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RECOMMENDATION SUMMARY

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The applicant is proposing to vary the definition of "bond" in the Surrey Subdivision and
Development Bylaw, 1986, No. 8830, as amended, to include the use of a Surety Bond for
Servicing Agreement Nos. 7922-0221-00 and 7922-0222-00.

RATIONALE OF RECOMMENDATION

e A pilot program was introduced in 2016 for the use of Surety Bonds as an alternate form of
security for Servicing Agreements. A Surety Bond is a three-party agreement between the
City, the Developer, and the Surety Bond Company, which obligates the Surety to pay the
City if the Developer defaults in completing the off-site engineering servicing works for the
land development project in the pilot program.

e The Engineering Department supports the variance to include the use of a Surety Bond for
Servicing Agreement Nos. 7922-0221-00 and 7922-0222-00.

¢ On December 4, 2023, Council granted Third Reading to rezoning Bylaw Nos. 21097, 21098,
21099, 21100, 21101 and 21102 to permit the development a total of 20 apartment buildings on
the subject sites. Council also authorized staff to draft the corresponding General
Development Permit Nos. 7922-0221-00 and 7922-0222-00 for the project on December 4,
2023. The subject variance will allow for the use of a Surety Bond for the servicing
agreements for the entire development.
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RECOMMENDATION
The Planning & Development Department recommends that:
1. Council approve Development Variance Permit No. 7922-0221-00/7922-0222-00 (Appendix

I) to vary the definition of "Bond" in the Surrey Subdivision and Development Bylaw, 1986,
No. 8830, as amended, to include the use of Surety Bond for Servicing Agreement Nos.
7922-0221-00 and 7922-0222-00, to proceed to Public Notification.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone

Subject Site (both properties) Manufactured Urban RM-M
home park

North: Manufactured Urban RM-M
home park

East: City-owned Urban RF
riparian area (Hunt
Brook)

South: Townhouse Urban RM-15
complex

West (Across King George Commercial Mixed CHI

Boulevard): properties Employment
Single family Urban RF
residential

Context & Background

e Development Application Nos. 7922-0221-00 and 7922-022-00 are running in conjunction and
are being considered under a single planning report as they function as one larger
comprehensive development of two large parcels in central Newton. Each project has its own
Servicing Agreement, although the servicing is very much interconnected between the two

sites.

e The 14.7-hectare (36.3 acres) subject site consists of two properties located at 7790 and 7850
King George Boulevard. The subject site is designated Urban in the Official Community Plan
(OCP) and is zoned "Manufactured Home Residential Zone (RM-M)".

e On December 4, 2023, Council granted Third Reading to rezoning Bylaw Nos. 21097, 21098,
21099, 21100, 21101, and 21101 to permit the development of a total of 20 apartment buildings on
the subject sites. Council also authorized staff to draft the corresponding General
Development Permit Nos. 7922-0221-00 and 7922-0222-00 for the project on December 4,

2023.
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DEVELOPMENT PROPOSAL

Planning Considerations

¢ In relation to the proposed redevelopment of the two sites, the applicant is proposing a
Development Variance Permit to vary the definition of "Bond" in the Surrey Subdivision and
Development Bylaw, 1986, No. 8830, as amended, in order to include the use of Surety Bond
for the Servicing Agreements (Nos. 7922-0221-00 and 7922-0222-00) associated with the
development applications.

Referrals

Engineering: The Engineering Department has no objection to the projects or
the subject DVP.
POLICY & BY-LAW CONSIDERATIONS

Variance to Definition of "Bond"

e The applicant is requesting to vary the definition of "Bond" in the Surrey Subdivision and
Development Bylaw, 1986, No. 8830, as amended, to include the use of Surety Bond for
Servicing Agreement Nos. 7922-0221-00 and 7922-0222-00.

e In 2016, Council approved Corporate Report No. R257:2016, which authorized a pilot program
for the use of surety bonds as an alternate form of security for Servicing Agreements.
Subsequently, in 2019, Council approved Corporate Report No. R227; 2019, which included a
modification to the terms of the pilot program and increased the maximum number of eligible
land development projects from 5 to 12. Under the Improvements to the Engineering
Development Process outlined in the December 14, 2023 Corporate Report No. R222,
Engineering is expanding the use of surety bonds as an alternate form of security for Servicing
Agreements to reduce carrying costs to the developer.

e A Surety Bond is a three-party agreement between the City, the Developer, and the Surety
Bond Company, which obligates the Surety Bond Company to pay the City if the Developer
defaults in completing the off-site engineering servicing works for the land development
projects in the pilot program.

e The Surety will be required to maintain a minimum A level rating from A. M. Best Rating
Services.

e The Engineering Department supports the variance to include the use of a Surety Bond for
Servicing Agreement Nos. 7922-0221-00 and 7922-0222-00.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Development Variance Permit No. 7922-0221-00/7922-0222-00
Appendix II. November 20, 2023 Planning Report No. 7922-0221-00/7922-0222-00
approved by Shawn Low

Don Luymes

General Manager

Planning and Development
KB/ar



CITY OF SURREY Appendix |

(the "City")
NO.: 7922-0221-00/7922-0222-00
Issued To:
(the Owners)
Address of Owner:
1. This development variance permit is issued subject to compliance by the Owner with all

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this
development variance permit.

2. This development variance permit applies to the real properties including land with or
without improvements located within the City of Surrey, with the legal descriptions and
civic addresses as follows:

Parcel Identifier: 006-075-185
Lot 60 Section 21 Township 2 New Westminster District Plan 46548
7790 King George Blvd

Parcel Identifier: oo1-770-217
Parcel “B” North West Quarter Section 21 Township 2 New Westminster District Plan 55111
7850 King George Blvd

(the "Land")
3. (a) As the legal descriptions of the Land are to change, the City Clerk is directed to
insert the new legal descriptions for the Land once title(s) has/have been issued, as

follows:

Parcel Identifier:

(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:




-2

4. Surrey Subdivision and Development By-law, 1986, No. 8830, as amended is varied as
follows:
(@) In Part 1 - Interpretation — Definitions, "Bond" means cash, an irrevocable Letter of

Credit, or a Surety Bond in favour of the City.

5. The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.

6. This development variance permit shall lapse if the Owner does not substantially start any
construction with respect to which this development variance permit is issued, within two
(2) years after the date this development variance permit is issued.

7. The terms of this development variance permit or any amendment to it, are binding on all
persons who acquire an interest in the Land.

8. This development variance permit is not a building permit.

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL/DELEGATED OFFICIAL, THE
DAYOF 20 .

ISSUED THIS DAY OF ,20 .

Mayor - Brenda Locke

City Clerk - Jennifer Ficocelli
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s the future lives here. Regular Council - Land Use
B.7 7922-0221-00, 7922-0222-00
Monday, November 20, 2023
Page Replacement

TO: City Clerk, Corporate Services

FROM: Acting Director, Area Planning & Development - South Surrey Division,
Planning & Development Department

DATE: November 17, 2023 FILE: 7922-0221-00 & 7922-0222-00

RE: Agenda Items B.7, November 20, 2023 Regular Council - Land Use
Rezoning Application Nos. 7922-0221-00 & 7922-0222-00
7790 King George Boulevard & 7850 King George Boulevard

The Planning Report for Development Application Nos. 7922-0221-00 & 7922-0222-00 is being brought
forward consideration by Council at the November 20, 2023 Regular Council - Land Use meeting.
Upon finalization of the Report, an error was identified on Page 15 which indicates the following:

“The applicant formulated an Affordable Housing Program, as required under City Policy No. O-
344, in order to offer an appropriate relocation strategy for existing manufactured home residents
on the subject site. The applicant’s program includes the following options:

o Option A: Sell the manufactured home for the greatest value of the following:
= Singlewide unit: $250,000
»  Doublewide unit: $350,000
= 2022 BC Assessment Value of the manufactured home; or
= What the tenant paid for their home + 10%”

Page 15 of the Planning Report has been updated to note that the value of a doublewide manufactured
home is $300,000 relative to the $350,000 noted in the report. This section of the report should note
the following;:

“The applicant formulated an Affordable Housing Program, as required under City Policy No. O-
344, in order to offer an appropriate relocation strategy for existing manufactured home residents
on the subject site. The applicant’s program includes the following options:

o Option A: Sell the manufactured home for the greatest value of the following:
= Singlewide unit: $250,000
* Doublewide unit: $350;060 $300,000
= 2022 BC Assessment Value of the manufactured home; or
=  What the tenant paid for their home + 10%”

A redtine version of the updated Page 15 is attached to this memo.

hawn Low
Acting Director, Area Planning & Development - South Surrey Division
Planning & Development Department

C.E - City Manager
- General Manager, Planning & Development
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and moving expenses and should be based on the assessed value of the manufactured
home; and

»  On-site Affordable Housing Option: Where a significant number of new housing units
are being constructed, the provision of affordable rental or market housing on the
development site.

¢ Inaccordance with Policy No. O-34A, the applicant has taken the following actions:

o Notified the property residents of the proposal to redevelop the property at the time the
development application was submitted to the City;

o Met with each resident individually to review Policy No. O-34A and the proposed Affordable
Housing Program;

o Collected demographic profiles, affordable housing preferences and home assessments for
each manufactured home on-site; and

o Communicated the timing of information meetings and the public process in accordance with
City requirements.

e The applicant has indicated that they have adhered to and exceeded the requirements in City Policy
No. O-34A. This includes providing an Affordable Housing Program/Relocation Strategy for the
existing residents.

Affordable Housing Program/Relocation Strategy

o The current land-use on the subject site is an existing manufactured home park that contains
approximately 292 occupied manufactured homes. As per City Policy No. O-34A, the applicant will be
responsible for relocating the existing residents in an appropriate manner acceptable to the residents
and Council as well as complying with Provincial regulations outlined within the Manufactured Home
Park Tenancy Act.

e The applicant formulated an Affordable Housing Program, as required under City Policy No. O-34A,
in order to offer an appropriate relocation strategy for existing manufactured home residents on the
subject site. The applicant’s program includes the following options:

o Option A: Sell the manufactured home for the greatest value of the following:
» Singlewide unit:  $250,000
=  Doublewide unit: $356;006 $300,000
= 2022 BC Assessment Value of the manufactured home; or
= What the tenant paid for their home + 10%

If, at the time of completion, real estate prices are higher than they are at the time of entering
into an agreement with the applicant, then the applicant will increase the compensation by
the same percentage increase as published by the Fraser Valley Real Estate Board for detached
homes.



City of Surrey

PLANNING & DEVELOPMENT REPORT
Application No.: 70922-0221-00/
7922-0222-00

Planning Report Date: November 20, 2023

PROPOSAL:

¢ OCP Amendment from Urban to Multiple
Residential and to allow higher floor area ratio
(FAR) within the Multiple Residential designation

e Rezoning from RM-M to CD

¢ Development Permit

to permit the development of 20 apartment buildings,
some with ground floor commercial space.

LOCATION: 7790 King George Boulevard and
7850 King George Boulevard
(7890 King George Boulevard)

ZONING: RM-M
OCP DESIGNATION: Urban
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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 General Development Permit for Form and Character, Sensitive Ecosystems, and
Hazard Lands.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e The applicant is proposing an amendment to the Official Community Plan (OCP) from Urban to
Multiple Residential and to allow a higher floor area ratio (FAR) within the Multiple Residential
designation.

RATIONALE OF RECOMMENDATION

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

e The proposal does not comply with the Urban designation in the Official Community Plan (OCP) and
the applicant also proposes to increase the maximum Floor Area Ratio (FAR) from 2.0 permitted in
the Multiple Residential OCP designation to various densities ranging from 2.35 to 2.79 FAR.

e The proposed OCP amendment from Urban to Multiple Residential is necessary to accommodate the
proposed low-rise apartment (5 and 6-storey) building forms. The higher proposed FAR reflects the
proposed low-rise apartment form and the public road dedication provided by the applicant, which
has the effect of increasing the net FAR. The proposed road network was not identified in a secondary
plan, as the subject site is not located within a Neighbourhood Concept Plan (NCP) area but is
considered important for providing fire access and multi-modal connectivity for the ultimate road
network for this area. The proposed gross density is 1.77 FAR, which is comparable to similar recent
apartment developments in the local area.

e The proposed low-rise apartment form supports the existing Rapid Bus transit service along King
George Boulevard as well as the goals and objectives outlined in Corporate Report No. R102;2020
("Density Adjustments for Sites Abutting Frequent Transit Networks"). The proposal will reinforce
OCP policies that support transit-oriented development along Frequent Transit Networks (FTNs) by
allowing development, at an appropriate scale and sufficient density, along an existing transit
corridor.

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.

e The applicant has provided an Affordable Housing Program/Relocation Strategy for existing
manufactured home park residents, as required under City Policy No. O-34A, that exceeds the
requirements of the Province’s Manufactured Home Park Tenancy Act (2002) and City Policy No. O-

34A.
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e Development Application Nos. 7922-0221-00 and 7922-0222-00 are running in conjunction and are
being considered under a single planning report as they function as one larger comprehensive
development.



Staff Report to Council Planning & Development Report

Application No.: 7922-221-00/7922-0222-00 Page 4

RECOMMENDATION
The Planning & Development Department recommends that:
1. An OCP Bylaw be introduced to:

(a) amend the OCP Figure 3: General Land Use Designations from "Urban" to "Multiple
Residential"; and

(b) amend Table 7a: Land Use Designation Exceptions by adding the following site specific

notation:
"Bylaw Land Use Site Specific Site Specific
No. Designation Property Permission
Bylaw # Multiple 7790 King George Boulevard Density permitted up
XXXXX Residential | PID: 006-075-185 to:

Lot 60, Section 21, Township 2,

NWD Plan 46548 2.75 FAR (Block 4)
2.35 FAR (Block 5)

Collectively known as Blocks 4, 5, 2.48 FAR (Block 6)

and 6, as outlined in bold on the

Survey Plan attached hereto as

Appendix I, certified correct by

Matthew Onderwater, BCLS, on the

14th day of November, 2023,

containing 1.340 hectares in Block 4,

1.579 hectares in Block 5 and 3.159

hectares in Block 6.

7850 King George Boulevard Density permitted up

PID: oo01-770-217 to:

Parcel “B” NW Quarter Section 21,

Township 2, NWD Plan 55111 2.78 FAR (Block 1)
2.79 FAR (Block 2)

Collectively known as Blocks 1, 2, 2.45 FAR (Block 3)”

and 3, as outlined in bold on the

Survey Plan attached hereto as

Appendix I, certified correct by

Matthew Onderwater, BCLS, on the

14th day of November, 2023,

containing 1.311 hectares in Block 1,

1.311 hectares in Block 2 and 1.353

hectares in Block 3.

and a date be set for Public Hearing.
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 "Manufactured Home Residential Zone (RM-M)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.
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10.

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 "Manufactured Home Residential Zone (RM-M)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

A By-law be introduced to rezone a portion of the subject site as shown as Block 3 on the attached
Survey Plan (Appendix I) from "Manufactured Home Residential Zone (RM-M)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

A By-law be introduced to rezone a portion of the subject site as shown as Block 4 on the attached
Survey Plan (Appendix I) from "Manufactured Home Residential Zone (RM-M)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

A By-law be introduced to rezone a portion of the subject site as shown as Block 5 on the attached
Survey Plan (Appendix I) from "Manufactured Home Residential Zone (RM-M)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

A By-law be introduced to rezone a portion of the subject site as shown as Block 6 on the attached
Survey Plan (Appendix I) from "Manufactured Home Residential Zone (RM-M)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

Council authorize staff to draft General Development Permit Nos. 7922-0221-00 and 7922-0222-00
generally in accordance with the attached drawings (Appendix II), and the finalized Ecosystem
Development Plan and geotechnical report.

