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-3.-

Staff Report

RZ 10-528877

First Richmond North Shopping Centres Ltd., (SmartCentres) has applied to the City of
Richimond 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
from "Singte Detached (RS1/F)" to "Neighbourhood Commercial (ZC32) — West Cambie Area"
and "School & Institutional (SI)" 1n order to develop a shopping centre with a gross floor area of
36,018 m? (387,692 {t*) and a gross leasable floor area of 34,575 m? (372,162 fi?) and a small lot
to be transferred to the City for “Park™ purposes. 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) developiment parcels approximately 7% acres each, separated
by a new north-south road (i.c., the “High Street™) linking Alderbridge Way and Alexandra Road.
The east development parcel includes a proposed Walmart Store consisting of approximately
14,975 m* (161,188 ft*) of floor space. The following table provides an overview statistical
summary of the overall proposed development.

rE?ategory

Proposed West Parcel

Proposed East Parcel

Totals

Gross Site Area -
before dedications

67,891 m? (730,772 fi%) 16.8 ac.

Net Site Area -
after dedicalions

29,362 m* (316,049 ft*)
7.26 ac.

29,243 m* (314,769 ft*)
7.22 ac.

58,605 m* (630,818 ft*) 14.48 ac.

Gross Floor Area

18,325 m? (197,248 9

17.693 m? (190,444 f?)

36.018 m? (387,692 ft%)

Gross Leasable
Area

17,173 m? (184,849 ft?)

17,402 m? (187,313 ft3) |

34,575 m* (372,162 ft*)

Major Anchors 8,883 m* (95,616 ft%) 14,975 m* (161,188 ft*) 23,858 m? (256,805 ft?)
Proposed FAR 0.62 FAR 0.61 FAR 0.62 FAR (overall)
Parkade Parking 411

Parking Under - 314 under slmcturesi N 1,153 stalls
Parking On-Grade 175 253 open to the sky

Total Parking 586 567 1,153 stalls

A staff report regarding the SmartCentres rezoning application was presented to Planning
Committee on December 18, 2012 and was subsequently referred back to staff in order to address
the following three main issues:

/. Review arrangement for payment of cost for immediate consiruction of the road and any
possible distribution of cost between developments.

Staff can advisc Committee that:

e In response to Council direction, SmartCentres has now agreed to pay the entire
estirnated land costs for the Connector Road. This is a significant improvement over
the proposal presented to Planping Committeec on December 18,2012,

o The City would have to acquire the remaining 2 properties (4560/62 and 4580
Garden City Road) requived for the Connector Road using the funding provided by
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September 5, 2013 -5- RZ 10-528877

Findings of Fact

See Attachment [ - Location Map and Attachment 2 - Air Photo. See Attachment 3 for the
Development Application Data Sheet. Attachment 4 illustrates the SmartCentres Concept Site
Plan. All the Conceptual Design Drawings are attached at the end of this document (see Drawing
Sheets 1 to 60).

A Servicing Agreement will be required for this proposed rezoning application and SmartCentres
has agreed to the associated frontage improvements and site seyvicing requirements, which are
outhined in the rezoning considerations (see Attachment 3 for details). A signed copy of the
Rezoning Considerations is located in the rezoning file.

Surrounding Development

To the North: across Alexandra Road is an area of older single-family residential lots - some

occupied and others vacant - zoned “Single Detached (RS1/F)” and “Two Unit Dwellings (RD1)”

plus one mixed-use (residential/commercial) development site recently rezoned to

“Residential/Limited Commercial (ZMU16)” (see rezoning file RZ 12-598503) and one property

zoned “School and Institutional Use (S1)”. The Alexandra Neighbourhood Land Use Map calls

for 3 different land uses on the north side of Alexandra Road along the frontage of the proposed

development site:

e west portion: Business/Office with office over retail at a maximum 1.25 FAR.

e central area: Mixed-Uses abutting the High Street at medium density residential over retail
and for the lands not abutting the High Street, medium density residential.

@ cast portion: Residential Area 1 with a base 1.5 FAR (maximum 1.70 FAR with density
bonusing for affordable housing) for townhouses and low-rise apartments (4-storey typical).

There are currently 3 active 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 residentia) buildings with approximately 950 housing units:

To the East: across the proposed extension of May Dyive the adjacent lot (9540 Alexandra Road)
is designated “Park” and beyond is an arvea of older single-family residential lots - either occupied
or vacant zoned - "Single Detached (RS1/F)" and vecently designated in the WCAP as Residential
Axca 2 for townhouse development with 0.65 base FAR at a maximum 0.75 FAR with density
bonusing for affordable housing;

To the South: across Alderbridge Way is the City-owned “Garden City Lands” within the
Agricultural Land Reserve (ALR) and zoned "“Agriculture (AG1)"; and

To the West: across Garden City Road is an area of retail/commercial land uses zoned "Auto-
Oriented Conumercial (CA)" and "Gas & Service Stations (CG1)".
Related Policies & Studies

1. West Cambie Area Plan 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 Streel 10 the
east, and repor! back to the Planning Commitiee.”
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c. Both the OCP designated “ESA” and the suggested reduction of the designated “ESA”
proposed by Stantec includes the area required for the May Drive extension as identitied
in the WCAP.

d. The designated “Park” area on the development lands is approximately 1.51 ac.

As a result of the Developer’s proposal the City would receive

0.16 ac as “Axca J” for “Park” purposes, which )s also designated “ESA”; and
0.92 ac in SRW’s over the proposed elevated landscaped deck and transition areas.

1.08 ac total of publicly accessible open space for the loss of approximately 1.51 ac
of “Park”.

The reduced compensation for “Park™ is acceptable since the designated “Park” area,
which is overlapped by “ESA™ is compromised by invasive species and the relatively
small size of this area diminishes the ecological value of the “Park™ arca.
Sustainability initiatives proposed by the Developer include participation in the
Alexandra District Energy Utility, provision of electric vehicle stall with plug-in
charging equipment, storm water management measures, additional bus stops and
shelters, end-of-trip bicycle facilities with additional bike parking and storage plus the
incorporation ol native trees and plantings wherever possible. These initiatives in
combination with the proposed land dedication and SRW’s further eithance the
envirommenlal sustainability of this proposed development.

6. Alexandra Mixed-Use Area A — Proposed Reduction of Minimum Density: The WCAP

Alexandra Neighbourhood Land Use Plan, for “Mixed-Use Area A” specifies a minimum.
1.25 FAR and a maximum of 2.0 FAR (i.c., the proposed west side of the development site).

