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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7919-0245-00 
Planning Report Date: May 31, 2021   

PROPOSAL: 

• Rezoning from RF to CD (based on RM-70) 
• Development Permit Form and Character and 

Sensitive Ecosystems 
• TCP Amendment from Low Rise 1.6 FAR to Low-Mid 

2.5 FAR 

to permit the development of two, 5-storey apartment 
building consisting of 131 residential dwelling units. 

LOCATION: 10466 - 140B Street 
10476 - 140B Street 
10486 - 140B Street 
10496 - 140B Street 
10506 - 140B Street 
10516 - 140B Street 
10522 - 140B Street 

ZONING: RF  

OCP DESIGNATION: Multiple Residential  

TCP DESIGNATION: Low Rise 1.6 FAR 
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RECOMMENDATION SUMMARY 
 
• Bylaw Introduction and set date for Public Hearing for Rezoning. 
 
• Approval to draft Development Permit for Form and Character, and Sensitive Ecosystems. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 

 
• Proposing an amendment to the Stage 1 Guildford Town Centre - 104 Avenue Corridor plan 

from Low Rise Apartment 1.6 FAR to Low-Mid Rise Apartment 2.5 FAR to accommodate the 
proposed density of 1.97 FAR. 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the Multiple Residential designation in the Official Community 

Plan (OCP). 
 

• Stage 1 of the Guildford Town Centre – 104 Avenue Corridor Plan (TCP) was approved by 
Council on July 8, 2019. The subject properties are designated "Low Rise Apartment up to 
1.6 FAR" and "Riparian Buffer" in the TCP.  

 
• The proposal does not comply with the Low-Rise Apartment 1.6 FAR designation in the Stage 1 

Guildford Town Centre & 104 Avenue Corridor. The development is proposing an amendment 
to "L0w-Mid Rise Apartment up to 2.5 FAR" in order to accommodate the proposed density of 
1.97 FAR. 

 
• The proposed density and building form are appropriate in this location of the Stage 1 

Guildford Town Centre & 104 Avenue Corridor Plan and will interface with the existing 
"Low-Mid Rise Apartment up to 2.5 FAR" designation to the south of future 104B Avenue.  
 

• The proposed development is within a Frequent Transit Development Area (FTDA) and 
conforms to the goal of achieving higher density development near a transit corridor. 
 

• In accordance with the Interim Implementation Strategy of the Stage 1 TCP, development 
applications in the plan area that comply with the Stage 1 Plan (such as the subject 
application) may proceed to Council for consideration and initial approvals (Third Reading) 
but will not proceed to final approval until the Stage 2 component of the TCP is complete and 
approved by Council.  

 
• The proposal complies with the Development Permit requirements in the OCP for Sensitive 

Ecosystems Streamside Areas. 
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• The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 

Guildford Town Centre & 104 Avenue Corridor plan and in accordance with the Development 
Permit (Form and Character) design guidelines in the OCP. The proposed building setback 
along 105 Boulevard is less than the typical 4.5 metre setback due to the short street frontage, 
and increased setback along the east property line to accommodate tree retention. 

 
• The applicant will provide a density bonus amenity contribution consistent with the Tier 2 

Capital Projects Community Amenity Contributions (CACs), in support of the requested 
increased density. 

 
• The proposed buildings achieve an attractive architectural built form, which utilizes high 

quality, natural materials, and contemporary lines. The street interface has been designed to a 
high quality to achieve a positive urban experience between the proposed building and the 
public realm. 

  



Staff Report to Council 
 
Application No.: 7919-0245-00 

Planning & Development Report 
 

Page 4 
 
RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to rezone the subject site from "Single Family Residential Zone 

(RF)" to "Comprehensive Development Zone (CD)" and a date be set for Public Hearing.  
 
2. Council authorize staff to draft Development Permit No. 7919-0245-00 generally in 

accordance with the attached drawings (Appendix V) and the finalized Ecosystem 
Development Plan (Appendix VII). 

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

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

 
(b) submission of a subdivision plan to the satisfaction of the Approving Officer; 
 
(c) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(d) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 
(e) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect and permissions for the 
proposed off-site tree removal;  

 
(f) submission of a finalized Ecosystem Development Plan and Impact Mitigation 

Plan to the satisfaction of City staff; 
 

(g) the applicant provide a density bonus amenity contribution consistent with the 
Tier 2 Capital Projects CACs in support of the requested increased density, to the 
satisfaction of the General Manager, Planning and Development Department; 
 

(h) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the RM-70 Zone, at the rate in effect at the time of Final Adoption 

 
(i) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department;  
 
(j) acquisition of the City-owned property, at 10522 140B Street, and forming part of 

this application; 
 
(k) registration of a Section 219 Restrictive Covenant to adequately address the City’s 

needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture;  
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(l) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to the City’s Affordable Housing Strategy, to the satisfaction of 
the General Manager, Planning & Development Services;  

 
(m) Council approval of Stage 2 of the Guildford Town Centre – 104 Avenue Corridor 

Plan (TCP) and corresponding Official Community Plan (OCP) Amendments to 
support the densities envisioned in the TCP; and 

 
(n) final approval from Fortis BC to ensure excavation does not impact their 

infrastructure. 
 
