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Richmond Agenda

4263307

Development Permit Panel

Council Chambers, City Hall
6911 No. 3 Road

Wednesday, June 25, 2014
3:30 p.m.

Minutes

Motion to adopt the minutes of the Development Permit Panel meeting held on
Wednesday, June 11, 2014.

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 mto 1.5 m.

New Business



Development Permit Panel — Wednesday, June 25, 2014

ITEM

4. Date of Next Meeting: Wednesday, July 16, 2014

5. Adjournment



Richmond Minutes

Development Permit Panel
Wednesday, June 11, 2014

Time: 3:30 p.m.

Place: Council Chambers
Richmond City Hall

Present: 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
That the minutes of the meeting of the Development Permit Panel held on Wednesday,
May 14, 2014, be adopted.

CARRIED

The Chair advised that the order of the agenda would be varied to consider Item No. 3
first.

3. Development Variance 14-657986
(File Ref. No.: DV 14-657986 (REDMS No. 4231371)

APPLICANT: Clive Alladin
PROPERTY LOCATION: 3800 Georgia Street
INTENT OF PERMIT:

1.  To 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.

4252800
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Applicant’'s Comments

Clive Alladin, 1176 Keil Crescent, White Rock, B.C., advised that he is planning to construct
a single family home on the subject site.

Staff Comments

Wayne Craig, Director, Development, advised that the subject site fronts an undeveloped
City road right-of-way, and as a result, required additional setbacks. He added that staff
have worked with the applicant on house and landscape designs. Also, he added that there
are currently no plans to upgrade the road and long-term options could include closure of
the road should Council decide closing the road was appropriate.

Correspondence

None.

Gallery Comments

None.

Panel Decision

It was moved and seconded

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 1.2 m and reduce the minimum
setback for a detached accessory building (Zoning Bylaw Section 8.1.6.8) from 3.0 m to
2.4m.

CARRIED
Development Permit 13-650988
(File Ref. No.: DP 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

INTENT OF PERMIT:

1.  To 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
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2. To Vary the provisions of Richmond Zoning Bylaw 8500 to reduce the building
setback for Building N on May Drive from 5.0 mto 1.5 m.
Applicant’'s Comments

With the aid of a visual presentation, (attached to and forming part of these minutes as
Schedule 1) Christopher Block, Architect, Chandler Associates Architecture Inc., and
Mary Chan Yip, Landscape Architect, PMG Landscape Architects, gave a brief overview
of the proposed development with respect to (i) urban design; (ii) architectural form and
character; and (iii) landscaping and open space design. They highlighted the following:

n incorporating a modern design of the buildings into the natural surroundings;

" incorporating lantern elements into the corner locations of the proposed
development;

. using native plant species in the landscaping;
. creating an agricultural screen/buffer;

= installing a least three rows of trees and plants along the site’s frontage to act as a
visual buffer;

u using high quality building materials on the fagade of the development;
" the screening of the parking garage;

" installing a green deck above the surface parking area and using the deck as an open
flex space; and

*  incorporating a water feature on the east side of the development that would detain
roof rain water.

Panel Discussion

In reply to queries from the Panel regarding the High Street portion of the proposed
development, Mr. Block advised that design features will include (i) additional glazing on
the buildings; (i) additional access to retail units; (iii) lantern elements along the entrance
to the plaza; (iv) bicycle stalls; and (v) pedestrian access from the street.

Mr. Block noted that Building L will incorporate a similar design to other buildings in the
proposed development, including the lantern elements. He added that the retail units will
be single-sided.

In reply to queries from the Panel, Mr. Block noted that recommendations from the
Advisory Design Panel have been incorporated into the current design.

The Chair spoke of the differences in design between the ends and middle sections of the
buildings. Mr. Block noted that landscaping will help screen the buildings.
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Mr. Block commented on Building H and noted that the building could be occupied by a
restaurant and added that glazing will be incorporated in the front and wrapped along the
sides.

