
 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

               Application No.: 7919-0366-00 

Planning Report Date:  April 3, 2023   

 

PROPOSAL: 

• OCP Amendment from Multiple Residential to 
Town Centre 

• TCP Stage 1 Amendment of a portion from “Mid 
Rise Transition Mixed Use” to “Mid Rise Transition” 
and a portion from “High Rise Mixed Use” to 
“Fleetwood Centre” 

• Rezoning from RA and CHI to CD 

• General Development Permit 

To permit the development of two high-rise mixed-use 
buildings and one mid-rise residential building as part 
of a multi-phased development and the creation of a lot 
for Park purposes. 

LOCATION: 16099 - Fraser Highway 

(16111 - Fraser Highway) 

16065 - Fraser Highway 

ZONING: RA and CHI 

OCP DESIGNATION: Multiple Residential and Town 
Centre 

TCP STAGE 1 
DESIGNATION: 

Mid Rise Transition Mixed Use, 
High Rise Mixed Use, Fleetwood 
Centre and Parks & Open Space 
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RECOMMENDATION SUMMARY 
 

• Council amend Rezoning By-law No. 20755 by replacing pages 3-5 of the CD By-law with the 
attached revision (Appendix I) to adjust the Floor Area Ratio (FAR) to 5.91 for Block A and 
5.73 for Block B, adjust the north yard setback to 8 metres for Block B, and adjust the 
maximum principal building height to 133 metres for Block A;  

 

• Council consider Third Reading of OCP Amendment By-law No. 20754; and 
 

• Council consider Third Reading of Rezoning By-law No. 20755, as amended. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing an amendment to the Official Community Plan (OCP) and Fleetwood Stage 1 Plan 
to permit the proposed uses and densities.  

 
 
RATIONALE OF RECOMMENDATION 

 

• At the October 3, 2022 Regular Council – Land Use meeting, Council granted First and Second 
Readings to OCP Amendment By-law No. 20754 and Rezoning By-law No. 20755, and 
authorized staff to draft the General Development Permit. 
 

• At the November 14, 2022 Regular Council – Public Hearing meeting, Council referred the 
application back to staff, passing the following resolution (RES. R22-2077): 

 

o That Application No. 7919-0366-00 be referred back to staff to work with the 
applicant to undertake additional community consultation and consideration of 
addressing items raised by community members including rental units and 
buffering with the adjacent single family homes. 
 

• Following Council’s direction, the applicant has held further public consultation with 
residents and community representatives including two in-person Public Open House 
sessions, held at the Surrey Sport and Leisure Complex, on February 15 and February 16, 2023, 
respectively.  
 

• The main concerns expressed by the community were related to the heights of the towers, the 
lack of affordable and rental housing, the lack of infrastructure and community amenities, 
concerns with parking and traffic, construction disturbances, shadowing impacts, safety and 
crime, and the interface with the existing townhomes to the north. 
 

• In response to comments and concerns raised by the community, the applicant has made 
design modifications to the project including:  

 

o reducing the heights of proposed Tower 1 and 2 by 3 storeys each (from 42 storeys 
to 39 storeys, and from 37 storeys to 34 storeys, respectively), resulting in an 
overall reduced gross density of 3.98 FAR for the project (previously 4.1 FAR); and 
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o improving the interface treatment of proposed mid-rise Tower 3 adjacent to the 

existing townhouses with increased setbacks, reduced overlook, and enhanced 
landscape treatments. 
 

• In response to community concerns that the proposal currently includes no dedicated rental 
or non-market housing component, the applicant engaged an appraisal firm (Ryan ULC) to 
examine the impact that providing rental housing would have on the subject development 
(Appendix III). Based on the results of the appraisal, the applicant has advised that providing 
any rental and/or non-market housing component in the project would not be economically 
feasible in the current market climate. 
 

• The applicant has requested that their updated proposal for 1,037 market strata units 
(previously 1,121 units) be presented back to Council for further consideration. 

 

• The merits of the subject mixed-use high-rise development in Fleetwood as outlined in the 
previous October 3, 2022, Planning & Development Report are still valid, including: 
 

o The proposal generally complies with the uses and densities as outlined in the 
Fleetwood Plan, which received Stage 1 approval from Council on March 7, 2022 
(Corporate Report No. R049;2022); 
 

o The proposed density and building form are considered appropriate for this part of 
Fleetwood, given the subject site’s proximity to two future SkyTrain stations 
located at the intersections of 160 Street and Fraser Highway and 166 Street and 
Fraser Highway; and 

 

o The proposed density has merit as it is consistent with OCP principles and 
commitments as part of the Surrey Langley SkyTrain (SLS) Supportive Policies 
Agreement (SPA). 
 

• It is recommended that Council amend Rezoning By-law No. 20755 to incorporate the reduced 
overall height and density, and modified setbacks, of the project, proposed by the applicant in 
response to the comments and concerns raised by the community through the consultation 
process, and to consider Third Reading as amended. The corresponding OCP Amendment By-
law No. 20754 would also therefore be in order for consideration of Third Reading. 

 

• Under Section 470 of the Local Government Act, Council may decrease the density of a bylaw 
without the requirement for a Public Hearing, with the owner’s consent.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council consider Third Reading of OCP Amendment By-law No. 20754. 
 
2. Council amend Rezoning By-law No. 20755 to incorporate the following revised 

provisions, as shown in Appendix V: 
 

(a) Maximum floor area ratio for Block A has been amended from 6.14 to 5.91; 
(b) Maximum floor area ratio for Block B has been amended from 5.74 to 5.73; 
(c) Minimum north yard setback for Block B has been amended from 7 metres to 8 

metres; and 
(d) Maximum height of principal building for Block A has been amended from 143 

metres to 133 metres.  
 
3. Council consider Third Reading of Rezoning By-law No. 20755 (Appendix V), as amended. 
 
4. Council authorize staff to draft General Development Permit No. 7919-0366-00 generally 

in accordance with the attached updated drawings (Appendix I). 
 
4. Council instruct staff to resolve the following issues prior to final adoption: 
 

(a) All issues as outlined in the original Planning & Development Report for 7919-
0366-00 and dated October 3, 2022. 

 
5. Council pass a resolution to amend the Fleetwood Stage 1 Plan to redesignate a portion of 

the land from "Mid Rise Transition Mixed Use" to "Mid Rise Transition" and a portion 
from "High Rise Mixed Use" to "Fleetwood Centre" when the project is considered for final 
adoption (Appendix V). 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use TCP Designation Existing Zone 
 

Subject Site Automotive sales, 
automotive service use 
and parking facility 

Fleetwood Centre, 
High Rise Mixed 
Use, Mid-Rise 
Transition Mixed 
Use, Parks & Open 
Space and Road 

RA & CHI 

North: 
 

Two-storey ground-
oriented townhouse units 

High Rise Mixed 
Use, Mid-Rise 
Transition, Parks & 
Open Space and 
Road 

RM-15 
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Direction Existing Use TCP Designation Existing Zone 
 

East: 
 

Automotive service use 
and retail/wholesale 
building material supplier 

High Rise Mixed 
Use, Mid-Rise 
Transition, Parks 
and Open Space 
and Road 

CHI 

South  
(Across Fraser Highway): 

Automotive sales, 
automotive service uses 
and light impact 
industrial 

High Rise Mixed 
Use and Road 

CHI 

West  
(Across future 161 Street): 

Multi-tenant commercial 
building 

Fleetwood Centre 
and Road 

CD (Bylaw No. 
13065) 

 

• A Planning Report for Development Application No. 7919-0366-00 was forwarded to Council 
for consideration at the October 3, 2022 Council meeting (Appendix VI).  The OCP 
Amendment By-law and Rezoning By-law associated with the subject development 
application received First and Second Readings at that meeting. 
 

• The facilitate the development of a multi-phased, mixed-use, high-rise development, the 
applicant proposes the following: 

 
o OCP Amendment for a portion of the site from Multiple Residential to Town Centre; 
o TCP Amendment for a portion of the site from Mid Rise Transition Mixed Use to Mid 

Rise Transition as well as High Rise Mixed Use to Fleetwood Centre; 
o Rezoning from RA and CHI to CD (based on RM-135 and C-8); 
o Consolidation/subdivision from two lots into three lots (including one park lot); and 
o A General Development Permit (Form and Character) for the entire site  

 

• The original proposed building heights were 37-storeys (mixed-use building -Phase 1), 42-
storeys (mixed-use building - Phase 2) and 15-storeys (mid-rise residential building -Phase 3). 
 

• The northeast portion of the site is proposed to be conveyed to the City as a lot for park 
purposes.  

 

• At the November 14, 2022 Regular Council – Public Hearing meeting, Council referred the 
application back to staff, passing the following resolution (RES. R22-2077): 

 

o That Application No. 7919-0366-00 be referred back to staff to work with the applicant 
to undertake additional community consultation and consideration of addressing 
items raised by community members including rental units and buffering with the 
adjacent single family homes. 

 
ADDITIONAL PUBLIC ENGAGEMENT 
 

• Since the Public Hearing on November 14, 2022, the applicant has hosted an online open 
house to collect resident comments, held meetings with the Fleetwood Community 
Association (FCA) and Fleetwood Business Improvement Association (FBIA), and held two in-
person Public Information Meetings (PIMs). 
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• The applicant has provided a detailed summary of the additional public engagement measures 
they have undertaken (Appendix II). 

 
Virtual Open House and Public Information Meetings 
 

• The applicant hosted a virtual open house from December 2022 to February 2023 to share 
information with the residents in advance of the Public Information Meetings (PIMs). Visitors 
to the website were able to provide comments in response to the proposal. 
 

• The applicant received 52 emails from residents through the Virtual Open House process. 
 

• The applicant hosted two in-person Public Open House sessions at the Surrey Sport and 
Leisure Complex on February 15 and February 16, 2023, respectively. The information sessions 
provided an opportunity for the public to learn about the proposal and discuss any concerns 
with the applicant’s project team and City staff. 

 

• Approximately 132 people attended the Public Information Sessions. Representatives from the 
Fleetwood Community Association (FCA) and Fleetwood Business Improvement Association 
(FBIA) were also in attendance at both sessions. 

 

• Feedback was collected through comment form submissions. Forty-two comment forms were 
submitted to City staff by the applicant following the PIMs. 

 

• Resident comments from the Virtual Open House and PIMs were related to concerns 
regarding the heights of the towers, the lack of affordable and rental housing, the lack of 
infrastructure and community amenities, concerns with parking and traffic, construction 
disturbances, shadowing impacts, safety and crime, and the interface with the existing 
townhomes to the north (Appendix II). 

 
Meetings With FCA and FBIA 
 

• The applicant held recurring meetings with the FCA and FBIA between December 2022 and 
February 2023, which are outlined in Appendix II and Appendix IV. 

 

• The FCA has subsequently provided a letter (Appendix IV) which summarizes the 
consultation process and the concerns that they continue to have regarding the proposal. 
These concerns include the lack of rental housing, building heights, the lack of community 
amenities and the lack of 2+ bedroom units. 

 
 
MODIFICATION TO PROPOSAL 
 

• Based on Council Resolution R22-2077 and the feedback from the community, the applicant 
has submitted a revised proposal for consideration (Appendix I).  
 

• The applicant has reduced the height of proposed Tower 1 from 42 to 39 storeys and Tower 2 
from 37 to 34 storeys. The reduced height has resulted in the following changes to the 
proposal:  

 
o a gross density decrease from 4.1 FAR to 3.98 FAR; 
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o a reduction in the overall number of proposed units (from 1,121 to 1,037); 
o a 5% reduction in the number of 2-bedroom units; 
o an increase to the tower floor plates by 49 square metres;  
o a reduction to some of the tower separations; and 
o modifications to building setbacks. 

 

• The applicant has refined the interface between mid-rise Tower 3 and the adjacent 
townhomes to the north. The refinements include enhanced landscaping, an increased 
building setback along sections of the northern face of the building, and the reorientation of 
units to mitigate overlook concerns. 
 

• Staff are supportive of the overall reduction in tower heights in response to community 
comments; however, staff note that the increased tower floorplates further deviate from 
Official Community Plan (OCP) design guidelines. The OCP design guidelines recommend 
tower floorplates of 650 square metres for towers ranging from 31 to 40 storeys in height.  The 
originally proposed tower floorplates of 725 square metres were seen as a reasonable 
compromise to achieve the density contemplated in the plan, while still accommodating the 
proposed park and mid-rise building form on the north portion of the site.  The revised tower 
floor plates are 6% larger at 774 square metres. While this 6% increase is relatively 
imperceptible from a visual perspective, it does represent a further deviation from the 
guidelines.  Staff will work with the applicant to reduce the tower floorplates (without 
increasing the height of the towers) through the detailed Development Permit process for 
each building. This likely will involve reallocating some floor space into the podium levels.  

