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  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers 

Wednesday, February 13, 2013 
3:30 p.m. 

 
 
1. Minutes 

 Motion to adopt the minutes of the meeting of the Development Permit Panel held on 
Wednesday, January 30, 2013. 

 

 
2. Development Permit DP 12-611486 

(File Ref. No.:  DP 12-611486)  (REDMS No. 3791126) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Paul Goodwin, GBL Architects 

 PROPERTY LOCATION: 8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 
Patterson Road and 3240, 3260, 3280, 3320 and 3340 
Sexsmith Road 

 INTENT OF PERMIT:  

 1. Permit the construction of the first phase of a five-phase residential development at 
8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 
3260, 3280, 3320 and 3340 Sexsmith Road on a site zoned “High Rise Apartment 
and Artist Residential Tenancy Studio Units (ZHR10) – Capstan Village (City 
Centre)”, which phase incorporates two (2) high-rise buildings containing 259 
market dwellings and 20 Artist Residential Tenancy Studio (ARTS) Units, secured 
via a Housing Agreement, and publicly-accessible road and open space; and 

 2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning 
amendment Bylaw No. 8840, to: 

  (2.1) Reduce the minimum allowable road and park setback for portions of the 
building situated at or above finished grade from 3.0 m measured to the 
boundary of an area granted to the City via a statutory right-of-way for road 
or park purposes such that the minimum allowable setback from a lot line 
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2. 

abutting a public road shall be: 

   (2.1.1) For Sexsmith Road, reduced from 7.6 m to 4.6 m; and 

   (2.1.2) For Patterson Road, reduced from 4.9 m to 1.9 m. 

  (2.2) Increase the maximum allowable projection for porches and balconies 
projecting into a road or park setback such that the minimum allowable 
setback from a lot line abutting a public road shall be: 

   (2.2.1) For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

   (2.2.2) For Patterson Road, reduced from 3.9 m to 0.3 m. 

  (2.3) Increase the maximum allowable projection for architectural features 
projecting into a road or park setback such that the minimum allowable 
setback from a lot line abutting a public road shall be: 

   (2.3.1) For Sexsmith Road, reduced from 7.0 m to 2.8 m; and 

   (2.3.2) For Patterson Road, reduced from 4.3 m to 0.3 m. 

  (2.4) For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw 
requirements for the portion of the unit required to have a minimum area of 
25.0 m2 and a minimum clear height of 4.5 m measured from the surface of 
the finished floor to the surface of the finished ceiling to: 

   (2.4.1) Permit the minimum area of 25.0 m2 to be occupied in part by stairs 
and movable second-storey walkways and exclude those portions of 
the area occupied by such features from minimum clear height 
requirements; and 

   (2.4.2) Reduce the minimum clear height measured from the surface of the 
finished floor to the surface of the finished ceiling: 

    (2.4.2.a) For all the ARTS Units fronting Sexsmith Road, from 
4.5 m to 3.65 m; and 

    (2.4.2.b) For two of the eight ARTS units fronting Patterson 
Road, from 4.5 m to 3.25 m. 

 
Manager’s Recommendations 

 That a Development Permit be issued, which would: 

 1. Permit the construction of the first phase of a five-phase residential development 
at 8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 
3260, 3280, 3320 and 3340 Sexsmith Road on a site zoned “High Rise Apartment 
and Artist Residential Tenancy Studio Units (ZHR10) – Capstan Village (City 
Centre)”, which phase incorporates two (2) high-rise buildings containing 259 
market dwellings and 20 Artist Residential Tenancy Studio (ARTS) Units, secured 
via a Housing Agreement, and publicly-accessible road and open space; and 
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 2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning 
amendment Bylaw No. 8840, to: 

  (2.1) Reduce the minimum allowable road and park setback for portions of the 
building situated at or above finished grade from 3.0 m measured to the 
boundary of an area granted to the City via a statutory right-of-way for 
road or park purposes such that the minimum allowable setback from a lot 
line abutting a public road shall be: 

   (2.1.1) For Sexsmith Road, reduced from 7.6 m to 4.6 m; and 

   (2.1.2) For Patterson Road, reduced from 4.9 m to 1.9 m. 

  (2.2) Increase the maximum allowable projection for porches and balconies 
projecting into a road or park setback such that the minimum allowable 
setback from a lot line abutting a public road shall be: 

   (2.2.1) For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

   (2.2.2) For Patterson Road, reduced from 3.9 m to 0.3 m. 

  (2.3) Increase the maximum allowable projection for architectural features 
projecting into a road or park setback such that the minimum allowable 
setback from a lot line abutting a public road shall be: 

   (2.3.1) For Sexsmith Road, reduced from 7.0 m to 2.8 m; and 

   (2.3.2) For Patterson Road, reduced from 4.3 m to 0.3 m. 

  (2.4) For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning 
Bylaw requirements for the portion of the unit required to have a minimum 
area of 25.0 m2 and a minimum clear height of 4.5 m measured from the 
surface of the finished floor to the surface of the finished ceiling to: 

   (2.4.1) Permit the minimum area of 25.0 m2 to be occupied in part by 
stairs and movable second-storey walkways and exclude those 
portions of the area occupied by such features from minimum 
clear height requirements; and 

   (2.4.2) Reduce the minimum clear height measured from the surface of 
the finished floor to the surface of the finished ceiling: 

    (2.4.2.a) For all the ARTS Units fronting Sexsmith Road, from 
4.5 m to 3.65 m; and 

    (2.4.2.b) For two of the eight ARTS units fronting Patterson 
Road, from 4.5 m to 3.25 m. 
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3. Development Permit DP 12-609958 
(File Ref. No.:  DP 12-609958)  (REDMS No. 3601262) 

 TO VIEW ePLANS CLICK HERE 

 APPLICANT: Polygon Carrera Homes Ltd. 

 PROPERTY LOCATION: 6251 Minoru Boulevard 

 INTENT OF PERMIT: To permit the construction of 5 high-rise residential towers 
with a combined total of approximately 631 dwelling units 
including two towers with 296 seniors affordable housing 
units to be owned by the Richmond Kiwanis Senior Citizens 
Housing Society and 335 market housing units in three 
towers to be owned by Polygon Carrera Homes Ltd. at 6251 
Minoru Boulevard on a site to be zoned High Rise 
Apartment (ZHR11) Brighouse Village (City Centre). 

 
Manager’s Recommendations 

 That a Development Permit be issued to permit the construction of 5 high-rise 
residential towers with a combined total of approximately 631 dwelling units including 
two towers with 296 seniors affordable housing units to be owned by the Richmond 
Kiwanis Senior Citizens Housing Society and 335 market housing units in three towers 
to be owned by Polygon Carrera Homes Ltd. at 6251 Minoru Boulevard on a site to be 
zoned High Rise Apartment (ZHR11) Brighouse Village (City Centre). 

 

 
4. New Business 

 
5. Date Of Next Meeting: Wednesday, February 27, 2013 

 
6. Adjournment 

 



Time: 

Place: 

City of 
Richmond 

Development Permit Panel 
Wednesday, January 30, 2013 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Minutes 

Present: Dave Semple, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
John Irving, Director, Engineering 

The meeting was called to order at 3:30 p.m. 

1. Minutes 

I t was moved and seconded 
rltal fh e minutes of , lie meeting of tlte Development Permit Pallel held on Wednesday, 
January 16,2013, be adopted. 

CARRIED 

2. Development Permit DP 12-604012 
(File Ref. No.: DP 12-604012) (REOMS No. 3720814) 

3790547 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

Applicant's Comments 

Pinnacle Intemationa1 (Richmond) Plaza Inc. 

3391 and 34 11 Sexsmith Road and a portion of unopened City 
lane 
To pennit the construction of a hi gh~ri se, multi·family project 
consisting of 200 dwe ll ing units at 339 1 and 34 11 Sexsmith 
Road and a portion of unopened City lane on a site zoned 
" Residentia l/Limited Commercial (RCL4)". 

John Bingham, Bingham Hill Architects, provided the following info rmation regarding 
the proposed development : 

• the development is part ofa larger rezoning that wi ll fo llow; 

I. 
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• the primary objective is to follow the City Centre Area Plan guidelines and to 
implement those on the sile; 

• major clements have been the stepping of the buildings, the varied setbacks to 
provide strcctscape variation, greening of the roofs, the breaking of the length of the 
block to give greater visual interest, and public/private interface in tenns of how the 
landscaping has been developed around Capstan, Sexsmith, and up the pedestrian 
pathway that will ultimately connect to l-Iazelbridge; 

• the applicant has addressed Design Panel comments regarding elevation, depth of 
colour in the lower framework (selected a darker hue for more visual impact), plaza 
off Capstan (sloped green wall replacing waterfall). greater definition at the corner 
of Sexsmith and Capstan; and greater stepping back of the tower and the building as 
a whole to provide the elements described in the guidelines; and 

• the vertical elements associated with individual townhouse entrances were designed 
to provide the framework for furure artistic components including signage. 

Peter Kreuk, Durante Kreuk Ltd. Landscape Architects, provided the following additional 
infon11alion: 

• 

• 

• 

• 

• 

• 

• 

the proposed streetscapes are developed along Capstan with combination bikeway­
pedestrian pathway to be part of a City-wide network. The walkway along the west 
of the site is, again, a combined bikeway/pedestrian pathway that will connect to the 
future park and transit station to the north. Sexsmith is developed primarily as a 
pedestrian route; 

programming of roof areas including common anlenity area, garden amenity, 
private patios and green roofs; 

the proposed water feature on the Capstan frontage has been changed to a 
greenscape through a sloping green wall system that links the roof deck space with 
the ground plane; 

the main roof deck area includes the amenity space which consists of swimming 
pool, outdoor sunning spaces, kids play area, open lawn area (sized for a badminton 
court), and roof deck with private gardens; 

they have taken advantage of every roof and incorporated various functions 
including urban agriculturaVgardening recreational facilities; 

along Sexsmith, which is a pedestrian zone, the residential patio spaces are above 
grade and separated by a guardrail screen with a hedge/planting at the lower edge 
providing an urban feel along the walkway and privacy for the outdoor uses; and 

the Capstan units are setback further from the street and separated from the 
pcdestrianlbike way by granite sets. The edge condit ion along the base of the 
townhouse patios is essentially the same as along Sexsmith with a hedge at ground 
level adjacent to the patio space above. 

2. 
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Mr. Bingham, in response to queries from the Pane l, advised: 

• the townhouse units do not have handicap accessibili ty from the street. The 
build ings have been designed to meet handicapped accessibil ity requirements to all 
uni ls and to the rooftop areas; 

• in tenns of facilitating the change in grade, between Hazelbridge and Sexsmith, 
there would be no concern wi th rai sing the grade ifrequired; 

• the proposed pathway along the western edge of the site will not extend northward 
beyond the edge of the subject property at this time; 

• the amenity building has a swinuning pool, an exercise room, a comrnlmity room 
leading out to the play area, associated support areas (dressing/change rooms), and 
an outdoor children's play area to the east of the bui lding; 

• to meet a mid-point LEED silver equivalency on the energy points, the project is 
using a hot water system with air-conditioning, glazing to solid waH is a 60/40 
relationship, insulation levels will be adjusted after an envelope review, 50-52% 
greening of the total roof space, wi ll be built to hook-up to a DEU, and parking is in 
accordance with requirements for development with in proximity of Capstan Station; 
and 

• there is suffi cient space to add additional area to the current recycling/garbage area, 
if required to accommodate organic composting in the future. 

Mr. Kreuk, in response to queries from the Panel, advised: 

• that in regards to the open space on the fourth noor there are several access points to 
the roof deck. Off the ends of bui ldings there arc covered access routes to the 
amenity building. The overall roof deck has a pathway system that rings it and 
connects various program spaces; 

• the proposed urban agricultural roof top spaces are accessible from the building core 
and arc supported with garden tool storage, composting facilities, and water 
connection; and 

• there is street level lighting, as well as, a level of pedestrian lighting proposed for 
the project which will definc the public realm, entrances to the townhouse units will 
have lighting integrated into the individual unit stairways, and each lobby or main 
entrance will be well lit with canopies above. 

3. 
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Staff Comments 

Wayne Craig, Director of Development, stated that there wilJ be 13 affordable housing 
units provided. In keeping with rezoning in the area, the project provides funding for the 
future Capstan Station as well as temporary offsite park provision within the 
neighbourhood. The project is part of a multi -phase approach to development within the 
area. The driveway currently shown to Sexsmith will be closed in the future upon 
redevelopment of the site to the north with the ultimate driveway access coming from the 
future Hazclbridge Way extension. Two public open spaces are being provided on the 
site, one along the western edge, which will form part of a pedestrian network within the 
neighbourhood, and the second being the public plaza in front of the green sloping green 
wall. Buildings are designed to mitigate aircraft noise in keeping with the City's Official 
Community Plan and the applicant has submitted an associated acoustics report. 

Panel Discussion 

In response to queries from the Panel, Mr. Craig advised: 

• 

• 

in tenns of the grade change between individual townhouse unit patios and the 
adjacent ground level, the change in elevation is in keeping with the City Centre 
Area Plan guidelines and through the servicing agreement staff will continue to 
work with the applicant to minimize the change in grade along the walkway on the 
west side of the site; and 

with respect to the Capstan Station funding strategy, through the rezoning process, 
developers of the first +/- 3,250 dwelling units to be constructed in the area 
contribute to the funding initiative. The charge will be assessed at the building 
pennit stage. The City maintains those funds and then those funds are turned over 
to Translink for the construction of the station. The constrllction of the station is 
anticipated to be triggered at approximately 50% build out of the area. 

In reply to a query, Suzanne Carter-Huffman, Senior Plalmer - Urban Design, advised that 
the Zoning Bylaw defines live-work as units that have designated commercial portions 
that are registered with covenants on them. In this particular case, what the Developer and 
Architects were proposing were units that would support home based business uses, which 
in the City Centre Area allows for Artists studios. 

Correspondence 

None. 

Gallery Comments 

None. 

4. 
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Panel Discussion 

The Panel commented that the development has been well thought out with impressive 
roof top design and progression from townhouse units to residential towers. The project 
will be an anchor for the area and has set the bar for fu ture development within the City 
Centre area. 

Panel Decis ion 

It was moved and seconded 
Thai a Development Permit be issued which would permit tlt e cOlls/rllction of a It iglt­
rise, 11l1llti-family project consistillg of 200 dwelling ullits at 339/ (1m/ 3411 Se.xsmilh 
Road am/ a porlioll of ullopened City Jalle Oil a site ZOlled nResidelJliallLimited 
Commercial (RCL4) ". 

CARRIED 

3. New Business 

None. 

4. Date Of Next Meeting : Wednesday, February 13, 2013 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned al 4:02 p.m. 

Dave Semple 
Chai r 

CARRI ED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Peml it Panel of the Council 
of the City of Richmond held on 
Wednesday, January 30, 2013. 

Heather Howey 
Acting Conunittee Clerk 

5. 



City of 
Richmond 

Report to Development Permit Panel 
Planning and Development Department 

To: Development Permit Panel Date: January 28, 2012 

From: Wayne Craig File: DP 12-611486 
Director of Development 

Re: Application by Paul Goodwin, GBl Architects for a Development Permit at 8800, 
8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 3260, 
3280,3320 and 3340 Sexsmith Road (Phase 1) 

Staff Recommendation 

That a Development Pennit be issued, which would: 

1. Pennit the construction of the first phase of a five-phase residential deve lopment at 8800, 
8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson Road and 3240, 3260, 3280, 3320 
and 3340 Sexsmith Road on a site zoned "High Rise Apartment and Artist Residential 
Tenancy Studio Units (ZHRlO) - Capstan Vi llage (City Centre)", which phase incorporates 
two (2) high-rise buildings containing 259 market dwellings and 20 Artist Residential 
Tenancy Studio (ARTS) Units, secured via a Housing Agreement, and publicly-accessible 
road and open space; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500, as amended by zoning amendment 
Bylaw No. 8840, to: 

2.1. Reduce the minimum allowable road and park setback for portions of the building situated 
at or above finished grade from 3.0 m measured to the boundary of an area granted to the 
City via a statutory right-of-way for road or park purposes such that the minimum 
allowable setback fTom a lot line abutting a public road shall be: 

2.1.1. For Sex smith Road, reduced from 7.6 m to 4.6 m; and 

2.1.2. For Patterson Road, reduced from 4.9 m to 1.9 m. 

2.2. lncrease the maximum allowable projection for porches and balconies projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutti ng a 
public road shall he: 

2.2.1. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

2.2.2. For Patterson Road, reduced from 3.9 m to 0.3 m. 

2.3. Increase the maximum allowable projection for architectural features projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting a 
public road shall be: 

2.3.1 . For Sexsmith Road, reduced from 7.0 m to 2.8 m; and 

2.3.2. For Patterson Road, reduced from 4.3 m to 0.3 m. 

)79 11 26 
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2.4. For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw 
requirements for the portion of the unit required to have a minimum area of25.0 m2 and a 
minimum clear height of 4.5 m measured from the surface of the finished floor to the 
surface of the finished ceiling to: 

2.4.1. Permit the minimum area of25.0 m2 to be occupied in part by stairs and movable 
second-storey walkways and exclude those portions of the area occupied by such 
features from minimum clear height requirements; and 

2.4.2. Reduce the minimum clear height measured from the surface of the finished floor 
to the surface of the finished ceiling: 

a) For all the ARTS Units fronting Sexsmith Road, from 4.5 m to 3.65 m; and 

b) For two of the eight ARTS units fronting Patterson Road, from 4.5 m to 3.25 m. 

*,::1 
DirecloCf D::elopment 

WC:spc 

Atl. 
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Staff Report 

Origin 

Paul Goodwin - GBL Architects has applied to the Cit~ of Richmond for pennission to construct 
Phase 1 of "Concord Gardens", a five-phase, 97,704 m (1 million ft\ multi-family residential 
development containing approximately 1,245 dwellings on a 3.05 ha (7.55 ae) site at 8800, 8820, 
8840,8880,8900,8920,8940 and 8960 Patterson Road and 3240, 3260, 3280, 3320 and 3340 
Sexsmith Road zoned "High Rise Apartment and Artist ResidentiaJ Tenancy Studio Units (ZHRIO) 
- Capstan Village (City Centre)". (Attachment 4, aerial view & phasing reference) The subject 
application for Phase t of "Concord Gardens" proposes a 23,394 m2 (251,822 fi2) residential 
development in the northwest corner of the subject site, including two high-rise apartment buildings 
containing 259 market dwellings, 20 rental dwellings secured via a Housing Agreement as Artist 
Residential Tenancy Studio (ARTS) uni ts, and publicly-accessible road and open space constructed 
over a two-level (349 car) parking structure concealed below finished grade. 

Rezoning of the proposed five-phase, "Concord Gardens" development (RZ 06-349722) was 
approved after Public Hearing on February 20, 20 12, and is notable for, among other things: 

• 

• 

• 

• 

• 

Being one of the first developments to commit to contribute to the Capstan Station Reserve, as 
per City Centre Area Plan (CCAP) and Zoning Bylaw policies encouraging voluntary 
developer contributions towards station construction, in respect fo r which deve lopers are 
el igible [or a 0.5 floor area ratio (FAR) density bonus; 
As per zoning amendment Bylaw No. 8840, supporting the City Centre's emerging "arts 
district" by providing affordable housing (over and above the City'S standard (5%) low-end 
market rental units secured via a Housing Agreement) in the form 0[20 subsidized "Artist 
Residential Tenancy Studio (ARTS)" units for professional artists (which ARTS units are the 
subject of a Housing Agreement and provided for via the subject DP application); 
Undertaking extensive road improvements on and off site including, in Phase I, the extension 
of Hazclbridge Way and upgrades to Sexsmith and Patterson Roads (via SA 12-6 16223) and a 
publicly-accessible/privately-maintained street constructed over a parking structure; 
Providing for a minimum of 9,220 m2 (2.28 ac) of on-site, publicly-accessib le open space (as 
per the ZHRI0 zone) including, in Phase I, the construction 0[2,674.4 m2 (0.66 ac) of 
permanent and temporary, publicly-accessible open spaces and related features; and 
A new sanitary pump station (to be constructed off-site) to support the redevelopment of 
Capstan Village east of No.3 Road. 

Development Information 

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

Background 

The subject site, which is currently vacant, is situated in Capstan Village: a transitional area 
designated for high-dens ity. mixed-use development in anticipation of the construction ofa future 
Canada Line station at the northeast comer of Capstan Way and No.3 Road. Existing 
development surrounding the subject site includes: 

319L126 
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North: Patterson Road, across which is a row of Single Detached (RS IIF) zoned lots (the north side 
of which backs on to Sea Island Way) designated under the CCAP for a maximum of 3.5 
FAR, of which a maximum of2.5 FAR may be residential and the remainder may be office. 

East: Garden City Road, across which is "The Oaks", a well-maintained, low density residential 
area and the site ofTalmey Elementary, Capstan Village's designated elementary school. 

South: Lands designated for future redevelopment with a mix of higher-density residential and 
community uses, including TransLink's 13,337 m2 (3.3 ac), fonner park-and-ride site, the 
Richmond Capstan Alliance Church, and three 3 Single Detached (RS I IF) zoned lots. 

West: Sexsmith Road, across which is a large, predominantly vacant area designated for future 
high-rise, high-density, mixed-use development owned in part by the subject developer 
and in part by Pinnacle International , the latter of which has concurrent development 
applications including one for 200 residential units at the northwest corner of Sexsmith 
Road and Capstan Way (RZ 10-544729IDP 12-604012) and another fo r rezoning the 
balance of its lands to pennit the development of +/-960 units, together with vari ous 
commercial and community uses (RZ 12-610011). 

Landlocked Lot: In addition to the above, at the northwest comer of the su~ect site is 
3200 Sexsmith Road, a small , vacant lot measuring approximately 1,070 m (0.26 ac) that the 
developer has been wlable to acquire. 

Rezoning and Public Hearing Results (Staff comments in bold italics) 

The Public Hearing for the rezoning of the subject site was held on February 20, 2012. During 
the rezoning process, various issues were identified, as follows, to be resolved at the 
Development Permit stage. 

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

I . Variation in tower height, floorplate shape and orientation, and rooftop features are 
encouraged to provide for an interesting skyline. 
• The two towers proposedfor Phase I are the same height (47 III geodetic); however, tIr e 

buildings have undergone significant challges sillce rezolling, inc/udillg greater 
definitioll of tlte mid-rise streetwall, strengthening and slimming of vertical tower 
elements, alld greater articulation of the tower tops, all ofwhielr serve to visually 
break-up the project's massillg and provide for a much more illterestillg alld attractive 
streetscape and skyline. Furthermore, preliminary design has beel! allvallced ill 
respect to Phase 5 (which will be constructell ill thefuture 011 the site of Phase 1 's 
proposed Temporary Park) witlr the aim of cOlltrastillg with Phase J's towers and 
making Phase 5 (Ill importantfoclls of the overall development. (Attachment 6) 

2. Tall buildings must minimize shading of the Neighbourhood Park, especiaJly 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 1 is situated west of the Neighbourhood Park (A ttachment 4) and its buildings 

will have negligible impact 011 slradillg of the Neighbourhood Park. Public open 

379 1126 
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spaces proposed f or Phase J (e.g., Haze/bridge Plaza, ARTS Terraces, and 'lte 
temporary park) have been desiglled to take maximum advantage of the sun. 

3. Streetwall articulation is encouraged to visually break up long streetwalls and provide for an 
attractive, sensitive interface with the Neighbourhood Park, streets, and other pedestrian 
spaces. 
• Th e composition of Phase J 's mid-rise sireetwalls combines a higltly articulaled, 

pedestriall-/rielldly en vironment at grade a/ollg tire ARTS Units frolltages (e.g., seating 
steps, 2-storey glass walls witlt garage-style doors, proj ecting industrial-style balconies, 
temporary alld permanent art displays) with more block-like massing above. boldly 
articlilalell witiJ proj ecling architectural "fram es" and colour, 10 create a vibranl, 
visually -engaging streetscape. (A ttachment 8) 

4. The proposed change in grade from approximately 1.5 m geodetic along existing fronting 
streets to 7.0 m geodetic in the centre of the site must be handled sensitively to ensure easy 
access for pedestrian, cyclists, and the mobility impaired, together with attractive frontage 
treatments that fully conceaJ parking with non-parking uses. 
• Parking is concealed from public J1iew, all grades are wheelchair accessible (i. e. 5% or 

less), ami streetfrontages are designed 10 take advantage of chmrges ill grade via 
innovative lalldscape treatments (e.g., selllillg steps, water-walls. viewpobrtslplatforms). 