4. Council pass a resolution to amend the Guildford Town Centre & 104 Avenue Corridor to 

redesignate the land from ‘Low-Rise Apartment up to 1.6 FAR’ to ‘Low-Mid Rise 
Apartment up to 2.5 FAR’ when the project is considered for final adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use TCP Designation Existing Zone 
 

Subject Site Single family 
residential houses 

Low-Rise 
Apartment up to 
1.6 FAR/Riparian 
Buffer 

RF 

North (Across 105 Boulevard): 
 

Hawthorne Rotary 
Park 

Parks and Natural 
Areas/Riparian 
Buffer 

RF 

East: 
 

Townhouses Low-Rise 
Apartment up to 
1.6 FAR 

RM-45 

South (Across future 104A 
Avenue): 
 

Single family 
residential house 

Low-Mid Rise 
Apartment up to 
2.5 FAR 

RF 

West (Across 140B Street): City-owned Park 
land and Quibble 
Creek Greenway 

Parks and Natural 
Areas/Riparian 
Buffer 

RF 

 
Context & Background  
 
• The subject site consists of seven properties, located at 10466 - 140B Street, 10476 - 140B Street, 

10486 - 140B Street, 10496 - 140B Street, 10506 - 140B Street, 10516 - 140B Street and 
10522 - 140B Street in Whalley, north of 104 Avenue and along 105 Boulevard, with a gross site 
area of 5,544 square metres (1.37 ac.).   
 

• The subject site is designated ‘Multiple Residential’ in the Official Community Plan (OCP) and 
is currently zoned "Single Family Residential Zone (RF). The site is located within the 
Frequent Transit Development Area (FTDA) along 104 Avenue, between City Centre and 
Guildford Town Centre.  
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• The subject site is located within the Stage 1 of the Guildford Town Centre – 104 Avenue 

Corridor Plan, which received Stage 1 approval by Council on July 8, 2019. This Plan outlines 
the expected land use and densities for the Guildford Town Centre/104 Avenue Corridor area. 
The subject properties are designated ‘Low Rise Apartment up to 1.6 FAR’ in the Stage 1 Plan.  

 
• The eastern portion of the development site is also designated ‘Riparian Buffer’, with Class B 

and Class C ditches located within the 140B Street road allowance. 140B Street alignment has 
been designed to accommodate the required setbacks from the Class B ditch. A Development 
Permit for Sensitive Ecosystems (Streamside) is required and is attached to this report as 
Appendix (VII). 

 
• An amendment from "L0w-Rise Apartment up to 1.6 FAR" to "L0w-Mid Rise Apartment up to 

2.5 FAR" is proposed in order to accommodate the proposed density of 1.97 FAR (based on the 
gross site area before road dedications).  

 
• The subject site is near the western edge of the TCP, which is envisioned as a medium density 

residential area consisting of apartments and townhouses, connected via Green Connector 
networks that link plazas, parks, and natural areas together.     

 
• In accordance with the Interim Implementation Strategy of the Stage 1 TCP, development 

applications for properties in the plan area that comply with the Stage 1 Plan (such as the 
subject application) may proceed to Council for consideration and initial approvals 
(Third Reading). However, such applications may not proceed to final approval until the Stage 
2 component of the TCP is complete and approved by Council, which is expected to be late 
fall, 2021.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing two, 5-storey apartment buildings containing 131 dwelling units. 

The proposal requires the following: 
 

o Rezoning the site from "Single Family Residential Zone (RF)" to "Comprehensive 
Development Zone (CD)" based on the "Multiple Residential 70 Zone (RM-70)";  

o Form and Character Development Permit; and 
o Sensitive Ecosystem (Streamside Area) Development Permit. 

 
• The applicant proposes to consolidate the properties to create one lot. 
 
• The proposed net density (excluding road dedication) is 2.33 Floor Area Ratio (FAR), and the 

proposed gross density is 1.97 FAR. The proposed FAR complies with the ‘Multiple Residential’ 
OCP designation and requires an amendment to the Stage 1 Guilford Town Centre – 104 
Avenue Plan, from ‘Low Rise Apartment up to 1.6  FAR’ to ‘Low-Mid Rise Apartment up to 2.5 
FAR’. The Guildford TCP permits density to be considered on the gross site area. 

 
• The proposed use, density, and building massing are in accordance with the long-term vision 

for Guildford Town Centre and the 104 Avenue Corridor as described in the Stage 1 Plan.  
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• In order to accommodate the proposed density and other site-specific aspects of the project, 

the applicant has applied to rezone the site to a CD Zone. Density in the CD Zone is based on 
the net site area. 

 
 Proposed 
Lot Area 

Gross Site Area: 5,544 square metres 
Road Dedication: 845 square metres 
Undevelopable Area: N/A 
Net Site Area: 4,698 square metres 

Number of Lots: 7 
Building Height: 5-storeys (18.7 metres) 
Unit Density: N/A 
Floor Area Ratio (FAR): 2.33  
Floor Area 

Residential: 11,250 square metres 
Residential Units: 

Studio: 1 
1-Bedroom: 51 
2-Bedroom: 28 
3-Bedroom: 35 
Total: 16 

131 
 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

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

School District: The School District has advised that there will be approximately 10 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
7 Elementary students at Mary Jane Shannon School 
3 Secondary students at Guilford Park School 
 
(Appendix III) 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by 2024.  
 

Parks, Recreation & 
Culture: 

No concerns 
 

Surrey Fire Department: No concerns subject to Fire comments. 
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Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on October 29, 
2020 and was conditionally supported. The applicant has resolved 
all of the outstanding items from the ADP review [as outlined in 
the Development Permit section of this report]. Any additional 
revisions will be completed prior to Council’s consideration of Final 
Adoption of the rezoning by-law, to the satisfaction of the Planning 
and Development Department.  
 

