
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.:  7918‐0388‐00 

Planning Report Date:  July 11, 2022 

PROPOSAL: 

 Rezoning from CD (Bylaw No. 10464) to CD 
(based on RM‐135) 

 Development Permit 

to permit the development of two residential high‐rise 
buildings with ground floor retail and a child care 
centre in City Centre. 

LOCATION:  13433 – Gateway Drive 

ZONING:  CD Bylaw No. 10464 

OCP DESIGNATION:  Central Business District  

City Centre Plan 
DESIGNATION: 

High Rise 5.5 FAR 
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RECOMMENDATION SUMMARY 
 

 Bylaw Introduction and set date for Public Hearing for Rezoning 
 

 Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

 None. 
 
 
RATIONALE OF RECOMMENDATION 
 

 The proposal complies with the Central Business District designation in the Official 
Community Plan (OCP). 
 

 The proposal complies with the High Rise 5.5 FAR designation in the Surrey City Centre Plan. 
 

 The proposed density and building form are appropriate for this part of City Centre (Gateway 
District) and the proposal complies with the Development Permit (Form and Character) 
requirements in the OCP and design guidelines for City Centre Plan. 

 

 The proposed buildings are expected to achieve an attractive architectural built form utilizing 
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. 

 

 The proposed development is close to the Gateway SkyTrain Station, and conforms to the goal 
of achieving high‐rise, high density development near one of the SkyTrain stations in City 
Centre. 

 
 

  



Staff Report to Council 
 
Application No.: 7918‐0388‐00 

Planning & Development Report 
 

Page 3 

 
RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1.  A Bylaw be introduced to rezone the subject site from "Comprehensive Development Zone 

(CD)" (Bylaw No. 10464) to "Comprehensive Development Zone (CD)" and a date be set 
for Public Hearing.  

 
2.  Council authorize staff to draft Development Permit No. 7918‐0388‐00 generally in 

accordance with the attached drawings (Appendix I). 
 
3.  Council instruct staff to resolve the following issues prior to final adoption: 
 

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

 
(b) submission of a road dedication plan to the satisfaction of the Approving Officer; 

 
(c) final approval from TransLink;  

 
(d) resolution of all urban design issues identified by City staff and Advisory Design 

Panel 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) the applicant provide a density bonus amenity contribution consistent with the 

Tier 2 Capital Projects CACs in support of the requested increased density, if 
applicable, to the satisfaction of the General Manager, Planning and Development 
Department; 

 
(h) registration of a right‐of‐way for public rights‐of‐passage for the area between the 

building face and the street edges; 
 

(i) registration of access easements to ensure access to the proposed shared parking 
and amenity facilities within the development; 

 
(j) submission of an acoustical report for the units adjacent to the SkyTrain guideway 

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. 
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SITE CONTEXT & BACKGROUND 
 

Direction  Existing Use  CCP Designation  Existing Zone 
 

Subject Site  Vacant lot, traversed by the 
SkyTrain guideway along the 
east corner of the site. 

High Rise 5.5 FAR  CD (By‐law No. 
10464) 

Northwest: 
 

Vacant lot.  Development 
Application No. 7921‐0343‐00 
to permit three residential 
high‐rise buildings is at Third 
Reading. 

High Rise 5.5 FAR  CD (By‐law No. 
16679) 

Northeast (Across 
City Parkway): 
 

4‐storey apartment building.  High Rise 5.5 FAR  CD (By‐law No. 
16334) 

Southeast (Across 
Gateway Drive): 
 

Vacant lot.  Mixed‐Use 5.5 FAR  CD (By‐law No. 
10464) 

Southwest (Across 
University Drive): 
 

Vacant lot under 
Development Application No. 
7919‐0095‐00 to permit a 
residential high‐rise building, 
pre‐Council. 

High Rise 5.5 FAR  CD (By‐law No. 
10464) 

 
Context & Background  
 

 The subject site is located just north of the Gateway SkyTrain station and is comprised of one 
property at 13433 Gateway Drive, which is approximately 6,000 square metres in size. 
 

 The property is designated Central Business District in the Official Community Plan (OCP) 
and High Rise 5.5 FAR in the City Centre Plan (CCP).  The property is zoned Comprehensive 
Development (CD) Zone (CD Bylaw No. 10464) and is located in the Gateway District 
neighbourhood of the CCP.  

 

 The site slopes gently down towards the northwest with an approximately 3.0 metre grade 
difference. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

 The applicant is proposing the following in order to permit two high‐rise residential buildings 
on the site, along with a child care centre, and limited ground floor commercial uses: 

o Rezoning from CD Bylaw No. 10464 to a CD Zone based on the RM‐135 Zone; and  
o Detailed Development Permit for Form and Character. 
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 The proposed gross density is 7.44 FAR (8.36 net FAR).  The proposed development consists of 
665 market residential units in two high‐rise buildings of 36 and 40 storeys in height, along 
with a child care centre in one building and limited commercial uses in the other. 
 

 Development details are provided in the following table:  
 

  Proposed 

Lot Area 

Gross Site Area:  6,007 square metres 
Road Dedication:  655 square metres 
Net Site Area:  5,352 square metres 

Number of Lots:  1 

Building Height:  West Tower:  197 metres (40 storeys) 
East Tower:  186 metres (36 storeys) 

Floor Area Ratio (FAR):  7.44 gross (8.36 net) 

Floor Area 

Residential:  44,524 square metres 
Commercial:  194 square metres 
Total:  44,718 square metres 

Residential Units: 

1‐Bedroom:  357 
2‐Bedroom:  286 
3‐Bedroom:  22 
Total:  665 

 
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 
101 school‐age children generated by this development, of which 
the School District has provided the following expected student 
enrollment. 
 
46 Elementary students at K.B. Woodward Elementary School 
33 Secondary students at Kwantlen Park 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 dwelling units in this project are 
expected to be constructed and ready for occupancy by 2027. 
 



Staff Report to Council 
 
Application No.: 7918‐0388‐00 

Planning & Development Report 
 

Page 6 

 
Parks, Recreation & 
Culture: 
 

Parks accepts the removal of 17 City trees as recommended in the 
Arborist Report with compensation to be collected by Trees & 
Landscaping into the Green City Program.  
 
The closest active parks are Whalley Athletic Park and Tom Binnie 
Park and are 350 metres away, and the closest natural area is a 
greenbelt and is 75 metres away. Future parkland is proposed 
within 50 metres of the subject site as part of the Surrey City Centre 
Plan. 
 

Surrey Fire Department:  No concerns. 
 

TransLink: 
 

No concerns, however, TransLink has requested further 
clarification on some items as the project design is advanced. 
 

Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on April 28, 2022  
and was supported. The applicant has resolved most of the 
outstanding items from the ADP review as outlined in the 
Development Permit section of this report. Any additional revisions 
will be completed prior to Council’s consideration of Final 
Adoption of the rezoning bylaw, to the satisfaction of the Planning 
and Development Department.  

 
Transportation Considerations 
 

 There is existing transit service on 108 Avenue, approximately 200 metres south of the subject 
site, serviced by Routes 335, 371, and 373, as well as on King George Boulevard, approximately 
500 metres from the subject site, serviced by Routes 321 and N19. 
 

 The site is located approximately 200 metres north of the Gateway SkyTrain station. 
 

 The applicant submitted a Traffic Impact Assessment (TIA) for the site, which was reviewed 
by Transportation.  Based on the increased traffic volumes on City Parkway generated by the 
subject site and the neighbouring site at 10955 City Parkway (under Development Application 
No. 7921‐0343‐00), the following improvements are required, which are to be cost‐shared 
between the two developments: 

 
o 108 Avenue and City Parkway:  construct left turn storage bays for north‐south 

directions along City Parkway; and  
 

o Construction of a round‐about at City Parkway and Gateway Drive. 
 

 As part of the proposed rezoning, the applicant will provide the following road dedication: 
 

o 1.5 metres along University Drive to achieve ultimate 30.0 metre road allowance and 
5.0 metre by 5.0 metre corner cut at Gateway Drive. 
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o 6.0 metres along the north property line for an ultimate 12‐metre wide east/west green 

lane and 3.0 metre by 3.0 metre corner cut at University Drive.  The remaining 
6.0 metres for the green lane will be provided by the property to the north (10955 City 
Parkway) under development application No. 7921‐0343‐00, which is currently at Third 
Reading.  If this subject development proceeds in advance of the project to the north, 
the applicant may be required to redesign or modify the interface with the lane in 
order to accommodate the required 6.0 metres of pavement. 

 
o 3.0 metre by 3.0 metre corner cut at Gateway Drive and City Parkway. 

 

 The proposed development will include one vehicle access to the underground parking, 
located off the new east‐west lane at the north of the site. 
 

 The proposed vehicle and bicycle parking comply with the Zoning Bylaw.  See the CD Bylaw 
section of this report. 

 
Sustainability Considerations 
 

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

 In addition, the applicant has highlighted the following additional sustainable features: 
o Heating and cooling to suites provided by 4 pipe fan coil system; 
o Buildings to be connected to City District Energy system for space and hot water 

heating; 
o High efficiency air cooled chiller to provide cooling; 
o High performance envelope, exterior insulated steel framed wall, and double‐glazed 

residential windows provided; 
o Heat recovery ventilator is installed in each suite to reduce the ventilation load; 
o Improved airtightness to reduce the infiltration heat loss; and  
o LED lighting fixtures utilized to reduce lighting energy consumption. 

 
 
POLICY & BYLAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

 The proposed development complies with the General Urban designation and the Urban 
Centres (Surrey Metro Centre) area overlay within the Metro Vancouver Regional Growth 
Strategy (RGS). 

 
Official Community Plan 
 
Land Use Designation 
 

 The subject site is designated Central Business District in the Official Community Plan, as 
noted in Figure 16 in the OCP. 
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 The proposed density of the subject site is 7.44 gross FAR, which is higher than the permitted 
density of 5.5 gross FAR.  The applicant will provide Tier 2 Capital Project CACs in support of 
the requested increased density.  Therefore, an OCP Amendment in not required. 

 
Themes/Policies 
 

 The proposed development is consistent with the following OCP Themes and Policies:  
 

o Growth Management 
 Accommodating Higher Density: Direct residential development into Surrey’s 

City Centre at densities sufficient to encourage commercial development and 
transit services expansion. 
 

o Centres, Corridors and Neighbourhoods: 
 Dynamic City Centre: Concentrate the highest density of residential and 

mixed‐use development within Surrey’s City Centre in areas near existing and 
planned rapid transit stations.  

 Dynamic City Centre: Create an interconnected, short‐block, finer‐grained 
network of public streets and green lanes in Surrey’s City Centre to support 
direct, pleasing, and safe pedestrian and cycle movements and to distribute 
traffic efficiently.  

 Healthy Neighbourhood: Plan and design urban neighbourhoods with 
sufficient densities to support a higher‐quality transit system that is accessible 
to most residents.  

 Urban Design: Ensure a new development responds to the existing 
architectural character and scale of its surroundings, creating compatibility 
between adjacent sites and within neighbourhoods. 

 
City Centre Plan 
 
Land Use Designation 
 

 The subject site is designated High Rise 5.5 FAR in the City Centre Plan (CCP). 
 

 The proposed density of the subject development site is 7.44 gross FAR. Although the 
proposed density is higher than that prescribed in the City Centre Plan, it is consistent with 
the plan with provision of amenities (density bonus) and the proposed high‐rise development 
will support and complement this area of the City Centre. 

 

 The site is within a short walking distance to Gateway SkyTrain station. The proposed 
development conforms to the goal of achieving higher density development near public 
transit, particularly SkyTrain Stations.  

 

 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. 
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Themes/Objectives 
 

 The proposed development is consistent with the following guiding principles in the City 
Centre Plan:   
 

o Build Density & Mixed Use:  by providing higher residential densities and a diverse 
mix of land uses close to transit; 

o Encourage Housing Diversity:  by providing a variety of housing forms and a range of 
unit sizes and types; 

o Break Up the Block Size:  through interconnected streets with small, urban‐sized 
blocks; and  

o Create Vibrant Urban Spaces:  with high quality architectural aesthetics and amenities 
such as plazas and street furniture to encourage people to interact with the public 
realm. 

