Permit" proce~ for DP 12·611486, 

S. HQardjlliF Obtain a Suikling Pennit' for any constructIOn hoarding. If cQnstruction hoarding is 
required to temporarl!y occupy 8. public street, the air space abo'VC a public street, or any part thereof. 
I)dditi()nrti City approv<lls Ilnd associatcd tces may be required as p;ut. of the nulld[ng Pennlt·. For 
Mlditiotlll! intormation, contact the Building Approvals Division at 604-276-4285, 

Note.: 

• 
• 

ft~m$ marked with ;ijl a&lcrisk uquire a sepArate tlpplication . 

Whert tho Di~cror ofOevelopmCllt deems approprirue:, ilie plcccdin.s tlwecmcnts arc to be drawn nol oOnlY:l$ 
perron;,l c6~nnnl! of the propcrty owner but also as CovC'nanl, pursuant 10 Sedillo 219 of the Land Tide Act. 

;\ 11 agreements to be regislered in Ih~ Land Tillc OffiCI:: shall M'n; priority 0"'(1 all slleh Ireus, CMI'gI.\$ tlnd 
cnctJmbrances ItS is oonsJdtrod l1dy iSl'lbh:: by the Dlreetor of Development. All :agt~mcO($ to be t~i.sleT'ed in the 

January 25, 2013 
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Land Tide Office shull, unks.<! the Dirc:ctor o(Oellcklpmcl1I dCltttnines olhtt'Yise. be fLilly feg~treJ in the 
Land Title Office prior 10 enllc~nt of tho appropriate byl:tw, 

TlIc preceding 8!:retments .sbaU provide security to ihc City including indemnities. w:lmtntks. eQliit~bre!mtt 
ch;1rges.lelteJJ orcrodil :!tId wilhho(diog pennics. as d~d ncocssat}' o r advi!abJo by the Director of 
Development. Allo.grce.ments shall be in a form and content mlsfactory to the Directol ofDe\-eloplI'Ient. 

• AddWona( legal .. gr~mcnlS', as dctemlined via Ihe $Ubjec1 devdoplltent's Ser\liciot Agree.rnt1'!\(.s)t: andlor 
Dl:Vclopm::n( Permit(s)", andlor BuildinsPermit(s}' to tho s Misf;'lction orthc Oin:x:tor of£ngi nC(:ring may be 
r~ulred includlne. but not limited 10, site in~ig;llion. testing, monit(Jrinc., dte prcpltr.ltion, de-Mlering, 
drilline., underpinning, .mthoring, shoring, piling, pre~!oadillg, ground ckflllificlltic:m Qr o:Ibcr fIC1 ivitie, 111M may 
re~u1t in sclth .. "Illetll, displacemenl', ~lIMidence, damage or nutsonce 10 City and pr"·s.!c utility intr:lslmcturc. 

379 1126 



Attachment 10 
Phased Development Strategies 

Concord Gardens: Phased Development Strategies 

During the rezoning process, the need for strategies to fac ilitate the phased development of "Concord 
Gardens" and, more specifically its first phase, was identified. Staff and the developer have worked 
to address these items, which are listed below and described in detail as follows: 

1. Capstan Station Funding - Phase I; 
2. Public Art - Phase I; 
3. Public Park & Open Space-Phase I; 
4. Tree Removal & Replacement Strategy - Phase I; 
5. Vehicle & "Class I" Bike Parking Strategy - Phase 1; and 
6. Loading & Waste Collection Strategy - Phase 1. 

1. Capstan Station Funding 
Following the adoption of the CeAP in 2009, the City worked with TransLink and three Capstan 
Village developer/owners, Polygon, Pinnacle International, and the subject developer, Concord 
Pacific, to prepare a funding strategy for the construction of the Capstan Canada Line station. 
That strategy, which was adopted in 2012, provides for density bonusing (0.5 FAR) for 
developments that voluntari ly contribute towards station construction (i.e. to the Capstan Station 
Reserve) and provide on~site public open space (over and above the CCAP base~level park 
standard) at a rate of 5 m2 (54 ft?) per dwelling. The subject development will be one of the first 
to contribute to the Capstan Station Reserve, which contribution wi ll be payable prior to 
Building Permit issuance. Developer contributions in respect to "Concord Gardens" five phases, 
as estimated at rezoning stages, is shown in the table below. Actual contributions wi ll be 
calculated on a phase-by-phase basis, based on the actual number of dwellings and current City 
rates at the time of Building Permit issuance. 

