
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0319-00 
Planning Report Date: October 16, 2023   

 

PROPOSAL: 

• Development Permit 

to permit the development of Phase 2 of a mixed-use 
project, consisting of one 39-storey mixed-use tower 
and a 6-storey standalone apartment building. 

LOCATION: 10244 - Whalley Boulevard 
 

ZONING: CD (Bylaw No. 20589)  

OCP DESIGNATION: Downtown  

CCP DESIGNATION: Mid to High Rise Mixed-Use 

  

 

 
 



Staff Report to Council 
 
Application No.: 7922-0319-00 

Planning & Development Report 
 

Page 2 
 
 
RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the "Downtown" designation in the Official Community Plan 

(OCP). 
 

• The proposal complies with the "Mid to High Rise Mixed-Use" designation in the Surrey City 
Centre Plan. 

 
• The proposed density and building form are appropriate for this part of City Centre and are 

generally consistent with General Development Permit No. 7919-0258-00, approved for this 
site on July 25, 2022. 

 
• The proposed development conforms to the goal of achieving high-density mixed-use 

development nodes around SkyTrain Stations. The proposed residential high-rise tower is 
located within a walking distance of 500 metres from the Surrey Central Skytrain Station. 

 
• The proposal 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 
City Centre Plan and in accordance with the Development Permit (Form and Character) 
design guidelines in the OCP.  

 
• The proposed buildings achieve an attractive architectural built form, which utilizes high 

quality materials, and contemporary lines. 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. Council authorize staff to draft Development Permit No. 7922-0319-00 generally in 

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

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

Development Department;  
 
(c) the applicant adequately address the impact of the reduced on-site indoor amenity 

space requirement of the CD Bylaw (based on RM-135 Zone), at the rate in effect at 
the time of DP issuance; and 

 
(d) provision of cash-in-lieu or other demand management measures to address the 

shortfall in residential parking spaces to the satisfaction of the General Manager, 
Engineering. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use CCP Designation Existing Zone 
 

22 Vacant portion on Phase 2 
(Lot B) of the Georgetown 
Development 

Mid to High Rise 
Mixed-Use 

CD (Bylaw No. 
20589) 

North: 
 

Phase 1 (Lot A) of the 
Georgetown development, 31-
storey residential tower under 
construction at the northeast 
corner at Central Avenue and 
Whalley Blvd. (DP No. 7919-
0258-01) 

Mid to High Rise 
Mixed-Use 

CD (Bylaw No. 
20589) 
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Direction Existing Use CCP Designation Existing Zone 
 

East: 
 

"The Meadows" two-storey 
townhouse development. 

Low to Mid Rise 
Residential 

RM-45 

South (Across 
unopened 102A 
Avenue): 
 

Temporary real estate sales 
centre for the Georgetown 
Development fronting 102 
Avenue (TUP No. 7919-0318-
00) on the Phase 3 
southernmost lot (Lot C). 

Mid to High Rise 
Mixed-Use  

CD (Bylaw No. 
20589) 

West (Across 
Whalley Blvd.): 

Recently closed large format 
commercial businesses. 
Endorsed Georgetown master 
plan and Phase 1, 30-storey 
residential tower recently 
constructed (Development 
Application No. 7916-0448-
00). 

Mid to High Rise 
Mixed-Use and 
Mid to High Rise 
Residential 

CD (Bylaw No. 
19570 and 14109) 

 
Context & Background  
 
• The approximately 4,590-square metre Phase 2 subject site (Lot B) at 10244 Whalley 

Boulevard is located in the Central Downtown neighbourhood of City Centre, east of Whalley 
Boulevard on the north side of unopened 102A Avenue.  It is located approximately 500 metres 
from City Hall and the Surrey Central SkyTrain station. 
 

• The subject site is designated Downtown in the Official Community Plan (OCP) and Mid to 
High Rise Mixed-Use in the City Centre Plan and is zoned Comprehensive Development Zone 
(CD) Bylaw No. 20589.  
 

• The site is the location of Anthem’s high-density mixed-use development called 
"Georgetown". The parent properties were rezoned previously under Development 
Application No. 7919-0258-00, which received Final Adoption on July 25, 2022. The 
subdivision of the parent property into three development parcels to accommodate this three-
phase comprehensive development project was also completed as part of Development 
Application No. 7919-0258-00.  
 

• General Development Permit No. 7919-0258-00 was also issued to guide the general design of 
the entire development site. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing a Detailed Development Permit (for Phase 2) to allow for one, 39-

storey mixed-use tower with a 3-storey podium comprised of ground floor commercial retail 
units, two podium levels of residential dwelling units with the remaining residential dwelling 
units above (Levels 4-39) in the tower and one, 6-storey, stand-alone residential apartment 
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building, both located above 4 levels of underground parking. 
 

• The proposed Detailed Development Permit is generally in keeping with the Form and 
Character specified within General Development Permit No. 7919-0258-00. 
 

