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RECOMMENDATION SUMMARY
e By-law Introduction and set date for Public Hearing for Rezoning.

e Approval to draft Development Permit for Form and Character and Sensitive Ecosystems.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the Official Community Plan (OCP) to allow for a Floor Area
Ratio (FAR) of 1.89 within the Mixed Employment land use designation.

e Proposing to increase the allowable building heights and reduce building setbacks in the
“Comprehensive Development Zone (CD)” Bylaw, that is based on the “Business Park 3 Zone

(IB-3)”.

RATIONALE OF RECOMMENDATION

e The proposal partially complies with the Mixed Employment designation in the Official
Community Plan (OCP).

e The proposal generally complies with the “Business Park/Light Industrial” and “Habitat
Preservation Area” designation in the Highway 99 Corridor Local Area Plan (LAP) and the
“Business Park” and “Creek Preservation Areas” designation in the Rosemary Heights Business
Park Neighbourhood Concept Plan (NCP).

e The proposal complies with the Employment designation in the Metro Vancouver Regional
Growth Strategy (RGS).

e The proposed density and building form are appropriate for this part of the Highway 99
Corridor Business Park. The site is significantly encumbered by the BC Hydro right-of-way
that bisects the site along Croydon Drive and the Hydro area is considered “undevelopable”
under the Zoning Bylaw.

e The proposal complies with the Development Permit requirements in the OCP for Sensitive
Ecosystems (Streamside Areas) and generally complies with the requirements for Green
Infrastructure Areas.

e The proposal generally complies with the Development Permit requirements in the OCP for
Form and Character.

e The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the
Highway 99 Corridor Local Area Plan (LAP) and in accordance with the Development Permit
(Form and Character) design guidelines in the OCP. The reduced setbacks also support the
viability of the office units and the development as a whole.
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The proposed building achieves an attractive architectural built form, which utilizes high
quality, natural materials and contemporary lines. The street interface has been designed to a
high quality to achieve a positive urban experience between the proposed building and the
public realm.
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RECOMMENDATION
The Planning & Development Department recommends that:
L A By-law be introduced to amend the OCP “Table 7a: Land Use Designation Exceptions’ to

allow for an FAR of 1.89 within the Mixed Employment land use designation and a date for
Public Hearing be set.

"Bylaw Land Use Site Specific Site Specific
No. Designation Property Permission
a) Portion of 2868 - Croydon
Bylaw # Mixed Drive (008-823-707, Lot Density permitted up to
XXXXX Employment M, Section 23, Township 1, | 1.89 FAR (net calculation)
NWD Plan 25810) within Block A as outlined

b) Portion of 2828 — Croydon | on the Survey Plan,
Drive (004-382-927, Lot 18 | attached hereto as

Section 23, Township 1, Appendix I, certified correct
NWD Plan 39782) by Rob Pearlman, B.C.L.S,,
on the 1st day of March
Within Block A as outlined on | 2024 containing 0.384
the Survey Plan, attached hectares.

hereto as Appendix I, certified
correct by Rob Pearlman,
B.C.L.S., on the 1st day of
March 2024 containing 0.384
hectares.

2. Council determine the opportunities for consultation with persons, organizations and
authorities that are considered to be affected by the proposed amendment to the Official
Community Plan, as described in the Report, to be appropriate to meet the requirement of
Section 475 of the Local Government Act.

3. A By-law be introduced to rezone a portion of the subject site as shown as Block A on the
attached Survey Plan (Appendix I) from "One-Acre Residential Zone (RA)" to
"Comprehensive Development Zone (CD)" (based on “Business Park 3 Zone [IB-3]) and a
date be set for Public Hearing.

4. Council authorize staff to draft Development Permit No. 7923-0217-00, generally in
accordance with the attached drawings (Appendix II) and the finalized Ecosystem
Development Plan.

5. Council instruct staff to resolve the following issues prior to final adoption:

(@) ensure that all engineering requirements and issues including restrictive
covenants, dedications, and rights-of-way where necessary, are addressed to the

satisfaction of the General Manager, Engineering;

(b) submission of a subdivision layout to the satisfaction of the Approving Officer;
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(c)
(d)
(e)

(f)

(g)

(h)

(i)

()

(k)

()

(m)

(n)

(o)

approval from the Ministry of Transportation & Infrastructure;
review from BC Hydro;

resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

submission of a finalized landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;

submission of a finalized tree survey and a statement regarding tree preservation
to the satisfaction of the City Landscape Architect;

the applicant satisfy the deficiency in tree replacement on the site, to the
satisfaction of the Planning and Development Department;

submission of a finalized Ecosystem Development Plan to the satisfaction of City
staff;

voluntary conveyance of riparian areas and Biodiversity Conservation Strategy
areas to the City;

demolition of existing buildings and structures to the satisfaction of the Planning
and Development Department;

completion of Development Application No. 7921-0082-00 to achieve access and
additional parking for the subject site;

registration of access easements between 2828 - Croydon Drive and 2868 -
Croydon Drive to ensure fire access to the proposed development;

registration of a Section 219 Restrictive Covenant for “no build” on proposed Lot
until future development; and

Registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture.
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SITE CONTEXT & BACKGROUND

Direction Existing Use NCP and LAP Existing Zone
Designation
Subject Site Single-detached dwelling. A “Business Park/Light | RA
portion of 2828 - Croydon Industrial”, “Habitat
Drive is under a separate Preservation Area”
development proposal and “Business Park”
(Development Application No. | and “Creek
7921-0082-00, which proposes | Preservation Areas”
the development of a 10,230
square metre business park
building, which was granted
Conditional Approval at the
May 1, 2023 Regular Council -
Public Hearing meeting.
North: Single-detached dwelling, “Business Park” and | RA, RM-30
Townhouses “Creek Preservation
Areas”; North
Grandview Heights
NCP: “Multiple
Residential (15-25
upa)”
East: Single-detached dwelling, “Business Park/Light | RA, CD (Bylaw
Townhouses and BC Hydro Industrial”, “Buffers” | No. 17457)
Right-of-Way. Development and North
Application No. 7921-0082-00, | Grandview Heights
of which, a portion of 2828 - NCP: “Multiple
Croydon Drive is part of, Residential (15-25
received Conditional Approval | upa)”
at the May 1, 2023 Regular
Council - Public Hearing
meeting for a 10,230 square
metre business park building.
South (Across 28 Single-detached dwellings “Business Park/Light | RA
Avenue): Industrial” and
“Buffers”
West (Across Single-detached King George RF & RM-D
Highway 99): dwellings/duplex and Highway Corridor:
Highway 99 “Single Family
Residential (6 upa)”
Context & Background

e The 0.69-hectare subject site is located on the eastern side of Croydon Drive and north of 28
Avenue in the Highway 99 Corridor Local Area Plan (LAP) and partially in the Rosemary
Heights Business Park Neighbourhood Concept Plan (NCP). The subject site is designated
“Business Park/Light Industrial” and “Habitat Preservation Area” in the Highway 99 Corridor
LAP and “Business Park” and “Creek Preservation Areas” in the Rosemary Heights Business
Park NCP. The property is currently zoned “One Acre Residential Zone (RA)”.
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e The subject site is encumbered by a BC Hydro Right-of-Way (ROW), that runs through a
portion of the site. Development within the BC Hydro ROW is limited to parking lots and
landscaping.

e A portion of the subject site at 2828 - Croydon Drive is under Development Application No.
7921-0082-00, which proposes the development of a 10,230 square metre business park
building. The adjacent development application will provide access to Croydon Drive to the
subject application (No. 7923-0217-00) via a shared access easement. Together, these
applications will share a single access onto Croydon Drive.

e In addition to the shared access easement, a portion of the lands under Development
Application No. 7921-0082-00 at 2828 - Croydon Drive are being preserved for consolidation
and development under the subject development application.

DEVELOPMENT PROPOSAL

Planning Considerations

e The applicant proposes the following in order to permit the development of a 5,437 square
metre business park building:

o OCP Amendment for a portion of the site to allow for an FAR of 1.89 within the Mixed
Employment land use designation;

o Rezoning a portion of the site from “One Acre Residential Zone (RA)” to
“Comprehensive Development Zone (CD)” (based on “Business Park 3 Zone (IB-3)”);

o Development Permit for Form and Character and Sensitive Ecosystems; and

o Subdivision to consolidate the lands into a single development parcel.

Proposed

Lot Area
Gross Site Area: 6,962 square metres
Road Dedication: 471 square metres
Undevelopable Area: 899 square metres
Net Site Area: 2,759 square metres

Number of Lots: 1

Building Height: 24.2m

Floor Area Ratio (FAR): 1.89

Floor Area
Office: 4,718 square metres
Commercial: 224 square metres
Total: 5,209 square metres (includes non-defined spaces)
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Referrals

Engineering:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTI):

Surrey Fire Department:

BC Hydro

Advisory Design Panel

The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix III.

Parks accepts the voluntary conveyance of the streamside setback
protection area for conservation purposes.

Natural area parkland will be conveyed to Parks through this
development. There is no active park within walking distance of the
development.

No concerns.

No concerns.

Further review and approval from BC Hydro will be required prior
to Final Adoption of the associated By-laws.

The proposal was considered at the ADP meeting on February 22,
2024 and was supported.

The applicant has been provided the list of requested revisions
from the ADP review and has committed to undertaking the
changes prior to Council’s consideration of Final Adoption of the
rezoning bylaw, to the satisfaction of the Planning and
Development Department.

Transportation Considerations

Transportation Network and Infrastructure

e The applicant is required to dedicate and construct Croydon Drive along the site frontage,
including the continuation of Pioneer Greenway (a multiuse pathway).