 
RENTAL and/or NON-MARKET HOUSING 
 

• The applicant engaged the appraisal firm Ryan ULC to examine the impact that providing 
rental housing would have on the subject development (Appendix III). Based on the results of 
the appraisal, the applicant has advised staff that providing rental housing is not economically 
feasible in the current market climate. The applicant has also advised staff that they are not 
positioned to explore non-market housing options for the project. 
 

• Staff note that the feasibility study by Ryan ULC assumes that the entirety of the residential 
portions of all three buildings are provided as purpose-built rental. The study does not explore 
the feasibility of providing various configurations of both purpose-built rental and market 
strata units. 

 

• The applicant has requested that their updated proposal for 1,037 market strata units (reduced 
from 1,121 units) (including 0 3-bedroom, 349 2-bedroom and 688 1-bedroom) be presented 
back to Council for further consideration. 

 
 
UPDATED DEVELOPMENT PROPOSAL 
 

• The updated development proposal for the multi-phased, mixed-use development consisting 
of three buildings, with an updated 1,037 residential dwelling units and commercial/office 
space, still requires the following: 
 
o OCP Amendment for a portion of the site from Multiple Residential to Town Centre; 
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o TCP Amendment for a portion of the site from Mid Rise Transition Mixed Use to Mid Rise 

Transition as well as High Rise Mixed Use to Fleetwood Centre; 
o Rezoning from RA and CHI to CD (based on RM-135 and C-8); 
o Consolidation/subdivision from two lots into three lots (including one park lot); and 
o A General Development Permit (Form and Character) for the entire site to accommodate a 

15-storey mid-rise residential building (Phase 3), an updated 34-storey mixed-use building 
(Phase 1) and an updated 39-storey mixed-use building (Phase 2). 

 

• The northeast portion of the site is still proposed to be conveyed to the City as a lot for park 
purposes. 
 

• Updated details on the development proposal are provided in the table below: 
 

 Proposed 

Lot Area 

Gross Site Area: 20,411 square metres (2.0 hectares) 
Road Dedication: 5,330 square metres 
Park Dedication: 1,259 square metres 
Net Site Area: 13,822 square metres (1.38 hectares) 

Number of Lots: 2 existing, 3 proposed 

Building Height: Phase 1:  119 metres (34 storeys) 
Phase 2:  133 metres (39 storeys) 
Phase 3:  54 metres (15 storeys) 

Unit Density: N/A 

Floor Area Ratio (FAR): 3.98 (Gross – all phases)  

Floor Area 

Residential: 74,082 square metres 
Commercial: 4,799 square metres 
Office:  
Total: 

2,406 square metres 
81,287 square metres 

Residential Units: 

1-Bedroom: 
1-Bedroom + Den: 

368 dwelling units 
320 dwelling units 

2-Bedroom: 349 dwelling units 
Total: 1,037 dwelling units 

 

• The CD Bylaw (No. 20755) currently specifies a maximum floor area ratio of 6.14 for Block A 
(Phases 1 and 2) and 5.74 for Block B (Phase 3), and the amendment proposes to reduce the 
maximum floor area ratio for Block A to 5.91 and Block B to 5.73.  
 

• The north yard setback for Block B has been increased from 7 metres to 8 metres in order to 
provide a better interface with the existing townhouses to the north. 

 

• The maximum height of the towers for Block A has been reduced from 143 metres to 133 
metres. 

 

• All other aspects of the revised proposal comply with the provisions permitted under the 
original CD Bylaw No. 20755.  
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• The changes to the Rezoning Bylaw do not impact the proposed OCP Amendment Bylaw (No. 
20754).  

 

• It is recommended that Council amend Rezoning By-law No. 20755 to incorporate the reduced 
overall height and density, and modified setbacks, of the project, proposed by the applicant in 
response to the comments and concerns raised by the community through the consultation 
process, and to consider Third Reading as amended. The corresponding OCP Amendment By-
law No. 20754 would also therefore be in order for consideration of Third Reading. 

 

• Under Section 470 of the Local Government Act, Council may decrease the density of a bylaw 
without the requirement for a Public Hearing, with the owner’s consent (provided).  

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations, 

Landscape Plans and Perspective  
Appendix II. Summary of Engagement Process  
Appendix III. Rental Housing Report 
Appendix IV. Letter from Fleetwood Community Association 
Appendix V. Amended CD By-law No. 20755 
Appendix VI. Initial Planning & Development Report No. 7919-0366-00, dated October 3,  

2022. 
 
 
 approved by Ron Gill 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
 
LM/ar 
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16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C
DATE: 11/21/22

P0.01
FLEETWOOD ORION

CHANGES TO ORION
The application has been reduced in height from 42 to 39 storeys and 37 to 34 storeys. 

The density has been reduced from 4.1 to 3.98

This was achieved by:

• Reducing Tower 1 by 3 levels,

• Reducing Tower 2 by 3 levels,

• Reducing the overall GFA by 2,720 sm / 29,276.8 SF

_ REDUCED HEIGHT & DENSITY



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C
DATE: 02/28/23

P0.02
FLEETWOOD ORION

CHANGES TO ORION _ INCREASED FLOORPLATE

To reduce the height of the towers, the typical floorplate of Phase 1 & 2 increased to 8330 SF. 

The typical floorplate of the Phase 3 tower was articulated to allow for an increased setback to the neighbours.

With the reduction in height as well as reductions in the Phase 1, 2 & 3 podiums, the total FAR has been reduced to 3.98.



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C
DATE: 02/27/23

P0.03
FLEETWOOD ORION

CHANGES TO ORION _ NORTH SITE



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C
DATE: 02/27/23

P0.03.01
FLEETWOOD ORION

CHANGES TO ORION _ NORTH SITE



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C
DATE: 02/27/23

P0.03.02
FLEETWOOD ORION

CHANGES TO ORION _ NORTH SITE



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C
DATE: 02/27/23

P0.03.03
FLEETWOOD ORION

CHANGES TO ORION _ NORTH SITE
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Formerly BCS Real Estate Burgess, Cawley, Sullivan

December 1, 2022 Our Ref:  A2211-6888LA

Bucci Development Limited
#202 - 1669 West 3rd Avenue
Vancouver, BC
V6J 1K1

Attention: Amar Burmy & Troy Abromaitis

Re: CMV OF FEASIBILITY STUDY OF PROPOSED DEVELOPMENT
16065 & 16099 FRASER HIGHWAY, SURREY, BC

Bucci Development Limited has retained the services of Ryan ULC to conduct a feasibility study on the proposed 
development located 16065 & 16099 Fraser Highway, Surrey based upon reasonable projected revenues and costs.  We 
have been instructed to assume that the proposed residential component will be used for market rental only (instead of 
market condominium).  The purpose of this letter is to assist the property owner for determining the feasibility of market 
rental for the proposed development.  It should not be construed as an appraisal and should not be relied upon for any 
other purposes. 

The site under discussion at the above address relates to a multi-phase, mixed use development site comprised of two 
future development parcels.  Under the latest revisions, our client is proposing subdivision from the existing two lots to 
three lots (Lots 1 and 2, one park lot).  The park lot located on the northeast portion of the site will be dedicated to the City 
as a lot for park purposes.  Lot 1 (Phase 1 & 2) will include two high-rise mixed use towers ranging from 37 to 42 storeys 
while Lot 2 (Phase 3) located to the north will offer a 15-storey residential tower.  The proposed site plan is shown below.

APPENDIX III
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Based on the development statistics provided to us dated October 21, 2022, the proposed uses and density allocation are 
as follows. 

 

 

 

Methodology 

Development land is ultimately driven by the achievable revenue for the end product.  In similar markets where there is a 
dearth of recent comparable land sales to draw from, greater reliance is placed upon a residual land approach to evaluate 
development opportunities.  Deducted from the revenue are all related development costs and development profit.  The 
notional difference between the revenues and costs represent the value of the underlying land.  This will be discussed in 
greater detail in the following section.   
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Residential Rental 

 

With respect to the proposed build-
42-storey tower.  There has not been any new launches of purpose-built rental projects over the past two years at the 
subject location.  As such, we have relied on current market data of new purpose-built rental projects within Surrey City 
Centre and other suburban locations such as New Westminster and Burnaby.   

The most recent high- City of Lougheed Tower Four which 
relates to a 34-storey tower in Burquitlam Centre.  The building offers a larger unit mix as the entire building is stratified 
and the developer intends to retain the development as an income producing asset with a five-year rental covenant.  We 
understand approximately 90% of the building have been leased at reportedly an average rental rate of $3.63 per sq.ft.  
Overall, this comparable sets the upper limit based on its more central location.   

Parker represents a brand new purpose-built rental development located in Surrey City Centre.  This comparable offers a 
lower four-storey configuration and was reportedly over 80% leased at an average rental rate of $2.87 per sq.ft.  An upward 

-form, superior view potential and concrete construction, tempered 
location.  The Line represents the most recent completed high-rise rental tower in Surrey 

City Centre.  This comparable offers a 34-storey build-form and was reportedly leased at an average rental rate in the $3.28 
per sq.t. region.  A downward adjustment  

Premiere represents a brand new six-storey rental building in the Sapperton neighbourhood of Westminster. This 
comparable is reportedly 90% leased at an average rental rate of $3.13 per sq.ft.  Overall, the competitive set supports a 
rental rate between $2.87 and $3.63 per sq.ft. and is further refined to be from $2.87 to $3.28 per sq.ft.  With consideration 

-rise build-form and less central location, our analysis assumes a range of 
average rental rates from $2.90 to $3.15 per sq.ft. 

The valuation below considers additional parking revenue from parking stalls allocated to the residential component.  Based 
on the latest development statistics, the subject will offer 1049 residential parking stalls (notwithstanding commercial or 
visitor parking).  The subject will offer 1,121 residential units and we have assumed 65% of the units will opt to lease a 

e SkyTrain station.  Assuming a monthly rate of $75 per stall, 
this reflects a parking revenue of some $0.08 per sq.ft. on a monthly basis.   

According to the latest CMHC statistics, the overall vacancy rate in Surrey (Zone 21) as at October 2021 was 0.6%, although 
noting an average of 1.9% over the past ten years.  New buildings that are achieving rents at the top of the market typically 
operate at a higher vacancy rate, with units often being vacant upon turnover for one to two weeks to allow the units to be 

term vacancy rate of 1.0% is concluded.  The Annual CMHC survey results is shown in the chart overleaf. 

Project Address Neighbourhood Type Height
Avg. Unit 

Size (Sq.Ft.)
Avg. Rent 
Per Sq.Ft.

Total 
Units

Units 
Leased

Leasing 
Start

Leasing 
End

Period* 
(Months)

Units Per 
Month

Surrey
Parker 10604-139th Street City Centre Frame 4 storeys 709 $2.87 78 64 Jun-22 ongoing 5 12.8
The Line 13639 George Junction City Centre Concrete 34 storeys 568 $3.28 371 371 Dec-21 Jun-22 6 61.8
New Westminster
Premiere 406-415 East Columbia Sapperton Frame 6 storeys 729 $3.13 72 66 Jul-22 ongoing 4 16.5
Burnaby
City of Lougheed - Phase 1 (Tower 4) 9855 Austin Road Lougheed Concrete 30 storeys 774 $3.63 237 221 Aug-22 ongoing 3 73.7
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Operating expense including utilities, management, insurance, property taxes and repair and maintenance are 
non-recoverable items that are paid directly by the landlord.  An operating expense of 28% of gross revenue is estimated.  
This equates to roughly $  

In order to estimate a capitalization rate for the subject, considerations were given to sales of newer, purpose-built rental 
developments.  The following chart provides a summary of the particulars of each comparable sale. 

 

The comparables selected include the latest transactions of new purpose-built developments in Vancouver and North 
Vancouver since early 2020.  The comparable sales show a range of capitalization rates between 3.50% to 4.02% with the 
low end of the range supported by a new purpose-built rental building with mid-term upside potential (was initially leased 
at below market rents through the Rental 100 program).  Upside is not imminent and would largely be achieved over years 
through tenant turnover.  As the subject property is valued as if leased at market rent levels thus a capitalization rate range 
in the upper end of the range is suggested.   
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Comparable No. 1 represents the sale of The Link which relates to the residential rental component within a larger mixed 
use building (air space ownership).  The sale closed in early 2022 at $52,000,000 or 3.62%.  A higher capitalization rate is 
supported for the subject considering overall location and investment size.   

