
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7914-0012-00 
 

Planning Report Date: April 28, 2014  

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

in order to permit the development of a 5-storey 
office/retail development.  
  

LOCATION: 13479 - 108 Avenue 

OWNER: Bosa Properties (Gateway-Comm) 
Inc. 

ZONING: CD By-law No. 10464 amended by 
By-law No. 12660 

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 to vary site coverage, lot size and building height. 
 
 
RATIONALE OF RECOMMENDATION 
 
• Complies with the "City Centre" OCP Designation. 
 
• The proposed density and building form are appropriate for this part of City Centre and 

generally consistent with CD By-law No. 10464 that was approved for the site in 1990 and 
amended in 1995 by By-law No. 12660. 

 
• The proposed 5-storey office/retail development will allow for a further variety of land uses for 

the surrounding residents, as well as create a community hub.   
 
• The proposed development will achieve a more urban, pedestrian streetscape in compliance 

with the City Centre Land Use Concept Plan. 
 
• The proposed development will complement the Station Tower development and Gateway 

SkyTrain Station to the west, which were constructed in 1994. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7914-0012-00, generally in 

accordance with the attached drawings (Appendix II). 
 
2. Council approve Development Variance Permit No. 7914-0012-00 (Appendix VII) varying 

the following provisions of CD By-law No. 10464 as amended by By-law No. 12660, to 
proceed to Public Notification:  

 
(a) to vary Section D. Site Coverage, to increase the maximum site coverage from 90% 

to 96%; 
 
(b) to vary Section E. Subdivision, to reduce the minimum lot size required for 

subdivision, from 2,000 square metres (0.5 acre) to 1,650 square metres (0.41 acre); 
and 

 
(c) to vary Section F. Height of Buildings, to increase the maximum building height 

from 3 storeys (12 ft.) to 5 storeys (91 ft.). 
 

3. Council instruct staff to resolve the following issues prior to final approval: 
 

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

 
(b) 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 Planning and Development Department;  
 
(d) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department; 
 
(e) submission of a final landscaping plan and landscaping cost estimate to the 

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

Development Department; and  
 
(g) the applicant to register a Restrictive Covenant to ensure that a permanent 

pedestrian connection is provided on the lot, between City Parkway and the 
privately-owned open space to the west. 
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REFERRALS 
 
Engineering: No objection to the project, subject to the completion of 

Engineering servicing requirements, as outlined in Appendix III. 
 

Parks, Recreation & 
Culture: 
 

No objection to the proposed development. 

Surrey Fire Department: No concerns with the proposed development. 
 

Ministry of Environment 
(MOE): 

A Site Profile has been submitted to the MOE and to the Site 
Registrar due to the former automotive-oriented and lumber 
storage operations off-site (to the east) on the parent parcel.  The 
MOE has no objection to the processing of the application. 

 
 
SITE CHARACTERISTICS 
 
Existing Land Use:  Vacant property, devoid of buildings, with some trees. 
 
Adjacent Area: 
 

Direction Existing Use OCP Designation Existing Zone 
 

North (Across City Parkway): 
 

Existing 4-storey 
apartment buildings. 

City Centre CD By-law No. 
16704 and CD By-
law No. 14111 

Northwest: Vacant land. City Centre CD By-law No. 
10464 as amended 
by By-law No. 12660 

East (Across City Parkway): 
 

Existing 4-storey 
apartment buildings. 

City Centre CD By-law No. 14111 

South (Across 108 Avenue): 
 

Existing single storey 
multi-tenant 
commercial building. 

City Centre LUC No. 73 (C-8 
underlying) 

West: 
 
 

Publically accessible 
privately-owned open 
space area, existing 19-
storey office tower 
(Station Tower) and 
Gateway SkyTrain 
Station. 

City Centre 
 
 
 

CD By-law No. 
10464 as amended 
by By-law No. 12660 
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DEVELOPMENT CONSIDERATIONS 
 
• The 7,325-square metre (1.8-acre) site is located at 13478 - 108 Avenue, in the City Centre area, 

to the immediate east of the Gateway SkyTrain Station.  Once subdivided, the development 
site will be 5,672 square metres (1.4 acres) in size.  Once the road dedication has been 
subtracted, the net development area is 5,506 square metres (1.36 acres). 
 

• The site is zoned "Comprehensive Development Zone (CD)" (By-law No. 10464 as amended by 
By-law No. 12660).  The site is designated "Mixed-Use 5.5 FAR" in the City Centre Land Use 
Concept Plan and is designated "City Centre" in the Official Community Plan (OCP).  
 

• A continuation of the BC Parkway, a multi-use pathway that connects Vancouver to Surrey, is 
to be located along the eastern edge of this development site, parallel City Parkway. 

 
• The applicant, Bosa Properties, has applied for a Development Permit, Development Variance 

Permit and subdivision, to allow for a 5-storey office/retail development, consisting of 
12,573 sq.m. (135,329 sq.ft.) of commercial floor area, with at-grade retail and 4 floors of office 
space above. 

 
• The proposed 2-lot subdivision will allow the remaining northern lot to be assembled with the 

vacant lot to the north (13450 Gateway Drive), which is also owned by the subject applicant/ 
owner, for a future multiple residential development and thereby comply with the 
"Mixed-Use" designation. 
 

• The proposed density of the development is a floor area ratio (FAR) of 2.3, which complies 
with the "Mixed-Use 5.5 FAR" land use designation of the City Centre Plan. 

 
• The CD By-law that regulates the site permits a maximum FAR of 3.9. 

 
• The applicant is proposing a development which will accommodate an urban format 

supermarket consisting of approximately 1,924 square metres (20,708 sq.ft.), a major chain 
drug store consisting of approximately 933 square metres (10,047 sq.ft.), a bank consisting of 
328 square metres (3,529 sq.ft.), as well as two individual commercial retail units (CRUs) 
ranging from 157 square metres (1,689 sq.ft.) to 164 square metres (1,763 sq.ft.).  Four floors of 
office space will be situated above the retail.  A total of 12,573 sq.m. (135,329 sq.ft.) of 
commercial floor area is proposed. 
 

• A Development Variance Permit is required to vary the CD By-law, to allow an increase in site 
coverage on the proposed southern lot, to allow for a new 1,650-square metre (0.41 acre) lot to 
be created which is less than the minimum 2,000-square metre (0.5 acre) size, and to allow an 
increase in building height (see By-law Variance section). 
 

• Residents in the past have expressed a desire to have a direct pedestrian connection from City 
Parkway to the existing open space area further west.  The applicant for this project proposes 
to accommodate this connection with a 1.8-metre (6 ft.) wide sidewalk along an internal 
driveway, at the north of the proposed commercial building, which will also serve as the main 
access to the underground parkade and truck loading and unloading area.  
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• The applicant has indicated that the proposed pedestrian connection will likely need to close, 

temporarily, when the future development to the north is under construction.  A Restrictive 
Covenant will be registered on the northern portion of the site, to ensure a permanent 
pedestrian connection is incorporated.  

