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RECOMMENDATION SUMMARY

e By-law Introduction, First, Second and Third Reading for a Housing Agreement.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e None.

RATIONALE OF RECOMMENDATION

e At the Regular Council - Land-Use Meeting on September 14, 2020, Council granted Third
Reading to Development Application No. 7915-0393-00 (Bylaw Nos. 20151 and 20152) which
allows for a two-phased development consisting of 55 ground-oriented townhouses as well as
seven mid-rise (up to 6-storey) apartment buildings with a total of 650 dwelling units.

e Asnoted in the original Planning Report for Development Application No. 7915-0393-00, the
applicant has agreed to enter into a Housing Agreement, prior to final adoption of the
rezoning, to secure ten percent (10%) of the total dwelling units that are to be constructed as
part of a future phase of Development (Phase 2) as market rental housing.

e The attached Housing Agreement, to be adopted by Bylaw and registered on title, will restrict
ten percent (10%) of the total dwelling units constructed in Phase 2 on the site to a rental
tenure for 20 years.

e The Housing Agreement Bylaw will be brought forward for final adoption concurrently with
the Rezoning Bylaws (Nos. 20151 and 20152) when all conditions associated with the rezoning
are fulfilled.
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RECOMMENDATION

The Planning & Development Department recommends that a Bylaw be introduced to enter into
a Housing Agreement and be given First, Second and Third Reading.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone

Subject Site Vacant former golf course | Urban CPG & RF
and vacant single-family
lot

North Single family residential Urban RF

(Including across lots and vacant single

Fraser Highway): family lots

East: 2-storey townhouses and | Urban RM-15 & CHI
automobile dealership

South: 2-storey townhouses Urban RM-15
(Greenside Estates)

West: 2-storey townhouses Urban RM-15 & RF
(Greenside Estates) and
stacked townhouses
(currently under
application No. 7918-
0253-00)

Referrals
Engineering: The Engineering Department has no objection.

DEVELOPMENT CONSIDERATIONS

e At the Regular Council - Land-Use Meeting on September 14, 2020, Council granted Third
Reading to Development Application No. 7915-0393-00 (Bylaw Nos. 20151 and 20152) which
allows for a two-phased development consisting of 55 ground-oriented townhouses as well as
seven mid-rise (up to 6-storey) apartment buildings with a total of 650 dwelling units.

e The first phase of development consists of a Detailed Development Permit for
55 ground-oriented townhouse units. In the second phase (currently under Development
Application No. 7921-0005-00 and pre-Council), the applicant is proposing to construct
7 mid-rise (up to 6-storey) apartment buildings with a total of up to 650 dwelling units.

e Asnoted in the July 27, 2020, Planning Report for Development Application No. 7915-0393-00,
the applicant has agreed to enter into a Housing Agreement to ensure that ten percent
(10%) of the dwelling units constructed in Phase 2 (i.e., the apartment component) will be
secured as market rental housing (Appendix II).
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e The total number of dwelling units secured as market rental through the Housing Agreement,
as part of future phases of development (i.e., Phase 2), will be confirmed as part of subsequent
development applications, but will be no less than 10% of the units.

e Section 483 of the Local Government Act authorizes Local Governments to enter into Housing
Agreements for affordable and special needs housing.

e Typically, Housing Agreements include the terms and conditions agreed to by the Local
Government and the owner regarding:

0 the form of tenure of the housing units;

0 the occupancy of the housing units identified in the agreement (including their form
of tenure and their availability to the classes of persons identified in the agreement);

0 the administration of the units (including the means by which the units will be made
available to intended occupants); and

0 the rents and lease prices of units that may be charged and the rates at which these
can be increased over time.

e The attached Housing Agreement (Appendix II) will be adopted by Bylaw and registered on
title. The agreement will restrict ten percent (10%) of all dwelling units constructed as part of
Phase 2 to a rental tenure for a maximum period of 20 years from the date the City issues the
Occupancy Permit for the proposed building(s) in which the market rental units are situated.

e The City may, from time to time, require that the owner of the building provide written proof
of compliance with the Housing Agreement.

e The Housing Agreement Authorization Bylaw will be brought forward for final adoption
concurrently with the associated Rezoning By-laws (Nos. 20151 and 20152), once all of the
outstanding conditions associated with the rezoning are fulfilled.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Site Plan - Phase 2
Appendix II. Proposed Housing Agreement
Appendix III. Planning Report for Development Application No. 7915-03939-00 (dated

July 27, 2020)

approved by Ron Gill

Jean Lamontagne

General Manager

Planning and Development
MRJ/cm
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Appendix Il

HOUSING AGREEMENT
(Section 483, Local Government Act)

THIS AGREEMENT is made on the day of , 2021

AMONG:

192N STREET DEVELOPMENT LTD.

(Inc. No. BC1115973)

200 - 15055 54A Avenue, Surrey B.C. V3S 5X7
(the “Owner”)

AND:
CITY OF SURREY, a municipal corporation having its
offices at 13450 — 104 Avenue, Surrey, B.C. V3T 1V8
(the “City”)
WHEREAS:
A. The Owner is the legal owner of the Lands (as hereinafter defined;
B. The Owner submitted an application to the City to rezone the Lands (the

‘Rezoning Application”) from CPG (Golf Course Zone) and Single Family
Residential Zone (RF) zones to CD Bylaw 20151 and RM-15 zone, respectively,
to permit a development (the “Development”) on the Lands, as shown on the plan
attached hereto as Schedule A (the “Plan”), consisting of (i) 7 buildings
(collectively, the “Buildings”) containing up to approximately 595 dwelling units
(collectively, the “Condo Strata Lots”), constructed over an underground parkade
(the “Parkade), (ii) 11 separate buildings containing up to approximately 55
residential townhome dwelling units (the “Townhouse Strata Lots”), and (iii) a
further separate building containing an approximately 12,360 square foot amenity
building (the “Amenity Building”), together with related improvements;

C. The Owner must make arrangements to the satisfaction of the City to enter into a
housing agreement pursuant to section 483 of the Local Government Act to ensure
that, during the Term not less than ten percent of the Condo Strata Lots (the
“‘Market Rental Units”) constructed in the Development, as show outlined in blue
on the Plan, are used only for Market Rental Housing (as defined in Subsection
1.01(b));

D. Section 483 of the Local Government Act permits the City to enter into and, by
legal notation on title, note on title to lands, housing agreements; and

E. As a condition of the Rezoning By-law (defined herein) to permit the development

of the Lands in the manner aforesaid, the Owner has agreed to enter into this
Agreement with the City.

{251343-502653-01576524;6}
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NOW THIS AGREEMENT WITNESSES that for good and valuable consideration, the
receipt and sufficiency of which the parties hereby acknowledge and agree to and will not
be denied, the Owner and the City covenant and agree as follows:

ARTICLEI. DEFINITIONS

Section 1.01 Definitions

(k)

()

(m)

“Agreement” means this Housing Agreement;
“‘“Amenity Building” has the meaning given to it in Recital B;
“Buildings” has the meaning given to it in Recital B;

“Arbitration Act” means the Arbitration Act, R.S.B.C. 1996, c. 55 (formerly, the
Commercial Arbitration Act), as amended, replaced, restated, or re-enacted from
time to time;

“City Personnel’ means any and all of the elected and appointed officials, and
officers, employees, agents, nominees, delegates, permittees, contractors
subcontractors, and volunteers of the City from time to time;

“Commencement Date” means the date that is the first day of the month after the
final inspection of the building has been issued by the City;

“Condo Strata Lots” has the meaning given to it in Recital B;

“‘Development” means the development of the on the Lands described in Recital B
in accordance with the Development Permit;

‘Development Permit” means Development Permit No. 7915-0393-00 issued by
the City authorizing development on the Lands, as amended from time to time;

“Land Title Act” means the Land Title Act, R.S.B.C., 1996, c. 250, as amended,
replaced, restated, or re-enacted from time to time;

“‘Lands” means, together, the lands and premises legally described as:

Parcel Identifier: 005-054-958

Lot 205

Section 10, Township 8

New Westminster District Plan 53056; and

Parcel Identifier: 002-020-904

Lot “A”

Section 10, Township 8

New Westminster District Plan 13184;

“Land Title Office” means the New Westminster Land Title Office;

“Local Government Act” means the Local Government Act, R.S.B.C. 2015, c. 1,
as amended, replaced, restated, or re-enacted from time to time;

{251343-502653-01576524;6}
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“‘Losses” means any and all damages, losses, fines, penalties, costs (including
legal costs on a solicitor and own client basis), actions, causes of action, claims,
demands, liabilities, indirect or consequential damages (including loss of profit and
loss of use and damages arising out of delays) and expenses of every nature or
kind whatsoever;

“Market Rental Rate” means the average rental rate per square foot for the Market
Rental Units, as determined from time to time by the Owner;

“‘Market Rental Housing” means Rental Housing that is rented at market rates,
as the same may be determined from time to time by the Owner;

“Market Rental Units” has the meaning given to it in Recital C and refers to the
Condo Strata Lots which are to be used only for Market Rental Housing and which
the applicant must clearly identify to the City, in writing, and which must be
accepted by the City prior to the City issuing an Occupancy Permit for any Building
which contains a Market Rental Unit;

“‘Notice” has the meaning given to it in Section 2.02;

“Occupancy Permit” means a permit issued by the City authorizing the use and
occupation of any building, development or partial development on the Lands,
whether such permit is temporary, conditional or final;

“Owner’ has the meaning ascribed to it on Page 3 hereof and such Owner’s
respective successors in title from time to time as the registered or beneficial owner
from time to time of any portion of the Lands;

“Parkade” has the meaning given to it in Recital B;

“‘Rental Housing” means a dwelling unit that is not occupied by the registered or
beneficial owner of the same, but which is made available by such owner to the
general public at arms’ length, for use as residential rental accommodation on a
month-to-month or longer basis, excluding rentals for purposes of Tourism
Accommodation (as such term is defined in the Zoning By-law) and excluding
rentals for any less than 30 consecutive days, in accordance with this Agreement,
reasonably prudent landlord-tenant practice for rental residential accommodation,
and any and all laws applicable thereto, including, without limitation, residential
tenancy and human rights legislation in British Columbia;

‘Residential Tenancy Act” means the Residential Tenancy Act, S.B.C. 2002,
c. 78, as amended, replaced, restated, or re-enacted from time to time;

“‘Rezoning Application” has the meaning given to it in Recital B;

‘Rezoning By-law” means the City of Surrey Zoning Amendment Bylaw
No. 20151 enacted as a result of the Rezoning Application;

“Term” has the meaning ascribed thereto in Section 2.01;

“Townhouse Strata Lots” has the meaning given to it in Recital B; and

{251343-502653-01576524;6}
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(bb)  “Zoning By-law” means the City’s Zoning By-law 12000, as amended, replaced,
or replaced from time to time.

ARTICLE Il. TERM AND NOTICE
Section 2.01 Term

The term (the “Term”) of this Agreement will commence on the Commencement Date and
will end on the earlier of (i) the date that is twenty (20) years from the date when an
Occupancy Permit is issued for the originally constructed Market Rental Units and (ii) the
time when the Owner, acting reasonably, determines, that it is not economical to repair or
restore the Buildings or to keep and maintain the Buildings in tenantable condition to the
standard required by this Agreement, and in such event, the City will abandon, surrender,
and release the Owner from this Agreement and, at the Owner’s expense, cause the
Notice to be removed from the title to the Lands; provided that any disagreement between
the Owner and the City as to whether the City is obliged to abandon, surrender, and
release the Owner from this Agreement pursuant to this Section 2.01 will be determined
by arbitration conducted pursuant to the Arbitration Act, the cost of which arbitration will
be borne evenly as between the Owner and the City. Each party will bear the cost of its
own legal counsel in connection with any arbitration pursuant to this Section 2.01

Section 2.02 Notice of Housing Agreement

The Owner acknowledges that the City may file in the Land Title Office on title to the Lands
a notice (the “Notice”) of this Agreement and any amendments made thereto from time to
time in accordance with Section 5.07.

ARTICLE lll. RESTRICTIONS ON AND CONDITIONS OF USE
Section 3.01 Owner’s Covenants
The Owner covenants and agrees that throughout the Term:

(a) the Lands and the Market Rental Units, will not be used in any way that is
inconsistent with the terms of this Agreement;

(b) not less than 10% of the of the Condo Strata Lots must be used, at all times, only
as Market Rental Housing in accordance with the Rezoning By-law, the
Development Permit and the requirements of this Agreement;

(c) throughout the Term, the Owner will not suffer, cause or permit the beneficial or
registered title to or any interest in and to the Market Rental Units or any portion
thereof, to be sold or otherwise transferred unless the transferee(s) of the
registered and beneficial title or interest, as applicable to the interest transferred,
prior to and as a condition of closing enters into an assumption agreement
satisfactory to the City, acting reasonably, whereby such transferee agrees to be
and thereafter remain bound by each and every term and condition of this
Agreement applicable to the Owner;

{251343-502653-01576524;6}
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(d) the Strata Corporation will insure, or cause to be insured, the Buildings and all
parts thereof to the full replacement cost against perils normally insured against by
reasonable and prudent owners of similar buildings and lands;

(e) unless and until the City consents otherwise in writing by way of an amendment to
this Agreement on request of the Owner, the Owner will keep and maintain the
Market Rental Units in good repair and in a safe, clean, neat and tidy condition,
reasonable wear and tear excepted, and fit for human habitation and consistent
with the general standards required by the Residential Tenancy Act and all other
applicable statutes, regulations, bylaws, and rules in effect from time to time for
residential rental buildings of similar age and character in the City of Surrey from
time to time and will comply with the same, including health and safety standards
applicable to the Rental Units; and

() except as contemplated in Section 2.01, the Owner will not demolish the Buildings,
in which the Market Rental Units are located, or any portion thereof without the
prior written consent of the City and, in any case, without a demolition permit
therefor issued by the City in the City’s sole discretion.

ARTICLE IV. INDEMNITY, RELEASE, DEFAULT AND REMEDIES
Section 4.01 Indemnity

The Owner will and does hereby indemnify and save harmless the City and the City
Personnel of and from all claims, demands, actions, damages, costs and liabilities, which
all or any of them shall or may be liable for or suffer or incur or be put to by reasons of or
arising out of failure of the Owner to comply with the terms and conditions of this
Agreement, except to the extent caused by the negligence of the City and/or City
Personnel.

Section 4.02 Release

Provided that the City is in compliance with the terms and conditions of this Agreement,
the Owner hereby releases and forever discharges the City and the City Personnel of and
from any and all claims, demands, actions, damages, economic loss, costs and liabilities
which the Covenantor now has or hereafter may have with respect to or by reasons of or
arising out of the fact that the Lands are encumbered by this Agreement, except to the
extent caused by the negligence of the City and/or City Personnel.

Section 4.03 Remedies

The Owner covenants and agrees with the City that, in addition to any other remedies
available to the City under this Agreement or at law or equity, if the Owner materially
defaults under the terms of this Agreement, including without limitation omitting, failing or
neglecting to carry out any of its material obligations contained in this Agreement and
doing or carrying out a material act contrary to the Owner’s obligations contained in this
Agreement:

(a) the Owner shall rectify such material default within 45 days after receipt of written
notice of such material default to the Owner by the City;

{251343-502653-01576524;6}
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(b) if the Owner fails to take such positive action as the City considers necessary to
rectify any material default as provided for herein, the City may apply to court for
a mandatory or prohibitive order requiring the Owner to take such action; and

(c) the Owner shall pay to the City, on written demand, the costs (including actual
solicitor’s fees, disbursements and taxes thereon) incurred by the City to obtain a
court order pursuant to Section 4.03(b), and if the Owner fails to pay such amounts
to the City within 30 days from the date the Owner receives any such written
demand from the City, any and all arrears will bear interest from the date of
demand to the date of payment at the prime rate of the Bank of Nova Scotia plus
3% per annum.

Section 4.04 Survival of Release and Indemnity

The release and indemnity in this Article IV will remain effective, and will survive any
modification, discharge or partial discharge of any or all of the covenants created by this
Agreement, and the termination of this Agreement, whether by fulfillment of the covenants
contained in this Agreement or otherwise.

ARTICLE V. GENERAL PROVISIONS
Section 5.01 Interpretation.
In this Agreement:

(a) Any reference to a party herein will be deemed to include the heirs, executors,
administrators, successors, assigns, employees, servants, agents, officers,
contractors, licensees and invitees of such parties wherever the context so permits
or requires.

(b) Wherever the singular or masculine or neuter is used in this Agreement, the same
will be construed to mean the plural or the feminine or body corporate or politic,
and vice versa as the context or the parties so require.

(c) The captions and headings appearing in this Agreement have been inserted as a
matter of convenience and for reference only and in no way define, limit or enlarge
the scope or meaning of this Agreement or any of the provisions hereof.

(d) References to the or this “Agreement” and the words “hereof”, “herein” and similar
words refer to this Agreement as a whole and not to any section or subsection or
other subdivision hereof and any reference in this Agreement to a designated
Recital, Article, Section, subsection or other subdivision is a reference to the
designated Recital, Article, Section, subsection or subdivision hereof.