Comparable No. 2 represents the recent sale of Hawthorne at Timber Court (2670 Library Lane) in Lynn Valley for 
$54,450,000.  The transaction closed in October 2021 and relates to the acquisition of a 75-unit air space parcel built in 
2020 at an approximate yield of 3.77%.  The property was reported to be achieving gross rents averaging $3.25 per sq.ft. 
per month thus the asset has some cashflow upside.   

Comparable Nos. 3 and 4 represent sales from early in 2021 of two new purpose-built rental buildings off Lonsdale Avenue 
in North Vancouver.  Both buildings were acquired by Quadreal at capitalization rates in the region of 3.50%.   

Comparable Nos. 5 and 6 relate to 2020 sales of concrete rental buildings in Vancouver.  Comparable No. 5 relates to the 
sale of The Sentinel which is a concrete rental air space parcel and sold as a forward sale for a capitalization rate in the 
region of 3.50% to 3.75%.  Comparable No. 6 relates to the sale of MC2 which is an air space parcel in south Vancouver that 
traded for a yield of 3.52%.   

While interest rates have recently risen and are expected to increase further, there has been some evidence in the market 
place to suggest an adjustment in the capitalization rate.  A forward sale opportunity for a purpose-built mixed use rental 
development in North Vancouver hit the market in the first half of 2022.  In July, 2022, the development was negotiated to 
be under contract with an institutional purchaser at a price point north of $100 million which reflects a stabilized 
capitalization rate in the 3.70% region.  At the same time, the BC Government announced on September 7, 2022 that it will 
not permit landlords to increase rents by the actual rate of inflation for 2023 but will instead cap this at 2.0%.  This would 
also put upward pressure on capitalization rates as landlords cannot increase rents to keep up with operating expenses and 
property taxes, thus increasing operating risks in the medium term.  All investors are noting that higher capitalization rates 
will be demanded today in their negotiations.  The subject property presents a new, purpose-built rental development in a 
less central location.  The subject represents a large investment asset that would only appeal to institutional buyers.  Overall, 
a capitalization rate in the region of 3.85% to 4.0% is concluded. 

 

The end unit revenue for the market rental component is estimated to be in the region of $662 to $691 per sq.ft. 

  

Base Rent per Month $2.90 to $3.15 per sq.ft.
Parking Rent Per Month $0.08 $0.08 per sq.ft.
Months per Year 12 12
Gross Rent per Year $35.76 $38.76 per sq.ft.
Vacancy Allowance 1.0% 1.0%
Expense Ratio 28.0% 28.0%
Net Income per Year $25.49 $27.63 per sq.ft.
Capitalization Rate 3.85% 4.00%
Estimated Rental Value $662 to $691 per sq.ft.

Market Rental End Unit Value
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Commercial Retail Units 

The subject retail strata units are located on the ground floor of the project in Phase 1 and 2 and combine for a gross 
saleable area of 45,665 sq.ft.  We have not been provided with a schedule of unit areas for the commercial component, as 
such, we have assumed the floor plates will be divided into individual strata units with sizes in the 1,000 to 1,500 sq.ft. 
range. 

 

We have considered the risk of absorption for the subject units due to its inferior location compared to projects in City 
Centre with lower traffic exposure along Fraser Highway versus King George Boulevard or 108th Avenue.  With consideration 

$1,200 to 
$1,250 per sq.ft. for the subject retail units including parking, based on an average unit size between 1,000 to 1,500 sq.ft.   
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Office Units 

The subject development proposes 21,052 sq.ft. of office space on the second through fifth floors in Phase 1.  We 
understand the office units will be stratified.  We have not been provided with a schedule of unit areas for the commercial 
component, as such, we have assumed the floor plates will be divided into individual strata units with sizes in the 1,000 
sq.ft. range.  We have considered office strata sales in the subject area, as summarized below. 

 

We have considered the risk of absorption for the subject units due to its less central location compared to projects in 
c and unproven location, our analysis adopts a value at 

the lower end of the range of $900 to $950 per sq.ft. for the subject office units including parking, based on an average unit 
size in the 1,000 sq.ft. region. 

Development Costs 

We have not been provided with a development pro forma and relied upon our experience in valuing similar mixed 
use developments in Metro Vancouver, particularly in the Fraser Valley.  A hard cost is estimated at $460 per sq.ft. 
for the subject.  Contingency has been inputted at 5.0%.   

A total servicing and off site cost of $5,540,000 is estimated based on the information provided to us.  We have 
thus allocated this cost to each phase based on their proportionate share of density.  

Architect and engineer fees are estimated at 2.0% and 1.5% of hard costs, respectively.  Project management is 
estimated to be 4.0% of hard costs which is considered to be market.  Other consultant fees are estimated at 1.0% 
of hard costs. 

Development Cost Charges (DCCs) have been input based on the City of Surrey, Metro Vancouver and Translink 
guidelines.  Permits and Fees are estimated at 0.50% of hard costs.  Public Art fees are estimated at 0.50% of hard 
costs.  All new rezoning applications for residential development will be required to contribute $1,000 per 
residential unit to support the development of new affordable housing. 
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to any projects where there is an application for additional residential bonus density and applies to new units.  This 
is equivalent to $4,000 per unit.  Tier 2 Community Amenity Charges (CAC) is inputted at $35.00 per sq.ft. of the 

ing application report, the increase in density and CAC 
calculation are shown below. 

 

Miscellaneous soft costs including insurance, legal and property taxes are estimated at 2.0% of hard costs.  

A marketing and sales commission of 1.0% of revenue is esti
is considered to be at market based on the overall price point.  A sales and commission of 3.0% is estimated for 
the commercial strata components including office and retail units. 

Self-assessed GST is estimated at 5.0% of the residential revenue. 

Finance cost is estimated based on an interest rate of 8.0% on the land loan and 6.0% on construction (assuming 
CMHC Financing at a preferred rate).  We have assumed a construction timeline of three years plus an additional 
24, 36 and 48 months of lead-in period for Phases 1, 2 and 3, respectively.  A commitment fee is estimated at 0.75% 
of the total loan amount. 

 to 17.0% of cost) is adopted which is 
considered to be industry standard.    

Detailed architectural plans are not available at the time of this report and thus we assumed an efficiency of 86% 
for the market component based on information provided by our client as the additional amenity areas are 
calculated separated. 

The detailed residual analysis is shown overleaf. 
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Phase 1 Pro forma 

 

  

Address:
16099 Fraser Highway, Surrey, BC

Site Area: 171,226
Rezoning Designation: MU High-Rise

Gross
 FAR Sq.ft.*** FAR*** GBA Sq.ft.*** Saleable*** Eff ic iency*** # Un its*** Avg. Unit S ize***

Residential  Density (Assume Market Rental) 333,927 1.95 333,927 287,177 86% 439 654
Strata Retai l  Density 38,826 0.23 38,826 33,390 86% TBD
Strata O ff ice Density 24,198 0.14 24,198 20,810 86% TBD

Amenity Density  (exc luded from FAR) 15,302 0.09 15,302 0 0%
Total 396,951 2.32 412,253 341,378 83% 439

Lower Upp er
Revenue - Strata Residential psf - net 287,177 sq.ft. @ $6 62 $190,131,611 $69 1 $198,354,165
Revenue - Strata Retail psf - net 33,390 sq.ft. @ $ 1,200 $40,068,432 $1,2 50 $41,737,950
Revenue - Strata Office psf - net 20,810 sq.ft. @ $9 00 $18,729,097 $95 0 $19,769,603

Total  Revenue $248,92 9,140 $259,86 1,718

Net Revenue/GBA $248,929,140 $259,861,718
Hard Costs - Concrete (including construction management) 412,253 sq.ft. @ $460 psf ($189,636,242) $460 psf ($189,636,242)

Contingency - Hard Costs 5.0% ($9,481,812) ($9,481,812)
Offsite/Servicing (prorata share based on FAR area per phase) ($2,432,005) ($2,432,005)

Development Management Fee 4.0% of HC incl cont. ($7,964,722) ($7,964,722)

Professional  Fees  
Architect 2.0% of HC incl cont. ($3,982,361) ($3,982,361)
Engineer 1.5% of HC incl cont. ($2,986,771) ($2,986,771)
Other Professionals 1.0% of HC incl cont. ($1,991,181) ($1,991,181)

Mun ic ipal  Fees
City-wide & City Centre DCL (Residential) - RM-135 349,229 sq.ft. @ $26.81 psf ($9,362,827) ($9,362,827)
City-wide DCL (Commercial) - C-8 63,024 sq.ft. @ $12.85 psf ($809,856) ($809,856)
School Site Acquisition Charge $600 /unit ($263,400) ($263,400)
GVSDD (Residential) $4,269 /unit ($1,874,091) ($1,874,091)
GVSDD (Commercial) 63,024 sq.ft. @ $3.30 psf ($207,979) ($207,979)
Transit DCC (Residential) $1,554 /unit ($682,206) ($682,206)
Transit DCC (Retail) 63,024 sq.ft. @ $1.26 psf ($79,410) ($79,410)

Misc Soft Costs 2.00% of HC ($3,982,361) ($3,982,361)
CACs (Tier 2) 2,250 sq.ft. @ $35.00 psf ($78,754) ($78,754)
CAC (Tier 1) $4,000 /unit ($1,756,000) ($1,756,000)
Univerisal CAC (Affordable Housing) $1,000 /unit ($439,000) ($439,000)
Permits and Fees 0.50% construction cost ($995,590) ($995,590)
Public Art 0.50% construction cost ($995,590) ($995,590)
GST (Self Assessed) 5.00% of Residential Rev ($9,506,581) ($9,917,708)
Fin anc e Costs Factor L/V
Land Loan (lead-in) 24 months @ 8.00% 1.0 50% $0 $0 $0 $0
Construction** 36 months @ 6.00% 0.5 75% $241,903,473 ($16,328,484) $241,985,699 ($16,334,035)
Finance Fee (0.5% commitment + 0.25% other fees) 0.75% (of borrowed $) $181,427,605 ($1,360,707) $181,489,274 ($1,361,170)

Marketing and Sales
Marketing and Commissions - Residential 1.0% of revenue ($1,901,316) ($1,983,542)
Marketing and Commissions - Commercial 3.0% of revenue ($1,763,926) ($1,845,227)
Property Transfer Tax (% of land value) 0.0% $0 0.0% $0

Profit 12 .0 % of revenue ($29,871,497) ($31,183,406)
Land Value -$ 131 -$51,80 5,528 -$10 8 -$42,76 5,526

34% 35%

*** Estimated

MIXED-USE STRATA PRO FORMA - Lot 1  (PHASE 1)

16065 Fraser Highway, Surrey, BC

O n Designated Den sity
* Hard costs include construction management.
** Construction finance includes land cost and excludes 1/2 of strata commission
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Phase 2 Pro forma 
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Phase 3 Pro forma 
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Value Summary 

 

By taking a value towards the middle of the range shown by the previous residual analysis,  the gross residual land value for 
all phases is estimated to be negative $127 million.  A negative land residual value is calculated when the total development 
cost and profit is greater than the anticipated revenue figure and thus makes the proposed development financially 
infeasible.   

In other words, if we fix the land value at $69 per sq.ft. buildable which is consistent with the sale of the neighbouring parcel 
(16055 Fraser Highway) in July, 2021, the total development loss is estimated to be at $122.7 million.  This is calculated 
based on taking the negative land residual of $27 million and adding back the estimated development profit in the previous 
analysis (approximately $66.7 million for all three phases) then deducting the fixed land value at $69 per sq.ft. buildable 
($69 per sq.ft. buildable x total density or 904,236 sq.ft.).  

 

 

revenue needs to be in the $1,050 to $1,100 per sq.ft. 
region.  The estimated rental rates would require to be in the high $4.00 to $5.00 per sq.ft. region.  This would be at similar 
levels as the City of Vancouver where new purpose developments are achieving rents north of $5.00 per sq.ft.  For context, 
the average rental rate at the subject would be approximately $3,000 per month.  In conclusion, the proposed development 

 climate.  
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We trust this satisfies your query.  Should you have any questions or comments please do not hesitate to contact us.

