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Development Application No. 7922-0255-00
Comments from the Fleetwood Community Association

A Planning Report for Development Application No. 7922-0255-00 was presented to Council at
the March 6, 2023, Regular Council - Land Use meeting. The application proposes an Official
Community Plan (“OCP”) Amendment from “Suburban” to “Urban” and Rezoning from A-1to CD
to permit the development of 57 townhouse units. After considering the Planning Report,
Council granted First and Second Reading to the OCP Amendment and Rezoning By-laws

(Nos. 20898 and 20899) and scheduled the related Public Hearing for April 3, 2023.

It has recently come to staff’s attention that there was an error in the pre-notification process
conducted as part of the standard development application review process for this application. A
pre-notification letter was inadvertently sent to the Cloverdale Community Association (“CCA”)
instead of the Fleetwood Community Association (“FCA”). The subject site is in Fleetwood.

To rectify the situation in advance of the Public Hearing, staff met with representatives from the
FCA on March 28, 2023. Comments from the FCA are summarized below with staff comments in
italics.

1. Public Engagement

The FCA are concerned that they were not consulted as part of the initial review of
Application No. 7922-0255-00. In their view, the pre-notification letters did not engage
enough potentially affected neighbors in this part of the Fleetwood Plan area. The FCA
has requested that any amendment to a Stage 1 Plan should be accompanied by a Public
Information Meeting (“PIM”) to ensure neighbors are adequately consulted.

Staff acknowledge that a clerical error resulted in the FCA not receiving a pre-notification
letter. To rectify the situation, staff held a meeting with the FCA to capture their concerns
and have summarized them for Council’s consideration in advance of the Public Hearing.

Staff have confirmed that, with the exception of the community association error, the
remainder of the pre-notification letters were mailed in accordance with the City’s standard
practice for development applications. Pre-notification letters were sent on November 30,
2022, and a development proposal sign was erected on the site on January 16, 2023. Staff
received comments from three residents, and those comments are summarized in the
March 6, 2023, Planning Report.

PIMs are not a requirement of the application review process but are recommended when an
application receives strong opposition from the community. A PIM was not recommended



for this application given the relatively low volume of responses received in response to the
pre-notification letters and development sign.

Proposed Amendment to Stage 1 Fleetwood Plan

The FCA expressed concern regarding the proposed amendment to the recently approved
Stage 1 Fleetwood Plan. The FCA noted that they have been actively involved in providing
feedback on the form, character, and anticipated densities they feel would be appropriate
for the community in the new Fleetwood Plan area. They expressed concerns that
amending a plan this early creates a clear precedence for the development of other
townhouse projects on adjacent and adjoining residential half-acre and one-acre sites in
the vicinity.

The subject application includes a proposed amendment to the Stage 1 Fleetwood Plan from
“Urban Residential” to “Townhouse”. The Urban Residential designation would permit small
lots, semi-detached housing, row houses and/or lower density townhouses — up to 15 units
per acre — on the subject site. As outlined in the Planning Report, the proposed amendment
to “Townhouse” has merit at this location given the context of existing townhouse projects
to the south of the site (across 8o Avenue). The proposed townhouse development at a
density of 24 units per acre features all double side-by-side garage units (no tandem units)
and the number of units in a block has been limited to no more than five to create more
openness on the site and reduced building massing along the streets. The proposed
townhouse development will provide more variety in housing options in this area of
Fleetwood.

Proposed Density and Traffic

It is the FCA’s preference that the developer returns with a proposal that better reflects
the outcomes anticipated in the Fleetwood Stage 1 Plan’s “Urban Residential” designation.
This includes housing typologies like laneway, semi-detached, attached, and row housing,
and/or a lower density townhouse; all within a maximum density of approximately 15 units
per acre. The FCA identifies that semi-detached, attached, and row housing are typologies
which are underrepresented in Fleetwood.

The FCA contends that this area is generally poorly equipped with sidewalks and other
critical infrastructure to support the safe circulation of pedestrians and cyclists. The FCA
note that there is no signalized pedestrian crossing in the area to facilitate safe crossing to
the east-west multi-use pathway which is aligned with the south side of 8o Avenue.

