.‘I\SEJYﬁREy INTER-OFFICE MEMO

> the future lives here. Regular Council - Land Use
C.17921-0270-00
Monday September 25, 2023
Supplemental Information

TO: City Clerk, Legislative Services Division

FROM: General Manager, Planning & Development Department

DATE: September 25, 2023 FILE: 7921-0270-00

RE: Agenda C.1, September 25, 2023 Regular Council - (Land Use)

Development Application No. 7921-0270-00
Replacement Page for the Planning Report and Updated OCP Amendment
Bylaw No. 20707

AMEND AGENDA ITEM: Development Application No. 7921-0270-00 is on the agenda for

consideration by Council at the September 25, 2023 Regular Council — Land Use Meeting under Item
Ca

On July 25, 2022, Council adopted changes to the Official Community Plan to replace the "Central
Business District” designation with a new "Downtown" designation. At that time Bylaw No. 20707
had received three readings and was awaiting final approval. Housekeeping amendments are now
required in order to be consistent with the new designation.

Council is requested to:

e Rescind 3rd reading of Bylaw No. 20707, granted by Resolution No. RES.R22-1563 at the
July 25, 2022, Regular Council - Public Hearing meeting.

¢ Amend Bylaw No. 20707 by replacing the words "Central Business District” with the word
"Downtown" wherever they occur. Schedule B is being replaced with a new Schedule B to
reflect the Survey Plan dated September 19, 2023.

Page 4 of the Planning Report has been updated to reflect this change and is attached to this
memorandum.

The amended, re-lined, OCP amendment Bylaw No. 20707 and replacement Schedule B is attached to
r?morandurn.

this
——

n/ing & Development Department

/
Attachment - 7921-0270-00- Page 4 Replacement Page
- OCP Amendment Bylaw No. 20707, as amended

c.c. - City Manager
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RECOMMENDATION

The Planning & Development Department recommends that:

1.

Council rescind Resolution No. R22-1563 giving Third Reading to Official Community Plan
(OCP) Amendment Bylaw No. 20707 at the July 25, 2022 Regular Council - Public Hearing
meeting, amended Bylaw No. 20707 by replacing the words "Central Business District"
with the word "Downtown" wherever they occur. Schedule B is being replaced with a new
Schedule B to reflect the Survey Plan dated September 19, 2023, and set a date for a new
Public Hearing.

Council rescind Resolution No. R22-1564 giving Third Reading to Rezoning Bylaw No.
20708 at the Regular Council - Public Hearing meeting.

Council rescind Resolution No.R22-1306 giving Second Reading to Rezoning Bylaw No.
20708 at the July 11, 2022 Regular Council - Land Use meeting.

Council amend Rezoning By-law No. 20708 by replacing the Block Plan defining the Lands
attached as Schedule A and by deleting reference to a second Block Plan previously
attached as Schedule B distinguishing zoning parameters on different portions of the site.

Council consider Second Reading of Rezoning Bylaw No.20708, as amended, and if
granted, set a date for Public Hearing.

a By-law be introduced to rezone 13387-102A Avenue, a portion of 13381 102A Avenue
shown as “Block D” on the attached Survey Plan, a portion of 13390/13392-103 Avenue
shown as “Block B” on the attached Survey Plan, and portions of roads and lane shown as
“Block A and C” on the attached Survey Plan from "Single Family Residential Zone (RF)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

Council instruct staff to resolve the following issues prior to final adoption:

(@) all issues outlined in the original Planning & Development Report for
7921-0270-00;

(b) complete the closure, acquisition and consolidation of the existing City-owned
road allowance, including portions of the lane and 103 Avenue, proposed to form
part of the development site (proposed Lot 1) and the future City Centre bus
layover site (proposed Lot 2);

(c) complete the land sale and exchange agreement with the City to create the subject
development site (proposed Lot 1) and the future City Centre bus layover site
(proposed Lot 2) to be conveyed to the City;

(d) the applicant enter into a lease agreement with the City to allow for the
underground parking within the future City Centre bus layover site (proposed Lot

2);

(e) the applicant register a volumetric easement for the underground parking
encroachment within proposed Lot 2; and



CITY OF SURREY

BYLAW NO. 20707

A bylaw to amend the provisions of Surrey Official
Community Plan Bylaw, 2013, No. 18020, as amended.

The Council of the City of Surrey ENACTS AS FOLLOWS:

1. Surrey Official Community Plan Bylaw, 2013, No. 18020, as amended, is amended as

follows:

a. "Figure 16: Central Business Distriect Downtown Densities" of the Land Uses and
Densities Section is amended by changing the land use designation for the area

shown shaded on the plan labeled Schedule A, attached hereto as follows:

FROM: CENTRAL BUSINESS DISTRICT 5.5 FAR
DOWNTOWN
TO:  CENTRAL BUSINESS DISTRICT 7.5 FAR
DOWNTOWN

Parcel Identifier: 011-262-354
Lot "A" Except: The East 175 Feet; Section 27 Block 5 North Range 2 West
NWD Plan 7802

(10284 - 133A Street)
Parcel Identifier: 010-985-841
Lot 14 Block "C" Section 27 Block 5 North Range 2 West NWD Plan 1726
(10262 - 133A Street)
Portion of Parcel Identifier: o11-262-338
East 175 Feet Lot "A" Except: The East 66 Feet; Section 27 Block 5 North Range
2 West NWD Plan 7802 containing 182.8 square metres labeled Block 4
(Portion of 13390 - 103 Avenue)
Portion of Parcel Identifier: 012-326-984

Lot 13 Block "C" Section 27 Block 5 North Range 2 West NWD Plan 1726
containing 454.0 square metres labeled Block 5



(Portion of 13381 - 102A Avenue)

Those portions of Road and Lane outlined in bold, labeled as Block 1, Block 2,
and Block 3, collectively containing 751.1 square metres

Shown on the Survey Plan attached hereto and forming part of this Bylaw as
Schedule B, certified correct by Gordon Albert Hol, B.C.L.S. on the 5th-day-efjuly; 2022
19™ day of September, 2023.

b. "Table 7a: Land Use Designation Exceptions” is amended to include
10284 - 133A Street, 10262 - 133A Street, Portion of 13381 — 102A Avenue,
Portion of 13390 - 103 Avenue, and Portions of road and lane, as shown below:

Bylaw Land Use Site Specific Site Specific
No. Designation Property Permission
Bylaw # Central 10284 - 133A Street, 10262 - 133A Density permitted
20707 Business- Street, portion of 13381 - 102A up to 10.4 FAR
Distriet Avenue, portion of 13390 - 103
Downtown Avenue, and portions of road and
lane

This Bylaw shall be cited for all purposes as "Surrey Official Community Plan Bylaw, 2013,

No. 18020, Amendment Bylaw, 2022, No. 20707".

PASSED FIRST READING on the uth day of July, 2022.

PASSED SECOND READING on the uth day of July, 2022.
PUBLIC HEARING HELD thereon on the 25th day of July, 2022.
PASSED THIRD READING on the 25th day of July, 2022.

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the

Corporate Seal on the thdayof ,20 _

MAYOR

CLERK
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City of Surrey

ADDITIONAL PLANNING COMMENTS

Application No.:

7921-0270-00

Planning Report Date: September 25, 2023

PROPOSAL:

CD Bylaw and OCP Bylaw Amendments
Rezoning a portion of the site from RF to CD

to allow for changes to portions of the lands included in the
existing CD Bylaw, and to introduce a new CD Bylaw, to
facilitate a shift in the underground parking, to allow for a
previously supported development consisting of a 43-storey
mixed-use tower with an 8-storey rental apartment podium
and ground floor commercial.
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RECOMMENDATION SUMMARY
e By-law Introduction and set date for Public Hearing for:

e Council rescind Resolution No. R22-1563 giving Third Reading to Official Community Plan
(OCP) Amendment Bylaw No.20707 at the July 25, 2022 Regular Council - Public Hearing
meeting, and set a date for a new Public Hearing.

¢ Council rescind Resolution No. R22-1564 giving Third Reading to Rezoning Bylaw No.
20708 at the July 25, 2022 Regular Council - Public Hearing meeting.

e Council rescind Resolution No.R22-1306 giving Second Reading to Rezoning Bylaw No.
20708 at the Regular Council - Land Use meeting.

¢ Council amend Rezoning By-law No. 20708 by replacing the Block Plan defining the Lands
attached as Schedule A and by deleting reference to a second Block Plan previously
attached as Schedule B distinguishing zoning parameters on different portions of the site
(no longer needed).

e Council consider Second Reading of Rezoning Bylaw No.20708, as amended, and if
granted, set a date for the Public Hearing.

¢ Council introduce a new Rezoning Bylaw to rezone the eastern portion of the site and set
a date for the Public Hearing.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Amendments to the Official Community Plan (Figure 16) and to the City Centre Plan to allow
for a higher density on the site were supported by Council at the July 25, 2022, Regular
Council - Public Hearing meeting.

e The proposed development is generally consistent with what was supported by Council on
July 25, 2022.

e Minor amendments to CD Bylaw No. 20708 (currently at Third Reading) and the introduction
of a new rezoning Bylaw are proposed to reflect the changes in the lands included in the
original CD Bylaw due to a shift in the underground parking and to allow for the parking use
on the future City-owned bus layover site.

RATIONALE OF RECOMMENDATION

e The initial Planning & Development Report for Application No. 7921-0270-00 was considered
by Council on July 11, 2022, and the OCP Amendment and Rezoning Bylaws subsequently
received Third Reading by Council after the Public Hearing on July 25, 2022.
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The development application is proposing a 43-storey mixed-use tower with an 8-storey
apartment podium, 343 square metres of ground floor commercial and approximately 516
residential dwelling units, including 94 rental units secured with a Housing Agreement.

The original application included a proposed underground parking encroachment within 133A
Street. This portion of 133A Street was required to be closed with title raised as a City-owned
lot in order to allow for the proposed underground parking encroachment.

Parking is not typically supported below portions of City road allowance. As part of the
original application, parking was supported below a portion of 133A Street as this project is
delivering a critical piece of transportation infrastructure in the form of the future City Centre
bus layover facility (proposed Lot 2), and in consideration of site constraints.

The development site (proposed Lot 1) has a lot depth of 36 metres, which is shallow for a
mixed-use tower site and challenging to design functional underground parking. Both the
development site and the bus layover facility site would be compromised without the ability
to extend underground parking beyond the ultimate development site, which would impact
the City’s ability to secure this critical infrastructure required for the relocation of the bus
exchange.

Subsequent to Third Reading on July 25, 2022, the applicant became aware of newly installed
BC Hydro infrastructure under 133A Street. Developer requests to BC Hydro for the relocation
of the infrastructure were rejected and BC Hydro advised that the delay could be 2-3 years in
addition to significant costs. The applicant has advised that the delay and costs would render
the proposed development unfeasible.

In response to this, the applicant is proposing to shift the underground parking east to
encroach within the future City-owned bus layover facility lot (proposed Lot 2). There is no
longer encroachment proposed under City road allowance.

The proposed shift in the underground parking has resulted in changes to the lands included
in the existing CD Bylaw (currently at Third Reading) which requires an amendment to the
CD Bylaw (proposed Lot 1). In addition to this, a new CD Bylaw is proposed to allow for the
parking facility and bus layover with the future bus layover facility lot, as it is currently zoned
‘Single Family Residential Zone’ (RF) (proposed Lot 2).

The future bus layover lot will be established as part of this application with the closure and
consolidation of the portions of roads and lanes required to form the ultimate lot boundaries
(proposed Lot 2) and will be conveyed to the City as a condition of final adoption.

