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RECOMMENDATION SUMMARY

The Planning & Development Department recommends that this application be referred back to
staff and the applicant for further dialogue with area residents to address the outstanding issues.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The proposal requires a partial amendment to the Orchard Grove NCP from "Small Lot Single
Family w/wo Coach House (10-15 upa)" to "Large Lot Duplex or Large Lot Single Family
(2-10 upa)" and to amend the transition landscape buffer requirements.

RATIONALE OF RECOMMENDATION

e Significant opposition has been expressed by area residents.

e The demi-detached duplex lots proposed by the applicant are consistent with the NCP.
However, the proposed net density of the project is 9.3 units per acre (upa), which is at the
high end of the 2 to 10 upa range of densities permitted along 26 Avenue.

o Staff believe that there is room for further discussion, if desired by Council, to decrease the
proposed density. Area residents anticipate further dialogue with the expectation of reaching
an agreement with the applicant, similar to agreements reached with projects to the west
along 26 Avenue (Development Application Nos. 7912-0323-00 and 7914-0125-00).
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RECOMMENDATION

The Planning & Development Department recommends that this application be referred back to
staff and the applicant for further dialogue with area residents to address the outstanding issues.

If, however, Council finds merit to allow the application, as currently proposed by the applicant,
to proceed to Public Hearing, Council may:

1 introduce a By-law to rezone the land at 16706 - 26 Avenue and the portion of land shown
as Block A on Appendix II attached from "Half Acre Residential Zone" (RH) to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

2. introduce a By-law to rezone the portion of land shown as Block B on Appendix Il
attached from "Half-Acre Residential Zone (RH)" to "Single Family Residential Zone (RF)"

and a date be set for Public Hearing.

3. authorize staff to draft Development Permit No. 7914-0118-00 generally in accordance with
the attached drawings (Appendix II).

4. instruct staff to resolve the following issues prior to final adoption:
(a) 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;

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

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

(e) submission of a landscaping plan and landscaping cost estimate for the habitat
corridor on 166 Street to the satisfaction of the Planning & Development
Department;

(f) resolution of all urban design issues to the satisfaction of the Planning and

Development Department;

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

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

(i) registration of a Section 219 Restrictive Covenant for design control and to restrict
driveway location to the rear lane on proposed Lot 17.
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5. Council pass a resolution to amend Orchard Grove Neighbourhood Concept Plan to:
(a) redesignate a portion of the subject site from "Small Lot Single Family w/wo Coach
House (10-15 upa)" to "Large Lot Duplex or Large Lot Single Family (2-10 upa)";
(b) to eliminate the "Transition Landscape Buffer" east of 166 Street; and
(c) to amend the Large Lot Single Family lot dimensions for proposed Lot 17;
as illustrated on Appendix VII.
REFERRALS
Engineering: The Engineering Department has no objection to the project

School District:

Parks, Recreation &
Culture:

SITE CHARACTERISTICS

Existing Land Use:

[subject to the completion of Engineering servicing requirements]
as outlined in Appendix III.

Projected number of students from this development:

9 Elementary students at Pacific Heights Elementary School
4 Secondary students at Earl Marriott Secondary School

(Appendix IV)

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by Spring 2016.

No concerns.

Single family residential homes on two (2) acreage properties.

Adjacent Area:

Direction Existing Use OCP/NCP Existing Zone
Designation

North (Across 26 Avenue): Acreage single Suburban-Urban RA

family residential | Reserve/Suburban

Residential (1 to 2
upa) in the
Grandview Heights

General Land Use
Plan (GLUP)
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Direction Existing Use OCP/NCP Existing Zone
Designation
East: Single family Urban/Large Lot RA
homes on Duplex or Large
undersized RA lots | Lot Single Family
(approximately (2-10 upa)
694 m* / 7,470
sq. ft. in size)
South: Single family Urban/Small Lot RH
homes on large Single Family
lots, slated for w/wo Coach House
redevelopment (10-15 upa) and
into 20 single Habitat Corridor
family small lots
under
Development
Application
7913-0241-00
(currently at 3™
Reading)
West (Across 166 Street): Single family home | Urban/Small Lot RA
on large lot Single Family
w/wo Coach House
(10-15 upa)

BACKGROUND

e The subject 0.72 hectare (1.82 acre) site is located on the south side of 26 Avenue at 166 Street
in the Orchard Grove Neighbourhood Concept Plan (NCP) area. The majority of the site is
designated "Large Lot Duplex or Large Lot Single Family (2-10 upa)" in the NCP. The
westernmost portion of the site, closest to 166 Street, is designated "Small Lot Single Family
w/wo Coach House (10-15 upa)" and "Transition Landscape Buffer" (Appendix VI).

e The majority of the properties along 26 Avenue in the Orchard Grove NCP area (between
164 Street and 168 Street) are designated "Large Lot Duplex or Large Lot Single Family
(2-10 upa)" (Appendix VI). The NCP envisions the lowest densities (2 to 10 upa) along
26 Avenue, with the goal of providing a sensitive interface with the large estate properties on
the north side of the street. Sensitively designed single family and/or duplexes were
envisioned in order to allow for the maintenance of the estate character established on the
north side of the street while still allowing for some modest increases in density.
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e The first development application received by the City involving development along
26 Avenue is Development Application No. 7912-0323-00. This site is located to the west of
the subject site, at 164 Street and 26 Avenue. The applicant originally proposed semi-
detached duplex lots along 26 Avenue, generally consistent with the subject proposal. There
was significant neighbourhood opposition to the proposed duplex lots, and as a result the
applicant amended the proposal to large single family lots. Staff worked closely with the
applicant, neighbouring residents and the Grandview Heights Stewardship Association
(GHSA) on this project to come to an agreement on a single family lot layout. As with
Development Application No. 7912-0323-00, there is significant community opposition to the
subject development application. This is discussed in more detail in the "Pre-Notification"
section of this report.

e The site to the immediate south is under Development Application No. 7913-0241-00, and
involves amendments to the Orchard Grove NCP which impact the subject application
(Appendix XII). This adjacent application proposes to amend the 166 Street / Habitat
Corridor and to reorient the lane from the north-south orientation currently shown in the
NCP between 26 Avenue and 25A Avenue, to an east-west orientation to outlet to 166 Street
(Appendix XII). The application is currently at third reading and the applicant is working
toward meeting the requirements in order for Council to grant Final Adoption and to pass a
resolution for the required NCP amendments.

e The reason that the transition landscape buffer ends at the north-south lane in the current
version of the NCP is because these units were envisioned as fronting 166 Street and having
access from a rear lane, with one of the lots having a side yard interface and a large setback
and landscape buffer from 26 Avenue. The NCP does not show the transition landscape buffer
continuing east of the north-south lane, because there is not enough depth to accommodate a
landscape buffer along the frontage of these lots, and because landscape buffer was never
shown in the Grandview Heights General Land Use Plan (GLUP) beyond 166 Street
(Appendix IX).

e The NCP amendment proposed under Development Application No. 7913-0241-00 to reorient
the lane has an impact on the subject site. With the lane continuing east-west to 166 Street,
the westernmost lots on the subject site will front 26 Avenue instead of having the previously
envisioned side yard arrangement.

