
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7913-0220-00 
 

Planning Report Date:  January 13, 2014 

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

in order to permit the development of two high-rise 
residential towers in Surrey City Centre. 
 

LOCATION: 13778 - 100 Avenue 

OWNER: 3529 Investments Ltd. 

ZONING: CD (By-law No. 17171) 

OCP DESIGNATION: City Centre 
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RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Seeking building height exceeding height prescribed in Surrey City Centre Building Height 

Concept. 
 

 
RATIONALE OF RECOMMENDATION 
 
• Complies with City Centre designation in OCP. 
 
• Complies with the height permitted under the previously approved Development Permit and 

Development Variance Permit No. 7908-0312-00 for the site, which expired on December 12, 
2013. 

 
• The proposed density is 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 Update. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7913-0220-00 generally in 

accordance with the attached drawings (Appendix II). 
 
2. Council approve Development Variance Permit No. 7913-0220-00 (Appendix IV) varying 

the following, to proceed to Public Notification:  
 

(a) to vary the maximum building height of CD By-law No. 17171 from 75 metres (250 
ft.) to 130 metres (427 ft.). 

 
 
REFERRALS 
 
Engineering: There are no engineering requirements relative to the proposed 

Development Permit and Development Variance Permit. 
 

School District: Projected number of students from this development: 
 
14 Elementary students at Lena Shaw Elementary School 
6 Secondary students at Guildford Park Secondary School 
 
(Appendix III) 
 
The applicant has advised that they have no definitive timeline for 
the construction of the dwelling units in this project.  
 

 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant. 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across 100 Avenue): 
 

Three-storey 
apartment building.  
Four-storey assisted 
living building. 

Multiple Residential RM-45 and CD (By-
law No. 15076) 
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Direction Existing Use OCP Designation Existing Zone 
 

East: 
 

Three-storey 
apartment building. 

Multiple Residential CD (By-law No. 
12215) 

South: 
 

Four-storey and 
twenty-five-storey 
apartment buildings. 

City Centre RM-70 

West: 
 

Vacant site with 
approval for two 
residential high-rise 
towers with ground-
oriented townhouses 
(Development Permit 
No. 7910-0258-00). 

City Centre CD (By-law No. 
13301) 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 
• On December 12, 2011, Council approved the rezoning of the subject property located at 

13778 - 100 Avenue from "Comprehensive Development Zone (CD)" (By-law No. 13301) to 
"Comprehensive Development Zone (CD)" (By-law No. 17171) as part of Application No. 7908-
0312-00, to permit two high-rise residential towers.  
 

• Development Permit (DP) No. 7908-0312-00 and Development Variance Permit (DVP) 
No. 7908-0312-00 were approved in conjunction with this rezoning.  However, the DP and 
DVP expired on December 12, 2013 given that the applicant did not to proceed with 
construction of the approved project. 
 

• As a result, the same applicant has applied for a new DP and DVP, based on the DP and DVP 
previously approved on December 12, 2011. 

 
Proposal 
 
• The 1.15-hectare (2.4-acre) subject site at 13778 - 100 Avenue in Surrey City Centre is 

designated City Centre under the Official Community Plan (OCP) and is currently zoned 
"Comprehensive Development Zone (CD)" (By-law No. 17171). 
 

• The same applicant is requesting a Development Permit and Development Variance Permit in 
order to permit the development of two high-rise residential towers in Surrey City Centre.  
The project is identical to the proposed development permitted under Development Permit 
No. 7908-0312-00 and Development Variance Permit No. 7908-0312-00. 
 

• The proposed development still includes the construction of two high-rise residential towers, 
20 storeys and 46 storeys in height, consisting of a total of 555 residential units with a gross 
floor area of approximately 48,000 square metres (516,000 sq. ft.).   
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• CD By-law No. 17171 permits a maximum floor area ratio (FAR) of 4.2 and lot coverage of 35%.  

The proposed development conforms to the existing CD zoning with an FAR of 4.11 and lot 
coverage of 34%. 

 
Building Height 
 
• Since the original issuance of Development Permit No. 7908-0312-00 and Development 

Variance Permit No. 7908-0312-00, Council adopted the Surrey City Centre Plan Update- Stage 
2- Status Report at the Regular Council – Public Hearing meeting on July 25, 2011.  The Report 
included the Building Height Concept for City Centre. 
 

• CD By-law No. 17171, which regulates the subject site, allows a maximum building height of 75 
metres (250 feet) and conforms to the maximum height prescribed in the Surrey City Centre 
Plan Update- Stage 2- Status Report. 

