
 

City of Surrey 
ADDITIONAL PLANNING COMMENTS 

               Application No.: 7916-0225-00 

Planning Report Date: February 24, 2025 

PROPOSAL: 

• Development Variance Permit 

to vary the definition of "bond" in the Surrey 
Subdivision and Development Bylaw to include the use 
of a Surety Bond for the servicing agreement associated 
with the proposed development.   

LOCATION: 16172 - 24 Avenue 

ZONING: RA 

OCP DESIGNATION: Multiple Residential  

NCP DESIGNATION: Multiple Residential 30-45 upa 
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RECOMMENDATION SUMMARY 
 

• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• The applicant is proposing to vary the definition of "bond" in the Surrey Subdivision and 
Development Bylaw, 1986, No. 8830, as amended, to include the use of a Surety Bond for 
Servicing Agreement No. 7916-0225-00. 

 
 
RATIONALE OF RECOMMENDATION 
 

• A pilot program was introduced in 2016 for the use of Surety Bonds as an alternate form of 
security for Servicing Agreements.  A Surety Bond is a three-party agreement between the 
City, the Developer, and the Surety Bond Company, which obligates the Surety to pay the 
City if the Developer defaults in completing the off-site engineering servicing works for the 
land development project in the pilot program.   
 

• The Engineering Department supports the variance to include the use of a Surety Bond for 
Servicing Agreement No. 7916-0225-00. 
 

• On January 29, 2024, Council granted Third Reading to rezoning Bylaw Nos. 21070, 21071 and 
21072 to permit the development of a mixed-use building, two apartment buildings and 
74 townhouse units.  Council also authorized staff to draft the corresponding Development 
Permit for the project on January 15, 2024.  The subject variance will allow for the use of a 
Surety Bond for the servicing agreement for the project. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council approve Development Variance Permit No. 7916-0225-00 (Appendix I) to vary the 

definition of "Bond" in the Surrey Subdivision and Development Bylaw, 1986, No. 8830, as 
amended, to include the use of Surety Bond for Servicing Agreement No. 7916-0225-00, to 
proceed to Public Notification. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use NCP/LAP 
Designation 

Existing Zone 
 

Subject Site Vacant Multiple Residential 
30-45 upa 

RA 

North (Across 24 
Avenue): 
 

Townhouse complex 20-30 upa Medium-
High Density 

RM-30 

East (Across 162 Street): 
 

Townhouse complex Multiple Residential 
30-45 upa and 
Multiple Residential 
15-25 upa 

CD By-law No. 
17459 

South: 
 

Agricultural parcel Multiple Residential 
30-45 upa 

RA 

West: Commercial retail 
complex and a detention 
pond 

Buffers and 
Commercial 

CD By-law No. 
15611 

 
Context & Background  
 

• The subject site is located at 16172 – 24 Avenue and is 3.8 hectares (9.5 acres) in area.  The 
parcel was the site of a tree nursery for many years and is now vacant.   The parcel is zoned 
"Acreage Residential Zone (RA)" and is designated "Multiple Residential" in the Official 
Community Plan (OCP) and "Multiple Residential 30-45 upa" in the Sunnyside Heights NCP. 
 

• On January 29, 2024, Council granted Third Reading to rezoning Bylaw Nos. 21070, 21071 and 
21072 to permit the development of a mixed-use building, two apartment buildings and 74 
townhouse units.  Council also authorized staff to draft the corresponding Development 
Permit for the project on January 15, 2024.  The subject variance will allow for the use of a 
Surety Bond for the servicing agreement for the project. 
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• In relation to the proposed redevelopment of the site, the applicant is proposing a 
Development Variance Permit to vary the definition of "Bond" in the Surrey Subdivision and 
Development Bylaw, 1986, No. 8830, as amended, in order to include the use of Surety Bond 
for the Servicing Agreement associated with the development application. 

 
Referrals 
 
Engineering: The Engineering Department supports the proposed variance. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Variance to Definition of "Bond" 
 

• The applicant is requesting to vary the definition of "Bond" in the Surrey Subdivision and 
Development Bylaw, 1986, No. 8830, as amended, to include the use of Surety Bond for 
Servicing Agreement No. 7916-0225-00. 
 

• In 2016, Council approved Corporate Report No. R257; 2016, which authorized a pilot program 
for the use of surety bonds as an alternate form of security for Servicing Agreements.  
Subsequently, in 2019, Council approved Corporate Report No. R227; 2019, which included a 
modification to the terms of the pilot program and increased the maximum number of eligible 
land development projects from 5 to 12.  Under the Improvements to the Engineering 
Development Process outlined in the December 14, 2023 Corporate Report No. R222, 
Engineering is expanding the use of surety bonds as an alternate form of security for Servicing 
Agreements to reduce carrying costs to the developer. 

 

• A Surety Bond is a three-party agreement between the City, the Developer, and the Surety 
Bond Company, which obligates the Surety Bond Company to pay the City if the Developer 
defaults in completing the off-site engineering servicing works for the land development 
projects in the pilot program.  

 

• The Surety will be required to maintain a minimum A level rating from A. M. Best Rating 
Services. 

 

• The Engineering Department supports the variance to include the use of a Surety Bond for 
Servicing Agreement No. 7916-0225-00. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Development Variance Permit No. 7916-0225-00 
Appendix II. October 16, 2023 Planning Report No. 7916-0225-00 
 
 
 approved by Chris McBeath 
 
 
    Ron Gill 
    General Manager 
    Planning and Development 
 
KB/cb



 

 

CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7916-0225-00 
 
Issued To:  
 
 (the Owner) 
 
Address of Owner:  
  
 
 
1. This development variance permit is issued subject to compliance by the Owner with all 

statutes, by-laws, orders, regulations or agreements, except as specifically varied by this 
development variance permit. 

 
 
2. This development variance permit applies to that real property including land with or 

without improvements located within the City of Surrey, with the legal description and 
civic address as follows: 

 
Parcel Identifier:  002-633-795 

Lot 3 Section 13 Township 1 New Westminster District Plan 5524 Except Part In Plan 
EPP80031 

16172 - 24 Avenue 
 

(the "Land") 
 
 
3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 

the new legal description for the Land once title(s) has/have been issued, as 
follows: 

 
Parcel Identifier:   

____________________________________________________________ 
 

 
(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic 

address(es) for the Land, as follows: 
 

_____________________________________________________________ 
 
 
4. Surrey Subdivision and Development By-law, 1986, No. 8830, as amended is varied as 

follows: 
 
 (a) In Part 1 – Interpretation – Definitions, "Bond" means cash, an irrevocable Letter of  

Credit, or a Surety Bond in favour of the City. 

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

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

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

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

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL/DELEGATED OFFICIAL, THE 
DAY OF      , 20  . 

ISSUED THIS      DAY OF        , 20  . 

 ______________________________________  
Mayor – Brenda Locke 

 ______________________________________  
City Clerk and
Director Legislative Services 
Jennifer Ficocelli 



ltsURREv 
~ the future lives here. 

INTER-OFFICE MEMO 

TO: 

FROM: 

DATE: 

RE: 

City Clerk, Corporate Services 

Director, Area Planning & Development- South Surrey Division, 
Planning & Development Department 

January 8, 2024 FILE: 

Rezoning Application No. 7916-0225-00 
16172 - 24Avenue 

The Planning Report for Development Application No. 7916-0225-00 was brought forward for 
consideration by Council at the October 16, 2023 Regular Council - Land Use meeting. Council 
subsequently referred Development Application No. 7916-0225-00 "back to staff to work with the 
developer to review density, impact from traffic and amenities in the area." (RES.R23-1967) 

The proposal is a mixture of three 4-5 storey apartment buildings and 74 townhouse units. The 
proposed overall density complies with the Official Community Plan's Multiple Residential 
designation which allows 1.50 floor area ratio (FAR). The site is located along a major arterial 
road and transit route (24 Avenue) and is adjacent to the commercial amenities of Grandview 
Corners. The applicant has advised staff that they are not proposing to change the density or 
building form from what was proposed in the October 16, 2023 Planning Report, and are seeking 
Council's reconsideration of their proposal. 

In addition to the extensive commercial amenities within easy walking distance in the Grandview 
Corners area, there are two recently opened City parks near the subject site, at Oak Meadows Park 
which is 100 metres from the subject site, and at Edgewood Park, which is 600 metres from the 
subject site. The Grandview Heights Aquatic Centre, with a large pool and a fitness facility, is 
also nearby on 24 Avenue. A new elementary school, Ta'talu, which is nearby on 20 Avenue and 
165A Street, is projected to open in September 2024. Grandview Heights High School near the 
Grandview Aquatic Centre, opened in approximately 2021. 

The subject proposal is anticipated to generate approximately four to five vehicles per minute in 
the peak hour. As part of the Sunnyside Heights NCP, an area-wide transportation impact 
assessment ("TIA") was conducted to assess cumulative traffic impacts of redevelopment of the 
NCP area and to inform the required transportation infrastructure improvements. As a result, a 
site-specific TIA was not required as part of the subject application and this remains the case. 

The applicant has requested that their proposal be reconsidered by Council without any changes 
being proposed. Given the information noted in this memo regarding local amenities and given 
that the proposal is consistent with the overall maximum density permitted under the Official 

Regular Council - Land Use
D.1 7916-0225-00
Monday, January 15, 2024
Supplemental Information

Appendix II
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Community Plan, Council may wish to reconsider this application, including the recommendation 
in the Planning Report dated October 16, 2023. 

Conversely, should Council not be supportive of the subject proposal, Council may wish to give 
further direction to staff for how the subject proposal should be considered. 

Shawn Low 
Director, Area Planning & Development - South Surrey Division 
Planning & Development Department 

c.c. - City Manager 
- General Manager, Planning & Development 

Attachment - Planning Report dated October 16, 2023 



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7916-0225-00 
Planning Report Date: October 16, 2023   

 

PROPOSAL: 

• OCP Amendment to allow an FAR of 1.97 on the 
north parcel and 1.86 on the central parcel within 
the Multiple Residential land use designation. 