Yours very truly

RYAN ULC

Tony Liu
B.Comm, AACI, P.App
Manager, Valuation
AIC Membership # 910154
Direct Line: (604) 646-4542
Email: tony.liu@ryan.com
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CITY OF SURREY 
 

BYLAW NO. 20755 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address:  As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 85 (CD 85), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: HIGHWAY COMMERCIAL INDUSTRIAL ZONE (CHI) and  
ONE-ACRE RESIDENTIAL ZONE (RA) 

TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 85 " as follows:  

 

CD 
Zone ID 

Civic  
Address 

Legal Description 
 

CD Bylaw 
No. 

Replaces 
Bylaw 

No. 

"CD 85 
(a) 16099 Fraser Highway 
(b) 16065 Fraser Highway 

(a) Lot 1, Plan 7936  
(b) Parcel K, Exp Plan 11212 

20755 N/A"  

 
2. This Bylaw shall be cited for all purposes as "Surrey Comprehensive Development Zone 85   

(CD 85), Bylaw, 2022, No. 20755". 
 
 
PASSED FIRST READING on the 3rd day of October, 2022. 

PASSED SECOND READING on the 3rd day of October, 2022. 

PUBLIC HEARING HELD thereon on the  th day of , 20  . 

PASSED THIRD READING on the  th day of , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20  . 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 85 (CD 85) 
 
This Comprehensive Development Zone 85 (CD 85) as well as all other applicable regulations of  
Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") apply to the following lands: 
 

Address Legal Descriptions PID 

16099 Fraser Highway Lot 1, Section 25, Township 2, NWD, Plan 7936 011-263-121 

16065 Fraser Highway Parcel K, Section 25, Township 2, NWD, Plan 11212 009-364-277 

 
The lands are divided into Blocks A, B and C, as shown outlined in bold on the Survey Plan,  

attached hereto and forming part of this Bylaw as Schedule A, certified correct by Jesse Morin, B.C.L.S.  
on the 9th day of September, 2022. 

 

Block A 

Address Legal Descriptions PID 

16099 Fraser 
Highway 

That portion of Lot 1, Section 25, Township 2, NWD, Plan 
7936 shown outlined in bold, labelled as Block A on the 

Survey Plan, attached hereto as Schedule A, certified 
correct by Jesse Morin, B.C.L.S. on the 9th day of 

September, 2022, containing 15,907.4 sq. m 

011-263-121 
(portion of) 

16065 Fraser 
Highway 

That portion of Parcel K, Section 25, Township 2, NWD, 
Plan 11212 shown outlined in bold, labelled as Block A on 
the Survey Plan, attached hereto as Schedule A, certified 

correct by Jesse Morin, B.C.L.S. on the 9th day of 
September, 2022, containing 15,907.4 sq. m 

009-364-277 
(portion of) 

 

Block B 

  Address Legal Descriptions PID 

16099 Fraser 
Highway 

 

That portion of Lot 1, Section 25, Township 2, NWD, Plan 
7936 shown outlined in bold, labelled as Block B on the 

Survey Plan, attached hereto as Schedule A, certified 
correct Jesse Morin, B.C.L.S. on the 9th day of 

September, 2022, containing 3,006.8 sq. m 

011-263-121 
(portion of) 

 

16065 Fraser 
Highway 

 

That portion of Parcel K, Section 25, Township 2, NWD, 
Plan 11212 shown outlined in bold, labelled as Block B on 
the Survey Plan, attached hereto as Schedule A, certified 

correct by Jesse Morin, B.C.L.S. on the 9th day of 
September, 2022, containing 3,006.8 sq. m 

009-364-277 
(portion of) 

 

 

Block C 

  Address Legal Descriptions PID 

16099 Fraser 
Highway 

 

That portion of Lot 1, Section 25, Township 2, NWD, Plan 
7936 shown outlined in bold, labelled as Block C on the 

Survey Plan, attached hereto as Schedule A, certified 
correct by Jesse Morin, B.C.L.S. on the 9th day of 

September, 2022, containing 1,497.0 sq. m 

011-263-121 
(portion of) 
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(collectively the "Lands") 
 
A. Intent 
 This Comprehensive Development Zone is intended to accommodate and regulate the development of 

high density, high-rise multiple unit residential buildings, and related amenity spaces, and 
commercial uses, which are to be developed in accordance with a comprehensive design. 

 
B. Permitted Uses 

Lands, buildings and structures shall only be used for the following uses, or a combination thereof: 
Block A: 
Principal Uses: 
1. Multiple unit residential buildings and/or ground-oriented multiple unit residential buildings. 
Accessory Uses: 
2. The following accessory uses, provided that such uses form an integral part of a multiple unit 

residential building on the Lands: 
(a) Retail stores excluding adult entertainment stores, auction houses, and 

secondhand stores and pawnshops; 
(b) Personal service uses excluding body rub parlours; 
(c) General service uses excluding funeral parlours and drive through banks; 
(d) Eating establishments excluding drive-through restaurants; 
(e) Neighbourhood pubs, regulated under the Liquor Control and Licensing Act, as amended’ 
(f) Liquor stores; 
(g) Office uses excluding social escort services, methadone clinics, and marijuana 

dispensaries; 
(h) Parking facilities; 
(i) Indoor recreational facilities; 
(j) Entertainment uses excluding arcades and adult entertainment stores; 
(k) Community services; 
(l) Cultural uses; and 
(m) Child care centres, regulated by the Community Care and Assisted Living Act, as 

amended, and the Chile Care Licensing Regulation, as amended. 
 

Block B: 
Principal Uses: 
1. Multiple unit residential buildings and/or ground-oriented multiple unit residential buildings. 
Blocks C: 
Principal Uses: 
1. Open Space; and  
2. Parking - Underground. 

 
C. Lot Area 
 Not applicable to this Zone. 
 
D.  Density 

1. Maximum Density: 
Maximum density shall be as follows: 
(a) 1 dwelling unit; and 
(b) The lesser of floor area ratio of 0.1 or building area of 300 sq. m. 

2. Permitted Density Increases: 
If amenity contributions are provided in accordance with Schedule G, density may be 
increased as follows: 
(a) Block A: Maximum floor area ratio of 5.91 6.14, excluding: 
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i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone); and 
ii. Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 

(pursuant to Section H.4. of this Zone); 
(b) Block B: Maximum floor area ratio of 5.73 5.74, excluding: 

i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone); and 
ii. Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 

(pursuant to Section H.4. of this Zone); 
(c) Block C: Not applicable.  

3. Notwithstanding the definition of floor area ratio, for an air space subdivision, the air space 
parcels and the remainder lot of the air space subdivision shall be considered as one lot for the 
purpose of application of Section D. of this Zone, and further provided that the floor area ratio 
calculated from the cumulative floor areas of the buildings within all of the air space parcels 
and the remainder lot of the air space subdivision shall not exceed the maximum specified in 
Sub-section D.2. of this Zone. 

 
E. Lot Coverage 

1. The maximum lot coverage for all buildings and structures shall be as follows: 
(a) Block A: 80%; 
(b) Block B: 75%; and 
(c) Block C: Not applicable. 

2. Notwithstanding the definition of lot coverage, for an air space subdivision, the air space 
parcels and the remainder lot of the air space subdivision shall be considered as one lot for 
the purpose of application of Section E. of this Zone, and further provided that the lot 
coverage within all of the air space parcels and the remainder lot of the air space subdivision 
shall not exceed the maximum specified in Section E.1. of this Zone. 

 
F. Yards and Setbacks 

Block A: 
Buildings and structures shall be sited in accordance with the following minimum setbacks: 

 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

East 
Yard 

West 
Yard 

Principal and Accessory Buildings and Structures 2.2 m 11 m 9 m 2.0 m 

     

Block B: 
Buildings and structures shall be sited in accordance with the following minimum setbacks: 

 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

East 
Yard 

West 
Yard 

Principal and Accessory Buildings and Structures 8 7 m 4.0 m 3.0 m 3.0 m 

     

 Block C:  Not applicable. 
 

 
1 Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking – underground may be located up to 0 

m of any lot line. 
2 Notwithstanding the definition of setbacks in Part 1, Definitions, patios may encroach up to 2.0 m, balconies up to 1.8 m, and 

canopies up to 1.8 m into the required setbacks. 
3 Notwithstanding Section A.26.(b) of Part 4, General Provisions, stairs with more than three risers may encroach into the setbacks. 
4 Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and accessory buildings and structures for 

interior lot lines for lots created by an air space subdivision may be 0.0 m. 
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G. Height of Buildings 

1.  Block A: 
 Principal building height shall not exceed 133 143 m. 

2. Block B: 
Principal building height shall not exceed 54 m. 

3. Block C: 
Not applicable. 

 
H. Off-Street Parking and Loading/Unloading 

1. Parking Calculations: 
Refer to Table D.1. of Part 5 Off-Street Parking and Loading/Unloading. 
(a) Notwithstanding Table D.1. of Part 5 Off-Street Parking and Loading/Unloading, resident 

parking spaces shall be provided at a rate of 1.1 parking space per dwelling unit and 
visitor parking spaces shall be provided at a rate of 0.1 parking space per dwelling unit. 

2. Tandem Parking: 
Tandem parking is not permitted. 

3. Underground Parking: 
All required resident parking spaces shall be provided as parking - underground. 

4. Bicycle Parking: 
A secure bicycle parking area shall be provided in a separate bicycle room located within a 
building, whether located at, above, or below finished grade, with convenient access to the 
outside of the building. 

 
I. Landscaping and Screening 

1. General Landscaping: 
(a) All developed portions of the lot not covered by buildings, structures or paved areas 

shall be landscaped. This landscaping shall be maintained; and 
(b) Highway boulevards abutting a lot shall be seeded or sodded with grass, except at 

driveways. 
2. Refuse: 

Garbage containers and passive recycling containers shall be located within the parking - 
underground or within a building. 

 
J. Special Regulations 

1. Amenity Spaces: 
Amenity space, subject to Section B.6 of Part 4, General Provisions, shall be provided on the 
lot as follows: 
(a) Outdoor amenity space in the amount of: 

i. 3.0 sq. m per dwelling unit; and 
ii. 1.0 sq. m per lock-off suite; and 
iii. 4.0 sq. m per micro unit; 

(b) Indoor amenity space in the amount of: 
i. 3.0 sq. m per dwelling unit up to 557 sq. m of amenity space (equivalent to 

186 dwelling units);  
ii. 1.0 sq. m per dwelling unit for that portion greater than 557 sq. m of amenity 

space;  
iii. 1.0 sq. m per lock-off suite; and 
iv. 4.0 sq. m per micro unit;  

(c) Indoor amenity space devoted to a child care centre shall be a maximum of 1.5 sq. m 
per dwelling unit. 

2. Child Care Centres: 
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Child care centres shall be located on the lot such that these centres: 
(a) Have direct access to an open space and play area within the lot; and 
(b) Do not exceed a total area of 3.0 sq. m per dwelling unit. 

3. Balconies: 
Balconies are required for all dwelling units which are not ground-oriented and shall be a 
minimum of 5% of the dwelling unit size or 4.6 sq. m per dwelling unit, whichever is greater. 

 
K. Subdivision 

1. Minimum Lot Sizes: 
Lots created through subdivision, except strata lots, shall conform to the following minimum 
standards: 
(a) Lot Area:  Minimum 2,000 sq. m; 
(b) Lot Width:  Minimum 28 m; and 
(c) Lot Depth:  Minimum 48 m. 

2. Air space parcels and the remainder lot created through an air space subdivision in this Zone 
are not subject to Section K.1. 

 
L. Other Regulations 
  Additional land use regulations may apply as follows: 

1. Prior to any use, the Lands must be serviced as set out in Part 2 Uses Limited, of the Zoning 
Bylaw and in accordance with the servicing requirements for the RM-135 Zone as set forth in 
the Surrey Subdivision and Development By-law, 1986, No. 8830, as amended. 

2. Building permits shall be subject to Surrey Development Cost Charge Bylaw, 2021, No. 20291, 
as may be amended or replaced from time to time, and the development cost charges shall be 
based on the RM-135 Zone for the residential portion and the C-8 Zone for the commercial 
and child care centre portion. 

3. Development permits, pursuant to the OCP. 
4. Trees and vegetation, pursuant to Surrey Tree Preservation Bylaw, as amended. 
5. Sign regulations, pursuant to Surrey Sign By-law, as amended. 
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Transition Mixed Use" to "Mid Rise Transition" and a 
portion from "High Rise Mixed Use" to "Fleetwood 
Centre" 
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Rise Mixed Use, Fleetwood Centre and 
Parks & Open Space 
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RECOMMENDATION SUMMARY 
 
 By-law Introduction and set date for Public Hearing for: 

 OCP Amendment for a portion of the site; and 
 Rezoning. 