 Proposed 
Lot Area 
Net Site Area: 4,590 square metres 
Number of Lots: 1 (no change) 
Building Height: Mixed-use tower: 121 metres/39 storeys  

Apartment building: 22 metres/ 6 storeys 
Floor Area Ratio (FAR): 6.9 FAR 
Floor Area 

Residential: 31,929 square metres 
Commercial: 697 square metres 
Total: 31,860 square metres 

Residential Units: 
Studio: 112 
1-Bedroom: 183 
1-Bedroom + den: 59 
2-Bedroom: 115 
2-Bedroom (adaptable): 6 
2-Bedroom + den: 5 
3-Bedroom: 11 
3-Bedroom + den: 6 
Total: 497 
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Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements 
under Application No. 7819-0258-00.  

School District: The School District has advised that there will be approximately 22 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
12 Elementary students at Lena Shaw Elementary School 
6 Secondary students at Guildford Park Secondary School 
 
(Appendix II) 
 
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 Q1 2027.  
 
To ensure that relevant and up-to-date student projections are 
provided, the School District will provide projections for subsequent 
phases with each subsequent development permit application. 
 

Parks, Recreation & 
Culture: 
 

Parks has no concerns with the proposed development. 
 
Future active parkland is proposed within 80 metres walking 
distance of the development as part of the City Centre Plan.  
 
22G – Greenbelt is the closest park with natural areas and is 830 
metres walking distance from the development. 
 

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

Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on June 29, 2023 
and was supported. The applicant has resolved some 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 issuance of Development 
Permit No. 7922-0319-00, to the satisfaction of the Planning and 
Development Department.  
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Transportation Considerations 
 
Transit 
 
• Currently bus route #325 (Newton Exchange / Surrey Central Station) runs along the subject 

site’s frontage with stops located on 102 Avenue.  
 

• The subject site is located one block south of the Frequent Transit Network along 104 Avenue 
that serves bus routes #320 (Langley / Fleetwood / Surrey Central Station), #501 (Langley 
Centre / Surrey Central Station) and R1-King George Rapid Bus.  

 
• Surrey Central SkyTrain Station and surrounding transit hub are approximately 500 metres 

(less than 10-minute walk) from the subject site. Planned redevelopment in the adjacent area 
will increase road network connections that reduce the walking distance between the 
SkyTrain station and this site. 

 
Traffic Impacts 
 
• Under the original application, File No. 7919-0258-00, the applicant was required to provide a 

Transportation Impact Analysis (TIA). Based on the TIA evaluation of site-generated traffic 
impacts, the surrounding road network and intersections are projected to operate at 
acceptable levels for the City Centre context. 

 
Road Network and Infrastructure  
 
• The applicant will be providing road improvements along the site frontages on Whalley 

Boulevard, Central Avenue, 102A Avenue, 102 Avenue, and 137A Street to City Centre 
standards. 
 

• As part of the proposal, the applicant will be providing a new 102A Avenue and 137A Street 
through the site, connecting with Whalley Boulevard at the signalized intersection. These new 
road connections will be delivered with sidewalks, treed boulevards, and parking where 
available.  
 

Access 
 
• The applicant is proposing a parkade ramp and access to loading facilities via a private drive 

aisle connecting Phases 1 and 2 with Whalley Boulevard and the new 102A Avenue. 
 
Parking and Bicycle Storage 
 
• Based on the parking ratios specified in CD Bylaw No. 20589, a minimum of 419 parking 

spaces are required for proposed Phase 2 with provision of Transportation Demand 
Management (TDM) measures. 
 

• The applicant is proposing to provide 427 parking spaces for Phase 2 of the development and 
has provided TDM measures as part of the original application, File No. 7919-0258-00, in 
accordance with Bylaw provisions. Subsequent to the original approval, the number of units 
proposed has been increased.  The applicant will address any TDM and/or cash-in-lieu 
requirements prior to DP issuance if applicable. 
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• On-street parking will be available along segments of Central Avenue and 102A Avenue 

fronting the subject site (Phase 2) and the Phase 1 site.  
 
• The proposed development is required to provide 609 bicycle parking spaces for both the 

mixed-use tower and the 6-storey apartment building in Phase 2. 
 

• The applicant is proposing 634 bicycle parking spaces for Phase 2, which exceeds the number 
of bicycle parking spaces required under the Zoning Bylaw.  

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

Sustainable Development Checklist. This project will be required to meet a minimum of Step 
2 of the BC Energy Step Code, and possibly higher based upon the date of Building Permit 
issuance. 
 

• The building will be connected to the City’s District Energy system. 
 

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

o Passive design has been considered through a reduction of Glazing (50% glass to 
solid); 

o Reduced exposed concrete is provided;  
o Right sizing of balconies has been considered with more surface area provided in front 

of living spaces to reduce direct solar exposure; 
o Spandrel glazing has been increased along the West and East where overheating is a 

concern; 
o Air conditioning will also be provided for all units to cool on warmer days and provide 

resilience to peak summer days;  
o Drought tolerant and local planting has been considered throughout; 
o Rainwater management has been enhanced through the provision of greened roof 

decks and robust landscape at grade; and 
o Cisterns have been designed in the underground parking facilities. 

