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Staff Report to Council Additional Planning Comments

File:  7914-0286-00 Page 2

RECOMMENDATION SUMMARY

e By-law Introduction, First, Second and Third Reading for the Housing Agreement.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e None.

RATIONALE OF RECOMMENDATION

e At the July 25, 2016 Regular Council - Land Use meeting, Council granted Third Reading to
Application No. 7914-0286-00 (By-law Nos. 18683 and 18684) which allows for the development
of 181 townhouse units, a commercial plaza and a 106-unit purpose-built rental housing
apartment building. In addition to granting Third Reading, Council also made the following
resolution:

0 That "staff work with the applicant to devise a housing agreement, prior to final
adoption, to ensure the rental housing units will be secured via restrictive covenant”
and "that the agreement also contain a specific clause denoting a set period of time
before an amendment can be applied for strata conversion". (RES.R16-1576)

e The attached Housing Agreement, to be adopted by By-law and registered on title through a
Restrictive Covenant, will restrict the apartment building to a rental tenure for 20 years. The
Housing Agreement also stipulates that the rental building shall not be stratified during this
20-year period.

e The Housing Agreement By-law will be brought forward for final adoption concurrently with
the Rezoning by-law when all issues associated with the rezoning are addressed.
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RECOMMENDATION

The Planning & Development Department recommends that a By-law be introduced to enter into
a Housing Agreement and be given First, Second and Third Reading.

DEVELOPMENT CONSIDERATIONS

o At the July 25, 2016 Regular Council - Land Use meeting, Council granted Third Reading to
Application No. 7914-0286-00 (By-law Nos. 18683 and 18684) which allows for the development
of 181 townhouse units, a commercial plaza and a 106-unit purpose-built rental housing
apartment building. In addition to granting Third Reading, Council also made the following
resolution:

0 That "staff work with the applicant to devise a housing agreement, prior to final
adoption, to ensure the rental housing units will be secured via restrictive covenant”
and "that the agreement also contain a specific clause denoting a set period of time
before an amendment can be applied for strata conversion” (RES.R16-1576).

e Section 483 of the Local Government Act, authorizes Local Governments to enter into Housing
Agreements for affordable and special needs housing.

e Typically Housing Agreements include the terms and conditions agreed to by the Local
Government and the owner regarding:

0 the form of tenure of the housing units;

0 the occupancy of the housing units identified in the agreement (including their form
of tenure and their availability to the classes of persons identified in the agreement);

0 the administration of the units (including the means by which the units will be made
available to intended occupants); and

0 the rents and lease prices of units that may be charged and the rates at which these
can be increased over time.

e The attached Housing Agreement, to be adopted by By-law and registered on title, will restrict
the form of tenure to a rental tenure for a minimum period of 20 years from the date of the
final inspection of the rental building. The Housing Agreement also stipulates that the rental
building shall not be stratified during this 20 year period.

e The City may also from time to time require that the owner of the building provide written
proof of compliance with the Agreement.

e The Housing Agreement By-law will be brought forward for final adoption concurrently with
the Rezoning by-law when all issues associated with the rezoning are addressed.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix . Lot Owners and Action Summary
Appendix II. Proposed Housing Agreement By-law and Housing Agreement
Appendix III. June 13, 2016 Planning Report for Development Application No. 7914-0286-00

(without appendices, except for a few relevant plans from Appendix II)

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

KB/da



APPENDIX |

Information for City Clerk

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

1. (a) Agent: Name: Jess Dhillon
Redekop (Panorama) Homes Ltd.
Address: Unit 102, 31324 - Peardonville Road

Abbotsford, BC V2T 6K8

2. Properties involved in the Application
(a) Civic Address: 5750 - Panorama Drive
(b) Civic Address: 5750 - Panorama Drive
Owner: Redekop (Panorama) Homes Ltd.
PID: 023-208-732

Lot 13 Section 10 Township 2 New Westminster District Plan LMP 24916

3. Summary of Actions for City Clerk's Office

(@) Introduction, First, Second and Third Reading for the Housing Agreement By-law.



Appendix Il

CITY OF SURREY

BYLAW NO.

A by-law to authorize the City of Surrey to enter into a Housing Agreement

WHEREAS the City of Surrey has received an application to enter into a housing agreement;

AND WHEREAS Section 483 of the Local Government Act, R.S.B.C. 2015 c.1, as amended (the

"Local Government Act"), empowers the Council or the City of Surrey to enter into a housing

agreement.

NOW, THEREFORE, the Council of the City of Surrey, in open meeting assembled, ENACTS AS
FOLLOWS:

L The City of Surrey is hereby authorized and empowered to enter into a housing agreement
in the form attached hereto as Schedule A and forming part of this By-law (the "Housing

Agreement") with the following party:

REDEKOP (PANORAMA) HOMES LTD.
Unit 102, 31324 - Peardonville Road
Abbotsford, BC V2T 6K8

and with respect to that certain parcel or tract of lands and premises, situate lying and
being in the City of Surrey, in the Province of British Columbia and being more

particularly known and described as:
Parcel Identifier: 023-208-732
Lot 13 Section 10 Township 2 New Westminster District Plan LMP24916
5750 — Panorama Drive
(the "Land")

2. The Mayor and Clerk are hereby empowered to execute the Housing Agreement on behalf

of the City of Surrey.



3. The City of Surrey shall file in the Land Title Office a notice against the Lands in
accordance with Section 483 of the Local Government Act, that the Lands are subject to

the Housing Agreement.

4. This By-law shall be cited for all purposes as "The Redekop (Panorama) Homes Ltd.

Housing Agreement, Authorization By-law, 2016, No.

PASSED THREE READINGS on the day of , 2016.

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

Corporate Seal on the day of

MAYOR

CLERK

f:\14-286 redekop panorama\ha planning rpt appendices\10131549kb.docx
.10/17/16 10:39 AM



FORM_C_V21 (Charge)

LAND TITLE ACT
FORM C (Section 233) CHARGE '
GENERAL INSTRUMENT - PART 1 Province of British Columbia PAGE 1 OF 11 PAGES

Your electronic signature is a representation that you are a subscriber as defined by the
Land Title Act, RSBC 1996 ¢.250, and that you have applied your electronic signature
in accordance with Section 168.3, and a true copy, or a copy of that true copy, is in
your possession.

1. APPLICATION: (Name, address, phone number of applicant, applicant's solicitor or agent)
LANDO & COMPANY LLP, Barristers and Solicitors

PO Box 11140 File No.: 56761/0008 Housing Agreement Covenant
2010 - 1055 West Georgia Stre Client No.: 010394
g et Phone No.: 604-682-6821
Vancouver BC VG6E 3P3
Deduct LTSA Fees? Yes

2. PARCEL IDENTIFIER AND LEGAL DESCRIPTION OF LAND:
[PID] [LEGAL DESCRIPTIONI

NO PID LOT 4 SECTION 10 TOWNSHIP 2 NWD PLAN EPP59961

stc?  YES []

3. NATURE OF INTEREST CHARGENO.  ADDITIONAL INFORMATION
SEE SCHEDULE

4. TERMS: Part 2 of this instrument consists of (select one only)
(a) [_]Filed Standard Charge Terms D.F. No. (b) [¥ ] Express Charge Terms Annexed as Part 2
A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedule annexed to this instrument.

5. TRANSFEROR(S):
SEE SCHEDULE

6.  TRANSFEREE(S): (including postal address(es) and postal code(s))
CITY OF SURREY

13450 104 AVENUE
SURREY BRITISH COLUMBIA
V3T 1V8 CANADA

7.  ADDITIONAL OR MODIFIED TERMS:

8.  EXECUTION(S): This instrument creates, assigns, modifies, enlarges, discharges or governs the priority of the interest(s) described in Item 3 and
the Transferor(s) and every other signatory agree to be bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard
charge terms, if any.

Officer Signature

Execution Date Transferor(s) Signature(s)

Y M P | REDEKOP (PANORMA) HOMES
/ é LTD. by its autnorired signatory

/O /y (ies): )
- Print Nam%@)k) /&d—

Print Name:

(]
(%]
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]
w0
Y

-

[ =" o
3 o ik
(R i)
]
m
JT
3

X}

VANCOUVER

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Aet, R.S.B.C. 1996, ¢.124, to
take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain fo the execution of this
instrument.



FORM_D1_v21

LAND TITLE ACT
FORM D

EXECUTIONS CONTINUED

PAGE 2 of 11 PAGES

Officer Signature(s)

Execution Date

(as to both signatures)

(as to both signatures)

OFFICER CERTIFICATION:

Y

M

D

Transferor / Borrower / Party Signature(s)

CITY OF SURREY, by its authorized
signatory(ies):

General Manager, Planning & Dev., by
his authorized designate, Ron Hintsche,
Manager, Area Planning and Dev.,
South Division

City Clerk - Jane Sullivan

CANADIAN WESTERN BANK by its
authorized signatory(ies):

Print Name:

Print Name:

KELSON INVESTMENTS LTD. by its
authorized signatory(ies):

Print Name:

Print Name:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Act, R.S.B.C. 1996, c.124,
to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title Act as they pertain to the execution of this

instrument.



FORM_E_V21

LAND TITLE ACT
FORM E
SCHEDULE PAGE 3 OF 11 PAGES
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Covenant Section 219 Covenant
Entire Instrument
Person Entitled to Interest: Transferee
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement Granting the Covenant above priority over
Mortgage CA4212914 and Assignment of Rents
CA4212915
Persons Entitled to Interest: Transferee
Page 10
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
Priority Agreement Granting the Covenant above priority over
Mortgage CA4329987
Persons Entitled to Interest: Transferee
Page 11
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION
NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION

NATURE OF INTEREST CHARGE NO. ADDITIONAL INFORMATION



FORM_E_V21

LAND TITLE ACT
FORM E

SCHEDULE PAGE 4 OF 11 PAGES

ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION MUST APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM, OR GENERAL
INSTRUMENT FORM.

5. TRANSFEROR(S):

REDEKOP (PANORAMA) HOMES LTD. (Inc. No. BC0996875) (as to Covenant)
CANADIAN WESTERN BANK (as to Priority)
KELSON INVESTMENTS LTD. (Inc. No. BC0754748) (as to Priority)



Page 5
TERMS OF INSTRUMENT - PART II

SECTION 219 COVENANT AND HOUSING AGREEMENT

(Occupancy)
BETWEEN:
CITY OF SURREY, a Municipal Corporation having its municipal offices at
13450 104 Avenue, Surrey, British Columbia V3T 1V8
(the “City™)
OF THE FIRST PART
AND:
REDEKOP (PANORAMA) HOMES LTD., Inc. No. BC996875, 102 — 31324
Peardonville Road, Abbotsford, British Columbia V2T 6K8
(the “Covenantor™)
OF THE SECOND PART
WHEREAS:
A. The Covenantor is the current registered owner of those certain lands and premises

located at 5750 Panorama Drive, Surrey, B.C. and legally described as follows:

No PID
Lot 4 Section 10 Township 2 New Westminster District Plan EPP59961

(the “Lands™);

Section 219 of the Land Title Act (RSBC 1996, c. 250) provides, inter alia, that a
covenant, whether of a negative or positive nature, may be registered as a charge against
the title to land, in favour of a municipality or the Crown, and that the covenant is
enforceable against the Covenantor and the successors in title of the Covenantor;

Section 483 of the Local Government Act (RSBC 2015, c. 1) authorizes the City by
bylaw to enter into a housing agreement; '

The Covenantor desires to construct a building on a portion of the Lands containing 106
rental Dwelling Units (the “Rental Building”); and

The Covenantor and the City wish to enter into this Agreement to restrict the use and
occupancy of the Rental Building, on the terms and conditions set out herein, to have
effect both as a covenant under section 219 of the Land Title Act and as a housing
agreement under section 483 of the Local Government Act.

56761\Restrictive Covenants\0008
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NOW THEREFORE THIS AGREEMENT WITNESSES THAT pursuant to section 219 of
the Land Title Act and section 483 of the Local Government Act, and in consideration of the
premises, the mutual covenants and agreements contained herein and other good and valuable
consideration and the sum of One Dollar ($1.00) now paid by the City to the Covenantor (the
receipt and sufficiency whereof is hereby acknowledged), the parties hereto covenant and agree
that the Lands shall not be used or built on except in accordance with this Covenant as follows:

E
1.1

2.2

23
24

2.5

3.2

DEFINED TERMS

In and for the purpose of this Agreement, the following words have the following
meanings:

(a) “Agreement” means this document and any amendments to or modifications of
the same;

(b) “Dwelling Unit” means the 106 private dwelling units to be constructed within
the Rental Building; and

(c) “Term” means 20 years, commencing on the first day of the month after the final
inspection for the Rental Building is issued by the City.

RESTRICTIONS ON OCCUPANCY OF DWELLING UNITS

The Covenantor shall be solely responsible for leasing the Dwelling Units from time-to-
time on such terms as the Covenantor determines, provided such terms are in accordance
with this Agreement.

The Covenantor covenants and agrees to operate the Rental Building as a rental building
and agrees that the Dwelling Units shall be rental units available for rent during the Term
of this Agreement.

The Rental Building shall not be stratified during the Term.

This Agreement shall automatically terminate at the end of the Term on the day that is 20
years after the date of this Agreement and the City shall remove notice of this Agreement
from title to the Lands at such time.

The City may from time to time require that the Covenantor provide written proof of
compliance with section 2 of this Agreement and the Covenantor agrees to provide the
City with such proof in a form reasonably satisfactory to the City.

ENFORCEMENT

If the Covenantor fails to enforce compliance with the terms and conditions of section 2
of this Agreement, then it is specifically understood and agreed that the City will be
entitled, but will not be obliged, to enforce the terms and conditions of section 2 of this
Agreement.

For the purpose of this Agreement, the Covenantor, without the need for further
authorization, writing or documents, hereby irrevocably appoints the City as its agent
with respect to the enforcement of this Agreement and with respect to exercising all
remedies set out in this Agreement and all other remedies available at law to the
Covenantor that relate to this Agreement.

56761\Restrictive Covenants\0008



4.1

4.2

5.1

5.2

6.1

Page 7
LIABILITY

The Covenantor will indemnify and save harmless the City and each of its elected and
appointed officials, employees and agents and their respective administrators, successors
and permitted assigns, of and from all claims, demands, actions, damages, costs and
liabilities, which all or any of them shall or may be liable for or suffer or incur or be put
to by reasons of or arising out of failure of the Covenantor to comply with the terms and
conditions of this Agreement.

Provided that the City is in compliance with the terms and conditions of this Agreement,
the Covenantor hereby releases and forever discharges the City and each of its elected
and appointed officials, employees and agents and their respective administrators,
successors and permitted assigns, of and from any and all claims, demands, actions,
damages, economic loss, costs and liabilities which the Covenantor now has or hereafter
may have with respect to or by reasons of or arising out of the fact that the Lands are
encumbered by this Agreement.

NOTICE

Any notice or other documents to be given or delivered pursuant to this Agreement will
be addressed to the property party as follows:

as to the City:

City of Surrey

14245 56" Avenue

Surrey, B.C. V3X 3A2

Attention: General Manager, Planning & Development Dept.

as to the Covenantor:

Redekop (Panorama) Homes Ltd.
102 — 31324 Peardonville Road
Abbotsford, B.C. V2T 6K8
Attention: President

or such other address as such party may direct. Any notice or other documents to be
given or delivered pursuant to this Agreement will be sufficiently given or delivered if
delivered to the particular party at its address set out or determined in accordance with
this section and shall be deemed complete two (2) days after the day of delivery.

It is specifically agreed that for any notice or document to be validly given or delivered
pursuant to this Agreement, such notice or document must be hand delivered and not
mailed.

MISCELLANEOUS

The Covenantor acknowledges and agrees that:

56761\Restrictive Covenants\0008



6.2

6.3

6.4

6.5

7.2

7.3

7.4

7.5

Page 8

(a)  this Agreement constitutes both a covenant under section 219 of the Land Title
Act and a housing agreement under section 483 of the Local Government Act,

(b) the City is required to file a notice of housing agreement in the Land Title Office
against title to the Lands; and

(c) once such a notice is filed, this Agreement binds all persons who acquire an
interest in the Lands as a housing agreement.

The burden of the covenants herein provided for shall run with the Lands and will be
personal and binding upon the Covenantor during the Covenantor’s seisen of or
ownership of any interest in the Lands.

Notwithstanding anything to the contrary, the Covenantor shall not be liable under any
breach of any covenants and agreements contained herein after the Covenantor ceases to
have any further interest in the Lands.

The fee simple estate in and to the Lands will not pass or vest in the City under or by
virtue of these presents and the Covenantor may fully use and enjoy the Lands except
only for the requirements provided for in this Agreement.

The covenants and agreements on the part of the Covenantor and herein provided for
have been made by the Covenantor as contractual obligations as well as having been
made pursuant to section 219 of the Land Title Act and section 483 of the Local
Government Act and as such will be binding on the Covenantor.

GENERAL

The captions, section numbers and article numbers appearing in this Agreement are
inserted for convenience of reference and shall in no way define, limit, construe or
describe the scope of intent of this Agreement or in any way affect this Agreement.

Words importing the singular number only shall include the plural and vice versa, words
importing the masculine gender shall include the feminine and neuter gender and vice
versa and words importing persons shall include firms and corporations and vice versa.

Unless otherwise stated, a reference in this Agreement to a numbered or lettered article,
section, paragraph or clause refers to the article, section, paragraph or clause bearing that
number or letter in this Agreement.

The words “hereof”, “herein” and similar expressions used in any section, paragraph or
clause of this Agreement shall relate to the whole of this Agreement and not to that
section, paragraph or clause only unless otherwise expressly provided.

Nothing in this Agreement:

(a) affects or limits any discretion, rights, powers, duties or obligations of the City
under any enactment or at common law, including in relation to the uses or
subdivision of the Lands; or

(b)  relieves the Covenantor from complying with any enactment, including the City’s
by-laws.

56761\Restrictive Covenants\0008
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An alleged waiver by a party of any breach by another party of its obligations under this
Agreement will be effective only if it is an express waiver of the breach in writing. No
waiver of a breach of this Agreement is deemed or construed to be a consent or waiver of
any other breach of this Agreement.

Time is of the essence of this Agreement. If any party waives this requirement, that party
may reinstate it by delivering notice to the other party.

This Agreement shall be construed in accordance with and governed by the laws of the
Province of British Columbia.

If a court of competent jurisdiction finds that any part of this Agreement is invalid, illegal
or unenforceable, that part is to be considered to have been severed from the rest of this
Agreement and the rest of this Agreement remains in force unaffected by that holding or
by the severance of that part.

Upon request by the City, the Covenantor will promptly do such acts and execute such
documents as the City may reasonably require, in the opinion of the City, to give effect to
this Agreement.

This Agreement is the entire agreement between and among the parties concerning the
subject matter hereof and there are no warranties, representations, conditions or collateral
agreements relating to this Agreement, except as included in this Agreement.

This Agreement may be enforced by prohibitory and mandatory court order of the Court.
In any action to enforce this Agreement, the City shall be entitled to court costs on a
solicitor and own client basis.

This Agreement shall enure to the benefit of and be binding upon the parties and their
successors and assigns.

56761\Restrictive Covenants\0008
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MEMORANDUM AS TO ENCUMBRANCES, LIENS AND INTEREST

Mortgage CA4212914 and Assignment of Rents CA4212915 (the "Charge") in favour of
CANADIAN WESTERN BANK (the “Lender™)

CONSENT

IN CONSIDERATION of ONE ($1.00) DOLLAR now paid to the Lender (the receipt of which is
hereby acknowledged), the Lender covenants and agrees as follows:

The Lender, being the holder of the encumbrance or entitled to the lien or interest referred to in the
memorandum above written, hereby consents to the registration of the within agreement. The Lender
further covenants and agrees that the same will be binding upon its interest in or charge upon thesaid
lands and will be an encumbrance upon the said lands in priority and prior to the Charge and in the
same mannerand to the same effect as if it had been dated and registered prior to the Charge.

56761\Restrictive Covenants\0008
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MEMORANDUM AS TO ENCUMBRANCES, LIENS AND INTEREST

Mortgage CA4329987 (the "Charge") in favour of KELSON INVESTMENTS LTD.
(the “Lender”)
CONSENT

IN CONSIDERATION of ONE ($1.00) DOLLAR now paid to the Lender (the receipt of which is
hereby acknowledged), the Lender covenants and agrees as follows:

The Lender, being the holder of the encumbrance or entitled to the lien or interest referred to in the
memorandum above written, hereby consents to the registration of the within agreement. The Lender
further covenants and agrees that the same will be binding upon its interest in or charge upon thesaid
lands and will be an encumbrance upon the said lands in priority and prior to the Charge and in the
same mannerand to the same effect as if it had been dated and registered prior to the Charge.

END OF DOCUMENT

56761\Restrictive Covenants\0008
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Staff Report to Council Additional Planning Comments

File:  7914-0286-00 Page 2

RECOMMENDATION SUMMARY

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

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 applicant is proposing a partial OCP amendment to redesignate a portion of the site from
“Commercial” to “Multiple-Residential”.

e The applicant is proposing an NCP amendment from “Institutional” to “Commercial”,
““Townhouses 25 upa max” and “Apartments 65 upa max”.

e The applicant is seeking to reduce setbacks for the proposed townhouses, apartment and

commercial buildings, to increase lot coverage for the apartment site, and to reduce parking
requirements for the apartment site.

RATIONALE OF RECOMMENDATION

e At the March 7, 2016 Regular Council - Land Use meeting, Council considered the subject
application and passed the following motion (RES.R16-410):

0 That Application No. 7914-0286-00 be referred back to staff to work with the
Applicant to address concerns regarding the proposed density, public consultation
and the potential negative impact on local schools.

e The March 7, 2016 Regular Council - Land Use minutes also state:

0 Council noted that there was a potential negative impact on local schools and a
lack of indoor amenity space and requested the application be referred back to
staff to address the concerns raised during the Regular Council Land Use meeting
with thought of phasing in densification.

e Since the March 7, 2016 Regular Council - Land Use meeting, the applicant has worked to
revise their proposal and respond to Council’s direction. The applicant also held a Public
Information Meeting to apprise the local community of the revised proposal. The applicant
has made the following revisions to their proposal:

0 reduced the number of proposed townhouse units by 17 units, from 198 units to
181 units;
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0 decreased the number of tandem parking units from 43% (86 units) to 22%
(40 units) of the total number of townhouse units;

0 increased the size of 31 townhouse units to approximately 186 square metres
(2,000 sq.ft.), and incorporated space for an elevator shaft in 28 units, in an effort
to target more of an “empty-nester downsizer” demographic;

0 increased the amount of indoor amenity space for the townhouse portion of the
site from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.), which
exceeds the Zoning By-law requirement for indoor amenity space; and

0 provided a phasing plan (Appendix II) to demonstrate how the townhouse portion
of the site will be built out over the next 4 years.

The applicant has also held discussions with the Surrey School District, and the School
District has provided updated comments. The School District’s 5-Year Capital Plan includes
new space requests for both Sullivan Elementary and Sullivan Heights Secondary School. The
provincial government also recently announced capital project approval for an addition to the
Sullivan Elementary School.

In light of the applicant’s proposed revisions to the townhouse portion of the site, the phasing
of the project to occur over a 4-year period, and the new School District information provided
since March 7, 2016, staff are of the view that Council’s concerns raised at the March 7, 2016
Regular Council - Land Use meeting have been addressed, and that the application is in order
to receive Council’s consideration.
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RECOMMENDATION

The Planning & Development Department recommends that:

1.

a By-law be introduced to partially amend the OCP by re-designating a portion of the
subject site in Development Application No. 7914-0286-00 from “Commercial” to
“Multiple Residential” and a date for Public Hearing be set (Appendix VIII of the
March 7, 2016 planning report - attached).

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 subject site from "Comprehensive Development
Zone (By-law No. 12282)" (CD) to:

e “Community Commercial Zone” (C-8) for the portion of the site shown as
Block E on the attached zoning block plan (Appendix II);

e “One-Acre Residential Zone” (RA) for the portion of the site shown as Block B
on the attached zoning block plan (Appendix II);

e "Multiple Residential 30 Zone” (RM-30) for the portions of the site shown as
Blocks A and C on the attached zoning block plan (Appendix II);

e “Multiple Residential 70 Zone” (RM-70) for the portion of the site shown as
Block D on the attached zoning block plan (Appendix II);

and a date be set for Public Hearing.
Council authorize staff to draft Development Permit No. 7914-0286-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix II).
Council approve Development Variance Permit No. 7914-0286-00 (Appendix IX of the
March 7, 2016 planning report - attached) varying the following, to proceed to Public
Notification:
(@) to reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:

i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);

ii. 4.25 metres (14 ft.) for the west property line; and

iii. 4.0 metres (13 ft.) for the north property line (along the new east-west
road);
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(b)

(c)

(d)
(e)

to reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:
i. 4.5 metres (15 ft.) to the building face, and 3.5 metres (11 ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-

south road;

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (11 ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site.

to reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres (15 ft.) for the west, south and north setbacks;

to increase the maximum lot coverage of the RM-70 Zone from 33% to 40%; and

to reduce the minimum number of on-site resident parking spaces for the
apartment site from 151 parking stalls to 139 parking stalls.

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

(a)

(g)

(h)

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;

submission of a subdivision layout to the satisfaction of the Approving Officer;
approval from the Ministry of Transportation & Infrastructure;

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;

submission of an acoustical report for the townhouse units adjacent to 152 Street
and registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

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

registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture.
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7. Council pass a resolution to amend the South Newton NCP to redesignate the land from
“Institutional” to “Commercial”’, “Townhouses 25 upa max.”, “Apartments 65 upa max.”
and “Park”, as well as adjust the road network when the project is considered for final
adoption, per Appendix VII of the March 7, 2016 planning report (attached).

REFERRALS

Engineering:

School District:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTI):

Surrey Fire Department:

Ministry of Environment:

SITE CHARACTERISTICS

The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix III of the March 7, 2016 planning report.

Projected number of students from this development:

57 Elementary students at Sullivan Elementary School
30 Secondary students at Sullivan Heights Secondary School

The applicant has advised that the first dwelling units in this
project are expected to be constructed and ready for occupancy in
Fall of 2017.

Parks will acquire the proposed parkland, as shown in Appendix II.
The applicant has agreed to provide improvements to the proposed
park, including grading, drainage, hard surface pathway, landscape
and design services as part of a community benefit in support of
the proposed OCP amendment. Building elevations adjacent to
parkland should ensure CPTED and urban design principles are
applied. All fencing adjacent to parkland should be permeable and
limited to 1.2 m in height. The applicant should set back any
“up-hill” retaining walls adjacent to parkland.

Preliminary approval was granted for the rezoning under MOTI file
#2014-05984.

No concerns.

The site received a Certificate of Compliance dated

December 5, 2013. The Certificate of Compliance states that “a
qualified environmental consultant must be available to identify,
characterize and appropriately manage any environmental media
that may be contaminated and may be encountered during any
future subsurface work at the site”. This will be a requirement of
the Servicing Agreement, and the Building Permit, as applicable.

Existing Land Use: Vacant property.
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Adjacent Area:
Direction Existing Use OCP/NCP Existing Zone
Designation
North and West Multiple Residential
(Across Panorama | Townhouse units. / Apartments (45 upa | CD (By-law No. 13637)
Drive): max)

East (Across 152

RH-G, RA and CD
(By-law Nos. 17603,

Single family residential. Urban and Suburban
Street): 18281, 14512, 14510,
17731 and 18264)
Commercial complex with
South: Market Place IGA, Commercial / CD (By-law Nos. 17005
' Shoppers Drug Mart and Commercial and 12282)

other CRUs

DEVELOPMENT CONSIDERATIONS

Background

e At the Regular Council - Land Use meeting of March 7, 2016, Council considered an initial
Planning Report (Appendix III) which proposed:

(0}

to amend the Official Community Plan (OCP) from “Commercial” to “Multiple
Residential” for a portion of the site;

to amend the South Newton Neighbourhood Concept Plan (NCP) to redesignate
the subject site from “Institutional” to “Commercial”, "Townhouses 25 upa max.”,
“Apartments 65 upa max.” and “Park” for portions of the site;

to rezone the site from from "Comprehensive Development Zone (By-law
No. 12282)" (CD) to:

»  “Multiple Residential 30 Zone” (RM-30) for the townhouse portion;

»  “Multiple Residential 70 Zone” (RM-70) for the apartment portion;

*  “Community Commercial Zone” (C-8) for the commercial portion; and
*  “One-Acre Residential Zone” (RA) for the park portion;

a Development Permit to allow the development of 198 townhouse units,
106 apartment units and a 3-building commercial plaza; and

a Development Variance Permit to reduce setbacks for the proposed townhouses,
apartment and commercial buildings, to increase lot coverage for the apartment
site, and to reduce parking requirements for the apartment site.

¢ Subsequently, Council passed the following resolution (RES.R16-410):
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0 That Application No. 7914-0286-00 be referred back to staff to work with the
Applicant to address concerns regarding the proposed density, public consultation
and the potential negative impact on local schools.

e The March 7, 2016 Regular Council - Land Use minutes also state:
0 Council noted that there was a potential negative impact on local schools and a
lack of indoor amenity space and requested the application be referred back to
staff to address the concerns raised during the Regular Council Land Use meeting

with thought of phasing in densification.

Current Proposal

e Since the March 7, 2016 Regular Council - Land Use meeting, the applicant has worked to
revise the proposal. Specifically, the applicant has made the following revisions to their
proposal:

0 The number of proposed townhouse units has been reduced by 17 units, from
198 units to 181 units. The reduction in townhouse units reduces the density on
the townhouse portion of the site from 59 units per hectare (24 units per acre) to
55 units per hectare (22 units per acre).

0 The size of 31 townhouse units has been increased to approximately 186 square
metres (2,000 sq.ft.), and incorporated space for an elevator shaft in 28 units, in an
effort to target more of an “empty-nester downsizer” demographic.

0 The number of tandem parking units has been decreased from 43% (86 units) to
22% (40 units) of the total number of townhouse units.

0 The size of the indoor amenity space on the townhouse site has been significantly
increased from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.),
which exceeds the Zoning By-law requirements for indoor amenity space. The
indoor amenity space will include a large games/activity room, a fitness room, a
children’s learning centre room, washrooms and kitchen facilities.

0 A phasing plan (Appendix II) has been submitted which demonstrates how the
townhouse portion of the site will be built out over the next 4 years. Phase 1 will
have 33 units and has an estimated occupancy date in Fall 2017. Phase 2 will have
47 units and is expected to be ready for occupancy in Fall 2018. Phase 3 (51 units)
and Phase 4 (50 units) are proposed for completion in Fall 2019 and Fall 2020,
respectively.

School District Comments

e The School District has advised that they have been aware of the subject application for some
time and in response:

0 have included the new residential units in the school projections;
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0 have increased the priority of an addition to Sullivan Elementary School in their
capital plan;

0 have increased the priority of an addition to Sullivan Heights Secondary School in
their capital plan; and

0 will in the future look to incorporate a request for a new elementary school in the
South Newton area (in response to higher than expected density approvals, the
continued residential development around Woodward Hill and the subject
development).

e In May 2016, the government announced capital project approval for an addition to Sullivan
Elementary, however details around the size of the addition and completion date are not yet
finalized.

e Although the School District has requested new space, timelines for future approvals are
unknown and enrolment pressures remain very high in the area (requiring the district to
increase portable allocations, make numerous catchment changes, cap enrolment at Sullivan
Heights and propose choice- program reductions). Surrey is a rapidly growing urban centre
and as NCPs build out and densities increase, the school district is concerned that capital
investment from the Ministry of Education will not be available in a timely manner to support
this local growth. The School District will continue to work with the City and Province to
adjust our capital plans to request additional school spaces to meet local demands.

PUBLIC CONSULTATION

The applicant held a Public Information (PIM) meeting on May 9, 2016 at the Tong Louie Family
YMCA to apprise the local community of the proposed revisions to the project. A total of 14
residents signed in, and 68 comment sheets or email responses were submitted. The comment
sheet prepared by the applicant did not ask if the proposal was supported by attendees, however,
the majority of feedback indicates concern with the proposed development. The primary
concerns identified include overcrowding at local schools, traffic, parking and concerns about the
proposed rental tenure of the apartment building.

Revised pre-notification letters were also mailed out on May 18, 2016. Staff have received the
following correspondence since the March 7, 2016 Regular Council - Land Use meeting and in
response to the revised notification and the applicant’s Public Information Meeting (PIM):

e 53 emails and 3 phone calls expressing concerns with the proposal. The following
provides a summary of the concerns that were noted:

0 Overcrowding in local schools. Many residents are concerned that the proposed
181 townhouse units and 106 apartment will increase this issue;
(See response below.)

0 Parking related concerns. Residents have expressed concern that the proposed
number of residential units and the commercial development will add to parking
congestion in the area. Many residents pointed out that they already experience
parking shortages, exacerbated by the nearby YMCA;
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(See response below.)

0 Traffic related concerns. Many residents expressed concern that adding more
people to the area will increase traffic.
(See response below.)

Additionally, 20 letters were received from Grade 1 and 2 students at Cambridge
Elementary School, which is located in close proximity to the proposal. Nineteen (19) of
the letter writers were not in favour of the proposed development and 1 writer was in
support of the development; and

It should also be noted that 1 phone call was received from a nearby business owner who
expressed support for the proposal.

In terms of the main issues raised by area residents, the following can be noted:

Overcrowding in local schools;

(The School District’s 5-Year Capital Plan includes new space requests for both the Sullivan
Elementary and Sullivan Heights Secondary schools. The provincial government has
announced capital project approval for an addition to the Sullivan Elementary School.)

Lack of parking in neighbourhood;

(The revised proposal meets the Zoning By-law requirement for parking spaces for the
townhouse and commercial portions of the site. A twelve (12) parking space reduction from
the Zoning By-law requirement of 154 spaces (8% reduction) is proposed on the apartment
portion, which is considered acceptable by staff given the site’s proximity to existing transit
services on 152 Street.

It should also be noted that additional on-street parking spaces will be available on
Panorama Drive and the new east-west road proposed through the site; however these
would be supplemental to the available parking on site. Based on a neighbourhood parking
study conducted as part of the application, the number of on-street parking spaces provided
exceeds the anticipated additional on-street parking demand that would be generated by the
proposed development.

In addition, the applicant is proposing a reduction in the number of tandem parking units
from what was proposed in the March 7, 2016 planning report, from 86 units (43%) to 40
units (22%).)

Increase in traffic;

(The applicant was requested to conduct a Traffic Impact Analysis (TIA) to assess the
impact of the anticipated site-generated traffic from the proposed development. The TIA
confirms that the overall impact of the site-generated traffic on the operations of the
existing transportation infrastructure will be modest. The proposed development assists in
achieving a finer grained road network to distribute traffic, with the applicant providing a
dedication for a new east-west road, connecting 152 Street to Panorama Drive.)

Rental tenure proposed for apartment building.
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(The proposed apartment building is of a high quality in terms of design and materials. The
proposed rental tenure and unit type increases the housing diversity in the area, as there are
few rental buildings in the South Newton NCP area. The proposed building form (no stairs)
and tenure is attractive to aging residents who wish to remain in the area. The applicant
advises that the units will be targeted to residents aged 55+. It should also be noted that
tenure is not requlated by the City. Staff understands that there is a need for rental units
throughout the City which this proposal could help to resolve.)

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Lot Owners and Action Summary
Appendix II. Phasing Plan, Site Plan, Building Elevations and Landscape Plans
Appendix III. Planning Report No. 7914-0286-00, dated March 7, 2016 (Note: Architectural

and Landscape Plans (Appendix II) are not included as they are superseded by
the Plans attached to this report as Appendix II)

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

KB/dk
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APPENDIX |

Information for City Clerk

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

1. (a) Agent: Name: Jess Dhillon
Redekop (Panorama) Homes Ltd.
Address: Unit 102, 31324 Peardonville Road
Abbotsford, BC V2T 6K8
2. Properties involved in the Application
(@) Civic Address: 5750 Panorama Drive
(b) Civic Address: 5750 Panorama Dr
Owner: Redekop (Panorama) Homes Ltd
PID: 023-208-732
Lot 13 Section 10 Township 2 Plan LMP 24916 New Westminster District
3. Summary of Actions for City Clerk's Office
(@) Introduce a By-law to amend the Official Community Plan to redesignate a portion of the
property.
(b) Introduce a By-law to rezone the property.
(c) Application is under the jurisdiction of MOTI.
MOTI File No. 2014-05984
(d) Proceed with Public Notification for Development Variance Permit No. 7914-0286-00 and

(e)

bring the Development Variance Permit forward for an indication of support by
Council. If supported, the Development Variance Permit will be brought forward for
issuance and execution by the Mayor and City Clerk in conjunction with the final
adoption of the associated Rezoning By-law.

Remove Notice of Development Permit No. 6792-0609-00 from title (BJ317062).
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

SITE DATA

Site Area: 71,398 s.f.+ (1.64 acres+)

Building Area: 28,239 s.f.+

Lot Coverage: 39.6% (max. 33%; requires variance)
Proposed Zoning: RM70

Floor Areas:

- underground parking: 67,163 s.f. =
- 1stfloor: 28,013 s.f. =

- 2nd floor: 27,493 s.1.
- 3rd floor: 28,239 s.f.+

- 4th floor: 28,239 s.f.

- total (residential): 111,984 s.f.+

- total (including u/g parkade): 169,147 s.f.+
Density:

- total residential floor area: 111,984 s.f.+

- indoor amenity area: 5,260 s.f.+

- total floor area for density calculation: 106,724 s.f.+
- density: 106,724 / 71,398 = 1.49 (max. 1.50)
Units:

- studio: 4 units

- 1-bed: 17 units

- 1-bed+den (den <97s.): 21 units

-1 bed-+den (den >97s.1): 8 units

- 2-bed: 28 units

- 2-bed+den: 28 units

- total: 106 units (6 units are adaptable - 5.7% of total)

Parking Required (zoning bylaw):
- residents:
- studio, 1-bed units, 1 bed+den (den <97s.f): (4 + 17+ 21 units = 42 units)
x 1.3 = 54.6 stalls
- 1-bed+den (den >97s.1), 2-bed, 2-bed+den: (8+28+28 = 64 units) x 1.5 =
96 stalls
- total: 151 resident stalls required
- visitors
- 106 units x 0.2 = 21 visitor stalls required
- total parking required (zoning bylaw): 172 stalls
Parking Required (proposed via variance):
- residents:
- studio units: 4 units x 1.1 (variance from 1.3) = 4.4 stalls
- 1-bed units: 17 units x 1.1 (variance from 1.3)= 18.7 stalls
- 1-bed+den units (den <97s.f.): 21 x 1.1 (variance from 1.3) = 23.1 stalls
- 1-bed+den units (den >97s.f.): 8 x 1.1 (variance from 1.5) = 9.1 stalls
- 2-bed, 2-bed+den: (28+28 units) x 1.5 (no variance)= 84 stalls
- total: 139 resident stalls (12 stall variance)
- visitors:
- 106 units x 0.2 = 21 visitor stalls required (no variance)
- total parking required (proposed via variance): 160 stalls
(12 stall variance; 7.0%)
Parking Provided:
- residents:
- underground: 139 stalls
- visitors
- underground: 21 stalls (plus off-site street parking)
- total parking provided: 160 stalls

Bicycle Parking:

- required:
- residents: 106 units x 1.2 = 127 stalls required
- visitors: 6 stalls required

- provided:
- residents:

- 129 in underground parkade (Bicycle Storage Room)

- visitors: 6 stalls (Surface)

Amenity Areas:

- outdoor amenity area:
- required: 3.0 s.m. x 106 = 318 s.m. = 3,423 s.f.
- provided: 11,109 s.f.+

- indoor amenity area:
- required 3.0 s.m. x 106 = 318 s.m. = 3,423 s.f.
- provided: 1,807 + (4 x 475) = 3,707 sf.=

EXISTING COMMERCIAL BUILDING

15m_ ' Proposed Variances:

R T e PP - lot coverage increased from 33% to 39.6%

i B A - building setback (north, south & west) reduced from 7.5m to 4.50m
\t RETAINING WALL | - parking relaxations:

- studio units from 1.3 to 1.1 stalls per unit

- 1-bed units from 1.3 to 1.1 stalls per unit
- 1-bed+den units from 1.3 or 1.5 to 1.1 stalls per unit
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC
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1 ELDORADO' STACKED STONE, COLOR: ‘CHAPEL HILL'

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD
'BAMBOO' OR SIMILAR

3 CONDT BOARD HORIZONTAL LP SOING: & ECPOSURE, HOOD GRAN
PROFILE, PAINTED BENJAMIN MOORE BARNWOOD' CS

4 CEMENT BOARD HORIZONTAL LAP SIDING: 6' EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE ‘SMOKE & MIRRORS CSP-105

5 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE STONEWARE CSP-245

6 CENET COARD LAT PANEL SIDING: SHOGTH PROPLE (WTTH ALLMINUM
REVEALS), PAINTED BENJAIN MOORE 'KENDALL CHARCOAL' HC-1

7 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BARNWOOD' C5P-115.

