
City of Surrey
PLANNING & DEVELOPMENT REPORT

               Application No.: 7921-0005-00

Planning Report Date: December 20, 2021

PROPOSAL:

 Development Permit

to permit the development of two, 4-storey and two, 5-
storey apartment buildings consisting of approximately 
390 dwelling units on the northern portion of this site.

LOCATION: 19310 - Fraser Highway
6312 – 192 Street

ZONING: CD (Bylaw No. 20151)

OCP DESIGNATION: Multiple Residential 
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RECOMMENDATION SUMMARY

 Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 None.

RATIONALE OF RECOMMENDATION

 The proposal complies with the Development Permit guidelines in the OCP for Form and 
Character.

 The proposal complies with the General Development Permit issued by Council on July 27, 
2020, as part of Development Application No. 7915-0393-00.

 The subject site is located along an existing Frequent Transit Network (FTN) and will be 
located within roughly 800 metres of a future SkyTrain station at the intersection of 190 Street 
and Fraser Highway.

 A higher-density multiple residential development on the subject site is supportable given the 
site’s close proximity to an existing Frequent Transit Network (Fraser Highway) and future 
rapid transit (SkyTrain) and will encourage walkability, allow for greater housing choice and is 
consistent with OCP guidelines which encourage higher-density developments adjacent to 
Frequent Transit Networks (FTNs).

 The proposed development achieves an attractive architectural built form that utilizes high-
quality, natural materials and contemporary lines. The building interfaces have been designed 
to a high-quality to achieve a positive urban experience between the proposed buildings and 
the public realm.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council authorize staff to draft Development Permit No. 7921-0005-00 generally in 
accordance with the attached drawings (Appendix I).

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

(a) completion of all outstanding requirements associated with Development 
Application No. 7915-0393-00 including the registration of an acceptable 
subdivision plan at Land Title Office;

(b) 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;

(c) input and final approval from TransLink; 

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

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

(f) submission of a finalized tree survey and a statement regarding tree preservation 
to the satisfaction of the City Landscape Architect; and

(g) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation Existing Zone

Subject Site Vacant former golf course 
and vacant single family 
residential lots, approved 
for multifamily 
redevelopment under 
Application No. 7915-0393-
00

Multiple 
Residential

CD (Bylaw 
No. 20151)

North 
(Across Fraser Highway):

Single family residential 
lots and vacant single 
family residential lots.

Urban RF
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Direction Existing Use OCP Designation Existing Zone

East: Existing ground-oriented 
townhouse developments, 
including Greenside 
Estates, and automotive 
dealership.

Urban RM-15 & CHI

South and West: Existing ground-oriented 
townhouse development 
(Greenside Estates) and 
single family residential 
lots.

Urban RM-15 and RF

Context & Background 

 The subject site is approximately 5.49 hectares in total area and presently vacant. The site 
consists of a former golf course and one single family residential lot located along the east  
side of 192 Street (i.e. 6312 – 192 Street).

 The subject property is designated "Multiple Residential" in the Official Community Plan 
(OCP) and currently zoned "Comprehensive Development Zone (CD)" (Bylaw No. 20151).

 In November 2015 the applicant submitted Development Application No. 7915-0393-00 which 
included the following:

o Official Community Plan (OCP) Amendment from "Urban" to "Multiple Residential";

o Rezoning of the majority of the subject site from "Golf Course Zone (CPG)" and "Single 
Family Residential Zone (RF)" to "Comprehensive Development Zone (CD)" (based on 
the "Multiple Residential 45 Zone [RM-45]"), with portions rezoned to "Multiple 
Residential 15 Zone (RM-15)".

o General Development Permit (DP) for Form and Character for the entire site, Hazard 
Lands (Steep Slopes) as well as Sensitive Ecosystems (Streamside Areas);

o Detailed Development Permit for Form and Character to allow for the construction of 
55 ground-oriented townhouse units in Phase 1;

o Development Variance Permit (DVP) to reduce the minimum setback requirement, 
under Part 7A of the Zoning Bylaw, for a Class B (yellow-coded) watercourse; and

o Subdivision from two lots into two lots which included consolidating the RM-15 
portion of the original subject site with the adjacent townhouse development 
(Greenside Estates).

 The Rezoning Bylaw (Bylaw No. 20151) and the General Development Permit (which 
establishes the parameters for form and character when reviewing future DP applications for 
the proposed apartment buildings on the northerly portion of the subject site) were granted 
final approval by Council on July 29, 2021.
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 Staff are currently waiting for the applicant to submit the access easement agreement with 
Greenside Estates for Fairway Drive and confirmation from the Ministry of Transportation 
and Infrastructure (MOTI) that the gazette road along the east side of 192 Street has been 
dedicated to the City in order to complete the registration of the subdivision plan at Land 
Title Office.

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant proposes a Detailed Development Permit in order to construct four apartment 
buildings (two 4-storey and two 5-storey) consisting of approximately 390 dwelling units, on 
the northern portion of the subject site. This proposal is Phase 2 of the Greenside Estates re-
development initiated under Development Application No. 7915-0393-00.

