
 

 

 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7911-0333-00 
 

Planning Report Date: July 9, 2012  

 

PROPOSAL: 

• Rezoning from RF, RM-D and C-35 to CD (based 
on RMC-150) 

• Development Permit 

in order to permit the development of two, high-rise 
residential towers, townhouses, and commercial space. 

LOCATION: 13425 and 13409 - 104 Avenue 
13440, 13430, 13420 and 13410 - 105 
Avenue; Portion of Lane 

OWNER: Bosa Properties (SC) Inc. 

ZONING: RF, RM-D and C-35 

OCP DESIGNATION: City Centre 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning.  
 
• Approval t0 reduce indoor amenity space. 
 
• Approval to reduce outdoor amenity space. 
 
• Approval to draft Development Permit. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with City Centre designation, in the OCP. 
 
• Complies with the Surrey City Centre Land Use and Density Concept. 
 
• The proposed density and building form are appropriate for this part of Surrey City Centre. 
 
• The proposed development conforms to the goal of achieving high-rise, high density 

development around the three SkyTrain Stations. 
 
• Proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 

Surrey City Centre Plan. 
 
 
  



Staff Report to Council 
 
File: 7911-0333-00 

Planning & Development Report 
 

Page 3 
 

 

RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. a By-law be introduced to rezone the subject site from "Single Family Residential Zone 

(RF)" (By-law No. 12000), "Duplex Residential Zone (RM-D)" (By-law No. 120000), and 
"Downtown Commercial Zone (C-35)" (By-law No. 12000) to "Comprehensive 
Development Zone (CD)" (By-law No. 12000) and a date be set for Public Hearing.  

 
2. Council approve the applicant's request to reduce the amount of required indoor amenity 

space from 1,683 square metres (18,000 sq. ft.) to 353 square metres (3,800 sq. ft.). 
 
3. Council approve the applicant's request to reduce the amount of required outdoor amenity 

space from 1,683 square metres (18,000 sq. ft.) to 511 square metres (5,500 sq. ft.). 
 
4. Council authorize staff to draft Development Permit No. 7911-0333-00 generally in 

accordance with the attached drawings (Appendix II). 
 
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) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(d) submission of a landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(e) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(f) the applicant address the concern that the development will place additional 

pressure on existing park facilities to the satisfaction of the General Manager, 
Parks, Recreation and Culture; 

 
(g) 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; 

 
(h) the applicant adequately address the impact of reduced indoor amenity space; 
 
(i) the applicant adequately address the impact of reduced outdoor amenity space;  
 
(j) finalization of the closure and purchase of the adjacent lane;  

 
(k) registration of a volumetric statutory right-of-way over the "green lane" and 

adjoining parking areas and sidewalks that traverse the site;  
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(l) registration of a reciprocal access agreement to permit access to the existing 

apartment building site to the east, and 
 
(m) provision of cash-in-lieu for the shortfall in residential visitor parking spaces to the 

satisfaction of the General Manager, Engineering. 
 
 
REFERRALS 
 
Engineering: The Engineering Department has no objection to the project 

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

School District: Projected number of students from this development: 
 
7 Elementary students at K. B. Woodward Elementary School 
3 Secondary students at Kwantlen Park Secondary School 
 
(Appendix IV) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by the spring 
of 2015. 
 

Parks, Recreation & 
Culture: 
 

Parks has some concerns with respect to the pressure this project 
may put on existing parks and recreation facilities in the area.  The 
applicant should meet with Parks staff to resolve this concern. 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant. 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across 105 Avenue): 
 

Vacant lands. City Centre RF 

East: 
 

Vacant lands and 
mid-rise apartment tower. 

City Centre RF and C-35 
 
 

South (Across 104 Avenue): 
 

New City Hall currently 
under construction. 

City Centre RF and C-15 

West (Across  University 
Drive): 
 

Mid-rise apartment 
building and two, four-
storey apartment 
buildings. 

City Centre CD (By-law No. 
15378) 
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DEVELOPMENT CONSIDERATIONS 
 

• The 0.8 hectare (2 acre) subject site is located along the east side of University Drive 
between 104 Avenue and 105 Avenue in Surrey City Centre and comprises 4 lots that front 
105 Avenue and two lots that front 104 Avenue. 
 