• NCP Amendment to introduce two new land use 
designations: “Mixed Use Residential 4-6 Storeys” 
and “Multiple Residential 4-6 Storeys”.   

• NCP Amendment for the north portion of the site 
from "Multiple Residential 30-45 upa" to "Mixed 
Use Residential 4-6 Storeys", and for the central 
portion of the site from "Multiple Residential 30-45 
upa" to "Multiple Residential 4-6 Storeys", and to 
modify the local road network.  

• Rezoning from RA to CD 
• Development Permit 

to permit the development of a mixed-use building, 
two apartment buildings and 74 townhouse units. 

LOCATION: 16172 - 24 Avenue 

ZONING: RA  

OCP DESIGNATION: Multiple Residential  

NCP DESIGNATION: Multiple Residential 30-45 upa 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

• OCP Amendment; and 
• Rezoning. 

 
• Approval to draft Development Permit for Form and Character and Sensitive Ecosystems. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• The applicant is proposing an amendment to the Official Community Plan (OCP) to allow an 

FAR of 1.97 for the proposed north lot and an FAR of 1.86 for the proposed central lot within 
the Multiple Residential land use designation. 
 

• The applicant is proposing an Neighbourhood Concept Plan (NCP) amendment to introduce 
two new land use designations: “Mixed Use Residential 4-6 Storeys” and “Multiple Residential 
4-6 Storeys”, and to amend the north portion of the site from "Multiple Residential 30-45 upa" 
to "Mixed Use Residential 4-6 Storeys", and for the central portion of the site from "Multiple 
Residential 30-45 upa" to "Multiple Residential 4-6 Storeys", and to modify the local road 
network.  
 

 
RATIONALE OF RECOMMENDATION 

 
• The overall FAR for the entire site is 1.50, which is in keeping with the site’s Multiple 

Residential designation within the OCP.  The applicant’s proposal shifts the density around on 
the site, with the proposal seeing a higher density on the northern two lots and a lower 
density on the south lot.  The site’s current designation within the Sunnyside Heights 
Neighbourhood Concept Plan (NCP) allows both apartment and townhouse form, and the 
applicant’s proposal includes denser apartment forms on the northern portion of the site, and 
less dense townhouse forms on the southern portion of the site.   
 

• The proposed Official Community Plan (OCP) amendment reflects the site’s location on an 
arterial road served by transit (24 Avenue), and the site’s adjacency to the commercial 
amenities available at Grandview Corners. 

 
• Over the past 13 years since the Sunnyside Heights NCP was approved, the development trend 

and market affordability has moved away from a lower unit density / larger unit size 
apartment housing product toward a denser and smaller unit type of multi-family 
development.  The proposed three 4-5 storey multiple residential buildings are consistent 
with the intent of the NCP designation, but an amendment is required to permit a higher unit 
density than 45 units per acre.  The proposed new designations, “Mixed Use Residential 4-6 
Storeys” and “Multiple Residential 4-6 Storeys” are more appropriate than increasing the 
permitted unit density under the current designation as it allows more flexibility in achieving 
the desired housing form of a low-rise apartment building. 
 

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

Ecosystems (Streamside Areas). 
  
• The proposed signage has been comprehensively designed to be integrated with the design of  

the building and provides a comprehensive look for the development. 
 

• The proposed building achieves 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. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A Bylaw be introduced to amend the OCP, ‘Table 7a: Land Use Designation Exceptions’ to 

allow an FAR of 1.97 for the proposed north lot and an FAR of 1.86 for the proposed central 
lot within the Multiple Residential land use designation and a date for Public Hearing be 
set. 

 
"Bylaw 

No. 
Land Use 

Designation 
Site Specific  

Property 
Site Specific  
Permission 

 
Bylaw # 

 
 

 
Multiple 

Residential 

 
16172 – 24 Avenue 
 
002-633-795 
 
Lot 3 Section 13 Township 1 
New Westminster District Plan 
5524 Except Part in Plan 
EPP80031 
 

 
Density permitted up to 

1.97 FAR (net calculation) 
for the North Lot and 

density permitted up to 1.86 
FAR (net calculation) for 

the Central Lot. 

 
2. Council determine the opportunities for consultation with persons, organizations and 

authorities that are considered to be affected by the proposed amendment to the Official 
Community Plan, as described in the Report, to be appropriate to meet the requirement of 
Section 475 of the Local Government Act. 

 
3. A By-law be introduced to rezone a portion of the subject site as shown as Block A on the 

attached Survey Plan (Appendix I) from "One-Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing. 

 
4. A By-law be introduced to rezone a portion of the subject site as shown as Block B on the 

attached Survey Plan (Appendix I) from "One-Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing. 

 
5.  A By-law be introduced to rezone a portion of the subject site as shown as Blocks C and D 

on the attached Survey Plan (Appendix I) from "One-Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing. 

 
6. Council authorize staff to draft Development Permit No. 7916-0225-00, including a 

comprehensive sign design package, generally in accordance with the attached drawings 
(Appendix I) and the finalized Ecosystem Development Plan. 

 
7. 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; 
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(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) Approval from the Ministry of Transportation & Infrastructure; 
 
(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; 
 
(g) conveyance of riparian areas and Green Infrastructure Network areas to the City; 

 
(h) 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; 
 

(i) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the CD Zone for the proposed south lot, at the rate in effect at the 
time of Final Adoption; 

 
(j) submission of an acoustical report for the units adjacent to 24 Avenue and 

registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; and 

 
(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 and with respect to the City’s Affordable Housing Strategy 
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager, 
Planning & Development Services. 

 
8. Council pass a resolution to amend the Sunnyside Heights Neighbourhood Concept Plan 

(NCP) to introduce two new land use designations: “Mixed Use Residential 4-6 Storeys” 
and “Multiple Residential 4-6 Storeys”, and to amend the north portion of the site from 
"Multiple Residential 30-45 upa" to "Mixed Use Residential 4-6 Storeys", and for the 
central portion of the site from "Multiple Residential 30-45 upa" to "Multiple Residential 
4-6 Storeys", and to modify the local road network, when the project is considered for final 
adoption. 
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SITE CONTEXT & BACKGROUND 
 

Direction Existing Use NCP/LAP 
Designation 

Existing Zone 
 

Subject Site Vacant Multiple Residential 
30-45 upa 

RA 

North (Across 24 
Avenue): 
 

Townhouse complex 20-30 upa Medium-
High Density 

RM-30 

East (Across 162 Street): 
 

Townhouse complex Multiple Residential 
30-45 upa and 
Multiple Residential 
15-25 upa 

CD By-law No. 
17459 

South: 
 

Agricultural parcel Multiple Residential 
30-45 upa 

RA 

West: Commercial retail 
complex and a detention 
pond 

Buffers and 
Commercial 

CD By-law No. 
15611 

 
Context & Background  
 
• The subject site is located at 16172 – 24 Avenue and is 3.8 hectares (9.5 acres) in area.  The 

parcel was the site of a tree nursery for many years and is now vacant.   The parcel is zoned 
"One-Acre Residential Zone (RA)" and is designated “Multiple Residential” in the Official 
Community Plan (OCP) and “Multiple Residential 30-45 upa” in the Sunnyside Heights NCP. 
 

• The site has an approximately 10 metre slope from the north (24 Avenue) sloping down to the 
south.  There is a Class B watercourse along the southwest property line.   

 
• The subject development site is bordered to the east by a townhouse development and to the 

south by an agricultural parcel.  To the east is the Grandview Heights Superstore and 
associated commercial retail and also a City-owned detention pond.  
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing: 

 
o an OCP Amendment to allow an FAR of 1.97 and 1.86 on two parcels respectively, 

within the Multiple Residential land use designation; 
 

o an NCP Amendment to introduce two new land use designations: “Mixed Use 
Residential 4-6 Storeys” and “Multiple Residential 4-6 Storeys”, and to amend the 
north portion of the site from "Multiple Residential 30-45 upa" to "Mixed Use 
Residential 4-6 Storeys", and for the central portion of the site from "Multiple 
Residential 30-45 upa" to "Multiple Residential 4-6 Storeys", and to modify the local 
road network; 
 

o A rezoning from "One-Acre Residential Zone (RA)" to create three "Comprehensive 
Development Zones (CD)", one for each of the proposed three parcels;  
 

o A Form and Character Development Permit to allow the development of a mixed use 
building, two apartment buildings and 74 townhouse units; and 
 

o A Sensitive Ecosystem Development Permit for the riparian and Green Infrastructure 
Network (GIN) areas on the south portion of the site. 

 
• The applicant is also proposing a subdivision to create the 3 development parcels and provide 

riparian and Green Infrastructure Network (GIN) dedication on the south portion of the site. 
 

 Proposed 
Lot Area 

Gross Site Area: 38,452 square metres 
Road Dedication: 7,621 square metres 
Riparian and GIN dedication: 979 square metres 
Net Site Area: 29,852 square metres 

Number of Lots: 3 development lots, 1 City-owned riparian/GIN lot 
Building Height: 18.0 metres 
Unit Density (net): 147 units per hectare (59 units per acre) 
Floor Area Ratio (FAR) (net): 1.50 
Floor Area 

Residential: 42,329 square metres 
Commercial: 2,518 square metres 
Total: 44,847 square metres 

Residential Units: 
Studio: 4 
1-Bedroom: 189 
2-Bedroom: 145 
3-Bedroom: 93 
Total: 431 
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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 80 school-age children generated by this 
development, of which the School District has provided the 
following expected student enrollment.  
 
37 Elementary students at Edgewood Elementary School 
29 Secondary students at Grandview Heights Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than 
the expected enrollment due to students attending private 
schools, home school or different school districts. 
 
The applicant has advised that the first dwelling units in this 
project are expected to be constructed and ready for occupancy by 
Summer 2025. 
 

Parks, Recreation & 
Culture: 
 

Oak Meadows Park is the closest active park with amenities 
including, a playground, walking trails, and natural area. The park 
is 225 metres walking distance from the development.  Parks 
accepts the riparian and Green Infrastructure Network (GIN) 
corridor dedications in the southern portion of the site. 
 

