City of Surrey
PLANNING & DEVELOPMENT REPORT
File:
7917-0162-00
Planning Report Date: June 12, 2017
PROPOSAL:

x
x

Rezoning from CD (By-law No. 17954) to CD (based
on RM-135 and C-8)
Development Permit

to permit the Phase 2 development of a mixed-use
project, consisting of stand-alone 2 storey restaurant,
single-storey retail podium, 2 residential towers
(40-storey and 29-storey) and 15-storey office building.
LOCATION:

9808, 9868, & 9900 - King George
Boulevard, 9889 – 137 Street,
13701 - Fraser Highway and
13677 - 98B Avenue

OWNER:

KGS Holdings Ltd. & City of Surrey

ZONING:

CD By-law No. 17954

OCP DESIGNATION:

Central Business District

CCP DESIGNATION:

Mixed-Use 5.5 FAR
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RECOMMENDATION SUMMARY
x

By-law Introduction and set date for Public Hearing for Rezoning.

x

Approval to draft Development Permit for Phase 2.

x

Approval t0 reduce indoor amenity space.

x

Approval to vary the Sign By-law through a comprehensive sign design package.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS
x

Seeking to vary the Sign By-law to allow for free-standing, under awning, projecting, banner
and third party signs, and to increase the height, number and sign area of these various signs.

RATIONALE OF RECOMMENDATION
x

Complies with the "Central Business District" designation in the OCP.

x

Complies with the "Mixed-Use 5.5 FAR" designation in the City Centre Plan.

x

The proposed development complies with the City’s Employment Lands Strategy and
Economic Development Strategy, as an employment generator for the City.

x

The proposed density and building form are appropriate for this part of City Centre and
consistent with the zoning approved for this site on December 16, 2013.

x

The proposed rezoning is to accommodate revisions to the road network and resultant lot
configurations, in anticipation of Light Rail Transit servicing the site.

x

The proposed development conforms to the goal of achieving high density development
nodes around SkyTrain Stations.

x

The signage has been comprehensively designed to be integrated with the design of the
buildings and is high quality and appropriate in scale.

x

The signage is required to provide wayfinding for the commercial component of the
development and to be visible from the four road frontages, as well as to guide patrons to
their stores.
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RECOMMENDATION
The Planning & Development Department recommends that:
1.

a By-law be introduced to rezone the subject site from "Comprehensive Development
Zone (CD)" (By-law No. 17954) to " Comprehensive Development Zone (CD)" and a date
be set for Public Hearing.

2.

Council approve the applicant's request to reduce the amount of required indoor amenity
space for the 40-storey Tower B3 (at the southwest corner of Block B), from 1,302 square
metres (14,015 square feet) to 780 square metres (8,396 square feet).

3.

Council approve the applicant's request to reduce the amount of required indoor amenity
space for the 29-storey Tower B4 (at the southeast corner of Block B), from 906 square metres
(9,752 square feet) to 780 square metres (8,396 square feet).

4.

Council approve the applicant's request to vary the Sign By-law as described in Appendix II.

5.

Council authorize staff to draft Development Permit No. 7917-0162-00 including a
comprehensive sign design package, generally in accordance with the attached drawings
(Appendix III).

6.

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 finalized landscaping plan and landscaping cost estimate to the
specifications and satisfaction of the Planning and Development Department;

(c)

resolution of all urban design issues to the satisfaction of the Planning and
Development Department;

(d)

registration of a revised 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;

(e)

registration of a Section 219 No-Build Restrictive Covenant to ensure that the
applicant provides the residential City Centre Amenity Contributions for future
development within Block D, in accordance with the rates in Schedule G of Surrey
Zoning By-law No. 12000, to the satisfaction of the Planning and Development
Department;

(f)

registration of a reciprocal access and parking easement for the entire subject site,

(g)

registration of a volumetric statutory right-of-way for pedestrian rights-of-passage
over the plaza;

(h)

registration of revised statutory rights-of-way and Section 219 Restrictive Covenant
to support the installation and operation of the District Energy system;
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(i)

the applicant adequately address the impact of reduced indoor amenity space for
Tower B3 (at the southwest corner of Block B) in accordance with City policy; and

(j)

the applicant adequately address the impact of reduced indoor amenity space for
Tower B4 (at the southeast corner of Block B) in accordance with City policy.

REFERRALS
Engineering:

The Engineering Department has no objection to the project
subject to the completion of Engineering servicing requirements as
outlined in Appendix IV.

School District:

Projected number of students from this development:
18 Elementary students at Simon Cunningham School
7 Secondary students at Queen Elizabeth School
(Appendix V)
The applicant has advised that the dwelling units in this project are
expected to be constructed and ready for occupancy by OctoberDecember 2021.

Parks, Recreation &
Culture:

Parks has no concerns regarding the proposal.

SITE CHARACTERISTICS
Existing Land Use:

10-storey Coast Capital building located on Lot 1, Block A (approved under
Development Permit No. 7912-0332-01).

Adjacent Area:
Direction

Existing Use

CCP Designation

North:

CD By-law No.
15680

East (Across Whalley
Blvd.):

King George SkyTrain Station Central Business
and Concord Pacific’s Park
District
Place high rise project.
Mid-rise apartment building. Residential High
Rise 5.5 FAR

RF

South (Across Fraser
Hwy.):

Quibble Creek and SkyTrain
Guideway
Church and single family
dwellings.

Creek Buffer,
Plaza, and
Mixed-Use 3.5 FAR
and Residential
Mid to High-Rise
3.5 FAR

Existing Zone

RM-70

CHI and RF
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Direction

Existing Use

CCP Designation

Existing Zone

West (Across King
George Blvd.):

Holland Pointe proposed
development, currently on
hold under Application No.
7908-0207-00 and existing
mid-rise apartment building.

Residential High
Rise 5.5 FAR

Land Use
Contract No. 420
(underlying C-35
Zone)

12-storey apartment building
with 3-storey commercial
portion fronting King George
Boulevard.

