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Regular Council - Land Use 
Agenda - Addendum #1 

Council Chambers 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
Live Streamed at surrey.ca 
MONDAY, OCTOBER 21, 2024 
Time: 5:15 pm 

 
 

Live streamed via the City's website www.surrey.ca 
 
 
E. OTHER BUSINESS 

 
PLANNING REPORTS 
 
1. Planning Report - Application No. 7923-0227-00 

13585 - 95 Avenue 
Owner:   Centurion Appelt (9525 King George) Holdings Inc. 

Director Information: G. Appelt, R. Orr 
No Officer Information Filed as at February 10, 2024. 

Agent:   DF Architecture Inc (J. Arora) 
Amend CD By-law 
to allow for a slightly higher density within a previously supported development of a 
41-storey mixed-use tower comprised of 463 market rental residential dwelling units, 
876 square metres of ground floor commercial and 5,920 square metres of medical 
offices within the 5-storey podium. 
 

* Further to the Planning Report dated May 6, 2024, additional information 
regarding the application is provided. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to close and file Development Variance Permit 

No. 7923-0227-00. 
 
2. Council file Rezoning Bylaw No. 21257. 
 
3. Council consider the new "Comprehensive Development (CD)" 

Bylaw No. 21436 to proceed to Public Notification.  If supported the Bylaw 
will be brought forward for First, Second and Third Reading. 

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

(a) all conditions of approval identified in the original Planning & 
Development Report for Development Application No. 7923-0227-00 
(Appendix II), dated May 6, 2024. 
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* Council Actions 
 
Development Variance Permit No. 7923-0227-00. 
 
That Council file Development Variance Permit No. 7923-0227-00. 
 
 
"Surrey Comprehensive Development Zone 212 (CD 212), Bylaw, 2024, No. 21257" 
 
That Council file Bylaw No. 21257. 

 
 
2. Planning Report - Application No. 7924-0129-00 

17899 - 55 Avenue; 17850 - 56 Avenue 
Owner:   Delta Controls Inc. 

Director Information: C. Campagna, T.-S. Ko, J. Nicholls, A. Tseng 
No Officer Information Filed as at April 14, 2024. 

Agent:   Wales McLelland Construction (J. Vigini) 
Rezoning a portion of the subject site (17850 - 56 Avenue) from C-8 to CD 
(based on IL) 
Development Permit for a portion of the subject site (17850 – 56 Avenue) 
Major Development Permit Amendment for a portion of the subject site 
(17899 – 55 Avenue) 
to permit the development of a three-storey light industrial building  
(17850 – 56 Avenue) as well as to permit an amendment to an approved 
Development Permit (17899 – 55 Avenue) to facilitate a shared access driveway. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced to rezone a portion of the subject site at  

17850 - 56 Avenue from "Community Commercial Zone (C-8)" to 
"Comprehensive Development Zone (CD)", and a date be set for 
Public Hearing.  

 
2. Council authorize staff to draft Development Permit No. 7924-0129-00, 

including a comprehensive sign package, over 17850 - 56 Avenue generally 
in accordance with the attached drawings (Appendix I). 

 
3. Council authorize staff to draft Development Permit No. 7904-0188-01 over 

17899 - 55 Avenue generally in accordance with the attached drawings 
(Appendix I).   

 
4. Council instruct staff to resolve the following issues prior to Final Adoption: 

 
(a) ensure that all engineering requirements and issues including 

restrictive covenants, dedications, and rights-of-way where necessary, 
are addressed to the satisfaction of the General Manager, Engineering; 
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(b) submission of a subdivision layout to the satisfaction of the 

Approving Officer; 
 
(c) approval from the Ministry of Transportation & Infrastructure; 
 
(d) resolution of all urban design issues to the satisfaction of the 

Planning and Development Department; 
 
(e) submission of a finalized landscaping plan and landscaping cost 

estimate to the specifications and satisfaction of the Planning and 
Development Department; 

 
(f) submission of a finalized tree survey and a statement regarding tree 

preservation to the satisfaction of the City Landscape Architect;  
 
(g) the applicant satisfy the deficiency in tree replacement on the site, 

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

subject site (17850 – 56 Avenue) to the satisfaction of the Planning 
and Development Department; 

 
(i) registration of a Section 219 Restrictive Covenant to prohibit 

habitable floor area below the Flood Construction Level and to 
inform current and future owners that the subject property is 
located within a floodplain area and that any buildings or structures 
constructed upon the lot may be damaged by flooding or erosion;  

 
(j) registration of a Section 219 Restrictive Covenant to adequately 

satisfy the City’s needs with respect to public art, to the satisfaction 
of the General Managers, Parks, Recreation and Culture; and 

 
(k) registration of an amended easement for reciprocal access between 

17899 - 55 Avenue and 17850 - 56 Avenue. 
 
* Council Actions 

 
"Surrey Zoning Bylaw, 1993, No. 12000, Amendment Bylaw, 2024, No. 21441" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, November 4, 2024, at 
7:00 p.m. 
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3. Planning Report - Application No. 7924-0186-00 
Portion of 10611 - 150 Street 
Owner:  Wall Financial Corp. 

Director Information: O. Borgers, M. Redekop, P. Ufford, A. Varslavan, 
B. Wall, D. Wise, S-H. Yoon 
Officer Information as at August 1, 2024: P. Ufford (Chair), 
B. Wall (President) 

Agent:  Wall Financial Corporation (D. Wise) 
OCP Text Amendment to allow for a density of 3.8 FAR within the Multiple 
Residential designation 
Guildford Plan Amendment from "Low-Rise Transition Residential" to 
"High-Rise Residential" 
Rezoning from RM-45 to CD 
Development Permit 
Housing Agreement 
to permit the development of a 36-storey residential building with 217 market rental 
and 48 below-market rental residential dwelling units secured with a Housing 
Agreement. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced for a text amendment to the Official Community 

Plan (OCP), "Table 7A: Land Use Designation Exceptions" within the 
Multiple Residential designation by adding site specific permission for a 
portion of 10611 - 150 Street to permit a density of up to 3.8 FAR, 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 OCP, 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 a portion of the subject site as shown as 

Block A on the attached Survey Plan (Appendix I), from "Multiple 
Residential 45 (RM-45)” to “Comprehensive Development (CD)”, and a date 
be set for Public Hearing.  

 
4. a Bylaw be introduced to enter into a Housing Agreement and be given 

First, Second and Third Reading. 
 
5. Council authorize staff to draft Development Permit No. 7924-0186-00 in 

accordance with the attached drawings (Appendix III). 
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6. 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 enter into a Housing Agreement with the City to 

secure the 48 non-market and 217 market rental residential 
dwelling units; 

 
(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, in effect at the 
time of Final Adoption if applicable; 

 
(h) provision of cash-in-lieu contribution to satisfy the indoor amenity 

space requirement of the RM-135 Zone, at the rate in effect at the 
time of Final Adoption; 

 
(i) demolition of existing buildings and structures to the satisfaction of 

the Planning and Development Department;  
 
(j) registration of access easements to ensure access to the proposed 

shared parking and amenity facilities within the development; 
 
(k) registration of a Section 219 Restrictive Covenants 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, and deferred contributions for rental 
housing, to the satisfaction of the General Manager, Planning & 
Development Services;  
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(l) registration of a volumetric statutory right-of-way for the public 
plaza fronting 150 Street; 

 
(m) approval and input from the Ministry of Transportation & 

Infrastructure; and  
 
(n) construction of the additional off-site parking as a condition of 

occupancy of the proposed building.  
 
7. Council pass a resolution to amend the Guildford Plan from "Low Rise 

Transition Residential" to "High Rise Residential", and allow for a building 
height of 36-storeys when the project is considered for Final Adoption.  

 
* Council Actions 

 
"Surrey Official Community Plan Bylaw, 2013, No. 18020, Amendment Bylaw 
2024, No. 21444" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, November 4, 2024, at 
7:00 p.m. 
 
 
"Surrey Zoning Bylaw, 1993, No. 12000, Amendment Bylaw, 2024, No. 21445" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, November 4, 2024, at 
7:00 p.m. 
 
 
"Wall Financial Corp. Housing Authorization By-law, 2024, No. 21446" 
 
First Reading 
 
Second Reading 
 
Third Reading  
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4. Planning Report - Application No. 7924-0003-00 

105 and 109 – 175A Street 
Owner:  Litco Landmark Group Ltd. 

Director Information: S. Bassi, M. Lit 
No Officer Information as at June 16, 2023. 

Agent:  Orion Construction (Paul Bangma) 
Development Permit / Development Variance Permit 
to permit the development of a 6,725 square metre industrial mixed employment 
building.  
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council File Development Permit No. 7917-0146-01. 
 
2. Council authorize staff to draft Development Permit No. 7924-0003-00 

generally in accordance with the attached drawings (Appendix I). 
 
3. Council approve Development Variance Permit No. 7924-0003-00 

(Appendix III), to allow standard parking spaces in front of overhead 
loading doors and for these to be considered towards the calculation of 
required off-street parking spaces, to proceed to Public Notification. 

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

 
(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) approval from the Ministry of Transportation & Infrastructure; 
 
(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; 
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(g) registration of a Section 219 Restrictive Covenant prohibiting the 
construction of additional mezzanine space; and 

 
(h) submission of an acceptable fire access plan to the satisfaction of 

the Planning and Development Department.  
 
* Council Action 

 
Development Permit No. 7917-0146-01. 
 
That Council file Development Permit No. 7917-0146-01. 

 
 
BYLAWS WITH PERMITS 
 
5. Planning Report - Application No. 7922-0231-00, 7922-0231-02 

17077 and 17121 - 92 Avenue 
 
Owner: Anniedale Bothwell (GP) Inc. (Director Information: G. Gill) 
Agent: Hub Engineering Inc. (M. Kompter) 
 
To subdivide into 29 small residential lots and 1 lot for park and riparian 
protection purposes. In addition, the proposal includes a Development Variance 
Permit to reduce the minimum lot width for proposed Lots 1, 13, and 16; to reduce 
the minimum lot width for proposed Lots 2, 14, and 15; and to permit a front 
access, side-by-side double garage on a lot less than 13.4 metres wide for proposed 
Lots 1, 3-13, and 16-27. The proposal also includes a Development Permit for 
Sensitive Ecosystems, Hazard Lands, and Farm Protection. 
 
"Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2024, No. 21335" 
 
Final Adoption 
 
 
Development Variance Permit No. 7922-0231-02 
 
That Council authorize the issuance of Development Variance Permit 
No. 7922-0231-02. 
 
 
Development Permit No. 7922-0231-00 
 
That Council authorize the issuance of Development Permit No. 7922-0231-00. 



 

CITY OF SURREY 
 

______________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

OTHER BUSINESS 
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City of Surrey 
ADDITIONAL PLANNING COMMENTS 

               Application No.: 7923-0227-00 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Amend CD By-law  

to allow for a slightly higher density within a previously 
supported development of a 41-storey mixed-use tower 
comprised of 463 market rental residential dwelling 
units, 876 square metres of ground floor commercial 
and 5,920 square metres of medical offices within the 5-
storey podium. 

LOCATION: 13585 - 95 Avene 

ZONING: CD Bylaw No. 20416 

OCP DESIGNATION: Downtown  

CCP DESIGNATION: Mid to High Rise Mixed-Use 
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RECOMMENDATION SUMMARY 
 

• Council file Rezoning Bylaw No. 21257.   
 

• Council consider the new proposed CD Bylaw to proceed to Public Notification.  If supported 
the Bylaw will be brought forward for First, Second and Third Reading.  

 

• Council authorize staff to close and file Development Variance Permit No. 7923-0227-00. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• None. 
 
 
RATIONALE OF RECOMMENDATION 

 

• In accordance with changes to the Local Government Act, Section 464, under Bill 44 (2023) a 
Public Hearing is not required for the subject rezoning application as the proposed rezoning is 
consistent with the Official Community Plan (OCP). As such, Council is requested to endorse 
the Public Notification to proceed for the proposed Rezoning By-law. The Rezoning By-law 
will be presented to Council for consideration of Second, and Third Reading, as amended after 
the required Public Notification is complete, with all comments received from the Public 
Notification presented to Council prior to consideration of the By-law readings.  

 

• Previous Planning & Development Report for Development Application No. 7923-0227-00 was 
considered by Council on May 5, 2024. The application at that time was proposing a Rezoning 
and Development Permit to permit the development of a 41-storey mixed-use tower 
comprised of 463 market rental residential dwelling units, 991 square metres of ground floor 
commercial and 5,890 square metres of medical offices within the 5-storey podium. 

 

• The Rezoning Bylaw subsequently received First, Second and Third Reading by Council after 
Public Notification on May 27, 2024. 

 

• Approval to draft the Detailed Form and Character Development Permit No. 7923-0227-01 for 
the site, was approved by Council on May 6, 2024 (Appendix II).  

 

• The applicant has subsequently revised the proposal and is seeking an amendment to allow 
for a small increase in density and residential floor area. The current CD Bylaw allows for a 
floor area ratio (FAR) of up to 11.9 FAR, provided that the residential floor area does not 
exceed 9.56 FAR. An increased density of 12.3 FAR is now proposed, provided that the 
residential floor area does not exceed 9.8 FAR.  To accommodate this, the existing Rezoning 
Bylaw (No. 21257) is proposed to be filed, and a new one introduced. 

 

• The increase in total floor area, resulting from the additional FAR proposed, is 795 square 
metres.  The total number of residential dwelling units proposed remains the same, at 463 
residential units.  The applicant has requested the slight increase in order to accommodate 
mechanical closets into the units to house heat pumps connected to district energy, which 
would provide both heating and cooling to the units.  As the mechanical closets and heat 
pumps take up space, some units are proposed to be reconfigured so that they can 
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accommodate the mechanical closets/heat pumps, usable closet space for residents, and 
functional units. 

 

• The unit count and unit mix remains generally unchanged, and the overall expression of the 
building remains unchanged.  The heat pumps, which would provide both heating and 
cooling to the units, will increase the livability of the units. 
 

• The Zoning Bylaw has been updated to not require residential parking within transit-oriented 
areas, and therefore Development Variance Permit No. 7923-0227-00 is no longer required 
 

• The proposed development conforms to the goal of achieving high-rise, high density, and 
mixed-use development around the three City Centre SkyTrain Stations.  The Gateway 
SkyTrain Station is located within a walking distance of 500 metres of the subject site. 

 

• The proposed height and density of the development is consistent with an evolving urban 
context in the City Centre, as it relates to adjacent tower developments in City Centre.   

 

• The proposed building achieves a striking architectural built form, which proposes high 
quality, contemporary and natural materials, and modern lines. The street interface has been 
designed to a high quality to achieve a positive urban experience between the proposed 
building and the public realm. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to close and file Development Variance Permit No. 7923-0227-00. 

 
2. Council file Rezoning Bylaw No. 21257. 
 
3.  Council consider the new proposed CD Bylaw to proceed to Public Notification.  If 

supported the Bylaw will be brought forward for First, Second and Third Reading. 
 
4. Council instruct staff to resolve the following issues prior to final adoption. 
 

(a) all conditions of approval identified in the original Planning & Development 
Report for Development Application No. 7923-0227-00 (Appendix II) dated May 6, 
2024. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use CCP Designation Existing Zone 
 

Subject Site Vacant site Mid to High Rise 
Mixed-Use 

CD (Bylaw No. 
20416) 

North: 
 

Park containing 
Quibble Creek 

Creek Buffer CD (Bylaw No. 
20416) 

East (Across King George 
Boulevard): 
 

Surrey Memorial 
Hospital and park 
containing 
Quibble Creek 

High Density 
Employment and 
Creek Buffer 

CD (Bylaw No. 
16985) 

South (Across 95 Avenue): 
 

Queen Elizabeth 
Secondary School 

School R3 

West: Vacant site under 
Development 
Application No. 
7924-0143-00 

Mid to High Rise 
Mixed-Use 

CD (Bylaw No. 
20416) 

 
Context & Background  
 

• The subject site is a 2,987 square metre site, consisting of 1 property, located on the north side 
of 95 Avenue and west of King George Boulevard in the Medical District of Surrey City Centre. 

 

• The subject site is designated “Downtown” in the Official Community Plan (OCP), “Mid to 
High Rise Mixed-Use” in the City Centre Plan and is zoned “Comprehensive Development 
Zone (CD)” Bylaw No. 20416. 

 

• The subject site was previously rezoned as part of WestStone Group’s phased mixed-use 
development called "Innovation Village", under Development Application No. 7920-0244-00, 
which received Final Adoption on April 25, 2022. Development Application 7920-0244-00 
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rezoned the parent property to a CD Zone (Bylaw No. 20416) and subdivided into three lots 
(Lots A, B & C) to accommodate future development.  

 

• General Development Permit No. 7920-0244-00 was also issued on April 25, 2022, to guide the 
general design of the entire development site, with subsequent Detailed Development Permit 
applications required for each phase. 

 

• Under General Development Permit No. 7920-0244-00, the subject site (Lot A) was envisioned 
as a 37-storey mixed-use tower comprised of 370 residential dwelling units (100% market 
rental, secured by a 20-year Housing Agreement), 370 square metres of ground floor 
commercial and 5,898 square metres of medical offices within the 5-storey podium.  

 

• The subject site (Lot A) was subsequently sold to Centurion Appelt (the current 
applicant/owner). 

 

• A subsequent Planning & Development Report for Application No. 7923-0227-00 was 
considered by Council on May 5, 2024, proposing to modify the previous approval. The 
application at that time was proposing a Rezoning and Development Permit to permit the 
development of a 41-storey mixed-use tower comprised of 463 market rental residential 
dwelling units, 991 square metres of ground floor commercial and 5,890 square metres of 
medical offices within the 5-storey podium. 

 

• The Rezoning Bylaw subsequently received First, Second and Third Reading by Council after 
Public Notification on May 27, 2024 (CD Bylaw No. 21257). 

 

• The applicant has subsequently revised the proposal and is seeking an amendment to the 
proposal to allow for a small increase in density and residential floor area. The current CD 
Bylaw allows for a floor area ratio (FAR) of up to 11.9 FAR, provided that the residential floor 
area does not exceed 9.56 FAR. An increased density of 12.3 FAR is now proposed, provided 
that the residential floor area does not exceed 9.8 FAR. 

 

• The increase in total floor area, resulting from the additional FAR proposed, is 795 square 
metres.  The total number of residential dwelling units proposed remains the same, at 463 
residential units.  The height is proposed to be slightly increased, from 140 metres to 143 
metres, to allow for some flexibility and ensure no issues with height at the Building Permit 
stage.  The number of storeys remains unchanged at 41. 

 

• The applicant has requested the slight increase in order to accommodate mechanical closets 
into the units to house heat pumps connected to district energy, which would provide both 
heating and cooling to the units.  As the mechanical closets and heat pumps take up space, 
some units are proposed to be reconfigured so that they can accommodate the mechanical 
closets/heat pumps, usable closet space for residents, and functional units. 

 

• The unit count and unit mix remains generally unchanged, and the overall expression of the 
building remains unchanged.  The heat pumps, which would provide both heating and 
cooling to the units, will increase the livability of the units. 
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The owner previously received Third Reading from Council at the May 27, 2024 Regular 
Council – Public Hearing meeting for a new development application to permit the 
development of a 41-storey mixed-use tower comprised of 463 market rental residential 
dwelling units, 877 square metres of ground floor commercial and 5,920 square metres of 
medical offices within the 5-storey podium. 

 

• As noted in the initial land use report, the proposal will require the following: 
 

o Rezoning the site from CD (Bylaw No. 20416) to CD (based on RM-135 and C-8); 
o Detailed Development Permit for Form and Character; and 
o Housing Agreement to secure 463 rental units for a period of 40 years. 
 

Amended CD By-law  
 

• The applicant has proposed an amended CD Bylaw to accommodate a proposed mixed-use 
high-rise tower on the subject site. The proposed CD By-law for the development site 
identifies the uses, densities and setbacks proposed.  

 

 Proposed 

Lot Area 

Gross Site Area: 2,987 square metres 
Net Site Area: 2,987 square metres 

Number of Lots: 1 

Building Height: 41 storeys / 140 metres 

Floor Area Ratio (FAR): 12.13 (net) (previously 11.9) 

Floor Area 

Residential: 29,294.27 m2 (previously 28,538 m2) 
Commercial: 
Office: 

876.58 m2 (previously 991 m2)  
5,919.85 (previously 5,890 m2) 

Total: 36,213.47 m2 (previously 35,418 m2) 

Residential Units: 

Micro Studio: 
Studio: 

None (previously 24) 
128 (previously 104) 

1-Bedroom: 194 (previously 195) 
2-Bedroom: 129 (previously 128) 
3-Bedroom: 12 (same as previous) 
Total: 463 (same as previous) 

 

• Under the initial proposal, 24 micro units were proposed.  Micro units are defined by the 
Zoning Bylaw as a dwelling unit with a floor area between 30 square metres and 35 square 
metres.  As a result of the increased floor area, the proposed studio units now have a 
minimum floor area of 38 square metres, and are therefore no longer micro units. 

 

• A comparison of the density, building height and parking requirements in the current and 
proposed amended version of CD By-law No. 21257 is illustrated in the following table: 
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Zoning 
Current CD Bylaw No. 21257 (at 
Third Reading) 

Proposed Amended CD Bylaw 
No. 21257 

Unit Density: N/A N/A 

Floor Area Ratio: 11.9 12.3  

Principal Building 
Height: 

140 metres 143 metres 

Parking (Part 5) Required Proposed  

Number of Stalls 

Residential: 0 228 
Residential Visitor: 
Retail: 
Office: 

0 
24 
204 

44 
24 
204 

Total: 228 500 
Accessible: 9 11 

Bicycle Spaces 

Residential Secure Parking: 556 558 
Residential Visitor: 6 6 

 

• The net FAR is proposed to be increased from 11.9 to 12.3.  
  

• The height is proposed to be slightly increased, from 140 metres to 143 metres, to allow for 
some flexibility and ensure no issues with height at the Building Permit stage.  The number of 
storeys remains unchanged at 41. 

 

• A sub-section has been added to Section H. of the proposed CD Bylaw, to require 0.02 
accessible parking spaces per dwelling unit.  The Zoning Bylaw currently requires 0.05 parking 
spaces per dwelling unit for multiple unit residential buildings in Transit Oriented Areas.  
However, this was an error; the intended requirement was 0.02 (not 0.05) accessible spaces 
per dwelling unit.  The Zoning Bylaw will be updated accordingly, but in order to ensure that 
the application is able to proceed to Final Adoption before the Zoning Bylaw is updated, a 
notwithstanding clause has been added to the proposed CD Bylaw to provide clarity. 
 

• All other aspects of the proposed CD Bylaw remain the same. 
 

• The proposed density and building height are supportable at this location and in the Medical 
District of City Centre.  The proposed building height and overall massing of the project are 
generally consistent with City Centre Goals. 

 
Parking Variance – Development Variance Permit No. 7923-0227-00 
 

• In accordance with changes to the Local Government Act, Section 525, under Bill 47 (2023) a 
local government must not require an applicant within a transit-oriented area to provide off-
street parking spaces for the residential use of the land, other than accessible spaces. The 
Zoning Bylaw has been updated in accordance with this Provincial legislation. 

 

• When this proposal proceeded to Council in May 2024, the parking requirements in the 
Zoning Bylaw had not yet been updated.  A parking variance was required at that time.  
However, the Zoning Bylaw has since been updated to not require residential parking within 
transit-oriented areas, and therefore Development Variance Permit No. 7923-0227-00 is no 
longer required, and should be closed and filed accordingly. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Updated Architectural Drawings 
Appendix II. Initial Planning Report No. 7923-0227-00, dated May 6, 2024 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
HK/cb 







































City of Surrey 
PLANNING & DEVELOPMENT REPORT 

Application No.: 7923-0227-00 

Planning Report Date:  May 6, 2024  

PROPOSAL: 

• Rezoning from CD (Bylaw No. 20416) to CD

• Development Permit

• Development Variance Permit

• Housing Agreement

to permit the development of a 41-storey mixed-use 
tower comprised of 463 market rental residential 
dwelling units, 991 sq.m. of ground floor commercial 
and 5,890 sq.m. of medical offices within the 5-storey 
podium.  

LOCATION: 13585 95 Avenue 

ZONING: CD Bylaw No. 20416 

OCP DESIGNATION: Downtown  

CCP DESIGNATION: Mid to High Rise Mixed-Use 
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RECOMMENDATION SUMMARY 
 

• Rezoning By-law to proceed to Public Notification. If supported the Bylaw will be brought 
forward for First, Second and Third Reading. 
 

• Approval for Development Variance Permit to proceed to Public Notification. 
 

• Repeal Housing Agreement Authorization Bylaw, 2021, No. 20550. 
 

• By-law Introduction, First, Second and Third Reading for a Housing Agreement. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• The applicant is proposing to reduce off-street parking requirements for multiple unit 
residential rental dwellings in City Centre. 

