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RECOMMENDATION SUMMARY
e By-law Introduction and set date for Public Hearing for Rezoning.

e Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the South Newton Neighbourhood Concept Plan (NCP) from
“Apartments 45 upa max’ and “Mixed Commercial Residential Apartments” to “Apartments 65
upa max” and “Mixed Commercial Residential Apartments” and for changes to the local road
network by eliminating the “Proposed Parks and Walkways” designation.

e Proposing to reduce the building setback requirements of the RM-70 Zone as part of a
Comprehensive Development Zone.

RATIONALE OF RECOMMENDATION

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

e The proposal complies with the Multiple Residential designation in the Official Community
Plan (OCP).

e The proposal does not comply with the “Mixed Commercial-Residential (Apartments),”
“Apartments (45 upa max),” and “Proposed Parks and Walkways” designations in the South
Newton Neighbourhood Concept Plan (NCP) due to the proposed unit density. The NCP also
calls for the mixed-use development to be located on the western portion of the site. The
proposed amendment is considered appropriate because the commercial use is relocated to
the busier and more visible arterial road (144 Street) and while the density is greater than
envisioned in the NCP, it is consistent with the maximum density permitted in the Multiple
Residential land use designation in the OCP.

e The South Newton NCP was adopted by Council in June 1999 and is reflective of the form of
development that was appropriate at that time. Since 1999, densities have steadily increased
due to increased cost of land, changing market conditions including housing affordability, and
to reflect the form of housing that is appropriate in an urbanizing city. For these reasons, it is
necessary to amend the NCP land use designations as described above, to accommodate this
proposal.

e The proposed density and building form are appropriate for this part of South Newton and is
consistent with similar developments supported or approved by Council abutting to the north
and south of the subject site (Development Application Nos. 7918-0235-00 and 7917-0432-00).

e The proposal generally complies with the Development Permit requirements in the OCP for
Form and Character.
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e The proposed building setbacks achieve a more urban, pedestrian streetscape in compliance
with the South Newton Neighbourhood Concept Plan (NCP) and in accordance with the
Development Permit (Form and Character) design guidelines in the OCP.

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

e The proposed building achieves an attractive architectural built form, which utilizes high
quality 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:

1. A By-law be introduced to rezone the subject site from "One-Acre Residential Zone (RA)"
to "Comprehensive Development Zone (CD)" containing Block A and Block B on the

attached Survey Plan (Appendix I) and a date be set for Public Hearing.

2. Council authorize staff to draft Development Permit No. 7918-0081-00 generally in
accordance with the attached drawings (Appendix II).

3. 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 road dedication plan 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;

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

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

(h) 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;

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

() registration of a Section 219 Restrictive Covenant to ensure implementation of
noise mitigation measures; and

(k) registration of a Section 219 Restrictive Covenant to adequately address the City’s
needs with respect to public art, to the satisfaction of the General Manager Parks,
Recreation and Culture and with respect to the City’s Affordable Housing Strategy
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager,
Planning & Development Services.
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4. Council pass a resolution to amend the South Newton Neighbourhood Concept Plan
(NCP) to redesignate the lands from “Apartments 45 upa max” and “Mixed Commercial
Residential Apartments” to “Apartments 65 upa max” and “Mixed Commercial Residential
Apartments” and for changes to the local road network by eliminating the “Proposed
Parks and Walkways” designation, when the project is considered for final adoption
(Appendix VI).

