
City of Richmond 
Planning and Development Department Report to Committee 

To: Planning Committee Date: November 29, 2012 

From: Wayne Craig , File: RZ 10-528877 

Re: 

Director of Development 

Application by First Richmond North Shopping Centres Ltd., for Rezoning at 
4660, 4680, 4700, 4720,4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320, 9340, 9360, 9400, 9420, 9440, 9480, 9500 Alexandra Road from 
"Single Detached (RS1JF)" to "Neighbourhood Commercial (ZC32) - West Cambie 
Area" and "School & Institutional (51)" 

Staff Recommendations 

1. That Official Community Plan Bylaw 7100, Amendment Bylaw 8865, to amend the 
Alexandra Neighbourhood Land Use Map in Schedule 2.11A of West Cambie Area 
P lan (WeAP) as shown on the proposed amendment plan to : 

a) reduce the minimum density permitted from 1.25 to 0.60 FAR in the Mixed Use Area A; 

b) adjust the alignment of May Drive wi thin the development lands; and 

c) reduce the "Park" designation over portions of9440, 9480 and 9500 Alexandra Road, 

be introduced and given first reading. 

2. That Official Community Plan Bylaw 9000, Amendment Bylaw 8973, to amend Attaclunent 
2 to Schedule I of the Official Community Plan to eliminate the Environmentally Sensitive 
Area (ESA) designation for 9440, 9480 and 9500 Alexandra Road, be introduced and given 
first readin g. 

3. That Bylaw 8865 and Bylaw 8973, having been considered in conj unction with: 

• the City's Financial Plan and Capital Program; and 
• the Greater Vancouver Regional District Solid Waste and Liquid Waste Management Plans; 

is hereby deemed to be consistent with said program and plans, in accordance with 
Section 882(3)(a) of the Local Government Act. 

4. That Bylaw 8865 and Bylaw 8973 having been considered in accordance with OCP Bylaw 
Preparation Consultation Policy 5043, are hereby deemed not to requi re further consultation. 

5. That Richmond Zoning Bylaw 8500, Amendment Bylaw No. 8864 to create the 
"Neighbourhood Conunercial (ZC32) - West Cambie Area" zone and rezone 4660, 4680, 
4700,4720, 4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 9260, 9280, 9320, 
9340, 9360, 9400, 9420, 9440, 9480 and 9500 Alexandra Road from "Single Detached 
(RSIIF)" to "Neighbourhood Commercial (ZC32) - West Cambie Area" and "School & 
Institutional (S I)", be introduced and given first reading. 
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6. That the notification area for the Public Hearing be expanded to include the following 
propert ies, 4320, 4360, 4380, 4400, 4420, 4440,4460,4480,4500,4520, 4540, 4542, 4560 
and 4562 Garden City Road and 9060, 9080, 9086, 9100 and 9180 Odlin Road as shown in 
Attachment II . 
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Staff Re port 

Orig in 

First Richmond North Shopping Centres Ltd., (SmartCcnlres) has applied to tbe City of 
Riclunond to rezone 4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 9060, 9080, 
9180, 9200,9260, 9280,9320,9340,9360,9400,9420, 9440,9480 and 9500 Alexandra Road 
(Attachment 1) from "Single Detached (RSI/F)" to "Neighbourhood Commercial (ZC32) ~ 
West Cambie Area" and "School & Institutional (SI)" in order to develop a shopping centre with 
a gross floor area 0[36,018 m2 (387,692 ft?) and a gross leasable floor area of34,575 m2 

(372,162 fP) and a small lot to be transferred to the City for "Park" purposes, see Attachment 2. 
This proposed development is intended to become the urban village centre for the West Cambie 
Area (WCA). 

This proposal would consolidate 20 lots creating two (2) development parcels approximately 7114 
acres each, separated by a new north~south road (High Street) linking Alderbridge Way and 
Alexandra Road. A small lot at the southeast corner of the Alexandra Road and May Drive 
intersection will be transferred to the City for"Park" purposes. In addition, May Drive would be 
extended along the east side of the proposed development connecting Alexandra Road to 
Alderbridge Way. 

West Development Parcel with approximately 18 to 52 Commercial Retail Units (CRUs's); 

• Building A, along Garden City Road is a 2-storey building and would contain an anchor 
tenant for the development on the ground floor. 

• Building B, along Alexandra Road is a 4-storey retaillparkade structure 

• The remaining 5 buildings (Buildings C, D, E H and L) are I-storey buildings. 

East Development Parcel including a Walmart Store with approximately 8 to 22 CRU's; 

• The proposed Walmart Store along Alderbridge Way includes approximately 14,975 m2 

(161 ,188 ff1') of floor space and would be the single largest CRU within this proposed overall 
development. 

• As the anchor tenant on the east side of the development site, the Walmart Store is proposed 
as a 3-storey building (i.e., lobby, main floor and mezzanine, 

• The main entry lobby for the Walmart Store would be located along Alderbridge Way but the 
retail floor area would be above the surrounding road elevations, over a portion of the 
proposed surface parking lot but would be generally situated behind and above the smaller 
CRU's along both Alderbridge Way and the High Street. 

• The footprint of the proposed Walmart Store is approximately 9,290 m2 (100,000 fP) with the 
remaining floor area either in the lobby at-grade or on the mezzanine level. 

• The proposed Walmart Store is roughly the same footprint size as the existing Walmart Store 
on Grandview Highway in Vancouver and approximately the same overall floor area as the 
Walmart Store in New Westminster. 

• As a comparison, the Walmart Store in south Surrey is approximately 19,974 m1 (2 15,000 fF) 
and is the largest in the Lower Mainland. 

• The remaining 4 building (Buildings 1. K, M and N) are I-storey building:> fronting either 
Alderbridge Way or lhe High Street. 
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The fo llowing table provides a stati stical summary of the overall proposed development (see also 
Attacbment 3 - Development Application Data Sheet). 

Category Proposed West Parcel Proposed East Parcel Totals 

Gross Site Area· 
67,891 m' (730,772 ft') 16.8 ae. 

before dedications - -

Net Site Area - 29,362 m2 (316,049 ftz) 29,243 m2 (314,769 f1') 
58 ,605 m2 (630,818 ft2) 14.48 ac. after dedications 7.26 ae. 7.22 ae. 

Gross Floor Area 18,325 m' (197,248 W) 17,693 m2 (190,444 W) 36,018 m2 (387,692 ftz) 

Gross leasable 
17,173 rnz (184,849 ttl) 17,402 m2 (187,313 W) 34,575 m2 (372,162 ft2) 

Area 

Major Anchors 8,883 m2 (95,616 fF) 14,975 mZ (161,188 ft") 23,858 m2 (256.805 ft") 

Proposed FAR 0.62 FAR 0.61 FAR 0.62 FAR 

Parkade Parking 411 -

Parking Under - 314 under structures 1,153 stalls 

Parking On-Grade 175 253 open to the sky 

Total Parking 586 567 1,153 stalls 

This proposal originated in 2003 (RZ 03~235259) and triggered the West Cambie Area Plan 
(WeAP) update, which was adopted on July 24, 2006. SmartCentres participated in this process 
and the proposed development is subject to the policies and design direction of the adopted 
WCAP - Alexandra Neighbourhood Land Use Plan (see Attachment 6A for the existing 
Alexandra Neighbourhood Land Use Map). 

Findings of Fact 

See Attachment 1 for the Location Plans and Attachment 2 for the Concept Design Drawings. 
Refer to Attachment 3 for the Development Application Data Sheet. The Alexandra/Leslie 
Connector Road funding strategy is outlined in Attachment 4. The West Cambie Natural Park 
and Environmentally Sensitive Area (ESA) area adjustments are described in Attachment 5. 
The existing and proposed changes to the West Cambie Neighbourhood Land Map are included 
in Attacbment 6. A Servicing Agreement will be required for thi s proposed rezoning 
application and Smart Centres has agreed to the associated frontage improvements and site 
servicing requirements, which are outlined in the rezoning considerations (see Attachment 7 for 
detai ls). Attachment 8 outlines the AlexandralLeslie Connector Road Reimbursement Process. 
A comment letter has been received from Polygon Homes Ltd., a neighbouring developer (see 
Attachment 9). The Advisory Design Panel comments and applicant responses are included in 
Attachment 10. 

Surrounding Development 

To the North: across Alexandra Road is an area of older single~fami l y residential lots some 
occupied and others vacant that are zoned "Single Detached (RS I fF)" and "Two Unit Dwellings 
(RD I) " plus one mixed-use (residential/commercial) development site recently rezoned to 
"ResidentiallLimited Commercial (ZMU 16)" and one property zoned "School and Institutional 
Use (SI) ". The WCAP - Alexandra Neighbourhood Land Use Map calls for 3 different land 
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uses on the north side of Alexandra Road along the frontage of the proposed development site, as 
follows: 

• west portion: Business/Office: office over retail with a maximum 1.25 FAR. 
• central area: Mixed-Use: abutting the High Street medium density residential over retail 

and not abutting the High Street, medium density residential. 
• east portion: Residential Area I: with a base 1.S FAR (maximum I. 70 FAR with density 

bon using ror affordable housing) for townhouses and low-rise apartments (4-storey 
typical). 

There are currently 3 rezoning applications involving 11 properties on the north side of 
Alexandra Road (opposite the proposed development) consisting of several 4 to 6-storey mixed
use (residential/commercial) and residential buildings with approximately 954 housing units. 

To the East: across the proposed extension of May Drive is another area of older single-family 
residential lots either occupied or vacant that are zoned "Single Detached (RS IfF)" and recently 
designated in the WCAP as Residential Area 2 for 2 and 3-storey townhouse development with 
0.65 base FAR (maximwn 0.75 FAR with density bonusing for affordable housing). 

To the South: across Alderbridge Way is vacant City owned Garden City Lands within the 
Agricultural Land Reserve (ALR) and zoned "Agriculture (AG I)" . 

To the West: across Garden City Road is an area ofretai Vcommercialland uses zoned "Auto
Oriented Commercial (CA),' and "Gas & Service Station (CG I)". 

Related Policies & Studies 

The fo llowing WCAP policy and guideline matters are noted and addressed in the following text: 

1. West Cambie Natural Park - Designation to Townhouse Residential ; 

2. West Cambie Area Referral: 

3. Aircraft Noise Policy; 

4. Flood Plain Management Policy; 

5. Alexandra/Leslie Connector Road Realignment; 

6. Environmentally Sensitive Area (ESA) and West Cambie Natural Park Adjustments; 

7. Alexandra Neighbourhood Mixed-Use Area A - Reduction of Minimum Density; 

8. Alexandra Area Plan Amenity Charges; 

9. Alexandra Neighbourhood Development Agreement; 

10. Local Area Development Cost Charges (Alexandra DCC's); and 

II . Urban Design Improvements and Compliance with the Design Guidelines. 

1. West Cambie Natural Park - Designation to Townhouse Residential : The properties on the 
south side of Alexandra Road and east of the proposed May Drive extension were previously 
designated in the WCAP as park area within the West Cambie Natural Park. However, a 
recent amendment to the WCAP has re-designated the majority of these properties to 
Resident ial Area 2 fo r 2 and 3-storey townhouse development with base 0.65 FAR 
(maximum O. 75 FAR with density bon using fo r affordable housing) simi lo:r to the properties 
on the north side of Alexandra Road. The park designation is retained on 9540 Alexandra 
Way so that the north-south trail connection through the area is maintained. The proposed 
development complements this new land use. 
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2. West Cambie Area Referral: Planning Committee made the following referral to staff on 
September 18, 2012 "That staff explore the best use of the land that is bounded by Alexandra 
Road to the south; Garden City Road to the west; Cambie Road to the north; and Dubbert 
Street to the east, and report back to the Planning Committee." Staff anticipate bringing a 
report back to Planning Conunittee to address the referral in February, 2013. 

3. Aircraft Noise Policy: The proposed development is located in Area 1 A of the Aircraft 
Noise Sensitive Development Map, which restricts any new developments that contain 
aircraft noise sensitive uses such as residential, school, daycare and hospital uses. The 
proposed development does not include any aircraft noise sensitive uses and registration of a 
restrictive noise covenant and SR W in favour of YVR will be required as part of the rezoning 
considerations. 

4. Flood Plain Management Policy: The Flood Construction Level (FCL) is 2.6m GSC in the 
WCA. The proposed development is designed to 2.6m GSC with the exception of the 
proposed Walmart lobby and Buildings M and N along Alderbridge Way. SmartCentres will 
be required to submit a survey of Alderbridge Way (May Drive to High Street), set these 
finished floor clevations as high as possible and provide a supportable rational , which are all 
subject to the satisfaction of the Senior Manager of Buildings and the Director of 
Engineering. A floodplain covenant will also be secured as a condition of rezoning. 

5. Alexandra/Leslie Connector Road Realignment: City staff have determined that the 
Alexandra/Leslie connector road as envisioned in the WCAP - Alexandra Neighbourhood 
Land Use Plan, is a critical component of this development, particularly taking into account 
that this is the single largest anticipated redevelopment within the immediate vicinity of the 
road realignment. Accordingly, City staff have requested that SmartCentres acquire, design 
and construct the AlexandralLes li e connector road. SmartCentres have been unsuccessful at 
acquiring any of the required properties. City staff have realigned the connector road to 
reduce the number of properties required and at the request of SmartCentres have considered 
and are recommending a proportional share approach for funding the connector road 
realignment. According to the currently proposed proportional share approach, SmartCentres 
would contribute 59% or $5,564,286.00 including $3,745,058 .00 as a cash contribution for 
land and $1,819,228.00 as a letter of credit for construction of the road al l prior to final 
adoption of the rezoning. (see Attachment 4 for details). The remaining 41 % of the 
connector road total costs would be funded by other owners/developers within the defined 
catchment area. See the Transportation and Traffic section below for a detailed discussion of 
the AlexandralLeslie connector road realignment. 

6. West Cambic Natural Park and Enviromnentally Sensitive Area (ESA) - Reductions: 
SmartCentres proposes the re-alignment of May Drive reducing the West Cambie Natural 
Park Area and overlapped with ESA by approximately 7,643 m2 (1.89 ac) requiring an OCP 
amendment (see Attachment 5 - Proposed ParklESA Reductions). Tn this regard the 
following points are noted: 

a. Approximately 8,297 m2 (2.05 ac) at the east end of the proposed development site are 
currently designated as part of the West Cambie Natural Park, which is overlapped by the 
ESA. However, SmartCentres has agreed to transfer 'Area l' to the City at nominal cost. 
'Area]' is approximately 654 m2 located at the northeast corner of the proposed 
development site (on the east side of the proposed realignment of the May Drive 
extension) and is (0. 16 ac) within the existing "Park" designated lands overlapped with 
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ESA. 'Area J' is intended to remain with "Park" designation overlapped with ESA. 
Therefore the proposed reduction in area of the West Cambie Natural Park overlapped 
with ESA is approximately 7,643 m' (1.89 ac). 

h. SmartCentres proposes the following compensation for the redesignarion of the 
approximately 1.89 acres of West Cambie Natural Park: 

Provision of the following areas as land transfers to the City and Statutory Rights of Way 
(SRW's), which total approximately 4,357 m' (1.1 ac). 

• Fee Simple Transfer of' Area J' to the City consisting of approximately 654 m2 (0.16 
ac) at the northeast corner of the subject development site, on the east side of the 
proposed May Drive realignment. Area J would retain "Park" and ESA designations 
to be incorporated into the neighbourhood pathway network; and 

• Registration of a SR W approximately 3,703 m1 (0.9 ac) for public pedestrian access 
and use on the proposed elevated landscape deck over a portion of the east parcel 
parking lot including the transition areas between the elevated deck and the fronting 
roads (Alexandra Road and May Drive). The des ign of the elevated deck will be part 
of the Development Permit process, which will be maintained by the 
deve loper/owner. This PROP·SR W would encompass Area E totalling 
approximately 344 ml. See the proposed site plans in Attacbment 2 for the location 
and areas of Areas E and J. 