 
School Capacity Considerations 
 
• The School District has advised that the two schools (Lena Shaw Elementary School and 

Guildford Park Secondary School) in the catchment area of the subject site are at or over 
capacity, respectively. 
 

• As part of the 2023/25 Five Year Capital Plan, the School District is seeking an 8-classroom 
addition for Lena Shaw Elementary.  The Ministry of Education and Child Care has yet to 
approve funding for this project. 
 

• In March 2020, the Ministry of Education supported the School District to prepare a feasibility 
study for a 450-seat addition at Guildford Park Secondary School.  The addition is projected to 
open September 2028 to help alleviate the over-capacity issue. 
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POLICY & BYLAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The subject site is designated General Urban in Metro Vancouver’s Regional Growth Strategy 

(RGS). The proposed development complies with the RGS. 
 
 
Official Community Plan 
 
Land Use Designation 
 
• The subject site is designated Downtown in the Official Community Plan, with a permitted 

maximum density of 3.5 FAR, as noted in Figure 16 of the OCP. 
 
• As part of Development Application No. 7919-0258-00, the proposed overall, site-wide density 

(4.7 gross FAR) was consistent with the 3.5 gross FAR designation in the City Centre Plan 
including density bonus.  Therefore, an OCP Amendment was not required. 

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

 
o Growth Management 

 Accommodating Higher Density: Direct residential development into Surrey’s 
City Centre at densities sufficient to encourage commercial development and 
transit services expansion. 

o Centres, Corridors and Neighbourhoods: 
 Dynamic City Centre: Strengthen Surrey’s City Centre as a dynamic, attractive 

and complete Metropolitan Core. 
 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: Plan and design urban neighbourhoods with sufficient 
densities to support a higher-quality transit system that is accessible to most 
residents. 

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

 
Secondary Plans 
 
Land Use Designation 
 
• A portion of the subject site was re-designated Mid to High Rise Mixed-Use in the City Centre 

Plan as part of Development Application No. 7919-0258-00. 
 

• The applicant is not proposing to further amend the City Centre Plan. 
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Themes/Objectives 
 
• The proposed development is consistent with the following guiding principles: 

 
o Build Density, through the development of a high-density development close to the 

Civic Centre. 
o Encourage Housing Diversity, with a variety of unit types and sizes.  
o Create Vibrant Urban Space, with high quality architectural aesthetics, individual 

units oriented towards public streets to animate the street, and amenities such as 
plazas. 

o Green the Downtown, with appropriate new tree planting and landscaping treatments. 
o Promote Identity and Sense of Place, with a blend of open landscaped spaces and 

enclosed residential spaces. 
 
CD Bylaw 
 
• The subject site is zoned "Comprehensive Development Zone (CD) Bylaw No. 20589". The 

applicant is not proposing any change in zoning.  
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the existing CD Bylaw No. 20589. 

 

CD Bylaw No. 20589 Permitted and/or 
Required  Proposed for Phase 2 

Floor Area Ratio: 6.9 FAR (Lot B) 6.9 FAR (Lot B) 
Lot Coverage: 42% (site-wide, 3 phases) 39 % (Phase 2 only) 
Yards and Setbacks 
(Phase 2, Block B) 

North: 3.6 m 3.6 m 
East: 7.5 m 7.5 m 
South: 3.6 m 3.6 m 
West: 2.5 m 2.5 m 

Height of Buildings 
Principal buildings: 

124 m 

Residential tower:  
122 metres (39 storeys)  
 
Commercial Building:  
22 metres (6 storeys) 

   
Amenity Space 

Indoor Amenity: 

952 sq. metres 
 

The proposed 766 m2 does 
not meet the Bylaw 
requirement and cash-in-
lieu for the *193 m2 shortfall 
will be required. 
  
*cash-in-lieu required for 
the additional shortfall from 
approved GDP. 
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CD Bylaw No. 20589 Permitted and/or 
Required  Proposed for Phase 2 

 
Outdoor Amenity: 1,491 sq. metres 

The proposed 1,917 m2 
exceeds the Bylaw 
requirement. 

Parking (Part 5) Required  Proposed for Phase 2 
Number of Stalls 

Commercial/Retail: 21 22 
Residential: 448 360 
Residential Visitor: 50 35 
Car Share - MODO  3 
Total: 519 420 

Bicycle Spaces 
Residential Secure Parking: 597 622 
Residential Visitor: 
Commercial/Office: 

12 
n/a 

12 
n/a 

 
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. A fee update has been approved in April 2023, under Corporate Report 
No.R037;2023. 
 

• 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 $2,136. 
 

• Under the original application 7919-0258-00, it was determined that the proposed 3-phase 
development would be subject to the Tier 2 Capital Plan Project CACs.  The applicant satisfied 
this requirement prior to Final Adoption of Rezoning Bylaw No. 20589. 

 
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 registered a Section 219 Restrictive Covenant to address the City’s needs with 

respect to the City’s Affordable Housing Strategy under the original application 7919-0258-00. 
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Public Art Policy 
 
• The requirements for public art have already been addressed. The applicant registered a 

Restrictive Covenant and provided a Letter of Credit for each phase of development to 
adequately address the City’s needs with respect to public art, in accordance with the City’s 
Public Art Policy requirements. 

