
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7912-0327-00 
 

Planning Report Date: July 8, 2013   

 

PROPOSAL: 

• Rezoning from RF to CD (based on RMC-150) 
• Development Permit 

 
in order to permit the development of a mixed-use 
development, consisting of a 37-storey high rise 
building with approximately 372 dwelling units and 3 
ground floor commercial / retail units. 

LOCATION: 13431, 13419, 13409 and 
13399 - 103 Avenue 

OWNER: King George City Centre 
Development Ltd. 

ZONING: RF 

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 "High Rise 5.5 FAR" land use designation of the City Centre Land Use 

Concept Plan. 
 
• The proposed density and building form are appropriate for this part of 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 City 

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

(RF)" (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 1,116 square metres (12,013 square feet) to 544 square metres (5,856 square feet). 
 
3. Council approve the applicant's request to reduce the amount of required outdoor amenity 

space from 1,116 square metres (12,013 square feet) to 905 square metres (9,741 square feet). 
 
4. Council authorize staff to draft Development Permit No. 7912-0327-00 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 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; 

 
(g) 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; 

 
(h) completion of the land exchange agreement with respect to a portion of 103 

Avenue; 
 
(i) resolution regarding the monetary mitigation for the parking deficiency, to the 

satisfaction of the General Manager, Engineering; 
 

(j) finalization of details to allow for public access to a proposed car share space and 
co-op vehicle; 
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(k) registration of a statutory right-of-way to allow for the public pedestrian access to 
an open space area at the western edge of the subject site and within the setback 
area along University Drive and a portion of 103 Avenue, to allow for public 
pedestrian access to the proposed commercial units; 

 
(l) the applicant adequately address the impact of reduced indoor amenity space; and 
 
(m) the applicant adequately address the impact of reduced outdoor amenity space.  

 
6. Council pass a resolution to close application no. 7906-0519-00 when the project is 

considered for final adoption. 
 
 

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: 
 
9 Elementary students at Old Yale Road Elementary School 
4 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 Spring of 
2017. 
 
 

Parks, Recreation & 
Culture: 
 

Parks has concerns with the pressure this project will place on 
existing parks, Recreation and culture facilities in the 
neighbourhood.   
 

Surrey Fire Department: No comments. 
 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Four vacant lots. 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across lane): 
 

Mostly vacant single 
family lots 

City Centre RF 
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Direction Existing Use OCP Designation Existing Zone 
 

Northeast (Across University 
Drive): 
 

New City Centre 
Library and civic 
precinct, including the 
new City Hall. 

City Centre CD By-law No. 
17702 

East (Across University Drive): North Surrey 
Recreation Centre 

City Centre CD By-law No. 
13882, as amended 
by By-law No. 15125 

South: 
 

4 vacant City-owned 
lots. 

City Centre RF 

West: 
 

Vacant single family 
lots and single family 
dwellings. 

City Centre RF 

 
 
DEVELOPMENT CONSIDERATIONS 
 
• The subject site is located in Surrey City Centre, along the west side of University Drive, 

across from the North Surrey Recreation Centre and southwest from the City Centre Library. 
The subject site encompasses four (4) single family residential lots addressed as: 13399, 13409, 
13441 and 13431-103 Avenue, as well as a portion of the existing 103 Avenue road allowance that 
fronts the subject lots.   
 

• The site is zoned "Single Family Residential Zone (RF)", designated "City Centre" in the 
Official Community Plan (OCP) and designated "High Rise 5.5"in the City Centre Land Use 
Concept Plan. 

 
• The four subject lots are under application no. 7906-0519-00 (Third Reading was granted by 

Council on December 15, 2008) for 2 residential towers by the same applicant as the subject 
application.  The applicant intends to close the initial application when the subject 
application is in order for consideration of final adoption. 
 

• The applicant, King George City Centre Development Ltd., has submitted a new land 
development application to rezone the subject site from "Single Family Residential Zone (RF)" 
to "Comprehensive Development Zone (CD)", to obtain a Development Permit and to 
consolidate the site, in order to permit the development of a 37-storey high-rise multiple 
residential building, with ground floor retail. 

 
• Initially, the applicant proposed to construct a residential-only project.  However, following 

comments from the Advisory Design Panel (ADP) members, and a review of both the market 
conditions and existing and possible land uses to the east, the applicant, with the support of 
the Planning & Development Department, amended the proposal to replace the indoor 
amenity space and ground-level residential units along the University Drive frontage of the 
subject site with 3 commercial units. 

 



Staff Report to Council 
 
File: 7912-0327-00 

Planning & Development Report 
 

Page 6 
 
Area Road Network 
 
• In response to the development of the new City Centre Library and new City Hall, and in 

keeping with the Surrey City Centre Plan’s goal of creating a finer-grained road network in 
City Centre, 103 Avenue will now be extended from 132 Street, along the south edge of the 
new civic plaza, to 138 Street to create additional vehicle and pedestrian access to the civic 
precinct. 

 
• In order to accommodate the new 103 Avenue alignment, the road network immediately to 

the west of the civic precinct, in the block bound by University Drive to the east, 102A Avenue 
to the south, 133A Street to the west, and 104 Avenue to the north, will need to be realigned as 
well, as shown in Appendix V. 
 

• As shown in Appendix V, the new alignment of 103 Avenue extends through the northern half 
of the four subject lots currently owned by the applicant, King George Developments. 

 
• In order to ensure that the ultimate alignment of 103 Avenue is achieved, and to ensure that 

King George Developments is left with a parcel that can accommodate a high-rise 
development similar to that previously proposed by King George Developments on the subject 
parcels (application no. 7906-0519-00), a portion of the existing 103 Avenue road allowance 
fronting the four subject lots will be closed and consolidated with the King George 
Development lands.   

 
• The closed portion of the existing 103 Avenue road allowance proposed for consolidation with 

the subject lots is almost equivalent in size to the area being dedicated along the northern half 
of the existing lots for the realigned 103 Avenue.  
 

• As a result, after consolidation and road dedication, King George Developments will be left 
with a development parcel that is roughly equal in size to the area of the four subject lots King 
George Developments currently owns.  
 

• In addition to the dedication and construction of the new 103 Avenue along the northern edge 
of the subject site, the applicant will also be required to dedicate and construct one-half of the 
12.0-metre (39 ft.) wide, City Centre standard, north-south “lane road”, located along the 
eastern edge of the subject site (Appendix  V). 

 
Density 
 
• The Surrey City Centre Land Use and Density Concept, indicates that the subject site is 

appropriate for high-rise residential development with a floor area ratio (FAR) of up to 5.5. 
 
• However, under Surrey City Centre Plan-Phase II, Stage 1 report, for the purposes of 

calculating densities as they relate to the densities shown in the Land Use and Density 
Concept, densities are based on gross site area, before any new road dedications or road 
widenings over 3.5 metres (11.5 ft.) in width along existing roads, are removed from the 
developable site area. 
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• Further, the Surrey City Centre Plan-Phase II, Stage 1 report also permits developments to 

increase densities up to 20% more than the densities shown in the Land Use and Density 
Concept, provided density bonusing is provided in accordance with the density bonusing 
policy in place at the time of development.  As has been the case for a number of years, the 
Interim Density Bonusing Policy is currently in abeyance, pending a review of the policy by 
City staff. 

 
• As a result, the proposed development is permitted to achieve a density of up to 6.6 FAR, 

based on the gross site area, i.e. before road dedication.  The proposed development does 
achieve the maximum 6.6 FAR permitted. 