SITE CONTEXT & BACKGROUND

Direction | Existing Use NCP Designation Existing
Zone
Subject Acreage residential property Mixed RA
Site Commercial-Residential
(Apartments),
Apartments (45 upa
max), and Proposed
Parks and Walkways
North: Existing four-storey residential Apartments (45 upa RA, CD
apartment, acreage residential property, | max) (By-law No.
and vacant acreage property with 17424) and
approved four-storey mixed-use CD (By-law
residential/commercial building No. 20017)
(Development Application No. 7917-
0432-00) that was granted Final
Adoption at the October 3, 2022 Regular
Council Land Use meeting.
East Townhouses Townhouses (20 upa CD (By-law
(Across max) No. 17737)
144 Street):
South: Acreage residential property under Mixed RA
Development Application No. 7918-0235- | Commercial-Residential
00, which proposes the development of (Apartments)
one 4-storey apartment building, one 4-
storey mixed-use residential/commercial
building, and one 5-storey mixed-use
residential/commercial rental apartment
building with a non-market component.
The subject application received Third
Reading by Council at the October 18,
2021 Regular Council Public Hearing
meeting.
West: Vacant acreage residential property Townhouses (15 upa RA

max)
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Context & Background

e The subject site is approximately 0.91 hectares in size and situated near the intersection of 144
Street and 60 Avenue in South Newton. The site is designated “Multiple Residential” in the
Official Community Plan, “Mixed Commercial Residential (Apartments)”, “Apartments (45

upa max)”, and “Proposed Parks and Walkways” in the South Newton NCP and zoned “One

Acre Residential Zone (RA)”.

e The site is located within the mixed-use and multiple residential node that was identified in
the South Newton NCP when it was adopted in 1999.

DEVELOPMENT PROPOSAL
Planning Considerations
e The applicant is proposing the following as part of this application:

o anamendment to the South Newton Neighbourhood Concept Plan (NCP) to
redesignate the lands from “Apartments 45 upa max” and “Mixed Commercial
Residential Apartments” to “Apartments 65 upa max” and “Mixed Commercial
Residential Apartments” and for changes to the local road network by eliminating the
“Proposed Parks and Walkways” designation;

o Rezoning from “One Acre Residential Zone (RA)” to “Comprehensive Development
Zone (CD), based on “Multiple Residential (70) Zone (RM-70)” and “Community
Commercial Zone (C-5)”; and

o Development Permit for Form and Character.
In order to permit the development of one 4-storey mixed-use building consisting of 62

residential units and 7 Commercial Retail Units, and one 5-storey residential building
consisting of 64 residential units.

Proposed
Lot Area
Gross Site Area: 9,186 square metres
Road Dedication: 2,341 square metres
Net Site Area: 6,845 square metres
Number of Lots: 1
Building Height: Building 1: 17.6 m / Building 2:16.2 M
Floor Area Ratio (FAR): 15
Floor Area
Residential: 9,825 square metres
Commercial: 966 square metres
Daycare: 220 square metres
Total: 11,0011 square metres
Residential Units:
1-Bedroom: 14
1-Bedroom + Den: 61
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Proposed
2-Bedroom: 23
2- Bedroom + Den: 9
3-Bedroom: 14
Total: 121
Referrals
Engineering: The Engineering Department has no objection to the project

School District:

Parks, Recreation &
Culture:

Ministry of Transportation
& Infrastructure (MOTI):

Surrey Fire Department:

Advisory Design Panel:

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

The School District has advised that there will be approximately 17
school-age children generated by this development, of which the
School District has provided the following expected student
enrollment.

10 Elementary students at Goldstone Park Elementary School
4 Secondary students at Sullivan Heights Secondary School

(Appendix IV)

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

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by March
2026.

No concerns.

The closest active park is Goldstone Park with amenities that
include a playground, water park, soccer fields, walking loop, and
tennis court and is 680 metres away; the closest natural area is
Woodward Hill Park and is 315 metres away.

No concerns.

No concerns.

The proposal was considered at the ADP meeting on May 12, 2022
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, to the satisfaction of the Planning
and Development Department.
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Transportation Considerations

e According to industry standard rates, the proposal is anticipated to generate approximately
one to two vehicle trips per minute in the peak hour. A transportation impact analysis was not
required as the proposal is below the City’s minimum threshold for requiring a site-specific
assessment.

e The applicant is required to dedicate and construct the following improvements along the
site’s road frontages:

o 144 Street sidewalk improvements;

o A new 143 Street, which will ultimately serve as a continuous connection between 59
Avenue and 60 Avenue; and

o A new 59A Avenue, which will provide access and circulation for the block and ease
traffic impacts to 60 Avenue.

e Vehicle access to the subject site is proposed to be via the new 59A Avenue.
e According to the Zoning By-law, the proposal is required to provide a total of 229 parking

spaces on site. The applicant is proposing to provide 232 parking spaces on site, exceeding the
Zoning By-law requirements.

