
To: 

City of 
Richmond 

Development Permit Panel 

Report to Development Permit Panel 

Date: December 16, 2013 

From: Wayne Craig File: DP 13-642725 
Director of Development 

Re: Application by Amela Brudar - GBl Architects for a Development Permit at 8888 
Patterson Road 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of the second phase of a five-phase, residential development at 8888 
Patterson Road on a site zoned "High Rise Apartment and Artist Residential Tenancy Studio 
Units (ZHRI0) - Capstan Village (City Centre)" for a high-rise building containing 246 
market dwellings and 17 affordable housing units (to be secured via a Housing Agreement), 
together with publicly-accessible open space and park; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to: 

a) Reduce the minimum allowable setback from a lot line abutting Garden City Road for 
portions of the building having a height greater than 28.0 m, for the purpose of permitting 
a cantilevered roof and balconies, from 50.0 m to 48.6 m; and 

b) Increase the maximum allowable building height for portions of the building located less 
than 50.0 m from a lot line abutting Garden City Road, for the purpose of permitting 
enclosed stair staffs, an elevator penthouse, and an indoor residential amenity space, 
from 28.0 m to 33.4 m. 

WC:spc 
Att. 
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Staff Report 

Origin 

Amela Brudar - GBL Architects, on behalf of Concord Pacific, has applied to the City of 
Richmond for permission to construct Phase 2 of "Concord Gardens", a five-phase, 97,704 m2 

(1 million ft2), multi-family residential development containing approximately 1,245 dwellings 
on a 3.05 ha (7.55 ac) site zoned "High Rise Apartment and Artist Residential Tenancy Studio 
Units (ZHRI0) - Capstan Village (City Centre)" (Attachment 1 & 2). Phase 2 is the second of 
three phases planned for the developer's north lot at 8888 Patterson Road (Lot 1), which phase 
includes 20,758.9 m2 (223,454 ft2) of multi-family housing (263 dwellings, including 246 
market dwellings and 17 affordable housing dwellings secured via a Housing Agreement), a 
large, indoor amenity facility with a pool, gymnasium, banquet hall, and bowling alley for the 
shared use of all "Concord Gardens" residents, and a 0.51 ha (1.27 ac) publicly-accessible open 
space (i.e. privately owned and maintained), all of which is to be constructed over a two-level 
parking structure concealed below finished grade. 

Rezoning of "Concord Gardens" (RZ 06-349722) was adopted in January 2013, and is notable for, 
among other things: 

• 

• 

• 

• 

• 

Being one of the first developments to voluntarily commit to funding the future construction of 
the Capstan Canada Line station, which contribution is payable on a phase-by-phase basis prior 
to Building Permit issuance, as per the City Centre Area Plan (CCAP) and Zoning Bylaw; 
Supporting the City Centre's emerging "arts district" by providing 20 subsidized affordable 
housing units for professional artists in Phase 1 (over and above the City's standard (5%) 
affordable housing developer contribution); 
Constructing various road improvements, including the extension of Hazelbridge Way in 
Phase 1 and bike network improvements in Phase 2; 
Providing for the phased construction of 9,220 m2 (2.28 ac) of on-site, privately-owned, 
publicly-accessible open space, together with a 0.12 ha (0.30 ac) City-owned park within an 
unopened portion of Patterson Road (i.e. Patterson Street-End Park); and 
Contributing towards the construction of a new Capstan Village sanitary pump station. 

Background 

"Concord Gardens" is situated in a transitional, single-family area of Capstan Village that is 
characterized by older homes on large lots and expansive areas of vacant land. Existing 
development surrounding the "Concord Gardens" five-phase site includes, to the: 

North: Patterson Road, across which is a row of "Single Detached (RS IfF)" zoned lots (the 
north side of which backs on to Sea Island Way) designated under the CCAP for a 
maximum of3.5 FAR, of which up to 2.5 FAR may be residential and the remainder 
shall be commercial (e.g., office). 

East: Garden City Road, across which is "The Oaks", a predominantly "Single Detached 
(RSlfB and E)" zoned neighbourhood, together with Talmey Elementary School, 
which will in part serve the public school needs of the future residents of Capstan 
Village. 
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The former TransLink park-and-ride site, the Richmond Capstan Alliance Church, and 
three "Single Detached (RSl/F)" lots, which are designated under the CCAP for similar 
uses and densities to those proposed for the subject site. 

Sexsmith Road, across which is a large area of predominantly vacant land zoned 
"Single Detached (RS lIF)" that is owned in part by the subject developer and in part by 
Pinnacle International, which has recently received approval for the development of 
200 high-rise dwellings on a portion of its lands (RZ 10-544729, DP 12-604012) and is 
pursuing rezoning to permit an additional +/-1,000 dwellings, together with park and 
commercial uses, on its remaining property (RZ 12-610011). 

Rezoning and Public Hearing Results 

The Public Hearing for the rezoning of the subject site was held on February 20,2012. During the 
.rezoning process, issues were identified to be resolved at Development Permit (DP) stage, on a 
phase-by-phase basis, as follows: 

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

1) Variation in tower height, floorplate shape, and orientation are encouraged to provide for an 
interesting skyline. 

• Phase 2 is comprised of a slab-type building that steps down in height from west to east 
(i.e. from 47 m geodetic to 29.4 m and 24.5 m geodetic) and is arranged in a courtyard­
like manner around a one-storey indoor/outdoor amenity facility oriented south towards 
the proposed Neighbourhood Park. Together, the proposed changes in building 
heights, massing, and park setbacks provide for visual interest at the building's upper 
floors, while contributing towards an attractive setting for the development's proposed 
private amenities and public open space uses at grade. 

2) Tall buildings must minimize shading of the proposed Neighbourhood Park, especially during 
peak periods and in high-use or sun-sensitive locations (i.e. children's playgrounds, garden 
plots) in order to maximize public use and enjoyment of this important amenity. 

• Phase 2 will be situated north of the proposed Neighbourhood Park and will not shade 
this important public area; however, it will shade the proposed City-owned Patterson 
Street-End Park, which is to be located on the north side of the subject site. Nevertheless, 
as the primary role of this small park is that of a pedestrian and bike connection to the 
Garden City Road greenway/bike route, combined with informal sport court-type uses, 
shading caused by Phase 2 is expected to have a limited impact on the park's overall 
amenity and can in part be addressed via the park's detailed design (e.g., Servicing 
Agreement will include shade tolerant plants). 

3) Streetwall articulation is encouraged to visually break up long streetwalls and provide for an 
attractive, sensitive interface with the Neighbourhood Park, streets, and other pedestrian spaces. 

• The varied heights and courtyard-like massing of Phase 2 's residential building, together 
with changes in materials, a subtle palette of colours, and a highly articulated fa~ade 
treatment, contribute towards an attractive, visually-engaging street- and park-scape 
design. 
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8) The potential development impacts occurring between the subject development's various phases 
and between it and its future neighbours, especially in respect to potential view blockage. 

• Steps have been taken in the design of the subject development to minimize overlook 
between residential units and maximize view corridors between buildings. In addition, as 
recommended in the rezoning staff report, a covenant has been registered on the subject 
site notifying future residents of potential view and other impacts that may arise as a 
result of development on- and off-site. 

Aircraft Noise: In addition to the above design issues, at Public Hearing the Vancouver 
International Airport Authority submitted a letter expressing concern that "Concord Gardens" 
would introduce residential uses in an area affected by aircraft noise. 

• The subject site is situated in the Official Community Plan (OCP) Aircraft Noise 
Sensitive Development (ANSD) "Area 3", which permits multi-family residential uses, 
as proposed, provided that a restrictive covenant is registered on title and acoustics 
reports are prepared at DP and Building Permit (BP) stages identifying necessary noise 
attenuation measures and confirming their implementation. 

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

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 (OCP) and City Centre Area Plan (CCAP) and is generally in compliance with 
the "High Rise Apartment and Artist Residential Tenancy Studio Units (ZHR10) - Capstan Village 
(City Centre)" zone, except for the zoning variances noted below. 

Through the rezoning review and approval process for "Concord Gardens", phasing covenants and 
related legal agreements were registered on title requiring that various conditions are satisfied prior 
to DP issuance for Phase 2. The subject development satisfies all the requisite conditions, as 
described in bold italics. 

1) Affordable Housing: Within Phase 2, the developer must construct, at the developer's sole 
cost, at least 1,341.6 m2 (14,441 ft2) of low-end market housing, secured via a Housing 
Agreement and Covenant. 

• The subject Phase 2 development provides for a combined habitable floor area of 
1,361.2 m2 (14,652fr) of affordable housing comprised of seventeen (17) townhouse 
and apartment units along the development's north and east frontages (i.e. two 
bachelor, six I-bedroom, seven 2-bedroom, and two 3-bedroom), as shown in the 
attached Development Permit. rt:f..ote: "Concord Gardens'" Housing Agreement and 
Covenant were registered on title prior to rezoning adoption. Prior to issuance of the 
subject DP, the Housing Covenant will be amended to specify the approved sizes, 
locations, and types of affordable housing units to be constructed by the developer in 
Phase 2.) 
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2) Park & Publicly-Accessible Open Space: The developer is required to design and construct, 
at the developer's sole cost, the proposed 0.12 ha (0.30 ac) Patterson Street-End Park (i.e. a 
City-owned park within an unopened portion of Patterson Road near Garden City Road) and 
the 0.514 ha (1.27 ac) portion of the proposed Neighbourhood Park situated within Phase 2 
(i.e. privately-owned and maintained, publicly-accessible open space secured via a Statutory 
Right-of-Way for public park purposes). 

• 

• 

Prior to issuance of the subject DP, the developer shall enter into a Servicing 
Agreement for the design and construction of the Patterson Street-End Park, to the 
sole satisfaction of the City and as generally described in the Patterson Street-End 
Park Concept (Attachment 4) and Conditional Development Permit Conditions 
(Attachment 8). 

Prior to issuance of the subject DP, the developer shall submit a DP Landscape Letter 
of Credit to secure on-site landscape improvements for Phase 2, which shall include 
$1,028,480.20 for the proposed construction of the portion of the Neighbourhood Park 
located within Phase 2, the value of which is based on 100% of the sealed cost estimate 
provided by the Landscape Architect (including labour and 10% contingency). 

• In addition, as the proposed publicly-accessible Neighbourhood Park will be a privately 
owned/maintained amenity, the existing Statutory Right-of-Way securing the park will 
be amended prior to DP issuance to providefor the addition of minimum acceptable 
maintenance specifications and standards, to the satisfaction of the City. 

3) Roads & Related Off-Site Improvements: The developer is required to design and construct, 
at the developer's sole cost, Patterson Road west of the Patterson Street-End Park to the 
private north-south road that bisects "Concord Gardens" (i.e. divides Phase 2 from Phase 1) 
and frontage improvements along Garden City Road, including the installation of a new 
pedestrian greenway and the extension of an existing on-street bike lane, together with 
additional improvements as determined through the subject DP review. 

• Prior to issuance of the subject DP, the developer shall enter into a Servicing 
Agreementfor the design and construction of the required works along Patterson Road 
and Garden City Road, to the satisfaction of the City. 

• In addition, the Servicing Agreement shall provide for the developer's design and 
construction of a northward extension of the required Garden City Roadfrontage 
improvements to Sea Island Way in the form of a pedestrian walkway, separated off­
street bike path, and related landscape enhancements within a publicly-accessible 
portion of a City-owned lot at 8991 Patterson Road. (Note that in recognition of these 
additional works, together with various on-site parking-related measures, the subject 
development shall be eligible for a 10% Transportation Demand Management parking 
relaxation, as per current Zoning Bylaw provisions.) 

4) Public Art: The developer is required to submit a detailed public art plan for the 
Neighbourhood Park (with a value of at least $241,036), and enter into a public art agreement 
for implementing the plan, to the satisfaction of the City. 

• The developer has completed the required detailed public art plan, to the satisfaction of 
Richmond's Public Art staff. The plan proposes that art, valued at $310,092, should be 
situated within the proposed Neighbourhood Park (based on the current Council-
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approved rate of $0.77 Iff of buildable floor area in Phase 2 and future Phase 3, less 
the floor area of affordable housing). (Note that Public Art Committee approval was 
granted at rezoning stage.) 

• Prior to issuance of the subject DP, a covenant shall be registered on the subject site 
restricting occupancy of Phase 2, in whole or in part, until the detailed public art plan has 
been implemented to the satisfaction of the City, including documentation of the works. 

5) Registration of Various Legal Agreements: The developer is required to register a number of 
legal agreements restricting Building Permit issuance until various conditions are satisfied. 

• View Blockage and Other Potential Development Impacts: The purpose of this 
agreement is to notify potential purchasers of Phase 2 dwellings of possible view, noise 
and other development-related issues, and to ensure that appropriate measures are 
incorporated into the development's design and construction. This agreement was 
registered on title through BP 13-643300for Phase 1, and the architect has provided a 
letter of assurance confirming that appropriate architectural, acoustic, and mechanical 
measures have been incorporated into the DP design for Phase 2. 

• Transitional Parking Strategy and Electric Vehicle (EV) and Bike Charging Stations: 
The purpose of this agreement is to provide for the phasing of vehicle parking for the 
three phases of "Concord Gardens" located at 8888 Patterson Road (i.e. Phase 1/ DP 12-
611486 approved, Phase 2, andfuture Phase 5) as per Zoning Bylaw requirements, 
together with Class 1 bike storage and Electrical Vehicle (EV) Charging Stations as per 
OCP and Transportation Demand Management (TDM) policy. This agreement was 
registered on title through BP 13-643300for Phase 1, and the appropriate measures have 
been incorporated into the DP design for Phase 2. 

• Tandem Parking: A covenant has been registered on title in respect to all the parking 
to be constructed at Phase 1 (approved) and Phase 2 (which parking will be provided 
within a single, shared parkade). (Note that only Phase 1 includes tandem spaces.) 

• Shared Residential Amenity Space: Prior to issuance of the subject DP, an agreement 
shall be registered on the subject site, which provides for the residents of all five phases 
of the "Concord Gardens" development to make use of indoor and outdoor amenity 
spaces located on Levels 2, 3, and 4 of Phase 2, including an indoor pool, gymnasium, 
banquet hall, bowling alley, games room,fitnessfacility, and related amenities. 

NOTE: All Engineering requirements in respect to Phase 2 of the "Concord Gardens" 
development have been resolved via RZ 06-349722 and the related Servicing Agreements (SA 
12-616223 and SA 12-626906). No additional Servicing Agreement is required for Phase 2 for 
engmeenng purposes. 

Zoning ComplianceNariances (staff comments in bold italics) 

The subject site is zoned "High Rise Apartment and Artist Residential Tenancy Studio Units 
(ZHR10) - Capstan Village (City Centre)", a site-specific zone only applicable to the "Concord 
Gardens" five-phase development site. The applicant requests to vary the provisions of 
Richmond Zoning Bylaw 8500 to: 
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1) Reduce the minimum allowable setback from a lot line abutting Garden City Road for 
portions of the building having a height greater than 28.0 m, for the purpose of permitting a 
cantilevered roof and balconies, from 50.0 m to 48.6 m. 

