City of Surrey

PLANNING & DEVELOPMENT REPORT
Application No.: 7923-0371-00
Planning Report Date: February 24, 2025

PROPOSAL:

e TCP Amendment from Low Rise Transition
Residential to Low to Mid Rise Residential

¢ Rezoning from R3 to CD (based on RM-70)

¢ Development Permit

to permit the development of a six-storey apartment
building with 116 dwelling units and underground
parking on a consolidated site.
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RECOMMENDATION SUMMARY

e Rezoning By-law to proceed to Public Notification. If supported, the By-law will be brought
forward for First, Second and Third Reading.

e Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the Guildford Town Centre Plan (TCP) from "Low Rise
Transition Residential” to "Low to Mid Rise Residential".

RATIONALE OF RECOMMENDATION

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

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

e Inaccordance with changes to the Local Government Act, Section 464, under Bill 44 (2023) a
Public Hearing is not permitted for the subject rezoning application as the proposed rezoning
is consistent with the Official Community Plan (OCP). As such, Council is requested to
endorse the Public Notification to proceed for the proposed Rezoning By-law. The Rezoning
By-law will be presented to Council for consideration of First, Second, and Third Reading,
after the required Public Notification is complete, with all comments received from the Public
Notification presented to Council prior to consideration of the By-law readings.

e The proposed development is fully within a Frequent Transit Development Permit Area
(FTDA), situated in proximity to an existing Frequent Transit Network (FTN) along 104
Avenue and roughly 500 metres from a rapid bus stop. The proposal supports the goal of
achieving higher-density development near transit corridors and, therefore, is considered
supportable for this part of the Guildford Plan.

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

e The proposed building achieves an attractive architectural built form, which utilizes high
quality, natural materials and contemporary lines. The street interface has been designed to a
high quality to achieve a positive urban experience between the proposed building and the
public realm.

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.
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RECOMMENDATION
The Planning & Development Department recommends that:

L Council endorse the Public Notification to proceed for a By-law to rezone the subject site
from "Urban Residential Zone (R3)" to "Comprehensive Development Zone (CD)".

2. Council authorize staff to draft Development Permit No. 7923-0371-00 generally in
accordance with the attached drawings (Appendix I).

3. Council instruct staff to resolve the following issues prior to final adoption:
(@) ensure that all engineering requirements and issues including restrictive
covenants, dedications, and rights-of-way where necessary, are addressed to the
satisfaction of the General Manager, Engineering;

(b) submission of a 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 and landscaping cost estimate 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) 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;

(h) provision of cash-in-lieu contribution to satisfy the indoor amenity space
requirement of the RM-70 Zone, at the rate in effect at the time of Final Adoption;

(i) provision of cash-in-lieu or other demand management measures to address the
shortfall in residential parking spaces to the satisfaction of the General Manager,
Engineering;

() demolition of existing buildings and structures to the satisfaction of the Planning

and Development Department;

(k) registration of a right-of-way for public rights-of-passage for the area between the
building face and the street edges; and
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() 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.

4. Council pass a resolution to amend the Guildford Town Centre Plan to redesignate the
land from “Low Rise Transition Residential” to “Low to Mid Rise Residential” when the
project is considered for final adoption.

SITE CONTEXT & BACKGROUND

Direction

Existing Use

OCP/TCP
Designation

Existing Zone

Subject Site

Urban Residential
Lots

OCP: Multiple
Residential

TCP: Low Rise
Transition
Residential

R3

North (across lane):

Urban Residential
Lots

OCP: Multiple
Residential

TCP: Low Rise
Transition
Residential

R3

East:

Urban Residential
Lots

OCP: Multiple
Residential

TCP: Low Rise
Transition
Residential

R3

South (across 103 Avenue):

Urban Residential
Lots

OCP: Multiple
Residential

TCP: Parks and
Natural Areas

West (across 142 Street):

Twenty-one (21) townhouses
approved with development
application no. 7913-0183-00

Townhouses

OCP: Multiple
Residential

TCP: Townhouse

CD By-law No.
18159

Context & Background

e The 3,218 square metre (gross) subject site, comprised of four urban residential lots, is located
on the north side of 103 Avenue, and immediately east of 142 Street, in the Hawthorne District
in the Guildford Town Centre Plan area.
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e The four properties are presently occupied by urban residential dwellings which are proposed
to be demolished as part of the subject development application.

e The subject site is designated "Multiple Residential" in the Official Community Plan (OCP),
"Low Rise Transition Residential" in the Guildford Plan, and is zoned "Urban Residential

(R3)".