 
 
PUBLIC ENGAGEMENT 
 
• Development Proposal Signs were installed on August 24, 2023.  Staff have received no 

responses from neighbouring property and business owners to date. 
 
 
DEVELOPMENT PERMIT 
 
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 seeking a Detailed Development Permit for Phase 2 as part of the current 

application. 
 

• The proposed Detailed Development Permit is generally in keeping with the Form and 
Character specified within the General Development Permit No. 7919-0258-00. 

 
• The applicant continues to work with staff on an ongoing basis to resolve specific design-

related concerns. 
 
• The applicant and staff have agreed to continue to work on the following items prior to 

issuance of Development Permit No. 7922-0319-00: 
o Refinement and design development of the architectural expression and materials of 

the low-rise apartment and the tower to create a cohesive design; 
o Further refinement of the elevations of the lower floors on the low-rise building and 

lobbies of both buildings; and 
o Review of the outdoor amenity space for both the tower and low-rise apartment 

building to provide some covered area. 
 

• The applicant has agreed to address any outstanding post-ADP and staff comments to the 
satisfaction of the City Architect, prior to final approval (Appendix IV). 
 

• The multi-phase mixed-use development proposal is a portion of Anthem’s 8-phase 
"Georgetown" development. The three phases west of Whalley Boulevard includes three high-
rise mixed-use towers (31, 33 and 39-storeys) and two low-rise residential apartment buildings 
(6-storeys) and a one-storey stand-alone commercial building at an overall gross density of 
4.7 FAR.  Located in close proximity to Surrey Central SkyTrain station, the mixed-use 
development will contribute to the emerging transit hub in this location. 
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• The three high-rise towers, which sit on retail/residential podiums, are located on the western 

portion of the subject site along Whalley Boulevard.  The podiums are 2-4 storeys in height 
and include residential units and amenity space above the ground floor commercial retail 
units, providing a continuous street wall and active uses at the ground plane.  A one-storey 
commercial building intended for a large restaurant also fronts Whalley Boulevard, creating a 
vibrant and active frontage.   
 

• Along Whalley Blvd, ground floor retail units are broken up into retail bays with stone pillars, 
curtain wall glazing and wide canopies to provide opportunities for signage and identity for 
future commercial retail occupants. 

 
• The three towers have been designed to include an attractive architectural expression with an 

arrangement of dark and light toned zones of the building façade and features such as balcony 
placement, grids, and vertical features.  

 
• Two low-rise apartment buildings with at-grade townhouses and a central outdoor 

amenity/green space are located on the eastern portion of the site.  The expansive outdoor 
amenity/green space is intended to serve as the heart of the residential component of the 
proposed development and is designed to serve as an active gathering space where the 
residents of the development can relax and play. 

 
• The subject of the current Phase 2 Detailed Development Permit includes one 39-storey 

mixed-use tower (Tower 2) and one 6-storey standalone apartment building located in the 
central portion of the site fronting 102A Avenue. 
 

• Given its prominent position in City Centre, enjoying axial views along both Whalley Blvd and 
102A Avenue, Tower 2 has been designed to be the tallest within the development.  The 
ground floor commercial retail units (CRUs) have a double height volume, and front both 
Whalley Boulevard and 102A Avenue.   

 
• The tower concept is anchored by a prominent vertical element at the northwest corner that 

rises to create a design feature at the tower top. The west façade responds to this element, 
stepping to create an elegant vertical composition with staggered balconies adding detail and 
interest. 

 
• An architectural feature on the northeast corner of the tower has been reduced to create a 

notable step and clear hierarchy with the taller northwest corner of the tower.  The design of 
the repeating horizontal bands on the northern façade of the building are designed to 
emphasize the lines of balconies to create depth on the broad facade.  The copper tone of the 
horizontal bands match the tone of the metal panel used throughout the tower and podium.   

 
• The tower is comprised of a 3-storey podium with ground floor commercial retail units, two 

podium levels of residential dwelling units with the remaining residential dwelling units 
above (Levels 4-39) in the tower. 

 
• Two horizontal bands of warm-toned metal panels frame two levels of residential and amenity 

space above the commercial retail base. Vertical louvres have been positioned between these 
bands to visually connect the different elements and enhance the rhythm established by the 
retail below.   
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• The ground plane of Tower 2 includes separate residential and office lobby entrances as well 

as five ground-floor commercial retail units providing interest and activity along all street-
fronting edges. The northeast commercial edge interfaces with a landscaped plaza creating an 
active connection to the commercial building in Phase 1. The residential lobby is located on 
the southeast corner below the tower element.  

 
• The six-storey stand-alone apartment building is located centrally to the east of Tower 2 and 

is connected to the surrounding public realm via both the east-west and north-south 
pedestrian mews.   

 
Landscaping 
 
• The landscape concept has been designed to respond to the urban core of City Centre as an 

active, pedestrian-friendly space, oriented to people living, working, and recreating in the City 
Centre.  The overall design considers site circulation and incorporates an inclusive interface 
between the public and private realm. 
 