Access

e The development site will be accessed via a shared driveway entrance from Croydon Drive
near the southwestern boundary of the site. The access is to be provided by the adjacent
Development Application (No. 7921-0082-00), and a shared access easement will be registered
to provide access, in perpetuity to both developments.

Parkin

e The Zoning Bylaw requires 125 parking spaces on the site. The applicant is proposing 125
parking spaces divided between 56 underground parking spaces and 69 surface parking

spaces.
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e Of the 69 surface parking spaces, 26 are located off-site and will be delivered by abutting
Development Application No. 7921-0082-00 to the east. An access easement will be registered
in favour of the subject lands to preserve the use of the off-site parking spaces, thereby
meeting the Zoning Bylaw requirement for parking.

Transit

e Public transportation to the site remains limited currently. A bus stop is located at the
intersection of 32 Avenue and Croydon Drive, which serves TransLink Bus Route No. 354,
connecting White Rock with Bridgeport Station, and No. 363 which connects Peace Arch
Hospital with Southpoint. The site is located approximately 1.1 kilometers from this bus stop.

Parkland and/or Natural Area Considerations

e A Development Permit for Sensitive Ecosystems (Streamside Areas and Green Infrastructure
Areas) is required.

e There is a Class B watercourse known as Upper Titman Creek to the west and north of the
subject site. The required streamside setbacks, through the use of the “flex” provisions as
outlined in Part 7A of the Zoning By-law, are provided within the proposed development. No

streamside setback variances are requested.

e The applicant proposes to voluntarily convey the streamside setback areas, representing
approximately 2,188 square metres, to the City as a separate lot for protection in perpetuity.

Sustainability Considerations

e The applicant has met all of the typical sustainable development criteria, as indicated in the
Sustainable Development Checklist.

e In addition, the applicant has agreed to provide a high-albedo roof with a Solar Reflectance
Index value of a minimum of 75.

POLICY & BY-LAW CONSIDERATIONS
Regional Growth Strategy

e The subject site is designated “Employment” in the Metro Vancouver Regional Growth
Strategy (RGS).

e The proposed business park development complies with the “Employment” designation.
Official Community Plan

Land Use Designation

e The subject site is designated “Mixed Employment” in the OCP. The Mixed Employment
designation has a maximum Floor Area Ratio of 1.0.
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e The applicant proposes an amendment to the OCP for a portion of the site to allow for
increased density within the Mixed Employment designation from 1.0 to 1.89 (net).

Amendment Rationale

e The Highway 99 Corridor LAP was approved by Council in 2004 and is reflective of the form
of development that was appropriate at that time. There is a considerable shortage of business
park lands in the region and since 2004, densities have steadily increased due to increased
demand, cost of land and changing market conditions.

e The land is significantly encumbered by a BC Hydro ROW that bisects the subject site and a
Class B watercourse along the northwestern boundary. Under the Zoning Bylaw, utility right-
of-way lands are considered “undevelopable” and therefore, must be excluded from the site
area used to calculate density.

e Although the density noted above is for clarification only, the requirement to exclude utility
right-of-ways from site area for calculating density is an administrative decision, whereas the
public will experience the site’s proposed density inclusive of the BC Hydro ROW area.

e For these reasons, it is appropriate to amend the OCP to allow for increased density under the
Mixed Employment designation.

e Pursuant to Section 475 of the Local Government Act, it was determined that it was not
necessary to consult with any persons, organizations or authorities with respect to the
proposed OCP amendment, other than those contacted as part of the pre-notification process.

Themes/Policies

e The proposed development complies with the following policies in the OCP:

o B4.29 - Where necessary, provide pedestrian connections mid-block or through
private and/or strata developments to facilitate neighbourhood access to transit stops,
shops, local services, and amenities. Connect on-site pathways on private property
with public walkways and streets.

(The applicant will dedicate and construct Pioneer Greenway (MUP) along Croydon
Drive and 28 Avenue, providing additional alternative transportation connections to the
site and within the neighbourhood).

o D14 - Preserve riparian areas and watercourses in their natural state and link them
with upland natural areas to develop a connected network of natural areas throughout
Surrey.

(The proposed development complies with the minimum streamside area setbacks in the
Zoning Bylaw and the applicant proposes to voluntarily convey approximately 2,188
square metres of riparian lands, forming the entirety of the streamside setback area, to
the City for protection in perpetuity. The lands will be connected to a future north-south
riparian area/green infrastructure network parallel to Upper Titman Creek).
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D3.13 - Integrate sustainable building features such as green roofs, green walls, rain
gardens, on-site infiltration, clean energy systems, reduced light pollution, energy
efficient buildings and wastewater recycling as well as community gardens into the
design of buildings and sites.

(The applicant has committed to provide a high-albedo roof with a minimum Solar
Reflectance Index value of 75).