Section 5.02 Records

The Owner will keep accurate records pertaining to the use and occupancy of the Rental
Units as necessary to reasonably demonstrate compliance by the Owner with the
requirements of this Agreement, such records to be to the satisfaction of the City, acting
reasonably. Atthe request of the City, from time to time, the Owner will make such records

{251343-502653-01576524;6}
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available for inspection and copying by the City. The City will comply with the Owner’s
statutory obligations with respect to privacy of such information.

Section 5.03 Legislation.

Any reference to a law or statute herein includes and is a reference to such law or statute
and to the regulations made pursuant thereto, with all amendments made thereto and as
in force from time to time, and to any law or statute or applicable regulation amending,
replacing, or superseding any of the same.

Section 5.04 Time.

Time shall be of the essence of this Agreement and each part of it. If any party expressly
or impliedly waives this requirement, that part may reinstate it by delivering notice to the
other party(ies). If a time is specified in this Agreement for observing or performing any
obligation, such time shall be Pacific Standard Time.

Section 5.05 No Effect on Rights.

Nothing contained or implied herein will prejudice the rights and powers of the City in the
exercise of its functions under any public and private statutes, bylaws, orders and
regulations, all of which may be fully and effectively exercised in relation to the Lands as
if this Agreement had not been executed and delivered by the Owner and this Agreement
does not impose on the City any legal duty or obligation, including any duty of care or
contractual or other legal duty or obligation, to enforce this Agreement, nor does this
Agreement relieve the Owner from complying with any enactment, including in relation to
the use or subdivision of the Lands.

Section 5.06 Benefit of City.

The City is a party to this Agreement for the purpose only of receiving the covenants,
promises and agreements as provided in the terms of this Agreement and is not intended
to protect the interests of the Owner, any tenant, or any future owner, lessee, occupier or
user of the Lands, the Mixed-Use Building, including the Rental Units or any portion
thereof, and the City may at any time execute a release for the discharge of the Notice of
this Agreement without liability to anyone for doing so, and without obtaining the consent
of the Owner.

Section 5.07 Agreement Runs with the Lands.

Following the filing of the Notice in the Land Title Office, this Agreement and, if applicable,
any amendments thereto, will be binding on all persons who acquire an interest in the land
affected by this Agreement, as amended if applicable. It is further expressly agreed that
this Agreement may be modified or amended from time to time, by consent of the Owner
and a bylaw duly passed by City Council and thereafter if an amendment is signed by the
City and the Owner.

Section 5.08 Limitation on Owner’s Obligations.

The Owner is only liable for breaches of this Agreement that occur while the Owner is the
registered and/or beneficial owner of the Lands or such applicable portions thereof,

{251343-502653-01576524;6}
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provided however that notwithstanding that the Owner is no longer the registered nor
beneficial owner of the Lands or any portion thereof, the Owner will remain liable for
breaches of this Agreement that occurred while the Owner was the registered and/or
beneficial owner of the Lands or such portions thereof, as the case may be.

Section 5.09 Partial Discharge.

The Owner and the City acknowledge and agree that this Agreement and the Notice are
only intended to apply to the Market Rental Units and not to any Condo Strata Lots, the
Townhouse Strata Lots, the Amenity Building or the Parkade. The City covenants and
agrees that concurrently with the registration of any subdivision plan (including an airspace
subdivision plan, or strata plans pursuant to the Strata Property Act (British Columbia))
that creates a separate legal parcel or parcels for any of the Buildings, the Condo Strata
Lots, the Townhouse Strata Lots, the Amenity Building or the Parkade, the City will
execute in registrable form and deliver to the Owner for filing in the applicable land title
office, a discharge of this Agreement and the Notice from title to the parcel so created that
does not include any of the Market Rental Units or any portion thereof.

Section 5.10 Enurement.

This Agreement will enure to the benefit of and be binding upon the parties hereto and
their respective successors and permitted assigns.

Section 5.11 Further Assurances.

The parties will do and cause to be done all things and execute and cause to be executed
all documents which may be necessary to give proper effect to the intention of this
Agreement.

Section 5.12 Governing Law.

This Agreement will be governed by and construed in accordance with the laws of the
Province of British Columbia and the laws of Canada applicable in British Columbia.

Section 5.13 Severability.

If any part of this Agreement is held to be invalid, illegal or unenforceable by a court having
the jurisdiction to do so, that part is to be considered to have been severed from the rest
of this Agreement and the rest of this Agreement remains in force unaffected by that
holding or by the severance of that part.

Section 5.14 Waiver.

An alleged waiver of any breach of this Agreement is effective only if it is an express waiver
in writing of the breach in respect of which the waiver is asserted. A waiver of a breach of
this Agreement does not operate as a waiver of any other breach of this Agreement.

Section 5.15 No Fiduciary Relationship.

Nothing contained in this Agreement will be deemed in any way, or for any purpose, to
constitute the City a partner, agent or legal representative of the Owner in the conduct of

{251343-502653-01576524;6}
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any business or otherwise, or a member of a joint venture or joint enterprise with the
Owner, or to create any fiduciary relationship between the City and the Owner.

Section 5.16 Joint and Several.

If the Owner consists of more than one person, firm, or corporation, from time to time, the
Owner’s obligations under this Agreement shall be joint and several.

Section 5.17 Survival.

Notwithstanding anything contained herein, the Owner covenants and agrees that the
obligations of the Owner, including without limitation those set out in Article IV, shall
survive termination or release of this Agreement.

Section 5.18 Notice.

Whenever it is required or desired that either party will deliver or serve a notice on the
other, delivery or service will be deemed to be satisfactory if and deemed to have occurred
when:

(a) the Clerk of the City or the Owner, or its successor in title, or a director of the
Owner or successor in title, if applicable, has been served personally, on the date
of service; or

(b) mailed by prepaid registered mail, on the date received or on the sixth day after
receipt of mailing by any Canada Post office, whichever is the earlier, so long as
the notice is mailed to, in the case of the City, at the address provided in this
Agreement, or in the case of the Owner, or its successor in title, at the address
noted on the Certificate of Title for the Lands, or to whatever address a party may
from time to time provide to the other party.

Section 5.19 Owner’s Representations and Warranties.
The Owner represents and warrants to and covenants and agrees with the City that:

(a) the Owner has the full and complete power, authority, and capacity to enter into,
execute, and deliver this Agreement and the bind all legal and beneficial interests
in the title to the Lands with the interests in lands created hereby;

(b) upon execution and delivery of this Agreement and the filing of the Notice, the
interests in land created hereby will encumber all legal and beneficial interests to
the title to the Lands;

(c) this Agreement will be fully and completely binding upon the Owner in accordance
with its terms and the Owner will perform all of its obligations under this Agreement
in accordance with its terms; and

(d) the foregoing representations, warranties, covenants, and agreements will have
force and effect notwithstanding any knowledge on the part of the City whether
actual or constructive concerning the status of the Owner with regard to the Lands
or any other matter whatsoever.

{251343-502653-01576524;6}
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Section 5.20 Counterparts.

This Agreement may be executed and delivered by the parties hereto in one or more
counterparts.

IN WITNESS WHEREOF, each of the parties has duly executed this Agreement on the

Form C — General Instrument to which this Agreement is attached as of the date first
written above.

192\° STREET DEVELOPMENT LTD., by CITY OF SURREY, by its authorized

its authorized signatory: signatories:

Name: Name:

Title: Title:
Name:
Title:

{251343-502653-01576524;6}
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&= the future lives here. I\Rn?)gnlalaa; (j?jlil; (2“7' -ZIBaZ?)d —
Item B.16
Supplemental Information: Page Replacements
TO: City Clerk, Legislative Services Division
FROM: Manager, Area Planning & Development - North Division
Planning & Development Department
DATE: July 27, 2020 FILE:
RE: Item B.16 July 27, 2020 Regular Council - Land Use Meeting

Corrections to Planning Report

ADDRESSES: 19310 Fraser Highway
6312 - 192 Street

Development Application No. 7915-0393-00 is proceeding to Council for introduction at the July 27,
2020 Regular Council - Land Use meeting as Item B.16 on the Agenda.

Minor typos within the Planning Report have been identified by staff. To ensure clarity they are
listed below:

e At the bottom of Page 7, under the Planning Considerations section, the Planning Report
notes that a portion of the site being rezoned to “Multiple Residential 15 Zone (RM-15)”

(Block 2 of Appendix I) is 5.67 ha. This figure is incorrect - the correct area of Block 2 is 0.70
ha.

e On pages 7 and 8, the Planning Report notes that there are proposed to be seven, 5 to 6 storey
apartment buildings in Phase 2 of the project. That should ready 4 to 6 storey apartment
buildings.

Replacement pages 7 and 8 with the errors struck through with replacement text have been included
with this memo.

Ron Gill

Manager
Area Planning & Development — North Division

P207240

CLERKS DEPT.

JUL 27, 2020
7915-0393-00

B.16 RCPH Jul 27, 20
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Context & Background

The subject site is 6.4 hectares in area and is currently designated as Urban in the OCP; the
subject site is not within a Secondary Plan area. The site is currently zoned "Golf Course Zone
(CPG)" and "Single Family Residential Zone (RF)". There have been no previous development
applications related to these properties.

The site consists of a former executive-sized golf course and a single-family residential lot.
The property features steeper sloping grades at the north portion of the site near 192 Street
and slopes gently to the south for the remainder of the site. Being a former golf course, the
site features significant clusters of mature trees, a wet pond, a dry pond, as well as a drainage
ditch that connects these ponds.

The property has not been in operation as a golf course since the early 2000’s.

Land Use Contract No. 290, which once regulated development of the site, was terminated by
Council on December 4, 2017.

DEVELOPMENT PROPOSAL

The applicant is proposing the following;:

o to amend the OCP designation on the site from Urban to Multiple Residential;

o arezoning from "Golf Course Zone: (CPG)" and "Single Family Residential Zone (RF)
to a "Comprehensive Development Zone (CD)" (based on "Multiple Residential 45
Zone (RM-45)" and "Multiple Residential 15 Zone (RM-15)";

o a General Development Permit (Form and Character), Sensitive Ecosystems
(Streamside Areas) Development Permit, and Hazard Lands (Steep Slopes)
Development Permit for the entire site;

o a Detailed Development Permit (Form and Character) for Phase 1; and

o a Development Variance Permit to vary Part 7A — Streamside Protection of the Zoning
Bylaw,

to permit the development of 55 townhouse units and an amenity building with a child care
centre in Phase 1, and seven 5 4 - 6 storey buildings in Phase 2.

Planning Considerations

The approximately 562 0.70 ha portion of the site being rezoned to "Multiple Residential 15
Zone (RM-15)" (Block 2 of Appendix I) is proposed to be subdivided from the subject site and
sold to and consolidated with the adjacent Greenside Estates property for $1. Over time, as a
result of uncertainty with respect to ambiguous property line boundaries, a number of the
Greenside Estates residents have planted privacy hedges adjacent to their units. Residents
have expressed concerns about the potential loss of these privacy hedges.
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The applicant voluntarily worked with the adjacent Strata NW1218 (Greenside Estates
Townhouses) to arrive at an agreement with respect to the property line adjustment and
subsequent transfer of land. The proposed property transfer is intended to resolve this issue,
which was one of the most significant concerns of the Strata residents by establishing clear
and coherent property lines.

The remainder of the site is proposed to be rezoned to a "Comprehensive Development Zone
(CD)" to accommodate a medium density residential development consisting of 55
townhouses on the southern portion of the site, and seven, 5 4 to 6 storey apartment buildings
on the north portion of the site, and amenity facilities, to be constructed in phases.

The applicant is proposing that 10% of the total unit count (up to 65 units) be market-rate
purpose-built rental units. The applicant has agreed to enter into a Housing Agreement to
secure the proposed purpose-built rental units for of a minimum of 20 years. Registration of
this housing agreement will be a condition of Final Adoption of the proposed rezoning by-

laws.

The applicant is proposing to incorporate a publicly accessible child care centre into the

amenity building in Phase 1 of the development.

The "Comprehensive Development Zone (CD)" portion of the proposal (the project) is divided
into two phases as shown in Schedule A of Appendix IV. '

Development details for the "Comprehensive Development Zone (CD)" portion of the

proposal are provided in the table below:

Proposed
Lot Area
Total Site Area: 63,764 m*
Undevelopable Area: 5,566 m*
Gross Site Area: 58,198 m?
Road Dedication: 1,824 m?
Land Transfer to Adjacent
Site (Greenside Estates): | 7,040 m?
Net Site Area; 49,334 m*
Number of Lots: 1
Building Height: Phase 1 - max. 12 metres/3 storeys
Phase 2 - max. 21 metres/6 storeys
Unit Density: Overall site - 135 UPH / 55 UPA (net)
Phase 1-28 UPH / n.u UPA (net)
Phase 2 - 204 UPH / 82.2 UPA (net)
Floor Area Ratio (FAR): Overall site - 1.0 (net)

Phase 1 - 0.39 (net)
Phase 2 - 1.44 (net)

Total Floor Area

Overall site — 50,205 m*
Phase 1 -7,888 m*
Phase 2 - 42,314 m?

Residential Units:

Phase 1
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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 a General Development Permit for Form and Character, Hazard Lands, and
Sensitive Ecosystems for the entire site.

e Approval to draft a Detailed Development Permit for Form and Character (Phase 1 -
townhouses).

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the Official Community Plan (OCP) to redesignate the site from
Urban to Multiple Residential.

e Proposing to vary the Part 7A Streamside Protection setbacks from the top of bank for Class B
Ditches.

RATIONALE OF RECOMMENDATION

e The proposed OCP amendment from Urban to Multiple Residential is supportable to
accommodate increased density and apartment built form along an existing Frequent Transit
Network (FTN) corridor and future rapid transit (Skytrain) corridor along Fraser Highway.

e The applicant is seeking a density bonus in the form of an OCP amendment from Urban to
Multiple Residential, and is therefore subject to the Tier 2 Capital Projects Community
Amenity Contributions under the City’s Capital Projects Community Amenity Contribution
and Density Bonus Program and as outlined in Corporate Report R224.

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

e The proposed density and building form are appropriate for this part of Northeast Cloverdale
given the proximity to two proposed SkyTrain stations on Fraser Highway at 190 Street and
196 Street and its location along the Frequent Transit Network (FTN) corridor. The proposed
development will form part of an emerging higher-density corridor along Fraser Highway.

e The proposal includes a component of market rental units, which are in demand and desirable
in Northeast Cloverdale, as well as a child care facility.

e The proposal complies with the Development Permit requirements in the OCP for Sensitive
Ecosystems (Streamside Areas).
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e The proposal complies with the Development Permit requirements in the OCP for Hazard
Lands (Steep Slopes).

e The proposal complies with the City’s requirements for a General Development Permit in the
OCP for Form and Character.

e The proposed building setbacks and overall site design achieve a more urban, pedestrian-
oriented environment in accordance with the Development Permit (Form and Character)
design guidelines in the OCP. The proposed site setbacks and transfer of land along the
periphery to the adjacent townhome strata will ensure a compatible building interface
between the proposed development and the adjacent existing townhouse development.

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

L A By-law be introduced to amend the OCP Figure 3: General Land Use Designations for
the subject site from Urban to Multiple Residential 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 a portion of the subject site as shown as Block 1 on the
attached Survey Plan (Appendix I) from "Golf Course Zone (CPG)" and "Single Family
Residential Zone (RF)" to "Comprehensive Development Zone (CD)" and a date be set for
Public Hearing.

4. A By-law be introduced to rezone a portion of the subject site as shown as Block 2 on the
attached Survey Plan (Appendix I) from "Golf Course Zone (CPG)" to "Multiple Residential
15 Zone (RM-15)" and a date be set for Public Hearing.

5. Council authorize staff to draft General Development Permit No. 7915-0393-00 generally
in accordance with the attached drawings (Appendix I) and the finalized Ecosystem
Development Plan.

6. Council authorize staff to draft Detailed Development Permit No. 7915-0393-01 for Phase 1
of the project (townhouses), generally in accordance with the attached drawings
(Appendix I).

7. Council approve Development Variance Permit No. 7915-0393-00 (Appendix VII) varying

the following, to proceed to Public Notification:

(@) to reduce the minimum setback distance for a Class B (yellow-coded) ditch from 7
metres to 2 metres.

8. Council instruct staff to resolve the following issues prior to final adoption:
(@) ensure that all engineering requirements and issues including restrictive

covenants, dedications, and rights-of-way where necessary, are addressed to the
satisfaction of the General Manager, Engineering;

(b) submission of a subdivision layout to the satisfaction of the Approving Officer;
(c) approval from the Ministry of Transportation & Infrastructure;
(d) resolution of all urban design issues to the satisfaction of the Planning and

Development Department;

(e) submission of a finalized landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;
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() submission of a finalized tree survey and a statement regarding tree preservation
to the satisfaction of the City Landscape Architect;

(g) submission of a finalized Ecosystem Development Plan and Impact Mitigation
Plan to the satisfaction of City staff; This finalized Ecosystem Development Plan
and Impact Mitigation Plan must be reviewed by the Province to confirm that it
meets the minimum RAPR and SPEA guidelines. The proposed drainage
infrastructure within the RAPR SPEA does not conform to Provincial minimum
setbacks and therefor a Fisheries Act Review will be required. The results of the
Fisheries Act Review will determine if a Fisheries Act Authorization is required.