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

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

(b) submission of a subdivision layout to the satisfaction of the Approving Officer;

(c) resolution of all urban design issues to the satisfaction of the Planning and Development
Department;

(d) submission of a finalized landscaping plan to the specifications and satisfaction of the

Planning and Development Department;

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

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

(g) submission of a finalized Ecosystem Development Plan to the satisfaction of City staff;
(h) conveyance of riparian areas to the City at no cost to the City;
(1) submission of a geotechnical peer report and a finalized geotechnical report to the

satisfaction of City staff;
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()
(k)

()

(m)

(n)

(o)

(p)

(q@)

(r)

(s)

(t)

(u)

submission of a Fire Department Site Plan to the satisfaction of City staff;

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;

provision of cash-in-lieu contribution to satisfy the indoor amenity space requirement, at
the rate in effect at the time of Final Adoption;

the applicant adequately compensate and/or relocate existing manufactured home park
residents on the subject site, in accordance with City Policy O-34A, as well as in
accordance with the Manufactured Home Park Tenancy Act;

once the site is no longer occupied, removal of any existing buildings and structures to the
satisfaction of the Planning and Development Department;

the applicant provide a financial security, in an amount acceptable to the City, to ensure
the proposed childcare facility on proposed Lot 4 is constructed as part of the future
phases of development;

the applicant apply for a Detailed Development Permit for proposed Lot 4 lot within
Development Application No. 7922-0221-00 and for a Detailed Development Permit for
proposed Lot 2 within Development Application No. 7922-0222-00 subsequent to
receiving Third Reading on the subject application, and to finalize these two Detailed
Development Permits concurrently with finalizing the General Development Permits;

acquisition of the central active park site to ensure park amenity is available for residents;

registration of a Section 219 Restrictive Covenant for "No Build" on proposed Lots 1, 3, 5
and 6 until the applicant has been issued a Detailed Development Permit for each of the
proposed apartment buildings;

registration of a Section 219 Restrictive Covenant to secure the proposed child care facility
as part of future phases of development;

registration of access easements to ensure access to the proposed shared large indoor
amenity facilities within the development;

registration of a Section 219 Restrictive Covenant that requires the owner to develop the
site in accordance with the conditions in the geotechnical report;

submission of an acoustical report for the units adjacent to King George Boulevard and
registration of a Section 219 Restrictive Covenant to ensure implementation of noise
mitigation measures;

registration of a No-build restrictive covenant on Lots 3 and 6, to ensure that no
construction is permitted unless the indoor amenity space proposed in this application is
provided on Lots 3 and 6; and
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(x) 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.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation | Existing Zone

Subject Site (both properties) Manufactured Urban RM-M
home park

North: Manufactured Urban RM-M
home park

East: City-owned Urban RF
riparian area (Hunt
Brook)

South: Townhouse Urban RM-15
complex

West (Across King George Commercial Mixed CHI

Boulevard): properties Employment
Single family Urban RF
residential

Context & Background

e Development Application Nos. 7922-0221-00 and 7922-022-00 are running in conjunction and are
being considered under a single planning report as they function as one larger comprehensive
development of two large parcels in central Newton.

e The 14.7-hectare (36.3 acres) subject site consists of two properties located on King George Boulevard

at 7790 and 7850 King George Boulevard. The subject site is designated Urban in the Official
Community Plan (OCP) and is zoned "Manufactured Home Residential Zone (RM-M)".

e The two properties are currently operated as Bear Creek Glen and Crispen Bays mobile home parks
and currently have 292 mobile homes between both sites. The two properties are fee simple lots, with
the manufactured home owners paying a monthly pad rental fee to the owner of the property. The
site contains a number of trees and a riparian area that is proposed to be conveyed to the City at no

cost.

DEVELOPMENT PROPOSAL

Planning Considerations

e The applicant is proposing the following:
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0 An amendment to the Official Community Plan (OCP) from Urban to Multiple Residential,
and to allow higher floor area ratio (FAR) within the Multiple Residential designation;

0 To rezone the site from "Manufactured Home Residential Zone (RM-M)" to six
"Comprehensive Development Zones (CD)”.

0 A General Development Permit for Application No. 7922-0221-00 and for Application No.
7922-0222-00, with a Detailed Development Permit for proposed Lot 2 and proposed Lot 4
required to be completed after Third Reading and to be brought to final adoption
concurrently with the General Development Permits, as part of the subject application; and

0 A Hazard Lands (Steep Slopes) and Sensitive Ecosystem (Riparian) Development Permit.

e The applicant is also proposing a subdivision to create 8 lots consisting of 6 multi-family lots, 1 City-
owned active park lot, and 1 City-owned riparian protection lot.

e In conjunction with the proposal to redevelop the subject site, the applicant has provided an
Affordable Housing Program/Relocation Strategy for the existing residents, in accordance with City
Policy No. O-34A. The applicant must also comply with all Provincially mandated requirements under
the Manufactured Home Park Tenancy Act.

Proposed
Lot Area
Gross Site Area: 146,757 sq.m. (14.7 hectares/36.3 acres)
Road Dedication: 28,643 sq.m.
Conveyed Riparian Area: 9,499 sq.m.
Active City Park 8,093 sq.m.
Net Site Area: 100,522 Sq.Mm.
Number of Lots: 8 lots (6 multi-family lots, 1 riparian lot, 1 active Park lot)
Building Height: 23.5 metres
Floor Area Ratio (FAR): 1.77 (gross); 2.57 (net)
Floor Area
Residential: 255,687 sq.m.
Commercial: 3,015 Sq.Im.
Total: 258,702 sq.m.
Residential Units:
Studio: 161
1-Bedroom: 1,622
2-Bedroom: 1,135
3-Bedroom: 325
Total: 3,243
Referrals
Engineering: The Engineering Department has no objection to the project

subject to the completion of Engineering servicing requirements as
outlined in Appendix II.
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School District: The School District has advised that there will be approximately
427 school-age children generated by this development, of which
the School District has provided the following expected student
enrollment.

259 Elementary students at Bear Creek Elementary School
97 Secondary students at Frank Hurt Secondary School

(Appendix III)

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

The applicant has advised that the first dwelling units in this
project are expected to be constructed and ready for occupancy by
2029. The below School Capacity Considerations section provides
more information on the applicant’s proposed phasing.

Parks, Recreation & A new approximately 2-acre public neighbourhood park is

Culture: proposed within the development site. The adjacent 52A -
Greenbelt is the closest park with natural areas. Parks accepts the
voluntary conveyance of the riparian area for conservation
purposes. Before riparian parkland is accepted it must be free of
structures, impervious surfaces, invasive weeds, old fences, garbage
and any other hazards, which are to be removed at the applicant’s
expense. No trees or vegetation are to be removed from future or
existing parkland without pre-approval by Parks.

The City is proposing to use the Tier 2 CAC contribution generated
by this development to acquire an active park with an approximate
size of 0.809 hectare (2.0 acres) in the middle of the site. The
neighbourhood park is to be graded and seeded at the cost of the
applicant.

Surrey Fire Department: The proposal is fine to proceed at this stage, with a finalized Fire

Department Site Plan to be provided prior to final reading.

Transportation Considerations

Road Network and Infrastructure:

e The applicant will be providing the following road improvements in order to support the subject
proposal, including for provision of fire access:

0 Dedication on King George Boulevard and construction of a new sidewalk and cycling
infrastructure;
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0 Dedication and construction of new local public roads within the site: 76A Avenue, 77
Avenue, 78 Avenue, 79 Avenue, 136A Street, and 137 Street;

0 Dedication and construction of two new east-west pedestrian walkways;

0 Improvements to the traffic signal at 78 Avenue and King George Boulevard to provide full-
movement access to the subject site; and

0 Contribution towards future intersection improvements in proximity to the subject site, to be
determined in conjunction with a current area-wide transportation analysis being conducted
as part of the Focus Newton Task Force.

Traffic Impacts:

e The applicant was required to submit a Transportation Impact Analysis (“TIA”) to evaluate the traffic
impacts of the subject proposal. According to the TIA, the subject proposal for the total of all phases
is anticipated to generate approximately 16-18 vehicle trips per minute during the peak hours.

e In order to mitigate the site-generated traffic impacts, the applicant is required to provide offsite
intersection improvements, protected cycling facility along King George Boulevard, and pedestrian
connections as part of the subject proposal.

Access, Parking, Transit:

e Access to the subject site is proposed via the new local roads to be constructed as part of the proposal.

e The applicant is proposing to provide a rate of 1.1 parking spaces per dwelling unit, plus 0.1 visitor
parking spaces per dwelling unit, consistent with the parking rates recommended in Corporate
Report Rui5; 2021. Parking for the proposed commercial retail and daycare uses are proposed to be
consistent with the Zoning Bylaw required rates.

e The subject property is located along an existing Frequent Transit Network (FTN) and there is a
transit stop located along the King George Boulevard frontage of 7790 King George Boulevard. There
is existing Rapid Bus service on King George Boulevard, and at the October 20, 2023 Regular Council
meeting staff were directed to work with Translink on advancing design for Bus Rapid Transit (BRT)
on King George Boulevard.

Parkland, Riparian Area and Pedestrian Connectivity

e The applicant will be voluntarily conveying a 0.95 hectare riparian area to the City, at no cost, along
the eastern portion of the site. A north-south pedestrian/cycling pathway will be established within
this area, which will help to facilitate pedestrian connections to Bear Creek Elementary School to the
northeast and to Frank Hurt Secondary School to the southeast.

¢ In addition, the applicant will dedicate a 6.0-metre wide east-west walkway along the northern
property line to facilitate a better pedestrian/cycling connection from the subject site to the Bear
Creek Elementary School. An additional 10-metre wide east-west walkway dedication is proposed as
pedestrian linkage extension of 78 Avenue to connect with the proposed north-south walkway in the
riparian area.

e The applicant will also be providing numerous east-west onsite walkways through the apartment
building sites. These walkways are anticipated to be used by residents of the site and by those
walking through the site.
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The City is proposing to use the Tier 2 CAC contribution generated by this development to acquire an
active park with an approximate size of 0.809 hectare (2.0 acres) in the middle of the site. The intent
is that the park would be developed as a neighbourhood park to serve the immediate residents for the
area. Planning and development of the park will include a public engagement process with residents
once the overall site is built out.

Sustainability Considerations

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

School Capacity Considerations

The School District has advised that nearby Bear Creek Elementary School is currently operating at
full capacity and that the school is not in their current Capital Plan for an addition to add capacity.
However, the increased population growth from the subject development and other developments
will be recognized within the upcoming 2024-25 Capital Plan.

Frank Hurt Secondary School is currently operating at 120% capacity. The 2024-25 Five Year Capital
Plan submission to the Ministry of Education requests funding to construct an 8oo-student addition,
targeted to open in September 2029.

The applicant projects that the proposed development may actually reduce the number of students in
this catchment by approximately 50-60 students over for the next six years as the existing 292 home
owners move off the property. The applicant anticipates that it will take approximately g years for
this development project to be in a net positive student enrolment position, as they are projecting the
below phased occupancy time frame:

Year Number of Units Receiving Occupancy
2029 449 units

2031 405 units

2032 503 units

2033 502 units

2034 485 units

2036 446 units

2037 453 units

Total: 3,243

POLICY & BY-LAW CONSIDERATIONS

Regional Growth Strategy

The subject property is designated General Urban in the Regional Growth Strategy (RGS). The
proposed development complies with the General Urban RGS designation.
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Official Community Plan

Land Use Designation

e The applicant is proposing an Official Community Plan (OCP) amendment from Urban to Multiple
Residential and to allow a higher floor area ratio (FAR) within the Multiple Residential designation.
The OCP Multiple Residential designation allows a maximum FAR of 2.00 on sites abutting a
Frequent Transit Network (FTN) and this portion of King George Boulevard is an FTN.

Amendment Rationale

e The proposed OCP amendment from Urban to Multiple Residential and to increase the allowable
FAR under the Multiple Residential designation from 2.0 to 2.78 on Lot 1, 2.79 on Lot 2, 2.45 on Lot 3,
2.75 on Lot 4, 2.35 on Lot 5, and 2.48 on Lot 6 provides for an apartment form of development along
this transit corridor while allowing the site to accommodate new public road dedications requested
by the City.

e The proposed OCP amendments reflect the site's location along King George Boulevard, which is a
major arterial road and is a Translink Frequent Transit Network (FTN) route. The King George
Boulevard corridor currently has Rapid Bus, and there are discussions on having Bus Rapid Transit
(BRT) on King George Boulevard in the future.

e The proposed higher FAR reflects the public road dedication that is to be provided by the applicant,
which has the effect of increasing the net FAR. The proposed local roads were not identified in a
secondary plan, as there is no Neighbourhood Concept Plan (NCP) for this area but are considered
important for providing connectivity for the ultimate road network for this area.

e Taking into consideration the City’s sustainability objectives to increase density and housing choice
in close proximity to existing Frequent Transit Network (FTN) routes and potential Bus Rapid Transit
(BRT), and the site’s proximity to the Newton Town Centre with its amenities (services, retail,
recreation centre, library, pool, ice rink), the proposed amendments to the OCP are supported by
staff.

e 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.

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 proposal will support various policies, outlined in the OCP, including the following:

0 The proposal supports transit-oriented development, focusing growth and increased density
along frequent transit corridors which supports transit service expansion and rapid transit
infrastructure investment;
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0 The proposal supports directing higher-density residential land-uses to locations within
walking distance of neighbourhood centres, along main roads, near transit routes and adjacent
to major parks or civic amenities; and

0 The dwelling units front onto the public realm with urban design features (e.g. outdoor
balconies, ground-floor patio space, internal sidewalks, etc.) that promote a safe, welcoming
public streetscape and urban public realm.

Other Relevant Policies and By-laws

Manufactured Home Park Tenancy Act

e In order to redevelop the subject site (Crispen Bays at 7790 King George Boulevard and Bear Creek
Glen at 7850 King George Boulevard), the applicant must comply with Provincial regulations,
including the Province’s Manufactured Home Park Tenancy Act. A summary of the requirements
under the Act is provided below (staff responses in italics).

e The Manufactured Home Park Tenancy Act (2002) provides regulations and protection for
Manufactured Home Parks. The Act recognizes the unique tenure situation afforded to the residents
of Manufactured Home Parks whereby tenants own their manufactured or mobile home but not the
land beneath each unit. As such, tenants essentially rent or lease their pad space from the
owner/landlord yet must pay municipal taxes based on the assessed value of their mobile unit, which
is a depreciating asset, without the benefit of land value increases to off-set this depreciation. In
addition, owners are required to maintain and upgrade their units at their own cost, as landlords have
no responsibility for the upkeep of the units. Accordingly, manufactured home owners typically rent,
or lease based on a fixed or month-to-month lease and do not have security of tenure but still incur
some of the costs and responsibilities that go with home ownership. Manufactured home parks,
therefore, often serve as a form of affordable housing for seniors, other residents on fixed incomes
and/or families.

e Section 42 of the Act establishes rules and provisions necessary for the conversion and/or
re-development of a manufactured home park. These rules include requirements for a landlord to
have all necessary permits and approvals (including rezoning), prior to providing notice to
manufactured home owners (i.e. tenants) to end a tenancy agreement. Once notice is given, the
tenancy ends no earlier than 12 months after the date of notice is received.

(The applicant has indicated that they notified all residents of the subject site regarding the
proposed apartment development, at the time that Development Application Nos. 7922-0221-00 and
7922-0222-00 were submitted. The applicant has also met with each resident, as part of the
development process, to review the Affordable Housing Program. As a result, the applicant entered
into binding agreements to purchase all of the manufactured homes, except two, on the subject
properties.