The FCA suggested that the distance between the subject site and the planned future
Skytrain station near the intersection of 166 Street and Fraser Highway (1.2 kilometres)
means that the proposed townhouse project will be a car-dependent development. In the
short term, this addition to Fleetwood will place additional vehicular traffic on area roads
without necessarily providing for enough of an increase in infrastructure to support
connectivity for those who move on foot and on bicycle, and for all ages and abilities.

Redevelopment within the Fleetwood Plan area will facilitate the build out of necessary
sidewalks and road infrastructure to service the planned growth. The subject site is in
walking distance (i.e., 700 metres) to current bus stops on Fraser Highway, as well as being
1.2 kilometres from the future Skytrain station at 166 Street.



4. School Capacities

The FCA notes that school capacity in the area remains constrained. The FCA question
the rationale behind the proposed Town Centre Plan (“TCP”) Amendment to a
“Townhouse” designation in an environment where area schools are currently operating
over capacity.

The School District notes that Coast Meridian Elementary is operating below the school’s
capacity and enrolment is projected to stay below 100% building capacity over the next

10 years. North Surrey Secondary is operating at 121% capacity and projected to grow to
1,500+ students by the middle of this decade. As part of the 2023/2024 Five Year Capital Plan
submission to the Ministry of Education, the School District is requesting a 325-seat
capacity addition. This project has not yet been approved by the Ministry.

5. Tree Retention

The FCA are disappointed by the lack of an attempt to retain mature trees as part of the
proposed development. As noted in Appendix IV, the developer will be removing 53 by-
law sized trees, and zero will be retained.

A total of 114 replacement trees are proposed to be planted on site, which exceeds the City’s
replacement tree requirements. These replacement trees will include spruce, redbud,
katsura, dogwood, and maple trees.

6. Internal Site Layout

The FCA expressed concern about the lack of safe pedestrian circulation along internal
driveways in the development. Where the driveway is to be shared, the FCA felt that the
applicant should explore opportunity for traffic calming measures (i.e., speedbumps,
landscaped traffic bulges, etc.).

The proposed drive aisle configuration meet typical design standards for a townhouse

development.

Staff confirmed with the FCA that their comments would be presented to Council in advance of the
Public Hearing for Application No. 7922-0255-00 on April 3, 2023.

Don Luy:

General ger, Planning & Development

RO/ss

c.c.  City Manager
City Clerk



City of Surrey
PLANNING & DEVELOPMENT REPORT
Application No.: 7922-0255-00

Planning Report Date: March 6, 2023

PROPOSAL:

’

e OCP Amendment from ‘Suburban’ to ‘Urban

e TCP Amendment from ‘Urban Residential’ to
‘Townhouse’

¢ Rezoning from A-1to CD

¢ Development Permit

to permit the development of 57 townhouse units.

LOCATION: 17101 - 80 Avenue
17111 - 80 Avenue

ZONING: A1

OCP DESIGNATION: Suburban

TCP STAGE 1 Urban Residential

DESIGNATION:
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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.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the Official Community Plan (OCP) and Stage 1 Fleetwood Plan
to permit the proposed land use and density.

RATIONALE OF RECOMMENDATION

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

e The proposed OCP Amendment from Suburban to Urban was anticipated in this area to
achieve land uses and densities identified in the Stage 1 Fleetwood Plan.

e The proposed townhouse development will provide more variety in housing options in this
area of Fleetwood and is compatible with other townhouse developments located just south of
the subject site along Fraser Highway.

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

e The proposed townhouse development features all double side-by-side garage units (no
tandem units) and the number of units in a block has been limited to no more than 5 to create
more openness on the site and reduced building massing along the streets.

e The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the
Stage 1 Fleetwood Plan and in accordance with the Development Permit (Form and Character)
design guidelines in the OCP. The proponent has proposed a 6-metre rear yard condition
along the northern property line, and a 3-metre side yard condition along the western
property line. These proposed setbacks are appropriate for an interface with what is
anticipated to become future small residential lot development in the Stage 1 Fleetwood Plan.

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.
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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 site from ‘General Agriculture Zone (A-1)’ to
‘Comprehensive Development Zone (CD)’ and a date be set for Public Hearing.

