
To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: November 19, 2014 

From: Wayne Craig File: DP 14-667322 
Director of Development 

Re: Application by Pinnacle Living (Capstan Village) Lands Inc. for a Development 
Permit at 3291, 3331, and 3371 Sexsmith Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a one-phase, residential development containing 400 dwelling 
units at 3291, 3331, and 3371 Sexsmith Road on a site zoned "Residential/Limited 
Commercial and Artist Residential Tenancy Studio Units (ZMU25) - Capstan Village (City 
Centre)"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning amendment 
Bylaw No. 9135, to: 

a) Reduce the minimum required number of on-site, loading spaces for large-size vehicles 
from one (1) to nil; 

b) Increase the maximum distance that balconies may project into the required road setback 
near the intersection of Sexsmith Road and Hazelbridge Way from 1.0 m (i.e. one third of 
the minimum required setback) to 1.31 m; 

c) Increase the maximum distance that architectural features may project into the required road 
and park setback from 0.6 m to 2.24 m; and 

d) Increase the maximum distance that canopies may project into the required road and park 
setback from 1.5 m (i.e. 50% of the required setback) to 2.92 m. 
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Staff Report 

Origin 

Pinnacle Living (Capstan Village) Lands Inc. has applied to the City of Richmond for permission 
to construct Phase 1 of a 4-phase, 126,575 m2 (1,362,491 ft2), high-rise, mixed use development 
adjacent to the designated future location of the Capstan Canada Line Station. The site will be 
zoned "Residential/Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) 
- Capstan Village (City Centre)" and "School & Institution Use (SI)" (i.e. park). The subject 
application for Phase 1 proposes a 35,144.1 m2 (378,287.9 ft2), 400-dwelling, multi-family 
residential project at the southeast corner of the development, including: 

• Three mid/high-rise apartment buildings containing 372 market units, 11 affordable housing 
units, and 17 Artist Residential Tenancy Studio (ARTS) units (i.e. affordable housing 
secured by a Housing Agreement for professional artists); 

• A 326-space Public Parking Facility, including 6 car-share spaces equipped with electric 
vehicle "quick charge" stations (i.e. 240V); and 

• On-site, publicly-accessible open space, including a "terrace" along the frontages of the 
ARTS units and a broad, landscaped walkway along the site's west side linking the future 
Capstan Canada Line Station and neighbourhood park with existing and future shops, 
services, and amenities south of the development. 

The site is being rezoned for this project from "Single Detached (RS l/F)" to "Residential / 
Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) - Capstan Village 
(City Centre)" and "School & Institution Use (SI)" under Bylaw No. 9135 (RZ 12-610011). The 
bylaw received third reading of Council on May 20,2014. 

All Engineering, Transportation, and Parks off-site requirements in respect to the subject 
development have been resolved via the rezoning. As per legal agreements registered on title, 
the developer is responsible for the design and construction, at the developer's sole cost, of 
upgrades across the subject site's street frontages, together with various other road, utility, and 
park-related works. These off-site works will be managed in four stages through the City'S 
standard City Servicing Agreement processes whereby, on a lot-by-Iot basis, the developer will 
enter into a Servicing Agreement prior to each Development Permit issuance. Works to be 
constructed by the developer, at the developer's sole cost, prior to the occupancy of Phase 1 shall 
include: 

• Engineering and road works (SA 14-671776), including the extension of Hazelbridge Way, 
widening of Sexsmith Road, water, storm, and sanitary service upgrades, and related 
improvements; and 

• Neighbourhood park construction (SA 14-671777), including a children's playground, plaza, 
seating, tree protection, invasive species removal, and public art. 

No additional Servicing Agreement works are required in respect to the subject Development 
Permit application for Phase 1. 

4422072 
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Development Information 

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

Background 

The subject site, which is currently vacant, is situated in Capstan Village: a transitional area 
designated for medium- and high-density, mixed-use development under the City Centre Area 
Plan (CCAP). Existing development surrounding the subject site includes: 

North: Future phases of Pinnacle Living's 4-phase development, beyond which is Sea Island 
Way and highway-oriented commercial properties zoned "Auto-Oriented Commercial 
(CA)" and designated under the CCAP for future development with high-rise, high 
density, commercial uses; 

East: Sexsmith Road and a largely vacant area, which is designated under the CCAP for 
higher-density residential uses and currently occupied by a church, a former TransLink 
park-and-ride site zoned "School & Institution Use (SI)", two single-family homes on 
lots zoned "Single Detached (RS lIF)", and "Concord Gardens", a 5-phase, high density, 
residential development zoned "High Rise Apartment and Artist Residential Tenancy 
Studio Units - ZHR10 (Capstan Village City Centre" (RZ 06-349722); 

South: 8677 Capstan Way, a 200-unit, high-rise, residential development zoned "Residential / 
Limited Commercial (RCLl4)" that is currently under construction by Pinnacle Living 
(RZ 10-544729/ DP 12-604012) and will share use of parking, loading, and podium
level residential (indoor and outdoor) amenity spaces with the subject Phase 1 
development; and 

West: Lands designated under the CCAP for future, high density, mixed use development (by 
others) and the future Capstan Canada Line Station. 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified a number of design issues requiring attention on a 
phase-by-phase basis at Development Permit stage. For Phase 1, further design development was 
encouraged in particular with respect to three things: 

1) ARTS Units: The proposed ARTS units and related public outdoor spaces (i.e. ARTS 
Terraces) must provide for an attractive, arts-related, "home-based business-type" 
environment and contribute to an engaging public realm that helps to foster Capstan 
Village's growth as an "arts district". 

• Staff support the applicant's design development of the ARTS units and related features 
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as set out in this report, which include: 
1- and 2-storey, street-fronting, loft-style units with living and work spaces on the 
first floor, bedrooms and private balconies on the second floor, double height studios, 
with glazed, garage-type doors, and special features aimed to support arts activities 
(e.g., durable finishes, daylight controls, noise attenuation); 
Locating the units along Phase l' s Hazelbridge Way and Sexsmith Road frontages to 
enhance Capstan Village's emerging network of ARTS units and linkages with 
nearby public art, transit, and amenities; 
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In coordination with the Servicing Agreement with respect to rezoning of the subject 
site (SA 14-671776), raising the grade of Hazelbridge Way to provide for convenient, 
barrier-free public access to the ARTS units and informal, outdoor, arts-related 
activity space; and 
A contemporary aesthetic expressed through the use of industrial-type materials 
(e.g., concrete, metal panels), garage-type doors, and bold colours. 

2) Public Parking Facility: The proposed Public Parking Facility satisfies the requirements of 
Zoning Bylaw No. 8500, as amended by Zoning Amendment Bylaw No. 9135, for a 
transitional, multi-phase parking strategy, whereby 250 "surplus" parking spaces are 
constructed as part of Phase 1 and, in tum, a 250-space parking reduction is permitted in the 
development's final phase. The accommodation of this increased parking on Phase 1 presents 
a design challenge that must be sensitively addressed if streetscape and public open space 
impacts are to be minimized. 

• Staff support the applicant's design development of the Public Parking Facility as set out 
in this report, which proposes to integrate Phase 1 with the applicant's adjacent 
development at 8677 Capstan Way (as per legal agreements registered on the titles of the 
two lots through their rezoning processes) and provides for: 

Reduced building bulk by the avoiding the duplication of vertical circulation; 
Ease of public use by locating all short-term, public spaces on one level with direct 
access from Hazelbridge Way and managing the visitor parking for Phase 1 and 8677 
Capstan Way as part of the Facility's short-term parking; and 
Reduced streetscape impacts by limiting driveways (i.e. two locations serve all of 
Phase 1 and 8677 Capstan Way) and incorporating special signage, lighting, weather 
protection, decorative paving, and related landscape features. 