 
 Approval to draft General Development Permit for Form and Character. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
 Proposing an amendment to the Official Community Plan (OCP) and Fleetwood Stage 1 Plan 

to permit the proposed uses and densities.  
 
 
RATIONALE OF RECOMMENDATION 
 
 The proposal complies with the General Urban designation in the Metro Vancouver Regional 

Growth Strategy (RGS). 
 

 The proposal generally complies with the uses and densities as outlined in the Fleetwood 
Plan, which received Stage 1 approval from Council on March 7, 2022 (Corporate Report No. 
R049;2022). 
 

 The proposed density and building form are appropriate for this part of Fleetwood and 
complies with the Development Permit (Form and Character) requirements in the OCP. 

 
 The proposed buildings are expected to achieve an attractive architectural built form utilizing 

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 
buildings and the public realm.  Since the proposal is only for a General Development Permit 
at this time, the applicant will still be required to submit a Detailed Development Permit for 
Form and Character in the future.  At that time, staff will work with the applicant to further 
enhance the design of the project. 

 
 The site is within walking distance of bus transit along Fraser Highway and is approximately 

30 metres from the future SkyTrain station at Fraser Highway and 160 Street. The proposed 
development conforms to the goal of achieving high-rise, high density development near 
public transit options. 

 
 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: 
 
1. A By-law be introduced to amend the OCP Figure 3: General Land Use Designations for a 

portion of the subject site from Multiple Residential to Town Centre and a date for Public 
Hearing be set (Appendix VI). 

 
2. Council determine the opportunities for consultation with persons, organizations and 

authorities that are considered to be affected by the proposed amendment to the Official 
Community Plan, as described in the Report, to be appropriate to meet the requirement of 
Section 475 of the Local Government Act. 

 
3. A By-law be introduced to rezone the subject site from "One-Acre Residential Zone (RA)" 

and "Highway Commercial Industrial Zone (CHI)" to "Comprehensive Development Zone 
(CD)" and a date be set for Public Hearing.  

 
4. Council authorize staff to draft General Development Permit No. 7919-0366-00 generally 

in accordance with the attached drawings (Appendix I). 
 
5. Council instruct staff to resolve the following issues prior to final adoption: 
 

(a) 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) final approval from TransLink;  
 
(d) conveyance of proposed Lot 3 to the City as Parkland; 

 
(e) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(f) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(g) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(h) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department;  
 

(i) 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; 

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

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

 
(l) submission of an acoustical report for the units adjacent to Fraser Highway and 

the SkyTrain Guideway and registration of a Section 219 Restrictive Covenant to 
ensure implementation of noise mitigation measures; 

 
(m) registration of a Section 219 Restrictive Covenant for "no build" on proposed Lots 1 

and 2 until future Detailed Development Permit approvals have been granted by 
the City and the related works and services are installed and roads constructed; 

 
(n) 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;  
 

(o) the applicant address all requirements associated with the requested subsurface 
parking on parkland to the satisfaction of the General Manager, Parks, Recreation 
& Culture; and 

 
(p) Stage 2 approval of the Fleetwood Plan. 

 
6. Council pass a resolution to amend the Fleetwood Stage 1 Plan to redesignate a portion of 

the land from "Mid Rise Transition Mixed Use" to "Mid Rise Transition" and a portion 
from "High Rise Mixed Use" to "Fleetwood Centre" when the project is considered for final 
adoption (Appendix V). 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use TCP Designation Existing Zone 
 

Subject Site Automotive sales, 
automotive service use 
and parking facility 

Fleetwood Centre, 
High Rise Mixed 
Use, Mid-Rise 
Transition Mixed 
Use, Parks & Open 
Space and Road 

RA & CHI 

North: 
 

Two-storey ground-
oriented townhouse units 

High Rise Mixed 
Use, Mid-Rise 
Transition, Parks & 
Open Space and 
Road 

RM-15 
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Direction Existing Use TCP Designation Existing Zone 
 

East: 
 

Automotive service use 
and retail/wholesale 
building material supplier 

High Rise Mixed 
Use, Mid-Rise 
Transition, Parks 
and Open Space 
and Road 

CHI 

South  
(Across Fraser Highway): 

Automotive sales, 
automotive service uses 
and light impact 
industrial 

High Rise Mixed 
Use and Road 

CHI 

West  
(Across future 161 Street): 

Multi-tenant commercial 
building 

Fleetwood Centre 
and Road 

CD (Bylaw No. 
13065) 

 
Context & Background  
 
 The subject site is comprised of two large properties, approximately 2.0 hectares in size, and is 

located along Fraser Highway, east of 160 Street.   
 

 The site is designated ‘Multiple Residential’ and ‘Town Centre’ in the Official Community Plan 
(OCP), "Mid Rise Transition Mixed Use", "High Rise Mixed Use", "Fleetwood Centre" and 
"Parks and Open Space" in the Stage 1 Fleetwood Plan and is zoned "One-Acre Residential 
Zone (RA)" and "Highway Commercial Industrial Zone (CHI)". 

 
 The site is currently utilized for automotive sales and service, and as a parking facility. 

 
 A Class C ditch has been confirmed within the site and will be infilled as part of the subject 

development application.  
 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
 In order to accommodate the proposed, multi-phased, mixed-use development consisting of 

three buildings, a total of 1,121 residential dwelling units and commercial/office space, the 
applicant proposes the following: 
 
o OCP Amendment for a portion of the site from Multiple Residential to Town Centre; 
o TCP Amendment for a portion of the site from Mid Rise Transition Mixed Use to Mid Rise 

Transition as well as High Rise Mixed Use to Fleetwood Centre; 
o Rezoning from RA and CHI to CD (based on RM-135 and C-8); 
o Consolidation/subdivision from two lots into three lots (including one park lot); and 
o A General Development Permit (Form and Character) for the entire site to accommodate a 

15-storey mid-rise residential building (Phase 3), a 37-storey mixed-use building (Phase 1) 
and a 42-storey mixed-use building (Phase 2). 

 
 The northeast portion of the site will be dedicated to the City as a lot for park purposes. 
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 Specific details on the development proposal are provided in the table below: 

 
 Proposed 
Lot Area 

Gross Site Area: 20,411 square metres (2.0 hectares) 
Road Dedication: 5,330 square metres 
Park Dedication: 1,259 square metres 
Net Site Area: 13,822 square metres (1.38 hectares) 

Number of Lots: 2 existing, 3 proposed 
Building Height: Phase 1:  128 metres (37 storeys) 

Phase 2:  143 metres (42 storeys) 
Phase 3:  54 metres (15 storeys) 

Unit Density: N/A 
Floor Area Ratio (FAR): 4.12 (Gross – all phases)  
Floor Area 

Residential: 76,883 square metres 
Commercial: 4,876 square metres 
Office:  
Total: 

2,248 square metres 
84,007 square metres 

Residential Units: 
1-Bedroom: 
1-Bedroom + Den: 

647 dwelling units 
44 dwelling units 

2-Bedroom: 430 dwelling units 
Total: 1,121 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. 
 

School District: The School District has advised that there will be approximately 149 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
61 Elementary students at Frost Road Elementary School 
57 Secondary students at North Surrey Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts. 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed phase by phase. Phase 1 is expected to 
be constructed by 2028/2029; Phase 2 by 2031/2032; and Phase 3 by 
2033.  
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Parks, Recreation & 
Culture: 
 

Parks accepts the conveyance of approximately 0.3 acre of parkland 
in the northeast portion of the site. 
 
The closest active park is planned adjacent to the development site 
as shown in the Stage 1 Fleetwood Plan, and the closest natural area 
is 45H – Neighbourhood park and is 400 metres away. 
 

Surrey Fire Department: No concerns. 
 

Advisory Design Panel: 
 

The proposed General Development Permit was considered at the 
ADP meeting on July 28, 2022, and was conditionally supported.  
The applicant has resolved most of the outstanding items from the 
ADP review related to the General Development Permit, as 
outlined in the Development Permit section of this report.  Any 
additional revisions will be completed prior to Council’s 
consideration of Final Adoption of the rezoning by-law, to the 
satisfaction of the Planning and Development Department.  
 
Any subsequent Detailed Development Permit application will also 
be referred to the ADP upon submission. 
 

 
Transportation Considerations 
 
 The site is on the same block as bus transit along Fraser Highway that is currently serviced by 

Bus Rout #320 (Langley/Fleetwood/Surrey Central Station), #392 (Langley Centre/King 
George Station) and #502/503 (Langley Centre/Surrey Central Station). 
 

 The future Surrey-Langley SkyTrain extension is planned to have a Station at Fraser Highway 
and 160 Street, located 30 metres from the subject site. 

 
Traffic Impacts 
 
 Given the scale and uses of the proposed development, a Transportation Impact Analysis 

(TIA) was required to evaluate traffic impacts to the surrounding network and identify any 
required improvements to mitigate impacts. 
 

 Based on industry standard rates, the proposed uses for all 3 phases generate approximately 
518 and 651 vehicle trips respectively during the AM and PM peak hours. 
 

 To service the significant traffic volume generated by the subject proposal, the applicant will 
be required to construct a full-movement traffic signal at Fraser Highway and 161 Street, 
including pedestrian crossings on all legs and an eastbound left turn storage bay. 

 
Road Network & Infrastructure 

 
 In order to achieve the ultimate 40-metre road allowance along Fraser Highway, the applicant 

will be required to dedicate approximately 8 metres along the south properties line 
(as measured 31 metres from the existing curb south of Fraser Highway). 
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 A new north-south Local Road (161 Street) will be introduced along the west property line of 

proposed Lot 1, where the applicant will dedicate the full 20.0 metre road allowance and 
construct the full cross-section including parking pockets, boulevards with street trees, 
lighting, and sidewalks on the east side front the site. The sidewalk on the east side will be 
completed with future development. 

 
 A new east-west Local Road (85 Avenue) will bisect the subject site, where the applicant will 

dedicate the full 20.0 metre road allowance and construct the full cross-section, including 
parking pockets, boulevards with street trees and lighting, sidewalks on both sides, and a 
traffic circle at the intersection of 161 Street. 

 
 The Stage 1 Fleetwood Plan requires a north/south Green Lane along the east property line of 

proposed Lot 1. The applicant will be providing a 6-metre private lane access which will be 
protected by a reciprocal access easement to allow for access for the future development to 
the east. 

 
Access 
 
 Vehicle access to the parkades for Phase 1 and Phase 2 will be from the 6-metre wide private 

lane along the east property line of proposed Lot 1, connected to 85 Avenue and Fraser 
Highway. The lane will also provide access to loading and waste and recycling areas. 
 

 Vehicle access to the underground parkade for Phase 3 will be from the north leg of the traffic 
circle at the intersection of 85 Avenue and 161 Street. 

 
Parking 
 
 The current development including all 3 phases is proposing to provide a total of 

1,499 parking spaces, within separate enclosed aboveground and underground parking 
garages for each phase.  

 
 Following residential parking rates approved in CR 2021-R115 (1.1/unit and 0.1/unit for 

residential and visitor spaces, respectively) and Zoning Bylaw rates for commercial uses 
results in: 

o Phase 1 & 2: 1,049 residential spaces, 95 visitor spaces, 235 commercial/office spaces 
o Phase 3: 184 residential spaces and 17 visitor spaces 

 
 For Phase 1 & 2, utilization of the ‘Alternate Hours of Use’ provision permits sharing of Visitor 

and Commercial (office and retail) parking requirements, which results in 246 spaces 
required. 
 

 The applicant is proposing to provide 1,499 spaces in total over all 3 phases, meeting the 
Zoning Bylaw requirement: 

o Phase 1: 711 Residential (228 surplus), 246 combined Visitor and Commercial (meeting 
requirement) 

o Phase 2: 338 Residential (meeting requirement with Phase 1 surplus) 
o Phase 3: 187 Residential (3 surplus) and 17 Visitor (meeting requirement) 
 

 The subject site is impacted by poor soils consisting of high quadra sand conditions, which 
limits the ability to excavate beyond parking levels three and four. As a result, the visitor, 
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commercial and retail parking spaces for Phase 1 and Phase 2 will be located in an above-grade 
parkade within Phase 1. The above-grade structure will be effectively screened by office space 
and will be accessed by a separate ramp from the new lane. 

 
 The residential parking stalls for Phase 1 and Phase 2 will be located below grade and accessed 

from the new lane. 
 

