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RECOMMENDATION SUMMARY

e Approval to draft Development Permit

e Approval to reduce indoor amenity space

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e None.

RATIONALE OF RECOMMENDATION

e The proposal complies with the Official Community Plan (OCP), the South Newton
Neighbourhood Concept (NCP) Plan and the CD Zone adopted for the site.

e The number of units has been reduced from 93 in previous proposals to 89 , and the FAR is
also reduced to comply with the maximum permitted in the RM-30 zone.

o The project will make efficient use of a difficult sloped, hillside site by using a comprehensive
approach to grading and development.

e The project will ensure the relocation, planting and enhancement of the yellow coded
watercourse and riparian area on the site as per the registered Statutory right-of-way.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7915-0221-00 generally in
accordance with the attached drawings (Appendix II).

2. Council approve the applicant's request to reduce the amount of required indoor amenity
space from 267 square metres (2,873 square feet) to 81 square metres (872 square feet).

3. Council instruct staff to resolve the following issue prior to final approval:
(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 landscaping plan and landscaping cost estimate to the satisfaction
of the Planning and Development Department;

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

(d) the applicant adequately address the impact of reduced indoor amenity space;
(e) discharge of the registered covenants requiring development in the lands to meet
the BUILT GREEN® Gold standard and to install a comprehensive storm water

management system on-site; and

() registration of a revised Section 219 Restrictive Covenant/SROW over the on-site
riparian area incorporating a rain garden feature.

REFERRALS

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

Parks, Recreation & Parks requests that the applicant ensure the end units facing the

Culture: Hydro ROW apply CPTED principles such as clear site lines, active

rooms and windows to provide surveillance over the future park
area.
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SITE CHARACTERISTICS
Existing Land Use:  The site has been cleared in preparation for development
Adjacent Area:
Direction Existing Use OCP/NCP Designation Existing
Zone
North (Across | Combination of residences |Urban/Single Family Residential | RA/RF-12
61 Avenue): on one acre large lots and |Flex 6 to 14.5 upa/ Creeks and
small lots Riparian Setbacks
East: Hydro Corridor/City Urban/ Utility R/W/Greenway/ RA/RF-g
Greenbelt Single Family Residential Flex 6
to 14.5 upa
South: Residences/ Proposed Urban/ Single Family RA
duplex and rowhouse Residential Flex 6 to 14.5 upa
development (7914-0164-
00) at Third Reading.
West (Across Residential homes Urban/ Single Family RA/RF-12
140 Street) Residential Flex 6 to 14.5 upa

DEVELOPMENT CONSIDERATIONS/BACKGROUND

Development application 7915-0221-00 is the third application the City has received on this site.

On July 29, 2013, Council reviewed and approved development application 7911-0247-00. That
application re-designated the site in the South Newton NCP from "Single Family Residential
Flex 6 to 14.5" to "Townhouse 25 upa max" and rezoned the site from "One-Acre Residential
Zone (RA)" to "Comprehensive Development Zone (CD)" to permit the development of 93
townhomes with underground parking. A Development Permit was also issued to regulate
the form and character of the townhomes.

The CD zone for the site (By-law No. 17870) was based on the Multiple Residential (RM-30)
Zone, but provided for a higher than normal density (a FAR of 1.02) given the site’s proposed
underground parking structure, proximity to King George Boulevard (a future frequent transit
service corridor) and the fact the project made efficient use of a difficult site with a
substantive grade change.

In lieu of the additional density, the applicant provided the City with a voluntary cash
contribution of $93,000 ($ 1,000 per unit) to assist in park acquisition. The application also
involved relocating and enhancing the riparian area of a yellow coded watercourse on-site in
exchange for a reduced setback.