Mixed-Use 5.5 FAR
and Mixed-Use 3.5
FAR

DEVELOPMENT CONSIDERATIONS
Background
x

The 2.9-hectare (7.1-acre) subject site includes six properties located on the northeast corner
of King George Boulevard and Fraser Highway bounded by the SkyTrain guideway to the
north and Whalley Boulevard to the east. The site is designated "Central Business District" in
the Official Community Plan (OCP) and "Mixed-Use 5.5 FAR" in the City Centre Plan and is
zoned "Comprehensive Development Zone (CD)" (By-law No. 17954).

x

The site is the location of PCI’s high density mixed-use development called "King George
Hub". The parent property was rezoned to accommodate this comprehensive development
project on December 16, 2013 and subsequently subdivided into four (4) development parcels,
under Development Application No. 7912-0332-00. General Development Permit No.
7912-0332-00 was also issued to guide the general design of the entire development site. As
part of this application, separate titled lots were conveyed to the City for the internal road
network (98B Avenue/137 Street), widening of Whalley Boulevard, as well as for future Light
Rapid Transit (LRT) infrastructure adjacent the SkyTrain corridor.

x

The internal road network (98B Avenue/137 Street) was conveyed to the City as a titled lot
rather than as road dedication in order to accommodate the underground parkade for the
King George Hub development, which extends underneath the road.

x

Phase 1 of the project, comprised of the 10-storey Coast Capital Savings headquarters building,
approved under Development Permit No. 7912-0332-01, was completed in 2015 on one of the
four (4) newly created development lots (Lot 1, Block A). The internal road network
(98B Avenue/137 Street) was also constructed as part of this Phase.

x

On February 2, 2015, Council approved Phase 2 (Lot 4, Block B) of the project under
Development Permit No. 7914-0231-01, which consisted of a mixed-use development,
containing 2 residential towers (39-storey and 12-storey) and a 13-storey office building with
lower level commercial uses. No construction was initiated on this approved second phase.
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x

It has recently been confirmed that due to the lengthening of the future LRT platform on King
George Boulevard, the existing alignment of 98B Avenue has to be shifted further south. In
order to facilitate the realignment of this newly constructed road, the lands need to be
re-subdivided. The City of Surrey and PCI Group, the applicant, are working through the
necessary subdivision process under Development Application No. 7916-0664-00, which is
running concurrently with the subject application.

x

The subject development application reflects the anticipated realigned 98B Avenue and
resultant reconfigured lot pattern.

Current Proposal
x

The applicant, PCI Group, is proposing to rezone the subject site from "Comprehensive
Development Zone (CD)" (By-law No. 17954) to "Comprehensive Development Zone (CD)"
based on the RM-135 and C-8 Zones to accommodate the revised 98B Avenue road alignment
and resultant reconfigured lot pattern and a Development Permit for an updated Phase 2 of
the King George Hub development.

x

The updated Phase 2 proposal is for a mixed-use office, retail and multiple residential
development, consisting of the following:
o

an 871-square metre (9,376-sq. ft.) stand-alone, two-storey restaurant directly south of
the Coast Capital headquarters building;

o

a 10,455-square metre (112,535-sq. ft.) single-storey retail podium;

o

434 dwelling units on levels 3 to 39 of the 40-storey, mixed-use, high rise;

o

302 dwelling units on levels 3 to 28 of the 29-storey, mixed-use, high rise;

o

12,736 square metres (137,084 sq. ft.) of office space in a 15-storey mid-rise office
building; and

o

a temporary surface parking lot with 37 parking spaces on Block C as an interim use
until a future development proposal is proposed.

Proposed CD Zone
x

The CD Zone (By-law No. 17954) that currently regulates the site is broken into a series of
Blocks with each Block regulating a separate lot within the King George Hub development.
Each Block has unique use and density regulations that correspond with the use and density
anticipated for each lot under General Development Permit No. 7912-0332-00 issued by
Council on December 16, 2013. Although the densities range considerably between the various
Blocks, the overall gross density of 5.5 floor area ratio (FAR) complies with the Mixed-Use 5.5
FAR designation in the City Centre Plan.

x

Under the proposed CD Zone for the subject site, the Block plan has been modified in order to
reflect the new alignment of 98B Avenue and the resultant lot pattern. The corresponding
permitted uses and density for each Block have also been modified to accommodate proposed
development within each revised Block, although the overall density remains unchanged.
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x

Despite the City Centre Plan being approved by Council on January 16, 2017 and NCP amenity
charges being incorporated in Surrey Zoning By-law No. 12000 on February 20, 2017, to be
consistent with the existing CD Zone (By-law No. 17944), and recognizing that the need to
rezone the site has been triggered by the need to lengthen the LRT platform and not the
applicant’s request for a change of use or density, a bonus density provision has not been
included in the proposed CD By-law.

x

However, the applicant is required to provide a contribution of $750 per dwelling unit for
Block B to address parks pressure concerns identified as part of the original rezoning
application (File No. 7912-0332-00). A covenant has already been registered on title to ensure
this financial contribution is secured prior to building permit issuance within Block B.

x

In addition, the applicant has agreed to pay the City Centre Amenity Charges for the
residential component of any future development within Block D at the rate outlined in
Schedule G of the Zoning By-law No. 12000. A covenant will be registered to ensure that
these amenity contributions are collected prior to building permit issuance within Block D as
a condition of final adoption of the rezoning by-law.

Proposed Revised Phase 2 Development Permit
x

Along with the proposed rezoning, the applicant also proposes a revised Phase 2 Development
Permit that incorporates the new road alignment and resultant lot pattern but also includes
other design changes the applicant is proposing from the previous Phase 2 Development
Permit No. 7914-0231-00 issued by Council in 2015.

x

Under the previous Phase 2 Development Permit No. 7914-0231-00, two (2) residential towers
(39 storeys and 12 storeys) and a 13-storey office building with lower level commercial uses
within a 2-storey podium were proposed within Block B. The Block B proposal has been
revised to include a single-storey retail podium, 2 residential towers (40 storeys and 29
storeys) and a 15-storey office building. A stand-alone two-storey restaurant has also been
added south of the existing Coast Capital building in Block A in the location of the existing
98B Avenue. Although heights and building forms have been modified, they are consistent
with the overall design intent under the General Development Permit No. 7912-0332-00 and
the overall gross density remains 5.5 FAR, in accordance with the City Centre Plan.

x

The single storey podium in Block B comprises 10,455 square metres (112,500 sq.ft.) of
commercial space with two large format retailers (a grocery store and a drug store) and a
number of smaller format commercial retail units (CRU’s). Extending out of the podium is a
15-storey office building in the northwest corner of Block B, near the intersection of King
George Boulevard and the new 98B Avenue comprising 12,736 square metres (137,084 sq. ft.) of
office space, along with two high rise residential towers in the southeast and southwest
corners of Block B, respectively, and described in more detail below.

