
City of Surrey
PLANNING & DEVELOPMENT REPORT

               Application No.: 7920-0220-00
Planning Report Date: July 10, 2023

PROPOSAL:

 OCP Amendment to Figure 16: Downtown 
Densities from 5.5 FAR to 7.5 FAR.

 City Centre Amendment from High Rise 
Residential Type I to High Rise Mixed-Use Type 
II

 Rezoning from CD to CD
 Development Permit

to permit a two- phased development consisting of two 
mixed-use towers of 50 and 46-storeys, 1,180 residential 
dwelling units and ground floor commercial space.

LOCATION: 13425 - 107A Avenue
13455 - 107A Avenue

ZONING: CD 

OCP DESIGNATION: Downtown 

CCP DESIGNATION: High Rise Residential Type I
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RECOMMENDATION SUMMARY

 By-law Introduction and set date for Public Hearing for:
 OCP Amendment; and
 Rezoning.

 Approval to draft Development Permit for Form and Character.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Requires an amendment to the Official Community Plan (OCP) Figure 16: Downtown 
Densities from 5.5 FAR to 7.5 FAR.

 Requires an Amendment to the City Centre Plan to redesignate the subject site from High 
Rise Residential Type I to High Rise Mixed-Use - Type II.

RATIONALE OF RECOMMENDATION

 The proposal generally complies with the intent of the Downtown designation in the Official 
Community Plan (OCP) but requires an amendment to Figure 16 from 5.5 FAR to 7.5 FAR.

 The proposed City Centre Plan Amendment from High Rise Residential Type I to High Rise 
Mixed-Use Type II will accommodate two mixed-use towers with ground floor commercial 
retail space.

 The proposed density and building form are appropriate for this part of Surrey City Centre, 
and forms part of an emerging high-density mixed-use hub that will be complementary to the 
Bailey and Gateway Districts. 

 The proposed development conforms to the goal of achieving high-rise, high-density 
development around the three SkyTrain Stations. The Gateway SkyTrain Station is located 
within a walking distance of 70 metres from the subject site, just north of 108 Avenue at 
University Drive. 

 The proposed height and density of the development is consistent with an evolving urban 
context in the City Centre, as it relates to nearby existing and proposed towers in the City 
Centre Bailey and Gateway Districts.

 The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 
Surrey City Centre Plan and in accordance with the Development Permit (Form and 
Character) design guidelines in the OCP. 

 The street interface has been designed to a high quality to achieve a positive urban experience 
between the proposed building and the public realm, with publicly accessible plaza spaces.

 The applicant will be subject to the Tier 1 and Tier 2 Capital Projects Community Amenity 
Contribution and Density Bonus Program (CACs), in support of the requested increased 
density.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A Bylaw be introduced to amend the OCP Figure 16: Downtown Densities for the subject 
site from 5.5 FAR to 7.5 FAR (Appendix V) and a date for Public Hearing be set.

2. Council determine the opportunities for consultation with persons, organizations and 
authorities that are considered to be affected by the proposed amendment to the Official 
Community Plan, as described in the Report, to be appropriate to meet the requirement of 
Section 475 of the Local Government Act.

3. A Bylaw be introduced to rezone the subject site from "Comprehensive Development Zone 
(CD Bylaw No. 12833)" to "Comprehensive Development Zone (CD)" and a date be set for 
Public Hearing.

4. Council authorize staff to draft Detailed Development Permit No. 7920-0220-00 generally 
in accordance with the attached drawings (Appendix I).

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

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

(b) submission of a subdivision layout to the satisfaction of the Approving Officer;

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

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

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

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

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

(h) demolition of existing buildings and structures to the satisfaction of the Planning 
and Development Department; 

(i) 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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(j) registration of a volumetric statutory right-of-way for public rights-of-passage for 
the proposed plaza at the corner of 107A Avenue and City Parkway;

(k) submission of a finalized Traffic Impact Assessment (TIA) and transportation 
demand management plan (TDM) and cash-in-lieu to the satisfaction of staff; 

(l) registration of a shared access easement and drive-aisle between Phases 1 and 2; 

(m) submission of an acoustical report for the units oriented towards the SkyTrain 
guideway and registration of a Section 219 Restrictive Covenant to ensure 
implementation of noise mitigation measures;

(n) final approval from TransLink; and

(o) registration of a Section 219 Restrictive Covenant to provide notice on title of 
phasing requirements resulting from the shared access.

6. Council pass a resolution to amend the City Centre Plan to redesignate the subject site 
from High Rise Residential Type I to High Rise Mixed-Use – Type II as shown in Appendix 
V, when the project is considered for final adoption.

SITE CONTEXT & BACKGROUND

Direction Existing Use CCP Designation Existing Zone

Subject Site Temporary 
Transitional 
Housing and 
support services 
and SkyTrain 
guideway

High Rise 
Residential Type I

CD (Bylaw No. 
12833)

North: Single-storey 
commercial 
buildings, vacant 
lot and covered 
Skytrain Guideway

High Rise Mixed 
Use Type I and 
High Rise 
Residential Type I 
and Plaza

RF and C-8
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Direction Existing Use CCP Designation Existing Zone

East (Across City Parkway): Vacant lots, 
including proposal 
for a 48-storey 
mixed use tower 
(Development 
Application No. 
20-0284-00 at
Third Reading)
and the Olive
Branch Shelter

Mid to High Rise 
Residential 

C-8

South (Across 107A Avenue): Tom Binnie Park 
and Chuck Bailey 
Recreation Centre

Park CD (Bylaw No. 
16767)

West (Across University Drive): Vacant (City-
owned) lots and 
mixed-use tower

High Rise 
Residential Type I 
and High Rise 
Mixed Use Type I

CD (Bylaw No. 
16262) and RF

Context & Background 

• The 9,551 square metre subject site consists of two properties located at 13425 & 13455 107A 
Avenue in City Centre, between University Drive and City Parkway and north of Tom Binnie 
Park.

• The subject site is designated Downtown in the Official Community Plan (OCP), and High 
Rise Residential Type I in the City Centre Plan and is zoned Comprehensive Development 
Zone (CD Bylaw No. 12833). The current CD Bylaw does not allow for the proposed 
development.

• The subject application is generally consistent with the Downtown District designation in the 
Official Community Plan (OCP) and the High Rise Residential Type I designation in the CCP, 
with the exception of the proposed density of 8.2 FAR (gross) and the proposed ground floor 
commercial use.

• The Skytrain Guideway runs along the west portion of 13425 107A Avenue adjacent to 
University Drive and is secured with a statutory-right-of-way by TransLink. There is an 
existing power propulsion station located below the guideway as well as access and parking to 
the station and guideway to facilitate maintenance by TransLink.

• A Temporary Use Permit was issued on November 8, 2021, to allow for continued operation of 
a temporary transitional supportive housing facility and ancillary support services for a period 
of three years.

• The temporary structures containing 60 units of supportive housing have been renovated and 
are anticipated to be re-occupied by summer 2023.
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 Under Round 3 of the Rapid Housing Initiative (RHI 3), the City is working in partnership 
with CMHC and BC Housing to deliver a permanent modular housing project, which will 
allow for the residents in the temporary housing on the subject site to be relocated into 
permanent supportive housing on a different site.

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing the following:

o OCP Amendment to Figure 16: Downtown Densities from 5.5 FAR to 7.5 FAR.
o City Centre Amendment from High Rise Residential Type I to High Rise Mixed-Use Type 

II.
o Rezoning from CD to CD.
o Development Permit.

 to permit a phased development consisting of two mixed-use towers of 50 and 46 storeys, 1,180 
dwelling units and 382 square metres of ground floor commercial space and an overall gross 
FAR of 8.2.

Proposed
Lot Area

Both Phases Phase 1 (East) Phase 2 (West)
Gross Site Area: 6,051 m2

Road Dedication: 285 m2

Net Site Area:

9,550 m2

1,067 m2

8,487 m2

3,500 m2

270 m2

2,984 m2 5,765 m2

Number of Lots: Existing – 2 Proposed - 2

Building Height: East Tower: 140 m/46-storeys

West Tower: 155 m/50-storeys

Floor Area Ratio (FAR): Both Phases 
8.2 FAR (gross) 
9.0 FAR (net)

Phase 1 (East)
9.6 (gross)
11.3 (net)

Phase 2 (West)
7.4 (gross)
7.7 (net)

Floor Area
Both Phases Phase 1 (East) Phase 2 (West)

Residential: 44,340 m2
Commercial: 238 m2
Total:

77,972 m2
382 m2
78,324 m2

33,642 m2
114 m2
33,756 m2 44,568 m2

Residential Units:
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Proposed
Both Phases Phase 1 (East) Phase 2 (West)

Micro:
Studio:

200
32

115
7

85
25

1-Bedroom: 502 177 325
2-Bedroom: 301 150 151
3-Bedroom:
Lock-off:

94
51

150
30

64
12

Total: 1,180 518 662

Referrals

Engineering: The Engineering Department has no objection to the project as 
outlined in Appendix II.

