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RECOMMENDATION SUMMARY

e File OCP Amendment By-law No. 20636 and Rezoning By-law No. 20637 and close Land
Development Project No. 7921-0200-00.

e Bylaw Introduction and set date for Public Hearing for:
¢ OCP Amendment; and
e Rezoning.

e Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Proposing an amendment to the Official Community Plan (OCP) from "Commercial" to
"Multiple Residential" and an OCP Text Amendment to increase the maximum density
permitted in the "Multiple Residential" designation.

e Proposing an amendment to the West Clayton Neighbourhood Concept Plan (NCP) from
"Neighbourhood Commercial” to "Low-Rise Residential".

RATIONALE OF RECOMMENDATION

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

e The proposed OCP Amendment from "Commercial” to "Multiple Residential" more accurately
reflects the residential land use proposed on the subject site as well as the elimination of the
approximately 1,389 square metres of ground floor commercial/retail space proposed under
Development Application No. 7921-0200-00. The proposed OCP Amendment is supportable,
given the proximity of the subject site to the provincial Transit-Oriented Area (TOA)
associated with the forthcoming Hillcrest - 184 Street SkyTrain Station along Fraser Highway
and the provision of a diversity of housing types with a proposed 375 dwelling units.

e The proposal does not comply with the "Neighbourhood Commercial" designation of the
subject site under the West Clayton NCP. However, the proposed NCP Amendment is
supportable given that the proposed density and building form are appropriate for the Village
Centre Node with the provision of an appropriate community amenity contribution.

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

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

e The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the
West Clayton Neighbourhood Concept Plan (NCP) and in accordance with the Development
Permit (Form and Character) design guidelines in the OCP.
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RECOMMENDATION
The Planning & Development Department recommends that:

L Council file OCP Amendment By-law No. 20636 and Rezoning By-law No. 20637 and close
Land Development Application No. 7921-0200-00.

2. An OCP Bylaw be introduced to:

(a) amend OCP Figure 3: General Land Use Designations for the subject site from
Commercial to Multiple Residential;

(b) amend Table 7A: Land Use Designations by adding the following site-specific

notation:
Bylaw Land Use Site Specific Site Specific
No. Designation Property Permission
"Bylaw # Multiple 7251 — 188 Street Density permitted
XXXXX Residential up to 2.9 FAR
7271 — 188 Street
7201 — 188 Street
(c) amend the OCP Figure 42: Major Employment Areas by removing the Commercial

designation for the subject site; and a date be set for Public Hearing.

3. 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.

4. A Bylaw be introduced to rezone the subject site from "Acreage Residential Zone (RA)" to
"Comprehensive Development Zone (CD)", and a date be set for Public Hearing.

5. Council authorize staff to draft Development Permit No. 7924-0293-00 generally in
accordance with the attached drawings (Appendix I).

6. 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;
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(d)

(e)

(f)

(g)

(h)

()

(k)

()

(m)

review of the project by the Advisory Design Panel and resolution of design
comments to the satisfaction of the General Manager, Planning & Development
Department;

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

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

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

the applicant obtain authorization from neighbouring property owners for the
removal of any off-site trees as part of the proposed development;

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 of the RM-70 Zone, at the rate in effect at the time of Final Adoption

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; and

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 Department.

Council pass a resolution to amend the West Clayton Neighbourhood Concept Plan (NCP)

to redesignate the land from "Neighbourhood Commercial” to "Low-Rise Residential"
when the project is considered for Final Adoption.



Staff Report to Council

Application No.: 7924-0293-00

Planning & Development Report

Page 5

SITE CONTEXT & BACKGROUND

Direction Existing Use NCP Designation Existing Zone

Subject Site: | Existing acreage residential lots | Neighbourhood RA
Commercial

North: Development Application Nos. High Density Cluster and | RA

7916-0221-00 (Third Reading)
and 7917-0198-00 (Pre-Council),
both proposing townhouses

Green Density Transfer

East (Across

Five-storey mixed-use building

High-Density Residential

CD (Bylaw No.

