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RECOMMENDATION SUMMARY

e Approval to draft Development Permit for Form and Character.

RATIONALE OF RECOMMENDATION

e The proposed outdoor play area and minor exterior building renovations are appropriate for
this part of the "Heritage Downtown" in the Cloverdale Town Centre Plan.

e The proposed minor exterior renovations preserve the heritage value and character of the
building in compliance with the Cloverdale Town Centre Plan design guidelines.

e The proposal revitalizes the existing vacant building and this part of 176A Street, designated as
heritage main street in the "Historic Downtown of Cloverdale Town Centre".

e The City’s location and siting guidelines for child care centres are met. The provision of this
type of service helps to address the child care needs of the local area, fills existing gaps in
service delivery, and fosters new employment.

e The proposed building fascia signs are high quality, of appropriate size and scale, and
cognizant of the heritage character of the building.

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

e The proposal complies with the Heritage Downtown designation in the Cloverdale Town
Centre Plan (TCP).
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RECOMMENDATION

The Planning & Development Department recommends that:

L. Council authorize staff to draft Development Permit No. 7920-0101-00 generally in
accordance with the attached drawings (Appendix II).

2. Council instruct staff to resolve the following issues prior to final approval:

(a)

(b)

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;

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

registration of a Section 219 Restrictive Covenant to allow for vehicular access
through the City-owned property at 5651 176A Street to the proposed child care
centre’s parking stalls. Access may be removed by the City at any time with one
year’s notice, after which access to the proposed child care centre’s parking stalls
would be from the rear lane.

SITE CONTEXT & BACKGROUND

Direction Existing Use TCP Designation | Existing Zone
Subject Site Vacant commercial | Heritage C-15
building Downtown
North: City-owned Parking Ca15
parking lot
East (Across 176A Street): Cloverdale Library | Institutional C-15
South: Commercial Heritage C-15
Downtown
West (Across from laneway): Commercial Heritage C-15
Downtown
Context & Background

e The subject site at 5641 176A Street was formerly the Surrey Credit Union and most recently
was a thrift store. The site is currently vacant, and the applicant proposes to operate a child
care centre for 26 children (16 toddlers and 10 preschoolers) and five staff members.

e The proposed child care centre is in the heart of "Historic Cloverdale Town Centre" on a
designated heritage main street (176A Street) in the Cloverdale Town Centre Plan. The latter
was endorsed by Council on November 18, 2019 and the OCP text amendments adopted by
resolution R19-2338 on December 16, 2019.
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e The subject property is designated "Town Centre" in the Official Community Plan and
"Heritage Downtown" in the Cloverdale Town Centre Plan. It is zoned Town Centre
Commercial Zone (C-15), which permits child care centres.

e The building on the subject property is deemed to have potential heritage value and will be
added to the heritage inventory. The heritage inventory is an internal database of buildings
that may have heritage value but would require an evaluation. The owner has declined to do a
heritage evaluation at this time.

DEVELOPMENT PROPOSAL
Planning Considerations

e The applicant is proposing a Development Permit to allow minor exterior renovations, an
outdoor play area and parking stall improvements to accommodate a proposed child care
centre on the subject lot in downtown Cloverdale.

¢ Given the location of the subject site in the heart of downtown Cloverdale, design review of
the exterior modifications and play area were carefully considered. Design guidelines in the
Cloverdale Town Centre Plan were closely adhered to in order to respect the heritage
character and value of the building. Preservation of the existing form, materials and colour
was highly encouraged.

e The outdoor play area will be 97.7 square metres in size and will be located at the rear of the
building, beside the parking stalls. Wheel stops will be installed on all the parking stalls and a
1.3 metre high colourful cedar fence with concrete protection bollards will be installed around
the outdoor play area.

e A portion of the outdoor play area will be covered with an aluminum prefabricated canopy.
Landscaping is proposed along the eastern, western, and northern edges of the site to soften
the interface with the road, parking lot and the lane. A landscaping plan prepared by a
Landscape Architect has been provided. (Appendix III)

e Appropriate fascia signage on the east and north elevations of the building is proposed, as well
as improvements and repainting of the exterior with the same color of the stucco store fascia.
One window sign will be on the transom at the principal entrance on the east elevation and
another larger sign will be on the north elevation facing the lane. Backlit box signs are not
supported nor proposed. (Appendix IV)

e The proposed child care centre respects the integrated network of pedestrian linkages and
streetscapes in compliance with the Cloverdale Town Centre Plan.

e Location and siting guidelines for child care centres are met and the provision of this type of
service helps to address the need for child care in the local area, fills existing gaps in service
delivery, and fosters new employment.

e The proposal revitalizes the existing vacant building and this part of 176A Street, designated a
heritage main street in "Historic Downtown Cloverdale Town Centre".
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e After the development permit process, the applicant will apply for a tenant improvement
permit for interior renovations to meet the requirements of the Fraser Health Authority. The
tenant improvement permit will be issued to the specifications and satisfaction of the BC
Building Code, Fire Department, and the Planning and Development Department.