Provision of the following sustainability and environmentaJ design features: 

• Participation in the Alexandra District Energy Uti lity (ADEU); 

• LEED Silver equivalency for the project; 

• Compact deve lopment with the majority of stalls in 3 covered/structured parking areas; 

• Improved on-site pedestrian circulation (Development Pennit refinements required); 

• Reduced stormwater discharge through rooftop detention, penneable paving, bio· 
swales and the stonnwater discharge treatment through oil and water separators; 

• Water efficient plumbing fixtures and drought tolerant planting; and 

• Reduced energy consumption and attention paid to the efficiency of the building 
envelope and HVAC systems plus high·efficiency night·sky friendly lighting. 

In summary. an OCP amendment can be supported since SmartCentres proposes 
approximately 4,357 m2 (1.1 ac) ofland transfer and publicly accessible open space over the 
parking area to the City at nominal cost ($10.00) together with the sustainability features 
identified above as compensation for the proposed reduction of approximately 7,643 m2 

( 1.89 ac) in ParklESA. 

7. Alexandra Neighbourhood Mixed·Use Area A - Proposed Reduction of~/ljnimum Density: 
The WCAP Alexandra Neighbourhood Land Use Plan, Mixed·Use Area A specifies a 
minimum 1.25 FAR and a maximum 0[2.0 FAR (ie. proposed west development parcel). 

The intent of the minimum 1.25 FAR for Mixed-Use Area A was established to ensure that 
"Development along Alderbridge must be a compact, urban foml and meet high standards of 
site planning and urban design" and " ... all development must demonstrate an appropri ate 
site, building and landscaping response as an integral component of a 'complete and 
balanced' community." Mixed· Use Area A is intended as a vibrant, pedestri an·friendly 
urban village centre for the WCA. Smart Centres currently proposes a 0.62 FAR, which is 
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approximately haJfofthe minimum 1.25 FAR in the WCAP. An OCP amendment is 
required to the WeAP since SmartCentrcs proposes to reduce the minimum density in the 
Alexandra Neighbourhood Mixed-Use Area A from 1.25 to 0.60 FAR, see Attachment 6. In 
this regard the following points are noted: 

• The proposal provides for buildings along all frontages and the majority of parking 
areas are concealed or screened from views aJong fronting streets; 

• If the proposed parking structures consisting of approximately 15,938 m2 ( 17 1,56 1 fF) 
were included in the FAR calculation the proposed floor area ratio would be 0.86; and 

• Smart Centres has committed to furlher enhance and activate the pedestrian realm 
along the Alexandra Way pedestrian corridor and the High Street during the 
Development Permit stage (see Attachment 7 - Rezoning Considerations). 

In summary, a WCAP amendment can be supported since SmartCentres has agreed to further 
enhance and activate the pedestrian realm during the Development Pennit process. 

8. Alexandra Area Plan Amenity Charges: Smart Centres must contribute the following prior to 
final adoption of the rezoning in keeping with the West Cambie - Alexandra interim 
Amenity Guidelines: 

• City Beautification amenity charges of$232,615.20 (387,69211' x $0.60/ft') for 
construction of the Alexandra Way pedestrian corridor, however credits will be 
applied to the Alexandra Interim Amenity Charges for the design and construction 
costs related to the Alexandra Way pedestrian corridor; and 

• Community planning and engineering planning charges of$27,138.44 (387,692 fF x 
$0.07/ft'). 

9. Alexandra Neighbourhood Development Agreement: Council , on June 25, 2007 authorized 
the execution of the "Alexandra Neighbourhood Development Agreement" for the provision 
of required off·site sanitary and storm sewer utility works. The subject development is 
required to provide their proportionate share of the costs associated with the execution of the 
"Alexandra Neighbourhood Development Agreement" prior to connecting the utility works 
covered by this agreement. The required payment will be calculated and collected prior to 
issuance of a building permit for the subject deve lopment and will includc current interest 
charges as defined by the agreement. SmartCentres must contribute $480,738.08 (387,692 ft2 
x $1.24/ft2) indexed at the applicable rate, in accordance with the Alexandra Neighbourhood 
Development Agreement for previously constructed infrastructure improvements in the 
Alexandra Neighbourhood, prior to issuance of a Building Permit. 

10. Local Area Development Cost Charges (Alexandra DCC's): In addition to City-wide 
Development Cost Charges (DCCs), the applicant is required to pay a Supplementary Local 
Area DCC for the Alexandra Neighbourhood, to fund local north-south roads (including 
associated infrastructure), supplemental funding for the High StTeet, to achieve standards 
over and above the City standard, and the acquisition and development of lands for the 
Alexandra Neighbourhood Park. 

11. Urban Design Improvements and Compliance with the Design Guidelines: Proposed 
deviations from WCAP design guidelines can be dealt with at the Development Pennit stage. 
Urban design improvements required at the Development Permit stage include: 
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• Advance the concept design and submit more detailed design drawings to ensure the 
establishment of a compact, vibrant, pedestrian oriented, urban village centre that will 
become the retail/commercial heart of the Alexandra Neighbourhood. 

• Advance the design concept and submit more detailed design drawings to ensure an 
attractive, accessible, activated, comfortable, pedestrian-friendly rctaiVcommercial 
environment with strong pedestrian scale streetwall definition, the possibi lity fo r 
restaurants/shops to extend out to the back of sidewalk includi ng numerous small shops 
plus an interesting mix and variety of retail shopping opportunities along the High Street. 

• Improve the concept design and submit more detailed design drawings to ensure the 
continuation of the Alexandra Way pedestrian corridor through the proposed 
development with high-quality pedestrian enhancements, punctuated with periodic 
pedestrian plaza areas, activated to attract pedestrian traffic and fac ilitate seasonal events, 
designed with ample pedestrian space and opportunities to encourage pedestrians to 
sit/linger and incorporating other features such as public art and focal elements that add 
interest and variety to the pedestrian experience. 

Consultation 

School District 

This application was not referred to School District No. 38 (Richmond) because it does not have 
the potential to generate 50 or more school aged children. According to OCP Bylaw Preparation 
Consultation Policy 5043 , which was adopted by Council and agreed to by the School District, 
residential developments which generate less than 50 school aged children do not need to be 
referred to the School District. This appl ication involves no multiple-family housing units. As a 
courtesy however, this application will be forwarded to School District No. 38 (Riclunond), for 
information purposes only if the bylaws are given first reading by Council. 

Public Input 

Development signs have been posted as notification of the intent to rezone these 20 properties that 
constitute the proposed development site. A letter was received from Polygon Homes Ltd., dated 
June 2, 2011 (see Attachment 8) expressing concern regarding the proposed frontage conditions 
along the south side of Alexandra Road with specific reference to the easterl y service and loading 
area. Polygon has recently acquired several properties on the north s ide of Alexandra Road including 
9393, 9431, 9451,9471 , 9491, 9511 and 9531 Alexandra Road and these 7 properties are on the 
opposite (north) side of Alexandra Road from the proposed servicelloading area of the proposed 
Walmart store. These Polygon lots are envisioned primarily as 5 to 6-storey residential projects. 

The east development parcel of the Smart Centres proposal has been modified in the following 
ways to address the Polygon concerns. The Walmart Store service and loading area has been 
blocked from the majority of views along Alexandra Road by a solid screen wall and overhead by 
an open trellis structure to carry a vine planting. In addition the surface parking lot has been 
largely screened from views by an elevated and landscaped deck . While the design improvements 
will limit the impact of the loading/service area across from the residential uses, relocating the 
loading function within the site would represent a substantial design improvement and will be 
further investigated at the Development Permit stage. 

The current rezoning application that includes a proposed Walmart Store was preceded by an 
earlier rezoning application (RZ 03-235259) that also included a proposed Walmart Store. The 
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applicant of thi s previous rezoning application (FirstPro Shopping Centres) hosted a public open 
house on May 12, 2003 that was attended by 147 parties (approximately 200 individuals) 
consisting of mainly Richmond residents. The attendees completed 51 comment fonns with 71 % 
in favour of the previously proposed development, 8o/~ indicating that they were not in favour 
and 21 % did not offer an opinion while some of these respondents suggested changes. 

Staff Comments 

Analysis 

Conditions of Adjacency 

North Edge: The future AlexandraILeslie connector road will ultimately result in 1 consolidated 
lot between the CQrmcctor road and the Smart Centres proposed development site (west 
development parcel). The City has on file a schematic concept for the redevelopment of this 
future consolidated lot submitted by SmartCentres and they propose various screening· 
techniques along the south side of Alexandra Road to address the bufferi ng of the 2 proposed 
service/loading areas, open parking areas and the parkade. The west loading/service area along 
Alexandra Road includes proposed architectural and landscape screening and will be set back 
from the road when the future Alexandra/Leslie connector road is constructed. The east 
loading/service area incorporates more elaborate screening that includes a proposed bui lding 
wall extension and overhead trellis system with vine planting together with a dense landscape 
planting scheme along the boulevard. The open parking area within the east development parcel 
is screened along Alexandra Road with a proposed elevated landscape deck. The proposed 
parkade screening on the west parcel includes a multi-layered, mature landscape planting 
treatment consisting of coniferous and deciduous trees and dense shrub planting. 

East Edge: The proposed open parking area within the east parcel is screened along May Drive 
with dense evergreen shrub plantings on the ground plane plus an over-storey of canopy trees. 

South Edge: The proposed open parking area within the east parcel is screened with dense shrub 
planting and a double row of trees while buildings block views of parking areas in the west 
parcel. There is an off-street combined pedestrianlbicycle greenway on the boulevard and 
continuous landscape planting within setback zones at the base fronting buildings, where 
appropriate. The WCAP does not require any additional ALR setback requirements and none 
have been included in the proposed zoning district "Neighbourhood Commercial (ZC32) - West 
Cambie Area". 

West Edge: The west edge of the development site includes the required greenway treatment on 
the boulevard along Garden City Road and provides an appropriate, dense, evergreen foundation 
planting in combination with a double row of street trees to the proposed buildings along this 
frontage. 

Legal Agreements & Land Requirements 

Land dedications are required for road purposes along Alderbridge Way, Garden City Road, May 
Drive and High Street. Area J at the northeast comer of the proposed development site is required 
to be transferred to the City as a fee simple lot for uses to be determined by the City and to the 
satisfaction of the Manager of Real Estate Services and the Director of Development. SR W's are 
required for the proposed Alexandra Way pedestrian corridor and elevated landscaped deck over a 
portion of the surface parking area on the east development parcel. In addition, various legal 
agreements will be required. See Attachment 7 - Rezoning Considerations. 
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Transportation & Traffic 

1. Alexandra/Leslie COIUlcctor Road Realignment: 

a) The 2003 SmartCentres rezoning application (RZ 02-235259) was one of the principal 
reasons to initiate the WeAP update. SmartCentres participated in the area planning 
process and as such they were aware of the area plan goals and objectives. The West 
Cambie Area Plan was adopted on July 24, 2006 and the Alexandra/Leslie connector road 
realignment was identified as a key component in the area plan. 

b) From the outset through discussions as early as 2006, City staff had initially required that 
SmartCentre acquire all the necessary land and construct the Alexandra/Leslie connector 
road at the sole cost of Smart Centres, as this fe-aligned street was deemed an essential 
part of the area plan, which could most appropriately be achieved tlrrough development 
requirements with complete certainty through their project. 

c) The SmartCentres proposal represents the single largest land assembly anticipated within 
the Alexandra Neighbourhood, which would create the most traffic impacts and benefit 
most significantly from the Alexandra/Leslie connector road realignment. Accordingly, 
staff believed that the SmartCentres proposed development was the most appropriate 
project to address the connector road realignment. 

d) In June 2011, after SmartCentres expressed concerns to staff regarding their ability to 
acquire the affected parcels for this road re-alignment, the WCAP was amended by 
Council to reflect staffs subsequent adjustment to the original road design of the 
AlexandralLeslie connector road to minimize the cost and number of parcels required for 
the realigrunent for SmartCentres. This road design adjustment involved utilizing the 
existing Alexandra Road right-of-way as much as functionally possible which has now 
led to the current proposed design. The proposed road alignment also more accurately 
considers the existing lot geometries and reduced the land requirements to portions of 5 
properties. 

e) City staff then explored with SmartCentres the option of implementing the 
AlexandraILeslie connector road on the basis of a late-comers agreement whereby 
SmartCentres would pay for the full cost of the road realignment (land and construction) 
but recover the proportionate share of the total cost from subsequent redevelopment within 
the surrounding area based on projected traffic use. 

f) SmartCentres, however, reiterated their inability to secure any of the 5 properties and 
continued to express concerns regarding having to finance the entire cost of the road 
realignment and requested that the City consider a proportional cost share approach to 
implement the AlexandralLeslie Connector Road. 

g) As an alternative developed jointly by SmartCentres and staff, staff are recommending 
support for a proportional cost share approach based on projected traffic use, while 
requiring SmartCentres to implement additional interim transportation improvements that 
would accommodate development traffic based on a 1 O-year time frame, given that the 
AlexandralLeslie Connector Road would not be implemented by SmartCentres on 
opening day of the proposed development ac; first envisioned. 

34 4&492 
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h) Specifically, the additional interim transportation improvements are proposed at the 
Garden City Road/AJderhridge Way intersection with the provision of dual left-turn lanes 
on the westbound. northboWld and southbound approaches and a dedicated right-tum lane 
on westbound approach. With these interim intersection improvements, the 
implementation of the AlexandraILeslie connector road can then be deferred by up to tcn 
years based on traffic projections, at which time the City would be responsible for its 
implementation to be funded by subsequent developers' contribution from developments 
with the defined catchment area as descri bed below. 

i) Some properties within the catchment area have been excluded from contributing to the 
road realignment costs, since these properties were already in process with pre-existing 
redevelopment proposals/applications or because they would generate .no future traffic 
usc for the road realignment. See Attachment 4 for the catchment area boundaries. The 
properties excluded from contributing to the connector road realignment costs include: 

1. Properties fronting the north side of Alexandra Road opposite the proposed 
deve lopment site that have been previously rezoned or are in-process with a current 
development app lication including: 

Addresses 'Pplication No Applicant I Owner No. of Units Site Area Floor Area 
Proposed 

Storeys FAR 

9251 & 9291 OP 12-613923 Fred Adab Architects 132 Units 
7,572.8 m" 11,702.4 m' 1.54 

Alexandra Road RZ 10-534751 Jingon Dev. Group 4·storeys 

9311 ,9331,9393. R. Ciccozzi ArcMect 542 Units 
9431 . 9451 & 9471 RZ 12-598503 Polygon 5-6 storeys 25,060.8 m" 43,938.5 m" 1.87 

Alexandra Road 

9491,9511 & 9531 RZ 12-598506 GBL Architects 280 Units 13,727 m" 22,421 m' 1.63 
Alexandra Road Poly90n 4-storeys 

11 properties 3 applications 2 developers 954 46.360.6 m" 78,061.9 m' -

j) Properties fronting the north and south side of Alexandra Road east of the proposed 
development site, since these properties will not have direct access to Alexandra Road 
west of May Drive and will not contribute any future traffic use to the realigned 
Alexandra/Leslie connector road. 

k) Properties between Odlin Road on the north, Tomicki Avenue on the south, Dubbert 
Street on the west and May Drive to the east, as these properties have been previously 
rezoned for redevelopment. 

