
City of Surrey
PLANNING & DEVELOPMENT REPORT 

Application No.: 7921-0079-00 
Planning Report Date:  October 3, 2022

PROPOSAL:

 OCP Amendment from Multiple Residential to
Town Centre

 Rezoning from C-35 to CD (based on RM-135 and
C-8)

 Development Permit

to permit the development of one 18-storey residential 
and one 24-storey mixed-use building consisting of 430 
dwelling units with two levels of commercial and office 
space in Guildford.

LOCATION: 14723 – 104 Avenue

ZONING: C-35

OCP DESIGNATION: Multiple Residential 

TCP DESIGNATION: Mid to High Rise Apartment, Mid 
to High Rise Mixed-Use and Road
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RECOMMENDATION SUMMARY

 By-law Introduction and set date for Public Hearing for:
 OCP Amendment; and
 Rezoning.

 Approval to vary the Sign By-law through a comprehensive sign design package.

 Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposed amendment to the Official Community Plan (OCP) from "Multiple Residential" to 
"Town Centre" and to Figure 13: Guildford Town Centre Densities to include the subject site 
within the Town Centre boundary.

 The applicant is proposing to vary the Sign By-law, through a comprehensive sign design 
package, in order to permit additional signage on the subject site.

RATIONALE OF RECOMMENDATION

 The proposed amendment to the OCP from "Multiple Residential" to "Town Centre" is 
required to achieve the proposed high-rise buildings at a density higher than currently 
allowed in the "Multiple Residential" designation.

 The proposed OCP Amendment is considered to have merit given that the project is located 
in a Frequent Transit Development Area (FTDA) and within close proximity to rapid bus 
service along 104 Avenue (a Frequent Transit Network) and aligns with the Guildford Town 
Centre – 104 Avenue Corridor Plan (Stage 1).

 The applicant will provide a density bonus amenity contribution consistent with the Tier 2 
Capital Projects Community Amenity Contributions (CACs) in support of the development 
proposal which requests an increase in density beyond the maximum permitted within the 
Guildford Town Centre – 104 Avenue Corridor Plan (Stage 1).

 The proposal generally complies with the "Mid to High Rise Apartment" and "Mid to High 
Rise Mixed-Use" designation in the Guildford Town Centre – 104 Avenue Corridor Plan 
(Stage 1).

 The proposed apartment buildings are of high-quality design appropriate for a town centre 
location and the proposed setbacks help to achieve a more urban, pedestrian streetscape in 
compliance with the Form and Character Development Permit (DP) guidelines in the OCP.
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 The proposed apartment buildings are attractive, well-designed and will utilize high-quality, 
natural materials as well as contemporary lines. The applicant is proposing reduced building 
setbacks that benefit the streetscape by providing connectivity to the street. In addition, the 
applicant will provide appropriate landscaping, along the street frontages, which will help to 
promote a pedestrian friendly environment as well as positive urban experience between the 
proposed building and public realm.
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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 
the subject site from Multiple Residential to Town Centre and OCP Figure 13: Guildford 
Town Centre Densities to include the subject site within the Town Centre boundary, 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 subject site from "Downtown Commercial Zone 
(C-35)" to "Comprehensive Development Zone (CD)" and a date be set for Public Hearing. 

4. Council approve the applicant's request to vary the Sign By-law as described in Appendix I.  

5. Council authorize staff to draft Development Permit No. 7921-0079-00, including a 
comprehensive sign design package, generally in accordance with the attached drawings 
(Appendix II).

6. 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 road dedication plan to the satisfaction of the Approving Officer;

(c) the applicant is required to dedicate, as road and without compensation, Bylaw 
Road for Parcel W of Lot 2 and Parcel X of Parcel A, both of Bylaw number 2534;

(d) submission of a Traffic Impact Assessment, to the satisfaction of the General 
Manager, Engineering;

(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) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the CD Zone, at the rate in effect at the time of Final Adoption;
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(j) submission of an acoustical report for the units adjacent to 104 Avenue and 
registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures;

(k) 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; and

(l) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture and with respect to the City’s Affordable Housing Strategy 
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager, 
Planning & Development Department.

SITE CONTEXT & BACKGROUND

Direction Existing Use TCP 
Designation

Existing Zone

Subject Site Vacant parcel Mid to High Rise 
Apartment and 
Mid to High Rise 
Mixed-Use

C-35

North 
(Across future 104A Avenue):

Whalley Reservoir 
Park and existing 3-
storey apartment 
buildings

Low to Mid Rise 
Apartment

RF & RM-45

East: Hjorth Road 
Elementary School 
and multi-tenant 
commercial building

Mid to High Rise 
Apartment and 
Mid to High Rise 
Mixed Use

RF & C-8

South 
(Across 104 Avenue):

Supportive housing 
and Guildford RCMP 
Sub-station

Civic CD (Bylaw No. 
19893, C-8 & C-35

West 
(Across future 147 Street):

Vacant parcel under 
application for two 6-
storey apartment 
buildings 
(Development 
Application No. 7921-
0063-00)

Low to Mid Rise 
Apartment

C-35

Context & Background 

 The subject property is located on the north side of 104 Avenue, just east of future 147 Street.

 The property is approximately 0.7 hectare in total area and presently vacant.
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 The subject site is designated “Multiple Residential” in the Official Community Plan (OCP), 
“Mid to High Rise Apartment”, “Mid to High Rise Mixed-Use” and “Road” in the Guildford 
Town Centre – 104 Avenue Corridor Plan (Stage 1) as well as zoned “Downtown Commercial 
Zone (C-35)”.

DEVELOPMENT PROPOSAL

Planning Considerations

 In order to permit the development of two high-rise buildings consisting of 430 dwelling units 
and two floors of commercial/office space with underground parking, the applicant proposes 
the following:

o OCP Amendment from "Multiple Residential" to "Town Centre";
o Rezoning from “Downtown Commercial Zone (C-35)” to "Comprehensive Development 

Zone (CD)" (based upon the "Multiple Residential 135 Zone [RM-135]" and "Community 
Commercial Zone [C-8]"); and

o Development Permit for Form and Character.

 Building A (18 storeys in height) is located on the northern portion of the site. Building B 
(24 storeys) is located on the southern portion of the site.

 Development details are provided in the following table:

Proposed
Lot Area

Gross Site Area: 7,100.9 sq. m.
Road Dedication: 1,578.7 sq. m.
Undevelopable Area: N/A
Net Site Area: 5,522.3 sq. m.

Number of Lots: 1 (existing)
Building Height: Building A: 63 metres

Building B : 81 metres
Unit Density: N/A
Floor Area Ratio (FAR): 4.2 (Gross)/5.5 (Net)
Floor Area

Residential: 28,065 sq. m.
Commercial: 2,710 sq. m.
Total: 30,775 sq. m.

Residential Units:
Studio: 41 dwelling units
1-Bedroom:
1-Bedroom plus den:

189 dwelling units
55 dwelling units

2-Bedroom:
2-Bedroom, plus den:

144 dwelling units
1 dwelling unit

3-Bedroom: N/A
Total: 430 dwelling units

Residential Unit Type
Micro Unit 41 dwelling units
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Proposed
Adaptable Unit 41 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 III.

School District: The School District has advised that there will be approximately 69 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment. 

34 Elementary students at Hjorth Road Elementary School
22 Secondary students at Guildford Park Secondary School

(Appendix IV)

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:

No concerns.

The closest active park is Hjorth Road Park and is 150 metres away, 
and the closest natural area is Green Timbers Urban Forest and is 
550 metres away. 

Surrey Fire Department: No concerns.

Advisory Design Panel: The proposal was considered at the ADP meeting on July 14, 2022, 
and was supported. The applicant has resolved most of the 
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 subject property is located within the 104 Avenue Frequent Transit Development Area 
(FTDA) and 60 metres from an existing rapid bus stop (R1 – King George to Guildford).
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 As such, the proposed development is appropriate for this part of the Guildford Town Centre 
– 104 Avenue Corridor and conforms with the goal of achieving higher density development in 
locations that benefit from access to frequent transit service.

Driveway Access and Dedication Requirements

 As part of the subject application, the applicant will be required to dedicate the following:

o The applicant is required to dedicate, as road and without compensation, Bylaw Road 
for Parcel W of Lot 2 and Parcel X of Parcel A, both of Bylaw number 2534;

o 104 Avenue: approximately 7.808 metres to achieve the ultimate 20.0 metre road 
allowance from centreline;

o 104A Avenue: various amounts of dedication to achieve the ultimate 26.0 metre 
collector road (Green Connector) standard;

o 3 metre by 3 metre corner-cut where 147 Street intersects with 104 Avenue and 
104A Avenue; and

o 0.5 metre statutory right-of-way (SROW) along 104 Avenue, 104A Avenue and future 
147 Street.

 The proposed development will obtain vehicular access to the underground parkade from the 
future north-south road (147 Street). No direct vehicle access will be permitted to 104 Avenue 
or 104A Avenue.

Sustainability Considerations

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

 In addition, the applicant has highlighted the following additional sustainable features:

o The proposed high albedo roofing material will have a Solar Reflectance Index (SRI) of 
75 or higher; and

o The applicant is proposing electric bicycle charging on-site.

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 subject property is designated Multiple Residential in the Official Community Plan (OCP).
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 In accordance with the OCP, the Multiple Residential designation is intended to support a 
maximum floor area ratio (FAR) of 2.0 in Frequent Transit Development Areas (FTDAs), 
Urban Centres, and sites abutting a Frequent Transit Network and, where specifically noted, 
in approved Secondary Plan Areas In addition, this land-use designation is generally intended 
for apartment buildings up to a maximum of 6-storeys, as well as higher-density townhouse 
developments.

 The proposed high-rise apartment buildings (18-storeys and 24-storeys), located on the subject 
site, cannot be accommodated under the Multiple Residential designation. Therefore, an OCP 
Amendment to Figure 3: General Land Use Designations from “Multiple Residential” to “Town 
Centre” is required to allow the proposal (Appendix VI). Furthermore, this will necessitate that 
the boundaries of the “Town Centre”, as shown on Figure 13: Guildford Town Centre Densities, 
be amended to include the subject site.

 The Town Centre designation allows additional bonus densities in select areas in exchange for 
the provision of sufficient community amenities in accordance with approved Council 
policies. The requested increased density under the Town Centre designation from 2.5 FAR to 
4.2 FAR (gross density) can be accommodated in accordance with the City’s Density Bonus 
Program.

 City staff anticipate that, as part of the Stage 2 Plan, several modifications will be made to the 
land-uses and densities currently permitted in the OCP to better align with the land-uses and 
densities allowed under the Stage 1 Plan, especially for sites designated for higher densities. In 
an effort to accommodate the anticipated changes in land-use and density, it will be necessary 
to amend the boundaries of the “Town Centre”, as shown on Figure 13: Guildford Town Centre 
Densities, to include the affected properties. Staff expect that changes to the OCP designation 
for these sites, to accommodate the higher-density permitted in the Secondary Land-Use Plan, 
will be brought forward to Council, at a later date, as part of the broader Stage 2 Plan or OCP 
Update.

Amendment Rationale

 The subject property is located within a Frequent Transit Development Area (FTDA), adjacent 
to an existing Frequent Transit Network (104 Avenue) and within walking distance of existing 
rapid bus transit service (R1 – King George to Guildford). 