188 Street): and three-storey townhouse and Mixed-Use 19748)
units Commercial /
Residential in the East
Clayton NCP (North
Extension)
South: Acreage residential lot Neighbourhood RA
Commercial
West: Development Application No. Townhouse / Apartment | RA

7918-0001-100 (Third Reading) to
allow 15 R4 lots, two lots to be
conveyed to the City for riparian
and biodiversity protection
purposes, and one remnant lot
for future redevelopment

Flex

Context & Background

e The 1.21-hectare subject site is comprised of three existing acreage residential lots, 7251, 7271
and 7291 - 188 Street, which are currently designated "Commercial" in the Official Community
Plan (OCP), "Neighbourhood Commercial” in the West Clayton Neighbourhood Concept Plan
(NCP) and zoned "Acreage Residential Zone (RA)".

e The "Neighbourhood Commercial" designation in the West Clayton NCP allows for a base
floor area ratio (FAR) of 0.5, based on the net site area, with an additional density of up to 0.3
FAR for the subject site as per Section 3.3.2 of the West Clayton NCP.

e A proposal to rezone the subject site to permit the development of a six-storey mixed-use
building containing approximately 1,480 square metres of ground floor commercial and 210
dwelling units was previously considered by Council under Development Application No.
7921-0200-00. The OCP Amendment and Rezoning By-laws associated with this application
were granted Third Reading (Conditional Approval) at the Regular Council - Public Hearing
meeting on May 30, 2022 (RES.R22-1014 and RES.R22-1015).

e As the subject application proposes to rezone the subject site to permit additional density
from what was originally supported by Council, the previous application is required to be
closed should Council grant First and Second Reading of the new OCP Amendment and
Rezoning By-laws.
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DEVELOPMENT PROPOSAL

Planning Considerations

e In order to permit the development of two six-storey residential buildings, containing
approximately 375 dwelling units over two levels of underground parking on a consolidated
site in West Clayton, the applicant is proposing the following:

0 OCP Amendment from "Commercial" to "Multiple Residential";

0 OCP Text Amendment to permit a higher density of 2.9 FAR under the "Multiple
Residential" designation;

0 NCP Amendment from "Neighbourhood Commercial” to "Low Rise Residential” under

the West Clayton NCP;

0 Rezoning from RA to CD (based on RM-70);
0 Development Permit for Form and Character; and
0 Subdivision (Consolidation) from three lots to one lot.

Proposed

Lot Area

Gross Site Area:
Road Dedication:
Net Site Area:

1.212 hectares
0.2475 hectares
0.9650 hectares

Number of Lots:

1

Building Height:

6 storeys (23 metres)

Floor Area Ratio (FAR):

2.27 FAR (Gross), 2.9 FAR (Net)

Floor Area

Residential: | 27,454 square metres

Residential Units:
Studio: 85 dwelling units (23% of total units)
1-Bedroom: 203 dwelling units (54% of total units)
2-Bedroom: 74 dwelling units (20% of total units)
3-Bedroom: 13 dwelling units (3% of total units)
Total: 375 dwelling units

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 59
school-aged children generated by this development, of which the
School District has provided the following expected student
enrollment:

34 Elementary students at Regent Road Elementary School
15 Secondary students at Ecole Salish 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.

Clayton Park is the closest active park and contains amenities
including a dog off-leash area, outdoor sports fields, outdoor sport
courts, a playground and several natural areas. Clayton Park is
approximately 500 metres walking distance from the subject site.

No concerns. Comments provided are 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 Bylaw 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.

Transportation Considerations

Road Network and Infrastructure:

e The applicant will be required to provide the following improvements to service the subject

development proposal:

0 Dedicate at least 10 metres along 73 Avenue for ultimate 20 metre road allowance
and construct the south side of 73 Avenue;

0 Dedicate 1.942 metres along 188 Street to achieve 12 metre road allowance from
centreline and construct the west side of 188 Street;

0 Dedicate 11.5m along 187A Street for ultimate 20 metre road allowance and
construct the east side of 187A Street;

0 Dedicate 3.0m x 3.0m corner cut at 187A St. and 73 Ave, and 73 Ave and 188 St; and

0 Complete additional works as outlined in the Engineering Requirements included

in Appendix II.
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Access and Parking:

e Vehicle access to the underground parking is located at the southwest corner of the site via
the new 187A Street.

e The subject site is located outside of a transit-oriented area (TOA), but within the 50-metre
buffer of a TOA as per Part 5 of the Zoning Bylaw. Parking is therefore required for the
subject site, but can be considered at a reduced rate of 0.9 spaces per dwelling unit for
residential and o.1 for visitors.

e A total of 400 parking spaces are proposed, which exceeds the requirement of 376 (338
residential and 38 visitors) based on the 0.9 and 0.1 parking rates. Bicycle parking also
exceeds to the minimum requirement (see CD Bylaw Section).

¢ The applicant has agreed to contribute towards a bus shelter at the intersection of 72 Ave and
188 Street as a Transportation Demand Measure (TDM) to qualify for the reduced parking
rates (0.9 spaces per dwelling unit for residential and o.1 for visitors).