3) Towers: As a result of the Public Parking Facility and the design of various public open 
space features (as approved through the rezoning), the buildable "footprint" of Phase 1 was 
reduced, which increases the challenge of creating attractive tower forms and skyline interest. 

• Staff support the applicant's design development of Phase l' s towers and related features 
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as set out in this report. While Phase 1 's three towers have simple forms with flat roofs: 
All three towers generally comply with CCAP Development Permit (DP) Guidelines 
for 650 m2 (6,997 ft2) maximum floorplate sizes (i.e. 656 m2 - 665 m2 / 7,061 fe -
7,158 ft2); 
Subtle variations in tower height (i.e. two at 14 storeys and one at 13 storeys) are 
enhanced by variations in tower orientation and, along Hazelbridge Way, a 
landscaped break in the podium streetwall that provides for a significant shift in scale 
between the west and north towers; 
The towers are sited to maximize sunlight to outdoor amenity spaces at the podium 
and mid-rise levels; 
The shape, orientation, and colour palette for each tower is distinct, which enhances 
visual interest and identity; and 
All roofs, including the tower roofs, are treated as some combination of extensive 
green roof and usable (private and/or shared) amenity space. 
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The Public Hearing for the rezoning of this site was held on May 20, 2014. At the Public 
Hearing, Council requested that the developer consider providing transit passes to residents, 
particularly those occupying the affordable housing units. 

• Staff worked with the applicant to address this issue and concluded that the provision of transit 
passes would be best considered at future phases of the development because: (i) through the 
rezoning, a comprehensive parking strategy was approved for the development (secured 
through zoning and legal agreements); (ii) as part of the parking strategy, in Phase 1 the 
developer is committed to the construction of a large Public Parking Facility, including 6 car
share spaces equipped with electric vehicle "quick charge" stations (i.e. 240V); and, (iii) the 
completion of future phases will more closely coincide with the construction of the Capstan 
Canada Line Station, thus, making them more attractive options for transit pass initiatives. 

Staff Comments 

The proposed scheme attached to this report has satisfactorily addressed the significant urban 
design issues and other staff comments identified as part of the review of the subject 
Development Permit application. In addition, it complies with the intent of the applicable 
sections of the Official Community Plan and CCAP, and is in compliance with the proposed 
"Residential/Limited Commercial and Artist Residential Tenancy Studio Units (ZMU25) -
Capstan Village (City Centre)" zone except for the zoning variances noted below. 

Legal agreements to be registered on title prior to rezoning adoption secure the implementation of 
on-site community amenities on a phase-by-phase basis. No additional on-site community 
amenities are being sought through the subject Phase 1 Development Permit application. The on
site community amenities that will be provided by the developer as part of Phase 1 (exclusive of 
off-site works and cash-in-lieu contributions secured through the rezoning) include the following: 

Phase 1 Committed Voluntary Developer Contributions, 
Amenities as per RZ 12-610011 

Affordable • 11 units (843.8 m2 
/ 9,082.6 ft\ secured with a Housing Agreement and 1. Housing Housing Covenant 

• 17 units (1,393.5 m2 
/ 15,000.0 fe), secured with a Housing Agreement and 

2. ARTS Units 
Housing Covenant 

• 326-space, comprehensively managed, Public Parking Facility, co-located on 
Phase 1 and the developer's interconnected development at 8677 Capstan 
Way. (NOTE: Through DP 12-604012 for 8677 Capstan Way, 99 surplus 
spaces were secured on that site for the future use of Phase 1. Of those 
spaces, 29 will be used for the Public Parking Facility and 70 will be used for 
Phase 1 resident parking.) 

• The proposed Public Parking Facility will be managed comprehensively by 

3. 
Public Parking the developer and includes: 
Facility i. 125 "assigned" spaces that may be leased (e.g., daily, weekly, monthly, 

or annual use); and 
ii. 201 "unassigned" spaces, pooled together for the short-term (i.e. hourly) 

use of the general public (at rates not greater than nearby on-street 
parking), including: 
- 125 public spaces required with respect to RZ 12-610011; 
- 36 visitor spaces required with respect to Phase 1; and 
- 40 visitor spaces required with respect to 8677 Capstan Way. 

4422072 
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Phase 1 Committed Voluntary Developer Contributions, 
Amenities as per RZ 12-610011 

Car-Share • 6 car-share spaces (located within the Public Parking Facility) equipped with 
4. Parking electric vehicle "quick charge" stations (i.e. 240V) 

• "ARTS Terrace" (403.2 m2 
/ 0.10 ac) provided in association with the ARTS 

units to enhance public access and opportunities for art displays, art 

5. 
Public Open openings, and similar activities; and 
Space • "Mid-Block Trail" (637.0 m2 

/ 0.16 ac) for pedestrians and bikes along Phase 
1 's west side, including a plaza, paths, seating, rain-garden, landscape 
features, and public art. 

• A Detailed Public Art Plan for Phase 1, providing for public art on-site and 
6. Public Art 

within the Neighbourhood Park and secured with a $272,468 Letter of Credit. 

Tree • 158 replacement trees (based on 2 trees for each on-site tree removed), as 7. 
Replacement per the development's multi-phase Tree Protection and Replacement Plan 

Public Art: 
The Richmond Public Art Advisory Committee considered the Phase 1 Detailed Public Art Plan 
on November 18,2014. The Plan proposes two projects on-site and one in the Neighbourhood 
Park ( off-site) with a combined total budget of $272,468 (as per legal agreements registered on 
title through the rezoning). The Committee voted in support of the Plan and recommended that, 
with respect to the park: (i) a larger portion of the total budget be allocated to this location; (ii) 
the call be opened to artists across Canada; (iii) staff help the art consultant identify community 
representatives for the panel; and, (iv) a design team member act as an advisor on the panel. 

The Phase 1 Plan has been updated to address the Committee's recommendations. A voluntary 
developer contribution of $272,468 will be secured with a Letter of Credit prior to issuance of 
the subject Phase 1 Development Permit. 

Aircraft Noise Sensitive Development (ANSD): 
Phase 1 is situated within ANSD "Area 3", which permits all ANSD uses (i.e. residential, child 
care, hospital, and school) provided that a restrictive covenant is registered on title, acoustics 
reports are prepared at Building Permit stage identifying appropriate noise attenuation measures, 
and various building design features are incorporated (e.g., air conditioning or equivalent). The 
required covenant will be registered on the subject site prior to rezoning adoption, and other 
requirements will be satisfied prior to Building Permit issuance, as required. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500, as amended by 
zoning amendment Bylaw No. 9135 (RZ 12-610011), to: 

1) Reduce the minimum required number of on-site, loading spaces for large-size vehicles 
from one (1) to nil. 

• 
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Staffsupport the requested variance on the basis that: (i) a comprehensive loading 
analysis was undertaken at rezoning stage, which concluded that the subject site did 
not require on-site loading for large trucks; and, (ii) the on-street parking lane along 
Phase 1 's Hazelbridge Way frontage will be sized in anticipation of intermittent use by 
large trucks, as per SA 14-671776. 
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2) Increase the maximum distance that balconies may project into the required road setback near 
the intersection of Sexsmith Road and Hazelbridge Way from 1.0 m (i.e. one third of the 
minimum required setback) to 1.31 m. 