 In the OCP, the “Multiple Residential” designation allows a maximum density of 2.0 FAR for 
sites located within a FTDA or Urban Centre, that abut a FTN or where specifically permitted 
in a Secondary Land-Use Plan.

 Under the “Town Centre” designation in the OCP, a maximum permitted density of 2.5 FAR is 
permitted within Guildford Town Centre. In addition, the Town Centre designation allows for 
a higher-density built form and, therefore, would be more appropriate for the subject site than 
the Multiple Residential designation which is intended primarily to accommodate a maximum 
6-storey building.

 The requested increased density under the Town Centre designation from 2.5 FAR to 4.2 FAR 
can be accommodate through the City’s Density Bonus Program.
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 The applicant will be required to provide the Tier 2 Capital Plan Project CAC per sq. ft. flat 
rate for the floor area above the Guildford Town Centre – 104 Avenue Corridor Plan (Stage 1) 
designation, in accordance with the Density Bonus Program. The contribution is payable at 
the rate applicable at the time of Final Adoption of the Rezoning Bylaw.

 Given that the subject property is located within an FTDA, adjacent to a FTN and within 60 
metres of an existing rapid bus stop, a higher-density mixed-use development is supportable 
on the subject site given it will promote walkability, allow for greater housing choice as well  
as complies with OCP principles that encourage higher-density development in areas served 
by FTNs.

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

o The proposal supports transit-oriented development, focused growth and increased 
density along frequent transit corridors, which supports transit service expansion as 
well as rapid transit infrastructure investment;

o The proposal supports directing higher-density residential land-uses to locations 
within walking distance of neighbourhood centres, along main roads, near transit 
routes and/or adjacent to major parks or civic amenities; and

o The dwelling units front onto 104 Avenue, 104A Avenue and future 147 street with 
urban design features (e.g. ground-floor patio space, internal sidewalks, etc.) that 
promote a welcoming public streetscape and urban public realm. 

Secondary Plans

Land Use Designation

 The subject property is designated “Mid to High Rise Apartment”, “Mid to High Rise Mixed-
Use” and “Road” in the Stage 1 Guildford Town Centre – 104 Avenue Corridor Plan (TCP).

 The proposed development complies with the TCP designation, per the Stage 1 Plan.
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Themes/Objectives

 The proposed apartment building supports the gradual transition of heights and densities 
between higher-density areas (i.e. the "core") and existing single-family areas that will be 
retained at the periphery of the plan area.

 The development encourages a greater diversity of housing options for different family sizes, 
types, and compositions.

 The proposal complies with the "Mid to High Rise Apartment" and "Mid to High Rise 
Mixed-Use" designation in the Guildford Town Centre – 104 Avenue Corridor Plan (Stage 1) 
which is intended for mid- to high-rise developments of up to 24-storeys for mixed-use and 
18-storeys for residential buildings including, at minimum, a two-storey podium.

 As part of the Stage 2 planning process for the Guildford Town Centre – 104 Avenue Corridor, 
staff are exploring several family-oriented and affordable housing policies that could include 
requiring minimum percentages of family-oriented dwelling units in multi-family proposals 
(e.g. two or more bedroom and three or more bedroom units). This would provide a broader 
range of housing choice for a variety of family sizes, types, and compositions.

 Staff note that the proposal partially addresses the possible future family-oriented housing 
policies in the Stage 2 Plan by providing roughly thirty-four percent (34%) of dwelling units  
as two or more bedroom (145 units in total). However, the applicant has declined to provide 
any three or more bedroom dwelling units, as part of the subject proposal.

Proposed CD Bylaw

 The applicant proposes to rezone the subject site from "Downtown Commercial Zone (C-35)" 
to “Comprehensive Development Zone (CD)” (based upon the “Multiple Residential 135 Zone 
[RM-135]” and “Community Commercial Zone [C-8]”) in order to allow for the proposed 
high-rise buildings. The proposed CD Bylaw for the subject site identifies the uses, densities as 
well as setbacks proposed.

 A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-135 Zone, C-8 Zone and proposed CD Bylaw are illustrated in the following table:
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Zoning RM-135 Zone 
(Part 25)

C-8 Zone (Part 36) Proposed CD 
Zone

Unit Density: N/A N/A N/A
Floor Area Ratio: 2.50 0.80 4.2 (Gross)

5.5 (Net)
Lot Coverage: 33% 50% 63%
Yards and Setbacks
     North:
     East:
     South:
     West:

7.5 m. or 50% of 
the building 

height

7.5 m.
7.5 m.
7.5 m.
7.5 m.

5.6 m.
9.3 m. & 6.0 m.

4.5 m.
4.9 m. & 4.0 m.

Principal Building Height: N/A 12 m. 63 m. & 81 m.
Permitted Uses:  Multiple unit 

residential 
buildings and 
ground-oriented 
multiple unit 
residential 
buildings

 Child care 
centres

 Retail uses
 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 

facility
 Entertainment uses
 Assembly halls
 Community 

services
 Child care centres
 Cultural uses
 One caretaker unit

 Multiple unit 
residential 
buildings and 
ground-oriented 
multiple unit 
residential 
buildings

 Retail uses
 Personal service 

uses
 General service 

uses
 Office uses
 Eating 

establishments to 
a maximum 
combined floor 
area of 215 sq. m.

 Cultural uses
 Child care centres

Amenity Space
Indoor Amenity: 925 sq. m. N/A The proposed 934 

sq. m. exceeds the 
Zoning By-law 
requirement.

    Outdoor Amenity: 1,331 sq. m. N/A
The proposed 1,346 
sq. m. exceeds 
Zoning By-law 
requirement.
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Parking (Part 5) Required Proposed
Number of Stalls

Commercial: 90 parking spaces 90 parking spaces
Residential: 588 parking spaces 482 parking spaces
Residential Visitor: 86 parking spaces 47 parking spaces
Total: 606 parking spaces 619 parking spaces

Bicycle Spaces
Residential Secure Parking: 516 bicycle spaces 580 bicycle spaces
Residential Visitor: 16 bicycle spaces 24 bicycle spaces

 The proposed CD Zone is based upon the RM-135 Zone and C-8 Zone with modifications to 
the maximum permitted density, lot coverage, minimum building setbacks, permitted uses, 
maximum building height, off-street parking requirements and location of the underground 
parkade relative to the lot lines.

 The proposed CD Bylaw will incorporate similar uses as the RM-135 Zone for the residential 
component and the C-8 Zone for the commercial component, with some restrictions. Those 
commercial land-uses that can be accommodated on-site, based on the parking provided, will 
be included in the CD Zone (e.g. eating establishments to a maximum combined floor area of 
215 sq. m., retail uses, general service uses, personal service uses, office uses, etc., all of which 
are not parking intensive land-uses and have lower parking rates).

 If calculated based on gross site area, the proposed high-rise buildings on the subject site will 
have a combined floor area ratio of 4.2 FAR. As the subject property is located within a FTDA, 
along an existing FTN (104 Avenue), within close proximity to a rapid bus stop and given the 
required road dedication, the proposal to increase the density from 3.5 FAR to 5.5 FAR (net 
density) in the CD Zone is supportable.

 The maximum permitted lot coverage has been increased from 33% under the RM-70 Zone to a 
maximum of 63% in the CD Bylaw to accommodate the proposed built form. The proposed lot 
coverage is typical for high-rise buildings on a site of this size.

 The RM-135 Zone requires the setbacks to be 7.5 metres or a minimum of fifty percent (50%) 
of the building height, whichever is greater. The applicant is proposing reduced setbacks in 
the CD Bylaw which is supportable given that it allows for more active engagement with the 
street and, therefore, is consistent with the Stage 1 Plan for the Guildford Town Centre - 
104 Avenue Corridor.

On-site Parking and Bicycle Storage

 The proposed development includes a total of 619 parking spaces consisting of 482 resident 
parking spaces, 47 parking spaces for visitors and 90 parking spaces for commercial uses. In 
addition, the applicant will provide 14 accessible parking spaces. 

 All parking spaces on-site will be provided either as surface parking, for the commercial 
component, or within an enclosed underground parkade that is accessed from 147 Street.
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 The applicant is proposing to provide a rate of 1.1 parking space per dwelling unit for residents 
and 0.1 parking space per dwelling unit for visitors (1.2 per unit in total). The proposed parking 
reduction is supportable given the subject site is located within a Rapid Transit Area (RTA) and 
complies with the reduced parking rates, previously endorsed by Council, as part of Corporate 
Report No. R115;2021 (“Parking Update: Rapid Transit Corridors and Rental Housing”). 

 Of the 619 parking spaces provided, 96 small car stalls are proposed or 16% of the total number 
of parking spaces. The Surrey Zoning By-law allows for a maximum of 35% of the total parking 
spaces on-site to be provided for small cars.

 The Zoning By-law requires that no parking facilities be constructed within 2.0 metres of the 
front lot line or a lot line along a flanking street. The proposed underground parkade will be 
located within 0.5 metre of the north, west and south lot lines. As a result, the proposed CD 
Zone will permit the underground parkade facility to extend to 0.5 metre of these lot lines.

 The development will provide a total of 581 secure bicycle parking spaces in the underground 
parkade. This will exceed the 516 bicycle parking spaces required under the Zoning By-law. In 
addition, the applicant will provide 14 bicycle parking spaces, at grade for visitors, for each of 
the proposed buildings which complies with the Zoning By-law 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 development proposal is subject to Tier 1 Capital Plan Project CACs (CPCAC) and will be 
required to provide a financial contribution of $2,000 per dwelling unit. The contributions are 
payable at the rate applicable at the time of Building Permit issuance.

 In addition, the applicant is required to provide the per unit Tier 2 CPCAC flat rate for the 
proposed density that is greater than currently allowed under the Guildford Town Centre – 104 
Avenue Corridor Plan (Stage 1) designation. This contribution is required at the time of Final 
Adoption of the Rezoning Bylaw.

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 May 26, 2022, and the Development Proposal Signs were 
installed on May 31, 2022. Staff received one (1) response from an adjacent property owner 
(staff comments in italics):

o The property owner requested more information about the impact the proposal may 
have on schools within the local area and Hjorth Road Elementary School, in particular.

(The Guildford Town Centre – 104 Avenue Corridor Plan [Stage 1] has tentatively 
designated eight (8) lots north of 104A Avenue and east of future 145 Street as a 
potential future “School” site. This could help alleviate any pressure on existing 
schools in the local area while improving child safety by locating the school 
mid-block, within a residential neighbourhood, away from high traffic areas [e.g. 
104 Avenue].)

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, as outlined within the Guildford Town Centre – 104 
Avenue Corridor Plan.

 The proposal generally complies with the Form and Character Development Permit guidelines 
in the OCP, and the applicant has worked with staff to ensure an appropriate interface 
between land-uses as well as further refine the overall building massing in order to ensure an 
attractive streetscape and reflect and urban public realm.

Building Design

 The proposed development is comprised of one 18-storey residential building (Building A, on 
the northern portion of the site) and one 24-storey mixed-use building situated on a 4-storey 
podium (Building B, on the southern portion of the site) consisting of 430 market condo units 
with 2,710 square metres of ground- and second-floor commercial/office space.

 The applicant has worked with staff to develop a design that incorporates the future Guildford 
Town Centre urban design guidelines and principles through tower and podium refinement as 
well as public realm and street interface. The applicant has continued to work with staff, on an 
ongoing basis, to resolve specific design-related issues.
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 The proposed building façade reflects a contemporary and dynamic built form with particular 
attention provided to tower and podium placement as well as building height, solar access and 
street interfaces.