Sustainability Considerations

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

School Capacity Considerations

e The School District has advised that as of September 2024, Regent Road is at 56% capacity.
Currently, both Regent Road and Maddaugh Elementary that opened in 2021 can handle
student population growth over the coming years that is planned for in the current Clayton
Plans. The enrolment projections will need to be updated with the coming changes to the
Clayton Corridor plan and the recent changes to Provincial legislation. Future schools will be
required to accommodate these changes.

e The School District has advised that as of September 2024, Ecole Salish is at 104% capacity.
This school was built to relieve enrolment pressure at both Lord Tweedsmuir and Clayton
Heights Secondary. Salish is projected to continue to grow because of the strong in-migration
of new secondary students moving into the community. Future expansions or new capacity
will be required in the area.

POLICY & BY-LAW CONSIDERATIONS
Regional Growth Strategy

e The proposed development complies with the current "General Urban" designation of the
subject site under Metro Vancouver’s Regional Growth Strategy (RGS).
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Official Community Plan

Land Use Designation

e The subject site is designated "Commercial” in the Official Community Plan (OCP). An OCP
Amendment from "Commercial" to "Multiple Residential” and an OCP Text Amendment to
increase the allowable density under the "Multiple Residential" designation for the subject site
are proposed.

Amendment Rationale

e The proposed OCP Amendment from "Commercial” to "Multiple Residential" more accurately
reflects the residential land use proposed on the subject site as well as the elimination of the
approximately 1,389 square metres of ground floor commercial/retail space proposed under
Development Application No. 7921-0200-00. The proposed OCP Amendment is supportable
given the proximity of the subject site to the future 184 Street — Hillcrest SkyTrain Station
along Fraser Highway to the southwest and the provision of a greater diversity of housing
types in the West Clayton Plan area with the proposed 375 dwelling units.

e The maximum allowable Floor Area Ratio (FAR) in the OCP under the "Multiple Residential”
designation is 1.5 FAR for sites not within a Frequent Transit Development Area or Urban
Centre as well as those abutting a Frequent Transit Network, which the subject site is not.

e Additional density may be granted with the provision of sufficient community amenities in
accordance with City policies. The proposed FAR, based on the net site area, is 2.9. 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 The applicant will be required to provide the per square metre flat rate for the floor area
above the OCP in order to satisfy the proposed amendment. The contribution will be payable
at the rate applicable at the time of Rezoning Final Adoption

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 proposed development is consistent with the following OCP Themes and Policies:

0 Support compact and efficient land development that is consistent with the Metro
Vancouver Regional Growth Strategy (OCP Policy A1);

0 Accommodate higher density development near Frequent Transit Corridors at density
sufficient to encourage commercial development and transit service expansions (Az);

0 Encourage development in urban neighbourhoods to utilize existing infrastructure
and amenities and to enhance existing neighbourhood character and viability (A3);

0 Encourage Development that supports increased transit, pedestrian walkability, and
bicycle access (B3);
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0 Develop complete, accessible, and walkable green neighbourhoods with sufficient
densities to support a high-quality transit system that is accessible to most residents
(B4); and

0 Ensure new development responds to the existing architectural character and scale of
its surroundings, creating compatibility between adjacent sites and within
neighbourhoods (B6).

Secondary Plans

Land Use Designation

e The subject site is designated "Neighbourhood Commercial” in the West Clayton NCP. An
NCP Amendment from "Neighbourhood Commercial" to "Low-Rise Residential" is proposed.

Amendment Rationale

e The "Neighbourhood Commercial" designation in the West Clayton NCP allows for a base
floor area ratio (FAR) of 0.5, based on the net site area, with an additional density of up to 0.3
FAR for the subject site as per Section 3.3.2 of the West Clayton NCP.

e The proposed NCP Amendment, which would support densities of up to 2.5 FAR based on the
gross site area, is supportable given that the proposed density and building form are
appropriate for the Village Centre Node with the provisions of an appropriate community
amenity contribution.

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

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

CD Bylaw

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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Zoning Zon%a?t 24) Proposed CD Zone
Floor Area Ratio: 1.5 (Net) 2.9 (Net)
Lot Coverage: 33% 50%
Yards and Setbacks 7.5 m from all lot lines North: 5.0 m
East: 4.7 m

South: 4.5 m

West: 4.7 m
Principal Building 50 m 23 m

Height:

Permitted Uses:

Multiple unit residential
buildings and ground-
oriented multiple
residential buildings
Accessory child care
centres

e Multiple unit residential
buildings

Amenity Space
Indoor Amenity:

3.0 sq.m. per dwelling unit
(1,125 sq.m. in total)

The proposed 1,038 m>+ CIL
meets the Zoning By-law

requirement
Outdoor Amenity: 3.0 sq.m. per dwelling unit The proposed 2,660 m> meets
(1,125 sq.m. in total) the Zoning By-law requirement
Parking (Part 5) | Required Proposed

Number of Stalls (based on 0.9 spaces per dwelling unit for residential and o.1 for visitors)

Residential: 338 362

Residential Visitor: 38 38

Total: 376 400

Accessible (2%): 8 8

Small Car (35%): 131 131
Bicycle Spaces

Long-Term Residential: 450 520

Short-Term Visitor: 24 24

The Floor Area Ratio (FAR) has been increased from 1.5 FAR (Net) under the RM-70 Zone to
2.9 FAR (Net) in the proposed CD Zone in order to accommodate the proposed development.

