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RECOMMENDATION SUMMARY

e By-law Introduction and set date for Public Hearing for Rezoning.
e Approval to reduce indoor amenity space.
e Approval to draft Development Permit for Form and Character.

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the West Clayton Neighbourhood Concept Plan (NCP) from
"Urban Residential (10+4 UPA bonus)" to "Townhouse Residential (22+5 UPA bonus)".

e Setback requirements of the RM-30 Zone are proposed to be reduced along all four lot lines.

RATIONALE OF RECOMMENDATION

e The proposed amendment to the West Clayton Neighbourhood Concept Plan (NCP) to
redesignate the subject site from "Urban Residential (10+4 UPA bonus)" to "Townhouse
Residential (22+5 UPA bonus)" will accommodate 95 townhouse units at a net density of 27
UPA. The subject site is within 8oo metres of a future rapid transit station at 184 Street and
Fraser Highway, which supports the Official Community Plan (OCP) goal of concentrating
higher density residential development within the vicinity of planned future rapid transit on
Fraser Highway. The site is also across the street (184 Street) from the Salish Secondary
School.

e The proposed density and building form are appropriate for this part of West Clayton.

e The proposed reduced setbacks achieve a more urban, pedestrian streetscape along road
frontages.

e The proposed townhouse built form accommodates opportunities for additional tree
retention within outdoor amenity areas.
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RECOMMENDATION

The Planning & Development Department recommends that:

L A By-law be introduced to rezone the subject site from "One-Acre Residential Zone (RA)"
to "Multiple Residential 30 Zone (RM-30)" and a date be set for Public Hearing.

2. Council approve the applicant's request to reduce the amount of required indoor amenity
space from 285 square metres (3,068 square feet) to 192 square metres (2,067 square feet).

3. Council authorize staff to draft Development Permit No. 7916-0363-00 generally in
accordance with the attached drawings (Appendix II).

4. Council approve Development Variance Permit No. 7916-0363-00 (Appendix VII) varying
the following, to proceed to Public Notification:

@) to reduce the minimum north, south, east and west yard setbacks of the RM-30
Zone from 7.5 metres (25 ft.) to 4.3 metres (14 ft.) to the building face; and

(b) to reduce the minimum south and east yard setback of the RM-30 Zone from
7.5 metres (25 ft.) to 3.6 metres (12 ft.) to the southeast corner of Building 15 only.

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

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

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

(f) demolition of existing buildings and structures to the satisfaction of the Planning
and Development Department;

(g) submission of an acoustical report for the units adjacent to 184 Street and
registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures;

(h) registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of Parks, Recreation and
Culture;
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(i) the applicant satisfy the deficiency in tree replacement on the site, to the
satisfaction of the Planning and Development Department;
) the applicant adequately address the impact of reduced indoor amenity space;

(k) the applicant adequately address the impact of the absence of programmable
outdoor amenity area; and

(1) registration of a Section 219 Restrictive Covenant to require energy efficiency
features in accordance with the energy efficiency density bonus provisions in the
West Clayton NCP, to the satisfaction of the Planning and Development

Department.

6. Council pass a resolution to amend the West Clayton Neighbourhood Concept Plan (NCP)
to redesignate the land from "Urban Residential (10+4 UPA bonus)" to "Townhouse
Residential (22+5 UPA bonus)" and eliminate the on-site lane network when the project is
considered for final adoption.

REFERRALS

Engineering:

School District:

Surrey Fire Department:

Parks, Recreation & Culture

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:

24 Elementary students at Clayton Elementary School
12 Secondary students at Salish Secondary School

(Appendix IV)

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by 2020.

The Fire Department has no concerns.

Parks has some concerns regarding functional programmable space
due to outdoor space accommodating tree retention and passive
space. Although not a requirement of the Zoning Bylaw, the
applicant has volunteered a cash contribution of $50,000 toward
park upgrades for the future Neighbourhood Park to the west of the
subject site in order to address these concerns.
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SITE CHARACTERISTICS

Existing Land Use:

Residential acreage parcels with existing houses to be demolished.

Adjacent Area:

Direction Existing Use NCP Designation | Existing Zone

North: Single family Urban Residential | RA
dwellings on 1-acre | (10+4 UPA Bonus)
lots. in NCP

East (Across 184 Street): Salish Secondary School in NCP RA
School

South (Across 73 Avenue): Single family Urban/Townhouse | RA
dwellings on 1-acre | Flex in NCP
lots.

West: Single family Proposed Park in RA

dwelling on 1-acre
lot.

