City of Surrey
PLANNING & DEVELOPMENT REPORT
Application No.: 7921-0259-00

Planning Report Date: July 11, 2022

PROPOSAL:

OCP Amendment of a portion from Urban to
Multiple Residential

OCP Text Amendment of a portion to allow a higher
density in the Multiple Residential designation

TCP Amendment of a portion from "Townhouse or
Row House" and "Low Rise Apartment” to “Low to Mid
Rise Apartment”

Rezoning of a portion from RF to CD (based on RM-
70)

Development Permit

Development Variance Permit

to permit the development of a 6-storey apartment
building with approximately 15 dwelling units and
underground parking on a consolidated site in

Guildford

LOCATION: 14774, 14764, 14754 and 14744 -
106 Avenue

ZONING: RF

ocCP Urban

DESIGNATION:

TCP DESIGNATION: Townhouse or Row House and

Low Rise Apartment
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RECOMMENDATION SUMMARY

e By-law Introduction and set date for Public Hearing for:
e OCP Amendment;
e OCP Text Amendment; and
e Rezoning.

e Approval to draft Development Permit for Form and Character.

e Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposed amendment to the Official Community Plan (OCP) from "Urban" to "Multiple
Residential” and a text amendment to increase the maximum density permitted in the
Multiple Residential designation.

e Proposed amendment to the Guildford Town Centre - 104 Avenue Corridor Plan (Stage 1)
from “Townhouse or Row House” and “Low Rise Apartment” to “Low to Mid Rise Apartment”.

e Proposed variance to reduce the minimum lot width requirement of the RF Zone for the
remnant parcel.

RATIONALE OF RECOMMENDATION

e The proposed amendment to the OCP from "Urban"” to "Multiple Residential" and proposed
text amendment to the OCP is required to achieve the proposed 6-storey apartment building
at a density higher than that currently permitted in the Multiple Residential designation. The
OCP amendment is considered to have merit given the proximity of the subject site to transit
service along 104 Avenue and the 104 Avenue Frequent Transit Development Area (FTDA).

e To accommodate the proposed development, an amendment to the Guildford Town Centre -
104 Avenue Corridor Plan (Stage 1) is required in order to redesignate the subject properties
from “Townhouse or Row House” and “Low Rise Apartment” to “Low to Mid Rise Apartment”.

e The applicant will provide a density bonus amenity contribution, consistent with the Tier 2
Capital Projects Community Amenity Contributions (CACs), in support of the requested
increased density.

e The proposed variance to reduce the minimum lot width requirement of the RF Zone for the
remnant parcel is reasonable since the easterly portion of 14774 — 106 Avenue is anticipated to
be consolidated with the adjacent easterly properties, in the future, when they redevelop.
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The subject site is located within close proximity to an existing Frequent Transit Network
(FTN) along 104 Avenue and roughly 460 metres from an existing rapid transit bus stop. As
such, the proposed density and built form are appropriate for a Multiple Residential re-
designated site. In addition, the proposal supports the objective of achieving higher-density
development along transit corridors and, therefore, is considered appropriate for this part of
the Guildford Town Centre - 104 Avenue Corridor Plan.

The proposed building is of high-quality design appropriate for a town centre location and the
proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the Form
and Character Development Permit (DP) guidelines in the OCP.

The proposed apartment building is attractive, well-designed and utilizes high-quality, natural
materials as well as contemporary lines. The applicant is proposing reduced building setbacks

that benefit the streetscape by providing connectivity to the street. Appropriate landscaping is
provided along the street frontages which helps to promote a pedestrian friendly environment
and positive urban experience between the proposed building and public realm.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. An OCP Bylaw be introduced to:

(a) amend the OCP Figure 3: General Land Use Designations, for a portion of the site

shown as Block A on the attached Survey Plan attached in Appendix I, from Urban

to Multiple Residential; and

(b)  amend Table 7a: Land Use Designation Exceptions, for a portion of the site, by
adding the following site specific notation:

Bylaw No.

Land Use
Designation

Site Specific
Property

Site Specific
Permission

“Bylaw #
XXXXX

Multiple Residential

14744 106 Avenue
Lot 137 Section 19 Block 5
North Range 1 West New
Westminster District Plan

41515

14754 106 Avenue
Lot 136 Section 19 Block 5
North Range 1 West New
Westminster District Plan

41515

14764 106 Avenue
Lot 135 Section 19 Block 5
North Range 1 West New
Westminster District Plan

41515

14774 106 Avenue
Portion of Lot 134 Section
19 Block 5 North Range 1
West New Westminster

District Plan 41515

Density permitted up
to 2.38 FAR"

and a date be set for Public Hearing.

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.

a By-law be introduced to rezone the portion of the subject site shown as Block A on the

attached Survey Plan (Appendix I) from "Single Family Residential Zone (RF)" to
“Comprehensive Development Zone (CD)”, and a date be set for Public Hearing.

accordance with the attached drawings (Appendix I).

Council authorize staff to draft Development Permit No. 7921-0259-00 generally in
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5. Council approve Development Variance Permit No. 7921-0259-00 (Appendix VIII) varying
the following, to proceed to Public Notification:

(a) to reduce the minimum required lot width from 15 metres to 9.5 metres, under the
RF Zone, for a proposed remnant lot created from 14774 — 106 Avenue, intended for
future land assembly.