The maximum lot coverage has been increased from 33% under the RM-70 Zone to 50% in the
proposed CD Zone in order to accommodate the proposed built form, which is generally
consistent with other six-storey apartment building developments in West Clayton.

The reduced setbacks along all street frontages (73 Avenue, 187A Street and 188 Street) achieve
a more urban, pedestrian-oriented streetscape, which is consistent with the goals and
objectives of the urban design guidelines in both the OCP and West Clayton Plan area.

The maximum building height has been reduced from 50.0 metres under the RM-70 Zone to
23 metres under the proposed CD Zone to align with the proposed six-storey building form.
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e The indoor and outdoor amenity space requirements of the proposed CD Zone are consistent
with the requirements of the RM-70 Zone and Part 4 "General Provisions" of the Surrey
Zoning Bylaw.

e The applicant is proposing to provide approximately 362 residential and 38 visitor parking
spaces, exceeding the reduced rate of 0.9 residential parking spaces per dwelling unit and 0.1
visitor parking spaces per dwelling unit.

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 Building Permit issuance. The
current rate is $2,227.85 per new dwelling unit.

e The proposed development will be subject to the Tier 2 Capital Plan Project CACs for
proposed density greater than the OCP designation.

e The applicant will be required to provide the per square metre flat rate for residential floor
area above the approved Secondary Plan in order to satisfy the proposed NCP Amendment.
The Tier 2 Community-Specific Capital Project contribution will be payable at the rate
applicable at the time of Final Adoption of the subject Rezoning By-law with the current
contribution amount of Clayton being $419.65 per square metre for apartments.

Affordable Housing Strategy

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

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.
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PUBLIC ENGAGEMENT

e Pre-Notification letters were sent on November 12, 2024, and a Development Proposal Sign
was installed on the subject site on November 15, 2024. To date, staff have not received any
responses from neighbouring residents.

DEVELOPMENT PERMITS
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.

e The unit mix consists of 85 studio units, 203 one-bedroom, 74 two-bedroom and 13 three-
bedroom units. The dwelling units will range in size from 37 square metres for a studio unit to
approximately 93 square metres for the largest three-bedroom unit.

e The proposed apartment buildings embody a contemporary architectural form, establishing a
strong street presence with clean, flat rooflines. The material palette is thoughtfully selected
to complement the surrounding context while reinforcing the modern design approach.
Vertical cementitious panel siding, presented in a variety of colours and finishes, integrates
seamlessly with textured brick cladding and concrete columns, adding depth and visual
interest. This composition enhances the fagade’s articulation, ensuring a human-scaled design
that fosters a dynamic and engaging streetscape.

e The building design responds to the site's natural slope from east to west, creating a stepped
architectural form. This tiered approach, combined with extended roof overhangs and
overlapping balconies, enhances facade articulation adding depth and visual interest.

e The top two floors of the buildings are stepped back and clad in white panel siding,
contrasting with the darker brown earth tones of the lower floors. This design approach
creates a visually distinct upper volume, enhancing the architectural composition and
reducing the perceived mass of the building.

e The applicant has collaborated with staff to refine the design, enhancing the public realm
interface by revising the massing, simplifying the materials, and refining the overall
expression to better align with the surrounding neighbourhood context.
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Indoor Amenity

e The applicant is proposing 1,038 square metres of indoor amenity, which does not meet the
requirement of 1,125 square metres as per the Zoning Bylaw. Cash-in-lieu for the shortfall of
87 square metres is required.

e There are a total of six amenity rooms proposed throughout the development - three in each
building. Four of the rooms are located on the ground floor adjacent to the outdoor amenity
space areas, while the remaining two are located on the sixth floor next to the outdoor
amenity spaces on the rooftop.

e The applicant will work with their team to provide the appropriate programming of these
indoor amenity spaces.

Outdoor Amenity

e The applicant is proposing 2,660 square metres of indoor amenity, which meets the
requirements of the Zoning Bylaw.

e The two proposed six-storey buildings surround an internal outdoor amenity space area
located on the ground floor, while a smaller rooftop amenity space is also proposed.

e The ground floor space consists of a community garden, outdoor kitchens, lounge eating
areas, lawn area and playground. The rooftop space consists of putting greens, exercise area

and lounge seating.