School District: The School District has advised that there will be approximately 43 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment. 

24 Elementary students at KB Woodward Elementary School
12 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. 

Parks, Recreation & 
Culture:

The closest active park is Tom Binnie and is directly south across 
107A Avenue, and the closest natural area is 11A Greenbelt and is 
430 metres away. Parks notes that inventoried City trees that 
conflict with the proposed development may require compensation 
through an appraisal.

TransLink: TransLink has no concerns related to the proposed buildings. 
Detailed comments and review for proposed trees within the 
TransLink SRW, plaza design and future SRW requirements are 
required in advance of final adoption.
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Surrey Fire Department: The Fire Department has no concerns with the proposed 
development application subject to additional review. However, 
there are some items which will be required to be addressed as part 
of the Building Permit application.

Advisory Design Panel: The proposal was considered at the ADP meeting on Thursday 
October 20, 2022 and was conditionally 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 by-law, to the 
satisfaction of the Planning and Development Department. 

Transportation Considerations

Transit

 The Gateway Skytrain Station is located less than 70 metres north of the site, across 108th 
Avenue at University Drive. 

Traffic Impacts

 The proposed development triggers the requirement for a Transportation Impact Analysis 
(TIA) to evaluate the surrounding road network and identify any mitigating measures that 
would be required to address impacts. 

 According to the TIA, using industry standard rates, the proposed development is anticipated 
to generate approximately four to five vehicles every minute during the peak hour.

 Additional infrastructure requirements, including improvements to intersections that may be 
outside of the site frontages, are to be constructed at the applicant’s cost as per the TIA results 
to adequately mitigate traffic impacts.

Road Network and Infrastructure

 The applicant is required to provide the following improvements along the site frontages:

o University Drive to the City Centre arterial road standard;

o 107A Avenue to the City Centre collector road standard;  

o City Parkway to the City Centre collector road standard; and

o A new green lane along the northern property line of the site, which will ultimately 
connect north to 108 Ave to provide parking and loading access for the block.
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Access

 Access to the site and both underground parking and loading facilities will be via an internal 
drive aisle proposed to be located on Phase 1. The shared access will be secured through a 
registered access easement between Phases 1 and 2.  

Parking

 The Zoning Bylaw requires the following minimum number of parking spaces to be provided 
on-site for the proposed uses:

o Retail: 8 parking spaces;

o Residential: 1062 parking spaces; and

o Residential visitors: 118 parking spaces.

 As per the Zoning Bylaw, the total required number of residential parking spaces may be 
reduced by 20% for proposals within the City Centre, with provision of Transportation 
Demand Management (“TDM”) measures and/or payment-in-lieu in accordance with the Off-
Street Parking Reserve Fund By-law and/or the Alternative Transportation Infrastructure 
Reserve Fund By-law. The total requirements for the subject proposal can be reduced to 850 
residential dwelling unit parking spaces, with the provision of TDM measures and/or 
payment-in-lieu.

 The subject site is proposing to provide a total of 969 parking spaces on-site, which equates to 
a proposed 20% reduction to the residential dwelling unit parking requirements, as provided 
for in the Zoning Bylaw. 

 The applicant is proposing to share the parking spaces provided for the commercial 
component and the residential visitor use component, based on differing temporal demand 
for parking (primarily daytime demand for office uses and evening demand for residential 
visitor uses). Similar shared parking arrangements for office uses and residential visitor uses 
have been previously supported for proposals elsewhere within City Centre.

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 The tower, podium and landscape elements will be designed to meet the City's 

sustainability checklist recommendations and requirements as well Step Code 2 
energy performance standards.

o High albedo roofing to reduce heat island affect.
o Green roofing on active decks.
o Balconies are used as sunshades.
o Air tight building envelope with a 50% window to wall ratio.
o The building will be connected to the City’s District Energy system.
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POLICY & BYLAW CONSIDERATIONS

Regional Growth Strategy

 The subject site is designated General Urban in Metro Vancouver’s Regional Growth Strategy 
(RGS). The proposed development complies with the RGS.

Official Community Plan

Land Use Designation

 The subject site is designated Downtown in the Official Community Plan, with a permitted 
maximum density of 5.5 FAR as noted in Figure 16 of the OCP.

 The applicant is proposing to amend Figure 16 for the proposed development from 5.5 FAR to 
7.5 FAR.

 The proposed development will be subject to both Tier 1 and Tier 2 Capital Plan Project CACs.  

Amendment Rationale

 The proposed density and building form are appropriate for this part of Surrey City Centre, 
and forms part of an emerging high-density mixed-use hub that will be complementary to the 
Bailey and Gateway Districts in City Centre. 

 The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the OCP designation, as described in the Community Amenity 
Contribution section of this report.

Public Consultation for Proposed OCP Amendment

 Pursuant to Section 475 of the Local Government Act, it was determined that it was not 
necessary to consult with any persons, organizations or authorities with respect to the 
proposed OCP amendment, other than those contacted as part of the pre-notification process.

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: Strengthen Surrey’s City Centre as a dynamic, attractive 

and complete Metropolitan Core, by providing a mix of commercial and 
residential space in a comprehensively-designed development.
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 Transit Corridors: Support Transit Oriented Development along major corridors 
linking urban centres and employment areas, through the development of a high 
density development within walking distance to the SkyTrain and other transit 
infrastructure.

 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: Implement high architectural and urban design standards to 
create both socially and environmentally sustainable high-density development, 
with a unique blend of safe, beautiful, active, and vibrant interconnected and 
publicly-accessible spaces.

Secondary Plans

Land Use Designation

 The subject site is designated Mid to High Rise Residential in the City Centre Plan (CCP).

 The applicant is proposing to amend the City Centre Plan from High Rise Residential Type I 
(5.5 FAR) to High Rise Mixed-Use – Type II (7.5 FAR) to accommodate the proposed 
development. 

Amendment Rationale

 The proposed density and building form are appropriate for this part of Surrey City Centre, 
and forms part of an emerging high-density mixed-use hub that will be complementary to the 
Bailey and Gateway Districts. 

 The proposed development conforms to the goal of achieving high-rise, high-density 
development around the three SkyTrain Stations. The Gateway SkyTrain Station is located 
within a walking distance of 70 metres from the subject site.

 The proposed development includes limited ground floor commercial and reflects the 
proposed commercial and office uses across City Parkway as part of Development Application 
No. 7920-0284-00, currently at Third Reading. 

 The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed residential density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report.

Themes/Objectives

 The proposed development is consistent with the following guiding principles:

o Build Density, through the development of a high-density development close to the 
SkyTrain stations.

o Encourage Housing Diversity, with a variety of unit types and sizes. 
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o Create Vibrant Urban Space, with high quality architectural aesthetics, individual 
units oriented towards public streets to animate the street, and amenities such as 
plazas.

o Green the Downtown, with appropriate new tree planting and landscaping treatments.
o Promote Identity and Sense of Place, with a blend of open landscaped spaces and 

enclosed residential spaces.

CD By-law 

 The applicant proposes to rezone the subject site from "Comprehensive Development Zone 
(CD Bylaw No. 12833)" to "Comprehensive Development Zone (CD)". The existing CD Bylaw 
No. 12833 allows for a mixed-use development to a maximum of 4-storeys, and does not 
accommodate the proposed development.

 The proposed CD Bylaw will have provisions based on the "Multiple Residential 135 Zone (RM-
135)" and the "Community Commercial Zone (C-8)", which better reflect the proposed 
development.

 The proposed CD Bylaw identifies the uses, densities and setbacks proposed and divided into 
Block A (Phase 1, east) and Block B (Phase 2, west).

 A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-135 Zone and C-8 Zone and the proposed CD Bylaw is illustrated in the following table.

Zoning RM-135 
Zone(Part 25)

C-8 Zone
(Part 36) Proposed CD Zone

Floor Area Ratio: 2.5 FAR 0.8 FAR Block A (East): 11.3 FAR
Block B (West): 7.7 FAR

Lot Coverage: 33% 50% Block A (East):50%
Block B (West): 50%

Yards and Setbacks
East:
West:
South:
North:

East:
West:
South:
North:

7.5 metres or 
50% the 

height of the 
building 

7.5 metres
Block A (East)

5.5 metres
15.0 metres
3.0 metres
4.5 metres

Block B (West)
2.5 metres
19.0 metres
3.0 metres
5.5 metres

Principal Building 
Height:

N/A 12 metres Block A (East):
147 metres (46-storeys) 

Block B (West): 
162 metres (50-storeys)

Permitted Uses: The RM-135 Zone permits 
multiple unit residential 
buildings and ground-oriented 
multiple residential buildings.

Residential will comply with 
the RM-135 Zone.

Commercial uses will include 
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Zoning RM-135 
Zone(Part 25)

C-8 Zone
(Part 36) Proposed CD Zone

The C-8 Zone permits 
commercial uses including:
 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 facilities;
 Cultural uses; and
 One dwelling unit.

the following, with some 
restrictions:
 Retail stores;
 Personal service uses;
 General service uses;
 Eating establishments;
 Neighbourhood pubs;
 Liquor Store;
 Office uses;
 Indoor recreational 

facilities;
 Entertainment uses
 Community services; 
 Child care facilities; and
 Cultural uses.