 
Parking Requirements 
 
• As per the parking requirements of Surrey Zoning By-law No. 12000, 71 parking spaces are 

required for the office component and 82 parking spaces are required for the retail 
component, for a total of 153 parking spaces. 
 

• The applicant is proposing 107 parking spaces for the office component and 82 parking spaces 
for the retail component, for a total of 189 parking spaces.  Of the total 189 parking spaces, 5 
will be designated for disabled persons.  The proposed office parking exceeds the Zoning By-
law requirements, and the proposed parking for the retail component complies with the 
Zoning By-law requirements. 
 

• As per the bicycle parking requirements of Surrey Zoning By-law No. 12000, 11 bicycle parking 
spaces are required for the development.  The proposed development accommodates 31 
bicycle parking spaces, which exceeds the Zoning By-law requirement. 

 
 
PRE-NOTIFICATION 
 
• Pre-notification letters were not required to be sent, as the application does not involve a 

rezoning but only a Development Permit and Development Variance Permit.  A sign was 
required to be installed on the site as notification for the Development Permit and subdivision 
applications.  Staff have received no comments except for one resident enquiring about the 
sales signage installed on site. 

 
 
DESIGN PROPOSAL AND REVIEW 
 
• The proposed building will be of a simple orthogonal shape for the ground level retail 

component, with a rectangular “floating” box on top consisting of the office component. 
 
• The entry lobby to the office component of the building will be from 108 Avenue, with a 

shared entry lobby to the proposed supermarket and drug store from City Parkway.  Two (2) 
commercial retail units (CRUs) are proposed, fronting 108 Avenue, with one CRU fronting 
City Parkway at the northeastern corner of the development. 

 
• Showering and changing facilities for office employees are proposed at the mezzanine level 

above the office entry lobby.   
 

• The material and colour palette will include concrete in light gray, with spandrel panels in 
green and blue.  Glazing will be clear and blue in colour.  Metal cladding will add accent 
colours to the building in red and brown.  The canopy will be in a grey steel colour. 

 
• An ivy wall is proposed to screen the majority of the west elevation, to assist in softening the 

expanse of wall facing the open space to the west. 
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• Mechanical equipment located on the roof will be screened with an oval shaped screen which 

is to create a visual contrast to the orthogonal shaped building below. 
 

• Vehicular access to the development will be from a driveway located at the north end of the 
proposed commercial development.  Access to the commercial loading, as well as the 
customer parking will be from this driveway.   

 
• The driveway will be lined to the north with trees and a sidewalk, to allow for pedestrians to 

connect to the open space to the west. 
 

 
TREE PRESERVATION AND REPLACEMENT (Appendix IV) 
 
• Kelly Broome, ISA Certified Arborist of Van der Zalm and Associates Inc. prepared an Arborist 

Assessment for the subject property.  The following table provides a summary of the tree 
retention and removal by tree species: 

 
Tree Species Existing Remove Retain 

Deciduous Trees 
Cherry 11 11 0 
English Oak 1 1 0 
Honey Locust 9 0 9 
Katsura 3 3 0 
Littleleaf Linden 10 5 5 
Paper Birch 1 1 0 
Pear-fruiting 1 1 0 
Sweetgum 10 10 0 

Coniferous Trees 
Black Pine 3 3 0 
Douglas Fir 1 1 0 
Western Red Cedar 6 6 0 
TOTAL 56 42 14 

 
Total Replacement Trees Proposed 
(excluding boulevard trees) 

31 

Total Retained and Replacement Trees 45 
 
• The Arborist Assessment states that there are a total of 56 protected trees on the site.  There 

are no Alder or Cottonwood trees on-site.  It was determined that 14 trees can be retained as 
part of this development proposal.  The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading. 

 
• For those trees that cannot be retained, the applicant will be required to plant trees at a 2 to 1 

replacement ratio.  This will require a total of 84 replacement trees on the site.  Since only 31 
replacement trees can be accommodated on the site, the deficit of 53 replacement trees will 
require a cash-in-lieu payment of $15,900, representing $300 per tree, to the Green City Fund, 
in accordance with the City’s Tree Protection By-law. 
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• In addition to replacement trees, boulevard trees will be planted on 108 Avenue and City 

Parkway.  This will be determined at the servicing agreement stage by the Engineering 
Department. 

 
• The new trees on the site will consist of Katsura and Autumn Brilliance Serviceberry trees. 

 
• In summary, a total of 45 trees are proposed to be retained or replaced on the site with a 

contribution of $15,900 to the Green City Fund. 
 
 

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

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

 
o Community energy centres, City-operated facilities that generate thermal energy for 

distribution through a piped hot water network; 
 

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

 
o City-owned energy transfer stations (ETS) located within the building connected to 

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

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

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

 
• In order to avoid conflicts between the District Energy System and other utilities, the location 

of the ETS and related service connections are confirmed by Engineering and the applicant at 
the servicing agreement stage. The Engineering Department also requires the applicant to 
register a statutory right-of-way and Section 219 Restrictive Covenant over the subject site for 
the following purposes: 

 
o City access to, and maintenance and operation of, the ETS within the building and any 

infrastructure between the building and the property line; and 
 

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

applicant has met the requirements of the "City Centre District Energy System By-law". 
 

• It should be noted that there may be an opportunity for the District Energy Utility to provide 
cooling, as well as heating, to the proposed development, should the appropriate agreements 
be reached between the District Energy Utility and the developer. 
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SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
January 16, 2014.  The table below summarizes the applicable development features of the proposal 
based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.   
 

Sustainability 
Criteria  

Sustainable Development Features Summary 

1.  Site Context & 
Location  

(A1-A2) 

• The proposed development is located within City Centre area. 
• The proposed development partially complies with the “Mixed-Use 

5.5 FAR” designation in the City Centre land use plan.  A residential 
component is planned under a future separate phase. 

2.  Density & Diversity  
(B1-B7) 

• The proposed development complies within the maximum density of 
5.5 FAR. 

• The proposed development does not include a mix of land uses, nor 
housing types or unit sizes.  This first phase is a commercial 
component only. 

3.  Ecology & 
Stewardship  

(C1-C4) 

• The proposed development intends to incorporate Low Impact 
Development Standards (LIDS), such as cisterns/rain barrels, 
swales/rain gardens and dry swales. 

• The proposed development intends to provide for recycling pick-up.  
4.  Sustainable 

Transport & 
Mobility   

(D1-D2) 

• The project intends to include electric vehicle plug-ins and secure 
bicycle parking. 