 The podium is designed to wrap around the frontage and provide a continuous street wall. On 
Building A, a two-storey street-oriented townhouse expression will be provided at-grade along 
the northern and western building façades. Each ground-oriented unit will have an individual 
entry with low-level planting that actively engages with the street and provides a strong urban 
edge and active street wall. The podium will include a residential lobby, anchored at the north-
west corner of the subject site.

 In contrast, the lower podium levels of Building B consist of ground-floor commercial/retail 
units (CRUs) with first-/second-floor office space. The upper levels, along 147 Street, feature 
indoor amenity space with extended ceiling heights as well as rooftop outdoor amenity space 
which provides a physical connection between each proposed high-rise building (i.e. Building 
A and Building B). 

 In addition, the four-storey podium further helps conceal the at-grade outdoor plan space and 
surface parking area which are both located internal to the site and, as a result, are not visible 
from the public realm.

 Corner plazas are provided where 147 Street intersects with 104 Avenue and 104A Avenue.

 The third level of the podium includes a large indoor amenity space with direct linkages to the 
outdoor amenity space. Additional roof top outdoor amenity space is provided on Level 5. The 
podium roof top levels (Level 3 and Level 5) also include several apartment units which have a 
private walkout patio space with additional planting to provide privacy.

 The residential and commercial entrances are easily identifiable with lobbies strategically 
located along 104 Avenue (commercial component) and 147 Street (residential component).

 The proposed building materials include sheet metal panel cladding, exposed painted concrete, 
curtain wall and storefront windows, spandrel glazing as well as painted steel canopies located 
at the podium base. In addition, the applicant proposes white and light gray sheet metal panel 
cladding that extends from the podium upwards, into the residential towers, thereby providing 
greater consistency in appearance and reflecting a strong vertical expression.

 The proposed building form adopts a modern architectural vocabulary, consistent with the 
high-rise typology currently popular in Surrey’s town centres. A lively streetscape is further 
reinforced through the vertical metal panel patterns and ground-level accent materials that 
create a mirror effect to reflect the vibrancy of the urban public realm.

 The town separation diagram demonstrates acceptable future tower separation, reflective of 
the minimum building separation requirements in the OCP. 
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Commercial Component

 The commercial component is located within Building B and wraps around the corner of 
104 Avenue to extend northward along the east side of future 147 Street. The applicant 
proposes   a total of 2,710 square metres of commercial space consisting of 2-storeys of retail 
and office uses as well as a potential 245 square metre purpose-built child care facility with 
associated outdoor play space located at-grade.

 The retail units will front onto 104 Avenue to provide maximum exposure to pedestrian and 
vehicular traffic while the office component is located at-grade along 147 Street and Level 2. 
The commercial land-uses will have a separate lobby entrance and elevator access from the 
residential component. The location of the proposed commercial uses, along the north side    
of 104 Avenue and east side of 147 Street, is consistent with the mixed-use designation, as is 
shown in the Stage 1 Plan.

Proposed Signage

 The applicant is proposing the following signage on-site:

104 Avenue
o Two (2) identification signs;
o Three (3) fascia signs;
o One (1) canopy sign; and
o Three (3) under-canopy signs.

147 Street
o Five (5) fascia signs;
o One (1) canopy sign; and 
o Four (4) under-canopy signs.

104A Avenue
o One (1) identification sign; and
o One (1) fascia sign.

 The Sign By-law permits one identification sign per multiple residential development provided 
the sign area does not exceed 2.3 sq. m. The applicant proposes a total of two (2) identification 
signs on-site for the residential component and each sign exceeds the maximum allowable sign 
area.

 One (1) identification sign is proposed, for the commercial component, along 104 Avenue.

 The applicant is proposing a total of nine (9) fascia signs, two (2) of which are intended to 
identify the location of the residential lobby entrance. The Sign By-law does not permit the 
residential component to install fascia signs. As such, a variance is required. All fascia signs 
will comply with the Sign By-law in terms of total combined sign area and not project more 
than 0.5 metre from the building façade.
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 In addition, the applicant proposes two (2) canopy signs and seven (7) under-canopy signs. 
The proposed canopies slightly exceed the maximum distance of 1.8 meters that a canopy is 
allowed to extend from the exterior building face, per the Sign By-law. Similarly, the under-
canopy signs slightly exceed the maximum vertical height and clearance permitted between 
the top of the under-canopy sign and the canopy to which it is affixed. The signs will comply 
with all other aspects of the Sign By-law.

 Given that the number of proposed signs and proposed dimensions for the canopies and 
under-canopy signs exceed the maximum permitted under the Sign By-law, the applicant 
proposes to vary these provisions through a comprehensive sign design package (Appendix I).

Indoor Amenity Space

 The proposed indoor amenity space is shared between the proposed residential towers and 
centrally located on Level 3. The indoor amenity space will front onto future 147 Street and 
provides for greater connectivity between the indoor and outdoor amenity spaces, which is 
similarly located on Level 3, with additional rooftop outdoor amenity space provided above 
the indoor amenity space on Level 4.

 The indoor amenity space consists of a bike maintenance room (Level P3), yoga space, office 
centre, kitchen/dining area, lounge, games room, music room, fitness space and gymnasium 
for basketball, pickleball and badminton.

 According to the Zoning By-law, the proposed development on the subject site is required to 
provide the following minimum indoor amenity space requirement:

o 3 square metres per dwelling unit up to 557 sq. m. (equivalent to 186 dwelling units);

o 1 square metre per dwelling unit for that portion greater than 557 sq. m.; and

o 4 square metres per dwelling unit for micro units.

 Based upon the Zoning Bylaw requirement, the proposed development is required to provide 
925 square metres of indoor amenity space. The proposed indoor amenity space is 934 square 
metres in total area which exceeds the minimum requirement under the Zoning Bylaw.

Outdoor Amenity Space and Proposed Landscaping

 The outdoor amenity space is centrally located and adjacent to the indoor amenity space.

 The applicant is proposing to provide the following outdoor amenity space:

o Level 1: potential outdoor amenity space for an at-grade child care facility.

o Level 2: an outdoor balcony for the library space.

o Level 3: tables and chairs, outdoor hammocks, fire place and lounge seating, outdoor 
kitchen, long table with benches as well as cast-in-place concrete seatwalls with stairs.
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o Level 5: timber benches, tables and chairs, outdoor barbeque area, fire place and 
lounge seating as well as a gated dog run space with a concrete mound play area.

 The proposed outdoor amenity space is roughly 1,346 square metres in total area which 
exceeds the minimum outdoor amenity space requirement, per the Zoning By-law, based 
upon a total of 3 square metres per dwelling unit and 4 square metres per micro unit.

 The proposed landscaping has been designed to respond to the urban nature of Guildford 
Town Centre as an active, pedestrian-friendly space. The overall design considers the grade 
change, pedestrian circulation and provides an inclusive interface between the public and 
private realm.

 The apartment units located on Level 3 and Level 4, adjacent the outdoor amenity space, will 
have private walkout patios with additional landscaping to provide privacy.

 Each individual ground-oriented townhouse unit will have a small private patio or front yard 
enclosed by a 1.2 metre high wood fence and private gate with layered planting that includes a 
by-law sized tree, small shrubs, and low-lying ground cover.

 Each apartment unit that faces onto the street frontage or outdoor amenity space will provide 
an "eyes-on-the-street" function with active rooms facing toward the public realm.

 Exterior lighting is designed to reduce light pollution as well as provide adequate lighting to 
ensure community safety, in keeping with CPTED principles.

 The applicant further proposes to provide two corner plazas on-site that consists of low-level 
planting, decorative paving, bike racks as well as bench seating where 147 Street intersects with 
both 104 Avenue and 104A Avenue.

Advisory Design Panel

ADP date: July 14, 2022

The applicant has agreed to resolve the remaining outstanding items noted below, from the ADP 
review to the satisfaction of the Planning and Development Department before Final Adoption 
(Appendix VII).

Outstanding Items

 City staff will continue to work with the applicant to resolve the following outstanding design-
related issues and Advisory Design Panel Comments, as follows:

o Resolution of fire fighter access along 104 Avenue;
o Design refinement to the material expression;
o Design development to architectural features including the balconies and roof 

expression; and
o Design refinement and coordination of landscape to improve resident privacy and 

public realm interface.



Staff Report to Council

Application No.: 7921-0079-00

Planning & Development Report

Page 20

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

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

Alder and Cottonwood Trees

Alder 1 1 0
Cottonwood 10 10 0

Deciduous Trees 
(excluding Alder and Cottonwood Trees)

Hazelnut 1 1 0
Coniferous Trees

Douglas Fir 15 15 0
Western Red Cedar 1 1 0

Total (excluding Alder 
and Cottonwood Trees) 17 17 0

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 74

Total Retained and Replacement Trees 74

Contribution to the Green City Program N/A

 The Arborist Assessment states that there are a total of seventeen (17) mature trees on the site, 
excluding Alder and Cottonwood trees. Eleven (11) existing trees or roughly thirty-nine percent 
(39%) of the total trees on the site, are Alder and Cottonwood trees. It was determined that no 
trees can be retained as part of this development proposal. The proposed tree retention on-
site was assessed taking into consideration building footprints, location of services, road 
dedication and proposed lot grading.

 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 forty-five (45) replacement trees on the site.  The applicant is 
proposing 74 replacement trees, thereby exceeding City requirements.  

 In addition to the replacement trees, boulevard street trees will be planted along 104 Avenue, 
104A Avenue and future 147 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 trees including Paperbark Maple, 
Osakazuki Japanese Maple, Autumn Blaze Freeman Maple, Shademaster Honeylocust, 
Serbian Spruce, Japanese Red Pine, Japanese Stewartia and Japanese Snowbell.

 In summary, a total of 74 replacement trees are proposed with no contribution required to the 
Green City Program.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Variances to the Sign By-law
Appendix II. Block Plan, Site Plan, Building Elevation Drawings and Landscape Plans
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Summary of Tree Survey and Tree Preservation
Appendix VI. OCP Redesignation Map
Appendix VII. ADP Comments and Response

approved by Ron Gill

Jeff Arason
Acting General Manager
Planning and Development

MRJ/cm



Appendix I
PROPOSED SIGN BY-LAW VARIANCES

# Proposed Variances Sign By-law Requirement Rationale

1 To allow a total of three (3) 
identification signs on-site 
that exceed the maximum 
sign area in the Sign Bylaw.

A maximum of one (1) 
identification sign is 
permitted per residential 
development, provided that 
the sign area does not exceed 
2.3 square metres.

The applicant proposes one (1) 
identification sign for each of the 
residential lobby entrances and 
one (1) identification sign for the 
commercial lobby entrance to 
assist in wayfinding.

2 To allow a total of two      
(2) fascia signs for the 
residential component.

The Sign By-law does not 
permit fascia signs for the 
residential component.

The proposed fascia signs will 
help to identify the location of 
the lobby entrance and assist in 
wayfinding.

3 To allow the canopies to 
exceed the maximum 
horizontal distance from 
the exterior wall as well as 
permit the under-canopy 
signage to exceed the 
maximum vertical height 
and maximum clearance to 
the underside of the 
canopy, per the Sign By-law.

The Sign By-Law permits a 
canopy to project from the 
face of the exterior wall by a 
maximum of 1.8 metres.