 The residential parking stalls for Phase 3 will be located below grade. Given the constraints 
resulting from the soil conditions, the applicant is proposing to extend the underground 
parking for Phase 3 underneath the future City-owned Park on proposed Lot 3. 

 
 On-street parking will be formalized along the new 161 Street and 85 Avenue Local Roads, 

where the subject site frontage will be completed with parking pockets. 
 
 The Zoning Bylaw requirement for 1.2 bicycle parking spaces per unit, results in 1,345 

residential bike parking spaces, plus 6 visitor parking spaces near each building’s entrance. 
 

 The applicant is proposing to provide 1,349 bicycle parking spaces in total over all 3 phases, 
meeting the Zoning Bylaw requirement: 

o Phase 1: 1,145 Residential (in a multi-level bike parkade with interconnected ramp 
between the rooms on P1 and P2) and 6 Visitor adjacent the lobby door  

o Phase 2: 0 Residential (all spaces provided in Phase 1) and 6 Visitor adjacent the lobby 
door 

o Phase 3: 204 Residential (all within P1 bike room) and 6 Visitor spaces adjacent the 
lobby door 

 
Parkland and/or Natural Area Considerations 
 
 The applicant proposes to convey 1,259 square metres at the northeast corner of the subject 

site to the City as Park, in accordance with the Stage 1 Fleetwood Plan. The remainder of the 
park, as envisioned in the Fleetwood Plan, will be provided at such time that the neighbouring 
property to the east develops. The land is offered to be conveyed, without compensation.  
 

 Parks, Recreation and Culture staff will accept the proposed underground parking for Phase 3 
to be located underneath the City-owned park. The applicant will work with Parks, Recreation 
and Culture staff to enter into a lease agreement, including negotiating appropriate terms and 
conditions (including compensation) of the agreement, prior to Final Adoption. 

 
Sustainability Considerations 
 
 The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. This project will be required to meet a minimum of Step 
2 of the BC Energy Step Code, or higher. 
 

 In addition, the applicant has highlighted the following additional sustainable features: 
o Passive design has been considered through an increase of solar shading and reduction 

of glazing; 
o Structural thermal bridging mitigation is provided with insulation breaks at projecting 

concrete slabs; 



Staff Report to Council 
 
Application No.: 7919-0366-00 

Planning & Development Report 
 

Page 10 
 

o Continuous wrap-around balconies provide passive cooling and minimize solar gain 
within suites; 

o Spandrel glazing has been increased along the west and east where overheating is a 
concern; 

o Air conditioning and/or heat pumps will also be provided for all units to cool on 
warmer days and provide resilience to peak summer days; 

o Many of the building materials and components will be selected based on recycled 
content and local or regional production; and 

o Low VOC paints and low emitting carpet and composite wood will be sourced. 
 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
 The subject property is designated “General Urban” in the Regional Growth Strategy (RGS). 

 
 The proposed development complies with the General Urban RGS designation. 

 
Official Community Plan 
 
Land Use Designation 
 
 The northern portion of the subject site is designated Multiple Residential in the OCP, while 

the southern portion is designated Town Centre. 
 
 The Multiple Residential designation permits densities up to 2.0 FAR in FTDAs, Urban 

Centres, and sites abutting a Frequent Transit Network. 
 
 The gross density on the northern portion of the site is 2.71 FAR, which exceeds the density 

permitted in the Multiple Residential designation.  
 

 An OCP amendment is required to redesignate the northern Multiple Residential portion of 
the site to Town Centre. 

 
Amendment Rationale 
 
 The proposed Town Centre designation is consistent with the proposed land use in the Stage 1 

Fleetwood Plan. 
 
Consultation for Proposed OCP Amendment 
 
 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. 
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Themes/Policies 
 
 The proposed development is consistent with the following OCP Themes and Policies: 

 
o Growth Management  

 Accommodating Higher Density: Direct residential development into approved 
Secondary Plan areas at densities sufficient to encourage commercial development 
and transit services expansion. 

 Efficient New Neighbourhoods:  Plan and develop new neighbourhoods with an 
emphasis on compact forms of development. 

o Centres, Corridors and Neighbourhoods: 
 Distinctive Town Centres: Support economic and cultural vitality in Surrey’s Town 

Centres by encouraging higher-density residential and retail development. 
 Distinctive Town Centres:  Ensure that Surrey’s Town Centres are well-connected 

to adjacent neighbourhoods by creating a fine-grain network of local streets and 
support walking, cycling and transit use. 

 Healthy Neighbourhood: Plan and design urban neighbourhoods with sufficient 
densities to support a higher-quality transit system that is accessible to most 
residents. 

 Urban Design: Ensure a new development responds to the existing architectural 
character and scale of its surroundings, creating compatibility between adjacent 
sites and within neighbourhoods. 

o Ecosystems 
 Energy, Emissions and Climate Resiliency: Design a community that is 

energy-efficient, reduces carbon emissions and adapts to a changing environment 
through a design that meets typical sustainable development criteria. 

 
Secondary Plans 
 
Land Use Designation 

 
 The site is designated "Mid Rise Transition Mixed Use", "High Rise Mixed Use", "Fleetwood 

Centre" and "Parks and Open Space" in the Stage 1 Fleetwood Plan. 
 

 The applicant is proposing to redesignate the "Mid Rise Transition Mixed Use" portion of the 
site to "Mid Rise Transition" and the High Rise Mixed Use” Portion to “Fleetwood Centre”.  

 
Amendment Rationale 
 
 The northern portion of the subject site (Lot 2/Phase 3) "Mid Rise Transition Mixed Use" 

designation permits a Floor Area Ratio (FAR) up to 3.25, inclusive of a minimum of 0.3 FAR 
for commercial or institutional uses, and a building height of up to 15 storeys. 
 

 The applicant is proposing to redesignate this portion of the subject site to the "Mid Rise 
Transition" designation which permits an FAR up to 3.0 for residential uses (no commercial 
component). The applicant is proposing an FAR (gross) of 2.71 and a building height of 
15 storeys, which complies with the designation.  
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 The southern portion of the site (Lot 1/Phases 1 and 2) are split-designated "High Rise Mixed 

Use" and "Fleetwood Centre". The "High Rise Mixed Use" designation permits an FAR up to 
4.0, inclusive of a minimum 0.3 FAR for commercial or institutional uses, and a building 
height of up to 30 storeys. The “Fleetwood Centre” designation permits an FAR up to 4.5, 
inclusive of a minimum of 0.75 FAR commercial or institutional, and a building height of up 
to 30 storeys. 

 
 The applicant is proposing to redesignate the "High Rise Mixed Use" portion of Lot 1 to the 

"Fleetwood Centre" designation, as this designation is more in-line with the proposed building 
heights of 37 and 42 storeys. The applicant is proposing an FAR (gross) of 4.51 on Lot 1 (Phases 
1 and 2), inclusive of a commercial FAR of 0.45. 

 
 Although the proposed density and building heights on proposed Lot 2 (Phase 1 and Phase 2) 

are slightly higher than those prescribed in the Stage 1 Fleetwood Plan, the proposed, phased, 
and mixed-use high-rise development is an appropriate form of development and level of 
density to support and complement the Fleetwood Core and the Surrey-Langley SkyTrain 
extension. 

 
 The applicant is proposing to eliminate the commercial component on Lot 2 (Phase 3) and to 

reduce the commercial component for 0.75 to 0.45 FAR for Lot 1 (Phase 1 and 2). As part of the 
Fleetwood Plan Stage 2 planning process, staff will be undertaking a market study to refine 
the commercial components required in the Plan. It is likely that the commercial 
requirements will be adjusted as part of this process. 
 

 The site is within walking distance of bus transit along Fraser Highway and is approximately 
30 metres from the future SkyTrain station at Fraser Highway and 160 Street. 

 
 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. 

 
Themes/Objectives 
 
 The proposed development is consistent with the following guiding principles of the Stage 1 

Fleetwood Plan: 
 

o Green Spaces:  Protect, create, and enhance biodiversity, parks, and natural spaces. 
o Active Living:  Provide spaces and amenities to foster active living, wellness, and 

opportunities for social connection. 
o Heart of Fleetwood:  Build on the Town Centre’s role as a local destination and enrich its 

sense of place, heritage, and culture. 
o Mobility for All:  Develop active transportation and transit infrastructure to support 

universal access to safe mobility. 
o Robust Economy:  Support a thriving and diverse local business environment. 
o Focused Growth:  Support thoughtful transit-oriented development guided by the 

community context. 
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CD By-law  
 
 The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a 

proposed mixed-use, phased development consisting of two high-rise buildings and one mid-
rise 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 will have provisions based 
on the "Multiple Residential 135 Zone (RM-135)"  and the "Community Commercial Zone 
(C-8)".  

 
 A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 

RM-135 Zone, C-8 Zone and the proposed CD By-law is illustrated in the following table: 
 

Zoning RM-135 Zone (Part 25) and  
C-8 Zone (Part 36) Proposed CD Zone 

Floor Area Ratio: RM-135:  2.5 
 

C-8:  0.80 

Overall net site density:   
Block A:  6.14 
Block B:  5.74 
Block C:  N/A  

Lot Coverage: RM-135:  33% 
 

C-8:  50% 

Block A:  80% 
Block B:  75% 
Block C:  N/A 

Yards and Setbacks RM-135:  50% of the height of the 
building 

 
C-8:  7.5 metres 

Block A:  
North: 2.2 metres 
South: 11.0 metres 
East: 9.0 metres 
West: 2.0 metres 
 
Block B: 
North: 7.0 metres 
South: 4.0 metres 
East: 3.0 metres 
West: 3.0 metres 
 
Block C:  N/A 

Principal Building 
Height: 

RM-135:  N/A 
 

C-8:  12 metres 

Block A: 143 metres 
Block B:  54 metres 
Block C:  N/A 
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Permitted Uses: The RM-135 Zone permits multiple 
unit residential buildings and 
ground-oriented multiple unit 
residential buildings. 
 
The C-8 Zone permits commercial 
uses including: 
 Retail stores 
 Personal service uses 
 General service uses 
 Beverage container return 

centres 
 Eating establishments  
 Neighbourhood pubs 
 Liquor store 
 Office uses 
 Parking facilities 
 Automotive service uses 
 Indoor recreational facilities 
 Entertainment uses 
 Assembly halls  
 Community services 
 Child care centres 
 Cultural uses 
 Accessory Uses: 
o Caretaker unit 

All blocks will comply with the 
residential component of the RM-
135 Zone. 
 
Commercial uses will include the 
following: 
 
Block A: 
 Retail stores 
 Personal service uses 
 General service uses 
 Eating establishments  
 Neighbourhood pubs 
 Liquor store 
 Office uses 
 Parking facilities 
 Indoor recreational facilities 
 Entertainment uses 
 Community services 
 Child care centres 
 Cultural uses 

 
Block C: 
 Open space 
 Underground parking facilities 

Amenity Space 
Indoor Amenity: 1,697 square metres required The proposed 2,224.4 square 

metres exceeds the Zoning By-law 
requirement. 

 
Outdoor Amenity: 

 
3,363 square metres required 
 

 
The proposed 3,444 square metres 
exceeds the Zoning By-law 
requirement. 

Parking (Part 5) Required Proposed 
Number of Stalls 

Residential (Phase 1 & 2): 
Shared Parking (Phase 1 & 2): 

1,049 
246 

1,049 
246 

Residential (Phase 3): 184 187 
Residential Visitor (Phase 3): 17 17 
Total: 1,496 1,499 

Bicycle Spaces 
Residential Secure Parking: 1,345 1,349 
Residential Visitor: 18 18 

 
 The proposed CD Bylaw will incorporate similar uses as the RM-135 Zone, along with selected 

commercial uses from the C-8 Zone for Phases 1 and 2 (Block A). 
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 Block A (Phases 1 and 2) will allow residential uses, as well as limited commercial uses, 

including retail stores, personal service uses, general service uses, eating establishment, 
neighbourhood pubs, liquor stores, office uses, indoor recreational facilities, community 
services, child care centres and cultural uses. 

 
 Block B (Phase 3) will allow residential uses, consistent with the RM-135 Zone. 

 
 The CD Bylaw will permit an underground parking facility to be located under the proposed 

park (Block C). 
 

 The proposed density and building height are supportable at this location in the Fleetwood 
Plan Area.  The proposed building heights, ranging from 15-storeys to 42-storeys, and overall 
massing of the project are generally consistent with the Stage 1 Fleetwood Plan. 