Proposed
Lot Area

Gross Site Area: N/A
Road Dedication: N/A
Undevelopable Area: N/A
Net Site Area: 29,253 sq. m.

Number of Lots: 1
Building Height: 13.94 metres to 18.7 metres
Unit Density: 135 u.p.ha.
Floor Area Ratio (FAR): 1.03
Floor Area 29,019 sq. m.
Residential Units:

Studio: N/A
1-Bedroom: 192 dwelling units
2-Bedroom: 190 dwelling units
3-Bedroom: N/A
Adaptable:
Total:

8 dwelling units
390 dwelling units

Referrals

Engineering: The Engineering Department has no objection to the project. 
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School District: The School District has advised that there will be approximately 60 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment. 

37 Elementary students at Latimer Road Elementary School
23 Secondary students at Clayton Heights Secondary School

(Appendix II)

The applicant has advised that the dwelling units in this project  
are expected to be constructed and ready for occupancy by Spring, 
2024. 

Parks, Recreation 
& Culture:

No concerns.

Surrey Fire Department: No concerns.

TransLink TransLink comments are pending. The applicant will be required to 
address any TransLink requirements prior to final approval.

Advisory Design Panel: The proposal was considered at the ADP meeting on November 18th 
and was supported. The applicant has resolved most 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 bylaw, to the satisfaction of the Planning 
and Development Department. 

Transportation Considerations

 The subject property is located along an existing Frequent Transit Network (FTN) and will be 
located within roughly 800 metres of a future SkyTrain station at the intersection of 190 Street 
and Fraser Highway.

 In addition, the subject site is located within approximately 140 metres of an existing bus stop 
(#502 Langley Centre/Surrey Central Station and #503 Aldergrove/Surrey Central Station).

 A higher-density multiple residential development on the subject site is supportable given the 
site’s close proximity to an existing Frequent Transit Network (Fraser Highway) and future 
rapid transit (SkyTrain) and will encourage walkability, allow for greater housing choice and is 
consistent with OCP guidelines which encourage higher-density developments adjacent to 
Frequent Transit Networks (FTNs).

 No road dedication is required under the subject application. All required road dedication was 
previously provided, as part of the redevelopment application submitted for Phase 1 
(No. 7915-0393-00).
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 The subject site will obtain driveway access from three separate points:

o One driveway access is located along the northern boundary of the subject site from a 
6 metre wide dedicated lane, off 192 Street, that was provided as part of Development 
Application No. 7915-0393-00;

o One driveway access is provided mid-way through the subject site, via Fairway Drive, 
and secured through an access easement agreement with the Greenside Estates strata 
development under Development Application No. 7915-0393-00; and

o One driveway access is allowed to/from Fraser Highway, along the north lot line, but 
this access point is currently restricted to right-in/right-out vehicular movement. It is 
anticipated that driveway access can be improved to allow for a future full-movement 
signal with the SkyTrain extension along Fraser Highway.

Sustainability Considerations

 The applicant has met all of the typical sustainable development criteria, as indicated in the 
Sustainable Development Checklist.

POLICY & BYLAW CONSIDERATIONS

Regional Growth Strategy

 The subject property is designated "General Urban" in the Regional Growth Strategy (RGS).

 The proposed development complies with the General Urban RGS designation.

Official Community Plan

Land Use Designation

 The subject site is designated "Multiple Residential" in the Official Community Plan (OCP).

 The proposed development complies with the Multiple Residential OCP designation.

Themes/Policies

 The proposal will support various policies, outlined in the OCP, including the following:

o The proposal supports transit-oriented development, focusing growth and increased 
density along frequent transit corridors which supports transit service expansion and 
rapid transit infrastructure investment;

o The proposal supports the development of purpose-built market rental with a variety 
of unit types to support a diversity of household sizes and composition located within 
walking distance of transit routes; and
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o The dwelling units front onto the internal drive aisle with urban design features (e.g. 
outdoor balconies, ground-floor patio space, internal sidewalks, etc.) that promote a 
welcoming public streetscape and urban public realm.

Surrey Langley SkyTrain Project – Supportive Policies Agreement

 The proposal will support various policies outlined in the Supportive Policies Agreement, per 
Corporate Report No. R016; 2020, (the "Surrey Langley SkyTrain Project – Supportive Policies 
Agreement") including the following:

o Destinations: the proposed development is located within roughly 800 metres of a 
future SkyTrain Station and, therefore, situated within a high demand destination 
area along the Surrey Langley SkyTrain Transit Corridor.

o Distance: the proposed layout facilitates the continued development of a pedestrian 
and bicycle-friendly street network that supports transit use.

o Design: the proposed development includes urban design elements that will ensure 
the public realm is accessible to people of all ages and abilities.

o Density: the proposed layout includes a broad range of housing types located within 
walking distance of a future SkyTrain station and at densities appropriate to support 
investments in public transit.

o Diversity: the proposed layout includes a diverse range of housing options that provide 
greater choice for different family sizes, residential tenures and/or household incomes.

o Demand Management: the development proposal includes transportation demand 
management measures (e.g., reduced parking rates) which promote walking, cycling 
and transit use along the Surrey Langley SkyTrain Corridor.