Referrals
Engineering: The Engineering Department has no objection to the project.

Ministry of Transportation  Preliminary approval is granted for one year.
& Infrastructure (MOTI):

Surrey Fire Department: The Fire Department has no concerns about the project. Further
review of the proposal will be conducted at detailed design review
at Tenant Improvement Permit stage.

Transportation Considerations

e Eight parking stalls are required for the proposed child care centre which will provide space
for 26 children and 5 staff members. The applicant is proposing to install the 8 parking stalls
at the rear of the building, adjacent to the rear lane. Five parking stalls will be on the north
side of the property and three will be on the west side of the property.

e Access to the 5 parking stalls on the north side of the property is through a City-owned
property north of the site (5651-176A Street) currently being used as a public parking lot.
(Appendix V) Access to the other 3 parking stalls on the west side of the property is through a
laneway behind the property.

e The City-owned public parking lot (5651 176A Street) is identified as downtown off-street
parking in the Cloverdale Town Centre Plan. The parking lot is available for businesses in the
area unable to provide the required off-street parking on their properties.

e On October 30, 1972, Council passed Bylaw No. 3842, (Appendix VI) also known as the
"Robson Mall and Public Square Bylaw", reserving Lot 184 (5646 176 Street) and Lot 185
(5651 176A Street) for use of the public as a "Pedestrian Mall and Public Square” in accordance
with the Cloverdale Urban Renewal Scheme.

e The City will allow vehicular access to the child care centre’s parking stalls from the City-
owned property at 5651-176A Street through the registration of a Section 219 Restrictive
Covenant. Access may be removed by the City at any time with one year’s notice, after which
access to the proposed child care centre’s parking stalls would be from the rear lane. This
would require the site to be reconfigured.

Sustainability Considerations

e The applicant has met all of the typical sustainable development criteria, as indicated in the
Sustainable Development Checklist.
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POLICY & BYLAW CONSIDERATIONS
Official Community Plan

Land Use Designation

e The property is designated "Town Centre" under the OCP. Thoughtful urban design
considerations were applied to this project in order to reinforce Cloverdale Town Centre’s
unique heritage and historic character.

e The proposal supports the following OCP themes/policies:

Themes/Policies

e Theme B4.14 ensures that neighbourhoods are well served by civic and community facilities
such as indoor and outdoor recreation centres, child-care centres, neighbourhood parks, and
amenities specifically geared to youth.

e Theme F6.15 ensures that the City’s child care policies and regulations do not create
unnecessary operational barriers.

e DP11 Form and Character Development Permit guidelines were taken into consideration in
accordance with the Official Community Plan.

Secondary Plans

Land Use Designation

e The property is designated Heritage Downtown in the Cloverdale Town Centre Plan. Design
elements recommended in the Cloverdale Town Centre Plan design guidelines were taken
into consideration in the urban design comments and signage.

e The proposal supports the following TCP themes/policies:

Themes/Objectives

e Section 3.2.1 Land Use ensures that the Heritage Downtown designation is reflective of
Cloverdale’s historical main street characterized by small shops and heritage buildings. Its
streetscape is inviting and highly walkable with a range of commercial uses that offer a wide
selection of goods and services.

e Section 2.2 Growth Concept and Objectives enhances the character of the Town Centre core
by creating a coordinated public realm that encourages contemporary design, compatible with
historical architecture and extends the "Heritage Main Street" design features from 176 to 176A
Street.

e Section 2.2 Growth Concept and Objectives supports businesses where commercial buildings
adjacent to the heritage character area will provide additional space for new locally serving
businesses, encourage commercial at ground level and support active streetscapes with
pedestrian amenities.
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Zoning Bylaw

The subject site is zoned C-15, which permits child care centres. The proposed child care facility
complies with the following bylaw requirements that are particularly relevant for the proposed
use:

o The Zoning Bylaw requires direct access to an open space and play area within the lot for a
child care centre. The applicant has engaged a local architect to design the outdoor play
area as well as improve the exterior appearance of the building.

o A total of eight parking stalls are required for the proposed number of children and staff.
The applicant is proposing to install the eight parking stalls behind the building. Five
parking stalls will be on the north side of the property and three will be on the west side of
the property.