E1.5 - Encourage the full utilization and efficient use of industrial and other
employment lands in order to maximize jobs and economic activity per hectare.

(The applicant has efficiently utilized the significantly encumbered lands and proposes
an increase in density beyond what is permitted in the Mixed Employment land use
designation due to the BC Hydro ROW encumbrance).

E1.20 - Encourage the continued expansion of high-tech, research and development
and light manufacturing to locate within Mixed Employment areas that are accessible
to major transportation corridors and/or frequent transit services.

(The proposed development continues the expansion of the Highway 99 Corridor
Business Park, in conjunction with Rosemary Heights Business Park to the north, as an
important employment location in South Surrey).

Secondary Plans

Land Use Designation

e The proposed development complies with the “Business Park/Light Industrial” and “Creek
Preservation Areas” designation in the Highway 99 Corridor LAP and the “Business Park” and
“Habitat Preservation Area” designations in the Rosemary Heights Business Park NCP.

Themes/Objectives

e The Highway 99 Corridor LAP calls for the creation of a comprehensive designed business
park in an open space/campus-like setting. The LAP states that there is to be compatibility of
the building design (scale, massing, material) with the architecture of adjacent buildings and a
sense of street enclosure).

(The building along Croydon Drive is setback a minimum of 3.0 metres from the property
line for the first two storeys and 2.3 metres for the cantilevered storeys above. The building
contributes to the employment focus in the Highway 99 Corridor Business Park and achieves
a high-quality of urban design that architecturally compliments the adjacent building under
Development Application No. 7921-0082-00).

e The Highway 99 Corridor LAP calls for an appropriate land use interface and transition with
adjacent lands.

(The building is located approximately 100 metres away from the adjacent townhome
residential uses to the north-east. The building is stepped back along the east facade in
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response to the required BC Hydro aerial setbacks, which has the added benefit of reducing

the apparent massing on this elevation).

CD By-law

e The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a
proposed commercial office building on the subject site. The proposed CD By-law for the
proposed development site identifies the uses, densities and setbacks proposed. The CD By-
law will have provisions based on the "Business Park 3 Zone (IB-3)".

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
IB-3 Zone and the proposed CD By-law is illustrated in the following table:

Zoning IB-3 Zone (Part 47C) Proposed CD Zone
Floor Area Ratio: 1.0 1.89
Lot Coverage: 60% 40%

Yards and Front yard: 7.5 metres Front yard (Croydon Drive): 3.0
Setbacks Rear yard: 7.5 metres m/1.1 m to canopy/2.3 m for storeys
Side yard: 7.5 metres four and five
Street side yard: 7.5 metres Rear yard: 7.5 metres
Side yard: 5.0 metres (*may be
reduced to 3.0 m on southeast side
yard for a building and to 1.2 m for a
canopy)
Principal Building 14 m 24.2m
Height:

Permitted Uses:

Principal Uses
e Light impact industry
e Office uses (with restrictions)
e  Warehouse uses
e Distribution centres
e Liquor manufacturing
Accessory Uses
e Eating establishments
e Personal service uses
e General service uses
e Community services
e Assembly halls
e Child care centres
e Caretaker unit

Principal Uses

e Light impact industry

e Office uses (with restrictions)
e  Warehouse uses

e Distribution centres

¢ Liquor manufacturing
Accessory Uses - limited to ground
storey

e Eating establishments

e Personal service uses

e General service uses

e (Community services

e Child care centres

Parking (Part 5) Required/Permiited Proposed
Number of Stalls
Commercial: 7
Office: u8
Total: 125 125
Small (%): 46 (35%) 19 (14%)
Bicycle Spaces
Visitor: n/a 28 (plus secured bicycle storage

room)
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e The proposed CD Zone is based on the “Business Park 3 Zone (IB-3)” but includes amended
floor area, lot coverage, building height, and setback provisions along with a reduced number
and restriction on the amount of permitted accessory uses.

e The Floor Area Ratio (FAR) has been increased from 1.0 to 1.89. Lands encumbered by the BC
Hydro ROW are considered undevelopable and must be excluded from the net site area. Staff
are generally supportive of the intensification of business parks to ensure a sufficient supply of
employment lands meet current and future needs of the local and regional economy.

e The building height has been increased from 14 metres to 24.2 metres. As building height is
measured from average existing grade, the sloping nature of the site results in a building with
massing focused towards the southern boundary of the site adjacent to the proposed building
under Development Application No. 7921-0082-00. The building gradually decreases in
perceived height heading northwest along Croydon Drive.

e The front yard setback has been reduced from 7.5 metres to 3.0 metres for the lower storeys
along Croydon Drive, while a reduced setback of 1.1 meters to canopies and 2.3 metres to the
building for storeys four and five are proposed. The reduced setbacks and cantilevered
building are consistent with other proposals along Croydon Drive, including Development
Application Nos. 7918-0103-00, 7922-0051-00 (both to the north), and 7921-0082-00 (adjacent).