 
• The Building Height Concept included in the Surrey City Centre Plan Update proposes to 

cluster the tallest buildings in City Centre around each of the three SkyTrain Stations.  This 
concept will result in an attractive and memorable skyline with three peaks linked by valleys 
of lower buildings.  As the subject site is 285 metres (935 ft.) from the King George SkyTrain 
Station, the preferred building height would be approximately 26 storeys.  

 
• The proposed development, however includes a 46-storey tower that is 130 metres (47 ft.) in 

height, exceeding the maximum allowable height permitted under the existing zoning. 
 

• However, as the original application, File No. 7908-0312-00, was submitted and reviewed prior 
to the completion of the skyline and building height studies, the Planning & Development 
Department supported the applicant’s proposal that included a 46-storey building. 

 
• Should construction of the proposed 46-storey tower not proceed, to ensure that any future 

proposed re-designed buildings on the subject site are consistent with the approved Building 
Height Concept, the maximum height permitted under CD By-law No. 17171 is 75 metres (250 
ft.), which is equivalent to 26 storeys. 
 

• Under the previously approved development application, Development Variance Permit No. 
7908-0312-00 was approved permitting the proposed 130-metre (427 ft.) building height.  The 
applicant is proposing the same variance to allow the increase in building height (see By-law 
Variance section). 

 
 
PRE-NOTIFICATION 
 
In accordance with Council policy, a development proposal sign was erected on the property.  To 
date, staff have not received any comments or concerns with respect to the proposal. 
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ADVISORY DESIGN PANEL 
 
• The original application (No. 7908-0312-00), which is identical to the current submission, was 

reviewed by the Advisory Design Panel (ADP) on March 26, 2009, November 26, 2009 and 
February 4, 2010.  Prior to the project finalizing the applicant satisfactorily addressed all the 
ADP comments. 

 
 
BY-LAW VARIANCE AND JUSTIFICATION 
 
(a) Requested Variance: 
 

• To vary the maximum building height of CD By-law No. 17171 from 75 metres (250 ft.) 
to 130 metres (427 ft.). 
  

Applicant's Reasons: 
 

• The maximum building height must be increased to facilitate the development of the 
proposed 46-storey residential tower. 

 
Staff Comments: 

 
• The variance will only apply to the existing proposal.  Any new proposal would be 

required to conform to the maximum height of 75 metres (250 ft.) prescribed under 
the existing CD Zone (By-law No. 17171). 
 

• The support of the Planning & Development Department for the proposed building 
height is restricted to the current proposal only and may not extend to any future 
proposals on the site, should the current proposal not proceed.   
 

• Any future proposals will be evaluated in relation to the Surrey City Centre Plan 
Update policies and procedures, including the skyline concept and building height 
areas. 
 

• Staff support the requested variance. 
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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. Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix III. School District Comments 
Appendix IV. Development Variance Permit No. 7913-0220-00 
 
 

Original signed by Judith Robertson 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
JLM/da 
\\file-server1\net-data\csdc\generate\areaprod\save\32358102067.doc 
DRV 1/9/14 10:16 AM 
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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: Colin Shrubb, dys Architecture 

Address: 260, 770 - Burrard Street  
 Vancouver, BC  V6J 3G7 
   
Tel: 604-669-7710  

 
 
2.  Properties involved in the Application 
 

(a) Civic Address: 13778 - 100 Avenue 
 

 
(b) Civic Address: 13778 - 100 Avenue 
 Owner: 3529 Investments Ltd 
 PID: 028-745-558 
 Lot A Section 35 Block 5 North Range 2 West New Westminster District Plan BCP49851 
 

 
3. Summary of Actions for City Clerk's Office 
 

(a) Proceed with Public Notification for Development Variance Permit No. 7913-0220-00 and 
bring the Development Variance Permit forward for issuance and execution by the Mayor 
and City Clerk. 
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DEVELOPMENT DATA SHEET 
 

 Existing Zoning:  CD (By-law No. 17171) 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA*  (in square metres)   
 Gross Total   
  Road Widening area   
  Undevelopable area   
 Net Total  11,527 m2 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures   
 Paved & Hard Surfaced Areas   
 Total Site Coverage 35% 34% 
   
SETBACKS ( in metres)   
 North 1.0 m 2.9 m 
 West 2.5 m 4.5 m 
 South 9 m 10.5 m 
 East 0 1.0 m 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 75 m 137 m 
 Accessory 4.5 m  
   