Notwithstanding the changes noted above, the application remains generally consistent with
what was previously supported by Council but due to the nature of the changes in the CD
Bylaw, and the introduction of a new CD Bylaw, a new Public Hearing is required.
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RECOMMENDATION
The Planning & Development Department recommends that:

1. Council rescind Resolution No. R22-1563 giving Third Reading to Official Community Plan
(OCP) Amendment Bylaw No. 20707 at the July 25, 2022 Regular Council - Public Hearing
meeting, and set a date for a new Public Hearing.

2. Council rescind Resolution No. R22-1564 giving Third Reading to Rezoning Bylaw No.
20708 at the Regular Council - Public Hearing meeting.

3. Council rescind Resolution No.R22-1306 giving Second Reading to Rezoning Bylaw No.
20708 at the July 11, 2022 Regular Council - Land Use meeting.

4. Council amend Rezoning By-law No. 20708 by replacing the Block Plan defining the Lands
attached as Schedule A and by deleting reference to a second Block Plan previously
attached as Schedule B distinguishing zoning parameters on different portions of the site.

5. Council consider Second Reading of Rezoning Bylaw No.20708, as amended, and if
granted, set a date for Public Hearing.

6. a By-law be introduced to rezone 13387-102A Avenue, a portion of 13381 102A Avenue
shown as “Block D” on the attached Survey Plan, a portion of 13390/13392-103 Avenue
shown as “Block B” on the attached Survey Plan, and portions of roads and lane shown as
“Block A and C” on the attached Survey Plan from "Single Family Residential Zone (RF)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

7. Council instruct staff to resolve the following issues prior to final adoption:

(@) all issues outlined in the original Planning & Development Report for
7921-0270-00;

(b) complete the closure, acquisition and consolidation of the existing City-owned
road allowance, including portions of the lane and 103 Avenue, proposed to form
part of the development site (proposed Lot 1) and the future City Centre bus
layover site (proposed Lot 2);

(c) complete the land sale and exchange agreement with the City to create the subject
development site (proposed Lot 1) and the future City Centre bus layover site
(proposed Lot 2) to be conveyed to the City;

(d) the applicant enter into a lease agreement with the City to allow for the
underground parking within the future City Centre bus layover site (proposed Lot

2);

(e) the applicant register a volumetric easement for the underground parking
encroachment within proposed Lot 2; and

(f) the applicant provide acceptable confirmation that the underground parking
structure within the future bus layover site is designed to accommodate the
required buses.
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SITE CONTEXT & BACKGROUND

Direction

Existing Use

City Centre
Designation

Existing Zone

Subject Site

City-owned lands,
currently public
paid parking, and
privately owned
vacant land and a
duplex dwelling,
and under
Development
Application No.
7921-0270-00,
currently at Third
Reading

High-Rise 5.5 FAR

RF

North (Across 103 Avenue):

Single family
homes

Mixed Use 5.5 FAR

RF

East (Across the lane):

Simon Fraser

CD Bylaw No.’s

University, vacant | Mixed-Use 5.5 FAR | 18804 & 17987
lot and mixed-use and RM-D
tower

South (Across 102A Avenue): Single family Mid to High-Rise | RF
homes 3.5 FAR

West (Across 133A Street):

Low rise apartment
and high-rise
mixed used tower
(under
construction)

High-Rise 5.5 FAR
and Mixed-Use 5.5
FAR

CD Bylaw No.’s
16147 & 19682

Context & Background

e The subject site consists of five (5) properties located east of Simon Fraser University (SFU)’s
University Drive campus and Centre Block, south of 103 Avenue, west of 133A Street and north
of 102A Avenue in the West Village area of City Centre.

e The subject site is designated Downtown in the Official Community Plan (OCP), High Rise
Residential Type I in the City Centre Plan, and is zoned Single Family Residential Zone (RF).

The three (3) properties south of the lane, 10262 - 133A Street and 13381 & 13387 - 102A Avenue
are City-owned properties, currently operating as a public paid parking lot.

The two (2) properties north of the lane are privately owned.

The City has entered into an initial understanding in-principal with the applicant for a land
exchange and sale to create the City Centre bus layover site (proposed Lot 2). The delivery of
the bus layover facility is required to facilitate the required relocation of the existing bus loop
in City Centre, to accommodate the future Centre Block development.
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Two parcels will be created as part of this application. Proposed Lot 1 is the subject
development site and proposed Lot 2 will be conveyed to the City and is the site identified for

the relocated City Centre bus layover.

The City will retain ownership of the bus layover parcel (proposed Lot 2) and will construct

the bus layover facility for operation by TransLink.

Should Council grant Second and Third Readings for the proposed bylaws forming part of this
application and following the issuance of the amended Preliminary Layout Approval (PLA) for
the associated subdivision, a future Corporate Report will be brought forward to Council by
Realty Services to seek approval for the proposed road closures and land exchange and sale.

DEVELOPMENT PROPOSAL

Planning Considerations

The subject development application includes the following:

Rezoning;

O O O O

OCP amendments, and City Centre Plan amendment;

Housing Agreement to secure the rental component;
a Detailed Development Permit for a 43-storey residential tower, including an 8-storey

podium, with ground floor and mezzanine commercial space; and
o atotal 516 residential units are proposed, comprised of 425 market residential units

and 94 rental residential units.

Development details are provided in the following table:

Proposed

Lot Area

Gross Site Area: 3,231 square metres

Road Dedication: NA

Undevelopable Area: NA

Net Site Area: 3,231 square metres
Number of Lots: 5
Building Height: 43-storeys (145 metres)
Floor Area Ratio (FAR): 10.4 (gross and net)
Floor Area

Residential: 33,152 square metres

Commercial: 343 square metres

Total: 33,496 square metres
Residential Units:

Rental:

Studio: 12

1-Bedroom: 60

2-Bedroom: 18
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Proposed

3-Bedroom: 4
Total: 94
Market:
Studio: 132
1-Bedroom: 18
2-Bedrooom: 158
3-Bedroom: 10
Total: 422
Combined Total: 516

The applicant has provided the summary below outlining the rationale for the proposed shift
in the underground parking:

o In the fall of 2022, our civil consultant notified us of newly installed BC Hydro infrastructure
that we were not previously aware of. Subsequent to this, we made multiple requests to BC
Hydro to relocate their infrastructure. Our requests were rejected due to the service impact
it would have on several thousand BC Hydro users as well as the financial impact it
would have on us as a developer. BC Hydro advised us that the potential delay could be 2-3
years due to re-design and that the relocation fees and could add up to over $6,000,000 with
no guarantee of approval. This delay would render the proposed development unfeasible due
to carrying costs, BC Hydro relocation costs, and other associated fees such as road closure,
consultant fees, supervision, etc.

o In order to maintain the proposed development generally as originally proposed, the entire
underground structure is proposed to be shifted east 4.4 metres (below the City Centre bus
layover). We believe this is the most feasible and appropriate solution to allow both the
development site and the City Centre bus layover facility to be achieved.

There are no urban design implications associated with the proposed encroachment within
the future City-owned bus layover facility, as all above-ground conditions remain the same.

In order to facilitate the proposed encroachment, the existing CD Bylaw is required to be
amended, and a new CD Bylaw is being introduced to allow for the proposed parking facilities
and bus layover to create the ultimate bus layover site (proposed Lot 2).

The applicant will be required to enter into a lease agreement with the City for the use of the
sub-surface space and register a volumetric easement.

Staff are supportive of the proposed shift to the underground parking structure and
encroachment below the future City-lot. There are minimal implications to the future bus
layover facility resulting from this encroachment and it will enable both the development and
the City-owned bus layover site to move forward. The applicant will be required to design the
underground parking to accommodate future buses.
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Transportation Considerations

Road Network and Infrastructure

e The applicant will be required to provide the following road improvements:
o Construction of the north side of 102A Avenue to the City Centre local road standard;
o Construction of the east side of 133A Street to the City Centre local road standard; and

o Closure of the existing 103 Avenue to be consolidated with the proposed development,
consistent with the road network as identified in the City Centre Plan.

Traffic Impacts

e The applicant was required to provide a Transportation Impact Analysis (TIA) to evaluate
traffic impacts to the surrounding network and identify any required improvements to
mitigate impacts.

e According to industry standard rates, the proposal is anticipated to generate approximately
one to two vehicles per minute in the peak hour.

e Based on the TIA, no additional mitigation measures were identified to be required to support
the proposal, other than the required road frontage improvements identified above. The
surrounding intersections and road network were projected to operate at acceptable levels of
service, based on the City Centre context.

Access and Parking

e The primary vehicle access to the site (underground parking) and loading area will be via the
easement along 103 Avenue at the north portion of the site.

e Pedestrian access is from the main and secondary lobby doors along 133A Street on the south-
west corner and west side of the subject site, with a tertiary access from the easement on 103
Avenue at the north.

e According to the Zoning Bylaw, a total of 494 parking stalls are required to be provided on
site.

e The applicant is proposing to provide 564 parking stalls, meeting the Zoning Bylaw
requirements.

CD By-laws

e An amendment to the existing CD Bylaw No. 20708 is proposed to remove the portion of 133A
Street as it is no longer required and include additional portions of lane, as well to delete a
second Block Plan previously attached as Schedule B distinguishing zoning parameters on
different portions of the site (as this is no longer needed). A redlined version of the proposed,
amended, Bylaw is attached as Appendix II.
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e A new CD Bylaw is proposed to rezone the future City-lot to allow for both underground
parking as well as the future bus layover facility.

e The new CD Bylaw only allows for parking facilitates and the bus layover on the site.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Subdivision Layout, Survey Plans, and Site Plan
Appendix II. CD Bylaw No. 20708, as amended
Appendix III. Original Planning Report No. 7921-0270-00

approved by Ron Gill

Don Luymes

General Manager

Planning and Development
IM/ar
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Appendix I
CITY OF SURREY

BYLAW NO. 20708

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended

THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS:

L Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to
the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for
the following lands:

Address: As described in Appendix "A".

Legal: As described in Appendix "A".
PID: As described in Appendix "A".
as follows:

(a) by creating a new Comprehensive Development Zone 67 (CD 67), attached as
Appendix "A" and forming part of this bylaw;

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows:
FROM: SINGLE FAMILY RESIDENTIAL ZONE (RF)
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive

Development Zones, by adding a new CD Zone "CD 67" as follows:

CD Civic Legal Description CD Bylaw | Replaces
Zone ID Address No. Bylaw No.
(@) Portion of 13381 - 102A Avenue | (a) Lot 13, Plan 1726
(b) 10262 - 133A Street (b) Lot 14, Plan 1726
"CD 67 | (c) 10284 -133A Street (c) LotA, Plan 7802 20708 N/A"

(d) Portion of 13390 - 103 Avenue (d) Lot A, Plan 7802, Except East 66 Feet
(e) Portion of Road and lane

2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 67
(CD 67), Bylaw, 2022, No. 20708".

PASSED FIRST READING on the uth day of July, 2022.

PASSED SECOND READING on the 11th day of July, 2022.

PUBLIC HEARING HELD thereon on the 25th day of July, 2022.

PASSED THIRD READING on the 25th day of July, 2022.

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

MAYOR

CLERK




APPENDIX "A"
COMPREHENSIVE DEVELOPMENT ZONE 67 (CD 67)

This Comprehensive Development Zone 67 (CD 67) as well as all other applicable regulations of Surrey
Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") apply to the following Lands:

BLOCKS 1,2,3,4and5
Address Legal Descriptions PID
13381 - 102A Avenue Lot 13, Section 27, NWD, Plan 1762 012-326-984
(Portion of) containing 454.0 square metres labeled Bleck5 Block 4 on
the Survey Plan attached as Schedule A
10262 - 133A Street Lot 14, Section 27, NWD, Plan 1726 010-985-841
10284 - 133A Street Lot A, Section 18, Township 2, NWD, Plan LMP37099 011-262-354
13390 - 103 Avenue Lot A, Section 27, NWD, Plan 7802, Except East 66 Feet 011-262-338
(Portion of) containing 182.8 square metres labeled Bleck4 Block 3 on
the Survey Plan attached as Schedule A
Portions of Road and Portions of the road and lane collectively containing 7541
Lane 363.1 square metres labeled Block 1 and Block 2 in the
Survey Plan attached hereto and forming part of this Bylaw
as Schedule A, certified correct by
Gordon Albert Hol, B.C.L.S. on the-5th-day-efJuly2022 19t
day of September, 2023.