Block A (East)
Indoor Amenity: 1,047 square metres The proposed 1,172 m2 exceeds 

the Zoning Bylaw requirement.
 

Outdoor Amenity: 1,513 square metres The proposed 1,534 m2 exceeds 
the Zoning Bylaw requirement.

Block B (West)
Indoor Amenity: 1,101 square metres The proposed 1,598 m2 exceeds 

the Zoning Bylaw requirement.

Outdoor Amenity: 2,023 square metres The proposed 2,255 m2 exceeds 
the Zoning Bylaw requirement.

Parking (Part 5) Required Proposed 
Number of Stalls

Commercial: 
Residential:
Residential Visitor:
Total:

8
1062
118
1,188

851
118

Shared
969

 The proposed CD Bylaw will incorporate similar uses as the RM-135 Zone for the residential 
component and the C-8 Zone for the commercial component.

 The proposed floor area ratio (FAR) of the overall development 8.2 gross FAR. The net FAR for 
Phase I (East) is 11.3 and the net FAR for Phase 2 (West) is 7.7. 
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 The proposed amenity spaces accommodate the additional amenity space requirements for 
micro-units, as specified in the Zoning Bylaw and as outlined in the Indoor and Outdoor 
Amenity Sections of this report.

 Given the site’s location in City Centre and proximity to public transit options including the 
Gateway Skytrain Station, the proposed density is appropriate, and the proposed lot coverage 
is consistent with other similar high-rise developments. 

 The RM-135 Zone requires the setbacks to be 7.5 metres or a minimum of 50% of the building 
height, whichever is greater.  The applicant is proposing reductions for the north, east, and 
west setbacks in the CD Bylaw.  The reduction in building setbacks is supportable as they 
allow for a more urban and active engagement of the streets, which is desirable for the City 
Centre area and consistent with the City Centre Plan design guidelines as well as the 
Development Permit (Form and Character) design guidelines in the Official Community Plan.

 The proposed building height is in context with other existing and proposed high-rises in the 
area, with moderate additional height contemplated because of the site’s location in proximity 
to the Gateway Skytrain Station. 

Capital Projects Community Amenity Contributions (CACs)

 On December 16, 2019, Council approved the City’s Community Amenity Contribution and 
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five-Year 
Capital Financial Plan. A fee update has been approved in April 2023, under Corporate Report 
No.R037;2023.

 The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Building Permit issuance. The 
current rate is $2,136 per unit.

 The proposed development will also be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the City Centre Plan designation.

Affordable Housing Strategy

 On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 
No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,000 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects.  A fee update has been approved in April 2023, 
under Corporate Report No.R037;2023.

 The applicant will be required to contribute $1,068 per new lot to support the development of 
new affordable housing.
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 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 May 26, 2023, and the Development Proposal Signs were 
installed on June 2, 2023. Staff received no responses from neighbouring residents or property 
owners.

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 applicant has worked with staff to develop a design that incorporates City Centre urban 
design guidelines and principles through towers and podium refinements, public realm, plaza 
design, and street interface. The applicant has continued to work with staff on an ongoing 
basis to resolve specific design-related concerns.

 The applicant and staff will continue to work on the following items prior to final adoption of 
the development: 

o Resolution of all public realm interfaces and landscape concepts, including the area 
underneath the Skytrain guideway on the west portion of the site, as well as public 
plazas.

o Design development and refinement of architectural features and materials.
o Refinement of internal corner unit layouts.

 A two-phased development is proposed consisting of two mixed-use towers of 50 and 46 
storeys with a mid-block connection. A total of 1,180 dwelling units, 382 square metres of 
ground floor commercial space and a gross FAR of 8.2 is proposed. 

 The east tower is Phase 1 (Block A) and is 46-storeys with a 9-storey recessed, residential 
podium. A commercial retail unit is proposed to front 107A Avenue, along with the residential 
lobby entrance. Residential units are proposed with individual patios that have direct access 
to City Parkway and the lane along the north.



Staff Report to Council

Application No.: 7920-0220-00

Planning & Development Report

Page 16

 The west tower (Block B) is Phase 2 and is 50-storeys with a 9-storey recessed, residential 
podium. A commercial retail unit is proposed to front 107A Avenue, along with the residential 
lobby entrance. Lobby and amenity areas are proposed along University Drive as an 
appropriate interface with the Skytrain guideway located along the west portion of the site. 
Residential units are proposed with individual patios and direct access to the internal drive-
aisle and the pedestrian pathway along the north. 

 An 8.0-metre wide north-south internal drive-aisle is proposed off of 107A Avenue and will 
connect with the east-west lane.  This drive-aisle will provide vehicular and pedestrian 
connections to both sites. When future development to the north proceeds, this internal 
drive-aisle will connect to the future lane.  A volumetric statutory-right-of-way is required to 
be registered to ensure public accessibility.

 The overall massing is broken up horizontally by articulated metal bands at every fourth level 
as the tower rises from its base. A secondary darker grey frame element on the east and west 
facades group the balconies in these areas of the tower. The overall massing is broken up 
horizontally by a retail canopy band running along 107A Avenue. The proposed building form 
adopts a contemporary and delicate architectural vocabulary, characterized by the curved 
elements at the top of the residential towers, entries, and outdoor amenity podiums. The 
residential tower balconies are designed with varying materials to create a moving spine up 
the north and south sides of the building. 

 The podium for Phase 1 (east) provides a continuous street wall along City Parkway and wraps 
around the corner to continue along 107A Avenue.  The lane includes ground-oriented units 
with individual patios and front door access directly from the lane.  

 The podium for Phase 2 (west) is intended to provide a buffer from the Skytrain noise and to 
provide natural surveillance below the guideway. A podium street wall extends along 107A 
Avenue.

 A small-scale plaza is proposed at the corner of City Parkway and 107A Avenue that will be 
secured with a volumetric statutory right-of-way. This area includes opportunities for seating 
and planting. 

 The southwest portion of the site at University Drive and 107A Avenue is below the Skytrain 
guideway and is secured by TransLink with a statutory right-of-way. This space has been 
designed as a flexible outdoor area.

 The design intention is to establish an attractive urban environment by creating a safe and 
engaging public realm. Strong urban design principles such as buildings along setback lines, 
eliminating walls along the pedestrian realm and creating human scale outdoor spaces and 
sidewalk and plaza activity. 

 The applicant has agreed to address any outstanding post-ADP and staff comments to the 
satisfaction of the City Architect, prior to final adoption (Appendix VII).
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Landscaping

 The landscape is designed to provide an engaging urban experience at the ground level and a 
number of well-programmed outdoor amenity spaces at the upper podiums, level 10, of both 
buildings.

 The main entry into the site is via a private north-south drive-aisle where the vehicle path is 
separated by stone blocks from the sidewalk. The private drive aisle is proposed to be paved 
using a combination of unit pavers and concrete banding that create a seamless surface. 
Adjacent to the drive-aisle is an outdoor lounge off the west tower that leads to the 
townhome access pathway that runs along the perimeter of the site.

 The public realm along 107A Avenue the City Parkway follows the City Streetscape Guidelines 
with City Parkway reflecting the future road widening and addition of a multi-use path. 

 The south corners of each building are marked with small plazas that incorporate additional 
planting, seating, and space for movable furniture.

 The plaza in the southwest corner of the site, below and adjacent to the Skytrain guideway, is 
programmed with an outdoor fitness area and seating edges to provide activation and social 
spaces. Three round feature benches with planters are proposed within this area around the 
guideway to animate the space. The planters are proposed to be movable with use of 
equipment should TransLink ever need access under the guideway. 

 The planting area in the southwest plaza will provide habitat for pollinators and birds, noise 
and visual buffer for residents, as well as stormwater infiltration and significant soil volumes 
for tree growth. 

 A secured parking and works area for TransLink is located north of this outdoor area. For  
security and safety reasons this area is required to be fenced with a metal fence. A planted 
buffer between the building podium and the fence will be provided to soften the transition. 

 A variety of planting is proposed north of the secured TransLink area and a pedestrian 
walkway is located along the north portion of the site that connects to the townhouses along 
the north.

 Private patios will be provided for all ground level townhouse units. Separate secure entries 
for the ground level units will open up onto the public realm on both the east and west sites. 
Patios are elevated to provide separation and screened via privacy hedging and planted buffer 
zones.

 The southwest plaza will not be secured with the typical volumetric right-of-way to secure 
public passage as this area is located within an existing right-of-way secured by TransLink. 

 The east site (Phase 1) contains a small plaza located at the northeast portion of the site, that 
contains planters with built-in benches and special paving. This plaza will be secured by a 
volumetric right-of-way.