JUSTIFICATION FOR PLAN AMENDMENTS

e The proposal includes amendments to the Orchard Grove NCP to:

0 redesignate a portion of the subject site from "Small Lot Single Family w/wo Coach
House (10-15 upa)" to "Large Lot Duplex or Large Lot Single Family (2-10 upa)";

0 to eliminate the "Transition Landscape Buffer" east of 166 Street; and
0 toamend the Large Lot Single Family lot dimensions for proposed Lot 17;
as illustrated on Appendix VII.

Each of these proposed amendments is addressed in turn below.
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Partial Land Use Redesignation:

e Asdiscussed above, an NCP amendment for the reorientation of the lane has already been
considered and accepted in principle under Development Application No. 7913-0241-00
(Appendix XII). With the reorientation of the lane east-west to 166 Street, it is logical to
extend the "Large Lot Duplex or Large Lot Single Family (2-10 upa)" all the way to 166 Street.
The anticipated small lot scenario with lots fronting 166 Street is no longer achievable; the
future lots developed at this location will front 26 Avenue and should therefore be consistent
with the lots developed under the "Large Lot Duplex or Large Lot Single Family (2-10 upa)”
designation.

Eliminate the Transition Landscape Buffer:

e As aforementioned, the transition landscape buffer was required for the anticipated single
family small lot scenario. The reorientation of the lane approved in principle under
Development Application No. 7913-0241-00 implies front-facing lots along 26 Avenue. With
lots fronting 26 Avenue, the lot depth that can be accommodated is the same as the depth
that can be accommodated for the "Large Lot Duplex or Large Lot Single Family (2-10 upa)”
designated portion of the subject site. Therefore, an argument can be made for eliminating
the transition landscape buffer on the east side of 166 Street, because the depth of the lots is
not sufficient to allow for it.

Lot Dimension Amendment on proposed Lot 17:

e The NCP specifies a minimum lot depth of 35 metres (115 ft.) for both Large Lot Single Family
and Large Lot Duplex lots, and a minimum lot width of 12 metres (40 ft.) for duplexes and
24 metres (79 ft.) for single family lots.

e The proposed semi-detached duplex lots meet the minimum requirements for lot width and
depth, as prescribed by the NCP.

e The lot width is proposed to be reduced on proposed Lot 17 from 24 metres (79 ft.) to
17.5 metres (57 ft.). This is the most westerly lot within the subdivision, and is currently
designated "Small Lot Single Family w/wo Coach House (10-15 upa)". This lot is more urban in
nature and does not meet the intent of the large lot single family land use designation in the
NCP.

DEVELOPMENT CONSIDERATIONS

Proposal

e In addition to the NCP amendments described above, the applicant proposes to rezone the
site from "Half-Acre Residential Zone (RH)" to "Comprehensive Development Zone (CD)"
(based on "Single Family Semi-Detached Zone (RF-SD)") and "Single Family Residential Zone
(RF)", to subdivide from 2 lots into 16 CD lots and 1 RF lot, and for a Development Permit for
the CD semi-detached duplex lots.
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e The proposal has an overall net density of 9.3 upa, which falls within the higher end of the
permitted NCP density range of 2 to 10 upa for large lot duplexes.

Lot Grading:

e A preliminary lot grading plan was prepared and submitted by HUB Engineering Inc. and has
been reviewed by City staff and found to be generally acceptable. A final lot grading plan will
be required before final approval of this project.

Single Family Lot Design:

e Because only one (1) single family lot is proposed, if the development were to proceed in its
current form, the applicant has opted to register a Section 219 Restrictive Covenant for design
control instead of preparing Building Design Guidelines. Architectural and landscaping plans,
prepared by the same architect and landscape architect as the Development Permit drawings,
would be attached to the covenant in order to regulate the design of the home. This approach
would be superior to a building scheme approach in this case, as it would allow for
consistency with the semi-detached duplexes and ensure a high quality architectural design.

Comprehensive Development Zone

e A CD Zone (based on RF-SD) is proposed for the large semi-detached duplex lots fronting
26 Avenue (proposed lots 1 to 16, as illustrated on Appendix II). The following table outlines
the differences between the RF-SD Zone and the proposed CD Zone, which is attached as
Appendix VIII:

RF-SD Zone CD Zone

Permitted Uses One dwelling unit within a

semi-detached residential

One dwelling unit within a semi-
detached residential building

building
Density 37 uph (15 upa) 25 uph (10 upa)
Maximum Floor 0.72 0.61
Area Ratio (FAR)
Maximum Lot 60% 60%

Coverage

Minimum Setbacks

Front yard: 3.5 m. (11 ft.)
Rear yard: 6.5 m. (21 ft.)
Side yard: 1.2 m. (4 ft.)

Front yard (26 Avenue): 4.9 m. (16 ft.)
Rear yard: 6.5 m. (21 ft.)
Side yard: 1.2 m. (4 ft.)

Maximum Building
Height

9.5m. (31ft.)

9.5 m. (31 ft.)

Minimum Lot Size

200 sq.m. (2,150 sq.ft.)

400 sq. m. (4,300 sq. ft.)

Minimum Lot
Dimensions

Lot Width- 7.2 m. (24 ft.)
Lot Depth- 28 m. (9o ft.)

Lot Width- 12 m. (40 ft.)
Lot Depth- 35 m. (115 ft.)

e The proposed CD Zone is similar to the RF-SD Zone but the lots are larger and the density is
lower. Larger front yards are also required. The proposed CD Zone also requires all lots to
take access from the rear lane.
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PRE-NOTIFICATION

Pre-notification letters were mailed on December 8, 2014. The development proposal sign was
erected on December 12, 2014.

The applicant has held two (2) Public Information Meetings (PIM): the first on January 7, 2015
and the second on April 2, 2015. One (1) City staff person attended both PIMs to observe the
proceedings.

Subsequent to the second PIM, a follow-up meeting with a group of neighbouring residents
and representatives from the Grandview Heights Stewardship Association (GHSA) was held
on May 28, 2015.

January 7, 2015 PIM

At the January 7, 2015 PIM, 32 people signed the sign-in sheet. However, it was estimated that
the actual number of attendees was closer to 50 people, and that many did not sign in. Ten
(10) comment sheets were received. Seven (7) respondents indicated opposition to the
proposal, and three (3) indicated support for the proposal. The main concern expressed was
that the proposal did not provide for a sensitive transition to the acreage properties on the
north side of 26 Avenue.

Because the applicant’s comment sheet did not specifically request the commenter’s name
and address, many respondents did not provide this information.

In addition to the 10 respondents noted above, six (6) respondents also contacted City staff
directly after the PIM to indicate their opposition to the proposal.

At the January 7, 2015 PIM, the applicant’s consultants provided very basic information about
the proposal, such as the lot layout. No architectural plans were provided. Further, limited
information was obtained from the comment sheets, because some respondents did not
include their name and address information on the sheets.

April 2, 2015 PIM

A second PIM was held on April 2, 2015. At this meeting, the current development proposal
was presented to the neighbourhood. Architectural plans and renderings were presented at
the meeting and a number of the applicant’s consultants were in attendance to answer
questions.

This meeting was attended by approximately 55 members of the community. 34 attendees
filled out comment sheets. Of these, 10 were in support of the proposal and 24 were in
opposition. Some respondents were from the same household; there were a total of 30
household respondents, of which g were in support and 21 were in opposition.