• The proposed development intends to provide: direct pedestrian 
linkages to transit stops, shower and change facilities and bike 
racks/lockers.   

5.  Accessibility & 
Safety  

(E1-E3) 

• The design of the building has been “opened up” at the northeast 
corner to allow for more visibility. 

• A 1.8 m (6 ft.) wide sidewalk will be constructed along the north side 
of the north driveway.   

6.  Green Certification  
(F1) 

• The project will be seeking the Leed Gold equivalency.   

7.  Education & 
Awareness  

(G1-G4) 

• N/A 

 
 
ADVISORY DESIGN PANEL (Appendix VII) 
 
Date:  March 13, 2014 and April 10, 2014 
 
The majority of the ADP recommendations have been addressed, except for the following, which 
the applicant has agreed to complete, prior to consideration of final approval: 
 
• Completion of the outstanding ADP recommendations. 

 
• Show the detail to resolve the interface between the proposed commercial building and the 

entrance to the open space at the southwest corner of the site. 
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• Incorporating a lighting scheme for the open space where the location of the proposed 

building has reduced visibility to the open space from the street and the surrounding areas.  
Consider the policing aspects for access and visual surveillance for police and emergency 
vehicles. 

 
• Reviewing the slope of the driveway with a civil engineer.  The slope should only start 

ramping down from the edge of the statutory right-of-way at City Parkway. 
 
• Completion of outstanding landscape comments. 

 
• Showing specific details of proposed commercial signage. 
 
 
BY-LAW VARIANCES AND JUSTIFICATION (Appendix VII) 
 
(a) Requested Variance: 

 
• To vary Section D. Site Coverage of CD By-law No. 10464 as amended by By-law No. 

12660, to increase the maximum site coverage from 90% to 96%. 
 

Applicant's Reasons: 
 

• To achieve efficient space planning, the building footprint area has been maximized 
within the limitation of the building setback from the property line. 
 

• The sidewalks and vehicle driveway have been covered with a reasonable amount of 
paving materials to ensure a quality pedestrian experience. 

 
• Since the total gross site area was reduced by the road dedication, the total percentage 

of the site coverage increases. 
 

Staff Comments: 
 

• The increase in site coverage is nominal and, therefore, staff support the proposed 
variance. 

 
(b) Requested Variance: 

 
• To vary Section E. Subdivision of CD By-law No. 10464 as amended by By-law No. 

12660, to reduce the minimum lot size required for subdivision, from 2,000 square 
metres (0.44 acre) to 1,650 square metres (0.41 acre). 

 
Applicant’s Reasons: 
 
• The site area of proposed Lot 8-A is more suitable to the commercial program of the 

development. 
 

• Proposed Lot 8-B (the remainder lot) and Lot 7 (13450 Gateway Drive) will be 
consolidated for a future multiple residential development. 
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Staff Comments: 
 
• Staff have no issue with the proposed reduced lot area for subdivision. 
 

(c) Requested Variance: 
 

• To vary Section F. Height of Buildings of CD By-law No. 10464 as amended by By-law 
No. 12660, to allow for an increase in building height from the maximum 3 storeys (12 
ft.) to 5 storeys (91 ft.).   
 

Applicant's Reasons: 
 

• The increase in building height is to accommodate the feasibility of the commercial 
program of the development. 

 
Staff Comments: 

 
• Staff have no issue with the increased height, as the adjacent existing commercial 

building (Station Tower) to the west is 19 storeys (73 metres/240 ft.) in height. 
 
 
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 Subdivision Layout, Site Plan, Building Elevations, Landscape Plans 

and Perspective 
Appendix III. Engineering Summary 
Appendix IV. Summary of Tree Survey and Tree Preservation 
Appendix V. District Energy - Map of Service Area A 
Appendix VI. ADP Comments 
Appendix VII. Development Variance Permit No. 7914-0012-00 
 
 
INFORMATION AVAILABLE ON FILE 
 
• Traffic Impact Study prepared by Bunt and Associates, dated March 13, 2014.   

 
• Complete Set of Architectural and Landscape Plans prepared by IBI/HB Architects and Van 

der Zalm and Associates, both dated April 16, 2014. 
 

original signed by Judith Robertson 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
PL/da 
\\file-server1\net-data\csdc\generate\areaprod\save\7563390041.doc 
DRV 4/24/14 9:38 AM 



 

APPENDIX I 
 

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

Bosa Properties (Gateway-Comm) Inc. 
Address: 1201, 838 - West Hastings Street 
 Vancouver, BC  V6C 0A6 
   
Tel: 604-299-1363 
  
 

2.  Properties involved in the Application 
 

(a) Civic Address: 13479- 108 Avenue 
 

(b) Civic Address: 13479 - 108 Avenue 
 Owner: Bosa Properties (Gateway-Comm) Inc. 
 PID: 017-716-977 
 Lot 8 Section 15 Block 5 North Range 2 West New Westminster District Plan LMP3367 

 
 
3. Summary of Actions for City Clerk's Office 
 

(a) Proceed with Public Notification for Development Variance Permit No.7914-0012-00 and 
bring the Development Variance Permit forward for an indication of support by Council.  
If supported, the Development Variance Permit will be brought forward for issuance and 
execution by the Mayor and City Clerk in conjunction with the final approval of the 
Development Permit No. 7914-0012-00.   

 
 
 

 
 

  



 

DEVELOPMENT DATA SHEET 
 

 Existing Zoning:  CD By-law No. 10464 as amended by By-law No. 12660 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA  (in square metres)   
 Gross Total  5,672 sq.m. 
  Road Widening area  166 sq.m. 
  Undevelopable area   
 Net Total  5,506 sq.m 
   
LOT COVERAGE (in % of net lot area)   
 Buildings & Structures  68%  
 Paved & Hard Surfaced Areas  28% 
 Total Site Coverage 90% 96%* 
   
SETBACKS ( in metres)   
 Front (108 Avenue) 2.0 m 2.7 m 
 Rear (North) 7.5 m 10.4 m 
 Side (West) 0 m 0.6 m 
 Flanking Side (City Parkway) 2.0 m 6.6 m 
    
   
BUILDING HEIGHT (in metres/storeys)   
 Principal 3 storeys 5 storeys* 
 Accessory   
   
NUMBER OF RESIDENTIAL UNITS n/a n/a 
 Bachelor   
 One Bed   
 Two Bedroom   
 Three Bedroom +   
 Total   
   
FLOOR AREA:  Residential n/a n/a 
   
FLOOR AREA: Commercial   
 Retail  3,781.4 sq.m. 
 Office  6,240.4 sq.m. 

Underground parkade with a roof over 0.8 
m above existing grade 

 2,550.7 sq.m. 

