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RECOMMENDATION SUMMARY
e By-law Introduction and set date for Public Hearing for Rezoning.
e Approval to draft Development Permit for Form and Character.

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e None.

RATIONALE OF RECOMMENDATION

e The proposal complies with the Urban and Industrial designations in the Official Community
Plan (OCP).

e The proposal complies with the Development Permit requirements in the OCP for Form and
Character.

e Council previously reviewed this application in 2019. A Planning & Development Report was
forward to Council for its consideration on July 22, 2019 (Appendix VI). Staff expressed
concern regarding the conversion of industrial land to allow for commercial development, and
indicated that there are ample opportunities for commercial development in other areas of
Newton, such as the Central Newton Cultural Commercial District. At the Regular Council -
Land Use meeting on July 22, 2019, Council agreed with staff’'s recommendation by passing a
resolution (Res.R19-1366) to refer the application back to staff to work with the applicant to
consider major revisions to the proposal that are consistent with the intent of the OCP and
RGS.

e At the Regular Council - Land Use meeting on September 16, 2019, A Notion of Motion was
submitted to rescind resolution Res.R19-1366 and reconsider the subject application, including
the commercial buildings on 76 Avenue. At the September 16, 2019 meeting, Council directed
staff to work with the applicant to review the proposed project in detail (including for issues
related to site planning, tree retention, building design, impacts to road networks, etc.), and
once all issues are resolved, bring the project back to Council for consideration (RES.Ri9-

1574).

e Staff have been working with the applicant to resolve the issues, as directed by Council in
September 2019. Since the time that the application was originally considered by Council, the
applicant has made modifications that ensure that the proposal is now compliant with the
Regional Growth Strategy (RGS) and Official Community Plan (OCP) and thus plan
amendments are no longer required.
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RECOMMENDATION
The Planning & Development Department recommends that:
L A By-law be introduced to rezone proposed Blocks A and B as shown on the attached

Survey Plan (Appendix I) from "Single Family Residential Zone (RF)" and “One Acre
Residential Zone (RA) to "Comprehensive Development Zone (CD)".

2. A By-law be introduced to rezone proposed Block C as shown on the attached Survey Plan
(Appendix I) from “One Acre Residential Zone (RA)” to "Light Impact Industrial Zone
(IL)".

3. Council authorize staff to draft Development Permit No. 7916-0493-00 generally in

accordance with the attached drawings (Appendix I).

4. Council approve Development Variance Permit No. 7916-0493-00 (Appendix V) varying
the following, to proceed to Public Notification:

(@) to reduce the minimum north setback of the IL Zone from 7.5 metres to 4.6
metres.

5. 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) resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

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

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

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

(g) 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

(h) registration of a Section 219 Restrictive Covenant for “no build” on proposed Lot 3
until future development with the lot to the west of the subject site.
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SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone
Subject Site 1 single family Industrial & Urban | RA & RF
home and vacant
land
North: Industrial Industrial & Urban | IL & RF
East: Industrial Industrial & Urban | CD (Bylaw No.
15399), CG-1, RF
& C-4
South (Across 76 Avenue): Single Family Urban RF-SS
Residential
West Single Family Urban RF
Residential

Context & Background

e The four subject properties are 1.1-hectare (2.74 acre) in total area and located at 12725, 12741,
12749 and 12759 76 Avenue. The site is zoned "Single Family Residential (RF)" and "One Acre
Residential (RA) Zone" and designated Industrial and Urban in the Official Community Plan
(OCP). The site is designated General Urban and Industrial in Metro Vancouver’s Regional

Growth Strategy (RGS).

o Thessite is located in a transitional area, with industrial development to the north and east,
and residential development to the south and west. There is a current development
application to the immediate east of the subject site, Development Application No. 7920-0041-
oo. This application is for a mixed-use building at the corner of 76 Avenue and 128 Street,
with commercial at the ground level and three (3) levels of rental apartments above. This

application has not yet been considered by Council.

¢ Council previously reviewed this application in 2019. A Planning & Development Report was
forward to Council for its consideration on July 22, 2019 (Appendix VI). Staff expressed
concern regarding the conversion of industrial land to allow for commercial development, and
indicated that there are ample opportunities for commercial development in other areas of
Newton, such as the Central Newton Cultural Commercial District. At the Regular Council -
Land Use meeting on July 22, 2019, Council agreed with staff’s recommendation by passing a
resolution (Res.R19-1366) to refer the application back to staff to work with the applicant to
consider major revisions to the proposal that are consistent with the intent of the OCP and

RGS.

e At the Regular Council - Land Use meeting on September 16, 2019, A Notion of Motion was
submitted to rescind resolution Res.R19-1366 and reconsider the subject application, including
the commercial buildings on 76 Avenue. At the September 16, 2019 meeting, Council directed
staff to work with the applicant to review the proposed project in detail (including for issues
related to site planning, tree retention, building design, impacts to road networks, etc.), and
once all issues are resolved, bring the project back to Council for consideration (RES.R19-

1574).
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e Staff have been working with the applicant to resolve the issues, as directed by Council in
September 2019.
DEVELOPMENT PROPOSAL
Planning Considerations
e The applicant is proposing the following:
o torezone proposed Blocks A and B as shown on the Survey Plan attached as Appendix
I from “One-Acre Residential Zone (RA)” and “Single Family Residential Zone (RF)” to
“Comprehensive Development Zone (CD)” (based on “Neighbourhood Commercial
Zone (C-5)” and “Light Industrial Zone (IL)”);
o torezone proposed Block C as shown on the Survey Plan attached as Appendix I from
“One-Acre Residential Zone (RA)” to “Comprehensive Development Zone (CD)”