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 and these 
will be collected at Building Permit stage for each future phase of the development, per the 
original Planning Report for Development Application No. 7915-0393-00.

 A Section 219 Restrictive Covenant for deferred contributions will be registered on title under 
Development Application No. 7915-0393-00 given the market rental units are exempt from the 
Tier 1 Capital Plan Project CAC requirement.
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 The proposed development will not be subject to the Tier 2 Capital Plan Project CACs as the 
proposal complies with the densities in the "Multiple Residential" designation in the Official 
Community Plan (OCP).

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. 

 As the initial rezoning application was in-stream on April 10, 2018, this contribution does not 
apply.

Public Art Policy

 A Section 219 Restrictive Covenant to address the City’s needs with respect to the City’s Public 
Art Policy will be  registered on title, for the subject site, as part of the requirements for 
Development Application No. 7915-0393-00.

PUBLIC ENGAGEMENT

 The Development Proposal Signs were installed on August 13, 2021. Staff received one response 
from an area resident (staff comments in italics):

o One individual expressed concerns that the developer is not providing adaptive units 
to accommodate individuals with mobility needs who would like to purchase a unit in 
the proposed apartment buildings.

(At present, the City does not have a policy requiring applicants to provide a minimum 
number of adaptive units in multiple residential developments. However, the applicant 
has volunteered to provide a total of two [2] adaptable units in the current phase of the 
Greenside Estates redevelopment [i.e. under Development Application No. 79121-0005-
00].)

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

 The proposed development is subject to a Development permit for Form and Character.

 The proposal complies with the Form and Character Development Permit (DP) guidelines in 
the OCP as well as the General DP issued under Development Application No. 7915-0393-00.
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Building Design

 The applicant proposes to construct four apartment buildings (two 4-storey and two 5-storey), 
on the northern portion of the subject property, consisting of 390 dwelling units with amenity 
space and underground parking.

 The unit mix consists of 192 one-bedroom, 190 two-bedroom and 8 adaptable, one-bedroom 
dwelling units.

 The dwelling units will range in size from 49 square metres for a one-bedroom unit to 81 
square metres for the largest two-bedroom apartment.

 The proposed buildings reflect an urban and contemporary building form with a flat roof.

 The apartment buildings fronting onto the internal drive aisle will incorporate a two-storey 
townhouse expression that defines the first- and second-floor units, providing variation and 
visual interest. The units on the ground-floor are oriented toward the street with front door 
access and useable semi-private outdoor space.

 The non-street building elevations include ground-floor units with a front door and usable, 
semi-private outdoor patio space accessed via internal pathways that connect directly to the 
outdoor amenity space.

 The proposed apartment buildings include a variety of materials consisting of hardie panel 
siding, vinyl windows, clear glass aluminum framed guardrails, brick veneer, exposed wood 
columns as well as textured masonry finishes and small entry canopies.

 The lobby entries include vertical projecting building columns with 4- or 5-storey aluminum 
curtain walls that are brought together at the ground-floor by an exposed wood entry canopy 
feature. The colourful vertical building columns at the lobby entries assist with scaling down 
the length and overall massing of the proposed apartment buildings while providing a direct 
connection from the internal drive aisle, through the building, to the outdoor amenity space.

 In addition, each ground-floor dwelling unit entrance along the internal drive aisle consists of 
a colour entry door with textured masonry finishes and small entry canopy which clearly marks 
individual unity entryways.

 The uppermost floor of Building 4 and Building 5 are stepped back, at the ends, from the floor 
below to further reduce the building massing while colourful exterior accent materials will be 
provided on each apartment building to enhance visual interest.

 The building orientation ensures that units will provide greater observation of public realms 
with active rooms facing toward the street, outdoor amenity space and pedestrian walkways 
to reduce Crime Prevention Through Environmental Design (CPTED) concerns.

 At this time, no signage is proposed for the apartment buildings. If required in future, all 
proposed signage for the apartment component will be considered as part of the Detailed    
DP application for a future phase of development and must comply with all aspects of the  
Sign Bylaw.
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On-Site Parking and Bicycle Storage

 All on-site parking spaces will be provided in a secure underground parkade and accessed 
directly from the internal drive aisle. One underground parkade will be shared by Building     
4 and Building 5 while Building 6 and Building 7 will share the other underground parkade.

 The proposed development includes a total of 627 parking spaces consisting of 548 resident 
parking spaces and 79 parking spaces for visitors. The applicant also proposes to provide 13 
accessible parking spaces of which 9 parking spaces are van accessible. The on-site parking 
provided exceeds the minimum parking requirements, under the Zoning Bylaw.

