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City of Surrey
PLANNING & DEVELOPMENT REPORT
File: 7915-0339-00

Planning Report Date: May 8, 2017

PROPOSAL:

¢ Development Permit

¢ Development Variance Permit

to permit the development of an adult education centre
with accessory mosque.

LOCATION: 6655 - 154 Street
OWNER: Al-Kawthar Foundation
ZONING: CD By-law No. 17404
OCP DESIGNATION: Mixed Employment
NCP DESIGNATION: Business Park
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RECOMMENDATION SUMMARY

e Approval to draft Development Permit.

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

¢ A Development Variance Permit is required for four proposed variances:
0 Reduction in the south side yard setback from 3.6 metres (12 feet) to zero;
0 Reduction in the rear yard setback from 7.5 metres (25 feet) to 7.3 metres (24 feet);
0 Reduction in the minimum required parking from 77 spaces to 74; and

0 Elimination of the required berm within the front yard landscaping.

RATIONALE OF RECOMMENDATION

e The proposal complies with the Official Community Plan and the East Newton Business Park
Neighbourhood Concept Plan.

e The proposed development is consistent with the design guidelines outlined in the East
Newton Business Park NCP and the general development permit approved for this area.

e The reduced setbacks reflect the north and west setbacks on the property to the south.

e The proposed parking variance is minor and can be supported based on anticipated trip
sharing between the childcare and the other uses on site.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7915-0339-00 generally in
accordance with the attached drawings (Appendix II).

2. Council approve Development Variance Permit No. 7915-0339-00 (Appendix IV) varying
the following, to proceed to Public Notification:

@) to reduce the minimum south side yard setback of the CD Zone from 3.6 metres (12
ft.) to o metres (o ft.);

(b) to reduce the minimum rear yard setback of the CD Zone from 7.5 metres (25 ft.)
to 7.3 metres (24 ft.);

(c) to reduce the minimum number of on-site parking spaces from 77 to 74; and

(d) to eliminate the requirement for an earth berm within the front yard landscaping.
3. Council instruct staff to resolve the following issues prior to approval:

(a) submission of a finalized tree survey and a statement regarding tree preservation

to the satisfaction of the City Landscape Architect;

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

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

REFERRALS

Engineering: The Engineering Department has no objection to the project.
Surrey Fire Department: The Fire Department has no objection to the project.

SITE CHARACTERISTICS

Existing Land Use: ~ Vacant business park lot.




Staff Report to Council

Planning & Development Report

File:  7915-0339-00 Page 4
Adjacent Area:
Direction Existing Use OCP/NCP Existing Zone
Designation
North: Business Park Mixed CD By-law No.
building under Employment/ 17404.
construction. Business Park.
East (Across 154 Street): Tentnology, a Mixed A-1
company that Employment/
manufactures large | Business Park.
tents.
South and west: Existing business Mixed CD By-law No.
park buildings. Employment/ 17404.
Business Park.

DEVELOPMENT CONSIDERATIONS

Context and Background

The subject property is designated "Mixed Employment" in the Official Community Plan
(OCP) and "Business Park” in the East Newton Business Park Neighbourhood Concept Plan
(NCP).

The lot was created and zoned for business park use under CD By-law No. 17404. The
rezoning and subdivision were completed in November 2011 under Development Application
No. 7908-0128-00.

A general Development Permit was registered as part of the rezoning application. The DP
discusses detailed requirements for building design, drainage, and landscaping.

Proposal

The applicant proposes an adult religious education centre, the Al Kawthar Education Centre,
with an associated mosque.

The education component is considered to be a general service use and the mosque is an
assembly use. Both are permitted uses in CD By-law No. 17404, with the mosque being
permitted only as accessory to the adult education centre. In accordance with the definition
in the Zoning By-law, an accessory use can occupy a maximum of 49% of the gross floor area
of a building. CD By-law No. 17404 further limits the size of an assembly use to no more than
700 square metres (7,500 square feet).