(collectively the "Lands")

A. Intent

This Comprehensive Development Zone is intended to accommodate and regulate the
development of high density, high-rise multiple unit residential buildings, and related

amenity spaces, and commercial and office uses, which are to be developed in accordance with
a comprehensive design.

B. Permitted Uses
Lands, buildings and structures shall only be used for the following uses, or a combination thereof:

Principal Uses:
1. Multiple unit residential buildings and ground-oriented multiple unit residential buildings.



Accessory Uses:

2. The following accessory uses, provided that such uses form an integral part of a multiple
unit residential building on the Lands:
(a) Retail stores excluding adult entertainment stores, auction houses, and
secondhand stores and pawnshops;
(b) Personal service uses excluding body rub parlours;
(c) General service uses excluding funeral parlours and drive through banks;
(d) Eating establishments excluding drive-through restaurants;
(e) Neighbourhood pubs;
(f) Liquor store;
(g) Office Uses excluding social escort services, methadone clinics and
marijuana dispensaries;
(h) Indoor recreational facilities;
(i) Community services;
(i) Child care centres; and
(k) Cultural uses.
Lot Area

Not applicable to this Zone.

Density

Maximum Density:

Maximum density shall be as follows:

(a) 1 dwelling unit; and

(b) The lesser of floor area ratio of 0.1 or building area of 300 sq. m.

Permitted Density Increases:
If amenity contributions are provided in accordance with Schedule G, density may be
increased as follows:
{a) Maximum floor area ratio of 10.4, excluding:
i The indoor amenity space requirement (pursuant to Section J.1. of this
Zone); and
ii. Up to a maximum of 170 sq. m of the secure bicycle parking area
requirement (pursuant to Section H.4. of this Zone);

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

Lot Coverage

1.
2.

The maximum /ot coverage for all buildings and structures shall be 60 %.

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

-2 -



F.

Yards and Setbacks

Blogk:
Buildings and structures shall be sited in accordance with the following minimum setbacks:
SETBACKS:
North South West East
USES: Yard Yard Yard Yard
Principal Buildings and Accessory Buildings and
Structures 3.0m 45m 45m 3.0m

1.  Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, a parking - underground may be located
up to 0.0 m of any /ot line.

2. Notwithstanding Section A.26.(b) of Part 4, General Provisions, stairs with more than three risers may encroach into the setbacks.

3.  Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and accessory buildings and structures for
interior lot lines for lots created by an air space subdivision may be 0.0 m.

Height of Buildings

1.

Principal Buildings:

Principal building height shall not exceed 145 m.

Accessory Buildings and Structures:

Accessory building height and structure height shall not exceed 4.5 m.

Off-Street Parking and Loading/Unloading

1.

Parking Calculations:

Refer to Table D.1 of Part 5 Off-Street Parking and Loading/Unloading.
Tandem Parking:

Tandem parking is not permitted.

Underground Parking:

All required resident parking spaces shall be provided as parking - underground.

Bicycle Parking:

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

Landscaping and Screening

General Landscaping:

(a) All developed portions of the lot not covered by buildings, structures or paved
areas shall be landscaped including the retention of mature trees. This landscaping
shall be maintained; and

(b) Highway boulevards abutting a /ot shall be seeded or sodded with grass; except at
driveways, or as directed by the City.




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

Special Regulations

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

i 3.0 sq. m per dwelling unit;

ii. 1.0 sq. m per lock-off suite; and

iii. 4.0 sq. m per micro unit;
(b) Indoor amenity space in the amount of:

i 3.0 sq. m per dwelling unit up to 557 sq. m of amenity space (equivalent to

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

iii. 1.0 sq. m per lock-off suite; and

iv. 4.0 sg. m per micro unit; and
(c) Indoor amenity space devoted to a child care centre shall be a maximum of

1.5 sq. m per dwelling unit.
Child Care Centres:
Child care centres shall be located on the /ot such that these centres have direct access to
an open space and play area within the /ot.
Balconies:
Balconies are required for all dwelling units which are not ground-oriented and shall be a
minimum of 5% of the dwelling unit size or 4.6 sq. m per dwelling unit, whichever is
greater.

K. Subdivision

1.

Minimum Lot Sizes:
Lots created through subdivision, except strata /ots, shall conform to the following
minimum standards:

(a) Lot Area: Minimum 2,000 sq. m;
(b) Lot Width: Minimum 25.0 m; and
(c) Lot Depth: Minimum 25.0 m.

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



Other Regulations
Additional land use regulations may apply as follows:

1.

E

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

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

Development permits, pursuant to the OCP.

Trees and vegetation, pursuant to Surrey Tree Preservation Bylaw, as amended.

Sign regulations, pursuant to Surrey Sign By-law, as amended.
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Appendix 11l

City of Surrey
PLANNING & DEVELOPMENT REPORT
Application No.: 70921-0270-00

Planning Report Date: July 11, 2022

PROPOSAL:

OCP Amendment to Figure 16: Central Business District
Densities from 5.5 FAR to 7.5 FAR and to Table 7A to
allow for the proposed density of 10.4 FAR

CCP Amendment from High Rise 5.5 FAR to Mixed-Use
7.5 FAR

Rezoning of a portion from RF to CD (based on RM-135
and C-8)

Development Permit

Housing Agreement

to permit the development of a 43-storey mixed-use tower
with an 8-storey apartment podium, 343 square metres of
ground floor commercial and approximately 516 residential
dwelling units, including 94 rental units.

LOCATION 13387 & 13381 - 102A Avenue
Portions of: 10262 & 10284 - 133A Street

13390 - 103 Avenue

ZONING: RF
OCP DESIGNATION: Central Business District

CITY CENTRE PLAN  High Rise 5.5 FAR
DESIGNATION:
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RECOMMENDATION SUMMARY

e By-law Introduction and set date for Public Hearing for:
¢ OCP Amendments; and
e Rezoning.

e Approval to draft Development Permit for Form and Character.

e By-law Introduction, First, Second and Third Reading for a Housing Agreement.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

e Requires an amendment to the Official Community Plan (OCP) to amend Figure 16: Central
Business District Densities from "5.5 FAR" to "7.5 FAR" and to OCP, "Table 7A: Land Use
Designation Exceptions’, to allow for a FAR of 10.4 within the Central Business District
Densities"

e Requires an amendment to the City Centre Plan to redesignate a portion of the subject site
from "High-Rise 5.5 FAR" to "Mixed-Use 7.5 FAR".

RATIONALE OF RECOMMENDATION

e Although the proposed density on the subject site is higher than that prescribed in the OCP
and City Centre Plan, the proposed mixed-use tower with apartment podium will support and
complement the West Village and Central Downtown areas of the City Centre.

e The proposed density and building form are appropriate for this part of Surrey City Centre,
and forms part of an emerging high-density mixed-use and residential hub around Surrey
Central SkyTrain Station, Centre Block and Civic Centre.

e The proposed development conforms to the goal of achieving high-rise, high-density
development around the three SkyTrain Stations. The Surrey Central Skytrain Station is
located within a walking distance of less than 350 metres (approximately 5 minutes) from the
subject site.

e The proposed height and density of the development is consistent with an evolving urban
context in the City Centre, and as it relates to adjacent tower developments in City Centre.
The proposed development provides a transition from the high-density civic core centered
around Civic Plaza and the future Centre Block to the east and the residential developments
in the West Village area to the west.

e The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the
Surrey City Centre Plan and in accordance with the Development Permit (Form and
Character) design guidelines in the OCP.

e The applicant will provide a density bonus amenity contribution consistent with the Tier 2
Capital Projects Community Amenity Contributions (CACs), in support of the requested
increased density.
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e The proposed building achieves an attractive architectural built form, which utilizes high
quality materials, contemporary lines, and unique form. Townhouses are provided along
133A Street, offering a diversity of unit types.

e The street interface has been designed to a high quality to achieve a positive urban experience
between the proposed building and the public realm.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. An OCP By-law be introduced to:

(a)

amend the OCP Figure 16: Central Business District Densities for portions of the
subject site from 5.5 FAR to 7.5 FAR (Appendix VI); and

(b) amend the OCP, ‘Table 7A: Land Use Designation Exceptions’, by adding the
following site specific notation:

“Bylaw Land Use Designation Site Specific Property Site Specific

No. Permission
Bylaw # Central Business 10284 - 133A Street, 10262 - Density permitted up

XXXXX District 133A Street, portion of 13381 - to 10.4 FAR”

102A Avenue, portion of 13390 -
103 Avenue, and portions of
road and lane
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 Bylaw be introduced to rezone 10284 — 133A Street, 10262 — 133A Street, a portion of
13381 - 102A Avenue shown as “Block 5” on the attached Survey Plan, a portion of
13390 - 103 Avenue shown as “Block 4” on the attached Survey Plan, and portions of road
and lane shown as “Block 1, 2 and 3”on the attached Survey Plan from "Single Family
Residential Zone (RF)" to "Comprehensive Development Zone (CD)" and a date be set for
Public Hearing.

4. Council authorize staff to draft Detailed Development Permit No. 7921-0270-00 generally
in accordance with the attached drawings (Appendix I).

A By-law be introduced to enter into a Housing Agreement and be given First, Second and
Third Reading (Appendix VIII).

Council approve the applicant’s request to reduce the amount of required outdoor amenity
space from 1,622 square metres to 1,597 square metres.

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

satisfaction of the General Manager, Engineering;

(b) submission of a subdivision layout to the satisfaction of the Approving Officer;
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(c)

(d)

(e)

(f)

()

()

(0)

(p)

resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

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

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

demolition of existing buildings and structures to the satisfaction of the Planning
and Development Department;

submission of an acoustical report and registration of a Section 219 Restrictive
Covenant to ensure implementation of noise mitigation measures;

registration of a volumetric statutory right-of-way for public rights-of-passage for
the proposed plaza located on the southwest portion of the site;

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

complete the closure, acquisition and consolidation of the existing City-owned
road allowance, including the lane and 103 Avenue, proposed to form part of the
development site and the portion of 133A Street proposed to be closed with title
raised as a City-owned lot;

complete the land sale and exchange agreement with the City to create the subject
development site (proposed Lot 2) and the future City Centre bus layover site
(proposed Lot 3), to be conveyed to the City;

the applicant enter into a lease agreement with the City to allow for the
underground parking within 133A Street, which is proposed to be closed and
become a City-owned lot (proposed Lot 1).

final Water Sustainability Act (WSA) confirmation that the green coded ditches
are not classified watercourses and can be filled in. If WSA confirms that they are
classified watercourses, a Development Permit for Sensitive Ecosystems,
Streamside Areas, will be required.

final submission and approval of the Transportation Impact Assessment, prepared
by IBI Group;

registration of a section 219 restrictive covenant to secure for the shared market
and rental amenity area easement on the eighth floor; and

registration of an access easement to secure for potential shared access with future
development north of 103 Avenue.



Staff Report to Council

Application No.: 7921-0270-00

Planning & Development Report

Page 6

6. Council pass a resolution to amend the Surrey City Centre Plan to redesignate portions of
the land from ‘High Rise 5.5 FAR’ to ‘Mixed-Use 7.5 FAR’ and to allow for an FAR of 10.4
within the ‘Mixed-Use 7.5 FAR’ designation when the project is considered for final

adoption.