  Total  12,573 sq.m. 
   
FLOOR AREA:  Industrial  n/a 
   
FLOOR AREA:  Institutional  n/a 
   
TOTAL BUILDING FLOOR AREA 104,051 sq.m.  12,573 sq.m. 
* Seeking Variance. 



 

Development Data Sheet cont'd 
 
 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

DENSITY   
 # of units/ha /# units/acre (gross) n/a n/a 
 # of units/ha /# units/acre (net) n/a n/a 
 FAR (gross)   
 FAR (net) 3.9 FAR for entire 

Block 1, including the 
Station Tower and 

future high rise 
residential 

2.3 FAR 

   
AMENITY SPACE (area in square metres) n/a n/a 
 Indoor   
 Outdoor   
   
PARKING (number of stalls)   
 Retail 82 82 
 Office 71 107 
 Industrial   n/a 
 Residential Bachelor + 1 Bedroom  n/a 
   2-Bed   
   3-Bed   
 Residential Visitors  n/a 
 Institutional  n/a 
   
 Total Number of Parking Spaces 153 189 
   
 Number of disabled stalls 2 5 
 Number of small cars    
 Tandem Parking Spaces:  Number / % of 

Total Number of Units 
 0 

 Size of Tandem Parking Spaces 
width/length 

 n/a 

 
 
 

Heritage Site NO Tree Survey/Assessment Provided YES 
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MAnRIAL LEGEND 8 tr.ETAI.Q.IClOINC)PNEl. 

1 WETH. SCAEEN ,....,.....,... ,....,....,... 
4 ot.ASSSPAH:lFELPHEl. 

S OI.ASSSF'N«lAfLPNEL 
6 NY-._ 

7 loiETAI.ClJ>DJirrGPNEL 

8- METAL CLADDING PAN3.. 
BM-#3l87-10-REO 

2- LOW< GLASS 
CLEAR 
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CUWI ........... ..... 11 CNC)P'f81'££t.FRH.£ 
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CRITICAL LANDSCAPE NOTES: ... duded w<~der avlsbtl,.-~ BCLNAtl:al'ldatd!l. {; "'"'·-··-Inc. • PROJECT CONTACT: .1 Atnetlean SOdety for Ta~ng and Mal~ lnla~enal. (ASTM). 8,.5 Es1:8biiSlltnMttnlllt\tanatw::a t'!'USI ba C::ltnl)ieled by the .. ~ 
_ . ._.... ................ ~ 

1. t .,qultles regwdt'lg landse~t~pe dr.wlngs sholld be addressed t« • .1 ASlM A!31AS3M.J02), Spedflcdon fot ~. Steel, Black Md oontractot throufl\ the cour&a ol COI'\$trvctiOnJtlf.talafon. tot..ht9nlhl ~~~;.;T; HQI_ot;)p~. Zln"-Coaled, Weldtd and St-anil$~ ~cfon lind unll the •me ot•nll .:ccplance once .. deflctcnctes •re 
PRIMARY CONTACT: • .2 ASTM A121...J99), Specl!k:Mt:ln tor 21nc:_Coat&d (Galwrtzed) de&ml!ld aa ~eca. Es~en.ttnalnt&nanoce ptac*e 8tld procedures -- -
Mllu'k Synan, lat'ldsc:apa Atctll ec:t (mS)'I\atl@!vd2,ea) Stul Btrbtd lNh. art dtl'htd undtr tht ~nt BCt.NA Standard$ compliant 'lAth 1..t~l 2. 
P. 604 &&2 0024 x 32 F. &04 882 0042 c. ns 558 7235 • .3 ASTM 05118J97). Stand•rd Guide For Smai_Sc .. c wei groomed lal"'d9c:ffp!s•. 

Envt:Y~met\lal Chamber Oet~-'of'IS of Organic E"'*rdOI"$ From 
Al TEANATC CONTACT (IN CASE OF ABSENC~ lnctxw Matetlai&IProducts. 8,6 Es1:8bllstwntt'lt watering t'M.!al be OOI"''deted by the .. l'ldscac» eontrtldot 

Mark van Zalm. Ptlndpal Land&c~ hcl'lttct and Landscape; Ardlbct of • .2 canadian G~netal Slandards Boerd (CGSB). ltw'ough the coo"'• of conwucdon;•r.&t*j on, &ub&l!lnthlcompletbn and 
R&CO«t (tnMl@vdZ.ca) • .1 CANICGS8_1.28.Jll8). Al<yd, Extertor Houea Paint. 1.11\lll lht !tnt ot ltlal ~c• one. al tftfldtndP ara detm.c'J as 
P. 604 882 ()()2.t X 22: F. 604 882 0042 C. 604 835 2169 • .2 CANICGS8_ 1.69J 9fl), Atln'h.lm Paint. OOfi"C))ete. Est:abllahrnet'lt watering pradtce flt'ld proce<IJ~a are detned 

• .3 CANICGS8_ 1.181.J99J, Ready_Mhc:ed Otgarfc Zlne_Rk:h ....,. the recent BClNA StVIdllrd& compiJnt with "Lw.l2. well groomed 
PROJECT COORDINATION: Coattlg. landscapes·. 

2.1 Th• contractor(&) ra&p:ll'l&lble for compleltlg th• III~P• &COP• of • A CA.NICGS8_ 1_GP _ 13BMJ97], PaiN Extallor Lat.x Type Flat.. 
wort shal confOnn to !Jie relerenee standards, submltt• process, • .3 canadian Standards Auxtatlon (CSA International). 8.7 The landscape contractor should prO'Yide the landscape atd'lbct wilt! 
coordination atandarde, spec::tflcs.j c:t\8, and wor1<8 as daftned ul'ld!W the • . t CANICSA4.23.1-f.OOYA23.2-{FOO], Concntt. Matartal& and on& w&el<'8 nodce to perform a ravlew atlocal oors-ertes Who ara a~ 
'Dt.blon 1 Gtntrtll Raquhmtnb' of lht mas.ttr s.pt<M:'afon (coi'TI()Itt.). Methods of Concrete Cor.sttuctbnfMethods of Test for Conctete:. major plant ord.,.,.lo lfla site. Thel •ndst:aJ18 -vcl'flac:t ras.erves 1M rtst~t ~ en 