• Staff support the proposed 1.4 m reduction in minimum permitted setback as the 
proposed features will have a negligible impact on nearby development and enhance the 
appearance of the development's upper storeys by: 

Softening the transition between the building's high-rise and mid-rise forms; and 
In the case of the cantilevered roof, incorporating punched openings that will make 
the roof appear as a decorative silhouette against the sky when viewed from below. 

2) Increase the maximum allowable building height for portions of the building located less 
than 50.0 m from a lot line abutting Garden City Road, for the purpose of permitting 
enclosed stair staffs, an elevator penthouse, and an indoor residential amenity space, from 
28.0 m to 33.4 m. 

• Staff support the proposed 5.4 m increase in maximum permitted building height as the 
proposed features are small, will have a negligible impact on nearby development, and 
are neededfor access to and use of the development's rooftop residential amenities. 

Advisory Design Panel (ADP) Comments 

The subject Phase 2 development was presented for consideration by the ADP on October 23, 
2013. The Panel voted unanimously in favour of the application advancing to Development 
Permit Panel, subject to the applicant giving consideration to the Panel's comments. A copy of 
the relevant excerpt from the Advisory Design Panel Minutes of October 23,2013 is attached for 
reference, together with the response from the applicant in bold italics (Attachment 5). In brief, 
the Panel encouraged the applicant to undertake design development to enhance the appearance 
of the building's Patterson Road fayade, address potential nuisance (e.g., skateboarding), 
maintenance, and interface issues in association with the proposed Neighbourhood Park, enhance 
the privacy of the townhouse unit's front yards, and strive to achieve additional LEED energy 
points. Accordingly, the developer has made various changes to the design, including greater 
articulation long the Patterson Road frontage, refinements in the landscaping of the park and 
private yards, and a 10% increase in the project's LEED points (Attachment 6). It is the opinion 
of staff that the developer has satisfactorily addressed the Panel's comments. 

Analysis 

The "Concord Gardens" development is subject to OCP and CCAP policies, DP Guidelines, a site­
specific zone, and legal agreements registered on title that together guide its use, density, form, 
and character as a high-density, multi-phase, residential development. More specifically, Phase 2 
of "Concord Gardens' is designated for the development of a large, residential building along its 
north side framed by a small City-owned park on its north (i.e. Patterson Street-End Park) and a 
0.51 ha (1.27 ac), privately-owned/publicly-accessible Neighbourhood Park on its south, the latter 
of which includes, among other things, public art, a children's playground, an off-leash dog park, 
and complementary amenities constructed over two storeys of residential parking. 

Staff's review of the "Concord Gardens" Phase 2 development proposal finds it to be a well­
considered, attractive design that is consistent with City objectives for the emerging Capstan 
Village area and deserving of favourable consideration as follows. 
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Conditions of Adjacency 

Through the "Concord Gardens" rezoning process, it was determined that Phase 2 would be a 
key focus of the overall development, incorporating the majority of the proposed privately­
owned/publicly-accessible Neighbourhood Park and a large, south-facing, club-like, 
indoor/outdoor recreation facility for the shared use of all "Concord Gardens" residents. The 
development takes advantage of this concept to help address conditions of adjacency as follows: 

1) A long, narrow, slab-type residential building is proposed to stretch the length of the north 
side of the Phase 2 site. This serves to maximize the size and openness of the proposed 
Neighbourhood Park, provide for increased sunlight to the park and surrounding dwellings, 
increase views to and across the park, and reduce overlook between dwellings. In addition, 
60% of Phase 2' s Garden City Road frontage will be park, which will improve the 
appearance of this prominent streetscape, enhance the pedestrian experience of the Garden 
City greenway, and reduce the development's visual impact on the low-density residential 
area east of Garden City Road. 

2) A south-facing, courtyard-type built form is proposed that will serve to set much of the 
building'S bulk well back from the park edge, frame Phase 2's large, indoor/outdoor, amenity 
facility, and open the development's proposed landscaped water garden to public view. 
Together, these features will visually expand the apparent size of the park, provide for 
passive surveillance of both the park and the amenity, and enable the proposed private and 
public recreation activities to co-exist side-by-side without the need for fences or barricades. 

3) A highly articulated, north-facing streetwall is proposed along the north face of Phase 2, 
which is designed, in part, to function as two discrete, yet integrated, buildings each with its 
own entry lobby, weather protection, and signage (i.e. a more urban tower fronting Patterson 
Road and a more residential, mid-rise form fronting the proposed Patterson Street-End Park 
with townhouses at its base). This will provide for a visually interesting, pedestrian-friendly 
streetscape and complement future development (by others) along Patterson Road's north 
side. 

Urban Design and Site Planning 

The overall form of development proposed for Phase 2 of "Concord Gardens" is consistent with 
City objectives established for the subject site through the rezoning process and will contribute 
towards an attractive, pedestrian-friendly, high-density environment. More specifically: 

1) As noted above, the courtyard-like form of the building expands the effective size and 
amenity of the proposed Neighbourhood Park and provides for strong definition along its 
north edge, while the other side of the building presents an articulated streetwall form 
broken-up to reduce the apparent overall scale of the development and provide pedestrian 
interest. 

2) The building'S east and west ends are kept relatively narrow to minimize impacts on adjacent 
development and maximize views of the park from the surrounding area. 

3) All of the development's parking is concealed below finished grade, which effectively 
minimizes the portion of the site occupied by building, maximizes useable open space 
opportunities (i.e. 55% of the subject site will be developed for public recreation in the form 
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of the Neighbourhood Park), and provides for a variety of accessible grade changes around 
and within the site that contribute towards an engaging and visually interesting landscape. 

4) The development's large, multi-storey, club-like amenity facility presents a prominent, 
welcoming image both along "Concord Gardens" private north-south street and the 
Neighbourhood Park, which contributes towards a mutually complementary relationship 
between the facility's recreation uses and the surrounding public realm. 

5) Garbage operations are fully contained within the building, and access for parking, loading, 
and recycling is grouped in one location near the end of Patterson Road where these activities 
will have least impact on the public realm. 

Architectural Form and Character 

The CCAP encourages the City Centre to be developed as a mosaic of distinctive, yet cohesive, 
urban villages. The design of the subject Phase 2 development builds on the clean, 
contemporary, architectural vocabulary established in "Concord Gardens" Phase 1, but 
intentionally avoids repetition by moving towards a cooler, less bold colour palette and finer, 
lighter architectural forms. More specifically, the building is composed of three strong layers: 

1) Base: The lower floors of the building are designed to be expressive and pedestrian oriented: 

• The amenity facility on the building's south side presents a sophisticated, club-like image 
expressed through a cool, minimalist colour palette, the horizontal lines of its expansive, 
south-facing windows, and the exposed structural supports that create deep, sun-protected 
arcades and define generous patio areas across the face of its indoor pool, gym, and 
banquet hall. 

• The club-like image of the amenity facility continues around the west side and northwest 
comer of the building, punctuated by variations in glazing patterns, materials, and colours 
that, together with weather protection and crisp canopy signage, greet residents and their 
guests to the amenity facility entrance on "Concord Gardens" private north-south street 
and the more formal and subdued, residential tower entrance on Patterson Road. 

• Elsewhere, the perimeter is generally characterized by a regular pattern of2-storey, brick­
fronted townhouse units, each with its own individual entrance via a slightly raised, 
landscaped front yard/patio with a contemporary entry feature (i.e. address signage, 
light). This will contribute to a more intimate, residential ambience complementary to the 
fronting public park and open space areas. 

2) Middle: The mid-rise portion of the building, which is the building'S predominant feature, is 
composed of a playful series of cubic forms that provide for visual interest via shifts in scale, 
texture, and colour that vary across the building'S facades: 

• Horizontal projecting and inset balconies with by-pass guards and coloured banding that 
conceal the balcony edges are used in combination with off-set, vertical windows, 
coloured spandrel panels, and slim, painted concrete frames to create tightly tailored 
fields of colour and texture. 

• Slim brick grids and frames are introduced to break-up the fields of glass and colour into 
separate "buildings" and signal building entries. 
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• The upper edge of the mid-rise treatment steps down in height towards the east to 
visually accentuate the development's massing (which likewise transitions from higher 
on the west to lower near Garden City Road), while the bottom edge of the mid-rise 
treatment strikes a clean "tide line" that draws attention to the special uses at the 
building's base. 

3) Top: The upper portion of the building is kept intentionally light and airy in appearance to 
reduce the apparent bulk of the upper storeys and contribute to a visually appealing skyline: 

• In contrast to the more colourful, textural mid-rise floors that step down towards the east, 
the upper floors of the high-rise tower are lighter, more transparent, and glassy and strike 
a calm horizontal line. 

• Penthouse tower units incorporate broad bands of uninterrupted windows and balconies 
(some with generous roof terraces) that are designed to maximize opportunities for 
residents to enjoy views of the park and beyond. 

• Wide cantilevered roof projections at the top of the building incorporate a slim edge 
profile and punched openings that present a clean, contemporary finish to the tower and 
will provide for a geometric silhouette against the sky when viewed from street level, the 
park, and the building's lower storeys. 

Indoor & Outdoor Amenity Space 

Based on City policy, to meet the anticipated amenity needs of the residents of the subject 
development's 263 units, the developer is required to provide 526 m2 (5,662 ft2) of indoor 
amenity space and 1,990 m2 (21,421 ft2) of outdoor amenity space, the latter of which should 
include a minimum of600 m2 (6,459 ft2) of children's play space and 412 m2 (4,435 ft2) of 
landscaping (i.e. based on CCAP requirements for 10% of the site to be landscaped). The 
developer, however, wishes to exceed the City's minimum standards in order to take advantage 
of the unique opportunity afforded by the "Concord Gardens" five-phase development to create a 
large, club-like amenity facility for the shared use of all Phase 1-5 residents in addition to 
providing amenity space for the sole use of Phase 2. In total, the developer proposes to construct 
1,862 m2 (20,040 ft2) of indoor amenity space and 2,083 m2 (22,426 ft2) of outdoor amenity 
space, which represent 350% and 118% of the City's indoor and outdoor amenity requirements 
respectfully. The project's proposed shared Phase 1-5 amenities will be secured via legal 
agreement on title for the common use of all "Concord Gardens" residents. 

1) Shared Phase 1-5 Indoor/Outdoor Amenity: This concierge-managed amenity space, 
proposed for Levels 2, 3, and 4 of the building, includes 1,715.7 m2 (18,468 ft2) of indoor 
amenity space and 1,548.9 m2 (16,672 ft2) of outdoor amenity space and includes for the 
following amenities: 

• 

• 

• 
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A large, part-gradual entry, indoor swimming pool with direct access to outdoor patio 
space for lounging and barbequing overlooking the Neighbourhood Park, together with a 
hot tub and sauna; 

A gymnasium, sized for badminton and half-court basketball, the design of which 
includes a children's climbing wall and storage for play toys and recreation equipment; 

A 2-storey fitness facility with large windows and a broad range of fitness equipment; 
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• Change rooms with showers, including a family change room and day lockers; 

• A large multi-purpose room designed to accommodate banquets, with a serving kitchen, 
views over the Neighbourhood Park, and direct access to a large, wrap-around patio with 
fire pits, barbeque facilities, and space for dining, lounging, and parties; 

• A games level for relaxing and socializing, including a pool table, table tennis, golf 
simulator, 20-seat movie theatre, and bowling alley; 

• A landscaped water garden comprised of a network of shallow, reflecting ponds, bridges, 
and patios including, at its focus, a garden pavilion for yoga, tai chi, and relaxing; and 

• Maintenance and storage facilities, including space for the storage of seasonal and 
banquet furniture and equipment. 

2) Phase 2 Indoor/Outdoor Amenity: This amenity space is intended to provide for the everyday 
needs of the residents of Phase 2 and will not be accessible to the residents of the other four 
phases of "Concord Gardens". More specifically, the development provides for: 

• At Level 4, a 77 m2 (824 ft2) multi-purpose room with a 28 m2 (302 ft2), south-facing 
deck for strata meetings, family parties, and casual get-togethers; 

• At Level 11 (the mid-rise rooftop), a 70 m2 (748 ft2) multi-purpose room designed to 
function as a glassed-in garden room that will enhance the use ofthe associated 702 m2 

(7,560 ft2) outdoor amenity space, which includes agricultural garden plots (together with 
tool storage, running water, and space for compost), areas for seating, relaxing, dining, 
and barbequing, a combination of intensive and extensive green roofs, and trees for shade 
and visual appeal; and 

• Within the Level 11 outdoor space, a children's playground including toys installed on a 
resilient surface, a sand box, and a hard surface play area, the use of which is primarily 
intended for younger children who may not be adequately served by the Neighbourhood 
Park and Patterson Street-End Park. The size of the proposed play space is 96 m2 (1,038 
ft2), which is less than the 600 m2 (6,459 ft2) recommended under current City policy; 
nevertheless, staff support the developer's proposal on the basis that: 

The subject development proposes to provide indoor amenity space far in excess of 
City requirements; 
The shared (Phase 1-5) indoor amenity space has been designed specifically with the 
needs of children and their families in mind (e.g., gradual-entry pool, children's 
climbing structure and toy storage in the gym, and a family change room); and 
The developer will be providing for alternate play opportunities suitable for a broad 
range of ages and interests in the privately-owned, publicly-accessible 
Neighbourhood Park. 

Landscape Design & Open Space Design 

The CCAP encourages the development of Capstan Village with a network of small- and 
medium-sized neighbourhood parks for public use, linked with walkways and bike paths, and 
complemented by attractive on-site private and semi-private open space amenities and landscape 
features. Elements of the subject development's landscape and open space design include the 
following: 

4071535 



• 

• 

• 

• 

• 

4071535 

13 

Neighbourhood Park: Phase 2 provides for a 0.51 ha (1.27 ac) publicly-accessible, 
privately-owned/maintained open space (secured via the DP Landscape Letter of Credit), 
including: 

A large children's playground incorporating an interactive water feature, swings, a 
slide, and a climbing structure on a raised knoll that makes the area a feature of the 
park; 
A large lawn ringed with shade trees for picnics, informal active play, and relaxing; 
Adult fitness equipment; 
A fenced, off-leash dog park; 
An accessible hillside treated as an "edible landscape" with various types of berries; 
A stream-like water feature, incorporating informal and formal edge treatments; and 
Seating, planting, pathways, and related features. 

Patterson Street-End Park: As required to satisfy legal agreements registered on title prior 
to rezoning, as part of Phase 2 the developer is required to design and construct, at the 
developer's sole cost (via a City Servicing Agreement), a park for the active and passive 
use of the general public within an unopened portion of Patterson Road. This City-owned 
park will include, but may not limited to, a walkway along its south side, a shared 
bike/pedestrian path along its north side, a hard surface, informal sports court, lawn, 
seating and picnic benches, planting and trees, and the enhancement of an existing 
drainage swale along the park's north edge (including the removal and replacement of 
invasive species). 