DEVELOPMENT PROPOSAL
Planning Considerations

e In order to permit the development of a six-storey apartment building containing 116 dwelling
units over two levels of underground parking in the Hawthorne District of Guildford, the
applicant will require the following:

0 TCP Amendment from "Low Rise Transition Residential”" to "Low to Mid Rise
Residential";

0 Rezoning from "Urban Residential Zone (R3)" to "Comprehensive Development Zone
(CD)";

0 Development Permit for Form and Character (DP1); and

0 Subdivision (Consolidation) from four lots to one lot.

e Development details are provided in the following table:

Proposed
Lot Area
Gross Site Area: 3,218.82 sq. m.
Road Dedication: 255 sq. m.
Net Site Area: 2,963.82 sq. m.
Number of Lots: 1
Building Height: 19.11m
Floor Area Ratio (FAR): 2.5 (gross) / 2.7 (net)
Floor Area
Residential Total: ‘ 8,083.45 sq. m.
Residential Units:
Micro Unit: 2 (1.72%)
Studio: 2 (1.72%)
1-Bedroom: 65 (56.03%)
2-Bedroom: 38 (32.76%)
3-Bedroom: 9 (7.76%)
Total: 16
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:

Parks, Recreation &
Culture:

Surrey Fire Department:

Advisory Design Panel:

The School District has advised that there will be
approximately 18 school-age children generated by this
development, of which the School District has provided the
following expected student enrollment.

10 students at Lena Shaw Elementary School
Five students at Guildford Park Secondary School

(Appendix IIT)

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

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by spring of
2027.

No concerns.

Parks, Recreation & Culture accepts the removal of nine city
trees/hedges, labelled City 1, 2, 37, R100, 121, 122, 123 and two
unidentified city hedges (in front of lot 14229 and 14237 103 Avenue)
to accommodate the proposed development application.

Cedar Grove Park is the closest active park with amenities
including a community garden, park trails, and natural area. The
park is 40 metres walking distance from the development.

The Surrey Fire Department has no concerns with the proposed
development, however, there are some standard items to be
addressed as part of the subsequent Building Permit application.

At the Regular Council - Land Use meeting on December 18, 2023,
Council endorsed Corporate Report No. R214 (2023) which
amended the Terms of Reference of the City’s Advisory Design
Panel (ADP) which permits multi-family proposals that are six
storeys or less, and supported by City staff, to proceed to Council
for By-law introduction, without review and/or comment from the
ADP.

The subject development proposal is generally supported by City
staff and the applicant has agreed to resolve any outstanding items,
to the satisfaction of the Planning and Development Department,
prior to consideration of Final Adoption of the Rezoning By-law as
well as issuance of the Development Permit.
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Transportation Considerations

Road Network and Infrastructure

e The applicant will be required to construct the north side of 103 Avenue, the east side of 142
Street, and the lane.

Access and Parking

e Access to the underground parking will be provided from the lane.

Transit and Active Transportation Routes

e The subject site is near the 104 Avenue Frequent Transit Development Area (FTDA) and
approximately 500 metres from an existing stop serviced by TransLink Rapid Bus Route No. R1
(Guildford Exchange/Newtown Exchange).

e The subject site is located approximately 290 metres west of the future Bon Accord Greenway
and located approximately 475 metres east of the future Quibble Creek Greenway.

Sustainability Considerations

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

POLICY & BY-LAW CONSIDERATIONS
Regional Growth Strategy

e The proposed development complies with the "General Urban" designation of the subject site
under the Metro Vancouver 2050 Regional Growth Strategy (RGS).

Official Community Plan

Land Use Designation

e The proposed development complies with the "Multiple Residential" designation of the
subject site under the Official Community Plan (OCP).

Themes/Policies

e The development proposal supports transit-oriented development focused growth and
increased density along frequent transit corridors, which supports transit service expansion
and rapid transit infrastructure investment.

e The proposal supports directing high-density residential land uses to locations within walking
distance of neighbourhood centres, along main roads, near transit routes and/or adjacent to
major parks or civic amenities.
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Guildford Town Centre Plan
Land Use Designation
e The subject site is designated "Low Rise Transition Residential” under the Guildford Plan.

e To accommodate the subject development proposal, the applicant is seeking an amendment
to the Guildford Plan to redesignate the site from "Low Rise Transition Residential" to "Low to
Mid Rise Residential".

e The proposed development will be subject to both Tier 1 and Tier 2 Capital Plan Project CACs.

Amendment Rationale

e The proposed density and building form are appropriate for this part of the Guildford Plan
area given that the subject site is located within proximity to a Frequent Transit Network (104
Avenue) and its associated Frequent Transit Development Area (FTDA). 103 Avenue is the
southern boundary of the FTDA and therefore lower density forms are anticipated south of
this east-west road.

e The urban residential lots south of 103 Avenue are designated as "Parks and Natural Areas" in
the Guildford Plan. These sites are designated for future acquisition by the city to ultimately
expand Cedar Grove Park. A redesignation of the subject site to "Low to Mid Rise Residential"
will locate more dwelling units in proximity to this park asset, thus locating residents in
proximity to city amenities. In addition, a six-storey building will provide more outlook on to
the future park to improve CPTED outcomes, and the building’s location north of the park
will avoid shading the future park space.