6. 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 to the satisfaction of the Approving Officer;

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

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

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

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

(g) the applicant provide a density bonus amenity contribution consistent with the
Tier 2 Capital Projects CACs in support of the requested increased density, to the
satisfaction of the General Manager, Planning and Development Department;

(h) provision of cash-in-lieu contribution to satisfy the indoor amenity space

(i)

()

(k)

()

requirement of the CD Zone, at the rate in effect at the time of Final Adoption;

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

registration of a Section 219 Restrictive Covenant (No Build) on the eastern portion
of 14774 - 106 Avenue (proposed remnant lot) for future consolidation with the
adjacent easterly properties;

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 and with respect to the City’s Affordable Housing Strategy
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager,
Planning & Development Department; and

Council approval of Stage 2 of the Guildford Town Centre - 104 Avenue Corridor
Plan (TCP).
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7. Council pass a resolution to amend the Guildford Town Centre - 104 Avenue Corridor
Plan (Stage 1), as follows:

(@) to re-designate the subject site from "Townhouse or Row House" and "Low Rise
Apartment" to "Low to Mid Rise Apartment".

as illustrated in Appendix VI when the project is considered for Final Adoption.

SITE CONTEXT & BACKGROUND

Direction Existing Use TCP Designation Existing Zone
Subject Site Single family residential | Townhouse or Row House | RF
and Low Rise Apartment

North Single family residential | Townhouse or Row House | RF
(Across 106 Avenue): and Low Rise Apartment
East: Single family residential | Low Rise Apartment RF
South: Assembly hall (The Low Rise Apartment PA-2

Anglican Church of the

Epiphany)
West: Single family residential | Townhouse or Row House | RF

Context & Background
e The subject properties are located on the south side of 106 Avenue, just west of 148 Street.

e The properties are approximately 0.45 hectare in total combined area and presently occupied
by single family residential dwellings.

e The subject site is designated "Urban" in the Official Community Plan (OCP), "Townhouse or
Row House" and "Low Rise Apartment” in the Guildford Town Centre - 104 Avenue Corridor

Plan (Stage 1) as well as zoned "Single Family Residential Zone (RF)".

Guildford Town Centre — 104 Avenue Corridor Plan

e After an extensive public consultation process, Stage 1 of the Guildford Town Centre - 104
Avenue Corridor Plan (TCP) was approved by Council on July 8, 2019. Stage 1 outlines the
expected land-use and densities for the Guildford Town Centre area.

e At the Regular Council - Land-Use Meeting on March 7, 2022, Council was asked to consider
Corporate Report No. R048;2022 ("Guildford Town Centre - 104 Avenue Corridor In-Stream
Applications and Update to Community Amenity Contribution Rates"). The Corporate Report
established interim Secondary Plan Community Amenity Contributions (CAC) rates that will
allow for development applications that are consistent with the Guildford Town Centre -

104 Avenue Corridor Stage 1 Plan to be considered for Final Adoption, subject to the
completion of all outstanding items identified in the Planning Report.
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e However, the subject application involves a proposed amendment to the land-use designation
in the Stage 1 Plan from "Townhouse or Row House" and "Low Rise Apartment” to "Low to Mid
Rise Apartment". As a result, this development application involves a proposed amendment to
the land-use designation in the Stage 1 Plan and may proceed to Council for consideration and
initial approval (Third Reading) but will not proceed to Final Adoption until Stage 2 of the TCP
has been completed and approved by Council.

DEVELOPMENT PROPOSAL

Planning Considerations

e In order to permit the development of a 6-storey residential building consisting of 115 dwelling
units with underground parking on a consolidated site, the applicant proposes the following
for a portion of the site:

o
o

OCP Amendment from "Urban" to "Multiple Residential";

OCP Text Amendment to allow a higher density of 2.38 FAR in the Multiple
Residential designation for the site;

TCP Amendment from "Townhouse or Row House" and "Low Rise Apartment" to "Low
to Mid Rise Apartment”;

Rezoning from "Single Family Residential Zone (RF)" to "Comprehensive Development
Zone (CD)" (based on the "Multiple Residential 70 Zone [RM-70]");

Development Permit for Form and Character;

Development Variance Permit to reduce the minimum lot width, under the RF Zone,
for the remnant parcel created from 14774 - 106 Avenue; and
Subdivision/consolidation from four (4) lots into one (1) lot for development, and one
(1) remnant lot for future consolidation.

e Development details are provided in the following table:

Proposed
Lot Area
Gross Site Area: 4,503.86 sq. m.
Road Dedication: 493.59 sq. m.
Remnant Parcel (No Build): 587.215q. m.
Net Site Area: 3,423.06 sq. m.
Number of Lots: 4 (existing)
2 (proposed)
e 1proposed development lot
e 1proposed remnant lot
Building Height: 21.0 m.
Unit Density: N/A
Floor Area Ratio (FAR): 1.8 (Gross)/2.38 (Net)
Floor Area
Residential: 8,133.3 sq. m.
Commercial: N/A
Total: 8,133.3 sq. m.
Residential Units:
Studio: | 4 dwelling units
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Proposed
1-Bedroom: 73 dwelling units
2-Bedroom: 31 dwelling units
3-Bedroom: 7 dwelling units
Total: 115 dwelling units
Referrals
Engineering: The Engineering Department has no objection to the project subject

School District:

Parks, Recreation
& Culture:

Surrey Fire Department:

Advisory Design Panel:

to the completion of Engineering servicing requirements as outlined
in Appendix II.

The School District has advised that there will be approximately 59
school-age children generated by this development, of which the
School District has provided the following expected student
enrollment.

22 Flementary students at Hjorth Road Elementary School
14 Secondary students at Guildford Park Secondary School

(Appendix IIT)

Note that the number of school-age children is greater than the
expected enrollment due to students attending private schools,
home school or different school districts.

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by August
2025.

No concerns.

The closest active park is Holly Park which is roughly 150 metres
away, and the closest natural area is Hawthorne Rotary Park and

is approximately 8oo metres away. Future parkland is proposed
within 435 metres of the subject site, as part of the Guildford Town
Centre & 104 Avenue Corridor Plan (Stage 1).

No concerns.