II Staff support the requested variance on the basis that: (i) the dedicated (road) corner
cut at the Hazelbridge WaylSexsmith Road intersection effectively requires Phase 1 to 
be setback further from the street in this location than elsewhere on-site; (ii) the 
proposed balconies add prominence and visual interest to the building without adding 
bulk; and, (iii) no sightline issues are created. 

3) Increase the maximum distance that architectural features may project into the required road and 
park setback from 0.6 m to 2.24 m. 

II Staff support the requested variance on the basis that the features are projecting 
frame-like elements that: (i) serve to enhance the building's prominence at two key 
neighbourhood crossroads (i.e. the intersection of Hazelbridge Way with Sexsmith Road 
on the east and with the Mid-Block Trail on the west); (ii) are a part of a coordinated 
series of projecting "frames" used to impart a "human-scale", provide visual interest, 
and break up Phase 1 's facades into smaller, identifiable "buildings"; and (iii) do not add 
bulk or create sightline issues. 

4) Increase the maximum distance that canopies may project into the required road and park 
setback from 1.5 m (i.e. 50% of the required setback) to 2.92 m. 

II Staffsupport the requested variance on the basis that the canopies: (i) enhance 
streetscape variety, amenity, and visual interest; (ii) enhance wayfinding with respect to 
the Public Parking Facility and tower entrances; (iii) provide streetscape continuity 
with the applicant's adjacent development under construction at 8677 Capstan Way; 
and, (iv) do not create sightline issues or negatively impact the public realm. 

Advisory Design Panel (ADP) Comments 

The Design Panel considered the subject Phase 1 development on November 5, 2014, and voted 
in favour of it moving forward to the Development Permit Panel, subject to the applicant giving 
consideration to the Panel's comments (e.g., improvements to the treatment of the building's 
north elevation, use of colour, ground plane features, and energy performance). Minutes of the 
meeting are attached for reference. (Attachment 2) The design response from the applicant has 
been included immediately following the specific Design Panel comments and is identified in 
'bold italics '. Staff believe the applicant's revised design satisfactorily addresses the 
recommendations of the Panel. 

Analysis 

The proposed development is the first phase of a 4-phase, comprehensively planned, high 
density, mixed use development in the Capstan Village area of Richmond's City Centre. The 
site will be zoned "Residential/Limited Commercial and Artist Residential Tenancy Studio Units 
(ZMU25) - Capstan Village (City Centre)" and is subject to OCP and CCAP policies and 
DP Guidelines aimed at encouraging the development of a high-amenity, pedestrian-oriented, 
urban community supportive of City objectives for the future construction of a Canada Line 
station in Capstan Village and the area's establishment as part of a vibrant "arts district". In 
support of this, current City policies and zoning: 

4422072 
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II Require the subject site to be developed with a combination of high-density, high- and mid
rise residential uses and public open spaces; 

II Provide for density bonusing to encourage voluntary developer contributions towards the 
Capstan Station Reserve fund, the provision of publicly-accessible open space, and the 
construction of affordable housing and subsidized rental housing for professional artists; and 

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

The subject Phase 1 development proposes a 35,144.1 m2 (378,287.9 ft2
), 400-unit, multi-family 

residential project (adjacent to and interconnected with the developer's previously approved 200-
dwelling project at 8677 Capstan Way), including three high-rise apartment buildings containing 
372 market units, 11 affordable housing units, and 17 ARTS units (i.e. affordable housing for 
professional artists), publicly-accessible open space, and a multi-storey parkade containing a 
326-space Public Parking Facility. Staffs review indicates that the subject development 
proposal is a well-considered and attractive design that is consistent with the intent of the OCP, 
CCAP, and Zoning Bylaw and warrants favourable consideration as follows: 

Conditions of Adjacency 
The subject residential development presents few adjacency concerns because it is bounded by 
City streets on its east and north sides, a broad, landscaped walkway (on-site) on its west side 
that will be widened by future development, and the developer's previously approved, 
interconnected project at 8677 Capstan Way on the south. Furthermore: 

II The project's towers appear to be well located because: (i) Phase 1 provides for a minimum 
tower spacing of24 m (79 ft) , which is consistent with most high density, CCAP locations; 
(ii) Phase 1 's towers are located to minimize potential impacts on future development (by 
others) to the west and the subject developer's Phase 2 site to the north; (iii) tower overlook 
of 8677 Capstan Way is minimized through an increased tower setback along Phase 1 's west 
side; (iv) primary living spaces in adjacent towers are oriented away from each other; and, 
(v) opportunities for sunny, rooftop amenity spaces and tower views of broad, landscaped 
rooftops have been maximized; 

II Potential overlook issues at interior corners have been resolved through: (i) minimizing the 
number of such units by breaking the mid-rise portion of the development into two separate 
buildings; and, (ii) wrapping the project's few interior corners with large, 2- and 3-bedroom 
units; and 

II Potential public/private interface issues along the street frontages of the ARTS units have 
been resolved by: (i) locating bedrooms and private outdoor spaces at the second storey of 
the units; (ii) providing for a landscaped setback and terrace along the frontages of the units; 
and (iii) incorporating a combination of solid wall, translucent glazing, clerestory windows, 
movable window coverings, and outdoor art display opportunities to ensure adequate interior 
daylight and an attractive streetscape, without compromising the ability of residents to 
control their openness to the street. 

Urban Design and Site Planning 
In compliance with the CCAP, through the rezoning, the developer has agreed to provide for new 
parks and roads including, among other things, the developer's voluntary contribution ofland 
with respect to the CCAP's Capstan Station Bonus and "minor street" policies. Those policies 
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allow the net site area of a development, for density calculation purposes, to include land 
transferred to the City for park and road. In addition, as described previously, Phase 1 includes 
250 "extra" parking spaces (to satisfy Zoning Bylaw requirements) as part of the proposed Public 
Parking Facility. The developer's design of Phase 1 aims to resolve the challenge of 
accommodating the permitted density on the subject site by, among other things: 

• Raising the grades of Sexsmith Road and Hazelbridge Way, which helps to: (i) reduce the 
bulk of parking located above grade and conceal it from view; and, (ii) minimize the change 
in grade between the public realm and interior habitable spaces, which could otherwise 
impair the attractiveness and accessibility of Phase 1 's streetscapes (due to a minimum flood 
construction level of2.9 m GSC); 

• Proposing an articulated, 8- storey streetwall form around the perimeter of Phase 1, which 
helps to: (i) define the fronting streets and Mid-Block Trail in an attractive, urban manner; 
(ii) visually break up the development into a series of smaller, more human-scaled 
"buildings"; and (iii) provide visual interest through an interruption in the podium massing 
along Hazelbridge Way, a series of architectural "frames" that mark key comers and add 
texture to the facades, and variations in colours, materials, and setbacks; and 

• Providing for pedestrian-oriented streetscapes, enhanced with: (i) street-oriented ARTS units 
along two frontages and townhouse units with direct access to fronting streets and public 
open space elsewhere; (ii) special public open space features along all three frontages, 
including the Mid-Block Trail, ARTS Terraces, and Sexsmith Road greenway and off-street 
bike path; (iii) high quality architectural and landscape features and finishes; and, (iv) public 
art at two prominent locations (i.e. Hazelbridge Way at Sexsmith Road and at the Mid-Block 
Trail). 

Architectural Form and Character 
The CCAP encourages the City Centre to be developed as a mosaic of distinctive, yet cohesive, 
urban villages. The contemporary style of the subject development, its playful use of colour and 
architectural features, and its complementary character to 8677 Capstan Way are all consistent 
with this objective. Moreover, the development is comprised of three distinct "layers" that 
contribute to visual interest, pedestrian scale, and a distinct identity, as follows: 

• Base: The lower two floors of the building, which contain street-fronting ARTS and 
townhouse units, tower lobbies, and the entrances to the Public Parking Facility, are strongly 
articulated with projecting canopies and balconies, studio garage doors, changes in grade, 
colour, and landscaping to make a strong visual statement and provide for a variety of 
engaging pedestrian-oriented experiences - ranging from arts to residential to park - around 
the perimeter of Phase 1. 