 
CD Bylaw  
 

 The applicant proposes to rezone the subject site from Comprehensive Development (CD) 
Zone (CD Bylaw No. 10464) to Comprehensive Development (CD) Zone. 
 

 The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate the 
proposed high‐rise development on the subject site. The proposed CD Bylaw for the proposed 
development site identifies the uses, densities and setbacks proposed. The CD Bylaw will have 
provisions based on the "Multiple Residential 135 Zone (RM‐135)"  and the "Community 
Commercial Zone (C‐8)" to accommodate the proposed commercial retail units in the podium 
of the West Tower.  
 

 A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM‐135 Zone, C‐8 Zone, and the proposed CD Bylaw is illustrated in the following table: 
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Zoning 
RM‐135 Zone (Part 

25) 
C‐8 Zone (Part 36) 

Proposed CD Zone 

Floor Area Ratio:  2.5  0.8  8.4 

Lot Coverage:  33%  50%  45% 

Yards and 
Setbacks 

50% of the height of 
the building 

7.5 metres  North: 4.5 metres 
South: 4.5 metres 
East:  4.5 metres 
West:  4.5 metres 

Principal Building 
Height: 

N/A  12 metres  197 metres (40 storeys) 

Permitted Uses:   Multiple unit 
residential 
buildings and 
ground‐oriented 
multiple unit 
residential 
buildings 

 Accessory Uses: 
o Child care 

centres 

 Retail stores 

 Personal service 
uses 

 General service 
uses 

 Beverage 
container return 
centres 

 Eating 
establishments 

 Neighbourhood 
pubs 

 Liquor store 

 Office uses 

 Parking facilities 

 Automotive 
service uses 

 Indoor 
recreational 
facilities 

 Entertainment 
uses 

 Assembly halls 

 Community 
services 

 Child care 
centres 

 Cultural uses 

 Accessory Uses: 
o Caretaker 

unit 

 Multiple unit 
residential buildings 
and ground‐oriented 
multiple unit 
residential buildings 

 Child care centres 

 Accessory Uses: 
o Retail stores 
o Personal 

service uses 
o General service 

uses 
o Eating 

establishments 
o Neighbourhood 

pubs 
o Liquor store 
o Office uses 
o Indoor 

recreational 
facilities 

o Community 
services 

o Cultural uses 
 

Amenity Space 

Indoor Amenity:  1,407 square metres  The proposed 1,989 m2 

meets the Zoning Bylaw 
requirement. 

 
Outdoor Amenity: 

1,995 square metres 

 
The proposed 2,480 m2 

meets the Zoning Bylaw 
requirement. 
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Parking (Part 5)  Required  Proposed 

Number of Stalls 

Commercial:  6  6 
Residential:  599  604 
Residential Visitor:  67  67 
Child Care Centre:  20  20 
Total:  692  697 

Bicycle Spaces 

Residential Secure Parking:  798  844 
Residential Visitor:  12  20 

 

 The proposed CD Bylaw will incorporate similar uses as the RM‐135 Zone, along with selected 
commercial uses from the C‐8 Zone. 
 

 The proposed net floor area ratio (FAR) of the development will be 8.4 (7.44 FAR gross), and 
lot coverage is proposed to be 45%, which exceeds the maximum 2.5 FAR and 33% lot 
coverage permitted under the RM‐135 Zone.  The proposed density complies with the High 
Rise 5.5 FAR designation in the Surrey City Centre Plan with Tier 2 density bonus.  The 
proposed lot coverage is appropriate for a high‐rise development with 4‐ to 5‐storey podium. 

 

 The RM‐135 Zone requires the setbacks to be 7.5 metres from all lot lines or a minimum of 
50% of the building height, whichever is greater.  The applicant is proposing reductions for all 
setbacks in the CD Bylaw.  The reduction in building setbacks is supportable as they allow for 
more active engagement of the streets, which is desirable for the City Centre area and 
consistent with the City Centre Plan design guidelines. 

 
Capital Projects Community Amenity Contributions (CACs)  
 

 On December 16, 2019, Council approved the City’s Community Amenity Contribution and 
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City‐wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five‐Year 
Capital Financial Plan.  
 

 The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Building Permit issuance. The 
current rate is $2,000 per unit.  

 

 The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the City Centre Plan designation. The contribution will be 
payable at the rate applicable at the time of Rezoning Final Adoption. The current rate is $40 
per square foot.  
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Affordable Housing Strategy 
 

 On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 
No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 per unit to support the development of new affordable housing. The funds 
collected through the Affordable Housing Contribution will be used to purchase land for new 
affordable rental housing projects.  

 

 The applicant will be required to register a Section 219 Restrictive Covenant to address the 
City’s needs with respect to the City’s Affordable Housing Strategy. 

 
Public Art Policy 
 

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

 
 
PUBLIC ENGAGEMENT 
 
 Pre‐notification letters were sent on September 22, 2021, and the Development Proposal Signs 

were installed on October 5, 2021.  Staff received five responses from neighbouring residents 
(staff comments in italics): 
 

o One respondent asked to be put in contact with the developer to discuss opportunities 
relating to the proposed Child Care Centre on site. 
 
(Staff provided the contact information for the agent on file and advised he would be the 
best person to contact in this regard.) 
 

o One resident had no concerns about the proposed development and was looking for 
more information about the proposal and developments in City Centre in general, 
while another resident contacted staff wishing for further information about the 
proposed development as they were interested in moving to the Gateway area. 
 
(Staff provided the requested information and no further follow‐up was required.) 
 

o A resident inquired about whether the proposed development would include any 
affordable, subsidized, or market rentals, or rent‐to‐own units.  They expressed 
concerns about a lack of affordable and rental housing in the neighbourhood. 
 
(Staff confirmed that the proposal contained only market condominiums and no rental 
component.  As the site is currently vacant, there is currently no policy within the City to 
require the applicant to construct rental units.  The applicant will be required to pay a 
per unit contribution into the City’s Affordable Housing Fund, which will help the City to 
pay for future affordable housing projects.)  
 

o Opposition to the proposal was raised by one resident who lives adjacent to the subject 
site due to concerns that the proposed high‐rise development would block sunlight to 
their unit.  This resident was also concerned about the high density proposed and 
stated they would prefer to see a low‐rise development on the site. 
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(The subject property is designated Central Business District in the OCP and High Rise 
5.5 FAR in the City Centre Plan.  The proposed high‐rise form and density is in line with 
the OCP policy to concentrate the highest density of residential and mixed‐use 
development within Surrey’s City Centre in areas near existing and planned rapid transit 
stations.) 

 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

 The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the Surrey City Centre Plan 
 

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Surrey City Centre Plan. 

 

 The proposed development is comprised of two high‐rise residential towers situated on a 4‐ to 
5‐storey podium, consisting of 665 residential units, a child care centre, and ground‐floor 
retail in the West Tower. 

 

 The towers and podium are designed to respond to the requirements for appropriate form and 
expression, tower separation, SkyTrain track proximity, solar access, livability, and street 
walls. 

 

 The tower facades facing the interior courtyard will step to maximize views and privacy and 
create an engaging architecture. The black and white stepping ribbons on the balconies will 
complement the tower design and assist the towers in fitting with the emerging context of the 
neighbouring buildings in the city centre. 
 

 The podium provides a consistent street wall with good scale on the frontages along 
University Drive and the new green lane, with 2‐storey townhouses provided at the base of the 
west tower, and commercial‐retail units further south at the corner of University Drive and 
Gateway Drive. 

 

 The proposed child care centre will occupy three levels within the podium at the base of the 
east tower, with entry from the City Parkway cul‐de‐sac, and open to multiple sides for 
natural light, access, and views with outdoor amenity space fronting onto the interior 
courtyard.  

 

 There are multiple indoor amenity spaces at grade and above grade with direct connection to 
the outdoor amenities.  In addition to the generous outdoor amenity space at grade, 
additional amenity space is provided on the rooftop of the podium at Levels 4 and 5.   
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Landscaping 
 

 The proposed landscaping concept for the site includes four main focal areas:  an at grade 
courtyard between the two towers, a corner feature plaza next to the commercial unit, the 
Level 4 amenity area, and the Level 5 amenity area. 
 

 The landscaping is proposed to consist of a variety of trees, shrubs, grasses, groundcovers, 
ferns, annuals, and perennials, as well as hardscaping, site furnishings, lighting, and fencing. 

 
Indoor Amenity 

 

 The required indoor amenity is 1,407 square metres.  The applicant is proposing to provide 
1,989 square metres of indoor amenity on site, which exceeds the Zoning Bylaw requirement. 
 

 The indoor amenity calculation included 998 square metres of child care space as permitted 
under the Zoning Bylaw.  The child care centre has an additional 348 square metres of semi‐
outdoor space on Level 2 of the podium.  At ground level, the child care centre also has an 
outdoor play area as is required by Fraser Health. 
 

 The remaining indoor amenity space is primarily located on the ground floor, with several 
lounge spaces opening up onto the adjacent outdoor amenity courtyard.  In addition, a library 
is provided on Level 3, and additional indoor amenity spaces on Levels 4 and 5, which open 
out onto the adjacent rooftop amenity areas. 

 
Outdoor Amenity 

 

 The required outdoor amenity is 1,995 square metres.  The applicant is proposing to provide 
2,480 square metres of outdoor amenity, which exceeds the Zoning Bylaw requirement. 
 

 At grade, a large courtyard is provided between the two towers, which will offer two outdoor 
kitchen and dining areas, a children's play area, and many areas with benches or amphitheater 
seating. 

 

 At the southeast corner of the site, a corner feature plaza with seating will be provided that 
will extend up to the courtyard area, providing additional seating opportunities for residents 
or passersby. 

 

 The Level 4 rooftop amenity will consist of a dining area with barbeque, tables and chairs, and 
lounge seating, as well as a small lawn area, and other areas with seating adjacent to the 
indoor amenity space. 

 

 The Level 5 rooftop amenity will contain many of the same elements at the Level 4 rooftop 
amenity, although will be somewhat larger, allowing for several distinct seating areas. 
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Outstanding Items 

 

 The applicant is required to resolve all outstanding urban design and landscaping issues and 
Advisory Design Panel comments, as follows:  
o Design development to improve public realm interfaces and landscape concept, including 

the courtyard, pavement patterns, fences, walkways, under guideway, and the public 
plaza.  

o Further design development of the daycare entry and canopy. 
o Design development and refinement of the architectural features and materials, 

particularly the white ribbon patterns. 
 
 
TREES 
 

 Jeff Ross, 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 tree 
retention and removal by tree species: 

 
Table 1: Summary of Tree Preservation by Tree Species: 

Tree Species  Existing  Remove  Retain 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Cappadocian Maple  3  3  0 
Caucasian Lime Linden  8  4  4 

Cherry  1  1  0 
Norway Maple  7  3  4 
Red Maple  1  1  0 
Sweet Gum  4  3  1 
Tulip Tree  7  4  3 

Coniferous Trees 

Douglas Fir  1  1  0 
Western Red Cedar  1  1  0 

Total (excluding Alder and 
Cottonwood Trees)  

33  21  12 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

64 

Total Retained and Replacement Trees  76 

Contribution to the Green City Program   N/A 

 

 The Arborist Assessment states that there are a total of 33 mature trees on the site, excluding 
Alder and Cottonwood trees.  No trees on the site are Alder and Cottonwood trees.   It was 
determined that 12 trees can be retained as part of this development proposal. The proposed 
tree retention was assessed taking into consideration the location of services, building 
footprints, road dedication and proposed lot grading.  
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 For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 
replacement ratio. This will require a total of 42 replacement trees on the site.  The applicant 
is proposing 64 replacement trees, exceeding City requirements.   
 

