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L the future lives here.

TO: Mayor & Council

FROM: General Manager, Planning & Development

DATE: January 14, 2019 FILE: 7914-0261-00

RE: Agenda Items B.6 & H.6, January 14, 2019 Regular Council - Public

Hearing (By-law Nos. 19751, 19752 & 19753)
Rezoning Application No. 7914-0261-00
8205 King George Boulevard

This memorandum provides direction regarding the Official Community Plan
Amendment By-law No. 19751 associated with this application.

The planning report for Development Application No. 7914-0261-00 was considered by Council at
its Land Use meeting on December 17, 2018. The report identified the need to amend the Official
Community Plan (“OCP”) to redesignate a portion of the site from Urban to Multiple Residential,
to permit the development of approximately 34 townhouse units and 78 apartment units
(Appendix A). The report stated that only the apartment site needed to be redesignated to
Multiple Residential, when in fact, the entire site, including the townhouse portion, needs to be
redesignated to Multiple Residential.

Townhouse projects with densities of up to 30 units per acre (“upa”) are permitted within the
OCP’s Urban land use designation, but only if the subject site is located in a secondary plan area,
(for instance, within a Neighbourhood Concept Plan area). The subject property is not located in
a secondary plan area, and therefore, may only allow townhouse projects with a density of up to
15 upa. The density of the proposed townhouse project is 23 upa; therefore, the OCP designation
also needs to be amended for the townhouse portion of the site from Urban to Multiple
Residential, as shown in Appendix B.

At the December 17, 2018 Regular Council - Land Use meeting, Council granted First and Second
Readings to Rezoning By-law Nos. 19752 and 19753 and to Official Community Plan (OCP)
Amendment By-law No. 19751 associated with Development Application No. 7914-0261-00.

In light of the above, OCP Amendment By-law No. 19751 is not in order as currently proposed, and
needs to be revised so that the entire site is redesignated from Urban to Multiple Residential.
Consequently, the Planning & Development Department recommends that:

e Second Reading of OCP Amendment By-law No. 19751 be rescinded; CLERKS DEPT
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e OCP Amendment By-law No. 19751 be revised so that the entire site is redesignated from
Urban to Multiple Residential as shown in Appendix B, and that the bylaw be reconsidered
for second reading, as amended, and a date for a Public Hearing be set for the amended
OCP Amendment By-law No. 19751; and

e To minimize inconvenience to the public, that the Public Hearing for Rezoning By-law
Nos. 19752 and 19753 proceed as scheduled tonight (January 14, 2019), but to withhold
consideration of Third Reading of these by-laws until such time as Third Reading for all
three by-laws (rezoning and OCP amendment) can be considered concurrently by Council
at the same Council meeting.

General Manager, Planning &\Development

Appendix A - Previously-pfoposed OCP Amendment map
Appendix B- Amended OCP Amendment map
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c.c. - City Manager
- City Clerk
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RECOMMENDATION SUMMARY

e By-law Introduction and set date for Public Hearing for:
0o OCP Amendment; and
0 Rezoning.

e Approval to reduce indoor and outdoor amenity space.

e Approval to draft Development Permit.

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The proposal requires an amendment to the Official Community Plan (OCP) to redesignate a
portion of the subject site from Urban to Multiple Residential, and to allow an increase to the
maximum floor area ratio (FAR) of 1.5 permitted under the Multiple Residential designation.

e The applicant is proposing to reduce the required indoor amenity space and outdoor amenity
space on the proposed apartment portion of the subject site.

e The applicant is proposing a Development Variance Permit for reduced setbacks on the
proposed townhouse portion of the subject site.

RATIONALE OF RECOMMENDATION

e The applicant is proposing an amendment to the Official Community Plan (OCP) from Urban
to Multiple Residential and to increase the allowable FAR under the Multiple Residential
designation from 1.5 to 2.83 for the apartment portion of the site. The OCP amendment
provides for an apartment form of development along this transit corridor while allowing the
site to accommodate significant new road dedications requested by the City.

e The proposed development supports the existing B-line transit service on King George
Boulevard and plans for future rapid transit on King George Boulevard. The proposal is also in
compliance with the City of Surrey and TransLink’s Supportive Policies Agreement that is
intended to promote development at appropriate scale along the planned transit corridors,
including King George Boulevard.