 
• Taking into account the required road dedications along the north and west boundaries of the 

subject site, the proposed development achieves a net FAR of 8.4. 
 
• Therefore, although the proposed development is similar to the type of development 

envisioned under the RMC-150 Zone, RMC-150 permits a maximum density of 3.5 FAR.  As a 
result, the subject site must be rezoned to a CD Zone that can accommodate the proposed 
density. 

 
• Further, all of the commercial uses permitted in the RMC-150 Zone are not appropriate for the 

subject site, and a CD Zone is required to tailor the permitted commercial uses to the 
proposed development. 

 
 

PROPOSED CD BY-LAW  (Appendix VI) 
 
• The applicant is proposing to rezone the site to a CD By-law that is based, loosely on the 

"Multiple Residential Commercial Zone (RMC-150)".  A table comparing the RMC-150 Zone 
and the proposed CD By-law can be seen below: 

 
 Existing RMC-150 Zone Proposed CD By-law 
Land Uses • Multiple unit residential buildings 

and ground-oriented multiple unit 
residential buildings. 

• Child care centres. 
• The following ancillary uses: 

o Retail stores excluding adult 
entertainment stores; 

o Personal service uses 
excluding body rub parlours; 

o General services uses 
excluding funeral parlours 
and drive-through banks; 

o Eating establishments 
excluding drive-through 
restaurants; neighbourhood 
pubs; 

o Office uses excluding social 
escort services and 
methadone clinics; 

• All land uses permitted 
in the RMC-150 Zone 
except: 
o Child care centres; 
o Neighbourhood 

pubs; 
o Indoor recreation 

facilities; 
o Entertainment 

uses; and 
o Community 

services. 
• Eating establishments 

restricted to 150 square 
metres (1,615 sq.ft.). 
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 Existing RMC-150 Zone Proposed CD By-law 
o Indoor recreational facilities; 
o Entertainment uses 

excluding arcades and adult 
entertainment stores; and 

o Community services. 
Density 3.5 FAR (net) 8.4 FAR (net) 
Lot Coverage 33% 50% 
Building Setbacks 7.5 metres or 50% of the height of the 

building, whichever is greater. 
103 Avenue: 5 metres 
West: 9.7 metres 
University Drive: 5 metres 
South: 0 metre 

Building Height Not applicable 110 metres (37 storeys) 
Off-Street Parking  • 1.04 parking spaces for 1-bedroom 

units and under; 
• 1.2 parking spaces for 2-bedroom 

units and attached townhouse 
units; 

• 0.16 parking space for visitors 
• 2.4 parking spaces based upon 

retail units (category 2 only).   
• The underground parking structure 

must be setback a minimum of 2.0 
metres (6.6 ft.) from the front lot 
line. 

• 0.5 parking space per 
studio unit. 

• 0.75 parking space per 
1-bedroom unit. 

• 1.0 parking space per 2-
bedroom unit and 
townhouse units. 

• 0.09 parking space per 
dwelling unit for 
visitors. 

• 0 parking space for the 
commercial units. 

• Underground parking 
structure to extend to 
the lot lines on all 
sides. 

 
Balconies • Balconies are required of all 

dwelling units not ground-oriented 
and shall be  a minimum of 5% of 
the dwelling unit size or 4.6 square 
metres [50 sq.ft.] per dwelling unit, 
whichever is greater.  

• Balconies shall be a 
minimum of 4.6 
metres [50 sq.ft.] in 
size, but up to 214 
dwelling units may 
incorporate balconies 
which are smaller 
(Juliet balconies). 

 
• The range of commercial uses permitted under the proposed CD By-law is reflective of the 

small amount of floor area which will be occupied by commercial uses and the small-scale 
nature of the commercial component of the project. 
 

• Further, no parking for the commercial uses is provided, reinforcing the local focus of the 
commercial uses in the project. 
 

• As a result, larger and more intense commercial activities that are permitted in the RMC-150 
Zones, such as child care centres, neighbourhood pubs, indoor recreation facilities, 
entertainment uses and community services, are not permitted in the proposed development.   
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• Other businesses, such as eating establishments, will be restricted in size, up to a maximum of 

150 square metres (1,615 sq.ft.) to ensure that they cater primarily to the residents in the area. 
 

• The building setbacks for this development will be reduced significantly from the setbacks 
prescribed under the RMC-150 Zone in order to create a more urban, pedestrian-oriented 
streetscape appropriate for City Centre.   
 

• The proposed setbacks along the 103 Avenue and University Drive frontages of the project will 
be 5.0 metres (16 ft.) to create a more urban streetscape.  Additional encroachments such as 
patios, stairs and canopies shall be permitted to encroach into the setbacks. 

 
• The proposed parking rates for this development have been reduced and have been justified 

through the provision of a Parking Study prepared by Bunt and Associates (see Design 
Proposal and Review and Vehicular Access and Parking sections). 
 

• Balconies will be required for all the dwelling units that are not ground-oriented.  158 dwelling 
units will incorporate balconies a minimum of 4.6 square metres (50 sq.ft.).  However, up to 
214 dwelling units may incorporate Juliet balconies, which will be less than the 4.6-square 
metre (50 sq.ft.) size. 

 
 

PRE-NOTIFICATION 
 
The first pre-notification letter was sent out on March 4, 2013.  The second pre-notification letter, 
apprising area residents of the addition of a small commercial component in the project, was sent 
on June 13, 2013.  Staff have not received any comments with respect to the proposed 
development. 
 
 
DESIGN PROPOSAL AND REVIEW 
 
• The proposed development consists of a 37-storey tower, which incorporates a 4-storey 

podium, situated on the northeast corner of the subject site, oriented toward the intersection 
of the future 103 Avenue and University Drive. 
 

• The 4-storey podium incorporates 2-storey ground-oriented townhouses along the newly 
aligned 103 Avenue, as well as along the new north-south lane road on the western side of the 
subject site, and incorporates ground level commercial units along University Drive.  
 

• The proposed building will contain a total of 372 residential units.  The proposed break down 
of the 372 dwelling units is as follows: 

 
o 126 studio units; 
o 108 1-bedroom units; 
o 127 2-bedroom units; and  
o 11 townhouse units, with 2 bedrooms. 
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• The proposed dwelling units range in size from 28 square metres (305 sq.ft.) for the smallest 

studio unit to 83 square metres (893 sq.ft.) for a two-storey townhouse unit.  Nineteen (19) of 
the 372 dwelling units (5%) could be adapted for persons with disabilities.  The largest 
majority of the proposed dwelling units are the smaller studio and 1-bedroom units at 63%. 

 
• The dwelling units are generally designed to be space efficient and as affordable as possible, to 

be marketed towards first-time homeowners, students and second home city-apartment 
purchasers.   

 
• The main pedestrian entrance to the residential building is to be located along 103 Avenue, 

just west of the commercial units, with secondary building entries located further west along 
103 Avenue and at the south side of the building.   

 
• Three (3) commercial/retail units are proposed at the ground level of the development 

fronting University Drive.  The units will range in size from 65.7 square metres (707 sq.ft.) to 
182.2 square metres (1,961 sq.ft.), with a total of 398 square metres (4,284 sq.ft.), including the 
corridor. 

 
• The exterior finishes have been selected to reinforce the building massing.  Townhouse brick, 

window frames and metal accessories are dark in tone, providing a strong visual base to the 
overall massing.  The upper podium floors introduce a lighter palette of wall and window 
frame colours that continue up the tower.   
 