 In addition to the replacement trees, boulevard street trees will be planted on University 
Drive and Gateway Drive.  This will be determined by the Engineering Department during the 
servicing design review process.   

 

 The new trees on the site will consist of a variety of trees including Bloodgood Japanese 
Maple, Kobus Magnolia, Vanderwolf’s Pyramid Pine, Oregon White Oak, Red Kousa 
Dogwood, Shore Pine, and Japanese Pink Snowbell Dwarf. 

 

 In summary, a total of 76 trees are proposed to be retained or replaced on the site with no 
contribution required to the Green City Program. 
 
 

CITY ENERGY  
 

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

o community energy centres, City‐operated facilities that generate thermal energy for 
distribution through a piped hot water network; 
 

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

 
o City‐owned energy transfer stations (ETS) located within the building connected to 

the system. The ETS transfers heat energy from the distribution system to the 
building’s mechanical system and is used to meter the amount of energy used. 

 

 All new developments within Service Area A with a build‐out density equal to or greater than 
a floor area ratio (FAR) of 1.0 will be required to provide hydronic thermal energy systems in 
support of the City’s District Energy (DE) system including domestic hot water, make‐up air 
units and in‐suite hydronic space heating. The City is committed to having the DE system 
operational within the timeframe of this project. Therefore, the subject application will be 
required to connect to the City’s DE system prior to occupancy. 
 

 In order to avoid conflicts between the District Energy System and other utilities, the location 
of the ETS and related service connections are confirmed by Engineering and the applicant at 
the servicing agreement stage. The Engineering Department also requires the applicant to 
register a statutory right‐of‐way and Section 219 Restrictive Covenant over the subject site for 
the following purposes: 
 

o City access to, and maintenance and operation of, the ETS within the building and any 
infrastructure between the building and the property line; and 

o to prevent conflicts with other utilities. 
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 Prior to the issuance of a building permit, the Engineering Department will confirm that the 
applicant has met the requirements of the "City Centre District Energy System By‐law". 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I.  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.  City Centre Plan 
Appendix VI.  Aerial Photo 
Appendix VII.  ADP Comments and Response 
Appendix VIII.  District Energy Map 
 
 
        approved by Ron Gill 
 
 
        Jeff Arason 
        Acting General Manager 
        Planning and Development 
 
CB/cm 
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APPLICABLE GUIDELINES

OFFICIAL COMMUNITY PLAN

ZONING MAP

SURREY CITY CENTRE PLAN (2017)

The Surrey City Centre Plan which was adopted by Council in January 2017, provides the framework 
for guiding a development pattern and growth in Surrey’s City Centre, which is generally bounded by 
112 Avenue to the North, 140 Avenue to east, Surrey Memorial Hospital to the South and 132 Avenue 
to the west.

PERMITTED USES:

The proposed development is looking to continue the higher density development of the Gateway 
District leading to the Bolivar Ravine Park and the surrounding residential on the other side of the 
creek. 

The property is currently zoned RM-135, intended to accommodate and regulate development of 
medium to high density, high rise, multiple unit residential buildings and related amenity spaces. 
Permitted use is residential, however Child Care uses are also encouraged. According to zoning by-
law, half of the FAR required for indoor amenity space can be devoted to a chid care centre.  

Requirements for specific ground floor uses are:

• Developments should provide a 2 or 3 storey townhouse base at podium of a high rise 
building

• Developments should provide publicly accessible outdoor amenity space such as mini 
plazas as part of the amenity space requirement of zoning by-law.

The proposal considers the following Statutory Guidelines, 
and other information kindly provided by Surrey City:

• Surrey City Centre - Part A + B - Jan 2017

• Surrey Zoning By-law 12000

• Corporate report 2017 R176: CCSD-5A/8A/9A

• Sketch-Up Model, with updated Building Gradient

The design team also acknowledges advice offered via 
email and through meetings with the Surrey City Planners. 

Information regarding plot setbacks, vehicular access and 
supporting documents required have been considered 
within our proposal.

CITY CENTRE PLAN
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CONTEXT OVERVIEW

BOLIVAR RAVINE PARK
One of the most interesting features of Surrey City Centre is the existence of fish 
bearing streams, including Bolivar and Quibble Creeks. Bolivar Ravine Park is 
located in the Northwest corner of City Centre. The park supports a significant tree 
canopy which provides both a pleasant setting for surrounding residents, as well as 
a distinctive view from King George Boulevard and the SkyTrain. Opportunities for 
pathways, centered on a new pedestrian bridge over the ravine, will provide linkages 
between the surrounding neighbourhood and the Gateway SkyTrain Station, as well 
as opportunities for natural area viewing. The bridge will also incorporate opportunities 
for public art, as well as natural creek viewing areas.

SURREY (BC) PARKWAY
The Surrey (BC) Parkway is a 26-kilometre, multi-use path that connects Surrey City 
Centre with New Westminster, Burnaby and Vancouver. The Parkway also provides 
important local pedestrian and bicycle connections within City Centre and adjacent 
neighbourhoods. The BC Parkway will be a fully illuminated multi-use pathway.

STATION PLAZA
The Station Plaza is a large publically accessible open space that was developed 
with the Gateway Tower, adjacent to the SkyTrain station. The Plaza features a range 
of seating areas, greenspaces and water features ideal for enjoying lunch or taking a 
quick break from the office. Station Plaza, which is now a key component of the local 
open space network, is an excellent example of a publically accessible open space 
provided through private development.

1. Bolivar Ravine Park

2. Bolivar Creek & Ravine

3. Station Plaza

4. Surrey (BC) Parkway

5. Port Mann Greenway

VIEW LINES INTO THE PLAN

Four to six storey apartments along King George will create open views 
to towers at top of the hill, and emphasize the office node. This will 
create an open and clear view-scape toward the high density node at 
Gateway Skytrain station and the landmark tower on the south east 
corner of King George Boulevard and 108 Avenue.

GATEWAY DISTRICT

The Surrey City Centre Plan (the Plan) divides the City Centre Area in 
to 11 Districts and Neighbourhoods, with mixed use districts centered 
from North to South along King George Boulevard, and residential 
neighbourhoods located along the east and west edges of the City 
Centre Area. 

The project site is located in the Gateway District Area, whose centre 
is formed by Bolivar Ravine Park which runs north-south through the 
western portion of the district providing a unique natural amenity for 
the residential development straddling each side of the river bank. The 
eastern corridor of residential will be connected to the mixed use node 
through a large pedestrian bridge that runs over the creek. Pocket 
parks, on either side of the bridge, will include viewing areas, seating, 
public art and other amenities.

Views into, and out from, the district are a key feature of this district. 
Its location and higher elevation will provide opportunities high rise 
developments to have mountain and river vistas looking northward 
from the district.

Largely a single family residential neighbourhood in the past, this area 
started seeing higher density redevelopment with the introduction 
of the skytrain in 1994 and the construction of the Gateway Station 
Tower project.



13433 GATEWAY DRIVE   IBI GROUP  |   VDZ   |  1127073 BC LTD. 10

SITE LOCATION

N

SITE OVERVIEW

EXISTING CONTEXT
The project site is located in the middle of the mixed-use Gateway 
District of Surrey City Centre. 

It is bounded by University Drive to the East, Gateway Drive to the 
South, City Parkway to the West, and 10955 University Drive to the 
North, with a SkyTrain guideway that cuts the site diagonally at the 
South-East corner. 

The site is currently an under-utilized, vacant lot. 

MOBILITY AND ACCESS
The site has excellent access by way of bike routes; including a cycle 
track along City Parkway which is physically separated from moving 
traffic and pedestrians, and a bike route along Gateway Drive, all of 
which connect to the City of Surrey’s greater cycling network. 

The site is also highly accessible by transit with Expo Line Stations, 
Surrey Gateway within 200m (2 min walking distance) of the site. In 
addition, the proposed development is located ~1.0 km from the 
SkyTrain Surrey Central Station where LRT service will run to both 
Newton Exchange and Guildford Exchange  

Access to transit is further enhanced with bus routes 335, C71 and 
C73 providing frequent services to Surrey Central Station along 
University Drive.

SITE 

BIKE ROUTECAR ACCESS

PEDESTRIAN FLOW
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DESIGN RATIONALE

PUBLIC REALM
The proposed development will include two tall slender towers as well as a 
podium, in a park setting, which will provide spaces for living, moving, community 
interaction and play.

CYCLING AND PEDESTRIAN PATH
Cutting diagonally at the corner of the project site, a public walkway is existing. 
The proposed development intends to respond and formalize this path, and 
create landscaping and pedestrian path beneath the SkyTrain guideway. 

Drawing inspiration from the Semiahmoo Trail Mosaic art installations, the 
landscaping elements will include a rock garden. With little to no maintenance 
required as well as its suitability for shaded areas, a rock garden is an ideal means 
of enhancing the pedestrian experience in this area.

The overall landscape approach will be responsive to the neighbourhood context, 
where mature trees and prominent landscape elements will be retained wherever 
possible. Landscaping features will be used to highlight entry ways, pedestrian 
circulation and define private outdoor spaces for dwellings at grade.

Lighting along the path, high visibility design elements, ground oriented units and 
the strategic location of amenity areas will be used to enhance pedestrian and 
cyclist comfort along the path. 

CHILD PLAY
As the proposed development will include a range of unit typologies, including 
family-oriented units and a daycare, spaces for both unstructured and more formal 
grounds for child play have been incorporated in to the proposed development. 

PRIVATE OUTDOOR SPACES
Balconies have been strategically incorporated into the design to reinforce the 
architectural and urban design objectives of the project while ensuring private 
open space are provided to all residents. 

Landscaping that identifies public, private and semi-private spaces without 
erecting high walls, fences or hedges will be used.

BUILDING HEIGHT AND FORM
The proposed development is comprised of a 40-storey tower with a 4-storey 
podium (West Tower), 35-storey tower with a 4-storey podium and a Day care/
Amenity (East Tower). The heights proposed for this site are greater than the 
recommended heights set out in the Surrey City Centre Plan, which anticipates 
heights of 20 storeys (or 60m) on this site.

The Building Heights Concept Map (Map 21 of Surrey City Centre Plan, 2017), 
supports the City of Surrey’s skyline vision by clustering the tallest buildings in the 
City Centre around Surrey Central, King George and Gateway SkyTrain Stations. 

As the City of Surrey continues to develop, it is anticipated that the Surrey Central 
and King George Stations will read as one node on the skyline. This concept is 
intended to result in a skyline with two peaks linked by valleys of lower buildings. 

With the recently proposed 46 storey (140 m) Flamingo Block exceeding the 
anticipated height of 110 m, the anticipated peaks and valleys of the skyline have 
shifted. In order to maintain the existing skyline vision, albeit in a taller form, a 
review of the existing heights (peaks and valleys) was undertaken. The height 
variation line of the City Centre Plan, was projected to reflect the new peak of 
the City of Surrey’s Skyline, the Flamingo Block-Phase 3. The Interpolated Height 
Variation Line illustrates that the heights proposed for this site are well suited to 
align with the City of Surrey’s Skyline vision.

Further to this, the SkyTrain guideway that cuts the site makes development on 
this site challenging. Creating open spaces and ensuring the space below the 
guideway does not become an alley or dark space has been carefully considered 
in the design development for this site. Taller, slender towers minimize congestion 
on the ground floor, creating safe spaces for child play, community interaction, 
public art and greater pedestrian and cycling connectivity to surrounding local 
areas.

BUILDING SETBACKS
Generous setbacks have been proposed on all sides of proposed development 
to sensitively transition from adjacent recreational uses as well as existing and 
potential future residential uses, and provide adequate building separation and 
privacy. 

A 10 m SRW will be provided for the SkyTrain Guideway.

6 m dedication from north property line will provide half of the future 12 m lane 
between this development and future development to the north.

1.5 m dedication along University Drive has been provided for bike access.

ORIENTATION
The principle entrance for each of the buildings will face the street, oriented to 
reflect the existing and predominant pattern of the street. Secondary entrances 
to townhouse units at grade as well as amenity spaces including day care will be 
facing the streets to interact with pedestrian and cycling paths. This will encourage 
interaction between neighbours.

