
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0168-00 
Planning Report Date: May 15, 2023   

 

PROPOSAL: 

• Rezoning from RF to CD (based on RM-70) 
• Development Permit 

to permit the development of a 6-storey apartment 
building consisting of approximately 125 dwelling units 
in City Centre.  

LOCATION: 13453 - 94A Avenue 
13461 - 94A Avenue 
13473 - 94A Avenue 
 

ZONING: RF  

OCP DESIGNATION: Multiple Residential  

CCP DESIGNATION: Low to Mid Rise Residential 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning 
 
• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the General Urban designation in the Metro Vancouver Regional 

Growth Strategy (RGS). 
 

• The proposal complies with the Multiple Residential designation in the Official Community 
Plan (OCP) and the ‘Residential Low to Mid Rise up to 2.5 FAR’ designation in the Surrey City 
Centre Plan. 

 
• The proposed development is located approximately 800 metres travelling distance from an 

existing Frequent Transit Network (FTN) and contributes to the goal of achieving higher 
density development near a transit corridor. 
 

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

• The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 
guidelines in the Surrey City Centre Plan, and the proposed density and 6-storey building 
form are appropriate for this area of City Centre. 
 

• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials, and contemporary lines.  The street interface has been designed 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. A By-law be introduced to rezone the subject site from "Single Family Residential Zone 

(RF)" to "Comprehensive Development Zone (CD)" and a date be set for Public Hearing.  
 
2. Council authorize staff to draft Development Permit No. 7922-0168-00 generally in 

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

(a)  ensure that all engineering requirements and issues including restrictive 
covenants, dedications, and rights-of-way where necessary, are addressed to the 
satisfaction of the General Manager, Engineering; 

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

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

Development Department; 
 

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

 
(e)  submission of a finalized tree survey and a statement regarding tree preservation 

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

satisfaction of the Planning and Development Department;  
 

(g) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the RM-70 Zone, at the rate in effect at the time of Final Adoption; 

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

and Development Department; and 
 
(i) 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.  
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SITE CONTEXT & BACKGROUND 
 

Direction Existing Use City Centre Plan 
Designation 

Existing Zone 
 

Subject Site Single family dwellings. Low to Mid Rise 
Residential  

RF 

North (Across 
lane): 
 

Construction of a 6-storey 
apartment building approved 
under Development Application 
No. 7920-0206-00 

Low to Mid Rise 
Residential  

CD (By-law No. 
20571) 

East: 
 

Vacant land. Conditional Approval 
for the development of a 6-storey 
apartment building under 
Development Application No. 
7917-0205-00 

Low to Mid Rise 
Residential  

RF 

South (Across 
94A Avenue): 
 

Queen Elizabeth Meadows Park Park RF 

West: Construction of two 6-storey 
apartment buildings approved 
under Development Application 
No. 7919-0370-00 

Low to Mid Rise 
Residential  

CD (By-law No. 
20239) 

 
Context & Background  
 
• The subject site is approximately 4,000 square metres in size and consists of three lots on the 

north side of 94A Avenue, between 134 Street and 135 Street. The site is located within the 
Medical District of City Centre. 
 

• The subject properties are designated Multiple Residential in the Official Community Plan 
(OCP) and Low to Mid Rise Residential in the City Centre Plan and are zoned Single Family 
Residential Zone (RF). Currently there is an existing single family dwelling present on each 
property involved in the application.  

 
• The site slopes downward by approximately 2.5 metres from west to east. 

 
• There are a few other development applications on this block, bounded between 134 and 135 

Streets, and 94A and 95 Avenues:  
 
o Development Application No. 7919-0370-00 (9442 and 9456 – 134 Street and 13439 - 

94A Avenue) to the west of the subject site was approved by Council on July 26, 2021, 
for two 6-storey apartment buildings. The Building Permit and related construction is 
currently in process.  
 

o Development Application No. 7920-0286-00 (9470, 9482 and 9492 – 134 Street and 
13428 – 95 Avenue) to the northwest of the subject site received Conditional Approval 
by Council on November 14, 2022. 
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o Development Application No. 7920-0206-00 (13458 – 95 Avenue) to the north of the 
subject site was approved by Council on October 3, 2022. The Building Permit and 
related construction is currently in process. 

 
o Development Application No. 7917-0205-00 (9445/47, 9459/61 – 135 Street and 13491/93 

– 135 Street) to the east of the subject site proposes a 6-storey apartment building and 
the Rezoning Bylaw was granted Third Reading by Council on May 7, 2018.  