Discussion ensued regarding the density of the landscaping. In reply to queries from the
Panel, Mr. Block advised that landscaping will not completely restrict visibility of the
buildings. Ms. Yip noted that landscaping will include a mix of evergreen and deciduous
tree species. Ms. Yip added that the landscaping will open up along the entrances to the
plaza.

Discussion then ensued with regard to having an agricultural buffer. Ms. Yip noted that
the landscaping will use native plant species and cultivars to prevent the spread of seeds
and invasive plant species.

In reply to queries from the Panel, Ms. Yip advised that the landscape design incorporates
a natural design and complements the architectural design of the proposed development.

Discussion ensued regarding incorporating native species on the proposed landscaping
design.

Mr. Block commented on the design and architectural form and character of the Garden
City Road portion of the proposed development. Ms. Yip noted that there will be four
rows of plants and trees along the Garden City Road side of the proposed development.

Mr. Block then commented on the design and architectural form and character of the
Alexandra Road portion of the proposed development which includes a four-level parking
garage. He noted that the parking garage will use tinted glass and perforated metal panels
to screen the parking area and allow for ventilation. He added that the parking garage will
feature softer lighting at night.

Ms. Yip commented on the landscaping for the Alexandra Road portion of the proposed
development and noted that the same species of trees proposed to be planted across the
road will be incorporated into the landscaping.

In reply to queries from the Panel, Ms. Yip spoke of the pedestrian elements along
Alexandra Road and noted that pedestrians will be separated from the road and building
by canopy trees. She added that there will be shrubs planted along the base of the building
and that the sidewalk will be two metres wide.

Discussion ensued with regard to the loading area of the proposed development along
High Street. Mr. Block commented on the design and materials used on the buildings and
loading area along High Street. He added that a trellis structure encapsulating the loading
area, together with barriers will be installed to provide screening.

Discussion then ensued with regard to the delivery schedule and potential noise from the
deliveries. In reply to queries from the Panel, Mr. Block anticipates that there will be
approximately 14 deliveries per week and delivery staff will use hand carts to minimize
noise.
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In reply to queries from the Panel, Mike Gilman, Senior Land Developer Manager,
SmartCentres Inc., commented on the possible delivery schedules and noted that he
anticipates that deliveries will occur during regular business hours.

In reply to queries from the Panel, Mr. Block commented on possible noise sources in the
loading bay and advised that a solid roof was not feasible due to the requirement of
additional elements such as the addition of fire suppression and ventilation equipment.

Discussion ensued regarding the planted deck flex space and in reply to queries from the
Panel, Ms. Yip noted that the deck will include (i) a grading slope; (ii) short plant species;
(iii) irrigating elements; and (iv) parking under the deck. Ms. Yip advised that the deck
could be used as a green space for shoppers and residents in the neighbourhood.

In reply to queries from the Panel, Ms. Yip advised that the planted deck space will not
include any natural play elements. Also, she noted that the planted deck will include
lighting and will be maintained by the development.

Mr. Block then commented on the design and architectural form and character of the May
Drive portion of the proposed development.

Discussion ensued with regard to transit access to the proposed development and in reply
to queries from the Panel, Ms. Yip advised that the bus stop will be located on the Garden
City Road side of the site.

In reply to queries from the Panel with regard to the sustainability features of the proposed
development, Mr. Block noted that the development will be rated as a Leed Silver
equivalent development and will include (i) a district energy connection; (ii) a green roof
system on the parking deck; (iii) reflective roofing surfaces; (iv) bicycle parking
facilities; (v) accessible shower facilities; (vi) rain water recycling; (vii) permeable
paving; (viii) low-flow washrooms; (ix) use of local building materials; and (x) use of low
VOC paints.

In reply to queries from the Panel, Ms. Yip noted that some plant species in the proposed
development will be dormant during the winter time but will regenerate in the spring
months. She added that the plants will be maintained and that any dead plant material will
be replaced by the development.

In reply to queries from the Panel, Mr. Block advised that the location of the district
energy connection on the subject site has not been finalized.