The applicant also indicated that they are not relying on the current rezoning application to
terminate any tenancy agreements, with the exception of two manufactured homes, since an
agreement is already in place with all but two manufactured home owners. The applicant will take
possession of the manufactured homes for which there is a binding agreement between 2024 and
2028 and will thereafter remove the manufactured homes from the property, regardless of whether
the proposed rezoning is granted by Council. In addition, the applicant has provided the residents
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with flexible move-out dates ranging from mid-2022 to 2028 with the ability to assign their
contract.)
e [tis noted, however, that a tenant may end the tenancy early, if they so choose.

e In addition, under Section 44 of the Act, the landlord must pay the tenant (at a minimum), on or
before the effective date of notice, an amount that cannot exceed the monetary limit set for claims
under the Small Claims Act. In accordance with the Act, one option provided to tenants by the
applicant (Option A, discussed below) includes an additional $20,000 as compensation, for each
manufactured home. The tenant can further request an order for compensation, over and above the
amount offered by the applicant, through an application for dispute resolution if the manufactured
home is not capable of being relocated before the tenant is required to vacate the manufactured
home site and the most recent assessed value of the manufactured home is greater than the amount
of compensation prescribed under the Manufactured Home Park Tenancy Act.

(As part of the applicant’s Affordable Housing Program, each manufactured home owner was given
the option to receive compensation in accordance with the Act. All but two residents have chosen to

sell their manufactured home to the applicant [Option A, as discussed below].)

City Policy No. O-34A (Manufactured Home Park Redevelopment)

e On July 27, 2015, Council approved Corporate Report No. R167; 2015 which outlined an updated
"Manufactured Home Park Redevelopment and Strata Conversion Policy: City Policy No. O-34A". The
proposed amendments to the policy included the following:

0 Advance Notification - Tenants will need to be notified of the proposal at the initiation of the
process;

0 Communications Plan — The proponent will be required to submit a plan acceptable to the
City specifying how and when tenants would be informed of progress in the development
application process and on the development of an Affordable Housing Program; and

0 Affordable Housing Program - Prior to the rezoning application being considered by Council,
the proponent would be asked to prepare an Affordable Housing Program supported by
background housing preferences. This may be prepared in conjunction with a Housing
Agreement acceptable to the City, if necessary, to be registered on title. The Affordable
Housing Program must provide for reasonable relocation options for the current residents
such as:

» Relocation Option:

- Provide information on relocation options, such as alternative manufactured
home park locations and costs, market, and non-market housing units in the
area; and

- Reimburse reasonable costs to relocate the manufactured home and existing
improvements to an affordable site in the Lower Mainland.

= Compensatory Payments: Reasonable payments in addition to those payments
mandated in the Manufactured Home Park Tenancy Act to be used towards the
acquisition of alternative affordable housing. This option may include disposal costs
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and moving expenses and should be based on the assessed value of the manufactured
home; and

= On-site Affordable Housing Option: Where a significant number of new housing units
are being constructed, the provision of affordable rental or market housing on the
development site.

e In accordance with Policy No. O-34A, the applicant has taken the following actions:

0 Notified the property residents of the proposal to redevelop the property at the time the
development application was submitted to the City;

0 Met with each resident individually to review Policy No. O-34A and the proposed Affordable
Housing Program;

0 Collected demographic profiles, affordable housing preferences and home assessments for
each manufactured home on-site; and

0 Communicated the timing of information meetings and the public process in accordance with
City requirements.

e The applicant has indicated that they have adhered to and exceeded the requirements in City Policy
No. O-34A. This includes providing an Affordable Housing Program/Relocation Strategy for the
existing residents.

Affordable Housing Program/Relocation Strategy

e The current land-use on the subject site is an existing manufactured home park that contains
approximately 292 occupied manufactured homes. As per City Policy No. O-34A, the applicant will be
responsible for relocating the existing residents in an appropriate manner acceptable to the residents
and Council as well as complying with Provincial regulations outlined within the Manufactured Home
Park Tenancy Act.

e The applicant formulated an Affordable Housing Program, as required under City Policy No. O-34A,
in order to offer an appropriate relocation strategy for existing manufactured home residents on the
subject site. The applicant’s program includes the following options:

0 Option A: Sell the manufactured home for the greatest value of the following:
= Singlewide unit: $250,000
* Doublewide unit: $350,000
= 2022 BC Assessment Value of the manufactured home; or
=  What the tenant paid for their home + 10%

If, at the time of completion, real estate prices are higher than they are at the time of entering
into an agreement with the applicant, then the applicant will increase the compensation by
the same percentage increase as published by the Fraser Valley Real Estate Board for detached
homes.
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0 Option B: The tenant may choose to relocate to an apartment unit on the property or in the
applicant’s Fleetwood properties at 15730 Fraser Highway, 15780 Fraser Highway, 15733/35 85
Avenue, 15777 — 85 Avenue or 8509 — 158 Street and continue paying their current rental rate.

0 Option C: Receive guaranteed income assistance for life. The tenant may choose to receive
monthly payments of up to $2,500 per month for the rest of their life to assist with future
housing choices.

0 Additional services provided: As every resident’s needs are different, a team of property
managers was hired by the applicant in order to discuss and assist residents with identifying and
securing a variety of housing options as well as help to coordinate moving logistics. The
applicant will also help secure alternative manufactured home pads for tenants who choose to
relocate their manufactured home. In addition, flexible move-out dates have been permitted
through contract assignments to allow tenants to move or remain on the property for several
years.

Additional Information on Tenant Relocation

e The applicant states that they have entered into a legal and binding agreement with all but two of the
292 owners/residents to purchase their manufactured home (per Option A). The applicant
anticipates that current residents will have vacated the subject site by late 2024 to 2028.

¢ By choosing Option A, 290 of the manufactured home owners have agreed to the following:

The purchase (by the applicant) of the manufactured home;

Assistance in securing future housing options upon request on an individual need's basis;
Coordination of moving logistics upon request; and

Flexible move-out dates ranging from 2022 to 2028.

O O 0O

e In order to support each resident, a team of full-time property managers are available to discuss and
assist with the following relocation services:

Provide comprehensive information on relocation options;

Assist in securing a variety of affordable housing options;

Assist in answering any questions;

Provide opportunities to purchase a new home at a discounted price from the applicant; and
Provide flexible move-out dates to ensure suitable housing accommodations are secured
within individual needs.

O O0OO0O0Oo

Apartment CD By-laws (Lots 2, 3, 5 and 6)

e The applicant is proposing six "Comprehensive Development Zones (CD)” to accommodate the
proposed uses on the site. The applicant is proposing six development parcels, and having six zones
allows each parcel to have its own zoning in the future, rather than being tied to another parcel,
which can lead to potential complications in the future.
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e Four (4) of the proposed CD Zones are for residential apartment uses only, based on the "Multiple
Residential 70 Zone (RM-70)". The table below provides an analysis of the four residential apartment
CD Zones proposed on proposed Lots 2, 3, 5 and 6. A comparison of the density, lot coverage,
setbacks, building height and permitted uses in the RM-70 Zone, and the proposed CD Bylaws is
illustrated in the following table:

Zoning RM-70 Zone (Part 24) Proposed CD Zones

Floor Area Ratio: Lot 2: 2.79
Lot 3: 2.45
Lot 5: 2.35
Lot 6:2.48

1.50

Lot Coverage: Lot 2: 50%
Lot 3: 50%
Lot 5: 46%
Lot 6: 44%

33%

Yards and Setbacks Setbacks range generally from 4.5m to
5.5 m, with a 7.5 m north setback and a
9.0 m south setback on Lot 3, a 12.0 m
south setback on Lot 5, and a 6.5 m
west setback to King George Blvd on
Lot 5.

Street-fronting patios and stairs are
permitted to encroach within the
setback area.

7.5 m for the principal
building.

An underground parking
facility is not to be located
within 2.0 m of the front lot

line. The underground parking facility may
be located up to 0.5 m from all property
lines.
Principal Building m prem
Height: 50-0 35
Amenity Space
Indoor Amenity: 3.0 sq.m. per unit

(9,729 sq.m. required for site)

The applicant proposes to meet the
Zoning Bylaw requirements through
provision of 6,095 sq.m. of indoor
amenity space for the whole site and
cash-in-lieu.
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Zoning RM-70 Zone (Part 24) Proposed CD Zones
Outdoor Amenity: 3.0 sq.m. per unit The proposed 17,083 sq.m. for the whole

(9,729 sq.m. required for site) | site exceeds the Zoning Bylaw
requirement.

Streamside (Part 7A) | Required Proposed

Streamside Setbacks

Class A (red-coded)

Stream: Hunt Brook 3om 3om

Parking (Part 5) Required Proposed

Number of Stalls
Lot 2 Residential: 494
Lot 2 Res. Visitor: 45
Lot 2 Total: 539
Lot 3 Residential: 446
tgt ; ?(E)!Zil\:/lSltOI‘. 11 parking spaces for residents 4%06
Lot 5 Residential: perunit; 0.1 p.a.rklng Spaces 534

. per unit for visitors.
Lot 5 Res. Visitor: 49
Lot 5 Total: 583
Lot 6 Residential: 1,106
Lot 6 Res. Visitor: 101
Lot 6 Total: 1,207
Bicycle Spaces

Lot 2 Secure: 539
Lot 2 Visitor: 18
Lot 3 Secure: 486
Lot 3 Visitor: 1.2 spaces per unit; 6 visitor 18
Lot 5 Secure: spaces per building 582
Lot 5 Visitor: 12
Lot 6 Secure: 1,206
Lot 6 Visitor: 36

The four apartment CD Zones propose a higher net floor area ratio (FAR) at 2.79 (Lot 2), 2.45 (Lot 3),
2.35 (Lot 5) and 2.48 (Lot 6), respectively relative to the 1.5 FAR permitted under the RM-70 Zone. If
calculated based on gross site area, the gross FAR for the whole site is 1.77. The FAR permitted by the
Official Community Plan’s (OCP) Multiple Residential designation along a Frequent Transit Network
(FTN) is 2.0 FAR. As discussed above, the applicant is proposing an OCP amendment from Urban to
Multiple Residential to support the proposed density.

The proposed higher FAR reflects the road dedication that is to be provided by the applicant, which
has the effect of increasing the net FAR. The proposed local roads were not identified in a secondary
plan, as there is no Neighbourhood Concept Plan (NCP) for this area but are considered important for
providing fire access and connectivity for the ultimate road network for this area.

Given the adjacency of the subject site to King George Boulevard which currently has Rapid Bus (with
ongoing discussions around having Bus Rapid Transit [BRT] in the future), the site’s proximity to the
Newton Town Centre with its amenities (services, retail, recreation centre, library, pool, ice rink), and
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the provision of road dedication that was not previously identified for the subject site in a Secondary
Plan, the proposed increase in density in net FAR is supported by City staff.

e The RM-70 Zone has a maximum lot coverage of 33% which is appropriate for taller built forms with
smaller building footprints. The proposed 44-50% lot coverage for the four lots is appropriate for the
proposed 4-6-storey buildings.

e The proposed 4.5-metre to 5.5-metre building setbacks are reflective of current urban design
standards that creates a more urban pedestrian environment and enhances surveillance of the public
realm along streets. The applicant is proposing a larger 12.0-metre setback on the south side of Lot 5,
which is adjacent to an existing townhouse complex on the parcel to the south, and also a 6.5-metre
setback to King George Boulevard to allow for more separation from this busy arterial road. A 7.5-
metre north setback to the proposed 6-metre wide east-west pathway and a 9.0-metre south setback
to the proposed 10-metre wide east west connection to the riparian area on Lot 3 allows for more
visibility and permeability to the riparian area.

e The CD Zones proposes a lower building height at 23.5 metres relative to the building height of 50.0
metres permitted by the RM-70 Zone. The proposed building height reflects the applicant’s proposal
for up to 6-storey buildings.

e The applicant is proposing to provide parking for residents at a rate of 1.1 resident parking spaces per
unit and parking for visitors at a rate of 0.1 visitor parking spaces per unit. The rate reflects the site’s
location along a Frequent Transit Network and ongoing discussions around Bus Rapid Transit in this
corridor.

e All resident parking and resident visitor parking are provided underground. The residential parkades
will be secured by an overhead gate. The applicant is also providing bike parking spaces for each
apartment unit and the required 6 visitor bike parking spaces per building.

Mixed Use CD By-laws (Lots 1 and 4)

e The applicant is proposing two "Comprehensive Development Zones (CD)" to accommodate mixed-
use development on proposed Lots 1 and 4. The proposed CD By-laws identifies appropriate uses,
densities, and setbacks. The CD By-laws will have provisions based on the "Neighbourhood

"

Commercial Zone (C-5)" and the "Multiple Residential 70 Zone (RM-70)".

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the C-5
Zone, RM-70 Zone and the proposed CD By-laws is illustrated in the following table:
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Zoning C-5Zone RM-70 Zone Proposed CD Zone
(Part 35) (Part 24)
Permitted | Principle Uses Principal Uses: Principal Uses:
Uses 1. Retail stores excluding 1. Multi-unit 1. Multi-unit residential
adult entertainment residential buildings buildings.
store, secondhand and ground- Accessory Uses:
stores and pawnshops. oriented multiple 2. Retail stores excluding
2. Personal service uses unit residential adult entertainment
limited to barbershops, buildings. stores, auction houses,
beauty parlours, Accessory Uses: second-hand stores and
cleaning and repair of 2. Child care centres. pawnshops.
clothing and shoe repair 3. Personal services uses,
shops. excluding body rub
3. General service uses parlours.
excluding funeral 4. Office uses excluding
parlours and drive- social escort services,
through banks. methadone clinics and
4. Eating establishments marijuana dispensaries.
excluding drive-through 5. General services uses
restaurants. excluding funeral
5. Neighbourhood pubs. parlours, drive-through
6. Office uses excluding banks and vehicle rentals.
social escort services 6. Indoor recreational
and methadone clinics. facilities, excluding a
7. Indoor recreational gymnasium.
facilities. 7.  Community services.
8. Community services. 8. Child care centres.
9. Child care centres. 9. Eating establishments
Accessory Uses: excluding drive-through
10. One caretaker unit per lot. restaurants.

10. For Lot 1: a temporary real
estate sale and
construction office.

Floor Area 0.50 1.50 Lot1:2.78
Ratio: Lot 4: 2.75
Lot 50% 33% 50%
Coverage:
Yards and 7.5 m 7.5 m for the principal | Lot 1: North/East/South -
Setbacks building. 4.5 m, West - 6.5 m.
Lot 2: East/South - 4 .5m,
An underground North - 3 m, West - 6.5 m.
parking facility is not | Street-fronting patios are
to be located within permitted to encroach
2.0 m of the front lot within the setback area.
line. Underground parking
facility may be setback at

0.5 m from property line.

Principal gm 50 m 23.5 m
Building
Height:
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Application No.: 7922-221-00/7922-0222-00
Amenity Space
Indoor Amenity: n/a 3.0 sq.m. per unit (9,729 The applicant proposes to
sq.m. required for site) meet the Zoning Bylaw
requirements through
provision of 6,095 sq.m. of
indoor amenity space for
the whole site and cash-in-
lieu.
Outdoor v/ . The proposed 17,083 sq.m.
Amenity: 3-0 5q.m. per le;lt (9.’729 for the whole site exceeds
sq.m. required for site) the Zoning Bylaw
requirement.
Parking (Part 5) Required Proposed
Number of Stalls
Lot 1 Commercial: 3 spaces per 100 sq.m. 37
Lot 1 Residential: 1.1 parking spaces for 498
Lot 1 Residential Visitor: residents per unit; 0.1 45
parking spaces per unit for
visitors.
Lot 1 Total: 581
Lot 4 Commercial: 3 spaces per 100 sq.m. 64
Lot 4 Residential: 1.1 parking spaces for 491
Lot 4 Residential Visitor: residents per unit; 0.1 45
parking spaces per unit for
visitors.
Lot 4 Total: 600
Bicycle Spaces
Lot 2 Secure: 544
Lot 2 Visitor: 1.2 spaces per unit; 6 18
Lot 3 Secure: visitor spaces per building 535
Lot 3 Visitor: 18

The accessory commercial uses proposed in the CD Zone largely reflect the uses of the C-5 Zone with
the main difference being that the neighbourhood pub use is not proposed in the CD Zone and Lot 1
allows a temporary sales centre and construction office use, which the applicant is proposing to use
during the build-out of the project.

