
1. 
4236776 

  Agenda
   

 
 

Development Permit Panel  
 

Council Chambers, City Hall 
6911 No. 3 Road 

Wednesday, June 11, 2014 
3:30 p.m. 

 
 
1. Minutes 

 Motion to adopt the minutes of the Development Permit Panel meeting held on 
Wednesday, May 14, 2014. 

  

 
2. Development Permit 13-650988  

 (REDMS No. 4144693) 

 APPLICANT: First Richmond North Shopping Centres Ltd., (SmartCentres) 

 PROPERTY LOCATION: 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 

 
Director’s Recommendations 

 That a Development Permit be issued which would: 

 1. Permit the construction of a neighbourhood commercial centre 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 on a site 
zoned "Neighbourhood Commercial (ZC32) – West Cambie Area"; and 

 2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the building 
setback for Building N on May Drive from 5.0 m to 1.5 m. 
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ITEM   
 
 

2. 

3. Development Variance 14-657986  
(REDMS No. 4231371) 

 APPLICANT: Clive Alladin 

 PROPERTY LOCATION: 3800 Georgia Street 

 
Director’s Recommendations 

 That a Development Variance Permit be issued which would vary the provisions of 
Richmond Zoning Bylaw 8500 to reduce the minimum exterior setback for a principal 
dwelling (Zoning Bylaw Section 8.1.6.4) from 3.0 m to 1.2m and reduce the minimum 
setback for a detached accessory building (Zoning Bylaw Section 8.1.6.8) from 3.0 m to 
2.4 m. 

  

4. New Business 

 
5. Date of Next Meeting: Wednesday, June 25, 2014 

 
6. Adjournment 

 



Time: 

Place: 

Present: 

City of 
Richmond 

Development Permit Panel 
Wednesday, May 14, 2014 

3:30 p.m. 

Council Chambers 
Richmond City Hall 

Joe Erceg, Chair 
Robert Gonzalez, General Manager, Engineering and Public Works 
Dave Semple, General Manager, Community Services 

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

1. Minutes 

It was moved and seconded 

Minutes 

That the minutes of the meeting of the Development Permit Panel held on Wednesday, 
April 30, 2014, be adopted. 

CARRIED 

2. Development Permit 13-645579 
(File Ref. No.: DP 13-645579) (REDMS No. 4089087) 

APPLICANT: 

PROPERTY LOCATION: 

INTENT OF PERMIT: 

NSDA Architects on behalf of the Pacific Autism Family 
Centre Foundation 
1001 Hudson Avenue (formerly part of3600 Lysander Lane) 

1. Permit the construction of a 5,553 m2 building for treatment of, and education about, 
Autism Spectrum Disorder at 1001 Hudson Avenue on a site zoned "Auto-Oriented 
Commercial (ZC 1 0) ) - Airport and Aberdeen Village"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 
commercial parking spaces setback (Zoning Bylaw s 7.5.17) from 1.5 metres to zero 
metres along the northern lot line. 

1. 
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Development Permit Panel 
Wednesday, May 14, 2014 

Applicant's Comments 

Larry Adams, Principal, NSDA Architects, accompanied by Garth Ramsey, Project 
Manager, NSDA Architects, provided background information regarding the form and 
character of the proposed development and highlighted the following: 

• it is a multi-use community-based project which is intended to bring together the 
autism community in British Columbia principally through knowledge 
dissemination, research and assessment; 

• the proposed building is envisioned to become a provincial centre connected to a 
series of satellite facilities and services across the province; 

• the project is located on a piece of subdivided land with an area of approximately 
54,000 square feet and is currently used as a parking lot; 

• the triangle-shaped, long and linear building has a series of courtyards on the east 
side facing the dike and the Fraser River; 

• the courtyards facing the Fraser River include a passive courtyard for family 
contemplation and two outdoor play areas for children ages 3-5 and ages 5-10, 
respectively; 

• maj or funding for the proj ect comes from the Province and the three-storey building 
will need to comply with the requirements of the Province's Wood First program; 

• the project has addressed the traffic and aircraft noise concerns; 

• the building is intended to be transparent and will maximize the use of glazing; 

• daylighting is introduced as much as possible in the interior of the building as it is 
beneficial to children living with autism; 

• building entrance is at the northwest comer; 

• significant sustainability features will be incorporated and the building is proposed 
to meet LEED Silver equivalent standards; 

• the major components of the simple building exterior include a mixture of wood 
panels and wood cladding; 

• sunscreening is introduced particularly at the west and south sides of the building; 
and 

• metal louvers are used to screen rooftop mechanical structures. 

In addition, Mr. Adams reviewed the project's site context. 

2. 



Panel Discussion 

Development Permit Panel 
Wednesday, May 14, 2014 

Discussion ensued regarding the status of foreshore trees along the east side of the 
proposed development facing the Fraser River. In response to a query from the Panel, Mr. 
Adams advised that the trees are located on an Environmentally Sensitive Area (ESA) 
which is not part of the subject property. In response to the same query, Barry Konkin, 
Program Coordinator-Development, commented that a separate ESA Development Permit 
approved by Council has addressed the impacts to the foreshore trees related to the 
proposed dike construction along the foreshore area. In addition, Mr. Konkin noted that 
compensation planting in the foreshore area has been negotiated with City staff. 

Discussion ensued regarding public access to the dike. In response to a query from the 
Panel, Mr. Adams and Mr. Ramsey reviewed the pedestrian routes within the proposed 
development leading to the dike, noting that the main floor of the proposed building will be 
raised to the level of the dike. 

In response to queries from the Panel, Mr. Konkin provided the following information: 

• the existing grade of the site will be raised to 4.7 meter GSC, higher than the 
required 4.35 meter GSC, to provide better transition between the proposed building 
grade and the dike grade; 

• the subdivision of the subject site from the parent property secured a statutory right 
of way for public access to the dike; and 

• proposed dike improvements and upgrades have been secured through the 
subdivision servicing and ESA Development Permit applications. 

The Panel noted that the proposed sustainability measures are significant and substantial, 
which would possibly exceed the project's LEED Silver equivalency goal. 

Staff Comments 

Mr. Konkin commented that the project is a significant one and has potential to contribute 
to the City and the Province's autism community. He noted that the project has secured 
approximately 28 million dollars in public and private funding. 

Also, Mr. Konkin noted the following major sustainability measures being proposed by the 
applicant: 

• the building to be built according to LEED Silver equivalent standards; 

• a high-performance building envelope will be constructed to achieve energy 
efficiency; 

• provision of 120-volt electric vehicle charging plug-ins for five parking stalls; 

• introduction of drought resistant planting in landscaped areas; and 

• planting of 52 bylaw sized trees to compensate for the 26 bylaw sized trees to be 
removed from the subject site. 
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Development Permit Panel 
Wednesday, May 14, 2014 

Discussion ensued regarding the siting of outdoor parking spaces on the required setback 
from the northern lot line. In response to a query from the Panel, David Brownlee, Planner 
2, advised that the proposed outdoor parking area at the northern edge of the site is located 
on a shared drive aisle with the adjacent property to the north which provides public access 
to the dike. Also, Mr. Konkin mentioned that the rationale for the requested variance to the 
minimum commercial spaces parking setback is to allow the shifting of the proposed 
building to the north to accommodate the City's request for dike improvements. 

Correspondence 

None. 

Gallery Comments 

None. 

Panel Discussion 

The Panel expressed its support for the project and commended the applicant for (i) the 
significant sustainability measures to be incorporated, (ii) the proposed project design, (iii) 
the materials palette, and (iv) the landscaping scheme. Also, the Panel noted the detailed 
work done on the playgrounds which provide a tranquil environment conducive to 
children with autism. 

Panel Decision 

It was moved and seconded 

That Development Permit be issued which would: 

1. Permit the construction of a 5,553 m2 building for treatment oj, and education 
about, Autism Spectrum Disorder at 1001 Hudson Avenue on a site zoned "Auto
Oriented Commercial (ZC10) ) - Airport and Aberdeen Village"; and 

2. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 
commercial parking spaces setback (Zoning Bylaw s 7.5.17) from 1.5 metres to 
zero metres along the northern lot line. 

CARRIED 

4. 



Development Permit Panel 
Wednesday, May 14, 2014 

3. New Business 

It was moved and seconded 
That the Development Permit Panel meeting tentatively scheduled/or Wednesday, May 
28,2014, be cancelled. 

CARRIED 

4. Date Of Next Meeting: Wednesday, June 11, 2014 

5. Adjournment 

It was moved and seconded 
That the meeting be adjourned at 3:50 p.m. 

Joe Erceg 
Chair 

CARRIED 

Certified a true and correct copy of the 
Minutes of the meeting of the 
Development Permit Panel of the Council 
of the City of Richmond held on 
Wednesday, May 14,2014. 

Rustico Agawin 
Auxiliary Committee Clerk 

5. 



City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: June 11,2014 

File: DP 13-650988 

Re: Application by First Richmond North Shopping Centres Ltd., (SmartCentres) for 
a Development Permit 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 

Staff Recommendation 

That a Development Permit be issued which would: 

1. Permit the construction of a neighbourhood commercial centre 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 on a site zoned "Neighbourhood Commercial 
(ZC32) - West Cambie Area"; and 

2. Vary the provisions of Richrnond Zoning Bylaw 8500 to reduce the building setback for 
Building N on May Drive from 5.0 m to 1.5 m. 

4144693 



June 11,2014 - 2 - DP 13-650988 

Staff Report 

Origin 

First Shopping Centre North Ltd., (SmartCentres) has applied to the City of Richmond for 
permission to develop a neighbourhood commercial centre 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 on a site zoned "Neighbourhood Commercial (ZC32) - West 
Cambie Area". The site is currently vacant and has recently been cleared of vegetation (see 
Attachment 1 - Location Plan. 

The site is being rezoned from "Single Detached (RS lIF)" to "Neighbourhood Commercial 
(ZC32) - West Cambie Area" for this project under Bylaw 8864 (RZ 10-528877). 

The following bylaws received third reading at the Public Hearing on November 18,2013: 

• Official Community Plan Bylaw 7100, Amendment Bylaw 8865; 

• Official Community Plan Bylaw 9000, Amendment Bylaw 8973; and 

• Richmond Zoning Bylaw 8500, Amendment Bylaw 8864. 

The following table provides a brief statistical summary of the proposed development. 

Category 
..... 

Proposed EasfParcel (8) .? Totals 
' .....•. 

Propos~d West Parcel (A) . . .. 

Gross Site Area -
67,891 m2 (730,772 ft2) 16.77 ac. 

before dedications 
- -

Net Site Area -
29,362 m2 (316,049 ft2) 7.26 ac. 28,649 m2 (308,380 ft2) 7.08 ac. 58,012 m2 (624,429 ft2) 14.48 ac. 

after dedications 

Gross Floor Area 18,325 m2 (197,248 ft2) 17,473 m2 (188,080 ft2) 35,798 m2 (385,328 ft2) 

Gross Leasable 
17,191 m2 (185,042 ft2) 17,424 m2 (187,553 ft2) 34,615 m2 (372,595 ft2) 

Area 

Major Anchors 8,883 m2 (95,616 ft2) 14,725 m2 (158,501 ft2) 23,608 m2 (254,117 ft2) 

Proposed FAR 0.62 FAR 0.62 FAR 0.62 FAR (overall) 

Parkade Parking 411 -

Parking Under - 314 under structures 1,153 spaces 

Parking On-Grade 175 253 open to the sky 

Total Parking 586 567 1,153 spaces 

The applicant has agreed to the frontage improvements and site servicing requirements contained 
in the rezoning considerations. 

Development Information 

Please refer to attached Development Application Data Sheet (Attachment 2) for a comparison of 
the proposed development data with the relevant Bylaw requirements. 
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Background 

Development surrounding the subject site is as follows: 

To the north, across Alexandra Road is an area of older single-family residential lots, some 
occupied and others vacant, zoned "Single Detached (RSlIF)" and "Two Unit Dwellings (RDl)" 
plus one development site recently rezoned to "Residential/Limited Commercial (ZMUI6)" (see 
rezoning file RZ 12-598503) and one property zoned "School and Institutional Use (SI)". The 
Alexandra Neighbourhood Land Use Map calls for 3 different land uses along the north side of 
Alexandra Road opposite the proposed development site: 
• West end: Business/Office with office over retail at a maximum 1.25 FAR. 
• 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. 
• East end: 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 (4-6 storeys). 

There are currently 3 development applications on the north side of Alexandra Road (opposite 
the proposed development) including: 

• RZ 14-656219 at 9191 and 9231 Alexandra Road for 49 townhouse units; 

• DP 12-613923 at 9251 and 9291 Alexandra Road for 132 apartment units and ground floor 
commercial in 4 - 6 storey mixed-use (residential/commercial) buildings; and 

• RZ 12-598503 at 9311 Alexandra Road (a consolidation involving 6 former properties) for 
546 apartment units in 4 - 6 storey mixed-use (residential/commercial) buildings. 

To the east, across the proposed May Drive extension, the adjacent lot (9540 Alexandra Road) is 
designated "Park" and beyond is an area of older single-family residential lots, occupied or 
vacant, zoned "Single Detached (RSlIF)" and recently designated in the WCAP as Residential 
Area 2 for townhouse development with 0.65 base FAR and maximum 0.75 FAR with density 
bonus for affordable housing. Currently there are 2 development applications along the south 
side of Alexandra Road, east of the future May Drive including: 

• RZ 13-649999 located at 9580,9600,9620/9626,9660 and 9680 Alexandra Road for 107 
townhouse units; and 

• RZ 13-649641 at 9700 and 9740 Alexandra Road for 65 townhouse units; and 

To the south, across Alderbridge Way is the City-owned "Garden City Lands" within the 
Agricultural Land Reserve (ALR) and zoned "Agriculture (AGl)"; and 

To the west, across Garden City Road is an area of retail/commercial land uses zoned "Auto
Oriented Commercial (CA)" and "Gas & Service Stations (CGl)". 

Rezoning and Public Hearing Results 

During the rezoning process, staff identified that further design development was required 
regarding the following aspects of the development proposal, at the Development Permit stage. 
Staff have worked with the applicant to address the above issues in the following ways: 

1. Improved architectural facade design treatments at key comer locations; 

The architect has developed a hierarchy of 'lantern-like' architectural corner treatments 
for the built form at various key corner locations around the perimeter of the overall site. 
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The architect has increased the number of corner locations around the exterior of the 
proposed development with this 'lantern' corner treatment. In addition, the architect has 
increased the amount of higher quality (brick) cladding that wraps the corners of the 
buildings onto fronting streets around the exterior of the proposed development. 

2. Pedestrian upgrades to create a more pedestrian-friendly retail/commercial environment; 

In addition to the commercial-retail units (CRU's) along both sides of the High Street that 
wrap around the corners along Alderbridge Way, the architect proposes additional 
building articulations and facade material improvements around the perimeter of the 
proposed development while the landscape architect proposes enhanced perimeter 
boulevard landscape planting to improve the pedestrian experience. 

