
City of Surrey
PLANNING & DEVELOPMENT REPORT

               Application No.: 7923-0372-00
Planning Report Date: February 12, 2024 

PROPOSAL:

 CD Bylaw Amendment

to allow for an increase in density to permit a 
previously approved development of a 31-storey mixed-
use tower with ground floor commercial space and one 
single-storey stand-alone commercial building.

LOCATION: 13738 Central Avenue 
(10250 Whalley Boulevard)

ZONING: CD (Bylaw No. 20589)

OCP DESIGNATION: Downtown 

CCP DESIGNATION: Mid to High Rise Mixed-Use
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RECOMMENDATION SUMMARY

 Rezoning (Amendment) Bylaw to proceed to Public Notification. If supported the Bylaw will 
be brought forward for First, Second and Third Reading.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 An amendment to CD Bylaw No. 20589 is proposed to allow for an increase in density to Block 
A to accommodate additional floor area resulting from revisions triggered during detailed 
building design.  

RATIONALE OF RECOMMENDATION

 The site is the location of Anthem’s high-density mixed-use development called 
"Georgetown".  The parent property was 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 a three-phase 
comprehensive development project was also completed as part of Development Application 
No. 7919-0258-00.

 The applicant has subsequently advised staff that through detailed building design for Phase 1 
(Lot A), an increase in Floor Area Ratio (FAR) from 5.7 to 5.8 FAR specified for Block A in 
approved CD Bylaw No. 20589 is required. 

 The proposed 203 square metre increase in FAR (equivalent to 0.05 FAR) is to accommodate 
an additional 6 inches of space between the columns and glazing in four stacks of tower units 
to physically install the windows in the dwelling units.

 No changes to the form and character of the development previously approved by Council are 
proposed.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A Bylaw be introduced to amend Comprehensive Development Bylaw No. 20589 and Council 
endorse the Rezoning (Amendment) Bylaw to proceed to Public Notification.  

2.    Council instruct staff to resolve the following issue prior to final adoption:

(a) the applicant provide a density bonus amenity contribution consistent with the Tier 2 
Capital Projects CACs in support of the requested increased density, to the satisfaction of 
the General Manager, Planning and Development Department.

SITE CONTEXT & BACKGROUND

Direction Existing Use CCP Designation Existing Zone

Subject Site 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)

North (Across Central 
Avenue):

Small-scale commercial 
businesses to be closed. 
Proposed development of 
a 37-storey mixed-use 
tower with a 5-storey 
podium consisting of 389 
dwelling units and ground 
floor commercial space 
(Development Application 
No. 7922-0372-00, Third 
Reading).

Residential Mid to 
High-Rise 3.5 FAR

C-8
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Direction Existing Use CCP Designation Existing Zone

East: "The Meadows" two-storey 
townhouse development

Low to Mid Rise 
Residential up to 
2.5 FAR

RM-45

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

Mid to High Rise 
Mixed-Use

CD (Bylaw No. 
20589)

West (Across Whalley 
Blvd.):

Recently closed large 
format commercial 
businesses. Proposed 
phases 4-7 of Anthem’s 
Georgetown development 
(5 high rise mixed-use 
towers and 1, 6-storey 
apartment building with 
2231 residential units and 
9,370 m2 of commercial 
space). (Development 
Application No. 7922-0103-
00, Pre-Council).

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

CD (Bylaw No. 
14109)

Context & Background 

 The subject site is the location of Anthem’s high-density mixed-use development called 
"Georgetown".  The parent property was 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 a 
three-phase comprehensive development project was also completed as part of Development 
Application No. 7919-0258-00.   

 The proposed increase in Floor Area Ratio (FAR) is only proposed for Phase 1 (Lot A) specified 
as Block A in CD Bylaw No. 20589.

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing to amend CD Bylaw No. 20589 to increase the allowable FAR 
specified for Block A from 5.7 to 5.8 FAR. 

 The proposed increase in FAR will accommodate the requirement of 6 inches of space 
between the columns and glazing in four stacks of tower units required to physically install 
the windows in the dwelling units that was not accounted for by the applicant in the proposed 
building design at the Development Permit stage.

 The proposed building design is otherwise generally in keeping with the Form and Character 
specified within Detailed Development Permit No. 7919-0258-01.
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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 203 square metres of additional residential area is subject to the Tier 2 Capital 
Plan Project CACs, which will be calculated in accordance with the flat rates under Schedule G 
of the Zoning Bylaw and payable prior to Final Adoption. The amount of floor space subject to 
Tier 2 CACs will be determined in advance of Final Adoption of the CD Bylaw Amendment 
bylaw.

PRE-NOTIFICATION  

 Pre-notification letters were sent out on January 24, 2024 and the development proposal sign 
was installed on January 22, 2024 and staff have received no responses.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. CD Bylaw No. 20589, Amended 
Appendix II. Initial Planning Report No. 7919-0258-00, dated March 7, 2022

approved by Ron Gill

Don Luymes
General Manager
Planning and Development

JM/ar



CITY OF SURREY 
 

BYLAW NO. 20589 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to 

the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for 
the following lands: 

Address: As described in Appendix "A". 
Legal: As described in Appendix "A". 
PID: As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone (CD47), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

  FROM:  COMMUNITY COMMERCIAL ZONE (C-8) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and 

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 47" as follows:  

 
CD 

Zone ID 
Civic  

Address Legal Description CD Bylaw 
No. 

Replaces 
Bylaw No. 

"CD47 10232 Whalley Boulevard Lot 66, Plan 38420 20589 N/A"  

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 47 

(CD 47), Bylaw, 2022, No. 20589". 
 
 
PASSED FIRST READING on the 7th day of March, 2022. 

PASSED SECOND READING on the 7th day of March, 2022. 

PUBLIC HEARING HELD thereon on the 28th day of March, 2022. 

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

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the 25th day of July, 2022. 

 
                                                                MAYOR 

 

                                                                CLERK 

Appendix I
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 47 (CD 47) 
 
This Comprehensive Development Zone 47 (CD 47) as well as all other applicable regulations of Surrey 
Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") apply to the following lands: 
 

Address Legal Descriptions PID 

10232 Whalley 
Boulevard 

Lot 66 Section 26 Block 5 North Range 2 West 
New Westminster District Plan 38420 008-538-051 

 
The Lands are divided into Blocks A, B and C as shown outlined in bold on the Survey Plan, attached 
hereto and forming part of this Bylaw as Schedule A, certified correct by John Franko, B.C.L.S. on the 

25th day of February, 2022. 
 
(collectively the "Lands") 
 
A. Intent 

This Comprehensive Development Zone is intended to accommodate and regulate the 
development of high density, high-rise multiple unit residential buildings, and related amenity 
spaces, and commercial and office uses, which are to be developed in accordance with a 
comprehensive design. 

 
B. Permitted Uses 

Lands, buildings and structures shall only be used for the following uses, or a combination thereof: 
 
Block A: 
Principal Uses: 
1. Multiple unit residential buildings and ground-oriented multiple unit residential buildings; 

and 
2. Eating establishments excluding drive-through restaurant. 
Accessory Uses: 
3. The following accessory uses, provided that such uses form an integral part of a 

multiple unit residential building on the Lands: 
(a) Retail stores excluding adult entertainment stores, auction houses, and 

secondhand stores and pawnshops; 
(b) Personal service uses excluding body rub parlours; 
(c) General service uses excluding funeral parlours and drive through banks; 
(d) Eating establishments excluding drive-through restaurants; 
(e) Neighbourhood pubs; 
(f) Liquor store; 
(g) Office Uses excluding social escort services, methadone clinics and 

marijuana dispensaries; 
(h) Indoor recreational facilities; 
(i) Community services;  
(j) Child care centres; and 
(k) Cultural uses. 

 
Block B and Block C: 
Principal Uses: 
1.  Multiple unit residential buildings and ground-oriented multiple unit residential buildings. 
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Accessory Uses: 
2. The following accessory uses, provided that such uses form an integral part of a multiple 

unit residential building on the Lands: 
(a) Retail stores excluding adult entertainment stores, auction houses, and 

secondhand stores and pawnshops; 
(b) Personal service uses excluding body rub parlours; 
(c) General service uses excluding funeral parlours and drive through banks; 
(d) Eating establishments excluding drive-through restaurants; 
(e) Neighbourhood pubs; 
(f) Liquor store; 
(g) Office Uses excluding social escort services, methadone clinics and 

marijuana dispensaries; 
(h) Indoor recreational facilities; 
(i) Community services;  
(j) Child care centres; and 
(k) Cultural uses. 