5. The public open space design must balance the desire to create an attractive, quiet setting for 
the development 's residential uses with the demands of creating inviting, engaging park 
spaces for daily, active (e.g., noisy) public use and making the maintenance of that public 
space cost effective over the long term for property owners. 
• A t Pltase I, public open space is well coordinatell witlt private residential uses ami 

provides f or a wide variety of aClivities, including all off-street bike patlt alld arls­
related uses alollg Sexsmillr and Patterson R oads, a "pocket park" and tot-IOl alollg 
Hazelbridge Way, and 01,730 m2 (0.43 ac) Temporary Parkfor tlte interim use of 
residents lind tire gelleral public until additional permanenl park splice is completed via 
Phases 2 ami 3. 

6. The ARTS Units and related uses/spaces (e.g., public art, on-site open space) must provide 
for an attractive, arts-related "home-based business" environment des igned to: 
a) Meet the anticipated needs of the ARTS Units' resident artists (e.g., durability, lighting, 

studio space, noise attenuation); 
b) Complement the fonn, character, and livability of adjacent dwell ings; and 
c) Enhance the project' s streetscape character and visual identity of the City Centre 's 

proposed "arts district". 
• rhe ARTS Units are designed as 2-storey, loft-style ullits witll tlteir more public, day­

lit, studio spaces on tlt e firstfloor (offerillg direct access to til e street via regular entry 
doors mId over-sized glass garage doors) and more private living alld bedroom splices 
beltind alld above. Terraces hllve been added along tile ,,"its' frolltages and balconies 
IIl1ve been added to tile III,;IS' secOlld s toreys to e"IImice lite streetscape, provide f or 
more usable private olltdoor space, and accommodate publicly-accessible oUldoor areas 
at grade f or arl display alld SOcializing. rit e proposed balconies will be accessed via 
movable catwalks tllat Spllll Ill e IIllits' double-Iteigltt studio spaces and call be used as 
galltries f or Iiglltillg or to support/access tall works. 
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NOTE: rite catwalks were /Jot anticipated at rezolling stage ami represent a net 
increase in/he combined tota/floor area of the ARTS Units. 

• Tlte ARTS Units will be constructed at the sole cost of the developer ill compliance with 
cOlls/rllctioll standards identified via RZ 06-3-19722 (alld inc/uded ill tl,e HOllsing 
Agreement registered 011 title). III addition, tlte developer has agreed to comply witlt 
lite nttac/lell Supplementary DP Requirements (Attacltmell1 7), wlrich address more 
detailed requirements ill respect to I1Ul/erials, finishes. Qlldjittit'gs to help ensure t/rat 
tire special needs of artists will be satis/ac/orily addressed and streamline lite Building 
Permit review process. 

7. The rooftops of mid-rise buildings must contribute to the attractiveness, amenity, and 
sustainability of the development. 
• Mid-rise roo/tops are design to be/lilly accessible and provide/or a series 0/ sunny, 

intimately-scllled "rooms", including paved seating and sUlllling areas foclissed 
around barbeqlle andfire pit/eatures and agricultural garden plots with water, 
compost, ami tool storagefacilities,/ramed by (I combination ofbrtellsive and extensive 
greell roofs, sir ode trees, and landscape structures. 

8. Importantly, steps must be taken to ensure that the development reads as a neighbourhood, 
not a "project". 
• Given tlte large size of tire subject development, it is important tlrat it provides enough 

continuity o/scale,form, and character to help establish a clear neighbourhood 
identity, witltout becoming too homogeneous. Plrase 1 has achieved tit is by 
maintaining a consistent approach to massing and design across its lIortlt and soutlt 
wings/towers complemented by variations in colollr and architectural features that 
togetlter provide/or dynamic, visually interesting streetscapes. Furtltermore, 
preliminary design for Phase 5 respects the basic massing approaclr established at 
Pltase 1 - titus, Ir elping to furtlrer reinforce a consistent neiglrbourhood identity ­
while illtentionally incorporating design featllres that will make it a unique. 
(Attachment 6) 

9. The interfaces between each phase of the proposed development's residential uses and 
between the subject development and its future neighbours, especially with regard to 
potential view blockage and related impacts. 
• Steps have been taken in the design of the subject development to minimize ot-'er/ook 

between residential units and maximize spacing between towers. In additioll, as 
recommended in the rezoning staff report, a eovenalJl will be registered 011 the subject 
site IlOtifybrgflllllre residents of potential view and other impacts that may arise as a 
result of adjacent development 011- and off-site. 

10. Prior to rezoning, the developer was unable to acquire 3200 Sexsmith Road, a small lot at the 
northwest corner of Phase 1. While this lot is much smaller than the minimum size 
recommended under the CCAP Development Permit (DP) Guidelines for the area 
(i.e. 4,000 rn2 11 ac), prior to rezoning of the subject site being considered at Public Hearing 
the developer prepared a conceptual design demonstrating that the lot could be developed in 
a manner generally consistent with Area Plan objectives. (Attachment 5) In addition, via 
RZ 06-349722 the developer was required to register a statutory right-of-way on the subject 
site for a driveway to be shared with the future residents of 3200 Sexsmith Road. 
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• As per RZ 06-349722, fhe subject DP provides for lite required driveway on lite Phase J 
portion o/the subject site/or shared lise with ,he/lIll1re residents of 3200 Sexsmillt 
Road, lite constructioll ofwlticlt driveway shall be at the sole cost o/the subject 
developer (secured via the landscape bondfor DP 12-611486). 

Aircraft Noise: In addition to the above design issues, at Public Hearing the Vancouver 
International Airport Authority (V IAA) submitted a letter expressing concern with the proposed 
development on the basis that it would introduce residential uses in an area affected by aircraft 
nOise. 

• Tire subject site is situated ill the Official Community Plan (OCP) Aircraft Noise 
Sensitive Development (ANSD) "A rea 3", which permits multi-family residentiailises, 
as proposed, provided that a restrictive covenallf is registered Oil title and acoustics 
reports are prepared at DP and Building Permit (BP) stages identifying necessary lIoise 
attenuation measures alld confirming their implementation. 

• The required aircraft lIoise covenant will be registered on title prior to rezolling 
adoption, a satisfactory DP-slage acollstic report lias been received and is 011 file, allli 
til e developer has agreed tllat the BP drawings will incorporate all measures necessary 
to satisfy the covellallt alld DP acoustic report recommendations. 

Staff Comments 

The subject development satisfactorily addresses the urban design and re lated considerations 
raised by staff via the DP application review process. In addition, the proposal complies with the 
general intent of the OCP, CCAP, and Zoning Bylaw provisions, including those specific to 
Capstan Village (e .g., Capstan Station Bonus) and the site-specific "High Rise Apartment and 
Artist Residential Tenancy Studio Units (ZHRI O) - Capstan Village (City Centre)" zone. 

All Engineering requirements in respect to the subject development have been resolved via RZ 
06-349722 and the related Servicing Agreements (SA). No addition SA is required in respect to 
Phase 1 or the subject DP appl ication. 

During the rezoning process, the need fo r strategies to fac ilitate the phased development of 
"Concord Gardens" and, more specifically its first phase, was identified. Staff and the deve loper 
have worked to address these items, which are outlined below and described in detail in 
Attachment 10. 

I. Capstan Station Funding - Phase 1: As per the Zoning Bylaw and legal agreements registered 
on title, the developer wi ll contribute funds towards the Capstan Station Reserve, on a phase-by­
phase basis, based on the rates in effect at the time of Building Pennit issuance. (The Zoning 
Bylaw's September 2010 rate of$7,800 per unit will be adjusted annually based on CPI.) 

2. Public Art - Phase 1: The developer' s Project-Wide Public Alt Plan and Phase 1 Detailed 
Publ ic Art Plan were reviewed and supported by Ricrunond's Publ ic Art Committee on 
September 18,2012. Prior to issuance of the subject DP, the developer will enter into a public 
art agreement for Phase 1, secured by a Letter of Credit for $140,089.20. In addition, over and 
above the developer's formal public art contribution, "Concord Gardens" proposes three large 
murals at prominent locations on the Phase 1 site (each of which are proposed to be 6-7 storeys 
high and +/~1 8 m wide) to enhance the area's "arts district" appeal and temporarily screen three 
end-walls until adjacent on-site and off-site development is complete. 
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3. Public Park & Open Space - Phase I: "Concord Gardens", Phase I , provides for 2,674.4 m2 

(0.66 ac) of publicly-accessible space for park purposes, secured via right-of-ways, including: 

3.1. Permanent Open Space: 944.4 m2 (0.23 ac) in the form ofa pocket park and children's 
playground along Hazelbridge Way, an off-street bike path along Sexsmith Road , and 
space for socializing and art display adjacent to the ARTS Units; and 

3.2. Interim Open Space: 1,730 m2 (0.43 ac) in the form ofa Temporary Park in the proposed 
location of future Phase 5. 

4. Tree Removal & Replacement Strategy - Phase I : Off-site, the developer has agreed to 
voluntarily contribute $36,400 to the City's Tree Compensation Fund for tree replacement 
based on a 2: 1 replacement ratio and $650 per replacement tree. On-site, the developer's 
landscape plan provides for trees to be rep laced at more than 3: 1. 

5. Vehicle & "Class 1" Bike Parking Strategy - Phase I: The developer's proposed a parking 
strategy for Phases 1, 2, and 5, prepared to the satisfaction of the City's Transportation staff: 

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

5.2. Requires the developer's implementation of Transportation Demand Management (TDM) 
measures at Phase 1 and future phases, including streetscape improvements and Electric 
Vehicle (EV) Charging Stations for cars (105) and bikes (14); and 

5.3. Provides for shared driveway access to help facilitate the future development of the small , 
vacant, comer lot at 3200 Sexsmith Road (at Patterson Road). 

6. Loading & Waste Collection Strategy - Phase I : The developer has prepared a coordinated 
strategy addressing the anticipated loading, garbage, and recycling needs of Phases 1,2, and 5 
to the satisfaction of the City'S Transportation and SanitationiRecycling staff. 

Zoning ComplianceNariances (Staff comments in bold i talics) 

The subject s ite is zoned "High Rise Apartment and Artist Residential Tenancy Studio Units 
(ZHRI 0) - Capstan Village (City Centre)", a site-specific zone only applicable to the "Concord 
Gardens" fi ve-phase development site. The applicant requests to vary the provisions of 
Richmond Zoning Bylaw 8500, as amended by zoning amendment Bylaw 8840 (i.e. ZHRIO 
zone) to: 

1. Reduce the minimum allowable road and park setback for portions of the building situated at 
or above finished grade from 3.0 m measured to the boundary of an area granted to the City 
via a statutory right-of-way for road or park purposes such that the minimum allowable 
setback from a lot line abutting a public road shall be: 

1.1. For Sex smith Road , reduced from 7.6 m to 4.6 m; and 

1.2. For Patterson Road, reduced from 4.9 m to 1.9 m. 

Via the DP process, it was determined that right-oj-ways secured alollg Phase J 's Sexs",ith 
(lIId Patterson Road/ rolltages (via RZ 06-349712) should be e.xpanded to enhallce public 
opell space opportullities ill association with the ARTS Ullits. The ZHRJO zone did not 
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lmticipale t!tese expanded public areas and the developer was ullable provide tllem without 
setback relaxations. Inligh' of this, alUl given thai the proposed setbacks do lIot 
compromise lite appearance or amenity o/tlre streetscape or frollting mlits, stall support 
tire requested variances. 

2. Increase the maximum allowable projection for porches and balconies projecting into a road 
or park setback such that the minimum allowable setback from a lot line abutting a public 
road shall be: 

2. 1. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

2.2. For Panerson Road, reduced from 3.9 m to 0.3 m. 

Staff support tlte reqllel'fed variances on lite basis '''al the deveiopnu!IIt 's proposed 
projecting balconies are an tlItractive streetscapefeature and, (IS above, tile relaxations will 
IIelp to facilitate tile expansion of public open space in association with the ARTS Units. 

3. Increase the maximum allowable projection fo r architectural features projecting into a road or 
park setback such that the minimum allowable setback from a lot line abutting a public road 
shall be: 

3.1. For Sexsmith Road, reduced from 7.0 m to 2.8 m; and 

3.2. For Patterson Road, reduced from 4.3 m to 0.3 m. 

Staff support the requested variances 011 the basis that the proposed projectil'g frame-like 
elements ami relatellfeatures are allllttractive alld illtegral part of the development concept 
and, as above, tile relaxatiollS will help to /acilitate tile expansion of public open space ill 
association witil tile ARTS Units. 

4. For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw requirements for 
the portion of the unit required to have a minimum area of25.0 m2 and a minimum clear 
height of 4.5 m measured from the surface of the fini shed floor to the surface of the finished 
ceiling to: 

4.1. Pennit the minimum area of 25.0 m2 to be occupied in part by stairs and movable second­
storey walkways and exclude those portions of the area occupied by such features from 
minimum clear height requirements ; and 

4.2. Reduce the minimum clear height measured from the surface of the finished floor to the 
surface of the finished ceiling: 

a) For all the ARTS Units fronting Sexsmith Road, from 4.5 m to 3.65 m; and 

b) For two of the eight ARTS units fronting Patterson Road, from 4.5 m to 3.25 m. 

The ZHR10 zone requires roughly 1/3 of the floor area of eacil ARTS Ullitto have a clear 
ceiling height of at least 4.5 III (14.8/1) to accommodate studio uses. While the ceiling 
height 0/ some stutlio splices meets or (!Xceells this requirement, others do !lot. 
Furthermore, the provision of expanded public open space alollg tl.e frontages o/the 
A RTS Units (as described above) resulted ill the need to cross the units ' studio areas at the 
second-storey to access private balconies. Staff have concluded that the lower ceiling 
heights proposed/or some ullits will notullreasollably impact tlreir attractiveness or utility 
for pro/essional artisls; and, tire developer 's agreemelltto i"slall second-storey walkways 
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that are movahle, ralher Iltan fIXed ill place, will meall fhat the walkways can be moved Ollt 
o/tlre way of studio uses or, as required, utilized as gall tries for ligltting or accessing tall 
artworks. 0" ,It is basis, staff support/Ire requested variances. 

Advisory Design Panel Comments (ADP) 

The subject Phase 1 development was presented for consideration by the ADP on September 6, 
2012. The Panel voted in favour of the application advancing to Development Permit Panel , 
subject to the applicant giving consideration to the Panel's comments. Those comments, 
together with the applicant's design response (in bold italics), is provided in Attachment 2. In 
brief, the Panel encouraged the development to: 

1. More strongly express an "arts district" theme, especially at street level and in association 
with the project' s proposed Artist Residential Tenancy Studio (ARTS) Units; 

2. Refine the decorative "frame" elements and colour palette to better highlight and visually 
break up the massing; 

3. Enhance the terminus of Hazelbridge Way; 

4. Refine the landscape design to, among other things, take more advantage of grade changes; and 

5. Provide for aging in place and convertibility features . 

In staffs view, the developer has satisfactorily addressed all of the Panel ' s comments. The subject 
development takes full advantage of changes in grade to conceal parking from public view, 
provide for extensive grade-level, landscaped areas for the benefit of both the public and project 
residents, and create unique frontage treatments that make the development engaging and 
pedestrian-friendly. Aging in place and convertibility features have been incorporated throughout 
the development. And, the design of the loft-style ARTS units, which includes a combination of 
"industrial-like" features (e.g., glass garage doors onto studio spaces, projecting metal balconies), 
armatures for the temporary display of art and signage, and seating steps finished in wood and 
stone, will make for a distinctive, dynamic streetscape that will complement the ARTS Units' 
uses/users and contribute towards the area's emergence as part of the City Centre's designated 
"arts district". 

Analysis 

The proposed development is the first phase of a five-phase, comprehensively planned, high 
density, multi-family development in the Capstan Village area of Richrnond 's City Centre. The 
site is zoned "High Rise Apartment and Artist Residential Tenancy Studio Units (ZHRIO) -
Capstan Village (City Centre)" and is subject to OCP and CCAP policies and DP Guidelines 
aimed at encouraging the development of a high-amenity, pedestrian-oriented, urban community 
supportive of City objectives for the future construction of a Canada Line station in Capstan 
Village and the area's establishment as part of a vibrant "arts district" . In support of this, current 
City policies and zoning: 

• Require the subject site to be developed with a combination of high-density, high- and mid-rise 
residential uses and public open spaces; 
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• Provide for density bonusing to encourage voluntary developer contributions towards the 
Capstan Station Reserve fund, the provision of publicly-accessible open space, and the 
construction of affordable housing and subsidized rental housing for professional artists; and 

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

The subject Phase 1 development proposes a 23,394 m2 (251,822 ft2) residential development in 
the northwest comer of the subject site, including two high-rise apartment buildings containing 
259 market dwellings, 20 rental dwellings secured via a Housing Agreement as Artist Residential 
Tenancy Studio (ARTS) units, and publicly-accessible road and open space constructed over a 
two-storey parking structure concealed below fmished grade. Staff's review indicates that the 
subject development proposal is a well-considered and attractive design that is consistent with the 
intent of the OCP, CCAP, and Zoning Bylaw and warrants favourable consideration as follows: 

1. Conditions of Adjacency: 

As a comprehensively planned, five-phase development, building siting and related features 
were considered at both rezoning stage and via the subject DP in order to identify and mitigate 
potential adjacency issues by (i) maximizing opportunities for units to be oriented towards 
landscaped open spaces, (ii) sensitively addressing adjacent proposed and future development, 
and (iii) ensuring that phase boundaries would be attractive. More specifically, for Phase I: 

1.1. To maximize sun exposure and provide for a park -like, landscaped frontage along the 
extension of Hazelbridge Way - the key entry to the "Concord Gardens" site and its future 
neighbourhood park (Phases 2-3) - the subject development is designed as the first two 
legs of a U-shaped complex that wraps around a large central open space and publicly­
accessible "pocket park" with a children's playground, opening to the south. 

1.2. To complement the scale and form of development proposed for the west side of Sexsmith 
Road (Pinnacle, DP 12-604012) and anticipated development elsewhere in Capstan 
Village. mid-rise buildings. 7 - 8 storeys in height, are proposed with two-storeys ARTS 
Units at their bases to provide for a strong and animated. urban edge along the site's 
fronting streets . 

1.3. To minimize overlook. shading, and related high-density development issues, Phase 1 's 
towers are situated near street corners and spaced 52 m (172 ft) apart, which far exceeds 
the minimum spacing of24 m (79 ft) encouraged under the CCAP . 

. 1.4. To ensure that the future site of Phase 5 will be attractive and complement the appearance 
and amenity of the "Concord Gardens" development while it is in its pre-development 
state: 

3791126 

1. The Phase 5 site will be raised to the level of the fronting extension of Hazel bridge 
Way and the proposed Private (publicly-accessible) Road (over 2 levels of parking) 
and landscaped as a Temporary Park; 

11. The Temporary Park, which will include lawn, trees, planting, picnic tables, 
furnishings, and Walkways secured via a right-of-way for public use, will be 
constructed and ma.intained at the sole cost of the developer; 
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lll. The Temporary Park space and Phase 1 's adjacent outdoor amenity 
(lagoon/courtyard) space will have shared views (i.e. to/from each other), and Phase 
1 residents will enjoy convenient, gated access between the two spaces; and 

lV. A mural , measuring up to 6 storeys tall and 18 m (60 ft) wide, will be installed on 
the end wall of Phase 1 at the future connection to Phase 5. This mural, the scale 
and location of which will make it a "signature feature" of "Concord Gardens" and 
Capstan Village's emerging "arts district", may include areas of spandrel glass and 
other treatments that provide visual continuity with adjacent facades and will be 
complemented by mature trees and landscaping within the Temporary Park. (This 
mural will be undertaken and maintained at the developer's sole cost, over and 
above Phase 1 's formal voluntary public art contribution.) 

1.5. To help facilitate the future development of the small, vacant, corner lot at 3200 
Sexsmith Road (at Patterson Road) - and recognize that it could be some time before 
such development occurs - Phase 1 is designed to: 

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

11. Provide for a shared driveway along Phase l's north frontage to enable the corner 
lot to maximize the use of its street frontages for residential units; 

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

IV. Build Phase l's parking levels and its Sexsmith Road mid-rise wing to the corner 
lot's south and east property lines, so that future development of the corner lot does 
not need to set back in these locations (which will provide it with more efficient 
development options); and 

v. Install one temporary and one pennanent mural on the end walls of Phase 1 adjacent to 
the south and east property lines of the corner lot to make the area around the comer 
lot more attractive and visually interesting while the lot is in its pre-development 
(vacant) state. (These murals will be undertaken and maintained at the developer's 
sole cost, over and above Phase l's fonnal voluntary public art contribution.) 

1.6. To screen views to the undeveloped portions of "Concord Gardens" (i.e. Phases 2-4) and 
ensure public safety during construction, hoarding will be installed along the fronting 
streets and phase boundaries of Phases 2 - 4. 

2. Urban Design and Site Planning: 

The "Concord Gardens" development proposes to raise the grade across its five phases from 
roughly 1.5 m (4.9 ft) geodetic along the site's existing fronting streets to roughly 7.0 m 
(23.0 ft) at its centre. This approach provides opportunities and benefits not commonly 
found in Richmond 's high-density downtown, where the city's high water table typically 
results in bulky, above-grade, parking structures that leave little or no space at grade-level 
and force usable outdoor areas to be located on podium rooftops. In contrast, "Concord 
Gardens" effectively pulls the finished grade up and over its parking, much as is being done 
along the riverfront near the Richmond Olympic Oval. More specifically, for Phase 1: 
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2. 1. To maximize opportunities for grade-level public and private outdoor spaces, parking is 
fully concealed below finished grade and residential building footpr ints occupy only 
24% of Phase 1 's gross site area (i.e. 39% arsite area net of the Temporary Park and 
publicly-accessible road secured via right-of-ways) as opposed to lot coverage of up to 
90% common in many high-density developments. 

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

1. All buildings are double-fronting, streetwall-type build ings, with units oriented 
towards both the site's fronting streets and landscaped, central courtyard; 

11. Unlike typical tower-and-podium developments that locate most of their units in 
towers, Phase 1 locates most of its units (67%) units in its mid-rise streetwall; and 

Ill. As per CCAP DP Guidelines, the fl oorplates of Phase I 's two towers are a 
maximum of650 m2 (6,997 ft2) in size and are sculpted at their top two storeys, 
such that the towers' upper floorplates measure only 468 m2 (5 ,037 ttl) for one 
tower and 555 m2 (5,978 ft2) for the other. 

2.3. To make it feasible to extend Phase 1 's development concept, including its small 
building footprint , to future phases, a parking strategy has been prepared to minimize the 
number of parking spaces and, by doing so, the size of the parking structure required for 
Phases I, 2, and 5, to the satisfaction of the City'S Transportation staff. which strategy: 

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

II. Requires Transportation Demand Management (TDM) measures at Phase 1, 
including: 

• The extension of sidewalks along Sexsmith Road north and south of the 
subject site and across the frontages of 3200 Sexsmith Road; 

• Electric Vehicle (EV) Charging Stations for resident parking at a rate of 
30% of total vehicle parking spaces (i .e. 105 spaces equipped with duplex 
outlets); and 

• EV Charging Stations for bike parking at a rate of 1 fo r each 40 bikes or I 
per bike compound, whichever is greater (i.e. 14 stations total); and. 

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

2.4. To satisfy CCAP objectives for fonns of development that respond to issues of sea level 
rise wi thout compromising streetscape amenity, appearance, or access ibility: 
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I. All habitable indoor spaces comply with the City Centre's Flood Construction 
Level (FeL) of2.9 m (9.5 1'1) geodetic, including all residential units, lobbies, and 
indoor amellity spaces; 

11. All outdoor residential amenity space and most outdoor publicly-accessible areas 
have an elevation of2.9 m (9.5 ft) geodetic or greater; 

Ill . All public sidewalks and walkways have a maximum slope of 5% or less to 
accommodate convenient whee lchai r use ; 
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IV. The ARTS Units fronting Sexsmith and Patterson Roads are designed to take 
advantage of the grade difference between the fronting streets and the FCL with 
publicly-accessible terraces and seating steps along their frontages that provide 
places to sit, socialize, and display art; and 

v. Tower entries and oUldoor spaces incorporate dramatic bridges, viewpoints, and 
waterfall s that take advantage of the elevated grade as a way to impart a unique 
identity to the development. 