Under application 7911-0247-00 most of the off-site works and services were either completed
or well underway. Despite this, in August 2014, the applicant came forward with another
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development permit application for the site. The cost of providing an underground parking
structure had proven too expensive and was no longer economically viable.

e On November 3, 2014 Council approved a second DP for the site (application 7914-0245-00).
The new application provided for 93 townhouse units and a relocated and enhanced on-site
watercourse/riparian corridor, but featured surface parking stalls throughout the site.

e The application continued to conform with the NCP and CD zone; however, in lieu of the fact
the project’s FAR of 0.925 was still relatively high (in comparison with the RM-30 zone and
other approved developments in Newton), the applicant volunteered to build the project to a
BUILT GREEN® Gold standard and to implement a comprehensive, on-site sustainable storm
water management plan.

e To this end, two covenants were registered against title to ensure the project would achieve a
level of environmental performance that would set the bar for subsequent applications
wishing to achieve higher density in the area.

e Through application 7914-0245-00, a Development Variance Permit (DVP) was also granted to
vary the CD zone provision requiring all required resident and visitor parking spaces to be

provided as underground parking.

Current Proposal

e The present development application (7915-0221-00) has been submitted by a new agent on
behalf of a potential new owner. If approved, it will replace Development Permit No. 7914-
0245-00.

e The new DP application will provide for 89 townhouse units, with side-by-side surface
parking, as well as the relocated and enhanced on-site watercourse riparian corridor.

e The proposal will continue to conform to the both OCP and the South Newton NCP
designations and the CD By-law. However, in keeping with the lower number of townhouse
units, the overall density of the project will decrease. Consequently, the project’s proposed lot
coverage and FAR are closer to that typically sought under the RM-30 zone.

e Ascan be seen from the table below, the 89 unit project will have an overall density of 58
units per hectare (24 units per acre) and lot coverage of 42%. The site FAR, at 0.896 is in
keeping with the maximum permitted under the RM-30 zone.

Density RM-30 CD Zone # 7915-0221-00
#units per hectare (u.p.h.) 75 62 58

# units per acre (u.p.a.) 30 25 23.5
Floor Area Ratio 0.90 1.02 0.896

Lot Coverage 45% 68% 42%

e Asaresult of this decrease, and the fact that no additional density is being sought over what is
normally permitted under the RM-30 zone, staff support the applicant’s request to discharge
the two covenants on title, required under DP application 7914-0245-00.
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e Asnoted above, the two covenants requiring the developer to construct to BUILT GREEN®
Gold standards and install the comprehensive storm water management system on the site,
were registered on title to ensure the project would achieve a higher level of environmental
performance which would set the bar for subsequent applications wishing to achieve higher
densities in the area.

e The project will continue to meet the setbacks and height provisions required under the CD
By-law and supply an adequate amount of outdoor amenity area. The applicant is however
asking for a relaxation of the required amount of on-site indoor amenity space. Further details
on the variance are noted below.

PRE-NOTIFICATION

e On August 13, 2015 development signs were erected on the site. To date, the Planning
Department has not received any objections to the new application.

DESIGN PROPOSAL AND REVIEW

Site Design and Layout

e The new DP for the site will continue to provide four linear rows of townhouse clusters
oriented on an east-west basis, clustered around two separate internal drive aisles. The upper
drive aisle serving buildings 1 to 8 will be accessed via 60 A Avenue, while the lower drive aisle
serving buildings g to 21 will be accessed from 61 Avenue.

e As per the previous proposal the site will continue to make use of retaining walls to
effectively grade, terrace and divide the upper and lower portions of the site on the hillside
slope. However, the site has been redesigned so that the grades and the heights of the
retaining walls between the two portions of the site have been decreased.

e In the typical scenario, the elevation difference between the upper and lower tiers of the site
will measure an average of 1.67 metres (5.5 ft.) and will be treated and finished by one
retaining wall. In the worst case scenario, between buildings 7 and 10, a double retaining wall
measuring a combined height of 4 metres (13 ft.) will be required to retain and terrace the
steeply sloping site.

e The site will be comprised of 21 buildings in all containing 89 three bedroom units ranging
in size from 160 - 185 m”* (1,722~ 2,000 ft*). Collectively, a mix of 3-storey townhouse clusters
will front 61 Avenue. Of the nine townhouse buildings facing 61 Avenue, six of the buildings
will be duplexes or side by side townhouses, while three of the buildings will be triplexes,
containing three units each. Along 60 Avenue four 2 -storey clusters, each containing six
townhouse units, are proposed.

e All of the townhouse units on-site will provide two enclosed side-by-side parking stalls.
Nineteen visitor stalls will also be provided on site for a total of 197 on-site parking spaces,
which will meet the By-law requirements.
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e The project will utilize west-coast contemporary design with large expanses of glass. Each
home will be enhanced with balconies, shed roofs and defined gate entryways. Private roof
decks are also proposed for each unit, which will highlight surrounding views of the North
Shore Mountains.