The two CD Zones propose a higher net floor area ratio (FAR) at 2.78 (Lot 1) and 2.75 (Lot 4) relative
to the 1.5 FAR permitted under the RM-70 Zone. If calculated based on gross site area (for the whole
subject site), the gross FAR is 1.77. The FAR permitted by the Official Community Plan’s (OCP)
Multiple Residential designation along a Frequent Transit Network (FTN) is 2.0 FAR. As discussed
above, the applicant is proposing an OCP amendment from Urban to Multiple Residential to support
the proposed density.

The proposed higher FAR reflects the public road dedication that is to be provided by the applicant,
which has the effect of increasing the net FAR. The proposed local roads were not identified in a
secondary plan, as there is no Neighbourhood Concept Plan (NCP) for this area but are considered
important for providing connectivity for the ultimate road network for this area.
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e Given the adjacency of the subject site to King George Boulevard which currently has Rapid Bus (with
ongoing discussions around having Bus Rapid Transit (BRT) in the future), and the provision of road
dedication that was not previously identified for the subject site in a Secondary Plan, the proposed
increase in density in net FAR is supported by City staff.

e The RM-70 Zone has a maximum lot coverage of 33% which is appropriate for taller built forms with
smaller building footprints. The proposed 50% lot coverage for the two lots is appropriate for the
proposed 4-6-storey buildings.

e The proposed 4.5-metre to 5.5-metre building setbacks are reflective of current urban design
standards that creates a more urban pedestrian environment and enhances surveillance of the public
realm along streets. The applicant is proposing a smaller 3.0-metre north setback for Lot 4, where the
commercial ground floor units will interact with the street. As this is north-facing and there will be
less sun exposure, locating the units closer to the street has merit. On the north side of 78 Avenue on
Lot 1, there is a 4.5-metre setback, which allows for more outdoor seating/display, reflecting the
south-facing orientation of the commercial units on Lot 1.

e A 6.5-metre setback to King George Boulevard is proposed for buildings that are not mixed use on
Lots 1 and 4, with a 4.5-metre setback to King George Boulevard proposed for the two mixed use
buildings with commercial uses at grade on Lots 1 and 4.

e The CD Zones proposes a lower building height at 23.5 metres relative to the building height of 50.0
metres permitted by the RM-70 Zone. The proposed building height reflects the applicant’s proposal
for 4-6-storey buildings.

e The applicant is proposing to provide parking for residents at a rate of 1.1 resident parking spaces per
unit and parking for visitors at a rate of 0.1 visitor parking spaces per unit. The rate reflects the site’s
location along a Frequent Transit Network and ongoing discussions around Bus Rapid Transit in this
corridor.

¢ All commercial, resident parking and resident visitor parking are provided underground. The
residential parkades will be secured by an overhead gate. The applicant is also providing bike parking
spaces for each apartment unit and the required 6 visitor bike parking spaces per building.

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. A fee update has been
approved in April 2023, under Corporate Report No.R037;2023.

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 Final Subdivision Approval. The current rate is
$4,272 per unit.

e The proposed development will be subject to the Tier 2 Capital Plan Project CACs for proposed
density greater than the site’s current Official Community Plan Urban designation.
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e The applicant will be required to provide the per square foot rate for floor area above 1.00 floor area
ratio (FAR), based on the site’s current Urban designation in the OCP. The contribution will be
payable at the rate applicable at the time of Rezoning Final Adoption.

Affordable Housing Strategy

e On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report No.
R066; 2018) requiring that all new rezoning applications for residential development contribute $1,000
(now $1,068) per new unit to support the development of new affordable housing. The funds collected
through the Affordable Housing Contribution will be used to purchase land for new affordable rental
housing projects.

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

Public Art Policy

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

PUBLIC ENGAGEMENT

e Pre-notification letters were sent on November 2, 2023, and the Development Proposal Signs were
installed on November 3, 2023. Staff received approximately 14 responses from area residents (staff
comments in italics). Many residents had questions around the timing associated with the
application, particularly as it related to when they would have to move from the site. Concerns were
also expressed about losing an affordable place to live and had about where they might move to in the
future. One respondent also expressed that trees be retained on the site.

(Staff have endeavoured to keep callers apprised of timing, noting that all time frames are estimates
only. The applicant has a staff member who is dedicated to tenant outreach. In terms of tenant
relocation, the applicant has followed Provincial and City policy in this regard, as detailed above. The
applicant’s compensation package had exceeded Provincial and City policy. It is noted that the
applicant has signed agreements with 29o out of 292 tenants. The applicant is proposing to retain the
trees in the riparian area, and also some trees in the proposed central park site.)

Public Information Meeting

e The applicant held a Public Information Meeting on February 2, 2023 from 6-8pm at the Newton
Arts Centre. Approximately 64 people attended the meeting. The applicant collected 6 comment
forms. Five (5) comment forms indicated support for the proposal, and one (1) comment forms
indicated non-support for the proposal. Concerns expressed at the meeting were similar to those
described above, and also included comments around traffic impact. It was also mentioned that the
proposal would be a positive addition to the area.

(The applicant has provided a Transportation Impact Analysis which proposes a number of
transportation improvements as detailed above.)

DEVELOPMENT PERMITS
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Sensitive Ecosystems (Streamside Areas and Green Infrastructure 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 the existing Class A (red-coded) Hunt Brook
watercourse which flows north-south just east of the subject site. 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 Part 7A Streamside Protection setbacks of the Zoning By-law, a Class A (red-
coded) watercourse requires a minimum streamside setback of 30 metres, as measured from the top
of bank. The proposed building setbacks comply with the requirements outlined in the Zoning By-
law.

e The riparian area is proposed to be voluntarily conveyed to the City as a lot for conservation purposes
as a condition of rezoning approval, in compliance with the OCP.

e An Ecosystem Development Plan, prepared by Ken Lambertsen, R.P. Bio., of Phoenix Environmental
Services and dated November 2023 was reviewed by staff and found to be generally acceptable, with
some modifications to content and format of the report still required. The finalized report and
recommendations will be incorporated into the Development Permit.

e The subject property falls within the Sensitive Ecosystems DPA for Green Infrastructure Areas in the
OCP, given the location of a Biodiversity Conservation Strategy (BCS) Green Infrastructure Network
(GIN) Corridor partially located on the eastern portion of the site. The Sensitive Ecosystems (Green
Infrastructure Areas) Development Permit is required to protect environmentally sensitive and/or
unique natural areas from the impacts of development.

e The City of Surrey Biodiversity Conservation Strategy (BCS) Green Infrastructure Network (GIN)
map, adopted by Council on July 21, 2014 (Corporate Report No. Ri41; 2014) identifies a Local BCS
Corridor within the subject site, in the Green Timbers BCS management area, with a Medium
ecological value.

e The BCS further identifies the GIN area of the subject site as having a Moderate habitat suitability
rating, derived from species at risk presence, species accounts and known ecosystem habitat
inventories. The BCS recommends a target Corridor width of 60 meters, which is being achieved.

e The development proposal conserves approximately 9,630 square meters of the subject site through
Riparian Conveyance which is 6.6 % of the total gross area of subject site. This method of GIN
retention/enhancement will assist in the long-term protection of the natural features and allows the
City to better achieve biodiversity at this location consistent with the guidelines contained in the
BCS.

Hazard Lands (Steep Slope) Development Permit Requirement

e The subject property falls within the Hazard Lands (Steep Slope) Development Permit Area (DPA) in
the OCP, given that the site is within 30 metres from portions of a top of slope in excess of 20%. The
slope is associated with Hunt Brook, which is located just east of the subject site. The Hazard Land
(Steep Slope) Development Permit is required to protect developments from hazardous conditions.
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e A geotechnical report, stamped by Patrick Martz, P. Eng., of GeoPacific Consultants and dated
October 18, 2023, was reviewed by staff and found to conform to the OCP Development Permit
guidelines for Hazard Lands, with some modifications to content of the report still required. A peer
review will be required prior to final adoption. The finalized geotechnical report will be incorporated
into the Development Permit.

e 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.

e 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 staying outside of the
recommended setback, not locating any new irrigation within 3 metres from the existing top-of-bank,
not discharging any irrigation or surface stormwater over the existing slope, and discharging any
groundwater collected to municipal infrastructure.

e 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.

e 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

e The proposed development is subject to a Development Permit for Form and Character. The
proposed development generally complies with the Form and Character Development Permit
guidelines in the Official Community Plan (OCP) applicable for a General Development Permit.

e The applicant is requesting a General Development Permit (DP) for Application No. 7922-0221-00 and
Application No. 7922-0222-00. Application No. 7922-0221-00 has 11 apartment buildings (one is mixed
use) and Application No. 7922-02222-00 has 9 apartment buildings (one is mixed use). General
Development Permits provide a framework for building siting, access, height, setbacks, and form.
Detailed Development Permits for each building lot will be submitted in the future that will propose
the more detailed elements including refined public realm interface, building form, fenestration,
composition, and materials.

e A total of 3,243 apartment units are proposed, consisting of 161 studio units, 1,622 one-bedroom units,
1,135 two-bedroom units, and 325 three-bedroom units. 3,015 square metres of ground floor
commercial and daycare space are also proposed.

e The applicant will be doing a Detailed Development Permit for each application, for Lots 1 and 4,
after Third Reading, given the large scope and multiple phases of this project. These Detailed
Development Permits will be required to be completed as a condition of final adoption of the subject
applications. For the other lots, the applicant will be required to submit separate Detailed DP
applications in the future for the proposed apartment buildings, based upon the General DP, when
the applicant is ready to redevelop the remainder of the site.
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e The General Development Permit sets out the general guidelines that will help to ensure a high-
quality comprehensive development is achieved through the Detailed Development Permits.

Site Design

e The applicant is proposing to construct twenty (20) 4-6-storey apartment buildings directly adjacent
to the street frontages (i.e. King George Boulevard, 136A Street, 137 Street, 76A Avenue, 77 Avenue, 78
Avenue and 79 Avenue) in order to encourage a more pedestrian-friendly streetscape and urban
public realm. The apartment buildings include ground-floor units with a front door and usable, semi-
private outdoor space accessed via internal site pathways that connect to the outdoor amenity space
or north-south public mews.

e The applicant has worked to orient the buildings to the streets, as is reflected in the site plan. The
overall site design is anchored by the proposed dedicated riparian area to the east and a central City-
owned 2-acre park site and connected with road and pedestrian walkway dedications. The site plan
shows an effort to provide pedestrian/cycling circulation throughout the site, and to allow for
interaction with public and private green spaces.

e With a general slope profile running 16 metres in height difference from the southwest to the
northeast site corners, the slope is managed by the subdivision pattern allowing it to be distributed
across several blocks that each contain multiple buildings. The proposed building siting and
separations within the blocks allow the building massing to accommodate the site slopes, daylight
penetration and sightlines toward the natural areas. The spacing and separation contributes to air
circulation and visual openness for residents of the buildings.

e The applicant proposes three thematic design districts running linearly north-south, characterized by
their most predominant site features from west to east: the existing urban fabric, 2-acre urban park
and riparian landscape. These will guide the detailed development of the building design.

e The applicant is proposing to provide two mixed use buildings on the site, at Building 3 on Lot 1 and
Building 1 on Lot 4. These buildings are located along King George Boulevard and the main new east-
west road into the site, 78 Avenue. The applicant is proposing to locate commercial retail units along
the King George and 78 Avenue frontages, and a child care facility on Lot 4 facing 136A Street.

e At prominent site corners facing the park site, publicly accessible open space plazas are incorporated
into setbacks for an integrated outdoor space that is wrapped by an indentation of the building.

Building Design

e In terms of massing, 6-storey massing is predominant throughout the site, with 5-storey portions
provided in key locations throughout the site. There are also some 4-storey portions which also help
to modulate building massing, provide more visual interest and wayfinding. The building massing
steps with the site grade to accommodate the 16-metre grade drop from the southwest corner to the
northeast corner of the site. The internal stepping of each building will be further refined through
the Detailed Development Permit process.

e To respond to the variety of road and pedestrian walkway widths, the building scale is further
modulated to include upper-storey stepbacks of at least 2 metres and designed to have distinct
volumes no more than every 40 metres to further contribute to a human scale.
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e The buildings are brought closer to the streets with an average 4.5 to 5.5 metre setback to animate the
street with street enclosure and provide visual surveillance of the public realm with an active front
patio. The setbacks have been increased in a few key interface locations such as on Lot 5 to the
adjacent neighbouring townhouse complex and on Lot 3 to the east-west 10-metre wide pedestrian
connection and to the north to the east-west 6.0-metre wide walkway.

e The buildings engage the public realm through their ground floor active frontages containing either
at-grade commercial storefronts or residential units with raised private patios connected directly to
fronting sidewalks. Where residential units are located along the riparian trail, the patios are
separated by a private parallel walkway connected at key points to the Park trail to maintain
landscape buffering and division between the private and public realms.

¢ To maintain safe and active frontages, less active programs like indoor amenity rooms or back of
house spaces, parking ramps and loading areas are located on less active or private frontages.

¢ Along King George Boulevard where there are portions of the building with residential units, these
are elevated and programmed as 2-storey townhouse units with bedrooms located on the second
storey to increase the livability along this busier roadway.

e The proposed design of the buildings is contemporary, comprised of rectilinear forms capped with
flat roofs or decks. The building facades will be articulated with balconies, limited projections and a
palette of residential materials in muted colours to modulate the to keep the streetscape pedestrian
friendly.

e Commercial frontages have a strong 2-storey element with ground storey storefront glazing and
continuous weather protection above.

e High quality materials and careful detailing will be used to achieve a resilient and engaging building
treatment. The proposed exterior materials include brick, fibre-cement siding, and aluminum
composite material. Metal guardrails with transparent glazing are proposed for the balconies.

e Further design development will be forthcoming during the Detailed Development Permit processes.
The current elevations are still fairly rudimentary and more articulation, detail and facade
development is needed.

Signage

e Signage details for the mixed use buildings and the residential buildings will be developed through
the Detailed Development Permit process.

Child Care Centre (Lot 4)

e The applicant is proposing to provide a child care facility within a mixed use building on Lot 4. It is
anticipated that the child care facility will require 6-8 employees and allow for up to 75 children. The
child care facility will offer group child care services for children from 30 months to school age.

e The proposed child care facility will consist of a staff office, nap room, kitchen, children’s seating
area, play/activity area and individual cubbies. The child care facility will also have access to a
dedicated outdoor stand-alone play space, located directly adjacent to the childcare facility.
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e The actual number of employees and children on-site will be confirmed, in future, as part of the
Detailed Development Permit (DP) for the 6-storey mixed use building proposed on Lot 4 but will be
contingent on the applicant providing the minimum amount of on-site parking required under the
Zoning By-law.

e The applicant will provide dedicated parking spaces exclusively for the use of the child care facility in
the underground parkade located on Lot 4. Direct access will be provided from the underground
parkade to the main lobby in order to ensure that parents can easily access the child care facility on
the ground-level.

e In order to ensure the proposed child care facility is constructed as part of future phases of
development on the subject site, the applicant is required to provide a financial security, in an
amount acceptable to the City, as a condition of Final Adoption. A restrictive covenant will also be
required to be registered on title, further securing this child care facility.