Sign Bylaw

e Section 27 (2) (a) of the Surrey Sign Bylaw No. 13656 permits a maximum of two fascia signs
for each premise as long as they are not located on the same fagade. The applicant proposes
to install two signs on the north and east elevations of the site, respectively.

e Section 7 (12)(a) limits the sign area of each window to a maximum of 0.3 square metres or
25% of the area of the window. The east elevation window sign will have a maximum area of
0.3 square metres.

e Section 7 (12)(b) states that the combined sign area of all windows on commercial zoned lots
should comply with Section 27 (2)(b), which allows the combined sign area of all signs on the
lot, excluding freestanding signs, to not exceed 1 square metre per linear metre of the
premises’ frontage.

e The frontage of the premises is 15.5 metres which would permit a total combined sign area of
15.5 square metres.

e The combined area of the signs is 2.28 square metres (east elevation window sign equals
0.3 square metres and north elevation fascia sign equals 1.98 square metres). The combined

area of the east and north elevation fascia signs meets the maximum signage area
requirement.

PUBLIC ENGAGEMENT

e A Development Proposal Sign was installed on June 15, 2020. Staff did not receive any
comments or responses.

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

o City staff worked with the applicant to retain the original form, materials and colours of the
building. Extra effort was taken to preserve the heritage value and character of the building.

e A window sign in the form of a sticker is proposed on the transom above the entrance door on
the east elevation. The sign will be installed on the inside of the window and will have a
maximum area of 0.3 square metres.

e Further signage is proposed at the north elevation. This sign will be wood engraved in
keeping with the heritage character of Cloverdale and will be hanging on steel brackets. The
sign will project 23 centimetres from the wall.

e Crime Prevention Through Environmental Design (CPTED) principles were incorporated in
the design of the child care centre with two controlled access points at the front and rear. A
1.2 m high fence encloses the play area at the rear with a gate that can be locked at all times
for secure and controlled access.

Landscaping

e Alandscaping plan was prepared by Donald V. S. Duncan, a Landscape Architect.

e Landscaping has been provided along the eastern frontage, western edge of the outdoor play
area and the northern facade of the building to soften the interface with the road, parking lot
and the lane.

e The proposed landscaping includes dwarf mugo pine in the front, huckleberry, swordfern and
redtwig dogwood on the north edge and some ferns, broadleaf evergreen and deciduous
shrubs and a tree on the western edge.

TREES

e There are no existing trees on site. However, one vine maple tree is proposed to be planted as
part of the development.



Staff Report to Council Planning & Development Report

Application No.: 7920-0101-00 Page 9

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix L. Development Data Sheet
Appendix II. Architectural Drawings
Appendix III. Landscaping Plan
Appendix IV. Signage Details
Appendix V. Cosmos Aerial Photo

original signed by Ron Gill

Jean Lamontagne
General Manager
Planning and Development

DQ/cm



DEVELOPMENT DATA SHEET

Appendix |

Proposed/Existing Zoning - C-15

Required Development Data Minimum Required / Proposed
Maximum Allowed
LOT AREA* (in square metres)
Gross Total
Road Widening area
Undevelopable area
Net Total 628 sq m (existing)
LOT COVERAGE (in % of net lot area)
Max. 80% 44% (existing)
SETBACKS ( in metres)
Front 2.0m 5.80 m(existing)
Rear 7.5m 16.73 m (existing)
Side #1 (N) (Flanking Street) 2.0m 0.0 m (existing)
Side #2 (S) 3.0 m to 0.0m 0.0 m(ex.Aj.pro.)
Side #3 (N, S, E or W)
BUILDING HEIGHT (in metres/storeys)
Principal 14 m 3.7 m(existing)
Accessory 45m
NUMBER OF RESIDENTIAL UNITS N/A N/A
Bachelor
One Bed
Two Bedroom
Three Bedroom +
Total
FLOOR AREA: Residential IN/A N/A
FLOOR AREA: Commercial IN/A N/A
Office
Retail
Total
FLOOR AREA: Industrial N/A N/A
FLOOR AREA: Institutional N/A N/A
TOTAL BUILDING FLOOR AREA N/A N/A

* If the development site consists of more than one lot, lot dimensions pertain to the entire site.

vAwp-docs\planninelongterm\data sheets.gag.doc




Development Data Sheet cont'd

Required Development Data Minimum Reauired / Proposed
Maximum Allowed

DENSITY 0.4 (existing)

# of units/ha /# units/acre (2ross)

# of units/ha /# units/acre (net)

FAR (gross)
FAR (net)
AMENITY SPACE (area in square metres)
Indoor N/A N/A
Outdoor (children play area in daycare) 107.24 sqm

PARKING (number of stalls)
Daycare

0.7 Parking spaces per |4
Employee (0.7
*5=4.00)

+ +
5 Employees and 26 Kids 0.15 parking spaces per |4
licensed child for drop-off
or 2 parking spaces
whichever is greater

(0.15 * 26 =4.00)

Total Parking Spaces 8 Spaces 8 Spaces

IHeritaQe Site YES/NO Tree Survey/Assessment Provided YESINO

[ hereby certify that all the above information is tree and correct. I acknowledge that any error or
omissions are the sole responsibility of the applicant and not the Planning & Development
Department.