1) With the recommended approach, the timing of implementing the re-aligned 
Alexandra/Leslie connector road would be dependent upon the pace of development of 
the above affected properties and collection of full funding for the nec~ssary land 
acquisition and road construction. 

m) Alexandra/Les lie Connector Road Proportional Cost Sharing Approach: This proposed 
approach involves the following aspects, which have been agreed to by SmartCentres: 

3448492 

I. establishment of the catchment area based on anticipated traffic projections, 

II. exclusion of properties previously rezoned or in-process with a development 
application, 
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111. detennination that SmartCentre proportional share contribution for land and 
construction costs should be 59% of the total cost for the Alexandra/Lesl ie connector 
road based on their share of projected future traffic use, 

iv. current valuation of the 5 properties at approximate ly $4.7M based on a jointly 
comm issioned land appraisal including limited inducement and demolition 
allowances, 

v. recognition that it may take up to 10 years in order to complete the AlexandraILeslie 
connector road and projecting the future value of the 5 properties using the Housing 
Price Index based on 20-year average rates ($8.205,030) with SmartCentres 59% 
contribution equivalent to $4,840,968 but with a present value 0[$3,745,058 after 
reducing the value by an average annual interest rate of 2.6%, 

vi. determination of future construction costs (within 10 years) for the Alexandra/Leslie 
Connector Road using a 4% inflation factor ($3,083,437) with SmartCentres 
contribution equivalent to $1,819,228, 

vii. establishment of the payment method for SmartCentres $5,564,286 contribution (i.e., 
$3,745,058 as cash prior to rezoning to allow the City to begin land acquisition in the 
short term and $1,819,228 as a letter of credit, which would be cashed to construct the 
road after all the land acquisition has occurred), and 

V11l . with any funds recovered from the sale of residual lands used first to implement the 
Alexandra/Leslie connector road and only after completion of the road realignment, 
wou ld there be any possible reimbursement to SmartCentres based on the area not 
requi red and/or used for the road realignment (53.8% of the 5 subject properties) but 
accord ing to SmanCentTes proportional share contribution of 59%. 

n) AlexandralLeslie Connector Road - Reimbursement Process: Contributors to the 
assembly of lands required for the AJexandralLeslie connector road would be reimbursed 
with residual funds from the disposal of res idual lands, after the completion of the 
connector road and following payment to the City of any and all costs associated with the 
lands assembly and disposal process on a priority basis related to their respective 
proportional share contribution, see Attachment 8 . 

0) AlexandralLesl ie Connector Road Assessment: The following provides a summary of 
the pro 's and con's regarding the proposed connector road assessment. 

3448492 

I. Pro 's: 

• Funding strategy enables the proposed development to proceed with traffic 
improvements to the C ity'S road network that address the lO-year traffic 
projections; 

• Addresses the current inability to acquire the required road parcels; and 

• Spreads land acquisition and construction costs across the development lands that 
will benefit from the road realignment. 

II . Con's: 

• No guarantee properties required will be readily available for sale; 

• Land values may increase at a higher rate than anticipated resulting in a funding 
shortfall; 

• No guarantee that other properties identified in the catchment area will redevelop 
and contribute to the road realignment resulting in a possible fllnding shortfall ; 
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• If the road realignment is not implemented within 10 years, the road network level 
of service and traffic delays would gradually deteriorate to result in extreme 
congestion, drivers' frustration, and potentially traffic safety issues at which time 
other traffic measures and improvements may have to be sought; 

• Defers costs onto smaller development sites, which in combination with other 
works and development charges may adversely affect the feasibi li ty of 
redeveloping these sites. 

2. Other Road Improvements and Land Dedications arc required along: 

a) Alderbridge Way to ensure the required road widening and provision of a minimum 
4.8 m wide shared pedestrian/cyclist path and boulevard o n the north side oflhe road 
from the back of curb; 

b) Garden City Road to ensure the required road widening and the provision of a minimum 
7.77 m wide shared pedestrian/cyclist greenway and boulevard on the east side of the 
road from the back of curb; 

c) Alexandra Road to ensure the required road widening and provision ofa minimum 
3.65 III wide boulevard/sidewalk on the south side of the road plus allowances for a 9 m 
wide driving/parking surface and 1.0 m wide shoulder within the road dedication; 

d) May Drive to ensure the provision of a minimum 20 m wide north~south road extension 
connecting Alexandra Road and Alderbridge Way; 

e) High Street to ensure the provision ofa minimum 22.7 m wide new north-south road 
connecting Alexandra Road and Alderbridge Way; 

f) Various road improvements at the following intersections: Alderbridge Way/May Drive; 
Alderbridge Way/High Street; Alderbridgc Way/Garden City Road and Garden City 
Road/Alexandra Road plus special crosswalks on the High Street at the proposed access 
to the s ite and at Alexandra Road including Alexandra Road at the High Street; and 

g) The exact width of all required road/intersection improvements and the associated land 
dedications are to based on functional road designs, subject to the approval of the 
Director of Transportation and to be confirmed by survey plans. 

3. Parking: The required parking rate for this proposed development is 3.0 spaces per 100 m2 the 
first 350 ml of floor area and 4.0 spaces per 100 m2 of floor area for the remaining floor area. 
The proposed parking is less than the Zoning Bylaw by 16% ( 1,382 required versus 
1, I 53 proposed) but the WCAP includes the allowance for a 20% reduction in parking subject 
to a Transportation Impact Study and acceptable Transportation Demand Management (TOM) 
measures. SrnartCentres has proposed the provision of the following TOM measures: 

a) Bicycle storage (25% in addition to the bylaw requirements); 

b) Two (2) end-of-trip cycling facilitics with a total three (3) water closets per gender, 2 wash 
basins per gender and 3 showers per gender with 1 end-of-trip cycling facility on the west 
development parcel and I end-of-trip cycling facility on the east development parcel; 

c) Three (3) bus stop upgrades (bus shelters and accessible bus landing pads for each) 
within the vicinity of the site; and 

d) Ten percent (10%) of the total parking spaces pre-ducted for electrical vehicle (EV) plug
ins plus a minimum of 4 EV parking stall s (i.e., 2 on the west development parcel and 2 
on the east development parcel) be equipped with charging stations (240V). 
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4. Loading and Bike Parking: are provided according to the minimum requirements ofthe bylaw. 

5. Summary: From the adoption of the WCAP in 2006 and the initial stages of this SmartCentres 
rezoning application, City staff have consistently taken the position that SmartCentres should 
acqu ire all necessary land and construct the Alexandra/Les lie connector road realignment. 

During the rezoning application review process, City staff have revised the design of the 
realigned AlexandraILeslie connector road to reduce the number of properties required. 
However, SmartCentres could not conclude the purchase of these properties. Subsequently, 
at the request of SmarlCentres, City staff agreed to consider an alternative approach based on 
proportional cost sharing for the AlexandralLeslie connector road realignment. Using trus 
approach, the City has considered using the 20-year average ratc in determining tbe land 
values. City staff have proposed and SmartCentrcs has now agreed that that their 
proportional share for the Alexandra/Leslie connector road would be 59% of the total road 
realignment costs or $5,564,286.00 including $3,745,058.00 as a cash contribution for land 
and $1 ,819,228.00 as a letter of credit for construction of the road. See the table below for a 
summary of the Alexandra/Leslie connector road total costs and the SmartCentres 
proportional share. However, the proportional share approach requires other developers 
within the defined catchment area to contribute 41 % of Alexandra/Leslie connector road 
costs. 

AlexandraILeslie con~~~r Road - sn;,:lrtcentres Total Connector Initial SmartCentre!: Net SmartCentres 

Prooortional Cost Share based on 59% Road Costs Contribution Contribution 

land Costs (by cash) $8,205,030.00 Notto 1 $3,745,058.00 '*"- 3 $1 ,730,217.00 

Construction Costs (by Letter of Credit) $3,083,437.00 Hcul2 $1 ,819,228.00 '*"- 2 $1 ,819,228.00 

Total $11,288,467.00 $5,564,286.00 $3,549,445.00 

Notes Specific to Proportional Cost Share Approach 

Note 1: After sale of the remnant portions of the 5 properties (53.8% of the total area not 
required for the real ignment of Alexandra Road), SmartCentres would be eligible for 
future reimbursement of up to the lesser of: 

a) 59% of the net proceeds from selling the remnant of the 5 properties less any of the 
proceeds used to acquire the 5 properties (as the proceeds from the sale of the 
remnant portions of the 5 properties would be used first towards any premiums 
necessary to acquire the 5 propert ies) . 

b) 53.8% ($2,014,841.00) of the Smart Centres original contribution towards the land 
purchase ($3,745,058.00). 

Note 2: Under a separate process, SmartCentres would be e ligible for up to $113,723.00 (based 
on traffic usage of59% of the total $192,750.00) as Roads DCC credits towards the 
Garden City Road/Leslie Road traffic signal at the time of issuance of a Building 
Permit. 

Note 3: Exact Smart Centres net contribution on land would be subject to the amount of 
proceeds from selling the remnant portion of the 5 properties less any of the proceeds 
used to acqui re the 5 properties (as noted in Note 1). 
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Engineering & Servicing 

I. Storm Sewer: All site storm drainage must be directed to Alexandra Road except for road run
ofT from the south half of High Street and May Drive that may be drained to Alderbridge Way_ 
The storm sewer along the Alexandra Road must be upgraded to a minimum 600mm diameter 
pipe including a new connection across Garden City Road to me existing 1200mm diameter 
storm drain. 

2. Sanitary Sewer: Sanitary analysis is required to the Odlin West sanitary pump station. 
Sanitary sewer improvements are required on Alexandra Road, May Drive and High Street. 
A 6.0 m wide Statutory Right of Way (SRW) for utility purposes is required for the proposed 
sanitary sewer within the future May Drive connecting Alexandra Road and Tomicki 
Avenue. The required SRW is located within 9451 and 947 1 Alexandra Road and is to be 
measured 6.0 m from the east property lines of these 2 properties. 

3. Water Service: A new watermain is required on Alexandra Road, High Street and May Drive 
and asbestos-cement (AC) watermain replacement is required along Garden City Road. 

4. Hydroffelephone: Pre-ducting works are required on the following proposed roads subject 
to confirmation from BC Hydro and telecom providers: 

a) proposed May Drive (from Alderbridge Way to Alexandra Road), and 

b) proposed High Street (from Alderbridge way to Alexandra Road). 

The removal of existing power poles and installation of underground pre-ducting along the 
east side of Garden City Road and along the north side of Alexandra Road will be at the 
di scretion of BC Hydro. 

5. Summary: The City has defined the scope of work description for required frontage 
improvements and site servicing for the Servicing Agreement in the Rezoning Considerations 
(see Attachment 7). All servicing infrastructure works shall be as per City requirements and 
to fi nal approval by the Director of Engineering and the Director of Transportation. 

Site Pla nning & Urban Design 

1. Pedestrian-Oriented Village Centre: The WCAP envisions a compact, urban, pedestrian 
friendly village centre for the Alexandra Neighbourhood - Area A (proposed west parcel). 
There are enhanced pedestrian environments within the development that include wider 
sidewaJks, raised pedestrian crossings, permanent and seasonal plaza areas and a moderate 
level of pedestrian enhancements. Further design development is required at the 
Development Permit stage to ensure a high quality design with an appropriate level of 
pedestrian amenities. 

2. Slreetscape Design: The proposed streetscape design responds to the various edge conditions 
surrounding the site including the 2 greenways (along Alderbridge Way and Garden City 
Road). However, further design development is required through the Development Permit 
stage to ensure effective screening of parking areas, adequate buffering of the parkade and 
loading/service areas, building fal(ade enhancements and boulevard treatments, the 
e limination of stairs in the public realm and high quality streetscape design. The High Street 
is an important urban design component of the Alexandra neighbourhood village centre 
concept that should be designed to generate and attract pedestrian activity with retail uses, 
appealing stTeetfront architectural fal(ades, variety in streetscape design and high quality 
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pedestrian amenities. While the proposed site plan allows for adequate space, careful 
attention to detailed design at a larger scale is required during the Development Pennit stage 
to ensure the WeAP vision is achieved with an appropriate level of activation for this 
important pedestrian retail street. 

3. Design Development: Further design development at the Development Permit stage is a 
requirement of the rezoning cons iderations, see Attachment 7. 

Architectural Form & Character 

Street Fronting Building Facades: The proposed building fa~ades include design variety and 
visual interest that break long retail frontages into smaller CRU's. The streetfront fayade design 
also attempts to replicate retail storefronts, along streets with rear fac ing buildings however, 
further design development is required at the Development Permit stage to ensure there is: 

• correlation between storefront far;adc design and proposed CRU floor areas; 

• appropriately scaled bui lding streetwalls with a visual appearance tall e-.r than I-storey; 

• sufficient archi tectural variety with appropriate design commonalities; 

• incorporation of high quality building materials with abundant storefront transparency; 

• a complementary mix of retail uses and an integrated stTeetscape design; 

• acceptable pedestrian activation with potential for retail uses expanding onto the boulevard; 

• adequate streetscape improvements with appropriate pedestrian comforts and amenities; 

• creation of a vibrant, attractive and pedestrian friendly retail/commercial street; and 

• a coordinated streetscape design with ample visual interest and pedestrian scaled signage. 

Existing Trees, Landscape & Open Space Design 

Existing Trees: 

1. Tree Survey & Compensation: SmartCentres has provided a tree survey and indicated that 
all site trees will be removed due to raising the s ite grade to achieve the required Flood 
Construction Level (FCL) of2.6m GSC. SrnartCentres will provide 344 replacement trees as 
part of the landscape plan and/or cash-in-lieu if the total number of replacement trees calIDot 
be located on-site. The existing site trees can be removed fo llowing the Public Hearing with 
the appropriate tree removal pennit and bonding for replacement trees on a 2 for 1 basis. 

2. SignificantIHigh Value Trees & Compensation: There are 3 significant trees and 1 high value 
tree (ie. I-80cm caliper Douglas Fir, I-I ll cm caliper Douglas Fir, 1-100cm Linden and 35cm 
Balsam Fir), which SmartCentres proposes to remove. SmartCentres proposes to plant 4 
specimen replacement coniferous trees (minimum 5 m high) and this will be addressed at the 
Development Pennit stage. 

Landscape & Open Space Design: 

1. Alexandra Way Pedestrian Corridor: This important neighbourhood pedestrian corridor is 
proposed to extend along the both sides (east and west boulevards) of the High Street north 
block with a cOimection between the east and west development parcels at the both ends of 
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the High Street north block. This pedestrian corridor continues through the west 
development parcel, eventually connecting with the northeast comer of the Garden City Road 
and Alderbridge Way intersection. The proposed design allows for a minimum 3.5m wide 
pedestrian walkway including the following features, decorative paving, lighting, banners, 
hanging baskets, street furniture, way finding signage, weather-protection, -tree, shrub and 
floral plantings, seasonal displays and public art. 

Further design development is required during the Servicing Agreement and Development 
Pennit stages to ensure a high quality design with a full range of pedestrian amenities and 
comforts. A SRW will be required over this area to ensure public pedestrian access and 
maintenance of thi s pedestrian corridor will be the responsibility of the SmartCentres. 

2. Boulevard Design: Both Alderbridge Way and Garden City Road are designated greenways 
with boulevard planting strips, minimum 2 rows of street trees and off-street bike lanes. The 
design proposes a shared pedestrian/bike path along Alderbridge Way and a separated 
pedestrian sidewalk and bike lane along Garden City Road. The proposed landscape design 
behind the sidewalk (within the building setback) includes a zone of tree and shrub planting 
that varies in width along the fronting roads in order to enhance the rear building facades. 
Along Alexandra Road, the Building A (west parcel) loading area would he screened by a 
minimum 2m wide landscape strip between the sidewalk and the screen wall while the 
Walmart loading area (east parcel) would be screened by a minimum 4.0 I.n wide landscape 
strip between the sidewalk and the screen wall including an overhead trellis for additional 
screening from above. The proposed High Street design features wider sidewalks (min. 
4.5m wide) for cafes and retail activities to expand onto the boulevard, with street trees and 
median plantings to add variety and seasonal interest to the streetscape design. May Drive is 
proposed as a standard City street with typical sidewalk and boulevard plantings. More 
design development of these street frontages is required through the Servicing Agreement 
and Development Pennit stages to ensure high quality streetscapes. 

3. Raised Landscape Deck: The design proposal includes an elevated landscape deck at the 
northeast corner of the site to screen open parking areas and add usable green space. The 
grade transition from Alexandra Road onto the landscape deck has been reduced to a 
maximum slope of 3: I. The proposed deck design incorporates multiple pedestrian entry 
points including a stair connection to the parking area below. The proposed design character 
is infonnal and predominately green incorporating passive recreation opportunities with 
numerous seating areas adjacent to the pathway system. The pathway system includes 
minimum 2.0 m w ide sidewalks and pedestrian scale lighting for safety. The proposed 
planting includes abundant tree and evergreen shrub planting complete with an automatic 
irrigation system. Further design development will be necessary to ensure a high quality 
design and appropriate crime prevention measures are incorporated and maintenance of this 
SRW area wi ll be the responsibility of the developer/owner. 

