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RECOMMENDATION SUMMARY

e Approval to reduce indoor amenity space.
e Approval to draft Development Permit.

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e (D By-law No. 17464, as amended by By-law No. 18407 requires all residential parking to be
provided as underground parking or within the building envelope. The applicant is proposing
a variance to allow twelve (12) residential parking spaces to be located at grade in the surface
parking lot.

RATIONALE OF RECOMMENDATION

e On February 22, 2016, Council approved and issued Development Permit No. 7914-0260-00 to
allow the development of a 4-storey mixed-use building consisting of 86 dwelling units and
1,950 square metres (20,990 square feet) of ground floor commercial retail space on the
subject site.

e In response to challenges with leasing the ground floor commercial retail space, the applicant,
Townline Homes (Hawthorne Residences Inc.), is proposing to convert 1,018 square metres
(10,959 sq. ft.) of ground floor commercial space into eleven (11) live/work residential units
fronting 57A Avenue.

e Townline Homes intends to rent all 97 dwelling units, including the 11 proposed live/work
units.

e The addition of eleven (11) residential purpose-built rental units in Cloverdale will increase the
rental stock in the Cloverdale Town Centre and will provide an opportunity for a new
live/work unit type within the development.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council approve the applicant's request to further reduce the amount of required indoor
amenity space from 291 square metres (3,132 square feet) to 73 square metres (791 square
feet).

2. Council authorize staff to draft Development Permit No. 7916-0649-00 generally in

accordance with the attached drawings (Appendix II).

3. Council approve Development Variance Permit No. 7916-0649-00 (Appendix V) to vary
the Off-Street Parking requirements of CD By-law No. 17464, as amended by By-law
No. 18407 to allow twelve (12) residential parking spaces to be located at grade in the
surface parking lot, and to proceed to Public Notification.

4. Council instruct staff to resolve the following issues prior to 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) modification of the existing Section 219 Restrictive Covenant (CA5541365)
registered on title to reflect the proposed ninety-seven (97) rental dwelling units;

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

(d) the applicant adequately address the impact of reduced indoor amenity space.
REFERRALS
Engineering: The Engineering Department has no further comment. The site was

fully serviced under File No. 7910-0101-00.
School District: Projected number of students from this development:

6 Elementary students at Martha Currie School
3 Secondary students at Lord Tweedsmuir School

(Appendix IV)
The applicant has advised that the dwelling units in this project are

expected to be constructed and ready for occupancy by November
2017.



Staff Report to Council Planning & Development Report

File:  7916-0649-00 Page 4
SITE CHARACTERISTICS
Existing Land Use: ~ The Bristol, 4-storey mixed-use apartment building under construction.
Adjacent Area:
Direction Existing Use TCP Designation Existing Zone
North (Across Vacant lot under Application | Residential/Commercial CD By-law No.
57A Avenue): No. 7916-0106-00, proposing | and Parks/Open Space 17464, as
rezoning to permit the amended by
development of 112 townhouse By-law No.
units (Third Reading). 18407
East: 17568 — 57A Avenue: Vacant Residential/Commercial | CD By-law
lot under Application No. No. 17464, as
7916-0106-00, proposing amended by
rezoning to permit the By-law No.
development of 112 townhouse 18407
units (Third Reading).
17567 — 57 Avenue: Existing
one-storey building
(Canadian Legion Branch
No. 6).
South (Across Industrial machine rental Medium Density IH and IL
57 Avenue): shop, card lock gas station Residential and
and Fire Hall No. 8. Institutional
West (Across Townhouses and Townhouses and RM-30 and RF
Highway No. 15 / single family homes. Medium Density
Cloverdale Residential
By-pass):

DEVELOPMENT CONSIDERATIONS

Background

e The 1.4-acre (5,844-square metre) subject site is located at 5738 - 175 Street in the Cloverdale
Town Centre. The site is designated Town Centre in the Official Community Plan (OCP) and
Residential/Commercial in the Cloverdale Town Centre Plan and is zoned "Comprehensive
Development Zone (CD)" (By-law No. 17464, as amended by By-law No. 18407).

