
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7920-0024-00 
Planning Report Date:  July 11, 2022 

PROPOSAL: 

• OCP Amendment of a portion to Figure 3: General 
Land Use Designations from Multiple Residential to 
Central Business District, to Figure 16: Central Business 
District Densities to permit a density of 7.5 FAR and to 
Figure 42: Major Employment Areas by adding the 
Central Business District designation 

• CCP Amendment from ‘Low to Mid Rise up to 2.5 FAR’ 
to ‘High Rise 7.5 FAR’ and ‘Park’ 

• Rezoning a portion from RF to CD (based on RM-135) 
• Development Permit 

to permit the development of a 36-storey residential 
tower with a child care centre. 

LOCATION: 10375 - 133 Street 
13252 and 13242 - 104 Avenue 

ZONING: RF  

OCP DESIGNATION: Multiple Residential  

CCP DESIGNATION: Residential Low to Mid Rise up to 
2.5 FAR 
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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 for a portion. 

 
• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 

 
• Proposing an amendment to the Official Community Plan (OCP) and City Centre Plan to 

permit a higher density.  
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the General Urban designation in the Metro Vancouver Regional 

Growth Strategy (RGS). 
 
• The proposed development includes high-quality building materials including brick, metal 

panels and spandrel glass, which provide strong design elements to the buildings and add 
more visual interest to the public realm. 

 
• Although the proposed density on the subject site is higher than that prescribed in the OCP 

and City Centre Plan, the proposed density and form are appropriate for the West Village 
District of the City Centre.  The proposed housing will support and complement the Central 
Downtown District.  
 

• The site is within walking distance of bus transit along 104 Avenue and is about 650 metres 
(10 minute walk) from Surrey Central SkyTrain station.  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. 

 
• The proposed will deliver much-needed daycare spaces to the City Centre, as well as the 

expansion of the existing West Village Park, which will incorporate the retention of a 
significant Giant Sequioa tree. 

 
• The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 

City Centre Plan and in accordance with the Development Permit (Form and Character) 
design guidelines in the OCP.   
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. An OCP Bylaw be introduced to: 
 

(a) amend the OCP Figure 3: General Land Use Designations for a portion of the 
subject site from Multiple Residential to Central Business District and include the 
portion in OCP Figure 16: Central Business District Densities at a density of 
"7.5 FAR"; and 

 
(b) amend the OCP Figure 42: Major Employment Areas by adding the Central 

Business designation to a portion of the subject site, 
 
and a date be set for Public Hearing. 

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

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

 
3. A By-law be introduced to rezone the properties at 13242 and 13252 104 - Avenue, along 

with a portion of the property at 10375 – 133 Street shown as Block A on the attached 
Survey Plan (Appendix I), from "Single Family Residential Zone (RF)" to "Comprehensive 
Development Zone (CD)" and a date be set for Public Hearing. 

 
4. Council authorize staff to draft Development Permit No. 7920-0024-00 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) conveyance of proposed Lot 2 to the City as Parkland; 

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

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

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

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

satisfaction of the Planning and Development Department;  
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(h) 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; 
 

(i) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the RM-135 Zone, at the rate in effect at the time of Final Adoption; 

 
(j) submission of an acoustical report and registration of a Section 219 Restrictive 

Covenant to ensure implementation of noise mitigation measures; and 
 

(k) 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. 

 
6. Council pass a resolution to amend the City Centre Plan to redesignate the subject site 

from "Low to Mid Rise up to 2.5 FAR " to "High Rise 7.5 FAR", which is a new designation, 
as shown in Appendix V, and “Park” when the project is considered for final adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use City Centre Plan 
Designation 

Existing Zone 
 

Subject Site Temporary laydown area 
related to the 
construction of Melrose 
Project at 10333 – 133 
Street (Development 
Application No. 7918-
0125-00) 

Residential Low to 
Mid Rise up to 2.5 
FAR 

RF 

North (Across 104 Avenue): 
 

Existing 4-storey 
apartment buildings, 
under Development 
Application No. 7918-
0393-00 for a 21-storey 
rental building and 
Development 
Application No. 7918-
0443-00 for a 13 & 16 
storey apartment 
building. 

Residential Low to 
Mid Rise up to 2.5 
FAR and 
Residential Mid to 
High Rise 3.5 FAR 

RM-45 and CD 
(Bylaw No. 
20161) 

East (Across 133 Street): 
 

Two high rise apartment 
buildings 

High Rise 5.5 FAR CD (Bylaw No. 
17460) 

South: 
 

West Village Park Park RF 

West: Existing 4-storey 
apartment building. 

Residential Low to 
Mid Rise up to 2.5 
FAR 

RM-45 
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Context & Background  
 
• The subject site is a 4,350 square metre site, consisting of 3 properties, located south of 104 

Avenue and west of 133 Street in the West Village District of Surrey City Centre. 
 

• The subject site is designated Multiple Residential in the Official Community Plan (OCP), 
"Residential Low to Mid Rise up to 2.5 FAR" in the City Centre Plan and is zoned "Single 
Family Residential Zone (RF)". 

 
• The West Village Energy Centre and West Village Park are on the adjacent lot to the south of 

the subject site. 
 

• There is a large specimen Sequoia tree located near the south property line which has an 
unusual and interesting trunk form. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant proposes the following, in order permit the development a 36-storey residential 

building with a dedicated child care centre: 
 

o OCP Amendment for a portion to redesignate the subject site from "Multiple 
Residential" to "Central Business District" and include the portion within Figure 16: 
Central Business District Densities with a permitted density of "7.5 FAR"; 

o City Centre Plan Amendment to redesignate the subject site from " Low to Mid Rise up 
to 2.5 FAR" to " High Rise 7.5 FAR" (which is a new designation) and “Park”; 

o Rezoning a portion from RF to a CD Zone based on the RM-135 Zone; and 
o Development Permit for Form and Character. 

 
• The southeast portion of the site will be dedicated to the City as Parkland. 

 
• The following table provides specific details on the proposal: 
 

 Proposed 
Lot Area 

Gross Site Area: 4,350 square metres 
Road Dedication: 
Park Dedication: 

211 square metres 
592 square metres 

Gross Site Area (net Park): 3,758 square metres 
Net Site Area: 3,546 square metres 

Number of Lots: 3 (existing) 
2 (proposed)  

Building Height: 36 storeys / 110 metres 
Floor Area Ratio (FAR): 7.75 gross / 8.21 net 
Floor Area 

Residential: 28,413 square metres 
Daycare: 718 square metres 
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 Proposed 
Total: 29,131.4 square metres 

Residential Units: 
Studio: 52 
1-Bedroom: 180 
2-Bedroom: 115 
3-Bedroom: 39 
Total: 386 

 
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 93 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
37 Elementary students at Old Yale Road Elementary School 
36 Secondary students at Kwantlen Park 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 and ready for occupancy by Spring 
2026. 
 

Parks, Recreation & 
Culture: 
 

Parks accepts the removal of City trees 390, 391 and C01 as 
recommended in the Arborist Report dated May 17, 2022.  
 
The closest active park is West Village Park and is directly adjacent 
to the subject site, and the closest natural area is in Royal Kwantlen 
Park and is 575 metres away. A future park is proposed within the 
City Centre Plan and will be located roughly 600 metres from the 
subject site. 
 

Surrey Fire Department: The Fire Department has no concerns with the proposed 
development application. However, there are some items which 
will be required to be addressed as part of the Building Permit 
application.  
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Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on June 30, 2022  
and was supported. The applicant will be required to resolve all 
outstanding items from the ADP review 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.  
 

 
Transportation Considerations 
 
• The applicant will be required to dedicate 2.83 metres along the north property line for the 

widening of 104 Avenue. 
 

• There are no dedication requirements along 133 Street. 
 
• Vehicle access to the six-level underground parking garage is proposed from 133 Street. 

 
• The site is located within approximately 650 metres (10 minute walk) walking distance of the 

Surrey Central SkyTrain station and has access to frequent bus service along 104 Avenue.  
 

• The proposed development triggers the requirement for a Transportation Impact Study (TIS) 
which was provided by the applicant. Based on the proposed size of the development, as well 
as the proposed land uses, the development is expected to generate 115 morning peak hour 
vehicular trips and 106 afternoon peak hour vehicular trips according to the TIS provided by 
the applicant’s traffic consultant. The TIS has been reviewed by staff and found to be 
acceptable. 

 
Parkland Considerations 
 
• The applicant proposes to dedicate 591 square metres at the southeast corner of the subject 

site to the City as Park. This will serve to expand the existing West Village Park. 
 

• The parkland dedication will encompass the tree protection zone of the Giant Sequoia tree 
near the south property line of the subject site, allowing Parks to maintain and monitor the 
health of the tree. 

 
• The proposed parkland will be provided to the City as a component of the required Tier 2 

Capital Plan Project CACs. An appraisal determining the value of the parkland will be required 
to ensure the required Tier 2 CACs is equal to the land value being provided by the applicant. 
The applicant will be required to pay any difference should the land value be less than the 
required Tier 2 CACs. 
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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, and possibly higher based upon the date of Building Permit 
issuance.   
 

• The building will be connected to the City’s District Energy system. 
 
School Capacity Considerations 
 
• The School District has advised in their memo dated June 15, 2022, that the two schools (Old 

Yale Road Elementary School and Kwantlen Park Secondary School) in the catchment area of 
the subject site are over capacity. 
 

• At this time, enrollment space at Old Yale Road Elementary School is addressed through 
portables and will continue to do so in the near future.  As part of the 2022/2023 Capital Plan, 
the District is requesting a 10-classroom addition, however no funding has been approved at 
this time.    

 
• Portables are also used at Kwantlen Park Secondary School.  The School District has requested 

a 300-capacity addition to relieve enrollment pressure and is awaiting Provincial funding. 
 
Child Care 
 
• The applicant is proposing a dedicated child care centre which will accommodate 125 

childcare spaces on the ground floor along the western portion of the proposed building. 
 

• The child care centre will have direct access to two dedicated outdoor play spaces to the west, 
south and east of the child care centre. 

 
• The applicant has confirmed that the child care centre and the associated outdoor space 

meets the Provincial legislative requirements. 
 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The proposed development is compliant with the Urban Centres (Surrey Metro Centre) Land 

Use Designation of Metro Vancouver’s Regional Growth Strategy (RGS).   
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Official Community Plan 
 
Land Use Designation 
 
• The subject site is designated Multiple Residential in the OCP. 

