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Report to Development Permit Panel

RlChmOhd 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, 8520, 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:

1. Permi! 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 (ZHR10) — 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

1o

Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning amendment

Bylaw No. 8840, to:

2.1.

2.2,

2.3.
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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 minimam
allowable setback from a lot line abutting a public road shall 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 mto 1.9 m.

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:

2.2.1. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and
2.2.2.  For Patterson Road, reduced from 3.9 mt0 0.3 m.

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 10 2.8 m; and
2.3.2. For Patterson Road, reduced from 4.3 m t0 0.3 m.
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2.4

i

For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw
requirements for the portion of the unit required to have a minimum area of 25.0 m” 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:

2.4.1. Permit the minimum area of 25.0 m” 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, from 4.5 m to 3.25 m.

<L

R

Wagre Craig

Director f Devélopment

WC:spc

Att.
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Staff Report
Origin
Paul Goodwin — GBL Architects has applied to the City of Richmond for permission to construct
Phase 1 of “Concord Gardens™, a five-phase, 97,704 m? (1 million ft?), multi-family residential
development containing approximately 1,245 dwellings on a 3.05 ha (7.53 ac) site at 8800, 8820,
8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 3260, 3280, 3320 and 3340
Sexsmith Road zoned “High Rise Apartment and Artist Residential Tenancy Studio Units (ZHR10)
— Capstan Village (City Centre)”. (Attachment 4, acrial view & phasing reference) The subject
application for Phase 1 of “Concord Gardens” proposes a 23,394 m? (251,822 ﬂz) restdential
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-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 floor 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 form of 20 subsidized “Artist
Residential Tenancy Studio (ARTS)” units for professional artists (which ARTS units are the
subject of a Housing Agreement and provided for via the subject DP application);

* Undertaking extensive road improvements on and off site including, in Phase 1, the extension
of Hazelbndge Way and upgrades to Sexsmith and Patterson Roads (via SA 12-616223) and a
publicly-accessible/privately-maintained street constructed over a parking structure,

*  Providing for a minimum of 9,220 m? (2.28 ac) of on-site, publicly-accessible open space (as
per the ZHR 10 zone) including, in Phase 1, the construction of 2,674.4 m? (0.66 ac) of
permanent and temporary, publicly-accessible open spaces and related features; and

* A pew sanitary pump station (to be constructed off-site) to support the redevelopment of
Capstan Village east of No. 3 Road.

Development Information

Please refer to attached Development Application Data Sheet (Attachment 1) for a comparison
of the proposed development data with the relevant Bylaw requirements.

Background

The subject site, which 1s currently vacant, is situated in Capstan Village: a fransitional area
designated for high-density, mixed-use development in anticipation of the construction of a future
Canada Line station at the northeast corner 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 (RS1/F) zoned lots (the north side
of which backs on to Sea Island Way) designated under the CCAP for a maximum of 3.5
FAR, of which a maximum of 2.5 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 Village’s designated elementary school.

South: Lands designated for future redevelopment with a mix of higher-density residential and
comrmunity uses, including TransLink’s 13,337 m?* (3.3 ac), former 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 Interational, the Jatter 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 permit the development of +/-960 units, together with various
commercial and cormmunity uses (RZ 12-610011).

Landlocked Lot: In addition to the above, at the northwest corner of the subject site is
3200 Sexsmith Road, a small, vacant lot measuring approximately 1,070 m? (0.26 ac) that the
developer has been unable to 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 resolved at the
Development Permit stage.

Design Issues: Staff and the developer have worked together to address the following form and
character issues. The developer’s response to cach issue 1s described in bold italics.

. Varation in tower height, floorplate shape and orientation, and rooftop features are
encouraged to provide for an interesting skyline.

»  The two towers proposed for Phase I are the same height (47 m geodetic); however, the
buildings have undergone significant changes since rezoning, including greater
definition of the mid-rise streetwall, strengthening and slimming of vertical tower
elements, and greater articulation of the tower tops, all of which serve fo visually
break-up the project’s massing and provide for a much more interesting and atfraclive
streetscape and skyline. Furthermore, preliminary design has been advanced in
respect to Phase 5 (which will be constructed in the future on the site of Phase 1°s
proposed Temporary Park) with the aim of contrasting with Phase 1’s fowers and
making Phase 5 an important focus of the overall development. (Attachment 6)

2. Tall buildings must minimize shading of the Neighbourhood Park, especially during peak
pertods 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 of the Neighbourhood Park (Altachiment 4) and its buildings
will have negligible impact on shading of the Neighbourhood Park. Public open
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spaces proposed for Phase 1 (e.g., Hazelbridge Plaza, ARTS Terraces, and the
temporary park) have been designed to take maximum advantage of the 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.

s The composition of Phase 1’s mid-rise streetwalls combines a highly articulated,
pedestrian-friendly environment at grade along the ARTS Units frontages (e.g., seating
steps, 2-storey glass walls with garage-style doors, projecting industrial-style balconies,
temporary and permanent art displays) with more block-like massing above, boldly
articulated with projecting architectural “frames” and colour, 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 1o 7.0 m geodetic in the centre of the site must be handled sensitively to ensure easy
access for pedestrian, cyclists, and the mobilily 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), and street frontages are designed 1o take advantage of changes in grade via
innovative landscape treatments (e.g., seating steps, water-walls, viewpoints/platforms).

5. The public open space design must balance the desire to create an aftractive, quiet setting for
the development’s residential uses with the demands of creating inviling, engaging park
spaces for daily, active (e.g., noisy) public use and making the maintenance of that public
space cost effective over the long term for property owners,

* Al Phase 1, public open space is well coordinated with private residential uses and
provides for a wide variety of activities, including an off-street bike path and aris-
related uses along Sexsmith and Patterson Roads, a “pocket park” and tot-lot along
Hazelbridge Way, and a 1,730 m2 (0.43 ac) Temporary Park for the interim use of
residents and the general public until additional permanent park space is completed via
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™ enviromment designed to:

a) Meet the anticipated needs of the ARTS Units’ resident artists (e.2., durability, lighting,
studio space, noise attenuation);

b) Complement the form, character, and livability of adjacent dwellings; and

c) Enbance the project’s streetscape characier and visual identity of the City Centre’s
proposed “arts district”.

»  The ARTS Units are designed as 2-storey, loft-style units with their more public, day-
lit, studio spaces on the first floor (offering direct access to the street via regular entry
doors and over-sized glass garage doors) and more private living and bedroom spaces
behind and above. Terraces have been added along the units’ frontages and balconies
have been added to the units’ second storeys to enhance the streetscape, provide for
more usable private outdoor space, and accommodate publicly-accessible outdoor areas
at grade for art display and socializing. The proposed balconies will be accessed via
movable catwalks that span the unils’ double-height studio spaces and can be used as
ganiries for lighting or to support/access tall works.
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NOTE: The catwalks were not anticipated at rezoning stage und represeni a net
increase in the combined total floor area of the ARTS Units.

»  The ARTS Units will be constructed af the sole cost of the developer in compliance with
construction standards identified via RZ 06-349722 (and included in the Housing
Agreement registered on title). In addition, the developer has agreed to comply with
the attached Supplementary DP Requirements (Attachment 7), which address more
detailed requirements in respect to materials, finishes, and fittings to help ensure that
the special needs of artists will be satisfactorily addressed and streamline the Building
Permit review process.

7. The roofiops of mid-rise buildings must contribute to the attractiveness, amenity, and

sustainability of the development.

»  Mid-rise rooftops are design to be fully accessible and provide for a series of sunny,
intimately-scaled “rooms”, including paved seating and sunning areas focussed
around barbeque and fire pit features and agricultural garden plots with water,
compost, and tool storage facilities, framed by a combination of intensive and extensive
green roofs, shade trees, and landscape structures.

Importantly, steps must be taken to ensure that the development reads as a neighbourhood,

not a “project”.

*  Given the large size of the subject development, it is important that it provides enough
continuity of scale, form, and character to help estublish a clear neighbourhood
identity, without becoming too homogeneous. Phase 1 has achieved this by
maintaining a consistent approach to massing and design across its nortly and south
wings/towers complemented by variations in colour and architectural features that
together provide for dynamic, visually interesting streetscapes. Furthermore,
preliminary design for Phase 5 respects the basic massing approach established at
Phase 1 - thus, helping to further reinforce a consistent neighbourhood identity —
while intentionally incorporating design features that will make it a unique.
(Aftachment 6)

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 relaled impacts.

» Steps lhave been taken in the design of the subject development to minimize overlook
between residential units and maximize spacing between towers. In addition, as
recommended in the rezoning staff report, a covenant will be registered on the subject
site notifying future residents of potential view and other impacts that may arise as a
result of adjacent development on- and off-site.

. Prior to rezoning, the developer was unable to acquire 3200 Sexsmith Road, a small lot at the

northwest comer of Phase 1. While this lot is much smaller than the minimum size
recommended under the CCAP Development Permit (DP) Guidelines for the area

(i.c. 4,000 m? /1 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 the required driveway on the Phase 1
portion of the subject site for shared use with the future residents of 3200 Sexsmith
Road, the construction of which driveway shall be at the sole cost of the subject
developer (secured via the landscape bond for DP 12-611486).