The intent of the minimum 1.25 FAR for “Mixed-Use Area A” was established to require that
“Development along Alderbridge must be a compact, urban form and meet high standards of
site planning and urban design™ and “... all development must demonstrate an appropriate
site, building and landscaping response as an integral component of a ‘complete and balanced’
community.” This area is intended as a vibrant, pedestrian-friendly urban village centre for
the WCA. SmartCentres proposes a 0.62 IFAR, which is approximately half of the minimum
1.25 FAR in the WCAP which, requires an OCP amendment. See Attachment 8 for the
existing Alexandra Neighbourhood Land Use Map and Attachment 9 for the proposed
changes io the Alexandra Neighbourhood Land Use Map. The following points are noted:

The proposal provides for buildings along all (rontages and the majorily of parking
areas are concealed or screened behind buildings from views along fronting strects;

If the proposed parking structures consisting of approximately 15,938 m? (171,561 ft?)
were included in the FAR calculation the proposed density would be 0.86 FAR and 1f
the parking area under the building was included in the calculation the FAR would be
even higher; and

SmartCentres has comimitted to further enhance and activate the pedestrian realm along

the Alexandra Way pedestrian corridor and the High Street duwing the Development
Permit stage as indicated in the Rezoning Considerations.

In summary, an amendment to the WCAP can be supported since SmartCentres has agreed to
further enhance and activate the pedestrian realm during the Development Permit process.
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the establishment of a compact, vibrant, pedestrian oriented, urban village centre that is
integral part of the neighbourhood and will become the retail/comraercial hieart of the
Alexandra Neighbourhood;

an attractive, accessible, activated, comfortable, pedestrian-friendly retail/commercial
environment with strong pedestrian scale streetwall definition, the possibility for
restaurants/shops to extend out to the back of sidewalk including numerous small
neighbourhood scale character shops plus an interesting mix and variety of retail shopping
opportunities along the High Street;

a higher quality architectural expression around the entire perimeter of the development
site by extending the signature comer treatments (e.g., Alderbridge Way and Garden City
Road) further along the building faces on all peritneter building facades including greater
horizontal articulation and permeability of perimeter building facades to add more visual
intevest through enhanced architectural character and an appropriate proportion of
transparent and opaque combination of suxfaces for the proposed buildings that face the
perimeter streets around the exterior of the proposed development;

the strong presence and continuation of the Alexandra Way pedestrian corridor, and
neighbourhood pedestrian spine, through the proposed development with high-quality
pavements and contrasting colours that identify the divection of Alexandra Way to and
from the neighbourhood to the wban plaza at the corner of Garden City Road and
Alderbridge Way. The Alexandra Way pedestrian corridor should be punctuated with
periodic pedestrian plaza areas and pedestrian amenities to activate and attract pedestrian
traffic and facilitate seasonal events, designed with ample pedestrian space and focused on
creating opportunities to encourage pedestrians to sit and linger. The plaza spaces should
incorporate other features such as pubfic art and focal elements that add interest and
variety to the pedestrian experience. The ground plane paving treatment along the
Alexandra Way pedestrian corridor through the proposed development site should include
a distinctive and continuous decorative paving treatment extending from building face to
building face (along this route through the proposed development) with significant
differentiation between the Alexandra Way corridor and other the other internal streets and
sidewalks within the overall development;

a reduction in the amount of signage that 1s coordinated with the proposed flooy plans
including the betier integration or elimination of redundant signage such as the proposed
“Directional Signage” pylons and stronger coordination with the enhanced architectural
character of proposed buildings at corner locations;

safe and efficient pedestrian movement that reflects the direction of the pedestrian traffic
toward the Walmart store within the parking area including consideration of east-west
oriented parking aisles within the open parking area on the east development parcel with
wider bio-swales;

improved coordination between the landscape and architectural design, including a
stronger teliance on the informal clustering of large coniferous tree planting around the
perimeter of the proposed development site to enhance the massing and materials
articulation/treatment of the building facades, particularly along the Alderbridge Way
frontage that is visible from the Garden City Lands to the south; and

acceptable resolution of any non-compliance with all relevant design guidelines.
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address public concerns regarding the loss of existing native vegetation along the north side of
Alderbridge Way on the development site and the anticipated visual impact of the proposed
development on views to the north from the Garden City Lands, SmartCentres has proposed a
planting strategy along the north side of Alderbridge Way that includes a combination of native
coniferous and deciduous tree planting. SmartCentres drawings include simulated views of the
proposed development from the Garden City Lands, which demonstrate that the proposed
informal, native planting along Alderbridge Way, in combination with the relatively low proposed
building heights would not block skyline or profile views of the north shore mountains from the
south or central portions of the Garden City Lands.

Staff Comments
Analysis

Conditions of Adjacency

North Edge: The future Connector Road will ultimately result in-1 consolidated lot between the
connector road and the SmartCentres 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 buffering of the 2 proposed service/loading areas, open parking
areas and the parkade. The loading/service avea for the west side of the developinent site along
Alexandra Road includes proposed archilectural and landscape screening and will be set back
from the road when the future Connector Road is constructed. The Walmart loading/service area
incorporates more elaborate screening that includes a proposed building wall extension and
overhead (rellis 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 would be 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 pedestrian/bicycle greenway on the boulevard. The
planting strategy along the north side of Alderbridge Way would consist of a formal arrangeraent
of native street trees together with inforinal groupings of native coniferous trees within the
building setback zones in combination with dense native shrub plantings. 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.
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Legal Agreements & Land Reqguirements

Land dedications are required for road puposes along Alderbridge Way, Garden City Road, May
Drive, High Street and the Alexandra Road realigniment. “Area J” as shown on Attachment 4 at the
northeast corner 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. Statutory Right-of-Ways (SRW’s) are required for
“Area E” and the elevated landscaped deck over a portion of the surface parking area on the east
development parcel as shown on Attachwment 4 plus the proposed Alexandra Way pedestrian
corridor, which would connect the Alexandra Road/High Street intersection to the southwest comer
of the site, through the proposed west development parcel. In addition, various other legal
agreements will be required. See Attachment 5 - Rezoning Considerations.

Transportation & Traffic

|. Connector Road Realignment:

a) The 2003 SmartCentres rezoning application (RZ 02-235259) was one of the principal
reasons to initiate the West Cambie Area Plan (WCAP) update. SmartCentres participated
i the area planning process and as such they were aware of the area plan goals and
objectives. The WCAP was adopted on July 24, 2006 and the Connector Road
realignment was identified as a key component in the area plan. See Attachment 6 for
road realignment land requirements.

b) In June 2011, the City adjusted the alignment of the Connector Road as part of a
development application (RZ 10-534751 and DP 12-613923) for a mixed-use
developraent consisting of 132 residential units including a small commercial-retail unit
fronting the north side of Alexandra Road located at 9251 and 9291 Alexandra Road. The
Connecior Road realignment involved utilizing the existing Alexandra Road right-of-way
as much as possible, which had the added benefit of reducing the land requirements and
the construction costs for the Connector Road realignment.