The Sign By-law permits 
under-canopy signs to have a 
maximum vertical dimension 
of 0.3 metre and requires the 
clearance between the top of 
the sign and underside of the 
canopy, to which it is affixed, 
not exceed 5 cm.

The proposed canopies will 
extend 1.83 metres from the 
exterior wall. Given this is a 
slight increase with no visible 
difference, the canopies can be 
supported.

The proposed under-canopy 
signage is 0.36 metres tall and 
exceeds the clearance between 
the top of the sign and under-
side of the canopy. Given the 
proposed signage dimensions 
and vertical clearance will not 
result in a notable difference,  
the vertical height and clearance 
can be supported.
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LEGAL DESCRIPTIONS:

LOT 149 BLOCK 5N SECTION 19 RANGE 1W PLAN NWP60926 NWD

CIVIC ADDRESS:

14723 104 AVENUE, SURREY, BC

ZONING INFORMATION:

EXISTING ZONING:  C-35

PROPOSED ZONING: CD

OCP: MULTIPLE RESIDENTIAL

NCP: MID TO HIGH RISE RESIDENTIAL & MID TO HIGH RISE MIXED USE

LOT AREA:

GROSS  76,433.9sf (7,100.9m² | 1.755ac | 0.710 ha)

DEDICATION  -16,992.7sf (1,578.7m² | 0.390ac | 0.158ha)

NET  59,441.2sf (5,522.3m² | 1.365ac | 0.552 ha)

DENSITY:

ALLOWED 3.5 FAR

PROPOSED 324,019sf / 76,433.9sf = 4.2 FAR (GROSS)

324,019sf / 59,441.2sf = 5.5 FAR (NET)

SETBACKS PROVIDED:

NORTH 5.6m

WEST 4.9m & 4.0m

EAST 9.3m & 6.0m

SOUTH 4.5m

LOT COVERAGE:

PROPOSED 61.7% (36,667.1sf / 59,441.2sf)

BUILDING HEIGHT:

ALLOWED 18-24 STOREYS

PROPOSED BUILDING A: 18 STOREYS, 63.0m

BUILDING B: 24 STOREYS, 81.0m

OUTDOOR AMENITY:

REQUIRED 3m² PER UNIT x 389 =   1,167m

2

+ 4m

2

 PER MICRO x 41 = 164m²

TOTAL 1,331m

2

 (14,326.8sf)

PROPOSED 1,345.7m² (14,485sf)

INDOOR AMENITY:

REQUIRED 3m² PER UNIT x 186 =  558m²

+ 4m

2

 PER MICRO x 41 = 164m²

+1m² PER UNIT x 203 =  203m²

TOTAL  925m² (9,956.6sf)

PROPOSED 934.3m² (10,057sf)

ADAPTABLE UNITS:

41 ADAPTABLE UNITS PROVIDED/ 430 UNITS = 9.5%

PARKING:

SURREY ZONING BYLAW

RESIDENTIAL MIN. 1.1 SPACES x 430 UNITS =  473.0 SPACES REQ'D.

MAX. 1.3 SPACES x 430 UNITS = 559.0 SPACES ALLOWED

TOTAL PROVIDED: 482 SPACES (INCL. 10 ACCESSIBLE (5 VAN), 65 SMALL CAR)

ACCESSIBLE SPACES REQ'D.: 483 x 2% = 9.7 SPACES

VISITORS MIN. 0.1 x 430 UNITS = 43 SPACES REQ'D.

TOTAL PROVIDED: 47 SPACES (INCL. 2 ACCESSIBLE (1 VAN), 3 SMALL CAR)

ACCESSIBLE SPACES REQ'D.: 47 x 2% = 1.0 SPACES

RESIDENTIAL BICYCLE 1.2 SECURE SPACES x 430 UNITS = 516 SPACES REQUIRED

TOTAL PROVIDED 581

BICYCLE 6 SPACES PER MULTI-UNIT BLDG. = 12 REQUIRED

TOTAL PROVIDED  14

COMMERCIAL RESTAURANT (211.0m

2

) 10 SPACES / 100m

2

  = 21.1 SPACES REQUIRED

OFFICE (2,251.6m

2

) 2.5 SPACES / 100m

2

 = 56.3 SPACES REQUIRED

DAYCARE (10 EMPLOYEES) 0.7 PER EMPLOYEE =   7.0 SPACES REQUIRED

(40 CHILDREN) + 0.15 PER CHILD =      
 6.0 DROP OFF SPACES REQUIRED

TOTAL REQUIRED       90.4 SPACES (INCL. ACCESSIBLE SPACES)

ACCESSIBLE SPACES REQ'D. 2% x 90.4 = 1.8 SPACES

TOTAL PROVIDED 90 (INCL. 2 ACCESSIBLE (1 VAN), 28 SMALL CAR)

BICYCLE 0.06 SECURE SPACES PER 100m

2

 COMMERCIAL = 1.7 SPACES REQUIRED

TOTAL PROVIDED 6

0.06 VISITOR SPACES PER 100m

2

 COMMERCIAL = 1.7 SPACES REQUIRED

TOTAL PROVIDED 4

TOTAL PARKING REQUIRED: 605.2 MIN.

TOTAL PARKING PROVIDED: 618 SPACES

APPROXIMATE PARKING ALLOCATION

COMMERCIAL & RES. VISITOR REQUIRED: 132.2 MIN.

PROVIDED: LEVEL 1   23 SPACES

LEVEL P1 113 SPACES

       136 SPACES

RESIDENTIAL REQUIRED: 473.0 MIN., 559.0 MAX

PROVIDED: LEVEL P2 121 SPACES

LEVEL P3 140 SPACES

LEVEL P4 142 SPACES

LEVEL P5   79 SPACES

         482 SPACES

S I T E   R E C O N C I L I A T I O N

FLOOR AREAS SUMMARY

BUILDING A BUILDING B TOTAL

LEVEL 1
8,089 13,507 sf 21,596sf 2,006.27sm

LEVEL 2
7,712 sf 19,858 sf 27,570sf 2,561.25sm

LEVEL 3
17,101 sf 8,035 sf 25,136sf 2,335.13sm

LEVEL 4
7,274 sf 7,968 sf 15,242sf 1,415.98sm

LEVELS 5-18
97,776sf 97,776sf 9,083.39sm

LEVELS 5-24
139,680sf 139,680sf 12,976.27sm

LOWER MECH.
3,060 sf 3,060 sf 6,120sf

568.55sm

UPPER MECH. 921 sf 937 sf
1,858sf

172.61sm

GROSS FLOOR AREA
141,933sf 193,045sf 334,978sf 31,119.46sm

 - INDOOR AMENITY
9,428 sf

629 sf
10,057sf

934.30sm

 - BIKE STORAGE 656sf 246sf 902sf 83.80sm

 = FAR AREA
131,849sf 192,170sf 324,019sf 30,101.37sm
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BUILDING B FLOOR AREAS BREAKDOWN

FLOOR LEVEL

RETAIL/

RESTAURANT

OFFICE RESIDENTIAL AMENITY UTILITY TOTAL AREA

P3

0 sq.ft. 0 sq.ft. 0 sq.ft. 629 sq.ft. 0 sq.ft. 629 sq.ft.

1

4,937 sq.ft. 5,185 sq.ft. 3,202 sq.ft. 0 sq.ft. 183 sq.ft. 13,507 sq.ft.

2

0 sq.ft. 19,051 sq.ft. 807 sq.ft. 0 sq.ft. 0 sq.ft. 19,858 sq.ft.

3

0 sq.ft. 0 sq.ft. 7,912 sq.ft. 0 sq.ft. 123 sq.ft. 8,035 sq.ft.

4

0 sq.ft. 0 sq.ft. 7,845 sq.ft. 0 sq.ft. 123 sq.ft. 7,968 sq.ft.

5
0 sq.ft. 0 sq.ft. 6,985 sq.ft. 0 sq.ft. 0 sq.ft. 6,985 sq.ft.

6-24

0 sq.ft. 0 sq.ft. 132,715 sq.ft. 0 sq.ft. 0 sq.ft. 132,715 sq.ft.

LOWER MECH.

0 sq.ft. 0 sq.ft. 0 sq.ft. 0 sq.ft. 3,060 sq.ft. 3,060 sq.ft.

UPPER MECH.

0 sq.ft. 0 sq.ft. 0 sq.ft. 0 sq.ft. 937 sq.ft. 937 sq.ft.

TOTAL AREA

4,937 sq.ft. 24,236 sq.ft. 159,466 sq.ft. 629 sq.ft. 4,426 sq.ft. 193,065 sq.ft.

458.66 sm
2,251.60 sm 14,814.88 sm

58.44 sm 411.19 sm
17,936.33 sm

BUILDING A UNIT SUMMARY

FLOOR LEVEL STUDIO 1 BED 1 BED+DEN 2 BED/1 BA 2 BED/2 BA 2 BED+DEN TOTAL

1 0 3 2 0 1 0 6

2 0 0 5 0 0 1
6

3 1 4 1 1 3 0 10

4 1 4 1 1 3 0 10

5
2 4 1 1 3 0 11

6-18 13 65 13 13 39 0 143

TOTAL 17 80 23 16 49 1 186

% 9.1% 43.0% 12.4% 8.6% 26.3% 0.5% 100.0%

BUILDING A FLOOR AREAS BREAKDOWN

FLOOR LEVEL RESIDENTIAL AMENITY UTILITY TOTAL AREA

1

7,043 sq.ft. 0 sq.ft. 1,046 sq.ft. 8,089 sq.ft.

2

6,471 sq.ft. 585 sq.ft. 656 sq.ft. 7,712 sq.ft.

3

8,490 sq.ft. 8,611 sq.ft. 0 sq.ft. 17,101 sq.ft.

4

7,274 sq.ft. 0 sq.ft. 0 sq.ft. 7,274 sq.ft.

5
6,985 sq.ft. 232 sq.ft. 0 sq.ft. 7,217 sq.ft.

6-18

90,805 sq.ft. 0 sq.ft. 0 sq.ft. 90,805 sq.ft.

LOWER MECH.

0 sq.ft. 0 sq.ft. 3,060 sq.ft. 3,060 sq.ft.

UPPER MECH.

0 sq.ft. 0 sq.ft. 921 sq.ft. 921 sq.ft.

TOTAL AREA
127,068 sq.ft. 9,428 sq.ft. 1,702 sq.ft. 138,198 sq.ft.

11,805.00 sm
875.89 sm 158.12 sm

12,839.01 sm

BUILDING B UNIT SUMMARY

FLOOR LEVEL STUDIO 1 BED 1 BED+DEN 2 BED/1 BA 2 BED/2 BA TOTAL

3 2 4 6 0 0 12

4 2 4 6 0 0 12

5 1 6 1 1 2 11

6-24 19 95 19 19 57 209

TOTAL 24 109 32 20 59 244

% 9.8% 44.7% 13.1% 8.2% 24.2% 75.8%

10.00

±10.00

GRADING SYMBOL LEGEND:

EXISTING GRADE (m)

PROPOSED / ASSUMED GRADE (m)
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GENERAL NOTES

ALL LANDSCAPE ARCHITECTURAL DRAWINGS IN THIS PACKAGE SHALL BE READ IN CONJUNCTION WITH ALL OTHER LANDSCAPE 
ARCHITECTURAL DRAWINGS, DETAILS, SPECIFICATIONS, AND OTHER CORRESPONDANCE THAT MAY BE ISSUED DURING THE COURSE OF 
THE CONTRACT.