Alternative Transportation Modes

e The subject site is less than 100 metres from an accessible bus stop at 144 Street and 60
Avenue which provides service for TransLink Bus Route No. 342 serving Newton Exchange
and Langley Centre.

e 144 Street and portions of 60 Avenue provide on-street bicycle lanes, though these are not
traffic separated.

Sustainability Considerations

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

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

o The roofing will be constructed of a high-albedo material with a Solar Reflectance
Index of 75;

o Energy efficient LED lighting; and

o Building envelope design will meet the Energy Step Code 3 requirements.
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School Capacity Considerations

e The School District has advised that a new 612-capacity elementary school is to be constructed
adjacent to the existing Goldstone Park. The new elementary school (known as Snokomish
Elementary) is targeted to open in 2025 and will provide enrollment relief to the two
neighbouring schools: Goldstone Park Elementary and Cambridge Elementary. As the
proposed development is targeted to complete in Spring 2026, the additional demand will be
accommodated.

e A 700-capacity addition to Sullivan Heights Secondary School was recently opened and
provides enrollment relief for the school.

POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

e The proposal complies with the “General Urban” land use designation in the Metro Vancouver
Regional Growth Strategy.

Official Community Plan

Land Use Designation

e The proposal complies with the “Multiple Residential” land use designation in the Official
Community Plan.

Themes/Policies

e The proposed development is consistent with several OCP Themes and Policies, including:

o Growth Management:

=  Growth Priorities: Support compact and efficient land development that is
consistent with the Metro Vancouver Regional Growth Strategy (RGS).

* Accommodating Higher Density: Direct residential and mixed-use
development into Surrey’s City Centre, Town Centres, along Frequent Transit
Corridors and in approved Secondary Plan areas, at densities sufficient to
encourage commercial development and transit service expansion.

= Sensitive Infill: Require redevelopment and infill development to contribute to
neighbourhood walkability and to enhance public open spaces and
greenspaces within existing neighbourhoods.

= Sensitive Infill: Encourage local neighbourhood commercial centres and
associated local gathering places to appropriately locate within existing
neighbourhoods in order to increase walking and cycling options and
contribute to neighbourhood character.

o Centres, Corridors and Neighbourhoods:
= Healthy Neighbourhoods: Plan and design urban neighbourhoods with
sufficient densities to support a high-quality transit system that is accessible to
most residents.
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* Healthy Neighbourhoods: Clearly define neighbourhood centres including
appropriately-scaled commercial and community facilities.

* Healthy Neighbourhoods: Direct higher residential densities to locations
within walking distance of neighbourhood centres, along main roads, near
transit routes and adjacent to major parks or civic amenities.

= Urban Design: Ensure new development responds to the existing architectural
character and scale of its surroundings, creating compatibility between
adjacent sites and within neighbourhoods.

Secondary Plans

Land Use Designation

e The applicant proposes an amendment to the South Newton Neighbourhood Concept Plan
(NCP) to to redesignate the lands from “Apartments 45 upa max” and “Mixed Commercial
Residential Apartments” to “Apartments 65 upa max” and “Mixed Commercial Residential
Apartments” and for changes to the local road network by eliminating the “Proposed Parks
and Walkways” designation.

Amendment Rationale

e The South Newton NCP was adopted by Council in June 1999 and is reflective of the form of
development that was appropriate at that time. Since 1999, densities have steadily increased
due to increased cost of land, changing market conditions including housing affordability, and
to reflect the form of housing that is appropriate in an urbanizing city. For these reasons, it is
necessary to amend the NCP land use designations as described above, to accommodate this
proposal.

e The proposed amendment is also considered appropriate because the commercial use is
relocated to the busier and more visible arterial road (144 Street) and while the density is
greater than envisioned in the NCP, it is consistent with the maximum density permitted in
the Multiple Residential land use designation in the OCP.

e The proposed density and building form are appropriate for this part of South Newton and is
consistent with similar developments supported or approved by Council abutting to the north
and south of the subject site (Development Application Nos. 7918-0235-00 and 7917-0432-00).

