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RECOMMENDATION SUMMARY 
 

By-law Introduction, First, Second and Third Reading for the Housing Agreement.  
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

None. 
 
 
RATIONALE OF RECOMMENDATION 
 

At the July 25, 2016 Regular Council – Land Use meeting, Council granted Third Reading to 
Application No. 7914-0286-00 (By-law N0s. 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: 
 

o 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) 

 
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. 

 
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 
 

At the July 25, 2016 Regular Council – Land Use meeting, Council granted Third Reading to 
Application No. 7914-0286-00 (By-law N0s. 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: 
 

o 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). 

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

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

o the form of tenure of the housing units; 
 

o 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);  
 

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

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

 
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. 

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

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 
 

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

 
 
 

 
 



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: 

 

1. 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. 

Appendix II



- 2 - 
 

 

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 

 

























 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

File: 7914-0286-00 
 

Planning Report Date:  June 13, 2016 

PROPOSAL: 

Partial OCP Amendment from “Commercial” to 
“Multiple Residential” 
NCP Amendment from “Institutional” to 
“Commercial”, “Townhouses 25 upa max”, 
“Apartment 65 upa max”, and “Park” 
Rezoning from CD (By-law No. 12282) to RA, C-8, 
RM-30 and RM-70  
Development Permit 
Development Variance Permit 

to permit the development of 181 townhouse units, 106 
apartment units and a commercial plaza. 

LOCATION: 5750 Panorama Dr 

OWNER: Redekop (Panorama) Homes Ltd 

ZONING: CD (By-law No. 12282) 

OCP DESIGNATION: Commercial 

NCP DESIGNATION: Institutional 

  

 

 

Appendix III
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RECOMMENDATION SUMMARY 
 

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

o OCP Amendment; and 
 

o Rezoning. 
 

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. 

 
 
RATIONALE OF RECOMMENDATION 
 

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.   
 

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. 

 
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: 
 
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). 

 
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); 
 
"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. 
 
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 (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: 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 & 
Culture: 
 

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. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

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

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 
Designation 

Existing Zone 
 

North and West 
(Across Panorama 
Drive): 

Townhouse units. 
Multiple Residential 
/ Apartments (45 upa 
max) 

CD (By-law No. 13637) 

East (Across 152 
Street): Single family residential. Urban and Suburban 

RH-G, RA and CD 
(By-law Nos. 17603, 
18281, 14512, 14510, 
17731 and 18264) 

South: 

Commercial complex with 
Market Place IGA, 
Shoppers Drug Mart and 
other CRUs 

Commercial / 
Commercial 

CD (By-law Nos. 17005 
and 12282) 

 
 
DEVELOPMENT CONSIDERATIONS 

 
Background 
 

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; 
 

o 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; 

 
o 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; 
 

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

o 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.  
 

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 

 
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  

 
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). 

 
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. 
 
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 114 
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: 

 
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 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 I 
 

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 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 
 

(a) 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 

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. 

 
(e) Remove Notice of Development Permit No. 6792-0609-00 from title (BJ317062). 
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COMMERCIAL SITE
• PROPOSED ZONE: C8 (COMMUNITY COMMERCIAL ZONE)
• BY OTHERS

APARTMENT SITE
• SITE AREA: 71,398 S.F.± (1.64 ACRES±)
• DENSITY (FAR): 106,724 / 71,398 = 1.49 (MAX. 1.50)
• DENSITY (UPA): 106 / 1.64 = 64.6 (70 MAX)
• UNITS: 106 UNITS
• PARKING REQUIRED (ZONING BYLAW):

- RESIDENTS:
- STUDIO, 1-BED UNITS: (4+17 UNITS = 21 UNITS) X1.3 = 27 STALLS
- 1-BED+DEN, 2-BED, 2-BED+DEN: (28+30+27 = 85 UNITS) X 1.5 = 127.5 STALLS
- TOTAL: 155 RESIDENT STALLS REQUIRED

- VISITORS:
- 106 UNITS X 0.2 = 21 VISITOR STALLS REQUIRED

- TOTAL PARKING REQUIRED (ZONING BYLAW): 176 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: 29 X 1.08 (VARIANCE FROM 1.5) = 31.9 STALLS
- 2-BED, 2-BED + DEN: (28+28 = 56 UNITS) X 1.5 (NO VARIANCE) = 84 STALLS
- TOTAL: 139 RESIDENT STALLS REQUIRED (16 STALL VARIANCE)

- VISITORS:
- 106 UNITS X 0.2 = 21 VISITOR STALLS REQUIRED

- TOTAL PARKING REQUIRED (PROPOSED VIA VARIANCE): 160 STALLS
(16 STALL VARIANCE; 9.1%)

• PARKING PROVIDED:
- RESIDENTS:

- UNDERGROUND: 139 STALLS
- TOTAL: 139 STALLS

- VISITORS:
- UNDERGROUND: 21 STALLS (PLUS OFF-SITE STREET PARKING)
- TOTAL: 21 STALLS

- TOTAL PARKING PROVIDED: 160 STALLS

PROPOSED TOWNHOUSE SITES REVISIONS
• PROPOSED ZONE: RM-30 (MULTIPLE RESIDENTIAL 30 ZONE)
• TOTAL SITE AREA: 355,067 S.F.± (8.15 ACRES±)
• UNIT DENSITY (UPA): 181 / 8.15 = 22.2 (30 MAX)
• DENSITY (FAR): 277,891 / 355,067 S.F.± = 0.78 (MAX. 0.9)
• PARKING REQUIRED:

- RESIDENTS:
- REQUIRED: 181 UNITS X 2.0 = 362 STALLS
- PROPOSED: 362 STALLS

- DOUBLE GARAGE STALLS: 141 UNITS (282 STALLS)
- TANDEM:

- TANDEM GARAGE STALLS: 29 UNITS (58 STALLS)
- 1 GARAGE + 1 DRIVEWAY STALL: 11 UNITS (22 STALLS)
- TOTAL TANDEM STALLS: 40 UNITS / 181 UNITS = 22.1%

- VISITORS:
- REQUIRED: 181 UNITS X 0.2 = 36.2 = 37 STALLS
- PROPOSED: 38 STALLS

• INDOOR AMENITY AREA:
- REQUIRED: 181 UNITS X 3.0 S.M. = 543 S.M. = 5,845 S.F.
- PROPOSED (2 STOREY + BASEMENT): 1,818 S.F. + 1,960 S.F. + 1,960 S.F. = 5,738 S.F.

• OUTDOOR AMENITY AREA:
- REQUIRED: 181 UNITS X 3.0 S.M. = 543 S.M. = 5,845 S.F.
- PROPOSED: 1919 S.F. + 2040 S.F. + 1076 S.F. + 1491 S.F. = 6,526 S.F. = 606 S.M.

SITE DATA

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-2
SITE PLAN - OVERALL

 1" = 60'-0"
SITE PLAN

TOWNHOUSE BUILDING DATA

• TH-1
- 5 UNITS
- BUILDING AREA: 3268 sf +/-

• TH-2
- 3 UNITS
- BUILDING AREA: 1888 sf +/-

• TH-3
- 5 UNITS
- BUILDING AREA: 1565 sf +/-

• TH-4
- 6 UNITS
- BUILDING AREA: 1878 sf +/-

• TH-5
- 4 UNITS
- BUILDING AREA: 3320 sf +/-

• TH-6
- 3 UNITS
- BUILDING AREA: 2396 sf +/-

• TH-7
- 5 UNITS
- BUILDING AREA: 3967 sf +/-

• TH-8
- 2 UNITS
- BUILDING AREA: 1315 sf +/-

• TH-9
- 5 UNITS
- BUILDING AREA: 3218  sf +/-

• TH-10
- 2 UNITS
- BUILDING AREA: 1315 sf +/-

• TH-11
- 4 UNITS
- BUILDING AREA: 3063 sf +/-

• TH-12
- 2 UNITS
- BUILDING AREA: 1625 sf +/-

• TH-13
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-14
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-15
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-16
- 4 UNITS
- BUILDING AREA: 3325 sf +/-

• TH-17
- 4 UNITS
- BUILDING AREA: 3257 sf +/-

• TH-18
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-19
-  4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-20
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-21
- 5 UNITS
- BUILDING AREA: 3057 sf +/-

• TH-22
- 3 UNITS
- BUILDING AREA: 2425 sf +/-

• TH-23
- 3 UNITS
- BUILDING AREA: 2396 sf +/-

• TH-24
- 3 UNITS
- BUILDING AREA: 1954 sf +/-

• TH-25
- 4 UNITS
- BUILDING AREA: 2616 sf +/-

• TH-26
- 3 UNITS
- BUILDING AREA: 1954 sf +/-

• TH-27
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-28
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-29
- 4 UNITS
- BUILDING AREA: 2616 sf +/-

• TH-30
- 4 UNITS
- BUILDING AREA: 2616 sf +/-

• TH-31
- 3 UNITS
- BUILDING AREA: 1891 sf +/-

• TH-32
- 3 UNITS
- BUILDING AREA: 1859 sf +/-

TOWNHOUSE UNIT TYPE DATA
(UNIT AREAS EXCLUDE GARAGES)

• UNIT A1:
-9 UNITS
-3 BEDROOM + DEN
-1356 sf +/-
• UNIT A2:
-4 UNITS
-3 BEDROOM + DEN
-1452 sf +/-
• UNIT A3:
-10 UNITS
-3 BEDROOM + DEN
-1358 sf +/-
• UNIT A4:
-6 UNITS
-3 BEDROOM + DEN
-1450 sf +/-
• UNIT B1:
-31 UNITS
-3 BEDROOM + DEN
-1513 sf +/-
• UNIT B2:
-18 UNITS
-3 BEDROOM + DEN
-1594 sf +/-
• UNIT B3:
-21 UNITS
-3 BEDROOM + DEN
-1516 sf +/-
• UNIT B4:
-10 UNITS
-3 BEDROOM + DEN
-1592 sf +/-
• UNIT E2:
-1 UNIT
-2 BEDROOM
-1330 sf +/-
• UNIT F1:
-1 UNITS
-4 BEDROOM + DEN
-1890 sf +/-
• UNIT F2:
-3 UNITS
-4 BEDROOM + DEN
-1950 sf +/-
• UNIT G1:
-14 UNITS
-3 BEDROOM + DEN
-1407 sf +/-
• UNIT G2:
-7 UNITS
-3 BEDROOM + DEN
-1347 sf +/-
• UNIT G3:
-7 UNITS
-3 BEDROOM + DEN
-1422 sf +/-
• UNIT H1:
-8 UNITS
-2 BEDROOM
-1191 sf +/-
• UNIT H2:
-3 UNITS
-2 BEDROOM
-1259 sf +/-
• UNIT J1:
-4 UNITS
-3 BEDROOM + DEN
-1689 sf +/-
• UNIT J2:
-2 UNITS
-3 BEDROOM + DEN
-1758 sf +/-
• UNIT K1:
-12 UNITS
-3 BEDROOM + DEN
-1924 sf +/-
• UNIT K2:
-6 UNITS
-3 BEDROOM + DEN
-1948 sf +/-
• UNIT K3:
-2 UNITS
-3 BEDROOM + DEN
-1924 sf +/-
• UNIT K4:
-2 UNITS
-3 BEDROOM + DEN
-1948 sf +/-

• TH-33
- 5 UNITS
- BUILDING AREA: 3268 sf +/-

• TH-34
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-35
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-36
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-37
- 5 UNITS
- BUILDING AREA: 3364 sf +/-

• TH-38
- 5 UNITS
- BUILDING AREA: 3073 sf +/-

• TH-39
-  5 UNITS
- BUILDING AREA: 3116 sf +/-

• TH-40
- 6 UNITS
- BUILDING AREA: 3858 sf +/-

• TH-41
- 6 UNITS
- BUILDING AREA: 3997 sf +/-

• TH-42
- 5 UNITS
- BUILDING AREA: 3032 sf +/-

• TH-43
- 5 UNITS
- BUILDING AREA: 3083 sf +/-

• TH-44
- 6 UNITS
- BUILDING AREA: 3872 sf +/-

TOTAL OF 181 UNITS
TOTAL BUILDING AREA: 117,671 sf
LOT COVERAGE: 117,671/355,067 =
33.14%



1

SD8-A13

1

SD8-A13





w



1st FLOOR PLAN
0' - 0"

2nd FLOOR PLAN
10' - 0 1/8"

U/G PARKADE
-10' - 0"

U/S CEILING
39' - 1 1/8"

3rd FLOOR PLAN
20' - 0 1/4"

4th FLOOR PLAN
30' - 0 3/8"

U/S ROOF TRUSS
42' - 1 1/8"

1 1 6 2 1 18 22 1 5 3 22 1 61873 3 3 3 13 22 3

6210 8 13 9 8 513 9 8 22 8 86145 5 9 8 912

1st FLOOR PLAN
0' - 0"

2nd FLOOR PLAN
10' - 0 1/8"

U/S CEILING
39' - 1 1/8"

3rd FLOOR PLAN
20' - 0 1/4"

4th FLOOR PLAN
30' - 0 3/8"

U/S ROOF TRUSS
42' - 1 1/8"

21

126286221410 6913813 1458912

313 22 6 3 22 13 3 1 13 6 1

3

9

10

6

1st FLOOR PLAN
0' - 0"

2nd FLOOR PLAN
10' - 0 1/8"

U/S CEILING
39' - 1 1/8"

3rd FLOOR PLAN
20' - 0 1/4"

4th FLOOR PLAN
30' - 0 3/8"

U/S ROOF TRUSS
42' - 1 1/8"

31216132116

2

1

10

1

8

6

14 6 13 6 1412 8 6 2 6 14814 2212

22



1st FLOOR PLAN
0' - 0"

2nd FLOOR PLAN
10' - 0 1/8"

U/G PARKADE
-10' - 0"

U/S CEILING
39' - 1 1/8"

3rd FLOOR PLAN
20' - 0 1/4"

4th FLOOR PLAN
30' - 0 3/8"

U/S ROOF TRUSS
42' - 1 1/8"

6 210 8 913 226 5 8 14 98 5 813 9 5 8 14 8 58 12 5 89 1314 6 2 10 8

112662252233832213353 22

5626 22

19

19

1st FLOOR PLAN
0' - 0"

2nd FLOOR PLAN
10' - 0 1/8"

U/S CEILING
39' - 1 1/8"

3rd FLOOR PLAN
20' - 0 1/4"

4th FLOOR PLAN
30' - 0 3/8"

U/S ROOF TRUSS
42' - 1 1/8"

1226 86 10 8 811896 5

10

6

22

18 216221 222 1 3

6 814 12 8 614 8 612513

1 112022 6 3 5 3 2 1 6 1810 1 1 1226

5 98 14 8 6 8 6 26 12101399 522 2



 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

File: 7914-0286-00 
 

Planning Report Date:  July 25, 2016 

PROPOSAL: 

Partial OCP Amendment from “Commercial” 
to “Multiple Residential” 
NCP Amendment from “Institutional” to 
“Commercial”, “Townhouses 25 upa max”, 
“Apartment 65 upa max”, and “Park” 
Rezoning from CD (By-law No. 12282) to RA, 
C-8, RM-30 and RM-70  
Development Permit 
Development Variance Permit 

to permit the development of 181 townhouse units, 106 
apartment units and a commercial plaza. 

LOCATION: 5750 Panorama Drive 

OWNER: Redekop (Panorama) Homes Ltd. 

ZONING: CD (By-law No. 12282) 

OCP DESIGNATION:  Commercial 

NCP DESIGNATION:  Institutional 

  

 

 



Staff Report to Council 
 
File: 7914-0286-00 

Additional Planning Comments 
 

Page 2 
 
 
RECOMMENDATION SUMMARY 
 

That Council grant Third Reading to Official Community Plan (OCP) Amendment By-law 
No. 18683 and Rezoning By-law No. 18684. 
 