  
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• In order to permit the development of a 6-storey apartment building with 125 dwelling units, 

the applicant is proposing the following:  
 

o Rezoning the site from RF to CD (based on RM-70); 
o Subdivision (consolidation) of three lots into one lot; and 
o A Development Permit for Form and Character.  

 
 Proposed 
Lot Area 

Gross Site Area: 3,996 square metres 
Road Dedication: 896 square metres 
Net Site Area: 3,100 square metres 

Number of Lots: 1 
Building Height: 18.7 metres 
Floor Area Ratio (FAR): 2.5 gross FAR; 3.2 net FAR 
Floor Area 

Residential: 9,769 square metres 
Commercial: NA 
Total: 9,769 square metres 

Residential Units: 
1-Bedroom: 92 units (including 2 adaptable units) 
2-Bedroom: 29 units (including 1 adaptable unit) 
3-Bedroom: 4 units 
Total: 125 units 

 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. 
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School District: The School District has advised that there will be approximately 32 

school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
14 Elementary students at Cindrich Elementary School 
14 Secondary students at Queen Elizabeth Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts. 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by December 
2024.  
 

Parks, Recreation & 
Culture: 
 

No concerns. 
 
Queen Elizabeth Meadows Park is the closest active park and 
contains amenities including open space, a community garden, and 
natural area. The park is across 94A Avenue from the development. 
 

Surrey Fire Department: No concerns. Comments provided are to be addressed as part of the 
Building Permit application. 
 

Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on December 15, 
2022, and was conditionally supported. The applicant has resolved 
most of the outstanding items from the ADP review as outlined in 
the Development Permit section of this report. Any additional 
revisions will be completed prior to Council’s consideration of Final 
Adoption of the rezoning by-law, to the satisfaction of the Planning 
and Development Department.  
 

 
Transportation Considerations 
 
• The applicant will provide the following road improvements to service the subject proposal:  

 
o Dedication and construction of 94A Avenue to the City Centre local road standard; 
o Dedication and construction of a green lane along the north side of the site; and 
o Dedication and construction of a walkway along the west side of the site. 
 

• The Zoning Bylaw requires a total of 125 stalls to be provided on site. The applicant is 
proposing to provide a total of 145 stalls, which exceeds the bylaw requirements.  
 

• As part of the subject proposal, the applicant will be widening 94A Avenue to accommodate 
additional on-street parking along the north side of the road.  
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• Access for the development is proposed to be located from the green lane along the north side 

of the subject site. 
 

• The proposed development is approximately 800 metres from King George Boulevard, which 
is an existing Frequent Transit Network (FTN), and approximately 1.4 kilometers from King 
George Skytrain Station.   

 
• There is a walkway proposed along the west side of the subject site that will provide a 

continuous pedestrian connection ultimately from 94A Avenue to 95 Avenue.  
 
Sustainability Considerations 
 
• The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. 
o Wood frame construction has a lighter carbon footprint than steel; 
o Proposed decks provide solar shading for exterior spaces at ground level; 
o Passive ventilation through operable windows; 
o Energy efficient equipment and lighting systems, high efficiency HAC system and low-

loc paints; 
o Energized outlets being provided in all residential and half of visitor stalls; and 
o Bike racks and bike storage. 

 
• The applicant has indicated the project will meet Step 2 of the BC Energy Step Code with 

connection to the City Centre District Energy System. 
 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The proposal complies with the General Urban designation in the Metro Vancouver Regional 

Growth Strategy (RGS). 
 
Official Community Plan 
 
Land Use Designation 
 
• The proposal complies with the Multiple Residential designation in the Official Community 

Plan (OCP).  
 