(based on “Light Industrial Zone (IL)”);

o aForm & Character Development Permit to facilitate the development of three (3)
industrial buildings and two (2) commercial buildings;

o a Development Variance Permit (DVP) to reduce the front yard setback (north) of the
IL Zone for proposed Building 5 on proposed Lot 2; and

o asubdivision from 4 existing lots to 3 new proposed lots in a different configuration.
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e Proposed Lot 3 will remain zoned “Single Family Residential Zone (RF)”. The intention is for
this linear lot along the western property line to be consolidated with the property abutting to
the west, at 12711 76 Avenue, and subdivided into single family lots. A No Build Section 219
Restrictive Covenant is required to be registered on proposed Lot 3 in order to facilitate this
future consolidation and redevelopment.

Proposed Industrial Uses

e There are three industrial buildings proposed on the subject site (Buildings 3, 4 and 5). These
buildings are located on the north portion of the property, and are proposed as multi-tenant
warehouses. The industrial uses proposed on this portion of the site are consistent with the
Industrial land use designation in both the OCP and RGS.

Proposed Residential Use

e The site plan proposes one residential remnant lot along the west property line (proposed Lot
3), which would ultimately be consolidated with the lands to the west for future development
into single family lots. The residential use proposed on this portion of the site is consistent
with the Urban land use designation in the OCP and with the General Urban designation in
the RGS.

Proposed Commercial Uses

e The commercial/office uses would be contained within Buildings 1 and 2 on proposed Lot 1,
which are located at the southern portion of the site along 76 Avenue and include uses such as
a sweet shop and restaurant, coffee shop, pharmacy, walk-in clinic, dentist’s office and
lawyer’s office. These uses are proposed within an area that is designated Industrial in both
the City’s OCP and the RGS (Metro Vancouver).

e In the previous proposal, which is shown in the Planning & Development Report dated July
22, 2019 (Appendix VI), the commercial buildings were setback approximately 23 metres from
76 Avenue, and surface parking was proposed along the street. In the updated proposal, these
buildings have been relocated further south along the frontage so that they activate and have
a better interface with the street. The surface parking is proposed on the north side of the
building away from the public realm. By moving the buildings further south, they are fully
contained within the portion of the site that is designated Urban in the OCP.

e The proposed commercial uses are consistent with those permitted within the C-5 Zone,
which is allowed in the Urban designation. Therefore, OCP and RGS amendments are not
required, and the proposal is compliant with both.

Proposed Lot 1 Proposed
Lot Area
Gross Site Area: 9,023 m*
Road Dedication: 661 m>
Net Site Area: 8362 m*
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Proposed Lot 1 Proposed
Building Height: Building 1: 13.2 m
Building 2:13.5 m
Building 3: 1.5 m
Building 4:12.8 m
Floor Area Ratio (FAR): 0.6
Floor Area

Commercial: 2,733.6 m*

Industrial: 2,301.6 m*

Total: 5,035.2 m>
Proposed Lot 2 Proposed
Lot Area

Gross Site Area: 2,054 m?

Road Dedication: 31m?

Net Site Area: 2,023 m*
Building Height: Building 5:13.8 m
Floor Area Ratio (FAR): 0.59
Floor Area

Industrial: 1,177.83

Total: 1,177.83
Proposed Lot 3 Proposed
Lot Area

Gross Site Area: 2,057 m*

Road Dedication: 30 m?

Net Site Area: 2,028 m?

Referrals

Engineering:

Surrey Fire Department:

Advisory Design Panel:

The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix II.

No concerns.

The commercial portion of the proposal was considered at the ADP
meeting on August 25, 2022 and was supported. The applicant has
resolved the outstanding items from the ADP review as outlined in
the Development Permit section of this report.

Any additional revisions will be completed prior to Council’s
consideration of Final Adoption of the rezoning by-law, to the
satisfaction of the Planning and Development Department.
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Transportation Considerations
e The subject site is located between 76 Avenue (Collector road) and 76A Avenue (Local road).
Approximately 1.9 metres width of dedication is required on 76 Avenue, and dedication on

76A Avenue is required in order to complete the partially existing cul-de-sac.

e The proposal has vehicular site access from both 76 Avenue to the south and 76A Avenue to
the north.

e The nearest transit route is Route No. 323 - Newton Exchange / Surrey Central, on 128 Street,
approximately 75 metres from the subject site.

e 76 Avenue is a bike route with bike lanes.
Sustainability Considerations

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

POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

e The proposal complies with the General Urban and Industrial designations in the RGS.
Official Community Plan

Land Use Designation

e The proposal complies with the Urban and Industrial designations in the OCP.

Themes/Policies

e Theme E: Economy - Policy E1.1: Ensure a sufficient supply of employment lands in Surrey,
including designated industrial lands, to meet the current and future needs of the local and
regional economy.

The proposal is consistent with the Industrial and Urban designations in the OCP and will
generate employment.