Alexandra District Energy Utility (ADEU), Sustainability & Environmental Design 

I. Alexandra District Energy Utility (ADEU): SmartCentres has agreed that 63% to 69% of the 
proposed floor area or approximately 70% of the total annual heating and cooling energy 
demand will be serviced by the ADEU but this is subject to Council approval of amendments 
to the ADEU bylaw to allow less than 70% participation. Furthennore, obligations to 
connect to the ADEU will be subject to Counci l's future approval of capital funding for the 
expansion of ADEU infrastructure necessary to service the development. The participation 
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of this development proposal in the ADEU will be limited to the large format tenants 
(Build ings A and the East Anchor Building - Walmart Store). More detailed energy 
modelling will be required to establish the extent of the energy demand represented by those 
tenants. Smart Centres will be required to coordinate with Engineering staff to dctcnnine this 
demand as part of the Servicing Agreement process. 

2. Other Sustainability & Environmental Design: SmartCentres has agreed to provide the 
following environmental and sustainabi lity features: 

• LEED Silver equivalency for the project; 

• Compact development with the majority of parking in 3 structured parking areas; 

• Improved on-site pedestrian circulation; 

• Water efficient plumbing fixtures and drought tolerant planting; 

• Reduced storm water discharge through permeable paving, rooftop detention, bio-swales 
and oil-water separators; and 

• Reduced energy consumption and light pollution and efficiencies due to the bui lding 
envelope and HV AC systems plus high-efficiency night-sky friendly lighting. 

Public Art & Crime Prevention Through Environmental Design (CPTEO) 

I. Public Art: Smart Centres will either provide public art on-site along the Alexandra Way 
pedestrian corridor in accordance with the Ciry's Public Art Policy or provide cash-in-lieu to 
the City Public Art fund, which is currently estimated to be approximately $155,077.00 
(387,692 ft' x $0.40/ft'). 

2. CPTED : The inside of the parkade (walls, columns and ceilings) will be painted with 
reflective white paint with lighting levels as required by the BC Building Code. The open 
parking areas will be well lit with fixtures providing good colour rendition. A complete and 
comprehensive li st of CPT ED enhancements will be provided during the Development 
Permit stage. 

Refuse & Recycling 

Refuse/recycling faci lities will be provided in each garbage room, including grease bins for 
restaurants, if appropriate. Garbage rooms will be provided with 2 large containers (for garbage 
and cardboard) and separate carts for food scraps, paper, glass and plastics (4 carts in total). Plans 
will be provided at the Development Pennit stage with the layout and location of all facilities. 

Richmond Advisory Design Panel (ADP) 

This rezoning application was presented to the ADP on December 81h
, 201 1. See Attachment 10 

for ADP comments followed by SmartCentres responses in boltl italics. The ADP expressed 
concerns regarding the [ann and character of the SmartCentres proposal , whkh are summarized 
in the following statements: 

• Project would benefit from increased density to reflect a more urban ' Village' character; 

• More sto refronts and retail development that front onto the surrounding perimeter roads; 
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• Improved architectural retail streetfront design to create an improved 'Gateway' experience; 

• More intense urban design required to create a more sophisticated urban character; 

• A stronger architectural expression is required to balance the s ize and scale of Walrnart store; 

• High Street requires more vertical definition and should be the retail heart of the project; 

• A hierarchy of linked outdoor rooms is requi red along the Alexandra Way pedestrian corridor; 

• Pedestrian improvements are needed at entries and crossings plus continuous rain protection; 

• The elevated landscape deck should expand the variety of uses and improve linkage to the site; 

• More attention to CPTED issues is required wlder the elevated landscape deck; and 

• Inadequate screen ing of the loading areas. 

Financial Impact or Economic Impact 

The proportional share approach is recommended, as SmartCentres was \ll1able to acquire the 
properties required for the Alexandra/Leslie connector road and by default, this is the only 
available option. It also distributes the road realignment costs proportionately to the properties 
within the catchment area that will ultimately benefit from the COIUlector road assuming that 10 
years is a reasonable timeframe to complete the land assembly process and construct the 
connector road. However, the proportional share approach requires the City to accept some 
uncertainty (see Transportation & Traffic Section above) associated with the AlexandralLeslie 
connector road that increase with time. If the AlexandralLes lie connector road is not completed 
wi thin 10 years the City may be confronted with the following decisions: 

• Extend the ti me frame for completing the connector road accepting that some escalation costs 
may accrue to the City with the possible need to find a supplemental flUlding source; or 

• Accelerate the time frame for complcting the connector road through land expropriation; or 

• Potentially encounter a gradually decreasing level of service and increasing traffic congestion 
in the immediate area resulting in the need for the City to seek other alternative traffic 
improvement measures. 

SmartCentres must contribute $5,564,286.00 for the future Alexandra/Leslie Connector Road, 
$3,745,058.00 as a cash contribution for land and $ 1,8 19,228.00 as a letter of credit for 
construction of the road , prior to final adoption of the rezoning. The proportionate contribution 
(59%) by SmartCentres for the AlexandralLeslie connector road is based on asswnptions 
concerning future acquisiti on and construction costs; therefore there are some risks that the City 
is assuming. The remaining 41 % of the connector road total costs would be funded by other 
owners/developers within the defined catchment area. 
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Conclusion 

Contingent on the acceptability of a proportional cost share approach and the risks to the City as 
described above, staff recommend support for the proposed shopping centre development by 
Smart Centres referred to as Central at Garden City and furthermore that this rezoning application 
proceed to Public Hearing. 

/ 

Brian Guzzi, MCIP, MCSLA 
Senior Planner - Urban Design 
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City of Richmond 
6911 No.3 Road 
Richmond, Be V6Y 2el 
www.richmond.ca 
604·276·4000 

Development Application 
Data Sheet 

RZ 10-528877 Attachment 3 

4660, 4680, 4700, 4720, 4740 Garden City Road and 
9040, 9060, 9080, 9180, 9200,9260, 9280,9320, 9340, 9360, 9400, 9420, 9440, 9480, 

Addresses: 9500 Alexandra Road 

Appl icant: First Richmond North Shopping Centres Ltd. 

Planning Areals): West Cambie Area - Alexandra Neighbourhood 

Existing Proposed Variance 

Owner: First Richmond North Shopping Centres Ltd. -

Site Size (m2): 67,891 m 2 (16.8 ac.) 58,631 m 2 (14.5 ac.) -
Land Dedications: 

High Street: N/A 3,363 rn2 (36 ,200 ftZ) 

May Drive: N/A 3,125 m2 (33,637 ftZ) -
Alderbridge Way: N/A 2,144 m' (23 ,076 ft') 

Area J: N/A 654 m' (7,039 ft') 

l and Uses: Vacant Mixed Use: Retail/Commercial -

OCP DeSignation: Commercial Commercial -

Area Plan 
Mixed Use: Retail/Commercial Mixed Use: Retail/Commercial 

Designation: 
-

Zoning: Single Detached (RS1/F) 
Neighbourhood Commercial (ZC32) 

- West Cambie Area 

Gross Floor Area: none 36,018 m' (387,692 ft') -

Leasable Floor Area : none 34,575 m' (372,162 ft') . 

Other Designations: Partial ESA Designation Elimination of ESA Designation OCP 
amendment 

Area A - Min. 1.25 to Max. 2.0 FAR Area A - 0.62 FAR OCP 
amendment 

Floor Area Ratio: 
Area B - Max. 1.0 FAR Area 8 - 0.61 FAR none 

Building Lot 0% Area A - 54.8% none 

Coverage (Max. 55%) 
0% Area 8 - 53.2% (with deck) none 

Table continued on next page 
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I 

On Future Subdivided Lots 
Proposed Variance 

Bylaw Requirement 

West Parcel - 29,362 m2 (316,049 ff) 
Lot Size 

2 ha (4.94 ac.) 
or 7.26 ac. 

(min. dimensions): East Parcel - 29,243 m1. (314,769 ff) none 

or 7.22 ac. 

Road Setbacks -
Alderbridge Way: Min. 2.0 m Min. 2.0 m 
Garden City Road: Min. 3.0 m Min. 3.0 m 
Alexandra Road: Min. 1.0 m Min. 1.0 m none 

High Street Min. 3.0 m Min. 3.6 m 
May Drive: Min. 5.0 m Min. 5.0 m 

Area A - Max. 20 m Area A -17.81 m 
Height (m): none 

Area B - Max. 20 m Area B - 16.23 m 

Off-street Parking: 3 stall per 100 m2 (R), 
840 (R) , 

Regular (R), Max. 50% (S) allowed, 
288 (S) , 

Small (5), Min. 2% (A) requ ired , 
25 (A) 

none 

Accessible (A) : Required Total = 1,382 
Total = 1,153 With TOM Package = 1,153 

Parking Rate 
3 5tall5/100m2 (first 350 m2) 3.33 stalls/100m2 none 4.0 stal!s/100m2 (remainder) 

loading Spaces: 
5 large (WB-17) spaces & 8 large (WB-17) spaces & 

none 7 medium (SU9) spaces 6 temporary small (5 .5 m x 2.65 m) 

Bicycle Parking: 
Class 1 - 94 Class 1-119 

Class 1 (Long Term), 
Class 2 -138 Class 2 - 172 none 

Class 2 (Short Term) 

Other: Tree replacement compensation required for loss of 172 existing/former site trees (on 2 for 1 
basis at $500.00 per tree) plus 3 existing significant trees and 1 existing high value tree (on a 1 for 1 
basis at $5,000.00 per tree). 
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Attachment 6A: Alexandra Neighbourhood Land Use Map (existing) 

of Richmond 

Alexandra 

An!a 01 No Hoo.Ising 
W lilt - Affected by A«ratI NoIse 

~ Buslness/Ofllcl-orru 
~ overre\a~FARupl .25 

~ Convenience Comm.~lll 

Residential Area 1 
~ 1.M base FAR (Mil(. 1.70 FAR 
~ wIIh densHy bonusilg lor affordable 

h0051011). Townhou .. , low-rise Aptl. 
(4-sIGfey typical), 

Resldentlal Area lA 
~ 1.50 bu, FAR (Max. 1.7SFAR 
~ wIIh density bonulhg lor lIffordable 

housing). Townhou .. ,1ovMise 
Apts. (&,siarey 1'I\&U'n~). 

R •• ldentlal Are.l 
rrmm 0.55 basi FAR (Max. 0.75 FAR v.1th density 
rLLLLLLJ bonusinll for Il'I'ORIable hoolhg). 2 & 3-starey 

TCY<T1I\OUSfS. 

Mixed Use: Hotel, offlc. and streetlronl retail 
ff::': ;':'~l commercial. Area A: Min. 1.25 FAR up to 2.0. 

.. :,.,.",. Arua 8: Large and ameli 1100, plate up tQ 
1.0 FAR. 

Mlud UII: 
~ • abutting the H~h Street, medium density 
~ resldentlf,l over retaU; • 

• not abittllrlg !he High Street, medb'n density 
l'DSIdentlaJ. 

1.25 ball FAR. BulkIng heights low tomlcklse. 
(Max. 1.50 FAR wtIh dan$lty bonusing lot 
atrordable housing). 

~ CommunIty InstltutiOflal 

~ Patlt;NortIl , 
~ PIrt, South Part Way 

~ Alexatldra Way (Public Rights 
~ 01 Paull,"", Right-of-way) 

_ Proposed Roadways 

* .-, • • 
'. .... " 
o 

High Streel 

Futu.,. loIersection.& 
del.aila 10 be developed 

Future Landmarka kI 
~aIJon wUI Traftic 
CMnhg Measuretl 

Also refer to Section 8.4.5 - Alexandra District Energy Unit regarding district energy density bonusing policies. 

Original Adoplion: September 12, 1988 1 Plan Adoption: July 24, 2006 
318&793 

West Cambi e Area Plan 50 
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Attachment 68: Alexandra Neighbourhood Land Use Map (proposed) 

City of Richmond 

- - a Are. 01 No Housing 
AlIe~ by ,Ajl'Q'aft Noise 

~ BuslnnslOtflce. offICe 
~ over reid FAR up 1.25 

~ Convenience Commerelal 

~ R .. ld.nU" , A, .. 1 
~ 1.50 basI FAR (Max. 1.70 FAR 

with density banuslng lor 
lIrordabie housing). Townhoo$8, 
low-rise Apts. (4-storey typical) 

11m Ruld a nllal Are a lA 
1.50 base FAR (Max. US FAR 
with den,lty banuling lor 
affordable housing). Townhouse, 
LOYHiM Apt •• (6-I IOfey mwdmum). 

~ Community Insiliullona l 

Schedule A attached to and forming part of 8ylaw 8865 

Res idential AlII 2 
0.65 base fAR (Max. 0.7S FAR 
with density bonu~ for 
alfordable IIouUig). 2 & 3-slorey 
Townhouses. 

Mixed Us.: Hotel, office and 
streeltront retaD commertllol. 
Aria A: Min. 0.60 FAR up to 2.0 
Area 9 : Largo and StniI.1Ioor 
plate up to 1.0 FAR 

Mind Use: 
• abutting the High Sireet, medium 

~ 
~ 

-
* density resldenllal ~r reUlII: .. .. '" 

• nolabutting the High Street, medium : ,1 
density residentlal. .. .. 

1.25 ban FAR. Bu~dlng heights low 0 
to mid-rise. (Max. 1.50 FAR with 
density boouslng fOf affordable hauling). 

Park: North Par\( Way, Central 
Park, South Parte Way 

Alexandra Way (Public Rights of 
Passage Right-of-way) 

PropoSll!d Roadways 

High Street 

New Traffic Signals 

Featuralntersectlon& • 
details to be developed 

Feature Landmarks ill 
I t with Traffic 
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Attachment 7 

Rezoning Considerations 

4660,4680, 4700, 4720,4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 9260, 
9280,9320,9340, 9360, 9400, 9420, 9440, 9480, 9500 Alexandra Road 

RZ 10-528877 

Prior to issuance of a tree cutting permit after Public Hearing, the developer is required to 
complete the following: 

Provision of a letter of credit acceptable to the City in the amount of $192,000.00 (i.e., 344 
replacement tree x $500.00 each plus 3 significant trees and 1 high value tree x $5,000.00 each) as 
security for replacement trees. 

Prior to final adoption of Zoning Amendment Bylaw 8864, the developer is required to complete 
the followin g: 

I. Final Adoption ofOCP Amendment Bylaws 8865 and 8973. 

2. Required RoadlUtility Dedications: 

a) Alderbridge Way: Road dedication required to accommodate the frontage improvements 
noted in Servicing Agreement Items 16 below to the back of the 303m wide shared 
pedestrian/cyclist path on the north side of the road. Exact dedication to be detennined 
through a road functional design drawing to be prepared by SmartCentres and to the 
satisfaction of the Director of Transportation and the Director of Engineering. 

b) Garden City Road: Road dedication required to accommodate the frontage improvements 
noted in Servicing Agreement Items 16 below to the back of the 2.0 wide sidewalk on the east 
side of the road. Exact dedication to be determined through a road functional design drawing 
to be prepared by SmartCentres and to the satisfaction of the Director of Transportation and 
the Director of Engineering. 

c) May Drive: A minimum 20m wide road dedication required between Alderbridge Way and 
Alexandra Road to accommodate the frontage improvements noted in Servicing Agreement 
Items 16 be low and to the satisfaction of the Director of Transportation and the Director of 
Engineering. 

d) High Street: A minimum 22.7m wide road dedication required between Alderbridge Way and 
Alexandra Road to accommodate the frontage improvements noted in Servicing Agreement 
Items 16 below and to the satisfaction of the Director of Transportation and the Director of 
Engineering. 

e) Provision of minimum 4m x 4m comer cuts (as dedication) required at all intersections where 
pub lic roads intersect and approved by the Director of Transportation and the Director of 
Engineering except in locations where the proposed road geometry requires additional land 
dedication to ensure that the travel portion of the road and the adjacent sidewalks are within 
the road right of way to the sati sfaction of the Director of Development and the Director of 
Transportation. The comer cuts to be measured from the "new" property lines. 
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f) Provision of a minimum 6.0 m wide utility SRW is required for the proposed sanitary sewer at 
future May Drive between Alexandra Road and Tomicki Avenue. The required SROW is to be 
located either within 9451 and 9471 Alexandra Road and measured 6.0 m from the east 
property lines of these 2 properties or located on 9491 Alexandra Road and measured 6.0 m 
from the west property line. 

g) Final determination of the exact road dedications and construction requirements are subject to 
minor revisions as determined by the functional road design and to the satisfaction of the 
Director of Transportation and Director of Development. 