Outstanding Design Items

e Resolve all outstanding urban design and landscaping issues, with a focus on clarifying public
realm interfaces, including site utility infrastructure, plazas, and landscape treatments along
site edges, particularly the south property line and corners.

e Refine grading to eliminate any sunken interfaces along the public thoroughfare, ensuring a
cohesive streetscape.

e Enhance architectural expression and consistency by refining elevations, material
applications, and key building elements.

e The applicant has been provided a full, detailed list identifying the requirements and has
agreed to resolve these prior to Final Approval of the Development Permit, should the
application be supported by Council.

TREES

e Dean Bernasch, ISA Certified Arborist of Diamond Head Consulting 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):
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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

Alder/Cottonwood (outside riparian area) 26 26 0
Alder/Cottonwood (within riparian area) N/A N/A N/A
Deciduous Trees 26 26 0
Coniferous Trees 58 58

On-site Tree Totals 110 110 0
On-site Replacement Trees Proposed 73

Total On-site Retained and Replacement Trees 73

The Arborist Assessment states that there are a total of 84 bylaw protected trees on the site.
The assessment also states that 12 off-site trees are impacted by the proposed development.

Potential tree retention was assessed taking into consideration the location of services,
building footprint, underground parking and road dedication, and unfortunately no trees can
be retained on the subject site. The applicant will need to obtain authorization from the
neighbouring property owners for the off-site tree removals.

The applicant will be required to plant trees on a 1 to 1 replacement ratio for Alder and
Cottonwood trees, and a 2 to 1 replacement ratio for all other trees. This will require a
proposed total of 194 replacement trees on the site. Since only 73 replacement trees can be
accommodated on the site, the proposed deficit of 121 replacement trees will require an
estimated cash-in-lieu payment of $66,550, representing $550 per tree, to the Green City
Program, in accordance with the City’s Tree Protection By-law.

New trees on the site will consist of a variety of trees including maple, magnolia, pine and red
oak.

In summary, a total of 73 trees are proposed to be replaced on the site with an estimated
contribution of $66,550 to the Green City Program.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I.
Appendix II.

Appendix III.
Appendix IV.

Appendix V.

Appendix VI.

DN/cb

Proposed Site Plan, Building Elevations, Civil Plans and Landscape Plans
Engineering Summary

School District Comments

Summary of Tree Survey, Tree Preservation and Tree Plans

OCP Redesignation Map - Figure 3 and Figure 42

West Clayton NCP Land Use Map

approved by Chris McBeath

Ron Gill
General Manager
Planning and Development
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DESIGN RATIONALE

Site Description

West Clayton is envisioned as a compact, walkable,
transit-supportive urban neighbourhood. The project
site is located just north of the intersection of 72
Avenue and 188 Street, which is described as a Village
Mode under the West Clayton MNeighbourhood Concept
Plan [NCP]. The property consists of three separate
parcels that will be amalgamated into a
Comprehensive Development Zone [CDI, in order to
redevelop the site into a wvibrant mixed-use,
pedestrian-friendly environment. Mearby amenities
include existing and proposed commercial businesses
at the village intersection, as well as Clayton Park and
the new Clayton Community Centre.

Amendments to both the Official Community Plan
[OCP] for Surrey and the West Clayton NCP are
required, from Commercial to Mixed Use Commercial /
Residential This d i ti is int ded for
medium-rise multiple unit residential buildings and
related amenity spaces, with commercial use
integrated into the same building.

Project Description

The mixed-use courtyard project consists of two
phases of 187 residential units ranging between studio
and three bedrooms over two levels of shared
underground parking. The maximum building height is
six storeys in keeping with NCP guidelines, with steps
in the roof elevation as required to suit surrounding
grade.

Residential Units

The residential unit count includes a majority of one
bedroom suites, as well as studio, two bedroom and
three bedroom units, ranging between 400 and 950
square feet [37m2 and 88m2). This variety supports a
range of income levels, tenant demographics and
family types, contributing to the West Clayton vision for
a community that is inclusive, integrated and diverse.
Along 187a Street, six one level walk-up units have
direct access to the exterior, buffered from the
sidewalk by a generous setback and a five foot deep
balcony projection. There are also six garden suites
facing the courtyard, complete with ground-oriented
patios. From levels two to four, unit types are
dispersed across each floor plate, with larger units
typically located at building corners and on the top
building level. Residential floors are complemented by
a mix of private indoor and outdoor amenity spaces.