2. Comnector Road Funding Strategy:

a) The Developer has now agreed to pay for all the estimated costs associated with the
Connector Road (land and constraction) and will provide:

o the required road dedication needed to facilitate the Connector Road realignment from
9071, 9091 and 9111 Alexandra Road;

» a cash contribution of $3,450,000 for the future acquisition by the City of the
remaining lands required (4560/62 and 4580 Garden City Road) at a reasonable cost;
and

e LOC for the estimated construction cost of the Connector Road realignment. The City
will utilize the LOC to fund road construction after all required property has been
acquired.

b) The current funding strategy for the Connector Road significantly reduces the risk to the
City and deters no costs to other development sites withiu the catchment area.
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5.

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

Parking & Loading:

a. The required parking rate for this proposed development is 3.0 spaces per 100 m? the first
350 m? of floor area and 4.0 spaces per 100 m? of floor area for the remaining floor area.
The proposed parking is less than the Zoning Bylaw by 16% (1,382 required versus
1,153 proposed) but the WCAP includes the allowance for a 20% reduction in parking
subject to a Transportation Impact Study and acceptable Transportation Demand
Management (TDM) measures. SmartCentres has proposed the provision of the following
TDM measures:

e Bicycle storage (25% more than the bylaw requirements);

¢ Two (2) end-of-trip cycling facilities with a total three (3) water closels per gender,
2 wash basins per gender and 3 showers per gender with ) end-of-teip cyching facihity to
be provided on the west development parcel and | on the east development parcel:

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

s Ten percent (10%) of the total parking spaces pre-ducted for electrical vebicle (EV)
plug-ins plus a minimum of 4 EV parking stalls (i.e., 2 on the west development parcel
and 2 on the east development parcel) be equipped with charging stations (240V).

6. Summpary:

a. The currently proposed funding strategy for the Connector Road assumes that the
Developer will pay for the entire cost of the Connector Road (land and construction) with
uo costs deferred to other development sites within the catchment area.

b. Compared with the previous proposal presented to Planning Cominittee, SmartCentres has
agreed to pay for the 41% of the Connector Road cost(s that would have been contributed
by other development sites within the catchment area.

Engineering & Servicing

L.

a

Storm Sewer: All site storm drainage must be divected to Alexandra Road except fov road run-
off 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 connectiou across Garden City Road to the existing 1200mm diameter
storm drain.

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

Water Service: A new watermain is required on Alexandra Road, High Street and May Drive
and asbestos-cement (AC) watenmain replacement is required along Garden City Road.
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4. Hydro/Telephone: Pre-ducting works are required on the following proposed roads subject to

confimation from BC I1ydro 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
cast side of Garden City Road and along the north side of Alexandra Road will be at the
discretion of BC Hydro.

Summarv: 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 5). All servicing infrastructure works shall be as per City requirements and
to final approval by the Director of Engineering and the Director of Transportation.

Site Planning & 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
sidewalks, raised pedestrian crossings, perinanent and seasonal plaza areas and a moderate
level of pedestrian enhancemeants. Further design development is required af the Development
Permit stage to ensure a high quality design with an appropriate level of pedestnian amenties.

Streetscape 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 fagade enhancements and boulevard treatments, the
climination of stairs in the public realm and high quality streetscape design. The High Street
is an important urban design comnponent of the Alexandra neighbourhood village centre
concept that should be designed to generate and attract pedestrian activity with retail uses,
appealing streetfront architectural fagades, variety in streetscape design and high quality
pedestrian amenities. While the proposed sife plan allows tor adequate pedestrian circulation
space, careful attention to detailed design at a larger scale is required during the Development
Permit stage to ensure the WCAP vision is achieved with an appropiiate Jevel of activation for
this important pedestrian refail street.

Design Development: Further design development of the architectural facade designs, siie
planning and landscape design are a required at the Development Permit stage as indicated
above and in the rezoning considerations (see Attachment 3).

Architectural Form & Character

Street Fronting Building Fagades: The proposed building fagades include design variety and

visual interest that break long retail frontages into smaller CRU’s. The streetfront fagade design
also attempts to replicate retail storefronts, along streets with rear facing buildings however,
further design development is required at the Development Permit stage to ensure there is:

e correlation between storefront fagade design and proposed CRU floor areas;
o appropriately scaled building streetwalls with a visual appearance taller than 1-storey;
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On Future Subdivided Lots

Bylaw Requirement Proposed Variance
West Parcel - 29,362 m? (316,049 ft*)
Lot Size or 7.26 ac.
(min. dimensions): 2ha(4.94 ac) East Parcel - 29,243 m? (314,769 ft2) | 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
High Street: Min, 3.0 m © Min.3.6m
May Drive: Min. 5.0 m Min. 5.0 m
Area A - Max. 20 m Area A-17.81m
Height (m): none
Area B - Max, 20 m AreaB-16.23 m
. 3 stall per 100 m? (R),
Off-street Parking: M 58% (S) a{IOV\(/eg 840 (R),
Regular (R}, e oy 288 (S),
Min. 2% (A) required, none
f\?aélsgs'g'le (A): Required Total = 1,382 T tgls-(/:\)153
sl ' With TDM Package = 1,153 o=,
: 3 stalls/100m? (first 350 m?) 3 stalls/100m?* (first 350 m?)
Farking Rate 4.0 stalls/100m? (remainder) 4.0 stalis/100m? (remainder) fene
. ) 5 large (WB-17) spaces & 8 large (WB-17) spaces &
Loading Spaces: 7 medium (SUS) spaces 6 temporary small (5.5 m x 2.65 m) eng
Bicycle Parking: '
Class 1-94 Class 1-119
Class 1 (Long Term), ) B none
Class 2 (Short Term) Class 2 - 138 Class2-172

Other: Tree replacement compensation required for loss of 172 existing/former site trees (on 2 for 1
basis at $500 per tree) plus 3 existing significant trees and 1 existing high value tree (on a 1 for 1 basis
at $5,000 per tree).
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Attachment 5

Rezoning Considerations

4660, 4680, 4700, 4720, 4740 Garden City Road and 9040, 3060, 2080, 9180, 9200,
9260, 9280, 9320, 9340, 9360, 9400, 9420, 9440, 5480, 9500 Alexandra Road

RZ 10-528877

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

1. Final Adoption of OCP Amendment Bylaws 8865 and 8973.
2. Requued Road/Utility Dedications:

a)

b)

d)

g)

Alexandra/Leslic (Connector Road): Road dedication 1s requucd from 9071, 9091 and
9111 Alexandra Road in accordance with Attachment 6. The exact dedication is to be
as per an acceptable functional design approved by the Director of Transpottation.