(h) submission of a finalized Transportation Impact Assessment to the satisfaction of
the Planning and Development Department;

(1) submission of a Noise Study to the satisfaction of the Planning and Development
Department and registration of a Section 219 Restrictive Covenant to ensure
implementation of noise mitigation measures;

G) submission of a finalized peer-reviewed geotechnical report to the satisfaction of
City staff;
(k) registration of reciprocal access easements to ensure access for on-site residents to

the proposed shared amenity facilities within the development;

4)) registration of a Section 219 Restrictive Covenant to allow the tandem parking
arrangement and to prohibit the conversion of the tandem parking spaces into
livable space;

(m)  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;

(n) the applicant enter into a Housing Agreement with the City to secure a minimum
of 10% of the overall dwelling units in both phases as market rental dwelling units,
for a minimum of 20 years;

(o) 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;

(p) registration of a Section 219 Restrictive Covenant for "no build" on proposed Block
A (Phase 2) requiring the applicant to provide an updated land valuation for Block
A (Phase 2), based on the value of the land at the time of Final Adoption of the
Rezoning, for the revised residential floor area and unit count proposed for Block
A (Phase 2) at the time of the Detailed Development Permit submission, in order
to determine whether a re-calculation of Tier 2 Capital Project CACs is required.
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(q)

(r)

(s)

(t)

(u)

registration of a Section 219 Restrictive Covenant requiring the applicant to pay all
applicable Community Amenity Contributions should the market rental units be
stratified and converted to market condominiums at any time after the Housing
Agreement has expired;

registration of a mutually beneficial right-of-access and maintenance easement
between the applicants and the adjacent Strata NW1218 (Greenside Estates
Townhouses);

registration of a Section 219 Restrictive Covenant for "no build" on all riparian
areas for the installation of restoration works, maintenance, and protection of the
riparian areas;

an agreement in principle with the adjacent Strata NW1218 (Greenside Estates
Townhouses) to install traffic-calming measures that do not reduce street
connectivity; and

registration of a Section 219 Restrictive Covenant to ensure that the site is
constructed in accordance with the geotechnical report.

SITE CONTEXT & BACKGROUND

Direction

Existing Use OCP Designation | Existing Zone

Subject Site

Vacant former golf | Urban CPG & RF
course and vacant
single-family
residential lot.

North (across Fraser Hwy): Single family Urban RF, RM-15,

residential lots,
vacant single family
lots, 2-storey
townhouses

East:

2-storey Urban RM-15, CHI
townhouses,
automobile
dealership

South:

2-storey Urban RM-15
townhouses
(Greenside Estates)

West:

2-storey townhomes | Urban RM-15, RF
(Greenside Estates)
and stacked
townhouses
(currently under
application 18-0253)
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Context & Background

e The subject site is 6.4 hectares in area and is currently designated as Urban in the OCP; the
subject site is not within a Secondary Plan area. The site is currently zoned "Golf Course Zone
(CPG)" and "Single Family Residential Zone (RF)". There have been no previous development
applications related to these properties.

e The site consists of a former executive-sized golf course and a single-family residential lot.
The property features steeper sloping grades at the north portion of the site near 192 Street
and slopes gently to the south for the remainder of the site. Being a former golf course, the
site features significant clusters of mature trees, a wet pond, a dry pond, as well as a drainage
ditch that connects these ponds.

e The property has not been in operation as a golf course since the early 2000’s.
e Land Use Contract No. 290, which once regulated development of the site, was terminated by
Council on December 4, 2017.
DEVELOPMENT PROPOSAL
e The applicant is proposing the following:
0 toamend the OCP designation on the site from Urban to Multiple Residential;
0 arezoning from "Golf Course Zone: (CPG)" and "Single Family Residential Zone (RF)"
to a "Comprehensive Development Zone (CD)" (based on "Multiple Residential 45
Zone (RM-45)" and "Multiple Residential 15 Zone (RM-15)";
0 a General Development Permit (Form and Character), Sensitive Ecosystems
(Streamside Areas) Development Permit, and Hazard Lands (Steep Slopes)
Development Permit for the entire site;

0 a Detailed Development Permit (Form and Character) for Phase 1; and

0 a Development Variance Permit to vary Part 7A - Streamside Protection of the Zoning
Bylaw,

to permit the development of 55 townhouse units and an amenity building with a child care
centre in Phase 1, and seven 5 - 6 storey buildings in Phase 2.

Planning Considerations

e The approximately 5.67 ha portion of the site being rezoned to "Multiple Residential 15 Zone
(RM-15)" (Block 2 of Appendix I) is proposed to be subdivided from the subject site and sold
to and consolidated with the adjacent Greenside Estates property for $1. Over time, as a result
of uncertainty with respect to ambiguous property line boundaries, a number of the Greenside
Estates residents have planted privacy hedges adjacent to their units. Residents have
expressed concerns about the potential loss of these privacy hedges.
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The applicant voluntarily worked with the adjacent Strata NW1218 (Greenside Estates
Townhouses) to arrive at an agreement with respect to the property line adjustment and
subsequent transfer of land. The proposed property transfer is intended to resolve this issue,
which was one of the most significant concerns of the Strata residents by establishing clear
and coherent property lines.

The remainder of the site is proposed to be rezoned to a "Comprehensive Development Zone
(CD)" to accommodate a medium density residential development consisting of 55
townhouses on the southern portion of the site, and seven, 5 to 6 storey apartment buildings
on the north portion of the site, and amenity facilities, to be constructed in phases.

The applicant is proposing that 10% of the total unit count (up to 65 units) be market-rate
purpose-built rental units. The applicant has agreed to enter into a Housing Agreement to
secure the proposed purpose-built rental units for of a minimum of 20 years. Registration of
this housing agreement will be a condition of Final Adoption of the proposed rezoning by-
laws.

The applicant is proposing to incorporate a publicly accessible child care centre into the
amenity building in Phase 1 of the development.

The "Comprehensive Development Zone (CD)" portion of the proposal (the project) is divided
into two phases as shown in Schedule A of Appendix IV.

Development details for the "Comprehensive Development Zone (CD)" portion of the
proposal are provided in the table below:

Proposed
Lot Area
Total Site Area: 63,764 m?
Undevelopable Area: 5,566 m*
Gross Site Area: 58,1908 m?
Road Dedication: 1,824 m?

Land Transfer to Adjacent
Site (Greenside Estates): | 7,040 m?

Net Site Area: 49,334 m>
Number of Lots: 1
Building Height: Phase 1 - max. 12 metres/3 storeys
Phase 2 - max. 21 metres/6 storeys
Unit Density: Overall site - 135 UPH / 55 UPA (net)

Phase 1 - 28 UPH / 11.11 UPA (net)
Phase 2 - 204 UPH / 82.2 UPA (net)

Floor Area Ratio (FAR): Overall site - 1.0 (net)
Phase 1 - 0.39 (net)
Phase 2 - 1.44 (net)

Total Floor Area Overall site - 50,205 m*
Phase 1 - 7,888 m?
Phase 2 - 42,314 m?

Residential Units:

Phase 1 |
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Proposed
2-Bedroom: 25
3-Bedroom: 30
Total: 55
Phase 2
Studio: -
1-Bedroom: -
2-Bedroom: -
3-Bedroom: -
Total: Up to 595 units. Unit mix to be finalized with submission of
Form and Character Development Permit submission for
Phase 2
Referrals
Engineering: The Engineering Department has no objection to the project

School District:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTI):

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

The School District has provided the following projections for
the number of students from this development:

Phase 1:
14 Elementary students at Latimer Road School
7 Secondary students at Clayton Heights Secondary School

Phase 2:
60 Elementary students at Latimer Road School
36 Secondary students at Clayton Heights Secondary School

(Appendix III)

Please refer to School Capacity Considerations section for further
information.

Parks notes that this application is subject to Tier 1 Capital Projects
Community Amenity Contributions (CACs) as outlined in Schedule
G of the Zoning By-law and Tier 2 CACs for OCP Amendments
outside of Secondary Plan Areas, as outlined in Corporate Report
R224.

MOTI supports the development in principal subject to a review of
further information requested from the applicant and their
transportation consultant. Final approval from MOTT is a
condition of Final Adoption of the proposed rezoning.
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Surrey Fire Department: A Building Permit may not be issued until a Construction Fire
Safety Plan has been submitted, reviewed and accepted by the Fire
Department.

Advisory Design Panel: The proposal was considered at the ADP meeting on May 28, 2020

and was supported. The applicant has resolved most of 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, and
subsequent to that, through submission of Form and Character
Development Permit for Phase 2, to the satisfaction of the Planning
and Development Department.

Transportation Considerations

e The site is proposed to be accessed through two street access points, one being through
Fairway Drive in the centre of the site, and the other being at the northwest portion of the site
at 192 Street.

e Fairway Drive is a privately owned street, a portion of which is being conveyed to the
Greenside Estates Strata which surrounds the subject site on three sides. There is currently a
right-of-access easement in favour of the applicant, however, the applicant is required to
update that agreement to ensure mutual access for residents of both the existing and
proposed development. The updated access easement will permit Greenside Estates residents
who live on the east side of the subject site and the proposed development’s future residents
to utilize Fairway Drive to access 192 Street.

e The site is adjacent to two arterial roadways, Fraser Highway and 192 Street.
e There is currently no sidewalk on Fraser Highway adjacent to the subject site.

e The proposed development is located adjacent to the 192 Street on-street north/south bicycle
route and approximately 140 metres away from the on-street 64 Avenue east/west bicycle
route.

e The subject site is currently served by bus routes that run along the Fraser Highway FTN
corridor, as well as along 62 Street and 64 Street (Routes 320, 364, 395, 502, and 503).
Additionally, the subject site is located along the planned future Surrey-Langley Skytrain
extension along Fraser Highway.

e The applicant is required to provide a finalized Transportation Impact Assessment ("TIA").
The TIA will inform improvements that will be required to service the additional traffic of the
proposed development:

e All site street accesses will be constructed to operate at acceptable levels of service.

0 The applicant will be responsible for constructing improvements at nearby
intersections as recommended by the TIA to mitigate impacts of site-generated traffic.
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0 The intersections at Fraser Highway and Highway 10, as well as 192 Street and
Highway 10, are recommended for continued monitoring for operations and signal
timing optimization. These intersections are under the jurisdiction of the Ministry of
Transportation and Infrastructure ("MoTI") and the recommendations will be
forwarded to MoTI for their consideration.

Natural Area Considerations

e The subject site has a number of water features: a pond adjacent to Fairway Drive, a pond at
the south end of the site, as well as a ditch that connects the two water features.

e [t was determined that these watercourses eventually lead to McClellan Creek, thus providing
nutrients to downstream fishbearing waters. As such, the ponds and ditch have been deemed
to be Class B Watercourses and are subject to the City’s Sensitive Ecosystem Development
Permit Guidelines (Streamside Areas).

e To meet the Provincial Riparian Area Protection Regulations (RAPR), the applicants adhered
to 15-metre setbacks from the north, west, and east pond boundaries and 30-metres from the
south pond boundaries.

o There is a ditch that currently connects the two ponds which has been determined to be a
Class B ditch in accordance with Part 7a of the Zoning Bylaw. Typically, this type of
watercourse would require a 7-metre setback from the top-of-bank.

e Due to site constraints and the need to provide a north/south road in this portion of the site,
the applicant is proposing to vary the 7-metre setback on the western side of the ditch to 2
metres (the minimum provincial Riparian Areas Protection Regulation setback) and to
increase the setback on the eastern side. Although Class B ditches are not subject to Part 7a’s
Flex Provisions of the Zoning Bylaw, the proposed variance to reduce the west streamside
setback and increasing the east streamside setback meets the intent of the Flex Provisions.

o All areas covered by the Sensitive Ecosystems Development Permit (Streamside) are proposed
to have invasive species removed and will be replanted with native species.

e The streamside areas will not be publicly accessible or open to the residents of the proposed
development to ensure a minimal amount of human disturbance in the natural areas. These
areas will be fenced with a 1-metre high split-rail fence and protected by a Restrictive
Covenant in perpetuity.

Sustainability Considerations

e The applicant has met all of the typical sustainable development criteria, as indicated in the
Sustainable Development Checklist. This project will be required to meet a minimum of Step
2 of the BC Energy Step Code, and possibly Step 3 based upon the date of Building Permit
Issuance.

¢ In addition, the applicant has highlighted the following additional sustainable features:

= Occupancy sensors for LED lighting fixtures throughout
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=  Low water use, duel flush toilets

= Low E - double glazed windows

» Perforated paving for surface parking spaces

= Dark sky landscape and wayfinding light fixtures throughout the site
= Durable exterior building materials throughout

School Capacity Considerations

e The School District has advised that Latimer Road Elementary School’s enrolment has grown
recently due to a boundary change in 2015. Further growth in the area will need to be
accommodated with portables. As of September 2019, there are 7 portables on site used for
enrolling space.

e The School District also notes that Ecole Salish Secondary, which opened in 2018, will relieve
enrolment pressure at both Lord Tweedsmuir and Clayton Heights Secondary Schools. A 500-
student capacity addition for Clayton Heights is on the District 5-year Capital Plan. Please
refer to Appendix IlI for details.

e In terms of the proposed development’s phasing, the townhouse portion of the project (Phase
1) is proposed to be ready for occupancy in spring of 2022. The timing of the apartment
portion (Phase 2) will be dependent on market conditions and there may be a separate
sequencing of construction for the seven proposed buildings to be developed within that
phase. Once the development timelines for Phase 2 are confirmed, the details will be
communicated to the School District to allow the School District to plan for anticipated
growth accordingly.

POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

e The subject site is located within and complies with the General Urban Land Use Designation
of Metro Vancouver’s Regional Growth Strategy.

Official Community Plan

Land Use Designation

e The subject site is currently designated as Urban in the OCP and is located along an existing
FTN corridor (Fraser Highway). As outlined below, the Urban designation for sites abutting
FTN corridors is proposed to support up to 72 units per hectare (30 upa); however, this
designation does not support any zone that achieves a Floor Area Ratio high enough to
facilitate the proposed development.

Amendment Rationale

e In December 2018, the Metro Vancouver regional Mayor’s council on Transportation directed
TransLink to proceed immediately with planning and project development for a Surrey
Langley SkyTrain project. Stations have been planned at 190 Street and 196 Street in close
proximity to the subject site.
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On April 1, 2019, Council received Corporate Report Ros9 "Fraser Highway SkyTrain Corridor
- Land Use Planning Review and Related Official Community Plan Update" for information
and also authorized staff to commence the planning review and to amend the OCP to reflect
the approved Surrey-Langley SkyTrain Extension.

On February 10, 2020, Council received Corporate Report Ro23 "Fleetwood Plan Update" for
information. Within this report, the Interim Surrey-Langley Skytrain Development
Contribution Expectations Policy is proposed. The Interim Surrey-Langley Skytrain
Development Contribution Expectations Policy outlines direction on the consideration of
rezoning applications requiring Plan amendments while the Fraser Highway Corridor
planning process is underway.

This application, because of the size of the site and the complexities of the proposed
development, has been deemed to have merit to move forward under Policy 5, which states
that applications along the corridor may be considered in advance of an approved Secondary
Plan on a case-by case basis at the discretion of the Planning and Development Manager.

On June 24, 2020 Council endorsed Corporate Report Rio2 "Density Adjustments for Sites
Abutting Frequent Transit Networks". This proposed amendment supports transit-oriented
densities for sites abutting Surrey’s FTN corridors. The associated amendments to the OCP
and Zoning By-law received Third Reading from Council after a Public Hearing on July 13,
2020.

The applicant is proposing to redesignate the site to Multiple Residential in the OCP, which
will allow for a Floor Area Ratio of up to 1.5 (and up to 2.0 FAR, should Council grant Final
Adoption to the proposed densities for sites abutting FTN corridors, calculated on the net site
area). The proposed development’s resultant net Floor Area Ratio (FAR) for the overall site is
1.02.

The proposed OCP amendment to the Multiple Residential designation will provide
appropriate density and built form supportive of the future adjacent planned SkyTrain
extension on Fraser Highway, and for the Fraser Highway FTN corridor.

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

In accordance with Density Bonus Policy O-54, the applicant will submit a Market Report and
Financial Analysis to determine the value of the land lift. The report will be reviewed by City
staff to determine the 75% land lift contribution value in order to satisfy the proposed OCP
Amendment. The applicant will be required to provide this contribution prior to final
adoption.
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PUBLIC CONSULTATION PROCESS FOR 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 The proposed development complies with the following themes and policies in the OCP:

0 The Multiple Residential OCP designation is intended to support higher-density

(0}

(0]

(0}

residential development along Frequent Transit Corridors, subject to creating an
appropriate interface with adjacent lower-density residential neighbourhoods.
Residential uses in this designation may include apartment buildings, generally up to
6 storeys.