IF A DISCREPANCY OCCURS BETWEEN THE DRAWINGS AND THE SPECIFICATIONS OR ANY OTHER DOCUMENT ASSOCIATED WITH THE 
PROJECT, THE CONFLICT SHALL BE REPORTED IN WRITING TO THE LANDSCAPE ARCHITECT TO OBTAIN CLARIFICATION AND APPROVAL 
BEFORE PROCEEDING WITH WORKS.

THE CONTRACTOR SHALL VISIT THE SITE TO VERIFY THE TRUE EXISTING CONDITIONS. ANY UNCLEAR ISSUES SHALL BE CLARIFIED WITH 
THE LANDSCAPE ARCHITECT. NO CLAIM SHALL BE ALLOWED FOR EXTRAS WHICH MAY ARISE THROUGH NEGLECT OF THIS ADVICE.

ALL EXISTING INFORMATION IS BASED ON AVAILABLE RECORDS AND SHALL NOT BE CONSTRUED TO BE COMPLETE OR ACCURATE. 

LAYOUT OF HARDSCAPE, SITE FURNITURE, SOIL, PLANTING, AND ALL OTHER MATERIALS IS TO BE STAKED OUT AND APPROVED BY THE 
LANDSCAPE ARCHITECT PRIOR TO INSTALLATION. 

ALL PLANTING SHALL BE IN ACCORDANCE WITH CANADIAN LANDSCAPE STANDARD, LATEST EDITION.  
THE CONTRACTOR IS RESPONSIBLE FOR DETERMINING THE EXISTENCE, LOCATION, AND ELEVATION OF ALL UTILITIES  AND 
CONCEALED STRUCTURES, AND IS RESPONSIBLE FOR NOTIFYING THE APPROPRIATE COMPANY, DEPARTMENT OR PERSON(S) OF ITS 
INTENTION TO CARRY OUT ITS OPERATIONS. 

DAVID STOYKO LANDSCAPE ARCHITECT DOES NOT GUARANTEE THE EXISTENCE, LOCATION, AND ELEVATION OF UTILITIES OR 
CONCEALED STRUCTURES AT THE PROJECT SITE.

FINAL SPACING, SELECTION, TREE SPECIES TO THE SATISFACTION OF THE CITY OF SURREY.

ALL PUBLIC REALM DETAILS TO THE CITY OF SURREY STANDARDS.
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PLANT LIST

BOTANICAL NAME COMMON NAME SIZE SPACING COMMENTS

TREES 

26 Acer griseum Paperbark Maple 6cm cal. as shown specimen

4 Acer palmatum 'Osakazuki' Osakazuki Japanese Maple 2.5m ht as shown multistem

9 Acer x freemanii 'Autumn Blaze' Autumn Blaze Freeman Maple 6cm cal. as shown specimen

4 Gleditsia tricanthos 'Shademaster' Shademaster Honeylocust 6cm cal. as shown specimen

6 Picea omorika Serbian Spruce 3m ht as shown specimen

5 Picea densiflora Pygmea Japanese Red Pine 2.5-3m ht as shown windswept

11 Stewartia pseudocamellia Japanese Stewartia 6cm cal. as shown specimen

13 Styrax japonicum Japanese Snowbell tree 6cm cal. as shown specimen

SHRUBS
SUN/PART SHADE

64 Buxus microphylla 'Green Beauty' Green Beauty Boxwood No. 5 Pot 450mm O.C. full & bushy

63 Cornus sericea 'Kelseyi' * Kelsey Redtwigged Dogwood No. 2 Pot 600mm O.C. fully established

217 Ceanothus 'Victoria' * Victoria California Lilac No. 3 Pot 900mm O.C. fully established

118 Hydrangea 'Quick Fire' * Quick Fire Hydrangea No. 2 Pot 750mm O.C. fully established

110 Nandina domestica 'Gulfstream' Gulfstream Nandina No. 2 Pot 600mm O.C. fully established

413 Lavendula angustifolia 'Hidecote' * Hidecote Lavender No. 1 Pot 450mm O.C. fully established

39 Ilex crenata convexa Convex-leaf Japanese Holly No. 2 Pot 600mm O.C. fully established

125 Spirea japonica 'Goldflame'* Goldflame Spirea No. 2 Pot 600mm O.C. fully established

31 Taxus baccata repandens Creeping Yew No. 5 Pot 600mm O.C. fully established

SHADE
84 Rhododendron 'Ken Janek' * Ken Janek Rhododendron No. 3 Pot 750mm O.C. fully established

167 Sarcococca hookeriana humilis * Dwarf Sweet box No. 2 Pot 600mm O.C. fully established

111 Skimmia japonica rubella * Rubella Japanese Skimmia No. 2 Pot 600mm O.C. fully established

46 Vaccinium ovatum * Evergreen Huckleberry No. 3 Pot 750mm O.C. fully established

HEDGE
304 Taxus x media 'Hicksii' Hicks Yew No. 10 Pot 450mm O.C. 1.5m ht. min.

PERENNIALS AND GRASSES
SHADE

138 Carex morowii 'Ice Dance' Ice Dance Morow's Sedge No. 1 Pot 450mm O.C. fully established

71 Carex testacea 'Prairie Fire' Prairie Fire Sedge No. 1 Pot 450mm O.C. fully established

154 Hakenochloa macra 'Aureola' Golden Japanese Forest Grass No. 1 Pot 380mm O.C. fully established

210 Liriope muscari 'Big Blue' * Big Blue Lilyturf No. 1 Pot 300mm O.C. fully established

SUN
39 Euphorbia characias wulfinii * Wood Spurge No. 2 Pot 750mm O.C. fully established

128 Echinacea purpurea 'Magnus' * Purple Coneflower No. 1 Pot 450mm O.C. fully established

27 Pennisetum alopecuroides 'Hameln' Hameln Fountaingrass No. 1 Pot 600mm O.C. fully established

79 Sedum 'Autumn Joy' * Autumn Joy Stonecrop No. 1 Pot 600mm O.C. fully established

GROUNDCOVERS

347 Arctostaphylos uva-ursi * Kinnikinnick 4" (10cm) Pot 300mm O.C. fully established

142 Frageria chiloensis * Beach Strawberry 4" (10cm) Pot 350mm O.C. fully established

325 Pachysandra terminalis Japanese Spurge 4" (10cm) Pot 350mm O.C. fully established

NOTES:
* Indicates pollinator/bird friendly plants

PLANT LIST
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DECIDUOUS TREE PLANTING ON SLAB (TYPICAL)1

MIN. 2x ROOT BALL

M
IN

. 9
00

STRUCTURAL SLAB, SEE 
ARCHITECTURAL

FILTER FABRIC

ROOF ASSEMBLY, SEE 
ARCHITECTURAL

TREE ROOTBALL

50mm x 200mm TIMBER OR 
X-POTENTIAL DEADMAN

STAINLESS STEEL WIRE 
AND TURNBUCKLE

GALVANIZED STEEL STRAP 
BOLTED TO WOOD

ADJACENT CONDITIONS 
VARY PER PLANS

50mm WASHED SAND 
(FILTER LAYER)

INSTALL TOP OF ROOTZONE 150mm 
ABOVE FINISHED GRADE OF 
SPECIFIED GROWING MEDIUM.

SPECIES PER PLANTING PLAN

INSTALL 50mm MULCH 

TIMBER

CONIFEROUS TREE PLANTING ON SLAB (TYPICAL)1

TREE ROOTBALL

50mm x 200mm TIMBER OR 
X-POTENTIAL DEADMAN

STAINLESS STEEL WIRE 
AND TURNBUCKLE

GALVANIZED STEEL STRAP 
BOLTED TO WOOD

MIN. 2x ROOT BALL

M
IN

. 9
00

STRUCTURAL SLAB, SEE 
ARCHITECTURAL

FILTER FABRIC

ROOF ASSEMBLY, SEE 
ARCHITECTURAL

50mm WASHED SAND (FILTER LAYER)

INSTALL TOP OF ROOTZONE 150mm 
ABOVE FINISHED GRADE OF 
SPECIFIED GROWING MEDIUM.

ADJACENT CONDITIONS 
VARY PER PLANS

TIMBER

SPECIES PER PLANTING PLAN

INSTALL 50mm MULCH 
POSITIVE DRAINAGE

SOD AS PER SPECIFICATIONS

SOD LAWN ON SLAB (TYPICAL)1

FILTER FABRIC

ROOF ASSEMBLY, SEE ARCHITECTURAL

STRUCTURAL SLAB, SEE ARCHITECTURAL

50mm WASHED SAND (FILTER LAYER)

SAND BASED GROWING MEDIUM TO 
300mm DEPTH, AS SPECIFIED30

0
50

DECIDUOUS TREE PLANTING ON SLAB (TYPICAL)
SCALE 1:251

CONIFEROUS TREE PLANTING ON SLAB (TYPICAL)
SCALE 1:252

PLANTING ON GRADE (TYPICAL)1

+ + +

+++

BULB PLANTING AT CENTRE OF ANNUAL 
"TRIANGLE" EQUIDISTANT FROM EACH PLANT O.C.

150mm MIN. SCARIFIED EXISTING SUBGRADE

EXISTING SUBGRADE

M
IN

. 6
00

INSTALL MULCH TO 50mm DEPTH

INSTALL SPECIFIED GROWING MEDIUM TO 
MINIMUM 450mm DEPTH 

SPECIES PER PLANTING PLAN

DISTANCE FROM EDGE IS HALF THE 
SPECIFIED O.C. SPACING ROW

PLANT CENTRE

TRIANGULAR SPACING AT SPECIFIED O.C. 
DISTANCE
-SEE PLANT SCHEDULE

OPTIONAL : BULB PLANTING AT CENTRE OF ANNUAL 
"TRIANGLE" EQUIDISTANT FROM EACH PLANT O.C.

M
IN

. 9
00

DECIDUOUS TREE PLANTING ON GRADE (TYPICAL)1

MIN. 2x ROOT BALL

SPECIES PER PLANTING PLAN

INSTALL TREE STAKE, AS SPECIFIED

1250mm DIA SAUCER AT EDGE OF TREE PIT 

INSTALL 50mm MULCH

ADJACENT CONDITIONS VARY PER PLANS

150mm MIN. SCARIFIED EXISTING SUBGRADE

EXISTING SUBGRADE

TAMPED GROWING MEDIUM

INSTALL TOP OF ROOTZONE 150mm 
ABOVE FINISHED GRADE OF 
SPECIFIED GROWING MEDIUM

DECIDUOUS TREE PLANTING ON GRADE (TYPICAL)
SCALE 1:203

PLANTING ON GRADE (TYPICAL)
SCALE 1:206

SOD LAWN ON SLAB (TYPICAL)
SCALE 1:107

PLANTING ON SLAB (TYPICAL)1

PLANT CENTRE

TRIANGULAR SPACING AT SPECIFIED O.C. 
DISTANCE
-SEE PLANT SCHEDULE

OPTIONAL : BULB PLANTING AT CENTRE OF ANNUAL 
"TRIANGLE" EQUIDISTANT FROM EACH PLANT O.C.

