
City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: February 16, 2015 

File: DP 13-642725 

Re: Application by Amela Brudar - GBl Architects for a General Compliance Ruling 
for "Phase 2" at 8888 Patterson Road and 3333 Hazelbridge Way 

Staff Recommendation 

That the attached plans involving changes to the design of the Phase 2 building at 8888 Patterson 
Road and 3333 Hazelbridge Way (addressed as 8988 Patterson Road) are considered to be in 
General Compliance with Development Permit (DP 13-642725). 

p~~ ............ . 
Wayne Craig· 
Director ~f/ evelopment 

WC:spc 
Att. 
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February 16,2015 -2- DP 13-642725 

Staff Report 

Origin 

Amela Brudar - GBL Architects, on behalf of Concord Pacific, has requested a General 
Compliance ruling regarding Development Permit DP 13-642725 for the proposed development 
of the "Concord Gardens" Phase 2 building at 8888 Patterson Road and 3333 Hazelbridge Way 
(Attachment 1), which was endorsed by the Development Permit Panel at its meeting on 
January 15,2014 and approved by Council on January 27,2014. 

Drawings indicating the scope of the proposed changes (Attachment 2) and the proposed 
replacement Development Permit plans (Attachment 3) are attached to this report. 

Finding of Facts 

The "Concord Gardens" Phase 2 building is the second of three phases proposed for 8888 Patterson 
Road and 3333 Hazelbridge Way. Phase 1 is currently under construction (DP 12-6114861 
BP 13-643300) and a Development Permit for the third phase is under review (DP 14-670686). The 
two final phases of "Concord Gardens" will be the subj ect of a future Development Permit 
application on an adjacent property south of the subject site (3340 Sexsmith Road). 

The proposed changes to the approved Phase 2 Development Permit include the following: 

1) Indoor Amenity Space Enhancements 
The approved Development Permit provides for a large, multi-level, indoor amenity facility at 
the lower levels of Phase 2 for the shared use of all five phases of "Concord Gardens", 
together with two smaller indoor amenity spaces at Levels 4 and 11 for the private use of 
Phase 2 residents. No change is proposed to the distribution or use ofthese indoor amenity 
spaces; however, the developer proposes changes to the larger facility to enhance its 
attractiveness and operation, including: 
• Addressing Vancouver Coastal Health requirements by rearranging the swimming pool 

area so that pool users enter via the change rooms, the spa is removed from the wet area, 
and the pool is divided into a larger pool for swimming and a smaller, gradual entry pool 
for children's play; and 

• Enhancing use ofthe gymnasium, especially for badminton and basketball, by increasing 
its clear height from 5.2 m to 7.6 m (17 ft to 25 ft) (without changing the approved 
building height) and adding windows to allow for day-lighting. 

2) Structural and Mechanical Issues 
The approved Development Permit provides for mechanical and structural systems to support 
the approved building, but the proposed increase in gymnasium height, changes in the pool 
design, and District Energy Utility (DEU) detailed design requirements, among other things, 
necessitate changes to these systems that affect the approved design including: 
• Replacing the "V" shaped columns at the large amenity facility (due to structural issues 

that made them squat and bulky) with a simplified structural system integrated into the 
building facade and a lighter colonnade and sunshade; 

• Raising the finished floor elevation of the lowest dwelling level by 0.67 m (2.2 ft) due to 
structural issues affecting parkade headroom, together with related landscape changes 
along the Garden City Road townhouse frontage; and 

• Enlarging the mechanical rooms proposed for the Level 11 (mid-rise) and tower rooftops, 
together with related minor landscape changes. 
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3) Design Development Issues 
Technical issues arising through design development have prompted the developer to 
propose various changes to the approved design of Phase 2, including: 
.. Refinements to the privately-owned, publicly-accessible Neighbourhood Park to improve 

playground safety, enhance public access, and mitigate venting ofthe below-grade parkade; 
.. Landscape changes to mitigate potential streetscape impacts related to above-grade utilities; 
.. Window pattern changes to mitigate conflicts with columns and sheer walls; and 
.. The conversion of two standard units to Basic Universal Housing (BUH) units (increasing 

Phase 2's total from 48 to 50 BUH units) and the application of the standard Zoning Bylaw 
floor area exclusion of 1.86 m2 (20 ft2) per BUH unit (i.e. 93.0 m2 (1,000 ft2) in total). 