In addition to the comments received by the applicant’s consultant, correspondence from 10
additional households was provided to City staff directly, indicating opposition to the
proposal.
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e A map of responses to the PIM and pre-notification is attached as Appendix X. Note that 37 of
the 40 responding households have been mapped; 3 households did not provide their address
and could therefore not be mapped.

e Respondents in support of the proposal indicated that the proposed development
complements the existing neighbourhood character, provides an attractive design, brings
diversity to the housing stock in the neighbourhood, and provides a desirable option for
multi-generational/extended family households.

¢ Respondents in opposition to the proposal indicated that the proposed development does not
provide for a sensitive interface on 26 Avenue, is out of context with the existing
neighbourhood character, and is too dense. Respondents also indicated opposition to the
proposed semi-detached duplex land use, and indicated concerns regarding parking, the lack
of a transition landscape buffer, and lack of tree preservation.

May 28, 2015 Multi-Stakeholder Meeting

e A meeting was held on May 28, 2015 with 15 neighbouring residents (including members of the
GHSA), City staff, and the applicant’s consultants.

e The same proposal as the one presented at the April 2, 2015 PIM was presented at the meeting.

e Asno changes were made to the previous proposal, the neighbouring residents raised the
same concerns with regard to the proposal. Residents indicated that the interface was not
considered to be sensitive, and that they would like to see a desire from the applicant to work
together on a proposal that addresses neighbourhood concerns and would be supportable by
neighbourhood residents and the GHSA.

e Staff recommended that a smaller "working group”, with representatives from the City, the
applicant and the neighbouring residents/GHSA have further meeting(s) in order to discuss

the issues and try to come to an agreement on a proposal for the subject site.

Subsequent Correspondence with the Applicant

e Subsequent to the May 28, 2015 meeting, the applicant contacted staff and requested that the
application be forwarded to Council for consideration, without any further revisions or
discussions with the neighbouring residents and the GHSA. This report is a result of that
request.

e Significant neighbourhood opposition to this project remains. A letter from the GHSA and
neighbouring residents received on July 6, 2015 is attached as Appendix XI. While the duplex
lots proposed by the applicant is consistent with the NCP, the proposed net density at 9.3 upa
is at the high end of the 2 to 10 upa range of densities permitted along 26 Avenue. Staff feel
that there is room for further discussion to decrease the proposed density. Area residents
anticipate further dialogue in this regard, with an expectation to reach an agreement with the
applicant, similar to agreements reached with projects to the west. For these reasons, staff
recommend that the application be referred back to staff and the applicant to pursue further
dialogue with area residents to address the outstanding issues.
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DESIGN PROPOSAL AND REVIEW

e Mark Ankenmen of Ankenman Associates Architects Inc. has prepared the architectural
design drawings for the proposed duplex homes.

e The proposed semi-detached duplexes are designed to appear as one large estate home, to
integrate sensitively with the large homes on the north side of 26 Avenue. The duplexes are
designed to have one entrance from 26 Avenue, and the other located to the side of the
duplex, to give the perception of one large single family home. This is consistent with the
intent of the NCP.

e To provide variety to the streetscape, four (4) duplex designs are envisioned, with each design
repeating once. The intent is to provide variety along the streetscape (Appendix II).

e An undulating setback is provided along 26 Avenue in order to create variation and interest
along the street frontage.

e The architectural design emphasizes the English Country Estate and Neo-Tudor detailing and
massing. They have dominant front-facing gables, steeply pitched roof lines with multiple
gables and/or hip roofs.

¢ Building materials include brick and large profile stone and stucco.

e Covered entry verandas are proposed, which relate to the street and provide interest along the
streetscape.

e Proposed front yard landscaping includes an alternating row of Callery Pear and Dawyck
Purple Beech trees, in keeping with the tree species chosen for the transition landscape buffer
which will be planted between 164 Street and 166 Street. There would also be street trees
planted within the 3 metre (10 ft.) boulevard on 26 Avenue. The result would be a double row
of trees on either side of the enhanced sidewalk on 26 Avenue.

e The proposed duplex design is consistent with the Orchard Grove NCP design guidelines for
large lot duplexes.

TREES

e Trevor Cox and David Lishman, ISA Certified Arborists of Diamondhead Consulting 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

Alder and Cottonwood Trees

Alder 20 20 0
Cottonwood 26 26 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)
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Tree Species Existing Remove Retain
Bigleaf Maple 1 0 1
Cascara 1 1 o)
Cherry/Plum 3 3 o
Hooker’s Willow 7 7 o
Coniferous Trees
Cypress 6 6 o
Douglas Fir 34 25 9
Eastern White Cedar 9 0
Sitka Spruce 1 1 o
Total (excluding Alder and 6
2 52 10

Cottonwood Trees)

Total Replacement Trees Proposed 66
(excluding Boulevard Street Trees)

Total Retained and Replacement

Trees 77

Contribution to the Green City Fund $27,000

The Arborist Assessment states that there are a total of 62 protected trees on the site,
excluding Alder and Cottonwood trees. 46 existing trees, approximately 43% of the total trees
on the site, are Alder and Cottonwood trees. It was determined that 10 trees can be retained
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.

For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other

trees. This will require a total of 156 replacement trees on the site. Since only 66 replacement

trees can be accommodated on the site, the deficit of go replacement trees will require a cash-
in-lieu payment of $27,000, representing $300 per tree, to the Green City Fund, in accordance

with the City’s Tree Protection By-law.

In addition to the replacement trees, boulevard street trees will be planted on 26 Avenue and
166 Street. This will be determined at the servicing agreement stage by the Engineering
Department.

In summary, a total of 77 trees are proposed to be retained or replaced on the site with a
contribution of $27,000 to the Green City Fund.

BIODIVERSITY CONSERVATION STRATEGY

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
Low ecological value.


http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
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e The BCS further identifies the GIN area of the subject site as having a Low habitat suitability
rating, derived from species at risk presence, species accounts and known ecosystem habitat
inventories. The BCS recommends a target Corridor width of 20 meters (66 ft.). However, a
revised width for the 166 Street / Habitat Corridor has been approved in principle under
Development Application 7913-0241-00. The ultimate width of 166 Street and the Habitat
Corridor is proposed to be 34 metres (112 ft.), including 17 metres (56 ft.) for the road and
17 metres (56 ft.) for the habitat corridor. The entire corridor is to be provided as road
allowance, to help ensure that the corridor is protected and maintained in the long term,
under public ownership. The applicant is complying with this requirement by providing
approximately 7 metres (23 ft.) of road dedication along the west property line.

e Protecting green infrastructure Hubs (large habitat areas) and Sites (smaller habitat areas)
are critical to preserving natural habitat refuges and a diversity of habitat features while
maintaining/enhancing Corridors ensures connectivity between fragmented hubs for genetic
variation throughout the City. The closest Biodiversity Hub connection in the GIN to the
subject site is Hub F, and is located to the east of Highway No. 99, between 8 Avenue and
16 Avenue.

¢ The development proposal conserves/enhances 260 square meters (2,803 sq. ft.) of the
subject site through road dedication which is 3.5% of the total gross area of subject site. 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.

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
June 13, 2015. The table below summarizes the applicable development features of the proposal
based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.

Sustainability Sustainable Development Features Summary
Criteria
1. Site Context & e The site is located within walking distance to community amenities
Location including:
(A1-A2) 0 a planned neighbourhood park;

0 a planned commercial area;
0 the future Grandview Aquatic Centre; and
0 a proposed elementary school.