e The proposed higher FAR reflects the large amount of road dedication (82 Avenue and 135A
Street) that is to be provided by the applicant, which has the effect of increasing the net FAR
and lot coverage. 82 Avenue and 135A Street were not identified in a secondary plan, as there
is no Neighbourhood Concept Plan (NCP) for this area, but are considered important for
providing connectivity for the ultimate road network for this area. In addition, in looking at
the proposed development as a whole (the townhouse and apartment portions), the net FAR
on the apartment and townhouse portions together is 1.43.
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e The applicant’s rationale for the proposed reduction in the amount of indoor amenity space
provided for the apartment is that the proposed 155 square metre (1,670 sq.ft.) indoor amenity
space (two-thirds of the required amount) is a functional space containing an exercise room,
meeting room and a larger amenity lounge area.

e  With respect to the proposed reduction in the amount of outdoor amenity space provided for
the apartment, the applicant notes that a larger at grade outdoor amenity space was originally
proposed on the site. However, during the application review process, the City requested that
the applicant provide a 20 metre (66 ft.) wide dedication for 135A Street through the middle of
the site, impacting the location of the outdoor amenity area. The applicant provided the road
dedication but in doing so lost the opportunity to provide the previously proposed at grade
outdoor amenity space.

e The applicant is proposing to address the shortfall in indoor amenity space and outdoor
amenity space on the apartment portion of the site with a cash-in-lieu contribution in
accordance with City policy.

e The proposed setback variances on the townhouse portion of the site are a response to the
site’s narrow rectangular geometry yet still provide for an appropriate rear yard space and an
appropriate interface with the adjacent properties.
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RECOMMENDATION

The Planning & Development Department recommends that:

1.

A Bylaw be introduced to amend the Official Community Plan by redesignating a portion
of the subject site, shown as Block A on the Survey Plan attached as Appendix II, from
Urban to Multiple Residential and to increase the allowable floor area ratio within the
Multiple Residential designation for Block A from 1.5 to 2.83, 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
Survey Plan attached as Appendix II from "Tourist Accommodation Zone" (CTA) to
"Comprehensive Development Zone" (CD) (based on "Multiple Residential 70 Zone" (RM-
70)) and a date be set for Public Hearing.

A By-law be introduced to rezone the portion of the subject site shown as Block B on the
Survey Plan attached as Appendix II from "Tourist Accommodation Zone" (CTA) to
"Multiple Residential 30 Zone" (RM-30), and a date be set for Public Hearing.

Council approve the applicant's request to reduce the amount of required indoor amenity
space for the apartment portion of the site from 234 square metres (2,520 sq.ft.) to 155 square
metres (1,670 sq.ft.).

Council approve the applicant's request to reduce the amount of required outdoor amenity
space for the apartment portion of the site from 234 square metres (2,520 sq.ft.) to 152 square
metres (1,640 sq.ft.).

Council authorize staff to draft Development Permit No. 7914-0261-00 generally in
accordance with the attached drawings (Appendix II).

Council approve Development Variance Permit No. 7914-0261-00 (Appendix V) varying
the following, to proceed to Public Notification:

(a) to reduce the minimum north yard setback of the RM-30 Zone from 7.5 metres
(25 ft.) to 3.0 metres (10 ft.) for the end unit of Building 3, to 5.8 metres (19 ft.) for
Building 2, and to 6.1 metres (20 ft.) for Building 1;

(b) to reduce the minimum south yard setback of the RM-30 Zone from 7.5 metres
(25 ft.) to 3.0 metres (10 ft.) for the end unit of Building 3, to 6.1 metres (20 ft.) for
Buildings 4 and 5, to 5.9 metres (19 ft.) to the indoor amenity building face, and to
4.4 metres (14 ft.) for the amenity building deck; and

(¢) to reduce the minimum east yard setback of the RM-30 Zone from 7.5 metres
(25 ft.) to 4.0 metres (13 ft.) to the building face, and to 2.5 metres (8 ft.) for the
front porch projection of Buildings 1 and 5.
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9. Council instruct staff to resolve the following issues prior to final adoption:
(a) ensure that all engineering requirements and issues including restrictive

(b)
(c)

(h)

(i)

()

(k)

REFERRALS

Engineering:

covenants, dedications, and rights-of-way where necessary, are addressed to the
satisfaction of the General Manager, Engineering;

submission of a subdivision layout to the satisfaction of the Approving Officer;

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

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

the applicant address the concern that the development will place additional
pressure on existing park facilities to the satisfaction of the General Manager,
Parks, Recreation and Culture;

submission of an acoustical report for the units adjacent to King George Boulevard
and registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

registration of a Section 219 Restrictive Covenant to specifically identify the
allowable tandem parking arrangement and to prohibit the conversion of the
tandem parking spaces into livable space;

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;

the applicant adequately address the impact of reduced indoor amenity space for
the apartment building portion of the site (Block A);

the applicant adequately address the impact of reduced outdoor amenity space for
the apartment building portion of the site (Block A); and

provision of a community benefit to satisfy the OCP Amendment policy for OCP
Amendment applications.