• Mid-Rise: The 8-storey, mid-rise portion of Phase 1 conveys a strong, urban character and is 
the key element defining the street edge. Articulated by an interruption in the Hazelbridge 
Way streetwall and a bold, vertical "frame" at the Hazelbridge Way/Sexsmith Road comer, 
the development is effectively split into three distinct buildings, each of which is further 
articulated with smaller "frames", projecting and recessed balconies, and variations in 
colours and materials that impart a human scale and contribute towards a highly textured and 
engaging streetscape experience. 

• Towers: The development's high-rise forms, which vary in design, while being simple in 
massing, are strategically used to break up the length of Phase 1 's streetwall and provide for 
a more varied, interesting streetscape. At the east and north towers, this is achieved in a 
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conventional manner by bringing the towers to the ground at their lobbies and reinforcing 
this with vertical stripes of colour that enhance the towers' apparent height. More 
dramatically, to the east of Phase 1 's west tower the height of the streetwall is dropped to two 
storeys, the tower is oriented with its narrow side facing Hazelbridge Way, and its height is 
slightly reduced. The effect this gives, in combination with the adjacent, landscaped Mid
Block Trail, is one of a boutique-type "tower on the park" whose unique identity will 
contribute towards Capstan Village's open space experience and provide visual cues that 
enhance wayfinding. 

Landscape Design and Open Space Design 
The development's landscape has been designed with the aim of providing for a highly livable, 
urban-residential environment. In addition to providing every dwelling with private outdoor space in 
the form of a balcony or patio, the development incorporates five key open space areas as follows: 

• Mid-Block Trail: The trail, which is 10 m wide and located along the west side of Phase 1, is 
intended as a privately-owned/publicly-accessible, pedestrian/bike linkage between Hazelbridge 
Way and Capstan Way. The first phase of the Trail will be built as part of the developer's 
adjacent, approved development under construction at 8677 Capstan Way. Phase 1 will extend 
the Trail north to Hazelbridge Way; and, future development (by others) will widen it to the 
west. The design of the Trail will be fully accessible and include a paved walkway/bike path, 
lawn, seating, rain gardens, indigenous planting, and a mix of deciduous and evergreen trees. A 
small seating plaza at the north end of the Trail (at Hazelbridge Way) is identified for public art. 

• ARTS Terraces: The Terraces, which are approximately 3.1 m wide and located long the north 
and east sides of Phase 1, are intended as privately-owned/publicly-accessible, pedestrian 
areas that enhance public and private enjoyment of arts-related activities arising through the 
development of the project's proposed ARTS units. The design of the Terraces is level with 
the sidewalk on the north, along Hazelbridge Way, and elevated on the east, along Sexsmith 
Road, with stair access and a designated public art location at the comer. Barrier-free access 
along the north, together with street trees, decorative planting, and seating, will make this area 
an inviting place to stop and look at artworks on display and in process in the fronting studios; 
while, the elevation of the east terrace, will make it a place to explore and enjoy the view. 
Concrete retaining walls and metal guardrails, together with studio garage doors and bold 
punches of colour on the building, will lend the Terraces an industrial-like character, 
complementary to outdoor formal and informal art displays and events; while, granite sets, 
planting, trees, and seating speak to the high quality of the development and will contribute to 
the Terrace's "fit" will the project's residential uses. 

• Podium Rooftop Indoor/Outdoor Amenity Space: Phase 1 's indoor amenity space and primary 
outdoor amenity space are located at the development's podium rooflevel and are designed to 
appear and function as a seamless extension of the indoor and outdoor spaces constructed by 
the developer at 8677 Capstan Way (as per legal agreements registered on the titles of both 
properties). Phase 1 's indoor amenity space, which is accessible from its residential buildings 
via covered walkways, includes a gymnasium (large enough to accommodate two badminton 
courts) and rooms for parties, play, theatre, golf, relaxing, and dining; plus, residents will have 
direct indoor access to the swimming pool, change rooms, and other facilities provided at 
8677 Capstan Way. Phase 1 's podium-level outdoor amenities include children's play space, 
lawn, edible gardens, seating and dining areas, walkways, decorative planting, and shade 
trees; and, residents will also have unrestricted access to complementary outdoor spaces/uses 
at 8677 Capstan Way. 
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.. Mid-Rise Rooftop Outdoor Amenity Space: Phase 1 's mid-rise rooftops are designed as more 
intimate, outdoor amenity spaces for the exclusive use of Phase 1 residents. These spaces 
include garden plots (equipped with hose bibs, potting benches, and tool storage), children's 
play spaces, seating, decorative planting, walkways, lawns, and shade trees. 

.. Green Roofs: The roofs of the development's podium, mid-rise, and high-rise buildings are 
treated as a combination of extensive green roofs and shared/private outdoor spaces for the 
enjoyment of residents. The roof of the amenity building is entirely treated as a green roof 
to, among other things, enhance rooftop views from surrounding residential units. Extensive 
green roofs are separated from high foot-traffic areas by various landscape features 
(e.g., changes in grade, curbs, shrubs, hedges) to minimize wear and maintenance 
requirements are included in the landscape drawings. 

Crime Prevention through Environmental Design (CPTED) 
The Phase 1 development incorporates CPTED strategies including, among other things: 

.. The development's site planning and building design provide for passive surveillance of 
fronting streets and public open spaces; 

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

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

.. The parking structure will be well lit, its interior will be painted white, public pay stations 
will be situated in highly-visible locations, and security gates will be installed between public 
and resident-only areas; 

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

.. Outdoor amenity spaces will be visually open, well lit, and offer multiple egress options. 

Affordable Housing 
In accordance with Richmond's Affordable Housing Strategy, through the rezoning process, the 
developer agreed to the phased construction, at the developer's sole cost, of 5% of the 4-phase 
development's total residential floor area as low-end market rental units. As per affordable 
housing phasing covenants registered on title, the subject Phase 1 development shall provide for 
11 units (843.8 m2 /9,082.6 ft2), which will be: 

.. Secured with a Housing Agreement and Housing Covenant registered on title to the lot; 

.. Dispersed throughout Phase 1 (i.e. Levels 3, 4, 5, and 6); 

.. 100% Basic Universal Housing compliant; and 

.. Comprised of two I-bedroom, seven 2-bedroom, and two 3-bedroom units. 

Artist Residential Tenancy Studio (ARTS) Units 
In addition to complying with Richmond's Affordable Housing Strategy, through the rezoning 
process, the developer agreed to construct, at the developer's sole cost, 1,393.5 m2 (15,000.0 ft2) 
of ARTS units (i.e. low-end market rental units secured for occupancy by professional artists and 
their households). Legal agreements registered on title require that 17 ARTS units are 
constructed, all of which shall be located in Phase 1 and will be: 

.. Secured with a Housing Agreement and Housing Covenant registered on title to the lot; 

.. Located at grade fronting Hazelbridge Way and Sexsmith Road in order to allow for easy 
public access and displays of artworks; 
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.. 100% equipped with aging-in-place features and include one unit that is Basic Universal 
Housing compliant; and 

.. Comprised of five bachelor, seven I-bedroom, and five 2-bedroom units. 

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: 

.. Barrier-free access to all residential lobbies from the fronting street. 