4. Council authorize staff to draft Development Permit No. 7922-0255-00 generally in
accordance with the attached drawings (Appendix I).

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) 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;

(h) provision of cash-in-lieu contribution to satisfy the indoor amenity space
requirement of the CD Zone;

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

G) submission of an acoustical report for the units adjacent to 8o Avenue and
registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures.
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(k) 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 Services;

() registration of a Section 219 Restrictive Covenant advising future homeowners of
the potential farm operations on the adjacent agricultural lands; and

(m)  Stage 2 approval of the Fleetwood Plan.

6. Council pass a resolution to amend the Stage 1 Fleetwood Plan to redesignate the land
from ‘Urban Residential’ to “Townhouse’ when the project is considered for Final Adoption

(Appendix V).

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP/Stage1 TCP | Existing Zone
Designation

Subject Site Single family Suburban / Urban | A1
dwellings on one- | Residential
acre parcels

North: Single family Suburban / Urban | A-1
dwellings on a Residential
one-acre parcel

East: Single family Suburban / Urban | A-1
dwellings on one- | Residential
acre parcels

South (Across 8o Ave): Single family Urban / Urban RF
dwelling on a 889 | Residential
sq. m. lot
Single family Suburban / Parks & | RA
dwelling on a one- | Natural Areas
acre lot

West (Across): Single family Suburban / Urban | RH
dwelling on one- Residential
half-acre lot

Context & Background

e The subject site is comprised of two large properties, approximately 1.16 hectares in size, and

is located along 8o Avenue, just east of 170A Street.

e The site is designated ‘Suburban’ in the Official Community Plan (OCP), ‘Urban Residential’
in the Stage 1 Fleetwood Plan and is zoned ‘General Agriculture Zone (A-1)’.
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e The site is currently utilized for two single family residential dwellings, each on lots that are
more than one-acre in area.

e A Class C ditch has been confirmed along the northern and eastern property line. The ditch
on the eastern property line will be infilled as part of the subject development application.

DEVELOPMENT PROPOSAL
Planning Considerations

e In order to accommodate the proposed townhouse development consisting of a total of 57
residential dwelling units, the applicant proposes the following:

OCP Amendment for the site from ‘Suburban’ to ‘Urban’;

TCP Amendment for the site from ‘Urban Residential’ to “Townhouse’;
Rezoning from A-1to CD (based on RM-30);

Consolidation/subdivision from two lots into one lot; and

A Development Permit (Form and Character) to establish 57 townhouse units.

O O O0OO0Oo

e Specific details on the development proposal are provided in the table below:

Proposed
Lot Area
Gross Site Area: 11,599 square metres / 1.16 hectares
Road Dedication: 2,126 square metres / 0.21 hectares
Net Site Area: 9,473 square metres / 0.95 hectares
Number of Lots: 2 existing, 1 proposed
Building Height: <13 metres
Unit Density: 24 upa / 60 uph (net)
Floor Area Ratio (FAR): 0.90
Floor Area
Residential: | 8,488 square metres*
Residential Units:
4-Bedroom: | 57 dwelling units

*Excluding garages and the indoor amenity building.

Referrals

Engineering: The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix II.
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School District: The School District has advised that there will be approximately 22
school-age children generated by this development, of which the
School District has provided the following expected student
enrollment.

11 students at Coast Meridian Elementary School
6 students at North Surrey 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 Summer of

2024.

Parks, Recreation & No concerns.

Culture:
The closest active park and natural area is Coast Meridian Park and
is 650-metres away. This park has many amenities including a
soccer field and walking trails.

Surrey Fire Department: No concerns.

Transportation Considerations

e The site is approximately a 700-metre walk from bus stop 55351 which services westbound
passenger traffic on Fraser Highway (west of 168 Street intersection). This stop is services bus
routes 320 (Surrey Central Station), 395 (King George Station), 502 (Surrey Central Station),
503 (Surrey Central Station).

e The site is approximately a 700-metre walk from bus stop 55247 which services eastbound
passenger traffic on Fraser Highway (east of 168 Street intersection). This stop services bus

routes 502 (Langley Centre) and 503 (Langley Centre / Aldergrove).

e The future Surrey-Langley SkyTrain extension is planned to have a Station at Fraser Highway
and 166 Street which is approximately 1.2-kilometres from the subject site.