Residential Tower B3
x

Proposed residential Tower B-3 is a 40-storey landmark tower, located in the southwest corner
of Block B near the intersection of King George Boulevard and Fraser Highway. A total of 434
dwelling units are proposed and are intended to be stratified and sold individually. The
dwelling units intended to be marketed are located on the 3rd to 39th floors of the building.
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The 434 proposed dwelling units consist of the following:
o

266 one-bedroom units, ranging in size from 40 square metres (429 sq. ft.) to
48 square metres (513 sq. ft.);

o

15 junior two-bedroom units, ranging in size from 58 square metres (622 sq. ft.) to
71 square metres (766 sq. ft.); and

o

153 two-bedroom units, ranging in size from 73 square metres (784 sq. ft.) to 76 square
metres (820 sq. ft.).

x

Based upon 434 dwelling units, 1,302 square metres (14,015 sq. ft.) of indoor amenity space and
1,302 square metres (14,015 sq. ft.) of outdoor amenity space are required.

x

Tower B3 will provide 780 square metres (8,393 sq. ft.) of indoor amenity space and
1,866 square metres (20,082 sq. ft.) of outdoor amenity space. The outdoor amenity space is
exceeded, but cash-in-lieu will be required for the shortfall in indoor amenity space.

x

The indoor and outdoor amenity spaces will be located on the 2nd floor and the roof accessed
from the second floor. The indoor amenity space will consist of a fitness centre, games room,
lounge, and child play areas. The outdoor amenity area will consist of outdoor seating, a BBQ
area and an outdoor child play area.

x

In order to meet the 1,302 square metres (14,015 sq. ft.) of indoor amenity space, the applicant
would have had to split the amenity space onto another floor creating a dis-jointed amenity
space. Instead, the applicant is proposing to dedicate the entire 2nd floor for indoor amenity
space allowing for the indoor amenity space to open up to the outdoor amenity space. This
will allow for an opportunity for cross-use of indoor amenity with outdoor amenity functions.

x

The applicant has programmed the amenity spaces in order to provide a variety of potential
uses and further designed them to function together as a larger comprehensive amenity space.

Residential Tower B4
x

Proposed residential Tower B-4 is a 29-storey landmark tower, located in the southeast corner
of Block B near the intersection of Fraser Highway and 137 Avenue. A total of 302 dwelling
units are proposed and are intended to be stratified and sold individually. The dwelling units
intended to be marketed are located on the 3rd to 28th floors of the building.

x

The 302 proposed dwelling units consist of the following:
o

178 one-bedroom units, ranging in size from 40 square metres (429 sq. ft.) to 48 square
metres (513 sq. ft.);

o

15 junior two-bedroom units, ranging in size from 58 square metres (622 sq. ft.) to
71 square metres (766 sq. ft.); and

o

109 two-bedroom units, ranging in size from 73 square metres (784 sq. ft.) to 76 square
metres (820 sq. ft.).
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x

Based upon 302 dwelling units, 906 square metres (9,752 sq. ft.) of indoor amenity space and
906 square metres (9,752 sq. ft.) of outdoor amenity space are required.

x

Tower B4 will provide 780 square metres (8,393 sq. ft.) of indoor amenity space and
1,402 square metres (15,091 sq. ft.) of outdoor amenity space. The outdoor amenity space is
exceeded, but cash-in-lieu will be required for the shortfall in indoor amenity space.

x

The indoor and outdoor amenity spaces will be located on the 2nd floor and the roof accessed
from the second floor. The indoor amenity space will consist of a fitness centre, lounge, and
child play areas. The outdoor amenity area will consist of outdoor seating, a BBQ area and an
outdoor child play area.

x

Similar to Tower B3, in order to meet the 1,302 square metres (14,015 sq. ft.) of indoor amenity
space, the applicant would have had to split the amenity space onto another floor creating a
dis-jointed amenity space. Instead, the applicant is proposing to dedicate the entire 2nd floor
for indoor amenity space allowing for the indoor amenity space to open up to the outdoor
amenity space. This will allow for an opportunity for cross-use of indoor amenity with
outdoor amenity functions.

x

The applicant has programmed the amenity spaces in order to provide a variety of potential
uses and further designed them to function together as a larger comprehensive amenity space.

Vehicular and Pedestrian Circulation and Parking
x

Parking for the King George Hub development is proposed to be located in a three-level
underground parkade that spans Blocks A, B, C, a small portion of Block D, and under the
road (Block E). Access to the underground parkade is proposed from four entrances into the
inter-connected underground parking levels, one from Phase 1 (existing), one from Fraser
Highway, one from the central round-about on 98B Avenue and one from Phase 3, which is
proposed to be constructed as part of this phase within Block C.

x

Proposed parking, loading and services for each building in Phase 2 will be completely
enclosed within the underground parkade, providing an opportunity to activate the street
level with small retail uses.

x

A 37-space surface parking lot is proposed to be located within Block C as a temporary
condition providing overflow parking until Block C is redeveloped as part of a future phase.
The proposed surface parking is complemented with surface bike storage and an elevator and
stairwell access to the underground parkade below. A vehicular access to the underground
parkade will also be constructed in Block C.

x

Truck loading and off-loading for the commercial component of the Phase 2 development
within Block B will be through a one-way access ramp from Fraser Highway and exit ramp to
King George Boulevard.
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x

An expanded plaza is proposed to be located within Block B in the heart of the project. The
plaza will allow for retailers, such as the grocery store and restaurants to spill out with
seasonal displays and seating to animate the space. The plaza also aligns with the Coast
Capital Community Plaza to the north, allowing for pedestrian access and views directly from
the development to the King George SkyTrain Station. A statutory right-of-way will be
secured to permit public access in this area.

x

The parking provisions in the proposed CD Zone match those of the existing CD By-law No.
17954. Based on the parking ratios a total of 1,230 parking spaces are required for existing
Phase 1 and proposed Phase 2. The applicant is proposing 1,723 parking spaces, which is a
surplus of 493 parking spaces.

x

The development is required to provide 883 bicycle parking spaces for Phases 1 and 2 and the
applicant proposes 956 bicycle parking spaces, which exceeds the number required under the
Zoning By-law.

DESIGN PROPOSAL AND REVIEW
x

The Phase 2 development proposal includes a stand-alone, two-storey restaurant within Block
A to the south of the existing Coast Capital Savings building, and a single-storey retail
podium, with 2 residential towers (40-storey and 29-storey) and a 15-storey office building
within Block B.

x

The proposed two-storey restaurant is located at the entrance to the development, at King
George Boulevard and 98A Avenue. The 836-square metre (9,000-sq. ft.) signature restaurant
is proposed with a sloping roof that evokes the angular expression of the Coast Capital Savings
Headquarters. The architecturally designed building will include a west-facing patio that will
further activate what is expected to be an already busy location near existing bus stops,
SkyTrain and future LRT Stations.

x

The single-storey retail podium is comprised of a variety of retail spaces with two, largeformat retail spaces surrounded by smaller tenant CRUs at the base of the 15-storey office
tower. The two large format uses are anticipated to be a grocery store and a drug store both
of which face north onto 98B Avenue.

x

A 15-storey office tower is proposed at the southeast corner of King George Boulevard and 98B
Avenue and will target LEED Gold accreditation. Small-scale commercial retail units (CRUs)
are proposed on the ground floor facing both Fraser Highway and King George Boulevard to
animate the street-level and to provide active uses that offer rhythm to the pedestrian
experience at a human scale.