 The applicant will provide 84 small car spaces or 13% of the total number of parking spaces. 
The Surrey Zoning Bylaw allows a maximum of 35% of the total parking spaces on-site to be 
provided for small cars.

 The development will provide a total of 470 secure bicycle parking spaces in the underground 
parkade. This will comply with the minimum number of bicycle parking spaces required, per 
the Zoning Bylaw.

Indoor Amenity Space

 The proposed indoor amenity space is centrally located on the main floor and provides for 
greater pedestrian connectivity with the outdoor amenity space which is located along the 
northern elevation for Buildings 4 and 5 as well as the southern facade of Buildings 6 and 7. 

 The indoor amenity space consists of multi-purpose rooms, entertainment lounges, games 
rooms as well as community seating with tables and chairs. 

 On November 18, 2019, Council approved Corporate Report No. R206; 2019 ("Updates to 
Indoor and Outdoor Amenity Space Requirements"). The report identified the minimum 
requirements for indoor amenity space that must be provided on-site (i.e. no cash-in-lieu). 
Based upon the minimum requirement for the building type proposed, 74 square metres of 
indoor amenity space is required per building.

 The proposed indoor amenity space provided on-site, as part of Phase 2, is 337 square metres. 
The future residents will also have access to the 1,099.6 square metre indoor amenity building 
that will be constructed as part of the Phase 1 townhouse development. As such, the applicant 
is providing a total of 1,436.3 sq. m. of indoor amenity space which exceeds the 1,335 sq. m. of 
indoor amenity space required under the Zoning Bylaw (based on 3 sq. m. per dwelling unit).

Outdoor Amenity Space and Proposed Landscaping

 The outdoor amenity space is centrally located and primarily adjacent to the indoor amenity 
space. The applicant is proposing to provide outdoor seating areas, a nature playground and 
tot play area, water features, a central green as well as community gardens.

 The proposed outdoor amenity space is approximately 1,988 square metres in total area which 
exceeds the minimum outdoor amenity space requirement of 1,335 square metres, based upon 
3 square metres per dwelling unit, per the Zoning Bylaw.
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 Each individual ground-oriented unit will have a small private patio or front yard enclosed by 
a 1.2 metre high metal guardrail or raised planter with layered planting that consists of bylaw 
sized trees, small shrubs and low-lying groundcover. 

 The street facing units will have a privacy screen and direct access to an internal private 
sidewalk provided through a separate entryway which is clearly defined by a small gate.

 Each apartment unit that faces onto the street frontage or outdoor amenity space will provide 
an "eyes-on-the-street" function with active rooms facing toward the public realm.

 Exterior lighting is designed to reduce light pollution as well as provide adequate lighting to 
ensure community safety, in keeping with CPTED principles.

Advisory Design Panel

ADP date: November 18, 2021

 The applicant has agreed to resolve the remaining outstanding items from the ADP review, to 
the satisfaction of the Planning and Development Department, before Final Adoption 
(Appendix IV).

Outstanding Items

 City staff will continue to work with the applicant to resolve the following ADP and staff-
identified design-related issues prior to Final Adoption:

o Design development and resolution of the street-facing elevations and detailed 
architectural expression; and

o Further refinement of the internal corner units to improve livability.

TREES

 Glenn Murray, ISA Certified Arborist of Froggers Creek Tree Consultants Ltd. 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

Deciduous Trees 

Pin Oak 1 1 0
Red Oak 1 1 0

London Plane 2 0 2
Manitoba Maple 3 1 2

English Holly 3 0 3
Cherry 4 2 2

Red Maple 4 0 4
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Tree Species Existing Remove Retain
Norway Maple 6 4 2

Sycamore Maple 6 0 6
European Hornbeam 13 3 10

Coniferous Trees
Douglas Fir 3 2 1

Lawson Cypress 3 1 2
Norway Spruce 4 1 3

Western Redcedar 4 4 0
Excelsa Cedar 16 8 8

Scot Pine 16 8 8

Total 89 36 53

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 98

Total Retained and Replacement Trees 151

Contribution to the Green City Program N/A

 On the northern portion of the subject site, under Development Application No. 7921-0005-
00, the Arborist Assessment states there are a total of eighty-nine [89] mature trees. It was 
determined that fifty-three [53] 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, underground parkades, road dedication as well as proposed lot grading. 

 For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 
replacement ratio. This will require a total of seventy-two [72] replacement trees on the subject 
site. The applicant is proposing ninety-eight [98] replacement trees, thereby exceeding City 
requirements.

 The new trees on the site will consist of a variety of trees including Paperbark Maple, Katsura 
Trees, European Beech, Autumn Purple Ash, Columnar Sweet Gum, Kobus Magnolia, Pin Oak 
and Western Red Cedar.