e On February 22, 2016, Council approved an amendment to the existing CD By-law No. 17464
to adjust the allowable locations for the existing Legion within the site by regulating the
“neighbourhood pub” use and to adjust parking requirements. In addition, Council approved
and issued Development Permit No. 7914-0260-00 to allow the development of a 4-storey
mixed-use building consisting of 86 dwelling units and 1,950 square metres (20,990 square
feet) of ground floor commercial space.
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e The applicant has since begun construction of the approved project.

e The applicant indicated that to date there has been little interest from potential commercial
tenants in leasing ground floor commercial retail space at this location. To address this
concern, the applicant is proposing to convert 1,018 square metres (10,959 sq. ft.) of ground
floor commercial space into eleven (11) live/work residential units fronting 57A Avenue.

e A new Development Permit as well as a Development Variance Permit are requested to
accommodate this revised proposal.

Current Proposal

e The applicant is requesting a Development Permit to convert 1,018 square metres
(10,959 sq. ft.) of ground floor commercial space into eleven (11) live/work residential units
fronting 57A Avenue and to adjust the surface parking configuration and landscaping.

e The proposed amendment will allow the completion of the previously approved 4-storey
mixed-use building with 97 dwelling units (previously 86 dwelling units) and 957 square
metres (10,301 square feet) of ground floor commercial space (previously 1,950 square metres
(20,990 square feet).

e The floor area ratio (FAR) proposed for this development is 1.47, which complies with the
maximum 2.0 FAR permitted under CD By-law No. 17464, as amended by By-law No. 18407.

e In addition, a Development Variance Permit is requested. The applicant is proposing a
variance to allow twelve (12) residential parking spaces to be located at grade in the surface
parking lot (see By-law Variance section).

¢ Inaccordance with the City’s Public Art Policy No. R-21, the applicant was not required to
provide a monetary contribution towards public art due to the residential component being
rental. A Restrictive Covenant was placed on title to that effect, and referenced the 86
dwelling units. With 11 additional rental dwelling units proposed, the Restrictive Covenant
will be required to be modified accordingly.

DESIGN PROPOSAL AND REVIEW

e The approved mixed-use building will remain four storeys in height with street-oriented
commercial retail units on the ground floor fronting 57 Avenue and Highway No. 15. Eleven
(11) additional residential units are proposed to front 57A Avenue, instead of the previously
approved retail commercial space, resulting in a total of 97 dwelling units.

e The additional ground floor dwelling units range in size from 59 square metres (635 sq. ft.) to
132 square metres (1,416sq ft.) and are comprised of 5, 1-bedroom, 4, 2-bedroom units and 2, 3
bedroom units.

e The remaining commercial space is comprised of 7 commercial retail units (CRUs) for a total
of 957 square metres (10,301 sq. ft.) of commercial space and will be oriented outward toward
the public realm on 57 Avenue.
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e Vehicular access remains unchanged from the north-south driveway along the east property
line.

e The main pedestrian entrance to the residential portion of the building is also unchanged and
remains adjacent the internal driveway along the building’s eastern fagade.

e The exterior form and character of the 4-storey mixed-use building as approved under
Development Permit No. 7914-0260-00 remains unchanged despite the proposed conversion
of commercial space to residential dwelling units.

e The 2.7-metre (9-ft.) commercial style window wall will be maintained along the residential
portion to preserve the intended form and character and public realm experience.

e Each ground floor residential unit will have a separate individual entrance from the hard
surfaced area around the periphery of the site.

e The ground floor residential units have also been designed to accommodate a potential
live/work option with a small, den-style room at the front entry of each unit. This allows for a
room to be located along the commercial style window wall and facilitate eyes on the street.
The "living" portion of each residential unit is proposed to be raised up by 0.6 metre (2 ft.) and
accessed by two risers.

e The raised portion will be separated by a pony wall to provide visual separation from the
dwelling unit and the street-oriented room.

e The ground floor potential live/work option along 57A Avenue provides for an appropriate
transition to the future townhouse development proposed to the north (Application No. 7916-

106-00, currently at Third Reading).