Garden City Greenway & Bike Path: As required to satisfy legal agreements registered 
on title prior to rezoning, as part of Phase 2 the developer is required to design and 
construct, at the developer's sole cost (via a City Servicing Agreement), a pedestrian 
walkway, street lighting, landscape, and cycling improvements along the full Garden City 
Road frontage of "Concord Gardens" (i.e. Phases 2 and 3), the Patterson Street-End Park, 
and the publicly accessible portion ofthe City-owned lot at 8991 Patterson Road to Sea 
Island Way. 

Private Outdoor Space: In addition to the outdoor, semi-private amenity spaces proposed 
as part of the development's shared Phase 1-5 (grade level) amenity and separate Phase 2 
(rooftop) amenity, all residential units will have outdoor space in the form of front yards, 
roof decks, or balconies. These spaces are either inset to create separation and privacy 
between adjacent units or separated with privacy screens incorporating planter boxes and 
extensive green roofs. 

Tree Replacement: A tree inventory and assessment were completed prior to rezoning 
and updated via the subject DP review. Requirements with respect to Phase 2 include: 

Existing on-site trees will be removed and replaced on-site via the subject DP, 
including tree planting within the Neighbourhood Park as determined to the 
satisfaction of Richmond Parks; 
Tree protection will be installed and an arborist will be retained to protect and 
monitor existing trees on adjacent property (i.e. future Phases 3 and 4) during the 
construction of Phase 2, as per City policy; and 
The developer will contribute $3,900 to the City's Tree Compensation Fund for the 
planting of replacement of trees elsewhere in the city in respect to trees the developer 
proposes to remove from City road right-of-ways, as determined by Richmond Parks. 
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Transportation 

1) Transitional Parking Strategy: In compliance with CCAP policy and Richmond's Zoning 
Bylaw, the developer proposes to implement a transitional parking strategy for the three 
phases of "Concord Gardens" situated on its property at 8888 Patterson Road. This strategy 
addresses vehicle parking, Class 1 (resident) bike parking, and Electrical Vehicle (EV) 
Charging Stations (Attachment 7), and will be secured via a legal agreement on title prior to 
the issuance of the subject Development Permit. More specifically: 

• Vehicle Parking: 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.e. "Parking Zone 2" versus "Parking Zone 1") 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 "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 proposed 
strategy is consistent with the City's objectives and provides for at least 442 parking 
spaces being constructed at Phase 2 of which 299 will be for the permanent use of Phase 
2 and 143 shall be secured via legal agreement for future use of Phase 5 (i.e. available on 
an interim basis for the use of Phase 2). 

• Bike Parking: Similar to the project's vehicle parking, as part of Phase 2 the developer 
proposes to pre-build Class 1 bike parking for the future use of Phase 5, as set out in the 
Transitional Parking Strategy. (Attachment 7) 

• Vehicle & Bike EV Charging Stations: In addition to stipulating minimum numbers of 
vehicle and bike parking spaces, the proposed Transitional Parking Strategy 
(Attachment 7) also sets out the project's required number and phasing ofEV facilities. 
Furthermore, as proposed, the development exceeds City requirements, as follows: 

Phases 1, 2, and 5 all comply with current OCP EV standards, even though the 
approval of Phase 1 pre-dates any OCP requirement to provide EV facilities (which 
represents an extra 108 EV charging stations and 90 EV rough-ins for cars and an 
extra 40 EV charging stations for bikes); and 
Six 240V quick-charge stations are proposed for the shared use of all phases (which 
stations are not required under current OCP policy). 

2) Transportation Demand Management (TDM) Measures: The Zoning Bylaw provides for 
reductions of up to 10% ofrequired parking spaces based on a development's provision of 
TDM measures to the satisfaction of the City. With respect to the subject Phase 2 
development, those measures include the developer's proposal to provide for: 

• EV charging facilities over and above current OCP standards (as described above); 

• A voluntary contribution of $25,000 for the installation of a transit shelter off-site; and 

• Public open space improvements (at the developer's sole cost via a Servicing Agreement) 
in and around the City-owned lot at 8991 Patterson Road, including a public walkway 
and off-street bike path linking Sea Island Way with pedestrian/bike amenities within the 
Patterson Street-End Park and along Garden City Road, to the satisfaction of the City. 
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3) Loading & Waste Collection: As with parking, a coordinated strategy is proposed to address 
the loading, garbage, and recycling needs of Phases 1,2, and 5. More specifically, the agreed 
strategy includes the following: 

• Loading: Loading for Phases 1 and 5 include accommodation for one large truck (WB-
17) on the publicly-accessible, north-south road (that divides Phase 1 from Phase 2) and 
three medium trucks (SU-9) within the building. Phase 2 will share the large truck 
loading space provided by Phase 1, and provide for one additional medium truck (SU -9) 
loading space, which will be located within Phase 2 adjacent to its parking entrance. 

• Recycling: While recycling facilities for Phases 1 and 5 are disbursed in three rooms 
constructed as part of Phase 1, the recycling facilities for Phase 2 are consolidated in a 
single room, which is conveniently situated near Phase 2's Patterson Road driveway and 
loading area (which has extra overhead clearance to accommodate recycling vehicle 
activities). 

• Garbage: Garbage collection for all three phases will take place inside the parking 
structure (private pick-up using low profile vehicles) with vehicle access from Patterson 
Road via the Phase 1 driveway (for Phases 1 and 5) and Phase 2 driveway (for Phase 2). 

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: 

1) Barrier-free access to both residential lobbies from the fronting street/park. 

2) Barrier-free access to all indoor and outdoor amenity spaces (both at grade and on the mid­
rise rooftop), together with provisions for the future installation (by others, if so desired) of a 
battery-operated swimming pool lift to facilitate easy entry into the water for wheelchair 
users (e.g., adequate clearances, anchor points). 

3) 48 Basic Universal Housing (BUH) units (i.e. 18% of total units) designed to Zoning Bylaw 
standards to provide for their ready renovation to accommodate wheelchair users, including: 

• 11 affordable housing unit (i.e. 64% of Phase 2 affordable housing units); and 

• 37 market housing units (i.e. 15% of Phase 2 market units). 

(Note: The developer does not plan to take advantage of the Zoning Bylaw's permitted 
density exclusion of 1.86 m2 (20 ft2) per BUH unit.) 

4) 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. 
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Crime Prevention through Environmental Design (CPTED) 

Measures are proposed to enhance safety and personal security including, but not limited to: 

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

2) The parking structure will be well lit and its interior will be painted white; 

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

4) Outdoor amenity spaces will be visually open and well lit, offer multiple access options, and 
be separated from public areas by landscape and/or water features; 

5) The development's site planning and building design provides for the passive surveillance of 
all street and park frontages; 

6) Lobbies are placed in prominent locations, and have clear sightlines to fronting streets and 
public open spaces; and 

7) The west tower and amenity entrances will be supervised by a concierge. 

Sustainability Measures - LEED "Silver" 

The project's sustainability goal is to provide a cost-effective, high-value development that 
meets or exceeds City standards (i.e. LEED "Silver" equivalent) and the standards targeted for 
Phase 1 (i.e. 60 LEED points versus 52). 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: 

1) Be District Energy Utility (DEU) "ready", such that it will be capable of connecting to a City 
DEU system when one comes available; 

2) Undergo simulations for energy analysis to optimize performance; 

3) Incorporate rainwater management measures aimed at reducing the volume of stormwater 
entering the City storm system via the retention and re-use of rainwater for landscape 
irrigation, a supplementary water source for water features, and the nourishment of rain 
gardens within public spaces; 

4) Include intensive and extensive green roofs, vegetated outdoor areas, and agriculture plots; 

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

6) Include EV charging stations for vehicles and bikes, including six quick-charge stations; and 

7) Incorporate water efficient irrigation (i.e. moisture sensor system) and plumbing fixtures 
(e.g., low-flow shower, kitchen, and lavatory faucets and dual flush toilets). 
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Conclusions 

The proposed development is consistent with Richmond's objectives for the subject property and 
Capstan Village, as set out in the OCP and City Centre Area Plan, and the Zoning Bylaw. The 
project's proposed variations in heights, articulated streetwalls, subdued colour palette, and 
courtyard form wrapped around its club-like amenity facility will provide for a high-quality 
residential setting, complement the use and appearance of the proposed privately­
owned/publicly-accessible Neighbourhood Park, and make the subject development an attractive 
feature of the emerging "Concord Gardens" neighbourhood. Furthermore, the project's proposed 
Neighbourhood Park, Patterson Street-End Park, and related on- and off-site road and open space 
improvements have been designed with local users and long-term maintenance responsibilities in 
mind. On this basis, staff support the proposed development and recommend approval of the 
subject Development Permit application. 

Suzanne Carter-Huffman 
Senior Planner/Urban Design 

SPC:cas 

Attachments: 
1. Location Map 
2. "Concord Gardens" Phasing 
3. Development Application Data Sheet 
4. Patterson Street-End Park Concept 
5. Richmond Advisory Design Panel Minutes 
6. LEED "Silver" Checklist (equivalent) 
7. Transitional Parking Strategy for Phases 1 (Approved), 2 & 5 (Future) 
8. Conditional Development Permit Requirements 
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ATTACHMENT 1 
Location Map 

8888 Patterson Road & 3333 Hazelbridge Way 
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ATTACHMENT 3 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 13-642725 

Address: 8888 Patterson Road & 3333 Hazelbridge Way 

Applicant: Amela Brudar - GBL Architects Owner: 0754999 BC Ltd. 

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

Floor Area Gross: 22,019.8 m2 (237,027 ft2) excluding parking Floor Area Net: 20,758.9 m2 (223,454 ft2) 

I Existing I Proposed 

For Phases 1-5: 
For Phase 2 only: 

• 30,536 m2 (7.55 ac),including Statutory 
• (100%) Gross Site: 9,415.9 m2 (101,352 ft2) 

Site Area • (56%) Neighbourhood Park & Greenway SRW: 
Right-of-Ways for publicly-accessible 

5,292.0 m2 (1.31 ac) 
open space & road 

• (44%) Net Site: 4,123.9 m2 (44,390 ft2) 

Land Uses • Vacant 
• High-rise, high-density residential 
• Park 

OCP • Mixed Use 
• No change Designation • Park 

• High Rise Apartment and Artist 
Residential Tenancy Studio Units 

Zoning (ZHR10) - Capstan Village (City • No change 
Centre) 

• 3.2 FAR for Phases 1-5 combined 

No. of Units • Market Housing: 246 

@Phase2 • Nil • Affordable Housing: 17 
• Total: 263 

Proposed . 
@ Phase 2 Variance 

Net Floor Area • Max. 20,900.0 m2 • 20,758.9 m2 • None permitted 

Lot Coverage 
• Max. 90%, excluding SRW park • 65%, excluding SRW park 

• None & & 
Setback for 
Structures Below • Nil • Nil (Varies) • None 
Finished Grade 

Setback @ 
• Min. 6.0 m, but may be reduced 

to 3.0 m based on an approved • 3.0 m • None Patterson Road 
DP 

• @ Garden City Greenway 

Setback @ SRW • Min. 6.0 m, but may be reduced 
SRW: 3.0 m 

• @ Neighbourhood Park 
Secured for Road to 3.0 m based on an approved 

SRW: 3.0 m • None 
or Park DP 

• @ Private Road SRW: 
3.0 m 
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I 
Bylaw Requirement 

I 
Proposed 

Variance @Phase 2 @Phase2 
Height @ 50+ m • Max. 35.0 m, but may be 
from Garden City increased to 47.0 m geodetic • 47.0 m geodetic • None 
Road based on an approved DP 

• Reduce the min. 

28.0 m EXCEPT: 
setback by 1.4 m to 

• A cantilevered roof & 
permit a 

balconies higher than 28.0 
cantilevered roof & 
balconies 

Height @ Less • Max. 25.0 m, but may be m are proposed @ 48.6 m 
• Increase the max. than 50 m from increased to 28.0 m based on from Garden City Road 

height by 5.4 m to 
Garden City Road an approved DP • An elevator penthouse, 

enclosed stairs, and 
permit an elevator 

indoor amenity space 
penthouse, 
enclosed stairs & 

project higher than 28.0 m 
indoor amenity 
space 

Lot Size • 9416 m
2 , • 9416 m2 , • None 

Transitional Parking Strategy 
requiring parking for Phase 2 & 
future Phase 5 based on: • For Phase 2: 299 

Off-Street Parking • Residents (R): 1.0 space/unit (251 R + 48V) 
• None - Total • Visitors (V): 0.2 spaces/unit • For (future) Phase 5: 143 

• 10% relaxation for the provision • Total: 442 
of Transportation Demand 
Management (TDM) measures 

• For Phase 2: 34% 

Off-Street Parking 
(73R +28V = 101 spaces) 

• Max. 50% • For (future) Phase 5: 36% • None - Small Cars 
(52 spaces) 

• Total: 35% (153 spaces) 
• For Phase 2: 2% 

Off-Street Parking • Residents (R): 2% of total 
(6R + 2V = 8 spaces) 

• For (future) Phase 5: 2% • None - Accessible • Visitors (V): 2% of total (3 spaces) 
• Total: 2% (9 spaces) 
• For Phase 2: 30% 

(89 spaces) 
Off-Street Parking • For (future) Phase 5: 30% 
- Electric Vehicle • 30% @ 120V (43 spaces) • None 
(EV) Plug-Ins • Total: 30% (132 spaces) 

PLUS 6 @ 240V quick-
charge stations 

• For Phase 2: 25% 
Off-Street Parking (74 spaces) 
- Electric Vehicle • 25% @ 120V • For (future) Phase 5: 25% • None 
(EV) Rough-Ins (36 spaces) 

• Total: 25% (110 spaces) 
Off-Street Parking-

• Permitted • Nil • None - Tandem 
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I 
Bylaw Requirement 

I 
Proposed 

I 
Variance 

@Phase2 @Phase 2 
Bike Parking - • For Phase 2: 329 
Class 1 • 1.25 bikes/unit • For (future) Phase 5: 117 • None 
(Residents) • Total: 486 
Bike Parking -

• 0.2 bikes/unit • For Phase 2: 53 • None Class 2 (Visitors) 
• Shared with Phases 1-5: 

1,715.68 m2 (including a 
pool, gym, bowling alley, 

Amenity Space - • Min. 2 m2/unit 
games room, banquet 

Indoor (526 m2 @ 263 units) 
hall, theatre & fitness) • None 

• For Phase 2 only: 
146.0 m2 (multi-purpose 
room) 

• Total: 1,861.68 m2 

• Total: 1,648.87 m2 

• Play space: 96.4 m2 

NOTE: While the play 
space is less than 600 m2, 
the project satisfies the 
intent of the OCP on the 
basis that it provides for: 

• Min. 6 m2/unit, including 50% for 
• Over 300% of required 

children's play space to a 
indoor amenity space; 

Amenity Space -
maximum area of 600 m2 • Children's play features in 

• None. Outdoor (OCP) 
(1,578 m2 @ 263 units, 

the pool and gym; 

including 600 m2 of play space) 
• A large playground in the 

privately-owned, publicly-
accessible 
Neighbourhood Park; and 

• On-site outdoor play 
space geared to small 
children who may not be 
adequately served by the 
Neighbourhood Park. 