3. Improvements to the Alexandra Way pedestrian corridor in the west development parcel; 

The landscape architect has increased the amount of decorative paving along the 
Alexandra Way pedestrian corridor from buildingface to buildingface within the west 
development parcel. The central plaza area has been improved with the addition of a 
public art installation (i.e. detailed design to the approval of the City) and the inclusion of 
minor pedestrian nodes along this important pedestrian route through the west 
development parcel. 

4. Design modifications to ensure compliance with the relevant urban design guidelines; 

The applicant has submitted a revised urban design rationale that demonstrates that the 
proposed development will comply with the urban design guidelines and would adequately 
serve as the retail-commercial heart for the West Cambie Area (see Attachment 3 - Urban 
Design Rationale). 

5. Provision of adequate refuse and recycling facilities for each building; 

The applicant has provided garbage and recycling rooms throughout the development, 
which are indicated on the site plan and the respective building floor plans. 

6. A comprehensive Crime Prevention Through Environmental Design (CPTED) review; and 

The applicant has conducted a Crime Prevention Through Environmental Design 
(CPTED) review of the proposed development and submitted a comprehensive list of 
proposed CPTED features. CPTED principles are integrated into the design on all levels 
of the development from site layout, landscape, lighting and building design (see the 
CPTED section of this report and Attachment 8 - CPTED Features for a detailed list of 
the proposed CPTED enhancements incorporated into this proposed development. 

7. Landscape design improvements to the Alexandra Way pedestrian corridor and the perimeter 
landscape treatment plus the provision of a landscape cost estimate including a 10% 
contingency. 

The landscape architect has submitted revised, large scale landscape plans with sufficient 
detail (1:250m) that demonstrate the enhanced landscape treatment of the Alexandra Way 
pedestrian corridor including the decorative paving, lighting, planting, streetfurnishings 
and appointments that would contribute to the creation of a pedestrian friendly route as 
well as a comprehensive landscape screening strategy along the appropriate street 
frontages around the perimeter of the proposed development site. 
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The Public Hearing for the rezoning of this site was held on November 18,2013. Concerns were 
expressed regarding the buffering and screening of the proposed development site for the benefit 
of the Garden City Lands to the south. As a result, Council made the following referral to staff: 

"That staff explore the potential for the provision of an agricultural buffer along Alderbridge 
Way and report back. " 

Staff have worked with the applicant to ensure there is an effective landscape treatment and 
visual screen of the proposed development site from the Garden City Lands on the south side 
of Alderbridge Way that incorporates native and native-like plantings and minimizes wind
blown seed contamination from the development site to adjacent properties. Staff can also 
report that the applicant has proposed a multi-layered landscape strategy to screen views of the 
proposed development from the Garden City Lands that consists of 3 separate rows of street 
trees (i.e. in the centre median, in the boulevard strip on the north side of Alderbridge Way 
and in the building setback area on-site along Alderbridge Way). The proposed plant 
materials rely primarily on native cultivars to be more visually compatible with the natural 
landscape character of the Garden City Lands. In addition, native cultivars typically produce 
fewer seeds than native species and therefore should reduce wind-blown seed infestation from 
the proposed development lands to nearby sites and in particular the Garden City Lands. 

Staff Comments 

1. The proposed development scheme has satisfactorily addressed the significant urban design 
issues and other staff comments identified as part of the review of this Development Permit 
application. In addition, it complies with the intent of the applicable sections of the Official 
Community Plan and is generally in compliance with the relevant urban design guidelines 
with the exception of the zoning variance noted below. The urban design guidelines for this 
site within the West Cambie Area Plan and Character Area 2 - Mixed-Use (Retail-Office
Hotel) encompass the following considerations: 
• General Design Guidelines (i.e. overall character, pattern of development, landscape 

design, built form massing and height as well as architectural character); and 
• Character Area Design Guidelines (i.e. minimum lot size, orphan parcels, land uses, floor 

area ratio, floor plate size for retail, frontage conditions, build-to-lines, setbacks, site 
coverage, parking, site access, additional site considerations, architectural and landscape 
design). 

• A copy of the applicant's Urban Design Guidelines Checklist is located in the 
Development Permit file. 

Zoning ComplianceNariances (staff comments in bold) 

The applicant requests to vary the provisions of Richmond Zoning Bylaw 8500 to reduce the 
building setback for Building N on May Drive from 5.0 m to 1.5 m. 

The applicant requests a 3.5 m reduction in the building setback along May Drive (i.e.from 
5.0 m to 1.5 m) specifically for Building N but proposes to increase the overall width of the 
Area J land transfer to the City at the east end of the development site. The proposed increase 
to the width of Area J along the east side of the future May Drive extension is approximately 
5.9 m. Staffsupports the proposed variance to reduce the building setback along the west side 
ofthefuture May Drivefor Building N since the applicant has agreed to provide a wider land 
transfer to the City along the east side of May Drive for future park purposes, bringing the 
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building closer to the corner is consistent with the urban design objectives and the proposed 
design provides a pedestrian scale character along May Drive. 

Advisory Design Panel Comments 

The Advisory Design Panel (ADP) was supportive of this Development Permit application 
subject to satisfactorily addressing the comments of the ADP. A copy of the relevant excerpt 
from the Advisory Design Panel Minutes from Wednesday, March 5, 2014 is attached for 
reference (Attachment 4 Urban Design Panel Comments and Applicant Responses). The 
design response from the applicant has been included immediately following the specific Design 
Panel comments and is identified in 'bold italics'. 

Analysis 

Conditions of Adjacency 

1. To the North: 

a) The applicant has proposed a comprehensive architectural and landscape architectural 
screening strategy along the south side of Alexandra Road that provides buffering of the 
2 loading/service areas and precludes views into the parking structure from future 
development on the north side of Alexandra Road. The main portion of the Walmart 
store is setback approximately 35 m from the property line on the south side of Alexandra 
Road and incorporates a free standing vertical screen wall, a horizontal trellis and vines 
over the loading/service area, building facade articulations and upgrades to facade 
materials including more brick, flat and corrugated metal panels, Exterior Insulation 
Finishing System (EIFS) cladding plus metal screens with vine plantings. These 
proposed cladding materials in combination with the use of colour are intended to reduce 
the apparent visual scale of this large building facade and would create acceptable views 
from future residential development on the north side of Alexandra Road. The proposed 
architectural improvements are further enhanced by the proposed landscape screen along 
Alexandra Road including 2 rows of trees with a dense under-storey of shrub plantings. 

b) There is an outstanding staff referral to consider residential land use in this area from 
Planning Committee on April 23, 2014 with the following wording: 

"That the staff report titled, West Cambie: Alexandra Neighbourhood Business/Office 
Area Review, dated April 4, 2014 be referred back to staff so that it may be: 

1. deferred to a subsequent Planning Committee meeting to receive comment from the 
City's economic land consultant regarding the land use proposals; and 

2. referred to the Economic Advisory Committee for feedback. " 

Staff continue to work on this Planning Committee referral and will report out shortly. 

3. To the East: While the proposed width of the boulevard on the west side of May Drive has 
decreased due to the additional land transfer to the City for park purposes on the east side of 
May Drive, the applicant has compensated for this adjustment with the proposed inclusion of 
an architectural trellis with shrub and vine plantings to screen views of the open parking area 
from the future park area on the opposite site of May Drive. Additional screening to the 
Walmart store is also provided by street tree planting on the both sides of May Drive and the 
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applicant has also contributed $52,125 for supplemental planting within the proposed land 
transfer area (Area J), which is intended for future park use. 

4. To the South: 

a) The applicant has proposed a multi-layered, landscape design to screen views of the 
proposed development from the Garden City Lands that consists of 3 separate rows of 
street trees (i.e. in the Alderbridge Way centre median, in the boulevard strip on the north 
side of Alderbridge Way and in the building setback zone along Alderbridge Way). The 
landscape proposal was reviewed in consultation with Parks, Engineering and 
Transportation staff. For more detailed information regarding the ' agricultural 
buffer/screen' see the Landscape and Open Space section below. 

b) Parks staff presented the Garden City Lands Legacy Landscape Plan to the Parks, 
Recreation and Cultural Services Committee on March 25,2014. This plan proposes a 
dense tree buffer and screen along the south side of Alderbridge Way together with a 
network of perimeter trails that parallel the north side of the Garden City Lands but are 
set back from the road generally on the south side of the tree screen. This proposed 
perimeter landscape treatment along the north side of the Garden City Lands would 
further reinforce the screening strategies proposed as part of the SmartCentres 
development. See also the following website http://creategardencitylands.ca. 

5. To the West: The screening and buffering strategy along the west side of the proposed 
development consists of 4 rows of street trees (i.e. 1 row in the Garden City Road centre 
median, 2 rows on the Garden City Road east boulevard and 1 row on-site). There are 
overhead BC Hydro electrical lines within the boulevard therefore proposed trees under the 
wires will be relatively small magnolia trees. The proposed tree screen is reinforced by a 
dense planting of shrubs and groundcovers within the building setback area. 

6. Canopies Projections: The applicant also proposes the following canopy projections into the 
building setbacks beyond the allowable limits permitted in Richmond Zoning Bylaw 8500: 

• Building B canopies to a maximum of 0.95 m into the 1.0 m Alexandra Road setback; 

• Building J canopies to a maximum of 1.52 m into the 3.0 m High Street setback; 

• Building M canopies to a maximum of 1.87 m into the 2.0 m Alderbridge Way setback; 

• Building N canopies to a maximum of 0.77 m into the 1.5 m May Drive setback; and 

• East Anchor canopies to a maximum of 1.44 m into the 2.0 m Alderbridge Way setback. 

However, the Richmond Zoning Bylaw 8500 (i.e. section 4.12.8) allows canopies to project 
up to the lot line where greater projection is required for weather protection and the lot 
projection is approved by Development Permit. Staff supports the proposed canopy 
projections into the various road setbacks around the perimeter ofthe proposed development 
since they provide greater weather protection and comfort for pedestrians, they do not 
impede vehicle circulation and they should enhance the character of the proposed built form. 

Transportation and Traffic 

1. All Transportation requirements were identified in the rezoning considerations. These 
requirements are currently being addressed through the Servicing Agreement application 
process and include the following key components: 

4144693 



June 11,2014 - 8 - DP 13-650988 

a) Dedication of all required land for roads (i.e. Alexandra/Leslie Connector Road, High 
Street, May Drive extension and Alderbridge Way right turn/deceleration lanes); 

b) Restricting vehicle access to the site from Alderbridge Way and Garden City Road but 
allowing adequate site access with 4 driveways along Alexandra Road, 1 driveway along 
May Drive and 2 vehicle access points along the High Street. 

c) Provision of Transportation Demand Management (TDM) measures including a 25% 
increase in bike parking and storage, 2 separate end-of-trip bike facilities, parking spaces 
equipped with electric vehicle plug-ins and 10% of parking spaces pre-ducted for future 
electric vehicle plug-ins; 

d) A $90,000 cash contributions for 3 bus shelters and bus pads; 

e) A combined 3.3 m wide shared pedestrian sidewalk and off-street bike lane along 
Alderbridge Way and a separated sidewalk and bike lane along Garden City Road; 

f) The extension of the Alexandra Way pedestrian corridor through the west development 
parcel connecting the pedestrian plaza at the northeast corner of Alderbridge Way and 
Garden City Road with the West Cambie Area to the north; 

g) Submission of $3.45 million cash contribution for the City acquisition of 2 properties 
(4560/62 and 4580 Garden City Road) required for the Alexandra/Leslie Connector Road 
including the submission a letter of credit in the amount of $3.206,774 for construction of 
the Alexandra/Leslie Connector Road by the City in 2023; 

h) Provision of the required on-site parking spaces (1,153) and loading spaces (8 large and 6 
small); and 

i) Construction of all required new roads and frontage improvements (i.e. High Street and 
May Drive) and frontage upgrades along Alderbridge Way, Garden City Road and 
Alexandra Road. 

Urban Design and Site Planning 

1. The applicant has provided a comprehensive urban design rationale (see Attachment 3) that 
identifies the key site planning principles as summarized below. 

a) Creation of a pedestrian friendly retail-commercial 'High Street' that bisects the site; 

b) Provision of substantial floor area as small CRU's 12,160 m2 (130,888 fF) that range in 
size from 186 to 372 m2 (2,000 to 4,000 fF) that would create approximately 45 to 50 
individual CRU's providing a variety of small stores and offices including retail shops for 
fashion, shoes, house wares, electronics and cosmetics, restaurants, personal and 
professional services such as hair salons, optical and medical offices as well as financial 
services. These small CRU's would offer a variety of retail sales and services that have 
the potential to function as the retail-commercial heart of the West Cambie Area; 

c) Two large CRU's (Building A and the Walmart store) connected within the site at either 
end of the principle on-site, east-west vehicle and pedestrian axis as serving as the 
respective anchors for the west and east development parcels; 

d) A site access strategy and signage hierarchy with a highly legible sequence of site entry 
and arrival for both vehicles and pedestrians; 
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e) Provision on an elevated and landscape deck partially covering the open parking area in 
the east development parcel to screen views of this surface parking area from future 
residential development on the north side of Alexandra Road; 

f) Establishment of an internal circulation system providing all CRU's with vehicle access; 

g) The large building mass of the Walmart store setback from fronting streets and 
significantly separated from the land transfer for park use at the east end of the 
development site; 

h) An enhanced pedestrian environment for the continuation of the Alexandra Way 
pedestrian corridor through the west development parcel; 

i) A strong visual connection between the east and west development parcels across the 
High Street; 

j} No direct vehicle access from adjacent major (collector) roads; and 

k) Parking generally provided behind, within or under buildings/structures or well screened 
from the perimeter of the site. 