Indoor and Outdoor Amenity Spaces

e Based on the current proposal for a total of 97 units, the applicant is required to provide
201 square metres (2,777 sq. ft.) of both indoor and outdoor amenity spaces. This is based on
the standard 3.0 square metres (32 sq. ft.) per dwelling unit being required for both indoor
and outdoor amenity spaces.

e The indoor amenity space approved by Council under Development Permit 7914-0260-00,
totals 73 square metres (791 sq. ft.), which is 218 square metres (1,938 sq. ft.) less than the 291
square metres (2,745 sq. ft.) required for 86 dwelling units.

e The indoor amenity space is located on the building’s second floor adjacent to the elevators
and provides access to the outdoor amenity space also located on the second level. This
indoor space has been identified as an exercise room with a washroom.

e However, in accordance with City Policy No. O-48, under the previous applications the
applicant provided a monetary contribution of $67,050 ($51,450 based on $1,050 per unit for 49
units, under File No. 7910-0101-00 and $15,600 based on $1,200 per unit for 13 units, under File
No. 7914-0260-00), to address the shortfall in the required indoor amenity space.
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e The current proposal will require the applicant to provide an additional monetary
contribution for the further shortfall in indoor amenity space of $20,550 (remaining
outstanding balance). The applicant has agreed to provide this monetary contribution in
accordance with the City policy, to address the shortfall in the required indoor amenity space.

e The outdoor amenity space approved under Development Permit No. 7914-0260-00 totals
60 square metres (646 sq. ft.), which is 231 square metres (2,486 sq. ft.) less than the 291
square metres (2,745 sq. ft.) required under the current proposal. The applicant previously
provided a monetary contribution of $39,600 (based on $600 per unit for 66 units) in
accordance with the City policy, to address the shortfall in the required outdoor amenity
space at that time.

e The outdoor amenity space approved under Development Permit No. 7914-0260-00 is located
directly adjacent the indoor amenity space on the second floor and is provided as an outdoor
patio area with bench seating and landscaping.

e Under the current proposal, additional outdoor amenity area has been provided along the
western portion of the site along Highway No. 15. An additional 74 square metres (797 sq. ft.)
of outdoor amenity space has been added by programming previously unprogrammed
outdoor space. The space includes a tree buffer that has been widened to allow for a double
row of trees and an outdoor seating area with benches and an aluminum trellis feature.

e The additional outdoor amenity space proposed, addresses the outdoor amenity space
requirement for the eleven (1) additional dwelling units proposed and as such no additional
cash-in-lieu is required.

Parking

e In accordance with the existing CD By-law No. 17464, as amended by By-law No. 18407, 69
residential parking spaces are required for all 1-bedroom and smaller units, 66 spaces for all
2-bedroom and larger units and 19 visitor parking spaces, for a total of 154 parking spaces for
the residential portion.

e The proposed development provides 123 residential parking spaces in the underground
parking structure and proposes that the remaining 12 residential parking spaces and 19 visitor
parking spaces be accommodated in the surface parking lot (see By-law Variance section).

e In accordance with the existing CD By-law No. 17464, as amended by By-law No. 18407, a
minimum of 37 parking spaces are required solely for the commercial portion.

e The surface parking lot can accommodate 39 parking spaces for the commercial portion, in
addition to the 12 residential and 19 visitor parking spaces.

¢ In order to meet the minimum parking requirements for the site, the applicant adjusted the
parking spaces on the east portion of the site from a 45 degree orientation to a 9o degree
orientation. This resulting in an additional 16 parking spaces from that originally approved
under Development Permit No. 7914-0260-00.

e A rough-in for a gate for added security has been added to the entrance of the courtyard
parking which now accommodates residential designated parking spaces.
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Landscaping

e In keeping with the original design concept, ground floor residential frontages will be hard
surfaced from the curb to the building face, which will foster a pleasant pedestrian experience
for this neighbourhood.

e To provide separation and to delineate the space between the ground floor residential units,
planters are proposed to extend from the building face toward the sidewalk.

e Three (3) ground floor units in the northwest corner of the building include a private outdoor
yard in the form of paved patios and lawn area. These private yards will be enclosed by a
1.2 metre (4-ft.) high black aluminum fence with private entry gate.

e Along the eastern property line, planting beds have been added to provide a buffer between

the internal drive aisle and the neighbouring Legion property to the east. The planting beds
will allow for a 1.2-metre (4 ft.) tall evergreen hedge as well as the planting of trees.

