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Staff Report

Origin
Polygon Development 192 Ltd. has applied to the City of Richmond for permission to develop a

three-phase, three tower residential development containing 528 dwelling units at 8311, 8331,
8351, and 8371 Cambie Road and 3651 Sexsmith Road, in the City Centre’s Capstan Village.

The site is being rezoned from “Single Detached (RS1/F)” and “Auto-Oriented Commercial
(CA)” to “High Rise Apartment (ZHR[2) Capstan Village (City Centre)”, under Bylaw No.
8903, which received third reading after Public Hearing on November 18,2013 (RZ 11-591985).
In addition to the proposed residential development, the rezoning provides for:

* The establishment of new streets and pedestrian linkages;

* Funding towards the future construction of the Capstan Canada Line station, as per density
bonus provisions in City Centre Area Plan (CCAP) and Zoning Bylaw;

* Funding towards the to the City’s Affordable Housing Reserve in lieu of building affordable
housing units on site, which funds may, at the sole discretion of the City, be used to facilitate
the construction of affordable housing units elsewhere within Richmond;

» The replacement of an existing City-owned playing field at 3651 Sexsmith Road (Cambie
Field) with a larger City-owned park designed and located to better meet the needs of
Capstan Village’s emerging residential community and nearby commercial activity in
Aberdeen Village; and

»  Public art within the proposed park.

The proposed park is envisioned as an important focal point for Capstan Village, providing both
passive, neighbourhood-oriented, green space and an attractive venue for a variety of public
gatherings and community events (Attachment 1). The proposed park concept and related
public consultation process were the subjects of a separate report from the Senior Manager,
Parks to the Parks, Recreation, and Cultural Services Committee on September 24, 2013. The
first phase of the Council-approved park concept, which includes general grading and
landscaping, a children’s playground, lighting, and a plaza area, will be constructed by the
developer, via the City’s standard Servicing Agreement process, beginning this year. Funding
for the balance of park development has been approved and construction is targeted for
completion in 2019,

All off-stte requirements in respect to the subject development have been resolved via

RZ 11-591985 and the related Servicing Agreements: SA 12-622318 (tri-party sanitary pump
station agreement), SA 13-651753 (park), and SA 12-623061 (road and engineering). No
additional Servicing Agreement is required.

Development Information

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

Existing development surrounding the subject site is as follows:

North:

East:

West:

South:

The residential building backs onto “Union Square”, a low-density (0.5 FAR), low-rise,
strip mall zoned “Auto-Oriented Commercial (CA)”. Redevelopment of this site with
high-density residential uses is permitted under the CCAP, but is not imminent, as the site
is strata-titled and in good repair.

The residential site abuts several single-family lots zoned “Single Detached (RS1/F)”.
The CCAP designates these Jots for future high/mid-rise residential uses and the eastward
extension of Brown Road (to Sexsmith Road). There are currently no applications for
rezoning these lots, but there is no apparent barrier to their redevelopment.

Across Hazelbridge Way from the residential site are existing low/medium-density,
low/mid-rise commercial and hotel properties (e.g., Yaohan Centre, President Plaza,
Radison Hotel) that are predominantly zoned “Auto-Oriented Commercial (CA)”.
Redevelopment of this area with high-density, mixed-use development is generally
permitted under the CCAP, but there are no active development proposals at present.

Across the proposed eastward extension of Brown Road from the residential site is
“Continental Shopping Centre”. Like “Union Square”, this is a low-density (0.5 FAR)
strip mall that is zoned “Auto-Oriented Commercial (CA)” and designated for higher
density, mixed-use development, but it is not expected to redevelop in the near term, as it
is strata-titled and in good repair.

Rezoning and Public Hearing Results

The Public Hearing for the rezoning of this site was held on November 18, 2013. No concerns
about rezoning the property were expressed at the Public Hearing; however, during the rezoning
process, various design issues were identified to be resolved at the Development Permit (DP)
stage. Staff and the applicant have worked together to address these issues. The applicant’s
response to each issue 1s described in bold italics.

1) The development’s parking podium, the north side of which backs onto the rear service area
of the adjacent strip mall, requires screening and other view mitigation measures as it will be
visible from the mall and surrounding streets (until such time as the mall is redeveloped).

Decorative wall treatments, building setbacks at the upper level of the podium, and
planting have been incorporated into the north facade of the parkade to enhance its
appearance. In addition, the developer is working with the neighbouring owner to
provide for the replacement and enhancement of the shopping centre’s existing
landscaping (along the common property line of the two sites) at the developer’s sole
cost. Prior to DP issuance, the developer will make application for a Tree Removal
(Non-Development) Permit with respect to the affected trees on the neighbour’s
property and enler into a legal agreement with the City for landscape replacement (to
be complete prior to occupancy of the development’s final phase), secured by a Letter
of Credit valued at $45,881.00 (based on a sealed cost estimate provided by a registered
Landscape Architect, including labour and 10% contingency (Attachment 3).
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2) Steps should be taken to enhance the visual distinction between the project’s three phases,
paying particular attention to the west tower proposed for the head of the park.

»  The developer has introduced variations in the colours of the frame-like elements used
to accent each phase, and the west tower’s prow-like balconies and rooftop feature
have been enlarged and enhanced with special glazing freatments to reinforce its
landmark “flat iron” image.

3) Design development is encouraged with respect to the amenity building proposed for the site’s
prominent Hazelbridge Way corner in order that it may better contribute towards the
establishment of a visually interesting, pedestrian friendly streetscape.

v The residential amenity building has been redesigned to better complement and
visually expand the adjacent park through the use of a four-storey form that is light
and glassy, punctuated with dynamic frame-like elements and metallic accents, and set
in a high-quality landscape incorporating generous outdoor decks, trees, ground cover,
stone terrace walls, and related features.

4) Design development is encouraged with respect to the loft-type townhouse units proposed
along the site’s minor street (park) frontage.

= The frontages of the loft-type townhouse units have been refined to incorporafte raised,
loading dock-like patios with industrial metal railings and a public seating wall that
contribute towards a distinctive, pedestrian-friendly streefscape.

5) While landscaping of the parking podium rooftop has been addressed, more attention should be
paid to the treatment of the project’s mid-rise rooftops.

= The design of the mid-rise rooftops has been revised to include a combination of outdoor
decks for the private use of fronting units and extensive green roofs.

Staff Comments

The proposed scheme attached to this report has satisfactorily addressed the significant urban
design issues and other staff comments identified as part of the review of the subject
Development Pernut application. In addition, it complies with the Zoning Bylaw and the intent
of the applicable sections of the Official Community Plan.

Through the rezoning review and approval process for the subject development, phasing
covenants and related legal agreements were registered on title requiring that various conditions
are satisfied prior to DP issuance. The developer has voluntarily agreed to satisfy all the
requisite conditions including, but not limited to, the following:

1) Public Art: In accordance with Richmond’s public art policy, the developer has submitted a
Public Art Plan and voluntary developer contribution of $358,500 for the installation of
public art within the proposed park. Prior to DP issuance, a legal agreement will be
registered on title requiring that the public art is completed prior to occupancy of the
development’s first phase.

2) Interim Driveway: Right-of-ways registered on the subject development provide for a
temporary driveway along the north side of the Brown Road extension (for loading of large
trucks), which driveway shall be closed, at the developer’s sole cost, when Brown Road is
extended (by others) to Sexsmith Road. Prior to DP issuance, the developer is required to
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submit a Letter of Credit for $10,500 for the removal and reinstatement of the interim
driveway, including the reinstatement of on-site structural grass grid with turf within the
temporary loading area (based on 100% of the sealed cost estimate provided by the
developer’s Civil Engineer, including labour and 50% contingency).

Zoning Compliance/Variances

No variances to the provisions of Richmond Zoning Bylaw 8500 are requested.

Advisory Design Panel (ADP) Comments

The subject development was presented for consideration by the Advisory Design Panel on a
preliminary basis (at rezoning stage) on May 24, 2012. The Panel members commended the
developer’s team on a well-considered project and were supportive of the rezoning application
moving forward to Planning Committee. Issues identified for design development by ADP
members at the preliminary Panel review were addressed by the developer at the Panel’s formal
review of the subject DP application on December 4, 2013. In brief, at its December meeting,
the ADP voted in support of the project advancing to DP Panel, but suggested design
development with respect to the treatment of several features (i.e. mid-block plaza along Brown
Road, north wall of the amenity building, south wall of the Phase 3 townhouses, and pathway
widths for wheelchairs and strollers). A copy of the relevant excerpt from the Advisory Design
Panel Minutes of December 4, 2013 is attached for reference, together with the applicant’s
design response, shown in ‘bold italics’ (Attachment 4). Staff believe the applicant’s design
response satisfactorily addresses the recommendations of the Panel.