NCP

DEVELOPMENT CONSIDERATIONS

Background & Context

e The 1.77-hectare (4.38-acre) subject site is comprised of four lots which are located at 73
Avenue and 184 Street in West Clayton. The subject site is designated Urban in the Official
Community Plan (OCP) and is currently zoned "One-Acre Residential Zone (RA)".

e On July 27, 2015, the West Clayton Neighbourhood Concept Plan (NCP) was approved by
Council (Corporate Report No. R168;2015). The subject site is designated "Urban Residential
(10+4 UPA Bonus)" in the West Clayton NCP.

Current Proposal

e The proposal includes an NCP amendment to redesignate the site from "Urban Residential

(10+4 UPA Bonus)" to "Townhouse Residential (22+5 UPA bonus)", rezoning from "One-Acre
Residential Zone (RA)" to "Multiple Residential 30 Zone (RM-30)" and a Development Permit
for Form and Character to permit the development of 95 townhouse units.

The net density for the proposed development is 66 units per hectare (27 units per acre) with
a floor area ratio (FAR) of 1.00, which meet the maximum unit density of 75 units per hectare
(30 units per acre) and the maximum FAR of 1.00 permitted in the RM-30 Zone.

The applicant also proposes a Development Variance Permit (DVP) to reduce the minimum
building setbacks along all lot lines (see By-law Variances section).
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Sensitive Ecosystems (Streamside Area) Development Permit Requirement

In July 2014, Council endorsed the Biodiversity Conservation Strategy (BCS). The BCS included
implementation measures to protect Surrey’s streamside areas, natural habitats and sensitive
ecosystems. The document identifies the use of a Development Permit Area (DPA) as an
effective means to protect Surrey’s natural environmental assets.

On September 12, 2016, Council approved amendments to the Official Community Plan (OCP)
and Zoning By-law No. 12000 to implement a Sensitive Ecosystem DPA and Streamside
Protection Measures, collectively known as Surrey’s Ecosystem Protection Measures. These
measures support the protection of the natural environment, including riparian areas. These
changes were detailed in Corporate Report No. R188, which was approved by Council on

July 25, 2016.

The OCP is used to identify the specific types of ecosystems that are intended to be protected
including Class A, A/O or B streams. The Zoning By-law (Part 7A Streamside Protection) is
used to identify the specific protection areas that are required to be established for Streamside
Setback Areas.

The existence of the Class B ditch to the east of the site, across 184 Street, means the subject
site is located within the Sensitive Ecosystem DPA.

The applicant has demonstrated that the streamside setback area does not encroach onto the
subject site and is entirely within the road right-of-way for 184 Street. Therefore, a Sensitive
Ecosystem Development Permit is not required.

Road Dedication Requirements

The applicant will be required to dedicate 2.8 metres (g ft.) for the completion of the west side
of 184 Street to the Arterial Standard.

A 20-metre (66-ft.) wide east/west road right-of-way for the proposed 73A Avenue and a
20-metre (66-ft.) north/south road right-of-way for the proposed 183 Street are shown on the
West Clayton NCP. These roads are to be constructed on the north and west property lines of
the subject site. The development application must provide 11.5 metres (38 ft.) of these road
right-of-ways in order to secure the half-road standards in the interim.

The West Clayton NCP also shows east/west and north/south lanes on the subject site in
order to facilitate the single family designation in the NCP. The applicant is proposing to
eliminate the lane requirements since townhouses are proposed.

JUSTIFICATION FOR NCP AMENDMENT

The subject site is located within the West Clayton Neighbourhood Concept Plan (NCP) area
and is designated "Urban Residential (10+4 UPA Bonus)". The proposed amendment to the
West Clayton NCP is to redesignate the site to "Townhouse Residential (22+5 UPA bonus)"
(Appendix VI).
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e The applicant is seeking an increase in density under the West Clayton NCP. The proposal is
deemed to have merits for the following reasons:

(0]

(0}

The adjacent site to the south of the subject property is designated
"Urban/Townhouse Flex" in the West Clayton NCP, which allows for either a mix of
small lot single family detached residential units on urban lots at a maximum density
of 14 units per acre or for ground-oriented townhouse units at a maximum density of
27 units per acre. There is an existing Development Application (No. 7916-0010-00) at
Third Reading on this block, which is proposing a mix of RF and RF-13 lots at a net
density of 8 units per acre. The proposed increase in density under the subject
application is offset by the lower density flex option as proposed under Development
Application No. 7916-0010-00;

The proposal will not create interface issues with the adjacent properties. The site to
the west is designated as a future park in the West Clayton NCP, the site to the east is
Salish Secondary School, and the properties to the north are designated for urban
residential lots;

The proposed amendment will result in an increase to population and student yield,
however these increases are partially offset by the reduction to the population and
student yield resulting from Development Application 7916-0010-00; and

The proposed development is located within 8oo metres (2,625 ft.) of a proposed
future rapid transits station along Fraser Highway and supports the OCP vision to
provide higher densities within walking distance of transit service. The site is also
across the street (184 Street) of a secondary school.

