City of Surrey
PLANNING & DEVELOPMENT REPORT
Application No.: 7918-0145-00

Planning Report Date: May 15, 2023

PROPOSAL:

OCP Amendment from Suburban to Urban

LAP Amendment from ‘Urban Residential 8-10
UPA or Low Density Townhouse 10-15 UPA Gross
Transition” and ‘Low Density Townhouse 12 - 15
UPA Gross’ to ‘Low Density Townhouse 15 - 20 UPA
Gross’

Rezoning from RA to CD (based on RM-30)
Development Permit

Development Variance Permit

to permit the development of 45 townhouse units, and
to reduce the minimum streamside setback area for a
Class B ditch, as measured from top-of-bank.

LOCATION: 17380, 17430 & 17418 - 100 Avenue

Portion of Road

ZONING: RA
OCP DESIGNATION: Suburban
LAP DESIGNATION: Urban Residential 8-10 UPA or Low

Density Townhouse 10-15 UPA
Gross Transition and Low Density
Townhouse 12 - 15 UPA
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RECOMMENDATION SUMMARY

e By-law Introduction and set date for Public Hearing for:
¢ OCP Amendment; and
e Rezoning;

e Approval to draft Development Permit for Form and Character and Sensitive Ecosystems.
e Approval for Development Variance Permit to proceed to Public Notification.
DEVIATION FROM PLANS, POLICIES OR REGULATIONS

¢ Proposing an amendment to the Official Community Plan (OCP) from Suburban to Urban.

e Proposing an amendment to the Abbey Ridge Local Area Plan (LAP) from ‘Urban Residential
8-10 UPA or Low Density Townhouse 10-15 UPA Gross Transition’ and ‘Low Density
Townhouse 12 - 15 UPA Gross’ to ‘Low Density Townhouse 15 - 20 UPA Gross’.

e Proposed variance to reduce the minimum streamside setback area for a Class B ditch from
7.0 metres to @ minimum of 3.5 metres, as measured from top-of-bank in Part 7A of the
Zoning By-law.

RATIONALE OF RECOMMENDATION

e The proposed amendment to the Official Community Plan (OCP) to redesignate the subject
site from ‘Suburban’ to ‘Urban’ is consistent with the Abbey Ridge Local Area Plan anticipated
land use designation for the area south of 100 Avenue.

e The proposed amendment to the Abbey Ridge Local Area Plan (LAP) to redesignate the
subject site from ‘Urban Residential 8-10 UPA or Low Density Townhouse 10-15 UPA Gross
Transition” and ‘Low Density Townhouse 12 - 15 UPA Gross’ to ‘Low Density Townhouse 15 -
20 UPA Gross’ will accommodate 45 townhouse units at a gross density of 19 units per acre
(UPA). The proposed increase in density accommodates a site layout which incorporates a
~14 metre wide riparian protection area within the site, tree retention, and a 7-metre
landscape buffer at the south of the site. The proposal is consistent with the land use intent of
the Abbey Ridge LAP by providing ground-oriented multi-family dwellings with appropriate
tree retention and buffering along major highways.

e The proposal complies with the General Urban designation in the Metro Vancouver Regional
Growth Strategy (RGS).

e The proposal complies with the Development Permit requirements in the OCP for Form and
Character and for Sensitive Ecosystems (Streamside Areas).

e The applicant has approval from the Ministry of Forests, Lands, and Natural Resource
Operations and Rural Development (FNLNROD) for the proposed watercourse setbacks, and
the watercourse crossing works in and around the Class B ditch under the Water
Sustainability Act (WSA) and Riparian Area Protection Regulations (RAPR). The applicant has
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proposed remediation measures for the Class B ditch as compensation for the reduced setback
on the west side of the watercourse.

e The applicant will provide a density bonus amenity contribution consistent with the Tier 2
Capital Projects Community Amenity contributions (CACs), in support of the requested
increased density.

e The proposed building achieves an attractive architectural built form, which utilizes high
quality, natural materials and contemporary lines. The street interface has been designed to a
high quality to achieve a positive urban experience between the proposed building and the
public realm.
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RECOMMENDATION
The Planning & Development Department recommends that:

L A By-law be introduced to amend the OCP Figure 3: General Land Use Designations for
the subject site from Suburban to Urban and a date for Public Hearing be set.

2. Council determine the opportunities for consultation with persons, organizations and
authorities that are considered to be affected by the proposed amendment to the Official
Community Plan, as described in the Report, to be appropriate to meet the requirement of
Section 475 of the Local Government Act.

3. A By-law be introduced to rezone the subject properties, and the portion of unopened
road allowance shown as Block A on the Survey Plan attached in Appendix I, from ‘One-
Acre Residential Zone (RA)’ to ‘Comprehensive Development Zone (CD)’ and a date be set
for Public Hearing.

4. Council authorize staff to draft Development Permit No. 7918-0145-00 generally in
accordance with the attached drawings (Appendix I) and the finalized Ecosystem
Development Plan.

5. Council approve Development Variance Permit No. 7918-0145-00 (Appendix VIII) varying
the following, to proceed to Public Notification:

(@) to reduce the minimum streamside setback area, as measured from the top-of-
bank of a Class B ditch, from 7.0 metres to a minimum of 3.5 metres on the west
side of the ditch under Part 7A Streamside Protection of the Zoning By-law, No.

12000.
6. Council instruct staff to resolve the following issues prior to final adoption:
(@) 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) approval from the Ministry of Transportation & Infrastructure;
(d) resolution of all urban design issues to the satisfaction of the Planning and

Development Department;

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

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

(g) the applicant satisfy the deficiency in tree replacement on the site, to the
satisfaction of the Planning and Development Department;
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(h)

(i)

()

(k)

M

(m)

(n)

(o)

submission of a finalized Ecosystem Development Plan and Impact Mitigation
Plan to the satisfaction of City staff;

the applicant provide a density bonus amenity contribution consistent with the
Tier 2 Capital Projects CACs in support of the requested increased density, to the
satisfaction of the General Manager, Planning and Development Department;

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

completion of the acquisition of the unopened City-owned road allowance
between 17380 and 17418 - 100 Avenue;

submission of an acoustical study, and registration of a Section 219 Restrictive
Covenant to ensure implementation of noise mitigation measures for the units
adjacent to Highway No. 1 (Buildings 1, 2, 5 and 6);

registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture and with respect to the City’s Affordable Housing Strategy
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager,
Planning & Development;

registration of a Section 219 Restrictive Covenant for installation and maintenance
of the landscape buffer; and

registration of a Section 219 Restrictive Covenant and Statutory Right-of-Way over
the designated Streamside Protection Area (north/south Class B ditch) for
Sensitive Ecosystem Protection.