• Small corner plazas and green lawn areas throughout the site provide opportunities for 
gathering and socializing.  The large open lawn (shared across Phase 1 and 2) is proposed as a 
key focal point in the central amenity space.  The large open space provides for active 
recreation use by residents and includes a children’s play area and amphitheater seating along 
terraced planter seating walls to provide seating options for residences gathering at the edge 
of open lawn area. 
 

• The roof of the 6-storey low-rise apartment building includes decorative rock and ballast roof 
designed to have a high albedo preventing urban heat island. 

 
• All site planting was selected to provide year-round interest by introducing a mix of evergreen 

and deciduous shrubs with a varied range of seasonal colours, hardiness and drought 
tolerance.  

 
Indoor Amenity 

 
Mixed-Use High-Rise Tower 
 
• Per the Indoor Amenity Space requirements of the Zoning Bylaw No. 12000, high-rise towers 

that are 25 storeys or higher must provide 3 square metres of indoor amenity space per unit up 
to 557 square metres per tower, which equates to 186 units, plus 1 square metre per unit above 
557 square metres. 
 

• Based upon the City’s Zoning Bylaw requirement, the proposed mixed-use high-rise tower 
must provide a total of 826 square metres of indoor amenity space for the proposed 455 
residential units.   

 
• The applicant is proposing 663 square metres of indoor amenity space located within Phase 2 

of the development, which is below the total indoor amenity space required under the Zone. 
 

• The applicant will be required to pay cash-in-lieu for the shortfall of 163 square metres of 
indoor amenity space prior to final approval. 
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• Indoor amenity spaces are proposed on Levels 1-4. The indoor spaces are intended to provide 

for a wide range of activities and include a co-working space, games room, gym, theatre and 
lounge on level 4.  The lounge located on Level 4 is connected to and opens onto an outdoor 
amenity space with its own programs/functions. 

 
6-storey Apartment 
 
• Per the Indoor Amenity Space requirements of the Zoning Bylaw No. 12000, low rise 

residential buildings must provide 3 square metres of indoor amenity space per unit.  
 

• Based upon the City’s Zoning Bylaw requirement, the proposed 6-storey apartment building 
must provide a total of 126 square metres of indoor amenity space for the proposed 42 
residential units.   

 
• The applicant is proposing 103 square metres of indoor amenity space located throughout the 

development, which is below the total indoor amenity space required under the Zone. 
 

• The applicant will be required to pay cash-in-lieu for the shortfall of 23 square metres of 
indoor amenity space prior to final approval in accordance with City policy. 

 
• The indoor amenity space is proposed in two separate areas on the main floor, Level 1.  One 

will include a lounge area with a kitchen and the second is proposed to be a library with 
seating for reading.  The lounge area is connected to an outdoor amenity space with its own 
programing. 

 
Outdoor Amenity 

 
Mixed-Use High-Rise Tower 

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

outdoor amenity space, a total of 1,365 square metres of outdoor amenity space is required for 
the proposed mixed-use high-rise tower.  
 

• The applicant is proposing 1,570 square metres of outdoor amenity space, which exceeds the 
total outdoor amenity space required under the Zone. 

 
• Outdoor amenity spaces are proposed on Level 1 and 4.  The Level 1 outdoor amenity space is 

provided as a publicly accessible plaza space with tables and chairs with shrub planting and 
trees adjacent to the northernmost commercial retail unit fronting Whalley Boulevard. The 
overall design of the space considers site circulation and incorporates an inclusive interface 
between the public and private realm. 

 
• The Level 4 outdoor amenity area consists of wood deck surface with a barbeque, lounge 

seating and dining tables, a hydro pressed slab area with a community garden. A second 
barbeque area is also provided, with dining table and lounge seating with fire pits. The north 
portion of the outdoor amenity is a separate area with artificial turf and a fenced in dog run 
with dog run play features. 
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6-storey Apartment 
 
• Based upon the City’s Zoning Bylaw requirement of 3 square metres per dwelling unit, a total 

of 126 square metres of outdoor amenity space is required for the proposed 6-storey 
apartment building.  
 

• The applicant is proposing 347 square metres of outdoor amenity space, which exceeds the 
total outdoor amenity space required under the Zone. 

 
• All of the outdoor amenity space is proposed at ground level on Level 1 and is accessed from 

the indoor amenity area.  The outdoor amenity area consists of table and chairs, outdoor 
barbeque and a rain barrel on a concrete paver surface with a perimeter of shrub planting and 
Persian Ironwood trees.   

 
 
TREES 
 
• An arborist report for the overall development site, prepared by Glen Murray, registered 

arborist, for Froggers Creek Tree Consultants Ltd. was approved under the original 
Development Application No. 7919-0258-00. 
 

• A total of 47 trees are proposed to be replaced on the site in Phase 2.  Additional trees will also 
be planted in Phase 1 (34 trees proposed to be planted) and Phase 3 (50 trees proposed to be 
planted). 