• The subject site is designated City Centre under the Official Community Plan (OCP) and 
is zoned Single Family Residential Zone (RF) and Duplex Residential Zone (RM-D).  The 
adjoining lane allowance to the east, which will be closed and incorporated into the 
development site, is zoned Downtown Commercial Zone (C-35). 
 

• The applicant, Bosa Properties, has applied to rezone the subject site to Comprehensive 
Development Zone (CD) in order to permit the development of two high-rise residential 
towers, ground-oriented townhouses, and commercial space. 

 
• Under the Surrey City Centre Land Use and Density Concept, the four lots fronting 105 

Avenue are designated as appropriate for high-rise, residential development with a floor 
area ratio (FAR) of up to 3.5.   

 
• Under the Surrey City Centre Land Use and Density Concept, the four lots fronting 104 

Avenue are designated as appropriate for high-rise, high-density development with an 
FAR of up to 5.5.   

 
• The Surrey City Centre Plan Update, Phase 2, Stage 1 Report endorsed by Council in 2009 

permits the densities shown on the Surrey City Centre Land Use and Density Concept to 
be increased by up to 20% if the development bonus density benefits in accordance with 
Council policy.  With the approval of recommendations in Corporate Report No. R069 on 
April 2, 2012, the current Interim Density Bonusing Policy is in abeyance until the end of 
2012 and is currently under review. 

 
• As the proposed development straddles the two Surrey City Centre Land Use and Density 

designations, the applicant is proposing to average the proposed density of the project 
over the entire site. 

 
• The proposed FAR of the development is 4.9, which is less than the maximum FAR of 3.5 

that would be permitted on the northern portion of the site but less than the FAR of 5.5 
that would be permitted on the southern portion of the site.       
 

• The proposed uses, densities, and building massing are in accordance with the long-term 
vision for this part of Surrey City Centre.  
 

• In order to accommodate the proposed density and other aspects of the project,  
the applicant has applied to rezone the site to a CD Zone, based loosely on the RMC-150 
Zone, but modified to accommodate the proposed project. 
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PRE-NOTIFICATION 
 

• Pre-notification letters were sent on March 27, 2012.  Staff received only two telephone 
calls in response to the notification.  The telephone callers requested additional 
information about the project. 

 
 
DESIGN PROPOSAL AND REVIEW 
 
Site Layout 
 

• The subject site comprises four, over-sized single family lots fronting 105 Avenue and 2, 
long, narrow lots fronting 104 Avenue, directly across from the new Surrey City Hall, 
currently under construction. 

 
• In response to the strategy in Surrey City Centre of creating a finer-grained road network 

and increased vehicle and pedestrian connectivity, a new, east-west, 12-metre (40 ft.) wide 
lane, from University Drive to City Parkway, is proposed through the block in which the 
subject lots are located. 

 
• The new east-west lane will have one lane of vehicle traffic in each direction and be 

bordered on each side by landscaped boulevards and sidewalks to enhance the pedestrian 
experience and to encourage and facilitate pedestrian movement along the "green lane". 

 
• Parking pockets, to provide additional surface parking to service the area, will be also be 

provided along various sections of the lane. 
 

• It is envisioned that the lane would be dedicated a road allowance.  However, in order to 
achieve the number of parking spaces required to service the proposed development, the 
underground parking for the project has to be located under this new "green lane".   

 
• As a result, the "green lane" through the subject development site will be taken by a 

volumetric statutory right-of-way and not by road dedication. 
 

• This new east-west "green lane’ will split the subject site into two portions, a north portion 
fronting 105 Avenue and University Drive, and a south portion fronting University Drive 
and 104 Avenue. 

 
• On the northern portion of the site, the applicant is proposing to construct a high-rise 

residential tower and ground-oriented townhouses. 
 

• On the southern portion of the site, the applicant is proposing to construct a building that 
has two distinct components.  The northerly component will consist of a high-rise 
residential tower with a base of townhouse units while the southerly component will 
consist of a two- to four-storey commercial building. 
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Building Design 
 

• The high-rise residential tower on the northern portion of the subject site, will be located 
on the extreme northeast corner of the site, facing 105 Avenue. 

 
• The tower will be 26 storeys (67 metres/ 220 ft.) in height and contain 250 apartment 

units. 
 

• On the northern portion of the subject site, three-storey, ground-oriented townhouses 
will extend west from the residential tower, along 105 Avenue, turning south along the 
University Drive frontage of the site to the new east-west "green lane".  A total of 7 
townhouse units are proposed. 