Estimated Capstan Station Voluntary Developer Contribution as Per RZ 06-349722 

Phase Area No. of Dwelling Units Capstan Station Reserve Contribution 
Estimate@RZ06-349722 Estimate based on $7,800/unit** 

1 A 290" $2 ,262 .000" 

2 B 264" $2,059,200** 

3 C 245* $1 .911 ,000'" 

4 D 304" $2,371 ,200" 

5 E 142" $1 ,107,600·· 

TOTAL 1,245" $9 ,711 ,000" 

" The umt numbers shown are estimates prepared at rezonmg stage. Actual unit numbers wJII be 
determined on a phase-by-phase basis. (Phases may include higher or lower numbers of units 
than was originally estimated. For example, the subject DP for Phase 1 proposes 279 units.) 

.. The contributions shown are estimates prepared on the Zoning Bylaw rate identified for September 
2010 & estimated numbers of units identified at rezoning stage. Actual contributions will be 
determined, phase-by-phase, prior to Building Permit issuance, based on actual unit numbers & the 
Zoning Bylaw contribution rate in effect at the time (which rate is expected to be higher than the 
September 2010 rate due to Bylaw provisions for annual CPI increases). 
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2. Public Art - Phase 1: 
Richmond policy encourages developers to voluntarily contribute towards public art, 
especially in the case oflarge projects and those, such as the subject development, which 
are situated in the CCAP's designated " arts district". In light of this, the developer has 
completed a City-approved Project-Wide Public Art Plan for the development's five 
phases, the total value of which voluntary developer contribution is estimated at $591 ,003 
or greater (depending on City rates in effect at the time of each stage of Plan 
implementation). As per covenants registered on title, the developer's public art 
contributions shall be submitted in three parts, prior to DP issuance for Phases I, 2, and 4, 
as generally indicated in the table below. The developer's Project-Wide Public Art Plan 
and Phase 1 Detailed Public Art Plan were reviewed and supported by Richmond's Public 
Art Committee on September 18, 2012. 

2.1. Detailed Public Art Plan for Phase 1: The Phase 1 Plan proposes that an artist is engaged 
to undertake artwork along the frontages of the ARTS Units, within the publicly­
accessible ARTS Terraces and/or integrated with the building fayade. Prior to DP 
issuance, the developer is required to provide a Letter of Credit and enter into a legal 
agreement to secure the implementation of the Phase 1 Plan to the satisfaction of the 
City. 

Updated Voluntary Developer Contribution Estimates for Public Art, Phases 1·5 

Applicable Estimated Minimum Voluntary Developer Contribution 

Phase Me. Developer 3-Stage Implementation Plan 
Contribution Rate By Phase Values & Preferred Locations 

$1 40,089.20 
ARTS Terraces and/or 

1 A $O.601ft2 $140,089.20 Payable@ ARTS Units building frontages 
Phase 1 

2 B 
$0.60lfe or the 

$125.171+ $241.036+ Neighbourhood Park 

current City rate at 
Payable@ and/or 

3 C the time of DP 
$115,865+ Phase 2 Patterson Street·End Park 

4 D 
approval. 

$144,105+ $ 209.878+ Neighbourhood Park whichever is 
Payable@ and/or 

5 E 
greater 

$65.773+ Phase 4 South Walkway 

TOTAL Varies $591,003+ 

+ Actual contnbutlons may be greater based on the approved City rate at the time of DP approval. 