Road Network & Infrastructure

e In order to achieve the ultimate 30-metre arterial road allowance along 8o Avenue, the
application will be required to dedicate approximately 4.942 metres along the south property
line. In addition, the applicant will be required to construct the north side of 8o Avenue with
a concrete sidewalk.
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¢ A new north-south local road (171 Street) will be introduced along the east property line of the
subject site, where the applicant will dedicate a 11.5-metre half road for an ultimate 20.0-metre
road allowance. The applicant will be required to construct the west side of 171 Street.

Access and Parking

e The townhouse development will gain access to the road network via a driveway and curb let-
down on to 171 Street; the configuration of which has been found to be acceptable by staff.

e The townhouse development will provide a total of 126 parking spaces. 12 of the proposed
parking spaces are for the purposes of visitor parking and are situated in various locations
across the common areas of the development. 114 of the proposed parking spaces are for
residential purposes and are located in each of the unit’s garages at a rate of two parking
spaces per residential unit.

e The applicant has provided six visitor bike parking spaces on bike racks located immediately
adjacent to the indoor amenity building.

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 subject site is designated as ‘General Urban’ in the Metro Vancouver Regional Growth
Strategy (RGS). The proposal complies with this designation which is intended for residential
neighborhoods and centers.

Official Community Plan

Land Use Designation

e The subject site is designated ‘Suburban’ in the OCP (Appendix VI.). The suburban
designation allows for densities up to 10 units per hectares (4 units per acre).

¢ An OCP amendment is required to redesignate the subject site to ‘Urban’ which allows for
density up to 72 units per hectares (30 units per acre) in urban centres, and where specifically

allowed in Secondary Plan Areas.

Amendment Rationale

e Corporate Report No. Ro49 (Fleetwood Stage 1 Plan), 2022, notes that OCP land use
designations are anticipated to be updated and aligned with the Fleetwood Plan land use
designations following the adoption of the Stage 2 Plan. Staff anticipate that the OCP
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designation of the subject site will be amended to ‘Urban’ irrespective of the status of
Development Application No. 7922-0255-00, to better reflect the densities detailed in the
Stage 1 Fleetwood Plan.

Public Consultation for Proposed OCP Amendment

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 Ai3.c. - 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 compatibly with existing
neighbourhood character.

e 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 surrounding neighbourhood consists of a mixture of small-lot single family subdivisions
and lower-density townhouse developments. Where larger half-acre or one-acre lots remain
undeveloped, staff anticipate these sites will, in future, be developed to follow the small-lot
pattern; or develop into lower density townhouses where land assembly is achieved. The subject
site is also in close proximity to Coast Meridian Elementary school and Coast Meridian Park
which will offer amenity to future residents. Overall, staff support this infill development and
note that its scale and density is appropriate to the neighbourhood context).

e Bg4.7 - 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 applicant has proposed housing units that front directly onto 8o Avenue and 171 Street. The
townhouse units are well articulated, with high quality materials chosen, and each unit provides
legible front entries facing the street. Staff also note that each unit provides ample glazing facing
the public street which will facilitate good CPTED outcomes. Overall, staff are of the view that
the development facilitates a safe, welcoming public streetscape).

Secondary Plans

Land Use Designation

e Thesite is designated ‘Urban Residential’ in the Stage 1 Fleetwood Plan. The applicant is
proposing to redesignate the subject site to ‘Townhouse’ (Appendix V.).

Amendment Rationale

e Asnoted in the preceding ‘Themes/Policies’ section, the proposed townhouse development is
generally consistent with the pattern of development in the surrounding neighbourhood that
is either existing and/or anticipated under the Stage 1 Fleetwood Plan.
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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 consistent with the following guiding principles of the Stage 1
Fleetwood Plan:

0 Green Spaces: Protect, create, and enhance biodiversity, parks, and natural spaces.

0 Active Living: Provide spaces and amenities to foster active living, wellness, and
opportunities for social connection.

0 Heart of Fleetwood: Build on the Town Centre’s role as a local destination and enrich
its sense of place, heritage, and culture.