Alderbridge Way: Road dedication is required to accommodate the frontage
mprovements noted in Servicing Agreement Items 16 below to the back of the 3.3m
wide shared pedestrian/cyclist path on the north side of the road. Exact dedication to be
determined through a road functional design drawing to be prepared by the Developer
and to the approval of the Director of Transportation and the Director of Engineering.

Garden City Road: Road dedication is required to accommodate the frontage
improvements noted in Servicing Agreement [tem 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 the Developer and to the approval of the
Director of Transportation and the Director of Engineering.

May Drive: A minimuwn 20m wide road dedication 1s required between Alderbridge
Way and Alexandra Road to accommodate the frontage improvements noted in
Servicing Agreement Items 16 below and to the approval of the Director of
Transportation and the Director of Engineering.

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

Provision of minimum 4m x 4m corner cuts (as dedication) required at all intersections
where public roads intersect and approved by the Director of Transportation and the
Director of Engineering except in locations where the proposed road geomaetry 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 approval of the Director of
Development and the Director of Transportation. The comer cuts to be measured from
the “new” property lines. '

Final determination of the exact road dedications and construction requirements are
subject to minot revisions as determined by the functional road design and to the
approval of the Director of Transportation and Director of Development.
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3. Required land transfers:

a) A land transfer of proposed “Area J” consisting of approximately 654 mn? is required from
the Developer to the City as a fee simple lot for park purposes at a nominal cost (i.e.,
$10) to the approval of the Manager of Real Estate Services, Director of Transportation
and the Director of Development. “Area]” is located at the northeast corner of the
development site on the ecast side of the proposed May Drive alignment (sce Attachment
4). Tinal 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
approval of the Director of Transportation and Durector of Development. A legal
agreement will be required for this land transfer.

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

a) Granting of a variable width Statutory Right of Way (SRW) for sidewalk purposes that
connects the northeast comer of the Alexandra Road/High 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:

1. A minimum 3.5 m wide sidewalk, within the building setback between the property
line and the proposed building fagades on both sides of the High Street within the
north block,

. A winima 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 fraverse parking lot drive aisles;

il 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 August 29, 2013
including all necessary and associated pedestrian crossings that traverse parking lot
drive aisles;

iv. 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 developiment parcel
with the Alderbridge Way/Garden City Road intersection including the corner
pedestrian plaza; and

vi. A reference plan is required to identify this proposed SRW to be confirmed 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 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 approval of the Director of Development. The construction and maintenance of
including liability for the Alexandra Way public pedestrian corridor shall be the
responsibility of the Developer.
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including lability for the Alexandra Way public pedestrian corridor shall be the
responsibility of the Developer. '

Granting of an approximately 344 m? Statutory Right of Way over proposed “Area E”
for the pwrposes of establishing a passive recreation, public open space as a transition to
the proposed elevated landscape deck (see item c. below). “Area E” is located at the
northeast corner of the development site on the west side of May Drive (sec Attachment
4). The design of this transition area requires further design development through the
Development Permit process. The construction and maintenance costs including the on-
going liability for this landscape transition area to the elevated landscape deck shall be
the responsibility of the Developer.

Granting of an approximately 3,378 m? (52 m x 64.9 m) Statutory Right of Way (SRW)
over the proposed elevated landscape deck for the purposes of establishing a passive
recreation, public open space including the transition areas to the fronting streets
(Alexandra Road and May Drive). The elevated landscape deck is located along
Alexandra Road at the northeast cormer of the proposed development site excluding
“Area E” (see Attachment 4). A reference plan is requured with the appropriate area
shaded to identify this proposed SRW to be confirmed by survey plan and a volumetric
legal plan to the approval of the Director of Development prior to registration in the land
title office. The desigp of this elevated landscape deck and transition areas requires
further design development through the Development Permit process but is intended to
be an inportant feature of the site design including barrier free pedestrian access,
multiple entry points including a stair connection to the surface parking lot below,
decorative pedestrnan paving, lighting, strect furniture, numerous seating opportunities
with abundant trees, shrub, groundcover and sodded grass planting, an all to the
approval of the Director of Development. The construction and maintenance cost
including the on-going liability for the elevated landscape deck shall be the
responsibility of the Developer.

Final determination of the exact PROP-SRW’s and construction requirements are
subject to minor revisions as determined by the functional road desigo and to the
approval of the Director of Transportation, Director of Engineering and Director of
Development.

Consolidation of the following 20 lots (the table below) in oxder to create two (2)
development parcels (east development parcel and west development parcel) plus “Area J” as
identified in Attachment 4. The existing dwellings have already been demolished.

Address PID Legal Address Zoning Owner

First Richmond

4660 Garden City Road | 003-491.985 | Lot 53 Section 34 Block 5 North Range 6 | Single Detached | -\ p o ing

West New Westminster District Plan 41957 (RS1IF) Canfres Ltd,

First Richmond

4680 Garden City Road | 003-522.725 | Lot 1 Section 34 Block 5 North Range 6 | Single Detached | -\ o ap i,

West New Westminster District Plan 15498 (RS1IF) Centres Ltd.

First Richmond

4700 Garden City Road | 001-985-281 | Lot 2 Section 34 Block 5 North Range 6 | Single Detached | iy ep o0

West New Westminster District Plan 15498 (RS1IF) Centres L.
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Address PID Legal Address Zoning Owner
West Half Lot 9 Block “C” Section 34 First Richmond
9500 Alexandra Road | 008-130-390 Block 5 North Range 6 West New S'“}Eg"ﬁ':f"“ North Shoppling
Westminster District Plan 1224 Centres Ltd.

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

Registration of a flood plain covenant on title identifying a minimum habitable elevation of
2.6 m GSC. The proposed development js designed to 2.6m GSC with the exception of the
proposed Walmart loading dock/service area, main lobby including the proposed clinic area
and Buijldings M and N along Alderbridge Way. The Developer 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 rationale, which are all subject to the approval of
the Manager of Buildings and the Director ol Engineering.

Registration of a legal agreement on title ensuring that the only means of vchicle access is to
Alexandra Road, the proposed High Street and the proposed extension of May Drive and that
there be no direct vehicle access to Alderbridge Way or Garden City Road and to the
approval of the Divector of Development.

Regisiration of a legal agreement that ensures the provision of the following required
Transportation Demand Management (TDM) measures to the approval of the Director of
Transportation including:

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

b. Two (2) separate end-of-trip bicycle facilities: The Developer 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; and

c. Electric Vehicle (EV) Plug-ins: The Developer to provide pre-ducting 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 stalls on the east development parcel near the proposed Walmart Store)
with EV charging stations (240V).