Fortis BC: 
 

Applicant to provide detailed excavation drawings and approval 
from Fortis BC. 
 

 
Transportation Considerations 
 
• The subject site is proposed to be accessed via future 104A Avenue along the south of the site. 

The applicant is required to dedicate and construct the 11.5 metre half-road for 104A Avenue, 
and access to the underground parking will be from 104A Avenue. 

 
• There are two (2) levels of underground parking proposed, with no surface parking. While 

there are two (2) buildings proposed, the underground parking will be shared by both 
buildings. A total of 182 parking spaces will be provided underground, as well as bicycle 
storage, and a garbage and recycling room.  

 
• A total of 182 parking spaces are provided on the site, with 166 spaces for residents and 16 for 

visitors. This represents a reduction of 25 stalls, or 12%, below the required 207 stalls outlined 
in Part 5 of the Zoning Bylaw.  

 
• The proposed parking rates are 1.27 spaces per residential dwelling unit and 0.12 visitor spaces 

per residential dwelling unit. 
 

• The proposed parking reduction is supported because of the site’s location within the 
104 Avenue FTDA, and proximity to the R1 RapidBus along 104 Avenue. 

 
Riparian Area Considerations 
 
• A portion of the subject site is within the ‘Riparian Buffer’ designation in the TCP.  

 
• The dedication and alignment of 140B Street has been designed to accommodate the setback 

requirements for the Class B watercourse along the east side of 140B Street. 
 
• The GIN corridor adjacent to the subject lands to the west, is City-owned, and contains the 

Quibble Creek Greenway, a pedestrian pathway which connects Guildford’s green spaces.  
 

• The Sensitive Ecosystems (Streamside Areas) Development Permit is discussed later in this 
report. 

 
Sustainability Considerations 
 
• The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. 
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• In addition, the applicant has highlighted the following additional sustainable features: 

o building envelope design will meet Energy Step Code 3; 
o double insulated windows with argon gas and low-E coating are proposed; and 
o landscaping will maximize winter sun and summer shading. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The subject site is located within and complies with the ‘General Urban’ Land Use 

Designation of Metro Vancouver’s Regional Growth Strategy.  
 
Official Community Plan 
 
Land Use Designation 
 
• The subject site is designated ‘Multiple Residential’ in the OCP, which is intended to support 

higher-density residential development in neighbourhoods typically located adjacent to 
Commercial, Town Centre, Central Business District Designations or along Frequent Transit 
Corridors to support the vitality of these areas.  
 

• The proposed development complies with the Multiple Residential OCP designation.  
 

Themes/Objectives 
 
• The proposed development complies with the following themes and policies in the OCP: 

 
o A1.3 – Accommodate urban land development according to the following order of 

growth management priorities:  
 d. – Comprehensively-planned new neighbourhoods within approved 

Secondary Plan areas. 
 

The proposed development is located within a Stage 1 Secondary Plan Area 
that was endorsed by Council in July 2019.  

 
o A2.1 – Direct residential and mixed-use development into Surrey’s City Centre, Town 

Centres, Urban Centres, LRT Corridor Planning Areas along Frequent Transit 
Corridors and Secondary Plan areas, at densities to encourage commercial 
development and transit service expansion.  
 

The proposed development is within a Secondary Plan area, along a Frequent Transit 
Corridor, and is at an appropriate density to encourage transit expansion.  

 
o B4.2 – Direct higher residential densities to locations within walking distance of 

neighbourhood centres, along main roads, near transit routes and adjacent the major 
parks or civic amenities.  
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The proposed development is within 120 metres of 104 Avenue, a major arterial road 
with several transit routes, and is adjacent to park infrastructure, including the 
Quibble Creek Greenway, which provides pedestrian access to Hawthorne Park and 
other green spaces in Guilford.   

 
Secondary Plans 
 
Land Use Designation 
 
• The subject site is currently designated as ‘Low Rise Apartment up to 1.6 FAR’ in the Stage 1 

Guilford Town Centre – 104 Avenue Plan and an amendment to ‘Low to Mid Rise Apartment 
up to 2.5 FAR’ is proposed. 
 

• The proposed density and building form are appropriate in this location of the Stage 1 
Guildford Town Centre & 104 Avenue Corridor Plan and will interface with the existing 
Low-Mid Rise Apartment up to 2.5 designation to the south of future 104B Avenue. As well, 
there are increased setbacks, in order to accommodate tree preservation, along the eastern 
portion of the site, that interfaces with existing townhouses. 

 
• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 

proposed density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report. 

 
CD By-law  
 
• The applicant proposes to rezone the subject site from "Single Family Residential Zone (RF)" 

to "Comprehensive Development Zone (CD). 
 
• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate two 

(2) 5- storey apartment buildings on the subject site. The proposed CD Bylaw identifies the 
uses, densities and setbacks proposed. The CD Bylaw will have provisions based on the 
"Multiple Residential 70 Zone (RM-70)".  
 

• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-70 Zone, and the proposed CD Bylaw is illustrated in the following table: 
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Zoning RM-70 Zone (Part 24) Proposed CD Zone 

Unit Density: N/A UPA (net) NA 
Floor Area Ratio: 1.5 FAR FAR (net) 2.3 
Lot Coverage: 33% 57% 
Yards and Setbacks 7.5 metres from all lot lines Side (East)- 5.8 m 

Front (North)- 3.7 m 
South (South)- 4.5 m 

Side (West)- 4.5 m 
Principal Building Height: 50 metres  18.7 m 
Permitted Uses: Multiple Unit Residential 

Buildings and Ground-
Oriented Multiple Unit 
Residential Buildings 

Multiple Unit Residential Buildings 
and Ground-Oriented Multiple Unit 
Residential Buildings 

Indoor Amenity: 3 m2/dwelling unit, or 393 m2 314 m2 
 
Outdoor Amenity: 

 
3 m2/dwelling unit, or 393 m2 

 
495 m2 

Parking (Part 5) Proposed 
Number of Stalls   
Residential: 
Residential Visitor: 
Total:  

181 
26 
207 

166 
16 
182 

Bicycle Spaces  
Residential Secure Parking:   163 163 

 
• The main differences between the RM-70 Zone and the proposed CD By-law are as follows:  

 
o The FAR density is increased in the CD By-law to allow up to 2.3 FAR net, in 

accordance with the Stage 1 TCP with proposed amendment;  
o The setbacks in the CD By-law are designed to meet current urban design standards, 

and to accommodate a smaller net developable site area; and  
o The principle building height in the CD By-law is significantly lower than that of the 

RM-70 zone, to limit the proposed building heights to 5 storeys.  
 
• Parking 

 
o The proposed development includes 182 parking stalls, consisting of 166 resident 

parking stalls and 16 visitor parking stalls.  
 All the visitor parking stalls are located underground.  

 
• The applicant is requesting a reduction in indoor amenity space: 

 
o A reduction to the required indoor amenity area is proposed from 393 square metres 

to 314 square metres. 
o The applicant has demonstrated that a functional area for indoor amenity is provided 

for a building consisting of 131 units. 
o The minimum required indoor amenity area of 74 square metres, as outlined in the 

General Provisions of the Zoning Bylaw, has been provided. 
o The applicant will be required to pay cash-in-lieu amount for the 79 square metre 

shortfall in the provided indoor amenity area in accordance with City Policy. 
 
• Staff support the requested reduction in indoor amenity space to proceed for consideration. 
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Capital Projects Community Amenity Contributions (CACs) 
 
• On December 16, 2019, Council approved the City’s Community Amenity Contribution and 

Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five-Year 
Capital Financial Plan. 
 

• The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Building Permit ($1,500 per 
new unit if completed by December 31, 2021; and $2,000 per new unit if completed after 
January 1, 2022). 

 
• The proposed development will also be subject to the Tier 2 Capital Plan Project CACs for 

proposed density greater than the Guildford Town Centre Plan designation. The applicant will 
pay the flat rate of the Guildford Community Area, in accordance with Schedule G of the 
Zoning By-law, calculated at the time of Final Adoption of the proposed rezoning by-law. 

 
Affordable Housing Strategy 
 
• On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 

No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects.  

 
• The applicant will be required to register a Section 219 Restrictive Covenant to address the 

City’s needs with respect to the City’s Affordable Housing Strategy. 
 
Public Art Policy 
 
• The applicant will be required to provide public art, or register a Restrictive Covenant 

agreeing to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address 
the City’s needs with respect to public art, in accordance with the City’s Public Art Policy 
requirements.  The applicant will be required to resolve this requirement prior to 
consideration of Final Adoption. 

 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on April 21, 2021, and the Development Proposal Signs were 

installed on December 19, 2019. Staff received one response from a neighbouring property 
owner in support of the proposed development.  
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DEVELOPMENT PERMITS 
 
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement 
 
• The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA) 

for Streamside Areas in the OCP, given the location of an existing Class B  (yellow-coded) 
watercourse across 140B Street and adjacent to the City-owned parkland, which flows north. 
The Sensitive Ecosystems (Streamside Areas) Development Permit is required to protect 
aquatic and terrestrial ecosystems associated with streams from the impacts of development. 
 

• In accordance with Part 7A Streamside Protection setbacks in the Zoning By-law, a Class B 
(yellow-coded) ditch requires a minimum streamside setback of 7.0 metres, as measured from 
the top of bank, for a proposed development, and is required to comply with the Riparian 
Areas Regulation, BC, for the proposed road, which is 2.0 metre setback. The proposed 
setbacks comply with the requirements outlined in the Zoning By-law. 

 
• The confirmed Class C (green-coded) watercourse, located immediately adjacent to the site 

and within the 140B Street road allowance, has no setback requirements and is intended to be 
infilled. The east portion of 140 Street is required to be constructed to Local Road Standard, 
including a sidewalk.  

 
• An Ecosystem Development Plan, prepared by Kyla Milne, R.P. Bio., of Pacific Land Group and 

dated May 25, 2021 was reviewed by staff and found to be generally acceptable, with some 
modifications to content and format of the report still required. The finalized report and 
recommendations will be incorporated into the Development Permit. 

 
Form and Character Development Permit Requirement 
 
 
• The proposed development is subject to a Development Permit for Form and Character and is 

also subject to the urban design guidelines in the Guildford Town Centre & 104 Avenue 
Corridor. 
 

• The proposed development generally complies with the draft Form and Character 
Development Permit guidelines in the OCP. 
 

• The applicant has worked with staff to retain tress along the eastern edge of the subject site, 
reconfigure indoor amenity spaces, reconfigure corner units to consider privacy and light, and 
final design resolutions following ADP comments. 

 
• The street frontage along 140B is extensive, and in order to address this, the buildings, and 

street fronting massing, have been broken up into two (2) buildings.  
 