 
• A potential contribution to the Green City Program will be determined once all tree removal 

and replacement has been confirmed for future phases. A Tree Cutting Permit will only be 
issued for Phase 2 (Phase 1 already issued under Development Application No. 7919-0258-00) 
with a subsequent Tree Cutting Permit released upon issuance of future Detailed 
Development Permit for Phase 3. 

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

System By-law" (see Appendix IV 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. 
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• All new developments within Service Area A with a build-out density equal to or greater than 

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

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

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

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

applicant has met the requirements of the "City Centre District Energy System By-law". 
 
 
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. School District Comments 
Appendix III. ADP Comments and Response 
Appendix IV. District Energy Service Area Map 
 
 
 approved by Ron Gill 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
JM/ar 
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Tower Level 3 Floor Plan
Gross Area: 1116.9 sm. (12022 sf.)
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Tower Level 04 Floor Plan
Gross Area: 714.87 sm. (7695 sf.)
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Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #:  22 0319 00

The proposed development of 42 Low Rise Apartment units and 456

High Rise Apartment units are estimated to have the following impact Summary of Impact and Commentary

on elementary and secondary schools within the school regions. The following tables illustrate the historical, current and future enrolment projections

including current/approved ministry operating capacity for the elementary and secondary

schools serving the proposed development.

School‐aged children population projection 22

Elementary School = 12

Secondary School = 6

Total Students = 18

Lena Shaw Elementary

Enrolment 611

Operating Capacity 569

# of Portables 3

Guildford Park Secondary

Enrolment 1327

Operating Capacity 1050

# of Portables 11

Lena Shaw Elementary

Guildford Park Secondary

Population : The projected population of children aged 0‐17 Impacted by the development.

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

 

June 7, 2023

The NCP for the area calls for significant redevelopment located along King George Boulevard and 

104th Avenue with the current building form changing into mid to high‐rise residential 

development and mixed use.  The timing of these future high‐rise developments, with good 

market conditions could impact the enrolment growth upwards even more from the projections 

below.  

Lena Shaw operates at or slightly above the school’s capacity. Post 2023, the projected growth 

trend begins to get stronger finishing at end of the decade to around 830 students.   As part of the 

District’s 2024/2025 Five Year Capital Plan, the district has requested an 8‐classroom addition.  

The Ministry of Education and Child Care has not approved funding for this project.  

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

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

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

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

addition is targeted to open for September 2028.

Projected Number of Students From This Development In:

Current Enrolment and Capacities:
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Present: 

Panel Members: 
N. Couttie, Chair 
E. Aghsaei 
M. Cheung 
S. Macrae 
M. Mitchell 
J. Packer 
R. Salcido 

Guests: 

Alexander Wright, Anthem Properties Group Ltd. 
Rob Blackwell, Anthem Properties Group Ltd. 
Sheima Rezai, Anthem Properties Group Ltd. 
Gwyn Vose, Architect AIBC, Arcadis 
David Jerke, van der Zalm + Associates 
Phoenix Chan, van der Zalm + Associates 

Staff Present: 

S. Maleknia, Senior Urban Design 
Planner 
N. Chow, Urban Design Planner 
A. Yahav, Clerk 2 
 

 
 
B. NEW SUBMISSION 

 
1. 4:05 p.m. 

 
File No.: 7922-0319-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Proposed Phase 2 of Anthem’s Georgetown project for a 

Detailed Development Permit to allow for one 39-storey 
mixed-use tower with 694 square metres of ground floor 
CRUs and 456 residential dwelling units and one stand-alone 
6-storey apartment building with 42 dwelling units for a total 
of 498 dwelling units and a gross FAR of 5.5. (Rezoning, GDP 
and Detailed Development Permit for Phase 1 approved 
under File No. 7919-0258-00). 

Address:  10244 Whalley Boulevard 
Developer: Alexander Wright, Anthem Properties Group Ltd. 
Architect: Gwyn Vose, Architect AIBC, Arcadis 
Landscape Architect: David Jerke, van der Zalm + Associates 
Planner: Jennifer McLean 
Urban Design Planner: Nathan Chow 
 
 
The Urban Design Planner provided an overview of the overall master planning for the 
multi-phased development of George Town. They further elaborated on the General DP 
for the three-phased development of the subject site. The General DP already 
establishes design parameters in a CD Bylaw, which can only be modified through a DP 
Amendment process. He also advised that the staff generally supports the project. 
 
The Panel was specifically asked to comment on the Detailed DP for the phase 2 development. 
 
The Project Architect presented an overview of the site planning, streetscapes, building 
concepts, floorplan an overview of the site planning, streetscapes, building concept, 
3D Views, and an animation. 
 

 

Advisory Design Panel 
Minutes 

 
Location: Virtual 
THURSDAY, JUNE 29, 2023 
Time: 4:00 p.m. 
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The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by S. Macrae 
 Seconded by M. Mitchell 
 That the Advisory Design Panel (ADP) is in 
SUPPORT of the project and recommends that the applicant address the following 
issues to the satisfaction of the Planning & Development Department. 