 
C. Lot Area 
 Not applicable to this Zone. 
 
D.  Density 

1. Maximum Density: 
Maximum density shall be as follows: 
(a) 1 dwelling unit; and 
(b) The lesser of floor area ratio of 0.1 or building area of 300 sq. m. 

2. Permitted Density Increases: 
If amenity contributions are provided in accordance with Schedule G, density may be 
increased as follows: 
(a) Block A: Maximum floor area ratio of 5.7 5.8, excluding: 

i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone); 
and 

ii. Up to a maximum of 170 sq. m of the secure bicycle parking area 
requirement (pursuant to Section H.4. of this Zone); 

(b) Block B: Maximum floor area ratio of 6.9, excluding: 
i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone); 
  and 
ii.  Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 

 (pursuant to Section H.4. of this Zone); and 
(c) Block C: Maximum floor area ratio of 6.4, excluding: 

i.  The indoor amenity space requirement (pursuant to Section J.1. of this Zone); 
 and 

ii. Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 
(pursuant to Section H.4. of this Zone). 

3. Notwithstanding the definition of floor area ratio, for an air space subdivision, the air space 
parcels and the remainder lot of the air space subdivision shall be considered as one lot for 
the purpose of application of Section D. of this Zone, and further provided that the 
floor area ratio calculated from the cumulative floor areas of the buildings within all of the 
air space parcels and the remainder lot of the air space subdivision shall not exceed the 
maximum specified in Sections D.2. and D.4. of this Zone. 

4. Notwithstanding the definition of floor area ratio in Zoning Bylaw, as amended and the 
maximum floor area ratio specified in Section D.2, the cumulative floor area ratio of all 
buildings on the Lands shall not exceed 6.4. 
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E. Lot Coverage 

1. The maximum lot coverage for all buildings and structures shall be 42%. 
2. Notwithstanding the definition of lot coverage, for an air space subdivision, the air space 

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

 
F. Yards and Setbacks 
 Block A 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

West 
Yard 

 East  
Yard 

Principal Building and Structures 
 4.5 m 1.2 m 2.5 m 4.5 m 

     
 Block B 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

West 
Yard 

East  
Yard 

Principal Building and Structures 
 3.6 m 3.6 m 2.5 m 7.5 m 

     
 Block C 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

West 
Yard 

 East  
Yard 

Principal Building and Structures 
 3.5 m 4.5 m 2.5 m 2.0m 

     
1. Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, an underground parking facility may be 

located up to 0.0 m of any lot line. 
2.       Notwithstanding Section A.26.(b) of Part 4, General Provisions, stairs with more than three risers may encroach into the setbacks. 
3.      Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and accessory buildings and structures for             
        interior lot lines for lots created by an air space subdivision may be 0.0 m. 
4.  Notwithstanding the definition of setback in Part 1 Definitions of "Surrey Zoning By-law, 1993, No. 12000", as amended, canopies 
 may encroach into the required setbacks. 

 
G. Height of Buildings 

The principal building height shall not exceed 124 m. 
 
H. Off-Street Parking and Loading/Unloading 

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

2.  Tandem Parking: 
 Tandem parking is not permitted. 
3. Underground Parking: 

All required resident parking spaces shall be provided as underground parking. 
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4. Bicycle Parking: 
A secure bicycle parking area shall be provided in a separate bicycle room located within a 
building, whether located at or above finished grade, with convenient access to the outside 
of the building. 

 
I. Landscaping and Screening 

1. General Landscaping: 
(a) All developed portions of the lot not covered by buildings, structures or paved 

areas shall be landscaped including the retention of mature trees. This landscaping 
shall be maintained; and 

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

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

 
J. Special Regulations 

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

i. 3.0 sq. m per dwelling unit;  
ii. 1.0 sq. m per lock-off suite; and 
iii. 4.0 sq. m per micro unit; 

(b) Indoor amenity space in the amount of: 
i. 3.0 sq. m per dwelling unit up to 557 sq. m of amenity space (equivalent to 

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

amenity space;  
iii. 1.0 sq. m per lock-off suite; and 
iv. 4.0 sq. m per micro unit; and 

(c) Indoor amenity space devoted to a child care centre shall be a maximum of 1.5 
sq. m per dwelling unit. 

2. Child Care Centres: 
Child care centres shall be located on the lot such that these centres have direct access to 
an open space and play area within the lot. 

3. Balconies: 
Balconies are required for all dwelling units which are not ground-oriented and shall be a 
minimum of 5% of the dwelling unit size or 4.6 sq. m per dwelling unit, whichever is 
greater. 

 
K. Subdivision 

1. Minimum Lot Sizes: 
Lots created through subdivision shall conform to the following minimum standards: 
(a) Lot Area:  Minimum 3,800 sq. m; 
(b) Lot Width:  Minimum 25 m; and 
(c) Lot Depth:  Minimum 40 m. 

2. Air space parcels and the remainder lot created through an air space subdivision in this 
Zone are not subject to Section K.1. 
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L. Other Regulations 
  Additional land use regulations may apply as follows: 

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

2. Building permits shall be subject to Surrey Development Cost Charge Bylaw, 2021, 
No. 20291, as may be amended or replaced from time to time, and the development cost 
charges shall be based on the RM-135 Zone for the residential portion and the C-8 Zone for 
the commercial portion, in City Centre Land Use Plan identified in Schedule G Section E.30(a). 

3. Development permits, pursuant to the OCP. 
4. Trees and vegetation, pursuant to Surrey Tree Preservation Bylaw, as amended. 
5. Sign regulations, pursuant to Surrey Sign By-law, as amended. 



 

 

Schedule A 
 



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7919-0258-00 
Planning Report Date: March 7, 2022 

PROPOSAL: 

• City Centre Plan Amendment for a portion from 
Residential Mid to High Rise Residential 3.5 FAR to 
Mixed-Use 3.5 FAR 

• Rezoning from C-8 to CD 
• General Development Permit 
• Detailed Development Permit 
• Development Variance Permit 

to permit the development of a mixed-use phased 
development consisting of three high-rise mixed-use towers, 
two low-rise residential buildings and one single-storey 
stand-alone commercial building. Phase 1 consists of a 31-
storey mixed-use tower with ground floor commercial space 
and one single-storey stand-alone commercial building. 

LOCATION: 10232 - Whalley Boulevard 

ZONING: C-8  

OCP DESIGNATION: Central Business District  

CCP DESIGNATION: Residential Mid to High Rise 
Residential 3.5 FAR and Mixed-Use 
3.5 FAR 

 

Appendix II
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RECOMMENDATION SUMMARY 
 
• Bylaw Introduction and set date for Public Hearing for: 

• OCP Amendment; and 
• Rezoning. 

 
• Approval to draft Development Permit for Form and Character. 

 
• Approval for Development Variance Permit to the definition of "Bond" in the Surrey 

Subdivision and Development Bylaw, 1986, No. 8830, as amended to proceed to Public 
Notification. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing an Amendment to the City Centre Plan for a portion of the site from "Mid to High 

Rise Residential 3.5 FAR" to "Mixed-Use 3.5 FAR". 
 

• The applicant is requesting a variance to the definition of "Bond" in the Surrey Subdivision and 
Development Bylaw, 1986, No. 8830, as amended, to include the use of a Surety Bond for 
Servicing Agreement No. 7819-0258-00 and to proceed to Public Notification 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the Central Business District designation in the Official 

Community Plan (OCP). 
 

• The proposed City Centre Plan Amendment of a portion of the subject site from "Residential 
Mid to High Rise 3.5 FAR" to "Mixed-Use 3.5 FAR" will accommodate three mixed-use towers 
with ground floor commercial retail space and one single-storey stand-alone commercial 
building fronting Whalley Boulevard in Phase 1 that is envisioned to be a restaurant.  
 

• The proposed density and building form are appropriate for this part of Surrey City Centre, 
and forms part of an emerging high-density mixed-use hub that will be complementary to the 
City of Surrey Civic Centre to the west. 

 
• The proposed development conforms to the goal of achieving high-rise, high-density 

development around the three SkyTrain Stations. The Surrey Central SkyTrain Station is 
located within a walking distance of 500 metres (1,640 ft.) from the subject site. 
 

• The proposed height and density of the development is consistent with an evolving urban 
context in the City Centre, as it relates to adjacent tower developments in City Centre. 
 

• The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 
Surrey City Centre Plan and in accordance with the Development Permit (Form and 
Character) design guidelines in the OCP.  
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• The applicant will be subject to the Tier 1 and Tier 2 Capital Projects Community Amenity 

Contribution and Density Bonus Program. 
 