7. Council pass a resolution to amend the Abbey Ridge Local Area Plan (LAP) to redesignate
the subject site from ‘Urban Residential 8-10 UPA or Low Density Townhouse 10-15 UPA
Gross Transition” and ‘Low Density Townhouse 12 - 15 UPA Gross’ to ‘Low Density
Townhouse 15 - 20 UPA Gross’, when the project is considered for final adoption.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP/LAP Designation | Existing Zone
Subject Site Acreage single family ‘Urban Residential 8-10 | RA

residential dwellings, to | UPA or Low Density

be demolished, and Townhouse 10-15 UPA

vacant lands. Gross Transition' and

‘Low Density
Townhouse 12 - 15 UPA
Gross’ and ‘Landscape
Buffer and Tree
Retention Area’ in the
Abbey Ridge LAP.
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Direction Existing Use OCP/LAP Designation | Existing Zone
North (Across 100 Single family dwellings | ‘Single Family RF
Avenue): Residential 4 - 6 UPA’ in
the Abbey Ridge LAP.
East: Future townhouse site ‘Townhouse 15-20 UPA | CD (Bylaw No.
(approved under in Abbey Ridge LAP. 20171)

Development
Application No. 7919-
0319-00)

South (Across Tynehead Park ‘Conservation and RA

Highway 1): Recreation’ in the OCP

West: Single family dwellings | ‘Single Family RF
(approved under Residential 4 - 6 UPA’ in
Development the Abbey Ridge LAP.

Application 7917-0003-
00)

Context & Background

e The subject site is 2.4 ac in area and is currently designated ‘Suburban’ in the OCP. The site is
designated ‘Urban Residential 8-10 UPA or Low Density Townhouse 10-15 UPA Gross
Transition’ and ‘Low Density Townhouse 12 - 15 UPA Gross’, ‘Landscape Buffer’ and ‘Tree
Retention Area’ in the Abbey Ridge LAP. The site is currently zoned ‘One-Acre Residential

Zone (RA)’.

e The site consists of three (3) acreage single family residential lots, with two (2) containing
single-family dwellings.

e To complete the townhouse site as proposed, the applicant will purchase the 10-metre-wide
City-owned unopened road allowance located between 17380 and 17418 - 100 Avenue. The
Engineering and Realty Departments have deemed the unopened road allowance as surplus,
and therefore, can be consolidated with the subject site.

DEVELOPMENT PROPOSAL

Planning Considerations

e To permit the development of 45 townhouse units, the applicant is proposing the following:
0 To amend the OCP from ‘Suburban’ to ‘Urban’;

0 Toamend the Abbey Ridge LAP from ‘Urban Residential 8-10 UPA or Low Density
Townhouse 10-15 UPA Gross Transition ‘ and ‘Low Density Townhouse 12 - 15 UPA

Gross’ to ‘Townhouse 15 - 20 UPA Gross’ and reduce the landscape buffer and tree

retention areas;

0 Rezoning from ‘One-Acre Residential Zone (RA)’ to ‘Comprehensive Development

Zone (CD)’ (based on RM-30);

0 Development Permits for Form and Character and Sensitive Ecosystems (Streamside

Areas); and
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0 Development Variance Permit to reduce the west streamside setback for the Class B
ditch from 7.0 metres to 3.5 metres.

Proposed
Lot Area
Total Lot Area: 10,724 m*
Gross Site Area: 9,712 m*
Road Dedication: 585 m*
Undevelopable Area: 1,012 m?
Net Site Area: 9,127 m?
Number of Lots: 2
Building Height: 11 m
Unit Density: 20 upa (net)
Floor Area Ratio (FAR): 0.78
Residential Units:
3-Bedroom: 27
4-Bedroom: 18
Total: 45
Referrals
Engineering: The Engineering Department has no objection to the project

School District:

subject to the completion of Engineering servicing requirements as
outlined in Appendix II.

The School District has advised that there will be approximately 38
school-age children generated by this development, of which the
School District has provided the following expected student
enrollment.

21 Elementary students at Bothwell Elementary School
11 Secondary students at Fraser Heights Secondary School

(Appendix III)

Note that the number of school-age children is greater than the
expected enrollment due to students attending private schools,
home school or different school districts.

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by Spring
2024.
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Parks, Recreation & Parks, Recreation and Culture have some concerns about the
Culture: possible impacts this development may have on the riparian area,

trees and vegetation. The applicant’s arborist has confirmed that all
trees within the proposed riparian area will be retained, except
where removal is required due to hazardous conditions in
accordance with the Tree Protection Bylaw, under the guidance of
the project Qualified Environmental Professional, and efforts will
be made to “wildlife” the trees.

Parks recommends that more programable outdoor amenity space
be provided with this application due to the applications context
within the plan area and the City at large. The parkland planned for
in the Abbey Ridge LAP does not account for the increased density
proposed with this plan amendment, therefore, the development
site should ensure it is providing adequate recreation areas for
future residents. The applicant will work with staff to confirm the
programming of the proposed outdoor amenity space prior to Final
Approval.

Bothwell Elementary School Park is the closest active park and
contains amenities including a sports field, and natural area to the
south of the walking path. The park is 750 metres walking distance
from the development.

Ministry of Transportation ~ Preliminary Approval is granted for the Rezoning for one year

& Infrastructure (MOTI): pursuant to Section 52(3)(a) of the Transportation Act, subject to a
few conditions regarding on and off-site storm drainage, and the
existing sound barrier. As the subject property directly abuts
Highway 1, final subdivision approval from the Ministry is required.

Surrey Fire Department: No concerns.

Transportation Considerations

e The subject site will be accessed from the 173B Street cul-de-sac to the west. The applicant is
responsible for construction of 100 Avenue along the north property line, to a Collector Road
standard, including construction of the boulevard with a sidewalk, street lighting and street
trees.

e Applicant will also be responsible for dedications along 173B Street for an ultimate 17 metre-
wide local road standard and ultimate cul-de-sac radius of 14 metres, including construction
of the boulevard with a sidewalk, street lighting and street trees.

e The proposed development is located adjacent to an east/west cycle route along 100 avenue
and approximately 280 metres from the north/south Highway 15 (176 Street) cycle route.

e TransLink has proposed a new bus route, 338 East Fraser Heights, planned to service along
Barnston Drive to the north of the subject site. It is anticipated the subject site will be located
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within 750 metres of a future bus stop.