• The tower is vertically enhanced by solid vertical elements found on all building faces.  The 
rotated upper tower form is further refined with the elimination of the solid vertical elements.  
The overall approach is heavy to light, from the ground level to the top of the tower.  Colour 
accent is provided with the use of the tinted glass at vertical solar screens (west façade) and at 
all the Juliet balconies. 
 

Landscaping and Amenity Space 
 

• As per the proposed CD Zone for the site, 1,116 square metres (12,013 sq.ft.) of indoor amenity 
space is required of the proposed development, based upon the standard requirement of 3 
sq.m. (32 sq.ft.) per dwelling unit.  However, the applicant proposes to provide 584 sq.m. 
(6,286 sq.ft.) of indoor amenity space.  The applicant will be required to provide cash-in-lieu 
to mitigate the shortfall in indoor amenity space in accordance with Council policy. 
 

• The indoor amenity space includes areas located within Levels 2, 3, 4, as well as the rooftop 
level.  Level 2 will include a lounge and fitness centre.  Level 3 will include two study areas and 
Level 4 will include a lounge and games room. The roof level will include a lounge and multi-
purpose room.   
 

• As per the proposed CD Zone for the site, 1,116 square metres (12,013 sq.ft.) of outdoor amenity 
space is required of the proposed development, based upon the standard requirement of 3 
sq.m. (32 sq.ft.) per dwelling unit.  However, the applicant proposes to provide 905 square 
metres (9,741 sq.ft.) of outdoor amenity space.  The applicant will be required to provide cash-
in-lieu to mitigate the shortfall in outdoor amenity space in accordance with Council policy.     
 



Staff Report to Council 
 
File: 7912-0327-00 

Planning & Development Report 
 

Page 11 
 
• The upper floors shall contain landscape treatments at different levels.  The most significant 

landscaped area is Level 5, which includes a children’s play area, open lawn and resident 
garden plots.  Level 2 contains an outdoor area, much of which is covered, creating a seating 
area around the outdoor fireplace and barbeque.   
 

• On the rooftop of the tower is a unique outdoor area protected with high glass panels.  A 
portion of the space is hard surfaced which can be used for special events and seating.  Along 
the northern portion of the roof area is a “secret garden”, consisting of a crushed gravel path, 
nooks for sitting and planting.  These areas allow for an opportunity to enjoy views of Surrey 
and the North Shore mountains and to provide a quiet place for reading or socializing. 
 

• A publically accessible open space area, approximately 154 square metres (1,658  sq.ft.) in size, 
will be located at the western portion of the site along the north-south lane road and will be 
secured under a statutory right-of-way to permit public pedestrian access. 
 

• In addition to the landscaped areas described above, Levels 3 and 5 will have small, green 
roofs that are not accessible, but are for visual relief only. 
 

• Public art is proposed to be located at the northeast corner of the site.  However, a design for 
this public art has not yet been submitted.  The public art requirement (either on-site or off-
site) will be resolved prior to consideration of Final Adoption. 

 
• An arborist report was prepared by Ken McKillop, Certified Arborist for Durante Kreuk.  The 

report identifies 36 protected trees on-site.  All of these 36 trees are proposed for removal as 
they fall within the construction area for the proposed underground parkade or within the 
new 103 Avenue road alignment (Appendix VII). 
 

• The trees proposed for removal are listed below: 
 

Tree Species Number of Trees Number to be 
Retained 

Number to be 
Removed 

Alder 2 0 2 
Western Red Cedar 14 0 14 
Cottonwood 2 0 2 
Birch 1 0 1 
Bigleaf Maple 3 0 3 
Maple 2 0 2 
Cherry 2 0 2 
Purple Leafed Plum 1 0 1 
Douglas Fir 2 0 2 
Weeping Willow 1 0 1 
Spruce 4 0 4 
Mountain Ash 1 0 1 
Pine 1 0 1 
TOTAL 36 0 36 

 
• 68 replacement trees would be required based upon a replacement ratio of 2:1 for all trees 

except the Alders and Cottonwoods, which only require a replacement of 1:1.  The landscape 
plans reflects a proposal of 90 trees to be planted within the development, which is in excess 
of the required replacement amount. 
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Vehicular Access and Parking Reduction 
 
• The main vehicular access to the development will be from the new north-south lane road 

along the west side of the site.  The vehicular access will serve the underground parking and 
loading and garbage/recycling pick-up at the rear of the building, along the south property 
line.   
 

• Under the requirements of the Zoning By-law, the project is required to provide 413 parking 
spaces for residents and 60 spaces for visitors.  

 
• However, the applicant has requested a reduction in the number of on-site parking spaces 

provided. 
 

• The applicant engaged Bunt and Associates to undertake a parking study, which provides 
empirical justification to support the applicant’s proposal to provide reduced parking for the 
proposed development. 
 

• The parking study suggests the following residential parking rates, which were previously 
presented and endorsed by the City’s Transportation and Infrastructure Committee, as a 
result of current trends in parking demand within Metro Vancouver: 
 

o 0.5 parking space for studio units; 
 

o 0.75 parking space for 1-bedroom units; 
 

o 1.0 parking space for 2-bedroom or more units (including townhouses); and 
 

o 0.09 parking space per dwelling unit for visitors. 
 

• For the commercial component, the applicant’s transportation consultant has assumed the 
Zoning By-law’s Retail Category 2 parking rate of 2.4 parking spaces per 100 square metres 
(1,072 sq.ft.) being applied to the proposed 398 square metres (4,284 sq.ft.) of commercial 
floor area.  

 
• Based upon the above parking rates, a total of 282 parking spaces for residents, 37 parking 

spaces for visitors and 10 parking spaces for the commercial units would be required.  This 
amounts to a total of 329 parking spaces. 

 
• However, the development proposes a slightly lower number than the 329 parking spaces, 

with a proposed 283 parking spaces for residents, 34 parking spaces for visitors and 0 parking 
spaces for the commercial units, for a total of 317 parking spaces. 

 
• Based upon the Retail Category 2 parking rate, 10 parking spaces would have to be allocated 

for the commercial uses.  The applicant is proposing not to provide any parking spaces.  The 
following reasons have been provided by the applicant’s traffic consultant as rationale to 
support no on-site commercial parking: 
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o The applicant feels providing a separate elevator from the residential visitor parking 
area up to the commercial floor area and connecting out onto University Drive would 
be impractical. 
 

o A number of transit passengers would be making use of the adjacent sidewalks as they 
board or disembark buses at this location.  Based upon this, it can be implied that the 
vast majority of patrons to these commercial premises would be transit riders or other 
pedestrians arriving on foot. 
 

o The Civic Centre underground parkade will be located at the northeast corner of the 
University Drive and 103 Avenue intersection.  This will provide in excess of 800 
parking stalls.  Many of these stalls will be likely assigned to City Hall and other office 
staff during the day.  However, during evenings and weekends, it is likely that there 
will be a large number of unused stalls.  Should the commercial units be leased to 
businesses whose operations continue into the evening, such as a small restaurant or 
coffee shop, there will be ample parking available in the public parkade. 

 
• Transportation Engineering staff have accepted the reduced parking rates, given the location 

of the proposed development within 200 metres (656 ft.) to the nearest Skytrain Station 
(Surrey Central) and other bus routes and given the predominantly small size of the proposed 
dwelling units. 

 
• However, as compensation for the combined reduced residential and commercial parking, one 

(1) car share vehicle is proposed to be provided by the applicant and shall be located on 103 
Avenue.  Initial discussions have already occurred between the applicant’s consultant and 
Modo and Zipcar, which have both expressed an interest in considering a vehicle at this 
location.  Details shall be worked out with a car share company prior to Final Adoption.  In 
addition, the applicant will also provide a monetary contribution as mitigation, which will go 
towards the City’s Traffic Management Program. 