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

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

Themes/Objectives

e The proposed development is consistent with several South Newton NCP Goals and
Objectives, including:
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o Ensure that the types of and densities of land uses in South Newton are in keeping
with the hierarchy of urban centres promoted in the Official Community Plan.

o Provide a mix of housing densities and types ranging from small lot, compact single
family lots to well-designed townhouses and multi-storey apartments to accommodate
a range of needs.

o Create opportunities for neighbourhood centres that could be a focus for shopping,
recreation, and entertainment.

CD By-law

e The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate the
proposed four-storey mixed use building and a five-storey residential building on the subject
site. The proposed CD By-law identifies the uses, densities and setbacks proposed. The CD By-
law will have provisions based on the "Multiple Residential 70 Zone (RM-70)" and the
"Neighbourhood Commercial Zone (C-5)".

e The CD By-law is divided into two blocks. Block A will regulate the western building (Building
2) while Block B will regulate the eastern building (Building 1).

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
RM-70 Zone, C-5 Zone and the proposed CD By-law is illustrated in the following table:
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Zoning RM-70 Zone Eyrone i Proposed CD Zone
(Part 24) 35)
Unit Density: n/a n/a n/a
Floor Area Ratio: 1.50 0.50 1.5
Lot Coverage: 33% 50% 45%

Yards and Setbacks

Front yard (east):
Block A: 7.5 m
Block B: 7.5 m

Front yard (west):
Block A: 7.5 m
Block B: 7.5 m

Side yard flanking
(north):

Block A: 7.5 m
Block B: 7.5 m

Side yard (south):

Front yard (east):
Block A: 7.5 m
Block B: 7.5 m

Front yard (west):
Block A: 7.5 m
Block B: 7.5 m

Side yard flanking
(north):

Block A: 7.5 m
Block B: 7.5 m

Side yard (south):

Front yard (east):
Block A: n/a
Block B: 4.0 m

Front yard (west):
Block A: 4.6 m
Block B: n/a

Side yard flanking
(north):

Block A: 5.5 m
Block B: 5.5 m

Side yard (south):

Block A: 7.5 m Block A: 7.5 m Block A: 7.5 m

Block B: 7.5 m Block B: 7.5 m Block B: 3.0 m
Principal Building 50 metres 9 metres Block A:16.2 m
Height: Block B:17.6 m

Permitted Uses:

e Multiple unit
residential
buildings

e Ground-
oriented
multiple unit
residential
buildings

e Child care
centres

e Neighbourhood
scale
commercial uses
(list in details in
Section B.1 and
B.2 of the C-5
Zone)

Block A:

e Multiple unit
residential buildings,
ground-oriented
multiple unit
residential buildings

Block B:

e The same uses as
Block A and all uses
permitted under
Section B.1 of the C-5
Zone with the
exception of
Neighbourhood Pub.

e Block B will also
restrict eating
establishment to a
maximum floor area
of 150 square metres
and the childcare
facility to a maximum
floor area of 220
square metres

Amenity Space

Indoor Amenity:

363 m?

363 m?

The proposed 403 m?
meets the Zoning By-
law requirement.
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363 m? 363 m?

Outdoor Amenity: The proposed 482 m?
meets the Zoning By-
law requirement.