The application is for a 1,951 square metre (21,000 square foot) two-storey facility containing a
438 square metre (4,719 square foot) lecture hall, meeting rooms, offices, a café, child-care
centre, interior courtyard, and a 508 square metre (5,468 square foot) mosque. The size of the
mosque is in compliance with the accessory use limitations of CD By-law No. 17404.
Furthermore, the combined size of the mosque and the child care centre, which is also
considered an accessory use, is in keeping with the 49% gross floor area limitation of the
Zoning By-law.
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e The roof height of the building is proposed to be 9.4 metres (31.0 feet) with some taller
architectural elements. A minaret is proposed on the north side of the building, to the west of
the mosque, reaching 15.24 metres (50 feet) in height. Although the maximum building
height in the CD By-law is 12 metres (40 feet), a Development Variance Permit is not required
for the minaret. The Zoning By-law allows an architectural feature such as a minaret to
exceed the maximum building height as long as it occupies less than one percent of the lot
area.

e The application includes four proposed variances, which are all supported and are discussed
in more detail later in this report:

0 Reduce the south side yard setback from 3.6 metres (12 feet) to zero;
0 Reduce the rear (west) yard setback from 7.5 metres (25 feet) to 7.3 metres (24 feet);
0 Reduce the required parking from 77 spaces to 74 spaces; and

0 Eliminate the requirement for a berm within the landscaping adjacent to 154 Street.

PRE-NOTIFICATION

e Pre-notification letters were not required for this application.

DESIGN PROPOSAL AND REVIEW

Site Design and Landscaping

e One driveway is proposed, to be located on 154 Street.
e Pedestrian connections are provided from 154 Street to the main building entrances.

e A small pedestrian plaza is located on the east side of the building, in front of the main
entrance to the mosque. The area will be laid with paving stones and broom-finished
concrete in a decorative pattern. Two water features are proposed as well as landscape
planting.

e Parking will be located to the east and north of the building.

e Two children’s play areas are proposed in order to support the child care use. One play area
will be located on the north side of the building. On the west side, within the rear yard
setback, the applicant proposes a second play area and a courtyard with benches and
landscape planting.

e A small interior courtyard is also proposed, with three trees and more decorative paving. The
courtyard will only be accessible from the main floor of the building.
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e The applicant proposes a decorative fence adjacent to 154 Street with a gate at the driveway
entrance. The fence will be 1.2 metres (4.0 feet) tall with 1.4 metre (4.6 foot) high columns.
The fence will be in aluminum with a herringbone lattice pattern and will be transparent.

e A concrete monument sign is proposed to be located south of the driveway entrance and set
back 2.0 metres (6.6 feet) from the property line, in compliance with the Sign By-law.

e A 3.0 metre (9.8 feet) wide landscaped setback with a bio-filtration trench is located adjacent
to 154 Street inside the proposed fencing. A restrictive covenant was registered on title at the
time of rezoning and subdivision to ensure that each property’s drainage requirements would
be met by an infiltration trench adjacent to the front property line. The applicant’s civil
engineer has confirmed that the infiltration trench will function in compliance with the
restrictive covenant.

¢ The landscaping is wide enough around the trench to allow a row of coniferous trees to be
planted along 154 Street. Because the East Newton Business Park lands are higher than the
surrounding agricultural lands, the park is very visible from the east. With the planting of
larger coniferous trees on the east side of the building, the visual impact of the industrial
buildings should be minimized.

Building Design

e The proposed building will cover approximately 31% of the site and have an FAR of 0.48. The
proposed density is below the maximum o.75 FAR permitted by the CD Zone (By-Law No.

17404).

e The building is proposed to be of concrete tilt-up construction with significant decorative
elements.

e The mosque portion of the building, which will be oriented at an angle to the rest of the
building, will include several tall frosted glass windows with a lattice pattern along the north
and east sides. A decorative cornice is proposed on the northeast corner of the building.
Black polished marble will be used as an accent material behind the water feature on the
north side of the mosque. The rooftop dome will be finished with glazed ceramic tiles.

e The minaret will be constructed of concrete with extensive glazing using the same decorative
lattice pattern as the mosque windows.

e The larger educational portion of the building will include concrete panels stamped with a
decorative pattern and green tinted windows.