(The applicant is proposing to amend the site’s OCP designation to Multiple
Residential as the site is adjacent to Fraser Highway which is a Frequent Transit
Corridor to allow for the development of up to 6-storey buildings in the north portion
of the property. The proposed site plan, building location and massing, and tree
retention strategy act to ensure an appropriate interface with adjacent lower-density
development.

A1.1 - Support compact and efficient land development that is consistent with the
Metro Vancouver Regional Growth Strategy (RGS) (2011).

(The proposed development is a more efficient use of the land and is consistent with
the RGS.)

A1.2 - Ensure that urban development occurs within the Urban Containment
Boundary.

(The subject site is located within the Urban Containment Boundary.)

A1.3 - Accommodate urban land development according to the following order of
growth management priorities:

= a. City Centre, Town Centre, Urban Centre, Frequent Transit Development
Areas and Skytrain Corridor Planning Area locations well-served by local
services, infrastructure, and transit.

* b. Vacant or under-developed commercial, mixed-use and multi-family
locations in existing urban areas, particularly along transit corridors and areas
well-served by existing community amenities and infrastructure.

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



Staff Report to Council Planning & Development Report

Application No.: 7915-0393-00 Page 15

(The proposed development is located on a vacant property that is adjacent
to a Frequent Transit corridor and within a Skytrain Corridor Planning
Area.)

0 Ai.5a - Support Frequent Transit Corridors, Frequent Transit Development Areas
(FTDA) and Skytrain Corridor Planning Areas (Appendix XII) as priority development
areas for Surrey to accommodate an increased proportion of density and growth.

(The proposed development will increase residential density along the planned
Surrey-Langley Skytrain corridor, which will support the viability of the rapid transit
line.)

0 A2 Accommodating Higher Density — Direct higher-density development into Surrey’s
City Centre, Town Centres and Frequent Transit Corridors.

(The subject site is located adjacent to a Frequent Transit Corridor making it
suitable site for higher density development.)

0 A2.1- Direct residential and mixed-use development into Surrey’s City Centre, Town
Centres, Urban Centres, Skytrain Corridor Planning Areas along Frequent Transit
Corridor at densities sufficient to encourage commercial development and transit
service expansion.

(The proposed development is located along a Frequent Transit Corridor within a
Skytrain Corridor Planning Area and is proposed at a density to encourage
commercial development and transit service expansion.)

0 A2.5- Concentrate high-rise buildings taller than six storeys to within Surrey’s City
Centre and Town Centres, consistent with approved Secondary Plans.

(The proposed development is not located within Surrey’s City Centre or any one of
the Town Centres. As such, the proposed building heights in Phase 2 respect the six-
storey height limit.)

0 A2.6a - Ensure redevelopment along Frequent Transit Corridors, Frequent Transit
Development Areas (FTDA) and Skytrain Corridor Planning Areas are required to be
sufficient enough to support rapid transit infrastructure investments.

(The subject site is located adjacent to a Frequent Transit Corridor within a Skytrain
Corridor Planning Area. The proposed density is considered sufficient to support
rapid transit infrastructure investments.)

0 A3.1 - Permit gradual and sensitive residential infill within existing neighbourhoods,
particularly in areas adjacent to Town Centres, neighbourhood centres and transit
corridors, in order to support significant transit improvements, utilize existing
transportation infrastructure and implements improvements to the public realm.

(The proposed development’s building massing and siting, landscaping, as well as the
tree retention plan will ensure an appropriate interface with adjacent development
while also being at a density high enough to support transit improvement.)
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0 A3.2 - Encourage the development of remaining vacant lands in urban
neighbourhoods to utilize existing infrastructure and amenities and to enhance
existing neighbourhood character and viability.

(The subject site is currently vacant; the proposed development will better utilize
existing infrastructure and amenities.)

0 A 3.4 - Retain existing trees and natural and heritage features in existing
neighbourhoods, where possible, in order to preserve neighbourhood character and
ecology.

(The proposed development features significant tree retention, especially along the
periphery, as well as the retention and enhancement of other ecological features
within the site.)

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

(The proposed development’s building massing and siting, as well as the tree
retention plan will ensure development that is appropriate in scale and density with
the surrounding built form.)

0 B3 - Transit Corridors - Support Transit Oriented Development along major corridors
linking urban centres and employment areas.

(The proposal features higher density residential development adjacent to planned
rapid transit development and can be considered to be a transit-oriented
development.)

0 B3. - Support higher-density residential, commercial and mixed-use development in
appropriate locations along existing and planned Frequent Transit Corridors and
Skytrain Corridor Planning Areas (see Appendix XII).

(The proposed higher density portion of the development is located adjacent to a
Frequent Transit Corridor within a Skytrain Corridor Planning Area.)

0 B3.5- Ensure that densities along Frequent Transit Corridors and within FDTA and
Skytrain Corridor Planning Areas are sufficient to support rapid transit infrastructure
investments.

(The subject site is adjacent to a Frequent Transit Corridor and is within a Skytrain
Corridor Planning Area and the proposed density is sufficient to support rapid
transit infrastructure investments.)

0 B4.6 - Direct higher residential densities to locations within walking distance of
neighborhood centres, along main roads, near transit routes and adjacent to major
parks or civic amenities.

(The proposal seeks to increase density on a site along a main road and adjacent to
transit routes and between two proposed Skytrain stations.)
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0 B4.9 - Plan for housing units to front onto riparian and green areas, where possible, to
increase visibility into those areas and to increase the amenity features for those
residents.

(Many of the townhomes proposed in Phase 1 will either front or back onto the
retained environmental areas increasing passive surveillance of those areas.)

0 B4.24 Protect and retain significant trees; forest stands and other natural features
within new and existing neighbourhoods.

(The proposal seeks to retain a significant number of mature trees — many along the
periphery and water features that feed nutrients into fish-bearing watercourses.)

0 Bj.25 Incorporate natural open drainage systems and green infrastructure features
into neighbourhood plans.

(The existing ponds and drainage ditch that are proposed to be retained are existing
open drainage systems.)

0 B4.31 - Limit direct access to arterial roads by supporting the use of rear lanes to
provide private property vehicle access.

(The proposed development is not proposing direct access to Fraser Highway and all
proposed accesses are to 192 Street via a new lane at the north end of the site as well
as through the existing Fairway Drive in the middle portion of the site.)

0 B6.4 - Ensure new development responds to the existing architectural character and
scale of its surroundings, creating compatibility between adjacent sites and within
neighbourhoods.

(The proposed development’s building massing and siting, as well as the tree
retention plan will ensure development that is appropriate in scale and density with
the surrounding built form.)

0 (2.5 - Encourage development patterns, densities and designs that support transit
services and that promote efficient walking and cycling.

(The proposed density is high enough to support rapid transit service and the
proposed site design creates a comfortable pedestrian environment, with internal
pedestrian pathways designed to connect to the broader existing and future walking
and cycling network.)

0 (C2.u4 - Accommodate consistent flows of traffic along high-volume streets by
restricting the number of driveways that directly access arterial roads.

(The proposed development is not proposing a direct access to Fraser Highway due
to the fast-flowing traffic and topography in that section of road. The proposed
accesses to 192 Street were supported as it is the only alternative road access and
carries lower traffic volumes.)
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0 D2 Hazard Lands - Reduce exposure to natural hazards through the appropriate
location and design of development.

(The northwest portion of the subject site is within the buffer area of a Hazard
Lands - Steep Slope Development Permit Area. The applicant has provided a
geotechnical report that has been reviewed and found to meet OCP guidelines for
steep slope areas. This report will need to be peer-reviewed and finalized as a
condition of Final Approval.

A Restrictive Covenant will be registered against the title requiring the proposed
development be constructed in accordance with the geotechnical report. Please refer
to the Hazard Lands (Steep Slope) Development Permit Requirement section later in
this report for more information.)

0 D3 Greener Site Development — Encourage and implement greener development and
building practices to improve water, air, soil and habitat quality.

(The proposed development includes retention of existing ponds and watercourses
that feed nutrients into downstream fish bearing habitat. As part of this retention,
the applicant proposes to remove invasive species from the riparian areas adjacent to
the water features and replace with native plant species. These areas will be fenced
off to limit human intrusion providing habitat areas for local wildlife.)

0 Ds3.3 - Maximize the retention of existing native vegetative cover on development sites
to help provide environmental benefits by controlling development-caused erosion
and runoff.

(The applicants are proposing to retain a significant number of mature trees on the
site and to retain watercourses and their associated riparian areas providing erosion
and water retention benefits.)

0 D3.4 - Encourage the planting of native plants adapted to local soil and water
conditions to enhance local wildlife habitat, micro-climates and air quality.

(The riparian areas adjacent to the wet pond, dry pond, and the drainage ditch that
connects them are proposed to be weeded of invasive plant species and replanted
with native plant species. The retained natural areas will provide habitat for local

wildlife.

0 D3.5- Use and install wildlife-supporting plant communities that provide food,
nutrients and habitat.

(The riparian areas are proposed to be weeded of invasive plant species and replanted
with native plant species. The retained natural areas will provide habitat for local
wildlife and nutrients for downstream fish habitats.).

0 F6.16 - Encourage large employers and the developers of commercial and multi-family
developments to provide an on-site amenity space for childcare.

(The proposed development includes a public Childcare Facility in the Amenity
Building proposed in Phase 1.)
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CD By-law

e The applicant proposes to rezone the subject site from "Golf Course Zone (CPG)" and "Single
Family Residential Zone (RF)" to "Comprehensive Development Zone (CD)" (based on RM-45)
and "Multiple Residential 15 Zone (RM-15)".

e The portion of the site being rezoned to "Multiple Residential 15 Zone (RM-15)" (Block B of
Appendix I) is proposed to be subdivided and consolidated with the adjacent Greenside
Estates property. Over time, as a result of uncertainty with respect to ambiguous property
line boundaries, a number of the Greenside Estates residents have planted privacy hedges
adjacent to their units. Residents have expressed concerns about the potential loss of these
privacy hedges. As noted previously, the applicant worked closely with the adjacent Strata to
complete the proposed property transfer, which is intended to resolve the issue by
establishing clear and coherent property lines.

e The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate the
proposed two phased master-planned development on the subject site.

e Phase 1, defined by Block B of the Survey Plan (Appendix I), is proposed to facilitate the
development of 55 townhouse units.

e Phase 2, defined by Block A (Appendix I), is proposed to facilitate the development to up to
595 apartment dwellings in 7 buildings.

e 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 45
Zone (RM-45)" Zone.

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
RM-45 Zone and the proposed CD By-law is illustrated in the following table:
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Proposed CD Zone
Zoning RM-45 Zone (Part 23) Phase 1 Phase 2
(Block B) (Block A)
Unit Density: Max. 11 UPH Max. 135 UPH
Floor Area Ratio: Max. 1.30 Max. 1.03
Lot Coverage: Max. 45% Max. 35%
Yards and Setbacks Min. 7.5 m Min. 5.0 m | Min. 2.7 m
Principal Building Height: Max. 15 m 12m 21m
Permitted Uses: Multiple unit residential | Ground- Multiple
buildings, Ground- Oriented unit
Oriented Multiple Unit Multiple residential
Residential Buildings, Unit buildings.
and Childcare Centres. Residential
Buildings,
and
Childcare
Centres.

Amenity Space

Indoor Amenity:

e 3.0sq. m per dwelling

e 3.05q.m per

unit; dwelling unit;
* 10s5q. m per lock-off e 1.0 sq. m per lock-off
suite; and suite: and
®  4.0.sq. M per micro R ’ .
. 4.0 $q. M per micro
unit. .
unit.
Outdoor Amenity: e 3.0sq. m per dwelling e 3.0sq. m per dwelling
unit; unit;
e 1.0sq. m. per lock-off e 1.0sq. m. per lock-off
suite; and suite; and
® 4.0 sq. m per micro ® 4.0 8q. m per micro
unit. unit.
Parking (Part 5) Required Proposed

Number of Stalls (for Multiple Unit Residential Dwellings)

Residential Ground-Oriented:

Residential Non Ground-Oriented:

Residential Visitor:

Tandem (%):

e 2 parking spaces per
dwelling unit;

e 1.3 parking spaces
per dwelling unit
with 1 or no
bedrooms; plus

e 15 parking spaces
per dwelling unit
with 2 or more
bedrooms;

e 0.2 parking space per
dwelling unit
e  Max50%

e 2 parking spaces
per dwelling unit;

e 1.3 parking spaces
per dwelling unit
with 1 or no
bedrooms; plus

e 15 parking spaces
per dwelling unit
with 2 or more
bedrooms;

e 0.2 parking space
per dwelling unit
e Max 50%
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Bicycle Spaces
Residential Secure Parking: e 1.2 bicycle spacesina | e 1.2 bicycle spaces in
secure bicycle parking a secure bicycle
area per dwelling parking area per
unit; and dwelling unit; and
Residential Visitor: e 6 visitor bicycle e 6 visitor bicycle
spaces per multiple spaces per multiple
unit residential unit residential
building. building.

e The key differences between the RM-45 Zone and the proposed CD Bylaw are as follows:

(0]

Between the two phases, based on net site area, the proposed development has a
proposed density of 131.75 units per hectare and 1.02 FAR. This compares as a slightly
higher units per hectare density and a slightly lower FAR than the RM-45 Zone.

The maximum site coverage is more restrictive in both Blocks than the RM-45 Zone.

The setbacks in the CD Bylaw are a reduction from those found in the RM-45 Zone
and are designed to create a more urban, pedestrian oriented design environment,
appropriate for a rapid transit corridor, in accordance with OCP design guidelines.

Block B features a lower maximum height and Block A features a higher maximum
height than the RM-45 Zone.

The Indoor and Outdoor Amenity Area requirements are the same as the RM-45 Zone;
however, they are being averaged over both phases of the project. This ensures that
the apartment residents have access to the Community Hub Amenity Building being
built in the townhouse phase of the development (see Indoor Amenity and Outdoor
Amenity sections for more detail).

The applicant will be required to register a reciprocal access easement across the site
to ensure residents of both phases have access to the amenity areas.

Streamside Variance

e The applicant is requesting the following streamside variance:

(0}

to reduce the minimum setback distance for a Class B (yellow-coded) ditch from 7
metres to 2 metres.

e The variance above is proposed due to the location of the north/south drainage ditch that
connects the wet pond in the middle of the site and the dry pond at the south end of the site,
which is at the narrowest portion of the subject site. This will ensure sufficient space is
provided for both the adjacent units and a drive aisle. The applicant is proposing to offset the
reduced setback on the west side of the stream with a greater setback on the eastern side,
similar to the flex provisions that can be applied to other stream classifications.

e The applicant is proposing to remove invasive plant species from the riparian areas of the site
and replant them with native species.
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e The proposed setbacks comply with the provincial RAPR.
e Staff support the requested variance to proceed for Public Notification.
Capital Projects Community Amenity Contributions (CACs)

e 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 and will
provide $2,000/unit if final adoption of the Rezoning By-law is approved by December 31,
2020. The contribution rates will be introduced based on a three-phase schedule, with rates
increasing as of January 1, 2021. The proposed development will be required to pay at the rate
applicable at the time of Final Adoption, prior to the issuance of the Building Permit.

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

e Although the proposed development is seeking an OCP Amendment to which Tier 2 CACs
apply, purpose-built rental units (when secured through a Housing Agreement) are exempt
from the density bonus amenity provisions of the policy.

e In accordance with Density Bonus Policy 0-54, the applicant will be required to provide a
Market Report and Financial Analysis to determine the value of the land lift, and will be
required to provide a contribution in accordance with the Density Bonus Policy prior to Final
Adoption in order to satisfy the proposed Official Community Plan Amendment.

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 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 As the subject application was instream on April 10, 2018, this contribution does not apply.
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.
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PUBLIC ENGAGEMENT

e Pre-notification letters were sent on April 3, 2020 and updated on June 3, 2020, and the
Development Proposal Signs were installed on April 14, 2020. Staff received 34 responses from
citizens (staff comments in italics):

0 There was a general sentiment that the proposed development was too dense and that
the scale should be more appropriate for the context. Certain respondents felt that the
3-storey townhouses were too tall as compared to the adjacent 2-storey Greenside
Estates townhomes and that the proposed 6-storey apartments height was far beyond
what was appropriate given the adjacent existing built form.

(As the Fraser Highway corridor is an FTN corridor and is proposed for a SkyTrain
extension, there is justification to intensify land uses and density adjacent to Fraser
Highway.

The site plan has the densest portion of the proposed development directly adjacent
to Fraser Highway. The three-storey townhouse form proposed for Phase 1 is
considered to be an appropriate contextual fit for the south portion of the site. The
higher-density apartments proposed in Phase 2 have been located a considerable
distance from buildings on adjacent lots ensuring adequate separation space and
most trees along the property line will be retained which create a visual buffer
between existing and proposed buildings.

0 Another common theme of concern was regarding the increase in traffic that the
proposed development would bring to the community. Several residents raised
concerns that the increase in vehicular traffic posed a danger to children walking to
Latimer Road Elementary School. There were also concerns about increased
congestion on 192 Street and more cross-cutting between Fraser Highway and 64
Avenue through 194/194A Streets, to the east of the subject site. Finally, there were
concerns about increased noise and air pollution from elevated traffic levels.