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

Parks, Recreation &
Culture:

Advisory Design Panel:

Surrey Fire Department:

Projected number of students from this development:

12 students at Newton Elementary School
8 students at Princess Margaret 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 January
2020.

Parks has some concerns about the pressure this project will place
on existing Parks, Recreation and Culture facilities in the
neighbourhood. The applicant has come to an agreement with
Parks to provide a contribution of $1,300 per unit, for a total of
$145,600, to allay this concern.

The apartment portion of the project was referred to the Advisory
Design Panel (ADP) on June 7, 2018 (Appendix VII). The ADP

comments and suggestions have been satisfactorily addressed.

No concerns.

SITE CHARACTERISTICS
Existing Land Use: Vacant.
Adjacent Area:
Direction Existing Use OCP Designation | Existing Zone
North, South and West and Four separate Urban RM-M
East (Across King George manufactured
Boulevard): home parks.

JUSTIFICATION FOR PLAN AMENDMENT

e The applicant is proposing an amendment to the Official Community Plan (OCP) from Urban
to Multiple Residential and to increase the allowable FAR under the Multiple Residential
designation from 1.5 to 2.83 for the apartment portion of the site. The OCP amendment
provides for an apartment form of development along this transit corridor while allowing the
site to accommodate significant new road dedications requested by the City.

e The proposed development supports the existing B-line transit service on King George
Boulevard and plans for future rapid transit on King George Boulevard. The proposal is also in
compliance with the City of Surrey and TransLink’s Supportive Policies Agreement that is
intended to promote development at appropriate scale along the planned transit corridors,
including King George Boulevard.
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e The proposed higher FAR reflects the large amount of road dedication (82 Avenue and 135A
Street) that is to be provided by the applicant, which has the effect of increasing the net FAR
and lot coverage. 82 Avenue and 135A Street were not identified in a secondary plan, as there
is no Neighbourhood Concept Plan (NCP) for this area, but are considered important for
providing connectivity for the ultimate road network for this area. In addition, in looking at
the proposed development as a whole (the townhouse and apartment portions), the net FAR
on the apartment and townhouse portions together is 1.43.

e In connection with the proposed OCP amendment, the applicant has committed to providing
a community benefit to the City on a per unit basis. Specifically, the applicant has agreed to
provide a community benefit contribution for the proposed 78 apartment units in the amount
of $1,200 per unit, for a total of $93,600, prior to Final Adoption.

e In connection with the proposed OCP amendment and to mitigate any impact that the
additional density may have on Parks, Recreation & Culture facilities, the applicant has come
to an agreement with the Parks, Recreation & Culture Department to provide a contribution
for the proposed 12 apartment and townhouse units in the amount of $1,300 per unit, for a
total of $145,600, prior to Final Adoption.

e Taking into consideration the City’s sustainability objectives to increase density and housing
choice in close proximity to existing Frequent Transit Network (FTN) routes and potential
rapid transit, and the applicant’s proposed community benefit contribution, the proposed
amendment to the OCP can be supported.

PUBLIC CONSULTATION PROCESS FOR OCP AMENDMENT

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.

DEVELOPMENT CONSIDERATIONS

Background

e The subject 1.01 hectare (2.51 acres) site is located on the west side of King George Boulevard
at 8205 King George Boulevard. The site was the location of the old Beladean Motel, which
was demolished several years ago. The site is zoned "Tourist Accommodation Zone" (CTA)
and is designated Urban in the Official Community Plan (OCP).

e The subject site is bounded by manufactured home parks to the north, west and south, and
also to the east across King George Boulevard. The area across King George Boulevard to the
southeast has in recent years seen redevelopment of parcels to higher densities, with a mixture
of townhouses in the rear portion of the lots and apartments fronting King George Boulevard
(e.g. Development Application No. 7914-0256-00 (under construction) and
7918-0070-00 (currently at Third Reading)).
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Proposal
e The applicant is proposing:

0 An Official Community Plan (OCP) amendment for the apartment portion of the
site from Urban to Multiple Residential and to increase the allowable FAR under
the Multiple Residential designation from 1.5 to 2.83;

0 to rezone the site from "Tourist Accommodation Zone" (CTA) to "Comprehensive
Development Zone" (CD) (based on the "Multiple Residential 70 Zone [RM-70]) for
the apartment portion and to "Multiple Residential 30 Zone" (RM-30) for the
townhouse portion;