 
• The proposed development does not comply with the OCP.  Therefore, the applicant has 

proposed an OCP Amendment to redesignate the subject site from "Multiple Residential" to 
"Central Business District". 

 
Amendment Rationale 
 
• The subject site is located just outside of the "Central Business District" of Surrey’s City 

Centre, as shown in Figure 16 of the OCP.  The minimum permitted density in the "Central 
Business District" is 3.5 FAR, which is more consistent with the ultimate density of 7.75 FAR 
on the subject site. 

 
• The site is also located near public transit options, including bus service along 104 Avenue, 

132 Street and University Drive, as well as SkyTrain to the southeast.  The Surrey Central 
SkyTrain Station is located about a 10-minute walk from the subject site. 

 
• Based on the context, there is merit to consider higher-density, multiple residential 

development on the subject site. 
 

• The proposed development will be subject to Tier 2 Capital Project Community Amenity 
Contributions for the proposed increase in density. This is described in the Capital Projects 
CAC section of this report.  

 
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. 

 
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: 
 Dynamic City Centre: Concentrate the highest density of residential and 

mixed-use development within Surrey’s City Centre in areas near existing and 
planned rapid transit stations. 
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 Dynamic City Centre:  Create an interconnected, short-block, finer-grained 
network of public streets and green lanes in Surrey’s City Centre to support direct, 
pleasing, and safe pedestrian and cycle movements and to distribute traffic 
efficiently. 

 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 subject site is designated "Low to Mid Rise up to 2.5 FAR" in the City Centre Plan. The 

applicant is proposing to redesignate the site to " High Rise 7.5 FAR" and “Park”. 
 
Amendment Rationale 
 
• Although the proposed density on the subject site is higher than that prescribed in the City 

Centre Plan, the proposed residential tower will support and complement the Central 
Downtown District of the City Centre and will provide an appropriate transition from the 
higher density core to the east and the future medium-density residential developments 
directly to the west. 
 

• The site is within a walking distance of 650 metres from the Surrey Central SkyTrain station.  
The proposed development conforms to the goal of achieving higher density development 
near public transit, particularly SkyTrain Stations.  

 
• 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 in the City 

Centre Plan: 
 

 Encourage Housing Diversity:  by providing a variety of housing forms and a range 
of unit sizes and types. 

 Create Vibrant Urban Spaces:  with high quality architectural aesthetics and 
amenities such as plazas to encourage people to interact with the public realm. 
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CD By-law  
 
• The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a 

proposed 36-storey residential tower 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)". 

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

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

Zoning RM-135 Zone (Part 26) Proposed CD Zone 
Unit Density: N/A N/A 
Floor Area Ratio: 2.5 8.21 
Lot Coverage: 33% 50% 
Yards and Setbacks 7.5 metres North:  4.6 metres 

South:  9.8 metres 
East:  4.3 metres 
West:  7.5 metres 

Principal Building 
Height: 

N/A 110 metres 

Permitted Uses: • Multiple unit residential 
buildings 

• Ground-oriented multiple 
unit residential buildings 

• Child care centres 

• Multiple unit residential 
buildings 

• Ground-oriented multiple 
unit residential buildings 

• Child care centres 
Amenity Space: 

Indoor Amenity: 758 square metres 
 
 
 
1,158 square metres 

 

The proposed 696 square 
metres + CIL contribution 
exceeds the Zoning Bylaw 
requirement. 

    
Outdoor Amenity: 

 
The proposed 1,172 square 
metres exceeds the Zoning 
Bylaw requirement. 

Parking (Part 5) Required Proposed 
Number of Stalls 

Residential: 347 454 
Residential Visitor: 
Daycare: 

96 
30 

41 
30 

Total: 416 525 
Accessible: 8 12 

Bicycle Spaces 
Residential Secure Parking: 463 537 
Residential Visitor: 6 6 
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• The proposed net floor area ratio (FAR) of the development is 8.21 and the lot coverage is 

proposed to be 50%, which will exceed the maximum 2.5 FAR and 33% lot coverage permitted 
under the RM-135 Zone.  Given the site’s location in City Centre and proximity to public 
transit options, the proposed density and proposed lot coverage is appropriate for the 
proposed development. 

 
• The RM-135 Zone requires the setbacks to be 7.5 metres or a minimum of 50% of the building 

height, whichever is greater.  The applicant is proposing reductions for all setbacks in the CD 
By-law.  The reduction in building setbacks is supportable as they allow for more active 
engagement of the streets, which is desirable for the City Centre area and consistent with the 
City Centre Plan design guidelines.   

 
• The proposed indoor and outdoor amenity spaces meet or exceed the minimum required 

amenity space requirements of the CD Bylaw when the cash-in-lieu contribution for indoor 
amenity space is accounted for.   

 
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 OCP and City Centre Plan designations. 
 

• The applicant has worked with staff and have agreed to contribute the parkland as an in-kind 
contribution. The market value of the parkland will be credited toward the applicable Tier 2 
contributions. 

 
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. 
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Public Art Policy 
 
• The applicant will be required to provide public art or register a Restrictive Covenant agreeing 

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

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on June 16, 2022, and the Development Proposal Signs were 

installed on June 22, 2022. Staff received three (3) responses from neighbouring (staff 
comments in italics): 
 
o All respondents expressed concerns about the proposed density and built form. They 

indicated that low-density/low-rise development (e.g. 4 to 6 storeys) would be consistent 
with the existing land-use designation in the City Centre Plan. In addition, the respondents 
expressed concerns about the increased traffic congestion that the proposed high rise 
development and child care centre would have on the neighbourhood. 
 
(The subject property is within walking distance of bus transit along 104 Avenue and is 
approximately 650 metres (10 minute walk) from Surrey Central SkyTrain station.  The 
proposed development conforms to the goal of achieving high-rise, high density development 
near public transit options. 
 
The proximity to frequent transit is expected to mitigate the impacts of additional traffic in 
the area.) 

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

also subject to the urban design guidelines in the City Centre Plan. 
 

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

• The applicant has worked with staff to develop a design that incorporates City Centre urban 
design guidelines and principles through tower and podium refinement, public realm, and 
street interface. The applicant has continued to work with staff on an ongoing basis to resolve 
specific design-related concerns. 

 
• The subject proposal is for a 36-storey residential tower with a proposed 125-child capacity 

childcare centre on the western portion of the ground floor. 
 

• The changing height of the tower and the podium creates a transition between the existing 
high-rise residential development to the east and the low-rise building to the west of the site. 

 
• The "L" shape and stepped podium responds to the form and massing to the West Village 

Energy Centre to the south of the site, and the existing low-rise apartment to the west. 
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• Detailing of the building top supports the dynamic nature of the massing created by the 

overall building form and provides screening for the rooftop mechanical units. 
 

• The key design element of the proposed building is an arc curve expressed on the north 
elevation facing 104 Avenue and repeated on the south elevation facing the park. The curve 
visually divides the building form into two distinctive interlocking volumes. 

 
• Each of the volumes is expressed as a pattern of balconies, screens, windows, or solid panels. 

Pattern variation adds rhythm, dynamism, and visual interest. Stacked balconies on the east 
and west elevations contract with the curves on the north and south elevations which helps 
differentiate building faces. 

 
Landscaping 
 
• Landscape design is inspired by and references elements and themes of the West Village Park. 

 
• The landscape design at the ground level will employ landscape finishes that are 

complimentary to the building form and enhance the streetscape at the building entry plaza 
space. 

 
• The ground floor residential interface along the street frontages consist of landscaped front 

yards separated from the public realm by planter boxes, providing a sense of privacy while still 
maintaining "eyes on the street". 

 
• See the Outdoor Amenity section below regarding landscaping for the outdoor amenity areas 

located on Levels 5, 9 and 36. 
 
Indoor Amenity  
 
• The Zoning By-law stipulates that high-rise towers that are 25 storeys or higher must meet a 

base requirement of 3 square metres per unit up to 557 square metres per tower, which 
equates to 186 units, plus 1 square metre per unit above the 557 square metres. For micro units 
(studio units between 30-35 square metres in area), an additional 1 square metre of indoor 
amenity space is required per unit. The Zoning By-law also prescribes the minimum indoor 
amenity space requirement that must be provided on site with a cash-in-lieu option to 
address the remaining requirement.  
 

• Based upon the City’s Zoning By-law requirement, the proposed development must provide 
758 square metres of indoor amenity space to serve the residents of the proposed 386 units. Of 
this 758-square metre requirement, a minimum of 372 square metres of indoor amenity space 
must be provided on site, and the remaining indoor amenity space requirement can be 
addressed through cash-in-lieu. 

 
• The applicant proposes 696 square metres of indoor amenity space, which exceeds the 

minimum on site requirements of 372 square metres but is less than the 758 square metre 
total indoor amenity space requirement for the project.  The applicant will provide cash-in-
lieu to address the remaining requirement in accordance with City policy. 
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• The applicant is proposing three pockets of indoor amenity spaces which are provided on 

Levels 2, 5 and 9. 
 

• The proposed indoor amenity space for the project includes a music room, multi-purpose 
rooms, a fitness studio, yoga studio, and steam and sauna rooms. 

 
Outdoor Amenity  

 
• Based upon the City’s Zoning Bylaw requirement of 3 square metres per dwelling unit, the 

proposed development must provide a total of 1,158 square metres of outdoor amenity space 
to serve the residents of the proposed 386 units. 
 

• The applicant is proposing 1,172 square metres of outdoor amenity, exceeding the minimum 
requirement. 
 

• The amenity spaces for the proposed building are located on Levels 5, 9 and 36 and have been 
programmed to provide a variety of different types of amenities for building residents. 

 
• The amenities on Level 5 provide spaces for outdoor work as well as an outdoor dining area 

that can be separated from the larger area for private dining. Planting on this level is inspired 
by the idea of a kitchen garden where edible plants, including communal herbs, will be 
incorporated. 

 
• The Level 9 amenity area will host active recreation amenities including a large play space, 

informal play on a flex use seating deck and lawn, as well as a large area dedicated to 
community gardening. 