3. Arti st Residential Tenancy Studio CARTS) Units: 

The subject development is situated in the CCAP's designated "arts district", the intent of 
which is to help foster the growth of the arts in Richmond and its City Centre by encouraging 
the estab lishment of a focus for arts faci lities, events, support services, studio spaces, and 
complementary uses and endeavours in a location offering strong regional linkages and 
proximity to the city's rap idly growing downtown and public amenities. As per RZ 06-
349722, the subject developer proposes to provide affordable housing for professional artists 
in the fonn of20 subsidized Artist Residential Tenancy Studio (ARTS) Units. This proposal 
is consistent with CCAP objectives for the City Centre's emerging "arts district" and offers 
the opportunity for the City and the arts community to benefit from an innovative housing 
option that marries the City's successful affordable housing policy with a developer-funded 
model for the creation of arts-supportive residential studio dwellings. 

3. 1. Key Featllres : As per RZ 06-349722, Phase I 's proposed 20 ARTS Units will be: 

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

II . Loft-style units incorporating high ceilings, durab le materials, and flexib le 
designs that wi ll enable them to accommodate a broad range of arts uses 
(excluding uses that may pose an unreasonable nuisance or hazard to neighbours); 

III . Developer owned and managed; and 
IV. Affordable rental housing, secured via the City'S standard Housing Agreement, as 

generally defined by the City's Affordable Housing Strategy, EXCEPT that in 
addition to the City's typical affordable housing requirements, the ARTS Units 
will require that: 

• At least one resident of each un it is a "professional artist" as defined by 
the Canada Council for the Arts; and 

• Regardless of actual unit size, all the ARTS Units shall all be treated as 
"bachelors" for the purpose of determining applicable maximum rents and 
household incomes. (NOTE: The last point effectively makes the ARTS 
Units "subsidized housing", as the minimum floor area of each unit is 
required to be 74 m2 (797 ft2) , which is roughly twice that o f a "bachelor" 
unit under the Affordable Housing Strategy.) 

3.2. Adflitiollal AR TS Units' Floor A rea: Via the DP review process, it was agreed that 
balconies would be added to the units' second storeys to enhance the streetscape, 
provide for more usable private outdoor space, and accommodate more space for 
publicly-access ible activities at grade. Access to the proposed balconies wi ll be via 
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movable catwalks that span the units' double-height studio spaces and can be used as 
gantries for lighting and to support or access tall artworks. The proposed catwalks, 
which were not anticipated at rezoning stage, have a combined floor area of 76 m2 (818 
fe) and represent a 5% increase in the total floor area of the ARTS Units that will be 
provided by the developer (i.e. an increase from 1,628 m2 117,524 fil, as per RZ 06-
349722, to 1,704 m'118,340 ft'). 

3.3. Desigll Development: In addition to the increase in floor area described above, the 
design of the ARTS Units has been greatly advanced since the rezoning stage and now 
includes, among other things, the following key features : 

I. The proposed unit mix will include 2 two-bedroom units and 18 one-bedroom 
units, which will make them appropriate for a variety of household types (e .g., 
singles and couples, including households with children); 

11. The units' street frontages will be developed as the "ARTS Terraces", linear 
publicly-accessible open spaces for art display, socializing, art openings, and 
events, incorporating seating steps, armatures for temporary art displays and 
signage, grade-level access or mechanical lifts to facilitate moving large, heavy 
objects, and complementary landscape features, furnishings, and lighting; and 

111. Supplementary DP Requirements (Attachment 7) describing the City's preferred 
range of materials, finishes, and fittings in order to streamline the project's 
detailed design stage and ensure that the units adequately provide for the special 
needs of artists. 

3.4. ARTS Variances: Via the DP process, the need to vary some Zoning Bylaw provisions 
in respect to the design of the units' studio spaces was identified. More specificall y, the 
Bylaw requires roughly 1/3 of the floor area of each unit to have a clear ceiling height of 
at least 4.5 m (14.8 ft) to accommodate studio uses. While the ceiling height of some 
studio spaces meets or exceeds this requirement, others do not. Staff have concluded 
that the studio spaces, with their two-storey windows and overhead catwalks, are very 
attractive and usable, and the lower ceiling heights proposed in some portions of some 
studio spaces will not unreasonably impact the utility of the affected units for 
professional artists . On this basis, staff recommend that the Bylaw is varied via the 
subject DP approval process. 

4. Architectural Form and Character: 

The CCAP encourages the City Centre to be developed as a mosaic of distinctive urban 
villages and vibrant public spaces. Capstan Village' s "arts district", in addition to being a 
key part of that "mosaic", is intended to be an " incubator" for emerging artists and a place 
where zoning and development guidelines provide incentives for arts-supportive uses and 
forms of development. Via rezoning of the subject development, site-specific zoning was 
created for "Concord Gardens" that provides a density bonus for the developer's provision, at 
Phase I, of20 ARTS Units (i.e. affordable, loft-style residential units for professional artists, 
secured via a Housing Agreement), The use and design of the ARTS Units, in combination 
with other features of Phase I, result in an appealing and dynamic form of development that 
is supportive ofCCAP objectives for high-density, pedestrian-oriented development and the 
emergence of a unique and vibrant "arts district". More specifically: 
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4.1. To contribute towards the development of a distinctive character for Capstan Village's 
"arts district" , especially along its streetscape, the developer proposes to: 

I. Concentrate the ARTS Units at grade along Phase 1 's Sexsmith and Patterson 
Road frontages, where their unique 2-storey, loft spaces and "industrial-like" 
features (e.g., glass garage doors, projecting metal balconies, studios with 
movable overhead catwalks) will be highly visible to the public and can be a 
catalyst for complementary future development by others nearby; 

11. Emphasize the mid-rise streetwalls that front Phase 1 's outer perimeter streets 
(Sexsmith and Patterson Roads) as the development's dominant, "signature" 
architectural form through the use of bold colours, projecting horizontal "frames", 
and reduced/varied building setbacks that combine to provide for a new style of 
residential frontage that is strong and urban, while still providing for intimate 
spaces and uses at grade; 

Ill. Set the bold colours and massing of the streetwall's frames against a light, glassy 
backdrop that wraps the entire building and, by doing so, makes the frames "pop" 
along the frontages, while providing for a quieter, more visually subdued 
character within the development's central courtyard where the landscape takes 
over as the dominant feature; 

IV. Define the tower lobbies with expansive windows, light, natural colours, simple, 
modern forms, and the use of water both inside and outside the building as a 
means to make them both bold and elegant - a bridge between the development's 
public streetscape and more tranquil private courtyard; and 

v. Anchor the corners of Phase 1 with slim, vertical "frames" that float above the 
tower lobbies and extend a bold sweep of colour up to the tower tops where this, 
in combination with the sculpting, light colours, and glassiness of the towers' 
upper storeys, provide for bold and modern skyline features. (NOTE: Staff do not 
encourage variations in tower height because it could affect the bulk and/or 
footprint of Phase 1 's mid-rise elements and the "Concord Gardens" site-specific 
zone requires lower building heights for adjacent future phases.) 

4.2.To contribute to visual interest and a high-quality urban realm, the developer proposes a 
layering of materials and colours including: 

1. Painted architectural concrete and window mullions in shades of white and pale 
gray outside the frames and dark gray on the frames and the features within them; 

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

III. Metal balcony guards painted burnt umber on the ARTS Units and glass balcony 
guards with ffitted details on the market residential units; and 

IV. The use of natural materials (e.g., wood doors, stonework) at grade to enhance the 
pedestrian experience of the development and help to knit the building design into 
the landscape. 

4.3.To help make the development a catalyst for revitalization of Capstan Village as part of 
Richmond's "arts district", the developer proposes to integrate public art into the built form 
and related features, including: 
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I. As part of the developer's formal voluntary contribution, as per Richmond's Public 
Art Strategy, provide public art along the frontages of the ARTS Units (to be secured 
via a public art agreement and Letter afCredit for $140,089.20 prior to issuance of the 
subject DP); and in addition 

II. Install three large murals on the end walls of Phase 1, including one adjacent to the 
Temporary Park and a pair adjacent to the small, corner lot at 3200 Sexsmith Road. 

5. Landscape and Open Space Design: 

The CeAP encourages the development of Capstan Village with a network of small- and 
medium-size neighbourhood parks linked by greenways, bikeways, mid-block walkways, and 
other landscape features that are designed to place each of the Village's residents no more than a 
short walk from park amenities. In addition, Zoning Bylaw requirements in respect to the 
Capstan Station Bonus require that benefitting developments (including the subject development) 
provide on-site publicly-accessible open space over and above basic CCAP park standards. The 
concept for "Concord Gardens" focuses most of its permanent public open space in its second and 
third phases in the form of a large neighbourhood park. Nevertheless, the amount of public open 
space and outdoor residential amenity space proposed as part of Phase 1 is substantial and the role 
it plays in establishing a character for the subject development is significant. More specifically, 
as suggested by the development's name, "Concord Gardens", its landscape and open space 
design seeks to create a lush, garden-like environment at the heart of the proposed high-density 
development, which is appealing both at grade and when viewed from above. Features include: 

5.1. To make Phase 1 a unique reflection of the local community, the developer proposes to: 

I. Draw inspiration for the design of the development from Richmond ' s natural delta 
landscape of islands and tributaries; 

II. Reflect the community's eastern influences through features such as the "sky lantern" 
proposed as a focus of the central courtyard and complementary strategies 
incorporated the design of the towers lobbies; and 

Ill. Weave the philosophy of Feng Shui throughout the design. 

5.2.To provide for an attractive range of public open spaces opportunities that will meet the short­
and long-term needs of Phase 1 residents and the general public, four key publicly-accessible 
open spaces are secured via right-of-ways for park and related purposes (constructed and 
maintained at the developer's sale cost), including: 
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I. The ARTS Terraces along Sex smith and Patterson Roads, which spaces are designed 
as seamless extensions of the abutting sidewalks and Sexsmith Bikeway (i.e. a 
landscaped off-street bike path) and provide for art displays, seating, and socializing 
in association with the ARTS Units with the intent of enhancing public access to the 
arts as an anchor for the day-to-day life of the local community; 

11. Hazelbridge Plaza along the extension of Hazelbridge Way, which space is an 
intimate, south-facing "pocket park" and children's playground incorporating a 
"water wall" and pond designed to take advantage of grade changes across the site to 
demarcate the public space and adjacent residential amenity areas without the need 
for fences or other barriers; 

111. The Temporary Park on the future site of Phase 5, which space is a passive public 
open space offering lawn, planting, trees, and picnic tables for the use of the general 
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public and Phase I residents, the design of which takes advantage of the large, 
landscaped " lagoon-like" feature within the adjacent residential amenity area to 
provide an attractive backdrop for public park activities, while providing an 
unobtrusive barrier to public access into the private spaces; and 

IV. The Private Road fmilling along the east side of the Temporary Park between 
Hazelbridge Way and Patterson Road, which route is intended to be a slow-moving 
area that may accommodate mixed pedestrian/vehicle activities related to the 
Temporary Park and future Neighbourhood Park, the design of which incorporates a 
variety of special features such as an inverted crown, decorative paving and planting, 
pedestrian-scale lighting, ro ll-over curbs, and bollards. 

5.3. To provide for a range of private outdoor amenity space opportunities for Phase 1 residents, 
in coordination with indoor amenity spaces, the following are proposed: 

1. At grade, Phase I is focussed around a courtyard, approximately 2,013 m2 (0.5 ac) in 
size, including a large, lagoon-like water feature that creates a pattern of 
promontories, islands, and bridges defining areas for sunning, socializing, and 
outdoor dining, together with a children ' s playground, roughly 290 m2 (2,000 ft2) in 
size, incorporating lawn, sand play areas, trees, boulders, seatinglbalance wall s, and 
an interactive (push-button activated) water play feature; 

1I. At the lower levels of the development ' s two towers, 625 m2 (6,731 ft2) of indoor 
amenity space is provided, including facilities for fitness, dance/yoga, music, study, 
meeting, and table tennis, many of which uses enjoy views and direct access to the large 
outdoor courtyard; and 

Ill. At the roof-level space of the development's mid-rise wings, landscaped spaces 
including trees and a mix of intensive and extensive green roofs that provide an 
attractive setting for seating, sunning, outdoor dining and barbequing, and gardening 
(i.e. raised garden plots, tools storage, compost facilities, and hose bibs). 

6. Accessible Housing: 

Richmond's OCP seeks to meet the needs of the city' s aging population and people facing 
mobility and related challenges by encouraging the development of accessible housing that can 
be approached, entered, used, and occupied by persons with physical or sensory disabilities. 
To address the City ' s policy, the developer proposes barrier-free access to both tower lobbies 
from the street, together with barrier-free access to all indoor and outdoor amenity spaces (both 
at grade and on rooftops). In addition, the developer proposes, and staffsupport, the following: 

6. 1. Basic U"iversal Housi"g U"ilS: 15% of units (41) shall be designed and constructed to 
satisfy Richmond Zoning Bylaw provisions for Basic Universal Housing (which units are 
indicated on the DP drawings). On this basis, as per section 4.6 of the Zoning Bylaw, a 
total of 1.86 m2 (20 ft2) per Basic Universal Housing unit shall be eligible to be exempted 
from the development's maximum floor area ratio calculation (i.e. combined total of 76.26 
m'1821 ft'). 

6.2. Aging in Place: 100% of units will be designed and built so that some accessibility 
features are provided now and others can be added easily and inexpensively after 
construction. These aging in place features include stairwell handrails, lever-type handles 
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for all plumbing fixtures and door handles, and solid blocking in washroom walls for 
future grab bars beside toilets, bathtubs, and showers. 

6.3. Future Phases 2-5: All future phases of "Concord Gardens" will be des igned and 
constructed to the OCP standards in effect at the time of DP approval. 

7. Crime Prevention Through Environmental Design (CPTED): 

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

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

7.2. The parking structure wiD be well illuminated and its interior will he painted white; 

7.3. Elevator lobbies and vestibules wi ll include glazing in accordance with the Building Code; 

7.4. Outdoor amenity spaces will be visually open, well illuminated, offer multiple access 
options, and be separated from public areas by changes in grade and/or water features; 

7.5. The development 's site planning and des ign incorporates opportunities for passive 
surveillance of street frontages, the ground-level courtyard, Hazelbridge Plaza, and the 
Temporary Park; and 

7.6. Residential lobbies are placed in prominent locations, have clear sightlines to fronting 
streets, and provide for individual mailboxes within the lobby areas. 

8. Sustainabi lity Measures: 

The project 's sustainability goals are to provide a cost-effective, high-value development that 
meets or exceeds City standards (i.e. LEED Silver equivalency). The strategies being pursued 
have been collaboratively developed via an integrated design process, designing towards 
LEED Si lver equivalency, and building simulations for energy analysis. As a result, a level of 
LEED Silver has been targeted with a minimum of 52 points. (Attachment 3) Measures 
proposed include, but are not limited to, the following: 

8.1. District Energy Utility (DEU) "ready". such that the development will be capable of 
connecting to a City DEU system when one comes available; 

8.2. Rainwater management aimed at reducing the volume of storm water 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 the street boulevards; 

8.3. Intensive and extensive green roofs, vegetated outdoor areas, and urban agriculture plots; 

8.4. Funding towards the construction of the Capstan Canada Line station, implementation of 
Transportation Demand Management (TOM) 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; 

8.5. Electric Vehicle (EV) Charging Stations for 105 vehicles and 14 bike compounds; and 
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8.6. Water efficient irrigation system (i.e. moisture sensor system) and plumbing fixtures 
(e.g., low-flow shower, kitchen, and lavatory faucets and dual flush toilets). 

Conclusions 

The subject development is consistent with Richmond 's objectives for the subject property and 
Capstan Village, as set out in the City Centre Area Plan (CCAP). The proposed project' s 
distinctive, mid-rise streetwall buildings, articulated towers, small building footprint, and 
extensive on-site public and private open space amenities, together with the developer's proposed 
ARTS Units, related frontage improvements, and public art, wi ll complement the area's 
establishment as a high-amenity, high-quality urban community and its emergence as part ofa 
new "arts di strict" for Richmond. On this basis, staff support the proposed development and 
recommend approval of a Development Permit. 

Suzanne Carter-Huffman 
Senior PlannerlUrban Design 

SPC:cas 

Attachments: 
1. Development Application Data Sheet 
2. Advisory Design Panel Minutes & Applicant's Response 
3. lEED (Silver) Equivalent Checklist 
4. ~Concord Gardens·; 5-Phase Development Concept as per RZ 06-349722 (aerial view) 
5. Illustrative Concept for Neighbouring Site @ 3200 Sexsmith Road 
6. Preliminary Concept for Future Phase 5 (Planned to replace Phase 1 's Temporary Park) 
7. Supplementary Development Permit Requirements for ARTS Units (Signed copy on file) 
8. ARTS Units - Streetscape Images 
9. Conditional Development Permit Requirements (Signed copy on fi le) 
10. Phased Development Strategies 
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Attachment 1 

City of 
Richmond 

Development Application Data Sheet 
Development Applications Division 

DP 12-611486 

Address: 
Phase 1 of development@ 8800, 8820, 8840, 6680, 8900, 8920, 8940 & 8960 Patterson Road & 
3240, 3260, 3280, 3320 & 3340 Sexsmith Road 

Applicant: Paul Goodwin, GBl Architects Owner: 0754999 Be Ltd. 

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

Floor Area Gross: -"23"",,47,,B,-m",-' ",(2"5",2,,, 7-"0,,,S.!Cft,,'},,-, "ex"c",l.-,p",a"rk",in"g,-_ Floor Area Net: 23,394 m' (251,622 tt') 

I Existing I Proposed 
For Phase 1 only: 
• Gross Site: 9 ,338 m2 (2.31 ac) 

For Phases 1-5: 
Private Road SRW: 1,720 m2 (0.43 ac) 

30,536 m2 (7.55 ac), including • 
Site Area : • Public Open Space SRW: 944 m2 (0.23 ac) 

statutory right-of-way (SRW) for • 
• Temporary Park SRW; 1,730 m2 (0.43 ac)@ public open space & road 

future location of Phase 5 

• Net Site: 4,944 m' (1.22 ac) 
• High-rise apartment 

• Large sing le-family residential lots Land Uses : • Artist Residentia l Tenancy Stud io (ARTS) Units 
(vacant) • Public open space & road 

OCP Designation: • Mixed Use • No change • Park 

• Urban Centre T5 (35 m) & (25 m) 
City Centre Area • Pari< 

No change • Plan Designation: • Institution 

• Cap~tan Station Bonus 

• High Rise Apartment & Artist 

Zoning: Residential Tenancy Studio Units • No change (ZHR10) - Capstan Village (City 
Centre) , 

• Market Residential: 21 ,690 m" (233,482 ft") 
Net Floor Area 

Nil (vacant) ARTS Units: 1,704 m' (16,340 tt') 
@ Phase 1: • • 

• Total : 23,394 m' (251 ,822 ft') 

Number of Units • Market Residential: 259 

@ Phase1 : • Nil (vacant) • ARTS Units: 20 

• Total : 279 

• 

• 51% 
i.e. 2,275 m2 (24,496 fe) 

• None 

• Below-grade parking: Nil • None 
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0 $exsmith Road: 4.6 m (15.1 • 3.0 m (9.8 tt) 
0 For structures above finished grade, 

measured to a lot line or SRW 0 0 3.0 m (9.8 tt) 
Setback (Min .) @ secured for road or park, whichever reduction 
Road & Park is greater: 6.0 m (19.7 tt) , but may be 0 

None reduced to 3.0 m (9.B tt) based on an 0 

approved DP 0 
None 0 

0 Parking @ Phase 2: Nil 0 None 

• For structures below finished grade • 3200 Sexsmith None 0 

Setback (Min.) @ 
(e.g., parking): Nil 

0 For structures above finished grade: Side & Rear 0 Building @ Phase 5: Nil 0 None 
3.0 m (9 ,6 ttl , but may be nil based 
on an approved DP 0 Building @ 3200 Sexsmith 

Road: 3.0 m @ east lot line • None 
nil 

0 i 
by area of 

Size: Stairs & movable 
sta irs & 

ARTS Unils-
0 

movable 
Over·Height 

0 Size: 25 m2 (269 fe) min walkways encroach walkways 
Studio Spaces 

0 Height 4.5 m (1 4.6 tt) min 0 Height: Varies - 3.25 m 
Max. 1.25 m 

(10.7 tt) min 
0 

tt) 

Flood Construction 
0 

levet (Fe l ) 
0 2.9 m (9.5 tt) geodetic 0 None 

35 m (11 4.8 tt), but may be 47 m 
0 47 m geodetic 

0 
NOTE: In with NAV Height (Max.) (154.2 tt) geodetic based on an 
Canada 

0 None 
approved DP 

as per 

2" (Pre-Capstan Station): i 
0 (M) 259@ 1.2 spaces/unit = 310.8 0 Permanent: 300 for the 
0 (A) 20 @0.9spaceslunit= 18.0 permanent of Phase 1 

Off-Street Parking - 0 (V) 279 @ 0.2 spaces/un it = 55.8 0 Interim : 47 (+ 2 extra) for 
Capstan Village 0 Sub-Total = 384.6 the interim use of Phase 1, 
Transitional 

0 LESS TOM = 38.5 which are secured via legal 
Strategy agreement for the future use 

of Phase 5 
0 Market Units (M) 0 Total: 347 (+ 2 extra) 

0 (M) 259 @ 1.0 spaces/unit = 259 
0 ARTS Units (A) • None 

0 (A) 20@0.9spaces/unit= 18.0 
0 Visitors (V) NOTE: Parking constrocted@ 

Transportation 
0 (V) 279 @ 0.2 spaces/unit = 55.8 Phase 2 will satisfy ·Zone 1 ~ 0 

Demand 
0 Sub-Total = 332.8 requirements for Phase 2, plus 

Management 0 LESS TOM = 33.3 additional parking to satisfy the 
10% relaxation i outstanding ·Zone 1'" parking 
(TOM) Requirement (min): needs for future Phase 5 (the 

0 Permanent: 300 latter of which will be secured 
0 Interim: 47 (for future Phase 5) by agreement for the 
0 Total: 347 use 
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I Bylaw Requirement I Proposed I Variance 

Tandem Parking • Permitted • None • None Spaces 

For Phases 1 & 5: For Phases 1 & 5: 
Loading Spaces • 1 large truck (WB-17) • 1 large truck (WB-17) • None 

• 3 medium trucks (SU-9) • 3 medium trucks (SU-9) 

Bike Parking - • Permanent: 355 (6 extra) 
Class 1/Residents - • 279 @ 1.25 bikes/unit = 349 • Interim: 160 (for Phase 5) • None 
Phasing Strategy • Total: 515 

Bike Parking - • 279 @ 0.2 bikes/unit = 56 • 57 (1 extra) • None Class 2Nisitors 

Rates as per RZ 06-349722: 
Electric Vehicle • Cars : 105, based on 30% of total • Cars: 105 
(EV) Charg ing • Bikes : 13 min, based on 1/40 bikes • Bikes: 14, based on 1/bike • None 
Facilities or 1/bike compound, whichever is compound 

greater 

• Basic Universal Housing 
Units, as per Zoning Bylaw: 

• Measures are encouraged to 15% of units (41 ) 

address the needs of Richmond's • Aging in Place Features: 
Accessible Housing 

aging population & people with 100% of units • None 

impaired mobility NOTE: Future phases will 
comply with City standards in 
effect at DP approval. 

Amenity Space - • 279@2 m2 (21.5 te ) per unit = 625 m' (6,731 fI') None Indoor 558 m' (6,007 ft') • • 

• OCP: 279 @ 6.0 m' ~64 .6 fI') per unit FiniShe~rade: 1,992 m2 

= 1,674 m' (1 8,019 ft ) • 
Amenity Space - • CCAP ~ 10% of net site 

(21,442 ) 
• Mid·rise roof: 921 m2 (9,915 • None Outdoor = 667 m (7,180 ft') fI') • Tota l 

= 2,341 m' (25,199 fI') • Total : 2,913 m' (31 ,357 ft') 

• Permanent: 944 m2 (0,23 

Capstan Station ac) 

Density Bonus Rate as per RZ 06·349722 & ZHR10: • Interim: 1,730 m2 (0.43 ac), 

• Public Open • 279 @ 7.4 m2 (79.7 ft2) per unit to be replaced by future • None 
Space Secured = 2,065 m' (0.51 ac) Phase 5 after additional 

Via a SRW permanent open space is 
complete on Phases 2 & 3 

• Total: 2,674 m2 (0 .66 ac) 

LEED (CCAP) • LEED Silver Equivalency • LEED Silver Equivalency • None 

District Energy 
Provision for DEU hook·up required • DEU hook·up secured via 

Utility (DEU) • legal agreement • None 

• Over 50% of roof area will be 
Green Roofs • Encouraged a combination of intensive & • None 

extensive areen roofs 
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Excerpt from the Advisory Design Panel (ADP) Minutes, September 6,2012 

Staff comments are inserted in "bold italics" 

2. DP 12-611486 - PHASE 1 OF A 5-PHASE DEVELOPMENT INCLUDING 261 
UNITS (231 ,250 SQ FT) AND 20 (17,761 SQ FT) ARTS (AFFORDBALE 
HOUSING) UNITS, AS PER RZ 06-349722 

APPLICANT: GBL Architects (Concord Pacific) 
PROPERTY LOCATION: Phase I: 3240 - 3280 Sexsmith Road and 8800 - 8840 Patterson Road 

Panel Discussion 
Comments from the Panel were as follows: 

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

The developer /t as prepared a cOllceptual desigll demonstra/iug tlUlt lite com er lot 
cau be developed ill Q mallller generally cOllsistent with Area Plait obj ectives and 
will provide / or a driveway 0 11 lite slIbject site/or shared lise with Iltefutllre 
residents o/tlt e com er /0110 improve tlt e ease wit" whic" it call be developed. 