2. Density & Diversity | e The proposed density complies with the Orchard Grove NCP.

(B1-By)
3. Ecology & e The applicant is proposing the following Low Impact Development
Stewardship Standards (LIDS) on the site:
(C1-Cyq) 0 On-lot infiltration trenches or sub-surface chambers; and

0 Absorbent soils
e A7 metre (23 ft.) wide dedication is provided along the west
property line for the 166 Street Habitat Corridor.



http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
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Sustainability
Criteria

Sustainable Development Features Summary

4. Sustainable
Transport &
Mobility

(D1-D2)

e The site is located adjacent to the enhanced sidewalk on 166 Street
and also located within walking distance of 24 Avenue which has
transit service. It is anticipated that the level of transit service will
increase as the area develops.

e The site allows for two separate pedestrian connections which are
being dedicated as part of the application.

5. Accessibility &
Safety
(E1-E3)

e Crime Prevention Through Environmental Design (CPTED)
principles have been incorporated in the following manner:
0 Units are oriented to streets with porches and habitable rooms
facing streets promoting natural surveillance;
0 Well lit pedestrian pathways; and
0 Low permeable fencing to enhance visibility.

6. Green Certification | ¢ N/A
(F1)
7. Education & e The community has provided input on the proposal during the public
Awareness notification process.
(G1-G4)

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I.
Appendix II.

Appendix III.
Appendix IV.
Appendix V.
Appendix VI.
Appendix VII.

Appendix VIII.

Appendix IX.
Appendix X.

Appendix XI.
Appendix XII

HK/da

Lot Owners, Action Summary and Project Data Sheets

Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations,
Landscape Plans and Perspective

Engineering Summary

School District Comments

Summary of Tree Survey and Tree Preservation

Current Orchard Grove NCP

Proposed Amendments to the Orchard Grove NCP

Proposed CD By-law

Excerpt from Orchard Grove NCP Including Grandview Heights GLUP Map
Public Information Meeting Map of Responses

July 6, 2015 Letter from the GHSA and Neighbouring Residents

Proposed Amendments to the Orchard Grove NCP (Application 7913-0241-00)

original signed by Nicholas Lai
Jean Lamontagne

General Manager
Planning and Development

\\file-server1\net-data\csdc\generate\areaprod\save\17751899062.doc

DRV 7/9/15 1016 AM




Information for City Clerk

Legal Description and Owners of all lots that form part of the application:

1. (a) Agent: Name: Mike Kompter
Hub Engineering Inc.
Address: #101, 7485 - 130 Street
Surrey, B.C. V3W 1H8
Tel: 604-572-4328
2. Properties involved in the Application
@) Civic Address: 16706 - 26 Avenue

2584 - 166 Street

(b) Civic Address: 16706 - 26 Avenue
Owner: 0935702 B.C. Ltd.
Director Information:
Ranjit Singh Rai
Harpal Singh Takhar
Jasbir Singh Takhar

Officer Information as at March 19, 2015:
Ranjit Singh Rai (Secretary)
Jasbit Singh Takhar (President)

PID: 004-434-064

Lot 19 Section 24 Township 1 New Westminster District Plan 32278

(c) Civic Address: 2584 - 166 Street
Owner: 0935702 B.C. Ltd.
Director Information:
Ranjit Singh Rai
Harpal Singh Takhar
Jasbir Singh Takhar

Officer Information as at March 19, 2015:
Ranjit Singh Rai (Secretary)
Jasbit Singh Takhar (President)

PID: 006-719-279

Lot 20 Section 24 Township 1 New Westminster District Plan 32278
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SUBDIVISION DATA SHEET

Proposed Zoning: CD (based on RF-SD) and RF

Requires Project Data

Proposed

GROSS SITE AREA

Acres

2.06

Hectares

0.83

NUMBER OF LOTS

Existing

2

Proposed

17 (16 CD & 1 RF)

SIZE OF LOTS

CD RF

Range of lot widths (metres)

12 m 17.5mM

Range of lot areas (square metres)

DENSITY

Lots/Hectare & Lots/Acre (Gross)

20 uph /8 upa

Lots/Hectare & Lots/Acre (Net)

23 uph / 9.3 upa

SITE COVERAGE (in % of gross site area)

CD RF

Maximum Coverage of Principal &
Accessory Building

3341.54 m’ 233.7m’

Estimated Road, Lane & Driveway Coverage

847.3 m* 51m’

Total Site Coverage

2

4,188.9 m* 284.7m

PARKLAND

Area (square metres)

N/A (5% cash-in-lieu required)

% of Gross Site

Required

PARKLAND

5% money in lieu YES
TREE SURVEY/ASSESSMENT YES
MODEL BUILDING SCHEME NO
HERITAGE SITE Retention NO
FRASER HEALTH Approval NO
DEV. VARIANCE PERMIT required

Road Length/Standards NO

Works and Services NO

Building Retention NO

Others NO

\\file-server1\net-data\csdc\generate\areaprod\save\17751899062.doc
DRV 7/9/15 1016 AM

Page 2



DEVELOPMENT DATA SHEET

Proposed Zoning: CD (based on RF-SD) and RF

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total 8,355 m”
Road Widening area 972 m’
Undevelopable area
Net Total 7,383 m*
LOT COVERAGE (in % of net lot area) CD RF CD RF
Buildings & Structures 60% 38% 58% 38%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres) CD RF CD RF
Front 4.9m 7.5 m 4.9 m 7.5 m
Rear 6.5 m 7.5 m 13.3m 14 m
Side - West 1.2m 3.6 m 1.9 m 3.6 m
Side - East 1.2m 1.8 m 1.9 m 1.8 m

BUILDING HEIGHT (in metres/stores) CD RF CD RF
Principal 9.5 m gm 9.5 m om
Accessory 5m 5m 5m 5m

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom + 17

Total 17

CD RF

FLOOR AREA: Residential 252m” | 355 m’
/ unit

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR AREA: Industrial

FLOOR AREFA: Institutional

TOTAL BUILDING FLOOR AREA 4,396 M

* If the development site consists of more than one lot, lot dimensions pertain to the entire site.
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Development Data Sheet cont'd

Required Development Data

Minimum Required /
Maximum Allowed

Proposed

DENSITY

CD RF

CD RF

# of units/ha /# units/acre

10 upa 6 upa

9 upa 6 upa

FAR

0.6 0.57

0.6 0.57

AMENITY SPACE (area in square metres)

N/A

Indoor

Outdoor

PARKING (number of stalls)

Commercial

Industrial

Residential Bachelor + 1 Bedroom

2-Bed

3-Bed

2 per lot

2 per lot

Residential Visitors

Institutional

Total Number of Parking Spaces

34

34

Number of disabled stalls

Number of small cars

Tandem Parking Spaces: Number / % of

Total Number of Units

Size of Tandem Parking Spaces
width/length

Heritage Site | NO |

Tree Survey/Assessment Provided

| YES
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SURVEY PLAN TO ACCOMPANY CITY OF SURREY ZONING BYLAW No._____

OF LOT 20 SECTION 24 TOWNSHIP 1
NEW WESTMINSTER DISTRICT PLAN 32278
CITY OF SURREY
B.C.G.S. 926.007

[ Book oF ReFEReNCE |

P.LD. 006-719-279 ( LOT 20 )