 In summary, a total of one-hundred fifty-one [151] trees are proposed to be retained or replaced 
on the subject site which exceeds City requirements.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Site Plan, Building Elevation drawings and Landscape Plans
Appendix II. School District Comments 
Appendix III. Summary of Tree Survey and Tree Preservation
Appendix IV. ADP Comments and Response

approved by Ron Gill

Ron Gill
Acting General Manager
Planning and Development

MRJ/cm
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School Enrolment Projections and Planning Update:

THE IMPACT ON SCHOOLS Latimer Road Elementary

APPLICATION #: 21 0005 00

SUMMARY  

The proposed    350 lowrise units and

40 rental lowrise units
are estimated to have the following impact
on the following schools:
Projected # of students for this development:

Elementary Students: 37
Secondary Students: 23

September 2020 Enrolment/School Capacity

Latimer Road Elementary Clayton Heights Secondary

Enrolment (K/1‐7): 67 K + 463
Operating Capacity (K/1‐7) 38 K + 443
 

Clayton Heights Secondary

Enrolment   (8‐12): 1139  
Capacity  (8‐12): 1000
   

Projected population of school‐age children for this development: 78

Population : The projected population of children aged 0‐19 Impacted by the development .

Enrolment:  The number of students projected to attend the Surrey School District ONLY.  

Secondary Students: 288

Total New Students: 288

* 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.                   

Latimer Road enrolment has been significantly growing over the last 3 years because of a 
boundary change in 2015 which moves enrolment growth southward from Katzie Latimer 
Road.  This growth is further compounded by new residential multi‐family developments 
opening up south of Fraser Highway in the catchment. Future growth in the area will need to 
be accommodated with portables.  As of September 2021, there are 6 portables on site used 
for enrolling space.  With the announcement for funding to extend the SkyTrain line to 
Langley, these projections should be considered conservative.

E’cole Salish Secondary opened in September 2018.  This school has been built to relieve 
enrolment pressure at both Lord Tweedsmuir and Clayton Heights Secondary.  A 500 
capacity addition for Clayton Heights Secondary is on the District’s current 5 year Capital 
Plan and has not received capital funding approval from the Ministry.    

September 22, 2021

Planning
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Surrey Project No:

Number of Trees

89

36

53

-
0 X one (1) = 0

-
36 X two (2) = 72

72

Number of Trees

0

-
X one (1) = 0

-
X two (2) = 0

0

Summary, report and plan prepared and submitted by:

(Signature of Arborist)

Replacement Trees in Deficit

Total Replacement Trees Required:
Protected Off-Site Trees to be Removed

Replacement Trees Proposed

All other Trees Requiring 2 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

All other Trees Requiring 2 to 1 Replacement Ratio

Replacement Trees Proposed

Tree Preservation Summary

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

Protected Trees to be Removed

Total Replacement Trees Required:

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)

On-Site Trees

Registered Arborist: Glenn Murray

20-Aug-21

72

0

15-0393
Address: Greenside Development , 19310 Fraser Hwy and 6312 192nd St Surrey BC

Off-Site Trees

Protected Trees to be Retained in Proposed [Open Space / Riparian Areas]
Replacement Trees in Deficit
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 # Type Action DBH TPZ 
458 Scot Pine Retain 48cm 2.9m

458.1 Cherry Retain 35cm 2.1m
466 Norway Maple Remove 45cm 2.7m
467 Pin Oak Remove 61cm 3.7m

474.1 Red Maple Retain 65cm 3.9m
474.2 Red Maple Retain 40cm 2.4m
474.3 Norway Maple Retain 38cm 2.3m

475 Red Oak Remove 54cm 3.2m
476 White Poplar Remove 70cm 4.2m
477 Scot Pine Remove 41cm 2.5m
478 Scot Pine Remove 46cm 2.8m
486 Norway Maple Retain 49cm 2.9m
487 Scot Pine Retain 44cm 2.6m
488 Scot Pine Retain 40/38cm 3.0m
489 Scot Pine Remove 58cm 3.5m
490 Norway Maple Remove 30cm 1.8m
491 Norway Spruce Retain 38cm 2.3m
492 Norway Spruce Remove 32/28cm 2.5m
493 Scot Pine Remove 68cm 4.1m
494 Scot Pine Remove 55cm 3.3m
495 Norway Spruce Retain 45cm 2.7m
496 Lawson Cypress Retain 32cm 1.9m
497 Lawson Cypress Retain 26/20/20 2.2m
498 European Hornbeam Remove 44cm 2.6m
499 European Hornbeam Remove 40cm 2.4m
500 European Hornbeam Remove 40cm 2.4m
501 Cherry Remove 41cm 2.5m
502 Western Redcedar Remove 45cm 2.7m
503 Western Redcedar Remove 37/35/35 2.8m
504 Norway Maple Remove 38cm 2.3m
505 Western Redcedar Remove 55cm 3.3m
507 Excelsa Cedar Remove 45/40cm 3.4m
508 Lawson Cypress Remove 33cm 2.0m
509 Norway Maple Retain 46cm 2.8m
510 Cherry Remove 45cm 2.7m
511 Excelsa Cedar Remove 50/30/30 3.9m
512 Excelsa Cedar Remove 35/30cm, 2.6m
513 Excelsa Cedar Remove 49cm 2.9m
514 Excelsa Cedar Remove 49cm 2.9m
515 Manitoba Maple Remove 34cm 2.0m