The townhouse form allows for greater tree retention within outdoor amenity spaces.

The proposed density is not considered to be precedent setting. Future development

proposals requesting a higher density than that prescribed in the West Clayton NCP will be
considered on a case-by-case basis, and evaluated carefully on the basis of their consistency
with the vision and guiding principles of the West Clayton NCP.

PRE-NOTIFICATION

Pre-notification letters were sent on November 9, 2017, and the Development Proposal Signs were
installed on May 23, 2018. Staff received 5 responses from neighbouring residents including from
the Cloverdale Community Association (staff comments in italics):

The Cloverdale Community Association (CCA) submitted a letter dated February 4, 2018. The

CCA has requested that staff ensure that all roads in the neighbourhood are able to
accommodate sidewalks, trees and boulevards, and parking on both sides. The CCA has also
requested that all proposed units have double car side-by-side garages.

(184 Street is classified as an arterial road and will not provide on-street parking. All other
roads will ultimately provide on-street parking on both sides of the road. Treed boulevards
and sidewalks are typical for most new streets in Surrey, and will be provided along all
streets fronting the proposed development.
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All proposed units have side-by-side double car garages. No tandem garages are proposed.)

e The increase in density should not be supported since it will bring traffic and parking
problems to the neighbourhood.

(The proposed number of parking spaces on the subject site meets the minimum parking
requirements as per the Zoning By-law. The proposed development is not expected to
generate a significant impact on traffic flows in the area above that originally forecasted in
the NCP.)

e The increase in density should not be supported since it will lead to over-crowding at the local
schools.

(The school catchment area for the subject site is Clayton Elementary School and Salish
Secondary School. According to the Surrey School District (see Appendix IV), Clayton
Elementary is currently operating above capacity and Salish Secondary School is scheduled
to open in September 2018.

To meet the increasing demand for student enrollment space in this area, the District is
currently in design and construction for two new elementary schools which are targeted to
open in September 202o0.

As part of the District’s 2018/19 Capital Plan submission to the Ministry of Education, the
District is requesting a site expansion with a 445 capacity addition to the existing Clayton

Elementary targeted to open September 2024.)

e One respondent requested to see the proposed layout but did not have any comments.

(Staff provided the proposed layout.)

e One respondent expressed concern that they did not receive the pre-notification letter for the
subject proposal.

(Staff advised that pre-notification letters are mailed out to property owners within 100
metres of the subject site and that their property falls outside of the 100-metre area.)

DESIGN PROPOSAL

e The proposed 95-unit townhouse project consists of sixteen (16), three-storey buildings with
garages accessed internally at grade.

e The townhouse units range in size from 138 square metres (1,482 sq.ft.) to 155 square metres
(1,670 sq.ft.) and are comprised entirely of 3-bedroom units.

e Each of the 95 townhouse units will contain an attached double car, side-by-side garage. No
tandem garage units are proposed.

e The proposed building materials include horizontal hardie-plank siding and hardie panel
siding in light grey and green.
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e Each unit will have a small rear private patio and front yard space.

¢ A pad-mounted transformer (PMT) box is proposed to be located adjacent to visitor parking
and open space. The PMT will be screened by landscaping.

Vehicle Access and Parking

e Two vehicle accesses to the subject site are via 73 Avenue to the south and the future
73A Avenue to the north. No direct vehicle access is permitted to 184 Street.

e The proposed townhouse development includes a total of 209 parking spaces, consisting of
190 resident parking spaces in 95 double car, side-by-side garages, as well as 19 visitor parking
spaces, which comply with the parking requirements of the Surrey Zoning By-law. All visitor
parking spaces will be delineated by decorative permeable pavers.

Indoor Amenity Space

e The proposed 2-level indoor amenity space is located between Building 1 and Building 16. The
space incorporates washrooms and a kitchen and can be programmed in a variety of ways to
meet the needs of the residents. The second level also incorporates two (2) guest suites.

e Based upon the standard Zoning By-law requirements of 3.0 square metres/32 sq. ft. per
dwelling unit for indoor amenity space, the proposed development requires 285 square metres
(3,068 square feet) of indoor amenity space. The amount of indoor amenity space proposed is
192 square metres (2,067 sq.ft.), resulting in a shortfall of 93 square metres (1,001 sq. ft.). The
applicant contends that the proposed indoor amenity space is functional and programmable
and has agreed to provide cash-in-lieu compensation to mitigate the reduction of indoor
amenity space in accordance with Council policy.