Parking (Part 5) Required Proposed
Number of Stalls

Commercial: 29 29

Daycare 9 9

Residential: 167 169

Residential Visitor: 24 25

Total: 229 232

Small (%):

Bicycle Spaces
Residential Secure Parking: 145 167
Residential Visitor:

e The floor area ratio (FAR) of 1.5 is in keeping with the RM-70 Zone. The proposed density
exceeds the density identified by the South Newton NCP, however, it is consistent with the
Multiple Residential designation in the OCP.

e The proposed height of 16.2 metres for Block A (Building 2) and 17.6 metres for Block B
(Building 1) is less than the maximum building height of 50 metres of the RM-70 Zone.

e The proposed setbacks on all property lines are reduced from 7.5 metres. The reduced
setbacks for both the mixed-use building (Building 1) and the multiple residential building
(Building 2) encourages a more urban streetscape consistent with similar developments in the

City.

e The proposed CD Zone will permit multiple unit residential buildings for both Blocks A and B.
The mixed-use Block B will also permit all uses under Section B.1 of the C-5 Zone, with the
exception of Neighbourhood Pub. The CD Zone will also restrict eating establishments in
Block B to a maximum floor area of 150 square metres, and a childcare facility to a maximum
floor area of 220 square metres to ensure that the parking requirements in the Zoning By-law
can be met. The commercial uses will be restricted to the main floor of the multiple
residential building and are limited to a maximum gross floor area of 370 square metres per
individual business.

e The proposed off-street parking complies with the minimum parking requirements in the
Zoning By-law.

e The proposed secured bicycle parking complies with the minimum parking requirements in
the Zoning By-law.

Guidelines for Location and Siting of Child Care Centres

e In 1990, the City completed a report entitled “Guidelines for Location and Siting of Child Care
Centres”. The following illustrates how the proposed application adheres to the various
locational and siting guidelines outlined in the report:
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o Locate child care facilities with maximum enrollment exceeding 25 children in close
proximity to multi-family residential development, community facilities and public
amenities such as a school, a community, or district park etc.

The surrounding neighbourhood includes a mix of multi-family and single-
family small lot developments.

o Iflocated along an arterial street, conditions will apply.

The proposed child care centre is located along 144 Street which is an arterial
road.

The proposal includes an outdoor play area at grade that is buffered from 144
Street by the commercial retail units of Building 1. The play area is proposed to
be fenced and landscaped to provide protection from 144 Street and the
surrounding residential and commercial uses.

o Avoid undue concentration of childcare centres.

The guidelines recommend that childcare facilities should be located in areas
that are currently underserved to avoid undue concentration of facilities.

According to information available online from Fraser Health, three licensed
childcare facilities are operating within 500 metres of the subject property. An
additional facility is planned in the proposed development to the south Under
Development Application No. 7918-0235-00 for 70 children.

With approval of the subject application, childcare space for an additional 60
children would be provided. The concentration of facilities is considered
reasonable given that 144 Street and 60 Avenue is considered one of the
commercial nodes of South Newton, which is intended to provide local serving
commercial and amenities for residents in the neighbourhood.

o Provide adequate on-site parking for employees and parents.

The applicant will provide a total of g surface parking spaces on-site, inclusive
of 2 drop-off spaces outside and 7 spaces within the building envelope of
Building 2, which complies with the minimum parking requirements under the
Zoning By-law.

o Provide adequate fencing, screening, setbacks, and outdoor play areas

As the attached layout (Appendix II) illustrates, the child care centre outdoor
play area is sited on the ground floor in the southern, central portion of the
property away from 144 Street and the surface parking area. The play area will
be fenced and landscaped to provide buffering from the adjacent residential
and commercial uses with a 1.5 metre tall wooden fence.

The play area will be directly accessed from the indoor child care centre
located on the ground floor of Building 1.
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Signage

e The applicant proposes under awning canopy signs for the proposed commercial spaces. All
future tenant signage is to comply with the Sign By-law.

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.

e The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The
contribution will be payable at the rate applicable at the time of Building Permit issuance. The
current rate is $2,000 per new residential unit.

e The applicant will be required to provide the square footage rate for the floor area that
achieved above the current Secondary Plan designation in order to satisfy the proposed
Secondary Plan Amendment for Tier 2 Capital Plan CACs. The contribution will be payable at
the rate applicable at the time of Rezoning Final Adoption. The current fee for Newton is $10
per square foot, for apartments.