 
• Each townhouse unit will have a small, landscaped front garden facing the street and will 

also have a third-floor roof terrace with a wooden trellis sun shade. 
 

• On the southern portion of the site, adjacent to the east-west "green lane", the applicant is 
proposing to construct a 32-storey (83-metre/271 ft.) residential tower containing 299 
apartment units and 5, three-storey townhouse units at the base of the tower. 

 
• The two residential towers and the townhouses will be constructed of concrete, painted an 

ivory white or light-grey colour. 
 

• The majority of the façades of the two residential towers will be clad in clear vision glass 
with grey-tinted or silver-tinted spandrel panels.  The same grey-tinted glass will be 
extended to the townhouse units to create consistency. 

 
• Light-beige masonry panels will be added to sections of the townhouse units and the 

bottom three floors of the residential towers to create more pedestrian interest at the 
lower levels of the buildings. 

 
• As the residential tower on the southern portion of the subject site is located on an axial 

view along University Drive, the design of the top of the building has been stepped and 
articulated to provide additional architectural interest. 
 

• The commercial component of the building makes a bold statement at the northeast 
corner of 104 Avenue and University Drive in order to create a strong presence that 
compliments the new Surrey City Hall and Surrey City Centre Library located on the 
southeast corner of 104 Avenue and University Drive. 

 
• The commercial component of the proposed building is 11.4 metres (37 ft.) in height, 

which is the equivalent of a four-storey building, and provides appropriate scale and 
weight to this important intersection. 

 
• The commercial component along University Drive is convex, to follow the curve of 

University Drive north of 104 Avenue. 
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• The roof-line of the commercial component creates a folded plane with a large, wood clad 
overhang to complement the folded plane design and large wood-clad overhangs found in 
the design of the new Surrey City Hall, currently under construction, and the Civic Block 
Stage 3 project that was recently reviewed by City Council (Application No. 7911-0334-00). 

 
• In addition to the curving design and dramatic overhang, the commercial component of 

the building will be clad in floor-to-ceiling glass to create a light, airy, transparent 
structure. 

 
Indoor Amenity Space 
 

• On the northern portion of the site, the indoor amenity space is located on the ground 
and second floors of the apartment tower. 

 
• The ground floor amenity space consists of a meeting room and a gym with washroom 

facilities, while the second floor amenity space consists of a multi-purpose room with 
kitchen facilities. 

 
• On the southern portion of the site, the indoor amenity space is located on the third, 

fourth and fifth floors of the residential tower. 
 

• On each floor, the indoor amenity space consists of multi-purpose rooms with associated 
washroom and kitchen facilities.    

 
• The indoor amenity space for the entire project will total 353 square metres (3,800 sq. ft.), 

which is 1,330 square metres (14,300 sq. ft.) less than the 1,683 square metres (18,000 sq. ft.) 
required under the Zoning By-law (3.0 square metres/32 sq. ft. per dwelling unit).  

 
• The applicant has agreed to provide compensation to mitigate the reduction of indoor 

amenity space in accordance with Council policy 
 
Landscaping and Outdoor Amenity Space 
 

• The outdoor amenity space associated with the northerly tower is located adjacent to the 
indoor gym amenity space, between the south face of the tower and the new east-west 
lane.  

 
• This outdoor amenity area will incorporate a hard-surfaced patio, an outdoor table and 

seating and an extensive children’s play area. 
 

• A smaller outdoor amenity area will be provided just to the east of the residential tower, in 
the courtyard formed by the residential towers and the ground-oriented townhouses. 

 
• This outdoor amenity area, which will be adjacent to the indoor meeting room, will 

consist of a hard-surfaced patio with fixed outdoor tables and seating. 
 

• On the southern portion of the site, all outdoor amenity space will be located on various 
portions of the roof over the commercial component of the building. 
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• On the third floor, outdoor amenity area will be located to the east and west of the indoor 
amenity space and will consist of landscaped areas with hard-surfaced patios containing 
outdoor tables and seating areas. 

 
• The entire roof of the commercial component will constitute outdoor amenity space that 

is accessed by the indoor amenity space in the fifth floor of the residential tower. 
 

• This outdoor amenity space will be landscaped and hard-surfaced and include outdoor 
tables and seating areas. 