ENTRANCES
The buildings’ entrances will be used to establish a desirable and strong 
residential identity for the proposed development, contributing positively to the 
local streetscapes and integrating well into the overall building facade design. 

Individual access will be provided to ground floor townhouse units to animate 
the street edge and create a rhythm of openings along the street. While this will 
create more than one entrance at the street level, the main entrance into each of 
the buildings will be clearly distinguishable through its architectural design and 
treatment. Access to the main entrance for each of the buildings will be provided 
by slope to grade on University Drive & Gateway Drive for the West Tower and on 
City Parkway for the East Tower. 

PARKING
Underground parking will be shared for both buildings, and accessible from future 
north lane between existing cul-de-saq and University Drive.

Access to parking will be provided off the newly proposed lane connecting 
University Drive and cul-de-saq to reduce the load on Gateway drive and City 
Parway

ARCHITECTURE
A unified architectural concept ties the two tower forms together while creating 
a variety in the massing and articulation. Sun shading, screening devices and 
vertical panels/slats will be strategically positioned to serve both functional and 
aesthetic purposes. The building materials will be comprised mainly of clear, 
low-e, double glazed IGU and light-toned rain screen cladding material (e.g. metal 
panel or similar).
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HEIGHT RATIONALE

ELEVATION LOOKING SOUTH

ELEVATION LOOKING EAST

Central
Station

GEC 
EDUCATION

MEGA CENTRE

CENTRAL CITY

INFINITY

TWO PARKONE PARK

PARK AVE. 
TOWERS

3 CIVIC 
PLAZASTATION

TOWER

FLAMINGO
BLOCK PHASE 4

Gateway
Station

King George
Station

13433 GATE-
WAY DRIVE

FUTURE POTENTIAL

PROPOSAL

PROPOSED

GATEWAY
STATION

Central
Station

King George
Station

GEC 
EDUCATION

MEGA CENTRE

3 CIVIC 
PLAZA

The highest mixed-use densities are planned near the three Skytrain Station nodes providing a mix of residential, 
employment and retail uses in a highly walkable environment that is transit-oriented. Surrey Central forms the 
highest density and largest mixed use node in the plan. A secondary high density mixed-use area surrounds the 
King George Skytrain Station at the south end of the plan, and a smaller third, high density mixed-use node is 
located at the north end around the Gateway Skytrain Station.

The proposed development is comprised of a 40-storey tower with a 4-storey podium (West Tower), 35-storey 
tower with a 4-storey podium and a Day care/Amenity (East Tower). The heights proposed for this site are 
greater than the recommended heights set out in the Surrey City Centre Plan, which anticipates heights of 20 
storeys (or 60m) on this site.

The Building Heights Concept Map (Map 21 of Surrey City Centre Plan, 2017), supports the City of Surrey’s 
skyline vision by clustering the tallest buildings in the City Centre around Surrey Central, King George and 
Gateway SkyTrain Stations. 

As the City of Surrey continues to develop, it is anticipated that the Surrey Central and King George Stations will 
read as one node on the skyline. This concept is intended to result in a skyline with two peaks linked by valleys 
of lower buildings. 

With the recently proposed 46 storey (140 m) Flamingo Block exceeding the anticipated height of 110 m, the 
anticipated peaks and valleys of the skyline have shifted. In order to maintain the existing skyline vision, albeit 
in a taller form, a review of the existing heights (peaks and valleys) was undertaken. The height variation line of 
the City Centre Plan, was projected to reflect the new peak of the City of Surrey’s Skyline, the Flamingo Block-
Phase 3. The Interpolated Height Variation Line illustrates that the heights proposed for this site are well suited 
to align with the City of Surrey’s Skyline vision.

Further to this, the SkyTrain guideway that cuts the site makes development on this site challenging. Creating 
open spaces and ensuring the space below the guideway does not become an alley or dark space has been 
carefully considered in the design development for this site. Taller, slender towers minimize congestion on the 
ground floor, creating safe spaces for child play, community interaction, public art and greater pedestrian and 
cycling connectivity to surrounding local areas.

13433 GATE-
WAY DRIVE
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FLAMINGO BLOCK PHASE 3
46 STOREYS
~140M (460’)

GATEWAY PLACE
APPROVED REZONING 2008
~96M (315’)

13433 GATEWAY DRIVE
31-STOREY & 35-STOREY TOWERS
~94M (310’) & 110M (360’)

10967 UNIVERSITY DRIVE
FUTURE DEVELOPMENT
27-STOREY & 30-STOREY TOWERS
~80M (270’) & 90M (300’)

GRADIENT CUT LINE

RECOMMENDED HEIGHT STUDY | EAST - WEST

13433 GATEWAY DRIVE
35-STOREY & 40-STOREY TOWERS
~108.43M(355.75’) & 120.19M (394.33’)

GATEWAY PLACE
APPROVED REZONING 2008
~96M (315’)
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UNDESIRABLE LOCATION FOR UNITS

The design intent is to minimize the number of units which are less desirable to live because 
of their close proximity to the sky train guideways. Amenities and lobbies of both buildings are 
located on the first floor facing the skytrain and are extended to the second floor. Townhouses 
are on the West and North side of the building to have more privacy and quietness from Skytrain.  
Day Care is also located in the East podium in order to keep the residential uses away from the 
tracks.

MASSING STUDY

SITE COVERAGE

Factors affecting site coverage are:

• Integrating high density where the site is located near Gateway skytrain station

• Allowing sun to enter the ground outdoor amenity with lower podiums on South

• Locating the daycare at ground level for easy and secure access

• Creating a high quality and attractive architectural built form

• Respecting the height gradient identified for this City Centre node

TOWER SEPARATION 

Located towers to allow views through from surrounding sites and from 
within the site for multi-tower sites.

Tower forms have been sculpted to reduce shadowing and maximize 
privacy and views. Towers spaced to increase privacy between residential 
towers, be slim in profile to allow views through and be oriented to 
minimize shadow impacts.

30m

RETAIL
AMENITYAMENITY

LOBBY

LOBBYDAYCARE

LOBBYDAYCARE
                    SEMI OUT DOOR AREASKYTRAIN TRACK 

Retail AMENITY
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PRECEDENT PROJECTS

TREASURE GARDEN
ANTONIO CITTERIO PATRICIA VEIL 
TAIWAN

WALL PROJECTION OF ROOF STEPPED FLOOR PLAN PODIUM

LORENTZ LEIDEN RESIDENTIAL COMPLEX
NEUTELINGS  RIEDIJK ARCHITECTS
THE NETHERLAND

PRESNYA CITY RESIDENTIAL COMPLEX
SERGEI TCHOBAN+SPEECH
MOSCOW ,RUSSIA.

THIND TOWERS
IBI GROUP
SURREY
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FLOOR AREA COMPARISON

2. GATEWAY BUSINESS PARK 3. THE FLAMINGO BLOCK

4. VETERANS VILLAGE 5. WAVE TOWER 6. 3 CIVIC PLAZA

1. 13433 GATEWAY

LOCATION: City Parkway & Gateway Drive

ZONING: CD

OCP DESIGNATION: Central Business District CITY CENTRE PLAN

DESIGNATION: Residential Mid to High Rise 5.5 FAR

Floor plate area: 7000 SF

LOCATION: 13665 107A Ave-10740&10768 King George Boulevard

ZONING: C-8, C-8A and C-15

OCP DESIGNATION: Central Business District CITY CENTRE PLAN

DESIGNATION: Mixed-Use High Rise 5.5 FAR

Floor plate area: 8000 SF

LOCATION: 10630 City Parkway-10637&10647 135A St-13525 106 Ave.

ZONING: C-8

OCP DESIGNATION: Central Business District CITY CENTRE PLAN

DESIGNATION: Residential Mid to High Rise 3.5 FAR

Floor plate area: 8573 SF

LOCATION: 10347 & 10341 City Parkway & 13450 104th Avenue
ZONING: CD
OCP DESIGNATION: Revisions to a Proposed Mixed-Use Project 
DESIGNATION: Mixed-Use High Rise 5.5 FAR

Floor plate area: 6950 SF

LOCATION: 13286 and 13300 - 104 Avenue

ZONING: from RF to CD (based on RMC-150)

OCP DESIGNATION: Multiple Residential

DESIGNATION: 5.28 FAR

Floor plate area: 6446 SF

LOCATION: 13433 Gateway Dr.

ZONING: CD

OCP: Central Business District CITY CENTRE PLAN

DESIGNATION: Residential Mid to High Rise 5.5 FAR

Floor plate area East: 8425  SF
Floor plate area West: 12558 SF

1

2

3

4

5

6

1
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GATEWAY DRIVE
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SITE DIAGRAM

1 Old PL

4 Neighbor development

2 New Proposed Lane

5 Tower Placement

3 Skytrain Guideway, 

setback, NewPL

6 Access
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MASSING + DESIGN

PODIUM FORMATION PODIUM FORMATION TOWERS LOCATION

Entrance

36-story

36-story

40-story

40-story

Parking

Entrance

Entrance

Entrance

Proposed lane

Gateway dr

University dr

University dr

University drProposed lane
Proposed lane

Proposed lane

PODIUM FORMATION PODIUM FORMATION TOWERS LOCATION

Proposed lane

Gateway dr

Proposed laneGateway drN

N
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MASSING + DESIGN 

1 Tower placement 30m 2 Animating ribbon 3 Emphasizing by materiality 

     and detail

4 East west podium 

     orientation

5 Public Spaces

Amenity

Lobby

Daycare

Retail

Amenity

Lobby

Day care

Retail

N

N
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GUIDEWAY SETBACK DIAGRAM



13433 GATEWAY DRIVE   IBI GROUP  |   VDZ   |  1127073 BC LTD. 22

SUSTAINABILITY & RESILIENCE

The design team adopted multiple energy conservation measures (ECMs) in the proposed 
design, in order to strengthen the potential of this project to exceed the Step Code Step 2 
targets.  Below are descriptions of the major ECMs.

1. The project use 4 pipe fan coil system providing heating and cooling to the suites. 
The building is connected to City owned district energy system (DEU) for space and DHW 
heating. The district energy is an essential component of the City of Surrey’s plan to reduce 
GHG emissions in new in buildings in support of the City’s 2019 Climate Emergency. 
Connection to DEU is the most important strategy for this project to reduce the green 
house gas emissions.

2. High efficiency air cooled chiller is used to provide cooling.

3. High performance envelope, exterior insulated steel framed wall and double-   
 glazed  residential windows.

4. Heat recovery ventilator is installed in each suite to reduce the ventilation load.

5. Improved airtightness to reduce the infiltration heat loss.

6. The project uses LED lighting fixtures to reduce lighting energy consumption.

Sustainability & Resilience
Energy efficient heating & cooling system
Step Code 2
District Energy
Transit Oriented Neighbourhood
Low Window to Wall Ratio (Less than 50 %)
Green roof overtop of parkade
Storm water management detention facilities 
paired with natural detention in the form of 
landscaping and green roofs
Drought tolerant landscaping

Accessibilty & Inclusion

All building entrances are accessible
Elevators are provided for both residential and retail
50 units of homes on podium levels are adaptable.
Gym will include wheelchair accessible equipment 
Indoor & Amenity Areas have been designed to be barrier 
free
Barrier free parking
Push button entry where required
Accessible washrooms in amenity areas

 29
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SHADOW STUDY

SEPTEMBER 21 - 10:00 AM SEPTEMBER 21 - 12:00 PM SEPTEMBER 21 - 02:00 PM
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MARCH 21 - 10:00 AM MARCH 21 - 12:00 PM MARCH 21 - 02:00 PM

SHADOW STUDY
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SHADOW STUDY

JUNE 21 - 10:00 AM JUNE 21 - 12:00 PM JUNE 21 - 02:00 PM
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PERSPECTIVE
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PERSPECTIVE
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PERSPECTIVE
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PERSPECTIVE
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PERSPECTIVE
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Date: May 28, 2021  Page 1 of 3 
Tree Evaluation Report: 13433 Gateway Drive Surrey, BC 

Mike Fadum and Associates Ltd. 