 
• The Level 36 amenity space will showcase the City views from the north and south side of the 

proposed building. Large custom seating elements, as well as generous planting areas will be 
provided. 

 
• The soft landscaping proposed throughout the amenity areas consist of resilient, low-

maintenance plantings which are tolerant of urban conditions. 
 
Outstanding Items 

 
• The applicant is required to resolve all outstanding urban design and landscaping issues and 

Advisory Design Panel comments, as follows: 
 

o refinement to the materials, and elevation details; further design development to the 
proposed tower and podium, particularly the balcony expression, and vertical white 
panels; and 

o further clarification and design refinement of the site edges, in particular the corner 
plaza and courtyard design in relation to the West Village Park and the west property 
line. 
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TREES 
 
• Nick McMahon, ISA Certified Arborist of Arbortech Consulting prepared an Arborist 

Assessment for the subject property. 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 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Japanese Maple 1 1 0 
Horsechestnut 2 1 1 

Ash 2 1 1 
English Oak 2 1 1 

Red Oak 1 1 0 
Black Locust 2 2 0 

Elm 5 5 0 
Coniferous Trees 

Western Larch 1 0 1 
Austrian Pine 1 1 0 

Ponderosa Pine 1 0 1 
Douglas-fir 2 2 0 

Giant Sequoia 1 0 1 
Eastern White Cedar 1 1 0 
Western Red Cedar 3 3 0 

Total  25 19 6 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 65 

Total Retained and Replacement Trees 71 

Contribution to the Green City Program  NA 

 
• The Arborist Assessment states that there are a total of 25 mature trees on the site. None of 

the trees identified on the site are Alder or Cottonwood trees. It was determined that 6 trees 
can 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.  

 
• For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 

replacement ratio. This will require a total of 38 replacement trees on the site. The applicant is 
proposing 65 replacement trees, exceeding City requirements.   
 

• In addition to the replacement trees, boulevard street trees will be planted on 104 Avenue and 
133 Street.  This will be determined by the Engineering Department during the servicing 
design review process.   
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• The new trees on the site will consist of a variety of deciduous and coniferous trees including 

Serbian Spruce, Fraser Fir, Dogwood, Western Larch, and Japanese Maple. 
 

• In summary, a total of 71 trees are proposed to be retained or replaced on the site with no 
contribution to the Green City Program required.  This includes the retention of a significant 
Giant Sequoia tree, which will be incorporated into the expanded West Village Park. 

 
 
CITY ENERGY  
 
• The subject site is located within Service Area A, as defined in the "City Centre District Energy 

System By-law" (see Appendix X for location). The District Energy System consists of three 
primary components: 
 

o community energy centres, City-operated facilities that generate thermal energy for 
distribution through a piped hot water network; 
 

o distribution piping that links the community energy centres with buildings connected 
to the system; and 

 
o City-owned energy transfer stations (ETS) located within the building connected to 

the system. The ETS transfers heat energy from the distribution system to the 
building’s mechanical system and is used to meter the amount of energy used. 

 
• All new developments within Service Area A with a build-out density equal to or greater than 

a floor area ratio (FAR) of 1.0 will be required to provide hydronic thermal energy systems in 
support of the City’s District Energy (DE) system including domestic hot water, make-up air 
units and in-suite hydronic space heating. The City is committed to having the DE system 
operational within the timeframe of this project. Therefore, the subject application will be 
required to connect to the City’s DE system prior to occupancy. 
 

• In order to avoid conflicts between the District Energy System and other utilities, the location 
of the ETS and related service connections are confirmed by Engineering and the applicant at 
the servicing agreement stage. The Engineering Department also requires the applicant to 
register a statutory right-of-way and Section 219 Restrictive Covenant over the subject site for 
the following purposes: 
 

o City access to, and maintenance and operation of, the ETS within the building and any 
infrastructure between the building and the property line; and 

o to prevent conflicts with other utilities. 
 
• Prior to the issuance of a building permit, the Engineering Department will confirm that the 

applicant has met the requirements of the "City Centre District Energy System By-law". 
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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. CCP Plan Redesignation Map 
Appendix VI. OCP Redesignation Map 
Appendix VII. Aerial Photos 
Appendix VIII. City Centre District Energy Map 
 
 
    approved by Ron Gill 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
LM/cm
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View from north-east
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Aerial view from north-west
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Aerial view from south-east
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Tower entrance view from  north-east
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Tower

 White Metal Panel

 Light Grey Metal Panel

 Composite Metal Panel

 White Perforated Metal Panel

 White Painted Concrete
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ALL ESA/PARK AREAS ARE TO BE PROTECTED AS INSTRUCTED AND SPECIFIED BY THE QUALIFIED

ENVIRONMENTAL PROFESSIONAL (QEP). WHERE TREES ARE GROWING WITH THE ESA/PARK, THE CITY TREE

BYLAW AND CITY PARKS DEPARTMENT POLICIES REQUIRE THAT TEMPORARY TREE PROTECTION BARRIERS

MUST BE INSTALLED AT AN OFFSET OF 1..0 M FROM THE ESA/PARK BOUNDARY PRIOR TO MOBILIZATION

OF CONSTRUCTION ACTIVITIES TO THE SITE. THIS REQUIREMENT MAY BE SUPERSEDED BY THE QEP AT

THEIR DISCRETION AND CONDITIONAL TO PARKS DEPARTMENT APPROVAL, WHEN QEP SPECIFIED INTERIM

PROTECTION MEASURES AND/OR THE INSTALLATION OF THE PERMANENT ESA/PARK FENCE IS

COMPLETED. IF ANY ENCROACHMENTS INTO THE ESA/PARK AREAS ARE REQUIRED FOR ANY REASON (I.E.

ROAD CONSTRUCTION, CUTS OR FILLS FOR RE-GRADING, SEWERS, SEWER OUTFALL, ETC), THEN IN

CONJUNCTION WITH QEP APPROVALS, THOSE DESIGNS WILL NEED TO BE REVIEWED BY THIS OFFICE FOR

TREE IMPACT ANALYSIS AND MITIGATION RECOMMENDATIONS PRIOR TO CITY APPROVALS AND/OR

CONSTRUCTION PROCEEDNG.

TREES WITHIN THE ESA/PARK AREAS WILL REQUIRE RE-ASSESSMENT DURING LAND CLEARING AND SITE

PREPARATION PHASE AND BEFORE CIVIL CONSTRUCTION PROCEEDS. THE PROJECT ARBORIST WILL

IDENTIFY ANY TREES THAT ARE EXPECTED TO BE IMPACTED BY CONSTRUCTION AND ANY HIGH RISK

"DANGER TREES" BASED ON TREE RISK ASSESSMENT QUALIFICATION (TRAQ) AND  BC WILDLIFE AND

DANGER TREE ASSESSOR METHODS. THOSE FINDINGS THEN NEED TO BE REVIEWED WITH THE CITY

ARBORIST FROM THE PARKS DEPARTMENT BEFORE TREE TREATMENTS ARE UNDERTAKEN. TREES THAT

REQUIRE FELLING WILL BE LEFT WITH WILDLIFE STEMS TO THE APPROPRIATE HEIGHT AND MODIFIED TO

PROVIDE HABITAT VALUE AS PER THE PROJECT ARBORIST AND IN CONSULTATION WITH THE QEP. DEBRIS

FROM THE TREE TREATMENTS IS TO BE LEFT WITHIN THE ESA/PARK AREA AS COARSE WOODY DEBRIS

HABITAT. STUMPS ARE TO BE LEFT INTACT. FINE DEBRIS FROM BRANCHES, TWIGS AND FOLIAGE WILL BE

DISPOSED OF OFF-SITE.
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CONTACT PARKS DESIGN & DEVELOPMENT STAFF TO REVIEW PLANTING  HOLE EXCAVATION PRIOR TO INSTALLATION OF TOPSOIL

SACKING/BURLAP TO BE LOOSENED AND DROPPED TO THE BOTTOM OF THE PLANTING HOLE. ALL STRING, TWINE, ETC. TO BE REMOVED

ALL WIRE BASKETS SHALL HAVE THE TOP 1/3 OF THE WIRE REMOVED PRIOR TO PLANTING.
ALL TREES SHALL BE SINGLE STEMMED.
ALL TREES SHALL BE WATERED WITH TREE GATOR BAGS FOR TWO (2) GROWING SEASONS. TREE GATOR BAGS SHALL BE FILLED WITH

1)
2)
3)
4)
5)

NOTES:

WATER ONCE EVERY SEVEN (7) DAYS UNLESS STATED OTHERWISE BY CONTRACT. CONTRACTOR IS RESPONSIBLE TO REPLACE

DAMAGED OR VANDALIZED TREE GATOR BAGS. TREE GATOR BAGS TO BE REMOVED AFTER WATERING SEASON.

ROOT BARRIER, CENTERED
ON TREE AND FLUSH WITH

FINISHED GRADE WHEN TREE
IS LESS THAN 1800mm FROM

DRIVEWAY/SIDEWALK

EXCAVATE HOLE FOR TREE
2xWIDTH OF ROOT BALL

EDGE OF HOLE SHALL BE
SCARIFIED

STAKES PENETRATE
NATIVE SOIL
BY 300mm

INSTALL 5000mm LENGTH
ROOT BARRIER BETWEEN

TREE AND CURB/DRIVEWAY

TREE CENTERED
IN PLANTING

ROOT BARRIER

SIDEWALK

ROAD

TREE STAKE PARALLEL
TO ROAD AND SIDEWALK

TREE GATOR BAG

UTILITY STRIP

CURB

TOPSOIL

INSTALL SILVA CELL SYSTEM OR
APPROVED EQUAL, IF REQUIRED TO MEET
SOIL VOLUME REQUIREMENTS FOR TREES

PRIVATE PROPERTY LANDSCAPE FRONTAGE

DO NOT TRIM LEADER

50mm POLYESTER STRAPPING ATTACHED
TO STAKE WITH SHINGLE NAILS.