Ministry of Forests, Lands, 
Natural Resource 
Operations and Rural 
Development (FLNRORD):  
 

No concerns. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

No concerns. 
 

  
  
Surrey Fire Department: No concerns. 
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Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on August 24, 
2023 and was supported. The applicant has resolved many 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.  
 

  
Transportation Considerations 
 
Road Network and Infrastructure 
 
• The applicant will be providing the following road improvements to service the subject 

proposal: 
 

o Dedication and construction of 23 Avenue through the subject site to the City’s local 
road standard; 

o Dedication and construction of 23A Avenue through the subject site to the City’s flex 
road standard; 

o Dedication and construction of 161A Street to the City’s local road standard between 23 
Avenue and 24 Avenue;  

o 161A Street south of 23 Avenue is proposed to be completed to accommodate access to 
the neighbouring site; and 

o Dedication and construction of the west side of 162 Street to the City’s local road 
standard. 

 
• The applicant is proposing to eliminate the 161A Street connection between 22 Avenue and 23 

Avenue as identified in the NCP, and to provide riparian protection area conveyed to the City 
in its place. The applicant is proposing to provide traffic circles to support the anticipated 
traffic patterns as a result of the proposed elimination this portion of 161A Street. 

 
Traffic Impacts 
 
• The subject proposal is anticipated to generate approximately four to five vehicles per minute 

in the peak hour.  
 

• As part of the Sunnyside Heights NCP, an area-wide transportation impact assessment (“TIA”) 
was conducted to assess cumulative traffic impacts of redevelopment of the NCP area and to 
inform the required transportation infrastructure improvements. As a result, a site-specific 
TIA was not required as part of the subject application. 

 
Access and Parking 
 
• The applicant is proposing to access the subject site via 23 Avenue, 23A Avenue, and 162 

Street. 
 

• The Zoning Bylaw requires a total of 679 parking spaces to be provided on site. The applicant 
is proposing to provide 715 parking spaces, exceeding the Zoning Bylaw requirements. 
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Transit 
 
• The nearest bus stop is located directly north of the site on 24 Avenue.  This stop is served by 

the 531 (White Rock/Langley) bus route.   
 

Parkland and/or Natural Area Considerations 
 
• The applicant is proposing to voluntarily convey the riparian area associated with the Class B 

watercourse in the southwest portion of the site and also a portion of the east-west Green 
Infrastructure Network (GIN) corridor along the south property line, at no cost to the city, for 
conservation purposes. 

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

Sustainable Development Checklist. 
 

 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The proposal complies with the General Urban designation in the Metro Vancouver Regional 

Growth Strategy (RGS). 
 
Official Community Plan 
 
Land Use Designation 
 
• The proposed land use complies with the subject site’s Multiple Residential designation in the 

Official Community Plan (OCP).  However, an OCP amendment for increased density within 
the Multiple Residential designation from 1.5 FAR to 1.97 FAR for the north lot and to 1.86 FAR 
for the central lot is required. 

 
Amendment Rationale 

 
• The overall FAR for the entire site is 1.50, which is in keeping with the site’s Multiple 

Residential designation within the OCP.  The applicant’s proposal shifts the density around on 
the site, with the proposal seeing a higher density on the northern two lots and a lower 
density on the south lot.  The site’s designation within the Sunnyside Heights Neighbourhood 
Concept Plan (NCP) allows both apartment and townhouse form, and the applicant’s proposal 
includes denser apartment forms on the northern portion of the site, and less dense 
townhouse forms on the southern portion of the site.   
 

• The proposed Official Community Plan (OCP) amendment reflects the site’s location on an 
arterial road served by transit (24 Avenue), and the site’s adjacency to the commercial 
amenities available at Grandview Corners. 
 

• The proposed use, density, and building form are appropriate for this part of the Sunnyside 
Heights Neighbourhood Concept Plan.  
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• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 

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

 
• The applicant will be required to provide the per square foot flat rate for floor area above the 

“Multiple Residential 45 Zone (RM-45)” base density (1.30 FAR) in order to satisfy the 
proposed amendment on the proposed northern and central lots. This contribution will be 
payable at the rate applicable at the time of Rezoning Final Adoption.  

 
• Pursuant to Section 475 of the Local Government Act, it was determined that it was not 

necessary to consult with any persons, organizations or authorities with respect to the 
proposed OCP amendment, other than those contacted as part of the pre-notification process. 
 

Secondary Plans 
 
Land Use Designation 
 
• The applicant is proposing to amend the Sunnyside Heights Neighbourhood Concept Plan 

(NCP) for the north portion of the site from "Multiple Residential 30-45 upa" to "Mixed Use 
Residential 4-6 Storeys", and for the central portion of the site from "Multiple Residential 30-
45 upa" to "Multiple Residential 4-6 Storeys", and to modify the local road network. 

 
Amendment Rationale 
 
Rationale for Land-Use Redesignation: 
 
• The Sunnyside Heights NCP was approved by Council in 2010.  The “Multiple Residential 30-

45 upa” designation was intended to provide for a range of housing types, from townhouses to 
apartment style buildings in a variety of forms.  Low-rise apartment buildings were envisioned 
in the NCP on the western side of the plan area, adjacent to the Commercial and Business 
Park uses in the Highway 99 Corridor Plan. 
 

• Land within the NCP area with the “Multiple Residential 30-45 upa” designation that have 
already developed were constructed as higher density townhouse sites, not low-rise apartment 
sites.   

 
• Over the past 13 years since the NCP was approved, the development trend and market 

affordability has moved away from a lower unit density / larger unit size apartment housing 
product toward a smaller unit type of multi-family development.  The proposed multiple 
residential development is consistent with the intent of the NCP designation, but an 
amendment is required to permit a higher unit density than 45 units per acre.   

 
• The proposed new designations, "Mixed Use Residential 4-6 Storeys" and "Multiple 

Residential 4-6 Storeys", rather than a Multiple Residential designation with a permitted unit 
density, are more appropriate than increasing the permitted unit density under the current 
designation, as it allows more flexibility in achieving the desired housing form of a low-rise 
apartment building. 
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• The proposed addition of a mixed use component on the northern lot reflects the lot’s 

location along a prominent arterial road, 24 Avenue.  The proposed commercial space will be 
at grade and/or on the second floor  along the 24 Avenue frontage and the 161A Street 
frontage, which interfaces with the Superstore site to the west. 

 
• The proposed buildings on the north and central lots provide a unit mix of 1-, 2-, 3- and 4-

bedroom units, in both townhome style and apartment configurations.  This will assist in 
increasing and diversifying the housing choice in the neighbourhood. 

 
• 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. 

 
• The applicant will be required to provide the per square foot flat rate for floor area above the 

“Multiple Residential 45 upa Zone (RM-45)” base density (1.30 FAR) in order to satisfy the 
proposed amendment on the proposed northern and central lots. The contribution will be 
payable at the rate applicable at the time of Rezoning Final Adoption.  

 
Rationale for Elimination of southern portion of 161A Street and 22 Avenue:  
 
• Through the environmental review process it was determined that there is a Class B 

watercourse along the southwestern property line, where the proposed southern portion of 
161A Street was proposed to be located.  As a result, the proposed road has been eliminated in 
this location in favour of a riparian protection area to be conveyed to the City.  An extension 
of 22 Avenue westward of 162 Street is also therefore not required. 
 

• North-south road network connectivity in the portion of the Neighborhood Concept Plan 
(NCP) is provided through 162 Street.   
 

• An exercise was undertaken to determine the impact on the adjacent lot to the south.  It was 
determined that the proposed road elimination provides more developable area for the lot to 
the south and the lot owner to the south was advised of this.   

 
Northern Lot Mixed Use CD By-law 
 
• The applicant is proposing three "Comprehensive Development Zones (CD)” to accommodate 

the proposed uses on the site.  
 

• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a 
proposed mixed-use development on the proposed northern lot. The proposed CD By-law 
identifies appropriate uses, densities, and setbacks. The CD By-law will have provisions based 
on the "Neighbourhood Commercial Zone (C-5)"  and the "Multiple Residential 135 Zone (RM-
135)". 

 
• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 

C-5 Zone, RM-70 Zone and the proposed CD By-law is illustrated in the following table: 
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Zoning C-5 Zone 
(Part 35) 

RM-70 Zone 
(Part 24) Proposed CD Zone 

Permitted 
Uses 

Principle Uses 
1. Retail stores excluding 

adult entertainment 
store, secondhand 
stores and pawnshops.  

2. Personal service uses 
limited to barbershops, 
beauty parlours, 
cleaning and repair of 
clothing and shoe repair 
shops. 

3. General service uses 
excluding funeral 
parlours and drive-
through banks.  

4. Eating establishments 
excluding drive-through 
restaurants.  

5. Neighbourhood pubs.  
6. Office uses excluding 

social escort services 
and methadone clinics. 

7. Indoor recreational 
facilities.  

8. Community services.  
9. Child care centres.  
Accessory Uses: 
10. One caretaker unit per lot. 

Principal Uses: 
1. Multi-unit 

residential buildings 
and ground-
oriented multiple 
unit residential 
buildings. 

Accessory Uses: 
2. Child care centres. 

Principal Uses: 
1. Multi-unit residential 

buildings. 
Accessory Uses: 
2. Retail stores excluding 

adult entertainment 
stores, auction houses, 
second-hand stores and 
pawnshops.  

3. Personal services uses, 
excluding body rub 
parlours. 

4. Office uses excluding 
social escort services, 
methadone clinics and 
marijuana dispensaries. 

5. General services uses 
excluding funeral 
parlours, drive-through 
banks and vehicle rentals.  

6. Indoor recreational 
facilities, excluding a 
gymnasium. 

7. Community services. 
8. Child care centres. 
9. Eating establishments 

excluding drive-through 
restaurants. 

Floor Area 
Ratio: 

0.50 1.50 1.97 

Lot 
Coverage: 

50% 33% 74% 

Yards and 
Setbacks 

7.5 m 7.5m for the principal 
building. 
 
An underground 
parking facility is not 
to be located within 
2.0m of the front lot 
line. 