Lor DESCRIPTION PLAN AREA BLOCK ZONE CIVIC ADDRESS: #2584 166th STREET
SCALE — 1:750 PART OF LOT 20 SECTION 24 TOWNSHIP 1 32278 0.33 ha BLOCK "A” | €D (RF-SD)
10M o 15 30M PART OF LOT 20 SECTION 24 TOWNSHIP 1 32278 915 m2 BLOCK "B” RF
"ALL DISTANCES ARE IN METRES”
26th AVENUE
89° 18 00"
\\ 24.60 87.71
o| BLOCK "B . BLOCK "A” E
8 = HaY of. LOT 19 LOT 74
Lo ZONERF oo L0 ZONE CD (RF-SD) 9
N 3] BLOCK AREA |5 & . i __ BLOCK AREA i IS PLAN 32278 PLAN 21092
o 915 m2 o PLAN 2278 0.33 ha
b
]
lQ\: 2463 87.70
© 89" 00" LANE
S
% LOT 11
= LOT 40 LOT 41 Sec 24 LOT 22 i 106
PLAN 32278 LAN 21092
PLAN 60252 p 1

SOUTH FRASER LAND SURVEYING LTD.
B.C. LAND SURVEYORS

SUITE 101 — 7485 130th STREET
SURREY, B.C. V3W 1H8

TELEPHONE: 604 599-1886

FILE: 151007—-ZONE-2

THIS PLAN LIES WITHIN THE

GREATER VANCOUVER REGIONAL DISTRICT

CERTIFIED CORRECT ACCORDING TO
LAND TITLE OFFICE RECORDS DATED
THIS 2nd_ DAY OF JLY

i

SIGNATURE OF B.

L2015

151007—-ZONE-2
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SCALE: 1/3

% COUNTRY ESTATE DUPLEX HOM ES 2584 166TH + 16706 26 AVE. SURREY BC

SYNOPSIS:

CIVIC ADDRESS: 2584 166 STREET + 16706 26 AVENUE, SURREY BC

LEGAL DESCRIPTION: LOT 20 SECTION 24 TOWNSHIP 1 PLAN 32278 NWD,
LOT 19 SECTION 24 TOWNSHIP 1 PLAN 32278 NWD

SITE PLAN

ZONING: PROPOSED CD BY-LAW REQUIREMENTS BASED ON RF-SD ZONE.
16 FEE-SIMPLE DUPLEX LOTS AND [1 SINGLE FAMILY LOT, RF PROPOSED]
SITE AREA:
LOTS 1-16 LOT 17 (RF)
GROSS: 743213 SQ.M/ 1.83 ACRES 911,568 SQ.M/0.225 ACRE
TYPICALLOT 423 SQ. MLOT 6155Q. M
DENSITY:(UNITS PER ACRE)
PROPOSED 16 UNITS/ 1.83 ACRES = 9.0 UPA
FLOOR AREA RATIO:
LOT 1-16 LoT 17
ALLOWED 72%  (304.56 SQ.M) 60%/35% (369.00 SQM)
PROPOSED (PRINCIPAL) 60%  251.67 SQ.M 60%/35% 369.00 SQ.M
(GARAGE) 44.00 SQ.M
LOT COVERAGE:
LOT 1-16 LOT 17
ALLOWED 60% (253.8 SQ.M) 38% (233.7 SQ.M)
PROPOSED (PRINCIPAL) 202.38 SQM 189.7 SQ.M
PROPOSED (GARAGE) 44.00 SQ.M 44.00 SQ.M
TOTAL PROPOSED 58% (246.38 SQ.M) 38% (227.03 SQM)
SITING REQUIREMENTS:
PRINCIPAL BUILDING
LOT 1-16 LOT 17
ALLOWED _PROVIDED ALLOWED _PROVIDED
FRONT SETBACK 35M  min. 4.98M/3.05M 7.5/55M  7.5/5.5M
REAR SETBACK 6.5M 13.2M min 7.5M 13.7M
SIDE YARD 1.2M/0.0M  1.9M/0.00M 1.8M 1.8M
SIDE YARD (END UNIT)  1.2M 1.9M 3.6M 3.6M
DETACHED GARAGE
LOT 1-16 LOT 17
ALLOWED _PROVIDED ALLOWED _PROVIDED
REAR SETBACK 0.5M 0.5M min. 1.8M 1.8M
SIDE YARD 0.0M 1.2M 1.0M 1.0M
SIDE YARD (OPPOSITE)  5.2M 4.0M 7.5M 7.5M
SEPARATION
(TO MAIN FLOOR 6.0M 6.0M min. -
OF PRINCIPLE BLDG.)
BUILDING HEIGHT:
PRINCIPAL BUILDING
LOT 1-16 LOT 17
ALLOWED _PROVIDED ALLOWED _PROVIDED
PRINCIPAL BUILDING 9.5M 9.5M 9.0M 9.0M
AVG GRADE oM oM
MAIN FLOOR EL oM oM oM oM
(MAX 0.8M ABOVE AVG GRADE)
DETACHED GARAGE
LOT 1-16 LOT 17
ALLOWED _PROVIDED ALLOWED _PROVIDED
DETACHED GARAGE 5.0M 5.0M 5.0M 5.0M
AVG GRADE oM

PN
AT.1

1506

Ankenman Associates Architects Inc.
12321 Beecher St., Crescent Beach, BC V4A 3A7 604.536.1600

16 FEE-SIMPLE DUPLEX + 1 SF TARA DEVELOPMENTS
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FENCE DETAIL
EXTERICR SIDE YARDS OR LOTS 1, 2, 3, & 17
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CITY OF

!!SURREY INTER-OFFICE MEMO

the future lives here.

111 Xipuaddy

TO: Manager, Area Planning & Development
- South Surrey Division
Planning and Development Department
FROM: Development Services Manager, Engineering Department
DATE: July 8, 2015 PROJECT FILE: =814-0118-00
RE: Engineering Requirements

Location: 2584 166 Street and 16706 26 Avenue

REZONE/SUBDIVISION

Property and Right-of-Way Requirements

dedicate 1.942 m road allowance for ultimate 24.0 m collector road allowance along 26
Avenue;

dedicate 6.942 m road allowance for ultimate 34.0 m local road allowance along 166 Street;
dedicate 8.0 m for eastern walkway (located between proposed lots 2 and 3);

dedicate a 3 m x 3 m corner cut at 166 Street; and

register 0.5 m SRWs for inspection chambers and/or sidewalk maintenance along site
frontage of 26 Avenue and 166 Street.

Works and Services

construct 26 Avenue to Unique Collector road standard;

construct interim condition for 166 Street road works, including Amenity Connector
enhanced sidewalk and streetlighting;

applicant to provide cash-in-lieu for removal of interim works, and for construction of east
half of ultimate works of 166 Street, including Wildlife Corridor requirements;

construct 8.0 m wide eastern walkway (located between proposed lots 2 and 3);

construct rear lane;

construct/extend all downstream water, storm, and sanitary infrastructure, and service
connections required to service the site in accordance with the NCP and City standards;
construct all infrastructure required to service the rear lane.

A Servicing Agreement is required prior to Rezone/Subdivision.

DEVELOPMENT PERMIT

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

Rémi Dubé, P.Eng.
Development Services Manager

MS

NOTE: Detailed Land Development Engineering Review available on file
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LEADERSHIP IN LEARNING

\

Friday, June 26, 2015
Planning

THE IMPACT ON SCHOOLS

APPLICATION #: 14 0118 00
SUMMARY
The proposed 17  Single family with suites

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

Projected # of students for this development:

Appendix IV

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.