TREES

e Meredith Mitchell, ISA Certified Arborist of M2 Landscape Architecture prepared an Arborist
Assessment for the subject property. The table below provides a summary of the tree
retention and removal by tree species:
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Table 1: Summary of Tree Preservation by Tree Species:

Cottonwood Trees)

Tree Species Existing Remove Retain
Alder and Cottonwood Trees

alder and cottonwood o) o) 0

Deciduous Trees

(excluding Alder and Cottonwood Trees)

crabapple 3 3 0

Coniferous Trees
coniferous frees 0 0 0

Total (excluding Alder and

3 3 o

Total Replacement Trees Proposed

(excluding Boulevard Street Trees) 28
Total Retained and Replacement 58
Trees

Contribution to the Green City Fund $0

The Arborist Assessment states that there are a total of 3 protected trees on the site. All are
crabapple trees and not good candidates for retention, therefore no trees will be retained as
part of this development proposal.

The applicant will be required to plant trees on a 2 to 1 replacement ratio. This will require a
total of 6 replacement trees on the site. The applicant is proposing to plant 28 trees as part of

the development.

The new trees on the site will consist of a variety of trees including cypress, dogwood,

sweetgum, and Chinese windmill palm.

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
April 27, 2017. The table below summarizes the applicable development features of the proposal

based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.

Sustainability
Criteria

Sustainable Development Features Summary

1.

Site Context &

e The site is located within the East Newton Business Park

Location Neighbourhood Concept Plan area and is consistent with the plan.

(A1-A2)
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Sustainability Sustainable Development Features Summary
Criteria
2. Density & Diversity | ¢ N/a
(B1-B7)
3. Ecology & ¢ The development proposes a bio-filtration trench to accommodate
Stewardship the site drainage.
(C1-Cy) e Permeable pavers are proposed in certain locations within the
parking lot.

e The applicant proposes to plant 28 trees, which surpasses the 6
replacement trees required by By-law.

4. Sustainable e N/a
Transport &
Mobility
(D1-D2)
5. Accessibility & e The site design considers CPTED principles.
Safety ¢ The proposal includes daycare space with play areas as well as areas
(E1-E3) for community gathering.
6. Green Certification | ¢ N/a
(F1)
7. Education & e The site has been designed by the architect in association with the Al
Awareness Kawthar Islamic Association, which owns the property and will
(G1-G4) operate the education centre and mosque in perpetuity.
ADVISORY DESIGN PANEL

e A referral to the Advisory Design Panel (ADP) was not required but the design was reviewed
by City staff and found to be satisfactory.

BY-LAW VARIANCE AND JUSTIFICATION

(@) Requested Variance:

¢ Reduce the south side yard setback of CD By-law No. 17404 from 3.6 metres (12 feet) to
zero.

Applicant's Reasons:

e The recently-constructed cold-storage warehouse on the property to the south
(Development Application No. 7914-0184-00) was granted a Development Variance
Permit to be constructed with zero setback to the shared property line. The proposed
setback reduction on the subject site allows for the two buildings to be located side-
by-side for a more attractive street presence.

Staff Comments:
e If the building were to be constructed with a 3.6 metre (12 foot) setback as required by

the By-law, the resulting space in between the two buildings would be unattractive
and undesirable from a CPTED perspective.
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(b) Requested Variance:

e Reduce the rear (west) yard setback of CD By-law No. 17404 from 7.5 metres (25 feet)
to 7.3 metres (24 feet).

Applicant’s reasons:

e The adjacent cold-storage warehouse is set back 3.6 metres (12 feet) from the west
property line so even with the slightly reduced setback on the subject site, the rear
yard remains wider than the yard on the neighbouring lot.

Staff Comments:

e The impact of the variance on the rear yard will be minimal.

e The proposed variance is in keeping with the neighbourhood context, with the
building to the south being set back 3.6 metres (12 feet) from the western property
line.

e The applicant proposes an attractive plaza on the front (east side) of the building, with
decorative paving, planting, and water features. This enhanced pedestrian area
provides additional justification for the small setback relaxation at the rear of the site.

(c) Requested Variance:

e Reduce the minimum parking required under the Zoning By-law from 77 spaces to 74
spaces.