2. The applicant has demonstrated that the proposed development responses to the key urban 
design principles in the West Cambie Area Plan as summarized below. 

a) Overall Character and Pattern of Development: The High Street is roughly aligned with 
Alexandra Way pedestrian corridor on the north side of Alexandra Road. This pedestrian 
corridor continues through the west development parcel with a series of plaza areas and 
secondary nodes including higher quality pedestrian enhancements. The elevated deck 
provides additional screening and buffering from the future residential development on 
the north side of Alexandra Road, the land transfer of Area J will contribute to the 
creation of a north-south ecological corridor through the West Cambie Area and the 
Walmart store is well set back (approximately 80 m) and sufficiently screened from the 
future park corridor on the east side of May Drive. 

b) Building Massing: Despite the relatively low proposed site density, the proposed 
development presents a generally compact arrangement of smaller buildings that contain 
many small CRU's with a transition of building heights across the site from 2 to 4 storey 
building heights at the west end of the site, to predominantly I-storey buildings in the 
central portion of the site including the High Street, then stepping up in height on the east 
development parcel with the Walmart store consisting of 2-storeys over parking. This 
variety in building heights helps create visual interest and presents a built form massing 
that is pedestrian in scale. 

c) Architectural Elements: The interior site building facades form a series of carefully 
coordinated building fronting CRU's. Where CRU's do not wrap around from the 
interior of the site onto perimeter streets, the facade design of these buildings feature a 
variety of cladding materials and colours, breaks in building height including subtle 
streetwall articulations and modulated with gaps for pedestrian access to the surrounding 
streets in order to replicate the appearance of store fronting retail-commercial buildings. 

d) Landscape Elements: The landscape design presents a coherent and varied response to 
the variety of existing and anticipated future edge conditions. Careful attention has been 
directed to the creation of an effective visual screen from the Garden City Lands to the 
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proposed development consisting of3 different strategies along Alderbridge Way. See 
the Landscape and Open Space section below for a more detailed description of the 
proposed agricultural screening strategy. 

e) Build-to Line and Setbacks: In general, the proposed buildings are located along setback 
lines to create continuous building streetwalls, which avoids open parking areas adjacent 
to perimeter streets. The applicant has requested a building setback variance for Building 
N, which results from an increase in the width of the proposed land transfer (Area J) to 
the City for an ecological corridor along the east side of May Drive, which is supported 
by staff. 

±) Parking and Access: The majority (683 of 1,153) of parking stalls are to be provided as 
'structured' parking (i.e. in the parkade, under the Walmart store or the landscaped deck) 
and open parking areas are adequately screened along fronting streets with a combination 
of trees, shrubs, groundcovers and vines in combination with architecturally designed 
trellis structures. Vehicle access to the proposed development lands has been restricted 
from both Alderbridge Way and Garden City Road. 

g) Additional Site and Landscape Considerations: A variety oflandscape screening 
strategies have been incorporated into the design of the Alexandra Road and Alderbridge 
Way streetscapes including: 

• Multiple rows of street trees, dense foundation plantings of shrubs and groundcovers 
in the building setbacks; 

• Trellis structures, metal screens and free standing architectural screen walls at various 
locations; 

• The elevated landscape deck and public green space with a more porous streetscape 
to permit views from the future residential development on the north side of 
Alexandra Road; and 

• A landscape design along Alderbridge Way that includes a rain garden and bio-swale 
boulevard treatments together with trellis and vine screening of open parking areas. 

h) Additional Building Design Considerations: SmartCentres has incrementally introduced 
design improvements to the building facades through the application review process 
including the following: 

• Addition or elaboration ofthe architectural 'lantern' elements at strategic comer 
locations; 

• Incorporation of more brick cladding wrapping around building comers onto 
perimeter fronting streets and on the 1 st storey of the larger anchor buildings; 

• Refinements to screen walls and trellis structures; 

• Introduction of trellis screens around the open parking areas that front street; and 

• Incorporation of tinted and spandrel glass panels to building facades along Alexandra 
Road. 

i) The 'High Street': The High Street which bisects the development site and connects with 
the Alexandra Way pedestrian corridor and the West Cambie Area to the north of 
Alexandra Road extends for 2 blocks and consists of small CRU's on both sides of the 
street together with approximately 8.0 m wide boulevards (curb to building face) 
including discontinuous landscape planting strips and enhanced pedestrian amenities. 
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3. Notwithstanding that the site plan in general orients the buildings to face internally, all 
exterior edges of the proposed development with frontages along the surrounding network of 
perimeter street incorporate a 'stage-set' architectural design approach that specifically 
addresses the varied site edge conditions, which is complemented by an elaborate landscape 
screening and buffering strategy that creates a dense and lush perimeter landscape treatment. 

Architectural Form and Character 

1. SmartCentres has progressively improved the quality of the architectural expression around 
the perimeter of the development site and in particular designed the building facades that 
front onto the surrounding streets. Specific improvements have been made to address the 
primary audiences that will view these various edges of the proposed development. The 
proposed architectural design responds to the various edge conditions in the following ways: 

a) The High Street is a pedestrian scale street with smaller scale, I-storey buildings and 
considerable variety in the fac;ade design. The proposed changes in fac;ade materials, 
slight variations in building height and the variety in colour and signage reinforce the 
notion of many CRU's along both sides of the High Street and should contribute to an 
attractive pedestrian shopping environment. 

b) The Alderbridge Way and the Garden City Road frontages are major road corridors and 
the architectural design of the proposed built form along these streets responds to the 
higher speed of traffic along these roads. The large scale building facades of the Walmart 
store and Building A have been partitioned into small panels of differing building 
materials and with varying colours. In a few location the architect proposes minor facade 
articulations to visually suggest smaller CRU's and reflect the internal use of the 
buildings on the exterior facades. The result is the creation of a more modern and 
streamlined architectural expression for these building facades, which will be primarily 
viewed by motorists along these busy corridors. 

c) The Alexandra Road frontage incorporates various techniques to screen the 
loading/service areas and parkade structure. Both loading/service areas are screened 
from view by building or screen walls in combination with vertical and overhead trellis 
structures. Elimination of night time deliveries would further reduce acoustical 
annoyance for the future residential development on the north side of Alexandra Road but 
SmartCentres indicates there are commercial requirements that preclude these 
restrictions. The applicant has improved the facade design of the parkade with a 
combination of tinted glazing or vine covered metal screens to preclude views to the 
interior of the parking structure from the street or the future residential development on 
the north side Alexandra Road. The elevated landscape deck design has been refined to 
address CPTED concerns by permitting more visibility into this area as well as the 
introduction of a new stairway entry at the northeast corner of the site. 

d) Along May Drive the Walmart store would be set back approximately 80 m from the 
street and the future park on the east side of May Drive. The building facade has been 
visually partitioned to reduce the apparent scale of the building by the introduction of 
articulations, cladding material and colour changes. 
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2. The applicant has reduced the number of free standing pylon signs, notable at the comer of 
Garden City Road and Alexandra Road and has better reflected the design of the 'lantern' 
elements at building comers into the pylon designs. 

3. The number of individual CRU's within the proposed development is anticipated to range 
from 51 to 74 individual retail spaces depending on negotiations with prospective retailers 
with the majority or approximately 38 of the CRU's to be smaller or less than 372 m2 (4,000 
fe). 

Engineering and Servicing 

1. All Engineering and Servicing requirements were identified in the rezoning considerations 
and agreed to by SmartCentres. At the time of writing this report these requirements are 
being addressed through the Servicing Agreement and District Energy Utility review process 
and include the following key components: 

a) Minimum 70% participation in the Alexandra District Energy Utility (ADEU); 

b) Submission of cash contributions for City Beautification (minus upgrades to the 
Alexandra Way pedestrian corridor) and Community and Engineering Planning; 

c) A Letter of Credit for the construction of the Connector Road by the City; 

d) Construction of all required off-site infrastructure upgrades, site servicing and 
connections including storm drains, sanitary sewers, watermains, ADEU infrastructure, 
and outside agency utility requirements including BC Hydro and telecom pre-ducting and 
allowances for kiosks; and 

e) Construction of all required frontage improvements around the perimeter of the site. 

2. SmartCentres has requested an exemption from the Flood Plain Designation and Protection 
Bylaw 8204 (2008) since several buildings are proposed below 2.6 m geodetic GSC (i.e. 
Building M and the Walmart vestibule including the Medical Clinic at 1.35 m and Building 
N at 1.6 m). The applicant requests this exemption for the following reasons: 

• The existing elevation of Alderbrdge Way is approximately 1.0 m geodetic GSC and the 
City prefers to have street fronting retail as much as possible along Alderbridge Way; and 

• Locating the Walmart vestibule at the lower elevation has the added benefit of reducing 
the overall height of the Walmart store along Alderbridge Way while also providing a 
relatively flat pedestrian connection between the parking area under the building and 
vestibule area. 

The proposed floor levels would be approximately 0.23 m and 0.4 m higher than the highest 
road crown of Alderbridge Way between May Drive and the High Street. The Director of 
Engineering and the Senior Manager, Building Approvals have reviewed and support 
SmartCentres request for this flood plain bylaw exemption. 

3. All fire prevention, detection and protection issues will be addressed during the Building 
Permit application review process. 
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Landscape and Open Space Design 

1. Agricultural Screen: In response to the referral from Public Hearing, the applicant proposes 
an agricultural buffer along Alderbridge Way to screen views of the proposed development 
from the Garden City Lands that consists of 3 different strategy areas, specifically: 

a) May Drive to Walmart Store: This portion of the agricultural screen consists of: 

II On-Site: An 11 m wide rain garden below the Walmart store roof connected to a 3 m 
wide bio-swale and associated wetland plantings along Alderbridge Way with a 3 m 
high architectural trellis screen and vine planting along the open parking area as part 
of the roof/site drainage system; 

II Boulevard: A formal row of medium-sized, pyramidal, deciduous street trees 
(Sweetgum) and grass under the trees in the 1.5 m wide boulevard strip for 
streetscape continuity, screening purposes and ease of maintenance; and 

II Median: A minimum 1.7 m wide centre median with formal row of large, columnar 
deciduous street trees (Red Maples) and grass under the trees for streetscape 
continuity, screening purposes and ease of maintenance. 

b) Walmart Store to High Street: This portion of the agricultural screen consists of: 

II On-Site: Street fronting commercial-retail units including the Walmart store entry 
visually open to the street in order to better activate the street with large, columnar 
deciduous street trees in grates; 

II Boulevard: A formal row of medium-sized, pyramidal, deciduous street trees 
(Sweetgum) and grass under the trees in the 1.5 m wide boulevard strip for 
streetscape continuity, screening purposes and ease of maintenance; and 

II Median: A wider (minimum 4.5 m) centre median with an infill of the medium-sized 
coniferous trees to supplement the existing mature coniferous trees where space 
permits and grass under the trees for streetscape variety, screening purposes and ease 
of maintenance. 

c) High Street to Garden City Road: This portion of the agricultural screen consists of: 

II On-site: An informal planting of native cultivar trees (Pine, fir, spruce, ornamental 
pear, and large and small maple trees) with an under storey consisting of 6 to 10 rows 
of broad-leafed, evergreen shrubs on the 1.5 m high sloping bank within the building 
setback for visual interest and screening purposes; 

II Boulevard: A formal row of medium-sized, pyramidal, deciduous street trees 
(Sweetgum) and grass under the trees in the 1.5 m wide boulevard strip for 
streetscape continuity, screening purposes and ease of maintenance; 

II Median: A minimum1.7 m wide centre median with formal row oflarge, columnar 
deciduous street trees (Red Maples) and grass under the trees for streetscape 
continuity and screening purposes and ease of maintenance. 

d) See also Attachment 5 - Agricultural Buffer/Screen along Alderbridge Way. 

2. Rain Garden and Bio-swale System: The rain gardenlbio-swale system has been sized to 
capture the first flush (initial 35mm) ofrainfall and also storms (up to 70mm per day). In 
order to accommodate this amount of rainfall the rain garden will have a 86.8 cu.m capacity 
and will be able to capture and infiltrate 99% of storm events. The civil engineering 
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indicates that given the underlying soil conditions, approximately 13% of the stormwater 
collected on the roof of the Walmart store roof (1 ,240 m2) can be directed through the rain 
garden. The rain gardenlbio-swale system includes catch basins to allow for major storm 
events with the rim elevations set lower than the adjacent sidewalks. These catch basins are 
connected to the Alexandra Road storm sewer along the north side of the development site. 
Due to the site grading it is not possible to connect the rain gardenlbio-swales and the 
parking lot bio-swales without pumping. The bio-swales in the parking lot drain the open air 
portion of the surface parking lots on the east development parcel with an overflow 
connection to the underground storm drain system The plant materials used for the rain 
garden and bio-swales include Bull-rush, Beatles Sedge, Coralberry, Oregon Grape and 
Willow. The rain garden and bio-swales are secured through a separate legal agreement. 

3. Perimeter Landscape: The agricultural screen along Alderbridge Way is complemented by a 
similar landscape screening design around the entire site perimeter consisting of multiple 
rows of trees and a dense foundation of shrub planting at the base of buildings. The majority 
of proposed tree plantings are specified at larger than the minimum required sizes. All grass 
areas are proposed to be No.1 fine turf sod and the applicant proposes an automatic 
irrigation system with rain sensors in all perimeter building setback areas with landscape 
planting as well as on the elevated deck. 

4. Elevated Deck: The landscaped design of this public open space has been modified to: 

a) Improve pedestrian access into this public open space from the northeast comer with the 
introduction of a stairway that creates a more direct and inviting entry to this informal 
park-like public use area; 

b) Address potential CPTED concerns by the inclusion of night lighting, the addition of 
seating and picnic tables and benches to encourage use and providing improved visibility 
and informal surveillance; and 

c) Introduce greater variety of public uses by the inclusion of a flat and flexible central grass 
area while still creating an attractive landscaped area and providing visual relief from the 
surface parking lot for the future residential development on the north side of Alexandra 
Road; 

5. Alexandra Way Pedestrian Corridor: The design of this pedestrian corridor through the west 
development parcel has been enhanced by: 

a) Increasing the width ofthe SRW area to include the sidewalks on both sides ofthe High 
Street and both sides of the respective on-site vehicle traffic aisles within the west 
development parcel; 

b) Providing more decorative paving (i.e. from building face to building face) on-site; 

c) Improving the integration of the various types of decorative paving materials to punctuate 
this pedestrian route with larger plaza areas and smaller seating nodes; 

d) Raising the elevation of the on-site pedestrian crossings of the vehicle traffic aisles; 

e) Extending the decorative paving of the east-west vehicle traffic aisle to connect with the 
High Street; 

f) Inclusion of a comprehensive and coordinated suite of street furnishings and 
appointments including benches, litter receptacles, bollards, lighting (i.e., pedestrian 
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lights, parking lot lighting, street lighting), bike racks, paper boxes, railings, planter 
boxes and pots, hanging baskets and banners; and 

g) Increasing the weather protection along this pedestrian corridor with primarily glass and 
metal canopies rather than canvas awnings for improved aesthetics and better durability. 