Outdoor Amenity Space

e There are two separate outdoor amenity spaces in the development. One amenity space
provides 162 square meters (1,744 sq. ft.) adjacent to the indoor amenity building. The other
provides 156 square metres (1,674 sq. ft.) adjacent to the site entry on 73 Avenue.

e Based upon the standard Zoning By-law requirements of 3.0 square metres/32 sq. ft. per
dwelling unit for outdoor amenity space, the proposed development requires 285 square
metres (3,068 square feet) of outdoor amenity space. The proposed 371 square metres
(3,994 sq. ft.) of outdoor amenity space exceeds the By-law requirement.

e The outdoor amenity area contains six trees proposed for retention. There is minimal space
within the tree protection zones to install programmable outdoor amenity features. The space
will, therefore, be primarily passive. Although not a requirement of the Zoning By-law No.
12000, in order to compensate for the lack of programmable outdoor amenity area, the
applicant has volunteered a contribution of $50,000.00 towards local park improvements. This
contribution will be a condition of final adoption.
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TREES

e Kristian Short, ISA Certified Arborist of Diamond Head Consulting Ltd. prepared an Arborist
Assessment for the subject property. The table below provides a summary of the tree

retention and removal by tree species:

Table 1: Summary of Tree Preservation by Tree S

pecies:

Tree Species

Existing

Remove

Retain

Deciduous Trees

(excluding Alder and Cottonwood Trees)

Apple

4

Beaked Hazelnut

Bitter Cherry

Black Locust

Black Walnut

Cherry sp.

Chestnut

English Oak

European Beech

Horsechestnut

Lombardy Poplar

Mountain Ash

Norway Maple

Pin Oak

Plum

Portuguese Laurel

Purple Plum

Red Maple

Silver Maple

Sycamore Maple

Trembling Aspen

Weeping Willow

Western Catalpa

== (N == NN =R RN = NN = NN == W

== (NN N == = NI == =[O [ =W

o|0o|O|C|C|C|O|O|OOW|O|O|O |+ |F[OC|=|O|O|O|C|O

Coniferous Trees

Cottonwood Trees)

Atlas Cedar 1 o 1
Black Pine 1 1 o
Dawn redwood 1 1 o
Deodar Cedar 1 1 o)
Douglas-fir 3 3 o
Norway Spruce 1 1 o
Sitka Spruce 1 1 0
Shorepine 2 2 0
Western redcedar 18 18 o

Total (excluding Alder and 3
4 77 7

Total Replacement Trees Proposed
(excluding Boulevard Street Trees)

70
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Total Retained and Replacement

Trees 77

Contribution to the Green City Fund $33,600

o The Arborist Assessment states that there are a total of 84 mature trees on the site. There are
no Alder and Cottonwood trees on the site. It was determined that seven (7) trees can be
retained as part of this development proposal. The proposed tree retention was assessed
taking into consideration the location of services, building footprints, road dedication and
proposed lot grading.

e Tree 56-998 is proposed to be retained in coordination with the future upgrades for 184 Street.
Walkways and services will need to be located outside of the critical root zone of the retained
tree.

e For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other
trees. This will require a total of 154 replacement trees on the site. The applicant is proposing
70 replacement trees on site and the deficit of 84 replacement trees will require a cash-in-lieu
payment of $33,600, representing $400 per tree, to the Green City Fund, in accordance with
the City’s Tree Protection By-law.

e In addition to the replacement trees, boulevard street trees will be planted on all street
frontages. This will be determined by the Engineering Department during the servicing

design review process.

e In summary, a total of 77 trees are proposed to be retained or replaced on the site with a
contribution of $33,600 to the Green City Fund.

Landscaping

e The landscape plan shows a total of 70 trees to be planted throughout the subject site
including Lilac, Red Flowering Dogwood and Paperback Maple.

e A significant number of shrubs and ground cover species are proposed throughout the subject
site, including azaleas, boxwood, hydrangea, laurel, fern and hostas.