x

A prominent 40-storey residential landmark tower is proposed at the southwest corner of the
site at Fraser Highway and King George Boulevard. Pedestrian access to the 434 dwelling
units is proposed from a lobby located on Fraser Highway. Small-scale CRUs are proposed at
grade, on the ground floor of the proposed residential tower.
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x

The 40-storey tower is proposed to be accentuated with a "ribbon" punctuated feature
cladding on the west and east façades, with a canopy linkage that will architecturally and
physically connect each tower and provide an overhead trellis wrapping over an amenity space
at each tower’s rooftop.

x

The adjacent 29-storey residential tower is proposed at the corner of Fraser Highway and
137 Street. The proposed "complementary tower" will express the same architectural
vocabulary as the taller tower at a reduced vertical scale. The tower is proposed to include 302
dwelling units accessed via a lobby from Fraser Highway. Ground floor CRUs and a pub or
restaurant are proposed along both Fraser Highway and 137 Street.

x

Both residential towers are defined by contrasting major elements: refined high performance
curtain wall glazing and linear projected balconies providing solar shading and glare
reduction to the south, while the west and east ends are distinguished from the curtain wall
with the "ribbon" feature punctuated façade with recessed balconies.

x

A central bank of stairs, elevators and escalators are located in the heart of the development
and provide access to the centre of the parkade. The central bank of elevators pulls the bulk
of the pedestrian flow to the street from the underground parkade located on three levels.

x

The proposed material palette is broken up to create distinctive buildings on the site. Four
(4) different coloured brick (pewter, charcoal, wheat and sea gray colour) have been chosen
for the different buildings. Brick is proposed at the ground floor along King George
Boulevard, 98B Avenue and 137 Street. A combination of black and clear anodized aluminum
metal finishing will be situated between vision glass storefronts to further distinguish each
building in the development.

x

Along Fraser Highway, the ground floor retail will feature a combination of metal panel and
curtain wall.

x

Above the ground floor, the development will be clad in composite metal panel and will have
a combination of storefront, curtain wall glazing and window wall for the residential
component.

x

The office tower is proposed to be curtain wall with shear four-sided silicon glazing at the
chamfers as homage to the architectural vocabulary established by the Coast Capital building
in Phase 1. In addition, the façade is proposed to include select vertical capped projecting
mullion elements to provide texture and potential glare control for tenants.

Proposed Public Art
x

The applicant is proposing to satisfy the public art requirement for the King George Hub
development as part of the proposed Phase 2 development proposal. In consultation with the
City’s Public Art staff, two (2) locations for public art have been identified. One art
installation will be located within the plaza, fronting 98B Avenue and the other art
installation will be within the traffic circle of 98B Avenue / 137 Street. The art piece within the
traffic circle will be facilitated by the City’s Public Art staff through funding partially
contributed by the PCI Group and funding from the general Public Art fund.
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The applicant has retained a Public Art consultant to develop a design for the location in the
pedestrian mews and the proposed art installation will be reviewed by the Public Art
Committee at an upcoming meeting.

Trees and Landscaping
x

An arborist report for the larger site, prepared by Alexandre Man-Bourdan, registered arborist,
for PWL Partnership Landscape was approved under the previous Application No.
7912-0332-00.

x

The plaza proposed in the subject application is to connect with the public plaza established
to the north in the first phase with the Coast Capital development. The plaza will be paved
with a combination of concrete patterns. The geometric pattern and score lines within the
concrete will represent a creek which will flow from one end of the mews to the other.

x

Rain gardens will be incorporated within the green roof design of the commercial podium.

x

Each rain garden will be separated into angular and triangular forms retained by concrete
curbs/low walls, creating a unique roof garden visible from the surrounding towers.

x

Plants selected will assist in the treatment of contaminants through microbial biodegradation.

x

Any remaining water that is not absorbed as it passes through the rain gardens will discharge
to the stormwater sewer.

Comprehensive Sign Package
x

PCI Group has retained a signage consultant to design a comprehensive signage concept for
the subject Phase 2 development. The signage concept has been designed to be integrated into
the architectural design of the development and is intended to be reflective of an urban
"village" style.

x

The proposed signs are intended to be seen by drivers, travelers on the SkyTrain, as well as by
pedestrians, in order to provide wayfinding to patrons and to identify and advertise the
multiple tenants of the development.

x

The signage concept proposes a number of sign types including free-standing, fascia, under
awning, projecting, banner and directional signage. A hierarchy of signs is proposed.
Generally each tenant will be permitted one fascia and one under awning sign for each
premise frontage.

x

A number of proposed signs require variances to the Sign By-law. A detailed description of the
proposed variances is included in Appendix II. Staff are supportive of the variances as part of a
comprehensive sign design package for the Phase 2 development. The majority of the
requested variances are the same as those approved by Council as part of the previous Phase 2
Development Permit No. 7914-0231-01 for the King George Hub development.
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Free-standing directory signs
x

A total of three (3) free-standing double sided directory signs are proposed. These signs are
required as pedestrian directory signs and will accommodate up to 5 destinations, with an
optional digital map/directory. The directory specification is intended to either be:
o

A static, fixed LED display with either a changeable displayed map including
directions to adjacent public transit and tenant directory that is updated from time to
time as needed; or

o A touchscreen map and tenant directory that allows the visitor/user to scroll and
highlight wayfinding instructions to destinations at the development.
x

The signs will be 7.0 metres (23 ft.) in height, which exceed the maximum height of 2.4 metres
(8 ft.) under the Sign By-law for free-standing signs in the City Centre.

Under awning signs
x

Under the Sign By-law, for multi-tenant developments, each premise is permitted one (1)
under awning sign.

x

The signage consultant proposes a second under awning sign for some of the larger CRUs,
given the larger floor area and frontage. CRUs larger than 269.4 square metres (2,900 sq.ft.) in
floor area are proposed to be permitted up to two (2) under awning signs.

Projecting signs
x

Three (3) projecting signs are proposed for the development along King George Boulevard to
advertise the anchor tenants.

x

The signs require variances to allow them to be located where the premises do not have
premises frontage and to exceed the maximum 3-square metre (32 sq.ft.) sign area.

Banner signs
x

Ten (10) banner signs are proposed for the development, to be installed along the King George
Boulevard and 98B Avenue road frontages.

x

The signs are generally to advertise seasonal or special events.

x

A variance is required as banner signs are permitted only by non-profit and community
organizations for special events and are meant to be temporary in nature (maximum 30-day
duration). As well, the sign area will exceed the maximum 2.3-square metre (32 sq.ft.) sign
area permitted in the Sign By-law.
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Third-party signs
x

Two (2) third party signs are proposed to be located along the King George Boulevard and
Fraser Highway frontages to advertise the two anchor tenants, the drug store and the food
store, since neither have premises frontage on King George Boulevard or Fraser Highway.

x

These two (2) signs require a variance to advertise on King George Boulevard and Fraser
Highway, as third party advertising under the Sign By-law.