That Development Variance Permit No. 7914-0286-00 be approved. 

 
 
RATIONALE OF RECOMMENDATION 
 

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.   

 
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.   
 
As a result 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.  
 
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.   

 
 
  



Staff Report to Council 
 
File: 7914-0286-00 

Additional Planning Comments 
 

Page 3 
 
RECOMMENDATION 
 
The Planning & Development Department recommends: 
 
1. 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 
 

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): 

 
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.  
 

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

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

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

o 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;  

o 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 

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

 
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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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 
 

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.   
 
As a result 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.   
 
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.   

 
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. 

 
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 

from the Subject Site* 
Additional Approved 
Seats 

Additional 
Requested Seats 

 Elementary High 
School 

Total Sullivan 
Elem. 

Woodward 
Hill Elem. 

New S. 
Newton 
Elem. 

Sullivan 
Heights 
Sec.  

Sept. 2018 27 13 40 100-200** 150-200  
500 – no 
timeline 

 
605 – no 
timeline 

Sept. 2019 16 8 24 -------- -------- 
Sept. 2020 14 9 23 -------- -------- 
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 I. 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 I 
 

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 
 

(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 New Westminster District 
 
 

 
3. Summary of Actions for City Clerk's Office 
 



Appendix II

























 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

File: 7914-0286-00 
 

Planning Report Date:  June 13, 2016 

PROPOSAL: 

• Partial OCP Amendment from “Commercial” to 
“Multiple Residential” 

• NCP Amendment from “Institutional” to 
“Commercial”, “Townhouses 25 upa max”, 
“Apartment 65 upa max”, and “Park” 

• Rezoning from CD (By-law No. 12282) to RA, C-8, 
RM-30 and RM-70  

• Development Permit 
• Development Variance Permit 

to permit the development of 181 townhouse units, 106 
apartment units and a commercial plaza. 

LOCATION: 5750 Panorama Dr 

OWNER: Redekop (Panorama) Homes Ltd 

ZONING: CD (By-law No. 12282) 

OCP DESIGNATION: Commercial 

NCP DESIGNATION: Institutional 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

 
o OCP Amendment; and 

 
o Rezoning. 

 
• 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. 

 
 
RATIONALE OF RECOMMENDATION 
 
• 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.   
 

• 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. 

 
• 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: 
 
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). 

 
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); 
 

• "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. 
 
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 (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: 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 & 
Culture: 
 

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. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

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

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 
Designation 

Existing Zone 
 

North and West 
(Across Panorama 
Drive): 

Townhouse units. 
Multiple Residential 
/ Apartments (45 upa 
max) 

CD (By-law No. 13637) 

East (Across 152 
Street): Single family residential. Urban and Suburban 

RH-G, RA and CD 
(By-law Nos. 17603, 
18281, 14512, 14510, 
17731 and 18264) 

South: 

Commercial complex with 
Market Place IGA, 
Shoppers Drug Mart and 
other CRUs 

Commercial / 
Commercial 

CD (By-law Nos. 17005 
and 12282) 

 
 
DEVELOPMENT CONSIDERATIONS 

 
Background 
 
• 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; 
 

o 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; 

 
o 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; 

 
o a Development Permit to allow the development of 198 townhouse units, 

106 apartment units and a 3-building commercial plaza; and 
 

o 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.  
 

• 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 

 
• 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  

 
• 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). 

 
• 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. 
 

• 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 114 
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: 

 
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 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 I 
 

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 
 

(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 New Westminster District 
 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) 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 

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. 

 
(e) Remove Notice of Development Permit No. 6792-0609-00 from title (BJ317062). 
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COMMERCIAL SITE
• PROPOSED ZONE: C8 (COMMUNITY COMMERCIAL ZONE)
• BY OTHERS

APARTMENT SITE
• SITE AREA: 71,398 S.F.± (1.64 ACRES±)
• DENSITY (FAR): 106,724 / 71,398 = 1.49 (MAX. 1.50)
• DENSITY (UPA): 106 / 1.64 = 64.6 (70 MAX)
• UNITS: 106 UNITS
• PARKING REQUIRED (ZONING BYLAW):

- RESIDENTS:
- STUDIO, 1-BED UNITS: (4+17 UNITS = 21 UNITS) X1.3 = 27 STALLS
- 1-BED+DEN, 2-BED, 2-BED+DEN: (28+30+27 = 85 UNITS) X 1.5 = 127.5 STALLS
- TOTAL: 155 RESIDENT STALLS REQUIRED

- VISITORS:
- 106 UNITS X 0.2 = 21 VISITOR STALLS REQUIRED

- TOTAL PARKING REQUIRED (ZONING BYLAW): 176 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: 29 X 1.08 (VARIANCE FROM 1.5) = 31.9 STALLS
- 2-BED, 2-BED + DEN: (28+28 = 56 UNITS) X 1.5 (NO VARIANCE) = 84 STALLS
- TOTAL: 139 RESIDENT STALLS REQUIRED (16 STALL VARIANCE)

- VISITORS:
- 106 UNITS X 0.2 = 21 VISITOR STALLS REQUIRED

- TOTAL PARKING REQUIRED (PROPOSED VIA VARIANCE): 160 STALLS
(16 STALL VARIANCE; 9.1%)

• PARKING PROVIDED:
- RESIDENTS:

- UNDERGROUND: 139 STALLS
- TOTAL: 139 STALLS

- VISITORS:
- UNDERGROUND: 21 STALLS (PLUS OFF-SITE STREET PARKING)
- TOTAL: 21 STALLS

- TOTAL PARKING PROVIDED: 160 STALLS

PROPOSED TOWNHOUSE SITES REVISIONS
• PROPOSED ZONE: RM-30 (MULTIPLE RESIDENTIAL 30 ZONE)
• TOTAL SITE AREA: 355,067 S.F.± (8.15 ACRES±)
• UNIT DENSITY (UPA): 181 / 8.15 = 22.2 (30 MAX)
• DENSITY (FAR): 277,891 / 355,067 S.F.± = 0.78 (MAX. 0.9)
• PARKING REQUIRED:

- RESIDENTS:
- REQUIRED: 181 UNITS X 2.0 = 362 STALLS
- PROPOSED: 362 STALLS

- DOUBLE GARAGE STALLS: 141 UNITS (282 STALLS)
- TANDEM:

- TANDEM GARAGE STALLS: 29 UNITS (58 STALLS)
- 1 GARAGE + 1 DRIVEWAY STALL: 11 UNITS (22 STALLS)
- TOTAL TANDEM STALLS: 40 UNITS / 181 UNITS = 22.1%

- VISITORS:
- REQUIRED: 181 UNITS X 0.2 = 36.2 = 37 STALLS
- PROPOSED: 38 STALLS

• INDOOR AMENITY AREA:
- REQUIRED: 181 UNITS X 3.0 S.M. = 543 S.M. = 5,845 S.F.
- PROPOSED (2 STOREY + BASEMENT): 1,818 S.F. + 1,960 S.F. + 1,960 S.F. = 5,738 S.F.

• OUTDOOR AMENITY AREA:
- REQUIRED: 181 UNITS X 3.0 S.M. = 543 S.M. = 5,845 S.F.
- PROPOSED: 1919 S.F. + 2040 S.F. + 1076 S.F. + 1491 S.F. = 6,526 S.F. = 606 S.M.

SITE DATA

KEYSTONE
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5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-2
SITE PLAN - OVERALL

 1" = 60'-0"
SITE PLAN

TOWNHOUSE BUILDING DATA

• TH-1
- 5 UNITS
- BUILDING AREA: 3268 sf +/-

• TH-2
- 3 UNITS
- BUILDING AREA: 1888 sf +/-

• TH-3
- 5 UNITS
- BUILDING AREA: 1565 sf +/-

• TH-4
- 6 UNITS
- BUILDING AREA: 1878 sf +/-

• TH-5
- 4 UNITS
- BUILDING AREA: 3320 sf +/-

• TH-6
- 3 UNITS
- BUILDING AREA: 2396 sf +/-

• TH-7
- 5 UNITS
- BUILDING AREA: 3967 sf +/-

• TH-8
- 2 UNITS
- BUILDING AREA: 1315 sf +/-

• TH-9
- 5 UNITS
- BUILDING AREA: 3218  sf +/-

• TH-10
- 2 UNITS
- BUILDING AREA: 1315 sf +/-

• TH-11
- 4 UNITS
- BUILDING AREA: 3063 sf +/-

• TH-12
- 2 UNITS
- BUILDING AREA: 1625 sf +/-

• TH-13
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-14
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-15
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-16
- 4 UNITS
- BUILDING AREA: 3325 sf +/-

• TH-17
- 4 UNITS
- BUILDING AREA: 3257 sf +/-

• TH-18
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-19
-  4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-20
- 4 UNITS
- BUILDING AREA: 2454 sf +/-

• TH-21
- 5 UNITS
- BUILDING AREA: 3057 sf +/-

• TH-22
- 3 UNITS
- BUILDING AREA: 2425 sf +/-

• TH-23
- 3 UNITS
- BUILDING AREA: 2396 sf +/-

• TH-24
- 3 UNITS
- BUILDING AREA: 1954 sf +/-

• TH-25
- 4 UNITS
- BUILDING AREA: 2616 sf +/-

• TH-26
- 3 UNITS
- BUILDING AREA: 1954 sf +/-

• TH-27
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-28
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-29
- 4 UNITS
- BUILDING AREA: 2616 sf +/-

• TH-30
- 4 UNITS
- BUILDING AREA: 2616 sf +/-

• TH-31
- 3 UNITS
- BUILDING AREA: 1891 sf +/-

• TH-32
- 3 UNITS
- BUILDING AREA: 1859 sf +/-

TOWNHOUSE UNIT TYPE DATA
(UNIT AREAS EXCLUDE GARAGES)

• UNIT A1:
-9 UNITS
-3 BEDROOM + DEN
-1356 sf +/-
• UNIT A2:
-4 UNITS
-3 BEDROOM + DEN
-1452 sf +/-
• UNIT A3:
-10 UNITS
-3 BEDROOM + DEN
-1358 sf +/-
• UNIT A4:
-6 UNITS
-3 BEDROOM + DEN
-1450 sf +/-
• UNIT B1:
-31 UNITS
-3 BEDROOM + DEN
-1513 sf +/-
• UNIT B2:
-18 UNITS
-3 BEDROOM + DEN
-1594 sf +/-
• UNIT B3:
-21 UNITS
-3 BEDROOM + DEN
-1516 sf +/-
• UNIT B4:
-10 UNITS
-3 BEDROOM + DEN
-1592 sf +/-
• UNIT E2:
-1 UNIT
-2 BEDROOM
-1330 sf +/-
• UNIT F1:
-1 UNITS
-4 BEDROOM + DEN
-1890 sf +/-
• UNIT F2:
-3 UNITS
-4 BEDROOM + DEN
-1950 sf +/-
• UNIT G1:
-14 UNITS
-3 BEDROOM + DEN
-1407 sf +/-
• UNIT G2:
-7 UNITS
-3 BEDROOM + DEN
-1347 sf +/-
• UNIT G3:
-7 UNITS
-3 BEDROOM + DEN
-1422 sf +/-
• UNIT H1:
-8 UNITS
-2 BEDROOM
-1191 sf +/-
• UNIT H2:
-3 UNITS
-2 BEDROOM
-1259 sf +/-
• UNIT J1:
-4 UNITS
-3 BEDROOM + DEN
-1689 sf +/-
• UNIT J2:
-2 UNITS
-3 BEDROOM + DEN
-1758 sf +/-
• UNIT K1:
-12 UNITS
-3 BEDROOM + DEN
-1924 sf +/-
• UNIT K2:
-6 UNITS
-3 BEDROOM + DEN
-1948 sf +/-
• UNIT K3:
-2 UNITS
-3 BEDROOM + DEN
-1924 sf +/-
• UNIT K4:
-2 UNITS
-3 BEDROOM + DEN
-1948 sf +/-

• TH-33
- 5 UNITS
- BUILDING AREA: 3268 sf +/-

• TH-34
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-35
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-36
- 4 UNITS
- BUILDING AREA: 2700 sf +/-

• TH-37
- 5 UNITS
- BUILDING AREA: 3364 sf +/-

• TH-38
- 5 UNITS
- BUILDING AREA: 3073 sf +/-

• TH-39
-  5 UNITS
- BUILDING AREA: 3116 sf +/-

• TH-40
- 6 UNITS
- BUILDING AREA: 3858 sf +/-

• TH-41
- 6 UNITS
- BUILDING AREA: 3997 sf +/-

• TH-42
- 5 UNITS
- BUILDING AREA: 3032 sf +/-

• TH-43
- 5 UNITS
- BUILDING AREA: 3083 sf +/-

• TH-44
- 6 UNITS
- BUILDING AREA: 3872 sf +/-

TOTAL OF 181 UNITS
TOTAL BUILDING AREA: 117,671 sf
LOT COVERAGE: 117,671/355,067 =
33.14%
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0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m(7' - 3")

2.2m

(3' - 0")
0.9m(7' - 10")

2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(1' - 5")
0.4m

(3' - 10")
1.2m

(20' - 0")
6.1m

(3' - 5")
1.0m

(4' - 0")
1.2m

(13' - 6")
4.1m

(2' - 0")
0.6m

(9' - 6")
2.9m

(2' - 0")
0.6m

W
ALL

O
VER

(TYP.)

28.30m

28.30m

28.15m

28.15m

WALL OVER

(TYP.)

DECK OVER

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")

1.5m

(5
' -

0")1.5
m

(5
' -

0")1.5
m

(5
' -

0")1.5
m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

27.29m
27.44m

24.46m
24.31m

27.27m
27.12m

24.60m
24.45m

DECK OVER

(5' - 0")
1.5m

(5' - 0")

1.5m (5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(9
' - 

6")2.9
 m

(9
' - 

6")2.9
m

(20' - 5")
6.2m

(5' - 0")
1.5m

(5' - 0")
1.5m

(11' - 7")
3.5m

(11' - 7")
3.5m

(13' - 0")
4.0m

(27' - 3")
8.3m

(29' - 9")
9.1m(5' - 6")

1.7m

(9' - 8")

2.9m

(8' - 3")

2.5m

(6' - 9")

2.0m

(15' - 3")
4.6m

(18' - 0")

5.5m

(9
' -

6")2.9
m

(18' - 0")

5.5m

(9
' -

6")2.9
m

1 VISITOR
STALL

(8
' - 

2"
)

2.
5 m

(5
' - 

6 "
)

1.
7 m

(45' - 3")
13.8 m

ARCHITECTURAL POURED IN PLACE CONCRETE
RETAINING WALL WITH REVEAL LINE PATTERN

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/SD8-T1)

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T3
TOWNHOUSE SITE 3

 1/16" = 1'-0"
TOWNHOUSE SITE 3

KEY PLAN

 1/8" = 1'-0"
CONCRETE RETAINING WALL



PA
N

O
RA

M
A 

D
RI

VE

TH-20

TH-22

TH-21

(7' - 7")

2.3m

4.5 m

G3

G1

G 2

G1

E2

F1

2 VISITOR
STALLS

3.0m
 SETBACK

2 VISITOR
STALLS

BUILDING STEP

BUILDING STEP

1st FLOOR ELEV: 29.00m

PRO
PERTY LINE

4.
50

m
SE

TB
AC

K

NE
W

PR
OP

ER
TY

 L
IN

E

SID
EW

AL
K

PARK

(8' - 10")
2.7m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m(7' - 10")

2.4m

(3' - 0")
0.9m(7' - 3")

2.2m

(8' - 11")
2.7m

(12' - 10")
3.9m

(2' - 0")
0.6m

(9'
- 6

")2.9
m

(9'
- 6

")2.9
m

(15
' -

0")4.6
m

(13
' -

0")4.0
m

(4'
- 1

")1.2
m

(12
' -

11
")

3.9
m

(12
' -

11
")

3.9
m

(4'
- 1

")1.2
m

(13
' -

0")4.0
m

(1
3'

- 0
")

4.0
m

(4
' -

1")1.2
m

(1
2'

- 1
1")

3.9
m

(1
2'

- 1
1")

3.9
m

(4
' -

1")1.2
m

(1
3'

- 1
")

4.0
m

15'-0 1/2"

4.6 m

14'-10"

4.5 m

20
'-4

"

6.
2

m

1st FLOOR ELEV: 28.26m
2nd FLOOR ELEV: 31.24m

1st FLOOR ELEV: 28.72m
2nd FLOOR ELEV: 31.70m

1st FLOOR ELEV: 29.26m
2nd FLOOR ELEV: 32.57m

1st FLOOR ELEV: 29.74m
2nd FLOOR ELEV: 33.03m

MODULAR BLOCK
LANDSCAPE

RETAINING WALL

TH
-2

0
IS

 2
ST

OR
IE

S
AT

ST
RE

ET
EV

EV
AT

IO
N

TH
-2

1
IS

2
ST

OR
IES

AT
ST

RE
ET

EV
EV

AT
IO

N

1 VISITOR
STALL

1 VISITOR
STALL

(1' - 8")

0.5 m

MODULAR BLOCK
LANDSCAPE

RETAINING WALL

OL
D

PR
OP

ER
TY

LI
NE

ELEC.