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the Downtown designation in the Official Community Plan 
(OCP). 
 

• The proposal complies with the Mid to High Rise Mixed-Use designation in the City Centre 
Plan. 

 

• In accordance with changes to the Local Government Act, Section 464, under Bill 44 (2023) a 
Public Hearing is not permitted for the subject rezoning application as the proposed rezoning 
is consistent with the Official Community Plan (OCP). As such, Council is requested to 
endorse the Public Notification to proceed for the proposed Rezoning By-law. The Rezoning 
By-law will be presented to Council for consideration of First, Second, and Third Reading, 
after the required Public Notification is complete, with all comments received from the Public 
Notification presented to Council prior to consideration of the By-law readings. 

 

• The applicant is proposing to reduce their off-street parking, in accordance with Provincial 
Bill 47. 

 

• The proposal will support the City’s "Innovation Boulevard" initiative, a partnership of health, 
business, higher education, and government creating new health technologies to improve 
peoples' lives. The focus is on three technology areas: medical devices, independent living, 
and digital health.  

 

• 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 
evolving City Centre Medical District. 

 

• The proposed development conforms to the goal of achieving high-rise, high density, and 
mixed-use development around the three SkyTrain Stations.  The King George SkyTrain 
Station is within walking distance and less than 800 metres from the subject site. 
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• The proposed setbacks and built form 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 proposed building achieves an attractive architectural built form, which utilizes high 
quality materials and contemporary massing. 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 proposal will deliver much-needed rental housing units in City Centre. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for a Bylaw to rezone the subject site 

from “Comprehensive Development (CD Bylaw No. 20416)” to “Comprehensive 
Development Zone (CD)”. 

 
2. A Bylaw be introduced to enter into a Housing Agreement and be given First, Second and 

Third Reading (Appendix V), and Council repeal Housing Agreement, “The Weststone – 
King George Developments Housing Agreement, Authorization Bylaw, 2021, No. 20550. 

 
3. Council approve Development Variance Permit No. 7923-0227-00 (Appendix VII) to 

reduce the number of off-street parking spaces for multiple unit residential rental 
dwellings in City Centre from 0.65 parking spaces per rental dwelling unit to 0.48 spaces 
per rental dwelling unit, and from 0.1 visitor parking spaces per rental dwelling unit to 
0.09 visitor parking spaces per rental dwelling unit on the subject site to proceed to Public 
Notification.  

 
4. Council authorize staff to draft Development Permit No. 7923-0227-00 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) resolution of all urban design issues to the satisfaction of the Planning and 

Development Department; 
 
(c) submission of a finalized landscaping plan and landscaping cost estimate to the 

specifications and satisfaction of the Planning and Development Department; 
 

(d) the applicant enter into a Housing Agreement with the City to secure 461 market 
rental residential dwelling units for a period of 40 years; 

 
(e) provision of cash-in-lieu contribution to satisfy the indoor amenity space 

requirement of the RM-135 Zone, at the rate in effect at the time of Final Adoption 
 

(f) registration of a volumetric right-of-way for public rights-of-passage for the area 
between the building face and the street edges; 

 
(g) registration of a 5.0-metre right-of-way for public rights-of-passage for drainage 

access; and 
 



Staff Report to Council 
 
Application No.: 7923-0227-00 

Planning & Development Report 
 

Page 5 

 
(h) 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. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use CCP Designation Existing Zone 
 

Subject Site Vacant site Mid to High Rise 
Mixed-Use 

CD (Bylaw No. 
20416) 

North: 
 

Park containing 
Quibble Creek 

Creek Buffer CD (Bylaw No. 
20416) 

East (Across King George 
Boulevard): 
 

Surrey Memorial 
Hospital and park 
containing 
Quibble Creek 

High Density 
Employment and 
Creek Buffer 

CD (Bylaw No. 
16985) 

South (Across 95 Avenue): 
 

Queen Elizabeth 
Secondary School 

School RF 

West: Vacant site Mid to High Rise 
Mixed-Use 

CD (Bylaw No. 
20416) 

 
Context & Background  

 

• The subject site is a 2,987 square metre site, consisting of 1 property, located on the north side 
of 95 Avenue and west of King George Boulevard in the Medical District of Surrey City Centre. 
 

• The subject site is designated “Downtown” in the Official Community Plan (OCP), “Mid to 
High Rise Mixed-Use” in the City Centre Plan and is zoned “Comprehensive Development 
Zone (CD)” Bylaw No. 20416. 

 

• The subject site was previously rezoned as part of WestStone Group’s phased mixed-use 
development called "Innovation Village", under Development Application No. 7920-0244-00, 
which received Final Adoption on April 25, 2022. Development Application 7920-0244-00 
rezoned the parent property to a CD Zone (Bylaw No. 20416) and subdivided into three lots 
(Lots A, B & C) to accommodate future development.  
 

• General Development Permit No. 7920-0244-00 was also issued on April 25, 2022, to guide the 
general design of the entire development site, with subsequent Detailed Development Permit 
applications required for each phase. 

 

• Under General Development Permit No. 7920-0244-00, the subject site (Lot A) was envisioned 
as a 37-storey mixed-use tower comprised of 370 residential dwelling units (100% market 
rental, secured by a 20-year Housing Agreement), 370 square metres of ground floor 
commercial and 5,898 square metres of medical offices within the 5-storey podium.  

 

• The subject site (Lot A) was subsequently sold to Centurion Appelt (the current 
applicant/owner). 
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The owner has submitted a new development application to permit the development of a 41-
storey mixed-use tower comprised of 463 market rental residential dwelling units, 991 sq.m. of 
ground floor commercial and 5,890 sq.m. of medical offices within the 5-storey podium. 
 

• The proposal will require the following: 
 

o Rezoning the site from CD (Bylaw No. 20416) to CD (based on RM-135 and C-8); 
o Development Variance Permit to reduce the off-street residential parking 

requirements; 
o Detailed Development Permit for Form and Character; and 
o Housing Agreement to secure 461 rental units for a period of 40 years. 

 

 Proposed 

Lot Area 

Gross Site Area: 2,987 square metres 
Net Site Area: 2,987 square metres 

Number of Lots: 1 

Building Height: 41 storeys / 140 metres 

Floor Area Ratio (FAR): 11.9 (net) 

Floor Area 

Residential: 28,538 square metres 
Commercial: 
Office: 

991 square metres 
5,890 square metres 

Total: 35,418 square metres 

Residential Units: 

Micro Studio: 
Studio: 

24 
104 

1-Bedroom: 195 
2-Bedroom: 128 
3-Bedroom: 12 
Total: 463 

 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements 
under Development Application No. 7920-0244-00. 
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School District: The School District has advised that there will be 

approximately 38 school-age children generated by this 
development, of which the School District has provided the 
following expected student enrollment.  
 
23 Elementary students at Cindrich Elementary School 
9 Secondary students at Queen Elizabeth 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 2028.  
 

Parks, Recreation & 
Culture: 
 

All works, including improvements to Quibble Creek, and the 
delivery of 95 Avenue are being coordinated with Parks under 
Application No. 7920-0244-00. 
 
Queen Elizabeth Meadows Park is the closest active park with 
amenities including a community garden and open space, and is 175 
metres walking distance from the development. There is natural 
area parkland adjacent to the proposed development. 
 

Surrey Fire Department: The Fire Department has no concerns with the proposed 
development application. However, there are some items which 
will be required to be addressed as part of the Building Permit 
application.  
 

 
Transportation Considerations 
 

• Under the original application, Application No. 7920-0244-00, the applicant provided a 
Transportation Impact Study (TIS), as well as satisfied all road dedication requirements. 
 

• Parking for the subject development is proposed to be located in a seven-level underground 
parkade which will be accessed from 95 Avenue at the south side of the site.   

 
Parking 
 
• The Zoning Bylaw requires a minimum of 575 parking spaces to be provided on-site. 

 

• The applicant is proposing to provide a total of 497 spaces on-site, which requires a 
Development Variance Permit. Refer to Parking Variance section in Policy & By-law 
Considerations. 
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Parkland and/or Natural Area Considerations 
 

• All works, including improvements to Quibble Creek, and the delivery of 95 Avenue are being 
coordinated with Parks staff under Application No. 7920-0244-00. 

 
Sustainability Considerations 
 

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

 
Housing Agreement  
 

• Housing Agreement Bylaw No. 20550 was previously adopted as part of the original 
Development Application No. 7920-0244-00 to secure the 386 market rental dwelling units for 
a term of 20 years. 
 

• The applicant has proposed to increase the number of units to 463 and to extend the term in 
the Housing Agreement from 20 to 40 years. 

 

• In order to facilitate this extended term, the existing Housing Agreement Bylaw is proposed to 
be repealed and replaced with a new Housing Agreement that includes the 463 units and a 40 
year term (Appendix V).  

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The subject site is located within, and complies with, the Urban Centres (Surrey Metro 
Centre) Land Use Designation of Metro Vancouver's Regional Growth Strategy. 

 
Official Community Plan 
 
Land Use Designation 
 

• The subject site is designated Downtown in the Official Community Plan, with a permitted 
maximum density of 3.5 FAR, as noted in Figure 16 of the OCP. 
 

• The proposal complies with the Downtown designation in the OCP within the context of 
Development Application 7920-0244-00. 

 
Themes/Policies 
 

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

o Growth Management  
▪ Accommodating Higher Density: Direct higher-density development into Surrey’s 

City Centre. 
o Centres, Corridors and Neighbourhoods: 
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▪ Dynamic City Centre: Strengthen Surrey’s City Centre as a dynamic, attractive, and 

complete Metropolitan Core. 
▪ Transit Corridors: Support Transit Oriented Development along major corridors 

linking urban centres and employment areas. 
▪ Healthy Neighbourhood: Build complete, walkable, and green neighbourhoods. 
▪ Urban Design: Encourage beautiful and sustainable urban design. 

o Ecosystems 
▪ Energy, Emissions and Climate Resiliency: Design a community that is 

energy-efficient, reduces carbon emissions and adapts to a changing environment 
through a design that meets typical sustainable development criteria. 

o Economy 
▪ Employment Lands: Ensure sufficient supply and efficient use of employment 

lands. 
▪ Employment, Investment and Innovation: Ensure high-quality, business 

innovation and diversified employment and investment opportunities. 
 
Secondary Plans 
 
Land Use Designation 
 

• The subject site is designated “Mid to High Rise Mixed-Use” in the City Centre Plan, with a 
permitted maximum density of 3.5 FAR. 
 

• The proposal complies with the “Mid to High Rise Mixed-Use” in the City Centre Plan within 
the context of Development Application 7920-0244-00. 

 
Themes/Objectives 
 

• The proposed development is consistent with the following guiding principles: 
 
o Build Density and Mixed Use, by providing a mix of commercial, office and residential 

space. 
o Encourage Housing Diversity, with a mix of rental and condominium units and a variety of 

unit types and sizes. 
o Encourage Office and Employment, by providing approximately 6,268 m2 of office space 

and ground floor commercial retail units. 
o Promote Identity and Sense of Place, with a unique blend of interconnected commercial, 

amenity and residential spaces. 
 
CD By-law  
 

• The applicant is proposing to rezone the subject site from CD Bylaw No. 20416 to 
"Comprehensive Development Zone (CD)". 
 

• The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a 
proposed mixed-use high-rise tower on the subject site. The proposed CD By-law for the 
proposed development site identifies the uses, densities and setbacks proposed. The CD By-
law will have provisions based on CD Bylaw No. 20416. 
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• A comparison of the density, lot coverage, setbacks, building height and permitted uses in 
Block A of CD Bylaw No. 20416 and the proposed CD By-law is illustrated in the following 
table: 

 

Zoning CD Bylaw No. 20416 (Block A) Proposed CD Zone 

Unit Density: N/A N/A 

Floor Area Ratio: 10.4 11.9 

Lot Coverage: 45% 54% 

Yards and Setbacks North:  6.50 metres 
South:  4.5 metres 
East:  6.5 metres 
West:  7.0 metres 

North:  6.5 metres 
South:  4.5 metres 
East:  6.5 metres 
West:  5.5 metres 

Principal Building 
Height: 

120 metres 140 metres 

Permitted Uses: • Retail stores;  

• Personal service uses;  

• General service uses;  

• Eating establishments;  

• Neighbourhood pubs;  

• Liquor stores;  

• Office uses;  

• Indoor recreational facilities; 

• Entertainment uses; 

• Community services; and  

• Child care facilities.   

• Retail stores;  

• Personal service uses;  

• General service uses;  

• Eating establishments;  

• Neighbourhood pubs;  

• Liquor stores;  

• Office uses;  

• Indoor recreational facilities; 

• Entertainment uses; 

• Community services; and  

• Child care facilities.  

Amenity Space: 

Indoor Amenity: 907 square metres 
 
 
 
1,413 square metres 

 

The proposed 896 square metres 
+ CIL meets the Zoning Bylaw 
requirement. 

    
Outdoor Amenity: 

 
The proposed 1,502 square 
metres exceeds the Zoning Bylaw 
requirement. 

Parking (Part 5) Required Proposed (Block II) 

Number of Stalls 

Residential: 301 225 
Residential Visitor: 
Retail: 
Office: 

46 
24 

204 

44 
24 

204 
Total: 575 497 
Accessible: 12 12 

Bicycle Spaces 

Residential Secure Parking: 556 557 
Residential Visitor: 6 6 

 

• The proposed CD Bylaw is based upon the existing Block A of CD Bylaw No. 20416 with 
modifications to the permitted density, lot coverage and minimum building setbacks.  
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• The net FAR is proposed to be increased from 10.4 to 11.9.  
 

• The maximum lot coverage has been increased from 45% to a maximum of 54% in the CD 

Bylaw. 
 

• The proposed density and building height are supportable at this location and in the Medical 
District of City Centre.  The proposed building height and overall massing of the project are 
generally consistent with City Centre Goals. 

 
Parking Variance 
 

• In accordance with changes to the Local Government Act, Section 525, under Bill 47 (2023) a 
local government must not require an applicant within a transit-oriented area to provide off-
street parking spaces for the residential use of the land, other than accessible spaces. The 
legislation gives local governments until June 30, 2024 to update their zoning bylaws to 
remove the minimum residential parking requirements. 

 

• The applicant is proposing to reduce the number of off-street parking spaces for multiple unit 
residential rental dwellings in City Centre from 0.65 parking spaces per rental dwelling unit 
to 0.48 spaces per rental dwelling unit, and from 0.1 visitor parking spaces per rental dwelling 
unit to 0.09 visitor parking spaces per rental dwelling unit, resulting in a total parking 
requirement of 222 resident parking spaces and 42 visitor parking spaces. 
 

• The applicant has advised that the proposed parking supply will be adequate to serve future 
residents and visitors of the proposed 41-storey development.  

 

• The applicant will be required to meet all parking requirements for the retail and medical 
office uses. 

 

• A Development Variance Permit is required to permit the parking reduction prior to the 
forthcoming amendments to the Zoning Bylaw. Based on Bill 47 and the subject site location 
within a transit-oriented area, staff support the proposed variance. 

 
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 2024, under Corporate Report 
No.R046; 2024. 
 

• The proposed development will not be subject to the Tier 1 or Tier 2 Capital Plan Project 
CACs, as the proposal includes 100% market rental residential units. A Restrictive Covenant 
will be registered making CAC payable if there is a future change in tenure. 
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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 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 2024, 
under Corporate Report No. R046; 2024. 

 

• As a rental project, the subject proposal is exempt from the provision of this policy. The 
applicant registered a Section 219 Restrictive Covenant, making the fees payable if there is a 
future change in tenure from the market rental, to address the City’s needs with respect to the 
City’s Affordable Housing Strategy under the original application 7920-244-00. 

 
Public Art Policy 
 

• The requirements for public art have been addressed under the original application 7920-
0244-00. The applicant registered a Restrictive Covenant to adequately address the City’s 
needs with respect to public art, in accordance with the City’s Public Art Policy requirements. 

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on December 14, 2023, and the Development Proposal Signs 

were installed on December 18, 2023. Staff received responses from 4 neighbours (staff 
comments in italics): 

 
o Two respondents sought more information regarding the proposal and had no 

concerns. 
 

(Staff provided the requested information to the respondents.) 
 

o One respondent expressed concern that the delivery of infrastructure, such as schools, 
transportation and recreation centres is not keeping up with the pace of development.  

 
(City staff continue to liaise with the School District and provide regular updates on new 
development proposals in order to assist with school capacity planning.  The expansion 
of the Chuck Bailey Recreation Centre is in its pre-construction stage.) 

 
 
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 many of the design guidelines in the Surrey City Centre 
Plan. 
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• General Development Permit No. 7920-0244-00 was issued on April 25, 2022, to guide the 
general design of a phased mixed-use development called "Innovation Village", with 
subsequent Detailed Development Permit applications required for each phase. 

 

• The subject development application will address the detailed design of Phase 1 on the subject 
site. 
 

• The applicant has worked with staff to: 
o enhance the Commercial Retail Units; 
o to improve the indoor and outdoor amenity spaces and quality;  
o improve unit outlook and privacy;  
o improve the north façade; 
o improve the transition between the office and residential areas; 
o improve the unit mix to incorporate more 3-bedroom units; and 
o improve the design of the vehicle ramp entry. 

 

• The applicant is proposing dark grey as the predominant colour for the proposed tower. Staff 
have some concerns that the colour is overly dark and will negatively contribute to the urban 
heat island effect. Staff will continue to work with the applicant to determine a more 
appropriate colour scheme prior to the issuance of the Development Permit. 
 

• The proposal consists of a 41-storey high-rise residential tower with a 6-storey podium 
consisting of medical offices and at-grade retail facing 95 Avenue. 

 

• Commercial units along the street are designed with individual entries off 95 Avenue which 
enhance the public realm and, along with a landscaped boulevard with a double row of trees 
create a human-scaled space. 

 

• Multiple lobbies are located at the ground level to support the mixed-use functions within the 
building, including ground floor commercial, offices, and rental dwelling units. 

 

• The residential and commercial lobby canopies create visual interest and cues to the 
buildings’ entries along 95 Avenue and King George Boulevard. 

 
Proposed Signage 
 

• At this time, no signage is proposed on the subject site. If required in the future, the proposed 
signage will be considered as part of a separate development permit application and will be 
expected to comply with the Sign Bylaw. 
 

• The signage included on the drawing package is conceptual and for illustrative purposes to 
demonstrate how the tenant signage could be incorporated into the current building design. 

 
Landscaping 
 

• The ground floor commercial interface along 95 Avenue consists of a landscaped boulevard 
with a double row of trees create a human-scaled space. 
 

• A walkway was secured as part of Development Application 7920-244-00 which runs along the 
west, north and east of the site and adjacent to the riparian protection area. The walkway is 



Staff Report to Council 
 
Application No.: 7923-0227-00 

Planning & Development Report 
 

Page 14 

 
secured by a statutory right-of-way for public passage. The pathway area will be planted with 
native species in order to provide a seamless transition between the development site and the 
riparian area. 
 

• See the Outdoor Amenity section below regarding landscaping for the outdoor amenity areas. 
 
Indoor Amenity  
 

• Per the required Indoor Amenity Space requirements, high-rise towers that are 25 storeys or 
higher must meet a base requirement of 3 square metres per unit and 4 square metres per 
micro unit up to 557 square metres per tower, which equates to 186 units, plus 1 square metre 
per unit above 557 square metres. 

 

• Based upon the City’s revised Zoning Bylaw requirement, the proposed development must 
provide 907 square metres of indoor amenity space to serve the residents of the proposed 463 
units. 

 

• The applicant is proposing 896 square metres of indoor amenity space on Levels 6 and 7. The 
shortfall of 11 square metres of indoor amenity space will be addressed through cash-in-lieu in 
accordance with City policy. 

 

• The indoor amenity area on Level 6 consists of a gym, lounge areas, office space and a kitchen, 
while the amenity area on Level 7 consists of a gym, meeting room, office space and co-
working areas. 

 
Outdoor Amenity  

 

• Based upon the City’s Zoning Bylaw requirement of 3.0 square metres per dwelling unit and 4 
square metres per micro unit for amenity space, 1,413 square metres of outdoor amenity space 
is required for the proposed development. 
 

• The applicant proposes 1,502 square metres of outdoor amenity space located throughout the 
development.  

 

• The outdoor amenity programming consists of seating areas and a large lawn at the ground 
level; a putting green, children’s play area, outdoor gym, seating areas and outdoor kitchen on 
Level 6, and; urban agriculture boxes and a variety of seating areas on the rooftop. 

 
Outstanding Items 
 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include: 
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o Resolve the dark colour scheme; 
o Design refinement to enhance the public plazas at the southeast and southwest 

corners of the site; 
o Design refinement to ensure an appropriate transition between the proposed tower 

and the future development to the west;  
o Relocate the exhaust vents outside of the of public realm adjacent to the 5-metre right-

of-way; and 
o Design refinement to the public realm interface. 

 

• The applicant has been provided a detailed list identifying these requirements and has agreed 
to resolve these prior to Final Approval of the Development Permit, should the application be 
supported by Council. 

 
TREES 
 

• An arborist report for the overall development site, prepared by Max Rathburn and Maddy 
MacDonald, ISA Certified Arborists of Diamond Head Consulting Ltd. was approved under 
the original Development Application No. 7920-0244-00. 
 

• There are no trees located on the subject site. 
 
CITY ENERGY  
 

• The subject site is located within Service Area A, as defined in the "City Centre District Energy 
System By-law" (see Appendix VI 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. Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. School District Comments  
Appendix III. ADP Comments and Response 
Appendix IV. Proposed Housing Agreement  
Appendix V. District Energy Map 
Appendix VI. Development Variance Permit 7923-0227-00 
 
 
 approved by Ron Gill 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
LM/ar 







































Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #: 23-0227

The proposed development of 463 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 38

Elementary School = 23

Secondary School = 9

Total Students = 32

Cindrich Elementary

Enrolment 438

Operating Capacity 481

# of Portables 0

Queen Elizabeth Secondary

Enrolment 1472

Operating Capacity 1600

# of Portables 4

Cindrich Elementary
 

Note: If this report is provided in the months of October, November and December, the 10-year projections are out of date and they will be updated in January of next year.

Queen Elizabeth Secondary

Note: If this report is provided in the months of October, November and December, the 10-year projections are out of date and they will be updated in January of next year.

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:

 

Cindrich Elementary serves a primarily established neighbourhood. The 10 year projection is relatively 
stable with some growth when including development in the lower City Centre area.   There are no 
current plans to expand this existing school; and based on this projection, any future growth can be 
accommodated with 4 portables or less.  

Queen Elizabeth Secondary operates below existing school capacity.  Over the next 10 years, the 
enrolment growth trend will take on a stronger upwards trend line post 2023.  Like the elementary 
school, the proposed new higher density development anticipated around King George Boulevard and 
96th Avenue will also fuel secondary growth in the catchment.   There are no current plans to expand 
the existing secondary school, but enrolment will be monitored over the next several years.

April 30, 2024
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Present: 

Panel Members: 
N. Couttie, Chair  
R. Amies 
C. Cuthbert 
D. Dilts 
Y. Popovska 
R. Salcido 

Guests: 

James Smith, Appelt Properties 

Jessie Arora, DF Architecture Inc. 
Zubin Billimoria, DF Architecture Inc. 
Caelen Griffiths, PMG Landscape Architects 
Chris Atkins, First Capital 
Adam Gruchala, Formosis Architecture 
Tom Bunting, Formosis Architecture Inc. 
Michael Patterson, Perry + Associates Inc. 

Staff Present: 

A. McLean, City Architect 
S. Maleknia, Sr. Urban Design Planner 
N. Chow, Urban Design Planner 
A. Yahav, Clerk 3 
 

 

 
 
A. ELECTION OF THE CHAIR 

 
The City Architect asked for candidate nominations for Chair and Vice Chair from the Advisory 
Design Panel members and announced the following appointments: 

  
M. Cheung was appointed as Chair. 
N. Couttie was appointed as Alternate Chair. 
  

D. Dilts Joined the meeting at 3:01pm 
 
 
B. RECEIPT OF MINUTES 
 

It was Moved by R. Amies 
 Seconded by R. Salcido 
 That the minutes of the Advisory Design Panel 
meeting of December 14, 2023, be received. 
 Carried 

 
C. NEW SUBMISSIONS 

 
1. 3:05 p.m. 

 
File No.: 7923-0227-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: An OCP amendment to allow for a an FAR of 9.65 in the Proposed CD 

Bylaw amendment and Detailed Development Permit for a 41-storey 
mixed-use tower consisting of ground floor commercial, 4 levels of 
medical offices, 461 rental dwelling units and 7 levels of underground 
parking. 

Address:  13585 -95 Avenue 
Developer: James Smith, Appelt Properties 
Architect: Jessie Arora, DF Architecture Inc. 

 

Advisory Design Panel 
Minutes 

 
Location: Virtual 
THURSDAY, JANUARY 11, 2024 
Time: 3:00 p.m. 