SITE CONTEXT & BACKGROUND

Direction Existing Use City Centre Existing Zone
Designation
Subject Site City-owned lands, | High-Rise 5.5 FAR | RF
currently public
paid parking, and
privately owned
vacant land and a
duplex dwelling
North (Across 103 Avenue): Single family Mixed Use 5.5 FAR | RF
homes
East (Across the lane): Simon Fraser CD Bylaw No.’s
University, vacant | Mixed-Use 5.5 FAR | 18804 & 17987
lot and mixed-use and RM-D
tower
South (Across 102A Avenue): Single family Mid to High-Rise | RF
homes 3.5 FAR

West (Across 133A Street):

Low rise apartment
and high-rise
mixed used tower
(under
construction)

High-Rise 5.5 FAR
and Mixed-Use 5.5
FAR

CD Bylaw No.’s
16147 & 19682

Context & Background

e The subject site consists of five (5) properties located east of Simon Fraser University (SFU)’s
University Drive campus and Centre Block, south of 103 Avenue, west of 133A Street and north
of 102A Avenue in the West Village area of City Centre.

e The subject site is designated Central Business District in the Official Community Plan (OCP),
High Rise 5.5 FAR in the City Centre Plan, and is zoned Single Family Residential Zone (RF).

e The three (3) properties south of the lane, 10262 - 133A Street and 13381 & 13387 - 102A Avenue

are City-owned properties, currently operating as a public paid parking lot.

e The two (2) properties north of the lane are privately owned.

e The City has entered into an initial understanding in-principal with the applicant for a land
exchange and sale to create the City Centre bus layover site (proposed Lot 3). The delivery of
the bus layover is required to facilitate the required relocation of the existing bus loop in City
Centre, to accommodate the future Centre Block development.
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e Should Council grant First, Second and Third Readings of the proposed bylaws forming part
of this application and following the issuance of the Preliminary Layout Approval (PLA) for
the associated subdivision, a future Corporate Report will be brought forward to Council by
Realty Services to seek approval for the proposed road closures and land exchange and sale.

e Three (3) parcels will be created as part of this application. Proposed Lot 2 is the subject
development site. Proposed Lot 3 will be conveyed to the City and is the proposed site for the
relocated City Centre bus layover. Proposed Lot 1 is being created in order to facilitate the
proposed parking below a portion of 133A Street.

e The City will retain ownership of the bus layover parcel (proposed Lot 3) and will construct
the bus layover for operation by TransLink.

e The creation and delivery of proposed Lot 3, the future bus layover site, is part of the subject
development application. However, the bus layover site development does not form part of
the subject development application for rezoning or development permits purposes.

e Parking is not typically supported below portions of City road allowance. In this
circumstance parking is supported below proposed Lot 1 (portion of 133A St) as this project is
delivering a critical piece of transportation infrastructure, in the form of proposed Lot 3, site
of the future bus layover facility. Without the ability to park below proposed Lot 1, either the
development site or the layover facility site would be compromised, potentially negatively
impacting the City’s ability to secure this piece of infrastructure.

DEVELOPMENT PROPOSAL
Planning Considerations
e The subject development application includes the following:

OCP amendments, and City Centre Plan amendment;

Rezoning;

Housing Agreement to secure the rental component;

a Detailed Development Permit for a 43-storey residential tower, including an 8-storey
podium, with ground floor and mezzanine commercial space; and

a total 516 residential units are proposed, comprising of 425 market residential units
and 94 rental residential units.

O o0 O0Oo

o

e Development details are provided in the following table:

Proposed
Lot Area
Gross Site Area: 3,231 square metres
Road Dedication: NA
Undevelopable Area: NA
Net Site Area: 3,231 square metres
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Proposed

Number of Lots:

5

Building Height:

43-storeys (145 metres)

Floor Area Ratio (FAR):

10.4 (gross and net)

Floor Area

Residential: 33,152 square metres
Commercial: 343 square metres
Total: 33,496 square metres
Residential Units:
Rental:
Studio: 12
1-Bedroom: 60
2-Bedroom: 18
3-Bedroom: 4
Total: 94
Market:
Studio: 132
1-Bedroom: 18
2-Bedrooom: 158
3-Bedroom: 10
Total: 422
Combined Total: 516
Referrals
Engineering: The Engineering Department has no objection to the project

School District:

subject to the completion of Engineering servicing requirements as
outlined in Appendix II.

The School District has advised that there will be approximately 101
school-age children generated by this development, of which the
School District has provided the following expected student
enrollment.

42 students at Old Yale Road Elementary School
40 students at Kwantlen Park Secondary School

(Appendix III)

The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by 2026.
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Parks, Recreation &
Culture:

Surrey Fire Department:

Advisory Design Panel:

Realty:

No concerns.

The closest active park is Holland Park and is approximately 350
metres away, and the closest natural area is the 22G Greenbelt near
Whalley Boulevard and 100 Avenue and is approximately 1
kilometre away.

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

The proposal was considered at the ADP meeting on June 23, 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.

Realty has no concerns subject to the completion of the required
road closure/land exchange processes prior to final adoption.

Transportation Considerations

Transit

e Surrey Central SkyTrain Station and surrounding transit hub are approximately 350 metres
from the subject site (approximately 5-minute walk), which is serviced by rapid transit and
standard bus routes that connect to every adjacent municipality and community within

Surrey.

Road Network and Infrastructure

e 102A Avenue borders the southern property line and is an east-west Local Road with existing
20.0 m cross-section, where the applicant will be constructing the north side with a parking
pocket, boulevard with street trees/streetlighting and new sidewalk at the property line.

e 133A Street borders the eastern property line and is a north-south Local Road with existing

20.0 m cross-section. A portion of this road fronting the site will be closed and titled as a City
lot in order to permit parking beneath it due to the limited depth between the existing SFU
building, green lane and future bus layover. The applicant will be constructing the east side of
103A Street with a parking pocket, boulevard with street trees/streetlighting and new sidewalk
at the subject site’s property line within the City lot (proposed Lot 1).
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103 Avenue borders the northern property line and is an east-west Local Road with existing
20.0 m cross-section. A portion of this road fronting the site will be closed and consolidated
into the development, as intended within the City Centre Plan road network. The applicant
will be providing an easement on their property for the south side and constructing a
boulevard with street trees and new sidewalk, while the north half remains as existing with at
least 7.0 m pavement to provide access to existing single family homes in the interim, to be
ultimately consolidated with a development as well.

Traffic Impacts

Given the scale and uses of the proposed development, a Transportation Impact Analysis
(TIA) was required to evaluate traffic impacts to the surrounding network and identify any
required improvements to mitigate impacts.

Based on industry standard rates, the proposed uses generate approximately 110 and 107
vehicle trips respectively during the AM and PM peak hours.

A preliminary report has been prepared with interim analysis on the traffic conditions
(existing and future). Mitigating measures beyond frontage may be required based on the
final full report results.

Access

The primary vehicle access to the site (underground parking) and loading area will be via the
easement along 103 Avenue at the north portion of the site.

Pedestrian access is from the main and secondary lobby doors along 133A Street on the
south-west corner and west side of the subject site, with a tertiary accesses from the easement
on 103 Avenue at the north.

Parking

Corporate Report No. Ru15, Parking Update: Rapid Transit Corridors and Rental Housing,
supported by Council, outlines parking requirements for secured market rental developments
and notes bylaw rates for market strata developments located in Surrey City Centre. The
proposed rental (0.65/unit) and strata (0.9/unit) rates for residential parking and reduced
visitor (0.1/unit) rates comply with the rates outlined in the Corporate Report.

The reduced parking rates are supportable based on the proposed 94 purpose-built rental
units secured through a Housing Agreement for a minimum 20-year duration.

Based on the reduced residential/visitor parking rates and typical commercial parking rates,
the proposed development requires a minimum of 498 stalls total and a maximum of

643 stalls total, consisting of 441 to 544 resident parking spaces, 51 to 93 visitor spaces and

6 commercial parking spaces.

The applicant is not seeking any reductions through transportation demand management
(TDM) measures or cash-in-lieu and is proposing to exceed the minimum bylaw requirements
by providing 582 spaces total within an enclosed seven-level underground parkade, consisting
of 520 residential, 52 visitor and 10 commercial parking spaces.
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e The applicant will be exceeding the required 1.2/unit bicycle parking spaces, and providing
628 residential bike parking spaces, plus at least 6 visitor bike parking spaces near the
building entrance(s).

e Currently the site consists of approximately 65 public pay parking spaces owned and operated
by the City. More than half of these spaces will be removed as part of the consolidation and
development of the subject site and not planned to be replaced. Ultimately the remaining
public pay parking spaces will also be eliminated as a Bus Layover facility is planned for the
area.

On-street parking will be accommodated on both 102A Avenue and 133A Street frontages.
Natural Area Considerations

e Two (2) watercourses are located north and south of the subject site within existing road
allowance and identified in COSMOS as Class C watercourses.

e Inaccordance with the required City processes with respect to Sensitive Ecosystem
Development Permit Areas (Streamside Protection) the applicant engaged an appropriate
Qualified Environmental Professional (QEP) to prepare the required environmental
assessments and reports.

e The environmental report prepared assessed both watercourses as Green-Coded Class C
ditches with no setback requirements applicable. Both are proposed to be infilled.

e A Stream Classification Assessment has been submitted to the Ministry of Forests, Lands,
Natural Resources Operations and Rural Development (the ‘Ministry’) for stream classification
determination and the Notice of Advice from the Ministry, under the Water Sustainability Act
(WSA).

e The proposed development and building setbacks are reflective of Class C watercourses.
Should the Notice of Advice from the Ministry results in a watercourse classification other
than Class C, the building setbacks will be required to reflect the setbacks outlined in Part 7A
of the Zoning Bylaw and will impact the proposed development. The applicant is aware that
project modifications could result pending the results of the Ministry’s review.

Sustainability Considerations

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

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

o The building incorporates high performance windows;

0 The building incorporates the energy recovery ventilators to preheat incoming
outdoor air for all residential units and retail spaces/amenity spaces;

0 The building incorporates the low-flow plumbing fixtures to reduce domestic hot
water heating energy;
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0 The building incorporates energy efficient mechanical systems, which can also provide
mechanical cooling to improve thermal comfort for occupants; and
0 The building is connected to the Surrey City Energy.
Regional Growth Strategy

e The subject site is compliant with the Urban Centres (Surrey Metro Centre) Land Use
Designation of Metro Vancouver’s Regional Growth Strategy.

Official Community Plan

Land Use Designation

e The subject site is designated Central Business District (CBD) in the Official Community Plan,
with a permitted maximum density of 5.5 FAR as noted in Figure 16 of the OCP.

e The applicant is proposing to amend Figure 16 to allow for the proposed density of 10.4 FAR,
this requires redesignating the site to 7.5 FAR and then seeking a site specific permission to
allow up to 10.4 FAR within the 7.5 FAR designation on the subject site.

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

Amendment Rationale

e The proposed density and building form are appropriate for this part of Surrey City Centre,
and forms part of an emerging high-density mixed-use hub located west of the central civic
and downtown business core.

e The proposed development will be subject to Tier 2 Capital Plan Project CACs for the
residential floor space that exceeds the permissible floor space under the 5.5 FAR designation.

Public Consultation for Proposed OCP Amendment
e Pursuant to Section 475 of the Local Government Act, it was determined that it was not

necessary to consult with any persons, organizations or authorities with respect to the
proposed OCP amendment, other than those contacted as part of the pre-notification process.