• Project is well resolved; appreciate the fact that the project is not a typical Riclunond-type 
podium parkade covered with a residential fac;ade. 

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

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

• Like the diagonal treatment proposed for the park and the adjacent intersection of 
Hazelbridge Way and the North-South Road; as the highest point on site, this crossroads 
has the opportunity to become the central node fo r the development; applicant needs to 
focus more attention to this area; could be a potential location for public art; need to 
consider pedestrian safety from vehicles. 

Tlte Haze/bridge Way terminus will be enhanced in stages, includillg at: 

Phase 1, the development of a 0.173 Ira (0.43 ac) temporary public park 
(including lawll, trees, plaltting, alllif urnishings) offering public views across 
Phase 1's on-site /agooll and direct access from an on-site, publicly-accessible 
street incorporating special pavillg, traffic calming, amllalldscapef eatllres,' alld 

Phase 2, the establishment of a large neighbourhood park (IIId public art. 

• Project has a lagoon feel; look at The Lagoons near Granville Island for precedent. 

• Island is a wonderful tool for uniting the three towers; gazebo should do more than just 
complement the design of the three buildings; it needs to be a folly; something different 
and playful that provides for visual interest and a focal point when viewed from above. 

Th e islaml gazebo has been redesigned as a dramatic ltmtem -likefoclIs!or the 
lagoolJ/courtyard tltat enhances views f rom above alld visual interest at grade - both 
withi" the development andfrom tIr e proposed Temporary (public) Park. 

• Architecture is very clean, but the eyebrow form at the roofline appears fussy; suggest that 
the form is simplified and the overhang is increased as at Taliesin. 
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The Ii/Tames", wlrich were originally just decoratioll, !rave bee" strategically 
integrated illio the development to visually reinforce its mid-rise slreelwalls, break­
up its tower massing, and provide for a more illteresting skyline. 

• A lot of frames happening in the building; however, frames seem to disappear because the 
building is monotone; look at the Spectrum project, which uses colour to highlight certain 
elements and visuall y break up the massing; soft colours may be more appropriate than the 
Spectrum's bold palette. 

Stronger c%llrs lrave been introduced 10 ell/ranee lire appearance oflhe f1rames" 
alld how tlrey help to articlIlate the development's mid-rise alld tower forms. 

• Well resolved scheme; larger parcel allows for better resolution to parking; key is to 
successfully handle the parking edges. 

• Public Right-of-Passage (PROP) to central garden is an admirable gesture to the public 
realm; hope that it is maintained public over time; nice move in the right direction. 

• Would like to see more sections drawn through the edges of Phase I including the interior 
courtyard facing the temporary park (future Phase 5); would help understand public-private 
relationship to the park and material qualities. 

Additional sectiolls alld desiglt details have beell provided. 

• Edge of the [ARTS] units seems empty; does not feel like an artist' community; should 
appeal to an arts community; looking for edginess; explore industrial detailing in building 
architecture and the use of simple materials on the ground plane. 

rite frontages of the ARTS units have been redefined alld the proposed combination 
of "it,dustrial-Uke" features (e.g., glass garage doors onto studio spaces, projecting 
metal balconies), armatures for tlte temporary display of art ami signage, alld seatillg 
terraces finished ill a combillatioll of concrete alld stolle provide for a unique, 
dynamic, ami pedestriall-jriemlly streetscape design that will complement the ARTS 
units' uses/llsers alld contribute towarfls the area's emergence as part of tire City 
Centre's desigllatell nariS district". 

• Removing the Phase 5 tower from the massing model suggests a great public realm 
opportunity; in lieu of the proposed move by the applicant, consider a high quality plaza 
space of an "urban foyer" at the east side of the Phase 5 tower; should be highly detailed 
and refined; could be a potential venue for public art and retail would animate the space. 

Special pavillg, traffic calmillg, alld It",dscape features proposellfor Phase I 's Olt­
site, publicly-accessible street is illtemlell to make this area knit seamlessly illto the 
neighbour/IOOlI park plmmedfor Phase 2. Further desiglt enhancements may be 
cOllsillered ill this area, as applicable, at Phase 5. 

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

Unit designs incorporate aging ill place and convertibility features, as recommended. 

• Ensure usability and safety (especially at night) of pedestrian routesllinkages to Canada Line. 

3791126 

Via RZ 06-349722 altd tlte subject DP, tlte developer will be responsible for tlte design 
and construction, at tlte developer's sole cost, of sidewalks, off-street bike paths, and 
related streetsclrpe improvements along tltefrontages of Pltase I, togetlter witlt tlte 
constructioll of a temporary aspltalt sidewalk along tlte east side of Sexsmitlt Road, 



Attachment 2 

nortlt ami soul" o/the subject site, to enhance pedestriall tlCCess to lite Aberdeen ami 
Bridgeport Canada Lille statiolls. All public sidewalks alld walkways will have a 
maximum slope oj 5% or less. 

• Drawings show good accessibi lity of common spaces; look at the walkability of the site 
and its linkages to neighbouring sites in consideration ofpeoplc with disabilities and 
families with strollers. 

See tire ilem above. 

• No concern with regard to CPTED issues. 

• Applicant has the opportunity to develop a large scale project; hope that there wi ll be a 
high level of coordination among the different phases of the project as they develop; 
building should complement each other and there should be a strong unifying theme among 
the different phases. 

• A signage strategy is required to identify the project's ARTS units and distinguish them 
from the other uses; strong design elements are needed to drive the "arts district" theme 
and give an "artsy" look or feel to the development; want to see the "arts district" 
expressed more strongly at street level. 

As described above, the revisedfrontage designs for the ARTS 1II1its include, among 
other things, armatures for the temporary display of art and sigllllge that will 
contribute towards a visually interesting streetscape alltl an "arts district" identity. 

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

Arts uses carrietl out in the ARTS Units will be limited, by the Housing Agreement 
registered Oil title, to "Category A" practices, which are commonly ,mderstood to be 
limited to activities, materials, and processes that do lIot pose all u"reasonable hazard 
or n"isance /0 residential neighbours. For example, Ito electronically amplified 
sound or toxic materials will be permitted. 

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

The design for Phase 1 lUIS been revised to include seating terraces along the 
frolltages of the ARTS Units and a "water-wall" linking the residents ' lagooll water 
feature to the public Hazelbridge Plaza play space below. 

• Project looks great; however, the proposed form and character do not adequately speak to it 
being located in an "arts district"; consider designing one building to deliver a strong 
statement that the project is within an arts district. 

As describetl above, the design of the ARTS Uni/s' frontages has beell refined to better 
support CCAP objectives for the area 's emerging "arts district". I additioJl, 
preliminary design for Phase 5 aims to make that part of the development a dYllamic, 
architectural focus for the project. (A TTACHMENT 6) 

Panel Decision 
It was moved and seconded 
That DP 12-611486 be supported to move forward to tlte Development Permit Pallel subject to 
the applicant giving consideration to the comments of the Panel. 

3791126 
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LEED (Silver) Equivalent Checklist 

LEED Canada-NC 2009 Project Checklist 

CONCORD GARDENS 

mmm Project T 01al5 (pre-eertification estimates) 110 POSSible PMlts 

CMffied 4O-4g jXmts 5 itver 50-59 poifIt5 Gold eo. 79 points Platinum 80 pol15 and .:mow 

mllll Sustainable Sites 26 Pont. 

I:l 

5 0 

1 

6 , 
1 

2 , , , 
1 , , 
1 

Prmq I Construction Activity Pollution Prevention 
Crf:d'";t I Site Selection 
Cted:12 Development Density and Community Connectivity 
a-e:Et 3 Brownfield Redevelopment 
Credit <4.1 Alternative Transportation: Public Transportation Access 
Cre:fit4.2 Alternative Transportation : Bicycle Storage & Changing Rooms 
Cted'H.3 Alternative Transportation: Low.Emitting & Foet-Efficient Vehicles 

Cr&:jHA Alternative Transportation: Parking Capacity 
ere.:& 5.1 Site Development: Protect and Restore habitat 
Criod:15.2 Site Development: Maximiz.e Open Space 

CrE<I!1 6.. 1 Stomlwater Design: Quantity Control 

Credi't a.2 Stormwater Oesigll! Quality Control 
ere..:£17.1 Heat Island Effect: rJon-Roof 
Cn:!dic 7.2 Heat Island Effe<:t: Roof 
CtN:t S Light Pollution Reduction 

R~ired , 
'-' 

> .• 

> 
2 

1 

DDIlIi.Water Efficiency 10 Ponto 

~ b±d:::J 
Water Use Reduction 
Water Efficient Landscaping 
Innovative Wastewater Technologies 

Water Use Reduction 

Required 

2.' 
2 

2 ·' 

Dllm Energy & Atmosphere 35_ 

I&".I -' Fundamental Commissioning of Building Energy Systems Require<f 

I~ ..,.... 
4 1 14 

","'" 2 Minimum Energy Performance ~jreO 

e.."" 3 Fundamental Refrigerant Management Required 

Cred:11 Optimize. Energy Performance 1 • III 

7 Cred:t 2 On-Site Renewable Energy '·7 
2 Crtdl3 Enhanced Commissioning 2 

2 Cred:104 Enhanced Refrigerant Management 2 

c..dit 5 Measurement and Verification 3 

2 CrEO'"l e Green Power 2 

3791126 



Attachment 3 

111111 Materials & Resources 14 Poru 

111"1' '. """" , Storage and Collection of Recyclables Required 

3 Green 1.1 Building Reuse: Maintl'lln Existing Walls, Floors, and Root ,., 
1 Cnd:11.2 Building Reuse: Maintain loterior Non-Structural Elements 

2 Cred":c 2 Construction Waste Management '·2 

2 Qw:iJ3 Materials Reuse ,., 
1 1 Cn.ci1-4 Recycled Content ,. , 
1 1 """ .. Regional Materials ,., 

1 .,..,.. Rapidly Renewable Materials 
1 e""" Certified Wood 

IDIIII~ Indoor Environmental Quality '5 Poin .. 

I""" """" , Minimum Illdoor Air Quality Performance Required 

Iq 
"""" 2 

Environmental T abaeeo Smoke (ETS) Control Required 

1 ""'" , Outdoor A ir Delivery Monitoring 1 

0 1 ""'" , Increased Ventilation 1 

1 """'1' Construction lAO Management Plan: During Construction 1 
1 

""'" 12 
Construction lAO Management Plan: Before Occupancy 

1 CrtCiC 4.1 low.Emitting Mater!!)ls: Adhesives and Sealants 

1 Cted:t4.2 low-Emitting Materials: Painta and Coatings 1 

1 Qedit U low.Emitting Materials: Flooring Systems 1 

1 Cndi4.4 low·Emitting Materials! Composite Wood and Agrifibre Products 1 

1 ""'" , Indoor Chemical and Pollut:mt Source Control 

1 CndO., Controllability of System: lighting 

1 e ...... .2 Controllability of System: Them181 Comfon 1 

1 enet 7.1 Thermal Comfort: Design 1 

1 CteOl7.2 Thennal Comfort: VerifiC3tion 1 

1 ""'" a, Daylight and Views: Daylight 

1 COOt 8..2 Daylight and Views: Views 

aDII~' Innovation in Design 6 POQS 

1 Cffl:I:, 1.1 Innovation in Design 

1 Cted'iI: 1.2 Innovation in Design , 
1 CMoit 1.3 Innovation in Design 

1 Cn!cf,t I." Innovation in Design 

c...M'~ Innovation in Design 

""'" lEED- Accre<fited Professional 

,- , ~ 

1l1iI1iI~ Regional Priority 4 Poinb 

3791126 

Q@(f:t 1 Durable Building 

\Md:.,2.1 Regional Priority Credit 

Qecft 22 Region>!1 Priority Credit 

~t23 Regional Priority Credit 
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Attachment 5 
Illustrative Concept for Neighbouring Site @ 3200 Sexsmith Road 

" 
' . 

''''--.' 
~ 1 , 

fSR FSRAREA 
Site Area 12,000 SF '.5 30,000 SF 

, 

IAREA LAREA UNITS 

~ " 
ITOTAl " 
PARKING COUNT ZONE 1 

REQ'D PROVIDEO 
1 SPACE PER UNIT 28 28 
0.2 SPACES VISITOR 5.' , 
TOTAL PARKING 33.6 " 
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NOTE: Access to 3200 Sexsmith Road will be via a shared driveway secured via a statutory right-or-way 
registered on the subject site prior to rezoning adoption. Th is shared driveway, which will enhance the 
ability of 3200 Sexsmith Road to develop in a manner consistent with City Centre Area Plan (eCAP) 
objectives, is not shown in the conceptual design below. 

)191 126 
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Attachment 6 
Preliminary Concept for Future Phase 5 (Planned to replace Phase 1's Temporary Park) 

NOTE: Phase 5 will be the subject of a future DP application (i.e. not DP 12-611486). 

Phase 5 Tower/Mid-Rise (left) & Phase 1 North Tower (right) 

3791126 



Attachment 7 
Supplementary Development Permit Requirements for ARTS Units 

(Signed copy on file) 

Ii
, >$" 

~ " < 

. ' Cit y of 
'. ~= . . Richmond 

Supplementary Development 
Permit Requirements 

Community Services Department 
6911 No. 3 Road, Richmond, Be V6Y 2C1 

First Development Permit at 8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 
Patterson Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road 

DP 12-611486 
Concord Gardens ARTS Units 
Outline Specifications and Design Guidelines 

Prepared by City of Richmond January 16, 2013 (Reviewed by Concord January 20, 2013) 

Division 6 Woods and Plastics 

Architectural Woodwork 
• Cabinets - robust durable materials, heavy duty hardware 
• Countertop - stain resistant, highly durable, resilient (consider Low vae Materials 

lEED Credit 4.4) 
• Door Frames - durable materials, resilient to impact of large, heavy materials and 

equipment 
• Screens, Blinds and Shutter - solar contra - provide liQht cok>ured sunlight 

rollers/shading with percentage of transparency dependent on orientation. 

Division 7 Thermal and Moisture Protection 

BuildIng envelope 
• The building envelope to meet the requirements of ASHRAE 90.1 2007 prescnptive 

requirements and in addition all glazing values must meet the minimum 
requirements, below, Of approved equivalent. 

Division 8 Doors and WindolNS 

Entrances and storefronts 
• COmmercial grade 
• Direct access from interior double height spaces to outdoor space via over·height 

and double-width doors. 
Windows 

• COnsistent with LEED Credits 8.1 and 8.2 
Hardware 

• Commercial grade locks and door sets 
Glazing 

• Tempered or laminated glass In Work Areas, as required by code 
• Overall glazing u--value including frame to be less than: 0.4 Btu/hr·sq.n·F 
• Solar heat gain factor SHGF of 0.40 

lJ);lt""..1 

Revised Janu3ty 22. 20 t3 

3;9 11 26 
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• Visitlle light Transmittance of not less th;m 75.0 

Division 9 Finishes 

General 
• General Material cmena: high impact resistance, traffic resist;mce, stain resistance 

and exceptionallongevrty. 
• Maintenance Criteria: requires only simple cleaning processes (e.g . soap & water), 

surface finish easily made good (e.g. Hi·Traffic Acry1ic Floor Finish mopped on); hi 
volume use with minimal impact. 

• Repair Criteria: requires only basic interventions (e.g. one person with mortar 
patching/grinding equipment) to repair uacking, gouging, or other forms of more 
severe/accidental wear. Repairs contribute to the character of the materiallfinish; do 
not necessitate wholesale replacement or refinishing; and are cost effective to do. 

• Replacement Criteria : easily stripped, prepped and fe-installed with minimum of 
structural, substrate intervention and expeditious timeline to facilitate re-lease and 
minimal loss of income. Any replacement must be low-tech and cost effective. 

Ceilings 
• Smooth white paint finish on drywall or concrete 

Floonng 
• Sealed polished concrete in Work Studio Space and UvingJDining/Kitchen. (Concrete 

flOOring with smooth trowel finishing, Class A finish per CSA A23.1 with spray 
concrete penetrating sealer) . 

• Low pile carpet in Bedroom (e .g . Berber) 
• Resilient Flooring in Bathroom 
• Low voe FJoorinQ (LEED Credit 4.3) 

Wall Finishes 
• Walls within work studio space to have plywood or sheet metal backing to a height of 

10'-oa for attachment of equipment and shetving. Living/Dining/Kitchen walls to have 
plywood or sheet metal backing as required for fixtures and frttings. 

• Provide column free space for the Work & Exhibition space. Columns in the Wor1<: & 
Exhibition space may be located along the perimeter of the rooms with consultation 
and agreement of the City of Richmond. 

• Low VOC adhesives and sealants (LEED Credit 4.1) 
Paints and Coatings 

• Low vee paints and coatings (LEEO Credit 4.2) 
• Museum white paint colour on walls throuc.;Jhout 

Division 10 SpeCialties 

Identification Devices 
Directories - special directory for identification of artists in ARTS Units 
Exterior sign3ge - information about program and sponsorship of ARTS Units 
Exterior display 
• Provisions for the permanent or temporary display outdoors of a limited amount of 

artvlOrK produced on the premises. 

mun 
R:e~J3nuary2:2. 2013 

J7~ 1 126 

2. 



Attachment 7 

Division 12 Furnishings 

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

Division 15 Mechanical 

POlmbing Fixtures and Equipment 
• Kitchen sink and the powder room sink to be commercial ~rade and equipped with 

grease interceptors (all sinks to be t6 gauge or lower) 
• Provide one (1) tamper proof, non-freezing type of hose bib on the exterior of each 

pair of ARTS unit (10 in total). 
• P1umblng should include rough-in only for easy installation of slop sinks in Work Area 

ff needed. 
Air Distribution 

• Natural and mechanical ventilation (including, but oot limited to, compliance 'With the 
City's Official Community Plan Aircraft Noise Sensitive Development policies for Area 
3: Moderate Aircraft NOise Area). 

• The base building is to provide fresh air and exhaust air systems, likely with multiple 
louvers around the perimeter walls {or provide other similar acceptable type of 
system}. 

• Provide operal) le windows (motorized if not accessible) for exterior facing spaces to 
provide additional ventilation. 

.. All spaces need to provide venting via the outside wall while providing a seJf­
contained ventilation system in the ART unit 

Heating, Ventilating and Air COnditioning Equipment 
• Provide central heating and cooling units that utilize good design practice to ensure 

appropriate acoustic performance. The areas are to have individually controlled 
HVAC systems for each room or group of sim~arrooms with the capability of being 
controlled, conSistent with LEED Credits 6.2, and 7.1. 

• Each Arts Unit shall l)e metered separately for electriCity. 
• There will be one gas meter for the 20 ARTS Un~s. 

Division 16 Electrical 

• Electrical nexibi l~y (including fiexible lighting options in the double height space) 
consistent with LEED Credit 6.1. 

.. Units wired for communication/high speed datafcable. 

.. Provide adequate electrical service for the intended uses. COP distlibution panel to 
be located within the Electrical Room. The locauon of the panel to be coordinated 
with the layout of the Cily space, specifically within the City's electrical room. This 
distribution panet is intended to accommodate all of the reqUirements of the ARTS 
Unit. 

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

Signed copy on file 

37911 26 
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ARTS Units - Streetscape Images 

Sexsmith Road - View of Streetscape & Interior of 2~Storey, Loft-Style ARTS Unit 

Sexsmith Road - View of Glass Garage Doors @ ARTS Units' Studios with Balconies Above 

3791126 
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Attachment 9 
Conditional Development Permit Requirements (Signed copy on file) 

City of 
Richmond 

Conditional Development 
Permit Requirements 

Development Applications Division 
B911 No. 3 RlJild, Rlthmond, Be Vf;( 201 

First Development Permit at 8800, 8820, 8840, 8880, 8900. 8920, 8940 and 8960 Patterson 
Road and 3240. 3260, 3280,3320 and 3340 Sexsmith Road 

DP 12·611486 

Prior 10 forwarding this applicaHot\ to Council for Developmenl Permit (01') ftptJroval . che developer is 
rtquired t() complete thc rollowlng req\lirement~; 

I, Rezoning: Adoption of the rczoning (RZ <l6-349722). including the satisfl!lction of SA 12-616223 and 
all sanHu.ry pump stillion requirements; 

2. '''No Devdopmenf": CompliAnce wilh the tenru orlhe restrictive covenant(s) registered on litle prior 
10 rez.ontng adoption SCc\lring thut "no development" will be permitted /lnd rtstrIc~ing DevelOpment 
Penuit'" issuance in respccII0 any portian oftht; subjCt:t development untit conditions are ~lItisfied for 
the following. o.s determined to the satisfaction of the City: 

2.1 . District Encrgv Utility IDEV), requiring thm. ttM:; dovclopcrcntcrirno a rcstr1ctive covenant(:;) 
registered on title securing tb.i1t "no building" will be pcnniucd:md restricting Building Permit" 
issuance in respect to any portion Of the subjccl development until the developer enters into DEU 
lIgreement(s) un a phas.e·by-phase basis, as detemllned to the satisfaction of tIle City; 

2.2. Pha5ing, requlrlng that Area A (i.e, the .subject PhRse I development) proceeds flflll; 

2.3.Aff'OIdableHouslng, requiring tnat the dcsign ofthc ARTS Units in Phase 1 is addressed to the 
satisfaction of the City ... ia the subjecr Of. 

2.4.~ rcquiring that the designs of the Hil7.clbridge PiaUI', Arts Terraces, it portion orthe 
Neighbourtlood Pork,. and the Temporary Park,,~ addressed to the satbfaC1ion afthe City ... is 
the subject DP lind the construction of the required woric.s , at the sole cost of me dc",clopcr. is 
sC>Ctfrcd via a LenerofCredi~ 

2.5 . Rood.\ & Related Improyements, requiring that the design of the. ponion of the PriVite (north­
south) Road situlltcd within the bounditries of Phase 1 is addressed to the satisfaction of the City 
via ttle subject OJ> and the eon9lruetion of the required works., r1t the sole cost of the developer. is 
secured ... ia a Letter ofCreditj and 

2.6. Public Art. requiring: (bat the developer: 
• Submit a City.llpproved Public Art Plin for Phase 1; 
• Enter into a f'(lblic art agrttment (Of the implementation of tile Public Art PI~n for Phase I; 

and 
• Submit a Letter of Credit to sceUTe thc developer's implementation of the Public Art Plan for 

Phase 1, the amount of which shall be 5:140,089.20 (based on a riltc ofSO.60fft2 of buildable 
area approved under DP 12-6) 1486, as determined in respect fO floor area. ratio calculations, 
excluding tne ARTS Unl(S. 

3. Landscape Bon<I: Receipt ofa Letter of Credit for ltlndscapjn~. iho vAluo ofwhieh i., based Oli 100% 
of the scaled cost e$timate provided by the L:mdscl\pe Architect (incll1ding labour and 10% 
contingency) for: 

3.1.Tempornry park dcvelo~t within the area SC¢lJred via a. Stattltof)' Right-Of-Way on the sUbJeet 
site for this purpose; 

J:muary 25.2013 
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DP 12~611486 Page 2 o1'S 

3.2. Dlher areas secured vIa Statutory Right-o(-Ways for- Public Ri8h~ ofPassllge purposes, the 
construction of which is not otherwise .sCC\lred via a SClVicLng Agreement· ·(i.e. Private Road, 
Hazelbridge Pla:l.3., ARTS Terroces., and Ne:ig.hbourhood P~rk); ancl 

:3.3. LaJ'~:lsupi"g elsewhere on the subjeci site, including residential ltmenity space, green roofs, and 
the Shared Driveway along lhc subject site', Pattcrson Road frontage (secured Viii II Statutory 
Rigbt-of-Wa)' in fi1\'our 0(3200 Sexs-mlth Road a5 per ttz 06-3497"'..2). 