TWO (2) PRESSURE TREATED 50-75mm
WOODSTAKES - 2m LENGTH. STAKES TO BE
ALIGNED PARALLEL TO SIDEWALK/ROAD

TREE GATOR BAG - 20 GALLON

TREE TRUNK PROTECTOR: DEEP ROOT:
ARBOURGARD AG 9-4 or 'NDS'-TP 128 NDS

50mm DEEP SAUCER FORMED IN TOPSOIL
FILL SAUCER WITH COMPOSTED BARK MULCH.
DO NOT BURY ROOT FLARE WITH BARK MULCH

ROOT BARRIER
SIDEWALK & BASE

BACKFILL WITH TOPSOIL ALL SIDES & UNDER
ROOT BALL COMPACTED TO 85% STANDARD
PROCTOR DENSITY

STAKES DO NOT PENETRATE ROOT BALL

UNDISTURBED NATIVE SOIL OR TOPSOIL
COMPACTED TO 85% MPD

INSTALL SILVA CELL SYSTEM OR APPROVED
EQUAL, IF REQUIRED TO MEET SOIL VOLUME
REQUIREMENTS FOR TREES

ELEVATION

PLAN VIEW

TEMPORARY RETAINING
WALLWHEN GRADE CHANGES
MORETHAN
500mm

EXISTING
TREECENTERED

WITHINTREE
PROTECTION

2000mm

DO NOT DISTURB GRADE WITHINTREE PROTECTION
AREA

50x100 WOOD
POSTS

ORANGE PLASTIC MESH
SECUREDTO WOOD
FRAME

COVER BRACING AS
NECESSARYBEYOND 6.0m PER
SIDE

PROTECTION
BARRIER

50x100 TOP RAIL, BOTTOM RAILFINISHED
GRADE

POSTS SET 300mm DEEPINTO FINISHED
GRADE

INSTALL TREE PROTECTION BARRIER        SITE CLEARING AND INITIATION OF CONSTRUCTION.        TREE PROTECTION BARRIER DURING CLEARING AND SITE

CONSTRUCTION.
KEEP AREA WITHIN OR AGAINST PROTECTION BARRIER CLEAR OF BUILDING MATERIALS, LITTER AND STANDING 

WATER.

DO NOT DISTURB EXISTING GRADES WITHIN TREE PROTECTION AREA FOR PROTECTED RETAINED TREES.

THE DEVELOPER IS RESPONSIBLE FOR MAINTENANCE WITHIN TREE PROTECTION BARRIER. DAMAGED TREES WILL
 BE

SCHEDULE 1 IN SUBDIVISION & DEVELOPMENT SERVICING BY LAW PRESCRIBES PENALTIES FOR NON-COMPLIANC
E WITH

ANY DISRUPTION OR PLANTING WITHIN THE TREE PROTECTION AREA IS TO BE SUPERVISED BY THE PROJECT

RETAINED TREES TO BE WATERED AT THE DIRECTION OF THE CONSULTING ARBOURIST/LANDSCAPE ARCHITECT
.

1)
2)
3)
4)
5)
REPLACED AT DEVELOPER'S COST.
6)
BY LAW.
7)ARBOURIST OR LANDSCAPE
ARCHITECT.
8)

NOTES:
BEFORE

MAINTAIN

THE CORPORATION OF THE
TOWNSHIP OF LANGLEY

TREE INSTALLATION DETAIL - SOFT
DATE

APPROVED

S.D.S.B. No.

TITLE

REV. FEB./11

Township of
Langley

Est 1873

TLP 26 


TREE PROTECTION DETAIL
DATE

APPROVED

S.D.S.B. No.

TITLE

REV. DEC./10
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MENZIESII DOUGLAS-FIR

PLEASE USE BOTANICAL NAME WHEN ORDERING PLANT
MATERIAL.

COMMON
NAME

BOTANICAL
NAMECAL/HT

DOUGLAS
MAPLE

ACER
DOUGLASII

5cm
CAL.

CODE

.

PLANT LIST - NATURAL VEGETATION PLANTING ZONE:

QTY

TREES

COMMON
NAME

BOTANICAL
NAMECAL/HT

SALAL
GAULTHERIA
SHALLON

#1
POT

CODE

.

QTY

SHRUBS

#1
POT.

RIBES
SANGUINEUM

RED FLOWERING
CURRANT

#1
POT.

RUBUS
SPECTABILIS SALMONBERRY

#1
POT.

WOOD
FERN

DRYOPTERIS
EXPANSA

COMMON
NAME

BOTANICAL
NAMECAL/HT

DEER
FERN

BLECHNUM
SPICANT

#1
POT

CODE

.

QTY

GROUND
COVER

#1
POT.

MAINANTHEMUM
DILATATUM

FALSE
LILY-OF-THE-VALLEY

#1
POT.

TOLMIEA
MENZIESII

PIGGY-BACK
PLANT

#1
POT.

MAHONIA
NERVOSA

DULL
OREGON-GRAPE

.

.

.

TOTAL

TOTAL

TOTAL

#1
POT.

SYMPHORICARPOS
ALBUS SNOWBERRY

#1
POT.

VACCINIUM
PARVIFOLIUM

RED
HUCKLEBERRY

PLANTING DETAIL - SAMPLE:

NOTES: HARDSCAPES WITHIN TPZ'S
• DEMOLITION OF EXISTING HARDSCAPE WITHIN THE TPZ WILL REQUIRE

ON-SITE SUPERVISION BY THE PROJECT ARBORIST TO; DIRECT LOW

IMPACT METHODS OF WORK, HAND REMOVAL OF SUB-BASE GRAVEL OR

OTHER SUBSTRATE, IDENTIFY ROOTS FOR PROTECTION AND TO
UNDERTAKE/DIRECT THE RESTORATION OF THIS ZONE TO SOFT LANDSCAPE

CONDITIONS.
• WHERE NEW HARDSCAPE IS APPROVED BY THE PROJECT ARBORIST TO BE

INSTALLED WITHIN A TPZ, THE PROJECT ARBORIST IS REQUIRED TO ATTEND

DURING SITE PREPARATION AND INSTALLATION TO ENSURE LOW IMPACT

METHODS AND MATERIALS ARE EMPLOYED BY THE CONTRACTOR, INCLUDING

THE INSTALLATION OF OUR SPECIFIED ARBORICULTURAL AERATION

LAYER.

NOTES: STREET TREES
• STREET TREE PROTECTION BARRIERS ARE TO BE ALIGNED WITH HARDSCAPE OR SETBACK AS DIMENSIONED,

AS WELL AS OFFSET 0.6M FROM CURB AND 0.3M FROM SIDEWALK. RESTRICTIONS ON ACCESS TO THESE

SOFT LANDSCAPE ZONES TO BE COMPLIANT WITH THE LIMITATIONS NOTED

HEREIN.• ANY SITE HOARDING, SITE OFFICE, TEMPORARY PEDESTRIAN PROTECTION MEASURES AND OTHER WORKS

PLANNED WITHIN THE ROAD FRONTAGE AREAS WILL REQUIRE CONSIDERATION OF THE PROTECTION OF ROOTS

AND CROWNS OF THE STREET TREES.

• ANY PRUNING OF THE STREET TREES THAT MAY BE REQUIRED WILL BE LIMITED IN SCOPE TO BE

COMPLIANT WITH ANSI A300 STANDARDS. ALL PRUNING REQUESTS SHOULD BE COORDINATED WITH THE

PROJECT ARBORIST WHO WILL PROVIDE GUIDANCE TO THE PROJECT TEAM AND ALSO LIAISE WITH THE PARK

BOARD ARBORIST AS NECESSARY. PRUNING IS BE PERFORMED BY PARK BOARD CREWS AT THE

DEVELOPERS COST (OR AS OTHERWISE SPECIFIED BY PARK BOARD).

• IF CITY SIDEWALKS OR ROAD INFRASTRUCTURE ARE PROPOSED TO BE RENOVATED, REALIGNED, REMOVED

AND/OR REPLACED, LOW IMPACT METHODS ARE REQUIRED FOR SECTIONS WITHIN OR ADJACENT TO THE

RPZ. PROJECT ARBORIST TO BE CONSULTED IN ADVANCE OF UNDERTAKING THOSE WORKS SO THAT WE

CAN PROVIDE AN IMPACT AND MITIGATION ASSESSMENT, ADVISE ON ROOT PROTECTION, PLAN ROOT PRUNING

OR OTHER TREATMENTS, AND LIAISE WITH THE CITY PARK BOARD ARBORIST FOR APPROVALS OF THE WORK

PLAN.
• ALIGNMENTS FOR UNDERGROUND SERVICE CONNECTIONS ARE UNKNOWN AT THIS TIME, HOWEVER WE

ENCOURAGE THAT THE PLANNING AND DESIGN OF THESE INFRASTRUCTURE CONSIDER AND AVOID CONFLICT

WITH THE ROOT PROTECTION ZONES. IF SERVICES OR UTILITIES ARE REQUIRED TO PASS THROUGH THE RPZ

OR WSS, THEN LOW IMPACT METHODS SHOULD BE IMPLEMENTED.

• IF STREET TREE PROTECTION MEASURES CANNOT BE ADEQUATELY IMPLEMENTED, APPROVAL FOR REMOVAL O
F

NON-VIABLE TREE(S) WILL BE REQUIRED FROM THE CITY ENGINEER (VIA PARK BOARD) IN ADVANCE OF

FINAL DESIGN AND/OR REMOVING THE TREE(S). COMPENSATION TO THE CITY FOR REMOVAL TREES WILL BE

REQUIRED AND WILL BE DETERMINED BY PARK
BOARD.• TREES NOTED AS "APPROX" HAVE NOT BEEN SURVEYED AND THEIR ESTIMATED LOCATIONS HAVE BEEN

PLOTTED ON THE TREE MANAGEMENT DRAWING BY THE PROJECT ARBORIST BASED ON FIELD OBSERVATIONS
.

THE TOPOGRAPHIC TREE LOCATION SURVEY SHOULD BE UPDATED BY THE BCLS SURVEYOR OR RECORD TO

ACCURATELY SHOW THE LOCATION OF ANY TREES MARKED "APPROX" AND DESIGNATED TO BE RETAINED OR

PROTECTED. REVISIONS TO THE TREE MANAGEMENT DRAWING AND REPORT WILL BE NECESSARY TO UPDATE

THE TOPOGRAPHIC TREE INFORMATION TO DETERMINE TREE IMPACT AND MITIGATION FOR THIS

PROJECT.