515.1 English Holly Retain 15/15/15 1.8m
515.2 Walnut Retain 56cm 3.4m
515.3 Douglas Fir Retain 68cm 4.1m
515.4 Shore Pine Retain 58cm 3.5m

516 Scot Pine Remove 77cm 4.6m
517 Scot Pine Remove 56cm 3.4m
518 Manitoba Maple Retain 51cm 3.1m

518.1 Shore Pine Retain 30cm 1.8m
518.2 Shore Pine Retain 55/40cm 3.8m
518.3 Shore Pine Retain 65cm 3.9m
518.4 Walnut Retain 40cm 2.4m

519 Excelsa Cedar Remove 40cm 2.4m
520 Excelsa Cedar Remove 38cm 2.3m
521 Sycamore Maple Retain 30cm 1.8m
522 Sycamore Maple Retain 35cm 2.1m
523 Sycamore Maple Retain 38cm 2.3m
524 Sycamore Maple Retain 30cm 1.8m
526 Excelsa Cedar Remove 38cm 2.3m
527 Sycamore Maple Retain 34cm 2.0m
528 Excelsa Cedar Retain 25/20/20 2.2m
529 Sycamore Maple Retain 40cm 2.4m
530 Scot Pine Retain 50cm 3.0m

530.1 Scot Pine Retain 40/40cm 3.0m
531 London Plane Retain 46cm 2.8m
532 Scot Pine Retain 45cm 2.7m
533 Scot Pine Retain 56cm 3.4m

533.1 Scot Pine Retain 40/40/35 3.0m
533.3 Red Maple Retain 47cm 2.8m
533.4 Red Maple Retain 49cm 2.9m
533.5 Red Maple Retain 42cm 2.5m

534 European Hornbeam Retain 35cm 2.1m
535 European Hornbeam Retain 35cm 2.1m
536 Excelsa Cedar Retain 50cm 3.0m
537 Excelsa Cedar Retain 43cm 2.6m
538 Excelsa Cedar Retain 40/40cm 3.0m
539 Excelsa Cedar Retain 58cm 3.5m
540 Excelsa Cedar Retain 48cm 2.9m
541 Excelsa Cedar Retain 30/30cm 2.5m
546 Douglas Fir Remove 45cm 2.7m
547 Douglas Fir Remove 46cm 2.8m
548 Manitoba Maple Retain 32/30cm 2.5m
549 Scot Pine Remove 65cm 3.9m
550 Excelsa Cedar Retain 42cm 2.5m
552 English Holly Retain 19/15cm 1.8m

552.1 English Holly Retain 18/18/18 1.8m
553 Douglas Fir Retain 63cm 3.8m

553.1 Katsura Retain 25cm 1.5m
553.2 Cherry Retain 38cm 2.3m
553.4 London Plane Retain 45cm 2.7m

554 Norway Spruce Retain 32cm 1.9m
555 European Hornbeam Retain 50cm 3.0m
556 European Hornbeam Retain 32cm 1.9m
557 European Hornbeam Retain 30cm 1.8m
558 European Hornbeam Retain 18/15/10 1.8m
559 European Hornbeam Retain 32cm 1.9m
560 European Hornbeam Retain 20/8/8 1.8m
561 European Hornbeam Retain 30cm 1.8m
562 European Hornbeam Retain 33cm 2.0m

TREE INVENTORY

DBH-trunk diameter, TPZ-protection zone
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8 December 2021

City of Surrey
13450 104th Avenue
Surrey, B.C.

Attention: Misty Jorgensen, MCIP, RPP | Planner | LEED Associate

Re: Development Application No 7921-0005-00
Greenside Estates – Phase 2

Please accept the following reply which address a point-by-point response to the panel comments. The ADP
comments remain in blue text, the response comments in black.

3. Time: 4:45 p.m.

File No.: 7921-0005-00
New or Resubmit: New
Last Submission Date: A General DP was reviewed by ADP on May 28, 2020.
Description: Detailed DP for four apartment buildings (two 4-storey and two 5-

storey) consisting of 390 dwelling units with underground parking.

Address: 19310 Fraser Highway & 6312 – 192 Street
Developer: 192nd Street Development LP, Sukhi Rai
Architect: Joe Minten, JM Architecture Inc.
Landscape Architect: Mark Van Der Zalm, VDZ+A
Planner: Misty Jorgensen
Urban Design Planner: Sam Maleknia

Key Points

 Consider relocating parkade entrance between building 6,7 and remove visitor
parking stall in front of the parking ramp, and replace it with landscaping
JMA: The entry location of the ramp will remain in place. The parking spaces
opposite the ramp have been removed and a landscape treatment has been added
to act as a visual buffer to any units in Building 4 which could be affect by oncoming
vehicle headlights

 Consider removing visitor parking stalls at triangle open space feature.
JMA: There are five parking spaces in front of the landscape commons which are
now removed. Additional landscaping has been added to this area.

