 OVERDALE{ |

2120 ST ‘;:'»v

104 AVE

112 AVE

City of Surrey
PLANNING & DEVELOPMENT REPORT
Application No.: 7921-0265-00

Planning Report Date: November 8, 2021

PROPOSAL:
e Development Variance Permit

to reduce the required parking spaces and eliminate
indoor amenity space requirements in order to allow
for the development of 7 new residential rental
dwelling units within an existing apartment

development.
LOCATION: 9450, - 128 Street
%'% (9460, 9470 & 9480 - 128 Street)
\ N 24AVE | ZONING: RM-45
| == =k ] ’ Ldead OCP DESIGNATION: Multiple Residential
- |
3 l(,_) g Sv.):;w. . Q‘T‘ 8 AVE
a § - ",_, | T R | 0 AVE
855 b5
0 © T «
o s Eg
T RE L LT T T T cpJ L L Lo [ A
96 Ave BIL 11080 /’ i
3 o ||| e "
- o5 i0
I = cD I
L BIL 13480 RM-30——
)
=
3
5}
o
(¢}
- =
“ 2
3 3
@
95 Ave 9480 RM-43 Z
RM-15
—— 9470
& 94AAve @ i
~ —RF I
N N
L 9450
[\
e
94 Ave =
RM-30 \




Staff Report to Council Planning & Development Report

Application No.: 7921-0265-00 Page 2

RECOMMENDATION SUMMARY

The Planning & Development Department recommends that this application be denied.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS
e Development Variance Permit to reduce the required number of parking spaces.

e The applicant is requesting to eliminate the required indoor amenity space for the proposed 7
additional dwelling units, and an overall reduction in indoor amenity space.

RATIONALE OF RECOMMENDATION

e Pacific Park Apartments is an existing residential, rental development constructed in 1974.
The Development consists of four apartment buildings, each three-storeys in height with a
total of 295 units.

e The applicant is seeking to create 7 additional residential rental units within the existing four
buildings, by converting existing indoor amenity and storage areas into residential dwelling
units. In order to allow for this, a Development Variance Permit is required as the proposed
parking spaces are below Zoning Bylaw requirements.

e A Development Permit is not required as the creation of the proposed rental units does not
impact the form and character of the buildings, as the residential units are proposed to be

located within existing floor area internal to the buildings.

o Staff'is recommending that this application be denied for the following reasons:

o the existing indoor amenity area is below the requirement of the RM-45 Zone and
this application seeks to further reduce the indoor amenity area through the
conversion of amenity and storage space to residential floor area, without a
corresponding increase in amenity space to account for the new units;

o the existing number of parking spaces is significantly below the requirements
outlined under Part 5 of the Zoning Bylaw, Off-Street Parking and
Loading/Unloading, and no additional parking spaces are proposed despite the
overall increase in units; and

o the proposed additional units do not have sufficient access to direct light and
views, and therefore do not comply with livability policy direction and guidelines
within the OCP.

e The applicant contends that the application has merits as proposed because the existing
indoor amenity areas are underutilized, and a large number of the existing parking spaces are
unoccupied. As well, there is a surplus of outdoor amenity area on the site.

e Furthermore, the applicant feels the variances are reasonable, given the minor increase in the
number of units.
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RECOMMENDATION

The Planning & Development Department recommends that this application be denied.

If Council is of the view that there are merits to the proposed variances, Council could refer the
application back to staff to undertake a detailed review of the proposal, including a detailed urban
design review and circulation of the required internal referrals.

This report is being forwarded to Council in advance of a full application review as staff do not
support the application and it was not considered practical to undertake all of the work associated
with refining and detailing the proposal until it is determined if Council is prepared to consider
the proposed Development Variance Permits.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone

Subject Site 3-storey residential | Multiple RM-45
development Residential

North: Single-storey Commercial CD (Bylaw No.
commercial 13490)
development

East: Two-storey Multiple RM-15
townhouse Residential
development

South: Two-storey Multiple RM-45 & RF
townhouse Residential &
development and Urban
single family homes

West (Across 128 Street): Single family Urban & Multiple RF & RM-45
homes & 3-storey Residential
residential
buildings

DEVELOPMENT PROPOSAL

Background Information

¢ On May 28, 2018 Development Application No. 7918-0017-00 (10425 - 150 Street) was brought
forward for Council consideration. The application was similar in nature to the subject
application with a proposed Development Variance Permit to reduce the required number of
parking spaces and to eliminate the indoor amenity area requirement to permit 8 additional
dwelling units to be constructed within an existing apartment building.

e Although staff recommendations in the Planning Report to Council were to support the
Development Variance Permit for both the reduced parking and elimination of the indoor
amenity area, the application was defeated by Council.
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e Council defeated the application noting that the proposed units were not supportable as living
spaces.