NOTES: STREET TREES
• STREET TREE PROTECTION BARRIERS ARE TO BE ALIGNED WITH HARDSCAPE OR SETBACK AS DIMENSIONED,

AS WELL AS OFFSET 0.6M FROM CURB AND 0.3M FROM SIDEWALK. RESTRICTIONS ON ACCESS TO THESE

SOFT LANDSCAPE ZONES TO BE COMPLIANT WITH THE LIMITATIONS NOTED

HEREIN.• ANY PRUNING OF THE STREET TREES THAT MAY BE REQUIRED WILL BE LIMITED IN SCOPE TO BE

COMPLIANT WITH ANSI A300 STANDARDS. ALL PRUNING REQUESTS SHOULD BE COORDINATED WITH THE

PROJECT ARBORIST WHO WILL PROVIDE GUIDANCE TO THE PROJECT TEAM AND ALSO LIAISE WITH THE PARK

BOARD ARBORIST AS NECESSARY. PRUNING IS BE PERFORMED BY PARK BOARD CREWS AT THE

DEVELOPERS COST (OR AS OTHERWISE SPECIFIED BY PARK BOARD).

• CITY CREWS AWILL UNDERTAKE THE TRENCHING THROUGH THE BOULEVARD FOR UNDERGROUND SERVICES.

WE STRONGLY RECOMMEND THAT THESE SERVICE CONNECTION TRENCHES BE COMPLETED USING LOW

IMPACT METHODS AND WITH ARBORIST SUPERVISION/DIRECTION. COORDINATION WITH THE CITY PARK BOARD

AND THE CITY SERVICE INSTALLATION CREWS IS RECOMMENDED TO IMPLEMENT ADVANCE ROOT MAPPING,

ROOT PRUNING AND TO PROVIDE FURTHER RECOMMENDATIONS ON LOW IMPACT TRENCHING METHODS. SINC
E

SCHEDULING AND IMPLEMENTATION IS AT CITY DISCRETION AND OUTSIDE OF THE PROPERTY OWNER,

DEVELOPER OR BUILDER INFLUENCE, IT IS EXPECTED THAT THIS COORDINATION WILL BE MANAGED

INTERNALLY BY THE
CITY.• UNDERGROUND UTILITIES TO BE INSTALLED THROUGH THE BOULEVARD WILL ALSO REQUIRE LOW IMPACT

METHODS. THE PROPERTY OWNER, DEVELOPER OR BUILDER SHOULD COORDINATE WITH THOSE UTILITY

COMPANIES TO APPRISE THEM OF THE TREE PROTECTION RESTRICTIONS AND TO REQUEST THAT THEY

COORDINATE WITH THIS OFFICE ACCORDINGLY.
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2x4 WOOD TOP
& BOTTOM RAILS

2X4 (min) WOOD POSTPOSTS MAXIMUM SPACING IS 3.0M
PLASTIC SNOW FENCE FIRMLY AFFIXED TO WOOD FENCE

1.
20

m
M

IN
IM

UM

RAILS
2x4 CROSS

MUNICIPAL STANDARDS VARY - FINAL DESIGN OF BARRIER TO BE CONFIRMED BY PROJECT ARBORIST

TREE PROTECTION BARRIER DETAIL - SAMPLE:
BARRIERS MUST BE ALIGNED AS SPECIFIED ON THE TREE MANAGEMENT DRAWING OR BY THE PROJECT ARBORIST

TREE PROTECTION AREA
NO ENTRY

SIGN WITH 7.5 CM (3") MIN FONT

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

OPTIMAL
PRIORITY1

1:
50

0
1:

25
0

LOCATION

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:

LOCATION

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

LOCATION

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:

LOCATION

ASSESS:

PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:

LOCATION

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:
PRIORITY
1

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:

LOCATION

LOCATION

PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:

LOCATION

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

OFFSITE

ASSESS:

PRIORITY
1

LOCATION

WINDFIRM
BOUNDARYalign it tree trunk to tree
trunk

WINDFIRM
BOUNDARYalign it tree trunk to tree
trunk

WINDFIRM
BOUNDARYalign it tree trunk to tree
trunk

WINDFIRM
BOUNDARYalign it tree trunk to tree
trunk

WINDFIRM
BOUNDARYalign it tree trunk to tree
trunk

WINDFIRM
BOUNDARYalign it tree trunk to tree
trunk

RETAIN
ESA

RETAIN
ESA

RETAIN
ESA

RETAIN
ESA

RETAIN
ESA

RETAIN
ESA

RETAIN
ESA

RETAIN
ESA

1.3333xp

2xp

1xp

2.5xp

3.3333xp
4xp

5xp

10xp

20xp

REMOVE
ESA

REMOVE
ESA

REMOVE
ESA

REMOVE
ESA

REMOVE
ESA

REMOVE
ESA

REMOVE
ESA

REMOVE
ESA

1. TREE MUST BE VERTICAL AND STABLE AFTER PLANTING.

3. TRUNK FLARE (ROOT COLLAR) OF THE ROOT ALL MUST
BE SET TO MATCH SURROUNDING GRADES.

2. STAKES AND TIES SHOULD BE INSTALLED FOR TREES
THAT ARE NOT STABLE AFTER PLANTING FOR TREES
DEPENDING ON FORM, ROOT BALL TYPE AND SIZE.
STAKES AND TIES MUST BE REMOVED ONE YEAR AFTER
PLANTING UNLESS OTHERWISE SPECIFIED.

4. THE TOP HALF OF THE WIRE BASKET AND/OR TWINE
AND BURLAP SHOULD BE CUT AND TURNED DOWN TO
ALLOW UNOBSTRUCTED ROOT GROWTH.10. BACKFILL MUST BE OF APPROVED

GROWING MEDIUM FOR QUALITY,
COMPOSITION AND FERTILITY. LIGHTLY

TAMP THE BACKFILL AND WATER IN AFTER
PLANTING.

5. PLANTING HOLE AND ROOT BALL MUST BE COVERED
WITH 50mm (2 INCHES) OF COMPOSTED MULCH. THE
MUCH SHOULD NOT BE PLACED WITHIN 200 MM (8
INCHES) OF THE TRUNK FLARE.

6. THE BOTTOM ONE-THIRD OF THE BACKFILL SHOULD BE
TAMPED FIRMLY AROUND THE ROOT BALL TO PROVIDE
STRUCTURAL SUPPORT.

9. A 75mm (3 INCH) HIGH BERM (DYKE) OF
SOIL MUST BE INSTALLED AT THE PERIMETER

OF THE ROOT BALL TO AID IN DIRECTING
SUPPLEMENTAL WATER TO THE ROOT BALL.

8. PLANTING HOLE MUST BE DUG TO TWICE
THE ROOT BALL SIZE OR TO A MINIMUM
300mm (12 INCHES) LARGER THAN THE

ROOT BALL ON ALL SIDES AS APPROVED BY
PROJECT ARBORIST.

7. PLANTING HOLE DEPTH IS TO
MATCH ROOT BALL DEPTH.

NOT TO SCALE
TREE PLANTING DETAIL

SUITABLY PREPARED SOIL IN
THE PLANTING AREA

TREE SELECTION, HANDLING, PLANTING
AND ESTABLISHMENT MUST BE IN
CONFORMANCE WITH CURRENT
BCSLA/BCLNA STANDARDS AND ANSI
A300 STANDARDS AND BEST
MANAGEMENT PRACTICES.

11. WATERING IS CRITICAL TO SUCCESS
AFTER PLANTING. WATER ONCE WEEKLY

WITH 2 INCHES DEPTH INTO THE ROOT BALL
OR AS DIRECTED BY THE PROJECT

ARBORIST.
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TOWER PLATE

DAYCARE
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133rd Street and 104th Avenue, Surrey     •     ADP Submission DF Architecture     •     Perry + Associates     •      ML Emporio
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ALL ESA/PARK AREAS ARE TO BE PROTECTED AS INSTRUCTED AND SPECIFIED BY THE QUALIFIED

ENVIRONMENTAL PROFESSIONAL (QEP). WHERE TREES ARE GROWING WITH THE ESA/PARK, THE CITY TREE

BYLAW AND CITY PARKS DEPARTMENT POLICIES REQUIRE THAT TEMPORARY TREE PROTECTION BARRIERS

MUST BE INSTALLED AT AN OFFSET OF 1..0 M FROM THE ESA/PARK BOUNDARY PRIOR TO MOBILIZATION

OF CONSTRUCTION ACTIVITIES TO THE SITE. THIS REQUIREMENT MAY BE SUPERSEDED BY THE QEP AT

THEIR DISCRETION AND CONDITIONAL TO PARKS DEPARTMENT APPROVAL, WHEN QEP SPECIFIED INTERIM

PROTECTION MEASURES AND/OR THE INSTALLATION OF THE PERMANENT ESA/PARK FENCE IS

COMPLETED. IF ANY ENCROACHMENTS INTO THE ESA/PARK AREAS ARE REQUIRED FOR ANY REASON (I.E.

ROAD CONSTRUCTION, CUTS OR FILLS FOR RE-GRADING, SEWERS, SEWER OUTFALL, ETC), THEN IN

CONJUNCTION WITH QEP APPROVALS, THOSE DESIGNS WILL NEED TO BE REVIEWED BY THIS OFFICE FOR

TREE IMPACT ANALYSIS AND MITIGATION RECOMMENDATIONS PRIOR TO CITY APPROVALS AND/OR

CONSTRUCTION PROCEEDNG.

TREES WITHIN THE ESA/PARK AREAS WILL REQUIRE RE-ASSESSMENT DURING LAND CLEARING AND SITE

PREPARATION PHASE AND BEFORE CIVIL CONSTRUCTION PROCEEDS. THE PROJECT ARBORIST WILL

IDENTIFY ANY TREES THAT ARE EXPECTED TO BE IMPACTED BY CONSTRUCTION AND ANY HIGH RISK

"DANGER TREES" BASED ON TREE RISK ASSESSMENT QUALIFICATION (TRAQ) AND  BC WILDLIFE AND

DANGER TREE ASSESSOR METHODS. THOSE FINDINGS THEN NEED TO BE REVIEWED WITH THE CITY

ARBORIST FROM THE PARKS DEPARTMENT BEFORE TREE TREATMENTS ARE UNDERTAKEN. TREES THAT

REQUIRE FELLING WILL BE LEFT WITH WILDLIFE STEMS TO THE APPROPRIATE HEIGHT AND MODIFIED TO

PROVIDE HABITAT VALUE AS PER THE PROJECT ARBORIST AND IN CONSULTATION WITH THE QEP. DEBRIS

FROM THE TREE TREATMENTS IS TO BE LEFT WITHIN THE ESA/PARK AREA AS COARSE WOODY DEBRIS

HABITAT. STUMPS ARE TO BE LEFT INTACT. FINE DEBRIS FROM BRANCHES, TWIGS AND FOLIAGE WILL BE

DISPOSED OF OFF-SITE.