The proposal was considered at the ADP meeting on June 9, 2022
and was supported. The applicant has resolved most of the
outstanding items from the ADP review as outlined in the
Development Permit section of this report. Any additional revisions
will be completed prior to Council’s consideration of Final
Adoption of the rezoning by-law, to the satisfaction of the Planning
and Development Department.
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Transportation Considerations

The proposed apartment building is located within close proximity to the 104 Avenue Frequent
Transit Development Area (FTDA) and 460 metres from an existing bus stop (R1 - King George
to Guildford).

As such, the proposed development is appropriate for this part of the Guildford Town Centre
- 104 Avenue Corridor and conforms with the goal of achieving higher density development in
locations that benefit from access to frequent transit service.

Driveway Access and Dedication Requirements

As part of the subject application, the applicant will be required to dedicate 8.0 metres for the
future north-south lane, located along the western boundary of 14774 — 106 Avenue as well as
3.0 meter by 3.0 metre corner-cuts at the intersection of the north-south lane and 106 Avenue.

The proposed development will obtain vehicular access to the underground parkade from the
future north-south 8.0 metre wide lane. No direct vehicle access is permitted to 106 Avenue.

Sustainability Considerations

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

POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

The subject property is designated “General Urban” in the Regional Growth Strategy (RGS).

The proposed development complies with the General Urban RGS designation.

Official Community Plan

Land Use Designation

The subject site is designated “Urban” in the Official Community Plan (OCP).

In accordance with the OCP, the Urban Designation will support a maximum unit density of
72 units per hectare (30 units per acre) for sites that within a Frequent Transit Development
Area (FTDA), that abut a Frequent Transit Network, located within an Urban Centre and/or
where specifically noted in an approved Secondary Plan Area.

The proposed 6-storey apartment form and density cannot be accommodated under the
Urban designation and, as such, an OCP Amendment from Urban to Multiple Residential is
required to accommodate the proposal.
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e In addition, the applicant is requesting an increase in the allowable FAR under the Multiple
Residential designation from 1.5 to 2.38 (net density) which is required in order to allow the
form of development proposed as well as the lane dedication required along the western lot
line of 14774 — 106 Avenue to achieve the 8.0 metre north-south lane, as requested by the City.

Amendment Rationale

e The subject site is located within close proximity to a Frequent Transit Development Area
(FTDA) along 104 Avenue and within walking distance of existing bus rapid transit service
(R1 - King George Boulevard to Guildford).

e In the OCP, the “Multiple Residential” designation allows a maximum density of 1.5 FAR. For
sites located within a FTDA or Urban Centre, that abut a Frequent Transit Network (FTN) or
where specifically permitted in a Secondary Land-Use Plan, a maximum density or FAR of 2.0
is permitted.

e Given that the subject site does not meet the criteria that would allow a maximum density of
2.0 FAR, the applicant is proposing a Text Amendment to the OCP to increase the maximum
permitted density under the Multiple Residential designation from 1.5 FAR to 2.38 FAR.

e Thesite is located within close proximity to a FTDA and roughly 115 metres of an existing FTN
(104 Avenue). As such, a higher density multiple residential development on the subject site is
supportable given that it promotes walkability, allows for greater housing choice and complies
with OCP principles that encourage higher-density developments in areas served by FTNs.

Public Consultation for Proposed OCP Amendment

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 proposal will support various policies, outlined in the OCP, including the following:

0 The proposal supports transit-oriented development which includes focusing growth
and increased density along frequent transit corridors which supports transit service
expansion and rapid transit infrastructure investment;

0 The proposal supports directing higher density residential land-uses to locations
within walking distance of neighbourhood centres, along main roads, near transit
routes and adjacent to major parks or civic amenities;

0 The proposal supports the development of a low to mid-rise apartment building with a
variety of unit types to support a diversity of household sizes and composition located
within walking distance of existing commercial services and transit routes; and

0 The proposed apartment building fronts onto 106 Avenue, a local road, with urban
design features (e.g. outdoor balconies, ground-floor patio space, etc.) that promote a
safe, welcoming public streetscape and urban public realm.
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Secondary Plans

Land Use Designation

e The subject properties are split-designated "Townhouse or Row House" and "Low Rise
Apartment" in the Guildford Town Centre - 104 Avenue Corridor Plan (Stage 1).

e In order to accommodate the development proposal, the applicant is required to amend the
Guildford Town Centre - 104 Avenue Corridor Plan (Stage 1) in order to redesignate the site

from “Townhouse or Row House” and “Low Rise Apartment” to "Low to Mid Rise Apartment".

Amendment Rationale

e The proposed density and building form are considered appropriate for this part of Guildford
Town Centre given the subject site is located within close proximity to a FTDA and FTN (104
Avenue) as well as other neighbourhood amenities.

e In support of the proposed amendment to the land-use designation in the Stage 1 Plan, the
applicant will provide a density bonus amenity contribution consistent with Tier 2 Capital
Project CACs for the proposed increase in density beyond the maximum permitted density
under the current land-use designation in the Stage 1 Plan, as discussed in the Community
Amenity Contributions section of this report.

e To that end, the applicant will be required to provide the per sq. ft. flat rate for the floor area
achieved beyond the maximum permitted FAR under the current land-use designation in the
Town Centre Plan (TCP), in order to satisfy the proposed amendment. The contribution will
be payable at the rate applicable at the time of Final Adoption of the Rezoning Bylaw.