e Street facing facades will include glazed entry doors and large windows to provide eyes on
the street and animate the pedestrian realm. Care has also been taken to ensure the east
and west elevations of the townhomes are designed with windows to provide surveillance
on 140 Street and the BC Hydro right-of-way.

e The exterior materials of the project will include horizontal vinyl siding, cement board panels
and stone accents. The townhomes will be finished in two neutral colour schemes using
palettes of white, cream, light gray, dark gray and black.

e All of the townhouses will be treated with bone coloured horizontal siding, light neutral stone
veneers and charcoal asphalt shingle and finished in contrasting combinations of grey and

white painted hardi- panel.

Outdoor and Indoor Amenity Areas

¢ Both the outdoor and indoor amenity areas for the complex will be centrally located on site.

e The development will provide 312 m* (3,358 ft*) of outdoor amenity area, which exceeds the
Zoning By-law requirement by 45 m* (480 ft*). The outdoor area will include a playground and
landscaped seating area, treated with decorative paving on the upper portion of the site,
which will be linked by a bridge structure to the outdoor roof deck and garden proposed on
top of the indoor amenity building.

e The indoor amenity building, situated on the lower portion of the site, will be a one level
structure measuring 81 m* (872 ft*) in area and will be comprised of a large meeting area
equipped with two washrooms and a communal kitchen. The landscaped rooftop garden atop
of the amenity building, and the connection to the upper outdoor amenity area, will be
accessed by a series of external stairs.

e Through the DP application, the applicant is seeking to vary the required amount of indoor
amenity area from 267 m* (2,873 ft*) to 81 m* (872 ft*).

e The applicant has asked for the variance in lieu of the fact that the previous DP application on
the site sought to vary the required indoor amenity space by 50%. While the current
application is seeking to provide 30% of the required amount, the applicant believes the area
provided on site is more useable and will meet the needs of residents.

e In lieu of the variance, the applicant will be required to make a cash-in-lieu contribution to
the City for the deficient in the indoor amenity area.

Landscaping

e The landscaping plan for the site calls for 164 new trees to be planted on-site. The majority of
these trees (135) will be planted along the north, south and east sides of the project and along
the bioswale and retaining walls located between the upper and lower tiers of the project.
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The planting near the bioswale and the retaining walls on the site will provide green space
and screening between the upper and lower level units and patio areas fronting each other.

The remaining 29 trees will be planted within the riparian area within the SROW on the site.
Collectively the trees will include a variety of maples, dogwoods, Japanese snowbells, pine and
spruce trees.

Soft landscaping including shrubs, grasses and groundcover will also be planted throughout
the site at both the entrances and perimeters of townhouse clusters and along pathways and
common areas throughout the development.

The site’s existing Section 219 Restrictive Covenant/SROW will also be amended to
reintroduce a rain garden feature into the planted riparian area. The feature was previously
removed under application 7914-0245-00 when it became redundant with the introduction of
the comprehensive storm water management system. It is now being reinstated as the
covenant requiring the installation of an on-site stormwater management system will be
removed.

TREES

On July 23, 2013, the City approved an arborist report for the site, prepared by Michael Mills,
under development application 7911-0247-00. That report recommended the 44 mature on-
site trees identified on site be removed due to site grading and servicing issues. In August
2013, tree cutting permits were issued and the site was cleared. The site is consequently now
devoid of trees.

A total of 85 replacement trees will still be required to compensate for the trees removed; the
new landscaping plan for the site will provide for 135 new trees. A contribution to the City’s
Green fund will therefore not be required.

SUSTAINABLE DEVELOPMENT CHECKLIST

On

September 24, 2015, the applicant prepared and submitted a sustainable development

checklist for the development site. The table below summarizes the 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 development application is consistent with the
prescribed use (Land Use Designations and Zoning)

2. Density & Diversity (B1-B7)  The project density is in keeping with the CD By-

law.

3. Ecology & Stewardship (C1-C4) « The project will incorporate will a protected

enhanced riparian corridor, low impact
development standards and a bioswale.