8 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘SOKE & MRRORS' CSP-105

9 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH COLOR
MATCHED REVEALS), PAINTED BENJAMIN MOORE 'STONEWARE CSP-245

10 CEMENT BOARD FLAT PANEL SIDING: ‘SWOOTH PROFILE (WITH ALUMINUM.
REVEALS), PAINTED BENJAMIN MOORE BLACK

11 METAL CLADDING, COLOR: CHARCOAL
12 ASPHALT ROOF SHINGLES

'WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
‘BARNWOOD' CSP-115

14 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
'BARNWOOD' C5P-115

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
‘GRAIN ALUMINUM SIDING
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'STONEWARE PANEL SIDING)

18 STONELINTEL

19 ARCHITECTURAL CONCRETE WAL /w REVEALS, PAINTED BENJAMIN MOORE
'SMOKE & MRRORS' C5P-105

20 METAL ALUMINUM RAILING, COLOR: BLACK
21 THG CEDAR SOFFIT, COLOR TO MATCH WOOD GRAIN ALUMINUM SIDING
22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRAME, COLOR: CHARCOAL

24 METALLOUVER, COLOR: CHARCOAL
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Staff Report to Council Additional Planning Comments

File:  7914-0286-00 Page 2

RECOMMENDATION SUMMARY

e That Council grant Third Reading to Official Community Plan (OCP) Amendment By-law
No. 18683 and Rezoning By-law No. 18684.

e That Development Variance Permit No. 7914-0286-00 be approved.

RATIONALE OF RECOMMENDATION

e At the June 27, 2016 Regular Council - Public Hearing meeting, Council considered the subject
application and passed the following motion (RES.R16-1344):

0 That [Application No. 7914-0286-00] be referred back to staff to work with the
Applicant, and the Surrey School Board, to determine how the project can be phased
and structured to coincide with new school construction in South Newton.

e Since the June 27, 2016 Regular Council - Public Hearing meeting, the applicant has had
discussions with the Surrey School District regarding phasing of the proposed development
and new school construction in South Newton.

e Asaresult of these discussions, the applicant has revised their project phasing to be aligned
with completion of the proposed addition to Sullivan Elementary School. Specifically, the first
phase of the townhouse portion of the site (maximum unit occupancy) is being moved later,
from Fall 2017 to March 2018.

e The proposed timeline would see the addition to Sullivan Elementary School ready by
September 2018, which is when the first students from the proposed development would be
entering the school system.
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RECOMMENDATION

The Planning & Development Department recommends:

L That Council grant Third Reading to Official Community Plan (OCP) Amendment By-law
No. 18683 and Rezoning By-law No. 18684.

2. That Development Variance Permit No. 7914-0286-00, which has received Public
Notification, be supported and that staff be authorized to bring the Permit forward for
issuance and execution by the Mayor and City Clerk in conjunction with final adoption of
the related rezoning bylaw.

3. In addition to the items identified in the June 13, 2016 planning report, Council instruct
staff to resolve the following item prior to final adoption:

(a)

registration of a Section 219 Restrictive Covenant to regulate the phasing of the
residential portion of the site, as identified in this report.

BACKGROUND

e At the Regular Council - Land Use meeting of March 7, 2016, Council considered an initial
Planning Report for the proposed development, and passed the following resolution
(RES.R16-410):

(0}

That Application No. 7914-0286-00 be referred back to staff to work with the Applicant
to address concerns regarding the proposed density, public consultation and the
potential negative impact on local schools.

e Subsequent to the March 7, 2016 Regular Council — Land Use meeting, the applicant revised
their proposal to respond to Council’s direction, including:

(o}

(0}

reducing the number of proposed townhouse units by 17 units, from 198 units to

181 units;

decreasing the number of tandem parking units from 43% (86 units) to 22% (40 units)
of the total number of townhouse units;

increasing the size of 31 townhouse units to approximately 186 square metres

(2,000 sq.ft.), and incorporating space for an elevator shaft in 28 units, in an effort to
target more of an “empty-nester downsizer” demographic;

increasing the amount of indoor amenity space for the townhouse portion of the site
from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.), which exceeds
the Zoning By-law requirement for indoor amenity space; and

providing a phasing plan to demonstrate how the townhouse portion of the site will be
built out over the next 4 years.

e The revised proposal was presented to Council at the June 13, 2016 Regular Council - Land Use
meeting and received First and Second Reading and a Public Hearing date was set for
June 27, 2016.
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e At the June 27, 2016, Regular Council - Public Hearing meeting, Council considered the
subject application and passed the following motion (RES.R16-1344):

o That [Application No. 7914-0286-00] be referred back to staff to work with the
Applicant, and the Surrey School Board, to determine how the project can be phased
and structured to coincide with new school construction in South Newton.

DISCUSSION

e Since the June 27, 2016 Regular Council — Public Hearing meeting, the applicant has had
discussions with the Surrey School District regarding phasing of the proposed development
and new school construction in South Newton.

e Asaresult of these discussions, the applicant has revised their project phasing to be aligned
with completion of the proposed addition to Sullivan Elementary School. Specifically, the first
phase of the townhouse portion of the site (maximum unit occupancy) is being moved later,
from Fall 2017 to March 2018. As a result, no students from the subject development are
anticipated to enter the school system until September 2018, which is when the addition to
Sullivan Elementary School will be ready.

e The revised phasing timeline, as shown in Table 1 below, would see the generation of
approximately 87 students from the subject development who would attend the local public
elementary and secondary schools.

e The School District has advised that there is funding in place to add 100-200 seats at Sullivan
Elementary School by September 2018, which is the catchment elementary school for the
subject site. A 150-200 seat addition that is anticipated to be completed by September 2018 is
also approved for Woodward Hill Elementary School, which is located nearby in the South
Newton area. In addition, the School District is requesting funding for a new elementary
school in South Newton (500 seats) and an addition to the Sullivan Heights Secondary School
(605 seats), but no timeline has been established yet for these proposals.

e To ensure that the applicant’s phasing timeline as outlined in Table 1 below is followed, a
Section 219 Restrictive Covenant to regulate the phasing of the residential portion of the site
will be required prior to final adoption.

Table 1.
Projected Student Enrollment Additional Approved Additional
from the Subject Site* Seats Requested Seats
Elementary | High Total Sullivan Woodward | New S. | Sullivan
School Elem. Hill Elem. | Newton | Heights
Elem. Sec.
Sept. 2018 27 13 40 100-200™* 150-200
Sept. 2019 16 8 24 500 -NnoO | 605 -no
Sept. 2020 14 9 23 timeline | timeline
Total 57 30 87 100-200** 150-200

* Includes both the townhouse and apartment portions of the site.
** The approval of the subject application may influence the size of the Sullivan Elementary addition.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix 1. Lot Owners, Action Summary and Project Data Sheets
Appendix II. Phasing Site Plan
Appendix III. June 13, 2016 Planning Report (without the appendices)

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

KB/dk



APPENDIX |

Information for City Clerk

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

1. (a) Agent: Name: Jess Dhillon
Redekop (Panorama) Homes Ltd.
Address: Unit 102, 31324 Peardonville Road
Abbotsford, BC V2T 6K8
Tel: 604-852-4912
2. Properties involved in the Application
(@) Civic Address: 5750 Panorama Drive
(b) Civic Address: 5750 Panorama Dr
Owner: Redekop (Panorama) Homes Ltd
PID: 023-208-732

Lot 13 Section 10 Township 2 Plan LMP 24916 New Westminster District

3. Summary of Actions for City Clerk's Office
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Staff Report to Council Additional Planning Comments
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RECOMMENDATION SUMMARY

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

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 applicant is proposing a partial OCP amendment to redesignate a portion of the site from
“Commercial” to “Multiple-Residential”.

e The applicant is proposing an NCP amendment from “Institutional” to “Commercial”,
““Townhouses 25 upa max” and “Apartments 65 upa max”.

e The applicant is seeking to reduce setbacks for the proposed townhouses, apartment and

commercial buildings, to increase lot coverage for the apartment site, and to reduce parking
requirements for the apartment site.

RATIONALE OF RECOMMENDATION

e At the March 7, 2016 Regular Council - Land Use meeting, Council considered the subject
application and passed the following motion (RES.R16-410):

o That Application No. 7914-0286-00 be referred back to staff to work with the
Applicant to address concerns regarding the proposed density, public consultation
and the potential negative impact on local schools.

e The March 7, 2016 Regular Council - Land Use minutes also state:

o Council noted that there was a potential negative impact on local schools and a
lack of indoor amenity space and requested the application be referred back to
staff to address the concerns raised during the Regular Council Land Use meeting
with thought of phasing in densification.

e Since the March 7, 2016 Regular Council - Land Use meeting, the applicant has worked to
revise their proposal and respond to Council’s direction. The applicant also held a Public
Information Meeting to apprise the local community of the revised proposal. The applicant
has made the following revisions to their proposal:

o reduced the number of proposed townhouse units by 17 units, from 198 units to
181 units;
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o decreased the number of tandem parking units from 43% (86 units) to 22%
(40 units) of the total number of townhouse units;

o increased the size of 31 townhouse units to approximately 186 square metres
(2,000 sq.ft.), and incorporated space for an elevator shaft in 28 units, in an effort
to target more of an “empty-nester downsizer” demographic;

o increased the amount of indoor amenity space for the townhouse portion of the
site from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.), which
exceeds the Zoning By-law requirement for indoor amenity space; and

o provided a phasing plan (Appendix II) to demonstrate how the townhouse portion
of the site will be built out over the next 4 years.

The applicant has also held discussions with the Surrey School District, and the School
District has provided updated comments. The School District’s 5-Year Capital Plan includes
new space requests for both Sullivan Elementary and Sullivan Heights Secondary School. The
provincial government also recently announced capital project approval for an addition to the
Sullivan Elementary School.

In light of the applicant’s proposed revisions to the townhouse portion of the site, the phasing
of the project to occur over a 4-year period, and the new School District information provided
since March 7, 2016, staff are of the view that Council’s concerns raised at the March 7, 2016
Regular Council - Land Use meeting have been addressed, and that the application is in order
to receive Council’s consideration.
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RECOMMENDATION

The Planning & Development Department recommends that:

a By-law be introduced to partially amend the OCP by re-designating a portion of the
subject site in Development Application No. 7914-0286-00 from “Commercial” to
“Multiple Residential” and a date for Public Hearing be set (Appendix VIII of the
March 7, 2016 planning report - attached).

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

3. a By-law be introduced to rezone the subject site from "Comprehensive Development
Zone (By-law No. 12282)" (CD) to:

¢ “Community Commercial Zone” (C-8) for the portion of the site shown as
Block E on the attached zoning block plan (Appendix II);

¢ “One-Acre Residential Zone” (RA) for the portion of the site shown as Block B
on the attached zoning block plan (Appendix II);

e "Multiple Residential 30 Zone” (RM-30) for the portions of the site shown as
Blocks A and C on the attached zoning block plan (Appendix II);

e “Multiple Residential 70 Zone” (RM-70) for the portion of the site shown as
Block D on the attached zoning block plan (Appendix II);

and a date be set for Public Hearing.

4. Council authorize staff to draft Development Permit No. 7914-0286-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix II).

5. Council approve Development Variance Permit No. 7914-0286-00 (Appendix IX of the
March 7, 2016 planning report - attached) varying the following, to proceed to Public
Notification:

(a) to reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:
i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);

ii. 4.25 metres (14 ft.) for the west property line; and

iii. 4.0 metres (13 ft.) for the north property line (along the new east-west
road);
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(b)

to reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:
i. 4.5 metres (15 ft.) to the building face, and 3.5 metres (11 ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-

south road;

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (1 ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site.

to reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres (15 ft.) for the west, south and north setbacks;

to increase the maximum lot coverage of the RM-70 Zone from 33% to 40%; and

to reduce the minimum number of on-site resident parking spaces for the
apartment site from 151 parking stalls to 139 parking stalls.

6. Council 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;

submission of a subdivision layout to the satisfaction of the Approving Officer;
approval from the Ministry of Transportation & Infrastructure;

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;

submission of an acoustical report for the townhouse units adjacent to 152 Street
and registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

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

registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture.
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o Council pass a resolution to amend the South Newton NCP to redesignate the land from
“Institutional” to “Commercial”, “Townhouses 25 upa max.”, “Apartments 65 upa max.”
and “Park”, as well as adjust the road network when the project is considered for final
adoption, per Appendix VII of the March 7, 2016 planning report (attached).

REFERRALS
Engineering: The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix III of the March 7, 2016 planning report.
School District: Projected number of students from this development:
57 Elementary students at Sullivan Elementary School
30 Secondary students at Sullivan Heights Secondary School
The applicant has advised that the first dwelling units in this
project are expected to be constructed and ready for occupancy in
Fall of 2017.
Parks, Recreation & Parks will acquire the proposed parkland, as shown in Appendix II.
Culture: The applicant has agreed to provide improvements to the proposed

park, including grading, drainage, hard surface pathway, landscape
and design services as part of a community benefit in support of
the proposed OCP amendment. Building elevations adjacent to
parkland should ensure CPTED and urban design principles are
applied. All fencing adjacent to parkland should be permeable and
limited to 1.2 m in height. The applicant should set back any
“up-hill” retaining walls adjacent to parkland.

Ministry of Transportation  Preliminary approval was granted for the rezoning under MOTI file
& Infrastructure (MOTI): #2014-05084.

Surrey Fire Department: No concerns.

Ministry of Environment: The site received a Certificate of Compliance dated
December 5, 2013. The Certificate of Compliance states that “a
qualified environmental consultant must be available to identify,
characterize and appropriately manage any environmental media
that may be contaminated and may be encountered during any
future subsurface work at the site”. This will be a requirement of
the Servicing Agreement, and the Building Permit, as applicable.

SITE CHARACTERISTICS

Existing Land Use: Vacant property.
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Adjacent Area:
Direction Existing Use OCP/NCP Existing Zone
Designation
North and West Multiple Residential
(Across Panorama | Townhouse units. / Apartments (45 upa | CD (By-law No. 13637)
Drive): max)

East (Across 152

RH-G, RA and CD
(By-law Nos. 17603,

Street): Single family residential. Urban and Suburban 3808, 1A, ST,
17731 and 18264)
Commercial complex with
S Market Place IGA, Commercial / CD (By-law Nos. 17005
' Shoppers Drug Mart and Commercial and 12282)

other CRUs

DEVELOPMENT CONSIDERATIONS

Background

e At the Regular Council - Land Use meeting of March 7, 2016, Council considered an initial
Planning Report (Appendix III) which proposed:

o}

to amend the Official Community Plan (OCP) from “Commercial” to “Multiple
Residential” for a portion of the site;

to amend the South Newton Neighbourhood Concept Plan (NCP) to redesignate

the subject site from “Institutional” to “Commercial”, "Townhouses 25 upa max.”,
“Apartments 65 upa max.” and “Park” for portions of the site;

to rezone the site from from "Comprehensive Development Zone (By-law
No. 12282)" (CD) to:

= “Multiple Residential 30 Zone” (RM-30) for the townhouse portion;

*  “Multiple Residential 70 Zone” (RM-70) for the apartment portion;

*  “Community Commercial Zone” (C-8) for the commercial portion; and
*  “One-Acre Residential Zone” (RA) for the park portion;

a Development Permit to allow the development of 198 townhouse units,
106 apartment units and a 3-building commercial plaza; and

a Development Variance Permit to reduce setbacks for the proposed townhouses,
apartment and commercial buildings, to increase lot coverage for the apartment
site, and to reduce parking requirements for the apartment site.

¢ Subsequently, Council passed the following resolution (RES.R16-410):
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o That Application No. 7914-0286-00 be referred back to staff to work with the
Applicant to address concerns regarding the proposed density, public consultation
and the potential negative impact on local schools.

e The March 7, 2016 Regular Council - Land Use minutes also state:
o Council noted that there was a potential negative impact on local schools and a
lack of indoor amenity space and requested the application be referred back to
staff to address the concerns raised during the Regular Council Land Use meeting

with thought of phasing in densification.

Current Proposal

e Since the March 7, 2016 Regular Council - Land Use meeting, the applicant has worked to
revise the proposal. Specifically, the applicant has made the following revisions to their
proposal:

o The number of proposed townhouse units has been reduced by 17 units, from
198 units to 181 units. The reduction in townhouse units reduces the density on
the townhouse portion of the site from 59 units per hectare (24 units per acre) to
55 units per hectare (22 units per acre).

o The size of 31 townhouse units has been increased to approximately 186 square
metres (2,000 sq.ft.), and incorporated space for an elevator shaft in 28 units, in an
effort to target more of an “empty-nester downsizer” demographic.

o The number of tandem parking units has been decreased from 43% (86 units) to
22% (40 units) of the total number of townhouse units.

o The size of the indoor amenity space on the townhouse site has been significantly
increased from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.),
which exceeds the Zoning By-law requirements for indoor amenity space. The
indoor amenity space will include a large games/activity room, a fitness room, a
children’s learning centre room, washrooms and kitchen facilities.

o A phasing plan (Appendix II) has been submitted which demonstrates how the
townhouse portion of the site will be built out over the next 4 years. Phase 1 will
have 33 units and has an estimated occupancy date in Fall 2017. Phase 2 will have
47 units and is expected to be ready for occupancy in Fall 2018. Phase 3 (51 units)
and Phase 4 (50 units) are proposed for completion in Fall 2019 and Fall 2020,
respectively.

School District Comments

e The School District has advised that they have been aware of the subject application for some
time and in response:

o have included the new residential units in the school projections;
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o have increased the priority of an addition to Sullivan Elementary School in their
capital plan;

o have increased the priority of an addition to Sullivan Heights Secondary School in
their capital plan; and

o will in the future look to incorporate a request for a new elementary school in the
South Newton area (in response to higher than expected density approvals, the
continued residential development around Woodward Hill and the subject
development).

e In May 2016, the government announced capital project approval for an addition to Sullivan
Elementary, however details around the size of the addition and completion date are not yet
finalized.

e Although the School District has requested new space, timelines for future approvals are
unknown and enrolment pressures remain very high in the area (requiring the district to
increase portable allocations, make numerous catchment changes, cap enrolment at Sullivan
Heights and propose choice- program reductions). Surrey is a rapidly growing urban centre
and as NCPs build out and densities increase, the school district is concerned that capital
investment from the Ministry of Education will not be available in a timely manner to support
this local growth. The School District will continue to work with the City and Province to
adjust our capital plans to request additional school spaces to meet local demands.

PUBLIC CONSULTATION

The applicant held a Public Information (PIM) meeting on May 9, 2016 at the Tong Louie Family
YMCA to apprise the local community of the proposed revisions to the project. A total of 14
residents signed in, and 68 comment sheets or email responses were submitted. The comment
sheet prepared by the applicant did not ask if the proposal was supported by attendees, however,
the majority of feedback indicates concern with the proposed development. The primary
concerns identified include overcrowding at local schools, traffic, parking and concerns about the
proposed rental tenure of the apartment building.

Revised pre-notification letters were also mailed out on May 18, 2016. Staff have received the
following correspondence since the March 7, 2016 Regular Council - Land Use meeting and in
response to the revised notification and the applicant’s Public Information Meeting (PIM):

e 53 emails and 3 phone calls expressing concerns with the proposal. The following
provides a summary of the concerns that were noted:

o Overcrowding in local schools. Many residents are concerned that the proposed
181 townhouse units and 106 apartment will increase this issue;
(See response below.)

o Parking related concerns. Residents have expressed concern that the proposed
number of residential units and the commercial development will add to parking
congestion in the area. Many residents pointed out that they already experience
parking shortages, exacerbated by the nearby YMCA;
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(See response below.)

o Traffic related concerns. Many residents expressed concern that adding more
people to the area will increase traffic.
(See response below.)

Additionally, 20 letters were received from Grade 1 and 2 students at Cambridge
Elementary School, which is located in close proximity to the proposal. Nineteen (19) of
the letter writers were not in favour of the proposed development and 1 writer was in
support of the development; and

It should also be noted that 1 phone call was received from a nearby business owner who
expressed support for the proposal.

In terms of the main issues raised by area residents, the following can be noted:

Overcrowding in local schools;

(The School District’s 5-Year Capital Plan includes new space requests for both the Sullivan
Elementary and Sullivan Heights Secondary schools. The provincial government has
announced capital project approval for an addition to the Sullivan Elementary School.)

Lack of parking in neighbourhood;

(The revised proposal meets the Zoning By-law requirement for parking spaces for the
townhouse and commercial portions of the site. A twelve (12) parking space reduction from
the Zoning By-law requirement of 154 spaces (8% reduction) is proposed on the apartment
portion, which is considered acceptable by staff given the site’s proximity to existing transit
services on 152 Street.

It should also be noted that additional on-street parking spaces will be available on
Panorama Drive and the new east-west road proposed through the site; however these
would be supplemental to the available parking on site. Based on a neighbourhood parking
study conducted as part of the application, the number of on-street parking spaces provided
exceeds the anticipated additional on-street parking demand that would be generated by the
proposed development.

In addition, the applicant is proposing a reduction in the number of tandem parking units
from what was proposed in the March 7, 2016 planning report, from 86 units (43%) to 40
units (22%).)

Increase in traffic;

(The applicant was requested to conduct a Traffic Impact Analysis (TIA) to assess the
impact of the anticipated site-generated traffic from the proposed development. The TIA
confirms that the overall impact of the site-generated traffic on the operations of the
existing transportation infrastructure will be modest. The proposed development assists in
achieving a finer grained road network to distribute traffic, with the applicant providing a
dedication for a new east-west road, connecting 152 Street to Panorama Drive.)

Rental tenure proposed for apartment building.
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(The proposed apartment building is of a high quality in terms of design and materials. The
proposed rental tenure and unit type increases the housing diversity in the area, as there are
few rental buildings in the South Newton NCP area. The proposed building form (no stairs)
and tenure is attractive to aging residents who wish to remain in the area. The applicant
advises that the units will be targeted to residents aged 55+. It should also be noted that
tenure is not regulated by the City. Staff understands that there is a need for rental units
throughout the City which this proposal could help to resolve.)

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Lot Owners and Action Summary
Appendix II. Phasing Plan, Site Plan, Building Elevations and Landscape Plans
Appendix II1. Planning Report No. 7914-0286-00, dated March 7, 2016 (Note: Architectural

and Landscape Plans (Appendix II) are not included as they are superseded by
the Plans attached to this report as Appendix II)

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

KB/dk
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RECOMMENDATION SUMMARY

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

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 applicant is proposing a partial OCP amendment to redesignate a portion of the site from
“Commercial” to “Multiple-Residential”.

e The applicant is proposing an NCP amendment from “Institutional” to “Commercial”,
““Townhouses 25 upa max” and “Apartments 65 upa max”.

e The applicant is seeking to reduce setbacks for the proposed townhouses, apartment and

commercial buildings, to increase lot coverage for the apartment site, and to reduce parking
requirements for the apartment site.

RATIONALE OF RECOMMENDATION

e At the March 7, 2016 Regular Council - Land Use meeting, Council considered the subject
application and passed the following motion (RES.R16-410):

0 That Application No. 7914-0286-00 be referred back to staff to work with the
Applicant to address concerns regarding the proposed density, public consultation
and the potential negative impact on local schools.

e The March 7, 2016 Regular Council - Land Use minutes also state:

0 Council noted that there was a potential negative impact on local schools and a
lack of indoor amenity space and requested the application be referred back to
staff to address the concerns raised during the Regular Council Land Use meeting
with thought of phasing in densification.

e Since the March 7, 2016 Regular Council - Land Use meeting, the applicant has worked to
revise their proposal and respond to Council’s direction. The applicant also held a Public
Information Meeting to apprise the local community of the revised proposal. The applicant
has made the following revisions to their proposal:

0 reduced the number of proposed townhouse units by 17 units, from 198 units to
181 units;
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0 decreased the number of tandem parking units from 43% (86 units) to 22%
(40 units) of the total number of townhouse units;

0 increased the size of 31 townhouse units to approximately 186 square metres
(2,000 sq.ft.), and incorporated space for an elevator shaft in 28 units, in an effort
to target more of an “empty-nester downsizer” demographic;

0 increased the amount of indoor amenity space for the townhouse portion of the
site from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.), which
exceeds the Zoning By-law requirement for indoor amenity space; and

o0 provided a phasing plan (Appendix II) to demonstrate how the townhouse portion
of the site will be built out over the next 4 years.

The applicant has also held discussions with the Surrey School District, and the School
District has provided updated comments. The School District’s 5-Year Capital Plan includes
new space requests for both Sullivan Elementary and Sullivan Heights Secondary School. The
provincial government also recently announced capital project approval for an addition to the
Sullivan Elementary School.

In light of the applicant’s proposed revisions to the townhouse portion of the site, the phasing
of the project to occur over a 4-year period, and the new School District information provided
since March 7, 2016, staff are of the view that Council’s concerns raised at the March 7, 2016
Regular Council - Land Use meeting have been addressed, and that the application is in order
to receive Council’s consideration.
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RECOMMENDATION

The Planning & Development Department recommends that:

1.

a By-law be introduced to partially amend the OCP by re-designating a portion of the
subject site in Development Application No. 7914-0286-00 from “Commercial” to
“Multiple Residential” and a date for Public Hearing be set (Appendix VIII of the
March 7, 2016 planning report - attached).

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 subject site from "Comprehensive Development
Zone (By-law No. 12282)" (CD) to:

e “Community Commercial Zone” (C-8) for the portion of the site shown as
Block E on the attached zoning block plan (Appendix II);

e “One-Acre Residential Zone” (RA) for the portion of the site shown as Block B
on the attached zoning block plan (Appendix II);

e "Multiple Residential 30 Zone” (RM-30) for the portions of the site shown as
Blocks A and C on the attached zoning block plan (Appendix II);

e “Multiple Residential 70 Zone” (RM-70) for the portion of the site shown as
Block D on the attached zoning block plan (Appendix II);

and a date be set for Public Hearing.
Council authorize staff to draft Development Permit No. 7914-0286-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix II).
Council approve Development Variance Permit No. 7914-0286-00 (Appendix IX of the
March 7, 2016 planning report - attached) varying the following, to proceed to Public
Notification:
(@) to reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:

i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);

ii. 4.25 metres (14 ft.) for the west property line; and

iii. 4.0 metres (13 ft.) for the north property line (along the new east-west
road);
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(b)

to reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:
i. 4.5 metres (15 ft.) to the building face, and 3.5 metres (11 ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-

south road;

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (11 ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of

the site.

(c) to reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres (15 ft.) for the west, south and north setbacks;

(d) to increase the maximum lot coverage of the RM-70 Zone from 33% to 40%; and

(e) to reduce the minimum number of on-site resident parking spaces for the
apartment site from 151 parking stalls to 139 parking stalls.

6. Council 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) approval from the Ministry of Transportation & Infrastructure;

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

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

(f) submission of an acoustical report for the townhouse units adjacent to 152 Street
and registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

(g) registration of a Section 219 Restrictive Covenant on the townhouse site to
specifically identify the allowable tandem parking arrangement and to prohibit the
conversion of the tandem parking spaces into livable space; and

(h) registration of a Section 219 Restrictive Covenant to adequately address the City’s

needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture.
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7. Council pass a resolution to amend the South Newton NCP to redesignate the land from
“Institutional” to “Commercial”’, “Townhouses 25 upa max.”, “Apartments 65 upa max.”
and “Park”, as well as adjust the road network when the project is considered for final
adoption, per Appendix VII of the March 7, 2016 planning report (attached).

REFERRALS

Engineering:

School District:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTI):

Surrey Fire Department:

Ministry of Environment:

SITE CHARACTERISTICS

The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix III of the March 7, 2016 planning report.

Projected number of students from this development:

57 Elementary students at Sullivan Elementary School
30 Secondary students at Sullivan Heights Secondary School

The applicant has advised that the first dwelling units in this
project are expected to be constructed and ready for occupancy in
Fall of 2017.

Parks will acquire the proposed parkland, as shown in Appendix II.
The applicant has agreed to provide improvements to the proposed
park, including grading, drainage, hard surface pathway, landscape
and design services as part of a community benefit in support of
the proposed OCP amendment. Building elevations adjacent to
parkland should ensure CPTED and urban design principles are
applied. All fencing adjacent to parkland should be permeable and
limited to 1.2 m in height. The applicant should set back any
“up-hill” retaining walls adjacent to parkland.

Preliminary approval was granted for the rezoning under MOTI file
#2014-05984.

No concerns.

The site received a Certificate of Compliance dated

December 5, 2013. The Certificate of Compliance states that “a
qualified environmental consultant must be available to identify,
characterize and appropriately manage any environmental media
that may be contaminated and may be encountered during any
future subsurface work at the site”. This will be a requirement of
the Servicing Agreement, and the Building Permit, as applicable.

Existing Land Use: Vacant property.
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Adjacent Area:
Direction Existing Use OCP/NCP Existing Zone
Designation
North and West Multiple Residential
(Across Panorama | Townhouse units. / Apartments (45 upa | CD (By-law No. 13637)
Drive): max)

East (Across 152

RH-G, RA and CD
(By-law Nos. 17603,

Single family residential. Urban and Suburban
Street): 18281, 14512, 14510,
17731 and 18264)
Commercial complex with
South: Market Place IGA, Commercial / CD (By-law Nos. 17005
' Shoppers Drug Mart and Commercial and 12282)

other CRUs

DEVELOPMENT CONSIDERATIONS

Background

e At the Regular Council - Land Use meeting of March 7, 2016, Council considered an initial
Planning Report (Appendix III) which proposed:

(0}

to amend the Official Community Plan (OCP) from “Commercial” to “Multiple
Residential” for a portion of the site;

to amend the South Newton Neighbourhood Concept Plan (NCP) to redesignate
the subject site from “Institutional” to “Commercial”, "Townhouses 25 upa max.”,
“Apartments 65 upa max.” and “Park” for portions of the site;

to rezone the site from from "Comprehensive Development Zone (By-law
No. 12282)" (CD) to:

»  “Multiple Residential 30 Zone” (RM-30) for the townhouse portion;

»  “Multiple Residential 70 Zone” (RM-70) for the apartment portion;

*  “Community Commercial Zone” (C-8) for the commercial portion; and
*  “One-Acre Residential Zone” (RA) for the park portion;

a Development Permit to allow the development of 198 townhouse units,
106 apartment units and a 3-building commercial plaza; and

a Development Variance Permit to reduce setbacks for the proposed townhouses,
apartment and commercial buildings, to increase lot coverage for the apartment
site, and to reduce parking requirements for the apartment site.

e Subsequently, Council passed the following resolution (RES.R16-410):
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0 That Application No. 7914-0286-00 be referred back to staff to work with the
Applicant to address concerns regarding the proposed density, public consultation
and the potential negative impact on local schools.

e The March 7, 2016 Regular Council - Land Use minutes also state:
0 Council noted that there was a potential negative impact on local schools and a
lack of indoor amenity space and requested the application be referred back to
staff to address the concerns raised during the Regular Council Land Use meeting

with thought of phasing in densification.

Current Proposal

e Since the March 7, 2016 Regular Council - Land Use meeting, the applicant has worked to
revise the proposal. Specifically, the applicant has made the following revisions to their
proposal:

0 The number of proposed townhouse units has been reduced by 17 units, from
198 units to 181 units. The reduction in townhouse units reduces the density on
the townhouse portion of the site from 59 units per hectare (24 units per acre) to
55 units per hectare (22 units per acre).

0 The size of 31 townhouse units has been increased to approximately 186 square
metres (2,000 sq.ft.), and incorporated space for an elevator shaft in 28 units, in an
effort to target more of an “empty-nester downsizer” demographic.

0 The number of tandem parking units has been decreased from 43% (86 units) to
22% (40 units) of the total number of townhouse units.

0 The size of the indoor amenity space on the townhouse site has been significantly
increased from 191 square metres (2,060 sq.ft.) to 546 square metres (5,880 sq.ft.),
which exceeds the Zoning By-law requirements for indoor amenity space. The
indoor amenity space will include a large games/activity room, a fitness room, a
children’s learning centre room, washrooms and kitchen facilities.

0 A phasing plan (Appendix II) has been submitted which demonstrates how the
townhouse portion of the site will be built out over the next 4 years. Phase 1 will
have 33 units and has an estimated occupancy date in Fall 2017. Phase 2 will have
47 units and is expected to be ready for occupancy in Fall 2018. Phase 3 (51 units)
and Phase 4 (50 units) are proposed for completion in Fall 2019 and Fall 2020,
respectively.

School District Comments

e The School District has advised that they have been aware of the subject application for some
time and in response:

0 have included the new residential units in the school projections;
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0 have increased the priority of an addition to Sullivan Elementary School in their
capital plan;

0 have increased the priority of an addition to Sullivan Heights Secondary School in
their capital plan; and

0 will in the future look to incorporate a request for a new elementary school in the
South Newton area (in response to higher than expected density approvals, the
continued residential development around Woodward Hill and the subject
development).

¢ In May 2016, the government announced capital project approval for an addition to Sullivan
Elementary, however details around the size of the addition and completion date are not yet
finalized.

e Although the School District has requested new space, timelines for future approvals are
unknown and enrolment pressures remain very high in the area (requiring the district to
increase portable allocations, make numerous catchment changes, cap enrolment at Sullivan
Heights and propose choice- program reductions). Surrey is a rapidly growing urban centre
and as NCPs build out and densities increase, the school district is concerned that capital
investment from the Ministry of Education will not be available in a timely manner to support
this local growth. The School District will continue to work with the City and Province to
adjust our capital plans to request additional school spaces to meet local demands.

PUBLIC CONSULTATION

The applicant held a Public Information (PIM) meeting on May 9, 2016 at the Tong Louie Family
YMCA to apprise the local community of the proposed revisions to the project. A total of 14
residents signed in, and 68 comment sheets or email responses were submitted. The comment
sheet prepared by the applicant did not ask if the proposal was supported by attendees, however,
the majority of feedback indicates concern with the proposed development. The primary
concerns identified include overcrowding at local schools, traffic, parking and concerns about the
proposed rental tenure of the apartment building.

Revised pre-notification letters were also mailed out on May 18, 2016. Staff have received the
following correspondence since the March 7, 2016 Regular Council - Land Use meeting and in
response to the revised notification and the applicant’s Public Information Meeting (PIM):

¢ 53 emails and 3 phone calls expressing concerns with the proposal. The following
provides a summary of the concerns that were noted:

0 Overcrowding in local schools. Many residents are concerned that the proposed
181 townhouse units and 106 apartment will increase this issue;
(See response below.)

0 Parking related concerns. Residents have expressed concern that the proposed
number of residential units and the commercial development will add to parking
congestion in the area. Many residents pointed out that they already experience
parking shortages, exacerbated by the nearby YMCA;
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(See response below.)

0 Traffic related concerns. Many residents expressed concern that adding more
people to the area will increase traffic.
(See response below.)

Additionally, 20 letters were received from Grade 1 and 2 students at Cambridge
Elementary School, which is located in close proximity to the proposal. Nineteen (19) of
the letter writers were not in favour of the proposed development and 1 writer was in
support of the development; and

It should also be noted that 1 phone call was received from a nearby business owner who
expressed support for the proposal.

In terms of the main issues raised by area residents, the following can be noted:

Overcrowding in local schools;

(The School District’s 5-Year Capital Plan includes new space requests for both the Sullivan
Elementary and Sullivan Heights Secondary schools. The provincial government has
announced capital project approval for an addition to the Sullivan Elementary School.)

Lack of parking in neighbourhood;

(The revised proposal meets the Zoning By-law requirement for parking spaces for the
townhouse and commercial portions of the site. A twelve (12) parking space reduction from
the Zoning By-law requirement of 154 spaces (8% reduction) is proposed on the apartment
portion, which is considered acceptable by staff given the site’s proximity to existing transit
services on 152 Street.

It should also be noted that additional on-street parking spaces will be available on
Panorama Drive and the new east-west road proposed through the site; however these
would be supplemental to the available parking on site. Based on a neighbourhood parking
study conducted as part of the application, the number of on-street parking spaces provided
exceeds the anticipated additional on-street parking demand that would be generated by the
proposed development.

In addition, the applicant is proposing a reduction in the number of tandem parking units
from what was proposed in the March 7, 2016 planning report, from 86 units (43%) to 40
units (22%).)

Increase in traffic;

(The applicant was requested to conduct a Traffic Impact Analysis (TIA) to assess the
impact of the anticipated site-generated traffic from the proposed development. The TIA
confirms that the overall impact of the site-generated traffic on the operations of the
existing transportation infrastructure will be modest. The proposed development assists in
achieving a finer grained road network to distribute traffic, with the applicant providing a
dedication for a new east-west road, connecting 152 Street to Panorama Drive.)

Rental tenure proposed for apartment building.
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(The proposed apartment building is of a high quality in terms of design and materials. The
proposed rental tenure and unit type increases the housing diversity in the area, as there are
few rental buildings in the South Newton NCP area. The proposed building form (no stairs)
and tenure is attractive to aging residents who wish to remain in the area. The applicant
advises that the units will be targeted to residents aged 55+. It should also be noted that
tenure is not requlated by the City. Staff understands that there is a need for rental units
throughout the City which this proposal could help to resolve.)

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Lot Owners and Action Summary
Appendix II. Phasing Plan, Site Plan, Building Elevations and Landscape Plans
Appendix III. Planning Report No. 7914-0286-00, dated March 7, 2016 (Note: Architectural

and Landscape Plans (Appendix II) are not included as they are superseded by
the Plans attached to this report as Appendix II)

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

KB/dk
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Information for City Clerk

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

1. (a) Agent: Name: Jess Dhillon
Redekop (Panorama) Homes Ltd.
Address: Unit 102, 31324 Peardonville Road
Abbotsford, BC V2T 6K8
Tel: 604-852-4912
2. Properties involved in the Application
(@) Civic Address: 5750 Panorama Drive
(b) Civic Address: 5750 Panorama Dr
Owner: Redekop (Panorama) Homes Ltd
PID: 023-208-732
Lot 13 Section 10 Township 2 Plan LMP 24916 New Westminster District
3. Summary of Actions for City Clerk's Office
(@) Introduce a By-law to amend the Official Community Plan to redesignate a portion of the
property.
(b) Introduce a By-law to rezone the property.
(c) Application is under the jurisdiction of MOTI.

(d)

(e)

MOTI File No. 2014-05984

Proceed with Public Notification for Development Variance Permit No. 7914-0286-00 and
bring the Development Variance Permit forward for an indication of support by

Council. If supported, the Development Variance Permit will be brought forward for
issuance and execution by the Mayor and City Clerk in conjunction with the final
adoption of the associated Rezoning By-law.

Remove Notice of Development Permit No. 6792-0609-00 from title (BJ317062).