APPENDIX IV APPENDIX III
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Landscape Architect: Caelen Griffiths, PMG Landscape Architects 
Planner: Leita Martin 
Urban Design Planner: Sam Maleknia 
 
 

The Urban Design Planner described the project concept and previously approved 
General DP for the whole site. He further explained that this is a separate detailed DP 
application, and the western portion of the site will be reviewed independently in the 
future. He 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. 
 

The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by R. Amies 
 Seconded by D. Dilts 
 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. 

Defeated 
Opposed by: Y. Popovska, R. Salcido, C. Cuthbert, 
and N. Couttie  
 
 

It was then Moved by Y. Popovska  
 Seconded by R. Salcido 
 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. 

Carried 
Opposed by: R. Amies and D. Dilts 

 
 
Key Points 
 

• Review Level 6 - Consider locating a kids/family indoor amenity space adjacent 
to the outdoor play area.  
Kids play area is relocated to L6 outdoor amenity adjacent the outdoor and 
indoor lounge and dinning areas. 

• Consider increasing the percentage of three-bedroom residential units.  
The updated DP application is proposing 12 three-bedroom units in the lower 
portion of the tower.  
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• Consider opportunities to develop a more child-friendly landscape.   
Kids play area is relocated to L6 outdoor amenity adjacent the outdoor and 
indoor lounge and dinning areas. 

• Consider measures relating to sustainability within the project design and 
development.  
Project is pursuing Step Code 3 and is planned to be connected to city’s district 
energy. 

• Consider further developing the ground level paving to increase coherence or 
rationale for the design.  
Ground level landscape and paving programming has been refined in 
consideration off ADP and city staff comments. 

• Consider further design development for the medical office spaces, related to 
the access, waiting area, and lobby.  
Please see below for detailed response. 

 
Site 

 

• Further consider the design of the vehicle ramp entry in respect to  
▪ lighting elements;  
▪ landscape elements, such as planters; 
▪ design elements and establishing a clear design intent; and   
▪ signage, notably to identify the parkade entry.  

Parking entry has been redesigned, and now includes a framing design 
element that continues overarching design concept of identifying 
major building entrances with slanted frames. A sequence of linear 
lights inside will illuminate the ramp and signage at the top of the 
frame will assist with vehicles’ navigation. Landscape elements on 
both sides of the ramp within pedestrian realm will properly direct the 
public and create a safe boundary. Additional wayfinding will be 
provided to clearly identify all routes. 

 
Form and Character 
 

• Plan drawings should represent the programming for the indoor amenity 
spaces.  
Provided  

• Consider adding a textured material or a warm-tone colour to soften the grey 
and white colour palette.  
Proposed development has most of its façade surface at grade as glazing to 
provide visibility to the commercial and common residential areas and therefore 
very limited opportunities for application of textured surfaces and materials. The 
building above employs warm-grey color palette of different shades and reflective 
glazing. 

• Consider augmenting the number of three-bedroom residential units (currently 
only one per cent of the entire development). 
The updated DP application is proposing 12 three-bedroom units in the lower 
portion of the tower. 

• Consider additional design development for the medical offices, including 
▪ implementing better wayfinding plans for people entering from the 

main lobby,  
A complete wayfinding design and signage will be provided within the 
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building to clearly identify all routes etc; 
▪ adding an end-of-trip bike facility for medical office employees,  

Universal end-of-trip facilities for the medical office employees will be 
considered; 

▪ creating seating spaces in front of the commercial elevators,  
Programming for commercial elevator fronts won’t require seating, 
and  

▪ developing accessibility measures for wheelchair users and other 
people with limited or restricted mobility.  
All pathways through the site leading into the medical offices and the 
ground floor are accessible. 

 
Landscape 
 

• Recommend providing additional seating and overlook opportunities to engage 
with the riparian zone. 
The ground level outdoor amenity programming has been updated to provide seating, 
picnicking plaza near the public pathway, riparian zone. 
The level 6 outdoor amenity programming has been updated to provide seating and 
decorative trellis on the north side overlooking the riparian zone. 
The rooftop outdoor amenity programming will provide and selection of seating, 
lounging around the permitter overlooking the riparian zone. 

• Consider loosening up the rows and boxes of planting with no relationship to 
communicate a less formal feel to the landscape and to blur the boundary of the 
riparian zone.   
The pedestrian path to the west of the building meanders up to the north of the 
property. 
Landscape planning adjacent the pedestrian path will provide rounded planning on 
corners. 
Ground level landscape planting schedule will provide a variety or native species to 
complement pedestrian path and riparian zone. 

• Provide additional planting on the west side of the Level 6 exterior amenity 
space. 
Provided. 

• Consider ways to integrate winter storage into the roof-level exterior amenity 
space. 
A storge space will be provided within the building for winter storage for items 
generally suspectable to poor weather wear and tear (for example lighting 
fixtures, fabric seating, etc). 

• Recommend providing additional opportunities for urban agriculture on the 
roof-level exterior amenity space. 
Some urban agriculture will be provided on the roof level 

• Consider adding some covered outdoor space. 
Covered outdoor space provided at: 
Level 6 outdoor amenity: 
• East side of the building (building overhangs providing cover). 
• South side adjacent the building (building overhangs providing cover). 
• Cover will be provided at all entries. 
Rooftop outdoor amenity: 
• The trellis adjacent the stair core is proposed to be a cover trellis. 
• Cover will be provided at all entries. 
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• Consider providing seating made from warmer materials, such as wood, on the 
ground-level social stairs. 
Wood composite style seating material will be specified in a variety of locations on 
the ground floor, warm and durable material. 

• Appreciate thoughtful approach to selecting native planting species. 
Noted. 

 
CPTED 
 

• No specific issues were identified. – Noted. 
 
Sustainability 
 

• Consider energy modeling to future climate data (2050 – 2080) to anticipate shock 
events (hot and cold).  
Energy modelling uses design temperatures and weather files dictated by the BC 
Building Code and is compared against performance targets that were established 
using the same. Demonstrating compliance with energy performance limits using 
future climate data against targets established using current data does not align with 
required energy modelling methodology, as dictated by the BC Energy Step Code. 

• Consider establishing specific targets for project performance goals which exceed 
BC Step Code minimums for aspects like insulation values and/or air tightness.  
The performance targets for the project are established based on the relevant BC 
Energy Step Code requirements adopted by the City. The Step Code sets whole-
building targets that factor in various design elements, including insulation values 
and air tightness. It does not set targets in any specific area. The resulting design is 
one which balances individual design elements to realize overall performance goals. 

• Consider including slag or fly ash into the structural concrete to reduce embodied 
carbon due to cement content.  
Concrete mix design are selected based on structural acceptance, availability and 
economics at the construction stage of the project. 

• Consider addition of end of trip facilities for medical office occupants.  
Universal end-of-trip facilities for the medical office employees will be considered; 

 
Accessibility 
 

• Consider adapting some of the residential units to be more accessible to individuals 
of varying abilities.   
Detailed DP does not propose adaptive or accessible units. 
 

2. 4:15 p.m. 
 
File No.: 7919-0285-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Proposed Rezoning to allow for the construction of 3 mixed-use 

buildings with amenity space, ground floor commercial uses and 
underground parking.  Proposed Detailed Development Permit for 
Tower 1 (12 storeys) and General Development Permit for Towers 2 and 
3 (20 storeys).  Proposed Master Plan for full mall site for Council 
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endorsement.554 residential units and 4,325 sq.m. of commercial floor 
space are proposed.  

Address:  1711 – 152 Street, 15150 – 18 Avenue and 1797 – 152 Street 
Developer: Chris Atkins, First Capital 
Architect: Adam Gruchala, Formosis Architecture 

Tom Bunting, Formosis Architecture Inc. 
Landscape Architect: Michaeal Patterson 
Planner: Keith Broersma 
Urban Design Planner: Nathan Chow 

 
 
The Urban Design Planner outlined the town centre policy and the application process 
for the current proposal, which includes both a General and Detailed development 
permit. The remaining southern portion of the mall is illustrated as a future concept. 
He 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. 
 
The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 
ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by D. Dilts 
 Seconded by Y. Popovska 
 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. 

Carried 
 

 
Key Points 
 

• Consider developing a more distinct project vision for the property.  

• Consider measures relating to sustainability within the project design and 
development.  

• Consider further design development on the ground floor retail areas. 

• Consider augmenting the number of family-oriented units. 

• Consider the addition of adaptable units to accommodate people of varying 
abilities.  

• Consider measures relating to sustainability within the project design and 
development.  

 
Site 
 

• Consider providing more direct access to the amenity rooftop area, such as 
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through a common corridor. 

• Recommend providing larger areas of family-oriented amenity areas. 

• Consider increasing the amount of outdoor amenity space at grade.  

• Consider providing outdoor space for each residential unit. 

• Consider increasing the percentage of two-bedroom and three-bedroom family-
friendly units. 

• Consider opportunities for childcare spaces within the larger development.  

• Appreciate the consideration of public art displays. 
 

Form and Character 
 

• Consider increasing the percentage of two-bedroom and three-bedroom family-
friendly units. 

• Consider design opportunities to create a stronger masterplan vision of the 
development, paying specific attention to the relationship of building two and 
building three within the overall plan.  

• Consider strategies to better relate the podium architecture with the 
architectural clarity of the tower architecture. 

 
 

• Consider strategies to maintain the sharpness of colour contrast on each 
elevation; in other words, do not combine the colours, but instead, emphasize 
the difference between materials and finishes.   

• Concur with using perforated metal panels along the wall facing McDonalds.  

• Consider design opportunities to create a stronger masterplan vision of the 
development, paying specific attention to the relationship of building two and  
three within the overall plan.  

 
Landscape 
 

• Appreciate the poetic concept. 

• Paving is simple and appropriate. 

• Consider including some covered outdoor space to be used in different weather.  

• Consider opportunities for stormwater management within the larger 
masterplan. 

• Ensure that sufficient localized soil depth is provided to allow for some 
significant trees, given that that most of the outdoor amenity area is over 
structure.  

 
CPTED 
 

• No specific issues were identified.  
 
Sustainability 
 

• Consider energy modeling to future climate data (years 2050 – 2080) has been 
included to anticipate shock events (hot and cold). 

• Consider establishing specific targets for project performance goals which 
exceed BC Step Code minimums for aspects like insulation values and/or air 
tightness. 
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• Consider including slag or fly ash into the structural concrete to reduce 
embodied carbon due to cement content. 

• Encourage team to continue looking for opportunities to develop master plan 
scale systems for water collection, re-use, and waste treatment. 

• Consider opportunities to provide renewable energy for public art and water 
feature loads.  

 
Accessibility 
 

• Consider implementing safety features and paving changes at the vehicle access 
point to parking, especially for people with visual impairments.  

 
 
D. OTHER BUSINESS 

 
1. Roundtable 

 

A roundtable of discussion was held. 
 
 
 
E. NEXT MEETING 

 
The next Advisory Design Panel is scheduled for Thursday, January 25, 2024. 

 
 
F. ADJOURNMENT 

 
The Advisory Design Panel meeting adjourned at 6:17 p.m. 
 
 
 
 _____________________________________   ______________________________________  
Jennifer Ficocelli, City Clerk  Norm Couttie, Chairperson 



  

CITY OF SURREY 
 

HOUSING AGREEMENT 
Mixed-Use 

 

THIS HOUSING AGREEMENT made the _____ day of __________________, 2024. 

BETWEEN: 

CITY OF SURREY, a municipal corporation having its 
offices at 13450 – 104 Avenue, Surrey, B.C. V3T 1V8 
 
(the “City”) 

OF THE FIRST PART 

AND: 

CENTURION APPELT (9525 KING GEORGE) HOLDINGS 
INC. a corporation having its offices at 218 – 3477 
Lakeshore Road, Kelowna, BC  V1W 0A7 

(the “Owner”) 

OF THE SECOND PART 

WHEREAS: 

A. The Owner is the legal and beneficial owner of those certain lands and premises 
located in the City of Surrey, in the Province of British Columbia, legally described 
as: 

 
 Parcel Identifier: 031-716-105 
 Lot A Section 32 Township 2 New Westminster District Plan EPP65742 
 

(the “Lands”); 

B. The Owner proposes to use the Lands to develop and construct a 41-storey, 
mixed-use building containing, inter alia, approximately 463 private dwelling units 
that are to be operated exclusively as rental units (the “Development”);  

C. The Owner has voluntarily agreed to enter into a housing agreement pursuant to 
Section 483 of the Local Government Act, R.S.B.C. 2015, Chapter 1, as amended, 
to ensure that the Rental Units are rented in accordance with this Agreement. 

NOW THEREFORE in consideration of the premises herein and of the mutual covenants 
and agreements hereinafter set forth and contained herein and $1.00 now paid by the 
City to the Owner (the receipt of which is hereby acknowledged), the parties hereto 
covenant and agree each with the other as follows:  

APPENDIX V APPENDIX IV
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1. DEFINED TERMS 
 
1.1 In and for the purpose of this Agreement, in addition to the definitions on the first 

page of this document, the following terms shall have the following meanings: 
 

(a) “Agreement” means this housing agreement and any amendments to or 
modifications of the same; 
 

(b) “City” means the City of Surrey and any person authorized by the City of 
Surrey, including assigns of whole or partial interest in this Agreement or 
of any of the rights conferred upon the City of Surrey by this Agreement; 
 

(c) “City Personnel” means all of the City’s elected and appointed officials, 
officers, employees, agents, nominees, delegates, permittees, 
contractors, subcontractors, invitees and the Approving Officer; 
 

(d) “Claims and Expenses” means all actions, causes of actions, suits, 
judgments, proceedings, demands, and claims, whether at law or in 
equity, losses, damages, expenses and costs (including legal fees and 
disbursements on an indemnity basis) of any kind or nature whatsoever, 
at law or in equity, for any damages, losses, injuries or death; 
 

(e) “Development” means as defined in Recital B; 
 

(f) “Dwelling Unit” means each of the 463 dwelling units to be constructed 
within the Development; 
 

(g) “Lands” means the parcel of land situated in the City of Surrey, British 
Columbia and legally described in Recital A, and includes any parcel into 
which such land is consolidated or further subdivided (including a 
subdivision pursuant to the Land Title Act and a subdivision pursuant to 
the Strata Property Act of British Columbia); 
 

(h) “Owner” means the person named on the first page of this Agreement 
and the legal and beneficial owner at any given time and any successors 
in title of the Lands and, without limitation, if the Lands are subdivided by 
way of a strata plan under the Strata Property Act of British Columbia, 
then “Owner” includes the strata corporation thereby created; 
 

(i) “Rental Units” means 463 Dwelling Units which must be made available 
by the Owner to the general public at arms’ length for use as residential 
rental accommodation on a month-to-month or longer basis in accordance 
with all applicable laws including, without limitation, the Residential 
Tenancy Act, S.B.C. 2002, Chapter 78, as amended, and any regulations 
pursuant thereto; and 
 

(j) “Term” means 40 years, commencing on the first day of the month after 
the City issues an occupancy permit for the Development. 
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2. RESTRICTION ON OCCUPANCY OF DWELLING UNITS 
 
2.1 During the Term the Rental Units must be made available for rent in accordance 

with this Agreement. 
 
2.2 The City may, from time to time, during the Term request the Owner to provide 

written proof of compliance with section 2.1 and the Owner agrees to provide, or 
cause an operator of the Lands to provide, the City with such proof in a form 
reasonably satisfactory to the City.   
 

2.3 All of the Rental Units must be owned by the same Owner(s). 
 

2.4 Throughout the Term, the Owner shall not sell or transfer the beneficial or 
registered title or any interest in and to the Rental Units, unless the Owner obtains 
from the transferee an agreement in writing from the transferee to assume and 
perform all of the obligations of the Owner arising under this Agreement. 

 
3. LIABILITY 
 
3.1 Indemnity.  The Owner shall indemnify and save harmless the City and City 

Personnel from all Claims and Expenses which the City and City Personnel may 
suffer, or incur, or be put to, arising out of or in connection with any breach or 
default of any covenants or agreements on the part of the Owner contained in 
this Agreement, or arising out of, or in connection with the Development or arising 
out of the fact that the Lands are encumbered by and affected by this Agreement. 
 

3.2 Release.  The Owner does hereby remise, release and forever discharge the City 
and City Personnel from all Claims and Expenses which the Owner may have 
against the City and City Personnel, which the Owner now has or hereafter may 
have with respect to or by reasons of or arising out of the fact that the Lands are 
encumbered by and affected by this Agreement. 

 
3.3 Obligations Continue.  The Owner covenants and agrees that the indemnity and 

release in Sections 3.1 and 3.2 will remain effective and survive the expiration or 
termination of this Agreement whether by fulfilment of the covenants contained in 
this Agreement or otherwise. 
 

4. NOTICE 
 

4.1 Any notices or other documents to be given or delivered pursuant to this 
Agreement will be addressed to the proper party as follows: 

 
(a) As to the City: 

 
City of Surrey 
13450 – 104 Avenue 
Surrey, BC  V3T 1V8 
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Attention:  General Manager, Planning and Development Department 
 

(b) As to the Owner: 
 

Centurion Appelt (9525 King George) Holdings Inc. 
218 – 3477 Lakeshore Road 
Kelowna, BC  V1W 0A7 
Attention:  Greg Appelt - Treasurer 

 
or such other address as such party may direct. Any notice or other documents 
to be given or delivered pursuant to this Agreement will be sufficiently given or 
delivered if delivered to the particular party as its address set out or determined 
in accordance with this section and shall be deemed complete two (2) days after 
the day of delivery. 
 

4.2 It is specifically agreed that for any notice or document to be validly given or 
delivered pursuant to this Agreement, such notice or document must be delivered 
and not mailed. 

 
5. GENERAL 
 
5.1 Joint and Several.  Where the Owner consists of more than one person, each 

such person will be jointly and severally liable to perform the Owner’s obligations 
under this Agreement. 
 

5.2 Assignment by City. This Agreement or any of the rights conferred by this 
Agreement upon the City may be assigned in whole or in part by the City without 
the consent of the Owner. 
 

5.3 City’s Other Rights Unaffected. Nothing contained or implied herein will 
derogate from the obligations of the Owner under any other agreement with the 
City or, if the City so elects, prejudice or affect the City’s rights, powers, duties or 
obligations in the exercise of its functions pursuant to the Local Government Act 
and the Community Charter, as amended from time to time and the rights, 
powers, duties and obligations of the City under all public and private statutes, 
by-laws, orders and regulations, which may be, if the City so elects, as fully and 
effectively exercised in relation to the Lands as if this Agreement had not been 
executed and delivered by the Owner and the City. 
 

5.4 Agreement for Benefit of City. The Owner and the City hereby acknowledge, 
agree and declare that this Agreement is entered into for the sole purpose of 
benefitting the City and, in particular, acknowledge, agree and declare that this 
Agreement is not designed to protect or promote the interests of the Owner or 
any mortgagee of the Owner, or any future owner or occupier of the Lands and 
any improvements on the Lands or any other person and the City may, at its sole 
option, execute a release of this Agreement at any time without liability to any 
person for so doing. 
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5.5 No Waiver. The Owner acknowledges and agrees that no failure on the part of 
the City to exercise and no delay in exercising any right under this Agreement will 
operate as a waiver thereof, nor will any single or partial exercise by the City of 
any right under this Agreement preclude any other or future exercise thereof of 
the exercise of any other right. 
 

5.6 City Not Required to Prosecute. The Owner agrees that the City is not required 
or is under no obligation in law or equity to prosecute or enforce this Agreement 
in any way whatsoever. 
 

5.7 Remedies. The remedies provided for in this Agreement will be cumulative and 
not exclusive of any other remedies provided by law or in equity. In addition to 
any remedies which are available under this Agreement or at law, the City will be 
entitled to all equitable remedies, including, without limitation, specific 
performance, injunction and declaratory relief, or any combination thereof, to 
enforce its rights under this Agreement. The Owner acknowledges that specific 
performance, injunctive relief (mandatory or otherwise) or other equitable relief 
may be the only adequate remedy for a default by the Owner under this 
Agreement. 
 

5.8 Severability. All the obligations and covenants in this Agreement are severable, 
so that if any one or more of the obligations or covenants are declared by a court 
of competent jurisdiction to be void and unenforceable, the balance of the 
obligations and covenants will remain and be binding. 
 

5.9 City Court Costs. In an action to enforce this Agreement in respect of which the 
court determines that the position of the City will prevail, the City will be entitled 
to court costs on a solicitor-client basis. 
 

5.10 Subdivision/Consolidation. If the Lands are subdivided or consolidated at any 
time hereafter either under the provisions of the Land Title Act or under the Strata 
Property Act, then upon the deposit of a plan of subdivision, strata plan, 
consolidation plan or similar plan or application as the case may be the rights, 
benefits, burdens, obligations, and covenants contained in this Agreement will 
continue to charge each of the new parcels, lots, or other subdivided or 
consolidated parcels and areas so created. 
 

5.11 Subdivision by Strata Plan. If the Lands, or any portion thereof, are subdivided 
by a strata plan, this Agreement will charge title to the strata lots and the common 
property comprising such strata plan and: 
 
(a) this Agreement will be registered against each individual strata lot and 

noted on the common property sheet; 
 

(b) the strata corporation or the strata corporations created will perform and 
observe the Owner’s covenants in this Agreement, solely at the expense 
of the strata lot owners; and 

 
(c) the liability of each strata lot owner for the performance and observance 

of the Owner’s covenants herein will be in proportion to the unit 
entitlement of his, her or its strata lot as established by the strata plan. 
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5.12 Personal Representatives and Successors. This Agreement shall enure to the 

benefit of and be binding upon the parties hereto and their personal 
representatives, respective heirs, executors, administrators, successors, and 
assigns. 
 

5.13 Governing Law. This Agreement will be governed by and construed in 
accordance with the laws of the Province of British Columbia and the laws of 
Canada applicable in British Columbia. 
 

5.14 Priority. The Owner shall at the sole expense of the Owner, do or cause to be 
done all acts reasonably necessary to grant priority to this Agreement over all 
charges and encumbrances which may have been registered against the title to 
the Lands at the Land Title Office save and except those specifically approved in 
writing by the City. 
 

5.15 Further Assurances. The Owner shall do, or cause to be done, all things and 
execute or cause to be executed all documents and give such further and other 
assurances which may be reasonably necessary to give proper effect to the intent 
of this Agreement. 
 

5.16 Counterparts. This Agreement may be executed in any number of counterparts 
and delivered via facsimile or e-mail, each of which will be deemed to be an 
original and all of which taken together will be deemed to constitute one and the 
same instrument, provided that any party delivering this Agreement via facsimile 
or e-mail will deliver to the other party any originally executed copy of this 
Agreement forthwith upon request by the other party. 
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5.17 Entire Agreement. This Agreement represents the entire agreement between 

the City and the Owner regarding the matters set out in this Agreement and 
supersedes all prior agreements, letters of intent or understandings about these 
matters. 

 
 
IN WITNESS WHEREOF the City of Surrey and the Owner have executed this 
Agreement under seal of their duly authorized officers as of the references of this 
Agreement. 
 
CITY OF SURREY 
 

By:     
Authorized Signatory 

Brenda Locke, 
Mayor  
City of Surrey 
 

By:     
Authorized Signatory 

Jennifer Ficocelli, 
City Clerk  
City of Surrey 

 
 

CENTURION APPELT (9525 KING GEORGE) HOLDINGS INC. 

By:     
Authorized Signatory 
 
Name:  Greg Appelt 
Title:  Treasurer 



Produced by GIS Section:  May 31, 2012, CS/AW8
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7923-0227-00 
 
Issued To:  
 
 (the “Owner”) 
 
Address of Owner:  
   
 
1. This development variance permit is issued subject to compliance by the Owner with all 

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

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

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

 
Parcel Identifier:  031-716-105 

Lot A Section 32 Township 2 New Westminster District Plan EPP65742 
 

13585 - 95 Ave 
 
 

(the "Land") 
 
 
3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows: 
 

(a) In Table D.1 of Part 5 “Off-Street Parking and Loading/Unloading”, to reduce the 
minimum number of off-street parking spaces for multiple unit residential rental 
dwellings in City Centre from 0.65 parking spaces per rental dwelling unit to 0.48 
parking spaces per rental dwelling unit, and from 0.1 visitor parking spaces per 
rental dwelling unit to 0.09 visitor parking spaces per rental dwelling unit. 

 
 
4. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.    
 
 
5. This development variance permit shall lapse if the Owner does not substantially start any 

construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 
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6. The terms of this development variance permit or any amendment to it, are binding on all 
persons who acquire an interest in the Land. 