(The applicant has submitted a Transportation Impact Assessment [TIA] in support
of their application. As per the TIA findings and recommendations, the applicant
will be constructing improvements at the nearby intersections to mitigate impacts of
development-related traffic.

It is not anticipated that the proposed development will contribute significantly to
increased traffic on 194 Street/194A Street east of the subject site; any site-generated
traffic travelling on these streets would need to travel approximately one additional
kilometre to access the surrounding road network, and as such these streets are not
anticipated to be used as shortcutting routes.)

0 Nearby residents raised concerns about the proposed development’s traffic cross-
cutting through the strata’s private roadways. The Greenside Estates residents also
raised concerns about structural impacts to their homes and the strata’s infrastructure
over the course of construction. A concern was also raised about Greenside Estates’
Visitor Parking stalls along Fairway Drive.

(The applicant has agreed to work with the residents and strata of Greenside Estates
to find mutually beneficial traffic calming solutions to the anticipated increased
traffic levels. The applicant’s contractors will be required to follow appropriate
construction methods.)

0 A desire for the proposed development to take access directly from Fraser Highway
was expressed to minimize traffic moving through the Greenside Estates property.
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(The proposed site accesses are forecasted to operate at acceptable levels and well
below capacity. Typically, direct accesses to arterial roads, in particular high-volume
arterial roads such as Fraser Highway, are avoided where possible to minimize
operational and safety issues.)

0 Almost all respondents raised concerns about the impact on Latimer Road Elementary
School’s enrollment noting the school already has unsustainable student levels with
children currently being taught in portables for many years.

(The proposed application was forwarded to the Surrey School District for comment.
The development is proposed to be phased giving the School District time to plan for
future growth.)

0 Concerns were raised about the capacity of infrastructure in the area (water, sewer,
roads, parks, etc.) and services to accommodate additional residents.

(The proposed development has been reviewed by the City Engineering Department,
Transportation Services Section, and Parks and Recreation Department. Any
additional infrastructure required to facilitate the construction of the proposed
development will be installed at the applicant’s cost. Through the payment of
Community Amenity Contributions, the applicant will be funding improvements to
the City’s infrastructure including Parks and Recreation.

Additional population will create a demand for additional services which the private
sector is expected to be able to fill.)

0 Several respondents also raised concerns about the wildlife that currently inhabits the
site, the loss of greenspace, as well as the loss of mature trees.

(The applicant is proposing to retain all the water features on the site as well as their
associated riparian areas, ensuring a significant area of wildlife habitat is protected
from development in perpetuity. Additionally, the applicant is proposing to retain
172 of 320 mature trees on the site which have habitat value and act as a visual
amenity and privacy screen to the adjacent properties.)

0 Certain respondents indicated that they felt the City should acquire the property for
Parks’ purposes with one respondent advocating for the site’s use as an off-leash dog
park.

(Parks had indicated that the subject site is not suitable for parkland purposes as it is
largely inaccessible to the public given that it is largely surrounded by private
development.)

0 A number of residents raised concerns about potential negative impacts to their
property resale values from the proposed development.

(Densification is generally supported by various OCP policies along Frequent Transit
Corridors, particularly as this site is located adjacent to the planned extension of the
Surrey Langley SkyTrain.

Property values are evaluated by BC Assessment, but long-term trends in the Lower
Mainland, including Surrey, have generally shown an increase to property values.
Studies have demonstrated that increases in neighbourhood density are not
correlated with declines in single-detached home values. Communities with diverse
housing options are healthy and tend to retain and increase value over time.)



Staff Report to Council Planning & Development Report

Application No.: 7915-0393-00 Page 25

0 Certain respondents indicated that they purchased into their community on the basis
that it would remain a lower-density community. They feel that they have a right to
expect stability in their neighbourhood and that a change to the current make-up of
the community would be a violation of that right.

(The subject proposal is consistent with the policy direction of the OCP, which
supports higher densities in Skytrain Corridor Planning Areas. The proposed
development is deemed to have merit given the proximity of the site to transit
including future rapid transit along Fraser Highway.)

e The subject development application was forwarded to the Cloverdale Community Association
(CCA) for comment. Staff have been advised by the CCA that the CCA has been made aware
of concerns from residents of the Greenside community about increased traffic through their
townhouse community resulting from this development, and that the CCA recommends that a
driveway access from Fraser Highway be provided to accommodate this proposed
development to address the concerns of Greenside residents.

Public Information Meeting

Due to the COVID-19 pandemic, the applicant opted to host a series of virtual Public Open
Houses. Three online information sessions were held at three different times by Brook Pooni and
Associates over May 6 and May 7, 2020. The online information sessions provided an opportunity
for the public to learn about the proposal and participate in a live question and answer session
that was held at three different times during both dates.

Feedback was provided in three ways: comment form submissions, through e-mail, and by
providing comments or questions on the live question and answer section during the online
information sessions. Approximately 302 individuals participated in the online information
sessions and there were over 1,026 website views between May 4 and May 25, 2020. A total of 24
comment forms were received but only 23 were submitted with feedback pertaining to the
project.

Of the 23 comment forms received:

e 8responses (35%) indicated support or were neutral for the proposal;

e 6 responses (26%) indicated support with questions; and

e gresponses (39%) indicated concerns about the proposal.

Through feedback provided on comment forms, in the question and answer sessions and email,
the following themes emerged:

e Support for the mix of housing;
e Support for urban design and environmental features;
e Support for density on Fraser Highway; and

e Concerns about transportation impacts, access, and noise.
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Traffic Calming Discussion with Greenside Estates Strata

On July 16, 2020, the applicants held a meeting with the Greenside Estates Stata to discuss traffic
calming solutions and mitigation measures. Concerns were raised about the potential impact of
increased traffic on Greenside Estates’ narrow private roadways which lack sidewalks. Solutions
such as additional speed bumps, reciprocal access for residents of both properties, better signage,
raised crossings and intersections were presented. The applicant and Greenside Estates will
continue to work towards a traffic-calming solution in advance of Final Approval of the proposed
development.

DEVELOPMENT PERMITS
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement

e The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA)
for Streamside Areas in the OCP, given the location of an existing Class B (yellow-coded)
watercourse which includes the existing pond in the middle portion of the site, an existing
pond in the south portion of the site, and a drainage ditch that connects them. These water
features provide fish nutrients to McLellan Creek. The Sensitive Ecosystems (Streamside
Areas) Development Permit is required to protect aquatic and terrestrial ecosystems
associated with streams from the impacts of development.

e In accordance with Provincial Riparian Area Protection Regulations, the site’s ponds are
considered wetlands and require a minimum setback of 15 metres on the east, north, and west
side. A 30-metre minimum setback is required from the south side to ensure sun exposure to
the wetland. These distances are measured from the top of bank. The proposed setbacks
comply with the requirements outlined in the RAPR.

e Inaccordance with Part 7A Streamside Protection setbacks of the Zoning By-law, a Class B
(yellow-coded) watercourse requires a minimum streamside setback of 7 metres, as measured
from the top of bank. The watercourse that connect the north pond and south pond is
considered to be a Class B ditch. The proposed setbacks partially comply with the
requirements outlined in the Zoning By-law. The applicants are seeking a variance to reduce
the west streamside setback from 7 metres to 2 metres as the site narrows at this point
resulting in situation where it is challenging to install infrastructure. The area lost on the
west side is to be compensated on the east side of the ditch.

e The riparian area will be protected through the registration of a Restrictive Covenant against
the property to ensure safeguarding and maintenance of the Protection Area in perpetuity, in
compliance with the OCP.

e A preliminary Ecosystem Development Plan, prepared by Libor Michalak, R.P. Bio., of
Keystone Environmental and dated March 12, 2020 was reviewed by staff. A completed and
accepted EDP with planting plan, CEMP and cost estimate must be submitted to the City and
reviewed by the Environmental Planner. The finalized report and recommendations will be
incorporated into the Development Permit.
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Hazard Lands (Steep Slope) Development Permit Requirement

The subject property falls within the buffer zone of the Hazard Lands (Steep Slope)
Development Permit Area (DPA) in the OCP, given that a portion of the site is within 30
metres from the top of a slope/or 10 metres from the base of a slope in excess of 20%. The
Hazard Land (Steep Slope) Development Permit is required to protect developments from
hazardous conditions.

The steepest slopes can be found at the north west portion of the site close to 192 Street.
Generally, the rest of the site slopes gently towards the south.

A geotechnical report, prepared by Joseph (Insoek) Oh, P. Eng., and Stuart Hrysio, P. Eng., of
Braun Geotechnical and dated December 21, 2016. The report was reviewed by staff and found
to conform to the OCP Development Permit guidelines for Hazard Lands. The finalized peer-
reviewed geotechnical report will be incorporated into the Development Permit.

The geotechnical report investigated issues related to slope stability and natural storm water
drainage, from a geotechnical perspective, to determine the feasibility of development the site
and proposing recommendations to ensure the ongoing stability of the slope.

The consultant has determined that the development is feasible provided that the
recommendations in their report are incorporated into the overall design of the site, including
temporary unsupported slope cuts or the use of shoring, structural fill, and trench backfill.

Registration of a Section 219 Restrictive Covenant that requires the owner to develop the site
in accordance with the conditions in the geotechnical report is required as a condition of final
adoption.

At Building Permit stage, the Building Division will require Letters of Assurance from a
geotechnical engineer to ensure that the building plans comply with the recommendations in
the approved geotechnical report.

Form and Character Development Permit Requirement

Phase 1 of the proposed development, on the south side of Fairway Drive is subject to a
Development Permit for Form and Character. Phase 2 of the proposed development, on the
north side of Fairway Drive is seeking a General Development Permit at this time and will
apply for a Detailed Form and Character Development Permit at a later date.

Phase 1 of the proposed development generally complies with the Form and Character
Development Permit guidelines.

Phase 2 of the proposed development also generally complies with the Form and Character
Development Permit guidelines as they relate to siting, general building massing, height,
building setbacks, interfaces, pedestrian and vehicular accesses and outdoor amenity
locations, and tree retention.

The site’s density is primarily focussed north of Fairway Drive with a logical transition to
townhomes at the south end of the site. This strategy places more residents within a shorter
walking distance to public transit on Fraser Highway.
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The applicant has worked with staff to lay out the site to locate higher density, four-six storey
apartments at the north end of the site in order to support the proposed Skytrain and other
transit services, while siting lower scale townhomes at the south end of the site to be
contextually appropriate and capitalize on the retained natural areas and ponds.

Furthermore, providing local amenities such as, natural areas, ponds, multiple pathway
connections, and outdoor amenities will serve the new residents. The site is anchored by a
pedestrian-friendly north/south axis on which there is a triangular shaped outdoor amenity
space and the proposed two-storey amenity building with child care across from the existing
wet pond.

The subject site is almost entirely surrounded by the Greenside Estates townhouses which
were developed in the 1970s. Developing a site plan to ensure a contextually-sensitive
transition while also pursuing an increase in density at the north portion of the site required
City staff and the applicant’s design team to pay particular attention to setbacks and
separation distances between existing and proposed development. In order to respect the
concerns of the adjacent residents, the applicant is retaining as many of the mature trees on
the subject site as possible in order to maintain a privacy screen between the existing and
proposed developments.

Phase 1 of the proposed development features 55 townhomes in eleven buildings will be
comprised of 30 three-bedroom units and 25 two-bedroom units and the units have been sited
to provide a sensitive interface with the adjacent Greenside Estates townhomes.

In Phase 2, the proposed architectural form incorporates ground-oriented units with the
buildings sited to take advantage of the natural grade and to provide an appropriate interface
with the sidewalks, internal roads, and site’s common areas.

Building materials consist of hardi-board in a variety of neutral tones, EIFS with brick,
decorative metal grills and picket railings as accent features.

The townhouse buildings throughout the site have been located in clusters of between two (2)
and seven (7) units per building to maximize tree preservation, landscaping, and accessibility
with a maximum permitted height of 1 metres (36 feet) respecting the scale and character of
the adjacent existing development.

The townhouse units' range in size from 110 square metres to 136 square metres, comprised of
two and three-bedroom units.

Each of the 55 townhouse units will contain garages at the ground floor with a living room,
dining room and kitchen on the second floor, and bedrooms on the upper floor. Nineteen
units (35% of the 55 units) are proposed to utilize a tandem parking configuration.

Each townhouse unit will have a private outdoor space and all units will include balconies.

Phase 1 also features the Indoor Amenity building which will serve both phases of the project.
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Phase 2 will consist of 7 four to six storey buildings. The buildings have been sited and
stepped with specific attention to ensuring privacy and compatibility with the grade and
surrounding development.

Phase 2 underground parking structures have been pulled back from the sidewalks, allowing
for planting boulevard trees, and ensuring the appropriate environment to grow and form a
pleasant and walkable road in the middle of the site.

Phase 2’s building has been situated to ensure an adequate separation distance to the adjacent
Greenside Estates buildings, and to create a pedestrian-scaled internal street at the interior of
the development.

The top storeys of both buildings are proposed to be stepped back from the primary building
face to minimize shadow and overlook impacts on the adjacent townhouse development.

The massing of the buildings has been scaled to be more compatible with the lower-scale
buildings in the area and the applicant has incorporated a variety of the materials and colours
to create a visually articulated and interesting development.

There are multiple outdoor amenity areas envisioned for each building and Phase 2 will also
feature a larger triangular-shaped outdoor amenity area framed by the buildings.

Greater details for Phase 2 will be provided with the submission of a detailed Form and
Character Development Permit application.

Landscaping

The proposed landscaping includes pathways around the site, a variety of trees and shrubs,
benches, community garden boxes, a playground, and outdoor lounging areas for the passive
recreational use of the buildings’ residents.

Between Townhouse buildings 1 and 2, a bioswale is proposed which will act to supplement
the connectivity of the preserved natural areas in this area of the development.

In addition to the mature trees retained around the perimeter of the site, the landscape plan
proposes to plant additional screening trees to ensure greater privacy for the adjacent existing
development’s and the proposed development’s residents.

Three entry plazas and one accessible ramp are proposed along the Fraser Highway interface
of the proposed development once the pedestrian connections adjacent to the subject site to
Fraser Highway are completed in the future.
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Indoor Amenity

e The indoor amenity areas are distributed as follows:

0 Phase 1 will feature a 1,099.6 sq. m. (11,836 sq. ft.) two-storey indoor amenity building.
The facility will include a community room, yoga room, fitness centre, billiards room,
craft room and child care facility. This building will be constructed in Phase 1 but will
be accessible to residents of both phases of the project.

0 Phase 2’s buildings are also proposed to feature indoor amenity spaces located
throughout the buildings. In some cases, these spaces are centrally located between

the buildings under connecting atriums to maximize sunlight access.

0 The programming and features of Phase 2’s indoor amenity spaces will be detailed
when the detailed Form and Character Development Permit is applied for.

0 Opverall, the proposed development exceeds the minimum requirement of 3 sq. m. of
indoor amenity space per unit.

Outdoor Amenity

e The outdoor amenity areas are distributed as follows:

0 Phase 1's outdoor amenity areas will feature a play area, adjacent to a portion of the
retained natural area, as well as the proposed child care’s outdoor area.

0 Phase 2’s outdoor amenity areas are distributed throughout the site. The primary
outdoor amenity area is the triangular shaped courtyard. There are also two mid-
building plazas and two spaces located behind building’s 4 and 5, respectively.

0 The outdoor amenity areas will feature a variety of programming throughout the site,
including:

» play structures;

* aclimbing wall;

= decorative paving;
= bioswales;

* picnic tables; and
= trellises

0 Opverall, the proposed development exceeds the minimum requirement of 3 sq. m. of
outdoor amenity space per unit.
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Outstanding Items

e The applicant is required to resolve all outstanding urban design and landscaping issues and
Advisory Design Panel comments, as follows:

Phase 1 detailed sections.

Phase one updated civil.

Make sure indoor/outdoor amenities are accessible. (Ex: Indoor amenity patio steps).
Remove portions of plazas that appear to encroach the environmental protection
areas. (Architecture drawing).

Make sure the architecture drawings are coordinated with landscape.