• .2 CSAG42.J1a64(R1098)J, Galvanized (Zinc_Coeted) Steel rfliect ~ani materlai iMI does not mut dra"'" spectlcatlon or BCtHA 
DRAWINGS AND SPECIFICATIONS: Farm.flt ld 'Mra Ftnct\g. Mandan:!& at any tlfTI!t, da&pb any ravl.w ol &aid matettab. z 
3,1 ne conlr.ct:w, ~ontractor. and coo~rgtradesls~o~pplcr's • .3 CSA_OBO StriM.J97), Wood PrMetvellon. 0 
respor.sll:te tot ~d!"Q 1t1e IIW'\Ciecape ecope ot workh reepOt'latlh for • A Envtonmantal Choice Prtlgl'8m (ECP). 8.8 The hndacape conttect:or tnuet w~ a aoll r&pOftJt&&t r&port to thai 

ravlewtlg tha mut..r top&el!'lcatton packagt fot Ina proJtct In c~ncfon • . t CCD-047a.(98]. P• nts, &lrlaoea C:>alh;ls. ~ that gr::Mtng madlums. compty ...,.th tht s~nd;wcb; t:lantl!lad In tht i= 
~h al eonsuhnl dra~gs, lnduslve 01 landsctf;:le. • .2 CCD-47~(08). Stlltla, SWface Codf'9. re.cent BCLNA Stat\datda tot •Level 2. w&l g.':)()tfted landscapes; 

• .3 CCD-47o{98], Vaml&,ht:t, Sl.l"fac. Coaltngs. <( 
3,2 SJ!ould any d~g «dlilal cdct ~h the master ~tton • • • .4 CCI).(I4&195). Surface c:>ellngs -Recydcd W•t.el'o&ome. 8.9 The general c:>ntNICtOI" sh• pray fOI" • mtltlun two (2) random tests () 
the c:ontractDr must Immediately nodfy ltle deelgl\ ~m tor coomlhatbn • b& perft)tt'ned durtlg ltla COLli'&& oC coo&tnJC!Jon ro conftm that the 
pdor to on:lar, prapardon or tl&talattJn of &aid confktlng WOib (typ), 6.3 All f•nc•s.. f*'ttnars and ~ngs. tihal b• tilblitttd via sh~ 4-a\\tng grtJWing mt4.1m being ln.taltd on slla ma1c;f!a" h taR approved by tht u: 

and submitted tot apptO¥al by ltle latlldaeape arc:t'te.et prlot to pun:::Ma-e or I1'W"idscape an:t\llect, The b ndscape arehlteet wl nolfy the gMeral 
3.3 Example& of kay specllcatlon& IMI relate to hndscape are Inclusive of: tl&talaUon contractor of when &atl t.&ill will occur and &tl&~& &1\ould ~malad () 

• DMtilon 1, Ganatlll RaQ!ktmtnb outwlltoti4B hotP of INs notice. Failure lo htrve sol m•b::h •pprO'Y6d 

• DMslon2, Exlstll'lQ Condllb'la 8.4 All fa&t8f'toef'$ used In wood coMI!ICd::ln& ll.&. &Cf'8'W5.. nels. etc) era b ba materbl cOtAd r&IIUlln rati"'::Wal, atnef\dment ot ret-.staladon ot approptate w 
• Dt.t&lon 3. Concrete COI.Iftlarsunk and pre!Witd to pnvenl: wood S6)11t'41ng uliMs specl!lad ma~l at the contradot'& e.xp•r.st. Sol tN:I$ $1Y.Juld ~ &•nt to Pacl!'lc a.. 
• DMslon 4, Mas?nry 

,., ....... Sol Antlysb ii'ICOf'Porated Ot 11C)f)f0Yed e.qual tesllnQ center. 
• DMslon S, Met* P-SciAn_ ..... (/) 
• DMslonEI, Woodandpi.Slb 6,5 All Meh::lr ~atea_l'langtn, and • •ted fasten81' }:ltllng rn:atedall must S!Ata 5•11720 Voyagtur Way, RICHUONO, 8C V$X 3G9 (!) 
• DM91on7. Thetmaland Moisture Prot&cdon mM( b h ~twe•n Jl:tlii'Q &urlaca& wllhtlut gap&, unlw.s &p&ellled Tehphone 604 273 8226 

• DMtilon 9, Plllntlng and Coaling :IChet'#be z 
• DM91on31, Earthwork 8.10 Landscape mulc:h all•l conrorrn to 8CLNA slandards and be tlst• ad 
• Dt.blon 32. Extlflor lrnprov.mtnt& 6.0 All m•t•l wort •hal b• treated f:w protac4on tram corrosion (1 ... at depch& &paclled und!W recent BCLNA&tandatdt. Mulct! must be a.. AbrtnLII'tl tnuet be antdz&d and steel tnust b& galvanized :J¥ statlle&a nQnoCoxlc. MtAch sho.#l bt tta!'tl~n or~ t1 cdlo..r, r.c'J colour.c'J 

3.4 The con.lrtiiCtOf{&) r&&pan&lbla for comj:fettlg hard and &oftl !lll\d&eapa 5tt:al) pdor ID addlllonala~attlgs of p<*lb or s.alars. This b lndtl51w ol mulct! h n:~~ permlfted unleas spedfled ~e. <( 
worts we responsl:)la for proYidtlg lht lanttsc• a«:l'flac:t Ytt'h a complltt f•stenetS. () 
•project record crYV(' ot rna~ or eh~!S to works deftled ... the 8,11 Fll.ef fabric must be pravtded ~-\any attaa wert drain t'OCk It- uaed as 
L'and5C9pt Or;w.t • • This Is In adlttbn to any record drcw.tng ,.que:s.ts 6.7 All m•t•II>OI'Idlng (I.e. wel*g Ot s<*ttrlng) must be compl•tad antS a mAch &I.C&di:uta :Jrland9C8pe fnture. wlttlltle excepdon dd~&tr\)8 en 
de""&d under Dtvlsb'l 1. The project r&t:Ord copy~ ahould be mll!lal wort sl'loul1 be lnated tor protecdon from eorroslor.. Bondii"G work (troll$• noted olflar'l'tl;t.). 0 
~e~ed Mh red pen I slb'rftted a& a hard copy or t1 red cdotnd f'IOte& shoiAd b• conc•'llled by th• IH&hes of the metalwork. Sanding Of 

It submlttac'J as • PDF. handwork needed to l)r0'4te a smooth and consh.tent flrfsh abng lhe 8.121n araas where &oftl ancl&caplng shal b• pl11nted OYer &Wuctural &13b&, z 
bonded metal materhl&hoLid be done to matd'l th& t nhh of the mecala lhe eonttac:U>r must a&ltll'ntl. ln Wttlng, that tha pn:~j&et arehllect has <( 

LANDSCAPE CONCRETE WORK: und for lotllng lr.&pected planbtts or ar-H$ d soft landscape phnllr'G and t\'96 aw::wed 
. CP!Ibll*llltf:':tl .. l ... .,, 