ELEC.

ELEC.

DE
CK

 O
VE

R

W
AL

L
OV

ER
(T

YP
.)

W
AL

L O
VE

R
(T

YP
.)

DE
CK

OV
ER

WALL OVER

DECK OVER

WALL OVER

(TYP.)

W
ALL O

VER

MODULAR BLOCK
LANDSCAPE
RETAINING WALL

ST
RE

ET
PA

RK
IN

G
(S

EE
CI

VI
L)

G3

G1

G2

G1

J1

J2

GASMETERS

GASMETERS

GAS

M
ETERS

T.W.29.01 m

R 10'
-0"

R 10'-0"

28.21m

28.47m

30.99m

31.45m

29.01m

29.49m

32.32m

32.78m

(27
' - 

10
")

8.5
m

(1
9'

- 8
")

6.0
m

T.W.31.41 m

B.W. 28.41m

B.W. 30.73m

T.W.29.65 m
B.W. 29.05m

PMT W/
SCREENING  BY

LANDSCAPE

28.01m

28.62m

31.14m

31.60m

29.16m

29.64m

32.47m

32.93m

CONCRETE RETAINING WALL
(SEE DETAIL 1/SD8-T4)

CONCRETE RETAINING WALL
(SEE DETAIL 1/SD8-T5)

28.75m
28.90m

28.75m
28.90m

(6' - 0")
1.8m

(5' - 10")

1.8m

(5' - 0")
1.5m

(5' - 0")
1.5m

(9' - 6")
2.9m (9' - 6")

2.9m
(18' - 0")
5.5m

(7' - 10")
2.4m

(5' - 0")
1.5m

(3' - 8")
1.1m

(7' - 2")

2.2m

(7' - 1")

2.1 m

(18' - 0")

5.5m

(9
' - 

6")2.9
m(18' - 0")

5.5m
(9

' -
6")2.9

m(18' - 0")

5.5m

(3
' - 

3 "
)

1.
0 m

(21' - 4")
6.5 m

(4
' - 

1 1
")

1.
5 m

ARCHITECTURAL POURED IN PLACE CONCRETE
RETAINING WALL WITH REVEAL LINE PATTERN

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/SD8-T1)

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T4
TOWNHOUSE SITE 4

 1/16" = 1'-0"
TOWNHOUSE SITE 4

KEY PLAN

 1/8" = 1'-0"
CONCRETE RETAINING WALL



15
2n

d 
S

TR
E

E
T

PARK

TH-25

TH-42

TH-43

TH-44

EX
IS

TI
N

G
 S

ID
EW

AL
K

2 VISITOR
STALLS (S/C)

4.50m SETBACK

PROPERTY LINE

4.
5m

 S
ET

BA
CK

NE
W

 P
RO

PE
RT

Y 
LI

NE

6.0m SETBACK

3.
0m

 S
ET

BA
CK

1 VISITOR
STALL

1st FLOOR ELEV: 21.50m

1st FLOOR ELEV: 21.81m
2nd FLOOR ELEV: 24.49m

SIDEWALK
SI

DE
W

AL
K

PR
O

PE
RT

Y 
LI

N
E

PROPERTY LINE

3.0m
SETBACK

PRO
PERTY

LINE

1st FLOOR ELEV: 23.45m

1st FLOOR ELEV: 23.45m

58th AVENUE

ORIGINAL PROPERTY LINE
BEFORE ROAD DEDICATION

(18' - 4")
5.6m

(3' - 9")
1.1m
(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 4")
5.6m

(3' - 8")
1.1m

(18' - 4")
5.6m

(3' - 9")
1.1m

(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 4")
5.6m

(3' - 4")
1.0m

(18' - 4")
5.6m

(3' - 6")
1.1m(2' - 4")

0.7m

(18' - 8")
5.7m

(3' - 9")
1.1m

(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 8")
5.7m

(3' - 0")
0.9m

(18' - 8")
5.7m

(3' - 9")
1.1m

(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 8")
5.7m

(3' - 0")
0.9m

(18' - 4")
5.6m

(3' - 6")
1.1m

(2' - 4")
0.7m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 1")
2.2m

(5' - 0")
1.5m

(5' - 0")
1.5m

TH-26
1st FLOOR ELEV: 23.61m (13' - 6")

4.1m

(3' - 6")
1.1m

(9' - 10")
3.0m

ELECTRICAL
ROOM KIOSK

ELEC.

ELEC.

DECK OVER

WALL OVER
(TYP.)

WALL OVER (TYP.)

TH-43 IS 2 STORIES AT BACK ELEVATION

DECK OVER

WALL OVER (TYP.)

DECK OVER

DECK OVER

WALL OVER

(TYP.)

WALL OVER

(TYP.)

W
ALL

O
VER

B2B1B1B1B1B1

B2

B1

B1

B1

B2

B1

B2 A4A3
A3

A3
A3

A2A1A1A1A1

STREET PARKING (SEE CIVIL)

GA
S

M
ET

ER
S

GA
S

M
ET

E R
S

GA
S

M
ET

E R
S

GAS

M
ETERS

GAS

M
ETERS

P
A

R
K

SIDEWALK TO CONNECT
TO PARK CIRCULATION

21.25m

21.40m

21.71m

24.39m

23.35m

23.35m

(5
' -

6 "
)

1.
7m

(2
0'

- 0
")

6.
1m

(5
' -

6 "
)

1.
7m

(5' - 0")
1.5m

(5
' - 

0 "
)

1.
5 m

(5' - 0")
1.5m

(5' - 0")
1.5m

(3' - 3")
1.0m

(5' - 0")
1.5m (4' - 2")

1.3m

(20' - 0")
6.1m

(5' - 0")
1.5m (5' - 0")

1.5 m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(9
'-

6"
)

2 .
9 m

(9
'-

6 "
)

2 .
9 m

(3
7' 

- 3
")

11
.4

 m

(1
4' 

- 1
1"

)
4.

5 m
(7

' - 
6"

)
2.

3 m
(1

5' 
- 6

")
4.

7 m

(16' - 0")
4.9 m

(3' - 1")
0.9 m

(7' - 6")
2.3 m

(5' - 0")
1.5m (5' - 0")

1.5m
(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(7' - 10")
2.4m
(3' - 0")
0.9m

(7' - 3")
2.2m
(2' - 6")
0.8m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m
(3' - 5")
1.0m

(7' - 10")
2.4m
(3' - 0")
0.9m

(7' - 3")
2.2m

(7' - 3")
2.2m

(9' - 6")
2.9m

(3' - 9")
1.1m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m
(3' - 5")
1.0m

(7' - 10")
2.4m
(3' - 0")
0.9m

(7' - 3")
2.2m
(2' - 6")
0.8m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m
(3' - 5")
1.0m

(7' - 10")
2.4m
(3' - 0")
0.9m

(7' - 3")
2.2m

(18' - 0")
5.5m

(5' - 2")
1.6m

R 7'-0"

R
7'-

0"

R 10'-0"

(4
' - 

1 0
")

1.
5 m

(2
0' 

- 0
")

6.
1 m

(5
' - 

1 0
")

1.
8 m

(3' - 11")
1.2m

(3' - 7")
1.1m

(4' - 0")
1.2m

(3' - 1")
0.9m

(19' - 8")
6.0m

(14' - 9")
4.5m

(1
4' 

- 9
")

4.
5 m

23.35m

23.35m

23.51m

23.51m

(9' - 5")
2.9m

(20' - 0")
6.1m

(4' - 7")
1.4m

R
6'-

0"

PMT W/
SCREENING

BY
LANDSCAPE

PRIVACY
SCREEN
(TYP.)

PRIVACY
SCREEN
(TYP.)

21.40m

21.25m

21.56m

23.20m

23.20m

23.20m

23.36m

23.36m

EAST END UNITS OF
TH-37,38,39,40,41,42,43 &
44 REQUIRE 2 LAYERS TYPE
'X' G.W.B.  AND UPGRADED
WINDOWS IN  BEDROOMS
FACING 152ND STREET AS

RECOMMENDED IN BKL
CONSULTANTS ACOUSTIC

REPORT

(5' - 0")
1.5m

MODULAR BLOCK
LANDSCAPE

RETAINING WALL

MODULAR BLOCK LANDSCAPE
RETAINING WALL

MODULAR BLOCK LANDSCAPE
RETAINING WALL

(4' - 7")
1.4m

(8' - 9")
2.7m

(9
' - 

8 "
)

2.
9 m

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/SD8-T1)

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T5
TOWNHOUSE SITE 5

 1/16" = 1'-0"
TOWNHOUSE SITE 5

KEY PLAN



TH-28

TH-40

TH-41

EX
IS

TI
N

G
 S

ID
EW

AL
K

1 VISITOR
STALL

1 VISITOR
STALL

4.
5m

 S
ET

BA
CK

NE
W

 P
RO

PE
RT

Y 
LI

NE

3.0m
 SETBACK

PRO
PERTY LINE

1st FLOOR ELEV: 23.76m
2nd FLOOR ELEV: 26.44m

1st FLOOR ELEV: 26.26m

1st FLOOR ELEV: 23.76m
2nd FLOOR ELEV: 26.44m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(4
' -

6 "
)

1.
4m

(2
0'

- 0
")

6.
1m

(5
' -

6 "
)

1.
7m

(8' - 6")
2.6m

(20' - 0")
6.1m

(4' - 2")
1.3m

(20' - 0")
6.1m

(4' - 6")
1.4m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m
(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m(2' - 6")

0.8m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m
(3' - 5")
1.0m

(7' - 10")
2.4m
(3' - 0")
0.9m

(7' - 3")
2.2m (19' - 0")

5.8m (7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m
(2' - 6")
0.8m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m
(3' - 5")
1.0m

(7' - 10")
2.4m
(3' - 0")
0.9m

(7' - 3")
2.2m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(18' - 0")
5.5m

TH-41 IS 2 STORIES AT FRONT ENTRY
ELEVATION

TH-28 IS 2 STORIES AT FRONT ENTRY

ELEVATION

TH-27 IS 2 STORIES AT FRONT ENTRY

ELEVATION

4.
5m

 S
ET

BA
CK

ORIGINAL
PROPERTY LINE
BEFORE ROAD
DEDICATION

ORIGINAL
PROPERTY LINE
BEFORE ROAD
DEDICATION

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m
(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m
(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 1")
2.2m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 1")
2.2m

TH-30
1st FLOOR ELEV: 26.75m

TH-29
1st FLOOR ELEV: 26.45m

TH-27
1st FLOOR ELEV: 24.06m
2nd FLOOR ELEV: 26.75m

1 VISITOR
STALL

(12' - 4")
3.8m(3' - 10")

1.2m

(12' - 4")
3.8m

(3' - 10")
1.2m

(9' - 10")
3.0m

(9' - 10")
3.0m

ELEC.

ELEC.

ELEC.

ELEC.

DECK OVER

DECK OVER

W
ALL O

VER

DECK OVER

WALL OVER

(TYP.)

DECK OVER

DECK OVER

WALL OVER

(TYP.)

DECK OVER

WALL OVER
(TYP.)

W
ALL O

VER

W
AL

L 
O

VE
R

W
AL

L 
O

VE
R

B4

B3
B3

B4

B3

B3
B3

B4

B2

B1

B1

B2

B1

B1

B1

B2

B4

B3

B3

B3

B3

B3

B2B1B1B1B1B1

GAS

M
ETERS

GAS

M
ETERS

GA
S

M
ET

E R
S

GA
S

M
ET

E R
S

GAS

M
ETERS

GAS

M
ETERS 15

2n
d 

S
TR

E
E

T

P
AR

K

SIDEWALK TO CONNECT TO
PARK CIRCULATION

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(6
' -

0 "
)

1.
8m

(6' - 0")
1.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(5' - 8")
1.7m

(9' - 6")
2.9m

(3' - 11")
1.2m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(4' - 7")
1.4m

(20' - 0")
6.1m

(9' - 5")
2.9m (4' - 7")

1.4m

(20' - 0")
6.1m

(9' - 2")
2.8m

(4
' -

1 0
")

1.
5m

(2
0'

- 0
")

6.
1m

(5
' -

1 0
")

1.
8m

(8' - 6")
2.6m

(22'- 0")
6.7m

(22' - 2")
6.8m

(25' - 5")
7.7m

(25' - 8")
7.8m

(2
8'

- 4
")

8.
6m

(14' - 9")
4.5m

R
30

'-0
"

R 10'-0"

R 30'-0"

R
10

'-0
"

23.96m

26.65m

23.66m

26.34m

23.66m

26.34m

26.16m

26.16m

26.35m

26.65m

26.50m

26.35m

23.51m

26.19m

26.01m

26.01m

26.20m

26.20m

26.50m

26.65m

26.50m

23.81m

23.51m

26.19m

MODULAR BLOCK LANDSCAPE
RETAINING WALL

MODULAR BLOCK LANDSCAPE
RETAINING WALL

MODULAR BLOCK LANDSCAPE
RETAINING WALL

MODULAR BLOCK LANDSCAPE
RETAINING WALL

EAST END UNITS OF
TH-37,38,39,40,41,42,43 &
44 REQUIRE 2 LAYERS TYPE
'X' G.W.B.  AND UPGRADED
WINDOWS IN  BEDROOMS
FACING 152ND STREET AS

RECOMMENDED IN BKL
CONSULTANTS ACOUSTIC

REPORT

(9
' -

0 "
)

2.
7m

(13' - 4")
4.1m

(9' - 5")
2.9m

(4' - 2")
1.3m

(8' - 4")
2.5m

(4' - 2")
1.3m

(8' - 4")
2.5m

(8
'-

8 "
)

2.
6m(4

' -
6 "

)
1.