\\file-server1\net-data\csdc\generate\areaprod\save\14981796056.doc

KD 6/9/16 1:30 PM
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AT . R, e T

CONCRETE RETAINING WALL
1/8"=1-0"
e oot

17m
5-6)

KEY PLAN

(ORIGINAL PROPERTY
LINE BEFORE ROAD
'DEDICATION

NOTE:

FOR ALL RETAINING WALLS, WHEN THE DIFFERENCE IN GRADE HEIGHT EXCEEDS
0.6m (2-0')A BLACK 42" HIGH ALUMINUM GUARDRAIL IS TO BE INSTALLED.
(SEE DETAIL 1/5D8-T1)

cevatone TOWNHOUSE SITE 3 TOWNHOUSE SITE 3
SD9-T3
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

KEY PLAN

KEva'mNE TOWNHOUSE SITE 4

ARCHITECTURE 116" = 10"

KEYSTONEARCH.CA

CONCRETE RETAINING WALL
(SEE DETAIL 1/5D8-T5)

CONCRETE RETAINING WALL

(SEE DETAIL 1/508-T4)

ARCHITECTURAL POURED IN PLACE CONCRETE
RETAINING WALL WITH REVEAL LINE PATTERN

CONCRETE RETAINING WALL

1/8" = 1-0"

NOTE:

FOR ALL RETAINING WALLS, WHEN THE DIFFERENCE IN GRADE HEIGHT EXCEEDS
0.6m (2-0")A BLACK 42" HIGH ALUMINUM GUARDRAIL IS TO BE INSTALLED.
(SEE DETAIL 1/508-T1)

TOWNHOUSE SITE 4
SD9-T4




PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

- NODULAR BLOCK LANDSCAPE
RETAINING WAL

- ORIGINAL PROPERTY LINE
BEFORE ROAD DEDICATION

EAST END UNITS OF

TH37,33,39,40,41,42,43 &

44 REQUIRE 2 LAYERS TYPE.

X GW.B. AND UPGRADED
WINDOWS IN_BEDROOHS
FACING 152ND STREET AS

RECONMENDED IN BKL
CONSULTANTS ACOUSTIC
REPORT

| MODULAR BLOCK LANDSCAPE
RETAINING WALL

IDEWALK TO CONNECT
TO PARK CIRCULATION

EET PARKING (SEE CIVIL)

SBMAVENUE
s e

NOTE:

FOR ALL RETAINING WALLS, WHEN THE DIFFERENCE IN GRADE HEIGHT EXCEEDS
0.6m (2-0')A BLACK 42" HIGH ALUMINUM GUARDRAIL IS TO BE INSTALLED.
(EE

=
KEYSTONE TOWNHOUSE SITE 5

TOWNHOUSE SITE 5
e o = 1o SD9-T5




PANORAMA DRIVE DEVELOPMENT

SURREY, BC

S750 PANORAMA DRIVE,

L }—MODULAR BLOCK LANDSCAPE
E|S 09m g 10m » ‘ g RETAINING WAL
3g @-0) @5 X _6) - - ! 5
22m |, 24m | | 24m
- -0 |e-o] [@-3)

RGN
J : FRORERTY LI
: framar | BEFORE ROAD
7 =e\ o 2
KEY PLAN

DEDICATION

EAST END UNITS OF
TH37,38,39,40,41,42,43 &
44 REQUIRE 2 LAYERS TYPE
X GW.B. AND UPGRADED
WINDOWS IN_BEDROOHS
FACING 152ND STREET AS

RECONMENDED IN BKL
CONSULTANTS ACOUSTIC
REPORT

MODULAR BLOCK LANDSCAPE:
RETAINING WALL

SIDEWALK TO CONNECT TO- : L p
e

L4 e

m| | 24m | | 24m ﬂL ‘Lumﬂ\, L 22m | | 24m *— ORIGINAL
5 ﬂl?ny)éh‘?m) L MR T | 3 e 10 ' 7-1;

065 G0 @ @ e E

PROPERTY LINE
DEDICATION

+— MODULAR BLOCK LANDSCAPE
RETAINING WALL

MODULAR BLOCK LANDSCAPE:
RETAINING WALL

NOTE:

=
KEYSTONE

ARCHITECTURE

FORALL ., WHEN EXCEEDS
0.6m (2-0)A BLACK 42" HIGH ALUMINUM GUARDRAIL S TO BE INSTALLED.
(SEE DETAL 1/508-T)

KEYSTONEARCH.CA

TOWNHOUSE SITE 6

116" = 1-0"

TOWNHOUSE SITE 6
SD9-T6




PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC
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-
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7 UPGRADED WINDOWS IN
2|

ACOUSTIC REPORT
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) r G- Tan [T g s e &' MODULAR BLOCK LANDSCY
g

RETAINING WALL

NOTE:

FORALL . WHEN EXCEEDS
0.6m (2-0)A BLACK 42" HIGH ALUMINUM GUARDRAIL S TO BE INSTALLED.
(SEE DETAIL 1/5D8-T1)

MODULAR BLOCK LANDSCAPE:
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY,

TH-1 & 9 SIDE ELEVATION

1/8" = 1-0"

TH-9,24,26 & 33 SIDE ELEVATION
1/8" = 1-0"

7
KEYSTONE

KEYSTONEARCH

TOMGPONT OF ROOF SLOPE

TH-1,24,26 & 33 SIDE ELEVATION

118 = 10" 18"

TH-1,9,24,26 & 33 BACK ELEVATION

1/8"=1-0"

BGC

TH-1,9,24,26 & 33 FRONT ELEVATION

o

MATERIAL LEGEND

1 ELDORADO STACKED STONE, COLOR: ‘CHAPEL HILL

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD DARK
BAVBOO' OR SIMLAR

3 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE BARNWOOD' CSP-115

4 CEMENT BOARD HORIZONTAL LAP SIDING: 6° EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE ‘SOKE & MIRRORS CSP-105

5 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE 'STONEWARE CSP-245

6 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'KENDALL CHARCOAL' HC-168

7 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BARNWOOD' CSP-115

8 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE SHOKE & MRRORS' CSP-105.

9 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'STONEWARE CSP-245

10 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BLACK

11 METAL CLADDING, COLOR: CHARCOAL
12 ASPHALT ROOF SHINGLES

13 WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE.
BARNWOOD' C$P-115

14 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
‘BARNWOOD' CSP-115

15 WWOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
‘GRAIN ALUMINUM SIDING

16 METAL FLASHING, COLOR TO MATCH BENJAMIN MOORE BARNWOOD CSP-L15
17 REVEALS: EASY TRIW, COLOR: CLEAR ANODIZED'

18 STONE LINTEL: ELDORADO), COLOR: CHAPEL HILL

19 CONCRETE WALL, PAINTED BENJAMIN MOORE SOKE & MIRRORS CSP-105
20 METAL ALUMNUM RAILING, COLOR: BLACK

21 T&G EDAR SOFFIT, COLOR TO MATCH WOOD GRAIN ALUMNUM SDING

22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

ALUMINUM DOOR & FRAVE, COLOR: CHARCOAL

METAL LOUVER, COLOR: CHARCOAL

25 PREFINISHED METAL FASCIA: CHARCOAL

ELEVATIONS - TH-1,9,24,26 &

33
SD9-T9




PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

MATERIAL LEGEND

1 ELDORADO' STACKED STONE, COLOR: ‘CHAPEL HILL'

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD ‘DARK
BAVBOO' OR SIMILAR

3 CEMENT BOARD HORIZONTAL LAP SIDING: 6' EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE BARNWOOD CSP-115

4 CEMENT BOARD HORIZONTAL LAP SIDING: 6° EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE SMOKE & MIRRORS CSP-105

5 CEMENT BOARD HORIZONTAL LAP SIDING: 6' EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAVIN MOORE ‘STONEWARE CSP-245

6 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'KENDALL CHARCOAL' HC-166

-0)
THa

7 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BARNWOOD' CSP-115

[
R

8 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘SMOKE & MRRORS CSP-105.

O CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘STONEWARE CSP-245

(28-3)

TOMDPONT OF FOOF SLOPE

@-1)

TOMDPONT OF ROCF SL0PE

10 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE BLACK

METAL CLADDING, COLOR: CHARCOAL
12 ASPHALT ROOF SHINGLES

13 WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
BARNWOOD' CSP-115

14 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
'BARNWOOD' C3P-

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
‘GRAIN ALUMINUM SIDING

16 METAL FLASHING, COLOR TO MATCH BENJAVIN MOORE BARNWOOD CSP-115
17 REVEALS: EASY TRIM, COLOR: ‘CLEAR ANCDIZED'

TH-3 & 4 FRONT ELEVATION 16 STONE LITEL: ELDORADD, COLOR: CHAPEL L

118" = 1-0"

19 CONCRETE WALL, PAINTED BENJAMIN MOORE 'SMOKE & MIRRORS' CSP-105

20 METAL ALUMINUM RAILING, COLOR: BLACK

TH-3 & 4 SIDE ELEVATION 2 . couon

1/8" = 1-0" 22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRAVE, COLOR: CHARCOAL
24 METALLOUVER, COLOR: CHARCOAL

25 PREFINISHED METAL FASCIA: CHARCOAL

TH-4 SIDE ELEVATION .
1= 1:0 TH-3 SIDE ELEVATION TH-3 & 4 BACK ELEVATION

e = TH-31S 5 UNITS

TH-41S 6 UNITS

v e ELEVATIONS - TH-3 & 4

SD9-T13
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

16m

@7-11)

TOMD-POINT OF ROOF SLOPE

TH-11 SIDE ELEVATION TH-11 FRONT ELEVATION MATERIAL LEGEND

1/8'=1-0" 1/8"=1-0"
1 'ELDORADO STACKED STONE, COLOR: CHAPEL HILL'

2 WOOD GRAIN ALUMINUM CL R, COLOR: LONGBOARD DARK
BAVBOO' OR SIMILAR

3 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE BARNWOOD CSP-115

4 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE SMOKE & MIRRORS CSP-105

5 CEVENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE STONEWARE' CSP-245.

6 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN IAOORE KENDALL CHARCOAL' HC-166

7 CEMENT BOARD FLAT PANEL SIDING: SVOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BARNWOOD' CSP-115

8 CEVENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'SMOKE & MIRRORS' CSP-105

9 CEMENT BOARD FLAT PANEL SIDING: SVOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'STONEWARE CSP-245

10 CEVENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE BLACK

11 METAL CLADDING, COLOR: CHARCOAL
12 ASPHALT ROOF SHINGLES

13 WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAVIN MOORE
BARI csp-115

- 3 MOORE
BARNWOOD' CSP-115

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
‘GRAIN ALUMINUM SIDING

| R —————
S
S ———

19 CONCRETE WALL, PAINTED BENJAMIN MOORE ‘SOKE & MIRRORS CSP-105

20 METAL ALUMINUM RAILING, COLOR: BLACK

21 T&G CEDAR SOFFIT, COLOR TO MATCH WOOD GRAIN ALUMINUM SIDING

TH-11 BACK ELEVATION S
TH-11 SIDE ELEVATION 18" = 10"

1/8" = 1-0" 24 METAL LOUVER, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRANE, COLOR: CHARCOAL

25 PREFINISHED METAL FASCIA: CHARCOAL

v e ELEVATIONS - TH-11

ARCHITEGTURE

SD9-T23




TREE LEGEND
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Cercidiphylium

‘Acer Platanoides| Cerds Fagus Gledisa _|Quercus | Cedrus Metasequoa [Pinus
BOTANICAL NAME [COMMON NAME [size [SPACING _|Quantity
DECIDUOUS

“Acer platanoides ‘Crimson Sentry’| Crimson Sentry Mapie [75m risignt_[as per pian |41
Corcdphylum japonicum Katsura 888 6em Cal_[as per pian |81
Cercis canadensis 'Ace of Hearts' | Ace of Hearts Redbud B&8 6om Cal._|as per plan_[132
Fagus sylvatica Fasligata” Pyramidal Green Beech B&B, 6om Cal._|as per plan |27
Gs‘fy'il‘:ff rlacanthos var. inermis | gy ine Honeylocust ‘E&E 6cm Cal. [as per plan |20
Quercus palists Pin 0ok 585 bom Gal._|as por pan |15
CONIFEROUS

Goorus Doosar Aurea’ Goiden Doodar Godar Ta5mPeg[asporpan [17
Metasequola glyptostroboides | Dawn Redwood [25m Feight__|[as per plan |9
s sl Vandrvlts ‘:;?emws Pyramid Limber ‘ 2 omHoight ‘as sorpian |39

Existing property line
New property line

East phase boundary

<
N =
SOL L 2 o
% =4

\J

Acer platanoides ‘Crimson

Cercidiphyllum japonicum

L SITE AND TREE PLAN.OWG

Sentry

Gleditsia triacanthos var. Inermis

‘Skyline'

Pi
P

1:300 o

id

Quercus palustris

inus flexilis 'Vanderwolf's
yramid'

WO

oM
o

5

70 5

Site Plan 3 - See L-05C

[TERERTT

[ TERELRTT

O I 5
|‘ IT [T
' Site Plan 2 - See L-05B
[
“_1 IR A i o [
(1
.

"o

Site Plan 1 - See L-05A

Public Park by City of
Surrey

T
I i I

152 STREET

van der Zalm + associates inc.
Parks & Recreation + Environmental Consulting
Urban Design + Landscape Architeciure

Langly, Bt Cotumbia | F 604 8620042
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Terraced Garden Description
This terraced garden space sits in a sheltered place
with an ideal southern exposure. The space has been
designed both as a gathering space for gardening
and social hangout and may even become the
location for an annual neighbourhood harvest
festival. The north wall provides an optimal place for
growing vines or espalier fruit trees. To soften this
edge a horizontal board fascia is proposed along the
entire concrete wall edge to provide a warm feel
both in summer and winter. While this garden has a
terraced feeling, it is mostly accessible at the grade
of the adjacent road as to accommodate the highest
proportion of residents. The tool shed has been
located to frame the main space and a single sloped
green roof will enhance the rainwater absorption
and views to the space during all seasons.

Horizontal Slat Wall Fascia
1x4 horizontal slat fascia will soften
the edges of the garden space during

all seasons.
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TREE LEGEND

@ &)

’ van der Zalm + associates inc.

LD DG

Cercis. Fagus Quercus Cedrus Metasequoia |Pinus
EOTANICAL NAVE TCoNMON NAWE [sze [SPAGING [Guaniiy
[DECIDUOUS
Acer entry' [ Crimson Sentry Maple 1.5m Height as perplan |41
Cere Katsura B&B 6cm Cal. _|as per plan [81
Cerc B&B 6cr asperplan [132
Fagu B&B, 6cm Cal. [as perplan |27

S 08 6am Ca._[aspor ln |20
Gue Pin Oak 588 6om Cal_[ss perplan |15
CONIFEROUS

Cedus Deodar Aures TGotden Deodar Cedar T25m Feightas perpian |17
Vet Dawn Redwood [Z5m Height_[as perpian |5
s T Vandaniors ercervrs Py e ‘QsmHe‘gm ‘me,pm -

West phase boundary

Existing property line
New property line
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SOUTH PHASE - SITE PLANDWG

A

Front Entry Gate—e

P

LEGEND

Feature Sign Wall

Entry Feature

58 AVENUE

KEY REF.

DESCRIPTION

SHRUB PLANTING

CONCRETE

HEDGE PLANTING

CONCRETE UNIT PAVING
VEHICULAR

Landscape shows surface treatment
only. Refer to Civil for base preparation.

CONCRETE UNIT PAVING
PEDESTRIAN

STAMPED CONCRETE

[ |

HYDRAPRESSED SLABS

LAWN
BENCH
RAIN GARDEN
©)
BOLLARD

Modol Qight LED 3000°K
Manufacturer: Prisma or approved equl,

Seo Electical rawings.

36" WOOD FENCE

©06 @ G ®

WOOD PRIVACY FENCE

STAIR / WALL LIGHT

(one per sern star locations)
fodel.Insert

Manufacturer: Prisma or spproved equal.

Colour Metalic Gray

Supple: SLS Lighting

See Electical rawigs.

|

RETAINING WALL

WALL LIGHT IN PARKING AREAS
Madel: Insert GO

Manufacturer. Prisma o approved equal.
Golour Melalic Gray

‘Suppler: SLS Ligning

oo Electical crawings.

PLANT SCHEDULE
KEY_]QTY_|BOTANICAL NAME JCOMMON NAME [CONTAINER SIZE [SPACING
SRS PLARTING (i%
bs | 1893 | Buxus sempervirens ‘Suffruicosa’_|Engsh Boxwood 2 Pot 600mm
cb_| 459 | Carex buchanani Leatherlaf Sodge #2Pot 450mm Goros Fages Gledisia__[Quercus __[Cedrus [ Velasequom [Pnus
od | 67 _|Calicarpa dichotoma Purple Beautyberry 2 Pt 750mm
k| 415 [Cormus sericoa Relsey Kelseyi Dwarf Dogwood #2 Pot 500mm
| 727 |Heltotichon sempervrens Blue Oat Grass #2Pol 600mm BOTANICAL NAVE [CONMNON NAWE 5z [SPACIG [Guantiy
hm | 153 |Fydrangea macrophylla ‘Adria | Adria Hycrangea 2 Pot 900mm DECIDUOUS
v | 15 |Uigustrum x vicanyt Vicary Golden Prvel 3 Pot T600mm Acor platanoides ‘Crimson Serry' | Grimson Sentry Maple T5m Felgt__[as perpian |41
Ln | 95 |Loricera nfida Baggesen's Gold__|Goiden Boxleaf Honeysuckle_|#2 Pot 900mm Taponicum Katsura B85 6om Cal._|as por plan |81
ms_| 791 | Miscanthus sinensis Gracilimus | Maiden Grass. #2Pol 750mm Gercis canadensis ‘Ace of Hearts'| Ace of Hearis Redbud 88 bom Cal. [as per plan_[132
1| 485 |Prunus lustiana ‘Ot Luyker' [Ofo Luyken Laurel 2 pot 7000mm 9 Fastigata’ Pyramidal Groen Beech B&B, 6cm Cal. [as per plan o7
Po | 275 |Polystchum polyblepharum Japanese Tassel Form #1Pot 450mm Sledtsia racanthos Var- M| gy ine Honeylocust 888 6om Cal. | as perplan |20
30| 929 |Sorcocoa ookerna vor homis [Fimalan Swesibox _[#7 ot oo |G s Fnok SiE eem cal s |18
s | 355 |Skimmia japonica Japanese skimmia 2 Pot 900mm SonFERoLS
S | 27 |Spirea x vanhioutl Varhoie Spirea #Pol 1800mm, Cedrus Deodar Aurea Goiden Deodar Cadar TS oG [asporpan [
st | 590 [Stipa tenuissima Mexican Feather Grass #1Pot 0omm Dawn Redwood [2.5m Holght__[as perplan |5
vd_| 793 [ Vibunum davaii David's Vibumum #2Po 500mm
TEDGE PLANTING Pinus flexii Vandenwoirs \P/;nederwow's Pyramid Limber ‘2 Smbeight |as perplan |39
[ 1113 | Taxus baccata Tastigite” irish Yew 500mm height
ta_| 99 |Taxus x media ‘Hicksi [Hicks Yew 1.2m height 450mm
iu_| 817 | Juniperus scopulorum ‘Blue Arrow’ _|Biue Arrow Juniper 1.2m height 450mm
ROUNDOVER PLANTING
133_|Erica camea Springwood white' _[Winter Heath o [450mm
322 |Lavandula angustflia hidcote _[Lavander o [450mm
1885 _|pachysandra terminalis [Japanese Spurge o [450mm
775 _|Hosla August Moon' [August Moon Hosta o [600mm
559 |Euphorbia ‘Shorty’ [Shorly Spurge o [450mm
1625 [Epimedium berralchicam Barrenwort o ‘Juumm
Fronnieiten .
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

SITE DATA

! Site Area: 71,398 s.f.+ (1.64 acres=)
Building Area: 28,239 s.f.+
Lot Coverage: 39.6% (max. 33%; requires variance)
Proposed Zoning: RM70

Floor Areas:
| - underground parking: 67,163 s.f. =
- 1stfloor: 28,013 s.f.=
- 2nd floor: 27,493 s.1.
- 3rd floor: 28,239 s.f.+
- 4th floor: 28,239 s.f.+
5 - total (residential): 111,984 s.f.=
- A U - total (including u/g parkade): 169,147 s.f.+
i e . _ Qe S e Density:
: 1) - total residential floor area: 111,984 s.f.+
- indoor amenity area: 5,260 s.f. =
- total floor area for density calculation: 106,724 s.f.+
- density: 106,724 / 71,398 = 1.49 (max. 1.50)
Units:
- studio: 4 units
- 1-bed: 17 units
- 1-bed+den (den <97s.£): 21 units
-1 bed-+den (den >97s.1): 8 units
- 2-bed: 28 units
- 2-bed+den: 28 units
- total: 106 units (6 units are adaptable - 5.7% of total)

Parking Required (zoning bylaw):
- residents:
- studio, 1-bed units, 1 bed-+den (den <97s.f): (4 + 17+ 21 units = 42 units)
x 1.3 = 54.6 stalls
- 1-bed+den (den >97s.1), 2-bed, 2-bed+den: (8+28+28 = 64 units) x 1.5 =
96 stalls
- total: 151 resident stalls required
- visitors:
- 106 units x 0.2 = 21 visitor stalls required
- total parking required (zoning bylaw): 172 stalls
Parking Required (proposed via variance):
- residents:
- studio units: 4 units x 1.1 (variance from 1.3) = 4.4 stalls
- 1-bed units: 17 units x 1.1 (variance from 1.3)= 18.7 stalls
- 1-bed+den units (den <97s.1): 21 x 1.1 (variance from 1.3) = 23.1 stalls
- 1-bed+den units (den >97s.f.): 8 x 1.1 (variance from 1.5) = 9.1 stalls
- 2-bed, 2-bed+den: (28+28 6 units) x 1.5 (no variance)= 84 stalls
- total: 139 resident stalls (12 stall variance)
- visitors:
106 units x 0.2 = 21 visitor stalls required (no variance)
- total parking required (proposed via variance): 160 stalls
(12 stall variance; 7.0%)
Parking Provided:
- residents:
- underground: 139 stalls
- visitors:
- underground: 21 stalls (plus off-site street parking)
- total parking provided: 160 stalls

Bicycle Parking:

- required:
- residents: 106 units x 1.2 = 127 stalls required
- visitors: 6 stalls required

- provided:
- residents:

- 129 in underground parkade (Bicycle Storage Room)

- visitors: 6 stalls (Surface)

Amenity Areas:

- outdoor amenity area:
- required: 3.0 s.m. x 106 = 318 s.m. = 3,423 s.f.
- provided: 11,109 s.f. =

- indoor amenity area:
- required 3.0 s.m. x 106 = 318 s.m. = 3,423 s.f.
- provided: 1,807 + (4 x 475) = 3,707 s.f.=

EXISTING COMMERCIAL BUILDING

15m y Proposed Variances:

_(L“"Q_rﬁ AN e - lot coverage increased from 33% to 39.6%

-2 ; - building setback (north, south & west) reduced from 7.5m to 4.50m
- parking relaxations:

RETAINING WALL

- studio units from 1.3 to 1.1 stalls per unit
- 1-bed units from 1.3 to 1.1 stalls per unit
- 1-bed+den units from 1.3 or 1.5 to 1.1 stalls per unit

i
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

uis ROOF TRUSS
/ 1/8" S

U/S CEILING
397-11/8"

U/S ROOF TRUSS
/ 4211/ S

U/S CEILING
T 118"

L

_4th FLOOR PLAN _ 4th FLOOR PLAN
30'-03/8" 30" -

378"

_ 31d FLOOR PLAN
0'- 0 1/4"

28m

& _3rd FLOOR PLAN
= 20-0 174"

128m

_2nd FLOOR PLAN
10'-01/8"

_ 2nd FLOOR PLAN
10'-01/8"

FLOOR PLAN _ 1stFLOOR PLAN
00" 0-0"

NORTH-WEST ELEVATION ' ' WEST ELEVATION (FAR)

3/32" = 1-0' 3/32" = 10"

MATERIAL LEGEND

1 ELDORADO' STACKED STONE, COLOR: ‘CHAPEL HILL'

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD
'BAMBOO' OR SIMILAR

3 CONDNT BOARD HORIZONTAL P SOING: & ECPOSLRE, HOOD GRAN

PROFILE, PAINTED BENJAIN MOORE BARNWOOD)
PL
4 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
| PROFILE, PAINTED BENJAMIN MOORE ‘SHOKE & MRRORS' C5P-105
5 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
] PROFILE, PAINTED BENJAMIN MOORE 'STONEWARE' CSP-245
U/S ROOF TRUSS g | 6 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
YR RT REVEALS), PAINTED BENJAWN MOORE KENDALL CHARCOAL' HC-166
—t | 1+ crm s s v s e o

— L v [ [ I’ i S CEILING ¢
[ = - ) REVEALS), PAINTED BENJAN NOORE BARNWOOD' CSP-115
2] - r (| 1 | : 39'-11/8 |
1 . = I E - 1 8 CEMENT BOARD FLAT PANEL SIDING: ‘SHOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJANN MOORE ‘SHOKE & MIRRORS' C5P-105.

2 1 /] | i 1 4th FLOOR PLAN G I 9 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH COLOR
& B - 30'-03/8" MATCHED REVEALS), PAINTED BENJAMIN MOORE ‘STONEWARE CSP-245
8
elsg 10 CEMENT BOARD FLAT PANEL SDING: 'SHOOTH PROFILE (WITH ALUMINUA
sed . REVEALS), PAINTED BENJAWIN MOORE BLACK
2=l _ i 3 : C0R 1 METAL CLADDING, COLOR: CHARCOAL

12 ASPHALT ROOF SHINGLES

T wnf

'WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
‘BARNWOOD' CSP-115

14 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
BARNWOOD' C5P-

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
‘GRAIN ALUMINUM SIDING

16 METAL FLASHING, COLOR TO MATCH BENJAMIN MOORE BARNWOOD' CSP-115

17 REVEALS: EASY TRIM, COLOR: ‘CLEAR ANODIZED' (COLOR MATCHED ON
'STONEWARE PANEL SIDING)

— — - 4 VUGPARK 18 STONELINTEL

WEST ELEVATION G AR ooy P BAUANOTE
3/32" = 10" 20 METAL ALUWNUM RALLING, COLOR: BLACK
21 TaG CEDARSOFFT, COLOR T NATCH WO GRAN ALMIUA SDIG

22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRAME, COLOR: CHARCOAL

24 METALLOUVER, COLOR: CHARCOAL

KEYSTONE

ARCHITECGTURE

e o SD8-A8




PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

U/S ROOF TRUSS
/ 42-11/8" &

r =< - T - s ] e | US GELING
- - - - r C— | — - y - _ ] RV

sove |vo]

|

4th FLOOR PLAN
30" 03/8"

_3rd FLOOR PLAN
-01/4"

2.8m

|

2nd FLOOR PLAN
10 01/8"

|

15t FLOOR PLAN
o —Gon

E2 G|

NORTH ELEVATION

3/32" = 1-0"

MATERIAL LEGEND

1 'ELDORADO' STACKED STONE, COLOR: ‘CHAPEL HILL'
2 WOOD GRAIN ALUWNUM CLADDING OR SIMILAR, COLOR: LONGBOARD
) OR SIMILAR

3 CEMENT BOARD HORIZONTAL LAP SIDING: 6' EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE BARNWOOD' CSP-115

4 CEMENT BOARD HORIZONTAL LAP SIDING: &' EXPOSURE, WOOD GRAIN

U/S ROOF TRUSS _a~ PROFILE, PAINTED BENJAMIN MOORE SMOKE & MRRORS' C5P-105

42-11/8" \J 5 ARD HORIZONTAL LAP SIDING:
COROMLE, PNTED BEAN NOORE STONEWARE CEp 245
U/S CEILING
39'-11/8" 6 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN HOORE KENDALL CHARCOAL' HC-166

WOOD GRAIN

7 CEMET BOARD FLAT AAEL SIING: SUCOTH PROFLE (WTH AL
REVEALS), PAINTED BENJAMIN MOORE BARNWOOD' CSP-1

8 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘SMOKE & MRRORS' CSP-105

9 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH COLOR
'MATCHED REVEALS), PAINTED BENJAMIN MOORE ‘STONEWARE CSP-245

10 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BLACK

11 METAL CLADDING, COLOR: CHARCOAL.
12 ASPHALT ROOF SHINGLES

13 WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
BARNWOOD' CSP-115

14 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE.
BARNWOOD' CSP-115.

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
GRAIN ALUMINUM SIDING

16 METAL FLASHING, COLOR TO MATCH BENJAMIN MOORE BARNWOOD CSP-115

17 REVEALS: ‘EASY TRIM, COLOR: CLEAR ANODIZED' (COLOR MATCHED ON
STONEWARE PANEL SIDING)

18 STONELINTEL

EAST ELEVATION 19 ARGITECTURAL CONCRETE VAL i RO, PANTED EXIN HEORE

3/32" = 1-0"

20 METAL ALUMINUM RAILING, COLOR: BLACK

‘T&G CEDAR SOFFIT, COLOR TO MATCH WOOD GRAIN ALUMINUM SIDING
22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

- ST
= §
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ARCHITECGTURE

e o SD8-A9

METAL LOUVER, COLOR: CHARCOAL




PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE,

EAST ELEVATION (FAR)

3/32" = 10"

SOUTH ELEVATION

3/32" =1-0"

=/
KEYSTONE

KEYSTONEARCH.CA

SURREY,

wour wour

wous

12.8m
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BC

U/S ROOF TRUS!
/ 4211 %

U/S CEILING

39'-11/8"

44 FLOORPLAN gy
T~ ~ so0-oas

3rd FLOOR PLAN
- e %

2nd FLOOR PLAN
T 0 o

E| B B [ BEABE il | B 4 | [ [ 3

MATERIAL LEGEND

1 'ELDORADO' STACKED STONE, COLOR: ‘CHAPEL HILL'

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD.
BAMBOO' OR SIMILAR

3 CEMENT BOARD HORIZONTAL LAP SIDING: 6° EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE BARNWOOD' CSP-115

4 CEMENT BOARD HORIZONTAL LAP SIDING: 6" EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE 'SMOKE & MIRRORS' CSP-105

5 CEMENT BOARD HORIZONTAL LAP SIDING: 6° EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE STONEWARE CSP-245

6 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'KENDALL CHARCOAL' HC-166

7 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘BARNWOOD' CSP-115.

8 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE ‘SWOKE & MRRORS' CSP-105

9 CEMENT BOARD FLAT PANEL SIDING: SHOOTH PROFILE (WITH COLOR
MATCHED REVEALS), PAINTED BENJAMIN MOORE 'STONEWARE CSP-245

10 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM.
REVEALS), PAINTED BENJAMIN MOORE ‘BLACK

11 METAL CLADDING, COLOR: CHARCOAL
12 ASPHALT ROOF SHINGLES

13 WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
'BARNWOOD' CSP-115

14 WOOD FASCIA BOARDS
BARNWOOD' CSP-115

'VARIOUS WIDTHS, PAINTED BENJAMIN MOORE

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
‘GRAIN ALUMINUM SIDING

16 METAL FLASHING, COLOR TO MATCH BENJAMIN MOORE BARNWOOD' CSP-115

17 REVEALS: EASY TRIM, COLOR: ‘CLEAR ANODIZED' (COLOR MATCHED ON
STONEWARE PANEL SIDING)

18 STONELINTEL

19 ARCHITECTURAL CONCRETE WAL c/w REVEALS, PAINTED BENJAMIN MOORE
& MIRRORS' CSP-105

10 METAL ALUMINUM RAILING, COLOR: BLACK
21 T&G CEDAR SOFFIT, COLOR TO MATCH WOOD GRAI ALUMINUIM SIDING
22 VINYLDOORS t WINDOWS, COLOR: CHARCOAL
73 ALUMINUN DOOR & FRAVE, COLOR: CHARCOAL

24 METALLOUVER, COLOR: CHARCOAL

| _U/S ROOF TRUSS
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_ __USCEILING
39 -11/8"

PLAN o
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30
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- 20°-0 174"

15.9m
(52-1)

_ 2nd FLOOR
1

PLAN )
01/8"

__ 1st FLOOR PLAN
oy

U/G PARKADE
TS
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

SOUTH-EAST ELEVATION

3/32' = 10"

U/S ROOF TRUSS
L z-iim N
U'S CEILING
T 178"

| 4th FLOOR PLAN
0- 03/8"

3rd FLOORPLAN a2y
[~ T 20-01/a"

15.9m

| 2nd FLOOR PLAN
107-01/8"

1st FLOOR PLAN
R

__U/G PARKADE
-10"-0"

SOUTH-WEST ELEVATION

3/32" = 10"

=/
KEYSTONE

KEYSTONEARCH.CA

159m
521

us ROOF TRUSS G
1/8"

U/S CEILING
— - 1e

th FLOOR PLAN
03/8"

_ 3 FLOOR PLAN
T 200-0 14"

__2nd FLOOR PLAN
10

-01/8"

__ 1stFLOOR PLAN
o

U/G PARKADE
G0 %

MATERIAL LEGEND

1 'ELDORADO' STACKED STONE, COLOR: ‘CHAPEL HILL'

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD
BAMBOO' OR SIMILAR

3 CEMENT DOARD HORIZONTAL LAP SDIG: " EXPOSURE, 00D GRAN
PROFILE, PAINTED BENJAMIN MOORE

4 CEMENT BOARD HORIZONTAL LAP SIDING: 6° EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE 'SMOKE & MIRRORS' CSP-105

5 CEMENT BOARD HORIZONTAL LAP SIDING: 6° EXPOSURE, WOOD GRAIN
PROFILE, PAINTED BENJAMIN MOORE STONEWARE' C5P-245

6 CEMENT BOARD FLAT PANEL SIDING: ‘SMOOTH PROFILE (WITH ALUMINUM
REVEALS), PAINTED BENJAMIN MOORE 'KENDALL CHARCOAL' HC-166

7 CEENT O0ARD LAT PAYEL SIDNG: SHOT PROFLE (WTTH ALUMNUM
REVEALS), PAINTED BENJAMIN MOORE ‘BARNWOOD' C5P-1

8 CEMENT BOARD FLAT PANEL SIDING: 'SMOOTH PROFILE (WITH ALUMINUM.
REVEALS), PAINTED BENJAMIN MOORE 'SOKE & MRRORS' CSP-105

9 CEMENT BOARD FLAT PANEL SIDING: SMOOTH PROFILE (WITH COLOR
'MATCHED REVEALS), PAINTED BENJAMIN MOORE STONEWARE C5P-245

10, CENENT BOARD FLAT PANEL SIDING: SNOOTH PROFILE (WITH ALUMNUM
REVEALS), PAINTED BENJAMIN MOORE ‘BLAC)

1 METAL CLADDING, COLOR: CHARCOAL
12 ASPHALT ROOF SHINGLES
13 WOOD TRIM BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
'BARNWOOD' CSP-115
14 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED BENJAMIN MOORE
BARNWOOD' CSP-115

15 WOOD FASCIA BOARDS - VARIOUS WIDTHS, PAINTED TO MATCH WOOD
GRAIN ALUMINUM SIDING

16 METAL FLASHING, COLOR TO MATCH BENJAMIN MOORE BARNWOOD' CSP-115

REVEALS: ‘EASY TRIM, COLOR: ‘CLEAR ANODIZED' (COLOR MATCHED ON
‘STONEWARE PANEL SIDING)

18 STONELINTEL

19 ARCHITECTURAL CONCRETE WAL c/w REVEALS, PAINTED BENJAMIN MOORE
SMOKE & MRRORS CSP-105

20 METAL ALUWNUM RAILING, COLOR: BLACK
21 TEG CEDAR SOFFIT, COLOR TO MATCH WOOD GRAIN ALUMNUM SIDING
22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMNUA DOOR & FRANE, COLOR: CHARCOAL

24 METAL LOVER, COLOR: CHARCOAL
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ITE AND TREE PLAN.OWG.

TREE LEGEND

van der Zalm + associates inc.
P Consulting
( iecure

5 /
‘Acer Paimatum [Carcidiphyllum | Cercis Glealsia__[Quercus Cedius__|Melasequoia [Pinus
BOTANICAL NAVE [COVMON NAVE [5iz [SPACING
‘Acer platanoides Crimson Sentry'| Crimson Seriry Maple [T-5m Height s per plan
Cercidiphyllum japonicum Katsura B&B bom Cal._|as per plan
Cercis canadensis ‘Ace of Hearts' | Ace of Hearts Redbud B&B bom Cal._|as per plan
Gleditsia triacanthos var. inermis
o Skyline Honeylocust 888 6om Cal. | as per plan
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Tsuga Pinus strobus Fagus sylvatica Cercidiphyllum Gleditsia Cercis.

mertensiana|  contorta “Fastigiata’ Japonicum triacanthos canadensis
TREE SCHEDULE
QUANTITY [BOTANICAL NAME [COMMON NAME [sizE [SPACING
DECIDUOUS TREES
9 Cercidiphyllum japonicum Katsura Tree B+B; 6cm Cal; 1.2m std. | Plant as shown
20 Cercis Canadensis Eastern Redbud B+B; 6om Cal; 1.2m std_| Plant as shown
5 Fagus sylvatica Fastigiata'® | Fastigiate Beech B+B; 6om Cal; Plant as shown
14 i‘j:g:':;"“”‘""s inermis | g nburst Honey Locust B+8; 6om Cal: 1.2m std. | Plant as shown
CONIFEROUS TREES
13 [Pinus strobus contorta | Eastern White Pine [B+B; 3.5m Ht. [ Plant as shown
25 [Tsuga mertensiana [Mountain Hemlock [B+B;35m Ht. [Plant as shown
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PLANTING PLANDWG

PANORAMA DRIVE

PLANT SCHEDULE

KEY ‘QUANT\TY ‘BOTAN\CAL NAME COMMON NAME CONTAINER SIZE  |SPACING vn ‘:e; Zalm + ‘:ss“c'a'esc ne.
SHRUBS (-‘ :“uma"n”ne:@ﬂ  Condocope ez
bs _[514 Buxus semps English Boxwood #2 Pot 600mm O.C. o i et

Cas |27 Calamagrostis acutifiora 'Karl Feather Reed Grass #2 Pot 600mm O.C.
Foerster
cb 94 Carex buchananii Leatherleaf Sedge #1 Pot 450mm O.C.
ok [169 Conus sericea Kelseryi’ Kelseyi Dwarf Dogwood #2 Pot 500mm O.C.
in__|186 Lonicera nitida 'Baggesen’s Gold___| Golden Boxleaf Honeysuckle #2 Pot 900mm O.C.
pe  |208 Pennisetum alopecuroides 'Hameln' | Dwarf Fountain Grass #2 Pot 450mm O.C.
vd 40 Viburnum davdii David's Viburnum #2 Pot 600mm O.C. FA I R BO R N E
HEDGES
To  [30 [Thuja occidentalis ‘Smaragd” [Emerald Cedar [ B&BAM5MHE  [450mmO.C.
ta_ |98 [ Taxus x media Hicksi | Hicks Yew [ temht [450mm 0.C. ~ > &3 5 3 SEEER | NOTES:
PERENNIALS & GROUNDCOVERS s 2 :
{77 |3225m2 uva-ursi Kinnikinn #1Pot 6 perm2 S ! . " ZF’E'&TSQ&%?SESWG“TSOTQTEE
H 154 “Stella D'Oro" Stella D'Oro Dayliy #1 Pot 450mm 0.C CANADIAN NURSERY LANDSCAPE
44.8m2 terminalis Japanese Spurge #1 Pot 5 per m2 ASSOCIATION CANADIAN STANDARDS
B.4m2 Rudbeckia fulgida var. goldstrum Black-eyed Susan #1 Pot 5 per m2 FOR NURSERY STOCK AND SECTION
- 12, CONTAINER GROWN PLANTS OF
oo e +1|1009.5m2 | sod THE BC LANDSCAPE STANDARD,
CURRENT EDITION.