0 Development Permit to allow the development of 78 apartment units and
34 townhouse units, for a total of 112 residential units; and

0 Development Variance Permit for reduced setbacks on the townhouse portion.

e The applicant is proposing to create 2 lots as part of the current application. Lot 1 will be
located adjacent King George Boulevard and is proposed to contain a 6-storey apartment
building. Lot 2 is located on the western portion of the site, west of the new proposed
north-south 135A Street (parallel to King George Boulevard) and is proposed to contain the
townhouses. The application will also realize an 11.5 metre (37 ft.) east-west half road
(82 Avenue) which will provide access to 135A Street and the townhouse portion of the site.

e The combined net floor area ratio (FAR) of the site is 1.43 (both apartment and townhouses),
with a unit density of 135 units per hectare (55 units per acre). The townhouse portion has a
proposed net FAR of 0.90 and a unit density of 57 units per hectare (23 units per acre), which
is below the maximum 1.00 FAR and 75 units per hectare (30 units per acre) that is permitted
under the RM-30 Zone.

e The apartment portion of the site has a proposed net FAR of 2.83 and a unit density of 341
units per hectare (138 units per acre) which is accommodated through the proposed CD Zone.

CD Zone

e The applicant is proposing a 6-storey apartment building on the portion of the site fronting
King George Boulevard. To accommodate the proposed apartment building, the applicant is
proposing a "Comprehensive Development Zone" (CD) (based on the "Multiple Residential
70 Zone (RM-70)). The table below outlines the differences between the RM-70 Zone and the
proposed CD Zone:

RM-70 Zone Proposed CD Zone
Maximum Floor Area Ratio 1.50 2.83
(FAR)
Maximum Lot Coverage 33% 65%
Setbacks 7.5 metres (25 ft.) from all Front yard (King George Boulevard)
property lines. - 4.7 metres (15 ft.); South yard - 3.1
metres (10 ft.); Front yard
(West) - 3.8 metres (12 ft.); Side
yard on flanking street — 3.8 metres
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(12 ft.) with entry canopy set back
2.0 metres (7 ft.)

Principal Building Height 50 metres (164 ft.) 21.0 metres (69 ft.)

Parking Parking to follow Table C.1 of | The off-street parking requirements
Part 5 Off-Street Parking and | of Part 5 of Zoning By-law No.
Loading/Unloading of Zoning | 12000 may be reduced by 20%.
By-law No. 12000

e The CD Zone proposes a higher net floor area ratio (FAR) at 2.83 relative to the 1.5 net FAR
permitted under the RM-70 Zone and also a higher lot coverage at 65% relative to the 33%
permitted under the RM-70 Zone. The higher net FAR and lot coverage reflects the large
amount of road dedication (82 Avenue and 135A Street) that is to be provided by the
applicant, which has the effect of increasing the net FAR and lot coverage.

e 82 Avenue and 135A Street were not identified in a secondary plan, as there is no
Neighbourhood Concept Plan (NCP) for this area, but are considered important for providing
connectivity for the ultimate road network for this area. The road dedications do however
have a significant impact on the density and lot coverage figures. The gross FAR (not taking
the road dedications into account) on the apartment portion of the site is 1.74. In addition, in
looking at the proposed development as a whole (the townhouse and apartment portions), the
net FAR on the apartment and townhouse portions together is 1.43.

e The Official Community Plan (OCP) permits FAR to be calculated on a gross basis for sites
within Urban Centres or Frequent Transit Development Areas (FTDAs). Although this site is
not technically identified as an FTDA within the OCP, this portion of King George Boulevard
in Newton is identified as a future rapid transit corridor, and locating density along these
transit corridors will support the future expansion of rapid transit.

e The CD Zone proposes to reduce the maximum building height from 50.0 metres (164 ft.) to
21.0 metres (69 ft.). The proposed height is consistent with the applicant’s proposal for a 6-
storey building form.

e The CD Zone proposes a 20% reduction in the required number of parking stalls (similar to
what is permitted in the City Centre), as this proposed apartment site is in close proximity to
future rapid transit along King George Boulevard. The reduction is considered appropriate for
the apartment form at this location. No parking variances are being considered for the
townhouse portion of the site.

e The proposed setback relaxation will bring the building closer to the street to allow for a
better street presence and surveillance of the public realm, while still providing sufficient
landscaping and tree retention between the public and private realms.
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DESIGN PROPOSAL AND REVIEW

