City of Surrey
PLANNING & DEVELOPMENT REPORT

File: 7918-0098-00

Planning Report Date: April 23, 2018

PROPOSAL:

e Development Permit
¢ Development Variance Permit

to permit the development of a 3-storey mixed-use

building.
LOCATION: 5645 - 177B Street
ZONING: C-15

OCP DESIGNATION: Town Centre
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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

e Seeking reduced setbacks in the C-15 Zone for eaves, a canopy and bay or boxed windows, as
well as to the side yard on a flanking street and the front yard for the second and third floors
of the principal building.

RATIONALE OF RECOMMENDATION

e Complies with designation in Cloverdale Town Centre Plan.
e The proposed density and building form are appropriate for this part of Cloverdale.

e The proposed setbacks achieve a more urban and pedestrian streetscape and allow for greater
variation of the building facade.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council approve the applicant’s request to eliminate the required indoor amenity space.
2. Council approve the applicant’s request to eliminate the required outdoor amenity space.
3. Council authorize staff to draft Development Permit No. 7918-0098-00 generally in

accordance with the attached drawings (Appendix II).

4. Council approve Development Variance Permit No. 7918-0098-00 (Appendix VI) varying
the following, to proceed to Public Notification:

(a) to vary the definition of setback in the Zoning By-law, to allow eaves, a canopy,
and bay or boxed windows to encroach into the required setbacks, to a maximum
of 2.0 metres (6.5 ft.), including bay or boxed windows that exceed a total of 2.4
metres (8 ft.) in horizontal length along any exterior wall; and

(b) to reduce the minimum front yard setback and side yard setback on a flanking
street of the C-15 Zone from 2.0 metres (7 ft.) to 1.6 metres (5.2 ft.) to the northeast
corner of the building for the second and third floors.

5. Council instruct staff to resolve the following issues 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 finalized landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;

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

REFERRALS
Engineering: Engineering Department has no objection to the project provided

the servicing agreement is updated. (Appendix III).
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School District:

Parks, Recreation &
Culture:

Projected number of students from this development:

1 Elementary student at Martha Currie School
o 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 May 2019.

No concerns.

SITE CHARACTERISTICS

Existing Land Use:

Adjacent Area:

Vacant lot

Direction

Existing Use

OCP/TCP Designations

Existing Zone

North (Across 56A

3-storey apartment building

Town Centre/Medium

CD (By-law No.

Avenue): Density Residential 16909)
East (Across 177B Single family dwelling Town Centre /Retail & RA
Street): Service Commercial
South: Medical office Town Centre C-15
/Retail/Service
Commercial
West: Surrey Museum Town Centre C-15
/Institutional

DEVELOPMENT CONSIDERATIONS

Background

e The subject site is located at 5645 - 177B Street, at the south-west corner of 56A Avenue and
177B Street in the Cloverdale Town Centre. It is zoned "Town Centre Commercial Zone (C-15)",

designated Town Centre in the Official Community Plan (OCP) and Retail/Service

Commercial in the Cloverdale Town Centre Plan.

e The property was subject to a previous development application (7911-0231-00) to permit
development of a 3-storey mixed-use building. Development Permit and Development
Variance Permits Nos. 7911-0231-00 were issued November 16, 2015.
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e The property has been sold, and the new owner wishes to proceed with the construction of
the building as regulated under the original Development Permit and Development Variance
Permit.

e A building permit application was recently submitted to allow the construction of the mixed
use building. During the building permit review process, it was identified that Development
Permit and Development Variance Permit Nos. 7911-0231-00 expired on November 16, 2017.
Prior to the issuance of the building permit, a new Development Permit and Development
Variance Permit is required.