• The proposed architectural form incorporates 2-storey ground oriented two-level townhomes 
facing 140B Street with apartments above. Above the townhouse units, a mix of one, two, and 
three bedroom apartments comprise the remaining storeys. The 5th floors step back from the 
lower storeys on the North, South and West sides to reduce the vertical scale of the building. 
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• Building materials for the townhouses interfacing the street include aluminum siding in wood 

grain, framed with white coloured hardie reveal for a contemporary residential expression. 
The cladding materials and façade articulation create a coherent design on all sides of the 
building. The ADP was generally supportive of the architectural form.  

 
• A continuous pedestrian pathway is proposed on site, connecting the main entrances of the 

buildings, with the outdoor amenity space. This will ensure a safe and convenient circulation 
for pedestrians throughout the site.  

 
Landscaping 
 
• The landscape plan incorporates landscaping and tree planning along all three road frontages 

with raised private patios attached to the at-grade street fronting units. 
 

• The landscaping has been designed to respond to neighbourhood elements, including the 
natural spaces to the west and north of the site. 
 

• A hardscaped public corner plaza is proposed at the southwest corner of the site. The corner 
plaza opens out toward the sidewalk and surrounding neighbourhood and provides 
opportunity for seating and feature planting. 

 
• Both main lobby entrances are located along 140B Street and located central to the buildings.  

 
• Site furnishings include chairs, benches, garbage receptacles and bike racks.   
 
• Urban ecology and biodiversity are enhanced through the use of native and non-invasive 

species that provide full season flowering for urban insects, bees, and birds. 
 
Indoor Amenity  

 
• The indoor amenity areas in both buildings are located within the east portions of both 

buildings and adjacent to the outdoor amenity space. 
 

• The area includes separate lounge, meeting and gathering spaces, as well as indoor exercise 
areas. 

 
Outdoor Amenity  

 
• The outdoor amenity area is centrally located, along the east portion the site, with a social 

node and group seating area incorporated. The proposed outdoor amenity area complies with 
the requirements of the Zoning Bylaw, with a total of 495 square metres. 
 

• A variety of spaces and activities, targeted at different age groups, have been incorporated  
and include: a children’s play area, pint-pong table, outdoor exercise area, garden pots, and 
BBQ and lounge area. 
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• The landscape materials include a variety of hardscape materials including grey and charcoal 

stone slabs, composite decking, and concrete. Soft-scaping includes lawn, planning, a variety 
of trees including Japanese Maple, Ginkgo Tree, Columnar Magnolia and Limber Pine, and 
low planting including Winter Gem, Sister Theresa, Valley Fire and Morning Light. 

 
Outstanding Items 

 
• There are a limited number of Urban Design items that remain outstanding, and do not affect 

the overall character or quality of the project.  
 

• The applicant has been provided a detailed list identifying these requirements and has agreed 
to resolve these prior to Final Approval of the Development Permit, should the application be 
supported by Council. 

 
 
TREES 
 
• Andrew Booth, ISA Certified Arborist of Stickleback Environmental prepared an Arborist 

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

Table 1: Summary of Tree Preservation by Tree Species: 
Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 
Alder/Cottonwood 2 2 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Paper Birch 1 1 0 
Catalpa 1 1 0 

    
Coniferous Trees 

Yellow Cedar 2 2 0 
Douglas Fir 44 38 6 
Sitka Spruce 10 10 0 

Western Red Cedar 4 4 0 

Total (excluding Alder and 
Cottonwood Trees)  62 56 6 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 36 

Total Retained and Replacement Trees 42 

Contribution to the Green City Program  $30,000 
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• The Arborist Assessment states that there are a total of 62 mature trees on the site, excluding 

Alder and Cottonwood trees.  Two of the existing trees, approximately 3% of the total trees on 
the site, are Alder and Cottonwood trees.   It was determined that 6 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 on a 1 to 1 
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees. This will require a total of 114 replacement trees on the site.  Since only 36 replacement 
trees can be accommodated on the site the deficit of 78 replacement trees will require a cash-
in-lieu payment of $30,000 representing $400 per tree, to the Green City Program, in 
accordance with the City’s Tree Protection By-law.  

 
• In addition to the replacement trees, boulevard street trees will be planted along 104A 

Avenue, 105 Boulevard and 140B Street. This will be determined by the Engineering 
Department during the servicing design review process.   

 
• The new trees on the site will consist of a variety of trees including Japanese Maple, Ginkgo 

Tree, Columnar Magnolia and Limber Pine.  
 
• In summary, a total of 42 trees are proposed to be retained or replaced on the site with a 

contribution of $30,000 to the Green City Program. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey and Tree Preservation 
Appendix V. Draft Development Drawings 
Appendix VI. ADP Comments and Response 
Appendix VII. Draft Sensitive Ecosystem Development Site Plan 
 
 

approved by Ron Gill 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
IM/cm 
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SECTION 24 

BLOCK 5 NORTH 
RANGE 2 WEST 

UTM ZONE 10 NORTH COORDINATES 
DA/UM: NA08J(CSRS} 4.0.0.BC.1.MVRD 
NORTHING: 5448636.949 
EASTING: 512276.646 
ESTIMATED 
ABSOLUTE ACCURACY.· ± 0.02 
COMBINED FACTOR: 0.9995883 

UTM ZONE 10 NORTH COOROINA TES 
DA /UM: NA083(CSRS) 4.0.0.BC. I.MVRD 
NORTHING: 5448557. 400 
EASTING: 512276.475 
ESTIMATED 
ABSOLUTE ACCURACY: ± 0. 02 
COMBINED FACTOR: 0.9995883 THIS PLAN LIES WITHIN THE JURISDICTION OF 