1.0 INTRODUCTION 
 
We attended the site on May 9, 2018, May 28, 2020 and March 31, 2021 to 
evaluate the tree resource and to make recommendations for removal and 
preservation of the development application proposed for 13433 Gateway Drive, 
Surrey, BC. The property is located north-east of University Drive and north-west 
of Gateway Drive. The application proposes rezoning from CD B/L 10464 to CD 
(based on RM-135) and a Development Permit for the construction of 2 
residential towers and underground parking. A plan showing the proposed 
building footprints, lot lines, underground parking and topographical survey was 
provided for our use and used as a resource for making recommendations 
pertaining to tree removal and retention.  The May 30, 2020 revision reflects the 
current site conditions and plans. The December 22, 2020 revision reflects the 
current plans. 

 
Figure 1.  Aerial photograph of 13433 Gateway Drive (COSMOS, 2017). 

LEGEND 
  Property Boundary  
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caused during and post construction.  Best efforts must be made to ensure that 
soils remain undisturbed within the tree protection zones.  Ongoing monitoring 
and implementation of mitigating works, such as watering, mulching, etc., is 
essential for success. 
 
5.0 LIMITATIONS 
 
This Arboricultural field review report is based on site observations on the dates 
noted.  Best efforts have been made to ensure that the opinions expressed are a 
reasonable and accurate representation of the condition of the trees reviewed.  
All trees or groups of trees have the potential to fail.  No guarantees are offered 
or implied by Mike Fadum and Associates Ltd. or its employees that the trees are 
safe given all conditions.  The inspection is limited to visual examination of 
accessible items without dissection, excavation, probing, coring or climbing.  
Trees can be managed, but they cannot be controlled.  To live, work or play near 
trees is to accept some degree of risk.  The only way to eliminate all risk 
associated with trees is to eliminate all trees. 
 
The findings and opinions expressed in this report are representative of the 
conditions found on the day of the review only.  Any trees retained should be 
reviewed on a regular basis.  The root crowns, and overall structure, of all the 
trees to be retained must be reviewed immediately following land clearing, grade 
disturbance, significant weather events and prior to site usage changes. 
 
Please contact the undersigned if you have any questions or concerns regarding 
this report. 
 
On behalf of Mike Fadum and Associates Ltd. 
 
 
 
 
Jeff Ross BA 
ISA Certified Arborist #PN-7991A 
TRAQ 
 
Peter Mennel BSc 
ISA Certified Arborist #PN-5611A 
TRAQ 
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The May 28, 2021 revision reflects the current plans including civil plans and 
additional trees within the Gateway Drive median and southeast side of the 
street. 
 
2.0 FINDINGS 
 
The onsite tree resource consists of a red maple (Acer rubrum), a western 
redcedar (Thuja plicata), a cherry (Prunus sp.), and a Douglas-fir (Pseudotsuga 
menziesii). A number of well conditioned broadleaf boulevard trees are located 
along Gateway Drive and University Boulevard.  Photographs are provided in 
Appendix A. 
 
Table 1 provides individual tree data.  Specific information includes tree type, 
diameter at breast height (DBH), structure and health rating (poor (P), moderate 
(M), good (G) or a combination of two), live crown ratio (LCR) and structural 
observations.  Health refers to the tree’s overall health and vigor, while structure 
is a qualitative rating of a tree’s shape and structure when compared to ideal 
trees of the same species and age class.  Trees were evaluated for their 
preservation potential based on health, structure, location and species factors.  
Trees expected to be unsafe, conflicting with the proposed building plans, of 
poor health or of little long-term retentive value are recommended for removal 
and are shown on the attached Tree Preservation and Removal Plan. 
 
3.0     TREE PROTECTION 
 
Tree protection fencing is to be installed as per municipal standards prior to 
construction with no excavation, grade alterations or materials storage within the 
tree protection zone.  The consulting Arborist should be contacted prior to and 
be onsite for any construction within the recommended root protection zone 
which is approximately 6x the tree diameter.  Grade alterations and other 
construction works required to provide drainage are not to occur within the root 
protection zone.  Failure to comply with these recommendations may result in 
delays, stop work orders or fines imposed by the municipality. 
 
4.0 TREE PRESERVATION SUMMARY 
 
Our plans have been provided to the design team and it is expected that all 
consultants and contractors adhere to the recommendations in this report and 
ensure there is no conflict with Tree Protection Zones.  No ground disturbance or 
grade alterations are permitted within the Tree Protection Zones unless 
preapproved by the project arborist.  Mechanical injuries caused to trees below 
or above ground cannot be repaired.  All parties must be aware that long-term 
success in tree preservation efforts depends greatly on minimizing the impact 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

C1 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

19 2.0 N/A G, G 

Crown raised to 
~3.0m.  
No observed 
defects. 
Tree conflicts with 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.0 

C2 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

21 2.5 N/A MG, MG 

Full symmetrical 
crown. 
Crown raised to 
~3.0m. 
Expected to be 
significantly 
impacted by 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.0 

C3 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

26 2.0 N/A G, G 

Full symmetrical 
crown. 
Crown raised to 
~3.0m. 
Suckers below. 
Expected to be 
significantly 
impacted by 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.5 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

478 N On 
Red Maple 

(Acer rubrum) 
29/14/ 

11 4.5 N/A M, M 

Tree not surveyed. 
Main stem has been 
girdled with metal 
wire. 
Tree conflicts with 
parkade 
construction.  

Suitable Remove 4.0 

5724 Y On Cherry 
(Prunus sp.) ~16/30/22 5.0 N/A M, M 

Multiple stems at 
~1.0m with narrow 
angle of attachment. 
Limited dieback 
throughout the 
canopy. 
Asymmetrical crown 
to the north, west 
and south. 
Tree conflicts with 
parkade 
construction.  

Suitable Remove 4.0 

5725 Y On 
Western 
Redcedar 

(Thuja plicata) 
45 3.0 100 G, MG 

Full symmetrical 
crown. 
Tree conflicts with 
parkade 
construction.  

Suitable Remove 3.0 

5727 Y On 
Douglas-fir 

(Pseudotsuga 
menziesii) 

43 3.5 75 MG, M 

Growing on a soil 
mound. 
Crown raised to 
~4.0m above 
ground level. 
Limited dieback. 
Tree conflicts with 
parkade 
construction.  

Suitable Remove 3.0 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

C4 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

22 2.5 N/A MG, MG 

Slight kink within 
top third. 
Crow raised ~3.0m 
with suckers below. 
Expected to be 
significantly 
impacted by 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.0 

C5 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

23 2.5 N/A G, G 

Crow raised ~3.0m 
with suckers below. 
Symmetrical crown. 
Expected to be 
significantly 
impacted by 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.0 

C6 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

17 1.0 N/A G, MG 

Crown raised 
~4.0m. 
Symmetrical crown. 
Expected to be 
significantly 
impacted by 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.0 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

C7 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

21 2.0 N/A G, G 

Crown raised 
~3.0m. 
Symmetrical crown. 
Tree conflicts with 
construction – 
boulevard 
improvements. 

Suitable Remove. 2.0 

C8 Y City 
Sweet Gum 

(Liquidambar 
styraciflua) 

18 2.0 N/A G, G 

Crown raised to 
~2.5m. 
Symmetrical crown. 
Tree conflicts with 
construction. 

Suitable 
Remove to 
accommodate 
construction. 

2.0 

C9 Y City 

Cappadocian 
Maple 
(Acer 

cappadocicum) 

17 1.5 N/A G, G 

Crown raised to 
~3.0m. 
Symmetrical crown. 
Tree conflicts with 
construction. 

Suitable 
Remove to 
accommodate 
construction. 

2.0 

C10 Y City 
Sweet Gum 

(Liquidambar 
styraciflua) 

20 2.0 N/A M, G 

Cavity 30.0cm 
length at the base. 
Crown raised to 
~2.0m. 
Symmetrical crown. 
Tree conflicts with 
construction. 

Suitable 
Remove to 
accommodate 
construction. 

2.0 

C11 Y City 

Cappadocian 
Maple 
(Acer 

cappadocicum) 

18 2.0 N/A G, G 

Crown raised to 
~2.5m. 
Symmetrical crown. 
Tree conflicts with 
construction. 

Suitable 
Remove to 
accommodate 
construction. 

2.0 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

C18 Y City 
Norway Maple 

(Acer 
platanoides) 

17 3.0 N/A MG,MG Typical. Suitable Retain. 2.0 

C19 Y City 
Norway Maple 

(Acer 
platanoides) 

18 2.5 N/A MG,MG Typical. Suitable Retain. 2.0 

C20 Y City 
Norway Maple 

(Acer 
platanoides) 

17 2.75 N/A MG,MG 

Typical. 
Expected to be 
significantly 
impacted by road 
improvements. 

Suitable Remove. 2.0 

C21 Y City 
Norway Maple 

(Acer 
platanoides) 

17 2.5 N/A MG,MG 

Typical. 
Tree conflicts with 
construction- road 
improvements. 

Suitable Remove. 2.0 

C22 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

25 3.0 N/A MG,MG Tagged 0084. 
Typical. Suitable Retain. 2.5 

C23 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

32 4.0 N/A MG,MG Tagged 0085. 
Typical. Suitable Retain. 2.5 

C24 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

20 2.5 N/A MG,MG Tagged 0086 
Typical. Suitable Retain. 2.0 

C25 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

21 2.5 N/A MG,MG Tagged 0087 
Typical. Suitable Retain. 2.0 

C26 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

16 2.5 N/A MG,MG Typical. Suitable Retain. 2.0 

C27 Y City 
Caucasian 

Lime  
(Tilia euchlora) 

13 2.0 N/A MG,MG Sucker growth. Suitable Retain. 2.0 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

C12 Y City 
Sweet Gum 

(Liquidambar 
styraciflua) 

17 2.0 N/A G, G 

Crown raised to 
~2.5m. 
Self-correcting 
sweeping base. 
Cavity at 30cm. 
Tree conflicts with 
construction. 

Suitable 
Remove to 
accommodate 
construction. 

2.0 

C13 Y City 

Cappadocian 
Maple 
(Acer 

cappadocicum) 
17 2.0 N/A G, G 

Crown raised to 
~2.5m. 
Symmetrical crown. 
Tree conflicts with 
proposed lane 
construction. 

Suitable Remove 2.0 

C14 Y City 
Sweet Gum 

(Liquidambar 
styraciflua) 

21 2.0 N/A G, G 
Crown raised to 
~2.5m. 
Symmetrical crown. 

Suitable 

Retain. 
Shorten bike 
lane if 
necessary to 
avoid 
excavation 
inside the 
TPZ. 

2.0 

C15 Y City 
Norway Maple 

(Acer 
platanoides) 

19 3.0 N/A MG,MG 

Open grown 
symmetrical canopy. 
Expected to be 
significantly 
impacted by road 
improvements. 

Suitable Remove. 2.0 

C16 Y City 
Norway Maple 

(Acer 
platanoides) 

18 2.5 N/A M,MG Cracks on south side 
at 1.5m. Suitable Retain. 2.0 

C17 Y City 
Norway Maple 

(Acer 
platanoides) 

17 2.75 N/A MG,MG Typical. Suitable Retain. 2.0 
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Figure 1. (left to right) Trees #5424 & 478. 
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Tree 
# 

Sur  
Y/N 

On, 
Off, 

Shared, 
City 

Common 
Name 

(Botanical 
Name) 

DBH 
(cm) 

Canopy 
(m) 

LCR 
(%) 

Condition 
(Structure, 

Health) 
Comments Retention 

Suitability 
Retain/ 
Remove 

TPZ 
(m) 

C28 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

12 2.0 N/A MG,M Tagged 0090. Suitable Retain. 2.0 

C29 Y City 
Tulip Tree 

(Liriodendron 
tulipifera) 

29 4.5 N/A M,MG 

Typical. 
Asymmetrical 
canopy weighted to 
the North. 
Tagged 0091. 
Expected to be 
significantly 
impacted by lamp 
standard base 
removal and road 
improvements. 