e The side yard setback adjacent to the riparian area has been reduced slightly to accommodate
a suitable building floor plate, however, the reduced setback will still maintain a working
setback area from which to construct and maintain the building, fully outside the streamside
area. Similarly, there is a reduced side yard setback along the southeast boundary. This
reduced setback is adjacent to the proposed building under Development Application No.
7921-0082-00 and is not anticipated to have an impact.

e There are no changes to the permitted principal uses. The IB-3 Zone permits a number of
accessory uses including eating establishments, general service uses, personal service uses,
assembly halls, and child care centres. The proposed CD Bylaw will limit these accessory uses
to the ground floor. The permitted amount of accessory uses corresponds to the available
parking on-site. In addition to the restricted floor area for accessory uses, assembly halls and
caretaker unit were removed from the permitted accessory uses. This will ensure the proposed
CRUs are utilized for services available to the employees of the business park.

Sign By-law

e The applicant has not provided any signage through the Development Permit. All future
signage to be considered by future sign permits is to comply with the Sign By-law.

Public Art Policy

e The applicant will be required to provide public art or register a Restrictive Covenant agreeing
to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address the
City’s needs with respect to public art, in accordance with the City’s Public Art Policy
requirements. The applicant will be required to resolve this requirement prior to
consideration of Final Adoption.



Staff Report to Council Planning & Development Report

Application No.: 7923-0217-00 Page 14

PUBLIC ENGAGEMENT

Pre-notification letters were sent on January 30, 2024 and the Development Proposal Signs
were installed on February 2, 2024. Staff received one response from a neighbouring resident
who requested more park space in the area and another response asking for clarification on
the proposal (staff comments in italics):

(Expanding our green spaces, parks, and play spaces for children is a key priority for the City, as
outlined in the City’s Parks, Recreation and Culture 10-Year Strategic Plan that was adopted by
Council in 2018. Staff are actively working on implementing the many initiatives in the 10-Year
Strategic Plan, including expanding the provision of parks and play spaces across the city.

The lands along Croydon Drive north of 28 Avenue and either side of 156 Street, south of 28
Avenue are designated “Employment” in the Metro Vancouver Regional Growth Strategy, “Mixed
Employment” in the City’s Official Community Plan and designated for “Business Park” in either
the Rosemary Heights Business Park or Highway 99 Corridor Local Area Plan (LAP). This means
that the lands are designated for employment uses (office, limited commercial, and light impact
industrial). Due to the various constraints of these properties, including watercourses, the BC
Hydro right-of-way (hydro lines), and other limitations, buildings are restricted to smaller areas
on the site with the remaining lands reserved for surface parking. In this way, there is limited
opportunity to deliver additional space for parkland/play space while still accommodating the
intended land uses.

The development applications north of 28 Avenue will protect Upper Titman Creek with a
“greenbelt” of land running parallel to the creek on either side).

The subject development application was reviewed by the Friends of Semiahmoo Bay Society
and the Grandview Heights Stewardship Association. No comments from either group were
provided to staff.

DEVELOPMENT PERMITS

Sensitive Ecosystems (Streamside Areas) Development Permit Requirement

The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA)
for Streamside Areas in the OCP, given the location of an existing Class B (yellow-coded)
watercourse which flows northward through the western portion of the subject site. The
Sensitive Ecosystems (Streamside Areas) Development Permit is required to protect aquatic
and terrestrial ecosystems associated with streams from the impacts of development.

In accordance with Part 7A Streamside Protection setbacks of the Zoning By-law, a Class B
(yellow-coded) watercourse requires a minimum streamside setback of 15 metres, as measured
from the top of bank. The proposed setbacks, which utilize the “flex” provisions in Part 7A
Streamside Protection, comply with the requirements outlined in the Zoning By-law. The flex
provisions are proposed to be utilized on the east side of the watercourse, which reduce the
setback by no more than 5 metres, resulting in a 29 square metre reduction, while the increase
in the streamside protection area setback by no more than 10 metres results in a gain of 185
square metres. Therefore, there is no net loss through the “flex” provision.

The riparian area is proposed to be voluntarily conveyed to the City as a lot for conservation
purposes as a condition of rezoning approval in compliance with the OCP.
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e An Ecosystem Development Plan, prepared by Ken Lambertsen R.P. Bio., of Phoenix
Environmental Ltd. and dated February, 2024 was reviewed by staff and found to be generally
acceptable, with some modifications to content and format of the report still required. The
finalized report and recommendations will be incorporated into the Development Permit.