Analysis
Conditions of Adjacency

The subject residential development presents few adjacency concerns because the proposed park
is located to the south, car-oriented commercial sites are located to the west, north, and south,
and the few single-family houses situated nearby are all on large lots that back onto the subject
site. Furthermore:

o The phasing of the subject development is proposed to proceed from west to east with its first
phase adjacent to Hazelbridge Way, where the proposed construction will have least impact
on existing single-family homes and the introduction of streetscape improvements and new
residents will provide the greatest benefit for adjacent commercial and park uses;

e With respect to the adjacent shopping centre north of the subject development, the proposed
parking podium has been designed to mitigate visual impacts (i.e. setbacks, wall treatments,
landscaping) and, as noted previously, the developer is working with the commercial
neighbour to provide for the replacement and enhancement of existing landscaping along the
common property line at the developer’s sole cost;

o Along the east side of the development, adjacent to existing single-family uses, the developer
proposes a row of low-rise townhouses fronting a public walkway, the form and character of
which will mintmize scale and overlook issues in the near term and provide for an attractive
interface with multi-family residential uses in the future;
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e Along the park frontage, the new minor (diagonal) street is designed as a slow-moving, “park
drive” incorporating raised pedestrian and bike crossings, decorative paving, and special
landscaping treatments, complemented by extensive on-site planting near Hazelbridge Way
and a distinctive row of loft-style townhouse units with loading dock-like patios with
industrial metal railings and a public seating wall, that together serve to make the street
pedestrian-friendly and visually expand the park; and

e On-site:

- The development’s arrangement in several distinct residential buildings along the
perimeter of the property, with generous separation between each, minimizes potential
privacy and view blockage issues;

- The proposed built form minimizes the pumber of interior corner units (i.e. 5 in total) and
where they do occur, effort has been made to enhance livability by reducing overlook and
providing extra-large decks; and

- Prior to rezoning, covenants are to be registered on title with respect to (2) aircraft noise
and (b) view blockage and other development impacts (e.g., traffic noise, ambient noise,
night-time light), which require that the development is designed and constructed in a
manner that anticipates those potential impacts and notifies potential purchasers.

Urban Design and Site Planning

The CCAP proposes the establishment of new parks and roads to meet the needs of Capstan
Village residents, workers, and visitors, including a new park and street that are to be secured via
rezoning of the subject development. That park and road will, in part, be comprised of land
voluntarily contributed by the developer with respect to the provisions of the CCAP’s Capstan
Station Bonus and “minor street” implementation policy, which allow net site area (for density
calculation purposes) to include land transferred to the City for park and road purposes. As a
result, the effective density on the buildable portion of the subject site is increased from 2.375
FAR to 3.233 FAR (as per ZHR12) and, in turn, the proposed form of development:

e Exceeds the “typical maximum building height” recommended under the CCAP (i.e. 47 m
geodetic as compared to 35 m);

e Provides for no variation in tower height (i.e. all towers measure 47 m geodetic); and

¢ Exceeds the maximum recommended tower floorplate size (i.e. 676 m2, 798 m2, and 1,281 m?

as compared to 650 mz).

Nevertheless, as determined at rezoning stage and taking into account the comments of the
Advisory Design Panel, while it would be preferable for the project to comply fully with CCAP
policy, staff recommend support for the proposed form of development on the basis that:

e The scale and massing are well suited to the development’s prominent location as a backdrop
to the new park, and provide for streetscape variations that contribute to visual interest and
pedestrian amenities (e.g., mid-block walkway, seating plazas);

o The location of the towers north of the park means they will not shade sensitive public spaces
and, as mentioned in the previous section, the development’s proposed streetscape features
and road works have been designed to visually expand and enhance the public experience of
the park;



February 5,2014 -7- DP 12-612510

¢ The proposed tower separation is a minimum of 35 m (i.e. as per CCAP policy on the subject
site, but greater than the 24 m separation permitted in many areas of the City Centre),which
will reduce overlook between the proposed towers and enhance views for residents, both on-
site and off;

e The tapered shape of the site has been used to advantage to provide for attractive variations
in tower orientation and shape, notably including the distinctive “flat iron” form of the tower
on the development’s west side;

¢ The proposed tower massing along the south and east sides of the development helps to
mitigate the potential impacts of the project’s larger floorplates on the fronting streetscapes
and neighbouring properties (e.g., views, privacy, sun exposure); and

e Parking is concealed from view from fronting streets and the proposed park, and the roof of
the parking podium is designed in coordination with the project’s towers to maximize on-site
opportunities for usable open space and green roofs.

Architectural Form and Character

The CCAP encourages the City Centre to be developed as a mosaic of distinctive, yet cohesive,
urban villages. The clean, contemporary character of the subject development is consistent with
this objective and provides for a landmark image at the head of the proposed park that
complements nearby recent and proposed buildings. Moreover, the development is comprised of
three distinct “layers” that contribute to visual interest, pedestrian scale, and a distinct 1dentity, as
follows:

e Base: The lower two floors of the building, which contain street-fronting townhouse units
and the development’s amenity building, are set forward of the upper floors and articulated
with bold frame-like elements, raised patios, individual units entrances, and feature walls
clad in basalt. This, together with projecting canopies, architectural appurtenances, and shifts
in colour, makes a strong visual statement and contributes towards visually interesting,
pedestrian-friendly streetscapes along the development’s frontages.

¢ Middle: Two “framed” mid-rise forms, one along the development’s park frontage and the
other on Brown Road, appear to “float” above the townhouse level. These forms, which
break up the overall mass of the development and read like independent buildings, provide
important definition along the park edge, a sense of human-scale, and a bold graphic
statement in keeping with the area’s existing and emerging character.

¢ Towers: The development’s high-rise elements are articulated through the use of setbacks,
frame elements, glazing, and variations in colour that help to reduce apparent bulk and
contribute towards a visvally interesting skyline. The project’s larger tower floorplates are
further addressed by bringing a portion of each tower directly to grade, which creates tall,
slim, vertical forms that draw the eye up and make the building’s lobby entries more
prominent. Furthermore, as noted previously, the west tower has a prow-like rooftop feature
and projecting balconies, enhanced with special glazing treatments, which contribute to its
unique “flat iron” image.

Landscape Design and Open Space Design

The development’s landscape has been designed with the aim of providing for a highly livable,
residential environment in a rapidly urbanizing setting. In addition to providing every dwelling
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with private outdoor space in the form of a balcony or patio, the development incorporates three
main open space areas as follows:

The development’s streetscapes are punctuated by small landscaped open spaces designed to
help break-up the building mass, enhance building entries/identity, accommodate loading

activities, and complement adjacent uses. This includes, among other things:

- Landscaping around the amenity building that helps to visually expand the public’s
experience of the adjacent park;

- A “mews” along the project’s east side (Phase 3) that provides for the first part of a mid-
block walkway linking Brown Road with Capstan Way (to be extended by others via
future neighbouring development), the south end of which is designed in coordination
with a landscaped plaza for the shared use of pedestrians and vehicles adjacent to the
development’s Phase 3 lobby, parkade entrance, and “mews” townhomes;

- Loading dock-like patios with industrial-style, metal railings along the frontage of the
project’s loft-style units, together with public seating in the form of a low wall at the back
of the sidewalk, that add visual interest and present a more public face towards the park;
and

- A mid-block open space along the project’s Brown Road frontage, which is designed to
provide for temporary use for loading (until Brown Road is extended to Sexsmith Road
by others) and as a green respite for passers-by offering landscaped terraces, lawn (in a
structured grass grid), and trees, framed by trellises and climbing vines on the adjacent
building walls.

Siting of the project’s high- and mid-rise forms along the south edge of the development
frees up a significant portion of the podium roof deck for landscaping. Furthermore, due to
the podium’s large size and the wide spacing between towers, the outdoor space receives
good sun exposure. This is expected to make the podium rooftop an attractive location for
gardening, play, and passive recreation, as will its proximity to the development’s large
indoor amenity facilities and convenient vehicle access (via the parking structure) for garden

materials, maintenance, and related activities.

The roofs of the development’s mid-rise buildings are treated as a combination of extensive

green roofs and private outdoor spaces for the enjoyment of fronting residential units.

Indoor & Outdoor Amenity Space

The OCP and CCAP require that multi-family developments provide indoor and outdoor amenity
space to meet the anticipated on-site social and recreational amenity needs of their residents.
The developer’s proposal is consistent with City policy as follows:

Amenity Space Requirements M5223 5‘ ';‘;?Sa Proposed
Indoor Space @ 2 m2/unit 1,056 m? 1,136 m®
Outdoor Space 2 2
- OCP: Recreation @ 6 m2/unit (incl. 600 m? play space) e Lasm,
- CCAP: Other landscaping @ 10% of net site TOTAL' 4541 m? TOTA|,_‘ 5 669 m?




February 5, 2014 -9- DP 12-612510

Indoor Amenity Space: The proposed development exceeds the City’s minimum indoor
amenity space requirements. The developer proposes to construct approximately 83% of
this space as part of the project’s first phase and the remainder in its third phase. Residents
in all phases of the development will have use of the proposed amenities, which will
include:

- At Phase 1 - A four storey amenity building 1s proposed for the site’s Hazelbridge Way
corner overlooking the park. Amenities include fitness facilities and a large, outdoor
terrace on the main floor (raised approximately 0.75 m above grade), music rooms and a
dance studio on the second floor, a games room on the third floor, and a party room with
direct access to a large outdoor deck and rooftop, outdoor amenity space on the fourth
floor.

- At Phase 3 — Two amenity spaces are proposed including a multi-purpose room on Level
3 with direct access to the outdoor amenity spaces on the podium rooftop and a meeting
room on Level 2.

Outdoor Amenity Space: The proposed development exceeds the City’s minimum outdoor
amenity space requirements. The proposed spaces are located as shown in Attachment 5
and include the following:

- OCP recreation space for the shared use of residents in all phases will be comprised of
rooftop outdoor space on the parking podium and two large, south-facing decks with park
views constructed as part of the Phase 1 amenity building. Residents will have direct
access to these outdoor areas from each building. Proposed amenities within these
outdoor areas will include a 639 m” children’s playground and lawn (i.e. larger than the
City’s 600 m?* minimum requirement), raised agricultural garden plots with tool storage,
space for potting, compost, water, and direct access to the parkade for loading and
maintenance purposes, an outdoor dining and barbeque area, lawns and decorative
planting, pathways, seating, and complementary features.