Submission of a voluntary cash contribution of $3,450,000 to (he City for acquisition of
4560/62 and 4580 Garden City Road. This is to be accompanied with a legal agreement,
which indicates that the City 15 not obliged to acquire these propertics by any specific date.
The City wil) reimburse the Developer with any surplus funds from their $3,450,000
contribution for these 2 properties, if there is any residual funding for these lots after all City
costs have been paid.

Submisston of a Letter of Credit (LOC) acceptable to the City, in the amount of for the
construction of the Connector Road. The LOC is to be replaced with a cash contribution
based on the construction value in the year that the City constructs the Connector Road. The
estimated construction value in 2013 is $2,166,382, which has been escalated by an assumed
4% annual inflation factor {o arrive at the estimated construction value of $3,206,774 in
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2023. The LOC is to be accompanied with a legal agreement enabling the City to use the
LOC for road construction.
a. Alexandra/Leslic Connector Road Construction Cost Forecasts are as follows:
Estimated 2012 Consfruction Cost =  § 2,083,059
Forecasted Annual inflation = 4%
Forecasted 2013 Construction Cost = $ 2,166,381
Forecasted 2023 Construction Cost=  $ 3,208,774

Year Forecasted Construction Cost Annual Inflation
2013 $ 2,166,381 4%
2014 $ 2,253,037 4%
2015 $ 2,343,158 4%
2016 $ 2,436,884 4%
2017 $ 2,534,360 4%
2018 $ 2,635,734 1%
2019 | § 2,741,164 4%
2020 $ 2,850,810 4%
2021 $ 2,964,842 | 4%
2022 $ 3,083,436 4%
2023 $ 3,206,774 4%

12. The Developer 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 (387,692 ft* x $0.40/ft*) and to the approval of
the Director of Development. A letter of credit in the amount of $155,077 (387,692 ft* x
£0.40/1%) is a requirement as security for public art to be installed on-site. If the Developer
elects not to install on-site public art, then the Developer must agree to voluntarily contribute
$0.40 per buildable square foot or $155,077 (387,692 ft x $0.40/f?) to the City’s public art
fund.

13. City acceptance of the Developer’s offer to voluntarily contribute $0.60 per buildable square
toot for City Beautification or $232,615 (i.e. 387,692 ft* x $0.60/ft) 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 Direclor of Development.

14. City acceptance of the Developer’s offer to voluntarily contribute $0.07 per buildable square
foot for Community and Engineering Planning or $27,138.44 (i.e. 387,692 {t* x $0.07/ft?) as
paxt of the City’s Wesl Cambie ~ Alexandra Interim Amenity Charges.

15. City acceptance of the Developer’s offer 1o voluntarily contribute $90,000 for 3 bus shelters
(825,000 each for the bus shelter plus $5,000 each for the bus landing pad) proposed at each
of the following locations, if the Developer does not upgrade these bus stop locations through
the Servicing Agreement and to the approval 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
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¢) south of Odlin 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.
In the event that the necessary bus route revisions are not made by Translink and Coast
Mountain Bus company, the location for the bus shelter and landing pad will be pursued
elsewhere near the vicinity of the subject site

Registration of a legal agreement(s) regarding the Developer’s commitiment to connect to the
Alexandva 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.
The Developer has committed that between 63-69% of the proposed floor area or
approximately 70% of the total annual heating and cooling encrgy demand will be serviced
by the ADEU but this is subject to Council approval of arnendments 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. The Developer will coordinate with Engineering staff to
determine this demand as part of the Servicing Agreement process.

Processing of a Development Permit advanced to a sufficient level of detailed design and to
the approval of the Director of Development.

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

[. Applicant responsible for the design and construction of the following frontage
improvements and transition between those inprovements and the existing condition
outside the development site frontage (at a minimwm 30:1 taper rate for Alderbridge
Way and Garden City Road, and a minimum 20:1 tapey rate for all internal roads) to
the approval of the City. Please refer to [tem 2 for additional frontage improvements
at intersections. Note that while Servicing Agreement Items Al 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 the Developer would be confirmed
via a functional road design to be prepared by the Developer and to the approval of
the Director of Development, the Dixector of Travsportation and the Director of
Engineering.

a) Alderbridge Way, from Garden City Road to May Drive (from south to north):
s enhance existing medians with decorative/gateway treatiments, including but not
Jimited to baoners, landscaping, trees, hard landscaping, strect lighting, etc.;
s maintain two existing westbound traffic lanes;
e maintain existing curb/gutter on the north side;
@ 1.5 m wide treed boulevard; and
e 3.3 m wide shared pedestrian/cyclist path.

b) Garden City Road, from Alderbridge Way to Alexaudra Road (from west to east):
e enhance existing medians with decorative/gateway treatments, including but not
limited to banners, landscaping, trees, hard landscaping, street lighting, etc.;
© aintain two existing northbound traffic lanes;
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d) Garden City Road / Alexandra Road

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

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

e High Street, at the proposed access to the devetopment site;
¢ High Street, at Alexandra Road; and
¢ Alexandra Road, at High Street.

fy Construction Timing: all frontage improvements should be compteted prior to
opening of development.

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

B. Site Servicing & Connection Requirements

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 600num 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 Aldeybridge Way and future High Street
to proposed manhole D6+ located at the intersection of Alexandra Road and
future High Street with an approximate length ol 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 900mm diameter storm main
from manhole D3 west to manhole D6 with an approximate length of 100m;

f) Upgrade the existing ditch at Alexandra Road to a 900mm diamcter storm main
from manhole D6 west to manhole D§ with an approximate length of 50m;

2) Upgrade the existing ditch at Alexandra Road to a 1050mm diameter storm main
from manhole D8 west to manhole D15 with an approximate Jength of 95m;

h) Upgrade the existing ditch at Alexandra Road to a 1050mm diameter storm main
from manhole D15 west to manthole D16 with an approximate length of 80m; and

i) A new tie-in will be required to convey flow from the proposed drainage systein
in Alexandra Road to the existing 1200mm diameter storma 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 approval of the Director of
Engineering.
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2. Sanitary: Required sanitary sewer improvements include the following:

a)

b)

d)

Alexandra Road: Construct a2 250mm diameter sanitary sewer from the proposed
transition point (west of Dubbert Street) to May Drive;

May Drive (future road extension): Construct a 375mm diameter sanitary sewer
from Alexandra Rd to Tomicki Ave and connect {o 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 becomes available (or the servicing requirernents of the
proposed adjacent developments; and

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.
Provision of a minimum 6.0 m wide utility Statutory Right-of-Way (SRW) is
required for the proposed sanitary sewer at future May Drive between Alexandra
Road and Tomicki Avenue. The location of the required SRW is to be determined
later either within 9451 and 9471 Alexandra Road and measured 6.0 m from the
cast property lines of these 2 properties or located on 9491 Alexandra Road and
measured 6.0 m from the west property line.