©O o0OO0O

o

TREES
¢ Glenn Murray, ISA Certified Arborist of Frogger Creek Tree Consultants 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
Red Alder | 6 | 5 | 1
Deciduous Trees
(excluding Alder and Cottonwood Trees)
American Sweetgum 6 o 6
Bigleaf Maple 1 1 0
Cherry 12 2 12
English Holly 5 0 5
English Oak 4 3 1
European Beech 1 0 1
European Hornbeam 3 0 3
Hedge Maple 1 0 1
London Plane 8 2 6
Manitoba Maple 5 2 3
Maple 2 2 0
Norway Maple 15 2 13
Oak 1 o 1
Paper Birch 1 o 1
Pin Oak 8 3 5
Purple Plum 1 0 1
Red Maple 19 3 16
Red Oak 7 6 1
Sycamore Maple 6 0 6
Tulip Tree 1 0 1
Walnut 1 o 1
White Poplar 1 o 1
Willow 2 o 2
Coniferous Trees

Deodar Cedar | 1 | 0 1
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Douglas Fir 28 17 1
Excelsa Cedar 28 10 18
Hinoki Cypress 1 o 1
Lawson Cypress 26 o) 17
Norway Spruce 14 6 8
Pyramid Cedar 1 1 o)
Scot Pine 28 8 20
Spruce 1 o 1
Threadleaf Cypress 3 2 1
Western Redcedar 1 i 4
Total (excluding Alder and ) 3 o
Cottonwood Trees) 53 3 7
Additional Estimated Trees in the o o o
proposed Riparian Area 7 7
Total Replacement Trees Proposed 1
(excluding Boulevard Street Trees) 3
Total Retained and Replacement Trees 561
Contribution to the Green City Program N/A

e The Arborist Assessment states that there is a total of 323 mature trees on the site, excluding
Alder and Cottonwood trees. Eight (8) existing trees, approximately 2.5% of the total trees on
the site, are Alder and Cottonwood trees. It was determined that 172 trees can be retained as
part of this development proposal. The proposed tree retention was assessed taking into
consideration the location of services, building footprints, road dedication and proposed lot
grading.

e Table 1includes an additional 70 protected trees that are located within the proposed riparian
area. The trees within the riparian area will be retained, except where removal is required due
to hazardous conditions.

e A detailed planting plan prepared by a Registered Professional Biologist (R.P. Bio.) and a
restrictive covenant is required for the installation, monitoring and maintenance of the
proposed trees to be planted in the protected riparian area.

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 29o replacement trees on the site. The applicant is proposing
321 replacement trees, exceeding City requirements.

e The new trees on the site will consist of a variety of trees including European Beech, Purples
Ash, Magnolia, Shore Pine, Serbian Spruce, Pin Oak, and Western Red Cedar.

e In summary, a total of 563 trees are proposed to be retained or replaced on the site with no
contribution to the Green City Fund.
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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.
Appendix VII.

Appendix VIII.

Appendix IX.
Appendix X.

CW/cm

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

Engineering Summary

School District Comments

Summary of Tree Survey and Tree Preservation

OCP Redesignation Map

Virtual Public Information Notification Area Map

Development Variance Permit No. 7915-0393-00

Aerial Photos

ADP Comments and Response

Frequent Transit Network Corridor and Skytrain Corridor Planning Areas

approved by Ron Gill

Jean Lamontagne
General Manager
Planning and Development
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A2 | BUILDING 1 & 2 FLOOR PLANS (PHASE 1) REZONING &GENERALDP | 2020-0618
A3 | BUILDING 3 FLOOR PLANS (PHASE 1) REZONING &GENERALDP | 2020-06-18 aviL \SSUED FOR \SSUED DATE
A4 | BUILDING 4 &5 FLOOR PLANS (PHASE 1) REZONING & GENERALDP | 2020-06-18
. . ATi5__| BUILDING 5, &7 FLOOR PLANS (PHASE 1) REZONING & GENERALDP | 20200618 19042C1_ | COVER SHEET REZONING & GENERALDP | 2020:0618
Overall Aerial view s | BUILDING 8 FLOOR PLANS (PHASE ) REZONING B GENERALDP | ao2wa513 ‘obazcs | OVERALLKEYPLA REZONING 8.GENERALDP | a0mm0618
" A7 | BUILDING 10 FLOOR PLANS (PHASE 1) 19042-C3 | SITE GRADING PLAN - AREA 1 REZONING & GENERALDP | 20200618
D[rectory: A18__| BUILDING 11 FLOOR PLANS (PHASE 1) REZONING & GENERAL DP | 2020068 19042.C4_| SITE GRADING PLAN - AREA2 REZONING & GENERALDP | 20200618
REZONING & GENERALDP | 20200618 19042.C5._| SITE GRADING PLAN - AREA S REZONING & GENERALDP | 2020-0618
OWNER 102 STREET DEVELOPMENT LTD. KEVSTONE LD A200,201 | STREETSCAPE L HASE 1) REZONING & GENERALDP | 20200618 19042.C6_| SITE GRADING PLAN - AREA 4 REZONING & GENERALDP | 20200618
gsnss—saAAVE. ;:‘rfza";c‘“"’ Dominion Street A202-209 | TOWNHOME BUILDING EL HASE 1) REZONING & GENERALDP | 2020-06-18 19042-C7 | SITE GRADING PLAN - AREA 5. REZONING & GENERALDP | 2020-06-18
Jumey BC V355K T Cona0 o6 A210215 | APARTMENT BUILDING ELEVATIONS(PHASE ) REZONING & GENERALDP | 20200615 190425 | SITESERVICING PLAN-AREA REZONING b GENERALDP | 2010068
sukhi@rbigroup.ca E ]"m"ﬁé‘ak@keym"eenwmmeml_(a REZONING & GENERALDP | 20200648 19042-C9 | SITE SERVICING PLAN - AREA 2 REZONING & GENERALDP | 2020-06-18
A300318 | SITE SECTIONS - BUILDING PHASE-2 REZONING & GENERALDP | 20200618 19042:C10 | SITE SERVICING PLAN - AREA 3 REZONING & GENERALDP | 20200618
CONTACT: MR, LIEOR MICHALAK, REZONING & GENERALDP | 20200615 19042.Cr1 | SITE SERVICING PLAN- AREA REZONING & GENERALDP | 2020-0618
‘Senior Biclogist Ad00 | UNITPLAN'A 19042.Cr2 | SITE SERVICING PLAN- AREA S REZONING & GENERALDP | 2020-0618
ARCHITECT | JM ARCHITECTURE INC SAC ENGINEERING CONSULTANTS LTD Aqo1 | UNITPLAN ‘AT REZONING & GENERALDP | 20200618 19042:C13 | SITE SERVICING PLAN -AREA 6 REZONING & GENERALDP | 20200618
M ARCHITECTURE INC e Ador | UNITPLAN A2 REZONING & GENERALDP | 20200618 19042.C14 | STORMWATER DETENTION REZONING & GENERALDP | 2020-0618
Main Floor - Building #4 Unit 2015-4180 Lougheed Hwy A-403 | UNITPLAN 'A3' REZONING & GENERAL DP | 2020-06-18 CATCHMENT ANALYSIS
preoiliveoimum Bumaby, B.C. V5C 67
Stmgy, B.C. V3R 8P8 ; gg:;gggg;‘ A-404 | UNITPLAN 'Ag' REZONING & GENERAL DP | 20200618 19042-C15 | SANITARY SEWER - GRAVITY TO 60TH AVENUE REZONING & GENERALDP | 2020-06-18
T s e e A405 | UNITPLAN A5’ REZONING & GENERAL DP | 20200618 19042.C16 | SANITARY SEWER - PUMPED TO FRASER HIGHWAY REZONING & GENERALDP | 2020-0618
A-406 UNIT PLAN 'B" REZONING & GENERAL DP 2020-0618 19042-C17 | STORM SEWER - GRAVITY TO 60TH AVENUE REZONING & GENERAL DP 2020-06-18
CONTACT: MR. JOE MINTEN, CONTACT: MR. BILL KHANGURA, A407 | UNITPLAN 'B1" REZONING & GENERAL DP | 2020-06-18 19042-C18 | STORM SEWER - PUMPED TO FRASER HIGHWAY REZONING & GENERALDP | 2020-0618
architect.aibe, aaa, mraic Peng. A498 | UNIT PLAN 32" REZONING & GENERALDP | 20200618
P FROGGER'S CREEK TREE CONSULTING LTD. A409 | UNIT PLAN B3 REZONING & GENERALDP | 20200618 ARBORIST 1SSUED FOR 1SSUED DATE F
O Y OF SURREY 763 MeGegor Avenue Aqio_| AMENITY BUILDING FLOOR PLANS REZONING & GENERALDP | 20200618
JURISDICTION | Area Planning - North Section, Planning Dept. Burnaby, BC A4t | AMENITY BUILDING 3RD FLOOR PLAN + ELEVATION REZONING & GENERALDP | 20200618 TREE REPORT REZONING & GENERALDP | 2020-06-18
B v SurTey, BEVSTIVS L shawc Ad12_| AMENITY BUILDING ELEVATIONS REZONING & GENERALDP_| 20200618 TREE PROTECTION DRAWINGS REZONING & GENERALDP | 2020068 .
604-591-2507
Christopher.Wilcott@surrey.ca CONTACT: MR. GLENN MURRAY DIGITAL MATERIAL BOARD (PHASE ) REZONING & GENERALDP | 2020-06-18
CONTACT: MR, CHRISTOPHER WILCOTT
MCIP, RPP | PLANNER
#2162630 Croydon Drive 20112448 82nd Avenve
Surrey, B.C. V35673 g V3W 3E9
t 6047826927 T 6045725422
Steve@centras.ca € jrar@murrayls.com F
'CONTACT: MR. STEVE O'CONNELL, CONTACT: JOE RIAR
Bas
LANDSCAPE | VAN DER ZALM & ASSOCIATES 'BRAUN GEOTECHNICAL LTD. °
ARCHITECT
102 - 9181 Church Street 106A - 9785192 ST.
7.0, Box 461 Surrey, B VaN 47
Fort Langley, B.C. VIM 2R8 604-513-4190
' 604-882:0024 F: 6045134195
E mark@vdz.ca E: info@braungeo.com
CONTACT: Mr. Mark van der zaim CONTACT: MR, JOSEPH OH,
WBCSLA, CSLA, ASLA LEED AP Peng.

CLEENSIDE DEVELOPMENT

19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC

A-00 - Cover Sheet (Directory & Index)

Issued for Rezoning and General DP Submission




Project Data

Property Information
Project Name Greenside Indoor Amenity Space Outdoor Amenity Space
Civic Address 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC
Legal Description LOT 205 SECTION 10 TOWNSHIP 8 PLAN NWP53056 NWD PART NW 1/4 Required Indoor Amenity Space | 3m? per unit = 1950m" (20,990S.F.) y Space | 3m’ per unit = ,990 5.F.)
LOT A SECTION 10 TOWNSHIP 8 PLAN NWP13184 NWD
PID 005-054-958 & 002-020-904 Amenity B 1) 1,836 SF Play Area (phase 1) | 2,900 SF
CPG - Golf Course Zone Build 1 (phase 2) | 2,370 SF Outdoor Daycare Area (phase 1) | 2,700 SF.
CD (based on RM-45) Build 2 (ph ) | 1,230 SF Building 5 7,500 SF.
Build 4 (phase 2) | 1,400 SF Building 4 3,300 SF
63,764 m (686,351 .F.) (6.38 hectares) Build 5 (phase 2) | 1,400 SF Building 4-5 Plaza (phase 2) | 10,750 SF
Build 6 (phase 2) | 1,900 SF Building 67 (phase 2) | 13,090 SF
Net Lot Area | Gross Lot Area - Deductions Build 7 (phase 2) | 1,400 SF Building 12 Plaza (phase 2) | 3,000 SF

Fraser Highway D () 1067 (11,481 5.F.)
192 Street Dedication | () 101 (1,086 5.F.)
Access Lane off 192 Street_| (1 656m (7,065 S.F.)

Proposed Land Transfer to Adjacent Site (GE) | (-) 7,040 m? (75,780 5.F.) (0.704 hectares) Total Indoor Ameniity Space Provided | 21,536 SF (2000 5.M) Total Outdoor Amenity Space Provided 43,240 SF (4,0175.M)

Undevelopable Area_| () 5565.64 m" (59,908 S.F.) (0.56 hectares)

Net Lot Area (entire site) 49,334 ' (531,031 5.F.) (4.93 hectares)
Net Lot Area Block A [Phase 1] 20,038 M (215,691 5.F.) (2.0 hectares)
Net Lot Area Block B [Phase 2] 20,205 ™ (315,332 S.F.) (2.93 hectares) Required | Permitted for Proposed  Provided
Future Zoning (RM-45)
KEY PLAN Phase 1 [Detailed DP] 2 parking spaces per dwellng unit Double Garage Spaces | 60
NOT TO SCALE +0.2 spaces per unit (visitors) Single Car Garage Spaces | 25

255 units = 10 spaces Single Car Parking s

+ 02x55=1spaces

Total Residential spaces | 110

Lot Coverage and Floor Areas [Per Phase]

Total Visitor Spaces | 1

Amenities Total Amenity Spaces | 6
Lotc
Entire Site | 14,781 m* (159,104 S.F) Total Spaces Required | 121 spaces ‘Total Spaces Provided | 127
BLOCK A (Phase 1) | 4,275 m (46,015 S.F)
BLOCK B (Phase 2) | 10,506 m” (113,089 5.F)
Gross Floor Area
Entire Site | 49,203 S.M (529,614 5.F) up t0 50,205 5.M(540,399 S.F) | 1.3 spaces per unit (+-bedrm / studio) Building 1-3 Off-street Parking | -
Phase 1| 7,888 m’ (84,911 5.F) 1.5 spaces per unit (2 or more bedrm) Building 4-5 Off-street Parking | -
Phase 2 | 41,314 ™ (444,703 5.F) Up t0 42,317 5.M (455,496.3 5.F) +0.2 spaces per unit (visitors) Building 67 Off-street Parking | -
i decks, basement: ] Extra Street Parking | -
Total Spaces Required | - Total Spaces Provided | TBD at Detailed DP Stage
Zoning Reconciliation
City of Surrey Bylaw Requirements
Required | Permitted for Required | Permitted for Proposed | Provided
Current Zoning (CPG) " ing (RM-45) Unit Type Count Unit Type Count
Zone CPG - Golf Course Zone RM-45 Multiple Residential 45 €D (under the guidance of RM-45) A 7 8 "
Permitted Uses Golf course, driving range, Multiunit residential & Multiunit residential & A 2 B 4
accessory uses, agriculture ground-oriented MUR ‘ground-oriented MUR - N = 3
OCP Designation Urban Urban Multiple Residential A3 6 B3 4
A .
Density: GLA [Entire Site] - FAR FAR 0.10 FAR 1.3 FAR0.77 As 2
Density: GLA [Entire Site] - UPH - 708 units up to 650 units
55
Density: NLA [Entire Site] FAR 0.10 FAR 1S FAR 102
Density: NLA [Entire Site] - UPH - 609 units up t0 650 units
10% (6376m’) 457 (28694m) 29.96% Studio +Bedroom 2Bedroom 3Bedroom Total
BLOCK A (Phase 1)| 10% (6376m") 45% (28694m) 233% ' - B B B B
BLOCK B (Phase 2)| 10% (6376m") 45% (28694m) 35.86% > - - - B B
5 B B B B B
Setbacks Al Yards - 12.0m (40') Al Yards - 7.5m (25') Phase 1-5.0m (16.4') 4 - B B N
Phase 2-7.5m (25") [exterior] 5 B B B N
Phase 2 - 8.5m (2710") [from cent. rd] 6 - B B B
7 - - ) B
Height nia 15m (50 1) Refer to sheets A205 - A-207 for Total (Phase 2) o595
actual heights.
Total Units (Phase 1+ Phase 2) | up t0 650

A-01 - Project Data & Zoning Reconciliation
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BUILDING 2 (NODE): STREETSCAPE
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BUILDING 1: STREETSCAPE

JMArchitecture Inc.

A-02 - 3D Perspectives - Phase 1
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BUILDING 10: STREETSCAPE

SOUTH END PLAYGROUND: STREETSCAPE

JMArchitecture Inc.

A-03 - 3D Perspectives - Phase 1

ISSUED FOR REZONING & GENERAL DP

CITY OF SURREY FILE NO :7915-0393-00
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19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC
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BUILDING 8: STREETSCAPE BUILDING 6 & 7: STREETSCAPE

A-04 - 3D Perspectives - Phase 1

GCLEENSIDE DEVELODPDMIENT
ISSUED FOR REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC
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AMENITY BUILDING: STREETSCAPE

AMENITY BUILDING: STREETSCAPE

JMArchitecture Inc.

A-05 - 3D Perspectives - Phase 1

ISSUED FOR REZONING & GENERAL DP

CITY OF SURREY FILE NO :7915-0393-00

CLEENSIDE DEVELOPMENT
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BUILDING 7: STREETSCAPE

BUILDING 7: STREETSCAPE

JMArchitecture Inc.

A-06 - 3D Perspectives - Phase 2

ISSUED FOR REZONING & GENERAL DP

CITY OF SURREY FILE NO :7915-0393-00

CLEENSIDE DEVELOPMENT

19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC




BUILDING 6 & 4: STREETSCAPE BUILDING 6: STREETSCAPE

A-07 - 3D Perspectives - Phase 2
GCLEENSIDE DEVELODPDMIENT
ISSUED FOR REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC

JMArchitecture Inc. CITY OF SURREY FILE NO :7915-0393-00




BUILDING 5: STREETSCAPE
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BUILDING 5: STREETSCAPE

JMArchitecture Inc.

A-08 - 3D Perspectives - Phase 2

ISSUED FOR REZONING & GENERAL DP
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BUILDING 4: STREETSCAPE

BUILDING 4: STREETSCAPE

JMArchitecture Inc.

A-09 - 3D Perspectives - Phase 2

ISSUED FOR REZONING & GENERAL DP
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BUILDING 4: AMENITY SPACE

BUILDING 4: AMENITY SPACE

BUILDING 4: LOBBY

JMArchitecture Inc.