 
 
7. This development variance permit is not a building permit. 
 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL/DELEGATED OFFICIAL, THE  
DAY OF      , 20  . 
 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
   ______________________________________  
  Mayor – Brenda Locke 
 
 
   ______________________________________  
  City Clerk – Jennifer Ficocelli 
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CITY OF SURREY 
 

BYLAW NO. 21257 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address:  As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 212 (CD 212), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: COMPREHENSIVE DEVELOPMENT ZONE (CD Bylaw No. 20416) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 212" as follows:  

 
CD 

Zone ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 212 13585 - 95 Avenue Lot A, Plan EPP65742 21257 20416" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 212  

(CD 212), Bylaw, 2024, No. 21257". 
 
3. "Surrey Zoning By-law, 1993, No. 12000, Amendment By-law, 1993, No. 20416" and all 

amendments thereto are hereby repealed. 
 
PASSED FIRST READING on the 27th day of May, 2024. 

PASSED SECOND READING on the 27th day of May, 2024. 

PASSED THIRD READING on the 27th day of May, 2024. 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of , 20  . 

 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 212 (CD 212) 
 
This Comprehensive Development Zone 212 (CD 212) as well as all other applicable regulations of  
Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") apply to the following lands: 
 

Address Legal Descriptions PID 
13585 - 95 Avenue Lot A Section 32 Township 2 NWD Plan EPP65742 031-716-105 

 
(collectively the "Lands") 
 
A. Intent 
 This Comprehensive Development Zone is intended to accommodate and regulate the development of 

high density, high-rise multiple unit residential buildings and related amenity spaces, and commercial 
and office uses, which are to be developed in accordance with a comprehensive design. 

 
B. Permitted Uses 

Lands, buildings and structures shall only be used for the following uses, or a combination thereof: 
 
Principal Uses: 
1. Multiple unit residential buildings. 
2. Office uses excluding social escort services, methadone clinics and marijuana dispensaries. 
Accessory Uses: 
3. The following accessory uses, provided that such uses form an integral part of a multiple unit 

residential building on the Lands: 
(a) Retail stores excluding adult entertainment stores, auction houses, and secondhand 

stores and pawnshops; 
(b) Personal service uses excluding body rub parlours; 
(c) General service uses excluding funeral parlours and drive through banks; 
(d) Eating establishments excluding drive-through restaurants; 
(e) Neighbourhood pubs; 
(f) Liquor store, permitted only in conjunction with a “liquor-primary” licensed 

establishment, with a valid license issued under the regulation of the Liquor Control 
and Licensing Act, R.S.B.C 1996, chapter 267, s.84, as amended; 

(g) Indoor recreational facilities; 
(h) Entertainment uses excluding arcades and adult entertainment stores; 
(i) Community services; and 
(j) Child care centres. 

 
C. Lot Area 
 Not applicable to this Zone. 
 
D.  Density 

1. Maximum Density: 
Maximum density shall be as follows: 
(a) 1 dwelling unit; and 
(b) The lesser of floor area ratio of 0.1 or building area of 300 sq. m. 
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2. Permitted Density Increases: 
If amenity contributions are provided in accordance with Schedule G, density may be 
increased as follows: 
(a) Maximum floor area ratio of 11.9, provided that multiple unit residential building does 

not exceed a floor area ratio of 9.56, excluding: 
i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone); and 
ii. Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 

(pursuant to Section H.4. of this Zone); 
3. Notwithstanding the definition of floor area ratio, for an air space subdivision, the air space 

parcels, and the remainder lot of the air space subdivision shall be considered as one lot for 
the purpose of application of Section D. of this Zone, and further provided that the floor area 
ratio calculated from the cumulative floor areas of the buildings within all of the air space 
parcels and the remainder lot of the air space 

 
E. Lot Coverage 

1. The maximum lot coverage for all buildings and structures shall be 54%. 
2. Notwithstanding the definition of lot coverage, for an air space subdivision, the air space 

parcels and the remainder lot of the air space subdivision shall be considered as one lot for 
the purpose of application of Section E. of this Zone, and further provided that the lot 
coverage within all of the air space parcels and the remainder lot of the air space subdivision 
shall not exceed the maximum specified in Section E.1. of this Zone. 

 
F. Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

West 
Yard 

 East  
Yard 

Principal Building and Accessory Buildings and 
Structures 6.5 m 4.5 m 5.5 m 6.5 m 

1 Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking - underground may be located up to  
0.5 m of any lot line. 

2  Notwithstanding the definition of setback in Part 1, Definitions, canopies, balconies and roof overhangs may encroach up to 1.95 m 
into the required setbacks. 

3  Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and accessory buildings and structures for 
interior lot lines for lots created by an air space subdivision may be 0.0 m. 

 
 

G. Height of Buildings 
 1. Principal Buildings:  

Principal building height shall not exceed 140 m. 
 2. Accessory Buildings and Structures:  
  Accessory building height and structure height shall not exceed 4.5 m. 
 
H. Off-Street Parking and Loading/Unloading 

1. Parking Calculations: 
Refer to Table D.1. of Part 5 Off-Street Parking and Loading/Unloading. 

2. Tandem Parking: 
Tandem parking is not permitted. 

3. Underground Parking: 
All required resident parking spaces shall be provided as parking - underground. 

4. Bicycle Parking: 
A secure bicycle parking area shall be provided in a separate bicycle room located within a 
building, whether located at or above finished grade, with convenient access to the outside of 
the building. 



 

- 4 - 
 

 
I. Landscaping and Screening 

1. General Landscaping: 
(a) All developed portions of the lot not covered by buildings, structures or paved areas 

shall be landscaped including the retention of mature trees. This landscaping shall be 
maintained; and 

(b) Highway boulevards abutting a lot shall be seeded or sodded with grass; except at 
driveways, or as directed by the City. 

2. Refuse: 
Garbage containers and passive recycling containers shall be located within the  
parking -underground or within a building. 

 
J. Special Regulations 

1. Amenity Spaces: 
Amenity space, subject to Section B.6. of Part 4, General Provisions, shall be provided on the 
lot as follows: 
(a) Outdoor amenity space in the amount of: 

i. 3.0 sq. m per dwelling unit; and 
ii. 1.0 sq. m per lock-off suite; and 
iii. 4.0 sq. m per micro unit; 

(b) Indoor amenity space in the amount of: 
i. 3.0 sq. m per dwelling unit up to 557 sq. m of amenity space (equivalent to 

186 dwelling units);  
ii. 1.0 sq. m per dwelling unit for that portion greater than 557 sq. m of amenity 

space;  
iii. 1.0 sq. m per lock-off suite; and 
iv. 4.0 sq. m per micro unit; and 

(c) Indoor amenity space devoted to a childcare centre shall be a maximum of 1.5 sq. m 
per dwelling unit. 

2. Child Care Centres: 
Childcare centres shall be located on the lot such that these centres have direct access to an 
open space and play area within the lot. 

3. Balconies: 
 Balconies are required for all dwelling units which are not ground-oriented and shall be a     

minimum of 5% of the dwelling unit size or 4.2 sq. m per dwelling unit, whichever is greater. 
 
K. Subdivision 

1. Minimum Lot Sizes: 
Lots created through subdivision, except strata lots, shall conform to the following minimum 
standards: 
(a) Lot Area:  Minimum 3,000 sq. m; 
(b) Lot Width:  Minimum 35 m; and 
(c) Lot Depth:  Minimum 70 m. 

2. Air space parcels and the remainder lot created through an air space subdivision in this Zone 
are not subject to Section K.1. 
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L. Other Regulations 
  Additional land use regulations may apply as follows: 

1. Prior to any use, the Lands must be serviced as set out in Part 2 Uses Limited, of the  
Zoning Bylaw and in accordance with the servicing requirements for the RM-135 Zone as set 
forth in the Surrey Subdivision and Development By-law, 1986, No. 8830, as amended. 

2. Building permits shall be subject to Surrey Development Cost Charge Bylaw, 2021, No. 20291, 
as may be amended or replaced from time to time, and the development cost charges shall be 
based on the RM-135 Zone for the residential portion and the C-8 Zone for the commercial 
portion. 

3. Development permits, pursuant to the OCP. 
4. Trees and vegetation, pursuant to Surrey Tree Preservation Bylaw, as amended. 
5. Sign regulations, pursuant to Surrey Sign By-law, as amended. 
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CITY OF SURREY 
 

BYLAW NO. 21436 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address:  As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 212 (CD 260), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: COMPREHENSIVE DEVELOPMENT ZONE (CD Bylaw No. 20416) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 260" as follows:  

 
CD Zone 

ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 260 13585 - 95 Avenue Lot A, Plan EPP65742 21436 20416" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 260  

(CD 260), Bylaw, 2024, No. 21436". 
 

3. "Surrey Zoning By-law, 1993, No. 12000, Amendment By-law, 1993, No. 20416" and all 
amendments thereto are hereby repealed. 

 
 
PASSED FIRST READING on the   th day of , 20  . 

PASSED SECOND READING on the   th day of , 20  . 

PASSED THIRD READING on the   th day of , 20  . 

 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of , 20  . 
 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 212 (CD 212) 
 
This Comprehensive Development Zone 260 (CD 260) as well as all other applicable regulations of  
Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") apply to the following lands: 
 

Address Legal Descriptions PID 
13585 - 95 Avenue Lot A Section 32 Township 2 NWD Plan EPP65742 031-716-105 

 
(collectively the "Lands") 
 
A. Intent 
 This Comprehensive Development Zone is intended to accommodate and regulate the development of 

high density, high-rise multiple unit residential buildings and related amenity spaces, and commercial 
and office uses, which are to be developed in accordance with a comprehensive design. 

 
B. Permitted Uses 

Lands, buildings and structures shall only be used for the following uses, or a combination thereof: 
 
Principal Uses: 
1. Multiple unit residential buildings. 
2. Office uses excluding social escort services, methadone clinics and marijuana dispensaries. 
Accessory Uses: 
3. The following accessory uses, provided that such uses form an integral part of a multiple unit 

residential building on the Lands: 
(a) Retail stores excluding adult entertainment stores, auction houses, and secondhand 

stores and pawnshops; 
(b) Personal service uses excluding body rub parlours; 
(c) General service uses excluding funeral parlours and drive through banks; 
(d) Eating establishments excluding drive-through restaurants; 
(e) Neighbourhood pubs; 
(f) Liquor store, permitted only in conjunction with a “liquor-primary” licensed 

establishment, with a valid license issued under the regulation of the  
Liquor Control and Licensing Act, R.S.B.C 1996, chapter 267, s.84, as amended; 

(g) Indoor recreational facilities; 
(h) Entertainment uses excluding arcades and adult entertainment stores; 
(i) Community services; and 
(j) Child care centres. 

 
C. Lot Area 
 Not applicable to this Zone. 
 
D.  Density 

1. Maximum Density: 
Maximum density shall be as follows: 
(a) 1 dwelling unit; and 
(b) The lesser of floor area ratio of 0.1 or building area of 300 sq. m. 
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2. Permitted Density Increases: 
If amenity contributions are provided in accordance with Schedule G, density may be 
increased as follows: 
(a) Maximum floor area ratio of 12.3, provided that multiple unit residential building does 

not exceed a floor area ratio of 9.9, excluding: 
i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone); and 
ii. Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 

(pursuant to Section H.5. of this Zone); 
3. Notwithstanding the definition of floor area ratio, for an air space subdivision, the air space 

parcels, and the remainder lot of the air space subdivision shall be considered as one lot for 
the purpose of application of Section D. of this Zone, and further provided that the floor area 
ratio calculated from the cumulative floor areas of the buildings within all of the air space 
parcels and the remainder lot of the air space 

 
E. Lot Coverage 

1. The maximum lot coverage for all buildings and structures shall be 54%. 
2. Notwithstanding the definition of lot coverage, for an air space subdivision, the air space 

parcels and the remainder lot of the air space subdivision shall be considered as one lot for 
the purpose of application of Section E. of this Zone, and further provided that the lot 
coverage within all of the air space parcels and the remainder lot of the air space subdivision 
shall not exceed the maximum specified in Section E.1. of this Zone. 

 
F. Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

West 
Yard 

 East  
Yard 

Principal Building and Accessory Buildings and 
Structures 6.5 m 4.5 m 5.5 m 6.5 m 

1 Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking - underground may be located up to  
0.5 m of any lot line. 

2  Notwithstanding the definition of setback in Part 1, Definitions, canopies, balconies and roof overhangs may encroach up to 1.95 m 
into the required setbacks. 

3  Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and accessory buildings and structures for 
interior lot lines for lots created by an air space subdivision may be 0.0 m. 

 
 

G. Height of Buildings 
 1. Principal Buildings:  

Principal building height shall not exceed 143 m. 
 2. Accessory Buildings and Structures:  
  Accessory building height and structure height shall not exceed 4.5 m. 
 
H. Off-Street Parking and Loading/Unloading 

1. Parking Calculations: 
Refer to Table D.1. of Part 5 Off-Street Parking and Loading/Unloading. 

2. Accessible Parking: 
Notwithstanding Sub-section D.3.(f) of Part 5 Off-Street Parking and Loading/Unloading,  
0.02 accessible parking spaces per dwelling unit are required. 

3. Tandem Parking: 
Tandem parking is not permitted. 

4. Underground Parking: 
All required resident parking spaces shall be provided as parking - underground. 
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5. Bicycle Parking: 
A secure bicycle parking area shall be provided in a separate bicycle room located within a 
building, whether located at or above finished grade, with convenient access to the outside of 
the building. 

 
I. Landscaping and Screening 

1. General Landscaping: 
(a) All developed portions of the lot not covered by buildings, structures or paved areas 

shall be landscaped including the retention of mature trees. This landscaping shall be 
maintained; and 

(b) Highway boulevards abutting a lot shall be seeded or sodded with grass; except at 
driveways, or as directed by the City. 

2. Refuse: 
Garbage containers and passive recycling containers shall be located within the  
parking -underground or within a building. 

 
J. Special Regulations 

1. Amenity Spaces: 
Amenity space, subject to Section B.6. of Part 4, General Provisions, shall be provided on the 
lot as follows: 
(a) Outdoor amenity space in the amount of: 

i. 3.0 sq. m per dwelling unit; and 
ii. 1.0 sq. m per lock-off suite; and 
iii. 4.0 sq. m per micro unit; 

(b) Indoor amenity space in the amount of: 
i. 3.0 sq. m per dwelling unit up to 557 sq. m of amenity space (equivalent to 

186 dwelling units);  
ii. 1.0 sq. m per dwelling unit for that portion greater than 557 sq. m of amenity 

space;  
iii. 1.0 sq. m per lock-off suite; and 
iv. 4.0 sq. m per micro unit; and 

(c) Indoor amenity space devoted to a childcare centre shall be a maximum of 1.5 sq. m 
per dwelling unit. 

2. Child Care Centres: 
Childcare centres shall be located on the lot such that these centres have direct access to an 
open space and play area within the lot. 

3. Balconies: 
 Balconies are required for all dwelling units which are not ground-oriented and shall be a     

minimum of 5% of the dwelling unit size or 4.2 sq. m per dwelling unit, whichever is greater. 
 
K. Subdivision 

1. Minimum Lot Sizes: 
Lots created through subdivision, except strata lots, shall conform to the following minimum 
standards: 
(a) Lot Area:  Minimum 3,000 sq. m; 
(b) Lot Width:  Minimum 35 m; and 
(c) Lot Depth:  Minimum 70 m. 

2. Air space parcels and the remainder lot created through an air space subdivision in this Zone 
are not subject to Section K.1. 

 
 
 



 

- 5 - 
 

L. Other Regulations 
  Additional land use regulations may apply as follows: 

1. Prior to any use, the Lands must be serviced as set out in Part 2 Uses Limited, of the  
Zoning Bylaw and in accordance with the servicing requirements for the RM-135 Zone as set 
forth in the Surrey Subdivision and Development By-law, 1986, No. 8830, as amended. 

2. Building permits shall be subject to Surrey Development Cost Charge Bylaw, 2021, No. 20291, 
as may be amended or replaced from time to time, and the development cost charges shall be 
based on the RM-135 Zone for the residential portion and the C-8 Zone for the commercial 
portion. 

3. Development permits, pursuant to the OCP. 
4. Trees and vegetation, pursuant to Surrey Tree Preservation Bylaw, as amended. 
5. Sign regulations, pursuant to Surrey Sign By-law, as amended. 

 



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0129-00 
Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Rezoning a portion of the subject site 17850 – 56 
Avenue) from C-8 to CD (based on IL) 

• Development Permit for a portion of the subject 
site (17850 – 56 Avenue) 

• Major Development Permit Amendment for a 
portion of the subject site (17899 – 55 Avenue). 

to permit the development of a three-storey light 
industrial building (17850 – 56 Avenue) as well as to 
permit an amendment to an approved Development 
Permit (17899 – 55 Avenue) to facilitate a shared access 
driveway. 

LOCATION: 17899 - 55 Avenue 
17850 – 56 Avenue 

ZONING: C8 and CD (Bylaw No. 15669) 

OCP DESIGNATION: Industrial and Commercial 

TCP DESIGNATION: Industrial/Business Park and 
Commercial 

 

 



Staff Report to Council 
 
Application No.: 7924-0129-00 

Planning & Development Report 
 

Page 2 
 
RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for Rezoning for the property at 17850 – 

56 Avenue. 
 
• Approval to draft Development Permit for both Form and Character as well as Hazard Lands 

(Flood Prone Area) for the property at 17850 – 56 Avenue.  
 
• Approval to draft Development Permit Amendment for Development Permit No. 7904-0188-

00 for the property at 17899 – 55 Avenue.  
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None 
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the Industrial designation in the Metro Vancouver Regional 

Growth Strategy (RGS) over the southern portion of 17850 – 56 Avenue.  
 
• The proposal complies with the Industrial designation in the Official Community Plan (OCP) 

as well as over Industrial/Business Park designation in the Cloverdale Town Centre Plan 
(TCP) over the southern portion of 17850 – 56 Avenue .  

 
• As the entirety of the proposed light industrial use on 17850 – 56 Avenue is contained within 

that portion of the lot that is currently designated as "Industrial" under the RGS and OCP as 
well as "Industrial/Business Park" under the Cloverdale TCP, no amendments are required as 
part of the subject development application. Staff have confirmed that, in order to eliminate 
the split-designation on 17850 – 56 Avenue, RGS, OCP, and TCP amendments will be 
considered by Council as part of the forthcoming Cloverdale Town Centre Plan update.  
 

• The proposal complies with the Development Permit requirements in the OCP for Form and 
Character as well as the design guidelines under the Cloverdale Town Centre Plan (TCP).  
 

• The proposal complies with the Development Permit requirements in the OCP for Hazard 
Lands (Flood Prone Areas). 

 
• The proposed three-storey industrial building on 17850 56 Avenue, which will replace the 

existing two-storey industrial building to be demolished, achieves an attractive architectural 
built form, which utilizes high quality materials and contemporary lines. The proposed 
building will include extensive glazing throughout, especially along the entirety of the third 
storey.  
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• The proposed redevelopment of 17850 – 56 Avenue will require changes to the at-grade 

parking associated with an existing 2-storey light industrial building at 17899 – 55 Avenue, 
approved under Development Permit No. 7904-0188-00, in order to support an enlargement 
of the existing shared driveway access connection from 55 Avenue to 17850 – 56 Avenue. The 
proposed changes are meant primarily to facilitate the turning movements of tractor-trailers 
accessing the proposed loading area at the south-east corner of the proposed 3-storey 
industrial building at 17850 – 56 Avenue.    

 
• Both properties are owned and operated by Delta Controls Inc. who have confirmed that the 

revised at-grade parking on 17899 – 55 Avenue will meet the off-street parking demands of the 
associated 2-storey industrial building. In addition, an amended reciprocal access easement 
will be registered over the two properties.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to rezone a portion of the subject site at 17850 56 Avenue from 

"Community Commercial Zone (C-8)" to "Comprehensive Development Zone (CD)" and a 
date be set for Public Hearing.  

 
2. Council authorize staff to draft Development Permit No. 7924-0129-00, including a 

comprehensive sign package, over 17850 – 56 Avenue generally in accordance with the 
attached drawings (Appendix I). 

 
3. Council authorize staff to draft Development Permit No. 7904-0188-01 over 17899 – 55 

Avenue generally in accordance with the attached drawings (Appendix I).   
 
4. 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) approval from the Ministry of Transportation & Infrastructure; 
 
(d) resolution of all urban design issues to the satisfaction of the Planning and 

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

specifications and satisfaction of the Planning and Development Department; 
 
(f) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(g) the applicant satisfy the deficiency in tree replacement on the site, to the 

satisfaction of the Planning and Development Department;  
 

(h) demolition of existing buildings and structures on a portion of the subject site 
(17850 – 56 Avenue) to the satisfaction of the Planning and Development 
Department; 

 
(i) registration of a Section 219 Restrictive Covenant to prohibit habitable floor area 

below the Flood Construction Level (FCL) and to inform current and future 
owners that the subject property is located within a floodplain area and that any 
buildings or structures constructed upon the lot may be damaged by flooding or 
erosion;  

 
(j) registration of a Section 219 Restrictive Covenant to adequately satisfy the City’s 
  needs with respect to public art, to the satisfaction of the General Managers, Parks, 
  Recreation and Culture; and 
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(k) registration of an amended easement for reciprocal access between 17899 – 55 
  Avenue and 17850 – 56 Avenue. 
 
 

SITE CONTEXT & BACKGROUND 
 

Direction Existing Use TCP Designation Existing Zone 
 

Subject Site Two-storey light 
industrial and office 
building (17899 – 55 
Avenue and one-
storey light industrial 
and office building 
(17850 – 56 Avenue) 

Commercial 
(North) and 
Industrial/Business 
Park (South) 

C8 and CD (Bylaw 
No. 15669) 

North (Across 56 Avenue): 
 

Cloverdale Traditional 
Elementary School 
and one-storey eating 
establishment 

Institutional and 
Commercial 

R3 and CHI 

East: 
 

Two-storey, multi-
tenant light industrial 
building. 

Commercial 
(North) and 
Industrial/Business 
Park (South) 

IL 

South: 
 

WesTower 
Telecommunications 
work yard.  

Industrial/Business 
Park 

IL 

West: Truck parking facility 
and Shopping Centre 

Commercial CD (Bylaw No. 
20531) and CHI 

 
Context & Background  
 
• The subject site in Cloverdale Town Centre consists of two (2) developed properties. The 

western 1.4-hectare lot at 17850 – 56 Avenue contains a two-storey light industrial building 
and surface parking. The eastern lot at 17899 55 Avenue contains a portion of a commercial 
and industrial strata lot with a two-storey light industrial building with surface parking. 

 
• As the subject site is located in the 200-year floodplain of both the Serpentine and Nicomekl 

Rivers a Hazard Lands (Flood Prone Areas) Development Permit is required (see Development 
Permit section for details).  

 
• The north portion of 17850 – 56 Avenue is designated as "General Urban" under the Metro 

Vancouver Metro 2050: Regional Growth Strategy (RGS), "Commercial" under the Official 
Community Plan (OCP) and "Commercial" under the Cloverdale Town Centre Plan (TCP). 
The south portion of 17850 – 56 Avenue is designated "Industrial" under the RGS and OCP and 
"Industrial/Business Park" under the Cloverdale TCP. The entirety of 17850 – 56 Avenue is 
currently zoned "Community Commercial (C8) Zone".  
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• As the entirety of the proposed light industrial use on 17850 – 56 Avenue is contained within 

that portion of the lot that is currently designated as "Industrial" under the RGS and OCP as 
well as "Industrial/Business Park" under the Cloverdale TCP, no amendments are required as 
part of the subject development application. Staff have confirmed that, in order to eliminate 
the split-designation on 17850 – 56 Avenue, RGS, OCP, and TCP amendments will be 
considered by Council as part of the forthcoming Cloverdale Town Centre Plan update.  

 
• That portion of the adjacent commercial and industrial strata lot (17899 – 56 Avenue) 

associated with the subject development application is designated as "Industrial" in the RGS 
and OCP as well as "Industrial/Business Park" in the Cloverdale TCP and is currently zoned 
"Comprehensive Development (CD) Zone (Bylaw No. 15669)".  

 
• The applicant, Delta Controls Inc., a building automation systems manufacturer in the 

commercial, healthcare, hospitality, education and leisure markets, have been operating a 
light industrial and office building on 17850 – 56 Avenue since 1994 as well as an additional 
light industrial manufacturing facility at 17899 – 55 Avenue since 2008. The intent of the 
subject application is to: (1) retain the existing facilities at 17899 – 55 Avenue; (2) demolish the 
existing two-storey industrial building at 17850 – 56 Avenue; and (3) construct a new three-
storey industrial building at 17850 – 56 Avenue with expanded warehouse, light industrial 
(research and development) and office facilities in order to create a campus-like layout.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• In order to permit the development of a 3- storey light industrial and office building, 

containing approximately 13,165 square metres of floor area with both at-grade and 
underground parking facilities, on the western portion of the subject site (17850 – 56 Avenue) 
in Cloverdale Town Centre the following is required: 
 

o Rezoning from C-8 to CD (based on IL); and 
o Development Permit for Form and Character. 