Themes/Objectives

e The proposal complies with the proposed “Low to Mid Rise Apartment” designation in the
Guildford Town Centre - 104 Avenue Corridor Plan (Stage 1) which permits up to 6-storeys.

e The proposed apartment building supports the gradual transition of heights and densities
between higher-density areas (i.e. the "core") and existing single-family areas that will be
retained at the periphery of the plan area.

e As part of the Stage 2 planning process for the Guildford Town Centre - 104 Avenue Corridor,
staff are exploring several family oriented and affordable housing policies that could include
requiring minimum percentages of family-oriented dwelling units in multi-family proposals
(e.g. two or more bedroom and three or more bedroom units). This would provide a broader
range of housing choice for a variety of family sizes, types and compositions.

e Staff note that the proposal partially addresses the possible future family-oriented housing
policies in the Stage 2 Plan by providing roughly thirty-three percent (33%) of the dwelling
units as two or more bedroom (38 units in total) and approximately six percent (6%) of the
dwelling units will be provided as three or more bedrooms (7 units in total).
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Proposed CD Bylaw

e The applicant proposes to rezone the subject site from "Single Family Residential Zone (RF)"
to "Comprehensive Development Zone (CD)" (based upon the "Multiple Residential 70 Zone
[RM-70]") in order to accommodate the proposed 6-storey apartment building. The proposed
CD Bylaw for the subjects site identifies the uses, densities and setbacks proposed.

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the

RM-70 Zone and the proposed CD Bylaw is illustrated in the following table:

Zoning RM-70 Zone (Part 24) Proposed CD Zone

Unit Density: N/A N/A
Floor Area Ratio: 1.50 (Net) 2.38 (Net)
Lot Coverage: 33% 46%
Yards and Setbacks:

North Yard 7.5 m. 5.5 m.

East Yard 7.5 m. 4.5 m.

South Yard 7.5 m. 6.0 m.

West Yard 7.5 m. 4.0 m.
Principal Building Height: 50 m. 21.0 m.

Permitted Uses:

Multiple unit residential
buildings, ground-oriented
multiple unit residential

buildings and child
care centres

Multiple unit residential
buildings, ground-oriented
multiple unit residential

buildings and child
care centres

Amenity Space
Indoor Amenity: 345 sq. m. The proposed 211.2 sq. m. plus
cash-in-lieu meets the Zoning
By-law requirement.
Outdoor Amenity: 345 sq. m. The proposed 552.1 sq. m.
exceeds the Zoning By-law
requirement.
Parking (Part 5) Required Proposed
Number of Stalls
Residential: 127 parking spaces 127 parking spaces
Residential Visitor: 12 parking spaces 12 parking spaces
Total: 139 parking spaces 139 parking spaces
Tandem (%): 49 parking spaces N/A
Bicycle Spaces

Residential Secure Parking:
Residential Visitor:

138 parking spaces
6 parking spaces

143 parking spaces
6 parking spaces

e The proposed CD Bylaw is based upon the RM-70 Zone with modifications to the maximum
permitted density, lot coverage, minimum building setbacks, maximum building height, off-
street parking requirements and location of the underground parkade relative to the lot lines.
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e If calculated based on gross site area, the proposed 6-storey apartment building on the subject
site will have a floor area ratio (FAR) of 1.81. Although the subject site is not within a FTDA,
given the proximity of the subject site to a FTDA (104 Avenue) and requirement to dedicate
the future north-south 8.0 metre lane, the proposal to increase the density from 1.50 to
2.38 FAR (Net) in the CD Zone is supportable.

¢ The maximum lot coverage has been increased from 33% in the RM-70 Zone to a maximum of
46% in the CD Bylaw to accommodate the proposed built form. The proposed lot coverage is
typical for 6-storey apartment buildings on a site of this size.

e The reduced setbacks proposed on the subject site will allow for better connectivity to the
street and enlarge the outdoor amenity spaces for future residents while providing a more
pedestrian-friendly urban streetscape.

e Given the subject site is located within close proximity to a FTDA and within walking distance
of public transit (104 Avenue), staff are supportive of reducing the parking rate on the subject

site (see discussion below).

Proposed Variance (Remnant Parcel)

e The proposed variance to reduce the minimum lot width requirement of the RF Zone for the
remnant parcel to be created from 14774 - 106 Avenue is considered reasonable given that the
remnant parcel will be rezoned and consolidated with the adjacent easterly properties when
they redevelop in future.

o Staff support the requested variance to proceed to Council for consideration.

On-site Parking and Bicycle Storage

e The proposed development includes a total of 139 parking stalls consisting of 127 resident
parking spaces and 12 parking spaces for visitors. In addition, the applicant will provide 3
accessible parking stalls. All parking spaces are provided within an enclosed underground
parkade that will be accessed from the north-south lane.

e The applicant is proposing to provide a rate of 1.1 parking space per dwelling unit for residents
and o.1 parking space per dwelling unit for visitors (1.2 per unit in total). The proposed parking
reduction is supportable given the subject site is located within a Rapid Transit Area (RTA) and
complies with the reduced parking rates, previously endorsed by Council, as part of Corporate
Report No. Ru15;2021 (“Parking Update: Rapid Transit Corridors and Rental Housing”).

e Of'the 139 parking spaces provided, 4 small car spaces are proposed or 3% of the total number
of parking spaces. The Surrey Zoning By-law allows for a maximum of 35% of the total parking
spaces on-site to be provided for small cars.

e The Zoning By-law requires that no parking facilities be constructed within 2.0 metres of the
front lot line or a lot line along a flanking street. The proposed underground parkade will be
located within 0.5 metre of the front lot line (106 Avenue). As a result, the proposed CD Zone
will permit the underground parking facility to extend to 0.5 metre from the north lot line.
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e The development will provide a total of 143 secure bicycle parking spaces in the underground
parkade. This will exceed the 138 bicycle parking spaces required under the Zoning By-law.