Current Proposal

e The subject proposal is identical to the previously issued Development Permit for this site.

e The applicant proposes a three-storey mixed-use building with ground floor retail and two-
storey residential units above. The proposed use is permitted under the current C-15 Zone and
is consistent with the Retail/Service Commercial designation in the Cloverdale Town Centre
Plan.

e The proposed building is approximately 670 square metres (7,205 sq. ft.) in size, containing
263 square metres (2,833 sq. ft.) of ground level commercial space and 407 square metres
(4,372 sq. ft.) of residential space. This represents a total floor area ratio (FAR) of 0.98 which is

below the maximum FAR of 1.5 permitted in the C-15 Zone.

e Approximately 60% of the building consists of residential floor area, which is below the
maximum residential floor area of 67% permitted in the C-15 Zone.

e A total of 3 dwelling units and 3 commercial units are proposed.

e A Development Variance Permit is required to reduce the minimum setbacks along the north
and east property lines (see By-law Variance Section).

e As permitted in the C-15 Zone, a zero setback is proposed along the south property line. This
will permit a continuous facade if the neighbouring lot to the south redevelops in the future.

DESIGN PROPOSAL AND REVIEW

e The proposed three-storey mixed-use building incorporates design elements recommended in
the Cloverdale Town Centre Plan, such as:

0 Simple building forms, materials and detailing;
0 Over height ground floor;
0 Heavy wood lintels, sills and trim; and

0 Paneled glazing that spans most of the ground floor retail units.



Staff Report to Council Planning & Development Report

File:  7918-0098-00 Page 6

e The development provides a commercial interface at the street level. Unit entries for the three
commercial units are provided along 177B Street.

e The residential units, which are located above the commercial units, are accessed through a
rear shared stairwell off 56A Avenue. Individual entrances for each unit are located off a

common corridor on the 2™ floor.

e The residential units are 2 storeys each and are approximately 135 square metres (1,450 sq. ft.)
in size, with the three bedrooms for each unit located on the upper floor.

e The garbage and recycling containers are proposed to be located outside the southwest corner
of the building. They will be screened from the adjacent lot.

Building Design
e A glass canopy is provided at the first floor of the east and a portion of the north fagades.

e Bay windows along the upper floor help break up the massing and give the building a unique
characteristic.

e A combination of horizontal and vertical siding in Tuscan Gold and Monterey Taupe colours
is proposed on the fagade of the upper two floors.

e The commercial frontage is defined by glass windows, glass doors and red-coloured brick that
essentially extend from floor to ceiling.

e The roof will be clad in asphalt shingles (charcoal grey).

e No windows are proposed on the south elevation to allow the neighbouring lot to the south to
match the zero setback.

Landscaping and Private Spaces

e A1is-metre (5 ft.) wide landscaping strip is proposed along a portion of the site fronting
56A Avenue to screen the on-site surface parking.

e The retail frontage along 177B Street will be hard surfaced from the building face to the
sidewalk (at the property line), which will foster a generous pedestrian experience.

e Ground level plants located along the north, west, and east property lines include mugo pines
and junipers. Shrubs include roses, viburnum, and rhododendrons. Six magnolia trees and one

maple tree are proposed along the street frontages.

e FEach residential unit will have a west facing balcony to provide private outdoor space for the
residents.

Access and Parking

e Vehicular access to the site is from the rear lane along the western property line, which will be
constructed as part of this application.
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e The applicant proposes 12 parking stalls which exceed the minimum requirement of 11 parking
stalls of the Surrey Zoning By-law. The surface parking area is located at the rear of the
building.

e On-street parking is currently available along the south side of 56A Avenue, fronting the site.

Indoor and Outdoor Amenity Space

e Due to only 3 dwelling units being proposed, it is not possible for the applicant to provide any
meaningful indoor or outdoor amenity spaces. Prior to finalizing Development Permit No.
7911-0231-00, the applicant paid cash-in-lieu for the deficient amenity spaces (for 3 units) in
accordance with City Policy.

Proposed Signage

e The applicant proposes a total of four fascia signs.
e The Sign By-law permits one fascia sign for each premise or lot frontage. The two commercial

units fronting 177B Street each contain one fascia sign, and the corner unit contains two fascia
signs. The proposed number of signs complies with the Sign By-law.

ADVISORY DESIGN PANEL

The previous proposal was reviewed by the Advisory Design Panel on April 19, 2012. The previous
project was generally supported by the ADP. The current proposal reflects the previous
development supported by the ADP and a further review is not required.