Grandview Heights Elementary and Kensington Prairie Elementary were closed in June 2006 and the
enrolment shifted to Pacific Heights Elementary when it opened in 2006. A new replacement school
(Sunnyside Elementary) opened in September 2013 and the School District implemented boundary moves
to the new Sunnyside Elementary (new location) from Pacific Heights Elementary to help address the
projected overcrowding. A new elementary school site has been purchased south of 23rd Avenue - Site
#206 near Edgewood Drive. The construction of a new elementary school on this site is a high priority in
the District's 5-Year Capital Plan and feasibility planning is underway. The School District has also
purchased land for a new secondary school in the Grandview Area adjoining the City of Surrey future
Aquatic Centre and Recreation property. The construction of this secondary school is also a high priority
in the District's 5-Year Capital Plan. A proposed addition to Pacific Heights Elementary is included in the
capital plan, but as a lower priority than the two capital projects mentioned above. The enrolment
projections include anticipated residential growth from the Grandview and Sunnyside NCPs . The actual
enrolment growth rate will be driven by the timing of development, demographic changes and market
factors. Enrolment pressures in this area of Surrey are extreme and capital project approval timelines are
unknown at this point in time. Additional portables will be required at Pacific Heights for September
2015. Until new elementary and secondary school capital projects are approved, the School District does
not support development occurring at a higher density than outlined in approved NCPs.

Elementary Students: 9
Secondary Students: 4

September 2014 Enrolment/School Capacity

Pacific Heights Elementary

Enrolment (K/1-7): 41 K + 273
Capacity (K/1-7): 40 K + 250

Earl Marriott Secondary

Enrolment (8-12): 1946
Nominal Capacity (8-12): 1500
Functional Capacity*(8-12); 1620

Pacific Heights Elementary
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*Functional Capacity at secondary schools is based on space utilization estimate of 27 students per

instructional space. The number of instructional spaces is estimated by dividing nominal facility
capacity (Ministry capacity) by 25.
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Table 4. Tree Preservation Summary

Surrey Project No: 7914-0118
Address: 2584 166 St and 16706 26™ Ave
Registered Arborist: Trevor Cox, MCIP

ISA Certified Arborist (PN1920A)
Certified Tree Risk Assessor (43)
BC Parks Wildlife and Danger Tree Assessor

Appendix V

Protected Trees Identified
(on-site and shared trees, including trees within boulevards and proposed 108
streets and lanes, but excluding trees in proposed open space or riparian
areas)
Protected Trees to be Removed 98
Protected Trees to be Retained 10
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
46 X one (1) = 46 156
- All other Trees Requiring 2 to 1 Replacement Ratio
52 X two (2) = 110
Replacement Trees Proposed 66
Replacement Trees in Deficit 90
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]
Protected Off-Site Trees to be Removed
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
X one (1) = 0 0
- All other Trees Requiring 2 to 1 Replacement Ratio
X two (2) = 0
Replacement Trees Proposed
Replacement Trees in Deficit 0
Summary prepared and % July 6, 2015
submitted by: ~
Arborist Date

342 West 8th Ave, Vancouver B.C. V5Y 3X2 T 604-733-4886 F 604-733-4879

15
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Applendlix VI
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Project 7914-0118-00: Proposed partial re-designation from "Small Lot Single Family w/wo Coach House (10-15 upa)" to "Large Lot Duplex or Large Lot Single Family (2-10 upa)", elimination of transition landscape buffer east of 166 Street, and amendment to Large Lot Single Family lot dimensions on proposed Lot 17,
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Project 7913-0241-00: Proposed amendment to adjust the 166 Street/Habitat Corridor and to change the orientation of a lane.


CITY OF SURREY |Appendix VIII |

BYLAW NO.

A by-law to amend Surrey Zoning By-law, 1993, No. 12000, as amended

THE CITY COUNCIL of the City of Surrey ENACTS AS FOLLOWS:

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant

to the provisions of Section 9o3 of the Local Government Act, R.S.B.C. 1996 c. 323, as

amended by changing the classification of the following parcels of land, presently shown
upon the maps designated as the Zoning Maps and marked as Schedule "A" of Surrey

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

FROM: HALF-ACRE RESIDENTIAL ZONE (RH)

TO: COMPREHENSIVE DEVELOPMENT ZONE (CD)

Parcel Identifier: 004-434-064
Lot 19 Section 24 Township 1 New Westminster District Plan 32278

16706 - 26 Avenue

Portion of Parcel Identifier: 006-719-279
Lot 20 Section 24 Township 1 New Westminster District Plan 32278 as shown on the
Survey Plan attached hereto and forming part of this By-law as Schedule A, certified
correct by Dave Dyck, B.C.L.S. on the 2™ day of July, 2015, containing 0.33 hectares, called

Block A.
Portion of 2584 - 166 Street
(hereinafter referred to as the "Lands")
2. The following regulations shall apply to the Lands:
A. Intent

This Comprehensive Development Zone is intended to accommodate and regulate
the development of semi-detached residential buildings, which are compatible with
Suburban, estate lots, where density bonus is provided.
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Permitted Uses

The Lands and structures shall be used for only one dwelling unit on each lot
contained within a semi-detached residential building and customary accessory
uses.

Lot Area

Not applicable to this Zone.

Density

L The unit density shall not exceed 2.5 dwelling units per hectare [1 u.p.a.].
The maximum density may be increased to that prescribed in Section D.2
of this Zone if amenities are provided in accordance with Schedule G of
Surrey Zoning By-law, 1993, No. 12000, as amended.

2. For building construction within a lot:

(@) The floor area ratio shall not exceed 0.61;

(b) The unit density shall not exceed 25 dwelling units per hectare [10
u.p.a.]; and

(c) Notwithstanding the definition of floor area ratio, a garage is not
included in the floor area ratio calculation provided the maximum
garage size is in accordance with Section H.4 of this Zone.

Lot Coverage

The lot coverage shall not exceed 60%.

Yards and Setbacks

Buildings and structures shall be sited in accordance with the following minimum
setbacks:

Setback Front Rear Side
Yard Yard Yard
Use
Principal Building 4.9m' 6.5 m 12m.*
[16 ft.] [21 ft.] (4 ft.]
Accessory Buildings and Structures -2 0.5 m.’ 1.2 m.
[1.6 ft.] (4 ft.]

Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 1993,
No. 12000, as amended.

-2 -



The front yard setback may be reduced to a minimum of 3.0 metres [10 ft.]
by an unenclosed and inhabitable space such as a porch or veranda,
provided that the said porch or veranda is covered from above and is an
integral part of the principal building.

Accessory buildings and structures are not permitted within the front yard
setback of the principal building.

A minimum separation of 6 metres [20 ft.] is required between the principal
building and accessory buildings and structures. The minimum separation
may be reduced to 4.0 metres [13 ft.] at the main floor level for stairs that
consist of 3 risers or less and outdoor space such as a deck or patio that
occupies a maximum of 14 square metres [150 sq. ft.] and may be covered
by a sloped roof.

A side yard is not required at the common side lot line between two paired
lots along which the semi-detached residential building is located.

Where one side yard setback of an accessory building and structure
including a garage is permitted to be 1.2 metres [4 ft.] the opposite side yard
setback shall be a minimum of 4 metres [13 ft.].