District Energy
x

The subject site is located within Service Area A, as defined in the "City Centre District Energy
System By-law" (see Appendix VI for location). The District Energy System consists of three
primary components:
o

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

o

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

o

City-owned energy transfer stations (ETS) located within the building connected to
the system. The ETS transfers heat energy from the distribution system to the
building’s mechanical system, and is used to meter the amount of energy used.

x

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.

x

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:

x

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".
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SUSTAINABLE DEVELOPMENT CHECKLIST
The applicant prepared and submitted a sustainable development checklist for the subject site on
April 5, 2017. 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
1. Site Context &
Location
(A1-A2)

2. Density & Diversity
(B1-B7)

3. Ecology &
Stewardship
(C1-C4)

4. Sustainable
Transport &
Mobility
(D1-D2)

5. Accessibility &
Safety
(E1-E3)
6. Green Certification
(F1)
7. Education &
Awareness
(G1-G4)

Sustainable Development Features Summary
x Located within the City Centre Plan area.
x The site is in an urban infill area and within a frequent transit area.
x The proposed development is consistent with the "Central Business
District" designation of the new OCP and the "Mixed-use 5.5 FAR"
designation of the City Centre Plan.
x Complies with the "Mixed-use 5.5 FAR" designation of the City Centre
Plan. FAR of 5.34 is proposed.
x The proposed development includes a mix of land uses, including
multiple residential, retail and office.
x The proposed development will include a range of unit sizes to suit a
variety of household types.
x The proposed development will incorporate Low Impact
Development Standards (LIDS) in its design.
x The proposed development will contain provisions for recycling and
space will be available for future strata if they would like to deal with
organic waste.
x Green roof and selection of adapted plants can improve habitat for
birds/butterfly migration.
x The proposed development will include provisions to reduce private
vehicle use reduction and emission reduction measures, such as
shared parking, electric vehicle plug-ins and secured all weather
bicycle parking.
x The development will include pedestrian and cycling oriented
infrastructure/direct external network linkages, including:
connection to off-site pedestrian and multi-use paths, pedestrian
specific lighting, direct pedestrian linkages to transit stops, showers
and change facilities, bike racks and lockers and preferential carpool
parking.
x The design of the development will incorporate Crime Prevention
Through Environmental Design (CPTED) principles.
x The proposed development will provide for adaptable and/or
accessible units as the market demands.
x The applicant is seeking LEED gold certification for the office
component of the proposal.
x The typical notifications to area residents has occurred (i.e.
development proposal sign and Pre-notification letter).
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ADVISORY DESIGN PANEL
ADP Date: April 27, 2017
All of the ADP recommendations have been satisfactorily resolved, except for some minor
coordination of the architectural, landscape and signage drawings and the landscape drawings
require some further revisions. These revisions shall be resolved prior to consideration of Final
Approval of the rezoning (see Appendix VII).

PRE-NOTIFICATION
Pre-notification letters were sent on May 17, 2017 and two development proposal signs were
installed on May 24, 2017. Staff did not receive any comments.

INFORMATION ATTACHED TO THIS REPORT
The following information is attached to this Report:
Appendix I.
Appendix II.
Appendix III.
Appendix IV.
Appendix V.
Appendix VI.
Appendix VII.
Appendix VIII.

Lot Owners, Action Summary and Project Data Sheets
Proposed Sign By-law Variances Table
Site Plan, Building Elevations, Landscape Plans and Perspective
Engineering Summary
School District Comments
District Energy Service Area Map
ADP Comments
Proposed CD By-law

original signed by Judith Robertson

Jean Lamontagne
General Manager
Planning and Development
JLM/da
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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:
Address:

2.

Brad Howard
PCI Developments Corp.
1030 - West Georgia Street, Unit 1700
Vancouver, BC V6E 2Y3

Properties involved in the Application
(a)

Civic Addresses:

9900 - King George Boulevard
13677 - 98B Avenue
9808 - King George Boulevard
9868 - King George Boulevard
13701 - Fraser Highway
9889 - 137 Street

(b)

Civic Address:
9900 - King George Boulevard
Owner:
KGS Holdings Ltd
PID:
029-337-046
Lot 1 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216

(c)

Civic Address:
13677 - 98B Avenue
Owner:
KGS Holdings Ltd.
PID:
029-337-054
Lot 2 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216

(d)

Civic Address:
9868 - King George Boulevard
Owner:
KGS Holdings Ltd
PID:
029-337-071
Lot 3 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216

(e)

Civic Address:
9808 - King George Boulevard
Owner:
KGS Holdings Ltd
PID:
029-337-071
Lot 4 Section 35 Block 5North Range 2 West New Westminster District Plan EPP32216

(f)

Civic Address:
13701 - Fraser Highway
Owner:
City of Surrey
PID:
029-557-313
Parcel A of Section 35 Block 5 North Range 2 West New Westminster District shown on
Plan EPP48555

Page 2

(g)

3.

Civic Address:
9889 - 137 Street
Owner:
City of Surrey
PID:
029-337-097
Lot 6 Section 35 Block 5 North Range 2 West New Westminster District Plan
EPP32216 Except Plan EPP48554

Summary of Actions for City Clerk's Office
(a)

Introduce a By-law to rezone the site.

(b)

Remove notation from title of Development Permit No. 7914-0231-01.
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DEVELOPMENT DATA SHEET
Proposed Zoning: CD (based on RM-135 and C-8)
Required Development Data

Minimum Required /
Maximum Allowed

LOT AREA*
(in square metres)
Gross Total (entire site – Blocks A to F)
Road Widening area
Undevelopable area
Net Total

Proposed

36,372.6 m2

36,372.6 m2

LOT COVERAGE (in % of net lot area)
(Block B only)
Buildings & Structures
Paved & Hard Surfaced Areas
Total Site Coverage

100%

95%
5%
100%

SETBACKS ( in metres) (Block B only)
All setbacks

0m

0m

BUILDING HEIGHT (in metres/storeys)
(Blocks A & B only)
Principal Building

n/a

B1: 12.2 m (40 ft)
B3: 123 m (400 ft)
B4: 92.2 m (300 ft)
B5: 63.1 m (200 ft)
C1: 5.33 m (18 ft)

NUMBER OF RESIDENTIAL UNITS
(Block B only)
One Bed
Junior Two Bedroom
Two Bedroom
Total

444
20
272
736

FLOOR AREA: Residential (Block B only)