Apartment: Building and Site Design

e The 6-storey apartment proposes a floor area of 6,483 square metres (69,780 sq.ft.) and
contains 78 units. Of the 78 units, 40 are proposed as 1-bedroom units, 32 as 2-bedroom units
and 6 as 3-bedroom units.

e The 11 ground floor units are proposed as townhouse units, oriented to the street with a front
door facing the sidewalk (there is also a unit entry for each unit from the internal hallway).
The ground floor townhouse units allow for a better interaction with the street and will
enliven the streetscape.

e The apartment building is linear in form with a rear podium over the ground floor parking
and garbage pick-up area. Additional visitor and resident parking is provided beneath the
building in 2 levels of underground parking.

e The architectural style is West Coast Modern with corner elements of floor to ceiling glass
walls on the upper floors with alternating bays and decks on the street-fronting facades. The
main entrance for the building is accentuated with a 2-storey glazed element and a canopy
projection. A contemporary flat roof, raised in portions along the building, is proposed.

¢ The building facades are articulated with a 0.6 metre (2 ft.) wide vertical fin elements on the
top 4 floors that turn horizontally to become the roof eave, featuring wood tone soffits. These
fins also frame the corner glazed bays on the street corners.

¢ High quality building materials are proposed. Building materials and colours include fibre
cement panelling (beige, brown), limestone cladding (grey), and wood tone siding (brown).
The ground floor townhouse units have individually coloured doors (red, blue, grey) which
enhances the individuality of the units and enhances the streetscape.

Townhouses: Building and Site Design

e The proposed development consists of 5 buildings containing 34 dwelling units and an indoor
amenity space. The number of units within the individual buildings range from 6 to 7 units.
The proposed units range in size from 137 square metres (1,470 sq.ft.) to 171 square metres
(1,840 sq.ft.).

o The site plan reflects the narrow rectangular geometry of the site and consists of a central
drive aisle with units on either side of the drive aisle. The end units adjacent to the proposed
135A Street have a front door oriented to the street with a connection to the sidewalk. In
addition, these units contain active living space on the ground floor which promotes
interaction with the public realm and provides casual surveillance of the public realm.

e The buildings are designed to step with the grade of the site, which will help to break up the
massing of the buildings. Articulation is provided along the elevations and the individuality
of the units is emphasized through the use of differing materials and the stepping of the
buildings.
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e The proposed exterior materials and colours include hardie-plank siding (grey), hardie-panels
(white), hardie-shake siding (grey), and ledgestone veneer (grey). Variegated and laminated
architectural asphalt shingles (black) are proposed for the roof. Canopies are proposed above
the front doors of the units.

Apartment: Amenity Space

e The Zoning By-law requires 234 square metres (2,520 sq. ft.) of both indoor and outdoor
amenity space be provided for the apartment building, based on 3 square metres (32 sq. ft.)
per dwelling unit.

e The applicant is proposing 155 square metre (1,670 sq.ft.) of indoor amenity space, which does
not meet the requirements of the Zoning By-law. The indoor amenity area is located on the
second floor on the south elevation and consists of an exercise room, meeting room and a
larger amenity lounge area. The indoor amenity area has direct access to the outdoor amenity
area, which is located on the podium above the ground floor visitor parking.

e Staff requested that the applicant provide all of the required indoor space for resident use.
However, the applicant has indicated that they do not wish to provide all of the required
indoor amenity space, and that the proposed 155 square metre (1,670 sq.ft.) indoor amenity
space is two-thirds (66%) of the required amount and will provide a sufficient functional
amenity space.

e The applicant is proposing to address the shortfall in indoor amenity space and outdoor
amenity space on the apartment portion of the site with a cash-in-lieu contribution in
accordance with City policy.

e The applicant is proposing 152 square metre (1,640 sq.ft.) of outdoor amenity space for the
apartment, which does not meet the requirements of the Zoning By-law. The outdoor
amenity area is located on the second floor podium above the ground floor visitor parking,
and is located adjacent to the indoor amenity space, on the south elevation. The outdoor
amenity space contains a patio space and tables and chairs.

e Staffrequested that the applicant provide all of the required outdoor space for resident use.
However, the applicant has indicated that they do not wish to provide all of the required
outdoor amenity space, and that the proposed 152 square metre (1,640 sq.ft.) indoor amenity
space is two-thirds (66%) of the required amount and is a sufficient outdoor amenity space.

e In addition, the applicant notes that a larger at grade outdoor amenity space was originally
proposed on the site, prior to the City’s request, during the application review process, for a
20 metre (66 ft.) wide dedication for 135A Street through the middle of the site. The applicant
provided the road dedication but in doing so lost the opportunity to provide the previously
proposed at grade outdoor amenity space.