Sensitive Ecosystems (Green Infrastructure Areas) Development Permit Requirement

e The subject property falls within the Sensitive Ecosystems DPA for Green Infrastructure Areas
in the OCP, given the location of a Biodiversity Conservation Strategy (BCS) Green
Infrastructure Network (GIN) Corridor located along the western portion and bisecting the
subject site. The Sensitive Ecosystems (Green Infrastructure Areas) Development Permit is
required to protect environmentally sensitive and/or unique natural areas from the impacts of
development.

e The City of Surrey Biodiversity Conservation Strategy (BCS) Green Infrastructure Network
(GIN) map, adopted by Council on July 21, 2014 (Corporate Report No. Ri41; 2014), identifies a
Local BCS Corridor within the subject site, in the Redwood BCS management area, with a
Medium ecological value.

e The BCS further identifies the GIN area of the subject site as having a Moderate habitat
suitability rating, derived from species at risk presence, species accounts and known
ecosystem habitat inventories. The BCS recommends a target Corridor width of 60 meters.

e The development proposal conserves/enhances approximately 2,188 square meters of the
subject site through Riparian Conveyance. This method of GIN retention/enhancement will
assist in the long-term protection of the natural features and allows the City to better achieve
biodiversity at this location consistent with the guidelines contained in the BCS.

e In order for the proposal to fully comply with the BCS target recommendations, an additional
approximately 1,340 square meters of the GIN area would be required on the subject site but
has not been provided by the development proposal due to the limited developable area as a
result of the BC Hydro Right-of-Way.

e An Ecosystem Development Plan, prepared by Ken Lambertsen R.P. Bio., of Phoenix
Environmental Ltd. and dated February, 2024 was reviewed by staff and found to be generally
acceptable, with some modifications to content and format of the report still required. The
finalized report and recommendations will be incorporated into the Development Permit.

Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character and is
also subject to the urban design guidelines in the Highway 99 Corridor Local Area Plan (LAP).

e The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP and the design guidelines in the Highway 99 Corridor Local
Area Plan (LAP).
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e The applicant has worked with staff to:

o Limit the building height and appearance of massing, with particular attention to
providing a sensitive interface to the residential areas to the east;

o Provide an appropriate building setback to the riparian areas to ensure there is no
encroachment during construction or long-term maintenance of the building.

e The applicant has demonstrated that both the BC Hydro ROW and Upper Titman Creek
significantly impact the buildable area on the site and also impacts on-site grades related to
the distance between the surface parking area and the hydro wires. To offset this impact, and
to achieve an efficient floor area, the applicant proposes to increase the building height to 24.2
metres.

e The office park building has a slender linear trapezoidal profile, reflecting the sloped
streetscape. Its staggered floor plates contribute to a dynamic massing form. The increased
building height, together with upper-level massing stepbacks, provides a proportionate street
enclosure to Croydon Drive and is consistent with other business park buildings along
Croydon Drive.

e The overall design continues the high-standard form, design, and character of the Highway 99
Corridor Business Park. The building facade features high-quality clear curtain wall glazing
along Croydon Drive and is accentuated by angled frames with soffits having wood-like
textures and colours. The fagade along Croydon Drive is enhanced through the extension of a
large, angled frame extending to the ground plane, serving as visual interest and establishing a
prominent main entrance at the south corner of the building. The upper storeys exhibit a
textured fagade using curtain wall glazing and metal frames and louvers.

o The site is accessed via a single off-site vehicular entry along Croydon Drive that is shared
with the adjacent development (Development Application No. 7921-0082-00). Several building
entrances are provided: one entrance is via Croydon Drive, which also has direct connection
to the two commercial retail units; one entrance via the surface parking; and one entrance via
the underground parkade.

e The building is designed with visual connectivity along Croydon Drive through curtain wall
glazing at the ground floor. The south corner of the building along Croydon Drive is visually
anchored by the main building entrance and two commercial retail units that provide a
connectivity with the public realm. Office uses are situated on all levels, which is consistent
with the intent of the “Business Park/Light Industrial” land use designation in the Highway 99
Corridor LAP.

e The rooftop is finished in a High Albedo material with an SRI value of at least 75.
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Landscaping

e The proposed landscaping consists of a landscape buffer, varying in width from 1 to 5 metres
along the riparian area boundary, 1.2 metre wide landscape walk-throughs along Croydon
Drive, and a 3 metre wide off-site landscape boulevard along the site entry (on the adjacent
Development Application No. 7921-0082-00).

e The Croydon Drive landscaping also has a stormwater management weir system running
along the building face of the office units and is layered in front with a series of bench seating
spread across parallel to Croydon Drive.

e The surface parking area will be landscaped with a perimeter buffer that is a minimum of1
metre in width. Landscape islands are provided every six parking stalls in accordance with the
OCP Form and Character Development Permit guidelines and the Highway 99 Corridor LAP
design guidelines.

e The applicant proposes a publicly accessible open space plaza on the interior of the site
adjacent to the secondary entrance, connecting to the shared site driveway entrance. The
plaza includes seating and landscaping, which forms part of an employee amenity area.

e A rooftop amenity is also provided on level six. This outdoor amenity area is currently
proposed for the exclusive use of the top floor tenant. The amenity area includes bench

seating and landscaping.