• The pilot program to use Surety Bonds supports the goals of the City’s Sustainability Charter 
to increase housing options and affordability by allowing improved utilization of developers’ 
capital funds for reinvestment. A Surety Bond, which is a three-party agreement between the 
Developer, Surety Bond Insurer ("Surety") and the City, obligates the Surety to pay the City for 
the debt or default of the Developer. The Developer’s working capital will then be freed for 
greater liquidity that can then be leveraged for reinvestment into the City. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A Bylaw be introduced to rezone the subject site from "Community Commercial Zone 

(C-8)" to "Comprehensive Development Zone (CD)" and a date be set for Public Hearing. 
 
2.  Council authorize staff to draft General Development Permit No. 7919-0258-00 generally in 

accordance with the attached drawings (Appendix I). 
 
3.  Council authorize staff to draft Detailed Development Permit No. 7919-0258-01 for Phase 1 

generally in accordance with the attached drawings (Appendix I). 
 
4. Council approve Development Variance Permit No. 7919-0258-00 (Appendix VIII) to vary the 

definition of "Bond" in the Surrey Subdivision and Development Bylaw, 1986, No. 8830, as 
amended, to include the use of a Surety Bond for Servicing Agreement No. 7819-0258-00 and 
to proceed to Public Notification. 

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

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

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

 
(c) 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) the applicant provide a density bonus amenity contribution consistent with the 

Tier 2 Capital Projects CACs in support of the requested increased density, to the 
satisfaction of the General Manager, Planning and Development Department; 
 

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

 
(i) 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;  
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(j) 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;  

 
(k) registration of a volumetric statutory right-of-way for public rights-of-passage for 

the proposed plaza spaces located throughout the development site;  
 

(l) registration of a shared access and maintenance easement for shared use of the 
proposed outdoor amenity spaces located throughout the development site; and 
 

(m) submission of a finalized Traffic Impact Assessment (TIA) to the satisfaction of 
staff. 

 
6. Council pass a resolution to amend the City Centre Plan to redesignate a portion 
 of the subject site from "Mid to High Rise Residential 3.5 FAR" to "Mixed-Use 3.5 FAR" as 
 shown in Appendix VII, when the project is considered for final adoption. 
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use CCP Designation Existing Zone 
 

Subject Site Vacant lot and 
renovated building 
(former 
Dollarama) to be 
used for future 
presentation 
centre. 

Mixed Use 3.5 FAR 
and Residential 
Mid to High-Rise 
3.5 FAR 

C-8 

North (Across Central Avenue): 
 

Small-scale 
commercial 
businesses 

Residential Mid to 
High-Rise 3.5 FAR 

C-8 
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Direction Existing Use CCP Designation Existing Zone 
 

East: 
 

"The Meadows" 
two-storey 
townhouse 
development 

Low to Mid Rise 
Residential up to 
2.5 FAR 

RM-45 

South (Across 102 Avenue): 
 

Two and three-
storey apartment 
buildings, single 
family and duplex 
dwellings 

Mixed Use 3.5 FAR 
and Residential 
Mid to High-Rise 
3.5 FAR 

RM-45, CD 
(Bylaw No. 
13872), RF and 
RM-D 

West (Across Whalley Blvd.): Large format 
commercial 
businesses to be 
closed. Approved 
Georgetown 
master plan and 
Phase 1, 30-storey 
residential tower 
under construction 
(Development 
Application No. 
7916-0448-00) 

Mixed Use 3.5 FAR 
and Residential 
Mid to High-Rise 
3.5 FAR 

CD (Bylaw No. 
19570 and 14109) 

 
Context & Background  
 
• The subject site consists of a single, large property located at 10232 - Whalley Boulevard in 

City Centre, on the east side of Whalley Boulevard and north of 102 Avenue. The subject 
property is 1.8 hectares in area. 
 

• The subject site is designated Central Business District in the Official Community Plan (OCP), 
Residential Mid to High Rise 3.5 FAR and Mixed-Use 3.5 FAR in the City Centre Plan, and is 
zoned Community Commercial Zone (C-8). 
 

 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing the following: 
 

o City Centre Plan amendment; 
o Subdivision of the existing lot into 3 lots (Phase 1 to 3); 
o Rezoning; 
o General Development Permit (Form and Character) to permit the development of a 

mixed-use phased development consisting of three mixed-use high-rise towers, two 
low-rise residential buildings and one single-storey stand-alone commercial building;  

o Detailed Development Permit for a 31-storey mixed-use tower with ground floor 
commercial and one single-storey stand-alone commercial building to be constructed 
in Phase 1 (Lot 1); and 
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o a Development Variance Permit to vary the definition of "Bond" in the Surrey 
Subdivision and Development Bylaw, 1986, No. 8830, as amended, to include the use of a 
Surety Bond for Servicing Agreement No. 7819-0258-00. 

 
• The following table provides specific details on the proposal: 
 

 Proposed 
Lot Area 

 All Phases (Lots 1-3) Phase 1 (Lot 1) 
Gross Site Area: 17,859 m2 

4,636 m2 

13,224 m2 

 
 
3,904 m2 

Road Dedication: 
Net Site Area: 

Number of Lots: Existing - 1 Proposed - 3 
Building Height: Tower 1: 97 metres / 31 storeys  

Building 1 (commercial): 10 metres / 1 storey  
 
Tower 2: 124 metres / 38 storeys  
Midrise 1: 22 metres / 6 storeys 
 
Tower 3: 103 metres / 33 storeys  
Midrise 2: 22 metres / 6 storeys 

Floor Area Ratio (FAR): All Phases (Lots 1-3)  
4.7 FAR (gross)  
6.4 FAR (net) 

Phase 1 (Lot 1) 
5.0 (gross) 
5.7 (net) 

Floor Area 
 All Phases (Lots 1-3) Phase 1 (Lot 1) 
Residential: 81,474 m2 

2,237 m2 

83,710 m2 

21,457 m2 

877 m2 

22,334 m2 
Commercial: 
Total: 

Residential Units: 
 All Phases (Lots 1-3) Phase 1 (Lot 1) 
Studio: 313 90 
1-Bedroom: 629 176 
2-Bedroom: 333 89 
3-Bedroom: 26 0 
Total: 1,301 355 

 
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 130 

school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
70 Elementary students at Lena Shaw School 
60 Secondary students at Guildford Park School 
 
(Appendix III) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy as follows: 
Phase 1:  Q1 2026 
Phase 2: Q1 2027 
Phase 3: Q1 2031 
 

Parks, Recreation & 
Culture: 
 

Parks has no concerns with the proposed 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 December 16, 
2021 and received conditional support. The applicant has agreed to 
resolve all 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 bylaw, to the 
satisfaction of the Planning and Development Department. 
(Appendix V).  
 

 
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. 
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Traffic Impacts 
 
• The proposed development triggers the requirement for a Transportation Impact Analysis 

(TIA) to evaluate the surrounding road network and identify any mitigating measures that 
would be required to address impacts.  
 

• The analysis assumes new full-movement traffic signals along Whalley Boulevard at 102A 
Avenue and Central Avenue that are being delivered through the adjacent Development 
Application 7916-0448-00. 
 

• Based on the assumed future road network and intersection controls, the TIA results indicate 
that site-generated traffic impacts are not significant and do not require additional 
infrastructure beyond the standard frontage roadworks. 

 
Road Network and Infrastructure 
 
• Whalley Boulevard is a north-south Arterial Road requiring dedication from the applicant to 

achieve a City Centre standard 32.0 m cross-section.  The applicant will construct a sidewalk, 
cycle track and treed boulevards with streetlighting on the east side of Whalley Boulevard 
concurrent with the timing of the adjacent development Phase (1, 2 or 3). The west side along 
this entire segment of Whalley Boulevard is being delivered through Development 
Application 7916-0448-00. 
 

• Central Avenue is an east-west Collector Road requiring dedication from the applicant to 
achieve a City Centre standard 24.0 m cross-section. The applicant will construct a sidewalk, 
treed boulevard with streetlighting, cycle track and a parking pocket as part of Phase 1. 
 

• 102 Avenue is an east-west Collector Road requiring dedication from the applicant to achieve a 
City Centre standard 32.0 m cross-section.  The applicant will construct a sidewalk, cycle track 
and treed boulevards with streetlighting on the north side of 102 Avenue as part of Phase 3. 
Traffic signal infrastructure on the northeast corner of Whalley Boulevard will be upgraded 
through Phase 3 frontage works. 
 

• 102A Avenue is a new east-west Local Road that will connect Whalley Boulevard east to 137A 
Street as part of Phase 2 of the development. The applicant is dedicating and delivering a 
unique Local Road cross-section with sidewalks, treed boulevards with streetlighting and 
parking on the north side through Phase 2 (south side to be delivered with Phase 3). 
 