STRUCTURAL SLAB, SEE ARCHITECTURAL

FILTER FABRIC

ROOF ASSEMBLY, SEE ARCHITECTURAL

50mm WASHED SAND (FILTER LAYER)M
IN

. 4
50

INSTALL MULCH TO 50mm DEPTH

INSTALL SPECIFIED GROWING MEDIUM TO 
MINIMUM 450mm DEPTH 

BULB PLANTING AT CENTRE OF ANNUAL 
"TRIANGLE" EQUIDISTANT FROM EACH PLANT O.C.

SPECIES PER PLANTING PLAN

+ + +

+++

DISTANCE FROM EDGE IS HALF THE 
SPECIFIED O.C. SPACING ROW

PLANTING ON SLAB (TYPICAL)
SCALE 1:205

MIN. 2x ROOT BALL

CONIFEROUS TREE PLANTING ON GRADE (TYPICAL)1

SPECIES PER PLANTING PLAN

INSTALL 50mm MULCH

M
IN

. 9
00

ADJACENT CONDITIONS VARY PER PLANS

150mm MIN. SCARIFIED EXISTING SUBGRADE

EXISTING SUBGRADE

INSTALL TREE STAKE, AS SPECIFIED

1250mm DIA SAUCER AT EDGE OF TREE PIT 

INSTALL TREE STAKE, AS SPECIFIED

TREE ROOTBALL

INSTALL TOP OF ROOTZONE 150mm 
ABOVE FINISHED GRADE OF SPECIFIED 
GROWING MEDIUM

TAMPED GROWING MEDIUM

CONIFER TREE PLANTING ON GRADE (TYPICAL)
SCALE 1:204

LAWN FLUSH WITH CONCRETE EDGE

VOID MATERIAL

MIN. 100mm DEPTH DRAIN ROCK 
SHALL BE 20mm DIAMETER, ROUND, 
WASHED & FREE OF CONTAMINANTS

0.6m x 1.8m PT TIMBER EDGE

BUILDING FACE

CONTINUOUS FILTER FABRIC STAPLED 
TO BACK OF 0.6m x 1.8m EDGER

DRAIN MAT OVER PROTECTION BOARD 
OVER WATERPROOFING SPECIFIED BY 
ARCHITECTURAL

GRAVEL DRAIN STRIP - ON SLABGRAVEL DRAIN STRIP ON SLAB
SCALE 1:108
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PEDESTRIAN UNIT PAVERS ON SLAB (TYPICAL)1

NOTE:
USE CONCRETE HIDDEN EDGE RESTRAINT WHEN PAVERS 
ARE NOT ADJACENT  TO A  SOLID EDGE CONDITION.

50mm PEDESTRIAN PAVERS

SWEEP JOINTS WITH SHARP 
JOINTING SAND AND VIBRATE IN

NOTE:
1) TYPE: HYDRAPRESSED SLAB, TEXADA 
BY ABBOTSFORD CONCRETE
2) SIZE: 610mm x 305mm x 50mm
3) COLOR: CHARCOAL AND NATURAL                
4) PATTERN: STACK BOND

TYPICAL ADJUSTABLE 
PEDESTAL SYSTEM, SEE 
SPECIFICATIONS

STRUCTURAL SLAB, SEE 
ARCHITECTURAL

ROOF ASSEMBLY, SEE 
ARCHITECTURAL

AMENITY PATIO PAVERS ON SLAB (TYPICAL)
SCALE 1:101

CIP CONCRETE PAVING ON GRADE (TYPICAL)
SCALE 1:107

VA
R

IE
S

CONCRETE PAVERS

TYPICAL ADJUSTABLE 
PEDESTAL SYSTEM, SEE 
SPECIFICATIONS

STRUCTURAL SLAB, SEE 
ARCHITECTURAL

PRIVATE PATIO HYDRAPRESSED CONCRETE PAVERS ON PEDESTALS
Scale: 1:102

ROOF ASSEMBLY, SEE 
ARCHITECTURAL

TEXADA SERIES
SIZE: 610mm x 610mm x 50mm (2'x2')
COLOUR: CHARCOAL
BY: ABBOTSFORD CONCRETE PRODUCTS 
(1.800.663.4091)

NOTES:
1. EXPANSION JOINTS 6m O.C. MAX, CONTROL JOINTS @ 1.5m O.C. ADJUST TO SUIT SITE LAYOUT PLAN.
2. ALL SCORELINES TO BE APPROVED BY LANDSCAPE ARCHITECT ON-SITE PRIOR TO INSTALLATION.
3. LIGHT SANDBLAST FINISH

CIP CONCRETE ON GRADE (TYPICAL)

COMPACTED SUBGRADE

COMPACTED GRANULAR BASE 
19mm MINUS CRUSHED GRAVEL 
OR AS SPECIFIED BY CIVIL

CIP CONCRETE FINISH PER 
SPECIFICATION

THICKEN CONCRETE AT EDGES

15
0

15
0

10
0

 EXPANSION JOINT 25mm WITH 
SEALANT, TYPICAL

SAW CUT JOINT TYP. 6mm WIDE x 
25mm DEEP 1/4 OF SLAB DEPTH; 
PATTERN VARIES, REFER TO PLAN 

CIP CONCRETE FINISH PER SPECIFICATION

REINFORCE WITH 150 x 150 WWM (6Ga) 

COMPACTED GRANULAR BASE, 19mm CLEAR 
CRUSH GRAVEL OR AS SPECIFIED BY CIVIL

SAW CUT JOINT TYP. 6mm WIDE x 25mm 
DEEP; PATTERN VARIES - REFER TO PLAN 

EXPANSION JOINT WITH SEALANT, TYPICAL

THICKEN CONCRETE AT EDGES

STRUCTURAL SLAB, SEE ARCHITECTURAL

CIP CONCRETE ON SLAB (TYPICAL)1

NOTES:
1. EXPANSION JOINTS 6m O.C. MAX, CONTROL JOINTS @ 1.5m O.C. ADJUST TO SUIT SITE LAYOUT PLAN.
2. ALL SCORELINES TO BE APPROVED BY LANDSCAPE ARCHITECT ON-SITE PRIOR TO INSTALLATION.
3. LIGHT SANDBLAST FINISH

15
0 10

0
15

0

ROOF ASSEMBLY, SEE ARCHITECTURAL

CIP CONCRETE PAVING ON SLAB (TYPICAL)
SCALE 1:105

STRUCTURAL SLAB, SEE 
ARCHITECTURAL

ROOF ASSEMBLY, SEE ARCHITECTURAL

PEDESTRIAN UNIT PAVERS ON SLAB (TYPICAL)
Scale: 1:103

SHARP JOINTING SAND IN JOINTS

60mm THICKNESS CONCRETE UNIT 
PAVERS 
20mm CLEAR CRUSH GRAVEL, 150mm 
DEPTH TYPICAL WHERE SPACE 
ALLOWS

STRUCTURAL VOIDING IF REQUIRED

STRUCTURAL SLAB, SEE 
ARCHITECTURAL

ROOF ASSEMBLY, SEE ARCHITECTURAL

PEDESTRIAN  LINEAR UNIT PAVERS ON SLAB (TYPICAL)
Scale: 1:104

SHARP JOINTING SAND IN JOINTS

100mm THICKNESS CONCRETE 
UNIT PAVERS 

20mm CLEAR CRUSH GRAVEL, 150mm 
DEPTH TYPICAL WHERE SPACE 
ALLOWS

STRUCTURAL VOIDING IF REQUIRED

45
0

[1
'-6

"]

STRUCTURAL SLAB - SEE 
ARCHITECTURAL

HYDRAPRESSED 
SLAB PAVING ON 
PEDESTALS

15
0

[6
"]

TY
P.

305
[1'-0"]
TYP.

CIP CONCRETE STAIRS

STRUCTURAL VOIDING
305

[1'-0"]

FILTER FABRIC

50mm RIVER SAND (FILTER LAYER)

SAND BASED GROWING MEDIUM TO 
250mm DEPTH, AS SPECIFIED

SOD AS PER SPECIFICATIONS

15
0[

6"
]

25[1"]

6mm RADIUS

ENLARGEMENT SCALE: 2''=1'-0''

52[2"]

2'' WIDE TOOLED NOSING 1'' BACK FROM NOSING TO 
ENTIRE WIDTH OF STAIR TREAD. PROVIDE TO EACH STAIR 
THEAD

SMOOTH CONCRETE FINISH STAIR RISER. TYPICAL. 

CIP CONCRETE 
SEAT WALL 
BEHIND

LEVEL 3 CIP CONCRETE  STAIR AND LAWN AREA
SCALE 1:108
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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: August 31, 2022 PROJECT FILE: 7821-0079-00 
 

 

RE: Engineering Requirements (Commercial/Multi-Family) 
Location:  14723 104 Avenue 

 
OCP AMENDMENT 

There are no engineering requirements relative to the OCP Amendment. 
 

REZONE 
Property and Right-of-Way Requirements 

• Dedicate 7.808m along 104 Avenue. 

• Dedicate 20.0m for 104A Avenue. 

• Dedicate By-law road. 

• Dedicate required corner cuts. 

• Provide 0.5m wide statutory rights-of-way along all site frontages. 
 
Works and Services 

• Construct east side of 147 Street, south side of 104A Avenue and 104 Avenue road works. 

• Implement recommendations of Traffic Impact Assessment and geo-technical reports. 

• Construct storm mains along 147 Street and 104A Avenue. 

• Construct minimum 250mm frontage sanitary main along 147 Street and 375mm frontage 
and off-site sanitary mains along 104A Avenue. 

• Complete sanitary and drainage catchment analysis to determine existing capacities. 
Resolve downstream constraints, as identified.  

• Construct minimum 300mm water main along 104A Avenue. Complete fire flow analysis 
to determine the ultimate water main size and extent. 

• Provide water storm and sanitary service connections to support the development. 

• Register/modify applicable legal documents as determined through detailed design. 
 
A Servicing Agreement is required prior to Rezone. 
 

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 #: 21 0079 00 

SUMMARY

The proposed    430 highrise units Hjorth Road Elementary
are estimated to have the following impact

on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 34
Secondary Students: 22

18 0284 00

September 2021 Enrolment/School Capacity

Hjorth Road Elementary

Enrolment (K/1‐7): 30 K + 253  

Operating Capacity (K/1‐7)  19 K + 210
   

Guildford Park Secondary
Enrolment  (8‐12): 1364 Guildford Park Secondary
Capacity  (8‐12): 1050  
   

 

Projected population of school‐age children for this development: 69

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: 8

Total New Students  

 

Future densification along 104th will affect enrolment growth at both Hjorth Road Elementary and 

Guildford Park Secondary.

Total enrolment for Hjorth Road elementary has exceeded the school capacity over the last 5 years.  

Though this school enrolment shrank by 14 students this past September, the school remains 

operating at 124%.  In the District’s 2022/2023 Five Year Capital Plan, a new request for a 10‐

classroom addition to Hjorth Road Elementary has been included.   The Ministry of Education has 

not approved funding for this request.  

Guildford Park Secondary operates over capacity.  With the continued development and 

densification of the City Center, enrollment for this school is projected to continue to grow, 

perhaps, quicker than what is shown below.  In March 2020, the Ministry of Education supported 

the District to prepare a feasibility study for a 450‐capacity addition at the secondary school.  The 

addition is targeted to open for September 2024.