4m

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/SD8-T1)

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T6
TOWNHOUSE SITE 6

 1/16" = 1'-0"
TOWNHOUSE SITE 6

KEY PLAN



TH-33
TH-31

TH-32

TH-36

TH-37

TH-38

TH-39

ORIGINAL
PROPERTY LINE
BEFORE ROAD
DEDICATION

A3

A3

A4

1 VISITOR
STALL

1 VISITOR
STALL

1 VISITOR
STALL

4 VISITOR
STALLS

2 VISITOR
STALLS

NEW PROPERTY LINE

1st FLOOR ELEV: 26.48m
2nd FLOOR ELEV: 29.17m

1st FLOOR ELEV: 29.38m

1st FLOOR ELEV: 29.52m
2nd FLOOR ELEV: 32.20m

1st FLOOR ELEV: 29.89m
2nd FLOOR ELEV: 32.57m

1st FLOOR ELEV: 30.29m

1st FLOOR ELEV: 26.71m
2nd FLOOR ELEV: 29.40m

1st FLOOR ELEV: 30.05m

4.5m SETBACKSIDEWALK

PRO
PE RTY

LIN
E

4 .5m
SET BAC K

EX ISTIN G
SID EW

A LK

PRO
PERTY LINE

3.0m
SETBACK

PANORAMA DRIVE

15
2 

S
TR

E
E

T

(7' - 3")
2.2m

(3' - 0")
0.9m(7' - 9")

2.4m

(3' - 5")
1.0m(7' - 9")

2.4m

(3' - 0")
0.9m(7' - 3")

2.2m

(2' - 6")
0.8m(7' - 3")

2.2m

(3' - 0")
0.9m(7' - 10")

2.4m

(3' - 5")
1.0m(7' - 10")

2.4m

(3' - 0")
0.9m(7' - 3")

2.2m

(9' - 6
")

2.9m

(4' - 6
")

1.4m

(7' - 3
")

2.2m

(3' - 0
")0.9m(7' - 1

0")
2.4m

(3' - 5
")1.0m(7' - 1

0")
2.4m

(3' - 0
")0.9m(7' - 3

")
2.2m

(2' - 6
")0.8m(7' - 3

")
2.2m

(3' - 0
")0.9m(7' - 1

0")
2.4m

(3' - 5
")1.0m(7' - 9

")
2.4m

(10' -
3")

3.1m

(9' -
 10"

)3.0
m

(8' -
3")2.5

m

(7' -
3")2.2

m

(3' -
0")0.9

m

(7' -
 10"

)2.4
m

(3' -
5")1.0

m

(7' -
 10"

)2.4
m

(3' -
0")0.9

m

(7' -
3")2.2

m

(2' -
6")0.8

m

(7' -
3")2.2

m

(3' -
0")0.9

m

(7' -
 10"

)2.4
m

(3' -
5")1.0

m

(7' -
 10"

)2.4
m

(3' -
0")0.9

m

(7' -
3")2.2

m

(5' - 0")
1.5m

(4' - 0")
1.2 m

(5' - 1
0")

1.8 m (18' - 
4")

5.6 m
(3' - 0")
0.9 m

(18' - 
8")

5.7 m
(10' - 

8")
3.3 m (12' - 

6")
3.8 m (6' - 2")

1.9 m

(5' - 0")
1.5m

(5' -
0")1.5

m

(5' -
0")1.5

m

(5' -
0")1.5

m

(5' -
0")1.5

m

TH-39 IS 2 STORIES AT BACK ELEVATION

TH-37 IS 2 STORIES AT STREET ELEVATION

TH-36 IS 2 STORIES AT STREET ELEVATION

TH-35 IS 2 STORIES AT STREET ELEVATION

TH-34 IS
2 STORIES

AT STREET
ELE

VATION

MODULAR BLOCK
LANDSCAPE
RETAINING WALL

TH-39 IS 2 STORIES AT BACK ELEVATION

MODULAR BLOCK
LANDSCAPE
RETAINING WALL

MODULAR BLOCK
LANDSCAPE
RETAINING WALL

MODULAR BLOCK
LANDSCAPE

RETAINING WALL

MODULAR BLOCK
LANDSCAPE
RETAINING WALL

ORIGINAL
PROPERTY LINE
BEFORE ROAD
DEDICATION

4.5m
SETBACK

4.5m
SETBACK

4.
5m

SE
TB

AC
K

COMMUNITY GARDENS (SEE LANDSCAPE)
(1491 S.F.)

1 VISITOR
STALL

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(2' - 6")
0.8m

(7' - 3")
2.2m

(3' - 0")
0.9m

(7' - 10")
2.4m

(3' - 5")
1.0m

(7' - 10")
2.4m

(3' - 0")
0.9m

(7' - 3")
2.2m

(7' -
 10"

)2.4
m(3' -
0")0.9

m
(7' -

3")2.2
m(2' -
6")0.8

m

(7' -
3")2.2

m(3' -
0")0.9

m

(7' -
 10"

)2.4
m

(3' -
5")1.0

m

(7' -
 10"

)2.4
m(3' -
0")0.9

m

(7' -
3")2.2

m(2' -
6")0.8

m

(7' -
3")2.2

m
(3' -

0")0.9
m

(7' -
 10"

)2.4
m(3' -
5")1.0

m

(7' -
 10"

)2.4
m(3' -
0")0.9

m

(7' -
3")2.2

m

TH-34
1st FLOOR ELEV: 30.62m
2nd FLOOR ELEV: 34.21m

TH-35
1st FLOOR ELEV: 30.28m
2nd FLOOR ELEV: 33.57m

1 VISITOR
STALL

(18' - 0")
5.5m

(20' -
2")

6.2 m

(28
' - 9

")8.8
m

(11
' - 0

")3.4
m

(10' - 10")
3.3m

(16
' - 5

")5.0
m

OLD PROPERTY LINE

ELEC.

EL
EC

.
EL

EC
.

EL
EC

.

ELEC.

ELEC.

ELEC.

ELEC.

ELEC.

WALL OVER (TYP.)

DECK OVER

WALL OVER (TYP.)

DECK OVER

DECK OVER

DECK OVER

W
ALL OVER

W
ALL

OVER

DECK OVER

DEC
K OVER

DECK OVER

WALL OVER (TYP.)

WALL OVER (TYP.)

A1

A1

A2

B2

B1

B1

B1

B2

WALL
OVER

(TYP.)

B4

B3

B3

B4

B4

B3
B3

B3

B3

B3 B3

B4

B4

B3

B3

B3

B4

W
AL

L 
O

VE
R

GAS

M
ETERS

GAS

METERS

GAS

M
ETERS

GAS

METERS

GAS

M
ETERS

GAS
M

ETERS GA
S

M
ET

E R
S

GA
S

M
ET

E R
S

GA
S

M
ET

E R
S

STREET PARKING (SE
E CIVIL)

STREET PARKING (SEE CIVIL)

P
A

R
K

EXISTING
BUS STOP

(12' - 2")
3.7m

(9' - 6")
2.9m

(9' - 6")
2.9m

(9' - 6")
2.9m

(5' -
0")1.5

m

29.74m

26.83m

26.68m

A2 A1 A1 A1 A2

A4 A3 A3 A3 A
4

(4' - 6")
1.4m

(20' - 0")
6.1m

(4' - 2")
1.3m

(22' - 0")
6.7 m

(9' - 6")
2.9m

(9' - 6")
2.9m

(2' - 0")
0.6m

(18' - 0")
5.5m

(3
7'

-0
")

11
.3

m

(29' - 2")
8.9m

(33' - 2")
10.1 m

(9' - 6
")

2.9 m

(18' - 0")
5.5 m

(5' -
0")1.5

m

(5' -
0")1.5

m

(5' -
0")1.5

m

(5' -
0")1.5

m

(5' - 0")
1.5 m

(5' - 0")
1.5 m

(5' - 0")
1.5 m

(5' - 0")
1.5 m

(5' - 0")
1.5m (5' - 0")

1.5m (5' - 0")
1.5m (5' - 0")

1.5m
(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(5' - 0")
1.5m

(18' - 0")
5.5m

(18' - 0")
5.5m

(4' - 8")
1.4m

(9' - 6")
2.9m

(4' - 9")
1.4m

(1
8' 

- 0
")

5.
5 m

(21
' - 5

")6.5 
m

(16' - 
5")

5.0 m

(24' - 8")
7.5m

(31' - 1")
9.5 m

(22'
- 3")6.8m

R 30'-0" R 
10

'-0
"

R
30

'-0
"

R 30'-0"
R

50'-0"

R 30'-0"

R
50

'-0
"

R
30'-0"

R
50'-0"

(4
' -

6 "
)

1.
4m

(2
0'

- 0
")

6.
1m

(4' - 1")
1.3 m

(20' - 0")
6.1 m

(4' - 2")
1.3 m

(5
' -

4 "
)

1.
6m

(2
0'

- 0
")

6.
1m

(4
' -

2 "
)

1.
3m

T.W.32.93 m
B.W. 32.33m

T.W.31.59 m
B.W. 30.99m

T.W.31.28 m
B.W. 30.68m

B.W. 28.68m

T.W.29.84 m
B.W. 29.24m

(4' - 2")
1.3m

(20' - 0")
6.1m

(4' - 1")
1.2m

(18' - 6")
5.6m

(3' - 9")
1.1m

(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 10")
5.7m

(3' - 0")
0.9m

(18' - 6")
5.6 m

(3' - 9")
1.1m

(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 10")
5.7m

(3' - 0")
0.9m

(18' - 2")
5.5m

(3' - 9")
1.1 m

(3' - 9")
1.2m

(18' - 4")
5.6m

(3' - 0")
0.9m

(18' - 8")
5.7m

(3' - 9")
1.1m
(3' - 2")
1.0m

(3' - 9")
1.2m

(18' - 8")
5.7m

(3' - 0")
0.9m

(18' - 8")
5.7m

(3' - 9")
1.1m

(3' - 2")
1.0m

(3' - 9")
1.1m

(18' - 8")
5.7m

(5' - 6")
1.7m (18' - 4")

5.6m (3' - 0")
0.9m (19' - 0")

5.8m (10' - 8")
3.3m (12' - 7")

3.8m (5' - 9")
1.8m

PMT W/
SCREENING

BY
LANDSCAPE

PRIVAC
Y SCREE
N

PRIVACY
SCREEN (TYP.)

PRIVACY
SCREEN
(TYP.)

PRIVACY
SCREEN

29.30m

26.61m

29.07m

26.38m

29.28m

29.28m

29.42m

32.10m

29.79m

32.47m

30.18m

33.47m

30.52m

34.11m

30.19m

30.19m

29.95m

29.95m

T.W. 29.28m

26.23m

29.13m

29.27m

31.95m

29.64m

32.32m

33.32m

30.03m

33.96m

30.37m

30.04m

30.04m

26.46m

29.80m

EAST END UNITS OF
TH-37,38,39,40,41,42,43
& 44 REQUIRE 2 LAYERS
TYPE 'X' G.W.B.  AND

UPGRADED WINDOWS IN
BEDROOMS FACING 152ND
STREET AS RECOMMENDED

IN BKL CONSULTANTS
ACOUSTIC REPORT

MODULAR BLOCK LANDSCAPE
RETAINING WALL

MODULAR BLOCK LANDSCAPE
RETAINING WALL

(5
'-

6"
)

1.
7m

(5
' -

4 "
)

1.
6m

(8
' -

4 "
)

2.
5m

(4
' -

2 "
)

1.
3m

(4' - 1")
1.2m

(8' - 3")
2.5m

(4' - 2")
1.3m

(8' - 4")
2.5m

(4' - 2")
1.3 m(8' - 4")
2.5 m

(9' - 0")
2.7m

(20' - 9")
6.3m

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/SD8-T1)

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T7
TOWNHOUSE SITE 7

 1/16" = 1'-0"
TOWNHOUSE SITE 7

KEY PLAN



MATERIAL LEGEND

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

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD 'DARK
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 'SMOKE & MIRRORS' 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' 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'

18 STONE LINTEL: 'ELDORADO', COLOR: 'CHAPEL HILL'

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

20 METAL ALUMINUM RAILING, COLOR: BLACK

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

22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRAME, COLOR: CHARCOAL

24 METAL LOUVER, COLOR: CHARCOAL

25 PREFINISHED METAL FASCIA: CHARCOAL

(3
8' 

- 5
")

TO
 M

ID
PO

IN
T 

OF
 R

O O
F S

LO
PE

11
.7

 m

KEYSTONE
A R C H I T E C T U R E

K E Y S T O N E A R C H . C A

5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T9

ELEVATIONS - TH-1,9,24,26 &
33

 1/8" = 1'-0"
TH-1 & 9 SIDE ELEVATION

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

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

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

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



MATERIAL LEGEND

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

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD 'DARK
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 'SMOKE & MIRRORS' 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' 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'

18 STONE LINTEL: 'ELDORADO', COLOR: 'CHAPEL HILL'

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

20 METAL ALUMINUM RAILING, COLOR: BLACK

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

22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRAME, COLOR: CHARCOAL

24 METAL LOUVER, COLOR: CHARCOAL

25 PREFINISHED METAL FASCIA: CHARCOAL
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SD9-T13
ELEVATIONS - TH-3 & 4

 1/8" = 1'-0"
TH-3 & 4 SIDE ELEVATION

 1/8" = 1'-0"
TH-3 & 4 FRONT ELEVATION

 1/8" = 1'-0"
TH-4 SIDE ELEVATION

 1/8" = 1'-0"
TH-3 & 4 BACK ELEVATION

TH-3 IS 5 UNITS
TH-4 IS 6 UNITS

TH-3 SIDE ELEVATION
1/8" = 1'0"
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5750 PANORAMA DRIVE, SURREY, BC
PANORAMA DRIVE DEVELOPMENT

SD9-T22
FLOOR PLANS - TH-11

 3/32" = 1'-0"
TH11 -1st FLOOR PLAN

 3/32" = 1'-0"
TH11 -2nd FLOOR PLAN

 3/32" = 1'-0"
TH11 -3rd FLOOR PLAN

 3/32" = 1'-0"
TH11 -U/S ROOF TRUSS

 1/8" = 1'-0"
TH11 -BASEMENT FLOOR PLAN - AMENITY



MATERIAL LEGEND

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

2 WOOD GRAIN ALUMINUM CLADDING OR SIMILAR, COLOR: LONGBOARD 'DARK
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 'SMOKE & MIRRORS' 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' 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'

18 STONE LINTEL: 'ELDORADO', COLOR: 'CHAPEL HILL'

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

20 METAL ALUMINUM RAILING, COLOR: BLACK

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

22 VINYL DOORS & WINDOWS, COLOR: CHARCOAL

23 ALUMINUM DOOR & FRAME, COLOR: CHARCOAL

24 METAL LOUVER, COLOR: CHARCOAL

25 PREFINISHED METAL FASCIA: CHARCOAL
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SD9-T23
ELEVATIONS - TH-11

 1/8" = 1'-0"
TH-11 SIDE ELEVATION

 1/8" = 1'-0"
TH-11 FRONT ELEVATION

 1/8" = 1'-0"
TH-11 SIDE ELEVATION  1/8" = 1'-0"

TH-11 BACK ELEVATION



CONTRACTOR SHALL CHECK ALL
DIMENSIONS ON THE WORK AND REPORT
ANY DISCREPANCY TO THE CONSULTANT
BEFORE PROCEEDING. ALL DRAWINGS AND
SPECIFICATIONS ARE THE EXCLUSIVE
PROPERTY OF THE OWNER AND MUST BE
RETURNED AT THE COMPLETION OF THE
WORK.

 van der Zalm + associates inc.



CONTRACTOR SHALL CHECK ALL
DIMENSIONS ON THE WORK AND REPORT
ANY DISCREPANCY TO THE CONSULTANT
BEFORE PROCEEDING. ALL DRAWINGS AND
SPECIFICATIONS ARE THE EXCLUSIVE
PROPERTY OF THE OWNER AND MUST BE
RETURNED AT THE COMPLETION OF THE
WORK.

 van der Zalm + associates inc.