Staff Comments
Mr. Craig spoke of the proposed development and highlighted the following:

= the western portion of the site will include a continuation of the Alexandra Road
Greenway and will connect to other greenways in the area;

= a comprehensive transportation demand management package will be included;

=  there will be a 25% increase over the minimum bicycle parking space and storage
requirement;
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= a cash contribution for bus shelter upgrades in the area will be included;
u four electric vehicle charging stations will be included; and

= 10% of the total parking spaces will have rough-in provisions for electric vehicle
charging.

Correspondence

None.

Gallery Comments

None.

Panel Decision

Discussion ensued with regard to the application process and the approval process
timeline.

Discussion then ensued with regard to (i) the potential for excessive noise from the
loading bay; (ii) design and architectural from of building L; (iii) sustainability features;
and (iv) play elements of the planted deck flex space.

As aresult of the discussion the following referral was introduced:

It was moved and seconded

That the staff report titled, 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, dated June 11, 2014, from the Director of
Development, be referred to staff to examine:

(1) design improvements to buildings A and L, and the parking structure;
(2) design improvements and noise mitigation for the loading bay; and
(3)  the location for the district energy related infrastructure;
and report back to the June 25, 2014 Development Permit Panel meeting.
CARRIED

New Business

Date Of Next Meeting: June 25, 2014
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4. Adjournment

It was moved and seconded
That the meeting be adjourned at 5:05 p.m.

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, June 11, 2014.

Joe Erceg Evangel Biason
Chair Auxiliary Committee Clerk
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City of Memorandum

; . Planning and Development Department
Richmond Policy Planning
To: Development Permit Panel Date: June 18, 2014
From: Wayne Craig, File: DP 13-650988
Director of Development
Re: DP 13-650988 - SmartCentres - Referral from DPP on June 11, 2014
Background

This memo is an update on the referral from the Development Permit Panel on June 11, 2014
regarding SmartCentres Development Permit application DP 13-650988, which states:

That the staff report titled, 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, dated June 11, 2014, from the Director of
Development, be referred to staff to examine: '

o design improvements to buildings A and L and the parking structure;
o design improvements and noise mitigation for the loading bay; and
o the location for the district energy related infrastructure,

and report back to the June 25, 2014 Development Permit Panel.

The original staff report and revised Development Permit drawings are contained in Attachment A.

Response to Panel Referral

Building A — East Facade Enhancements: SmartCentres now proposes to increase the amount of
brick cladding and glazing on the east facade of Building A. Brick cladding will step down from
the corner ‘architectural lanterns’ and extend further along this building facade to create a stronger
visual element of continuity and smoother transition of cladding materials. Additional glazing has
been added in association with the corner lantern element and in the middle of the west facade.

Building B (Parking Structure) — North Facade Enhancements: SmartCentres now proposes to
increase the amount of tinted glazing in front of the openings to the parking structure behind. These
tinted glass panels would be illuminated at night by the lighting within the parking structure to
create a subtle lighting effect and improve the visual appearance of the parking structure for the
future residential development on the north side of Alexandra Road. Accordingly, the amount of
mesh screens has been reduced.

4258716 %vmond
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Building L — South Facade Enhancements: SmartCentres now proposes to increase the amount of
brick cladding and glazing on the south facade of Building .. Another brick framing element is
proposed in the centre of the south facade as well as the introduction of upper level vision glass
higher up along the south side of Building L. The addition of brick cladding and glazing will extend
the corner ‘lantern element’ architectural treatments further along the south building facade.

Walmart Store Loading Area Enhancements: SmartCentres now proposes to increase the height of
the inner acoustic wall along the north side of the Walmart loading area, which will improve the
noise attenuation from the service and loading area. In addition the ‘perlons’ on the overhead trellis
structure will be increased in height, which will improve the visual screening of the Walmart service
and loading area from the future residential development on the north side of Alexandra Road.