Indoor Amenity Space

e Each apartment building will provide a minimum of 74 square metres of physical indoor amenity
space. These smaller amenity areas contain kitchen space, dining and lounge space and meeting
space.

e In addition, the applicant is proposing to provide a large common indoor amenity space in Building 3
of Lot 3 and in Building 4 of Lot 6. The larger indoor amenity area in Building 3 (Lot 3) will be shared
between the residents of Lots 1, 2 and 3, while the corresponding indoor amenity space located in
Building 6 (Lot 6) will be shared between the residents of Lots 4, 5 and 6. The applicant is required to
register, as a condition of Final Adoption, an access and maintenance easement on title to secure this
shared indoor amenity space arrangement. The applicant is also required to register, as a condition
of Final Adoption, a No-build restrictive covenant on Lots 3 and 6, to ensure that no construction is
permitted unless the indoor amenity space proposed in this application is provided on Lots 3 and 6.

e The proposed shared indoor amenity spaces on Lots 3 and 6 are approximately 1,670 square metres
spread over 3 floors. The ground floor contains a half basketball court and a fitness room. The
second floor contains a kitchen, lounge and games area. The third floor contains work spaces,
meeting rooms and seating areas.

e The final design and programming of the indoor amenity spaces will be determined, in future, as part
of the review process once the applicant has submitted Detailed Development Permit application(s).

e Opverall 9,729 square metres of indoor space are required for this project. The applicant is proposing
to provide 6,095 square metres as physical space, which is sixty-three percent (63%) of the required
indoor amenity space. In accordance with City policy, the applicant will be providing a monetary
contribution, prior to final adoption, to address the additional required indoor amenity space.

Outdoor Amenity Space

e The applicant is proposing to provide 15 outdoor amenity spaces throughout the site. Much of the
outdoor amenity space is within the courtyard areas formed by the U-shaped buildings.

e The outdoor amenity spaces are proposed to include patio seating, tables and chairs, open lawn areas,
outdoor fitness areas, children’s play areas, benches and a large outdoor checker board.
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e The final design and programming of the indoor amenity spaces will be determined, in future, as part
of the review process once the applicant has submitted Detailed Development Permit application(s).

e Asthe outdoor amenity space proposed is approximately 17,083 square metres, based upon the
current layout, the applicant will exceed the minimum outdoor amenity space requirement as
identified in the Zoning By-law. Overall, 9,729 square metres of outdoor amenity space is required for
this project.

Proposed Landscaping and Pedestrian Connectivity

e Each ground-floor unit includes a semi-private outdoor patio space and front yard framed by layered
planting that consists of a tree as well as low-level shrubs and additional groundcover. Each
individual ground-floor unit will have direct access to internal pedestrian walkways that connect the
various apartment buildings and provide linkages to the indoor / outdoor amenity spaces and the
proposed north-south pathway within the riparian area.

e Each apartment unit that faces onto the street frontages or outdoor amenity space or internal
pathways provide an "eyes-on-the-street" function with active rooms facing the public realm.

e In order to encourage pedestrian connectivity and ensure the proposal will function as one large
comprehensive development, the proposal provides many sidewalks and internal pathways for
residents to circulate around the site.

e In addition, the applicant will dedicate a 6.0-metre wide east-west walkway along the northern
property line to facilitate a better pedestrian connection from the subject site to the Bear Creek
Elementary School. An additional 10-metre wide east-west walkway dedication is proposed as
pedestrian extension of 78 Avenue to connect with the proposed north-south walkway in the riparian
area.

e The applicant is proposing to provide corner plazas throughout the site, to enhance the pedestrian
experience.

Outstanding [tems

o There are a number of Urban Design items that remain outstanding that will be addressed prior to
Final Adoption of the General Development Permit as well as through the Detailed Development
Permit process, which the applicant will be undertaking for Lots 2 and 4, as part of the current
application. These items include: approach to site and building layouts; on-site vehicle access and
routing; outdoor amenity space configurations and locations; site and building grading; building
massing; public realm interface; detailed elevation design and landscape design.

TREES

e The applicant has submitted two arborist reports, one for Application No. 7922-0221-00 and one for
Application No. 7922-0222-00. The two arborist reports are considered separately below.

Arborist Report for Application No. 7922-0221-00 (7790 King George Boulevard)
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e Connor Gritter, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist
Assessment for the subject property at 7790 King George Boulevard. The table below provides a
summary of the proposed tree retention and removal by tree species:

Table 1: Summary of Proposed Tree Preservation by Tree Species:

Tree Species Existing Remove Retain
Alder and Cottonwood Trees
Alder/Cottonwood | 35 | 27 | 8
Deciduous Trees
(excluding Alder and Cottonwood Trees)
Apple 1 o 1
Ash 2 1 1
Aspen, Trembling 1 1 0
Cherry 3 2 1
Cherry, Bitter 1 1 0
Cherry, Japanese Flowering 32 15 17
Cherry, Plum 13 3 10
Dogwood 1 1 0
Dogwood, Pacific 3 2 1
Holly, English 2 1 1
Horse Chestnut 1 1 0
Laurel, Portuguese 1 0 1
Laburnum 1 1 0
Linden 1 o) 1
Linden, Bigleaf 2 1 1
Maple 3 2 1
Maple, Bigleaf 2 o 2
Maple, Japanese 1 4 7
Maple, Norway 19 9 10
Maple, Sugar 1 1 0
Maple, Sycamore 4 3 1
Mountain Ash 4 3 1
Poplar, Lombardy 3 1 2
Willow, Corkscrew 1 o) 1
Coniferous Trees

Cypress, Leyland i i o)
Deodar, cedar 1 1 0
Douglas-fir 60 29 31
Falsecypress 2 0 2
Falsecypress, Lawson 7 3 4
Falsecypress, Sawara 12 5 7
Falsecypress, Threadleaf 1 0 1
Hemlock, Western 3 2 1
Pine 1 1 o)
Pine, Austrian 8 4 4
Pine, Scots 19 9 10
Pine, Shore 1 o 1
Redcedar, Western 137 84 53
Redcedar, Zebrina 2 1 1
Sequoia, Giant 1 1 0
Spruce 1 1 o)
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Spruce, Blue 6 4 2
Spruce, Norway 14 8 6
Spruce, Serbian 16 10 6
Yew 1 0 1
Total (excluding Alder and § 9a 100
Cottonwood Trees) 413 3 9
Afidlt}onal Trees in the proposed 58 o 58
Riparian Area
Total Replacement Trees Proposed 60
(excluding Boulevard Street Trees) 3
Total Retained and Replacement Trees o
Proposed 55
Estimated Contribution to the Green City
$62,150
Program

e The Arborist Assessment states that there are a total of 413 mature trees on the site, excluding Alder
and Cottonwood trees. Thirty-five (35) existing trees, approximately 8 % of the total trees on the site,
are Alder and Cottonwood trees. The applicant proposes to retain 198 trees as part of this
development proposal, with some trees being retained on the General Development Permit portion of
the site. The proposed tree retention was assessed taking into consideration the location of services,
building footprints, road dedication and proposed lot grading.

e Table1includes an additional 58 protected trees that are located within the proposed riparian area.
The trees within the proposed riparian area will be retained, except where removal is required due to
hazardous conditions. This will be determined at a later time, in consultation with the Parks,
Recreation and Culture Department.

e For those trees that cannot be retained, the applicant will be required to plant treesonaito1
replacement ratio for Alder and Cottonwood trees that are outside the streamside protection area,
and a 2 to 1 replacement ratio for all other trees, including Alder and Cottonwood that are within a
streamside protection area. This will require a proposed total of 473 replacement trees on the
site. Since the proposed 360 replacement trees can be accommodated on the site, the proposed
deficit of 113 replacement trees will require an estimated cash-in-lieu payment of $62,150, representing
$550 per tree, to the Green City Program, in accordance with the City’s Tree Protection By-law.

e The new trees on the site will consist of a variety of trees including maple, dogwood, magnolia, oak
and spruce.

e In summary, a total of 550 trees are proposed to be retained or replaced on the site with an estimated
contribution of $62,150 to the Green City Program.

e The proposed tree retention and replacement strategy will be refined as the applicant works through
the detailed design process.

Arborist Report for Application No. 7922-0222-00 (7850 King George Boulevard)




Staff Report to Council Planning & Development Report

Application No.: 7922-221-00/7922-0222-00 Page 32

e Connor Gritter, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist
Assessment for the subject property at 7850 King George Boulevard. The table below provides a
summary of the proposed tree retention and removal by tree species:

Table 1: Summary of Proposed Tree Preservation by Tree Species:

Tree Species Existing Remove Retain
Alder and Cottonwood Trees
Alder/Cottonwood | 5 | 5 | 0
Deciduous Trees
(excluding Alder and Cottonwood Trees)
Cherry 1 1 0
Cherry, Japanese Flowering 2 2 0
Cherry, Plum 1 1 0
Linden 1 o) 1
Linden, Bigleaf 1 o) 1
Locust, Black 3 3 0
Maple, Norway 43 21 22
Oak, Red 1 0 1
Pear 1 o) 1
Tulip Tree 21 13 8
Coniferous Trees
Cedar, Deodar 1 1 0
Douglas-fir 13 10 3
Hemlock, Mountain 4 2 2
Hemlock, Western 5 3 2
Falsecypress, Hinoki 1 1 o)
Falsecypress, Lawson 1 1 0
Falsecypress, Sawara 2 1 1
Pine, Austrian 1 0 1
Pine, Mugo 1 1 o)
Pine, Scots 1 1 o)
Pine, Shore 3 3 o
Pine, Western White 17 1 6
Redcedar, Excelsa 1 1 0
Redcedar, Western 10 10 o)
Redcedar, Zebrina 5 5 o)
Spruce 8 o 8
Spruce, Blue 5 4 1
Spruce, Norway 1 o 1
Spruce, Sitka 2 0 2
Total (excluding Alder and 6 6
Cottonwood Trees) 157 9 b
Additional Trees in the proposed
Riparian Area # © +
Total Replacement Trees Proposed
(excluding Boulevard Street Trees) 520
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Proposed

Total Retained and Replacement Trees

581

o The Arborist Assessment states that there are a total of 157 mature trees on the site, excluding Alder
and Cottonwood trees. Five (5) existing trees, approximately 3 % of the total trees on the site, are
Alder and Cottonwood trees. The applicant proposes to retain 61 trees as part of this development
proposal, with some trees being retained on the General Development Permit portion of the site. 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 42 protected trees that are located within the proposed riparian area.
The trees within the proposed open space/riparian area will be retained, except where removal is
required due to hazardous conditions or for servicing. This will be determined at a later time, in
consultation with the Parks, Recreation and Culture Department.

e For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees that are outside the streamside protection area,
and a 2 to 1 replacement ratio for all other trees, including Alder and Cottonwood that are within a
streamside protection area. This will require a proposed total of 197 replacement trees on the
site. The applicant is proposing 520 replacement trees, exceeding City requirements.

e The new trees on the site will consist of a variety of trees including maple, dogwood, magnolia, oak

and spruce.

e In summary, a total of 581 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 [.

Appendix II.

Appendix III.
Appendix IV.

Appendix V.

Appendix VI.

KB/ar

Zoning Block Plan, Proposed Subdivision Layout, Architectural Plans, Landscape Plans
and Perspective

Engineering Summary

School District Comments

Summary of Tree Survey, Tree Preservation and Tree Plans

OCP Redesignation Map

ADP Comments and Response

approved by Shawn Low

Don Luymes
General Manager
Planning and Development
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OVERALL DEVELOPMENT DATA DEVELOPMENT DATA - LOT 1 DEVELOPMENT DATA - LOT 2 DEVELOPMENT DATA - LOT 3