Themes/Policies 
 
• The proposed development is consistent with the following guiding policies and objectives in 

the OCP: 
o Support compact and efficient land development that is consistent with Metro 

Vancouver Regional Growth Strategy (OCP Policy A1);  
o Accommodate higher density development into Surrey’s City Centre and near 

Frequent Transit Corridors at density sufficient to encourage commercial development 
and transit service expansions (A2);  
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o Encourage development in urban neighbourhoods to utilize existing infrastructure 
and amenities and to enhance existing neighborhood character and viability (A3);  

o Encourage Development that supports increased transit, pedestrian walkability, and 
bicycle access (B3);  

o Develop complete, accessible, and walkable green neighbourhoods with sufficient 
densities to support a high-quality transit system that is accessible to most residents 
(B4); and 

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

 
Secondary Plans 
 
Land Use Designation 
 
• The proposal complies with the Low to Mid Rise Residential designation in the Surrey City 

Centre Plan. 
 
Themes/Objectives 
 
• The proposed development is consistent with the following guiding principles:  

o  Encourage Housing Diversity, by providing a variety of housing forms and a range of 
unit sizes and types;  

o Break up the Block Size, by contributing to a fine-grained street network that provides 
a variety of transportation routes and increases mobility choices;  

o Create Vibrant Urban Spaces, with high quality architectural aesthetics and amenities 
such as plazas to encourage people to interact with the public realm; and 

o Promoting identity and a sense of place, by contributing to the emerging 
neighbourhood character in this medium-density residential pocket of the Medical 
District. 

 
CD By-law  
 
• The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a 

proposed 6-storey apartment building on the subject site. The proposed CD By-law for the 
proposed development site identifies the uses, densities and setbacks proposed. The CD By-
law will have provisions based on the "Multiple Residential 70 Zone (RM-70)". 

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

RM-70 Zone and the proposed CD By-law is illustrated in the following table: 
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Zoning RM-70 Zone (Part 24) Proposed CD Zone 
Floor Area Ratio: 1.50 FAR (net) 3.2 (net) 
Lot Coverage: 33% 55% 
Yards and Setbacks: 

North: 
East: 
South (94A Ave): 
West: 

 
7.5 m 
7.5 m 
7.5 m 
7.5 m 

 
4.5 m 
3 m 

4.5 m 
5.0 m 

Principal Building Height: 50.0 m 18.7 m 
Permitted Uses: • Multiple unit residential 

buildings 
• Ground-oriented multiple 
unit residential buildings 
• Child care centres 

• Multiple unit residential 
buildings 
• Ground-oriented multiple 
unit residential buildings 
 

Amenity Space 
Indoor Amenity: 3.0 sq. m. per dwelling unit 

1.0 sq. m. per lock-off suite 
4.0 sq. m. per micro unit 

The proposed 286 m2 + CIL 
meets the Zoning By-law 
requirement. 

 
Outdoor Amenity: 

 
3.0 sq. m. per dwelling unit 
1.0 sq. m. per lock-off suite 
4.0 sq. m. per micro unit 

 
The proposed 570 m2 meets 
the Zoning By-law 
requirement. 

Parking (Part 5) Required Proposed 
Number of Stalls 

Residential: 113 132 
Residential Visitor: 13 13 
Total: 
     Accessible: 

126 
3 

145 
4 

     Small Car (%): 44 (35%) max. 14 (10%) 
Bicycle Spaces 

Residential Secure Parking: 150 163 
Residential Visitor: 6 12 

 
• The floor area ratio (FAR) has been increased from 1.5 net FAR in the RM-70 Zone to 3.2 net 

FAR in the CD Zone. The proposed density complies with the City Centre Plan.  
 

• The maximum lot coverage has been increased from 33% in the RM-70 Zone to 55% in the CD 
Zone to accommodate the built form, which is generally consistent with other similar 6-storey 
apartment developments in the City Centre Plan area.  

 
• The reduced setbacks along frontages (94A Avenue, the west walkway and the north green 

lane) and the east property line achieve a more urban, pedestrian-oriented streetscape, 
consistent with the goals and objectives of the City Centre Plan.  