Affordable Housing Strategy

e On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report
No. Ro66; 2018) requiring that all new rezoning applications for residential development
contribute $1,000 per new unit to support the development of new affordable housing. The
funds collected through the Affordable Housing Contribution will be used to purchase land
for new affordable rental housing projects.

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

Public Art Policy

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

PUBLIC ENGAGEMENT

e Pre-notification letters were sent on June 6, 2022 and the Development Proposal Signs were
installed on July 7, 2022. Staff received two emails/phone call responses from neighbouring
residents, both of which were in opposition (staff comments in italics):
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o The proposed density is not in keeping with the neighbourhood.

(The proposed density exceeds the 45 units per acre in the South Newton NCP, however,
the proposal is generally in keeping with the land use and form of development that was
anticipated for the “Mixed-Commercial Residential (Apartments)” and “Apartments (45
upa max)” land use designations.)

o Proposed building is too tall.

(The proposed buildings are 17.6 metres and 16.2 metres in height, respectively. The
proposed building heights are only slightly taller than similar multiple residential
buildings in the area, including to the north and a recently approved building at the
corner of 144 Street and 6o Avenue under Development Application No. 7917-0432-00,
which is planned to be 15.8 metres in height. Commercial floor space for Building 1 is
proposed to be 4.0 - 4.9 metres in height as compared to residential floor heights which
are proposed to be 2.8 metres in height. The increased height of the commercial floor
space is typical and required to ensure the viability of these spaces. Therefore, while the
proposed buildings are four-storeys, in keeping with the surrounding multiple residential
buildings and the intended land use/form, the increased height for Building 1 will
facilitate ground floor commercial space.)

o Lack of tree retention.

(Staff worked with the applicant to identify candidate trees for retention. However, there
are limited opportunities for tree retention given the need to accommodate underground
parking and the location of new trees relative to the proposed development. The majority
of high value trees are either within the future road dedication, or in the middle of the
site meaning that retention is not possible.)

o The proposal will result in increased traffic and infrastructure has not kept pace with
development.

(Transportation impacts are a key consideration when planning and approving
development in the City. One way to address the additional traffic demand generated by
higher density developments is to require applicants to dedicate parts of the property for
new roads to increase connectivity. Where there is higher density proposed, the road
network is more fine-grained to ensure better accessibility, dispersion of traffic and to
promote active modes of transportation which improve safety, efficiency and resiliency of
our road network.

As part of this proposal, the developer will be dedicating the entire north side of their
property to the City and constructing half of the new 59A Avenue that will run parallel to
60 Avenue, planned to ultimately connect 144 Street to 139 Street. The western portion
of the development will be dedicated for a new 143 Street, that is planned to connect to
60 Avenue. These will provide alternative routes for local commuting, dispersing the
traffic on the expanded road network and alleviating some demand from 60 Avenue and
144 Street. While these additional local roads, help to distribute traffic they also provide
convenient walking/cycling connections with smaller blocks, allowing more residents to
use active modes of travel instead of vehicles. They also provide ideal locations for
driveway accesses, removing them and their traffic impacts from higher volume arterial
roads like 144 Street and collector roads like 60 Avenue.

In addition to new roads provided by development, the City has a capital construction
program to initiate strategic transportation projects to improve safety and mobility. A
nearby project that is planned to be constructed within the next few years is the
completion of 148 Street between 58 Avenue to 64 Avenue. This project will include new
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cycling infrastructure along the corridor and intersection improvements, like a new
roundabout at the intersection of 60 Avenue and 148 Street. The project will increase the
capacity of these routes while improving safety for the travelling public.)

Schools are overcapacity.

(Apartment units generate less demand for school spaces when compared to single
family residences. The School District has reviewed the proposed development and
advised that the proposal is anticipated to generate 17 school-aged children of which, 14
are expected to attend schools within the District. While Goldstone Park Elementary is
significantly overcapacity, a new 612-capacity elementary school (Snokomish
Elementary) is in development adjacent to Goldstone Park. This school will provide
enrollment relief to several surrounding elementary schools.)