Themes/Policies

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

0 Growth Management:
* Accommodating Higher Density: Direct higher-density development into Surrey’s
City Centre, through the development of a high-density, mixed-use development.
0 Centres, Corridors and Neighbourhoods:
* Dynamic City Centre: Strengthen Surrey’s City Centre as a dynamic, attractive and
complete Metropolitan Core, by providing a mix of commercial and residential
space in a comprehensively-designed development.
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» Transit Corridors: Support Transit Oriented Development along major corridors
linking urban centres and employment areas, through the development of a high-
density development within walking distance to the SkyTrain and other transit
infrastructure.

= Healthy Neighbourhood: Build complete, walkable, and green neighbourhoods,
with a high-density development connected to open space, local greenways and
multi-modal transportation infrastructure.

= Urban Design: Implement high architectural and urban design standards to create
both socially and environmentally sustainable high-density development, with a
unique blend of safe, beautiful, active, and vibrant interconnected and
publicly-accessible spaces.

0 Ecosystems

* Energy, Emissions and Climate Resiliency: Design a community that is
energy-efficient, reduces carbon emissions and adapts to a changing environment
through a design that meets typical sustainable development criteria and conveys
additional open space to the City.

0 Economy

= Employment Lands: Ensure sufficient supply and efficient use of employment
lands, with the development of commercial space close to the core of City Centre.

= Employment, Investment, and Innovation: Ensure high-quality, business
innovation and diversified employment and investment opportunities, through the
development of commercial space.

Secondary Plans

Land Use Designation

e The subject site is designated High-Rise 5.5 FAR in the City Centre Plan.

e The applicant is seeking a gross density of 10.4 FAR and 343 square metres of commercial floor
space and is therefore proposing a City Centre Plan Amendment to redesignate the site to

Mixed-Use 7.5 FAR.

Amendment Rationale

e The proposed density and building form are appropriate for this part of Surrey City Centre,
and forms part of an emerging high-density mixed-use hub located west of the central civic
and downtown business core.

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

Themes/Objectives

e The proposed development is consistent with the following guiding principles:

0 Build Density and Mixed-Use, by providing a mix of commercial and residential space.

0 Encourage Housing Diversity, with a mix of condominium units and a variety of unit types
and sizes.

0 Create Vibrant Urban Space, with a strong public realm along 102A Avenue.
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0 Encourage Office and Employment, by providing approximately 343 m? of ground floor

commercial retail units.

CD Bylaw

The applicant proposes to rezone a portion of the subject site (Proposed Lots 1 and 2) from
"Single Family Residential Zone (RF)" to "Comprehensive Development Zone (CD)". Proposed
Lot 3 (the future bus layover site) is not being rezoned.

The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a
proposed mixed-use tower. The proposed CD Bylaw identifies the uses, densities and setbacks
proposed. The CD Bylaw will have provisions based on the "Multiple Residential 135 Zone

(RM-135)" and the "Community Commercial Zone (C-8)

n

A comparison of the density, lot coverage, setbacks, building height and permitted uses in the
RMC-135 Zone and C-8 Zone and the proposed CD Bylaw is illustrated in the following table.

Zoning Rl\(/lplai "; f;))n € fPirzto;:)! Proposed CD Zone
Floor Area Ratio: 2.5 FAR 0.8 FAR 10.4 FAR (net)
Lot Coverage: 33 % 50% 60 %
Setbacks:
East: 30. metres
West: 4.5 metres
South: 4.5 metres
North: 50% of the height of 3.0 metres
the building
Principal Building 12 metres 145 metres
Height:
N/A
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Permitted Uses: e  Multiple unit e  Retail stores; Multiple unit residential
residential e  Personal service buildings;
buildings uses; Ground-oriented multiple
e Ground-oriented | General service residential buildings;
multiple uses; Retail stores;
residential e  Beverage container Personal service uses;
buildings return centres; General service uses;
e Eating Eating establishments;
establishments; Neighbourhood pubs;
e Neighbourhood Liquor stores;
pubs; Office uses;
e Liquor stores; Indoor recreational
e Office uses; facilities;
e Parking facilities; Entertainment uses;
e  Automotive Community services; and
service uses; Child care facilities.
e Indoor
recreational
facilities;
e Entertainment
uses;
e  Assembly Halls;
e Community
services;
e  Child care
facilities; and
®  One dwelling unit
Amenity Space
Indoor Amenity: 978 square metres | The proposed 1,003 m*
exceeds the Zoning By-
law requirement.
Outdoor Amenity: 1,622 square The proposed 1,597 m*
metres is below the Zoning By-
law requirement.
Parking (Part 5) Required Proposed
Number of Stalls
Commercial: 10 10
Residential: 464 520
Residential Visitor: 52 52
Total: 526 582
Bicycle Spaces
Residential Secure Parking: 620 628
Residential/Commercial Visitor: 6 6
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e The proposed CD By-law will incorporate similar uses as the RM-135 Zone for the residential
component and the C-8 Zone for the commercial component.

e The proposed net floor area ratio (FAR) of 10.4 and the lot coverage of 60 % will exceed the
maximum 2.5 FAR and 33% lot coverage permitted under the RM-135 Zone.

e While the proposed density exceeds that permitted in the Mixed-Use 7.5 FAR designation
calculated on the gross site area, the proposed use complies with the intent of the proposed
Mixed-Use 7.5 FAR designation in the Surrey City Centre Plan. The proposed lot coverage is
appropriate for the proposed high-rise development with podiums and is consistent with
proposed surrounding developments and with the context of the future Centre Block to the
east.

e The RM-135 Zone requires the setbacks to be 7.5 metres (25 ft.) or a minimum of 50% of the
building height, whichever is greater. The applicant is proposing reductions for all setbacks in
the CD By-law. The reduction in building setbacks is supportable as they allow for more
active engagement of the streets, which is desirable for the City Centre area and consistent
with the City Centre Plan design guidelines.

e The proposed commercial uses are in demand and are appropriate for a mixed-use
development in the City Centre, providing opportunities for employment, entertainment and
service uses.

Housing Agreement

e Section 483 of the Local Government Act authorizes Local Government to enter into a Housing
Agreement for affordable and special needs housing.

e Typically, Housing Agreements include the terms and conditions agreed to by the Local
Government and the owner regarding:

0 the form of tenure of the housing units;

0 the occupancy of the housing units identified in the agreement (including their form of
tenure and their availability to the classes of person identified in the agreement);

0 the administration of the units (including the means by which the units will be made
available to intended occupants); and

0 the rents and lease prices of units that may be charged and the rates at which these can
be increased over time.

e The proposed Housing Agreement will secure 94 residential dwelling units, within the podium,
as rental for a minimum duration of 20 years. A Restrictive Covenant will be registered on title
to require payment of applicable amenity contributions should the units be converted to market
units at any time after the Housing Agreement expires (Appendix X).



Staff Report to Council Planning & Development Report

Application No.: 7921-0270-00 Page 17

Capital Projects Community Amenity Contributions (CACs)

e On December 16, 2019, Council approved the City’'s Community Amenity Contribution and
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated
Density Bonus Policy to offset the impacts of growth from development and to provide
additional funding for community capital projects identified in the City’s Annual Five-Year
Capital Financial Plan.

e The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The
contribution will be payable at the rate applicable at the time of Building Permit Issuance. The
current rate is $2,000 per new unit.

e The proposed development is subject to the Tier 2 Capital Plan Project CACs for proposed
density greater than the City Centre Plan designation, which will be calculated in accordance
with the flat rates under Schedule G of the Zoning Bylaw and payable prior to Final Adoption.
The amount of floor space subject to Tier 2 CACs will be determined in advance of Final
Adoption.

Affordable Housing Strategy

e On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report
No. Ro66; 2018) requiring that all new rezoning applications for residential development
contribute $1,000 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.

e The applicant will be required to register a Section 219 Restrictive Covenant to address the
City’s needs with respect to the City’s Affordable Housing Strategy.

Public Art Policy

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

PUBLIC ENGAGEMENT

e Pre-notification letters were sent on Monday June 27th, 2022, and the Development Proposal
Signs were installed on Monday June 27", 2022. Staff received two responses from
neighbouring residents (staff comments in italics):

0 The tower should be 60-storeys and unique in character

(The proposed 43-storey tower height is reflective of surrounding tower developments
and responds to the higher tower heights in the civic centre area and Centre Block).
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Form and Character Development Permit Requirement

e The proposed development is subject to a Development Permit for Form and Character and is
also subject to the urban design guidelines in the Surrey City Centre Plan.

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

e The proposed development is a 43-storey mixed use building, including an 8--storey podium,
with commercial and residential uses on the ground floor.

e The tower structure incorporates the ground floor commercial area and all of the market
residential units, while the podium building contains all of the rental residential units. Both
function independently, with the exception of the shared amenity spaces on the eight floor.

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

e The subject development site (proposed Lot 2) is rectangular in shape and situated along the
western portion of the subject site. As noted earlier in this report, proposed Lot 3 is being
created as part of the land exchange and sale between the City and the applicant in order to
facilitate the delivery of the bus layover in City Centre.

e The schematic site plan for the future bus layover is included in the drawings for context but
does not form part of the rezoning or development permit.

e The podium is an 8-storey block along 133A Street with townhouses at base to create a small-
scale urban fabric.

e Playful cubic expressions have been implanted into the tower design to achieve a dynamic
large scale band pattern.

e Entrances for each component will be unique and easy to identify with lobbies strategically
located along 133A Street and 102A Avenue. The retail lobby is separated and along
102A Avenue and the market and rental residential lobbies are separated and both along
133A Street.

e A public plaza is provided along 102A Avenue and wraps to 133A Street. Further design detail
of this space is required, and a volumetric statutory-right-of-way is required to be registered
over this space to ensure public accessibility.

e The proposed building form adopts a modern architectural vocabulary of the high-rise
typology currently populating Surrey City Centre. The suspended tower element, above the
podium, is a unique and integral architectural feature of the building, allowing for light
penetration through the outdoor amenity area on the eighth floor and weather protection
year-round.
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e The lively streetscape is reinforced with vertical metal panel patterns, window wall glazing,
and cladding that creates a mirror effect to reflect the vibrancy of the public realm.

e The tower separation study demonstrates acceptable future tower separation, reflective of
OCP guidelines. It is noted that the future building site on the adjacent SFU University Drive
campus is anticipated to be a mid-rise form, and not a tower.

e The following urban design items are required to be addressed prior to final adoption:

0 Design development to improve public realm interfaces, and landscape concept,
particularly around the southerly and easterly edges, and public plaza.

0 Further design development of both lobby expressions and canopies.

0 Design development and refinement of the architectural features and materials,
particularly the transition between the tower and podium on the east side and podium
elevation to the north side.

Landscape

e The landscape concept has been designed to respond to the urban nature of City Centre as an
active, pedestrian-friendly space for commercial visitors, residents, the work force and
students. The overall design responds to the active nature of 102A Avenue, considers site
circulation, and incorporates a clear interface between the public and private realm.

e The focal point of the ground plane is the corner plaza at the southwest portion of the site,
with accessible public seating, hardscaping, and specimen trees.

e The tower entry has seating and potted plants as a focal point and entrance designation.

e The ground floor townhouse units along 133A Street include a private patio space with soft
landscape screening and private gate with layered planting consisting of a variety of shrubs.
The units have gates to emphasize the presence of the townhouses and help create a
residential feel to the street.

e The second floor balcony planting is comprised of a heavy coniferous band to buffer and
screen the bus loop. The visual separation will lessen the visual impacts and noise from the
bus layover.

e The roof top is for the tower and market units only and continues the provision of various
outdoor eating and socializing areas.

e The site and landscaping have been designed to keep pedestrians on the sidewalks and within
the subject site with no connections to the future bus layover. The bus layover will operate as
a vehicle only space.

e The east side is screened from the bus loop with a heavy planting of columnar trees and shrub
material while still allowing for a CPTED friendly zone.