4. Tree Replacement: City accepr.mce of the developer's volunt:1l'y cowlb\Jeloll ofSJ.6,400 to the City'!> 
Tree Compensation Fund fur {he planting of replacement trees within the dty. (l'ree compensation 
~quiremtnts filed tinder REDMS #37:52702.) 

5. ArbQri~t Servic~: Submission of 11 Conlmct entered into betwcC11 the applicant and a Cenifled 
Arbori:.! for supcrvision offlny on-site works contiLJ:ted within the trte prolection zone oft.rees to be 
r~tHjned on and W'Oll1ld the site. The Contract should include tfte seope of thl: \\'ork 10 tJ.c um:lcrt<lken, 
inCluding the proposed number ofsifc monitoring inspections and provisions fur lhe Arborist to 
submit 8 post-construction asses,ment report to tne City for review. (Confirmation received & filed 
unde< REDMS iJ7453~ I & REJ)MS #37527Q2.) 

6. Tm: Prolectjgn: Installation of appropriate tree protection fCllC;ing around aJllhc trees that area 10 be 
retained as part. of the dcyelopmcnt prior to the commcncement of allY conslfU'Ction activities. 
(Confirmatioll1'(:ccivcd .& file<! under REDMS #3752698.) 

7. "No Build"; Reg.istr.1tion ora I't:o;lrieth'c covenant(s) on lit(e securing thai "no building" will be 
permiiterl and restricting Building Pennit" is!uanee in respocl !b uny portion oflhc subjcct. 
development utlli] the (allowing is complete, a$ deterrnin«i to lhe snlLsfuclion of the City: 

7. I.~: Registtation of restrictive ca\~lMt(s) a.rldlot attcr(lalivc l¢gal agrecmen(~ 115 
determined via the subject development's ServlcingAgrecment(s)", D~clopmcnl Permit" 
Ar.Idlor Building Pcrruit(s)-4' to the satisf.'tction of the Director of Ellgineering" Director of 
Development, and Director of Transportation including,. but nOt limited fo, sile invcs.ligallon, 
1e5ting, l'nOnilOnng. site p[\!paratlon. dc-watering. drilling, underpinning. anchoring, .shc.ring. 
piling, pre.loading, ground clensiIicatlon 3Jld/or other <'lCtivlHes that may result in s:eUle'menl. 
dlsplaeemc-llf, subs.ldence, damage: aoo/or nuiSllnee to City ar~dlor private utility infrnsttucture. 

7.2. View Blockage & Other Potential Development [ftmact~: As identified in the S1affrepon 
consldered by Council in respect to RZ 06-349mt registration of a restrictive coveo:ln1(s} 
rutd/or tUtern.."Itive legoJ agreement(s} on title, to the satisfaction of Lhe City, '0: 

• Nmify potential purchaserS ofrC$idcntlal unilS that th~ ~bje(:t site is in a transitional area and, 
Its. II result of future development on surrounding propenies, fmpacf$ on rcsidential units and/or 
.my common fesideruLtlI spaces m:l'y Occur ineiudillS, hut not limited to, lhe ohstwction of Dr:ar 
and disC.mt ViCW5 10 landmarks and features. in whole or in pan (o.g., Nortn Snore Mountain" 
Mt. Baker, Flaser River, Georgia Straight), increl1Sed shading. Increused overlook, reduced 
privacy, increlt$Cd f1.mbient noise, IIndlor increased ambient night-time light; 
Require that the developer take steps via the desjgn atld construction oflhe sllbjed 
development to miti,ga,le possible imIXIi:ts; lind 
Indemnify the Chy. 

7,3. Electric Veh.!c1e roY> Csr & Bike GMTiim: Slaljons; Registration efa restrictive covetl&lt{s) 
andlor alternative legal agreement{s), to' the satisfaclioll of the City, securing tha! electric .. chide 
(EV) car and bike ch:llsing staliOilS $hall be provJded by the developer fOf tht: t/.lIe ofllle 
TC!jidCllls of PhflS(; 1 lind, as applicable, future Phases 2 and 5, to the satisfaction oflhe City. 
includlng, but nOllimited 10, etjuippfng, 11 minlmum oftbetota! parking eon$l.mcted 01 'Phase I as 
(ollow$: 

J<lnuary 25, 20 I 3 
I_JU 
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• ~: 300/. (If lotpl parking spaces sh311 be equil!Jped with 120V plug-im; and 
• 1liIru.: EMil bike compound (ellch of which snaIl provide storage for a maximum of 4-0 bikes 

as per 100 Zoning Bylaw) shall be equipped with oue (1) 120V electr[c plug-!n for the shared 
usc of resldenn .. 

NOW ti l : Ttte developer's provision. ofEV charging stafions sha ll be laken lnto account as part 
ofa suite of Tmns:pOrtslJon Demand Management (TOM) measures for which the applicant shall 
be eligib!e for residentlvi.sitor JXU'king relru<lltlOl1s for Phase 1 to a maximum of 10%, as provided 
fOJ'via the Zoning Bylaw. 

NOTe 1f2: Prelimimny pions indlcnliJlg lhe inlended location of EV chargjng stations shall be 
illClllded ill the Development Permit- drawings in respect to DP 12-61 1486. Pinal plans:, to the 
sotlsfaction of the City. shall be registered on tidc prior 10 final Building Permit' 15Suanec 
Gmnting OtcupallCY. 

7.4. TtrulSillonaJ Parking eroyjsions: Registration ofa restrictive eovenant(~} and/or alternative legal 
~rcemenl(s). to the satisfaction ofthe Cily, .securing that parking constructoo in Phase t in 
e..xces;, o/Zoning Bylaw requiremcnl8 for "Zone I'" resident and \'jsitor parking U$c9 and ''C1:U5 
I" bike parking sh.all be secured, together with relatt!tl ;H;Ct:$S and U5(:S, to the satisfaction of fhe 
City, as follows: 

• For the tntmm usc of Phase 1 residents :mdJor visIWts. l1S applic.able-, Imti! Fim.1 Building 
Permit .. (ssuance Granting Occupancy has been issued by the City in respect to Ph.ase 5 (Art-a 
E); am:! 
For tlle ult!m.are usc (If Phase 5 (Area E) residents. afld/or V15itol"$, as applicable, upon 'final 
Building Pemlit~ Issuance Grantiug Occ\lll!lncy has been issued by the City in respect to 
Phase 5 (Area 13). 

NQTE!I: R.egisttotion ofresfr!ctive covcnsni(s) and(or alternative legal ngreement{s), as 
described ub(,lve, shall satisfy the Zoning, ByJaw i!l resptet 10 Ol.p$tmI Village tTaMition.at parking 
rcquiremenls. 

NOTE 112: PreHmimuy plans indicating the imendetlloc:ation of"oxccss" parking for the imerim 
lise of Phase I residents 1!lndlor visitors shal l be included in Developlnent Permit" drawings in 
respet110 DP 12-611486. Final plans, to tlJe sluisfaciion of the City. waU be regislt'red on title. 
prior to Fin..,l Building Pe:tmil· InuanCe Gn'tnling. ()(.cupancy, 

7.5. PatterSon Road ~h.al"£g Od¥£M\Y: Posting of a Letter of Credit (LOC) (or future improvements, 
to be undermkcn in coordination with the futu~ de .... elopment ot 3200 Sexsmith Road, including 
lhe removal 'and n:instatement ofa pollioo(s) of the building to accommodate the installation of 
E!1 vehicle access/egress roule between 3200 Se:UJnlth RQa.d and the Shared Driveway along the 
subject site'! Patterson Road frootage (secuNd via a Stflnttory Right-oMV .. ), for this purpose as 
pe~ RZ 06-349722) including, but not limited to, the removal of"lcmporltfY partitions" (e.g., 
fences, knoek-out pnnels, aod/or other fe~ture5) and any related repat.-s andlor rcinstlllcment of 
fini!:hcs end/or fenfurcs within the subject site. 

t{QT!:;; #1: The cost ofinslall ins equipmem and associllted improvements within the sulyc:ct site 
(DS pc:rmittcd under the right-of..way ilgreell1Cnt) ror the rl!mote emltrot of seeurity g8te(s) at the 
enmmce to 3200 Sexsmith ROiid (oulsldc: the subject site), including tlte removal and/or 
reinslatemCnt of building ancVor landscape features within the .subject site. s.hall be the :;.ole 
responSibility of the developer of3200 Sexsmith Road. 

7.6.Tandem Parldng: Rcgistmtion ora 1egnl3greement on title ensuring that where-two parking 
spaces aTe provided. in a tandem ummgcmcnl. both parking spaces must be /lS$isned to the $arne 
dwelllt\& unit. 

J(muary 25,2013 
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7.1. Shared Rc.,.jdenljn1 Amenity SWI.fiJi.: RegisU"Htiol\ of a restricti .... e ceveo;'H"lI(S) andlor alternative 
legal a!,.'feemellt(s), to the satisfaction ofthe Cit)" securing ihnt residential indoor and outdoor 
amenity splice constructed in Phllse 1 (Area A), as specified in the Developmcl'lt Permit'" for 
PI1Il!te I (Area A), shall be sholl be s(lcw'ed, togeUlel" with relined tl.C.(;eSS nnd U$CS, for Ole 
unrestricted future use onlle residents ofPI\a~ S (Area E). 

Prior (0 lluilding Pel'mit* ilisuilnce permltUlIg construction, the developer tllu.,t complete tbe 
following requlrement!l! 

I. "No Build": CompJi:mcG with the terms ofthe restrictive COVetlIlI"U(S) regi$tcrcd on tilla prior to.oJ' 
issuance securing that "no building" will be permitted /imd re.~trlc.ting Build ing Permit· issuance [II 
respect to auy portion of the subject development until cond.itions arc satisfied for the following, as 
dctcrrnincd to the s3tt:ofaction oftne City: 

1.1. Distriel Ellers)' Utility CPE!!) e\gre:emerlt~ 

1.2. Site Conditionsj 

1.3. View BlockagG &, other Potetltl.1! DcvclonmcfH Imxmcl'l;; 

1 A. mettd c V(.his:lc (BY) Car & DiM CJweing 8t,,11005: 

1.5.Ttansltiortal P-dTk jns Provi"liQDS: 

1.6. ron~rson RoadShlued Privewgy: 

t, 7. Tandem Parldm~; and 

1.8, Sh.lln:d Re,;iocntial Amenity S~ 

2. .cpst~n Slat~ll: As per the resuit;tivc CQvemmt and/or other legal ngreemeJlts registered on the 
suhject :oile prior to rezonIng adoptIon (RZ 06-349722), the developer's voluntary contribulion to the 
Capstan Statiol\ Reterve or 8$ otlll:rwi!ie provided for via th.c ZGning Bylaw, as per the Richmond 
Zonine; Bylow in CffC4;1 at the datc of Building Permi(" approval. 

3. Traffic ManaSemenl: Submission ora Construction ftarkfng and Traffic Manage.rnel':lt Plan to the 
TnlD.$poOtltion Division, Management rlan shallillcludc location for parkins for $Crvices, deliveries, 
worlo..~5, loading. appUcation for any' 'nne clo!:I.1f"d, and propel' cons!llIc.tioll traffic controls as pel' 
Traffic Contret ManuJlI for works on Roadways (by Ministry of Transportation) amI MMCD TT<lffic 
Rcgulatron Section 01570. 

4. Aue$..~iblli ry MCMY(OS; lncorporalion ofaceessibility measutes in Bulldlng permi'- phm3 8S 

determined via the Development Permit" procc:lS-eS for DP 12·61 1486. 

S. 1·loi'!rdjn5F Oblain a Buikfing Permit· for !.II)' eonstrucdon hoarding. If const ruction hoarding is 
required to temJXltarily occupy a public street, the lIir space above It public street, or any part thereof, 
additionfll City approv(lis and 8ssoc;att:d fc~ may be requtred as part oftIle :Bulldlng Permit·. FOI' 
a<ldilionlll informotiol\, contact the Building Approvals Division at 604-216-4285. 

Note: 

• 
• 

hems marked with ::m ut~ri$k require 11 separate applialtion. 

Where til(\' Di~ct<lr GfDevclopmcnt dcem..~ nppropdate, rhe: pro::cedini Qi1«mctlls (11'1) to be drawn nol '\lnly ... 
pltISoonl CO~lWl1lli of the JfI"OPerty owner bllt ~bo as covenants. pUt'$t~nt to Se<:INll1 2.19 of the Land iitJe Act. 

i\ ll agreeme.nts 10 be registered io tbe LaT.ld TWo::: Offict:: shllll have priority o"";:r all such liens, chargl,\3: and 
cnCllmbr.'IIlee.s 3sls ooMiderod lIdvisablo::: by the DIrector ofDC'o'Clop~nt. AIL ag.rc:eM(!OU; 10 be f\,..gdtefed in the 

January2S , 2013 
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Land Title Office shnJl, unk::;s the Director ofDevelopmcllt dClennines (lIlltc'wlse. be fully feglst~red in the 
Ll nd 'ritle Office prlOf to ene~nI aflhc appropri3te bylaw, 

Tho prec;eding agreements shaH provfde security to the City includins indemnities. \'I':lrr.tnl t\.'$, tquilablt/I'ff.t 
(.'fl~r.ses. leltetJ of credit :md withholding p~nnils, as d~ ncccssM)' or :!ldvisablc by the Di~ctOl' of 
Development. Al1u.gree.me.nts:WJJ be in a form and content satisfactoty 10 (he D!te<:to~ ofDe~'elopll'lelU. 

• Additional legl! agreements, SiS. dctcmlined v ia the $Ubjec1 devdopntettt's Servlclog A~el'll(s}" andlor 
Development Permit(s)', and/or Building Pe~mit(s)· 10 tho s rl.lis("clion of the Oim:(or of Engineering may be 
rrquirtd includlne. but nol 11m Ited 10, site invtslig;ltion, testing, monitoring, site preparntion, de-WIllcrins, 
dritlil11lo underpinning. arlchoring. ~"oring. piling. prc~toading. grollnd dwsilicl1ljon Qf OlDer act ivitits Ih[1.\ mAy 
rrmh in sctlh .. 'ftltnt, displaeemeru . S:iibsidenc:~ damage or nuisance 10 Cit)' Ind prr..atc utility intl':lSlructure. 

3791 ]26 
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Phased Development Strategies 

Concord Gardens: Phased Development Strategies 

During the rezoning process, the need for strategies to facilitate the phased development of "'Concord 
Gardens" and, more specifically its first phase, was identified. Staff and the developer have worked 
to address these items, which are listed below and described in detail as follows : 

1. Capstan Station Funding - Phase 1; 
2. Publ ic Art - Phase I; 
3. Public Park & Open Space - Phase I; 
4. Tree Removal & Replacement Strategy - Phase 1; 
5. Vehicle & "Class 1" Bike Parking Strategy - Phase I ; and 
6. Loading & Waste Collection Strategy - Phase 1. 

1. Capstan Station Funding 
Following the adoption of the CCAP in 2009, the City worked with TransLink and three Capstan 
Vi ll age developer/owners, Polygon, Pinnacle [nternationai, and the subject developer, Concord 
Pacific, to prepare a funding strategy for the construction of the Capstan Canada Line station. 
That strategy, which was adopted in 2012, provides for density bonusing (0.5 FAR) for 
developments that voluntarily contribute towards station construction (i.e. to the Capstan Station 
Reserve) and provide on·site public open space (over and above the CCAP base· level park 
standard) at a rate of5 m2 (54 ttl) per dwelling. The subject development will be one of the first 
10 contribute to the Capstan Station Reserve, which contribution will be payable prior to 
Building Permit issuance. Developer contributions in respect to "Concord Gardens" five phases, 
as estimated at rezoning stages, is shown in the table below. Actual contributions will be 
calculated on a phase·by·phase basis, based on the actual number of dwellings and current City 
rates at the time of Building Permit issuance. 

Estimated Capstan Station Voluntary Deve loper Contribution as Per RZ 06·349722 

Phase Area 
No. of Dwelling Units Capstan Station Reserve Contributi on 

Estimate @ RZ 06·349722 Estimate based on $7,800/unit u 

1 A 290· $2.262 ,000" 

2 B 264· $2,059,200" 

3 C 245" $1 ,911 ,0()lr 

4 0 304" $2,371 ,200·· 

5 E 142· $1 ,107 ,600" 

TOTAL 1,245" $9,711 ,000·· 

• The umt numbers shown are estImates prepared at rezoning stage. Actual untt numbers Will be 
determined on a phase-by-phase basis. (Phases may include higher or lower numbers of units 
than was originally estimated. For example, the subject DP for Phase1 proposes 279 units.) 

"" The contributions shown are estimates prepared on the Zoning Bylaw rate identified for September 
2010 & estimated numbers of units identified at rezoning stage. Actual contributions will be 
determined, phase-by-phase, prior to Building Permit issuance, based on actual unit numbers & the 
Zoning Bylaw contribution rate in effect at the time (which rate is expected to be higher than the 
September 2010 rate due to Bylaw provisions for annual CPI increases). 

3191 126 
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2. Public Art - Phase 1: 
Ridun ond policy encourages developers to voluntarily contribute towards public art, 
especially in the case of large projects and those, such as the subject development, which 
are situated in the CCAP's designated "arts district". In light of this, the developer has 
completed a City-approved Project-Wide Public Art Plan for the development's five 
phases, the total value of which voluntary developer contribution is estimated at $591,003 
or greater (depending on City rates in effect at the time of each stage of Plan 
implementation). As per covenants registered on title, the deve loper's public art 
contributions shall be submitted in three parts, prior to DP issuance for Phases 1, 2, and 4, 
as generally indicated in the table below. The developer's Project-Wide Public Art Plan 
and Phase I Detailed Public Art Plan were reviewed and supported by Richmond's Public 
Art Committee on September 18,2012. 

2. 1. Detailed Public Art Plan for Phase 1: The Phase I Plan proposes that an artist is engaged 
to undertake artwork along the frontages of the ARTS Units, within the publicly­
accessible ARTS Terraces and/or integrated with the building fa<;ade. Prior to DP 
issuance, the developer is required to provide a Letter of Credit and enter into a legal 
agreement to secure the implementation of the Phase 1 Plan to the satisfaction of the 
City. 

Updated Voluntary Developer Contribution Estimates for Public Art Phases 1-5 , 
Applicable Estimated Minimum Voluntary Developer Contribution 

Phase Area Developer 3-Stage Implementation Plan 
Contribution Rate By Phase Va lues & Preferred Locations 

$140,089.20 
ARTS Terraces and/or 

1 A $0.601ft2 $140,089.20 Payable@ 
Phase 1 ARTS Units building frontages 

2 B 
$0.601ft2 or the 

$125,171+ $241 ,036+ Neighbourhood Park 

current City rate at 
Payable@ and/or 

3 C the time of DP 
$115,865+ Phase 2 Patterson Street-End Park 

4 D 
approval, 

$1 44,105+ $ 209,878+ Neighbourhood Park 
whichever is 

greater Payable@ and/or 
5 E $65,773+ Phase 4 South Walkway 

TOTA L Varies $591 ,003+ 

+ Actual contnbutlons may be greater based on the approved City rate at the time of DP approval. 

2.2. Additional Public Art (Murals) for Phase I: Phasing of the "Concord Gardens" 
development and its situation as one of the fi rst high-density projects in Capstan Village 
will result in three of Phase I 's mid-rise end-walls requiring special treatment to ensure 
they will be attractive on an interim basis until adjacent development is complete. In 
light of City objectives for the establishment of Capstan Village as an "arts district", the 
developer proposes to install murals on these walls, the locations and large scale of 
which will make them "signature features" of the development and Capstan Village. 

3791126 
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• The murals include one providing a dramatic backdrop at the north end of the 
Temporary Park and a pair providing a "gateway" feature at 3200 Sexsmith Road 
(as seen when entering Capstan Village from Sea ]sland Way via Sexsmith Road); 

• The size of the murals may be up to 7 storeys high and 18 m (60 ft) wide, inclusive 
of areas of spandrel glass and other features intended to provide visual continuity 
between the end-walls and the adjacent building facades; 

• Implementation will occur in roughly two years when Phase 1 nears completion; and 
• Final decisions regarding artist selection, artwork design, and budgets will be 

deferred until the construction of the walls is adequately advanced to fully 
understand the opportunities and challenges they present. (preliminary budgets for 
the murals are estimated at $10,000 each.) 

3. Public Park & Open Space - Phase 1: 
The CCAP identifies the need for 8,094 m2 (2 ac) of neighbourhood park within the block 
bounded by Sex smith Road, Sea Island Way, Garden City Road, and Capstan Way. As the 
subject site occupies roughly 50% of this block, the developer is required to provide at least 
50% of the park. In addition, in order to satisfy the proposed Capstan Station Bonus park 
policy (as per the CCAP and Zoning Bylaw), the developer must provide additional public 
open space at a rate of 5 m2 (54 f12) per dwelling, based on the total number of dwellings in 
the project. Via RZ 06-349722, it was determined that the developer must provide, at the 
developer' s sale cost, a minimum of 10,596 m2 (2 .62 ac) of park and public open space, 
including: 

• Off-site: 1,376 m2 (0.34 ac) of City-owned park, which will be designed and 
constructed in Phase 2 as a street-end park on a portion of Patterson Road; and 

• On-site: 9,220 m2 (2.28 ac) of publicly-access open space, secured via statutory 
right-of-ways, based on an estimated build-out of 1,245 dwellings . 

3.1. Updated Open Space Distribution: The distribution of required on-site and off-site public 
open space has been refined through the rezoning adoption and DP design processes and 
is summarized in the table below. The amount of on-site public open space currently 
secured exceeds the minimum required under the ZHRlO zone. As such, via the detai led 
design of future phases, the City may allow the developer to reduce the amount of on­
site public open space or increase the maximum number of units (i.e. from 1,245 to 
1,271, based on 7.4 m2 (79.7 ft2) per unit). Refinements and updates of the developer's 
public open space plan will be considered, on a phase-by-phase basis, via the City'S 
standard DP review processes. 

Updated Park & Public Open Space Plan for Phases 1-5 
On-Site Public Open Space Off-Site 

Phase Area Secured Via StatutorY Ri ht-of-Wavs City-Owned Total 
Location Size Park 

• ARTS Terraces 253.3 m2 

• Sexsmith Bikeway 184.8 m2 

A · Neighbourhood Park 140.0 m2 944.4 m2 1 Nil (0.23 ac) · Hazelbridge Sidewalk 107.2 m2 

• Hazelbridge Plaza 220.2 m2 

E · Hazelbridge Plaza 38.9 m2 

2 B · Neighbourhood Park 5,000.0 m2 . 6,562.2 m2 

3791126 
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On-Slte Public Open Space Off-Site 
Phase Area Secured Via StatutOry Ri ht·of·Ways Cfty-Owned Total 

Location Size Park 

· Garden City Greenway 186.2 m2 (1.62 ae) 

Off·Site · Patterson Road Street-End . 1,376.0 m2 

· Neighbourhood Park 1,330.0 m2 

3 C · Garden City Greenway 98.2 m2 Nil 
2,100.7 m2 

(0. 52 ae) 
• South Walkway 672.5 m2 

• South Walkway 953.7 m2 

4 0 · Sexsmith Bikeway 105,0 m2 Nil 
1,180,9m2 
(0.29 ae) 

· Hazelbridge Sidewalk 122.2 m2 

5 E · Hazelbridge Plaza 
Complete@ 

Nil 
Complete@ 

Phase 1 Phase 1 

TOTAL 
9,412.2 m2 1,376.0 m2 10,788.2 m2 
(2.33 ee) (0.34 ae) (2.67 ae) 

3.2. Phase I Proposal: The developer's first phase provides for a total 0[2,674.4 m2 (0.66 ae) 
of publicly-accessible space for park purposes, secured via rigbt-of-ways, including: 
• Permallellt: 944.4 m2 (0.23 ac) around the perimeter of the site, including a pocket 

park and children's playground along Hazelbridge Way, an off-street bike path 
along Sexsmith Road. and the ARTS Terraces; and 

• Illterim : 1,730 m2 (0.43 ac) of "temporary park" in the future location of Phase 5. 

The Temporary Park will be constructed over two storeys of parking, the roof of which 
will be generall y level with the crest of Hazelbridge Way (thus, providing for barrier­
free public access), and will remain in place for public use until the developer has 
completed the construction of all permanent park and public open spaces required in 
respect to Phase 1-3, as per RZ 06-349722 and indicated in the table above. The intent 
of the Temporary Park is threefold: 
• To provide for interim public open space in order that the developer may advance 

the construction of Phase I ahead of the estab li shment of penn anent 
neighbourhood park space; 

• To ensure that prior to the construction of Phase 5, the developer's designated Phase 5 
site will be attractive and complement the appearance and amenity of Phases 1-4; and 

• To ensure that the cost of construction and maintenance for interim public open 
space made necessary by the developer' s proposed phasing of the subject 
development is the sole responsibility of the developer. 