Natural Area Considerations

e A (Class C (green-coded) ditch is located along the north property line of 17418 and 17430 - 100
Avenue. The east-west ditch is to be infilled as part of City infrastructure requirements,
however, two compensation swales will be developed in place of the infilled ditch within the
100 Avenue boulevard.

e A Class B (yellow-coded) ditch runs north/south through the site, between the existing
properties 17380 and 17418 - 100 Avenue. The watercourse provides valuable food and
nutrients to downstream fisheries watercourses but does not support salmon or regionally
significant fish. A 7.0 metre development setback is required under Part 7A of Surrey Zoning
Bylaw 12000. The 7.0 metre setback is being provided on the east side of the ditch, but a
variance to reduce the setback from 7.0 metres to a minimum of 3.5 metres is sought on the
west side of the ditch. This reduction is to allow appropriate 4.5 metre rear yard setbacks for
Building 2 (6 townhouse units).

e Although the variance is to reduce the streamside setback to 3.5 metres, this is at the
narrowest point. The actual streamside setback will range from 3.5 metres to 5.2 metres.

e The north/south streamside area will not be publicly accessible or open to the residents of the
proposed development, to ensure minimal human disturbance. This area will be fenced and
protected in perpetuity with a combined Restrictive Covenant and Statutory Right-of-Way for
Sensitive Ecosystem Protection.

e A culverted driveway crossing is proposed across the north/south Class B ditch for
development of the internal drive aisle network, and to provide vehicular access within the
site. The crossing will impact ~64 square metres of the SPEA. An updated WSA Approval for
works within a Steam will be required for the year 2023 or 2024 (or beyond) work window
(August 1*t - September 15"). Compensation planting within the SPEA is proposed as
compensation for the ditch crossing, and to enhance the riparian area.

Sustainability Considerations

e The applicant has met all of the typical sustainable development criteria, as indicated in the
Sustainable Development Checklist.

e In addition, the applicant has highlighted the following additional sustainable features:
0 A 7-metre - wide landscape buffer along the south of the site, to buffer the townhouses
from Highway 1;

0 Retention of mature trees within the north/south riparian area, within the outdoor
amenity area, and within the landscape buffer. With the inclusion of the mature trees
as part of the landscape buffer, in some areas (south of the indoor amenity building
and south west of Building 5) the landscape buffer width is increased to 12 - 13 metres.

0 Electrical power outlets for electric vehicle charging will be provided for every
residential parking space (9o stalls) and half of the required visitor parking spaces (5
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stalls).

0 6 visitor bicycle parking stalls are provided at the entrance of the site, north of the
access driveway.

POLICY & BY-LAW CONSIDERATIONS
Regional Growth Strategy

e The subject site is designated ‘General Urban’ in Metro Vancouver’s Regional Growth Strategy
(RGS). The proposed development complies with the RGS.

Official Community Plan
Land Use Designation
o The subject site is currently designated ‘Suburban’ in the OCP.

e The applicant is proposing to redesignate the site to ‘Urban’ in accordance with the Abbey
Ridge LAP’s envisioned OCP land use designation for the area south of 100 Avenue.

Amendment Rationale

e The proposed development will be subject to the Tier 2 Capital Plan Project CACs for
proposed density greater than the Abbey Ridge LAP designation, as described in the
Community Amenity Contribution section of this report.

e The applicant will be required to provide the per unit flat rate for the number of units above
the Abbey Ridge LAP in order to satisfy the proposed amendment. The contribution will be
payable at the rate applicable at the time of Rezoning Final Adoption.

e Pursuant to Section 475 of the Local Government Act, it was determined that it was not
necessary to consult with any persons, organizations or authorities with respect to the
proposed OCP amendment, other than those contacted as part of the pre-notification process.

Themes/Policies

e The proposed development complies with the following themes and policies in the OCP:

0 A3 - Accommodate urban land development according to the following order of
growth management priorities:

= Serviced infill areas and redevelopment sites in appropriate locations within
existing residential neighbourhoods, when developed compatible with existing
neighbourhood character.

(The proposed development is located in a well-serviced area and will help to
create a compatible transition between the lower-density residential
development to the north and Highway 1 to the south.)
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0 A3.4 - Retain existing trees and natural and heritage features in existing
neighbourhoods, where possible, in order to preserve neighbourhood character and
ecology.

(A cluster of existing trees are being retained in the south portion of the site as part
of the outdoor amenity area and adjacent to the Highway 1 landscape buffer.)

0 A3.5 - Support infill development that is appropriate in scale and density to its
neighbourhood context and that uses compatible design to reinforce neighbourhood

character.

(The proposed development is comparable in scale and density to recently approved
and proposed developments in the immediate area.)

0 B4.6 - Design housing units to front directly onto public streets and/or public spaces,
in order to facilitate a safe, welcoming, public streetscape and public realm.

(The townhouse units adjacent to 100 Avenue are proposed to front directly onto
that street.)

0 Bg4.24 - Protect and retain significant trees; forest stands and other natural features
within new and existing neighbourhoods.

(The applicant has worked with City staff to identify and retain the most suitable
trees on the site.)

Secondary Plans

Land Use Designation

o The site is currently designated ‘Urban Residential 8-10 UPA or Low Density Townhouse 10-15
UPA Gross Transition’ and ‘Low Density Townhouse 12-15 UPA Gross’ in the Abbey Ridge
Local Area Plan.

Amendment Rationale

e The applicant is proposing to redesignate portions of the site from ‘Urban Residential 8-10
UPA or Low Density Townhouse 10-15 UPA Gross Transition’ and ‘Low Density Townhouse 12-
15 UPA Gross’ to ‘Townhouse 15-20 UPA Gross’. The "Landscape Buffer" and "Tree Retention
Area" designations will remain; however, the vegetated buffer width is proposed to be reduced
from 15 metres to 7 metres, as is the tree retention area as identified in the LAP, as a
significant portion in the centre of the site is being secured as streamside protection area
through a Restrictive Covenant.

e The proposed amendment to the Abbey Ridge LAP to redesignate a portion of the subject site
from ‘Low Density Townhouse 12-15 UPA Gross’ to ‘Townhouse 15-20 UPA Gross’ is to
accommodate a gross density of 19 UPA. The proposed increase in density accommodates a
site plan which incorporates protection of a riparian area, mature trees, and a landscape
buffer, while still being consistent with the land use intent of the Abbey Ridge LAP.



Staff Report to Council Planning & Development Report

Application No.: 7918-0145-00 Page 12

e The proposed density of 19 UPA is similar to other townhouse projects approved to the east of
the subject site, which required a similar amendment to the Abbey Ridge LAP. Development
Application Nos. 7917-0067-00, 7918-0313-00, and 7919-0319-00 were approved by Council
March 2018, October 2019, and September 2021 respectively.

e The proposed density of 19 UPA excludes the area defined as undevelopable area from the site
area calculations, comprised of the portion of the site 5 metres from top of bank from the
north/south Class B ditch. For the purposes of comparison, when including the 5 metres from
top of bank from the ditch the proposed density is 17 UPA.

e The proposed development will be subject to the Tier 2 Capital Plan Project CACs for
proposed density greater than the Secondary Plan designation, as described in the

Community Amenity Contribution section of this report.

Themes/Objectives

e The proposed development is supported by the following objectives noted in the Abbey Ridge
Local Area Plan.

0 Protect environmental areas.

(The proposed development protects a Class B ditch which runs north/south through the
site, and also protects clusters of mature trees);

0 Provide appropriate land use transitions.

(The proposed development provides an appropriate transition between Highway 1 to the
south and the single-family homes to the north.); and

0 Provide housing choice.

(The proposed development will provide a greater diversity of housing choice than
presently exists in Abbey Ridge providing more opportunities for new families to move
into the community.)