Additional DEU Options: SmartCentres has now agreed to retain three (3) alternative on-site
locations for the Central Energy Plant including:

e At the southwest corner of Area E located within the east development parcel on proposed
Lot 2, which would be surrounded by a retaining/acoustic/screen wall with access from the
SmartCentres driveway on May Drive;

e On the roof of Building C located in the west development parcel in the middle of proposed
Lot 1, which would be surrounded by an acoustic/screen wall with stairway access through
Building C;

e On the roof of Building B located in the west development parcel along Alexandra Road on
proposed Lot 1, which would be surrounded by an acoustic/screen wall with vehicle ramp
access through Building B.

e The outside dimensions of the ultimate Central Energy Plant would be to the approval of the
Director of Engineering.

e The Central Energy Plant would include access provisions and noise attenuation to the
approval of the Director of Engineering together with visual screening to the approval of the
Director of Development.

e All capital, equipment and maintenance costs associated with the on-site Central Energy
Plant including the distribution costs from the Central Energy Plant to the mechanical rooms
in the respective buildings (i.e. Buildings A and B on proposed Lot 1 and the Walmart Store
or East Anchor Building on proposed Lot 2) would be the responsibility of the City.

The final design and potential implications to the Development Permit form and character would be
subject to the DEU facility design. Once the DEU facility design and ultimate location is finalized,
staff will be able to assess whether the DEU facility would require consideration of a general
compliance application of whether the DEU facility will have negligible impacts on the overall
form, character and landscape. Should the DEU facility require a general compliance, it would be
b;:?at forward to the Development Permit Panel and Council for their consideration.

P

a ,_
Wayné'Craig, .-/

Director of Development
. ﬁ/"

WC:bgy’/

Attachment A — DP Staff Report and Revised DP Drawings
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Attachment A

7 City of - |
2 Richmond Report to Development Permit Panel

To: Development Permit Panel : Date: June 11, 2014
From: Wayne Craig ’ File: DP 13-650988
Director of Development '
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 "Nelghbourhood 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. .

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 (RS1/F)" 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:
e Official Community Plan Bylaw 7100, Amendment Bylaw 8865;
e Official Community Plan Bylaw 9000, Amendment Bylaw 8973; and
e Richmond Zoning Bylaw 8500, Amendment Bylaw 8864.

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

Category Proposed West Parcel (A) Proposed East Parcel (B) Totals

Gross Site Area -
before dedications

- 67,891 m? (730,772 ft?) 16.77 ac.

Net Site Area -
after dedications

29,362 m? (316,049 ft?) 7.26 ac.| 28,649 m*? (308,380 ft?) 7.08 ac.| 58,012 m? (624,429 ft?) 14.48 ac.

Gross Floor Area 18,325 m? (197,248 ft3) 17,473 m? (188,080 ft?) 35,798 m? (385,328 ft?)
?;’ZS Leasable 17,191 m? (185,042 1) 17424 m2 (187 553 ) 34,615 m? (372,595 2)
Major Anchors 8,883 m? (95,616 ft?) 14,725 m? (158,501 t?) 23,608 m? (254,117 ft?)
Proposed FAR 0.62 FAR ' 0.62 FAR 0.62 FAR (overall)
Parkade Parking 41 -

Parking Under - 314 under structures 1,153 spaces

Parking On-Grade 175 253 open to the sky

Total Parking 586 567 1,153 spaces 7

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 (RS1/F)” and “Two Unit Dwellings (RD1)”

plus one development site recently rezoned to “Residential/Limited Commercial (ZMU16)” (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:

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

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

e FEastend: 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:

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

e 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

e 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 (RS1/F)" 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:

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

e 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 (AG1)"; 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 (CG1)".
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 corner locations;

The architect has developed a hierarchy of ‘lantern-like’ architectural corner treatments
JSor 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 building face to building face 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, street furnishings
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 aresult, 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:

e General Design Guidelines (i.e. overall character, pattern of development, landscape
design, built form massing and height as well as architectural character); and

~ e 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).

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

Zoning Compliance/Variances (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. Staff supports the proposed variance to reduce the building setback along the west side
of the future May Drive for 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 repbrt 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. Tothe 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;
- o 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 2.0m Alderbridge Way setback;
e Building N canopies to a maximum of 0.77 m into the 1.5 m May Drive setback; and
e 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 of the 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:
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)

b)

g)

h)

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);

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.