Site Zoning
e The applicant proposes to rezone proposed Blocks A and B from RA and RF to CD (based on

C-5 and IL), and proposed Block C from RA to IL. Proposed Lot 3 will retain its existing RF
zoning.
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Lot1

e The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate the
proposed buildings and uses on proposed Lot 1. The proposed CD By-law for the proposed
development site identifies the uses, densities and setbacks proposed. The CD By-law will
have provisions based on the "Light Impact Industrial Zone (IL)" and the "Neighbourhood

Commercial Zone (C-5)".

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
C-5 Zone, IL Zone and the proposed CD By-law is illustrated in the following table:

commercial uses
(see C-5 Zone for
details)

Zoning Cs ZO;S Ue ) Loz (Fenidl) Proposed CD Zone
Floor Area Ratio: 0.5 1.0 0.6
Lot Coverage: 50% 60% 50%
Yards and Setbacks 7.5 m from all lot | 7.5 m from all lot South: 4.0 m
lines lines, or 0.0 m for North: 6.0 m or 0.om
one side yard East: 3.0 m or 0.om
setback West: 7.5 m
Principal Building 9.0m 18.om 14.0 m
Height:
Permitted Uses: Neighbourhood Light Industrial C-5 uses in Block A

uses (see IL Zone
for details)

IL uses in Block B

Parking (Part 5) Required Proposed
Number of Stalls
Commercial: 71 71
Industrial: 32 32
Total: 103 103

e The proposed FAR is slightly higher than what is permitted in the C-5 Zone, but substantially
lower than what is permitted in the IL Zone.

e The proposed lot coverage is according to the C-5 Zone.

e The permitted uses are consistent with the C-5 Zone for Block A, and the IL Zone for Block B.
For the commercial portion (Block A), neighbourhood pubs have been excluded, and eating
establishments have been restricted to a maximum of 150 square metres per individual
business. This is because the parking requirements are higher for larger eating establishments
and neighbourhood pubs, and the site cannot accommodate the increased parking

requirements.

Lot 2

e The table below provides an analysis of the development proposal in relation to the
requirements of the Zoning By-law, including the "Light Impact Industrial Zone (IL)" and

parking requirements.
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IL Zone (Part 48) ﬁzl;ll:llil:tezd 2ncion Proposed
Floor Area Ratio: 1.0 0.59
Lot Coverage: 60% 39%
Yards and Setbacks

North: 7.5 m 4.6 m

East: 7.5m 14.0 m

South: 7.5 M Or 0.0 m 0.0 m

West: 7.5 m 7.5 m
Height of Buildings

Principal buildings: 18.0 m 13.8 m
Parking (Part 5) Required Proposed
Number of Stalls

Industrial: 16 16

Total: 16 16

Setback Variance

e The applicant is requesting the following variance:

o to reduce the minimum north setback of the IL Zone from 7.5 metres to 4.6 metres
to the principal building face.

This proposed variance is supportable given the industrial interface to the north. The setback

from the street (the 76A Avenue cul-de-sac) is 14.0 metres.
e Staff support the requested variance to proceed for consideration.

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 0.25% 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 May 9, 2022, and the Development Proposal Signs were
installed on May 5, 2022. Staff received nine (9) responses from surrounding neighbourhood
residents.

e Two (2) respondents inquired about road improvements on 127 Street and cited traffic
concerns, especially at the intersection of 76 Avenue and 127 Street.

(This application includes an RF lot (proposed Lot 3). The intention is that this lot will be
consolidated with 12711 127 Street and developed into single family residential lots. Road
dedication and completion of 127 Street would be required as part of that future application.)
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Nine (9) respondents indicated opposition to the proposal, citing concern with the proposed
commercial and industrial uses in a residential area.

(The proposed industrial portion of the site is designated Industrial in the OCP and the RGS.
The portion on 76 Avenue is designated Urban, and the proposed commercial buildings comply
with this designation. The site is along a main road and close to an industrial area. Further,
proceeding with commercial development at this location was previously supported by Council
in September 2019, as discussed in the Background section of this report.)

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

The proposed development is subject to a Development Permit for Form and Character.

The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP.

The proposal includes five buildings: two (2) commercial buildings on 76 Avenue, and three
(3) industrial buildings in the northern portion of the property.

The applicant has worked with staff to move the proposed commercial buildings on 76
Avenue up to the street, providing good street frontage and public realm interface.

The commercial buildings are proposed to be constructed of high-quality materials, mostly
comprised of tilt-up concrete panels, storefront glazing, steel framed structure with composite
metal siding, grey brick veneer facades and metal shading canopies.

The main entry is at the corner of each of the commercial buildings, composed of a double
volume glazed lobby.

The industrial buildings are proposed to be constructed of tilt-up concrete panels, glazing,
and vertical aluminum siding.

Landscaping

The landscape design emphasizes pedestrian routes, and extensive landscaped space.

The landscape addresses best practices by providing large planting areas to ameliorate heat
sink, and limit water use requirements.

Plants have been selected to provide year-round interest through all seasons.

Three exterior amenity spaces for employees are provided which include bike racks, paving
and benches.

There is a 6 metre wide landscape buffer along the west side of the site in order to provide a
sensitive interface to the future single family lots to the west.
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Outstanding Items

e The only outstanding Urban Design item that remains outstanding is the relocation of the gas
meter along the east side to ensure an unobstructed 1.8 metre sidewalk along the building.

e The applicant has been notified of this required revision and has agreed to resolve it prior to
Final Approval of the Development Permit, should the application be supported by Council.