Planning Considerations
e The subject site is located at 9450 to 9480 - 128 Street, south of 96 Avenue.

e The property is designated Multiple Residential in the Official Community Plan and is not
situated within a secondary plan.

e Pacific Park Apartments is an older residential, rental development constructed in 1974. The
Development consists of four apartment buildings, each three-storeys in height with a total of
2905 units.

e The applicant is seeking a Development Variance Permit to reduce the number of required
parking spaces in order to allow for the development of 7 new residential rental dwelling units
within the existing buildings on the site.

e The 7 new units are proposed to be located within all 4 of the existing buildings, within the
interior "corners" of the L-shaped buildings, and are proposed to be a mix of studio, one-
bedroom and three-bedroom units.

e As the existing Pacific Park apartments were constructed at a time when parking and indoor
amenity requirements were less than that required today, the development is not in
compliance with current bylaw requirements. As new construction within the development is
proposed, the applicant is required to address current bylaw and building code requirements.

e The proposed parking variances results in a parking shortfall of 108 spaces. The proposed
development therefore requires a Development Variance Permit to reduce the number of

required parking spaces from 468 to 360.

e The applicant is requesting to eliminate the required indoor amenity space for the proposed
7 additional dwelling units, as well as an overall reduction in indoor amenity space.

e A Development Permit is not required as the addition of the proposed rental units does not
impact the form and character of the buildings.

e The proposed 7 additional residential units would comply with all other requirements of the
RM-45 Zone.

POLICY & BY-LAW CONSIDERATIONS
Regional Growth Strategy

e The proposal complies with the General Urban designation in the Metro Vancouver’s Regional
Growth Strategy.
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Official Community Plan

Land Use Designation

e The application complies with the Multiple Residential designation in the OCP.

PROJECT EVALUATION AND DISCUSSION
e Staff do not support the proposed development for the following reasons:

Urban Design and Livability Policy Compliance:

e There are a total of 7 units proposed within the existing 4 buildings. All units are proposed to
be located within the interior corners of the L-shaped buildings.

e These interior corner locations pose a number of challenges for livable units including access
to light, and views expanse.

e The Form and Character (Urban Design) Guidelines in the OCP provide policy direction to
review residential units for livability. These guidelines focus on the long-term comfort and
safety of residents. The guidelines recommend that all bedrooms have windows to the exterior
for supply of light, air and views. They assume that primary living spaces, like living rooms,
would also have windows with horizontal views to the exterior. The guidelines also
recommend orienting residential units to face front or rear yards, not side yards, to expand
horizontal views to the outside.

e Asthe proposed units are being located in functional space that was previously intended for
amenity and storage rooms, the units are not well designed to maximize natural light access
and external views.

e Further, the most recent updates to the OCP, approved by Council on March 4, 2021 under
Corporate Report No. Ro48, recommends minimum low rise building separations to ensure
adequate outlook from units. Its recommendations aim to have a horizontal view of at least 18
metres from primary living spaces and 6 metres for secondary rooms.

e The proposed additional units do not meet the intent of this guideline, with limited and
interrupted views from living spaces.

e None of the proposed units meet the intent of the guidelines outlined above. With redesign of
units, it is possible that one compliant unit per building could be achieved.

¢ Developing livable residential units in the interior corners of L-form buildings is always
difficult. A successful outcome requires more exterior wall surface than this proposal has

made available.

o Staff do not support the conversion of these functional spaces into additional residential units.
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Parking:

e A Development Variance Permit is required to reduce the number of required parking spaces
from 468 to 360.

The proposed variances result in a parking shortfall of 108 spaces. The number of existing and
proposed parking spaces is significantly below the Bylaw requirement. The number of parking
stalls proposed, at 360, is greater than 20% below the requirement.

The subject site is not located within close proximity to an existing Frequent Transit Network,
but is located on a Future Frequent Transit Network, along 128 Street. The timing of the Future
Frequent Transit Network is not known at this time.

The applicant has provided the rationale that the reduction in parking spaces is warranted as a
large number of the existing parking spaces are unoccupied.

Staff recognize that the subject apartment development is an existing rental development and
as such some reduction in parking likely has merit, however, a parking survey and study would
need to be submitted in order to allow for a detailed review of the current parking usage.
However, given staff’'s concern with the design and livability of the proposed units, staff do not
support this requested variance.