Capital Projects Community Amenity Contributions (CACs)

e On December 16, 2019, Council approved the City’'s Community Amenity Contribution and
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated
Density Bonus Policy to offset the impacts of growth from development and to provide
additional funding for community capital projects identified in the City’s Annual Five-Year
Capital Financial Plan.

e The proposed development will be subject to the Tier 1 Capital Plan Project CACs and will be
required to provide a financial contribution of $2,000 per dwelling unit. The contributions are
payable at the rate applicable at the time of Building Permit issuance.

e Asthe subject site is located outside the “Guildford Town Centre” or “104 Avenue Frequent
Transit Development Area” (FTDA), densities are calculated based on the net (not gross) site
area, subject to the density considerations that will be determined as part of the Stage 2 land-
use plan for the Guildford Town Centre - 104 Avenue Corridor Plan.

e Asnoted above, the proposed development will be subject to Capital Project CACs (Tier 2) for
the proposed increase in density beyond the maximum floor area ratio (FAR) that is permitted
under the land-use designation in the Guildford Town Centre - 104 Avenue Corridor Plan, to a
maximum allowable density of 2.38 FAR (Net).

e The applicant will be required to provide the flat rate (per square foot) for the bonus density
achieved which exceeds the maximum approved density under the current Town Centre Plan
(TCP) designation in order to satisfy the proposed amendment. The financial contribution is
payable at the rate applicable at the time of Rezoning Final Adoption. The current flat rate for
Guildford is $20 per square foot for apartment developments.

Affordable Housing Strategy

e On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report
No. Ro66; 2018) requiring that all new rezoning applications for residential development
contribute $1,000 per new unit to support the development of new affordable housing. The
funds collected through the Affordable Housing Contribution will be used to purchase land
for new affordable rental housing projects.

e The applicant will be required to register a Section 219 Restrictive Covenant to address the
City’s needs with respect to the City’s Affordable Housing Strategy.

Public Art Policy

e In accordance with the City’s Public Art Policy, Corporate Report No. R261;2010, the applicant
is required to provide public art or register a Restrictive Covenant on title 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. The applicant will be required to resolve this requirement prior to
consideration of Final Adoption.
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PUBLIC ENGAGEMENT

e Pre-notification letters were sent on May 12, 2022, and the Development Proposal Signs were
installed on June 7, 2022. Staff received three (3) responses from neighbouring residents (staff
comments in italics):

e Two residents requested clarification from City staff regarding the development proposal
as well as general information about redevelopment potential within the surrounding area.

e One resident expressed concern the proposed development and increased density is
inconsistent with the existing single family residential neighbourhood, will alter the
peaceful nature of the local area and will result in increased traffic.

(The subject site is designated for higher density land-uses in the Stage 1 Plan in the form of
"Townhouse or Row House" and "Low Rise Apartment". The increase in density is supported
given the site’s proximity to an existing Frequent Transit Network [FTN] and the 104 Avenue
Frequent Transit Development Area [FTDA]. As such, it is anticipated that increased density
will likely be proposed on adjacent properties, per the Stage 1 Plan. Moreover, the applicant
will provide an 8.0 metre wide north-south lane that will help to disperse traffic and serve the
proposed increase in density expected within the surrounding neighbourhood.)

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character.

e The proposal generally complies with the Form and Character Development Permit guidelines
in the OCP and the applicant has worked with staff to ensure the proposed landscaping as well

as building massing encourage an attractive streetscape and reflect and urban public realm.

Building Design

e The applicant is proposing to construct a 6-storey apartment building consisting of 115
dwelling units with underground parking on a consolidated site.

e The unit mix consists of 4 studio, 73 one-bedroom, 31 two-bedroom and 7 three-bedroom units.
e A total of 4% of the units (5 one-bedroom units in total) are designed to be fully accessible.

e The dwelling units will range in size from 37.3 square metres for a studio to 86 square metres
for the largest three-bedroom apartment.

e The proposed building reflects an urban and contemporary building form with a flat roof.
e The northern and eastern fagades, fronting onto 106 Avenue and the north-south lane, include

a variety of materials consisting of hardi panel and horizontal siding, a brick veneer as well as
brightly coloured individual unit entrances to provide variation and visual interest.
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e The building orientation ensures the units will provide greater observation of the public
realm with active rooms facing toward the street and pedestrian walkways which helps to
address Crime Prevention Through Environmental Design (CPTED) concerns.

e The proposed building achieves an attractive architectural form, using a contemporary
character with high-quality materials. The street interface has been designed to a high
standard in order to achieve a positive urban experience between the proposed building and
the public realm.

e All ground-floor units have front door access and usable, private/semi-private outdoor space.

e At this time, no signage is proposed on-site. If required, any proposed signage will be
considered through a separate application or must comply with the Surrey Sign By-law.

Indoor Amenity Space

e The proposed indoor amenity space is centrally located on the main floor and provides for
greater pedestrian connectivity with the outdoor amenity space located within the interior
courtyard.

e The indoor amenity space consists of a meeting room, study area, gym as well as lounge
seating and a kitchen area.

e The proposed indoor amenity space is roughly 211 square metres in total area which is
134 square metres less than the 345 square metres required under the Zoning Bylaw based on

e  On November 18, 2019, Council approved Corporate Report No. R206;2019 ("Updates to
Indoor and Outdoor Amenity Space Requirements"). The report identified the minimum
requirements for indoor amenity space that must be provided on-site (i.e. no cash-in-lieu).
Based upon the minimum requirement for the building type proposed, 74 square metres of
indoor amenity space is required.

e Opverall, the applicant proposes to provide approximately 6% of the required indoor amenity
space and, furthermore, has agreed to a monetary contribution of $111,667 (based upon

$2,500 per unit deficiency) in accordance with City Policy.