TREES

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

retention and removal by tree species:

Table 1: Summary of Tree Preservation by Tree Species:

Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Alder 33 33 0
Cottonwood 9 9 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Bitter Cherryl 7 6 1

English Holly 4 4 0

Birch 1 1 0

Ash 1 1 0

Maple 1 1 0

Cherry Plum 1 1 0

Willow 1 1 0

Black Poplar 1 1 0

Coniferous Trees

Douglas Fir 36 23 13

Western Red Cedar 1 5 6

Lawson Cypress 4 4 0]

Total (excluding Alder and

Cottonwood Trees) 68 48 20

Total Replacement Trees Proposed 3
(excluding Boulevard Street Trees) 9
Total Retained and Replacement Trees 109
Contribution to the Green City Program $19,600

e The Arborist Assessment states that there are a total of 68 mature trees on the site, excluding
Alder and Cottonwood trees. 42 existing trees, approximately 38% of the total trees on the
site, are Alder and Cottonwood trees. It was determined that 20 trees can be retained as part
of this development proposal. The proposed tree retention was assessed taking into
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consideration the location of services, building footprints, road dedication and proposed lot

grading.

e For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other
trees. This will require a total of 138 replacement trees on the site. Since only 89 replacement
trees can be accommodated on the site, the deficit of 49 replacement trees will require a cash-
in-lieu payment of $19,600, representing $400 per tree, to the Green City Fund, in accordance
with the City’s Tree Protection By-law.

e The new trees on the site will consist of a variety of trees including Palo Alto Sweet Gum,
Skyrocket Oak, Weeping Nootka Cypress, Paperbark Maple, and Red Shine Maple.

e In summary, a total of 109 trees are proposed to be retained or replaced on the site with a
contribution of $19,600 to the Green City Fund.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I.

Appendix II.

Appendix III.
Appendix IV.

Appendix V.

Appendix VI.

HK/ar

Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations,
Landscape Plans and Perspective

Engineering Summary

Summary of Tree Survey and Tree Preservation

ADP Comments and Response

Development Variance Permit No. 7916-0493-00

Initial Planning Report No. 7916-0493-00, dated July 22, 2019

approved by Shawn Low

Don Luymes
General Manager
Planning and Development
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INDUSTRIAL / OFFICE DEVELOPMENT

RE-SUBMISSION TO ADP

CITY OF SURREY FILE NUMBER # 16-0443
ADP MEETING DATE: AUG 25, 2022

12741 - 12759 T6th AVENUE, SURREY BC

DEVELOPMENT DATA Lot

SITE AREA:
GROSS: qTI2TSF. 2230 AC 9023 m2
ROAD: |23 SF. 0.64 AC 66l m2
NET: 40005 SF. 2,066 AC 8362 m2

FLOOR AREA - BUILDING |: (PROPOSED ZONING - CD)
COMMERCIAL: 6,086 SF. (5654 m2)

: 2434 SF. (2262 m2)
OFFICE: 4504 SF. (41865 m2)
RESIDENTIAL:  8lO SF. (152 m2)
CIRC/MECH.: 1053 SF. (414 m2)
TOTAL: 14867 SF. (1383.2 m2)

FLOOR AREA - BUILDING 2: (PROPOSED ZONING - CD)
COMMERCIAL: 892 SF. 4 m2)
MAX MEZZANINE: 2357 SF. (2140 m2)

OFFICE: 5|61 SF. (4814 m2)
CIRC/MECH.: 1I06 5F.  (102.6 m2)
TOTAL: 14536 SF. (1350.4 m2)
FLOOR AREA - BUILDING 3: (PROPOSED ZONING - IL)
INDUSTRIAL: 7)90 SF. (6614 m2)
MAX MEZZANINE: 2,&76 SF. (2672 m2)
CIRCMECH.: SF. (212m2)
TOTAL: |o,245 SF. (‘1563 m2)
FLOOR AREA - BUILDING 4: (PROPOSED Z -1
INDUSTRIAL: 9,797 SF. (qloz m2)
MAX MEZZANINE: 3419 SF. (364.1 m2)
CIRC/MECH.: T64 SF. (1.0 m2)
TOTAL: 14480 SF. (13453 m2)
FAR: 06 (54)96 SF)

LOT CcoV.: 36% (32010 SF)
PARKING (REQUIRED): NOTE: PARKING CALCULATION EXCLUDES STAIRWAYS & MEGHANICAL ROOMS
BUILDING |

COMMERCIAL (TOTAL): 23.8 SPACES (o sracs [ 00m2)
UPPER FLOOR OFFICE: 105 SPACES  (255races /100 n2)

CARETAKER SUITE: 2.0 SPACES (20 sPaces Fer oneLLING NT)
TOTAL: 36.3 SPACES
BUILDING 2

COMPERCIAL (TOTAL): 23.0 SPACES (05paces /100m2)
FLOOR OFFICE: 12.0 SPACES  (255paces /100 m2)

M

BUILDING 3
GROUND FLOOR INDUST. 6.7 SPACES  (seace/ioom2)
MEZZANINE: 6.1 SPACES _ (255rces /100 m2)
TOTAL: 134 SPACES

BUILDING 4
GROUND FLOOR INDUST. 4.l SPACES  aspace/oom)

INE: A.| SPACES  (255paces /100 m)

TOTAL: 182 SPACES

TOTAL PARKING REQUIRED: 1024 SPACES

PARKING (PROVIDED): 103 TOTAL SPACES

SMALL CAR (PROVIDED): 20 SPACES < 36 SPACES (35% OF TOTAL REQUIRED)

ENERGIZED ELECTRICAL OUTLET WILL BE PROVIDED FOR 20% OF COMMERCIAL
PARKING SPACES PER CITY OF SURREY OFF-STREET PARKING BY-LANW PART 5.