NUMBER OF RESIDENTIAL UNITS   
 One Bed  300 
 One Bed + Den  81 
 Two Bedroom  160 
 Townhouse  14 
 Total  555 
   
FLOOR AREA:  Residential  47,931 m2 
   
FLOOR AREA: Commercial   
 Retail   
 Office   
  Total   
   
FLOOR AREA:  Industrial   
   
FLOOR AREA:  Institutional   
   
TOTAL BUILDING FLOOR AREA  47,931 
* 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)   
 # of units/ha /# units/acre (net)   
 FAR (gross)   
 FAR (net) 4.2 4.2 
   
AMENITY SPACE (area in square metres)   
 Indoor 1,665 m2 1,990 m2 
 Outdoor 1,665 m2 1,854 m2 
   
PARKING (number of stalls)   
 Commercial   
 Industrial    
   
 Residential  555 559 
      
 Residential Visitors 89 91 
   
 Institutional   
   
 Total Number of Parking Spaces 644 650 
   
 Number of disabled stalls   
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
  

 Size of Tandem Parking Spaces 
width/length 

  

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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Rl'llndependenlly of any adi:Mtooal 1Miet source lhil will lllow t1:r lhe lmgdon system 
tD be ll"lll on tor 1\8 wlrlllllr vmte pro\'ktlng rmwna1 demandl b' G1e urmer months , 

Ura.n Agric:UIIan 
lkban Agrtcult.lre lllnei'U.Iingly being recognized world-wtde 11 a c:entn11 ccmponent to 
tuklng iullallable dtlel, l'tliodal, enWonmental, and 8CXI'IOn'ic benefits make urban 
agnathu'e no1 only a VlabM but al'lgtiy delkable ~mlng optlcn tor nUIIple Alkeho'dln 

~:~'":"'~:":""'~.=;:.":;.y 
and hellfihy MtlnQ.erNra'IQ .nan """ epaces, lll'ld cna*'g new prospeds. 

~o:.=:.~~~===-~Geotge 
lnaelses \ftlan ecological c:apadty 1D dole the nu1r1ent cydt 

KING GEORGE 
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PLANT LIST 

Symbol Qty Bollln~N- Common Name 

t
23 CercldlclhYtlum japonlcum Kalsura 

(Specl<is !o be verified by Cl1y) 
7 
13 
9 
B 
25 

-16 

Cercls canadensis Eas1em Redbud 
Comus Kousa 'Sa1Dmr Pink Flowering Dogwood 
Fagus sylvatlca 'Fas11glata' European Beech 
Sorbus aria Mountain Ash 
Slewartla pseudocamallia Japanase Slowartla 
Frul bearing lrees, species lo be dalermlned based on avollablllly 

Sbn!bs I pemnn!nfs 

e 1~ ~.::.·J:e ... 'Ev8!J!Oid' 
o 270 Coloneasler d"'"'""'l 
o 300 Hellclolrlchon se"lJJfVVrons 
"' 230 Lavandula sloochas 
~ 260 liiope muscari 
o 150 Mlscanlhus sinensis 'f'Lrpurascens' 
g 260 Penniselum alopecu-oldas 
a 1320 Polysllchum munlum 

130 Taxus media 'Hicl<slf 

G~!!Kmd~ 
1000 
650 
1000 

Urban Aqri:uftum 

Arclostaphylloo uva-ursl 
Festuca glauca 
Homerocalls 
Sodum 'Autumn Joy' 
Sodded lawn 

~ ~==~~~-
750 Ofganum 
750 Hyssopus olflclnalls 

Azalea 

~Sedge 
Blue Oat Grass 
Soanlsh l.awndar 
Lily Turf 
FlamaGrass 
Faalhar Grass 
Waslem Sword Fern 
Yew Hedge 

Klnnlklnnlck 
Blue Fescue 
Day Ully 
Autumn Sodum 

WoolyThyma 
Rosematy = l!IQIES: 

: ~:r:,:::,g:,a:::~=\:lft,c=~~~~~Siandardl 
• Plant selection subjact lo availability at lhe time ol pia~. 

AH plant subsUtutaslo be pre-approved by Landscapa Arcllltect 

(1 I 
I 

99A AVENUE 

/~ 

Sla& Spedng 

8cmcal/B&B 

7cmcal/B&B 
8cmcal /B&B 
7cmcal /B&B 
7cm cal /B%8 
6cm cal /B&B 
8cm cal /B&B 

12pat 
11 pat 
11 pat 
11 pat 
11pat 
11por 
12pat 
11 pot 
11 pot 
5' ht /Aootbal lo Rootball 

10cmpat/6"0C. 
11 pat / 30cm 0 C. 
1ocm pat 16" o .c . 
11 pat / 30cm 0 c . 