Qutstanding [tems

e The applicant is required to resolve all outstanding urban design and landscaping issues and
Advisory Design Panel comments, as follows:

o Resolve the architectural expression of entryways;
o Refine the architectural fagcade materiality and fenestration; and
o Resolve accessibility equability, access and usability of outdoor spaces.
e The applicant has been provided a detailed list identifying these requirements and has agreed

to resolve these prior to Final Approval of the Development Permit, should the application be
supported by Council.
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TREES
e Mitch Davis, ISA Certified Arborist of Diamond Head Consulting prepared an Arborist
Assessment for the subject property. The table below provides a summary of the proposed

tree retention and removal by tree species:

Table 1: Summary of Proposed Tree Preservation by Tree Species:

Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Cottonwood 1 o 1
Alder 4 1 3

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Apple 2 2 0
Japanese Cherry 2 2 o
Paper Birch 3 2 1
Japanese Maple 1 1 0
Coniferous Trees
Douglas-Fir 4 4 o)
Western Red Cedar 24 23 1
Norway Spruce 1 1 0
Total (excluding Alder and )
Cottonwood Trees) 37 35
Additional Trees in the proposed 23 " 10
Riparian Area
Total Replacement Trees Proposed
(excluding Boulevard Street Trees) 39
Total Retained and Replacement Trees L
Proposed 4
Estimated Contribution to the Green City
$17,600
Program

e The Arborist Assessment states that there are a total of 37 mature trees on the site, excluding
Alder and Cottonwood trees. Five existing trees, approximately 12% of the total trees on the
site, are Alder and Cottonwood trees. The applicant proposes to retain six trees as part of this
development proposal. The proposed tree retention was assessed taking into consideration
the location of services, building footprints, road dedication and proposed lot grading.

e Table 1includes an additional 22 protected trees that are located within the proposed riparian
area. The trees within the proposed riparian area will be retained, except where removal is
required due to hazardous conditions. A total of twelve trees along Croydon Drive that are
within the existing riparian area are to be removed to facilitate the Croydon Drive frontage
works.
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e For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees that are outside the streamside protection
area, and a 2 to 1 replacement ratio for all other trees, including Alder and Cottonwood that
are within a streamside protection area. This will require a proposed total of 71 replacement
trees on the site. Since the applicant proposes 39 replacement trees on the site, the proposed
deficit of 32 replacement trees will require an estimated cash-in-lieu payment of $17,600
representing $550 per tree, to the Green City Program, in accordance with the City’s Tree
Protection By-law.

e The new trees on the site will consist of a variety of trees including Amur Maple, Japanese
Snowbell, Red Maple, and Sitka Mountain Ash.

e [n summary, a total of 39 trees are proposed to be retained or replaced on the site with an
estimated contribution of $17,600 to the Green City Program.

e The proposed tree retention and replacement strategy will be refined as the applicant works
through the detailed design process.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L.
Appendix II.

Appendix III.
Appendix IV.

Appendix V.

Appendix VI.

KS/ar

Survey Plan

Site Plan, Building Elevations, Landscape Plans and Perspective
Engineering Summary

Summary of Tree Survey, Tree Preservation and Tree Plans
OCP Redesignation Map

ADP Comments and Response

approved by Shawn Low

Don Luymes
General Manager
Planning and Development
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AC 26 ASTILBE CHINENSIS 'VISIONS' ASTILBE #1 CCONTAINER
™ 26 COREQPSIS VERTICILLATA MOONBEAM MOONBEAM TICKSEED #1 CONTAINER
C2 | 4 | COREOPSISVERTICILATA ZAGRES ZAGREB TICKSEED #1 CONTAINER
GS n GAULTHERIA SHALLON SALAL #1 CCONTAINER
N[ 16| NASELLATENUISSIVA MEXCAN FEATHER GRASS # CONTAINER
HS | 119 | HEMEROCALI STELLA DORO Ly #l CONTAINER
LA n LAVANDULA ANGUSTIFOLIA ENGLISH LAVENDER #1 CCONTAINER
S| 13| SALVIANEMOROSA CARRDONNA' SAGE # CONTAINER
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% DECIDUOUS TREES
@ CONIFEROUS TREES

S

CONCRETE SIDEWALK W/14
WIDE EXPOSED AGG. BAND

CONCRETE SEAT W/

LANDSCAPE ITEMS:

LAWN

CONCRETE PAVING

EXPOSED AGGREGATE BAND.

PLANTING BED

ASPHALT PAVING

CONC. RETAINING WALL

FABRICATED METAL PLANTER

cJelelelolelelolelolele)

BENCH

DECORATIVE POT
WITH ANNUALS

WOOD PERGOLA

BENCH

4 HT. WOOD DECORATIVE FENCE
UNIT PAVING (CONC.)

STAMPED CONC. PAVING.