0 Mobility for All: Develop active transportation and transit infrastructure to support

universal access to safe mobility.

Robust Economy: Support a thriving and diverse local business environment.

0 Focused Growth: Support thoughtful transit-oriented development guided by the
community context.

(e}

CD By-law

e The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a
proposed 57-unit townhouse development on the subject site. 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 "Multiple Residential 30 Zone (RM-30)".

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
RM-30 Zone. Zone and the proposed CD By-law is illustrated in the following table:

RM-30 Zone (Part 22) Perm.l et Proposed CD Zone
Required
Unit Density: 75 uph / 30 upa 60 uph / 24 upa
Floor Area Ratio: 1.00 0.9
Lot Coverage: 45% 45%
Yards and Setbacks
South (Front): 4.5 metres 4.5 metres
East (Side on Flanking Street) 4.5 metres 4.5 metres
North (Rear) 6.0 metres 6.0 metres*
West (Side) 6.0 metres 3.0 metres
Height of Buildings
Principal buildings: 13.0 metres 13.0 metres
Indoor Amenity Space building 11.0 metres 11.0 metres
Accessory buildings: 4.5 metres 4.5 metres
Amenity Space
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RM-30 Zone (Part 22) Perm.l tted and/or Proposed CD Zone
Required
Indoor Amenity: 171 square metres 171 square metres
(The proposed 169m> +
CIL of $3000 meets the
Zoning By-law
requirement).
Outdoor Amenity: 171 square metres 171 square metres
Parking (Part 5) Required Proposed
Number of Stalls
Residential: 114 14
Residential Visitor: 12 12
Total: 126 126
Tandem (%): n/a n/a
Bicycle Spaces
Residential Visitor: | 6 |6

* The setback can be reduced to 3.0-metres when measured to a side of dwelling configuration.

The proposed unit density has been reduced from 75 uph under the RM-30 Zone to 60 uph
under the proposed CD Zone. Staff recommend capping the development at 60 uph to ensure
the density of the subject townhouse development is in keeping with the surrounding
residential context.

The proposed side yard (west) building setback has been reduced from 6.0-metres to 3.0-
metres. The reduced setback is a side of unit condition and therefore does not impact
functional back-yard space for the townhouse units.

The proposed rear yard (north) building setback has been reduced from 6.0-metres to 3-o-
metres for building 11 specifically which is in the northeast corner of the subject site. The
reduced setback is a side of unit condition and therefore does not impact functional back-yard
space. The remainder of the buildings facing the northern property line comply with the 6.0-
metre setback as a rear yard condition.

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 Final Subdivision Approval.
The current rate is $2,000 per new unit.

The proposed development will be subject to the Tier 2 Capital Plan Project CACs for
proposed density greater than the Fleetwood Stage 1 Plan designation.
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e 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,
and the current rate for the Fleetwood Stage 1 Plan is $15,000 per unit.

Affordable Housing Strategy

e 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 $1,000 per new unit to support the development of new affordable housing. The
funds collected through the Affordable Housing Contribution will be used to purchase land
for new affordable rental housing projects.

e 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.

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 November 30, 2022, and the Development Proposal Signs
were installed on January 16, 2023. Staff received the following responses from neighbours in
the vicinity (staff comments in italics):

0 Three (3) residents express their opposition to the project based on housing typology,
and the increase in density and its resultant increase in traffic generation:

(With the advent of SkyTrain through the Fleetwood Stage 1 NCP, staff anticipate that
densities will increase. The surrounding neighbourhood consists of a mixture of small-lot
single family subdivisions and lower-density townhouse developments. Where larger
half-acre or one-acre lots remain undeveloped, staff anticipate these sites will, in future,
be developed to follow the small-lot pattern; or develop into lower density townhouses
where land assembly is achieved. The subject site is also in close proximity to Coast
Meridian Elementary school and Coast Meridian Park which will offer amenity to future
residents.

On matters relating to traffic generation, as part of the broader land use planning
process for the Fleetwood Plan, anticipated transportation impacts were assessed. This
assessment has informed required improvements to service the development growth,
including road widening, intersection improvements, and road network changes that will
be delivered through redevelopment within the Plan area.