• 137A Street is a new north-south Local Road between 102A Avenue and 102 Avenue. The 
applicant is dedicating and delivering a unique Local Road cross-section with sidewalks and 
treed boulevards with streetlighting on both sides of 137A Street as part of Phase 3.  
 

• The applicant is also providing an internal road (not dedicated) as part of Phase 1 and 2 that 
provides north-south traffic movement through the site parallel to Whalley Boulevard. 
 

Access 
 
• The primary access for Phase 1 will be right in/right out from Whalley Boulevard to a private 

internal road with access to the underground parking and loading facilities.  
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• Phase 2 will continue the private internal road to 102A Avenue and include access to an 

additional parkade ramp and loading facilities. 
 

• Access to Phase 3 will be exclusively from the new 102A Avenue. 
 
Parking 

 
• The Zoning Bylaw requires a total of 1,377 parking spaces to be provided on-site. 

 
• The applicant is proposing a total of 1,148 parking spaces to be provided for the overall 

development.  The parking will be provided separately for each phase in three separate, 4-
level underground parking facilities based on:  

 
o Utilizing the Alternative Parking Provisions for Residential use in accordance with 

Section C of Part 5 of the Zoning Bylaw for an 18% reduction (229 spaces); 
 

o Providing a combination of transportation demand management measures 
including on-street EV charging stations, shared vehicles/spaces, additional/enhanced 
bicycle parking and bicycle maintenance facilities (99 spaces); and 
 

o Payment-in-lieu is proposed to cover 10% of the shortfall (130 spaces). 
 
• On-street parking can be accommodated on both sides of 102A Avenue between Whalley 

Boulevard and 137A Street. The on-street EV charging station will be located on 102A Avenue. 
 
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 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. 
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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 2022/23 Five Year Capital Plan, the School District is seeking an 8-classroom 
addition.  The Ministry of Education 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 2024 to help alleviate the over-capacity issue. 

 
 
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 Central Business District in the Official Community Plan, with a 

permitted maximum density of 3.5 FAR, as noted in Figure 16 of the OCP. 
 
• In accordance with the OCP, the density for the subject site may be expressed as floor area 

ratio (FAR) calculated on the basis of the gross site area. 
 

• The proposed density (4.62 gross FAR) is consistent with the 3.5 gross FAR designation in the 
City Centre Plan including density bonus. Therefore, an OCP Amendment is 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. 
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 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 
 
• The proposed City Centre Plan (CCP) Amendment of a portion of the site from "Residential 

Mid to High Rise 3.5 FAR" to "Mixed Use 3.5 FAR" is to accommodate the proposed three 
mixed-use towers and one stand-alone commercial building.  This development will be a 
significant and welcomed addition to the Central Downtown District, which continues to 
evolve into a vibrant and dynamic place for people to live, work and play. 

 
• The overall density of the proposed development is 4.7 FAR (gross), which is consistent with 

the permitted density of 3.5 FAR on this site and within this area, with density bonus. The 
residential portion of the proposed mixed-use development represents a density of 4.56 FAR 
for the site, while the proposed floor area accounting for the remaining 0.13 FAR is comprised 
of the commercial retail space. These uses form an integral part of a complete community. 
 

• Non-residential uses are exempt from Tier 1 and Tier 2 Community Amenity Contributions 
(CAC).   
 

Density Bonus 
 
• The proposed development will be subject to Tier 2 Capital Plan Project CACs for proposed 

density greater than the Secondary Plan designation, as described in the Community Amenity 
Contribution section of this report and will be calculated and collected in accordance with 
Schedule G of the Zoning Bylaw prior to Final Adoption. 

 
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. 
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CD Bylaw  

 
• The applicant is proposing to rezone the subject site from "Community Commercial Zone (C-

8)" to "Comprehensive Development Zone (CD)". 
 
• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a 

proposed mixed-use, phased development consisting of three mixed-use high-rise buildings, 
two low-rise residential buildings and a stand-alone commercial building on the subject site.  
The proposed CD Bylaw for the proposed development site identifies the uses, densities and 
setbacks proposed. The CD Bylaw will have provisions based on the "Multiple Residential 135 
Zone (RM-135)" and the "Community Commercial Zone (C-8)". 

 
• The table below provides an analysis of the development proposal in relation to the 

requirements of the Zoning Bylaw, including the "Multiple Residential 135 Zone (RM-135)" the 
"Community Commercial Zone (C-8)", and parking requirements. 

 

Zoning RM-135 
Zone(Part 25) 

C-8 Zone 
(Part 36) Proposed CD Zone 

   
Floor Area Ratio: 2.5 (net) 0.8 (net) Overall net site density  

All Phases (Lots 1-3) 
6.4 (net) 

 
Block A (Phase 1- Lot 1) 

5.7 (net) 
 

Block B (Phase 2 - Lot 2) 
6.9 (net) 

 
Block C (Phase 3 - Lot 3) 

6.4 (net) 
Lot Coverage: 33% 50% 42% 
Yards and Setbacks 7.5 metres or  

50% the 
height of the 

building  

7.5 metres Commercial 
2.5 m  

 
Residential  

4.5 m 
Principal Building 
Height: 

N/A 124 m (38-storeys) 

Permitted Uses: The RM-135 Zone permits 
multiple unit residential 
buildings and ground-oriented 
multiple residential buildings. 
 
The C-5 Zone permits 
commercial uses including: 
• Retail stores; 
• Personal service uses; 
• General service uses; 

Residential will comply with 
the RM-135 Zone. 

 
Commercial uses will include 
the following, with some 
restrictions: 
• Retail stores; 
• Personal service uses; 
• Eating establishments; 
• Neighbourhood pubs; 
• Office uses; 
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Zoning RM-135 
Zone(Part 25) 

C-8 Zone 
(Part 36) Proposed CD Zone 

• Beverage container return 
centres; 

• Eating establishments; 
• Neighbourhood pubs; 
• Liquor store; 
• Office uses; 
• Parking facilities; 
• Automotive service uses; 
• Indoor recreational 

facilities; 
• Entertainment uses; 
• Assembly halls; 
• Community services;  
• Child care facilities; 
• Cultural uses; and 
• One dwelling unit. 

• General service uses; 
• Indoor recreational 

facilities; 
• Entertainment uses 
• Community services;  
• Child care facilities; and 
• Cultural uses. 

Indoor Amenity: 2,627 square metres The proposed 2,203 m2 does not 
meet the Zoning Bylaw 
requirement and cash-in-lieu 
for the 424 m2 shortfall will be 
required. 

 
Outdoor Amenity: 

 
 

3,903 square metres 

 
The proposed 4,454 m2 exceeds 
the Zoning Bylaw requirement. 

Parking (Part 5) Required Proposed  
Number of Stalls 

Commercial:  
Restaurant: 
Residential: 
Residential Visitor: 
Total: 

46 
30 
1,171 
130 
1,377 

46 
40 
951 
111 

1,148 
 

• The proposed floor area ratio (FAR) of the development is 6.3 net FAR (4.7 gross FAR), and 
the lot coverage is proposed to be 42%, which will exceed the maximum 2.5 FAR and 33% lot 
coverage permitted under the RM-135 Zone.  Given the site’s location in City Centre and 
proximity to public transit options, the proposed density is appropriate, and the proposed lot 
coverage is consistent with other similar high-rise developments.  
 

• The RM-135 Zone requires the setbacks to be 7.5 metres or a minimum of 50% of the building 
height, whichever is greater.  The applicant is proposing reductions for all setbacks in the 
CD Bylaw.  The reduction in building setbacks is supportable as they allow for a more urban 
and active engagement of the streets, which is desirable for the City Centre area and 
consistent with the City Centre Plan design guidelines as well as the Development Permit 
(Form and Character) design guidelines in the Official Community Plan. 

 
• The proposed building height is consistent with other existing and proposed high-rises in the 

area. 
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Proposed Variance 
 
• The applicant is requesting the following variance: 

 
o to vary the definition of "Bond" in the Surrey Subdivision and Development Bylaw, 1986, 

No. 8830, as amended, to include the use of a Surety Bond for Servicing Agreement No. 
7819-0258-00 and to proceed to Public Notification. 

 
• The pilot program to use Surety Bonds supports the goals of the City’s Sustainability Charter 

to increase housing options and affordability by allowing improved utilization of developers’ 
capital funds for reinvestment.  A Surety Bond, which is a three-party agreement between the 
Developer, Surety Bond Insurer ("Surety") and the City, obligates the Surety to pay the City for 
the debt or default of the Developer.  The Developer’s working capital will then be freed for 
greater liquidity that can then be leveraged for reinvestment into the City. 
 