 
 Following residential parking rates approved in CR 2021-R115 (1.1/unit and 0.1/unit for 

residential and visitor spaces, respectively) and Zoning Bylaw rates for commercial uses 
results in: 

o Phase 1 & 2: 1,049 residential spaces, 95 visitor spaces, 235 commercial/office spaces 
o Phase 3: 184 residential spaces and 17 visitor spaces 

 
 For Phase 1 & 2, utilization of the ‘Alternate Hours of Use’ provision permits sharing of Visitor 

and Commercial (office and retail) parking requirements, which results in 246 spaces 
required. 
 

 Total required parking across all Phases (after sharing visitor and commercial) is 1,496 spaces. 
The applicant is proposing to provide 1,499 spaces to exceed this requirement.  

 
Capital Projects Community Amenity Contributions (CACs) 
 
 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. 
 

 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 $2,000 per new unit. 

 
 The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 

proposed density greater than the Stage 1 Fleetwood Plan designation. 
 
 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, The current rate is $376.73 per square metre for apartments in the Fleetwood 
Community Area. 
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Affordable Housing Strategy 
 
 On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 

No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 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.  

 
 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 
 
 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 July 28, 2022, and the Development Proposal Signs were 

installed on August 18, 2022. Staff received four responses (staff comments in italics): 
 

o One respondent expressed concern about the proposed density and built form. They 
indicated that the proposed heights are too tall for Fleetwood.  

 
(Although the proposed density on proposed Lot 2 (Phase 1 and Phase 2) is higher 
than that prescribed in the Stage 1 Fleetwood Plan, the proposed, phased high-rise 
development will support and complement the Fleetwood Core and the Surrey-
Langley SkyTrain extension). 

 
o Three respondents sought more information but were supportive of the proposal.  

 
 The subject development application has been sent to the Fleetwood Community Association 

(FCA) for review and comment. The FCA had not provided formal comments as of the end of 
day, September 14, 2022. However, the FCA did advise that they are not supportive of the 
proposed increase in height and that the applicant should undertake a Public Information 
Meeting. 

 
(While the proposed tower heights are slightly higher than those in the Stage 1 
Fleetwood Plan, they are consistent with the form, use and general density in the 
Stage 1 Plan. 

 
Given that the proposal generally complies with Stage 1 Fleetwood Plan, which was 
refined through a comprehensive stakeholder engagement process, City staff did not 
require the applicant to hold a Public Information Meeting.) 

 
 



Staff Report to Council 
 
Application No.: 7919-0366-00 

Planning & Development Report 
 

Page 17 
 
DEVELOPMENT PERMITS 
 
Form and Character General Development Permit Requirement 
 
 The proposed development is subject to a General Development Permit for Form and 

Character and is also subject to the interim urban design guidelines in the Stage 1 Fleetwood 
Plan. 
 

 The General Development Permit will regulate siting, height, massing, accesses and setbacks. 
Subsequent Detailed Development Permits will be required for each phase and will serve to 
refine the elements of the General Development Permit, developing character elements 
including material and architectural expression. 
 

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the interim urban design guidelines in the Stage 1 
Fleetwood Plan. 
 

 The development proposal includes: 
o Three residential buildings located atop podiums ranging in height from 3-6 storey 

podiums.  
o Tower heights transition down in height from 42 storeys (Phase 2 Tower) to 37 storeys 

(Phase 1 Tower) on the southern portion of the site, adjacent Fraser Highway, to 
15 storeys (Phase 3 Mid-Rise Building) on the northern portion of the site; 

o 1,121 new residential units providing a mix of one- and two-bedroom units; 
o 4,876 square metres of new commercial retail space fronting onto streets and interior 

plazas on the southern portion of the site; 
o 2,136 square metre large format food/pharmacy anchor retail tenant space to support 

smaller retailers and provided added convenience to the future residents on the 
southern portion of the site; and 

o 2,248 square metres of new office space on the southern portion of the site. 
 
 The proposal is along the future sky train track and very close to the future sky train station at 

160 street. The applicant has worked with staff to establish an appropriate setback (Minimum 
10m) with active interface along the Fraser highway. 
 

 Due to the poor soil conditions, staff supported the above ground parking structure at this 
high-density mode in Fleetwood core.  

 
 The above parking structure is wrapped with office spaces from levels 2-5 to screen the 

exposed parking structure with active uses. The above-grade parking areas are for visitors, 
retail and office proposed within the Phase 1 Tower. 
 

 The site slopes downward significantly from west to east, requiring strategic use of slope-
adaptive building forms to minimize retaining walls or exposed foundations, along with the 
careful use of pedestrian and landscape ramps and tiered steps to minimize the abrupt grade 
change with excessive stairs.  
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 The applicant has worked with staff to develop a design that incorporates the interim Stage 1 

Fleetwood Plan urban design guidelines and principles through tower height and massing 
refinement, public realm, and street interfaces for a General Development Permit 
intent.  However, subsequent Detailed Development Permit applications and detailed reviews 
are required for each of the three (3) phases to address further comments with respect to the 
Form and Character. 

 
 Tower locations are established to ensure adequate tower spacing between the subject site 

and future adjacent developments, as well as to allow compliant fire response points from the 
civic roads. 

 
 The proposed development received ‘conditional support’ from the Advisory Design Panel 

(ADP) at the July 28, 2022, ADP meeting, and the applicant has addressed most of the ADP 
comments relevant to the General Development Permit stage (Appendix VIII).   

 
 The applicant has agreed to address any outstanding post-ADP and staff comments to the 

satisfaction of the City Architect, prior to final adoption. 
 
Outstanding Items 
 
 The applicant is required to resolve all outstanding urban design and landscaping issues and 

Advisory Design Panel comments, as follows: 
 
 Design development to improve all public realm interfaces, grading, and landscape 

concept, particularly the commercial mews along the tower podiums, and the public 
plazas. 

 Further design development of the City Park in respect to the overall design, and 
underground parking structure. 

 Further design development of the podiums and tower overall massing. 
 
Landscaping 
 
 The landscape design is centred around the public plaza and the pedestrian connections as a 

central amenity for the neighbourhood. The design utilizes principles such as connection to 
nature, green corridors, and harmony with the public realm. 
 

 Further details on the landscaping will be provided at the Detailed Development Permit stage 
for each subsequent application. 

 
Indoor Amenity  
 
 Based upon the City’s Zoning By-law requirement, the applicant is required to provide 

1,697 square metres of indoor amenity space to serve the residents of the proposed 
development (1,121 dwelling units).  The applicant is currently providing 2,224 square metres 
of indoor amenity space, which exceeds the minimum requirement. 
 

 Each phase is expected to provide sufficient indoor amenity space to satisfy the amenity space 
requirements on a per building basis.  The exact size and details of the amenity spaces will be 
confirmed as part of each future Detailed Development Permit application. 
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Outdoor Amenity  
 
 Based upon the City’s Zoning By-law requirement, the applicant is required to provide 

3,363 square metres of outdoor amenity space to serve the residents of the proposed 
development.  The applicant is currently providing 3,444 square metres of outdoor amenity 
space, which well exceeds the minimum requirement. 
 

 Each phase will provide sufficient outdoor amenity space to satisfy the amenity space 
requirements on a per building basis.  The exact size and details of the amenity spaces will be 
confirmed as part of each future Detailed Development Permit application. 

 
 
TREES 
 
 Cody Laschowski, ISA Certified Arborist of Diamond Head Consulting Ltd., prepared an 

Arborist Assessment for the subject site. The table below provides a summary of the tree 
retention and removal by tree species: 
 

Table 1: Summary of Tree Preservation by Tree Species: 
Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 
Red Alder 1 1 0 

Black Cottonwood  26 26 0 
Coniferous Trees 

Lawson Cypress 2 2 0 
Norway Spruce 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  3 3 0 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

6 
 

 

Total Retained and Replacement Trees 6 

Contribution to the Green City Program  $10,800 

 
 The Arborist Assessment states that there are a total of 3 mature trees on the site, excluding 

Alder and Cottonwood trees.  Twenty-seven (27) existing trees, approximately 90% of the total 
trees on the site, are Alder and Cottonwood trees.  It was determined that no trees could be 
retained 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.  
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 For those trees that cannot be retained, 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 total of 33 replacement trees on the site. The applicant is proposing 
6 replacement trees. As such, the deficit in replacement trees will require a cash-in-lieu 
payment of $10,800, representing $400 per tree, to the Green City Program, in accordance with 
the City’s Tree Protection By-law. 

 
 In addition to the replacement trees, boulevard street trees will be planted on Fraser Highway, 

161 Street and 85 Avenue.  This will be determined by the Engineering Department during the 
servicing design review process.   

 
 The new trees on the site will consist of a variety of trees including Vine Maple, Pacific 

Dogwood, Shore Pine, Saskatoon Serviceberry, Sitka Mountain Ash, and Paperbark Maple. 
 
 In summary, a total of 6 trees are proposed to be retained or replaced on the site with a 

contribution of $10,800 to the Green City Program. 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations, 

Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey and Tree Preservation 
Appendix V. TCP Plan 
Appendix VI. OCP Redesignation Map 
Appendix VII. Aerial Photos 
Appendix VIII. ADP Comments and Response 
 
 
    approved by Ron Gill 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
LM/cm
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FLEETWOOD ORION

PODIUM ELEVATIONS



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C DATE: 07/06/22
P5.03

DRAWN BY: Author

FLEETWOOD ORION

3D VIEWS

VIEW 2: LOOKING NORTH FROM FRASER HIGHWAY DOWN PEDESTRIAN STREET.

VIEW 1: LOOKING NORTH ALONG PEDESTRIAN STREET.

VIEW 3: LOOKING NORTH AT PHASE 1 & 2 FROM NEIGHBOURING SITE.



16065 & 16099 BLOCK FRASER HIGHWAY, SURREY, B.C DATE: 09/07/22
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FLEETWOOD ORION

3D VIEWS

VIEW 4: LOOKING WEST ALONG FRASER HIGHWAY.

VIEW 5: LOOKING EAST ALONG 85TH AVE AT THE PLAZA.

VIEW 6: LOOKING SOUTH THROUGH PLAZA ALONG PEDESTRIAN STREET.

















 
NOTE:  Detailed Land Development Engineering Review available on file 

 

 
 
 
 

Manager, Area Planning & Development 
- North Surrey Division 
Planning and Development Department 

 
Development Services Manager, Engineering Department 

 
September 13, 2022 7819-0366-00 

 
 

Engineering Requirements (Commercial/Industrial) 
Location:  16065/16099/16111 Fraser Hwy            

 
OCP AMENDMENT/NCP AMENDMENT/DEVELOPMENT PERMIT 

 
The following issues are to be addressed as a condition of the OCP/NCP Amendment:  
 

• Provide sanitary sewer capacity analysis downstream of the subject application, and 
resolve any capacity constraints. 
 

REZONE/SUBDIVISION 
 
Property and Right‐of‐Way Requirements 

• Convey approximately 8.0 m along Fraser Hwy as a City lot. 
• Dedicate 20.0 m towards 161 St and 85 Ave. 
• Dedicate required corner cuts. 
• Register 0.5 m statutory right-of-way along all frontages. 

 
Wor�s and �er�i�es 

• Construct traffic signal at the intersection of Fraser Hwy and 161 St. 
• Construct both sides of 161 St and 85 Ave. 
• Construct water, storm and sanitary mains along 161 St and 85 Ave. 
• Construct storm and sanitary mains along Fraser Hwy. 
• Complete SWCP and resolve downstream constraints, as identified. 
• Provide water, storm and sanitary service connections to each lot, and abandon all 

existing connections. 
• Provide on-site stormwater mitigation and water quality features. 
• Implement geotechnical and hydrogeological recommendations for the road works and 

underground parkade. 
• Register applicable legal documents permits as required. 

 
A Servicing Agreement is required prior to Rezone/Subdivision.  
 
 
 
Jeff Pang, P.Eng. 
Development Services Manager 
DJS 
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Drawing title:  Tree Management Plan

Client: Bucci Developments
Project address: 16065, 16099 Fraser Hwy, Surrey Date: 2022/09/13

Drawn by: MR
Page Size: TABLOID 11"x17" 

Drawing No: 001

1.      The location of un-surveyed trees on this plan is
approximate. Their location and ownership cannot be
confirmed without being surveyed by a Registered BC Land
Surveyor.

2. All tree protection fencing must be built to the relevant
municipal bylaw specifications.The dimensions shown are
from the outer edge of the stem of the tree.