SETBACKS:
NORTH:  75m / 6.2M / O.OM (z£R0 SETBACK NoRTH OF BULDINS 3 ADJACENT T0 INDLSTRIAL LOT)
(6.2 SETBACK. NORTH OF BUILDING 4 CORNERS)
EAST: 3.0M / O.OM (7570 SETBACK EAST OF BULDING 4 - 12m LANDSGAFE EUFFER IN FHASE 1)
SOUTH:  4.0m
WEST: T5M  (NCLUDING &.0m LANDSCAPE BUFFER ALONG PROPERTY LINE)

DEVELOPMENT DATA Lot 2

SITE AREA:
: 22|07 SF. 0508 AC 2054 m2
ROAD: 328 SF. 0008 AC 3Im2

NET: 21,719 5F. 0500 AC 2023 m2
FLOOR AREA - BUILDING 5: (PROPOSED ZONING - IL)
INDUSTRIAL: 174603 S.F ('H'lb‘l m2)
OFFICE: .31 m2)
CIRC/MECH.: |aqa12 S.F (129.63 m2)
TOTAL: 12708.82 SF. (111183 m2)

FAR.: 054 (127109 5F)

LOT cov.. 3a% (B4le SF)

PARKING (REQUIRED)): NOTE: PARKING CALCULATION EXCLIDES STAIRWAYS § MECHANICAL ROOMS.
BUILDING 5

GROUND FLOOR INDUST.  6.26 SPACES aspace/oom)
OFFICE: 9.28 SPACES @seacs/icon
TOTAL: 1554 SPACES

PARKING (PROVIDED): 16 TOTAL SPACES

KS:
NORTH:  4.6m
EAST: 14.0m
3

SOUTH: o.0om
WEST: 1.5m

DEVELOPMENT DATA Lot 3 (siIN6LE FAMILY)

SITE AREA:
GROSS: 2245 SF. 0508 AC  205Tm2
ROAD: 319 SF. 0007 AC 30 m2

NET: 21826 SF. OB0I AC 2028 m2
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Appendix Il

.ISUYfiREY INTER-OFFICE MEMO

S S
& the future lives here.

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

FROM: Development Services Manager, Engineering Department
DATE: February 27, 2023 PROJECT FILE: 7816-0493-00
RE: Engineering Requirements (Commercial/Industrial)

Location: 1272576 Avenue
OCP AMENDMENT/DEVELOPMENT PERMIT

There are no engineering requirements relative to the OCP Amendment/NCP Amendment except
for the requirements listed below.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
e Dedicate approx. 1.942 m on 76 Avenue.
e Dedicate approximately 9.5 m and R=17m for 76A Avenue Cul-De-Sac.
e Register 0.5 m SRW at 76 Avenue and 76A Avenue property line.

Works and Services

e Construct north side of 76 Avenue.

e Construct south side of 76A Avenue, including 76A Avenue Cul-De-Sac bulb.

¢ Confirm downstream storm drainage system capacity; upgrade the system as required.

e Construct drainage system to service the proposed development and fronting roads.

e Provide onsite storm water source control measures to meet the Cruikshank and Grenville
ISMP requirements.

e Provide Water quality treatment for surface runoff from parking and driving areas.

e Provide water meter and water service connection sizing calculation for the proposed lots.

e Upgrade the existing sanitary sewers on 76 Avenue and 76A Avenue to 250mm sewers.

¢ Confirm downstream sanitary system capacity via sanitary flow analysis up to existing MH
on 78A Avenue (NE of property 13090 78A Avenue), using scenario: Existing zoning +
Instream applications.

e Construct adequately-sized storm, water and sanitary service connections for each lot.

A Servicing Agreement is required prior to Rezone/Subdivision.

o /
} fo—a
i

Jeff Pang, P.Eng.
Development Services Manager

IK

NOTE: Detailed Land Development Engineering Review available on file



Appendix 1l

4.0 Tree Preservation Summary

Table 2: City of Surrey tree preservation summary table for on-site and off-site trees,
including the number of replacement trees proposed.

Surrey Project Number

Site Address 12725, 12741, 12749, 12749 76t Avenue, Surrey
Registered Arborist Max Rathburn

On-Site Trees Number of Trees
Protected Trees Identified 110

(On-site and shared trees, including trees within boulevards and proposed streets and lanes,
but excluding trees in proposed open space or riparian areas)

Protected Trees to be Removed 91

Protected Trees to be Retained 20

(excluding trees within proposed open space or riparian areas)

Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

42 X one (1) = 42 138

- All other Trees Requiring 2 to 1 Replacement Ratio

48 X two (2) = 96
Replacement Trees Proposed 89
Replacement Trees in Deficit 49
Protected Trees to be Retained in Proposed Open Space / Riparian Areas 0
Protected Off-Site Trees to be Removed 0

Total Replacement Trees Required:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

X one (1) = 0 0
- All other Trees Requiring 2 to 1 Replacement Ratio
X two (2) = 0
Replacement Trees Proposed 0
Replacement Trees in Deficit 1]

Summary, report and plan prepared and submitted by

WF February 28, 2023

Signature of Arborist Date

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 6
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Appendix IV

Point-by-Point Response to the ADP Comments

Date: 2023-02-14

MIN ADP 2022-08-25

Key Points

Site

Confirm all functional aspects of the project work such as mail delivery, PMT, etc.

o BDA: confirmed, and mailboxes added, see AC-1.04 Site Plan.