47,493 m2

FLOOR AREA: Commercial (Block B only)
Retail
Office
Total

11,326 m2
12,736 m2
24,062 m2

FLOOR AREA: Industrial
FLOOR AREA: Institutional
TOTAL BUILDING FLOOR AREA
71,555 m2
* 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 (Entire site - Blocks A to F)
# of units/ha /# units/acre (gross)
# of units/ha /# units/acre (net)
FAR (gross)
FAR (net)

5.5
7.1

5.5
7.3

AMENITY SPACE (area in square metres)
(Block B only)
Indoor

1,302 m2

B3: 780 m2
B4: 780 m2
B3: 1,866 m2
B4: 1,402 m2

1,302 m2

Outdoor

PARKING (number of stalls)
(Entire site - Blocks A to F)
Commercial
Office

326
217

Residential Bachelor + 1 Bedroom
2-Bed
3-Bed
Residential Visitors

559
368
18

Institutional
Park and Ride Stalls
Total Number of Parking Spaces

235
1,723

Number of accessible stalls
Number of small cars
Tandem Parking Spaces: Number / % of
Total Number of Units
Size of Tandem Parking Spaces
width/length

Heritage Site

NO

14
603

Tree Survey/Assessment Provided

28
320

YES

Appendix II
PROPOSED SIGN BY-LAW VARIANCES

#

Proposed Variances

Sign By-law Requirement

Rationale

1

To allow for three (3) freestanding directory signs at
7.04 m (23 ft.) in height.

The maximum height of freestanding signs in the City
Centre, Special Sign Area, is
2.4 m (8 ft.) Schedule 1.A.

2

To allow for one (1)
additional under awning
sign, up to a maximum of
two (2) signs, for
commercial retail units
which exceed 269.4 square
metres (2,900 sq. ft.) in floor
area.
To allow for two (2)
projecting signs which are
not attached to their
premises.

Only one (1) under awning
sign permitted for each
premises. (Part 5, Section 27,
(3) (a)).

Given the mixed-use
development and proximity
to multi-modal public
transit options, prominent
illuminated pedestrian maps
and other easily seen
wayfinding is proposed on
these signs.
The additional under
awning signs are required to
correspond with tenant
signage and longer premise
frontage areas.

A projecting sign shall be
attached to the premises to
which it pertains. (Part 5,
Section 27, (4) (a)ii.a.).

There are two inward facing
anchor retail tenants.

4

To allow for three (3)
projecting signs to exceed
the maximum sign area of 3
square metres (32 sq. ft.).

A maximum sign area of 3
square metres (32 sq. ft.) is
permitted. (Part 5, Section 27,
(4) (a)ii.b.).

The signs are needed to be
large to be viewable by
drivers along the road
frontages.

5

To allow for ten (10) banner
signs, which exceed a sign
area of 2.3 square metres (32
sq. ft.) and exceed the 30 day
limitation.

Banner signs can only be
installed by a non-profit of
community organization for a
special event, cannot exceed
2.3 square metres (32 sq. ft.)
in sign area and must be
removed in 30 days. (Part 1,
section 7. (13)(a)(b) and (c)).

The banner signs will
market special or seasonal
events. The banners are to
be of high quality materials,
designed to be durable,
permanent and add to the
character of the
development and animate
the surrounding roads.

3

#

Proposed Variances

Sign By-law Requirement

Rationale

6

To allow for two (2) third
party signs along King
George Boulevard.

Third Party advertising shall
be limited to the 30% of the
copy area of a sign. (Part 1,
Section 6(11)).

The intent of the signage is
to utilize the exposure of
King George Boulevard and
Fraser Highway to advertise
major tenants, which do not
have premise frontage on
King George Boulevard or
Fraser Highway. The intent
of these signs is to provide
drive-by identity and visual
presence for larger inward
facing anchor tenants.

APPENDIX IV

Appendix V

School Enrolment Projections and Planning Update:
The following tables illustrate the enrolment projections (with current/approved ministry
capacity) for the elementary and secondary schools serving the proposed development.

Thursday, May 11, 2017
Planning

There are no new capital projects proposed at the elementary school and no new capital projects identified
for the secondary school.

THE IMPACT ON SCHOOLS
APPLICATION #:

17Ͳ0162Ͳ00

SUMMARY
The proposed

736

highrise units

Simon Cunningham Elementary

are estimated to have the following impact
on the following schools:

640
620

Projected # of students for this development:

Enrolment
Capacity

600

Elementary Students:
Secondary Students:

18
7

560

September 2018 Enrolment/School Capacity
Simon Cunningham Elementary
Enrolment (K/1-7):
Capacity (K/1-7):

580

540

83 K + 506
60 K + 575

520
2014

Queen Elizabeth Secondary
Enrolment (8-12):
Nominal Capacity (8-12):
Functional Capacity*(8-12);

1237
1600
1728

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

Queen Elizabeth Secondary
2000
1800

Projected cumulative impact of development
Nominal Capacity (8-12):
subject project) in the subject catchment areas:

1600
1400
1200

Elementary Students:
Secondary Students:
Total New Students:

14
22
36

Enrolment
Capacity

1000

Functional Capacity

800
600
400
200
0
2014

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

*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.
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Produced by GIS Section: May 31, 2012, CS/AW8
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(SERVICE AREA A & SERVICE AREA B)

Appendix VII

Advisory Design Panel
Minutes

2E - Community Room B
City Hall
13450 - 104 Avenue
Surrey, B.C.
THURSDAY, APRIL 27, 2017
Time: 4:43 pm

Present:

Guests:

Staff Present:

Chair – J. Leger
S. Forrest
M. Lesack
D. Tyacke

V. Fernandez, MCMP
M. Whitehead, MCMP
P. Sukava, MCMP
Mark Van der Zalm, Van der Zalm Landscape
N. Wu, Van der Zalm Landscape
D. Vandenbrink, Van der Zalm Landscape
A. Croft, PCI
B. Howard, PCI

T. Ainscough, City Architect, Planning &
Development
M. Rondeau, Acting City Architect,
Planning & Development
N. Chow, Urban Design Planner, Planning
& Development
L. Luaifoa, Legislative Services

B.

NEW SUBMISSIONS
1.

4:00 PM
File No.:
New or Resubmit:
Last Submission Date:
Description:

Address:
Developer:
Architect:
Landscape Architect:
Planner:
Urban Design Planner:

7917-0162-00
Revised Scheme
September 11, 2014
Rezoning and Development Permit for Phase B of
King George Station development. 120,000 sq. ft
of mixed-use retail at grade, a 9,000 sq. ft.
restaurant, a 15-storey office tower and 736
residential units within two towers (39 and 28
storeys) development.
9808 King George Boulevard
Brad Howard of PCI Development Corp.
Mark Whitehead, MCMP
Mark Van der Zalm
Jennifer McLean
Mary Beth Rondeau

The Acting City Architect provided the following comments:
x
x

This project is returning to the Panel to review the updated development plan.
The original application was supported in general by staff and the Panel and
staff support use, form and density of the revised proposal and have no
specific issues.