2.2. Additional Public Art (Murals) for Phase 1: Phasing of the "Concord Gardens" 
development and its situation as one of the first high-density projects in Capstan Village 
will result in three of Phase 1 's mid-rise end-walls requiring special treatment to ensure 
they wi ll be attractive on an interim basis unti l adjacent development is complete. In 
light of City objectives for the establishment of Capstan Village as an "arts district", the 
developer proposes to install murals on these walls, the locations and large scale of 
which will make them "signature features" of the development and Capstan Village. 
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The proposed murals will not be managed via the development's formal public art 
contribution processes, but nevertheless, the developer is committed to ensuring they are 
of high quality . More specifically, the developer proposes that: 
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• The murals include one providing a dramatic backdrop at the north end of the 
Temporary Park and a pair providing a "gateway" feature at 3200 Sexsmith Road 
(as seen when entering Capstan Village from Sea lsland Way via Sexsmith Road); 

• The size of the murals may be up to 7 storeys high and 18 m (60 ft) wide, inclusive 
of areas of spandrel glass and other features intended to provide visual continuity 
between the end-walls and the adjacent building facades; 

• Implementation will occur in roughly two years when Phase 1 nears completion; and 
• Final decisions regarding artist selection, artwork design, and budgets will be 

deferred until the construction of the walls is adequately advanced to fu ll y 
understand the opportunities and challenges they present. (preliminary budgets for 
the murals are estimated at $10,000 each.) 

3. Public Park & Open Space - Phase 1: 
The CCAP identifies the need for 8,094 m2 (2 ac) of neighbourhood park within the block 
bounded by Sexsmith Road, Sea Island Way, Garden City Road, and Capstan Way. As the 
subject site occupies roughly 50% of this block, the developer is required to provide at least 
50% of the park. In addition, in order to satisfy the proposed Capstan Station Bonus park 
policy (as per the CCAP and Zoning Bylaw), the developer must provide additional public 
open space at a rate of 5 m2 (54 fiZ) per dwelling, based on the total number of dwell ings in 
the project. Via RZ 06-349722, it was determined that the developer must provide, at the 
developer's sale cost, a minimum of 10,596 m2 (2.62 ac) of park and public open space, 
including: 

• Off-site: 1,376 m2 (0.34 ac) of City-owned park, which will be designed and 
constructed in Phase 2 as a street-end park on a portion of Patterson Road; and 

• Oil-site: 9,220 m2 (2.28 ac) of publicly-access open space, secured via statutory 
right-of-ways, based on an estimated build-out of 1,245 dwellings. 

3.1. Updated Open Space Distribution: The distribution of required on-site and off-site public 
open space has been refined through the rezoning adoption and DP design processes and 
is summarized in the table below. The amount of on-site public open space currently 
secured exceeds the minimum required under the ZHRI 0 zone. As such, via the detailed 
design of future phases, the City may allow the developer to reduce the amount of on­
site public open space or increase the maximum number of units (i.e. from 1,245 to 
1,271, based on 7.4 m2 (79.7 if) per unit). Refinements and updates of the developer's 
public open space plan will be considered, on a phase-by-phase basis, via the City'S 
standard DP review processes. 

Updated Park & Public Open Space Plan for Phases 1-5 
On-Site Public Open Space Off-5ite 

Phase Area Secured Via Statutorv Ri ht-of-Wavs City-Owned Total 
Location Size Park 

• ARTS Terraces 253 .3 m2 

• Sexsmilh Bikeway 184.8 m2 

A · Neighbourhood Park 140.0 m2 944.4 m2 
t 

Hazelbridge Sidewalk 
Nil (0.23 ac) • 107.2 m2 

• Hazelbridge Plaza 220.2 m2 

E - Hazelbridge Plaza 38 .9 m2 

2 B - Neighbourhood Park 5,000.0 m2 . 6,562.2 m2 
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On.$ite Public Open Space Off-Site 
Phase Area Secured Via Statutory Right-of-Ways City..()wned Total 

Location Size Park 

· Garden City Greenway 186.2 m2 (1.62 ae) 

Off-Site • Patterson Road Street-End - 1,376.0 m2 

· Neighbourhood Park 1,330.0 m2 

3 C • Garden City Greenway 98.2 m2 Nil 
2,100.7 m2 

(0.52 ae) 
• South Walkway 672 .5 m2 

· South Walkway 953.7 m2 

4 0 · Sexsmith Bikeway 105.0 m2 Nil 
1,180.9 m2 
(0.29 ae) 