THE APPROWNG OFFICER FOR THE CITY OF SURREY 

PLAN EPP111310 

THIS PLAN LIES WI THIN THE 
CITY OF SURREY 

THIS PLAN LIES WITHIN THE 
METRO VANCOUVER REGIONAL DISTRICT 

THE FIEW SURVEY REPRESENTED BY THIS PLAN WAS COMPLETED 
ON THE 21st OAY OF MAY, 2021 
GENE PAUL NIKULA BCLS (803) 

_ .... ___________ __. ______________________________________________________________________________________________________________________________________________________________________
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NOTE: Detailed Land Development Engineering Review available on file

INTER-OFFICE MEMO

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

FROM: Development Engineer, Engineering Department

DATE: May 25, 2021
Supersedes May 21, 2020

PROJECT FILE: 7819-0245-00

RE: Engineering Requirements
Location:  10466/76/86/96 & 10506/16/22 140B Street   

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
 Dedicate from 1.103 m to 1.211 m along 105 Boulevard toward Collector Road (ultimate 24.0

m) allowance.
 Dedicate varying width along 140B Street to accommodate riparian setback.
 Dedicate 11.5 m toward 104A Avenue.
 Dedicate required corner cuts.
 Register 0.5 m Statutory Right-of-Way (SRW) along 140B Street and 104A Avenue

frontages.

Works and Services
 Construct east side of 140B Street.
 Construct north side of 104A Avenue.
 Submit geotechnical report addressing the road work requirements.
 Construct storm main along 104A Avenue and 140B Street.
 Construct minimum 300 mm water main along 140B Street.
 Upgrade existing sanitary main along 140B street to minimum 250 mm.
 Provide storm, sanitary, and metered water service connections to the lot.
 Register applicable legal documents as determined through detailed design.
 Complete a sanitary sewer capacity analysis downstream of the site and resolve any

downstream pipe capacity constraints as required.

A Servicing Agreement is required prior to Rezone/Subdivision. A processing fee of $47,197.50 is 
required.

TCP AMENDMENT/DEVELOPMENT PERMIT

There are no engineering requirements relative to TCP Amendment and to issuance of the 
Development Permit beyond those noted above.

Jeff Pang, P.Eng.
Development Engineer

AY
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School Enrolment Projections and Planning Update:

THE IMPACT ON SCHOOLS Mary Jane Shannon Elementary

APPLICATION #: 19 0245 00

SUMMARY
The proposed   16 townhouse units and

118 highrise units

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

Projected # of students for this development:

Elementary Students: 7
Secondary Students: 3

September 2019 Enrolment/School Capacity

Mary Jane Shannon Elementary Guildford Park Secondary
Enrolment (K/1-7): 54 K + 321
Operating Capacity (K/1-7) 38 K + 372

Guildford Park Secondary
Enrolment   (8-12): 1315
Capacity  (8-12): 1050

Projected cumulative impact of development 
in the last 12 months (not including the 
subject project) in the subject catchment areas:

Elementary Students: 11
Secondary Students: 8

Total New Students: 19

* Nominal Capacity is estimated by multiplying the number of enrolling spaces by 25 students.
Maximum operating capacity is estimated by multipying the number of enrolling spaces by 27 students.

Mary Jane Shannon Elementary is a school that services lower income families.  The school’s future capacity will 
be impacted by the future densification along 104th due to the LRT line and potential recommendations for action 
from the City’s Affordable Housing Strategy (AHS).

As of September 2019, Mary Jane Shannon Elementary is operating at 91% and will continue to stay around this 
utilization over the next 5 years.  Mary Jane Shannon has been undergoing seismic mitigation work which will 
effect all areas of the school.  This work will be done while school is in session, which will mean, upwards of 10 
portables have been placed on site and used as classrooms as work is being done to the school.  This project is 
intended to be completed in the early New Year.   As of the next 5 years there are student’s spaces available in the 
school.  

Kwantlen Park Secondary is currently operating at 122% and is projected to grow by 700 students over the next 
10 years.  This school will also be impacted by timing of future high rise development in the area.  As per the 
District’s Five Year 2020/2021 Capital Plan, the District is requesting a 300 capacity addition at Kwantlen Park 
and the another 450 addition at Guildford Park to manage the secondary seat shortfall in the Guildford/City Centre 
communities.  Both projects are targeted to open September 2025.  The Ministry of Education has not approved 
capital funding for either request.  

December 10, 2019

Planning
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Tree Preservation Summary 

Surrey Project No:  18-1668 
Address:  10466,10476,10486,10496,10506 &10516-140B Street, Surrey 

Registered Arborist:  Andrew Booth 

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

two (2) X one (1)  = 2

- All other Trees Requiring 2 to 1 Replacement Ratio

Fifty-six (56) X two (2)  = 112

114 

Total Replacement Trees Required: 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

zero (0) X one (1) 0 

- All other Trees Requiring 2 to 1 Replacement Ratio

eleven (11) X two (2) 22

22 

Summary, report and plan prepared and submitted by: 

C:\Users\RME\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\31FUREYU\Tree Preservation Summary (2) 

On-Site Trees Number of Trees  

Protected Trees Identified 

(on-site and shared trees, including trees within boulevards and proposed streets 

and lanes, but excluding trees in proposed open space or riparian areas) 