.. Barrier-free access to all indoor and outdoor amenity spaces. 

.. 49 Basic Universal Housing (BUH) units (i.e. 12% of total units) designed to Zoning Bylaw 
standards to provide for their ready renovation to accommodate wheelchair users, including: 

37 market units (10%); 
11 affordable housing units (100%); and 
1 ARTS unit (6%). 
iliote: The developer does not plan to take advantage ofthe Zoning Bylaw's permitted 
density exclusion of 1.86 m2 per BUH unit.) 

.. Aging in 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. 

Sustainability 
The project's sustainability goal is to provide a cost-effective, high-value development that 
meets or exceeds CCAP standards (i.e. LEED "Silver" equivalent), as per the attached LEED 
Checklist. (Attachment 3) Highlights of Phase 1 's sustainability strategy include: 
.. A District Energy Utility (DEU) ready design providing for the hook-up of Phase 1 to a City 

DEU utility when it comes available (as per legal agreements registered on title); 
.. At least a 20% reduction in the project's design energy cost compared to the energy cost of 

the ASHRAE/IESNA Standard 90 1-2007 reference building through the use of an efficient 
mechanical system and passive design elements (e.g., optimal window glazing, high
performance insulation, operable windows); 

.. Reductions in the Heat Island Effect and the rate and quantity of storm water runoff through 
the use of vegetation over at least 43.2% of the site, including: 

17.5% traditional landscape areas; 
7.2% lawn; 
0.9% urban agriculture plots; and 
17.6% extensive green roofs; 

.. A 50% reduction in potable water consumption for irrigation through appropriate plant 
selection and maintenance; 

.. The installation of electric vehicle charging infrastructure, including (i) "quick charge" 
(240V) stations within the Public Parking Facility for the 6 car-share vehicles; (ii) 120V 
stations for 20% of resident parking and pre-ducting for future stations for 25% of resident 
parking; and (iii) one charging station for every ten Class 1 bike storage spaces; 

.. The use of Energy Star rated appliances throughout the project; and 
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.. An emphasis on the recycling of construction waste, using locally manufactured building 
materials with high recycled content, and measures aimed at minimizing construction 
impacts on the surrounding environment. 

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, publicly-accessible open space, 
ARTS units and affordable and accessible housing, public art, and sustainable development 
measures (e.g., electric vehicle charging facilities, green roofs, LEED Silver), together with 
voluntary developer contributions secured at the project's rezoning stage (e.g., roads, parks, 
Capstan Station Reserve funding), will enhance the establishment of Capstan Village as a high
amenity, transit-oriented, urban community. On this basis, staff recommend support for the 
subject Development Permit application. 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SPC:cas 

Attachments: 
1. Development Application Data Sheet 
2. Advisory Design Panel Minutes 
3. LEED Checklist 
4. Development Permit Considerations 
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City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 14-667322 Attachment 1 

Address: 3291,3331, and 3371 Sexsmith Road 

Applicant: Pinnacle Living (Capstan Village) Lands Inc. Owner: Pinnacle Living (Capstan Village) Lands Inc 

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

Floor Area Gross: 37,222.1 m2 Area Net: 35,144.1 m2 

~~--~-----------------

I Existing I Proposed 
• . m . ac , Inc u Ing: 

9,131.0 m2 (2.26 ac) 
, 

Site Area • - Public Open Space: 882.9 m2 (0.22 ac) 
- Building Footprint: 8,248.1 m2 (2.04 acl 

9 131 0 (2 26 I d 

Land Uses • Vacant • Multi-family residential 

OCP Designation • Mixed Use • No change 

• Residential/Limited 
Commercial & Artist 

Zoning Residential Tenancy Studio • No change 
(ARTS) Units (ZMU25) -
Capstan Village (City Centre) 

• Market units: 372 
• Affordable Housing Units: 11 Number of Units • Nil • ARTS Units: 17 
• TOTAL: 400 
• Basic Universal Housing (BUH) Units: 12% 

(49 units) 

Accessible Housing Nil 
- 10% Market units (37 units) • - 100% Affordable Housing Units (11 units) 
- 6% ARTS Units (1 unit) 

• Aging in Place Features: 100% of units 

I Bylaw Requirement I Proposed I Variance 

Floor Area (Max.) • 35,144.1 m2 • 35,144.1 m2 • None permitted 

Lot Size (Min.) • 9,000.0 m2 • 9,131.0 m2 • None 

Lot Coverage (Max.) • Max. 90% • 81% • None 

• 6.0 m, but may be reduced Setback - Road & Park 
to 3.0 m based on approved • 3.0 m • None (Min.) 
DP 

Setback - Interior Side Yard • 6.0 m, but may be reduced • 3.0 m • None (Min.) to nil based on approved DP 

• Balconies: 1.0 m • Balconies: 1.31 m • 0.31 m increase 

Permitted Projections into • Architectural features: • Architectural features: 0.6 m • 1.64 m increase 
Road Setbacks (Max.) 2.24 m 

• Canopies: 1.5 m • Canopies: 2.92 m • 1.42 increase 

• 35.0 m, but may be 
Height (Max.) increased to 47.0 m based • 47.0 m • None 

on approved DP 
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I Bylaw Requirement I Proposed I Variance 
• 681 spaces, including 

TOTAL Off-Street 
Resident & Public 681 spaces 

- 582 on-site 
None • • 

Parking Spaces 
- 99 on 8677 Capstan 

Way (existing SRW) 
Off-Street Resident Parking -
- Market units @ 1.0/unit 
- Affordable Housing @ 

0.81/unit • 431 spaces, including: • 431 spaces, including: 
- ARTS units @ 0.81/unit - 372 - Market units - 372 - Market units 
- Visitors @ 0.09/unit - 9 - Affordable Housing - 9 - Affordable Housing • None 
NOTE: Rates assume 10% - 14 - ARTS units - 14 - ARTS units 
TOM reduction & 50% visitor - 36 - Visitors - 36 - Visitors 
parking reduction for the 
provision of Public Parking, 
asper RZ 12-610011 

• 250 spaces, as per RZ 

250 spaces, as per RZ 12-
12-610011 • PLUS, co-location with: 

Off-Street Public Parking 610011, including: • 36 - Phase 1 visitor 
Facility - 6 car-share • None 

- 119 general public 
spaces (as above) 

• 40 - 8677 Capstan Way - 125 assignable visitor spaces (existing) 
TOTAL FACILITY: 326 

Off-Street Parking Spaces - • 2% min. (14 spaces) • 2% (14 spaces) • None 
Accessible 
Off-Street Parking Spaces - • 50% max. (340 spaces) • 11 % (74 spaces) • None 
Small Car 
Off-Street Parking Spaces - • Permitted • Nil • None 
Tandem 
Bike Storage (Min.) • 500 - Class 1 • 500 - Class 1 - Class 1 @ 1.25/unit • None 

Class 2 @ 0.2/unit • 80 - Class 2 • 80 - Class 2 -
• Off-Street Parking • Off-Street Parking Spaces: Spaces: 

Electrical Vehicle (120-V) - 20% Stations (87) - 20% Stations (87) 
Charging Stations for - 25% Pre-ducted (108) • None - 25% Pre-ducted (108) 
Residents (Min.) • Bike Storage (Class 1): • Bike Storage (Class 1): - 10% stations (50) - 10% stations (50) 
Electrical Vehicle (240-V) 
Charging Stations for the • 2 stations for the 6 car-share • 2 stations for the 6 car- • None 
Public (Min.), spaces share spaces 
as per RZ 12-610011 

• 2 - Medium-size • Large loading • 1 - Large-size NOTE: Large-size loading to 
Off-Street Loading reduced from • 2 - Medium-size be accommodated on-street 

on Hazelbridge Way 
1 space to nil 

Amenity Space - Indoor 
- 2 m2/unit min. • 800 m2 • 800 m2 • None 

• 3,313 m", including: • 3,452 m~, including: 
Amenity Space - Outdoor - OCP: 2,400 m2, including - OCP: 2,539 m2, 
- OCP: 6.0 m2/unit min. 600 m2 children's play including 604 m2 • None 
- CCAP: 10% net site space children's play space 

- CCAP: 913 m2 - CCAP: 913 m2 

Tree Replacement - On-Site • 158 replacement trees • 181 replacement trees • None - 2: 1 replacement planting 
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Excerpt from the Minutes from the 

Advisory Design Panel Meeting 
November 5, 2014, Richmond City Hall 

Attachment 2 

DP- 14-667322 - 400 DUS HIGH-RISE (3 TOWERS) AND PUBLIC PARKING STRUCTURE 

APPLICANT: Pinnacle Living (Capstan Village) Lands Inc. 