Height of Buildings

Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law,
1993, No. 12000, as amended.

1.

Principal buildings: ~ The building height shall not exceed 9.5 metres
[31ft.].

2. Accessory buildings and structures:  The building height shall not exceed
5.0 metres [16.5 ft.].

Off-Street Parking

L Refer to Table C.2 of Part 5 Off-Street Parking and Loading/Unloading of
Surrey Zoning By-law, 1993, No. 12000, as amended.

2. Driveway access is permitted only from the lane.

3. A minimum of 2 off-street parking spaces shall be provided for each
dwelling unit.

4. The floor area of the garage shall not exceed a maximum of 44 sq. m.
[475 sq. ft.].

5. A detached garage shall:

@) Be located at the rear of the lot;

_3_



K.

(b) Be located at a minimum of 6 metres [20 ft.] from the rear wall of
the dwelling unit; and

(c) The driveway width shall not exceed 6 metres [20 ft.].

6. Outside parking of vehicles ancillary to the residential use shall be limited
to a maximum of 2 cars or trucks.

7. Outside parking or storage of campers, boats, or house trailers shall not be
permitted.

Landscaping

L All portions of the lot not covered by buildings, structures or paved areas

shall be landscaped including the retention of mature trees. This
landscaping shall be maintained.

2. Non-porous or paved surfaces, excluding a driveway, shall not cover more
than 12 sq. m. [129 sq. ft.] in area.

Special Regulations

Not applicable to this Zone.

Subdivision

1. Where amenities are not provided in accordance with Schedule G of Surrey
Zoning By-law, 1993, No. 12000, as amended, the lots created shall conform
to the minimum standards prescribed in Section K of Part 12 One-Acre
Residential Zone (RA) of Surrey Zoning By-law, 1993, No. 12000, as
amended.

2. Where amenities are provided in accordance with Schedule G of Surrey
Zoning By-law, 1993, No. 12000, as amended, the lots created shall conform
to the following minimum standards:

Lot Size Lot Width Lot Depth
400 sq. m. 12 metres 34 metres
[4,300 sq. ft.] [40 ft.] [112 ft.]

Dimensions shall be measured in accordance with Section E.21 of Part 4
General Provisions of Surrey Zoning By-law, 1993, No. 12000, as amended.



Other Regulations

In addition to all statutes, bylaws, orders, regulations or agreements, the following
are applicable, however, in the event that there is a conflict with the provisions in
this Comprehensive Development Zone and other provisions in Surrey Zoning
By-law, 1993, No. 12000, as amended, the provisions in this Comprehensive
Development Zone shall take precedence:

10.

Definitions are as set out in Part 1 Definitions of Surrey Zoning By-law,
1993, No. 12000, as amended.

Prior to any use, the Lands must be serviced as set out in Part 2 Uses
Limited, of Surrey Zoning By-law, 1993, No. 12000, as amended and in
accordance with the servicing requirements for the RF-SD Zone as set forth
in the Surrey Subdivision and Development By-law, 1986, No. 8830, as
amended.

General provisions are as set out in Part 4 General Provisions of Surrey
Zoning By-law, 1993, No. 12000, as amended.

Additional off-street parking requirements are as set out in Part 5
Off-Street Parking and Loading/Unloading of Surrey Zoning By-law, 1993,
No. 12000, as amended.

Sign regulations are as set out in Surrey Sign By-law, 1999, No. 13656, as
amended.

Special building setbacks are as set out in Part 7 Special Building Setbacks,
of Surrey Zoning By-law, 1993, No. 12000, as amended.

Building permits shall be subject to the Surrey Building Bylaw, 2012,
No. 17850, as amended.

Subdivisions shall be subject to the applicable Surrey Development Cost
Charge By-law, 2014, No. 18148, as may be amended or replaced from time
to time, and the development cost charges shall be based on the RF-SD
Zone.

Tree regulations are set out in Surrey Tree Protection By-law, 2006,
No. 16100, as amended.

Development permits may be required in accordance with the Surrey
Official Community Plan By-law, 2013, No. 18020, as amended.



3. This By-law shall be cited for all purposes as "Surrey Zoning Bylaw, 1993, No. 12000,

Amendment By-law, , No.
PASSED FIRST READING on the th day of ,20 .
PASSED SECOND READING on the th day of ,20 .
PUBLIC HEARING HELD thereon on the th day of
PASSED THIRD READING on the th day of ,20 .

, 20 .

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the

Corporate Seal on the th day of ,20 .

MAYOR

CLERK

\\file-server1\net-data\csdc\generate\areaprod\save\18112096041.doc
DRV 7/7/15 517 PM
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Appendix I1X

Key Land Use Features Identified in the Grandview Heights GLUP

The Grandview Heights GLUP identifies the following key land use features in Orchard Grove in order to guide future
development of this area (Figure 5):
e Asubstantial landscape buffer along 26 Avenue between 164 Street and 166 Street.
e Acentral North-South Street with a significant Greenway and Habitat Corridor running from 26 Avenue to 24
Avenue connecting North to an existing greenway in NCP 5 and connecting South to the Sunnyside NCP.
e A multi-use pathway running along 24 Avenue and connecting West to the Morgan Heights NCP and East to
Future NCP 5.
e A sensitive interface and density transition along 26 Avenue and 168 Street with the Suburban designated lands
to the North and East.
e A mixed use, residential and commercial area identified at the intersection of 24 Avenue and 168 Street in the

Sunnyside NCP.

Figure 5:
26'A —
[ -
" 2 [ 1]a
ST 1L
L
25A Ave
T25Ave
@ &
2 LS 2
1 @ =
5 |
24°Ave
23 Ave P - 23 Ave
o, oy
i [ | )
@D Linkages Suburban Residential (1 to 2 upa) D NCP Area 5A
=k Neighbourhood Commercial Transitional Density (2 to 4 upa) N
=J¢ School / Park [ ] Transitional Interface
[777 Urban Residential (4 to 15 upa) [l Givic / Utiities

Orchard Grove Neighbourhood Concept Plan 8
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Appendix XI

Appendix for Planning Report 7914-0118, Tara Development
Request to Mayor and Council

The Grandview Heights Stewardship Association, through its members and engaged
neighbors, are concerned that this Application is being considered for First/Second
reading in its current form. We ask that the Mayor and Council refer this application
back to Staff for review for the following reasons. The Applicant, Tara
Developments, through its agents, has refused to meet with concerned
residents/taxpayers in a meaningful way. Furthermore, having been made aware of
residents/taxpayers concerns about the re-zoning, the Applicant has made no attempt to
address or accommodate these concerns despite being directed to do so by senior
Planning staff. The Applicant has been intractable throughout the Planning process and
have proceeded in a manner harmful to all stakeholders.

Issue

The Applicant seeks to increase the upa density by a factor of 18 times than that of the
existing 1 upa along the north side of 26™ avenue, directly across the street from this
application. Also, it conflicts with the established 3 upa single family detached homes
directly east of the subject property.

The GHSA represented by Chair, Victoria Blinkhorn, Directors Michael Proskow, Tracy
Redies, and other members met numerous times with COS senior Planning
Management dating back to January 2015. The GHSA sought input on this application
(and about any future duplex development on 26™) from residents living near and
adjacent to the subject property. This input confirmed that there is no support for
duplex homes on the south side of 26" avenue and that residents are opposed to
this application for this reason alone. Respondents to this Application demand that
single family detached homes be built along 26th Avenue in Orchard Grove respecting
the need for transitional density and creation of a Multi-use pathway/green buffer
amenity as per the NCP.