 

    Planning
May 24, 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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APPENDIX F PAGE 1 OF 1 
UNIT 145   –   12051   HORSESHOE   WAY   RICHMOND,   BC  CANADA    V7A 4V4                   P 604 275 3484                   F 604 275 9554 

APPENDIX F: CITY OF SURREY SUMMARY FORM 
Surrey Project No.:  ___________ 
Project Address:  14723 104 Avenue, Surrey, BC 
Consulting Arborist: Nick McMahon 
ON-SITE TREES: QUANTITY OF TREES 
Total Bylaw Protected Trees Identified 
(on-site and shared trees, including trees within boulevards and proposed streets 
and lanes, excluding Park and ESA dedications) 

28 

Bylaw Protected Trees to be Removed 28 
Bylaw Protected Trees to be Retained 
(excludes trees in Park dedication areas and ESA’s) 

0 

Replacement Trees Required:  
 Alder and Cottonwood at 1:1 ratio: 11 times 1 = 11  
 All Other Bylaw Protected Trees at 2:1 ratio: 17 times 2 = 26  
 TOTAL:   37 

Replacement Trees Proposed N/A 
Replacement Trees in Deficit N/A 
Protected Trees Retained in Proposed Open Space/ Riparian Areas 0 
  
OFF-SITE TREES: QUANTITY OF TREES 
Bylaw Protected Off-Site Trees to be Removed 0 
Replacement Trees Required:  

 Alder and Cottonwood at 1:1 ratio: 0 times 1 = 0  
 All Other Bylaw Protected Trees at 2:1 ratio: 0 times 2 = 0  
 TOTAL:   0 

Replacement Trees Proposed 0 
Replacement Trees in Deficit 0 

N/A denotes information “Not Available” at this time. 

This summary and the referenced documents are prepared and submitted by: 

 
Nick McMahon, Consulting Arborist Dated: November 17, 2021 

Direct:  604 812 2986 
Email:   nick@aclgroup.ca 
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APPENDIX C: TREE MANAGEMENT DRAWING
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CLIENT:

PROPOSED DEVELOPMENT

RDG EAST GUILDFORD DEVELOPMENTS

SUITE 145 - 12051 HORSESHOE WAY, RICHMOND, BC  V7A 4V4      604 275 3484

aclgroup.ca

14723 104 AVENUE, SURREY

1
ACL FILE: 20173CITY REF:

DATE: NOV 17, 2021PLOT SIZE: 22"X34"

TREE RETENTION AND PROTECTION DETAILTREE ASSESSMENT DETAIL
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Present: 

Panel Members: 
R. Drew, Chair 
J. Aziz 
M. Cheung 
N. Couttie 
K. Deol 
M. Derksen 
M. Heeney 
J. Packer 
 

Guests: 

John Rempel, RDG Guildford West Development Ltd. 
Colin Hogan, Architect AIBC, Focus Architecture Inc. 
David Stoyko, David Stoyko Landscape Architect 
Amrik Purewal, Campbell Crossing 4 Ltd. 
Robert Salikan, Architect AIBC, Salikan Architecture Inc. 
Mary Chan-Yip, BCSLA, PMG Landscape Architects 

 

Staff Present: 

N. Chow, Urban Design Planner 
S. Maleknia, Urban Design Planner 
V. Goldgrub, Urban Design Planner 
S. Gill, Recording Secretary 
 

 

 
A. RECEIPT OF MINUTES 

 
It was Moved by M. Heeney  
 Seconded by K. Deol  
 That the minutes of the Advisory Design 
Panel meeting of June 23, 2022, be received.  
 Carried  
 
It was Moved by M. Heeney  
 Seconded by J. Packer  
 That the minutes of the Advisory Design 
Panel meeting of June 30, 2022, be received.  
 Carried  

 
 
B. NEW SUBMISSIONS 

 
1. 3:05 p.m. 

 
File No.: 7921-0063-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Proposed rezoning from C-35 to CD (based on RM-70), 

DP for two 6-storey apartment buildings consisting of 
187 dwelling units with underground parking and DVP 
to vary the definition of “balcony”, under the Zoning 
By-law, in order to permit enclosed balconies. 

Address:  14683 – 104 Avenue 
Developer: John Rempel, RDG Guildford West Development Ltd. 
Architect: Colin Hogan, Architect AIBC, Focus Architecture Inc. 
Landscape Architect: David Stoyko, David Stoyko Landscape Architect 
Planner: Misty Jorgensen 
Urban Design Planner: Nathan Chow 

 

Advisory Design Panel 
Minutes 

 
Location: Virtual 
THURSDAY, JULY 14, 2022 
Time: 3:00 p.m. 
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The Urban Design Planner advised that staff generally support the project.  
 
The Panel was asked to comment on the overall site planning, pedestrian and 
vehicular movement, wayfinding, architectural expression, overall landscape 
concept, and public realm interfaces.  
 
The Project Architect presented an overview of the site planning, streetscapes, 
building concept, and 3D Views.  
 
The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by N. Couttie  
 Seconded by J. Packer  
 That the Advisory Design Panel (ADP) 
SUPPORT the project and recommends that the applicant address the following 
issues to the satisfaction of the Planning & Development Department. 

Carried 
 
The Panel supported the project in general and the use of the Lumon balcony 
enclosure system but to ensure that the balconies are not considered interior 
habitable spaces.  
 
Key Points 
 

• Consider borrowing design features from the neighbouring tower design. 
Focus: we have removed the C-shapes from the design and replaced with L-
shapes similar to the ones on the tower facades. 

• Consider enhancing the visibility of the building entries. Focus: the new L-
shapes are located at each building entry and are clad with wood-look 
siding to enhance the visibility of each entry. 

• Reconsider the use of c-shape frame features.  Focus: C-shapes have been 
removed. 

• Consider the design and refinement of balcony enclosure system Focus: 
We reviewed the “frames” and balcony edges surrounding the Lumon 
system and made them consistent dimensions to help unify the design.  
The head and sill design of the actual Lumon system is a standard design 
that cannot be varied.  We will share the Lumon standard details with staff. 

• Consider refining the design (lighten) of the ground floor canopies. Focus: 
the canopies located at each ground floor suite entry have been revised to 
glass and steel. 

• Consider further design measures to enhance the level of privacy between 
suites located at the inside corner of the Building A.  Focus: a solid wall has 
been added to the east side of the balcony at the ‘-10’ units to block the 
view between units. 

• Consider the depth of the roof fascia features Focus: all roof fascias have 
been made the same depth. 

• Consider ensuring that the balconies are considered limited common 
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property. Focus: we confirm that the balconies will be LCP. 
 
Site 
 

• Consider the privacy issue of the Units (10 and 11) at the corner of Building 
A, facing the courtyard. Focus: a solid wall has been added to the east side 
of the balcony at the ‘-10’ units to block the view between units.  Currently, 
the rendering shows the balcony incorrectly (i.e. with the balcony 
projecting past the face of the adjacent unit).  It will be revised to match 
the plan. 

• Consider the entry doors of the Units 101 and 112 in Building B; concerns for 
privacy and comfort of these units. Focus: the entry door to suite 112 has 
been relocated to the mail area. Suite 101 entry is away from the pedestrian 
traffic flow through the lobby, we feel its entry is acceptable where located. 

• Ensure that the enclosed balconies are not considered interior habitable 
spaces and that residents are encouraged to open and activate the Lumon 
enclosed balcony system (e.g. ensure it is limited common property).  
Focus: based on previous projects, Lumon balconies are considered as 
limited common property (LCP) and therefore cannot be enclosed.  The 
applicant would consider an RC to help enforce this. 

 
Form and Character 
 

• The form and character are done well, and it is a thoughtful design. 

• Consider more design development and refinement on building entrances. 
Focus: the new L-shapes are located at each building entry and are clad 
with wood-look siding to enhance the visibility of each entry. 

• Consider taking the brick cladding up a level at the corners. Consider 
setting back or otherwise articulating the top floor to relate to the building 
across the street and reduce the scale of the building.  Focus: The Guildford 
Neighbourhood Plan requires a 2-storey townhouse base treatment, which 
is why we terminated the brick at level 2.   However, we will raise the brick 
to 3 levels at prominent corners to address this comment.  Regarding the 
comment to consider stepping back the top floor, this comment was made 
by an ADP panelist who appeared to be unfamiliar with the Guildford Plan.  
Per the Guildford Plan, the context includes mid-rise apartment (6 storey) 
to the north, south, and west, and mid/high rise (18-24 storeys) to the 
east.   Stepping the top floor of this building down would make it 
inconsistent with the context of the Guildford Plan.  As such, we plan to 
leave the level 6 plan as-is and will consider material refinement before 
Final Adoption to address this comment. 

• Consider the building articulation in both horizontal and vertical 
directions; needs some improvement. The joint between level 2 and the 
upper part of the building could be better defined. The white horizontal 
features wrapping the enclosed balconies where they turn around the 
corner look loose. Focus: we have added a dark grey cornice to better 
define the transition from brick to siding. The C-shapes around the 
balconies have been removed. 

• Consider having the same design for both Buildings A and B; the corner 
balcony on the southeast corner of Building B on level 2 is better designed 
and connected to the rest of the building compared to Building A at the 
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northeast corner. Focus: the balconies are now the same on both buildings. 

• Consider the black portion of the facades, it takes away the cohesiveness of 
the building character. Focus: we prefer to keep the dark charcoal colour, 
we feel it works well with the red brick base. 

• Consider maintaining the black window frames as they are a key element 
for the exterior elevations. Focus: black window frames will be provided. 

• Retractable balcony enclosures are a significant benefit for climate zone 
and consider the appropriate design. Focus: agreed. 

 
Landscape 
 

• Consider the design of the corner plaza; add furniture. Focus: This 
comment is in reference to the sidewalk corner located in the city ROW, 
we cannot add furniture without Engineering Dept. approval. 

• Consider providing more interesting paving patterns and street furniture 
on the corners at 147 Street. Focus: This comment is in reference to the 
sidewalk corner located in the city ROW, we are guided by the Engineering 
Dept and the future Guildford Neighbourhood Plan. 

• Consider adjusting the vent locations at the northwest and northeast to 
allow circulation routes to be improved. Focus: we have straightened out 
the pathway as much as possible. 

• Consider the paving materials at grade. Stoyko:  Additional paving 
information has been included for clarity. 

• Consider providing a separation between the waste bin staging area and 
the pedestrian walkway. Focus: a planter has been added between the 
staging area and walkway. 

• Consider increasing the amount of native plant species. Stoyko:  The 
quantity of native species has been increased. 

• Indoor and outdoor amenities are well oriented; Consider adding covered 
outdoor amenity space. Stoyko:  Trellis has been adjusted to include a 
partially covered portion over the BBQ and dining area. 
 

 
CPTED  
 

• No specific issues were identified.  
 
Sustainability  
 

• Consider using energy and thermal comfort modelling to inform your 
design development. Use future climate files (2050/2080) to best 
understand the impact of shock events and overall resiliency of the project. 
Focus:   We will use future climate files for our energy modelling. 

• Consider electric bike charging facilities. Focus: We will add outlets in the 
storage rooms for bicycle charging.  Note that many e-bikes have 
removable batteries to make charging possible from residential suites.   

• Consider enhancing the experience of being in the waste/recycling spaces. 
Focus:   We will work with the interior designer to try to enhance the 
quality of these spaces and make them more user friendly. 

• Consider specifying thermally modified ash for the outdoor furniture. 
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Stoyko:   Jarrah furnishing material has been replaced by thermally 
modified ash. 