Indoor Amenity Space

On the ground floor, 50% of the required indoor
amenity space is provided via a large flex room that
has direct access to the development's central
courtyard, as preferred by both the developer and the
City of Surrey. This multi-purpose amenity space has
its own entrance from the lobby and is supplied with
covered bike parking for wisitors. The remaining
required indoor amenity space is dispersed throughout
main floor and rooftop. On the sixth floor, an extensive
rooftop terrace with unimpeded views occupies the
west portion of the building, paired with an adjacent
indoor flex room for residents.

Massing, Form & Character

This multi-family courtyard development will enhance
and extend the West Clayton village centre atmosphere
provide much-needed housing for a diverse
demographic and incorporate a generous outdoor
green space.

The centre of the building footprint is hollowed out to
create a 13,000 square foot [1200m2) terraced
courtyard, with separate access points from 188
Avenue and 187a Street, respectively. The internal
courtyard is a safe, welcoming and communal
gathering place that combines a sense of privacy for

residents with a strong community atmosphere,
promoting social connection and overall wellbeing. The
courtyard is programmed with garden plots for
tenants, seating areas, public art, a commercial patio
and storm water retention planters,

The building has been broken into 2 ‘U’ shaped masses
that will also be constructed in phases. By providing 2
distinct masses, while also articulating each building
through lobbies, change sin plane and material, the
buildings overall impact on the neighbourhood and
street experience has been broken down to match the
surrounding community. In addition to the building
shape in plan, the buildings have also been stepped in
section, relating to the sidewalk. The ground floors
protrudes the most, and also ave grade access to
suites and patios to create a strong and inviting
pedestrian edge. The buildings then step back above
the pedestrian level to reduce shadow and visual
impact on the sidewalk, with an additional setback at
portions of floor 5 and & to further limit the shadow on
the sidewalk.
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SITE DESIGN

Grading Design

The site has an approximate grade change of 13 feet
[&4m] when measured diagonally from the highest point
in the SE corner to the lowest point near the NW
cormer. As a result, the main floor of the building must
respond to these changes in elevation to ensure
accessibility on all sides with no blank building faces
along primary street edges. Following the slope of the
site with the building design also serves to optimize
parkade construction by reducing the amount of
excavation required.

Landscape Design

Refer to the attached Design Rationale from VDZ+A
Landscape Architecture for a full description of the
landscape approach for this project.

Accessibility

The two primary entrances to the central courtyard
provide accessible access points from the public
sidewallk. All residential units from levels two to six are
accessible and have elevator access that connects to
both the residential lobbies and the parkade, which is
also accessible throughout.

Circulation + Parking

Due to the site having roads on three sides with no rear
lane, vehicular access is provided via a new vehicular
approac, parallel to the south property line. The
parkade entrance, refuse pickup and loading are all
accessed via this approach. Within the parkade, two
levels provide a total of 400 internal parking stalls. In
addition, secure bike stalls are supplied inthe parkade
as well as outdoor stalls for visitor use, located by
entrance lobbies and the ground floor amenity space.
As requested by the City, a landscape buffer and
pedestrian sidewalk have been incorporated along the
south property line.

Crime Prevention [CPTED)

The three key principles of Crime Prevention Through
Environmental  Design  [CPTED]  are  natural
surveillance, access control  and  territorial
reinforcement.

Matural surveillance is incorporated throughout the
building perimeter, the interior courtyard and the
surface parking area through the introduction of clear
sightlines and “eyes on the street”, residential
windows, private balconies and shared decks. Primary
entrances are clearly defined and fully glazed for high
wvisibility. The interior of the parkade is fully accessible
and well lit. Visitor parking is clearly designated.
Euilding lobbies and the parkade are supplied with an
electronic access control system.

Territorial reinforcement is provided through the
paving design that connects the public sidewalk to the
building entrances. Residential units with ground floor
decks facing the street are walk-up style to delineate
public from private space, and additional screening is
incorporated for privacy. A large indoor amenity space
for building residents opens directly onto the central
courtyard, which is  populated with diverse
programmatic offerings to encourage active ownership
of the space. Any internal building corners that are not
practical for use are landscaped to discourage access.

ENVIRONMENTAL SUSTAINABILITY

Sustainability is add ressed through a number of design
strategies and interventions:

* A mixed-use, mid-rise building with a high density
housing component makes more efficient use of
municipal services and facilitates economies of scale
in the delivery of mass transit. Densification is an
important strategqy to help reduce carbon emissions.

* The use of wood frame construction has a lighter
carbon footprint than steel.

+ The addition of new trees on site helps reduce air
pollution and  provide carbon  sequestration,
complimented by new water efficient landscaping and
outdoor amenity spaces that will aid in storm water
management.

* The balcony design provides solar shading for most
residential units, with passive ventilation supplied
through operable windows.

* The existing grade change is maximized through the
parkade design, reducing the need for extensive
excavation.