 Consider further design development of the south (end) elevations facing the
Fairway Drive.

Appendix IV
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JMA: The floor plan layouts for unit in Buildings 5 and 7 have been revised to add
either balconies or bay windows which overlook the pond across Fairway Drive.

 Consider further design development to ensure the entry canopy’s wood column
finish is protected.
JMA: The entry canopies have a large overhang which protects the wood
columns and these columns will be protected by a clear robust waterproof sealant.

 Give further consideration to the colour palette – particularly at the stair tower, and
the use of white at the Hardie-panel.
JMA: The colours specified for the stair towers was again vetted by the
Marketing group, the Developer, and the architect firm. All parties feel the current
palette reflects a positive colour harmony with the natural surroundings as well as a
nod to the seasons of the year. The white siding colour will remain to provide the
strong sense of brightness and cleanliness we wish to present to the residents and
the community. The Strata group will maintain the washing of the building on a
regular maintenance program which will ensure the buildings retain their original
luster.

 Give further consideration to the overlook and privacy issues on the eastern end units
in buildings 4,5
JMA: The units which face each other in both Buildings 4 and 5 have been revised
by removing the windows which overlook each other. These are bedroom windows.
Instead, there are added windows to the east façade of these bedroom which have
no overlook issues. The windows in the living room are further apart and are
screened by the balconies so no change has been made to these.

 Consider a softer perimeter edge condition facing the neighbours, fencing and
landscaping.
VDZ+A: The perimeter fencing has been expanded to include different materials
and variety. In addition to typical 6’ timber panel fence, there are masonry
columns, attached pergolas for vines, and bump outs for hedging.

 Consider more robust street tree strategy, earlier flowering.
VDZ+A: The street tree species for the interior roadway will be adjusted at the next
stage to include more variety of fall colour and flowering species.

 Consider allocating 5% of your suites as adaptable.
JMA: We have added 6 more adaptable units to the project so each of the four
building have adaptable units. There are now a total of 8 adaptable units.

 Consider working with your elevator consultant to review number of elevators in
each building, in the context of move-in move out demand and maintenance.
JMA: The elevator distribution will remain at two per building

 Consider providing electric charging stations for E-bicycles.
JMA: Each of the bicycle parking storage areas will be equipped with electrified
outlets for charging.

 Work with City to reducing number of parking stalls required for the project, due to
the proximity to the frequent transit network
JMA: The number of parking spaces shall remain; the overage of the requirement
allows for the developer to market these spaces to residents in need of added
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parking spaces.

Site

 Consider signing or marking a couple of parking stalls adjacent the lobby entries for
service/short term parking from drop off/deliveries.
JMA: All parking on the central road is considered short term parking up to 2.0
hours signs will be placed for notification. Further two parking spaces nearest to
the entry of each building will be signed as 20 minutes spaces facilitating short term
delivery and pickup

 Consider the parking access/exit from between building 6/7 and the impact of
headlights on units across the street.
JMA: The entry location of the ramp will remain in place. The parking spaces
opposite the ramp have been removed and a landscape treatment has been added
to act as a visual buffer to any units in Building 4 which could be affect by oncoming
vehicle headlights

 Consider removing the parking stalls adjacent the courtyard space between bldg.. 4,5
and using for landscape planting to help buffer/screen units from headlights.
JMA: There are five parking spaces in front of the landscape commons which are
now removed. Additional landscaping has been added to this area.

 Give equal consideration to all pedestrian crossings at the roadway.
VDZ+A: an expanded pedestrian crossing /raised roadway condition has been
added at the corner between buildings 3, 4 and 6

 Review the pedestrian access across the driveways particularly on the north of
building 4,6
VDZ+A: Several design adjustments have been made at the north end of
Buildings 4 + 6 to reduce potential conflict between vehicles and
pedestrians.

1. A raised crossing has been extended from the current location near
building 3 to wrap the corner and end near after the waste collection
area at Building 4. This expands the traffic calming measures in front of
the amenity space and connects the desired sidewalk crossings.

2. Bollards have been added on both sides of the roadway to further
delineate this area as a pedestrian oriented space.

3. The amenity space has been revised to place the children’s playground
further from the street edge.
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Form and Character

 Recommend further design development to the visible south elevation of Building 5
and Building 7 that faces the open south and amenity building; encourage a more
diverse elevation with windows sizes, form, and material selections.
JMA: Building 5 south elevation has been revised to add additional balconies and
window treatments so that east and west units on each floor now have visual
connections to the southern watercourses and greenspace across Fairway Drive.
Building 7 has the same treatment with oblique views of the watercourse and
greenspace and more direct views across Fairway Drive to the amenity building and
its greens spaces.

 Caution on the exposed wood column at the entrance canopies against weather;
encourage a robust canopy overhang to protect if left exposed.
JMA: The entry canopies have a large overhang which protects the wood
columns, and these columns will be protected by a clear robust waterproof sealant.