The Project Architect presented an overview of the site plan, building plans,
streetscapes and elevations. The following was highlighted:
x
x

Due to revisions to the Light Rail Transit (LRT) station on King George
Boulevard, the Phase B project required relocation of the intersection to the
south.
A small retail building is situated on the corner created by the street
realignment. The two towers were previously intended for residential and

c:\users\j12\desktop\17-0162\min adp 2017 05 18 response.docx

Page 1

Advisory Design Panel - Minutes

April 27, 2017

office use and has been changed to residential for both towers now plus and
office tower.
One distinct feature of the architectural design is the “ribbon” element
between the residential towers.

x

The Landscape Architect presented an overview of the Landscape plans which
included the Sustainability feature. The following was highlighted:
x
x

The phase A Coast Capital Savings site helped to facilitate the landscape design
for this Phase B.
The idea behind the landscaping and public space was to look at the region and
other geographic elements and interpret those elements through technology.

ADVISORY DESIGN PANEL STATEMENT OF REVIEW
Rezoning and Development Permit for Phase B of King George Station
development. 120,000 sq. ft of mixed-use retail at grade, a 9,000 sq. ft.
restaurant, a 15-storey office tower and 736 residential units within two
towers (39 and 28 storeys) development.
File No: 7917-0162-00
It was

Moved by D. Tyacke
Seconded by J. Leger
That the Advisory Design Panel (ADP)
recommends A - that the applicant address the following issues to the satisfaction
of the Planning & Development Department.
Carried

STATEMENT OF REVIEW COMMENTS
The Design Panel support the project in general and have no issues with use, form
or density of the project.
Site
x

Good massing and siting.

Building Form and Character
x

Form and massing are simple, and interesting to look at.

x

Consider making restaurant form more substantive.
(No further changes will be made to the restaurant form. Ultimate restaurant
form will be tenant driven. There is no tenant, so there is no movement on the
design at this time.)

c:\users\j12\desktop\17-0162\min adp 2017 05 18 response.docx
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Advisory Design Panel - Minutes
x

April 27, 2017

Consider the colour of the restaurant. Orange may not age well.
(Agree, though the final colour will be tenant driven. There is no tenant, so
there is no movement on the colour at this time.)

x

Consider introducing a stronger geometric form to the residential towers to
dialogue with the restaurant and commercial building in the north quadrant.
(We studied introducing a geometric form that dialogued with the form of the
Coast Capital Headquarters and we felt that a simplified geometry created a
more legible design. The two residential towers are tied together by a ribbon
that travels up and down each tower. Having a simple massing accentuates
the ribbon feature. When we studied introducing a dramatic geometric form
the ribbon became less legible and the concept was lost. We also feel that
having a simplified residential tower form accentuates the Coast Capital
Headquarters (CCH) form, and lets the CCH stand out. Having the
residential towers evoke a similar geometry as the CCH would diminish the
sculptural impact of the CCH, a building that has become a landmark in
Surrey.)

x

In regards to the scale of the podium for the large tower, consider giving it some
additional height by incorporating the amenity rooms (feels compressed in
relation to the rest of the project).
(The retail podium is pulled 1.8 metres (6 ft.) away from the residential tower,
and treated materially different from the tower above in order for the retail to
“stand out”. The retail is a counterpoint to the residential tower above. The
retail base currently varies in height from 4.3 metres (14 ft.) to 6.7 metres (22
ft.). Our intention is that the retail base feel comfortable from the pedestrian
perspective, especially along Fraser Hwy. Having a variety of heights, varying
the podium materials, and varying the canopy details and heights we are
attempting to disassociate the retail podium from the residential tower and
add variety to the pedestrian experience.)

View along Fraser Highway walking west towards King George Boulevard.
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Advisory Design Panel - Minutes
x

April 27, 2017

Ribbon expression could be emphasized in thickness.
(The thickness of the ribbon is 0.66 metre (2.2 ft.). There is potential to make
the ribbon 4” deeper if the heating system changes. We will develop this
further in Design Development, and explore programmatic and functional
design opportunities as we move forward.)

x

The residential building articulation is well done and the use of materials;
contemporary in nature, will take on a timeless appearance.

x

Consider public access to roof top commercial green space could be extending
the escalators.
(This space is public, but we do not want to draw people to a space that
currently has minimal function.)

x

Consider the details and treatments of the unit entries from the amenity roof
deck.
(Okay.)

x

Ensure commercial signage is well programmed.
(Okay.)

Landscaping
x

Commend the detail level in the landscape.

x

Consider larger trees/horizontal canopy to give more shade/scale to large
rooftop of office building.
(Okay.)

x

Consider more decorative paving treatment/more defined pedestrian crossings
on internal street to enhance the pedestrian precinct.
(Okay.)

x

Recommend larger planting beds at internal street which may also aid in
discouraging jaywalking.
(Okay, though we would like to be strategic, so we do not create barriers for
retail traffic to stores.)
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Advisory Design Panel - Minutes

April 27, 2017

CPTED
x

With drop off for residents located underground parking, residents will want to
be dropped off illegally on Fraser Highway, at grade. Consider exploring other
opportunities. We explored placing drop offs along Fraser with our
transportation and civil engineering consultants and we were advised that no
drop offs along Fraser would be feasible, due to the proximity of the
intersections and parking garage access, as well as the effect it would have on
the Multi-purpose trail proposed for Fraser Highway. The drop-offs will need
to be in the parkade, adjacent to the residential elevators.

Accessibility
x

Recommend suite entries be enhanced to be more accessible. We will further
develop the plans in Design Development, and we ensure that the suites will
meet code.