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

a)

b)

d)

€)

Using the OCP 2021 Maximum Day Model, there is 717.10 L/s available at 20 psi
residual at 4740 Garden City Road, 529.40 L/s at 20 psi residual at 4600 Garden
City Road and 220.50 L/s at 20 psi residual at 9411 Alexandra Road;

Based on the proposed rezoning, the site requires a miaumum fire flow of 200 L/s;

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

Once the building design is confirmed at the Building Permit stage, the Developer
1s required to submit fire flow calculations signed and sealed by a professional
engineer based on the Fire Underwriter Survey or ISO Standards to confirm that
there is adequate available flow;

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
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 the Developer to coordinate the
replacement/relocation of the AC watermain, if required.

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

c)
d)

proposed May Drive (from Alderbridge Way (o Alexandra Road); and
proposed High Street (from Alderbridge way to Alexandca 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.
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S. All servicing infrastructwe works shall be as per City requirements and to the
approval of the Director of Engineering.

6. The Developer is required to contact private utility companies to learn of their
requirements; the developer must provide rights-of-ways to accommodate their
equipment (kiosks, vista, transformers, etc.) on the development site (i.e. not within
City road dedication or right-of-way), subject to concurrence from the private utility
companies.

Prior to a Development Permit” being forwarded to the Development Permit Panel for
consideration, the developer is required to:

L.

Prior 1o issuance of a tree cutting pexmit after Public Hearing, the developer is required to
submit a letter of credit acceptable to the City in the amount of $192,000 (i.e., 344
replacement trees x $500 each plus 3 significant trees and | high value tree x $5,000 each) as
security for replacement trees.

Further design development of the architectural facade designs, site planning and landscape
design are a required at the Development Permnit stage. Advance the concept design and
submit more detailed design drawings to ensure the establishment of a compact, vibraat,
pedestiian oniented, urban village centre that will become the retail/commercial heart of the
Alexandra Neighbourhood and to the approval of the Director of Development.

Expand the design concept and submit more detailed design drawings to ensure the creation
of an attractive, accessible, activated, comfortable, pedestrian-friendly retail/comniercial
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 an interesting mix and varety of retail shopping opportunities along the High Street and
to the approval of the Director of Development.

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 facilitate seasonal events, designed with ample
pedestrian space and opportunities to encourage pedestrians to sit/linger and incorporating
other features such as public art and (ocal elements that add interest and variety to the
pedestrian experience and to the approval of the Director of Development.

Neighbourhood Plan. Design Guidelines Compliance and Urban Design Iimprovements:

Proposed deviations from WCAP neighbourhood structure and design guidelines can be dealt
with at the Development Permit stage. Urban design improvements required at the
Development Permit stage include advancing the concept design and resubmission of more
detailed design drawings to ensure: :

o the establishment of a compact, vibrant, pedestrian oriented, urban village centre that is
integral part of the neighbourhood and will become the retail/commercial heart of the
Alexandra Neighbourhood; '

@ an alfractive, accessible, activated, comfortable, pedestrian-friendly retail/commercial
environment with strong pedestrian scale streetwall definition, the possibility for
restawrants/shops to extend out to the back of sidewalk including numerous small
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neighbourhood scale character shops plus an interesting mix and variety of retail
shopping opportunities along the High Street;

a higher quality architectural expression around the enture perimeter of the development
site by extending the signature corner treatments (e.g. Alderbridge Way and Garden City
Road) further along the building faces on all perimeter building facades including greater
horizontal articulation and permeability of perimeter building facades to add more visual
interest through enhanced architectural character and an appropriate proportion of
transparent and opaque combination of surfaces for the proposed buildings that face the
perimeter streets around the exterior of the proposed development;

the strong presence and continuation of the Alexandra Way pedestrian corridor, and
neighbourhood pedestrian spine, through the proposed development with high-quality
pavements and contrasting colours that identify the direction of Alexandra Way to and
from the neighbourhood to the urban plaza at the cormer of Garden City Road and
Alderbridge Way. The Alexandra Way pedestrian corridor should be punctuated with
periodic pedestrian plaza areas and pedestrian amenities to activate and attract pedestrian
traffic and facilitate seasonal events, designed with ample pedestrian space and focused
on crealing opportunities to encourage pedestiians to sit and linger. The plaza spaces
should incorporate other features such as public art and focal elements that add interest
and variety to the pedestrian experience. The ground plane paving treatment along the
Alexandra Way pedestrian corridor through the proposed development site should
include a distinctive and continuous decorative paving treatment extending from building
face to building face (along this route through the proposed development) with
significant differentiation between the Alexandra Way corridor and other the other
internal sireets and sidewalks within the overall development;

a reduction in the amount of signage that is coordinated with the proposed floor plans
including the better integration or elimination of redundant signage such as the proposed
“Divectional Signage” pylons and stronger coordination with the enhanced architectural
character of proposed buildings at comer locations;

safe and efficient pedestrian movement that reflects the direction of the pedesirian traffic
toward the Walmart store within the parking area including consideration of east-west
oriented parking aisles within the open parking area on the east development parcel with
wider bio-swales;

better coordination between the landscape and architectural design, including a stronger
reliance on the informal clustering of large coniferous tree planting around the perimeter
of the proposed development site to enhance the massing and materials
articulation/treatment of the building facades, particularly along the Alderbridge Way
frontage that is visible from the Garden City Lands to the south; and

acceptable resolution of any non-compliance with all relevant design guidelines.

Provision of adequate and appropriate refuse and recycling facilities for each building to and
to the approval of the Director of Development and the Director of Public Works.

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 fixtwes providing good colour rendition. A complete and

PH - 458



-14 -

comprehensive CPTED review of the development will be provided with the Development
Permit submission.

8. Submission of a landscape plan prepared by a BCSLA registered landscape architect to the
approval of the Director of Development including the deposit of a landscape security based
on 100% of the cost estimate provided by the landscape architect. The Landscape Plan
should:

e comply with the OCP guidelines regarding Lane Establishment and Axterial 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 hugh value tree proposed for removal; and

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

Minimum Caliper of Deciduous Minimum Height of Coniferous
Tree Tree

No. of Replacement Trees or

344 \ 10 em caliper 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 each for significant or high value trees not provided on site.

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

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

2, Payment of the Supplementary Local Area DCC (or the Alexandra Neighbourhood.

3. Payment of the $480,738.08 (387,692 fi* x $1.24/ft%) indexed at the applicable rate, in
accordance with the Alexandra Neighbourhood Development Agreement.