Outdoor Amenity Space and Proposed Landscaping

e The outdoor amenity space is centrally located and directly adjacent to the indoor amenity
space. The applicant is proposing to provide outdoor patio seating, community garden plots,
playground equipment and grassed amenity space with bench seating for outdoor activities.

e The proposed outdoor amenity space is roughly 552 square metres in total area which exceeds
the minimum outdoor amenity space requirement, per the Zoning By-law, based upon a total
of 3 square metres per dwelling unit.

e Each individual ground-oriented unit will have a small private patio or front yard enclosed by
a 1 metre high wood fence and private gate (for the interior courtyard and street facing units)
with layered planting that consists of a by-law sized tree, small shrubs, and low-lying
ground-cover.



Staff Report to Council Planning & Development Report

Application No.: 7921-0259-00 Page 17

e  The dwelling units fronting onto the street (106 Avenue) and north-south lane will have
semi-private patio space and direct access to the adjacent sidewalk through a separate

entryway.

e  Each apartment unit that faces onto the street frontage will provide an "eyes-on-the street"
function with active rooms facing toward the public realm.

e  Exterior lighting is designed to reduce light pollution as well as provide adequate lighting to
ensure community safety, in keeping with CPTED principles.

e The applicant further proposes to provide a corner plaza on-site that consists of low-level
planting, a bike rack as well as bench seating where the frontages intersect at 106 Avenue and

the north-south lane.

Advisory Design Panel

ADP date: June 9, 2022
The applicant has agreed to resolve the remaining outstanding items noted below, from the ADP
review, to the satisfaction of the Planning and Development Department before Final Adoption

(Appendix VII).

Qutstanding Items

e  (ity staff will continue to work with the applicant to resolve the following outstanding
design-related issues and Advisory Design Panel Comments, as follows:

0 Adjust building materials, as required, to provide a more cohesive appearance;
0 Improve connectivity between the internal corridors and outdoor amenity space;
0 Provide another elevator to service the proposed building; and

0 Improve the proposed landscaping to provide additional softscape materials and
site furniture as well as provide more on-site tree planting and improve privacy.

e The applicant has been provided a detailed list identifying these requirements and has agreed
to resolve these prior to Final Adoption of the Development Permit, should the application be
supported by Council.
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TREES
e Corey Plester, ISA Certified Arborist of Mike Fadum and Associates Ltd., prepared an Arborist
Assessment for the subject property. The table below provides a summary of the tree retention

and removal by tree species:

Table 1: Summary of Tree Preservation by Tree Species:

Tree Species Existing Remove Retain
Deciduous Trees
Apple 1 1 0
Cherry 2 2 0
English Walnut 2 2 0
Japanese Maple 1 1 0
Tulip Tree 1 1 0
Coniferous Trees
Austrian Pine 3 3 0
Deodar Cedar 1 1 o
Douglas-fir 2 2 0
Sitka Spruce 2 2 0
Western Red Cedar 3 2 1
Total 18 17 1
Total Replacement Trees Proposed
(excluding Boulevard Street Trees) 43
Total Retained and Replacement Trees 44
Contribution to the Green City Program N/A

e The Arborist Assessment states that there are a total of eighteen (18) mature trees on the site.
It was determined that one (1) tree can be retained as part of this development proposal. The
proposed tree retention was assessed taking into consideration the location of services, road
dedication, building footprints and proposed lot grading.

e For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to
1 replacement ratio. This will require a total of thirty-four (34) replacement trees on the site.
The applicant is proposing to provide forty-three (43) replacement trees, thereby exceeding
City requirements.

e In addition to the replacement trees, boulevard street trees will be planted on 106 Avenue. This
will be determined by the Engineering Department during the servicing design review process.

e The new trees on the site will consist of a variety of trees including Autumn Blaze Maple,
Weeping Nootka Cypress, Eddies White Wonder Dogwood, Raywood Ash, Columnar Apple
Varieties, Shademaster Hone Locust, Ruby Vase Persian Ironwood and Japanese Snowbell.
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e In summary, a total of forty-four (44) trees are proposed to be retained or replaced on the site
which exceeds the City requirements. As such, no cash-in-lieu of tree replacement is required.

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.
Appendix VII.

Appendix VIII.

MRJ/cm

Block Plan, Site Plan, Building Elevations Drawings and Landscape Plans
Engineering Summary

School District Comments

Summary of Tree Survey and Tree Preservation

OCP Redesignation Map

TCP Redesignation Map

ADP Comments and Response

Development Variance Permit

approved by Ron Gill

Jeff Arason
Acting General Manager
Planning and Development
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PLANT SCHEDULE

PMG PROJECT NUMBER: 21177
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Appendix Il

.ISUﬁREY INTER-OFFICE MEMO

SN
& the future lives here.

TO: Manager, Area Planning & Development
- North Surrey Division
Planning and Development Department

FROM: Development Services Manager, Engineering Department
DATE: July 4, 2022 PROJECT FILE: 7821-0259-00
RE: Engineering Requirements

Location: 14744, 14754, 14764, and 14774 - 106 Avenue
OCP AND TCP AMENDMENT

The following issue is to be addressed as a condition of the TCP Amendment:
e Provide sanitary sewer capacity analysis downstream of the subject application, and
resolve any capacity constraints.

REZONE AND SUBDIVISION

Property and Right-of-Way Requirements
e Dedicate 8.0 metres for the Lane;
e Dedicate 1.0 metre x 1.0 metre corner cuts at 106 Avenue and the Lane; and
e Register 0.5 metre statutory right-of-way (SRW) along 106 Avenue.

Works and Services
e Construct all road frontages;
e Construct adequately-sized drainage, water, and sanitary service connections.
Abandonment of surplus connection(s), if any, is also required;
e Construct frontage mains required to service the site; and
¢ Construct 300 mm water main along 106 Avenue to 148 Street.