3. Required land transfers: 
a) Area 1: approximately 654 m l ofland on the east side of the realigned May Drive extension, 

located at the northeast corner of the development site (to be con tinned by legal survey) is to 
be transferred to the City as a fee simple lot as "Park" overlapped with Environmentally 
Sensitive Area (ESA) designation at nominal cost (i.e., $10.00) and to the satisfaction of the 
Manager of Real Estate Services and the Director of Development. A separate purchase and 
sale agreement will be required for this land transfer, see Site Plan dated November 13, 2012. 

b) Final determination of the exact land transfer area is subject to minor revisions as determined 
by the functional road design, to be confirmed by survey plans and to the satisfaction of the 
Director of Transportation and Director of Development. 

4. Required Statutory Rights of Way (SRW's) : 

a) Granting ofa variable width Statutory Right of Way (SRW) for sidewalk purposes that 
connects the northeast corner of the Alexandra RoadIHigh Street intersection with the northeast 
comer of the Alexandra Way/Garden City Road intersection through the west development 
parcel for the purposes of establishing a public pedestrian walkway referred to as the 
'Alexandra Way' pedestrian corridor in the WCAP. This SRW should include the following: 
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1. A minimum 3.5 m wide sidewalk, within the building setback between the property line 
and the proposed building fayades on both sides of the High Street within the north block, 

11. A minimum 3.5 m wide sidewalk, within the west development parcel along the north side 
of the northerly east-west drive aisle including all necessary and associated pedestrian 
crossings that traverse parking lot drive aisles; 

111. A pedestrian plaza within the west development parcel at the west end of the northerly 
east-west drive aisle as shown on the Site Plan dated November 13, 2012 including all 
necessary and associated pedestrian crossings that traverse parking lot drive aisles ; 

lV. A minimum 3.5 m wide sidewalk on the east side of the westerly north-south drive aisle 
including all necessary and associated pedestrian crossings that traverse parking lot drive 
aisles within the west development parcel; 

v. A minimum 3.5 m wide diagonal sidewalk connecting the west development parcel with the 
Alderbridge Way/Garden City Road intersection including the corner pedestrian plaza; and 

Vi. A reference plan is required with the appropriate area shaded to identify this proposed SRW 
to be confinned by survey plan and a legal plan for registration in the land title office. 

The design of Alexandra Way public pedestrian corridor requires further design development 
through the Development Permit process. This pedestrian corridor shall include decorative 
pedestrian and vehicle paving, decorative street lighting and banners, high quality retail 
signage, street furniture and continuous weather protection, street trees, shrub planting, 
decorative accent floral planting, high-quality public open spaces along the corridor and 
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periodic focal elements such as public art, special effect night lighting, outdoor cafes/eating 
areas and/or other attractors and generator of pedestrian traffic and all to the satisfaction of the 
Director of Development. The construction and maintenance of including liability for the 
Alexandra Way public pedestrian corridor shall be the responsibility of SmartCentres. 

b) Granting of an approximately 52.88 m wide (ie.length varies from approximately 68.19 In to 
78.99 m) Statutory Right of Way (SRW) along Alexandra Road and the northeast comer of the 
proposed east development parcel (including Area E) for the purposes of establishing a 
passive recreation, public open space located on an elevated deck (ie. a,hove vehicle parking) 
including the transition areas to the fronting streets (Alexandra Road and May Drive). A 
reference plan is required with the appropriate area shaded to identify this proposed SR W to 
be confirmed by volumetric survey plan and a legal plan to the satisfaction of the Director of 
Development prior to registration in the land title office. The design of this elevated landscape 
deck and transition areas requires further design development through the Development 
Permit process but is intended to be an important feature of the site design including barrier 
free pedestrian access, multiple entry points including a stair connection to the surface parking 
lot below, decorative pedestrian paving, lighting, street furniture, numerous seating 
opportunities with abundant trees, shrub, groundcover and sodded grass planting, an all to the 
satisfaction of the Director of Development. The construction and maintenance of including 
liability for the elevated landscape deck and transition areas shall be the responsibility of 
SmartCentres. 

c) Final determination of the exact PROP-SRW's and construction requirements are subject to 
minor revisions as determined by the functional road design and to the satisfaction of the 
Director of Transportation, Director of Engineering and Director of Development. 

5. Consolidation of the following 20 lots in order to create two (2) development parcels (east and 
west) plus Area J (i.e., the existing dwellings have already been demolished). See the table below. 

Address Pia Legal Address Zoning Owner 

4660 Garden Ci ty Road 003-491·986 
Lot 53 Section 34 Bloc)( 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 41957 (RS11F) Shopping Centres Ltd. 

4680 Garden City Road 003-522-725 
lot 1 Section 34 Blocl\ 5 North Range 6 West New Single DGtached First Richmond North 

Westminster District Plan 15498 (RS11F) Sf,epping Centres Ltd. 

4700 Garderl City Road 001·985-281 
lot 2 Section 34 Blocl\ 5 North Range 6 West New Single Delacl1ed First Richmond North 

Westminster District Plan 15498 (RSflF) Shopping Centres ltd. 

4720 Garden City Road 003-640-D43 
lot 3 Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 15498 (RS1JF) Shopping Centres Ltd. 

lot 4 Except: Firstly, Parcel A (Bylaw Plan 73626), 

4740 Garden City Road 008·141·525 
Secondly, Part on Plan LMP41468 Section 34 Blocl\ Sirlgle Detached First RJdlmond North 

5 North Range 6 West New Westminster District (RS11F) Shopping Centres ltd. 
Plan 15498 

9040 Alexandra Road 003·514-889 
lot 54 Section 34 Block 5 North Range 6 West New Single Detached First Rfchmond North 

Westminster District Plan 41957 (RS11F) Shopping Centres Ltd. 

9060 Alexandra Road 007-133·138 
lot 37 Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 34867 IRStlF) Shopping Centres Ltd. 

9080 Alexandra Road 004-192·141 
lot 38 Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 34867 (RS11F) Shopping Centres ltd. 
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North 249.3 Feet Lot 3 Except: Parcel 'A' (Explanatory 
Single Detached First Richmood North 9180Alexandra Road 012-032-476 Ian 8738), Block 'C' Section 34 Block 5 North Range 6 (RSi/F) S110pping Centres ltd. 

West New Westminster District Plan 1224 

Parcel 'A' (Explanatort Plan 8738), Lot 3 Block 'C' 
Single Detached First Rid1mond North 9200 Alexandra Road 003-498-433 Sectioo 34 Block 5 North Range 6 West New 

IRS1/F) Shopping Centres Ltd. 
Westminster District Plan 1224 

Parcel 'One' (ExplanatOfY Plan 9711 ) Lots 3 and 4 
Single Detached First Ridlmond North 9260 Alexandra Road 012-032-522 Block ·c· Section 34 Block 5 North Range 6 West New 

IRS1iF) Shopping Centres Ltd. 
Westminster District Plan 1224 

9280 Alexandra Road 012-032-557 West Half Lot 5 Block 'C' Sectioo 34 Block 5 North Single Detached First Richmond North 
Range 6 West New Westminster District Plan 1224 (RS11F) Shopping Centres Ltd. 

932O Alexandra Road 004-079-124 East Half Lot 5 Block 'C' Section 34 Block 5 North Single Detacl1ed First Richmond North 
Range 6 West New Westminster District Plan 1224 (RS1IF) Shopping Centres Ltd. 

9340 Alexandra Road 000-868-655 
Lot 'B' Secti0fl34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 11945 (RS11F) Shopping Centres Ltd. 

9360 Alexandra Road 000-556-939 
Lot A Section 34 Block 5 North Range 6 West New Single Detached First Richmond North 

Westminster District Plan 11945 (RS1iF) Shopping Centres Ltd. 

9400 Alexandra Road 012-032-573 
West Half Lot 7 Block 'C' Section 34 Block 5 North Single Detached First Richmood North 
Range 6 West New Westminster District Plan 1224 (RSHF) Shopping Centres Ltd. 

9420 Alexandra Road 004-204-662 
East Half Lot 7 Block 'C' Section 34 Block 5 North Single D-'!tached First Richmor.d North 
Range 6 West New Westminster District Plan 1224 (RS11F) Shopping Centres Ltd. 

9440 Alexandra Road 012-032-581 
West Half Lot 8 Block 'C' Section 34 Block 5 North Single Detached First Richmond North 
Range 6 West New Westminster District Plan 1224 (RS1IF) Shopping Centres Ltd. 

9480 Alexandra Road 001-084-372 
East Half Lot 8 Block 'C' Section 34 Block 5 North Single Detached First Ricl1mond North 
Range 6 West New Westminster District Plan 1224 IRS11F) Shopping Centres Ltd. 

9500 Alexandra Road 008-130-990 
West Half Lot 9 Block 'C' Section 34 Block 5 NorIh Single Detached First Richmond North 
Range 6 West New Westminster District Plan 1224 IRS11F) Shopping Centres Ltd. 

6. Registration of an aircraft noise indemnity covenant for non-sensitive uses on title. 

7. Registration of a flood plain covenant on title identifying a minimum habitable elevation of 2.6 m 
GSc. The proposed development is designed to 2.6m GSC with the exception of the proposed 
Walmart loading dock/service area, main lobby including the proposed clinic area and Buildings M 
and N along Alderbridge Way. SmartCentres will be required to submit a survey of Alderbridge 
Way (May Drive to High Street). set these finished floor elevations as high as possible and provide 
a supportable rational, which are all subject to the satisfaction of the Manager of Buildings and the 
Director of Engineering. 

8. Registration ofa legal agreement on title ensuring that the only means ofvehicJe access is to 
Alexandra Road, the proposed High Street and the proposed extension of May Drive and that there 
be no access to Alderbridge Way or Garden City Road and to the satisfaction of the Director of 
Development. 

9. SmartCentres has voluntarily agreed to incorporate on-site public art installation(s) along the 
Alexandra Way public pedestrian corridor in accordance with the City's Public Art Policy with an 
approximate value of $155,077.00 (387,692 ftl x $0040l ft 2

) and to the satisfaction of the Director of 
Development. A letter of credit in the amount of $155,077.00 (387,692 It' x $0.40/ft') is a 
requirement as security for public art to be installed on-site. If SmartCentres elects not to install 
on-site public art, then SmartCentres must agree to voluntarily contribute $0040 per buildable 
square foot or $155,077.00 (387,692 ft' x $OAO/ft') to the City's public art fund. 
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10. City acceptance of Smart Centres offer to voluntarily contribute $0.60 per buildable square foot for 
City Beautification or $232,615 .00 (ie. 387,692 11' x $0.60/11') as part of the City' s West Cambie 
Area - Alexandra Interim Amenity Charges. A reduction to this contribution for the design and 
construction costs related to the Alexandra Way pedestrian corridor if any, is to be determined by 
the Director of Development. 

11. City acceptance of Smart Centres offer to voluntarily contribute $0.07 per buildable square foot for 
Community and Engineering Planning or $27,138 .44 (ie. 387,692 ft2 x $O.07/fit) as part of the 
City's West Cambie - Alexandra Interim Amenity Charges. 

12. City acceptance of Smart Centres offer to voluntarily contribute $90,000.00 for 3 bus shelters 
($25,000 each for the bus shelter plus $5,000 for the bus landing pad) at each of the following 
locations, if SmartCentres does not upgrade these bus stop locations and to the satisfaction of the 
Director of Transportation: . 

a) north of Alexandra Road on the west side of Garden City Road, 

b) south of Alderbridge Way on the west side of Garden City Road, and 

c) south ofOdlin Road on the west side of Garden City Road or along Alderbridge Way if 
TransLink and Coast Mountain Bus Company agree to the necessary bus route revisions. 

13. Registration of a legal agreement(s) regarding SmartCentres commitment to connect to the 
Alexandra District Energy Utility (ADEU), including the operation of and use of the ADEU and all 
associated obligations and agreement as determined by the Director of Engineering. SmartCentres 
has committed that between 63-69% of.the proposed floor area or approximately 70% of the total 
annual heating and cooling energy demand will be serviced by the ADEU but this is subject to 
Council approval of amendments to the ADEU bylaw to allow less than 70% participation. 
However, participation in the ADEU will be limited to the large format tenants (Buildings A and 
the East Anchor Building - Walmart Store). More detailed energy modeling will be required to 
establish the extent of the energy demand represented by those tenants. SmartCentres will 
coordinate with Engineering staff to determine this demand as part of the Servicing Agreement 
process. 

14. Ultimate Alexandra/Leslie Connector Road: The SmartCentres is required to make contributions 
totalling $5,564,286.00 including (ie. $3,745,058.00 as a cash contribution for land, which will 
allow the City to begin the land acquisition process and $1 ,819,228 .00 as a letter of credit for 
construction of the road) all prior to final adoption of the rezoning. After the sale of the remnant 
portions of the 5 properties (53.8% of the total area not required for the realignment of Alexandra 
Road), SmartCentres would be eligible for future reimbursement of, up to the lesser of: 

a) 59% of the net proceeds from selling the remnant oflhe 5 properties less any' of the proceeds 
used to acquire the 5 properties (as the proceeds from the sale of the remnant portions of the 5 
properties would be used first towards any premiums necessary to acquire the 5 properties) ; or 

b) 53 .8% ($2,0 14,841 .00) of the SmartCentres original contribution towards the land purchase 
($3 ,745,058.00); and 

c) A legal agreement for a term not exceeding 99 years to formalize the reimbursement process, 
once the Alexandra/Leslie connector road has been constructed is subject to the Council 
approval and Elector ApprovaUAlternative Approval Process requirements. 
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d) AlexandraILeslie Connector Road - Reimbursement Process: Contributors to the assembly of 
lands required for the AlexandraILeslie connector road would be reimbursed with residual 
funds from the disposal of residual lands, after the completion of the connector road and 
following payment to the City of any and all costs associated with the lands assembly and 
disposal process on a priority basis related to their respective proportional share contribution, 
assuming the following definitions : 
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1. AlexandraILeslie C01U1cctor road: The proposed realignment of Alexandra Road east of 
Garden City Road as generally indicated on the Alexandra Neighbourhood Land Use Map 
within the West Cambie Area in order to intersect with Leslie Road on the west side of 
Garden City Road including all land and construction costs. 

11. Catcluncnt Area: Properties within a defined area in the West Cambie Area that are 
projected to generate traffic volume/use along the proposed AlexandralLeslie connector 
road realignment. See Attachment 4 - Alexandra/Leslie Connector Road - Proportional 
Cost Share for SmartCentres 

111. Contributors: Owners/developers of property in the West Cambie Area within the defined 
catchment area, not exempt from contributing to the total cost (land and construction) of the 
Alexandra/Leslie connector road. If new and separate development applications for a 
different design are received for any currently exempt properties with in-stream 
applications, then these properties would then become liable to contributions for the 
Alexandra/Leslie connector road. The City remains totally exempt from contributing to the 
AlexandralLeslie connector road. 

IV. Net Present Value: = current land value escalated at 5.73% over 10 years then discounted 
back to the present value at 2.6%. Using the land appraisal agreed on by SmartCentres and 
the City for the 5 subject properties, the net present value is used to determine the total 
value of the land component required for the road realignment. 

v. Priority Basis: Repayment ofresidual funds to catchment area contributors based on a ' f1rst 
contributed, first reimbursed ' approach based on the proportional share contribution from the 
contributor following the reimbursement of the City for all cost associated with land 
assembly and disposal process for the Alexandra/Leslie connector road including but not 
limited to legal fees, mortgage fees, land title fees, moving costs, property transfer fees, 
motivational factors (as an incentive to sell, if necessary), disturbance factors, demolition 
costs, hazardous material handling and disposal costs, maintenance costs, survey cost and 
any other costs associated with the purchase, assembly, establislunent of the road right of 
way and disposal of the surplus lands. 