Amenity Space - • 10% of net site area for general 
Additional Outdoor landscaping • 10+% (434.52 m2) • None 
(CCAP) (412m2) 

• Market Housing: 15% 
Accessible (37 units) 
Housing - Basic 

• Encouraged 
• Affordable Housing: 64% 

• None Universal Housing (11 units) 
(BUH) • Total Units: 17% 

(48 units) 
Accessible 
Housing - Aging in • Encouraged • 100% of units • None 
Place 
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ATTACHMENT 5 
Richmond Advisory Design Panel Minutes 

Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, October 23,2013 - 4:00 p.m. 
Richmond City Hall 

DP 13-642725 - PHASE 2 OF A 5-PHASE, HIGH DENSITY, MULTI-FAMILY DEVELOPMENT 
(269 UNITS) 

APPLICANT: 

PROPERTY LOCATION: 

Amela Brudar, GBL Architects, on behalf of Concord Pacific 

8888 Patterson Road 

Applicant's Presentation 

Amela Brudar, GBL Architects, and Grant Brumpton, PWL Partnerships, presented the project and 
answered queries from the Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• public park over a private space could give rise to liability issues; look at public parking 
for park users; 

A maintenance guide has been prepared by the project's landscape architect, in 
consultation with Richmond Parks staff, to assist the private owners in the 
management and upkeep of the Neighbourhood Park. 

The City discourages the provision of parking as part of small, neighbourhood­
oriented parks, such as the one proposed. 

• consider low level dividers for benches to prevent unwanted uses such as skateboarding; 

Agreed. 

• underground parking requires extensive lighting; 

Lighting and related measures will be incorporated into the underground parking to 
ensure the personal security of all residents and their guests. 

• the proposed development's open design conforms to CPTED principles; 

• concern on the potential for unwanted uses of zigzagged pathway along Garden City 
Road; 

The proposed design provides for good surveillance by fronting residential uses and 
from Garden City Road. In addition, the short ramp lengths and tight radius corners 
are expected to limit use by skateboarders. 

• relationship between the landscaping and interior amenity is sophisticated; 

• large and consolidated amenity area of the proposed development provides opportunity for 
use by neighbouring developments; 
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• concern on the high maintenance cost of the amenity area by the future strata management; 

The design of the Neighbourhood Park, together with the maintenance guide 
prepared in consultation with Richmond Parks, are sensitive to the long-term costs 
that will be borne by the private owners. 

• consider further landscaping treatment in private areas to differentiate them from public 
areas, e.g. lessen use of water in public areas and provide more in private areas; 

Boulders, planting, trees, and various other landscape features have been 
incorporated to better define the boundary of the Neighbourhood Park from the 
adjacent outdoor residential amenity uses. And, the amount of water has been 
reduced within the Neighbourhood Park. 

• terracing on Garden City Road frontage is well designed; 

• ensure that choice of plant species will provide adequate year-round screening for concrete 
walls; 

Agreed. 

• consider providing accessibility features for affordable units; 

All one-storey affordable housing units will be designed and constructed to 
Richmond's Basic Universal Housing standards, and all two-storey affordable 
housing townhouse units will include Aging in Place features. 

• appreciate the accessibility of the amenity areas; 

• look at ramp width (zigzagged pathway near Garden City Road) to ensure accessibility for 
people on wheelchairs when occupied by other users; 

The path is designed to provide for adequate width. 

• proposal is successful; edges are well resolved; successful ground plane; 

• east lobby appears weak; consider further design development, e.g. adding weather 
protection; west lobby works well; 

A canopy and entry signage has been added to both the east and west residential 
lobby entrances and to the shared amenity space lobby entrance. 

• backdoor access for residents to the park does not provide a strong enough connection to 
the park; 

An entry door has been added to provide direct access for residents from the east 
elevator core area to the outdoor amenity space on Level 3 and the adjacent 
Neighbourhood Park. 

• a lot of attention has been given to the south elevation but the north elevation appears flat; 
consider further design development for the north elevation; 

The building's north face has been revised to include greater relief and break-up the 
fa~ade 's large scale. 

• overall, an interesting concept; appreciate the open design; 
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II applicant needs to provide details to address the thermal bridging by cantilever balconies; 

II 

II 

II 

II 

The applicant is aware of this issue and will address it via the building's detailed 
design. 

four energy points besides commissioning and green power seems low with the district 
energy system; proposed development needs to have more energy points; 

Steps have been taken to increase the development's LEED Energy & Atmosphere 
pointsfrom 8 to 10, and improve its overall LEED scorefrom 55 to 60 points. 

massing is good; generous provision of four elevators (i.e., two cores); 

strong integration of landscaping; 

appreciate how the massing is broken down; however, a stronger definition of elements is 
needed; 

The use of glazing, colour, solid metal panels, and complementary features has been 
refined to better define key features of the development, such as the shared amenity 
space and the residential lobbies. 

II residential units at the interior comers are dark; 

Steps have been taken to reduce potential overlook and improve outlook. 

II blurring between the private and public spaces are handled well; 

II townhouse entrances off the street look nice and are well connected to the street; however, 
look at ways to address privacy issues; 

Entry steps have been set back from the sidewalk to allow for the addition of 
landscape entry features and address sign age, which enhance the identity of the 
individual units and provide for a greater sense of privacy. 

II appreciate the morphology of the building; good cross sections; appreciate the amenity 
area; 

II appreciate the good use of a lot of water in the central park area; activates the area; 

II landscaping on Garden City Road frontage is entertaining; 

II elevation facing Patterson Road needs further development; 

As noted above, the design of the building's north face has been revised to include 
greater relief and break-up the faf:ade 's large scale. 

II concern on the quality of future maintenance of the public park by the strata management; 

4071535 

and 

As noted above, the design of the Neighbourhood Park, together with the 
maintenance guide prepared in consultation with Richmond Parks, are sensitive to 
the long-term costs that will be borne by the private owners. 



.. the north elevation appears to be the back of the building; needs further design 
development. 

As noted above, the design of the building's north face has been revised to include 
greater relief and break-up the far;ade 's large scale. In addition, the entry to the west 
tower lobby has been relocated to the development's Patterson Road frontage to 
enhance the relationship of the building with the street, and weather protection, 
architectural signage, and landscape improvements have been incorporated into the 
building's west and east lobby entrances. 

Panel Decision 

It was moved and seconded 
That DP 13-642725 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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Ye.s No 

ATTACHMENT 6 
LEED "Silver" Checklist (equivalent) 

LEED Canada-NC 2009 Project Checklist 

CONCORD GARDENS PH2 

mllm Project Totals (pre-certification estimates) 110 Possible POints 

Ye-s No 

t? 

5 0 

1 

6 

1 

3 

2 

1 
1 
1 

1 
1 

1 

1 

Yes No 

~ 51IEj 
Yes No 

t? 
r(/ 

rfI 
6 1 12 

7 
2 

2 

2 
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Certified 40-49 points Silver 50-59 points Gold 60-79 pOints Platinum 80 points and above 

Prereq 1 

Credit 1 

Credit 2 

Credit 3 

Construct ion Activity Pollution Prevention 

Site Selection 

Development Density and Community Connectivity 

Brownfield Redevelopment 

Credit 4.1 Alternative Transportation: Public Transportation Access 

Credit 4.2 Alternative Transportation: Bicycle Storage & Changing Rooms 

Credit 4.3 Alternative Transportation : Low-Emitting & Fuel-Efficient Vehicles 

Credit 4.4 Alternative Transportation: Parking Capacity 

Credit 5.1 Site Development: Protect and Restore habitat 

Credit 5.2 Site Development: Maximize Open Space 

Creditfi.1 Stormwater Design: Quantity Control 

Credit 6.2 Stormwater Design: Quality Control 

Credit 7.1 Heat Island Effect: Non-Roof 

Credit 7.2 Heat Island Effect: Roof 

Credit 8 Light Pollut ion Reduct ion 

Prereq 1 

Credit 1 

Credit 2 

Credit 3 

Prereq 1 

Prereq 2 

Prereq 3 

Credit 1 

Credit 2 

Credit 3 

Credit 4 

Credit 5 

Credit 6 

Water Use Reduction 

Water Efficient Landscaping 

Innovative Wastewater Technolog ies 

Water Use Reduction 

Fundamental Commissioning of Building Energy Systems 

Minimum Energy Performance 

Fundamental Refrigerant Management 

Optimize Energy Performance 

On-Site Renewable Energy 

Enhanced Commissioning 

Enhanced Refrigerant Management 

Measurement and Verification 

Green Power 

Required 

3,5 

3,6 

1 

3 

2 

Required 

2,4 

2 

2 - 4 

Required 

Required 

Required 

1 - 19 

1- 7 

2 

2 

3 

2 



Yes No 

~ 
3 

1 

2 

2 

1 1 
1 1 

1 
1 

Yes No 

q 
~ 
1 

0 1 

1 

1 
1 

1 

1 
1 

1 
1 

1 
1 

1 
1 
1 

Y.,. No 

1 
1 

1 
1 

1 

Yes No 

4071535 

Prereq 1 Storage and Collection of Recyclables 

Credn 1.1 Building Reuse: Maintain Existing Walls, Floors, and Roof 

Credit 1.2. Building Reuse: Maintain Interior Non-Structural Elements 

Credn 2 Construction Waste Management 

Credit 3 Materials Reuse 

Credit 4 Recycled Content 

Credit 5 Regional Materials 

Credit 6 Rapidly Renewable Materials 

Credit 7 Certified Wood 

Prereq 1 Minimum Indoor Air Quality Performance 

Prereq 2 Environmental Tobacco Smoke (ETS) Control 

Credrt 1 Outdoor Air Delivery Monitoring 

Credit 2 Increased Ventilation 

Credit 3.1 Construction IAQ Management Plan: During Construction 

Credit 3.2 Construction IAQ Management Plan: Before Occupancy 

Credit 4.1 Low-Emitting Materials: Adhesives and Sealants 

Credit 4.2 Low-Emitting Materials: Paints and Coatings 

Credit 4.3 Low-Emitting Materials: Flooring Systems 

Credit4.4 Low-Emitting Materials: Composite Wood and Agrifibre Products 

Credit 5 Indoor Chemical and Pollutant Source Control 

Credit 6.1 Controllability 'of System: Lighting 

Credn 6.2 Controllability ,of System: Thermal Comfort 

Credit 7.1 Thermal Comfort: Design 

Credit 7.2 Thermal Comfort: Verification 

Credn 8.1 Daylight and Views: Daylight 

Credn 8.2 Daylight and Views: Views 

Credit 1.1 Innovation in Design 

Credit 1.2 Innovation in Design 

Credit 1.3 Innovation in Design 

Credit 1.4 Innovation in Design 

Credit 1.5 Innovation in Design 

Credit 2 LEED® Accredited Professional 

Credit 1 Durable Building 

Credit 2.1 Regional Priority Credit 

Credit 2.2 Regional Priority Credit 

Credit 2.3 Regional Priority Credit 

Required 

1 - 3 

1 -2 

1 -2 

1 -2 

1 -2 

Required 

Required 

1 
1 
1 

1 

1 

1 
1 
1 

1 
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ATTACHMENT 8 
Conditional Development Permit Requirements 

(Original version REDMS #4008014/ Signed version REDMS #4041936) 

FINAL - Nov-ember 14., 2(J13 

( ,ity of 
Richmond 

Conditional Developm,ent 
Perm it Req:uirements 

lDeveIQpme:4lt Applica.tions iDivision 
6911 No. :3 Road!. RIcrU'flOnd, Be V6Y 2C1 

________________________________________________________ =-_______ mM __ ~"-m 

[)eve~opm,e [nt iP,ermtt at 8888 Patte.rs,on RO.ad (Phase 2) 

DP 13~G42725, 

PriQf to forwardlng this application to COUlllCil for Development Permit (OP) appro-Io'al, {be rlevelt)per is 
rc.';quircd to oomplctefhe following fe<Juircments: 

L "Np De\~12pmcnt;l: Compliance with the terms ofthe restrktlve cm!enant(~) re'gistered OtJ I.ide !prior 
to rcczolling adoption (RZ 06~J49722) sc{'uring Hmt "no development" l; .... ilJ be permitted amll 
restricting D.ev'e ]oQPrr~tmt P~mit (DP)* j~·'5uli!nce in respect to any portion of the subjecl development 
untH conditions are satisfied for the follo'wing, as deten:nj~lect to lihe satistaclionoUu; eii)'; 

I .. ~ . Phasing. requiting tl'nU Area B (!'t: • • 'he location of the $ubjc<rt Phase 2. development) must procee.d 
after Area A (i.e. Phase 1, DI" 12-611 48:6,. permit iSi:>uoo)~ 

1.2.. Affordillble; HOllSili~. fi:'lulrin,g Ul~t pTIfJT ~o the Issuam;e of a DP for Are-a B (Le. the subject Area, 
wh~ch is Phas.c 2 of the "Concord Gardens" 5-pha~e ,(1evelopment 4'!!ld the !5i;I;{)ud ofthrci.: pnll!5cs 
on Lot 1 )" C, D, Of E, as the >case may be! the Owner wi II replace the I lousing CO\;'eflilflt 

(reglsteted 011 tmt.: on Lots 1 an<f 2 prior tOo adoption of RZ 06JJ4(722) for the purpose offwther 
speci1)'i ng the C-Otl$tructioti requirements, l)'p~, aMI(lCatt(llls of the Hous.ing Unit!> on the 
applicaMe Area, as determ!l1edby the Di.r,ector of Develop,oenl and Hw M~IlJ]gcr, Community 
and Social De'i'elopment in their sole discretion, in conjunction with the is!luance of aOP. 
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III addition, the Owner must comply with £ega1 agrellments regi:$tetedJ >on title requirillg tliat the 
mirllmum (:ombim::d habilabl.e floor arc/!i ofHol1sing Units provided by the Owner, at the 
Owner>s sole COSE, on Area iB $han beI,Klmpri~l".q of ~ portioo of ~he deferred Area A (Phase 1) 
Housing Utl~l:S, as per RZ 06-349722, and HQuslng Uflits. f(.';quired in tcsp«t tOo the CHy's 
standard ldrordabte housing (i.e, 5%.) polley,. as foiiows:. 

TABLE!: AreaS (Phase 2) Hous ing Unit !Minlimum ReqQ Ifeme"\$. 