¢ The main indoor and outdoor amenity area on the eight floor are proposed to be shared
between the market and residential units.
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e An open lawn and dog-run is proposed as a central and key focal point in the outdoor amenity
space and provides an opportunity for active recreation use by residents. This outdoor space
includes a children’s play area and multiple seating options for resident’s, urban landscaping,
and exercise area.

e The tower rooftop, third and fifth floor amenity areas are only accessible to the market units.

Indoor Amenity

e Per the required Indoor Amenity Space requirements, high-rise towers that are 25 storeys or
higher must meet a base requirement of 3 square metres per unit up to 557 square metres per
tower, which equates to 186 units, plus 1 square metre per unit above 557 square metres, plus 1
additional square metres for each unit and 4 additional square metres for each micro unit.

e Per the required Indoor Amenity Space requirements, low-midrise buildings that are
7-12 storeys must meet a base requirement of 3 square metres per unit up to 111 square metres
plus 1 square metre per unit above 557 square metres, plus 1 additional square metres for each
unit and 4 additional square metres for each micro unit.

e Based upon the City’s Zoning Bylaw requirement, the proposed development must provide
978 square metres of indoor amenity space, in total, to serve the residents of the proposed
516 units, including 74 micro units.

¢ The applicant is proposing 1,003 square metres of indoor amenity space located throughout
the development, which exceeds the total indoor amenity space required under the Zone.

e The indoor amenity space proposed on levels 8 and the rooftop include meeting spaces with
table and chairs, multi-purpose rooms, games room, lounge areas, a gym, and function rooms.

Some of these spaces are connected to the outdoor amenity areas.

Outdoor Amenity

e Based upon the City’s Zoning Bylaw requirement of 3 square metres per dwelling unit of
outdoor amenity space, and 4 square metres per micro unit, a total of 1,622 square metres of
outdoor amenity space is required for the proposed development.

e Overall, the proposed outdoor amenity space provided through private, programmed amenity
is 1,597 square metres which is 25 below the required 1,622 square metres. The outdoor
amenity areas provide well-designed and functional spaces connected to primary indoor
amenity areas. The proposed reduction is supported by staff.

e The largest outdoor amenity space proposed on level 8 includes a large central open lawn
space and dog-run with multiple smaller scale hardscaped centered around the open lawn.
The outdoor spaces on levels 8 and the rooftop incudes a large courtyard, tables, benches as
well as moveable table and chairs.
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TREES
e Jeff Ross, ISA Certified Arborist of Mike Fadum and Associates 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 o) 0 o
Cottonwood o) 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)

(@]

Horsechestnut 2 2 0
Katsuratree 1 1 1
Saucer magnolia 1 1 0
Weeing Willow 1 1 0
Coniferous Trees
Douglas Fir 1 1 o)
Western redcedar 2 2 0
Western hemlock 2 2 0
Total (excluding Alder and
12 1 1

Cottonwood Trees)

Total Replacement Trees Proposed 60
(excluding Boulevard Street Trees)

Total Retained and Replacement Trees 61
Contribution to the Green City Program NA

e The Arborist Assessment states that there are a total of 12 mature trees on the site, excluding
Alder and Cottonwood trees. It was determined that one tree can be retained as part of this
development proposal. The proposed tree retention was assessed taking into consideration
the location of services, building footprints, road dedication and proposed lot grading.

o For those trees that cannot be retained, the applicant will be required to plant treesona1to1
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other
trees. This will require a total of 22 replacement trees on the site. The applicant is proposing
60 replacement trees, exceeding City requirements.

e In addition to the replacement trees, boulevard street trees will be planted on 102A Avenue
and 133A Street. This will be determined by the Engineering Department during the servicing
design review process.
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e The new trees on the site will consist of a variety of trees including Fraser Fir, Armstrong
Maple, Paperbark Maple, Daybreak Magnolia, Japanese Snowbell, Eastern Redbud, and
others.

e In summary, a total of 61 trees are proposed to be retained or replaced on the site with no
contribution to the Green City Program.

CITY ENERGY

e The subject site is located within Service Area A, as defined in the "City Centre District Energy
System By-law" (see Appendix IX for location). The District Energy System consists of three
primary components:

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

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

o City-owned energy transfer stations (ETS) located within the building connected to
the system. The ETS transfers heat energy from the distribution system to the
building’s mechanical system and is used to meter the amount of energy used.

e All new developments within Service Area A with a build-out density equal to or greater than
a floor area ratio (FAR) of 1.0 will be required to provide hydronic thermal energy systems in
support of the City’s District Energy (DE) system including domestic hot water, make-up air
units and in-suite hydronic space heating. The City is committed to having the DE system
operational within the timeframe of this project. Therefore, the subject application will be
required to connect to the City’s DE system prior to occupancy.

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

0 City access to, and maintenance and operation of, the ETS within the building and any
infrastructure between the building and the property line; and
0 to prevent conflicts with other utilities.

e Prior to the issuance of a building permit, the Engineering Department will confirm that the
applicant has met the requirements of the "City Centre District Energy System By-law".
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Subdivision Layout, Site Plan, Building Elevations, Landscape Plans
and Perspective

Appendix II. Engineering Summary

Appendix III. School District Comments

Appendix IV. Summary of Tree Survey and Tree Preservation

Appendix V. City Centre Plan Amendment

Appendix VI. OCP Amendment Map

Appendix VII. ADP Comments and Response
Appendix VIII.  Proposed Housing Agreement
Appendix IX. District Energy Map

approved by Ron Gill

Jeff Arason
Acting General Manager
Planning and Development
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WEST VILLAGE DESIGN GUIDELINE

SURREY CITY CENTRE | JANUARY 2017

West Village

The West Village hood is a rapidly into a growing urban residential area comprised of a

mix of 4-storey apartments, new high rise residential towers and tracts of single family homes. This area has been

the focus of recent development activity partly because to its close proximity to civic, retail and transit services.

With this development, the neighbourhood is seeing a high quamy public realm, landscaping, and pedestrian
pathways. This changing form of new urban will support the civic and
university uses to the east.

A new district energy centre within a small urban park is being constructed in this neighbourhood. High density

hood will be to this energy system for heating. The plant is

deslgned to be an educational as well as function asset for this community.

Vision

This neighbourhood is envisioned as a high density,
green urban village connected with fine-grained
pedestrian walkways, green lanes, plazas and open
space areas. A high quality pedestrian realm will be a
key design feature of this urban neighbourhood. High
rise tower developments will have townhouse or four-
storey podiums to provide a pedestrian-friendly
interface. Residential units will face onto the sidewalk,
with natural landscaping layers to delineate the public L
and private realm Projections

Key Sites and Components

1. District Energy Centre & Public Art
2. West Village Park

Located to the west of the Central Downtown District,
this residential neighbourhood will support the
adjacent civic, retail and educational uses. Central
Avenue (formally 103 A Avenue) will form a key east

3. Public Art on Corner Plaza of Wave Tower site

PART A FOUNDATION

SURREY CITY CENTRE | JANUARY 2017

Urban Design & Redevelopment
Pedestrian Friendly Interface

Townhouse podium forms will provide a pedestrian
friendly interface for the high-density towers. These
podium units will provide natural surveillance of the
streets with setbacks of 4.5 metres and entrances that
face the street. High quality landscaping, low fencing,
stoops and porch areas will provide a clear delineation
between the private and public realm.

Single Family Interface

The western boundary of this neighbourhood is
situated across from single family housing forms. In
order to provide a suitable transition to the single
family, the western side of the neighbourhood will
redevelop into apartment and townhouse forms.

West Village Park

West Village Park will be a future mini-neighbourhood
park that will provide contemporary urban space and a
plaza. It will also include passive space and a
children’s playground.

West Village District Energy Centre

A district energy centre will be located within West
Village Neig hood Park. The City d district
energy system will produce hot water at the district
energy plant and then distribute this hot water
through a dedicated pipe system to heat the buildings
in the West Village Neighbourhood.

Corner Plazas and Walkways

Publically accessible open space and walkways will
permeate this neighbourhood. Corner plazas should
be designed with each development to provide
additional outdoor amenity space. These plaza areas
should include amenities such as seating, art
installations, specialty paving and other unique
features. The plazas will be connected through public
connected pathways and green lanes that provide

i t th multipl t tions that t
west connection into the Givic Core. Neighbourhood Population 6,000 11,000 14,000 :Ie;:asbriwﬁa‘r;s with multiple routing options that promote
scale commercial will be located along Central .

Avenue. Employment 40 50 300

Surrey's first District Energy Centre will be located in
this neighbourhood. This building, co-located with a

Central Avenue (103 Avenue)

Cemral Avenue will be a key east-west street in this

N Bt Cy Sketch of hood, residents to the civic core
neighbourhood park will identify this neighbourhood and Transit Parkway to the east. Small scale active
as a truly green, sustainable urban village. The site will neighbourhood commercial will be permitted at the
be an amenity for local neighbourhood residents, and ground floor.
also draw visitors to view the inner workings of this :
showcase facility. Open facades on the district energy
plant will allow viewing of the internal functions from
the outside

Bl Froject Site
West Village Neighbourhood
76 SECTION 3: DISTRICTS & NEIGHBOURHOODS 7 78
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PRECEDENT PROJECTS

SEMI CLOSED OPEN SPACE

70 RAINERY
BRANDON HUTTENLOCHER
AUSTIN, USA

URBAN BONDING PATTERN

BARCLAY VILLAGE
OLE SCHEEREN
VANCOUVER, CANADA

THIND TOWERS
1Bl GROUP
SURREY
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SHADOW STUDY

MARCH 21st

10 a.m.

SEPTEMBER 21st

10 a.m.

12 p.m.

12 p.m.

2 p.m.

2 p.m.
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MATERIAL BOARD

Tower Color Palette

Balcony Painted Concrete

Dark Grey

Window Wall Spandrel
Grey

Balcony Painted Concrete
White

Window Wall Mullion
Anodized Silver

Window Wall Glazing
Clear Glass (Blue Tinit)

Window Wall Mullion
Anodized Dark Grey

Podium Color Tower Color Palette

Metal Panel
Patterned

Metal Panel

Architectural Concerete
Light Grey

EXYD PANEL

Aluminum Panel- Wood Pattern

Material Samples

Aluminium Panel - Wood grain

Exyd Panels

MATERIAL KEY

Architectural Concrete

DESCRIPTION COLOUR
Balcony Painted Concrete White
Balcony Painted Concrete Dark Grey

Glass Handrail

Clear safety Glass

Window Wall Glazing

Clear Glass (Blue Tint)

Spandrel Glass

Grey

Aluminum Panel

Wood Pattern

Window Wall Profiles

Anodized White Color Mullion

Window Wall Profiles

Anodized Grey Color Mullion

Metal Panel - Alucobond Patterned
Metal Panel - Alucobond Dark Grey
Architectura Concerete Light Grey

Exyd Panel

Stainless Steel

Dark Grey (OR SIMILAR REFLECTIVE PANEL)

Side mounted guardrail Top mounted guardrail

102A AVENUE AND 133A STREET surrey, sc
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JULY 2022
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ALL PLANTS TO BE NUREERY GROWN
ALL PLANT MATERIALS AND LABOUR TO COMFORM
TO THE CURRENT EDITION OF THE CSLA LANDECAPE STAMDARDS.

ALL PLANT MATERIAL TO BE INSPECTED FRIOR TO DELIVERY ON SITE. CONTRACTOR TO

COMTANING 4 AND 15% OREANING MATTER [DRY WEIGHT
BASIS).

GADWING MEDIA SHALL VRTUALLY FREE FROM SUBSOL .