e The applicant is proposing to address the shortfall in outdoor amenity space and outdoor
amenity space on the apartment portion of the site with a cash-in-lieu contribution in
accordance with City policy.
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Townhouses: Amenity Space

e The Zoning By-law requires that 102 square metres (1,100 sq. ft.) of both indoor and outdoor
amenity space be provided for the townhouse portion of the site, based on 3 square metres
(32 sq. ft.) per dwelling unit.

e The applicant is proposing 102 square metres (1,100 sq. ft.) of indoor amenity space, which
meets the requirements in the Zoning By-Law. The indoor amenity space is centrally located
on the site at the eastern end of Building 4, and is adjacent to the outdoor amenity area. The
2-storey amenity space contains a ground floor lounge area with kitchen facilities and a
bathroom, and a second floor room with a bathroom.

e The applicant is proposing to provide 105 square metres (1,135 sq.ft.) of outdoor amenity space,
which exceeds the requirements of the Zoning By-law. The outdoor amenity area is centrally
located on the site, adjacent to the indoor amenity space. The outdoor amenity area contains
landscaping, seating, a gathering space finished with unit pavers and a children’s play area
and play structure.

Landscaping

e Landscaping plans have been reviewed and found to be generally acceptable. The landscaping
includes 74 replacement trees (including Maples, Katsura, Dogwoods, Magnolia, Cypress and
Ash), shrubs, ground cover and lawn areas. Decorative paving is proposed at the vehicular
entrances to the townhouse site and apartment to enhance the vehicular entry ways.

e A corner plaza area at the northwest corner of the apartment area is proposed, containing
sawcut concrete finishing and 3 benches. A small plaza area with 2 benches is also proposed
in front of the main lobby area of the apartment.

e A imetre (4 ft.) high wood picket fence is proposed along 135A Street on the townhouse site
and a 1.5 metre (5 ft.) high cedar fence is proposed along the north, west and south property

lines for the townhouse site.

Access, Pedestrian Circulation and Parking

e The applicant is proposing to provide a 20 metre (66 ft.) wide dedication for a north-south
road (135A Street) parallel to King George Boulevard and also an 11.5 metre (37 ft.) wide east-
west half road (82 Avenue) which will provide access to 135A Street. These new roads will aid
in the provision of a more robust road network in the area and will allow the vehicular
accesses for the proposed townhouse units and apartment building to be from 135A Street and
not from King George Boulevard.

e Ultimately, 135A Street will connect to 81 Avenue to the south and 84 Avenue to the north,
where enhanced vehicular movements are provided.
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Pedestrian connections are proposed from the main lobby of the apartment building and from
the ground floor units of the apartment building to the adjacent sidewalks. The two
townhouse units adjacent to the proposed 135A Street also have a front door facing the street
with a pedestrian connection. The subject site is located very close (approximately

50 metres/160 ft.) to an existing bus stop on King George Boulevard.

All of the parking for the apartment building is proposed to be provided as structured parking
within the building at the ground floor (visitor parking) and within an underground parkade
(primarily resident parking). A security gate provides secure access to the parking area.

The applicant is proposing to provide go resident parking spaces and 14 visitor parking spaces
for the apartment building. As discussed above, this is a proposed reduction (20%) in the
required number of parking stalls (similar to what is permitted in the City Centre), as this
proposed apartment site is in close proximity to future rapid transit along King George
Boulevard.

For the townhouse portion of the site, the applicant is proposing to provide 68 resident
parking spaces and 7 visitor parking spaces, which meets the minimum parking requirements
of the Zoning By-law. Twenty-seven (27) of the 34 units (79%) are proposed to have
side-by-side double-car garages, with 7 units (21%) proposed to contain a tandem parking
arrangement.

The proposed development of approximately 112 dwelling units will generate approximately 45
peak hour vehicular trips in accordance to the Institution of Transportation Engineering Trip
Generation 10" Edition (General Urban/Suburban category).

The City’s Engineering Design Criteria requires applicants to provide Transportation Impact
Study (TIS) should vehicular trips be greater than 150 in the peak hour of the generator. The
subject application did not meet this threshold, and therefore a TIS was not required.

ADVISORY DESIGN PANEL

The apartment portion of the project was referred to the Advisory Design Panel (ADP) on
June 7, 2018 (Appendix VII). The ADP comments and suggestions have been satisfactorily
addressed.