 
• The applicant is proposing to exceed the minimum residential parking requirements with 132 

parking spaces (113 required) and meet the minimum visitor parking requirements with 13 
visitor parking spaces required), for a total of 145 parking spaces (126 required).  
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• The applicant is proposing to exceed the minimum bicycle parking requirements with 163 

residential bicycle parking spaces (150 required) and 12 visitor bicycle parking spaces (6 
required).  

 
Capital Projects Community Amenity Contributions (CACs) 
 
• On December 16, 2019, Council approved the City’s Community Amenity Contribution and 

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

• The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Final Subdivision Approval. 
The current rate is $2,136 per new unit. 

 
• The proposed development will not be subject to the Tier 2 Capital Plan Project CACs as the 

proposal complies with the densities in the Secondary Plan designation. 
 
 
Affordable Housing Strategy 
 
• On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 

No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,068 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects.  
 

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

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

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

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on December 19, 2022, and the Development Proposal Sign 

was installed on January 4, 2023. Staff received no responses from neighbouring residents. 
 



Staff Report to Council 
 
Application No.: 7922-0168-00 

Planning & Development Report 
 

Page 11 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 
• The proposed development is subject to a Development Permit for Form and Character and is 

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

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

 
• The applicant is proposing a 6-storey apartment building containing 125 units, consisting of 92 

1-bedroom units, 29 2-bedroom units, and 4 three-bedroom units. Four (4) units are proposed 
to be adaptable units. The units range in size from 50 square metres to 107 square metres. 

 
• The proposed 6-storey apartment development incorporates a design and building massing 

that is generally in accordance with the vision for this part of City Centre. This area is 
envisioned as a medium density residential neighbourhood of apartments, connected to 
neighbourhood parks and schools with a finer grained street network with green lanes and 
pedestrian pathway systems. 

 
• The proposed U-shaped is to frame public frontages along 94A Avenue to the south, a public 

walkway to the west, and a green lane to the north. An outdoor amenity courtyard is located 
in the centre of the site opening up to the east, with connection to indoor amenity space on 
the ground floor.  

 
• The applicant proposed an urban contemporary design and extensive use of brown brick on 

the façade along street frontages. 
 

• All ground-oriented units will have their own usable, semi-private outdoor patio space with 
direct access to the street, and public walkway. 

 
• Building materials include fibre cement panels and brick.  

 
• The proposed indoor and outdoor amenity spaces have been integrated for site functionality 

and efficiency. For more details, see the Indoor and Outdoor Amenity Space sections in this 
report. 

 
• The applicant had worked with staff to address ADP and staff comments favorably. In 

particular the applicant has worked to: 
 
o Reduce the material palette and simplify the building finished. 
o Develop the building massing, architectural expression, and better lobby proportion. 
o Improve the overall landscape concept, including the patios, and outdoor amenity 

space, by softening the landscaping and providing covered areas.  
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Landscaping 
 
• The proposed landscaping for the site includes a mix of trees, shrubs, groundcover, along with 

hardscaping, site lighting, fencing, and site furnishings. 
 

• The landscaping concept centres around three areas, an entrance amenity area adjacent to the 
building entrance along 94A Avenue, the ground-oriented unit entrances along street 
frontages, and the outdoor courtyard areas on the east side of the building. 

 
• Pathways provide for pedestrian circulation around the site and provide access to the outdoor 

amenity courtyard on the east side of the site from the green lane and 94A Avenue. 
 

• At grade units have patio spaces with feature paving, trees, shrubs, fencing with gates to 
create semi-private outdoor spaces for residents. 

 
Indoor Amenity  

 
• The required indoor amenity is 375 square metres, while the applicant is proposing to provide 

286 square metres of indoor amenity space on site, requiring cash-in-lieu for the shortfall in 
accordance with City policy.  
 

• The majority of indoor amenity space is located on the first level near the centre of the 
building and opens up onto the outdoor amenity courtyard to the east. 

 
• The main floor indoor amenity space consists of a gym, lounge area, kitchen, and accessible 

washrooms.  
 

• There is also indoor amenity space located on the P1 level, which consists of a bike 
maintenance room and a dog wash.  

 
Outdoor Amenity  

 
• The required outdoor amenity is 375 square metres. The applicant is proposing 570 square 

metres of outdoor amenity, exceeding the minimum requirement. 
  