Carried 
 
 
Key Points 
 
• Consider refining the strong, elegant, tower design in response to the unique 

tower location within the neighbourhood. 
 
(Following ADP we have refined the tower design to improve certain elements of 
the building in a way that doesn’t undermine the strong, elegant tower design that 
was praised at ADP. The height of the northeastern corner of the tower has been 
reduced to create a more noticeable step and clearer hierarchy with the taller 
northwest corner of the tower. The design of the repeating horizontal bands that 
organize the western section of the northern face of the building has been revised 
to better show the depth of the lines of balconies that have been carved out of the 
face of the tower. The tone of these thick horizontal bands has been revised to 
match the tone of the metal panel used elsewhere in the tower and in the podium.) 
 

• Consider exploring strategies to harmonize the architectural expression of the 
low-rise apartments and the tower, creating a cohesive design that visually 
connects the two components. 
 
(We have revised the brick material on the low-rise to compliment the tower and 
podium design.) 
 

• Conduct a thorough review of the elevations of the lower floors on the low-rise 
building with the aim of introducing design elements that add a sense of 
lightness and brightness to the façade. 

 
(We have incorporated a lighter, more dynamic brick to lighten the overall low-
rise building façade and connect to the tower podium.) 
 

• Meet the tower separation requirements as per the City Centre guidelines. 
 
(The tower separation has been revised to 30 metres.) 
 

• Consider adding some covered outdoor space. 
 
(We added covered outdoor space to the south of the outdoor tower  
podium above a seating area for year-round use. The low-rise outdoor amenity 
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area will be programmed with multiple tables with umbrellas, providing all season 
coverage for residents.) 
 

• Consider incorporating additional planting along the front edge of Whalley 
Boulevard to soften and enhance the site's aesthetics. This will contribute to a 
more inviting and environmentally friendly atmosphere. 

 
(Anthem would support looking at additional planting along Whalley  
Blvd. The City of Surrey staff would need to discuss this item internally with Land  
Development + Maintenance, as the boulevard landscaping is defined by the 
approved Servicing Agreement for the site. Any changes to the landscaping would 
represent an amendment to the Servicing Agreement.) 
 

Site 
 
• Confirm if there is any Emergency generator is required and where will 

exhaust/intake vents be located. 
 

(We anticipate that an emergency generator will be required and will  
located within the parkade. The DP drawings show placeholders for intake and 
exhaust vents, the design of which will be finalized through the BP drawings 
following a potential DP enactment.)    

 
Form and Character 
 
• The tower and podium appear elegant, and the simplicity is celebrated. 

 
(Noted.) 
 

• Reconsider the materials used on the podium buildings. To add more visual 
interest and vibrancy, consider incorporating a broader range of colors or 
utilizing materials that offer more dynamic textures. This will help create a 
visually appealing and engaging façades. 
 
(The metal panel on the tower and podium has been chosen for its  
reflective, complex tone. This metal panel adds vibrancy and dynamism to the 
tower and podium. This character is matched in the low-rise building which 
features a complex, reflective brick. This revised brick was chosen to lighten the 
overall façade by reflecting light and provides a better connection to the overall 
tower and podium.) 
 

• Consider adding materials to the low-rise apartment to better form a 
relationship with the palette of the other building. 

 
(We have incorporated a lighter, more dynamic brick to lighten the  
overall low-rise building façade and connect to the tower podium.) 
 

• Consider design strategies to mitigate unwanted solar heat gain, including 
maximizing passive ventilation, removing restrictors from windows when 
appropriate, and tuning the heat gain produced from the glass windows.  
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(The project will meet the applicable step code (currently step Code  
2) and will be connected to City’s District Energy system. We are incorporating 
passive design strategies through the use of long linear balconies and overhangs 
and utilizing cooling strategies within the tower. Window restrictors are based on 
current Code requirements, however, we have strategically placed operable 
windows throughout the buildings.) 
 

• Consider widening the copper strip materials on north elevation, making it 
more cohesive with the fins on the south side at the base of the project. 

 
(The renderings have been updated to show the correct width of the  
vertical northern elements, which are similar to the width of the southern 
elements.) 
 

• Consider placing greater emphasis on the main lobbies of the building. This can 
be achieved by increasing the size of the entry lobby canopies and utilizing 
special materials or architectural projections that enhance the visibility of the 
lobbies, aiding in wayfinding for visitors. 

 
(The tower lobby has been located away from the retail spaces along Whalley Blvd 
to ensure that it reads as a distinct, important building feature. The sizeable lobby 
canopy emphasizes the lobby entrance and provides amble coverage for bikes and 
pedestrians entering the building. When the phase to the south develops the lobby 
will align with publicly accessible walkway giving the lobby additional visual  
prominence in the completed masterplan development. Building signage will 
provide additional prominence to the tower lobby. Prior to ADP and through work 
with City, the low-rise lobby was located to its current location at the south-east 
corner of the building. The low-rise lobby design features a generous canopy that 
makes the lobby and entrance a visually interesting building feature that is 
distinct from the rest of the building design.) 
 

• Consider including screening between individual units for the patios on the 
second floor of the tower. 