 
•  Overall, the proposed parking supply of 317 parking spaces on-site is shown in the table below: 

 
Unit Type Required Base Rate 

Supply 
Proposed Supply Difference 

Resident Spaces 282 283 +1 
Visitor Spaces 37 34 -3 
Commercial 10 0 -10 
TOTAL 329 317 -12 

 
• As the proposed number of parking spaces for the development is 12 spaces deficient and one 

car share vehicle is granted a credit equivalent to 5 parking spaces, the development is 
considered deficient by 7 parking spaces.  The applicant has agreed to provide cash-in-lieu of 
these 7 deficient parking spaces at $10,000 for each parking space, for a total of $70,000. 

 
• Cycling options will be encouraged and bicycle washing and maintenance facilities will be 

provided at the southern end of the ground floor level, where a majority of the bicycle storage 
will be located.  Other bicycle storage will be located on each of the parking levels.   
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• A reduction in the bicycle parking rate is also being requested.  As per the Zoning By-law 

requirement, 1.2 bicycle spaces per dwelling unit, plus 6 bicycle spaces for visitors for a total of 
452 bicycle spaces would be required for the residential component only.  The development 
will apply a reduced rate of 1.01 bicycle parking space per dwelling unit, resulting in 376 
bicycle parking spaces.  For the commercial component, at least 0.1 bicycle space would be 
required for every 100 square metres (1,072 sq.ft.) of gross floor area.  However, given the size 
of the commercial space, the number required would not even total 1 bicycle parking space.   

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

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

o Community energy centres, city-operated facilities that generate thermal heat energy 
for distribution through a piped hot water network; 
  

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

  
o City-owned Energy Transfer Stations (ETS) located within the building connected to 

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

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

a floor area ratio (FAR) of 1.0 will be required to provide hydronic thermal energy systems in 
support of the City’s District Energy (DE) system including domestic hot water, make up air 
units and in-suite hydronic space heating and will be required to connect to the City’s DE 
system prior to occupancy. 
  

• In order to avoid conflicts between the DE 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 
City access to, and maintenance and operation of, the ETS and to prevent conflicts with other 
utilities.   

  
• Prior to the issuance of a building permit, the Engineering Department must confirm that the 

applicant has met the requirements of the "City Centre District Energy System By-law". 
 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
November 27, 2012, with a revised version submitted on June 20, 2013.  The table below summarizes 
the applicable development features of the proposal based on the seven (7) criteria listed in the 
Surrey Sustainable Development Checklist.   
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Sustainability 
Criteria  

Sustainable Development Features Summary 

1.  Site Context & 
Location  

(A1-A2) 

• The subject site is located within City Centre. 
• The proposed development is generally consistent with the “High 

Rise 5.5 FAR“ designation of the City Centre Land Use Concept Plan, 
as well as the City Centre designation of the OCP. 
 

2.  Density & Diversity  
(B1-B7) 

• The proposed development is based upon a gross density of 6.6 FAR. 
• The proposed development is a mixed use development incorporating 

multiple residential and commercial uses. 
 

3.  Ecology & 
Stewardship  

(C1-C4) 

• The proposed development will incorporate Low Impact 
Development Standards (LIDS) in its design.   

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

• The project will include private vehicle use reduction and emission 
reduction measures, including shared parking, electric vehicle plug-
ins and secured all-weather bicycle parking. 

• The proposed development include pedestrian or cycling oriented 
infrastructure/direct external network linkage, including connections 
to off-site pedestrian and multi-use paths, covered outdoor waiting 
areas, pedestrian specific lighting, showers and change facilities, bike 
racks and lockers. 

5.  Accessibility & 
Safety  

(E1-E3) 

• The design of the development will incorporate Crime Prevention 
Through Environmental Design “CPTED” principles. 

• The proposed development will provide for adaptable and/or 
accessible units. 

• The proposed development will allow for different age groups and/or 
life stages, incorporating a playground, outdoor community gathering 
space, as well as indoor community amenity space. 

6.  Green Certification  
(F1) 

• The proposed development is not seeking any third party rated green 
standards or features. 

7.  Education & 
Awareness  

(G1-G4) 

• A sustainability features document will be created and given to new 
occupants/tenants at time of sale.  

• The building will also be designed utilizing passive solar protection, 
view glass to provide appropriate solar shading, as well as 
incorporating exterior materials which will be durable.  

• The project will also allow for a connection to the City’s District 
Energy System. 

 
 
ADVISORY DESIGN PANEL (Appendix IX) 
 
ADP Date: February 14, 2013 
 
• Most of the ADP recommendations have been addressed by the applicant’s architect and 

landscape architect and are incorporated into the plans attached as Appendix II.  However, a 
number of minor design issues remain outstanding, as outlined below: 

 
o Refinement of on-site landscaping adjacent to the public realm 
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o Submission of signage details for the commercial units. 
 

• The applicant has agreed to address all outstanding design and landscaping issues prior to the 
consideration of Final Adoption 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 
Appendix II. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. Engineering Summary 
Appendix IV. School District Comments 
Appendix V. Map of Local Road Network 
Appendix VI. Proposed CD By-law 
Appendix VII. Summary of Tree Survey and Tree Preservation 
Appendix VIII. District Energy Service A Map 
Appendix IX. ADP Comments 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Parking Study Prepared by Bunt and Associates, dated June 27, 2013. 
• Complete Set of Architectural and Landscape Plans prepared by Bingham Hill and Durante 

Kreuk Ltd., dated May 16 & June 25, 2013 and May 13, 2013 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: Doug Nelson 

Bingham Hill Architects 
Address: 1444 - Alberni Street, Suite 201 
 Vancouver, BC  V6G 2Z4 
   
Tel: 604-688-8254  
  

 
2.  Properties involved in the Application 
 

(a) Civic Address: 13431 - 103 Avenue 
13419 - 103 Avenue 
13409 - 103 Avenue 
13399 - 103 Avenue 
Portion of 103 Avenue 

 
(b) Civic Address: 13431 - 103 Avenue 
 Owner: King George City Centre Development Ltd. 
 PID: 008-715-904 

Lot 8 Except: Part Dedicated Road on Plan LMP23167, Block B Section 27 Block 5 North 
Range 2 West New Westminster District Plan 1726 

 
(c) Civic Address: 13419 - 103 Avenue 
 Owner: King George City Centre Development Ltd. 
 PID: 008-898-243 

Lot 9 Block "B" Section 27 Block 5 North Range 2 West New Westminster District Plan 
1726 

 
(d) Civic Address: 13409 - 103 Avenue 
 Owner: King George City Centre Development Ltd. 
 PID: 012-326-798 

Lot 10 Block "B" Section 27 Block 5 North Range 2 West New Westminster District Plan 
1726 

 
(e) Civic Address: 13399 - 103 Avenue 
 Owner: King George City Centre Development Ltd. 
 PID: 009-360-450 

Lot 11 Block "B" Section 27 Block 5 North Range 2 West New Westminster District Plan 
1726 

 
(f) Portion of 103 Avenue 

 Owner:  City of Surrey 
 PID:  028-947-827 

Parcel 1 of Section 27 Block 5 North Range 2 West New Westminster District Shown on 
Plan BCP51589 
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3. Summary of Actions for City Clerk's Office 
 

(a) Introduce a By-law to rezone the four properties and a portion of 103 Avenue road 
allowance.   
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DEVELOPMENT DATA SHEET 
 

 Proposed Zoning:  CD (based upon RMC-150) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA  (in square metres)   
 Gross Total  3,618.9 m2 
  Road Widening area   
  Undevelopable area   
 Net Total  2,865.8 m2 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures  49.7% 
 Paved & Hard Surfaced Areas  29.2% 
 Total Site Coverage  78.9% 
   
SETBACKS ( in metres)   
 University Drive 5  m 5 m* 
 West 9.7 m 9.7 m** 
 103 Avenue 5 m 5 m*** 
 South  0 m 0 m 
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 110 m 109 m 
 Accessory 4.5 m  
   
NUMBER OF RESIDENTIAL UNITS   
 Bachelor  126 
 One Bed  108 
 Two Bedroom  138 
 Three Bedroom +  0 
 Total  372 
   
FLOOR AREA:  Residential  23,566.6 m2 
   
FLOOR AREA: Commercial   
 Retail  397.9 sq.m. 
 Office  n/a 
  Total  397.9 sq.m. 
   