North – 6.2 m; East/South/ 
West – 4.5 m.  Southwest 
corner – 3.5 m.   
Street-fronting patios are 
permitted to encroach 
within the setback area. 
Underground parking 
facility may be setback at 
0.5 m from property line. 

Principal 
Building 
Height: 

9 m 50 m 20.0 m 
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Amenity Space 
Indoor Amenity: n/a 3 m2 per unit; 

4 m2 per 
micro unit 

  

The proposed 286 m2 
exceeds the Zoning By-law 
requirement. 

 
Outdoor 

Amenity: 

 
n/a 

3 m2 per unit; 
4 m2 per 

micro unit 

 
The proposed 1,168 m2 
meets the Zoning By-law 
requirement. 

Parking (Part 5) Required Proposed 
Number of Stalls 

Commercial: 69 73 
Residential: 137 166 
Residential Visitor: 18 18 
Total: 224 257 

Bicycle Spaces 
Residential Secure Parking: 110 120 
Residential Visitor: 6 6 

 
• The accessory commercial uses proposed in the CD Zone largely reflect the uses of the C-5 

Zone with the main difference being that the neighbourhood pub use is not proposed in the 
CD Zone.  The accessory commercial uses are permitted on the ground and second floors, 
reflecting the applicant’s proposal to have second floor office space. 
 

• The CD Zone proposes a higher floor area ratio (FAR) at 1.97 relative to the 1.50 FAR permitted 
under the RM-70 Zone.  The proposed FAR over the entire site is 1.50, which is in keeping with 
the site's Multiple Residential designation in the Official Community Plan (OCP).  The 
proposed northern lot is on a significant arterial road (24 Avenue) with transit and locating 
density at this location has merit. 

 
• The RM-70 Zone has a maximum lot coverage of 33% which is appropriate for taller built 

forms with smaller building footprints.  The proposed 74% lot coverage for the site reflects the 
proposed building, which covers most of the small block that is being created with the 
dedication of 23A Avenue. 
 

• The proposed 6.2-metre north building setback and the 4.5-metre setback on the east, south 
and west street frontages is reflective of a current urban design approach that creates a more 
urban pedestrian environment and enhances surveillance of the public realm along streets.   
 

• The CD Zone proposes a lower building height at 20.0 metres relative to the 50 metre building 
height of permitted by the RM-70 Zone.  The proposed building height reflects the 5-storey 
proposal.  
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• The applicant is proposing to provide 166 resident parking spaces and 18 visitor parking 

spaces, for a total of 184 residential parking spaces, which exceeds the Zoning By-law 
requirements.  In addition, the applicant is also providing 73 commercial parking spaces, 
which exceeds the Zoning By-law requirements.  The parking count includes 7 accessible 
residential parking spaces.  All parking is underground or is tucked behind the commercial 
units or the ground-oriented townhouse units – there is no surface parking proposed. 
 

• The applicant is also providing bike parking spaces for each apartment unit and the required 6 
visitor bike parking spaces.  

   
Central Lot Apartment CD By-law  
 
• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate two 

proposed apartment buildings on the proposed central lot. The proposed CD By-law identifies 
appropriate uses, densities, and setbacks. The CD By-law is 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: 

 
 

Zoning RM-70 Zone (Part 24) Proposed CD Zone 
Floor Area Ratio: 1.50 1.86 
Lot Coverage: 33% 44% 
Yards and Setbacks 7.5m for the principal building. 

 
An underground parking facility is not 
to be located within 2.0m of the front 
lot line. 

4.5m for principal 
building. Street-fronting 
patios are permitted to 
encroach within the 
setback area.  
The underground 
parking facility may be 
located up to 0.5m from 
the north and west 
property line.  

Principal Building 
Height: 

50.0m 18.0m 

Amenity Space 
Indoor Amenity: 3.0 sq.m. per unit The proposed 537 sq.m. 

meets the Zoning Bylaw 
requirement. 

Outdoor Amenity: 3.0 sq.m. per unit.  
The proposed 1578 sq.m. 
exceeds the Zoning 
Bylaw requirement. 

Parking (Part 5) Required Proposed 
Number of Stalls 

Residential: 257 260 
Residential Visitor: 35 35 
Total: 292 295 
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Bicycle Spaces 
Residential Secure Parking: 203 210 
Residential Visitor: 6 6 

 
• The CD Zone proposes a higher floor area ratio (FAR) at 1.86 relative to the 1.50 FAR 

permitted under the RM-70 Zone.  The proposed FAR over the whole site is 1.50, which is in 
keeping with the site's Multiple Residential designation in the Official Community Plan 
(OCP).  
 

• The RM-70 Zone has a maximum lot coverage of 33% which is appropriate for taller built 
forms with smaller building footprints.  The proposed 44% lot coverage for the site is 
appropriate for the proposed 4-5-storey building. 
 

• The proposed 4.5-metre setbacks on all 4 street frontages is reflective of current urban design 
standards that creates a more urban pedestrian environment and enhances surveillance of the 
public realm along streets.     
 

• The CD Zone proposes a lower building height at 18.0 metres relative to the building height of 
50.0 metres permitted by the RM-70 Zone.  The proposed building height reflects the 
applicant’s proposal for a 4-5-storey building. 

 
• The applicant is proposing to provide 260 resident parking spaces and 35 visitor parking 

spaces, for a total of 295 residential parking spaces, which exceeds the Zoning By-law 
requirements of 292 residential parking spaces.  The parking count includes 8 accessible 
residential parking spaces.   

 
• The applicant is also providing bike parking spaces for each apartment unit and the required 6 

visitor bike parking spaces.  
 
South Lot Apartment and Townhouse CD By-law  
 
• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a 

proposed apartment building and 74 townhouse units on the proposed south lot. The 
proposed CD By-law identifies appropriate uses, densities, and setbacks. The CD By-law is 
based on the "Multiple Residential 30 Zone (RM-30)" and "Multiple Residential 70 Zone (RM-
70)". 

 
• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 

RM-30 Zone, RM-70 Zone and the proposed CD By-law is illustrated in the following table: 
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Zoning RM-30 Zone 
(Part 22) 

RM-70 Zone 
(Part 24) Proposed CD Zone 

Permitted 
Uses:  
 

Multi-unit residential buildings 
and ground-oriented multiple 
unit residential buildings. 

Multi-unit residential 
buildings and ground-
oriented multiple unit 
residential buildings. 

Block C: Multi-unit 
residential buildings 
and ground-oriented 
multiple unit 
residential buildings. 
Block D: Ground-
oriented multiple unit 
residential buildings. 

Floor Area 
Ratio: 

1.00 1.50 Block C: 2.12 
Block D: 0.87 

Lot Coverage: 45% 33% Block C: 50% 
Block D: 40% 

Yards and 
Setbacks 

4.5 m for front yard and street 
side yard.  6.0 m for rear and 

side yard. 

7.5 m Block C: North – 4.5 m; 
East – 4.4 m; South – 
0m; West 5.8 m 
 
Block D: North – 2.4 m; 
East – 4.4 m; South – 
4.4 m; West – 5.8m 

Principal 
Building 
Height: 

13 m 50 m Block C: 18.0 m 
Block D: 11.0 m 

Amenity Space 
Indoor 
Amenity: 

3 m2 per unit  3 m2 per unit  The proposed 406 m2 + CIL 
meets the Zoning By-law 
requirement. 

 
Outdoor 
Amenity: 

 
3 m2 per unit 

 

 
3 m2 per unit 

 

 
The proposed 725 m2 
exceeds the Zoning By-law 
requirement. 

Parking (Part 5) Required Proposed 
Number of Stalls 

Apartment Residential: 133 144 
Apartment Visitor: 
Total Apartment:  

19 
152 

19 
163 

Townhouse Residential: 
Townhouse Visitor: 

148 
15 

148 
15 

Total Townhouse: 163 163 
Bicycle Spaces 

Apartment Secure Parking: 116 122 
Apartment Visitor: 6 6 

 
• The proposed uses in the CD Zone reflect the proposed apartment building on Block C and 

the proposed 74 townhouse units on Block D. 
 

• For the apartment Block C, the CD Zone proposes a higher floor area ratio (FAR) at 2.12 
relative to the 1.50 FAR permitted under the RM-70 Zone.  For the townhouse Block D, the CD 
Zone proposes a lower floor area ratio (FAR) at 0.87 relative to the 1.00 FAR permitted under 
the RM-30 Zone.   The proposed FAR over the whole site (for these two Blocks) is 1.50, which 
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is in keeping with the site's Multiple Residential designation in the Official Community Plan 
(OCP).  
 

• For the apartment Block C, the RM-70 Zone has a maximum lot coverage of 33% which is 
appropriate for taller built forms with smaller building footprints.  The proposed 50% lot 
coverage for Block C is appropriate for the proposed 4-5-storey building.  For the townhouse 
Block D, the proposed 40% lot coverage is lower than the RM-30 Zone’s maximum lot 
coverage of 45%. 
 

• For the apartment Block C, the proposed building setbacks along the street frontages are 
reflective of current a urban design approach that creates a more urban pedestrian 
environment and enhances surveillance of the public realm along streets.  The proposed 2.4-
metre north setback for the townhouse block and the 0 metre south setback for the apartment 
block is an internal setback between the two buildings. 
 

• For the townhouse Block D, the proposed building setbacks are very similar to the RM-30 
setbacks, and the 5.8-metre western setback reflects a servicing corridor which runs along the 
western property line.   
 

• For the apartment Block C, the CD Zone proposes a lower building height at 18.0 metres 
relative to the building height of 50.0 metres permitted by the RM-70 Zone.  The proposed 
building height reflects the applicant’s proposal for a 4-5-storey building. For the townhouse 
Block D, the CD Zone proposes a lower building height at 11.0 metres relative to the building 
height of 13.0 metres permitted by the RM-30 Zone.   

 
• For the apartment, the applicant is proposing to provide 144 resident parking spaces and 19 

visitor parking spaces, for a total of 163 residential parking spaces, which exceeds the Zoning 
By-law requirements of 148 residential parking spaces.  All apartment parking is located 
underground.  The parking count includes 4 accessible residential parking spaces.   