PROPERTY LOCATION: 3291,3331 & 3371 Sexsmith Road, Capstan Village (Phase 1 of 4 phases) 

Applicant's Presentation 

John Bingham, Bingham Hill Architects, and Peter Kreuk, Durante Kreuk Ltd., presented the project 
and answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• well-designed project; appreciate the [rooftop] community gardens; 

• understand the City's requirement, however, the project's objective to achieve LEED Silver 
equivalency is not a high standard; applicant is encouraged to achieve at least six energy 
points (i.e., one energy point above the current proposal for five) because the net effect will 
be significant given the size of the subject development and the developer's future phases; 
• The Phase 1 LEED Checklist has been revised as recommended. 

• well-thought out project; would have liked to see detailed drawings of lay-out of units but 
confident that the applicant is following disability guidelines; 
• Detailed unit layouts are included in the permit drawings and comply with City 

requirements. 

• overall form and development is well-handled; placement of density on the parcel is done 
well; 

• towers are well-handled; however, concerned regarding the large scale of the north elevation 
facing Hazelbridge Way; elements introduced to break down the north fayade are not 
sufficient; look at opportunities to further articulate the north fayade, break down its mass, 
and possibly carve away a portion of the podium; 
• Design development has been undertaken to reduce the bulk of the Hazelbridge Way 

facade, including: 
i. Setting back of a portion of the tower's upper floors; 
ii. Relocating and re-sizing balconies to reduce the visual breadth of the tower; and 

iii. Introducing coloured metal panels running up the tower (from grade to top) to create a 
strong vertical element that attracts the eye, interrupts the length of the facade, marks 
the tower's entrance, and enhances the tower's apparent height. 

• introduction of accent colours is a positive approach; however, it needs to go further to 
further visually break down the project; 
• The use of colour has been made bolder including, along Hazelbridge Way (as above), the 

introduction of a bold, vertical stripe that enhances the identity and apparent height of the 
tower, while breaking down the scale of the facade, and, elsewhere, the removal of 
coloured glass spandrel "ribbons" in favour of larger areas of coloured metal panels. 



- 2 -

III ground plane is well-handled; however, look at the interface of the ARTS units with the 
public sidewalk to further enhance public engagement; 
• The proposed grade of Hazelbridge Way has been raised to provide direct, level access 

(i.e. no ramp or stairs required) to the ARTS Terraces along Phase 1 's Hazelbridge Way 
and Sexsmith Road frontages from the north. 

III investigate handling of details; e.g. long-term maintenance of the garage doors [proposed as 
part of the ARTS units]; 

As per legal agreements registered on title, prior to Building Permit issuance for Phase 1, 
the ARTS units will be the subject of detailed design review and approval, to the 
satisfaction of the Director of Development, Manager of Community Social Development, 
and Director of Arts, Culture, and Heritage Services. 

III look at the spacing between the [lower five floors of the] west and north towers to mitigate 
shadowing and overlook and create more open space; 
• The applicant proposes to maintain the original spacing between the lower floors of the 

west and north towers on the basis that no primary residential living spaces are oriented 
to this area and its widening would result in increased bulk at upper levels, which could 
be visually unattractive and have shadowing impacts on- and off-site. 

III the project is well handled given its context; 

III use of window wall is unrelenting; would be nice to see different materials on the building 
fayades; 
• The applicant has increased the use of colour and metal panels. More significant 

variations in materials are proposed for future phases of the development. 

III the indoor amenity building appears lacking, e.g. the roof is uninteresting; consider a green 
roof and a more interesting roof form in view of the overlook from residential units above; 
• An extensive green roof is proposed over the entirety of the amenity building. 

III look at opportunities to reduce heat gain at the west elevation, e.g. reducing aperture and 
glazing; 
• Significant deciduous and evergreen tree planting has been added to the Mid-Block Trail 

that, together with future development west of the Trail, will help to mitigate heat gain 
issues along the building's west elevation. In addition, glazing performance measures will 
be reviewed in detail at Building Permit stage. 

III agree with comments that the project is well-designed; however, consider design 
development with regard to the frame elements, e.g. introduce more colours and materials to 
provide more visual interest; 
• As noted above, a bolder use of colour and changes to the building's massing and 

balconies have been introduced to, among other things, enhance visual interest. 

III landscaping is well resolved and organized; has strong series of program elements; 

III pleased to see better than average materials palette; 

III extensive green roofs is a positive approach; however, consider the foot traffic aspect as 
green roof plants are delicate for foot traffic; 
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III Extensive green roofs are separated from high foot-traffic areas by various landscape 
features (e.g., changes in grade, curbs, shrubs, hedges). Green roof maintenance 
requirements are included in the landscape drawings. 
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II appreciate the proposed mid-block walkway along the west side of Phase I and the Arbutus 
Walk example provided by the applicant; however, consider further design development to 
tie in with the richness and intricate details of the rest of the project; 
II The landscape treatment of the Mid-Block Trail has been further developed and now 

includes, in addition to pathways and lawns, seating, decorative lighting, public art, rain
gardens, indigenous planting, and a mix of deciduous and coniferous trees. 

II understand the ARTS units challenge on the streetscape; concern on the resolution of ramps; 
look at the slope of the ramps whether it meets the Building Code requirement; look at how 
to better integrate the ramp and consider the safety aspect in view of its proximity to the 
garage entry; 
II As noted above, the proposed grade of Hazelbridge Way has been raised to provide direct, 

level access to the ARTS Terraces from Hazelbridge Way. Public safety will be further 
enhanced through the introduction of changes in paving treatments, bol/ards, and signage 
signalling the locations of the proposed parking garage entrances. 

II look at the corner treatment of the ARTS unit and public terrace at the Hazelbridge Way and 
Sexsmith Road corner; and 
II As a result, in part, of the proposed changes to the grade of Hazelbridge Way, it has been 

possible to open up the comer of the ARTS Terrace with a broad stair oriented towards 
the intersection, complemented by planting, refinements to the building facade, and public 
art (as per the Detailed Public Art Plan for Phase 1). 

II look at the placement of trees and changes in grade on the landscaped podium along the 
primary walkways to ensure adequate privacy to private patios. 
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II Additional trees and shrubs have been added to enhance privacy at the patios. 

Panel Decision 

It was moved and seconded 
That DP 14-667322 be supported to move forward to the Development Permit Panel 
subject to the applicant giving consideration to the comments of the Panel. 