• The proposed outdoor amenity is organized into two areas, a courtyard on the main floor and 
a roof top amenity space. 

 
• The main floor outdoor amenity courtyard on the east side of the building consists of an 

outdoor barbeque and seating area, a lounge area with artificial turf, an outdoor yoga area, a 
children’s play area, and picnic tables for seating. 

 
• The roof top amenity space includes community garden plots, outdoor covered lounge area 

for seating and a picnic table. 
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Outstanding Items 

 
• The project was considered at the Advisory Design Panel (ADP) meeting on December 15, 

2022, and received conditional support. The Panel provided comments to guide the 
refinement of the proposed apartment building and associated landscaping.  
 

• The applicant is required to resolve all outstanding urban design and landscaping issues and 
Advisory Design Panel comments, including:  

 
o Coordination and development of the public realm interface and the easterly grading 

and landscape walls.  
o Design development of the landscape treatment, including soil depth coordination 

and integration of the plaza. 
 

 
TREES 
 
• Xudong Bao, ISA Certified Arborist of M2 Landscape Architecture prepared an Arborist 

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

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

Alder and Cottonwood Trees 
Alder 1 1 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Big Leaf Maple 2 2 0 
European White Birch 1 1 0 

Cherry 5 5 0 
Paper Birch 1 0 1 

Horse Chestnut 1 1 0 
Tulip Tree 1 1 0 

American Elm 1 0 1 
Coniferous Trees 

Western Red Cedar 1 0 1 
Douglas Fir 4 3 1 

Austrian Pine 1 1 0 
Jack Pine 1 0 1 

Total (excluding Alder and 
Cottonwood Trees)  19 14 5 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 15 

Total Retained and Replacement Trees 20 

Contribution to the Green City Program  $7,700 
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• The Arborist Assessment states that there are a total of 20 mature trees on the site, excluding 

Alder and Cottonwood trees.  One (1) existing tree, approximately 5% of the total trees on the 
site, are Alder and Cottonwood trees. It was determined that 5 trees can be retained as part of 
this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading.  
 

• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees. This will require a total of 29 replacement trees on the site.  Since only 15 replacement 
trees can be accommodated on the site, the deficit of 14 replacement trees will require a cash-
in-lieu payment of $7,700, representing $550 per tree for applications received 2021 and after, 
to the Green City Program, in accordance with the City’s Tree Protection By-law.  
 

• In addition to the replacement trees, boulevard street trees will be planted on 94A Avenue, 
the west walkway, and the green lane. This will be determined by the Engineering 
Department during the servicing design review process.   

 
• The new trees on the site will consist of a variety of trees including vine maple, slender 

silhouette sweet gum, Serbian spruce pendula, and Japanese stewartia.   
 
• In summary, a total of 20 trees are proposed to be retained or replaced on the site with a 

contribution of $7,700 to the Green City Program. 
 
 
CITY ENERGY 
 
• The subject site is located within Service Area A, as defined in the "City Centre District Energy 

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

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

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

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

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

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

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

of the ETS and related service connections are confirmed by Engineering and the applicant at 
the servicing agreement stage. The Engineering Department also requires the applicant to 
register a statutory right-of-way and Section 219 Restrictive Covenant over the subject site for 
the following purposes: 
 

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

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

applicant has met the requirements of the "City Centre District Energy System By-law". 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. 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. ADP Comments and Response 
Appendix VI. District Energy Map 
 
 
      approved by Ron Gill 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
SR/ar 
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Appendix II



 

School Enrolment Projections and Planning Update:

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

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

   

THE IMPACT ON SCHOOLS

APPLICATION #: 22 0168 00

SUMMARY                                                                                                          

The proposed    125 lowrise units Cindrich Elementary
are estimated to have the following impact
on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 14
Secondary Students: 14

18 0284 00

September 2022 Enrolment/School Capacity

Cindrich Elementary
Enrolment (K/1‐7): 45 K + 361  

Operating Capacity (K/1‐7)  38 K + 443
   

Queen Elizabeth Secondary
Enrolment  (8‐12): 1503 Queen Elizabeth Secondary
Capacity  (8‐12): 1600  
   

 

Projected population of school‐age children for this development: 32
 

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

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

Secondary Students: 22

Total New Students  

 

Cindrich Elementary serves established neighbourhoods. The 10‐year projection shows that the 
school continues to maintain existing enrolment levels.  This projection is conservative and will 
likely change as higher density projects are approved and constructed at the intersection of 96th 
Ave and King George.   There are no current plans to expand this existing school; and based on this 
projection, any future growth can be accommodated with 4 portables or less.  