64 

Protected Trees to be Removed 58 
Protected Trees to be Retained 

(excluding trees within proposed open space or riparian areas) 

6 

Replacement Trees Proposed  36 
Replacement Trees in Deficit  78 

Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]  0 

Off-Site Trees Number of Trees  

Protected Off-Site Trees to be Removed 11 

Replacement Trees Proposed 0 
Replacement Trees in Deficit 22 

April 29, 2021 

Appendix IV
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Summary of Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Alder/Cottonwood 2 2 0 

Deciduous Trees 
(Excluding Alder/Cottonwood 

Paper birch 1 1 0 

Catalpa 1 1 0 

Coniferous Trees 

Western red cedar  4 4 0 

Sitka spruce 10 10 0 

Yellow cedar 2 2 0 

Douglas-fir 44 38 6 

Total (excluding Alder and 
Cottonwood Trees) 

64 58 6 

Additional Trees in the proposed 
Open Space / Riparian Area 

- - - 

 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

36 

Total Retained and Replacement Trees 42 
*Trees within the Riparian Area are to be assessed by Surrey's Parks and Recreation and Culture Department. 
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Shoring Required

Type A Excavation (North / West / South)

Shoring not Required

Type B Excavation (East)

Shoring Required for Tree Protection

PROJECT:

DRAWING TITLE:

PROJECT No: 

DRAWING No:

DATE: 

SCALE: 

CLIENT:

DESIGNED BY:

Land Use, Development & Environmental Strategists
PACIF CI PUORGDNAL

PRELIMINARY PLAN - SUBJECT TO APPROVAL(S) FROM 
FEDERAL, PROVINCIAL AND LOCAL AUTHORITIES

Pacific Land Resource Group Inc.

Suite 212 - 12992 76 Avenue
Surrey, British Columbia

Canada   V3W 2V6

www.pacificlandgroup.ca 
info@pacificlandgroup.ca

Tel: 604-501-1624
Fax: 604-501-1625

CHECKED BY:

10466 -10522 140 B Street,
Surrey

Preliminary Tree Removal
and Retention Plan
(with U/G Parking &

Excavation Boundary)

1162538 Ltd.

1:400
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HARDSCAPE LEGEND

C

FIBAR UNDER EXISTING TREE

CORNER PLAZA

SPECIAL PAVING

MATERIALS LEGEND

D

FIBAR ON PLAYGROUND

E

ALL FURNITURE TO BE SURFACE MOUNT AS PER 

MANUFACTURER SPECIFICATIONS

2'x2'/ 2'x1'

Vancouver Bay Architectural Slabs

COLOR: CHARCOAL;

BY MUTUAL MATERIALS

2'x2'/ 2'x1'

Vancouver Bay Architectural Slabs

COLOR: GREY;

BY MUTUAL MATERIALS

FURNITURE LEGEND

TOOL STORAGE CLOSET 

PING PONG TABLE BY Cornilleau

(Canada Fit)

MAGLIN  PICNIC TABLE _MLPT210
MAGLIN BIKE RACK -MBR400-5-S

POWDER COATED 

BIG TOYS

CABANA, MEC-650,

by RecTech Industries

BigToys ec-645-playhouse123

by RecTech IndustriesNATURAL COLOR

NATURAL COLOR

NATURAL

PLAY

ELEMENTS

NOTE:

MAGLIN BENCH _MLB720-W_1

POWDER COATED; IPE WOOD  

METAL-MATTE FINISH;

GUNMETAL COLOR;  

METAL-MATTE FINISH;

GUNMETAL COLOR;  

POWDER COATED; IPE WOOD 

METAL-MATTE FINISH;

GUNMETAL COLOR;  

BASALT BENCH

BOLLARD LIGHT

UPLIGHTING

STEPLIGHT

LIGHTING LEGEND

Kim Lighting:  

Kim Lighting: 

Pavillion Square Bollard Light 

Step Light Rectangle 

F

Composite Decking

G

Concrete

NOTE:

- All soft landscape areas to be irrigated with automatically nstallation to I.I.A.B.C. Standards, latest edition. 

- A minimum soil depth of 450mm is preferred at all planting locations.

- For grading information please refer to civil and architectural plans.

PLANTED SIZE / REMARKSCOMMON NAMEBOTANICAL NAME

PLANT SCHEDULE- TREES

KEY QTY

NOTES:  * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION.  CONTAINER SIZES

SPECIFIED AS PER CNLA STANDARD.  BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES.  * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER

MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS.  * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT

SOURCE OF SUPPLY.  AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT

PRIOR TO MAKING ANY SUBSTITUTIONS  TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED.  ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY

FOR REQUEST TO SUBSTITUTE.  SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF

AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL

PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE

ARCHITECT.