CD Bylaw

e The applicant proposes to rezone the subject site from "One-Acre Residential Zone (RA)" to
"Comprehensive Development Zone (CD)" (based on RM-30).

e The applicant is proposing a “Comprehensive Development Zone (CD)” to accommodate the
proposed 45 townhouse units on the subject site. The proposed CD Bylaw for the proposed
development site identifies the uses, densities and setbacks proposed. The CD Bylaw will have
provisions based on the "Multiple Residential 30 Zone (RM-30)".

e A comparison of the density, setbacks, and parking in the RM-30 Zone and the proposed CD
Bylaw is illustrated in the following table:
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. RM-30 Zone
Zoning Part 22 Proposed CD Zone
Unit Density: 75 UPH 49 UPH (net)
Floor Area Ratio: 1.0 FAR 0.78 FAR (net)
Yards and Setbacks | Front (West: 173B St) - 4.5 m Front (West: 173B St) - 3.0 m

Side (West) - 6.0 m
Rear (East) - 6.om
Street Side Yard (North: 100 Ave)

-4.5m
Street Side Yard (South: Hwy No

1) - 4.5m

Side (West) - 6.0 m

Rear (East) - 6.0 m for Buildings 6
and 7; 3.0 m for Building 10

Street Side Yard (North: 100 Ave) - 4.5
m

Street Side Yard (South: Hwy No 1) -
8.1m

Permitted Uses:

Multiple unit residential
buildings, ground-oriented
multiple unit residential
buildings and child care centres.

Multiple unit residential buildings,
ground-oriented multiple unit
residential buildings and child care
centres.

Indoor Amenity:

¢ 3sq. m per dwelling unit;

¢ 1.0 sq. m per lock-off suite;
and

® 4.0 sq. m per micro unit.

¢ 3sq. m per dwelling unit;
¢ 1.0 sq. m per lock-off suite; and
® 4.0 sq. m per micro unit.

The proposed 147 m* exceeds the
Zoning By-law requirement.

¢ 3sq. m per dwelling unit;

Outdoor Amenity: | ¢ 389. m per dwelling unit; e 1.0 sq. m per lock-off suite; and
¢ 1.0 sq. m per lock-off suite; e 4.0 5q. m per micro unit.
and 4.0 sq. m per micro unit.
The proposed 241 m* exceeds the
Zoning By-law requirement.
Parking (Part 5) Proposed

Residential Ground-Oriented: 2 spaces per dwelling

unit

Residential Visitor: 0.2 spaces per dwelling unit

Tandem (%): Max 50%

Parking within the required setbacks is not permitted

2 spaces per dwelling unit

0.2 spaces per dwelling unit
Max 50%

To permit two visitor parking spaces
(#10 and 11) to be located within the
east setback area, four visitor parking
spaces (#4,5,14, and 15) to be located
within the south setback area, and
one parking space (#

Bicycle Residential Secure Parking: 1.2 bicycle spaces in

a secure bicycle
parking area per
dwelling unit

1.2 bicycle spaces in a secure bicycle
parking area per dwelling unit
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Bicycle Residential Visitor: 6 visitor bicycle spaces per | 6 visitor bicycle spaces per multiple
multiple unit residential unit residential building.
building.

e The differences between the RM-30 Zone and the proposed CD Bylaw are as follows:

0 The proposed density of the CD Bylaw is reduced to 49 units per hectare (net) and
0.78 FAR (net). The decrease in density is appropriate as it accommodates the RM-30
townhouse typology, but limits density similar to the surrounding townhouse
developments in the immediate vicinity.

0 The proposed front yard setback is reduced to 3.0 metres around the 173B Street cul-
de-sac bulb. The proposed rear (east) setback is reduced to 3.0 metres for a side unit
condition for one townhouse building (#10), fronting 100 Avenue. The townhouses
further to the south along the east PL (buildings # 6 and 7) meet the RM-30 Zone’s 6.0
m setback requirement.

0 To allow five (5) visitor parking spaces within the east, south and west setback areas.

Streamside Variance

e Part 7A of the Surrey Zoning Bylaw requires a minimum 7.0-metre streamside protection
area setback as measured from the top-of-bank, as determined by a Qualified
Environmental Professional (QEP).

e The applicant is requesting the following streamside variance:

0 to reduce the minimum streamside setback area, as measured from the top-of-
bank of a Class B ditch, from 7.0 metres to a minimum of 3.5 metres on the west
side of the ditch under Part 7A Streamside Protection of the Zoning By-law, No.
12000.

e The setback along the west side of the Class B ditch is proposed to be reduced to a
maximum of 3.5 metres from top-of-bank. Along the west side of the ditch, the setback
will vary from 5.2 metres at the north, tapering to 3.5 metres at the south (Appendix VII).
The proposed setback exceeds the 2.0 metre setback specified under the Riparian Area
Protection Regulations (RAPR).

e The streamside setback variance is only requested for the west side of the Class B ditch.
The applicant has increased the streamside setback area on the east side of the ditch an
additional 2-4 metres, for a total setback of 9 - 11 metres from top-of-bank, to provide
compensation for the reduction in the setback on the east side.

e The variance to the streamside setback area on the west side of the ditch is proposed to
allow functional rear yards for the townhouse units within Building 2.

e Along the south portion of the east side of the ditch, the minimum 7.0 metre setback from
top-of-bank has been maintained and assists in ensuring retention of the existing trees in
the adjacent proposed outdoor amenity area.
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e The proposed variance to the streamside setback area includes a reduced streamside
protection area (SPA) of 102.5 square metres of riparian area on the west side of the ditch.
However, the 101.7 square metres of riparian area is proposed to be increased on the east
side of the ditch by approximately 101.7 square metres, resulting in a net loss of riparian
area of 0.8 square metres.

e The 0.8 square metre loss in riparian area as result of the reduction on the west side is
further mitigated through the retention of the existing mature trees along the southeast of

the watercourse, within the proposed outdoor amenity area.

e The west setback area will include 1:1 compensation infill planting for the stream crossing
within the site, for the internal road network.

e Staff support the requested variance to proceed to Public Notification.

Capital Projects Community Amenity Contributions (CACs)

On December 16, 2019, Council approved the City’'s Community Amenity Contribution and
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated
Density Bonus Policy to offset the impacts of growth from development and to provide
additional funding for community capital projects identified in the City’s Annual Five-Year
Capital Financial Plan.

The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The
contribution will be payable at the rate applicable at the time of issuance of the Building
Permit.

The proposed development will be subject to the Tier 2 Capital Plan Project CACs for
proposed density greater than the Secondary Plan designation.

The applicant will be required to provide the per unit flat rate for the number of units above
the approved Secondary Plan in order to satisfy the proposed Secondary Plan Amendment.
The contribution will be payable at the rate applicable at the time of Rezoning Final Adoption

Affordable Housing Strategy

On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report
No. Ro66; 2018) requiring that all new rezoning applications for residential development
contribute to support the development of new affordable housing. The current rate is $1,068
per new unit. The funds collected through the Affordable Housing Contribution will be used
to purchase land for new affordable rental housing projects.