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

CD By-law

e The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a
proposed six-storey apartment building on the subject site. The proposed CD By-law for the
proposed development site identifies the uses, densities, and setbacks proposed. The CD By-
law is based on the "Multiple Residential 70 Zone (RM-70)".

e A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
RM-70 Zone and the proposed CD By-law is illustrated in the following table:
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Zone RM-70 Zone (Part 23) Proposed CD Zone
Unit Density: N/A N/A
Floor Area Ratio: 1.5 FAR (Net) 2.7 FAR (net)
Lot Coverage: 33% 53%
Yards and Setbacks:
North: 7.5 metres 7.0 metres
East: 7.5 metres 4.5 metres
South: 7.5 metres 5.5 metres
West: 7.5 metres 5.5 metres
Height of Buildings: 50.0 metres 20.0 metres

Permitted Uses:

e Multiple Unit Residential
Buildings

¢ Ground-Oriented
Multiple Unit Residential
Buildings

e Child Care Centres

e Multiple Unit
Residential Buildings

¢ Ground-Oriented
Multiple Unit
Residential Buildings

Amenity Space
. .. | The proposed 102 sq. m.
3.0 sq. m. per dwelling unit
. . .. | plus CIL meets the
Indoor Amenity: & 4.0 sq. m. per micro unit .
Zoning By-law
- total: 350 sq. m. .
requirement.
3.0 sq. m. per dwelling unit
Outdoor Amenity: & 4.0 sq. m. per micro unit | 962 sq. m.
- total: 350 sq. m.
Parking (Part 5) Required /Permitted Proposed
Number of Stalls
Residential: 128 128
Residential Visitor: 12 12
Total: 140 140
Small Car (35% of req. parking): 49 (35%) 1
Van Accessible: 2 2
Accessible: 1 1
Bicycle Spaces
Residential Secure Parking: 140 140
Residential Visitor: 6 6

The proposed CD By-law is based upon the "Multiple Residential 70 Zone (RM-70)" with
modifications to the permitted density, lot coverage, and minimum building setbacks.

The site’s location within the FTDA associated with 104 Avenue means that the proposed floor
area ratio (FAR) of 2.7 FAR (Net) in the proposed CD Zone is supportable, subject to the
payment of Tier 2 Capital Plan Project Community Amenity Contributions (CACs).

Staff have adjusted the building height in the CD Zone to 20.0-metres and site coverage to
53% to align to the form and massing of the proposed building.
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e The Zoning By-law requires that no parking facilities be constructed within 2.0-metres of the
front line or a lot line along a flanking street. The proposed underground parkade will be
located within o.5-metres of the north, east, south, and west lot lines. As a result, the
proposed CD By-law will permit the underground parking facility to be o.5-metres from all lot
lines.

e The applicant is proposing to provide a rate of 1.1 parking spaces per dwelling unit for
residents and o.1 parking spaces per dwelling unit for visitors. The proposed parking reduction
is supportable given the subject site is located within a Rapid Transit Area (RTA) and
complies with the reduced parking rates previously endorsed by Council as part of Corporate
Report No. Rui5 (2021).

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 2024, under Corporate Report
No. Ro46; 2024.

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 $2,227.85 per new unit.

e The proposed development will be subject to Capital Project CACs (Tier 2) for the proposed
increase in density beyond the maximum gross floor area ratio (FAR) of 1.6 that is permitted
under the "Low Rise Transition" designation in the Guildford Plan, to a maximum allowable
density of 2.73 FAR (Net).

e The applicant will be required to provide the per square metre rate for the density achieved
which exceeds the maximum approved density under the current Town Centre Plan (TCP)
designation in order to satisfy the proposed amendment. The current flat rate for the
Guildford Plan Area is $239.82 per sq. m. for apartment developments.

Affordable Housing Strategy

e On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report
No. Ro66; 2018) requiring that all new rezoning applications for residential development
contribute $1,113.92 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.
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Public Art Policy

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

Pre-notification letters were sent on January 15, 2025, and the Development Proposal Signs
were installed on January 18, 2025. Staff have not received any responses from neighbours in
the vicinity of the project.

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

The proposed development generally complies with the Form and Character Development
Permit guidelines in the OCP and the design guidelines in the Guildford Plan.

The applicant is proposing a six-storey apartment building containing 116 units, consisting of
four (4) studio units, sixty-five (65) one-bedroom units, thirty-eight (38) 2-bedroom units, and
nine (9) 3-bedrom units. The unit’s range in size from 32.8 square metres to 92.5 square
metres. This generally meets the intent of Policy 5.2.2 in the Guildford Plan with 40% of the
units being two or more bedrooms, and 8% being three-bedroom units.

The proposed six-storey apartment development incorporates a character design and building
massing that is generally in accordance with the vision for this part of the Hawthorne District
in the Guildford Plan area, encompassing an evolving urban neighbourhood with strong
associations with the precinct’s natural areas and parks, featuring a variety of housing options
including low rise apartment buildings such as the proposed.

To fit into the contextual scale of the surrounding existing townhouses/single family houses,
future low-rise designated forms of development and a future park directly across the street
from the subject site, the building massing is comprised of two volumes conjoined with a
central vertical recessed wing and stepped-back upper storeys that frames the 103 Avenue and
142 Street frontages. The proposed street-facing setbacks (5.5-metres) comply with the
expectations in the Guildford Plan.