 
Accessibility  
 

• Ensure the balcony thresholds in the adaptable units provide barrier free 
access. Focus: We will review this request and evaluate options for access 
with the building envelope consultant when the project moves into the 
construction drawing phase. We note that balcony access is not a building 
code requirement for adaptable suites, but that it is desirable if possible. 

 
 
2. 4:40 p.m. 

 
File No.: 7921-0079-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Proposed OCP Amendment from “Multiple Residential” 

to “Mixed Use”, rezoning from C-35 to CD (based on 
RM-135 and C-8) and DP for one 18-storey residential 
building and one 24-storey mixed-use building 
consisting of 467 dwelling units with surface and 
underground parking. 

Address:  14723 – 104 Avenue 
Developer: John Rempel, RDG Guildford West Development Ltd. 
Architect: Colin Hogan, Architect AIBC, Focus Architecture Inc. 
Landscape Architect: David Stoyko, David Stoyko Landscape Architect 
Planner: Misty Jorgensen 
Urban Design Planner: Nathan Chow 
 
The Urban Design Planner advised that staff generally support the project.  
 
The Panel was asked to comment on the overall site planning, pedestrian and 
vehicular movement, architectural expression, overall setbacks, overall landscape 
concept, and public realm interfaces.  
 
The Project Architect presented an overview of the site planning, streetscapes, 
building concept, and 3D Views.  
 
The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by J. Azizi 
 Seconded by M. Heeney  
 That the Advisory Design Panel (ADP) 
SUPPORT the project and recommends that the applicant address the following 
issues to the satisfaction of the Planning & Development Department. 

Carried 
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The Panel supported the project in general and the compact form.  
 
Key Points 
 

• Consider bringing more rigor to the use of the wood coloured and dark 
grey coloured material in the project. Focus: we have limited the use of 
wood to entry elements. The dark grey is now only used on the L-shaped 
features on the south and west facades.  We will add wood elements to the 
residential lobby doors and replace the wood material on the office lobby 
portal with another material to ensure that the wood is being used 
consistently to signify residential uses. 

• Consider straightening out the vertical grey leg of the frame along 
104 Avenue. Focus: the vertical legs have been straightened. 

• Consider providing varying depths to the balconies; relate to the size of the 
unit. Focus:  Each balcony size exceeds the minimum zoning requirement.  
As such, we would prefer to keep the balcony depths as designed for 
ease/cost of construction.  Instead, we have made some balconies longer 
and joined them together to enhance privacy.  We can review this further 
with staff before Final Adoption. 

• Consider the privacy impacts of the staggered balcony pattern. Focus: We 
have made some balconies longer and joined them together to enhance 
privacy. 

• Consider completing the loop around the residential townhouses entries. 
Focus: We have ‘completed the loop’ to make these entries more 
compatible with the townhouse entries on the low-rise across the street. 

• Consider providing electrical bicycle charging facilities. Focus: We will add 
outlets in the storage rooms for bicycle charging.  Note that many e-bikes 
have removable batteries to make charging possible from residential suites 

 
Site 
 

• The gym is a great indoor amenity space. Consider adjusting the 
proportions to allow for multiple sports. Focus: we have added lines to the 
floor plan for a badminton/pickleball court. 

 
Form and Character 
 

• The form and character of the lower portion of the podium, especially the 
dark grey features, are quite thoughtful. 

• Reconsider that the randomly arranged panel on the podium makes it look 
too busy on the west side amenity façade. Focus: we have revised the 
panels to be narrower with more regular spacing. 

• Consider that the cladding panels might impact the way it is integrated 
with the windows. Focus: we have revised the panels to be narrower with 
more regular spacing to maintain views from windows. 

• Recommend bring more texture to the elevation. Focus: With the 
staggered balconies, we feel that the elevations have sufficient texture.  
However, we will further review the balcony depths with staff. 

• Reconsider the balconies on the south and north facades; it makes the 
building look too busy. The horizontal staggering makes the build look 
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even more busy. Focus:   This comment appears to contradict the previous 
one.  With a rectangular footprint, we feel the movement of the balconies 
is essential to enliven the facade. As such, we have retained the staggered 
balconies but have refined the design to appear more consistent. 

• The concerns for the east and west facades of the balcony; the small and 
large rhythms aesthetically look good, but the arrangement can have 
challenges because of the practicality of the large balcony. They are 
exposed to more rainwater, snow and privacy is impacted by the short 
balconies.  Focus:  We have reviewed the balcony design and limited the 
amount of overlook/privacy concerns by eliminating gaps between some of 
the balconies.  It is not uncommon for projects with undulating balconies 
to have some portions that are more exposed to weather than others.  We 
feel that this provides a variety of balcony options to building users (i.e. 
some like more sun and some prefer more shade) and the movement 
creates texture on the façade.  We believe that we have struck a balance 
between the project aesthetics and privacy concerns.  If staff feels that 
these revisions are not sufficient, we will review further with staff before 
Final Adoption. 
 

Landscape 
 

• Well done on the tree planting on grade. Appreciate the double-row of 
trees on 147 Avenue.  

• Consider adjusting the parkade vent locations in the northeast corner and 
southwest corner of the site to enhance the quality of the landscape and to 
allow for better flow of pedestrian circulation. Focus: the pathway has been 
straightened out as much as possible.  We cannot move the vents further 
without significant impacts to parking. 

• Consider the street level landscape treatment in front of the commercial 
depending on the unit (e.g. provide more separation at daycare and office, 
make the retail more open and engaging with the sidewalk). Stoyko: The 
street level landscape has been further articulated to relate to interior 
programming. Additionally, a secondary entrance has been added to the 
southwest corner unit to provide a better relationship to the corner plaza. 

• Consider relating the paving strategy (the amount of paving) along 
104 Avenue. Stoyko: Paving has been reduced as much as possible while 
providing continuous pedestrian circulation along 104th Avenue frontage. 

• Consider providing more prominence to the north-south mid book 
pedestrian connection. Reconcile the geometry at the southeast corner. 
Stoyko: The geometry of the mid-block connection has been revised to 
provide greater prominence. A tree and planting bed have been removed at 
the southeast corner to create a more direct connection to 104th Avenue. 

• Consider the relationship between wood-decked amenity spaces, with 
possibility of expanding the space (contributing to accessibility). Stoyko: 
This comment is believed to be regarding the West site as the East side 
does not contain a wood-decked amenity space. For the West side, the 
wood deck amenity size has been increased. 

• Consider additional / wider connection from main amenity patio to 
greenspace. Stoyko: This comment is also believed to be regarding the 
West site. A wider connection has been incorporated as a connection from 
the wood-deck amenity patio to the greenspace. 
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• Consider additional access to separate the fireplace lounge, balancing the 
access with the privacy and consider expanding canopy of the pavilion at 
Level 5. Stoyko: The L5 pavilion canopy has been increased to provide 
cover for dining areas. 

 
CPTED  
 

• No specific issues were identified.  
 
Sustainability  
 

• Consider using energy and thermal comfort modelling to inform your 
design development. Use future climate files (2050/2080) to best 
understand the impact of shock events and overall resiliency of the project. 
Focus: We will use future climate files for our energy modelling. 

• Consider suspending, rather than cantilevering, some of the balconies to 
reduce thermal bridging and provide additional visual interest. Focus: a 
preliminary energy model has been completed and with standard 
projecting balconies, we can meet Step Code 2. 

• Consider providing electric bicycle charging facilities. Focus: We will add 
outlets in the storage rooms for bicycle charging.  Note that many e-bikes 
have removable batteries to make charging possible from residential suites 

• Consider enhancing the social quality of bicycle facilities and having a 
waste/recycling lounge. Focus: We will work with the interior designer to 
try to enhance the quality of these spaces and make them more user 
friendly. 

 
Accessibility  
 

• Consider an alternative material for the surfacing of the outdoor amenity 
areas (etc. daycare and hammock area). Stoyko:  Artificial Turf has replaced 
the lawn in the hammock area for improved accessibility. 

• Consider more wheelchair friendly, shock absorbent materials and 
incorporate universal design. Stoyko:  Please see above response. 

 
 
3. 6:25 p.m. 

 
File No.: 7921-0322-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: NCP amendment, Rezoning, Consolidation, and DP to 

permit a 4 storey mixed-use building containing 
34 residential dwelling units and 1,280 sq. m. of ground 
floor commercial, including a child care centre, with 
underground parking. 

Address:  2213 – 156 Street and 2249 – King George Boulevard  
Developer: Amrik Purewal, Campbell Crossing 4 Ltd. 
Architect: Robert Salikan, Architect AIBC, Salikan Architecture Inc. 
Landscape Architect: Mary Chan-Yip, BCSLA, PMG Landscape Architects 
Planner: Erin MacGregor 
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Urban Design Planner: Vanessa Goldgrub 
 
The Urban Design Planner advised that staff generally support the project.  
 
The Panel was asked to comment on the overall site planning, pedestrian and 
vehicular movement, architectural expression, overall landscape concept, and 
public realm interfaces.  
 
The Project Architect presented an overview of the site planning, streetscapes, 
building concept, and 3D Views.  
 
The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by K. Deol   
 Seconded by N. Couttie  
 That the Advisory Design Panel (ADP) 
recommend CONDITIONAL support of the project and recommends that the 
applicant address the following issues to the satisfaction of the Planning & 
Development Department and, at the discretion of Planning staff, resubmit the 
project to the ADP for review. 

Carried 
 
The Panel recommended that the applicant give careful consideration to the 
operations of the child daycare, particularly congestion associated with the peak 
drop off and pick up times.  
 
Key Points 
 

• Consider the drop-off and pick-up demand on the parking lot for the 
childcare uses.  

• Consider providing more dedication to allow for parallel parking on lane; 
or have more parking underground, the current stalls are not feasible. 

 
Site 
 

• Consider relocating the surface parking underground or working with the 
city to parallel park along the lane; or consider the option of direct access 
off the parkade driveway.  

• Southern (left-hand) stall isn’t usable for many vehicles, and there are 
concerns about safety and visibility for vehicles exiting the surface parking 
into driveway.  

 
Form and Character 
 

• Consider applying metal panel cladding to all three volumes along the 
south elevation. South elevation to be designed to the same level of detail 
as east and west elevations  

• Consider having a curved balcony to the deck detail.  
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• Consider providing translucent glazing in lieu of opaque at the west-facing 
balconies.  

• Consider reducing the number of window mullions. 

• Consider projecting the features binding the balconies on the east side, 
from the face of the balcony slab/guardrail.  

 
Landscape 
 

• Consider increasing the amount of planted landscaping screening between 
the childcare and 156th Street.  

 
CPTED  
 

• No specific issues were identified.  
 
Sustainability  
 

• Consider using energy and thermal comfort modelling to inform your 
design development. Use future climate files (2050/2080) to best 
understand the impact of shock events and overall resiliency of the project. 

• Consider providing cooling to the suites.  
 
Accessibility  
 

• Consider providing more adaptable units.  

• Consider placing an elevator on the 2nd level  

• Consider incorporating universally accessible washrooms  
 
 
C. OTHER BUSINESS 

 
This section had no items to consider. 

 
 
D. NEXT MEETING 
 

The next Advisory Design Panel is scheduled for Thursday, July 28, 2022. 
 
 
E. ADJOURNMENT 

 
The Advisory Design Panel meeting adjourned at 8:00 p.m. 
 
 
 
 _____________________________________   ______________________________________  
Jennifer Ficocelli, City Clerk  R. Drew, Chairperson 

 