VI. Proportional Share Basis: The determination of costs associated with the realigrunent of the 
Alexandra/Leslie connector road (land and construction) based on the projected traffic 
volume/use resulting from the development of properties within the defined catchment area 
that are not exempt from contributing. For example, SmartCentres proportional share 
contribution has been determined to be 59% or $5,564,286.00 for both land ($3,745,058.00) 
and construction costs ($1,819,228 .00). Future land use designations from the current Area 
Plan have been used to estimate traffic generation however, if land uses within the 
catchment area are adjusted in the future, then traffic generation estimates will be adjusted 
accordingly, which in turn will shift the proportional share contributions for the 
remaining properties that are required to contribute the outstanding costs at such time. 
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With the proposed SmartCentres proposal, 41 % of the total AlexandraILeslie connector 
road cost would be outstanding. 

VB. Residual Funds: Remaining funds if any, from the sale of residual lands, net of all land 
assembly and disposal costs that accrue to the City. 

VIII. Residual Lands: Approximately 53 .8% of the 5 lots (i.e., 4560/4562 and 4580 Garden City 
Road plus 9071, 9091 and 9111 Alexandra Road) not required for the realignment of the 
Alexandra/Leslie connector road. Residual lands exclude any City land ultimately 
abandoned including roads or lanes such as the eastern portion of the existing Alexandra 
Road alignment intersecting with Garden City Road and the existing perpendicular lane. It 
is currently estimated that approximately 46.2% of the above 5 lots are required for the road 
realignment, would leave approximately 53 .8% of these 5 lots as residual land. 

15. The submission and processing of a Development Permit* completed to a level deemed acceptable 
by the Director of Development. 

16. Enter into a Servicing Agreement* for the design and construction of road improvements and site 
servicing. Works include, but may not be limited to the following: 

A. Transportation & Traffic Requirements 
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1. Applicant responsible for the design and construction of the following frontage 
improvements and transition between those improvements and the existing condition 
outside the development site frontage (at a minimum 30:1 taper rate for Alderbridge Way 
and Garden City Road, and a minimum 20: 1 taper rate for all internal roads) to the 
satisfaction of the City. Please refer to hem 2 for additional frontage improvements at 
intersections. Note that whi le Servicing Agreement Items A I and A2 provide a general 
description of the minimum frontage work requirements, the exact details and scope of the 
frontage works to be completed by SmartCentres would be confirmed via a functional road 
design to be prepared by SmartCentres and to the satisfaction of the Director of 
Development, the Director of Transportation and the Director of Engineering. 

a) Alderbridge Way, from Garden City Road to May Drive (from south to north): 
• enhance existing medians with decorative/gateway treatments, including but not 

limited to banners, landscaping, trees, hard landscaping, street lighting, etc.; 
• maintain two existing westbound traffic lanes; 
• maintain existing curb/gutter on the north side; 
• 1.5 m wide treed boulevard; and 
• 3.3 rn wide shared pedestrian/cyclist path. 

b) Garden City Road, from Alderbridge Way to Alexandra Road (from west to east): 
• enhance existing medians with decorative/gateway treatments, including but not 

limited to banners, landscaping, trees, hard landscaping, street lighting, etc. ; 
• maintain two existing northbound traffic lanes; 
• shift the existing northbound bicycle lane allowance onto the east boulevard; 
• 0.15 m wide curb/gutter; 
• 1.85 m wide treed boulevard; 
• 2.0 m wide bike lane; 
• 1.77 m wide grass buffer strip to separate sidewalk and bike lane; 
• 2.0 m wide sidewalk at property line; and 
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• minimum 3.0 m wide building setback from property line (west to east) sloped and 
landscaped with dense plant material to the proposed building wall with perpendicular 
walkway cOlmections to the public sidewalk including stairs' or ramps from the 
required emergency exit doors along the back of the building as required by code; and 

c) Alexandra Road, from Garden City Road to eastern limit of the development site (from 
south to north) ; 
• 2.0 III wide sidewalk; 
• 1.5 III wide boulevard; 
• 0.15 III wide curb; 
• minimum 9 III wide vehicular driving/parking surface (this pavement may be reduced 

to min. 6.2 m at mid-block locations where feas ible); and 
• minimum 1.0 III wide shoulder. 

d) May Drive, from Alderbridge Way to Alexandra Road (from west to east): 
• 2.0 m wide sidewalk; 
• 1.5 m wide boulevard; 
• 0.15 m wide curb; 
• 12.7 m wide vehicular driving/parking surface; 
• 0.15 m wide curb, 
• 1.5 m wide boulevard; and 
• 2.0 m wide sidewalk. 

e) High Street, from Alderbridge Way to Alexandra Road (from west to east) : 
• 2.0 m wide sidewalk; 
• 0.15 m wide curb; 
• 18.4 m wide vehicular driving/parking surface (i.e. , 2 x 2.5 m wide parking lane or 

landscaped boulevard near intersections, 4 x 3.35 m wide tn:ffic lanes); 
• 0. 15 m wide curb; and 
• 2.0m wide sidewalk. 

2. In addition to the frontage improvements noted in Item 1, SmartCentres is responsible for 
the design and construction of the following intersection improvements and to the 
satisfaction of the Director of Transportation and the Director of Engineering. 

a) Alderbridge Way / May Drive 

• Installation of a new traffic signal to include but not limited to the followings: signal 
pole, controller, base, hardware, pole base (City Centre decorative pole and street 
light fixture) , detection, conduits (electrical and communications), signal 
indications, communications cable, electrical wiring and service conductors, APS 
(Accessible Pedestrian Signals) and illuminated street name sign(s) . 

• Installation of an eastbound to northbound left-turn lane, with a minimum storage 
length of 60 m. Please note that while a portion of the left-turn lane may be 
accommodated within existing median, a minimum 1.2m wide median should be 
maintained. 

b) Alderbridge Way / High Street 

• Installation of a new traffic signal to include but not limited to the followings: signal 
pole, controller, base, hardware, pole base (City Centre decorative pole and street 
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light fixture), detection, conduits (electrical and communications), signal 
indications, communications cable, electrical wiring and service conductors, APS 
(Accessible Pedestrian Signals) and illuminated street name sign(s). 

• Installation of an eastbound to northbound lefHum lane, with a minimum storage 
length of 60 m. Please note that while a portion of the left-turn lane may be 
accommodated within the existing median, a minimum 1.2 m wide median should 
be maintained. 

• Installation of a westbound to northbound right-tum lane, with a minimum storage 
length of 50 m, while maintaining the two westbound through lanes as noted in Item 
Ala) above. 

c) Alderbridge Way / Garden City Road 

• Upgrade of the existing traffic signal to include but not limited to the followings : 
signal pole, controller, base, hardware, pole base (City Centre decorative pole and 
street light fixture) , detection, conduits (electrical and communications), signal 
indications, communications cable, electrical wiring and service conductors, APS 
(Accessible Pedestrian Signals) and illuminated street name sign(s) . 

• Installation of dual left-turn lanes on the southbound (a minimum total storage 
length of200 m), northbound (a minimum total storage length 0[200 m) and 
westbound approaches (a minimum total storage length of 190 m), while 
maintaining all other existing traffic lanes. Please note that while a portion of the 
left-turn lanes may be accommodated within existing medians, a minimum 1.2 m 
wide median should be maintained on all intersection approaches. 

• Installation of a westbound to northbound right-turn lane, with a minimum storage 
length of 50 m, while maintaining the two westbound through lanes as noted in Item 
A \a) above. 

• Provision of an acceptable transition between the above noted intersection 
improvements, the proposed boulevard treatment and the building setback landscape 
design (at a minimum 30: I taper rate for Alderbridge Way and Garden City Road) 
to the satisfaction of the Director of Development and the Director of 
Transportation. 

• Installation of an accessible bus shelter and landing pad (9 m x 3 m) on the east side 
of Garden City Road, just north of Alderbridge Way. 

d) Garden City Road I Alexandra Road 

• Closure of existing median opening with curb/gutter and decorative median 
treatments . 

e) Installation of special crosswalks with downward lighting and associated equipments at 
the following locations: 

• High Street, at the proposed access to the development site; 

• High Street, at Alexandra Road; and 

• Alexandra Road, at High Street. 

f) Construction Timing: all frontage improvements should be completed prior to opening 
of development. 
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3. Vehicle parking complies with the parking requirements of Richmond Zoning Bylaw 8500 
Amendment Bylaw 8864 (ie. ''Neighbourhood Commercial (ZC32) - West Cambie Area") 
including the TDM measures. subject to the approval of the Director of Transportation. 
Bicycle parking and loading to comply with the Zoning Bylaw requirements and to the 
satisfaction of the Director of Transportation: 

a) Vehicle Parking: 

• Number of spaces as per of Richmond Zoning Bylaw 8500 Amendment Bylaw 
8864 (ie. ''Neighbourhood Commercial (ZC32) - West Cambie Area"); 

• Accessible stalls - minimum 2% of the total nwnber of parking spaces; 

• Small stalls - up to 50% of the total number of parking spaces; and 

• Minimum size of parking stalls and width of parking aisles to comply with the 
Parking Bylaw (ie. no building columns within parking stalls). 

b) Vehicle Loading: 

• Number and size of spaces as per the Zoning Bylaw; and 

• Provide turning templates of appropriate loading vehicles from abutting public 
roads to the loading spaces and vice versa. 

c) Bicycle Parking: 

• Number of spaces (both classes 1 and 2 as per the Zoning Bylaw; 

• Model type and size/dimensions of the bicycle spaces; and 

• Show clearly on the site plan drawings where the bicycle spaces are located. 

d) Confinnation that the width of all internal drive aisles is no less than 7.Sm. 

e) SmartCentres is required to provide the following Transportation Demand Management 
(TOM) measures in consideration for the reduced on· site parking: 

• Bicycle storage (in addition to the bylaw requirements): SmartCentres to provide a 
25% increase in the total number of Class 1 and Class 2 bicycle spaces (i.e. an 
additional 25 Class 1 stalls and an additional 33 Class 2 stalls); 

• Two (2) separate end·of·trip bicycle facilities: SmartCentres to provide facilities 
consisting of three (3) water closets per gender, 2 wash basins per gender and 3 
showers per gender. Based on the layout of the development, these facilities should 
be spread out between the western and eastern portions of the site; 

• Three (3) bus stop upgrades: SmartCentres to provide an accessible landing pad (if 
not to existing standard) and provide a standard bus shelter at the following 
locations. Alternatively, at each of the three locations identified, SmartCentres may 
provide a voluntary cash contribution towards the construction in an amount of 
$25,000 per bus shelter and $5,000 per accessible bus landing pad: 

north of Alexandra Road on the west side of Garden City Road; 

south of Alderbridge Way on the west side of Garden City Road; and 

south of Odlin Road on the west side of Garden City Road or along Alderbridge 
Way ifTransLink and Coast Mountain Bus Company agree to the necessary bus 
route revisions. 
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• Electric Vehicle (EY) Plug~ins: SmartCentres to provide pre-dueting to 10% of the 
total number of parking stalls provided on-site for future installation of charging 
stations and designated as such. In addition, and as part of the proposed 
development, equip a minimum of four (4) parking stalls (i.e., 2 parking stalls on 
the west development parcel and 2 parking stall s on the east development parcel 
near the proposed Walmart Store) with EY charging stations (240V). 

4. All Transportation requirements shall be as per City requirements and approved by the 
Director of Transportation. 

B. Site Servicing & Connection Requirements 
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1. Storm : Required storm sewer improvements include the following: 

a) All storm drainage must be directed to Alexandra Road and west to Garden City Road 
except for road run-off from the south half of High Street and May Drive that may be 
drained to Alderbridge Way; 

b) Provide a 600mm diameter storm sewer from existing manhole (manhole D26 in the 
analysis) located at the intersection of Alderbridge Way and future May Drive to 
proposed manhole D4 located at the intersection of Alexandra Road and future May 
Drive with an approximate length of 170m; 

c) Provide a 600mm diameter storm sewer from existing manhole (manhole D29 in the 
analysis) located at the intersection of Alderbridge Way and future High Street to 
proposed manhole D6+ located at the intersection of Alexandra Road and future High 
Street with an approximate length of 170m; 

d) Upgrade the existing ditch at Alexandra Road to a 600mm diameter storm main from 
intersection of Alexandra Road and future May Drive (manhole D4 in the analysis) west 
to manhole DS with an approximate length of 100m; 

e) Upgrade the existing ditch at Alexandra Road to a 900mrn diameter storm main from 
manhole DS west to manhole D6 with an approximate length of 100m; 

f) Upgrade the existing ditch at Alexandra Road to a 900mm diameter stonn main from 
manhole D6 west to manhole D8 with an approximate length of50m; 

g) Upgrade the existing ditch at Alexandra Road to a 1 050rnm diameter storm main from 
manhole D8 west to manhole DIS with an approximate length of 9Sm; 

h) Upgrade the existing ditch at Alexandra Road to a 1 OSOmm diameter storm main from 
manhole DIS west to manhole D 16 with an approximate length of 80m; and 

i) A new tie-in will be required to convey flow from the proposed drainage system in 
Alexandra Road to the existing 1200mm diameter storm sewer located at the west side 
of Garden City. Details and location of the new crossing/tie-in will be determined via 
the Servicing Agreement and to the satisfaction of the Director of Engineering. 

2. Sanitary: Required sanitary sewer improvements include the following: 

a) Alexandra Road: Construct a 2S0mm diameter sanitary sewer from the proposed 
transition point (west of Dubbert Street) to May Drive; 

b) May Drive (future road extension): Construct a 37Smm diameter sanitary sewer from 
Alexandra Rd to Tornicki Ave and connect to the existing system. If a road dedication 
does not exist, then a minimum 6.0 m wide right-of-way will be required. The pipe 
sizes may be revised at the Servicing Agreement stage as additional information 
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becomes available for the servicing requirements of the proposed adjacent 
developments; and 

c) High Street Construct a 200mm diameter sanitary sewer and connect to the system on 
Alexandra Road. The upstream end of the sanitary sewer will be determined by the 
location of the service connection for this development. 

3. Water: Required water service improvements include the following: 

a) Using the OCP 2021 Maximwn Day Model, there is 717.10 Lis available at 20 psi 
residual at 4740 Garden City Road, 529.40 Lis at 20 psi residual at 4600 Garden City 
Road and 220.50 LIs at 20 psi residual at 9411 Alexandra Road; 

b) Based on the proposed rezoning, the site requires a minimum fire flow 0[200 LIs; 

c) Water analysis is not required to detennine upgrades to achieve minimum requirements; 

d) Once the building design is confirmed at the Building Permit stage, SmartCentres is 
required to submit fire flow calculations signed and sealed by a professional engineer 
based on the Fire Underwriter Surveyor ISO Standards to confirm that there is 
adequate available flow; 

e) A new watermain is required on Alexandra Road, High Street and May Drive along the 
development frontages (design to be via the servicing agreement); and 

f) Via the Servicing Agreement the City will review the impact of the proposed works on 
the existing 300mm diameter asbestos-cement (AC) watermain on Garden City 
Road. The City will work with SmartCentres to coordinate the replacement/relocation 
of the AC watermain, if required. 

4. Hydrorrelephone: Pre-ducting works are required on the following proposed roads subject 
to confirmation from BC Hydro and telecorn providers: 

c) proposed May Drive (from Alderhridge Way to Alexandra Road); and 
d) proposed High Street (from Alderhridge way to Alexandra Road). 

The removal of existing power poles and installation of underground pre-duct along the east 
side of Garden City Road and along the north side of Alexandra Road will be at the 
discretion of BC Hydro. 

S. All servicing infrastructure works shall be as per City requirements and to the satisfaction 
of the Director of Engineering. 