Bring more prominence to the walkway (or activate the walkway) between the buildings.

o BDA: The walkway between the buildings has been redesigned, see AC-1.04 Site Plan
and AC-1.09.

Provide more design development to read more as a commercial plaza rather than residential
mews.

o BDA: Because of only 15’ overall distance limitation between the buildings as discussed
with Landscape Architect, the idea is to activate the space through minimal elements to
avoid overcrowding. We believe the inclusion of canopy wrapped around the edge and
benches with trees allows a prominent link through the buildings and still allows enough
openness for pedestrian movement.

Consider reducing the amount of vegetation in the mews and increase measures to activate that
space.

o BDA: noted and revised, see AC-1.04 Site Plan and AC-1.09.

Consider relocating the gas meters away from the mews.

o BDA: gas meters had been relocated, see AC-1.04 Site Plan.

Consider spanning the paving from lobby to lobby before transitioning into softer landscaping.

o BDA: noted and revised, see AC-1.04 Site Plan and AC-1.09.

Consider finding a location for a larger outdoor amenity space.

o BDA: we’ve maximized the outdoor amenity spaces taking into consideration complying
with the parking requirements of the zoning bylaw.

Consider energy modelling to inform design process and consider using future climate files for
thermal comfort modelling to test resiliency and ensure livability in future.

o BDA: noted, an energy consultant will be involved with the drawings’ preparation for
building permit.

Consider bringing more prominence and design celebration to the walkway between the two
buildings.
o BDA: Noted, the walkway between the buildings had been redesigned.



Form and Character

e Scale, materials and architectural elements is a good transition to the context.

e Consider adding details and elements on the elevations of the lobbies that would help break up
the scale to the lobby glazing to help connect the scale to the residential surrounding buildings
and residence in the building on the one side.

o BDA: Most of the building fagcade facing 76 Ave. is designed to read as residential by
massing articulation and materiality through the decks at the corners, stepping back the
upper level and by using brick veneer with Cedar sidings. However, our intent is to
highlight the second storey entrances as focal elements and differentiate them from at
grade CRUs entrances. It adds interest to the elevation of the building by breaking the
skyline.

Landscape

e Consider reconciling or rationalizing the placement of trees in the parking lot.

o C. Kavolinas & Associates: Architect.

o BDA: Considered, we’ve relocated one tree from the front of the commercial buildings
to the parking area, we’ve maximized the number of trees at the parking area taking
into consideration complying with the parking requirements of the zoning bylaw.

e Consider shifting the group of four trees on 76 Avenue to the east to open up views to building
lobby entrance.

o C. Kavolinas & Associates: Completed.

e Consider extending the paver treatment along 76 Avenue into the open space between the two
lobbies to create a more open shared hard scape space between the lobbies and transition to
the concrete sidewalk at that point.

o C. Kavolinas & Associates: Completed.

e Consider changing hedge along the west side from Thuja occidentalis to a smaller hedge form of
Cedar that requires less maintenance and pruning.

o C. Kavolinas & Associates: Completed.

e Consider measures to activate the space between the buildings with benches, bike racks for
visitors, etc.

o C. Kavolinas & Associates: Want this space to remain as a pedestrian corridor, not a
place for people to hang out.

e Consider weather protection for one or more exterior amenity spaces.

o C. Kavolinas & Associates: Considered, but not implemented.

CPTED
e No specific issues were identified.

Sustainability
e Provide structural soil volumes to ensure adequate volumes for mature growth of trees.
o C. Kavolinas & Associates: See cross section details on landscape plan.
e Consider providing separated cyclist pathway away from vehicular movement.



o BDA: Considered, providing separated cyclist pathway will reduce the number of parking
stalls and will not comply with the zoning bylaw.

e Give priority to transit users, pedestrians and cyclists that will come from surrounding areas
considering there is a park, single family homes, transit nearby, etc.

o BDA: Done.
Accessibility

e Consider creating a wider pathway between the buildings that is more accessible.

o BDA: Noted, the walkway between the buildings had been redesigned with minimum 5’
width.

e Ensure that the central walkway through parking is coordinated with civil consultant to provide
curb drops to ensure HC access. It is an important asset to the site.

o BDA: Noted, curb drops had been added to the central walkway.

e Provide more dedicated parking space for people with disabilities (handicap parking) or even
having family friendly spaces by using larger spaces that are shown on the plans and adjacent to
the walkways.

o BDA: Provided, dedicated parking #33.



Appendix V
CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7916-0493-00

Issued To:

(the “Owner”)
Address of Owner:
Issued To:

(the “Owner”)
Address of Owner:

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.