- Additional landscaped area, as required under the CCAP, 1s provided at street level and
includes, among other things, the proposed “mews” walkway along the site’s east edge,
landscaped, semi-public areas near each of the three tower lobbies, and sidewalk
widening to facilitate the creation of an off-street bike path along the site’s Brown Road
frontage.

Transportation

Transportation Demand Management (TDM) Measures: The Zoning Bylaw permits the
minimum number of parking spaces required by a development to be reduced by up to 10%
based on the provision of TDM measures to the satisfaction of the City. Through the
rezoning process, TDM measures were identified for implementation via the development’s
Servicing Agreements (SA 13-651753 and SA 12-623061) and secured via Letters of Credit,
including the design and construction of a special crosswalk on the Cambie Road frontage
of the proposed park and improvements along the park’s Hazelbridge Way frontage. In
light of this, staff support the developer’s proposed parking reductions, as follows:
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Proposed Proposed
Bylaw Rate Bylaw TOM Total

Parking Spaces | #Units | ,,, ; 5 4
( Parkmg Zone 1”) | Requirement Radiishion Parking

For Residents - Min. 1.0/unit 528 16 (3%) 512
For Visitors Min. 0.2/unit 106 11 (10%) 95
TOTAL 528 Min. 1.2/unit 634 27 (4%) 607

e Transitional Vehicle Parking Strategy: The Zoning Bylaw requires that any multi-phase
development in Capstan Village must provide extra vehicle parking in its early phase(s) over
and above the minimum Bylaw requirement (i.¢. “Parking Zone 2" versus “Parking Zone 17)
and secure that extra parking for the future use of later phase(s) so that, at build-out, the
combined total amount of vehicle parking provided at all phases will comply with “Parking
Zone 1”. The rationale for this approach is that the extra parking is useful in the near-term,
prior to the construction of the Capstan Canada Line station, but unnecessary in the longer-
term when the Village is better established (e.g., amenities, shopping, jobs, child care) and
more convenient Canada Line service is expected. The developer’s proposal is consistent
with the intent of the Bylaw, as follows:

Construction Phasing*
Parking Spaces Phase 1 Phase 2 Phase 3 5220221,-{3
: : : 164 units 114 units 250 units
For Residents 342** 7 163 512
For Visitors* 43 9 43 95
TOTAL 385 16 206 607

*  As per Zoning Bylaw requirements for parking for multi-phase developments in Capstan Village, the
developer proposes to over-supply parking in the project’s early phases and make excess parking available
for the use of later phases as required. As such, parking proposed for construction in Phase 1 exceeds
minimum City requirements for Phase 1 residents and excess parking will be applied to Phases 2 and 3.

**  Resident parking constructed at Phase 1 shall provide for at least 160spaces for the use of Phase 1
residents and 182 spaces for the use of the residents of future phases (i.e. approximately 106 spaces for
Phase 2 and 76 spaces for Phase 3). The 182 spaces may be used on a temporary basis by the residents
of Phase 1 until they are required for Phases 2 and 3.

“** Visitor parking is for the shared use of all phases.

o Bike Parking: As per Zoning Bylaw requirements, for Phases 1, 2, and 3, the developer
proposes to build a total of 660 “Class 1” bike storage spaces for residents (i.e. 1.25/unit) and
106 “Class 2” bike storage spaces for visitors (i.e. 0.2/unit).

Note: A portion of the project’s “Class 2” bike storage is proposed within the parkade’s visitor
parking area, which will make this parking convenient to use and weather-protected, while also
helping to de-clutter the development’s tower entry areas (by reducing the number of “Class 2”
bike racks in those locations).

e Vehicle & Bike Electric Vehicle (EV) Charging Stations: The OCP aims to support the use
of electric vehicles, including bicycles and mobility scooters, through the mandatory
provision of EV Charging Stations in new multi-family developments. The developer
proposes to build EV Charging Stations in compliance with OCP policy as follows:
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EV Charging Construction Phasing** Totai
SLatons for Rates Phase1 | Phase2 | Phase3 | 528 ynits
Residents 164 units | 114 units | 250 units

For Vehicles OCP (min) rate;
e 120-V stations 20% total parking 83 Nil 39 122
s EV rough-ins*** 25% total parking 104 Nil 48 152
. Zoning Bylaw (min) rate:
ForBles tatio Greater of 1/10 bike 13 24 29 66
) 1ons storage spaces or portion

*

The proposed locations of EV Charging Stations for residents’ vehicles and “Class 1” bike storage are
indicated on the DP drawings.

4%

As per Zoning Bylaw requirements for parking for multi-phase developments in Capstan Village, the
developer proposes to over-supply parking in the project’s early phases and make excess parking available
for the use of later phases as needed. As such, parking proposed for construction in Phase 1 AND the EV
vehicle charging stafions constructed as part of that parking exceed minimum City requirements for Phase 1
residents and excess spaces AND EV sfations will be applied to Phases 2 and 3.

RN

“EV rough-ins” refers to the pre-ducting of residents parking spaces to enable the future installation of EV
Charging Stations.

o Loading & Waste Collection: A coordinated loading, garbage, and recycling strategy has
been prepared for the development’s three phases to the satisfaction of City staff. All
collection vehicles and related activities will be accommodated on-site, except for one large
truck (WB-17) loading space, which is proposed along the development’s new minor street
(i.e. linking Hazelbridge Way and Brown Road). In addition to permanent on-site loading,
the development proposes one temporary on-site loading space for large trucks (WB-17)
within a landscaped plaza along the development’s Brown Road frontage. This temporary
loading space will be utilized by the development until the Brown Road /Sexsmith Road
connector is constructed by others and large trucks are able to safely access loading facilities
proposed for Phase 3. (The closure of the temporary driveway and reinstatement of the open
space with lawn will be completed at the sole cost of the developer, secured via a Letter of
Credit submitted prior to DP issuance.)

Accessible Housing

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

e Barrier-free access to all residential lobbies from the fronting street.
¢ Barrier-free access to all indoor and outdoor amenity spaces.

¢ 80 Basic Universal Housing (BUH) units (i.e. 15% of total units) designed to Zoning Bylaw
standards to provide for their ready renovation to accommodate wheelchair users, including
25 in Phase 1, 17 in Phase 2, and 38 in Phase 3.

Note: The developer does not plan to take advantage of the Zoning Bylaw’s permitted
density exclusion of 1.86 m” (20 fi*) per BUH unit.
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e Agingin place features in all dwellings, including:

- Stairwell hand rails;

- Lever-type handles for plumbing fixtures and door handles; and

- Solid blocking in washroom walls to facilitate future grab bar installation (by others)
beside toilets, bathtubs, and showers.

Crime Prevention through Environmental Design (CPTED)

Measures are proposed to enhance safety and personal security including, but not limited to:
e The parking structure and lobbies are designed to minimize alcoves and hidden corners;
e The parking structure will be well lit and its interior will be painted white;

e Elevator lobbies and vestibules will include glazing as per Building Code requirements;

¢ Outdoor amenity spaces will be visually open and well lit, offer multiple access options, and
be secured from casual public access;

¢ The development’s site planning and building design provide for the passive surveillance of
all street, walkway, and nearby park frontages; and

e Lobbies are placed in prominent locations and have clear sightlines to fronting streets and
publicly-accessible open spaces.

Sustainability Measures — LEED “Silver”

The project’s sustainability goal 1s to provide a cost-effective, high-value development that
meets or exceeds City standards (i.e. LEED “Silver” equivalent). The development proposal
responds to City objectives for enhanced long-term environmental, fiscal, and social
sustainability as per the attached LEED Checklist (Attachment 6). In brief, the proposed
development will provide for:

e Various measures secured via the rezoning process, including:

- District Energy Utility (DEU) “ready” design and construction, ensuring that the
development will be able to connect to a City DEU system when one comes available;

- Voluntary developer contributions towards the future construction of the Capstan Canada
Line station;

- Implementation of Transportation Demand Management (TDM) measures, including a
special, illuminated crosswalk and frontage improvements around the proposed park;

- The construction of an off-street bike path and pedestrian amenities; and

- The implementation of a multi-phase “transitional parking strategy” aimed at minimizing
parking demand and supporting transit and alternative travel modes;

e Electric Vehicle (EV) charging stations for vehicles and bikes;
e Intensive and extensive green roofs, vegetated outdoor areas, and agriculture plots;

e Rainwater management measures within the residential site and the proposed park aimed at
reducing the water volume and improving the water quality in respect to storm water entering
the City drainage system (e.g., retention and re-use of rainwater for landscape irrigation;
supplementary water source for water features; nourishment of rain gardens );

e Energy analysis simulations to optimize building performance; and
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¢ Water efficient plumbing fixtures (e.g., low-flow shower, kitchen, and Javatory faucets and
dual flush toilets).

Conclusions

The proposed development is consistent with Richmond's objectives for the subject property and
Capstan Village as set out in the OCP, City Centre Area Plan (CCAP), and Zoning Bylaw. The
project’s distinctive form, pedestrian-oriented streetscapes, and sustainable development
measures (e.g., electric vehicle charging facilities, green roofs, agricultural plots), together with
the associated park development and Capstan Station Reserve funding secured as voluntary
developer contributions at the project’s rezoning stage, will enhance the establishment of
Capstan Village as 2 high-amenity, transit-oriented, urban community. On this basis, staff
recommend support for the subject Development Permit application.