Staff Report to Council Planning & Development Report

File:  7915-0221-00 Page 9
4. Sustainable Transport & * None
Mobility (D1-D2)
5. Accessibility & Safety (E1-E3) e The site will utilize CPTED (Crime Prevention
through Environmental Design) principles.
6. Green Certification (F1) « None
7. Education & Awareness (Gi1-G4) | » None

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix | Lot Owners, Action Summary and Project Data Sheets
Appendix II Survey Plan, Site Plan, Building Elevations, Landscape Plans and Perspective
Appendix III Engineering Summary

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

HP/da

\\file-server1\net-data\csdc\generate\areaprod\save\26040500008.doc
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APPENDIX |

Information for City Clerk

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

1. (a) Agent: Name: Colin Hogan
Focus Architecture Inc.
Address: 1528 - Mccallum Road, Unit 109

Abbotsford, BC V2S 8A3

Tel: 604-853-5222 - Work
604-853-5222 - Fax

2. Properties involved in the Application
(@) Civic Address: 14057 - 60A Avenue/14058 - 61 Avenue
(b) Civic Address: 14057 - 60A Avenue/ 14058 - 61 Avenue
Owner: Hayer Builders Group (Summit Townhomes) Ltd
PID: 029-207-495

Lot 1 Section 9 Township 2 New Westminster District Plan EPP31623

3. Summary of Actions for City Clerk's Office

(@) Remove Notice of Development Permit No. 7914-0245-00 from title.

\\file-server1\net-data\csdc\generate\areaprod\save\26040500008.doc
KD 10/15/15 12:27 PM



DEVELOPMENT DATA SHEET
Existing Zoning: CD By-law No. 17570

Required Development Data

Minimum Required /
Maximum Allowed

Proposed

LOT AREA* (in square metres)

Gross Total

Road Widening area

Undevelopable area

Net Total

3.78 acres

3.78 acres

LOT COVERAGE (in % of net lot area)

Buildings & Structures

68%

423

Paved & Hard Surfaced Areas

Total Site Coverage

SETBACKS ( in metres)

Front

9.0m

10.4 m

Rear

3.0m

33m

Side #1 (N,S,E, or W)

4.0m

4.0m

Side #2 (N,S,E, or W)

4.0m

4.0m

BUILDING HEIGHT (in metres/storeys)

Principal

13.0 m

11.74 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom +

93

89

Total

FLOOR AREA: Residential

14,988.21 m”

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR AREA: Industrial

FLOOR AREFA: Institutional

TOTAL BUILDING FLOOR AREA

14,988.21

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

site.

\\file-server1\net-data\csdc\generate\areaprod\save\26040500008.doc
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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)

61 u.p.h/25 u.p.a.

58 u.p.h./23.5 u.p.a.

FAR (gross)

FAR (net)

1.02

0.896

AMENITY SPACE (area in square metres)

Indoor

267 m

81.8 m*

Outdoor

267 m

312 m’

PARKING (number of stalls)

Commercial

Industrial

Residential Bachelor + 1 Bedroom

2-Bed

3-Bed

178

Residential Visitors

17

Institutional

Total Number of Parking Spaces

203

197

Number of disabled stalls

Number of small cars

Tandem Parking Spaces: Number / % of

Total Number of Units

Size of Tandem Parking Spaces
width/length

Heritage Site | NO |

Tree Survey/Assessment Provided | YES

\\file-server1\net-data\csdc\generate\areaprod\save\26040500008.doc
KD 10/15/15 12:27 PM
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APPENDIX III

.ISUIOQFREY INTER-OFFICE MEMO
o=

the future lives here.

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

FROM: Development Services Manager, Engineering Department
DATE: October 13, 2015 PROJECT FiLE: 7815-0221-00
RE: Engineering Requirements

Location: 14057 - 60A Avenue

DEVELOPMENT PERMIT
There are no engineering requirements relative to issuance of the Development Permit
BUILDING PERMIT

The following issues are to be addressed as a condition of issuance of the Building Permit:
e Completion and acceptance of City projects 7811-0247-00 and 7814-0245-00.

A Servicing Agreement is not required prior to Building Permit.

Beooka

émi Dubé, P.Eng.
Development Services Manager

LR

NOTE: Detailed Land Development Engineering Review available on file
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