Through this application, the development will facilitate the construction of the east-west
lane that follows the length of northern property line. The proposed lane-facing setback (7.0-
metres) exceeds the expectations in the Guildford Plan (6.5-metres) and will deliver an on-site
tree boulevard and walkway. Ground level units are principally oriented to and activating this
frontage.

In addition, the northerly and easterly setbacks on the subject site reflect the intended
remaining potential block build-out, taking in to account feasible future development
scenarios.
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Subject to an appropriate land assembly, it is expected that future development in the block
to the north of the lane will achieve a 7.0-metre lane-facing (south) setback to make up the
full 24.0-metre face-to-face (50.0-metre long) building separation requirement established in
DP1.1.130a of the Official Community Plan (OCP).

The easterly setback on the subject site (4.5-metres) assumes the block to the east will mirror
this development with a side-to-side condition and will equally deliver a 4.5-metre setback to
achieve an ultimate 9.0-metre building separation in accordance with DP1.1.130a, helping to
bring pedestrian connectivity to the future park.

To visually modulate the building scale for human comfort and create a sensitive architectural
expression, the building massing is delineated into three parts: a two-level base with a
townhouse expression cladded with faux wood metal panels and fibre cement board; a middle
portion articulated with 3D ‘boxed’ relief using fibre cement board; and the top two floors are
stepped back by 2.0-metres to humanize the scale of the podium level and is expressed with
additional fibre cement board. A brick veneer anchors the southwest corner of the building.

The building provides a townhouses expression along the street frontages, and. these units are
raised above the sidewalk level as part of the street hierarchy and to achieve CPTED
objectives. All ground-floor units incorporate front doors and usable, semi-private outdoor
space, and weather protection, with direct access to a city sidewalk or private walkway.

The primary indoor amenity space, located on the ground floor, is adjacent and directly
accessible to a small portion of the total outdoor amenity space. For more details, see the
Indoor and Outdoor Amenity Space section in this report.

The applicant proposes an urban contemporary architecture and extensive use of white, light
grey, dark grey, faux metal and brick finishes. Building materials and facade finishes include
fibre cement board, brick, and faux metal wood panelling.

The applicant will continue to work with staff to resolve comments identified in the
Outstanding Items section below.

Landscaping

The landscape plan includes a mixture of trees, shrubs, grasses, perennials and groundcover to
be planted throughout the subject site, as well as hardscaping, site lighting, fencing and site
furnishings.

All ground-floor units have front door access as well as a useable, semi-private patio space
that is screened from either the adjacent public realm or outdoor amenity space through a
combination of tiered retaining walls, layered planting and privacy fencing.

Access to the individual, semi-private patios will be provided through either a separate gated
entryway from the adjacent public or private sidewalk or through the individual dwelling
units.

A publicly accessible plaza is proposed at the southwest corner of the lot facing the future
park south across the street to enhance the block.
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Indoor Amenity

e The required indoor amenity space is 350 square metres, or three square metres per dwelling
unit and four square metres per micro unit. The proposed indoor amenity space is 102 square
metres in total area which is 248 square metres less than the Zoning By-law requirement.

e On November 18, 2019, Council approved Corporate Report No. R216; 2019, which identified
the minimum physical indoor amenity space that must be provided on-site (i.e., no cash-in-
lieu). Based upon the minimum requirements for a three- to six-storey low to mid rise
residential building, 74 square metres of indoor amenity space is required. The proposal
exceeds this minimum.

e Overall, the applicant proposes to provide approximately 29.1% of the required physical
indoor amenity space and has agreed to a cash-in-lieu contribution for the proposed shortfall
in accordance with City Council policy.

e The indoor amenity space is located on the ground level on the northern side of the building
facing the lane, which will be directly accessible from a portion of the outdoor amenity space
facing the lane. The applicant has not yet indicated a programming for this space. Staff will
continue to work with the applicant to refine the indoor amenity package prior to final
adoption.

Outdoor Amenity

e The required outdoor amenity space is 350 square metres, or three square metres per dwelling
unit and four square metres per micro unit. The proposed outdoor amenity space is 962
square metres in total area which exceeds the Zoning By-law requirement.

e The bulk of the proposed outdoor amenity space is located on the buildings rooftop and
includes vegetable garden plots, picnic tables, parkour play features, a covered outdoor sofa
and fire pit, and an outdoor kitchen and BBQ. A smaller outdoor amenity space is located
immediately adjacent to the indoor amenity space at ground level and includes a patio with
seating.

Outstanding Items

e The applicant has agreed to resolve any outstanding items identified through the
Development Planning review process to the satisfaction of the Planning and Development
Department before Final Adoption of the subject Rezoning By-law, should the application be
supported by Council.

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

0 General refinement to the indoor amenity package;

0 Coordination of all drawings to accurately describe the design intent; and

0 Refinement of the design to improve the relation to the public realm and interfaces
with the ground plane.
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e The applicant has been provided a detailed list identifying these requirements and has agreed
to resolve these prior to Final Approval of the Development Permit, should the application be
supported by Council.