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;

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

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;

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;

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

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)
b)

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

Provision of substantial floor area as small CRU’s 12,160 m? (130,888 ft?) that range in
size from 186.to 372 m? (2,000 to 4,000 ft*) 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;

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;

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)

2

"
)

3
o

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;

Establishment of an internal circulation system providing all CRU’s with vehicle access;

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;

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

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

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

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 propbsed development responses to the key urban
design principles in the West Cambie Area Plan as summarized below.

a)

b)

d)
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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.

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 1-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. '

Architectural Flements: 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.

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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g)

h)
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proposed development consisting of 3 different strategies along Alderbridge Way. See
the Landscape and Open Space section below for a more detailed description of the
proposed agricultural screening strategy.

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.

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

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

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

e 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 '

e 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.

Additional Building Design Considerations: SmartCentres has incrementally introduced

design improvements to the building facades through the application review process
including the following:

e Addition or elaboration of the architectural ‘lantern’ elements at strategic corner
locations;

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

e Refinements to screen walls and trellis structures; _

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

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

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)

b)

d)
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The High Street is a pedestrian scale street with smaller scale, 1-storey buildings and
considerable variety in the facade design. The proposed changes in facade 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.

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.

The Alexandra Road frontage incorporates various techniques to screen the
loading/service arcas 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.

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 corner of
Garden City Road and Alexandra Road and has better reflected the design of the ‘lantern’
elements at building corners 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 m? (4,000
ft?). ' '

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;

¢) 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.c.
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:

e 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

e 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:

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;

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

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:

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;

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

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.

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

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;

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;

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 and screening purposes and ease of maintenance.

d) Seealso Attachment 5 — Agricultural Buffer/Screen along Alderbridge Way.

2. Rain Garden and Bio-swale System: The rain garden/bio-swale system has been sized to
capture the first flush (initial 35mm) of rainfall 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 m?) can be directed through the rain
garden. The rain garden/bio-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 garden/bio-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 clevated 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 corner 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 :

¢) Introduce greater variety of public uses by the inclusion of a flat and flexible central grass
areca 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 of the SRW area to include the sidewalks on both sides of the 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;

¢) 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;

) 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.c., 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 of 612 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 cm caliper Douglas Fir, 1-111 cm caliper Douglas Fir, 1-100 cm Linden and 1-35
cm 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 Sustainability

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 of 24 sustainability features incorporated
into the design of this proposed development most significantly a minimum of 70%
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 ft* x $0.40/t?) 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 of the 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.

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).

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 requifements:

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.

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

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

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.

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

Note:

*

This requires a separate application.

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

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

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

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

e Applicants for all City Permits 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 permits 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 of the DP Considerations is in the DP file.

Signed Date
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# Richmond

Development Application Data Sheet

Development Applications Division

DP 13-650988 v : - 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 ft?)

EX|st|ng

Net (Leasable):

34,525 m? (371,623 ft?)
Proposed

Site Area

67,891 m? (730,772 f& or 16.77 ac.)

58,012 m? (624,429 ft* or 14.48 ac.)

Land Uses

Vacant

Commercial (Retail)

OCP Designation

Commercial / ESA

Commercial / OCP Amendment

Zoning:

Single Detached (RS1/F)

Bylaw Requirement

Proposed

Neighbourhood Commercial (ZC32) —
West Cambie Area

Variance

Total Required = 138

Total Provided = 172

: Area A: 1.25102.0 FAR Area A - 0.62 FAR Zoning
Floor Area Ratio Area B: Max. 1.0 FAR Area B - 0.62 FAR Amendment
o Area A - 54.8% '
Lot Coverage Max. 55% Ares B — 54 3% none
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
. . Area Amax. 18 m
Height (m) Max. 22 m geodetic Area B max. 19 m none
3 stall per 100 m?
Max. 50% Small 832 Regular
. . 288 Small
Min. 2% Accessible 25 Accessible
Off-Street Parking Spaces Requ!red Area A i 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 P 19
. 5 large (WB-17) spaces & 8 large (WB-17) spaces & '
Loading Spaces 7 medium (SU9) spaces .6 small (5.5 mx2.65m) none
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
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