BY-LAW VARIANCES AND JUSTIFICATION

(@) Requested Variances:

e To vary the definition of setback in the Zoning By-law, to allow eaves, a canopy and
bay or boxed windows to encroach into the required setbacks, to a maximum of 2.0
metres (6.5 ft.), including bay or boxed windows that exceed a total of 2.4 metres
(8 ft.) in horizontal length along any exterior wall; and

e To reduce the minimum front yard setback and side yard setback on a flanking street
of the C-15 Zone from 2.0 metres (7 ft.) to 1.6 metres (5.2 ft.) to the northeast corner of
the building for the second and third floors.

Applicant's Reasons:

e The bay windows on the third floor project into the setback to allow a comfortable
window seat and are an architectural feature when viewed from the outside.

e The roof projects 0.15 metre (0.5 ft.) beyond the bay window to provide a practical
covering detail.
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e Although the roof overhang is only 0.08 metre (.26 ft.) from the northeast corner
property line, it is 9 metres (30 ft.) above the sidewalk. This projection into the setback
should not create any practical problem.

e The canopy provides adequate pedestrian shelter in front of the storefront windows in
a style to complement the building design.

e The building face encroachment into the front yard setback (in the northeast corner)
is minor and amounts to only 0.18 metre (2 sq. ft.).

Staff Comments:

e The setback to the building face along all four property lines complies with the setback
requirements of the C-15 Zone, with the exception of the minor encroachment on the
upper two floors in the northeast corner of the building. The visible impact of this
encroachment is negligible.

e Due to road dedication for the corner cut, the roof overhang spans close to the
property line at the northeast corner of the site. Excluding the setback to the northeast
corner of the property, the roof overhang is set back approximately 1.4 metres (4.6 ft.)
from the east property line and 1.75 metres (5.7 ft.) from the north property line. This
varies slightly from the 2.0-metre (7 ft.) setback requirement of the C-15 Zone for these
two property lines.

e Excluding the setback to the northeast corner of the property, the setback to the glass
canopy from the north and east property lines is approximately 0.9 metre (3 ft.). This
encroachment is reasonable given the value the canopy adds towards the appearance
of the building and for weather protection.

¢ The Zoning By-law permits encroachments up to 0.6 metre (2.0 ft.) for roof overhangs
and bay windows provided they do not exceed a total of 2.4 metres (8 ft.) in horizontal
length along any exterior wall. The proposed bay windows encroach no more than
0.55 metres (1.8 ft.) into the setbacks; however, the bay windows slightly exceed
2.4 metres (8 ft.) in horizontal length.

¢ In order for the canopy, roof overhang, and bay windows to comply with the minimum
setback requirements of the C-15 Zone, the building would need to be set back further

from the property line, which would result in the loss of valuable floor space.

e Staff support the requested variances.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Lot Owners and Action Summary (Confidential) and Project Data Sheets
Appendix II. Proposed Site Plan, Building Elevations, and Landscape Plan

Appendix III. Engineering Summary

Appendix IV. School District Comments

Appendix V. Cloverdale TCP Plan

Appendix VI. Development Variance Permit No. 7918-0098 -00

original signed by Ron Gill

Jean Lamontagne
General Manager
Planning and Development
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DEVELOPMENT DATA SHEET

APPENDIX |

Existing Zoning: C-15

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA (in square metres)
Gross Total 735 Sq. m.
Road Widening area 28 sq. m.
Undevelopable area
Net Total 707 sq. m.
LOT COVERAGE (in % of net lot area)
Buildings & Structures 80% 33%
Paved & Hard Surfaced Areas 57%
Total Site Coverage 90%
SETBACKS ( in metres)
Front 2 m. 1.6 m.*
Rear 7.5 m, 20.5 m.
Flanking Side #1 (N) 2 m. 1.6 m.*
Side #2 (S) om. om.
BUILDING HEIGHT (in metres/storeys)
Principal 14 m. 10.1 m.
Accessory
NUMBER OF RESIDENTIAL UNITS
Bachelor
One Bed
Two Bedroom
Three Bedroom + 3
Total 3
FLOOR AREA: Residential 738 sq. m. 406 sq. m.
FLOOR AREA: Commercial
Retail 264 sq. m.
Office
Total 350 - 1,060 sq. m. 264 sq. m.
FLOOR AREA: Industrial
FLOOR AREA: Institutional
TOTAL BUILDING FLOOR AREA 1,060 sq. m. 670 sq. m.