 Consider adding 3 bedroom and/or studio units to the overall unit mix
JMA: The developer, along with the real-estate and marketing teams, have
conducted extensive research to arrive at this matrix. The current unit matrix will
remain except for the change to 8 units to adaptable status.

 Recommend adding a window to the living room to Plan A3.
JMA: This was a drafting error now corrected

 Consider adding more glazing to the living room area of the B6 plan to bring more
natural light into the unit.
JMA: This was a drafting error now corrected

 Recommend adding a window to the bedroom #1 on Plan D6
JMA: This was a drafting error now corrected

 Use of contemporary materials brings a level of darkness and heaviness to the
ground floor, which is not necessary. Consider bringing the white decks above down
to the ground floor but keep the brick.
JMA: the developer and architecture firm have reviewed this option a number of
times and felt that the current colour and material option out-shown the white
option- no change will be considered.

 Consider tying the colours into something such as local nature, or art installations
that are applied to the stair towers or add more glazing to the stair corner.
JMA: The colours specified for the stair towers was again vetted by the
Marketing group, the Developer, and the architect firm. All parties feel the current
palette reflects a positive colour harmony with the natural surroundings as well as a
nod to the seasons of the year. The white siding colour will remain to provide the
strong sense of brightness and cleanliness we wish to present to the residents and
the community.

 White composite board tends to get dirty quite quickly. Recommend selecting a light
gray instead of pure white.
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JMA: see above comment
 Consider adding a window on building 5 within corridor on the NE corner, beside unit

B6.
JMA: There is a BCBC condition with adjacent opening which prohibit a window
in this location

 Consider orienting the easterly end units in building 4,5 overlooking each other to
look in a different direction.
JMA: The units which face each other in both Buildings 4 and 5 have been revised
by removing the windows which overlook each other. These are bedroom windows.
Instead, there are added windows to the east façade of these bedroom which have
no overlook issues. The windows in the living room are further apart and are
screened by the balconies so no change has been made to these.

 Consider reviewing the parking arrangement to reduce the overall number of parking
stalls, and potentially delete P3 as this project is within walking distance of a future
rapid transit node.
JMA: The number of parking spaces shall remain; the overage of the requirement
allows for the developer to market these spaces to residents in need of added
parking spaces.

 Consider privacy issues of the very public side of north elevations facing the highway.
JMA: There is sufficient landscape buffer in this area to facilitate the necessary
privacy for residents in these units.

Landscape

 Consider a more robust street tree planting. Gleditsia tends to be late to leaf out and
early to drop leaves.
VDZ+A: The street tree species for the interior roadway will be adjusted at
the next stage to include more variety of fall colour and flowering species.

 There is a consider perimeter edge condition which could result in a considerable
amount of fencing. Consider a softer edge transition around the perimeter of the
project to a metal picket fence with hedge to provide separation or perhaps look at
providing some variation of fence types.
VDZ+A: The perimeter fencing has been expanded to include different materials
and variety. In addition to typical 6’ timber panel fence, there are masonry
columns, attached pergolas for vines, and bump outs for hedging.

 The toddler play area appears to be quite close to the road with the seating placed
further away. Consider some type of containment for the play area or flip play and
seating.
VDZ+A: Several design adjustments have been made at the north end of
Buildings 4 + 6 to reduce potential conflict between vehicles and
pedestrians.
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1. A raised crossing has been extended from the current location near
building 3 to wrap the corner and end near after the waste collection
area at Building 4. This expands the traffic calming measures in front of
the amenity space and connects the desired sidewalk crossings.

2. Bollards have been added on both sides of the roadway to further
delineate this area as a pedestrian oriented space.

3. The amenity space has been revised to place the children’s playground
further from the street edge.

CPTED

 No specific issues were identified.

Sustainability

 Commend the approach to energy modelling and the consideration on full
 Commend applicant for putting window in stairwell – active use.
 Consider low flow fixtures and fittings.

JMA: Yes all specified fixtures shall be low flow
 Consider electrification – heating and cooling.

JMA: Heating in all units is electric baseboard and cooling is by means of a two-
component system which includes exterior condensing unit and interior wall hung
cooling unit both on electric power

 Encourage adding electric bicycle charging infrastructure in the bike parking &
storage areas.
JMA: Each of the bicycle parking storage areas will be equipped with electrified
outlets for charging.

Accessibility

 Recommend undertaking an elevator study to consider the potential for residents on
upper floors which may not be able to take stairs on the regular basis when a single
elevator is being used for move in/move out, is down for maintenance or is required
for emergency services.
JMA: The elevator distribution will remain at two per building; this combination
is the result of elevator consultation very early in the design process

 Encourage providing more than 2 adaptable units to the overall unit mix.
JMA: We have added 6 more adaptable units to the project so each of the four
building have adaptable units. There are now a total of 8 adaptable units.

End of document – jmm
2021-12-08