QVWMM/ WHVW :

Suzanne Carter-Huffman
Senior Planner/Urban Design

SPC:cas
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Approved Park Concept
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Attachment 2

City of

Development Application Data Sheet

Richmond

Development Applications Division

DP 12-612510

Address: 8311, 8331, 8351, and 8371 Cambie Road and 3651 Sexsmith Road

Applicant.  Polygon Development 192 Ltd. Polygon Development 192 Ltd.
Planning Area(s): City Centre (Capstan Village)

Floor Area Gross: 47,801 m’ ;lr(;?;Net: 44,402 m*

Existing Proposed

Site Area 13,734 m? 13,734 m?
Land Uses Vacant Muiti-family residential
OCP Designation Mixed Use No change
Subject to Zoning Amendment Bylaw
Zoning 8903: "High Rise Apartment (ZHR12) No change
Capstan Village {City Centre)’
Phase 1. 164
Phase 2: 114
Number of Units Nil Phase 3: 250
TOTAL: 528*
* All units incl. aging in place features
Phase 1: 25
Basic Universal Housing Nil Phase 2: 17
{(BUH) Units Phase 3: 38
TOTAL: 80 (15% of total units)

Bylaw Requirement

“ZHR 12" Proposed ’ Variance
. none
Floor Area Ratio (FAR) 3.233 FAR 3.233 FAR permitted
Lot Size 4,000 m* 13,734.0 m? none
- . 2 2 none
Buildable Floor Area Max. 44,402 m 44 402 m permitted
Lot Coverage Max. 90% 82% none
Setback @ Public Streets Min. 6 m, but this may be reduced to 3m none
& Walkway 3 m based on City-approved design
Min. 3 m, but this may be reduced to .
Setback @ Rear (North) nil based on City-approved design Nl none
Max. 35 m, but this may be
Height {m) increased to 47 m geodetic based 47 m geodetic none
on City-approved design

4147318
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Bylaw Requirement

’ “ZHR 12" Proposed Variance
Lowest Habitable Floor Min. 2.9 m geodetic, except building | 2.9 m geodetic, except building none
Elevation lobbies lobbies
Off-street Parking Residents: 528 . )
~Residents @ 1.0/unit* Visitors: 106 Reswents: 212 e
- Visitors @ 0.2/unit Total: 634 Total 607
LESS up to 10% TDM™* LESS 10% = 571 '
Off-street Parking Spaces .
_ Accessible Min. 2% 2% (13 spaces) none
Off-street Parking Spaces Max. 50% 20% (121 spaces) none
— Small Car
. Not permitted
_?:AZZ;HSP?CEZQ - (because no tandem parking none none
P covenant will be registered on title)
‘Ejlfef'cstg‘éf;;ﬁgl‘é”(%\‘/) 120-V stations: Min. 20% 120-V stations: 20% (122) e
. ; Pre-ducted stations: Min. 25% Pre-ducted stations: 25% (152)
Charging Stations
Bike Storage — . Class 1 (residents): 660 Class 1 (residents): 660
-Class 1 @ 1.25/unit Class 2 (visitors): 106 Class 2 (visitors): 106 none
- Class 2 @ 0.2/unit ' '
Bike Storage —
Electric Vehicle (EV) T . o .
Charging Stations for 120-V stations; Min. 1/10 bikes 120-V stations: 1/10 bikes (66) none
residents (Class 1)
Amenity Space — indoor . 2 2
@2 m%;umt Min. 1,056 m 1,136 m none
Amenity Space — Outdoor Amenity space: Min. 3,168 m? Amenity space: 4,219 m?
@ 6 m2/unit (incl. 600 m? play space) (incl. 639 m? play space) Hone

PLUS landscaping of 10%
of net site

Landscaping: Min. 1,373 m?
TOTAL: 4,541 m?

Landscaping: 1,450 m’
TOTAL: 5,669 m?

x

Capstan Station Reserve prior to Building Permit issuance.

Yok

(TDM) measures

“Parking Zone 1 rates are permitted on the basis thaf the subject development will contribute towards the

Parking may be reduced by up to 10% based on City-approved Transportation Demand Management




Attachment 3
Proposed Treatment of Parking Podium (North) Wall

AERIAL RENDERING LOOKING NORTH-WEST
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Attachment 4
Advisory Design Panel Minutes

Excerpt from the Minutes from

Advisory Design Panel Meeting

Wednesday, December 4, 2013 — 4:00 p.m.
Rm. M.1.003
Richmond City Hall

DP 12-612510 — 44,402 SQ.M. (478,019 SQ.FT.), 528-UNIT, 3-TOWER, 3-PHASE
RESIDENTIAL DEVELOPMENT IN CAPSTAN VILLAGE

APPLICANT: Polygon Development 192 Ltd (Chris Ho); Durante Kreuk
Landscape Architects

PROPERTY LOCATION: 8311,8331,8351 & 8371 Cambie Road & 3651 Sexsmith Road

Applicant's Presentation

Chris Ho, Polygon Homes, Gwyn Vose, IBI/HB Architects, and Jennifer Stamp, Durante
Kreuk Landscape Architects, presented the project and replied to queries from the Panel
on behalf of the applicant.

Panel Discussion

Comments from the Panel were as follows:

- appreciate the proposed treatment to the north fagade fronting the adjacent
retail development; like the planters on top; changes to the architecture work
very well, previous comments by the Panel have been addressed by the
applicant; hope that in the future, the area will have more developments like
the subject development;

. the proposed development is a welcome addition to Richmond; appreciate the
massing, setbacks, building footprint and edge condition;

. appreciate the graphic of the podium landscape which has a nice contemporary
feel; however, not sure about the in-the-space feel; the park across the subject
development has a different kind of feel compared to the podium space;
program elements are present on the landscaped podium and relate well to each
other;

" the stairs located within the plaza at the junction between the east and west
buildings appear jammed; need further design development; should match the
bold moves on the podium; stairs can be used as an element to celebrate the
arrival to the podium;

The plaza has been redesigned to make a softer, greener respite along the
Brown Road frontage. New features include the replacement of the stairs to
the podium with landscaped terraces, replacement of the plaza surface with
grass (in a structural grass grid to accommodate loading activities), and the
addition of trellises and climbing vines on the east wall.
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appreciate the provision of outdoor and indoor bike racks;

the interface with the park and the extension of the landscape across the street
are good;

appreciate how the proposed development has been broken down into three
pieces; massing and form of the towers are well done; appreciate the subtle
accents of the colours on the towers; like the flatiron building;

north wall of the amenity building needs further design development in view of
its prominence at the northwest corner; should be highlighted as it is visible to
pedestrians and motorists travelling from the north side;

Varied setbacks, windows, and a painted wall graphic have been incorporated
into the rear (north) wall of the amenity building to enhance its appearance
and better coordinate with the character and quality of the overall
development.

design development is required in respect to the blank wall of the mid-rise
building and adjacent interim loading area/plaza at the junction between the east
and west buildings; residents in Tower B are facing the large blank wall of the
mid-rise adjacent to Tower C;

the blank wall of the townhouse will be visible to residents driving into the
parkade entrance in Tower C; consider further design development;

A low, stone planter, a trellis, climbing vines, signage, and lighting have been
incorporated into the south facade of the east townhouses to enhance their
appearance from Brown Road and the Phase 3 driveway.

concern that two strollers/wheelchairs cannot be accommodated at the same
time on the long pathways across the podium; consider increasing the width of
the walkways and/or widen the walkway at periodic intervals and incorporate
seating/benches;

The design of the podium landscaping has been advanced, with atiention to
ensuring that walkways and seating are designed to meet the varied needs of
JSuture residents.

appreciate the design of the proposed development; appreciate the amenity
building being brought out as a feature; investigate the potential for a catalyst
on the park side as a counter point or gateway to the amenity building;

The park concept has been reviewed and approved by Council.

applicant should determine the energy target in view of the applicant’s proposal
to construct the residential buildings to LEED Silver (equivalent);

The developer intends to undertake energy analysis simulations ensure that
building performance is optimized.

consider increasing the amount of green roof;

the applicant has done a good job on the subtle accent colours on the buildings;
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the project currently has a lot of green roofs; there is a huge amount of on- and
off-site green space;

integrate the design of the tower and the park; and

reiterated the items identified by Pavel members for further design
development, including the 1) loading/plaza at the junction between the east and
west buildings, ii) treatment of the broad blank wall of the mid-rise adjacent to
the loading/plaza at the junction between the east and west buildings (consider
adding clerestory windows or apertures to enhance the livability of the mid-rise
and adjacent Tower B, 1ii) treatment of the podium’s north walk at the amenity
building, and 1v) pathway widths for wheelchair users and others on the podium
roof deck.

See comments inserted above.

Panel Decision

It was moved and seconded

That DP 12-612510 be supported to move forward to the Development Permit Panel
subject to the applicant giving consideration to the cominents of the Panel.