A Servicing Agreement is required prior to Rezone and Subdivision.
DEVELOPMENT PERMIT

There are no engineering requirements relative to issuance of the Development Permit.

Jeff Pang, P.Eng.
Development Services Manager

AJ

NOTE: Detailed Land Development Engineering Review available on file



May 10, 2022
Planning

THE IMPACT ON SCHOOLS

APPLICATION #: 21 0259 00
SUMMARY
The proposed 114 lowrise units

are estimated to have the following impact
on the following schools:

Projected enrolment at Surrey School District for this development:

Appendix 11l

School Enrolment Projections and Planning Update:
The following tables illustrate the enrolment projections (with current/approved ministry

capacity) for the elementary and secondary schools serving the proposed development.

Future densification along 104th will affect enrolment growth at both Hjorth Road Elementary and

Guildford Park Secondary.

Total enrolment for Hjorth Road elementary has exceeded the school capac

Though this school enrolment shrank by 14 students this past September, the school remains

operating at 124%. In the District’s 2022/2023 Five Year Capital Plan, a new
classroom addition to Hjorth Road Elementary has been included. The Min
not approved funding for this request.

Guildford Park Secondary operates over capacity. With the continued development and
densification of the City Center, enrollment for this school is projected to continue to grow,

perhaps, quicker than what is shown below. In March 2020, the Ministry of

the District to prepare a feasibility study for a 450-capacity addition at the secondary school. The

addition is targeted to open for September 2024.

ity over the last 5 years.

request for a 10-
istry of Education has

Education supported

Elementary Students: 22

Secondary Students: 14

September 2021 Enrolment/School Capacity

Hjorth Road Elementary

Enrolment (K/1-7): 30K+ 253

Operating Capacity (K/1-7) 19K+ 210

Guildford Park Secondary

Enrolment (8-12): 1364

Capacity (8-12): 1050

Projected population of school-age children for this development: 59

Population : The projected population of children aged 0-19 Impacted by the development.
Enrolment: The number of students projected to attend the Surrey School District ONLY.

Hjorth Road Elementary
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Guildford Park Secondary
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* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.
Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.



MIKE FADUM AND ASSOCIATES LTD.
VEGETATION CONSULTANTS

Tree Preservation Summary

Surrey Project No: 7921-0259-00
Address: 14744, 14754, 14764, 14774 106 Avenue Surrey, BC
Registered Arborist: Corey Plester #PN-8523A

Appendix IV

On-Site Trees

Number of Trees

Protected Trees ldentified

(on-site and shared trees, including trees within boulevards and proposed streets 18
and lanes, but excluding trees in proposed open space or riparian areas)
Protected Trees to be Removed 17
Protected Trees to be Retained 1
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
0Xone(1)=0
34
- All other Trees Requiring 2 to 1 Replacement Ratio
17 X two (2) =34
Replacement Trees Proposed TBD
Replacement Trees in Deficit TBD
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] NA

Off-Site Trees

Number of Trees

Protected Off-Site Trees to be Removed 4
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
2Xone(1l)=2
6
- All other Trees Requiring 2 to 1 Replacement Ratio
2Xtwo (2) =4
Replacement Trees Proposed NA
Replacement Trees in Deficit NA

Summary report and plan prepared and submitted by: Mike Fadum and Associates Ltd.

Signature of Arborist: Date: April 8, 2022

Mike Fadum and Associates Ltd.
#105, 8277-129 Street, Surrey, BC, V3W 0A6
Phone 778-593-0300 Fax 778-593-0302
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Guildford Town Centre - 104 Avenue Corridor Draft Stage 1 Plan

Appendix VI

For Council consideration July 8, 2019
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Appendix VII

Location: Virtual

Present:

Panel Members:
R. Drew, Chair

J. Azizi

N. Couttie
M. Heeney
E. Kearns

I. MacFadyen
M. Patterson

Advisory Design Panel THURSDAY, JUNE 9, 2022
R Time: 4:00 p.m.
Minutes
Guests: Staff Present:
Phil Magistrale, Dawson & Sawyer A. McLean, City Architect
Maciej Dembek, Architect AIBC, Barnett Dembek N. Chow, Urban Design Planner
Mary Chan Yip, PMG Landscape Architects S. Gill, Recording Secretary

Emily Kearns, Ankenman Associates Architects
Meredith Mitchell, M2 Landscape Architecture
Qing Li, M2 Landscape Architecture

RECEIPT OF MINUTES

It was

Moved by
Seconded by
That the minutes of the Advisory Design

Panel meeting of May 26, 2022, be received.

NEW SUBMISSIONS
1. 4:05 p.m.
File No.:

New or Resubmit:
Last Submission Date:
Description:

Address:

Developer:

Architect:

Landscape Architect:
Planner:

Urban Design Planner:

Carried

7921-0259-00
New

N/A

OCP/TCP Amendment, Rezoning from RF to CD (based
on RM-70) and DP for a 6-storey apartment building
consisting of 114 dwelling units with underground
parking on a consolidated site.

14744, 14754, 14764, 14774 — 106 Avenue (Guildford)

Phil Magistrale, Dawson & Sawyer

Maciej Dembek, Architect AIBC, Barnett Dembek

Mary Chan Yip, PMG Landscape Architects

Misty Jorgensen

Nathan Chow

The Urban Design Planner provided policy background and the current status of
the applicable town centre plan with respect to the proposal, surrounding land
uses and building heights. It was advised that staff generally support the project.

The Panel was asked to comment on the site planning, pedestrian and vehicular
movements (lane system), architectural expression, six-storey form and overall
massing concept relative to the context, density, proposed setbacks, proposed
amenity concept, overall landscape concept, wayfinding, and public realm interfaces.
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Advisory Design Panel - Minutes June g, 2022

The Project Architect presented an overview of the site planning, streetscapes,
building concept, floor plans, and elevations.