 
• For the townhouses, the applicant is proposing to provide 148 resident parking spaces within 

unit garages and 15 visitor parking spaces, for a total of 163 residential parking spaces, which 
meets the Zoning By-law requirement.  

 
• The applicant is also providing bike parking spaces for each apartment unit and the required 6 

visitor bike parking spaces for both the apartment and townhouse portions of the site. 
   

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. A fee update has been approved in April 2023, under Corporate Report 
No.R037;2023. 
 

• 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 Final Subdivision Approval. 
The current rate is $2,136 per unit. 
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• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 

proposed density greater than the OCP and Secondary Plan designations. 
 

• The applicant will be required to provide the per square foot flat rate for floor area above the 
“Multiple Residential 45 Zone (RM-45)” base density (1.30 FAR) in order to satisfy the 
proposed amendment on the proposed northern and central lots. The contribution will be 
payable at the rate applicable at the time of Rezoning Final Adoption.  

 
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 (now $1,068) 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 has indicated their intention to develop some public art on the site, likely in the 

northwest or northeast corners, along 24 Avenue.  The applicant will work with staff prior to 
final adoption to ensure suitable public art is provided on the site. 
 

• In addition, to ensure either public art or cash-in-lieu is provided, the applicant will be 
required to register a Restrictive Covenant agreeing to provide cash-in-lieu, at a rate of 0.25% 
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 May 9, 2022 and again on July 11, 2023.  The Development 

Proposal Signs were originally installed on August 25, 2022 and updated on September 26, 
2023.  Staff received 10 responses (staff comments in italics).  The concerns raised centred on 
traffic concerns, increased density in the area, school capacity, medical system capacity and 
lack of Parks facilities.   
 
(The proposal is one of the last large acreage sites in this portion of the Sunnyside 
Neighbourhood Concept Plan to develop.  The proposal is providing increased road connectivity 
in the area with dedications for 23A Avenue, 23 Avenue, 161A Street and 162 Street.  It is noted 
that the City is pursuing a 20 Avenue overpass project (over Highway No. 99) that will help 
alleviate some traffic congestion on 24 Avenue, once completed.  There are 2 new City Parks near 
the site to the east, Oak Meadows Park and Edgewood Park.  The School District indicates that 
the new Ta’talu Elementary School, on 20 Avenue and 165A Street, is anticipated to open in fall 
of 2024.) 
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Public Information Meeting  

 
• The applicant held two virtual Public Information Meetings at different times of the day, 

both on June 15, 2022.  Approximately 34 people in total attended the meetings.  The 
applicant collected 36 comment forms and 8 emails.  Thirty-one (31) comment forms and 5 
emails indicated support for the proposal, and 3 comment forms and 3 emails indicated non-
support for the proposal.  Two (2) comment forms did not indicate support or non-support. 
 

• Those indicating support wanted to see more housing built in the community and 
appreciated the different forms of housing (apartment and townhouse) being proposed.  
Appreciation for the commercial mixed use component was also expressed.  Those indicating 
non-support mentioned concerns around increased traffic, school capacity, increased density 
and impact on Parks facilities. 

 
 
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 which flows along the southeastern property line. 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 of the Zoning By-law, a Class B 
(yellow-coded) ditch requires a minimum streamside setback of 7 metres, as measured from 
the top of bank. The proposed setbacks comply with the requirements outlined in the Zoning 
By-law.  

 
• The riparian area is proposed to be conveyed to the City as a lot for conservation purposes as a 

condition of rezoning approval, in compliance with the OCP.  
 
• An Ecosystem Development Plan, prepared by Cindy Lipp, R.P. Bio., of McElhanney 

Consulting Ltd. and dated April 2022 was peer reviewed by Mark Gollner, R.P. Bio., of Marlim 
Ecological Consulting Ltd..  The finalized Ecosystem Development Plan will be incorporated 
into the Development Permit. 

 
Sensitive Ecosystems (Green Infrastructure Areas) Development Permit Requirement 
 
• The subject property falls within the Sensitive Ecosystems DPA for Green Infrastructure Areas 

in the OCP, given the location of a Biodiversity Conservation Strategy (BCS) Green 
Infrastructure Network (GIN) Corridor located along the southern property line. The Sensitive 
Ecosystems (Green Infrastructure Areas) Development Permit is required to protect 
environmentally sensitive and/or unique natural areas from the impacts of development. 

 
• The City of Surrey Biodiversity Conservation Strategy (BCS) Green Infrastructure Network 

(GIN) map, adopted by Council on July 21, 2014 (Corporate Report No. R141; 2014), identifies a  
Local BCS Corridor within the subject site, in the Redwood BCS management area, with a Low 
ecological value.   
 

http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
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• The BCS further identifies the GIN area of the subject site as having a Low habitat suitability 

rating, derived from species at risk presence, species accounts and known ecosystem habitat 
inventories.  The BCS recommends a target Corridor width of 20 meters partially on the 
subject site and partially on the lot to the south.   

 
• The applicant is providing a 10-metre wide BCS Corridor on the subject site.  This method of 

GIN retention/enhancement will assist in the long-term protection of the natural features and 
allows the City to better achieve biodiversity at this location consistent with the guidelines 
contained in the BCS.  It is anticipated that the balance of the BCS corridor will be delivered 
when the parcel to the south redevelops. 

 
• An Ecosystem Development Plan, prepared by Cindy Lipp, R.P. Bio., of McElhanney 

Consulting Ltd. and dated April 2022 was peer reviewed by Mark Gollner, R.P. Bio., of Marlim 
Ecological Consulting Ltd.  The finalized Ecosystem Development Plan will be incorporated 
into the Development Permit. 

 
North Lot Mixed Used Building - Form and Character Development Permit Requirement 
 
• The applicant is proposing a Development Permit for the north lot mixed use building, and 

this section of the report will deal with this building.   
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Sunnyside Heights 
Neighbourhood Concept Plan (NCP). 

 
• The north lot mixed use building has a total floor area of 12,475 square metres.  The ground 

floor is proposed to consist of commercial retail units (CRUs) along the north (24 Avenue) 
and west (161A Street) frontages, and with ground floor townhouse units along the south and 
east frontages.  Second floor office is proposed above the ground floor CRUs.  The residential 
unit mix consists of 4 studio units, 30 one-bedroom units, 44 two-bedroom units, 13 three-
bedroom units, and 1 four-bedroom unit, for a total of 92 units.   
 

• Two residential lobbies are proposed on the east and west elevations, and a commercial lobby 
is proposed on the north elevation.  The applicant is proposing to “wrap” and enclose ground 
floor and second floor parking areas with CRUs (commercial units) and townhouse units.  
This parking will not be visible from the public realm.  In addition, one level of parking is 
proposed underground.  No at-grade surface parking is proposed.   
 

• A large outdoor amenity space is proposed on top of the second storey podium, in a central 
courtyard fashion, with daylight access between the east and west wings of the building. It 
provides outdoor space for both the residential units and also the commercial units.   

 
• The building has a strong interaction with the public realm, with the ground floor commercial 

or residential units interacting with all the street frontages.  Continuous weather protection is 
provided for pedestrians along the commercial frontages through the provision of canopies.  
Two-storey townhouse units interface directly with the street along the south and east 
property lines, allowing for a more sensitive street interface, particularly on the east side, 
which interfaces with the townhouse complex across 162 Street. 
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• The design of the building is contemporary.  This is exemplified by its rectilinear geometry 

delimited into multiple components, flat roofs and generous amount of retail glazing at 
street-level.  A strong street-wall is established, which uses a refined palette of traditional and 
modern materials to anchor its presence with an arrangement of varied planes that modulate 
the rhythm of the building proportions. 

 
• High quality materials, such as brick and metal panel are carefully detailed to achieve a 

coordinated building character.  The proposed exterior materials include brick (brown), 
aluminum panelling (blue and tan), fibre cement panel (white, gray), spandrel glass panels 
(dark gray), woodtone panelling (brown) and extensive glazing for the commercial units.  
Metal and glass roof canopies help define the ground floor units. Metal guardrails with 
transparent glazing are proposed for the balconies.  

 
Indoor Amenity  

 
• The Zoning By-law requires that 278 square metres of both indoor and outdoor amenity space 

be provided for the residential units in the proposed project, based on the requirement of 
3 square metres per dwelling unit.   
 

• The proposed 286 square metres of indoor amenity meets the minimum required under the 
Zoning By-law.  The indoor amenity space is on the third floor, in the southwest corner of the 
building, adjacent to the outdoor amenity area.  Three separate rooms are proposed, 
consisting of a tech room, and gym, and a lounge space with a kitchen.   

 
Outdoor Amenity  

 
• The applicant is proposing a total of 1,168 square metres of residential outdoor amenity space, 

which exceeds the requirements in the Zoning By-Law (286 sq. m).  The applicant is also 
proposing a 409 square metre outdoor amenity space for the commercial uses on the site.  
Both amenity spaces are located on the third floor podium in a central courtyard 
configuration. 
 

• The residential outdoor amenity area is adjacent to the indoor amenity space.  The outdoor 
amenity contains seating areas, community gardens, open lawn and a children’s play area, 
along with landscaping. 

 
• The commercial uses outdoor amenity area also contains seating areas, community gardens 

and open lawn.  The two outdoor amenities areas are separated from each other with a wall 
that is screened with climbing vines. 
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Signage  
 
• Signage for the commercial units is proposed as frontlit LED fascia signage and also under-

canopy signage (blade signage), in a design compatible with the architectural features of the 
building.   
 

• The applicant is also proposing three signs on the second floor on the north (24 Avenue) to 
allow for some identification for the second floor office users.    

 
Landscaping 
 
• The landscaping includes a mix of trees, shrubs, and ground cover.  The landscaping concept 

will provide a safe pedestrian environment, attractive landscaping features, and a combination 
of plantings that will provide visual interest throughout the year.   
 

• Landscaping islands are proposed along the commercial frontages (24 Avenue and 161A 
Street).   Benches and bike parking are provided next to the landscaping islands.  Some plaza 
spaces are proposed at the southwest, northwest and northeast corners of the site.   