CARRIED



Attachment 5
Outdoor Amenity Space Location Plan

Ground Floor Level
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Attachment 6
LEED Checklist

LEED Ganada-NC
2009 Project 5-Feb-14
Checklist
(Rezoning Leve!
Assessment) Avard. Richmond, BC
Yes 7
ER T R = P
17 Sustainable Sites -|Lead LEED R
[Prowaq 1 Erosion & Sedimentation  Required|Cha Conator  |Creats Emslon and Sedimant Cartial Plan far corsbudlion | Coraluction (Buimg
Control phese of development. Permity
Credit1  Site SelecBon 1|Sustainablity |N/A Property s net pime farmland, ecologicgly sensitive fard, Design (Razoning,
Consuhard within sewack imits of watercourses etc, Develcpmiznl Permiy
I3 Credi 2 Development Density &|Arch NIA Projact hos develepment densdy of 13,800m2 par hachare Design (Rezonirg.
(60,000 SFfacee). Development Permit)
Crodt3  Redevelopment of 1| Cwner NA Develop on a contaminated ste and provids reredizlonby | Design (Rezoning.
Contmlinarad Site Provimcisl Contaminated Sies Progam Devalopmeat Permt)
[ Cradt 4.9 Alemative T P T 6|Sustaizability WA Locate within 800m of apid tansil 400m of bwo bus §nes. Design (Rezoning,
Public Teaneportation Cansultant Bevelcpmest Permll)
Aoetss
1 Crodit 4.2 Akemative Trancportation, 1| Arch |Suszinebility |Covered starage facities tor securing bicycles far 15% or more|Design (Rezaning,
Bicycie Storage & Changing Consultant | of oacupants, This can include storago rooms and Like racks.  |Deveicpment Permit)
Rooms Ncbe ihal residants that are unabla to physically usa bikes can
e exduded from this caltuiabian.,
Cred 4.3 AKeraavive Transportation, 3|Arch Sustainability [instail sttamatve-fusl refueling slations for 3% of total vehide  |Design (Rezening,
Lew-Emitting & Fuet-Efficiant Censultart  |parking capadity o provide fuek-efficiont vehicies and parking | Develcpment Permit)
Vehickes for trosa vehides. An acditional option is 1o provide occupants
access to fual-efficient vehlde sharning program and providing
easy acoess Wb parking.
2 7rdit 4.4  AMmmative Transpamation, 2|Arch [ Size paikdag cagadty (o maet, fut rot exceed, relnimum ezl |Design (Rezoning,
. Parking Czpacity zoning requirements ang provide easy eoctss lo mass ansit | Devedopment Penmiq
Notg that Bridgeporl Staton (Sky Train) iz ordy fow 100m away.
Credit 5.1 Sitn Developmeant, Protect 1|Landacape  [NA Restore or proteet minimusm of 50% of tha site arca {uxeluding [Comign (Rezonéng.
of Restore Habrat buzding foatprind) or 20% of tolal site area with native or Cevelopment Permit)
dapted vegetation. Vegeialad soof sudface can be included in
s crcudaton H it is natve or adaptive,
1 Credit6.2 Site Developmeat, 1|Landacage  |NJA Exceed 1aca zormng requizements for opan spact by 25%. Design (Rezoning,
Waximize Cpen Space Vegetated roof areas and pedesirian ori d hard: ) Jal t Permity
8reas can contridute 1o open Space,
Credii 8.1  Storm water Maragement, 1|Civll isnd Storm water msnagement glan praveats the pest dovaicpment [Construction (Builfng
Rate and Quanifty 1.8 year, 24 hour peaX dischargo rate and quantly from Pemit)
wfing the p fcp 1.5 year, 24hour peai
discharga rate
CrediiB2 Storm walker Management 1|Civit Lord Slerm watar manag plan that infiraden and  |[Ceasmuctlon {Building
Treatment capturesireats 90% of storm water runal, The plan is Pemit)
designed 10 remaove BO% of the average annust pest
development total suspended sofids (TSS).
4 Credit 7.1 Heat Island Etfeot, Non- 1| Pech N~ Price minimum $0% of pasking undacground os wAlhin & Design (Development
Rao! covered struciure. Permiy)
Credit 72  Haat laland Effect, Rool 1|Arch Lang 75% or greater of fool srea has solar reflectve Index (SRY) cf  (Deslgn (Develogment
78 (low-soped roof) or 29 (sicop-sloped mof) lisms suchas | Permit)
white cament tile, white coated gravel on built up ract have high
SRl vaiues (greater than 78) Or Inatal vegetated root (o 50%
of roof erea. Covered parkirg struciuras do nat count fovacds
(his cradiL
Credit 8 Light Polution Reduction 1|Eec Areh/iand  |Reduce light repass from building sad sie, Interfor Lightinge |Construcion (Budding
Reduee the input powe: (by automatic devies) of ali non- Permt}
omergency intericr iuminaries with @ direct iino of sight to any
cpenings I the envelope (Lranslecent or bransparent} by st
loas! 507 bobweon the kours of 11pm and Sam. Aflec hours
override may be provided by a manual or occupant sensing
device pravided the cvermde lasts no more than 30 minutes
OR Aflcpenings In the onvelopz e or
wizh a direct line of Zight © any nooemengandy uminarles
musi have shilding (controliod/clesed by automatic davice for
a resulisst tansmittoace of less than 109 between the hours
ot 11arm and Spm). Exterior Lighting: Pastally or fully ahieid all
exterer lumiaaries with 1000 inital 'amp (umens or mere o
meet twe Full Culoff IESNA Classification so they do not emit
light dicectly to the night sky,
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T T T T 2t T R AP 7 e Surv ik 5 ety =B Free fea :
| Water Efficiency :-F',Oi:{g Léad .ISuppopt’ - |ceeo Requirement ; : |implemontation Timing
= Prereqg 1 Water Usa Reduction Requirec| Mech N/A Use 20% bess vater than a baseline building (not induding Construction (Bullding
inigation), Percit)
Credit 1.1 Water EMiclent 2|Land KA Reduce potable water consumption for Imigaton by 50% cver  |Conztrueion (Building
Landscaping, Redico by lonal means. Parmit)
50%
2 Credit 1.2 \Vator Efficicnt 2|tand NA Use only cagtured rain or recyced silo water to climinate all Construction (Buking
Landscaping, Na Petble potable watsr use for site Irigation (except for infilal watering o |Permiy)
Use or No Inigation estabish plants).
2| [Credit2  lnnovative Waslewater 2|Mech NIA Reduce gotable water for sewage conveyance by 59% or treat Censtruction (Building
Technokogi 50% of wasiewaler or~sie (o tertiary standards, Pearmif)
2 Credit 3.3 Water Usa Reducton. 30% 2|Mech I Empley sbrategies [hit in 8ggregald ues 30% (e watef than in |Construdtion (Buildng
Reduction Ihe watar use baseline calculsted for the building (not including | Formity
{riigaticn).
1 Credn 3.2 Wator Use Reduction, 35% 1| Mech {at @mpiwlmmglﬂ that in aggregata use 35% tass waler than in |Gonstruction (Bullding
Reduction the vater use baseline cajcukled for the bullding (not ineluding | Permit)
imigation).
1 Crodit 3.2 Water Use Reduction, 46% 1|Meen Int Employ strmegles that in aggregata uzs 403 less water than in | Congrucsion (Bufding
Reduttion the waler yse baseling Galculated for the buliding [nat inclycing | Permiy
irigation).
2 33 A T e i I R R ] i N A N DI R Sl B ]
Energy & Atmosphere - .5 jlead Support | |LEED Requirement - s | implementation Timing
Prereq1  Fundameantal Building Requirod] Mech Al t &ll of the following issloning proced C jon (Building
Systerms Commissioning 1. Engage commissioning personnal . Permit)
2 Deveiop design Intent.
3. Include Issioning requ inc j
dacuments.
4. Develop ard (mplement commissioning plan.
S. Verify Installation and performanes of systaras ta be
commissionsd.
8. Complete summary comm:ssioning 1epori
Sreroq2  Minimum Energy Required| e Elee / Arch New buildings: deslen energy castimpraverront by 23% cvar | Consiructian (Buiding
Performance NMNECB reference case OR enarpy cosl imprevemert by 10% | Permif)
over ASHRAENESNA 90.1-2007 reference case
Prezeq3  CFC Reductlon In HVACRR Required|Meck NA [ Zoro use ¢f CFC-based rafrigerants In naw Easo Sulding Cocupancy (Occupancey
Equipmant HVACAR gystems. Peremit)
18| |Credat Optimize Energy 110 18(Moch Blzc / Arch Improve energy cost compared fo the enengy cost of MNECB  |Construction (8ciiding
N Performanco or ASHRAENESNA Standard £0,1-2007 referésce building Permit)
New Biilfing: Reducticn % required
MNECB/ASHRAE: 1(26/12); 2(27/14); 3{28M6); &(30/18);
$(32/20). 6(3W22): 7(35/24). B(RBS0): H{28/58); 10[30/60) eta.
7 Cradit2.1 On-Site Ronewablo Energy 1 t0 7|Ownot N/A Use corsite renawatble energy systems to alfset building energy | Censtruction (Budding
cost Naw Buiding % of renawatis energy generated on-site: 1 |Parmit)
(13%). 2 (3%). 3 (S%}...ate.
2 Credt3  Enhamoed Commissioning 2[Mezh Al impl b udditiona) g s Construction (Suilding
1. Engege independem Comemissioning Authority to ovarsae  |Parmi)
cemmissioning activities,
2. Conduct commissioning desgn roview and review
construcion documents whan clase o completicn.
3. Sefecfve review of ct britals of is3aned
equipment (od by ndependont suthority)
4, Provide recommissioning marusl
5. Have a contract in place to review 00s. with O&M statt
Includeng! report and process plan for LAC conzems: plan for
Is300s rosolution within one year of construction compgtion.
2 Creditd  Enhanced Rofrigaration 2|Mech NIA Do net usé refngerents or install bese bulding level HVAG and | Conatructon (Bubding
Mamagement (s suppressian aquipment that do not eentributes (o ozcne Permi)
Copaticn (no HCFCs, CFCs, halons and HFCe etn).
-3 Credit § Measurement & 3| Mech Elec Develop a measurement and verification plas Tha plan must | Oecupancy (Oecupancy
Verification covor at kcast 1 year of post-construction cccupancy. Typlcally |Permig
requires metering for central equipment and commoa wdliics. H
anony s2vings are not beirg achieved deveiop comective
actaons.
2 Cradit @ Green Power 2|Owrer [Bectrical FEngage In at le3st 2-yr renswable eneigy contralt io provide 31 | Occupancy (Oocupancy
lesst 35% cf the briding's elocificity from renawable soutoes.  |Parmit)
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Matenals & Resources' V¥