 The main podium amenity spaces are located on level 10 of both buildings and are adjacent to 
the interior amenity spaces. 
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 The west tower features a flex deck and artificial lawn for fitness on the north side. On the 
south side, an outdoor BBQ and dining area, play and lounge lawn, as well as urban 
agricultural plots provide a variety of active and passive spaces for the residents. 

 The east tower offers a similar program mix of BBQ and dining, small play lawn and urban 
agriculture beds. The West tower roof is proposed to be finished with an extensive green roof 
to minimize stormwater runoff. The East rooftop features an outdoor amenity with lounges 
and planters.

Indoor Amenity

 Per the Indoor Amenity Space requirements of the Zoning By-law No. 12000, high-rise towers 
that are 25 storeys or higher must provide 3 square metres of indoor amenity space per unit up 
to 557 square metres per tower, which equates to 186 units, plus 1 square metre per unit above 
557 square metres, plus 4 square metre per micro unit and 1 square metre per lock-off unit for 
each building.

 Based upon the City’s Zoning Bylaw requirement, the proposed development must provide a 
total of 2,148 square metres of indoor amenity space for the proposed 1,180 residential units, 
including micro and lock-off units. Of that 2,148 square metres of indoor amenity space 372 
square metres must be provided on site, and the remainder can be provided through a cash-
in-lieu contribution.

 The applicant is proposing 2,770 square metres of indoor amenity space located throughout 
the development, which exceeds the total indoor amenity space required under the Zone. 
Both Phases 1 and 2 exceed the required space under the Zone. 

 The main indoor amenity spaces on both buildings are proposed on level 10.  The indoor 
spaces are intended to provide for a wide range of activities and programming. 

 The rooftop space will include a games area, private dining area, kitchen and lounge, and 
fitness centre area.  Indoor spaces are connected and open onto outdoor amenity spaces with 
their own programs/functions.

Outdoor Amenity

 Based upon the City’s Zoning Bylaw requirement of 3 square metres per dwelling unit of 
outdoor amenity space, plus 4 square metres per micro-unit, a total of 3,536 square metres of 
outdoor amenity space is required for the proposed development.  

 The applicant is proposing 3,789 square metres of outdoor amenity space, which exceeds the 
total indoor amenity space required under the Zone.  

 The outdoor amenity space on Level10 consists of a mix of hard surface areas and large areas 
of intensive green roof that will provide valuable habitat and food sources for nesting birds. In 
addition to habitat, the soft landscape areas will provide storm water benefits. 
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 Outdoor amenity space is also proposed on the rooftop and includes an entertaining area off 
the amenity room, outdoor living rooms, BBQ area, outdoor fireplace, sun deck, central lawn 
and an urban agriculture garden. 

TREES

 Normal Hol, ISA Certified Arborist of ACL Group prepared an Arborist Assessment for the 
subject property. The table below provides a summary of the proposed tree retention and 
removal by tree species:

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

Deciduous Trees 
(excluding Alder and Cottonwood Trees)

Honey Locust 5 5 0
Persian Ironwood 11 11 0

English Oak 1 1 0
Red Oak 3 3 0

Siberian Elm 6 6 0
Norway Maple 1 1 0

Sweetgum 4 4 0

Coniferous Trees
Western Red Cedar 4 4 0

Total (excluding Alder and 
Cottonwood Trees) 35 35 0

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 22

Total Retained and Replacement Trees 
Proposed 22

Estimated Contribution to the Green City 
Program N/A

 The Arborist Assessment states that there are a total of 11 mature trees on the site, none of 
these trees are Alder or Cottonwood trees.  The applicant proposes to remove all trees as part 
of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading. 

 In addition to the on-site trees, there are a total of 24 City trees located along City Parkway, 
107A Avenue and University Drive proposed for removal and replacement.
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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 for all trees.  This will require a proposed total of 22 replacement trees on 
the site.  The applicant is proposing 22 replacement trees, meeting City requirements.  

 Parks Planning has noted that compensation for the 24 City trees that conflict with the 
required road frontage works will be required and determined through an appraisal. 

 In addition to the replacement trees, boulevard street trees will be planted on University 
Drive, 107A Avenue and City Parkway.  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 Paperbark and Green 
Japanese Maple, Heritage River Birch, Austrian Black Pine, Serbian Spruce, among others.  

 In summary, a total of 22 trees are proposed to be replaced on the site with no contribution to 
the Green City Program.

 The proposed tree retention and replacement strategy will be refined as the applicant works 
through the detailed design process.

CITY ENERGY 

 The subject site is located within Service Area A, as defined in the "City Centre District Energy 
System By-law" (see Appendix X 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:
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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.

 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. Draft Development Permit Drawings
Appendix II. Engineering Summary 
Appendix III. School District Comments 
Appendix IV. Summary of Tree Survey and Tree Preservation
Appendix V. OCP Text Amendment Map
Appendix VI. ADP Comments and Response
Appendix VII. District Energy Map

approved by Ron Gill

Don Luymes
General Manager
Planning and Development
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NOTE: 
1.REFER TO PLAN FOR LOCATION AND NUMBER OF BIKE RACKS
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INTENDED USE IS LIMITED TO DESIGN  PROFESSIONALS  SPECIFYING  LANDSCAPE FORMS, INC. PRODUCTS AND 
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Measurements: L65 x W18 x H11 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 110
Product no.: no-001

Measurements: L65 x W36 x H70 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 700
Product no.: no-002  

Measurements: L75 x W54 x H25/45/60 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Box
Product no.: no-003/no-004/no-005  

Measurements: L65 x W42 x H90 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 900
Product no.: no-006  

Measurements: L65 x W70 x H90 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer GHD
Product no.: no-007  

Measurements: L220 x W130 x H110 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Parallel Barre
NProduct no.: no-008 

Measurements: L90 x W60 x H180 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 1800
Product no.: no-009 

Measurements: L90 x W60 x H230 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 2300
Product no.: no-010 

Measurements: L120 x W200 x H230 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Monkey
Product no.: no-011 

Measurements: L56 x W200 x H58 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Incline Bench
Product no.: no-012 

Measurements: L56 x W200 x H45 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Straight Bench
Product no.: no-013  

Measurements: L65 x W30 x H130 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Sign
Product no.: no-014  

Measurements: L65 x W85 x H45 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Mini Parallel
Product no.: no-015

Measurements: L180 x W70 x H76 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Park Bench
Product no.: no-016 

Measurements: Ø35/Ø50/Ø65 cm

Material: Steel and EPDM-rubber 
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Pilates 
Product no.: no-017/no-018/no-019 

Measurements: Ø75/Ø100/Ø150 cm x H45 cm

Material: Steel and EPDM-rubber 
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Plateau
Product no.: no-023/no-024/no-025
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Measurements: L65 x W18 x H11 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 110
Product no.: no-001

Measurements: L65 x W36 x H70 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 700
Product no.: no-002  

Measurements: L75 x W54 x H25/45/60 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Box
Product no.: no-003/no-004/no-005  

Measurements: L65 x W42 x H90 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 900
Product no.: no-006  

Measurements: L65 x W70 x H90 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer GHD
Product no.: no-007  

Measurements: L220 x W130 x H110 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Parallel Barre
NProduct no.: no-008 

Measurements: L90 x W60 x H180 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 1800
Product no.: no-009 

Measurements: L90 x W60 x H230 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 2300
Product no.: no-010 

Measurements: L120 x W200 x H230 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Monkey
Product no.: no-011 

Measurements: L56 x W200 x H58 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Incline Bench
Product no.: no-012 

Measurements: L56 x W200 x H45 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Straight Bench
Product no.: no-013  

Measurements: L65 x W30 x H130 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Sign
Product no.: no-014  

Measurements: L65 x W85 x H45 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Mini Parallel
Product no.: no-015

Measurements: L180 x W70 x H76 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Park Bench
Product no.: no-016 

Measurements: Ø35/Ø50/Ø65 cm

Material: Steel and EPDM-rubber 
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Pilates 
Product no.: no-017/no-018/no-019 

Measurements: Ø75/Ø100/Ø150 cm x H45 cm

Material: Steel and EPDM-rubber 
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Plateau
Product no.: no-023/no-024/no-025
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Measurements: L65 x W18 x H11 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 110
Product no.: no-001

Measurements: L65 x W36 x H70 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 700
Product no.: no-002  

Measurements: L75 x W54 x H25/45/60 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Box
Product no.: no-003/no-004/no-005  

Measurements: L65 x W42 x H90 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 900
Product no.: no-006  

Measurements: L65 x W70 x H90 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer GHD
Product no.: no-007  

Measurements: L220 x W130 x H110 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Parallel Barre
NProduct no.: no-008 

Measurements: L90 x W60 x H180 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 1800
Product no.: no-009 

Measurements: L90 x W60 x H230 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer 2300
Product no.: no-010 

Measurements: L120 x W200 x H230 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Monkey
Product no.: no-011 

Measurements: L56 x W200 x H58 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Incline Bench
Product no.: no-012 

Measurements: L56 x W200 x H45 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Straight Bench
Product no.: no-013  

Measurements: L65 x W30 x H130 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Sign
Product no.: no-014  

Measurements: L65 x W85 x H45 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Mini Parallel
Product no.: no-015

Measurements: L180 x W70 x H76 cm

Material: Steel
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Spirer Park Bench
Product no.: no-016 

Measurements: Ø35/Ø50/Ø65 cm

Material: Steel and EPDM-rubber 
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Pilates 
Product no.: no-017/no-018/no-019 

Measurements: Ø75/Ø100/Ø150 cm x H45 cm

Material: Steel and EPDM-rubber 
Corrosion class: C4
Surface treatment: Rust- and corrosion proofed, powder-coated

Plateau
Product no.: no-023/no-024/no-025
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A SPROUTING CONCEPT
The architectonic design of the training equipment 
ensures minimal maintenance by not having any 
moving parts. They need no lubrication, polish or
tightening. At each training area, there will be an
instructional sign including an illustrative usage 
guide as well as a QR code that can be scanned  
to get the different exercises displayed.