 
• The outdoor amenity space for the entire project will total 511 square metres (5,500 sq. ft.), 

which is 1,132 square metres (12,000 sq. ft.) less than 1,683 square metres (18,000 sq. ft.) 
required under the Zoning By-law (3.0 square metres/32 sq. ft. per dwelling unit).  
 

• The applicant has agreed to provide compensation to mitigate the reduction of outdoor 
amenity space in accordance with Council policy 
 

• In addition to the roof-top amenity area accessible by residents of the building, an 
outdoor space along the 104 Avenue frontage of the site, accessible by the fourth floor 
commercial unit, will be provided that can be used as outdoor seating or other outdoor 
activity space by the fourth floor commercial unit. 

 
• In addition to the provision of outdoor amenity space and landscaping, the applicant will 

be required to construct Surrey Parkway that runs along the University Drive frontage of 
the subject site. 

 
• Surrey Parkway is an off-street multi-use pathway that runs from Pattullo Bridge, through 

City Centre, to the Quibble Creek Greenway on Fraser Highway and 138 Street.  A portion 
of the Surrey Parkway has already been constructed along the University Drive frontage of 
the new Surrey City Centre Library. 

 
Parking 
 

• Vehicle access to the underground parking facility on the northern portion of the subject 
site will be from the new east-west "green lane". 

 
• The vehicle access ramp, adjacent to the outdoor amenity area for the northern residential 

units, will be covered with a trellis to screen it from over-views for residential towers in 
the area. 

 
• A total of 261 resident parking spaces will be provided in the underground parking facility 

on the northern portion of the site.  These 261 parking spaces translate into a parking ratio 
of approximately 1 parking space per dwelling unit, which is consistent with the resident 
parking standard supported in other projects close to SkyTrain Stations and in other parts 
of Surrey City Centre. 

 
• A total of 26 visitor parking spaces will be provided on the northern portion of the site; 24 

in the underground parking facility, and 2 surface parking spaces along the new east-west 
"green lane". 
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• These 26 visitor parking spaces, representing a parking ratio of 0.1 parking space per 
dwelling unit, are 16 fewer than the 42 visitor parking spaces required under the Zoning 
By-law, based on a parking ratio of 0.16 parking space per dwelling unit. 

 
• A service lane will run along the eastern property line of the southern portion of the lot 

that will provide service vehicles access to the commercial units and the southern end of 
the site. 

 
• A vehicle access ramp at the southern end of the service lane will provide vehicle access to 

the underground parking facility under the southern portion of the site. 
 

• This vehicle ramp will also be screened from over-views by a trellis structure. 
 

• The adjoining mid-rise residential tower on the adjoining lot to the east currently has a 
strip of undeveloped land along the south side of the lot fronting 104 Avenue as well as a 
driveway that provides vehicle access to the site. 

 
• A reciprocal access agreement will be registered over the service lane proposed on the east 

side of the subject site in order to facilitate the removal of the existing 104 Avenue 
driveway and development of the vacant portions of the adjoining lot to the east, at some 
time in the future. 

 
• A total of 304 resident parking spaces will be provided in the underground parking facility 

on the southern portion of the site.  These 304 parking spaces translate into a parking 
ratio of 1 parking space per unit, which is consistent with the resident parking standard 
supported in other projects close to SkyTrain Stations and in other parts of Surrey City 
Centre. 

 
• A total of 31 visitor parking spaces will be provided on the southern portion of the site; 29 

in the underground parking facility, and 2 surface parking spaces along the new east-west 
lane. 

 
• These 31 visitor parking spaces, representing a parking ratio of 0.1 parking spaces per 

dwelling unit, are 18 fewer than the 49 visitor parking spaces required under the Zoning 
By-law, based on a parking ratio of 0.16 parking space per dwelling unit.  

 
• A total of 18 parking spaces to service the commercial component of the project, will be 

provided in the underground parking facility on the southern portion of the site. 
 

• As noted, the Zoning By-law requires 42 visitor parking spaces on the northern portion of 
the site and 49 visitor parking spaces on the southern portion of the site.  The applicant 
has requested a reduction of 16 visitor parking spaces on the northern portion of the site 
and a reduction of 18 visitor parking spaces on the southern portion of the site. 