6. Plant Material Selection: The landscape architect proposes a natural character compatible 
with Richmond's riverine setting utilizing both native and native cultivar plant materials that 
will tolerate urban conditions. Some ornamental planting is used to highlight landscape areas 
that will be subject to closer visual scrutiny. The landscape design along Alderbridge Way 
relies more heavily on native wetland plant materials (i.e. Bull-rush, Beatles Sedge, 
Coralberry, Oregon Grape and Willow) that would be more compatible with the existing 
lowland bog landscape typical of the Garden City Lands. In general there is a heavier 
reliance on native cultivars, which typically do not propagate by reseeding to avoid the wind
blown seed infestation/contamination of adjacent sites as opposed to native species. The list 
of proposed native cultivar trees include Pine, Cedar, Fir, Spruce, Cypress, Alder, Aspen, 
various Maples, Oak, Serviceberry, Redbud trees. The proposed native and native cultivar 
shrubs include, Bull-rush, Coralberry, Coneflower, Wild Lilac, Arbutus, Dogwood, 
Honeysuckle, Huckleberry, Holly, Oregon Grape, Spirea, various Roses, Snowberry, Salal, 
Kinnickinnick, Sedges, Swordfern, Viburnum, Willow, and Wild Strawberry. The proposed 
site will be raised approximately 2.6 m above existing grade, the growing medium will be 
nutrient enriched, free draining soil and plants will need to withstand constrained locations, 
foot traffic, urban pollution, full sun, re-radiated heat from buildings and desiccating winds in 
summer as well as exposure to more extreme cold in winter. Therefore native wetland (bog
type) plant materials are not appropriate for this site. For more information regarding plant 
material selection and the full list of proposed plant materials see Attachment 6 - Plant 
Material Selection Criteria and Attachment 7 - List of Proposed Plant Materials. 

7. A total of612 trees (421 on-site plus 191 off-site) and 12,182 shrubs (11,519 on-site plus 663 
off-site) are proposed as part of the overall landscape design. The site has recently been 
cleared including the removal of 172 bylaw size trees. The proposed tree planting represents 
a replacement tree planting ratio of 1 :3.5 (i.e. 3.5 replacements trees for each existing bylaw 
size tree removal). As compensation for the recent removal of four (4) large on-site trees 
(i.e. 1-80 em caliper Douglas Fir, 1-111 em caliper Douglas Fir, 1-100 em Linden and 1-35 
em Balsam Fir) the applicant proposes six (6) 5 m high Fir trees along Alderbridge Way 
between High Street and Garden City Road and fourteen (14) 5 m high Cedars along 
Alexandra Road between High Street and May Drive. In addition, the applicant has agreed 
to contribute $52,125 for enhancement planting in Area J and $186,151 for enhancement 
planting within the West Cambie Park to establish a north-south ecological corridor through 
the West Cambie Area. The applicant has also submitted a detailed cost estimate prepared by 
a BC registered landscape architect for all on-site hard and soft landscape construction in the 
amount of $924,782.65 including a 10% contingency. 

Crime Prevention Through Environmental Design (CPTED) and Sustain ability 

1. SmartCentres has conducted a thorough CPTED assessment of the proposed development 
and proposes to integrate 17 CPTED principles into the design on all levels of the 
development from site layout, landscape design, lighting and individual building design 
including appropriate visibility and transparency, informal surveillance, security night 
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lighting around buildings and in public open space areas, provision of pedestrian amenities in 
secure locations with ample informal surveillance, comprehensive parkade security features, 
impact resistant cladding materials on buildings particularly at-grade and the use of glazing 
to increase visibility to deter crime. See Attachment 8 for a complete list of CPTED features 
incorporated into the design of this proposed development. 

2. SmartCentres has submitted a comprehensive list of24 sustainability features incorporated 
into the design of this proposed development most significantly a minimum of70% 
participation in the Alexandra District Energy Utility, incorporation of an integrated on-site 
storm drainage management system including rooftop rainwater detention connected to a rain 
garden and bio-swales with permeable site paving and a green roof over a portion of the 
parking area. See Attachment 9 for a complete list of sustainability features and Attachment 
10 for a general description of the stormwater management system and the role of the 
proposed rain garden and bio-swales. 

Public Art 

SmartCentres has agreed to incorporate an on-site public art installation 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 ft2 x $0.40/ft2) and to the approval of the Director of 
Development. A letter of credit in the amount of $155,077 for public art is a requirement as well 
as a public art covenant as security for the completion of the public art installation. 

Conclusions 

The SmartCentres proposed development as currently envisioned represents a marked 
improvement from the original development proposal and has adequately addressed the 
significant urban design challenges. It complies with the intent of the applicable sections of the 
Official Community Plan and is generally in compliance with the relevant urban design 
guidelines for this site within the West Cambie Area Plan. Staff recommends support for this 
Development Permit application. 

Brian Guzzi, MCIP, MCSLA 
Senior Planner/ Urban Design 
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Prior to approval ofthe Development Permit, the developer is required to complete the following: 

1. The granting of a 1.5 wide statutory public right of passage right-of-way along both (east and west) 
sides of the High Street property lines for road, utility and sidewalk purposes. The exact 
configuration of this SRW area is to be determined by the.Road Functional Plan to the approval of the 
Director of Transportation and the Director of Engineering. The owner/developer would be 
responsible for any landscape and sidewalk maintenance while the City would be responsible for any 
utility maintenance after final acceptance by the City. The City would assume liability for this SRW 
area following final acceptance by the City. 

2. Receipt of a Letter of Credit for landscaping in the amount of $924,782.65 (based on a landscape cost 
estimate prepared by a BC registered landscape architect including a 10% contingency). 

3. Registration of a legal agreement on title to ensure that landscape planting along all fronting 
perimeter streets including Alderbridge Way, Garden City Road, Alexandra Road, the future High 
Street and the future May Drive extension is maintained and will not be abandoned or removed. 

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 for works on Roadways (by Ministry of Transportation) and MMCD Traffic Regulation 
Section 01570. 

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

3. The applicant is required to submit detailed site and landscape grading plans including detailed 
landscape irrigation plans as part of the Building Permit drawings. 

4. The applicant is required to submit more detailed supplemental stormwater management information 
and calculations from the Civil Engineer to better explain how the discharge of rooftop rainwater 
detention will be controlled to match the capacity of the associated rain garden and bio-swale system 
along the Lansdowne Road frontage. 

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 ofthe 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 
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the Director of Development. All agreements shall be in a fonn and content satisfactory to the 
Director of Development. 

• Additional legal agreements, as detennined via the subject development's Servicing Agreement(s) 
and/or Development Pennit(s), and/or Building Pennit(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, piling, pre-loading, ground 
densification or other activities that may result in settlement, displacement, subsidence, damage or 
nuisance to City and private utility infrastructure. 

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

An executed copy ofthe DP Considerations is in the DP file. 
Signed Date 
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Development Application Data Sheet 
Development Applications Division 

DP 13-650988 Attachment 2 

Addresses 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 

First Richmond North Shopping Centres Ltd., 
Applicant: (SmartCentres) Owner: same 

Planning Area(s): West Cambie Area - Alexandra Neighbourhood Land Use Plan 

Floor Area: Gross: 35,708 m2 (384,356 ft2) Net (Leasable): 34,525 m2 (371,623 ft2) 

I Existing I Proposed 
Site Area 67,891 m2 (730,772 fF or 16.77 ac.) 58,012 m2 (624,429 ft2 or 14.48 ac.) 

Land Uses Vacant Commercial (Retail) 

OCP Designation Commercial I ESA Commercial I OCP Amendment 

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

West Cambie Area 
I Bylaw Requirement I Proposed Variance I 

Floor Area Ratio 
Area A: 1.25 to 2.0 FAR Area A - 0.62 FAR Zoning 
Area B: Max. 1.0 FAR Area B - 0.62 FAR Amendment 

Lot Coverage Max. 55% Area A - 54.8% none 
Area B - 54.3% 

Setback - Alexandra Road Min. 1.0 m Min. 1.0 m none 

Setback - May Drive Min. 5.0 m Min. 1.5 m Variance 

Setback - Alderbridge Way Min. 2.0 m Min. 2.0 m none 

Setback - Garden City Road Min. 3.0 m Min. 3.0 m none 

Setback - High Street Min. 3.0 m Min. 3.5 m none 

Height (m) Max. 22 m geodetic 
Area A max. 18 m 
Area B max. 19 m none 

3 stall per 100 m2 

832 Regular 
Max. 50% Small 

Min. 2% Accessible 
288 Small 

25 Accessible 
Off-Street Parking Spaces Required Area A = 684 

Provided in Area A = 586 
none 

Required Area B = 690 
Provided in Area B = 567 

Required Total = 1,374 
Total Provided Spaces = 1,153 

with TDM Package = 1,153 

Loading Spaces 5 large (WB-17) spaces & 8 large (WB-17) spaces & 
none 

7 medium (SU9) spaces 6 small (5.5 m x 2.65 m) 

Required in Area A = 47 Provided in Area A = 50 
Bike Parking - Class 1 Required in Area B = 47 Provided in Area B = 69 none 

Total Required = 94 Total Provided = 119 
Required in Area A = 69 Provided in Area A = 86 

Bike Parking - Class 2 Required in Area B = 69 Provided in Area B = 86 none 
Total Required = 138 Total Provided = 172 

4144693 
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 c
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n 
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f 
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re

e 
st
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ed
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g 
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s 
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ce
s 
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l 
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te
d 
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 p
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. 
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H

ig
h 

de
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it
y 

de
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en
t m
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 m
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 o
f 
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nd
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ou
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W
a

te
r 

E
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n
c
y
: 

+
 

N
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e 

d
ro

u
g

h
t r
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 p
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nt
in

g 
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!l 
b

e 
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ed
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o
 r

ed
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e 
n
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d

 fo
r 

ir
ri
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ti
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D
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l f

lu
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ill

 b
e 
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ur
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ed
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ll 
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m

m
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 r
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l 

un
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 fi
t-

ou
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. 

E
n

e
rg

y
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n
d
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o
s
p

h
e
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: 

+
 

N
on

-C
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 r
ef

ri
ge

ra
nt

s 
w

ill
 b

e 
us

ed
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V

A
C 

eq
u

ip
m

en
t 

• 
S

un
sh
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in

g 
de
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ce

s 
ar

e 
de
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o
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e 
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 c
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m
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. 
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h 
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b
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n
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e 
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d 
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. 

• 
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on
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h

e 
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w
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ne
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U

til
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M
a

te
ri

a
ls
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n

d
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e
s
o

u
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e
s
: 
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A
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ti
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en
t 

pl
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w
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im
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em
en

te
d 
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di
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uc

ti
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an

d 
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ea
ri

ng
 

de
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 fr

om
 l

an
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ill
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it
es
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· 
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co

rp
or

at
io

n 
o

f l
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al
ly

 m
an

uf
ac

tu
re

d 
bu

il
di

ng
 p

ro
du

ct
s 

an
d

 m
at

er
ia

ls
. 

• 
U

se
 o

f 
hi

gh
 q

ua
li

ty
, d

ur
ab

le
 &

 lo
ng

-l
as

ti
ng

 m
at

er
ia

ls
. 

In
d

o
o

r 
E

n
v
ir

o
n

m
e

n
ta

l 
Q

u
a

li
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: 
• 

S
pe

ci
fy

 lo
w

 e
m

it
ti

ng
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at
er

ia
ls

 w
he

re
 p

os
si

bl
e.
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l 
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s 
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d 
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e 
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e 
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in
g 

un
de
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en
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th
e 

ea
st

 
pa
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el
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ho
r 

st
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• 
en

er
gy

 
ef

fi
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en
t 

li
gh

ti
ng

 
-

lo
w

er
 

li
gh

t 
le

ve
ls

, 
m

or
e 

ef
fi

ci
en

t 
bu

lb
s,

 
cu

tt
in

g 
en

er
gy

 
el

ec
tr

ic
al

 
us

e 
by

 
21

J%
 

· 
fl

oo
ri

ng
 

is 
fi

ni
sh

ed
 

co
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re
te

, 
el

im
in

at
in

g 
th

e 
n

ee
d

 
fo

r 
pr

od
uc

ti
on

 
of

 
vi

ny
l 

fl
oo

ri
ng

, 
ad

he
si

ve
s 

an
d

 
ch

em
ic

al
 c

le
an

in
g 

• 
ai

r 
ve

nt
il

at
io

n 
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 c
on

tr
ol

le
d 

by
 s

en
so

rs
 r

at
he

r 
th

an
 b

ei
ng
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n

 c
on

ti
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ou
s 

ai
r 

flo
w
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• 

en
er

gy
 r

ec
ov

er
y 

ve
nt

il
at

or
s 

an
d 

C
02

 s
en

so
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te

m
pe

re
d 

ai
r 

is 
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ed
 t

o
 h

ea
t/
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ol
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in
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r 
• 
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in
g 

h
ea

t f
ro

m
 r

ef
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ge
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ti
on
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q

u
ip

m
en

t t
o

 h
ea

t 
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e 
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e 

• 
E

nv
ir

on
m

en
ta

ll
y 

pr
ef

er
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le
 g
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co

l 
re

fr
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er
an

t O
n 

th
e 

m
ed

iu
m

 t
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pe
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tu
re

 lo
op
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H

G
 b

en
ef

it}
. 
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E

ne
rg
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vi
ng

s 
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a 
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D
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gh
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ig
er

at
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s 

w
it

h 
do

or
s 

an
d
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t 
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n
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w
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s.
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h 
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d 

di
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y 
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• 
LE

D
 l

ig
ht

s 
in
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io
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 a
pp

li
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ti
on

s 
lik

e 
st

or
e-

fr
on

t s
ig

ns
 t

h
at

 u
se

 9
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ne
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y.

 
• 
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w
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ge

 p
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ki
ng
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gh
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. 

• 
LO

W
-fl

ow
 w
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hr
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m
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xt

ur
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. 
• 

In
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ea
se

d 
ro
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 in
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ti
on

 t
o

 r
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uc
e 

h
ea

t a
n

d
 c

oo
li

ng
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. 
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ra
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 d
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 c
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at
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h 
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p
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C
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m
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v
e

n
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o
n
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h
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u

g
h
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n

v
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o
n

m
e

n
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D

e
s
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n
 

C
P
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D
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e 
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g

ra
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d
 

in
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e
 

de
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o
n
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l 
le

ve
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o
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e
 

d
e
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p
m

e
n
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o
m
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u
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si
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ra
ti
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s 
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e 
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 in
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V
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w

 c
o
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o
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h
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u

g
h

o
u

t t
h

e
 d

e
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p

m
e

n
t p
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n
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o
n
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 u

n
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u
p
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d

 v
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s 
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N
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is 

m
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h 
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s 
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s 
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pe
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m
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d
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h 
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e 
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t 
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w
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s 

w
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nd
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w
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m
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w
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w
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ti
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s 
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d 
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pi
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pr
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e 
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 c
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rs
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h 
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f c
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m

en
t 
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B
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r 
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ng
s 

w
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a 
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m
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r 
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th
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an
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di
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ra

ge
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c 
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h 
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e 

bu
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s.
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L

ig
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in
g 

le
ve

ls
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 b

e 
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 b
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an
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ng

 s
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ur
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y 
w
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 c
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n
d
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m
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L
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n 
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e 
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g 
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w
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gn
ed
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w
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y 
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e 
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ng
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d 
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ve
l 
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rs
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 p
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tr
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. 