 
• In order to allow changes to the configuration of existing, abutting at-grade parking facilities 

on a portion of the subject site (17899 – 55 Avenue) to permit an expanded shared access 
condition between the two above-noted properties the following is required: 

 

 Proposed (17850 – 56 Avenue Only) 
Lot Area 

Gross Site Area: 14,203.5 sq.m. 
Road Dedication: 72.6 sq.m. 
Net Site Area: 14,130.9 sq.m. 

Building Height: 21.2 metres 
Floor Area Ratio (FAR): 0.93 (Net) 
Floor Area 

Industrial: 6,175 sq.m. 
Office: 4,372 sq.m. 
Total: 10,547 sq.m. 
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o Development Permit Amendment to Development Permit No. 7904-0188-00. 
 

Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval of the subject Rezoning Bylaw has been 
granted for a period of one (1) year. 
 
Completion and acceptance of a site-specific Transportation Impact 
Analysis (TIA) as well as additional revisions to the proposed 56 
Avenue (Highway 10) access to be a condition of Final Adoption of 
the Rezoning Bylaw and MOTI execution of the Plan of 
Subdivision.  
 

Surrey Fire Department: No concerns.  
 

Advisory Design Panel: 
 

The application was not subject to review by the ADP as review of 
this building type is not required by the ADP Terms of Reference 
but was reviewed by staff and found satisfactory. 
 

Ministry of Environment: 
 

 No concerns.  
 

Transportation Considerations 
 
Road Network and Infrastructure: 
 
• As part of the subject development application, the applicant will be required to provide the 

following road dedication and construction requirements: 
 

o Dedicate 12.0 metres in width for the south-most extent of 17850 – 56 Avenue and 
construct the north side of 55 Avenue. In addition, remove the existing driveway 
access and letdown from 55 Avenue for 17850 – 56 Avenue.  

 
o Register a 0.5-metre wide Statutory Right-of-Way (SRW) along all development 

frontages for sidewalk maintenance.  
 
o Registration of a Section 219 Restrictive Covenant on 17850 – 56 Avenue for Right-

In/Right-Out access only from 56 Avenue (Highway 10).  
 
o Registration of an amended Reciprocal Access Easement between 17899 – 55 Avenue 

and 17850 – 56 Avenue.  
 
Transportation Impact Analysis: 

 
• The applicant is required to provide a site-specific Transportation Impact Analysis (TIA) 

report to both the City of Surrey and the Ministry of Transportation & Infrastructure as per 
Section 505 of the Local Government Act. Submission and acceptance of the TIA will be a 
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condition of Final Adoption of the subject Rezoning By-law as well as issuance and execution 
of the subject Development Permit.  

 
Access and Parking: 
 
• The applicant is proposing approximately 266 parking spaces on 17850 – 56 Avenue, 161 within 

an at-grading parking lot and 105 within an underground parkade, which exceeds the 
requirements of the Zoning Bylaw for the proposed industrial and office uses. 

 
• The subject site will be accessed via two driveways, one from 55 Avenue and one from 56 

Avenue (Highway 10) with cross access between 17899 – 55 Avenue and 17850 – 56 Avenue 
addressed through the registration of an amended reciprocal access easement.  
 

Transit and/or Active Transportation Routes: 
 
• The subject site is located approximately 600 metres from bus stops served by TransLink 

Route No. 342 (Langley Centre / Newton Exchange) and No. 370 (Cloverdale/Willowbrook).  
 
Sustainability Considerations 
 
• The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. 
 
 

POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The proposal complies with the current "Industrial" designation over the southern portion of 

17850 – 56 Avenue under the Metro Vancouver 2050 Regional Growth Strategy.  
 
Official Community Plan 
 
Land Use Designation 
 
• The proposal complies with the current "Industrial" designation over the southern portion of 

17850 – 56 Avenue under the Official Community Plan (OCP).  
 
Secondary Plans 
 
Land Use Designation 
 
• The proposal complies with the current "Industrial/Business Park" designation over the 

southern portion of 17850 – 56 Avenue under the Cloverdale Town Centre Plan (TCP).  
 
CD By-law  
 
• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 

IL Zone and the proposed CD By-law is illustrated in the following table: 
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Zoning IL Zone (Part 48) Proposed CD Zone 
Floor Area Ratio (FAR): 1.0 FAR (Net) 1.0 FAR (Net) 
Lot Coverage: 60% 60% 
Yards and Setbacks 7.5 metres from all lot lines 7.5 metres from all lot lines.  
Principal Building 
Height: 

18.0 metres 21.5 metres 

Permitted Uses: Principal Uses: 
• Light Impact Industrial 
• Recycling Depots 
• Transportation Industry 
• Automotive Service Uses 
• Vehicle Storage, including 

Recreational Vehicle storage 
• Industrial Equipment Rentals 
• General Service Uses, limited to: 

o Driving Schools 
o Fleet Dispatch Office 
o Industrial First Aid Training 
o Trade Schools 

• Warehouse Uses 
• Distribution Uses 
• Office Uses, limited to: 

o Architectural Firms 
o Landscape Architectural 

Firms 
o Engineering and Surveying  
o General Contractor  
o General Government  
o Utility Company. 

• Self-Storage Warehouse 
• Liquor Manufacturing  
Accessory Uses: 
• Coffee Shops. 
• Recreation Facilities. 
• Community Services. 
• Assembly Halls 
• Child Care Centres 
• Caretaker Unit 
• Sales of rebuilt vehicles under < 

5,000 kg G.V.W. 
 

Principal Uses: 
• Light Impact Industrial  
• Warehouse Uses 
• Distribution Uses 
• Transportation Industry 

except Truck Parking Facilities 
Accessory Uses: 
• Office Uses 

 

Parking (Part 5) Required Proposed 
Number of Stalls 

Industrial: 62 parking spaces 133 parking spaces 
Office: 109 parking spaces 133 parking spaces 
Total: 171 parking spaces 266 parking spaces 
Small Car (Max. %): 
Accessible (Min. %): 

60 parking spaces (35%) 
8 parking spaces (5%) 

13 parking spaces (4.8%) 
8 parking spaces (5%) 
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• Based on the visibility of the subject site from Highway 10 as well as its proximity to existing 

and future commercial/retail uses within Cloverdale Town Centre, the number of permitted 
uses under the proposed CD By-law has been reduced from those permitted under the IL zone 
to those considered most compatible with the existing and future urban interface.  

 
• The maximum building height permitted has been increased from 18.0 metres under the IL 

Zone to 21.5 metres under the proposed CD By-law in order to permit the proposed 
development.  

 
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.  As a condition of Final Adoption of the subject Rezoning By-law the applicant 
will be required to register a Section 219 Restrictive Covenant to satisfy the needs of the 
General Manager, Parks, Recreation and Culture, with respect to the City’s Public Art Policy.  

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on August 15, 2024, and the Development Proposal Signs 

were installed on August 16, 2024. To date, staff have received no responses from neighbouring 
residents or businesses.  

 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement (17850 – 56 Avenue) 
 
• The proposed development generally complies with the Form and Character Development 

Permit guidelines in the OCP and the design guidelines in the Cloverdale Town Centre Plan 
(TCP). 

 
Proposed Building 
 
• The proposed building has a modern, linear appearance achieved through the use of extensive 

vertical and horizontal glazing in both dark and light gray throughout, especially along the 
entirety of the upper building storey (office use).  

 
• In addition to the proposed glazing, the remainder of the building will be clad with insulated 

metal panels in a combination of dark grey and wood-line tones. The one-storey entrance 
lobby, facing 56 Avenue, has been further delineated by the use of a rectangular extrusion clad 
in white coloured metal panel or white exterior-grade porcelain tile.   

 
• Rooftop mechanical units will be screened with perforated metal screening in dark grey.  

 
• There are six (6) loading bays at the south-east corner of the proposed building that are to be 

accessed by WB-20 tractor-trailer combinations entering 17850 – 56 Avenue from 55 Avenue 
via the shared access easement with 17899 – 55 Avenue.   
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Landscaping 
 
• The landscape plans include a variety of deciduous and coniferous trees in addition to a 

number of low-lying shrubs, grasses and other groundcover planted throughout.  
 
• Landscaped tree islands, containing either a deciduous or coniferous tree as well as low-lying 

shrubs and ground cover, are proposed throughout the surface parking areas on 17850 – 56 
Avenue spaced approximately every six (6) parking spaces as per OCP DP1.1 guidelines.  

 
• A shared outdoor amenity space for employees of both 17850 – 56 Avenue and 17899 – 55 

Avenue is proposed along the east side of the proposed building, within both existing lots. 
The proposed amenity space contains picnic tables and other informal seating areas and is 
extensively planted with trees, low-lying shrubs, grasses and groundcover.  

 
• A 1.8-metre high black-clad metal security fence is proposed along the north, west and south 

lot lines and along a that portion of the east lot line which is not shared with 17899 – 55 
Avenue.  

 
Signage 
 
• One (1) free-standing identification sign is proposed along the 56 Avenue (Highway 10) 

frontage, which will incorporated into the proposed 1.8-metre high black-clad security fencing 
and 2.1-metre high black-clad rolling security gate. The proposed sign will consist of 
individual illuminated metal channel letters as well as the Delta Controls Inc. logo in light 
blue affixed to a 2.2-metre high concrete wall that is incorporated into the 56 Avenue 
landscape buffer.  

 
• An upper storey fascia sign is proposed along the 56 Avenue (Highway 10) building frontage 

and will consist of individual illuminated metal channel letters as well as the Delta Controls 
Inc. logo in light blue with a maximum height of 1.2 metres.  

 
• Final signage details will be addressed through a future Sign Permit in association with the 

future Building Permit application.  
 
Development Permit (Major) Amendment (17899 – 55 Avenue) 
 
• As part of the subject land development application, the applicant is seeking a major 

amendment to Development Permit No. 7904-0188-00 in order to reconfigure the existing at-
grade parking lot on 17899 – 55 Avenue, associated with an existing two-storey light industrial 
building, as well as the shared access conditions between 17899 – 55 Avenue and 17850 – 56 
Avenue.  

 
• The proposed changes include: 

 
o Removal of the southern-most parking island, containing approximately eight (8) 

parking spaces to accommodate a widened shared two-way internal driveway for 
truck-trailer access to 17850 – 56 Avenue from 55 Avenue via 17899 – 55 Avenue.  
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o Removal of the northern most parking island, containing approximately eight (8) 
parking spaces to accommodate: a shared outdoor amenity island for Delta 
Controls Inc. employees, a shared two-way drive aisle between 17899 – 55 Avenue 
and 17850 – 56 Avenue as well as eight (8) new parking spaces.  

 
• No changes are proposed to the existing two-storey light industrial building or the eastern 

portion of the parking lot containing 23 parking spaces, 1.5-metre wide on-site sidewalk and 
5.0-metre wide landscape buffering containing trees, low-lying shrubs and groundcover.  

 
• The applicant has confirmed that the 48 proposed parking spaces on 17899 – 55 Avenue 

complies with the minimum off-street parking rate for light industrial uses under Part 5 of the 
Zoning Bylaw.  

 
Hazard Lands (Flood Prone) Development Permit Requirement 
 
• The subject property falls within the Hazard Lands (Flood Prone) Development Permit Area 

(DPA) in the OCP, given that the site is within the 200-year floodplain of both the Nicomekl 
River and Serpentine River. The Hazard Land (Flood Prone) Development Permit is required 
to protect developments from hazardous conditions. 

 
• A minimum flood plain elevation of approximately 2.4 metres geodetic is required. The 

applicant is proposing a main floor elevation of 4.5 metres geodetic elevation, which is 
approximately 2.1 metres above the minimum flood plain level. 

 
• Registration of a Section 219 Restrictive Covenant to restrict habitable floor area below the 

Flood Construction Level (FCL) and to inform current and future owners that the subject 
property is located within a floodplain area and that any buildings or structures constructed 
upon the lot may be damaged by flooding or erosion is required as a condition of final 
adoption. 

 
 
TREES 
 
• Glenn Murray, ISA Certified Arborist of Froggers Creek Tree Consultants Ltd., prepared an 

Arborist Assessment for the subject site. The table below provides a summary of the proposed 
tree retention and removal. A detailed list of the proposed tree retention and removal by tree 
species can be found in (Appendix III): 
 

• All trees identified for removal, retention and/or replacement are subject to change prior to 
final approval of the arborist report.  
 

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

Alder/Cottonwood (outside riparian area)  3 3  0 
Deciduous Trees 64 39 25 
Coniferous Trees 35 24 11 
Onsite Tree Totals 102 66 36 

Onsite Replacement Trees Proposed  78 

Total Onsite Retained and Replacement Trees 114 
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• The Arborist Assessment states that there are a total of 102 bylaw protected trees on the site. 

Additionally, there are three (3) bylaw protected offsite trees and six (6) bylaw protected City 
trees within proximity of the proposed development.  The applicant proposes to retain 36 
onsite 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. All of the identified offsite trees and City trees in proximity to the 
subject site are proposed to be retained.   
 

• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees. This will require a proposed total of 129 replacement trees on the site. As the subject site 
can only accommodate 78 replacement trees the proposed deficit of 51 replacement trees will 
require an estimated cash-in-lieu payment of $28,050, representing $550 per tree, to the Green 
City Program, in accordance with the City’s Tree Protection By-law.  

 
• The new trees on the site will consist of a variety of trees including Pink Lobner Magnolia, 

Sourwood, Sugar Maple, Japanese Zelkova and Serbian Spruce.  
 
• In summary, a total of 114 trees are proposed to be retained or replaced on the site with an 

estimated contribution of $28,050 to the Green City Program. 
 
 
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. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix IV. Cloverdale Town Centre Plan Land Use Map 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
CRL/cb























 
NOTE:  Detailed Land Development Engineering Review available on file 

 

 

INTER-OFFICE MEMO  

 
 
 

 

 

TO: Director, Development Planning, Planning and Development Department 
 
FROM: Manager, Development Services, Engineering Department 
 
DATE: September 26, 2024 PROJECT FILE: 7824-0129-00 
 

 

RE: Engineering Requirements (Commercial/Industrial) 
Location:  17850 No 10 (56 Ave) Hwy            

 
REZONE/SUBDIVISION 

 
Property and Right-of-Way Requirements 

• Dedicate 12.0m from the south-most extent of 17850 56 Avenue for future east-west 
alignment of 55 Avenue. 

• Register 0.5m SRW along development frontages. 
 
Works and Services 

• Construct the north half of 55 Avenue. 

• Register receptacle access easement with 17899 55 Avenue. 

• Remove existing driveway at 17850 56 Avenue. 

• Extend 250mm watermain along 56 Avenue or extend 300mm watermain along 55 Avenue. 

• Extend 250mm sanitary main along 56 Ave. 

• Extend 250mm sanitary main along 55 Ave. 

• Provide on-lot sustainable drainage features as per Cloverdale McLellan ISMP. 

• Applicant to register restrictive covenant for on-site storm water detention and mitigation 
features, and 

• Provide adequate sized storm, sanitary and water services connection to each lot. 
 

DEVELOPMENT PERMIT 
 
The following issues are to be addressed as a condition of issuance of the Development Permit: 

• Provide a survey of existing lot grades. Ensure that development does not reduce 
floodplain storage, and that all construction occurs outside the floodplain, in compliance 
with Corporate Policy O-55. 

 
 
 
 
 
Jeff Pang, P.Eng. 
Manager, Development Services  
 
RH 
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Existing Remove Retain
Alder/Cottonwood (outside riparian area) 3 3
Alder/Cottonwood (within riparian area)
Total 3 3 0

Tree Species Existing Remove Retain
Aspen 10 10
Cherry 15 15
Dogwood 2 2
Hornbeam 12 6 6
Norway Maple 2 2
Red Oak 4 4
Serviceberry 19 19  
Deciduous Subtotal 64 39 25

Tree Species Existing Remove Retain
Black Pine 4 4
Deodar Cedar 11 4 7
Lawson Cypress 1 1
Western Red Cedar 19 19
Coniferous Subtotal 35 24 11
Deciduous & Coniferous Total 99 63 36

Onsite Tree Totals 102 66 36
Onsite Replacement Trees Proposed 
*insert "0" if TBD or unknown 0

Total Onsite Retained and Replacement Trees 36

TREE PRESERVATION BY LOCATION

Date of Report/Revision:

17580 56th Avenue

Setember 12, 2024

Surrey File Number: 24-0129
Address:

Glenn MurrayArborist:

*All trees identified for removal, retention and/or replacement are subject to change prior to final approval of the arborist 
report

Alder & Cottonwood Trees

Deciduous Trees
(excluding Alder & Cottonwood Trees)

Coniferous Trees

ONSITE

APPENDIX III



Existing Remove Retain
Alder/Cottonwood (outside riparian area) 0
Alder/Cottonwood (within riparian area) 0
Total 0 0 0

Tree Species Existing Remove Retain
London Plane 2 0 2
Black Pine 1 0 1

Deciduous & Coniferous Total 3 0 3

Offsite Tree Totals 3 0 3
Total Offsite Retained Trees 3

Existing Remove Retain
Park/City Lot Trees
Boulevard Trees 6 0 6
Total 6 0 6

CITY

Alder & Cottonwood Trees

Deciduous & Coniferous 
(excluding Alder & Cottonwood Trees)

OFFSITE







 

 

CITY OF SURREY 
 

BYLAW NO. 21441 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 259 (CD 259), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: COMMUNITY COMMERCIAL ZONE (C-8) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 259" as follows:  

 
CD 

Zone ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 259 
 

17850 - 56 Avenue 
 

 
Lot 57, Plan 59700 21441 N/A" 

 
2. This Bylaw shall be cited for all purposes as "Surrey Comprehensive Development Zone 259   

(CD 259), Bylaw, 2024, No. 21441". 
 
 
PASSED FIRST READING on the              th day of                        , 20  . 

PASSED SECOND READING on the              th day of                        , 20  . 

PUBLIC HEARING HELD thereon on the  th day of , 20  . 

PASSED THIRD READING on the  th day of , 20  . 

RECEIVED APPROVAL FROM THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE on 
the    day of    , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20  . 

                                                                MAYOR 

 

                                                                CLERK 

 



 

 

APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 259 (CD 259) 
 
In this Comprehensive Development Zone 259 (CD 259), Part 48, Light Impact Industrial Zone (IL), as well as 
all other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") 
apply to the following lands: 
 

Address Legal Descriptions PID 

17850 - 56 Avenue 
 

Lot 57 North West Quarter Section 5 Township 8 NWD 
Plan 59700 

000-464-970 
 

 
(collectively the "Lands") 
 
except as follows: 
 
1. Permitted Uses 

Delete Section "B. Permitted Uses" and replace it with a new Section "B. Permitted Uses" as follows: 
"B. Permitted Uses 
  Lands, buildings and structures shall only be used for the following uses, or a combination 

thereof: 
Principal Uses: 
1. Light impact industry. 
2. Warehouse uses. 
3. Distribution centres. 
4. Transportation industry, except truck parking facilities. 
Accessory Uses: 
5. Office uses." 

 
2. Density 

Delete Section "D. Density" and replace it with a new Section "D. Density" as follows: 
"D. Density 

  1. Building Construction: 
   For the purposes of building construction: 
 (a) Maximum Density: 

Maximum density shall be the lesser of a floor area ratio of 0.1 or a building 
floor area of 300 sq. m.; and  

(b) Permitted Density Increases: 
If amenity contributions are provided in accordance with Schedule G, 

 maximum density may be increased to a floor area ratio of 1.00." 
 

3. Height of Buildings 
Delete Section "G. Height of Buildings" and replace it with a new Section "G. Height of Buildings" 
as follows: 
"G. Height of Buildings 

1.  Principal Buildings: 
Principal building height shall not exceed 21.5 m. 

2. Accessory Buildings: 
Accessory building height shall not exceed 6 m.  

3. Structures: 
Structure height shall not exceed 6 m." 

 
 



 

 

4. Landscaping and Screening 
Delete Section "I. Landscaping and Screening" and replace it with a new Section "I. Landscaping and 
Screening" as follows: 
"I. Landscaping and Screening 

1. General Landscaping: 
(a) All developed portions of the lot not covered by buildings, structures or  

paved areas shall be landscaped including the retention of mature trees.  
This landscaping shall be maintained; 

(b) Along the developed portions of the lot which abut a highway, a continuous 
landscaping strip a minimum of 1.5 m wide shall be provided within the lot; 
and 

(c) Highway boulevards abutting a lot shall be seeded or sodded with grass, 
except at driveways. 

2. Loading and Refuse: 
Garbage containers and passive recycling containers shall be located within the 
parking - underground or within a building. 

3. Outdoor Storage and Display: 
(a) Outdoor storage and display shall be completely screened by a landscaping 

strip a minimum of 2.5 m high by 1.5 m wide, or a minimum of a  
2.5 m high building, solid decorative fencing or combination thereof; and 

(b) No storage or display of material shall be piled higher than 2.5 m within 
5 m of the screening fence and no higher than 3.5 m anywhere on the lot." 

 
5. Special Regulations 

Delete Section "J. Special Regulations" and replace it with a new Section "J. Special Regulations" 
as follows: 
"J. Special Regulations 

1. Safety, Noise and Nuisance: 
Lands and structures shall be used for the uses permitted in this Zone only if such 
uses: 
(a) Constitutes an unusual fire, explosion or safety hazard;  
(b) Emits noise, measured at any point on any boundary of the lot on which the
 use if located that is:  

i.  In excess of 70 decibels where the lot abuts a lot designated 
  Industrial in the OCP; and 

ii. In excess of 60 decibels where the lot abuts a lot designated anything
  other that Industrial in the OCP; and 

   (c) Produces heat or glare perceptible for any lot line of that lot on which the use
    is located.  
  2. Outdoor Storage and Display:  
   Outdoor storage and display of any containers, goods, materials or supplies is  
   specifically prohibited between the front of the principal building and the north lot
    line along 56 Avenue (Highway No. 10))." 
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PROPOSAL: 

• OCP Text Amendment to allow for a density of 3.8 
FAR within the Multiple Residential designation 

• Guildford Plan Amendment from Low-Rise 
Transition Residential to High-Rise Residential 

• Rezoning from RM-45 to CD 
• Development Permit 
• Housing Agreement 

to permit the development of a 36-storey residential 
building with 217 market rental and 48 below-market 
rental residential dwelling units secured with a 
Housing Agreement. 

LOCATION: (A portion of) 10611 - 150 Street 

ZONING: RM-45 

OCP DESIGNATION: Multiple Residential  

GUILDFORD 
DESIGNATION: 

Low-Rise Transition Residential 
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RECOMMENDATION SUMMARY 
 
• By-law Introduction and set date for Public Hearing for: 

• OCP Text Amendment and; 
• Rezoning; 
 

• Approval to draft Development Permit for Form and Character. 
 

• By-law Introduction, First, Second and Third Reading for a Housing Agreement. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing a text amendment to the Official Community Plan (OCP) to allow for a density of 

3.8 FAR within the Multiple Residential designation.   
 

• Proposing an amendment to the Guildford Plan from Low-Rise Transition to High-Rise 
Residential. 

 
RATIONALE OF RECOMMENDATION 
 
• The proposal does not comply with the Multiple Residential designation in the Official 

Community Plan (OCP). 
 

• The proposal does not comply with the Low-Rise Transition designation in the Guildford 
Plan. 
 

• The applicant is proposing increased density and a taller building form in order to support the 
rental tenure of the project and to facilitate additional rental units. 

 
• The proposed development is within close proximity to, but outside of, the Guildford Mall Bus 

Exchange Transit Oriented Area (TOA).  
 

• The proposal partially complies with the Development Permit requirements in the OCP for 
Form and Character. 

 
• The development application is proposing 48 below-market rental and 217 market rental 

dwelling units secured with a Housing Agreement.  
 
• The proposed building achieves a simple architectural built form, which utilizes high quality, 

durable materials and contemporary lines. North of the proposed building, a large public 
plaza is proposed to contribute to the public realm. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A Bylaw be introduced for a text amendment to OCP, ‘Table 7A: Land Use Designation 

Exceptions’, by adding the following site specific notation  
 

Bylaw 
No. 

Land Use 
Designation 

Site Specific 
Property 

Site Specific 
Permission 

“Bylaw # 
xxxxx 

Multiple 
Residential 

Portion of 10611 – 150 
Street 

Density permitted 
up to 3.8 FAR" 

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

attached Survey Plan (Appendix I) from “Multiple Residential 45 (RM-45)” to 
“Comprehensive Development (CD)”, and a date be set for Public Hearing.  

 
4. A By-law be introduced to enter into a Housing Agreement and be given First, Second and 

Third Reading. 
 
5. Council authorize staff to draft Development Permit No. 7924-0186-00 in accordance with 

the attached drawings (Appendix III). 
 