LEGAL DESCRIPTION LOT AREA LOT AREA
— GROSS SITE AREA: | 186,880.86 Sq Ft. 4.29 Ac. 17,361.79 Sq.M. |1.74Ha. GROSS SITE AREA: [195,839.40 Sq.Ft 4.50 Ac. 18,194.07 Sq M. |1.82Ha. ‘GROSS SITE AREA: 221,852.82 Sq Ft. 5.09 Ac. 20,610.79 Sq.M. | 2.06Ha.
CIVIC ADDRESS NET SITE AREA. 141,069.90 Sq.Ft. 3.24 Ac. 13,105.82 Sq.M. [1.31Ha. NET SITE AREA: 141,122.07 Sq.Ft. 3.24 Ac. 13,110.66 Sq.M. |1.31Ha. NET SITE AREA: 145,624.10 Sq.FL. 3.34 Ac. 13,528.92 Sq.M. |1.35Ha.
7790 7850 King George Bivd., Surrey. B.C. FLOOR AREA RATIO: FLOOR AREA RATIO: FLOOR AREA RATIO:
ZONING INFORMATION PROPOSED: (GROSS)| 393,139.00 Sq.Ft. 9.03 Ac. 36,523.79 Sq.M. | 3.65Ha. | 210 PROPOSED: (GROSS) | 393,645.00 Sq.Ft. 9.04 Ac. 36,570.80 Sq.M. | 3.66Ha. | 201 PPROPOSED: (GROSS) | 357,076.00 Sq_Ft. 8.20 Ac. 33,173.43 8q.M. [3.32Ha. 161
PPROPOSED: (NET) 393,139.00 Sq Ft. 9.03 Ac. 36.523.79 Sq.M. | 3.65Ha. | 279 PPROPOSED: (NET) 393,645.00 Sq.Ft. 9.04 Ac. 36.570.80 Sq.M. | 3.66Ha. | 279 PPROPOSED: (NET) 357,076.00 Sq.Ft. 8.20 Ac. 33,173.43 Sq.M. |3.32Ha. 245
EXISTING, RM-M RESIDENTIAL 379.91200S0.FL]  872Ac. | 35.294.96 SaM. |3.53Ha OT COVERAGE: OT COVERAGE
PROPOSED: CD (Based on RM-70) COMMERCIAL 13,227.0080.Ft | 030 Ac. 1,228.83 SqM. |0.12Ha, :
LOT AREA BUILDING HEIGHT: BUILDING HEIGHT:
GROSS SITEAREA: | 1579.67800SaFL | 3626Ac.  [14675683SqM.|  14.68Ha. 066Ha.  50% PROPOSED: 21.0M. (6 STOREYS) PROPOSED: 21.0M. (6 STOREYS)
5m. TOP OF BANK 5,541.00 SGFt. 0.13 Ac. 51478 SaM 0.05Ha. BUILDING HEIGHT: SETBACKS: SETBACKS
CITY PARK 87,115.40 Sq Ft. 200Ac. | 809328 SqM 0.81Ha PROPOSED: 21.0M.(6 STOREYS) NORTH: 79 AVENUE 14 | asm. NORTH: 79 AVENUE 247 | 75M.
GROSSAREAFOR |1 57413700 Sq71 wthe  [1462420850M| 1asoHa, SETBACKS: SOUTH. 78 AVENUE 181" | 55M. SOUTH: MUP. 206 | 9om.
NORTH: 79 AVENUE 14'9" 45M. EAST: 137 STREET 18-1" 5.5M. EAST: RIPARIAN 165" 50M.
FLOORAREARATO. e oo oam oaaoat oot SOUTH: 78 AVENUE g | 4sMm WEST: 136A STREET. 149 | a5M. WEST. 137 STREET 181 | 55M.
C—— wor| o - —
; \ el e
EUIDINGIREIGET AMENITY SPACE NO.OF UNITS  AREAPERUNITS REQUIRED PROVIDED NO.OFUNITS  AREAPERUNITS REQUIRED PROVIDED
SERACKE. NO.OFUNITS  AREAPERUNITS REQUIRED PROVIDED OUTDOOR AMENITY OUTDOOR AMENITY
NORTH: 79 AVENUE 149" 45M. NO.OFUNITS  AREAPERUNITS REQUIRED PROVIDED NO.OFUNITS  AREAPERUNITS REQUIRED PROVIDED
'SOUTH: 76 AVENUE 39-4" 120M. ‘OUTDOOR AMENITY 1,347.00 Sq.M. | 25,988.00 Sq.Ft. | 2,414.36 Sq.M. 1,215.00 Sq.M. | 20,990.00 Sq.Ft. | 1,950.03 Sq.M.
EAST: FIPARIAN ARER o5 Som NO.OFUNITS  AREAPER UNITS REQUIRED PROVIDED OFF STREET PARKING
1,359.00 Sq.M. | 20,989.00 Sa.Ft. | 1.949.94 SaM CARS PER ‘CARS PER
WEST: KING GEORGE BLVD. 149" 45M. UNIT TYPE NO. OF UNITS DWELLING NO. OF CARS € UNIT TYPE NO. OF UNITS DWELLING NO. OF CARS
4 RESIDENTIAL PARKING . RESIDENTIAL PARKING 405
UNIT TYPE NO. OF UNITS Sﬁitj,ig NO. OF CARS | visiTors PaRKING | | visiTors PARKING | 405
RESIDENTIAL PARKING TOTAL NO. OF PARKING REQUIRED . "TOTAL NO. OF PARKING REQUIRED
VISITORS PARKNG | 01 TOTAL NO. OF PARKING PROVIDED TOTAL NO. OF PARKING PROVIDED 486
CRU.@3SPACES/ 100SqM. (123478 SaM) BICYCLE SPACES BICYCLE SPACES
TOTAL NO. OF PARKING REQUIRED 5806 REQ. BICYCLE SPACES REQUIRED PROVIDED REQ. BICYCLE SPACES REQUIRED PROVIDED
CLAENCACHEARNNGRROVIDED RESIDENTS 539 SPACES U/G PARKADE RESIDENTS 486 SPACES U/G PARKADE
BICYCLE SPACES |Lvsitors | 6/BuLDING | 3BUILDINGS | 18SPACES @GRADE | | visiTors | 6/8uDNG | 3BUILDINGS | 18SPACES@GRADE |
Q REQUIRED PROVIDED
RESIDENTS 12/00 45900 | 544 SPACES UIG PARKADE DEVELOPMENT DATA - LOT 5 DEVELOPMENT DATA - LOT 6
|_wisiTors | 6/BuLONG | 3BUILDINGS | 18SPACES @GRADE |
GROSS SITE AREA: 20027223 SqFt|  460Ac. | 1860589 Sa.M. |1.86Ha. GROSS SITE AREA. [477.65162 SaFt|  10.97 Ac. | 44,375.27 SaM. |4.44Ha.
DEVELOPMENT DATA - LOT 4 NET SITEAREA:  |169,96847 SGFt|  390Ac. | 15.790.58 SaM. | 1.58Ha. NETSITEAREA:  [340019.53SqFt|  781Ac. | 31,588.83 SqM. [3.16Ha.
LOT AREA FLOOR AREA RATIO: FLOOR AREA RATIO:
GROSS SITE AREA: |210.065.72Sa.Ft|  482Ac. | 19.515.74 SaM. |195Ha PROPOSED: (GROSS)[400.442.00 Sq.Ft|  919Ac.  |37.20226SqM.[372Ha.|  2.00 PROPOSED: (GROSS)|843.495.68 SqFt|  19.36Ac. | 7836328 SaM. |7.64Ha| 177
NET SITE AREA: 144,204.05 Sq Ft. 3.31 Ac. 13,396.99 Sq.M. [1.34Ha. PROPOSED: (NET) 400,442.00 Sq.Ft. 9.19 Ac. 37.202.26 Sq.M. | 3.72Ha. | 2.36 PPROPOSED: (NET) 843,495.68 Sq Ft. 19.36 Ac. 78,363.28 Sq.M. |7.84Ha. 248
FLOOR AREA RATIO: B
PROPOSED: (GROSS)| 396,851 00 SaFt|  9.11Ac. | 36,86865Sa M. [360Ha| 180 : :
PROPOSED: (NET) 396,851.00 Sq.Ft. 9.11 Ac. 36,868.65 Sq.M. | 3.69Ha. | 275 BUILDING HEIGHT: BUILDING HEIGHT:
RESIDENTIAL 377,623.00 Sq.Ft. 8.67 Ac. 35,082.31 Sq.M. | 3.51Ha. | PROPOSED: 21.0M. (6 STOREYS) PROPOSED: 21.0M. (6 STOREYS)
COMMERCIAL 15,078.00 Sq.Ft. 0.35 Ac. 1,400.79 Sq.M. |0.14Ha.| SETBACKS: SETBACKS:!
DAYCARE 4,150.00 Sq.Ft. 0.10 Ac. 385.55Sq.M. |0.04Ha. NORTH: 77 AVENUE 149" 45M. NORTH: M.U.P. 16-5" 50 M.
LOT COVERAGE SOUTH: 394" | 120Mm. SOUTH: 76A AVENUE 181" [ s5M.
67H 50% EAST: 137 STREET 181" | s5M. EAST: RIPARIAN 165 | s0Mm.
BUILDING HEIGHT: WEST: KING GEORGE BLVD. 21-4" 6.5 M. WEST: 137 STREET 18-1" 5.5 M.
PROPOSED. 21.0M.(6 STOREYS) AMENITY SPACE AMENITY SPACE
SEIBACKS] INDOOR AMENITY INDOOR AMENITY
NORTH: 78 AVENUE 30M. NO.OF UNITS  AREAPERUNITS REQUIRED PROVIDED NO.OF UNITS  AREAPERUNITS REQUIRED PROVIDED
EAST: 136A STREET 4.5 M. OUTDOOR AMENITY OUTDOOR AMENITY
WEST: KING GEORGE BLVD. 45M NO.OF UNITS  AREAPERUNITS REQUIRED PROVIDED NO.OF UNITS  AREAPERUNITS REQUIRED PROVIDED
AMENITY SPACE 1,455.00 Sa.M. | 36.234.00 Sa.Ft. | 3.366.25 SaM. 3,015.00 Sq.M. | 57.761.00 S Fi. | 5,366.17 SaM.
INDCORAMENITY OFF STREET PARKING OFF STREET PARKING
S S S PROMDED UNIT TYPE No.oFuNTs  SARSPER o oF cars UNIT TYPE No.oFuNTs  SARSPER - no oF cars
OUTDOOR AMENITY. RESIDENTIAL PARKING B RESIDENTIAL PARKING 1,005
NO.OFUNITS  AREAPER UNITS REQUIRED PROVIDED [visorsparkne | 485 [vsmorsparone [ 1005
1,338.00 SqM. | 21,940.00 Sq.FL.| 2,038.29 SqM TOTAL NO. OF PARKING REQUIRED . TOTAL NO. OF PARKING REQUIRED
oFF STREET PARKING TOTAL NO. OF PARKING PROVIDED 583 TOTAL NO. OF PARKING PROVIDED
= DWELLING = REQ. BICYCLE SPACES REQUIRED PROVIDED REQ. BICYCLE SPACES REQUIRED PROVIDED
RESIDENTIAL PARKING 448 11 582 SPACES UIG PARKADE RESIDENTS 1,206 SPACES U/G PARKADE
VISITORS PARKING 446 Ll ! | wisitors 6/BUILDING | 2BUILDINGS | 12SPACES @GRADE | | visimors. 6/BUILDING | 6BUILDINGS | 36 SPACES @ GRADE |
CRU. @3 SPACES/100SqM. _ (1.400.79 5q.M.)
DAYCARE 220
"TOTAL NO. OF PARKING REQUIRED 600.0
TOTAL NO. OF PARKING PROVIDED
REQ. BICYCLE SPACES REQUIRED PROVIDED
RESIDENTS 1.2/D.U. 446 D.U. 535 SPACES U/G PARKADE
| isiors | 6/BUILDING | 3BUILDINGS | 18SPACES@GRADE |
- o — v 20290920 owe | | DEsCRIPTION I
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UPGRADED CREEK
CROSSING
Widened and upgraded
pathway which connects
King George Blvd. to 138
Street and Bear Creek
Elementary School

STORM WATER
ENHANCEMENTS
Storm water systems will be
installed and used to control
ground water run-off

New Bioswale storm water
system

INDOOR AMENITIES
Large indoor amenity areas to be

\

\

MUP CONNECTION TO
CREEKSIDE PATH

Dedicated public entry to
new path along Hunt
Brook Creek

CLASS A CREEK
PROTECTION

Conveyance of riparian area
to the City for maximum
safeguarding of salmon

bearing Hunt Brook Creek

will be built along Hunt
Brook Creek

RIPARIAN AREA

shared amongst residents.
Approximately 18,000 sg. ft. in Lot
3 Building 3 will include fitness
centre, business/work areas,
lounge and games rooms

EAST / WEST
CONNECTIONS
4.0m + privately owned
public pathways connect
King George Blvd. with the
new creekside path.

NEW ROAD NETWORK
A finer grained road network
will be provided for the
community interconnecting
the lots

NEW OFFSTREET
BIKE LANE
A new off street bike lanes
will be constructed along the
King George Blvd.

Bl

137 ST.

CITY PARK

136A ST.

78 AVE.

NEIGHBOURHOOD
COMMERCIAL

Street fronting commercial
along King George Boulevard,
78 Ave and a portion of 136a

across from the City Park

DAYCARE

New 4,150 sq. ft. daycare
to be provided

NEW CREEKSIDE PATH

A new 500m long pathway

KING GEORGE BOULEVARD

NEW CITY PARK

2.0 Acre City Park to be a central
feature of the development and
communal gathering space for

the community

NEW CONNECTION TO

138 STREET
76a will connect to 138

Street for access to Frank
Hurt Park and Frank Hurt

Secondary

76A AVE.

|

77 AVE.

EAST / WEST
CONNECTIONS

4.0m + privately owned
public pathways connect
King George Blvd. with the
new creekside path.

ENVIRONMENTAL / SUSTAINABILITY

MOBILITY / CONNECTIONS

LAND USE / BUILDINGS

RIPARIAN AREA
DEDICATION

Riparian area conveyed to
the City to preserve natural
habitat and enhance the
Public experience.

INDOOR AMENITIES

Large indoor amenity areas to
be shared amongst residents.
Approximately 18,000 sq. ft. in
Lot 6 Building 4 will include
fitness centre, business/work
areas, lounge and games
rooms

RETAINED TREES

Mature Off-site neighbouring
trees proposed to be retained for
this development

VARYING BUILDING
HEIGHTS

Buildings are stepped with
varying heights from 4-6
storeys to provide visual

relief and interest to the site.

TRANSIT ORIENTED
DEVELOPMENT

All homes will be currently
located within 200m of two
R1 Rapid Bus stations. King
George is a Frequent Transit
route and incentive to be
prioritized in Future over
improving Public Transit
network like future skytrain.

PROPOSED MULTIFAMILY DEVELOPMENT
7790 & 7850 KING GEORGE BOULEVARD, SURREYBC
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FRANK HURT
SECONDARY

BEAR CREEK
ELEMENTARY

ENVIRONMENTAL / SUSTAINABILITY

HUNT BROOK CREEK

ONMOENON.

MOBILITY / CONNECTIONS
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DEVELOPMENT
VISION AND GOALS RIPARIAN AREA

Create a new, sustainable 15-minute
neighbourhood that is seamlessly integrated
between a bustling frequent transit network

and a natural fish bearing habitat.

o)
b+
m
m
X
@
=]
m

76A AVE.
Ty

The development is broken into 3 different 187 ST.
nodes that are directly related to its current
and future environments. Each node will
provide a unique experience and distinct
neighbourhood characteristic as future
residents move1 gather and live throughout
the community.
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136A ST.

c
X
w
>
4

KING GEORGE BOULEVARD
PLANNING PRINCIPLES AND GUIDELINES
Transit Supportive ) Environmental Protection Mobility
Support the_eX|st|ng R1 Ra_1p|dBus service and Enhancements Design an accessible site that encourages pedestrian,
and potential future transit upgrades by Ensure the existing ecosystems and natural cyclist, and other rolling means of mobilty throughout an
providing appropriate density to this areas are enhanced and protected. integrated network of roads and walkways.

Frequent Transit Corridor

Sustainability _ Liveablity -
Housing Integrate sustainably site and building features, Create a liveable community through thoughtful building
Provide the City with much needed housing while discouraging the use of vehicles to lower _and site design that encourages social gathering and
that will actually be built. the impact of Green House Gas esmmisions. indudes multiple uses for people to live, work, and play

within walking distance of their homes.

PROPOSED MULTIFAMILY DEVELOPMENT PROJECT VISION & REDEVELOPMENT GOALS
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URBAN NODE

The "Urban" node will be the most urbanized area of the community. It will feature the main

entrance to the development at King George Blvd. and 78th Avenue, which will feature local

shopping and retail experiences, as well as a daycare. Publicly accessible pathways will be
open to King George Blvd, moving pedestrians Into or out of the site.

Buildings will feature smaller commercial setbacks with more urbanized types of materials to
match the energy of King George Blvd and its current and future rapid transit services.
Landscaping will be urbanized to provide privacy for residents with species that will thrive in
these types of higher traffic environments.

Commercial/retail along King George Blvd Commercial/retail translucent canopies to
and 78 Avenue provides the community with bring in natural light and openness to the
local shopping and amenities. public sidewalk.

Harder landscaping and corner plazas used to create an urban feel. Metal fences
and architectural concrete will be used for retaining walls.

RIPARIAN AREA

137ST.

CITY PARK

136AST.

KING GEORGE BOULEVARD

The extensive use of brick, metal and other urban building
materials, as well as more linear building forms will provide
strong street presences throughout this node.

76A AVE.

77 AVE.

i— URBAN

Two storey townhomes units will front King George Blvd.
to differentiate the mixed use and residential buildings.

Clean minimalist Architecture & Landscape style in
accordance with the contemporary Urban lifestyle.

eroucr seerme
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Building openings and
o tiered heights provide view
corridors to the east.
Opportunities for storm
water management in
open space,

o/

and other passive activities.
\\ \

KING GEORGE BOULEVARD
existing

TRANSIT SUPPORTIVE

P ENVIRONMENTAL PROTECTION
& ENHANCEMENTS

URBAN NODE

APPLIED PRINCIPLES AND

GUIDELINES MOBILITY
® HOUSING
® SUSTAINABILITY
LIVEABILITY

Courtyards will offer residents Openings along street Sightliness provided at T
large outdoor amenity spaces that frontage provides massing junction intersections for

will have multi-generational uses relief and opportunities for view corridors.

and vary throughout the site. publicly accessible spaces P
To offer homes with family
unit mix close to transit and
shopping.
E/W pathways to interconect the
N site and move people from King

Multiple corner plazas will blend
the public and private realm and
offer opportunities for seating

George Blvd. to Hunt Brrook
Creek.

unnnunnnf

&— URBAN

Located within 150m of ®
i Located within 150m of
R1 Rapid Bus existing
E/W pathways fo interconect the Central "spine" and Commercial/retail at Daycare provided for E/W pathways to interconect the R1 Rapid Bus
site and move people from King provides distinguished  grade along King George future residents and site and move people from King
George Blvd. to Hunt Brrook entry to the development Blvd. and 78 Ave community. George Blvd. to Hunt Brrook
Creek. Creek. I
PROPOSED MULTIFAMILY DEVELOPMENT URBAN NODE 7j:’ harne
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CENTRAL NODE

APPLIED PRINCIPLES AND
GUIDELINES

Off-site trees retention to
be as per Parks
department decision.