PARK/ESA BOUNDARY

WINDFIRM BOUNDARY CURRENT STAND LIMITS

ROOT PROTECTION ZONE BOUNDARY
ALL TREES WITHIN THE SPEA ARE
PROTECTED TO A SETBACK THAT EXCEEDS
6X DBH.

STAND GAP

CLEAR (DEVOID OF TREES)

THE SUBJECT TREES LOCATED WITHIN
PARK/ESA ARE XXX <ADD SUMMARY OF TREE
CONDITION AND GROWING SITE FACTORS
AFFECTING WINDTHROW ANALYSIS 

PROPERTY LINE OF SUBJECT SITE

RETAINED TREE IN ESA
(TYPICAL)
REMOVAL TREES FROM WITHIN THE DEVELOPMENT AREA (TYPICAL)
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CONTACT PARKS DESIGN & DEVELOPMENT STAFF TO REVIEW PLANTING  HOLE EXCAVATION PRIOR TO INSTALLATION OF TOPSOIL

SACKING/BURLAP TO BE LOOSENED AND DROPPED TO THE BOTTOM OF THE PLANTING HOLE. ALL STRING, TWINE, ETC. TO BE REMOVED

ALL WIRE BASKETS SHALL HAVE THE TOP 1/3 OF THE WIRE REMOVED PRIOR TO PLANTING.
ALL TREES SHALL BE SINGLE STEMMED.
ALL TREES SHALL BE WATERED WITH TREE GATOR BAGS FOR TWO (2) GROWING SEASONS. TREE GATOR BAGS SHALL BE FILLED WITH

1)
2)
3)
4)
5)

NOTES:

WATER ONCE EVERY SEVEN (7) DAYS UNLESS STATED OTHERWISE BY CONTRACT. CONTRACTOR IS RESPONSIBLE TO REPLACE

DAMAGED OR VANDALIZED TREE GATOR BAGS. TREE GATOR BAGS TO BE REMOVED AFTER WATERING SEASON.

ROOT BARRIER, CENTERED
ON TREE AND FLUSH WITH

FINISHED GRADE WHEN TREE
IS LESS THAN 1800mm FROM

DRIVEWAY/SIDEWALK

EXCAVATE HOLE FOR TREE
2xWIDTH OF ROOT BALL

EDGE OF HOLE SHALL BE
SCARIFIED

STAKES PENETRATE
NATIVE SOIL
BY 300mm

INSTALL 5000mm LENGTH
ROOT BARRIER BETWEEN

TREE AND CURB/DRIVEWAY

TREE CENTERED
IN PLANTING

ROOT BARRIER

SIDEWALK

ROAD

TREE STAKE PARALLEL
TO ROAD AND SIDEWALK

TREE GATOR BAG

UTILITY STRIP

CURB

TOPSOIL

INSTALL SILVA CELL SYSTEM OR
APPROVED EQUAL, IF REQUIRED TO MEET
SOIL VOLUME REQUIREMENTS FOR TREES

PRIVATE PROPERTY LANDSCAPE FRONTAGE

DO NOT TRIM LEADER

50mm POLYESTER STRAPPING ATTACHED
TO STAKE WITH SHINGLE NAILS.

TWO (2) PRESSURE TREATED 50-75mm
WOODSTAKES - 2m LENGTH. STAKES TO BE
ALIGNED PARALLEL TO SIDEWALK/ROAD

TREE GATOR BAG - 20 GALLON

TREE TRUNK PROTECTOR: DEEP ROOT:
ARBOURGARD AG 9-4 or 'NDS'-TP 128 NDS

50mm DEEP SAUCER FORMED IN TOPSOIL
FILL SAUCER WITH COMPOSTED BARK MULCH.
DO NOT BURY ROOT FLARE WITH BARK MULCH

ROOT BARRIER
SIDEWALK & BASE

BACKFILL WITH TOPSOIL ALL SIDES & UNDER
ROOT BALL COMPACTED TO 85% STANDARD
PROCTOR DENSITY

STAKES DO NOT PENETRATE ROOT BALL

UNDISTURBED NATIVE SOIL OR TOPSOIL
COMPACTED TO 85% MPD

INSTALL SILVA CELL SYSTEM OR APPROVED
EQUAL, IF REQUIRED TO MEET SOIL VOLUME
REQUIREMENTS FOR TREES

ELEVATION

PLAN VIEW

TEMPORARY RETAINING
WALLWHEN GRADE CHANGES
MORETHAN
500mm

EXISTING
TREECENTERED

WITHINTREE
PROTECTION

2000mm

DO NOT DISTURB GRADE WITHINTREE PROTECTION
AREA

50x100 WOOD
POSTS

ORANGE PLASTIC MESH
SECUREDTO WOOD
FRAME

COVER BRACING AS
NECESSARYBEYOND 6.0m PER
SIDE

PROTECTION
BARRIER

50x100 TOP RAIL, BOTTOM RAILFINISHED
GRADE

POSTS SET 300mm DEEPINTO FINISHED
GRADE

INSTALL TREE PROTECTION BARRIER        SITE CLEARING AND INITIATION OF CONSTRUCTION.        TREE PROTECTION BARRIER DURING CLEARING AND SITE

CONSTRUCTION.
KEEP AREA WITHIN OR AGAINST PROTECTION BARRIER CLEAR OF BUILDING MATERIALS, LITTER AND STANDING 

WATER.

DO NOT DISTURB EXISTING GRADES WITHIN TREE PROTECTION AREA FOR PROTECTED RETAINED TREES.

THE DEVELOPER IS RESPONSIBLE FOR MAINTENANCE WITHIN TREE PROTECTION BARRIER. DAMAGED TREES WILL
 BE

SCHEDULE 1 IN SUBDIVISION & DEVELOPMENT SERVICING BY LAW PRESCRIBES PENALTIES FOR NON-COMPLIANC
E WITH

ANY DISRUPTION OR PLANTING WITHIN THE TREE PROTECTION AREA IS TO BE SUPERVISED BY THE PROJECT

RETAINED TREES TO BE WATERED AT THE DIRECTION OF THE CONSULTING ARBOURIST/LANDSCAPE ARCHITECT
.

1)
2)
3)
4)
5)
REPLACED AT DEVELOPER'S COST.
6)
BY LAW.
7)ARBOURIST OR LANDSCAPE
ARCHITECT.
8)

NOTES:
BEFORE

MAINTAIN

THE CORPORATION OF THE
TOWNSHIP OF LANGLEY

TREE INSTALLATION DETAIL - SOFT
DATE

APPROVED

S.D.S.B. No.

TITLE

REV. FEB./11

Township of
Langley

Est 1873

TLP 26 


TREE PROTECTION DETAIL
DATE

APPROVED

S.D.S.B. No.

TITLE

REV. DEC./10
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PLEASE USE BOTANICAL NAME WHEN ORDERING PLANT
MATERIAL.

COMMON
NAME

BOTANICAL
NAMECAL/HT

DOUGLAS
MAPLE

ACER
DOUGLASII

5cm
CAL.

CODE

.

PLANT LIST - NATURAL VEGETATION PLANTING ZONE:

QTY

TREES

COMMON
NAME

BOTANICAL
NAMECAL/HT

SALAL
GAULTHERIA
SHALLON

#1
POT

CODE

.

QTY

SHRUBS

#1
POT.

RIBES
SANGUINEUM

RED FLOWERING
CURRANT

#1
POT.

RUBUS
SPECTABILIS SALMONBERRY

#1
POT.

WOOD
FERN

DRYOPTERIS
EXPANSA

COMMON
NAME

BOTANICAL
NAMECAL/HT

DEER
FERN

BLECHNUM
SPICANT

#1
POT

CODE

.

QTY

GROUND
COVER

#1
POT.

MAINANTHEMUM
DILATATUM

FALSE
LILY-OF-THE-VALLEY

#1
POT.

TOLMIEA
MENZIESII

PIGGY-BACK
PLANT

#1
POT.

MAHONIA
NERVOSA

DULL
OREGON-GRAPE

.

.

.

TOTAL

TOTAL

TOTAL

#1
POT.

SYMPHORICARPOS
ALBUS SNOWBERRY

#1
POT.

VACCINIUM
PARVIFOLIUM

RED
HUCKLEBERRY

PLANTING DETAIL - SAMPLE:

NOTES: HARDSCAPES WITHIN TPZ'S

• DEMOLITION OF EXISTING HARDSCAPE WITHIN THE TPZ WILL REQUIRE

ON-SITE SUPERVISION BY THE PROJECT ARBORIST TO; DIRECT LOW

IMPACT METHODS OF WORK, HAND REMOVAL OF SUB-BASE GRAVEL OR

OTHER SUBSTRATE, IDENTIFY ROOTS FOR PROTECTION AND TO

UNDERTAKE/DIRECT THE RESTORATION OF THIS ZONE TO SOFT LANDSCAPE

CONDITIONS.
• WHERE NEW HARDSCAPE IS APPROVED BY THE PROJECT ARBORIST TO BE

INSTALLED WITHIN A TPZ, THE PROJECT ARBORIST IS REQUIRED TO ATTEND

DURING SITE PREPARATION AND INSTALLATION TO ENSURE LOW IMPACT

METHODS AND MATERIALS ARE EMPLOYED BY THE CONTRACTOR, INCLUDING

THE INSTALLATION OF OUR SPECIFIED ARBORICULTURAL AERATION

LAYER.