WOCD INCLUDMG WOODY PLANT PARTS, INVASIVE ARD MOXIIUS FLANT AND THEIR
REPRODUCTELE FARTE, FLANT PATHOGENIC ORGANSME. ORGANIC DF INDRGEANIC MATERIALS,

TOOPSS, STONES OVER 30mm {1.2°|, ANY DEBRIS AND FOREIGN DBECTS.

IMPORTED GROWING MEDLA SHALL CONFORM TO AND BE TREATED AS PER SECTION 62.3 TD
B.2.7 INCLUSIVE OF THE CURRENT EDITION CELA LAND SCAPE STANDWRDS,

GROWING MEDIUN SHALL CONFORM 70 LEVEL 1 -GROOMED" AREAS: LOW TRAFFIC LAWN
AFEAS, TREES AND LARGE SHALBS (1L N TAELE T-6.3.51 OF THE CURRENT EDITION OF THE
CHLA LAMDSCARE STANDARDE).

IT SHALL FOSSESS THE FOLLOWING DUALTIES:

TEXTURE

"COARSE GRAVEL (LARGER THAN 19mm AND SMALLER THAN S0mmic 0-1%

“ALL GRAVEL (LAREER THAN Jmm AND SMALER THAN 20mm D-6%
"SAND [LARGER THAN 0.05mm AND SMALLER

THAN Zrmimy: 60-T0%4

suTn.qﬁﬁEamnN 0.002mm AND SMALLER

THAM 005mm]:
"CLAY [SMALLER Tum D002 0-20%:
"CLAY AND SILT COMBINED: MAXIMUM 25%

ORGANIC CONTENT: 3.10%
Acidity |pH)- £.0.7.0 as per CSLA Standards

DRAINAGE: FERCOLATION SHALL BE SUCH THAT WATER 15 WSELE
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Appendix Il

.ISUYFOQFREY INTER-OFFICE MEMO

S S
&> the future lives here.

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

FROM: Development Services Manager, Engineering Department
DATE: July o5, 2022 PROJECT FILE: ~821-0270-00
RE: Engineering Requirements (Commercial/Multi-Family)

Location: 13381 & 13387 102A Ave, 10262 & 10284 133A St, and 13390 103 Ave

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

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
e Complete road closures as required to accommodate proposed development.
e Dedicate required corner cuts.
e Provide o0.5m wide statutory right-of-way along all site frontages.

Works and Services

e Construct road works along 133A Street, 102A Avenue.

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

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

e Construct 250mm sanitary main along 133A Street.

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

e Register applicable legal documents as determined through detailed design.

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

A Servicing Agreement is required prior to Rezone/Subdivision.

Jeff Pang, P.Eng.
Development Services Manager

HB4

NOTE: Detailed Land Development Engineering Review available on file
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June 29, 2022 School Enrolment Projections and Planning Update:

Old Yale Road catchment serves the central business district of Surrey. The timing of future
Planning high rise development in this area, with good market conditions could impact the enrolment
growth upwards from the projections below. As of September 2021, the elementary was
operating at 99% capacity. The school requires 2 portables to manage this growth. This
catchment is being monitored over the next several years as the projected growth in the area
has yet to arrive as projected last year. As part of the 2023/24 Capital Plan, the District is
requesting a 10-classroom addition. No capital funding has been approved at this time.

As of September 2021, Kwantlen Park Secondary is currently operating at 122% with 13
portables on site used for enrolling classes. In March 2020, the Ministry of Education
supported a 300-capacity addition to move from capital plan request to preparation of a
feasibility study.

THE IMPACT ON SCHOOLS 0ld Yale Road Elementary
APPLICATION #: 210270 00

700
SUMMARY 650
The proposed 422 highrise units and 600

94 rental highrise units 550 o

are estimated to have the following impact 500 e =
on the following schools: 450 -~
Projected # of students for this development: 00 —————— e g N

350
Elementary Students: 42

. 300 . - . . . . . - - . !
Secondary Students: 40 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029
= == = Enrolment Qe Operating Capacity

September 2021 Enrolment/School Capacity
Old Yale Road Elementary Kwantlen Park Secondary
Enrolment (K/1-7): 47 K + 388
Operating Capacity (K/1-7) 19K +419

2000 -

1900
Kwantlen Park Secondary 1800
Enrolment (8-12): 1462 1700

L e T S = —_——
Capacity (8-12): 1200 1600 e e
td
A a

1500 T

1400

1300
Projected population of school-age children for this development: 101 1200 -/ U e e Sl — |

1100

1000

ion - i i i . 900 T - - - - - - - - - .
Population : The projected population of children aged 0-19 Impacted by the development. 2019 | 2020 | 2021 | 2022 | 2023 | 2008 | 2025 2026 | 2027 | 2028 2029
Enrolment: The number of students projected to attend the Surrey School District ONLY.
== =t ==+ Enrolment Qs Capacity

* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.
i P ing capacity is estil by ipying the number of enrolling spaces by 27 students.




APPENDIX F: CITY OF SURREY SUMMARY FORM

Surrey Project No.:

Appendix IV

Project Address: 10284, 10262 133A Street, 13381 and 13387 102A Avenue and 13390, 13392 103 Avenue, Surrey

Consulting Arborist: Nick McMahon

ON-SITE TREES: QUANTITY OF TREES
Total Bylaw Protected Trees Identified 12
(on-site and shared trees, including trees within boulevards and proposed streets
and lanes, excluding Park and ESA dedications)
Bylaw Protected Trees to be Removed 11
Bylaw Protected Trees to be Retained 1
(excludes trees in Park dedication areas and ESA’s)
Replacement Trees Required:

Alder and Cottonwood at 1:1 ratio: Otimes 1= 0

All Other Bylaw Protected Trees at 2:1 ratio: 11 times 2 = 22

TOTAL: 22
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: Otimes 1= 0

All Other Bylaw Protected Trees at 2:1 ratio: Otimes 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, Senior Consulting Arborist Dated: July 4, 2022

APPENDIX F PAGE 1 OF 1
CITY OF SURREY SUMMARY FORM

Direct: 604 812 2986
Email: nick@aclgroup.ca

ACL FILE: 22165
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\Appendix VII |

Location: Virtual

. . THURSDAY, JUNE 23, 2022

.I SUﬁREY Advisory Design Panel Time: 300 p.m.
o~ Minutes

Present: Guests: Staff Present:

Panel Members: Rupinder Cheema, Kekinow Housing Society =~ N. Chow, Urban Design Planner

R. Drew, Chair Carmen Lawson, Luma Development S. Maleknia, Urban Design Planner

J. Azizi Management S. Gill, Recording Secretary

G. Brumpton Molly Chan, Architect AIBC, NSDA Architects

K. Deol Jennifer Stamp, BCSLA, Groundswell

M. Heeney Landscape Architecture

R. Jenkins Orod Aris, Architect AIBC, IBI Group

E. Kearns Martin Bruckner, Architect AIBC, IBI Group

I. MacFadyen Daryl Tyacke, Eckford Tyacke & Associates

A. RECEIPT OF MINUTES
It was Moved by E. Kearns

Seconded by J. Azizi
That the minutes of the Advisory Design
Panel meeting of June 9, 2022, be received.

Carried
B. NEW SUBMISSIONS
2. 4:20 p.m.
File No.: 7921-0270-00
New or Resubmit: New
Last Submission Date: ~ N/A
Description: Proposed development application to allow for a 43-storey

mixed-use building with 516 residential units and 343
square metres of commercial/retail on the ground floor.

The application includes an OCP amendment to allow
for the proposed density of 1 FAR, a City Centre Plan
amendment to amend the designation from High-Rise
5.5 to Mixed-Use 7.5 FAR, Rezoning, Development
Permit, Subdivision, and a Housing Agreement to secure
for the proposed residential rental units. A total of 516
residential units are proposed. The east-west lane is
proposed to be closed and consolidated as well as a
portion of 103 Avenue. A land exchange is underway
with the City to create the subject development site and
the future bus layover site, adjacent to the east.

Page 1



Advisory Design Panel - Minutes June 23, 2022

Address: 13387 102A Avenue, 10262 133A Avenue, 10284 133A
Avenue and 13390 103 Avenue

Developer: ML Emporio Properties

Architect: Orod Aris, Architect AIBC, IBI Group

Martin Bruckner, Architect AIBC, IBI Group
Landscape Architect: Daryl Tyacke, Eckford Tyacke & Associates
Planner: Ingrid Matthews
Urban Design Planner: ~ Sam Maleknia

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,
wayfinding, 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 K. Deol

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, stating it is fundamentally a good
scheme and well thought out.

Key Points
o The tower form aligns with City of Surrey’s energy efficient design policy.
. Review the potential SFU site development.

IBI: Possible development on SFU site will be completely reviewed with the city.
o Glad the amenity requirements are met and succeeded for the exterior
. Landscape plan is well resolved.
o Consider the articulation of the building facade where the tower footprint

connects the lower part of the podium specifically on east side, needs some
improvement. The current joint or transition line is not fully defined.

IBI: The transition between the tower and the podium on the east elevation, will
be refined in next submission

o Consider the color pattern on lower podium on north side looks reasonable
but on east side has made the facade quite busy. It may not give a great
pedestrian experience.

Page 2



Advisory Design Panel - Minutes June 23, 2022

Site

IBI: East Fagade pattern will be simplified for our next submission.
Consider moving rental handicap parking closer to rental building
elevators

IBI: All the rental handicap stalls will be moved closer to the rental core

Provide universally Accessible washrooms in all amenity spaces
IBI: Noted and will be implemented.

Considering incorporating adaptable/Accessible units
IBI: Noted. Five precent of total unit counts will be adaptable.

No specific issues were identified.

Form and Character

The overall building form and character is quite cohesive, simple and
elegant design.

Consider having horizontal and vertical features in the tower and podium
to have well-balanced composition.

IBl: Noted

Further consider the material transition on the east elevation between the
podium & tower; consider further emphasis of the H forms on the east and
west, to marry the esthetic with the north & south facades.

IBI: Noted. East and west fagade esthetic will be reassessed.

Consider providing covered or indoor access to the shared Indoor Amenity
on Level 8, for the rental component.

IBI: Access from rental elevator to the indoor amenity will be covered.

Consider decreasing the contrast of the colour palette of the metal panel at
the podium on the north elevation.

IBI: the colour palette of metal panels will be studied for east and north elevation.
Consider wrapping the canopy feature that is above the lobby to the east
elevation.

IBI: The transition between the tower and the podium on the east elevation, will
be refined in next submission

Landscape

CPTED

Consider reviewing the landscape strategy on the south and southwest
corner.
Eta: We’'ll certainly review the landscape strategy on the SW/ south frontages.

Review the transition from flush to steps for safety.
The transition from flush to steps will be further reviewed to achieve a safe
transition next to the public plaza and the lobby entry

No specific issues were identified.

Sustainability

Page 3



Advisory Design Panel - Minutes June 23, 2022

o No specific issues were identified

Accessibility

. Recommendation of moving the handicap washroom closer to the rental
elevators.
IBI: Noted and will be revised on L1 amenity.

o Provide universal accessible washrooms in the amenity places and

incorporate adaptable units for accessibility purposes.
IBI: Noted and will be implemented.

C. OTHER BUSINESS

This section had no items to consider.

D. NEXT MEETING

The next Advisory Design Panel is scheduled for June 30, 2022.

E. ADJOURNMENT

The Advisory Design Panel meeting adjourned at 6:28 p.m.