Suitable Remove. 2.5 

ADDITIONAL RECOMMENDATIONS 

• To prevent root damage, which may adversely affect the health and or stability of the retained trees, any ground 
disturbance or grade alteration within the recommended Tree Protection Zone provided in the table above shall be under 
the direction of the project arborist. 

• Permission from the registered owner(s)/city is required prior to the removal of all city, offsite, and shared trees 
regardless of their size. 

• SEE PLANS FOR ADDITIONAL RECOMMENDATIONS 

 

Note: Location is approximate for all non-surveyed trees. Shared trees/hedges have been assessed as onsite trees in the 
summary. ‘C’ refers to trees on City property. 
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Figure 3. 5725. 
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Figure 2. Tree # 5727. 
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Figure 5. Typical well conditioned boulevard trees flanking University Drive 
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Figure 4. Typical well conditioned boulevard trees flanking Gateway Drive. 
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Figure 6.  City trees within Gateway Drive median. 
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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: 18-0388-00 
Address:  13433-Gateway Drive 
Registered Arborist:  Jeff Ross-ISA #PN-7991A 

 
On-Site Trees Number of Trees 

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

33 

Protected Trees to be Removed 21 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

12 

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 
   21 X two (2) = 42 

42 

Replacement Trees Proposed 64 
Replacement Trees in Deficit 0 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] NA 

 
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:  May 28, 2021 
 

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 

Table 1: Summary of Tree Preservation by Tree Species: 
 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Alder/Cottonwood 0 0 0 
Deciduous Trees 

Maple, Cappadocian 3 3 0 
              Linden, Caucasian lime  

 
8 4 4 

Cherry 1 1 0 
Maple, Norway 7 3 4 
Maple, Red 1 1 0 
Sweet Gum 4 3 1 
Tulip Tree 7 4 3 

Coniferous Trees 

Douglas-fir 1 1 0 
Cedar, Western Redcedar 1 1 0 

Total (Not including Alder and Cottonwood) 
33 21 12 

Additional Trees in the proposed 
Open Space / Riparian Area 

NA NA NA 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 64 

Total Retained and Replacement 
Trees 76 

 
*TOTALS DO NOT INCLUDE OFFSITE TREES 
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 13433 Gateway Drive 
Preliminary Energy Modelling Report 

The Level at Seton WE File No. 00044151.00 
 02/22/2022 
 
 

200 – 2403 McCallum Road | Abbotsford, BC | V2S 8A3 williamsengineering.com 

1.0 Introduction 

1.1 Background 

The proposed 13433 Gateway Drive development in Surrey, BC has two residential towers: 40 and 

36 storeys respectively. The development has a total gross floor area of 46,726.8 m2 with 665 

dwelling units, as well as retail, daycare, amenity, and library areas and a 6 level underground 

parkade.  

 

1.2 Purpose 

The daycare and amenity portions of the project need to meet City of Surrey energy requirements. 

As the building blocks belong to building group A and have no step code energy target, they need 

to be compliant with NECB 2015. 

 

 

2.0 Modelling Inputs 

2.1 Summary of Modelling Parameters and ECMs 

The following table provides a breakdown of the modelling input parameters as well as a 

quantitative summary of the energy conservation measures (ECMs). 

 

Table 1 – Summary of Modelling Parameters for Daycare & Amenity 

 Proposed Building NECB Reference 
Envelope 

Modelled Floor 
Area 

FLA 2,013.12 m2  
MFA 2,114 m2 

Difference <5% 

No. of Storeys Daycare on level 1/mezz/2 
Amenity/Library on level 1~5 

Roof Construction Residential Roof – R30 effective; 
Insulation entirely above deck 

NECB2015 Zn4 
Usi-0.227 W/(m2K)    

(0.04 Btu/(h °F ft2); R25) 

Wall Construction 

Assume: 
o Metal panel steel frame wall: 

R5 exterior rigid insulation with 
R20 batt SF @24 OC; effective 
R15 

o Spandrel panel: R10 back pan 
insulation (in cavity insulation is 
optional); effective R7 

 
Overall R10.3 

NECB2015 Zn4 
Usi-0.315 W/(m2K)    

(0.055 Btu/(h °F ft2); R18) 
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13433 Gateway Drive  

Surrey, BC 
Preliminary NECB Energy Modelling Report 
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Table 2 – Energy Model Results for Daycare 

End Use Resource Proposed Baseline 
Cooling Elec  18,118.0   18,957.1  

DHW DEU  26,019.9   26,020.0  
Fans Elec  17,858.0   17,967.1  

Heating Elec  5,366.5   4,046.7  
Heating DEU  112,080.9   138,106.6  
Int Ltg Elec  96,401.8   96,401.8  

Plug Load Elec  32,858.1   32,858.1  
Pumps Elec  225.2   248.2  
Ext Ltg Elec  13,063.5  13,063.5  
Total  321,991.9  347,669.2  

Savings  7.4% 
 
 
 

 
Figure 1 – Daycare Annual Energy Consumption by End Use 

 
3.0 Conclusion 

The proposed design of the Project meets NECB 2015 requirements. The above performance is 

achievable through many energy conservations measures. 
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 Proposed Building NECB Reference 

Exposed floor 
insulation 

Exposed floor R20 
L1/P1 internal floor R15 

NECB2015 Zn4 
0.227 W/(m2K)    

(0.04 Btu/(h °F ft2); R25) 

Glazing Properties 
Double-glazed residential 

windows: 
U0.37 SHGC 0.32 

NECB2015 Zn4 
USI-2.4 W/(m2K)   

SHGC-0.25 
Window/Wall 
Ratio 50% 40% 

Internal Loads  
Interior Lighting 
Power Density Same as reference Daycare 8.2 W/m2 

Amenity 9.3 W/m2  
Lighting Controls NA NA 

Peak Occupancy Daycare 50 occ 
Amenity 169 occ 

Receptacle Daycare 7.5 W/m2 

Amenity 1.0 W/m2 
Elevator NA 

Operating Conditions  
Indoor Design 
Temperatures 

Heating Setpoint: NECB Sch A heating 
Cooling Setpoint: NECB Sch A cooling 

DHW 
Requirements 

Daycare 0.84 gpm@140F  
 NECB Sch A DHW 

Same as proposed 

Infiltration Rate NECB 0.25 L/s/m²  
Mechanical Systems  

System 
Description 

Daycare & Amenity: 4FC + HRV 
unit 

Baseline: 
'Daycare & Amenity: system 3:  
Single-zone packaged rooftop 
unit with baseboard heating 

 
 

Ventilation Rate Daycare 0.25 cfm/ft2 2704 cfm 
Amenity 545 cfm 0.06 cfm/ft2 Same as proposed 

Fan Energy 
FC units: 0.2 w/cfm 3 speed. 

Daycare/Amenity/retail HRV Units: 
1.0 w/cfm 

Same as proposed 

Heat Recovery 
Effectiveness HRV SRE 65%  No HRV 

Heating efficiency DEU 100% Same as proposed 
Cooling efficiency Chiller: COP 4.5 COP3.3 
DHW System DEU 100% Same as proposed 
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NOTES:
1. Sacking/burlap to be loosened and dropped  to the bottom of the planting hole. all string,

twine, etc.to be removed.
2. All wire baskets shall have the top 1/3 of  the wire removed prior to planting.
3. All trees shall be single stem unless specified otherwise.

300
Min. Root Ball 300

Min.

18
00

10
00

Structural Slab and waterproof
by Others
Pedestal

300mm MIN. of topsoil around
root ball compacted to 85%
standard proctor density

50mm Deep saucer formed in
topsoil for initial first year
watering fill saucer with bark
mulch

Arborgard+ tree trunk protector
-ag 9-4

Do Not Trim Leader

89mm x 89mm square
deadman frame nailed together2000

Root anchor strap. Wrap 2
ways around root ball.  Do not
wrap trunk

20
00

2000

Root ball
Anchor strap
89mm x 89mm
square wood
frame

DEADMAN FRAME PLAN

Wrap anchor straps around
frame and nail in place

Loop strap through top of wire
basket or embed 300mm long
galvanized rod above each
strap into root ball

Non-woven landscape fabric.
Install per manufacturer specifications

50mm wide woven polyweb banding
attached to stake with shingle nails.

2 pressure treated Ø50-Ø75mm round wood
stakes  2m lengths. Stakes should be
aligned parallel to sidewalk/road

'Arborgard+' tree trunk protector - AG-9-4 or
'nds' - tree trunk protector - tp 128 nds

50mm deep saucer formed in topsoil for
initial first year watering. Fill saucer with
bark mulch

300mm minimum of topsoil around root ball
compacted to 85% MPD

Stakes to not penetrate root ball. Stakes to
penetrate native soil by 300mm

Do not trim leader

Pedestal

300
MIN ROOT BALL 300

MIN
Notes:
1. Sacking/burlap to be loosened and dropped  to the bottom of the planting hole. all string,

twine, etc.to be removed.
2. All wire baskets shall have the top 1/3 of  the wire removed prior to planting.
3. All trees shall be single stem

Gently Compacted Topsoil Mixture to
Canadian Landscape Standard:
"Well Groomed" soil

Thin Branches by 1/3
Retain normal plant
shape

Structural slab, refer to Architects
drawings

150mm concrete
planter wall. Medium
sandblast finish

Decomposed Bark
Mulch 50mm min

NOTE:
Refer to structural detail for
reinforcement and slab tie in
requirements

Water proofing and drainage mat

2000

Do Not Trim Leader

72
5

10M rebar @ 300mm o.c.
Ensure 50mm concrete
cover. Tie into slab per
Structural drawings.

200mm high starter curb by
structural

Root anchor strap.
Wrap 2 ways around
root ball.  Do not wrap
trunk

NOTES:
1. Remove all string, twine, pots, tags from plant.
2. All soil, mulch and plant material to meet latest Canadian Landscape

Standard.
3. O.C. spacing per planting plan.

Thin Branches by 13
Retain normal plant shape

Decomposed Bark Mulch
75mm min

Gently Compacted Topsoil Mixture
to CSLA Standard: "Well
Groomed" soil

Tamped Admixture Backfill

Prune plant to remove dead
or broken branches

Decomposed Bark Mulch
75mm min

Create Topsoil Saucer
150mm min

Compacted sub base

450mm deep Gently Compacted Topsoil
Mixture to Canadian Landscape Standard:
"Well Groomed" soil

NOTES:
1. Remove all string, twine, pots, tags from plant.
2. All soil, mulch and plant material to meet latest Canadian Landscape

Standard.
3. Topsoil sauces diameter to be 1.5X diameter of plant container.
4. O.C. spacing per planting plan.

45
0

Structural Slab and water proofing
by Architect

Roof/planter edge, per plans

Planter drain, refer to Mechanical

Nilex NuDrain PD-20 drain mat to extend
along all interior planter surfaces.

Hydrapressed Slab Details:
Type: Texada
Size:  As per Plan
Colour: As per Plan
Pattern: Stack Bond
Manufacturer: Abbotsford Concrete Products

  www.pavingstones.com   1-800-663-4091

Hydrapressed Slabs

Waterproof membrane with
protection by others

Structural slab and insulation
by others

50mm x 3mm thick steel ledge @ walls.
Attach to wall with 75mm #14 concrete
screws @ 150mm o.c.

SECTION ON SLAB

REFERENCE IMAGE

Nilex WD-15 drain mat, or
as specified by Architect

Pedestals. Blackjack
ScrewJack or approved
alternate

Blockout through concrete curb for drainage

Fabric separator

Drainage layer and filter J-DRain GRS
or approved equal "smart root" system
Water proof membrane with protection
Concrete slab refer to Architect's
drawings

12
5

Notes:
1. Contractor to provide expansion joints where concrete meets all vertical structures
2. Horizontal scorelines at 1500mm o.c. unless shown otherwise. Refer to plans.
3. Center scoreline on 150mm smooth finish or to match existing concrete pathway

10
0

125mm concrete slab
install as per specifications typ

 Slope away from sidewalk

20mm rounded edge typ

Asphalt impregnated fiberboard
along any vertical surface to be installed
below top of concrete pathway with
removable plastic mould strip. Resulting
joint to be sealed with gray joint
filler/sealer.