Alircraft Noise: In addition to the above design issues, at Public Hearing the Vancouver
International Airport Authority (VIAA) 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 the Official Community Plan (OCP) Aircraft Noise
Sensitive Development (ANSD) “Area 3%, which permits multi-family residential uses,
as proposed, provided that a restrictive covenant is registered on title and acoustics
reports are prepared at DP and Building Permit (BP) stages identifying necessary noise
attenuation measures and confirming their implementation.

» The required aircraft noise covenant will be registered on title prior to rezoning
adoption, a satisfactory DP-stage acoustic report has been received and is on file, and
the developer has agreed that the BP drawings will incorporate all measures necessary
fo satisfy the covenant and DP acouslic report recommendations.

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 (ZHR10) — 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 | 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 itets, 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 Permit issuance. (The Zoning
Bylaw’s September 2010 rate of $7,800 per unit will be adjusted annually based on CPL.)

2. Public Art —Phase 1: The developer’s Project-Wide Public Art Plan and Phase | 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 ! site (each of which are proposed to be 6-7 storeys
high and +/-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 |: “Concord Gardens™, Phase 1, provides for 2,674.4 m’
{0.66 ac) of publicly-accessible space for park purposes, secured via right-of-ways, including:

3.1. Permanent Open Space: 944.4 m’ (0.23 ac) in the form of a pocket park and children’s
playground along Hazelbridge Way, an off-street bike path along Sexsmith Road, and
space for socializing and art display adjacent to the ARTS Units; and

3.2. Interim Open Space: 1,730 m? (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 ]: The developer’s proposed a parking
strategy for Phases 1, 2, and 5, prepared to the satisfaction of the City’s Transportation staff.

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

5.2. Requires the developer’s implementation of Transportation Demand Management (TDM)
measures at Phase | 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 1o help facilitate the future development of the small,
vacant, corner 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 Compliance/Variances (Staff comments in bold italics)

The subject site is zoned “High Rise Apartment and Artist Residential Tenancy Studio Units
(ZHR10) — 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. ZHR10
zone) to:

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 Jine 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, it was determined that right-of-ways secured along Phase 1’s Sexsmitl
and Pafterson Road frontages (via RZ 06-349722) shounld be expanded to enhance public
open space opportunities in association with the ARTS Units. The ZHR10 zone did not
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anticipate these expanded public areas and the developer was unable provide them without
sethack relaxations. In light of this, and given that the proposed setbacks do not
compromise the appearance or amenity of the stree(scape or fronting units, staff support
the requesied variances.

2. Tocrease 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 mto 0.3 m.

Staff support the requested variances on the basis that the development’s proposed
projecting balconies are an attractive streetscape feature and, as above, the reluxations will
Ielp to fucilitate the expansion of public open space in association with the 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 abutting 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 mto 0.3 m.

Staff support the vequested variances on the basis thaf the proposed projecting frame-like
elements and related features are an attractive and integral part of the development concept
and, as above, the relaxations will help to facilitate the expansion of public open space in
association with the ARTS Units.

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 of 25.0 m” 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 m” 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 floor to the
surface of the finished ceiling :

a) Forall the ARTS Units fronting Sexsmith Road, from 4.5 m to 3.65 m; and
b) Fortwo of the eight ARTS units fronting Patterson Road, from 4.5 m to 3.25 m.

The ZHR10 zone requires roughly 1/3 of the floor area of each ARTS Unit to have a clear
ceiling height of at least 4.5 m (14.8 fi) to accommodate studio uses. Wiile the ceiling
height of some studio spaces meefts or exceeds this requirement, others do not.
Furthermore, the provision of expanded public open space along the fronitages of the
ARTS Units (as described above) resulted in the need to cross the units’ studio areas at the
second-storey to access private balconies. Staff have concluded that the lower ceiling
heights proposed for some units will not unreasonably impact their attractiveness or utility
Sor professional artists; and, the developer’s agreement to install second-storey walkways
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that are movable, rather than fixed in place, will mean that tlre walkways can be moved out
of the way of studio uses or, as required, utilized as gantries for lighting or accessing tall
artworks. On this basis, staff support the requested variances.

Advisory Design Panel Comments (ADP)

The subject Phase 1 development was presented for considetation 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 ifalics), 1s 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 staff’s view, the developer has satisfactorily addressed all of the Panel’s comments. The subject
development takes fuil 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-pbase, 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 (ZHR10) —
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 of a 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-nise
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 m? (251,822 ft*) 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. Staff’s review indicates that the
subject development proposal is a well-considered and attractive design that 1s consistent with the
intent of the OCP, CCAP, and Zoning Bylaw and warrants favourable consideration as follows:

1. 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, (i) seunsitively addressing adjacent proposed and future development,
and (11i) 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 children’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 1’s
towers are situated near street comers and spaced 52 m (172 ft) apart, which far exceeds
the minimum spacing of 24 m (79 ft) encouraged under the CCAP.

* 1.4. 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:

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 2 levels of parking)
and landscaped as a Temporary Park;

1. 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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fii. The Temporary Park space and Phase 1’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

iv. 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 1’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 | is designed to:

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

il.  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;

.  Leave a generous opening, approximately 16.5 m (54 ft) in width, between Phase
1’s two mid-rise wings, to allow future development of the comner lot to enjoy solar
access and views across Phase 1’s large, central lagoon/courtyard;

iv.  Build Phase 1’s parking levels and its Sexsmith Road mid-rise wing to the corner
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 comer lot to make the area around the corner
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
sole 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.

o

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 maximuze 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 site area (i.e. 39% of site area net of the Temporary Park and
publicly-accessible road secured via right-of-ways) as opposed to lot coverage of up to
90% common in many high-density developments.

2.2.To ensure that Phase 1's “small footprint™ buildings contribute to aftractive, animated
streetscapes and help to provide casual surveillance of outdoor spaces:

i

11.

1.

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

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
As per CCAP DP Guidelines, the floorplates of Phase 1°s two towers are a
maximumn of 650 m* (6,997 f%) in size and are sculpted at their top two storeys,
such that the towers’ upper floorplates measure only 468 m? (5,037 ft) for one
tower and 555 m? (5,978 f2) 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:

1.

i,

11

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

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 of 3200 Sexsmith Road;

* Electric Vehicle (EV) Charging Stations for resident parking at a rate of
30% of total 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 |
per bike compound, whichever is greater (i.e. 14 stations total); and.

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

2.4. To satisfy CCAP objectives for forms of development that respond to issues of sea level
rise without compromising streetscape amenity, appearance, or accessibility:

L.

1.
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All habitable indoor spaces comply with the City Centre’s Flood Construction
Leve) (FCL) of 2.9 m (9.5 ft) geodetic, including all residential units, lobbies, and
indoor amenity spaces;

All outdoor residential amenity space and most outdoor publicly-accessible areas
have an elevation of 2.9 m (9.5 ft) geodetic or greater;

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 are 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 of 20 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 beunefit from an innovative housing
option that marries the City’s successfu affordable housing policy with a developer-funded
model for the creation of arts-supportive residential studio dwellings.

3.1. Key Features: As per RZ 06-349722, Phase 1’s proposed 20, ARTS Units will be:

1. Designed and constructed to a tumkey level of finish in the first phase of the
subject development's five phases, at the sole cost of the developer, to the City’s
satisfaction;

1. 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);

ii.  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

= Regardless 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 minimwn floor arca of each unit is
required to be 74 m? (797 ft?), 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 of 76 m? (818
ft*) and represent a 5% increase in the total floor area of the ARTS Units that will be
provided by the developer (i.e. an increase from 1,628 m?2 /17,524 £, as per RZ 06-
349722, to 1,704 m?/18,340 fi%).

3.3. Design Development: In addition fo 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:

i.  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);

ii. 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, armatures 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

1. 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 Variances: Via the DP process, the need 1o 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 accommodate 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, of 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 featwres of Phase 1, result in an appealing and dynamic form of development that
is supportive of CCAP objectives for high-density, pedestrian-oriented developtnent and the
emergence of a 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”, especially along its streetscape, the developer proposes to:

I.  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;

ii. 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 still providing for intimate
spaces and uses at grade;

ili.  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 within the development’s central courtyard where the landscape takes
over as the dominant feature;

iv.  Define the tower Jobbies with expansive windows, light, natural colours, simple,
modern 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 modern skyline features. (NOTE: Staff do not
encourage variations in tower height because it could affect the bulk and/or
footprint of Phase 1’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-quality urban realm, the developer proposes a
Jayering 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;

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

.  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

ji. 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 form 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 cdmmuniiy, 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

tii.  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 | residents and the general public, four key publicly-accessible
open spaces are secured via right-of-ways for park and related purposes (constructed and
maintained at the developer’s sole cost), including:

i.  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;

1i. 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;
ifi.  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, while providing an
unobtrusive barrier to public access into the pnivate spaces; and

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 stow-moving
area that may accomumodate 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 1 residents,
in coordination with indoor amenity spaces, the following are proposed:

1.

i.

Hi.