· Hazelbridge Sidewalk 122.2 m2 

5 E · Hazelbridge Plaza 
Complete@ Nil 

Complete@ 
Phase 1 Phase 1 

TOTAL 
9,412.2 m2 1,376.0 m2 10,788.2 m2 
(2.33 ae) (0.34 ae) (2.67 ae) 

3.2. Phase I Proposal: The developer's first phase provides for a total of2,674.4 m2 (0.66 ac) 
of publicly-accessible space for park purposes, secured via right-of-ways, including: 
• Permanent: 944.4 m2 (0.23 ac) around the perimeter of the site, including a pocket 

park and children's playground along Hazelbridge Way, an off-street bike path 
along Sexsmith Road, and the ARTS Terraces; and 

• Interim: 1,730 m2 (0.43 ac) of "temporary park" in the future location of Phase 5. 

The Temporary Park will be constructed over two storeys of parking, the roof of which 
will be generally level with the crest of Hazelbridge Way (thus, providing for barrier­
free public access), and will remain in place for public use until the developer has 
completed the construction of all permanent park and public open spaces required in 
respect to Phase 1-3 , as per RZ 06-349722 and indicated in the table above. The intent 
of the Temporary Park is threefold: 
• To provide for interim public open space in order that the developer may advance 

the construction of Phase I ahead of the establishment of permanent 
neighbourhood park space; 

• To ensure that prior to the construction of Phase 5, the developer' s designated Phase 5 
site will be attractive and complement the appearance and amenity of Phases t -4; and 

• To ensure that the cost of construction and maintenance for interim public open 
space made necessary by the developer's proposed phasing of the subject 
development is the sole responsibility of the developer. 

4. Tree Removal & Replacement Strategy - Phase 1: 
Richmond 's Tree Protections Bylaw aims to sustain a viable urban forest by protecting 
trees with a minimum diameter of20 em DBH (i .e. 1.4 m above grade) from being 
unnecessarily removed and setting replanting requirements. Via RZ 06-349722, a site-wide 
tree removal and replacement plan was identified for the "Concord Gardens" five-phase 
development, the implementation of which strategy is to be reviewed and updated, as 
required, on a phase-by-phase basis. 

4. 1. Phase 1 Off-Site Tree Strategy (City Road Right-of-Ways): The tree management plan 
prepared for Phase 1 identifies 28 City trees for removal along Phase I ' s Patterson Road 
and Sexsmith Road frontages as a result of required City road and related improvements. 
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Of these trees, at rezoning stage 19 were identified for possible retention (including a 10-
tree hedgerow) and 9 for removal. The C ity's arborist has estimated the value of 
compensation for tree removal to be $36,400, based on a tree replacement rate of2: I and 
a value of $6S0/replacement tree. In light of this, the developer has agreed to voluntarily 
contribute $36,400 to the City's Tree Compensation Fund for the planting of 
replacement trees elsewhere in Richmond. 

4.2. Phase lOn-Site Tree Strategy: The tree management plan prepared for Phase 1 identifies 29 
trees on-site for removal. At rezoning stage, all 29 trees were identified for removal and 
replacement on-site with 58 new trees based on a tree replacement rate of2: I and minimum 
call iper of6 em (2.5 in) DBH. Tree planting proposed on·site as part of Phase 1 exceeds this 
minimum tree replacement requirement with a total of 90 trees including: 
• 76 deciduous trees, 6 cm (2.5 in) DBH or greater; and 
• 14 conifers, ranging in height from 2.4 - 3.0 m (7.8 - 9.8 ft). 

4.3. Phase 1 Tree Protection Strategy: The tree management plan prepared for Phase 1 identifies 
8 trees for retention in the immediate vicinity of Phase 1, all of which are located on 3200 
Sexsmith Road (at the northwest comer of the subject site). Protective fencing has been 
installed around the required root protection zones for these trees to the satisfaction of staff. 
Furthermore, the developer has engaged an arborist to supervise any work carried out 
within the tree protection zones, monitor the on·going health of the trees, and submit a post· 
conslruction assessment report to the City for review. 