• The pilot program supports the Sustainability Charter theme of Inclusion, specifically the 
following Desired Outcomes and Strategic Directions: 

 
o Housing DO12:  Everyone in Surrey has a place to call home; 
o Housing DO13:  Appropriate and affordable housing is available to meet the needs 

of all households in Surrey; 
o Housing SD10:  Increase and maintain the supply of affordable and appropriate 

rental housing across all Surrey communities; and 
o Housing SD11:  Ensure development of a variety of housing types to support people 

at all stages of life. 
 

• The Engineering Department supports the variance to include the use of a Surety Bond for 
Servicing Agreement No. 7819-0258-00. 

 
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 City Centre Plan identifies the subject site as Residential Mid to High Rise Residential and 
Mixed-Use 3.5 FAR. The proposed gross density for the subject site is 4.7 FAR. 
 

• 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 
($2,000 per unit). 
 

• The proposed development is subject to the Tier 2 Capital Plan Project CACs, which will be 
calculated in accordance with the flat rates under Schedule G of the Zoning Bylaw and payable 
prior to Final Adoption. The amount of floor space subject to Tier 2 CACs will be determined 
in advance of Final Adoption. 
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Affordable Housing Strategy 
 
• On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 

No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects.  

 
• The applicant will be required to register a Section 219 Restrictive Covenant to address the 

City’s needs with respect to the City’s Affordable Housing Strategy. 
 
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 August 10, 2021, and the Development Proposal Signs 

were installed on August 23, 2021.  Staff received no responses from neighbouring residents. 
 
 
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 seeking both a General Development Permit and a Detailed Development 
Permit (Phase 1) as part of the current application and will continue to refine the design of the 
future phases of the development through subsequent Detailed Development Permit 
applications.  The applicant continues to work with staff on an ongoing basis to resolve 
specific design-related concerns. 
 

• The applicant has worked with staff to develop a design that incorporates City Centre urban 
design guidelines and principles through varied tower heights, podium massing refinement, 
public realm and street interface. 
 

• The applicant and staff will continue to work on the following items prior to final adoption of 
the Phase 1 development:  
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o Design development to improve and refine the public realm interfaces at all road 
frontages, with respect to landscaping, sidewalks, tree boulevards, and resolution of 
the interim walkway access through the site before Phases 2 and 3; 

o Design development and resolution of the podium and tower connection and 
elevations of Tower 1; and 

o Resolution of the interface at the east property line facing the neighbors. 
 

• The applicant and staff will continue to work on the following items through the Detailed 
Development Permit review of the subsequent phases:  

o Design development and resolution of detailed architectural expression to provide 
distinct tower forms, especially Phase 2 where the tower holds a street-end view; 

o Design development and resolution of tower and podium architectural expressions, 
including corner treatment, and detailed architectural expression; 

o Resolution of tower separation between Phase 2 and 3 to achieve the full 30-metre 
corner to corner tower separation specified within the City Centre Plan Form and 
Character Guidelines;  

o Reduction of tower floor plate area to below 700 square metres on Phase 2 and 3 
towers; 

o Design development to improve and refine the public realm interfaces at all road 
frontages, with respect to landscaping and sidewalks; and 

o Design development to refine the low-rise building’s architectural expression and 
street interfaces for Phases 2 and 3. 
 

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

 
• The multi-phase mixed-use development proposal ("Georgetown") includes three high-rise 

mixed-use towers (31, 33 and 38-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. 
 

• 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 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.  
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• 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. 

 
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 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 stand-alone commercial building will include a green roof providing natural stormwater 
detention.  The roof of the low-rise apartment buildings 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 
 
• Per the Indoor Amenity Space requirements in the Zoning Bylaw, high-rise towers that are 

25 storeys or higher must meet a base requirement of 3 square metres per unit up to 
557 square metres per tower, which equates to 186 units, plus 1 square metre per unit above 
557 square metres. 

 
• Based upon the City’s revised Zoning Bylaw requirement, the proposed development must 

provide 2,627 square metres of indoor amenity space to serve the residents of the proposed 
1,301 units. 

 
• The applicant is proposing 2,203 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 424 square metres of 
indoor amenity space prior to final adoption. 

 
• The indoor amenity space proposed in Phase 1 includes a business centre with quiet working 

pods, gym and fitness area including a yoga space on Level 1.  A second indoor amenity space 
is proposed on Level 2 and includes a lounge and dining area, games room and media room 
with projector screen/large TV. 
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Outdoor Amenity 
 
• Based upon the City’s Zoning Bylaw requirement of 3 square metres per dwelling unit of 

outdoor amenity space, 3,903 square metres of outdoor amenity space is required for the  
proposed development. 
 

• Overall, the proposed outdoor amenity space provided through private, programmed amenity 
and publicly accessible open space (secured through a statutory right-of-way for public rights 
of passage) is 4,454 square metres which exceeds the outdoor amenity space requirement. 
 

• The applicant will be required to register an access easement across the site to ensure access 
to the proposed shared outdoor amenity facilities within the development for all residents. 
 

• The outdoor amenity space proposed in Phase 1 includes the northern portion of the large 
central green space with children’s play area, as well as two small scale hardscaped plaza areas 
at ground level.  A private outdoor amenity space is also provided on Level 2 (associated with 
the indoor amenity area) and 3 with table and chairs and lounge seating.  
 

 
TREES 
 
• Glen Murray, ISA Certified Arborist of Froggers Creek Tree Consultants Ltd. 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 4 4 0 

Cottonwood  2 2 0 
Deciduous Trees  

(excluding Alder and Cottonwood Trees) 
Bigleaf Maple 2 2 0 

Elm 2 2 0 
Cherry 11 11 0 

London Plane 12 12 0 
Maple 1 1 0 

Norway Maple 15 14 1 
Purple Plum 1 1 0 

Tulip 2 2 0 
Coniferous Trees 

Black Pine 5 5 0 
Giant Redwood 4 4 0 

Hemlock 37 37 0 
Shore Pine 1 1 0 

Western Red Cedar 5 5 0 

Total (excluding Alder and 
Cottonwood Trees)  98 97 1 
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Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 104 

Total Retained and Replacement Trees 105 

Contribution to the Green City Program  
To be determined once future phases have  
been reviewed under subsequent  
Development Permits (Phase 2 and 3). 

 
• The Arborist Assessment states that there are a total of 98 mature trees on the site, excluding 

Alder and Cottonwood trees. Six (6) existing trees, approximately less than 1% of the total 
trees on the site, are Alder and Cottonwood trees.  It was determined that no trees can be 
retained as part of this development proposal. The proposed tree retention 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 200 replacement trees on the site.  The applicant is proposing 
34 replacement trees in Phase 1, with additional trees to be added in later phases. 

 
• The new trees on the site will consist of a variety of trees including Red Maple, Galaxy 

Magnolia, Persian Ironwood and Japanese Pink Snowbell.   
 
• In summary, a total of 34 trees are proposed to be replaced on the site in Phase 1, with 

additional trees to be planted in later phases.  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 1 with subsequent Tree 
Cutting Permits released upon issuance of future Detailed Development Permits for Phase 2 
and 3. 

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

System Bylaw" (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. 
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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 Bylaw". 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations, 

Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey and Tree Preservation 
Appendix V. ADP Comments and Responses 
Appendix VI. District Energy Map 
Appendix VII.  City Centre Plan Amendment 
Appendix VIII. Development Variance Permit 
 
 

approved by Ron Gill 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
JLM/cm 
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NOTE:  Detailed Land Development Engineering Review available on file 

 

 

INTER-OFFICE MEMO  
 

 

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

 
FROM: Development Services Manager, Engineering Department 
 
DATE: February 25, 2022 

(Supercedes Feb. 23/22) 
PROJECT FILE: 7819-0258-00 

 

 

RE: Engineering Requirements (Commercial/Multi-Family) 
Location:  10232 Whalley Boulevard 

 
CITY CENTRE PLAN (CCP) AMENDMENT/ DEVELOPMENT PERMIT/DEVELOPMENT 

VARIANCE PERMIT 
There are no engineering requirements relative to the CCP Amendment, Development Permit  
and Development Variance Permit beyond those noted below 

 
REZONE/SUBDIVISION 

Property and Right-of-Way Requirements 

• Dedicate 5.942m along Whalley Boulevard and 102 Avenue. 

• Dedicate 1.942m along Central Avenue. 