At grade, Phase | is focussed around a courtyard, approximately 2,013 m? (0.5 ac) in
size, including a large, lagoon-like water feature that creates a pattern of
promontories, islands, and bridges defining areas for sunning, socializing, and
outdoor dining, together with a children’s playground, roughly 290 m? (2,000 fi%) in
size, incorporating lawn, sand play areas, trees, boulders, seating/balance walls, and
an interactive {push-button activated) water play feature;

At the lower levels of the development’s two towers, 625 m? (6,731 %) of indoor
amenity space is provided, including facilities 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

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
aftractive setling 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 aceess to both tower lobbies
from the street, together with barrier-free access (o all indoor and outdoor amenity spaces (both
at grade and on roofiops). In addition, the developer proposes, and staff support, the following:

6.1. Basic Universal Housing Units: 15% of units (41) shal! be designed and constructed to

satisfy Richmond Zoning Bylaw provisions for Basic Universal Housing (which units are

indicated on the DP drawings). On this basis, as per section 4.6 of the Zoning Bylaw, a
total of 1.86 m? (20 %) per Basic Universal Housing unit shall be eligible 1o be exempted
from the development’s maximum floor area ratio calculation (i.e. combined tota) of 76.26

m¥/821 ).

6.2. Aging in 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

791126
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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. Future Phases 2-5. All future phases of “Concord Gardens” will be designed and
constructed to the OCP standards in effect at the time of DP approval.

7. Crme Prevention Through Environmental Design (CPTED):

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

7.1. The parking structure and lobbies are designed to minimize alcoves and hidden corners;
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, well illuminated, offer multiple access
options, and be separated from public areas by changes in grade and/or water features;

7.5. The development’s site planning and design incorporates opportunities for passive
surveillance of street frontages, the ground-level courtyard, Hazelbridge 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 collaboratively 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 o, the following:

8.1. District Energy Utility (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 stormwater entering the City
storm system via the retention and re-use of rainwater for landscape urrigation, 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 oft-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
altemative 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 frontage improvements, and public art, will complement the area’s
establishment as a high-amenity, high-quality urban community and its emergence as part of a
new “arts district” for Richmond. On this basis, staff support the proposed development and
recommend approval of a Development Permit.

Seme. Oter-Hufinan

Suzanne Carter-Huffman
Senior Planner/Urban Design

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. lllustrative 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 Pemmit Requirements (Signed copy on file)
10. Phased Development Strategies
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Attachment 1

' City of Development Application Data Sheet
# RiChmond Development Applications Division

DP 12-611486

Phase 1 of development @ 8800, 8820, 8840, 8880, 8900, 8920, 8940 & 8960 Patterson Road &
Address: 3240, 3260, 3280, 3320 & 3340 Sexsmith Road

Applicant.  Paul Goodwin, GBL Architects Owner: 0754999 BC Ltd.

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

Floor Area Gross: 23,476 m* (252,705 ft*), excl. parking Floor Area Net: 23,394 m? (251,822 i)
Existing | Proposed
For Phase 1 only:
For Ph 15 « Gross Site: 9,338 m?(2.31 ac)
.030 5%5665 2 65 ac). includi « Private Road SRW: 1,720 m? (0.43 ac)

Site Area: ' m .( -85 ac), including «+ Public Open Space SRW: 944 m? (0.23 ac)
statutory right-of-way (SRW) for « Temporary Park SRW: 1,730 m? (0.43
public open space & road porary C 43 ac)@

future focation of Phase 5
« Net Site: 4,944 m* (1.22 ac)
o Large singie-family residential lots * High-rise apartment
Land Uses: arge single- y residentia s Artist Residential Tenancy Studio (ARTS) Units
(vacant) .
s Public open space & road
. . |« Mixed Use E

OCP Designation: . Park ¢ No change

» Urban Centre T5 (35 m) & (25 m)
City Centre Area » Park
Plan Designation: | ¢ Institution * Nochange

o Capstan Station Bonus

s High Rise Apartment & Artist

. Residential Tenancy Studio Unilts .

Zoning: (ZHR10) — Capstan Village (City No change
Centre)

Net Floor Area « Market Resldential: 21,690 m* (233,482 ft*)

@ Phase 1: « Nil (vacant) e ARTS Units: 1,704 m? (18,340 ft)

' « Total: 23,394 m? (251,822 f%)

o Market Residential: 259

N@“;’hbaes'::,u"“s « Nil (vacant) « ARTS Uhits: 20

) + Total: 279

Bylaw Requirement Proposed Variance
Net Floor Area @ 2 . . 2 2 ¢ None
Dhass™ |+ 23400 m® (251,884 ft*) maximum 23,394 m® (251,822 %) permitted
» 80% max, excluding areas secured . 51%

Lot Coverage for public open space & road SRW \ 2 ¢ None
i.e. 4,450 m? (47,897 i) Le. 2,275 m" (24,496 )

Setback (Min,) @ » For structures below finished grade . N R

Road & Park eg. parking):#Nil Below-grade parking: Nil None
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Bylaw Requirement Proposed Variance
o Sexsmith Road: 4.8 m (15.1 3.0m (9.8 ft)
e For structures above finished grade, ft) min, to the lot line reduction
measured to a lot line or SRW e Patterson Road: 1.9 m (6.2 3.0 m (9.8 ft)
Setback (Min.) @ secured for road or park, whichever ft) min, to the lot line reduction
Road & Park is greater: 6.0 m (19.7 f1), but may be | « Hazelbridge Way SRW: 3.0
reduced to 3.0 m (9.8 ff) based onan | m (9.8 f), to the SRW None
approved DP o Private Road SRW:30m —
(9.8 ft), to the SRW
s Parking @ Phase 2: Nil None
o For structures below finished grade » Parking @ 3200 Sexsmith Nor&
Setback (Min.) @ (e.g., parking): Nil Road: Nil
Side & Rear . g%rrf:r(ugcguggs:30:1‘2;“:;:“”‘?'%%?: % |« Building @ Phase 5 Nil None
on an approved DP + Building @ 3200 Sexsmith
Road: 3.0 m @ east lot line None
& nil @ south lot line |
Slze reduced
by area of
- . stairs &
. ¢ Size: Stairs & movable
gsng%?g;ﬁt_ o Size: 25 m? (269 f?) min walkways encroach S:I\l’:vbe:;s
Studio Spaces ¢ Height: 4.5 m (14.8 ft) min . :%I%hftt:) \éaigles -325m Max. 1.25 m
' (4.1 )
height
reduction
. ¢ 2.9 m (8.5 ft} geodetic, but may be
E?v?ecli ((E:%nl_s)trudlon reduced to 0.3 m (1.0 ft) above the s 2.8m (9.5 ft) geodelic None
fronting street
47 m (154.2 ft) geodetic
o 35m (114.8 ft), but may be 47 m [$ A . .
Height (Max.) (154 2( ft) geoc}etic basg’d on an NOTE: in compliance with NAV None
: ' Canada requirements, as per
approved DP ;
surveyor's lefter on file.
For “Zone 2" {Pre-Capstan Station): Phase 1 Parking:
o (M) 258 @ 1.2 spaces/unit = 310.8 ¢« Permanent: 300 for the
_ s (A)20 @ 0.9 spaces/unit = 18.0 permanent of Phase 1
Off-Street Parking— | 4 (/) 270 @ 0.2 spaces/unit = 55.8 o Interim: 47 (+ 2 extra) for
Capstan Village e Sub-Total = 384.6 the interim use of Phase 1,
Transitional o LESSTDM =385 which are secured via legal
Strategy ¢ TOTAL = 347 spaces min. agreement for the future use
: 7 { Phase 5
. For “Zone 1" (Build-Out); 0
s Market Units (M) i o Total: 347 (+ 2 extra)
« ARTS Units (A) ¢ (M) 259 @ 1.0 spaces/unit = 259 None

¢ Visitors (V)

o Transportation
Demand
Management
10% relaxation
(TDM)

¢ (A) 20 @ 0.9 spaces/unit = 18.0
s (V) 279 @ 0.2 spaces/unit = 55.8
¢ Sub-Total = 332.8

» LESSTDOM =333

s TOTAL = 300 spaces min.