 
• The applicant has indicated they would like to pursue a public art installation at either the 

northwest or northeast corners of the site, and staff will work with the applicant to secure this 
prior to final adoption.  

 
Outstanding Items 

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

affect the overall character or quality of the project. These generally include:  
o Refine the public realm interfaces on the building architecture and landscaping 

architecture; 
o Refine the architectural character with consistently applied principles of design; 
o Scaling down and modulating the large office volume expression on north lot; 
o Integrating the office and residential character together on north lot; 
o Add more trees and landscaping along the commercial frontages on north lot; 
o Resolve livability concerns with ground floor units along vehicle routes on central lot; 
o Increasing outdoor weather protection for amenity space; and 
o Resolution of lobby location on 24 Avenue. 

 
• The applicant has been provided a 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. 

 
Central Lot Apartment Buildings - Form and Character Development Permit Requirement 
 
• The applicant is proposing a Development Permit for the two central lot apartment buildings, 

and this section of the report will deal with these buildings.  The proposed development 
generally complies with the Form and Character Development Permit guidelines in the 
Official Community Plan (OCP).   

 
• The applicant is proposing two 4-5-storey apartment buildings on a shared podium and with 

shared underground parking.  The buildings contain 174 units, consisting of 94 one-bedroom 
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units and 80 two-bedroom units.  
 

• The buildings are oriented north-south, with a large courtyard space between the two 
buildings, producing a small opening along the avenues.  The northern gap between the 
buildings has a pedestrian connection into the central courtyard area.  The southern gap 
between the buildings contains the underground parking ramp entrance and also pedestrian 
access to the central courtyard. 
 

• The building massings step with the site grade, as this central lot has more slope than the 
northern lot.  The building is 4 storeys along the eastern elevation, where the site interfaces 
with the townhouse complex across 162 Street.  The western elevation, which interfaces with 
the back of the Superstore site across 161A Street is predominantly 5 storeys. 
 

• There is one double-height lobby entrance in each building: one along 161A Street and the 
other along 162 Street, both flush with grade.  These lobby areas contain a mail and parcel 
pick-up area.   

 
• The building is brought closer to the streets with a 4.5 metre setback to animate the street 

with street enclosure and provide visual surveillance of the public realm with an active front 
patio.  There is a two-storey townhouse interface to the street, which promotes interaction 
with the public realm with its pedestrian scale elements to break up the large building volume 
with a series of smaller building proportions 

 
• The applicant is proposing to provide two levels of underground parking, which will provide 

for the required resident and visitor parking.  No at-grade parking is proposed.   
 

• The design of the building is contemporary, comprised of rectilinear forms and portal frames 
that outline key volumes in its massing composition capped with flat roofs.  The building 
facade is articulated with a palette of residential materials and muted colours, which breaks 
up the facades into the appearance of an assembly of smaller buildings to keep the streetscape 
pedestrian friendly. 
 

• High quality materials and careful detailing are used to achieve a high quality building 
treatment.  The proposed exterior materials include brick (dark grey), fibre cement shiplap 
siding (white and gray), fibre cement-panel (white, gray, dark gray) and wood tone panelling 
(brown).  Metal and glass roof canopies help define the ground floor units. Metal guardrails 
with transparent glazing are proposed for the balconies.  
 

Signage 
 

• The applicant is proposing to have a small fascia sign identifying the building name near the 
main lobby entrance. 

 
Indoor Amenity  

 
• The Zoning By-law requires that 522 square metres of both indoor and outdoor amenity space 

be provided for the residential units in the proposed building, based on the requirement of 
3 square metres per dwelling unit. 
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• The proposed 537 square metres of indoor amenity space meets the area required under the 

Zoning By-law.  The proposed indoor amenity space is on the second floor of the easterly 
apartment building, adjacent to the outdoor courtyard amenity area.  Five separate rooms are 
proposed, consisting of a tech room, a gym, a games lounge, and a casual lounge space with a 
kitchen, and a more formal lounge space with a kitchen.   

 
Outdoor Amenity  

 
• The applicant is proposing a total of 1,578 square metres of outdoor amenity space, which 

exceeds the area required under the Zoning By-Law.  The outdoor amenity space is within the 
courtyard area between the two buildings.  
 

• The outdoor amenity area contains outdoor dining and seating areas seating, a children’s play 
area, open lawn, community garden plots with a potting table and compost, and landscaped 
areas. 
 

Landscaping 
 
• The landscaping includes a mix of trees, shrubs, and ground cover.  The landscaping concept 

will provide a safe pedestrian environment, attractive landscaping features, and a combination 
of plantings that will provide visual interest throughout the year.   
 

• Landscaping is proposed along the street frontages and within the courtyard amenity space.  A 
bench and bike racks are provided outside of the two lobbies.  Small public plaza spaces will 
be added at the street corners to provide an informal gathering area.   

 
South Lot Apartment Building and Townhouses – Form and Character Development 
Permit Requirement 
 
• The applicant is proposing a Development Permit for the south lot apartment building and 

townhouses, and this section of the report will deal with these buildings.  The proposed 
development generally complies with the Form and Character Development Permit guidelines 
in the Official Community Plan (OCP).   

 
• The applicant is proposing a 4-5-storey apartment building and 74 townhouse units on the 

south lot.  The apartment building contains 97 units, consisting of 64 one-bedroom units and 
33 two-bedroom units.  
 

• The apartment is on the north portion of this site, interfacing with the central lot apartment 
buildings north of 23 Avenue.  The townhouses are on the south portion of the site.  The 
apartment and townhouses share a common vehicular access from 162 Street and also share 
the outdoor and amenity space on this site. 
 

• The apartment has a central double-height lobby on the north elevation with a mail and 
parcel pick-up area.  The apartment and townhouses are brought closer to the streets with a 
4.5 metre setback for street enclosure and to animate the street and provide visual 
surveillance of the public realm with its ground floor patios.  The apartment has a two-storey 
townhouse interface to the street, which promotes interaction with the public realm, with its 
pedestrian scale elements to break up the large building volume with a series of smaller 
building proportions. 
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• The apartment steps its floor levels with the grading slope of the site.  The building is 4 

storeys along the eastern elevation, where the site interfaces with the townhouse complex 
across 162 Street.  The western elevation, which interfaces with the back of the Superstore site 
across 161A Street is 5 storeys. 

 
• The applicant is proposing to provide two levels of underground parking, which will provide 

for the required resident and visitor parking for the apartment building.  No at-grade parking 
is proposed for the apartment.  The townhouse portion will have some at-grade visitor 
parking.   
 

• The design of the apartment is contemporary, using rectilinear forms, laced with a flat roof 
that runs its soffit vertically down to define key building volumes.  The building is further 
articulated with a palette of materials and colours, which are arranged to demarcate 
individual units at the base of the building, while carrying up low-textures on upper storeys to 
provide a backdrop for its balcony features.  
 

• High quality materials and careful detailing are used to achieve a high quality building 
treatment.  The proposed exterior materials include brick (dark grey), fibre cement shiplap 
siding (white and gray), fibre cement -panel (white, gray, dark gray) and wood tone paneling 
(brown).  Metal and glass roof canopies help define the ground floor units. Metal guardrails 
with transparent glazing are proposed for the balconies.  
 

• For the townhouse portion of the site, the applicant is proposing 14 buildings, with the 
number of dwelling units within each individual building ranging from 4-6 units.  No tandem 
parking units are proposed – all units have a side-by-side double garage.  The unit sizes range 
from 137 square metres to 153 square metres. 

 
• The townhouse site plan reflects an effort to orient as many buildings as possible to be street-

facing, to provide an attractive streetscape.  In addition, all of the street-fronting units will 
contain active living space on the ground floor which will promote interaction with the public 
realm. These units have front doors facing the street, a walkway connecting each residence to 
the street, and windows that provide casual surveillance of the public realm.   
 

• The townhouse units step with the grade as needed.  The elevations are articulated and 
employ a range of cladding materials.  The proposed cladding materials include hardi-siding 
(white, light gray), hardie board and batten (white), hardie shingles (white), hardie panel 
(gray), metal guardrails and glazing for the balconies. 

 
Signage 

 
• The applicant is proposing to have a small fascia sign identifying the building name near the 

main lobby entrance for the apartment building. 
 
Indoor Amenity  

 
• The Zoning By-law requires that 291 square metres of both indoor and outdoor amenity space 

be provided for the residential units in the proposed building, based on the requirement of 
3 square metres per dwelling unit. 
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• The proposed 412 square metres of indoor amenity space exceeds the area required under the 

Zoning By-law.  The proposed indoor amenity space is on the south elevation of the ground 
floor of the apartment building, facing the townhouse portion of the site, and adjacent to the 
outdoor amenity space.  The indoor and outdoor amenity areas are shared between the future 
townhouse residents and apartment residents. 

 
• The indoor amenity area contains three separate rooms, consisting of a tech lounge, a gym, 

and a casual lounge space with a kitchen and a games area.  
 

Outdoor Amenity  
 

• The applicant is proposing a total of 725 square metres of outdoor amenity space, which 
exceeds the area required under the Zoning By-Law.  The outdoor amenity space is within the 
courtyard area between the two buildings.  
 

• The outdoor amenity area contains outdoor dining and seating areas seating, a fitness area, a 
children's play area, community garden plots, and landscaped areas. 
 

Landscaping 
 
• The landscaping includes a mix of trees, shrubs, and ground cover.  The landscaping concept 

will provide a safe pedestrian environment, attractive landscaping features, and a combination 
of plantings that will provide visual interest throughout the year.   
 

• Landscaping is proposed along the street frontages, within the outdoor amenity space, and 
throughout the townhouse site.   A bike rack is provided outside of the apartment lobby.  A 
small public plaza is proposed at the northeast corner of the site. 