Prereq 1

Stunge [3 Cuﬂocboﬂ o'
Recyclables

Required| Arch

Provide an easdy accessible area sendng entre bullding
dedicatad to teparation, eolecton and siofge of malenas fos
recyciing (nduding (at & minimum) paper, compated
cardboard, glass, plastics, and metals,

=
Permit)

Credd 1.1

Building Reuse: Maintain
Exdsting Wals, Floors, and
Roaf

4 3| Arch

Owmer

Maintain existing bulding stroctures (structural ficor, roof
dacking, onveiopa elc.). % of building struciure reused by
surfang area: Tpt (53¢}, 2pt (75%) and 3pt (95%)

Construction (Buliding
Permrit)

Credit 1.2

Building Reuce: Malntain
tertor Kor-Stuchural
Buments

Owrer

Reuse Interior non-structural elemen?s (Ixterior walls, dooxrs.
flcor caverings etc.) kn atleast 50% (by surizce area) of the
completed bulding.

‘Construcion (Bulding
Parmity

Crodit 2

Construction Waste
Uanagament

1 to 2|Contrastor

Owrver

Divert constnaction waslo and demolition debris from lanafill
Excavedon sof and lard-ciearing debria do not contribute ta
iz cred?, Recydds ot sahaga (by weight o volume) 50% (1pY)
of 75% 2p15).

1Construston (Bussing
Perma)

Credlt 3

Resource Reuse

% 0 2|Arch

Qurner

o, rah

Use sah or reused =1 weod
fivors, remanufactured wood doors eie), e sum of which

tutes ot least % (1p0) ar 109 (2pis) based on cost, of
the tobal value of matedals for tha projoct. Do nct ncludo
mochanixsl of electical

Constructon (Buikirg
Permn)

Credits

Recycied Content

1 %0 2|Contractor

Struct/
Sustairabiity
Consuitant /

Use materdale with recycled content (fly azh concrete, stecl
typically has a minimum recyclad content of 25% post-
consumer and can easidy be as high 83 20% 1) sush matthe
sum aof post-consumer recycled cortent pivs 172 of the gre-
congumer content constitutes ot loast 10% (1p7) or 20% pts),
based o cost, of the total vaiue of the materiais in the groject
Determine recycle conlent value by weight. Do not includs
‘machanieal ar eictrical components.

Consiructon (Bulding
Permiy)

Raglons) Mstorials

110 2|Contracter

Speci‘y Ma mirimure of 20% (1pt) or 39% (2pts) of buiding

18, brick, steel eit ) by weight have boen

within 800km (by truck) oe 2403km (&
sh?pped by rail or water ) of the finzs! manutacturing site. Also,
that the “inal g site i withia 800km
(by bruck) or 240Ckm (f IhinGd bynil :rv-mr) of the project
<ie. Do not incluce

Consizuction (Buiiding
Pamit)

Croot 6

Rapldly Rencwable
Magerials

Use rapidly renseable materials ard p

|Towring, wool carpet, whest board etc.) for 2.5% of the 1otal
value of ol building materials usad in (he prcject, based on
st Rapidly renewablo materials typicaly ars harvested vathin
3 10-year cycls o shorter.,

Crada7

Coctified Wood

Ownar

Use 2 minimum of 50% (based on cost) of wood-bazad
matarisls and products that are certified in accordance with e
Forest Slewardship Councll (FSC).

Conatruction (Buliding
Permnit)

Mmmum 1AQ Performance Regquirad|Mech

Maet tha micimum requiraments of Sections 4 dwough 7 of
ASHRAE 67.1-2097. Vantilation for Accepbabie Inddor Arr
Cluality (with eerata but without addenda). Mechanical
vertiation sysiens must be desigred using the ventitation rste
or e ap tocat code, whichave: is more

. i must comply with
ASHRA_G?.1-2M7 paragraph 5.1 {with emrata byt withoue
addenda),

Censtuction {Bulding
Peormd)

Proreq 2

Ewironmeatal Tobacco
Smoke (ETS) Candrot

Requirec] Mach / Qumer{Arch /

Sustalnabd

Prohibit smoking in ail common arexs of the bulding. Locote

Corsullant

Y |exterior desig

smoking areas alkast 7.5m from ertries,
cutdoor alr intakes etc. Weather strip 2 exterier doors and
|operatia vindows n residential unils. Sealing penetrations in
wall, celings end flaess & each unit, Or fust prohibd smaoking
anywhese in building or vith 7.5m from eniries, outdoor sir
intakes etc.

|Conatructien (Builaing
Permi)

Crodit 1

Outdaor AU Delivery
Monttoring -

1|ftachBec

NA

Install petmanem monitoring aystems to easure thet veatiaticn
design reini inztal CO2

zupply duct). Alflow monitoring devicea a0 eozl $1,000 &
$5.000 per monitor and CO2 censor can cost SSCC-S1,00D pav
unit including installation,

(wury unitf) and outdoor intake nTr‘Iow monioding syeum {each

Carsiruction (Builkting
Permit)

Credii 2

Increased Vantitation

N/A

Deslgn ventzation with ASHRAE 62.1-
2007 and provide cutside adv through a central or Indrvidual
systom, ducted directly 1o the suite with sir distributed 1o &l
|regularly ocoupied areas In the sulte,

Censtruction (Buiiding
Permit)

Credi 3.1

Construction [AQ
Management Plan: Oufing
Coastudticn

V|Contracier

Mech /7 Arch

Develop an Indoor Air Quality (14Q) Management Flan for

2nd pre~gCrupancy phases: various requmn'.s,

Construction (Buiding
Permit)

(ncliuding. meet SMACNA 1AQ fer Ocoupk

Under Construction, 2 Ecition 2007 ANSV SMAC‘IA 008-
2008 (Chapter 3, protect absoepth ls from: mok
danags; and MERV B filtration sa alr handlers {f alr hasdiers
used duting canstucticn) as per ASHRAE 62.2-1596. This
typlcally involves: protect HVAC ducts during construcfon
(wrap In plastic), exnausing gas fel disecty to outstde of
paliding. tempsrary hang pastic o prevent dust migratien,
keep clean work site (swesping roulnely) ee.

Credit 32

Consbruction LAQ
Management Plan; Testng
Befcra Cozupanzy

tech 7 Arch

Develop an Ingoor Alr Quality (IAQ) tianagement Plan and
Implement it after all Enishes have been instatied and the
tullding has bean complatsly cleaned before occupancy. Thls
can be done by usirg slr o fivsh-out buliding (mast common)
of {8sting alr ¢ a numbder of parameters beforo occupandy.

Oscupanrcy (Ooccupancy
Permail)

Credit 4.1

Low-Emitting Materials:
Adhesives & Sealants

4| Arensing

Mech /B /
Cortracior

The VOC conlent of adhesivas, sealants and saalant primers
czod must ba less than VOC coment imits of the Stata 67
Califomia’s South Coast Alr Quallly Managamant District
(SCAOMOY Rulc 51168,

Consiructicn {Buiding
Pamiy)

Credn 42

Low-Emifting Matariala:
Pants and Caating

Mech /Elec/
Confractes

Paints amd cowlngs of intedor of buiding must meet or exceed
*ho VOC ord chemical component imits of Green Sea’s
Standard GS-11 Jaa., 1687 requiremants.