Lack of amenities and recreational opportunities in the neighbourhood.
(The City has recently acquired two new parks. The first park, Woodward Hill Park, is

located across 60 Avenue on the north side. Amenities in this park have not been planned
but the specific amenities will be planned with through engagement with the community.

e The subject development application was reviewed by the Panorama Neighbourhood
Association and Sullivan Amateur Athletic and Community Association. No comments were
received from either Associations.

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character and is
also subject to the urban design guidelines in the South Newton Neighbourhood Concept Plan

(NCP).

e The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP and the design guidelines in the South Newton Neighbourhood
Concept Plan (NCP).

e The applicant has worked with staff to:

O
o
O

Create a strong building form responsive to the context;

Minimize the massing/overlook of the five-storey building (Building 2);

Create good interfaces along the streets, with comfortable main floor to grade
relationships; and

Developing an accessible relationship between the rooftop indoor and outdoor
amenity spaces.

e The buildings are organized on the site to make pedestrian linkages safe and interesting while
accommodating a minimal amount of convenient surface parking for the proposed retail units
within Building 1.
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The frontages of the mixed-use buildings will consist of approximately 7 ground floor
commercial retail units (CRU) oriented toward 59A Avenue and 144 Street. The CRUs are
anticipated to range in size from 88 square metres to 148 square metres. The units can be
combined to create larger commercial/retail units at the time of a tenant
improvement/building permit application if desired.

The proposed residential dwelling units range in size from 47 square metres for a 1-bedroom
unit to 96 square metres for a 3-bedroom unit and are comprised of 75 1-bedroom/1-bedroom
plus den units, 32 2-bedroom/2-bedroom plus den units, and 14 3-bedroom units.

The two buildings share similar architectural character traits. The applicant has agreed to
undertake design development to express the buildings differently to reflect each buildings
unique programming and context. The easternmost mixed-use buildings’ (Building 1) ground
floor commercial is visually connected to the street with ample transparency, while the
residential storeys above are pronounced with a deeper modularity of solid walls and
fenestration. The overall expression is consistent with other existing and approved
development applications in South Newton. The western residential building carries over the
same design elements of Building 1 with a two-storey expression of brick veneer that reference
a traditional ground-oriented townhouse style unit.

Building 2 is proposed to be five storeys; however, due to the grades of the site, as viewed from
59A Avenue, the building retains the appearance of a 4-storey building. Similarly, as viewed
from the pedestrian mews, the building also retains a 4-storey appearance.

The buildings have a modest form with a modulated arrangement of window bays and
recessed balconies, delineated through alternating materials to create visual interest with
smaller building proportions. The buildings are capped with a flat roof with varying parapet
heights to highlight the window bays.

The primary building material is fibre-cement panels. The commercial retail unit fronts in
Building 1 are comprised of store-front glazing, accented and divided with contrasting brick
veneer pilasters for a substantial and durable appearance. The brick is raised at the east and
west corners of Building 1 to highlight the importance of the corner intersection on the east
facade and the residential lobby on the west.

Landscaping

The landscape plan proposes a total of 120 trees to be planted on the site, 73 of which can be
counted towards the required replacement tree total.

A significant number of shrubs and ground cover species are proposed throughout the subject
site.

The 144 Street and 59A Avenue commercial frontages will have a split sidewalk design,
comprised of a walkway adjacent to the storefronts, flanked with alternating in-ground tree
planters with shrubs and paved walk-throughs to the city sidewalk. Walkways on private
property will feature specialty paving.
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e A corner plaza is located at the future intersection of 59A Avenue and 143 Street and provides
bench seating. The character of the plaza will be developed comply with the city’s public
realm guidelines.

e The applicant is proposing a 3.0 metre-wide buffer along the entire length of the south
property line, which will consist of a 1.5 metre-wide pedestrian mews and a 1.5 metre-wide
landscape buffer. The adjacent development to the south (Development Application No. 7918-
0235-00) will coordinate with the subject development and provide an additional 1.5 metre-
wide landscape buffer and a 1.5 metre-wide pedestrian mews along their north property line.
Once both applications are complete, a combined 3 metre landscape buffer with 1.5 metre
walkways on either side will provide additional pedestrian circulation and access through the
sites.