4.4. Updated Phase 2·5 Tree Removal & Replacement Plan: Ln light of the tree removals and 
replacement proposed for Phase I , the Plan for Phases 2·5 has been updated as shown in 
the tab le below. Updating of the Plan will continue prior to OP adoption, as required on a 
phase-by·phase basis. 

Updated Tree Removal & Replacement Plan for Future Phases 2·5 

Tree 
Existing Trees 

Trees 
Trees Removed/Replaced 

Location 
Trees Retained 

Relocated Trees RePla~(~;t Min. Caliper of 
(3) (6) Removed Trees 1 6) Replacement Trees 

1 2 14 em 
On·Slte 61 0 0 (#1351 Cedar) (8 m tall evergreen) 

60 120 6cm 

3 (4) 6 Value@ 6cm 
Off·Site 2' 6 (2) 0 

5 (5) 3 $5,8550 6cm 

Total 85 6 0 69 131 Varies 

(1) Street trees required to be planted by the developer along Sexsmith, Patterson, and Garden City Roads via the 
subject development's SelVicing Agreements shall be in addition to the replacement trees indicated in the table. 

(2) Off·site trees to be considered for retention include, #1480 (cedar), #1472 (holly), #1471 (holly), #1473 (holly), 
#1445 (maple), and #1467 (maple). 

(3) The developer's tree inventory identified 8 trees on properly adjacent to the subject site. Those trees are NOT 
included in the table and MUST be protected, as per the Cffy's Tree protection Information Bulletin Tree.fJ3. 

(4) Off·site trees that may be removed@ 2:1 include (Patterson Road): #1489 (horse chestnut), #1282 (prunus) & 
#1477 (holly) 

(5) Off·site trees that may be removed@ a 3:5 include (Garden City Road): #1325, #1353, #1358, #1318 & #1320 
(cypress hedgerow) 

)19 1126 



Attachment 10 

(6) Cash-In-Lieu: If trees cannot be retained or required replacement trees cannot be accommodated on-site, a 
cash-In-lieu contribution payable to the City's Tree Compensation Fund is required for replacement tree 
planting elsewhere, as follows: 

i. For On-Site: $SOOlreplacement tree; and 
ii. For Off-Site: $650lreplacement tree. 

5. Vehicle & "Class 1" Bike Parking Strategy - Phase 1: 
In anticipation of the Capstan Canada Line station, the Zoning Bylaw encourages 
developers of multi-phase developments to implement " transitional parking strategies", 
whereby parking at earlier phases prior to station construction is provided at a greater rate 
("Zone 2", generally 1.2 spaces/unit) than that at later phases ("Zone 1", generally 1.0 
space/unit). In addition, developers are encouraged to take advantage of Zoning Bylaw 
parking relaxations permitted in respect to the provision of Transportation Demand 
Management (TOM) measures. More specifically, the parking strategy for Phase I is 
planned comprehensively in coordination with Phases 2 and 5 as follows: 

5.1 . Transportation Demand Management (TOM) Measures: A suite ofTDM measures is 
proposed for Phase 1, allowing for a 10% reduction in the minimum number of parking 
spaces required at Phase 1, as determined via per RZ 06~349722 , including: 
• The extension of sidewalks along Sexsmith Road north and south of the subject site 

and across the frontages of3200 Sexsmith Road (secured via RZ 06-349722); 
• Electric Vehicle (EV) Charging Stations for resident parking at a rate of30% of 

resident vehicle parking spaces; and 
• EV Charging Stations for bike parking at a rate of 1 for each 40 bikes or 1 per bike 

compound, whichever is greater. 

Additional TOM measures will be required to be implemented by the developer via OP 
applications for Phases 2 and 5, including, but not limited to the following: 
• Additional EV Charging Stations for cars and bikes, as per City policies in effect at 

the time of OF approval ; 
• Road widening along the west side of Garden City Road, north of Patterson Road to 

Sea Island Way, providing for the extension of the developer's required frontage 
improvements at the subject site including, but not limited to, maintenance of the 
existing traffic lanes and the addition ofa 1.8 m wide on-street bike lane, sidewalk, 
and boulevard landscaping Cas per RZ 06·349722); 

• The installation of an accessible bus shelter at Capstan Way I Garden City Road or 
cash~in~lieu (estimated value of $25,000, based on 2012 rates), as determined to the 
satisfaction of the City; and 

• Other measures, as determined to the satisfaction of the City via future OP 
application processes. 