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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BEFORE PROCEEDING. ALL DRAWINGS AND
SPECIFICATIONS ARE THE EXCLUSIVE
PROPERTY OF THE OWNER AND MUST BE
RETURNED AT THE COMPLETION OF THE
WORK.

 van der Zalm + associates inc.
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1st FLOOR PLAN
0' - 0"

2nd FLOOR PLAN
10' - 0 1/8"

U/G PARKADE
-10' - 0"

U/S CEILING
39' - 1 1/8"

3rd FLOOR PLAN
20' - 0 1/4"

4th FLOOR PLAN
30' - 0 3/8"

U/S ROOF TRUSS
42' - 1 1/8"
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Notes:





PROPOSED SITE LAMP STANDARD
- PROPOSED HEIGHT: 28 FEET HIGH

(25' H. POLE ON A 3' H. CONCRETE BASE)
MANUFACTURER:
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NORTH

PANORAMA AT 152ND
SITE SUMMARY
(BASED ON C8 ZONE)

MUNICIPAL ADDRESS: 5750 PANORAMA DRIVE SURREY, B.C.
LEGAL DESCRIPTION: LOT 13 SECTION 10 TOWNSHIP 2 PLAN LMP24916 NWD.

EXISTING ZONE: CD
PROPOSED ZONE: CD

OVERALL SITE AREA: 653,475.0 SQ.FT. 60,709.8 SQ..M. 15.00 acres
PARCEL SITE AREA: 109,697.8 SQ.FT. 10,191.3 SQ..M. 2.52 acres

Unit 1 21,020.0 SQ.FT. 1,952.8 SQ.M.
Unit 2 1,945.0 SQ.FT. 180.7 SQ.M.
Unit 3 4,750.0 SQ.FT. 441.3 SQ.M.
Unit 4 3,500.0 SQ.FT. 325.2 SQ.M.
Unit 5 2,660.0 SQ.FT. 247.1 SQ.M.
TOTAL CRU AREA 33,875.0 SQ.FT. 3,147.1 SQ.M.

PROPOSED PERMITTED

FAR: 0.309 0.8

LOT COVERAGE: 28.5 % 50%

MAX BUILDING HEIGHT: 10 m 12 m

PARKING: REQUIRED 3 PER 100 m2 94 STALLS
PROVIDED 126 STALLS

PARKING BREAKDOWN: REGULAR CAR 101 STALLS
SMALL CAR 23 STALLS
DISABILITY STALLS 4 STALLS

BICYCLE PARKING; REQUIRED 6 STALLS

PROVIDED 8 STALLS

LOADING BAY: PROVIDED 1 LOADING BAY
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7914-0286-00 
 

Planning Report Date:  March 7, 2016   

 

PROPOSAL: 

• Partial OCP Amendment from “Commercial” to 
“Multiple Residential” 

• NCP Amendment from “Institutional” to 
“Commercial”, “Townhouses 25 upa max”, 
“Apartment 65 upa max”, and “Park” 

• Rezoning from CD (By-law No. 12282) to RA, C-8, 
RM-30 and RM-70  

• Development Permit 
• Development Variance Permit 

to permit the development of 198 townhouse units, 106 
apartment units and a commercial plaza. 

LOCATION: 5750 Panorama Drive 
 

OWNER: Redekop (Panorama) Homes Ltd 
 

ZONING: CD (By-law No. 12282) 

OCP DESIGNATION:  Commercial 

NCP DESIGNATION:  Institutional 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

 
o OCP Amendment; and 

 
o Rezoning. 

 
• Approval t0 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. 
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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). 

 
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: 
 

• “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. 
 
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: 
 

(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 (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: The Engineering Department has no objection to the project 

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

School District: 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, Recreation & 
Culture: 
 

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. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

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

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. 
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SITE CHARACTERISTICS 
 
Existing Land Use: vacant property  
 
Adjacent Area: 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

North and West 
(Across Panorama 
Drive): 

Townhouse units. 
Multiple Residential 
/ Apartments (45 upa 
max) 

CD (By-law No. 13637) 

East (Across 152 
Street): Single family residential. Urban and Suburban 

RH-G, RA and CD 
(By-law Nos. 17603, 
18281, 14512, 14510, 
17731 and 18264) 

South: 

Commercial complex with 
Market Place IGA, 
Shoppers Drug Mart and 
other CRUs 

Commercial / 
Commercial 

CD (By-law Nos. 17005 
and 12282) 

 
 
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 
“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.   

 
• 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. 

 



Staff Report to Council 
 
File: 7914-0286-00 

Planning & Development Report 
 

Page 8 
 
 
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 6.1-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. 
 

• 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 
• The applicant is proposing: 

 
o the above described OCP and NCP amendments; 

 
o 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 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. 

 
• The applicant proposes to subdivide the site into 4 lots: one commercial lot, one apartment 

site, one townhouse site, and one park parcel. 
 

• 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. 
 

• Building 1 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. 
 

• 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 
façades. 
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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.   
 

• 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 

 
• 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 
 
• 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. 
 

• 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 0.90 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. 

 
• 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 90 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. 
 

• 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. 
 

• 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 40 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 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:  

 
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 189.5-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 99.7 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. 

 
o A 138.5 square 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 
 
• 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. 
 

• 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 2nd floor: 44 square-metre (475 sq. ft.) games amenity; 
 

o 3rd floor: 44 square-metre (475 sq. ft.) crafts amenity; and 
 

o 4th floor: 44 square-metre (475 sq. ft.) library amenity. 
 

• 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 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 
 
• 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 0 
Cherry 3 3 0 

Black Locust 2 2 0 
Red Oak 1 1 0 

Horse Chestnut 6 6 0 
English Walnut 5 5 0 
Scouler’s Willow 11 11 0 
Big Leaf Maple 14 14 0 

Coniferous Trees 
Douglas Fir 7 7 0 

Western Red Cedar 6 6 0 
Norway Spruce 2 2 0 

Total (excluding Alder and 
Cottonwood Trees)  59 59 0 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 341 

Total Retained and Replacement 
Trees 341 

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 on a 1 to 1 
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. 
 

• 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: 
 

• 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; 
 

• 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 9 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: 
 

• 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 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. 
 

• 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, 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 & 
Location  (A1-A2) 

• The site is within the South Newton NCP area. 

2.  Density & Diversity  
(B1-B7) 

• 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. 

3.  Ecology & 
Stewardship  (C1-C4) 

• The applicant is proposing to utilize absorbent soils greater than 
300mm (1 ft.)in depth, rain gardens, cisterns and dry swales. 

• Recycling pick-up is available. 

4.  Sustainable Transport 
& Mobility   (D1-D2) 

• There is access to transit on 152 Street. 
• Secure bicycle storage is provided for the apartment building for 

129 bicycles. 
• On-site walkways are provided. 

5.  Accessibility & Safety  
(E1-E3) 

• The proposal has townhouse and apartment units facing the roads 
and the park, with windows facing public areas. 
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Sustainability Criteria  Sustainable Development Features Summary 

6.  Green Certification  
(F1) 

• n/a 

7.  Education & 
Awareness  (G1-G4) 

• 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 
 
(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 ft.) for the east property line (along 152 Street); 
 

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

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

 
Staff Comments: 

 
• 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: 
 

• To reduce the minimum setback of the RM-30 Zone from 7.5 metres (25 ft.) to: 
 

o 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;  
 

o 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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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 
 

o 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. 
 

• 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: 
 

• 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 I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Proposed Site Plan, Building Elevations and Landscape Plans 
Appendix III. 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 VII. NCP Redesignation Map 
Appendix VIII. OCP Redesignation Map 
Appendix IX. Development Variance Permit No. 7914-0286-00 
 

original signed by Ron Hintsche 
 
 
 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
KB/dk 
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APPENDIX I 
 

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. Summary of Actions for City Clerk's Office 
 

(a) 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 

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. 

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

 
 

  



 

\\file-server1\net-data\csdc\generate\areaprod\save\4536499046.doc 
KD 3/3/16 2:55 PM 

 

DEVELOPMENT DATA SHEET – COMMERCIAL SITE 
 

 Proposed Zoning:  C-8 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

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 AREA:  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. 
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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) 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 1 4 
 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 / 
Maximum Allowed 

Proposed 

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 11.7 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 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 / 
Maximum Allowed 

 

Proposed 

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 sq.m. 191 sq.m. 
 Outdoor 594 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 

Total Number of Units 
 96 units/49% 

 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 / 
Maximum Allowed 

Proposed 

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 
area) 

 9,915 sq.m. 

   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  9,915 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 / 
Maximum Allowed 

 

Proposed 

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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TO: 

SUYRREY INTER-OFFICE MEMO 
the future lives here. 

Manager, Area Planning & Development 
- South Surrey Division 
Planning and Development Department 

FROM: Development Services Manager, Engineering Department 

DATE: March 2, 2016 PROJECT FILE: 

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.o m wide Arterial Road standard. 
• Dedicate 2o.o m on 58 Avenue for ultimate 2o.o 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. 

~ 
Remi Dube, P.Eng. 
Development Services Manager 

IK1 

NOTE: Detailed Land Development Engineering Review available on file 

dk7
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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.

THE IMPACT ON SCHOOLS
APPLICATION #: 14 0286 00

SUMMARY 198 townhouses
The proposed   107 lowrise units Sullivan Elementary
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 60
Secondary Students: 32

September 2015 Enrolment/School Capacity

Sullivan Elementary
Enrolment (K/1-7): 30 K + 258  
Capacity   (K/1-7): 20 K + 175

Sullivan Heights Secondary
Enrolment  (8-12): 1536 Sullivan Heights Secondary
Nominal Capacity (8-12): 1000  
Functional Capacity*(8-12); 1080

 
Projected cumulative impact of development 
Nominal Capacity (8-12):
subject project) in the subject catchment areas:

Elementary Students: 230
Secondary Students: 196
Total New Students: 426

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.

    Planning
Wednesday, December 23, 2015

*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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Surrey Project No:

Number of Trees

143

102

35

-

40 X one (1) = 40

-

62 X two (2) = 124

164

0

Number of Trees

-

X one (1) = 0

-

X two (2) = 0

0

Summary, report and plan prepared and submitted by:

(Signature of Arborist) Date

Replacement Trees in Deficit

Total Replacement Trees Required:

Protected Off-Site Boulevard Trees to be Removed

Replacement Trees Proposed

All other Trees Requiring 2 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

All other Trees Requiring 2 to 1 Replacement Ratio (boulevard)

Replacement Trees Proposed

Tree Preservation Summary

Protected Trees to be Retained (includes 35 boulevard trees)

(excluding trees within proposed open space or riparian areas)

Total Replacement Trees Required:

Protected Trees Identified

(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 

Aug/Nov 2015 storms.

On-Site Trees

Registered Arborist: Laura Ralph, PN6420A - BC Plant Health Care Inc.

Protected Trees to be Removed (includes 3 boulevard trees, does not include 6 trees which 

failed during Aug/Nov 2015 storms)

December 2, 2015

164

0

Address: 14010 64 Ave, Surrey

Off-Site Trees

Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]

Replacement Trees in Deficit

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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Advisory Design Panel 
Minutes  

2E - Community Room B 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
THURSDAY,   OCTOBER 22, 2015 
Time: 4:00 pm 

 
Present: 

Chair - L Mickelson 
M. Higgs 
E. Mashing 
C. Taylor 
M. Vance 
 
 

Guests: 

T. Paul, Pinora Enterprises Ltd. 
S. Paul, Pinora Enterprises Ltd. 
L. Barnett, Barnett Dembek Architects  
M. Mitchell, M2 Landscape 
Architecture 
J. Redekop, Redekop (Panorama 
Homes Ltd.) 
R.Ciccozzi, Ciccozzi Architecture Inc. 
M. van der Zalm, van der Zalm + assoc. 
E. Poxleitner, Keystone Architecture & 
Planning 

Staff Present: 

M. Rondeau, Acting City Architect 
H. Ahking, Senior Planner 
L. Moraes, Planner  
N. Chow, Urban Design Planner 
L. Luaifoa, Administrative Assistant 
 

 

 
 
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. 
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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: 

 
• 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.   

• 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. 

• A significant 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 
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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 façade 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. 



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 2nd  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 152nd 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 façade columns and wrapping around where visible 
to the new road and wrap above the loading bay.  
 Brick façade 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 façade 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 152nd 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 façade 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 152nd 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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Advisory Design Panel 
Minutes  

2E - Community Room B 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
THURSDAY,   OCTOBER 22, 2015 
Time: 4:00 pm 

 
Present: 

Chair - L Mickelson 
M. Higgs 
E. Mashing 
C. Taylor 
M. Vance 
 
 

Guests: 

T. Paul, Pinora Enterprises Ltd. 
S. Paul, Pinora Enterprises Ltd. 
L. Barnett, Barnett Dembek Architects  
M. Mitchell, M2 Landscape 
Architecture 
J. Redekop, Redekop (Panorama 
Homes Ltd.) 
R.Ciccozzi, Ciccozzi Architecture Inc. 
M. van der Zalm, van der Zalm + assoc. 
E. Poxleitner, Keystone Architecture & 
Planning 

Staff Present: 

M. Rondeau, Acting City Architect 
H. Ahking, Senior Planner 
L. Moraes, Planner  
N. Chow, Urban Design Planner 
L. Luaifoa, Administrative Assistant 
 

 

 
 
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.  
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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: 
 
• 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. 

• 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: 
 

• 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.  

• 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 

• Decent solution to challenging site relative to the grade of adjacent existing 
development.  

 
 
Building Form and Character  

• The site arrangement is well articulated for a massive building.  
• 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: 
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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 90 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. 

• 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 
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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 

• Re-consider the tree located between the wood fence and concrete parking 
wall at the south property line. This has been adjusted. 

• 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. 

• Provide wheelchair accessible washrooms in amenities room. Agree to include. 
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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 
   
 
 
 
1. 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); 

kb2
Text Box
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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 (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; 

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. 

 
 

5. 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. 

 
 
6. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.   
 
 
7. This development variance permit shall lapse 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. 

 
 
8. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
 
9. This development variance permit is not a building permit. 
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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 
 



(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;

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 park parcel;

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

(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);

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);

(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.
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7914-0286-oo 

Planning Report Date: March 7, 2016 

PROPOSAL: 

• Partial OCP Anlendment from "Commercial" to 
"Multiple Residential" 

• NCP Anlendment from "Institutional" to 
"Commercial", "Townhouses 25 upa max", 
"Apartment 65 upa max", and "Park" 

• Rezoning from CD (By-law No. 12282) to RA, C-8, 
RM-30 and RM-7o 

• Development Permit 
• Development Variance Permit 

to permit the development of 198 townhouse units, 106 
apartment units and a commercial plaza. 

LOCATION: 5750 Panorama Drive 

OWNER: Redekop (Panorama) Homes Ltd 

ZONING: CD (By-law No. 12282) 

OCP DESIGNATION: Commercial 

NCP DESIGNATION: Institutional 

C-8 MAP 73 



Staff Report to Council Planning & Development Report 

File: 7914-0286-oo Page2 

RECOMMENDATION SUMMARY 

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

o OCP 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 
"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 of152 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 of152 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-oo Page3 

• 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. 



Staff Report to Council Planning & Development Report 

File: 7914-0286-oo 

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-oo from to "Commercial" to 
"Multiple Residential" and a date for Public Hearing be set (Appendix VIII). 

Page4 

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: 

• "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 Residential3o Zone" (RM-3o) for the portions of the site shown as 
Blocks A and Con the attached zoning block plan (Appendix II); 

• "Multiple Residential7o Zone" (RM-7o) 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-oo including a 
comprehensive sign design package generally in accordance with the attached drawings 
(Appendix II). 