N

ALL PLANT MATERIAL SHALL MEET OR
EXCEED STANDARDS REQUIRED BY
BCLNA OR BCSLA GUIDELINES.
TOPSOIL SUPPLIED SHALL BE FROM A
REPUTABLE SOURCE. A FULL
ANALYSIS OF THE TOPSOIL WILL BE
REQUIRED AT THE CONTRACTOR'S
EXPENSE, SUBMIT TO LANDSCAPE
CONSULTANT FOR APPROVAL,
AMEND TOPSOIL PER SOIL ANALYSIS
RECOMMENDATIONS PRIOR TO
SPREADING ON SITE. REJECTED
TOPSOIL SHALL BE REMOVED OFF
SITE IMMEDIATELY AT THE LANDSCAPE
CONTRACTORS EXPENSE.
TOPSOIL DEPTHS FOR PLANTING AS
FOLLOWS:

A. SHRUBS: 450MM

B. SOD: 150MM

C. TREE PITS: 1000MM WITH 300MM
(BELOW ROOT BALL)
1" MINUS COMPOST MULCH TO BE
INSTALLED IN ALL SHRUB PLANTING
AREAS.
7. ALL LANDSCAPED AREAS TO BE
IRRIGATED.
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Gateway Planter Tree
(Alternating)

Gateway Lightbox Feature

(Alternating)
LS

Gateway Driveway (Ramp) ;
Planter > £H
3 | AMP L
Planter Sl 10% Slope
N - up to
Parking Space % 3 ===l 58th Avenue

PANORAMA DRIVE

= |

&N =

I AN

Drive AisTe with Parking Behind
Gateway Planter Tree (Alternating)

Planter
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Scale 1:50

®7SECTION 1- CROSS-SECTION OF NORTH ENTRY DRIVEWAY

PL

Sidewalk

Tree Boulevard

Parallel Parking

Planting Bed

Pedestrian Ramp and guardrail off
58th Avenue

Allan Block Retaining Wall

Hedge Planting and Shrubs

/7 Parking Space

Scale 1:50

@7SECTION 2 - TRANSITION FROM 58TH AVENUE TO PARKING LOT
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Product: Beselt Park Bench
Supplier: Wishbone Site Furnishings
www.wishboneltd.com

Product: Berkely Large Planter (P-512)
Supplier: Campania

il

Notes:

1. Dero Round Rack Model. Powder coated matte black.
2. In-ground Installation as per manufactures specifications
3. Dero Bike Rack Co. @ 800 891 9298

4. Confirm final location with Landscape Architect

L |

Product: Standard Pavers
Suppler: Abbotsford Conerete
Golours: Red, Natural

PAVING

BENCH
Scale NTS

POT
Scale NTS

BIKE RACK
Scale NTS

Scale NTS
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FAIRBORNE

DETALS.OWG.

PANORAMA DRIVE

|~1—900-1250 1~

Stakes do not penetrate root ball.
Stakes to penetrate native soil by 300mm.

Concrete Curb. Refer to Civil.

Asphalt Paving. Refer to Civil

1—C Refer to Civil.

Geotextile Fabric Separation.

Extent of organic soil as deep as

possible.

Structural soil at 0.6m thickness
extending to encompass area specified

Notes:

1. Achieve 10m? of soil medium through organic soil and structural soil. Organic Soil 1m?* = 1m?. Structural Soil 1m* = 0.25m?.

2. Contractor to provide soil analysis for approval by L.A. prior to installation.

STRUCTURAL SOIL DETAIL

Scale 1:25

Gateway Lantern to be custom fabricated steel
and plexiglass. To be coordinated with custom
metal fabricator and Electrical consultant.

GATEWAY LANTERN

Scale NTS
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Do not damage or cut
leader

50mm wide woven nylon
binding

attached to stake with
shingle nails

2 x Pressure treated round
wood stakes

50 mm - 75mm in diameter|
2m in length

Crown of root ball

shall bear same relation to
finished grade as it did to

75 mm decomposed bark
mulch

Create saucer around tree

Cut & remove top § of
burlap from root ball

BB EEIRIRES
"3”"’3’»’*" ] Compacted top soil with
”}00’:“0‘ ) pedestal
X XXX RXX o

e to belna standard: *well
groomed" soil

Scarify pit bottom
minimum of (150mm)

Minimum of (150mm)

Notes: on all sides of root ball

1. Do not damage main roots or destroy root ball when installing tree stake.
2. Water thoroughly after installation

3. Remove tree rings and stakes two years after installations

4. Provide drainage for planting pit in impermeable soil

Do not trim leader

50mm wide woven polyweb
banding attached to stake with
shingle nails.

Strapping sources: Fabritech
Manufacturing Itd.

#201 - 20540 Duncan Way,
Langley,

ph: 604-534-5300,
x:604-534-6306

George n. Jackson Itd.

600 derwent way (annacis
island), Delta, B.C.

V3M 5P8

(t) 1-800-663-1369

(f) 1-800-663-3736
www.Jackson.ca

2 pressure treated @50-@75mm
round wood stakes 2m lengths.
Stakes should be aligned
parallel to sidewalk/road

'Arborgard+' tree trunk protector
/7 AG-9-4
or 'nds' - tree trunk protector - tp|
128 nds
50mm deep saucer formed in
topsoil for initial first year
watering. Fill saucer with bark
mulch
300mm minimum of topsoil
around root ball compacted to
85% MPD
Pedestal

Stakes to not penetrate root ball
Stakes to penetrate native soil
by 300mm

|_300_|
MIN

Notes: ROOT BALL

1. Sacking/burlap to be loosened and dropped to the bottom of the planting
hole. all string, twine, etc.to be removed.

2. All wire baskets shall have the top 1/3 of the wire removed prior to
planting.

3. Alltrees shall be single stem

I < MIN 15
‘ Concrete Curb. Refer to Civil.

o mmﬁsum ides
|
[

SRS
\/Qi R

Notes:

1. Excavate planted parking lot islands as per the above detail.

2. Provide sample of subsoil to PSAI for analysis and recommended
amendment. Scarcify and apply amendment to all edges of planting pit.

% Stakes do not penetrate root ball.
/ Stakes to penetrate native soil by 300mm.
| — |

50mm Deep saucer formed in topsoil for initial
first year watering. Fill saucer with bark mulch.

Min. 300mm of growing medium around root ball
compacted to 85% standard proctor density

Asphalt Paving. Refer to Civil.
Compacted aggregate. Refer to Civil.

Extent of organic soil as deep as possible.
Minimum 1 metre Depth from top of curb.

Scale 1:25

Q CONIFEROUS TREE

DECIDUQUS TREE
Scale 1:25

TREE IN ISLAND
Scale 1:25
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FAIRBORNE

PANORAMA DRIVE

Thin Branches by §
Retain normal plant shape

Decomposed Bark Mulch
75mm min

Create Topsoil Saucer
150mm min

Remove Top 1 of Burlap

Cut ropes at top of ball.
Remove all

I REsodete Fepear
Mixture to BCLNA Standard:
"Well Groomed" soil

Tamped Admixture Backfill

Maintain saucer on lower
sides of plant to retain water

Top of root ball
level with finished grade

Prune Plant

to remove dead or broken branches
Decomposed Bark Mulch

50mm - 75mm deep, 50mm

min around trunk of plant

Original grade of slope

T Backfll mixture
3:1 topsoil / organic humus

Remove top 1/3 cut ropes at

top of ball. Remove all
non-biodegradable material.
Bottom layer of backfill shall

be lightly tamped & settled w/ water
prior to placement of plant

Provide drainage in planting

pit as necessary

Plant material i lion @ 50mm
higher than surroundings to facilitate
Min. 2% Slope mulch installation
to Edge
~- Plant spacing as per plan

Granular herbicide ronstar 9 or approved
pre-emergent herbicide. Apply according

to manufacturer's directions above and below
mulch

50mm decomposed bark mulch

Prepared planting soil
SN 150mm min.
RS

Existing subsoil

SHRUB ON SLOPE PLANTING DETAIL

GROUNDCOVER PLANTING DETAIL

@jHRUB PLANTING DETAIL
Sealo 125

Scale NTS

Scale NTS
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Appendix Il

City of Surrey
PLANNING & DEVELOPMENT REPORT
File: 7914-0286-00
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WHALLEY %| GUILDFORD. - Planning Report Date: March 7, 2016
3 96 AVE
88 AVE PROPOSAL:
80 AVE e Partial OCP Amendment from “Commercial” to
“Multiple Residential”
72 AVE e NCP Amendment from “Institutional” to
64 AVE “Commercial”, “Townhouses 25 upa max”,
“Apartment 65 upa max’, and “Park”
56 AVE e Rezoning from CD (By-law No. 12282) to RA, C-8,
1 48 AVE RM-30 and RM-70 .
e Development Permit
40 AVE e Development Variance Permit
32 AVE to permit the development of 198 townhouse units, 106
24 AVE apartment units and a commercial plaza.
LOCATION: 5750 Panorama Drive
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5 8 AVE OWNER: Redekop (Panorama) Homes Ltd
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Staff Report to Council Planning & Development Report

File:  7914-0286-00 Page 2

RECOMMENDATION SUMMARY

By-law Introduction and set date for Public Hearing for:

0 OCP Amendment; and

0 Rezoning.
Approval to reduce indoor amenity space for the townhouse site.
Approval to draft Development Permit.

Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

The applicant is proposing a partial OCP amendment to redesignate a portion of the site from
“Commercial” to “Multiple-Residential”.

The applicant is proposing an NCP amendment from “Institutional” to “Commercial”,
““Townhouses 25 upa max” and “Apartments 65 upa max’.

The applicant is seeking to reduce setbacks for the proposed townhouses, apartment and
commercial buildings, to increase lot coverage for the apartment site, and to reduce parking
requirements for the apartment site.

The applicant is seeking to reduce the indoor amenity space from the required 594 square
metres (6,394 sq.ft.) to 191 square metres (2,058 sq.ft.), and pay cash-in-lieu for the shortfall.

RATIONALE OF RECOMMENDATION

Partly complies with OCP Designation. An amendment is required for the proposed
residential portion of the site, to redesignate from “Commercial” to “Multiple-Residential”.

The proposed development is comprehensively designed, and is appropriate in scale and
density to the existing neighbourhood context. The development builds on and supports the
existing commercial centre at the corner of 152 Street and Highway No. 10, while being
sensitive in interfacing with the existing residential neighbourhood to the north and west
across Panorama Drive.

Given the site’s location close to the major intersection of 152 Street and Highway No. 10, the
commercial site to the south, and the presence of transit along 152 Street, and the proposed

park improvements, there is merit to the proposed OCP and NCP redesignations.

The proposed setbacks achieve a more urban, pedestrian streetscape.



Staff Report to Council Planning & Development Report

File:  7914-0286-00 Page 3

e The proposed increase in lot coverage assists in reducing the building height to a 4-storey
height, which is a more appropriate massing for the neighbourhood.

e The proposed indoor amenity space shortfall is supportable given that the proposed reduced
indoor amenity space is functional, with the remaining shortfall addressed through a
cash-in-lieu contribution in accordance with City policy.

e The proposed development assists in achieving a finer grained road network, with the
applicant providing a dedication for a new east-west road, connecting 152 Street to Panorama
Drive, and also a north-south road linking the new east-west road to the existing commercial
area south of the subject site along Highway No. 10.

e The City will be acquiring park land from the applicant, which will enable a park land linkage
from the existing Springwood Forest Park to the existing commercial area south of the subject
site at the corner of Highway No. 10 and 152 Street, and will also provide a new open space
area/play area for neighbourhood residents.
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RECOMMENDATION

The Planning & Development Department recommends that:

L a By-law be introduced to partially amend the OCP by redesignating a portion of the
subject site in Development Application No. 7914-0286-00 from to “Commercial” to
“Multiple Residential” and a date for Public Hearing be set (Appendix VIII).

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

3. a By-law be introduced to rezone the subject site from "CD By-law No. 12282" (CD) to:

e “Community Commercial Zone” (C-8) for the portion of the site shown as
Block E on the attached zoning block plan (Appendix II);

e “One-Acre Residential (RA)” for the portion of the site shown as Block B on the
attached zoning block plan (Appendix II);

e "Multiple Residential 30 Zone” (RM-30) for the portions of the site shown as
Blocks A and C on the attached zoning block plan (Appendix II);

e  “Multiple Residential 70 Zone” (RM-70) for the portion of the site shown as
Block D on the attached zoning block plan (Appendix II);

and a date be set for Public Hearing.
4. Council approve the applicant's request to reduce the amount of required indoor amenity

space from 594 square metres (6,394 square feet) to 191 square metres (2,058 square feet), for
the proposed townhouse site.

5. Council authorize staff to draft Development Permit No. 7914-0286-00 including a
comprehensive sign design package generally in accordance with the attached drawings
(Appendix II).

6. Council approve Development Variance Permit No. 7914-0286-00 (Appendix IX) varying

the following, to proceed to Public Notification:

(@) to reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:
i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);
ii. 4.25 metres (14 ft.) for the west property line; and

iii. 4.0 metres (13 ft.) for the north property line (along the new east-west
road);
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(b)

to reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:
i. 4.5 metres (15 ft.) to the building face, and 3.5 metres (11 ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-

south road;

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (11 ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of

the site.

(c) to reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres (15 ft.) for the west, south and north setbacks;

(d) to increase the maximum lot coverage of the RM-70 Zone from 33% to 40%; and

(e) to reduce the minimum number of on-site resident parking spaces for the
apartment site from 151 parking stalls to 139 parking stalls.

7. Council 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) approval from the Ministry of Transportation & Infrastructure;

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

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

(f) submission of an acoustical report for the townhouse units adjacent to 152 Street
and registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

(g) registration of a Section 219 Restrictive Covenant on the townhouse site to
specifically identify the allowable tandem parking arrangement and to prohibit the
conversion of the tandem parking spaces into livable space;

(h) registration of a Section 219 Restrictive Covenant to adequately address the City’s

needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture; and
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(i) the applicant adequately address the impact of reduced indoor amenity space.
8. Council pass a resolution to amend the South Newton NCP to redesignate the land from

“Institutional” to “Commercial”, “Townhouses 25 upa max.”, “Apartments 65 upa max.”
and “Park”, as well as adjust the road network when the project is considered for final
adoption, per Appendix VII.

REFERRALS

Engineering:

School District:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTI):

Surrey Fire Department:

Ministry of Environment:

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

Projected number of students from this development:

60 Elementary students at Sullivan Elementary School
32 Secondary students at Sullivan Heights Secondary School

(Appendix IV)

The applicant has advised that the first dwelling units in this
project are expected to be constructed and ready for occupancy by
summer of 2017.

Parks will acquire the proposed parkland, as shown in Appendix II.
The applicant has agreed to provide improvements to the proposed
park, including grading, drainage, hard surface pathway, landscape
and design services as part of a community benefit in light of the
proposed OCP amendment. Building elevations adjacent to
parkland should ensure CPTED and urban design principles are
applied. All fencing adjacent to parkland should be permeable and
limited to 1.2 m in height. The applicant should set back any
“up-hill” retaining walls adjacent to parkland.

Preliminary approval was granted for the rezoning under MOTI file
#2014-05984.

No concerns.

The site received a Certificate of Compliance dated

December 5, 2013. The Certificate of Compliance states that “a
qualified environmental consultant must be available to identify,
characterize and appropriately manage any environmental media
that may be contaminated and may be encountered during any
future subsurface work at the site”. This will be a requirement of
the Servicing Agreement, and the Building Permit, as applicable.
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SITE CHARACTERISTICS

Existing Land Use: vacant property

Adjacent Area:
Direction Existing Use OCP/NCP Existing Zone
Designation
North and West Multiple Residential
(Across Panorama | Townhouse units. / Apartments (45 upa | CD (By-law No. 13637)
Drive): max)

East (Across 152 Single family residential.

Urban and Suburban

RH-G, RA and CD
(By-law Nos. 17603,

Street): 18281, 14512, 14510,
17731 and 18264)
Commercial complex with
South: Market Place IGA, Commercial / CD (By-law Nos. 17005
' Shoppers Drug Mart and Commercial and 12282)
other CRUs

JUSTIFICATION FOR PLAN AMENDMENT

e The applicant is proposing to amend the Official Community Plan (OCP) from “Commercial”
to “Multiple Residential” for a portion of the site and to amend the South Newton
Neighbourhood Concept Plan (NCP) to redesignate the subject site from “Institutional” to

» o«

“Commercial”, "Townhouses 25 upa max.”,

Apartments 65 upa max.” and “Park”.

e The applicant is proposing to retain a portion of the site’s OCP “Commercial” designation, in
the southeast corner of the site, adjacent to the existing commercial plaza south of the subject
site. The proposed amendment to “Multiple Residential” for the remainder of the site
corresponds with the adjacent “Multiple Residential” designation on the sites to the north and
west. The applicant has agreed to provide improvements to the proposed park within the
development, including grading, drainage, hard surface pathway, landscape and design
services as part of a community benefit in light of the proposed OCP amendment.

e The current NCP “Institutional” designation reflects the fact that the site was owned for many
years by the Province, with the expectation that the subject site would develop into a hospital
and/or a post-secondary institution. However, the site was sold to the private sector in 2014.

e The proposed development is comprehensively designed, and is appropriate in scale and
density to the existing neighbourhood context. The development builds on and supports the
existing commercial centre at the corner of 152 Street and Highway No. 10, while being
sensitive in interfacing with the existing residential neighbourhood to the north and west

across Panorama Drive.

¢ Given the site’s location close to the major intersection of 152 Street and Highway No. 10, the
commercial site to the south, and the presence of transit along 152 Street, and the proposed
park improvements, there is merit to the proposed OCP and NCP redesignations.
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PUBLIC CONSULTATION PROCESS FOR OCP AMENDMENT

Pursuant to Section 879 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 6.1-hectare (15.0 acre) subject site is located at the southwest corner of 152 Street and
Panorama Drive. The site is sparsely treed and slopes from north to south.

e The site is currently designated “Commercial” in the OCP, “Institutional” in the South Newton
NCP, and is zoned “Comprehensive Development Zone” (CD) (By-law No. 12282).

e  When the commercial site at the northeast corner of Highway No. 10 (56 Avenue) and
152 Street was developed in the 1990s, it was expected that the subject site would develop into
a hospital and university. The site was owned by the Province for many years, but was sold to
the private sector in 2014.

Proposal
e The applicant is proposing:

0 the above described OCP and NCP amendments;
0 to rezone the site from CD (By-law No. 12282) to:

»  “Multiple Residential 30 Zone” (RM-30) for the townhouse portion;

»  “Multiple Residential 70 Zone” (RM-70) for the apartment portion;

*  “Community Commercial Zone” (C-8) for the commercial portion; and
*  “One-Acre Residential Zone” (RA) for the park portion;

0 a Development Permit to allow the development of 198 townhouse units,
106 apartment units and a 3-building commercial plaza;

0 a Development Variance Permit to reduce setbacks for the proposed townhouses,
apartment and commercial buildings, to increase lot coverage for the apartment
site, and to reduce parking requirements for the apartment site.

e The applicant proposes to subdivide the site into 4 lots: one commercial lot, one apartment
site, one townhouse site, and one park parcel.

e The park site will be purchased by the City, but the applicant will provide improvements to
the park, including completion of site grading, drainage, a pathway and landscaping as a
community benefit in light of the proposed OCP amendment.



Staff Report to Council Planning & Development Report

File:  7914-0286-00 Page 9

e Three buildings are proposed on the commercial portion of the site: one large grocery store
with a smaller commercial unit at the west portion of the commercial site, and two smaller
buildings at each corner of the site along 152 Street.

e A townhouse site is proposed with a total of 198 ground-oriented units. A 4-storey rental
apartment building with 106 units is also proposed. Twenty-one (21) units (20%) are proposed
as studios or 1-bedroom units, and the remaining 84 units are proposed as 2-bedroom or 2-
bedroom and den units.

DESIGN PROPOSAL AND REVIEW

Commercial Site

e The commercial lot is proposed at the southeast corner of the site along 152 Street, with a total
area of 1.02 hectares (2.52 acres). The proposal is compatible with the Commercial
designation in the OCP, and is considered an appropriate use for this part of South Newton.
The site will interface with existing commercial to the south, the proposed apartment building
to the west, 152 Street to the east and the new east-west road to the north.

e The proposal includes 3 separate buildings on the site, with a total of 3,147 square metres
(33,875 sq. ft.), representing a floor area ratio (FAR) of 0.31 and lot coverage of 29%, which are
within the maximum 0.8 FAR and 50% lot coverage permitted by the C-8 Zone. The proposed
building height is 10 metres (33 ft.), which is within the maximum 12 metres (40 ft.) allowed in
the C-8 Zone. Variances are required for some of the setbacks, and are discussed later in this
report.

e Building 1is the largest building proposed on the site, with a grocery store, and a commercial
retail unit (CRU) on the northern portion of the building. Building 1is proposed on the west
portion of the commercial site. The building’s main material is brick veneer (mountain red)
at the base, particularly along the east and south elevations. For the north and west
elevations, the main material is stucco (beige) at the base, as well as glazing (spandrel panels).
For the second storey, a mix of aluminum and steel is proposed. In some areas, the height of
the building has been increased to assist in screening the roof top equipment from the
adjacent proposed apartment building.

e Building 2 is proposed at the northeast corner of the site, with 3 CRUs on the ground floor and
1 CRU on the upper floor. Due to the site’s slope, the upper floor has ground floor access on
the north elevation, and the 3 CRUs on the ground floor have ground floor access on the south
elevation. The vertical columns are proposed in brick veneer (mountain red), with aluminum
and glazing in between. The horizontal portions between glazing are proposed to be
corrugated metal siding.

¢ Building 3 is a single-tenant building proposed at the southeast corner of the site. The
building is proposed with a brick veneer (beige) base, and corrugated metal siding along the
upper portions. Glazing and accent aluminum panels in blue are proposed along all four
fagades.
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Commercial Site: Vehicular Access & Parking

e Vehicular access to the commercial site is proposed from the new east-west road, as well as an
existing access on 152 Street, that is shared with the existing development to the south. The
southern access has already been constructed, and access easements are already in place.

e A total of 126 parking stalls are proposed, exceeding the minimum 94 stalls required for the
site. This includes 23 stalls for small car (within the maximum 25%), and 4 disabled parking
stalls.

Commercial Site: Signage

e A free-standing sign is proposed on the east property line, along 152 Street. The proposed sign
is 3.66 metres (12 ft.) in height and 3.0 metres (10 ft.) in width, and includes a brick veneer
base with a steel panel above. The signage is proposed in individual channel letters, with
space for 6 signs. The proposed free-standing sign is 2.0 metres (6.5 ft.) from the property
line, and complies with the Sign By-law.

e Fascia signs are also proposed for the buildings, all in individual channel letters, as described
below:
0 Building 1: 3 signs proposed
» East Elevation: one sign for the grocery store — 8.0 metres (26 ft.) by 2.0 metres
(6.5 ft.), and one sign for the CRU - 8.5 metres (28 ft.) by 1.0 metre (3 ft.).
» Northwest Elevation: one sign for the grocery store - 7.3 metres (24 ft.) by 1.0 metre

G ft.).

0 Building 2: 4 signs proposed
» South Elevation: 3 signs for three different CRUs - 4.5 metres (15 ft.) by 1.0 metre

(3 ft.).
= North Elevation: 1 sign for the upper floor CRU - 4.5 metres (15 ft.) by 1.0 metre

(3 ft.).
0 Building 3: 2 signs proposed
»  West Elevation: 1 sign - 8.2 metres (27 ft.) by 1.2 metres (4 ft.).

= East Elevation: 1 sign - 8.2 metres (27 ft.) by 1.2 metres (4 ft.).

Townhouse Site

e The townhouse lot is in the western and northern portion of the site, with a total area of
3.3 hectares (8.15 acres). This lot will be divided into three portions due to the proposed east-
west road and the park site, but will remain as one legal “hooked” lot. As such, it will be
developed as one strata project.

e The proposed RM-30 Zone requires a redesignation of the property, both in the OCP, and the
South Newton NCP. The proposal includes amending the OCP in this area from
“Commercial” to “Multiple Residential”, and amending the South Newton NCP from
“Institutional” to “Townhouses (25 upa max)”. The proposed density is considered
appropriate for this part of South Newton. The proposed townhouse site will interface with
existing commercial to the south, the proposed apartment building to the east and south,

152 Street to the east, Panorama Drive to the north and the new east-west road to the south.
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e The proposal includes 44 separate buildings on the site, with a total of 198 units and
26,062 square metres (280,538 sq. ft.) of floor area, representing a unit density of 24 units per
acre (upa), an FAR of 0.79 and lot coverage of 34.5%, which are within the maximum o0.9o FAR
and 45% lot coverage permitted by the RM-30 Zone. The proposed building height is
11.7 metres (38 ft.), which is within the maximum 13 metres (42.5 ft.) permitted in the RM-30
Zone. Variances are required for some of the setbacks, as discussed later in this report.

e The portion of the site south of the new east-west road contains 4 buildings, and a total of 19
units; the portion west of the park and north of the new east-west road contains 20 buildings
with a total of 9o units, including the indoor amenity building and outdoor amenity spaces;
and the portion east of the park contains 20 buildings, and a total of 89 units. The number of
dwelling units within each individual building varies from 2 to 8 units. Of the 198 units, 30 are
proposed as 2-bedroom units, 165 as 3-bedroom units and 3 as 4-bedroom units.

e Along Panorama Drive and the new east-west road, the street-fronting units contain active
living space on the ground floor which will promote interaction with the public realm. These
units have entries facing the street, a walkway connecting each residence to the street, and
windows that provide casual surveillance of the street.

e High quality building materials are proposed. Building materials and colours include cement
boards (beige, grey, black), metal cladding (charcoal), and wood trim boards (barnwood). The
roofs are proposed to be clad in black asphalt shingles and will include gables and sloped
portions.

Townhouse Site: Access, Pedestrian Circulation and Parking

e Vehicular access to the townhouse site is proposed to be either from the new east-west road
or the new road link to the existing commercial site to the south. No accesses are proposed
on 152 Street or Panorama Drive.

e Street-fronting units along Panorama Drive and the new east-west road are proposed to have
individual pedestrian access to the street. The applicant is proposing a series of paths
throughout the site, providing good pedestrian connectivity throughout the site and also to
the proposed park on the site.

e The majority (56.5%) of the units (112) have a side-by-side garage parking arrangement, with
86 units (43.5%) proposing a tandem parking arrangement, which complies with the

maximum 50% tandem parking permitted in the Zoning By-law.

e The applicant is proposing to provide 396 resident parking spaces and 4o visitor parking
spaces, which meets the parking requirements of the Zoning By-law.

Townhouse Site: Amenity Space

e The Zoning By-law requires that 594 square metres (6,394 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.
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The applicant is proposing to provide a 191 square metres (2,058 sq. ft.) indoor amenity
building, which is less than the 594 square metres (6,394 sq. ft.) required under the Zoning
By-Law. The proposed amenity building is attached to Townhouse Building 11, utilizing the
same building materials as the townhouse units, but with a proposed flat roof. It is a site
feature with a functional space, adjacent to one of the outdoor amenity spaces. The amenity
building is proposed to have a kitchen on the ground floor with an accessible washroom, and
a larger space on the second floor, also with a kitchen. The mailbox area is proposed on the
ground floor of the amenity building. In accordance with City Policy, the applicant must
address the shortfall of indoor amenity space with cash-in-lieu compensation.

The applicant is proposing to provide outdoor amenity space containing 612 square metres
(6,591 sq. ft.) in 4 separate areas on the townhouse site:

0 The outdoor amenity space adjacent to the indoor amenity space is 184.6 square
metres (1,987 sq. ft.) and is located between the indoor amenity space and Townhouse
Building 10, along one of the internal drive aisles. This space is proposed to have a
grass/play area, two picnic tables and landscaping.

0 A189.5-square metre (2,040 sq. ft.) outdoor amenity area is proposed along Panorama
Drive, between Townhouse Buildings 15 and 18. This space has a connection to
Panorama Drive, and two rain gardens and two benches are proposed.

0 A 99.7 square metres (1,073 sq. ft.) outdoor amenity area is proposed between
Townhouse Buildings 7 and 8, adjacent to the proposed park. This space features a
grass/play area with a rain garden and two benches.

0 A138.5square metres (1,490 sq. ft.) outdoor amenity area is proposed south of
Townhouse Building 33, adjacent to the proposed park. This space features a
proposed community garden space containing a gardening shed, with a green roof,
and an outdoor seating area.

The total 612 square metres (6,591 sq. ft.) of proposed outdoor amenity space exceeds the
Zoning By-law minimum requirements of 594 square metres (6,394 sq. ft.).

Townhouse Site: Landscaping

Landscaping is proposed throughout the townhouse site. The landscaping includes a mix of
trees, shrubs, ground cover and open lawn areas. The proposed retaining walls are proposed
to be architectural poured in placed concrete walls with reveal line patterns or split-face
architectural modular block walls in less visible areas.

A 1.0 metre (3.5 feet) high wood screen fence is proposed at various locations along the
perimeter of the townhouse site. Decorative entry features are proposed at various pedestrian
entries to the site. Front entry posts are proposed at individual unit accesses to adjacent
sidewalks. Project signage is proposed at various locations to identify the project.

Decorative paving is proposed at the vehicular entrances and pervious pavers are proposed for
the visitor parking spaces. No garbage enclosure is proposed as garbage and recycling will be
picked up at each unit.
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Apartment Site

The apartment lot is in the south portion of the site, with a total area of 0.66 hectares
(1.64 acres).

The proposed RM-70 Zone requires a redesignation of the property, both in the OCP, and the
South Newton NCP. The proposal includes amending the OCP in this area from
“Commercial” to “Multiple Residential”, and amending the South Newton NCP from
“Institutional” to “Apartment (65 upa max.)”. The proposed density is considered appropriate
for this part of South Newton. The apartment site will interface with the existing commercial
site to the south, proposed townhouses and a new road to the west, proposed new commercial
buildings to the east, and proposed townhouses and the new east-west road to the north.

The proposal is for a 4-storey building with a total of 106 rental units and 9,915 square metres
(106,724 sq. ft.) of floor area, representing an FAR of 1.49, which is within the maximum 1.5
FAR permitted in the RM-70 Zone. The proposed building height is 14.9 metres (49 ft.), which
is within the maximum 50 metres (164 ft.) of the RM-70 Zone. Variances are required for
some of the setbacks, lot coverage and parking, and are discussed later in this report.

The building is proposed as an articulated building with street presence on the new east-west
road, and larger setbacks along the back portion of the building, where the building interfaces
with the existing commercial site to the south.

Of the 106 units, 50 are proposed as studios or 1-bedroom units, and 56 are proposed as
2-bedroom units. As the applicant is proposing rental units, an office area is proposed on the
ground floor.

High quality building materials are proposed. Building materials and colours include cement
boards (beige, grey, black), metal cladding (charcoal), and wood trim boards (barnwood). The
roof is proposed to be clad in black asphalt shingles and will include gables and sloped roofs.

The main pedestrian access is provided from the new east-west road, with individual access
provided to the ground floor units.

Apartment Site: Access, Pedestrian Circulation and Parking

All of the parking for the apartment is proposed to be provided underground. Vehicular
access to the underground parkade is proposed at the east portion of the proposed apartment
lot, adjacent to the proposed commercial site. Two gates are proposed to the parkade: the
first gate provides access to the visitor parking area, and the second gate provides access to
the residential parking area.

Pedestrian connections to the sidewalk are proposed for most of the street-fronting ground
units, and a pathway is proposed from the new north-south road on the western side of the
site to allow access to the outdoor amenity area and the lobby area.

The applicant is proposing to provide 139 resident parking spaces and 21 visitor parking
spaces. The proposal complies with the minimum requirement for parking spaces for visitor
parking, but a variance is required for the resident parking spaces from 151 stalls to 139 stalls.
The variance is discussed later in this report.
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Apartment Site: Amenity Space

e The Zoning By-law requires 318 square metres (3,423 sq. ft.) of both indoor and outdoor
amenity space be provided for this project, based on 3 square metres (32 sq. ft.) per dwelling
unit.

e The applicant is proposing 344 square metres (3,707 sq. ft.) of indoor amenity space, which
meets the requirements in the Zoning By-Law. Each floor has a 44-square metre (475 sq. ft.)
amenity space, and the ground floor has an additional 168 square metres (1,807 sq. ft.) of
indoor amenity space provided. The indoor amenity spaces are as follows:

0 Ground floor: three spaces with a total area of 212 square metres (2,282 sq. ft.)

* Meeting room: 44 square metres (475 sq. ft.)

» Conference room: 85 square metres (914 sq. ft.)

* Fitness room: 83 square metres (893 sq. ft.)

* The conference room and fitness room are side-by-side, and can be combined
through an operable wall to a larger 168 square-metre (1,807 sq. ft.) space;

o 2" floor: 44 square-metre (475 sq. ft.) games amenity;
o 3" floor: 44 square-metre (475 sq. ft.) crafts amenity; and
0 4" floor: 44 square-metre (475 sq. ft.) library amenity.

e The applicant is proposing to provide 1,032 square metres (11,109 sq. ft.) of outdoor amenity
space, connected with the proposed indoor amenity area, located to the south of the building.
Over half of the space is proposed as a common lawn, with the remainder proposed to contain
an eating area with trellis and built-in barbeque, a sandbox, and raised garden beds. The total
1,032 square metres (11,109 sq. ft.) of outdoor amenity spaces provided exceeds the Zoning By-

law minimum requirements of 318 square metres (3,423 sq. ft.).

Apartment Site: Landscaping

e Landscaping is proposed throughout the apartment site. The landscaping includes a mix of
trees, shrubs, ground cover and open lawn areas.

ADVISORY DESIGN PANEL

The commercial and apartment portions of the project were referred to the Advisory Design Panel
(ADP) on October 22, 2015 (Appendix VI). The ADP comments and suggestions have been
satisfactorily addressed.
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TREES
e Laura Ralph, ISA Certified Arborist of BC Plant Health Care Inc. 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 15 15 0
Cottonwood 25 25 0
Deciduous Trees
(excluding Alder and Cottonwood Trees)
Apple 2 2 o
Cherry 3 3 o
Black Locust 2 2 o
Red Oak 1 1 o
Horse Chestnut 6 6 0
English Walnut 5 5 0
Scouler’s Willow 11 11 o
Big Leaf Maple 14 14 o
Coniferous Trees
Douglas Fir 7 vi o
Western Red Cedar 6 6 0
Norway Spruce 2 2 0
Total (excluding Alder and o
Cottonwood Trees) 59 59
Total Replacement Trees Proposed L
(excluding Boulevard Street Trees) 34
Total Retained and Replacement .
Trees 34
Contribution to the Green City Fund n/a

e The Arborist Assessment states that there are a total of 59 protected trees on the site,
excluding Alder and Cottonwood trees. Forty (40) existing trees, approximately 40% 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 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 158 replacement trees on the site. The applicant is proposing
341 replacement trees, exceeding City requirements.
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e The new trees on the site will consist of a variety of trees including Crimson Sentry Maple,
Katsura, Ace of Hearts Redbud, Skyline Honeylocust, Pin Oak, Golden Deodar Cedar, Dawn
Redwood, and Vandewolf's Pyramid Limber Pine.

e In summary, a total of 341 trees are proposed to be retained or replaced on the site.

PRE-NOTIFICATION

Pre-notification letters were sent on November 04, 2015, and a development proposal sign was
installed on November 10, 2015. Staff received the following correspondence:

e 34 emails expressing concerns with the proposal;
e 5 phone calls from area residents expressing concern about the proposal;

e 3 emails and 1 phone caller with general questions about the proposal and no concerns
expressed;

¢ Ongoing correspondence with the Panorama Neighbourhood Association (PNA) via
email and also meetings; and

e an on-line petition organized by the PNA at https://www.change.org with 246 people
“signing” a petition against the proposal. No addresses or signatures are provided so it is
not possible to verify all of the respondents.

The main concerns identified by area residents include:

e overcrowding in local schools - many are concerned that the proposed development will
increase this issue;

e parking - concerns the proposal will add to parking congestion in the area. Many
residents pointed out that they already experience parking shortages, exacerbated by the
nearby YMCA;

e traffic - concerns that adding more people to the area will increase traffic.

The applicant held a Public Information (PIM) meeting on September 16, 2015 at Cambridge
Elementary School from 7 pm to 8:30 pm. A total of 19 residents signed in, representing 18
households, of which g submitted comment sheets. The concerns identified by residents
included overcrowding at local schools, traffic, parking and concerns about the proposed rental
tenure of the apartment building.

On December 4, 2015 staff met with the developer and 2 representatives from the PNA. The PNA
identified that their number one concern was with school overcrowding. They felt the proposed
townhouses would attract a demographic with school-age children which would add to the
overcrowding problem. The PNA indicated no concern with the proposed commercial or
apartment portions of the site.


https://www.change.org/
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In terms of the main issues identified by area residents, the following can be noted:
e overcrowding in local schools - the School Board is aware of this issue.

e parking - the applicant is providing the minimum required number of parking stalls on
the townhouse and commercial portions of the site, as per the Zoning bylaw. A twelve
(12) stall reduction out of 154 required stalls (8% reduction) is proposed on the apartment
portion, which is considered acceptable by staff based on the site’s proximity to transit on
152 Street. The applicant is also providing additional on-street parking spaces on
Panorama Drive and the new east-west road propose through the site. Based on a
neighbourhood parking study conducted as part of the application, the number of on-
street parking spaces provided exceeds the anticipated additional on-street parking
demand that would be generated by the proposed development.

e traffic - The applicant was required to conduct a Traffic Impact Analysis (TIA) to assess
the impacts of the anticipated site-generated traffic from the proposed development.
Based on the TIA, the overall impact of the site-generated traffic on the operations of the
existing transportation infrastructure is anticipated to be modest. The proposed
development assists in achieving a finer grained road network to distribute traffic, with
the applicant providing a dedication for a new east-west road, connecting 152 Street to
Panorama Drive.

e rental - The proposed apartment building is of a high quality in terms of design and

materials. The proposed rental tenure and unit type increases the housing diversity in the
area. The applicant advises that the units will be targeted to residents aged 55+.

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
October 17, 2014. 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 Criteria Sustainable Development Features Summary

1. Site Context & e The site is within the South Newton NCP area.
Location (A1-A2)

e The proposal includes a 3-building commercial development, 198
townhouses and 106 rental apartments. Community garden beds
are proposed on the townhouse and apartment sites.

2. Density & Diversity
(B1-By)

e The applicant is proposing to utilize absorbent soils greater than
3oomm (1 ft.)in depth, rain gardens, cisterns and dry swales.
e Recycling pick-up is available.

3. Ecology &
Stewardship (C1-Cg)

e There is access to transit on 152 Street.

4. Sustainable Transport | e Secure bicycle storage is provided for the apartment building for
& Mobility (Di1-D2) 129 bicycles.

e On-site walkways are provided.

5. Accessibility & Safety | e The proposal has townhouse and apartment units facing the roads
(E1-E3) and the park, with windows facing public areas.
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Sustainability Criteria

Sustainable Development Features Summary

Awareness (G1-G4)

6. Green Certification e n/a
(F1)
7. Education & e n/a

ADVISORY DESIGN PANEL

The project was reviewed by the ADP at its meeting of October 22, 2015 (minutes, Appendix VI).

The applicant has resolved the majority of the issues identified by the Panel to the satisfaction of
the Planning and Development Department.

BY-LAW VARIANCE AND JUSTIFICATION

@) Requested Variance:

e To reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:

0 5.0 metres (16.5 ft.) for the east property line (along 152 Street);

0 4.25 metres (14 ft.) for the west property line; and

0 4.0 metres (13 ft.) for the north property line (along the new east-west

road).

Staff Comments:

e The proposed variances along 152 Street and the new east-west road bring the
buildings closer to the street which animates the public realm and encourages
pedestrian activity along the street frontages.

e The applicant is proposing heavy planting along the westerly property line to provide
screening for proposed Building 1.

(b) Requested Variance:

e To reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:

0 4.5 metres (15 ft.) to the building face, and 3.5 metres (u ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-
south road;

0 4.5 metres (15 ft.) to the building face, and 3.4 metres (11 ft.) to the bay
window, along 152 Street;
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0 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and

O 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site.

Staff Comments:

e The proposed setbacks for the townhouse site will bring the townhouse units closer to
the street and the park parcel which allows the units to better engage the street and
park, which enlivens the public realm, and also provides surveillance over the public
realm.

e The proposed setbacks allow for sufficient landscaping that helps delineate the private
and public realms, while still allowing the townhouse buildings to address the public
realm.

(c) Requested Variance:

e To reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres (15 ft.) for the west, south and north setbacks.

Staff Comments:

o The proposed setback along the street frontages will bring the apartment units to
better engage the street, which enlivens the public realm, and also provides
surveillance over the public realm.

e The proposed relaxation for the south setback (adjacent to the existing commercial
site to the south) is only for a corner of the building. The rest of the building has a
substantial setback on the south side, and also a large outdoor amenity area which
buffers the building from the neighbouring commercial site.

(d) Requested Variance:
e To increase the maximum lot coverage of the RM-70 Zone from 33% to 40%.