Construction (Building
Pemid)
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1 Cred14.3 Low-Emitting Materials: 1|AThint Certracror Usa carpet tat meet or exceed regs, Of Carpet and Rug Construction (Buidleg
Fleoting Systemy Institte’s Green Label Poz Program Resiifent nooring, rubber | Penmit)
flooning and prefinishod wood flooring all must be Floarseere or
Greenguard cerfified. \Woed, concrete and athar fiooring
installed raw need not be corified a3 kong as adhesives,
{eoatings and sealants meet requizements of MR Credit 4,1/4.2,
1 Crodit 4.4 Low-Emitting Materis(s: 1|Arcndint Contractor  [Compasito weod and agrtfiber products, including core Canstructian {Buiding
Cemposie Wood ‘materials, must contain ro added urea-formaidenyde resins.  [Permig
Achesives used 10 tabricats laminated assemblics contalnizg
these preducts must contaln no added urea-formaldehyde
resng,
L] Ceedi&  indoor Chemical & 1|Asch/ Mach  |Sustainabifity Empany pefmamni entryway systems (gr”!:. gates, etc.} o Construction (Buildiag
Pollutant Soucce Control G /! efc. from g the building gt 23 |Pemit)
Contracior thh volume enwwnﬁ AND gutficiently axhaw each spaces
where hazarious gases or chemicals may bo stored (garages,
|housekeopingAaundry areas efc.) and separste with decic-lo-
deck pariifions o @ hard-tid caifing.
1 Crod18.1 Controllabdity of Systema: 1|Asch/ Eiec [Sustainabillty |Provide individual ighting controts for §0% (minimum) of e |C ion (Builang
Lighting C Hant ts o enable adjustments to suft k\ﬁmdl.ah Permit}
neads, P'ovtdu fighting $ystem controls for all shared mult-
occupant spaces that corplies with ASHRAENESNA Stardard
90,1-2007 s&cticn 9.4.1.2 (lghting)
1 Credit 6.2 Controtiablifty of Systems: 1|Mexh Elec/Arcn Peovilde indisdud) cnmfort controis (femper Censtruding (Buldng
Thenmal Comfort windows) far each regulsrly cocupled space to enabls Pormit)
adjugimenis b meet individual neads. Cpemalle windows can
ke used as comfoct contrels. The areas of opsrable windows
mus! meot tho requirements of ASKRAE Standard §2 42007
Ventlation for Acceptable indcor Alr Quallty, parag=aph 5.1
Natural Ventlation, Typically in regularly occupied
spazes (living rooms) are within 18.5m2 of aopuable window,
1 Credil 7.7 Thermat Comfort: Design 1|Mezh Asch Comply with ASHRAE Standard $5-2004, Thermad Comlort Ccastruction (Buildng
Corditions for Humar Occupancy. Perminy
Credit 7.2 Thermal Comlort: 1|Meen Arch Provice a psmeanant monitaring System to ensure building Construction (Buiiding
Verification performacos o the desired comfort criteria as determined by | Permtit)
|EQ Cradit 7.1., Thermal Comfort - Design, Where the
cccupant kas coatrol aver the unit temperature, it {s acceptable
10 have clal piays cf tam
1 Credil 8.1  Daylight & Views: Daylght 1|Arch NIR 75% or more o all egularly occupied spaces (Sving reoms) Construction (Jullding
achlava daylight iiuminance (evéls of 3 minimum 250 Lux and a|Perma)
maximium of 5,000 Lux on Sept 21 or March 21 at $sm and
3pm,
4 Crodh 8.2 Daylight & Views: Views 1|Asch MIA Achieve direct Ene of sight 1o outdoor envirenment via vision  [Censtruction (Bufiding
plazing batween 0.76m ard 2.3m abova the finished flocr for Permit)
building occepants in 50% of at regulady occupied azeas (Bvinp
rooms).
6 [nnovaﬂon & Design N
1 Cradit 1.1 lnnovauan ln Uﬂ!gn 1[Sustainabiity [NA Proximity to regional transit system. Design (Rezoring,
Caneultard Development Permit)
1 Credik 12  Innovation lan Dealga | Arch N/A 100% undergroundicovered garsdng. Design (Developmrent
Permit)
1 Gredit 1,3 Sanovation in Osalgn 4| Cwnes NIA Proximdy o umenitas. Cosign (Rezoning,
Developmerrt Permis)
1 Crad 1.4  Innovation in Oesign 4|Cwner NIA Onsite amenities. Dosdgn (Rezonlng.
Deveispment Permit)
Pl Crad1 1.4 Innovation in Deslgn 1| Arch N/A Very high density project Design (Rezoning.
Devezpment Permit)
1 Cred22  LEED® Accreditad 1| Sustzinablity [N/A At least one principal pacicipam of the project tean: that has | Design (Doviloprrent
Professiona) Consuttart |successily comploled the LEED Accredited Professicnal Pemmit)
exam.
3
i ERYEO :
Credit1  Durable Buliding 1{Owner Desngn and imph t & Bui Durabily Plan, in sccordance | Construction (Buliding
viith the pﬂ\zuptu lon CSA S478-85 (R2007). Rerma)
3 Credt2  Reglonat Priority | Sustainability |N/A Regisnal transit, and high-denalty. Design (Ceovalopment
Cansuitart Permit)
51

ertification estimates)

Cerlified 40-4S poinls  Stiver 50-59 points Gold 80-79 poimts  Platinum >80 polats




Attachment 7
Development Permit Considerations
(Unsigned original @ REDMS #4140427 / Signed version @ REDMS #4151987)

Development Permit Considerations

RiC h mon d Development Applications Division
6511 No. 3 Road, Richmond, BC WY 2C1

Address: 8311, 8331, 8351 & 8371 Cambie Road & 3651 Sexsmith Road File No.: DP 12-812510

A

4147318

Prior to approval of the Development Perinit, the developer is required to cowmplete the

foRowing:

Rezoning {RZ 11-591985): Final adoption of the Zoning Amendment Bylaw No. §903, including the

developer’s compliance with the terms of the Rezoning Considerations, as approved by Council, as follows:

1.1. Subdivision: Registration of a subdivision plan. which provides for park relocation, land transfer. road
dedication. lot consolidation, registration of Public Rights of Passage right-of-ways, 2 driveway
covenant, and refated requirements;

1.2. Affordable Housing: Submission of a voluntary developer contnbution of $3,660.330 (in a combiraticn
of cash and Letter of Credit) to the City’s capital Affordable Housing Reserve Fund

1.3 Flood Construction Level: Registraton of & flood indemmity covenant restricting minimum habitible
elevation to 2.9 m geodetic.

1.4."No Development” Covenants: Registration of covenants restricting Development Permit® issnance with
respect to “Alreraft Noise Sensitive Development”, “View Blockage and Other Development Impacts™,
and the fimure closing of the development’s “Interim Driveway Crossing” at the owner's sole cost.

1.5."No Build" Covenants: Registration of covenants restricting the phased issuance of Building Permits with
respect to construction and‘or occupancy (as outlined in Section B, below).

1.6. Public Art: Submission of a Public Art Plan and voluntary developer contribution of $358,500.

1.7. Community Planning: Submission of voluntary developer contribution of $119,500..

1 8. Servicing Agreement (SA): Enter into three Servicing Agreements, secured via Letters of Credit,
e lnding:

1.8.1.Sanitary pumyp station (fni-party) design/construction {SA 13-622318};

1.8.2 Park designiconstruction (SA 13-6517533); and

1.8.3 Road and engineering design/construction (SA 12-623061).
Atreraft Noise Sensitive Development: Submiszion of a report and recommendations prepared by an
appropnate registered professional, which demonstrates that the interior noise levels and thermal conditions
comply with the City’s Official Community Plan requirements for Aircraft Noise Sensitive Development.
The standard required for air conditioning systems and their alternatives (e.g. ground source heat pumps, heat
exchangers and acoustic ducting) 15 the ASHRAE 55-2004 “Thermal Environmental Conditions for Human
Occupancy” standard and subsequent updates as they may occur. Maximum interior noise fevels (decibels)
within the dwelling units must achieve CMEC standards follows:

Portions of Dwelling Units Noise Levels [decibels)
Bedrooms 35 decibels
Living. dining, recreation rooms 40 decibais
Kitchen. bathrocms, hallways, and utility rocms 45 decibels

fNOTE: This DP Consideraiion has been satisfied. Report submitied January 24, 2014. REDMS #4140326)
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3.

6.

View Blockage and Other Development Impacts: Submission of a Letter of Assurance from a registered
professional confirming that the building design conforms to the *View Blockage and Other Development
Impacts™ report attached as a schedule to the covenant registered on title prior to rezoning adoption.

(NOTE: This DP Consideration has been satisfied. Letter submitted January 30, 2014. REDMS £4143544)

Public Art: Unless already registered on ntle, registration of a legal agreement in the form of a covenant.
registered on title, restricting final Building Permit inspection granting occupancy for a building (in whole or
in part) on the subject site, exclusive of parking, until:

4.1. The developer, at its expense, commissions an artist or artists to conceive, create, manufacture, design.
and oversee or provide input about the manufacturing of the public art, and causes the public art to be
installed on City property in accordance with the City-Approved Public Art Plan;

4.2. The developer, at its expense and within thirty (30) days of the date on which the public art is installed.
executes and delivers to the City, in a form satisfactory to the City Selicitor, a transfer of all of the
developer’s right, title, and interest in the public art to the City, including a transfer of joint world-wide
copytight; and

Note: It is the understanding of the City that the arfist’s nghts, title, and interest in the public artwork will
be transferred to the developer upon acceptance of the artwork based on an Agreement solely between the
developer and the arfist. These nghts will in turn be transferred to the City, subject to approval by Council
to accept the donation of the artwork.

4.3.The developer, at its expense, submits a final report to the City promptly after the completion of the
installation of the public art in respect to City-Approved Public Art Plan. which report shall. to the
satisfaction of the Director of Development and Director, Arts, Culture, and Heritage Services, include:

4 3.1 Information regarding the siting of the public art, a brief biography of the artist(s), a statement from
the artist(s) on the public art, and other such details as the Director of Development and Director,
Arts, Culture, and Henitage Serices may require;

4.3.2 A statutory declaration, satisfactory to the City Solicitor, confirming that the developer’s financial
obligations to the artist(s) have been fully satisfied;

4.3.3.The maintenance plan for the public art prepared by the artist(s); and

4.3 4 Digital records (e.g., photographic images) of the public art. to the satisfaction of the Director, Arts,
Culture, and Heritage Services.