• 
E

xt
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r 

bu
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di
ng

 
m

at
er
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 w
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be
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m
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ct
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is
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nt
 a

nd
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m

e 
w

it
h 

gr
af

fi
ti 
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st
an

t 
fi

ni
sh

es
 

(t
ex

tu
ri

ng
 

an
d 

co
at

in
g)

 
· 

L
ow

 
sh

ru
bs

 
w

ill
 

be
 

lo
ca

te
d 
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bu
il

di
ng

 
pe

ri
m

et
er

s 
to

 
di

sc
ou

ra
ge
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rt

un
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ie
s 
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r 

gr
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fi
ti 
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th
e 

w
al
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. 

• 
E
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ng

 p
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de
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y 
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d 
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 o
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or
tu

ni
ti
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n 
th

e 
st
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et

': 

W
ith

in
 t

he
 p

ar
ki

ng
 s

tr
uc

tu
re

s 
on

 b
ot

h 
pa

rc
el

s,
 t

he
se

 a
dd

it
io

na
l f

ea
tu

re
s 

w
ill

 b
e 

im
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em
en

te
d;

 
· 

W
al
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nd
 c
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 w

ill
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e 
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in
te

d 
w

hi
te

 
· 

G
la

ze
d 

lo
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ie
s 

at
 s

ta
ir

w
el
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 a

nd
 e

le
va

to
rs

 w
ill

 b
e 

in
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al
le

d 
to

 p
er

m
it

 v
is

ua
l 

su
rv

ei
ll

an
ce

. 
· 

V
is
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n 
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ne
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 w
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e 
pr

ov
id

ed
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t a
ll 
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bl
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 d

oo
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. 
· 

A
pp

ro
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 l
ig
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ve
ls

 w
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 p
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vi

de
d.
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 c
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cc
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r 
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 b
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ou
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• 
R
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pe

de
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an
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ll 
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nt
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. 

· 
C

ur
b 

le
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ill

 b
e 

pr
ov

id
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en

t t
o 
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ed

 p
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ki
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s 
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ir

ed
. 

• 
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de
w
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 d

ev
el
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m

en
t w

ill
 b

e 
de

si
gn

ed
 t

o 
be
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id

er
 t
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n 

m
un
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al
 s
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nd
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. 
• 

D
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pa

rk
in
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w
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 b

e 
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ov
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ed
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r 

bu
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di
ng
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nt
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. 

• 
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w
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 e
nt

ry
 d

oo
rs

 w
ill

 b
e 

pr
ov

id
ed

 a
s 

re
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ir
ed

 b
y 

th
e 

BC
 B

ui
ld

in
g 

C
od

e,
 

· 
A

ll 
w

as
hr

oo
m

s 
pr

ov
id

ed
 in

 B
as

e 
B

ui
ld

in
gs

 w
ill

 b
e 

de
si

gn
ed

 t
o

 a
cc

es
si

bi
lit

y 
st

an
da

rd
s,
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O

v
e
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C
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tr
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is 

a 
vi
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an

t, 
ur
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n 
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de

 
th
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ve
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an

d 
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s 
an

 
ex
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g 

ne
ig
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or

ho
od

 
th

ro
ug

h 
m

od
er
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ti
on

 
an

d 
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fi
ne

d 
ar

ch
it

ec
tu

re
 

al
on

g 
w

it
h 

en
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ng

 
la

nd
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ap
e 
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es
, 

ga
te

w
ay

s 
an

d 
st

re
et

sc
ap

es
. 

T
he

 l
an

ds
ca

pe
 a

t 
C

en
tr

al
 

ha
s 

be
en

 d
es

ig
ne

d 
to

 e
m

ph
as

iz
e 

th
is

 d
ev

el
op

m
en

t 
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 a
 p

ro
m

in
en

t 
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m
m

un
it

y 
no

de
 a

nd
 

re
in

fo
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e 
on

e'
s 

se
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e 
of

 p
la

ce
 i

n 
th

e 
ci

ty
. 

T
he

 d
es

ig
n 

o
f 

th
e 

pu
bl

ic
 r

ea
lm

 
ha

s 
be

en
 

a 
ca

re
fu

l 
pr

oc
es

s,
 

ta
ki

ng
 

in
to

 
co

ns
id

er
at

io
n 

m
aj

or
 

ex
is

ti
ng

 
na

tu
ra

l 
fe

at
ur

es
, 

pe
de

st
ri

an
 

ci
rc

ul
at

io
n 

an
d 

sa
fe

ty
, a

nd
 u

rb
an

 d
es

ig
n 

ae
st

he
ti
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. 
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m
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g 
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ng
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si
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e 

de
ve

lo
pm

en
t 

on
 

M
ay

 
D

riv
e 

an
d 

A
le

xa
nd

ra
 

R
oa

d,
 

el
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re
la

x.
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h
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Excerpt from the Minutes from 

The Design Panel Meeting 

Wednesday, March 5, 2014 - 4:00 p.m. 
Rm. M.1.003 

Richmond City Hall 

Attachment 4 

DP 13-650988 - PROPOSED SMARTCENTRES (WALMART) RETAIL/COMMERCIAL 
(SHOPPING CENTRE-TYPE DEVELOPMENT) 

APPLICANT: Chandler Associates Architecture Inc. 

PROPERTY LOCATION: 20 properties (comer of Alderbridge Way and Garden City Road) 

Applicant's Presentation 

Architect Christopher Block, Chandler Associates Architecture Inc., and Landscape Architect 
Mary Chan Yip, PMG Landscape Architects, presented the project and answered queries from the 
Panel on behalf of the applicant. 

Panel Discussion 

Comments from the Panel were as follows: 

• commend the project team for a detailed and understandable presentation; 
Acknowledged. 

• good project; appreciate the applicant for addressing the sustainability aspects of the 
proposed development, e.g. energy transfer from one side to the other; Acknowledged. 

• concern on possible significant heat gain at the southwest comer of building A adjacent 
to the pedestrian arrival plaza; consider further design development, e.g. incorporate 
natural ventilation; 

The glazing in this area will be treated to allow minimal heat gain. The overall 
energy performance of this building will be subject to energy modeling in 
conjunction with the District Energy Utility connection. 

• the proposed development appears internally faced, i.e. it is turning its back on the 
streets, except at the High Street; would like to see more porosity in street-fronting 
buildings in other parts of the development; 

4144693 

Significant attention has been given to the expression along the street fronting 
buildings. Each building along Alderbridge Way incorporates considerable vision 
glass in the elevation as well as lantern elements and associated materials at the 
corners which wrap around and extend the "internal" expressions to the exterior. 
The internal expression is further expressed at the corners by creating seating plazas 
that extend toward the street which will be areas of activity that will be directly visible 
from the street. The buildings have also been moved forward to the perimeter of the 
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site to engage the street. The buildings along Alderbridge at the east side of the site 
are an extension of the High Street and share the same architectural expression as 
High Street and also have a number of storefront entrances directly facing 
Alderbridge. 

• applicant made a highly detailed presentation; the architecture is "stage set"; not 
personally preferred but generally appreciated by the public as is the case with Park 
Royal Shopping Centre; 

Acknowledged. 

• appearance of the proposed development has improved compared to the previous 
preliminary presentation to the Panel; appears to be a "series of factory outlets" but the 
architectural character have been improved; however, the proposed development still 
appears like a jig-saw puzzle of dis-associated pieces due to the abrupt transition from 
one store front to the next; 

The storefront design of the overall development has been designed with the 
principals of High Street. A number of different materials and design elements have 
been incorporated into the elevations to create distinct storefront expressions, yet 
remain tied in with an overriding design theme. 

• appreciate the Alexandra Way pedestrian corridor going through the project; however, 
consider enlarging the large central gathering area for pedestrians adjacent to the 
northwest comer of Building C to accommodate more people for future social events; 
applicant could utilize the adjacent space allotted for parking stalls which could be 
relocated elsewhere in the project; consider the Ladner Village Market precedent; 

The central plaza and the area around it has been designed to accommodate the 
possibility of creating a larger area for public gatherings. By treating the drive aisle 
paving in a similar material and colour as the plaza area, the distinction between 
sidewalk and driveway have been deliberately blurred. Our design anticipates the 
possibility of blocking off the driveway directly west of the central plaza, thereby 
creating a very large open area that spills on to the driveway and across to the 
sidewalk & plaza area in front of and adjacent to Building A. Also, while the 
Alexandra Way SRW will vary in width from 3.5m to more, the actual public space 
area is much wider, encompassing a variety of plazas and wider sidewalks. 

• the applicant has invested a huge amount of work and effort into the project; very well 
resolved; 

Acknowledged. 

• appreciate the edge treatments; proposed screening is supported; 

Acknowledged. 

• appreciated the 3D video presentation which effectively showcased the project; 
applicant should have referenced the video presentation more than the model in the 
presentation of the project to the Panel; 

Acknowledged. 

4144693 
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.. east comers of the Walmart store anchor building appear flat, unresolved and treated as 
boxes; "stage-set" treatment of lanterns appear excessive; 

We have redesigned the corner lantern element to be a more visually prominent 
element that is also functional in its placement at an important corner as well as 
creating a covered, direct connection from Alderbridge Way sidewalk to the covered 
parking area. 

.. Consider accentuating the expression of the exterior staircases on the outside of the 
building to be more visible from the street; lost opportunity to highlight and make 
visible from the streetthe vertical circulation within the building; 

We have accentuated the expression of the stairs along the west elevation of Building 
A through changes in the wall treatment and enhancing the glazing at the stairs. 
Please note that these stairs are only emergency exit stairs and will not be used by the 
public or store staff on a day to day basis. 

.. commend the applicant for the video presentation which effectively presented the 
proposed plant materials; however, the model reflects more accurately the expected 
planting conditions based on the choice of plant materials; planting as shown in the 
model responds better to CPTED issues, e.g. surveillance; 

As it is difficult to accurately depict planting in both graphic and physical model 
formats, some discrepancies are inevitable. The planting has been designed to allow 
for distant views through providing low dense planting at grade and trees with higher 
canopies. 

.. applicant has given careful consideration to the proposed edge treatments, e.g. planting 
of rows of trees; 

Acknowledged. 

.. the proposed rain garden has aesthetic value; however, the size of the catchment area is 
not commensurate to the size of the rain garden; the applicant should give further 
consideration to civil and geotechnical inputs; 

Please refer to attached letter from Aplin Martin describing the function of the roof
top rain water detention, rain garden and bioswales. 

.. applicant needs to carefully provide more soil volume in planting areas particularly for 
trees planted in paved areas to ensure long-term plant health and a vigorous 
appearance, which will have an impact on the customer experience; 

Structural soil will be used for trees in tree grate conditions to meet soil volume 
req uirements. 

.. examine on-site irrigation to ensure survivability of plants in small planted areas and on 
the park; 

We will review the respective conditions and provide irrigation accordingly. 

4144693 
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.. grade change at the park appear to have a negative impact on the pedestrian experience; 
consider further design development to the park, e.g. adding vertical elements to 
provide visual interest and attract pedestrians to the park; also, a staircase or broad 
stairway may provide a more gracious and formal park entry that could be integrated 
with the comer stairway to the parking below and provide alternate access into the 
park; 

We have met with Parks Dept and are relooking at the Green Space to generate a 
more appropriate entrance to attract pedestrians. In order for a more distinct arrival, 
the northeast corner has been opened for better visibility and a better connection 
between the Green Space and the street edge. The main entrance to this Green Space 
will be very generous with a series of seating/interaction opportunities with terraced 
plantings. Due to the grade transition, stairs are required; however, the stairs will be 
generous shallow steps. The inner row of trees along the sidewalk has been 
eliminated to allow for a better connection between the street edge and the Green 
Space. In opening up the Green Space with the intersection, the connection to the 
parking area below has been relocated off of May Dr. In a similar design manner, 
the connection to the parking areas has been opened up for visibility and to allow 
more natural light into the parking area. The steps will be generous and shallow 
with terraced plantings along the edges. 

.. park edges are not sufficiently activated and may pose CPTED and surveillance 
challenges; consider connecting the park's access into the shopping center side, e.g. by 
providing pedestrian pathways to the park; 

In reviewing with Parks Dept, we are adjusting the design to generate more nodes for 
interaction. The seating and picnic areas have been grouped to generate several 
seating nodes. We are eliminating the inner row of street trees and maintaining the 
shrub planting low to allow for better surveillance and connection to the street. In 
addition, a generous entrance is being integrated into the Park at the intersection to 
allow for better interaction and surveillance from the street. There is currently a 
connection to the parking area from the South edge of the Green Space. 

.. park geometry needs more logic; should be given the same level of attention to detail 
as in the rest of the landscaping on site; and 

The program and general concept was requested by Parks Dept., however with the 
opening up of the NE corner, we will integrate better detail elements. 

.. applicant has done a good job in greening and screening the loading area; however, the 
potential acoustic issue needs to be addressed. 

4144693 

Consideration has been given to acoustic mitigation in the design and operation of 
the building, and additional acoustic measures have been taken including the 
following: 

Providing a second solid construction screen wall directly adjacent to the 
Walmart loading bay area. The wall will be approximately 5m high. This is 
in addition to the existing solid screen wall that is at the north edge of the 
loading area. 

The Walmart loading area is set back greater than 30mfrom the property 
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line of the development across Alexandra Road. 

There is dense landscaping provided adjacent to the loading area, including 
continuous evergreen tree planting, which in addition to providing visual 
screening will provide some acoustic mitigation. 

In terms of operational practices, we offer the following comments: 

Walmart advises that they typically will have approximately 14 truck 
deliveries per week, or two per day. 

Unloading activities take place only once the delivery trucks have docked 
against the foam seals around each loading bay, thus ensuring all loading 
activities occur within the enclosed receiving area. No unloading activities 
take place outside the enclosed receiving area. 

Trailers are unloaded within the enclosed receiving area by pallet jacks and 
by hand. No motorizedforklifts are used. 

Refrigerated trailers are unloaded immediately, and so do not sit in the 
loading area with equipment running. 

It is worth noting that all the adjacent residential development will be built to aircraft 
noise standards which include increased exterior wall build-up, enhanced window 
acoustics, additional density roof ballast and air conditioning provided through the 
DEU, which allows windows to be closed even in the summer. 

Panel Decision 

It was moved and seconded 
That 13-650988 be supported to move forward to the Development Permit Panel subject to the 
applicant giving consideration to the comments of the Panel. 

CARRIED 

(At this point, John Saliken returned to the Panel) 
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Agricultural Buffer/Screen on Alderbridge Way Attachment 5 

The Public Hearing for the rezoning of this site was held on November 18, 2013. At the Public Hearing, 
the following concerns about rezoning the property were expressed: 

"That staff explore the potential for the provision of an agricultural buffer along Alderbridge Way and 
report back." 