Staff Comments:

e The proposed increase in lot coverage assists in reducing the building height to a
4-storey height, which is a more appropriate massing for the neighbourhood.

e Although the lot coverage is proposed to be increased, it is noted that the applicant is
proposing a very large outdoor amenity space, and all parking for the apartment is

being provided underground.

(e) Requested Variance:
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e To reduce the minimum number of on-site resident parking spaces for the apartment
site from 151 parking stalls to 139 parking stalls.

Staff Comments:

e The apartment building is proposed to be a rental building, which typically have lower
rates of car ownership, according to the 2012 Metro Vancouver Apartment Parking
Study, which demonstrated that rental apartment buildings did not require the same
rate of parking as owner-occupied apartment buildings.

e The applicant is also providing additional on-street parking spaces on Panorama Drive
and the new east-west road propose through the site. Based on a neighbourhood
parking study conducted as part of the application, the number of on-street parking
spaces provided exceeds the anticipated additional on-street parking demand that
would be generated by the proposed development.

e The proposed 12 stall reduction out of the required 154 stalls (8% reduction) is

considered acceptable by staff based on the site’s proximity to transit on 152 Street and
the rental tenure proposed for the building.

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.

KB/dk

Lot Owners, Action Summary and Project Data Sheets
Proposed Site Plan, Building Elevations and Landscape Plans
Engineering Summary

School District Comments

Summary of Tree Survey and Tree Preservation

ADP Comments and Applicant’s Response

NCP Redesignation Map

OCP Redesignation Map

Development Variance Permit No. 7914-0286-00

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development
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APPENDIX |

Information for City Clerk

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

1. (a) Agent: Name: Jess Dhillon
Redekop (Panorama) Homes Ltd.
Address: 31324 Peardonville Road, Unit 102
Abbotsford, BC V2T 6K8
Tel: 604-852-4912 - Work
604-852-4912 - Fax
2. Properties involved in the Application
(@) Civic Address: 5750 Panorama Drive
(b) Civic Address: 5750 Panorama Dr
Owner: Redekop (Panorama) Homes Ltd
PID: 023-208-732
Lot 13 Section 10 Township 2 Plan LMP 24916 NWD
3. Summary of Actions for City Clerk's Office
(@) Introduce a By-law to amend the Official Community Plan to redesignate a portion of the
property.
(b) Introduce a By-law to rezone the property.
(c) Application is under the jurisdiction of MOTI.
MOTI File No. 2014-05984
(d) Proceed with Public Notification for Development Variance Permit No. 7914-0286-00 and

(e)

bring the Development Variance Permit forward for an indication of support by Council.
If supported, the Development Variance Permit will be brought forward for issuance and
execution by the Mayor and City Clerk in conjunction with the final adoption of the
associated Rezoning By-law.

Remove Notice of Development Permit No. 6792-0609-00 from title (BJ317062).
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DEVELOPMENT DATA SHEET - COMMERCIAL SITE

Proposed Zoning: C-8

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total
Road Widening area
Undevelopable area
Commercial Site Net Total 10,191 Sq.M.

(2.52 acres)

LOT COVERAGE (in % of net lot area)

Buildings & Structures 50% 29%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

Front (152 St) 7.5m 5.0m
Rear (east) 7.5m 4.25m
Side #1 (north) 7.5m 4.0m
Side #2 (south) 7.5m 7.5m

BUILDING HEIGHT (in metres/storeys)

Principal 12 m 10 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom +

Total

FLOOR AREA: Residential

FLOOR AREA: Commercial

Retail 3,147 sq.m.

Office

Total

FLOOR ARFA: Industrial

FLOOR AREA: Institutional

TOTAL BUILDING FLOOR AREA 3,147 sq.m.

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

\\file-server1\net-data\csdc\generate\areaprod\save\4536499046.doc
KD 3/3/16 2:55 PM



Development Data Sheet cont'd

Required Development Data

Minimum Required /
Maximum Allowed

Proposed

DENSITY

# of units/ha /# units/acre (gross)

# of units/ha /# units/acre (net)

FAR (gross)

FAR (net)

0.80

0.31

AMENITY SPACE (area in square metres)

Indoor

Outdoor

PARKING (number of stalls)

Commercial

94

126

Industrial

Residential Bachelor + 1 Bedroom

2-Bed

3-Bed

Residential Visitors

Institutional

Total Number of Parking Spaces

94

126

Number of disabled stalls

Number of small cars

24

23

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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DEVELOPMENT DATA SHEET - TOWNHOUSE 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
Townhouse Site Net Total 32,990 sq.m.

(8.15 acres)

LOT COVERAGE (in % of net lot area)

Buildings & Structures 45% 35%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

All sides 7.5m See DVP section
in report

BUILDING HEIGHT (in metres/storeys)

Principal 13m 1.7 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom +

Total 198

FLOOR AREA: Residential 26,062 sq.m.

FLOOR ARFA: Commercial

Retail

Office

Total

FLOOR AREA: Industrial

FLOOR ARFA: Institutional

TOTAL BUILDING FLOOR AREA 26,062 sq.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 / Proposed
Maximum Allowed

DENSITY

# of units/ha /# units/acre (gross)

# of units/ha /# units/acre (net) 75 uph/30 upa 59 uph/24 upa

FAR (gross)

FAR (net) 0.90 0.79
AMENITY SPACE (area in square metres)

Indoor 504 sq.m. 191 Sq.m.

Outdoor 504 sq.m. 612 sq.m.
PARKING (number of stalls)

Commercial

Industrial

Residential 396 396

Residential Visitors 40 40

Institutional

Total Number of Parking Spaces 436 436

Number of disabled stalls

Number of small cars

Tandem Parking Spaces: Number / % of 96 units/49%

Total Number of Units

Size of Tandem Parking Spaces

width/length

Heritage Site | NO Tree Survey/Assessment Provided | YES
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DEVELOPMENT DATA SHEET - APARTMENT SITE

Proposed Zoning: RM-70

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total
Road Widening area
Undevelopable area
Apartment Site Net Total 6,633 sq.m.
(1.64 acres)

LOT COVERAGE (in % of net lot area)

Buildings & Structures 33% 40%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

Front (west) 7.5m 4.5m
Rear (east) 7.5m 7.5m
Side #1 (north) 7.5m 4.5m
Side #2 (south) 7.5m 4.5m

BUILDING HEIGHT (in metres/storeys)

Principal 50m 14.9 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Studio/One Bed 50

Two Bedroom 56

Three Bedroom +

Total 106
FLOOR AREA: Residential (not including amenity 9,915 sq.m.

area)

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR AREFEA: Industrial

FLOOR AREFA: Institutional

TOTAL BUILDING FLOOR AREA 9,915 sq.Mm.

* 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 / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net) 161 uph/65 upa
FAR (gross)
FAR (net) 1.50 1.49
AMENITY SPACE (area in square metres)
Indoor 318 sq.m. 344 sq.m.
Outdoor 318 sq.m. 1,032 sq.m.
PARKING (number of stalls)
Commercial
Industrial
Residential Studio + 1 Bedroom 50 X 1.3 = 65 50 X 1.1 = 55
2-Bed 56 X 1.5 =84 56 X 1.5 = 84
3-Bed
Total Resident 149 139
Residential Visitors 21 21
Total Number of Parking Spaces 170 160
Number of disabled stalls 2 3
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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Appendix Il

!!SURREY INTER-OFFICE MEMO

the future lives here.

TO: Manager, Area Planning & Development
- South Surrey Division
Planning and Development Department
FROM: Development Services Manager, Engineering Department
DATE: March 2, 2016 PROJECT FILE: 7814-0286-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 5750 Panorama Drive

OCP AMENDMENT/NCP AMENDMENT

There are no engineering requirements relative to the OCP Amendment/NCP Amendment.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements

Dedicate on 152 Street 1.5 m for ultimate 30.0 m wide Arterial Road standard.
Dedicate on Panorama drive 2.3 m for ultimate 28.0 m wide Arterial Road standard.
Dedicate 20.0 m on 58 Avenue for ultimate 20.0 m wide Local Road standard.
Dedicate 12.0 m for the 12.0 m wide Green Lane.

Dedicate required corner cuts at all intersections.

Register 0.5 m SRW along all frontages for maintenance of City infrastructure.

Works and Services

Construct northbound left turn bay on 152 Street at 58 Avenue intersection, modify
existing landscaping and the existing southbound left turn lane at 56A Ave if required.
Construct south portion of Panorama Drive to modified Arterial Road standard.
Provide 20% funding for construction of a signal at Panorama Drive and Highway 10.
Construct 58 Avenue to Local Road standard.

Construct the 12.0 m wide lane to "urban" lane standard including sidewalk.
Construct storm sewers, sanitary sewers and water mains to service the development.
Provide onsite stormwater management features.

Develop the Park parcel.

A Servicing Agreement is required prior to Rezone/Subdivision.

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

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

Rémi Dubé, P.Eng.
Development Services Manager

IK1

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

Wednesday, December 23, 2015
Planning

THE IMPACT ON SCHOOLS
APPLICATION #:

14 0286 00

SUMMARY 198 townhouses
The proposed 107 lowrise units
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.

Both Sullivan Elementary and Sullivan Heights Secondary are overcapacity. A number of catchment
changes are being implemented for September 2016 to help manage demand between South Newton
elementary schools. The Sullivan Heights Secondary site cannot accommodate additional portables and
from September 2016 onwards any new in-catchment registrants that are unable to be accommodated at
Sullivan Heights Secondary will be accommodated at Frank Hurt Secondary. The District's 5-Year
Capital Plan includes new space requests for both the elementary and secondary school.

In recent years, amendments to the South Newton NCP have resulted in a larger number of residential
units and higher enrolment growth than was originally envisioned when the NCP was first adopted in
1999. The Surrey School District expresses its concern about development consistently occurring at
densities higher than outlined in the NCP given the flow on implications to educational facility planning.
Given the existing and projected enrolment pressures in South Newton, the school district does not
support development occurring at a higher density than outlined in approved NCPs.

Elementary Students: 60
Secondary Students: 32

September 2015 Enrolment/School Capacity

Sullivan Elementary

Enrolment (K/1-7): 30 K + 258
Capacity (K/1-7): 20K + 175
Sullivan Heights Secondary

Enrolment (8-12): 1536
Nominal Capacity (8-12): 1000
Functional Capacity*(8-12); 1080

Sullivan 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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Appendix V

Tree Preservation Summary
Surrey Project No:
Address: 14010 64 Ave, Surrey
Registered Arborist: Laura Ralph, PN6420A - BC Plant Health Care Inc.

On-Site Trees Number of Trees
(on-site and shared trees, including trees within boulevards and proposed streets and lanes, but
excluding trees in proposed open space or riparian areas). Includes 6 tree which failed during 143
Aug/Nov 2015 storms.
Protected Trees to be Removed (includes 3 boulevard trees, does not include 6 trees which 102
failed during Aug/Nov 2015 storms)
Protected Trees to be Retained (includes 35 boulevard trees) 35
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

40 X one (1) = 40
(1) 158
- All other Trees Requiring 2 to 1 Replacement Ratio
59 X two(2) =118

Replacement Trees Proposed 341
Replacement Trees in Deficit 0
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]
Off-Site Trees Number of Trees
Protected Off-Site Boulevard Trees to be Removed
Total Replacement Trees Required:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

X one(1l) =
ne (1) 0 0
- All other Trees Requiring 2 to 1 Replacement Ratio (boulevard)
X two(2) =0

Replacement Trees Proposed
Replacement Trees in Deficit 0

Summary, report and plan prepared and submitted by:

/
. ap
/g s Sy

. ) December 2, 2015
(Signature of Arborist) Date

¢
Ol Al Aa

S:\1Laura Ralph\Redekop, Dhillon, Jess, 5750 Panorama Dr, Sry, LR, Aug 21 Rev Sept 30 2015 Rev Dec 1\Dec 1 RedekopTree Preservation Summary
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Appendix VI

1Ly lidil

.l SURREY Advisory Design Panel S Avenue
o Surrey, B.C.
S ’
s M inutes THURSDAY, OCTOBER 22, 2015
Time: 4:00 pm
Present: Guests: Staff Present:
Chair - L Mickelson T. Paul, Pinora Enterprises Ltd. M. Rondeau, Acting City Architect
M. Higgs S. Paul, Pinora Enterprises Ltd. H. Ahking, Senior Planner
E. Mashing L. Barnett, Barnett Dembek Architects L. Moraes, Planner
C. Taylor M. Mitchell, M2 Landscape N. Chow, Urban Design Planner
M. Vance Architecture L. Luaifoa, Administrative Assistant
J. Redekop, Redekop (Panorama
Homes Ltd.)

R.Ciccozzi, Ciccozzi Architecture Inc.
M. van der Zalm, van der Zalm + assoc.
E. Poxleitner, Keystone Architecture &
Planning

B. NEW SUBMISSIONS

2. 4:45 PM
File No.: 7914-0286-00
New or Resubmit: New
Last Submission Date: N/A
Description: Commercial buildings
Address: 5750 Panorama Drive; South Newton
Developer: James Redekop - Redekop (Panorama Homes Ltd.)
Architect: Rob Ciccozzi - Ciccozzi Architecture Inc.
Landscape Architect: Mark van der Zalm - van der Zalm + associates
Planner: Keith Broersma

Urban Design Planner:

Mary Beth Rondeau/Henry Ahking

The Acting City Architect presented an overview of the project:

North of the subject site, including the subject site, was planned to be a
hospital or university in the NCP.

A road connection was achieved all the way through the site which is a
desirable achievement.

The subject site is for retail use and adjacent to the next ADP agenda item is a
4-storey apartment building.

Land use and density for this project is supportable by staff.

Staff are asking for advice on the signage. There are 5 proposed signs and only
2 are permitted. A variance will be sought. The free-standing sign has more
individual tenant signs with add visual clutter and the yellow background
colour in the signage of the grocery store would be more muted.

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
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Advisory Design Panel - Minutes October 22, 2015

The Project Architect presented an overview of the site plan, building plans,
elevations, cross sections, and streetscapes and highlighted the following:

e The proposal is for 3 buildings - Building 1 includes a grocery store with a
mezzanine and a smaller retail unit. Building 2 is a 2-level unit with a large
open deck and Building 3 is intended for a bank.

e A ramp was incorporated on the site for vehicular access. An existing driveway
to the south commercial site straddles the property line and the truck access
goes to loading area of the grocery store. A staircase integrates with the ramp
system.

e The current location of the garbage enclosure requested by staff is not ideal
and would prefer it be relocated.

e The general character is simple boxes with a series of columns. Brick material
was introduced on the grocery store along the entrance with glass canopy. To
maintain a rhythm, stucco was introduced by the columns. The entry is
highlighted with higher quality material. Some areas have glass and some have
a corrugated metal.

The Landscape Architect reviewed the landscape plans and highlighted the
following:

e Significant tree planting is planned for the site. One challenge is the parking
lot and to achieve some mature canopy height, a structural soil base is
proposed to enable trees to grow to their potential.

® Asignificant planted buffer will be in place between grocery store and
proposed apartment building.

e Bike requirements are exceeded as well as parking spaces.

e Decorative paving is proposed with movable planters, benches and site
furnishings to animate space in front of CRU’s.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW
Commercial buildings
File No. 7914-0286-00

It was Moved by M. Higgs

Seconded by M. Vance

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

Carried

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
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Advisory Design Panel - Minutes October 22, 2015

STATEMENT OF REVIEW COMMENTS

The Panel considered the project quite successful especially given the complicated
and challenging site.

Site

e Site grades well resolved given the challenges.

e Vehicular and pedestrian flow through and in-between developments are well
thought out.

e The gateway to the site is not well marked and the access of 152 Street looks
straight onto loading dock. Consider a lantern or beacon to mark the
entrances.

Building Form and Character

¢ Generally the form and massing are good.

e Consider the relationship of Building 1 and the adjacent CRU 2. If they must be
conjoined and expressed separately then suggest increasing the reveal.

e East facade of Building 1 should be more animated i.e. more glass and less
metal cladding. Fabric canopies appear to be a downgrade.

e The use of galvalume is harsh and heavy on the top of the building.
Transparency may be more successful.

¢ Good animated use of patio on Building 2 on the corner.

e Signage is excessive and should be more consistent with the City of Surrey
guidelines. Pilon sign is located too close to bank CRU.

¢ Consider light fixtures be made more contemporary for consistency with
building aesthetic.

e Consider screening for rooftop units and ensure it is suitable and supports the
building palette.

Landscaping

e Recommend consideration of lighting for the site along the ramps and stairs
for pedestrians. Need more lighting information.

e Landscaping is minimal. Suggest fewer stalls and more landscaping in parking
area.

e Landscaping buffers and the planting palette is ok.

Accessibility

e Recommend 2 additional wheelchair spaces located close to the grocery stores.
e Recommend providing power doors at all main entrances.

¢ Recommend providing wheelchair and gender neutral accessible washrooms.
e Recommend providing let downs for wheelchairs.

e Recommend ramp to CRU in Building 2.

Sustainability
e Consider storm water retention and reuse on site for irrigation.

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
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Panorama City comment response

All response are in red

General
1) The vehicular interface with the property to the south still hasn’t been resolved. That “island”
on the neighboring property is still right in the middle of traffic movements. Please work with the
neighbor to the south to resolve. Neighbor to the South’s contact information is: INVESTORS
GROUP TRUST CO LTD: C/O BENTALL KENNEDY (CANADA) L ATTN: CATHERINE YANG,
PROPERTY 305-935 MARINE DR NORTH VANCOUVER BC V7P 1S3

Neighboring property has agreed for existing curb island to be removed and in
cooperation to redesigning drive aisle for efficient traffic flow. See attached letter.

2) Fascia signage — Please provide more signage details (materials, dimensions, etc.) as per
my Oct.1 email. Fascia signage should be channel letters. No yellow backing should be used
(ie. grocery store). The grocery store has too many signs. It is allowed 2 signs, not 5 signs.
Grocery store signs have been changed to white and reduced to two signs along the
front (east elevation) and on the diagonal wall flanking the proposed road (north elevation).

3) Free-standing sign - In keeping with the recently approved signage on the commercial site
across 152 Street, the free-standing sign should be no more than 3.6m high, as seen in the
below Street view screenshot. The sign needs to be 2m from property line — please label on
site plan.

Free standing sign has been reduced in height to 3.6m and relocated away from building
#3 and towards the middle of the retaining wall planters. A more detailed drawing is also
provided to show materials/finishes. (Refer to site plan)

4) Please clarify if a restaurant is proposed for CRU#5, as mentioned at the ADP meeting. Let’s
design for this now (ie. patio, parking, venting, etc).
A restaurant will not be proposed in the space of CRU#5 on the 2" floor of building #2.

5) Clarify specialty paving on the onsite sidewalks.
Refer to landscape drawings.

6) Show light standard fixture manufacturers information including height and finishes.
Light standard fixture will have an overall height of 28’ (8.5m); 25’H. (7.6m) pole
mounted to a 3’'H. Concrete base. Light standard manufactured by Cree.

7) Show gas meters located away from street frontages.
Gas meters have been located on site plan as requested; refer to site plan for locations

8) Reconsider corrugated metal fascia with a metal panel.

Corrugated metal fascia has been replaced with spandrel panels at storefront locations
on the east elevation of building #1. The rest of the corrugated fascia will remain at other
locations as part of the architectural character.

9) Provide detailed site grading and show any retaining walls.
Refer to A1.3 and A1.4 for detailed grading.

10) Please show on site dimensions for pedestrian walkways, etc.
Additional dimensions have been added at walkways/paths
11) Show let downs for sidewalks.
Let downs have been shown. Refer to site plan A1.0



12) Confirm that canopies have a minimum underside 2.7m clearance.

Canopies vary in height per building in relation with building/floor/window head heights
and character. To meet minimum underside of canopies, it will be raised higher than current
height and the design will be altered. Please refer to each building elevation for underside of
canopy heights.

13) Show floor plans for each building.
Floor plans have been drawn for each building, refer to drawing set.

14) Planters along the driveway ramp should show a curb only with guard rails incorporated
where necessary and provide details. Planting should slope down at maximum 1:3 to reduce
retaining wall heights.

Planters at driveway ramp have been reduced to 6 inch curbs up from ramp and follows
the drive way slope. 3’-6” Guard rails are provided where necessary by code. (Refer to building
#2 west elevation)

15) Improve material on retaining walls along 152 ie not allan block. Provide detail of all
retaining walls on site. Allan blocks are not used, all poured concrete walls.

16) Provide a roof plan and show roof mechanical screening for both visual and acoustic to
adjacent residential. Show any restaurant exhaust located away from residential interfaces.

A study has been done to see where mechanical unit screening is required. In response
we have screened all units on top of building #1 grocery store roof from adjacent apartment
complex to the west. CRU #2 in building #1 is further away and not in view. (Refer to A2.2 and
site sections A2.9) In addition, screening is provided to 3 sides of mechanical units on top of
building #2.

17) Provide a finer grain of detailing of ground level interfaces to add interest and character
such as reveals in the brick columns and masonry bases.
Refer to sheet A2.2 for detail of pilaster.

18) Please provide detail of soil cells for the trees planted in the “diamonds” in the parking
lot. Please also include the cost of the soil cells in the landscaping cost estimate.
Landscape has provided details on planter cells. Refer to Landscape drawings.

Building 1
19) Extend the use of brick across the east fagade columns and wrapping around where visible

to the new road and wrap above the loading bay.
Brick fagade usage have been revised, please refer to building #1 elevations on A2.3.

20) Show details of screen at loading bay with durable high quality material and detailing. Height
can be to match the bottom of the brick on columns.

Refer to building #1 south elevation on A2.3 for screen elevation and finishes. Screen at
loading is 10’ (3m) high.

21) Clarify use of wider sidewalk area along the grocery store frontage.
Wider sidewalk allows for pedestrians and carts to pass side by side and also bike racks
along the front. (Refer to site plan for bike rack locations)

22) Extend glass in a spandrel panel along grocery down to 0.6m of grade. Incorporate trees
along grocery store parking including soil cells. Refer to elevations on A2.3 for spandrel panel
locations on East elevations. Additional planter cells will not be provided along grocery store.



23) Dot in any outdoor display along frontage. Cart storage along frontage not supported.
No outdoor displays along frontage of grocery store. Cart storage located in parking
area, will not be along the front of building.

24) Confirm exiting requirements and show exit routes.
Exit door provided at back of loading bay on the south side, front of building by demising
wall, and mezzanine level. (Refer to plans and elevations of building #1)

25) Show the exit sidewalk along the west extending south and routing along the south side of
the building, integrating with the loading exit stair.

We propose the exit sidewalk along the west side of the building to extend north towards
the street, this allows for a safe and at grade pathway. If we extend to the south, stairs have to
be provided which will lead to an unsafe passage onto the adjacent property’s drive aisle.

26) This sidewalk should be secured at the south end of the building. The remainder of this
triangle should have low planting along the interface with the adjacent service driveway then
native conifers toward the building setback area. Refer to landscape drawings.

27) Show adjacent proposed apartment building parkade deck and integrate the interface
including correct grades. Avoid retaining walls in this area. Refer to site section on A2.9.
Retaining wall is required and cant b avoided as the adjacent site finished grades are higher.

28) Extend the weather protection canopy along the east fagade similar to the main entrance
canopy. Weather protection is provided, canopy at entry and fabric awnings at storefront. Refer
to elevations on A2.3.

Building 2

29) Resolve grades along Panorama Drive setback area so that any steps, ramps or raised

planters are avoided. Provide a detailed plan with grades. Provide a continuous row of inside

trees along the street frontage and continuous weather protection on the building frontage.
Refer to building #2 plans and elevations for detailed grading plan. There are no ramps

provided to access CRU#5. Canopies are provided as on elevations.

Building 3
30) Label the maximum height of vertical extension to be 0.6m above show consistently.
Completed, refer to elevations on A2.8.

31) Exit door and associated walkway along 152~ to be relocated away from the east and south
frontage. Weather protection can be removed.
For exit door relocated to the south of building #3, refer to plans and elevations.
32) South and east elevation to be improved with spandrel glass.
Completed/updated. Refer to elevations on A2.8.
33) Clarify blue panels on the north and south elevation. These could be deleted.
Blue metal panels are part of future tenant’s design.



Response to ADP Minutes

Building Form and Character
* Generally the form and massing are good.
+ Consider the relationship of Building 1 and the adjacent CRU 2. If they must be conjoined and
expressed separately then suggest increasing the reveal.
« East fagade of Building 1 should be more animated i.e. more glass and less metal cladding.
Fabric canopies appear to be a downgrade.
Spandrel panels used in replace of metal cladding. (See elevations)
Fabric canopies to remain
* The use of galvalume is harsh and heavy on the top of the building. Transparency may be
more successful.
Use of galvalume is part of building character.
» Good animated use of patio on Building 2 on the corner.
« Signage is excessive and should be more consistent with the City of Surrey guidelines. Pilon
sign is located too close to bank CRU.
Pylon sign has been relocated to middle of site along 152" street. Size has been
reduced as part of city guidelines. (See A1.0)
+ Consider light fixtures be made more contemporary for consistency with building aesthetic.
Light fixtures to remain.
» Consider screening for rooftop units and ensure it is suitable and supports the building palette.
Screening of rooftop units provided. (See plans and sections)

Accessibility
*Recommend 2 additional wheelchair spaces located close to the grocery stores.
1 additional disability space is provided at grocery store.
*Recommend providing power doors at all main entrances.
Power doors provided.
*Recommend providing wheelchair and gender neutral accessible washrooms.
Washroom rough-ins provided. Future tenant to determine use of washroom.
*Recommend providing let downs for wheelchairs.
Let downs provided. (see site plan A1.0)
*Recommend ramp to CRU in Building 2.
Use of ramp at Northwest corner will connect to CRU at building 2.
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2E - Community Room B

° ° Clty Hall
.l SURREY Advisory Design Panel o - 104 Avenue
o Surrey, B.C.
S ’
& M inu teS THURSDAY, OCTOBER 22, 2015
Time: 4:00 pm
Present: Guests: Staff Present:
Chair - L Mickelson T. Paul, Pinora Enterprises Ltd. M. Rondeau, Acting City Architect
M. Higgs S. Paul, Pinora Enterprises Ltd. H. Ahking, Senior Planner
E. Mashing L. Barnett, Barnett Dembek Architects L. Moraes, Planner
C. Taylor M. Mitchell, M2 Landscape N. Chow, Urban Design Planner
M. Vance Architecture L. Luaifoa, Administrative Assistant
J. Redekop, Redekop (Panorama
Homes Ltd.)

R.Ciccozzi, Ciccozzi Architecture Inc.
M. van der Zalm, van der Zalm + assoc.
E. Poxleitner, Keystone Architecture &

Planning
B. NEW SUBMISSIONS
3. 5:45 PM
File No.: 7914-0286-00
New or Resubmit: New
Last Submission Date: N/A
Description: 4-storey apartment building
Address: 5750 Panorama Drive; South Newton
Developer: James Redekop - Redekop (Panorama Homes Ltd.)
Architect: Eric Poxleitner — Keystone Architecture & Planning
Landscape Architect: Mark van der Zalm - van der Zalm + associates
Planner: Keith Broersma
Urban Design Planner: Mary Beth Rondeau/Henry Ahking

The Acting City Architect presented an overview of the project and highlighted
the following:

e The use, form and density are supported. Staff are generally satisfied with the
proposal and do not have any specific issues.

e The parking is slightly below requirements however, staff supports the
reduction due to the site being located near two major arterial roads and the
availability of transit.

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
Page 4
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The Project Architect presented an overview of the site plan, building plans,
elevations, cross sections, and streetscapes and highlighted the following:

e The concept of the design of the project is to be reflective of the community
and still tie in between the residential and commercial portions. The
townhouses which are north of the apartment building are also a similar
design of colours and scale of materials.

e There is no parking on the surface, that area is all landscaping. All parking is
provided through a parkade that is accessed from 58 Avenue.

The Landscape Architect reviewed the landscape plans and highlighted the
following:

e The grade continues to be an issue in this precinct with the commercial
development. The landscape is a curved form with a grass boulevard and
street planting on 58 Avenue.

e The amenity space provides a lot of openness with significant vegetative and
screening. Planters are built up for privacy on own patios and screening from
whatever is taking place in the open space.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW
4-storey apartment building
File No. 7914-0286-00

It was Moved by C. Taylor

Seconded by E. Mashig

That the Advisory Design Panel (ADP)
recommends C - that the applicant address the following issues to the satisfaction
of the Planning & Development Department and, at the discretion of Planning
staff, resubmit the project to the ADP for review.

Carried

STATEMENT OF REVIEW COMMENTS

In general, the Panel support the layout of the site, the form and massing.

Site
e Decent solution to challenging site relative to the grade of adjacent existing
development.

Building Form and Character

e The site arrangement is well articulated for a massive building.

e Consider something to break up the long corridor. Allow natural light where it
changes in direction. The corridor is broken up using a variety of methods:

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
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o Even though the building itself is large, the common corridor is not
a long straight run, due to the articulation of the building, which
follows the street curves, but rather is broken up into much shorter
portion of corridor lengths.

o At each go degree corner in the corridor (2 per floor), the ceiling
design will have cove LED lighting to provide a feeling of going to a
destination that has a lighting feature.

o By having the elevators and a stair shaft centrally located, the
distance from these main access points to any unit entry door is as
short as possible.

o On every floor, at approximately halfway between the central
elevator/central stair area and the further unit entry door in the
southwest corner (the longest distance in the building) is an
amenity room with numerous windows between it and the corridor.
This further breaks up the corridor and brings interest along the
circulation route.

o Every unit entry is not simply a door that is flush with the corridor.
Rather, each entry has a distinctive design, with 4” projections on
either side of the entry area in a contrasting colour, and the wall
with the entry door recessed from the main corridor plane by
approximately 12”, for a total recess of about 16”. There will be a
dropped ceiling with a pot light over this entry area which also
enhances the distinctness of the entry area. With all these design
elements, each entry area becomes a unique place of entry and
further breaks up the corridor.

e Recommend further developing elevations and use of materials. Palette is busy
and there is a lack of clarity regarding vertical expression vs. horizontal datum.
The palette has been simplified, vertical elements have been removed or
adjusted so that a uniform horizontal theme is now consistent for the entire
building.

e Specifically, the strong vertical elements going up to the roof gable. These
vertical elements have been re-designed to match other more horizontal
themes, which further emphasizes a more harmonious design.

e Re-consider materials; metal looks like wood, concrete looks like stone and
fibre cement looks like wood. Recognizing that good quality materials have
been used, it’s how they have been composed that is the problem. Material
selections have been revised in numerous areas to have a more uniform
composition and in keeping with a more traditional hierarchy with strong
lower (base) materials.

¢ (Consider reducing number of elements to improve the “very busy” look. The
number of elements has been drastically reduced so that the design is more
consistent throughout.

e Rental approach should be the same care as market projects. Agreed.

e Consider indoor garage access for tenants. All the tenants parking is in a secure
underground parkade, separate from the underground visitor parking area.

e Better relationship of indoor and outdoor amenity areas.One large room rather
than broken up by corridor. The main indoor amenity area has been combined
into one large room and moved further east. This allows it to be directly

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
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adjacent to the outdoor amenity area. This relationship is further enhanced by
having direct connections between the two by way of a patio door and
sidewalk.

Landscaping

e Re-consider the tree located between the wood fence and concrete parking
wall at the south property line. This has been adjusted.

e Consider rotating garden beds to be able to provide more of them. Add
gardening amenities such as tool storage. The usable area of the raised garden
beds has been substantially increased. The beds are 1.2m wide and the aisles are
1m wide to optimize garden area and accessibility. A small tool shed and hose bib
has been added to the northeast corner of the garden bed.

Accessibility

e Recommend elevator panel button be horizontal. Agree to include.

e Recommend call buttons. Agree to include elevator call buttons.

e Recommend power doors at entrance. Agree to include.

e Provide emergency call button in underground lobby. Agree to include an
emergency call button in the underground lobby, but would ask for further
clarification details about how this would work, such as where the button
would signal to.

e Suggest 50% of units be wheelchair accessible. As noted in my email to Keith
Broersma on Oct.30/15, this is a typo in the minutes: the actual suggestion was
to have 5% as adaptable units. We have provided more than 5% of the units as
accessible, as defined by the BC Building Code.

e Provide wheelchair accessible washrooms in amenities room. Agree to include.

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
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Appendix I1X

CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7914-0286-00
Issued To: Redekop (Panorama) Homes Ltd

("the Owner")

Address of Owner: 102-31324 Peardonville Road
Abbotsford BC V2T 6K8
L This development variance permit is issued subject to compliance by the Owner with all

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this
development variance permit.

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

Parcel Identifier: 023-208-732
LT 13 SE SC 10 T2 PLLMP24916 Part NE1/4.
5750 Panorama Dr

(the "Land")

3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert
the new legal description for the Land once titles have been issued, as follows:

Parcel Identifier:

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

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

(@) In Subsection F. Yards and Setbacks of Part 36 Community Commercial Zone (C-
8), the minimum setbacks are reduced from 7.5 metres (25 ft.) to:
i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);
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ii.  4.25 metres (14 ft.) for the west property line; and
iili. 4.0 metres (13 ft.) for the north property line (along the new east-west
road);

(b) In Subsection F. Yards and Setbacks of Part 22 Multiple Residential 30 Zone (RM-
30), the minimum setbacks are reduced from 7.5 metres (25 ft.) to:

i. 4.5 metres (15 ft.) to the building face, and 3.5 metres (1 ft.) to the bay
window, along Panorama Drive, the new east-west road and the new
north-south road;

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (11 ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel;

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site;

(c) In Subsection F. Yards and Setbacks of Part 24 Multiple Residential 70 Zone (RM-
70), the minimum setbacks are reduced from 7.5 metres (25 ft.) to 4.5 metres (15
ft.) for the west, south and north setbacks;

(d) In Subsection E. Lot Coverage of Part 24 Multiple Residential 70 Zone (RM-70), the
maximum lot coverage is increased from 33% to 40%; and

(e) In Table C.6 Parking Requirement for Residential Uses of Part 5 Off-Street Parking,
the number of required parking spaces is reduced for the apartment site from 151
on-site resident parking spaces to 139 parking spaces.

This development variance permit applies to only that portion of the buildings and
structures on the Land shown on Schedule A which is attached hereto and forms part of
this development variance permit. This development variance permit does not apply to
additions to, or replacement of, any of the existing buildings shown on attached Schedule
A, which is attached hereto and forms part of this development variance permit.

The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.

This development variance permit shall lapse if the Owner does not substantially start any
construction with respect to which this development variance permit is issued, within two
(2) years after the date this development variance permit is issued.

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

This development variance permit is not a building permit.
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AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE = DAY OF ,20 .
ISSUED THIS DAY OF ,20 .

Mayor - Linda Hepner

City Clerk - Jane Sullivan



SCHEDULE A

PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

(b) In Subsection F. Yards and Setbacks
of Part 22 Multiple Residential 30 Zone
(RM-30), the minimum setbacks are
reduced from 7.5 metres (25 ft.) to: y . =
i. 4.5 metres (15 ft.) to the : oA
building face, and 3.5 metres (11 ft.) to the
bay window, along Panorama Drive, the

new east-west road and the new north- \
south road;

ii. 4.5 metres (15ft.) to the
building face, and 3.4 metres (11 ft.) to the
bay window, along 152 Street;

iii. 3.0 (10 ft.) to the building
face, and 1.9 metres (6 ft.) to the bay
window, along the proposed parkparcer;

iv. 4.4 metres (14.5 ft.) for
Townhouse Building 4 in the southwest
corner of the site;

| TOWNHOUSE SITE 7 |- —~,
~ sp8T7 Sl

-~

(a) In Subsection F. Yards and Setbacks of Part 36
Community Commercial Zone (C-8), the minimum

1) |-~ rownnouse ses |setbacks are reduced from 7.5 metres (25 ft.) to:

P E i. 5.0 metres (16.5 ft.) for the east property line
e (along 152 Street);

ii. 4.25 metres (14 ft.) for the west property line;

iii. 4.0 metres (13 ft.) for the north property lin
(along the new east-west road);

V 9Inpayas

(c) In Subsection F. Yards and Setbacks of Part 24 Mul
— Residential 70 Zone (RM-70), the minimum setbacks are
ruture comverciaLreduced from 7.5 metres (25 ft.) to 4.5 metres (15 ft.) for the

RETAIL UNITS AND
PARKING BY OTHERS)\WeSt, South and north setbacks;

(d) In Subsection E. Lot Coverage of Part 24 Multiple
Residential 70 Zone (RM-70), the maximum lot coverage
is increased from 33% to 40%; and

(e) In Table C.6 Parking Requirement for Residential Uses
of Part 5 Off-Street Parking, the number of required
parking spaces is reduced for the apartment site from 151
on-site resident parking spaces to 139 parking spaces.

1=

SITE PLAN SITE PLAN - OVERALL
o SD8-2
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Staff Report to Council . Planning & Development Report

File:  7914-0286-00 Page 2

RECOMMENDATION SUMMARY

By-law Introduction and set date for Public Hearing for:

o QCP Amendment; and

o Rezoning.
Approval to reduce indoor amenity space for the townhouse site.
Approval to draft Development Permit.

Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

The applicant is proposing a partial OCP amendment to redesignate a portion of the site from
“Cormmercial” to “Multiple-Residential”.

The applicant is proposing an NCP amendment from “Institutional” to “Commercial”,
“"Townhouses 25 upa max” and “Apartments 65 upa max”.

The applicant is seeking to reduce setbacks for the proposed townhouses, apartment and
commercial buildings, to increase lot coverage for the apartment site, and to reduce parking
requirements for the apartment site.

The applicant is seeking to reduce the indoor amenity space from the required 594 square
metres (6,394 sq.ft.) to 191 square metres (2,058 sq.ft.), and pay cash-in-lieu for the shortfall.

RATIONALE OF RECOMMENDATION

Partly complies with OCP Designation. An amendment is required for the proposed
residential portion of the site, to redesignate from “Commercial” to “Multiple-Residential”.

The proposed development is comprehensively designed, and is appropriate in scale and
density to the existing neighbourhood context. The development builds on and supports the
existing commercial centre at the corner of 152 Street and Highway No. 10, while being
sensitive in interfacing with the existing residential neighbourhood to the north and west
across Panorama Drive.

Given the site’s Jocation close to the major intersection of 152 Street and Highway No. 10, the
commercial site to the south, and the presence of transit along 152 Street, and the proposed

park improvements, there is merit to the proposed OCP and NCP redesignations.

The proposed setbacks achieve a more urban, pedestrian streetscape.
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The proposed increase in lot coverage assists in reducing the building height to a 4-storey
height, which is a more appropriate massing for the neighbourhood.

The proposed indoor amenity space shortfall is supportable given that the proposed reduced
indoor amenity space is functional, with the remaining shortfall addressed through a
cash-in-lieu contribution in accordance with City policy.

The proposed development assists in achieving a finer grained road network, with the
applicant providing a dedication for a new east-west road, connecting 152 Street to Panorama
Drive, and also a north-south road linking the new east-west road to the existing commercial
area south of the subject site along Highway No. 10.

The City will be acquiring park land from the applicant, which will enable a park land linkage
from the existing Springwood Forest Park to the existing commercial area south of the subject
site at the corner of Highway No. 10 and 152 Street, and will also provide a new open space
area/play area for neighbourhood residents.
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RECOMMENDATION

The Planning & Development Department recommends that:

1.

a By-law be introduced to partially amend the OCP by redesignating a portion of the
subject site in Development Application No. 7914-0286-00 from to “Commercial” to
“Multiple Residential” and a date for Public Hearing be set (Appendix VIII).

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 subject site from "CD By-law No. 12282" (CD) to:

¢ “Community Commercial Zone” (C-8) for the portion of the site shown as
Block E on the attached zoning block plan (Appendix II);

*  “One-Acre Residential (RA)” for the portion of the site shown as Block B on the
attached zoning block plan (Appendix II);

¢ "Multiple Residential 30 Zone” (RM-30) for the portions of the site shown as
Blocks A and C on the attached zoning block plan (Appendix II);

¢ “Multiple Residential 70 Zone” (RM-70) for the portion of the site shown as
Block D on the attached zoning block plan (Appendix II);

and a date be set for Public Hearing.

Council approve the applicant's request to reduce the amount of required indoor amenity
space from 594 square metres (6,394 square feet) to 191 square metres (2,058 square feet), for
the proposed townhouse site.