4, If applicable, payment of latecomer agreement charges associated with eligible latecomer
works.

5. Obtain a Building Permit (BP) for any construction hoarding. 1f 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 requited as part of the Building
Permit. For additional information, contact the Building Approvals Division at 604-276-
4285.
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From: Richard Vetter [mallto: B!;ham.!ege[@;any[]f@ggu rltles.cal

-1 -

<ent: Monday, 24 January 2013 9:17 PM .
o Mayorandéoundilors VAN 2 3/ waS
Subject: FW: Wildlife corridor / mixed urban forest l/‘->
& DISTRIBUTED

Dear mayor and counclllors:

First off, | have to admit, my involvement in our community [sn‘t a shadow of what you and many others have and |am
very grateful for what you do. | also know that you make decisions guided by the people who elect you into office and
I’'m going to give you my feelings on the Walmart shopping centre developr?ent and surrounding areas.

Long story short, you have the abillty to mandate development guidarice that could help preservé somethlng human
and peaceful in this corridor,

There's a page on Facebool called "You know you're from Richmond when...” Unfortunately, most of the posters a}a
people who are glad they left, I'm one of the smaller group of people who are glad they stayed, | love living in and dding
business in Richmond and rarely obsess about the past. My only desire Is to see a sustainable and more human future.

Whatever happens to the Garden City Lands is still unknown at this stage. Whatever form it takes will either be

‘beautifully framed or debauched by your decision on the wildlife corridor.

I would ask you to choose wisely and support those who are recommending a more sensitive solution than the path that
unimpeded development will Invariably take.

‘Thanks once 2galn,

Richard Vetter

Richard Vetter, BA, CFP, CLU | WealthSmart Financial Group | Manulife Securitfes Incorporated | 3251 Chatham Street,
Richmond, BC V7E 6BB
Phone 504 241.4357 | Fax 604 676.2288 | www, wea!thsmart ca

) ‘rhfsmassage is oniy to be reud by the addressee and is not for public distribution. The sender i is nat responsible for distribution of
this message beyond thie addriessee Intended. All information in this message is confidential to the addressze and should be tréated
as such To ensure lhn't trzd[ng Instructions are recelved dnd executed Ina timaly and accurate manner, please do not send any
1.raﬂ|ﬁg fastrictlons via &-mall not leave any such Instructians on volcemall. Please contact me directly at 604-242-4357 In order to
verbally conflrm your Instructions.
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TO: MAYOR & EACH

! . ; COUNGCILLOR
MayorandCouncillors FROM: CITY CLERK'S OFFICE
From: _ Olga |olga.tkatcheva@gmall.com]

nt: Sunday, 17 March 2013 11:58 PM
o MayorandGoeuncillors
Ce: gardencitylands@shaw.ca
Subjeet: . ) Walmart site planning In connection with Garden City Lands (
Categorles: 12-8060-20-8864 - Walmart/Smart Centre - Garden City & Alderbridge

Dear Council members,

I am respectfully asking you to disapprove of the plan that destroys the views from the
Gardep City Lands, and allow the Walmart mall to. be built exposed to the GCL side with a row
of stores. Leaving a green belt befween the Walmart complex-and the Garden City Lands would
make it more delicate and less intrusive.

Please make a conscious effort to keep in harmeny the future site of the community parks and
gardens with the commercial and residential areas surrounding it. The Garden City Lands has .
an enorpous potential to became a Jjewel, a focal point of our town, an envy for all
municipalities that did not pay attention and failed to preserve the natural areas of the
same significance in its center, but it needs a bit of special attitude in planning to
realize its potential in a best possible way. .

Right now the view from the Garden City Lands to the mounteins is the best one in the city,
pléase, keep itl

with best regards,
=roud member of the Garden Clty Lands coalitlon, Olgs Tkatcheva Richmond BC.

PHOTOCORIED

L - ( MR8 W8 | \,

MAR 18 2013 T A g
, : _ e\ AECEVED /O
- . e

& DISTRIBUTER o C R RRIS Y
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TO: MAYOR & EACH.

: ' _ : . COUNCILLOR .
MayorandCounciilors FROM: CITY CLLERK'S OFFICE
From: ‘ Richard Mathias [richard.mathias@ubc.ca)

nl: Sunday, 17 March 2013 7:34 PM
40 : MayorandCounclllors
Subject: Alderbridge Corridor
_ Categorles: 08-4100-02-01 - Davelopment - Inquiriés and Complaints - General

\

Mayor Brodie and Touncillors

Although I do not believe that Richmond needs another big box store for any reason, this
message is more about the sustainability of a healthy community through conservation. The
Alderbridge corridor is another unique Richmond feature that could be preserved or sacrificed
depending on your responses to Walmart's blandishments. Their position is one of profit not
liveability. I urge you to consider our generation who have already seen much of what was
Richmond sacrificed to profit and our future generations who will never be able to see what

we did, Sustaining our community is in your hands. I understand that resistance is

difficult and under very persuasive threat from those who see only thelr own motives. I also |
understand that resistance must be maintained, as once a declsion is made to allow this
corridor to be removed, it can never be reconstituted. As one developer said, the regulatory
authourity can refuse many times; but once agreement to develop is given, it cannot be

revoked as development is not reversible.' Please resist another” degradation of our
enyironment through unwise and unnecessary development. ' .

Thank you
~ichard Mathias

rofessor of Public Health, UBC
Richmond Resident since 1988
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TO: MAYOR & EACH

o COUNCILLCR
MayorandCouncillors : . FROM: CITY CLERK’S GFFICE
—om: Katie Efiot [kellot@langara.be.ca)

ni: - Monday, 18 March 2013 11:14 AM
To: MayorandCounciliors
Ce: gardencitylands@shaw.ca
Subject: Garden City Lands Preservaugn
Categorles; 06-2280-20-142 - Garden Cily Lands - Managsmant

Dear Mayor and Councﬂlors

You have acted steadfastly in the past to protect the integrity of the Garden City Lands.
This area has so much potential and value to its citizens, maioly.as an accessible natural landscape.

The bog drains so much rain which is particularly important, vital- in Rlchmond.
_All over Richmond, so many yards and ficlds keep being cemented over -- fo have a Jarge area with
good drainage, especially around the concrete jungle city centre, is obviously necessary!

"Planners and developers may wave around cash and say they can fix any pmblems they create.
(But they won't want to talk about all those tidal-wash wet parking garages in Steveston, for
example.)

We know that nothing can n,place the no-charge, fiee and efficient action of nature ef work.

- iease keep this area for urban gardens, a wildlife corr idor, and other pr 1ccless assets that enhance
civic wellbeing.
This will be a legacy to be proud of.