6 gauge  4" x 4" wire mesh chaired and
centered in slab. Consultant to inspect
mesh and form work prior to pouring.
100mm min of 95% MPD compacted
aggregate base course under concrete
slab typ
Structural voidform as required

Light broom finish with minimum 1%
cross slope

60mm concrete unit pavers
25mm bedding sand
Nilex WD-15 drain mat, or as
specified by Architect
Rigid insulation or styrofoam
voidform

Promenade deck drain with
perforated stainless steel
extension
Geotextile - turn up and back
at drain and at all vertical
surfaces

Water proof membrane by
Architect

Geotextile - turn up and back
at drain and at all vertical
surfaces

Building or parapet wall

Structural slab by othersSECTION

NOTES:
1. All bedding sand to meet ASTM C33 or CSA A23.1 FA1.
2. All joint sand to meet ASTM C144 or CSA A179.
3. All components as specified or approved alternate.
4. Contractor to provide cut sheets of all components for Landscape Architect approval.
5. Contractor to ensure no visible pooling occurs on paver surface.
6. All joints to be tight fit.
7. All paver cuts to be minimum 13 Paver.

150mm W x 100mm D
concrete edge or wall

Slope to drainSlope to drain

Landscape area
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Product: Timbertech
Type: Legacy Collection
Colour: Pecan
Supplier: www.timbertech.com

Notes:
1. Install as per manufacturer's specifications.
2. Contractor to provide shop drawings for Landscape
Architect review and approval.
3. Refer to Site Plan for deck board direction and
overall layout
4. All fasteners to be hot dipped galvanized

300
o/c, typ

1
4" board

spacing, typ

Bu
ild
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g

Decking boards, space 1/4"
apart. Refer to site plan for
deck board direction and
overall layout.

Countersunk wood screw to
end of boards, screwed at
each end with 2 screws.
Pre-drill holes for screw. Refer
to Deck Plan

2x4" pressure treated
blocking between joists,
every 1.5m o/c (or 2x6" /
2x8" as per joist sizing).
Refer to Deck Plan

2x4" pressure treated joist at
300mm spacing o/c (or 2x6" /
2x8" as depth permits)

Adjacent concrete
curb with eased edge
and scupper hole

Nilex WD-15 drain
mat, or as specified
by Architect

Pedestals.
Blackjack
ScrewJack with BJ
Joist Holder or
approved alternate

Waterproof
membrane, by
Architect

Structural slab, by
Architect

Blockout through concrete
curb for drainage

Adjacent surface

Manufacturer: Reliance Foundry
Model #: R-9238-SS Bike Rack
Colour: Stainless Steel
Mount: Embedded

Fabric separator

Drainage layer and filter J-DRain GRS
or approved equal "smart root" system
Water proof membrane with protection

Concrete slab refer to Architect's drawings

Light weight fill material as required to
achieve grade

12.7mm Landsafe wearing course

63.5mm Landsafe base mat

150mm base course permeable aggregate
compacted to 95% MPD

Pour in Place Rubber Surfacing
Product: Landsafe
Colour: As per plan
Supplier:

Marathon Surfaces

Blockout through concrete curb for drainage

300

25

20
0

200

Building wall. Refer to Architects detail

Protection board. Refer to Architects
detail

Concrete wall refer to planter wall detail.
Wall grades vary, refer to Landscape plans.

Topsoil and mulch (As per specification)

Concrete wall connection to slab shown for
context only. Refer to Architects detail

Structural slab. Membrane, protection
board, shown for context only
Refer to Architects detail

Nilex NuDrain PD-20. Install as
per manfacturers guidance.

25mm round river rock

2-15M @ top, cont.

400 200

1050

Notes:
1. Vertical Control Joints Every 3m on center.
2. Wall heights vary.  Refer to Civil for grades.
3. All hardware to be galvanized steel.
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150mm aggregate base
19mm minus compacted  to
95% MPD

15M rebar reinforcement
50mm from top
50mm from side
Vertical @ 450mm O.C.
Horizontal @ 450mm O.C.

Concrete wall sandblast
finish

R50mm fillet (TYP)

Perforated PVC pipe
100mmØ

French drain, use of clean
19mm minus rock

15M rebar reinforcement @
600mm o.c.

47
0

 38 x 89 x 430mm IPE Bench
Top (finished dimensions).
Contractor to Provide Shop
Drawings for Approval

40
0

25
0

Steel to be flush
with concrete face

(TYP)

SCALE 1:10

 89 x 89 x 430mm IPE Bench
Top (finished dimensions) as
per plan

Product: 720 Backless bench
Mounting: wall mounted
Manufacturer: Maglin
Series: 700
Material: Ipe wood

Z:
\P

R
O

JE
C

TS
\D

EV
EL

O
PM

EN
T 

PE
R

M
IT

\A
C

TI
VE

\D
P2

01
8-

31
 1

34
33

 G
AT

EW
AY

 D
R

IV
E\

D
W

G
\S

H
EE

TS
\L

D
-0

2 
D

ET
AI

LS
.D

W
G

AS SHOWN

LD
-0

2
D

ET
AI

LS

1 Scale 1:20
DRIP STRIP 2 Scale 1:25

WOOD DECK ON SLAB

5 Scale NTS
GATE

4 Scale NTS
BIKE RACK

DJ

MW

YZ

Location:

13433 Gateway Drive
Surrey, BC

Drawn:

VD
Z 

Pr
oj

ec
t #

:

Project:

13433 Gateway Drive

No.

D
ra

w
in

g 
Ti

tle
:

REVISIONS TABLE FOR DRAWINGS

Description Date

Scale:

Approved:

D
ra

w
in

g 
#:

Checked:

Stamp:

CONTRACTOR SHALL CHECK ALL DIMENSIONS
ON THE WORK AND REPORT ANYDISCREPANCY
TO THE CONSULTANT BEFORE PROCEEDING.
ALL DRAWINGS AND SPECIFICATIONS ARE THE
EXCLUSIVE PROPERTY OF THE OWNER AND
MUST BE RETURNED AT THE COMPLETION OF
THE WORK. ALL REZONING/DP/PPA/FHA/BP
DRAWINGS MUST NOT BE PRICED FOR
CONSTRUCTION UNLESS LABELED ISSUED FOR
TENDER/CONSTRUCTION.

By:

D
P2

01
8-

31

24"x36"

Original Sheet Size:

Copyright reserved. This drawing and design is the property of
van der Zalm + associates inc. and may not be reproduced or
used for other projects without permission.

No. Description DateBy:

REVISIONS TABLE FOR SHEET

1 Oct. 05, 2018DC Issued for Re-Zoning

2 May 04, 2020MW Issued for Re-Zoning

3 Dec 18, 2020MW Issued for Re-Zoning

101-9181 Church St
Fort Langley, BC

V1M 1A0

102-355 Kingsway
Vancouver, BC
V5T 3J7

www.vdz.ca                                        604-882-0024

FORT LANGLEY STUDIO MOUNT PLEASANT STUDIO

4 May 27, 2021ET Issued for DP

5 Feb 28, 2022ET Issued for ADP

6 Apr 13, 2022MW Issued for ADP

7 Jun 02, 2022MW Issued for ADP Comment

3 Scale 1:10
PLAY AREA RUBBER ON SLAB

6 Scale NTS
PRIVACY FENCE 7 Scale 1:10

SEAT WALL



94

Manufacturer: Equiparc or approved equals
Model: EP 3990
Colour: Silver & IPE

AMENITY LOUNGE FURNITURE:
Type: Coeur D'alene
Colour: Oyster weave
Manufacturer: Sudden Fun, or approved equal

Form and Character Image of fitness ground markings

Product: Manta climber
Product #: J6-17000-5B
Colour: TBD
Supplier: Jambette

https://www.jambette.com/products/en/
products/manta%20climber-j6-17000-5b?
taxon_id=51
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80
0

BBQ unit

Basalt counter top

BBQ unit

Basalt counter top

Gas line. Coordinate size,
mounting and tie ins with

Mechanical Engineer

50mm x 150mm cedar
cladding on all exposed
faces.

Finished grade

Lockable stainless
steel access doors

Inside edge cedar
cladding

864

50
8

75

EQEQ

Notes:
1. Contractor to verify BBQ dimensions prior to construction

of BBQ enclosure.
2. Contractor to submit shop drawings for approval.
3. BBQ grill to be installed per manufacturers specifications.
4. Gas line to be coordinated with Mechanical Engineer and

to meet BBQ manufacturers specifications.
5. BBQ Unit model Fire Magic Auroa A79oi, or approved

equal.

50mm x 3mm thick top plate
frame around perimeter and

between posts

100mm concrete slab

100mm clear stone
compacted to 95% MPD

Sink

PLANTING POT:
Manufacturer: Maglin or approved equal
Model: MLP1500-MPS-S2
Colour: Silver gloss

Table
Manufacturer: Equiparc or approved equals
Model: EP 2793
Colour: Silver

Bistro chair
Manufacturer: Equiparc or approved equals
Model: EP 1793
Colour: Silver

Manufacturer: Equiparc or approved equals
Model: EP 1931
Colour: Silver & IPE Manufacturer: Equiparc or approved equals

Model: EP 2890
Colour: Silver & IPE
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NOTE: Detailed Land Development Engineering Review available on file 

INTER-OFFICE MEMO

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

FROM: Development Services Manager, Engineering Department 

DATE: June 29, 2022 PROJECT FILE: 7818-0388-00 

RE: Engineering Requirements 
Location:  13433 Gateway Drive 

REZONE 

Property and Right-of-Way Requirements 

• Dedicate 1.5m along University Drive.

• Dedicate 6.0m for Green Lane.
• Dedicate required corner cuts.

• Provide 0.5m wide statutory rights-of-way (SRW) along all site frontages.

Works and Services 

• Construct University Drive, Gateway Drive, City Parkway and Green Lane.

• Secure necessary approvals from TransLink.
• Implement the recommendations of the Traffic Impact Study and Geotechnical report.

• Construct 300mm water main along University Drive.

• Construct storm main along Green Lane.

• Complete drainage and sanitary catchment analysis to determine existing capacities.
Resolve downstream constraints, as identified.

• Submit fire flow and water meter calculations to confirm system adequacy.

• Provide water, storm and sanitary service connections to service the development, and
abandon all existing connections.

• Register applicable legal documents as determined through detailed design.

• Pay amenity charge for undergrounding the existing overhead electrical and
telecommunication infrastructure and applicable latecomer charges.

A Servicing Agreement is required prior to Rezone. 

DEVELOPMENT PERMIT 

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

Jeff Pang, P.Eng. 
Development Services Manager 
HB4 
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School Enrolment Projections and Planning Update:

THE IMPACT ON SCHOOLS K.B. Woodward Elementary

APPLICATION #: 18 0388 00

SUMMARY
The proposed    7 townhouse units and

658 highrise units
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 46
Secondary Students: 33

September 2021 Enrolment/School Capacity

K.B. Woodward Elementary Kwantlen Park Secondary

Enrolment (K/1‐7): 78 K + 544
Operating Capacity (K/1‐7) 38 K + 419
Addition Operating Capacity (K/1‐7) 2022 76 K + 605

Kwantlen Park Secondary
Enrolment   (8‐12): 1462
Capacity  (8‐12): 1200

Projected population of school‐age children for this development: 101

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: 110

Total New Students: 110

* 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.

KB Woodward Elementary is operating at 136% capacity.  The 10 year enrolment 

projections indicate that the school will grow as City Centre continues to transform into the 

new business/commercial/residential center for Surrey.  Construction of a 200‐capacity 

addition has started and targeted to open Fall of 2022.  