The Landscape Architect presented an overview of the general concept for the
Landscape design.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW
It was Moved by N. Couttie
Seconded by J. Azizi

That the Advisory Design Panel (ADP)
SUPPORT the project and recommends that the applicant address the following
issues to the satisfaction of the Planning & Development Department.

Carried

Key Points

o Consider changing the location of the entry lobby to improve the
relationship with grading and the elevator location. As discussed with
Urban Design, we will leave the location of the lobby and will adjust the
grade between the lobby and sidewalk to improve the interior condition.

° Rationalize the window locations with the exterior elevations, rather than
the interior. This will be further reviewed and completed where applicable.

o Commit to the proposed black window frames. We can confirm we will be
using blak window frames.

. Expand use of brick cladding to the courtyard elevation. Brick has been

included to the courtyard area, specifically on the exterior of the indoor
amenity room.

. Consider lowering the top of the brick at the second-floor balconies to
provide glazed guards. This will be reviewed and completed where
applicable.

. Consider providing a darker material for the balcony dividers, on the
recessed balconies. This will be reviewed and completed where applicable.

. Consider larger patio area for the main floor units. This will be further
reviewed.

. Consider providing a connection between the corridor and outside

amenity. We will review a second connection between the indoor and
outdoor amenity.
. Consider providing another elevator. This will be further reviewed.

. Consider reducing the width of the perimeter walkway on the south and
east edges of the site. As discussed with Urban Design, we will leave the
width of walkways as is.

. Consider deleting the west patios at grade and increasing the amount of
softscaping and trees. We have removed a section of the west patios to
increase the softscaping.

. Reconsider the grading around the site with intention to reduce the
number of outdoor risers. As discussed with Urban Design, the site has
satisfactorily dealt with grading challenges.
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Advisory Design Panel - Minutes June g, 2022

Site

Consider reducing the size of the dry creek feature in the outdoor amenity
to create more connection to the lawn and the play area. This will be
further reviewed.

Consider using energy and thermal comforting modeling to inform the
continued design development with future climate files to best understand
the impact of shock events. This will be further reviewed.

Consider providing access from workout room and outdoor amenity which
also functions as the second connection. As noted above, this a second
connection will be added.

Correct the winter shadows which is causing an issue of misrepresentation.
Complete.

Review the driveway slopes to confirm headroom. Complete.

Form and Character

Consider further design development to the lobby to reduce the length of
the interior ramp. Alternatively, relocate the lobby to the centre of the
building which will assist with proximity to the elevator. As noted above,
the grade difference between the lobby and main floor will be reduced.
The black window frames are a key element of the attractive exterior
elevations. However, these are often dropped later due to cost issues, and
this would drastically change the look of the buildings. It is important that
the City obtain some form of firm commitment that they will be retained.
Alternatively, the applicant should provide alternative elevations showing
white or beige frames, so the actual design can be properly assessed.
Confirmed, we will be using black window frames.

Landscape

CPTED

Consider increased planting area and revising the type of tree at the entry.
This will be reviewed.
Reduce the use of lawn in the north patios. This will be reviewed.

No specific issues were identified

Sustainability

Refer to Key Points

Accessibility

No specific issues were identified

M. Heeney left the meeting.
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Appendix VI

CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7921-0259-00

Issued To:

Address of Owner:

Issued To:

Address of Owner:

Issued To:

Address of Owner:

Issued To:

Address of Owner:

(collectively referred to as the "Owner")

L This development variance permit is issued subject to compliance by the Owner with all
statutes, by-laws, orders, regulations or agreements, except as specifically varied by this
development variance permit.

2. This development variance permit applies to that real property including land with or
without improvements located within the City of Surrey, with the legal description and
civic address as follows:



-2-

Parcel Identifier: 006-211-453
Lot 134 Section 19 Block 5 North Range 1 West New Westminster District Plan 41515

14774 — 106 Avenue

Parcel Identifier: 006-211-470
Lot 135 Section 19 Block 5 North Range 1 West New Westminster District Plan 41515

14764 - 106 Avenue

Parcel Identifier: 006-211-496
Lot 136 Section 19 Block 5 North Range 1 West New Westminster District Plan 41515

14754 — 106 Avenue

Parcel Identifier: 001-049-372
Lot 137 Section 19 Block 5 North Range 1 West New Westminster District Plan 41515

14744 - 106 Avenue

(the "Land")

@) As the legal description of the Land is to change, the City Clerk is directed to insert
the new legal description for the Land once title(s) has/have been issued, as
follows:

Parcel Identifier:

(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:

Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(@) In Section K. of Part 16, Single Family Residential Zone (RF), the minimum
required lot width is reduced from 15 metres to 9.5 metres for the proposed
remnant parcel to be created out of 14774 - 106 Avenue.

This development variance permit applies to only the portion of the Land shown on
Schedule A which is attached hereto and forms part of this development variance permit.
This development variance permit does not apply to additions to, or replacement of, any
of the existing buildings shown on attached Schedule A, which is attached hereto and
forms part of this development variance permit.
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6. The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.

7. This development variance permit shall lapse unless the subdivision, as conceptually
shown on Schedule A which is attached hereto and forms part of this development
variance permit, is registered in the New Westminster Land Title Office within three (3)
years after the date this development variance permit is issued.

8. The terms of this development variance permit or any amendment to it, are binding on all
persons who acquire an interest in the Land.

9. This development variance permit is not a building permit.

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF ,20 .
ISSUED THIS DAY OF ,20 .

Mayor - Doug McCallum

City Clerk - Jennifer Ficocelli



Schedule A

Proposed variance to
reduce the minimum
lot width requirement
under the RF Zone
from 15 metres to 9.5
metres for proposed
Lot 2
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