The applicant will be required to register a Section 219 Restrictive Covenant to address the
City’s needs with respect to the City’s Affordable Housing Strategy.



Staff Report to Council Planning & Development Report

Application No.: 7918-0145-00 Page 16

Public Art Policy

e The applicant will be required to provide public art, or register a Restrictive Covenant
agreeing to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address
the City’s needs with respect to public art, in accordance with the City’s Public Art Policy
requirements. The applicant will be required to resolve this requirement prior to
consideration of Final Adoption.

PUBLIC ENGAGEMENT

e Pre-notification letters were sent on January 19, 2022 and on April 17, 2023, and the
Development Proposal Signs were installed on January 20, 2022. At the time of writing this
report, staff received two (2) responses from a neighbouring resident (staff comments in
italics):

0 Concern that the site should be developed as single-family lots similar to the adjacent
development to the west (Development Application No. 7917-0003-00) and the single
family dwellings to the north, across 100 Avenue.

(The site is designated ‘Low Density Townhouse 12 — 15 UPA Gross’ in the Abbey Ridge
LAP and is intended to accommodate townhouse development. The LAP amendment is
being sought to increase townhouse density (by 4 UPA) while still accommodating a
Highway 1 landscape buffer, mature tree retention, and a riparian area within the site.

The single family lots to the west of the subject site were originally designated for
medium density single family homes or townhouses. Development Application No. 7917-
003-00 sought a LAP Amendment to redesignate the site from ‘Urban Residential 8 - 10
UPA’ or ‘Low Density Townhouse 12 - 15 UPA Gross’ to ‘Single Family Residential (4-6
upa), which facilitated less density than was originally designated in the Abbey Ridge
LAP.

The subject application follows the intent of the LAP in terms of townhouse form, as
well as landscape buffering from Highway 1, and tree and riparian protection. The
proposal is an appropriate transition from Highway 1 to the single family residential lots
north of 100 Avenue.)

0 Concern about impacts of the development on street parking in the area.

(The applicant is providing more parking spaces than what is required by the Zoning
Bylaw, including additional visitor parking spaces.)

e Information regarding the subject development application was sent to the Fraser Heights
Community Association (FHCA) through the prenotification process. At the time of writing
this report, staff did not receive a response from the FHCA but understand the FHCA had
responded directly to the applicant indicating support in principle for the proposal.

e Staff understand the applicant worked with the FHCA at the time of pre-application and
initial application review to address concerns raised by the FHCA including: the provision of
more visitor parking stalls than what is required by the Zoning Bylaw and the provision of
more traditional style townhomes and building materials versus modern styling.
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DEVELOPMENT PERMITS
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement

e The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA)
for Streamside Areas in the OCP, given a number of ditches at the north, south, and bisecting
the site. The Sensitive Ecosystems (Streamside Areas) Development Permit is required to
protect aquatic and terrestrial ecosystems associated with streams from the impacts of
development.

e An Ecosystem Development Plan (EDP) (dated May 4, 2021) and a Highway 1 Ditch Technical
Memo (November 18, 2021), prepared by Mark Gollner, R.P. Bio., of Marlim Ecological
Consulting Ltd., were reviewed by staff and found to be generally acceptable, with some
modifications to content and format of the EDP still required. The finalized report and
recommendations will be incorporated into the Development Permit.

e The Sensitive Ecosystem Areas on the site include:
0 A Class C (green-coded) ditch within the south road allowance of 100 Avenue as per
the QEP.
0 A Class B (yellow-coded) ditch running north/south through the site, along the east
property line of 17380 - 100 Avenue; and
0 A Class C (green-coded) ditch along the north of Highway 1, which functions
exclusively for Highway 1 road runoff.

¢ Inaccordance with Part 7A Streamside Protection setbacks of the Zoning By-law, a Class B
(yellow-coded) ditch requires a minimum streamside setback of seven (7.0) metres, as
measured from the top of bank. On the west side of the ditch, the applicant has proposed a
variance to reduce the minimum setback area from 7.0 metres to a minimum of 3.5 metres
(Appendix VII). The reduction is proposed to allow functional rear yards for the townhouse
units which back onto the ditch (Buildings 2 and 3).

e To compensate for the reduction in the streamside setback area on the west side of the ditch,
the applicant has proposed to increase the streamside setback area on the east side of the
ditch to approximately 9 metres to 11 metres from top-of-bank.

e The applicant proposes to remove 102.5 square metres of riparian area on the west side of the
ditch, and add 101.7 square metres of setback area on the east side of the ditch. The net loss of
0.8 square metres is further mitigated through the retention of existing trees along the
southeast of the watercourse, as part of the outdoor amenity area. The proposed setbacks
accommodate nearly the same overall protected area as would be required under Part 7A of
the Zoning Bylaw and allow for a functional site.

e The Class B ditch riparian area will be protected through the registration of a Restrictive
Covenant for Sensitive Ecosystem protection to ensure safeguarding and maintenance of the
Protection Area in perpetuity, in compliance with the OCP.

e A culverted ditch crossing is proposed within the Class B ditch, to complete the internal drive
aisle network and provide vehicular access to the east portion of the site. The crossing will
impact ~150 square metres, ~64 square metres of which is within the SPEA. The total
impacted area (~151 square metres) will be compensated with a 1:1 planting ratio, within the
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western bank (setback area) of the Class B ditch (Appendix VII). Staff note an updated WSA
Approval will be required to undertake the crossing works in the window of (August 1** -
September 15" 2023 or 2024).

e A second ditch is located along the north property boundaries of the properties 17418 and
17430 — 100 Avenue. The ditch is classified on COSMOS as Class C (green-coded) ditch from
the eastern extent of 17430 - 100 Avenue and transitions to a Class B (yellow-coded) ditch just
east of the west property line of 17418 - 100 Avenue.

e A third ditch is south of the subject properties, and is shown on COSMOS as a Class C (green-
coded) ditch. As per the Technical Memo submitted by the QEP (November 18, 2021), even
after a recent atmospheric river rainfall event >100 mm of rainfall over a 48 hour period, there
was no flow in the ditch. As per the Technical Memo prepared by the QEP, this ditch does not
meet WSA stream definition and functions solely for Highway 1 runoff.

¢ No additional protection or compensation measures are proposed for the Highway 1 north
ditch at this time. All development is setback greater than 7.0 metres from the site (which
would exceed the presumed 2 metre RAPR setback requirements for a Class B ditch). The
development site is separated from the Highway 1 north ditch by the 7.0 metre landscape
buffer, as well as an existing highway sound barrier which is approximately 1 metre south of
the subject property and 3.8 metres north of the ditch’s top-of-bank.

Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character and is
also subject to the urban design guidelines in the Abbey Ridge Local Area Plan (LAP).

e The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP and the design guidelines in the Abbey Ridge Local Area Plan
(LAP).

e The proposed 45-unit townhouse project consists of ten (10) three-storey buildings with
garages accessed internally. The buildings throughout have between four (4) and six (6) units
per building. The average number of units per building is five (5).

e The townhouse units range in size from 136 square metres to 212 square metres, comprised of
three (3) and four (4) bedroom units.

e The applicant is providing additional vehicular parking spaces. Surrey Zoning Bylaw No. 12000
requires 10 visitor parking stalls; the applicant is providing 15.

e No tandem parking is proposed within the site. All 45 townhouses units include an attached
side-by-side garage on the ground floor.

e For Buildings 8, 9 and 10, which front 100 Avenue, no bedrooms are proposed on the ground
floor, fronting the street.

e The tudor-style townhouses is suitable for Abbey Ridge, and the proposal has incorporated
previous comments from Fraser Heights Community Association regarding design. The



Staff Report to Council Planning & Development Report

Application No.: 7918-0145-00 Page 19

development utilizes brick veneer, hardie panel siding and natural oak wood for visual
interest.

Landscaping

e The Abbey Ridge LAP identifies the southern portion of the site as a 15-metre wide Landscape
Buffer area to mitigate the potential noise and visual impacts of Highway 1.

e The applicant is proposing a reduced 7-metre-wide landscape buffer along the south property
line. The landscape buffer will be on private property and will be comprised of existing mature
trees, coniferous and deciduous trees and shrubs. A corresponding Section 219 Restrictive
Covenant is to be registered to secure installation and maintenance of the buffer and fence.

e The reduced buffer width is considered to have merit at this location given the incorporation
of a protected riparian area within the site, the retention of clusters of mature trees as part of

the landscape buffer, and the existing sound attenuation wall along this portion of Highway 1.

Indoor Amenity

e The one-storey indoor amenity building is located south of Building 3, adjacent to clusters of
mature trees and the outdoor amenity space. The amenity building is centrally located within
the site and is easily accessible via the walkways running through the site.

e Based on the Zoning By-law requirement of three (3) square metres per dwelling unit for
indoor amenity space, the proposed development requires 135 square metres of indoor
amenity. The applicant has exceeded the Zoning By-law requirement, with the provision of
147 square metres of indoor amenity. Staff have requested more information regarding the
programming of the indoor amenity building as a condition of final approval.

Outdoor Amenity

e The outdoor amenity area is south of Building 3, and is adjacent to the Class B ditch riparian
area, the landscape buffer at the south of the site, and the indoor amenity building. The
outdoor amenity area provides a natural canopy from the retention of mature trees, and also
incorporates an open space area.

e Based on the Zoning By-law requirement of three (3) square metres per dwelling unit for
outdoor amenity space, the proposed development requires 135 square metres of outdoor
amenity. The applicant has exceeded the Zoning By-law requirement, with the provision of
241 square metres, nearly double the requirement.

o Staff have requested more information with regard to the programming of the outdoor
amenity space, as a condition of final approval.
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Outstanding Items

e There are a limited number of Urban Design items that remain outstanding, and which do not
affect the overall character or quality of the project. These generally include:

0 Reduction in the massing of Buildings 1, 8, 9 and 10, which front single-family uses;

0 Provision of a more encompassing context plan to illustrate neighbouring buildings on
adjacent lots, noting heights and setbacks;

0 Provision of Site Sections showing the buildings relationships to the streets, riparian,
amenity space, and each other.

= Site Sections to show stepped buildings, retaining walls, steps, and other
grading conditions;

0 Provision of a Base Plan, showing existing and new property lines, corner cuts,
statutory rights-of-ways, and easements with dimensions;

0 Provision of more visitor bicycle parking stalls near the outdoor amenity area; and

0 Further refinement on the programming of the outdoor amenity space.

e The applicant has been provided a detailed list identifying these requirements and has agreed
to resolve these prior to Final Approval of the Development Permit, should the application be
supported by Council.

TREES

e Jeff Ross, ISA Certified Arborist of Mike Fadum and Associates 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 Species:

Tree Species Existing Remove Retain
Alder and Cottonwood Trees
Alder / Cottonwood | 23 | 19 | 4
Deciduous Trees
(excluding Alder and Cottonwood Trees)
Ash 1 1 0
Beech, European 2 2 o)
Birch, Paper 1 1 0
Cherry Sp. 1 1 0
Cherry, Bitter 3 3 0
Maple, Bigleaf 3 3 0
Maple, Japanese 4 3 1
Magnolia Sp. 2 2 0
Oak, Red 1 o) 1
Willow, Weeping 2 2 o
Coniferous Trees

Cedar, Blue Atlas 1 0 1
Cedar, Western Red 18 14 4
Cedar, Yellow 1 1 0
Cedar, Zebra Red 1 1 0
Douglas-fir 30 24 6
Hemlock, Western 3 3 o
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Pine Sp.

Pine, Scots

Pine, White

Spruce, Colorado Blue

Spruce, Blue

Spruce, Sitka

Redwood, Giant
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Total (excluding Alder and
Cottonwood Trees)

Additional Trees in the proposed
Riparian Area

18

15

Total Replacement Trees Proposed
(excluding Boulevard Street Trees)

111

Total Retained and Replacement Trees

124

Contribution to the Green City Program

$20,800

The Arborist Assessment states that there are a total of 85 mature trees on the site, excluding
Alder and Cottonwood trees. Twenty-three (23) existing trees, approximately 21 % of the total
trees on the site, are Alder and Cottonwood trees. It was determined that 13 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.

Table 1 includes an additional 18 protected trees that are located within the proposed riparian
area. The trees within the proposed riparian area will be retained, except where removal is
required due to hazardous conditions in accordance with the Tree Protection Bylaw, under
the guidance of the project Qualified Environmental Professional, and efforts will be made to
“wildlife” the trees.

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 163 replacement trees on the site. Since only 111 replacement
trees can be accommodated on the site, the deficit of 52 replacement trees will require a cash-
in-lieu payment of $20,800, representing $400 per tree, to the Green City Program, in
accordance with the City’s Tree Protection By-law.

In addition to the replacement trees, boulevard street trees will be planted on 100 Avenue and
173A Street. This will be determined by the Engineering Department during the servicing
design review process.

In summary, a total of 124 trees are proposed to be retained or replaced on the site with a
contribution of $20,800 to the Green City Program.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Block Plan, Site Plan, Building Elevations, Landscape Plans and Perspective
Appendix II. Engineering Summary

Appendix III. School District Comments

Appendix IV. Summary of Tree Survey and Tree Preservation

Appendix V. NCP Plan

Appendix VI. OCP Redesignation Map

Appendix VII. Streamside Protection Area Plan

Appendix VIII.  Development Variance Permit No. 7918-0145-00

approved by Ron Gill

Don Luymes

General Manager

Planning and Development
MS/ar
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‘SCHEDULE OF FINISHES.