Queen Elizabeth Secondary operates below existing school capacity.  Over the next 10 years, the 
enrolment growth trend will take on a stronger upwards trend line post 2023.  Like the elementary 
school, the proposed new higher density development anticipated around King George Boulevard 
and 96th Avenue will also fuel secondary growth in the catchment.   There are no current plans to 
expand the existing secondary school, but enrolment will be monitored over the next several years.

 

    Planning
December 16, 2022

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

Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.                              

150
200
250
300
350
400
450
500
550
600
650
700
750
800
850
900

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030

Enrolment Operating Capacity

800

900

1000
1100

1200

1300

1400
1500

1600

1700
1800

1900

2000

2100
2200

2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030
Enrolment Capacity
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Surrey Project No:

Number of Trees

20

15

5

-
1 X one (1) = 1

-
14 X two (2) = 28

15

14

n/a

Number of Trees

0

-
0 X one (1) = 0

-
0 X two (2) = 0

0

0

Summary, report and plan prepared and submitted by:

(Signature of Arborist) Date

Replacement Trees in Deficit

Total Replacement Trees Required:

Protected Off-Site Trees to be Removed

Replacement Trees Proposed

All other Trees Requiring 2 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

All other Trees Requiring 2 to 1 Replacement Ratio

Replacement Trees Proposed

Tree Preservation Summary

Protected Trees to be Retained

(excluding trees within proposed open space or riparian areas)

Protected Trees to be Removed

Total Replacement Trees Required:

Protected Trees Identified

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

On-Site Trees

Registered Arborist: Xudong Bao, PN-8671A

16-Mar-23

29

0

22-0168
Address: 13453, 13461 & 13473 94A Avenue, Surrey

Off-Site Trees

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

Replacement Trees in Deficit

C:\Users\User\Desktop\Xudong\2021 PROJECTS\21067\K\21067 ARB REPORT XB 2023-02-21 04\21067-04 Surrey Tree Preservation Summary

Appendix IV



#731 FIR#730 MAPLE#721 TULIP
#720 CHERRY

#732 PINE

#733 FIR

#734 BIRCH

#735 FIR

#736 CHERRY

OS1 FIR
OS768 FIR

OS767 LOCUST
OS766 LOCUST

OS775
CEDAR#729 CHERRY

#728 CHERRY

#726 ALDER
#727 CHERRY

#725 CHERRY

#724 MAPLE
#723 CHERRY

#722 HORSECHESTNUT

Ci1 ELM Ci2 PINE
Ci3 REDCEDAR Ci5 FIR

Ci4 BIRCH
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April 14, 2023.         File: 22-0168 

Sarah Robertson 
Planner 
City of Surrey  
13450 – 104 Avenue,  
Surrey, BC V3T 1V8 
 

Re: Surrey File No. 20-0168 (13453/61/73 - 94A Ave): ADP Comments December 15, 2022 

 
Please find our itemized responses (in blue) to your comments below: 
 
Key Points 
 
• Reduce the material palette and consider simplifying the treatment of the building façade.  
The material palette was reduced and the façade composition was simplified. Please refer to SD0.01, 
SD1.21, and SD3.01 to SD3.05. 

• Simplify and rationalize the big frame element next to the lobby. 
The entry corner was redesigned to create better proportions for the frame element. 
Please note the corner column is structurally needed. Please refer to SD0.01, SD1.20, SD1.21, SD3.01, 
and SD3.04. 

• Consider additional design development at main building entry with pedestrian scale 
approach. 

The entry element was redesigned, providing extra coverage and better wayfinding. Please refer to 
SD1.20. 

• Consider design strategies and potential stepping of building to increase daylight into the 
central courtyard. 

