
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0208-00 

Planning Report Date: February 10, 2025   

PROPOSAL: 

• Rezoning from R3 to CD (based on RM-70) 

• Development Permit 

to permit the development of a six-storey apartment 
building containing 102 dwelling units and two levels of 
underground parking. 

LOCATION: 10506 - 140 Street, 10516 - 140 Street 

10526 - 140 Street 

ZONING: R3 

OCP DESIGNATION: Multiple Residential & 
Conservation and Recreation  

TCP DESIGNATION: Low to Mid Rise Residential & 
Parks and Natural Areas 
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RECOMMENDATION SUMMARY 
 
The Planning & Development Department recommends that Council endorse Option A, which, 
in the absence of a full land assembly, is to refer the application back to staff to continue working 
with the applicant to ensure there is a viable development site remaining for the property owner 
to the north (10536 - 140 Street).  
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• The proposal does not comply with Policy 4.1.3.7 in the Guildford Town Centre Plan which 
directs applicants and staff to consider the future development potential of neighbouring lots 
by analysing the lot consolidation pattern and development potential of adjacent properties 
(Appendix III).  
 

• The Plan expects applicants to pursue lot consolidation to prevent the creation of remnant 
parcels that cannot be developed to the ultimate intended land use designation. The current 
proposal will create a remnant parcel to the north (10536 - 140 Street) that will have no or 
limited means to develop to the intended “Low to Mid Rise Residential” designation.  

 
 
RATIONALE OF RECOMMENDATION 
 

• The site is currently designated “Multiple Residential” and “Conservation and Recreation” in 
the Official Community Plan (OCP) and is split designated as “Low to Mid Rise Residential” 
and “Parks and Natural Areas” in the Guildford Town Centre Plan (TCP). The proposal has 
merit in that the anticipated floor area ratio (FAR) of 2.24 gross and building form are 
generally in keeping with the development expectations set by the TCP (Appendix II).  

 

• The Guildford TCP expects applicants to pursue lot consolidation to prevent the creation of 
remnant parcels that cannot be developed to the ultimate intended land use designation. The 
current proposal will create a remnant parcel to the north (10536 - 140 Street) that will have no 
or limited means to develop to the intended “Low to Mid Rise Residential” designation. 

 

• The proposal may set an undesirable precedent for future development proposals seeking 
development approval on incomplete land assemblies in ways that are non-compliant with 
existing planning and policy frameworks established in the Guildford TCP and the OCP. 

 

• In addition, the Guildford TCP has identified the intent to locate a plaza at the southeast 
corner of the 105 Boulevard and 140 Street intersection on the neighbouring site to the north, 
10536 - 140 Street (Appendix IV). A consequence of approving Development Application No. 
7924-0208-00 as currently proposed is that the plaza may no longer be feasible to achieve at 
this corner, thus impacting the public realm and placemaking policies envisioned in Section 
4.4 of the TCP.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
A. Council refer the application back to staff to continue working with the applicant to 

ensure there is a viable development site remaining for the property owner to the north 
(10536 - 140 Street). This approach may include the registration of a Section 219 Restrictive 
Covenant (“No Build”) prohibiting building on a portion of the subject site or the purchase 
of the lot to the north. 

 
Alternatively, Council may consider the following option: 
 
B.  If Council is of the view that the merits of the application are sufficient to allow the 

application to proceed based on the three-lot land assembly currently proposed, Council 
could direct staff to continue to process the application at the height, density and setbacks 
currently proposed (Appendix I).  

 
This report is being forwarded to Council in advance of a full application review as the application 
involves policy-related decisions, and it was not considered practical to undertake all the work 
associated with refining and detailing the proposal until it is determined if Council is prepared to 
consider the proposal on the current land assembly which could be precedent-setting. 
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

Subject Site Urban Residential 
Lots 

OCP: Multiple 
Residential & 
Conservation and 
Recreation 
 
TCP: Low to Mid 
Rise Residential & 
Parks and Natural 
Areas 

R3 

North: 
 

Urban Residential 
Lot 

OCP: Multiple 
Residential & 
Conservation and 
Recreation 
 
TCP: Low to Mid 
Rise Residential & 
Parks and Natural 
Areas 

R3 
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Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

East: 
 

Utility Corridor  OCP: Conservation 
and Recreation 
 
TCP: Parks and 
Natural Areas 

R3 

South (across lane): 
 
development approved under 
application no. 7918-0425-00. 
 