Prior to a Development Permi( being fonvarded to the Development Permit Panel for 
consideration, the developer is required to: 

I. Advance the concept design and submit more detailed design drawings at the Development Permit 
stage to ensure the establishment of a compact, vibrant, pedestrian oriented, urban village centre 
that will become the retail/commercial heart of the Alexandra Neighbourhood and to the 
satisfaction of the Director of Development. 

2. Expand the design concept and submit more detailed design drawings at the Development Permit 
stage to ensure the creation of an attractive, accessible, activated, comfortable, pedestrian-friendly 
retail/commercial environment with strong pedestrian scale streetwall definition, the possibility for 
restaurants/shops to extend out toward the back of sidewalk including numerous small shops plus 
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an interesting mix and variety of retail shopping opportunities along the High Street and to the 
satisfaction of the Director of Development. 

3. Improve the concept design and submit more detai led design drawings at the Development Permit 
stage to ensure the continuation of the Alexandra Way pedestrian corridor through the proposed 
development with high-quality pedestrian enhancements, punctuated with periodic pedestrian plaza 
areas, activated to attract pedestrian traffic and faci litate seasonal events, designed with ample 
pedestrian space and opportunities to encourage pedestrians to sit/linger and incorporating other 
features such as public art and focal elements that add interest and variety to the pedestrian 
experience and to the satisfaction of the Director of Development. 

4. Address any non-compliance with all relevant design guidelines. 

S. Provision of adequate and appropriate refuse and recycling facili.ties for each building to and to the 
satisfaction of the Director of Development and the Director of Public Works. 

6. CPTED : All parkade areas (walls, columns and ceiling) to be painted with reflective white paint 
and come with lighting levels as required by the BC Building Code. The open parking areas will 
be well lit with fixtures providing good colour rendition. A complete and comprehensive CPTED 
review of the development will be provided with the Development Permit submission. 

7. Submission of a landscape plan prepared by a registered landscape architect to the satisfaction of 
the Director of Development including the depos it of a landscape security based on 100% of the 
cost estimate provided by the landscape architect. The Landscape Plan should: 

• comply with the OCP guidelines regarding Lane Establishment and Arterial Road 
Redevelopment Policies and should not include hedges along the front property line; 

• include a mix of coniferous and deciduous trees; 

• provide 4 large specimen trees on the planting plan to replace the existing 3 significant trees 
plus 1 high value tree proposed for removal; and 

• include the 344 ( 172 x 2) required replacement trees with the following minimum sizes: 

No. of Replacement Trees 

344 

Minimum Caliper of DecIduous 
Tree 

10 em caliper 

or Minimum Height of Coniferous Tree 

3.5 m height 

If required replacement trees cannot be accommodated on-site, a cash-in-lieu contribution in the 
amount of $500/tree to the City ' s Tree Compensation Fund for off-site planting is required or 
$5,000.00 each for significant or high value trees. 

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

1. Submission of a 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 fo r works on Roadways (by Ministry of Transportation) and MMCD Traffic 
Regulation Section 01570 and approved by of the Director of Transportation. 

2. Payment of the Supplementary Local Area DCC for the Alexandra Neighbourhood. 

3. Payment of the $480,738.08 (387,692 f12 x $1.24/ft?) indexed at the applicable rate, in accordance 
with the Alexandra N eighbourhood Development Agreement. 
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4. ffapplicable, payment oflatecomer agreement charges associated with eligible latecomer works. 

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

Note: 

, 

• 

• 

• 

• 

This requires a separate application. 

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

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

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

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

[Signed original on file] 

Signed Date 
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June 2, 2011 

City of Richmond 
6911 No.3 Road 
Richmond, BC 
V6Y 2Cl 

Attention: Brian Jackson 

)~) 
~~ 

POLYGON 

Director of Development, 
Development Applications Division 

n ear Brian, 

Rc: Proposed SmartCentres West Cambie Project 

Attachment 8: Polygon Letter - June 2, 2011 

This letter is to confinn our concern regarding the current design of the proposed SmartCentres 
project located between Garden City and May Drive and, Alderbridge Way and Alexandra Road. 

As neighbors on Alexandra Road, we have appreciated the effort that SmartCentres has put into 
the current design to create internally pedestrian friendly neighborhood streetscapes, resulting in a 
vast improvement over the typical suburban big box power centre. Unfortunately, this responsible 
and pedestrian friendly planning has not been applied externally to their frontage along Alexandra 
Road. 

Alexandra Road is an important neighborhood street that has existing and future residential front 
doors and living areas. Design detailing and care is required to create a friend ly streetscape that 
allows for the transition between retail arid residential. Alexandra Road is not and can not become 
a service alley. Commercial 24 hour loading docks simply can not front directly on neighborhood 
streets such as Alexandra Road. We have raised this legitimate planning concern to SmartCentres. 
However, no proposed resolution to this has been presented to us. 

In the spilit of cooperation, we are willing to work and contribute our time in acveiopiug an 
acceptable and proper design solution with both SmartCentres and the City of Richmond. Our 
goal is to create a vibrant and pedestrian friendly neighborhood for the existing and future 
residents ofLhe West Cambie ne ighborhood. 

Vice President, Development 
Ich 

POLYGON HOMES LTD. Suite 900 - 1333 West Broadway. Vancouver. B.C. V6H 4C2 (604) 877-1 131 Fax (604) 876- 1258 PLN - 240



Attachment 9 

Alexandra/Leslie Connector Road - Reimbursement Process 

Contributors to the assembly of lands required for the Alexandra/Leslie connector road would be 
reimbursed with residual funds from the disposal of residual lands, after the completion of the 
connector road and following payment to the City of any and all costs associated with the lands 
assembly and disposal process on a priority basis related to their respective proportional share 
contribution, assuming the following definitions: 

1. Alexandra/Leslie connector road: The proposed realignment of Alexandra Road east of 
Garden City Road as generally indicated on the Alexandra Neighbourhood Land Use Map 
within the West Cambie Area in order to intersect with Leslie Road on the west side of 
Garden City Road including all land and construction costs. 

2. Catchment Area: Properties within a defined area in the West Cambie Area that are 
projected to generate traffic volume/use along the proposed Alexandra/Leslie connector road 
realignment. See AttachmeQt 8. 

3. Contributors: Owners/developers of property in the West Cambie Area within the defined 
catchment area, not exempt from contributing to the total cost (land and construction) of the 
Alexandra/Leslie connector road. If new and separate development applications for a 
different design are received for any currently exempt properties with in-stream applications, 
then these properties would then become liable to contributions for the Alexandra/Leslie 
connector road. The City remains totally exempt from contributing to the Alexandra/Leslie 
connector road. 

4. Net Present Value: = current land value escalated at 5.73% over 10 years then discounted 
back to the present value at 2.6%. Using the land appraisal agreed on by SmartCentres and 
the City for the 5 subject properties, the net present value is used to determine the total value 
of the land component required for the road realignment. 

5. Priority Basis: Repayment of residual funds to catchment area contributors based on a 'first 
contributed, first reimbursed ' approach based on the proportional share contribution from the 
contributor following the reimbursement of the City for all cost associated with land assembly 
and disposal process for the Alexandra/Leslie connector road including but not limited to legal 
fees , mortgage fees , land title fees , moving costs, property transfer fees , motivational factors 
(as an incentive to sell , if necessary), disturbance factors , demolition costs , hazardous 
material handling and disposal costs , maintenance costs , survey cost and any other costs 
associated with the purchase, assembly, establishment of the road right of way and disposal of 
the surplus lands. 

6. Proportional Share Basis: The determination of costs associated with the realignment of the 
Alexandra/Leslie connector road (land and construction) based on the projected traffic 
volume/use resulting from the development of properties within the defined catchment area 
that are not exempt from contributing. For example, SmartCentres proportional share 
contribution has been determined to be 59% or $5,564,286.00 for both land ($3,745,058.00) 
and construction costs ($1,819,228.00). Future land use deSignations from the current Area 
Plan have been used to estimate traffic generation however, if land uses with in the 
catchment area are adjusted in the future , then traffic generation estimates will be adjusted 
accordingly, which in turn will shift the proportional share contributions for the 
remaining properties that are required to contribute the outstanding costs at such time. With 
the proposed SmartCentres proposal , 41 % of the total Alexandra/Leslie connector road cost 
would be outstanding. 
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7. Residual Funds: Remaining funds if any, from the sale of residual lands, net of all land 
assembly and disposal costs that accrue to the City.O 

8. Residual Lands: Approximately 53.8% of the 5 lots (Le. , 4540/4542 and 4560/4562 Garden 
City Road plus 9071,9091 and 9111 Alexandra Road) not required for the realignment of the 
Alexandra/Leslie connector road. Residual lands exclude any City land ultimately abandoned 
including roads or lanes such as the eastern portion of the existing Alexandra Road 
alignment intersecting with Garden City Road and the existing perpendicular lane. It is 
currently estimated that approximately 46.2% of the above 5 lots are required for the road 
realignment, would leave approximately 53.8% of these 5 lots as residual land. 
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Attachment 10 

Advisory Design Panel (ADP) Comments 

(Excerpted from ADP Minutes of December 8th
, 2011) 

Item 3. RZ 10-528877 - Major low-rise commercial development approximately 30,569 m2 

(330,000 ft2) with 10 one-storey buildings, 1 two-storey building , and 1 three-level parking 
structure including a W almart Store. 

Architect: 

Property Location: 

Panel Discussion 

Chandler Associates Architecture Inc. 

4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 
9060, 9080, 9180, 9200, 9260, 9280,9320, 9340, 9360, 
9400, 9420, 9440, 9480, 9500 Alexandra Road 

Advisory Design Panel comments are followed by SmartCentres response in bold italics: 

• very large and challeng ing project; has many interior and perimeter edges; Agreed. 

• screening of loading bays along Alexandra Road is inadequate; needs more work as loading bays 
remain exposed and trucks would still be visible but the western loading/service area is more 
successful; applicant also needs to address overlook issues; The eastern loading bay is screened 
by a 14 ' high screen wall, with dense planting which includes numerous mature trees. The 
loading bay is further screened from above by the incorporation of a metal trellis structure, 
which will be covered with vines, thus addressing the overlook issues. The western loading 
bay is entirely encapsulated by sofid walls on three sides, limiting any views into the loading 
bay eX'cept for only west bound traffic along Alexandra Road (at less than a 30 degree cone of 
vision). Overlook at the west loading bay is not an issue. 

• higher density two-storey buildings are more appropriate to achieve streetscape continuity; one-storey 
buildings on the perimeter of the site are far less successful ; sameness of expression and slight height 
variations do not interrupt or estab lish strong punctuations; Two storey spaces will be integrated 
where feasible. 

• replicating retail streetfronts is complicated and more work is requi red such as changes in materiality ; 
simplify and use high quality materials; increase the amount of vision glass around the perimeter of the 
site; th is applies to a large proportion of the proposed design; Changes in materials, simplification 
of design and integration of more vision glass will be expressed in our Development Permit 
submission. 

• internal elevations appear flat and box-like; design development is needed to reflect a village 
character; massing needs to be broken down and further articulated to provide visua l interest to 
pedestrians; introduce structures to draw pedestrians to the site; using high quality materials is 
appropriate for a new shopping center; Increased articulation to the internal facades will be 
introduced in our Development Permit submission. 

• one-storey build ings need substantial design development; consider layering of design elements to 
ach ieve a more pedestrian-friendly environment; As noted in previous items, further design 
development of the facades will be pursued with our Development Permit submission. 

• trans ition in the architectural character from the outside to the inside of the site should be significant 
and shocking ; the design quality of the interior should be sensational and dramatically different from 
the exterior; As per panel notes above, the exterior facades will be further developed to create 
larger areas of quality materials to relate better to the automobile oriented traffic along the 
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perimeter, and the internal facades will be furlher articulated to add visual interest, creating a 
striking difference in expression between "ins ide" and "outside", 

• landscaped deck works well when viewed from the outside; however, it looks disconnected from the 
rest of the project when viewed from the inside; appears like a floating mass; poses a CPTED 
challenge underneath; connect the landscaped deck into the project; The deck will receive a stair on 
the south side, connecting the podium to the pedestrian walkway in the at grade parking area. 
The not1h~east corner will be opened up to the street to allow visual connection and 
surveillance from Alexandra Road/May Drive into the covered parking ,area. The covered 
parkade area walls, ceiling and columns will be painted white and will include bright lighting 
levels. 

• Garden City Road and Alderbridge Way portal is weak; Building H is small and Jaw in relation to the 
other buildings; portal should be more powerful at this important gateway to the City Centre; The 
entry way will be further developed, with a more powerful expression of Building H. 

• Building N appears lost and disconnected from the rest of the project; does not provide continuity to 
what is happening along the street; Building N will be integrated into the development through 
creating a connection with the remainder of the development with architectural screening 
landscape elements (similar to Alexandra Road). 

• project has a lot of challenges; relationship between the ou tside and inside edges needs to be 
improved; project is intended to create the 'Village' centre for the West Cambie Area and should reflect 
a more urban and commercia l character; As noted in previous items, the outside facades will be 
treated differently from the inside facades (larger areas of materials with a reduced material 
palette versus more finer articulation). A "vii/age" centre experience will be expressed through 
greater detailing and layering of landscape and architectural elements along the Alexandra 
Way through the site. 

• a challenging commercial project; project needs a more consistent and intense urban design 
response to fit with the emerging more sophisticated urban character of Richmond; This will be 
achieved through the changes to the building facades and massing as noted previously, and 
through the enhancement of Alexandra Way through the development. 

• landscape needs to have a sense of hierarchy and one dominant theme to unify spaces; needs anchor 
points or nodes that attract pedestrians and encourage them to linger, e.g. water elements or public 
art; Public nodes are being integrated along Alexandra Way to encourage people to linger 
along the way. The nodes will be connected through the use of consistent elements and 
materials and will be further highlighted as "special" areas through the integration of public art 
elements. 

• the project's high street does not read as a retail/commercial heart of the project; built form on the west 
side of high street (1-storey buildings) is weak; high street should have a stronger sense of enclosure 
and a more intense urban design response, continuous streetfront retail with high quality paving 
including furnish ings and appointments that increase visual interest and enhance pedestrian comfort; 
should serve as the principal organizing spine; High Street will be further developed with the 
enhancement of the landscape treatment including special paving, planting and furnishings. 
The building along the west side of High Street will be designed with two-storey loft·style 
elements along the street fa~ade in order to increase its visual and physical presence. 

• a model would be helpful in future assessment of this design proposal; We will present a series of 
large scale models to demonstrate the detailing and articulation of architectural and landscape 
elements that have been integrated into our design. A 3·d "fly-thru" of the overall project has 
also been produced to further explain the overall project. 

• Alexandra Way as the primary pedestrian linkage th rough the site should encompass more than just 
decorative paving but a series of outdoor pedestrian-sca led rooms with a hierarchy and a central 
'Village Green'; As noted in previous items, we wifl present a detailed investigation of 
Alexandra Way with our Development Permit submission that will include a series of 
pedestrian nodes through the length of Alexandra Way 
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• landscaped roof deck needs programming (is it ESA compensation or active use area) ; roof deck 
elements should be carried through the development (linked in some way with the design of other on
site pedestrian open space areas); should have linkage with Wa\mart; needs a filore urban response; 
can introduce native plantings and stormwater elements; seating and amenities should be located 
adjacent to paved areas; consider the landscape deck as the 'Garden Centre' ; We are awaiting 
direction from the City to determine the character of the landscaped deck. We will provide a 
stair access (rom the deck to the at grade parking to the south. 

• consider May Drive as a 'sustainable' street. particularly adjacent to the designated park and ESA area 
on the east site of May Drive; City engineering requirements won 't allow for sustainable street 
design. 

• consider stronger pedestrian crossing elements at intersections with the vehicle ci rculation system 
throughout the site , not just painted stripes; Afl pedestrian crossings within the site are raised 
platforms to meet the adjacent sidewalk grades. 

• grade differences should be handled with ramps (rather than stairs) at the entrances to the site; 
integrate with other elements; Ramped sidewalks will be the primary accesses to the site. Any 
stairs used to access the site will be secondary to the ramped sidewalks. 