Council authorize staff to draft Development Permit No. 7914-0286-00 including a
comprehensive sign design package generally in accordance with the attached drawings

(Appendix II).

Council approve Developmenf Variance Permit No. 7914-0286-00 (Appendix IX) varying
the following, to proceed to Public Notification:

(a) to reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:
i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);
il. 4.25 metres (14 ft.) for the west property line; and

iti. 4.0 metres (13 ft.) for the north property line {along the new east-west
road);
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(b)

(c)

(d)
{e)

(@)

()

(g)

(h)

to reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:
i. 4.5 metres (15 ft.) to the building face, and 3.5 metres (u ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-

south road;

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (11 ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site.

to reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres {15 ft.) for the west, south and north setbacks;

to increase the maximum lot coverage of the RM-70 Zone from 33% to 40%; and

to reduce the minimum number of on-site resident parking spaces for the
apartment site from 151 parking stalls to 139 parking stalls.

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

ensure that all engineering requirements and issues including restrictive
covenants, dedications, and rights-of-way where necessary, are addressed to the
satisfaction of the General Manager, Engineering;

submission of a subdivision layout to the satisfaction of the Approving Officer;
approval from the Ministry of Transportation & Infrastructure;

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;

submission of an acoustical report for the townhouse units adjacent to 152 Street
and registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

registration of a Section 219 Restrictive Covenant on the townhouse site 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; and
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(i) the applicant adequately address the impact of reduced indoor amenity space.
8. Council pass a resolution to amend the South Newton NCP to redesignate the land from

“Institutional” to “Commercial”, “Townhouses 25 upa max.”, “Apartments 65 upa max.”
and “Park”, as well as adjust the road network when the project is considered for final
adoption, per Appendix VIL

REFERRALS

Engineering:

School District:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTTI):

Surrey Fire Department:

Ministry of Environment:

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

Projected number of students from this development:

60 Elementary students at Sullivan Elementary School
32 Secondary students at Sullivan Heights Secondary School

(Appendix IV)

The applicant has advised that the first dwelling units in this
project are expected to be constructed and ready for occupancy by
summer of 2017.

Parks will acquire the proposed parkland, as shown in Appendix II.
The applicant has agreed to provide improvements to the proposed
park, including grading, drainage, hard surface pathway, landscape
and design services as part of a community benefit in light of the
proposed OCP amendment. Building elevations adjacent to
parkland should ensure CPTED and urban design principles are
applied. All fencing adjacent to parkland should be permeable and
limited to 1.2 m in height. The applicant should set back any
“up-hill” retaining walls adjacent to parkland.

Preliminary approval was granted for the rezoning under MOTI file
#2014-05984.

No concerns.

The site received a Certificate of Compliance dated

December 5, 2013. The Certificate of Compliance states that “a
qualified environmental consultant must be available to identify,
characterize and appropriately manage any environmental media
that may be contaminated and may be encountered during any
future subsurface work at the site”. This will be a requirement of
the Servicing Agreement, and the Building Permit, as applicable.
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SITE CHARACTERISTICS

Existing Land Use: vacant property

Adjacent Area:
Direction Existing Use OCP/NCP Existing Zone
Designation
North and West Muitiple Residential
{Across Panorama | Townhouse units. / Apartments (45 upa | CD (By-law No. 13637)
Drive): max)
RH-G, RA and CD
gast (Across 152 Single family residential. Urban and Suburban (By-law Nos. 17603,
treet); 18281, 14512, 14510,
17731 and 18264)
Commercial complex with
South: Market Place IGA, Commercial / CD (By-law Nos. 17005
' Shoppers Drug Mart and Commercial and 12282)
other CRUs

JUSTIFICATION FOR PLAN AMENDMENT

» The applicant is proposing to amend the Official Community Plan {OCP) from “Commercial”
to “Multiple Residential” for a portion of the site and to amend the South Newton
Neighbourhood Concept Plan (NCP) to redesignate the subject site from “Institutional” to

EL {4

“Commercial”, "Townhouses 25 upa max.”, “Apartments 65 upa max.” and “Park”.

¢ The applicant is proposing to retain a portion of the site’s OCP “Commercial” designation, in
the southeast corner of the site, adjacent to the existing commercial plaza south of the subject
site. The proposed amendment to “Multiple Residential” for the remainder of the site
corresponds with the adjacent “Multiple Residential” designation on the sites to the north and
west. The applicant has agreed to provide improvements to the proposed park within the
development, including grading, drainage, hard surface pathway, landscape and design
services as part of a community benefit in light of the proposed OCP amendment.

o The current NCP “Institutional” designation reflects the fact that the site was owned for many
years by the Province, with the expectation that the subject site would develop into a hospital
and/or a post-secondary institution. However, the site was sold to the private sector in 2014.

» The proposed development is comprehensively designed, and is appropriate in scale and
density to the existing neighbourhood context. The development builds on and supports the
existing commercial centre at the corner of 152 Street and Highway No. 10, while being
sensitive in interfacing with the existing residential neighbourhood to the north and west
across Panorama Drive.

» Given the site’s location close to the major intersection of 152 Street and Highway No. 10, the
commercial site to the south, and the presence of transit along 152 Street, and the proposed
park improvements, there is merit to the proposed OCP and NCP redesignations.
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PUBLIC CONSULTATION PROCESS FOR OCP AMENDMENT

Pursuant to Section 879 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

» The 6.-hectare (15.0 acre) subject site is located at the southwest corner of 152 Street and
Panorama Drive. The site is sparsely treed and slopes from north to south.

» The site is currently designated “Commercial” in the OCP, “Institutional” in the South Newton
NCP, and is zoned “Comprehensive Development Zone” (CD) {By-law No. 12282).

¢  When the commercial site at the northeast corner of Highway No. 10 (56 Avenue) and
152 Street was developed in the 1990s, it was expected that the subject site would develop into
a hospital and university. The site was owned by the Province for many years, but was sold to
the private sector in 2014.

Proposal
e The applicant is proposing:

o the above described OCP and NCP amendments;
0 to rezone the site from CD (By-law No. 12282) to:

»  “Multiple Residential 30 Zone” (RM-30) for the townhouse portion;

*  “Multiple Residential 70 Zone” (RM-70) for the apartment portion;

*  “Community Commercial Zone” (C-8) for the commercial portion; and
*  “One-Acre Residential Zone” (RA) for the park portion;

o a Development Permit to allow the development of 198 townhouse units,
106 apartment units and a 3-building commercial plaza;

o aDevelopment Variance Permit to reduce setbacks for the proposed townhouses,
apartment and commercial buildings, to increase lot coverage for the apartment
site, and to reduce parking requirements for the apartment site.

e The applicant proposes to subdivide the site into 4 lots: one commercial lot, one apartment
site, one townhouse site, and one park parcel.

e The park site will be purchased by the City, but the applicant will provide improvements to
the park, including completion of site grading, drainage, a pathway and landscaping as a
community benefit in light of the proposed OCP amendment.
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* Three buildings are proposed on the commercial portion of the site: one large grocery store
with a smaller commercial unit at the west portion of the commercial site, and two smaller
buildings at each corner of the site along 152 Street.

* A townhouse site is proposed with a total of 198 ground-oriented units. A 4-storey rental
apartment building with 106 units is also proposed. Twenty-one (21) units (20%) are proposed

as studios or 1-bedroom units, and the remaining 84 units are proposed as 2-bedroom or 2-
bedroom and den units.

DESIGN PROPOSAL AND REVIEW

Commercial Site

¢ The commercial lot is proposed at the southeast corner of the site along 152 Street, with a total
area of 1.02 hectares (2.52 acres). The proposal is compatible with the Commercial
designation in the OCP, and is considered an appropriate use for this part of South Newton.
The site will interface with existing commercial to the south, the proposed apartment building
to the west, 152 Street to the east and the new east-west road to the north,

* The proposal includes 3 separate buildings on the site, with a total of 3,147 square metres
(33,875 sq. ft.), representing a floor area ratio (FAR) of 0.31 and lot coverage of 29%, which are
within the maximum 0.8 FAR and 50% lot coverage permitted by the C-8 Zone. The proposed
building height is 10 metres (33 ft.), which is within the maximum 12 metres (40 ft.) allowed in
the C-8 Zone. Variances are required for some of the setbacks, and are discussed later in this
report.

¢ Building1 is the largest building proposed on the site, with a grocery store, and a commercial
retail unit (CRU) on the northern portion of the building. Building 1 is proposed on the west
portion of the commercial site. The building’s main material is brick veneer (mountain red)
at the base, particularly along the east and south elevations. For the north and west
elevations, the main material is stucco (beige) at the base, as well as glazing (spandrel panels).
For the second storey, a mix of aluminum and steel is proposed. In some areas, the height of
the building has been increased to assist in screening the roof top equipment from the
adjacent proposed apartment building.

e Building 2 is proposed at the northeast corner of the site, with 3 CRUs on the ground floor and
1 CRU on the upper floor. Due to the site’s slope, the upper floor has ground floor access on
the north elevation, and the 3 CRUs on the ground floor have ground floor access on the south
elevation. The vertical columns are proposed in brick veneer (mountain red), with aluminum
and glazing in between. The horizontal portions between glazing are proposed to be
corrugated metal siding.

¢ Building 3 is a single-tenant building proposed at the southeast corner of the site. The
building is proposed with a brick veneer (beige) base, and corrugated metal siding along the
upper portions. Glazing and accent aluminum panels in blue are proposed along all four
fagades.
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Commercial Site: Vehicular Access & Parking

¢ Vehicular access to the commercial site is proposed from the new east-west road, as well as an
existing access on 152 Street, that is shared with the existing development to the south. The
southern access has already been constructed, and access easements are already in place,

* Atotal of 126 parking stalls are proposed, exceeding the minimum g4 stalls required for the
site. This includes 23 stalls for small car (within the maximum 25%), and 4 d1sab1ed parking

stalls.

Commercial Site: Signage

» A free-standing sign is proposed on the east property line, along 152 Street. The proposed sign
is 3.66 metres (12 ft.) in height and 3.0 metres {10 ft.) in width, and includes a brick veneer
base with a steel panel above. The signage is proposed in individual channel letters, with
space for 6 signs. The proposed free-standing sign is 2.0 metres (6. 5 ft.) from the property
line, and complies with the Sign By-law.

¢ Fascia signs are also proposed for the buildings, all in individual channel letters, as described
below:
o Building 1: 3 signs proposed
» East Elevation: one sign for the grocery store - 8.0 metres (26 ft.} by 2.0 metres
(6.5 ft.), and one sign for the CRU - 8.5 metres (28 ft.) by 1.0 metre (3 ft.).
* Northwest Elevation: one sign for the grocery store - 7.3 metres (24 ft.) by 1.0 metre

(3 ft.).

o Building 2: 4 signs proposed
= South Elevation: 3 signs for three different CRUs - 4.5 metres (15 ft.) by 1.0 metre

(3 ft.).
» North Elevation: 1 sign for the upper floor CRU ~ 4.5 metres (15 ft.) by 1.0 metre

(3 ft.).

o Building 3: 2 signs proposed
»  West Elevation: 1 sign - 8.2 metres (27 ft.) by 1.2 metres (4 ft.).
» East Elevation: 1 sign - 8.2 metres (27 ft.} by 1.2 metres (4 ft.).

Townhouse Site

o The townhouse lot is in the western and northern portion of the site, with a total area of
3.3 hectares (8.15 acres). This lot will be divided into three portions due to the proposed east-
west road and the park site, but will remain as one legal “hooked” lot. As such, it will be
developed as one strata project.

e The proposed RM-30 Zone requires a redesignation of the property, both in the OCP, and the
South Newton NCP. The proposal includes amending the OCP in this area from
“Commercial” to “Multiple Residential”, and amending the South Newton NCP from
“Institutional” to “Townhouses (25 upa max)”. The proposed density is considered
appropriate for this part of South Newton. The proposed townhouse site will interface with
existing commercial to the south, the proposed apartment building to the east and south,

152 Street to the east, Panorama Drive to the north and the new east-west road to the south.
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¢ The proposal includes 44 separate buildings on the site, with a total of 198 units and
26,062 square metres (280,538 sq. ft.) of floor area, representing a unit density of 24 units per
acre (upa), an FAR of 0.79 and lot coverage of 34.5%, which are within the maximum o.go FAR
and 45% lot coverage permitted by the RM-30 Zone. The proposed building height is
1.7 metres (38 ft.), which is within the maximum 13 metres (42.5 ft.} permitted in the RM-30
Zone. Variances are required for some of the setbacks, as discussed later in this report.

e The portion of the site south of the new east-west road contains 4 buildings, and a total of 19
units; the portion west of the park and north of the new east-west road contains 20 buildings
with a total of 9o units, including the indoor amenity building and outdoor amenity spaces;
and the portion east of the park contains 2o buildings, and a total of 89 units. The number of
dwelling units within each individual building varies from 2 to 8 units. Of the 198 units, 30 are
proposed as 2-bedroom units, 165 as 3-bedroom units and 3 as 4-bedroom units.

» Along Panorama Drive and the new east-west road, the street-fronting units contain active
living space on the ground floor which will promote interaction with the public realm. These
units have entries facing the street, a walkway connecting each residence to the street, and
windows that provide casual surveillance of the street.

¢ High quality building materials are proposed. Building materials and colours include cement
boards (beige, grey, black), metal cladding {charcoal), and wood trim boards (barnwood). The
roofs are proposed to be clad in black asphalt shingles and will include gables and sloped
portions.

Townhouse Site: Access, Pedestrian Circulation and Parking

» Vehicular access to the townhouse site is proposed to be either from the new east-west road
or the new road link to the existing commercial site to the south. No accesses are proposed
on 152 Street or Panorama Drive.

e Street-fronting units along Panorama Drive and the new east-west road are proposed to have
individual pedestrian access to the street. The applicant is proposing a series of paths
throughout the site, providing good pedestrian connectivity throughout the site and also to
the proposed park on the site.

¢ The majority (56.5%) of the units (112) have a side-by-side garage parking arrangement, with
86 units {43.5%) proposing a tandem parking arrangement, which complies with the

maximum 50% tandem parking permitted in the Zoning By-law.

¢ The applicant is proposing to provide 396 resident parking spaces and 4o visitor parking |
spaces, which meets the parking requirements of the Zoning By-law.

Townhouse Site: Amenity Space

¢ The Zoning By-law requires that 594 square metres (6,394 sq. ft.) of both indoor and outdoor
amenity space be provided for the townhouse portion of the site, based on 3 square metres
(32 5q. ft.) per dwelling unit.
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The applicant is proposing to provide a 191 square metres (2,058 sq. ft.) indoor amenity
building, which is less than the 594 square metres (6,394 sq. ft.) required under the Zoning
By-Law. The proposed amenity building is attached to Townhouse Building 11, utilizing the
same building materials as the townhouse units, but with a proposed flat roof. It is a site
feature with a functional space, adjacent to one of the outdoor amenity spaces. The amenity
building is proposed to have a kitchen on the ground floor with an accessible washroom, and
a larger space on the second floor, also with a kitchen. The mailbox area is proposed on the
ground floor of the amenity building. In accordance with City Policy, the applicant must
address the shortfall of indoor amenity space with cash-in-lieu compensation.

The applicant is proposing to provide outdoor amenity space containing 612 square metres
{6,501 sq. ft.) in 4 separate areas on the townhouse site:

o The outdoor amenity space adjacent to the indoor amenity space is 184.6 square
metres (1,987 sq. ft.) and is located between the indoor amenity space and Townhouse
Building 10, along one of the internal drive aisles. This space is proposed to have a
grass/play area, two picnic tables and landscaping,.

o A 18g.5-square metre (2,040 sq. ft.) outdoor amenity area is proposed along Panorama
Drive, between Townhouse Buildings 15 and 18. This space has a connection to
Panorama Drive, and two rain gardens and two benches are proposed.

o A 99.7square metres (1,073 sq. ft.) outdoor amenity area is proposed between
Townhouse Buildings 7 and 8, adjacent to the proposed park. This space features a
grass/play area with a rain garden and two benches.

o A138.5square metres (1,490 sq. ft.) outdoor amenity area is proposed south of
Townhouse Building 33, adjacent to the proposed park. This space features a
proposed community garden space containing a gardening shed, with a green roof,
and an outdoor seating area.

The total 612 square metres (6,591 sq. ft.) of proposed outdoor amenity space exceeds the
Zoning By-law minimum requirements of 594 square metres (6,394 sq. ft.).

Townhouse Site: I.andscaping

Landscaping is proposed throughout the townhouse site. The landscaping includes a mix of
trees, shrubs, ground cover and open lawn areas. The proposed retaining walls are proposed
to be architectural poured in placed concrete walls with reveal line patterns or split-face
architectural modular block walls in less visible areas.

A 1.0 metre (3.5 feet) high wood screen fence is proposed at various locations along the
perimeter of the townhouse site, Decorative entry features are proposed at various pedestrian
entries to the site. Front entry posts are proposed at individual unit accesses to adjacent
sidewalks. Project signage is proposed at various locations to identify the project.

Decorative paving is proposed at the vehicular entrances and pervious pavers are proposed for
the visitor parking spaces. No garbage enclosure is proposed as garbage and recycling will be
picked up at each unit.
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Apartment Site

The apartment lot is in the south portion of the site, with a total area of 0.66 hectares
(1.64 acres).

The proposed RM-70 Zone requires a redesignation of the property, both in the OCP, and the
South Newton NCP. The proposal includes amending the OCP in this area from
“Commercial” to “Multiple Residential”, and amending the South Newton NCP from )
“Institutional” to “Apartment (65 upa max.)”. The proposed density is considered appropriate
for this part of South Newton. The apartment site will interface with the existing commercial
site to the south, proposed townhouses and a new road to the west, proposed new commercial
buildings to the east, and proposed townhouses and the new east-west road to the north.

The proposal is for a 4-storey building with a total of 106 rental units and 9,915 square metres
(106,724 sq. ft.) of floor area, representing an FAR of 1.49, which is within the maximum 1.5
FAR permitted in the RM-70 Zone. The proposed building height is 14.9 metres (49 ft.), which
is within the maximum 50 metres (164 ft.) of the RM-70 Zone. Variances are required for
some of the setbacks, lot coverage and parking, and are discussed later in this report.

The building is proposed as an articulated building with street presence on the new east-west
road, and larger setbacks along the back portion of the building, where the building interfaces
with the existing commercial site to the south.

Of the 106 units, 50 are proposed as studios or 1-bedroom units, and 56 are proposed as
2-bedroom units. As the applicant is proposing rental units, an office area is proposed on the
ground floor.

High quality building materials are proposed. Building materials and colours include cement
boards (beige, grey, black), metal cladding (charcoal), and wood trim boards {barnwood). The
roof is proposed to be clad in black asphalt shingles and will include gables and sloped roofs.

The main pedestrian access is provided from the new east-west road, with individual access
provided to the ground floor units.

Apartment Site: Access, Pedestrian Circulation and Parking

All of the parking for the apartment is proposed to be provided underground. Vehicular
access to the underground parkade is proposed at the east portion of the proposed apartment
lot, adjacent to the proposed commercial site. Two gates are proposed to the parkade: the
first gate provides access to the visitor parking area, and the second gate provides access to
the residential parking area.

Pedestrian connections to the sidewalk are proposed for most of the street-fronting ground
units, and a pathway is proposed from the new north-south road on the western side of the
site to allow access to the outdoor amenity area and the lobby area.

The applicant is proposing to provide 139 resident parking spaces and 21 visitor parking
spaces. The proposal complies with the minimum requirement for parking spaces for visitor
parking, but a variance is required for the resident parking spaces from 151 stalls to 139 stalls.
The variance is discussed later in this report. '
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Apartment Site: Amenity Space

* The Zoning By-law requires 318 square metres (3,423 sq. ft.) of both indoor and ocutdoor
amenity space be provided for this project, based on 3 square metres (32 sq. ft.) per dwelling
unit,

» The applicant is proposing 344 square metres (3,707 sq. ft.) of indoor amenity space, which
meets the requirements in the Zoning By-Law. Each floor has a 44-square metre (475 sq. ft.)
amenity space, and the ground floor has an additional 168 square metres (1,807 sq. ft.) of
indoor amenity space provided. The indoor amenity spaces are as follows:

o Ground floor: three spaces with a total area of 212 square metres (2,282 sq. ft.)

» Meeting room: 44 square metres (475 sq. ft.)

= Conference room: 85 square metres (914 sq. ft.)

» Fitness room: 83 square metres (893 sq. ft.)

= The conference room and fitness room are side-by-side, and can be combined
through an operable wall to a larger 168 square-metre (1,807 sq. ft.) space;

o 2" floor: 44 square-metre (475 sq. ft.) games amenity;

o 3" floor: 44 square-metre (475 sq. ft.) crafts amenity; and

th

o 4 floor: 44 square-metre (475 sq. ft.) library amenity.

e The applicant is proposing to provide 1,032 square metres (11,109 sq. ft.) of outdoor amenity
space, connected with the proposed indoor amenity area, located to the south of the building.
Over half of the space is proposed as a common lawn, with the remainder proposed to contain
an eating area with trellis and built-in barbeque, a sandbox, and raised garden beds. The total
1,032 square metres (11,109 sq. ft.) of outdoor amenity spaces provided exceeds the Zoning By-
law minimum requirements of 318 square metres (3,423 sq. ft.).

Apartment Site: Landscaping

* Landscaping is proposed throughout the apartment site. The landscaping includes a mix of
trees, shrubs, ground cover and open lawn areas.

ADVISORY DESIGN PANEI,

The commercial and apartment portions of the project were referred to the Advisory Design Panel
(ADP) on October 22, 2015 (Appendix VI). The ADP comments and suggestions have been
satisfactorily addressed.
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TREES

¢ Laura Ralph, ISA Certified Arborist of BC Plant Health Care Inc. 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:

Alder and Cottonwood Trees

Alder 15 15 o
Cottonwood 25 25

Deciduous Trees
{excluding Alder and Cottonwood Trees)

=)

Apple 2 2 0
Cherry 3 3 o
Black Locust 2 2 0
Red Oak 1 1 0
Horse Chestnut 6 6 (o)
English Walnut 5 5 0
Scouler’s Willow 11 11 0
Big Leaf Maple 14 14 0
Coniferous Trees
Douglas Fir 7 7 )
Western Red Cedar 6 6 0
Norway Spruce 2 2 o
Total (excluding Alder and
59 59 o

Cottonwood Trees)

i

Total Replacement Trees Proposed

(excluding Boulevard Street Trees) 341
Total Retained and Replacement L
Trees 34

Contribution to the Green City Fund n/a

¢ The Arborist Assessment states that there are a total of 59 protected trees on the site,
excluding Alder and Cottonwood trees. Forty (40) existing trees, approximately 40% 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.

» For those trees that cannot be retained, the applicant will be required to plant trees onaito1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other
trees. This will require a total of 158 replacement trees on the site. The applicant is proposing
341 replacement trees, exceeding City requirements.
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*  The new trees on the site will consist of a variety of trees including Crimson Sentry Maple,
Katsura, Ace of Hearts Redbud, Skyline Honeylocust, Pin Oak, Golden Deodar Cedar, Dawn
Redwood, and Vandewolf's Pyramid Limber Pine.

» Insummary, a total of 341 trees are proposed to be retained or replaced on the site.

PRE-NOTIFICATION

Pre-notification letters were sent on November 04, 2015, and a development proposal sign was
installed on November 10, 2015. Staff received the following correspondence:

* 34 emails expressing concerns with the proposal;
* 5 phone calls from area residents expressing concern about the proposal;

» 3 emails and 1 phone caller with general questions about the proposal and no concerns
expressed;

* Ongoing correspondence with the Panorama Neighbourhood Association (PNA) via
email and also meetings; and

* an on-line petition organized by the PNA at https://www.change.org with 246 people
“signing” a petition against the proposal. No addresses or signatures are provided so it is
not possible to verify all of the respondents.

The main concerns identified by area residents include:

* overcrowding in local schools - many are concerned that the proposed development will
increase this issue; :

* parking — concerns the proposal will add to parking congestion in the area. Many
residents pointed out that they already experience parking shortages, exacerbated by the
nearby YMCA,;

o traffic - concerns that adding more people to the area will increase traffic.

The applicant held a Public Information (PIM) meeting on September 16, 2015 at Cambridge
Elementary School from 7 pm to 8:30 pm. A total of 19 residents signed in, representing 18
households, of which g submitted comment sheets. The concerns identified by residents
included overcrowding at local schools, traffic, parking and concerns about the proposed rental
tenure of the apartment building.

On December 4, 2015 staff met with the developer and 2 représentatives from the PNA. The PNA
identified that their number one concern was with school overcrowding. They felt the proposed
townhouses would attract a demographic with school-age children which would add to the
overcrowding problem. The PNA indicated no concern with the proposed commercial or
apartment portions of the site.
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In terms of the main issues identified by area residents, the following can be noted:
» overcrowding in local schools - the School Board is aware of this issue.

» parking - the applicant is providing the minimum required number of parking stalls on
the townhouse and commercial portions of the site, as per the Zoning bylaw. A twelve
(12) stall reduction out of 154 required stalls (8% reduction) is proposed on the apartment
portion, which is considered acceptable by staff based on the site’s proximity to transit on
152 Street. The applicant is also providing additional on-street parking spaces on
Panorama Drive and the new east-west road propose through the site. Based ona
neighbourhood parking study conducted as part of the application, the number of on-
street parking spaces provided exceeds the anticipated additional on-street parking
demand that would be generated by the proposed development.

« traffic - The applicant was required to conduct a Traffic Impact Analysis (TIA) to assess
the impacts of the anticipated site-generated traffic from the proposed development.
Based on the TIA, the overall impact of the site-generated traffic on the operations of the
existing transportation infrastructure is anticipated to be modest. The proposed
development assists in achieving a finer grained road network to distribute traffic, with
the applicant providing a dedication for a new east-west road, connecting 152 Street to
Panorama Drive,

¢ rental - The proposed apartment building is of a high quality in terms of design and

materials. The proposed rental tenure and unit type increases the housing diversity in the
area. The applicant advises that the units will be targeted to residents aged 55+

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
October 17, z014. 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 Criteria | Sustamable Development Features Summary

-1 Site Context & T The site is w1th1n the South Newton NCP area.
Locatlon (Al-Az)

| » The proposal includes a 3-building commercial development, 198
1 townhouses and 106 rental apartments. Community garden beds
are proposed on the townhouse and apartment sites.

2. Dens1ty & Dl,verSIty
(B1—B7)

e The applicant is proposing to utilize absorbent soils greater than
3oomm (1 ft.)in depth, rain gardens, cisterns and dry swales.
¢ Recycling pick-up is available.

3. Ecology&
Stewardshlp (Cl—C4)

_ _ _ e There is access to transit on 152 Street.

4 Sustainab_le. T’ranspoft e Secure bicycle storage is provided for the apartment building for
& Mobility (D1-D2) 129 bicycles.

' » On-site walkways are provided.

‘5. Accessibility & Saf’ety » The proposal has townhouse and apartment units facing the roads
(E-E3) _ and the park, with windows facing public areas.
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Sus‘t‘_ainaibility Criterfa |~ SustamableDevelopmentFeaturesSummary g
6. _Gr.éen Certification s nfa
(B S
7. Education& - . |en/a

Awareness (G1-G4)

ADVISORY DESIGN PANEL
The project was reviewed by the ADP at its meeting of October 22, 2015 {minutes, Appendix VI).

The applicant has resolved the majority of the issues identified by the Panel to the satisfaction of
the Planning and Development Department.

BY-LAW VARIANCE AND JUSTIFICATION

(a) Requested Variance:
¢ To reduce the minimum setback of the C-8 Zone from 7.5 metres (25 ft.) to:
o 5.0 metres (16.5 [t.) for the east property line (along 152 Street);
0 4.25 metres (14 ft.) for the west property line; and

o0 4.0 metres (13 ft.) for the north property line (along the new east-west
road).

Staff Comments:
e The proposed variances along 152 Street and the new east-west road bring the
buildings closer to the street which animates the public realm and encourages

pedestrian activity along the street frontages.

¢ The applicant is proposing heavy planting along the westerly property line to provide
screening for proposed Building 1.

{b) Requested Variance:
o To reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to:

0 4.5 metres (15 ft.) to the building face, and 3.5 metres (1 ft.) to the bay
window, along Panorama Drive, the new east-west road and the new north-
south road;

0 4.5 metres (15 ft.) to the building face, and 3.4 metres (1 ft.) to the bay
window, along 152 Street;
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o 3.0 {10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel; and
0 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site.

Staff Comments:

¢ The proposed setbacks for the townhouse site will bring the townhouse units closer to
the street and the park parcel which allows the units to better engage the street and
park, which enlivens the public realm, and also provides surveillance over the public
realm.

e The proposed setbacks allow for sufficient landscaping that helps delineate the private
and public realms, while still allowing the townhouse buildings to address the public
realm.

{c) Requested Variance:

¢ To reduce the minimum setback of the RM-70 Zone from 7.5 metres (25 ft.) to
4.5 metres (15 ft.) for the west, south and north setbacks.

Staff Comments:

* The proposed setback along the street frontages will bring the apartment units to
better engage the street, which enlivens the public realm, and also provides
surveillance over the public realm.

¢ The proposed relaxation for the south setback (adjacent to the existing commercial
site to the south) is only for a corner of the building. The rest of the building has a
substantial setback on the south side, and also a large outdoor amenity area which
buffers the building from the neighbouring commercial site.

(d) Requested Variance:

e To increase the maximum lot coverage of the RM-70 Zone from 33% to 40%.

Staff Comments:

¢ The proposed increase in lot coverage assists in reducing the building height to a
4-storey height, which is a more appropriate massing for the neighbourhood.

¢ Although the lot coverage is proposed to be increased, it is noted that the applicant is
proposing a very large outdoor amenity space, and all parking for the apartment is
being provided underground.

(e) Requested Variance:
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¢ To reduce the minimum number of on-site resident parking spaces for the apartment
site from 151 parking stalls to 139 parking stalls.

Staff Comments:

¢ The apartment building is proposed to be a rental building, which typically have lower
rates of car ownership, according to the 2012 Metro Vancouver Apartment Parking
Study, which demonstrated that rental apartment buildings did not require the same
rate of parking as owner-occupied apartment buildings.

¢ The applicant is also providing additional on-street parking spaces on Panorama Drive
and the new east-west road propose through the site. Based on a neighbourhood
parking study conducted as part of the application, the number of on-street parking
spaces provided exceeds the anticipated additional on-street parking demand that
would be generated by the proposed development.

¢ The proposed 12 stall reduction out of the required 154 stalls (8% reduction) is
considered acceptable by staff based on the site’s proximity to transit on 152 Street and
the rental tenure proposed for the building.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Lot Owners, Action Summary and Project Data Sheets
Appendix II. Proposed Site Plan, Building Elevations and Landscape Plans
Appendix J11. Engineering Summary

Appendix IV. School District Comments

Appendix V. Summary of Tree Survey and Tree Preservation

Appendix VI. ADP Comments and Applicant’s Response
Appendix VIL NCP Redesignation Map

Appendix VIII.  OCP Redesignation Map

Appendix IX. Development Variance Permit No. 7914-0286-00

% * Jean Lamontagne

General Manager
Planning and Development

KB/dk

\Whle-servert\net-datalcsdcigenerate\areaprodisave\4536499046.doc
KD 3/3/1612:24 PM



APPENDIX 1

Information for City Clerk

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

1. (a) Agent: Name: Jess Dhillon
Redekop (Panorama) Homes Ltd.
Address: 31324 Peardonville Road, Unit 102
Abbotsford, BC V2T 6K8
Tel: 604-852-4912 - Work
604-852-4912 - Fax
2. Properties involved in the Application
(a) Civic Address: 5750 Panorama Drive
(b} Civic Address: 5750 Panorama Dr
Owner: Redekop (Panorama) Homes Ltd
PID: 023-208-732

Lot 13 Section 10 Township 2 Plan LMP 24916 NWD

3. Surnmary of Actions for City Clerk's Office

(a)

(b)
{c)

(e)

Introduce a By-law to amend the Official Community Plan to redesignate a portion of the
property.

Introduce a By-law to rezone the property.
Application is under the jurisdiction of MOTI.
MOTI File No. 2014-05984

Proceed with Public Notification for Development Variance Permit No. 7914-0286-00 and
bring the Development Variance Permit forward for an indication of support by Council.
If supported, the Development Variance Permit will be brought forward for issuance and
execution by the Mayor and City Clerk in conjunction with the final adoption of the
associated Rezoning By-law.

Remove Notice of Development Permit No. 6792-0609-00 from title (BJ317062).

While-servert\net-data\csde\generate\areaprodisave\4536499046.dac

KD 3/2/16 12124 PM



DEVELOPMENT DATA SHEET - COMMERCIAL SITE

Proposed Zoning: C-8

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total
Road Widening area
Undevelopable area
Commercial Site Net Total 10,101 §Q.IM.

{2.52 acres)

LOT COVERAGE (in % of net lot area)

Buildings & Structures 50% 29%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)
Front {152 St) 7.5m 5.0m
Rear (east) 7.5m 4.25m
Side #1 {north) 7.5m 4.0m
Side #2 (south) 7.5m 7.5m

BUILDING HEIGHT (in metres/storeys)

Principal 12 m 10 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom +

Total

FLOOR AREA: Residential

FLOOR AREA: Commercial

Retail 3,147 $q.IN.

Office

Total

FLOOR ARFEA: Industrial

FLOOR AREA: Institutional

TOTAL BUILDING FLOOR AREA 3,147 5q.1m.

* 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

# of units/ha /# units/acre (gross)

# of units/ha /# units/acre (net)

FAR (gross)

FAR (net)

o.8o0

0.31

AMENITY SPACE (area in square metres)

Indoor

Qutdoor

PARKING (number of stalls)

Commercial

94

126

Industrial

Residential Bachelor + 1 Bedroom

2-Bed

3-Bed

Residential Visitors

Institutional

Total Number of Parking Spaces

94

126

Number of disabled stalls

Number of small cars

24

23

Tandem Parking Spaces: Number / % of

Total Number of Units

Size of Tandem Parking Spaces
width/length

Heritage Site | NO I

Tree Survey/Assessment Provided

| YES

\\file-servert\net-data\csdc\generatel\areaprodisave\4536499046.doc
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DEVELOPMENT DATA SHEET - TOWNHOUSE 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

Townhouse Site Net Total 32,990 $q.m.
(8.15 acres)

LOT COVERAGE (in % of net lot area)

Buildings & Structures 45% 35%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS { in metres)

All sides 7.5m See DVP section
in report

BUILDING HEIGHT (in metres/storeys)

Principal 13m 1.7 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom +

Total 198

FLOOR AREA: Residential 26,062 sq.m.

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR AREA: Industrial

FLOOR AREA: Institutional

TOTAL BUILDING FLOOR AREA 26,062 8q.1m.

* 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 / Proposed
Maximum Allowed

DENSITY

# of units/ha /# units/acre (gross)

# of units/ha /# units/acre (net) 75 uph/30 upa 59 uph/24 upa

FAR (gross)

FAR (net) 0.90 0.79
AMENITY SPACE (area in square metres)

Indoor 594 $¢.m. 191 s@.IN.

Outdoor 594 $Q.M. 612 sq.m.
PARKING (number of stalls)

Commercial

Industrial

Residential 396 396

Residential Visitors 40 40

Institutional

Total Number of Parking Spaces 436 436

Number of disabled stalls

Number of small cars

Tandem Parking Spaces: Number / % of 96 units/49%

Total Number of Units

Size of Tandem Parking Spaces

width/length

Heritage Site | NO | Tree Survey/Assessment Provided | YES
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DEVELOPMENT DATA SHEET - APARTMENT SITE

Proposed Zoning: RM-70

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total
Road Widening area
Undevelopable area
Apartment Site Net Total 6,633 sq.m.

(1.64 acres)

LOT COVERAGE (in % of net lot area)

Buildings & Structures 33% 40%

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)
Front (west) 7.5m 4.5m
Rear (east) 7.5m 7.5m
Side #1 (north) 7.5m 4.5m
Side #2 (south) 7.5m 4.5m

BUILDING HEIGHT (in metres/storeys)

Principal 50m 14.9m

Accessory

NUMBER OF RESIDENTIAL UNITS

Studio/One Bed 50

Two Bedroom 56

Three Bedroom +

Total 106
FLOOR AREA: Residential (not including amenity 9,915 sq.m.

area)

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR AREA: Industrial

FLOOR AREA: Institutional

TOTAL BUILDING FLOOR AREA 9,915 5¢.IM.

*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 / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net) 161 uph/65 upa
FAR (gross)
FAR (net) 1.50 1.49
AMENITY SPACE (area in square metres)
Indoor 318 sq.m. 344 sq.m.
Outdoor 318 sq.m. 1,032 5q.m.
PARKING (number of stalls)
Commercial
Industrial
Residential Studio + 1 Bedroom 50 X 1.3 =65 50 X 1.1=55
2-Bed 56 X 1.5 =84 56 X 1.5 =84
3-Bed
Total Resident 149 139
Residential Visitors 21 21
Total Number of Parking Spaces 170 160
Number of disabled stalls 2 3
Number of small cars
Tandem Parking Spaces: Number / % of
Total Number of Units
Size of Tandem Parking Spaces
width/length
Herjtage Site | NO | Tree Survey/Assessment Provided | YES
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC
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PANORAMA DRIVE DEVELOPMENT
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PANORAMA DRIVE DEVELOPMENT

5750 PANDRAMA DRIVE, SURREY,
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PANORAMA DRIVE DEVELOPMENT

S5S750 PANORAMA DRIVE, SURREY, BC
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MATERIAL LEGEND

Y
:1

TLDOAA STACRED STOME COLOR: THapel sert

S MM ARSI At o sl e g i
B 08 S

IYONR RO HNDIMTIL LA S - SAOMAL, W00 G
PRCFILE, PANTED PENIAIM MOORE BARNWOOD C5911%

CEMENT BOAAD O ZENTAL LAP SI0ING: 5° EXPOMAE, WDOD CRAIN
PROFILE, PANTID BN AAMIN MOORE SHOKE & WRBCHT C22 409

CEMENT BOMAD MORIZENTAL LAP SIDING: §” DXPOSURE, WOOD GAAN
FROFILE, PATID BEN AN MOCRE STONEWARE 2 4%

BOARD FLAT FANEL SOBC: WODTH FROFLE (WITH ALUMIMIS
BEVEALS), PANTED BN i MOCRE RERDH L CHARCOM, 1100

M BT P N IR SOPRE T
FEVEALS), PANTED BNSAAM MOORE. BARNWO0

CEMENT BOARD) FLAT PAREL SI0HNC: SROOTH PROFILE (WITH ALLIMNLM
REVEALS), PAINTED BEN MM MOORE SPADKE 8 MIRROHS C3# 1)

CEMENT BOARD FLAT FANIL JEOMC: WODTH PROLE (WITH ALLIMNUY,
REVEALSI, PANTED BN AN MOCRE STOMEMARE C3P-343

CEMENT BOAAD FLAT Al S0ING: SRODTH PRCFILE (WITH AL
FEVERLS), PRNTED BENAAMN MOCRE BLACK

WETA CLADEING, COLOR: CHARCOSL
ASPHALT ROOF SANGALS

V00 TR BOARCH - VANIOUS. WITTH, PAINTED BEN LN MOORE
BARNAOCO T3P 119

VAROUS WOTH, MOCHE

e a1
WO FALC3A BOARES - VAROUS WOTHS, PLNTID T0 MATCH WOOD
‘CAAM AN LG
TR PGP, COLDA T MATCH BELaatn MOGRE BASORCGD (56115
REVEALL: TASY THM, COLDR. CLEAR ASCOCTST
STONE LINTEL: TLDORADY, COLOR: CHAPEL L
COMCRETE WAL PANTED BEMS MM MOOSE SHORS. it MARORS 39 105
METAL AL RASLING, COLOR: BLACK
TG CEOMR SCAFIT, £0L0R TO MATEH WC0 GRAM ALUMMM SONG
VIRV D00 & WINCOMS, COLOR: OMAZOR.
ALLNANLM D008 PR, COLOR: CARCTA
METAL LCUNTR, COOR: CHARCIAL

PREFINGHED METAL FAGCIA HARCOM.
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PANDRAMA DRIVE DEVELOPMENT

5750 PANDORAMA DRIVE, SURREY,
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC
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MATERIAL LEGEND

| ELOORADD STACKED STOME. COLOR: THAPEL H1L

T WOOD G A4 LAMN CLACKING O SARLAR, COLCR: LONCIOARD T
BAEOQ 08 BV

3 CDMENT BOMO HORIONTAL AP SONG: & EXIALGE, WOD0 Chs
PROFILE, PANTED BN MM MOCRE BARNWOCD C3F 113

4 COMENT BOMRD HORONTAL AP SHNNG: &° EXPSURE. WO GRAN
PROFILE, PANTID) BEN.AMN MOORE WAOKE b WRRGRS C5# 105

5 CEMENT BORD MORZONTAL LAP $ING: &° EXPOSURE, WOOO GANN
PRCFILE, PANTID BENIAWN MOORE STONEWARE L35 245

6 CEMENT BOARD FLAT PANKL SIOWG. TAGOTH PROFLE [WITH ALLIANUM.
REVEALS), PAINTED BEN JMH MOCRE KENDALL CHARCOM 1184

7 CEWENT BOARD FLAT PANEL YOMNG: SMODTH PROFLE (WITH AL UMM
BEVEALS, PANTED BENJAMIN MOCRE BARVWOCK (55113

B COMNT BONRD FLAT PANEL SEWNG: SHOOTH PROFIE (WITH ALLMMM
BEVEALS:, PANTED ML MWCORE ORE | MERORS 12 158

 CEMENT BOMR FLAT PANIL SOMG: SHOOTH PROFILE (WITH ALLMMM
BEVEALSy, PRNTED BRI MOCRE STONDWARE (59 245

TH-11 SIDE ELEVATION TH-11 FRONT ELEVATION 10 COMONT BOARD FLAT PAIL HORVG: TWOOTH PROFLE TWTTH ALISM

CEVEALS), PANTI) BENAAH MOCRE TLACK
ARy ol i 11 METAL CLACOING, COLCR, CHARCOAL
1 AT RGP SHNGLES

13 WOOD TRMA BGARCS - VANICAS WIGTHS, PANTED BENJAMN MOGRE
BARNNOGO €911

0 VARIOUS WOTHS, OCRE
B0 (5 11

000 FAGOA BOMCR - VAROLS WOTHS, PANTED TO MATCH OO0
CRA 4 L LN

METAL FLACHIG, CELGR TO MATCS BENAAN MOCRE BARWWEOD C39.115
SEVEALS: TAGY TR, COLOR! TLEAR ANODITED

STOME UNTEL: TLOORADD, COLGR: DIWPEL Lt

COMCRETE WALL, PAINTED WNJAWN MOOKE SWOKE & MRSORS C39. 108

METAL AL RASLING, COLOW: BLACK

. E0LOR TO MATOH
VYL DORS & WINCOWS, CCLOR: CHARCGAL
AL 00 . PR, COLOR: CPMREON
METAL LOUNER, COLCR: CHARCOR.