Spirerne makes it easy to combine and design your 
own unique training area – even the color of the 
equipment can be adjusted without any additional cost.

We place a high value on safety. That's why all our 
equipment lives up to the standards of DS/EN 16630.

DANISH DESIGN  
& ENVIRONMENTAL FOCUS
We take pride in being Danish and have decided
to keep production domestic. The local production
and shorter transport reduce the emission of CO2.  

To protect the environment as much as possible,  
we have chosen to use an environmentally friendly 
water-based process to rust-proof the majority of  
our products. This surface treatment protects the 
steel both internally and externally and releases  
practically no heavy metals. We use a closed circuit 
in our production, which allows for +90 % recycling 
and material utilisation.

The materials used are carefully selected to withstand 
the Nordic climate, thus achieving a long lifespan.
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RAISED METAL PLANTER 1 (SQUARE)
Scale: 1:102

COMMERCIAL METAL PLANTERS
A DIVISION OF CODE ELECTRIC PRODUCTS LTD. 

548 Nicola Place, Port Coquitlam
BC, Canada, V3B 0K4

TEL: 604-828-6144
TOLL: +1 888-823-6144

www.C3planters.com
sales@C3planters.om

PRODUCT SPECIFICATION SHEET
01/21/19

CUBES

0.125” marine grade 5052 aluminum

Durable, UV rated powder coatFinish:

YesDrainage Holes:

* indicates 1” lipTop Lip:

Sterling
Slate
Tuscan

Mocha
Night
Snow

Colour:

Material: 

Project:

Company Name:

Contact Name:

Date: 

Approval 
Signature:

Dimensions (in): Weights
L W H lbs

16 16 16 12
20 20 20 20
24 24 24 28
28 28 28 48
36 36 36* 80

H

LW

1”

H

LW

2" X 2" HSS LEG

FINISHED GRADE

73
3.

43

1676.4

PLAN

FRONT ELEVATION

4" x 2" HSS TOP RAIL

91
4.

4

2" X 2" HSS BACK RAIL WELDED 
TO REAR TABLE LEGS

CHECKER PLATE TOOL 
STORAGE BOX - SET 4" BELOW 
FINISHED GRADE PAVERS TO 
ENSURE LID OPENS TO FULL 
HEIGHT

CHECKER PLATE TOOL 
STORAGE BOX BELOW 

LUND TRUCK CHEST

FLAT BAR BELOW, TYP

TIMBER FRAME

 

2" X 2" HSS LEG BELOW

33
0.

2

LINE OF 2" X 2" HSS BACK RAIL 
BELOW

LINE OF 2" X 2" HSS BACK 
RAIL BEHIND

4" x 2" HSS TOP RAIL

CHECKER PLATE TOOL 
STORAGE BOX - SET 4" BELOW 
FINISHED GRADE PAVERS TO 
ENSURE LID OPENS TO FULL 
HEIGHT

RIGHT ELEVATION

NOTES:

1. CONTRACTOR TO SUBMIT SHOP DRAWINGS TO LANDSCAPE 
CONSULTANT FOR REVIEW AND APPROVAL PRIOR TO FABRICATION.
2.  SEE MATERIALS LEGEND FOR MATERIALS AND FINISH.
3.  ALL WELDS TO BE CONTINUOUS AND GROUND SMOOTH; NO 
SPOT OR FIELD WELDING.
4.  ALL FASTENERS TO BE HOT DIPPED GALVANIZED

POTTING BENCH WITH STORAGE CHEST
Scale: 1:101
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To learn more about DEDON, our collections and warranty policy, please visit our website –

www.dedon.de

Fiber Standard

Measurements

cm
inch
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2
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8
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Additional Items

Pre-mounted handles

Tethering rope

Please see Fabric Options Fact Sheet

Cushion

Item code: 95090219 + fabric code

66000000863

23091005009

Special Features Option

Recommended number of deco cushions 
8× 60 × 50 cm + 4× 40 × 40 cm
8× 23½" × 19¾" + 4× 15¾" × 15¾" 
8× 95050087 + 4× 95050081

Deco cushions

Cover (tailored to protect  seat 
and deco cushions only)

10/20

NESTREST
Hanging lounger

Design by Daniel Pouzet & Fred Frety | Item code: 090919 | Weight 85,5 kg/189 lbs | Volume 10,7 m³/378 cu ft | COM (Customer Own Material): 6,80 m/9.00 yd (plain fabric only)

Collection: Thanks to its innovative, organic structure and the cocoon-like sense of protection it affords, the NESTREST 
lounger has established itself as icon of contemporary design. Laden with cushions, its interior is supremely comfort-able, 
breathable and private, the special fiber weave allowing those inside to see out while preventing those outside from looking in.

Hanging lounger: With its specially-designed system of ropes, the NESTREST hanging lounger is easily hung from a tree 
branch or other suitable support and blends effortlessly with its surroundings.
Frame: Aluminum
Finishing: Electrostatic powder-coating
Characteristics: Organic, iconic, innovative, architectural, protective, plush, private
Options: May be used as a standing lounger when a base is attached
Frame Maintenance: Clean with a soft cloth and warm water.
Cushion Maintenance: All cushion covers can be removed and washed.

002
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chalk

130
51¼

ø 200
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To learn more about DEDON, our collections and warranty policy, please visit our website –

www.dedon.de

Measurements

Fibers

Collection: The ORBIT love seat is the original icon of modern outdoor furniture design. A sensation from the moment it 
launched, this multiple-awards-winner by Richard Frinier continues to delight, surprise and inspire more than a decade later. 
Indeed, its timeless design, generous proportions, easy mobility and meticulous hand-craftsmanship will never go out of style.

Characteristics: Iconic, innovative, rotating, generously proportioned, supremely comfortable
Loveseat: ORBIT´s weather-resistant canopy features aluminum tubing and a highly corrosion-resistant opening mechanism. 
Wheels underneath allow ORBIT to rotate in place.
Frame: Aluminum
Finishing: Electrostatic powder-coated in a color similar that of the fiber. The canopy material is 100%  polyacrylic, with Teflon 
impregnation; it is dirt-, grease-, and water-repellant, with excellent sun protection (UPF 50+).
Frame maintenance: Clean with a soft cloth and warm water. The canopy may be washed with lukewarm water and mild 
cleaning agents. Please use a sponge or soft brush to wipe the material.
Cushion maintenance: All cushion covers can be removed and washed.
Options: Rotating wheels can be replaced by static gliders.

ORBIT
Loveseat

Design by Richard Frinier | Item code: 030005083 | Weight: Bronze & Chalk 42,5 kg/94 lbs, Vulcano & Accona 32 kg/71 lbs | Volume 2,6 m³/92 cu ft | 
COM (Customer Own Material): 3,26 m/5.50 yd (plain fabric only)

10/20

040
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111
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Features

Reversible 
cushion

Rotatable by 
360°.

Deco cushions

Recommended number of
deco cushions
2x 70 x 70 cm, 2x 60 x 60 cm,
2x 50 x 50 cm, 2x 40 x 40 cm 
2x 27½" x 27½", 2x 23½" x 23½",
2x 19¾" x 19¾", 2x 15¾" x 15¾" 
2x 95050086, 2x 95050084,
2x 95050082, 2x 95050081

The Loveseat / Loveseat XXL 
is shipped with pre-mounted 

pullout casters

Additional items

Please see fabric options  
fact sheet

Seat cushion: 
95030001 + fabric code

56030003000

Cushion

Cover

ø 165
ø 65

ø 165
ø 65

19
3

76

3
7

6
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NOTE: CONTRACTOR TO VERIFY BBQ SELECTION DIMENSIONS PRIOR TO INSTALLATION

NOTE: REFER TO ELECTRICAL DRAWINGS FOR ELECTRICAL CONNECTIONS
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PROPANE TANK STORAGE, TYP.

BUILT-IN BBQ

REVEAL, TO ALIGN W/ INTEGRATED PULLS, TYP.

CONCRETE VENEER COUNTERTOP W/ 
EASED EDGES

CONCRETE VENEER WATERFALL 
GABLES, TYP.