*Variance requested.



Development Data Sheet cont'd

Required Development Data Minimum Required / Proposed
Maximum Allowed
DENSITY
# of units/ha /# units/acre (gross) 10 upa
# of units/ha /# units/acre (net) 10 upa
FAR (gross) 15
FAR (net) 1.5 0.98
AMENITY SPACE (area in square metres)
Indoor 9 sq. m. o
Outdoor 9 sq. m. o
PARKING (number of stalls)
Commercial 5.7 6
Industrial
Residential Bachelor + 1 Bedroom
2-Bed
3-Bed 4.5 5
Residential Visitors .6 1
Institutional
Total Number of Parking Spaces 10.9 12
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 | NO
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I\E. LOCATION DESCRIPTION COLOUR
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BM #188
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.‘l\SﬂYfiREY INTER-OFFICE MEMO

& the future lives here.

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

FROM: Development Services Manager, Engineering Department
DATE: Apr 16, 2018 PROJECT FILE: 7818-0098-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 5645 177B Street

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

The Engineering Department supports the proposed application 7918-0098-00 for a Development
Permit (DP) and Development Variance Permit (DVP) to allow for the construction of a 3-storey
mixed use building as servicing requirements will be completed through servicing agreement
number 7811-0231-00.

A Servicing Agreement is not required for the proposed DP/DVP under 7918-0098-00.
Rémi Dubé, P.Eng.

Development Services Manager
HB4
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APPENDIX IV

’ Surrey Schools

LEADERSHIP IN LEARNING

Tuesday, October 11, 2011
Planning

THE IMPACT ON SCHOOLS
APPLICATION #: 110231 00

SUMMARY

The proposed 3 Single family lots
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

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

The capacity for Martha Currie Elementary shown below has been adjusted for full day
Kindergarten implementation in 2011 and inclusion of a "Strongstart" program for preschool
age children and their parents. Both Martha Currie Elementary and Lord Tweedsmuir
Elementary have multi track program (regular and district French Immersion). The school
district is adding a modular classroom to Martha Currie in September 2011 and also is
converting unused shop space into two classrooms (formerly this school was a Jr. Secondary
and was converted as an elementary school and shop space was being used for storage) the
added classrooms are not included in the capacity shown in the graph below. Lord
Tweedsmuir Secondary is also over its capacity and has two portable classrooms. A new
secondary school in the North Clayton Area is proposed in year four of the 2010-2011 Five
Year Capital Plan (Site has partially been acquired) to reduce long term secondary school
overcrowding in the east region of Surrey . The proposed development will not have an
impact on these projections.

Martha Currie Elementary

Elementary Students:
Secondary Students:

o -

September 2010 Enrolment/School Capacity

Martha Currie Elementary

Enrolment (K/1-7): 67 K + 508
Capacity (K/1-7): 40 K + 500
Lord Tweedsmuir Secondary

Enrolment (8-12): 1711
Nominal Capacity (8-12): 1400
Functional Capacity*(8-12); 1512

620 -

600

580

560 ==t = Enrolment

540 | e Capacity

520

500

480

460 ; T ; T ; . . . . . i
2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016

Lord Tweedsmuir Secondary

2500
2000
— — > = =
=
1500 |t e e T o i e
P—H—D—D—D—D—D—D—D—D =t = Enrolment
1000 e Capacity
500 = == == Functional
Capacity
2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016

*Functional Capacity at secondary schools is based on space utilization estimate of
27 students per instructional space. The number of instructional spaces is
estimated by dividing nominal facility capacity (Ministry capacity) by 25.
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APPENDIX VI
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7918-0098-00

Issued To:
("the Owner")
Address of Owner:
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: 012-520-756
Lot 7 Block 15 Section 8 Township 8 New Westminster District Plan 2107

5645 - 177B Street

(the "Land")
3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:
(a) To vary the definition of "setback” in Part 1 Definitions, to allow eaves, a canopy

and bay or boxed windows to encroach into the required setbacks, to a maximum
of 2.0 metres (6.5 ft.), including bay or boxed windows that exceed a total of 2.4
metres (8 ft.) in horizontal length along any exterior wall; and

(b) To reduce the minimum front yard setback and side yard setback on a flanking
street of the C-15 Zone from 2.0 metres (7 ft.) to 1.6 metres (5.2 ft.) to the northeast
corner of the building for the second and third floors.