* Generous bike storage supports active transportation
for residents and visitors alike.

+ Residential units include energy efficient appliance:
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Appendix Il

.ISUYﬁREY INTER-OFFICE MEMO
o

the future lives here.

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

DATE: December 09, 2024 PROJECT FILE: 7824-0293-00

RE: Engineering Requirements

Location: 7251188 St
REZONE/SUBDIVISION

Property and Right-of-Way Requirements
e Dedicate 1.942m along 188 Street.
e Dedicate 10.o0m along 73 Avenue.
» Dedicate 11.5m along 73 Avenue, if application proceeds before 7816-0221-00/7817-0198-00.
e Dedicate 11.5m along 187A Street.
e Dedicate 3.om X 3.0m corner cuts at 187A Street and 73 Avenue, 188 Street and 73 Avenue.
e Register o.5m SRW along all development frontages.

Works and Services
e Construct west side of 188 Street.
e Construct south side 73 Avenue.
e Construct east side of 187A Street.
Provide 7.3m wide concrete letdown.
Construct all local drainage systems.
Construct watermains along 188 Street, 73 Avenue and 187A Street.
e Provide on-lot sustainable drainage features as per the West Clayton NCP and Clayton ISMP.
e Applicant to register restrictive covenants for on-site storm water mitigation features.
e Provide downstream analyses for drainage and sanitary systems, and address as required.
e Provide adequately sized storm, sanitary and water service connection to each lot.

7

Jeff Pang, P.Eng.
Director, Land Development

RH

NOTE: Detailed Land Development Engineering Review available on file



Appendix Il

LEADERSHIP IN LEARNING

Department: Planning and Demographics
Date: January 23, 2025
Report For: City of Surrey

Development Impact Analysis on Schools For:

Application #: 24-0293
The proposed development of 375 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 59 I
As of September 2024, Regent Road is at 56% capacity. Currently, both Regent Road and Maddaugh
Elementary that opened in 2021 can handle student population growth over the coming years that is
Projected Number of Students From This Development In: planned for in the current Clayton Plans.
Elementary School = 34
Secondary School = 15 The enrolment projections will need to be updated with the coming changes to the Clayton Corridor
Total Students = 49 plan and the recent changes to Provincial legislation. Future schools will be required to accommodate
these changes.
Current Enrolment and Capacities:
As of September 2024, E’cole Salish is at 104% capacity. This school was built to relieve enrolment
Regent Road Elementary pressure at both Lord Tweedsmuir and Clayton Heights Secondary. Salish is projected to continue to
Enrolment 342 grow because of the strong in-migration of new secondary students moving into the community.
Operating Capacity 612 Future expansions or new capacity will be required in the area.
# of Portables 0
Ecole Salish Secondary
Enrolment 1560
Operating Capacity 1500
# of Portables 0
Regent Road Elementary
800
700
600
500
400
300
200
2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033
—&—Enrolment Capacity
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.
Ecole Salish Secondary
2400
2200
2000
1800
1600
1400 /
1200
1000
2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033
—&—Enrolment Capacity

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

Arboricultural Inventory and Report: 7251, 7271, 7291 188" Street, Surrey BC

3.0 Findings: Tree Inventory and Risk Assessment
3.1 Tree Inventory

The tree inventory is summarized in Table 1 and the complete tree inventory is given in Appendix 1.

Trees On-site

One-hundred and ten (110) on-site trees were inventoried. Of those, 26 are alder and cottonwood trees.
All on-site trees are recommended for removal as part of this project (see Appendix 1 for individual tree
inventory information).

Please note that on-site tree #988 and shared tree 0s04 are both under 30cm DBH. On-site tree #946
is dead. These trees are not included in our summary counts below.

Trees on City Property
Three (3) City trees were inventoried, all of which are recommended for removal.

Table 1: Summary of the on-site and City tree inventory by species, the recommended number to be retained and
removed.

Tree Species Existing

Alder and Cottonwood Trees

Poplar (P. bal. tri) 1 1 0
Alder (A. rubra) 25 25 0
Deciduous trees
Plum (P. cerasifera) 1 1 0
Maple (A. macrophyllum) 10 10 0
Maple (A. palmatum) 4 4 0
Cherry (P. serrulata) 1 1 0
Cherry (P. emarginata) 2 2 0
Birch (B. papyrifera) 6 6 0
Zelkova (Z. serrata) 1 1 0
Laurel (P. laurocerasus) 1 1 0

Coniferous Trees

Douglas-fir (P. menziesii) 35 35 0
Cedar (T. plicata) 14 14 0
Hemlock (T. heterophylla) 5 5 0
Spruce (P. abies) 4 4 0
Total (excluding Alder and Cottonwood Trees) 84 84 0

Additional Trees in the proposed Open Space/
Riparian Area

Total Replacement Trees Proposed
(excluding Boulevard/Riparian Area)
Total Retained and Replacement Trees 73

73

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 4



Arboricultural Inventory and Report: 7251, 7271, 7291 188" Street, Surrey BC

4.0 Tree Preservation Summary

Table 2: City of Surrey tree preservation summary table for on-site and off-site trees, including the number of
replacement trees proposed.