TREES

Peter Mennel, 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

Alder and Cottonwood Trees

Alder/Cottonwood | 9 | 9 | 0
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Deciduous Trees
(excluding Alder and Cottonwood Trees)

Apple 1 1 o

Aspen, Trembling 1 1 o

Birch, European 2 2 o

Cherry 2 2 o

Hawthorn 2 2 o)

Coniferous Trees

Douglas-fir 2 2 o

Spruce, Sitka 1 1 0

Total (excluding Alder and . . o
Cottonwood Trees)

Total Replacement Trees Proposed

(excluding Boulevard Street Trees) 74
Total Retained and Replacement

Trees 74

e The Arborist Assessment states that there are a total of 11 protected trees on the site,
excluding Alder and Cottonwood trees. Nine (9) existing trees, approximately 45% of the
total trees on the site, are Alder and Cottonwood trees. It was determined that no 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.

e The Arborist Assessment identifies a number of shared trees along the southern property of
the townhouse portion of the site that would require removal authorization from the owner of
the property to the south (13507 - 81 Avenue). This approval will need to be secured prior to
final adoption and if approval is not secured the applicant may need to make adjustments to
the proposal to ensure these trees are retained.

e 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 31 replacement trees on the site. The applicant is proposing
74 replacement trees, exceeding City requirements.

e The new trees on the site will consist of a variety of trees including Maples, Katsura,
Dogwoods, Magnolia, Cypress and Ash.

e Insummary, a total of 74 replacement trees are proposed on the site.
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PRE-NOTIFICATION

Pre-notification letters were sent on October 5, 2016 and again on November 8, 2018. A
development proposal sign was also installed on site. In response, staff has received 4 responses
and the concerns include increases in traffic, safety of children walking to Newton Elementary
School on 81 Avenue, height of the proposed apartment building, school capacity, and shading
from townhouse units.

(The increased density will support future rapid transit along King George Boulevard and the
current Frequent Transit Network (FTN) status of King George Boulevard. A sidewalk on the south
side of 81 Avenue was recently constructed, and as redevelopment occurs on the north side of 81
Avenue a sidewalk will be put in place there as well. Over-shadowing occurs mainly just around the
winter solstice (December 21) The catchment schools at this location have room for more students
as the schools are not operating at full capacity, as shown by the graphs in the School District
Comments in Appendix IV.)

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
November 12, 2018. 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 proposal includes an amendment to the Official Community Plan
Location (OCP). The site is located on King George Boulevard which is
(A1-A2) identified as a future rapid transit corridor.
2. Density & Diversity | e The proposed townhouse and apartment units will provide housing
(B1-By) choice in the neighbourhood.

¢ The proposal includes a range in unit types, with approximately 40
one-bedroom units, 32 two-bedroom units and 40 three-bedroom

units.
e The townhouse units have backyard garden areas.
3. Ecology & e Low impact development standards (LIDs) are incorporated in the
Stewardship design of the project including:
(C1-Cy) o roof downspout connection;
0 on-lot sub-surface chambers;
O cisterns/rain barrels;
O vegetates swales;
0 natural landscaping;
0 sediment control devices; and

0 perforated pipe systems.
e Organic and recycling pickup will be available.

4. Sustainable e The applicant is reducing the number of required parking spaces by
Transport & 20%.
Mobility e The proposal provides connections to surrounding sidewalks and also
(D1-D2) the bus stop on King George Boulevard.
5. Accessibility & e Crime Prevention Through Environmental Design (CPTED)

Safety principles have been incorporated in the following manner:
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Sustainability Sustainable Development Features Summary
Criteria
(E1-E3) 0 natural surveillance whereby units are designed to overlook

streets and outdoor amenity spaces;

0 parking is secured;

0 glazing vision panels are provided in the parking areas to
increase visibility; and

0 the design provides well defined public and private realms.

6. Green Certification | e The proposal will comply with the BC Energy Act and the BC Building

(F1) Code, including compliance with the updated ASHRAE go.1.
7. Education & e The typical notifications to area residents has occurred (i.e.
Awareness development proposal sign and two pre-notification letters).
(G1-G4)

BY-LAW VARIANCE AND JUSTIFICATION

(@) Requested Variance:

e To reduce the minimum setbacks of the "Multiple Residential 30 Zone" (RM-30) on the
townhouse lot as follows:

0 to reduce the minimum north yard setback from 7.5 metres (25 ft.) to
3.0 metres (10 ft.) for the end unit of Building 3, to 5.8 metres (19 ft.) for
Building 2, and to 6.1 metres (20 ft.) for Building 1;

0 to reduce the minimum south yard setback from 7.5 metres (25 ft.) to
3.0 metres (10 ft.) for the end unit of Building 3, to 6.1 metres (20 ft.) for
Buildings 4 and 5, to 5.9 metres (19 ft.) for the indoor amenity building face,
and to 4.4 metres (14 ft.) for the amenity building deck; and

0 to reduce the minimum east yard setback from 7.5 metres (25 ft.) to 4.0 metres
(13 ft.) for building face, and to 2.5 metres (8 ft.) for the front porch projection
of Buildings 1 and 5.