CARRIED 
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Attachment 4 

City of 
Richmond 

Development Permit Considerations 
Development Applications Division 

6911 NO.3 Road, Richmond, BC V6Y 2C1 

Address: 3291, 3331, and 3371 Sexsmith Road File No.: DP 14-667322 

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

1. Rezoning (RZ 12-610011): Final adoption of the Zoning Amendment Bylaw No. 9135, including the 
developer's compliance with the terms of the Rezoning Considerations, as approved by Council, which 
include: 

l.l. Provincial Ministry of Transportation and Infrastructure approval; [Complete. REDMS #4261072] 

1.2. Subdivision plan registration, which requires that the developer satisfies road dedication, land 
transfer (park), right-of-way (public passage and utilities), and related requirements; 

1.3. Driveway crossing agreements registration; 

104. Cross access (vehicle) agreements registration; 

l.5. Cross access (shared indoor and outdoor amenity) agreements registration; 

1.6. Flood indemnity covenant registration; 

1.7. Aircraft Noise Sensitive Development (ANSD) covenant registration; 

1.8. View blockage, Canada Line, and other development impacts covenants registration; 

1.9. District Energy Utility (DEU) covenant registration; 

1.10. Capstan Station Bonus covenant registration; 

1.11. Transition parking and transportation demand management requirements, including: 

1.11.1. Public parking agreement registration; 

1.11.2. Car-share parking agreement registration; 

1.11.3. Transit shelter voluntary cash-in-lieu developer contribution ($60,000); 

1.1104. Pedestrian mobility enhancements voluntary cash-in-lieu developer contribution ($220,000); 

1.1l.5. Electric vehicle (on-street) charging stations, secured via SA 14-671776 and a voluntary 
cash-in-lieu developer contribution ($15,000); and 

1.11.6. Park frontage works, secured via SA 14-671777 and phasing covenant registration for 
future off-site works; 

1.12. Tandem parking covenant registration; 

1.13. Affordable housing, including: 

1.13.1. For Lot 1, Housing Agreement Bylaw adoption and Housing Covenant registration; and 

1.13.2. For Lots 2-4, phasing covenant registration for future, lot-by-lot, Housing Agreement Bylaw 
adoption and Housing Covenant registration; 

1.14. Artist Residential Tenancy Studio (ARTS) units (Lot 1 only), including Housing Agreement Bylaw 
adoption and Housing Covenant registration; 

1.15. Early Childhood Development (ECD) Hub agreement registration for the developer's future 
construction of the facility on Lot 2 and its transfer to the City; 

1.16. Public art covenant registration, including a plan for phased (lot-by-Iot) implementation; 

1.17. Tree protection and replacement covenant registration; 

1.18. Phasing covenant registration; 
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1.19. Community planning voluntary developer contribution ($323,873); 

1.20. Development Permit processing for the subject site (Lot 1) to the satisfaction of the Director of 
Development (DP 14-667322); and 

1.21. Servicing Agreement registration, secured with Letters of Credit, including: 

1.21 .1. Engineering and road design and construction (SA 14-671776); and 

1.21.2. Park design and construction (SA 14-671777). 

2. Landscape Security: Receipt ofa Letter of Credit for landscaping in the amount of$I,574,807.30, the value of 
which is based on 100% of the sealed cost estimate provided by the Landscape Architect, including labour 
and 10% contingency. (For the sealed cost estimate, see: REDMS #4439513) 

3. "No Development": Compliance with the terms of the restrictive covenants registered on title to Lot 1 prior to 
rezoning adoption of RZ 12-610011, which include: 

3.1. View Blockage and Other Development Impacts: Submission of a Letter of Assurance from a 
certified professional confirming that the subject development has been designed in accordance with 
the covenant, including the reports for the acoustic, mechanical, and architectural professionals 
attached as a schedule to the covenant. 

3.2. Public Parking Facility: Completion of the parking design to the satisfaction of the Director of 
Development and Director of Transportation. 

3.3. Car-Share Parking Spaces: Completion of the parking design to the satisfaction ofthe Director of 
Development and Director of Transportation. 

3.4. Affordable Housing: Compliance with the terms of the Housing Agreement and Housing Covenant 
with respect to affordable housing units on Lot 1, which indicate that they apply in perpetuity and 
provide for, but are not limited to, 11 affordable rental units as per the following: 

Unit Type Number of Minimum Unit Maximum Monthly Total Household Annual 
Units Sizes Rent Income 

1 Bedroom 2 50 m2 (535 ft2) $950 $38,000 or less 

2 Bedroom 7 80 m2 (860 ft2) $1,162 $46,500 or less 

3 Bedroom 2 91 m2 (980 ft2) $1,437 $57,500 or less 

NOTE: "Maximum Monthly Rent" and "Total Household Annual Income" may be adjusted periodically as 
provided for under adopted City policy. "Total Household Annual Income" may be increased annually by 
the Consumer Price Index. 

3.5. Artist Residential Tenancy Studio (ARTS) Units: Compliance with the terms ofthe Housing 
Agreement and Housing Covenant with respect to ARTS units on Lot 1, which indicate that they 
apply in perpetuity and provide for, but are not limited to, 17 affordable rental units for professional 
artists as per the following: 

Unit Type Number of Minimum Unit Maximum Monthly Total Household Annual 
Units Sizes Rent Income 

ARTS bachelor 5 74m2 (797 ft2) $850 $34,000 or less 

ARTS 1-bedroom 7 74m2 (797 ft2) $850 $34,000 or less 

ARTS 2-bedroom 5 91 m2 (980 ft2) $850 $34,000 or less 

NOTE: "Maximum Monthly Rent" and "Total Household Annual Income" may be adjusted periodically as 
provided for under adopted City policy. "Total Household Annual Income" may be increased annually by 
the Consumer Price Index. 

3.6. Public Art: 

4422072 

3.6.1. Submission of a Detailed Public Art Plan for Lot 1, to the satisfaction of the Director of 
Arts, Culture, and Heritage Services and Director of Development (which may include 
consideration by the Richmond Public Art Committee), which provides for public art off-site 
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at the Neighbourhood Park and on-site at two locations on Lot 1 and has a combined total 
value equal to or greater than $272,468. 

3.6.2. City acceptance of a Letter of Credit for Lot 1 public art in the amount of $272,468. 

3.7. Tree Protection and Compensation: 

3.7.1. Enter into a Servicing Agreement for the design and construction of the City-owned 
Neighbourhood Park (SA 14-671777), which agreement shall include, among other things, 
the retention of existing trees within the park, to the satisfaction of the Senior Manager of 
Parks. 

3.7.2. City acceptance of the developer's offer to voluntarily contribute $6,500 to the City's Tree 
Compensation Fund for the planting of replacement trees within the city in lieu of replacing 
City-owned trees removed by the developer from existing or proposed dedicated roads. 

3.7.3. Submission of a Contract entered into between the applicant and a Certified Arborist for 
supervision of anyon-site works conducted within the tree protection zone of the trees to be 
retained. The Contract should include the scope of work to be undertaken, including: the 
proposed number of site monitoring inspections, and a provision for the Arborist to submit a 
post-construction assessment report to the City for review. (Complete. REDMS #4429526) 

3.7.4. Installation of appropriate tree protection fencing around all trees to be retained as part of 
the development prior to any construction activities, including demolition, occurring on-site. 

Prior to Building Permit Issuance, the developer must complete the following requirements: 

1. "No Build": Compliance with the terms of the restrictive covenants registered on title to Lot 1 prior to 
rezoning adoption ofRZ 12-610011, which include, but may not be limited to, the following: 

1.l. Capstan Station Bonus: City acceptance of the developer's offer to voluntarily contribute funds to the 
Capstan Station Reserve as required by the provisions of the Zoning Bylaw. 