4,1 AI concrete sh• ct.>nfOnn to • st.•ndards lden!Med under DlvWon 3 or lht w:.tetproOitlg and slab protactton prestnl, suet. U'lat ll conforms to 
. "~'~"~ ,.,..61..,. ....J 

the master spedlt:atlon and specifications by the CW E"""'"r {,.fet to 6.8 All ra .. g he"'ht::&, pk:ktt $padng, and tal spacing thould ~ t1 ct.>ntract spedlcadOM and dra.,.ga. T~b sh• be dona prtor to fitly ' .. ~,~ - .Ill, aM 

....J 
d-ot d~s.. 'lofth rtlertneP to MMCO $f*$) (corf'4llttt) aceotdanee v.flh the Brl ltsh Cobnbla Bt.i4ng Code, CANICSA • Z61~7 lnspeclltlnf> the landscape; iii"CC'bc:t s.hal maka to rr.itw gn:M'tlg mtclllm . I!P~Sf!* Joo."', JO:.O 

and afl89ted ASTM atandatd8 depths or plant lnstals!lon. . 1!, __ 

Joo.OII; JO:.f ~ I 4.2 Concrete tllnforctlg for vwtlc311iJII'\dtlcape ca&tln place w6 &hal 
6.91hetal • groLr!CIIhg roo on • tences. Metal po!lb ot poles t9let than (f 

I!P-- ~· .. lOI· 
~ 'Afth det6 and spocl!katbns defln6d In struc:t\nlchM'!g. 8.13 Should any retezers or c:t'letrkals be • Pilled to son: landscapes., they . ~· l'flt.I!PI'CliiCISCIJ5$1'JN 

(1800mm) ln hlllgM through ltle <lh ctlon ollhe pro;&ct electrical tnglnter. must be non-tOO!Ic. 
Qlt.!Q.ll)l) . w 

! 4.3 Ill ho!kontaltxttdor concrtta surfacp ~hal h~ a lgN brl)om ' '*h Conlr.c:tor toconltm lhe loc•don(s) of said wort at ltle •me of project ' ~· Ptlt'.ori'OileiSCUMION Ott. l.ll)l) 

I or apprOV&d equal unleu apec:llhd ~· &~ wlh ltl• el&et:rt:alel'lgtt\Mt and land&eape architect 8.14 1tb expected ltlat ltl• eonlrac:ttlr &1\91 recycle WMte mat&rtel& and ' ~· ............ ..... ,.,, ~ z 

~ 
pa.ek.agtlg t1 acCOfdanoe with Wast• M..-.agement and Dlspoul "' .. ·- ... f W 

I 
4,41 AI vetfeal concrete a&lrbces lndus ... e of cast In Qlaee wtls shal have ftRICA.nON: ptOCedures dehd tM'Idet [jyWon 1 ol the tnastet 'l)ectlcatbn llif\tSI:>H$ TAILE fOit ClltAWINC$ ,s (!) 
a ~ht aand blee.t flrb h or approved equal urhss speclled othllll"'lha 7 . t lrrlgiillon wtlrk &hould ~ complated to comf:fywlltl th• C¥1adlan 

•o.,.v. ___ ... _ .... _ .. 

EIOC:Crleal Code and canadl•n Plumbing COde EXTERIOR SITE AJR,..SH~G~ 

___ ._..,.. ___ .. _ .. ___ ....., ................. 
I 4.5 The conlrlllc::lor ahould confirm the locations of cor.trd folnt J)Mtenir.g 

7 :l Ha• llon wtlrk should be completed by and InstAller "'hover 5 years 9,1 Sle furnishings sh• • be J)f'O'Mcd ""'shop~ submltt• 

~~ 
and •liJ)an&lon )ot.t& with the l¥1d&eap• arcfllect prtor to tltotelatlort for 

~ concret.e pavtlg surfaces and wals &xpertence In trt.;lalbn wotl< through the tOOr'l'ltttl proca&ae.a ddl\ed uOO&r DlvWon 1 of ltle mast:at 

j spectflc~on. Pri!(Kt 

' UNIT PAVING: 7.3 Relet t,lrrtga!lon drawtlga tor fllddMonal sp~CW\8 SUAAE:YGAT~~\SSION 

! 5.1 Precast c::ot~aet& unit pav&rs or nabJ,.I stone unit pavers tnLt!lt be 9.2 1t I& expected that the IWid&cape 8t'd'tbct &hal see e shop df'&YAI'I!iJ for 

pr~td In a 2m x 2m 'm~p· on site a mlntnt.aTi 2 wub prl:w ID order PLANTING AND SOFTSCAPES: every j:f.c. of landselll:pt slt 1\mls-lllng specll~ In Ia~ draYtt'lgs. ll oPRE.·S 
or maleftalt rot ~al by the landscape arChitect. lh• mockoup should 8.1 All hndscape materhl&, pldr.g and soft&caplr.g &hall conlotm to h the cOI"'U&CtOI's responstay to ~etve apptO'Yal ttom ltle landseape 1.0 
balnataled as pet manufaccurl!l(s spedlt:ll!tons and tlducle any beddl'lg titandard$ dtlntd under C>Mslon 32 and BCLNA. tiland•rdfi, 7th Eftltln architect on al colour$, b,tdillon option&. and ..,.ted flrt&hes throl.lfitl Locllllan: C\1 

! m;~t;erlal, peclt$bllro, groub or mortar tipeclltd In prt(act M 'o\tngs. or shop 4'utng subn'ttalt. p!lor to ltle purchue or tls~Mion ot sle I 
sped!!~ oM. GrOI.Aa_ rnOftars, s.ea .. rs.. ot ,rodutU that require dryt\g •m• 8.2 Watranly of plantmatet111l t-hai conform to ~t BCLNA Standard&. ......... CORNER OF 108 AVE AND C"') 

! mu&t have bun lr.&taled a mtllmum 48 hours prtor to tha dme of re\Caw by 
135 STREET. SURREY. 8C 

! lheiWidae:IQeatd'ol.e.ct. 8.3 The contracltlr I& rafoi)On&lble to have the 1911\d&eape architect tlfC)act 9;J -'1 sb tumllt\lnol shoukl be IMtalecl M per the manuladuret's 
...... 

; the site for "e gf'f4ng In •reu wt1ere slopes., berms or mounds •e used &p&dflc.d OI'\$, " 0 

! 
5,2 AI lii:PP'O'Ytd urfl pao.irg antS Cettt:lrg or jOining mal...._ ShoultS bt ae part of &oft hnd!ICa~ featutM pllor to ltla htta• lton d pi ~~tnt tnatelltl. l N 
lr.stal&d aa per mlllfWfi!ICUn spec:Mcallona A mlntnwn 7 day& notice b requhd for this r&\Cew, 9A It Is th• contnltctor'S raspon&a:ey to noffy the landscape arct'ltect r a ~ a.. 
5.3 ProfN&Ional& &llould ~ <l'ded and expett tneed (mti&-Mim 5 ye;n) oonllct occtn ~twnn h lns;t•• on rltQUhments dtltlad bV a- - I !! o 
In lnst~ paving I)I'Oduets sp6Citled 1-\IWidseape drwwlngs 8.4 The conltacltlr I& ra&pOn&lble to havalhe 1911\d&eape architect lnfC)ect manuladurars and the landscape ~e plan, spectlcaltlns,. or d~l:alls. M •• 

I 
tht site for "e gf14tlg In areas wt1ere SOd or seed are used u part of soft II c:. 