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: 001-655-248
The East 50 Feet Of Lot 19 Section 19 Township 2 New Westminster District Plan 7067

12759 76 Ave
Parcel Identifier: o11-219-009
East 100 Feet Lot 20 Section 19 Township 2 New Westminster District Plan 7067
12725 76 Ave
Parcel Identifier: 003-687-104

Lot 21 Section 19 Township 2 New Westminster District Plan 25918
12749 76 Ave
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Parcel Identifier: 008-829-373
Lot 22 Section 19 Township 2 New Westminster District Plan 25918

12741 76 Ave

(the "Land")

(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 has been issued, as follows:

Parcel Identifier:

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

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

In Subsection F. Yards and Setbacks of Part 48 Light Industrial Zone (IL), the minimum
north yard setback is reduced from 7.5 metres to 4.6 metres.

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.

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

Mayor - Brenda Locke

City Clerk - Jennifer Ficocelli
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Appendix VI

City of Surrey
4 PLANNING & DEVELOPMENT REPORT
i : ::@:: 112 AVE File: 7916-0493-00
/ WHALLEY L GuilDFoRrp RANE
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Staff Report to Council Planning & Development Report

File:  7916-0493-00 Page 2

RECOMMENDATION SUMMARY

e The Planning & Development Department recommends that this application be referred back
to staff to work with the applicants to consider major revisions to the proposal that are
consistent with the Official Community Plan (OCP) and Metro Vancouver’s Regional Growth
Strategy.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The proposed commercial component of the proposal is a significant departure from existing
City of Surrey policies and plans and does not comply with Metro Vancouver’s Regional
Growth Strategy.

RATIONALE OF RECOMMENDATION

e The applicant proposes commercial and office uses which does not comply with the site’s
Industrial designation in the Official Community Plan (OCP), nor the site’s Industrial
designation in Metro Vancouver’s Regional Growth Strategy (RGS).

e There are limited employment lands available within Surrey and elsewhere in the Metro
Vancouver region that can support the continued growth and health of the local economy.
The preservation of these lands for employment purposes is important given the lack of
existing supply in the City and regionally within Metro Vancouver.

e There are ample opportunities for commercial development in more appropriately designated
areas of Newton, most notably within the Central Newton Cultural Commercial District
(CNCCD). The CNCCD was approved by Council in 2012 through Corporate Report No. 157
with the intent of providing a defined precinct where commercial and office uses could be
supported to benefit the Newton area, while safeguarding other industrial lands in Newton
against further commercial intrusion.

e The proposed development, if approved, could result in other similar proposals on other
Industrial designated lands that would propose to introduce additional commercial uses in
the local area at the expense of employment lands.



Staff Report to Council

File:  7916-0493-00

Planning & Development Report

Page 3

RECOMMENDATION

The Planning & Development Department recommends that this application be referred back to
staff to work with the applicant to consider major revisions to the proposal that are consistent
with the intent of the Official Community Plan (OCP), and Metro Vancouver’s Regional Growth

Strategy (RGS).

REFERRALS

Engineering:

SITE CHARACTERISTICS

Existing Land Use:

The Engineering Department has not completed a detailed review
of the proposal yet given that the proposed land use is not
supported. If the application proceeds to the detailed planning
stage, detailed Engineering Comments will be provided to ensure
necessary infrastructure is provided to service the site, including
road dedication and access requirements.

Adjacent Area:
Direction Existing Use OCP Designation | Existing Zone
North: Industrial Industrial & Urban | IL & RF
East: Industrial Industrial & Urban | CD (Bylaw No.
15399), CG-1, RF &
C4
South (Across 76 Avenue): Single Family Urban RF-SS
Residential
West Single Family Urban RF
Residential

DEVELOPMENT CONSIDERATIONS

e The subject properties are 1.1-hectare (2.74 acre) in area and located at 127725, 12741, 12749 and
12759 76 Avenue. The site is zoned "Single Family Residential (RF)" and "One Acre Residential
(RA) Zone" and designated Industrial and Urban in the Official Community Plan (OCP). The
site is designated General Urban and Industrial in Metro Vancouver’s Regional Growth

Strategy (RGS).




Staff Report to Council Planning & Development Report

File:  7916-0493-00 Page 4

Proposed Development

e The applicant is proposing to rezone the site from One-Acre Residential Zone (RA) and Single
Family Residential (RF) Zone to Comprehensive Development (CD) and Single Family
Residential (RF) to facilitate the development of three industrial buildings, two commercial/
office buildings and one residential lot for future consolidation with adjacent lands, as shown
in Appendix .

Proposed Industrial Uses

e There are three industrial buildings proposed on the subject site (Building C, D and E). These
buildings are located on the north portion of the property, and are proposed as multi-tenant
warehouses. The industrial uses proposed on this portion of the site are consistent with the
Industrial land use designation in both the OCP and RGS.

Proposed Residential Uses

e The site plan proposes one residential remnant lot along the west property line, which would
ultimately be consolidated with the lands to the west for future development into single
family lots. The residential use proposed on this portion of the site is consistent with the
Urban land use designation in the OCP and with the General Urban designation in the RGS.

Proposed Commercial Uses

e The commercial/office uses would be contained within Building A and B which are located
along the southern portion of the site along 76 Avenue and include uses such as a sweet shop
and restaurant, coffee shop, pharmacy, walk-in clinic, dentist’s office and lawyer’s office.
These uses are proposed within an area that is designated Industrial in both the City’s OCP
and the RGS (Metro Vancouver).

e To facilitate this portion of the proposed development, an OCP Amendment is required from
Industrial and Urban to Commercial, as shown in Appendix II. In addition, the Metro
Vancouver RGS designation would need to be amended from Industrial to General Urban.