Staff Comments 

Building Design 
Staff's review of the proposed changes to the approved building design determined the following: 

1) At the large indoor/outdoor amenity facility: 
.. Changes to the pool and gymnasium enhance the amenity of the facility and satisfy 

Vancouver Coastal Health requirements; and 
.. The replacement ofthe approved design's bold V-shaped columns with a lighter, airier, 

colonnade and perforated sunshade complements the clean, modem lines of the overall 
development, enhances the relationship of the building's lower level with its upper floors 
(where the sunshade is part of the approved design), and provides visual interest and 
architectural features that are in scale with the character and quality of the on-site 
landscape, garden pavilion, and adjacent public Neighbourhood Park. 

2) At the Garden City Road townhouses, the proposed increase in the grade change between the 
sidewalk and the units, from 1.78 m (5.8 ft) to 2.45 m (8.0 ft), has been handled sensitively. 
As per the approved design, the townhouses have direct access to the sidewalk and the 
frontage is landscaped with plants and trees; however, the type of plant material has been 
revised to include more climbing vines that will green the proposed terrace walls and 
complement the character of the adjacent parks, while the increased elevation of the 
townhouse patios will help buffer them from Garden City Road's traffic noise and related 
impacts. 

3) At the Level 11 (mid-rise) rooftop, the proposed addition of a mechanical room at the west 
side of the approved indoor amenity/elevator penthouse building has negligible impact on the 
surrounding indoor/outdoor amenity area due to its small size, its integration into the design 
of the amenity/penthouse building, and its screening with a raised planter bed, tree, and built­
in garden storage shed. 

4) At the tower rooftop, the proposed expansion of the mechanical space has been designed to 
minimize impacts on the form and character of the approved design by breaking the 
mechanical enclosure into two parts, varying their heights and setbacks, and cladding them in 
materials like those used elsewhere on the building (i.e. a higher, cubic volume clad in solid, 
iridescent metal panels and a lower, rectangular volume screened with an open lattice). This, 
together with a band of perforated sunshades around the edge of the rooftop (which is part of 
the approved design), will help the mechanical enclosures to visually blend into the overall 
building design and significantly screen views from the Neighbourhood Park and public and 
amenity areas below. 
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5) At various locations across the building's facades, the developer proposed to vary the 
approved window pattern to screen structural elements. As the approved window pattern is a 
subtly random combination of vision glass and coloured spandrel panels, the proposed 
changes are expected to be undetectable. 

6) The proposed increase in the number ofBUH units is supportive of City policy and has no 
impact on the approved form or character of the approved development. 

The proposed building changes enhance the amenity of the development and address technical 
issues, while respecting the overall form and character of the approved design. Staff support the 
developer's proposed changes. 

Landscape Design 
Landscape changes are proposed to the approved Development Permit in relation to the building 
changes described above and various technical issues. Staff s review of these proposed changes 
determined the following: 

1) At the Neighbourhood Park, the proposed introduction of vents (for the below-grade 
parkade) is successfully mitigated by integrating them into walkways, signage, and a new 
play structure (the latter of which is designed to satisfy City playground safety standards). 

2) At the building'S lower levels: 
.. Along Patterson Road, increased utility requirements have reduced the developer's ability 

to install soft landscaping between the tower lobby and loading area, but this is expected 
to have a negligible impact on the streetscape because the developer proposes to relocate 
some equipment into the parkade, enclose the above-grade utility box, and replace a 
gravel area (formerly for the relocated equipment) with an attractive metal grill set flush 
with the adjacent sidewalk and bike parking area; and 

.. At the shared amenity space, the developer proposes to enlarge the outdoor pool/sunning 
deck and separate it from other deck areas, simplify the circulation, revise the design of 
the reflecting pond and planting areas to enhance privacy and visual interest, and refine 
the design of the garden pavilion to provide for an outdoor fireplace and a light, elegant 
structure in character with the building'S proposed colonnade and perforated sunshade. 

3) At Level 5, the proposed change to the gymnasium is screened by expanding the previously 
approved extensive green roof. 

4) At the Level 11 (mid-rise) roof deck, the proposed mechanical room is screened with planting 
and a storage room that will enhance the use of the approved garden plots. 

The proposed landscape changes do not reduce the overall size, function, or quality of the 
development's outdoor amenity spaces, and they provide for the integration of the indoor pool 
with adjacent outdoor spaces in a manner this is both attractive and satisfies Vancouver Coastal 
Health (pool) requirements. Staff support the developer's proposed changes. 