6. Council approve Development Variance Permit No. 7914-0286-oo (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 (25ft.) to: 

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

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

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



Staff Report to Council Planning & Development Report 

File: 7914-0286-oo Page 5 

(b) to reduce the minimum setback of the RM-30 Zone from 7·5 metres (25ft.) to: 

i. 4-5 metres (15 ft.) to the building face, and 3·5 metres (n 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 (n ft.) to the bay 
window, along 152 Street; 

m. 3.0 (10 ft.) to the building face, and 1.9 metres (6ft.) 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 (25ft.) to 
4-5 metres (15ft.) 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 (MOT!): 

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: 

6o 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 MOT! 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. 



Staff Report to Council Planning & Development Report 

File: 7914-0286-oo Page7 

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. I Apartments (45 upa CD (By-law No. 13637) 
Drive): max) 

RH-G, RA and CD 
East (Across 152 

Single family residential. Urban and Suburban 
(By-law Nos. 17603, 

Street): 18281, 14512, 14510, 
17731 and 18264) 

Commercial complex with 

South: 
Market Place IGA, Commercial I CD (By-law Nos. 17005 
Shoppers Drug Mart and Commercial and 12282) 
other CRUs 

IUSTIFICATION 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 
"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. 

• 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 ofl52 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 of152 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 6.1-hectare (15.0 acre) subject site is located at the southwest corner ofl52 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 
• The applicant is proposing: 

o the above described OCP and NCP amendments; 

o to rezone the site from CD (By-law No. 12282) to: 

• "Multiple Residential3o Zone" (RM-3o) for the townhouse portion; 
• "Multiple Residential7o Zone" (RM-7o) 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 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. 

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

• 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 (2o%) 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 ofl.o2 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 of2g%, which are 
within the maximum o.8 FAR and so% lot coverage permitted by the C-8 Zone. The proposed 
building height is 10 metres (33ft.), which is within the maximum 12 metres (40ft.) allowed in 
the C-8 Zone. Variances are required for some of the setbacks, and are discussed later in this 
report. 

• Building 1 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. 

• 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 qn 
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 
fa9ades. 
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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. 

• A total of126 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 

• A free-standing sign is proposed on the east property line, along 152 Street. The proposed sign 
is 3.66 metres (12ft.) in height and 3.0 metres (10ft.) 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 groce1y store- 8.o metres (26ft.) by 2.0 metres 

(6.5 ft.), and one sign for the CRU- 8.5 metres (28ft.) by1.o metre (3ft.). 
• Northwest Elevation: one sign for the grocery store- 7·3 metres (24ft.) by 1.0 metre 

(3ft.). 

o Building 2: 4 signs proposed 
• South Elevation: 3 signs for three different CRUs- 4-5 metres (15ft.) by 1.0 metre 

(3ft.). 
• North Elevation: 1 sign for the upper floor CRU- 4·5 metres (15ft.) by 1.0 metre 

(3ft.). . 

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

Townhouse Site 

• 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. 

• 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 of198 units and 
26,062 square metres (280,538 sq. ft.) of floor area, representing a unit density of24 units per 
acre (upa), an FAR of 0.79 and lot coverage of34-5%, which are within the maximum o.9o FAR 
and 45% lot coverage permitted by the RM-30 Zone. The proposed building height is 
11.7 metres (38ft.), 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. 

• The portion of the site south of the new east-west road contains 4 buildings, and a total ofr9 
units; the portion west of the park and north of the new east-west road contains 20 buildings 
with a total of 90 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. 

• 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. 

• 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 (s6.s%) 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 so% tandem parking permitted in the Zoning By-law. 

• The applicant is proposing to provide 396 resident parking spaces and 40 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 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 u, 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: 

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 189.5-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 99·7 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. 

o A 138.5 square 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 o.66 hectares 
(1.64 acres). 
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• 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 (6s 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 9,91s square metres 
(106,724 sq. ft.) of floor area, representing an FAR of1.49, which is within the maximum LS 
FAR permitted in the RM-70 Zone. The proposed building height is 14.9 metres (49ft.), which 
is within the maximum so metres (164ft.) 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, so are proposed as studios or 1-bedroom units, and s6 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 1SI 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 outdoor 
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 additional168 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"d floor: 44 square-metre (475 sq. ft.) games amenity; 

o 3'·d floor: 44 square-metre (475 sq. ft.) crafts amenity; and 

o 4'h floor: 44 square-metre (475 sq. ft.) library amenity. 

• 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 bar beque, 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 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 

• Laura Ralph, !SA 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: 

Alder and Cottonwood Trees 

Deciduous Trees 
(excluding Alder and Cottonwood Trees) 

Coniferous Trees 

Total (excluding Alder and 
Cottonwood Trees) 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

Total Retained and Replacement 
Trees 

Contribution to the Green City Fund 

59 59 

341 

341 

n/a 

0 
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• 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 on a 1 to 1 

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 Vandewolfs Pyramid Limber Pine. 

• 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: 

• 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:l/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; 

• 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 8:30pm. A total ofl9 residents signed in, representing 18 
households, of which 9 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. 
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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 ofl54 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. 

• 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 q, 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 Developme1,1.1: Features Sununary 
. 

1. Site Context & • The site is within the South Newton NCP area. 
Location (AI-A2) 

2. Density & Diversity • The proposal .includes a 3-building commercial development, 198 

(B1-B7) 
townhouses and 106 rental apartments. Community garden beds 
are proposed on the townhouse and apartment sites. 

3· Ecology& 
• The applicant is proposing to utilize absorbent soils greater than 

Stewardship (C1-C4) 
3oomm (1 ft.)in depth, rain gardens, cisterns and dry swales. 

• Recycling pick-up is available. 
• There is access to transit on 152 Street. 

4· Sustainable. Transport • Secure bicycle storage is provided for the apartment building for 
&Mobility (D1-D2) 129 bicycles. 

• On-site walkways are provided. 
5· Accessibility & Safety • 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 Cr,i,teda 
·. . ·. 

Sustainable Development .Features. Summary 

6. Green Certification • n/a 
(F1) 

7· Education & • n/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 !USTIFICA TION 

(a) Requested Variance: 

• To reduce the minimum setback of the C-8 Zone from 7·5 metres (25ft.) to: 

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

o 4-25 metres (14ft.) for the west property line; and 

o 4-o metres (13ft.) for the north property line (along the new east-west 
road). 

Staff Comments: 

• 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: 

• To reduce the minimum setback of the RM-3o Zone from 7·5 metres (25ft.) to: 

o 4·5 metres (15 ft.) to the building face, and 3·5 metres (n ft.) to the bay 
window, along Panorama Drive, the new east-west road and the new north­
south road; 

o 4·5 metres (15ft.) to the building face, and 3-4 metres (n 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 

o 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. 

• 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 (15ft.) 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: 

• 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 I. 
Appendix II. 
Appendix Ill. 
Appendix IV. 
AppendixV. 
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-oo 

Jean Lamontagne 
General Manager 
Planning and Development 
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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: 

Address: 

Tel: 

Jess Dhillon 
Redekop (Panorama) Homes Ltd. 
31324 Peardonville Road, Unit 102 
Abbotsford, BC V2T 6K8 

6o4 -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· Summary of Actions for City Clerk's Office 

APPENDIX! 

(a) 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 MOT!. 

MOT! File No. 2014-05984 

(d) Proceed with Public Notification for Development Variance Permit No. 7914-0286-oo 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. 

(e) Remove Notice of Development Permit No. 6792-0609-oo from title (BJ317062). 
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DEVELOPMENT DATA SHEET- COMMERCIAL SITE 

Proposed Zoning: C-8 

Required Development Data Minimum Required I 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 so% 29% 
Paved & Hard Surfaced Areas 
Total Site Coverage 

SETBACKS ( in metres) 
Front (152 St) 7.5m s.om 
Rear (east) 7-sm 4.25m 
Side #r (north) 7.5m 4-0m 
Side #2 (south) 7-sm 7.5m 

BUILDING HEIGHT (in metres/storeys) 
Principal 12m wm 
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 AREA: Industrial 

FLOOR AREA: Institutional 

TOTAL BUILDING FLOOR AREA 3,147 sq.m. 
*If the development srte cons1sts of more than one lot, lot drmenswns pertam to the ent1re s1te. 

\\flle-serven\nct-data\csdc\generate\areaprod\save\4536499046.doc 
KD J/J/16 12:24 PM 



Development Data Sheet cont'd 

Required Development Data Minimum Required I 
Maximum Allowed 

DENSITY 
# ofunits/ha /#units/acre (gross) 
# ofunits/ha /#units/acre (net) 
FAR (gross) 
FAR (net) o.8o 

AMENITY SPACE (area in square metres) 
Indoor 
Outdoor 

PARKING (number of stalls) 
Commercial 94 
Industrial 

Residential Bachelor+ 1 Bedroom 
2-Bed 
3-Bed 

Residential Visitors 

Institutional 

Total Number of Parking Spaces 94 

Number of disabled stalls 1 
Number of small cars 24 
Tandem Parldng Spaces: Number I% of 
Total Number of Units 
Size of Tandem Parking Spaces 
width/length 

Heritage Site I NO 
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Tree Survey/Assessment Provided 

Proposed 

0.31 

126 

126 

4 
23 

I YES 



DEVELOPMENT DATA SHEET- TOWNHOUSE SITE 

Proposed Zoning: RM-30 

Required Development Data Minimum Required I 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 11.7m 
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 sq.m. 
*If the development s1te cons1sts of more than one lot, lot d1menswns pertam to the ent1re s1te. 

\ \file-seJVen\net-data \csdc\gencrate\areapmd \save\45J6499046.do~: 
KD J/J/t6 12:24 PM 



Development Data Sheet cont'd 

Required Development Data Minimum Required I 
Maximum Allowed 

DENSITY 
# ofunits/ha /#units/acre (gross) 
# of units/ha /#units/acre (net) 75 uph/30 upa 
FAR (e:ross) 
FAR (net) 0,90 

AMENITY SPACE (area in square metres) 
Indoor 594sq.m. 
Outdoor 594 sq.m. 

PARKING (number of stalls) 
Commercial 
Industrial 

Residential 396 

Residential Visitors 40 

Institutional 

Total Number of Parking Spaces 436 

Number of disabled stalls 
Number of small cars 
Tandem Parking Spaces: Number I % of 
Total Number of Units 
Size of Tandem Parking Spaces 
width/length 

Heritage Site I No 
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Tree Survey/Assessment Provided 

Proposed 

59 uph/24 upa 

0.79 

191 sq.m. 
612 sq.m. 

396 

40 

436 

96 units/49% 

I YES 



DEVELOPMENT DATA SHEET- APARTMENT SITE 

Proposed Zoning: RM-70 

Required Development Data Minimum Required I 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·Sm 4·Sm 
Rear (east) 7·Sm 7·Sm 
Side #1 (north) 7·Sm 4·Sm 
Side #2 (south) 7·Sm 4·Sm 

BUILDING HEIGHT (in metres/storeys) 
Principal sam 14·9m 
Accessory 

NUMBER OF RESIDENTIAL UNITS 

Studio/One Bed so 
Two Bedroom s6 
Three Bedroom + 
Total 106 

FLOOR AREA: Residential (not including amenity 9,91s sq.m. 
area) 

FLOOR AREA: Commercial 
Retail 
Office 

Total 

FLOOR AREA: Industrial 

FLOOR AREA: Institutional 

TOTAL BUILDING FLOOR AREA 9,91s sq.m. 
*If the development s1te consists of more than one lot, lot d1menswns pertam to the ent1re s1te. 
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Development Data Sheet cont'd 

Required Development Data Minimum Required I 
Maximum Allowed 

DENSITY 
# ofunits/ha /#units/acre (gross) 
# of units/ha /#units/acre (net) 
FAR (gross) 
FAR (net) 1.50 

AMENITY SPACE (area in square metres) 
Indoor 318 sq.m. 
Outdoor 318 sq.m. 

PARKING (number of stalls) 
Commercial 
Industrial 

Residential Studio + 1 Bedroom 50X1.3=65 
2-Bed 56X1.5 = 84 
3-Bed 

Total Resident 149 

Residential Visitors 21 

Total Number of Parking Spaces 170 

Number of disabled stalls 2 
Number of small cars 
Tandem Parking Spaces: Number I %of 
Total Number of Units 
Size of Tandem Parking Spaces 
width/length 

Heritage Site I NO 
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Tree Survey/Assessment Provided 

Proposed 

161 uph/65 upa 

1.49 

344 sq.m. 
1,032 sq.m. 

so X 1.1 =55 
56X1.5 =84 

139 

21 

160 

3 

I YES 
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. ~-....)Mttlolo 

::.=.a..._,.,.,,,_ l!_U ~:x.•DDI 
• 'IW-11 • IHhl•l• 
·liMn •\.NT"' 
----..."""'" '''*'" · lM-JJ _,_ 

·liMn ' """'",.. ___ ....._,.,,.,,,. ,....,. .., 

SITE PLAN 

....... ··­.. J:St11 .,. 

OVERALL 
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PANDRA.MA DRIVE 
5750 PANORAMA DRIVE, SURREY, BC 

~f.J ... RE DEPARTMENT SITE 

INTERNAL FIRE 

TRUCK ROUTE 

• 6mWIDTH 
• 12m CENTERUNE RADIUS FOR ALL 

TURNS 
• DEAD-ENDS LESS THAN 90m 

• NOTE THAT FIRE HYDRANT 
LOCATIONS WILL BE DETERMINED 
AND CONFIRMED AT THE 
BUILDING PERMIT APPUCATION 
STAGE 

- PROPOSED FIRE TRUCK ROUTE 

\'"iii 
KEYSTONE 

DEVELOPMENT 

- h 

---~~ 
I 
I 

'I ~ - II 
J ~AI,.-:ACW. I 
PAAIOHG (BY AND 1 j 

~ 
~ 

OT>ER<) ~ !u 

• J : f ~=-
·1 

~ - 'I 

//""::..: - ~·- L-=..-:Jl .. .. 
FIRE DEPARTMENT SITE 

PLAN 
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PANCJRA.I\IIA DRIVE 
5750 PANORAMA DRIVE, SURREY, BC 

KEY P LAN 

N OTE: 

_ ..... Cf ......... WJIUI.WitO'M:Dt'fUOalllal.llllltG:Hfotll~ 
... Q'4'111o&KAVHUI#Itall-~15l01li6T#t.UD. 
l!(tOCTM..IISO'-TII 

\":!!/ 
~:.:_SJWNHDUSE SITE 3 KEYSTONE 

DEVELOPMENT 

TOWNHOUSE SITE 3 

SD8-T3 



P~NDRArv1~ DRIVE 
5750 PANORAMA DRIVE, SURREY, BC 

\':/ 

KEY PLAN 

NOTE: 

Q.OU.IIf'flil'llloG-u. -MMVIIOCI•a.oor ~DOCJI 
U.Q' ...... LIC.tt..r-ttCH"'--"'~ ·lO·IIII(I.ft.lm. 