It was considered, but no significant solar gain would be achieved without a significant impact to the 
FSR, ultimately making the project unfeasible. Please refer to SD5.10 and SD5.11. 

• Consider softening the treatment and reduction of hardscapes in outdoor amenity at level 1. 
The only hard surfaces on the L1 outdoor amenity area are the circulation paths, playground area, and 
barbecue area. A significant amount of vegetation and turf are proposed. Please refer to SD1.20 and 
the landscape drawings. 
M2: Noted. More softscape areas are added to the outdoor amenity space at level 1. 

• Consider more usable covered outdoor amenity spaces. 
Pergolas have been proposed in both outdoor amenity areas. Please refer to the landscape drawings. 
M2: Noted. 

• Further consider bike storage location and usability. 
Bike storage is consolidated mainly on level P1, and convenience paths are being proposed to provide 
easier access to the parkade ramp. Please refer to SD2.21. 

• Review the unit layout usability. 

Appendix V
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Unit layouts have been revised as requested. Please refer to SD9.01 to SD9.07 

• Consider using future climate files to inform design as it progresses. 
An energy modeler has been retained. 
 
Site 
 
• Consider reducing the amount of hardscape of the central courtyard design to increase the 

amount of softscape to better screen building overlook of the courtyard and the two unit 
patio’s that are at the same level. 

The only hard surfaces on the L1 outdoor amenity area are circulation paths, playground area, and 
barbecue area. A significant amount of vegetation and turf are proposed. Please refer to SD1.20 and 
the landscape drawings. 
 
Form and Character 
 
• Consider reviewing the massing concept, which has a horseshoe shape that creates shadowing 

within the courtyard; consider peeling back the rooftop overhang and reduce the 6th floor 
decks to get more light in there.   

Studies for the solar gain are being provided; there is no significant solar gain if overhangs are 
removed. Please refer to SD5.11. 

• Further consider the whole top floor to have a parapet rather than heavy roof overhang, 
which will help with the perceived height. 

The parapet wall is recessed to provide a slimmer overhang. The proposed overhang provides partial 
coverage for the level 6 balconies. Please refer to SD1.20, SD1.21, and SD2.13. 

• Consider adding more seating space or waiting space in the lobby so it can be used as more 
than a corridor for more functionality. 

A seating area is being provided, please refer to SD2.10. 

• Consider a pedestrian scale to your residential entry. 
The entry was redesigned, providing a pedestrian-friendly scale and better wayfinding. Please refer to 
SD1.20. 

• Consider further design development to reduce heavy columns or omit and reduce extension 
of decks at the side setbacks as they make the building mass overly large. Consider a 
consistent and robust approach to frame elements around the building facades. 

The frames are now consistent and the decks at side setbacks have been reduced. Please refer to 
SD2.12, and SD3.01 to SD3.05. 

• Further consider reducing the material palette, omit one of the materials, potentially the 
wood, and leave the brick and blue material. 

Wood lap siding was deleted, and materiality use was simplified. Please refer to SD4.01.  
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• The black window frames are a key element of the attractive exterior elevations.  However, 
these are sometimes dropped later due to cost issues, and this would drastically change the 
look of the building.  It is important that the City obtain some form of firm commitment that 
they will be retained.  Otherwise, the applicant should provide alternative elevations to the 
ADP, so the actual design can be assessed. 

We confirm that black windows will be installed. We have worked with this developer on multiple 
projects, and black windows were never an issue. 

• Consider improving the living space layouts as in most units they look quite tight and not very 
operational. 

The unit layouts were revised, please refer to SD9.01 to SD9.07. 

• Consider having some units such as C6 and C3 to have some design development to open up 
the living rooms and adjust the wall to allow a more generous layout, as units in the armpit 
behind the elevators are always compromised.  

The armpit unit areas were redistributed, providing more functional units. Please refer to SD9.01 and 
SD9.04.  

• Consider the livability of the unit design, especially in corner units. Further consider deleting 
study rooms and giving more window wall length. 

The corner units were redesigned, providing more functional units. Please refer to SD9.01 to SD9.07.  

• Consider providing good-sized balcony doors and ensure door clearance when changing the 
building envelope. 

All balcony doors are 3’-0”. 