Staff Comments:

e The proposed east yard setbacks help provide for an urban interface with the street
(135A Street) and enliven the streetscape.

e The proposed setback variances on the north and south yards are a response to the
site’s narrow rectangular geometry and still provide for an appropriate rear yard space
and an appropriate interface with the adjacent properties.

e The narrowest setbacks on the north and south yards are for the sides of units, which
have less impact on neighbouring properties.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I.
Appendix II.

Appendix I1I.
Appendix IV.
Appendix V.
Appendix VI.
Appendix VII.

Appendix VIII.

Appendix IX.

KB/cm

Lot Owners and Action Summary (Confidential) and Project Data Sheets
Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations,
Landscape Plans and Perspective

Engineering Summary

School District Comments

Development Variance Permit No. 7914-0261-00

Summary of Tree Survey and Tree Preservation

ADP Comments and Applicant’s Response

OCP Redesignation Map

Proposed CD By-law

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development
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APPENDIX I

DEVELOPMENT DATA SHEET - APARTMENT PORTION OF SITE

Proposed Zoning: CD (based on RM-70)

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total 3,725 sq.m.
Road Widening area 1,434 sq.m.
Undevelopable area
Net Total 2,201 sq.m.
LOT COVERAGE (in % of net lot area)
Buildings & Structures 65%
Paved & Hard Surfaced Areas
Total Site Coverage
SETBACKS ( in metres)
West 3.8m
South 3.1m
East 4.7m
North 3.8m
BUILDING HEIGHT (in metres/storeys)
Principal 21.0m
Accessory
NUMBER OF RESIDENTIAL UNITS
Bachelor
One Bed 40
Two Bedroom 32
Three Bedroom + 6
Total 78
FLOOR AREA: Residential 6,483 sq.m.
FLOOR AREA: Commercial
Retail
Office
Total
FLOOR AREA: Industrial
FLOOR AREA: Institutional
TOTAL BUILDING FLOOR AREA 6,483 sq.m.

* If the development site consists of more than one lot, lot dimensions pertain to the entire site.



Development Data Sheet cont'd

Required Development Data Minimum Required / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross) 209 uph/8s upa
# of units/ha /# units/acre (net) 341 uph/138 upa
FAR (gross) 1.74
FAR (net) 2.83
AMENITY SPACE (area in square metres)
Indoor 234 sq.m. 155 sq.m.
Outdoor 234 sq.m. 152 sq.m.
PARKING (number of stalls)
Commercial
Industrial
Residential Bachelor + 1 Bedroom 53
2-Bed townhouse units 22 90
2 or 3-Bed 39
Residential Visitors 16 14
Institutional
Total Number of Parking Spaces 130 104
Number of accessible stalls 2
Number of small cars 12
Tandem Parking Spaces: Number / % of
Total Number of Units
Size of Tandem Parking Spaces
width/length
Heritage Site | NO | Tree Survey/Assessment Provided | YES




DEVELOPMENT DATA SHEET - TOWNHOUSE PORTION OF SITE

Proposed Zoning: RM-30

Required Development Data Minimum Required / Proposed
Maximum Allowed

LOT AREA* (in square metres)

Gross Total

Road Widening area

Undevelopable area

Net Total 6,015 sq.m.

LOT COVERAGE (in % of net lot area)

Buildings & Structures 45% 43%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

North 7.5m Various setback

South 7.5m relaxations - see

West 7.5m DVP in Appendix
\4

East 7.5m 7.6m

BUILDING HEIGHT (in metres/storeys)

Principal 13.0m 10.0m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom + 34

Total

FLOOR AREA: Residential 5,442 sq.m.

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR ARFEA: Industrial

FLOOR ARFA: Institutional

TOTAL BUILDING FLOOR AREA 5,442 sq.m.

*If the development site consists of more than one lot, lot dimensions pertain to the entire site.



Development Data Sheet cont'd

Required Development Data Minimum Required / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net) 75 uph/30 upa 57 uph/23 upa
FAR (gross)
FAR (net) 1.00 0.91
AMENITY SPACE (area in square metres)
Indoor 102 sq.m. 102 sq.m.
Outdoor 102 sq<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>