' 
METALS: hl'ld!IC~ feabJ~s prtor t, ltle Ntell l!ldon of &odor seed. A ""'hwm 7 9.5 lt Is expaelad ltlat lhe conttactDr sh• ~~waste matellals and 

" ! 
8,1 -'1 m.et11work allsl cor.torrn to DlvWon 4 ot the master 'Pectlcatton tor clays n*t I& raqul~ fot ltll&. ravttw. Preparallon of t.ocl and se•d araas pack:aglhg t1 accordance with War.te Management and Dl&p06Si C>od>oC 

lheprolect(complete) sh• conform to BClHA atands. No 1 Tu~ 1IW\d No, 1 canacfan seed ptOCet:lurts dthd undtr llvWon 1 of 1M master sptdlcatlon. ..... 
&t:andatds appt,o as deftl ed through BCLNA standarde.ln&talaton and 

! 6.2 AddMOMI rafarar.cas that apply to m&tal wort (msy not necesaattly be m..enlenanct ~c~ons; of tiod lllnd •aed tihal lllpply as; dt ltled lwough Apptoylld: ort~t~•sr..wto".e 
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ltSliRREY 
-_. the future lives here. 

INTER-OFFICE MEMO 

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

FROM: Development Services Manager, Engineering Department 

DATE: April23, 2014 PROJECT FILE: 

RE: Engineering Requirements (Commercial/Industrial) 
Location: 13479108 Avenue 

SUBDIVISION 

Property and Right-of Way Requirements 
• dedicate 2.8o8 metres along 108 Avenue for a 30.0-metre arterial road standard; 
• dedicate a s.o x s.o-metre corner cut at the 108 Avenue and City Parkway intersection; 
• provide a 6.s-metre Stat. Right-of-Way (SROW) along City Parkway; 
• dedicate as road without compensation Parcel J Bylaw Plan 76106; 
• provide a 2.ou.-metre SROW along 108 Avenue for proposed sidewalk; and 
• discharge existing SROW E1990-0538. 

Works and Services 
• construct 108 Avenue to the new City Center standards; 
• extend 108 Avenue parking pocket further east to accommodate bus stop relocation; 
• construct City Parkway to the new City Center standards; 
• provide service connections for water, sewer and storm water; 
• provide District Energy Servicing corridor and legal documents; and 
• intersection upgrades may be required. To be determined during design review stage and 

review of the Traffic Impact Study. 

A Servicing Agreement is required prior to /Subdivision. 

DEVELOPMENT PERMIT /DEVELOPMENT VARIANCE PERMIT 

There are no engineering requirements relative to issuance of the Development Permit/ 
Develo ment Variance Permit. 

Remi Dube, P.Eng. 
Development Services Manager 

SSA 

NOTE: Detailed Land Development Engineering Review available on file 
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van der Zalm +associates inc. 

Tree Preservation Summary 

On-Site Trees 

Protected Trees Identified 
(on-site and shared t rees, including t rees within boulevards and proposed 
streets and lanes, but excluding trees in proposed open space or riparian areas) 

Protect ed Trees t o be Removed 

Protected Trees t o be Retained 
(excluding trees within proposed open space or riparian areas) 

Total Replacement Trees Required: 

- Alder & Cott onwood Trees Requiring 1 to 1 Replacement Rat io 

0 X one (1) = 0 

- All other Trees Requ iring 2 to 1 Replacement Rat io 
42 X two (2) = 84 

Replacement Trees Proposed 

Replacement Trees in Deficit 

Protect ed Trees t o be Retained in Proposed [Open Space I Riparian Areas] 

Off-Site Trees 

Protected Off-Site Trees to be Removed 

Total Replacement Trees Required: 

- Alder & Cott onwood Trees Requiring 1 to 1 Replacement Rat io 

X one (1) = 0 

- All other Trees Requ iring 2 to 1 Replacement Rat io 

X two (2) = 0 

Replacement Trees Proposed 

Replacement Trees in Deficit 

Summary, report and plan prepared and submitted by: 

(Signature of 
Arborist) 

Tel: 604 882 0024 
Fax: 604 882 0042 

Apri l 23, 2014 

Date 

www.vdz.ca 

Number of Trees 

11 

11 

0 

84 

31 

53 

N/ A 

Number of Trees 

0 

0 

0 

0 

Suite 1, 20177 97 Avenue 
Langley, BC V1 M 4B9 
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Advisory Design Panel 
Minutes 

2E-community room-B 
City Hall 
13450 – 104 Avenue 
Surrey, B.C. 
THURSDAY,  APRIL 10,  2014 
Time: 4:00 pm 

 
Present: 

Chair - L. Mickelson 
 
Panel Members: 
N. Baldwin 
S. Vincent 
B. Wakelin 
J. Makepeace 
T. Bunting 

 
 
 
 

Regrets: 

G. McGarva 
 
Guests: 

Pulbinder Samra 
Navid Fereidooni, Krahn Engineering 
Dave Krahn, Krahn Engineering 
Brock Croome, Brock Croome Architect 
Martin Brückner, IBI/HB Architects 
Peter Fanchiang, IBI/HB Architects 
Mark Van der Zalm, Van der Zalm & Associates 
Mark Synan, Van der Zalm & Associates 
David Basche, Bosa Properties Inc. 
Hermann Nuessler, Bosa Properties Inc. 
Rob Elliott, Bosa Properties Inc. 

Staff Present: 

T. Ainscough, City Architect 
M. Rondeau,  Acting City Architect - 

Planning & Development 
H. Bello, Senior Planner - Planning 

& Development 
H. Dmytriw, Legislative Services 
C. Craig, Legislative Services 

 

 
A. RECEIPT OF MINUTES  
 

It was Moved by N. Baldwin 
 Seconded by S. Vincent 
 That the minutes of the Advisory Design 
Panel meeting of March 13, 2014, be received. 
 Carried  
 
 

B. RESUBMISSIONS 
 

2. 4:45 PM 
File No.: 7914-0012-00 
Resubmit: March 13, 2014 
Description: DP, DVP and Subdivision to allow for a new 5-

storey office/retail development 
Address:  13479-108 Avenue 
Developer: Rob Elliot, Bosa Properties 
Architect: Martin Bruckner, IBI/HB Architects 
Landscape Architect: Mark Van der Zalm, Van der Zalm & Associates 
Planner: Pat Lau 
Urban Design Planner: Mary Beth Rondeau 

 
{Note:  Statement of Review from March 13, 2014 5-storey office retail development was 
included as the minutes of the previous meeting Item B.3.} 

 
 
The Urban Design Planner noted that planning has no additional comments.  
The applicant is to identify and comment on the revisions. 
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The Project Architect highlighted the following panel comments and responses.  
Following the last panel presentation the architect went back to the drawing board 
and the viability of the building was considered, although there are constraints in 
place.  