IKICin..,.lla-fll 

KEYSTONE ~I:.9WNHDUSE SITE 4 

DEVELOPMENT 

«MliCNUC.IO.IIIII• fVICI(OIOIII[l( 
flnii\IIIIC~ ""'"II£ll()lli.JIOI:,.u11111fo 

1/"1'\. CONCI\ETE RETANNGWAU 
~ 1 /8" •1'..o' 

TOWNHOUSE SITE 4 

SD8-T4 



P.ANDR.AIVI,A DRIVE 
5750 PANORAMA DRIVE, SURREY, BC 

NOT E : 

fOlM..a.lll[f....c;.WW,.WoOIIMCWfUIIDICI•CM~Xt«.tft'tca:llo 

..._lf4')AIUCAQ' ..... ~~·f0·1116T~ 
OCICIOIOII.I/Dfl' 

K E Y PLA N 

\'# 
~J.:_9WNHDUSE SITE 5 KEYSTONE 

DEVELDPIVIENT 

I 

I 
I 
t~"MM'U!TfUIC 
,~---...-

1 l".llnOO!.ImOf I n..n ... ,.,..,.c,.Q, 
~~~~ 

~~ I (045U.~KA:Un( 

I 
~~ 
"I 
I! 
~IICDUji;IUQI.-......: --

TOWNHOUSE SITE 5 

SD8-T5 
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PANORAMA DRIVE DEVELOPMENT 
5750 PANORAMA DRIVE, SURREY, BC 

TH-1 & 9 SIDE ELEVATION 
1/1" . 1'-()" 

TH-9,24,26 & 33 SIDE ELEVATION 
1/1" • 1'-0" 

\"EJ 
KEYSTONE 

TH-1 ,24,26 & 33 SIDE ELEVATION TH-1,9,24,26 & 33 FRONT ELEVATION 
1/8·· 1'0" 1/1" • 1'-0" 

' n:J jCj ~ " -

rl 
: ~ 

~-·-_.---·---·--------·--------:;a_: 

I I I. u I I I .! I 
e ~ 10 • I'Y I'Y 

TH-1 ,9,24,26 & 33 BACK ELEVATION 
1/W'•I'.(J" 

MATERIAL LEGEND 

~UlCirOilOO(.~~MU 

J WJOD~III..,.._QAlDfC'Oot--.UI.CIIt:~lloiiM 
-~_,. 

1 <DVIfDro~DIIOIII100'TIII.W~•·l»>OoUUl.wooao~ 
....;n.[,P ..... lUIIOi-IOOQII(~(.W!I) 

WoOIIIOWHCIIIfze»n'III.W\IOIHI"o; •"tlf'OIUII[.WCIOO(AWN 
I'!Ull[, P......nl~IOI-.IIIOCIIIII:~II......:li!SC'l'G 

,_ <DOfl'.-M:.JC)Iliii.W~ •-orGIUit.WOOOCNroi!O 

..n.L.'*'te~.IIIIXIIl~c.?'M 

OloOII'DIIIOf\,U,_.~~MICftJ:flo(IH~ 

~·--.,.--~~"-
, CXIo(Joi'I'IIQOIIOr\.&tkfetble.:'W;)OI'W"'CCPU""'""'~ 

JE\IUIU,j,PlriiOD._._OIIXIII(-.aJD'(Y II) 

I (lol(ltr.....,..fV<I'MCliiOIIIC.:\IIIOON"'QfU(Wiflollll.~ 

-...._\i."""""Dil.M_ .. ~-·~,~~ 

UJIVOl'IIQioiOn..ott..n"""""~I'IIO'"U~~ 
IIIE\I(.OUj, '.-rtii.,._NIOI)OI(~(_V.~ 

10 w.o<J.-illAJ---~,.,_.r-mo • ..-... 
~·-no-----.....« 

II jll(flll~«la~ 

u __ ,MICII"~ 

II ==~) ~~Wilmfi,,oiiOITWIOI-11110011 

14 WJODr.-.,... ~"""lm6.P..-nD.,._IIIIOOII 

~01'11) 

n wooor-~ IWIIl!A~'-lO"""JDOWJOD 

-~-
• ...n...~~tOJMXNe-JIOQIIl"'*""'XD'~•n 

II Jr.loi(UIIITU;UDC:IIUCIO',toi.Oit'OWU!«.L 

tttC1011£'11~,11111'T111~-~~~IIIIMOII&·w~ 

• M('T.III,~~ UlOit: ......:-. 

D "'-'-"'DOOlll,......_~~ 

:IOOiflllllOU.O,UII..CII.~ 

ni'IUII'IloiC..o•'*"-~ 

ELEVATIONS- TH-1 ,9,24,26 & 
33 

SD8-T9 



PANORAMA DRIVE 
5750 PANORAMA DRIVE, SURREY, BC 

'"' KEYSTONE 

TH-11 & AMENITY BUILDING 1st FLOOR PLAN 
118'-1'.(1" 

TH-11 3rd FLOOR PLAN &AMENITY BUILDING ROOF 
PLAN 
1/8'. 1'-<1" 

~li 

~~~ali 

;I; 

DEVELOPMENT 

TH-11 & AMENITY BUILDING 2nd FLOOR PLAN 
1/1!'•1'..(1" 

TH11 • ROOF PLAN 
1/8'-Nl" 

FLOOR PLANS - TH-i i 
SD8-T22 



PANCJRAMA DRIVE 
5"750 PANORAMA DRIVE, SURREY, BC 

!,l r 

TH-11 SIDE ELEVATION 
1/1' • 1'.(1' 

I!! 
~ 
§ 

;;! 

I" /1 

1'!1 il fi rn: ~ 

I· 
,, 

.., " tJ n It 

TH-11 SIDE ELEVATION 
1/8" • 1'.0' 

,:, 
KEYSTONE 

I!! 

TH-11 FRONT ELEVATION 
118'" • 1'-0" 

TH-11 BACK ELEVATION 
1111' • 1'-0" 

DEVELCJPMENT 

MATE RIAL LEGEN D 

' ~~~Q..IC:IOICi;QI-...toUllt~ .... 
~ .. -.. 

I UIODO-~OI.LIII'_,. •• _,.__CAMI 
N~CAt.•....moiOl...,..ooOOM~tl'•n 

ClloOIT~IC*ZCIIT<ItiN'SONt:..•'~WQIO(AIIIJf 
,.qu,r...mD.,._oo,X:IJ('I/IOILII_.CI' 10') 

' UJoOITIOtoiiDI«<IiiiZCWTOI,LIII'Kli!I(;;•'IXI'05UIIf.\OODDGIUIIPI 
'lllJIU,PNio'JtD.:.t-llf(l(llllf1~(."'lfS 

CDIOfl"IOIIIIDn.t.TPOICI.IOIC..'\MOaTii'MCIFU(WilH.ouM­
~·M(f'[:OIOI-III(l(»>:~(JoWIIt.f)ILKHolo 