NOTE: Parking construcled @
Phase 2 will satisfy “Zone 1"
requirements for Phase 2, plus
additional parking to satisfy the
oulstanding ‘Zone 1" parking

Phase 1 DP Requiremeni (min):

» Permanent: 300

¢ Interim: 47 (for future Phase 5)
¢ Total: 347

needs for future Phase 5 (the
latler of which will be secured
by legal agreement for the

| interim use of Phase 2).
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extensive green roofs

Bylaw Requirement Proposed Variance
Tandem Parking
Spaces e Permitted e None None
For Phases 1 & 5: For Phases 1 & &:
Loading Spaces o 1 large truck (WB-17) s 1 large truck (WB-17) None
e 3 medium trucks (SU-9) e 3 medium frucks (SU-9)
| Bike Parking — o Permanent; 355 (6 extra)
Class 1/Residents — | » 279 @ 1.25 bikes/unit = 349 s Interim; 160 (for Phase 5) None
Phasing Strategy s Total: 515
Bike Parking — X o
Class 2/Visitors s 279 @ 0.2 bikes/unit = 56 o 57 (1 extra) None
Rates as per RZ 06-349722;
Electric Vehicle e« Cars: 105, based on 30% of total e« GCars: 105
(EV) Charging » Bikes: 13 min, based on 1/40 bikes » Bikes: 14, based on 1/bike None
Facilities or 1/bike compound, whichever is compound
greater
s Basic Universal Housing
Units, as per Zoning Bylaw:
o Measures are encouraged to 1\5% of ug;ts (4;)
; . address the needs of Richmond's * Aging in Place reatures:
Aecessible Hausing 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 — o 279 @ 2 m?(21.5 ft%) per unit = 2
Indoor 558 m? (6,007 f) « 625m’ (8,731 ff) None
N 2 2 .
’ S?Z‘?ﬁiz%%g?; ﬂ(26)4'6 )y perunit | | rinished grade: 1,992 m?
_ ' - , 21,442 ft)
Amenity Space — e CCAP @ 10% of net site ( L : 2
Outdoor = 667 m@(7,180 ﬂz) s f-I\:Izl)d-rlse roof: 921 m*” (9,915 None
e Total : 2
= 2,341 m? (25,199 ff) « Total: 2,913 m* (31,357 )
o Permanent: 944 m? (0.23
Capstan Station ac) . 2
Density Bonus Rate as per RZ 06-349722 & ZHR10. | ° 1"‘;”:“- :'733 o f(u°l-“r3 ac),
o Public Open o 279 @ 7.4 m?(79.7 f&) per unit ghaeseesp:ﬂo:r adiiiti L;ei None
Space Secured = 2,065 m? (0.51 ac) onal
Via a SRW permanent open space (s
complete on Phases 2 & 3
 Total: 2,674 m? (0.66 ac)
LEED (CCAP) s LEED Silver Equivalency o LEED Silver Equivalency None
District Energy . . ; o DEU hook-up secured via
Utility (DEU) Provision for DEVU hook-up required legal agreement None
s Over 50% of roof area will be
Green Roofs e Encouraged a combination of intensive & None
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Attachment 2
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 SQ FT) AND 20 (17,761 SQ FT) ARTS (AFFORDBALE
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:

e It is unfortunate that the developer was not able to secure the property at the northwest
corner of the subject development’s Phase 1, as it is an important corner.

The developer has prepared a conceptual design demonstrating that the corner lot
can be developed in a manner generally consistent witli Area Plan objectives and
will provide for a driveway on the subject site for shared use with the future
residents of the corner lot to improve the ease with which it can be developed.

e Project is well resolved; appreciate the fact that the project is not 2 typical Richmond-type
podium parkade covered with a residential fagade.

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

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

e  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 cenfral 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 terminus will be enhanced in stages, including at:

- Phase 1, the development of a 0.173 ha (0.43 ac) temporary public park
(including lawn, trees, planting, and furnishings) offering public views across
Phase 1’s on-site lagoon and direct access from an 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.
e  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 lantern-like focus for the
lagoon/courtyard that enltances views from above and visual interest at grade — both
within the development and from the proposed Temporary (public) Park.

e  Architecture is very clean, but the eyebrow form at the roofline appears fussy; suggest that
the form is simplified and the overhang is increased as at Taliesin.
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The “frames”, which were originally just decoration, have been strafegically
integrated into the development to visually reinforce its mid-rise streetwalls, break-
up its tower massing, and provide for a more interesting skyline.

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 appropniate than the
Spectrum’s bold palette.

Stronger colours have been introduced to enhance the appearance of the “frames”
and how they help to articulate the development’s mid-rise and tower forms.

Well resolved scheme; larger parcel allows for 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 public
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 | including the interior
courtyard facing the temporary park (furure Phase 5); would help understand public-private
relationship to the park and material qualities.

Additional sections and design details have been provided.

Edge of the [ARTS] units seems empty; does not feel 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 froniages of the ARTS units have been redefined and the proposed combination
of “industrial-like” features (e.g., gluss garage doors onfo studio spaces, projecting
metal balconies), armatures for the temporary display of art and signage, and seating
terraces finished in a combination of concrete and stone provide for a unique,
dynamic, and pedestrian-friendly streetscape design that will complement the ARTS
units’ uses/users and contribute towards the areu’s emergence as part of the City
Centre’s designated “arts 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 calming, and landscape features proposed for Phase 1’s on-
site, publicly-accessible street is intended to make this area knit seamlessly into the
neighbourliood park planned for Phase 2. Further design enhancements may be
considered in this area, as applicable, at Phase 5.

Aging in place and convertibility features should be detailed in the applicant’s presentation
to the Development Permit Panel.

Unit designs incorporate aging in place and convertibility features, as recommended,
Ensure usability and safety (especially at night) of pedestrian routes/linkages to Canada Line.

Via RZ 06-349722 and the subject DP, the developer will be responsible for the design
and construction, at the developer’s sole cost, of sidewalks, off-street bike paths, and
related streetscape improvements along the frontages of Phase 1, together with the
construction of u temporary asphalt sidewalk along the east side of Sexsmith Road,
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north and south of the subject site, to enhance pedestrian access to the Aberdeen and
Bridgeport Canada Line stations. All public sidewalks and walkways will have a
maximum slope of 5% or less.

¢  Drawings show good accessibility of common spaces; look at the walkability of the site
and its linkages to neighbouring sites in consideration of people with disabilities and
families with strollers.

See the item above,
¢  No concern with regard to CPTED issues.

e Applicant has the opportunity to develop a large scale project; hope that there will be a
high level 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.

e 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 fo the development, want to see the “arts district™
expressed more strongly at street level.

As described above, the revised frontuge designs for tlhe ARTS units include, aniong
other things, armatures for the temporary display of art and signage that will
contribute towards a visually interesting streetscape and an “arts district” identity.

s  Review and address potential conflicts between the ARTS uses and residents elsewhere in
the development; identify what activities will be permitted/restricted in the ARTS units.

Arts uses carried out in the ARTS Units will be limited, by the Honsing Agreement
registered on title, to “Category A” practices, which are commonly understood to be
linuted to activities, materials, and processes that do not pose an unreasonable hazard
or nuisance to residential neighbours. For example, no electronically amplified
sound or toxic materials will be permitted.

e The project’s scale and grade changes make it unique in Capstan Village; the applicant
should fake greater advantage of grade changes as a feature of the development.

The design for Phase | has been revised fo include seating terraces along the
Srontages of the ARTS Units and a “water-wall” linking the residents’ lagoon water
Seature to the public Hazelbridge Plaza play space below.
¢  Project looks great; however, the proposed form 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, the design of the ARTS Units’ frontages has been refined to better
support CCAP objectives for the area’s emerging “arts district”. I addition,
preliminary design for Phase 5 aims to make that part of the development a dynamic,
architectural focus for the project. (ATTACHMENT 6)

Panel Decision

It was moved and seconded
That DP 12-611486 be supported to move forward to the Development Permit Panel subject to
the applicant giving consideration to the comments of the Panel.
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Attachment 3
LEED (Silver) Equivalent Checklist

LEED Canada-NC 2009 Project Checklist

CONCORD GARDENS

Project Totals (precertification estimates) 110 Possible Points
Certified 4042 ponts  Siiver £5-58 ponts  Gold 80-79 points  Platinum 20 points and above

Sustainable Sites

Prereq ! Construction Activity Pollution Prevention Required
Credit  Site Selection

Credit2  Development Density and Community Connectivity 3,
1 Credt2  Brownfleld Redevelopment

Credit4.1  Altemative Transportation: Public Transportation Access 3
Creat42 Altemative Transportation: Bicycle Storage & Changing Rooms

Credi14.3  Altemative Transportation: Low-Emitting & Fuel-Efficient Vehicles

Crect44  Altemative Transportation: Parking Capacity

Creat &1 Site Development: Protect and Restore habitat

Credit £2  Site Developmen{: Maximize Open Space

Creditel  Stormwater Design: Quantity Control

1 Crect82 Stormwater Design: Quality Control

1 Cred17.1 Heat Island Effect: Non-Roof

1 Credit 7.2 Heat Island Effect: Roof

1 | Credit8  Light Pollution Reduction

o
o

Al |]AaG

. mm e o e e e DD G e @ = (M em

Prereq!  Water Use Reduction Required

Credit1  Water Efficient Landscaping 2.4

2 | Ced22 Innovative Wastewater Technologies 2

2| 2 Cred®3  Water Use Reduction 2-4

~ Energy & Atmosphere

Prereg1  Fundamental Commissioning of Building Energy Systems Required

Prereq2  Minimum Energy Performance Required

/ Prereq2 Fundamental Refrigerant Management Requirec
4 | 1|14 Credit1  Optimize Energy Performance i- 19
7 | Credit2  On-Site Renewable Energy 1-7

2 | S=dit2  Enhanced Commissioning 2

2 Credit4  Enhanced Refrigerant Management 2
Credtd  Measurement and Verification 3

2 Credt€  Green Power 2

3791132
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* Materials & Resources