Signage

¢ In anticipation of potential live/work tenants, the applicant has designed a blade sign
prototype for ground floor residential units.

e The proposed blade sign prototype is 0.6 metre (2 ft.) high and 0.6 metres (2 ft.) wide, with an
approximate 2.6-metre (8.5-ft.) vertical clearance between the ground and the underside of

each proposed blade sign.

e The proposed sign area is less than the maximum permitted 3.0 square metres (32 sq. ft.)
under the Sign By-law.

e The projecting blade signs are proposed to be mounted to the building fagade.

PRE-NOTIFICATION

e According to Council policy, a Development Proposal Sign was installed on the site to inform
the public about the proposed development. Staff did not receive any comments on this
proposal.

e The applicant contacted the Coverdale Community Association, Cloverdale Business

Improvement Association (BIA) and Cloverdale Chamber of Commerce. No concerns were
raised.

BY-LAW VARIANCE AND JUSTIFICATION

@) Requested Variance:

e To vary the Off-Street Parking requirements of CD By-law No. 17464, as amended by
By-law No. 18407 to allow twelve (12) residential parking spaces to be located at grade
in the surface parking lot.
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Applicant's Reasons:

The eleven (1) proposed ground floor live/work units require sixteen (16) parking
spaces. Four (4) parking spaces can be accommodated in the underground parking
structure, while twelve (12) can be accommodated in the surface parking lot.

In order to meet the minimum parking requirements for the site, the applicant
adjusted the surface parking lot spaces on the eastern portion of the site from a
45-degree orientation to a 9o-degree orientation providing room for an additional 16
parking spaces from the originally approved Development Permit No. 7914-0260-00.

These parking spaces at grade will be more convenient for ground floor tenants as well
as their potential clients if the occupant was to utilize the live/work option.

Staff Comments:

All parking proposed outside the building envelope will be well screened from the
public realm with landscaping.

The surface parking lot parking spaces will be convenient for the ground floor
residential occupants as they will have direct access from their unit to the parking

spaces in the courtyard.

Staff support the variance as proposed.

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 and Landscape Plans
Appendix I1I. Engineering Summary

Appendix IV. School District Comments

Appendix V. Development Variance Permit No. 7916-0649-00

JLM/da

original signed by Judith Robertson

Jean Lamontagne
General Manager
Planning and Development



APPENDIX |

Information for City Clerk

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

1.

(a) Agent:

Name: Ross Moore
Hawthorne Residences Inc.
Address: 13575 Commerce Parkway, Unit 120

Richmond, BC V6V 211

Properties involved in the Application

(a)

(b)

Civic Address: 5738 - 175 Street

Civic Address: 5738 - 175 Street

Owner: Hawthorne Residences Inc.
PID: 029-294-932

Lot 1 Section 7 Township 8 New Westminster District Plan EPP24658

Summary of Actions for City Clerk's Office

(@)

Proceed with Public Notification for Development Variance Permit No. 7916-0649-00 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 approval of the
associated Development Permit No. 7916-0649-00.



DEVELOPMENT DATA SHEET

Existing Zoning: CD By-law No. 17464, as amended
by By-law No. 18407

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total 5,844.60 m*
Road Widening area
Undevelopable area
Net Total 5,844.60 m*

LOT COVERAGE (in % of net lot area)

Buildings & Structures

Paved & Hard Surfaced Areas

Total Site Coverage 80% 41%

SETBACKS ( in metres)

Front (N) 0.5 m 2.1m
Rear (S) om 2.0m
Side #1 (E) 7.5 m 23.40 m
Side #2 (W) om 6.5 m

BUILDING HEIGHT (in metres/storeys)

Principal 28 m 14.7 m

Accessory

NUMBER OF RESIDENTIAL UNITS

Bachelor

One Bed 53

Two Bedroom 42

Three Bedroom + 2

Total 97
FLOOR AREA: Residential 7,629.38 m*

FLOOR AREA: Commercial

Retail

Office

Total 957 m*

FLOOR AREA: Industrial

FLOOR AREA: Institutional

TOTAL BUILDING FLOOR AREA 8,586.38

* 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)
FAR (net) 2.0 1.47
AMENITY SPACE (area in square metres)
Indoor 201 m’ 73 m*
Outdoor 201 m’ 134 m*
PARKING (number of stalls)
Commercial 37 39
Industrial
Residential Bachelor + 1 Bedroom 69 69
2-Bed 63 63
3-Bed 3 3
Residential Visitors 19 19
Institutional
Total Number of Parking Spaces 191 193
Number of accessible stalls 2 4
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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PROJECTING SIGNAGE - OPTION A

Each tenant storefront at The Bristol must have one
double sided blade sign which is intended to be seen
by pedestrian traffic in and around the development.