FLOOR AREA:  Industrial  n/a 
   
FLOOR AREA:  Institutional  n/a 
   
TOTAL BUILDING FLOOR AREA 23,884.7 m2 23,964.5 m2 
* A canopy encroachment may be sited up to 3.0 metres [10 ft.] from the University Drive lot line. 
** Raised Patios may be sited up to 7.0 metres [23 ft.] from the west lot line. 
*** Stairs may be sited up to 2.5 metres [8.2 ft.] from the 103 Avenue lot line, the raised patios may be sited up to 2.8 metres [9.2 ft.] 

from the 103 Avenue lot line and a canopy encroachment may be sited up to 3.0 metres [10 ft.] from the 103 Avenue lot line.
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Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross)  n/a 
 # of units/ha /# units/acre (net)  n/a 
 FAR (gross)  6.62 
 FAR (net) 8.4 8.36 
   
AMENITY SPACE (area in square metres)   
 Indoor 1,116 m2 544 m2 
 Outdoor 1,116 m2 905 m2 
   
PARKING (number of stalls)   
 Commercial 10 0 
 Industrial   n/a 
   
 Residential Bachelor + 1 Bedroom 243 144 
   2-Bed + 170 128 
   Townhouse  11 
 Residential Visitors 60 34 
             Car Share  0ff-site 
 Institutional n/a n/a 
   
 Total Number of Parking Spaces 483 317 
   
 Number of disabled stalls  7 
 Number of small cars   88 
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
 n/a 

 Size of Tandem Parking Spaces 
width/length 

 n/a 

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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ktSURREY 
~ the future lives here. 

INTER-O FFI CE M EM O 

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

FROM: Development Services Manager, Engineering Department 

DATE: July 2, 2013 PROJECT FILE: 

RE: Engineering Requirements 
Location: 13399, 13409, 13419, & 13431103 Avenue 

REZONE/SUBDIVISION 

Property and Right-of Way Requirements 
• dedicate 1.142-metres along University Drive; 
• dedicate 24.o-metres for the proposed 103 Avenue; 
• dedicate 6.o-metres for the Green Lane; 
• dedicate s.o-metre x s.o-metre corner cut at University Drive and 103 Avenue; 
• dedicate 3.o-metre x 3.o-metre corner cut at 103 Avenue and the Green Lane; and 
• register o.s-metre statutory right-of-way along all frontages. 

Works and Services 
• construct University Drive sidewalk and boulevard to the City Centre Standard; 
• construct 103 Avenue to the collector standard; 
• construct Green Lane with curb and gutter, boulevard, and sidewalk, pay cash-in-lieu of 

construction for the pavement; 
• pay cash-in-lieu for deficient parking stalls; 
• construct storm sewer along 103 Avenue and the Green Lane; 
• construct sanitary sewer along 103 Avenue; 
• construct water main along 103 Avenue; 
• remove all mains in the existing 103 Avenue road to be closed; 
• provide sustainable drainage design for site in accordance with the City Centre concepts; 
• place existing overhead utility lines underground; and 
• meet the conditions of the City Centre District Energy System By-law. 

A Servicing Agreement is required prior to Rezone/Subdivision. 

DEVELOPMENT PERMIT 

There are no engineering requirements relative to issuance of the Development Permit. 

~ 
Remi Dube, P.Eng. 
Development Services Manager 
sk 

NOTE: Detailed Land Development Engineering Review available on file 
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Surrey Schools 
LEADERSHIP IN LEARNING 

Tuesday, December 18, 2012 
Plann ing 

THE IMPACT ON SCHOOLS 

APPLICATION#: 7912 0327 00 

SUMMARY 
The proposed 375 highrise units 
are estimated to have the following impact 
on the following schools: 

Projected # of students for this development: 

Elementary Students: 
Secondary Students: 

September 2012 Enrolment/School Capacity 

Old Ya le Roa d Elementary 
Enrolment (K/1-7): 
Capacity (K/1-7): 

Kw antlen Pa rk Seco ndary 
Enrolment (8-12): 
Nominal Capacity (8-12): 
Functional Capacity"(8-12); 

56 K+ 321 
40 K+400 

9 
4 

1457 
1200 
1296 

School Enrolment Pl·ojections and Planning Update: 
The following tables illustrate the enrolment projections (with current/approved mi.nis1Iy 

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

There are no new capital projects proposed at the elementary school and no new capital 
[Projects identified for the secondary school. The District is considering possible enrolment 
move options to eliminate projected overcrowding at Kwantlen Park Secondary School. The 

densification of City Centre will result in additional learning space needs in the area. 
Consideration by the City of development which provides public amenity space (including 
the possibility of public learning centre space) in order to achieve bonus densities in Surrey 
City Centre is encouraged, to avoid future overcrowding at existing schools, including KB 
Woodward Elementary, Old Yale Elementary, Lena Shaw Elementary and Kwantlen Park 
Secondary. 

Old Yale Road Elementary 

600 ··,--------------------------------~1 

500~-------------------------------~A~~··-
~-,.-

400 - ~ 
300 j_ -____ .._ ___ -____ -___ .... ______________________ ----;i~ 

200 ~-------------------------------------~1 

100 ··1------------------------------------__, 

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

Kw antlen Park Secondary 

1600 . 

1400 ------- ------------------------------· 1200 

1000 

800 ---~ 

600 
-o--c_, 

400 

200 ------· l'll'l::loo'eiCC*Ib' 

0 
2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 

•Functtonal Capactty at secondary schools ts based on space uttltZatton esttmate of 
27 students per instructional space. The number of instructional spaces is 
estimated by dividing nominal facility capacity (Ministry capacity) by 25. 
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CITY OF SURREY 
 

BY-LAW NO.    
 