There is potential for significant redevelopment located along King George Boulevard with 

the current building form changing into high rise residential development and/or mixed 

use.  The timing of these future high rise developments, with good market conditions, will 

impact the enrolment growth upwards.  Along with this development, growth could be 

further compounded with the densification of 104th Ave between City Centre and Guildford 

Mall.  

As of September 2021, Kwantlen Park Secondary is currently operating at 121% with 11 

portables on site used for enrolling classes.  In March 2020, the District started a feasibility 

report to build a 300‐capacity addition, targeted to open 2025.  

June 21, 2022

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: 18-0388-00 
Address:  13433-Gateway Drive 
Registered Arborist:  Jeff Ross-ISA #PN-7991A 

On-Site Trees Number of Trees 

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

33 

Protected Trees to be Removed 21 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

12 

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
   21 X two (2) = 42 

42 

Replacement Trees Proposed 64 
Replacement Trees in Deficit 0 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] NA 

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:  May 28, 2021 
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Present: 

Panel Members: 
R. Drew, Chair
J. Azizi
G. Brumpton
T. Bunting
R. Jenkins
I. MacFadyen
B. Wiebe

Guests: 

Brad Howard, PCI Developments 
Vince Fernandez, MCM Architects  
Sadaf Alerassool, MCM Architects  
Mark Van Der Zalm, van der Zalm & Associates Inc. 
David Tsoi, Fore Field Group 
Jeff Christianson, IBI Group Architects 
Orod Aris, IBI Group Architects 
Micole Wu, van der Zalm & Associates Inc. 
Feng Wu, van der Zalm & Associates Inc. 
Frank Lin, Frank Lin Management 
Binghang Li, Williams Engineering  

Staff Present: 

A. McLean, City Architect
S. Maleknia, Urban Design Planner
V. Goldgrub, Planner
L. Blake, Administrative Assistant

A. RECEIPT OF MINUTES

It was Moved by R. Drew 
Seconded by B. Wiebe  
That the minutes of the Advisory Design 

Panel meeting of April 14, 2022, be received. 
Carried 

2. 4:40 p.m.

File No.: 7918-0388-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Proposed Rezoning from CD Bylaw No. 10464 to CD 

(based on RM-135) and Development Permit for the 
construction of two residential towers (36 & 40 storeys) 
with a total of 665 units. A child care centre and 
194 square metres of ground floor retail is also proposed. 

Address:  13433 Gateway Drive 
Developer: David Tsoi, Fore Field Group 
Architect: Jeff Christianson, Architect AIBC, IBI Group Architects 
Landscape Architect: Micole Wu, Van Der Zalm + Associates 
Planner: Donald Nip 
Urban Design Planner: Sam Maleknia 

Advisory Design Panel 
Minutes

Location: Virtual 
THURSDAY, APRIL 28, 2022 
Time: 3:00 p.m. 
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The Urban Design Planner advised that staff is supportive of the increased density 
due to the site's proximity to SkyTrain and generally supports the project.  
 
The Panel was asked to comment on the overall site planning, pedestrian and 
vehicular movement, architectural expression, overall landscape concept, and 
public realm interfaces.  
 
The Project Architect presented an overview of the site planning, streetscapes, 
building concept, and 3D Views.  
 
The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by J. Azizi  
 Seconded by I. MacFadyen 
 That the Advisory Design Panel (ADP) 
 
SUPPORT the project and recommends that the applicant address the following 
issues to the satisfaction of the Planning & Development Department. 
 
Recommend that the landscaping submission return to staff for further development. 

Carried 
 
The Panel generally supported the project and noted that it will be a great addition 
to the area. 
 
Key Points 
 
• Consider further the courtyard shape and programing. 

VDZ+A: We have simplified the courtyard layout and programs so it’s cleaner 
and more straightforward now. 

 
• Consider shifting the east tower lobby northward. 

IBI: Considering two tower development and the site constraints, proposed 
placements have been completely studied.  By shifting the east tower 
northward, the acceptable tower separation cannot be achieved.   

• Explore whether reorienting the northeast tower would bring greater value 
to the project.  Consider reorienting the northeast tower 45 degrees as it 
may address some issues related to the courtyard. 
IBI: Please refer to previous question    

• Consider casting the white balconies with an upstand, in lieu of a metal 
panel, to maintain the monolithic quality of the concrete. 
IBI: Noted and implemented. All white balconies are considered with upstands. 
For detail please refer to A2.15 

• Give further consideration to increasing the contrast between the dark and 
white balcony glass railings. 
IBI: To increase the contrast, the 16” upstand is proposed. Please refer to sheet 
A2.15 and perspective on page 30  

• Increase the granularity of the architecture of the podium at-grade, 
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particularly facing the cul de sac. 
IBI: Noted and implemented. The Childcare design was reevaluated, and colorful 
appearance has been incorporated into the exterior. Please refer to Page 28,31 
and 32. 

• Consider requirements for the childcare space early in the design process. 
IBI: As mentioned in transportation report (Dated April 28, 2022) for 556 
residential units, an 11,014 ft2 (1,023 m2) daycare center, assuming 11 
employees and 80 licensed Children are considered.  The requirement for 
parking stalls is considered 0.7 per employee, and 0.15 per licensed child (a total 
of 20 stalls are required).  Please refer to the transportation report (dated April 
28, 2022) 

• Consider providing a connection between the fourth and fifth-floor 
outdoor amenity areas. 
IBI: Noted and implemented. This possibility is considered by using the existing 
staircase between two levels. The location of this stair is favorable for 
connecting two levels. Please refer to A1.08 
VDZ+A: The new connection is added on level 4 and the landscape is revised to 
accommodate this connection. 

 
• Consider increasing the amount of covered outdoor seating. 

VDZ+A: There are lots of covered outdoor seating spaces on ground level in the 
outdoor kitchen and dining area. 

 
• Consider working with TransLink to blend the under guideway landscape 

into the overall landscape of the project, and adding trees along the edge of 
the guideway right-of-way. 
VDZ+A: We are proposing some upgrades, including signage, and a seating area 
under the guideway, the final design will be coordinated with CoS and 
TransLink. 

  

 
•  Consider further the paving geometries at the lobby entries. 

 
VDZ+A: The paving pattern is improved and corresponds to the cul-de-sac, with 
the updated building interior layout we open up the landscaping a bit to have a 
bigger accessible landing area to the doors from the public sidewalk 

 
• Consider compressing the play area to reduce the use of rubberized 

surfaces and provide additional planting space. 
VDZ+A: Due to the number of features to serve the density in these two 
towers, and the fall zone requirements with the feature, we believe the 
proposed play area is appropriate to serve both towers. 

 
• Consider breaking down the scale of the program at the rooftop amenity 

for smaller group gatherings. 
VDZ+A: We have revised our roof plan to address this comment.  

 
• Use future climate files to best understand the resiliency and shock impacts of the 

project.  
IBI: Noted and will be added in the next phases 
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• Consider adding bicycle maintenance facilities to the bike rooms. 
IBI: It is considered on P1 next to the east tower core.  Please refer to A1.04 

• Consider adding e-bike charging stations. 
IBI: Noted and will be considered in the next phases  
 

 
Site 
 
• The public realm interface is well integrated around the site.  
• Consider additional definition and design development for internal 

courtyard. Encourage design development on the corners towards the 
guideway and into the inner courtyard.  Consider a finer grain for 
pedestrian feel, scale, detail and practicality.  
VDZ+A: We have reduced the width of the central pathway and scaled some 
elements like decking or planter to refine the space and make the flow between 
the programs smoother. With respect to the design under the guideway, please 
refer to item #4.  

 
• Provide additional consideration to the under guideway area, including a 

proposal on how the area can be used.  This area is an opportunity to add 
some amenities and value. 
VDZ+A: Please refer to the updated landscape drawings for the design under the 
guideway  
 

 
Form and Character 
 
• Support of the massing, siting and height of the towers, relationship to the 

surrounding area.   
• The form responds well to the context, surrounding streets, siting and 

configuration. 
• The design is responsive and thoughtful in terms of the building 

orientation.   
• The building character has consistent and cohesive language.   
• The podium scale is nice and will work well at the urban and pedestrian 

levels.   
• Consider further pixelation to enhance the playfulness of the “ribbon” 

elevation design. 
IBI: Noted. The design was reviewed, and the ribbon was enhanced. Please refer 
to pages 26 to 32. 

• Consider removing the vertical fins as there is a strong language with 
exterior balconies that change colors.   
IBI: Noted and implemented. By reviewing the design some vertical fins were 
removed and only those facing the courtyard or part of the ribbon have been 
sustained. 

• Consider providing a recess at the door entry to the corridor connecting 
the west tower to the podium.   
IBI: Noted and implemented. Please refer to A1.05 

• Consider adding a vestibule at the entrance to the east tower from the 
cul-de-sac to enhance energy performance and provide a more 
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programmable entry lobby. 
IBI: Noted and implemented- The vestibule was added to the east tower 
entrance. Please refer to A1.05 

• Recommend engaging with the interior design team to closely review the 
proposed unit plans to ensure that the dimensions work for kitchens.  They 
appear very tight. 
IBI: The interior designer will be engaged in next phases 

• Recommend adding enhanced parcel delivery systems in addition to 
standard mailboxes. 
IBI: Noted and implemented. The parcel room was added to the east tower 
lobby. Please refer to A1-05 

 
Landscape 
 
• The landscape concept requires additional development.  The architectural 

forms and abstract organic forms do not work together to create a cohesive 
site.  The landscape concept should extend under the guideway to ingrate 
the complete site. 
VDZ: Please refer to the updated landscape drawings, including both courtyard 
and under guideway design.  
 

• Consider terracing off over the ramp and including that portion of the 
ramp to the courtyard to provide a solution to the organic form of the 
landscape compared to the strong geometry of the building.  
 
VDZ+A: The area over the ramp and nearby is already terraced as stepped 
planters. We also propose a green roof on top of the ramp roof now.  
 

• Recommend that the granularity of the exterior amenity spaces be increased 
by introducing some smaller-scaled spaces for more variety of eating areas.  
VDZ+A: We have revised the upper amenity space to provide more intimate 
space for smaller group activities.  
 

• Ensure the parapet is adequate to support soft landscaping soil requirement. 
VDZ+A: We will work with the architect to ensure enough soil depth for trees on 
slab.  
 

• Recommend real grass and planting materials are used long-term instead 
of artificial turf.   Consider maintenance requirements. 
VDZ+A: We will use real grass on ground level, for upper amenity space, we will 
discuss with client to see the strata’s future need and decide the material  
 

• Consider providing caregiver seating in the childcare area.  
VDZ+A: We will work with the operator in the future to design the space and 
meet the caregiver and children’s needs.  

  
• Appreciate the consideration for pollinator plantings and green approaches 

to stormwater management.  
IBI: Noted. 
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CPTED  
 
• The publicly accessible amenity area (courtyard) on L1 requires additional 

consideration for practicality and CPTED, as it is currently designed as a 
dead-end.  Consider strategies to increase the eyes on the area.   
VZD+A: It's our intent to design the dead-end at the end of the pathway because 
we don’t want the public who accidentally enters the space to feel this is a 
through the path and can walk to the other side of the lot. But with sufficient 
lighting and the appropriate type of plants/trees, we don’t have a concern 
about the hidden corner and creating a CPTED issue.  

 
 
Sustainability  
 
• Appreciate the use of energy and thermal comfort modelling early on to 

inform design development. 
 
Accessibility  
 
• No specific issues were identified. 

 
 
C. OTHER BUSINESS 

 
This section had no items to consider. 

 
 
D. NEXT MEETING 
 

The next Advisory Design Panel is scheduled for Thursday, May 12, 2022. 
 
 
E. ADJOURNMENT 

 
The Advisory Design Panel meeting adjourned at 6:54p.m. 
 
 
 
 
 _____________________________________   ______________________________________  
Jennifer Ficocelli, City Clerk  R. Drew, Chairperson 
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