Prereq !  Storage and Collection of Recyclables Required

3 | Credt 1.1 Building Reuse: Maintain Existing Walls, Floors, and Roof 1-2

1 | Credt 1.2 Building Reuse: Maintain Interior Non-Structural Efements 1

2 Credt2  Constructon Waste Management 1-2
2 | Cred12  Materiala Reuse 1-2

1 Creat4 Recycled Content 1.2

1 CredtS  Reglonal Materials 1-2

1 Credté  Rapidly Renewable Materials f

1 Cregt7 Centfied Wood t

Prereq ! MinIlmum Indoor Air Quality Performance
~ Prereq2  Environmental Tobacco Smoke (ETS) Control Required
1 Credt 1 Outdoor Air Delivery Monitoring

0l 1 Credt2  Increased Venfilation

1 Credit3.1 Construction 1AQ Management Plan: During Construction
1 Credr22 Construction 1AQ Management Plan: Before Oceupancy
1

1

1

Crecit4.1 Low-Emifting Materials: Adhesives and Sealants
Credit42 Low-Emitting Materials: Paints and Coafings
Credt4.3 Low-Emitting Materials: Flooring Systems

1 Credit 4.4 Low-Emitting Materials: Camposite Wood and Agrifibre Products
1 Credt S Indoor Chemical and Pollutant Source Control

1 Credt &1 Controlability of System: Lighting

Credt@2 Controlfability of System: Thermal Comfort

1 Crec17.1 Thermal Comfort: Design

1 | Credt72 Thermal Comfort: Verification

1 Credit 8.1 Daylight ond Views: Daylight

1 Cred122 Daylight and Views: Views

[ A P o ™ T N (i N I G SO N N

' Innovation in Design

1 Creqit 1.1 Innovation in Design !
1 Credit 1.2 (nnovation in Design !
1 Cred1 1.3 Innovaton in Design '
1 Credt 14 Innovation in Design !

Credt 16 {nnovation in Design !
Cred12  LEEO® Accrediled Professional ‘

Credz ' Durable Building !
1 Credt 21 Reglonal Priority Credit 1
1 Credt22 Regional Priority Credit f
Cred123 Regional Priority Credit !
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Attachment 5

lllustrative Concept for Neighbouring Site @ 3200 Sexsmith Road

FSR FSR AREA

Site Area 12,000 SF 2.5 20,000 SF
DENSITY CALCLILATION

NO OF FL. AREA TTLAREA UNITS |TTL UNITS
GROUND FLOOR M 5,180.00 3,180.00 3 3
TYPICAL FLOOR S 5,350.00 28,750.00 ) 25
TOTAL 29,930.00 28
PARKING COUNT ZONE 1

RZQ'D PROVIDED
1 SPACE PER UNIT 28 28
0.2 SPACES VISITOR 5.6 6
TOTAL PARKING 33.6 34

SECTON A-A

CONCORD



Attachment 5

NOTE: Access to 3200 Sexsmith Road will be via a sharad dniveway 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 Pian (CCAP)
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 12-611486).
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Private Road Elevation with Future Phase 5 Tower/Mid-Rise (left) & Phase 1 North Tower (right)

R

North Side of Hazelbridge Way with Future Phase 5 Tower (right) & Phase 1 oer (left) a
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Attachment 7
Supplementary Development Permit Requirements for ARTS Units
(Signed copy on file)

Supplementary Development

2 City of Permit Requirements
' D Community Services Department
<23 Richmond €911 No. 3 Ro?d, Richmond, Bcp V6Y 2C1

First Development Permit at 8800, 8820, 8840, 8880, 8300, 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 Contord January 20, 2013)

Division 6 Woods and Plastics

Architectural Woodwork

» Cabinets — robust durable materials, heavy duty hardware

s Countertop — stain resistant, highty durable, resilient (consider Low VQC 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 fight coloured sunlight
rollersishading with percentage of transparency dependent on orientation.

Division 7 Thermal and Moisture Protection

8uilding envelope
¢ The building envelope o meet the requirenents of ASHRAE 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 angd 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
s Commercial grade locks and door sets
Glazing
« Tempered or laminated glass in Work Areas, as required by code
s Overall glazing u-value including frame to be less than: 0.4 Btu/hr-sq.f-F
e Solar heat gain factor SHGF of 0.40

3TH4E 1.
Revised January 22, 2013
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Attachment 7

s Visible Light Transmittance of not less than 75.0

Division 9 Finishes

General

« General Material critenia: high impact resistance, traffic resistance, stain resistance
and exceptional longevify.

» Mainienance Cnteria: requires cnly simple cleaning processes (e.g. soap & water),
surface finish easity made good (e.g. Hi-Traffic Acrylic Floor Finish mopped on), hi
volume usée with minimal impact.

¢ Repair Criteria: requires only basic interventions (e.9. 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 material/finish; do
nol necessitate wholesale replacement or refinishing; and are cost effective to do.

« Reptacement Criteria;: easily stripped, prepped and re-instafled with minimum of
structural, substrate intervention and expedilious fimeline to facilitate re-lease amd
minimal loss of income. Any replacement must be low-tech and cost effective.

Ceilings
« Smooth white paint finish on drywail or concrete
Fooring

» Sealed polished concrete in Work Studio Space and Living/Dining/Kilchen. (Concrele
flooring with smooth trowel finishing, Class A finish per CSA A23.1 with spray
concrete penetrating sealer).

s Low pile came!l in Bedroom (e.g. Berber)

s Resilient Floorirng in Bathroom

= Low VOC Flooring (LEED Credit 4.3)

Wall Finishes

« Walls within work studio space 10 have plywood or sheet metal backing to a2 height of
10'-0" for attachment of equipment and shelving. Living/Dining/Kitchen walls to have
phywood or sheet metal backing as required for fixtures and fitlings.

¢ Provide column free space for the Work & Exhibition space. Columns in the Work &
Exhibition space may be located along the perimeter of the reoms with consultation
and agreemeant of the City of Richmond.

o Low VOC aghesives ang sezlants (LEED Credit 4.1)

Paints ang Coatings

= Low VOC paints and coatings (LEED Credit 4.2)

¢ Museum white paint colour on walls throughout

Division 10 Speciallies

Identification Devices
Directories — spetial directory for identification of artists in ARTS Units
Exterior signage ~ information ahout program ang sponsorship of ARTS Unils
Exterior display
¢ Provisions for the permanent or tempcrary display outdoors of a fimited amount of
artwork produced on the premises.

3734822 2.
Revised January 22, 2013
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Attachment 7

Fumishings

Division 15

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

Mechanical

Plumbing Fidures and Equipment

Kitchen sink and the powder room sink to be commercial grade and equipped with
grease interceptors (aft sinks to be 16 gauge or lower)

Provide one (1) tamper proof, non-freezing type of hose DIb on the exterior of 2ach
pair of ARTS unit (10 in total).

Plumbing should include rough-in only for easy installation of slop sinks in Wark Area
if needed.

Alr Distribution

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

The base building 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 operable windows (motorized if not accessibie) for exterior facing spaces to
provide additional ventilation.

All spaces need 1o provide venting via the outside wall while providing a seif-
contained ventilation system in the ART unit

Heatfing, Ventilating and Air Conditioning Equipment

L3

Provide central heating and coaling units that utilize good design practice to ensure
appropnate acoustic performance. The areas are to have individually controlied
HVAC systems for each room or group of similar rooms with the capability of being
controlled, consistent with L EED Credits 6.2, angd 7.1.

Each Arts Unit shall be metered separately for eleciricity.

There will be one gas meter for the 20 ARTS Units.

Division 16 Electrical

Electrical fiexibility (including flexible lighting options in the double height space)
consistent with LEED Credit 6.1.

Units wired for communication/high speed data/cable.

Provide adequate electrical service for the intended uses. CDP distribution panel o
be lotated within the Electrical Room. The location of the panel to be coordinated
with the layout of the City space, specificaily within the City’s electrical room. This
distnibution panel is infended to accommodate all of the requirements of the ARTS
Unit.

The Base Building shall provide emergency power service as required by code.

Signed copy on file
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Attachment 8
ARTS Units — Streetscape Images

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)

Conditional Development

xR, City of Permit Requirements
Richmond 3511 o, 3 Roat Ribrnom, B0 VoY 201

First Oavelopment Permit at 8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson
Road and 3240, 3280, 3280, 3320 and 3340 Sexamith Road

DP 12-611486

Prior to forwarding this applicalion to Counsi) for Development Permit (DP) approval, the developer is
required (o compleds the followdng requirements:

L. Rezonipg: Adoption of the rezoaing (RZ 06-349722), including the sutisfaction of SA 12614223 and
all sanitary pump station requirements;

2. “NoDevelopment”: Compliznee with the terms of the restrictive covenani(s) registered on title prior
to rezoning adoption securing that “no development™ will be pénmified and rewrdcting Development
Pemuit® issuance in respect 10 any portion of the subjeor development until conditions arce satisfied for
the following, as determinad to the satisfaction of the City:

2.1.District Encrgy Utility (DELD, requiring that the doveloper ooter into a restrictive covonant(s)
registered on (itle securing that “no building™ will bo permitted and resincting Building Permit*
issuance in respoct ko any portion of the subject development until the developer enters inte DEU
agreement(s) on a phase-by-phase basis, ns determined to the satisfaction of the City;

2.2.Phasing, requiring that Area A (i.e. the subject Phase | development) proceeds first]

2.3. Affoadable Housing, requiring that the design of the ARTS Units in Phase | is addressed to the
satisfaction of the Clty via the sabject DP;

2.4.Parks, rcquiring that the designs of the Hazelbridge Plaza, Arts Terraces, a porlion of the
Neighbeurhood Park, and the Temporary Park are addressed to the satisfaction of the City via
the subject DP and thc consiruction of the required works, at the sole cost of the developer, is
secured via a Letter of Credit,

2.5.Roads & Related [mprovements, vequiring that the design of the portion of the Private (north-
south) Road situated within the boundaries of Phase 1 ks addressed to the satisfaction of the Clry
via tho subject DF and the construction of the required works, at the sole cost of ehe developet, is
secured via a Letter of Credit; and

2.6. Public Art; requiring that the developer:

*  Submit a City-approved Public Art Plan Jor Phase 1;

+  Enter into a public a1t agreenient for the implementatian of the Public At Plan for Phasc {;
and

*  Submit a Letter of Credit to secure the developer’s Implementation ol the Public Art Plan for
Phase 1, the amount of whiéh shall be $140,089.20 (bastd on a cate of $0.60/A2 of hiufldable
arca approved under DP 12-61 (486, as determined in respect ro floor ares ratio calculations,
excluding the ARTS Units.