TREES

e Anne Kulla, ISA Certified Arborist of Huckleberry Landscape Design prepared an Arborist
Assessment for the subject site. The table below provides a summary of the proposed tree
retention and removal. A detailed list of the proposed tree retention and removal by tree
species can be found in (Appendix IV):

e All trees identified for removal, retention and/or replacement are subject to change prior to
final approval of the arborist report.

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

Existing Remove Retain

Deciduous Trees 4 4 0
Coniferous Trees 26 25 1
Onsite Tree Totals 30 29 1
Onsite Replacement Trees Proposed 38
Total Onsite Retained and Replacement Trees 39

e The Arborist Assessment states that there is a total of 30 bylaw protected trees on the site.
Additionally, there are five bylaw protected offsite trees, and seven bylaw protected City trees
within proximity of the proposed development. The applicant proposes to retain one onsite
tree as part of this development proposal. The proposed tree retention was assessed taking
into consideration the location of services, building footprints, road dedication and proposed
lot grading. Additionally, the five offsite trees and seven City trees proposed for removal
would facilitate the works and services required through this project.

o For those trees that cannot be retained, the applicant will be required to plant trees ona 2 to 1
replacement ratio. This will require a proposed total of 82 replacement trees on the site. The
applicant is proposing 38 replacement trees. The proposed deficit of 54 replacement trees will
require an estimated cash-in-lieu payment of $29,700, 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 Japanese Maple, Fragrant
Snowbell, Forest Pansy Redbud, White Wonder Dogwood, and Japanese Stewartia.
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e In summary, a total of 39 trees are proposed to be retained or replaced on the site with an
estimated contribution of $29,700 to the Green City Program. Staff will continue to work with
the applicant to refine three tree retention and replacement strategy prior to Final Adoption.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I.
Appendix II.

Appendix III.
Appendix IV.

Appendix V.

RO/cb

Site Plan, Building Elevations, Landscape Plans and Perspective
Engineering Summary

School District Comments

Summary of Tree Survey, Tree Preservation and Tree Plans
Guildford Plan Land Use Designations Map

approved by Chris McBeath

Ron Gill
General Manager
Planning and Development
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DEVELOPMENT DATA
CIVIC ADDRESS 10812 142 8T, SURREY, BC.
PACICH Es:220. PARKING AND BIKE RAGE SPACE CALCULATION
L‘u?:é?n:ﬂl'_le SR Measure: City of Surrey Farking Bylaw parts
::Tgs‘:‘;m\:?;hi SURREY, B.C, _ B“ﬂw L mmmd P I A
Jeder T3 SUENUE UGS B, Parking (Part § - Off Street Parking Space Regulations)
g Total Unit: 116 UNITS
LEGAL DESCRPTION LOT A BLK SN SECTION 28 LK 23 (B80065E) Bul‘lng ‘m
LOT 17 LI 2 SECTION 25 FANGE 2W FLAN NNPo1G4 NAD SUBURIAN BLKSN Residential floor Area: B7,010s1(8,083.45 S.M.)
i 2] L b Table D.1  Ground oriented units w/ U/G parking (GTCP CR2021-R115)
- — ﬁ:&?ﬁé?ﬁ & 100 AVENUE | 7.1/ Dwelling unit 127.6 128 MATTHEW CHENG
NUMBER OF UNITE 16 UMTS- 8STCREY 0.10/Unit for Vigitor 1.8 12 ARCHITECT INC.
Total Parking slot l'ﬂ]l.llm;d including visitor 139.2 140 W}Eﬁg@m‘m
TMTE 5.B.1(c S:l:ll‘ :::r parking 35% 48,72 1 N-mm fritet "
5.0.3(a) 2% REQD PARKING SPACE 2.784 3
iai W 5.0.3(c)  50% REQD Van accessible HC 1.392 1
— = Bicycle Storage (Part 5 - OH Street Bicycle Space Regulation)
] Fa——| Table D1 Ground Oriented/Nion-Ground orisnted
73 3%: & Vicitor/Building & 6
- ) 1.2 spacelunit(secured) 1392 152
Total bike parking 145.2 158
EV PARKING
: = Residential parking 100% stalls
T o3 ~ Visilor parking 50% stalls 58
) = Total Parking siot for EV 5
[=8,] W FHECHIENT BUS STOF AHEA (103 & 141 5L
ST EON_| GUILDFORD BUS EXCHANGE
in AREA10 No min parking space per dwelling unit
— except accessible parking space .
70080 mw il Mt Wil e i
~oaNTEE | —_———
e == Leval ! Lovol2 Leveld Level4 LevelS Level§ Roofdek  Sublotal
MET BUILDING AREA SF SM DP SUBMISSION
o Ty Units VIBET 15428 13488 13468 10813 10672 TITIE  £85030
e k] Common Areas 3378 1874 1885 1865  1TH1 1752 9566 13274 1,238
V400,00 6273 aT010  BOSI4S
EXCLUSIONS
11000 [F Indoor amvity (Excl.} 1.108 1,108 10278
ETALLE Baleciny atio (Exel 2888 148 LHE 418 3B 1002 11488 1,085.81
140 Ouiirhoos amaniy : Guslofon il 104 Area Map B
S e 6-STOREY-116
. GTCP-BY LAW AREA i P APARTMENT
i et buikding ssea 7010 695030 DEVELOPMENT
. 153 GuesSioAoa  4E47T1 3ziese
! S AT it ek M B S e s
:im TR NTALLE 1 52 ] m m STy a.‘;g; m l%é:'g:g“i
+Ti Y - » AL A Tl
Table 10.3: Tiar 2 CIplll! Projects CAC Rates PROJECT DATA
ABREATARULATION
i ; ; RESIDENTIAL Tow
Use ' Whalley Communi Guildford Community . iy
(west of 144 Stree |east of 144 Street| o Eng _E:;i._'!!_é'."_.a'_-lﬂ_ i .
Apartmant 5454 BS par square matre $729.93 par squar mere "f"m?'-% L :: E——
Level 4 1 LE]
| — Lurverd & 3 1"
Townhousa of $16,020 par dwalling $16,070 par dwalling r?“ﬁ' ; 3 ¥ 2 - S RN
Singhe-Datached Hames I ™ ﬁ%-_gﬁ F 0 T 13 4 Checker
L
i = . ADAPTABLE UNITS REQUIREMENTS 5%=5.8 units> 6 units b e
COMMUNITY AMENITY CONTRIBUTION TIER-2 _
NET RESIDENTIAL AREA = 8083.48 5.m. - 5150.11s.m.(1.6 FAR) =2,933.38 s.m. . e
=2,933.38 5.m. x $229.93 per 5.m.=$ 674,472.06 amenity contribution TIER 2 hs=oo. T A002