, (Dj()f'IICWDI\..flf"*'CC,1IICIII<..'\IOCiaMNOF'U(WilHAI..,_,.. 
~~~.'MfMI.,._ooOOJI(.......:aJQP '" 

<MII'IIOOIIOI\MNoOG.$ICIIIC..'\IIOCriW-.cru(OOJftl~ 
~·..mii-.IIOQII[,.,.;r.- cv. ... 

WIOil-IIUl ...... ~~IWH!fiOOmol­
fl('<(.orU&,P....,..__...X.'n~CY"" 

.. W<OIT-n.t.J~~110017M,..u;l\llml...-
lll[l(,ou~·.oiii'1UIIOo-lf(JOI(11..ACC 

II N£1""-~ tolCII';OVCQOI. 

1lo61tulllltllfS~ 

IJ ==-= ......:MW!Dn6,P<I;f(Tl])K>!-MIXIIIC 

H ~~ """"""'....,., PMlTtfl---.110011[ 

n -::;::.:::mt~GK. ...,.IICI!K,,MOD.o• JDIIIOJD 

,. .oo£T.ot~I4CIIl~'IO-l'CH.,.,_...:l011[-..o(IJ(» ' " 

,, II(\(.<IU.V>Sl'lW',c.Q.O..'ClWIIIOOCI..'D" 

. lolfl ... ~IWUOGo,CO.CitLIU. 
lll..c.UDofllt-, (CilCII'fOMII'IOI"''ICC CAOIII.ot~w..G 

D *"-~II~(Q.Ot;~ 

ELEVATIONS- T H-11 

SD8-T23 



PANORAMA DRIVE DEVELOPMENT 
5750 PANORAMA DRIVE, SURREY, BC 

~ 

!I~~ 
• 

f!il 
KEYSTONE 

I!! 8 

TH-18,19 & 20 SIDE ELEVATION 
1/ll'• 1'.()" 

TH-18,19 & 20 SIDE ELEVATION 
,,. • • 1'-0" 

,(~: 

··~ 

! 
l"! -"I 

!il l 

('l 

,~~~rg: n ~!'I ~ ,~~~ ~t'I I!I~Hit!il ~ ~ 

/' - "' .... 

·~~~~ p·- ~~'-··-.. .... -
l"l r· '" 

1
.... : f lf r.,.... I j t ~~-~ IL: ~!~ -m~ ~~c k ~! ms • ~~ I :a;;;;l'"' -l 

.. 
D'= iv f.i ". ::~ l ir ri l nt!l - · 

11 •• dl ' · .r • ·••: "' -----------------; 
p 

~ 
TH-18,19 & 20 BACK ELEVATION 
111'• 1'.(1' 

TH-18,19 & 20 FRONT ELEVATION 
l tr • l'.o" 

MATERIAL LEGEND 

u:a..<roo''Jf""'[O'~(Q.Oit'"OWQ.ta!. 

} :::..,a.::::;:-WCIQIIIICOOJI~(Olat:~lWa 

) COOII'ICoWIO~"''.~.O!I(..•'Ili'OIUI(.'MXlOc.a-
HIOI'U.PMTID.,._...:IIDC~~··s 

((.o(JUIOIICJ~WIOC.•'r-.-.wo~ 

..au. ~.,._...x:.:~·---01 te 

5 tDOIJIIWD~ .... UI'-•'DIJICBIIl.WOODCNIIII 
ii"IIIOfU. P.-ml~.ooOCill\~CII')") 

tMNTIIWDR.AT P....O.VCI,..; \fllriXIInfrfiOP'Il((IMlt1Al~ 

~~...._II'IIX:IIIIf:"l-.a.UWIUlolri.~H16 

U')I{}(TICWDflATfloiClVCII'-~..arl,_(~.li.~ 

II('W[ALJj.f,ljlffDII)I-MOOIII:~CPI~ 

I <£1o£NTIICWO"-"TP....,.~\OIOO'!WM:nl(\omf.olt.MHI,JIO 

~P.-TtDIOI-fiiCCfll\oOCilllo_,..QII.., 

UWMTIQ«li'\,AIP .. ~ ~N:ftfr-mt.-... 
~r.tiiiJ!m....-...0:.:1101tWo01itQIIM 

• ((lo£JO'JIIWO"-"'r.,.tOoe.'\OIIQOWM:n.lll'ffl4"~ 
lll\C..flta,.r~....-.ooOOil1UCJt 

tl.lli(T"''.~(Q.QitOIII(()oi_ 

IZ -.TJDDI"»MA.b 

ll ==-=
5 

VNIICIUIWIQTIC,P.vtn'll't..,._,. IIIQOIII[ 

M -=-=5 ~~PHII'Tttl.,._.o()(JII[ 

'11 -:lOOr...uoiOIG ~...,...,M<ITD?~Jjo~,toJU~WOOD ---It .Ooll~alf.CII.'IU~IOi-IIOCIIl-..ooDUI'II) 

,, -..n· T..-v~CDU*'QLM~ 

,.$101(~tui(JI,IOO".(~ tiWG.HIU. 

M «Joo::lrl"[W,OU,PMIOID.,._•IOOCII[W(N' l -(11'111 

lOIIICtll..olUMWiol~(~ill,llt.l, 

21 a<:.UIIOIISCJmT,CQ.OJI'IOW.ftH'MXIDU...tl~WIHC. 

22 ......._ll()(MS.-.(Q.~ (HOIIICQOl 

D "l~DOOitlor-.CQ.ot~ 

)t .III(T"lu;v.o.COLOIII:Oif«<OII. 

ELEVATIONS - TH-18,19 & 20 

SD8-T31 



PANCRAMA DRIVE 
5750 PANORAMA DRIVE, SURREY, BC 

1'1 l!l 

TH·32 & 38 SIDE ELEVATION TH-32,38 & 42 FRONT ELEVATION 
1/8" • 1'.0" 1/l' • l'.o" 

DEVELCPMENT 
MATERIAL LEGEND 

'tllJOl,fr(JJ'fl.fCI UHltiiiL UltCllt bWQ. ttU 

l =;;:;::-ciJCOfGoa~(Q.Oil:~'llollllk 

S eboOifiOOIIOHC:IIQOI(t"'IJIIII:IO<Gt'~IIO»~ 
"'"-L'MI'I'Ill~•,o()QII(~CWo_, 

CI.>IOif-~WtOIC..t'~'oiiOOD~ 
M:IU.~IOI-.ooOQIIIt\O()l(.___.(V.~ 

1 eooorr-~U#WII' ··~OOOOD~ 
MICAl,.f.wti'D..._..o(l(IJ(~(.ilo ,., 

UMM-IlAl ..... ...:.. 'loiiOCmf-.:trQM....­
fl(\(.tt,._ iNIIIfTto.,._IIIIOOIC't:OOIIUOWICOOI..~M 

1 COOI'r - flAT,Nolti.....C..\IIIOOIMNOJil(('llllmlll-..., 
llt\OI.R, 'Mmll~-~~OIOCIIC~UI' II~ 

I (MJIT-R.ATrNoltl-.G.\IIIOOl't(-.t: (IOITH~ 

lll\l(iiUI,,MtltDD.WoilfiiMX:IIIl">>oCCll. lltiiJICIO'~.ot 

Cllollll'lltWIDfUT,_-.c;.,_lK-..ff!O'lM._ 
lf!OOI.lt, Miii1U.._IOIMX:IIIll~UP~ 

.. WoOITIOoro!Ofl.AJf.-..... ~JIJIOIIl(~'nl...-... 
M"NUl,.-YU~MIXIIIItuelo. 

''""'"~CJ:ll.OII.~ 
IJ-l.a:F~ 

I I ==~l 'o\IIIOUo'MOM..'MitTtO.__,.....oar( 

It ~~·Y"""'"toiCIM,J~~to.-o;;lli( 

,, ":::::::..;.~""'m6.fMI'TtOlO/IM.I'(H'o.QOO 

.. .., ... flJIIMoiC..~TO...,.IVI..._.!oODIII --..oo!JQII. o o, 

11 -.!..TASWT-.,Ccua:UW-IID' 

" $1CICU'fla..'lLCQI.I(I(J,CQ.Oit 'OWG. ...... 

11 TVOCcwtiCfm,Uli.C.1'01MlOI'IIOCIO(Niii~10NG 

n -.DCJOIIl'l .. -., (.(ll.()lt'"'*"'OOl 

D M.IJioillltloli~I,-., CQ.Cit CHiolltQIII. 

lt oC"''M.l.OIJIIU,CQ.~04IriiiC.Oftl.. 

TH-32 & 42 SIDE ELEVATION TH-38 & 42 SIDE ELEVATION TH-32,38 & 42 BACK ELEVATION 
1/e'" • l'.Q" 

\"# 
K EYSTONE 

1/8" • 1'0" 118" • 1'-0"' 

ELEVATIONS- TH-32,38 & 42 

SD8-T41 



PANORAMA DRIVE DEVELOPMENT 
5750 PANORAMA DRIVE, SURREY, BC 

\':/ 
KEYSTONE 

__ ,. 
--........~ .......... _. ____ ~---

/" 
~~?·"'"' , ... 

,...~ 

, 

/ 
, /I 

, 
t 

---.----A ....... 

SITE PLAN 
, ._ 20..(1' 

SITE DATA 
SMAtM:71.3Ms.l.~ (1.64acnM~:t) 
Buldlrlg AIM: 2e,231 a.l.~ 

Lot Coter..,.: 38.8% {n-. 33%.: ~ ..W.:.) 
__ ...,. 
AoorAt•e:: 
-~~: 57,153a.f.:t: 
- 1.tlool': 21.013s.Lx 
• 2nd loot: 27.403 • . h 
• 3rd tloor: 2t.238•.1.:t 
- 4f'llo«:2t.238a.L:t: 
·k*ll(r......,:l t 1,11184s.f.:t 
-IIDW(Inducling l.ig perbdlo): Ul8, 147a.h 
_, 
_.,...,....,...toor...: 111,51&4aJ.:t: 

• hdoof ~--= 5.280s.l.:!: 
·IOIIIItoor••tor.,.....~ 108.724LL:t 
-tMn~~ty. toa.n• H t.381 • t . .w(INX.t.~ 

"'*« 
-.uio: 4 an. 
·1-btd: 17U"W 
• 1-bld +derl fden d71.1.): 21 units 
· I bM+den(<Nn >9 71.1.):8..nta 
·2-btd: 21tritll 
• 2-t.d +dln: 21 ~ 
-toW: toe~te~••...,...·5.7'% oftDWJ 

P•'"'t ......... (zDMtg byii!W): --• ......... Witl,l bed+dM (dln<WLl): (4+ 17+ 21 Wlill • -42111111) 
XI.:J • $4.1 ... 

• t -bM+6wt (den >971.1.). 2-bed. 2-bed +dtn: (t+28+21 • $II~ xU • ..... 
·toW. t51~ ..... ,~ed 

·vleltottl: 
- 1 06YI'Iitl x 0.2 • 21 ...WO-...r~ 

· tcUi petttlng~ (~ byi4M}: tn~Uf!• 
P•rtlng ....... (ptopoeed N w.riMoe): --..... l#lltll: .. ~lll.l~tom1.3) • 4..4 ..... 
·l·bed""*=I7""'-•U~hm1.3)•11.7stlll 

·1-bed-t-dln"* fdln <9h.t.):21a:1.1 ~tom 1.3) • 211 .... 
·1-bed+den ...... (den >t7aJ J; III ,t (Wriwlce~ U) • 9.1 IMit 
- UMd. 2-e.d +-cMn:C28-+2S • !58...-) •1 .5 (no.,.,...._)• ....... 
·1011111: 1:J81....,. .... (t2a1etlv~ 
-~ 
· 106..,....x0.2 •21 rililofn.ll reqund(nov.n.nc.) 

- --•IPirklntt NJqUhd (~WI~): 1601UIIa 
(12 .... v•lwoe« 7.0%) 

ParklfttProwtcted: -·­·YnCNfaro,nd: 138 ..... 
-~ 
-~: 21ltlla~CJ8.-tie·• ... .-tdrv) ..... '*"" ~: 110 - h -·-' -r~.cl: 
• ......,.: 10S...W.x1.2 • I~RahtequiNd 

-~8...-.rtq~ 
• prcMdad: 
-~ 
• 12t WI t.W'Idetgtound patic.~ (Bie)'C .. Slofage Room) 

·"""*": I .... ('Su1acto) 

_.._ 
• cMdoot MIIRify --= 
• ..,....:~:3.0t...l'ft.x101• 318s..rn. •3.&23sJ. 
-~11,101Lf.:: 

·hloof~--= 
• '*"'*..:13.0s.m.ll106 • :naa.m.. • 3.423 • t . 
• prorr.otdld: l,tJtJ7 + (4111475)- 3.707 a.t.:z. ......... ,......._ 
·loeC'lOWf-v-inct...t from~ ID30.1% 
• br..llding MCbedt (rlorti..ICUih & WMC) r~ 11om 7.5n-IIO 4.$:1m 
·F*tdr'Q ,.....,..: 
·-.dowlll"om 1.311:11 .1 Slaltptt i.W'Iil 
·1-0.d\rllltrom 1.31D t.l .... p.-l.ril 
·1-o.d+dlnl.ftllfrom 1.3or 1.510 t . I .... J*t.ftl 

SD8-A1 
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PANORAMA DRIVE DEVELOPMENT 
5"750 PANORAMA DRIVE, SURREY, BC 
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PANORAMA DRIVE DEVELOPMENT 
5"750 PANORAMA DRIVE, SURREY, BC: 
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PANORAMA DRIVE DEVELOPMENT 
5750 PANORAMA DRIVE, SURREY, BC 
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PANORAMA DRIVE DEVELOPMENT 
5"750 PANORAMA DRIVE, SURREY, BC 
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Supplier: Wishbone Site Furnishings 
www.wbhbonettd.com 
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TO: 

CITY OF 

URREY 
the future lives here. 

Appendix Ill 
INTER-OFFICE MEMO 

Manager, Area Planning & Development 
- South Surrey Division 
Planning and Development Department 

FROM: Development Services Manager, Engineering Department . . 

DATE: March 2., 2.016 PROJECT FILE: 

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.o m wide Arterial Road standard. 
• Dedicate :>.o.o 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 s6A 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 stot·mwater 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. 

!-'~ 
Remi Dube, P.Eng. 
Development Services Manager 

lK1 

NOTE: Detailed Land Development Engineering Review available on file 



Surrey Schools 
LEADERS HI P IN LEAR N IN G 

Wednesday, December 23, 2015 
Planning 

THE IMPACT ON SCHOOLS 
APPLICATION#: 

SUMMARY 198 townhouses 
The proposed 107 lowrise units 
are estimated to have the following impact 
on the following schools: 

14 0286 00 

Proj ected # of students fo r this development: 

Elementary Students: 
Secondary Students: 

September 2015 Enrolment/School Capacity 

Sullivan Elementary 
Enrolment (K/1-7): 
Capacity (K/1 -7): 

Sull ivan Heights Secondary 
Enrolment (8-12): 
Nominal Capacity (8-12): 
Functional Capacity•(8-12); 

30 K + 258 
20 K + 175 

60 
32 

1536 
1000 
1080 

Appendix IV 

School Enrolment Proj ections a nd P lanning 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 Ne\\10n, the school district does not 
support development occurring at a higher density than outlined in approved NCPs. 

, )!lllva i)_§.!!!JJ!!l!.!IY --·--------------·----·-------------· _________ ,_ 

350 r-· -----,.- ---... 
,.•' -

300 

250 

200 

150 

100 

50 

2011 2012 2013 2014 2015 2016 2017 2018 2019 

Sullivan Heights Secondary 

1800 r---- --------------------, 

1600t-------------------------~--------~~--.. ~~--~·--~ - ... -........... -_.--
1400t---------~~~~~~--------~~-----------------; __ ... -
1200t-~=----------------------------------------------; 

1ooot-~----o----<~---o----~--~>----a----~--~~~ 

soo t--------------------------------------------------; 

soot------------------------------------------4 
400+------------------------, 

200+------------------ ------, 

2011 2012 2013 2014 2015 2016 2017 2018 2019 

1~= 1 

·Functional Capacity at secondary schools is based on space utilization estimate of 27 students per 
inslroclional space. The number of instroctional 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. 

trees within 
Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

40 X one (1) = 40 

- All other Trees Requiring 2 to 1 Replacement Ratio 
59 X two (2) = 118 

J t ' i ' \ ' I' 
~ ' ' . 
u~ ,p , 

Protected Off-Site Boulevard Trees to be Removed 

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

X one (1) = 0 ----

- All other Trees Requiring 2 to 1 Replacement Ratio (boulevard) 

X two (2) = 0 ----
Replacement Trees Proposed 
Replacement Trees in Deficit 

Summary, report and plan prepared and submitted by: 

December 2, 2015 

(Signature of Arborist) Date 
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Appendix VI 

ltSURREY Advisory Design Panel 
Minutes 

\...u.y llctu 

13450- 104 Avenue 
Surrey, B.C. 
THURSDAY, 0CTOBER22, 2015 

Time: 4:oo m 

Present: 

Chair - L Mickelson 
M. Higgs 
E. Mashing 
C. Taylor 
M. Vance 

Guests: 

T. Paul, Pinora Enterprises Ltd. 
S. Paul, Pinora Enterprises Ltd. 
L. Barnett, Barnett Dembek Architects 
M. Mitchell, M2 Landscape 
Architecture 
J. Redekop, Redekop (Panorama 
Homes Ltd.) 
R. Ciccozzi, Ciccozzi Architecture Inc. 
M. van der Zalm, van der Zalm + assoc. 
E. Poxleitner, Keystone Architecture & 
Planning 

Staff Present: 

M. Rondeau, Acting City Architect 
H. Ahking, Senior Planner 
L. Moraes, Planner 
N. Chow, Urban Design Planner 
L. Luaifoa, Administrative Assistant 

B. NEW SUBMISSIONS 

2. 4:45PM 
File No.: 
New or Resubmit: 
Last Submission Date: 
Description: 
Address: 
DeveloP,er: 
Architect: 
Landscape Architect: 
Planner: 
Urban Design. Planner: 

7914 -0286-oo 
New 
N/A 
Commercial buildings 
5750 Panorama Drive; South Newton 
James Redekop- Redekop (Panorama Homes Ltd.) 
Rob Ciccozzi - Ciccozzi Architecture Inc. 
Mark van der Zalm - van der Zalm + associates 
Keith Broersma 
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. 
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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: 

• 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. 

• 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. 

• A significant 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-oo 

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 
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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 of152 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 fa9ade 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 oflighting 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. 
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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/0 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 redesign ing 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 2nd 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 A 1.3 and A 1.4 for detailed grading. 

1 0) 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 A 1.0 



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•d 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 fat;ade columns and wrapping around where visible 
to the new road and wrap above the loading bay. 

Brick fat;ade 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 1 0' (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 fac;:ade 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 #i 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 152nd 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 fa9ade 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"d street. Size has been 
reduced as part of city guidelines. (See A 1.0) 
• 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 bu ilding 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 pr.oviding let downs for wheelchairs . 

Let downs provided. (see site plan A 1.0) 
•Recommend ramp to CRU in Building 2. 

Use of ramp at Northwest corner will connect to CRU at building 2. 
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ltSURREY Advisory Design Panel 
Minutes 

2E - Community Room B 
City Hall 
13450- 104 Avenue 
Surrey, B.C. 
THURSDAY, OCTOBER22,2015 

Time: 4:00 m 

Present; 

Chair - L Mickelson 
M. Higgs 
E. Mashing 
C. Taylor 
M.Vance 

Guests: 

T. Paul, Pinora Enterprises Ltd. 
S. Paul, Pinora Enterprises Ltd. 
L. Barnett, Barnett Dembek Architects 
M. Mitchell, M2 Landscape 
Architecture 
J. Redekop, Redekop (Panorama 
Homes Ltd.) 
R.Ciccozzi, Ciccozzi Architecture Inc. 
M. van der Zalm, van der Zalm + assoc. 
E. Poxleitner, Keystone Architecture & 
Planning 

Staff Present: 

M. Rondeau, Acting City Architect 
H. Ahking, Senior Planner 
L. Moraes, Planner 
N. Chow, Urban Design Planner 
L. Luaifoa, Administrative Assistant 

B. NEW SUBMISSIONS 

3· 5:45PM 
File No.: 
New or Resubmit: 
Last Submission Date: 
Description: 
Address: 
Developer: 
Architect: 
Landscape Architect: 
Planner: 
Urban Design Planner: 

7914 -0286-oo 
New 
N!A 
4-storey apartment building 
5750 Panorama Drive; South Newton 
James Redekop- Redekop (Panorama Homes Ltd.) 
Eric Poxleitner - Keystone Architecture & Planning 
Mark van der Zalm - van der Zalm + associates 
Keith Broersma 
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. 
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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: 

• 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. 

• 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: 

• 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. 

• 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-oo 

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 
• Decent solution to challenging site relative to the grade of adjacent existing 

development. 

Building Form and Character 
• The site arrangement is well articulated for a massive building. 
• 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: 
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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 90 degree corner in the corridor (2 per fl oor), 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 fu rther unit entry door in the 
southwest corner (the longest d istance in the building) is an 
amenity room with numerous windows between it and the corridor. 
This fu rther breaks up the corridor and brings in terest along the 
ci rculation 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. 

• 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 
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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 
• Re-consider the tree located between the wood fence and concrete parking 

wall at the south property line. This has been adjusted . 
• Consider rotating garden beds to be able to provide more of them. Add 

gardening amenities such as tool storage. The usa ble 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 incl ude. 
• 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 butto n 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 so% 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 haves% as adaptable uni ts. We have provided more than s% of the units as 
accessible, as defined by the BC Building Code. 

• Provide wheelchair accessible washrooms in amenities room. Agree to include. 
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CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

Appendix IX 

NO.: 7914-0286-oo 

Issued To: Redekop (Panorama) Homes Ltd 

("the Owner") 

Address of Owner: 102-31324 Peardonville Road 
Abbotsford BC V2T 6K8 

1. 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: 

3· (a) 

Parcel Identifier: 023-208-732 
LT 13 SE SC 10 T2 PLLMP24916 Part NE1/4. 

5750 Panorama Dr 

(the "Land") 

As the legal description of the Land is to change, the City Clerk is directed to insert 
the new legal description for the Land once 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. uooo, 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 (25ft.) to: 

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



-2-

ii. 4.25 metres (14ft.) for the west property line; and 
iii. 4.0 metres (13ft.) for the north property line (along the new east-west 

road); 

(b) In Subsection F. Yards and Setbacks of Part 22 Multiple Residential3o Zone (RM-
3o), the minimum setbacks are reduced from 7·5 metres (25ft.) to: 

i. 4·5 metres (15ft.) to the building face, and 3·5 metres (n 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 (n ft.) to the bay 
window, along 152 Street; 

iii. 3.0 (w ft.) to the building face, and 1.9 metres (6ft.) 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 Residential7o Zone (RM-
70), the minimum setbacks are reduced from 7·5 metres (25ft.) to 4·5 metres (15 
ft.) for the west, south and north setbacks; 

(d) In Subsection E. Lot Coverage of Part 24 Multiple Residential7o Zone (RM-7o), 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. 

5· 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. 

6. The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development variance permit. 

7· This development variance permit shall lapse 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. 

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

9· This development variance permit is not a building permit. 
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AUTHORIZINGRESOLUTIONPASSEDBYTHECOUNCIL, THE DAYOF ,2o. 
ISSUED THIS DAY OF , 20 . 

Mayor- Linda Hepner 

City Clerk -Jane Sullivan 



PANORAMA DRIVE 
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 (25ft.) to: /)--?~ 

i. 4.5 metres (15ft.) to the :=if. ~ 
building face, and 3.5 metres (11 ft.) to the ~ / .f<. "~ 
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 I 1 ~ !" "'/'" ! -,,~ 
bay window, along 152 Street; "< ""' · · 

iii. 3.0 (10ft.) to the building 
face, and 1.9 metres (6ft.) to the bay \ ~ 
window, along the proposed park parcel l•ow• .,,JI ~ .!.,~ 

iv. 4.4 metres (1 4.5 ft.) for 
Townhouse Building 4 in the southwest 
corner of the site; 

SCHEDULE A 

DEVELOPMENT 

(a) In Subsection F. Yards and Setbacks of Part 36 
Community Commercial Zone (C-8) , the minimum 

ir:r=OOMIHOUSl==,='"'""•lsetbacks are reduced from 7.5 metres (25 ft.) to: 
. su-rs . 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 

~ Lii i tl mur~ i~""'·l(along thei~~:oe;s~~~:s~1r~:J/or the north property line 

(c) In Subsection F. Yards and Setbacks of Part 24 Multiple 
:!--r====::::--R

1
esidential 70 Zone (RM-70), the minimum setbacks are 

...... IHT$,..., duced from 7.5 metres (25ft.) to 4.5 metres (15ft.) for the 
•-••o,_ est, 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 

~[!"/' ~ ~--:-=- 11 j (e) In Table C.6 Parking Requirement for Residential Uses 
I =.. ,r c -::::::0 of Part 5 Off-Street Parking, the number of required 

a 
~~ ... ! TE PLAN KEYSTONE 

parking spaces is reduced for the apartment site from 151 
on-site resident parking spaces to 139 parking spaces. 

SITE PLAN - OVERALL 
SD8-2 
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