Housing Unit Com,ponents 

.. Derer~ Area.A '(Phase 1 ) 
iHo1Js:iog Units, as par RZ 00-
34'9'12~f & covenants on title 

It Area a (Phase 2) Housing 
Units, as, per staJid.ard Ckty 
atifOil'~abl'e ihoulSll'Ig (5%) policy 

TOTAL 

Mmlmum Housing Unlt 
'Calculation 

.. 30% of Housm~rUn its 
deJerMd I't"Otl11 Atea A (Pl'lase 
1) (i,e. 30% x 11,705 fi2J• 

• 5% ofthe tcrtal Ar~<iI e, (Flhas.e : 
2) re5idemiaJ 1[001 linea LESS ! 

lhe Area A (P hase 1) . 
deferred HOiJs'in~ Units (i,e. 
5% ;It (,'224,097 ft - 3,512 fen 

Minimum Requ ir«l Combined 
!Habitable Floor Ami 

326.3 m2 

(3,512 fil ) 

1,015.3, m2: 
(10,9(29 ft~ 

!!iQIg: EqUtM'es to 6.,5"/0 of total 1,341 .6 rn~ 
Area B (PhaSle 2} floor area (14,441 fe, 

.. Area A (Pl1a$til' 1) wtal resldenfraWoorarea' as perBP 13-643300(252,431 ff) iresslhe 
oombirred habitable floor ama of the Ama A (Phase 1) Mist Resldentl~ remmcy Studio 
(ARTS) Units (18, 34() fI~) equ~1s 234.091 If. Baseri O.n this, too tOlaf combiner! habitable "oor 
area (Jf Housmg Units deferred ftom Area A (phase1J for ccmstn..ictkm bj' f~lf)' Owner at later 
ph~s is 11,7Q.5 if (I.e. 5% x 234,()!H .ff). 
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Based (:In the nbo\'e anti DP lJ.~H2n5~ the Owner snaIl prl)Vide fu~ seventeeJ1 <: 11) Housing 
Units on Area B, the cmn bined haoiitlb[e tloor Mefl ofwhi.ch shaH comprise at least 1,361.2 m2 

(14.M2 fi2) and seventeen (11) dwelling uni!s, as fi)n()\'i~ ; 

1.2.1.Slx (6) 2·sloreYt 2-tJooroom .. townhouse-style "'flits on L.c\'ds 2 and 3, the access [0 whic:h 
uni ts shall 'be via individual front doors and front yards .directly accessi blc from the 
pro]utsed PatterSon Slrcd·End Park, and eleven ( 11) Single-storey, ,ilp~lTi enHtyle units on 
Lev,el 2 (4 units), Level :3 fJ units), Level 4 {2 units), and Le\'el :; (2 lUlits), inch:idinS; 

TABLE 2: Area B IPhase 2) HQusing Un it Recommondod Deveklpment 

Number of , MinimuM Maximum Total Annual Unit Type Un1ts Unit .Ar,ea Month~v Untt Rent Hctusehold ,Income 

I 
2-storev tfTownhoun-Stvlel Units .. 

2-B;e.aroom # 

2 98 m2 (1 063 ri2} St1G2 $46 500 or fless 
2~(r;).om& Den J 4 126 n12 (1361 f:l2.1 $01.162 $46 500 or less 

Sill! le-Storoy (APa!tmem-6tv1e) Units, 
BachelOr J 2 43 m2 (4711 ,tt2.l $650 $34 000 or less 

" -
50 m2 (535 'ttl) 1·Bedtoom & Den S $950 $38 000 or less 

2·Bedmom J 1 78 Jjl2 (645 ft2J $1;162 $46 .500 ·or less 
3--Bedroom " 1 89 m2 {007 ft2:J $1.437 $57 500 or less 

. 3--Bedroom & [}en J 1 99 rt\2 (1 (70 112) $1.437 . ~51 506 or l!ii.,S..$ 
; TOTAL 17 Vi\rle$ Varies Varies 

1.2.2."f\·1~x:ili!nu:m Monthly Unit Rent" ~md Oil 'otal AmllIDl Househoh:i Income" indicated in the 
table above denote 20 I 3 amtlUliIls adopted b)-' Cound l Oll r ... tarch II, 2011. At'/liI.)unl~ mcay ~ 
increa~.ed per,ioaically as provided fot U-tuiet adl)pted CHy (atTordable hOllSing) polley. 

LZ.3.AII si ngle-slQ~y HI)u:.ing Units ( i.f;. apartm~nt..g'}' l{) units} IUlISt satisfY Richtllt)l1d Zoning 
Bylaw requirements for Ba<;ic Unlversa,l I (Qi)sing, 

L2.4.AfI2-slorey Housing Utlits; (i.e. tuwnhouse-style units) m 5t provide ag1ng in plact featLi~ 
to the sadsfactkm of the Director of De\'c!:I{)pmenl i ne!udiJ,g, but not necessari Iy limited to. 
s.tairwell handrails, lcver~type hand les for aU plumbing fix,il!r¢',t; and dQorinmdles., and solid 
blQeking in washroom \ .... alls 10 facilitate the future Instal laHOI' (0')1 I)Hel':i) of grnh bars 
beside toilets, bathtubs, aTid shower's , 

U.Parks, re..quiring that .!he "Paf1(s -Phase 2" (,Le. the portion ofthe Neighbourho.{td :ParJ\ l{)l1~tc,}d On 

Area B and the .Patterson Str,eet-E~ Park) are de-signed and constructed to the satisfaction () r the 
City, at the sole cost ofthe developer, and secured VIIl a. Leller(s) QfCrcdit. This requirement 
shall. be satisfictl Via the developer's: 
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lJ. I.Construction of tne Neighbourhood Park within the ar<.:a secured '\~ .a R Statutory Right-ot­
Way 0'1i Art!<l B (i ,e , Ihe subje-ct srie) for this purpose, \1;'hidi Wt)rKs· ~ball be secured ",ia the 
DP Lartd.wBpc Lcttc-r of Credit (LOe), based on 100"'/0 of the sealed cos.t estimate provided 
by the Lamlseape Architect (1t\~1 uding I abour and 10% (:onlhlgency); and 

1.3.2.Petailed desigo and oonsimcJion of the Patt:e:rsOtl Street-Elbd P.;ll'k, \\;'l;ich " 'urks shaH bc 
managed via the City's stand~rd Sei'vi~i".8 A~emr:nt (SA) processes (secured via a.I.QC). 

In addition, as de1t:rmmncd via Dr U·64Z72;t 

1.3.3.The dc\'cioper shall amend or replace the Statutory Rjght-of~W'I)· rc-gi.s1,ercd on Are3 B (i,e, 
the s.ubject portion ('IfT..ot I) (l!ntJ Area C (i,e:, the adjac·e.llt portion ot"L012/J340 Sexsmith 
Road owned by the developer) fl"l ( tile pmpasc of5ccu ring dIe Nejg:h1rour~lood P.ark fOf 
public llSC in order to; 

._- -
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a) Prtwi,u\j; for tile ~rtion of minimum atc.eptable malntenaftre :J;'p;f,':(:lficatiQTI5 and 
standards (Ill the form ora .schedulc), to the satisfaction ofthe Senior Man,(ilger, !Park5. 
the Director Deveiopment, Bnd the Cily SI)Ucitor.; and 

b) I'ermt 1 ·e~i.detllj3! irll::ioor amenity spaoo to encrOll'CR into tlit-e r ight~f.way area.. 
provided ~hat the Inlintrmml hahitlbfe '{lOOT elcvatiQlI of any 5lllCn lise is at ~east 2.9 m 
gc{)dcHc and (as with other permiued encroachment!» l11.,e !l.trlLlctuwb t1uHy cOllCealed 
oolow tltlisnedgr.iide and dOCllllljt compromise the .appe.arallce or publie ame.Jiily of tbe 
l'ighN)f-way area, as de1ei'Iiline{j! to the smisfaetion of the City via an aprm,woo 
Dc\'c:lopment Pennil. 

1.4. Roads. &. Related Impm·vetllletlt::., requiring too( the i4Roads - Ph~e 2" (i.e. iPauemm Road e~st of 
the Pdvate Rood, Garden City Road arldreiated fl'(mt3ge 'worb. and any related Transportation 
Demai1.d Mapagemcnt rnC<ISlllrc.'S in respect to OP 13-642725) are de$iglli;!d Md cons:truc.co to tht: 
Ciil:y'~ satisfaction, at the deve!(ip~r\ ::;;[.lk I;.Q..St. Thh requirement shall be satisfied via llltt; 
di;yeloper~ s; . 

1.4. LDetaHed de.!'ligt, and Mnslrm;tion on'arters,ou Road e.ast ofthe !Private RI)ad, M-lii!ldoff .. 
street bike file-iiities ,and !Ih:mt~ge improvements along Garden City Road from t~te S()uth c;nd 
of :Lot 2:/)340 Sexl!IUi!.h Road to Sea lshuld Wa.y, \J,'h iclJ. work.s. shaH be managed via tIle 
City's :$~mhml S'Crv'idng Agreement (SA) proc-.esses (secured via a L('C).. 

1,$, Plib l jc. All , requiring dmt the devePope.r has, at it.;; !>ole coSt: 

1.5. 1. Submitted ~o tile Cit)" th,-e Area Sredne Dcl:ailed Art !Plan for i\r,ea B (Le, the sUbject $iM 
and Area C (L c. the adjac.ent portion of Lot 213340 s.~x:sm ich Road, owned by the 
devel(JP~r) having It v~lue of at least $3 i 0,092, as detemdned by thePP approval process 
for Area B alld $et Ol,1t i,t\the t~bac!)J;I{lW (i.e. ;i\S per legal agl'eements on tille, tile Pia,; :;;hitli 
have a value equal 1;0 or greater than.he Stealer of $241,036 or the: value of the Applicable 
f)¢v,rzlopcr Contribt~.ion Rate multip:l[ed by Ihe combilii(:d MaJ Buildable Area ofAr~ IJ 
and Area C). 

TABLE 3: Estimated Minimum Value o.f Area Specific Oe-tailed Art pjan for Areas B & C' 

Maxlmlt!lm Affordable Buiklable Applicable Value of Area 
A'rea Permitted HODsing* A,,",*lIJ Developer Specific Detailed 

FloorAnla Coniribution IRate Art Plan 
222,Q97ff 14,652 tf 207.445 fe 

$0,77m!-B Aspec Aspsr As, !pel $1159.733 
DP 1 3~642725 OF' '13-.642725 DP 13-642725 (CHty-~pproved 

-_ . ! 2013rale·) 
C 208. 827 ft~·" ~ 3,555 ft2"u" 195.272 (t;! $150,359 

TOTAL 430,,924 ttl: 28,207 If 402;1'17 fti $()t.711ft~ $310;092 
-. . _. 

~ Exempt If()rn ~Bf.Ii.rrJabte Area~ for Public Aft pl...rposos 
•• BtlifdabJlJ' Ar~a ~ Maximunl Permitted Floor' Area - Afford8bte Housing 
t~* Maximum perm/ired ftrJor area. as pfJf ih@ sUb:ject slt~'.s ZHR 10 ,l Ot:te ,(i~e. 20A 900.0 m~J. 
..... Estimated ·aff'Old()!)!e t1outJ"ing based orr 5% x (ma..l;imum p~rmitted ZMR10 floor area for Area C 

L£ SS 28% oHne 11. 700 tr of affordable housing deferrotJ by Area A and secured via legal 
agreements on (WeJ. 

407 1535 

[5.2.. Entered into a Pub] ic: At'! Agreement 53thfadory tolhe Director' of Development amJ 
[)i:rcctor~ Am, Ctlll1J~'e and f-Ieti.t~e fr'l theEr sole cJiscrcHolTl for the implementation ofthe 
PrQjl.:ct~\Vicic Public Art (1lanitll1espect of Area B and Area C Iii if!\:·4;itmJlllilcc with tile Area. 
SpelCi f:ic Detail ed PLlbl ic· Art PI~n n:fcrrcd to above. 

I 
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More specifically, rhe Public Art Aycemcnt shall take the form of a covernU1t, registered 011 
tili.e, restricting tlnal Building Permit issuance ;Snltltin~ Qccuparu::y for a bUlildi1'\~ On whole 
4)1' in: part) em Area B, exclusive ofstt1lctllres belo,>,' finished grade (e~g" pmking) until: 

a) The dc .... 'Clopcr~ at its expense, cOiI:mnissions an atti:!i~ (If artis.tl). t(l1 com::cive, crcate~ 
manufaciure. d!~sign, and oversee or provide tnI'll! about the marntfa~turing oHhe 
public art, and caU-"les ~he public ,-trt to be installe4:l on Area B aoolor on Cit)' plt)perty in 
!iccordance with the Are.a Specific Detailed Att Plim for Area Band Are.a C; 

b) Efm.e public. art is inSl<llled on City property, Ihe developer, at rts expense and wilhin 
thirty (30) days of too date (.\n which the public art [$ installed,. eKecutes and delivers t.o 
the City,in a form satisfactory to the City Solicitor, a tnlnsfer ohl! ofthe arllsfs right, 
title, Ilnd inlcrest in the public art to the City, including a transfer of ~.Qp}'Tight; and 

c) The developer. at its expense, submits a final report til the City promptly after the 
ct}mpldion oHm: installation of the public art in respect to the Area Specifu; Detailed 
Art Plan ii'll" Are"a 11 Mel Area C, which report shall, to the satisfactkm of the Direci(l1r 
of Development and Director, Am, CuUU!re. and 11erilagc; include: 

II 

., 

[nformation regarding the siting of the public art, a brief biography oHhe artistes), 
a stateltlent from the w-tist(s) em the public art, ami other sUich details as ille 
Director of Deveiopme.nt and Director, Art:.r;, Culture, l:!!lldi H<''Titage may require; 

A statutory declaratIon, :sat is factory ICJ the City Solicitor, confirming that tile 
dC"'Clopcris fmandril obligations to the 2lrtis.t(s) have been fully satlsfi~d; 

The maintemmc~ plan fOf" the puhlic art prcpa;rod, by the artist(s); and 

Digital rec-Otds (e.g., photographic ima.ges) of the pubiic art. to the satisfacti&)nof 
the Director; Arts,. Culture, and Heritage. 

I ,S.3,Delivered 10 the Clt;', as sec Uti t)' for the performance oUhe dc'"eloper's obligations in the 
Public Art Agreement foil' Area B and A r('.a C, a Leti¢r Qf Creali in mumm.lnt of $31 0,092 
(ali per the value established in respect to the Area Specific Detailed Art Plan for Area B 
aild Area C described above), 

2. Tlitrlsit Shelter: Cit}' ~u::~eptal1iCc of the dcvelo~r's voluntary ccmtfibutioi'J 0[$25,0041 for the 
instaHatlotl:, by others" of Ah .ll.tces:sihle bm. sne,lter ill the vicinil)' onlle subject sire, as detemlincl to 
the: saHsfaction of the City. TIlis vohmlal')' c&'in-in-JiC\l transit shelter contribution shall be c(msiderect 
t~) be a Trans.portation Demand M:lli1agement (TDM) measure [or the purposc of decermining Zoning 
Byla,\!' p,ad;:itlg spaces n.'(julremcl1t5 for 8888 Patterson RoadlD33 Ui1l:l;elbridge \Vay (i.e. NOT for 
development at 3340 Sexsmith Road). 