• Dedicate 18.0m for 137A Street. 

• Dedicate 14.0m for 102A Avenue. 

• Dedicate required corner cuts. 

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

• Construct east side of Whalley Boulevard, north side of 102 Avenue and south side of 
Central Avenue. 

• Construct 137A Street and 102A Avenue as a full roads. 

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

• Construct storm mains along Whalley Boulevard and new 102A Avenue. 

• Construct sanitary mains along Whalley Boulevard, 102 Avenue and Central Avenue. 

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

• Construct water mains along 137A Street, 102A Avenue and Central Avenue. Complete fire 
flow analysis to determine the ultimate water main size. 

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

• Register applicable legal documents as determined through detailed design. 

• Pay amenity charge for undergrounding the existing overhead electrical and 
telecommunication infrastructure and applicable latecomer charges. 

 
A Servicing Agreement is required prior to Rezone/Subdivision.  
 
 
Jeff Pang, P.Eng. 
Development Services Manager 
HB4 
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School Enrolment Projections and Planning Update:

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

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

THE IMPACT ON SCHOOLS

APPLICATION #: 19 0258 00

 

SUMMARY

The proposed    1298 highrise units Lena Shaw Elementary
are estimated to have the following impact

on the following schools:

Projected enrolment at Surrey School District for this development:

Elementary Students: 70
Secondary Students: 60

18 0284 00

September 2020 Enrolment/School Capacity

Lena Shaw Elementary

Enrolment (K/1‐7): 75 K + 472  

Operating Capacity (K/1‐7)  57 K + 512
   

Guildford Park Secondary
Enrolment  (8‐12): 1360 Guildford Park Secondary
Capacity  (8‐12): 1050  
   

 

Projected population of school‐age children for this development: 140

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

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

Secondary Students: 8

Total New Students 8

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 900 students.   As part of the 

District’s 2022/2023 Five Year Capital Plan, the district has requested an 8‐classroom addition.  The 

Ministry of Education 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 2024.

 

    Planning
October 6, 2021

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

Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.                                                                         
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Surrey Project No:

Number of Trees

104

103

1

-
6 X one (1) = 6

-
97 X two (2) = 194

200

Number of Trees

2

-
0 X one (1) = 0

-
2 X two (2) = 4

0
4

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: Glenn Murray

20-Nov-21

200

4

Address: 10232 Whalley Blvd, Surrey BC

Off-Site Trees

Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]
Replacement Trees in Deficit
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NVENTORY
 # Type DBH TPZ  # Type DBH TPZ 
194 Elm 6cm 1.0m 428 London Plane 34cm 2.0m
195 Elm 6cm 1.0m 429 Tulip 30/25/20cm 3.0m
196 Giant Redwood 110cm 6.6m 430 London Plane 54cm 3.2m
197 Cherry 35cm 2.1m 431 London Plane 59cm 3.5m

197.1 Cherry 10cm 1.0m 431.1 Norway Maple 42cm 2.5m
197.2 Cherry 10cm 1.0m 432 Native Cherry 30/25/20cm 3.0m
197.3 Cherry 10cm 1.0m 433 Western Redcedar 26cm 1.6m
197.4 Cherry 10cm 1.0m 434 Maple 38/32/30cm 3.3m
197.5 Cherry 10cm 1.0m 435 Norway Maple 15cm 0.9m
197.6 Cherry 10cm 1.0m 436 Hemlock 60cm 3.6m
197.7 Cherry 10cm 1.0m 436.1 Hemlock 20cm 1.2m
197.8 Cherry 10cm 1.0m 437 Western Redcedar 45cm 2.7m
197.9 Cherry 10cm 1.0m 438 Hemlock 28/25cm 2.5m

198 Cherry 35cm 2.1m 439 Hemlock 37cm 2.2m
198.1 Cherry 10cm 1.0m 440 Western Redcedar 49cm 2.9m
198.2 Cherry 10cm 1.0m 440.1 Hemlock 28cm 1.7m
198.3 Cherry 10cm 1.0m 441 Hemlock 32cm 1.9m
198.4 Cherry 10cm 1.0m 442 Bigleaf Maple 55cm 3.3m
198.5 Cherry 10cm 1.0m 443 Hemlock 30cm 1.8m
198.6 Cherry 10cm 1.0m 444 Hemlock 46cm 2.8m
198.7 Cherry 10cm 1.0m 444.1 Western Redcedar 26cm 1.6m
198.8 Cherry 10cm 1.0m 445 Hemlock 30cm 1.8m

199 Cherry 35cm 2.1m 445.1 Hemlock 26cm 1.6m
200 Cherry 33cm 2.0m 446 Hemlock 45cm 2.7m
201 Black Pine 44cm 2.6m 446.1 Hemlock 26cm 1.6m
202 Black Pine 40cm 2.4m 447 Hemlock 26/24cm 2.5m
203 Giant Redwood 167cm 10.0m 447.1 Hemlock 26cm 1.6m
210 Cottonwood 85/85cm 6.0m 447.2 Hemlock 27cm 1.6m
211 Norway Maple 40/40/35cm 4.2m 447.3 Hemlock 25cm 1.5m
401 Norway Maple 60cm 3.6m 447.4 Hemlock 26cm 1.6m
402 Cottonwood 45cm 2.7m 448 Hemlock 46cm 2.8m
403 Norway Maple 35/30/30cm 4.0m 448.1 Hemlock 20cm 1.2m
404 Norway Maple 49/30cm 3.5m 449 Bigleaf Maple 50/45cm 4.0m
405 Norway Maple 59cm 3.5m 450 Hemlock 35cm 2.1m
406 Norway Maple 52cm 3.1m 451 Hemlock 33cm 2.0m

406.1 Hemlock 25cm 1.5m 452 Hemlock 31cm 1.9m
406.2 Hemlock 20cm 1.2m 453 Hemlock 39cm 2.3m
406.3 Hemlock 30cm 1.8m 453.1 Hemlock 15cm 1.0m
406.4 Hemlock 30cm 1.8m 453.2 Hemlock 26cm 1.6m

407 Red Alder 35cm 2.1m 454 Hemlock 33cm 2.0m
408 Red Alder 38cm 2.3m 455 Shore pine 35cm 2.1m
409 Red Alder 35/35cm 3.3m 456 Hemlock 31cm 1.9m
410 Norway Maple 30/25/18cm 3.5m 456.1 Western Redcedar 24cm 1.4m
411 Norway Maple 50cm 3.0m 456.2 Hemlock 26cm 1.6m
412 Norway Maple 50cm 3.0m 456.3 Douglas Fir 60cm 3.6m
414 Norway Maple 50/45/40cm 4.5m 457 Cottonwood 35cm 2.1m
415 London Plane 27cm 1.6m 458 Red Alder 45cm 2.7m
416 London Plane 27cm 1.6m 459 Norway Maple 52cm 3.1m
417 London Plane 26cm 1.6m 460 Hemlock 40cm 2.4m
418 Giant Redwood 129cm 7.7m 461 Norway Maple 30/25cm 2.4m
419 London Plane 32cm 1.9m 462 Hemlock 34cm 2.0m
420 Black Pine 42cm 2.5m 462.1 Hemlock 34cm 2.0m
421 London Plane 16cm 1.0m 463 Hemlock 34cm 2.0m
423 London Plane 13cm 0.8m 464 Hemlock 30cm 1.8m

423.1 London Plane 50cm 3.0m 465 Hemlock 30cm 1.8m
424 Black Pine 15/13cm 1.5m 465.1 Hemlock 26cm 1.6m
425 Tulip 46cm 2.8m 466 Red Alder 31cm 1.9m
426 London Plane 23cm 1.4m 467 Giant Redwood 63cm 3.8m
427 London Plane 33cm 2.0m 468 Black Pine 8cm 1.0m

ter, TPZ-protection zone
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Present: 

Panel Members: 
R. Drew, Chair 
T. Bunting 
W. Chong 
R. Dhall 
I. MacFadyen 
S. Slot 
M. Patterson  
 

Guests: 

Richard Bernstein, Chris Dikeakos Architects Inc. 
Martin Peter 
Mani Mahmoudian  
Stephen Vincent, Durante Kruek Ltd. 
Alexander Wright, Anthem Properties Group Ltd. 
Gwyn Vose, IBI Group 
Dave Jerke, van der Zalm + associates inc. 
 

Staff Present: 

A. McLean, City Architect 
S. Maleknia, Urban Design Planner 
W. Lee, Recording Secretary  
 

 
 
B. NEW SUBMISSIONS 

 
2. 4:40 p.m. 