The proposed agricultural buffer is intended to screen views from the Garden City Lands on the south 
side of Alderbridge Way to the development site on the north side of Alderbridge Way and consists of 
three (3) different landscape treatment zones. 

Agricultural Screen Zone 1 - May Drive to Walmart Store 

1. Concept: The design of this portion of the agricultural screen includes an 11 m wide rain garden 
below the Walmart store roof connected to a 3 m wide bio-swale and associated wetland plantings 
along Alderbridge Way with an architectural trellis screen and vine planting behind in combination 
with larger canopy deciduous street trees and grass under in the 1.5 m wide boulevard strip plus a 
wider (1.7 m) centre median with columnar deciduous street trees and grass under. 

2. Proposed Plant Material Types: 

a) Centre Median: Large columnar deciduous street trees (Red Maples) with grass under. 

b)' Boulevard Strip: Medium pyramidal deciduous street trees (Sweetgum) with grass under. 

c) Building Setback Zone (Bio-swale): Spruce and trembling aspen trees with an under-storey 
consisting of 4 rows of shrubs including willow, 3 types of sedges (i.e. Beatles, Bath and 
Drooping), bull rushes and snowberry. 

d) Building Setback Zone (Rain Garden): Fir and trembling aspen trees with an under-storey of 
sedges, bull rushes and snowberry. 

3. Rationale for Plant Selection: This portion of the agricultural screen proposes that the street fronting 
commercial-retail units including the Walmart store entry to be open to the street for better pedestrian 
activation with columnar deciduous street trees (Red Maples) in grates on-site together with larger 
canopy deciduous street trees (Sweetgum) and grass under in the 1.5 m wide boulevard strip and a 
wider (4.5 m) centre median with an infill of the existing large coniferous trees (Pines) to supplement 
the existing Pine trees where space permits and grass under for reduced maintenance and 
streetscape continuity. 

Agricultural Screen Zone 2 - Walmart Store to High Street 

1. Concept: Street fronting commercial-retail units open to the street in combination with on-site, 
boulevard and centre median street trees consisting primarily of coniferous tree planting where the 
centre median is wider and space permits. 

2. Proposed Plant Material Types: 

a) Centre Median: Pine trees infill with grass on the ground plain. 

b) Boulevard Strips: Medium pyramidal deciduous street trees (Sweetgum) with grass under. 

c) Building Setback Zone (in front of the Walmart Store): Large columnar deciduous street trees 
(Red Maples) in tree grates within a paved entry plaza area to the storefront. 

3. Rationale for Plant Selection: In the wider centre median, medium coniferous trees (Pines) to infill the 
existing pine trees for screening and grass under for reduced maintenance. In the boulevard strip, a 
medium pyramidal deciduous street trees (Sweetgum) for screening with grass under. Immediately in 
front of the Walmart store, large columnar deciduous street trees(Red Maples) for screening and an 
open plaza under for pedestrian circulation. 
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Agricultural Screen Zone 3 - High Street to Garden City Road 

1. Concept: Along this portion the landscape screen would involve dense random and irregular spacing 
of native cultivar trees (Pine, fir, spruce, ornamental pear, and large and small maple trees) with an 
under storey consisting of 6 to 10 rows of broad-leafed, evergreen shrubs on the 1.5 m high sloping 
bank within the building setback on-site in combination with medium deciduous canopy street trees 
(Sweetgum) and grass under in the 1.5 m wide boulevard strip and a wider (1.7 m) centre median 
with large columnar deciduous street trees (Red Maples) and grass under. 

2. Proposed Plant Material Types: 

a) Centre Median: Columnar red maples (Armstrong) with grass under. 

b) Boulevard Strips: Columnar maples trees (Autumn Blaze) with ornamental grasses (maiden 
grass and blue oat grass) plus beach strawberry as a groundcover. 

c) Building Setback Zone (sloping bank): Pine, fir, spruce, ornamental pear, and large and small 
maple trees with an under-storey of oregon grape, snowberry, spiraea, laurel, carpet and 
mediland rose in combination with 7 types of ornamental grasses (i.e. blue oat grass, maiden 
grass, silver grass, flame grass, fountain grass, moor grass and feather grass). 

3. Rationale for Plant Selection: In the narrow centre median, large columnar trees and grass under for 
reduced maintenance. In the boulevard strip, a formal row of columnar maples for screening with 
drought tolerant ornamental grasses on the ground plain for streetscape continuity. In the building 
setback an informal planting mix of coniferous and deciduous native cultivar trees and shrubs with 
more variety for screening, visual interest and forage. 

Note: Trees and shrub selections for this buffer are a combination of native, native cultivar and 
ornamental species, which are drought and pollution tolerant and will reduce wind-blown seed 
contamination of adjacent or nearby sites. 
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Plant Material Selection Criteria Attachment 6 

The plant material selection for the proposed SmartCentres development consists of native, native 
cultivars and ornamental plantings. The key objectives of the plant material selection include the following: 

• Create a compatible landscape character in response the surrounding context including both existing 
and anticipated future development as well as natural landscape character areas; 

• Complement the contemporary architectural character of the proposed buildings on-site; 

• Incorporate an effective landscape buffer strategy that will screen views of the proposed 
SmartCentres development from the Garden City Lands; 

• Propose streetscape landscape designs for the surrounding roads that is compatible with the 
landscape character of fronting streets beyond the development site and results in a coordinated 
streetscape treatment; 

• Select a wide variety of plant material types to increase the site bio-diversity and the habitat value of 
the landscape and also reduce the potential impact of disease infestations; 

• Incorporate rain gardens and bio-swales into the landscape design where possible to complement 
other stormwater management strategies to reduce storm drain discharge from the development site 
and reduce the reliance on the automatic irrigation system; 

• Select appropriate native plant material and native cultivars to create a landscape character that is 
compatible with the natural character of the adjacent Garden City Lands and to minimize wind-blown 
seed infestation of neighbouring properties; and 

• Selective use of ornamental plantings for seasonal variety and visual interest; 

Plant species have been selected to fulfil the above objectives including the incorporation of native plant 
materials as much as possible but since many native plants propagate by multiple and effective reseeding 
strategies, the proposed selection of plant materials and the planting plan design relies more on native 
cultivars to avoid wind-blown seed infestation, yet provide an appropriate natural character. 

The proposed native or native cultivar species include: 

• Native or Native Cultivar Trees: Pines, Cedars, Firs, Spruce, Cypress, Maples, Alder, Aspen, various 
Maples, Oak, Serviceberry and Redbud trees; and 

• Native or Native Cultivar Shrubs: Coralberry, Arbutus, Dogwood, Honeysuckle, Huckleberry, 
Hydrangea, Holly, Oregon Grape, Lilac, Spirea, various Roses, various Rushes, Snowberry, Salal, 
Kinnickinnick, various Sedges, Swordfern and Willow. These species will provide buffering yet, not 
impact neighbouring developments with wind blown seed infestation onto the Garden City Lands. 

Ornamental plantings have also been selected. These include street trees and on-site locations where 
native species are not able to offer the same buffering/screening qualities. Along Alderbridge Way, 
Garden City, High Street, May Drive and Alexander Road, large scale ornamental street trees have been 
selected. These species offer dense canopies for screening, are tolerant of urban pollution and do not 
generate seeds, which can infect neighbouring properties. Native tree species are generally not able to 
fulfil these requirements and typically are not available in large sizes. Ornamental grasses have been 
selected and these plants offer bio-filtration capabilities and are drought tolerant as well as tolerant to 
urban pollution and do not generate wind-blown seed infestations. Some ornamental shrubs and vines 
such as Hydrangea, Euonymus, Wisteria, Lonicera and Parthenocissus have also been selected as there 
are no native species which exhibit the same characteristics as these shrubs including vigorous growth 
for screening, tolerant of urban pollutions, drought tolerant and generally not propagating by wind blown 
seeds. 
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List of Proposed Plant Materials Attachment 7 

CENTRAL AT GARDEN CITY - ONSITE PLANT LIST 

NO BOTANICAL NAME COMMON NAME PLANTED SIZE/REMARKS 

22 ABIES FRASERI FRASER FIR 3.5M HT; B&B 

6 ABIES FRASERI (BIG) FRASER FIR 5M HT; B&B 

3 ACER CIRCINATUM VINE MAPLE 3.5M HT; B&B; 3 STEM 
CLUMP 

8 ACER GINNALA 'RED NOVEMBER' RED NOVEMBER MAPLE 6CM CAL; 1.8M STD; B&B 

44 ACER RUBRUM 'ARMSTRONG' RED MAPLE 8CM CAL; 2M STD; 

24 ACER TRUNCATUM 'PACIFIC SUNSET' PACIFIC SUNSET MAPLE B&B 6CM CAL; 2M STD; 

6 AMELANCHIER x GRANDI FLORA 'AUTUMN AUTUMN BRILLIANCE B&B 6CM CAL; B&B 
BRILLIANCE' SERVICEBERRY 

24 CERCIDIPHYLLUM JAPONICUM KATSURA TREE 10CM CAL; 2.0M STD; B&B 

11 CERCIS CANADENSIS 'FOREST PANSY' FOREST PANSY REDBUD 6CM CAL., 1.8M STD. 

14 CHAMAECYPARIS NOOTKATENSIS 'PENDULA' WEEPING NOOTKA CYPRESS - 4M HT; B&B 

14 PARROTIA PERSICA 'RUBY VASE' RUBY VASE PERSIAN 7CM CAL; 1.5M STD; B&B 
IRONWOOD 

7 PICEAABIES NORWAY SPRUCE 3.5M HT; B&B 

28 PICEA OMORIKA SERBIAN SPRUCE 3.5M HT.; B&B 

26 PINUS NIGRA AUSTRIAN BLACK PINE 3.5M HT; B&B 

104 POPULUS TREMULOIDES 'ERECTA' TREMBLING ASPEN 10CM CAL; 2M STD; B&B 

4 PYRUS CALLERYANA 'CAPITAL' CAPITAL ORNAMENTAL PEAR 8CM CAL; 1.5M STD; B&B 

14 PYRUS CALLERYANA 'CHANTICLEER' CHANTICLEER PEAR 8CM CAL; 1.8M STD; B&B 

33 QUERCUS PALUSTRIS 'GREEN PILLAR' GREEN PILLAR PIN OAK 10CM CAL; 2.0M STD; B&B 

15 ROBINIA PSEUDOACACIA 'FRISIA' GOLDEN LOCUST 8CM CAL; 2.0M STD; B&B 

14 THUJA PLiCATA 'EXCELSA' BIG WESTERN RED CEDAR 5M HT; B&B 

421 On-Site Trees SUb-Total 

13 AZALEA JAPONICA 'HINO CRIMSON' AZALEA; SINGLE DEEP #2 POT; 25CM 
CRIMSON 

24 CEANOTHUS THYRSIFLORUS 'VICTORIA' CALIFORNIA LILAC #3 POT; 50CM/#5 POT 

242 CORN US SERICEA 'KELSEYI' KELSEY DOGWOOD #2 POT; 50CM 

72 EUONYMUS ALATA COMPACTUS WINGED BURNING BUSH #3 POT; 50CM /#5 POT 

21 HYDRANGEA MACROPHYLLA 'RAMARS' CITYLINE PARIS HYDRANGEA #3 POT; 60CM /#5 POT 
PP310906 

17 HYDRANGEA QUERCIFOLIA 'SNOW QUEEN' OAK LEAF HYDRANGEA #3 POT; 80CM /#5 POT 

470 MAHONIA AQUIFOLIUM OREGON GRAPE HOLLY #3 POT; 50CM /#5 POT 

264 MAHONIA AQUIFOLIUM 'COMPACTA' COMPACT OREGON GRAPE #3 POT; 40CM /#5 POT 
HOLLY 

195 NANDINA DOMESTICA 'MOONBAY' DWARF HEAVENLY BAMBOO #3 POT; 50CM /#5 POT 

7 OSMANTHUS X BURKWOODII BURKWOOD OSMANTHUS #3 POT; 50CM /#5 POT 

118 PRUNUS LAUROCERASUS 'MT. VERNON' MT. VERNON LAUREL #3 POT; 50CM /#5 POT 

42 RHODODENDRON 'PESTE'S FIRE LIGHT' RHODODENDRON; APRICOT #3 POT; 50CM /#5 POT 

55 ROSA 'NOARE' CARPET ROSE; RED #2 POT; 40CM 
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45 ROSA 'NOARTRAUM' CARPET ROSE; PINK #2 POT; 40CM 

18 ROSA EXPLORER 'CHAMPLAIN' CHAMPLAIN ROSE; DARK RED #2 POT; 40CM 

114 ROSA MEIDELAND 'BONICA' MEIDILAND ROSE; PINK #2 POT; 40CM 

53 SALIX PURPUREA 'NANA' BLUE LEAF ARCTIC WILLOW #3 POT; 60CM 1#5 POT 

724 SPIRAEA JAPONICA 'LITTLE PRINCESS' SPIRAEA VAR. #2 POT; 50CM 

368 SYMPHORICARPOS DOORENBOSII 'KORDES' AMETHYST CORAL BERRY #3 POT; 45CM 1#5 POT 

57 VACCINIUM CORYMBOSUM 'BLUECROP' HUCKLEBERRY #3 POT; 60CM 1#5 POT 

20 VIBURNUM P.T. 'SUMMER SNOWFLAKE' SUMMER SNOWFLAKE #3 POT; 60CM 1#5 POT 
VIBURNUM 

215 CALAMAGROSTIS ACUTIFLORA 'KARL FEATHER REED GRASS #1 POT 
FOERSTER' 

651 CAREX CARYOPHYLLEA THE BEATLES BEATLES SEDGE #1 POT 

892 CAREX DAVALLIANA BATH SEDGE #1 POT 

136 CAREX PENDULA HAKONECHLOA MACRA DROOPING SEDGE #1 POT 

155 HAKONECHLORA MACRA JAPANESE FOREST GRASS #1 POT 

1002 HELICTOTRICHON SEMPERVIRENS BLUE OAT GRASS #1 POT 

1334 JUNCUS EFFUSUS COMMON RUSH #1 POT 

195 MISCANTHUS SINENSIS 'ADAGIO' MAIDEN GRASS #1 POT 

259 MISCANTHUS SINENSIS 'YAKU JIMA' YAKU JIMA JAP. SILVER GRASS #1 POT 

367 MISCANTHUS SINENSIS 'PURPURASCENS' FLAME GRASS #1 POT 

27 PANICUM VIRGATUM 'ROTSTRAHLBUSCH' RED SWITCH GRASS #1 POT 

1030 PENNISETUM ALOPECUROIDES 'HAMELIN' DWARF FOUNTAIN GRASS #1 POT 

445 SESLERIA HEUFLERIANA BLUE-GREEN MOOR GRASS #1 POT 

575 STIPA TENUISSIMA MEXICAN FEATHER GRASS #1 POT 

18 CAMPANULAPOSCHARSKYANA BELL FLOWER #2 POT; 80CM; STAKED 

8 LONICERA JAPONICA 'PURPUREA' PURPLE-LEAF HONEYSUCKLE #2 POT; 75CM; STAKED 

18 LONICERA x BROWNII 'DROPMORE SCARLET' SCARLET TRUMPET #2 POT; 75CM; STAKED 
HONEYSUCKLE 

30 PARTHENOCISSUS QUINQUEFOLIA ENGELMANN II VIRGINIA #2 POT; 60CM; STAKED 
'ENGELMANN II' CREEPER 

47 WISTERIA MACROSTACHYA 'BLUE MOON' KENTUCKY WISTERIA; LlLAC- #2 POT; 75CM; STAKED 
BLUE 

29 ECHINACEA PURPUREA KNIPHOFIA x PURPLE CONEFLOWER #1 POT 
'FLAMENCO' 

36 KNIPHOFIAXFLAMENCO RED HOT POKER #1 POT 

15 PEROVSKIA ATRIPLICIFOLIA RUSSIAN SAGE #1 POT 

33 RUDBECKIA FULGIDA VAR SULLIVANTIl RUDBECKIA; YELLOW #1 POT 
'GOLDSTURM' 

107 SAGINA SUBULATA IRISHMOSS #1 POT 

28 THYMUS PSEUDOLANUGINOSUS WOOLY THYME #1 POT 

527 FRAGARIA CHILOENSIS BEACH STRAWBERRY #1 POT 

262 GAULTHERIA SHALLON SALAL #1 POT; 20CM 

139 POL YSTICHUM MUNITUM WESTERN SWORD FERN #1 POT; 25CM 

11,519 On-Site Shrubs Sub-Total 
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CENTRAL AT GARDEN CITY OFF-SITE PLANT LIST 