Sustainability
x
x

Commend the work on the habitat and the public realm with lots of open
spaces.
District Energy forces hot water in-floor or hydronic baseboards. The latter will
cause furniture placement challenges in small units. If we go with hydronic base
boards the base boards will be built into the window sills.

c:\users\j12\desktop\17-0162\min adp 2017 05 18 response.docx

Page 5

Appendix VIII
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, 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:
(a) FROM:

TO:

COMPREHENSIVE DEVELOPMENT ZONE (CD BY-LAW NO. 17954)
(Surrey Zoning By-law, 1993, No. 12000, Amendment By-law, 2013, No.
17954)
COMPREHENSIVE DEVELOPMENT ZONE (CD)

Parcel Identifier: 029-337-046
Lot 1 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216
9900 - King George Boulevard
Parcel Identifier: 029-337-054
Lot 2 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216
13677 – 98B Avenue
Parcel Identifier: 029-337-062
Lot 3 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216
9868 - King George Boulevard
Parcel Identifier: 029-337-071
Lot 4 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216
9808 - King George Boulevard
Parcel Identifier: 029-557-313
Parcel A of Section 35 Block 5 North Range 2 West New Westminster District Shown
on Plan EPP48555
13701 - Fraser Highway

-1-

Parcel Identifier: 029-337-097
Lot 6 Section 35 Block 5 North Range 2 West New Westminster District Plan EPP32216
Except Plan EPP48554
9889 – 137 Street
(hereinafter shall be 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 office, commercial, retail, service and
high-rise multiple unit residential buildings and related amenity spaces, which are
to be developed in accordance with a comprehensive design.
The Lands are divided into Blocks A, B, C, D, E and F, as shown on the Survey Plan
attached hereto and forming part of this By-law as Schedule A, certified correct by
Gary Sundvick, B.C.L.S., on the 25th day of May, 2017.

B.

Permitted Uses
The Lands and structures shall be used for the following uses only, or for a
combination of such uses:
1.

Blocks A and C
(a)

Office uses excluding social escort services and methadone clinics;

(b)

Retail stores excluding adult entertainment stores, secondhand
stores and pawnshops;

(c)

Personal service uses excluding body rub parlours;

(d)

General service uses excluding funeral parlours and drive-through
banks;

(e)

Eating establishments excluding drive-through restaurants;

(f)

Neighbourhood pubs;

(g)

Liquor stores;

(h)

Indoor recreational facilities;

(i)

Entertainment uses excluding arcades and adult entertainment
stores;

(j)

Parking facilities;
-2-

2.

3.

4.

5.

C.

(k)

Community services; and

(l)

Child care centres.

Block B
(a)

All uses permitted in Section B.1 of this Zone; and

(b)

Multiple unit residential buildings and ground-oriented multiple unit
residential buildings, provided this use does not constitute a
singular use on the lot.

Block D
(a)

All uses permitted in Section B.1 of this Zone, provided that any one
of these uses or a combination thereof do not constitute a singular
use on the lot; and

(b)

Multiple unit residential buildings and ground-oriented multiple unit
residential buildings, provided this use does not constitute a
singular use on the lot.

Block E
(a)

Highways; and

(b)

Underground parking.

Block F
(a)

Highways; and

(b)

Underground parking.

Lot Area
Not applicable to this Zone.

D.

Density
1.

For the purpose of building construction, the maximum floor area ratio
shall be as follows:
(a)

Block A:

The floor area ratio shall not exceed 3.1;

(b)

Block B:

The floor area ratio shall not exceed 5.4;

(c)

Block C:

The floor area ratio shall not exceed 13.9;
-3-

E.

(d)

Block D:

The floor area ratio shall not exceed 14; and

(e)

Blocks E & F: Not applicable.

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.

Notwithstanding the definition of floor area ratio in Surrey Zoning By-law,
1993, No. 12000, as amended and the maximum floor area ratio specified in
Section D.1:
(a)

The cumulative floor area ratio of all buildings on the Lands shall
not exceed 7.3;

(b)

The areas which are used for underground parking as a principal use
on the lot are excluded from the calculation of floor area rati0; and

(c)

The indoor amenity space required in Sub-section J.1(b) of this Zone
is excluded from the calculation of floor area ratio.

Lot Coverage
The maximum lot coverage shall be 100%, including air space parcels.

F.

G.

Yards and Setbacks
1.

The minimum setback of buildings and structures may be 0 metre [0 ft.].

2.

Notwithstanding the definition of setback in Part 1 Definitions of Surrey
Zoning By-law, 1993, No. 12000, as amended, canopies may extend to the lot
lines.

Height of Buildings
Not applicable to this Zone.

H.

Off-Street Parking
1.

Parking spaces shall be provided in accordance with Part 5 Off-Street
Parking and Loading/Unloading of Surrey By-law, 1993, No. 12000, as
amended.
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2.

Notwithstanding Section H.1 of this Zone, the minimum number of parking
spaces for the uses listed below shall be in accordance with the following
rates:
Use
Offices
Community Services
Retail Stores
Personal Service Uses
General Service Uses
Eating Establishments
Liquor Stores
Neighbourhood Pubs
Entertainment Uses
Child Care Centres
Indoor Recreational Facilities
Dwelling Units: 1-bedroom or less
Dwelling Units: 2 bedrooms or
more
Residential Visitors

I.

Required Parking Spaces
1.7 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
1.7 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
2.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
2.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
2.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
5.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
2.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
5.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
1.0 parking space per 10 seats
2.0 parking spaces per employee
3.0 parking spaces per 100 sq.m.
[1,075 sq.ft.] of gross floor area
0.85 parking space per dwelling unit
1.0 parking space per dwelling unit
0.025 parking space per dwelling unit

3.

Notwithstanding Section H.1 of this Zone, bicycle spaces shall be provided
at a rate of 1.0 bicycle space per dwelling unit.

4.

Notwithstanding Sub-section A.3(a) and Sub-section A.3(b) of Part 5 OffStreet Parking and Loading/Unloading of Surrey Zoning By-law, 1993, No.
12000, as amended, required parking spaces are permitted to be located
within Blocks A, B, C, D, E and F.

5.

Notwithstanding Sub-section A.3(d) of Part 5 Off-Street Parking and
Loading/Unloading of Surrey Zoning By-law, 1993, No. 12000, as amended,
an underground parking facility may extend to all lot lines.

Landscaping
1.

All developed portions of the lot not covered by buildings, structures or
paved areas shall be landscaped. This landscaping shall be maintained.

2.

The boulevard areas of highways abutting a lot shall be hard surfaced on
the side of the highway abutting the lot.
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3.

J.

Special Regulations
1.

K.

L.

Garbage containers and passive recycling containers shall be located within
a building or within the underground parking.

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

(b)

Indoor amenity space, in the amount of 3.0 square metres [32 sq.ft.]
per dwelling unit.

2.

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

3.

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

Subdivision
1.

Lots created through subdivision in this Zone shall have a minimum lot
size of 0.18 hectare [0.45 acre].

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.

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
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.
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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, 2016, No. 18664, as may be amended or replaced from time to time,
and the development cost charges shall be based on the RM-135 Zone in the
City Centre for the residential component and the C-8 Zone in the City
Centre for the commercial component.

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.

12.

Provincial licensing of neighbourhood pubs is regulated by the Liquor
Control and Licensing Act, R.S.B.C. 1996, Chapter 267, as amended.

.
3.

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

PASSED FIRST READING on the

th day of

PASSED SECOND READING on the

, 20 .

th day of

PUBLIC HEARING HELD thereon on the

, 20 .

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
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SCHEDULE A