5.2. Phasing of Vehicle Parking Requirements: Parking for Phases 1, 2, and 5 shall proceed as 
follows: 
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• Phase 1 will provide parking based on "Zone 2" (less 10% TDM relaxations) of 
which, those spaces provided in excess of "Zone 1" rates will be secured via legal 
agreement on title for the interim use of Phase 1 until Phase 5 is occupied; 

• Phase 2 will complete the construction of all the parking required for Phases 1, 2, 
and 5 based on "Zone 1" rates (less 1 0% TOM relaxations) of which, those spaces 
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provided in excess of "Zone 1" for Phases 1 and 2 will be secured by legal 
agreement for the interim use of Phases I and 2 until Phase 5 is occupied; and 

• Phase 5 will utilize the parking constructed at Phases 1 and 2 in excess of "Zone 1" 
requirements, which parking will be secured at those earlier phases via legal 
agreement for this purpose. 

NOTE: It is the understanding of staff that the developer intends that the future development 
of Phase 5 will fully comply with the Zoning Bylaw in effect at the time ofDP approval for 
Phase 5 in respect to the number ofunjts proposed for Phase Sand the number of parking 
spaces available for its use (i.e. secured via legal agreements at Phases I and 2 for the future 
use of Phase 5). In the event of non-compliance with the Zoning Bylaw, the developer may 
be required to reduce the number of units proposed at Phase 5, provide parking off-site for 
the use of Phase 5 (i.e. secured via legal agreement at Phases 3 and 4), and/or provide 
additional TOM measures, as determined at the sale discretion of the City. 

5.3. Vehicle Access & Shared Driveway Requirements: 
• Prior to rezoning adoption, legal agreements shall be registered on title specifying 

the number and location of permitted driveways for Phases 1-5, including one along 
the Patterson Road frontage of Phase 1 that is intended for shared use with the 
future residents of the small, corner lot at 3200 Sexsmith Road. 

• Via the DP review process, staff have confirmed that the developer' s design of the 
shared driveway is satisfactory. As part of this review it was determined that, 
among other things, all visitor parking for Phases 1 and 5 will be located on Level 2 
with driveway access via Hazelbridge Way in order to minimize turning conflicts 
that might otherwise occur at the Patterson Road driveway between cars, loading 
vehicles, security gates, and related features. (Note: No security/entry phone 
pylons or other obstructions are permitted within the shared driveway.) 

• Prior to Building Permit issuance for Phase 1, the developer is required to submit an 
irrevocable Letter of Credit to the City for the future removal of any temporary partitions 
(e.g. , fences) installed as part of Phase 1 across the future vehicle access to 3200 Sexsmith 
Road and the repair/reinstatement of related drivewaylbuilding finishes and features. 

5.4.Vehicle Parking Summary: 

Vehicle Parking Summary for Phases 1 & 5 Proposed for Development via DP 12·611486 

Phase 1 Parking EV Charging Excess Phase 1 Parking for Phase 5 

Units Stations Zone 2 Rate/U nit Zone 1 Rate/Unit 
LESS (10%) TOM 

Required # (30%) LESS (10%) TOM 
Excess # 

259 Market Units 1.2-10% = 1.08 280 1.0 -10% = 0.9 47 

20 ARTS Units 0.9 - 10% = 0.81 16 105" 0.9·10% = 0.81 Nil 

Visitors" 0.2 · 10% = 0.18 51 *" 0.2 -10% = 0.18 Nil 

TOTAL Varies 347 105" Varies 47 

* For the NEV Charging Stations" (i.e. parking spaces equipped with duplex outlets) : 

(a) All EV stations shall be assigned to resident parking (i.e . none to Visitor parking); 

(b) A proportional share of EV stations shall be assigned to Market Units and ARTS Units, unless otherwise 
determined to the satisfaction of the City; and 

(c) Prior to Building Permit issuance, legal agreement(s) must be registered on title to the City's 
satisfaction. 
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··/n respect to Visitor parking developed via DP 12-611486: 

(a) ALL Visitor parking shall be provided on Level 2 (i.e. access shall NOT be via Patterson Road); and 

(b) ARTS Units shall share Phase 1 's Visitor parking with the Market Units, as per the Housing Agreement 
on title. 