3. Landscape Bond: Receipt of a Letter ofCredat fOJ landscaping tor $],898.141.30, .he value of which 
is based on 100%. ofdle Sealed c-OOt estimate provided by the Landscape Architect (111clu.dtng 'abcJ\lJ 
and I QQ.4. contingency) for: 

:3 .1. Neighbourhood Park devof(llmlent within the area sl,'JJClJrea via ill Statutory Rl,ght-of-Wa~' (m the 
subject site tor this purpose (i~e~ $I,028,480.241); .ami 

3.2. Lanascapit1lg elsewhere Of} .he subject site including, but [lot limited to, residential outdOl)t 
mnenity space and green roots (Le, $869.661,10), 

4. lre-e Replacementl City acceptance of the de ..... el(JpC'r's vQluritary coll1ltribution of$3,90{l< to the Cil)"'$ 
Trc-e Cornpensalioll Fund for the planling of replllc(:mel'lt trecs within the ci1;y. (TIee compel1saUon 
requiremenl"; tllcd ufiider REDMS #4039202.) 
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:') . SubmissIon of a Cotltrac.t entereLl into bll:t",recn lhe applicant and a Certified 
ArbonSi f(lr supcrvislcm ofany OIlhsite works conducted within the tree protection mne of trees to be 
retained on and at(lilRid the slie. The Contract should include the sc<ope oflhe work to be undert<l,.ken~ 
indudiTIg the propose.d number of site monittl1ring inspections and prO\:isiol1s for the Atborist to 
submit ll! post..constfllctiol:l asse-SSttlient report to the City feu H .... ·lc .. Ii. 

6. Installation of appropriate tree pwtC(;tion fencing around all the; trees that area l() be: 
~eUiinoo as part of the development (both on and adjacent t() 8888 Patters.on Road) prior to the 
cmnmencement (jfany cO!1lstnllCtion activities. 

7. ~ild~: Registration ora restl'i.ctive covenant($) un titk :s~.lUlfjng that "no lmilding" will be 
petnliUea al1!d n;sirktillg Building Permit· issuance in i'e$pect to ;my portion oithe subject 
developmem until the foUowins is e~Jmplcte, as determined to the s.atisfac.ti(ln of the City: 

7.1. View Blockage & Qth';'TPQ1&iIl1iAU~"'elopment Impacts.: Unles.'f alteady rrtgistered on 88,811 
Ptlll1!rSOIl RfJtul & 333311tit.,ftlJnidge Witf', the registration ofa resldctlve ec)vcrI<lrit(s) andlor 
alternative legal agreement(s.} on ml.e, to the l:il:Itlsfac·tforl of the Cit),; to: 

7.1 J. Notif)' potent3al ~llrcha:scJil ofrcsidentiallmtts that the subjeet slle is in a 1.rollnsitJonal are.a 
and, as a result offut.ure development 01"1 surrounding propertie.s, impacts on residential 
units ;andlor any common res.idential $p1.l.0eS may <\x;C:UT including, but not limited to, the 
{)bstwct{(lO of near and distant view's to landlliatks ami features, ilfi whole or ill pll!rt (e.g., 
North Shil.m M(I\lJitail1:'i, fI.·it-Baker. Fraser REver, Georg[a Straigbt), jricrea~d shading, 
inc.re.ased overlo(tk., te.doced priva<;y, inc·reas.ed ambient 110]se, an<llor itlCreased ambient 
nigh~.timc light~ 

1.1.2. R.equire that the developer iake steps via Ihe design and construction of the subject 
dcvclopmen~ to mitigate possible impacts; and 

1. t.3. indemnif)' the City. 

7.2, Transitional Parking StralcEY & E:I«tri~lic!e LEV) &.. Bike Chnr~ingStati2nLe:rQ'!;isj(lfls: 
lltde,sIF a/read)' regis/oertel 0.'" 88B8 P:(Jitet'!>{)n Rmld &: 333.' Hazelbridge Wa,:v, the regiSlration of 
a f(.'!ltrictive covenant(s) and/or alternative legal 2lbrreement($) 'On Utle, to the satisfaction ofthe 
City, to satisfy Richm(md ZUlling Bylaw 850tj~ Section 7 Parki.ng illnd I ,()Ildj ng. for Parklng ZOlne 
lAo (SduduJe B) 

7.3. Tandem Parking: l1nlt!S.~· abea,j'/JP registered on 81J88 PatJenon Rtlq4 &: j,UJ Hauf/hridge WtlJ'. 
the registration of a legal agreement Oli. titl'C cmmring that where two pillrking spaces ate lJrt.1vidcd 
in a t,andem arrangement, both parking spaces must be assigncdto the same dwelling unit and 
neither may be a.ssigned for visitor parking purposes. 

7.4. Shared Residcntillb .. J!l~f1l1Y..ll:Pl!~: Registration of a re~trictive co-vcnant(s) rltndiQf ai1ern:ati\'e 
leg;tl agreemcnt(:s), to .he satisfaction ofehe City, seeurillg that residential indoor and outdoor 
aJ.'t1enity space Cotlsttuet.ed Oli I.A.:vels 2. ), and 4 of the suibje:ct deJ,lelopmel'il On Arta B (Poos,e 2), 
35 sped.tied in the DP* ((It the subject sHe, sllalllJ.c secured, t(lgettier with related aC(a::5S and 
uses, f?f the 'wilfestrictoo use lOf the residents of Areas A, C, D. and E (Phases I, 3, 4. and 5). 

8, S£rxicing Agree.ment: Enter into a Sen'kil'lg Agreement (SA)" for the design and C4.ltlSiruC.ti(iI1, at lhe 
de .... do~r's sole; cost. ofthe second phase of off-site works in respect ~o the "Concord Garoellil" flve­
philSie development at 8888 Patterson RoadI33)) Hazelbrldge Way (Lot I) and l340 SeKsID.Ech Roo{] 
(lot 2). The tlrst phase of off-site w(irks. has been secmed vta SA. 12-616223 and SA 12·626906 
(:sanit."I.fY [pump statilOn). Works applicable [(} DP 12-642125, (i.e. ~~Concord Gardel1.~ Phase 2") shaH 
gencraHy be as indicated in the "Servicing Agreement Ke)1 PIa!): ConcQrd (Jarnens Phase 2" 
(Sclledu1e C), EXCEPT tlla. IO()% of Engineering lOt'f"site reqUirements in respe~t CO ALL tJ\'e phaS<es 
of "Coneord <Jaroens" {Le. sanitary sewer, storm sewer, wfi~er, utili1J' umlergIoillilding, and related 
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'<vorks) shall be de:;.igncd and constructed, to the satisfaction oftlJe Cily, via th;:: dl,ivelOopertg first phase 
Servicing Agree:ttie!lt.~ (SA l2-616223 and SA 12.626906). In addition: 

;0 Prior to DP issuance, all works identitied via the SA'" must he s«ured ..... ia iii Lctter(s) of 
Credit, to the satisfaction oJ the Din::ctor of Dcvclopment~ Olrectcl'J' of Ertgi neering. Director 
QfTransportlUion, SenLor Manager, Parks, <lind Manager, Environmental Susraioobility. 

• A comprehensive, detaile<l road and traffic r"l'lanagement d.es,i;gn (subjClct to fiool n.mcljonal 
desigi1 approvnl by the Dir~tor of Transportation) must be c:om.ple~ed for five (5) phases of 
the "Co.t1cord Gardens." development. - and updated on a pllase-b)'-phase basis. as required to the 
satisfat:tion of the Director of Tran.~J'(lrlation - prior to SA" approval for any tr.i:UlSpm1atiotJ­
related SA" works in respect to the SUbject phflse of development (i.e. Df 12~642nS). 

• No pha'ling of (Jff~sHe works will be permitted. Ali works shaH be c(]mpJded prior to final 
Bulld.ing Permit* inspec.tiort gnmtiog occupant:.), for the subject development, EXCEPT a,o;;; 

(I.therwise specitkmIl\, provided f(,'r...l.~.JiJl:ti~t1~J~~iQI!Qf the Cit\' and aE its. sole dlsep;;LhllJ, YH! 
~~Jlll.!l!~L9rother legal agreements l'etistered on the sub~.t~. 

.. De.velopmem Cost Charge (OC:C) credits mayappty. 

Selrvi'ih~g Agreemenl" (SA) ,,'orKS in respec.t to '<O::wu:·.ora Gardens - T"has.f:: 2" willindude; but 
milly ft(liDe limited to, the following: 

8.1.~; The developer is res,poosible (br the design and construction ofthei following 
hlterim Ci'os,..,-Sectio·n, to the &atisfactio!1 ofibe City, taking i.nta C{m!'iider~tiOill the following 
Ultimate Cro's:'i-Sectioli1 in the design and! constructi.on of those road! w(ldf>. To!;! de .. clo~r CS 
required to design and construct improvemeJ1l:!i b;:t\l.'t."Ct'I tfle cast bOlJndlu}' of the Lil~rtvate Road", 
secure via Statutory Right-of·Way along the COllllilOn boundary of Area A and Area B on Loti 
(I.e. 8888 Patter:;.Ofi Road ood 3333 Hazelbridge Way); and the wes1 bm.lndarYQfthe proposed 
Patterson Street-Elld Pa:rk (i.e. at 8911 PattersQn Road), a"5 determined to the satisfaction of the 
City, 
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8,.1.1. Interim Cross-Section: The de""cloper is required to d;es:igl1i .and construct a hmllmeth~d 
~lIrn·arQlrnd. at the proposed east end of P~Uer.s()11 Road (to be situaterl WIthin the existing 
rt)ad right-of-way and the Statutory Right-of-Way regi:.U::n .. "d (In the sub>jcct site for this 
purpose), t()sel.~r with road widening to accommodate tbe foJlowing (from south to nan:h): 

a) 2.0m wide 'Concrete Sidewalk; 

b) I .5m wide landscaped oouJev8fdl, ll1corpo·tating su .. ~t .iees @ 6..0 m 011 centre or M 

()eher ..... hc dfn~c.t.~d by the City; some combinlltJol1 01 gToul1dcm'cr and deeorative 
planting .. Cit)· Ce~ITe :litT~t lights (Le. "Type "e/ LEUlgrey, illdl.ldiil8 ()~I!e roadw.ay 
iumil1alFe,. but exc .. 1IJdill~ ally pedestrian luminajrcs.. banner arms" fiOW"ef baskets 
holders, irrigation, or duplex receptade!l;), ooneli¢$ and furnishings, pedestrian 
crt)sslng. ... and ~ mlnimum L5 m wide cOIltim.lous trench ftlf tn.-e planting (Le, to 
facilitate innovativ~ s;lorm water management me.asw'es runioo at impro .... ing the quality 
of mIlaoff 00<1 reduce the v(,lume ()of Tlm .. tlff entering the storm sewer system; 

c) O.l5m wide curb;. 

a) 15m wide eastoound parking lane; 

e} 3.3m wide eastbound vehicle travellill11e; 

f) 33m wide westbou.nd vehicle travd lane; and 

g) Miilinlum 1 -<}m wide $Ilol)lidcr. 

N()le; As delermined at the sole discretIon of the Cil)' via the SA'" pro.;;ess, !he Interim 
Cross-Section may be modified to c()ordinaie with the City~appfoved design for SA 12-
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616223, tho developer'1> Phase I Servicing AgJeement. This rna)' include, bl;ll: rna}' not 00 
limited to. the rem{')\r~1 of the proposed eastbound parking lane and the "lidel1ing of both 
travell&les fmin 3.3 mit) 3.5 TTl ee.::h. In the event orany suc;h City...approved modilk1iltiQ1ls. 
the descnpticm of the Ultimate Cross-Section shall be under~t{1'l1d to be modIfied :accordingly 
(I.e. to provide for th-e tblure installation of works omitted or altered via the Phase :2 SA "'). 

8. 1 .2.l.IlliUU!~~: The developer is l'e,quired t{) take into c0ll51deration the completion 
(bi' others) oflh¢l h~mmerllcad turn·a.rmmd and the tbl!owitlg Ultimate Cn;):S5~Se(:.km in the 
design arm cO!l:rtrudion {lfTtQuirca interim road works (referenced from lhe 3.3m wide 
westbound vehicle tra\;<el1afie to north); 

a) 2,5m .. ",ide westm~u:nd })!irking kane; 

b) Q, 15m wide curb; 

c) L5m wide landscaped boulevard, incoffNlfatj ng street In"'{':s I@ .;iO m tm centre or as 
ot:hcr"'~~ difCttcd by the City; some combination of' g:roundco .. er and decorative 
plarltin;g, City Cetitte street lights (i.e, to match the south s:ide of the stroot), benches 
and furnishings, peM~qtriruu ctosslngs. and a minimum 1.5 m wlde continuous tfen(:h Rlr 
~r~ planting (i.e. to fac,ilitate innovati .... e storm waler rnamligemcilt measures aimed at 
improving tile quality of run-off and reduce the volume of run-off entering the storm 
sewer system; and 

d) 2.Om wide (:{}n<crc~ sidew3t1c 

8,2, Garden CiD:RQadl~ The developer is: required to design and construct road widening from the north 
bcmndary of the existing Partcrson Road dght-of-,\ray to the southern limit of j HO Scxsmlth Rood 
(I.e, "CQtl(:ord Gard'f:IlSM

, lot '2 - Area C) tu accommooate the following (from ea.llt to we.50: 

a) Maintain the exi!loting southbound lanes; 

h) 1,8 in widq; on-street bike lane; 

e) 0 .15m wjde Cllrb; 

dI) 3.0m Wide gra"Os boulevunJ (with !! maximum 4% cross stope), incorporatil'lg l>treet 
trees @ 6.0 m on centre mas otben'lise dii't(:.e.;I by ~hc City, City Centre (pedestrian) 
street lights (i,e, "Type 8· Custom Height"l LED/grey,. illCluding two pedeslrian 
lilltlinaires installed wim one t1l&ing the side,Ivalk and the other facing the oil-street bike 
lane, bt.liexduding any 1:mnrlier arms, flower baskets holders, irrigation, or duplex 
rec.ep.acles)~ benches 3100 furn.ishings, a hike crossing (a! the transition between on­
street bike lime and off·street bike patn), and a mb11t'rlum 2.0 :tri \\;ide continuous CTench 
tor tree plantirtg; 

e) 2.0m wide c~}ncrcle sidewalk; and 

f) 0.5 In wide landscape bUf'tl"f' (i.e. tor future s:idev.'a.lk widening, to 00 coostHlc,ted, as 
reqtiireii, by otners), 

Note: The developer shall not be responsible ft:,lf rel1htcing and/or upgrading the e:xis.tillg roadway 
lighting siClIatcd in the Garden City Road median. 