The subject site in particular is currently planned to be required to dedicate and
construct a new north-south road, which would serve as the site’s primary access. As per
above, any additional servicing requirements would be determined as part of a broader
transportation study).



Staff Report to Council Planning & Development Report

Application No.: 7922-0255-00 Page 12

0 One (1) of these residents also expressed their concern on the increase in density and
its resultant traffic generation on existing agricultural uses established to the east of
the subject site:

(The subject site falls outside of the City’s OCP requirements for Farm Protection DPs
for development projects located within 50-metres of the edge of the Agricultural Land
Reserve. Where projects are subject to the Farm Protection DP, they would ordinarily
need to respond by providing landscape buffers, through park/trail design, through
building design, and through the registration of a restrictive covenant notifying future
owners of normal farm practices occurring the vicinity. This requirement ensures that
agri-urban conflicts are mitigated.

A Farm Protection DP is not a requirement for the subject townhouse proposal given its
location outside the 50-metre buffer measured from the edge of the ALR to the east.
However, staff note that the subject proposal is in close proximity to a series of
greenhouses located 200-metres to the east. To ensure future owners and occupants of
the townhouse development are familiar with the realities of a year-round greenhouse
operation, staff have recommended the registration of a restrictive covenant identifying
that farm operations will be occurring in the adjacent agricultural lands).

DEVELOPMENT PERMITS
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 Stage 1 Fleetwood Plan.

e The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP and the design guidelines in the Fleetwood Stage 1 Plan.

e The proposed development consists of 57 conventional townhouse units in 13 buildings. All
proposed units contain 4-bedrooms with double side-by-side garages (Appendix I.).

e Access to the site will be provided by a driveway and curb-let-down from the future 171 Street.
The driveway will be used exclusively for the future owners and visitors of the subject
townhouse development.

e The applicant has worked with staff to ensure the provision of a high-quality public realm
interface where units are oriented to face the street, with habitable rooms associated with the
front entrance for each unit. Outdoor visitor parking has been screened from the public realm
through the provision of landscaping.

e The buildings present as a three-storey form, which are emphasized vertically to facilitate the
identification of individual units. Ample glazing is proposed on the facades of each unit which
will facilitate optimal Crime Prevention Through Environmental Design (CPTED) values.

e The primary cladding materials include brick veneer, hardie plank siding, and window trims.
The colour scheme consists primarily of white, gray, and other natural tones to blend in with

the surrounding residential context.

e Each unit will have a small private balcony and ground-floor patio.



Staff Report to Council Planning & Development Report

Application No.: 7922-0255-00 Page 13

Landscaping

e Landscaping within and around the townhouse development will consist of coniferous and
deciduous tress such as spruce, redbud, katsura, dogwood, and maples. A wide variety of
shrubs, grasses, perennials, and ground covers are also proposed which will provide a high
degree of amenity for future residents.

e Trees are proposed on the south side of each block of units, which will help to soften the
appearance of the buildings along the drive aisle. This will also assist in addressing the issues
of the urban heat island effect, by increasing the tree canopy established within the
development.

Indoor Amenity

e The proposed CD Zone (based on the RM-30 Zone) requires 171 square metres of indoor
amenity provided (3.0 sq. m. per dwelling unit). The amount of indoor amenity space
proposed is 169 square metres with a cash-in-lieu contribution for the remaining shortfall,
based on one unit, which meets the Zoning By-law requirement. The character of the amenity
building is consistent with that of the overall development, and contains a kitchen on the
ground floor, bathrooms on both stories, and is directly adjacent to, and accessible from, the
outdoor amenity space.

Outdoor Amenity

e The proposed CD Zone (based on the RM-30 Zone) requires 171 square metres of outdoor
amenity provided (3.0 sq. m. per dwelling unit). The amount of outdoor amenity space
proposed exceeds the zoning requirement. The character of the outdoor amenity is consistent
with the overall development, and contains a playground, outdoor seating, and landscaping.

Parkin
e A total of 114 parking spaces are provided within the garages, and an additional 12 visitor
parking spaces are interspersed through the site. The proposed parking satisfies the minimum

parking requirements in the Zoning By-law No. 12000.