3. Landscape Bond: Receipt of a Letter of Credit for landscaping, the value of which is based on 100%
of the sealed cost estimate provided by the Landsoape Architect (including labour and 10%
conlingency) for:

3.1. Temporary park development within (he arca sceured via a Statutory Right-of-Way on the subject
site for this purpose;

January 25, 2013
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3.2. Other areas secured via Stalutery Right-of- Ways for Public Righis of Passage purposes, the
conslruction of which is not otherwise secured via a Servicing Agrecmesnt* (i.c. Prvats Road,
Hazelbvidge Plaza, ARTS Terroces, and Nefghbourhvod Pak); and

3.3. Landscaping clsewhere gn the subjeol site, including residential amenity space, green roofs, and
the Shared Driveway along the subject site's Patterson Road frontags (secured via 8 Statutory
Right-of-Way In favour of 3200 Sexsmith Raad as per RZ 66-349722).

Trea Replacement: City acceprance of the developer’s voluntary contribullon of 336,400 (o the City's
Tree Compensation Fund for the planting of replacememt trees within the city. {Tree compensation
requicseerts filed under REDMS §37527702.)

Arborjst Services: Submission of a Contract entered into between the applicant and a Cenified
Arborist for supcrvision of any on-site works conducted within the tree protection zons of trees 1o be
ratained on and around the site. The Contract should inelude the scope of thy wark to be undertaken,
inctuding the proposed nmumber of sitc monitoring ingpections and peovisions For the Arborist 10
submil a post-construction assesament report to the City for review. (Confirmation cecejved & fited
under REDMS ¥3745391 & REDMS #3752702.)

Tree Profection: Instaltstion of spproprfate tree profection fencing around all the frees that area to be
retained as part of the development prior to the commencement of any construction activilies,
(Confirmatian received & filed under REDMS #3752698.)

*No Build": Registration of a resttictdve enovehant(s) on ttle securing that *no building” will be
permitted and restricting Building Permit* jssuancs in respect to any portion of the subjeet
development ati] the followlng Is complete, as determined (o the satisfaction of the City:

7.1.5ite Conditions: Registration of restiictive covenant(s) anid/or allernglive legal agrecments as
determined via the subject development’s Servicing Agreement(s)¥, Davelopment Permit®,
and/or Building Permit(sy* to tho satisfaction of the Dhvector of Engineering, Director of
Developmenl, and Directat of Transportatian inclading, but not limited to, sftc investigation,
estihg, monboring, site preparation, de-watering, drilling, underpinning, anchoring, shoring,
piling, pre-loadbig, ground densification and/or other activiiies that may result in settlement,
displacement, subsldence, damage aml/or nuissnce to City andfor private utility infrasiructure.

7.2. Yiew Blockage & Oihes Poteniial Development bmpacts: As identified In the ssaff repost
consldered by Courncil in respect 1o RZ (6-349722, registration of a restrietive covenant(s)
and/or altemative legal agreement(s) on title, to the satisfaction of the City, to:

*  Notify potential purchasers of residential univs that the subject site is in a lrangitionsl area and,
us 0 result of future development on surrounding propertles, impacts on residental units and/or
arty common residestiz) spaces may oceur including, but mt limited to, the obstriiction of near
and distant views to landmarks and Features, in whole or in part (e.g., North Shore Mountaing,
M. Baker, Fraser River, Georgla Stralght), increased shading, lnwreased overlook, reduced
privacy, incrensed ambilont noise, snd/or increased ambient night-time tight;

*  Require that the developer take steps via the design and construetion of the subjecs
development to mitigate possible Impaets; and

¢ Todemnify the City,

7.3. Elecitic Vehtele (EV) Car & Bike Charging Statlons: Regisiration of a restrictive covenani(s)
and/or alternative fegal agreement(s), to the satisfacdon of the City, securing that electric vehicle
(EV) car and bike charging stations shall be provided by the developer for the use of the
residents of Phase | and, as applicable, future Phases 2 and 5, 10 the satisfaction of the City,
including, but nat limiced to, equipping @ minimwra of the total parking constructed at Phase 1 as
follawys:

Janvary 23, 2013
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»  Cars: 30% of tota] parking spaces shall be squipped with 120V piug-iny; and

» Bikes: Esch bike compound (each of which shall provide storags for a maximum of 40 bikes
as per the Zonlng Bylaw) ghall be equipped with one (1) 120V electric plug-ia for the shared
use of resideats.

NQTE #): The devetoper’s provision of EV charging sfations shall be taken into account as patt
of a sulte of Transportation Demand Management (TDM) measures for whileh the spplicant shal)
bw eligible for resident/visitor parking relaxatlons for Phase 1 to a maximum of 10%, as provided
for via the Zoning Bylaw,

NOTE #2: Preliminary plons indicating the intended location of BV charging stations shall be
included in the Development Permit* drawings in respect 1o DP 12-61 1486. Final plans, 1o the
satlsfaction of the City, shall be registered on title priar 1o Finul Building Permil? Issuance
Granting Qccapancy.

7.4, Transitlonal Parking Provisions: Registration of a restilctive covenani(s) and/or aiternntive Jegal
agreement(s), to the satisfaction of the City, securing that parking constructed in Phage 1 in
excess of Zonjug Bylaw requirements for “Zone 17 resident and wsitor parking uses and “Class
1" bike parking shall be socared, together with related access and uses, to the satisfaction of the
City, as {ollows:

«  Tor tke inlerim use of Phase 1 residents and/or visitors, as applicable, until Final Building
Permit? Tssuance Graunting Occupancy has been issued by the City in respect to Phase S (Asca
L); and

*  For the ullimate usg of Phage § (Area E) residents and/ar visitors, as applicable, upon Fisal
Breilding Permit™ [ssuance Grenting Qceupancy has been issued by the City In respest to
Phase 5 (Ares E).

NOTE #1: Registration of restrictive covenani(s) and/or alternative fegal agreement{s), as
deseribed ubove, shall satisfy the Zoning Bylaw in respect to Capstan Vil)age transilional parking
requinments,

NOTE #2: Preliminary plans indicating tse intended losation of “ei¢css™ parking for the interim
use of Phase 1 residents and/or visltors shall be included in Developinent Permit™ drasvings in
respect 10 DP 12-611436. Fipal plans, to the satisfacdan of the City, shall be registered on titic
prior to Final Buifding Pesmit? Issuance Granting Oezupancy.

7.5, Patterson Rned Shared Driveway; Posting of a Letey of Credit (LOC) for future improvements,
10 be undertaken in cooadination with the fature development of 3200 Sexsmith Road, including
the removal and reinstatcment of @ portion{s) of the building to accomernodate the installation of
a vehicle access/egress raute betweer 3200 Sexsmith Réad and ¢he Shared Driveway along the
subject site’s Patterson Road frontage (sesored via a Statutory Right-of-Way {or thiz purpose as
per RZ 06-349722) including, bot not lirnited w, the rentoval of “femporary partitions™ (e.g.,
fences, knock-out panels, and/or other features) and any related repales and/or reinstatement of
finishes and/or featires within the subject site,

NOQIE #1: The cost of installing cquipmeni end associated improvements withirs (le subject sitg
(as permitted under the sight-of-way agreement) for the remole controd of scourity gate(s) at the
entrance to 3200 Sexsmith Road (outside the subject sife), incluwding the removal and/or
reinstatement of bullding and/or Jandscaps features within the subject site, shall be the sole
responsibility of the developer of 3200 Sexsmith Road,

7.6.Tandem Parking: Registration of a Jegal agreement an titlc cnsuring that where twa parking
spaces are provided in 4 tandem arangement, both parking spaces must be assigned to the same
dwelllng onis.

January 25, 2013
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7.7. Shared Residential Amenity Space: Regisuation of a restrictive covenani(s) and/or alternative
legzal agreement(s). to the satisfaction of the Cily, secuning thaf residential indoor and outdoor

amenity spuce constructed in Phase 1 (Arca A), ag specified in the Development Permi(® for
Phose 1 (Area A), shall be shali be secured, together with related access and uses, for the
uneestricted future use of the resldents of Phase 5 (Area E).