8.3.0ffStmt BJM.E:alb; 1'he developer LS required to design and c(msintiCt improvements to the 
pubJie. I'}pen S]J8iI,.'I; amenities on the Ci.ty'·owned lot at 8991 Pa.tters;on Road i1l!nd its slImotlnaings to 
provide foi' a pubHc: pedc."Slrial1 walkway and off®street (t.wo-\vay) bicycle path connecting .he Sea 
Island \VayJGard.eu City Road itlte:Nlecti(~n with pedestnanlbicycle amenities within the PatterSon 
Stn;I.:l~-End Park and smllhwards along Garden City· Rood (i.e. pede$trian gJecnway Mod on-street, 
somhlxulnd bike l.ane), as detcm1ined 10 the satisfaction of the Cit)". The improvements soa.!l be 
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(:Wt$idered to 00 TnmsPQrtatiorl Demand Managemem (TDM) measures, for th~ purpose of 
determining Zoning Bylaw p.arkfng ,spaces requirements for 8888 Patterson R{'md.tJ:~J 3 
Hazelbl'idge Way (Le. NOT for fUlure de .... elopment at 3340 Sexsmtth Road.) Re.quired 
imJIDwcmen1:$ sball includc~ but Inay not be limited to: 

8J. L Replacement ohile City's existing ,aspl:mlt ~th with parallel, separated pedestrian arhl bike 
path:i> including a; 

a,') 'H~m wide OOl1.crete side ... \'alk (desigl'lied and looated to provide for a cOl1Veniem, safe, 
3ml attra~ti\'c connection with the proposed (j;~fd:en Cii)' Road sioc,,\'alk: south of 
Pauerson Rmld); 

b) 3.0 m "ride asphalt bike path (designed and )OC,ate(] to provide for a convenient, £are, 
and iuttecH",!;: c{J.nnc-ction with the proposed temJl()t.:lry, :fihared walkway/two~way bike 
path along the north side (lfalie Patterson Street-lind Part a!)d the southl)t;)und, Ol}-st~t 
bike laoo on Garden City Road); ur'ld 

c) Landscaped buffer betw-e¢rI [h~ sidewalk and bike path, inc,)uding City Cerltre 
(pedestrian) street lights (Le. «Y)'peS"j LEfJl~ey, including; two ped.estrian lumiol:Jires. 
but ~ banner amlS, t10wer haskets bolder:fi, irrig4l!tkm, Of duplex receptacles);. and 

8J..:t Additional landscape etlllatllCemenls, as determlnoo ~o tile satisfaction ofthe City vi~. the 
5.1\" review and approval process (e.g., benches, arid fumistJing);.; !a:J'ldseapelstorm wat.er 
fe.atures cootdln~ted with the J)atterson Street-End Pari:} 

Nflte: If via the SA * process, it is determined that uee{s) must be removed fwmthe City road 
right-of-way or the City..("lwned 10. at 8991 Patterson Road, the developer shall be required to 
rcplaeeihe affected trees at a minimum [atio of 2:1 (or as otherv.'ise determined bj' the Ci.y) or III 
make a c<l5h-in-lieu voluntary contribution to the Cil)i':!l Tree Cr)tnpl:nsation f"tmd for the planting 
of replacement trees; elst::whcrc within the city, as determined to the sl!Iti:sfilctioo oflhe City. 

8..1. PatteuQij Str~£ndP.,u:'k: The developer is. required to df.!!sign and construct a park tor the active 
and pa,>sive lise (,nhe general public within the e:xisting Patterson Road right-of-way to the 
sattsfaction ofthe City, generally in the location shown on the Cily-apllruved Park Ctmccpt for 
"Concord Gardens", as per RZ 06-349722. (Sche:dule D) Required worb shall lnc:Eude inmJvath··e 
storm water management measures ai riled at improving the qmdi ty of run-off andfor reducing the 
VOIUllie of rU!1-[)n~ent<:riiig the stom} sewer system" Other fe.atll.lte:s may in-cludc, !Jut may not be 
limited to (from. south to fKlrth): 
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8.4.1. 2.0m wide C(lncrete sidc\\'alk (directly 31 igned with the south sidewalk proposed for the 
road portlon or Patter$(ln Road); 

8..4.2. +/-1.5m wide landscaped boulevard. incorporating street tre.es @ 6.0 m t'm centre or as 
other:vl'1se directed by Ehe CHy, i>nm4:l -combination of gn:mndc,over and dec,(lrntLvc planting, 
City Centre pedestrian lights (i.e. "Type 8".1 LEDlgrey, l.!mhll1jng one pedestrian luminaire,. 
bue excluding oom'ler arms, flower bask:eU holden" irrigation, or duplex receptacles), 
benches illrid f I.!rl1ishings, pedestrian crossings, aM a mini mllm 1.5 rn wide oontlEUioliS 
trench fOf tree planting; 

8.4.3. Some c~)mb[fjalion of soft and hard landscape, ll'll:::ludin;g decorative planting, an informal 
sports court (for activities such a~ hal{:'C(l!ut basketball and children's wheeled my:>;) near 
the park~s west; end, and traffic/satet)-' butlers at the !,:;IEk's cast and west ends (e_~h fences, 
walls, h~s, oerms); 

8.4.4. Temporary 3.0 m wide (8.'sphilllt) shared witlkwayllwo-w3y bike path (to be 
replacedliliipmvt~d by others, as d'etermined by the Cit,. in rell;p<."Ct to ftltUfC development 
along the north side of Ptttterson Road), indllding at its: . 
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a) &"t end, OOn\·tm.ient, 5afc, and auraetive collnections to the public pcd~':51rilDl 
walkwaylsidewalk and (m- and (!ff~str~1 bike facilities north ami south ofthe park, 
logether "",ith waYTIllding fearu.re~ (e.g., !lignage); .and 

b) West end, access to/from the hatntllerhefld ~um~arotlnd at tbe east end of the road 
pmti<mof Patterson Rood,which access is to be cent~d on Patterson RU!lld's driving 
BatteS a~iti, among oaher things: 

III Jncorporme mt'-3snres topreventldeter f1(;.ce~s bYlllotor vehicles; 

• Provide for the cQllvenieoc:t: and safety ofc),clists; and 

Ii! Together with other element'i in:corpornte<l into the park anuP!ttterson R()~I;P5 
proposed hammerhead tum-around. provide for wa~ ... fiooing (e.eh sigrlillge) fll1c:i an 
attractive street-end feature that c{)mpl¢mcllts the propo&ed (and fbrure) frmlthlg 
residential neighbmlrhQGd dcve.lopmen1i illrld 

SA,;, Rdcntion and upgrading of"the existing ditch and its surroundings to provide for permanent 
andior tcnnporaJ}' improvements complementary to the public amenia)" usc andlor 
appearance of the pari:: lliod tile public open space amenifjcs on ahe City-owilcd lot at 8991 
Patterson Road; wbich may include, but may not be limi.e:d to, the installaticlli of City 
Centre p<:destrian lights (I.e. "Type g"l LED/grey, ~ one pedestrian luminaire, but 
eXcludirift banner Ilrms, flower baskets holders, irrigation, Of duplc;( receptacles), 
inoo'Y'allv'C storm water marl4!.gement measures, removallreplacement of in ... a~i,,·e plants, 
interpretive features, and seating. 

Prior to Building Permit (BP)* issuance permItting COl'tstl-tu:1iQD1 tile developer must complete the 
foUo'W'iag fi.'qu1i1:"Cititnb: 

I. "No Build": Cmnp·liam:e with the tcrms of the restrictive c4)venant(s) registered on title seeming that 
"no btlildil1g~' wili be permitted and t'eslriding Building Permit (BP)*' iiiSuanl;)e ill {(!spcct to any 
pm1ion ofthc subject de\'elopm~m Witt! C~)tldjti(ln:s arc satisfLlild tor the following, as derermined to 
.h~ :sati::;f~ctlon ofthe City; 
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I. 1. Jli,.,"lri~[gy Utility (OEm Asreemen! (i.c. OEU·related design and energy modelllng rcpol1 
in the ~ti5fa{;.i(l1'1l ufthe City) i 

1.2.f~ (i .. c. detailed. design oHhe Neighbourhood Park situated 011 Area B and secured vl~ ~he 
subjcJ;:.t DP Landscape Leiter of Crectll to the satisfa;cdt"1f1 0 f the City); 

1.3.~~iliti9~ (Le. the developer has entered into the Si.c Condition Agreemem, to. (he 
!i2lti~fat:;ti(l>n of the City, wbiCh agreement shaH address iss~:;., ~ (ktermined via the sub:iect 
development's Servldil8 Agfeement,(s)*, Development Pennit·, and/Qr Building Pcrmit(s)+ to 
the satisfaction of the Director Qf En8inccring, Director of DeveLopmei1!, and fJi reClQf of 
Transportation~ including. but not limited tfl, site in\'¢s~igat]oo, testing. mOliitoriilg, site 
preparation, dc-watering, drilling, lItlderpinning, arn:h(lrin~ .. shoring. piling, pre-loading; ground 
densIticatiOrl andIo!; £)!her <l.t:ti ... ities that may result ill settlemenl, displacement, subSidence, 
damag.e and/of nuisanc.e to City andlor private utility Infrastructure.); 

I A View BlocA:!lj¢ &: Othtr ~~lJtiaIDe,,'elQPfnent Impacts (l.e . .\1. tetter of Asstlram:c is submitted 
by the Registered PrQfessitlflal to .he satisfa.ction of the City); 

LS .. Ix~IWii'ona[ Parking Str.alesv & Ek'Ctrit Vehkk"t6YJ &. Bike Chal'sing Stations ProvisiQJl;5 {Le. 
design to the satisfaction of the Cit), aml Letter of Assurance from a Registered Prore.s$iormJ)~ 
and 

1.6. Ian<lemParking (Le. design to the !l.i1ti~f~.tiQn oHhc City), 
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2. Cavs.tan Statim: As per the restrictive CQI,'enant and/(J[ Q1he-r I~gal agreeli1ents, regL~tered <.m the 
subject site pnor to re7JJIlingadoption (RZ 06-349722), the developer's llllhmtary cOl1tril:mtion to lhe 
Capstan Statton Res.e~'e or as otherwise provided f.or vill the; Zoning Bylaw, J.t.'io per the Hkhmond 
Zoning B}'la \'II in effect at the date of BuHding Permit* approval. 

1 Traffi<:.MaJ:1a:gement: Submis.sion i!. Construction Parking and Traftl(:. f\,·tanagcmel'u Plan to the 
TranslJ'O'rtation Division. Managemellt PllU') shan iocludc location for parking for servke$. deliveries, 
\!I;'mkers. loading, lIppliMtion for any lane dosureg, and pl'(lp~ cons~nlctiol] !:raffie controls as pet 
Traffic C:Ofitt'O! Manual fbf wllrks on Roadways (by Ministry of TT~n5port8tiol1) and MMeD Traffic 
Regulation Section 01570. 

4. Accessibilitv f;.11e~; Incorporation of accessibility l'tl:erulufe$ in Building PermitII' plans as 
determined 'Via the Deve()pmenl Permit* procesS{;S for Df' 13-642725. 

5. Hoarding: ObtaiJi Ii Ruilding Permit* fOT any constmctiol1 hoo.rd[u2;. If (:{lnstruction hoarding is 
required to temporarily m;:C:l)p), a public s.trect~ the air spac.f: abo\le a public st«.'et, or any part thereof~ 
,addiHomiJ Chy approvals and associated fees may be required as pan of the Buildttlg Pl\.~mii:!l:, For 
additional information, contact the Building AflP~()vi14l$ Diviskm at 604<2164285, 

Note: 

Items mllIked with all i'1Ist(:risk r~quife a sep~jillte .;jpplic:ilItion_ 

Whm the Director of 1).:, ... ;:11,1 pmellt d:~ms approptiate~lhe precedinj,g agreements ilffil to be drawn not on)y as. 
p«!IDDal c('J\II\!J\;ants of~ property ownCir but also aSl:J()"~llrlu1its I)urwa.nt to Siedion219 uHhe Llmd Titre Act, 

All agreCl1!ltnts to be regi:$t~ted' in ihe Land. Title OfllCCl shall ba.vc prioriay (I\'er iill sudl liens, c.nlllTges and 
encuilabrances IiIs IE conSidered advisable by.be Dire(:tot (if DeVelopment. All A.(!lreemcnt$ to be .fegjs.l1lt~~ i ti '!ht; 
land Title Offlce shall, !Unless lhe Dire(:jorofDevek.pment detcrmillils ()~oero'ise. bt full}' rtglsl.ercd in the 
talK! Title Office pri.;)r to crulCtment ofdle appropriate bylaw. 

The: pri':~~diRg agreements ~haJJ proVide sccurit)' to the City including indenmitics, warrnnties, equjlabl(~itetit 
chll1Tgeii, lett.;:r~ (If credit ~liItti withholding p<:rmits, as deemed rH::('CS~ar)' OJ advi5:ilble by tnt; Diir-ecl.or of 
Developnl!e'llt All ngreemenlli shall be in a jhym and OOIlU!llt ~~jsfiictor}' to the Director QfDc\;,clopmefUe 

.. AdditioJ'laU legal agreements, as determined vm the subject dtVet1)iHnen.fs. Sen-icing A~c:J1t(s}t andtor 
[)evelopmcnr Pcrm.it(s)~> andlor B'llilding .r~rliliit(li.)"· to the safisfaction ofthe DirC(;tor offulg,i~rlng may be 
re{.juired iooludjng~ bui tll;}t limited 10·, SIC'll ill".~igatiti)l1, to.sting, monitoring, $iLt preparntLon, dc-watering, 
drilling, underpinning, ll'l'lcho:nllg, ~hOlfing, piling. pre .. kJadlng, gmund deEk."ifkation or other ~ti'l'[tles thut may 
resuit in ~ttlcmcnt, displacerneni, subsident;e, damage m- nlJ:i::;;a!fl~ to Cit}! and Pfi'lh'lte l.ltilit}' infrastrucmre. 
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DP 13.ti42725 Sdledule B 
l':ramitional Parking Strat¢g)' &, Elcccric Vehicle (EV) & Bike Charging S[atiolls Provisioll1!s, 

Conu)rd Gard~n:l:i; Phases 1.:2 &, ;5 (Lot 1: Areas A. B & E) 
Dil 13-642:715 (pih;l!$c 2) &. BP 13-.643300 (Phase 1) -Pelil:ding ~pplicatiiO:ll8 

ht'POse: To m.isf)! RkJul1:o00 Z()idil1g Byluw 8500! Section 7 Parking aild Loading, n)r Parking Zone lA, 
which TOquirc5 that p-arking provided in re..~p«t to a multiplc.pnase development on a single lilt in {~pstan 
ViUage (including the SJllbj4.."Cl lot at 8888 Ilatteroon Road & 3333 Hazelbridge Way) shall: 
a) Satisfy Parking Zone 2 fhl' Ihe ]}m'lding space requJrements for the flr~t pha<\t!: Mtoe development ol1lhe 

loti 
b) Satis(y Parking Zone I for the cunlbtned. total parking spac'C requirements for all the phases; of the 

development ()11 the h.lt; and 
c) Secure parking spaces prO"'ided in excess of Zone 1 parting spec.e reqt'!in:rncnts for any phase on the 

lot, except fOl' the. final phase ofthc; devdQpmc,mt 
III For the temPQrary use: of uses occLU~'ing at the lliiti!!lJ phase llT pha.ses of the development; a~d 
• Fm' the J)enm~mmt usc of uses oCCllilTing in rbe: suh~'IIoont :pha~e I)r phases of the deNelopment. 