 
• The City has reviewed the requested reductions for visitor parking in the context of 

proximity to transit and a high density, mixed-use city core, availability of additional 
parking supply under the new City Hall and opportunities for shared parking within the 
development. 
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• The City has determined that the requested reductions in visitor parking can be supported 
based on the following: 
 
o The City Hall parkade can provide alternative parking for any additional parking 

demand from this site; 
 

o The Zoning By-law identifies a potential reduction for shared parking in facilities 
where parking peaks are not concurrent; and 
 

o A cash-in-lieu contribution for the reduction in parking stalls will be paid to the City 
Parking Authority, which will allow it to provide additional parking spaces as required 
within the City Centre.  

 
• The applicant will be required to provide a cash-in-lieu contribution for a shortfall of 16 

visitor parking spaces on the northern portion of the subject site, and a shortfall of 6 
visitor parking spaces, after shared parking has been considered, on the southern portion 
of the site. 

 
Sustainability 
 

• The project will be required to provide hydronic thermal energy systems, including 
domestic hot water, make-up air units and in-suite hydronic space heating, in support of 
the City’s District Energy system. 
 

• The project will be required to connect to the City’s District Energy system prior to 
occupancy. 
 

• As a result, the project will be required to install hydronic heating and cooling systems 
rather than the industry standard of electric resistance heating. 

 
• The project will incorporate on-site stormwater retention through the use of infiltration 

systems and rain gardens. 
 

• All of the lower level roofs of the project will be landscaped and provide outdoor amenity 
areas. 

 
 
ADVISORY DESIGN PANEL 
 
ADP Meeting:  May 17, 2012 and June 28, 2012 
 

• Many of the comments and suggestions arising from the May 17, 2012 ADP meeting were 
satisfactorily addressed and are reflected on the attached plans.   

 
• However, at the June 28, 2012 ADP meeting, ADP members noted that there were still a 

number of outstanding urban design issues that require further refinement. prior to 
consideration of final approval.  The principal issues that still need to be addressed are as 
follows: 

 
o Increased design development on the broad façades of both towers. 
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o Increased design refinement and articulation of the southern tower that better 

responds to the axial views of the tower. 
 

o Better design integration of the townhouse base of the southern apartment building  
with the balance of the tower above the base. 
 

o Better transition between the south tower townhouses and the adjacent commercial 
building. 
 

o Refined and more easily identifiable tower entries. 
 

o Detailed hard and soft landscaping plans showing, among other things, plants species 
and size, hard-surface materials, furnishing details, and lighting. 

 
• Due to time constraints and the need to expedite the application, the applicant’s architect 

was not able to address the outstanding ADP issues and concerns prior to the preparation 
of this report.  However, the applicant has agreed to address these issues prior to 
consideration of Final Reading of the Rezoning By-law and issuance of the Development 
Permit. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets and Survey Plan 
Appendix II. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV School District Comments 
Appendix V ADP Comments 
Appendix VI Proposed CD By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Complete Set of Architectural and Landscape Plans prepared by Patrick Cotter Architects and 

van der Zalm and associates, dated June 12, 2012 and June 2012, respectively. 
 
 

original signed by Judith Robertson 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
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APPENDIX I 
 

Information for City Clerk 
 
Legal Description and Owners of all lots that form part of the application: 
 
1.  (a) Agent: Name: Hermann Nuessler 

Bosa Properties (SC) Inc. 
Address: 1800-4555 Kingway  
 Burnaby BC  V5H 4T8 
   
Tel: 604-412-0317  

 
 
2.  Properties involved in the Application 
 

(a) Civic Addresses: 13425 and 13409 - 104 Avenue;  
13440, 13430, 13420 and 13410 - 105 Avenue 
Portion of Lane 

 
(b) Civic Address: 13425 - 104 Avenue 
 Owner: Bosa Properties (S.C.) Inc., Inc. No. 914328 
 PID: 009-467-891 
 Lot 29 Except: Parcel A (Bylaw Plan 87435) Section 22 Block 5 North Range 2 West New 

Westminster District Plan 11141 
 
(c) Civic Address: 13409 - 104 Avenue 
 Owner: Bosa Properties (S.C.) Inc., Inc. No. 914328 
 PID: 009-467-939 
 Lot 30 Except: Part of Bylaw Plan 55687; Section 22 Block 5 North Range 2 West New 

Westminster District Plan 11141 
 
(d) Civic Address: 13440 - 105 Avenue 
 Owner: Bosa Properties (S.C.) Inc., Inc. No. 914328 
 PID: 007-556-365 
 Lot 44 Section 22 Block 5 North Range 2 West New Westminster District Plan 15002 
 