3. The tree protection zone shown is a graphical
representation of the critical root zone, measured from the

outer edge of the stem of the tree. (12 the trees diameter was
added to the graphical tree protection circles to
accommodate the survey point being in the center of the
tree)

4. No work is permitted within the Tree Protection Zone with
the exception of swales. Swale construction is only
permitted under the direct supervision of an arborist.

5. The 1.5m area No Build Zone does not allow for any building
foundation wall encroachment. Excavation is permitted
within this area under the direct supervision of an arborist.

6. Drainage works such as lawn basins, associated piping or
services are permitted within the No Build Zone under the
direct supervision of an arborist.

7. This plan is based on a topographic and tree location survey
provided by the owners’ Registered British Columbia Land
Surveyor (BCLS) and layout drawings provide by the
owners’ Engineer (P Eng).

8. 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 plan and engineering plans.

NOTES

CRITICAL ROOT ZONE

TREE PROTECTION ZONE AND FENCING
TREE TO BE REMOVED

SURVEYED TREE TO BE RETAINED

UN-SURVEYED TREE TO BE RETAINEDNO BUILD ZONE
(MUST BE SURVEYED)
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 Tony Casola Architect Ltd.  Hans Koppe Architect Ltd. 

#300 - 1410  1 Street SW, Calgary, Alberta, T2R 0V8 
Ph: 403 287-9960      www.ckarch.ca            

 
August 23, 2022 
 
City of Surrey 
Planning and Development Department 
13450 104th Ave, Surrey, BC, Canada V3T 1V8 
T 604.591.4270 
 
Attention:   Misty Jorgensen, MCIP, RPP, Planner & Leita Martin, M.E.Des., MCIP, RPP, Planner 

Re: Fleetwood Orion, 16065 &16099 Fraser Highway Response to ADP Comments. 
 

Dear Misty, 

The following letter is a point-by-point response to the Advisory Design Panel meeting minutes 
received on 15 August 2022. Our response is below in green. 
 
Key Points 
 
• Consider mitigating of the shadow impact on both the Park and the proposed plazas and 
the outdoor pedestrian spine.  This may be able to be mitigated through modest tower 
movement and sculpting of the building forms.  It may also be mitigated through the 
consideration of reflected light into the shaded spaces through the careful selection of 
cladding materials and tracing the light reflection (e.g., light reflecting off Phase 3 tower into 
plaza and light reflecting into the pedestrian spine). 
 
Response: Early in the site development process, we analyzed multiple locations of the 
towers on the site. Initially, we proposed a 3-tower concept on the south site (4 towers in 
total), as shown in Appendix A. The first tower was placed on the east of the site, fronting on 
to 85th Street. This worked with the placement of the tower on the north site (determined by 
the location of the park) to allow for maximum separation. The second tower was placed to 
address Fraser Highway and 161st street, also to maximize the separation between this and 
tower 1. The third tower was located in the southeast portion of the site, fronting onto Fraser 
Highway. With the development of the Skytrain project, the location of the proposed 
guideway across the site increased the setback to the third tower, making it outside the 
allowable distance for fire department access. We relocated the third tower entrance to a 
fire access lane along the east property line in response to this problem.  
 
After further detailed design, it became evident that we would be unable to provide 3 
towers on the south site due to the limited parking capacity of the underground parkade as 
a result of the quadra sands condition. This led to the removal of one of the towers. Further 
analysis of the neighbouring sites determined that the southeast tower had to be removed 
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due to the proximity to the neighbouring future proposed tower being outside of the 
acceptable separation distance. Please refer to Appendix B.  
 
The current placement of the towers on the site is the only scenario in which we are able to 
maintain the specified separation between towers and proposed neighbouring towers. 
However, as each phase is progressed to the level of Development Permit application, we 
intend to explore material choices and how these can enhance the public spaces through 
reflected light. 
 
• Consider Park relocation and relationship with north Plaza, for better solar orientation and 
interplay between public outdoor spaces.  
 
Response: In the Fleetwood Plan and the PRC 2018-2027, The City Parks Division has 
committed to providing 4.2 Ha of parkland per 1000 residents and for all residents to be 
within 500m walking distance of parkland. The current Fleetwood plan identifies 0.2 Ac of 
parkland on the northeast portion of the site, part of a greater proposed parkland area of 
0.5 Ac. In early discussions with the City Parks Division and the Planning Department, we 
explored 2 options: the first, to keep the 0.2 Ac park portion where it is currently shown in the 
Fleetwood Plan, and the second, to relocate it to the west portion of the north site and 
provide 0.4 Ac of parkland on the site.  
 
The study highlighted the pro’s and con’s of the park at these locations and although we felt 
that option 2, with the park on the west of the site, would have been more desirable, The 
City Parks Division decided to maintain the original location set out in the Fleetwood Plan. 
Please refer to Appendix C for Park Study. 
 
• The lower podium form is very successful and is a good precedent for future Fleetwood 
plan development. Consider further design review of the volumetric quality of the mews. 
 
Response: Noted, we will continue with detailed design development at Development 
Permit stage. 
 
• Consider sloping the underground parkade to meet the natural sloping of the site, with 
easier grade transition along the site and adding seating steps to overcome the grade 
challenge on-site (as a grade change alignment).  
 
Response: Unfortunately we are unable to slope the underground parkade with the same 
intensity as the natural grade due to the limited depth of excavation as a result of the 
quadra sands. We will continue to work at minimizing the impact of the parkade at grade by 
creating easier transition areas and through landscaping features, such as integrated 
seating. Currently, all commercial units and tower lobby entrances are at grade along the 
edges of the site.  
 



 

• Further resolve and explore the Accessibility aspect of the site.  
 
Response: As detailed design progresses we hope to resolve this more effectively. 
 
Site 
 
• Consider design development to provide more connectivity for universal access at the 
retail unit on the north side of Phase 1 which may include an elevator or other means if the 
grade becomes challenging to make a ramp work.  
 
Response: As detailed design progresses, we intend to drop the Plaza level slab as much as 
possible to allow for less grade change along 85th Street. We have highlighted this 
commercial unit to be either a restaurant or a café use with a patio spilling out onto the 
plaza at this location. As the grade difference is significant at this point due to the steep 
natural slope of the site, we propose combining this Level 1 CRU as a mezzanine level for the 
CRU below on Level P1 which has an entrance at grade along 85th Street. Therefore, the 
commercial unit can be accessed from both street level and plaza level with patio’s spilling 
out into both public areas.  
 
• Consider multiple ways to access the site on the north side 
 
Response: There are currently multiple ways to enter the site from the north as a pedestrian. 
The plaza is relatively small and steps in terraces, each accessible from the west and north 
through the use of stairs and ramps. We will continue to explore the way in which the plaza 
connects to the sidewalk on the north edge. 
 
• Consider further setbacks at the north property facing the existing townhomes.  
 
Response: We have increased the setback to 7m along the north property line and 
increased the landscape buffer by 1m as well. 
 
•Consider providing a galleria type roof over the pedestrian spine to provide all year 
weather protection.  
 
Response: We currently have a 2m overhang above all retail frontage to act as a continuous 
canopy. The pedestrian street is fairly protected by the surrounding buildings as well as the 
proposed trees along this spine. We will explore the use of more canopies integrated into the 
landscaped areas, especially above the seating areas. 
 
 
 
 
 



 

Form and Character 
 
• Consider further design development to reduce shadowing of plaza/increase day lighting 
for the future park area. Consider sculpting of tower and podium elements to provide 
maximize solar access throughout the day with an emphasis on the afternoon. 
 
Response: Noted. We will prioritize this as the design develops.  
 
• Consider further design development to the podiums along the mews for natural light, 
outlook, and privacy.  
 
Response: The distance between the podium envelopes on the residential levels widens from 
18m at its narrowest point, to 24m at the widest point. Refer to Appendix D. The podium has 
been designed with a secondary façade which acts as a screen to allow for privacy as well 
as sound mitigation. The orientation of the pedestrian street is such that the residential 
podium of phase 1 will have natural sunlight in the afternoon while the phase 2 podium will 
have natural sunlight in the morning into early afternoon. Moving forward we will explore the 
use of materials to help with the reflection of light into these spaces. 
 
• Consider additional design development of the interface with the SkyTrain guideway to 
mitigate noise and the visual impact for both pedestrians and drivers as well as occupants.  
 
Response: As we move into the Development Permit application stage, an Acoustic 
Consultant will be assigned to the project to help lessen the acoustical impact of the 
Skytrain. Currently we have a secondary façade around the podium which will help to break 
up the sound from the Skytrain and Fraser Highway. At grade the commercial units all have 
clear glass storefront to activate the street frontage. We will explore further landscaping 
design along this edge. 
 
• Consider meeting the City’s Indoor Amenity Requirements as these spaces of respite/social 
interaction are important in dense developments. 
 
Response: We have increased the amount of indoor amenity to meet the City’s 
requirements, by increasing the size of the ‘clubhouse’ amenity as well as converting 6 
residential units on level 6 to be indoor amenity. We are currently working on the 
programming of these spaces to ensure active and diverse spaces. We currently exceed the 
requirement for outdoor amenity space. 
 
• Reconsider indoor amenity program in relationship to outdoor amenity.  
 
Response: As the design progresses and the programming for the amenity space is 
confirmed, the outdoor amenity space will be a natural extension of the indoor space for the 



 

area surrounding it. The outdoor amenity space will be programmed and will separated by 
clever landscaping design to allow for various pockets of activity. 
 
• Review the waste management strategy. 
 
Response: We intend to explore this more as the detailed design progresses. 
 
Landscape 
 
• Consider options to break up some of the long extents of steps by integrating seating 
nodes, seating steps or additional plantings due to the nature of the grade change across 
the site there are a lot of steps in the project.  
 
Response: The Landscape Architect will review the north and south stair locations to add 
planters and integrated seating in long spans of treads. 
 
• Consider future Park design. Provide landscape planting strategy at grade. Design 
development to the parking structure under the future Park to ensure that there is adequate 
soil depth and structural design to allow for loading of 3’ of topsoil for tree plantings.   
 
Response: We will work with Parks and the Architect to ensure that there is enough depth for 
planting above the slab. 
 
• Consider providing medium to large scale trees to help mitigate and buffer the height of 
the architectural podium and tower elements. Provide larger soil volumes (15m3 or greater) 
to accommodate these larger trees by stepping the slab, extending planters to provide 
greater depth and extents of planting. 
 
Response: Soil volumes will be coordinated with the Structural Engineer and Architect to 
provide the maximum allowable volume and size of tree appropriate to location on site. 
 
• Consider continuous weather protection for building and landscape development.  
 
Response: There is a continuous 2m canopy above all retail space for protection from solar 
exposure and rain. Canopies have been incorporated into the plaza landscape design to 
allow for shading over the fixed seating area. We will continue to explore the use of weather 
protection throughout the design, especially in the public realm. 
 
Sustainability  
 
• Consider energy modelling to inform design process and consider using future climate files 
for thermal comfort modelling to test resiliency and ensure livability in future. 
 



 

Response: We have a consultant who will be engaged on the project to do the energy 
modelling as the project progresses, especially into the Building Permit stage. 
 
• Consider location of HRVs and heat pumps. For a little bit more space, you can get 
significantly better units. That means things like higher efficiency, lower noise, better filtration, 
and (critically) summer bypass.  
 
Response: We have successful precedents that we have executed with Bucci in the past 
that utilize these systems effectively. We hope to do the same for this project. 
 
• Consider high quality bike amenities including good wayfinding for bicyclists, automatic 
door operators to ease entry and exit, ample room for cargo bikes and trailers, and electric 
bike charging. Consider incorporating a bike maintenance area that can also serve as a 
casual space for interaction. Carefully consider how bicyclists interact with pedestrians and 
drivers both on the ground plane and within buildings. 
 
Response: We intend to explore this in more detail. We have added stacked bike parking on 
all levels of parkade, including at grade on Level P1. We are proposing to connect these 
storage areas with stairs with bike ramps. We intend to research modern precedents of bike 
parking garages to aid in the design of these spaces. 
 
• Consider how best to encourage waste management with three stream systems in suites, 
and central recycling rooms that are well lit, include sorting tables, and include pictograms 
to address language barriers.  
 
Response: We intend to explore this more as the detailed design progresses.  
 
• Reconsider using Step code 2 with higher steps for the future unless some other form of 
environmental strategy is proposed alongside like District Energy.  
 
Response: We will be using Step Code 3 or whatever the requirement is at the time of 
Building Permit Submission.  
 
 
Please feel free to call with any further questions. 
 
Regards, 
 

 
 
Sarah McNeill, Intern Architect SACAP 
Casola Koppe Architects Ltd. 