Qutstanding 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 further review of
site grading, further review of building articulation and roofline expression, and an
assessment of whether any signage is proposed. In addition, the applicant will be required to
provide an acoustical report to demonstrate noise attenuation can be achieved for units
adjacent to 8o Avenue.

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.
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TREES
e Terry Thrale, ISA Certified Arborist of Woodridge Tree Consulting Arborists 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

Cottonwood | 1 | 1 | 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Maple 1 1 0
Cherry 2 2 0
Holly 2 2 0
Apple Variety 4 4 0
Oak 2 2 0
Beech 1 1 0
Horse Chestnut 1 1 o
Mountain Ash 2 2 0
Walnut 2 2 0
Coniferous Trees
Douglas Fir 16 16 o)
Grand Fir 1 1 0
Fir 1 1 0
Dawn Redwood 1 1 o)
Western Red Cedar 6 6 0
Deodar Cedar 1 1 o)
Norway Spruce 4 4 0
Blue Spruce 2 2 0
Smaragd 1 1 0
Scot Pine 1 1 0
Pine 1 1 0
Total (excluding Alder and
Cottonwood Trees) 52 52 °
Total Replacement Trees Proposed
(excluding Boulevard Street Trees) 14
Total Retained and Replacement Trees 114
Contribution to the Green City Program $0

e The Arborist Assessment states that there are a total of 52 mature trees on the site, excluding
Alder and Cottonwood trees. One existing tree, approximately 1.8 % of the total trees on the
site, are Alder and Cottonwood trees. It was determined that no 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 105 replacement trees on the site. The applicant is proposing
114 replacement trees, exceeding City requirements.

e The new trees on the site will consist of a variety of trees including spruce, redbud, katsura,
dogwood, and maples.

e In summary, a total of 114 trees are proposed to be replaced on the site with no required
contribution to the Green City Program.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L.

Appendix II.

Appendix III.
Appendix IV.

Appendix V.

Appendix VI.

RO/ar

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

Engineering Summary

School District Comments

Summary of Tree Survey and Tree Preservation

TCP Redesignation Map

OCP Redesignation Map

approved by Ron Gill

Don Luymes
General Manager
Planning and Development
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PMG PROJECT NUMBER: 22195

PLANT SCHEDULE
arv

'BOTANICAL NAME

‘COMNMON NAWE

PLANTED SIZE / REMARKS

4 ACERCIRCINATUM PACIFIC PURPLE
Q 17 ACER GRISEUM
() 20 ACERJAPONCUMACONTIFOLIUI
6 CERCIDIPHYLLUM JAPONICUM

BRONZE VINE MAPLE
PAPERBARK MAPLE

FERNLEAF FULLMOON MAPLE
KATSURA TREE

FOREST PANSY REDBUD

EX.TREE
PICEA OMORIKA BRUNS'

QUERCUS PALUSTRIS ‘GREEN PILLAR
STYRAX JAPONICUS ‘PINK CHIMES'

/ONDER DOGWOOD

BRUNS SERBIAN SPRUCE
GREEN PILLAR P
FINK FLOWERED JAPANESE SHOWBELL

2.5M HT: B&B: 3 STEM CLUMP.
6CM CAL; 1.8M STD; 888
3.0M HT; B8B,

6CM CAL; 1.8M ST; 888
6CM CAL; 1.8M STD.888
6CM CAL; 1.8M STD; 888

2.5M HT. 888
6CM CAL; 1.8M STD: B&B
6CM CAL; 1.6 M. STD; B&B

SPECIFIED AS PER CNLA S|
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Appendix 1.

INTER-OFFICE IjV||_|V|u

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

FROM: Development Services Manager, Engineering Department
DATE: February 24, 2023 PROJECT FILE: 7822-0255-00
RE: Engineering Requirements

Location: 17101 80 Ave
NCP AMENDMENT
* Assess downstream capacities for storm and sanitary and address accordingly.
REZONE/DEVELOPMENT PERMIT

Property and Right-of-Way Requirements
* Dedicate gazetted road (northerly 10.058 meters of 80 Avenue).
* Dedicate approximately 4.942 m along 8o Avenue.
* Dedicate 11.5 m for 171 Street.
* Dedicate 3.0 m x 3.0 m corner cuts at 8o Avenue and 171 Street.
* Register 0.5 m Statutory Right-of-Way (SRW) along 8o Avenue and 171 Street.