SUSTAINABLE DEVELOPMENT CHECKLIST

The applicant prepared and submitted a sustainable development checklist for the subject site on
July 28, 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 Sustainable Development Features Summary
Criteria
1. Site Context & e The site is located within the West Clayton Neighbourhood Concept
Location Plan (NCP) area.
(A1-A2) e The applicant is proposing an NCP amendment to increase the
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permitted density up to 27 UPA.
2. Density & Diversity | e The proposed development will increase the density in the area and
(B1-By) promote a more urban, pedestrian-friendly streetscape.
e The project will diversify the housing stock and provide additional
options for future home buyers in this area.
3. Ecology & e Seventy (70) replacement trees will be planted in addition to a variety
Stewardship of shrubs.
(G-C4)
4. Sustainable e The site intensification is within 80o metres of a future rapid transit
Transport & station on Fraser Highway.
Mobility
(D1-D2)
5. Accessibility & ¢ Reduced setbacks and unit orientation encourage "eyes on the street".
Safety
(E1-E3)
6. Green Certification | ¢ No green rating or certification is proposed.
(F)
7. Education & ¢ A Development Proposal Sign was installed and pre-notification
Awareness letters were sent.
(G1-Gy)

BY-LAW VARIANCES AND JUSTIFICATION

(a)

Requested Variances:

e To reduce the minimum north, south, east and west yard setbacks of the RM-30 Zone
from 7.5 metres (25 ft.) to 4.3 metres (14 ft.) to the building face; and

e To reduce the south and east yard setbacks of the RM-30 Zone from 7.5 metres (25 ft.)
to 3.6 metres (12 ft.) to the southeast corner of Building 15.

Applicant's Reasons:

e The proposed building setback reductions along the streets will provide more
interaction between the public and private realms.

e The proposed setback relaxations along the streets will also provide more "eyes and
ears on the street", which is a good urban form from a Crime Prevention Through
Environmental Design (CPTED) perspective.

Staff Comments:

e The RM-30 Zone requires that buildings and structures be sited a minimum of
7.5 metres (25 ft.) from all property lines. The applicant is proposing reduced setbacks
along all lot lines.

e The reduced setbacks along all lot lines for the front yards of the proposed townhouse
units will create an appropriate urban, pedestrian-friendly streetscape along the

streets.
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e Staff support the requested variances.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix 1. Lot Owners and Action Summary (Confidential) and Project Data Sheets
Appendix II. 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. NCP Redesignation Map

Appendix VII. Development Variance Permit No. 7916-0363-00

INFORMATION AVAILABLE ON FILE

o Complete Set of Architectural Plans prepared by Barnett Dembek Architects Inc., dated June
21, 2018.

o Complete Set of Landscape Plans prepared by C. Kavolinas & Associates Inc., dated

May 29, 2018.

original signed by Ron Gill

Jean Lamontagne
General Manager
Planning and Development

LM/da
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APPENDIX I
DEVELOPMENT DATA SHEET

Proposed Zoning: RM-30

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total 1.77 hectares
Road Widening area 0.34 hectare
Undevelopable area
Net Total 1.43 hectares

LOT COVERAGE (in % of net lot area)

Buildings & Structures 45% 45%
Paved & Hard Surfaced Areas 28%
Total Site Coverage 73%

SETBACKS ( in metres)

North 7.5 metres 4.5 metres to the
building face
East 7.5 metres 4.5 metres to the
building face
South 7.5 metres 4.5 metres to the
building face
West 7.5 metres 4.5 metres to the
building face

BUILDING HEIGHT (in metres/storeys)

Principal 13 metres 13 metres

Accessory 11 metres

NUMBER OF RESIDENTIAL UNITS

Three Bedroom + 95
Total 95
FLOOR AREA: Residential 14,233 sq.m.

FLOOR AREA: Commercial

Retail
Office
Total N/A
FLOOR AREA: Industrial N/A
FLOOR AREA: Institutional N/A
TOTAL BUILDING FLOOR AREA 14,233 sq.m.

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



Development Data Sheet cont'd

Required Development Data

Minimum Required /
Maximum Allowed

Proposed

DENSITY

# of units/ha /# units/acre (gross)

# of units/ha /# units/acre (net)

5 UPH (30 UPA)

66 UPH (27 UPA)

FAR (gross)
FAR (net) 1.00 1.00
AMENITY SPACE (area in square metres)
Indoor 285 sq.m. 192 sq.m.
Outdoor 285 sq.m. 371 sq.m.
PARKING (number of stalls)

Commercial N/A

Industrial N/A

Residential Bachelor + 1 Bedroom N/A
2-Bed N/A
3-Bed 190 190

Residential Visitors 19 19

Institutional N/A

Total Number of Parking Spaces 209 209

Number of accessible stalls N/A

Number of small cars N/A

Tandem Parking Spaces: Number / % of N/A

Total Number of Units

Size of Tandem Parking Spaces N/A

width/length

Heritage Site | NO Tree Survey/Assessment Provided | YES
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