All commercial retail units & live/work units housing a
commercial use will have one existing black metal bracket
with a 22" x 23" blade, which will be mounted to the
building facade.

Tenants will be permitted to apply vinyl graphics on either
face of the blade sign. Tenants are permitted to have a
copy area no more than 50% of their fascia band area
whilst maintaining a 1" clear margin around all edges.

All blade signs will maintain a minimum 2.4m (8")
clearance from grade to bottom of sign.

Blade signs must be constructed out of high quality,
durable materials. The signs will be constructed and
designed to suit the tenant’s branding and should be in
a complementary and contrasting colour to ensure good
readability.

Graphic content will include company name, corporate
logos and/or decorative graphics, but can NOT contain
specific product or sale information, phone numbers or
product graphics that are not part of the company logo.

Graphic content must be approved in writing by the
Landlord and Property Manager prior to submission to the
City of Surrey for sign permit.

MINIMUM 2 4M (8') CLEARANGE

EXAMPLE PROJECTING SIGN ELEVATION

|
2

FRONT VIEW

=

1" CLEAR MARGIN

SIDE VIEW

PERSPECTIVE VIEW
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57TH AVENUE

Surface Parking Count:

Commercial - 39 stalls
Residential - 12 stalls
Visitor - 19 stalls

Parkade Count
Residential - 123 stalls



Appendix III

.ISUﬁREY INTER-OFFICE MEMO
S

the future lives here.

TO: Manager, Area Planning & Development
- North Surrey Division
Planning and Development Department
FROM: Development Services Manager, Engineering Department
DATE: December 9, 2016 PROJECT FILE: 7816-0649-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 5738 175 Street

DEVELOPMENT PERMIT

There are no engineering requirements relative to issuance of the Development Permit. The site
was previously serviced under Surrey Projects 7810-0101-00 and 7814-0260-00.

=

Rémi Dubé, P.Eng.
Development Services Manager
CE4



; ’Surrey Schools

LEADERSHIP IN LEARNING

Thursday, December 08, 2016
Planning

THE IMPACT ON SCHOOLS

APPLICATION #: 16 0649 00

SUMMARY

The proposed 97  lowrise units
are estimated to have the following impact

on the following schools:

Projected # of students for this development:

Appendix IV

School Enrolment Projections and Planning Update:

The following tables illustrate the enrolment projections (with current/approved ministry
capacity) for the elementary and secondary schools serving the proposed development.

Martha Currie Elementary is near capacity and Lord Tweedsmuir is over capacity, on an extended day
schedule and has 18 portables as of September 2016. The school district has received capital project
approval for a new secondary school, Salish Secondary (scheduled to open 2018), that will relieve
overcrowding at Lord Tweedsmuir Secondary and Clayton Heights Secondary.

Elementary Students: 6
Secondary Students: 3

September 2016 Enrolment/School Capacity

Martha Currie Elementary
Enrolment (K/1-7):
Capacity (K/1-7):

72 K +518
40 K + 575

Lord Tweedsmuir Secondary

Enrolment (8-12): 2055
Nominal Capacity (8-12): 1400
Functional Capacity*(8-12); 1512

Martha Currie Elementary
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Lord Tweedsmuir Secondary
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*Functional Capacity at secondary schools is based on space utilization estimate of 27 students per
instructional space. The number of instructional spaces is estimated by dividing nominal facility

capacity (Ministry capacity) by 25.



Appendix V
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7916-0649-00
Issued To: HAWTHORNE RESIDENCES INC.
(“the Owner”)

Address of Owner: 120-13575 Commerce Parkway
Richmond, BC V6V 211

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: 029-294-932
Lot 1 Section 7 Township 8 New Westminster District Plan EPP24658

5738 - 175 Street

(the "Land")

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

(a) to vary the Off-Street Parking requirements of CD By-law No. 17464, as amended by
By-law No. 18407 to allow twelve (12) residential parking spaces to be located at grade
in the surface parking lot.

4. This development variance permit applies to only the 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.

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



-2-

6. 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.

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

8. 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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