1ocm pat 120cm o .c . 
1ocm pat 120cm o .c 
1ocm pot /20cm O.C. 
1ocm pot 120cm o c. 
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Surrey Schools 
LEADERSHIP IN LEARNING 

Monday, October 28, 2013 
Planning 

T HE IMPACT ON SCHOOLS 
APPLICATION#: 

SUMMARY 
The proposed 555 highrise unHs 
are estimated to have the following impact 
on the following schools: 

13 0220 00 

Projected # of students for this development: 

Elementary Students: 
Secondary Students. 

Se !ember 2013 EnrolrnenUSchool Ca acit 

Lena Shaw Elementary 
Enrolment (K/1-7) · 
Capacity (K/1-7): 

Gulldford Park Secondary 
Enrolment (8-12): 
Nominal CapacHy (8-12): 
Functional Ca acH •(8-12): 

70K+451 
60K+550 

14 
6 

1260 
1050 
1134 

Appendix Ill 

School Enrolment Projections and Planning Update: 
The followmg !abies illuslrate lhe enrolment projections (with current/approved minishy 
capacity) for the elemenlary and secondary schools serving the proposed development 

There are no capital projects proposed for Lena Shaw Elementary or to GUIIdford Park Secondary 
Enrolment move considerations are being reviewed in the North region of the district to help reduce 
overcrowding at some schools wh1le reducing surplus space at other schools Capacity al Lena Shaw 
Elementary has been adJusted for full day Kindergarten implementation and a "Strongstart" pro!,'l'am 
oriented to preschool children and their parents. The proposed application in this report will not have an 
impact on these proJections 
Although there is current space surplus at Lena Shaw Elemenlary, the schools catchment ISm an area 
with a densificalion with numerous applications in process for h1gher residential densities (mcludmg low 
nse and h1gh rise apartmenls) and olher residential infill development, wh1ch are projecled in the graph 
below lo result m enrolment growth at Lena Shaw Elementary. The liming of enrolment gro\\1h IS 
dependent upon lhe rale of migration of new residenls to the calchmenl, which may be impacled by 
housing markel faclors . 

Lena Shaw Ele enta 

620 

600 
, 

.,........., 
...... 

,, - ' .~-' ', / 
I 

580 

560 

540 

520 

500 

480 

460 
2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 

Gulldford Park Secondary 

1600 

1400 ..---- _.-· 
1200 ---- ---------------------------------· 1000 c c c c c c c c o--o c 

800 ----
600 --
400 

200 -- ·-- ·· ... 
0 

2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 

•Functional Capacity at secondary schools is based on space utilization estimate of 27 students per 
instructional space. The number of instructional spaces is estimated by dividing nominal facility 
capacity (Ministry capacity) by 25. 



Issued To: 

Address of Owner: 

CIJY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

3529 Investments Ltd. 

("the Owner") 

1-905 West Pender Street 
Vancouver, BC V6C 1L6 

Appendix IV 

NO.: 7913-0220-oo 

1. This development variance permit is issued subject to compliance by the Owner with all 
statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

2. This development variance permit applies to that real property including land with or 
without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

Parcel Identifier: 028-745-558 
Lot A Section 35 Block 5 North Range 2West New Westminster District Plan BCP49851 

13778- 100 Avenue 

(the "Land") 

3· Surrey Zoning By-law, 1993, No. uooo, Amendment By-law, 2010, No. 17171 is varied as 
follows: 

(a) In Section G.1 the maximum building height is increased from 75 metres (250ft.) to 130 
metres (427ft.). 

4· This development variance permit applies to only that portion of the buildings and 
structures on the Land shown on Schedule A which is attached hereto and forms part of 
this development variance permit. This development variance permit does not apply to 
additions to, or replacement of, any of the existing buildings shown on attached Schedule 
A, which is attached hereto and forms part of this development variance permit. 

5· The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development variance permit. 



-2-

6. This development variance permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 

7· The terms of this development variance permit or any amendment to it, are binding on all 
persons who acquire an interest in the Land. 

8. This development variance permit is not a building permit. 

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF , 20 . 

ISSUED THIS DAY OF , 20 . 

Mayor- Dianne L. Watts 

City Clerk- Jane Sullivan 
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