 
(We have included privacy screening elements for the patios on the second floor of 
the tower, in addition to the third floor and throughout the typical  
floorplate, where necessary.) 
 

• Review the exit width of corridor and door swing in the project for code compliancy. 
 
(Noted. Preliminary code review has been completed and revisions have been made. 
This will continue to be worked on through the Building Permit stage.) 
 

• Review the loading and recycling in the project for residential and commercial 
components. 

 
(The loading and recycling has been designed, reviewed and approved by certified 
Transportation Engineers, project consultants including the project  
architect, as well as Anthem’s internal property management team. Further 
refinements to the layout of the garbage and recycling rooms, as required, will be 
completed in Building Permit drawing stage.) 
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• Review the entry to the site from 102a Ave. to create a stronger entry to the 

private development. 
 

(The current entry off 102A Avenue is flanked by generous planting, pedestrian 
paths connecting up to the site to the outdoor common amenity and  
the mews leading to Whalley Boulevard. The proposed public art for this project is 
proposed to be sited on the corner of the site entry and 102A, providing a further 
highlight to the site entrance.) 
 

• Consider a more subtle low-rise roof. 
 
(We have reduced the eastern and western borders of the low-rise roof to create a 
more subtle roof overhang that is in line with the northern and southern borders. 
New drawings and renderings reflecting this revision have been provided.) 
 

• Review the balcony privacy and overlook issues. 
 
(We have included privacy screens throughout the podium, tower  
and low-rise where necessary to provide adequate privacy for residents.) 
 

 
 
Landscape 
 
• Ensure all proposed onsite trees meet the necessary soil volume and depth as 

per the BCSLA standards.  
 

(We confirm all proposed onsite trees meet the necessary soil  
volume and depth as per the BCSLA standards.) 
 

• Consider reviewing the height of the planter and how the railings transition 
from top of planter to the hard surface area.  

 
(Planter height to be 0.6m tall to ensure enough soil depth for tree planting. 
Detail of how the railings transition from top of planter to the hard surface area  
will be further refined during working drawing phase.) 
 

• Recommend diversifying the tree species on site and including both deciduous 
and conifer species where permitted. 
  
(Additional tree species have been added to the project to increase diversity. The 
project’s landscaping includes both deciduous and conifer species. See  
landscape plan and planting plan for update.) 
 

• Consider increasing programmed children’s play, potentially on the common 
green lot.  

 
(This phase of the masterplan has a registered easement with the northern 
Phase 1, which allows residents to use the ground level outdoor amenity space  
of Phase 2, which includes a purpose-built children’s play area. In addition to 
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this, the flexible outdoor green space allows a venue for a plethora of children’s 
play including picnics, games of tag, soccer, badminton, volleyball, reading, 
etc.) 
 

• Consider catenary lighting and weather protection for rain and shade in the small 
amenity space on the southeast corner of the north side of the low-rise building. 
 
(We have incorporated catenary lighting in this area. Tables with  
umbrellas will provide cover from rain and the sun.) 
 

• Consider adding a covered area to the amenity space to allow for year-round use. 
 

(We added covered outdoor space to the south of the outdoor tower  
podium above a seating area for year-round use. The low-rise outdoor amenity area 
will be programmed with multiple tables with umbrellas, providing all season 
coverage for residents.) 
 

• Consider sharing the use of the amenity areas for all buildings. 
 

(Each building will have separate indoor amenities. We anticipate that there will be 
some outdoor amenity areas that will only be used by one building. These areas 
include the podium top outdoor amenity space of the tower and the hardscaped 
amenity space immediately adjacent to the low rise. Other outdoor amenity  
spaces including the central outdoor amenity space that straddles this phase 
(Phase 2) and the phase to the north (Phase 1) are designed to be used by all  
residents. As noted above, this Phase has legal rights to use the entirety of the 
outdoor common green space including the portion of the outdoor common green 
space that is located on Phase 1.) 

 
CPTED 
 
• No specific issues were identified.  

 
(Noted.) 

 
Sustainability 
 
• Consider alternative methods to outdoor heating that do not rely on gas. 

 
(We have removed the outdoor gas fire pits.) 
 

• Consider including electric bicycle chargers and storage in addition to bike 
maintenance infrastructure. 

 
(Outlets for electric bike charging will be provided.) 
 

• Consider covering rooftop amenity space with solar panels to support cooling in 
conjunction with vegetation below. 

 
(We have proposed rough ins on the rooftop of the low-rise building  
which allows for future use of solar panels.) 
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• Consider structural implications of solar power strategies for future use. 

 
(Noted.) 
 

• Recommend reviewing the common green areas for potential rain gardens or bioswales. 
 

(This was considered, however, due to building envelope and maintenance 
considerations, we are not able to accommodate rain gardens or bioswales on this 
phase.) 
   

Accessibility 
 
• Consider labeling handicap access and providing accessible units, including in 

the 3-bedroom units. 
 

(We have labeled the adaptable unit. Please note that the adaptable  
unit is a stack of 2-bedroom homes located in the low-rise apartment building.) 
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