Prior to Building Permi{* issunnce permitting construction, the developer must complete the
followlng requirements:

1.

"No Build": Compliance wilh fhe ternss of the restrietive cavenani(s) registered on titls prior o DP

issnance securing that “no building™ wil} be permined snd westrioting Building Permit® issuance in
respect to any perlion of the subject development until condittons are satisfied for the fajlowing, ux
determined to the satisfection of the Clty:

1.1. Distriet Energy Udlity (DELF

1.2. Site Conditions:
}.3. View Blockage & Other Porentiz? Development Impaols:

L4 Eleciric Vehicle (BW) Car & Bike Charping Statienss
{.5, Transitionil Parking Provisions;

1.6. Pattgrson Road Shared Drivaway,

1.7. Tantem Parking; and

1.8. Shered Residentia) Amenity Snage,

Capstan Sation: As per the resiriclive covenant and/or other legal agreements regisiesed on the
subject site prior to rezoning adoption (RZ 06-349722), Mhe developsr's volumtary contribuion to the:
Capstan Station Reserve or a8 oherwige provided for via the Zoning Bylasw, as per the Richmaond
Zoning Bylaw in offect at the datc of Building Permit* approval

Traflic Manacement: Submission of 1 Construction Parking and Traffic Management. Pian to the
Transporiation Division. Msanagement Plan shaf] include lacation [or parking for services, deliveries,
workers, loading, application for any tane clasures, sand proper vonstruction traflic controis as per
Traffic Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic
Regulation Section 01370,

Actessibillty Measyres: Incoxporation of accessibility measures in Bullding Pormit® plans ss
determined via the Development Permit® processes for DF 12-611486.

Hoarding: Obtain a Butiding Permit® for any sonstruction hoarding. 1f construction hoarding is
required to temporarily cccupy 2 public streel, the air space above a public street, or any part thereof,
additional City approvals and associated fees may be required as part of the Bullding Penniv¥. Far
additional infermation, contact the Building Approvals Division at §04-276-4285.

Note:

»

Items marked with on ssterisk require a sépacase spplication.

Where ths Director of Develapment deems gppropriae, die preceding agrecments avé (0 bo drawn not only as
persanidl covenants of the proporty owner but also as covenaals pursuant ta Section 219 of the Land Title Act.

All sgreements to be registered in the Lend Tille Office shall have priotity over all sweh bens, chacges and
cncombrances as i3 conzidered edvisable by the Director of Dovelopment All agreemends to be repistered in the

January 25,2013
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Land Titke Office shall, vnless the Director of Development determines otliersvise, be fully registered in the
Land Title Office priar 10 enactment of the appropriate bylaw,

The preceding egreements shafl provide security to the City including indemnitics, warrantivs, equitable/resty
chairges, letters of credic and witiholding permits, as deemed necessary ar advisable by the Director of
Development. All ngreements shall be in a form and condent satisfactory to the Director of Development.

o Additiona{ lcgal agrecments; as detcomined via (he subject developntent's Servicing Agreemeni(s)* and/or
Development Permit(s)?, and/or Building Peenit(s)* 10 the satisfaction of the Director of Engincoring may be
required including, but st Himled 1o, site investigation, lesting, monitoring, site prepamtion, de-weatering,
drilling, underpinning, unchoring, shoring, piling. pre-toading, ground densification or oiler activities that may
result in settlement, displacement, subsidence, damage or nuisones to City and private wtility infrastrocture.
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Phased Development Strategies

Concord Gardens: Phased Development Strategies

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 listed below and described in detail as follows:

A o e

Capstan Station Funding — Phase 1;

Public Art — Phase |;

Public Park & Open Space — Phase 1;

Tree Removal & Replacement Strategy — Phase |
Vehicle & “Class 1” Bike Parking Strategy — Phase 1; and
Loading & Waste Collection Strategy — Phase |.

. Capstan Station Funding

Following the adoption of the CCAP 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 voluntarily 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 m® (54 f%) per dwelling. The subject development will be one of the first
to contribute to the Capstan Station Reserve, which contribution will be payable prior to
Building Permit issuance. Developer contributions in respect to “Concord Gardens™ five phascs,
as estimated at rezoning stages, 1s shown in the {able below. Actual contributions will 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 Contrlibution as Per RZ 06-349722

Biiias A No. of Dwelling Units Capsta:_n Station Reserve Contripution
Estimate @ RZ 06-349722 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 unit numbers shown are estimales prepared at rezoning stage. Actuel unit numbers will 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 Phase1 proposes 279 units.)

“* The contributions shown are estimates prepared on the Zoning Bylaw rale idenlifled for September
2010 & estimated numbers of units identified at rezoning stage. Actual conlributions will be
determined, phase-by-phase, prior to Building Permil issuance, based on actual unit numbers & the
Zoning Bylaw contribution rate in effect at the lime (which rate is expected to be higher than the
September 2010 rate due lo Bylaw provisions for annual CP/ increases).
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2. Public Art — Phase 1:

Richmond policy encourages developers to voluntarily contribute towards public art,
especially in the case of large 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 1, 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 js engaged
to undertake artwork along the frontages of the ARTS Units, within the publicly-
accessible ARTS Terraces and/or integrated with the building fagade. 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 | 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 | Area " Developer ' 3-Stage Implementation Plan
Contribution Rate By Phase Values & Preferred Locations
$140,089.20
2 ARTS Terraces and/or
1 A $0.60/f $140,089.20 Payable @ | ARTS Unils building frontages
ase 1
2 B $0.60/7 or the $125,171+ $241,036+ Neighbourhood Park
3 C current City rate at $115.865+ P;)r’\aagleez@ Patterson as‘}?ég;-End Park
the time of DP '
4 D approval, $144,105+ $ 200,878+ Neighbourhood Park
whichever is Pavabl dl
realer ayable @ and/or
5 E ° $65.773+ Phase 4 South Walkway
TOTAL Varles $591,003+

+ Actual contributions may be greater based on the approved Cily 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 will be attractive on an interim basis until 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.
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 Island 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 fully
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 m* (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 m* (54 ft%) per dwelling, based on the total number of dwellings in
the project. Via RZ 06-349722, it was determined that the developer must provide, at the
developer's sole cost, a minimum of 10,596 m? (2.62 ac) of park and public open space,
including:

= Off-site: 1,376 m® (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

= On-site: 9,220 m* (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
1s sumiarized in the table below. The amount of on-site pubjic open space currently
secured exceeds the minimum required under the ZHR 10 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 m? (79.7 ft*) 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 & Pubiic Open Space Plan for Phases 1-5

On-Site Public Open Space Off-Site _
Phase Area Secured Via Statutory Right-of-Ways City-Owned Total
Location ' . Size Park :
* ARTS Terraces 253.3 m2
= Sexsmith Bikeway 184.8 m2
1 A « Neighbourhood Park 140.0 m2 Ni 044.4 m2
« Hazelbridge Sidewalk 107.2 m2 (0.23 ac)
» Hazelbridge Plaza 220.2 m2
E » Hazelbridge Plaza 38.9m2
2 B * Neighbourhood Park 5,000.0 m2 - 6,562.2 m2
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On-Site Public Open Space Off-Site
Phase Area Secured Via Statutory Right-of-Ways City-Owned Total
: Location Size Park
Garden City Greenway 186.2 m2 (1.62 ac)
Off-Site Patierson Road Street-End - 1,376.0 m2
Neighbourhood Park 1,330.0 m2
- . 2,100.7 m2
3 C Garden City Greenway 98.2 m2 Nil (0.52 ac)
South Walkway 672.5 m2 '
South Walkway 853.7 m2
— X 1,180.9 m2
4 D Sexsmith Bikeway 105.0 m2 Nil (0.29 ac)
Hazelbridge Sidewalk 122.2 m2
) Complete @ . Complete @
5 E Hazelbridge Plaza Phase 1 Nil Phase 1
9,412.2 m? 1,376.0 m2 10,788.2 m2
TOTAL (2.33 ac) (0.34 ac) (2.67 ac)

3.2. Phase | Proposal: The developer’s first phase provides for a total of 2,674.4 m* (0.66 ac)
of publicly-accessible space for park purposes, secured via right-of-ways, including:

»  Permanent: 944.4 m? (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

= [nterim: 1,730 m” (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 1 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 1-4; 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 of 20 cm DBH (i.e. 1.4 m above grade) from being
unnecessarily removed and sefting 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 ta be reviewed and updated, as
required, on a phase-by-phase basis.

4.1. Phase 1 Off-Site Tree Strategy (Citv Road Right-of-Ways): The tree management plan
prepared for Phase 1 identifies 28 City trees for removal along Phase 1’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 City’s arborist has estimated the value of
compensation for tree removal to be $36,400, based on a tree replacement rate of 2:] and
a value of $§650/replacement trec. 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.

Phase 1 On-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 of 2:1 and minimum
calliper of 6 cm (2.5 in) DBH. Tree planting proposed on-site as part of Phase | exceeds this
minimum free 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).