 There is a steep grade change across the site.  

 The ground floor is committed to be leased and they see it as a viable retail 
frontage all along City Parkway.  The entrance is to be shared by two tenants. 

 The north end of the building triangle was snubbed back to open it up into the 
park and the future tower.  The walkway to the park is on the north side of the 
driveway. 

 The smaller CRUs (a café) were moved to the west side on 108 Avenue and the 
retail was placed at the park side where possible. 

 The podium was stepped down, with a parapet.   

 The office building was pushed over to 108 Avenue in the corner on the City 
Parkway.   

 Introduced solar shading horizontally.   

 The podium roof is now accessible to the tenants while maintaining water 
retention on the roof.  Pattern roofing gravel.  Introduced green wall on the 
food store and inside aisles to be lined up with windows.   

 LEED certification is being sought for the project. 

 Disabled parking stalls were moved near to elevators; additional lighting on 
building for security at night. 

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

 Most landscaping comments were positive and have been addressed.  
Additional landscape vines have been added to the green wall and will include 
evergreen jasmine, a climbing vine, and Boston ivy.    

 A small triangular strip of landscape has been added on the north east. 

 An outdoor patio space has been introduced for the offices and the remaining 
roof to be used for a water retention system.  It fills with water and needs 
gravel to achieve the 55% of storm water retention requirements. 
 

 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
DP, DVP and Subdivision to allow for a new 5-storey office/retail development 
13479-108 Avenue 
File No. 7914-0012-0 
 
It was Moved by T. Bunting 
 Seconded by S. Vincent 
 That the Advisory Design Panel (ADP) 
recommends that the applicant address the following recommendations and  
revise and resubmit to the Planning staff. 

Carried 
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STATEMENT OF REVIEW COMMENTS 
 

Panel members generally felt that the project comments were well addressed. 
 
Site 

 North passage to the park along the driveway still needs more work with a well 
landscaped, broad, 10 foot path that feels like a street.   Need better link to 
street and park.  
To be resolved. 

 
Building Form and Character  

 A much richer project with better office massing at the corner and a more 
active streetscapes.  
 

 Stepping the mass away from the park will help solar access to the park.  
This will not be possible, as the food store and drug mart tenants need full ceiling 
height. 
 

 Consistent parapet along east façade is much improved.  Could still use more 
pedestrian interest in the architecture.  
To be resolved. 
 

 There is more opportunity for design development at the south west corner 
and west façade on the plaza.  
To be resolved. 

 

 Office entry looks good.  
 

 The small CRUs on the south-west corner marks the corner and is near the 
station is an improvement.  Firmly believe that the grocery store and drug 
store customer entries are fundamentally oriented to the wrong street.  
The proposed food store and drug mart, with entries on 108 Avenue, will result in 
an elongated store geometry which is not feasible for fixture layout and space 
planning.  In addition, existing residential developments are located to the east, 
across City Parkway, reinforcing the desire for the food store and drug mart 
tenants to have entries on City Parkway.  Both tenants have requested this 
orientation in the design of the development.    

 

 Avoid a common lobby for major tenants; rather, face the parking elevators 
towards the street and have corner entries to the drug store and food store 
right there.  This would be more oriented to the transit station.  
Both the food store and drug store tenants have requested to be at the same 
grade.   The drug mart will also have an alternative entry close to the southeast 
corner.  

 
Landscaping 

 Encourage the applicant to incorporate more ‘green buffer’ along the roof top 
patio to visually separate the large expansive gravel roof.  
To be resolved. 
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 North east corner public space is missing an opportunity.  Will be highly used 
as population comes in.  Have some terracing or a parkette.  Treat it like a 
street with trees on both sides.  
To be resolved. 

 
CPTED 

 The link to the park and the park will need more “eyes on the street”. Consider 
lighting etc.  
To be resolved. 
 

 
Accessibility 

 Accessibility concerns have been addressed. 
 

Sustainability 

 Sustainability is good and improved with sun shades and some overhangs. 
 

 Support the green walls that have been incorporated. 
 

 Can the spandrel panels meet the ASHRAE required R-Values?  Modelling will 
be required to prove that the energy points stated on the LEED Checklist have 
been met.  
To be resolved. 

 

 LEED Gold Equivalent is great; LEED Gold Certified is even better.  
The project will strive for a LEED Gold equivalency. 

 
 



CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.: 7914-0012-oo 

Issued To: BOSA PROPERTIES (GATEWAY-COMM) INC. 

("the Owner") 

Address of Owner: 1201, 838 - Hastings Street West 
Vancouver, BC V6C oA6 

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: 

3· 

Parcel Identifier: 017-716-977 
Lot 8 Section 15 Block 5 North Range 2 West New Westminster District Plan LMP3367 

(a) 

13479 - 108 Avenue 

(the "Land") 

As the legal description of the Land is to change, the City Clerk is directed to insert 
the new legal description for the Land once title(s) has/ have been issued, as 
follows: 

Parcel Identifier: 

(b) If the civic address changes, the City Clerk is directed to insert the new civic 
address(es) for the Land, as follows: 

4· Surrey Zoning By-law, 1979, No. 5942, Amendment By-law, 1990, No. 10464, Amendment 
By-law, 1995, No. 1266o, is varied as follows: 

PL3
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(a) to vary Section D. Site Coverage, to increase the maximum site coverage from 90% 
to 96%; 

(b) to vary Section E. Subdivision, to reduce the minimum lot size required for 
subdivision, from 2,ooo square metres (o.5 acre) to 1, 650 square metres (o.41 acre); 
and 

(c) to vary Section F. Height of Buildings, to increase the maximum building height 
from 3 storeys (12ft.) to 5 storeys (91ft.). 

5· This development variance permit applies to only that QOrtion 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. 

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

7- 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. 

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

9· This development variance permit is not a building permit. 

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF 
ISSUED THIS DAY 0 F , 20 . 

Mayor - Dianne L. Watts 

\ \lile-serven\net-data \csdc\generate\areaprod\save\u2J8521o59·doc 
. 4/23/ '412:t5 PM 

City Clerk - Jane Sullivan 

' 20 . 
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