6. 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 enter into a Housing Agreement with the City to secure the 48 non-

market and 217 market rental residential dwelling units; 
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(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, in 
effect at the time of Final Adoption if applicable; 
 

(h) provision of cash-in-lieu contribution to satisfy the indoor amenity space 
requirement of the RM-135 Zone, at the rate in effect at the time of Final Adoption; 

 
(i) demolition of existing buildings and structures to the satisfaction of the Planning 

and Development Department;  
 
(j) registration of access easements to ensure access to the proposed shared parking 

and amenity facilities within the development; 
 

(k) registration of a Section 219 Restrictive Covenants 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, and deferred contributions for rental housing, to 
the satisfaction of the General Manager, Planning & Development Services;  

 
(l) registration of a volumetric statutory right-of-way for the public plaza fronting 150 

Street; 
 

(m) approval and input from the Ministry of Transportation & Infrastructure; and  
 
(n) construction of the additional off-site parking as a condition of occupancy of the 

proposed building.  
 

7. Council pass a resolution to amend the Guildford Plan from Low Rise Transition 
Residential to High Rise Residential and allow for a building height of 36-storeys when the 
project is considered for Final Adoption.  

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use Guildford 
Designation 

Existing Zone 
 

Subject Site The subject 
portion of the site 
consists of a two-
storey rental 
apartment under 
demolition with 
existing three-
storey rental 
apartments on the 
remainder of the 
site.  

Low Rise 
Transition 
Residential  

RM-45 

North: 
 

Holly Elementary 
School 

School RA 
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Direction Existing Use Guildford 
Designation 

Existing Zone 
 

East (Across 150 Street): 
 

Two-storey 
townhouse 
complex 

Low Rise 
Transition 
Residential 

RM-45 

South: 
 

Three-storey rental 
apartment 
complex 

Low Rise 
Transition 
Residential 

RM-45 

West: Two-storey 
townhouses and 
Holly Park 

Low Rise 
Transition 
Residential 

RM-15 

 
Context & Background  
 
• The subject property is located at 10611 – 150 Street and is approximately 5,776 square meters 

in area. 
 

• The subject site for the proposed development consists only of the southeast portion of the 
property. The remaining portion of the property is not included in the development 
application. 
 

• The site is designated "Multiple Residential" in the Official Community Plan (OCP), "Low Rise 
Transition Residential" in the Guildford Plan (TCP) and zoned "Multiple Residential 45 (RM-
45). 

 
• The entire subject property currently consists of five low-rise residential rental apartment 

buildings, with one vacant building under demolition. The subject development application 
on the southeast portion of the site is the location of the nearly demolished rental apartment 
building.  

 
• The property owner worked with former tenants, in the nearly demolished building, to sign 

Mutual Agreements to End Tenancy or to relocate tenants to another building on the site 
prior to the submission of the development application.  

 
• The applicant is not subject to City Policy O-61: Rental Housing Redevelopment: Rental 

Replacement and Tenance Relocation Policy as this policy applies to sites with applications for 
redevelopment. The Mutual Agreements to End Tenancy, tenant relocation and demolition 
permit issuance was completed prior to the submission of the subject development 
application.  

 
• Notwithstanding the above, the application is generally in compliance with Policy O-61 as 48 a 

some of the units are proposed to be "affordable rental" and rented at a maximum of 10% 
below CMHC rates and secured with a Housing Agreement. Additional details are included 
under the Housing Agreement section later in this report.  
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing the following: 

 
o OCP text Amendment to allow for a density of 3.8 FAR within the Multiple Residential 

designation; 
o Guildford Plan Amendment from Low-Rise Transition Residential to High-Rise 

Residential; 
o Rezoning from RM-45 to CD; 
o Development Permit; and 
o Housing Agreement 

 
to allow for the development of a 36-storey residential building consisting of 48 below market 
rental and 217 market rental units on a portion of the site.  

 
• Development details are provided in the table below: 
 

 Proposed 
Lot Area 

Gross Site Area: 5,776 square metres 
Road Dedication: 882 sqaure metres 
  

Net Site Area: 4,894 square metres 
Number of Lots: 1 
Building Height: 110 metres (36-storeys) 
Floor Area Ratio (FAR): 4.5 FAR (net) 3.8 FAR (gross) 
Floor Area 

Residential: 16,039 square metres 
  
  

Residential Units: 
Studio: N/A 
1-Bedroom: 136 
2-Bedroom: 64 
3-Bedroom: 65 
Total: 265 

 
Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. 
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School District: The School District has advised that there will be approximately 22 

of school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
13 Elementary students at Holly Elementary School 
5 Secondary students at Guildford 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 2026.  

 
Parks, Recreation & 
Culture: 
 

 
Holly Park is the closest active park with amenities including, 
outdoor sport courts, an outdoor pool, playgrounds and is 15 
metres walking distance from the development. Hawthorne Rotary 
Park is the closest park with natural area and is 1,750 metres 
walking distance from the development.  
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval granted 
 

Surrey Fire Department: No concerns subject to additional details to be addressed prior to 
final adoption.  
 

Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on October 10, 
2024 and was conditionally supported. The applicant has agreed to 
resolve the key items from the ADP review. Any additional 
revisions will be completed prior to Council’s consideration of Final 
Adoption of the rezoning by-law, to the satisfaction of the Planning 
and Development Department. 

 

Transportation Considerations 
 
Road Network & Infrastructure 
 
• The applicant will provide the following road dedication, as part of the current rezoning 

application: 
 

o Dedication and construction of the west side of 150 Street; and 
o Dedication and construction of a new road (106 Avenue) along the south property 

line, which is 11.5 metres to provide for the half-road standard. Ultimately, 106 
Avenue is planned to be 20 metres, which will be fully achieved as part of future 
development. 
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Traffic Impacts 
 
• According to the preliminary transportation analysis, using industry standard rates, the 

subject proposal is anticipated to generate approximately one to two vehicles per minute 
during the peak hour. The total number of anticipated site-generated trips is below the City’s 
threshold for triggering a site-specific transportation impact analysis. 

 
Transit 
 
• The subject site is within 400 metres of a bus stop along the Frequent Transit Network on 104 

Avenue, which is served by the R1 Rapid Bus route. 
 
Access 
 
• Access to the building is proposed from an internal private road via 150 Street, which is along 

the east property line of the subject site.  
 
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 high performance building envelope; 
o elimination of gas fired equipment; 
o optimization of the massing to reduce materials and transfer volumes; and 
o low carbon building materials. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The subject property is designated General Urban in the Regional Growth Strategy (RGS). 

 
• The proposed development complies with the General Urban RGS designation. 
 
Official Community Plan 
 
Land Use Designation 
 
• The subject property is designated Multiple Residential in the Official Community Plan 

(OCP). 
 

• Under the OCP, the Multiple Residential designation is intended to support a maximum floor 
area ratio (FAR) of 1.5. As noted in the OCP, the intent of this land-use designation is to 
support higher density residential development in suitable locations.  
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• As the gross density exceeds the maximum 1.5 FAR permitted in the OCP for Multiple 

Residential designated properties, the proposed high-rise building requires an OCP 
Amendment to allow a higher density than currently permitted in the Multiple Residential 
designation. 

 
Amendment Rationale 
 
• The subject site is located within proximity (400 metres) to the Guildford Mall Bus Exchange 

Transit Oriented Area (TOA), which is served by the R1 Rapid Bus route. 
 

• Given that the subject site is located near an Urban Centre, within proximity to a Frequent 
Transit Development Area, existing Frequent Transit Network (FTN) and within 400 metres 
of a Rapid Bus route, a higher-density rental development is supportable as it will promote 
walkability and allows for greater housing choice. 

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

 
o The proposal supports transit-oriented development, focused growth and increased 

density within proximity to frequent transit corridors, which supports transit service 
expansion as well as rapid transit infrastructure investment; and 
 

o The proposal supports directing higher-density land-uses to locations within walking 
distance of neighbourhood centres, along main roads, near transit routes and adjacent 
to major parks or civic amenities. 

 
Secondary Plans 
 
Land Use Designation 
 
• The subject property is designated "Low Rise Transition Residential" in the Guildford Plan.   

 
• In order to accommodate the proposed development, the applicant is proposing to amend the 

Guildford Plan in order to redesignate the site from "Low Rise Transition Residential" to "High 
Rise Residential". 

 
Amendment Rationale 
 
• The proposed density and building form are appropriate for this part of Guildford given that 

the subject site is located within proximity to a Frequent Transit Network and Frequent 
Transit Development Area as well as within proximity to existing bus routes. The project is 
also delivering purpose-built rental units. 
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• A total of 265 secured rental units are proposed as part of the development including 48 below 

market rental units. 
 
Themes/Objectives 
 
• The Guildford Plan identifies several family-oriented policies that include requiring a 

minimum percentage of family-oriented dwelling units within multi-family and mixed-use 
proposals (i.e. two or more bedroom and three or more bedroom units) which provides a 
broader range of housing choice for a variety of family sizes, types as well as compositions. 

 
• The proposal addresses these family-oriented housing policies in the Plan by providing 

approximately forty-seven (47%) of the total dwelling units as two or more bedrooms and ten 
percent (10%) of the dwelling units as three bedrooms. 

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

proposed 36-storey building on the subject site. The proposed CD By-law for the development 
site identifies the uses, densities and setbacks proposed. The CD By-law will have provisions 
based on the "Multiple Residential 135 Zone (RM-135)". 

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

RM-135 Zone, and the proposed CD By-law is illustrated in the following table: 
 

Zoning RM-135 Zone (Part 25) Proposed CD Zone 
Floor Area Ratio (net): 2.5 4.5 
Lot Coverage: 33% 33% 
Yards and Setbacks 

50% of the height of the 
building 

North: 40 metres 
South: 5.5 metres 
East: 5.5 metres 
West: 7.5 metres 

Principal Building Height: n/a 110 metres (36-storeys) 
Permitted Uses: • Multiple unit 

residential buildings. 
• Ground-oriented 

multiple residential 
buildings.  

• Child Care Centres. 
• Short term rental. 

• Multiple unit 
residential buildings. 

• Ground-oriented 
multiple residential 
buildings.  

• Child Care Centres. 
 

Amenity Space 
Indoor Amenity: 

  636 square metres 

The proposed area 384 
sq.m does not meet the 
Zoning Bylaw 
requirement. 

 
Outdoor Amenity:  636 square metres 

The proposed area 2,192 
sq.m  exceeds the Zoning 
Bylaw requirement. 
 

Parking (Part 5) Required  Proposed 
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Zoning RM-135 Zone (Part 25) Proposed CD Zone 
Number of Stalls 

Residential: 265 200 
Residential Visitor: 27 27 
Total: 292 227 

Bicycle Spaces 
Residential Secure Parking: 324 328 
   

 
• The proposed CD Bylaw will incorporate similar uses as the RM-135 Zone but will now allow 

short term rentals. 
 

• The proposed net floor area ratio (FAR) of the development will be maximum 4.5, which will 
exceed the maximum 2.5 FAR permitted under the RM-135 Zone.   
 

• The RM-135 Zone requires the setbacks to be 7.5 metres or a minimum of 50% of the building 
height, whichever is greater. Reduced or increased setbacks are proposed in the CD Bylaw. 
The reduction in building setbacks is supportable as they allow for more active engagement of 
the streets, which is desirable. The increased setbacks are proposed by the applicant to allow 
for greater outdoor space. 

 
• The CD Bylaw permits up to 10 units (4%) to be exempt from the balcony requirement that 

applies to all multiple residential zones. The applicant is proposing to “pilot” a small number 
of units without traditional balconies for renters that may not prefer a balcony.  

 
• The required parking rate for rental units secured with a Housing Agreement is 1.0 parking 

spaces per unit and 0.1 residential visitor spaces per unit. The total number of required 
parking spaces is 292. 

 
• Bunt and Associates prepared a parking study to propose reduced parking rates that has been 

supported by staff. The CD Bylaw proposes parking rates of 0.55 spaces per unit for the below-
market rental units and 0.8 spaces for the market rental units and 0.1 residential visitor spaces 
per unit. This results in a total of 227 required parking spaces. The applicant is proposing to 
provide 230. 

 
• There are 159 parking spaces proposed on-site and underground. There are an additional 71 

spaces proposed “off-site” on the remaining subject property in an undeveloped area of the 
site.  

 
• This parking will be required to be constructed prior to occupancy of the proposed building 

and an easement will be required to secure access to this parking.   
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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. 
 

• At this time the proposed development is not subject to the Tier 1 or Tier 2 Capital Plan 
Project CACs, as the proposal consists of entirely rental residential units secured with a 
Housing Agreement which are exempt from CACs. A Restrictive Covenant will be registered 
making CAC fees payable if there is a future change in tenure. 

 
 
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 $1,068 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used by the City to 
purchase land for new affordable rental housing projects.  

 
• As all units are proposed to be rental and secured with a Housing Agreement, the subject 

proposal is exempt from the provision of this policy. The applicant will be required to register 
a Section 219 Restrictive Covenant, making the fees payable if there is a future change in 
tenure from the market rental, to address the City’s needs with respect to the City’s Affordable 
Housing Strategy.  

 
Public Art Policy 
 
• As all the units are proposed to be rental and secured with a Housing Agreement, the Public 

Art contribution will not be required and will be applicable to the residential portion only if 
there is a future change in tenure from the rental residential units.  

 
City Policy O-61 (Rental Housing Redevelopment: Rental Replacement and Tenant 
Relocation Assistance) 

 
• On April 9, 2018, Council approved Corporate Report No. R066; 2018 which outlined City 

Policy O-61 - Rental Housing Redevelopment: Rental Replacement and Tenant Relocation 
Assistance Policy as part of Surrey’s Affordable Housing Strategy: A Focus on Rental Housing. 

 
• The Surrey Affordable Housing Strategy includes specific strategies to prevent the loss of 

purpose-built rental housing and strengthen protection for tenants.  The Rental Housing 
Redevelopment Policy (City Policy O-61) sets out requirements for redevelopment of 
purpose-built rental housing and provision of assistance to tenants when redevelopment 
occurs.   
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• The applicant is not subject to City Policy O-61: Rental Housing Redevelopment: Rental 

Replacement and Tenance Relocation Policy as this policy applies to sites with applications for 
redevelopment. The Mutual Agreements to End Tenancy, tenant relocation and demolition 
permit issuance was completed prior to the submission of the subject development 
application.  
 
 

• Although the proposed development is not subject to Policy O-61, the applicant is generally in 
compliance with the policy and is proposing to replace the original 48 rental units with the 
same number of units and total number of bedrooms. 

 
• These 48 replacement units are proposed to be below-market rental and rented at a maximum 

of 10% below current Canadian Market and Housing Corporation (CMHC) average rents for 
the applicable unit size in the City of Surrey.   
 

 
Housing Agreement 
 
• Section 483 of the Local Government Act authorizes local governments to enter into Housing  

Agreements, for terms and conditions agreed to by the owner and the local government that  
pertain to the occupancy of the housing units.  
  

• The proposed Housing Agreement will regulate the 48 below-market rental and 217 market 
rental dwelling units, restricting them to rental tenure for a period of 20 years.  The City may 
from time to time require that the owner of the building provide written proof of compliance 
with the Housing Agreement.  The attached Housing Agreement (Appendix VI) will be 
adopted by Bylaw and registered on title of the property. 
 

• The term proposed in the Housing Agreement is 20 years, which is less than other Housing 
Agreements recently brought forward for Council consideration which have been between 40 
and 60 years. The applicant considers the 20 year term reasonable considering that all 265 
units are secured rental.   
  

• The Housing Agreement Bylaw will be brought forward for final adoption concurrently with  
final adoption of the associated OCP Amendment and Rezoning Bylaws and the issuance of  
the Development Permit, once all of the outstanding conditions associated with the  
application are fulfilled. 

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on September 19, 2024 and the Development Proposal Signs 

were installed on September 19, 2024. Staff received four responses (staff comments in italics): 
 

• A representative from a rental advocacy group called to inquire into process questions related 
to the application, City policies, timing of the application and redevelopment of the entire 
site. 

 
o (Staff provided general information regarding the proposed development, information on 

City Policy O-61, the timing of the demolition permit issuance, and the public hearing. 
No formal comments were submitted to staff). 
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• Staff received an email requesting information related to the need for family units and 

affordable units.  
 

o (Staff provided information that approximately 47% of the units are family units (2 or 
more bedrooms) and that all units are rental secured with a Housing Agreement). 
 

• Staff received two phone calls asking general questions regarding the proposed development 
and on the timing of development on the remainder of the site.  
 

o (Staff provided information on the subject development and advised that the timing and 
phasing of future development on the remainder of the site has not been confirmed by 
the property owner). 

 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 
• The proposed development is subject to a Development Permit for Form and Character and is 

subject to the urban design guidelines outlined within the OCP and the Guildford Plan. 
 

• The proposal partially complies with the Form and Character Development Permit guidelines 
in the OCP and Guildford Plan.  

 
Building Design 
 
• The proposed development includes a 36-storey tower that consists of 265 residential rental 

dwelling units. 
 

• The proposed tower reflects a contemporary and elegant built form but does not include a 
podium as is required in the OCP and Guildford Plan design guidelines. Podiums of four- to 
six-storeys are encouraged at the base of towers to provide enclosure, massing transition to 
adjacent areas of lower built form and a more human scale along streets. Podiums also 
support Crime Prevention Through Environmental Design (CPTED) principles and placing 
buildings along streets provide oversight and help foster connections among neighbours.  

 
• The applicant has provided design rationale for the proposed tower without a podium, that 

includes reduced building costs and materials, to support the proposed rental tenure of the 
building, and increased opportunities for ground level outdoor area designs and 
programming. 

 
• The building is sited beyond the recommended 5.5 metre street-fronting setback. The setback 

for residential developments is expected to include landscaping and a comfortable patio for 
dwelling units. It also allows compliant fire fighter access. The proposed building siting and 
form limits the number of dwelling units at grade and physically disconnects the street 
frontage from the public realm, however, the larger setback matches the applicant’s desire to 
create larger, programmable open spaces along the street. The applicant will be required to 
address fire access requirements as a condition of Final Adoption. 
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• The proposed tower has a floorplate that is consistent with the Guildford Plan guidelines, 

creating a slim profile. The design, which includes vertical stacks of offset balconies in a 
feature glazing colour, is simple and elegant. The tower top is distinguished by stepping back 
the upper levels to create a tapered effect. The building, above the podium level, meets the 
design character expectations for towers in the Guildford Centre district.  

 
• The proposed building materials include white porcelain panel cladding, dark grey spandrel 

panels in a window wall system and aluminum framed balconies with clear or feature tinted 
glazing. Entry canopies with slim columns extend toward both 150 Street and the private road. 
 

• North of the proposed building, a significant public plaza is proposed. The plaza is centered 
on a water-spray feature, and around the fountains features a variety of seating, play 
equipment, lawn areas, and a mix of trees and other planting.  

 
Indoor Amenity Space 
 
• The proposed indoor amenity spaces are centrally located on levels 2 and 35. These locations 

provides for some connectivity between the indoor and adjacent outdoor amenity spaces. 
 

• The indoor amenity spaces consist of a dining facility, lounge area, gym and study areas. 
 
• According to the Zoning By-law, the proposed development on the subject site is required to 

provide the following minimum indoor amenity space: 
 
o 3 square metres per dwelling unit up to 557 square metres (equivalent to 186 dwelling 

units);  
 

o 1 square metre per dwelling unit for that portion greater than 557 square metres; and 
 

o 4 square metres per dwelling unit for micro units. 
 
• Based upon the Zoning Bylaw requirement, the proposed development is required to provide 

636 square metres of indoor amenity space. The proposed indoor amenity space is 384 square 
metres in total physical area, which is 252 square metres less than the Zoning Bylaw 
requirement. 

 
• Overall, the applicant is proposing to provide 60% of the required indoor amenity space on 

site and has agreed to a cash-in-lieu monetary contribution, in accordance with City Policy, to 
address the shortfall. 

 
• The cash-in-lieu of indoor amenity space must be provided at the rate in effect at the time of 

Final Adoption of the Rezoning By-law. 
 
Outdoor Amenity Space and Proposed Landscaping 
 
• The outdoor amenity spaces are all located at ground level and partially connected to indoor 

amenity space along the west portion of the building.  
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• The applicant is proposing to provide 2,192 square metres of outdoor amenity space which 

exceeds the minimum outdoor amenity space requirement, per the Zoning By-law, based 
upon a total of 3 square metres per dwelling unit and 4 square metres per micro unit. 
 

• The outdoor amenity space will consist of a ball court, open lawn area, natural seating areas,  
two kids play area, a water feature and other formal and information landscaping.  

 
• The proposed landscaping has been designed to respond to the urban nature of Guildford Town 

Centre as an active, pedestrian-friendly space. The overall design considers site circulation and 
grade change and incorporates an inclusive interface between the public and private realm. 

 
• The applicant proposes to provide a publicly accessible plaza, secured with a statutory right of 

way, near the crescent drive aisle.  
 
Advisory Design Panel 
 
ADP date: October 10, 2024 
 
The applicant has agreed to resolve the remaining outstanding items noted below, to the 
satisfaction of the Planning and Development Department, before Final Adoption.  
 
Outstanding Items 

 
• The applicant is required to resolve all outstanding urban design and landscaping issues and 

staff comments, as follows: 
 
o Significant design improvement to the building to create a human scale and create 

positive integration with the public realm; 
o Design improvement to the building and landscape to meet CPTED principles;  
o Ensure livability of bedrooms by including a window to the exterior;  
o Clarify proposed building materials and features; 
o Develop the public realm design to support a human-scaled street interface, improve the 

southeast public plaza and coordinate landscape and walkways; and 
o Refine the landscape design of the north plaza to ensure functional and welcoming year-

round enjoyment. 
 

• The applicant has been provided with a list identifying these requirements and has agreed to 
resolve these issues prior to Final Approval of the Development Permit, should the application 
be supported by Council. 

 
 
TREES 
 
• Max Rathburn, ISA Certified Arborist of Diamond Head Consulting Ltd, prepared an Arborist 

Assessment for the subject site. The table below provides a summary of the proposed tree 
retention and removal. A detailed list of the proposed tree retention and removal by tree 
species can be found in (Appendix V): 
 

• All trees identified for removal, retention and/or replacement are subject to change prior to 
final approval of the arborist report.  
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Table 1: Summary of Proposed Onsite Tree Preservation by Tree Species: 

 Existing Remove Retain 
Alder/Cottonwood (outside riparian area) 2  2 0 
Deciduous Trees 18 18 0 
Coniferous Trees 6 2 4 
Onsite Tree Totals 26 22 4 

Onsite Replacement Trees Proposed  53 

Total Onsite Retained and Replacement Trees 57 
     

• The Arborist Assessment states that there are a total of 26 bylaw protected trees on the site. 
Additionally, there are 10 bylaw protected offsite trees and 2 bylaw protected City trees within 
proximity of the proposed development.  The applicant proposes to retain 4 onsite 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. Additionally, 1 offsite tree is proposed for removal due to a conflict because of the 
construction of 106 Avenue along the southern property line. 

 
• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 

replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees.  This will require a proposed total of 42 replacement trees on the site.  The applicant is 
proposing 53 replacement trees, exceeding City requirements.   
 

• In addition to the replacement trees, new boulevard street trees will be planted on 150 Street.  
This will be determined by the Engineering Department during the servicing design review 
process.   

 
• In summary, a total of 57 trees are proposed to be retained or replaced on the site with no 

estimated contribution to the Green City Program. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Block Plan 
Appendix II. Engineering Summary  
Appendix III. Draft Development Permit Drawings 
Appendix IV. School District Comments 
Appendix V. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix VI. Proposed Housing Agreement By-law and Housing Agreement 
 
 
    approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
IM/cb



APLIN & MARTIN
GEOMATICS LAND SURVEYING LTD.

201, 12448 82nd AVENUE

SURREY, BC  V3W3E9    604-597-9189

Appendix I



 

NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFFICE MEMO
 

 

 

TO: Director, Development Planning, Planning and Development Department 
 

FROM: Manager, Development Services, Engineering Department 
 

DATE: October 15, 2024 PROJECT FILE: 7824-0186-00 
 

 

RE: Engineering Requirements 
Location:  10611 150 St            

 
REZONE/SUBDIVISION 

 
Property and Right-of-Way Requirements 

• Dedicate 2.808 m along 150 Street; 

• Dedicate 11.50 m along 106 Avenue; 

• Dedicate 3.0-metre x 3.0-metre corner cut at 106 Avenue and 150 Street; 

• Dedicate as road (without compensation), Provincial Jurisdiction (PID 024-482-501) on a 
road dedication or subdivision plan; and 

• Register required 0.50 statutory right-of-way (SRW) along road frontages for ICs and 
sidewalk maintenance. 

 
Works and Services 

• Construct the west side of 150 Street; 

• Construct the north side of 106 Avenue; 
• Construct adequately-sized service connections for water, sanitary and drainage, complete 

with inspection chambers & water meters, to the proposed lot(s); 

• Upgrade any downstream storm and sanitary sewers with insufficient capacity as 
determined through detailed design 

 
A Servicing Agreement is required prior to Rezone/Subdivision.  
 