Phase | 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 corner 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-
construction assessment report to the City for review.

Updated Phase 2-5 Tree Removal & Replacement Plan: In light of the tree removals and
replacement proposed for Phase 1, the Plan for Phases 2-5 has been updated as shown in
the table below. Updating of the Plan will continue prior to DP adoption, as required on a
phase-by-phase basts.

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

Troe Existing Trees e Trees Removed/Replaced
Location Trees Retained | o ted Trees Replacement Min. Caliper of
3) (6) Removed Trees (1)(6) Replacement Trees
1 2 14 cm
on-Site 61 0 0 (#1351 Cedar) (8 m 1all evergreen)
60 120 B8cm
3 (4 6
OF-Site 24 8 (2) 0 ) §§'§§5@ cm
5(5) 8550 6 cm
Total 85 6 0 69 131 Varies
{1) Street trees required fo be planted by the developer along Sexsmith, Pafterson, and Garden City Roads via the

(2)
(3
(4)
(5)
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subjec! developmenl's Servicing Agreaments shall be in addition (o the replacement frees indicated in the table.
Off-sile trees 10 be considered for refention include, #1480 (cadar), #1472 (holly), #1471 (holly), #1473 (holly),
#1445 (maple), and #1467 (maple).

The developer's (ree invenfory idenlified 8 lrses on property adjacen! lo the subject sile. Those trees are NOT
included in the table and MUST be protected, as perthe City’s Tree protection Information Bulletin Tree-03.
Oft-site trees thal may be removed @ 2:1 include (Palterson Road): #1489 (horse chesthutl), #1282 (prunus) &
#1477 (holly)

Off-site trees thal may be removed @ a 3:5 include (Garden Cily Road). #1325, #1353, #1358, #1318 & #1320
(cyprass hedgerow)
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Cash-in-Lieu: If trees cannol be retained or required replacement lrees cannot be accommodated on-site, a
cash-in-lieu cantribution payable to the Cily's Tree Compensation Fund is required for replacement free
planting elsewhere, as follows:

For On-Site: $500/replacement tree; and
For Off-Site: $650/replacement 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 impiement “transitional parking strategies”,
whereby parking at earlier phases prior to station construction is provided at a greater rate
(“Zone 27, generally 1.2 spaces/unit) than that at later phases (“Zone 17, 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 (TDM) measures. More specifically, the parking strategy for Phase 1 is
planned comprehensively in coordination with Phases 2 and 5 as follows:

5.1. Transportation Demand Management (TDM) Measures: A suite of TDM 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 sxdewalks along Sexsmith Road north and south of the subject site
and across the frontages of 3200 Sexsmith Road (secured via RZ 06-349722);
Electric Vehicle (EV) Charging Stations for resident parking at a rate of 30% 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 TDM measures will be required to be implemented by the developer via DP
applications for Phases 2 and S, including, but not limited to the following:

Additiona] EV Charging Stations for cars and bikes, as per City policies in effect at
the time of DP 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 of a 1.8 m wide on-street bike lane, sidewalk,
and boulevard landscaping (as per RZ 06-349722);

The installation of an accessible bus shelter at Capstan Way / 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 DP
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 | 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 unti) Phase S 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 10% TDM 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 1 and 2 until Phase 5 is occupied; and
Phase 5 will utilize the parking constructed at Phases 1 and 2 in excess of “Zone 17
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 of DP approval for
Phase 5 in respect to the number of units proposed for Phase 5and the number of parking
spaces available for its use (i.e. secured via legal agreements at Phases | 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 S (i.e. secured via legal agreement at Phases 3 and 4), and/or provide
additional TDM measures, as determined at the sole discretion of the City.

5.3. Vehicle Access & Shared Driveway Requurements:

Prior to rezoning adoption, legal agreements shall be registered on title specifying

the number and location of permitted driveways for Phases 1-3, including one along

the Patterson Road frontage of Phase 1 that is intended for shared use with the

future residents of the small, comer 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 secunty/entry phone

pylons or other obstructions are permitted within the shared driveway.)

Prior to Building Permit issuance {or Phase 1, the developer is required to submit an
irevocable 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 driveway/building finishes and features.

5.4 Vehicle Parking Summary:

Vehlcle Parking Summary for Phases 1 & 5 Proposed for Development via DP 12-611486

Phase 1 Parking EV Charging Excess Phase 1 Parking for Phase §
pnis %%Sa)e?gs Required # . Sggf/:?'s fg_‘gg} 1%;:’)0’#;‘3 Excess #
259 Market Units 1.2-10% =1.08 280 1.0-10% =09 47
20 ARTS Units 0.9 - 10% = 0.81 16 105* 0.2 - 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 “EV 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 Markat Units and ARTS Unils, unless otherwise
determined to the satisfaction of the City; and

(¢c) Prior to Building Permit issuance, legal agreement(s) must be registered on fitle to the City's
salisfaction.
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**In respect fo Visitor parking developed via DP 12-611486:
(a) ALL Visitor parking shall be provided on Lavel 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 litle.

5.5. Phasing of “Class 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 S 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 ] and 2 will be secured by legal agreement for the interim use of
Phases 1 and 2 until Phase 5 1s 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 undetstanding 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 Sand the
number of “Class 1” bike parking spaces available for its use (i.e. secured via legal
agreements at Phases | 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 S and/or provide additional “Class 1” bike parking spaces for
the use of Phase 5, as determined at the sole 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 DP 12-611486*

Phase 1 “Class 1” Bike Parking ~ EV Charging Stations ; ; Gy "
Units : (1140 bikes or 1/compound, | =Xcess Phase 1 7Class 1
Rate/Unit | Required# | Proposed # whichever is greater) ike Parkin.g for Phase 5
. 14 proposed,
279 Units 1.25 349 515 based on 1/compound 160+

* “Class 2" bike parking for visitors is required in addition to “Class 1” parking. "Class 2” parking will be provided
on a phase-by-phase basis in compliance with the Zoning Bylaw at the time of DP approval (l.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 otherwise
determined fo the satisfaction of the City; and

(c) Prior to Building Permit issuance, legal agreement(s) must be registared on litle 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 {, 2, and 5. More specifically, the agreed strategy includes the
following:
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6.3.
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Garbage: All garbage collection will take place inside the parking structure with vehicle
access from Patterson Road. The needs of Phase | and future Phase 5 will be met via
two residential garbage compactors situated on Level 1, which will be serviced by
private contractors with low profile vehicles. Garbage facilities for Phase 2 will likewise
be fully contained within the parking structure with access from Patterson Road. Further
details 1n respect to Phase 2 will be determined via Phase 2’s future DP application.

Recycling: Recycling for Phases 1 and 5 will be accommodated via three recycling
rooms on Level | of the parking structure, including one adjacent to Phase 1’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 | and 5 will make use of an
outdoor loading space along Phase 1’s Patterson Road frontage. Recycling facilities 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.

Loading: For Phases 1 and 3, loading shall include accommodation for large truck loading
(WB-17) on the publicly-accessible (north-south) road along the east side of Phase ] and
three spaces for medium trucks (SU-9), including one at a designated location on the north-
south road, one on Level 1 of the parkade, and one along the Patterson Road frontage (the
Jatter 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-17) loading
for Phase 2 will be shared with Phases 1 and 5 on the north-south road. Further details in
respect to Phase 2 loading will be determined via Phase 2°s future DP application.
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Rlchmond Development Permit

No. DP 12-611486

To the Holder: * Paul Goodwin - GBL Architecis

Property Address: 8800, 8820, 8840, 8880, 8900, 8920, 89540 and 8960 Patterson

Address:

Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road
(Phase 1)

2034 West 11" Avenue, Vancouver, BC 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)

b)

d)

3791126

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:

1. For Sexsmith Road, reduced from 7.6 m to 4.6 m; and
il. For Patterson Road, reduced from 49 mto 1.9 m.

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:

i. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and
ii. For Patierson Road, reduced from 3.9 m to 0.3 m.

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:

i. For Sexsmith Road, reduced from 7.0 m to 2.8 m; and
ii. 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 of 25.0 m’
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 12-611486

To the Holder: Paul Goodwin - GBL Architects

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

Address: 2034 West 11" Avenue, Vancouver, BC V6J 2C9

i. Permir the minimum area of 25.0 m? 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

ii. Reduce the minimum clear height measured from the surface of the f{inished floor
to the surface of the finished ceiling :

¢ For all the ARTS Units fronting Sexsmith Road, from 4.5 m 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;
off-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.

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

7. [If the Holder does not commence the construction permifted by this Permit within 24 months
of the date of this 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 shal) form a part hereof.

This Permit 1s not a Building Permit.

3791126



Development Permit
No. DP 12-611486

To the Holder: Paul Goodwin - GBL Architects

Property Address: 8800, 8820, 8840, 8880, 8300, 8920, 8940 and 8960 Patterson
Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road
(Phase 1)

Address: 2034 West 11™ Avenue, Vancouver, BC VV6J 2C9

AUTHORIZING RESOLUTION NO. ISSUED BY THE COUNCIL THE

DAY OF .

DELIVERED THIS DAY OF ,

MAYOR
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Schedule “A” attached to and forming part of DP 12-611486
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