A-10 - 3D Perspectives - Phase 2

ISSUED FOR REZONING & GENERAL DP
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AERIAL VIEW: BUILDINGS 1-3 (PHASE 2)

A-11 - 3D Perspectives - Phase 2
GCLEENSIDE DEVELODPDMIENT
ISSUED FOR REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC

JMArchitecture Inc. CITY OF SURREY FILE NO :7915-0393-00




BUILDING 3: LOBBY
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BUILDING 3: STREETSCAPE

JMArchitecture Inc.

A-12 - 3D Perspectives - Phase 2

ISSUED FOR REZONING & GENERAL DP
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BUILDING 2: STREETSCAPE
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BUILDING 2: ROOF GARDEN

BUILDING 2: STREETSCAPE

A-13 - 3D Perspectives - Phase 2

GCLEENSIDE DEVELODPDMIENT
ISSUED FOR REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC

JMArchitecture Inc. CITY OF SURREY FILE NO :7915-0393-00




BUILDING 1 & 2: PLAZA

BUILDING 1: 192 ST. ENTRY PLAZA

BUILDING 1: STREETSCAPE

JMArchitecture Inc.

A-14 - 3D Perspectives - Phase 2

ISSUED FOR REZONING & GENERAL DP

CITY OF SURREY FILE NO :7915-0393-00
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( g SURREY CONTEXT MAP ( g ) NEIGHBOURHOOD MAP
NOT TO SCALE )

A15 - City Context Maps CREENSIDE DEVELODMENT

ISSUED TO REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC

JMArchitecture Inc. | CITY OF SURREY FILE NO :7915-0393-00 |




( 52 SITE CONTEXT MAP
NOT TO SCALE

A-16 - Site Context Map
CLREENSIDE DEVELODPMENT
ISSUED TO REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC
JMArchitecture Inc. C1TY OF SURREY FILE NO :7915-0393-00




CONTEXT MAP

MIXED-USE DEVELOPMENT ON FRASER HWY SINGLE FAMILY HOMES ON 192nd STREET EXISTING DUCK POND (TO REMAIN) TOWNHOUSES ON 192nd STREET

A-17 - Site Context Images

CLEDNSIDE DEVELODMENT
ISSUED TO REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC

JMArchitecture Inc. CITY OF SURREY FILE NO :7915-0393-00
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A-18 - Site Property Lines & Setbacks
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A-18a - Site Property Lines & Setbacks
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Shadow Study on AREA 1- 21 Mar @ 10a.m. Shadow Study on AREA 1- 21 Mar @ noon

Shadow Study on AREA 1-21 Mar @ 2p.m.

Shadow Study on AREA 1-21Sep @ 10a.m. Shadow Study on AREA 1-21Sep @ noon

Shadow Study AREA 1-21Sep @ 2p.m.

JMArchitecture Inc.

A-19 Shadow Study on AREA-1

ISSUED FOR REZONING & GENERAL DP

CITY OF SURREY FILE NO :7915-0393-00

CLEENSIDE DEVELOPMENT

19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC




Shadow Study on AREA 2 - 21 Mar @ 10a.m. Shadow Study on AREA 2 - 21 Mar @ noon Shadow Study on AREA 2- 21 Mar @ 2p.m.

Shadow Study on AREA 2 - 21 Sep @ 10a.m. Shadow Study on AREA 2 - 21 Sep @ noon Shadow Study AREA 2 - 21 Sep @ 2p.m.

A-20 Shadow Study on AREA-2
CREENSIDE DEVELODMENT
ISSUED FOR REZONING & GENERAL DP 19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC
JMArchitecture Inc. CITY OF SURREY FILE NO :7915-0393-00
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LOCATION -1 (AT MAIN ENTRANCE OF SITE)

( § ) KEY PLAN
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@ LOCATION -1 (AT MAIN ENTRANCE OF SITE)

SCALE: 1/8"=1-0'(1:96)

PERSPECTIVE- FREE STANDING SIGNAGE
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LOCATION -2 (NEAR AMENITY BUILDING/FAIRWAY DRIVE)

SCALE: 1/8"=1-0"(1:96)

[&] PLAN

FREE STANDING SIGNAGE DETAILS

SCALE: 1/2°=10"(1:24)

A-21 FREE STANDING SIGNAGE

SUBMISSION TO ADP [2020-05-14]

CLEENSIDE DEVELOPMENT

19310 Fraser Hwy & 6312 - 192 Street, Surrey, BC
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192 STREET

OVERALL SITE PLAN
SCALE: 1" = 700" (1:840)

JMArchitecture Inc.

A-100 - Site Plan - Overall
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BUILDING-10 BUILDING-11

1\ STREETSCAPE - BUILDINGS 10 & 11
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/2 STREETSCAPE - BUILDINGS 1-3 & 9
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BUILDING-2 BUILDING-1 BUILDING-3
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A-200 - Streetscapes (Phase 1)
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BUILDING 6 BUILDING 9

/1) STREETSCAPE - BUILDINGS 6 & 9
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BUILDING 6 BUILDING 7

(2 STREETSCAPE - BUILDINGS 6 & 7
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BUILDING 8 BUILDING 9
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A-201 - Streetscapes (Phase 1)
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MATERIAL/COLOUR SELECTION

BUILDING MATERIALS |  COLOUR MANUFACTURER
/SUPPLIER

1| Hrdeshingle Siding TIMBER BARK JAMES HARDIE

2| Hordeplank Lsp Sicing KHAKI BROWN JAMES HARDIE

3 | HardiePlank Lap Siding IRON GRAY JAMES HARDIE

4 | Brick 3avA GENERAL SHALE

5 | PAINT @ TRIMS AND BOARDS | LACEY PEARL 210870 | BENJAMIN MOORE

6 | HardiePlank Lap Siding TIMBER BARK JAMES HARDIE

7 | DECORATIVE METAL GRILL

8 | Hardeshingle Sicing IRON GRAY JAMES HARDIE

9 | HardieShingle Siding MOUNTAIN SAGE JAMES HARDIE

10 | Hardeplank Lop Siding HEATHERED MOSS | JAMES HARDIE

11| Hordeplank Lop Siding SANDSTONE BEIGE | JAMES HARDIE

12 | Hardeshingle Siding COUNTRY LANERED | JAMES HARDIE

13 | Hardieshingle Sicing GRAY SLATE JAMES HARDIE

14 | Hardeplank Lop Siding GRAY SLATE JAMES HARDIE

15 | PAINTED HARDIE BOARD LACEY PEARL 210870 | BENJAMIN MOORE

16 | ALUMINUM PICKET RALLING

17 | Hardeshingle Siding KHAKI BROWN JAMES HARDIE

18 | Hordeplank Lsp Sicing COBBLE STONE JAMES HARDIE

19| Hardieshingle Siding CoBBLE STONE JAMES HARDIE

A-202 - Building 1 & 2 Elevation (Phase 1)
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MATERIAL/COLOUR SELECTION

BUILDING MATERIALS | COLOUR MANUFACTURER
/SUPPLIER

1 | Hardieshingle Sicing TIMBER BARK JAMES HARDIE

2 | HardiePlank Lap Sidng KHAKT BROWN JAMES HARDIE

3 | HardiePlank Lap Sidng IRON GRAY JAMES HARDIE

4 | Bk avA GENERAL SHALE

5 | PAINT @ TRIMS AND BOARDS | LACEY PEARL 210870 | BENJAMIN MOORE

6 | HardiePlank Lap Sidng TIMBER BARK JAMES HARDIE

7 | DECORATIVE METAL GRILL

8 | HardieShingle Siing TRON GRAY JAMES HARDIE
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ing medium to BC
Landscape Standard
Latest Edition.

25mm chamfer
25 x 50 reveal

10M rebar @ 300mm o.c. each

/—‘w»Nilex NuDrain PD-20 drain mat

3
g
g - Concrete wall,

Slope away from sidewalk

20mm rounded edge typ

Light broom finish with minimum 1%
cross slope with foweled edge

125mm concrete slab
install as per specifications typ

Asphalt impregnated fiberboard

along any vertical surface to be installed
below top of concrete pathway with
removable plastic nould strip. Resulting
joint to be sealed vith gray joint
filler/sealer.

1.0% Min.

Slope away from sidewalk

20mm rounded edge typ

Light broom finish with minimum 1%
cross slope with troweled edge

125mm concrete slab
install as per specifications typ

Asphalt impregnated fiberboard

along any vertical surfece to be installed!
below top of concrete pathway with
removable plastic moud strip. Resulting
joint to be sealed with gray joint
filler/sealer.

1.0% Min.

s ——

finish
Finished grade
(Slope away)

V-

\¢
N
&
< \/
%
7

10M dowels

Structural slab refer to
Architects dravings

Water proof membrane, by
Architect

Planter area drain. WADE
3200-PA or aporoved alternate

NOTES:
1
2.
3.

Coordinate wall tiein to slab with Architect and Structtural Engineer.
All walls over 1.2m in height will need to be Structurally Engineered.
All planters to be connected to Slab drainage system .

CONCRETE PLANTER WALL

10M rebar @450mm o.c. each way.
Consultant to inspect rebar and form
work prior to pouring.

150mm min of 95% MPD compacted
aggregate base course under concrete
slab typ

Compacted sub crade 95% MPD

Notes:

1. Contractor to provide 2xpansion joints where concrete meets all vertical structures.

2. Horizontal scorelines at 1500mm o.c. both ways unless shown otherwise. Refer to
plans

3. Center scoreline on 150mm smooth finish or to match existing concrete piathway.

4. All components as specified or approved alternate.

5. Concrete to slope to drain.

6. Expansion joint every 3000mm o.c. both ways.

7. Contractor to contact Landscape Architect for scoreline approval prior to (cuting.

Scale 1:10

( : ) VEHICULAR CONCRETE PAVING
Scale 110

L—6 gauge 4" x 4" wire mesh chaired anct
centered in slab. Corsultant to inspect
mesh and form work prior to pouring.

100mm min of 95% MPD compacted
aggregate base course under concrete:
slabtyp

Compacted sub grade 95% MPD

Notes:
1. Contractor to provide expansion joints whe'e concrete meets all vertical structures.
2. Horizontzl scorelines at 1500mm o.c. both ways unless shown otherwise. Re fer to

Center scoreline on 150mm smooth finish or to match existing concrete pathway.
Al as specified or /ed alternate.
Concrete to slope to drain.

Expansion joint every 300Jmm o.c. both ways.

Contractor to contact Landscape Architect for scoreline approval prior to cutti ng.

Noosw

Planter, parapet or building wall
Slope away fiom sidewalk
20mm rounded edge typ

——100mm concrete slab
install as per specifications typ:
Asphalt impregnated fiberboard
along any vettical surface to be installed below top
of concrete pathway with removable plastic mould
strip. Resulting joint to be sealed with gray joint
filler/sealer.

Promenade ceck drain with
perforated stainless steel
extension

6 gauge 4" x 4" wire mesh chaired and
centered in slab. Consultant to inspect
mesh and form work prior to pouring.
100mm min of 95% MPD compacted
aggregate base course under concrete
slab typ
Nilex WD-15 drain mat, or as specified
by Architect
Rigid insulation by Architect
Water proof membrane with protection
Structural slab by others

Notes:
1. Contractor to provide expansion joints where concrete meets all vertical structure's.
2. Horizontal scorelines at 1500nm o.c. both ways unless shown otherwise. Refer to
plans.

Center scoreline on 150mm smooth finish or tomatch existing concrete pathway.
All components as specified or approved altem ate.

Concrete to slope to drain.

Expansion joint every 3000mm o.c. both ways.

oorw

CONCRETE PAVING ON SLAB

VDZ+A

FORT LANGLEY STUDIO)
1009181 Church St
Fort Langley, BC|

MOUNT PLEASANT STUDIO
102-355 Kingsway
Vancouver, B¢

( : ) PEDESTRIAN CONCRETE PAVING
Scale 1:10

Scale 110

Unit Paver Details:
Type

Size:

: L610 X W610 X T50mm min.
Colours: Natural
Manufacturer: Abbotsford Concrete

exada HydraPressed Slabs
Hydrapressed slab

Promenade dack drain with
perforated stainless steel
extension
Nilex WD-15 drain mat, or as
specified by Architect
Water proof membrane by
Architect

Conti

‘www_pavingstones.com
1-800-663-4091

Blackjack pedestals see note 3.

Permastrip aluminum edger by
Permaloc, adjacent to all
softscape areas.

Granular fill between slabs

Hydrapressed slabwith granular

OEHEHENES
5005050
g

o

s e e lebsCavavs

posa P LI 4
D0 0-0-0-0-0-0:-0-0-0-|

aluminum ledge

150mm W x mOmmDJ

concrete edge or wall

SECTION
Landscape area

NOTES: Structural slab by others

1. All components as specified or approved alternate.

2. Contractor to provide cut sheets of &ll components for Landscape Architect approval.

3. Blackjack Screwjack or OneStep system depending on depth to slab.

4. Aluminum ledge tobe secured to wall/curb with concrete screws.

HYDRAPRESSED SLABS ON SLAB

Hydrapressed slabwith granular
joints
25mm sand setting bed
)@ e separator
- - (19mm
) 95% MPD

Unit Paver Details:

Type: Name

Size: Lmm X Wmm X Tmm

Colours: Xxx

Manufacturer: Company
website
Contact Name
Contact Phone

Notes:

1. Install all as per i

2. Slabs to be spaced equally between adjacent surfaces.
3. Limit slab cuts to § slab.

HYDRAPRESSED SLAB PATH

Unit Paver Details:

Type: Name

Size: L225 X W112.5 X T80mm min.

Colours: Natural, Brown

Manufacturer: Abbotsford Concrete
www.pavingstones.corm
1-800-663-1091

AquaPave: Old Country Stone,
Block Type 1, Charcoal colour.
By Abbotsford Concrete

depth of Smn clear
crush open graded dedding
course

Geotextile

100mm depth of 20mm clear

crush open grade ajgregate

250mm depth of 63mm clear
crush open graded aggregate
Flush with concrete curb

10M rebar

f—150 x 150 concrete edge
restraint with 150mm 19mm
aggregate base conpacted to
95% MPD.

APSC1000 woven geotextile
on bottom and sides of open
graded base

Subgrade compacted to
95% MPD.
Drain tile, refer to Civil
drawings

Notes:
1. Install all
2. AquaPave - Part Exfilration System
3. Running bond pattern.

4. Concrete curb control joint every 3m.

as per

PERMEABLE PAVING

Scale 1:10

Scale 1:10

Scale 1:10

2" x 4" Pressure Treated Wood
Stake, every 1200mm O.C. attached
to Trex with 100mm galvanized nails

1" x 6" Pressure treated wood or
perma deck edge by wishbone

100mm Crushed Granite

(— Compacted geotextile fabric

150mm Aggregate base (19mm
minus) Compacted to 95% MPD

Existing soil

NOTES:

Contractor tc provide 1L sample of crushed granite material for approval by landscape
architect pricr to installation.

Ensure top of edge board mezts flush with crushed granite path ways.

Refer to Wishbone Perma-Deck anchor detail.

Minimum 2% cross slope.
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N

e

ooaw

otes:
Steps to have medium broom finish.

Expansion joints required at side of steps when constructed adjacent to cheek
walls. Seal exgansion joints with a compatible joint sealing compowund
prevent moisture infiltration.

Refer to lighting plan electrical dawings for step light locations.

Number of treads varies per plar.

Height of risers to be equal along staircase.

Height of risers may differ between staircases, refer to grading plam for
grading information.

Handrail, refer to detail

Dowel and expansion joint if concrete walkway. 150mm
dowel length @300mm o.¢. spacing, 20mm fibrous
expansion joint

filler between concrete slabs

~150~|

150mm Aggregate Base — |2
19mm Minus Compacted to
95% MPD

10M rebar @ 400mm o.c.
10M nosing rebar, 50mm clear all sicles
10M rebar reir 50 rrm clear from

Step light, refer to detail

Dowel and expansion joint 150mm dowel length @300mm
0.C. spacing 20mm fibrous expansion joint filer betweren
concrete slabs

150mm aggregate base(1Imm cted to 95% MPD)

|- Concrete cheek wall
300mm thick. Refer to
site plan for locations.
Refer to cheex wall detail

|-12.5mm chamfer
- Step light, refer to detail

050002020,

$35459505059505950,

150mm Aggregate B
19mm Minus Compacted to 95% MIPD

CONCRETE STEPS

Engineered wood fibar as spec.
300mm min. compacted depth

6mm bevel where curb meets fibar.
No bevel where curb meets concrete.
10m Rebar x 2 - Min. 50mm
from edge of cencrete
19mm minus compacted
aggregate bese
Finished Grade - Concrete

28mm thick geotextile fabric minimum
permeability 26 ga./sq. . per minute
100mm Perforated Pipe

See Civil for Connection

Pea gravel to surround

perforated pipe.

HANDRAIL

VDZ+A

FORT LANGLEY STUDIO| MOUNT PLEASANT STUDIO

wewvdz.ca 6048820020

Scale 1:10

WOOD FIBAR SAFETY SURFACE
NTS.