  A by-law to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE CITY COUNCIL of the City of Surrey, in open meeting assembled, ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant 

to the provisions of Section 903 of the Local Government Act, R.S.B.C. 1996 c. 323, as 

amended by changing the classification of the following parcels of land, presently shown 

upon the maps designated as the Zoning Maps and marked as Schedule "A" of Surrey 

Zoning By-law, 1993, No. 12000, as amended as follows: 

 

 FROM: SINGLE FAMILY RESIDENTIAL ZONE (RF) 
 
 TO:  COMPREHENSIVE DEVELOPMENT ZONE (CD) 
  _____________________________________________________________________________  
 

Parcel Identifier:  008-715-904 
Lot 8 Except: Part Dedicated Road on Plan LMP23167, Block B Section 27 Block 5 North 
Range 2 West New Westminster District Plan 1726 

 
13431 - 103 Avenue 

 
Parcel Identifier:  008-898-243 

Lot 9 Block "B" Section 27 Block 5 North Range 2 West New Westminster District Plan 
1726 

 
13419 - 103 Avenue 

 
Parcel Identifier:  012-326-798 

Lot 10 Block "B" Section 27 Block 5 North Range 2 West New Westminster District Plan 
1726 

 
13409 - 103 Avenue 

 
Parcel Identifier:  009-360-450 

Lot 11 Block "B" Section 27 Block 5 North Range 2 West New Westminster District Plan 
1726  

 
13399 - 103 Avenue 

 
Parcel Identifier: 028-947-827 

Parcel 1 of Section 27 Block 5 North Range 2 West New Westminster District Shown on 
Plan BCP1589 
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Portion of 103 Avenue road allowance as shown on the Survey Plan attached hereto and 
forming part of this By-law as Schedule A, certified correct by Scott E. Netherton, B.C.L.S. 
on the 4th day of July, 2013, containing 0.145 hectare, called Block A. 

 
(hereinafter referred to as the "Lands") 

 
 
2. The following regulations shall apply to 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, 
ground-oriented multiple unit residential buildings and related amenity spaces, and 
commercial uses, which are to be developed in accordance with a comprehensive 
design.   
 
 

B. Permitted Uses 
 

The Lands and structures shall be used for the following uses only, or for a 
combination of such uses: 
 
1. Multiple unit residential buildings and ground-oriented multiple unit 

residential buildings. 
 

2. The following uses, provided that any one of these uses or a combination 
thereof do not constitute a singular use on the lot: 

 
(a) Retail stores excluding adult entertainment stores, 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 with a maximum floor area of 150 square 

metres [1,615 sq.ft.], excluding drive-through restaurants; and 
 

(e) Office uses excluding social escort services and methadone clinics. 
 

 
C. Lot Area 
 

Not applicable to this Zone. 
 
 
D. Density 
 

1. The floor area ratio shall not exceed 8.4. 
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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 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 of 
this Zone. 

 
3. The indoor amenity space required in 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 50%, except for air space parcels which shall be a 
maximum of 100%. 

 
 
F. Yards and Setbacks 

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

minimum setbacks: 
 

Setback 103 
Avenue  

University 
Drive 

South  West  

Use     

     
Buildings and Structures 5 metres 5 metres 0 metre 9.7 metres 
 [16 ft.] [16 ft.] [0 ft.] [32 ft.]   

Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 1993, 
No. 12000, as amended. 

 
2. Notwithstanding Section F.1, the setback for buildings and structures may 

be reduced to zero for interior lot lines. 
 
3. Notwithstanding Section F.1, stairs may be sited up to 2.5 metres [8.2 ft.] 

from the 103 Avenue lot line, the patios may be sited up to 2.8 metres 
[9.2 ft.] from the 103 Avenue lot line and a canopy encroachment may be 
sited up to 3.0 metres [10 ft.] from the 103 Avenue lot line. 

 
4. Notwithstanding Section F.1, a canopy encroachment may be permitted up 

to 3.0 metres [10 ft.] from the University Drive lot line. 
 

5. Notwithstanding Section F.1, patios may be sited up to 7.0 metres [23 ft.] 
from the west lot line. 

 
  
G. Height of Buildings 
 
 Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 

1993, No. 12000, as amended. 
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 1. Principal buildings: The building height shall not exceed 110 metres 
[360 ft]. 

 
 2. Accessory buildings and structures:  The building height shall not exceed 

4.5 metres [14.8 ft]. 
 
 
H. Off-Street Parking 
 

1. Notwithstanding Table C.6 of Part 5 Off-Street Parking and 
Loading/Unloading of Surrey Zoning By-law, 1993, No. 12000, as amended, 
resident parking for the multiple unit residential buildings and ground-
oriented multiple unit residential buildings shall be at 0.5 parking space for 
every studio dwelling unit, at 0.75 parking space for every 1 bedroom 
dwelling unit, at 1.0 parking space for every 2 or more bedrooms dwelling 
unit and at 0.09 parking space for every dwelling unit for visitors. 

 
2. Notwithstanding Table C.2 of Part 5 Off-Street Parking and 

Loading/Unloading of Surrey Zoning By-law, 1993, No. 12000, as amended, 
no parking spaces are required for the commercial uses. 

 
3. All required resident and visitor parking spaces shall be provided as 

underground parking. 
 

4. Notwithstanding Part 5 Off-Street Parking and Loading/Unloading of 
Surrey Zoning By-law, 1993, No. 12000, as amended, bicycle storage for 
multiple unit residential buildings and ground-oriented multiple unit 
residential buildings shall be provided at 1.01 bicycle spaces per dwelling 
unit. 

 
5. Notwithstanding Part 5 Off-Street Parking and Loading/Unloading of 

Surrey Zoning By-law, 1993, No. 12000, as amended, bicycle storage shall 
not be required for commercial uses. 

 
6. Notwithstanding Sub-section A.2(c) of Part 5 Off-Street Parking and 

Loading/Unloading of Surrey Zoning By-law, 1993, No. 12000, as amended, 
the underground parking facility may extend to all the lot lines. 

 
 

I. Landscaping 
 

1. 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. 

 
2. Garbage containers and passive recycling containers shall be located within 

the building or within the underground parking. 
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J. Special Regulations 
 
1. Amenity space shall be provided on the lot as follows: 
 

(a) Outdoor amenity space, in the amount of 3.0 square metres 
[32 sq.ft.] per dwelling unit and shall not be located within the 
required setbacks; and 

 
(b) Indoor amenity space, in the amount of 3.0 square metres [32 sq.ft.] 

per dwelling unit. 
 

2. Balconies are required for all dwelling units which are not ground-oriented: 
 
(a) Balconies shall be a minimum of 4.6 square metres [50 sq.ft.] per 

dwelling unit; and 
 
(b) Notwithstanding Sub-section J.2(a), balconies may be less than the 

minimum 4.6 square metres [50 sq.ft.] per dwelling unit, for a 
maximum of 60% of the dwelling units.    

 
 
K. Subdivision 
 

1. Lots created through subdivision in this Zone shall conform to the 
following minimum standards: 

 

Lot Size Lot Width Lot Length 

2,800 sq. m. 
[0.69 acre] 

38 metres  
[125 ft.] 

72 metres 
[236 ft.] 

Dimensions shall be measured in accordance with Section E.21 of Part 4 General 
Provisions of Surrey Zoning By-law, 1993, No. 12000 as amended. 

 
2. Air space parcels created through subdivision in this Zone are not subject 

to Section K.1, but shall comply with the provisions in the Land Title Act 
R.S.B.C., 1996 chapter 250, as amended. 

 
 
L. Other Regulations 
 
 In addition to all statutes, by-laws, orders, regulations or agreements, the 

following are applicable, however, in the event that there is a conflict with the 
provisions in this Comprehensive Development Zone and other provisions in 
Surrey Zoning By-law, 1993, No. 12000, as amended, the provisions in this 
Comprehensive Development Zone shall take precedence: 

 
 1. Definitions are as set out in Part 1 Definitions, of Surrey Zoning By-law, 

1993, No. 12000, as amended. 
 
 2. Prior to any use, the Lands must be serviced as set out in Part 2 Uses 

Limited, of Surrey Zoning By-law, 1993, No. 12000, as amended and in 
accordance with the servicing requirements for the RMC-150 Zone in the 
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City Centre, as set forth in the Surrey Subdivision and Development 
By-law, 1986, No. 8830, as amended.  