OCP AMENDMENT/NCP AMENDMENT/DEVELOPMENT PERMIT 
 
There are no engineering requirements associated with the OCP and NCP Amendments, and the 
issuance of the Development Permit. 
 
 
 
 
 
Jeff Pang, P.Eng. 
Manager, Development Services 
 
MS 
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Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #: 24-0186

The proposed development of 265 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 22

Elementary School = 13
Secondary School = 5
Total Students = 18

Holly Elementary
Enrolment 497
Operating Capacity 527
# of Portables 2

Guildford Park Secondary
Enrolment 1411
Operating Capacity 1050
# of Portables 11

Holly Elementary
 

Note: If this report is provided in the months of October, November and December, the 10-year projections are out of date and they will be updated in January of next year.

Guildford Park Secondary

Note: If this report is provided in the months of October, November and December, the 10-year projections are out of date and they will be updated in January of next year.

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:

 

As of September 2024, Holly Elementary is at 94% capacity. While current projections (as of April 2023) 
show modest growth in the area, the updated projections incorporating planned growth through the 
Guildford plan will increase student population significantly. 

The Guildford plan designates this property, and surrounding properties as low-mid rise transition. This 
application is proposing a significant amendment to high rise residential. Should this be approved, the 
remainder of this property and likely surrounding properties would also amend the plan to high rise 
residential. This significant, unplanned growth in the catchment can not be accommodated by Holly 
Elementary as is. Should this application proceed, the District requests a meeting with the applicant to 
discuss ways to accommodate this unplanned growth including funding portables or other means.

As of September 2023, Guildford Park is operating at 133% and is projected to rapidly grow.  The 
adoption of the Guildford Plan in the area will significantly increase density moving forward. In May 
2023, the District received capital funding approval from the Ministry to build a 450-capacity addition, 
targeted to open in the spring  of 2028.  

October 17, 2024
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Arboricultural Inventory and Report: Maple Place (Phase 1), 10611 150 Street, Surrey 

 

3559 Commercial Street, Vancouver B.C. V5N 4E8 | T 604-733-4886 10 

4.0 Tree Preservation Summary 
Table 2: City of Surrey tree preservation summary table for on-site and off-site trees, 

Including the number of replacement trees proposed. 
Surrey Project Number Unknown 

Site Address PHASE 1 - 10611 150 Street 

Registered Arborist Joey Banh, ISA Certified Arborist (PN-9035A) 

On-Site Trees Number of Trees 

Protected Trees Identified 
PHASE 1  

26 (On-site and shared trees, including trees within boulevards and proposed streets and lanes, 
but excluding trees in proposed open space or riparian areas) 

Protected Trees to be Removed 22 

Protected Trees to be Retained 4 

(excluding trees within proposed open space or riparian areas)  

Total Replacement Trees Required: 

42 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 

 2 X one (1) = 2    

- All other Trees Requiring 2 to 1 Replacement Ratio 

 20 X two (2) = 30    

Replacement Trees Proposed 53 

Replacement Trees in Deficit 11 
Surplus 

Protected Trees to be Retained in Proposed Open Space / Riparian Areas - 
          

Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 1 

Total Replacement Trees Required: 

2 

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

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

Replacement Trees Proposed 4 

Replacement Trees in Deficit 0 

 
Summary, report and plan prepared and submitted by 

 
June 20 2024 
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Drawing title: Tree Management Plan - Phase 1

Client: Wall Financial Corporation
Project address: Maple Place, 10611 150 Street, Surrey
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VANCOUVER BC | V5N 4E8

T 604.733.4886
Date: 2024/09/13
Drawn by: MR/JB
Page Size: TABLOID 11"x17" 

Drawing No: 001

1.      The location of un-surveyed trees on this plan is
approximate. Their location and ownership cannot be
confirmed without being surveyed by a Registered BC Land
Surveyor.

2. All tree protection fencing must be built to the relevant
municipal bylaw specifications.The dimensions shown are
from the outer edge of the stem of the tree.

3. The tree protection zone shown is a graphical
representation of the critical root zone, measured from the

outer edge of the stem of the tree. (1
2 the trees diameter was

added to the graphical tree protection circles to
accommodate the survey point being in the center of the
tree)

4. No work is permitted within the Tree Protection Zone with
the exception of swales. Swale construction is only
permitted under the direct supervision of an arborist.

5. The 1.5m area No Build Zone does not allow for any building
foundation wall encroachment. Excavation is permitted
within this area under the direct supervision of an arborist.

6. Drainage works such as lawn basins, associated piping or
services are permitted within the No Build Zone under the
direct supervision of an arborist.

7. This plan is based on a topographic and tree location survey
provided by the owners’ Registered British Columbia Land
Surveyor (BCLS) and layout drawings provide by the owners’
Engineer (P Eng).

8. This plan is provided for context only, and is not certified as
to the accuracy of the location of features or dimensions
that are shown on this plan. Please refer to the original
survey plan and engineering plans.

NOTES

CRITICAL ROOT ZONE

TREE PROTECTION ZONE AND FENCING

SURVEYED TREE TO BE RETAINED

UN-SURVEYED TREE TO BE RETAINED
NO BUILD ZONE (MUST BE SURVEYED)

SURVEYED TREE TO BE REMOVED

UN-SURVEYED TREE TO BE REMOVED
(MUST BE SURVEYED)

REFERENCE DRAWINGS
1.        Base Survey by: Geoverra



 CITY OF SURREY 

HOUSING AGREEMENT 

Mixed-Use 

 

THIS HOUSING AGREEMENT made this _____ day of _____________________, 2024. 

 

BETWEEN: 

  CITY OF SURREY, a municipal corporation having its  
  Offices at 13450-104th Avenue, Surrey, B.C.  V3T 1V8 
 
  (the “City”) 
 
        OF THE FIRST PART 
 
AND: 
 
  WALL FINANCIAL CORPORATION, a corporation having its offices at 
  1010 Burrard Street, Vancouver, B.C.  V6Z  2R9 
 
  (the “Owner”)      OF THE SECOND PART 
 
WHEREAS:  

A. The Owner is the legal and beneficial owner of those certain lands and premises 
Located in the City of Surrey, in the Province of British Columbia, legally described 
as: 
 Parcel Identifier:     
                Legal Description: PROPOSED LOT 59 SEC 20 RGE1 PL NWP41907 NWD 
                Street Address:   
 (the “Lands”) 

B. The Owner proposes to use the Lands for a high-rise rental building with 265 Dwelling Units  
(the “Development”); 

C. The Owner has voluntarily agreed to enter into a housing agreement pursuant to Section 
483 of the Local Government Act, R.S.B.C. 2015, Chapter 1, as amended, to ensure that the 
Rental Units and Below Market Rental Units are rented in accordance with this Agreement 
with respect to 265 suites. 

 
NOW THEREFORE in consideration of the premises herein and of the mutual covenants and 
agreements hereinafter set forth and contained herein and $1.00 now paid by the City to the 
Owner (the receipt of which is hereby acknowledged), the parties hereto covenant and agree 
each with the other as follows: 

Appendix VI
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1. DEFINED TERMS    
 

        1.1 In and for the purpose of this Agreement, in addition to the definitions on the first page 
                of this document, the following terms shall have the following meanings: 
 

(a) “Agreement” means this housing agreement and any amendments to or  
Modifications of the same; 

(b) “City” means the City of Surrey and any person authorized by the City of Surrey, 
including assigns of whole or partial interest in this Agreement or of any of the 
Rights conferred upon the City of Surrey by this Agreement; 

(c) “City Personnel” means all of the City’s elected and appointed officials, officers, 
Employees, agents, nominees, delegates, permittees, contractors, subcontractors, 
Invitees and the Approving Officer. 

(d) “Claims and Expenses” means all actions, causes of actions, suits, judgments,  
proceedings, demands, and claims, whether at law or in equity, losses, damages, 
expenses and costs (including legal fees and disbursements on an indemnity basis) of 
any kind or nature whatsoever, at law or in equity for any damages, losses, injuries or 
death; 

(e) “Development” means as defined in Recital B; 
(f) “Dwelling Unit” means each of the 265 dwelling units constructed within the 

Development; 
(g) “Lands” means the parcel of land situated in the City of Surrey, British Columbia and 

legally described in Recital A, and includes any parcel into which such land is 
consolidated or further subdivided (including a subdivision pursuant to the Land Title 
Act and a subdivision pursuant to the Strata Property Act of British Columbia); 

(h) “Owner” means the person named on the first page of this Agreement and the legal and 
beneficial owner at any given time and any successors in title of the Lands and, without 
limitation, if the Lands are subdivided by way of a strata plan under the Strata Property 
Act of British Columbia, then “Owner” includes the strata corporation thereby created; 

(i) “Rental Units” means 217 Dwelling Units which must be made available by the Owner 
to the General Public at arms’ length for use as residential rental accommodation on a 
month-to-month or longer basis in accordance with all applicable laws including 
without limitation the Residential Tenancy Act, S.B.C. 2992, Chapter 78, as amended, 
and any regulations pursuant thereto; and 

(j) “Below Market Rental Units” means 48 dwelling units constructed within the 
development with secured rental rates 10% below CMHC which must be made 
available by the Owner to the General Public at arms’ length for use as residential rental 
accommodation on a month to month or longer basis in accordance with applicable as 
amended, and any regulations pursuant thereto; and 
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(k) “Term” means 20 years, commencing on the first day of the month after the City issues  
an occupancy permit for the Development. 
 

2. RESTRICTION ON OCCUPANCY OF DWELLING UNITS 
 

2.1 During the Term the Rental Units must be made available for rent in accordance with this  
Agreement. 

2.2 The City may, from time to time, during the Term request the Owner to provide written proof  
of compliance with section 2.1 and the Owner agrees to provide, or cause an operator of the 
Lands to provide, the City with such proof in a form reasonable satisfactory to the City. 

2.3 All the Rental Units must be owned by the Owner(s). 
2.4 Throughout the Term, the Owner shall not sell or transfer the beneficial or registered title or 

any interest in and to the Rental Units unless the Owner obtains from the transferee an 
agreement in writing from the transferee to assume and perform all of the obligations of the 
Owner arising under this Agreement.  

 
3. LIABILITY 

        
3.1 Indemnity. The Owner shall indemnify and save harmless the City and City Personnel from 

all Claims and Expenses which the City and City Personnel may suffer, or incur, or be put to, 
arising out of or in connection with any breach or default of any covenants or agreements on 
the part of the Owner contained in this Agreement, or arising out of, or in connection with 
the Development or arising out of the fact that the Lands are encumbered by and affected 
by this Agreement. 

3.2 Release.  The Owner does hereby remise, release and forever discharge the City and City  
Personnel from all Claims and Expenses which the Owner may have against the City and 
City Personnel, which the Owner now has or hereafter may have with respect to or by 
reasons of or arising out of the fact that the Lands are encumbered by and affected by this 
Agreement. 

3.3 Obligations Continue.  The Owner covenants and agrees that the indemnity and release in 
Sections 3.1 and 3.2 will remain effective and survive the expiration or termination of this 
Agreement whether by fulfilment of the covenants contained in this Agreement or 
otherwise. 

 
4. NOTICE 

 
4.1 Any notices or other documents to be given or delivered pursuant to this Agreement will be  

Addressed to the proper part as follows: 
(a) As to the City: 

 
City of Surrey 
13450-104 Avenue 



Surrey, B.C.  V3T 1V8                        
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Attention:  General Manager, Planning and Development Department 

 
(b) As to the Owner: 

 
Wall Financial Corporation 
1010 Burrard Street 
Vancouver, B.C.   V6SZ  2R9 
 
Attention:  Darcee Wise, President – PWME 

                  
                 or such other address as such party may direct.  Any notice or other documents to be given     
                 or delivered pursuant to the particular party as its address set out or determined in  
                 accordance with this section and shall be deemed complete two (2) days after the day of  
                 delivery 

4.2  It is specifically agreed that for any notice or document to be validly given or delivered 
pursuant to this Agreement, such notice or document must be delivered and not mailed. 

 
5. GENERAL 

 
5.1 Joint and Several.  Where the Owner consists of more than one person, each such person 

will be jointly and severally liable to perform the Owner’s obligations under this Agreement. 
5.2 Assignment by City. This Agreement or any of the rights conferred by this Agreement upon  

the City may be assigned in whole or in part by the City without consent of the Owner. 
5.3 City’s Other Rights Unaffected.  Nothing contained or implied herein will derogate from 

the obligations of the Owner under any other agreement with the City or, if the City so 
elects, prejudice or affect the City’s rights, powers, duties or obligations in the exercise of 
its functions pursuant to the Local Government Act and the Community Charter, as 
amended from time to time and the rights, powers, duties and obligations of the City under 
all public and private statutes, by-laws, orders and regulations, which may be, if the City so 
elects, as fully and effectively exercised in relation to the Lands as if this Agreement had not 
been executed and delivered by the Owner and the City. 

5.4 Agreement for Benefit of City.  The Owner and the City hereby acknowledge, agree and 
declare that this Agreement is entered into for the sole purpose of benefitting the City and in 
particular, acknowledge, agree and declare that this Agreement is not designed to protect 
or promote the interests of the Owner or any mortgagee of the Owner, or any future owner or 
occupier of the Lands and any improvements on the Lands or any other person and the City 
may, at its sole option, execute a release of this Agreement at ant time without liability to 
ant person for so doing.  
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5.5 No Waiver. The Owner acknowledges and agrees that no failure on the part of the City to 
exercise and no delay in exercising any right under this Agreement will operate as a waiver 
thereof nor will any single or partial exercise by the City of any right under this Agreement 
preclude any other or future exercise thereof of the exercise of any other right. 

5.6 City not Required to Prosecute.  The Owner agrees that the City is not required or is under 
no obligation in law or equity to prosecute or enforce this Agreement in any way whatsoever. 

5.7 Remedies.  The remedies provided for in this Agreement will be cumulative and not 
exclusive of any other remedies provided by law or in equity.  In addition to any remedies 
which are available under this Agreement or at law, the City will be entitled to all equitable 
remedies, including, without limitation, specific performance, injunction and declaratory 
relief, or any combination thereof, to enforce its rights under this Agreement.  The Owner 
acknowledges that specific performance, injunctive relief (mandatory or otherwise) or other 
equitable relief may ne the only adequate remedy for a default by the Owner under this 
Agreement. 

5.8 Severability.  All the obligations and covenants in this Agreement are severable, so that if 
any one or more of the obligations or covenants are declared by a court of competent 
jurisdiction to be void and unenforceable, the balance of the obligations and covenants will 
remain and be binding. 

5.9 City Court Costs.  In an action to enforce this Agreement in respect of which the court 
determines that the position of the City will prevail, the City will be entitled to  court costs 
on a solicitor-client basis. 

5.10 Subdivision/Consolidation.  If the Lands are subdivided or consolidated at any time 
 Hereafter either under the provisions of the Land Title Act or under the Strata Property Act, 
 Then upon the deposit of a plan of subdivision, strata plan, consolidation plan or similar     
plan or application as the case may be, the rights, benefits, burdens, obligations, and 
covenants contained in this Agreement will continue to charge each of the new parcels, 
lots, or other subdivided or consolidated parcels and areas so create. 

       5.11 Subdivision by Strata Plan. Subject to Section 2.3, if the Lands, or any portion thereof, are           
subdivided by a  

          Strata plan, this Agreement will charge title to the strata lots and the common property  
          Comprising such strata plan and: 

(a)  This Agreement will be registered against each individual strata lot and noted on the 
common property sheet; 

(b) The strata corporation or the strata corporations created will perform and observe the 
Owner’s covenants in this Agreement, solely at the expense of the strata lot owners; 
and 

(c) The liability of each strata lot owner for the performance and observance of the 
Owner’s covenants herein will be in proportion to the unit entitlement of his, her or its 
strata lot as established by the strata plan. 
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     5.12 Personal Representatives and Successors.  This Agreement shall ensure to the benefit of       
               and be binding upon the parties hereto and their personal representatives, respective heirs,  
               executors, administrators, successors and assigns. 
     5.13 Governing Law.  This Agreement will be governed by and construed in accordance with the  
                Laws of the Province of British Columbia and the laws of Canada applicable in British  
                Columbia. 
     5.14  Priority. The Owner shall at the sole expense of the Owner, do or cause to be done all acts  
                Reasonably necessary to grant priority to this Agreement over all charges and  
                encumbrances which may have been registered against the title to the Lands at the Land  
                Title Office save and except those specifically approved in writing by the City. 
     5.15  Further Assurances.  The Owner shall do, or cause to be done, all things and execute or  
                cause to be executed all documents and give such further and other assurances which may 
                be reasonable necessary to give proper effect to the intent of this Agreement. 
     5.16  Counterparts.  This Agreement may be executed in any number of counterparts and  
                 delivered via facsimile or email, each of which will be deemed to be an original and all of 
                 which taken together will be deemed to constitute one and the same instrument, 
                  provided that any party delivering this Agreement via facsimile or email will deliver to the  
                  other party any originally executed copy of this Agreement forthwith upon request by the  
                  other party. 
      5.17  Entire Agreement.  This Agreement represents the entire agreement between the City and    
                  The Owner regarding the matters set out in this Agreement and supersedes all prior  
                   Agreements, letters of intent or understandings about these matters.     
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IN WITNESS WHEREOF the City of Surrey and the Owner have executed this Agreement under seal 
of their duly authorized officers as of the references of this Agreement. 
 
 
CITY OF SURREY 
 
 
By:    __________________________ 
          Authorized Signatory 
 
          Brenda Locke 
          Mayor 
          City of Surrey 
 
 
By:  __________________________ 
         Authorized Signatory 
 
         Jennifer Ficocelli 
         City Clerk and Director Legislative Services 
         City of Surrey 
 
 
WALL FINANCIAL CORPORATION 
 
 
By:  __________________________ 
        Authorized Signatory 
 
        Darcee Wise 
        President – Peter Wall Mansion & Estates (Div. of Wall Financial Corp.) 
        Director 
        Wall Financial Corporation 



CITY OF SURREY 
 

BYLAW NO. 21444 
 
 A bylaw to amend the provisions of Surrey Official 

Community Plan Bylaw, 2013, No. 18020, as amended. 
 ............................................................................................ 
 
The Council of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Official Community Plan Bylaw, 2013, No. 18020, as amended, is hereby further 

amended by modifying "Table 7A: Land Use Designation Exceptions" to include  

portion of 10611 – 150 Street, as shown below: 
 

Bylaw 
No. 

Land Use 
Designation 

Site Specific 
Property 

Site Specific 
Permission 

"Bylaw # 
21444 

Multiple 
Residential 

Portion of 10611 – 150 Street  
(006-266-843, Lot 59 Section 20 

Block 5 North Range 1 West NWD 
Plan 41907), within Block A as 
outlined on the Survey Plan 

attached hereto as Schedule A, 
certified correct by  

Gordon Albert Hol B.C.L.S.  
on the 11th day of October, 2024 
containing 5774.7 square metres.  

Density permitted up 
to 3.8 FAR (gross 

density)" 

 
 
2. This Bylaw shall be cited for all purposes as "Surrey Official Community Plan Bylaw, 2013, 

No. 18020, Amendment Bylaw, 2024, No. 21444". 

 

 

PASSED FIRST READING on the  th day of   , 20  . 

PASSED SECOND READING on the  th day of   , 20  . 

PUBLIC HEARING HELD thereon on the  th day of   , 20  . 

PASSED THIRD READING on the  th day of   , 20  . 

 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of , 20  . 
 
 
 
                                                                MAYOR 

 

                                                                CLERK 

 



Schedule A 

 

21444 
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CITY OF SURREY 
 

BYLAW NO. 21445 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 257 (CD 257), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: MULTIPLE RESIDENTIAL 45 ZONE (RM-45) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 257" as follows:  

 
CD Zone ID Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 257 10611 – 150 Street 
(Portion of) Lot 59, Plan 41907 21445 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 257  

(CD 257), Bylaw, 2024, No. 21445". 
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PASSED FIRST READING on the  th day of   , 20  . 

PASSED SECOND READING on the  th day of   , 20  . 

PUBLIC HEARING HELD thereon on the  th day of   , 20  . 

PASSED THIRD READING on the  th day of   , 20  . 

RECEIVED APPROVAL FROM THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE on 
the  th day of   , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of   , 20  . 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 257 (CD 257) 
 
In this Comprehensive Development Zone 257 (CD 257), Part 25, Multiple Residential 135 Zone (RM-135), as 
well as all other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning  
By-law") apply to the following lands: 
 

Address Legal Descriptions PID 

10611 – 150 Street 
(Portion of) 

Lot 59 Section 20 Block 5 North Range 1 West NWD Plan 41907  
as shown outlined in bold, labelled as Block A on the Survey Plan, 

attached hereto as Schedule A, certified correct  
by Gordon Alber Hol, B.C.L.S on the11th day of October, 2024, 

containing 5,774.7 sq. m 

006-266-843 
 

 
(collectively the "Lands") 
 
except as follows: 
 
1. Permitted Uses 

Delete Section "B. Permitted Uses" and replace it with a new Section "B. Permitted Uses" as follows: 
"B. Permitted Uses 
  Lands, buildings and structures shall only be used for the following uses, or a combination 

thereof, provided such combined uses are part of a comprehensive design: 
Principal Uses: 
1. Multiple unit residential buildings and ground-oriented multiple unit residential 

buildings. 
Accessory Uses: 
2. Child care centres, provided that such centres: 

(a) Do not constitute a singular use on the lot; and 
(b) Are regulated by the Community Care and Assisted Living Act, as amended, 

and the Child Care Licensing Regulation, as amended."  
 
2. Density 

Delete Section "D. Density" and replace it with a new Section "D. Density" as follows: 
"D. Density 

1. Maximum Density: 
Maximum density shall be as follows: 
(a) 1 dwelling unit; and 
(b) The lesser of floor area ratio of 0.1 or building area of 300 sq. m. 

2. Permitted Density Increases: 
If amenity contributions are provided in accordance with Schedule G, density may be 
increased as follows: 
(a) Maximum floor area ratio of 4.5, excluding: 

i. The indoor amenity space requirement (pursuant to Section J.1. of  
this Zone); and 

ii. Up to a maximum of 170 sq. m of the secure bicycle parking area 
requirement (pursuant to Section H.5. of this Zone)." 
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3. Yards and Setbacks 
Delete Section "F. Yards and Setbacks" and replace it with a new Section "F. Yards and Setbacks" as 
follows: 
"F.  Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

South 
Yard 

West 
Yard 

East 
Yard 

Buildings and Structures1,2,3 40 m 5.5 m 7.5 m 5.5 m 
1  Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking - underground may be 

located up to 0.5 m of the south, west and east lot lines. 
2   Notwithstanding the definition of setback in Part 1, Definitions, roof overhangs and balconies may encroach up to  

1.0 m into the required setbacks. 
3   Notwithstanding Section B.26(b) of Part 4, General Provisions, stairs with more than three risers may encroach into 

the setbacks." 

 
4. Height of Buildings 

Delete Section "G. Height of Buildings" and replace it with a new Section "G. Height of Buildings" as 
follows: 
"G. Height of Buildings 

Principal building height shall not exceed 110 m." 
 
5. Off-Street Parking and Loading/Unloading 

Delete Section "H. Off-Street Parking and Loading/Unloading" and replace it with a new Section 
"H. Off-Street Parking and Loading/Unloading" as follows: 
"H. Off-Street Parking and Loading/Unloading 

1. Parking Calculations: 
Refer to Table D.1. of Part 5 Off-Street Parking and Loading/Unloading. 

2. Notwithstanding Table D.1 of Part 5 of Off-Street Parking and Loading/Unloading,     
below market rental residential parking spaces shall be provided at a rate of  
0.55 per unit and market rental residential parking spaces shall be provided at a rate 
of 0.80 per unit. 

3. Tandem Parking: 
Tandem parking is not permitted. 

4. Underground Parking: 
All required resident parking spaces shall be provided as parking – underground or as 
parking within building envelope. 

5. Parking Areas: 
(a) Parking within the required setbacks is not permitted; and 
(b) Parking is not permitted in front of the main entrance of a  

non-ground-oriented multiple unit residential building, except for the purpose 
of short-term drop-off or pick-up and for accessible parking. 

6. Bicycle Parking: 
A secure bicycle parking area shall be provided in a separate bicycle room located 
within a building, whether located at or above finished grade, with convenient access 
to the outside of the building." 
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6. Special Regulations 
Delete Sub-section J.3. in Section J. Special Regulations and replace it with a new Sub-section J.3. as 
follows: 
"3.  Balconies: 

a. Balconies are required for all dwelling units which are not ground-oriented and shall be 
a minimum of 5% of the dwelling unit size or 4.6 sq. m per dwelling unit, whichever is 
greater; and 

b. Notwithstanding the above, balconies are not required for a maximum of  
10 dwellings units." 
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CITY OF SURREY 
 

BYLAW NO. 21446 
 

A bylaw to authorize the City of Surrey to enter into a Housing Agreement 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
WHEREAS the City of Surrey has received an application to enter into a housing agreement; 
 

AND WHEREAS Section 483 of the Local Government Act, R.S.B.C. 2015 c.1, as amended (the 

"Local Government Act"), empowers the Council or the City of Surrey to enter into a housing 

agreement. 
 