DESIGN RATIONALE

Official Community Plan Urban Design and Housing Policy through the implementation of
Development Permit Areas and Guidelines set out in DP1.

Integrate the principles of urban design set out in the policy and guidelines to ensure high
quality and sustainable developments, Enhance neighbourhood and promote diversity
and design flexibility by ling appropriately to the existing architectural character
and scale of its surrounding.

Promote comfort, accessibility and safety by creating a safe and comfortable
environment. Planting shade trees and more green landscape to reduce heat island
effect. Incorporation of Grime Prevention Through Environmental Deslgn principles and
guidelines for a safe environment.

Application of DP1 Guidelines on building massing, architectural character, treatments
and materials, residential livability and comfort.

The proposed multi-family residential development aims to support the growth of the
community as outlined in the OCP and Guildford Town Centre Plan. The proposed two 6-
storey buildings will provide 116 residential units complete with indoor and outdoor
amr:?ity. Ample parking and storage spaces are provided in the two (2) level below grade
parking,

LContext

The development is situated in the Hawthome district under Guildford Town Centre Plan.
It is near Civic centre at King George Blvd to the West. Green Timber park to the South.
Guildford mall to the East. And within 1km radius distance from all educational
institutions, The Project's site spans 120 feet in depth facing 142 street by 288 feet width
facing 103 Avenue the combined lots with a total of 34,660 sf before dedications.

Lining the perimeter of this property from east to west are a string of two-storey single-
family homes, and a townhomes. Whereas 1o the north are 6 storey residential buikiing.

THE MASSING OF THE

DEVELOPMENT I5 INTENDED TO PROVIDE ADEQUATE INTERNAL SPACE FOR EAGH UNIT AND

MAXIMIZE OUTDOOR AREAS WHILE BEING SENSITIVE TO THE NEIGHBOURING PROPERTIES. THE BUILDING IS
ORIENTATED TO ENHANCE VEEWS. THE 6 STOREY BUILDING HAS AN OVERALL HEIGHT OF 63'-0" FROM THE MAIN

'GROUND UNITS. THE STH-4TH FLOOR
BUILDING TO REDUCE THE PERCIEVED SIZE OF THE DI

EXPRESSION
ALONG D ORIENTED
UNITE AT 142 T.TO MAINTAIN
POSITIVE HUMAN SCALE
INTERACTION AT THE STREET

Vehicle and Pedestrian Circulation

The vehicular access to the site is strategically located closer to the north-gast along the
future Lane which is less disruptive to pedestrian oriented zone and away from a much
busy streat of 103 Avenue.

The two (2} level below arade parking is where the services are located. Garbage and

A townhouse expression of first and second levels along 103 Avenue & 142
Street & future Lane provide seamless visual interest. Comer plaza are
provided on south-west of this development to create a publically accessible
open space on private property and also to add amenity spaces and

recycling are centrally located on P1 for easy access for the garbage collections.

Pedestrian circulation is provided at the ground level which main entrance located at
103Avenue with access thru lane entrance. Continuous pedestrian link traverse through
the east of the property that links both bounding streets,

Accessibility is carefully considered. Entrance lobby located at sidewalk grade to
minimize the use of steps and providing internal ramps 1o access the main floor.
Handicapped parking space are sif | near el on underground parking for easy
access.