• pedestrian scale signage is all right but pylon type signs need further design development; integrate 
signage with pub lic art; The pylon sign deSigns will receive additional design development. Their 
design will work in conjunction to the public art rather than being integrated with it. 

• architecture is too busy; suggest one linking and dominant material , preferably brick, that is carried 
th rough the entire project and combined with other elements; As noted in previous items, the 
ex terior fa9ade design will be refined with larger areas of materials used. 

• rain protection needs to be continuous through the project along pedestrian routes ; could be at 
different levels; cou ld be a combination of awnings and canopies; Agreed, Rain protection is 
applied along Alexandra Way and along the sidewalks adjacent to the retail buildings. We will 
use a combination of awnings and canopies as suggested. 

• a very complex project; intent of creating an urban village is more successful internally; Agreed 

• life*style center concept is not achieved in the project; landscape elements, e,g, .I3rt elements, seating 
opportunities, and plazas are missing; consider recessing some of the street fronting buildings to 
create space for seating areas; As noted In previous Items, the landscape design will be further 
developed in our Development Permit submission, Integrating plazas, pedestrian nodes, 
furnishings, public art etc. 

• urban village character is not achieved on the Alde rbridge Way, Garden City Road and Alexandra 
Road elevations; broken*down mass is not appropriate externally as these streets are vehicle and not 
pedestrian*oriented; street elevations do not achieve the objective of becoming a landmark; external 
elevations need more work; As noted in previous items, the ex terior elevations will be refined to 
suit the vehicular oriented nature of the facades. 

• character of external and internal elevations should be different; internal elevations are like a suburban 
mall but should be more organized and urban; need to be consistent in order to achieve an urban 
village character; As per panel notes above, the exterior facades will be redeveloped to reflect a 
more urbane nature through the use of larger areas of materials with the internal facades being 
further articulated to add visual interest, creating a striking difference in expression between 
" inside" and " outside", A "village" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements along the Alexandra Way 
through the site. 

• a very challeng ing project; one of the most complex projects considered by the Pa'nel; Agreed 

• project does not look like a village; appears like a shopping centre precinct; does not have the tactility 
and texture of a vil lage; The "vii/age" centre experience will be expressed through greater 
detailing and layering of landscape and archi tectural elements and be further enhanced 
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through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 

• consider a diagonal cut-thru for pedestrians at the corner of Alderb ridge Way and Garden City Road ; 
cou ld become the high street; will link Alexandra neighbourhood to downtown Richmond 
neighbourhood; We have created a diagonal " cut-thru" at the south-west corner of the site 
which will connect Alexandra Way from the residential area to the north of our site, down and 
through the site to connect with the Richmond downtown neighbourhood. 

• project is pedestrian in nature; heavy pedestrian movement is expect'ed in the neighbourhood ; design 
narrative is needed for the project to achieve a pedestrian and village character; proposed project 
needs to be defined; does not have the feel of quality ; signage works well but disappears in other parts 
of the development; The "village" centre experience will be expressed through greater detailing 
and layering of landscape and architectural elements and be further enhanced through the 
creation of a central plaza area, along with a number of pedestrian nodes established through 
the length of Alexandra Way. 

• introduce glazing at the backs of buildings adjacent to pedestrian walkways; look at Aberdeen Center 
as precedent; All buildings will have vision glass oriented to the pedestrian walkways within 
the site. Vision glass will be Integrated into the external facades, adjacent to sidewalks where 
feasible. Much of the vision glass in the above noted project is obscured by tenant posters etc., 
or is open to inactive exit stair corridors. Our intent is to locate vision glass where it will have a 
positive contribution to interact with adjacent sidewalks. 

• link landscaped deck to Walmart; We will link the landscaped deck to the at grade parking area. 
Linking it to the store will create security issues. 

• articulation of buildings looks fla t; needs visual clarity defined by the project's design narrative; look at 
Park Royal as precedent for a pedestrian-friendly project; As noted in previous items, the internal 
facades will be further articulated to add visual interest and be integrated with landscaping 
elements such as seating, planting, paving etc. 

• proposed development is a huge project in Richmond; Planning is requested to assist applicant in 
defining Richmond character; project has to serve pedestrians; We have been working closely with 
the Planning Department to define the development 's character and create, a richer pedestrian 
experience through articulation of the building facades and integration of landscape elements 
throughout the site. 

• with the exception of various stair locations, grade changes are handled well; introduce nodes in the 
project; further design development of the landscaped deck will encourage pedestrians to pause; 
benches and picnic tables need to be connected to impermeable surface; Grade changes are being 
redesigned to be accessible primarily by ramped sidewalks with stairs being used secondarily. 
Pedestrian nodes and plazas are being integrated throughout the site, and primarily along 
Alexandra Way. 

• continuous ra in protection will encourage pedestrians to stay on the site; As noted in previous 
items, continuous rain protection is provided through a combination of awnings and canopies. 

• project has the potential and should become a major gateway to Richmond 's city cente r; project as 
presented is not successful as major entry point or gateway to the city centre; The design 
development of the project as described in the items above will establish this project as a 
major and successful gateway to the City Centre. 

• project design needs to evolve and not just mirror Lansdowne (suburban shopping centre design 
approach is no longer appropriate particularly adjacent to the city centre); The design development 
of the project as described in the items above will create a project that does not mirror the 
above cited development. 

• project needs to have an iconic element; should stand out to differentiate it from other Walmart 
projects; We will work to find an acceptable solution. 
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• project is a different interpretation of the village character for the Alexandra Neighbourhood as 
described in the Alexandra Neighbourhood design guidelines for this area; scale of the project should 
set the tone for the neighbourhood; The design development and integration of the architectural 
and landscape treatments and elements listed in the responses above wifl create a 
development that ;s more in keeping with the Alexandra Neighbourhood guidelines. 

• project should accommodate the inclusion of Walmart but not let Walmart dictate the design 
character; The design of the Walmart store has strayed substantially fmm the prototypical 
design. The store has been integrated into the retail store designs along High Street and 
Alderbridge Way, and where exposed along the north and east facades, have been enriched 
with articulation of the facades and have incorporated material used throughout the rest of the 
development. 

• ESA area in the project could be spread out rather than concentrated on the corner; In order for the 
ESA to have any Significance for the integration of natural habitat, the area must be 
consolidated Into one Single area, rather than being diluted and lessen its value by spreading 
the area throughout the site. 

• the 'Village' character unifying design narrative is missing in the project: needed to anchor the design 
concept of the project; The " village" centre experience will be expressed through greater 
detailing and layering of landscape and architectural elements and be further enhanced 
through the creation of a central plaza area, along with a number of pedestrian nodes 
established through the length of Alexandra Way. 
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City of 
Richmond Bylaw 8973 

Richmond Official Community Plan Bylaw 9000 
Amendment Bylaw 8973 (10-528877) 
9440, 9480 and 9500 Alexandra Road 

The Council of the City of Richmond, in open meeting assembled, enacts as follows: 

I . Richmond Official Community Plan Bylaw 9000 is amended by repealing the existing 
"Environmentally Sensitive Area (ESA)" designation in Attachment 2 to Schedule 1 
from 9440, 9480 and 9500 Alexandra Road with the following legal addresses: 

P.l.D.012-032-581 
West Half Lot 8 Block "e" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

P.I.D.00I -084-372 
East Half afLot 8 Block "C" Section 34 Block 5 North Range 6 West New Weshninster 
District Plan 1224 

P.I.D.008-1 30-990 
West Half Lot 9 Block "C" Section 34 Block 5 North Range 6 West New Westminster 
District Plan 1224 

2. This Bylaw may be cited as "Richmond Official Community Plan Bylaw 9000, 
Amendment Bylaw 8973". 

FIRST READING 

PUBLIC HEARING 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

370~922 

CORPORATE OFFICER 

CfrrOF 
RlCHMO~O 

APPROVED 

fG 
APPROVED 
by Manager 
or Solicitor 

M 
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City of 
Richmond Bylaw 8865 

Richmond Official Community Plan Bylaw 7100 
Amendment Bylaw 8865 (RZ 10-528877) 

4660,4680,4700,4720,4740 Garden City Road and 9040, 9060, 9080, 
9180,9200,9260,9280,9320,9340,9360,9400,9420,9440,9480,9500 

Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. That Richmond Official Community Plan Bylaw 7100 is amended by repealing the area 
bounded by Alderbridge Road, Garden City Road, Alexandra Road and the proposed May 
Drive Extension on the existing Alexandra Neighbourhood Land Use Map in the Richmond 
Official Plan Bylaw 7100, Schedule 2.IIA - West Cambie Area Plan and replacing it with the 
attached Schedule A to Amendment Bylaw 8865, in order to: 

a) reduce the minimum density permitted from 1.25 to 0.60 FAR in the Mixed Use Area A 
on 4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 9060, 9080, 9180, 9200, 
9260, 9280, 9320 Alexandra Road; 

b) adjust the alignment of May Drive within the development lands over portions 0[9440, 
9480 and 9500 Alexandra Road; and 

c) reduce the "Park" designation over portions 0[9440, 9480 and 9500 Alexandra Road, be 
introduced and given first reading. 

2. This Bylaw is cited as "Richmond Official Community Plan Bylaw 7100, Amendment 
Bylaw 8865". 

FIRST READING CITY OF 
RICHMOND 

APPROVED 

A PUBLIC HEARING WAS HELD ON 
for conlenl by 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

34S9S78 

CORPORATE OFFICER 

pE n
g 

APPROVED 
f"'legality 
by SolicitO< 

;'£ 
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City of Richmond 

Alexandra N 

Note: Exact I I 

- - - Area of No Housing 
Affected by Aircraft Noise 

~ Business/Office - office 
~ I)\/erretail FAR up 1.25 

~ Convenience Commer .. I~1 
Residentia l A rea 1 
1.50 base FAR (Max. 1.70 FAR 
with density bonuslng for 
affordable housing). Townhouse. 
low-rise .I\+Its. (4-storey typica l) 

Residentia l A rea 1A 
1.50 bue FAR (Max. 1.75 FAR 
with density bonusing for 
affordable nousing). Townhouse, 
Low-rlse .I\+It$. (6-storey maximum). 

Community Insti tutional 

Schedule A aUached to and forming part of Bylaw 8865 

Land Use 

of new roads to detailed func tional 

Rnldentlal Arell 2 
0.65 base FAR (Max. 0.75 FAR 
with density bonusing for 
affordable housing). 2 & 3-storey 
Townhouses. 

Mixed Use: Hotel, office and 
streetfroot retail commercial. 
Area A: Min. 0.60 FAR up to 2.0 
Area B: Large and small nco. 
plate up to 1.0 FAR 

Mixed Use: 
_ ab-utti ng the High Street, medium 

--* density residentia l over retail: ; - .. . . , 
- not ab-utting th'" High Street, med,um , # 
dens ~y residential. ... .. 

1.25 base FAR. Building heights low 0 
to mkl-rise. (Max. 1.50 FAR with 
density bonusing for affordable housiflg). 

Pari<: North Park Way, Centra l 
Park, South Park Way 

Alexandra Way (Public Rights of 
Passage Right-of-way) 

Pro posed Roadways 

High Street 

New Traffic Signals 

Feature Intersectlons 
details to be developed 

Feature Landmarks In 
Combination with Traffic 
Calming Measures 
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City of 
Richmond 

Richmond Zoning Bylaw 8500 

Bylaw 8864 

Amendment Bylaw No. 8864 (RZ 10-528877) 
4660, 4680, 4700,4720,4740 Garden City Road and 9040, 9060, 9080, 
9180,9200,9260,9280,9320,9340,9360,9400,9420, 9440, 9480, 9500 

Alexandra Road 

The Council of the City of Richmond enacts as follows: 

1. Richmond Zoning Bylaw 8500, as amended, is further amended by inserting Section 32.0 thereof 
the following: 

"32.0 Neighbourhood Commercial (ZC32) - West Cambie Area 

32.1 Purpose 

The zone provides fo r a mix of commercial and related uses oriented to vehicular 
access. 

32.2 Permitted Uses 32.3 Secondary Uses 
• amusement centre 
• animal grooming • amenity space, community 
• building or garden supply 
• broadcasting studio 
• child care 
• education, commercial 
• education, university 
• entertainment, spectator 
• government service 
• greenhouse & plant nursery 
• health service, minor 
• manufacturing, custom indoor 
• office 
• parking, non-accessory 
• recreation, indoor 
• recycling depot 
• restaurant 
• retail , convenience 
• reta il, general 
• retail, second hand 
• service, business support 
• service, financial 
• service, household repair 
• service, personal 
• studio 
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Bylaw 8864 

32.2 Permitted Uses 
• veterinary servi ce 
• vehicle repair 

Diagram 1 

c • 
5 
z • c 

~ 

A 

~I /-_.-

32.4 Permitted Density 

Page 2 

32.3 Secondary Uses 

1. The maximum floor area rati o is 2.0 FAR for the area identified as wit in Diagram 1, 
Section 32.2. 

2. The minimum floor area ratio is 0.60 for the area identified as "A" in ')iagram 1, Section 
32.2. 

3. The maximum floor area ratio is 1.0 FAR for the area identified as "8 " in Diagram 1, 
Section 32.2. 

32.5 Permitted Lot Coverage 

1. The maximum lot coverage is 60% for buildings. 

32.6 Yards & Setbacks 

1. The minimum setbacks to a public road shall be: 

a. 2.0 m for Alderbridge Way; 

b. 3.0 m for Garden City Road; 

c. 1.0 m for Alexandra Road ; 

d. 5.0 m for May Drive; and 

e. 3.0 m for High Street. 

32.7 Permitted Heights 

1. The maximum height for all buildings is 22.0 m. 

2. The maximum height for accessory structures is 12.0 m. 
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Bylaw 8864 Page 3 

32.S Subdivision Provisions/Minimum Lot Size 

1. The minimum lot area is 2 ha (4.94 ac.). 

32.9 Landscaping & Screen ing 

1. Landscaping and screening shall be provided according to the prov:sions of Section 6.0. 

32.10 On-Site Parking and Load ing 

1. On-site vehicle loading and bicycle parking and loading shall be provided according to 
the standards set out in Section 7.0, except that: 

a. On-site vehicle parking shall be provided at a minimum rate of 3.0 parking stalls per 
100 m2 of gross leasable floo r area of a building in the areas identified as "A" and 
"8 " separately, in Diagram 1, Section 32.2. 

32.11 Other Regulations 

1. The maximum gross leasable floor area for each individual busine!is shall not exceed: 

a. 9,900 m2 for the area identified as "A" in Diagram 1, Section 32.2; and 

b. 15,100 m2 for the area identified as "sn in Diagram 1, Section 32.2. 

2. Telecommunication antenna must be located a minimum of 20.0 m above the ground 
(i.e. on a roof of a building). 

3. The overnight parking of recreational vehicles is prohibited. 

4. In addition to the regulations listed above, the General Development qegulatians in 
Section 4.0 and the Specific Use Regulations in Section 5.0 apply. 

2. The Zoning Map afthe City afRichmand, which accompanies and fanns part cfRichmond Zoning 
Bylaw 8500, is amended by repealing the existing zoning designation awl by designating it 
"Neighbourhood Commercial (ZC32) - West Cambie Area": 

That area shown as Area 'A' on "Schedule A attached to and fanning Part ofB~llaw 8864" 

3. The Zoning Map of the City of Richmond, which accompanies and fonns part 0fRichmond Zoning 
Bylaw 8500, is amended by repealing the existing zoning designation and by designating it "School 
& Institutional (SI)": 

That area shown as Area 'B' on "Schedule A attached to and fanning Part of Bylaw 8864" 
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Bylaw 8864 Page 4 

4. This Bylaw is cited as "Richmond Zoning Bylaw 8500 Amcndmcn't Bylaw 8864". 

FIRST READING 

A PUBLIC HEARING WAS HELD ON 

SECOND READING 

THIRD READING 

OTHER REQUIREMENTS SATISFIED 

ADOPTED 

MAYOR 

34591 88 

CORPORATE OFFICER 

CITY OF 
RICHMOND 

APPROVED 
for conlenl by 
orlgin.~nll 

'''' 
APPROVED 
torl~lIty ZlIIO. 
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