Works and Services
* Construct north side of 8o Avenue with concrete sidewalk.
* Construct west side of 171 Street.
» Construct storm, sanitary, and water mains along 171 Street.
* Provide adequately sized storm, sanitary and water service connections.
* Register applicable legal documents on title as determined through detailed design.

A Servicing Agreement is required prior to Rezone.

Jeff Pang, P.Eng.
Development Services Manager

NOTE: Detailed Land Development Engineering Review available on file



December 21, 2022
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THE IMPACT ON SCHOOLS
APPLICATION #:

22 025500

SUMMARY

The proposed 57 townhouse units
are estimated to have the following impact
on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 11
Secondary Students: 6

September 2022 Enrolment/School Capacity

Coast Meridian Elementary

Appendix .

School Enrolment Projections and Planning Update:
The following tables illustrate the enrolment projections (with current/approved ministry

capacity) for the elementary and secondary schools serving the proposed development.

Coast Meridian Elementary is operating below the school’s capacity and enrolment is projected to
stay below 100% building capacity over the next 10 years. New higher housing counts anticipated
to come to support the Skytrain have not been included in these projections. Once the
amendment to the Fleetwood plan has been adopted, then the District will include the enrolment
impact. Itis expected that the proposed higher housing densities will be significant enough to
counter act the flat trend with a modest growth trend over the decade.

North Surrey Secondary is operating at 121% and projected to grow to 1500+ students by the
middle of this decade. Like the elementary projection, the enrolment growth shown below is
extremely conservative. As part of the 2023/2024 Five year Capital Plan submission to the Ministry
of Education, the District is requesting a 325 capacity addition. This project has not been approved
by the Ministry as of yet.

Enrolment (K/1-7): 33 K+223

Operating Capacity (K/1-7) 76 K + 233

North Surrey Secondary

Enrolment (8-12): 1478

Capacity (8-12): 1175

Projected population of school-age children for this development: 22

Population : The projected population of children aged 0-19 Impacted by the development.
Enrolment: The number of students projected to attend the Surrey School District ONLY.

Coast Meridian Elementary
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* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.
Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.



Woodridge Tree Consulting Arborists Ltd, 13026 Crescent Rd, Surrey BC, 778 847 0669

Tree Preservation Summary Appendix V.
Surrey Project No: Address: 17101 & 17111 80 Ave
Registered Arborist: Woodridge Tree Consulting Arborists Ltd., Adrian Szabunio- PR-5079A
On-Site Trees Number of Trees Off-Site Trees Number of Trees
Protected Trees Identified * 53 Protected Trees Identified 11
Protected Trees to be Removed 53 Protected Trees to be Removed 8
Protected Trees to be Retained (excluding trees within 0 Protected Trees to be Retained 3
proposed open space or riparian areas)
Total Replacement Trees Required: Total Replacement Trees Required:
- Alder & Cottonwoods to be removed (1:1) - Alder & Cottonwoods to be removed (1:1)
1 X one(l) =1 105 2 X one(l) =2 14
- All other species to be removed (2:1) - All other species to be removed (2:1)
52 X two(2) = 104 6 X two(2) = 12
Replacement Trees Proposed - Replacement Trees Proposed 0
Replacement Trees in Deficit - Replacement Trees in Deficit 12
Protected Trees to be Retained in Proposed Open Space 0
or Riparian Areas
*on-site and shared trees, including trees within boulevards and proposed streets and lanes, but excluding trees in proposed open space or riparian areas

Summary, report and plan prepared and submitted by:
e
7 M?M

December 1, 2022

(Signature of Arborist) Date

Arborist Report for 17101 & 17111 80 Avenue, Surrey. Prepared for Kunwar Bir Singh, Alvair Group, kunwarbir@alvairgroup.com, 778-839-5018
Page 27
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PLANNING AND DEVELOPMENT DEPARTMENT

Fleetwood Stage 1 Plan
NCP Amendment122-0255-00
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From “Suburban” to “Urban”.
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OCP Amendment(122-0255-00 %

Amend OCP designation From “Suburban” to “Urban”.