NO BOTANTICAL NAME COMMON NAME PLANTED SIZE 

44 ACER RUB RUM 'ARMSTRONG' RED MAPLE SCM CAL; 2M STD; B&B 

25 ACER X FREEMAN II 'AUTUMN BLAZE' AUTUMN BLAZE MAPLE 10CM CAL; 2M STD; B&B 

26 ALNUS RUBRA RED ALDER SCM CAL., 2.0M STD.; B&B 

42 LlQUIDAMBAR STYRACIFLUA SWEET GUM 10CM CAL; 2.0M STD; B&B 

23 MAGNOLIA x 'GALAXY' MAGNOLIA 7CM CAL., 1.SM STD 

14 PINUS NIGRA AUSTRIAN BLACK PINE 3.5M HT; B&B 

13 PYRUS CALLERYANA 'CHANTICLEER' CHANTICLEER PEAR SCM CAL; 1.SM STD; B&B 

4 QUERCUS COCCINEA SCARLET OAK 7CM CAL; 1.SM STD; B&B 

191 Off-Site Trees Sub-Total 

16 ROSA 'NOARTRAUM' CARPET ROSE; PINK #2 POT; 40CM 

20 ROSA MEIDELAND 'BONICA' MEIDl LAND ROSE; #2 POT; 40CM 

124 SPIRAEA JAPONICA 'LITTLE PRINCESS' PINK SPIRAEA VAR. #2 POT; 50CM 

275 CAREX CARYOPHYLLEA THE BEATLES BEATLES SEDGE #1 POT 

126 HAKONECHLOA MACRA JAPANESE FOREST GRASS #1 POT 

317 HELICTOTRICHON SEMPERVIRENS BLUE OAT GRASS #1 POT 

54 PENNISETUM ALOPECUROIDES 'HAMELIN' DWARF FOUNTAIN GRASS #1 POT 

31 STIPA TENUISSIMA MEXICAN FEATHER GRASS #1 POT 

663 Off-Site Shrubs Sub-Total 
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Crime Prevention Through Environmental Design Features Attachment 8 

Crime Prevention Through Environmental Design (CPTED) principles are integrated into the proposed 
design on all levels of the development from site layout, landscaping, lighting and individual building 
design. 

1. View corridors throughout the development present long uninterrupted vistas 

2. Natural surveillance is maximized through visual connections to streets along the perimeter and 
through the development. 

3. Pathways with integrated landscaping will come with low plantings and high canopies to provide 
view corridors with no areas of concealment. 

4. Buffer plantings will include densely planted greenery to discourage traffic through the buffer areas. 

5. Lighting levels will be appropriate, balancing security with comfort and ambience. 

6. Landscaping used to screen the parking areas will be designed to allow visibility from the streets 
offering a good level of surveillance for cars and pedestrians. 

7. Exterior building materials will be impact resistant and come with graffiti resistant finishes (texturing 
and coating) 

8. Service doors will be provided with full length astragals and no-pull hardware. 

9. Low shrubs will be located at building perimeters to discourage opportunities for graffiti on the walls. 

10. Extensive glazing provides visibility and transparency and opportunities for "eyes on the street". 

11. Within the parking structures on both parcels, these additional features will be implemented; 

12. Walls and columns will be painted white 

13. Glazed lobbies at stairwells and elevators will be installed to permit visual surveillance. 

14. Vision panels will be provided at all public doors. 

15. Appropriate lighting levels will be provided. 

16. Multiple exits will be provided on all levels for clear routes of escape. 

17. All spaces will be visually open to provide distant views through the parking areas. 
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Sustainability Features Attachment 9 

SmartCentres has submitted a comprehensive list of sustainability features incorporated into the design 
of this proposed development including: 

1. Agreement 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 Alexandra District Energy Utility 
(ADEU); 

2. Thoughtful building design to reduce the amount of energy required for heating and cooling with 
attention paid to the efficiency of the building envelope and HVAC systems; 

3. Overall project deSign to achieve LEED Silver equivalency; 

4. Green roof over a portion of the parking area on the east development parcel; 

5. Roof top rainwater detention (Walmart store) with reduced storm water discharge; 

6. Rain garden and bio-swale system connected to roof top rainwater detention; 

7. Incorporation of large permeable paving areas in the west development parcel; 

8. Compact development with reduced parking with multi-modal site access; 

9. Providing the majority of parking stalls (683 of 1,152) as 'structured' parking (i.e. in the parkade, 
under the Walmart store or under the elevatedllandscape deck reducing the heat island effect; 

10. Electric vehicle stalls with plug-in charging eqUipment; 

11. End-of-Trip bicycle facilities within the 2 anchor CRU's; 

12. Alexandra Way connectivity to the West Cambie Area together with pedestrian environment 
enhancements will encourage walking and fewer vehicle trips; 

13. Reduced storm water discharge through rooftop detention, permeable paving, a rain garden, bio-
swales 

14. Storm water discharge treatment through oil and water separators; 

15. Water efficient plumbing fixtures and energy efficient electrical appliances and equipment; 

16. Utilization of high-efficiency LED and night-sky friendly lighting. 

17. Selection of plant material that is vigorous, hardy, drought tolerant, native-like in character and non
seed propagating varieties that will not contaminate adjacent site such as the Garden City Lands; 

18. Incorporation of 'continuous trench' planting technique within all narrow planting strips on-site, 
along boulevards and within centre median strips to provide additional soil volume to ensure 
vigorous plant growth in the long term; 

19. Provision of larger than minimum sized plant materials to ensure a lush landscape character from 
opening day; 

20. Inclusion of an automatic irrigation system with rain sensors within all on-site perimeter landscape 
areas; 

21. Incorporation of erosion control and dust control measures to prevent sediment discharge onto City 
roads, into City storm drains and into the atmosphere; 

22. Optimized construction waste management to reduce landfill material; 

23. Use of locally manufactured building materials to stimulate the economy and reduce transportation 
costs; 

24. Incorporation of high quality, durable building materials with low off-gassing qualities that improve 
project longevity and future maintenance; and 

25. Inclusion of appropriate refuse and recycling facilities on-site. 
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Stormwater Management (Rain Garden and Bio-swales) Attachment 10 
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March 25, 2014 

Our File: 20174 

Smart Centres 
#201 - 11120 Horseshoe Way 
Richmond, Be V7A 5H7 

Attention: Eric Galt 

Dear Sir: 

APUN 
MARTIN 
CONSULTANTS LTD 

Re: Stormwater Management for the 
East Parcel, Central at Garden City Commercial Development 

As requested, we are providing a brief description ofthe best management practices (BMP's) 
that will be incorporated into the Stormwater Management Plan for the East Parcel of the 
Central at Garden City commercial development. 

The East Parcel is bordered by High Street on the west, Alexandra Road on the north, May Drive 
on the east and Alderbridge Wayan the south. 

The groundwater table is quite high in this area, approximately 1.0m below eXisting ground. 
This varies seasonally, with the water table being highest in the spring. This condition affects 
how we have designed our BMPs. 

We will be installing a rain garden/bioswale to allow infiltration of rainwater collected on the 
roof of the east anchor. The rainwater will be collected on the roof and released into the rain 
garden at a reduced rate to more closely mimic the natural flow of stormwater. The rainwater 
will then infiltrate back i~to the ground through a layer qf absorbent topsoil. 

Using BMP's the rain garden has been sized to capture the first flush (initial 3Smm of rainfall) 
and also Tier B storms (up to 70mm per day). By sizing for these events the rain garden will 
have a capacity of 86.8 cU.m and will be able to capture and infiltrate 99% of storm events. To 
allow for major storm events we will include catch basins set below the grade of the sidewalk to 

. keep the rain garden from overflowing onto the sidewalk. 

Given the underlying soil, available space and groundwater conditions, we are able to direct 
approximately 13% ofthe stormwater collected on the Wal-Mart roof (1,240 sq.m) through the 
rain garden. 

SURREY: 
201·1244882 Avenue 
Surrey BC V3W 3E9 
604-597-9058 

PROJECT MANAGEMENT • ENGINEERING a PLANNING a SURVEYING 
VANCOUVER: 
910·1111 West Hastings 
Vancouver Be V6E 213 
604·678-9434 

ABBOTSFORD: 
101-33230 Old Vale Road 
Abbotsford Be V2S 2J5 
778·880-0577 

KELOWNA: 
454 leon Avenue 
Kelowna Be V1 Y 6J3 
250·448·0157 

CALGARY, 
9·261137 Avenue NE general@apllnmartin.com 
Calgary AS TlY 5V7 www.apllnmartln.com 
403-250-8199 
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Stormwater Managemant for the 
East Parcel, Central at Gorden City Commercial Development 

Parking lot drainage is captured by bioswales which are designed to allow the stormwater to 
infiltrate back into the ground during the more frequent low intensity storms. During major 
storm events, where the infiltration capacity ofthe bioswale is exceeded, the stormwater will 
be caught by catch basins that are installed below the edge ofthe pavement to avoid ponding 
in the parking lot. 

Due to the grades ofthe site, we are unable to connect the rain garden/bioswale to the 
bioswales within the parking lot. 

In addition, the parking area in the north-east corner ofthe East Parcel will be covered with a 
concrete structure which, in turn, will be covered with topsoil and plants. This also acts as a 
8MP for quality and quantity control. 

All drainage from this parcel that is not infiltrated back into the ground is to be directed into the 
proposed 900mm diameter storm sewer on Alexandra Road, in accordance with the 
stormwater catchment plan. 

We trust this is the information you require. If you require any clarifications, please contact the 
undersigned. 

Yours truly, 

APLIN & MARTIN CONSULTANTS LTD. 

w~ Mark Casidy, PEng 
Senior Project Enginee 

MEC:jv 

Enclosure 

aOl74mecltOOOS: 

Aplin & Martin consultants Ltd. 
Project No. 20174 
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City of 
Richmond Development Permit 

To the Holder: 

Property Address: 

Address: 

No. DP 13-650988 

First Richmond North Shopping Centres Ltd., (SmartCentres) 

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 

201-11120 Horseshoe Way, Richmond, BC V7Z 5H7 

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

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

3. The "Richmond Zoning Bylaw 8500" is hereby varied to reduce the building setback for 
Building N on May Drive from 5.0 m to 1.5 m. 

4. Subject to Section 692 of the Local Government Act, R.S.B.c.: buildings and structures; 
off-street parking and loading facilities; roads and parking areas; and landscaping and 
screening shall be constructed generally in accordance with Plans #1 to #79 attached hereto. 

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

6. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$924,782.65 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

7. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse and the security shall be returned in full. 
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To the Holder: 

Property Address: 

Address: 

Development Permit 
No. DP 13-650988 

First Richmond North Shopping Centres Ltd., (SmartCentres) 

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 

201-11120 Horseshoe Way, Richmond, BC V7Z 5H7 

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

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 
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ISSUED BY THE COUNCIL THE 
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City of 
Richmond 

To: Development Permit Panel 

From: Wayne Craig 
Director of Development 

Report to Development Permit Panel 

Date: May 20, 2014 

File: DV 14-657986 

Re: Application by Clive Alladin for a Development Variance Permit at 3800 Georgia 
Street 

Staff Recommendation 

That a Development Variance Permit be issued which would: 

1. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum exterior 
setback for a principal dwelling (Zoning Bylaw Section 8.1.6.4) from 3.0 m to 1.2 and 
reduce the minimum setback for a detached accessory building (Zoning Bylaw Section 
8.1.6.8) from 3.0 m to 2.4 m. 

4231371 



May 20, 2014 -2- DV 14-657986 

Staff Report 

Origin 

Clive Alladin applied to the City of Richmond to vary the required minimum exterior setback 
under the "Single Detached (RS II A)" zone from 3.0 m (10 ft) to 1.2 m (4 ft) to develop a new 
two-storey single detached dwelling at 3800 Georgia Street. Further, the applicant has applied to 
vary the required minimum setback for a detached accessory building from the lot line abutting a 
public road from 3.0 m (10 ft) to 2.4 m (8 ft) for a new detached two-car garage. We note for the 
Development Permit Panel that the public road in question is unconstructed. 

Related Policies 

2041 Official Community Plan Designation 
The 2041 OCP's Land Use Designation for the subject site is "Neighbourhood Residential". 
This proposal is consistent with this land use designation. 

Steveston Area Plan Designation 
The Steveston Area Plan's Land Use Designation for the subject site is "Single-Family". This 
proposal is consistent with this land use designation. 

Surrounding Development 

Development immediately surrounding the subject site is as follows: 

• To the north is Lord Byng Elementary School which is zoned "School and Institutional 
Use (S 1)" and designated "School" in the Official Community Plan and "Public Open 
Space" in the Steveston Area Plan; 

• To the east and south, across from a dedicated lane, are single detached dwellings which 
are zoned "Single Detached (RSI/A)", and designated "Neighbourhood Residential" in 
the Official Community Plan and "Single Family" in the Steveston Area Plan; and 

• To the west are single detached dwellings,including a newly constructed single detached 
dwelling at 3780 Georgia Street, which are zoned "Single Detached (RS 11 A)", and 
designated "Neighbourhood Residential" in the Official Community Plan and "Single 
Family" in the Steveston Area Plan. 