CONCRETE VENEER, BASE CABINETS, 
TYP.

CONCRETE VENEER, 4" RECESSED KICK

FRONT ELEVATION

CONCRETE FALSE PANEL

R
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BBQ COUNTER
Scale: 1:101

BBQ ACCESS DOORS, STAINLESS STEEL

REFER TO PLAN

BACK ELEVATION
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REFER TO PLAN

AIR ADMITTANCE VALVE,
REFER TO MECHANICAL
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NOTES:

1.  TREE TO BE PLANTED WITH ELEVATION OF TOP 
OF ROOTBALL LEVEL WITH FINISH GRADE 
ELEVATION. TRUNK FLARE MUST BE VISIBLE 
AFTER PLANTING.

2.  COMPOSTED BARK MULCH TO BE KEPT AT LEAST 
125mm AWAY FROM BASE OF TREE TRUNK 
ALL SIDES.

3.  ONLY PRUNE BROKEN OR DAMAGED BRANCHES 
USING APPROVED PRUNING TOOLS AND 
STANDARD I.S.A. PRUNING PRACTICES AS 
DIRECTED BY CONSULTANT OR PROJECT 
ARBORIST. SEE SPECIFICATIONS.

4. PLANTING PIT MUST BE FREE DRAINING.
5. ROOT BARRIER TO BE PROVIDED FOR TREES 

WITHIN 2m OF A PAVED SURFACE. ROOT 
BARRIER TO TO BE 600mm DEEP AND EXTEND 
FOR 2m EACH WAY FROM CENTER OF TREE. 

6. CONTRACTOR TO DIG ONE SAMPLE TREE PIT FOR 
CONSULTANT REVIEW PRIOR TO FILLING WITH 
GROWING MEDIUM.

7.   TREE TAGS ARE NOT TO BE REMOVED       
WITHOUT CONFIRMATION /       
INSTRUCTION FROM LANDSCAPE     
ARCHITECT.

FINISH GRADE

BACKFILL WITH GROWING MEDIUM MIXTURE AS 
PER SPECIFICATIONS. 
TAMP GROWING MEDIUM TO ELIMINATE AIR 
POCKETS AND REDUCE SETTLEMENT.

GROWING MEDIUM DEPTH AS PER SPECIFICATIONS

SUBGRADE

REMOVE BURLAP AND ROPE FROM 
AROUND BASE OF TRUNK

ARBORGARD, SEE SPECIFICATIONS

SCARIFY SURFACE OF SUBSOIL PRIOR TO 
PLANTING AND SLOPE SUBGRADE AWAY FROM 
ROOTBALL

DISH GROWING MEDIUM TO HOLD WATER, 
AS DIRECTED

TREE PLANTING ON GRADE
Scale: 1:205
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60
0

QTY. 2 - 80mm DIAMETER TIMBER STAKES PER TREE 
REQUIRED ONLY IF TREE IS UNSTABLE
STAKE TO AVOID PENETRATING INTO ROOTBALL
STAKE TO BE REMOVED AFTER TWO GROWING SEASONS

ARBOR TIE FROM DEEPROOT OR APPROVED EQUAL

ROOT BARRIER, AT SIDEWALK CONDITION
ENSURE 13mm ABOVE FINISH GRADE

MULCH

50

FINISH GRADE

BACKFILL WITH GROWING MEDIUM 
MIXTURE AS PER SPECIFICATIONS. TAMP 
GROWING MEDIUM TO ELIMINATE AIR 
POCKETS AND REDUCE SETTLEMENT.

REMOVE BURLAP AND ROPE FROM 
AROUND BASE OF TRUNK

ARBORGARD, SEE SPECIFICATIONS

DISH GROWING MEDIUM TO HOLD WATER, 
AS DIRECTED

GROWING MEDIUM DEPTH AS PER 
SPECIFICATIONS

SLAB AND BUILDUP - REFER TO 
ARCHITECTURAL DRAWINGS

CRUSHED GRANULAR BASE

90
0 

M
IN

. 
TREE PLANTING ON SLAB
Scale: 1:206

NOTES:

1.  TREE TO BE PLANTED WITH ELEVATION OF TOP 
OF ROOTBALL LEVEL WITH FINISH GRADE 
ELEVATION. TRUNK FLARE MUST BE VISIBLE 
AFTER PLANTING.

2.  COMPOSTED BARK MULCH TO BE KEPT AT LEAST 
125mm AWAY FROM BASE OF TREE TRUNK ALL 
SIDES.

3.  ONLY PRUNE BROKEN OR DAMAGED BRANCHES 
USING APPROVED PRUNING TOOLS AND 
STANDARD I.S.A. PRUNING PRACTICES AS 
DIRECTED BY CONSULTANT OR PROJECT 
ARBORIST. SEE SPECIFICATIONS.

4. PLANTING PIT MUST BE FREE DRAINING.

5.   TREE TAGS ARE NOT TO BE REMOVED   
WITHOUT CONFIRMATION / 
INSTRUCTION FROM LANDSCAPE 
ARCHITECT.

MULCH

50

MULCH

COMPACTED SUBGRADE

GROWING MEDIUM

ENSURE FULL CONTACT BETWEEN 
ROOTBALL AND PLANTING MEDIUM

GROUNDCOVER PLANTING ON GRADE
Scale: 1:101

NOTES:

1.  PLANT TO BE PLANTED WITH TOP OF ROOTBALL LEVEL WITH FINISH GRADE OF GROWING MEDIUM. 
2. COMPOSTED BARK MULCH AT 50mm DEPTH TO BE KEPT AT LEAST 50mm AWAY FROM STEMS. 
3. PRUNE ANY BROKEN OR DAMAGED BRANCHES AND DOUBLE LEADERS USING APPROVED PRUNING 

TOOLS AND STANDARD I.S.A. PRUNING PRACTICES, SEE SPECIFICATIONS. 

50

FINISH GRADE GROWING MEDIUM

FINISH GRADE MULCH

30
0 

M
IN

.

SCARIFY SURFACE OF SUBSOIL PRIOR TO PLANTING 
AND SLOPE SUBGRADE AWAY FROM ROOTBALL

COMPACTED SUBGRADE

NOTES:

1. SHRUB TO BE PLANTED WITH  ELEVATION OF TOP OF 
ROOTBALL OR POT LEVEL WITH FINISH GRADE 
ELEVATION.

2. COMPOSTED BARK MULCH AT 50mm DEPTH TO BE 
KEPT AT LEAST 125mm AWAY FROM STEMS OF SHRUB.

3. PLANTING PIT MUST BE FREE DRAINING.
4. THE BELOW DETAIL DOES NOT REPRESENT ANY 

PARTICULAR SPECIES.

FINISH GRADE

GROWING MEDIUM DEPTH AND MIXTURE AS PER 
SPECIFICATIONS

BACKFILL WITH GROWING MEDIUM MIXTURE AS PER 
SPECIFICATIONS. TAMP GROWING MEDIUM TO 
ELIMINATE AIR POCKETS AND REDUCE SETTLEMENT.45

0 
M
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. 

MULCH

SHRUB PLANTING ON GRADE
Scale: 1:102

REMOVE BURLAP AND ROPE FROM AROUND BASE OF 
SHRUB. REMOVE ALL 'ORGANIC' AND NON-ORGANIC 
POTS PRIOR TO PLANTING.

50

MULCH

GROWING MEDIUM

ENSURE FULL CONTACT BETWEEN 
ROOTBALL AND PLANTING MEDIUM

30
0 

M
IN

.

GROUNDCOVER PLANTING ON SLAB
Scale: 1:103

NOTES:

1.  PLANT TO BE PLANTED WITH TOP OF ROOTBALL LEVEL WITH FINISH GRADE. 
2. COMPOSTED BARK MULCH TO BE KEPT AT LEAST 50mm AWAY FROM STEMS. 
3. PRUNE ANY BROKEN OR DAMAGED BRANCHES AND DOUBLE LEADERS USING APPROVED PRUNING 

TOOLS AND STANDARD I.S.A. PRUNING PRACTICES, SEE SPECIFICATIONS. 

SLAB AND BUILDUP - REFER TO 
ARCHITECTURAL DRAWINGS

SLAB AND BUILDUP - REFER TO 
ARCHITECTURAL DRAWINGS

FINISH GRADE

GROWING MEDIUM DEPTH AND MIXTURE 
AS PER SPECIFICATIONS

BACKFILL WITH GROWING MEDIUM 
MIXTURE AS PER SPECIFICATIONS. TAMP 
GROWING MEDIUM TO ELIMINATE AIR 
POCKETS AND REDUCE SETTLEMENT.

45
0 

M
IN

. 

MULCH

SHRUB PLANTING ON SLAB
Scale: 1:104

NOTES:

1. SHRUB TO BE PLANTED WITH  ELEVATION OF TOP OF 
ROOTBALL OR POT LEVEL WITH FINISH GRADE 
ELEVATION.

2. COMPOSTED BARK MULCH AT 50mm DEPTH TO BE 
KEPT AT LEAST 125mm AWAY FROM STEMS OF SHRUB.

3. PLANTING PIT MUST BE FREE DRAINING.
4. THE BELOW DETAIL DOES NOT REPRESENT ANY 

PARTICULAR SPECIES.