NOTES: STREET TREES
• STREET TREE PROTECTION BARRIERS ARE TO BE ALIGNED WITH HARDSCAPE OR SETBACK AS DIMENSIONED,

AS WELL AS OFFSET 0.6M FROM CURB AND 0.3M FROM SIDEWALK. RESTRICTIONS ON ACCESS TO THESE

SOFT LANDSCAPE ZONES TO BE COMPLIANT WITH THE LIMITATIONS NOTED

HEREIN.• ANY SITE HOARDING, SITE OFFICE, TEMPORARY PEDESTRIAN PROTECTION MEASURES AND OTHER WORKS

PLANNED WITHIN THE ROAD FRONTAGE AREAS WILL REQUIRE CONSIDERATION OF THE PROTECTION OF ROOTS

AND CROWNS OF THE STREET TREES.

• ANY PRUNING OF THE STREET TREES THAT MAY BE REQUIRED WILL BE LIMITED IN SCOPE TO BE

COMPLIANT WITH ANSI A300 STANDARDS. ALL PRUNING REQUESTS SHOULD BE COORDINATED WITH THE

PROJECT ARBORIST WHO WILL PROVIDE GUIDANCE TO THE PROJECT TEAM AND ALSO LIAISE WITH THE PARK

BOARD ARBORIST AS NECESSARY. PRUNING IS BE PERFORMED BY PARK BOARD CREWS AT THE

DEVELOPERS COST (OR AS OTHERWISE SPECIFIED BY PARK BOARD).

• IF CITY SIDEWALKS OR ROAD INFRASTRUCTURE ARE PROPOSED TO BE RENOVATED, REALIGNED, REMOVED

AND/OR REPLACED, LOW IMPACT METHODS ARE REQUIRED FOR SECTIONS WITHIN OR ADJACENT TO THE

RPZ. PROJECT ARBORIST TO BE CONSULTED IN ADVANCE OF UNDERTAKING THOSE WORKS SO THAT WE

CAN PROVIDE AN IMPACT AND MITIGATION ASSESSMENT, ADVISE ON ROOT PROTECTION, PLAN ROOT PRUNING

OR OTHER TREATMENTS, AND LIAISE WITH THE CITY PARK BOARD ARBORIST FOR APPROVALS OF THE WORK

PLAN.
• ALIGNMENTS FOR UNDERGROUND SERVICE CONNECTIONS ARE UNKNOWN AT THIS TIME, HOWEVER WE

ENCOURAGE THAT THE PLANNING AND DESIGN OF THESE INFRASTRUCTURE CONSIDER AND AVOID CONFLICT

WITH THE ROOT PROTECTION ZONES. IF SERVICES OR UTILITIES ARE REQUIRED TO PASS THROUGH THE RPZ

OR WSS, THEN LOW IMPACT METHODS SHOULD BE IMPLEMENTED.

• IF STREET TREE PROTECTION MEASURES CANNOT BE ADEQUATELY IMPLEMENTED, APPROVAL FOR REMOVAL O
F

NON-VIABLE TREE(S) WILL BE REQUIRED FROM THE CITY ENGINEER (VIA PARK BOARD) IN ADVANCE OF

FINAL DESIGN AND/OR REMOVING THE TREE(S). COMPENSATION TO THE CITY FOR REMOVAL TREES WILL BE

REQUIRED AND WILL BE DETERMINED BY PARK
BOARD.• TREES NOTED AS "APPROX" HAVE NOT BEEN SURVEYED AND THEIR ESTIMATED LOCATIONS HAVE BEEN

PLOTTED ON THE TREE MANAGEMENT DRAWING BY THE PROJECT ARBORIST BASED ON FIELD OBSERVATIONS
.

THE TOPOGRAPHIC TREE LOCATION SURVEY SHOULD BE UPDATED BY THE BCLS SURVEYOR OR RECORD TO

ACCURATELY SHOW THE LOCATION OF ANY TREES MARKED "APPROX" AND DESIGNATED TO BE RETAINED OR

PROTECTED. REVISIONS TO THE TREE MANAGEMENT DRAWING AND REPORT WILL BE NECESSARY TO UPDATE

THE TOPOGRAPHIC TREE INFORMATION TO DETERMINE TREE IMPACT AND MITIGATION FOR THIS

PROJECT.

NOTES: STREET TREES
• STREET TREE PROTECTION BARRIERS ARE TO BE ALIGNED WITH HARDSCAPE OR SETBACK AS DIMENSIONED,

AS WELL AS OFFSET 0.6M FROM CURB AND 0.3M FROM SIDEWALK. RESTRICTIONS ON ACCESS TO THESE

SOFT LANDSCAPE ZONES TO BE COMPLIANT WITH THE LIMITATIONS NOTED

HEREIN.• ANY PRUNING OF THE STREET TREES THAT MAY BE REQUIRED WILL BE LIMITED IN SCOPE TO BE

COMPLIANT WITH ANSI A300 STANDARDS. ALL PRUNING REQUESTS SHOULD BE COORDINATED WITH THE

PROJECT ARBORIST WHO WILL PROVIDE GUIDANCE TO THE PROJECT TEAM AND ALSO LIAISE WITH THE PARK

BOARD ARBORIST AS NECESSARY. PRUNING IS BE PERFORMED BY PARK BOARD CREWS AT THE

DEVELOPERS COST (OR AS OTHERWISE SPECIFIED BY PARK BOARD).

• CITY CREWS AWILL UNDERTAKE THE TRENCHING THROUGH THE BOULEVARD FOR UNDERGROUND SERVICES.

WE STRONGLY RECOMMEND THAT THESE SERVICE CONNECTION TRENCHES BE COMPLETED USING LOW

IMPACT METHODS AND WITH ARBORIST SUPERVISION/DIRECTION. COORDINATION WITH THE CITY PARK BOARD

AND THE CITY SERVICE INSTALLATION CREWS IS RECOMMENDED TO IMPLEMENT ADVANCE ROOT MAPPING,

ROOT PRUNING AND TO PROVIDE FURTHER RECOMMENDATIONS ON LOW IMPACT TRENCHING METHODS. SINC
E

SCHEDULING AND IMPLEMENTATION IS AT CITY DISCRETION AND OUTSIDE OF THE PROPERTY OWNER,

DEVELOPER OR BUILDER INFLUENCE, IT IS EXPECTED THAT THIS COORDINATION WILL BE MANAGED

INTERNALLY BY THE
CITY.• UNDERGROUND UTILITIES TO BE INSTALLED THROUGH THE BOULEVARD WILL ALSO REQUIRE LOW IMPACT

METHODS. THE PROPERTY OWNER, DEVELOPER OR BUILDER SHOULD COORDINATE WITH THOSE UTILITY

COMPANIES TO APPRISE THEM OF THE TREE PROTECTION RESTRICTIONS AND TO REQUEST THAT THEY

COORDINATE WITH THIS OFFICE ACCORDINGLY.

gone
dead
failed

gone
dead
failed

gone
dead
failed gone

dead
failed

gone
dead
failed

gone
dead
failed

gone
dead
failed

gone
dead
failed

20.0m

20.0m

10.0m

10.0m

5.0m
5.0m

[16.4ft]

4.0m

2.0m

1.0m

RPZ: PROTECTION BARRIER - NO
ACCESS ZONE WHERE GROUND
DISTURBANCE, STORAGE AND WASTE
ARE NOT PERMITTED
(TYPICAL)

CPZ: NO AERIAL ENCROACHMENT
OF STRUCTURES AND
MACHINERY/CRANE OPERATION NOT
PERMITTED
(TYPICAL)

WSS: ALL WORKS WITHIN THIS
ZONE TO BE SUPERVISED BY
PROJECT ARBORIST
(TYPICAL)

XXX
XXX

XXX

XXX
XXX

XXX

XXX

XXX

XXX

XXX

XXX

approx

approx

approx

approx
approx

approx

approx

approx

approx

approx

XXX

XXX

ACL TITLE BOLD height 5
ACL TTILE MEDIUM height 2.5

RETENTION BOILER PLATES AT 1:250

CITY OF NEW WESTMINSTER 6X SECTION ONLY FOR SURREY

STRATAS ETC

STRATAS ETC

DEVELOPMENT AND CONSTRUCTION PROJECTS

WINDTHROW BOILER PLATES AT 1:500

DEMO PHASE SYMBOLS AND LAYERS AT 1:250

USE/EDIT FOR LARGE SITES

USE/EDIT FOR SMALL OR SF BP SITES

1:750

1:500

1:1000

1:400

1:300
1:250

1:200

1:100

1:50

PRIORITY
1
PRIORITY
2
PRIORITY
LOW

UNDERSIZE

REMOVE
HIGHRISK

REMOVE

RETAIN

OFFSITE

PRUNE

ASSESS:

MANAGE:

R
1
0
.0
m

OPTIMAL
TPZ

NEW
TREE
PLANTING:

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R
7
.5
m

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R
5
.0
m

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R4
.0
m

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R
3.
0m

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R
2
.5
m

 
[R
8
.2
ft
]

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R
2
.0
m

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

R
1
.0
m

ADD
NOTES

SPECIAL
MEASURES:

REMOVE
HIGHRISK

REMOVE

RETAIN

PRUNE

MANAGE:

PROTECT:

R
0
.5
m

CPZ

WSS

RPZ

ADD
NOTES

SPECIAL
MEASURES:

2x4 WOOD TOP
& BOTTOM RAILS

2X4 (min) WOOD POSTPOSTS MAXIMUM SPACING IS 3.0M
PLASTIC SNOW FENCE FIRMLY AFFIXED TO WOOD FENCE

1.
20

m
M

IN
IM

UM

RAILS
2x4 CROSS

MUNICIPAL STANDARDS VARY - FINAL DESIGN OF BARRIER TO BE CONFIRMED BY PROJECT ARBORIST

TREE PROTECTION BARRIER DETAIL - SAMPLE:
BARRIERS MUST BE ALIGNED AS SPECIFIED ON THE TREE MANAGEMENT DRAWING OR BY THE PROJECT ARBORIST

TREE PROTECTION AREA
NO ENTRY

SIGN WITH 7.5 CM (3") MIN FONT
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1. TREE MUST BE VERTICAL AND STABLE AFTER PLANTING.

3. TRUNK FLARE (ROOT COLLAR) OF THE ROOT ALL MUST
BE SET TO MATCH SURROUNDING GRADES.

2. STAKES AND TIES SHOULD BE INSTALLED FOR TREES
THAT ARE NOT STABLE AFTER PLANTING FOR TREES
DEPENDING ON FORM, ROOT BALL TYPE AND SIZE.
STAKES AND TIES MUST BE REMOVED ONE YEAR AFTER
PLANTING UNLESS OTHERWISE SPECIFIED.