Approved six-
storey apartment 
containing 106 
dwelling units 

OCP: Multiple 
Residential & 
Conservation and 
Recreation 
 
TCP: Low to Mid 
Rise Residential & 
Parks and Natural 
Areas 

CD Bylaw No. 
20061 

West (across 140 Street): Our Lady of Good 
Counsel School & 
Fields 

OCP: Multiple 
Residential 
 
CCP: Low to Mid 
Rise Mixed-Use 

PA2 

 
Context & Background  
 

• The subject site is located on the east side of 140 Street immediately south of the intersection 
with 105 Boulevard in the Guildford Plan area. The site is designated “Multiple Residential” in 
the Official Community Plan (OCP) and is split designated as “Low to Mid Rise Residential” 
and “Parks and Natural Areas” in the Guildford TCP. The subject site is zoned “Urban 
Residential Zone (R3)”. In addition, the site is partially located within the Frequent Transit 
Development Area (FTDA), between City Centre and the Guildford Town Centre. 
 

• The subject site consists of three properties, located at 10506, 10516, and 10526 - 140 Street, and 
has a gross site area of 5,620 square metres. 
 

• The eastern portion of the development site is encumbered by a 2,406 square metre BC Hydro 
ROW, which is considered ‘undevelopable utility area’ as per the OCP, and which is not 
permitted to be included in gross site area or gross site density calculations. Excluding the BC 
Hydro ROW, the remaining gross site area of the site is 3,214 square metres (0.79 acres). 

 

• A 50-metre-wide Green Infrastructure Network (GIN) corridor overlaps the east portion of the 
site by approximately 10-metres at its widest extent (within the BC Hydro ROW) and jogs to 
the east of the development site as it follows a north-south alignment. The portions of the 
GIN corridor east of the development site is City-owned Parkland containing the Quibble 
Creek Greenway, and forms part of the ultimate 50-metre-wide GIN corridor envisioned by 
the Guildford TCP. 
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing a six-storey apartment building containing 102 dwelling units, over 
two levels of underground parking in the Hawthorne District of Guildford. The proposal 
requires the following: 
 

o Rezoning from R3 to CD (based on RM-70); 
o Development Permits for Form and Character (DP1) and Sensitive Ecosystems – GIN 

(DP3); and 
o Subdivision (Consolidation) from three lots to one lot.  

 

 Proposed 

Lot Area 

Gross Site Area: 5,620 sqm. 
Road Dedication: 635 sqm. 
Undevelopable Area: 2,406 sqm.*** 
Net Site Area: 2,579 sqm. 

Number of Lots: 1 

Building Height: 6 storeys 

Floor Area Ratio (FAR): 2.24 (gross)*** 

Floor Area 

Total: 7,197.3 sqm. 

Residential Units: 

Studio: 9 
1-Bedroom: 62 
2-Bedroom: 24 
3-Bedroom: 7 
Total: 102 

*** The 2,406 square metre BC Hydro ROW is considered ‘undevelopable utility area’ as per the OCP 
and is not permitted to be included in gross site area or gross site density calculations. The applicant 
has erroneously included undevelopable area in their gross FAR calculations and therefore the 
number contained within this report is higher than that which appears on their development 
statistics (A-0.3). 
 
Referrals 
 
Should Council determine there is merit in allowing the subject development application to 
proceed, the following stakeholders will provide formal comments with respect to the proposal: 
 

• Engineering & Transportation; 

• School District; 

• Parks, Recreation & Culture; 

• Surrey Fire Department;  

• BC Hydro; and 

• Trees and Landscaping. 
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POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The site is designated as “General Urban” in the Regional Growth Strategy (RGS), which could 
accommodate the land use identified by the applicant. 
 