Analysis 

The proposed modifications to the design ofthe subject Phase 2 development satisfy Richmond's 
General Compliance Criteria as follows: 

.. No new or increased development variances are proposed; 
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III No increase in net density (i.e. after standard Zoning Bylaw exclusions) is proposed 
beyond what was specified in the approved Development Permit (i.e. 20,759.6 m2 

/ 

223,454 ft2); 
III No elements are altered that raised concern with the public, Advisory Design Panel, or 

Development Permit Panel during the original Development Permit process; 
III No proposed changes detract from the quality, form, or character of the building; 
III No change to the approved site coverage, siting, scale, spacing, or configuration ofthe 

building is proposed; 
III No reduction in the overall size or quality of indoor or outdoor amenity space is proposed; 
III No reduction in the Development Permit landscape value is proposed; 
III No vehicle access, loading, or parking requirements are altered; and 
1/1 No features are inconsistent with the applicable Development Permit Guidelines. 

Conclusions 

Amela Brudar - GBL Architects, on behalf of Concord Pacific, has requested a General 
Compliance ruling with respect to proposed changes to the "Concord Gardens" Phase 2 building 
at 8888 Patterson Road and 3333 Hazelbridge Way. The subject changes are proposed to address 
amenity space enhancements, Basic Universal Housing, and structural and mechanical issues. 
The changes satisfy Richmond's General Compliance Criteria, enhance the project's amenity 
facilities, and are consistent with the quality and character of development established through the 
approved Development Permit. In light of this, staff recommend that the proposed changes are 
considered to be in General Compliance with the approved Development Permit (DP 13-642725). 

~~~,~. 
Suzanne Carter-Huffman 
Senior PlannerlUrban Design 

SPC:cas 

Art. 1 Location Map 
Art.2 General Scope of Proposed Changes to the Approved Development Permit 
Art. 3 Proposed Replacement Development Permit Plans 
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Patterson Road 

General Scope of Proposed Changes to the Approved' Development Permit: Site Plan 

1 

2 

3 

4 

5 

6 

7 
4486028 

Improvements to lower-level indoor amenity facilities (e.g., pool, gym) and related landscaping in coordination with 
the replacement of exterior "V" columns with a lighter colonnade and sunshade 

Landscape changes along the Garden City Road townhouse frontage to address a rise of 0.67 m (2.2 ft) in the 
residential floor elevation and provide for a pedestrian-friendly streetscape 

Screening and landscape changes to address increased mechanical equipment requirements at the mid-rise and 
tower rooftop levels 

Neighbourhood Park improvements provided to improve playground safety, enhance public access, and mitigate 
venting of the parkade structure beneath the park 

Landscape changes to mitigate potential streetscape impacts related to above-grade utilities 

Window pattern changes to mitigate conflicts with columns and sheer walls 

Two (2) additional Basic Universal Housing (BUH) units 



ATTACHMENT 2 

Proposed Change 

1 Improvements to lower-level indoor amenity facilities (e.g., pool, gym) and related landscaping in coord ination with 
the replacement of exterior structural columns with a lighter colonnade and sunshade 

View as Approved 

View as Proposed 
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ATTACHMENT 2 

Proposed Change 

2 Landscape changes along the Garden City Road townhouse frontage to address a rise of 0.67 m (2.2 ft) in the 
residential floor elevation and provide for a pedestrian-friendly streetscape 

View as Approved 

View as Proposed 

: VARIES : 1.014 
---,----------,----

I P:~~D : STAIRS 
I 
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ATTACHMENT 2 

Proposed Change 

3 Screening and landscape changes to address increased mechanical equipment requ irements at the mid-rise and 
tower rooftop levels 

View showing the extent of Approved & Proposed Rooftop Mechanical 

TOWER ROOF -- LEVEL 1:1 ROOF 

~ 

NE\'V SCREENED M.ECHAtliCAl 
@TOWfR 

ORIGINAL NIEiCHAtUCAl ROOM 
@TOWfR 

NEVIl MECHANICAL ROOM 
@ TOW,ER & LEVEl 111 

View as Proposed - Tower mechanical screened from view by perforated sunshades & special wall treatment 
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ATTACHMENT 2 

Proposed Change 

4 Neighbourhood Park improvements provided to improve playground safety, enhance public access, and mitigate 
venting of the parkade structure beneath the park 

Playground as Approved Proposed with new play ship & expanded water play 

East pathway as Approved Proposed with new seating, railings & concealed vents 
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ATTACHMENT 2 

Proposed Change 

5 Landscape changes to mitigate potential streetscape impacts of above-grade utility equipment 

View as Approved View as Proposed 

C 
8Vlt\ 

'1fW ;).IlI 

Proposed Change 

6 Window pattern changes to mitigate conflicts with columns and sheer walls 

Fenestration as Approved (Example) Fenestration as Proposed (Example) 
l1li( 
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