 
File No.: 7919-0258-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Rezoning from C-8 to CD, site-wide General DP and a 

Detailed DP for Phase 1 to permit a three-phase, 
mixed-use project consisting of three mixed-use 
high-rise towers (31, 33 and 37 storeys), one stand-alone 
retail building and two 6-storey apartment buildings 
with a total of 1295 residential units and an overall gross 
FAR of 4.6. 

Address:  10232 Whalley Boulevard  
Developer: Anthem Properties Group Ltd. 
Architect: Gwyn Vose, IBI Group 
Landscape Architect: Dave Jerke, van der Zalm + associates inc. 
Planner: Jennifer McLean 
Urban Design Planner: Sam Maleknia 
 

 
The Urban Design Planner advised that the city staff worked very closely with the 
applicant regarding overall site planning and siting of the buildings, allocation of 
different uses, podiums and street walls, potential open spaces and plazas, and 
public realm interfaces. The proposal generally complies with the City Centre Plan, 
and staff supports the project. 
 
The Panel was asked to provide detailed comments on Architectural expression, 
landscaping, edges, setbacks for the detailed DP (Phase 1), and to provide general 
comments for the General DP including the overall context, open spaces setbacks, 
form and the general lobby location, i.e. general aspects of Phase 2 and phase 3.  
Phase 2 and 3 buildings will return to the ADP for their Detailed DPs.  
 

 

Advisory Design Panel 
Minutes 

 
Location: Virtual 
MONDAY, DECEMBER 16, 2021 
Time: 3:00 p.m. 
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Advisory Design Panel - Minutes December 16, 2021 

 

 

https://surreybc-my.sharepoint.com/personal/j12_surrey_ca/documents/desktop/project files/19-0258 (t-town)/council/appendix v - adp minutes and response.docx Page 2 

The Project Architect presented an overview of the site planning, streetscapes, 
building concept, floor plans, and elevations.  
 
The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
GENERAL DP (PHASE 2&3) 
 
It was Moved by R. Dhall 
 Seconded by T. Bunting  
 That the Advisory Design Panel (ADP) 
SUPPORT the project and recommends that the applicant address the following  
issues to the satisfaction of the Planning & Development Department. 
 
Recommend that the landscaping submission return to staff for further development. 

Carried 
 
DETAIL DP (PHASE 1) 
 
It was Moved by R. Dhall 
 Seconded by M. Patterson  
 That the Advisory Design Panel (ADP) 
CONDITIONAL SUPPORT of the project and recommends that the applicant  
address the following issues to the satisfaction of the Planning & Development  
Department and, at the discretion of Planning staff, resubmit the project to the  
ADP for review. 

Carried 
 
One Panel member disagreed with the motion, noting that it should not warrant 
another review by the Panel. 
 
PHASE 2 & 3 COMMENTS 
 
Key Points 
 
• Consider further development of the strip of land at the SE edge of the site. 

 
Response: Noted. This area will be further developed through the detailed 
DP design process with detailed landscape drawings.  
 

• Consider placing trees in the hardscape area in PH 2 driveway / loading area. 
 
Response: The design of this area has been revised. Trees have been added in 
this area along the southern edge of the open lawn and along the adjacent 
strata road. There are some limitations as below this area is structured 
underground parking. 
 
 

• Consider developing pedestrian feel to the lane connecting 



Advisory Design Panel - Minutes December 16, 2021 
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Whalley Boulevard to 102A.  Extend elements of the character between 
PH 3 buildings into lane 
 
Response: Trees have been added along the strata road. Bands of pavers 
have been added to the road to further improve the pedestrian character of 
the space. The spaces between the buildings leading from 102A to Whalley 
Blvd has been enhanced to give a pedestrian feel; additional trees, paving 
stones, concrete banding, park like setting to the east, lighting, public art, 
connectivity and permeability corridors, bench seating, resting spots and 
variety of architectural features with rich materials give this area and 
pathway a strong pedestrian level of comfort and character.  In addition, 
enhancements have been made to the standalone restaurant building; the 
seating area and clear glazing wraps around and faces into the lane and 
interior adding additional activity and vitality to the interior space and lane. 

 
• Consider further development of the indoor amenity program and PH 3 

pedestrian realm between buildings  
 
Response: Noted. Indoor amenity programming has been enhanced, with 
specific uses added such as gyms, yoga rooms, libraries, co-working areas, 
parcel storage and pick up, concierge, bike rooms, seating areas, convenience 
lobbies to access retail and other outdoor amenities. PH3 pedestrian realm 
has been further enhanced to provide better connectivity from 102 Ave 
though Ph3 to Phase 2, further detailed work will be done on this as part of 
the detailed development permit for Phase 3.  Considerations will be artwork, 
seating, pathing, materials, landscaping, grading, wayfinding. This will be 
considered during the detailed development permit stage for this phase.  
 

• Consider further development of the pedestrian connection across 
102A Avenue between PH 3 and PH 2 
 
Response: On Phase 3 the landscape design has been revised in order to 
provide a direct, landscaped connection up to 102 A Ave from 102 Ave. On 
Phase 2 the length of the low-rise building has been reduced and the building 
has been repositioned to provide generous space for a more distinct 
connection up to the central amenity space from 102 A Ave.  

 
• Consider realigning the exit path from between CRU 2 and 3 to between 

CRU 3 and 4 
 
Response. Noted this will be considered during the detailed development 
permit stage for these phases. 

 
 
 
 
 
 
 

• Consider developing more permeability through the restaurant building 
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Response: Visual permeability has been added by the introduction of 
additional glazing on the southern face of the building. The sidewalk to the 
north of the retail pavilion building has been widened to further improve 
permeability.  The seating area of the restaurant and the clear glazing wraps 
the entire southern side of the building and faces into the interior of the site 
towards the outdoor amenity park space. 

 
Site 
 
• Recommend further design development to Phase 3 tower podium L3 to 

L4, dead end corridor resolution at the west; this factor needs to be 
resolved as it will affect the location of the stair and/ or planning of the 
units Midrise. 
 
Response: Noted. This will be considered during the detailed development 
permit process for this phase.  
 

• Recommend further design development to Phase 3 outdoor amenity space; 
be clear if this space is programmed or a corridor space between buildings; 
the 25’ wide is very minimal with the 4 to 6 storey walls to the sides. 
 
Response: Noted we will consider this comment during the detailed 
development permit design process for this phase. Currently the design 
features  25’ width and is enhanced with landscaping, paving stones, way 
finding and art opportunities while providing pathing for pedestrians.  

 
• Recommend further design development to the end elevations (east & 

west) of the mid-rise buildings; clarify the location of openings and clarify 
how they are treated regarding a ‘wrapped’ elevation and/ or material 
usage in an extruded way.  
 
Response: Noted: This will be considered during the detailed development 
permit process for this phase.  

 
• Recommend the central spine (north-south pedestrian route) be connected 

well responding towards southern edge; any articulation of building form, 
consolidation of open space gives an opportunity of connectivity.  
 
Response: Noted. The connection has been improved. A direct, landscaped 
path has been created in phase 3. The applicant has proposed public art at 
key locations along the spine including at the mouth of the central spine 
adjacent to 102 Ave.  

 
• Careful consideration is needed in detailed design development to ensure 

that the internal mews is a shared pedestrian-vehicular environment and 
consideration needs to be given to type of curb, use of bollards and 
streetlights to create separation, paving materials to subtlety indicate 
pedestrian vs vehicular vs shared. 
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Response: Vehicle area design and lane will incorporate roll-over curbs. 
Bollards will be used at key areas as signals barrier to vehicles and 
pedestrians.  Lighting for pedestrians and safety will be incorporated and 
differing paving materials have been incorporated.  

 
Form and Character 
 
• Recommend further design development to the planning of the deficient 

area of indoor amenity. The drawings should lay out the functions to justify 
the deficient amount of indoor amenity Phase 3 tower podium. 
 
Response: Noted. Our initial block space planning indicates that the 
provided space will be sufficient to provide a range of building amenities that 
will benefit the future residents. During the detailed development permit 
phase these amenity spaces will be further developed.  
 

• Encourage the midrise buildings to be formulated slightly more sensitively for 
pedestrian movement.  
 

Response: The length of the Phase 2 low rise building has been reduced to 
facilitate pedestrian movement between 102A Ave and the outdoor amenity 
greenspace. Design of both low-rise residential buildings will be further 
considered during the detailed development permit phase.  

 
Landscape 
 
• Amenity lawns need more work to be useable. 