 
• Decorative paving is proposed at the vehicular entrances and concrete unit pavers are 

proposed for the visitor parking spaces.  Various pedestrian pathways and connections are 
proposed throughout the site. 
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TREES 
 
• Corey Plester, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 

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

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

Alder and Cottonwood Trees 
Alder/Cottonwood 18 18 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Cherry sp. 5 5 0 
Elm, Siberian 2 2 0 
Locust, Black 1 1 0 

Zelkova, Japanese 2 2 0 
Coniferous/Evergreen Trees 

Variegated English Holly 1 1 0 
Larch, Japanese 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  12 12 0 

Additional Trees in the 
proposed City-owned 
riparian area    

6 0 6 

 
Total Replacement Trees Proposed (excluding Boulevard 
Street Trees) 119 

Total Retained and Replacement Trees Proposed 119 

 
• The Arborist Assessment states that there are a total of 12 mature trees on the site, excluding 

Alder and Cottonwood trees.  Eighteen (18) existing trees, approximately 60 % of the total 
trees on the site, are Alder and Cottonwood trees. The applicant proposes to retain no trees 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.  
 

• Table 1 includes an additional 6 protected trees that are located within the proposed riparian  
area. The trees within the proposed riparian area will be retained except where removal is  
required due to hazardous conditions or unavoidable servicing conflicts. This will be 
determined at a later time, in consultation with the Parks, Recreation and Culture 
Department.   
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• 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 that are outside the streamside protection 
area, and a 2 to 1 replacement ratio for all other trees, including Alder and Cottonwood that 
are within a streamside protection area.  This will require a proposed total of 50 replacement 
trees on the site.  The applicant is proposing 119 replacement trees, exceeding City 
requirements.   
 

• The new trees on the site will consist of a variety of trees including Paperbark maple, Shore 
pine, Japanese stewartia, Japanese maple, Kousa dogwood, magnolia and Green Pillar oak.   

 
• In summary, a total of 119 trees are proposed to be retained or replaced on the site with no 

contribution to the Green City Fund required. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Zoning Block Plan, Proposed Subdivision Layout, Site Plan, Building 

Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey and Tree Preservation 
Appendix V. NCP Plan Amendments 
Appendix VI. ADP Comments and Response 
 
 
 approved by Shawn Low 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
KB/ar 
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NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFFICE MEMO
 
 
 

 

 

TO: Director, Area Planning & Development 
- South Surrey Division 
Planning and Development Department 

 
FROM: Development Services Manager, Engineering Department 
 
DATE: October 03, 2023 PROJECT FILE: 7816-0225-00 
 

 

RE: Engineering Requirements 
Location:  16172 24 Ave            

 
NCP AMENDMENT 

 

Provide sanitary catchment analysis to confirm downstream capacity and address any constraints. 
 

REZONE/SUBDIVISION 
 

Property and Right-of-Way Requirements 

• Dedicate 13.7m along 161A Street, north of 23A Avenue. 

• Dedicate 12.0m along 161A Street, south of 23A Avenue. 

• Dedicate varying widths between 12.0m and 20.0m along 161A Street, south of 23 Avenue,  

• Dedicate 5.0m along 162 Street. 

• Dedicate 11.5m along 22A Avenue. 

• Dedicate 14.5m along 23A Avenue. 

• Dedicate 20.0m along 23 Avenue. 

• Dedicate approximately 8.5m x 8.5m corner cut at 161A Street and 23A Avenue. 

• Dedicate corner cuts at intersections as required. 

• Register 0.5m SRW along all other development frontages. 

 

Works and Services 

• Construct 23 Avenue, 23A Avenue, and 161A Street. 

• Construct the west half of 162 Street. 

• Construct Traffic circles at 161A Street & 23A Avenue, 161A Street & 23 Avenue and, 162 Street & 23 

Avenue. 

• Construct storm sewer main along 161A Street, 23A Avenue and 23 Avenue. 

• Construct watermain along 23A Avenue and 23 Avenue. 

• Register applicable Restrictive Covenants as required. 

• Provide adequately sized storm, sanitary and water service connection to each lot. 

 

A Servicing Agreement is required as a condition of Rezone. 

 
 

 

 

Jeff Pang, P.Eng. 
Development Services Manager 

RH 
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School Enrolment Projections and Planning Update:

THE IMPACT ON SCHOOLS Edgewood Elementary

APPLICATION #: 16 0255 00

SUMMARY

The proposed    73 townhouse units and

354 lowrise units
are estimated to have the following impact

on the following schools:
Projected # of students for this development:

Elementary Students: 37

Secondary Students: 29

September 2022 Enrolment/School Capacity

Edgewood Elementary Grandview Heights Secondary

Enrolment (K/1‐7): 109 K + 675
Operating Capacity (K/1‐7) 95 K + 512

Grandview Heights Secondary

Enrolment   (8‐12): 1541
Capacity  (8‐12): 1500

Projected population of school‐age children for this development: 80

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: 0

Total New Students: 0

* 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.

The new Edgewood Elementary opened January 2021.     As of September 2022, the school 
has 7 portables on site.  The new Ta’talu Elementary, located below 20th Avenue, is targeted 
to open fall of  2024.  Until then, the district will rely on portables to make up the seat 
shortfall and possible boundary changes.

To relieve the pressure at Earl Marriot, a new 1500 capacity high school, Grandview Heights 
Secondary, located on 26th Ave next to the existing Pacific Heights Elementary opened 
September 2021.  Edgewood catchment feeds two Secondary schools: Grandview Heights and 
Earl Marriot.

January 23, 2023

Planning
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MIKE FADUM AND ASSOCIATES LTD. 
VEGETATION CONSULTANTS 

Mike Fadum and Associates Ltd. 
#105, 8277-129 Street, Surrey, BC, V3W 0A6 

Phone 778-593-0300 Fax 778-593-0302 

Tree Preservation Summary 
Surrey Project No: 16-0225-00 
Address:  16172-24 Avenue 
Registered Arborist:  Corey Plester, RFT #PN-8523A 

 
Off-Site Trees Number of Trees 
Protected Off-Site Trees to be Removed 0 
Total Replacement Trees Required:  
 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
0 X one (1) = 0 

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
0 X two (2) = 0 

0 

Replacement Trees Proposed NA 
Replacement Trees in Deficit NA 

 
Summary report and plan prepared and submitted by:  Mike Fadum and Associates Ltd. 

Signature of Arborist:     Date:  October 11, 2023 

 

On-Site Trees Number of Trees 

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

30 

Protected Trees to be Removed on site 30 
Boulevard Protected Trees to be Retained  
(excluding trees within proposed open space or riparian areas) 

38 

Total Replacement Trees Required: 
- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

18 X one (1) = 18 
 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
  12 X two (2) = 24 

 
                   - Boulevard Trees Requiring 2 to 1 Replacement Ratio 

  4 X two (2) = 8 
 

50 

Replacement Trees Proposed 119 
Replacement Trees in Deficit 0 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] 6 
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October 11th,2023 
Attention: Keith Broersma- Senior Planner 
 
 
RE: Response to ADP Minutes Thursday August 24th,2023 (DP Application # 7916-0225-00/ 16172-24 
Avenue) 
 
 
 
With reference to Advisory design Panel meeting minutes we are herewith enclosing a response to the 
raised points. DF Architecture responses are presented in Red and VDZ+A responses are presented in blue. 
 
Key Points 
 
• Form and character are generally successful. We appreciate the positive feedback.  

 
• Consider opportunities for additional storm water management with rain gardens, bioswales, etc. 

Storm water detention is being delt with tanks as per the Civil design. 
 
• Consider additional design integration between the glazing on southwest corner of the amenity 

space and glazing on the office spaces with the overall aesthetic of the main building. The 
glazing has been further detailed out to follow patterns from the use below such as CRU or 
Townhouses. However as per UD comments received on October 6th, 2023, solid panels will be 
added to the glazing.  

 
• Consider celebrating the two residential lobbies from an architectural and landscape perspective. 

The residential lobbies facing north and west have been further emphasized by proposing a 
frame matching with the AL-13 color proposed on the residential indoor amenity. The weather 
protection above these lobbies have been proportionally revised.  

 
• Consider further celebrating the office entry (located on 24th Street). The offices lobby has been 

further developed by proposing entry arch in between the CRU brick façade, Cobalt Blue AL-13 is 
proposed as finish to compliment the proposed material used on the 3rd floor offices. The 
weather protection canopy has been proportionately revised.   

 
• Consider more programming opportunities for the entry located on 24th Avenue, in particular on 

the northwest end.  The landscape design along the commercial frontages on the west, north and 
east has been updated to match standard Surrey commercial design, This includes at grade 
planter along the property line that support tree and shrub planting, and additional bike parking 
and benches in the joining hardscape.  

 
• Consider providing covered spaces in all outdoor amenity spaces for year-round useability.  

Lot A already has extensive covered space and will remain unchanged in this respect.  

Appendix VIIIAppendix VI
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Lot B has been updated to include a covered space connected to the main indoor lounge space. 
This is closely associated with the outdoor BBQ. 
The Lot C apartment building has been updated to include a sheltered space off the main amenity 
rooms. 
 

• Consider recessing the overhang of the protruding corner volumes of the residential and office 
spaces. The protruding corner volumes have been recessed to address these comments. The 
projection has been kept similar on both corners.  

 
Site 
 
• Consider relocating the parking ramp, PMT, and garbage staging area of Lot A to the west side of 

the building so that it is adjacent to the existing commercial development, rather than across 
from residential.  The raised comment is appreciated from urban design perspective however 
after further discussion with planning and transportation, due to the proposed road network and 
restrictions with the existing commercial to the west, it was requested by planning to maintain 
the entrance to parking and subsequently the PMT and staging area at the proposed location.  
 

• Provide a more realistic representation of the glazed volumes, considering the floor and roof 
thickness, mullions, and openable glass portions. The glazing been further detailed out to follow 
patterns from the use below such as CRU or Townhouses. However as per UD comments 
received on October 6th, 2023 solid panels will be added to the glazing. Please note that there is 
glasses are not proposed as openable.  

 
• Consider sectioning the long, glazed volume into modules, potentially above the office entrance 

lobby. To address this comments and as per UD comments received on October 6th, 2023, Solid 
portions will be added in relation to the CRU and office entrance on the first floor. 