BIKE RACK

CONCRETE SEAT WALL

BOULDER RETAINING WALL

P =]
(slelslolelelelolelo)ele) #%

EXISTING TREE
GUARDRAIL
1.2MHT.
ENVIRONMENTAL

1.2M HT.
DECORATIVE
FENCE

NNC

DECORATIVE PLANTER 20'X20° W GRANULAR BALLAST
SEASONAL ANNUALS 1* DIA. WASHED RIVER ROCK
SMALL DECIDOUS TREE PLANTER WALL 28" HT.
CONC./OR METAL
DECIDOUS TREE METAL TREE GRATE
CONIFEROUS TREE ENVIRONMENTAL FENCE
RAINWATER CHANNEL
PERGOLA SUSTANABLE FEATURE
PLANT LIST:
KEY | QTY. | BOTANICAL NAME COMMON NAVE Size GOND.
TREES
“AGD | 3| ACER GINNALA COMPACTUM' COMPACT AMUR MAPLE SCMCAL | B&B
APD | 11 | ACERPALMATUM JAPANESE MAPLE 25MHT. | B&B
“ARD | 8 | ACERRUBRUM BOWHALL BOWHALL RED MAPLE GCMCAL | B&B
“BPD | 2 | BETULAPAPYRIFERA CANDE BIRCH 5CMCAL | B&B
CCD | 9 | CERCIS CANADENSIS 'ACE OF HEARTS' ACE OF HEARTS REDBUD 20MHT. | B&B
#SID | 15| STYRAXJAPONCA JAPANESE SNOWBELL 5CMCAL | B&B
#SSD | 9| SORBUS SITCHENSIS SITKA MOUNTA ASH SCMCAL | B&B
SHRUBS
HSS | 8 | HBISCUS COELESTIS SHRUBBY ALTHEA TOMHT. | CONTAINER
€S | 19 | CORNUS STOLONIFERA RED OSIER DOGWOOD #3 CONTAINER
HO | 28 | HOLODISCUS DISCOLOR OCEANSPRAY #3 CONTAINER
HY | 7 | HYDRANGEA SERRATA BLUEBIRD BLUEBIRD HYDRANGEA #3 CONTAINER
JC | 116 | JUNIPERUS CHINENSIS MINT JULEP SEAGREEN JUNIPER #3 CONTAINER
1P| 30 | LONIGERAPILEATA PRIVET HONEYSUCKLE #3 CONTAINER
WA | 14| MAHONIA AQUIFOLIUM OREGON GRAPE #3 CONTAINER
MG | 11| MYRICAGALE SWEET GALE # CONTAINER
PE | a7 | POTENTILLAFRUTICOSA SHRUBBY CINQUEFOIL #3 CONTAINER
M| 40 | poL FERN #3 GONTAINER
PO | 92 | PRUNUSL OTIOLUYKENS OTT0 LUYKEN LAUREL #3 CONTAINER
PP | 75 | PINUSMUGOPUMILIO DWARF MUGO PINE #3 CONTAINER
RG | 25 | ROSAGYMNOCARPA BALDHIP ROSE #3 CONTAINER
AH | 18| RHODODENDRON HACHMANNS FANTASTICA | FANTASTIC RHODODENDRON #3 CONTAINER
RD | 24 | RHODODENDRON DORA AMETEIS DORA AMETEIS RHODO. #3 CONTAINER
RU | 17 | RHODODEDRON UNIQUE UNIQUE RHODO. #3 CONTAINER
AR | 6 | RHODO.ROYALPINK ROYAL PINK RHODO. #3 CONTAINER
SD | 8 | SPRAEADOUGLASIISSP.DOUGLASI HARDHACK #3 GONTAINER
SY | 79 | SYMPHORICARPOS ALBUS COMMON SNOWBERRY # CONTAINER
VD | 59| VIBURNUM DAVIDI DAVID'S VIBURNUM #3 CONTAINER
GROUND COYERS
AC | 26 | ASTILBE CHINENSIS VISIONS' ASTILBE # CONTAINER
CM | 26 | COREOPSIS VERTICILLATA MOONBEAM MOONBEAM TICKSEED # CONTAINER
CZ | 45 | COREOPSIS VERTICILLATA ZAGREB ZAGREB TICKSEED # CONTAINER
65 | 71 | GAULTHERIASHALLON SALAL # CONTAINER
NT | 16| NASELLATENUISSIMA MEXICAN FEATHER GRASS #2 CONTAINER
HS | 119 | HEMEROCALIS STELLADORO DAYLLY # CONTAINER
LA | 77 | LAVANDULA ANGUSTIFOLIA ENGLISH LAVENDER # CONTAINER
SA | 13| SALVIANEMOROSA CARADONNA SAGE # CONTAINER

* REPLACEMENT TREE PROVIDED: 37
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