 
Response: The open lawn area will provide a flexible space that can 
accommodate a wide range of outdoor activities (both physical and more 
contemplative) including soccer, volleyball, spike ball, bocci, and games of 
tag. The design of the lawn has been revised to add a berm on the northern 
portion of the lawn that has been integrated into the outdoor play area. This 
berm will also provide an ideal place for picnics and provide a vantage point 
for people living above to look out to the lawn.   
 

• Recommend re-assessing the grading transition at the south PL 
 
Response: Building grades have been revised for the phase 3 low rise. Grades 
will be further considered and refined during the detailed development permit 
phase.  
 

• Dead space on east side of new road on Phase 3 – consider further design 
development on how space could be used.  
 
Response: Noted. This will be considered during the detailed development 
permit phase of this phase. The landscaping will be revised to ensure that this 
is useful, pleasant space.  

 
CPTED  
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• No specific issues were identified.  
 
Sustainability  
 
• No specific issues were identified. 
 
Accessibility  
 
• No specific issues were identified. 

 
PHASE 1 COMMENTS 
 
Key Points 
 
• Pedestrianize the internal lane.  

 
Response: Trees & landscaping has been added along the internal lane 
(strata road) to provide green, pedestrian character. The design of the road 
surface has been revised to introduce bands of paving stones in order to 
encourage pedestrian use. Along the edges we have added bench seating, 
resting spots, opportunities for art, lighting, and rich materials.  The 
adjacency of the outdoor amenities and greenspace further reinforce the 
green and pedestrian character and the seating area and clear glazing of the 
standalone restaurant now wraps around and faces into the lane and interior 
adding additional activity and vitality. 
 

• Consider narrowing the width of the lane accessing the restaurant parking. 
 
Response: This has been considered; however the proposed width of the lane 
is required to facilitate the multitude of different necessary functions which 
include deliveries, travelling to and from homes, visiting shops. The proposed 
design also provides enhanced safety and accessibility options.  All of this is 
vital to maintain the utility of the mixed-use nature of the proposed 
development. 
  

• Consider further development of the south facing program and façade 
treatment. 
 
Response: The loading area has been re-located into the interior of the building.  
This reduces some depth in the retail space but tidies up the south elevation of Ph1 
podium with the benefit of providing a distinct pedestrian path along the building 
to and from the convenience lobby to the residential building. 
 

• Consider exploring the further integration between the podium and tower expression. 
 
Response: The three towers sit upon 2-4 storey podiums; each is rooted to the ground at 
the park and lobby portions; while the street facing sides hug the street setback to form a 
retail street with a reduced overall setback from the tower. Retail streets have a rhythm 
of bays that create pedestrian friction, while large glazed second storey amenity and 
setback residential units and balconies improve streetwall. Materiality and color link 
towers with podiums, while providing unique identity to each and a sense of hierarchy.  
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Overall, we are satisfied with the resulting form and feel of the podium / tower 
relationship.  

 
• Consider exploring a mass timber structure for the restaurant. 

 
Response: The applicant investigated this with their consultant team. We 
understand that green roofs are another design priority within the City of 
Surrey. To accommodate this proposed design change, we would have to 
remove the green roof, as a green roof –even if carefully designed and 
constructed—still poses a potential leak risk. For a wood building this could 
cause serious damage to the structural integrity of the building. For this 
reason, the applicant has elected to provide the green roof on the standalone 
building and will not be proceeding with a mass timber design.  
 

• Recommend further design development to Retail Pavilion building to be 
as transparent all around with a different planning configuration; this 
allows the visual permeability from Whalley to the inner courtyard.  
 
Response: Additional glazing has been added to the northern and eastern 
elevations of this building. The current building design also includes glazing 
that wraps the south face of the building from Whalley Blvd to the strata 
road. These revisions improve the visual permeability of this building and 
also enhance the sense of activity in the interior of the site  
 

• Provide more planting at grade, especially along internal driveway. 
 
Response: This has been done. Additional trees and landscaping have been 
added including along the strata road. 
 

• Consider utilizing future climate files. This helps understand impact of 
climate resiliency.  
 
Response: We will consider future climate files during the next stage of the 
building’s energy modelling. 
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Site 
 

• Consider further design development at south side of bldg. 1 / phase 1. It 
has the best southern exposure and faces the main outdoor amenity space. 
 
Response: The design has been revised to relocate the loading area to the 
interior of the building. This reduced the depth of one of the retail spaces but 
tidies up the south elevation of the podium and allows for a distinct 
pedestrian route between Whalley Blvd. to the convenience lobby of the 
residential tower.  
 

• Consider further design development to the NE plaza.  
 
Response: The small NE plaza at the corner of Whalley and Central Ave has 
been revised to open the space up for pedestrian use.  
 

 
Form & Character 

• Recommend further design development to the planning of exit stair from 
core to Whalley blvd. Move exit corridor to the south end of CRU 4; this 
this allows the CRU 4 to be continuous with CRU 3 for flexibility and this 
allows CRU 4 not to be isolated. 
 
Response:  Exit stair has been revised 
 

• Consider integrating more activities in the open lawn area.  
 
Response: The open lawn area will provide a flexible space that can 
accommodate a wide range of activities (both physical and those that are 
more contemplative) including soccer, volleyball, spike ball, bocci, reading, 
and games of tag. The design of the lawn has been revised to add a berm on 
the northern portion of the lawn that has been integrated into the outdoor 
play area. This berm will also provide an ideal place for picnics and provide a 
vantage point for people living above to look out to the lawn.   
 

• Careful consideration is needed in design development to ensure that the 
internal mews is a shared pedestrian vehicular environment and 
consideration needs to be given to type of curb, use of bollards and 
streetlights to create separation, paving materials to subtlety indicate 
pedestrian vs vehicular vs shared. 
 
Response: Vehicle area design and lane will incorporate roll-over curbs. 
Bollards will be used at key areas as signals barrier to vehicles and 
pedestrians.  Lighting for pedestrians and safety will be incorporated and 
differing paving materials have been incorporated.  
 

• Consider tall glass partitions for the exterior amenity spaces to help buffer 
the noise and reduce the noise impacts on residents when in the outside 
environment.  
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Response: Noted. This will be further considered during the working 
drawing stage with input from an acoustical consultant as required.   

 
Landscape 
 
• Recommend adding more greenspace. Overlay should be done on all exit 

points, pedestrian movement, and residual spaces where there is an 
opportunity to drop the slab and add more trees and shrubs.  
 
Response: The central greenspace was further expanded. Additional trees 
and landscaping have been added across the site including along the strata 
road and the central outdoor amenity space and lawn.   
 

• There appears to be an excess of hardscape and a lack of planting for both 
the areas along King George Boulevard and the internal roadway. 
Additional trees along the internal roadway will help to create more of a 
pedestrianized streetscape. Consider more shrub and tree plantings, noting 
that the tree plantings may require some dropped slabs to achieve required 
soil volumes  
 
Response: Additional trees were added along the strata road including a line 
of three trees that are at the northwestern-most portion of the strata road 
adjacent to Whalley Blvd. 
 

• Relocate the tree planters that are located in the triangular ph 1,2 lawn, on 
the phase 2 side, against the internal road to allow a larger lawn area.  
 
Response: These trees have been moved and the lawn area has been 
expanded. 
 

CPTED 
  
• No specific issues were identified. 
 
Sustainability  
 
• Refer to Key Points. 

 
Accessibility 
 
• No specific issues were identified. 
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7919-0258-00 
 
Issued To:  
 
 (the "Owner") 
 
Address of Owner:  
  
 
 
1. This development variance permit is issued subject to compliance by the Owner with all 

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

 
 
2. This development variance permit applies to that real property including land with or 

without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

 
Parcel Identifier:  008-538-051 

Lot 66 Section 26 Block 5 North Range 2 West New Westminster District Plan 38420 
 

10232 - Whalley Boulevard 
 
 

(the "Land") 
 
 
3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 

the new legal description for the Land once title(s) has/have been issued, as 
follows: 

 
Parcel Identifier:   

____________________________________________________________ 
 

 
(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic 

address(es) for the Land, as follows: 
 

_____________________________________________________________ 
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4. Surrey Subdivision and Development By-law, 1986, No. 8830, as amended is varied as 
 follows: 
 

(a) In Part I – Interpretation – Definitions, "Bond" means cash, an irrevocable Letter of 
Credit, or a Surety Bond in favour of the City. 

 
 
5. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.   
 
 
6. This development variance permit shall lapse if the Owner does not substantially start any 

construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 

 
 
7. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
 
8. This development variance permit is not a building permit. 
 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
 
   ______________________________________  
  Mayor – Doug McCallum 
 
 
   ______________________________________  
  City Clerk – Jennifer Ficocelli 
 