¢ Amendment to the Industrial designation of the RGS must come from the affected municipal
government and requires an affirmative two-thirds weighted vote of the Metro Vancouver
Board and a regional public hearing. This step would occur subsequent to Council holding a
Public Hearing and the granting of Third Reading to the associated by-laws should the
proposal be supported by Council.

e The proposed OCP amendment and Rezoning are being presented for Council’s consideration
at this time. Given the significant departure from the City’s plans, policies and practices that
the proposed commercial and office uses entails, it was deemed appropriate to consult
Council on the larger land use issue before proceeding further to detailed development
planning of the site, which typically is done through a Development Permit application.



Staff Report to Council Planning & Development Report

File:  7916-0493-00 Page 5

Policy Considerations

e There are a number of City and Metro Vancouver policies that must be considered as part of
the review of the proposed OCP amendments to redesignate the subject site from Industrial
and Urban to Commercial. These policies are considered below.

Surrey Official Community Plan (OCP)

e The site’s Industrial OCP designation does not permit commercial uses, except for a coffee
shop. The Industrial designation is intended to support a mix of industrial, business and office
uses that are not suited for locations within Town Centres or commercial centres. The
Industrial designation is intended to support the growth and maintenance of employment
lands within the City.

e The protection of employment lands is a key objective of the City of Surrey. Surrey’s OCP
contains policies that are designed to "prohibit the conversion of industrial, business park or
mixed-employment lands to residential or other non-employment uses" (Policy E1.13). These
policies seek to "encourage the full utilization and efficient use of industrial and other
employment lands in order to maximize jobs and economic activity per hectare" (Policy E1.5).

e The Urban designation in the Official Community Plan is intended for residential uses, and
other complementary uses such as small-scale daycare facilities, live-work units and small-
scale neighbourhood service shops. The proposed professional office uses and medical clinics
are beyond the scope of what is permitted within the Urban designation, and therefore, a
redesignation to Commercial would also be required for this portion of the site along 76
Avenue.

Surrey Employment Lands Strategy (2008)

e Surrey’s Employment Lands Strategy, adopted by Council in 2008, outlines the City’s
commitment to maintaining employment lands for employment uses, as the strategy
recommends that "conversion from an employment use to a non-employment use is only
supported where development will align with the City’s objectives to create thriving, transit
oriented, mixed-use centres and corridors” (page 12). The subject site is not located within an
existing or proposed transit-oriented mixed use area.

Metro Vancouver Regional Growth Strateqy (RGS)

e The RGS identifies the protection of industrial land as a key goal in maintaining and
enhancing the region’s economic well-being. Preservation of industrial lands in the region and
within Surrey provides the land base needed to support the local economy and employment.

e The subject site is designated Industrial and General Urban in Metro Vancouver’s Regional
Growth Strategy (RGS) (2010). The Industrial designation is intended for industrial, and other
employment related uses. Commercial uses are not intended in Industrial areas.

e The applicant’s proposal would trigger an application to Metro Vancouver to amend the RGS
designation from "Industrial" to "General Urban" for a portion of the site. Amendments to the
RGS are initiated by the affected municipal government and require an affirmative two-thirds
weighted vote of the Metro Vancouver Board and a regional public hearing. This step would
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occur subsequent to Council holding a Public Hearing and Council’s granting of Third
Reading to the by-laws associated with the proposed development.

PROJECT EVALUATION

e The commercial/office component of the proposed development is a significant departure
from the City’s existing plans, policies and practices. Specifically, the proposed development is
not consistent with the site’s OCP and RGS designation for industrial uses.

e There are limited employment lands available within Surrey or Metro Vancouver region that
can support the continued growth and health of the local economy. The preservation of these
lands for employment purposes is important given the lack of existing supply in the City and
elsewhere in the Metro Vancouver region.

e There are ample opportunities for commercial development in more appropriately designated
areas of Newton, most notably within the existing Central Newton Cultural Commercial
District. The establishment of the Central Newton Cultural Commercial District (CNCCD)
was approved by Council in 2012 through Corporate Report No. Ri57 with the intent of
providing a defined precinct where commercial and office uses could be supported to benefit
the Newton area, while safeguarding other industrial lands in Newton against further
commercial intrusion.

e The proposed development, if approved, could result in other similar proposals on other
Mixed Employment or Industrial designated lands that would propose to introduce additional
commercial uses in the local area at the expense of employment lands.

CONCLUSION

e Based on the preceding, the Planning & Development Department recommends that this
application be referred back to staff to work with the applicants to consider revisions to
remove the commercial and office uses, and propose a development plan that is consistent
with the Official Community Plan (OCP) and Metro Vancouver’s Regional Growth Strategy.

e Should Council feel that there is merit to the proposal, Council may direct staff to work with
the applicant to review the proposed project in detail (including for issues related to site
planning, tree retention, building design, impacts to road network, etc.), and once all issues
are resolved, bring the project back to Council for consideration.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Site Plan & Elevations
Appendix II. OCP Redesignation Map
Appendix III. Metro Vancouver Regional Growth Strategy Map

original signed by Ron Hintsche

Jean Lamontagne
General Manager
Planning and Development

HS/cm
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