5.5. Phasing of"CJass 1" (Resident) Bike Parking Requirements: "Class 1" bike parking for 
Phases 1, 2, and 5 shall proceed as follows: 

• Phase 1 will provide bike parking based on current Zoning Bylaw rates of which, 
those bike spaces provided in excess of the Bylaw will be secured via legal 
agreement on title for the interim use of Phase 1 until Phase 5 is occupied; 

• Phase 2 will complete the construction of all the bike parking required for Phases 1, 
2, and 5 based on Bylaw rates of which, those spaces provided in excess of the 
Bylaw for Phases 1 and 2 will be secured by legal agreement for the interim use of 
Phases 1 and 2 until Phase 5 is occupied; and 

• Phase 5 will utilize the bike parking constructed at Phases 1 and 2 in excess of 
Bylaw requirements, which bike parking will be secured at those earlier phases via 
legal agreement for this purpose. 

NOTE: It is the understanding of staff that the developer intends that the future 
development of Phase 5 will fully comply with the Zoning Bylaw in effect at the time of 
DP approval for Phase 5 in respect to the number of units proposed for Phase 5and the 
number of "Class I" bike parking spaces available for its use (i.e. secured via legal 
agreements at Phases I and 2 for the future use of Phase 5). In the event of non­
compliance with the Zoning Bylaw, the developer may be required to reduce the number 
of units proposed at Phase 5 and/or provide additional "Class 1" bike parking spaces for 
the use of Phase 5, as determined at the sale discretion of the City. 

5.6."Class 1" (Resident) Bike Parking Summary: 

"Class 1" Bike Parking Summary for Phases 1 & 5 Proposed for Development via OP 12-611486" 

Phase 1 "Class 1" Bike Parking EV Charging Stations 
Excess Phase 1 "Class 1" 

Units (1 /40 bikes or 1/compound, 
Rate/Unit Required # Proposed # whichever is greater) Bike Parking for Phase 5 

279 Units 1.25 349 515 
14 proposed, 160+ 

based on 1/compound 

" "Class 2" bike parkmg for vIsitors IS reqUired In additIOn to "Class 1" parkmg. "Class 2" parkmg will be provided 
on a phase-by-phase basis in compliance with the Zoning Bylaw at the time of DP approval (i.e. currently 0.2 
bikes per unit). 

* For the "EV Charging Stations" (i.e. bike compounds equipped with duplex outlets): 

(a) All EV stations shall be assigned for "Class 1" use (i.e. none for "Class 2"); 

(b) A proportional share of EV stations shall be assigned to Market Units and ARTS Units, unless other..vise 
determined to the satisfaction of the City; and 

(c) Prior to Building Permit issuance, legal agreement(s) must be registered on title to the City's satisfaction. 

6. Loading & Waste Collection Strategy - Phase 1 : 
As with parking, a coordinated strategy is proposed to address the loading, garbage, and 
recycling needs of Phases 1,2, and 5. More specifically, the agreed strategy includes the 
following: 
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6.1. Garbage: All garbage collection will take place inside the parking structure with vehicle 
access from Patterson Road. The needs of Phase I and future Phase 5 will be met via 
two residential garbage compactors situated on Levell, which will be serviced by 
private contractors with low profile vehicles. Garbage facilities for Phase 2 will likewise 
be fully contained wi thin the parking structure with access from Patterson Road. Further 
details in respect to Phase 2 will be determined via Phase 2' s future DP application. 

6.2. Recycling: Recycling for Phases I and 5 will be accommodated via three recycling 
rooms on Level I of the parking structure, including one adjacent to Phase I ' s south 
tower core, one near the future tower core for Phase 5, and a holding area near the 
Patterson Road parkade entry. Recycling pick-up for Phases I and 5 will make use of an 
outdoor loading space along Phase I 's Patterson Road frontage. Recycling fac ilities for 
Phase 2 will fully contained inside Phase 2' s parkade structure (including recycling pick­
up) with access from Patterson Road. Further details in respect to Phase 2 will be 
determined via Phase 2's future DP application. 