4. Tree Removal & Replacement Strategy - Phase 1: 
Richmond 's Tree Protections Bylaw aims to sustain a viable urban forest by protecting 
trees with a minimum diameter 0[20 em DBH (i.e. 1.4 m above grade) from being 
unnecessarily removed and setting replanting requirements. Via RZ 06-349722, a site-wide 
tree removal and replacement plan was identified for the "Concord Gardens" five-phase 
development, the implementation of which strategy is to be reviewed and updated, as 
requi red, on a phase-by-phase basis. 

4.1. Phase I Off-Site Tree Strategy (City Road Right-of-Ways): The tree management plan 
prepared for Phase I identifies 28 City trees for removal along Phase l 's Patterson Road 
and Sexsmith Road frontages as a result of required City road and related improvements. 
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Of these trees, at rezoning stage 19 were identified for possible retention (including a 10-
tree hedgerow) and 9 for removal. The City's arborist has estimated the value of 
compensation for tree removal to be $36,400, based on a tree replacement rate of2: I and 
a value of $650/replacemenl tree. In light of this, the developer has agreed to vo luntarily 
contribute $36,400 to the City's Tree Compensation Fund fo r the planting of 
replacement trees elsewhere in Richmond. 

4.2. Phase l On-Site Tree Strategy: The tree management plan prepared for Phase 1 identifies 29 
trees on-site for removal. At rezoning stage, all 29 trees were identified fo r removal and 
replacement on-site with 58 new trees based on a tree replacement rate of2: 1 and minimum 
calliper of 6 em (2.5 in) DBH. Tree planting proposed on-site as part of Phase I exceeds thi s 
minimum tree replacement requirement with a total of90 trees including: 
• 76 deciduous trees, 6 em (2.5 in) DBH or greater; and 
• 14 conifers, ranging in height from 2.4 - 3.0 m (7.8 - 9.8 ft). 

4 .3. Phase 1 Tree Protection Strategy: The tree management plan prepared for Phase I identifies 
8 trees for retention in the immediate vicinity of Phase 1, all of which are located on 3200 
Sexsmith Road (at the northwest corner of the subject site). Protective fencing has been 
installed around the required rool protection zones for these trees to the satisfaction of staff. 
Furthermore, the developer has engaged an arborist to supervise any work carried out 
within the tree protection zones, monitor the on-going health of the trees, and submit a post­
construction assessment report to the City for review. 

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

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

Tree Existing Trees Trees 
Trees Removed/Replaced 

Location 
Trees Retained 

Relocated Trees Replacement Min. Caliper of 
(3) (6) Removed Trees (1 J(6J Replacement Trees 

1 2 14 em 
On -Site 61 0 0 (# 1351 Cedar) (8 m tall evergreen) 

60 120 6 em 
3 (4) 6 Value@ 6 em 

Off-5lte 24 6 (2) 0 
5 (5) 3 $5,8550 6 em 

Total 85 6 0 6. 131 Varies 

(1) Street trees required to be planted by the developer along Sexsmith, Patterson, and Garden City Roads via the 
subject developmenfs Servicing Agreements shall be in addition to the replacement trees indicated in the table. 

(2) Off-site trees to be considered for retention includa, #1480 (cedar), #1472 (holly), #1471 (holly), #14 73 (holly), 
#1445 (maple), and # 1467 (maple) . 

(3) The developer's tree inventory identified 8 trees on property adjacent to the subject site. Those trees are NOT 
included in the table and MUST be protected, as per the City's Tree protection Information Bulletin Tree-03. 

(4) Off-site trees that may be removed@2:1 include (Patterson Road): # 1489 (horne chestnut), #1282 (pnmus) & 
#1477 (holly) 

(5) Off-site trees that may be removed@ a 3:5 include (Garden City Road): #1325, #1353, #1358, #1318 & #1320 
(cypress hedgerow) 
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(6) Cash-in-Lieu: If trees cannot be retained or required replacement trees cannot be accommodated on-site, a 
cash-in-lieu contribution payable to the City's Tree Compensation Fund is required for replacement tree 
planting elsewhere, as follows: 

i. For On-Site: $SOOlreplacement tree; and 
ii. For Off-Site: $650lreplacement tree. 

5. Vehicle & "Class 1" Bike Parking Strategy - Phase 1: 
In anticipation of the Capstan Canada Line station, the Zoning Bylaw encourages 
developers of multi-phase developments to implement " transitional parking strategies", 
whereby parking at earlier phases prior to station construction is provided at a greater rate 
("Zone 2", generally 1.2 spaces/unit) than that at later phases ("Zone 1 ", generally 1.0 
space/unit). In addition, developers are encouraged to take advantage of Zoning Bylaw 
parking relaxations permitted in respect to the provision of Transportation Demand 
Management (TDM) measures. More specifically, the parking strategy for Phase 1 is 
planned comprehensively in coordination with Phases 2 and 5 as follows: 

5.1. Transportation Demand Management (TDM) Measures: A suite ofTDM measures is 
proposed for Phase 1, allowing for a 10% reduction in the minimum number of parking 
spaces required at Phase 1, as determined via per RZ 06-349722, including; 
• The extension of sidewalks along Sexsmith Road north and south of the subject site 

and across the [Tontages of 3200 Sexsmith Road (secured via RZ 06-349722); 
• Electric Vehicle (EV) Charging Stations for resident parking at a rate of30% of 

resident vehicle parking spaces; and 
• EV Charging Stations for bike parking at a rate of I for each 40 bikes or I per bike 

compound, whichever is greater. 

Additional TDM measures will be required to be implemented by the developer via DP 
applications for Phases 2 and 5, including, but not limited to the following; 
• Additional EV Charging Stations for cars and bikes, as per City policies in effect at 

the time ofDP approval; 
• Road widening along the west side of Garden City Road, north of Patterson Road to 

Sea Island Way, providing for the extension of the developer's required frontage 
improvements at the subject site including, but not limited to, maintenance of the 
existing traffic lanes and the addition of a 1.8 m wide on-street bike lane, sidewalk, 
and boulevard landscaping (as per RZ 06-349722); 

• The installation of an accessible bus shelter at Capstan Way I Garden City Road or 
cash-in-lieu (estimated value of $25,000, based on 2012 rates), as determined to the 
satisfaction of the City; and 

• Other measures, as determined to the satisfaction of the City via future DP 
application processes. 

5.2. Phasing of Vehicle Parking Requirements: Parking for Phases 1, 2, and 5 shall proceed as 
follows: 
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• Phase I will provide parking based on "Zone 2" (less 10% TDM relaxations) of 
which, those spaces provided in excess of "Zone 1" rates will be secured via legal 
agreement on title for the interim use of Phase I until Phase 5 is occupied; 

• Phase 2 will complete the construction of all the parking required for Phases 1, 2, 
and 5 based on "Zone 1" rates (less 10% TDM relaxations) of which, those spaces 
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provided in excess of "Zone 1" for Phases 1 and 2 will be secured by legal 
agreement for the interim use of Phases 1 and 2 until Phase 5 is occupied; and 

• Phase 5 will utilize the parking constructed at Phases 1 and 2 in excess of "Zone I" 
requirements, which parking will be secured at those earlier phases via legal 
agreement for this purpose. 

NOTE: It is the understanding of staff that the developer intends that the future development 
of Phase 5 will fully comply with the Zoning Bylaw in effect at the time of DP approval for 
Phase 5 in respect to the number of units proposed for Phase Sand the number of parking 
spaces available for its use (i.e. secured via legal agreements at Phases 1 and 2 for the future 
use of Phase 5). In the event of non-compliance with the Zoning Bylaw, the developer may 
be required to reduce the number of units proposed at Phase 5, provide parking off-site for 
the use of Phase 5 (i.e. secured via legal agreement at Phases 3 and 4), and/or provide 
additional TDM measures, as determined at the sole discretion of the City. 

5.3. Vehicle Access & Shared Driveway Requirements : 
• Prior to rezoning adoption, legal agreements shall be regi stered on title specifying 

the number and location of permitted driveways for Phases 1-5, including one along 
the Patterson Road frontage of Phase 1 that is intended for shared use with the 
future residents of the small, comer lot at 3200 Sex smith Road. 

• Via the DP review process, staff have confirmed that the developer's design of the 
shared driveway is satisfactory. As part of this review it was determined that, 
among other things, all visitor parking for Phases 1 and 5 will be located on Level 2 
with driveway access via Hazelbridge Way in order to minimize turning conflicts 
that might otherwise occur at the Patterson Road driveway between cars, loading 
vehicles, security gates, and related features. (Note: No security/entry phone 
pylons or other obstructions are permitted within the shared driveway.) 

• Prior to Building Permit issuance for Phase I, the developer is required to submit an 
irrevocable Letter of Credit to the City for the future removal of any temporary partitions 
(e.g., fences) installed as part of Phase 1 across the future vehicle access to 3200 Sexsmith 
Road and the repair/reinstatement of related drivewaylbuilding finishes and features. 

SA . Vehicle Parking Summary: 

Vehicle Parking Summary for Phases 1 & 5 Proposed for Development via DP 12·611486 

Phase 1 Parking EV Charging Excess Phase 1 Parking for Phase 5 

Units Stations Zone 2 RatefUnit Zone 1 Rate/Unit 
LESS (10%) TOM Requ ired # (30%) LESS (10%) TOM 

Excess # 

259 Market Units 1.2 -10% = 1.08 280 1.0-10% =0.9 47 

20 ARTS Units 0.9 - 10% = 0.81 16 105* 0.9 - 10% = 0.81 Nil 

Visitors" 0.2 - 10% = 0.18 51"* 0.2 - 10% = 0.18 Nil 

TOTAL Varies 347 105* Varies 47 

* For the "EV Charging Stations~ (i.e. parking spaces equipped with duplex outlets): 

(a) All EV stations shall be assigned to resident parking (i.e. none to Visitor parking); 

(b) A proportional share of EV stations shall be assigned to Market Units and ARTS Units, unless otheflNise 
determined to the satisfaction of the City; and 

(c) Prior to Building Permit issuance, legal agreement(s) must be registered on title to the City's 
satisfaction. 
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** In respect to Visitor parking developed via OP 12·611486: 

(a) ALL Visitor parking shall be provided on Level 2 (i.e. access shall NOT be via Patterson Road); and 

(b) ARTS Units shall share Phase 1's Visitor parking with the Market Units, as per the Housing Agreement 
on title. 

5.5. Phasing of"CJass 1" (Resident) Bike Parking Requirements: "Class 1" bike parking for 
Phases 1, 2, and 5 shall proceed as follows: 

• Phase 1 will provide bike parking based on current Zoning Bylaw rates of which, 
those bike spaces provided in excess of the Bylaw will be secured via legal 
agreement on title for the interim use of Phase I until Phase 5 is occupied; 

• Phase 2 will complete the construction of all the bike parking required for Phases 1, 
2, and 5 based on Bylaw rates of which, those spaces provided in excess of the 
Bylaw for Phases 1 and 2 will be secured by legal agreement for the interim use of 
Phases 1 and 2 until Phase 5 is occupied; and 

• Phase 5 will utilize the bike parking constructed at Phases 1 and 2 in excess of 
Bylaw requirements, which bike parking will be secured at those earlier phases via 
legal agreement for this purpose. 

NOTE: It is the understanding of staff that the developer intends that the future 
development of Phase 5 will fully comply with the Zoning Bylaw in effect at the time of 
DP approval for Phase 5 in respect to the number of units proposed for Phase 5and the 
number of "Class I" bike parking spaces avai lable for its use (i.e. secured via legal 
agreements at Phases 1 and 2 for the future use of Phase 5). In the event of non­
compliance with the Zoning Bylaw, the developer may be required to reduce the number 
of units proposed at Phase 5 and/or provide additional "Class 1" bike parking spaces for 
the use of Phase 5, as detennined at the sale discretion of the City. 

5.6."Class 1" (Resident) Bike Parking Summary: 

"Class 1" Bike Parking Summary for Phases 1 & 5 Proposed for Development via DP 12-611 486* 

Phase 1 "C lass 1" Bike Parking EV Charg ing Stati ons 
Excess Phase 1 "Class 1" 

Units (1/40 bikes or 1/compound, 
RatefUnit Required # Proposed # whichever is greater) Bike Parking for Phase 5 

279 Units 1.25 349 515 
14 proposed, 

160+ 
based on 1/compound 

* "Class 2" bike parking for visitors is required in addition to "Class 1" parking. "Class 2" parking will be provided 
on a phase-by-phase basis in compliance with the Zoning Bylaw at the time of DP approval (i. e. currently 0.2 
bikes per unit). 

For the "EV Charging Stations" (i.e. bike compounds equipped with duplex outlets): 

(a) All EV stations shall be assigned for "Class 1" use (i.e. none for "Class 2"); 

(b) A proportional share of EV stations shall be assigned to Market Units and ARTS Units, unless otherwise 
determined to the satisfaction of the City; and 

(e) Prior to Building Permit issuance, legal agreement(s) must be registered on title to the City's satisfaction. 

6. Loading & Waste Collection Strategy - Phase 1: 
As with parking, a coordinated strategy is proposed to address the loading, garbage, and 
recycling needs of Phases 1,2, and 5. More specifically, the agreed strategy includes the 
following: 
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6.1. Garbage: All garbage collection wi ll take place inside the parking structure with vehicle 
access from Patterson Road. The needs of Phase 1 and future Phase 5 will be met via 
two residential garbage compactors situated on Levell, which will be serviced by 
private contractors with low profile vehicles. Garbage facilities for Phase 2 will likewise 
be fully contained within the parking structure with access from Patterson Road. Further 
details in respect to Phase 2 will be determined via Phase 2's future DP application. 

6.2. Recycling: Recycling for Phases 1 and 5 will be accommodated via three recycling 
rooms on Levell of the parking structure, including one adjacent to Phase 1 ' s south 
tower core, one near the future tower core for Phase 5, and a holding area near the 
Patterson Road parkade entry. Recycling pick-up for Phases 1 and 5 wi ll make use of an 
outdoor loading space along Phase 1 's Patterson Road frontage. Recycling facilities for 
Phase 2 will fu lly contained inside Phase 2's parkade structure (including recycling pick­
up) with access from Patterson Road. Further details in respect to Phase 2 will be 
determined via Phase 2' s future OP application. 

6.3. Loading: For Phases 1 and 5, loading shall include accommodation for large truck loading 
(WB-I?) on the publicly-accessible (north-south) road along the east side of Phase 1 and 
three spaces for medium trucks (SU-9), including one at a designated location on the north­
south road, one on Level I of the parkade, and one along the Patterson Road frontage (the 
latter of which has extra overhead clearance to accommodate recycling vehicle act ivities). 
Loading requirements for medium trucks (SU-9) for Phase 2 will be fully contained within 
Phase 2 's parking structure, with access via Patterson Road. Large truck (WB- I?) loading 
for Phase 2 will be shared with Phases 1 and 5 on the north-south road. Further details in 
respect to Phase 2 loading will be determined via Phase 2's future DP application. 
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City of 
Richmond Development Permit 

No. DP 12-611486 

To the Holder: Paul Goodwin - GBl Architects 

Property Address: 8800. 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson 
Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road 
(Phase t) 

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

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

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

3. The "Richmond Zoning Bylaw 8500", as amended by zoning amendment Bylaw No. 8840, is 
hereby varied to: 

a) Reduce the minimum allowable road and park setback for portions of the building 
situated at or above finished grade from 3.0 m measured to the boundary of an area 
granted to the City via a statutory right-of-way for road or park purposes such that the 
minimum allowable setback from a lot line abutting a public road shall be: 

1. For Sexsmith Road, reduced from 7.6 m to 4.6 m; and 

It . For Patterson Road, reduced from 4.9 m to 1.9 m. 

b) Increase the maximum allowable projection for porches and balconies projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting 
a public road shall be: 

1. For Sexsmith Road, reduced from 6.6 m to 3.0 m; and 

11. For Patterson Road, reduced from 3.9 m to 0.3 m. 

c) Increase the maximum allowable projection for architectural features projecting into a 
road or park setback such that the minimum allowable setback from a lot line abutting 
a public road shal l be: 

d) 

3791126 

1. For Sexsmith Road , reduced from 7.0 m to 2.8 m; and 

11. For Patterson Road, reduced from 4.3 m to OJ m. 

For Artist Residential Tenancy Studio (ARTS) Units, vary the Zoning Bylaw 
requirements for the portion of the unit required to have a minimum area of25.0 m2 

and a minimum clear height of 4.5 m measured from the surface of the fini shed floor 
to the surface of the finished ceiling to: 



Development Permit 
No, DP 12-611486 

To the Holder: Paul Goodwin - GBL Architects 

Property Address: 8800,8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson 
Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road 
(Phase 1) 

Address: 2034 West 111t1 Avenue, Vancouver, Be V6J 2C9 

I. Permit the minimum area of25.0 m2 to be occupied in part by stairs and movable 
second-storey walkways and exclude those portions of the area occupied by such 
features [TOm minimum clear height requirements; and 

11. Reduce the minimum clear height measured from the surface of the finished floor 
to the surface of the finished ceiling: 

• For all the ARTS Units fronting Sexsmith Road, from 4.5 In to 3.65 m; and 

• For two of the eight ARTS units fronting Patterson Road. from 4.5 m to 3.25 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans # 1 to # l6h attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$1,771,016.03 to ensure that development is carried out in accordance with the tenns and 
conditions of thi s 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 . 

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

This Permit is not a Building Pennit. 
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To the Holder: 

Property Address: 

Address: 

Paul Goodwin - GBl Architects 

Development Permit 
No, DP 12-611486 

8800, 8820, 8840, 8880, 8900, 8920, 8940 and 8960 Patterson 
Road and 3240, 3260, 3280, 3320 and 3340 Sexsmith Road 
(Phase 1) 

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

AUTHORIZING RESOLUTION NO, 
DAYOF 

ISSUED BY THE COUNCIL THE 

DELIVERED THIS DAY OF 

MAYOR 
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To: 

From: 

City of 
Richmond 

Development Permit Panel 

Wayne Craig 
Director of Development 

Report to Development Permit Panel 
Planning and Development Department 

Date: 

File: 

January 23, 2013 

DP 12-609958 

Re: Application by Polygon Carrera Homes Ltd. for a Development Permit at 
6251 Minoru Boulevard 