Currently, there are two adjacent re-zoning applications on 26™ avenue. File (7912-0323
Raicon/CitiwWest {3" reading March 23} and file 7914-0125 Qualico/WSP {scheduled for
1/2 reading this summer and which is supported by Planning and neighborhood
stakeholders}).

Both applications propose to develop minimum 30 metre wide Large Lot Single Family
detached homes (2-6 upa zone) as optioned in the Orchard Grove NCP. The plans
achieve an acceptable interface for existing RA (1 upa) homeowners along 26" avenue.

These two concurrent files support the neighborhood’s expectations. The GHSA and the
neighbourhood are firm that this standard should be continued along the interface of 26™
avenue with Orchard Grove. This creates a fluid streetscape consistent with the existing
and future character of 26™ Avenue and it meets the future demands of a growing
community.


hk1
Text Box
Appendix XI


The Applicant has refused to participate in any discussion of these concerns and has
persisted in bringing forward their application in direct conflict with concerned
homeowners, the GHSA and, to certain extent, City of Surrey senior Planning
management, who has recommended that the Applicant begin a process of file
negotiation with a residents group mediated by Staff.

History

In September 2014, the realtor for the subject property contacted the GHSA to inquire
as to the neighborhood’s expectations for development along 26™ Ave. They were
supplied with a copy of a referral back to staff re: file 7912-0323 before First/Second
reading on July 7, 2014 stating that the duplex portion of that subdivision plan had been
formally closed.

This information coupled with a comprehensive area petition advised the Applicant of
the following:

-No duplexes along 26" avenue

-NCP recommended zoning for 26" avenue interface is 2-10 upa with residents
demanding the lowest density of 2 upa to achieve an appropriate transitional density for
adjacent 1 upa homeowners.{ 3 upa has since become the accepted compromise}
-Large lot single family detached homes (2-6 upa in the NCP) be built along the south
side of 26" avenue.

-These concerns and expectations were a matter of record with Tara Developments
prior to filing application 14-0118.

Application 14-0118 was publicized in January 2015.

Two public information meetings sponsored by the Applicant were held in January and
April 2015 hosted by the applicant’s agents only.

Once the application was publicized by the COS in January, residents sent in letters
opposed to this duplex application on 26" Ave.

Opposition to Duplex homes included the following reasons:

- concerns about increased traffic congestion on an increasingly busy road which is
destined to be the main connector between Morgan Heights, Orchard Grove,
Area 5, North Grandview NCP and the existing/new/proposed amenities near the
Grandview Aquatic Centre/schools.

- the disconnect of having 8 duplexes (16 families) and 1 single family home (total
of 17 families) across from 2.5 families which does not respect the “sensitive
transition” mandated in the NCP.

- where the subject property is zoned for 2-10 upa, the residents want to see the
lower end of the scale developed consistent with existing Orchard Grove
proposals on the south side of 26™ (approximately 3 upa)

- the “evolution” of the application from “duplexes” to “country estate duplexes” is
simply hyperbole and does not represent any change in lowering the density or
built form (other than aesthetic cladding).

- Although there is accommodation for 18 metres of a SROW green buffer on the



property at 166" St, the applicant removed it from its plans and refuse to engage
in dialogue about it

- at neither Public Information Meetings was the development team (initially the
Civil Engineer on the project and subsequently a multi-faceted Development
Team of Community Engagement Consultants/Architect/Developer's Agent) able
to provide meaningful dialogue about alternative land-uses for this property. The
sole defense of the project was that duplexes are within the zoning guidelines for
the property(which is true) and that built form can overcome density issues. Never
would the development team consider the alternate zoning for the property (Large
Lot Single Family 2-6 upa).

- The developers themselves refused to engage with stakeholders.

The Applicant has refused to meet with concerned taxpayers or the GHSA and has
shown no interest in discussing or adjusting this proposal whatsoever. In May, a meeting
of about fifteen neighborhood stakeholders and the Applicant’s development team met
with senior Planning staff. At this time the Applicant was directed by Nicholas Lai to work
with the a small group of resident representatives to negotiate an evolution of the duplex
plan to a new plan featuring single family homes in the Large Lot zone, along the lines of
what was recently negotiated with Raicon/CitiWest (12-0323) in order to reach a
compromise/consensus.

The Applicant refused to comply with Planning’s direction to participate in this process.
While affected taxpayers following and trusting in the process attended meetings,
reviewed lot plans, submitted letters, and engaged with Staff, the Applicant has
expressed a complete lack of interest in meaningful discourse.

COS Planning staff can confirm that the GHSA is supportive of new development in
principle and has been a responsible stakeholder throughout this and other file
application processes throughout Grandview Heights. Engaged taxpayers, willing to
follow the process need to be heard and allowed the opportunity for meaningful
discourse. Although their right to proceed to Council without changes to their plan, the
Applicant has created an impasse without consideration of Planning’s expertise and the
neighbourhood’s pragmatic input. This has created a great degree of unease amongst
residents and taxpayers who have supported Planning’s attempts to move forward on
this file.

Residents who have the ultimate interest in their neighborhood have been willing to take
a seat at the table and work with the Applicant, thereby following and trusting in the
process.

We request that Mayor and Council direct the Applicant to allow the City’s
consultation process to progress with integrity by referring this Application back
to Staff.

Furthermore, we respectfully request that the Council provide a strong statement

of direction to COS Planning and any developer on this street that the spirit of the
NCP must be followed including that single family homes on the south side of 26"
avenue be the only standard that will be accepted by Council going forward (as



per the two precedent-setting applications that have come before/ or are coming
before Council) and that the appropriate landscape buffer and quality of homes be
such that transition of the south side with the existing north side homes as
carefully and many times articulated within the NCP be unequivocally respected.

Respectfully submitted,

Victoria Blinkhorn, Tracy Redies, Murray Berry, Andrea Ward, Michael Proskow, John
Weibe (Working group)

On behalf of immediate and adjacent residents concerned with the form and process of
this Application and Board/members of the GHSA.

July 5, 2015
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Land Use Concept Plan
Orchard Grove - Grandview Heights 5A Neighbourhood Concept Plan

Lsgand August 30 2011
Large Lot Duplex or Large Lot Single Family (2-10 upa) ~ Park Y 2 @ Amenity Connector (2.5 m sidewalk requiring SROW)
Small Lot Single Family w/wo Coach House (10-15 upa) Walkway (10 m) »?/>,% Shared Access (SROW)
Single Family (10 upa) or Townhouse with Tree Preservation (15 upa) - Habitat Corridor (20 m SROW) ”" Multi-Use Pathway (8 m SROW)

[ Townhouse (15-30 upa) Transition Landscape Buffer (10 m SROW) ///, Potential Orchard Preservation

- Townhouse (15 upa) or Multi-Family with Tree Preservation (30 upa) ?QQ Special Commercial Street //// Tree Preservation Areas

[ Mutti-Family (30-45 upa) X Green Street @D Tree Cluster

- Mixed-Use Commercial/Residential (30-45 upa) °<>< Residential Flex Street (14.5 m)

[ stormwater Detention Pond NCP Amendment to Adjust 166 Street /

Habitat Corridor and re-orient a lane
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