Indoor Amenity

e The total required indoor amenity space is 363 square metres while the applicant is providing
a total of 403 square metres of indoor amenity with 221 square metres located in Building 1
and 182 square metres located in Building 2, thus exceeding the requirements cumulatively
across both buildings.

e The indoor amenity space in Building 1 is located on the ground floor and is proposed to
include a yoga studio, gym, games area, kitchen and lounge.

e The indoor amenity space in Building 2 is located on the fifth floor and is proposed to include
a gym/yoga studio, games area, sauna, kitchen/party room, and lounge.

QOutdoor Amenity

e The total required outdoor amenity space is 363 square metres while the applicant is
exceeding the requirement by providing 482 square metres total of outdoor amenity as

follows:
o 153 square metres located at grade for Building 1;
o 186 square metres located on the roof for Building 1;
o 98 square metres located at grade adjacent to Building 2; and
o 198 square metres located on the fifth storey for Building 2

e The ground floor outdoor amenity space for Building 1 is proposed to include a play structure,
seating areas, and shuffleboard game.

e The rooftop outdoor amenity space for Building 1 is proposed to include a play structure,
seating areas, picnic benches, and a barbeque area.

e The ground floor outdoor amenity space adjacent to Building 2 is proposed to include play
structures and a seating area.

e The fifth-storey outdoor amenity space for Building 2 is proposed to include a community
garden, seating areas, picnic tables, and a barbeque.
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Qutstanding [tems

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

o Design development to the exterior expression to better distinguish the two buildings;

o Provision of adequate soil depth in flush planters along the streets;

o Review and refinement to the grading at public realm interfaces including smooth
transitions to the commercial units and south mews;

o Design development to enhance the public plaza; and

o Coordination among disciplines to clarify design intent.

e The applicant has been provided a detailed list identifying these Urban Design requirements

and has agreed to resolve these prior to Final Approval of the Development Permit, should the
application be supported by Council.

TREES
e Jeff Ross and Tim Vandenberg, ISA Certified Arborists of Mike Fadum and Associates Ltd.
prepared an Arborist Assessment for the subject property. The table below provides a

summary of the tree retention and removal by tree species:

Table 1: Summary of Tree Preservation by Tree Species:

Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Alder/Cottonwood | 59 | 59 | 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Bigleaf Maple | 9 | 9 | o
Coniferous Trees

Norway Spruce 1 1 0

Western Red Cedar 6 5 1

Total (excluding Alder and

Cottonwood Trees) 16 15 1
Total Replacement Trees Proposed 120

(excluding Boulevard Street Trees)

Total Retained and Replacement Trees 121

Contribution to the Green City Program $0
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e The Arborist Assessment states that there are a total of sixteen mature trees on the site,
excluding Alder and Cottonwood trees. 59 existing trees, approximately 79% of the total trees
on the site, are Alder and Cottonwood trees. It was determined that one tree can be retained
as part of this development proposal. The proposed tree retention was assessed taking into
consideration the location of services, parkades, building footprints, road dedication and
proposed lot grading.

e For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other
trees. This will require a total of 89 replacement trees on the site. The applicant is proposing

120 replacement trees, exceeding City requirements.

e The new trees on the site will consist of a variety of trees including Bowhall Maple, Persian
Ironwood, Katsura Tree, and Magnolia.

e In summary, a total of 121 trees are proposed to be retained or replaced on the site.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Block Plan

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

Appendix IV. School District Comments

Appendix V. Summary of Tree Survey and Tree Preservation

Appendix VI. NCP Plan
Appendix VII. ADP Comments and Response

approved by Shawn Low

Don Luymes
General Manager
Planning and Development
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