Owner/Agent S s Joe M. Minten - architect aibc,aaa,mraic
Signature Name: (Please Print)

v:Awp-dots\planning\ongtertn\data sheets.gag.doc
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SIDE YARD PLANTEH
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L1-00  SCALET:50
N

1. COMPLIANCE, GOVERNMENT - ALL WORK SHALL BE COMPLETED TO THE SATISFACTION OF
THE CITY OF SURREY AND SHALL COMPLY WITH ALL STANDARDS AND REGULATIONS OF THE
SAME. CONTRACTORS SHALL ENSURE COMPLIANCE OF ALL WORK PRIOR TO INSTALLATION.

2. COMPLIANCE, BCNTA/BCSLA - ALL MATERIAL, SHIPPING PROCEDURES, AND INSTALLATION OF
LANDSCAPE ELEMENTS SHALL CONFORM TO LATEST EDITION OF BCNTA/BCSLA LANDSCAPE
STANDARD AVAILABLE AT COMMENCEMENT OF WORK.

3. COMPLIANCE, MMCD - ALL WORKS SHALL CONFORM TO THE LATEST MMCD DETAILS AND
SPECIFICATIONS AVAILABLE AT COMMENCEMENT OF WORK WHERE NO SPECIFIC DETAIL, NOTE
OR SPECIFICATION IS PROVIDED IN THE DRAWING SET OR ATTACHED MATERIALS.

4. COORDINATION - THESE DRAWINGS SHALL BE TAKEN TO BE PART OF THE LARGER SET OF
DRAWINGS AND SPECIFICATIONS, WHETHER DIRECTLY ATTACHED OR NOT, ISSUED FOR THE
CONSTRUCTION OF THE ASSOCIATED BOULEVARD WORKS. THESE DRAWINGS SHALL BE READ IN
CONCERT WITH SUCH DOCUMENTATION AND, WHERE CONFLICTS ARISE, THE CONTRACTOR SHALL
IMMEDIATELY REPORT SUCH CONFLICTS TO THE LANDSCAPE ARCHITECT. THE WORK IS TO BE
DONE IN COORDINATION WITH THE CONTRACTOR OR CONTRACTORS ENGAGED IN
CONSTRUCTION OF SUCH ADJACENT WORKS.

5. GRADING, ALLOWANCES AND TOPSOIL PLACEMENT - DEPTH OF PLANTING MEDIUM AFTER
SETTLEMENT SHALL BE:

SHRUB BEDS 450 MM
TREES 1200 MM

N.B. ALL SOIL SHALL BE TESTED NOT MORE THAN 14 DAYS PRIOR TO INSTALLATION ON SITE.
TESTING SHALL BE SPECIFIC TO THIS WORK. CONTRACTOR SHALL AMEND THE SOIL.
ACCORDING TO THE RECOMMENDATIONS OF THE SOILS TESTING LAB.

6. PLANT MATERIAL, QUANTITIES - CONTRACTOR SHALL CONFIRM ALL PLANT MATERIAL
QUANTITIES. ANY DISCREPANCIES BETWEEN THE PLANT LIST AND THE DRAWING SHALL BE
REPORTED TO THE CONSULTANT. IN CASE OF DISCREPANCY CONTRACTOR SHALL INSTALL
PLANT MATERIAL AS PER DRAWING. IN CIRCUMSTANCES WHERE THERE IS A DISCREPANCY
BETWEEN GROUND COVER QUANTITY AND SPACING THE SPACING REQUIREMENT WILL
PREVAIL

7. PLANT MATERIAL, SUBSTITUTIONS - NO SUBSTITUTIONS TO PLANT LIST SHALL BE MADE BY
CONTRACTOR WITHOUT PRIOR WRITTEN AUTHORIZATION FROM CONSULTANT.

8. MULCH - PLANTING AREAS SHALL BE MULCHED WITH 50 MM OF COMPOSED BARK MULCH.
CEDAR BARK SHALL NOT BE USED. |
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This drawing has been prepared solely for the use
of the CLIENT and there are no representations of
any kind made by Donald V. S. Duncan to any
party with whom Donald V. S. Duncan has not
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