Through ground-oriented entrances to each units, it is believed that the use and
observation of these pathways will be increased and create an individual neighbourhood
and sense of community extending outside of the development to local amenities in the
larger surrounding community & create a strong sense of neighborhood.

Form and Character

The multi-family devel project cot with the key policies of the City of Surrey
OCP development permit area guidelines DP1 and Guildford Town centre Plan, The
guidelines have been dealt with in terms of its land use capacity, proposed open space
natworks, pedestrian friendly environmant, and comfortable and safe residential
community.

The set guidelines in line with surrounding urban design scale and fabric, setbacks and
building height were applied as the baseline of architectural design f i

Ths bUIIdlnus are onentad facing the streets offering clear pedestrian entry points. The

15 are designed to gradually create a seamless connection to the street
and creating clear sightlines across the open space along 103 Avenue and 142 Street.
This also to maintain positive human scale interaction at the street.

The massing for the Podium level are continuous to create the street enclosure along the
main roads. Step back portions of upper storeys (5-6) to reduce the scale and create a
solid base for townhouse expression..

lioy to urban areas

The Building fagade features ample window treatments by using glass wall
panels. This also produce concise building expression and emulates the
surrounding residential building along this area.

Buil-up cladding creates focal points, with high contrast tones of materials
breaking up the volume to further enhance building expression. This
cladding elements also optimize heat gain during winter. The addition of
balconies, canopies, ledges and other horizontal elements minimize the
unwanted solar gains during summer. It also compliments the entirety of the
development in both function and aesthetic.

The materials are selected and detailed in a way that reflects quality built
urban feature and create an architectural expression to the surrounding
areas, Majority of the exterior building materials will be glass wall panel, on
triple low-e glazing, wall claddings on metal studs, concrete walls and brick
finish on the base level.

Colours are carefully sek 1to i and it the surrounding
built context. Soft and neutral colours will be prevailing colour and the bold
colours will be accent to define the architectural character of the building.

Landscaping

This landscape is designed as a drought tolerant landscape through the use
of selected drought tolerant plants, mulches and compost materials. The
landscape will require a minimum amount of watering after the

E Fi
G MASS

AND ROOF TOP AMENITIES ARE SETBACK FROM THE EDGE OF THE

VERTICAL
INDENTATION FORM
K THI
BULDIN:

UPPER FLODR 58 FLR.

FURTHER STEP BACK [2M)
TO REDUCE SCALE OF THE
_— PODIM LEVEL
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Amenity Space
On the ground level indoor amenity space are provided which has direct

access from 103 Avenue & Lane er

This multi amenity

space has its own access along Lane- On the roof deck, an extensive roof
top outdoor amenity with unimpeded views occupies almost the roof with
roof garden,

Sustainability
The following sustainable design features have been considered in the
development:

+ The development's landscape is designed as a drought tolerant
landscape through ihe use of selected drought tolerant plants, mulches
and t materials. The lar will require a minimum amount
of watering after the establishment period.

+ The development will encourage sub-trades to use recycled materials,

including recycled content in steel, concrete, window frames ete.,
wherever feasible.

+ Construction techniques during the development phase will be
employed to keep the air quality as high as possible.

+ A central recycle bin will be provided during the construction phase
and construction waste will be grouped into wood, plastic, metal,
drywall, etc, & will be delivered to an

appropriate transfer station for recycle.

« Lighting level will be appropriate to create no light pollution to
surrounding areas.

CPTED
The project follows Crime Prevention Through Environmental Design

[CF’TED} to enh: safety and ity Kev features include:
Matural Survei Building design and pl it allow for natural
surveill of pedestri tral’ﬁc and neighboring properties.

establishment period. Some Urban Agriculture space has been i
in the open amenity space where productive community gardening would
be encouraged, Please refer to Landscape Plan and plant list.
Ps;tmsabb paving is used wherever possible to maximize storm water
infiltration.

.

Well-Lit Parkade: The parkade is illuminated to increase visibility and
safety,

Clear Access Points: Vehicular access points are clearly marked to
prevent conflicts between vehicles and pedestrians.

Safety Vision Glass: Residential lobbies use safety vision glass to
improve visibility and security, complemented by secure entry
vestibules.
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the future lives here.

TO: Director, Development Planning, Planning and Development Department
FROM: Director, Land Development, Engineering Department

DATE: February o4, 2025 PROJECT FILE: 7823-0371-00

RE: Engineering Requirements

Location: 10312 142 Street, and 14229, 14237, and 14247 - 103 Avenue

REZONE/SUBDIVISION

Property and Right-of-Way Requirements

Dedicate 1.942 m along 142 Street;

Dedicate 1.942 m along 103 Avenue;

Register 0.50m SRW along 142 Street and 103 Avenue road frontages;
Dedicate 5.0-metre x 5.0-metre corner cut at 103 Avenue and 142 Street; and
Dedicate 3.0-metre x 3.0-metre corner cut at 142 Street and Lane

Works and Services

Construct the east side of 142 Street;

Construct the north side of 103 Avenue;

Construct the Lane and access;

Provide downstream analyses for drainage and sanitary systems, and address constraints
as required;

Construct adequately-sized service connections (drainage, water, and sanitary), complete
with inspection chamber and water meter, to the lot;

Construct adequate drainage infrastructure to service the opened lane; and
Construct/upgrade adequate infrastructure (drainage, water, and sanitary) to service the
site.