Staff Recommendation 

That a Development Permit be issued to permit the construction of 5 high-rise residential towers 
with a combined total of approximately 631 dwelling units including two towers with 
296 seniors affordable housing units to be owned by the Riclunond Kiwanis Senior Citizens 
Housing Society and 335 market housing units in three towers to be owned by Polygon Carrera 
Homes Ltd. at 6251 Minoru Boulevard on a site to be zoned High Rise Apartment (ZHRIl) 
Brighouse Village (City Centre). 

~~~/ 
Direci o[ D velapmen! 

WC:dcb 
Alt. 3 

3601262 



January 23, 2013 - 2 - DP 12-609958 

Staff Report 

Origin 

POLYGON CARRERA HOMES LTD. ("Polygon"), has applied to the City of Richmond for 
permission to develop 5 high-rise residential towers with a combined total of approximately 
631 dwelling units, including two towers with 296 seniors affordable housing units to be owned 
by the Richmond Kiwanis Senior Citizens Housing Society ("Kiwanjs") and 335 market housing 
units in three towers to be owned by Polygon at 6251 Minoru Boulevard. The site has recently 
been cleared and site preparation work is currently under way. Previously the site contained 
122 seniors rental units in 14 onc and two storey low rise wood frame buildings owned by 
Kiwanis. 

The site is being rezoned from School and Institutional Use (SI) to a site-specific zone "High 
Rise Apartment" (ZHRI I) for this project under Bylaw 8914 (RZ 11-591685) however the site's 
"Institution" designation in the Official Community Plan (OCP: City Centre Area Plan) will be 
retained over the entire site signifying the link between these two projects. 

Both the Kiwanis Affordable Housing project and Polygon's Carrera market housing project are 
addressed through this single Development Permit application. 

Development Information 

The proposed development will result in a new east-west half road along the existing property's 
northern property line of the site that will connect with Minoru Boulevard. A new north-south 
private road with public access will run between the Kiwanis development and Polygon's market 
development and connect to a proposed internal roadway through the adjacent site to the south 
(6391 Minoru Boulevard). A future subdivision will separate the two developments into two 
individual properties with the portion adjacent to Minoru Park being owned by Polygon and the 
portion adjacent to Minoru Boulevard being owned by Kiwanis. The north-south subdivision 
line separating the two properties wi ll run down the middle of the new internal north-south road . 

On their 0.71 Ha. portion of the site, Kiwanis will contract with Polygon to build two 16 storey 
high rise towers with 148 - one bedroom suites in each tower. Units will typically range in size 
from 54m' to 63m2 (583 ft'to 676 ft') . The Kiwanis project will also include two 78.7 m' (847 
rr) caretaker suites; one in each tower. The Kiwanis units will be income and rent controlled 
under an affordable housing agreement with the City. The Kiwanis development will be a 
private, not for profit development, oriented to providing ambulatory seniors with affordable 
housing. 

Polygon will use its 1.13 Ha. portion of the site to develop 335 market units in two 15 storey 
towers, one 11 storey tower and 19 townhouse units along the north-east and west perimeter of 
the site. Polygon refers to its project as "Carrera". 

The "High Rise Apartment" (ZHRll) site-specific zoning for this site includes provisions to 
address aspects such as density, site coverage, building and road setbacks, building height and 
parking & bike stall requirements. 

3601262 
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The project's utility capacity review indicates that upgrades will be required to the major storm 
sewer along the MinoTu Boulevard frontage including the upgrading of the existing 300mm 
diameter storm sewer main to a 600 mm system along a portion ofthe frontage. Engineering 
staff have identified a need for a minimum 200nun watermain along the proposed new east-west 
City road and cOImections to the existing systems on Minoru Boulevard and at MinoTu Park. 
The watennain requirement wi ll be addressed via the project's Servicing Agreements. Adequate 
available water flow to the subject site is to be confirmed upon completion of the building design 
at Building Permit stage. 

A portion of the existing sanitary force main on the property immediately to the south (i.e. 6391 
Minoru Boulevard) was found to partially encroach into the subject property along its southern 
western property boundary. This line is scheduled to be replaced with a new sanitary sewer 
system in a different location as part of the redevelopment of the properties to the south (i.e. 
6351191 and 6491 Minoru Boulevard) however the portion of the line encroaching onto the 
subject site is not currently scheduled for replacement until the second phase of the neighbouring 
development - at least a couple of years into the future. The City's Engineering staff are 
examining alternative interim solutions for this portion of the line to avoid having to relocate it 
twice. A requirement has been included in the Development Permit Considerations for a 
solution to be negotiated prior to final approval of the Development Permit. 

Please refer to attached Development Application Data Sheet (Attachments l a & Ib) for a 
comparison of the proposed development data with the relevant Bylaw requirements. The 
Attachment includes a separate Data Sheet for each project. 

Background 

Development surrounding the subject site is as follows: 

To the North : 

To the East: 

To the South: 

To the West: 

3601262 

A 16,839m2 (4 acre) site zoned Health Care (HC) containing the Minoru 
Residence Extended Care Facility at 6111 Minoru Boulevard. This 
facility is owned and operated by Vancouver Coastal Health (VCH). 

Across Minoru Boulevard, the northern portion of Richmond Centre Mall 
and the Horizon Towers residential development (two 16 storey residential 
towers zoned Downtown Commercial (CDT1). 

A 15,529m2 (3.8 acre) residential lot currently zoned High Rise Apartment 
(ZHR4) - Brighouse Village (City Centre) (6351,6391 and 6491 Minoru 
Boulevard.). This site is undergoing redevelopment (RZ 04-286496 
approved Sept., 08 2008; DP 07-362006 pending). The approved 
Rezoning allows up to four high rise residential towers with approximately 
448 dwelling units. The first phase of the development abutting the site of 
the Kiwanis seniors towers will consist of two sixteen storey high-rise 
buildings with approximately 224 dwelling units including 113 rental units 
and 24 affordable seniors housing units over a common parking structure. 

The northern portion of Minoru Park, the Bowling Green lawn bowling 
faci lity and associated park vehicle parking lot. 
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Rezoning and Public Hearing Results 

During the rezoning process staff identified the following design issues to be resolved at the 
Development Permit stage: 

• That further refinement was needed on the treatment of the parkade wall of the proposed 
development on the lot immediately to the south (tbe adjacent wall will be about 2 storeys 
above the Kiwanis podium). 

In reJponse, Polygon worked with the developer a/the site 10 the south who has agreed to 
modify the treatment a/the side of the parkade [acing the Kiwanis development by adding 
pattern designs to the exposed portions of the walls thaI complement and incorporate design 
elements on the Kiwanis property and provide addifionallandscaping along the top edge of 
their parkade structure. Polygon will continue similar patterns from [he adjacent wall onto 
the Kiwanis parking area. They will also install both conifer and deciduous trees adjacent to 
the neighbouring parkade wall to visually soften [his interface. 

That safety concerns of seniors in internal layouts needed to be reviewed (e.g., consider 
llsing washroom doors thar open outward or sliding doors, etc.). In response, Polygon 
redesigned the washroom doors in the Kiwanis development so that they all open outward. 
Polygon also revisited access to the outdoor podium amenity spaces ensuring that they are 
easily accessible by the residents. 

• That more design work was needed regarding the open square between the two projects. 
In response, Polygon has added sealing areas and planters with trees and shrubs 10 make the 
area more welcoming. 

• That the podium design for the Kiwanis development needed further resolution on the 
Minoru Road side, as does the interface with the Carrera development and the northwest 
comer of the Kiwanis building. 

In response, Polygon enhanced the Kiwanis podium, adding more vegetation, raised 
gardening areas, more seating areas, a more defined walking path and two fire pits. Natural 
stone cladding has been added to the Kiwanis at gradefa~ade on three sides a/the building. 
Along thefa~adefacing Carrera vegetation climbing screens and trellises have been added 
to soften the interface. Adjacent to Minoru Boulevard, a significant public art component 
(still being refined) is being proposed as part of the Kiwanis project. 

• That design issues associated with the servicing bay areas in tenns of functionality and 
exposure to views need to be refined. 

In response, Polygon has revisited the dimensions of the servicing bays and prOVided 
additional clearances to improvefunc,;onality. Vegetation screening has been added to the 
podium around Ihe servicing bay openings to partially block views into these areas. 

3601262 
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• That the ties between the two projects should be strengthened. 

In response, Polygon revised the color schemes of the two projects and the tree planting 
layouts along the norfh·soulh roadway. This, in combination with the other improvements 
mentioned above have helped make the two projects appear more cohesive. 

The Public Hearing for the rezoning of the subject site was held on July 16,2012. Members of 
the public spoke both in favour and against the project. Concerns were identified by nearby 
residents regarding loss of views, increased population density, increased traffic, impacts upon 
Minoru Park and nearby recreational resources, etc. Infonnation was conveyed by staff 
regarding the positioning of the five towers to minimize sun shadowing as indicated by the 
shadow analysis, the results of the traffic analysis showing that the area's road network could 
accommodate the volume of traffic given the addition of the new intersection and turning bay, 
and the intent of the Kiwanis dcvelopment to providc needed affordable rental housing for 
independent seniors controlled under a registered housing agreement. Having considercd all the 
information presented, the Mayor and Council expressed their support for this unique proposal. 

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 subjcct 
Development Permit application. 

In addition, it complies with the intent of the applicable sections of the Official Community Plan 
and is generally in compliance with the "High Rise Apartment" (ZHRIl) Zoning Schedule. 

Advisory Design Panel Comments 

The Advisory Design Panel provided support for the application subject to the applicant giving 
consideration to the comments of the Panel and also giving particular consideration to: 

• The Minoru Boulevard elevation regarding scale, penneability, activity, and indoor­
outdoor relationship facing into the courtyard spaces; 

• Use of colour in the project; and 
• Connectivity of the Kiwanis indoor amenity spaces at ground floor level up to the 

outdoor amenity space on the podium roof. 

These points and others are included in excerpt from the Advisory Design Panel Minutes from 
September 19, 2012, which is attached for reference (Attachment 3). The applicant' s design 
responses to these comments have been included immediatcly following the spccific Design 
Panel comments and are identified in 'bold italics'. Some of the changes made by the developer 
in response to the Design Panel's comments include adding a new outdoor room to the Kiwanis 
podium, redesigning the podium frontage along Minoru Boulevard, revising the building's 
external colour schemes for both Kiwanis and Carrera, refining and integrating thc landscaping 
elements and adding new outdoor furniture elements. 
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Analysis 

Conditions of Adjacency 
• Through Rezoning RZ 11-591685 (Bylaw 8910 pending) the City Centre Area Plan 

(CCAP) is being amended to designate the subject site and six adjacent sites to "Mixed 
Use - High-Rise Residential, Commercial & Mixed Use", While the Rezoning report 
from the Director of Development (dated May 30,2012), provides a more detailed 
discussion on the conformity of this development with the CCAP, for the purposes oftrus 
report, it is sufficient to state that the combined Kiwanis I Carrera development is 
generally consistent with the CCAP's "Institution" designation for the property. The 
overall form, siting and massing of the five high rise towers proposed for this site is also 
generally consistent with the CCAP urban design objectives for the area and with 
developments either existing or proposed in the immediate vicinity. 

• Polygon has worked closely with Vancouver Coastal Health (VCH), the owners of the 
property to the north, to address their concerns and seek acceptable access solutions to 
their site at 6111 Minoru Boulevard. To address concerns with the closeness of the 
Minoru Residence vehicle access to the proposed new signalized intersection, Polygon 
and VCH have agreed to relocate the access to the new east-west road. It will be aligned 
with the north end of the new north-south road that will run between the Carrera and 
Kiwanis lots. 

• The east-west road running between the VCH site and the Kiwanis/Carrera projects, will 
provide for an adequate degree of separation between the subject development and any 
future development to the north. Shadow analysis was undertaken to ensure shading 
impacts to surrounding sites will be to an acceptable level. The east-west road will be 
dedicated to, and maintained by, the City. Initially, this road right of way will be 10m 
wide. It's expansion to a full 20m width will be sought with any significant future 
redevelopment of the VCH property (6111 Minoru Boulevard). 

• To address safety concerns with the VCH daycare adjacent to the new east-west road, 
bollards will be installed along the new east-west road along the frontage of the daycare 
facility. 

• The Carrera development is adjacent to Minoru Park which lies to the west of the 
development site. A number of the townhouses in the Carrera project will front onto 
Minoru Park. Polygon has worked with Park's staff on walkway and vegetation 
enhancements to the Park in the vicinity of the development site. 

• Polygon has worked with the developer of the property to the south (6391 Minoru 
Boulevard) to include building design elements (e.g. various wall patterns) to their north 
building face to create a more appealing elevation facing the Kiwanis podium level and 
the open courtyard between Kiwanis and Carrera. Polygon also proposes to install both 
coniferous and deciduous trees adjacent to the neighbouring site's parkade wall to 
visually soften the interface. 

• Parkade areas in the Carrera development will mainly be located behind residential 
townhouses fronting the street or the high-rise towers themselves. The Kiwanis parkade 
will be located behind several activity rooms fronting Minoru Boulevard. Along the 
internal north-south road landscaping in the form of climbers on wall structures and 
trellises are used to screen portions of the Kiwanis parkade that would otherwise be 
exposed to the street. 
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• The internal north-south road will be a private road with public right of passage. 
Maintenance will be shared jointly between Carrera and Kiwanis. 

Urban Design and Site Plannillg 
• Vehicle access to the property will be provided from the new north-south private road 

and the new east-west road. The new east-west road will require a new signalized 
intersection at Minoru Boulevard. The private north-south road will connect to the public 
roadway that runs between lots immediately to the south (6391 Minoru Boulevard) and 
then out to Minoru Boulevard. There will he no direct vehicle access from the Kiwanis 
facility to Minoru Boulevard. 

• The new east-west road extending from the new signalized intersection at Minoru will 
dead-end at Minoru Park, for the time being, with only pedestrianlbike/emergency access 
beyond that point. As per the City Centre Area Plan, this roadway will eventually 
connect to Bowling Green Road then out to Wesbninster Highway. Achieving this 
ultimate road pattern will likely be timed with future redevelopment of properties along 
Westminster Highway. 

• The overall development provides 557 parking spaces for residents and visitors. The 
Kiwanis project includes 91 vehicle stal ls for the Kiwanis project (including 7 stalls that 
will be located v-rithin the Carrera parkade and 3 stalls on the east side of the private 
north-south street). The Carrera development will provide 466 vehicle stalls for it's 
residents and visitors (including 4 stalls on the west side of the private north-south street). 
This arrangement complies with the High Rise Apartment (ZHR4) zoning for the site. A 
minor reduction in parking stalls in Carrera is addressed through several Traffic Demand 
Measures (see text later in this section). Each development provides the required number 
of accessible parking stalls. 

• Loading bays, recycling and garbage areas have been provided for each of the five 
towers. Access to these service areas for the Kiwanis project is from the west side of the 
bui lding in two separate loading bay locations. For Carrera, the garbage and recycling 
areas are housed within the parkade. Each of the three towers for Carrera have garbage 
compactor units and special loading areas for garbage pickup are provided at the two 
driveway entrances to Carrera. Provisions have been made to accorrunodate food scrap 
carts, cardboard recycling, general recycling and trash waste at each garbage location. 

• Approximately 89% (264 units) of the 296 units within the Kiwanis project wi ll be built 
to meet the Zoning Bylaw's (Bylaw 8500) Basic Universal Housing design standards for 
interior space. 

• Each of the townhouse units in Carrera will have individual pedestrian access from the 
street or adjacent walkways. Entrance doors and private patio areas are grade separated 
from the adjacent sidewalks differentiating private and public space. 

• The high rise towers have been placed in a staggered array to allow greater sun 
penetration to the residents and neighbouring buildings. 

• Access to Minoru Park from Carrera has been provided through a glass walled staircase 
leading from the top of the Carrera podium down to the ground level. A secured entrance 
has been provided at the staircase entry. 

• Townhouses adjacent to Minoru Park have entrances that face the park creating a more 
friendly interface. 

• A raised plaza area with special paving stones, tree planters and seating areas is proposed 
between the Carrera and Kiwanis project straddling the internal North-South private 
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roadway. This area wi ll likely be used as a meeting area with casual pedestrian activity 
between the projects . 

Aging ill Place 
• The Kiwanis Affordable Seniors Housing development will be a private non-profit 

project. The proponent's have incorporated design features that will support aging in 
place to a significant degree. Some of the key features to be included in the Kiwanis 
buildings include: 

o Provision of a Kiwanis residents health services support and conference room; 
o Automatic doors at both lobby entrances; 
o Security FOB access systems with an enter-phone system for visitors; 
o Elevator controls designed for accessibility and legibility for the visually 

impaired; 
o Common corridors will meet Basic Universal Housing widths of 1,220 mm; 
o All common area doorways will provide 855 mm clearance or better; 
o Wheelchair accessible washrooms provided in common areas; 
o Storage space and charging outlets for scooters; 
o Accessible, outdoor garden and patio space for residents; 
o Individual controls in each unit for heating and ventilation; 
o Slip resistant flooring in unit bathrooms; 
o Lever type window hardware; 
o Lever style faucets at sinks and showers; 
o Lowered microwave shelves above the kitchen counter; 
o Grab bars adjacent to the toilet in all but one unit type (the exception is the "D" 

lll1it which was not designed as a universal unit and has a toilet that is not adjacent 
to a wall to accommodate it); 

o Blocking in walls to facilitate installation of grab bars on the tub/shower; 
o Useable kitchen counter space per the City 'S Basic Universal Housing guidelines. 

A rchitectural Form and Character 
• Carrera consists of three residential towers with a podium over 3 levels of parking. The 

19 townhouse lll1its line the perimeter of the structure on three sides (west, north and east 
sides) helping to conceal the parkade from the street and Minoru Park. 

• The two taller towers of the Carrera development will have a darker central "Stampede" 
coloration flanked by lighter "Brandon Beige" coloration, near black "Willow" framing 
and "Aztec Brick" vertical accent architectural elements ruMing nearly the full height of 
the towers. The lower eleven storey building is similarly colored but uses more of the 
"Willow" and "Aztec Brick" coloration to emphasize the presence of the townhouse units 
which are closer to grade leveL This color scheme is also canied through to the podium 
amenity building. 

• The Kiwanis project consists of two 16 storey residential towers with a podium over one 
level of parking. 

• A craftlhobby room, games room, amenity multipurpose room and fitness area each 
fronts onto Minoru Boulevard helping to conceal the Kiwanis parkade from the street and 
also provides a visual transition between this development and the future residential 
frontage of the building proposed for the property to the south (6391 Minoru Boulevard). 

• The Kiwanis development will have a natural stone facing at the grade level on all 
exposed sides of the building. The overall coloration of the Kiwanis towers will be 
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white, grey and charcoal with "Blue Danube" and white accent spandrel glass banding at 
the four building comers and the vertical centre face of the two wider sides of each tower. 

• All five towers are well articulated with one of the towers in Carrera brought down to 
eleven storeys in height to provide skyline variation. Balconies and decks with glass 
guards projecting out from the building help to provide additional fayade articulation. 

• All rooftop mechanical systems are fully enclosed or screened. 
• A sun shadow analysis (included in the plans submission) was undertaken for all five 

towers to assess and minimize the impact of the towers on the neighbouring properties. 

Landscape Desigll and Open Space Design 
• Both Carrera and Kiwanis have landscaped podiums with walking paths and seating areas 

for use by their residents. Landscaping is composed of a mix of trees, shrubs, ground 
covers and grasses organized to provide both privacy and open space. Raised garden 
plots will also be incorporated into the landscaping for the Kiwanis residents. 

• Carrera has included an amenity building and a water feature on its podium for resident's 
enjoyment. A child play area is also included at the south end of the central portion of 
their podium. 

• Landscaping that includes trees at the ground level is used to soften interfaces to the 
parkade and the upcoming development to the south. Additional landscaping has also 
been added to the Kiwanis podium areas adjacent to the loading bay to partially screen 
these service areas from views from above. 

• A trellis feature has been added at parapet height along the west side of the Kiwanis 
parkade. Vegetation climbing structures along the wall will allow vegetation to grow up 
the wall and out along the trellis creating a softer edge to the parkade. 

• Additional planting and an architectural trellis feature with seating has been added to the 
public plaza between Kiwanis and Carrera. Special raised paving on the plaza area is 
intended to reduce vehicle speeds and visually reinforce this area as a pedestrian zone. 

• As noted earlier, the developers of the property immediately to the south (6391 Minoru 
Boulevard) have agreed to bring design elements on the face of their buildings around the 
comer of their parkade that, combined with the tree canopy screening, will provide a 
more appealing view from the Kiwanis development and the north~south private road and 
courtyard. 

• A prominent art sculpture is being proposed on the Kiwanis site along Minoru Boulevard 
in a public open space between the hair salon and the craft and hobby room. The artist 
commissioned for this public art was selected through an invitational competition. 
Polygon and Kiwanis have been working with the artist to come up with an appropriate 
design that will be a dominant art feature visible from the interior hallway between the 
two Kiwanis towers and from along Minoru Boulevard. Provisions will be made for a 
portion of the art budget to be set aside for future maintenance of the art work by 
Kiwanis. 

• Landscape bonds in the amount of $644,004 for Kiwanis and $793,050 for Carrera are 
required as conditions for approval of this Development Permit ensuring that podium 
spaces and open spaces between the two projects will be suitably landscaped. 

• A pedestrian access that fonnerly ran along the southern property line between Minoru 
Boulevard and Minoru Park has been closed while construction occurs on the subject site. 
Once the new east west road is established, a new pedestrian walkway will provide an 
additional pennanent access to the Park from Minoru Boulevard. Staff will be working 
with the proponent to secure interim access when safe to do so. Until then, public 
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wishing to access Minoru Park from Minoru Boulevard are being redirected to either 
Bowling Green Road or an access point adjacent to the Brighouse Library facility. 
Infonnational signage about alternative accesses to Minoru Park during construction has 
been installed on site. 

• Approximately 53 bylaw sized trees have been bonded for and removed from the overall 
site under a tree removal pennit. The landscape plans for the development indicate that 
85 trees will be installed on the Kiwanis site and 160 trees will be installed on the Carrera 
site. This will appropriately address the Official Community Plan's tree replacement 
requirements for the on-site impacts. 

In tem1S of off-site tree impacts, removal of four trees from Minoru Park have been 
identified due to their poor condition. A contribution of$5,200 to the City' s tree planting 
fund for replacement trees was a required condition under the Rezoning approval (RZ 11-
591685). 

An additional two cherry trees (Fuji Cherries) are to be removed from the centre median 
on Minoru Boulevard in order to accommodate the intersection and left turn bay for the 
new East-West roadway. These two healthy specimen trees are approximately 50 years 
old. Both have truck diameters in excess of 54 cm with one tree being 6 meters high and 
the second being 7.5 meters high. 

Staff have taken a second look at the intersection design and concluded that there are no 
technically feasible means to accommodate both the trees and the intersection 
improvements concurrently. The intersection improvements, including the northbound­
to-westbound left turn bay, as identified in the rezoning report and rezoning 
considerations, are critical infrastructure improvements necessary to adequately 
acconunodate the amount of traffic anticipated of the proposed developments. Staff note 
that the intersection will also provide primary access for the Vancouver Coastal Health's 
Minoru Residence Extended Care and that this was a consideration in negotiating the 
relocation of the Minoru Residence vehicle access away from Minoru Boulevard. 

A tree assessment report on these trees (dated January 14,2013) was prepared by Parks' 
Arborist. The report concludes that both trees are in general good health with few signs 
of pests or problems however their relocation would not be feasible. Based on the 
Arborist's assessment, a contribution of $11,050 to the City' s tree planting fund as 
compensation for the loss of the two cherry trees is required. This compensation is 
included in the Development Permit Considerations. 

Crime Prevention Through Environmental Design 
• Parkade structures, building entrances and access to podium areas for both developments 

will be secured. A second set of vehicle control gates will be installed in Carrera to 
separate visitor and 7 Kiwanis parking stalls from resident' s stalls. 

• A lighting analysis has been undertaken in both Carrera and Kiwanis developments to 
ensure appropriate levels of lighting within the parkades and the surrounding spaces. 

• Grade separations will exist differentiating public walkway areas and townhouse private 
space associated with Carrera. 
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• Multip le access/egress points from both the ground level and the residential towers have 
been provided to the podium levels of both projects to ensure safe and convenient use of 
these areas . 

• Entry doors to lobbies and townhouses have been designed to be visible from the street or 
adjacent walkways. 

• Security enter-phone panels will control pedestrian entry to all the buildings on the 
Carrera and Kiwanis developments. 

• Vision glass is to be installed pedestrian access doors within the parkades. 
• Parkade walls will be painted a light color to facilitate security. 
• Windows will be installed along the corridor adjacent to the public art amenity providing 

both a viewing opportunity for the residents and enhanced surveillance to the public art 
plaza adjacent to Minoru Boulevard. 

Leadership ill Ellergy alld Environmental Design (LEED) Silver Equivalency Measures 
• Carrera and Kiwanis buildings are being designed to LEED Silver equivalent standards. 

The objective of LEED is to implement measurable green building design, construction, 
operations and maintenance. Both projects have been assessed against seven LEED 
categories in determining their level of performance. The LEED checklist covering both 
Carrera and Kiwanis is provided in Attachment 2. A condition has been added to the 
Development Permit considerations requiring the submission of an updated checklist at 
Building Permit stage confirming that both the Kiwanis and Carrera developments will 
achieve LEED Silver equivalency. 

BC Hydro Power Smllrt New Construction Energy Study Initilltives 
• Both towers of the Kiwanis affordable seniors development were assessed under BC 

Hydro's Power Smart New Construction Program. The objective of the New 
Construction Program is to create high-perfonnance, energy-efficient buildings. The 
analysis has resulted in: 

o modifications to the building envelope; 
o upgrades to the make-up air unit; and 
o adjustments to both the interior and exterior lighting packages. 

• BC Hydro 's assessment report indicates that implementation of the changes in these four 
areas will result in "annual electrical energy savings of 142,927 kWh/yr and annual gas 
savings of213 GJ/yr. This translates into a total cost savings of$13,93 0 per year. The 
$73,000 capital cost to implement these measures will be paid back within just over 5 
years. Incentives provided by BC Hydro will shorten this payback even more. Polygon 
has committed to incorporating into the Kiwanis construction all the features described in 
the Be Hydro Power Smart New Construction Energy Study Report dated October 09, 
2012. A condition has been added to the Development Permit Considerations requiring 