• Consider having the north wing of the building double-loaded and the south one single-loaded 
to take better advantage of the daylight.  

We have considered, but the solar gain would not be enough to counterbalance the negative effects on 
exiting, fire access, and remassing issues. 

• Consider glazing in the stairwells to make them more welcoming and encourage use. 
Windows were added to the stairwell when possible. Please refer to SD2.11 and SD2.12. 

• Consider indoor amenity on the roof. 
We have considered this but that would change the BCBC building classification to 7 storeys. 

• For the main residential entry, consider pushing the exterior door of the lobby in and cut off 
part of the vestibule to open up more space at the entry. 

The vestibule was redesigned as suggested. Please refer to SD2.10. 

• Consider providing some indoor amenity space on the 6th floor with a direct access stair up to 
the sunny outdoor rooftop amenity. 

We have considered this, but keeping the indoor amenity on 1st level has many advantages: 

• Provides a direct connection to the podium outdoor amenity 

• Maintaining the amenity areas consolidates as per the city’s preference expressed in 
other projects 

• Limits visitor's access to only 1 residential level, increasing the overall security 
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Landscape 
 
• Consider adding some covered outdoor space that, in addition to being very useful in our 

climate, can help offset the deficiency in indoor amenity area 
M2: Noted. Covered outdoor spaces are provided both on the ground level and rooftop. 

• The rooftop trellis for shade over the seating node is a great addition, ensure, through design 
development, that furniture is can fit underneath. 

M2: Noted 

• Consider removing the abrupt paving transition at the front lobby area between the curving 
plaza space and the area under the balcony above. Further consider a more uniform 
treatment from the plaza to lobby doors. 

M2: Noted. Please refer to L1 and L7 sheets for details. 

• Consider rearranging the intermediate planters or, ideally resize them on the front patios of 
the west side of the building to make them more functional. 

M2: Noted.   

• Consider enlarging some of the unit patios along the west side as they appear to be 
constrained by planters that could be reduced without affecting soil volumes for trees in 
lower planters. 

M2: Landscape plans have followed updated architectural layout. 

• The retaining walls along the building perimeter appear to be well articulated and planters 
well designed for soil depths. 

No comments 

• Given how shady the courtyard amenity appears to be, consider providing more variety of 
programming, possibly reduce the amount of urban gardening or change plot sizes. 

Rooftop amenity was redesigned. 
 

CPTED  
 
• No specific issues were identified.  
 
 
Sustainability  
 
• Consider consolidating all the bicycle storage onto P1 and provide easier access to the 

outdoors, such as a dedicated elevator for bicycles. 
All bike stalls required as per the zoning bylaws are consolidated on level P1. Extra stalls are 
being proposed on level P2 – in our opinion that could be convenient for leisure bikers that may 
park on level P2, and would drive their bikes to parks or mountains, for example. Please refer 
to SD2.20 and SD2.21. 

• Consider bike amenities, including good wayfinding for bicyclists, and automatic door 
operators to ease entry and exit.  
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A bike maintenance room is being proposed on level P1, and good wayfinding, and automatic 
door operators will be provided. Please refer to SD2.21. 

• Carefully consider how bicyclists interact with pedestrians and drivers both on the ground 
plane and within buildings. 
Convenience paths are being proposed in the parkade; exit stairs connecting the bike storage 
room directly to the MUP are also being provided. Please refer to SD2.10 and SD2.21. 
 

• Consider energy modelling to inform the design process and consider using future climate files 
for thermal comfort modelling to test resiliency and ensure livability in the future. 
An energy modeller has been retained for this project. 
 

Accessibility  
 
• Consider additional design development of the building entry so it can be wrapped around the 

corner. 
The building entry has been redesigned. More coverage is being provided at the main entrance 

and the structural column has been relocated. Please refer to SD1.20. 

 
We hope the above responses are to your satisfaction. If further clarification or additional information 
is required, please let us know. 
 
 
Kind regards, 
 

 
 
 
Andressa Linhares | Sr. Design Project Coordinator 

B. Arch. (Brazil), MRAIC, NCIDQ, MBA 

 
Cc: Steve Bartok, Principal 
Architect AIBC, AAA, MRAIC 
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