Cove.aot: (~: for locati.on of Areas., see "Sdliedule AH
,) 

As penile existing "No Build"c()vt:rUllT1t registered on Lot 1 and Lot 2 (Regis,iratioti #CA2l}99850 & 
#CA29998S I) and the re.quirements. of' Richmond loning Bylaw 8500, Secti.on 7 Parkins ~nd l.oading; for 
Pa~kilig Zone iA (as described above), prior to Building Permit iSllUaTICC tor 1he construction ofthe firs.t 
build~llg on Ate'a A (Le. the flr~t butiding on Lot l), exclusive of parking. bt:low grade structures; and 
tandsc.ape features1 theown§¢r:li:Di.1Jbnlcr into a restrictive COVerlilll[ requlrill&thc Q»ll!;;f"c,at its sale cost, to: 

NOTE: Th~'foNC)wing r~'qjdrem(mts are based on lhe develupcw's de'j.;"f.'iopme:nJ proposalt':s) for £.01 1, !li!! 

cu,.rent~v understood bJ' Rrai7.mof7l.':t' staff (1,.(1, 180 ImUS @: Phase I as per BP J 3-Mjj()(); 25'5 wUts pJf(;''$'~~ 
2 a.~ per .DP 1 S-64212 5; and, appruximately J 32 units @ Pnast! .$, 10 iN'> cOflfirmed to 'he sall ... factian of IJu.~ 
City viafuture permits). If tlrillt deveJopmtrlt 1-'lias to fit/for from :rtqff'.~ Imdersianding, the: parking 
retluiremenb shuiJ be revbm.d accordingiy, 10 thE! $alfJl£~clioti {{the Direcmr ofTro;nsJ7tl11a'liorl and 
Director 0.( f)t?veJopmeh1. 

I. For Jlarki,g (or \>'ebicles (.as ddmoo under tile :luning Bmw}~ 

I .] . Pm vide fo. III (;ombin~d toud number of parking spaces Cln the (i ,e, Areas A, B; and E COni bined) 
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ofat least BOO, ittcluding at least 

1. J .l. 269 Resident Parking Spa.ces for the permm1iei'ia "U~e (If .he rcsidents of Are.a A, of wh leh: 

a) a6 pcark:.tllg sp8ce.s shall be ftlr the t!<(:.Ii1$h-e usc of the occupants of the ARTS Units on 
An.~A; 

b) 96 pa:rkingspaces shall be e.qu[pr;ed wilhl20V cie:t:lrical \'e:hide (EV) charging 
stations and an additional SO parking spaces shaH be constructed to accommodate the 
fiJture [m,la] Illlion of clectric vehicle charging equipment by others (Leo premdllcted for 
future ~~1ring); and 

c) 100%101' parking spaces shall 00 {:onstructoo pritli' to rim.a] Building P;:rmlt IsslIlI,mce 
Granting OccupIDiCy [()r _he first building onlhe IN (Le. A~ A a!l per 'h~ phasing 
c(wenant reglstered on title), exclusive of pllIrking, below grade structures, and 
land.'lJ;;{l!p'C features; 

t .1 251 Resident ParKing Spaces for the permancnl. usc of tbe residents of Area 13, {}f whi{Jh: 

a) At least 14 parking spates shall be for 1he exclusive use of Housing Units secured \'13 
III Housing Agreement 011 Area B as determined ' ... ia an approved IA:,",\relopment Permit 
for Area B; 
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TmnsidonaB Parking Strate€tv & Electric Vehicle (EV) &. Bike Charging Stations Provisions 

b) 89 parking spa(les shall be ~uip1,)Cd with 120v electric,al vehicte (EV) charging 
stations and an addHional 74 parking spw;;es shall be constructed to accommodoilitr: the 
fi,dUJ"e i f1Istall~tion of electric vehicle charging equipment by others (i.e. pre-docted 
1'010 future wiring); and 

c) 100% (,r p.~rkil1g spaces sOOll be constroctoo pri~)r to Pinsl BuUding l>ermit iSSlLiliiCt;: 

Granting, OccoupariCy for tbe first billlding on Area n or Area f, exclusive of parking, 
0010\\' gr.ade structures, and lands;;;ape fetlltlm:s; 

] J .3" 97 Visitor Parking SPr.lI:;C$ for the pctmarnent u.se of "lisittl)rs t() the Jot, of which the 
C(lflstlllction of: 

a) 5! parkirig sj'I<1ces shaUlJc complete prior to riMl Building Pcnnit Issuance GrJmtlng 
Occupancy f'Or the first bui Itling Oil the lot (I.e, Are.a .1\), e,'l:(:Iu$i ItC of parking. below 
grade stru'CtuP.\'S, and landscape features; 

b) 100% ofthe parking spaces should be: located in a si.ng!c c.orltigLHHL'l are.a, which area 
shotdd be loccate..<i, designed, and c(m~trur;!ed 10 provide convenient access to an the 
comtrt()n bl£ilding entries on me lot (i.e. all elevator lobbies situated on Area .. A, n & E); 

c) 100% of parking spaces shall be complete prior to Pina! Sui lding Permit Issuance 
Gt";lInting Occ\lpoo'Cy for the first buildirlg on Are~ S, exclusive of parking, below 
wade structures, !!OO ltlndscape re.atllres; 

d) At lea.'it 6 )1@rJdng Sp.tiCCS eqlJippe~ with 240V elecbi4.:al vehicle (BV) dmging. 
stations shall be c(lmplet.e ptior to final Building Pernail I$~nee Granting 
Occupancy touhe ftrst builcJing on Area B, exclusive of parking, be It)\\' grade 
$trutt~lrt;!s. and landsca.pe features; and 

U.4. un Transitional Parkjng Spaces, ofwhkh: 

a) 100% of pmi::ing spaces shall provide for the tempofaJ)' use of the residents of Art."3! 
A and Area B mdlor vis.itors to thr:; lot until the date oU"irud Bunding Pennie 
InspectiQn Granting Occupancy for Area E develt,ptnil.')ll(, exciusive of parting. bel()w 
grade s£ructUlI'e5, and landscape features, UJX!fI "l;.'hieh d.ate ~he Transitional Paddilg 
Spaces shall be used excllJ:>i .... ely for Resident f'~'lftillg Space.s fi)r tihc penn anent Ilse 
of the rcsldents of Area E i:md Visitor P3rkil1g Spaces for the permanent use of 
vlsiwr::; to Ihc lot, as determil1e.d to the sali sfacHol1 of tile ])irector of De .. 'elopmelll 
via all apl~to"ve.d Dewelopmcnt PemlLt fur Area E; 

b) 55 parking Spaces shall be: equipped with 120V elel;tncal vchide (EV) charging 
stations and an addithmal 46 parking spaces shall be constructed to aCCQmmoaate the 
future installation ofeloctrk vehicle (EV) charging equipment by others (i.e. pre­
due ted for fUllUre wiring), 100% of" which parking spaces shall be designated fc)r 
Resident P(Jiltkiiig Spaces fOIr the permanent USe M the residenls of Area E; 

c) 'rhe constructioll of: 

i. 40 parking spaces shall bt: e.(lmple~e prior to Final Bu.ilding Pennlt bsuam:.e 
Gnmling Occupancy t'Or tile fi~t lmitdiJlg on the lot (I.e. Area A), of which 12 
parking spaces shall be f41ulpped \\'lth 12QV clectrkciil vchicle charging stalioos 
and 10 patkirtg spaces shall be coulS1ructed to accommodate the future instailation 
of electric vehicle l:h~rging equipment by o~hers (i.e. pre-duc.te.d fOr flUure 
wiring); and 
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Transitional Par-killS Strnt~gy & Eleclric Vehicle (EV) &: Bike" Charging Stillitions Provisions 

11, 100% of parldng spaces snaIL be complete prior 10 Final Build.ing Permit Issuance 
Granli rtg O¢(:l,!IpMCY for ~hc first buildl ng on Area B, excl uSlv¢ of parking~ below 
grade structures, amI land$C~ features . 

. 2. Pw"ide fur Resident Parking Srmees for the permanent use oftne reside:nt"i, Visitor iP.aikillg Spooes 
fbr the pemlil'lrlCnt lise ofvlsitms to the lot, Tnul!5itiana:1 Parking Spaces, 00 a pha.,e-h),-phasc 
ba'i>IS, tr) provide for a proportional share ofhafldic.a.~)}le.:l. ~i1d stnall tar spaces as per the Zoning 
By[aw. 

l3. Provide fbr thc shared use of the Visitor Parking Spat:;es proviaed on a phase~by-phase basis roll' tile 
permanent LIse (If visih'tTS W Ihe lot by all the: phases of cle'velopment nn the: lot (i .e. Area A, B & 
E). 

1.4. For the 6 Visitor Polirldng SpIllCCS equipped with 240\1 electrical vc:i1j.;;·ie charging sta:tions; the owner 
shall: 

I A, I. Gwup the parking !:i:plliCCS tClgetner in one locatlolll .coIl [)cnted with other visitor parking 
spaces; 

1.4.2. Provide f~)r unn-.strid'l,.'d (shared) use of the parkh\f!, spa~es ;/lind charging facilities by all 
residents: of and vis.itbt!>i() Ih~ lot (i .e. Area A. B & E); 

1.4.3. EnslUte '!h.at th~ parking spaces (illdividooHyor ll-: if group{s) of~'oor more) cannot be 
designated (e.g., lea.."ed, iit)ld) for tne exchlsive use ofthe resident'i 4.}f (:Ir visItors to ilmy 
specifi(') dwelling lmit(s), building(s), or Area(s). 

1,5. Ylhere t\,,·o parking spaces are pnl'vided in landem for the: exclusiveu.~e of Qle residen!:'> ofa single 
dwetiing unit (flS per the Zoning Bylaw and. the City'::; standard tandem parking ooverlilml, which is 
to be registered on title); 

! ,$, I. EqlLip onl:' parking space with a 120V eleclrical "ebk·le (EV) charging, stath:m; and 

15.2. Do nm construct either parking space to a<;Commooane the future installatit)ii Qf elcclric 
\'ehide charging equipment by others (i,e. d'll not pre-duct for future wiring). 

2. Em: Clns 1 bi(:vde D~u"k!l.Dg (u derioed under tbeZoltill1 Bylgw}: 

2. I. I-ro'V'ide for a combineii tt:litll tUltnbcr of Class ] bicycle parking $pacc$ on the: lot (i.e. Areas A, B, 
and E oombine.d) ofm least 83:5, il1eludi.rI~p!t least: 

4071535 

2.1.1. 350 Ciass I Bic.yc.le Pari;in~ Spaces for the permanent Lise oftbe rtsident~ of Area A,. 
whIch shall include: 

a) 25 for the eJ(c]uslv¢ ust: of the occupants of the ARTS UniU sec·ured via lSI HOlJsing 
Agreement on Area A; 

b) Access to at least 3.5 120V electrical vchicle (EV) charging stations; am! 

c) 100% of [){JiisEruction complete prior to Final Bullding Permit !s5LUtIilCe GrnntEn!): 
OcciUllattcy for Ule Or::il build~ng on the I.ot (Le. Area A - as peT the ptm5ing wvel1ant 
registered Oil dUe), exclusive of paridng, below grade structures, and landseape 
fea:turcs; 

2J.:.t 320 Class 1 Bicycle Patklng Spae.e.s for th(: permanent use aftlle residetltll. of Area B, which 
$.hall include; 

a) At least 22 shall be for fhe exclusi .... e use of HOllsing Units secured \'i& a Housing 
Agreement on Area Bas. detennined via ail approved Development Permit tor Area B: 

b) Access to al least 32 120V electrIcal vchiclc (EV) charging stations; and 



DP 13·642725 Smedule B 
Transitional Parking Strategy &. meclric Vehicle (EV) & EHke Cnargiflg Stations. Pn.wisio]}5 

c) IOOUAl of CotutrucUtln complete prior to FiMI Building Pe~m it Issuance Grdl1ting 
Occupam.:y for the first building on the lot (i.e. Area B - as per [he tiliasing coverumt 
registered (lg title), exdusi,,'e of parking., below grade structures, .mnd landscape 
feal.mes; 

~t 1.3. 165 Trat'tSiti(Jll'lal Class I Ble}rele i'arking Spaces, ofwbkh: 

a) toO% of Transitional class 1 Bicycle Parki;ng S~ccs shall provide tor the temporary liSt;: 

of the residents of Area A and Area B until the date off!t1:id Building Permit Inspection 
Granting (k.C\:.lpi;ltlcy fOf A rea E development, exclus.ive of parking, below grade 
structures, Mel landscape features, upon ..... hich date the TransitioIlilil Clru;$ I Bio1,:YI&[c 
Parking Spaces shall be ured exclusively (or Cla$s I Bicycle Pm'king Spaces tor the 
pemJiment use of the residents of Area E, as deterililnoo to the satisfaction of the Director 
of Development via aii approved Development .Permit for .Are.a E; 

d) Access to at Eea.'5l17 t20V electril'.ld vehicle (EV) charging stalioos; ~OO 

d) The ¢;ol1lstruction of: 

i. 48 Transitional CI~ I Bicycle Parking Spaces shall be complete pth>r to final. 
BlIilding J>ermit Issuance Granthlg Occupancy for the first building on tilelut (i.e. 
Area A), together with at least 5 nOVele.;;.trical vchide (EV) charging stattmu; 
and 

it ]00% ofTr15l:lsitloiIlill Class 1 Bicycle Parking S~es, together witi1lO~.{, afthe 
required. 120V electrioal vchicle (EV) charging stattcms, stli;)li be complete prior to 
Final Buildtng Permil ESSUID'ICt: (lr.;llnting Occupancy tor the tlrst building on Area 
B I cKcl usivc of parki.ng, below grade sCnlctures, and landscape features. 

2_2. Ensure that the r~tlircd liOV electrical vehicle (EV) chiarging stluions shall be: 

4071535 

2,2, I. Located within secure bike, rooms and, ()rt a bike mom·by.btke room basis, shall be de:signcd 
and installed to provide tor the shared use ofthe USers ,"'f each bike room (Le. not assigned Qr 
otherWise :t:llll)cated 10 specific dwelling units); 

2.2,2. Distributed based 011 a miuimtlm or I l20V electriJ;;al vehide (EV) dwging stat.ion for e\'cf)' 
10 blke parking spaces; 

2.2.3. Designed <100 illstaHed such thaI the users ofthe 120V electrical vehide (iEV) cbarging 
statious may secllrc (i.cc lock) their bikes while charejng Iheir bikes, 
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S~hi1d!lle C 
Servld ng Agreement Key Plan; COOl;}m:l Gardens - P'ba:se 2 
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City of 
Richmond Development Permit 

No. DP 13-642725 

To the Holder: Amela Brudar - GBL Architects 

Property Address: 8888 Patterson Road and 3333 Hazelbridge Way 

Address: 140 - 2034 West 11th Avenue, Vancouver, BC, V6J 2C9 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to: 

a) Reduce the minimum allowable setback from a lot line abutting Garden City Road for 
portions of the building having a height greater than 28.0 m, for the purpose of 
permitting a cantilevered roof and balconies, from 50.0 m to 48.6 m; and 

b) Increase the maximum allowable building height for portions of the building located 
less than 50.0 m from a lot line abutting Garden City Road, for the purpose of 
permitting enclosed stair staffs, an elevator penthouse, and an indoor residential 
amenity space, from 28.0 m to 33.4 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 #17b 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 
$1,898,141.30 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. 

7. 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. 

4071535 



To the Holder: 

Property Address: 

Address: 

Amela Brudar - GBL Architects 

Development Permit 
No. DP 13-642725 

8888 Patterson Road and 3333 Hazelbridge Way 

140 - 2034 West 11th Avenue, Vancouver, BC, V6J 2C9 

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 

4071535 

ISSUED BY THE COUNCIL THE 
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