 
 3. General provisions are as set out in Part 4 General Provisions of Surrey 

Zoning By-law, 1993, No. 12000, as amended. 
 
 4. Additional off-street parking requirements are as set out in Part 5 

Off-Street Parking and Loading/Unloading of Surrey Zoning By-law, 1993, 
No. 12000, as amended. 

 
 5. Sign regulations are as set out in Surrey Sign By-law, 1999, No. 13656, as 

amended. 
 
 6. Special building setbacks are as set out in Part 7 Special Building Setbacks, 

of Surrey Zoning By-law, 1993, No. 12000, as amended. 
 
 7. Building permits shall be subject to the Surrey Building By-law, 2012, No. 

17850, as amended. 
 
 8. Building permits shall be subject to Surrey Development Cost Charge 

By-law, 2013, No. 17856, as may be amended or replaced from time to time, 
and the development cost charges shall be based on the RMC-150 Zone in 
the City Centre.   

 
 9. Tree regulations are set out in Surrey Tree Protection By-law, 2006, No. 

16100, as amended. 
 
 10. Development permits may be required in accordance with the Surrey 

Official Community Plan, 1996, By-law No. 12900, as amended. 
 
 11. Provincial licensing of child care centres is regulated by the Community 

Care and Assisted Living Act R.S.B.C. 2002. c. 75, as amended, and the 
Regulations pursuant thereto including without limitation B.C. Reg 
319/89/213. 

 
3. This By-law shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment By-law,           , No.             ." 
 
READ A FIRST AND SECOND TIME on the              th day of                        , 20  . 
 
PUBLIC HEARING HELD thereon on the                th day of                             , 20  . 
 
READ A THIRD TIME ON THE                 th day of                               , 20  . 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the               th day of                       , 20  . 
 
  ______________________________________  MAYOR 
 
 
  ______________________________________  CLERK 
\\file-server1\net-data\csdc\generate\areaprod\save\17661743094.doc 
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SURREY TOWER 
103 AVENUE & UNIVERSITY DRIVE, SURREY, B.C. 

Surrey Tree Preservation Summary 

Surrey File No.: 
Civic Address of Property: 
Arborist: 

7912-0327-00 111 2 
13399/13409/13419/13431 - 103 Ave., 111 2 Surrey BC 
Ken McKillop, ISA Certified Arborist PN - 0584, 
Certified Tree Risk Assessor Certificate 333 

Detailed assessment of the existing trees is submitted (Durante Kreuk Ltd. report updated to June 
30, 2013 and Existing Trees drawing submitted June 25, 2013). See also Durante Kreuk Ltd. 
Landscape Plan for replacement trees. The following is a summary of the tree assessment report 
for quick reference. 

SUMMARY OF TREE REMOVAL AND REPLACEMENT 
ON-SITE OFF-SITE CITY TOTAL 

Number of protected trees identified 36 11 0 47 

Number of protected trees declared 0 0 0 0 
hazardous due to natural causes 
Number of protected trees to be 36 0 0 36 
removed 
Number of protected trees to be 0 11 0 11 
retained 
Number of replacement trees 68 0 0 68 
required (2 :1 except Alders, Ctnwds) 

Number of replacement trees 50 0 18 68 
lorooosed 
Number of replacement trees in 0 0 0 0 

I deficit 
Total number of protected and 50 n/a 18 n/a 
replacement trees on site 
Averaqe number of trees per lot n/a n/a n/a n/a 

Summary, plans and arborist report prepared by Durante Kreuk Ltd. 

Date: July 3, 3013 
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llSLiRREY Advisory Design Panel 
Minutes 

City Hall 
14245-56 Avenue 
Surrey, B.C. 
THURSDAY, FEBRUARY 14, 2013 

Time: 4:00 m 

Present: Guests: Staff Present: 

Chair - Leroy Mickelson Babu Kadiyala, Berezan Management 
Jordan Kutev, Jordan Kutev Architect Inc. 
David Stoyko, Sharp & Diamond Landscape 

H. Bello, Senior Planner - Planning & 
Development 

Panel Members: 
Nigel Baldwin 
Stu Lyon 
Tomas Wolf 
KenNewbert 
Cpl. Marc Searle 

Ab sent: 
Derek Lee 

Architecture Inc. 
Brett Hitches, Sharp & Diamond Landscape 

Architecture Inc. 
Andrew Saxton, King George Developments 
Robert Glass, King George Developments 
Tim Koo, King George Developments 
Doug Nelson, Bingham Hill Architects 
Peter Kreuk, Durante Kreuk 
Stephen Vincent, Durante Kreuk 
Wilson Chang, Wilson Chang Architect Inc. 
Da1yl Tyacke, Eckford Tyacke + Associates 
Kevin Chen, Formation Project Management Inc. 

M. Rondeau, Acting City Architect 
Planning & Development 

H. Dmytriw, Legislative Services 

A. RECEIPT OF MINUTES 

It was 

meeting of January 24, 2013, be received. 

Moved by T. Wolf 
Seconded by N. Baldwin 
That the minutes of the Advisory Design Panel 

Carried 

Panel member Derek Lee, landscape architect, provided written comments which were read into the 
comments of the Panel. 

B. SUBMISSION 

2. s :ooPM 

File No.: 
New 
Description: 

Address: 

Developer: 
Architect: 
Landscape Architect: 

Planner: 

7912-0327-00 
New 
Rezoning and DP for proposed 37-storey tower, 
with townhouse podium, consisting of 375 
dwelling units. 
13399/13409/13419 and 13431 - 103 Avenue, City 
Centr e 
Andrew Saxton, King George Developments 
Doug Nelson, Bingham Hill Architects 
Peter Kreuk and Stephen Vincent 
Durante Kreuk 
Pat Lau 

c:\users\pi3\desktop\]9ll-o32-roo 1o3 aveand university drive\council appendices\12-327 adp minutes and responses.docx 
• <rJ/04/13 U:29 AM 
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Advisory D esign Panel- Minutes February 14, zo13 

Urban Design Planner: Mary Beth Rondeau 

The Urban Design Plarmer presented an overview of the proposed project and 
highlighted the following: 

• The use, form and density are generally supported; staff have no specific issues 
with the proposal. 

• The proposed height is at the level suggested on the east side of University 
Drive and higher than that suggested on the west side. Staff support the 
additional height given that it minimizes impacts and balances both sides of 
University Dr. A recent tower approval in the civic core one block to the west 
has also been approved significantly higher. 

• University Bou levard is intended to be residential use on the west side and 
current policy is reducing overall commercial uses in City Centre. 

The Project Architect presented an overview of the site plan, building plans, 
elevations, cross sections, and streetscapes and highlighted th e following: 

• Desire to have the town homes extended to face public interface on 3 sides. 
• Small sized residential u nits are proposed to provide an affordable market for 

students and workers in the area. 
• A significant parking redu ction has been supported given the small sized units. 
• The tower location was established throu gh a precinct study of the area. 
• Upper tower sculpting came from discussions regarding reducing shadowing 

on the Civic Plaza. 
• Articulation of townhou ses rotated to same angle as tower. 
• Simple material and colour palette - base is weightier, heavier and darker. The 

palette lightens u p above the townhou ses. 
• Slab extensions provide solar screen for south ern exposu re. 

The Landscape Architect reviewed th e landscape plans and highlighted the 
following: 

• Intention is for public realm to take on image and character from th e City's 
Green Network Study. 

• A variety of outdoor amenity spaces are provided on different levels of the 
proposal, each with different program and character. 