 
• Consider adding feature lighting, outdoor furniture, and seating for pedestrians and tenants on 

the northwest and northeast corners of Lot A. The landscape design along the commercial 
frontages on the west, north and east has been updated to match standard Surrey commercial 
design, This includes at grade planter along the property line that support tree and shrub planting, 
and additional bike parking and benches in the joining hardscape. 

 
• Consider increasing visibility of the amenity space entry at the ramp from the townhouse side on 

Lot C.  

The visibility of the amenity has been improved in 3 ways: 

• The entry ramp widened to clarify it is the main amenity entrance. 
• The entry ramp was shifted East to enlarge the amenity area, and provide a greater landscape 

buffer to the play amenity. 
• A trellis gateway has been added at bot the ramp and play entry stair. 

 
• Consider allocating sufficient space for PMT location in each of the lots and make it more visible 

on the site plan. PMTs have been accounted for and shown clearly on plans with access paths 
and landscape buffers. 

 
• Consider generating plans for several phases of the project, each containing adequate indoor and 

outdoor amenity spaces that are useable throughout all phases of the project. Noted. Lot A will 
be developed as one phase. Lot B will be developed in two phases however the amenity areas are 
developed as part of the first phase. Lot C will be developed in phases however the outdoor 
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amenity will be available for the townhouse residents upon completion of the first phase.  
 
 
Form and Character 
 
• Consider unifying the third-floor elevation of the building by changing the glass volume in Lot A 

on the southwest corner and articulating the volume in a language more similar to that of the 
residential spaces in the building. The southwest corner has been revised by proposing a 
different color for the metal cladding similar to the residential lobbies. The glazing modules are 
inspired by the townhouse use below.  
 

• On Lot A, consider incorporating similar materials and elements throughout the office and 
residential spaces in order to develop a stronger relationship between the various areas of the 
elevation. The same followed. Each use has one accent color. However, the rest of the colors, 
materials and textures are similar.  
 

• Consider integrating and emphasizing the office and residential entry lobbies to create a more 
celebrated space by using colour and material or by extending the module to the upper-level 
offices from the façade point of view. The residential lobbies facing north and west have been 
further emphasized by proposing a frame matching with the AL-13 color proposed on the 
residential indoor amenity. The weather protection above these lobbies have been proportionally 
revised.  
 
The offices lobby has been further developed by proposing entry arch in between the CRU brick 
façade, Cobalt Blue AL-13 is proposed as finish to compliment the proposed material used on the 
3rd floor offices. The weather protection canopy has been proportionately revised.   

 
• Consider pulling back the overhang of the corner volumes of the residential and office levels to 

prevent them from dominating and protruding further than the lines of the building. The 
protruding corner volumes have been recessed to address these comments. The projection has 
been kept similar on both corners. 

 
• Consider further developing the design of the Lot A residential lobby from an architectural and 

landscape perspective. The residential lobbies facing north and west have been further 
emphasized by proposing a frame matching with the AL-13 color proposed on the residential 
indoor amenity. The weather protection above these lobbies have been proportionally revised.  
 
The offices lobby has been further developed by proposing entry arch in between the CRU brick 
façade, Cobalt Blue AL-13 is proposed as finish to compliment the proposed material used on the 
3rd floor offices. The weather protection canopy has been proportionately revised.   

 
Colour concrete bands, and stamped entry, along with stand-alone planters have been added to 
announce the entry of the residential lobbies. 

 
• Consider adding more substantial screening for townhome patios in Lot A, specifically those 

facing the semi-public walkway in the courtyard, by planting trees for the purpose of privacy. To 
improve the privacy of patios facing the internal amenity space, the planters have been widened 
and gates added to coincide with hedge planting. 
 

• Consider adding more amenity spaces for those townhouses in the small areas identified at the 
corners of the internal road. There are few corner spaces withing the townhouse site. One 
available corner has been used to plant a larger shade tree. The other corner was required for 
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utilities. The design does not include seating at these spaces as there is concern, that being on 
the corner does not provide adequate site lines for those driving in the neighborhood. 

• Consider extending the use of colour with the AL-13 panels. Al-13 color been selected carefully as 
the accent color on lot A building to distinguish the different uses. Offices on the 3rd floor and the 
offices entrance lobby are proposed as same color (Cobalt Blue) and the residential lobbies along 
with the residential indoor amenity are proposed as the same color.  
 

• Consider extending the use of the soft, wood tone product found in Lot B and Lot C; alternatively, 
Woodtone has been already used throughout the project on all three lots mainly on the soffits 
and on lot B and C on the main façade as well.   

 
• consider using accent colours on doors and canopies to brighten the grey colour scheme. The 

canopies are proposed as C channel with glazing, however the door to the townhouses have been 
proposed as different colors as part of the different color scheme proposed on each lot.  

 
• Consider unifying the architectural aesthetic of the overall site by extending the details of the V 

columns at 161A and 23A to other points on the façade. Further to the conversation with UD, the 
V columns have been removed and the southwest corner is further refined. The mass on the 4th 
and 5th floor has been recessed to help with identifying the different uses visible on this corner.  

 
• The black window frames are a key element of exterior elevations. However, these are 

sometimes dropped later due to cost issues, and this would drastically change the look of the 
building. It is important that the City obtain some form of firm commitment that they will be 
retained. Otherwise, the applicant should provide alternative elevations to the ADP, so the actual 
design can be assessed. We will be making sure this won’t change during BP or construction.  

  
Landscape 

Consider including additional landscape elements, such as benches or planters, to the Lot A residential 
lobbies, to mark the entries more clearly and to develop an inviting space.  

The commercial landscape has been improved in several ways: 
1. Hardscape 

• Colour concrete banding has been added to the sidewalk pattern to reference the architectural 
pillars/brick between commercial units. 

• Special stamped paving has been added at the commercial and two residential entries. 
• The corner spaces have been paved more simply with 1x1m grid of saw cuts to promote the 

plaza nature of these spaces. 
 

2. Furnishings 
 
• Square planters flank the residential lobbies to provide differentiation. 
• Additional Benches and bike racks have been located along the frontage associated with the 

enlarged at grade planting. 
 

• Consider the soil depth required by all trees used in the project. This has already been 
considered. Please see section drawings. 
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• Consider diversifying tree and shrub species to account for all-season wildlife habitat use. See 

the landscape shrub palette page LP-01. The planting supports a broad range of animals from 
bees to birds and butterflies. The bloom schedule demonstrates how the plantings will provide 
flower interest for 11 months of the year. The plans also provide a significant diversity of trees to 
meet Surrey’s species and genus percentage requirements. There are 16 species of trees in total. 
 

• Consider providing a greater covered space in the amenity area for multi-season use. All lots now 
have a covered outdoor shelter associated with the amenity spaces. 

 
• Consider coordinating amenity programming of interior rooms to exterior spaces. The 

relationships between indoor and outdoor amenity spaces have been considered and located 
accordingly. 

 
• Consider repurposing some of the long grass wildflower areas in Lot B as amenity space. The 

long grass sloped area is a key defining landscape feature of the Lot B courtyard and will remain. 
This amenity space is already at least 3x larger than required so it has significant greenspace, 
and the long grass adds to the park like experience. The long grass area is part of a smooth slope 
transition between two levels. The generally low height grasses help keep a visually open space 
between the two levels. The ramp that moves through the grasses is an interesting landscape 
experience beyond the more typical on podium elements. Seating along the ramped way has 
been provided. The wildflower long grass provides substantial pollinator habitat opportunities. 

 
• Consider potential stormwater retention features in the long grass wildflower area in Lot B. Storm 

water detention is being delt with tanks as per the Civil design. The soil volumes associated with 
this broad coverage of long grass also helps to increase water absorption. 

 
 
CPTED 
 
• Consider providing access to the Lot A corner feature from the south side to prevent hiding 

spaces and to minimize CPTED concerns. This corner has been further revised on the 
architectural drawings as well as the landscape design to address the concern.  

 
 
 
Sustainability 
 
• Consider opportunities for rain gardens or bioswales. The current designs for Lot A and B are 

fully on slab. The Amenity spaces are 3-5 times larger than required and have extensive planting. 
The large planted long grass and wildflower slopes will have a very positive impact on both 
rainwater retention through soil absorption and ecological benefits for bees and insects. 
 

• Consider providing both indoor and outdoor parking for electric bicycles. Noted and further 
reviewed with the development team however decided to proceed with the proposed bicycle 
arrangements.  

 
• Consider current and future energy modelling to inform design process, to test resiliency, for 

thermal comfort, and to ensure future liveability. Will be incorporated.  
 
• Consider locations of HRVs and heat pumps before finalizing unit layouts to account for higher 

efficiency, reduced noise, better filtration, and summer bypass. Will be considered.  
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• Consider electrification for future proofing of space and water heating in anticipation of projected 
regulations of energy generation. Will be considered. 
 

• Consider high quality bike amenities, including sufficient wayfinding for bicyclists, automatic door 
operators to ease entry and exit, ample room for cargo bikes and trailers, and electric bicycle 
charging. Wide pathways are provided throughout the development frontage and amenity spaces 
to allow pedestrians and cyclists to navigate safely. 

 
• Consider including a basic bicycle maintenance area which can also serve as a casual space for 

social interactions. At the later stages of the project if the space is available in the parking area 
the development team might consider this proposal.  

 
• Consider how bicyclists interact with pedestrians and drivers both on the ground plane and within 

buildings. As per COS zoning by law the bicycle rooms are kept at grade or one level below grade 
and the access is through elevators.  

 
• Consider opportunities for natural ventilation in office units one through five of the third level of 

Lot A. Currently the offices are not designed to offer natural ventilation.  
 
  
Accessibility 
 
• Consider providing access to all outdoor amenity areas without obstacles for residents. All the 

common areas are proposed accessible.  
 

• Consider building adaptable units to provide opportunities to age-in-place and to be accessible to 
individuals of various ages and abilities. Further to the discussion with the development team, 
however decided to proceed with the current proposal for the unit arrangements.  

 
 
 
JESSIE ARORA  

Principal, Architect AIBC  

SSA, MAA, AAA, OAA, RA 
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