Central City Park to be a
place for play and
community gathering.

E/W pathways to interconnect the
site and move people from King
George Blvd. to Hunt Brook Creek.

Park provides visual
relief from buildings.

Courtyards will offe
residents large outd
amenity spaces that
have multi-generatic

uses and vary
throughout the site

137 ST.

./

Located within 300m of
existing
R1 Rapid Bus

136A ST.

Multiple corner plazas will blend
the public and private realm and
offer opportunities for seating

Building openings and
tiered heights provide view
corridors to the east.

5 storey heights along street
frontages provides spacial relief
and building articulation

E/W pathways to interconect the
site and move people from King
George Blvd. to Hunt Brrook

@® TRANSIT SUPPORTIVE

o PURRMENTAERoTECTON
MOBILITY

@® HOUSING

@ SUSTAINABILITY
LIVEABILITY

Multiple corner plazas will blend
the public and private realm and
offer opportunities for seating
and other passive activities

Sightlines provdided at 'T'
juntion intersections for view
corridors.

76A AVE.

H

(@]
m
=z
=
)
>
-

- L
To offer homes with family

unit mix close to transit and
shopping.

E/W pathways to interconect the
site and move people from King
George Blvd. to Hunt Brrook

Building openings and
tiered heights provide view
corridors to the east.

and other passive activities Creek. Creek.
‘‘‘‘‘‘‘ s I 202310920 onte T o] I -
‘mm H 4’7
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CREEKSIDE NODE

The "Creekside" node will be the most easterly node and will provide the future residents and
community members with direct engagements to Hunt Brook creek through a series of public
walkways and various open spaces. Residential buildings will be built with materials and
colour scheme choices that align with the adjacent natural environment. Landscaping in this
node will consist of native species found around the creek that can be planted and maintained
in the development to blend the boundaries of nature and the new development.

Softer building materials and color schemes in this node will lean into it's proximity to the creek.
Pitched roofs, shingles, and vertical plant hardie will differentiate this node from its more urban
forms to the west and provide a softer interface with the new pathway along Hunt Brook creek

Native species will be predominant in this node.
Opportunities for bio-swales and other sustainably storm water managment practices will be

RIPARIAN AREA

137ST.

136AST.

79 AVE.
78 AVE.

CITY PARK

KING GEORGE BOULEVARD

77 AVE.

#— CREEKSIDE

76A AVE.

A new public pathway will run adjacent Hunt Brook creek, giving residents an opportunity to engage with nature,
just steps away from the residential development. Pathway to have soft edges to merge with the natural

included. preserved Riparian area.
....... - J—— [ 20230920 e | & .
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CREEKSIDE NODE TRANSIT SUPPORTIVE

P ENVIRONMENTAL PROTECTION
& ENHANCEMENTS

APPLIED PRINCIPLES AND

GUIDELINES MOBILITY
@® HOUSING
@ SUSTAINABILITY
LIVEABILITY
[ ® °
E/W pathways to interconnect the Retention of existing trees Protection and enhancement of Op:r';:’ﬁﬁesl,:\l,?;g rg;;igﬁgan . )
site and move people from King will keep the existing existing Class A watercourse interestinpo ortunities for Opportunities for bio-swalse
George Blvd. to Hunt Brook Creek. environment in place. and environmental area. g opp and other storm water

programming along this adjacency management opportunities

New pathway beirm. New public path along Hunt

connect to Bear Creek Brook Creek
elementary

)od frame apartments are

igh demand and can offer

lomes in shorter span of
time.

TS

RIPARIAN AREA

¢ CREEKSIDE

Located within 300m of

existing
R1RapidBus T o
7 ST.
Courtyards will offer
Building openings and residents large outdoor
tiered heights provide view amenity spaces that will have

corridors to the east. multi-generational uses
5 storey heights along Lower bu_ilding heights at E/W pathways to interconect Lar_ge indqor am(_anity spaces Sightlines provdided at 'T'
street frontages _the_maln entry to the the site and move people WI|! provide residents with juntion intersections for
provides spacial relief riparian area for a more from King George Blvd. to multiple uses and a p[ace for view corridors.
and building articulation welcoming experience Hunt Brrook Creek. community gathering.
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PLACE MAKING INDOOR AMENITY PLACE MAKING
. INDOOR AMENITY AREA
Outdoor Amenity spaces

Increased Outdoor Substantial Indoor Amenity ! 0
Amenity spaces & publicly spaces provided in each & publicly accessible
accessible areas building throughout the siteplan areas OUTDOOR AMENITY AREA
- DAYCARE AREA
- COMMERCIAL AREA
)
>
<
<
©
~
137 st. \ INDOOR AMENITY
Indoor Amenity area
doubled on larger buildings
throughout the siteplan
INDOOR AMENITY
Indoor Amenity area
doubled on larger buildings CITY PARK
throughout the siteplan 2 ]
< 2
[ <
~ [
~
136A St. /
// | /
PLACE MAKING DAYCARE PLACE MAKING
Increased Outdoor COMMERCIAL
Amenity spaces & publicl Additional commercial proposed Daycare moved to be Increased Outdoor
e P y facing King G Boul d beside commercial and Amenity spaces & publicly
accessible areas acing King George Boulevar cross from Park accessible areas > @
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Appendix Il
!!SURREY INTER-OFFICE MEMO

the future lives here.

TO: Director, Area Planning & Development
- South Surrey Division
Planning and Development Department

FROM: Development Services Manager, Engineering Department
DATE: November 14, 2023 PROJECT FILE: 7822-0221-00
RE: Engineering Requirements (Commercial/Residential)

Location: 7790 King George Blvd

OCP AMENDMENT/DEVELOPMENT PERMIT
There are no engineering requirements relative to the OCP Amendment/Development Permit.
REZONE/SUBDIVISION

Property and Right-of-Way Requirements
* Dedicate 3.236 m on King George Blvd.
* Dedicate 15.0 m for 76A Avenue, and 137 Street.
* Dedicate 20.0 m for 77 Avenue, and 136A Street.
e Dedicate 10.0 m for 78 Avenue.
* Dedicate 5.0 m Walkway
* Dedicate necessary corner cuts at all intersections.
* Register 0.5 m SRW for City service connections and sidewalk maintenance.
*  Register adequate SRWs for downstream drainage and sanitary servicing.

Works and Services
*  Construct 1.8 m sidewalk on King George Blvd.
» Improve traffic signal at 78 Avenue/King George Blvd.
*  Construct 76A Avenue to connect to 138 Street.
»  Construct 77 Avenue, 78 Avenue, 136A Street and 137 Street.
*  Construct walkways, and gravel pathway through the Riparian Parkland.
*  Construct local storm drainage sewers to service the proposed development.
*  Provide onsite and offsite sustainable drainage works to meet the Cruikshank and Grenville
Integrated Stormwater Management Plan (ISMP) and City’s DCM.
* Construct 3oomm water main along the east side of King George Blvd.
* Construct 2s0mm watermains along all other road frontages.
+ Construct min 250mm sanitary sewers to service the proposed development.
e Submit sanitary catchment flow analysis and upgrade the downstream system constraints, if any.
»  Construct an adequately-sized water, sanitary, and storm service connection for each lot.

A Servicing Agreement is required prior to Rezone/Subdivision.

Jeff Pang, P.Eng.
Development Services Manager
IK

NOTE: Detailed Land Development Engineering Review available on file
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!!SURREY INTER-OFFICE MEMO

& the future lives here.

TO: Director, Area Planning & Development
- South Surrey Division
Planning and Development Department

FROM: Development Services Manager, Engineering Department
DATE: November 11, 2023 PROJECT FILE: 7822-0222-00
RE: Engineering Requirements (Commercial/Residential)

Location: 7850 King George Blvd

OCP AMENDMENT/DEVELOPMENT PERMIT
There are no engineering requirements relative to the OCP Amendment/Development Permit.
REZONE/SUBDIVISION

Property and Right-of-Way Requirements
* Dedicate 1.712 m on King George Blvd.
e Dedicate 10.0 m for 78 Avenue.
* Dedicate 11.5 m for 79 Avenue.
* Dedicate 20.0 m for 136A Street and 15.0 m for 137 Street.
* Dedicate 5.0 m and 6.0 m Walkways.
* Dedicate necessary corner cuts at all intersections.
* Register 0.5 m SRW for City service connections and sidewalk maintenance.
*  Register adequate SRWs for downstream drainage and sanitary servicing.

Works and Services
*  Construct 1.8 m sidewalk on King George Blvd.
* Improve traffic signal 78 Avenue/King George Blvd.
»  Construct 78 Avenue, 79 Avenue, 136A Street and 137 Street.
» Install traffic signal at 79 Avenue/King George Blvd.
*  Construct walkways, and gravel pathway through the Riparian Parkland.
*  Relocate existing storm trunk sewer to King George Blvd towards 8o Avenue.
*  Construct local storm drainage and sanitary sewers to service the proposed development.
»  Provide onsite and offsite sustainable drainage works to meet the Cruikshank and Grenville
Integrated Stormwater Management Plan (ISMP) and City’s DCM.
* Construct 3oomm water main along the east side of King George Blvd.
* Construct 2s0mm watermains along all other road frontages.
e  Submit sanitary catchment flow analysis and upgrade the downstream system constraints, if any.
»  Construct an adequately-sized water, sanitary, and storm service connection for each lot.

A Servicing Agreement is required prior to Rezone/Subdivision.

Jeff Pang, P.Eng.
Development Services Manager
IK

NOTE: Detailed Land Development Engineering Review available on file



Appendix Il

Department: Planning and Demographics
Date: November 10, 2023
Report For: City of Surrey

Development Impact Analysis on Schools For:

Application #: 23 0106 00

The proposed development of 3243 Low Rise Apartment units

are estimated to have the following impact on elementary and secondary schools y of Impact and Commentary

within the school regions. The following tables illustrate the historical, current and future enrolment projections
including current/approved ministry operating capacity for the elementary and secondary
schools serving the proposed development.

School-aged children lation projection 427 I

Bear Creek Elementary is currently operating at full capacity and enrolment is projected to grow in
the next five years by one classroom per year on average. Bear Creek also accommodated many
new immigrant children in our community this year. The school is not on the capital plan for an

addition.
Projected Number of Students From This Development In:
Elementary School = 259 With the development of the 3243 units which will generate 259 students for Bear Creek
Secondary School = 97 Elementary, the existing school site cannot accommodate the 11 portables which would be needed
Total Students = 356 to manage this growth at full buildout. The development is in phases which will see the first 449
units completed in 2029 and generating an additional 40 students annually until 2037. As this
Current Enrolment and Capacities: development falls outside of the established NCPs, the District does not currently have a plan to
absorb this growth within the next ten years in the current Capital Plan. The increased growth
Bear Creek Elementary from this and 9ther developrments W}” Ifye recolgmzed in the 2024-2025 Cépltal Plan. However,
Enrolment 587 these needs will be competing for priority against all other growth areas in Surrey and the rest of
) X the province. Future development plans are not yet available in this neighborhood, we are relying
Operating Capacity 597 . .
solely on population trends and births for the enrolment graphs below.
# of Portables 1
Frank Hurt Secondary is operating at 120% capacity and it is projected to grow to 137% over the
next 10 years. Adding another 97 students to the projections will negatively impact student
Frank Hurt Secondary learning and school operations. As a result, as part of the District’s 2024/25 Five Year Capital Plan
Enrolment 1499 submission to the Ministry of Education, there is a capital request to construct an 800 capacity
Operating Capacity 1250 addition targeted to open September 2029. The Ministry has yet to approve capital funding for
# of Portables 4 this project.
Bear Creek Elementary
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Note: If this report is provided in the months of October, November and December, the 10-year projections are out of date and they will be updated in January of next year.
Frank Hurt Secondary
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Note: If this report is provided in the months of October, November and December, the 10-year projections are out of date and they will be updated in January of next year.

Population : The projected population of children aged 0-17 impacted by the development.
Enrolment: The number of students projected to attend the Surrey School District ONLY.



Appendix IV

MIKE FADUM AND ASSOCIATES LTD.
VEGETATION CONSULTANTS

Tree Preservation Summary

Surrey Project No: 7922-0221-00
Address: 7790 - King George Boulevard
Registered Arborist: Tim Vandenberg

On-Site Trees Number of Trees
Protected Trees Identified
(on-site and shared trees, including trees within boulevards and proposed streets 448
and lanes, but excluding trees in proposed open space or riparian areas)
Protected Trees to be Removed 250
Protected Trees to be Retained 198
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
27 Xone (1) =27
- 473
- All other Trees Requiring 2 to 1 Replacement Ratio
223 Xtwo (2) =446
Replacement Trees Proposed 360
Replacement Trees in Deficit 113
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] 58
Off-Site Trees Number of Trees
Protected Off-Site Trees to be Removed 0
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
0Xone(1)=0
0
- All other Trees Requiring 2 to 1 Replacement Ratio
0Xtwo(2)=0
Replacement Trees Proposed NA
Replacement Trees in Deficit NA

Summary report and plan prepared and submitted by: Mike Fadum and Associates Ltd.

Date: November 8, 2023

Signature of Arborist:

Mike Fadum and Associates Ltd.
#105, 8277-129 Street, Surrey, BC, V3W 0A6
Phone 778-593-0300 Fax 778-593-0302
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MIKE FADUM AND ASSOCIATES LTD.
VEGETATION CONSULTANTS

Tree Preservation Summary

Surrey Project No: 7922-0222-00
Address: 7850 — King George Boulevard
Registered Arborist: Tim Vandenberg

On-Site Trees

Number of Trees

Protected Trees ldentified

(on-site and shared trees, including trees within boulevards and proposed streets 162
and lanes, but excluding trees in proposed open space or riparian areas)
Protected Trees to be Removed 101
Protected Trees to be Retained 61
(excluding trees within proposed open space or riparian areas)
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
5Xone(1)=5
197
- All other Trees Requiring 2 to 1 Replacement Ratio
96 X two (2) =192
Replacement Trees Proposed 520
Replacement Trees in Deficit 0
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] 42

Off-Site Trees

Number of Trees

Protected Off-Site Trees to be Removed 3
Total Replacement Trees Required:
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
1Xone(l)=1
5
- All other Trees Requiring 2 to 1 Replacement Ratio
2Xtwo (2)=4
Replacement Trees Proposed NA
Replacement Trees in Deficit NA

Summary report and plan prepared and submitted by: Mike Fadum and Associates Ltd.

Signature of Arborist:

Date: November 14, 2023

Mike Fadum and Associates Ltd.
#105, 8277-129 Street, Surrey, BC, V3W 0A6
Phone 778-593-0300 Fax 778-593-0302
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Appendix VI

Location: Virtual

AdViS Ory DeS ig n P a nel THURSDAY, SEPTEMBER 28, 2023
R Time: 4:00 p.m.
Minutes
NEW SUBMISSION

4:05 p.m.

File No.: 7922-0221-00 & 7922-0222-00

New or Resubmit: New

Last Submission Date: ~ N/A

Description: Rezoning from RM-M to CD; Proposed General
Development Permit to allow for 20 low-rise 5-6 storey
apartment buildings. Two buildings to contain some ground
floor CRUs and one building to contain daycare space.

Address: 7790 King George Boulevard & 7850 King George Boulevard

Developer: Phil Magistrale, Dawson & Sawyer

Architect: Abhishek Sinha, Barnett Dembek Architects,

Landscape Architect: Mary Chan Yip, PMG

Planner: Keith Broersma

Urban Design Planner: ~ Nathan Chow

The Urban Design Planner described the scope of a General Development Permit, and
advised that staff generally support the project.

The Panel was asked to comment on the open spaces of the site, including parks,
plazas, outdoor amenity space; circulation routes, including roads, pedestrian paths,
size, and location; setbacks; public realm interface; building separation; building
heights and number of stories; building form, concept, and fenestration approach;
parking; and land use.