(e) Civic Address: 13430 - 105 Avenue 
 Owner: Bosa Properties (S.C.) Inc., Inc. No. 914328 
 PID: 010-040-323 
 Lot 45 Section 22 Block 5 North Range 2 West New Westminster District Plan 15002 
 
(f) Civic Address: 13420 - 105 Avenue 
 Owner: Bosa Properties (S.C.) Inc., Inc. No. 914328 
 PID: 010-040-340 
 Lot 46 Section 22 Block 5 North Range 2 West New Westminster District Plan 15002 
 
(g) Civic Address: 13410 - 105 Avenue 
 Owner: Bosa Properties (S.C.) Inc., Inc. No. 914328 
 PID: 010-040-404 
 Lot 47 Except: 1715 Square Feet (Bylaw Plan 55687), Section 22 Block 5 North Range 2 West 

New Westminster District Plan 15002 
 



Page 2 

\\file-server1\net-data\csdc\generate\areaprod\save\12728947030.doc 
. 7/5/12 4:08 PM 

(h) Portion of lane dedicated on Plan 64483 
 
3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone the property. 
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DEVELOPMENT DATA SHEET 
 

  Proposed Zoning:  CD 
 

Required Development Data  Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*    (in square metres)     

  Gross Total    8,315 sq. m.  

    Road Widening area    269 sq. m.  

    Closed Lane Allowance    91 sq. m. 

  Net Total    8,137 sq. m. 

     

LOT COVERAGE (in % of net lot area)     

  Buildings & Structures  35% 25%  34% 23.9% 

  Paved & Hard Surfaced Areas    24.6% 

  Total Site Coverage    59.5% 48.5% 

     

SETBACKS ( in metres)     

  North  4.5 metres  5.0 metres 

  East  1.5 metres  2.0 metres 

  South  3.0 metres  4.0 metres 

  West  6.0 metres  6.7 metres 

       

     

BUILDING HEIGHT (in metres/storeys)     

  Principal  NA  67 m & 83 m 

  Accessory     

     

NUMBER OF RESIDENTIAL UNITS     

  Bachelor     

  One Bed    245 

  Two Bedroom    309 

  Three Bedroom +    7 

  Total    561 

     

FLOOR AREA:  Residential    40,375 sq m.  

     

FLOOR AREA: Commercial     

  Retail     

  Office     

    Total    1,199 sq. m.  

     

FLOOR AREA:  Industrial     

     

FLOOR AREA:  Institutional     

     

TOTAL BUILDING FLOOR AREA    41,574 sq m.  

* If the development site consists of more than one lot, lot dimensions pertain to the entire site. 
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross)  274 upa/674 uph 
 # of units/ha /# units/acre (net)   
 FAR (gross)   
 FAR (net) 5.0 4.9 
   
AMENITY SPACE (area in square metres)   
 Indoor 1,683 sq. m.  353 sq. m.  
 Outdoor 1,683 sq. m.  511 sq. m. 
   
PARKING (number of stalls)   
 Commercial  18 
     
   
 Resident 561 565 
      
      
 Residential Visitors  57 
   
 Institutional   
   
 Total Number of Parking Spaces  640 
   
 Number of disabled spaces  12 
 Number of small cars   159 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided NO 
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7.  Eating establishments excluding drive‐through restaurants. 
 
8.  Neighbourhood pubs. 
 
9.  Liquor store. 
 
10.  Entertainment uses excluding arcades and adult entertainment stores. 
 
11.  Indoor recreation facilities. 
 
11.  Child care centres. 
 
 

C.  Lot Area 
 
Not applicable to this Zone. 
 
 

D.  Density 
 
1.  For the purpose of building construction, the floor area ratio shall not 

exceed 5.0. 
 
2.  Notwithstanding 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 all 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 Section D.1. 

 
3.  Indoor Amenity Space:  The amenity space required in Sub‐section J.1(b) of 

this Zone, is excluded from the calculation of floor area ratio. 
 
 

E.  Lot Coverage 
 
The lot coverage shall not exceed 25% 35% excluding air space parcels which shall 
have a maximum lot coverage of 100%. 
 
 

F.  Yards and Setbacks 
 
1.  Buildings and structures shall be sited in accordance with the following 

minimum setbacks: 
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