6.3. Loading: For Phases 1 and 5, loading shall include accommodation for large truck loading 
(WB-I?) on the publicly-accessible (north-south) road along the east side of Phase 1 and 
three spaces for medium trucks (SU-9), including one at a des ignated location on the north­
south road, one on Levell of the parkade, and one along the Patterson Road frontage (the 
latter of which has extra overhead clearance to accommodate recycling vehicle activities). 
Loading requirements for medium trucks (SU-9) for Phase 2 will be fully contained within 
Phase 2's parking structure, with access via Patterson Road. Large truck (WB-I?) loading 
for Phase 2 will be shared with Phases 1 and 5 on the north-south road. Further detail s in 
respect to Phase 2 loading will be determined via Phase 2's future DP application. 
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City of 
Richmond Development Permit 

No. DP 12·611486 

To the Holder: Paul Goodwin· GBl Architects 

Property Address: 8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson 
Road and 3240, 3260, 3280, 3320 and 3340 Sexsm"h Road 
(Phase 1) 

Address: 2034 West 11th Avenue, Vancouver, Be V6J 2C9 

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. The "Richmond Zoning Bylaw 8500", as amended by zoning amendment Bylaw No. 8840, is 
hereby varied to: 

a) Reduce the minimum allowable road and park setback for portions of the building 
situated at or above finished grade from 3.0 m measured to the boundary of an area 
granted to the City via a statutory right-of-way for road or park purposes such that the 
minimum allowable setback from a lot line abutting a public road shall be: 

I. For Sexsmith Road, reduced from 7.6 m to 4.6 m; and 

n. For Patterson Road, reduced from 4.9 m to 1.9 m. 

b) Increase the maximum allowable projection for porches and balconies projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting 
a public road shall be: 

1. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

II. For Patterson Road, reduced from 3.9 m to 0.3 m. 

c) Increase the maximum allowable projection for architectural features projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting 
a public road shall be: 

d) 
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I. For Sexsmith Road, reduced from 7.0 m to 2.8 m; and 

11. For Patterson Road, reduced from 4.3 m to 0.3 m. 

For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw 
requirements for the portion of the unit required to have a minimum area of25.0 m2 

and a minimum clear height of 4.5 m measured from the surface of the finished floor 
to the surface of the finished ceiling to: 



Development Permit 
No. DP 12-611 486 

To the Hotder: Paul Goodwin - GBl Architects 

Property Address: 8800. 8820. 8840. 8880. 8900. 8920. 8940 and 8960 Patterson 
Road and 3240. 3260. 3280. 3320 and 3340 Sexsmith Road 
(Phase 1) 

Address: 2034 West 111t1 Avenue, Vancouver, Be V6J 2C9 

I. Pennit the minimum area of25.0 m2 
(0 be occupied in part by stairs and movable 

second-storey walkways and exclude those portions of the area occupied by such 
features from minimum clear height requirements; and 

ll. Reduce the minimum clear height measured from the surface of the finished floor 
to the surface of the finished ceiling: 

• For all the ARTS Units fronting Sexsmith Road, from 4.5 In to 3.65 m; and 

• For two of the eight ARTS units fronting Patterson Road, from 4.5 m to 3.25 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
oIT-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to # 16h attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$1,771,016.03 to ensure that development is carried out in accordance with the terms and 
conditions of thi s 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 fai l 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 retumed 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. 

7. If the Holder does not commence the construction permitted by thi s Pernlit within 24 months 
of the date of thi s Permit, this Permit shall lapse and the security shall be returned in full. 

8. 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. 

3191126 



To the Holder: 

Property Address: 

Address: 

Paul Goodwin - GBL Architects 

Development Permit 
No. DP 12-611486 

8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson 
Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road 
(Phase 1) 

2034 West 11th Avenue, Vancouver, Be V6J 2C9 

AUTHORIZING RESOLUTION NO. 
DAY OF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAYOF 

MAYOR 

3791 126 
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