NTS.

KOMPAN Product Info PARKOUR 004 - NROB54 by

LABYRINTH PAVERS

Type: Villa Stone

Colours: Indian Summer, Granite

Manufacturer: Abbotsford Concrete Products.
www.pavingstones.com

KOMPAN Product Info ROPE BRIDGE - NROST &,

s User Age: 542 years

LABYRINTH PAVER PATTERN
NTS.

PLAY STRUCTURE
NTS

ROPE BRIDGE
NTS

SLOPED CLIMBING WALL
1. Height varies with playground grade

change.
2. Material tobe determined.
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Issued for DP June 19,2020

Submission 1o ADP. May 28,2020

Issued for Rezoninyand DP | Sept 27, 2019

»
)
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0
o

Issued for Rezoninyand DP _ | Sept 4, 2019
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2 Church 1| 102-355 Kingaw:
FortLangle, C | Vancouver,
v VT3
pr— 8820020
2x6 Rough Cedar Cap
LIGHT BOLLARD
4x4 Rough Cedar Model: FGP path light
7 Size: 381mm x 305mm x 991mm
Mount: Per manufacturer
E vezi 7 Colour: Metallic Silver
N 7 / L/,/ |———4x4 Cross Support Manufacturer: Landscape Forms
7/ www. landscapeforms.com
.
1 19mm Clear Crush
I set on Hydrapressed
Slabs
PAVERS 1
Type: Cambrian Granite Cobblestone = = — o D1 Holes in Slats
Size: 100mm x 100mm x 4 // - 4 p
Finish: - —_—
Manufacturer: Bedrock Natural Stone PAVERS ]/
www.bedrocknaturalstone.com .
Type: Classic Series NOTES:
PAVERS 2 Size: 3:1 standard 1. Cap to be sanded smooth.
Type: Newcastle Black Flamed Basalt PAver latural, Desert Sand, Charcoal 2. Cap and exterior of planter to be treated wth Sikkens Cetol WB SRD, = Colowr: #077
Size: 125mm x 125mm x 50mm Manufaciurer: Abbotsford Concrete (Cedar)
Finioh: Flamed www.pavingstones.com 3. Al fasterers to be hot dipped galvanized.
Manufacturer: Northwest Landscape Supply
ON SLAB COMMUNITY GARDEN PLOTS
Hlandscapesupply.com 1. Granular around plots.
2. Plotsize 1mx2m.
3. Cedar frame. UPLIGHT
4. Top of plot +450mm akove grade. Manufacturer: Bega or approved equall
Product: LED floodlignts with earth spike
CIRCULAR PAVING PATTERN CONCRETE UNIT PAVER PATTERN COMMUNITY GARDEN PLOTS AT APARTMENTS LIGHTS
NTS. NTS, NTS NTS,
6 | ET | tssued for genersi 0P oy 2,200
5 | A0 | tsuedtorop June 19,2020
4 [A0 | swmission o ADP May 25,2020
5 | AD | tssued for Rezonimyand DP | March 2, 2020
2 | AD | tssued for Rezoningand P | Sept27,2019
1| AD | tssued or Rezoningand 0P | Septs, 2019
No_ |8y | Descrlon oate
REVISIONS TABLE FOR DRAWINGS
 Copyigt esorvo. T v s o gty €
V024 30y L5 s o e ot ks
— 30 —
Log stumps with Smooth
Finish. Top of uprights to | " | 8 | Oescrpton Date
be routed to 10mm radius REVISIONS TABLE FOR SHEET

CURVED TRELLIS

1

2.
3.

Metal posts, beams and joists.
Wood lattice.
Footing type varies,

Flo bike rack by Landscape
/ Forms

Pedestrian concete paving,
refer to detail

89mm x 22mm drill holes

0 - . !

SECTION

BIKE RACK

Model: Flo

Size: 38mm x 635mm x 686mm

Mount: Embedded

Colour: Metallic Silver

Manufacturer: Landscape Forms
www.landscapeforms.com

VEHICULAR CONCRETE

1. Score pattern 300mm x 1000mm grid running long axis
perpendicular to the road curb.

2. Smooth finish for 2 rows.

3. Every third row to have sandblast finish.

100~300,
Varies

e

3x 300mm lag screw into Project:

base of stump

Finished Grade

Wood Fiber Location

1 thick marine grade

GREENSIDE DEVELOPMENT
BLOCK A (APARTMENTS)

19310 Fraser Highway & 6312 -

NOTES:

1. 300mmE@-500mme.

2. Layout per plan.

3. From timber harvested on site.

CURVED PERGOLA
NTS.

BIKE RACKS
NTS

VEHICULAR PAVING PATTERN
NTS

STEPPING STUMPS
NTS.

plywood 192 Street, Surrey BC
Nl o
AT Filter Fabric Drawn Stamp
i
[T Compacied sungade. | 22
Compacted to 95% MPD
Checked:

Notes: SH

1. Logs to be stained with Sikkens

Cetol SRD - Colout 077-Cedar or

approved equal. Apply as per Approved: Original Sheet Size:

‘manufacturers specifications. MVDZ 24"x36"

2. Use end sealer on all below grade:

cloments ofog. Seale: o ae
b R
e e

e e e

TR o7 e o AT o
BANGSMUST IOT B PRCED FoRe
I e o0
e
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DETAILS

Drawing Title:

DP2019-43

VDZ Project #:

FORT LANGLEY STUDIO| MOUNT PLEASANT STUDIO
1005181 Church 1| 202-355 Kngswar
ot Langley B Vancouner, &€
Wl VST 3
re— conaszo020
BENCH
Model: Modena
Size: 406mm x 860mm x 1829mm
Mount: Surface
Colour: Metallic Silver, Light Grey
Manufacturer: Wishbone
www.wishboneltd.com
RECTANGULAR PICNIC TABLE WASTE RECEPTACLE PLANTER POTS
Model: Bayview BVPT-6 Model: Modena MTR-23 Model: Sorella
Size: 813mm x 1676mm x 1830mm Size: 136L Size: Varies
Mount: Surface Mount: Surface Mount: Surface
Colour: Metallic Silver, Light Grey Colour: Metallic Silver, Light Grey Colour: Metallic Silver, Light Grey
Manufacturer: Wishbone Manufacturer: Wishbone Manufacturer: Lendscape Forms
www.wishboneltd.com www.wishbeneltd.com www.landscapeforms.com
BENCH SEATING RECTANGULAR PICNIC TABLE WASTE RECEPTACLE PLANTER POTS
NTS. NTS. NTS. NTS.
Notes:
1. In playground area
a. Boulders may no have sharp exposed
edges.
& [ | sswodtorgeneaor Sy 2,20
Adjacent surface, refer to plan 5 | AD | issuedforop June 19,2020
« |20 | swmissontonop ey 28,2020
) Boulders pressure washed and cleaned 3 | AD | tssuedforRezoningandDP | March 2,2020
Boulder retaining wall. Approx @600 - @900 in size 2 [ A0 | tswwed tor Rezonmana 0P| septar, o
Block size varies
|20 | rswoed or RozonmyanaDP_| septs, 219
Well-graded granular wall Vo [or | Descipton oo
rock bmm - Semm Less K REVISIONS TABLE FOR DRAWINGS
than 10% fines 2N ,
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ORI,
KKK
O
Y,
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/\\//\\/ REVISIONS TABLE FOR SHEET
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NN TT—T11 Project:
x| I o
N =G GREENSIDE DEVELOPMENT
KK | ‘ ‘\ [ \‘ ‘w ‘ 4 BLOCK A (APARTMENTS)
Uﬂmﬁ‘ IS Location:
=== = TI= = T—] "
L——150mm (19mm minus) aggregate base 19510 Fraser Highway & 6312 -
compacted o 95% MPD SQUARE AND RECTANGULAR TRELLIS 102 Street, Surrey BC
Wood members.
2. Embedded in concrete footings.
Subgrade compacted to 95% MPD Drew: Stamp:
AD
ov
Nl Checked
R :
MIRGKR
Approved: Original Sheet Size:
100mm toe drain pipe Mvoz 20736
vented to daylight
Scale: poucgom B
P 10 o ORI
AS SHOWN | Ao St CATOnS A T Excaisne.
BOULDER RETAINING WALL LANDSCAPE BOULDER SQUARE AND RECTANGULAR PERGOLAS BOLLARD o el s o
Selo 110 Salo 120 RTs 8 ) s ey
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2588 0.0.————|

’__
i

150

{—— 38 x 140 cedar top rail

|—— 38 x 89 cedar support rails. /

~—F——19 x 140 rough cut cedar

I I ————]———38 x 140 cedar cap

140 x 140 cedar post

38 x 140 5q. cedar tap with 4
sided 45° beveled top
treatment to prevent end grain
rot

boards. Alternate and overlap
25mm

19 x 19 cedar cantstrip

38 x 89 cedar bottom rails <

WOOD SCREEN FENCE

{—300mm@ concrete ‘ooting to

Note:
1. Fence to be onstructed in conformance with tie Morgan Creek Design Guildelines part 3.12.
2. Ensure all fasteners exposed to weather are hot-dipped galvanized to prevent s taining.

centered on posts

extend 450mm belcw grade

8

PLAN

150mm Gravel Subbase
19mm minus @ 95% MPD

32mm x 37mm
Forerunner rail

/ Metal post
19mm sq. x 2mm
/_ picket

~——Bracket

Base plate welded to bottom of
post. Aftach to top of wall with 4

=T

bolts per plate.

533 Min
Fooling depth

-

YPICAL

Model: Echelon Plus Monarch

Height: 1200mm

Panel width: 1800mm

Colour: Black

Gate: 914mm wide single swing gate to match fence
Manufacturer: Ameristar

Note: or approved alternate, Contractor to submit shop drawings for approval.

METAL GUARDRAIL

Concrete wall.
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T/, Do not trim leader

50mm wide woven polyweb banding
attached to stake with shingle nails.
Strapping sources: Fabritech
Manufacturing Itd

#201 - 20540 Durcan Way, Langley,
ph: 604-534-5300, fx:604-534-6306
George n. Jackson ltd.

600 derwent way (annacis island),
Delta, B.C.

V3M 5P8

(t) 1-800-663-1369

() 1-800-663-3736

www.Jackson.ca

2 pressure treated @50-@75mm
round wood stakes 2m lengths.
Stakes should be aligned parallel to
sidewalkiroad

*Arborgard+' tree funk protector -
/ AG-9-4

or 'nds' - tree trun protector - tp 128
nds

50mm deep saucer formed i topsoil
for initial first year watering. Fill
saucer with bark mulch

= =———300mm minimum of topsoil around
ik root ball compacted to 85% MPD

s Pedestal
Stakes to not penstrate root ball.

Stakes to penetrae native soil by

300, 300
e -] 300mm
ROOT BALL

Notes:

1 Sacking/burlap to be loosened and dropped to the bottom of the planting
hole. all string, twine, etc.to be removed.

2. All wire baskets shall have the top 1/3 of the wire removed prior to

planting.
3. Alltrees shall be single stem

\ Do not damage o cut leader

50mm wide woven nylon
binding

attached to stake with shingle
nails

2 x Pressure treated round
wood stakes

50 mm - 75mm in diameter
2min length

Crown of oot ball

shall be even wih finished
grade

75 mm decomposed bark
mulch
Create saucer around tree

Cut & remove top § of burlap
from root ball

B&B root ball

Compacted top soil with
pedestal

to Canadian Landscape
Standards

Scarify pit bottom
minimum of (150mm)

Minimurm of (150mm)

on all sides of root ball
Notes:

1. Do not damage main roots or destroy root ball when installing tree stake.
2. Water thoroughly after installation

3. Remove tree rings and states two years after installations

4. Provide drainage for planting pit in impermeable soil

CONIFEROUS TREE PLANTING

( : ) DECIDUOUS TREE PLANTING
Scale 125

Scale 125

Do not trim leader

50mm Wide woven nylon
banding attached fo stake
with shingle nails.

2 Pressure treatec|
50-75mm diameter - round
wood stakes wood stakes -
2m length

Root barrier

300mm min. of growing
medium around root ball
compacted to 85% MPD.
Where possible.

Concrete curb, by others
Tree stakes do not
penetrate root ball.
Adjacent paving and
subgrade by others

r Plan—1

Structural soil dimznsions
per plan

; 100mm@ perforate

X pipe. Connect pij
X 7 system

{—Prepared subgrade

I\/\\/ N AN M\ N K /\\\T compacted to 95% MPD

Notes:

1. Sacking/burlap to be loosened and dropped to the bottom of the planting
hole. all string, twine, etc.to be removed.

2. Allwire baskets shall have the top 1/3 of the wire removed prior to planting.

3. Alltrees shall be single stem

4. Root flare shall be at or above the surface of surrounding grade, as per BC

Landscape Standards

5. Structural soil to be SureBASE structural soil by Veratec or approvied
alternate, installed per to di i
specified.

( : ) TREE PLANTING IN STRUCTURAL SOIL
Scale 130

Do

|———2000——!

Not Trim Leader

VDZ+A

NOTE:

Refer to structural detail for
reinforcement and slab tie in
requirements

Do Not Trim Leader

10M retar @ 300mm o.c.
Ensure 50mm concrete
cover. Tie into slab per
Structural drawings.

Thin Branches by 1/3
Retain normal plant
shape

ﬁ

I
N\

!
\

f
i N
(\ AR
\Y//Ji‘ a
> 50

( Decomposed Bark

Mulch 50mm min

150mm concrete
planter wall. Medium
sandblast finish

Root anchor strap.
Wrap 2 ways around
root ball. Do not wrap
trunk

- Gently Compacted Topsoil Mixture
to BC Landscape Standard: "Well
Groomed" Soil
200mm high starter curb by
structural
Structural slab, refer to Architects
drawings
Water proofing and drainage mat

TREE PLANTING IN RAISED PLANTER

Scale 125

Prune plant to remove dead
o broken branches

Decomposed Bark Mulch
75mm min

450mm deep Genty Compacted Topsoil
Mixture to Canadian Landscape Standard:
"Well Groomed" soil

Compacted sub base

NOTES:

1. Remove all string, tvine, pots, tags from plant.

2. Allsoil, mulch and plant material to meet latest Canadiian Landscape
Standard.

3. Topsoil sauces diameter to be 1.5X diameter of plant container.

4. O.C. spacing per planting plan.

Maintain saucer on lower
sides of plant to retain water
Top of root ball

level with finished grade

Prune plant to remove dead
or broken branches

Decomposed Bark Mulch
75mm min

Original grade of slope
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450mm deep Gently Compacted Top:soil
Mixture to Canadian Landscape Standard:
"Well Groomed" soil
Compacted sub base
NOTES:
1. Remove all string, twine, pots, tags from plant.

2. All soil, mulch and plant material to meet latest Canadian Landscape
Standard.

3. Topsoil sauces diameter to be 1.5X dizmeter of plant container.

4. 0.C. spacing per planiing plan.

b FORT LANGLEY STUDIO| MOUNT PLEASANT STUDIO
1 Churchsi| 102-355 Kingsw
ot Langiey, C | Vancouver
VAW 2k V8T 317
re— ss20024
Root ball
Anchor strap
89mm x 89mm
square wood
frame
DEADMAN FRAME PLAN
T Arborgard+ tree trunk protector
-ag 94
Loop strap through top of wire
basket or embed 300mm long
galvanized rod above each
strap ino root ball
50mm Deep saucer formed in
topsoil for initial first year
watering fill saucer with bark
mulch
300mm MIN. of topsoil around
root ball compacted to 85%
standard proctor density
J __——+Root anchor strap. Wrap 2
ways around root ball. Do not
wrap trunk
F —1 89mm x 89mm square
/Y | deadman frame nailed together
KE Wrap anchor straps around
l | frame and nail in place
e F—Root a0 =1 T structural Slab and waterproof
by Others
Pedestal
Nilex NuDrain PD-20. Install as.
NOTES: per manfacturers guidance.
1. Sacking/burlap to be loosened and dropped to the bottom of the planting hole. all string,
twine, etc.to be remove
2. All wire baskets shall have the bp 1/3 of the wire removed prior to planting.
3. Alltrees shall be single stem unless specified otherwise.
TREE PLANTING ON SLAB
Scale 125
Roof/planter edge, per plans
o broken branches 6 [er | suodtorgeneaor Sy 2,20
Decomposed Bark Much s [A0 | wswamror Sune 19,2020
° + [0 [ swmssonoror ey 28,2020
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Planter drain, refer to Mechanical Project:
Create Topsoil Saucer GREENSIDE DEVELOPMENT
150mm min BLOCK A (APARTMENTS)
450mm deep Gently Compacted Topsoil
Mixture to Canadian Landscape Standard:
"Well Groomed" soil Location:

Compacted sub base

Nilex NuDrain PD-2C drain mat to extend
along all interior plarter surfaces.

Structural Slab and water proofing
by Architect

NOTES:

1. Remove all string, twire, pots, tags from plant.

2. Allsoil, mulch and plent material to meet latest Canadiain Landscape
Standard.

3. Topsoil sauces diameter to be 1.5X diameter of plant container.
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