1.2. District Energy Utility (DEU): Submission of a Letter of Assurance from a certified professional 
confirming that the building is designed with the capability to connect to and be serviced by a DEU 
and the owner has provided an energy modelling report satisfactory to the Director of Engineering. 

l.3. Mid-Block Trail: The design must be to the satisfaction ofthe Senior Manager of Parks and Director 
of Development. 

104. Aircraft Noise Sensitive Development (ANSD): Submission of a report and recommendations 
prepared by an appropriate registered professional(s), which demonstrate 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) is the ASHRAE 
55-2004 "Thermal Environmental Conditions for Human Occupancy" standard and subsequent 
updates as they may occur. Maximum interior noise levels (decibels) within the dwelling units must 
achieve CMHC standards as follows: 

Portions of Dwelling Units Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

1.5. View Blockage and Other Development Impacts: Submission of a Letter of Assurance from a 
certified professional confirming that the subject development has been designed in accordance with 
the covenant and attached report. 

4422072 
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1.6. Canada Line: Submission of a report and recommendations prepared by an appropriate registered 
professional(s), to the satisfaction of the Director of Development and Senior Manager of Building 
Approvals, which demonstrate that: 

a) Maximum interior noise levels (decibels) within the dwelling units and other noise sensitive 
uses will achieve CMHC standards as follows, taking into consideration, among other things, 
existing and future rail operation-specific noise (e.g., squealing rails; station announcements; 
night-time operations; voices, especially at peak periods, early mornings, and late nights): 

Portions of Building Noise Levels (decibels) 

Bedrooms 35 decibels 

Living, dining, recreation rooms 40 decibels 

b) With respect to achieving the required CHMC interior noise standards, the standard required 
for air conditioning systems and their alternatives (e.g. ground source heat pumps, heat 
exchangers and acoustic ducting) shall comply with the ASHRAE 55-2004 "Thermal 
Environmental Conditions for Human Occupancy" standard and subsequent updates as they 
may occur. 

c) Other potential livability impacts arising through the proximity of the subject development to 
existing and future Canada Line infrastructure and operations will be effectively mitigated, 
which include, but may not be limited to, issues of overlook and reduced privacy due to the 
elevation of the trains and station platforms; light impacts caused by the trains, station, 
platforms, and associated public spaces; and, vibration. 

For the purpose of the report, recommendations, and required mitigation measures, affected 
developments shall include all developments situated, in whole or in part, within 100 m ofthe Canada 
Line right-of-way, or as otherwise determined to the satisfaction of the Director of Development and 
Senior Manager of Building Approvals, that include Canada Line sensitive uses, which shall be 
defined as the following: 

a) Residential, meaning all residential uses, including multiple-family dwellings, live/work 
units, work/live units, and nursing homes; 

b) School, meaning all public and private places where K-12 education is offered, as per 
provincial requirements; 

c) Child care, meaning all licensed child care uses; and 

d) Hospital, meaning all places that provide medical services, as per provincial requirements, 
where patients may stay overnight or for longer periods of time. 

1.7. Public Parking Facility: Inclusion of the parking in the Lot 1 Building Permit as required by the 
Development Permit. 

1.8. Car-Share Parking Spaces: Inclusion of the parking in the Lot 1 Building Permit as required by the 
Development Permit. 

1.9. Affordable Housing: Inclusion of the units in the Lot 1 Building Permit as required by the 
Development Permit 

1.10. ARTS Units: Completion ofthe design to the satisfaction of the Director of Development, Manager 
of Community Social Development, and Director of Arts, Culture, and Heritage Services and the 
inclusion of the units in the Lot 1 Building Permit. 

1.11. Additional Legal Agreements: Registration of all necessary additional legal agreements identified 
through the Building Permit approval processes for Lot 1 to the satisfaction ofthe Director of 
Development, Director of Engineering, Director of Transportation, Senior Manager of Park, and 
Senior Manager of Building Approvals 

4422072 
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2. Construction Parking and Traffic Management Plan: Submission of a Plan to the Transportation Division. 
The Management Plan shall include locations for parking for services, deliveries, workers, and loading, 
application for any lane closures, and proper construction traffic controls as per Traffic Control Manual for 
works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation Section 01570. 

3. Accessibility: Incorporation of accessibility measures in the Building Permit as required by the Development 
Permit (e.g., aging in place features and Basic Universal Housing units). 

4. Landscape: Submission of a Letter of Assurance from a registered professional confirming that the following 
features are appropriately provided for in the Building Permit as required by the Development Permit: 

4.1. Hose bibs and related features; and 

4.2. Green roofs. 

5. Sustainability: 

5.1. LEED: Submission of a Letter of Assurance from a registered professional confirming that the site 
specific measures identified at Development Permit stage are appropriately provided for in the 
Building Permit to achieve LEED Silver or better (equivalency). 

5.2. Electric Vehicle (EV) Charging Stations: Incorporation of on-site EV charging requirements in the 
Lot 1 Building Permit for resident parking (i.e.l20V duplex outlets and pre-ducting for future 
service), Class 1 bike parking, and the Public Parking Facility (i.e. 240V quick-charge stations 
serving the designated Car-Share Parking Spaces) as required by the Development Permit. 

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

Note: 

* 
• 

This requires a separate application. 

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

All agreements to be registered in the Land Title Office shall have priority over all such liens, charges and encumbrances 
as is considered advisable by the Director of Development. All agreements to be registered in the Land Title Office shall, 
unless the Director of Development determines otherwise, be fully registered in the Land Title Office prior to enactment 
of the appropriate bylaw. 

The preceding agreements shall provide security to the City including indemnities, warranties, equitable/rent charges, 
letters of credit and withholding permits, as deemed necessary or advisable by the Director of Development. All 
agreements shall be in a form and content satisfactory to the Director of Development. 

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

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

SIGNED COpy ON FILE (REDMS #4440687) 

Signed Date 

4422072 



City of 
Richmond Development Permit 

No. DP 14-667322 

To the Holder: Pinnacle Living (Capstan Village) Lands Inc. 

Property Address: 3291, 3331, and 3371 Sexsmith Road 

Address: 300 - 911 Homer Street, Vancouver, BC V6B 2W6 

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

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

3. The "Richmond Zoning Bylaw 8500", as amended by zoning amendment Bylaw No. 9135, is 
hereby varied to: 

a) Reduce the minimum required number of on-site, loading spaces for large-size 
vehicles from one (1) to nil; 

b) Increase the maximum distance that balconies may project into the required road setback 
near the intersection of Sexsmith Road and Hazelbridge Way from 1.0 m (i.e. one third 
of the minimum required setback) to 1.31 m; 

c) Increase the maximum distance that architectural features may project into the required 
road and park setback from 0.6 m to 2.24 m; and 

d) Increase the maximum distance that canopies may project into the required road and 
park setback from 1.5 m (i.e. 50% of the required setback) to 2.92 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; off
street parking and loading facilities; roads and parking areas; and landscaping and screening 
shall be constructed generally in accordance with Plans #1 to #24c attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$1,574,807.30 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 



To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 14-667322 

Pinnacle Living (Capstan Village) Lands Inc. 

3291, 3331, and 3371 Sexsmith Road 

300 - 911 Homer Street, Vancouver, BC V6B 2W6 

7. lfthe 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. 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4422072 

ISSUED BY THE COUNCIL THE 



Schedule "A" attached to and forming part of DP 14-667322 

DP 14-667322 
SCHEDULE HA" 

Oligin~1 Date: 07/'1'1/'1-4 
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