PMG PROJECT NUMBER: 19-125

PLANTED SIZE / REMARKSCOMMON NAMEBOTANICAL NAME

PLANT SCHEDULE

KEY QTY

   STREET TREES  BY CITY

NOTES:  * PLANT SIZES IN THIS LIST ARE SPECIFIED ACCORDING TO THE BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD, LATEST EDITION.  CONTAINER SIZES

SPECIFIED AS PER CNLA STANDARD.  BOTH PLANT SIZE AND CONTAINER SIZE ARE THE MINIMUM ACCEPTABLE SIZES.  * REFER TO SPECIFICATIONS FOR DEFINED CONTAINER

MEASUREMENTS AND OTHER PLANT MATERIAL REQUIREMENTS.  * SEARCH AND REVIEW: MAKE PLANT MATERIAL AVAILABLE FOR OPTIONAL REVIEW BY LANDSCAPE ARCHITECT AT

SOURCE OF SUPPLY.  AREA OF SEARCH TO INCLUDE LOWER MAINLAND AND FRASER VALLEY. * SUBSTITUTIONS: OBTAIN WRITTEN APPROVAL FROM THE LANDSCAPE ARCHITECT

PRIOR TO MAKING ANY SUBSTITUTIONS  TO THE SPECIFIED MATERIAL. UNAPPROVED SUBSTITUTIONS WILL BE REJECTED.  ALLOW A MINIMUM OF FIVE DAYS PRIOR TO DELIVERY

FOR REQUEST TO SUBSTITUTE.  SUBSTITUTIONS ARE SUBJECT TO BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD - DEFINITION OF CONDITIONS OF

AVAILABILITY. * ALL LANDSCAPE MATERIAL AND WORKMANSHIP MUST MEET OR EXCEED BC LANDSCAPE STANDARD AND CANADIAN LANDSCAPE STANDARD LATEST EDITION. * ALL

PLANT MATERIAL MUST BE PROVIDED FROM CERTIFIED DISEASE FREE NURSERY. * BIO-SOLIDS NOT PERMITTED IN GROWING MEDIUM UNLESS AUTHORIZED BY LANDSCAPE

ARCHITECT.

PMG PROJECT NUMBER: 19-125

TREE

14 ACER PALMATUM JAPANESE MAPLE 5CM CAL; 1.2M STD; B&B

5 GINKGO BILOBA (MALE FORM) GINKGO TREE 6CM CAL; 2M STD; B&B

13 MAGNOLIA x 'GALAXY' COLUMNAR MAGNOLIA 5CM CAL, 1.2M STD.

4 PYRUS CALLERYANA 'CHANTICLEER' CHANTICLEER PEAR 6CM CAL; 1.5M STD; B&B

CHK'D:     PCM

19125-9 .ZIP

DRAWN:  DD

DESIGN:  DD

SCALE:

DATE:      August 29, 2019

PMG PROJECT NUMBER: 19-125

OF 6

DRAWING TITLE:

Surrey 

BUILDING

PROJECT:

DRAWING NUMBER:

REVISION DESCRIPTIONNO. DATE DR.

10466 - 10522 140B STREET

SEAL:

   Copyright reserved. This drawing and design is the

property of PMG Landscape Architects and may not be

reproduced or used for other projects without their

permission.

c

CLIENT:  VIA HOLDINGS LTD.C/O

LANDSCAPE

Burnaby, British Columbia, V5C 6G9

p:  604 294-0011  ;  f:  604 294-0022

Suite C100  -  4185 Still Creek Drive

ARCHITECTS

5-STOREY APARTMENT 

WITH:     BARNETT DEMBEK ARCHITECTS INC.

1 20.FEB.18 NEW SITE PLAN DD

2 20.JUN.15 NEW SITE AND CIVIL PLANS DD

- 20.JUL.22 ISSUED FOR ADP DD

3 20.AUG.24 REVISION AS PER CITY COMMENTS DD

4 20.OCT.14 NEW SITE PLAN&CITY COMMENTS DD

5 21.FEB.03 NEW SITE PLAN&CITY COMMENTS DD

6 21.MAR.25 REVISED PLAZA AS PER CITY COMMENTS DD

7 21.MAY.25 REVISION AS PER NEW Road dedication DD

City of Surrey file # : 7919-0245-00

LANDSCAPE
PLAN

L11/16'=1'-0"
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DRAWING TITLE:

PROJECT No: 

DRAWING No:

DATE: 

SCALE: 

CLIENT:

DESIGNED BY:

Land Use, Development & Environmental Strategists
PACIF CI PUORGDNAL

PRELIMINARY PLAN - SUBJECT TO APPROVAL(S) FROM 
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Pacific Land Resource Group Inc.

Suite 212 - 12992 76 Avenue
Surrey, British Columbia

Canada   V3W 2V6

www.pacificlandgroup.ca 
info@pacificlandgroup.ca

Tel: 604-501-1624
Fax: 604-501-1625

CHECKED BY:

10466 -10522 140 B Street,
Surrey

Stream Setback / Road
Dedication Plan

1162538 Ltd.

1:750

May 25, 2021

18-1668

01

EW OV

Ditch 1 : Yellow Coded Ditch

Surveyed

Stream ToB

Ditch 1 : Green Coded Ditch

Stream ToB Setback

Not Required

Ditch 2 : Green Coded Ditch

Stream ToB Setback

Not Required

STATISTICS

Subject Property: 5543 M²

Estimated Road Dedication: 845 M²

Developable Land Area: 4698 M²

OCP Designation: Multiple Residential Use

Draft Guildford Area Plan Designation: Low Rise Apartment

Existing Zone: Single Family Residential (RF)

Required RAR Setback:

- Class B Ditch:  Minimum 2 M (East)

Required Streamside Setback (Ditch 1 yellow coded portion): 7 M

Proposed RAR Setback: 2 -2.5 M

LEGEND

Class B Yellow Coded Ditch ToB

Class C Green Coded Ditch ToB

Required RAR Setback (2 M)

City Owned Property (10522 140B Street)

Required Road Dedication

11.5 M

Required Road Dedication

1.40 M

Required RAR Setback

(East): 2 M

Required Road Dedication

1.40 - 3.40 M

Required Road Dedication
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