Official Community Plan 
 
Land Use Designation 
 

• The site is designated as “Multiple Residential” in the Official Community Plan (OCP), which 
could accommodate the land use identified by the applicant.  

 
Secondary Plans 
 
Land Use Designation 
 

• The site is split designated as “Low to Mid Rise Residential” and “Parks and Natural Areas” in 
the Guildford TCP, which could accommodate the use identified by the applicant.  

 
Themes/Policies 
 

• The proposal does not comply with Policy 4.1.3.7 in the Guildford Town Centre Plan which 
directs applicants and staff to consider the future development potential of neighbouring lots 
by analysing the lot consolidation pattern and development potential of adjacent properties 
(pgs. 54 & 150).  
 

• The Plan expects applicants to pursue lot consolidation to prevent the creation of remnant 
parcels that cannot be developed to the ultimate intended land use designation. The current 
proposal will create a remnant parcel to the north (10536 - 140 Street) that will have no or 
limited means to develop to the intended “Low to Mid Rise Residential” designation.  

 

• In addition, the Guildford TCP has identified the intent to locate a plaza at the southeast 
corner of the 105 Boulevard and 140 Street intersection on the neighbouring site to the north, 
10536 - 140 Street (pgs. 71 & 74). A consequence of approving Development Application No. 
7924-0208-00 is that the plaza may no longer be feasible to achieve at this corner, thus 
impacting the public realm and placemaking policies envisioned in Section 4.4 of the TCP.  

 
 
PUBLIC ENGAGEMENT 
 

• Pre-notification letters were sent on October 21, 2024, and the Development Proposal Signs 
were installed on October 23, 2024. Staff have not received any responses from neighbours in 
the vicinity of the project.  
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• In addition, staff sent a letter by registered mail to the potentially impacted neighbour at 
10536 - 140 Street notifying them about the development application and that this proposal 
may have implications for their property and its ability to redevelop on its own to the 
maximum density currently prescribed in the Guildford TCP. This letter was mailed on 
October 18, 2024, and Canada Post returned this letter to the city on November 14, 2024, as it 
was unclaimed.  

 
 
PROJECT EVALUATION  
 
Applicant’s Justification 
 
The applicant has offered the following rationale for the proposed development (with staff 
comments in italics where necessary): 
 

• The applicant has made several attempts over the past two years, including in-person 
meetings as recently as November 2024, to acquire 10536 - 140 Street, offering above-market 
rates. However, the property owner has consistently been unresponsive or uninterested in 
selling.  
 

• The adjoining neighbour to the north has been made aware of the applicant’s intent to 
develop. This includes further explanation on lot consolidation requirements and the 
potential consequences of not becoming party to this development. 
 

• The applicant has made efforts to showcase how the remnant lot to the north can develop 
independently in future (reference Sheet A-0.6).  

 
(The concept plan for the remnant lot does not adhere to the Guildford TCP, nor is it attuned 
to conventional and commonplace building forms. As identified in Option B, this design is 
unconventional for a Surrey project, and it may not be economically viable to develop 10536 – 
140 Street in this manner). 
 

• The applicant plans to optimize their land assembly for residential development, addressing 
the need for housing in the west end of the Guildford Plan. The site’s proximity to the 104 
Avenue transit corridor offers convenient access to public transportation, making it an ideal 
location for much-needed housing units.  
 

• The current design responds to the city’s development expectations in respect to setbacks, 
upper-level step backs, and the minimization of at-grade surface parking to the east of the 
lane. 
 

• The current design responds to the City’s design guidelines which enables both the 
developments to develop independently of each other.   

 
(See note above. In addition, the concept for 10536 - 140 Street does not adhere to the 
Guildford TCP, nor is it consistent with other Guildford Projects).  
 