A Servicing Agreement is required prior to Rezone/Subdivision.

NCP AMENDMENT/DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

There are no additional engineering requirements relative to issuance of the proposed NCP
Amendment, Development Permi, and Development Variance Permit.

Jeff Pang, P.Eng.
Director, Land Development

MS

NOTE: Detailed Land Development Engineering Review available on file



LEADERSHIP IN LEARNING

Department: Planning and Demographics
Date: February 4, 2025
Report For: City of Surrey

Development Impact Analysis on Schools For:

Appendix Il

Application #: 23-0371

The proposed development of 116 Low Rise Apartment units

are estimated to have the following impact on elementary and secondary schools Summary 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.

|Schoal—aged children population projection 18 I

Projected Number of Students From This Development In:

Guildford Park Secondary

Enrolment 1411
Operating Capacity 1050
# of Portables 11

As of September 2024, Lean Shaw is at 124% capacity. Signficant redevelopment in this neighbourhood
is expected with the Guildford Plan and recent Provincial legislative changes.

Elementary School = 10 In anticipation of continued growth, the Ministry approved in November 2023 the installation of an 8

Secondary School = 5 modular classroom addition planned to open in 2025. Additional projects to relieve capacity have been

Total Students = 15 requested, but are as of yet unapproved.

Current Enrolment and Capacities: As of September 2024, Guildford Park is operating at 134% and is projected to rapidly grow. The
adoption of the Guildford Plan in the area will significantly increase density moving forward. In May

Lena Shaw Elementary 2023, the District received capital funding approval from the Ministry to build a 450-capacity addition,

Enrolment 706 targeted to open in the spring of 2028.

Operating Capacity 756

# of Portables 5

Lena Shaw Elementary

1200
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300
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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.

Guildford Park Secondary
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2022 2023 2024 2025 2026 2027 2028 2029 2030 2031

—&—Enrolment Capacity

2032 2033

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

Huckleberry Landscape Design

9756 Crown Crescent, Surrey, BC
604-724-3025 | anne@huckleberrylandscape.ca

Subject Property: 10312 143 St, 14229 103 Ave, 14237 103 Ave, 14247 103 Ave
Property Inspection Date: June 24, 2021
Submittal Date: November 5, 2024

November 2024 Update:
Updated drawing with hedges in front of 14229 and 14237 103 Ave.

Summary:

Huckleberry Landscape Design was retained by Gagan Sohi to assess and make
recommendations for the retention, protection, and removal of trees at 10312 143 St,
14229 103 Ave, 14237 103 Ave, 14247 103 Ave, Surrey. All existing buildings are to be
demolished and the lots are to be assembled into a single six-story apartment complex.
The unbuilt lane to the north is to be developed and serve as access for the parkade.

In total, there are forty-two trees associated with this development across all four
properties: thirty onsite trees, seven city trees, and five offsite trees.

Twenty-nine onsite trees, seven city trees and five offsite trees will be recommended for
removal due to interference with the proposed building footprint or proximity to the
roadway & lane construction. Written permission will be required from the respective
owners of each tree prior to their removal.

Water, storm & sanitary services will enter at the northwest corner from 142 Street.

A total of twenty-nine onsite trees will be recommended for removal. Based on Surrey’s
Tree Bylaw, fifty-six replacement trees will be required. The species and location of all
replacement trees will be determined on the landscape plan. Any replacement trees not
planted are to be given to the City as cash-in-lieu.

Tree Retention/Removal Table
Total # of Trees  Retained Removed Total Replacements

On Site Trees 30 1 29 58
City Trees 7 0 7 TBD

Offsite Trees 5 0 5 10
Total 42 1 41 TBD

*Only trees of bylaw-size (=230 cm DBH) are considered in the Tree Retention/Removal Summary Table.
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Guildford Plan Land Use Concept

Refer to Guildford Plan, Section 3: Land Use

Originally approved October 30, 2023
Last updated October 23, 2024
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Residential” to "Low to Mid Rise Residential”.

LEGEND

¥/ Core Mixed-Use

777 High Rise Mixed-Use

[ High Rise Residential
Mid Rise Mixed-Use
Mid Rise Residential

### Low to Mid Rise Mixed-Use Urban Residential

I Low to Mid Rise Residential I commercial

777 Low Rise Transition Mixed-Use [l Civic

[ Low Rise Transition Residential || Parks and Natural Areas
[ Townhouse [ school

Note: Additional roads or lanes, not identified on this figure,
may be required as determined on a case-by-case basis.

71 Park/School
I Metro Vancouver Reservoir

1% Riparian Buffer
«+++ \Watercourse Daylighting Opportunity