Jennifer Ficocelli, City Clerk R. Drew, Chairperson

Page 4



Appendix VIII

CITY OF SURREY
HOUSING AGREEMENT
Mixed-Use
THIS HOUSING AGREEMENT made the Lday of \"{Alu , 2022.
BETWEEN: !
CITY OF SURREY, a municipal corporation having its
offices at 13450 — 104 Avenue, Surrey, B.C. V3T 1V8
(the “City”)
OF THE FIRST PART
AND:
ML EMPORIO TOWERS LTD., a corporation having its
offices at 120 — 21900 Westminster Highway, Richmond,
British Columbia V6W 1J5
(the “Owner”)
OF THE SECOND PART
WHEREAS:
A. The Owner is the legal and beneficial owner of those certain lands and premises

located in the City of Surrey, in the Province of British Columbia, legally described
as:

PID: 011-262-338 EAST 175 FEET LOT “A’ EXCEPT: THE EAST 66
FEET, SECTION 27, BLOCK 5 NORTH, RANGE 2 WEST NEW
WESTMINSTER DISTRICT PLAN 7802

PID: 011-262-354 LOT “A’ EXCEPT: THE EAST 175 FEET, SECTION 27,
BLOCK 5 NORTH, RANGE 2 WEST NEW WESTMINSTER DISTRICT
PLAN 7802

PID: 012-326-984 LOT 13, Block “C”, SECTION 27, BLOCK 5 NORTH,
RANGE 2 WEST, NEW WESTMINSTER DISTRICT, PLAN 1726

PID: 010-985-841 LOT 14 BLOCK "C" SECTION 27 BLOCK 5 NORTH
RANGE 2 WEST NEW WESTMINSTER DISTRICT PLAN 1726

(the “Lands”);



Page 2

B. The Owner proposes to use the Lands for the development of a mixed-use
development to be compromised of 516 units and 343 square metres of retail
space within a 43-storey building (the “Development”);

C. The Owner has voluntarily agreed to enter into a housing agreement pursuant to
Section 483 of the Local Government Act, R.S.B.C. 2015, Chapter 1, as amended,
to ensure that the Rental Units are rented in accordance with this Agreement.

NOW THEREFORE in consideration of the premises herein and of the mutual covenants
and agreements hereinafter set forth and contained herein and $1.00 now paid by the
City to the Owner (the receipt of which is hereby acknowledged), the parties hereto
covenant and agree each with the other as follows:
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DEFINED TERMS

In and for the purpose of this Agreement, in addition to the definitions on the first
page of this document, the following terms shall have the following meanings:

(a)

(b)

“Agreement” means this housing agreement and any amendments to or
modifications of the same;

“City” means the City of Surrey and any person authorized by the City of
Surrey, including assigns of whole or partial interest in this Agreement or
of any of the rights conferred upon the City of Surrey by this Agreement;

“City Personnel” means all of the City’s elected and appointed officials,
officers, employees, agents, nominees, delegates, permittees,
contractors, subcontractors, invitees and the Approving Officer;

“Claims and Expenses” means all actions, causes of actions, suits,
judgments, proceedings, demands, and claims, whether at law or in
equity, losses, damages, expenses and costs (including legal fees and
disbursements on an indemnity basis) of any kind or nature whatsoever,
at law or in equity, for any damages, losses, injuries or death;

“Development” means as defined in Recital B;

“Dwelling Unit” means each of the 516 dwelling units to be constructed
within the Development;

“Lands” means the parcel of land situated in the City of Surrey, British
Columbia and legally described in Recital A, and includes any parcel into
which such land is consolidated or further subdivided (including a
subdivision pursuant to the Land Title Act and a subdivision pursuant to
the Strata Property Act of British Columbia);

“Owner” means the person named on the first page of this Agreement
and the legal and beneficial owner at any given time and any successors
in title of the Lands and, without limitation, if the Lands are subdivided by
way of a strata plan under the Strata Property Act of British Columbia,
then “Owner” includes the strata corporation thereby created;

‘Rental Units” means 94 Dwelling Units which must be made available
by the Owner to the general public at arms’ length for use as residential
rental accommodation on a month-to-month or longer basis in accordance
with all applicable laws including, without limitation, the Residential
Tenancy Act, S.B.C. 2002, Chapter 78, as amended, and any regulations
pursuant thereto; and

“Term” means 20 years, commencing on the first day of the month after
the City issues an occupancy permit for the Development.
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RESTRICTION ON OCCUPANCY OF DWELLING UNITS

During the Term the Rental Units must be made available for rent in accordance
with this Agreement.

The City may, from time to time, during the Term request the Owner to provide
written proof of compliance with section 2.1 and the Owner agrees to provide, or
cause an operator of the Lands to provide, the City with such proof in a form
reasonably satisfactory to the City.

All of the Rental Units must be owned by the same Owner(s).

Throughout the Term, the Owner shall not sell or transfer the beneficial or
registered title or any interest in and to the Rental Units, unless the Owner obtains
from the transferee an agreement in writing from the transferee to assume and
perform all of the obligations of the Owner arising under this Agreement.

LIABILITY

Indemnity. The Owner shall indemnify and save harmless the City and City
Personnel from all Claims and Expenses which the City and City Personnel may
suffer, or incur, or be put to, arising out of or in connection with any breach or
default of any covenants or agreements on the part of the Owner contained in
this Agreement, or arising out of, or in connection with the Development or arising
out of the fact that the Lands are encumbered by and affected by this Agreement.

Release. The Owner does hereby remise, release and forever discharge the City
and City Personnel from all Claims and Expenses which the Owner may have
against the City and City Personnel, which the Owner now has or hereafter may
have with respect to or by reasons of or arising out of the fact that the Lands are
encumbered by and affected by this Agreement.

Obligations Continue. The Owner covenants and agrees that the indemnity and
release in Sections 3.1 and 3.2 will remain effective and survive the expiration or
termination of this Agreement whether by fulfilment of the covenants contained in
this Agreement or otherwise.

NOTICE

Any notices or other documents to be given or delivered pursuant to this
Agreement will be addressed to the proper party as follows:

(a) As to the City:

City of Surrey
13450 — 104 Avenue
Surrey, BC V3T 1v8
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Attention: General Manager, Planning and Development Department

(b) As to the Owner:

Inderjot Gill
120 — 21900 Westminster Highway, Richmond, British Columbia V6W
1J5

Attention: Inderjot Gill

or such other address as such party may direct. Any notice or other documents
to be given or delivered pursuant to this Agreement will be sufficiently given or
delivered if delivered to the particular party as its address set out or determined
in accordance with this section and shall be deemed complete two (2) days after
the day of delivery.

It is specifically agreed that for any notice or document to be validly given or
delivered pursuant to this Agreement, such notice or document must be delivered
and not mailed.

GENERAL

Joint and Several. Where the Owner consists of more than one person, each
such person will be jointly and severally liable to perform the Owner’s obligations
under this Agreement.

Assignment by City. This Agreement or any of the rights conferred by this
Agreement upon the City may be assigned in whole or in part by the City without
the consent of the Owner.

City’s Other Rights Unaffected. Nothing contained or implied herein will
derogate from the obligations of the Owner under any other agreement with the
City or, if the City so elects, prejudice or affect the City’s rights, powers, duties or
obligations in the exercise of its functions pursuant to the Local Government Act
and the Community Charter, as amended from time to time and the rights,
powers, duties and obligations of the City under all public and private statutes,
by-laws, orders and regulations, which may be, if the City so elects, as fully and
effectively exercised in relation to the Lands as if this Agreement had not been
executed and delivered by the Owner and the City.

Agreement for Benefit of City. The Owner and the City hereby acknowledge,
agree and declare that this Agreement is entered into for the sole purpose of
benefitting the City and, in particular, acknowledge, agree and declare that this
Agreement is not designed to protect or promote the interests of the Owner or
any mortgagee of the Owner, or any future owner or occupier of the Lands and
any improvements on the Lands or any other person and the City may, at its sole
option, execute a release of this Agreement at any time without liability to any
person for so doing.
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No Waiver. The Owner acknowledges and agrees that no failure on the part of
the City to exercise and no delay in exercising any right under this Agreement will
operate as a waiver thereof, nor will any single or partial exercise by the City of
any right under this Agreement preclude any other or future exercise thereof of
the exercise of any other right.

City Not Required to Prosecute. The Owner agrees that the City is not required
or is under no obligation in law or equity to prosecute or enforce this Agreement
in any way whatsoever.

Remedies. The remedies provided for in this Agreement will be cumulative and
not exclusive of any other remedies provided by law or in equity. In addition to
any remedies which are available under this Agreement or at law, the City will be
entitted to all equitable remedies, including, without limitation, specific
performance, injunction and declaratory relief, or any combination thereof, to
enforce its rights under this Agreement. The Owner acknowledges that specific
performance, injunctive relief (mandatory or otherwise) or other equitable relief
may be the only adequate remedy for a default by the Owner under this
Agreement.

Severability. All the obligations and covenants in this Agreement are severable,
so that if any one or more of the obligations or covenants are declared by a court
of competent jurisdiction to be void and unenforceable, the balance of the
obligations and covenants will remain and be binding.

City Court Costs. In an action to enforce this Agreement in respect of which the
court determines that the position of the City will prevail, the City will be entitled
to court costs on a solicitor-client basis.

Subdivision/Consolidation. If the Lands are subdivided or consolidated at any
time hereafter either under the provisions of the Land Title Act or under the Strata
Property Act, then upon the deposit of a plan of subdivision, strata plan,
consolidation plan or similar plan or application as the case may be the rights,
benefits, burdens, obligations, and covenants contained in this Agreement will
continue to charge each of the new parcels, lots, or other subdivided or
consolidated parcels and areas so created.

Subdivision by Strata Plan. If the Lands, or any portion thereof, are subdivided
by a strata plan, this Agreement will charge title to the strata lots and the common
property comprising such strata plan and:

(a) this Agreement will be registered against each individual strata lot and
noted on the common property sheet;

(b) the strata corporation or the strata corporations created will perform and
observe the Owner’s covenants in this Agreement, solely at the expense
of the strata lot owners; and

(c) the liability of each strata lot owner for the performance and observance
of the Owner's covenants herein will be in proportion to the unit
entitlement of his, her or its strata lot as established by the strata plan.
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Personal Representatives and Successors. This Agreement shall enure to the
benefit of and be binding upon the parties hereto and their personal
representatives, respective heirs, executors, administrators, successors, and
assigns.

Governing Law. This Agreement will be governed by and construed in
accordance with the laws of the Province of British Columbia and the laws of
Canada applicable in British Columbia.

Priority. The Owner shall at the sole expense of the Owner, do or cause to be
done all acts reasonably necessary to grant priority to this Agreement over all
charges and encumbrances which may have been registered against the title to
the Lands at the Land Title Office save and except those specifically approved in
writing by the City.

Further Assurances. The Owner shall do, or cause to be done, all things and
execute or cause to be executed all documents and give such further and other
assurances which may be reasonably necessary to give proper effect to the intent
of this Agreement.

Counterparts. This Agreement may be executed in any number of counterparts
and delivered via facsimile or e-mail, each of which will be deemed to be an
original and all of which taken together will be deemed to constitute one and the
same instrument, provided that any party delivering this Agreement via facsimile
or e-mail will deliver to the other party any originally executed copy of this
Agreement forthwith upon request by the other party.
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5.17 Entire Agreement. This Agreement represents the entire agreement between
the City and the Owner regarding the matters set out in this Agreement and
supersedes all prior agreements, letters of intent or understandings about these
matters.

IN WITNESS WHEREOF the City of Surrey and the Owner have executed this
Agreement under seal of their duly authorized officers as of the references of this
Agreement.

CITY OF SURREY

By:

Authorized Signatory

Doug McCallum,
Mayor
City of Surrey

By:

Authorized Signatory

Jennifer Ficocelli,
City Clerk
City of Surrey

ML EM,PQITI§ EOWERS LTD.,
By:

Authorizeld Signatory

Name: Inderjot Gill
Title: Director
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