The Project Architect presented an overview of the site planning, streetscapes, building
concept, and 3D Views.

The Landscape Architect presented an overview of the general concept for the
Landscape design.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW

It was Moved by E. Aghsaei
Seconded by N.Couttie
That the Advisory Design Panel (ADP) is
NOT IN SUPPORT of the project and recommends that the applicant address the
following issues to the satisfaction of the Planning & Development Department and
resubmit the project to the ADP for review.
Defeated
With Y.Popovska, R.Salcido, S. Macrae, D.Dilts,
K. Deol, and N. Funk opposed.

Page 1



Advisory Design Panel - Minutes September 28, 2023

A new motion was put forth:

It was Moved by S. Macrae

Seconded by Y. Popovska

That the Advisory Design Panel (ADP) is in
CONDITIONAL SUPPORT of the project and recommends that the applicant address
the following issues to the satisfaction of the Planning & Development Department
and, at the discretion of Planning staff, resubmit the project to the ADP for review.

Carried

With E.Aghsaei, J. Azizi, G.Brumpton, N. Funk,

and N. Couttie opposed.

Key Points

o Consider inventing an overall concept or “Big Idea” for the site.

0 This is a transit-oriented development located in the heart of Surrey that
will include a centralized City Park, new publicly accessible paths along
a new Riparian Area and multiple pedestrian pathways. The “Big Idea” is
to create a new, sustainable 15-minute neighbourhood that is seamlessly
integrated between a bustling frequent transit network and a natural
fish bearing habitat. The development is broken in to 3 different nodes
that are directly related to its current and future environments. Each
node will provide a unique experience and distinct sense of place as
future residents move, gather and live throughout the community.

o Consider differentiating the streets of the site.

0 Asnoted above, different building and landscape characteristics will be
applied throughout the site based on their location and street frontage.
Buildings along King George Blvd. will match the energy of the transit
corridor with strong facades which include commercial uses and two-
storey townhouse units. 136a and 137 Street will respond to the central
City park with a more residential feel throughout with a great amount of
massing relief in this area. East of 137 Street, the buildings and
landscaping will respond to Hunt Brook with softer building materials
and colors that will differentiate this area from the others throughout
the site.

o Consider developing a high-quality public realm to set the stage for future
phased buildings.

0 The public realm will be built to the City of Surrey’s Engineering design
criteria standards. All other private spaces will be enhanced with
publicly accessibly spaces in the forms of corner plazas and passive
social spaces. The hard and soft landscaping materials will be of high
quality to enhance the outdoor spaces with interesting and
differentiating schemes throughout the site.

o Consider using L-shaped or I-shaped buildings as opposed to U-shaped buildings.

0 We have adjusted the U-shaped buildings to open up on the east sides of
them to allow for view cones.

o Reconsider the U-shaped buildings and their orientation, bearing in mind
sunlight exposure.

0 Buildings in Lot 3 and 6 have been adjusted in their orientation and the
“I” building in Lot 5 has been removed to allow for more sunlight
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Site

exposure. In addition to the pulled back portions of the east sides of the
U shaped buildings, we have also lowered the height of many buildings
by 10ft to 5-storeys on the west and south facades to allow for greater
sunlight exposure.
Consider diversifying the building and courtyard design to prevent sameness,
while still maintaining cohesion across the site.

0 Each courtyard will have its own unique feel and design which will be

completed at each detailed DP.
Considering adding more commercial space along King George Boulevard.

0 Complete, we have added more commercial space along King George
Blvd.

Consider augmenting the indoor amenity spaces in all buildings.

0 Complete, we have increased the amount of indoor amenity space in
each of the U shaped buildings.

Consider hiring a sustainability consultant at this early stage.
0 We will consider further sustainability features at detailed DP’s.
Consider the addition of green rooves and other rooftop amenity spaces.

0 We are over providing on the outdoor amenity space required. We can

consider this as the detailed DP’s are further developed.
Consider strengthening storm water management plans.

0 A storm water management feature will be located at the north/east
section of the site to direct surface water towards the creek via a
bioswale.

Consider hiring an accessibility consultant.

0 The entire site is adhering to the B.C.B.C. accessibility requirements.
Our code consultant will be reviewing each detailed DP and BP
submissions.

Consider drawing examples from successful walkable communities to inspire

the design of pedestrian spaces in this project.

0 As per our landscape drawings, there will be multiple opportunities to
create interesting and unique pedestrian spaces throughout the site that will
be designed at the detailed DP.

Recommend working with the project environmental consultant to integrate the

park into the riparian area so it is enhancing the ecology and biodiversity of that

corridor; alternatively, moving the park to the edge of the riparian area would
help enhance the ecology of the corridor and would help the park feel larger.

0 The park location has been approved by the Park’s department and will
remain as is.

Consider evaluating the crossflow of the neighbourhood.

0 The crossflow has been designed to allow for multiple pedestrian
connections that run e/w and n/s throughout the site. Each walkway has
been designed to be accessible and the use of stairs will likely not be needed
for public spaces.

Consider centralizing commercial space around central park and challenging

City Engineering public road standards to explore more pedestrian friendly core

flanked by shared-public-ways/Woonerfs with a blend of hard and soft scape for

inherent traffic calming.

0 The commercial space and Daycare has been located across from the Park.
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We have already proposed alternative pedestrian friendly roads but these
were not accepted by the Engineering department.
. Recommend incorporating bike lanes, ensuring to indicate their placement in
the planning drawings.

0 Bike lanes do not fit into the local road design criteria. We will be
constructing a new bike lane along King George Blvd. as part of the
Servicing Agreement.

. Consider revising the east edge to rotate buildings or open up pathways to
integrate more with the adjacent riparian area.

0 Many of the buildings have been adjusted to allow for multiple PAOS along
the creek. This layout also adheres to CPTED principles with “eyes on the
creek” and a strong frontage along the new pathway and riparian area.

o Consider alternate methods to terminating the street on 136A Street, potentially by
means of a plaza, viewpoint, or childcare, instead of the narrow end of a building.

0 These “I” buildings have been removed and there are now site lines through
the south side of 136a and 77 Avenue.

o Consider relocating the daycare so that it faces the park and is not exposed to
excess noise.

0 Complete, we have moved the Daycare to be across from the Park and next
to the commercial space. It also will allow for a south exposed outdoor
space for the Daycare.

o Consider adding more commercial space along King George Boulevard.
0 Complete, we have added more to front King George Blvd.
o Consider widening the commercial space in areas in which it bottle-necks.

0 The commercial layouts will be confirmed at DP. The depths of the units
will be 12.om.

o Consider reorienting the entrances of the townhomes so that they face the park.
0 These 2 storey townhomes are only proposed for King George Blvd. We are

able to provide a 2 storey feel for all other buildings throughout the site and
the Park by the use of different windows, materials and color schemes.

o Reconsider the small size of the townhomes, bearing in mind functionality for families.
0 These are a unique, 1 bedroom end user home that function better along King

George Blvd.

o Consider 4-storey stacked townhouses for the B2 buildings to avoid
overcrowding in the courtyards and walkways; also consider that higher
buildings may yield towards a more dynamic city skyline.

0 We have adjusted many of the south and west facing facades of the “U”
shaped buildings to be 5 storey in height which will allow for a more
dynamic skyline. The site does not work with building higher formed
buildings or stacked townhomes. The most affordable homes can be
brought to the market with the current 5 and 6 storey design.

. Consider augmenting the smaller indoor amenity spaces.
0 We have increased the indoor amenity space in all of the U shaped
buildings.
. Consider adding more indoor amenity space to each building.
0 We have increased the indoor amenity space in all of the U shaped
buildings.
. Consider adding amenity spaces to the corners where residential spaces will be

hard to lay out.
0 Complete, we have moved the indoor spaces in to the corners on U shaped
buildings.
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o Consider establishing a larger range of unit types from east to west to be more
intentional with project edges.

0 The commercial and townhomes along King George Blvd. interface with the
more urbanized frontage of the street. There will be opportunities for
different unit types in buildings throughout the detailed DP process. For
now, the units proposed are the most affordable and in demand type of
home.

o Consider adding parking spaces along King George Boulevard, ensuring that it will
not conflict with daycare parking; consult City of Surrey staff to find the correct
ratio of on-street versus off-street parking to help mitigate below grade parking.

0 Parking is not permitted on King George Blvd. Adequate parking will be provide
underground and additional on-street parking will be available on the local
roads throughout the site.

o Consider including parking spaces for families.
0 We will consider this as part of detailed parking design.
. Consider the addition of underground parking.
0 All residential, commercial, visitor and daycare parking will be provided
underground.
o Consider densifying the neighbourhood with higher buildings and creating

more residential space.
0 The site does not work with building higher buildings or more density at
this time.

Form and Character

o Consider developing a “big idea” or conceptual theme to tie the entire project together.

0 The “Big Idea” is to create a new, sustainable 15-minute neighbourhood that
is seamlessly integrated between a bustling frequent transit network and a
natural fish bearing habitat. The development is broken in to 3 different
nodes that are directly related to its current and future environments. Each
node will provide a unique experience and distinct sense of place as future
residents move, gather and live throughout the community.

o Consider the impact of the site slope on each building.

0 Complete, grading has been established for the site. We have further
updated building designs to allow for flat walk out units into courtyard
amenities which lowers the use of any retaining walls required.

o Reconsider the U-shape buildings, as they conjure feelings of hospitals or
hotels, creating a counterproductive ambiance.

0 We have adjusted the U-shaped buildings to open up on the east sides of
them to allow for view cones. There is sufficient building separations between
portions of the building that allow for privacy and opportunities for unique
courtyard spaces that future residents can identify their sense of place
throughout the development.

o Reconsider the orientations of the various U-shaped buildings, bearing in mind
their exposure to sunlight; consider conducting a proper shadow study at all
times of days to inform this change.

0 In addition to the pulled back portions of the east sides of the U shaped
buildings, we have also lowered the height of many buildings by 10ft to 5-
storeys on the west and south facades to allow for greater sunlight exposure.

o Consider L-shaped buildings as opposed to U-shaped buildings to increase flow
and ventilation.
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0 We have adjusted the U-shaped buildings to open up on the east sides of
them to allow for view cones which increase the flow and ventilation of the
site. There are also increased outdoor spaces provide as a result of these
changes to the U shaped buildings.

Consider privacy concerns that may arise as a result of the U-shaped buildings

and the close proximity of units.

0 There is sufficient building separations between portions of the building
that allow for privacy and opportunities for unique courtyard spaces that
future residents can identify their sense of place throughout the
development.

Reconsider the design of the I-shaped building on B2 along the north-south edge.

0 We have removed this building.

Consider more thoughtfully articulating the buildings and developing character

in order to enhance the overall development.

0 These will all be done at the design phase of each detailed DP.

Consider the design choices of residential versus commercial entrance spaces to

avoid the feeling of sameness.

0 We will ensure the two types of entrances are differentiated.

Consider enhancing design viability to small commercial spaces to ensure

longevity for retail tenants.

0 We will ensure the units are designed and sized appropriately for the
longevity of retail tenants.

Consider implementing a strategy whereby each courtyard has its own

distinctive ambience while still maintaining cohesion among each one.

0 Each courtyard will be designed at detailed DP’s to be unique amongst each
other while maintain cohesion throughout the site.

Landscape

Consider adding urban greenery and diversifying materials of the project to

break-up the building blocks.

0 All buildings will be designed with different materials in order to break up
the building blocks. Urban greenery will be provided where applicable to
enhance the pedestrian interface and experience.

Consider establishing a sense of place through intentional character for the

neighbourhood through use of urban agriculture.

0 As noted the landscape features will differentiate between each node
throughout the site.

Consider the implementation of organic lines throughout the development area.

Consider diversifying the materials and sizes of all walkways.

0 Walkways will be designed similar to the concept images in the landscape
plans. Different colors and sizes of pavers or concrete treatments will be
used throughout to create interesting and unique walkways for pedestrians.

Consider including courtyard amenities designed for families.

0 We will provide these in the detailed DP’s.

Consider including a playground for children in the project.

0 We will ensure there are multiple playground for children in the project.

Consider amenities for children aged 12 and up.

0 We will ensure there are amenities for children aged 12 and up.

Consider designing privacy-landscape that does not inhibit light from entering

windows or balcony spaces.
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0 We will examine lower types of shrubs and bushes that can provide privacy
without impacting light from entering windows or balconies. These can be
placed closer to the edge of the sidewalk to allow for maximum light into
patios and windows.

o Consider using more than the minimum soil volumes with trees.
0 We will examine areas where this may be achievable throughout each
detailed DP.
CPTED
o No specific issues were identified.
Sustainability
o Consider establishing goals for sustainability certification: Living Community

Challenge, Dark Sky, Salmon Safe, and Net Zero.

0 These certifications while important, may not be viably achievable for this
site. We will be dedicating a portion of Hunt Brook to the City for
maximum safeguarding of the habitat into the future.

o Consider transcending conventional sustainability measures work with a larger site
to include green infrastructure features such as surface storm water management.
0 As noted above, there will be a bio-swale at the north/east end of the site that

directs surface storm water towards the creek.

o Consider working with the client, consultants, and City of Surrey to establish
goals related to stormwater biofiltration, rain gardens etc., as well as sanitary
treatment on site (living machines).

0 We will work with the City of Surrey, and both our Environmental and Civil
consultant to provide the most appropriate treatments for storm water and
sanitary treatments.

o The simplicity of the building forms has inherent benefits for sustainable design
in terms of energy use and “form factor” efficiency and is encouraged as long as
greater orientation and layout challenges are addressed.

0 As part of each detailed DP, we will ensure differentiation of buildings
throughout the site with the use of materials and colors schemes.

o Consider the addition of green roofs along King George Boulevard.
0 Green roofs don’t seem appropriate along King George Blvd.
. Consider implementation of renewable energy generation and its relationship

to massing and heights.
0 We will have to look into these at further detailed DP’s.
. Consider establishing goals related to solar and grey water ready to be required
at subsequent lot specific developments.
0 These will be considered at further detailed DP’s.
o Consider parking developments with the least harm to the environment,
bearing in mind soil removal and carbon.
0 We will do a cut-fill analysis to ensure we are being as efficient as possible
with the existing soils and attempt to re-use as much as possible.
. Consider bicycle parking.
0 Visitor bicycle parking will be provided at each building’s entry. Each
residential unit will be provided with the City of Surrey’s bicycle parking by-
law.
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Accessibility

o Consider hiring an accessibility consultant for this development project.
0 The site is completely accessibly as per the design of our sloping walkways.
Our code consultant will ensure our site and buildings conform to the
B.C.B.C.
o Consider incorporating smart technologies and dim lighting to accommodate
people of various abilities.
0 We will consider this as part of the detailed design and BP plans.
. Consider improving the site to be more inclusive and accessible to people with
limited mobility.
0 All indoor and outdoor public spaces will be accessible. We will ensure
aspects the amenity spaces are planned at detailed DP phases to be inclusive
and accessible to people with limited mobility.

o Consider measures to make playground and amenity spaces accessible for all abilities.
0 We will examine this at detailed DP’s.
o Consider making on-site washrooms accessible for all ages and abilities.

0 We will ensure there are washrooms accessible for all ages and abilities in
the indoor amenity spaces.

o Consider the addition of warning pavers around parking ramps.
0 We will look at this at parkade and BP design.
. Consider incorporating parking for people with mobility aids.

0 We will ensure there are spaces for people with mobility aids in each
underground parkade.

. Consider the addition of large-print signage for wayfinding.
0 We will consider this at our signage design phase of the project.
J Consider adding signage with adequate sightlines.

0 We will consider this at our signage design phase of the project.
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