Interim Driveway Crossing: Submission of a Letter of Credit for $10,500.00 for the removal of the interim
driveway letdown and reinstatement of the curb, boulevard, and related hard and soft landscaping, including
the reinstatement of on-site landscaping (i.e. replacement of the structural grass grid within the interim on-site
loading area with turf), to the satisfaction of the City. the value of which is based on 100% of the sealed cost
estimate provided by the developer’s Civil Engineer, including labour and 50% contingency. (NOTE: For the
sealed estimate submitied January 31, 2014, see: REDMS %#4146298)

Tree Protection & Replacement: Registration of a legal agreement. secured via a Letter of Credit, and related
requirements with respect to the developer’s removal of existing trees and other landscaping at 8300 — 8388
Capstan Way (“Union Square™) along the common property line it shares with the subject site prior to
preloading of the subject site, and the developer’s installation of replacement trees and other landscaping at
8300 — 8388 Capstan Way (“Union Square™) upon the construction of the subject development. More
specifically, prior to issuance of the subject DP, the developer shall satisfy the following:

6.1. Submission of an application for and issuance of a Tree Removal (Non-Development) Permit with
respect to the removal of existing trees along the portion of the southem boundary of 8300 — 8388
Capstan Way (“Union Square™) abutting the subject site, which trees shall be replaced as generally
indicated in the aftached landscape plan (Schedule A), as authorized by the owner of §300 ~ 8388
Capstan Way (“Union Square™);
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~1

~

6.2. Unless already registered on aitle, registration of a restricive covenant on the subject site for the purpose
of restricting BP i1ssuance granting occupancy for the third (final) phase of the subject development (m
whole or mpa:t inclusive of parhng} until replacement trees and other landscaping, as generally
indicated in the attached lsndscape plan (Schedule A), have been installed at 8300 — §388 Capstan Way
(“Union Square™) to the safisfaction of the City; and

6.3. Submission of a Letter of Credit for the installanon of replacement frees and other landscaping, as
generally indicated in the attached landscape plan (Schedule A}, in the amount of $435 881.00, the value
of which is based on 100% of the sealed cost estimate provided bw. the developer’'s Land,c.'fpe Architect,
inchuding labour and 10% contingency. (NOTE: For the sealed estimate submitted January 30, 2014,
see: REDMS #4143537) Upon installation of the replacement trees and other landscaping o the
satisfaction of the City, the value of the Letter of Credit may be reduced to 10% of its onginal value for a
nmintenance period of one vear. At the end of the cne year maintenance period. provided that the
condition of the trees and other landscaping are to the satisfaction of the City, the 10% Letter of Credit
holdback may be released.

Landscape Bond: Submission of a Latter of Credit for landscaping in the amount of $1,204450.50, the value of
which is based cn 100% of the sealed cost estimate provided by the Landscape Architect (including labour and
10% contingency).

. Prior to Building Permit* (BP#) issuance for the purpose of construction, the developer must

complete varions requirements inclading, but not limited to, the following:

“No Build”: Compliance with the terms of the restrictive covenant(s) registered on title prior to rezoning

adoption (RZ 11-591985) or Development Permit issuance (DP 12-612510) secuming that ne construction will

be permitied and restricung BP* issuance in respect to some or all of the subject development until conditions
are zatisfied for the followmg, as deterrmned to the satisfaction of the City:

1.1 Walkway and Utilities Statutary Right-of Wavs (SRW5): Pror to BP* issnance for Phase 3, the developer
shall ensure that the detailed design of the walkway and combined walkway/driveway along the eastern
edge of the subject site are conmpleted to the satisfaction of the Director of Enemeenng. Director of
Transportation, Director of Development, and Sentor Manager, Parks, and provide for, among other
things, the seamless coordination of the SRW areas with futime development by others to the east and
north {i.e. lengthening widening, maintenance), satisfactory accommeodation for existing/future
engineening services and refated features (e.g., retaining walls, fumishings, and other improvements mmst
not conflict with undersround utilities), and public vehicle tum-around activities (if Brown Road haz not
vet been extended to provide for wrestricted public access to/from Sexsmith Road).

1.2, Affordable Housing: Prior to BP* issuance for Phases 2 and 3, the developer shall provide cash
conmbutions to the Cify’s capital Affordable Housing Reserve Fund, together with appheable Consumer
Price Index (CPI) conmbutions.

1.2 Capetan Station Bomus: Prior to BP* 155uance on @ phase-by-phase basis. the developer shall contribute to
the Capstan Station Reserve.

1.4 Aircraft Noise Sensitive EUse: Prior to BP* issuance on a phase-by-phase basis, the developer shall
provide a Letter of Assurance Tom a registered professional confirming that the bwilding conforms to
City policy a3 set out in the covenant.

1.5. View Blockage and Other Development Impacts: Prior to BP* issuance on a phase-by-phase basis, the
developer shall provide a Letter of Assurance from a registered professional confirming that the building
design conforms fo the ““View Blockage and Other Development Impacts™ report attached as a schedule
to the covenant.

1.6 Phasine:

1.6.% BP* issnance shall proceed sequentialty from Phase 1 through to Phase 3 and provide for the phase-
by-phase:
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= Construction of and final BP* inspection granting occupancy for the development’s outdoor
landscaping. residential indoor amemty space, transiional vehicle and bike parking, Electric
Vehicle (EV) charging stations for residents’ cars and bikes, and accessible dwelling measures, as
approved via the Development Permit* process (DP 12-612510); and

* Registration of additional engineening-related agreements. as determined to the satisfaction of the
City via the development’s phase-by-phase BP* approval processes.

1.6.2 Prior to BP* issuance on a phase-by-phase basis, the developer shall provide a Letter of Assurance
from a registered professional confirming that the building design conforms to the “Phasing™
covenant.

1.7. District Energy Utility (DEU): Prior to BP* issuance on a phase-by-phase basis, the developer shall
ensure the building is designed with the capability to connect to and be serviced by a DEU and provide
an energy modelling report satisfactory to the Director of Engineering.

Consfruction Traffic: Submission of a Construction Parking and Traffic Management Plan to the

Transportation Division. Management Plan shall include location for parking for services, delivenes,

workers, loading, application for any lane closures, and proper construchon traffic controls as per Traffic

Control Manual for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation

Section 01570.

Construction Hoarding: Obtain a BP* for any construction hoarding. If construction hoarding is required to

temporarnly occupy a public street. the air space above a public street, or any part thereof, additional City

approvals and associated fees may be required as part of the Bullding Permit. For additional information,

contact the Building Approvals Division at 604-276-4285.

Note:

¥

This rsquives a ssparate application.

Where the Director of Development deem: appropriate, the preceding agreements ave to be dvavwn not only as personal
covenants of the property ovwner but also as covenants pursuant o Section 210 of the Land Titls Act.

All agresments to be registered in the Land Titls Office shall have priority over all such liens, charges and
encumbrances as is considered advizable by the Divector of Development. All agreements to be vegistered in the Land
Title Office shall, imless the Divector of Development detsyrminez othenwiss, be fully registered in the Land Title Office
prior 1o enactment of the appropriate byvlaw.

The preceding agreements shall provide security to the City including indenmities, warranties, squitable/rent charges,
letters of evedit and withholding permits, as desmed nscessary or advisable by the Director of Development. All
agreements shall be in a form and content satisfactory to the Director of Development.

Additional legal agreements, as deternrimed via the subject development’s Servicing Agreement(s) andfor Devslopment
Pearmit(s), end/or Building Permit(s) to the sarigfaction of the Dirsctor of Engineaving may be required including, but nor
limired to, site brvestigation, testing, monitoring, site preparaiion, de-watering, drilling, underpinning, anchoring,
shoring, piling, pre-loading, ground densification or other activities that may result in setilement, displacement,
subsidence, damage or nuisance to City and privare utility infrastrucnae.

Applicants for all City Permits are required to comply at all times with the conditions of the Provincial Wildlifs Act and
Federal Migratory Birds Convenrion Act, which contains prohibitions on the vemoval or disturbance of both birds and
their nests. Issuance of Municipal permits doss not give an imdividual authority to contravene these legislations. The City
of Richmond recommends that where significent ress or vegotation exists on sits, the semices of a Onalified
Environmental Professional (QEP) be secured to perform a survey and ensure that developnient activities are i
compliance with all relevant legislation.

Signed Date



Schedule A

Replacement Plan for Trees and Other Landscaping at 8300 — 8388 Capstan Way (“Union Sequare™)
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Schedule A

Replacement Plan for Trees and Other Landscaping at 8300 — 8388 Capstan Way (“Union Square™)
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Schedule A

Replacement Plan for Trees and Other Landscaping at 8300 — 8388 Capstan Way (“Union Square™)
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4 City of
242 Richmond Development Permit

No. DP 12-612510

To the Holder: Polygon Development 192 Ltd.
Property Address: 8331, 8351 & 8371 Cambie Road
Address: 900 — 1333 West Broadway

Vancouver, BC V6H 4C2

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

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

3. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures;
off-street parking and loading facilities; roads and parking areas; and landscaping and
screening shall be constructed generally in accordance with Plans #1 to #29 attached hereto.

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of
$1,204,450.50 to ensure that development is carried out in accordance with the terms and
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to
the Holder if the security is returned. The condition of the posting of the security is that
should the Holder fail to carry out the development hereby authorized, according to the terms
and conditions of this Permit within the time provided, the City may use the security to cairy
out the work by its servants, agents or contractors, and any surplus shall be paid over to the
Holder. Should the Holder carry out the development permitted by this permit within the
time set out herein, the security shall be returned to the Holder. The City may retain the
security for up to one year after inspection of the completed landscaping in order to ensure
that plant material has survived.

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

4147318



Development Permit

No. DP 12-612510

To the Holder: Polygon Development 192 Ltd.
Property Address: 8331, 8351 & 8371 Cambie Road
Address: 900 — 1333 West Broadway

Vancouver, BC V6H 4C2

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

This Permit is not a Building Permit.

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

MAYOR



Schedule “A” attached to and forming part of DP 12-612510
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