Indoor Amenity Area:

e The existing indoor amenity area located in the 4 apartment buildings is currently 811 square
metres. With the addition of 7 new units, the indoor amenity area requirement increases.
The RM-45 Zone requires minimum 3 square metres of indoor amenity area per dwelling unit.
The total requirement for the development is 885 square metres.

e However, as several of the proposed new units are in areas proposed to be converted from
indoor amenity space, the applicant is proposing an overall reduction in the proposed indoor
amenity area to 560 square metres.

e Therefore, the shortfall in indoor amenity area is 325 square metres.

e As outlined under General Provisions in the Zoning Bylaw, cash-in-lieu of indoor amenity may
be considered, provided the minimum indoor amenity requirement is satisfied. The minimum
indoor amenity requirement for the development is 74 square metres. Therefore, the indoor
amenity area shortfall of 325 square metres could be addressed with the provision of cash-in-
lieu.

e Staff do not support the elimination of indoor amenity space nor the provision of cash-in-lieu
for the shortfall of indoor amenity because of the significant concerns regarding the proposed

unit configurations, livability, and loss of amenity space.

Applicant’s Rationale:

e The proposed project involves the conversion of some unused and underutilized spaces within
the existing 4 buildings to create 7 new rental units.
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e The proposed units are in response to public demand for the availability of more rental units.
e The 7 units are a mix of bachelor, one-bedroom and 3-bedoom units to provide some diversity.

e The new units have more outdoor private space than existing units in the building and 2 of the
units also have interior courtyards.

e The proposal conforms to regulations related to occupancy, density, height, setbacks, and
livable units.

e The existing complex of 4 buildings, built in the 1970’s, does not meet the current
requirements for parking and amenity space but the applicant feels these variances are
reasonable given the minor increase in number of units.

e The existing parking provided on site is not used to capacity, with approximately 100 spaces
generally unoccupied.

e The current parking provisions in the Zoning Bylaw would require 468 spaces resulting in
over 200 vacant spaces on site. Given that the creation of new parking spaces would come at
the expense of greenspace, a relaxation to the parking requirement to reflect the site-specific
conditions is requested.

e The existing indoor amenity spaces in the complex are below the current Zoning
requirements. While the total indoor amenity space will be reduced by the proposed unit
conversion, this reduction in indoor amenity area is from eliminating areas that were
unused/underutilized.

e The applicant intends to create a 77 square metre multi-purpose room, within the existing
complex, that will benefit the residents for clubs, meetings, and social events such as birthday
parties.

e The existing outdoor amenity space in the complex, 1,706 square metres exceeds the current
Zoning requirement by 821 square metres with a current requirement of 885 square metres.

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 would be subject to Tier 1 Capital Plan Project CACs as the
proposed units comply with the existing Zoning and OCP designation.
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PUBLIC ENGAGEMENT

e Pre-notification letters were not sent, and Development Notification signs were not installed
as neither is required for Development Variance Permits.

CONCLUSION

e The Planning & Development Department recommends that this application be denied for the
following reasons:

o the existing indoor amenity area is below the requirement of the RM-45 Zone and
this application seeks to eliminate the indoor amenity area requirement for the
additional 7 units as well as a further reduction in overall indoor amenity space;

o the existing number of parking spaces is significantly below the requirements
outlined under Part 5 of the Zoning Bylaw, Off-Street Parking and
Loading/Unloading, and no additional parking spaces are proposed; and

o the proposed additional units do not have sufficient access to direct light, and view
expanse, and therefore do not comply with livability policy guidelines within the
OCP.

e On May 28, 2018 Development Application No. 7918-0017-00 (10425 - 150 Street) was brought
forward for Council consideration. The application was similar in nature to the subject
application and proposed a Development Variance Permit to reduce the required number of
parking spaces and to eliminate the indoor amenity area requirement to permit 8 additional
dwelling units to be constructed within an existing apartment building.

e Although staff recommendations in the Planning Report to Council were to support the
Development Variance Permit for both the reduced parking and elimination of the indoor
amenity area, the application was defeated by Council.

¢ Council defeated the application noting that the proposed units were not supportable as living
spaces.

e If Council is of the view that there are merits to the proposed variances, Council could refer
the application back to staff to do a detailed review of the proposal, including a detailed urban
design review and circulation of the required internal referrals.
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INFORMATION ATTACHED TO THIS REPORT
The following information is attached to this Report:

Appendix I. Proposed revised floor plans

approved by Ron Gill

Ron Gill
Acting General Manager
Planning and Development

IM/cm
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ACOUSTIC NSULATION WHERE NOICATED ON PLANS

PACIFIC PARK APARTMENT

9450-9480 128 ST, SURREY, BC

SECTIONS, DETAILS, SCHEDULES
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1" SPACE BETWEEN WITH 7/%6" NOISE STOP BOARD
2% 1 STUDS @ %" 0.
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2" TYPE X GYPSUM BOARD
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