4. This development variance permit applies to only the 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.

5. The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.
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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 Development Permit No. 7918-0098-00 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

City Clerk



AR AR AR A A AR ]

|—

u\\

8096226509 * Ud

096228409 e 63¢ MEA "0'8 'ABLINS "Ny PUZQ - 89VZL. - VL BUNS.

0'q'I'e W J08)IyoIe

Iqsuo|g h.uelo

210224 Y avom 89 s m wQiwecm 0L on

NS

SCHEDULE A s

I0V1d dVHMVL
AINIWOT3AIA TVILNIAISTH / TVIOHINNOD

NORTH

1910

58-10"
19-2°

19-10"

00-1€20-116L
(Z10Z ‘61 YdY) 1INV NOISIA AHOSIAQY OL NOISSINENS

Variance A:
To vary the definition of "setback” in Part 1 Definitions, to
allow eaves, a canopy and bay or boxed windows to
encroach into the required setbacks, to a maximum of 2.0
metres (6.5 ft.), including bay or boxed windows that
exceed a total of 2.4 metres (8 ft.) in horizontal length
along any exterior wall
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VARIANCE TO REDUCE THE SETBACK TO THE CANOPY

JD4
Line

JD4
Line

JD4
Line

P207067
Text Box
Variance A:

To vary the definition of "setback" in Part 1 Definitions, to allow eaves, a canopy and bay or boxed windows to encroach into the required setbacks, to a maximum of 2.0 metres (6.5 ft.), including bay or boxed windows that exceed a total of 2.4 metres (8 ft.) in horizontal length along any exterior wall
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Variance A:

To vary the definition of "setback" in Part 1 Definitions, to
allow eaves, a canopy and bay or boxed windows to
encroach into the required setbacks, to a maximum of 2.0
metres (6.5 ft.), including bay or boxed windows that
exceed a total of 2.4 metres (8 ft.) in horizontal length
along any exterior wall
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Variance B:

To reduce the minimum
front yard setback and
side yard setback on a
flanking street of the C-15
Zone from 2.0 metres (7
ft.) to 1.6 metres (5.2 ft.) to
the northeast corner of the

building for the second
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—/ & and third floors
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Variance A:

To vary the definition of "setback" in Part 1 Definitions, to allow eaves, a canopy and bay or boxed windows to encroach into the required setbacks, to a maximum of 2.0 metres (6.5 ft.), including bay or boxed windows that exceed a total of 2.4 metres (8 ft.) in horizontal length along any exterior wall
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Variance B:

To reduce the minimum front yard setback and side yard setback on a flanking street of the C-15 Zone from 2.0 metres (7 ft.) to 1.6 metres (5.2 ft.) to the northeast corner of the building for the second and third floors


"0'8 ‘AFdENS
s 133418 8221 - Ly9s

sereisoaid JIOV1d dVHMVL
|qsuo|g h.ueb LINIWdO13A3A TVILNIAISTY / TYIOHIWINOD

u "N SNIVSG
ruos 7

00-1€20-116L
ﬁﬁ (2102 ‘61 T1YdV) 13NV NOISIA AHOSIAQY OL NOISSINGNS

Variance A:

To vary the definition of "setback" in Part 1 Definitions, to
allow eaves, a canopy and bay or boxed windows to
encroach into the required setbacks, to a maximum of 2.0
metres (6.5 ft.), including bay or boxed windows that
exceed a total of 2.4 metres (8 ft.) in horizontal length
along any exterior wall
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Variance A:

To vary the definition of "setback" in Part 1 Definitions, to allow eaves, a canopy and bay or boxed windows to encroach into the required setbacks, to a maximum of 2.0 metres (6.5 ft.), including bay or boxed windows that exceed a total of 2.4 metres (8 ft.) in horizontal length along any exterior wall
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