SMOOTH FINISH HARDIE PANEL SIDING WITH HARDIE.
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212" FASCIA BOARD PAINTED TO MATCH BENJAMIN
IOCRE GRAPHITE - 1603

Provcr:
PROPOSED TOWNHOUSE
DEVELOPMENT

17418 & 17380 - 100th AVENUE,
SURREY, BC

ouen:
DREAM CASTLE HOMES LTD.
#201 7928 128th STREET
SURREY, BC

COPYRIGHT RESERVED. _ THIS PLAN AND DESION ARE, AND AT ALL
NG AND CANNOT 52 USED OR REPRODUGED WITHOLT THE.

ETAL
VOORE GRAPHITE - 1603

PANTED VINYL WINDOWS COLOR TO MATCH
BENJAMINMOORE GRAPHITE - 1603

PHALT 8K

'S0LID CORE WOOD DOORS PAINTED TO VATCH
BENJAMINMOORE GRAPHITE - 1603

POVIDER COATED (COLOR TO ATCH BENJWMIN
IOORE GRAPHITE - 603) ALUMINUM RAILING WITH
SAFETY GLASS (CLEAR)

SHEETTTLE: 05/09/2023
ELEVATIONS
s

A-411 K










TREE PROTECTION FENCING

TREE PROTECTION ZONE

‘/ﬂw NE

TREE NUMBER - SEE ARBORIST REPORT

mummmHHH
WHHHH\HHHH
EX CONGReTE

TREES

DECIDUOUS TREE

F BROADLEAVED
&DECIDUOUS SHRUBS

| |
| | 100th AVENUE I
— (PROPOSED UNDER PROECT 755 0157-00)| 2 200 SAN (PROPOSED UNDERLPROIECT 7816-0197-0) 00 S (PRCPOSFD NGER PRQuECT T8te
e o o Pkt 85 0700 | ENUE. e oo g DO RO T3] T i A A
v [ o cormucT shEmAK
— oy Qv CRApE i
z@ VLf %Muvwoory@@‘ {50 — o
. S 5 FE RBASSESS WITH : -2 ~ . B
: FRE SonDED LA g L ORVENT AND' 1\ i §Qu,gmwm i
; < Rban & N ; SOD0ED LY
f 473 A WOOD PICKE]
o = e e e > - - N N PICEA OMORIKA BRUNS'
; e N A 07 5473 \ : P NP e REM
. ; = go i (R : Rl |\ E
y o
En Fr
g 8 Ay
90 S e X £, «
§ g N Y MFE /] MFE MFE MFE MFE IFE MFE MFE MFE
Bl AE 61,00! 61,05 61,10 6; 61,20 6140 6, ! 62,00
B ) U b N
J X AEN /) 1 i
— t— ¥ — —r T—
gl concaere - s ] 0 <> L]
HEH RESTRANT W spraLT PAVNG. E0ED s @ i TS
FAVEL UNDER
3 |3 DN Y el enone VSITRS STALLS SODDED LAWN
e %= ¥ awon [ [MHT. ALUM. FENC] OGS | ceruesote pavers N\
Y ] o~ / : N
g : £ N
‘CONGRETE PATH. N | L] f }\
W Y H S 1.8M HT. WOOD FENCE
m MFE MY N B\ M| 2
61.10 d H "\ 61.15 -
g i 1 N
/ o MFE 3 M 1M KT, WOOD PICKET FENCE
MiFWED 2 < Hac 61, | AR 61.40 ui MFE N
| ) - 61.65 - £x TREES TOBE
WIE L ARBORIST RePoRT
@ — 3 61.5 MFE - |
i HE H A 2.80) 2
. s g2 o =
%34 \| |
M g g 61.35 AspHALT \ MFE - <
% 61.10) a6l NS PAVING | 61.7 — T
MFE: =S - N
1.10 kL ( s Fence
2 ARGUND TReE
- 3878 d > GROUPING
RS -
ey MF il
MFE: MFE 3879 s 51.45 -
6110 | 61.10 i ) 1
%ouioers "B e |
“ 4 \ 61.5 H E
e frioa Locs \ : u
\
1.10 ‘@ il FE >
61.10 -
N I /
MFE A
4 MFE N
) 62.25 X
= WFE: \
LK | 5215 MFE A
S | 49)7 48-3465 ey U 2.40) N
FS——  49-3464 v e J H 2
PSEUDOTSUGA MENZIESIF >~ - . LIQUIDAMBAR STYRACIFLUA
\ i T EMERALD SENTINEL'
z@ MFE 3
) ) 2.5 Ny
THUJA PLICATA EXCELSA \ - 5 L N
& WF I A\
120 . BERM - ] MFE] | \

SECTION A-A
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PLANT SCHEDULE NG PROJECT NUMBER: 16054
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'SPECIFIED AS PER CNLA STANDARD. BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES. * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER

MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS. * SEARCH AND

REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR

‘OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT

'SOURCE OF SUPPLY. AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT

PRIOR TO MAKING TOTHE

WILL BE REJECTED. ALLOW A MINIMUM OF FIVE D/

AYS PRIOR TO DELIVERY

FOR REQUEST TO SUBSTITUTE. SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF

AVAILABILITY. ALL LANDSCAPE MATERIAL AND WORKMANSHIP
PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSER)

MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. ALL
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APPENDIX Il
INTER-OFFICE MEMO

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

FROM: Development Services Manager, Engineering Department
DATE: August 02, 2022 PROJECT FILE: 7818-0145-00
RE: Engineering Requirements

Location: 17380, 17418, and 17430 100 Avenue
OCP AMENDMENT/LAP AMENDMENT

* Provide downstream storm and sanitary systems analysis, and address constraints as
required.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
* Dedicate 1.942 m along 100 Avenue.
* Dedicate 3.0 m x 3.0 m cornet cut at 100 Avenue and 173B Street.
* Dedicate 5.5 m along 173B Street and 14.0 m radius cul-de-sac.
* Dedicate minimum 5.0 m corridor south of cul-de-sac to Hwy 1.
* Register 0.5 m Statutory Right-of-Way (SRW) along 100 Avenue and 173B Street frontage.

Works and Services
» Construct south side of 100 Avenue.
» Construct east side of 173B Street with cul-de-sac.
* Construct storm, sanitary, and water service connection to the lot.
* Construct on-site stormwater mitigation features as determined through detailed design.
* Register applicable legal encumbrances on the lot.
* Provide copy of all third party approvals required through detailed design.
* Payall applicable fees and charges against the properties.

A Servicing Agreement is required prior to Rezone/Subdivision.
DEVELOPMENT PERMIT

There are no engineering requirements relative to issuance of the Development Permit other than
those stated above.

Jeff Pang, P.Eng.
Development Services Manager
AY

NOTE: Detailed Land Development Engineering Review available on file



Department: Planning and Demographics
Date: April 5,2023
Report For: City of Surrey

Development Impact Analysis on Schools For:
Application #: 18 0145 00

The proposed development of 45 Townhouse units
are estimated to have the following impact on elementary and secondary schools
within the school regions.