• This is the applicant’s preferred development concept.  
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Optional Courses of Action 
 
The following is a summary of two optional courses of action for Council’s consideration, and the 
benefits and concerns associated with each approach:  
 

• Option A: refer the application back to staff to continue working with the applicant to ensure 
there is a viable development site remaining for the property owner to the north (10536 - 140 
Street). This approach may include the registration of a Section 219 Restrictive Covenant (“No 
Build”) prohibiting building on the northern portion of the subject site or the purchase the lot 
to the north. 
 
Pros:  
 

o Staff will have an opportunity to continue to work the applicant to refine the project 
on a smaller land assembly that preserves developability for the neighbour to the 
north, or on a full land assembly inclusive of 10536 - 140 Street. 
 

o Staff will have the opportunity to continue to try and contact the potentially impacted 
neighbour at 10536 - 140 Street to see if a resolution can be found. 

 
o Should the applicant be required to place a “No Build” covenant on a portion of their 

site for future incorporation with 10536 - 140 Street, a 2.25 FAR (gross) development at 
six storeys with viable underground parking will still be achievable on a smaller land 
assembly. 

 
o Likewise, the potentially impacted neighbour at 10536 - 140 Street will have more net 

developable area (with a portion of land acquired from the applicant in the future) 
which will enable a development in accordance with the “Low to Mid Rise Residential” 
designation (2.25 FAR gross), and with viable underground parking. 

 
o If sufficient future developable area is set aside for 10536 - 140 Street, staff will remain 

well positioned to negotiate for a future plaza at the southeast corner of 140 Street and 
105 Boulevard. 
 

o The proposal will deliver housing in the west end of the Guildford TCP. 
 

Cons: 
 
o The applicant’s preferred development concept will not be achieved.  

 
 

• Option B: direct staff to continue to process the application at the height, density, and 
setbacks currently proposed. 

 
Pros: 
 

o The applicant’s development concept on the current land assembly will be achieved.  
 
o The current design responds to the city’s development expectations in respect to 

setbacks, upper-level step backs, and the minimization of at grade surface parking to 
the east of the lane.   



Staff Report to Council 
 
Application No.: 7924-0208-00 

Planning & Development Report 
 

Page 9 

 
 

Cons: 
 

o The applicant has made efforts to showcase how the North lot can develop 
independently in future. The concept does not appear to reflect consistently with 
local market conditions for a building of this type. Staff question whether it would be 
economically viable to develop 10536 - 140 Street as depicted due to the constraints of 
the site and the interface created with the development considered under application 
no. 7924-0208-00.  
 

o Approval of the current layout and land assembly may set an undesirable precedent 
for future development proposals seeking development approval on incomplete land 
assemblies in ways that are non-compliant with existing planning and policy 
frameworks established in the Guildford TCP and the OCP. 

 
o The plaza will no longer be achievable at the southeast corner of 140 Street and 105 

Boulevard, thus undermining the public realm and placemaking policies envisioned in 
Section 4.4 of the TCP. 

 
 

CONCLUSION 
 
The Planning & Development Department recommends that Council endorse Option A, which is 
to refer the application back to staff to continue working with the applicant to ensure there is a 
viable development site remaining for the property owner to the north (10536 - 140 Street). This 
approach may include the registration of a Section 219 Restrictive Covenant (“No Build”) 
prohibiting building on a portion of the subject site or the purchase of the lot to the north. 
 
Council may also consider endorsing Option B. If there is merit to allow the application to 
proceed based on the three-lot land assembly currently proposed, Council can refer the 
application back to staff to continue to process the application at the height, density, and 
setbacks currently proposed. 
 
Staff will return to Council with a completed rezoning and development permit submission at a 
future Regular Council – Land Use Meeting, once all submission materials are received and the 
detailed development application review process is completed.  
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Site Plan and Floor Plans  
Appendix II. Guildford Town Centre Land Use Designation Plan 
Appendix III.  Guildford Lot Consolidation Policy 
Appendix IV. Guildford Plaza Network Plan  
 
 
 approved by Chris Mcbeath 
 
 
    Ron Gill 
    General Manager 
    Planning and Development 
RO/ar 








