• A public open space is provided along the west - is an opportunity for public 
art installation (wh ere vent is coming from underground parking at corner). 

ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
13399/13409/13419 and 13431- 103 Avenue, City Centre 
File No. 7912-0327-oo 

It was Moved by Stu Lyon 
Seconded by Ken Newbert 
That the Advisory Design Panel (ADP) 

recommends that the applicant address th e following recommendations and 
revise and resubmit to the ADP, at discretion of planning staff. 

Carried 
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STATEMENT OF REVIEW COMMENTS 

Building Form and Character 
• A very competent form and massing well fitted on its site. Feels "downtown" 

which is appropriate. 

• Generally like the podium except for the single storey corner volume which is 
too low to carry the weight of the tower and the fascia is also too heavy for the 
single storey corner element. 
The comer volume has been increased to a 2-storey height. The plan form has 
been revised to reflect the change to a commercial use, extending along 
University Drive. 

• The main entrance is also dark/underplayed. 
The main entrance has been relocated to 103 Avenue to make way for the 
continuous commercial use developed along the University Drive frontage. The 
building form defining the main entrance is more generous than the previous 
submission. 

• Some Panel members considered a missed opportunity to introduce 
commercial unit on the ground floor at the corner - more interesting than 
looking at people exercising. 
A commercial/retail use has now been proposed, extending along the foil 
University Drive frontage. The commercialfrontage is divided into two forms: a 
2-storey element at the NE comer and a 1-storey portion to the south. 

• The tower cant on the upper floors was supported - looks like a turning head. 
It is abrupt where it meets the lower portion of the tower and could be better 
dynamic and integrated with the lower form. 
The meeting point of the two geometries is highlighted by provision of a recess 
where the two forms meet (Level26). This level of recess provides a less abrupt 
collision of the two forms. 

• The north elevation appears stark and needs spark. 
The elevations have been given a boost by the change in fenestration, wall 
material and the colour of vertical elements. 

• The concrete vertical elements {zippers) need more refinement- they add to 
some facades , detract from others. Needs to be a richer material than painted 
concrete and a richer colour than beige. Perhaps a lighter cladding with 
improved insulation. The tops of these appear cut off and the bottoms land on 
thin concrete fascia. A more interesting window pattern may also be a way to 
create interest but should not resort to bright colours to solve. 
Conditions of termination at top and bottom of the vertical elements has been 
revised. The material expression is revised from concrete to cementitious panel. 
These forms now stop short of upper and lower wall terminations. Windows 
within the vertical elements are increased in size and are positioned in a 
seemingly random location floor-to-floor. This misalignment works in concert 
with the cladding joint pattern, which utilizes various panel widths resulting in 
offset vertical joints. A narrow coloured iridescent accent panel occurs within 
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the "random" panel layout, each floor. This cladding approach is also applied to 
podium exit stair forms and to the tower elevator overrun/machine room form. 

• There are many units without balconies and they should be more integrated 
into fas-ade. 
The refined design provides for balcony a balcony (or terrace) at each dwelling 
unit. Balcony sizes are increased to meet the zoning requirement where suitable. 
Smaller units include a balcony, albeit less than the required area. Larger 
balconies are now integrated into the fa<;:ade. The applicant's architect considers 
smaller balconies to be appropriate as a logical adjunct to the smaller unit types. 
The balcony provision is summarized as follows: 

o 158 units with terraces or balconies larger or equal to 4.6 sq.m.(49·5 
sq.ft.); and 

o 214 units with terraces or balconies less than 4.6 sq.m.(49·5 sq.ft.). 

• More amenity space needed when living space is small. 
While the indoor amenity floor area is reduced from the prior submission, the 
quality and variety of spaces helps offset the shortfall. Site proximity to 
neighbourhood community accessible spaces is also a mitigating factor. Cash
in-lieu will be provided to offset the indoor amenity shortfall. 

• Give strong consideration for relocating two floors from the tower to the top of 
the podium to mitigate sh adowing on the Civic Plaza is of primary 
consideration. 
Removing floor levels was not supported by the applicant. The applicant's 
architect has indicated that the concern regarding the impact of shadows on the 
plaza have been addressed to the extent possible by modestly reducing the floor
to-floor height at lower tower levels. This provides a tower height reduction of 
3.15 metres (10.3ft.). In addition, the applicant's architect has discovered that 
the original height calculation erroneously included the entire elevator overrun. 
The net resultant adjusted/corrected building height is revised from 117.5 metres 
(]85.5ft.) to 108.7 metres (]56. 6ft.). The stated height of the building reduces by 
about 9 metres (29.5ft.) or 3 storeys. 

• Smallest unit is really pushing the limits of liveability. Suggest that no units be 
less than 320 sq.ft. 
There is a precedent for development of dwelling units less than 300 square feet. 
The smallest proposed unit now measures at 28.4 square metres (306 sq.ft.). 

Landscaping 
• Generally satisfied with the open space configuration. The set of 

indoor/outdoor amenity spaces is rich and varied. Probably makes up for a 
lack of amenity area required. 

• Tower top terrace would benefit from softer landscaping. 
A raised planter with a specimen tree has been added. The planter includes a 
perimeter bench seat. In addition, moveable planters have been added to provide 
a softer landscape and still allow for flexible use space. 
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• Consider seating around children's play area to provide a place for parents. 
Seating has been added around the children's play area built into the planter 
wall. 

• Access between garden plots will be needed. Consider minimum 3 foot 
between garden plots. 
Access between plots has been added (o.9 metre/3feet wide). 

• Further detail on plant species would be helpful. 
A planting plan has been provided. 

• Consider storm water management initiatives (i.e. rain barrels or cistern for 
irrigation). 
Stormwater management has been incorporated into the project's design. 

CPTED 
• This is a busy urban area. Lots of people walking throu gh the area, needs 

defensible space. 

• The ground floor townhouse with front doors is su ccessful approach to redu ce 
crime opportunities and have eyes on the street. 

• Secure visitor and parking areas. Ensure internal security measu res su ch as 
CCTV. 
Visitor and parking areas are designed to be secure. Appropriate security 
measures and systems will be provided. 

Accessibility 
• Elevator bu ttons horizontal. 

A note has been added to the drawings. 

• Em ergency call bu tton be provided in parking lobbies. 
A note has been added to the drawings. 

• Units - s% of units be wheelchair accessible. 
Fully accessible units are not economically feasible. Adaptable units (s% of total 
units) are proposed. 

• Washrooms in amenity areas should be wheelchair accessible. 
A note has been added to the drawings. 

• Roof top amenities be level access. 
The applicant's landscape architect will ensure that all common landscape 
pathways will be designed to enable wheelchair access. 

• Power doors at entrances and call buttons panel be horizontal. 
A note has been added to the drawings. 
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Sustainability 
• Nice to see a sustainability checldist and sustainability in the design rationale. 

• Hydronic heat is an excellent option -radiant floors would be wonderful. 
Hydronic heating will likely be provided by low profile perimeter baseboard units. 

• Seems like a large amount of glass. Will need to compensate elsewhere to 
satisfy the energy requirements of the Building Code. 
All facades have been refined to reduce the proportion of view glass. 

• Consideration for retracting the extended concrete slabs on the south side and 
providing insulation across the edge of the floor slab. Heat loss through slab 
edge outweighs the benefits of the modest sun shading. 
Concrete slab edges have been eliminated, other than at select 'cornice' 
conditions. Slab edges will be insulated. 

• A way to help with the energy requirements would be the use of heat recovery 
ventilation per suite. 
Heat recovery ventilation units are being considered for use on this project. 
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