50

REMOVE BURLAP AND ROPE FROM 
AROUND BASE STEMS OF SHRUB. REMOVE 
ALL 'ORGANIC' AND NON-ORGANIC POTS 
PRIOR TO PLANTING
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1 ISSUED FOR DEVELOPMENT PERMIT APPLICATION2021-05-03
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4 ISSUED FOR DEVELOPMENT PERMIT2023-05-10



 

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, 2023 PROJECT FILE: 7820-0220-00 
 

 

RE: Engineering Requirements 
Location:  13425 & 13455 - 107A Ave            
 

 

OCP AMENDMENT & NCP AMENDMENT 
 

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

 

REZONE/SUBDIVISION 
 

Property and Right-of-Way Requirements 

• Dedicate 2.808 m along University Drive; 

• Dedicate 6.0 m for east-west Green Lane; 
• Register 0.5 m wide statutory right-of-way (SRW) along University Drive, 107 A Avenue 

and City Parkway; and 

• Provide a 5.0-metre x 5.0-metre corner cut at 107 A Avenue & City Parkway and at 
University Drive & 107 A Avenue; 

 

Works and Services 

• Construct the west side of City Parkway; 

• Construct the north side of 107 A Street; 
• Construct east side of University Drive; 

• Construct east-west Green Lane; 

• Implement the recommendations of the geotechnical report. 

• Construct storm main along the Green Lane. 
• Construct sanitary mains along City Parkway. 

• Construct 250 mm water main along City Parkway. Complete fire flow analysis to 
determine the ultimate water main size and velocity requirements. 

• Provide water, storm, and sanitary service connections to support the development. 

• Register applicable legal documents as determined through detailed design. 
• Pay amenity charge for undergrounding the existing overhead electrical and 

telecommunication infrastructure and the applicable latecomer charges. 
 

A Servicing Agreement is required prior to Rezone/Subdivision.  
 

DEVELOPMENT PERMIT 
 

There are no engineering requirements relative to issuance of the Development Permit. 
 
 
 
Jeff Pang, P.Eng. 
Development Services Manager 
MS1 
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Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #:  20 0220 00

The proposed development of 1180 High Rise Apartment units

are estimated to have the following impact on elementary and secondary schools Summary of Impact and Commentary

within the school regions. The following tables illustrate the historical, current and future enrolment projections

including current/approved ministry operating capacity for the elementary and secondary

schools serving the proposed development.

School‐aged children population projection 43

Elementary School = 24

Secondary School = 12

Total Students = 36

K B Woodward Elementary

Enrolment 669

Operating Capacity 457

# of Portables 12

Kwantlen Park Secondary

Enrolment 1498

Operating Capacity 1200

# of Portables 13

K B Woodward Elementary

Kwantlen Park Secondary

Population : The projected population of children aged 0‐17 impacted by the development.

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

Projected Number of Students From This Development In:

Current Enrolment and Capacities:

 

May 26, 2023

KB Woodward Elementary is operating at 146% 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 2023.  

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 2022, Kwantlen Park Secondary is currently operating at 125% with 13 portables on 

site used for enrolling classes and is projected to grow by 450 students over the next 10 years.  This 

school will also be impacted by timing of future high‐rise development in the area. In February  

2023, we  have received capital funding approval from the Ministry to build a 500‐capacity addition, 

targeted to open in the fall  of 2027.  
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APPENDIX F PAGE 1 OF 1 

ARBORIST REPORT APPENDIX F:  

CITY OF SURREY SUMMARY FORM 

 
Surrey Project No.:  _____________________ 
Project Address:  13425 and 13455 107A Ave Surrey, BC 
Consulting Arborist: Norm Hol 
ON-SITE TREES: QUANTITY OF TREES 
Total Bylaw Protected Trees Identified 
(on-site and shared trees, including trees within boulevards and proposed streets 
and lanes, excluding Park and ESA dedications) 

35 

Bylaw Protected Trees to be Removed 11 
(plus 24 street trees) 

Bylaw Protected Trees to be Retained 
(excludes trees in Park dedication areas and ESA’s) 

0 

Replacement Trees Required:  
 Alder and Cottonwood at 1:1 ratio: 0 times 1 = 0  
 All Other Bylaw Protected Trees at 2:1 ratio: 11 times 2 = 22  
 TOTAL:   22 

Replacement Trees Proposed 22 
Replacement Trees in Deficit 0 
Protected Trees Retained in Proposed Open Space/ Riparian Areas 0 
  
OFF-SITE TREES: QUANTITY OF TREES 
Bylaw Protected Off-Site Trees to be Removed 0 
Replacement Trees Required:  

 Alder and Cottonwood at 1:1 ratio: 0 times 1 = 0  
 All Other Bylaw Protected Trees at 2:1 ratio: 0 times 2 = 0  
 TOTAL:   0 

Replacement Trees Proposed 0 
Replacement Trees in Deficit 0 

N/A denotes information “Not Available” at this time. 

This summary and the referenced documents are prepared and submitted by: 

 
Norman Hol, Consulting Arborist Dated: July 4, 2023 

Direct:  604 813 9194 
Email:   norm@aclgroup.ca 
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Present: 

Panel Members: 
E. Kearns, 
Chair 
J. Azizi 
R. Drew 
N. Couttie 
S. Macrae 
M. Cheung 
Y. Popovska 
M. Patterson 
M. Derkson 

Guests: 

Renante Solivar, Architect AIBC, MCMP Architects  
Jason Wegman, PWL Partnership  
Harman Dhillon, Genaris Properties  
Rajinder Warraich, Architect AIBC, Flat Architecture 
Rebecca Krebs, PMG Landscape Architects  
Harry Dhillon, Mahindra Group 
Ruchir Dhall, Architecture Panel 
 

Staff Present: 

S. Maleknia, Urban Design Planner 
V. Goldgrub, Urban Design Planner 
S. Gill, Recording Secretary 
 

 

 
 
A. RECEIPT OF MINUTES 
 

It was Moved by R. Drew 
 Seconded by E. Kearns   
 That the minutes of the Advisory Design Panel 
meeting of September 22, 2022 be received. 
 Carried  

 
B. NEW SUBMISSIONS 

 
1. Time:   3:05 p.m. 

 
File No.: 7920-0220-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: OCP and City Centre Plan Amendments, Rezoning and 

Development Permit to allow for two towers. The west tower is a 
50-storey residential tower and 9-storey podium with  
754 residential units. The east tower is a 46-storey tower with 
114m2 of ground floor commercial and 505 residential units. The 
overall gross FAR is 8.3. 

Address:  13425 and 13455 - 107A Avenue 
Developer: Holyside Property Developments 
Architect: Renante Solivar, Architect AIBC, MCMP Architects 
Landscape Architect: Jason Wegman, PWL Partnership 
Planner: Ingrid Matthews 
Urban Design Planner: Sam Maleknia 

 
The Urban Design Planner advised that staff generally support 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.  
 

 

Advisory Design Panel 

Minutes 

 
Location: Virtual 
THURSDAY, OCTOBER 20, 2022 
Time: 3:00 p.m. 
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The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by S. Macrae; N. Couttie, Seconded by J. Azizi  
  
That the Advisory Design Panel (ADP)is in CONDITIONAL SUPPORT of the project and 
recommends that the applicant address the following issues to the satisfaction of the 
Planning & Development Department and, at the discretion of Planning staff, resubmit the 
project to the ADP for review. 

Carried 
 

 
Key Points 
 

• Reconsider current underground parking access 
locations to improve and pedestrianize the north-
south driveway.  

Post ADP discussion with Planning regarding 
this comment.  Prior to ADP, the current location 
of the parking access has been reviewed and 
accepted with engineering.  No access is 
permitted on 107A or City Parkway. 
 
See landscape drawings for updated 
landscaping to improve the pedestrian 
experience. 

• Consider alternative to proposed opaque 
balconies to open and improve the views to 
outside on higher levels.  

The material of the opaque balconies to the 
north and south on the West tower have been 
revised to a darker glass to allow visibility 
through and at the same time give visual weight 
to the balconies as elements on these facades.  
 
See renderings and updated building elevations. 
 

• Consider future sustainable strategies as the 
design progresses and consider thermally broken 
balconies. -  will consider and reviewed through 
the design development stage, through the 
energy modelling process.  

Step code 2 is the target. 

• Consider simplifying the expression of the 
building’s base.  

The tower base podium’s have been simpiflied. 
See renderings and updated building elevations 
 

• Consider celebration of west entry similar to east 
building entry. 

The west entry has been revised. 

• Carefully consider materials to reinforce the 
design rationale.  

Material board updated. 

• Consider relocation of the pedestrian ramp within 
west building’s lobby to allow the lobby to be 
directly connected to the window and the green 
space beyond it.  

The west building’s lobby has been revised. 
Internal ramp has been removed. 