Development Information 

This site is located along the south side of Georgia Street directly across from Lord Byng 
Elementary School and flanks 1 st Avenue which is a dedicated roadway, but used for lane access. 
This section of 1 st Avenue does not continue south to Garry Street (Attachment 1). 

A single detached dwelling was demolished in January 2014 on the subject property in 
anticipation of constructing a new single detached dwelling and detached garage later in the year. 
The owner applied for a building permit, but during the plan review it was discovered that the 
proposed design did not conform to the minimum required exterior side yard setback provisions 
of Section 8.1.6 of Richmond Zoning Bylaw for both the proposed dwelling and the proposed 
detached rear garage. 

4231371 
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The owner has applied to reduce the required minimum exterior setback for both the proposed 
dwelling and detached garage as the existing narrow lot width of 10 m (33ft) and the required 
setbacks to the un-constructed public road would reduce the width and buildable floor area of 
proposed dwelling and detached garage. The width of the flanking street along the east side of 
the subject property provides adequate separation to justify the requested variances and mitigate 
any impacts on adjacent properties. In addition, comments from the Transportation Division and 
Real Estate Services as described below provide additional support for the requested variances. 

Please refer to attached Development Application Data Sheet (Attachment 2) for· a comparison of 
the proposed development data with the relevant Bylaw requirements. 

Staff Comments 

This development proposal complies with the applicable policies contained within the Official 
Community Plan (OCP) and is generally in compliance with the "Single Detached (RSlIA)" 
zone, with the exception of the minimum exterior setback for both the proposed dwelling and 
detached garage. The proposed siting and design are provided in the proposed Development 
Variance Permit attached to this report. 

Staff in the Transportation Division have reviewed the requested variances, and confirm that 
there are no plans to improve the road allowance, and that the road is not required to provide 
access to the lots in the block. In the opinion of the Transportation division, the road is not 
required for access in this block, and could be disposed of, subject to the adoption of the 
appropriate road closure bylaw, and a formal purchase and sale agreement. It is noted for the 
Development Permit Panel that because the house to the east of the site (at 3900 Georgia Street) 
is currently using the un-constructed road for access to the lot, a road closure could only be 
considered when the house at 3900 is demolished and that site is ready for re-development. 

Staff in Real Estate Services have advised staff that they are not currently working on a road 
closure in this area. Real Estate Services has confirmed that a road closure bylaw and a purchase 
and sale agreement would be required to close and dispose of the road. The purchase and sale 
agreement would be based on a property assessment to ensure that fair market value is paid for 
the road area closed. 

The proposed variances were referred to the Building Approvals Division, who has commented 
that there are no concerns with the requested variances, and that the house will be required to 
meet the current requirements of the BC Building Code. The house design included in the 
Development Variance Permit attached to this report indicates windows and a door on the east 
wall of the proposed house. If the lane were closed, and subdivided into two new single family 
lots, a dwelling unit on the lot to the east of the subject site could have a setback of l.2 m from 
the common property line. The house proposed for the subject lot would meet the BC Building 
Code requirements for spatial separation to a house constructed at 1.2 m (total spacing between 
buildings of 2.4 m). 

4231371 



May 20,2014 - 4 - DV 14-657986 

Proposed Zoning Variances 

The applicant has requested to vary the following sections in Richmond ?oning Bylaw No. 8500: 

1. Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum exterior 
setback for a principal dwelling (Zoning Bylaw Section 8.1.6.4) from 3.0 m to 1.2 and 
reduce the minimum setback for a detached accessory building (Zoning Bylaw Section 
8.1.6.8) from 3.0 m to 2.4 m. 

Staffrecommends supportfor the proposed variance to Section 8.1.6.4 of Richmond 
Zoning Bylaw 8500 to reduce the minimum exterior setback from 3.0 m (10ft) to 1.2 m 
(4 ft) for the following reasons: 

a) As the width of the lot is 10.0 m (33ft), the reduction in the exterior side setback 
allows for greater design flexibility in the dwelling and site. 

b) Transportation staff have indicated that there is no plan to construct a road in this 
location, and that the road could be closed and sold for development in the future, 
although issuance of the requested variances does not necessitate this occurring: 
allowing a reduced exterior setback would result in a consistent streetscape upon 
redevelopment of the un-constructed road. 

c) Staff have worked with the applicant to achieve architectural and landscape 
designs that respond to the objectives contained within the OCP and also mitigate 
the impact of the reduced exterior side yard setback. The proposed design features 
details on the eastfacade of the building sufficient to break up the wallface, and 
landscaping and fencing will be provided along the east property line, to further 
mitigate any potential visual impacts of the proposed variances. 

d) The reduced setbacks proposed will not have a material impact on the City's ability 
to sell the un-constructed road in the future, should Council decide to do so. 

Staff recommends support for the proposed variance to Section 8.1.6.8 of Richmond 
Zoning Bylaw 8500 to reduce the minimum setbackfor a detached accessory buildingfrom 
a lot line abutting a public road from 3.0 m (10 ft) to 2.4 m (8ft) for the following reasons: 

a) The variance would allow construction of a two-car garage with a width of 6.4 m 
(21 ft) rather than a single-car garage and an outdoor parking pad. 

b) The variance is less than the variance for the dwelling, and with the width of the 
lane dedication to the east being 20. Om (66ft), the impact of the reduced setback 
should not be significant. 

Analysis 

Conditions of Adjacency 
• The subject site is bordered to the east and south by a lane. The road dedication along the 

eastern property line measures 20.0 m (66 ft) wide, and 6.0 m (20 ft) wide along the southern 
property line. The width of the existing unconstructed road to the east and the lane to the 
south should provide an adequate separation between the proposed dwelling and the 
properties to the east and south. 

4231371 
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• The site is bordered to the west by a recently constructed single detached house with a 
detached garage accessed from the lane which has a 1.2 m (4 ft) interior side yard setback to 
the subject site. The proposed dwelling and detached garage at the subject site would 
provide for a 1.2 m (4 ft) interior side yard setback, consistent with the Richmond Zoning 
Bylaw. An existing cedar fence, which is 1.2 m (4 ft) high from the front property line to the 
front elevation of the house, and 1.8 m (6 ft) high along the remainder of the shared property 
line, would be retained, and should ensure privacy between the two properties. 

• The proposed design of the dwelling contains limited window openings on the second floor 
of the south elevation, which minimizes overlook onto the adjacent property. 

Site Planning, Urban Design, and Architectural Form & Character 
• The siting of the proposed dwelling and detached garage complies with the minimum 

setbacks under the "Single Detached (RS 1/ A)" zone with the exception of the exterior side 
yard setback (east) for both structures. 

• The proposed vehicle access to the subject site is from the adjacent lane to a detached two
car garage. 

• The proposed design includes facade articulation, a clearly defined base, middle, and top, as 
well as a variety of exterior cladding materials (e.g., hardiplank panels, and shingles) and 
window openings to provide for visual interest and to maintain a pedestrian scale. 

• The proposed design of the dwelling and detached garage would be consistent with the 
character of new dwellings being constructed in the neighbourhood. 

Tree Preservation & Landscaping 
• The City's Parks Department have authorized removal of 12 off-site trees which are located 

along the lane dedication to the immediate east of the subject site. The trees are considered 
to be in poor condition. They will also be affected by construction impacts including 
adjacent ditch infill and grade elevation changes to meet flood proofing requirements. 

• Total compensation required is $12,350.00 which has already been paid by the owner. The 
City's Parks Department will use this compensation to plant new trees along city frontages, 
space permitting, upon project completion. 

• Two (2) off-site trees (Tree #561 & Tree #598) located on City property will be retained. 
The owner will be required to install tree protection fencing to City standards around 
Tree #561 and Tree #598 in accordance with the City's tree protection information bulletin 
(TREE-03). Tree protection fencing must remain in place until construction and landscaping 
of the proposed dwelling on the subject site is completed. 

• To ensure survival of the off-site trees to be protected (Trees #561 and 598), the applicant 
must submit the following items prior to this application being forwarded to Council for 
approval: 

4231371 

o A contract with a Certified Arborist for supervision of anyon-site works to be 
conducted within tree protection zones. The contract must include the scope of work 
to be undertaken, including the proposed number of site monitoring inspections (at 
specified stages of construction), and a provision for the Arborist to prepare a post 
construction impact assessment report to the City for review. 

o A survival security in the amount of$2,000. The City will release 50% of the 
security after the proposed construction and landscaping on the subject site is 



May 20, 2014 - 6 - DV 14-657986 

completed to the satisfaction of the City and the required post-construction impact 
assessment report documenting tree survival has been submitted by the Arborist to the 
City for review. The City will release the remaining 50% of the security one year 
later if the trees have survived. 

• One on-site bylaw sized tree was removed with a valid tree cutting permit at the time of 
demolition in January 2014. 

• The applicant has provided a landscape plan which is included in the Development Variance 
Permit attached to this report. The plan indicates that a total of 3 new trees will be planted on 
the property, as well as shrubs and low ground cover. A cedar fence will be installed, which 
will have a maximum height of 1.2 for the north 6 m of the required front yard setback, 
which will step up the 2 m along the balance of the property line. The proposed fencing will 
provide screening of the house and privacy for the residents, and is consistent with the 
fencing regulations in Richmond Zoning Bylaw 8500. 

Conclusion 

The applicant has applied to the City of Richmond for permission to vary Section 8.1.6.4 in 
Richmond Zoning Bylaw 8500 to reduce the required minimum exterior setback from 3.0 m 
(10ft) to 1.2 m (4 ft) to permit construction of a new two-storey single detached dwelling at 
3800 Georgia Street. Further, the applicant has applied for permission to vary Section 8.1.6.8 in 
Richmond Zoning Bylaw 8500 to reduce the required minimum setback for a detached accessory 
building from a lot line abutting a public road from 3.0 m (10 ft) to 2.4 m (8 ft) to permit 
construction of a new detached two-car garage. 

The proposed development complies with applicable policies contained within the OCP and Area 
Plan, and would comply with all other aspects of the Richmond Zoning Bylaw 8500, with the 
exception of the variances discussed. 

The applicant has addressed the planning and urban design issues and other staff comments 
identified as part of the application review, and staff feel that the proposal is in character with 
surrounding single detached dwellings in the immediate surrounding neighbourhood. 
On this basis, staff recommends support for the application. 

JH:cas 

Att. 1: Location Map 
Att. 2: Development Application Data Sheet 

The following are to be met prior to forwarding this application to Council for approval: 
• Receipt of a Letter-of-Credit for landscaping in the amount of $2,500. 
• Receipt of a Letter-of-Credit for off-site tree survival in the amount of $2,000. 

NOTE: Staff to ensure that landscape estimates include a 10% contingency cost. 

4231371 
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Prior to future Building Permit issuance, the developer is required to complete the following: 
• The applicant is required to obtain a Building Permit for any construction hoarding associated with the 

proposed development. If construction hoarding is required to temporarily occupy a street, or any part thereof, 
or occupy the air space above a street or any part thereof, additional City approvals and associated fees may be 
required as part of the Building Permit. For further information on the Building Permit, please contact 
Building Approvals Division at 604-276-4285. 

• Submission of a construction traffic and parking management plan to the satisfaction of the City's 
Transportati on Division (http://www.richmond.ca/services/ttp/special.htm ). 

4231371 
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City of 
Richmond 

ATTACHMENT 2 

Development Application Data Sheet 
Development Applications Division 

DV 14-657986 Attachment 2 

Address: 3800 Georgia Street 

Applicant: Clive Alladin 

Planning Area: Steveston 

Clive Alladin (Balandra 
Owner: Development Inc.) 

Floor Area Gross: 201.6 m2 (2,170 ff) plus 42 m2 (452 ff) garage 

Existing I Proposed 

Site Area: 368 m2 (3,961 ff) No change 

Land Uses: Vacant Single Detached Dwelling 

OCP Designation: Neighbourhood Residential No change 

Zoning: Single Detached (RS1/A) No change 

Number of Units: 0 1 

I Bylaw Requirement I Proposed I Variance 

Floor Area Ratio: 0.55 0.55 none permitted 

Lot Coverage: Max. 45% 45% none permitted 

Setback - Front Yard: Min. 6.0 m 6.0 m none permitted 

Setback - Interior Side Yard: Min. 1.2 m 1.2 m none permitted 

Setback - Exterior Side Yard Min. 3.0 m 1.2 m 
variance 

(principal building): required 

Setback - Rear Yard: Min. 6.0 m 12.8 m none permitted 

Setback - Lot Line Abutting a 
2.4 m variance 

Public Road (detached accessory Min. 3.0 m 
(exterior lot line only) required 

structure): 

Height (m) - Dwelling: Max. 9.0 m 8.63 m none permitted 

Height (m) - Detached Accessory 
Max. 5.0 m 5.0 m none permitted 

Structure: 

Total off-street Spaces: 2 2 none permitted 

4231371 



City of 
, Richmond Development Variance Permit 

No. DV 14-657986 

To the Holder: Clive Alladin 

Property Address: 3800 Georgia Street 

Address: PO Box 26529, Blundell P.O. 
Richmond, BC V7C 5M9 

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

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

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

Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the minimum 
exterior setback for a principal dwelling (Zoning Bylaw Section 8.1.6.4) from 3.0 m 
to 1.2 and reduce the minimum setback for a detached accessory building (Zoning 
Bylaw Section 8.1.6.8) from 3.0 m to 2.4 m. 

The dimension and siting of buildings and structures on the land, and landscaping shall be as 
shown on Schedule "B" attached hereto. 

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

5. As a condition of the issuance of this Permit, the City is holding the security in the amount of 
$2,500.00 to ensure that development is carried out in accordance with the terms and 
conditions of this Permit. Should any interest be earned upon the security, it shall accrue to 
the Holder if the security is returned. The condition of the posting of the security is that 
should the Holder fail to carry out the development hereby authorized, according to the terms 
and conditions of this Permit within the time provided, the City may use the security to carry 
out the work by its servants, agents or contractors, and any surplus shall be paid over to the 
Holder. Should the Holder carry out the development permitted by this permit within the 
time set out herein, the security shall be returned to the Holder. The City may retain the 
security for up to one year after inspection of the completed landscaping in order to ensure 
that plant material has survived. 

4231371 



Development Variance Permit 
No. DV 14-657986 

To the Holder: Balandra Development Inc 

Property Address: 3800 Georgia Street 

Address: PO Box 26529, Blundell P.O. 

6. If the Holder does not commence the construction permitted by this Permit within 24 months 
of the date of this Permit, this Permit shall lapse. 

This Permit is not a Building Permit. 

AUTHORIZING RESOLUTION NO. 
DAY OF 

DELIVERED THIS DAY OF 

MAYOR 

4231371 
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