PREPNNED METAL FABOLA: CHAROM.

1 BACK ELEVATION
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PANORAMA DRIVE DEVELOPMENT

S750 PANORAMA DRIVE, SURREY, BC

TH-18,19 & 20 SIDE ELEVATION

1/8" = 107

TH-18,19 & 20 SIDE ELEVATION

18 = 10

=
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TH-18,19 & 20 FRONT ELEVATION

18" = 1.0°

MATERIAL LEGEND

b TLDORRD STACKED STONE, COLOR: CHMPEL bt

I WODD CRAN ALLMNLM ELAOCING DR SMILAR, COLOR: LONGEGARD TR
B0 R SRR

1 CEVENT BOMRD HORIIONTAL LAP SONG: & EXPOIUSE, WOOD CRAN
FROPLE, PANTID BN AN WOCRE BARIW00T C2.115

CEMENT BOMRD HORGONTAL LAP S0ING: &” DXFC/ASE, WOOD CAN
PROFILE. AANTID BN AN WCR TAORT § MHRDRS C99.105

5 COMENT BOAD HORIONTAL LAP STNG: & EXPOILIRE, WOOD Gl
FROFILE, PASTED BEW AWM MOCRE STONEWARE €39 263

B CIVENT BONRD FLAT PANEL SIING: TAAO0TH PROFILE (WITH ALUMMM
REVEALS), PANTED BN Liwwi MOCHE WENDALL CHARCOAL 166

7 CEMENT BOARD FLAT PANIL SIEXNG: AAOGTH PAOFILE (WITH ALLMANUM
FEVEALS), PAINTED BENIAMN MOCRE BARNWOOLT C5P-115

B COMENT BOARD FLAT PANEL SCING: TMOOTH PROTILE (WITH ALLMALI
PEVEALSI, PAINTED HEN MARN MOGHE TWORE & MRFORS C3F 103

4 CIMENT BBl FLAT PANL SN0 WWEOTH PROFLE (W A LbanLih
BEVEALL), PANTED BENJAMAN MOORE YTCHEWAE CIF 245

M CEMENT SO0 FLAT Pl SOORG: TANOOTH PROFILE mTH AL MM
FEVEALS), PANTED BENJwe MOOR BLACK

T WETAL CLADONG, COLOR. CRACON
2 ASPHALT ROCE SNGLES

13 WODO Thia BOARDS - VAFSOLS VAOTHS, PANTED BENASWM NOGRE.
BARNWOOD C3F-115

B4 WOO0 FASCIA BOMRCT - YAMCAS WITHS, PANTLD BENJAMN MOORE
BARNWOOD €52 115

T WOOD FAGCIA BOARCS - VARCUS WiTTHA, PAINTID T0 MATCH WODO

ALraLba SEG

¥ METAL FLAGHING, COLDR T0 MATEM BEMMMM MOCRE BARNWOOD C39-113

1} REVEALS: EAGY TR, COLOR: CLEAR AMODED

W STORE LNTEL FLDGRADO, COLOR: THARL HUL

M CONCRETE WALL, FANTED BONMAMWN MOCRE WAOKE & MRRORS (59103

M METAL ALLMNUM RALING, COLOR: BLACK

T TR CEME SO, COLGH TO MATEH WOOD GRAN ALLMINLM SI0ING

T VINYLDOCRS f WINOOWS, COLER: CHARCOAL

D ALMNUMDOOR b FRAME, COLGR CHARCOAL

B METALLOUVER, COLOR: CHARCOM,

B PREFRCHED METAL FAICU CHAACOM.

ELEVATIONS - TH-18,19 & 20
SD8-T31




PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

TH-32 & 38 SIDE ELEVATION
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TH-32,38 & 42 FRONT ELEVATION
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[l

113
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MATERIAL LEGEND

TABCRADO! STACKED STOME, COLOR: AL HLL
WOO0 GRAM ALUMNLM CLADEING O S1MLAR, CELOR: LONGBOARD THAK
BAMBOO" OR SMLAR

COVENT B0ARD HORIZONTAL LAP SITRG: & ENPOTARE, WOOD GRAN
FROFILE, PANTED BENAMAN MOCRE BARNWOOK £ 115

CEVENT BOARD HORZONTAL LAP SOING: & EXPOSLIE, WOXO CRAN
FROFILE, FANTED BN St MOCRE SAORE &t MRRORS C1510%

CEMENT BAAD HORXNTAL L8 55005 & DVPOSURE., W00
FRCFILE, PANTED BRI MOCRE. STOMDRAE L35 343

CEMENT BARD FLAT PANEL SKING: O0TH PROFILE (WITH AL UANSL
REVESLS), PANTED BEN 1A MOCRE KENDALL CHARCON HC 168

CEMENT BOAD FLAT TANEL S00NG: WOOTH MROMLE (WITH ALMMM
HEVEALS), PANTED BEN AN MO, TARNNOLG) C59.115

CEVENT POARD FLAT PANEL S0ING: WOOTH PROTILE (WITH ALUMIMAM.
BEVEALS), PANTED BENMN MOCRE ACRE & MRROES, C5.105

CEMENT BOARD FLAT PANEL UOING: SO0 TH PROTILE (WITH ALLIMLM
BEVEALS), PAINTED BN I MOCRE FTONDWARE (38245

CEMENT BOARD FLAT el SOING: WOOTH PROFILE (WITH ALLIANLM
REVEALS), PANTED BENMMAN MO0 BLACK

META. CLACTING, CXOR: CHAROM.
ASPHALT ROCF SANGLES

WOOD TR BRI - WAROLE WIDTH, FASTID BENIAMN MOCRE
BANWOCD C5F 115

WOOO FASCIA BCIARDS « VAFIOUS WIDTHS, P ANTED BNIAMN MOCRE
BARADOG CE- 115

W00 FASCLA BARES - VARIOUS WIDTHS, PANTED TO MATCH WO00
CRAN AL LN SOING

METAL FLASHONG, COLOR TO MATCH BENJAMI MOORE BARNWOO C52: 113
BEVEA S FASY TR, COLCR: CALAR ANCOHT

STONE TR ELOORIOD, COROR: DHAAARL hant

COMCRETE WALL, PANTED) BENSAMN SOOM, WONE § MIRROST (52105
AT e B ING, 08 O BLACK

TEEG LEDAR SOFFTY, COLOR TO MATCH WOCD CANN ALBGNLM STIRG
VINTL DOORS n WiNEXIWS, CLOR: CHARCOAL

ALUMNLIM DOOR s FRANE, COLOA: CHARCOAL

WETAL LOUVER, COLCR: CHARCOAL

PREFINSEED METAL FAGCIAC CHAICOM.

£
3




PANORAMA DRIVE DEVELOPMENT

5750 PANDRAMA DRIVE, SURREY, BC

SITE DATA

Sio Area: 71,398 5.0+ (1.64 acresx)

Building Area: 2023951+

Lot Coverage: 39.8% (max. 33%:; requires variance)
Zoning: AMTD

Floor Areas:

- underground parking: 57.163 ..+
- istfioor: 2801388+
-2nd floor: 27,4838 .=

fotal (residential): 111,964 .=
N(mwm 169,147 sf.+
Density:

vahﬁ-. 11198480 =

- density. 108,724 / 71,398 = 1.49 (max. 1.50)
Units:

- studio: 4 units
- 1-bed: 17 units
- 1-bed + den (den <97s.1.): 21 units
- 1 bed +den (den >975.1): B units
- 2:-bed: 28 units
- 2-bad +den: 28 units
- fotal: 108 units {6 units are adaptable - 5.7% of otal)
Parking Required (zoning bylaw):
- residents:
- studio, 1-bed units, 1 bed-+den (den <97a.1); (4 + 17+ 21 units = 42 units}
x1.3 = 54.6 sinfls
‘-hld-tdll\{d.ﬂ >8761), 2-bed. 2-bod +den (B+28+28 = 64 units) x 1.5 =

bﬂ 151 resident stails required
- visitors:

- 106 unita x 0.2 = 21 visitor stalls required
mmnmmm 172 stalts

rmmamn.s (varance from 1.3) = 4.4 stalls

- 1-bed units: 17 units x 1.1 (variance from 1.3)= 18.7 stals

- 1-bad +den units (den <97s.£): 21 x 1.1 (variance from 1.3) = 231 stalls
- 1-bed +den units (den >975.£): 8x 1.1 (variance from 1.5) = 9.1 stalis

- 2-bed, 2-bed +den: (28-+28 = 56 units) x 1.5 (no variance)= B4 stalls

- total: 139 resident stalls (12 stall variance)

- visitors:

|mmxu-z|wum¢mvm}

- total parking required (proposed via varlance): 160 sialls
(12 stall variance; 7.0%)

p-u-. Provided:

-md-rpnn!:ls-h
- vistiors:

- underground: 21 stalis (plus off-site street parking)
- total parking provided: 160 stalls.

Bicycle Parking:

requiced:

- residents; 106 units x 1.2 = 127 stalls required
- visitors: 6 stalls required

- provided:

- recidents:
- 129 In underground parkade (Bicycls Storaga Room)
- visitorn: 6 stalls (Surface)

Amenity Areas:

outdoor amanity ares:
- required: 3.0 5.m. x 108 = 318s.m. = 342381
- provided: 11,100 8.1.x
- indoor amenity area:
- required 3.0 5.m. x 106 = 318 5.m. = 34235,
- provided: 1,807 + (4 x 475) = 3,707 s.f =

Pmomvm
lot covernge incressed from 33% to 39.6%
umm[m south & west) reduced from 7.5m 1o 4.50m

-nnuhiunl 310 1.1 stalls per unit
« 1-bed units from 1.3 10 1.1 stalis per unit
= . - 1-bed +den units from 1.3 or 1.510 1.1 stalls por unit
KEYSTONE 1 -
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BD

'S ROOF THY y
e e

WS GEILING -
118

4th FLOOA PLAN g~
¥ -0a%

Ard FLOOR PLAN
B 20'-(”#4'_5

2nd FLOOR PLAN
Y

15t FLOOR PLAN g~
2 oo

NORTH-WEST ELEVATION
932" = 10"

MATERIAL LEGEND

1 TLCORAD STACKED STONE, COLOM: EHAPEL HLL

T WOOD GRAN ALLMIMUM CLADCNG Ot BALAR, COLOR: LOMCBONT)
B OF L

3 CEMENT EOWD HORTONTAL LiP SO & EPOSURE, WOOD GRAN
PROFLE, PANTED BINAAN VOURE BARNWOCD C 115

& CEMONT BOMD MOSRONTAL LA S & DPCSLRE, WOOD GRAN
PROFLE, PAINTED BONIAMN MOURE SHORE f MISORS (35108

S CEMENT BOMD MOMIONTAL LAF SDING: §° DOSLRE, WODO GRAN
PROFILE, PANTED BENBAMN MOORE STOMOWARE C59-245

6 COMENT BOMID FLAT PANEL JS0INC: TAOOTH PRDFLE (WITH ALLMNUM
REVEALS], PAINTLD BENAAMN MOORE. XENGALL CHARCOAL HC- 164

T COMINT BOARD FLAT PAMEL SIING: WOGTH PROFLE (WITH
REVEALS], PAINTED BENMMN MOCRT, BARRODG (9.1

8 COMNT BOMRD FLAT PANEL SINC: WHOOTH PROFILE (WITH AL LGN
[REVEALS], PANTED) BENIAAN MOCKE. THUME & MRRORS 59108

9 CEMDNT BDARD FLAT PAMEL SONC: INOOTH FROFLE jWiTH COLCH
MATCHED REVEALS), FANTED BN MM MOOKE STOMEWARE C9 243

0 CEMENT BOARD FLAT PAMEL SKINC: THOSTH PROFILE (WITH ALLMM.M
PIVEALS), PAINTED BENAMAN MOORE BLACK

[T i e
ﬁmﬂmf =
nEERnEE=S

T METAL CLATDING, COLOR: CHARCOL
L1T APHALT RODF SHNGLES

T3 WOOD TR BOARCS. - VARICUS WATTTHS, PANTED BEN JAMGN MOORE
BAAOOD 59115

1 WOOD FASCIA BN - VATOLS WIDTHS, PANTED BEN.AMN MOORE
BARWO0T (3115

13 WOOD FASTIA BOMRCS - ARIOLS WIDTHE, PASTED TO MATON wOO0

T WAL PG, COLOR TO MATOH BENIsMeN MOXHE BARROOL (9113

17 REVERS: EAGY TR, COLOR: CLEAR ARCORTIY (COLOR MATCHED 0N
STOMEWARE PAL SENGH

- - - — - = " sTosuNT
WEST ELEVATION W MO AR RO, R A T R O
32 = 1.0 0 METAL ALUMNUM RAUNG, COLCR: BACK
T THG CIDMR SOPTT, COLCR TO MATON WOLD CRAN ALLMMLM SONG

VYL DOORS & WNDWS, COLOR: CHARCON,

=7 D ALMMIMEOOR & FRAME, COLCR CHRCOR.
I META LOUNER, COLOR: CRARCOM

KEYSTONE
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PANORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC
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#th FLOOR PLAN
30 -008°

e FLOOR PLAN -
- oW

_2nd FLOOR PLAN
w-018

NORTH ELEVATION

=10

MATERIAL LEGEND

1 ELDORADT STACKED STONE, CELOR: THAPEL HLL
ENES BE R BE ® K83 B B 8 MNMBE 3 B ig . B8 mEE M BB 7 WOCD GRAN AL CLACCING CR SMLAR, COLOR: LOGEOAD)
B0 O S

3 COMENT EOATD HORIONTAL LA SINC: & DOCELRE, WOCD GANK
PROPLE. PAWTID BN 1AM OORE BAZMAOODT C-115

& CEMDNT Q04D HORSONTAL LiP SNG; § DXPOSARE, w000 GRA
PROPILE, PASTID BONAMN NOOR. WORE & MSIGHS (5. 105

5 COMNT MR HORDONTAL LAP SUONG: & EXFOSLRE, WODD GRMN
- . PROPLE, PANTED XNJAMN MIORE. STOMEWIRE 53245
—— = 6 CEMENT B0MRD FLAT PANEL SHINGE SAKOOTH PROPLE (WITH ALLMNUM
| BEFALS), PANTED BENIAMWN MR TENDALL CHARCONL HEC- 160
7 COMNT BOMRD FLAT PAMIL SEING: SWOOTH TH AL

PROPLE
BENEALS], PANTID BENIMN MOORE BARMACOG 57115

Il

& CEMENT BOARD FLAT PAMEL STINC: TAOOTH PROTILE (WITH ALLMN.M
FEVEALSL, PANTED BONAAWN MOORE THORE § MRRCRS C39-105

| IRl |
il

il

§  CEMENT BOARD FLAT FANEL SS00NG: SARIOTH FRORLE (WiTH COLOR
MATLHED REVEALT), PAMTED BN AN MRS TTCMEWAEE T 243

10 COMNT B0 FLAT PANEL S8 SMOOTH PROPLE (WiTH LMWL
REVEALS:, PANTED BEXIAAN MOORE ALK

11 TR CLACONG, COLOR: CHARCON,
12 ASPHALT ROOF SHIWAES

BANWOOK C5- 113

VAOUS WOTH,
BARNOCD CI-115

15 WOOOFACIA BOMDS - VAROUS WOTH, PAINTED 7O MATCH W0OD
CRADN AL ST,

16 METAL FLAGHNG, COLOR TO MATEH BERAAMAN MOCRE BARNWOCO C-113

17 REVEALS: TAGY TR, COLOR: TUEAR ARCODEY (COLOR MATCHED O

EAST ELEVATION ' T e ———

3R =10
2 METAL ALLIANLM RALING, COLOR: DLACK

2 THG CEDAR SOFAIT, COLOR TO MATCH WOOE GRAN ALMMUM SOING
I WL 00KS B WINOOWS, COLGR: CAMCTAL

T ALUMNLIADOOR B FRAME, COLOR: CHARCOR,

B METAL LUV, COLOR DWOK.

KEYSTONE
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PANDORAMA DRIVE DEVELOPMENT [vaea oo

¥ TIDORADD STACHED STORE, COLOR: THAPEL MLL

5750 PaNOrRAMA DRIVE, SURREY, BOC S —

B0y O S

3 HORIINTAL LiP SN 6" DI, W00 CRAN

COMENT BT
PRCAILE DANTED BEN S MODRE BARNWOCD CV 115

CIMENT D0ARD HORIEDNTAL LIP S8 4" EXPORAE, WO CAMN
PRGIILE, PANTLD) BEN AN MOGRE SACRT. & MRRORS C2P 103

5 COMDNT ROARD MORONTAL Lap S0ING: 6" EXPORUAE, WOCO CRAN
PROFILE, PANTED BENJAWN MOCRE STONCWARE 39244

& CHMENT BOMRD FLAT PAREL SOPSG: SHOTH PROTILL (ATTH AWM
BEVEALS), PANTED BN MOORE RENGAL WAACON. W 154

T COMDNT AP0 TLAT PANEL SCINC: SNOUTH FRONLL [WITH ALMM.
REVEALS, PANTED BN e MOORE BAROROT (59115

55 WETAL FLAMNG, COLOR TO MATCH BEM SN MOOKE BARNWOCD CS5-115
17 VO S TAEY T, COLOR TLEAR snCOCEY (08 MATOED 08
STOMEWARE PANEL STIGH

!saoonw ~

T
I
| WS ROOF TRUSS B COMNT O AT FANEL SCING: TAOOTH FRORLE (WITH
" &z e FEVEALS), PANTID RENSAN MOOFE TWOKE § MIRORS C32.105
+
| l WS CEILING 9 CEMENT BOMRD FLAT PANEL SIDING: SWOOTHW FROFILE (WITH COLOR
! H— - SR MATCHED REVEALS1, PAITED BENSAMN MCORE STONEWMRE C59-245
1 kl 30 CEMENT BOARD FLAT FANEL SICING: SHOOTH FROPILE [WITH ALLMMUM.
REVEALS), PASTID BENLAMAN MOCRE

| 1-— SHELOORFLAN T METAL CUATEING, COLDH: CRARCOM.
i T AT R e
I n wooRE

ed FLOOR PLAN BAWO00 LTS
| AN T4 WODD FABCIA BOARDS | VARIOLS WY, PANTID DONAneH MOCRE
I BABWOCO C5A-113
| | 15 WOODFAGCHA BOARDS - WARKOUS WACTH, BAINTED TO MATCH WOOD

2nd FLOOR PLAN AN AL SCHC
| H-=aspa e
I
I

W ST LNTIL
18 ARCHTICTURA COMCIETE WALL el REVEALS, PANTED BENAMN MOOSE
SMONE 5 MIRRORS (40 10%

T META ALMMUM RALING, COLDS: BACK
EA?T#ELEVATION (FAR) BTG OOV, COLOR TO MATO WD AN ALMMMEOIE
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ciTy oF Appendix 1l
.ISURREY INTER-OFFICE MEMO

o= the future lives here.
TO: Manager, Area Planning & Development
- South Surrey Division
Planning and Development Department
FROM: Development Services Manager, Engineering Department
DATE: March 2, z016 PROJECT FILE: 7814-0286-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 5750 Panorama Drive

OCP AMENDMENT/NCP AMENDMENT
There are no engineering requirements relative to the OCP Amendment/NCP Amendment.

REZONE/SUBDIVISION
Property and Right-of-Way Requirements
Dedicate on 152 Street 1.5 m for ultimate 30.0 m wide Arterial Road standard.
Dedicate on Panorama drive 2.3 m for ultimate 28.0 m wide Arterial Road standard.
Dedicate 20.0 m on 58 Avenue for ultimate 20.0 m wide Local Road standard.
Dedicate 12.0 m for the 12.0 m wide Green Lane.
Dedicate required corner cuts at all intersections.
Register 0.5 m SRW along all frontages for maintenance of City infrastructure.

Works and Services

¢ Construct northbound left turn bay on 152 Street at 58 Avenue intersection, modify
existing landscaping and the existing southbound left turn lane at 56A Ave if required.
Construct south portion of Panorama Drive to modified Arterial Road standard.
Provide 20% funding for construction of a signal at Panorama Drive and Highway 10.
Construct 58 Avenue to Local Road standard.
Construct the 12.0 m wide lane to "urban” lane standard including sidewalk.
Construct storm sewers, sanitary sewers and water mains to service the development.
Provide onsite stormwater management features.
Develop the Park parcel.

* & & & a2 9 »

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

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

Rémi Dubé, P.Eng.
Development Services Manager

Kz

NOTE: Detailed Land Development Engineering Review available on file
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l‘Surrey Schools

LEADERSHIP IN LEARNING

Wednesday, December 23, 2015
Planning

THE IMPACT ON SCHOOLS
APPLICATION #:

14 0286 00

SUMMARY 198 townhouses
The proposed 107 lowrise units
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,

Both Sullivan Elementary and Sullivan Heights Secondary are overcapacity. A number of catchment
changes are being implemented for September 2016 to help manage demand between South Newton
elementary schools. The Sullivan Heights Secondary site cannot accommodate additional portables and
from September 2016 onwards any new in-catchment registrants that are unable to be accommodated at
Sullivan Heights Secondary will be accommodated at Frank Hurt Secondary. The District's 5-Year
Capital Plan includes new space requests for both the elementary and secondary school.

In recent years, amendments to the South Newton NCP have resulted in a larger number of residential
units and higher enrolment growth than was originally envisioned when the NCP was first adopted in
1999. The Surrey School District expresses its concern about development consistently occurring at
densities higher than outlined in the NCP given the flow on implications to educational facility planning.
Given the existing and projected enrolment pressures in South Newton, the school district does not
support development occurring at a higher density than outlined in approved NCPs.

Elementary Students: 60
Secondary Students: 32
September 2015 Enrolment/School Capacity
Sullivan Elementary

. |Enrolment (K/1-7): 30K + 258
Capacity (K/1-7): 20K + 175
Sullivan Heights Secondary
Enrolment (8-12): 1536
Nominal Capacity (8-12): 1000
Functional Capacity*(8-12); 1080

Sullivan 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.



Appendix V

Tree Preservation Summary

Surrey Project No:
Address: 14010 64 Ave, Surrey .
Registered Arborist: Laura Ralph, PN6420A - BC Plant Health Care Inc.

{on-site and shared trees, including trees within boulevards and proposed streets and lanes, but
excluding trees in proposed open space or riparian areas). Includes 6 tree which failed during 143

Aug/Nov 2015 storms.
Protected Trees to be Removed (includes 3 boulevard trees, does not include 6 trees which

failed during Aug/Nov 2015 storms)
Protected Trees to be Retained (includes 35 boulevard trees)
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:

102

35

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
0 X 1) =
4 one (1) 40 158

- All other Trees Requiring 2 to 1 Replacement Ratio
59 X two(2) =118

Replacement Trees Proposed 341
Replacement Trees in Deficit 0
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]

Protected Off-Site Boulevard Trees to be Removed
Total Replacement Trees Required:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

X 1} =
one (1} 0 0
- All other Trees Requiring 2 to 1 Replacement Ratio (boulevard)
X two(2) =0
Replacement Trees Proposed
Replacement Trees in Deficit 0

Summary, report and plan prepared and submitted by:

oéw /('/\"\ December 2, 2015

(Signature of Arborist) Date

S:\1Laura Ralph\Redekop, Dhillon, Jess, 5750 Panorama Dr, Sry, LR, Aug 21 Rev Sept 30 2015 Rev Dec 1\Dec 1 RedekopTree Freservation Summary
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Appendix VI
AdViSOT)’ Design Panel ity Liau

13450 - 104 Avenue

Present:

Chair - L Mickelson
M. Higgs

E. Mashing

C. Taylor

M. Vance

. Surrey, B.C.
M mnu tes THURSDAY, OCTOBER 22, 2015

Time: 4:00pm

Guests: Staff Present:

T. Paul, Pinora Enterprises Ltd. M. Rondeau, Acting City Architect

S. Paul, Pinora Enterprises Ltd. H. Ahking, Senior Planner

L. Barnett, Barnett Dembek Architects L. Moraes, Planner

M. Mitchell, M2 Landscape N. Chow, Urban Design Planner

Architecture L. Luaifoa, Administrative Assistant

J. Redekop, Redekop (Panorama

Homes Ltd.)

R.Ciccozzi, Ciccozzi Architecture Inc.
M. van der Zalm, van der Zalm + assoc.
E. Poxleitner, Keystone Architecture &

Planning
B. NEW SUBMISSIONS
2. 4:45 PM
File No.: 7914-0286-00
New or Resubmit: New
Last Submission Date: N/A
Description: Commercial buildings
Address: 5750 Panorama Drive; South Newton
Developer: James Redekop - Redekop (Panorama Homes Ltd.)
Architect: Rob Ciccozzi - Ciccozzi Architecture Inc.
Landscape Architect: Mark van der Zalm - van der Zalm + associates
Planner: Keith Broersma
Urban Design.Planner: Mary Beth Rondeau/Henry Ahking

The Acting City Architect presented an overview of the project:

North of the subject site, including the subject site, was planned to be a
hospital or university in the NCP.

A road connection was achieved all the way through the site which isa
desirable achievement.

The subject site is for retail use and adjacent to the next ADP agenda item is a
4-storey apartment building.

Land use and density for this project is supportable by staff.

Staff are asking for advice on the signage. There are 5 proposed signs and only
2 are permitted. A variance will be sought. The free-standing sign has more
individual tenant signs with add visual clutter and the yellow background
colour in the signage of the grocery store would be more muted.

dprojects\a0istag 108 - panorama masterplan for entice development, panorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx

Page 1



Advisory Design Panel - Minutes October 22, 2015

The Project Architect presented an overview of the site plan, building plans,
elevations, cross sections, and streetscapes and highlighted the following:

¢ The proposal is for 3 buildings - Building 1 includes a grocery store with a
mezzanine and a smaller retail unit. Building 2 is a 2-level unit with a large
open deck and Building 3 is intended for a bank.

* A ramp was incorporated on the site for vehicular access. An existing driveway
to the south commercial site straddles the property line and the truck access
goes to loading area of the grocery store. A staircase integrates with the ramp
system.

¢ The current location of the garbage enclosure requested by staff is not ideal
and would prefer it be relocated.

e The general character is simple boxes with a series of columns. Brick material
was introduced on the grocery store along the entrance with glass canopy. To
maintain a rhythm, stucco was introduced by the columns. The entry is
highlighted with higher quality material. Some areas have glass and some have
a corrugated metal,

The Landscape Architect reviewed the landscape plans and highlighted the
following:

* Significant tree planting is planned for the site. One challenge is the parking
lot and to achieve some mature canopy height, a structural soil base is
proposed to enable trees to grow to their potential.

* Asignificant planted buffer will be in place between grocery store and
proposed apartment building.

» Bike requirements are exceeded as well as parking spaces.

* Decorative paving is proposed with movable planters, benches and site
furnishings to animate space in front of CRU’s.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW
Commercial buildings
File No. 7914-0286-00

It was Moved by M. Higgs

Seconded by M. Vance

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

Carried

d\projectsiaois\is-108 - panorama masterplan for entire development, PAnlOTama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
Page 2



Advisory Design Panel - Minutes October 22, 2015

STATEMENT OF REVIEW COMMENTS

The Panel considered the project quite successful especially given the complicated
and challenging site.

Site

* Site grades well resolved given the challenges.

* Vehicular and pedestrian flow through and in-between developments are well
thought out.

¢ The gateway to the site is not well marked and the access of 152 Street looks
straight onto loading dock. Consider a lantern or beacon to mark the
entrances.

Building Form and Character

¢ Generally the form and massing are good.

* Consider the relationship of Building 1 and the adjacent CRU 2. If they must be
conjoined and expressed separately then suggest increasing the reveal.

* East fagade of Building 1 should be more animated i.e. more glass and less
metal cladding. Fabric canopies appear to be a downgrade.

¢ The use of galvalume is harsh and heavy on the top of the building.
Transparency may be more successful.

* Good animated use of patio on Building 2 on the corner.
Signage is excessive and should be more consistent with the City of Surrey
guidelines. Pilon sign is located too close to bank CRU.

¢ Consider light fixtures be made more contemporary for consistency with

building aesthetic.

* Consider screening for rooftop units and ensure it is suitable and supports the
building palette,

Landscaping

* Recommend consideration of lighting for the site along the ramps and stairs
for pedestrians. Need more lighting information.

¢ Landscaping is minimal. Suggest fewer stalls and more landscaping in parking
area.

* Landscaping buffers and the planting palette is ok.

Accessibility

¢ Recommend 2 additional wheelchair spaces located close to the grocery stores.
* Recommend providing power doors at all main entrances.

* Recommend providing wheelchair and gender neutral accessible washrooms.
¢ Recommend providing let downs for wheelchairs.

* Recommend ramp to CRU in Building 2.

Sustainability
* Consider storm water retention and reuse on site for irrigation.

di\projectshz015ht5-108 - panorama masterplan for entire development, Paniorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
Page 3



Panorama City comment response

All response are in red

General
1) The vehicular interface with the property to the south still hasn’t been resolved. That “island”
on the neighboring property is still right in the middle of traffic movements. Please work with the
neighbor to the south to resolve. Neighbor to the South’s contact information is: INVESTORS
GROUP TRUST CO LTD: C/O BENTALL KENNEDY (CANADA) L ATTN: CATHERINE YANG,
PROPERTY 305-935 MARINE DR NORTH VANCOUVER BC V7P 1S3

Neighboring property has agreed for existing curb island to be removed and in
cooperation to redesigning drive aisle for efficient traffic flow. See attached letter.

2) Fascia signage — Please provide more signage details (materials, dimensions, etc.) as per
my Oct.1 email. Fascia signage should be channel letters. No yellow backing should be used
(ie. grocery store). The grocery store has too many signs. It is allowed 2 signs, not 5 signs.
Grocery store signs have been changed to white and reduced to two signs along the
front (east elevation) and on the diagonal wall flanking the proposed road (north elevation).

3) Free-standing sign - In keeping with the recently approved signage on the commercial site
across 152 Street, the free-standing sign should be no more than 3.6m high, as seen in the
below Street view screenshot. The sign needs to be 2m from property line — please label on
site plan.

Free standing sign has been reduced in height to 3.6m and relocated away from building
#3 and towards the middle of the retaining wall planters. A more detailed drawing is also
provided to show materials/finishes. (Refer to site plan)

4) Please clarify if a restaurant is proposed for CRU#5, as mentioned at the ADP meeting. Let's
design for this now (ie. patio, parking, venting, etc).
A restaurant will not be proposed in the space of CRU#5 on the 2™ floor of building #2.

5) Clarify specialty paving on the onsite sidewalks.
Refer to landscape drawings.

6) Show light standard fixture manufacturers information including height and finishes.
Light standard fixture will have an overall height of 28 (8.5m); 25'H. (7.6m) pole
mounted to a 3'H. Concrete base. Light standard manufactured by Cree.

7) Show gas meters located away from street frontages.
Gas meters have been located on site plan as requested; refer to site plan for locations

8) Reconsider corrugated metal fascia with a metal panel.

Corrugated metal fascia has been replaced with spandrel panels at storefront locations
on the east elevation of building #1. The rest of the corrugated fascia will remain at other
locations as part of the architectural character.

9) Provide detailed site grading and show any retaining walls.
Refer to A1.3 and A1.4 for detailed grading.

10) Please show on site dimensions for pedestrian walkways, etc.
Additional dimensions have been added at walkways/paths
11) Show let downs for sidewalks.
Let downs have been shown. Refer to site plan A1.0



12) Confirm that canopies have a minimum underside 2.7m clearance.

Canopies vary in height per building in relation with building/floor/window head heights
and character. To meet minimum underside of canopies, it will be raised higher than current
height and the design will be altered. Please refer to each building elevation for underside of
canopy heights.

13) Show floor plans for each building.
Floor plans have been drawn for each building, refer to drawing set.

14) Planters along the driveway ramp should show a curb only with guard rails incorporated
where necessary and provide details. Planting should slope down at maximum 1:3 to reduce
retaining wall heights.

Planters at driveway ramp have been reduced to 6 inch curbs up from ramp and follows
the drive way slope. 3'-6" Guard rails are provided where necessary by code. (Refer to building
#2 west elevation)

15) Improve material on retaining walls along 152 ie not allan block. Provide detail of all
retaining walls on site. Allan blocks are not used, all poured concrete walls.

16) Provide a roof plan and show roof mechanical screening for both visual and acoustic to
adjacent residential. Show any restaurant exhaust located away from residential interfaces.

A study has been done to see where mechanical unit screening is required. In response
we have screened all units on top of building #1 grocery store roof from adjacent apartment
complex to the west. CRU #2 in building #1 is further away and not in view. (Refer to A2.2 and
site sections A2.9) In addition, screening is provided to 3 sides of mechanical units on top of
building #2.

17) Provide a finer grain of detailing of ground level interfaces to add interest and character
such as reveals in the brick columns and masonry bases.
Refer to sheet A2.2 for detail of pilaster.

18) Please provide detail of soil cells for the trees planted in the “diamonds” in the parking
lot. Please also include the cost of the soil cells in the landscaping cost estimate.
Landscape has provided details on planter cells. Refer to Landscape drawings.

Building 1
19) Extend the use of brick across the east fagade columns and wrapping around where visible

to the new road and wrap above the loading bay.
Brick fagade usage have been revised, please refer to building #1 elevations on A2.3.

20) Show details of screen at loading bay with durable high quality material and detailing. Height
can be to match the bottom of the brick on columns.

Refer to building #1 south elevation on A2.3 for screen elevation and finishes. Screen at
loading is 10’ (3m) high.

21) Clarify use of wider sidewalk area along the grocery store frontage.
Wider sidewalk allows for pedestrians and carts to pass side by side and also bike racks
along the front. (Refer to site plan for bike rack locations)

22) Extend glass in a spandrel panel along grocery down to 0.6m of grade. Incorporate trees
along grocery store parking including soil cells. Refer to elevations on A2.3 for spandrel panel
locations on East elevations. Additional planter cells will not be provided along grocery store.



23) Dot in any outdoor display along frontage. Cart storage along frontage not supported.
No outdoor displays along frontage of grocery store. Cart storage located in parking
area, will not be along the front of building.

24) Confirm exiting requirements and show exit routes.
Exit door provided at back of loading bay on the south side, front of building by demising
wall, and mezzanine level. (Refer to plans and elevations of building #1)

25) Show the exit sidewalk along the west extending south and routing along the south side of
the building, integrating with the loading exit stair.

We propose the exit sidewalk along the west side of the building to extend north towards
the street, this allows for a safe and at grade pathway. If we extend to the south, stairs have to
be provided which will lead to an unsafe passage onto the adjacent property’s drive aisle.

26) This sidewalk should be secured at the south end of the building. The remainder of this
triangle should have low planting along the interface with the adjacent service driveway then
native conifers toward the building setback area. Refer to landscape drawings.

27) Show adjacent proposed apartment building parkade deck and integrate the interface
including correct grades. Avoid retaining walls in this area. Refer to site section on A2.9.
Retaining wall is required and cant b avoided as the adjacent site finished grades are higher.

28) Extend the weather protection canopy along the east fagade similar to the main entrance
canopy. Weather protection is provided, canopy at entry and fabric awnings at storefront. Refer
to elevations on A2.3.

Building 2

29) Resolve grades along Panorama Drive setback area so that any steps, ramps or raised

planters are avoided. Provide a detailed plan with grades. Provide a continuous row of inside

trees along the street frontage and continuous weather protection on the building frontage.
Refer to building #2 plans and elevations for detailed grading plan. There are no ramps

provided to access CRU#5. Canopies are provided as on elevations.

Building 3
30) Label the maximum height of vertical extension to be 0.6m above show consistently.

Completed, refer to elevations on A2.8.

31) Exit door and associated walkway along 152 to be relocated away from the east and south
frontage. Weather protection can be removed.
For exit door relocated to the south of building #3, refer to plans and elevations.
32) South and east elevation to be improved with spandrel glass.
Completed/updated. Refer to elevations on A2.8.
33) Clarify blue panels on the north and south elevation. These could be deleted.
Blue metal panels are part of future tenant’s design.



Response to ADP Minutes

Building Form and Character
» Generally the form and massing are good.
» Consider the relationship of Building 1 and the adjacent CRU 2. If they must be conjoined and
expressed separately then suggest increasing the reveal.
+ East fagade of Building 1 should be more animated i.e. more glass and less metal cladding.
Fabric canopies appear to be a downgrade.
Spandrel panels used in replace of metal cladding. (See elevations)
Fabric canopies to remain
» The use of galvalume is harsh and heavy on the top of the building. Transparency may be
more successful.
Use of galvalume is part of building character.
» Good animated use of patio on Building 2 on the corner.
= Signage is excessive and should be more consistent with the City of Surrey guidelines. Pilon
sign is located too close to bank CRU.
Pylon sign has been relocated to middle of site along 152" street. Size has been
reduced as part of city guidelines. (See A1.0)
» Consider light fixtures be made more contemporary for consistency with building aesthetic.
Light fixtures to remain.
« Consider screening for rooftop units and ensure it is suitable and supports the building palette.
Screening of rooftop units provided. (See plans and sections)

Accessibility
*Recommend 2 additional wheelchair spaces located close to the grocery stores.
1 additional disability space is provided at grocery store.
*Recommend providing power doors at all main entrances.
Power doors provided.
*Recommend providing wheelchair and gender neutral accessible washrooms.
Washroom rough-ins provided. Future tenant to determine use of washroom.
*Recommend providing let downs for wheelchairs.
Let downs provided. (see site plan A1.0)
*Recommend ramp to CRU in Building 2.
Use of ramp at Northwest corner will connect to CRU at building 2.
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2E - Community Room B

. . City Hall
.I SﬁvﬁREY Advisory Design Panel 13450 - 104 Avene
Gk Minu tes Surrey, B.C.
THURSDAY, OCTOBER 22, 2015
Time: 4:00 pm
Present: : Guests: Staff Present:
Chair - L Mickelson T. Paul, Pinora Enterprises Ltd. M. Rondeau, Acting City Architect
M. Higgs S. Paul, Pinora Enterprises Ltd. H. Ahking, Senior Planner
E. Mashing L. Barnett, Barnett Dembek Architects L. Moraes, Planner
C. Taylor M. Mitchell, M2 Landscape N. Chow, Urban Design Planner
M. Vance Architecture L. Luaifoa, Administrative Assistant
J. Redekop, Redekop (Panorama
Homes Ltd.)