" Thank you,
Katie Eliot

Katie Eliot

Division Assistant
Creative Arts & Humanities
(604) 323-5005

Langara College
100 Wesat 49th Avenue, Vancouver, BC, V5Y 2Z6
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TO: MAYOR & EACH
) COUNCILLOR

MayorandCounchllors ZROM: CITY CLERKS OFFICE
Scom: Winnle [so.winnle@gmaill.com}
nt: ; Monday, 18 March 2013 10:43 AM
vo: MayorandCouncillors
Ce: - ’ Garden City News .
Subject: Large plan on the north side of Garden City Lands

. Catagories: - 12-8060-20-88864 - Walmart/Smart Cenirs - Garden City & Alderbridge

Dear Mayor and Councillors,

I recently read about and saw the video of the presentation video of "Garden City Smart Centres”. 1 was
shocking to ‘see this destruction,
http://www. youtube.com/watch?v=R _UoH-lwdfk

I'can't described how upset | am with this plan to destroy our beautiful neighbourhood. Does Richmond need
such a large big box ugly outlet style mall so close to our city centre? Why would the developers be allowed to
cut down so many trees and destroy the habitat of wildlife in Richmond, This will also change the viewscape of
the Lands and worsen the already bad traffic along Gardencity road. It may be alright to have a Walmart store
in Richmond (which I am not really happy with) but we DO NOT need an extension of box stores for the cost
of destroying the important wildlife corridor along Alderbridge way.

As a resident of Richmond for more than 10 years, I would urge al! councillors and the mayor to stop and
reconsider this development and protect the viewscape and this important wildlife corridor.-

. this ever will happen, T would have left no choice but to move out of this city.

Sincerely,

Resident of Richmond
Winnie W. Y. So

1105 - 6233 Katsura Street,
Richmond, BC
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TO: MAYOR & EACH

. ’ . ' COUNCILLOR -
MayorandCouncilfors ; , ‘FF'.OM: CITY CLERK'S OFFICE
om: normah@elus.net '
v ont . Monday, 18 March 2013 12: 04 PM
To: MayarandCounclliors
Ce: " GardenCiryLands@shaw.ca
Subject: Proposed development encroaching Garden City Lands
Categoties: 12-8060-20-8664 - Walmarl/Smart Centre - Garden Cly & Alderbridge

To Richmond Mayor and Counczllors

We were dismayed to hear of the proposed Walmart development to go along the perimeter of the Garden City
Lands. We have fought to keep this parcel in the ALR and, as such, thought it was a protected corridor. The -
QGarden City Lands area is a small space and the idea of a development of the magnitude of the one including
Walmarl would be an encroachment that would not only dwarf the site but might also be the 'leading edge of
the wedge' that would determine, disqualify or limit plans for future use. We do not have a scarcity of land set
aside for mall use. Number 3 Road hds several malls to choose from and the Costeo development is only a
short distance away. In addition, East Richmond already has a huge Walmart Mall along with the congestion of
teaffic that goes along with it. However, we do have a very limited amount of land within the ALR. That land
is always under pressure of development and, while the development proposed at the present time is not
actually using the land site known as the Garden City Lands it will affect it and the future use of it.

We do not have the power to stop this development but we can appeal to our elected representatives, which we
are doing. Pleaso remember that you are the custodians for this land and act accordingly.

t:rnie & Norma Houle
+/29) Westminster Hwy.
Richmond, B.C.
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P ' ‘ro; MAYOR & EACH

; _ GOUNCILLOR
MayorandCouncillors ’O&f CITY CLERK'S QFFICE
Srom: . De Whalen [de_whalen@hotmail. r:om-] ’

Sent: Wednesday, 20 March 2013 10:41 PM

To: __ Bhreandain Clugston; MayorandCounclllors

Subject: ) Letter to the Editor )

Categorlos: 06-2280-20-142 - Garden Clty Lands - Management 5

: ’ i@.@%\
March 20,2013 " PHOTOCOPIED R DRI .

‘ L ’
Bhreandain Clugston . ] i 712
Richmond Review : MAR -2 ) 2013 =. . MARZ12013
. .. IL‘
Letter to the Edit ' ; ”W
etter to the Editor . T
& I..,TP.IBUTED_ \L@\CPK v [o)

Re: “Respect the people, nature and legacies”

[ enjoyéd reading Jim Wright’s column on March 15™ about the Garden Clty Lands. As a member of the
Richmond Poverty Response Committee 1 can confivm the group discussed the future viewscape and some even
tm.ued the Jand one weckend in the rain.

1 consider it an absolute dlsgrace for the City to propose building a Walmart right next door to this pristine -
environment. They have already allowed the developer to dump fill on the so-called “environmentally sensitive
area” parallel to Alderbridge and kill all the trees that would have hidden the concrete backside of Walmart-to-
"o, _

What would I rather Yee? I’d like to see the Cxty invi te all Richmondites to pamcapate in the plannmg of the

“Garden City Lands and the Alderbridge eorndm

I can envision hundreds of community sarden plms as well as incubator farms for new young farmers and

larger test plots for established farmers to grow organic produce. The Garden City Lands could be a centre for
neighbouring Kwantlen Polytechnic University’s Urban Agriculture program. Young urban farmers could rent -
land and employ new practices that produce more per acre than traditional pracuoes as well as supply some of
Rxchmond s food needs :

1t could also be a tourist attraction. The land already has the calchy title of the “Garden City.” Visitors wouldn't
need much convincing to come and experience the view, natural environment and food production methods.
Local restaurants would be a market for fresh organic produce, especially cons;denng we are next to the third
largest city in Canada with the most food conscious résidents and the best restaurants in the land.

. And let’s not forget that the land includes delta bog with rare bog plant species and vnique animals. Raised

walkways, seating and educational signposts similar to the Nature Park could meander through the area and
‘allow families to relax, rcmv!gorate and 1&arn to respect this la.nd

Come on \/Iayor and Council, Richmondites deserve to bc involved in plaunmg tha future of the Garden City
Lands and environs. Don’t leave us out of the viewscapel

De Whalen
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Alexandra Way with our Development Permit submission that will include a series of
pedestrian nodes through the length of Alexandra Way

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 Walmart; needs a more 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 Clty to determine the character of the landscaped deck. We will provide a
stair access from 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 circulation system
throughout the site, not just painted stripes; Al 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 fo 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 public 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
through the entire project and combined with other elements; As noted In previous items, the
exterior fagade design will be refined with larger areas of materials used.

rain protection needs to be confinuous through the project along pedestrian routes; could be at
different levels; could be 2 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. art 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 Alderbridge Way, Garden City Road and Alexandra
Road etevations; broken-down mass is nol 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 exterior 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 characler; 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 challenging project; one of the most complex projects considered by the Panel; Agreed
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