4. THE TOP HALF OF THE WIRE BASKET AND/OR TWINE
AND BURLAP SHOULD BE CUT AND TURNED DOWN TO
ALLOW UNOBSTRUCTED ROOT GROWTH.10. BACKFILL MUST BE OF APPROVED

GROWING MEDIUM FOR QUALITY,
COMPOSITION AND FERTILITY. LIGHTLY

TAMP THE BACKFILL AND WATER IN AFTER
PLANTING.

5. PLANTING HOLE AND ROOT BALL MUST BE COVERED
WITH 50mm (2 INCHES) OF COMPOSTED MULCH. THE
MUCH SHOULD NOT BE PLACED WITHIN 200 MM (8
INCHES) OF THE TRUNK FLARE.

6. THE BOTTOM ONE-THIRD OF THE BACKFILL SHOULD BE
TAMPED FIRMLY AROUND THE ROOT BALL TO PROVIDE
STRUCTURAL SUPPORT.

9. A 75mm (3 INCH) HIGH BERM (DYKE) OF
SOIL MUST BE INSTALLED AT THE PERIMETER

OF THE ROOT BALL TO AID IN DIRECTING
SUPPLEMENTAL WATER TO THE ROOT BALL.

8. PLANTING HOLE MUST BE DUG TO TWICE
THE ROOT BALL SIZE OR TO A MINIMUM
300mm (12 INCHES) LARGER THAN THE

ROOT BALL ON ALL SIDES AS APPROVED BY
PROJECT ARBORIST.

7. PLANTING HOLE DEPTH IS TO
MATCH ROOT BALL DEPTH.

NOT TO SCALE
TREE PLANTING DETAIL

SUITABLY PREPARED SOIL IN
THE PLANTING AREA

TREE SELECTION, HANDLING, PLANTING
AND ESTABLISHMENT MUST BE IN
CONFORMANCE WITH CURRENT
BCSLA/BCLNA STANDARDS AND ANSI
A300 STANDARDS AND BEST
MANAGEMENT PRACTICES.

11. WATERING IS CRITICAL TO SUCCESS
AFTER PLANTING. WATER ONCE WEEKLY

WITH 2 INCHES DEPTH INTO THE ROOT BALL
OR AS DIRECTED BY THE PROJECT

ARBORIST.
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NOTE:  Detailed Land Development Engineering Review available on file 

INTER-OFFICE MEMO

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

FROM: Development Services Manager, Engineering Department 

DATE: July 06, 2022 PROJECT FILE: 7820-0024-00 

RE: Engineering Requirements (Commercial/Multi-family) 
Location:  10375 133 Street, 13242 – 104 Avenue and 13252 – 104 Avenue 

OCP AMENDMENT/CCP AMENDMENT 
Complete sanitary and drainage catchment analysis to determine existing capacities. Resolve 
downstream constraints, as identified. 

REZONE/SUBDIVISION 
Property and Right-of-Way Requirements 

• Dedicate 2.808m along 104 Avenue.

• Dedicate required corner cut.

• Provide 0.5m wide statutory right-of-way along site frontages.

Works and Services 

• Construct road works along 133 Street and 104 Avenue.

• Construct signal at the intersection of 133 Street and 104 Avenue.

• Implement the recommendations of the Traffic Impact Study and geotechnical report.

• Complete fire flow analysis to determine the ultimate water main size, extent and velocity.
Construct frontage and off-site upgrades, as applicable.

• Construct 250mm sanitary main along 104 Avenue.

• Provide water, storm and sanitary service connections to service the development, and
abandon all existing connections.

• Register applicable legal documents as determined through detailed design.

• Pay amenity charge for undergrounding the existing third party utilities.

• Pay applicable latecomer charges.

A Servicing Agreement is required prior to Rezone/Subdivision. 

DEVELOPMENT PERMIT 
There are no engineering requirements relative to issuance of the Development Permit beyond 
those noted above.  

Jeff Pang, P.Eng. 
Development Services Manager 
HB4 
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School Enrolment Projections and Planning Update:

The following tables illustrate the enrolment projections (with current/approved ministry

capacity) for the elementary and secondary schools serving the proposed development.

 

THE IMPACT ON SCHOOLS

APPLICATION #: 20 0024 00

SUMMARY

The proposed    386 highrise units Old Yale Road Elementary
are estimated to have the following impact

on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 37
Secondary Students: 36

18 0284 00

September 2021 Enrolment/School Capacity

Old Yale Road Elementary

Enrolment (K/1‐7): 47 K + 388  

Operating Capacity (K/1‐7)  19 K + 419
   

Kwantlen Park Secondary
Enrolment  (8‐12): 1462 Kwantlen Park Secondary
Capacity  (8‐12): 1200  
   

 

Projected population of school‐age children for this development: 93

Population : The projected population of children aged 0‐19 Impacted by the development.

Enrolment:  The number of students projected to attend the Surrey School District ONLY.  

Secondary Students: 110

Total New Students  

 

Old Yale Road catchment serves the central business district of Surrey.  The timing of future high 

rise development in this area, with good market conditions could impact the enrolment growth 

upwards from the projections below.  As of September 2021, the elementary was operating at 99% 

capacity.  The school requires 2 portables to manage this growth.  This catchment is being 

monitored over the next several years as the projected growth in the area has yet to arrive as 

projected last year.  As part of the 2022/23 Capital Plan, the District is requesting a 10‐classroom 

addition.  No capital funding has been approved at this time.

As of September 2021, Kwantlen Park Secondary is currently operating at 122% with 13 portables 

on site used for enrolling classes.  In March 2020, the Ministry of Education supported a 300‐

capacity addition to move from capital plan request to preparation of a feasibility study.  

 

    Planning
June 15, 2022

* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.

Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.                              
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PAGE 5 OF 7 
ML EMPORIO INVESTMENTS – THE SEQUOIA 
10375 133 STREET AND 13242/13252 104 AVENUE, SURREY 
TREE MANAGEMENT REPORT FOR DEVELOPMENT APPLICATION PURPOSES 

ACL FILE: 21145 
INITIAL ISSUANCE DATE: NOVEMBER 25, 2021 

REVISION 6: JULY 5, 2022 
 

TREE RETENTION SUMMARY TABLES: 

Table1. Tree Retention/Removal by Ownership  

Ownership: Total: Remove: Retain: 

On-Site Trees 22 17 5 

City Street Trees 3 2 1 

Off-Site Private Trees 5 4 1 

TOTAL 30 23 7 

Table 2. Tree Retention/Removal of On-Site Trees by Priority Ranking  

Priority Ranking: Total: Remove: Retain: 

1 6 3 3 

2 11 9 2 

Low 5 5 0 

TOTAL 22 17 5 

 

Table 3. Summary of Tree Preservation by Species  
On-Site Trees and City owned Road Frontage Trees  
Excludes Off-Site Private Trees and Trees in Parks Dedication Areas and ESA’s 

 Total Remove Retain 
Alder and Cottonwood Species: 
Alder (Alnus rubra) 0 0 0 
Cottonwood (Populus trichocarpa) 0 0 0 

subtotal alder/cottonwood 0 0 0 
 

Broadleaf Species: 
Japanese maple (Acer palmatum) 1 1 0 
Horsechestnut (Aesculus hippocastinum) 2 1 1 
Ash (Fraxinus sp.) 2 1 1 
English oak (Quercus robur) 2 1 1 
Red oak (Quercus rubra) 1 1 0 
Black locust (Robinia pseudoacacia) 2 2 0 
Elm (Ulmus sp.) 5 5 0 

subtotal broadleaf 15 12 3 
 

Coniferous Species 
Western larch (Larix occidentalis) 1 0 1 
Austrian pine (Pinus nigra) 1 1 0 
Ponderosa pine (Pinus ponderosa) 1 0 1 
Douglas-fir (Pseudotsuga menziesii) 2 2 0 
Giant sequoia (Sequoiadendron giganteum) 1 0 1 
Eastern white cedar (Thuja occidentalis) 1 1 0 
Western redcedar (Thuja plicata) 3 3 0 

subtotal coniferous 10 7 3 
 

Subtotal broadleaf and coniferous 25 19 6 
TOTAL (including alder/cottonwood) 25 19 6 
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TREE ASSESSMENT DETAIL - TOPOGRAPHIC BASE PLAN
HEALTH AND STRUCTURE CONDITION  OF EXISTING TREES - FOR INFORMATION ONLY
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Amendment from "Low to 
Mid Rise 2.5 FAR" to "High 
Rise 7.5 FAR" and "Park".
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Appendix VI

OCP amendment 20-0024-00
from "Multiple Residential" to
"Central Business District"
and OCP amendment to
include this area within the
Central Business District
Figure 42: Major Employment
Areas



PLANSURREY 2013 | OFFICIAL COMMUNITY PLAN 

58 LAND USES and DENSITIES 

Figure 16: Central Business District Densities 
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OCP Amendment of
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Produced by GIS Section:  May 31, 2012, CS/AW8

DISTRICT ENERGY SERVICE AREA

(SERVICE AREA A & SERVICE AREA B)

13
2 S

T

96 AVE

14
0 S

T

12
8 S

T

104 AVE

108 AVE

14
4 S

T

100 AVE

KING GEORGE BLVD

112 AVE

FRASER HWY

102 AVE

W
HA

LL
EY

 BL
VD

13
8 S

T

UN
IVE

RS
ITY

 D
R

13
4 S

T

OLD YALE RD

13
6 S

T
105 AVE

111 AVE

GROSVENOR RD

98 AVE

13
7 S

T
135A ST

94A AVE

97A AVE

98B AVE

13
7A

 ST

HILTON RD

CI
TY

 PA
RK

W
AY

106 AVE

103 AVE

104A AVE

105A AVE

104A AVE

103 AVE

CI
TY

 PA
RK

W
AY

103 AVE

106 AVE

100 AVE

13
4 S

T
106 AVE

12
8 S

T

13
8 S

T

.

LEGEND

Service Area A
Service Area B
City Centre Boundary

L
O

C
A

T
IO

N

SERVICE
AREA  A

SERVICE
AREA  B Subject Site

Appendix VIII