Applicant’s Reasons:

e The application was submitted in September 2015, which was prior to changes being
made to the parking requirements in the Zoning By-law. These changes were
approved by Council on May 30, 2016.

e The Zoning By-law change that affected the subject site was the amendment to the
parking rate for office uses. Previously, ground-floor offices were calculated at 3.0
spaces per 100 square metres (1,075 square feet) and upper-floor offices at 2.0 spaces
per 100 square metres (1,075 square feet). Since May 30, 2016, a rate of 2.5 spaces per
100 square metres (1,075 square feet) applies to all office space.

e Significant design work was completed on the site before the parking updates were
implemented. The proposed 74 parking spaces would comply with the requirements
that were in place at the time that the application was submitted.
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Staff Comments:

e When the application was originally submitted it included a more substantial
proposed parking variance, which staff did not support. Over subsequent months staff
and the applicant worked together to reduce the required parking relaxation.

e Inresponse to comments from staff, the applicant has reduced the size of the building
from what was originally proposed so that now 74 of the required 77 parking stalls can
be accommodated on-site.

e Staff support a variance to reduce the required parking by three stalls on the basis that
shared trips are expected between the proposed child care and the other uses on the
site.

e The Zoning By-law requires that for childcare centres one parking stall must be
provided for each staff member plus an equal number of stalls for pick-up and drop-
off. The applicant has indicated that four staff will be required for the childcare
centre, which means that eight parking stalls are needed (four for staff and four for
pick-up/drop-off).

e Because in this case a portion of the child care users are also expected to be users of
the education centre and mosque, it is reasonable for the applicant to provide only one
stall for pick-up and drop-off purposes.

Requested Variance:

¢ Eliminate the requirement for an earth berm within the 3.0 metres (9.8 feet) of
required landscaping adjacent to 154 Street.

Applicant’s reasons:

e The development to the south, as well as other recent developments in the East
Newton Business Park, have eliminated the required berm. The applicant proposes to
landscape the required 3.0 metre (9.8 foot) landscaped frontage with a row of
coniferous trees and other plantings to be consistent with several neighbouring
properties.

Staff Comments:

e Including a berm within the landscaped frontage restricts the types of planting that
can be included in this area because drainage requirements must also be considered.

o Staff believe that planting a row of coniferous trees in this area is important due to the
visibility of the business park from the agricultural lands to the east. The berm does
not provide any additional benefit in this regard.

e Because several surrounding properties have eliminated the berm, it is appropriate for
the berm to also be eliminated here.
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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. Site Plan, Building Elevations, Landscape Plans and Perspective
Appendix III. Summary of Tree Survey and Tree Preservation

Appendix IV. Development Variance Permit No. 7915-0339-00

INFORMATION AVAILABLE ON FILE

e Complete Set of Architectural and Landscape Plans prepared by Stanley Paulus Architect Inc.
and M2 Landscape Architecture, respectively, dated May 3, 2017.

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

MJ/da
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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: Stanley Paulus
Stanley Paulus Architect Inc.
Address: 2751 - Cultus Avenue

Coquitlam, BC V3C 5A2

Properties involved in the Application

(a)

(b)

Civic Address: 6655 - 154 Street

Civic Address: 6655 - 154 Street
Owner: Al-Kawthar Foundation
PID: 028-737-946

Lot g Section 14 Township 2 New Westminster District Plan BCP49715

Summary of Actions for City Clerk's Office

(a)

Proceed with Public Notification for Development Variance Permit No. 7915-0339-00 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 approval
of the associated Development Permit.



DEVELOPMENT DATA SHEET

Existing Zoning: CD (By-law No. 17404)

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres) 4,046
Gross Total
Road Widening area n/a
Undevelopable area n/a
Net Total 4,046

LOT COVERAGE (in % of net lot area)

Buildings & Structures 60 31
Paved & Hard Surfaced Areas 55.8
Total Site Coverage 86.8

SETBACKS ( in metres)

Front 7.5 25
Rear 7.5 7.3
Side #1 (North) 7.5 18
Side #2 (South) 3.6 o

BUILDING HEIGHT (in metres/storeys)