confirmation of adherence to the BC Hydro report recommendations at Building Permit 
stage. 

• Carrera is being designed to eventually connect to Richmond ' s District Energy Utility 
when it becomes available in the area. 
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A requirement for pre-ducting in the Carrera buildings is identified in the list of 
conditions prior to Building Permit approval. By prior agreement, the Kiwanis project 
will not be required to connect to the District Energy Util ity. 
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Thermal Comfort Analysis 
• The thermal comfort analysis for the Kiwanis affordable seniors development indicates that it 

will meet the International Standards Organization (ISO) ISO 7730 Standard for Occupancy 
Thennal Comfort. This standard requires that: 

a) "No occupied space shall exceed 25 C ... for more than 5% of occupied hours in any 
one year"; and, 

b) "No occupied space shall exceed 28 C ... for any morc than I % of occupied hours in 
anyone year." 

The analysis indicates that these two requirements can be achieved through the proposed 
heating, ventilation and air conditioning measures which include: 
a) Glazing to wall ratios of 47%; 
b) Electrical baseboards as the main space heating source; 
c) A glass shading coefficient of 0.34; 
d) Operable windows in each suite; 
e) Provision of outdoor air to common corridor areas, and; 
t) Air transfer to suites from the common corridor areas using door undercuts. 

A condition has been added to the Development Permit considerations requiring 
confirmation that the BC Hydro Power Smart New Construction Energy Study Report 
recommendations have been incorporated into the plans at Building Permit stage. 

Noise Mitigation Measures 
• In response to the Official Community Plan (OCP) Section 9.3.14 "Acoustics" requirements 

the proponent's have submitted an Acoustical Evaluation report prepared by Brov.'T1 Strachan 
Associates. The report, dated March 20, 2012, assesses noise impacts on the proposed 
development and makes recommendations for sound mitigation measures that meet the 
City' s design requirements as specified in the OCP. The assessment considered noise fTom 
traffic on Minoru Boulevard, Westminster Highway and YVR related aircraft. 

• The report makes specific recommendations regarding: 

o the thickness and construction of glazing in exterior doors and windows; 

o standard and finish of exterior construction; 

o consideration of alternative ventilation (e.g. make up air, continuously rated kitchen 
and/or bathroom exhaust fans); 

o Coordination of acoustical recommendations, field reviews and letters of assurance 
by the registered professional of record for the project. 

• The report concludes that, provided the recommendations in the report are implemented, the 
development will meet the City of Richmond's OCP interior design noise level criteria. 

• The proponent has committed to implementing all of the reconunendations in the Acoustical 
Evaluation report. 

• A condition has been added to the Development Permit considerations requiring 
confirmation that the Brown Strachan Associates Acoustical Evaluation report 
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recommendations dated March 20, 20 12, have been incorporated into the plans at Building 
Permit stage. 

Vehicle Parking ami Traffic Demalld Management (TDMJ Measures 

Vehicle Parking 
Polygon has submitted a Traffic and Parking Impact Study (TPIS) that compares the proposed 
parking requirements of the Kiwanis seniors affordable housing project to other projects ofa 
similar nature. The development proposal includes 91 vehicle stalls for the Kiwanis project 
(including 7 visitor/staff stalls that will be located within the Carrera parkade) and 466 vehicle 
stalls for Carrera residents and visitors. 

Polygon has also prepared a Transportation Demand Management (TDlvf) package in support of 
a minor relaxation for the Carrera parking requirements. The proposed parking relaxation 
reduces the number of resident stalls from 1.2 stalls per unit to 1.19 (less than 1 %) stalls per unit. 
A variance is not required for this modification as the Parking and Loading section (Section 7.4) 
of Zoning Bylaw 8500 allows for reductions by up to a maximwn of 10% where appropriate 
TDM measures have been incorporated and the minimum on-site parking requirements are 
substantiated by a parking study. 

Compensation provided under the site's Rezoning Considerations (RZ11 -591685) for this 
reduction includes a $25,000 contribution to one bus shelter, electrical outlets for 20 spaces in 
the Carrera parkade and one electrical outlet for electric bike charging in each bicycle room in 
the Carrera towers. 

The TPIS and TDM package have both been reviewed and supported by Transportation staff. 
The Rezoning considerations include a requirement for an easement on the Carrera side for the 
provision of seven parking stalls for use by Kiwanis in perpetuity and a legal agreement to 
require the electrical outlets and specified voltages for electric vehicle charging plus a cash 
contribution for construction of the bus shelter. 

A design requirement for two visitor stalls to be dedicated for health care worker use have been 
incorporated into the J(jwanis development's plans. A condition has been added to the 
Development Pennit considerations to ensure these stalls are provided for in the Building Permit 
submission. 

Bike parking 
Transportation staff support the substitution of32 electric scooter stalls for the Class 1 bicycle 
stalls in the Kiwanis development. This substitution has been incorporated into the Zoning 
Bylaw for the site (Bylaw No. 8914, RZ 11-591685). All other bike stall requirements for the 
two developments conform to the Zoning Bylaw standards. 
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Conclusions 

The designs for both the Polygon Carrera market project and the Kiwanis seniors affordable 
housing project have undergone extensive review in consultation with staff. From an early stage 
both projects have been designed with sustainability features incorporated into their planning. 
The application of Be Hydro 's Power Smart New Construction program resulted in the 
incorporation of additional energy saving features which will benefit the Kiwanis residents for 
decades. 

The architect teams from both projects have worked hard to address the functional needs of the 
future residents as well as the needs of the City to ensure the projects have responded to the City 
Centre's design criteria and to the comments and recommendations identified by staff and the 
Advisory Design Panel. 

The projects are well resolved and staff recommend support for the construction of the two 
Kiwanis towers containing 296 seniors affordable housing units and the three Polygon Carrera 
towers containing 335 market housing units at 6251 Minoru Boulevard as described in the 
Development Permit submission. 

David Brownlee 
Planner 2 

DCB:cas 

The fo llowing arc to be met prior to forwarding this application to Council for approval : 

I. Receipt of a Lencr of Credit fo r landscaping, (including installation and contingency) of the Carrera 
development in the amount of$793,050.00 (based on either a sealed estimate from a Landscape Architect dated 
December 11,2012). 

2. Receipt ofa contribution of$] 1,050 to the City'S tree planting fund as compcnsation for the loss of the two 
cherry trees within the Minoru Boulevard median. 

3. Receipt ofa Lener of Credit for landscaping (including installation and contingency) of the Kiwanis 
development in the amount of $644,004.00 (based on either a sealed estimate from a Landscape Architect dated 
December 11,2012). 

4. Receipt ofa Lel1er of Credit for Public Art in the amount of$238,821 as a security for advancing and 
completing the public art component of the development. 

5. Registration ofa restrictive covenant andlor alternative legal agreement(s), to the sat isfaction of the City, 
securing the owner's commitment to connect to District Energy Utility (DEU), which covenant andlor legal 
agreement(s) will include, at minimum, the following terms and condi tions: 

3601262 

a) No building permit will be issued for a building on the subject site unless the building is designed with 
the capability to connect to and be serviced by a DEU and the owner has provided an energy modelling 
report satisfaclOry to the Director of Engineering; 

b) If a DEU is available for connection, no final building inspection permining occupancy ofa 
building will be granted until the building is connected to the DEU and the owner enters into a Service 
Provider Agreement on tenns and conditions satisfactory to the City and grants or acquires 
the Statutory Right-of-Way(s) andlor easements necessary for supplying the DEU services to the 
building; 

c) If a DEU is not available for connection, no final building inspection permining occupancy ofa 
building will be granted until: 
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I. the City receives II professional engineer's certificate stating that the building has the 
capability to connect to and be serviced by a OEU; 

Ii. the owner enters into a covenant andlor other legal agreement to require that the building 
connect to a DEU when a OEU is in operation; 

iii. the owner grants or acquires the Statutory Right-oF-Way(s) andlor easements necessary 
for supplying OEU services to the building; and 

iv. the owner provides to the City a letter of credit, in an amount satisfactory to the City, for costs 
associated with acquiring any further Statutory Right of Way(s) andlor easement(s) and 
preparing and registering legal agreements and other documents required to facilitate the 
building connecting to a OEU when it is in operation. 

Prior to Building Permit Issua nce, t he deve loper must co mplete the followin g req uirements: 

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

2. Confirmation that the recommendations of BC Hydro Power Smart New Construction Energy Study Report 
dated October 09, 2012 in tenns of implementing the recommended energy efficient initiatives and the Thermal 
Comfort initiatives for heating, ventilation and air conditioning, have been incorporated into the construction 
plans. 

3. Confirmation that the recommendations identified in the Brown Strachan Associates Acoustical Evaluation 
report dated March 20, 2012, have been met in the construction plans. 

4 . Submission of an updated LEED checklist indicating that LEED Silver equivalency is being achieved for both 
the Carrera and Kiwanis developments. 

5. Incorporation of accessibility measures in Building Permit (BP) plans as determined via the Rezoning and/or 
Development Permit processes. 

6. Confirm provision in the Building Permit plans for a Kiwanis residents health services support and conference 
room. 

7. Confirm provision in the Building Permit plans for a minimum of two vehicle stalls dedicated for health care 
worker use. 

8. Completion of the public art component design and the design for the immediate surrounding open space to the 
satisfaction of the City. Based upon the ultimate design, additionallegai agreements to secure a public right of 
passage right of way may be required for public access to the space. 

9. A resolution to the status of the existing sanitary force main along the southern property boundary of the site is 
required to the satisfaction of an parties. 

10. Obtain a Bu ilding Permit (SP) for any construction hoarding. rfconstruct ion hoarding is required to 
temporarily occupy a public street, the air space above a public street, or any part thereof, additional City 
approvals and associated fees may be required as part of the Building Permit. For additional information, 
contact the Building Approvals Division at 604·276·4285. 

36<11262 



City of 
Richmond 

ATTACHMENT 1a 

Development Application Data Sheet 
Development Applications Division 

DP 12·609958 Attachment 1 a 

Address: 6251 Minoru Boulevard (Kiwanis Development Only) 

Applicant: Polygon Carrera Homes Ltd. 

Planning Area(s): City Centre (Brig house Village Urban Centre T5) 

I Existing I Proposed 

Owner: 
Richmond Kiwanis Senior Citizens Richmond Kiwanis Senior Citizens 
Housing Society ("Kiwanis") Housing Society 

Site Size (m2
) : 20,237.7 m2 (Total site) 

Kiwanis AH net: 7,064.0 m~ 
Total Dedications: 1909.3m2 

Land Uses: Affordable Seniors Housing Affordable Seniors Housing and 
Market Residential 

OCP Designation: Mixed Use Unchanged 

Area Plan Designation: Institution, Urban Centre T5 (25 m) Unchanged 

Zon ing : School and Institutional Use (SI) 
High Rise Apartment (ZHR10) 
Brighouse Village (City Centre) 

122 affordable seniors units in 14 Kiwanis : 296 affordable seniors 1 
Number of Units: separate low rise one and two storey bedroom units in two high-rise 

buildings towers on a portion of the site. 

Other Designations: 
NEF: Noise Management - City Unchanged Bylaw 7794 

On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance Subdivided Lots 

Density (units/acre): NIA 
169.7 u.p.a. Kiwanis only -

none permitted based on net site 
Kiwanis Affordable Kiwanis: 

Floor Area Ratio: Housing: 2.8 Net Max, 2.77 net of dedications none permitted 

Lot Coverage - Building: Max. 90% excluding 
Kiwanis: 56.09% none landscaped roof decks 

Kiwanis: 
Lot Size: NIA 74.95 m x 111.88 m (avg.) none 

Kiwanis: 9.05 m to 

Northern Property Line Setback(m): Kiwanis Min. 6.0 m podium except for covered none entry canopy which is 
5.2 m 

Kiwanis: 9.39 m to 

Interior Setback (m): Kiwanis: Min. 6.0 m podium except for covered none entry canopy which is 
5.34 m 

Minoru Park Setback (m): Kiwanis : N/A Kiwanis : N/A none 

3601262 
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On Future I , 

Bylaw Requirement , Proposed , Variance Subdivided Lots , 
, I 

Minoru Boulevard Setback (m) Kiwanis: 1.5 m Kiwan is: 1.5 m to podium none 

Southern Property Line Setback (m) Kiwanis: 0 m 
Kiwanis: 0.26 m to 

podium none 

Height (m): 47 m max. 47 m max. (16 stories) none 

Off-street Parking Spaces - Regular Kiwanis : 0.2 (R) and Kiwanis: 0.2 (R) and 
none ® I Visitor (V): 0.1 (V) per unit 0.11 (V) per unit 

Kiwanis: 60 (R) 24 (V) 
An additional 7 stalls will 

be provided on the market 
side for use by Kiwanis. 

Off-street Parking Spaces - Tota l: Kiwanis: 60 (R) 30 (V) Two visitor stalls (included none 
in above totals) will be 

dedicated to Health Care 
providers. 

Tandem Parking Spaces: permitted none none 

Kiwan is: Kiwanis: Substitution of 
370 x Class 1 stalls 32 scooter stalls in lieu of Class 1 stalls 

Bicycle Parking: 60 x Class 2 stalls Class 1 bike stalls. with scooter 
60 Class 2 stalls stalls is built into 

zon ina schedule. 

Accessible Parking: 2 2 none 

Loading Stalls: Kiwanis: 2 large Kiwanis: 2 large none 

Amenity Space -Indoor: Kiwanis: 100 m2 Kiwanis: 707.7 m' none 

Amenity Space - Outdoor: Kiwanis: 1776 m2 Kiwanis: 1,955.61 m2 none 

Compensation requ ired for 53 on-site trees and 4 off-site trees to be removed 
Other: (Combined Carrera & Kiwanis). 

Kiwanis Architects: Robert Ciccozzi Architecture Inc. 
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City of 
Richmond 

ATTACHMENT 1b 

Development Application Data Sheet 
Development Appl ications Division 

DP 12·609958 Attachment 1b 

Address: 6251 Minoru Boulevard (Carrera Development Only) 

Applicant: Polygon Carrera Homes Ltd. 

Planning Area(s) : City Centre (Brig house Village Urban Centre T5) 

I Existing I Proposed 

Owner: 
Richmond Kiwanis Senior Citizens 

Polygon Carrera Homes Ltd . 
Housing Society ("Kiwanis") 

Site Size (m
2

) : 20,237.7 m2 (Total site) 
Carrera net: 11,264.4 m 
Total Dedications: 1909.3.0 m2 

Land Uses: Affordable Seniors Housing Market Residential 

OCP Designation: Mixed Use Unchanged 

Area Plan Designation: Institution, Urban Centre T5 (25 m) Unchanged 

High Rise Apartment (ZHR10) 
Zoning : School and Institutional Use (51) - Brighouse Village (City 

Centre) 

122 affordable seniors units in 14 
Carrera: approx. 335 market 

Number of Units: separate low rise one and two storey 
housing units on a portion of 
the site in a mix of townhouse 

buildings 
and three high-rise towers. 

Other Des ignations: 
NEF: Noise Management City Bylaw 

Unchanged 7794 

On Future 

I 
Bylaw Requirement 

I 
Proposed 

I 
Variance 

Subdivided Lots 

Density (units/acre): NIA 120.40 u.p.a. Carrera only 
none permitted 

based on net site 

Floor Area Ratio : Carrera Market Side: 3.0 Max. Carrera : 2.98 none permitted 

Lot Coverage - Building: 
Max. 90% excluding 

Carrera : 36 .20% none 
landscaped roof decks 

Lot Size: NIA Carrera: 
89.07 m x 111.88 m (av9 .) 

none 

Northern Property Line Setback(m): Carrera: Min. 6 .0 m Carrera: 6.1 m none 

Interior Setback (m): Carrera: Min. 6.0 m Carrera: 7.8m none 

none 
Carrera: 5.07 m for fin (projections are 

Minoru Park Setback (m): Carrera: Min. 6 .0 m projections. 6.1 m min. to permitted under 
. main buildings . the general 

requlations) 

Minoru Boulevard Setback (m) Carrera: NIA Carrera: NIA none 

Southern Property Line Setback (m) Carrera: Om Carrera: Om none 

3601262 
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On Future 
I 

Bylaw Requirement 
I 

Proposed 
I 

Variance Subdivided Lots 

Height(m): 47 m max. 47 m max. none 

Off-street Parking Spaces - Regular Carrera: 1.2 (R) and carrera(~i19 (R) and see below 
® I Visitor (V): 0.2 (V) oer unit 0.19 VI Der unit: 

Carrera: 399 (R) (includes TOM measures 
to be 183 small stalls) implemented 67 (V) (includes 27 small 

on the market 
Off-street Parking Spaces - Total : Carrera : 402 (R) 67 (V) 

stalls) 
side to allow for 4 on private street stalls 
a reduction of 20 electric car stalls are 
resident stalls included in the overall totals 

above. 
from 1.2 to 1.19 

stalls I unit. 

Tandem Parking Spaces: permitted none none 

Carrera: Carrera: 
Bicycle Parking: 419 Class 1 stalls 419 Class 1 stalls none 

67 Class 2 stalls 67 Class 2 stalls provided. 

Loading Stalls: Carrera: 2 large Carrera: 2 large none 

Amenity Space - Indoor: Carrera: 100 m2 Carrera: 750.7m2 none 

Amenity Space - Outdoor: Carrera: 2010 m2 Carrera: 4,034.3 m2 none 

Other: Compensation required for 53 on-site trees and 4 off-site trees to be removed (Combined Carrera & Kiwanis. 

Carrera Architects: Gomeroff Bell Lyon Architects Group Inc. 

3601262 
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Time: 

Place: 

Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, September 19, 2012 - 4:00 p.m. 

4 :00 p.m. 

Rm. M.1.003 
City of Riclunond 

Rm. M.l.003 
Richmond City Hall 

ATTACHMENT 3 

Present: Simon Ho, Acting Chair 
Joe Fry 
Tom Parker 
Thomas Leung 
Cst. Greg Reimer 
Sherri Han 
Steve l edreicich 

Also Present: Sara Badyal, Planner 
Suzanne Carter-Huffman, Senior Planner, Urban Design 
David Brownlee, Planner 
Francisco Molina, Senior Planner, Urban Design 
Rustico Agawin. Committee Clerk 

Absent: Kush Panatch, Chair 
Hal Owens 
Matthew Thomson 

3. DP 12-609958 5 HIGH-RISE RESIDENTIAL TOWERS WITH 
APPROXIMATELY 631 DWELLING UNITS (INCLUDING 296 AFFORDABLE 
SENIORS HOUSING UNITS AND 335 MARKET HOUSING UNITS) 

3601262 

APPLICANT: 

PROPERTY LOCATION: 

Polygon Carrera Homes Ltd. 

6251 Minoru Boulevard 

A. Applicant's Presentation (Kiwanis Towers) 

Chris Ho, Vice-President Development, Polygon, Architect Karen Smith, Robert Ciccozzi 
Architecture, inc., and Landscape Architect Derek Lee, PWL Partnership, presented the 
Kiwanis project on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 
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• concerned about the lack of accessible walking path to the landscaped podium 
in the Kiwanis project; provision of stairs partly addresses this issue partly but 
elevator access may not accommodate large groups going up together to the 
podium; consider also using ramps to supplement the stairways going up to the 
courtyard in the Carrera project via the pinch point; 

• 

• 

Applicant's Response: Access to landscaped podium through two sets of 
elevators from both Kiwanis lowers with the addition of additional doors from 
botlt lounges and tire lalllldry rooms Dlld the addition of lite internal slair will 
provide sufficient access. 

appreciate the provision of outward opening doors that enhance safety in the 
washrooms; consider removing the molded-in seat in the bathroom showers to 
accommodate movable bath benches tailored to the individual needs of the 
residents; 

Applicant's Response: We understand the conce", regarding the molded-ill 
seat. IIr . recent informal surveys, there is 110 apparent preference ill tI,e 
industry. Kiwanis, west van has decided to lIot have the molded-ill seat as per 
the above comment where as Tapestry projects prefer the molded-in seat. At 
this time we are keeping the molded-in seat because of affordability. 

consider using a wall oven in the kitchen to enhance the convertibility of the 
unit and ease of use for seniors; 

Applicant's Response: Prohibitive cost factor in light of mailllailling 
affordable relllieveis. 

• consider providing a space (i.e, a small den-like space) for arts and crafts in 
some units to accommodate sewing machines or art easels; 

Applicm,l's Response: The larger o1le bedroom llI,it provides for Ihis 
addWollal space. 

• notice some positive changes in the Minoru Boulevard elevation; looks more 
organized; don't agree that the elevation needs to be park-like because it is an 
urban edge; elevation needs height and mass to qualify as an urban edge; 
however, the middle portion of the elevation seems out of place; needs to relate 
to its neighbours on both sides; 

• 

• 
• 

Applicau/'s Response: Minorll elevation "ptlated along with updaled Public 
Arl cOllcept 10 be presellled 

colour of the whole complex looks dull and dated; development needs to be 
brightened up to look current and high quality; 

Applicallt's Response: Revised as provided 011 both Kiwanis alld Carrera 

podium seems tiny in relation to the mass of the two big towers sitting on it; 

agree with the suggestion to use a wall oven in the kitchen; consider side-swing 
wall oven which is more convenient to use for residents on wheelchairs; 
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• understand that the medium for public art may not necessarily be on a solid or 
opaque wall contrary to what appears in the model and drawings; solid wall 
may look good coming down Minoru Boulevard but not from within the 
project, it would be preferable to use a translucent glass or a partial screen of 
stack of metal objects to create a louvered effect; will create more accessibility, 
activity, light and air between the indoor amenity rooms and the street; 
applicant should convey this concept to the artist as it is a prominent public art 
contribution to the City; 

Applicallt's Respollse: see revised 

• issues in the preliminary presentation regarding the central courtyard on the 
intemallane are better resolved; like the trelljs/canopy features and green space; 
consider weather protection; 

• outdoor amenity space is accessible from the elevators through the lobbies; 
consider adding significant trellises/canopies on two big terrace areas with fire 
pits to provide weather protection and maximize their use; 

Applicant's Response: will be providing weather protection throllgh milch 
moreflexible/IIT1liture option - ie umbrellas 

• applicant has addressed the Panel's concerns regarding the flat character of the 
buildings; appreciate the horizontal breaks in certain areas of the buildings; 
however, the horizontal breaks should be made stronger and break into more 
dimensions; 

• some improvements have been made in the podium level in terms of their 
relationship with the amenity spaces; programming is appropriate, but consider 
more opportunities to further invigorate the podium level , e.g. 
trellises/canopies, fire pits, enclosures, weather protection, and programming; 

Applicant's Response: Outdoor room "ow added 011 la"dscape podium level 

• 5 to 6 curb cuts on the west elevation along the interior lane is excessive; 
consider integrating/combining parking entrance with the curb cut at the lobby 
entrance of Building 2, with parking stalls 1,2 and 3 becoming the new parking 
entrance; strongly encourage reducing the conflicts between pedestrians and 
vehicles in the interior lane; 

Applicant's Response: The southern curb Cllts have been enhanced through 
refinements in the lalldscape ·design - refinements in the plaza and parking 
orchard. 

• treatment of art wall wedge in Minoru facade requires strong coordination 
between the architect and the artist; the wedge form is a distraction; the art wall 
has a great potential to provide a sense of enclosure and eliminate the bubble 
effect while allowing some light into the indoor amenity spaces; 

Applicallt's Response: see revised 
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• recessing of the glazing is not just restricted to the east facade but specifically 
for pocket conditions facing to the north and south of the amenity rooms; strong 
indoor-outdoor relationship at the edges along Minoru has not been achieved; 
previous suggestions for openings at the games room and hair salon have not 
been considered; conflicts with stairs and berm; 

Applicant's Response: see revised - public art and base landscaping now 
provides fire indoor-olltdoor relationship and also provides Q IIlllCh needed 
purpose o/tfle proposed northern plaza a/ollg Milloru BOIl/evartl. 

• prefer that the landscaped courtyard should be a private zone for residents; 
suggest that the stair location adjacent to the crafts and hobby room should not 
be tacked on but integrated into the spaces; will make a strong connection to the 
podium level; consider also access from the amenity multi-purpose room to the 
podium level; 

Applicant's Response: see revised - landscape courtyard 011 podium is a 
private zone/or residellts only 

• agree with the comment regarding the need for further detailing of the art wall; 
middle of the Minoru facade needs further resolution to provide more 
articulation to the facade; consider the roof form; 

Applicant's Response: see revised 

• emergency generator room facing Carrera needs more height to · mark the 
comer; make it a folly to bridge the connection between the Carrera and 
Kiwanis projects; 

Applicant's Response: see revised - height raised and architectural detailing 
refined 

• no problem with regard to the programming of the landscaped courtyard; will 
meet the needs of seniors; size is appropriate for walking; 

• colour of the project is dark and drab; may look depressing on rainy days; need 
to brighten up the colour and feel of the project; 

Applicant's Response: colollrs refilled 

• support the project but some design resolution is needed; and 

• it is important to consider the needs of the end users of the project (i .e, seniors) 
in the programming of the courtyard space. 

B. Applicant's Presentation (Carrera Market Housing) 

Chris Ho, Vice-President Development, Polygon, Architect Stu Lyon, GBL Architects, 
and Landscape Architect Derek Lee, PWL Partnership, presented the Carrera project on 
behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• nice scheme; colour scheme is sedate; 

Applicant's Response: colollrs llpdated 
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• park interface is nicely resolved; water feature unifies the development with the 
park; connection between flat water and vertical water works nicely; 

• do not overdesign the park; should not read as a private zone; civic nature of the 
park should be respected; cOIll1ection to the water is strong enough; 

• look at successful precedents in Richmond regarding public access to the upper 
terrace; consider adding an element to provide the visitor a sense of arrival at 
the terrace, e.g. a mid-level patio or a water feature; 

• consider a landscape counterpoint on both sides of the plaza to unify the plaza; 

Applicant's Response: updated - greater illiegration/coordinatioll of 
landscape elements and additional elements added 

• like the project; present colour feels differently and is a move backwards; dark 
colours of the big buildings will not show the setback effect; buildings look 
flatter; colours need to be brighter to show the setback of the towers ; 

• dark chocolate-coloured amenity building adjacent to the park needs to be 
brightened up; 

• beautiful project; would like to see brighter colours in the development; 

• pinch point between the two towers is an uncomfortable situation; 

• echo comments regarding the nicely resolved park interface; amenity space 
above looks beautiful; like the addition of the colonnade between the amenity 
space and the courtyard; provides visual interest; 

• the flat and wide roof of the amenity space is visible from all directions; suggest 
to add pavers on the roof deck to provide warmth; will provide visual interest ; 

• development appears like a monolith when viewed from the park; introducing 
colour in the middle building will give a sense of depth; consider introducing 
pale yellow colour used in Eastern Europe which seems durable and weathers 
well; will also add brightness to the development on gloomy days; 

• generally, a handsome and elegant project; it is well resolved; like the 
articulation and enjoy how the massing interact with each other; 

• changes done in the amenity area on the roof deck are fantastic; gives the 
project a pulse; 

• not averse to the dark chocolate colour of the buildings but the frames appear 
lost; need to revisit the building colours; and 

• disagree with the comment regarding the pinch point between the two towers; 
proximity of living quarters to each other reflects the notion of a downtown 
core; proportion of the mid-rise to the tower is fine; spacing between the two 
buildings is more than appropriate; look at successful precedents in Barcelona. 
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Panel Decision 

It was moved and seconded 
TII,,( DP 12-609958 be supported to move forward to 'lte Development Permit Panel 
subject to the applicant giving consideration to tire comments of tire Panel and also 
giving special consideration to (1) tIre Miltorll elevation scale, permeability. activity and 
indoor-outdoor relationship facing inlo lite courtyard space; (2) the use of colour ill tlte 
project; alld (3) lite connectivity between lite Kiwanis indoor amenity spaces at grade 
and the ouldoor amenity space 011 podillm level. 

CARRIED 



City of 
Richmond 

Development Permit 

To the Holder: 

Property Address: 

Address: 

POLYGON CARRERA HOMES LTD. 

6251 MINORU BOULEVARD 

900 - 1333 W EST BROADWAY 
VANCOUVER, BC V6H 4C2 

No. DP 12-609958 

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 thi s Permit. 

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

3. Subject to Section 692 of the Local Government Act, R.S .B.C.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #57 attached hereto . 

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

5. As a condition of the issuance of this Pennit, the City is holding the security in the amount of 
$793,050.00 for the Carrera development and $644,004.00 for the Kiwanis development. 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 pennit within the time set out herein, the 
security shall be returned to the Holder. The City may retain the security for up to one year 
after inspection of the completed landscaping in order to ensure that plant material has 
survived. 

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

To the Holder: 

Property Address: 

Address: 

POLYGON CARRERA HOMES LTD. 

6251 MINORU BOULEVARD 

900 - 1333 WEST BROADWAY 
VANCOUVER, BC V6H 4C2 

No. DP 12-609958 

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

This Penn it is not a Building Permit. 

AUTHORlZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

3601262 

ISSUED BY THE COUNCIL THE 
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BEST USER AGE: 2 - 5 years 

fOOTING INfORMATIO N: 

In-ground posts. Surface 
installation also available. 
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