Surrey Project Number: Unknown
Site Address: 7251, 7271, 7291 188th Street
Registered Arborist: Dean Bernasch, ISA Certified Arborist (PN-8676A)

On-Site Trees Number of Trees ‘

Protected Trees Identified

(On-site and shared trees, including trees within boulevards and proposed streets and lanes, 110
but excluding trees in proposed open space or riparian areas)

Protected Trees to be Removed 110

Protected Trees to be Retained 0

(excluding trees within proposed open space or riparian areas)

Total Replacement Trees Required:
-Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

26 X one (1) = 26 194

- All other Trees Requiring 2 to 1 Replacement Ratio

84 X two (2) = 168
Replacement Trees Proposed 73
Replacement Trees in Deficit 121

Protected Trees to be Retained in Proposed Open Space / Riparian Areas

Off-Site Trees ‘ Number of Trees ‘

Protected Off-Site Trees to be Removed 12

Total Replacement Trees Required:

-Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

3 X one (1) = 3 21
- All other Trees Requiring 2 to 1 Replacement Ratio
9 X two (2) = 18
Replacement Trees Proposed TBD
Replacement Trees in Deficit TBD

Summary, report and plan prepared and submitted by

October 17, 2024
Signature of Arborist Date

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 6
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NOTES 1. The location of un-surveyed trees on this plan is graphical tree protection circles to accommodate the survey services are permitted within the Ne Build Zone under the

approximate. Their location and ownership cannot be point being in the center of the tree)

‘without being bya BC Land

direct supervision of an arborist.

4. Mo work is permitted within the Tree Protection Zone with T
the exception of swales. Swale construction is only permitted

under the direct supervision of an arborist.

This plan is based on a topographic and tree location survey
provided by the owners' Registered British Columbia Land
Surveyor [BCLS) and design drawings provided to Diamond
Head Consulting.

Surveyor.

2. All tree protection fencing must be built to the relevant
municipal bylaw specifications.
5. The 1.5m area No Build Zone does not allow for any building
3.  The tree protection zone shown is a graphical rep i ion wall encroachment. Excavation is permitted 8.
of the critical root zone, measured from the outer edge of within this area under the direct supervision of an arborist.
the stem of the tree. (} the trees diameter was added to the

This plan is provided for context only, and is not certified as
‘to the accuracy of the location of features or dimensions that

are shown on this plan. Please refer to the original survey
Drainage works such as lawn basins, associated piping or

plan and design drawings.
— REFERENCE DRAWINGS ng No-
3550 conmemaaLsraeer || Drawing title: Tree Management Plan by Survey by Target Land g::'"g h::flgﬁ? Page #
DIAMOND EAD | vancouverec|vsnaes | Project address: 7251, 7271, 7291 188 St, Surrey Surveying dated Dec 5 2018. : 20
T604.733.4885 Client: Stesli 2. Level 01 Plan by 5463796 Drawn by: MS/DBE J 1of1
ient: Steelix itecture doved 97092028, Page Size: TABLOID 1117
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"1.5 FAR to 2.9 FAR".

OCP Amendment from “Commercial” to “Multlple Residential”.
Amendment to increase to the maximum density permitted in the

“Multiple Residential” designation from

Amend OCP Figure 42: Major Employment Areas by removing
the "Commercial” designation for the subject site.
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& the future lives here.

OCP Amendment 24-0293-00

From “Comimercial” to “Multiple Residential”, an increase to the maximum density
permitted in the “MultipleResidential” designation from 1.5 FAR to 2.9 FAR, and amend
OCP Figure 42: Major Employment Areas by removing the Commercial designation

for the subject site.




HIN West Clayton NCP Land Use Map Appendix VI

—| “Neighbourhood Commercial’
| to “Low Rise Residential”

ﬂ-----------------l

%

Scale: 1:2,217

3 0.05 0.08

Enter Description

The data provided is compiled from various sources and is NOT warranted as to its accuracy or sufficiency by the City of Surrey.
This information is provided for information and convenience purposes only. Lot sizes, legal descriptions and encumbrances must be km
confirmed at the Land Title Office. Use and distribution of this map is subject to all copyright and disclaimer notices at cosmos.surrey.ca Map created on: 2025-02-13
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