Principal 12 10.3

Accessory n/a n/a

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed

Two Bedroom

Three Bedroom +

Total n/a n/a

FLOOR AREA: Residential

FLOOR AREA: Commercial

Retail

Office

Total

FLOOR AREA: Industrial

FLOOR AREA: Institutional 1,951

TOTAL BUILDING FLOOR AREA 3,034 1,951

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



Development Data Sheet cont'd

Required Development Data Minimum Required / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net)
FAR (gross) 0.75 0.48
FAR (net)
AMENITY SPACE (area in square metres) n/a n/a
Indoor
Outdoor
PARKING (number of stalls)
Commercial
Industrial
Residential Bachelor + 1 Bedroom
2-Bed
3-Bed
Residential Visitors
Institutional 77 74
Total Number of Parking Spaces 77 74
Number of accessible stalls 1 1
Number of small cars 26 26
Tandem Parking Spaces: Number / % of n/a n/a
Total Number of Units
Size of Tandem Parking Spaces n/a n/a
width/length
Heritage Site | NO Tree Survey/Assessment Provided | YES
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Tree Preservation Summary

15 075
6655 154 St, Surrey
Meredith Mitchell

Surrey Project No:
Address:
Registered Arborist:

Appendix III

On-Site Trees

Number of Trees

Protected Trees Identified

(on-site and shared trees, including trees within boulevards and proposed streets 3
and lanes, but excluding trees in proposed open space or riparian areas)
Protected Trees to be Removed 3
Protected Trees to be Retained 0
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
0 X one(l) =0
(1 .
- All other Trees Requiring 2 to 1 Replacement Ratio
3 X two(2) =6
Replacement Trees Proposed 28

Replacement Trees in Deficit

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

Off-Site Trees Number of Trees
Protected Off-Site Trees to be Removed 1
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
1 X one(l) =1
1
- All other Trees Requiring 2 to 1 Replacement Ratio
0 X two(2) =0
Replacement Trees Proposed n/a
Replacement Trees in Deficit n/a

Summary, report and plan prepared and submitted by:

Meredith Mitchell, ISA #6089A 11-Apr-17

(Signature of Arborist) Date

\\192.168.0.2\public\USB_DRIVE2\K drive\PROJECTS\15\15-075\15075-03arb\15075-03 Tree Preservation Summary
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Appendix [V
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7915-0339-00
Issued To: AL-KAWTHAR FOUNDATION
(the "Owner")
Address of Owner: 15910 - Fraser Hwy, Unit 388

Surrey, BC V4N 0Xg

L This development variance permit is issued subject to compliance by the Owner with all
statutes, by-laws, orders, regulations or agreements, except as specifically varied by this
development variance permit.

2. This development variance permit applies to that real property including land with or
without improvements located within the City of Surrey, with the legal description and
civic address as follows:

Parcel Identifier: 028-737-946
Lot g Section 14 Township 2 New Westminster District Plan BCP49715

6655 - 154 Street

(the "Land")

3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(a) Part 5 Off-Street Parking and Loading/Unloading Section C Table C.1is varied for
Child Care Centre use to require 1 parking space for drop-off.

4. Surrey Zoning By-law, 1993, No. 12000, Amendment By-law, 2011, No. 17404, as amended, is
varied as follows:

(@) Section F. Yards and Setbacks is varied to reduce the minimum side (south) yard
setback for a principal building from 3.6 metres [12 ft.] to 0.0 m [o ft.];

(b) Section F. Yards and Setbacks is varied to reduce the minimum rear yard setback
for a principal building from 7.5 metres [25 ft.] to 7.3 metres [24 ft.]; and

(c) Section I. Landscaping Sub-section 2 is varied to eliminate the requirement for a
0.7 m [2 ft.] high berm located within the 3 metre [10 ft.] wide landscape buffer
along 154 Street.



The landscaping and the siting of buildings and structures shall be in accordance with the
drawing numbered 7915-0339-00 (A) (the "Drawing") which is attached hereto and forms
part of this development variance permit.

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

This development variance permit shall lapse if the Owner does not substantially start any
construction with respect to which this development variance permit is issued, within two
(2) years after the date this development variance permit is issued.

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

This development variance permit is not a building permit.

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF ,20 .
ISSUED THIS DAY OF ,20 .

Mayor - Linda Hepner

City Clerk - Jane Sullivan
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