APPENDIX III

Summary of Impact and Commentary

The following tables illustrate the historical, current and future enrolment projections
including current/approved ministry operating capacity for the elementary and secondary
schools serving the proposed development.

|Schoal-aged children population projection 38
Bothwell Elementary 10 year enrolment projections show a growth trend that can be attributed to
the increased density being considered along the bluff to the east of Highway 17 (South Fraser
Proj d Number of 1 From This Develop In: Perimeter Road). With Highway 17 dissecting the Bothwell catchment, as part of the District’s
Elementary School = 21 2023/2024 Capital Plan submission to the Ministry, the District is requesting to purchase a new site in
Secondary School = 11 the new Abbey Ridge area in the next 3-5 years: followed by, building a new elementary school after
Total Students = 32 2030. There has been no Ministry funding approval for these project. Until then, enrolment growth

Current Enrolment and Capacities:

Bothwell Elementary

Enrolment 276
Operating Capacity 294
# of Portables 1

Fraser Heights Secondary

Enrolment 1535
Operating Capacity 1200
# of Portables 8

at Bothwell elementary will be accommodated by portables.

Fraser Heights Secondary is the only secondary school that serve the communities located on the
north side of Highway 1. The school is currently operating at 128% capacity. The school’s 10 year
projections show enrolment to continue at this level and potentially grow as the Bothwell and Abbey
Ridge communities start to build. As a result, the District has requested as part of their 2023/2024
Capital Plan submission to the Ministry a 500 capacity addition for the school, targeted to open in
2029. There has been no Ministry funding approval for this project.

Bothwell Elementary

380

360

340

320

2020 2021 2022 2023 2024

2026 2027 2028 2029 2030 2031 2032
Capacity

Fraser Heights Secondary

1800

1600

1200

1000

800

600

400

200
2020 2021 2022 2023 2024

—&—Enrolment

W ° —— N —
* —o- —— <
1400

2026 2027 2028 2029 2030 2031 2032

Capacity

Population : The projected population of children aged 0-17 impacted by the development.
Enrolment: The number of students projected to attend the Surrey School District ONLY.




MIKE FADUM AND ASSOCIATESLTD.
VEGETATION CONSULTANTS

APPENDIX IV

Tree Preservation Summary

Surrey Project No: 18-0145-00

Address: 17380/17418-100 Ave
Registered Arborist: Jeff Ross #PN-7991A & Rhythm Batra PN-8932A

On-Site Trees Number of Trees
Protected Trees Identified
(on-site and shared trees, including trees within boulevards and proposed streets 108
and lanes, but excluding treesin proposed open space or riparian areas)
Protected Trees to be Removed 91
Protected Trees to be Retained 17
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
19 Xone (1) =19
163
- All otherTrees Requiring 2 to 1 Replacement Ratio
72 Xtwo (2) = 144
Replacement Trees Proposed 111
Replacement Trees in Deficit 52
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] 15
Off-Site Trees Number of Trees
Protected Off-Site Trees to be Removed 0
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
0Xone(1)=0
0
- All other Trees Requiring 2 to 1 Replacement Ratio
0Xtwo(2) =0
Replacement Trees Proposed NA
Replacement Trees in Deficit NA

Summary reportand plan prepared and submitted by: Mike Fadum and Associates Ltd.

At oo
e T

Signature of Arborist:

Date: March 18, 2022

Mike Fadum and Associates Ltd.
#105, 8277-129 Street, Surrey, BC, V3W 0A6
Phone 778-593-0300 Fax 778-593-0302
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Amendment to the Abbey Ridge LAP to redesignate a portion
of the site (17418, 17430 &17380 100 Avenue) from '‘Urban
Residential 8-10 UPA or Low Density Townhouse 10-15 UPA
GrossTtransition' and ‘Low Density Townhouse 12 - 15 UPA
Gross’ to ‘Low Density Townhouse 15 — 20 UPA Gross’.
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crossing between the properties 17380
100 Ave and 17418 100 Ave.

' Setback
|
|

\ Proposed Ditch Crossing
/(No SPA adjustments north of new road)

1:1 Compensation infill planting (~151m2)
will occur within ~290m2 of the 7m SPA/
2m SPEA in compensation for the stream

Legend:
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Ditch Centerline

Top of Bank (TOB)

7m SPA

2m SPEA
Compensation Planting
Increased SPA Area
Measurements
Impacted SPA Area
(Driveway)

Reduced SPA Area

Summary Table
West SPA Area: 575.12m?
East SPA Area: 578.92m”
| Total SPA Area: 1,154.04m]|
Reduce SPA Area: -102.5 m?
Increased SPA Area: +101.7 m?
| Net SPA Area: | -0.80)|
West SPA Width Range 4.5-5m
(Including SPA Reduction):
East SPA Width Range 9-11m
(Including SPA Increase):

Project #:

Phone: 604-531-4338 Website: www.marlimecological.com  Email: mail@marlimecological.com

Figure 1: Streamside Protection Area Plan 396.20.02
17380 100™ Avenue Surrey Date:

April 2023
MarLim Ecological Consulting Ltd. Page:
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APPENDIX VIII
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7918-0145-00

Issued To:
(the Owner)
Address of Owner:
1. 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: 010-136-550
Lot 1 Section 6 Township 9 New Westminster District Plan 15842 Except:
Plans 28296 and EPP5097
17418 100 Ave

Parcel Identifier: 000-487-201
Lot 2 Section 6 Township 9 New Westminster District Plan 15842
Except Plan 28296 and Plan EPP5098
17430 100 Ave

Parcel Identifier: 005-787-092
Parcel "A" (W155601E) Lot 4 Section 6 Township g New Westminster District
Plan 20497 Except Plan EPP5096
17380 100 Ave

(the "Land")

3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert
the new legal description for the Land once title(s) has/have been issued, as
follows:

Parcel Identifier:




-2-

(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:

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

(@) In Section B.1 of Part 7A “Streamside Protection”, the minimum distance (streamside
setback area) from top of bank of a Class B ditch is reduced from 7.0 metres to 3.5
metres, on the west side of the ditch.

This development variance permit applies to only the portion of 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.

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 - Brenda Locke

City Clerk - Jennifer Ficocelli



| Schedule A
Proposed Ditch Crossing
/(No SPA adjustments north of new road)
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Summary Table
West SPA Area: 575.12m?
Ditch Centerline East SPA Area: 578.92m?
Top of Bank (TOB) | Total SPA Area: 1,154.04m]|
7m SPA Reduce SPA Area: -102.5 m?
2m SPEA
Compensation Planting Increased SPA Area: +101.7 m?
Increased SPA Area I Net SPA Area: I -0.80
| ted SPA A (Including SPA Reduction):
mpacte rea East SPA Width Range 9-11m
(Driveway) (Including SPA Increase):
Reduced SPA Area
. . . Project #:
Figure 1: Streamside Protection Area Plan 396.20.02
17380 100™ Avenue Surrey Date:
April 2023
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