R.Ciccozzi, Ciccozzi Architecture Ine.
M. van der Zalm, van der Zalm + assoc,
E. Poxleitner, Keystone Architecture &

Planning
B. NEW SUBMISSIONS
3. 5:45 PM
File No.: 7914-0286-00
New or Resubmit: New
Last Submission Date: N/A
Description: 4-storey apartment building
Address: 5750 Panorama Drive; South Newton
Developer: James Redekop - Redekop (Panorama Homes Ltd.)
Architect: Eric Poxleitner - Keystone Architecture & Planning
Landscape Architect: Mark van der Zalm - van der Zalm + associates
Planner: Keith Broersma
Urban Design Planner: Mary Beth Rondeau/Henry Ahking

The Acting City Architect presented an overview of the project and highlighted
the following:

® The use, form and density are supported. Staff are generally satisfied with the
proposal and do not have any specific issues.

» The parking is slightly below requirements however, staff supports the
reduction due to the site being located near two major arterial roads and the
availability of transit.

dAprojectstzonshis-108 - panorama masterplan for entire development, PanOrama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
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The Project Architect presented an overview of the site plan, building plans,
elevations, cross sections, and streetscapes and highlighted the following:

e The concept of the design of the project is to be reflective of the community
and still tie in between the residential and commercial portions. The
townhouses which are north of the apartment building are also a similar
design of colours and scale of materials.

e There is no parking on the surface, that area is all landscaping. All parking is
provided through a parkade that is accessed from 58 Avenue.

The Landscape Architect reviewed the landscape plans and highlighted the
following:

e The grade continues to be an issue in this precinct with the commercial
development. The landscape is a curved form with a grass boulevard and
street planting on 58 Avenue.

e The amenity space provides a lot of openness with significant vegetative and
screening. Planters are built up for privacy on own patios and screening from
whatever is taking place in the open space.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW
4-storey apartment building
File No. 7914-0286-00

It was Moved by C. Taylor

Seconded by E. Mashig

That the Advisory Design Panel (ADP)
recommends C - that the applicant address the following issues to the satisfaction
of the Planning & Development Department and, at the discretion of Planning
staff, resubmit the project to the ADP for review.

Carried

STATEMENT OF REVIEW COMMENTS

In general, the Panel support the layout of the site, the form and massing.

Site
e Decent solution to challenging site relative to the grade of adjacent existing
development.

Building Form and Character

e The site arrangement is well articulated for a massive building.

e Consider something to break up the long corridor. Allow natural light where it
changes in direction. The corridor is broken up using a variety of methods:

d:\projects\2015\15-108 - panorama masterplan for entire development, paniorama dr. surrey (redekop)\correspondence & data\authorities having
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
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o Even though the building itself is large, the common corridor is not
a long straight run, due to the articulation of the building, which
follows the street curves, but rather is broken up into much shorter
portion of corridor lengths.

o At each go degree corner in the corridor (2 per floor), the ceiling
design will have cove LED lighting to provide a feeling of going to a
destination that has a lighting feature.

o By having the elevators and a stair shaft centrally located, the
distance from these main access points to any unit entry door is as
short as possible.

o On every floor, at approximately halfway between the central
elevator/central stair area and the further unit entry door in the
southwest corner (the longest distance in the building) is an
amenity room with numerous windows between it and the corridor.
This further breaks up the corridor and brings interest along the
circulation route.

o Every unit entry is not simply a door that is flush with the corridor.
Rather, each entry has a distinctive design, with 4” projections on
either side of the entry area in a contrasting colour, and the wall
with the entry door recessed from the main corridor plane by
approximately 12", for a total recess of about 16”. There will be a
dropped ceiling with a pot light over this entry area which also
enhances the distinctness of the entry area. With all these design
elements, each entry area becomes a unique place of entry and
further breaks up the corridor.

* Recommend further developing elevations and use of materials. Palette is busy
and there is a lack of clarity regarding vertical expression vs. horizontal datum.
The palette has been simplified, vertical elements have been removed or
adjusted so that a uniform horizontal theme is now consistent for the entire
building.

* Specifically, the strong vertical elements going up to the roof gable. These
vertical elements have been re-designed to match other more horizontal
themes, which further emphasizes a more harmonious design.

e Re-consider materials; metal looks like wood, concrete looks like stone and
fibre cement looks like wood. Recognizing that good quality materials have
been used, it's how they have been composed that is the problem. Material
selections have been revised in numerous areas to have a more uniform
composition and in keeping with a more traditional hierarchy with strong
lower (base) materials.

¢ Consider reducing number of elements to improve the “very busy” look. The
number of elements has been drastically reduced so that the design is more
consistent throughout.

¢ Rental approach should be the same care as market projects. Agreed.

* Consider indoor garage access for tenants. All the tenants parking is in a secure
underground parkade, separate from the underground visitor parking area.

» Better relationship of indoor and outdoor amenity areas.One large room rather
than broken up by corridor. The main indoor amenity area has been combined
into one large room and moved further east. This allows it to be directly

d:\projects\2015\15-108 - panorama masterplan for entire development, Panorama dI'. surrey (I‘edekop)\correspondence & data\authorities haVing
jurisdiction\15-12-23 - dp re-application\adp minutes - oct22-15 - 7914-0286-00 (with keystone response).docx
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adjacent to the outdoor amenity area. This relationship is further enhanced by
having direct connections between the two by way of a patio door and
sidewalk.

Landscaping

e Re-consider the tree located between the wood fence and concrete parking
wall at the south property line. This has been adjusted.

e Consider rotating garden beds to be able to provide more of them. Add
gardening amenities such as tool storage. The usable area of the raised garden
beds has been substantially increased. The beds are 1.2m wide and the aisles are
1m wide to optimize garden area and accessibility. A small tool shed and hose bib
has been added to the northeast corner of the garden bed.

Accessibility

¢ Recommend elevator panel button be horizontal. Agree to include.

® Recommend call buttons. Agree to include elevator call buttons.

* Recommend power doors at entrance. Agree to include.

¢ Provide emergency call button in underground lobby. Agree to include an
emergency call button in the underground lobby, but would ask for further
clarification details about how this would work, such as where the button
would signal to.

¢ Suggest 50% of units be wheelchair accessible. As noted in my email to Keith
Broersma on Oct.30/15, this is a typo in the minutes: the actual suggestion was
to have 5% as adaptable units. We have provided more than 5% of the units as
accessible, as defined by the BC Building Code.

e Provide wheelchair accessible washrooms in amenities room. Agree to include.

di\projects\2015\15-108 - panorama masterplan for entire development, PanoOrama dr. SUI'I'EY (l‘edekop)\correspondence & data\authorities haVin.g
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Appendix [X

CITY OF SURREY

(the "City")
DEVELOPMENT VARIANCE PERMIT

NO.: 7914-0286-00

Issued To: Redekop (Panorama) Homes Ltd
("the Owner")
Address of Owner: 102-31324 Peardonville Road
Abbotsford BC V2T 6K8
L This development variance permit is issued subject to compliance by the Owner with all

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this
development variance permit.,

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

Parcel Identifier: 023-208-732
LT 13 SE SC 10 T2 PLLMP24916 Part NE1/4.
5750 Panorama Dr

(the "Land")
3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert

the new legal description for the Land once titles have been issued, as follows:

Parcel Identifier;

(b} If the civic addresses change, the City Clerk is directed to insert the new civic
addresses for the Land, as follows:

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

(a) In Subsection F. Yards and Setbacks of Part 36 Community Commercial Zone (C-
8), the minimum setbacks are reduced from 7.5 metres {25 ft.) to:
i. 5.0 metres (16.5 ft.) for the east property line (along 152 Street);
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ii.  4.25 metres (14 ft.) for the west property line; and
iii, 4.0 metres (13 ft.) for the north property line (along the new east-west
road};

(b) In Subsection F, Yards and Setbacks of Part 22 Multiple Residential 30 Zone (RM-
30), the minimum setbacks are reduced from 7.5 metres (25 ft.) to:

i. 4.5 metres (15 ft.} to the building face, and 3.5 metres (u ft.) to the bay
window, along Panorama Drive, the new east-west road and the new
north-south road; ‘

ii. 4.5 metres (15 ft.) to the building face, and 3.4 metres (u ft.) to the bay
window, along 152 Street;

iii. 3.0 (10 ft.) to the building face, and 1.9 metres (6 ft.) to the bay window,
along the proposed park parcel;

iv. 4.4 metres (14.5 ft.) for Townhouse Building 4 in the southwest corner of
the site;

(©) In Subsection F. Yards and Setbacks of Part 24 Multiple Residential 70 Zone (RM-
70), the minimum setbacks are reduced from 7.5 metres (25 ft.) to 4.5 metres (15
ft.) for the west, south and north setbacks;

(d) In Subsection E. Lot Coverage of Part 24 Multiple Residential 70 Zone (RM-70), the
maximum lot coverage is increased from 33% to 40%; and

(e) In Table C.6 Parking Requirement for Residential Uses of Part 5 Off-Street Parking,
the number of required parking spaces is reduced for the apartment site from 151
on-site resident parking spaces to 139 parking spaces.

This development variance permit applies to only that portion of the buildings and
structures on the Land shown on Schedule A which is attached hereto and forms part of
this development variance permit. This development variance permit does not apply to
additions to, or replacement of, any of the existing buildings shown on attached Schedule
A, which is attached hereto and forms part of this development variance permit.

The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.

This development variance permit shall lapse if the Owner does not substantially start any
construction with respect to which this development variance permit is issued, within two
(2) years after the date this development variance permit is issued.

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

This development variance permit is not a building permit.
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AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF ,20 .
ISSUED THIS DAY OF , 20 .

Mayor - Linda Hepner

City Clerk - Jane Sullivan



SCHEDULE A

PANDORAMA DRIVE DEVELOPMENT

5750 PANORAMA DRIVE, SURREY, BC

(b) In Subsection F. Yards and Setbacks
of Part 22 Multiple Residential 30 Zone
(RM-30), the minimum setbacks are
reduced from 7.5 metres (25 ft.) to:

i. 4.5 metres (15 ft.) to the
building face, and 3.5 metres (11 ft.) to the
bay window, along Panorama Drive, the

new east-west road and the new north-
south road; (a) In Subsection F. Yards and Setbacks of Part 36
Community Commercial Zone (C-8), the minimum

ii. 4.5 metres (15ft.) to the
selbacks are reduced from 7.5 metres (25 ft.) to:

building face, and 3.4 metres (11 ft.) to the : ) B on
bay window, along 152 Street; R f o, 3 : i ¢ i. 5.0 metres (16.5 ft.) for the east property line
B o3 A (along 152 Street);

iii. 3.0 (10 ft.) to the building
face, and 1.9 metres (6 ft.) to the bay ii. 4.25 metres (14 ft.) for the west property line;
window, along the proposed parkPa
iv. 4.4 metres (14.5 ft.) for
Townhouse Building 4 in the southwest

corner of the site;

jii. 4.0 metres (13 ft.) for the north property line
(along the new east-west road),

(c) In Subsection F. Yards and Setbacks of Part 24 Multiple
Residential 70 Zone (RM-70), the minimum setbacks are
rurure comeencuLreduced from 7.5 metres (25 ft.) to 4.5 metres (15 ft.) for the

Ni1l1] | RETAL UNITS AND
. |ramava gromersiwest, south and north setbacks;

(d) In Subsection E. Lot Coverage of Part 24 Multiple
Residential 70 Zone (RM-70), the maximum lot coverage
is increased from 33% to 40%; and

(e) In Table C.6 Parking Requirement for Residential Uses
of Part 5 Off-Street Parking, the number of required
parking spaces is reduced for the apartment site from 151
on-site resident parking spaces to 139 parking spaces.

1=

KEYSTONE

SITE PLAN SITE PLAN - OVERALL
e sSD8-2

KEYETHHEANEN. CA




	B.22 7914-0286-00 (Part 1)
	B.22 7914-0286-00 (Part 2)
	PLR_7914-0286-00(2).pdf
	14-0286-00.pdf
	14-286
	Appendix II
	16-05-19 - Panorama Dr - SD9-2A -Construction Phases-revised
	Sheets
	SD9-2A - OCCUPANCY PHASES


	Appendix II
	14-0286 May9-16 dwgs - new townhouse dwgs
	Binder2.pdf
	SD9-0.pdf
	Sheets
	SD9-0 - COVER SHEET


	SD9-1
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-2
	Sheets
	SD9-2 - SITE PLAN - OVERALL


	SD9-3
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-4
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-5
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-6
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-8
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-9
	Sheets
	SD9-0 - COVER SHEET
	SD9-1 - CONTEXT PLAN
	SD9-2 - SITE PLAN - OVERALL
	SD9-3 - FIRE DEPARTMENT SITE PLAN
	SD9-4 - SHADOW STUDIES
	SD9-5 - SHADOW STUDIES
	SD9-6 - STREETSCAPE - PANORAMA DR.
	SD9-7 - STREETSCAPE - 152 ST.
	SD9-8 - SITE SECTIONS
	SD9-9 - MATERIAL COLOUR BOARD


	SD9-T1
	Sheets
	SD9-T1 - TOWNHOUSE SITE 1
	SD9-T2 - TOWNHOUSE SITE 2
	SD9-T3 - TOWNHOUSE SITE 3
	SD9-T4 - TOWNHOUSE SITE 4
	SD9-T5 - TOWNHOUSE SITE 5
	SD9-T6 - TOWNHOUSE SITE 6
	SD9-T7 - TOWNHOUSE SITE 7


	SD9-T2
	Sheets
	SD9-T2 - TOWNHOUSE SITE 2
	SD9-T3 - TOWNHOUSE SITE 3
	SD9-T4 - TOWNHOUSE SITE 4


	SD9-T3
	Sheets
	SD9-T2 - TOWNHOUSE SITE 2
	SD9-T3 - TOWNHOUSE SITE 3
	SD9-T4 - TOWNHOUSE SITE 4


	SD9-T4
	Sheets
	SD9-T2 - TOWNHOUSE SITE 2
	SD9-T3 - TOWNHOUSE SITE 3
	SD9-T4 - TOWNHOUSE SITE 4


	SD9-T5
	Sheets
	SD9-T5 - TOWNHOUSE SITE 5


	SD9-T6
	Sheets
	SD9-T1 - TOWNHOUSE SITE 1
	SD9-T2 - TOWNHOUSE SITE 2
	SD9-T3 - TOWNHOUSE SITE 3
	SD9-T4 - TOWNHOUSE SITE 4
	SD9-T5 - TOWNHOUSE SITE 5
	SD9-T6 - TOWNHOUSE SITE 6
	SD9-T7 - TOWNHOUSE SITE 7


	SD9-T7
	Sheets
	SD9-T1 - TOWNHOUSE SITE 1
	SD9-T2 - TOWNHOUSE SITE 2
	SD9-T3 - TOWNHOUSE SITE 3
	SD9-T4 - TOWNHOUSE SITE 4
	SD9-T5 - TOWNHOUSE SITE 5
	SD9-T6 - TOWNHOUSE SITE 6
	SD9-T7 - TOWNHOUSE SITE 7


	SD9-T8
	Sheets
	SD9-T8 - FLOOR PLANS - TH-1,9,24,26 & 33


	SD9-T9
	Sheets
	SD9-T9 - ELEVATIONS - TH-1,9,24,26 & 33


	SD9-T10
	Sheets
	SD9-T10 - FLOOR PLANS - TH-2,31,39 & 43


	SD9-T11
	Sheets
	SD9-T11 - ELEVATIONS - TH-2,31,39 & 43


	SD9-T12
	Sheets
	SD9-T12 - FLOOR PLANS - TH-3 & 4
	SD9-T13 - ELEVATIONS - TH-3 & 4
	SD9-T14 - FLOOR PLANS - TH-5
	SD9-T15 - ELEVATIONS - TH-5


	SD9-T13
	Sheets
	SD9-T12 - FLOOR PLANS - TH-3 & 4
	SD9-T13 - ELEVATIONS - TH-3 & 4
	SD9-T14 - FLOOR PLANS - TH-5
	SD9-T15 - ELEVATIONS - TH-5


	SD8-T14 - FLOOR PLANS - TH-5
	Sheets
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T14
	Sheets
	SD9-T12 - FLOOR PLANS - TH-3 & 4
	SD9-T13 - ELEVATIONS - TH-3 & 4
	SD9-T14 - FLOOR PLANS - TH-5
	SD9-T15 - ELEVATIONS - TH-5


	SD8-T15 - ELEVATIONS - TH-5
	Sheets
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T15
	Sheets
	SD9-T12 - FLOOR PLANS - TH-3 & 4
	SD9-T13 - ELEVATIONS - TH-3 & 4
	SD9-T14 - FLOOR PLANS - TH-5
	SD9-T15 - ELEVATIONS - TH-5


	SD8-T16 - FLOOR PLANS - TH-6
	Sheets
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T16
	Sheets
	SD9-T16 - FLOOR PLANS - TH-6
	SD9-T17 - ELEVATIONS - TH-6
	SD9-T18 - FLOOR PLANS - TH-7
	SD9-T19 - ELEVATIONS - TH-7


	SD8-T17 - ELEVATIONS - TH-6
	Sheets
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T17
	Sheets
	SD9-T16 - FLOOR PLANS - TH-6
	SD9-T17 - ELEVATIONS - TH-6
	SD9-T18 - FLOOR PLANS - TH-7
	SD9-T19 - ELEVATIONS - TH-7


	SD8-T18 - FLOOR PLANS - TH-7
	Sheets
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T18
	Sheets
	SD9-T16 - FLOOR PLANS - TH-6
	SD9-T17 - ELEVATIONS - TH-6
	SD9-T18 - FLOOR PLANS - TH-7
	SD9-T19 - ELEVATIONS - TH-7


	SD8-T19 - ELEVATIONS - TH-7
	Sheets
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T19
	Sheets
	SD9-T16 - FLOOR PLANS - TH-6
	SD9-T17 - ELEVATIONS - TH-6
	SD9-T18 - FLOOR PLANS - TH-7
	SD9-T19 - ELEVATIONS - TH-7


	SD9-T20
	Sheets
	SD9-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44


	SD9-T21
	Sheets
	SD9-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44
	SD9-T21 - ELEVATIONS - TH-8,10,25,29,30,40 & 44
	SD9-T22 - FLOOR PLANS - TH-11
	SD9-T23 - ELEVATIONS - TH-11
	SD9-T24 - FLOOR PLANS - TH-12
	SD9-T25 - ELEVATIONS - TH-12
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15
	SD9-T27 - ELEVATIONS - TH-13,14 & 15


	SD8-T22
	Sheets
	SD8-T22 - FLOOR PLANS - TH-11


	SD9-T22 - FLOOR PLANS - TH-11
	Sheets
	SD9-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44
	SD9-T21 - ELEVATIONS - TH-8,10,25,29,30,40 & 44
	SD9-T22 - FLOOR PLANS - TH-11
	SD9-T23 - ELEVATIONS - TH-11
	SD9-T24 - FLOOR PLANS - TH-12
	SD9-T25 - ELEVATIONS - TH-12
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15
	SD9-T27 - ELEVATIONS - TH-13,14 & 15


	SD8-T23
	Sheets
	SD8-T23 - ELEVATIONS - TH-11


	SD9-T23 - ELEVATIONS - TH-11
	Sheets
	SD9-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44
	SD9-T21 - ELEVATIONS - TH-8,10,25,29,30,40 & 44
	SD9-T22 - FLOOR PLANS - TH-11
	SD9-T23 - ELEVATIONS - TH-11
	SD9-T24 - FLOOR PLANS - TH-12
	SD9-T25 - ELEVATIONS - TH-12
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15
	SD9-T27 - ELEVATIONS - TH-13,14 & 15


	SD8-T24
	Sheets
	SD8-T24 - FLOOR PLANS - TH-12


	SD9-T24 - FLOOR PLANS - TH-12
	Sheets
	SD9-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44
	SD9-T21 - ELEVATIONS - TH-8,10,25,29,30,40 & 44
	SD9-T22 - FLOOR PLANS - TH-11
	SD9-T23 - ELEVATIONS - TH-11
	SD9-T24 - FLOOR PLANS - TH-12
	SD9-T25 - ELEVATIONS - TH-12
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15
	SD9-T27 - ELEVATIONS - TH-13,14 & 15


	SD8-T25
	Sheets
	SD8-T25 - ELEVATIONS - TH-12


	SD9-T25 - ELEVATIONS - TH-12
	Sheets
	SD9-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44
	SD9-T21 - ELEVATIONS - TH-8,10,25,29,30,40 & 44
	SD9-T22 - FLOOR PLANS - TH-11
	SD9-T23 - ELEVATIONS - TH-11
	SD9-T24 - FLOOR PLANS - TH-12
	SD9-T25 - ELEVATIONS - TH-12
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15
	SD9-T27 - ELEVATIONS - TH-13,14 & 15


	SD9-T26
	Sheets
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15


	SD8-T26
	Sheets
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16


	SD8-T27
	Sheets
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16


	SD9-T27
	Sheets
	SD9-T27 - ELEVATIONS - TH-13,14 & 15


	SD8-T28
	Sheets
	SD8-T28 - FLOOR PLANS - TH-17


	SD9-T28
	Sheets
	SD9-T28 - FLOOR PLANS - TH-17


	SD8-T29
	Sheets
	SD8-T29 - ELEVATIONS - TH-17


	SD9-T29
	Sheets
	SD9-T29 - ELEVATIONS - TH-17


	SD9-T30
	Sheets
	SD9-T30 - FLOOR PLANS - TH-18,19 & 20


	SD9-T31
	Sheets
	SD9-T31 - ELEVATIONS - TH-18,19 & 20


	SD9-T32
	Sheets
	SD9-T32 - FLOOR PLANS - TH-21


	SD9-T33
	Sheets
	SD9-T33 - ELEVATIONS - TH-21


	SD8-T34
	Sheets
	SD8-T34 - FLOOR PLANS - TH-22


	SD9-T34 - FLOOR PLANS - TH-22
	Sheets
	SD9-T34 - FLOOR PLANS - TH-22
	SD9-T35 - ELEVATIONS - TH-22
	SD9-T36 - FLOOR PLANS - TH-23
	SD9-T37 - ELEVATIONS - TH-23
	SD9-T38 - FLOOR PLANS - TH-27,28,34,35, 36 & 41
	SD9-T39 - ELEVATIONS - TH-27,28,34,35,36 & 41
	SD9-T40 - FLOOR PLANS - TH-32,38 & 42
	SD9-T41 - ELEVATIONS - TH-32,38 & 42
	SD9-T42 - FLOOR PLANS - TH-37
	SD9-T43 - ELEVATIONS - TH-37
	SD9-T44 - FLOOR PLANS - TH-16
	SD9-T45 - ELEVATIONS - TH-16


	SD8-T35
	Sheets
	SD8-T35 - ELEVATIONS - TH-22


	SD9-T35 - ELEVATIONS - TH-22
	Sheets
	SD9-T34 - FLOOR PLANS - TH-22
	SD9-T35 - ELEVATIONS - TH-22
	SD9-T36 - FLOOR PLANS - TH-23
	SD9-T37 - ELEVATIONS - TH-23
	SD9-T38 - FLOOR PLANS - TH-27,28,34,35, 36 & 41
	SD9-T39 - ELEVATIONS - TH-27,28,34,35,36 & 41
	SD9-T40 - FLOOR PLANS - TH-32,38 & 42
	SD9-T41 - ELEVATIONS - TH-32,38 & 42
	SD9-T42 - FLOOR PLANS - TH-37
	SD9-T43 - ELEVATIONS - TH-37
	SD9-T44 - FLOOR PLANS - TH-16
	SD9-T45 - ELEVATIONS - TH-16


	SD8-T36
	Sheets
	SD8-T36 - FLOOR PLANS - TH-23


	SD9-T36 - FLOOR PLANS - TH-23
	Sheets
	SD9-T34 - FLOOR PLANS - TH-22
	SD9-T35 - ELEVATIONS - TH-22
	SD9-T36 - FLOOR PLANS - TH-23
	SD9-T37 - ELEVATIONS - TH-23
	SD9-T38 - FLOOR PLANS - TH-27,28,34,35, 36 & 41
	SD9-T39 - ELEVATIONS - TH-27,28,34,35,36 & 41
	SD9-T40 - FLOOR PLANS - TH-32,38 & 42
	SD9-T41 - ELEVATIONS - TH-32,38 & 42
	SD9-T42 - FLOOR PLANS - TH-37
	SD9-T43 - ELEVATIONS - TH-37
	SD9-T44 - FLOOR PLANS - TH-16
	SD9-T45 - ELEVATIONS - TH-16


	SD8-T37
	Sheets
	SD8-T37 - ELEVATIONS - TH-23


	SD9-T37 - ELEVATIONS - TH-23
	Sheets
	SD9-T34 - FLOOR PLANS - TH-22
	SD9-T35 - ELEVATIONS - TH-22
	SD9-T36 - FLOOR PLANS - TH-23
	SD9-T37 - ELEVATIONS - TH-23
	SD9-T38 - FLOOR PLANS - TH-27,28,34,35, 36 & 41
	SD9-T39 - ELEVATIONS - TH-27,28,34,35,36 & 41
	SD9-T40 - FLOOR PLANS - TH-32,38 & 42
	SD9-T41 - ELEVATIONS - TH-32,38 & 42
	SD9-T42 - FLOOR PLANS - TH-37
	SD9-T43 - ELEVATIONS - TH-37
	SD9-T44 - FLOOR PLANS - TH-16
	SD9-T45 - ELEVATIONS - TH-16


	SD9-T38
	Sheets
	SD9-T38 - FLOOR PLANS - TH-27,28,34,35, 36 & 41


	SD9-T39
	Sheets
	SD9-T39 - ELEVATIONS - TH-27,28,34,35,36 & 41


	SD9-T40
	Sheets
	SD9-T40 - FLOOR PLANS - TH-32,38 & 42


	SD9-T41
	Sheets
	SD9-T41 - ELEVATIONS - TH-32,38 & 42


	SD9-T42
	Sheets
	SD9-T42 - FLOOR PLANS - TH-37


	SD9-T43
	Sheets
	SD9-T43 - ELEVATIONS - TH-37


	SD9-T44
	Sheets
	SD9-T44 - FLOOR PLANS - TH-16


	SD9-T45
	Sheets
	SD9-T45 - ELEVATIONS - TH-16


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A1 - SITE PLAN
	Sheets
	SD9-A1 - SITE PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A2 - UG PARKADE
	Sheets
	SD9-A2 - UG PARKADE
	SD9-A3 - 1st FLOOR PLAN
	SD9-A4 - 2nd FLOOR PLAN
	SD9-A5 - 3rd FLOOR PLAN
	SD9-A6 - 4th FLOOR PLAN
	SD9-A7 - ROOF PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A3 - 1st FLOOR PLAN
	Sheets
	SD9-A2 - UG PARKADE
	SD9-A3 - 1st FLOOR PLAN
	SD9-A4 - 2nd FLOOR PLAN
	SD9-A5 - 3rd FLOOR PLAN
	SD9-A6 - 4th FLOOR PLAN
	SD9-A7 - ROOF PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A4 - 2nd FLOOR PLAN
	Sheets
	SD9-A2 - UG PARKADE
	SD9-A3 - 1st FLOOR PLAN
	SD9-A4 - 2nd FLOOR PLAN
	SD9-A5 - 3rd FLOOR PLAN
	SD9-A6 - 4th FLOOR PLAN
	SD9-A7 - ROOF PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A5 - 3rd FLOOR PLAN
	Sheets
	SD9-A2 - UG PARKADE
	SD9-A3 - 1st FLOOR PLAN
	SD9-A4 - 2nd FLOOR PLAN
	SD9-A5 - 3rd FLOOR PLAN
	SD9-A6 - 4th FLOOR PLAN
	SD9-A7 - ROOF PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A6 - 4th FLOOR PLAN
	Sheets
	SD9-A2 - UG PARKADE
	SD9-A3 - 1st FLOOR PLAN
	SD9-A4 - 2nd FLOOR PLAN
	SD9-A5 - 3rd FLOOR PLAN
	SD9-A6 - 4th FLOOR PLAN
	SD9-A7 - ROOF PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A7 - ROOF PLAN
	Sheets
	SD9-A2 - UG PARKADE
	SD9-A3 - 1st FLOOR PLAN
	SD9-A4 - 2nd FLOOR PLAN
	SD9-A5 - 3rd FLOOR PLAN
	SD9-A6 - 4th FLOOR PLAN
	SD9-A7 - ROOF PLAN


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A12 - SECTIONS
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A13 - SITE SECTION
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A14 - 3D VIEWS
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A8 - EXTERIOR ELEVATIONS.pdf
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A9 - EXTERIOR ELEVATIONS.pdf
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A10 - EXTERIOR ELEVATIONS.pdf
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	15-04-15 - SD - Panorama Apartments - Sheet - SD9-A11 - EXTERIOR ELEVATIONS.pdf
	Sheets
	SD9-A8 - EXTERIOR ELEVATIONS
	SD9-A9 - EXTERIOR ELEVATIONS
	SD9-A10 - EXTERIOR ELEVATIONS
	SD9-A11 - EXTERIOR ELEVATIONS
	SD9-A12 - SECTIONS
	SD9-A13 - SITE SECTION
	SD9-A14 - 3D VIEWS


	SD9-T26.pdf
	Sheets
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15


	SD9-T26.pdf
	Sheets
	SD9-T26 - FLOOR PLANS - TH-13,14 & 15



	20160506 - DP2015-18 (Pages L-06 - L-08B)

	old appendix ii
	Panorama Block Plan
	SD plan
	fdsafdafdaffdfadsfdsf
	Residential dwgs
	16-02-12 - Panorama Development SD8 DPA Submission - Arch
	SD8-A1 - SD8-A14.pdf
	Sheets
	SD8-A1 - SITE PLAN
	SD8-A2 - UG PARKADE
	SD8-A8 - EXTERIOR ELEVATIONS
	SD8-A9 - EXTERIOR ELEVATIONS
	SD8-A10 - EXTERIOR ELEVATIONS
	SD8-A11 - EXTERIOR ELEVATIONS

	15-04-15 - SD - Panorama Apartments - 1st floor.pdf
	Sheets
	SD8-A3 - 1st FLOOR PLAN





	Commercial dwgs
	Panorama Commercial - 14-0286
	A1.0-SITE PLAN
	A1.0-SITE PLAN
	Viewport-15
	Viewport-8
	Viewport-2


	A2.3-BUILDING 1
	A2.3-BUILDING 1
	Viewport-2
	Viewport-3
	Viewport-4
	Viewport-5
	Viewport-6


	A2.6-BUILDING 2
	A2.6-BUILDING 2
	Viewport-2
	Viewport-3
	Viewport-4
	Viewport-6
	Viewport-1
	Viewport-9


	A2.8-BUILDING 3
	A2.8-BUILDING 3
	Viewport-2
	Viewport-3
	Viewport-4
	Viewport-5
	Viewport-1


	A2.9-SITE SECTION
	A2.9-SITE SECTION
	Viewport-1
	Viewport-2
	Viewport-3


	A2.10-SITE SECTION
	A2.10-SITE SECTION
	Viewport-16
	Viewport-15
	Viewport-17
	Viewport-19
	Viewport-22
	Viewport-23
	Viewport-24


	A2.11-COLOUR BOARD
	A2.11-COLOUR BOARD
	Viewport-3
	Viewport-4
	Viewport-6


	A2.12-SIGN DETAILS
	A2.12-SIGN DETAILS
	Viewport-1








	Appendix III
	Appendix IV
	DVP wording
	DEVELOPMENT VARIANCE PERMIT

	Panorama_Schedule A_DVP

	Appendix V
	7914-0286-00.pdf
	14-0286
	Appendix II
	Panorama Block Plan
	SD plan
	fdsafdafdaffdfadsfdsf
	Residential dwgs
	16-02-25 - Panorama Dr - SD8 - Addendum1
	Sheets
	SD8-2 - SITE PLAN - OVERALL
	SD8-T8 - FLOOR PLANS - TH-1,9,24,26 & 33
	SD8-T16 - FLOOR PLANS - TH-6


	16-02-12 - Panorama Development SD8 DPA Submission - Arch
	Sheets
	SD8-0 - COVER SHEET
	SD8-1 - CONTEXT PLAN
	SD8-2 - SITE PLAN - OVERALL
	SD8-3 - FIRE DEPARTMENT SITE PLAN
	SD8-4 - SHADOW STUDIES
	SD8-5 - SHADOW STUDIES
	SD8-6 - STREETSCAPE - PANORAMA DR.
	SD8-7 - STREETSCAPE - 152 ST.
	SD8-8 - SITE SECTIONS
	SD8-9 - MATERIAL COLOUR BOARD
	SD8-T1 - TOWNHOUSE SITE 1
	SD8-T2 - TOWNHOUSE SITE 2
	SD8-T3 - TOWNHOUSE SITE 3
	SD8-T4 - TOWNHOUSE SITE 4
	SD8-T5 - TOWNHOUSE SITE 5
	SD8-T6 - TOWNHOUSE SITE 6
	SD8-T7 - TOWNHOUSE SITE 7

	16-02-11 - Panorama Dr - SD8 set2.pdf
	Sheets
	SD8-T8 - FLOOR PLANS - TH-1,9,24,26 & 33
	SD8-T9 - ELEVATIONS - TH-1,9,24,26 & 33
	SD8-T10 - FLOOR PLANS - TH-2,31,39 & 43
	SD8-T11 - ELEVATIONS - TH-2,31,39 & 43
	SD8-T12 - FLOOR PLANS - TH-3 & 4
	SD8-T13 - ELEVATIONS - TH-3 & 4
	SD8-T14 - FLOOR PLANS - TH-5
	SD8-T15 - ELEVATIONS - TH-5
	SD8-T16 - FLOOR PLANS - TH-6
	SD8-T17 - ELEVATIONS - TH-6


	16-02-11 - Panorama Dr - SD8 set3.pdf
	Sheets
	SD8-T18 - FLOOR PLANS - TH-7
	SD8-T19 - ELEVATIONS - TH-7
	SD8-T20 - FLOOR PLANS - TH-8,10,25,29,30,40 & 44
	SD8-T21 - ELEVATIONS - TH-8,10,25,29,30,40 & 44
	SD8-T22 - FLOOR PLANS - TH-11
	SD8-T23 - ELEVATIONS - TH-11
	SD8-T24 - FLOOR PLANS - TH-12
	SD8-T25 - ELEVATIONS - TH-12
	SD8-T26 - FLOOR PLANS - TH-13,14,15 & 16
	SD8-T27 - ELEVATIONS - TH-13,14,15 & 16


	16-02-11 - Panorama Dr - SD8 set4.pdf
	Sheets
	SD8-T28 - FLOOR PLANS - TH-17
	SD8-T29 - ELEVATIONS - TH-17
	SD8-T30 - FLOOR PLANS - TH-18,19 & 20
	SD8-T31 - ELEVATIONS - TH-18,19 & 20
	SD8-T32 - FLOOR PLANS - TH-21
	SD8-T33 - ELEVATIONS - TH-21
	SD8-T34 - FLOOR PLANS - TH-22
	SD8-T35 - ELEVATIONS - TH-22
	SD8-T36 - FLOOR PLANS - TH-23
	SD8-T37 - ELEVATIONS - TH-23
	SD8-T38 - FLOOR PLANS - TH-27,28,34,35, 36 & 41
	SD8-T39 - ELEVATIONS - TH-27,28,34,35,36 & 41
	SD8-T40 - FLOOR PLANS - TH-32,38 & 42
	SD8-T41 - ELEVATIONS - TH-32,38 & 42
	SD8-T42 - FLOOR PLANS - TH-37
	SD8-T43 - ELEVATIONS - TH-37


	SD8-A1 - SD8-A14.pdf
	Sheets
	SD8-A1 - SITE PLAN
	SD8-A2 - UG PARKADE
	SD8-A4 - 2nd FLOOR PLAN
	SD8-A5 - 3rd FLOOR PLAN
	SD8-A6 - 4th FLOOR PLAN
	SD8-A7 - ROOF PLAN
	SD8-A8 - EXTERIOR ELEVATIONS
	SD8-A9 - EXTERIOR ELEVATIONS
	SD8-A10 - EXTERIOR ELEVATIONS
	SD8-A11 - EXTERIOR ELEVATIONS
	SD8-A12 - SECTIONS
	SD8-A13 - SITE SECTION
	SD8-A14 - 3D VIEWS

	15-04-15 - SD - Panorama Apartments - 1st floor.pdf
	Sheets
	SD8-A3 - 1st FLOOR PLAN




	Landscape Plans)Residential_Feb 2016

	Commercial dwgs
	Panorama Commercial - 14-0286
	A1.0-SITE PLAN
	A1.0-SITE PLAN
	Viewport-15
	Viewport-8
	Viewport-2


	A1.1-CONTEXT PLAN
	A1.1-CONTEXT PLAN
	Viewport-16


	A1.2-CONTEXT PHOTOS
	A1.2-CONTEXT PHOTOS
	Viewport-17


	A1.3-SITE DETAIL
	A1.3-SITE DETAIL
	Viewport-18


	A1.4-SITE DETAIL
	A1.4-SITE DETAIL
	Viewport-19
	Viewport-20


	A1.5-SITE DETAIL
	A1.5-SITE DETAIL
	Viewport-21


	A2.0-BUILDING 1
	A2.0-BUILDING 1
	Viewport-2


	A2.1-BUILDING 1
	A2.1-BUILDING 1
	Viewport-3
	Viewport-6


	A2.2-BUILDING 1
	A2.2-BUILDING 1
	Viewport-5


	A2.3-BUILDING 1
	A2.3-BUILDING 1
	Viewport-2
	Viewport-3
	Viewport-4
	Viewport-5
	Viewport-6


	A2.4-BUILDING 2
	A2.4-BUILDING 2
	Viewport-7
	Viewport-6
	Viewport-4


	A2.5-BUILDING 2
	A2.5-BUILDING 2
	Viewport-5


	A2.6-BUILDING 2
	A2.6-BUILDING 2
	Viewport-2
	Viewport-3
	Viewport-4
	Viewport-6
	Viewport-1
	Viewport-9


	A2.7-BUILDING 3
	A2.7-BUILDING 3
	Viewport-2
	Viewport-4


	A2.8-BUILDING 3
	A2.8-BUILDING 3
	Viewport-2
	Viewport-3
	Viewport-4
	Viewport-5
	Viewport-1


	A2.9-SITE SECTION
	A2.9-SITE SECTION
	Viewport-1
	Viewport-2
	Viewport-3


	A2.10-SITE SECTION
	A2.10-SITE SECTION
	Viewport-16
	Viewport-15
	Viewport-17
	Viewport-19
	Viewport-22
	Viewport-23
	Viewport-24


	A2.11-COLOUR BOARD
	A2.11-COLOUR BOARD
	Viewport-3
	Viewport-4
	Viewport-6


	A2.12-SIGN DETAILS
	A2.12-SIGN DETAILS
	Viewport-1



	20160215 - Panorama Commercial DP Resubmission



	Appendix III
	Appendix IV
	Appendix V
	Appendix VI
	ADP Minutes - Oct22-15 - 7914-0286-00 (with Keystone response)
	Panorama response

	Appendix VII
	Appendix VIII
	Appendix IX
	DVP wording
	DEVELOPMENT VARIANCE PERMIT

	Panorama_Schedule A_DVP