• Consider a more consistent overarching design 
theme to all outdoor plaza spaces, especially the 
southeast corner plaza, and integration and 
relationships of design with other landscape 
areas.  

Outdoor plaza design has been revised.  
 
See landscape drawings 

• Provide  
 
nstruction phasing plan to show how the parking entries and other site features within the private 
driveway will be coordinated. – CITY TO PROVIDE MORE CLARITY - GG 
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Site 
 

• Consider connecting parkades below the private 
driveway to increase efficiency.   

Below grade parking has been revised. 

• Consider relocating the parking entries to the new 
east-west city lane and making the private driveway 
more pedestrian oriented. 

Post ADP discussion with Planning regarding 
this comment.  Prior to ADP, the current location 
of the parking access has been reviewed and 
accepted with engineering.  No access is 
permitted on 107A or City Parkway. 
 

• Reconsider the public realm design rationale of the 
north-south driveway between podiums. 

Based on the follow up meeting with staff it is 
our understanding is that this comment is in 
regard to designing the North-South private 
drive as per the City standard lane design. The 
City since confirmed that the drive does not 
have to conform to the standard.    

 
Form and Character 

 

• Tower elevations are well resolved.  - 

• Review the materiality, colors, and form of different 
components. In general, the buildings, including the 
towers and its podiums, are generally cohesive and 
balanced. However, the arch-form canopy at the 
convenience entry and straight contemporary entries 
on the other sides require further study for 
consistency. 

The building entries have been revised for the 
west building’s entry from 107A to have a more 
balanced detail as it relates to the east building’s 
entry on 107A. 
 
See building elevations and render. 

• Review the cladding panel divisions on the building 
elevations. 

Reviewed and noted. 

• Consider deleting the white cladding at south 
elevation. Reserve white cladding for frame 
expression. 

Reviewed and deleted. Solid white guardrail 
replaced with white fritted glass. 

• There is further potential to study the exterior 
cladding colours, tones and textures of the metal 
panel cladding on the towers. It could be a good 
idea to study options and keep in mind solar 
reflectivity as well as the glass colour to develop this 
further. 

Reviewed and noted. 

• The opaque balcony guardrails negatively impact 
the suite views. Consider a design option that can 
mitigate the issue. Consider flipping the curvature 
form of the balcony outline or arrangement to free 
the views for upper units.  

The material of the opaque balconies to the 
north and south on the West tower have been 
revised to a darker glass to allow visibility 
through and at the same time give visual weight 
to the balconies as elements on these facades.  
 
See renderings and updated building elevations 
 

• Consider studying a perforated metal panel for the 
solid balconies to allow some porosity. There is a 
potential to also explore cladding the edges of the 
balconies in the same material as the metal clad 
arches at the east entrance to create a coherent 
elevational treatment. 

The balconies have been studied. The material 
of the opaque balconies to the north and south 
on the West tower have been revised to white 
fritted glass and a darker glass to allow visibility 
through and at the same time give visual weight 
to the balconies as elements on these facades. 

• Review the balcony depth for functionality.  Balconies have been revised for functionality. 

• Review the unit layouts to improve natural light 
access and privacy issues. Further review the 
kitchen size relevant to the size of the units. 

Unit layouts have been revised and improved.  
Kitchens have bee studied and match approved 
kitchens from HUB project.  
See picture of reference kitchen completed, 
attached. 
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• Give further design development of the podium 
bases. Consider reducing the number of design 
elements. 

The tower base podium’s have been simplified. 
See renderings and updated building elevations 
 

• Reconsider the north-south orientation of the towers. 
Consider an east-west direction to make the towers 
more energy efficient. In addition to energy 
efficiency concerns, the west tower has a long 
exposure to the SkyTrain guideway and the 
Gateway Station. Noise will be a major issue. For 
tower separation the project has been quite 
responsive to the developments around the site, but 
the towers are not working well together within this 
development. The towers are quite close to each 
other.  

Post ADP discussion with Planning regarding 
this comment.  Current orientation of towers 
complies with tower placement for these sites 
and have taken into consideration future 
development adjacent. 

• Siting and orientation appear well considered, and 
the lane and access to the two parkades function 
adequately, however, consider less hardscape to 
reduce echo and reflective noise. 107A Avenue and 
the surrounding main and commercial entrances 
would benefit from less concrete / pavement and 
more planting. 

we have updated the design to include more 
planting where possible within the constraints of 
the requirement to provide corner plazas and 
nodes. 107A streetscape is designed as per City 
standard.  
 

• Review the entry to the west tower from 107A 
Avenue to make as strong as the entry on the east 
building. Consider more improvements to the lobby 
expression. 

Reviewed and elevation revised. 

• The form of the east convenience entrance canopy 
and roof trellis structure is quite enchanting and 
reminiscent of a 60s international style seen in Palm 
Springs like E Stewart Williams Coachella Valley 
Savings & Loan, with its fluted curvy form against a 
backdrop of the more rigorous modernist style, 
providing interest and relief. 

- 

• Some materiality (like the townhouse brick) should 
be considered at the lower levels to make it more 
welcoming. 

Reviewed and noted. 

• Above the main entrances there is an opportunity to 
utilize as a green roof. 

green roof will be challenging at these locations 
as there is no direct maintenance access. 

• Consider having a traffic engineer onboard at an 
early stage because the way the parkade entries are 
located, especially at the proximity of the main street 
(107 A Avenue), and considering the number of 
residents using cars, it creates a traffic pinch point 
there. 

Noted.  Engineering has provided input and 
feedback to parkade entries.  Traffic engineer 
has been engaged.  Access was not permitted 
by engineering from 107A or CityParkway. 

• The towers would benefit of having enough space at 
the sides of the internal driveway between two 
towers to allow passenger drop-off.  

Drop off has been provided within the private 
driveway and along 107A and CityParkway. 

• Consider providing a more direct link between the 
elevator cores and the storage lockers at the 
parkade.  

Review and revised.  
 

• Consider providing a direct connection between the 
public realm and the bike storage avoiding having to 
use the steep parkade ramps passing through the 
loading area. 

Review and revised. 
Elevator for bike access now is provided for 
each tower from Ground Level to P5 

• Consider providing a lobby access to the mews from 
the east building lobby, similar to the west building.  

Review and revised. Amenity space relocated to 
the corner of east building, and lobby now is 
provided. 

• Review the loading - the loading area off the 5% 
ramp does not appear to have enough space at the 

Review and revised. 
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back, and does not look operational. 

 
Landscape 

 

• Appreciate the sunshade expression and reuse of 
form and motif. Appreciate weather protection at 
podium levels  

- 

• Consider increased pedestrianization of the lane – 
through paving materials and access through the 
boulevard, possibly through ground floor use and 
outdoor amenity focused on laneway/driveway 
intersection. 
Recommend following CSA B651 accessibility 
guidelines to protect pedestrians. 

The corner of the building has been  revised. 
The townhouse units have been replaced with 
indoor amenity to face the N-S drive, patios and 
stairs have been added. Walkways across the 
boulevards have been added to increase 
pedestrian permeability. The drive is currently 
designed as curbless, reverse-crown lane with a 
mixture of unit paver and CIP concrete paving to 
ensure both high durability and pedestrian 
character. Stone blocks places along the sides 
of the drive serve as bollards to protect 
pedestrians and planting. Further safety and 
accessibility features will be incorporated during 
the design development stage.  
 

• Consider additional seating at SE lobby entrance. a built-in bench has been added at the SE lobby 
entrance node. 

• Consider electric firepits.   Noted. 

• Review the location of water features at the 
guideway. Review the outdoor amenities on Level 2 
of the west building - they are fragmented and not 
well connected to each other. Moreover, there is no 
direct access to the outdoor amenities from the 
interior public corridor which creates a limitation for 
operation and programing of the outdoor amenities. 
Nevertheless, the indoor and outdoor amenities on 
Level 10 are fantastic.   

There are no water features proposed under the 
guideway. The design proposes pre-
manufactured movable planters and paving 
patterning directly under the guideway, a fitness 
area is proposed to the east of it. The Level 2 
amenities are directly connected and related to 
the indoor amenities and should have sufficient 
access for maintenance and programming. The 
intention is to create outdoor rooms, so that 
multiple groups could use the space at the same 
time. 

• Consider sound attenuation measures for Outdoor 
Amenity space near SkyTrain. 

Will be addressed in Design development. 

 
CPTED  

 

• No specific issues were identified.  
 
Sustainability  

 

Consider using energy and thermal comfort modelling to 
inform your design development. Use future climate files 
(2050/2080) to best understand the impact of shock events 
and overall resiliency of the project. 

Will be addressed in Design development. 

Consider using thermally broken balcony connectors. Will be addressed in Design development. 

Consider solar panel at tower rooftops.  Will be addressed in Design development. 

Consider window design to improve thermal performance Will be addressed in Design development. 

 
 
Accessibility  
 

Consider a target of providing 5% Adaptable suites 5% adaptable suites provided. 

 
_END OF RESPONSES_ 
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