NOW, THEREFORE, the Council of the City of Surrey, enacts as follows: 
 

1. The City of Surrey is hereby authorized to enter into a housing agreement in the form 

attached as Schedule A and forming part of this Bylaw (the "Housing Agreement") with 

the following party: 

Wall Financial Corporation. 
1010 Burrard Street 

Vancouver, BC  V6Z 2R9 
 
 

and with respect to that certain parcel of lands and premises, in the City of Surrey, more 

particularly known and described as: 

 
Parcel Identifier:  006-266-843 

Lot 59 Section 20 Block 5 North Range 1 West NWD Plan 41907 
 

(10611 – 150 Street) 
 
 

(the "Lands"); 
 

2. The Mayor and Clerk are hereby empowered to execute the Housing Agreement on behalf 

of the City of Surrey. 

 

3. The City of Surrey shall file in the Land Title Office a notice against the Lands in 

accordance with Section 483 of the Local Government Act, that the Lands are subject to 

the Housing Agreement. 

 

4. This Bylaw shall be cited for all purposes as "The Wall Financial Corporation Housing 

Agreement, Authorization Bylaw, 2024, No. 21446". 
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PASSED FIRST READING on the  th day of   , 20  . 
 
PASSED SECOND READING on the  th day of   , 20  . 
 
PASSED THIRD READING on the  th day of   , 20  . 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of   , 20  . 
 

 

  ______________________________________  MAYOR 
 
 
 
  ______________________________________  CLERK 
 
 
 



 CITY OF SURREY 

HOUSING AGREEMENT 

Mixed-Use 

THIS HOUSING AGREEMENT made this _____ day of _____________________, 2024. 

BETWEEN: 

CITY OF SURREY, a municipal corporation having its 
Offices at 13450-104th Avenue, Surrey, B.C.  V3T 1V8 

(the “City”) 

OF THE FIRST PART 

AND: 

WALL FINANCIAL CORPORATION, a corporation having its offices at 
1010 Burrard Street, Vancouver, B.C.  V6Z  2R9 

(the “Owner”) OF THE SECOND PART 

WHEREAS: 
A. The Owner is the legal and beneficial owner of those certain lands and premises

Located in the City of Surrey, in the Province of British Columbia, legally described
as:

Parcel Identifier:     
  Legal Description: PROPOSED LOT 59 SEC 20 RGE1 PL NWP41907 NWD 
  Street Address:   

(the “Lands”) 
B. The Owner proposes to use the Lands for a high-rise rental building with 265 Dwelling Units

(the “Development”);
C. The Owner has voluntarily agreed to enter into a housing agreement pursuant to Section

483 of the Local.Government.Act?.R.S.B.C. 2015, Chapter 1, as amended, to ensure that the
Rental Units and Below Market Rental Units are rented in accordance with this Agreement
with respect to 265 suites.

NOW THEREFORE in consideration of the premises herein and of the mutual covenants and 
agreements hereinafter set forth and contained herein and $1.00 now paid by the City to the 
Owner (the receipt of which is hereby acknowledged), the parties hereto covenant and agree 
each with the other as follows: 

SCHEDULE A
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1. DEFINED TERMS    
 

        1.1 In and for the purpose of this Agreement, in addition to the definitions on the first page 
                of this document, the following terms shall have the following meanings: 
 

(a) “Agreement” means this housing agreement and any amendments to or  
Modifications of the same; 

(b) “City” means the City of Surrey and any person authorized by the City of Surrey, 
including assigns of whole or partial interest in this Agreement or of any of the 
Rights conferred upon the City of Surrey by this Agreement; 

(c) “City Personnel” means all of the City’s elected and appointed officials, officers, 
Employees, agents, nominees, delegates, permittees, contractors, subcontractors, 
Invitees and the Approving Officer. 

(d) “Claims and Expenses” means all actions, causes of actions, suits, judgments,  
proceedings, demands, and claims, whether at law or in equity, losses, damages, 
expenses and costs (including legal fees and disbursements on an indemnity basis) of 
any kind or nature whatsoever, at law or in equity for any damages, losses, injuries or 
death; 

(e) “Development” means as defined in Recital B; 
(f) “Dwelling Unit” means each of the 265 dwelling units constructed within the 

Development; 
(g) “Lands” means the parcel of land situated in the City of Surrey, British Columbia and 

legally described in Recital A, and includes any parcel into which such land is 
consolidated or further subdivided (including a subdivision pursuant to the Land.Title 
Act and a subdivision pursuant to the Strata.Property.Act.of.British.Columbia); 

(h) “Owner” means the person named on the first page of this Agreement and the legal and 
beneficial owner at any given time and any successors in title of the Lands and, without 
limitation, if the Lands are subdivided by way of a strata plan under the Strata.Property.
Act.of British Columbia, then “Owner” includes the strata corporation thereby created; 

(i) “Rental Units” means 217 Dwelling Units which must be made available by the Owner 
to the General Public at arms’ length for use as residential rental accommodation on a 
month-to-month or longer basis in accordance with all applicable laws including 
without limitation the Residential.Tenancy.Act?.S.B.C. 2992, Chapter 78, as amended, 
and any regulations pursuant thereto; and 

(j) “Below Market Rental Units” means 48 dwelling units constructed within the 
development with secured rental rates 10% below CMHC which must be made 
available by the Owner to the General Public at arms’ length for use as residential rental 
accommodation on a month to month or longer basis in accordance with applicable as 
amended, and any regulations pursuant thereto; and 
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(k) “Term” means 20 years, commencing on the first day of the month after the City issues  
an occupancy permit for the Development. 
 

2. RESTRICTION ON OCCUPANCY OF DWELLING UNITS 
 

2.1 During the Term the Rental Units must be made available for rent in accordance with this  
Agreement. 

2.2 The City may, from time to time, during the Term request the Owner to provide written proof  
of compliance with section 2.1 and the Owner agrees to provide, or cause an operator of the 
Lands to provide, the City with such proof in a form reasonable satisfactory to the City. 

2.3 All the Rental Units must be owned by the Owner(s). 
2.4 Throughout the Term, the Owner shall not sell or transfer the beneficial or registered title or 

any interest in and to the Rental Units unless the Owner obtains from the transferee an 
agreement in writing from the transferee to assume and perform all of the obligations of the 
Owner arising under this Agreement.  

 
3. LIABILITY 

        
3.1 Indemnity. The Owner shall indemnify and save harmless the City and City Personnel from 

all Claims and Expenses which the City and City Personnel may suffer, or incur, or be put to, 
arising out of or in connection with any breach or default of any covenants or agreements on 
the part of the Owner contained in this Agreement, or arising out of, or in connection with 
the Development or arising out of the fact that the Lands are encumbered by and affected 
by this Agreement. 

3.2 Release.  The Owner does hereby remise, release and forever discharge the City and City  
Personnel from all Claims and Expenses which the Owner may have against the City and 
City Personnel, which the Owner now has or hereafter may have with respect to or by 
reasons of or arising out of the fact that the Lands are encumbered by and affected by this 
Agreement. 

3.3 Obligations Continue.  The Owner covenants and agrees that the indemnity and release in 
Sections 3.1 and 3.2 will remain effective and survive the expiration or termination of this 
Agreement whether by fulfilment of the covenants contained in this Agreement or 
otherwise. 

 
4. NOTICE 

 
4.1 Any notices or other documents to be given or delivered pursuant to this Agreement will be  

Addressed to the proper part as follows: 
(a) As to the City: 

 
City of Surrey 
13450-104 Avenue 



Surrey, B.C.  V3T 1V8                        
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Attention:  General Manager, Planning and Development Department 

 
(b) As to the Owner: 

 
Wall Financial Corporation 
1010 Burrard Street 
Vancouver, B.C.   V6SZ  2R9 
 
Attention:  Darcee Wise, President – PWME 

                  
                 or such other address as such party may direct.  Any notice or other documents to be given     
                 or delivered pursuant to the particular party as its address set out or determined in  
                 accordance with this section and shall be deemed complete two (2) days after the day of  
                 delivery 

4.2  It is specifically agreed that for any notice or document to be validly given or delivered 
pursuant to this Agreement, such notice or document must be delivered and not mailed. 

 
5. GENERAL 

 
5.1 Joint and Several.  Where the Owner consists of more than one person, each such person 

will be jointly and severally liable to perform the Owner’s obligations under this Agreement. 
5.2 Assignment by City. This Agreement or any of the rights conferred by this Agreement upon  

the City may be assigned in whole or in part by the City without consent of the Owner. 
5.3 City’s Other Rights Unaffected.  Nothing contained or implied herein will derogate from 

the obligations of the Owner under any other agreement with the City or, if the City so 
elects, prejudice or affect the City’s rights, powers, duties or obligations in the exercise of 
its functions pursuant to the Local.Government.Act.and the Community.Charter, as 
amended from time to time and the rights, powers, duties and obligations of the City under 
all public and private statutes, by-laws, orders and regulations, which may be, if the City so 
elects, as fully and effectively exercised in relation to the Lands as if this Agreement had not 
been executed and delivered by the Owner and the City. 

5.4 Agreement for Benefit of City.  The Owner and the City hereby acknowledge, agree and 
declare that this Agreement is entered into for the sole purpose of benefitting the City and in 
particular, acknowledge, agree and declare that this Agreement is not designed to protect 
or promote the interests of the Owner or any mortgagee of the Owner, or any future owner or 
occupier of the Lands and any improvements on the Lands or any other person and the City 
may, at its sole option, execute a release of this Agreement at ant time without liability to 
ant person for so doing.  
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5.5 No Waiver. The Owner acknowledges and agrees that no failure on the part of the City to 
exercise and no delay in exercising any right under this Agreement will operate as a waiver 
thereof nor will any single or partial exercise by the City of any right under this Agreement 
preclude any other or future exercise thereof of the exercise of any other right. 

5.6 City not Required to Prosecute.  The Owner agrees that the City is not required or is under 
no obligation in law or equity to prosecute or enforce this Agreement in any way whatsoever. 

5.7 Remedies.  The remedies provided for in this Agreement will be cumulative and not 
exclusive of any other remedies provided by law or in equity.  In addition to any remedies 
which are available under this Agreement or at law, the City will be entitled to all equitable 
remedies, including, without limitation, specific performance, injunction and declaratory 
relief, or any combination thereof, to enforce its rights under this Agreement.  The Owner 
acknowledges that specific performance, injunctive relief (mandatory or otherwise) or other 
equitable relief may ne the only adequate remedy for a default by the Owner under this 
Agreement. 

5.8 Severability.  All the obligations and covenants in this Agreement are severable, so that if 
any one or more of the obligations or covenants are declared by a court of competent 
jurisdiction to be void and unenforceable, the balance of the obligations and covenants will 
remain and be binding. 

5.9 City Court Costs.  In an action to enforce this Agreement in respect of which the court 
determines that the position of the City will prevail, the City will be entitled to  court costs 
on a solicitor-client basis. 

5.10 Subdivision/Consolidation.  If the Lands are subdivided or consolidated at any time 
 Hereafter either under the provisions of the Land.Title.Act.or under the.Strata.Property.Act? 
 Then upon the deposit of a plan of subdivision, strata plan, consolidation plan or similar     
plan or application as the case may be, the rights, benefits, burdens, obligations, and 
covenants contained in this Agreement will continue to charge each of the new parcels, 
lots, or other subdivided or consolidated parcels and areas so create. 

       5.11 Subdivision by Strata Plan. Subject to Section 2.3, if the Lands, or any portion thereof, are           
subdivided by a  

          Strata plan, this Agreement will charge title to the strata lots and the common property  
          Comprising such strata plan and: 

(a)  This Agreement will be registered against each individual strata lot and noted on the 
common property sheet; 

(b) The strata corporation or the strata corporations created will perform and observe the 
Owner’s covenants in this Agreement, solely at the expense of the strata lot owners; 
and 

(c) The liability of each strata lot owner for the performance and observance of the 
Owner’s covenants herein will be in proportion to the unit entitlement of his, her or its 
strata lot as established by the strata plan. 
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     5.12 Personal Representatives and Successors.  This Agreement shall ensure to the benefit of       
               and be binding upon the parties hereto and their personal representatives, respective heirs,  
               executors, administrators, successors and assigns. 
     5.13 Governing Law.  This Agreement will be governed by and construed in accordance with the  
                Laws of the Province of British Columbia and the laws of Canada applicable in British  
                Columbia. 
     5.14  Priority. The Owner shall at the sole expense of the Owner, do or cause to be done all acts  
                Reasonably necessary to grant priority to this Agreement over all charges and  
                encumbrances which may have been registered against the title to the Lands at the Land  
                Title Office save and except those specifically approved in writing by the City. 
     5.15  Further Assurances.  The Owner shall do, or cause to be done, all things and execute or  
                cause to be executed all documents and give such further and other assurances which may 
                be reasonable necessary to give proper effect to the intent of this Agreement. 
     5.16  Counterparts.  This Agreement may be executed in any number of counterparts and  
                 delivered via facsimile or email, each of which will be deemed to be an original and all of 
                 which taken together will be deemed to constitute one and the same instrument, 
                  provided that any party delivering this Agreement via facsimile or email will deliver to the  
                  other party any originally executed copy of this Agreement forthwith upon request by the  
                  other party. 
      5.17  Entire Agreement.  This Agreement represents the entire agreement between the City and    
                  The Owner regarding the matters set out in this Agreement and supersedes all prior  
                   Agreements, letters of intent or understandings about these matters.     
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IN WITNESS WHEREOF the City of Surrey and the Owner have executed this Agreement under seal 
of their duly authorized officers as of the references of this Agreement. 
 
 
CITY OF SURREY 
 
 
By:    __________________________ 
          Authorized Signatory 
 
          Brenda Locke 
          Mayor 
          City of Surrey 
 
 
By:  __________________________ 
         Authorized Signatory 
 
         Jennifer Ficocelli 
         City Clerk and Director Legislative Services 
         City of Surrey 
 
 
WALL FINANCIAL CORPORATION 
 
 
By:  __________________________ 
        Authorized Signatory 
 
        Darcee Wise 
        President – Peter Wall Mansion & Estates (Div. of Wall Financial Corp.) 
        Director 
        Wall Financial Corporation 



ltsu'RREv 
~ the future lives here. 

INTER-OFFICE MEMO 

TO: City Clerk, Legislative Services Division 

FROM: Director, Development Planning, Planning & Development Department 

DATE: October 21, 2024 FILE: 

RE: Agenda Item E.4, October 21, 2024, Regular Council- Land Use Meeting 
Development Application No. 7924-0003-00 

Replacement Pages for the Planning Report 

Development Application No. 7924-0003-00 is on the agenda for consideration by Council at the 
October 21, 2024, Regular Council - Land Use Meeting under Item E+ 

After finalizing the Planning Report, staff identified that Development Permit No. 7917-0146-01 has 
expired and, as such, does not require it to be filed, i.e., no action is required by Council in regards to 
Development Permit No. 7917-0146-01. 

Pages 2 and 3 of the Planning Report have been updated to reflect this change. ¥Z for the Planning Report detailing this change is attached to this memorandum. 

Shawn Low 
Director, Development Planning 
Planning & Development Department 

Attachment - 7924-0003-00 - Page 2 and 3 Replacement Pages 

c.c. - City Manager 

Regular Council - Land Use
E.4 7924-0003-00
Monday October 21, 2024
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RECOMMENDATION SUMMARY 
 

• File Development Permit No. 7917-0146-01. 
 

• Approval to draft Development Permit No. 7924-0003-00 for Form and Character. 
 

• Approval for Development Variance Permit No. 7924-0003-00 to proceed to Public 
Notification. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing to vary Part 5, Off-Street Parking and Loading/Unloading to permit required 
parking spaces in front of overhead doors.   

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the Mixed Employment designation in the Official Community 
Plan (OCP). 

 

• The proposal complies with the Mixed Employment designation in the Metro Vancouver 
Regional Growth Strategy (RGS). 

 

• A previous application to construct two self-storage buildings was previously considered and 
approved under Development Application Nos. 7915-0328-00 and 7917-0146-00. 

 

• The proposal generally complies with the Development Permit requirements in the OCP for 
Form and Character. 

 

• A previous proposal to construct two self-storage buildings was reviewed and approved under 
Development Application No. 7917-0146-00, resulting in the subject property being rezoned to 
the Business Park 3 Zone (IB-3) and the site being prepared for development through the 
issuance and completion of a general Development Permit.  

 

• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials and contemporary lines. The street interface has been designed to a 
high quality to achieve a positive urban experience between the proposed building and the 
public realm. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council File Development Permit No. 7917-0146-01. 
 
1. Council authorize staff to draft Development Permit No. 7924-0003-00 generally in 

accordance with the attached drawings (Appendix I). 
 
2. Council approve Development Variance Permit No. 7924-0003-00 (Appendix III) to allow 

standard parking spaces in front of overheard loading doors and for these to be considered 
towards the calculation of required off-street parking spaces, to proceed to Public 
Notification. 

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

(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) Approval from the Ministry of Transportation & Infrastructure; 

 
(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) registration of a Section 219 Restrictive Covenant prohibiting the construction of 
additional mezzanine space; and 

 
(h) submission of an acceptable fire access plan to the satisfaction of the Planning and 

Development Department.  
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP Designation Existing Zone 
 

Subject Site Vacant (graded and 
cleared) 
 

Mixed Employment IB-3 



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0003-00 
Planning Report Date: October 21, 2024   

 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

to permit the development of a 6,725 square metre 
mixed employment building.  

LOCATION: 105 – 175A Street 
109 – 175A Street 

ZONING: IB-3 

OCP DESIGNATION: Mixed Employment  
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RECOMMENDATION SUMMARY 
 

• File Development Permit No. 7917-0146-01. 
 

• Approval to draft Development Permit No. 7924-0003-00 for Form and Character. 
 

• Approval for Development Variance Permit No. 7924-0003-00 to proceed to Public 
Notification. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing to vary Part 5, Off-Street Parking and Loading/Unloading to permit required 
parking spaces in front of overhead doors.   

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the Mixed Employment designation in the Official Community 
Plan (OCP). 

 

• The proposal complies with the Mixed Employment designation in the Metro Vancouver 
Regional Growth Strategy (RGS). 

 

• A previous application  to construct two self-storage buildings was previously considered and 
approved under Development Application Nos. 7915-0328-00 and 7917-0146-00. 

 

• The proposal generally complies with the Development Permit requirements in the OCP for 
Form and Character. 

 

• A previous proposal to construct two self-storage buildings was reviewed and approved under 
Development Application No. 7917-0146-00, resulting in the subject property being rezoned to 
the Business Park 3 Zone (IB-3) and the site being prepared for development through the 
issuance and completion of a general Development Permit.  

 

• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials and contemporary lines. The street interface has been designed to a 
high quality to achieve a positive urban experience between the proposed building and the 
public realm. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council File Development Permit No. 7917-0146-01. 
 
2. Council authorize staff to draft Development Permit No. 7924-0003-00 generally in 

accordance with the attached drawings (Appendix I). 
 
3. Council approve Development Variance Permit No. 7924-0003-00 (Appendix III) to allow 

standard parking spaces in front of overheard loading doors and for these to be considered 
towards the calculation of required off-street parking spaces, to proceed to Public 
Notification. 

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

(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) Approval from the Ministry of Transportation & Infrastructure; 

 
(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) registration of a Section 219 Restrictive Covenant prohibiting the construction of 
additional mezzanine space; and 

 
(h) submission of an acceptable fire access plan to the satisfaction of the Planning and 

Development Department.  
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP Designation Existing Zone 
 

Subject Site Vacant (graded and 
cleared) 
 

Mixed Employment IB-3 
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Direction Existing Use OCP Designation Existing Zone 
 

North: 
 

Townhouse and 
Apartments (under 
construction) 
 

Multiple Residential CD (By-law No. 
20083) 

East  
(Across 175A Street): 
 

Commercial Commercial CD (By-law No. 
8537) 

South: 
 

Pacific Border RV 
Park 
 

Mixed Employment CD (By-law No. 
13190) 

West: Single Family  Urban,  
Single Family Flex 
(Douglas Neighbourhood 
Plan) 

R4 

 
Context & Background  
 

• The subject site is approximately 1.11 hectares and located near the Pacific Highway (176 
Street) border crossing. The site is currently vacant, graded and does not contain any trees.  
 

• A proposal to construct two self-storage buildings on the subject property was previously 
considered and approved under Development Application No. 7917-0146-00, which included 
the property to the north at 163, 177, and 185 – 175A Street and resulted in the following: 

o At 163, 177, and 185 – 175A Street; OCP Amendment, Rezoning, Development Permit 
for Form & Character and Development Variance Permit to construct 28 townhouse 
units and two 5-storey apartment building with ground floor commercial;  

o Subject Property at 105 and 109 – 175A Street: 

▪ Rezoning from "One-Acre Residential Zone (RA)" to “Business Park 3 Zone (IB-
3)” consistent with the Mixed Employment land use designation in the Official 
Community Plan (OCP); 

▪ General Development Permit to prepare the site; 

▪ Detailed Development Permit for Form & Character; and 

▪ Development Variance Permit to increase the maximum building height. 
 

• The subject application proposes a 6,725 square metre industrial building in place of the 
previously approved two self-storage buildings in order to respond to market demand.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing a Development Permit for Form & Character for an industrial 
building and a Development Variance Permit to allow required parking to located in front of 
overhead loading doors.  
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• The 6,725 square metre building is primarily industrial space, with supplementary 
office/mezzanine space.  

 

 Proposed 

Lot Area 

Gross Site Area: 1.11 Hectares 
Road Dedication: N/A 
Undevelopable Area: N/A 
Net Site Area: 1.11 Hectares 

Number of Lots: 1 

Building Height: 10.4 metres 

Floor Area Ratio (FAR): 0.60 (6,725.3 sq. m.) 

Floor Area 

Industrial: 
Office/Mezzanine: 

4,586.9 square metres 
2,138.4 square metres 
 

Total: 6,725.3 square metres 

 
 
Referrals 
 
Engineering: The Engineering Department has no objection to the project. 

Engineering servicing requirements were addressed under previous 
Development Application No. 7917-0146-00 and will be reviewed in 
conjunction with a future Building Permit.  
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Rezoning of the subject property was approved by MOTI under 
Development Application No. 7917-0146-00. Approval of the subject 
Development Permit is a condition of Final Approval. 
 

Surrey Fire Department: Based on a preliminary review, there are no concerns at this time. A 
more detailed review and approval of the fire access plan is a 
condition of Final Approval.  
 

 
Transportation Considerations 
 

• The applicant is proposing two vehicular accesses to the site, one each on the north and south 
sides of the building, both from 175A Street which is a local road. Both accesses were 
constructed under the General Development Permit.  
 

• The current proposal includes a parking surplus of one parking space which is based on the 
industrial parking rate with office/mezzanine in each unit. As such, the applicant will be 
required to register a Restrictive Covenant capping mezzanine space buildout in order to 
prevent future parking shortfall. All stalls are provided as surface parking. 

 

• The applicant proposes a variance to allow required parking spaces to locate in front of 
overhead loading doors. Refer to the Zoning Bylaw Variance section below for further 
information.  
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POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The proposal complies with the “Mixed Employment” land use designation in the Regional 
Growth Strategy (RGS). 

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal complies with the “Mixed Employment” land use designation in the Official 
Community Plan (OCP) by providing opportunities for light industrial uses with ancillary 
office needs. 

 
Themes/Policies 
 

• Policy E1.6 – Support the infill and redevelopment of under-utilized properties within 
Commercial, Mixed Employment and Industrial land designations.  

 
The proposed development is an efficient industrial development on under-utilized land.  
 

• Policy E1.20 – Encourage the continued expansion of high-tech, research and development 
and light manufacturing to locate within Mixed Employment areas that are accessible to 
major transportation corridors and/or frequent transit services.  

 
The proposed development is compatible with the Mixed Employment designation and adds 
employment opportunities to South Surrey. The subject site is also located near Highway 15 (176 
Street). 
 

 
Zoning By-law  
 

• The applicant has proposed a Development Permit utilizing the existing "Business Park 3 Zone 
(IB-3)", with a request for a Development Variance Permit to accommodate parking. 
 

Variances 
 

• The applicant is requesting the following variance: 
 

o To allow parking spaces located in front of overheard loading doors to be utilized as 
both standard and loading spaces and counted towards the calculation of required off-
street parking spaces. 

 

• The proposed “park/load” stalls will be primarily used for parking as these are smaller 
industrial units and the loading is intended to happen at the bylaw compliant loading stall 
located on the West side of the development. 

 

• Staff support the requested variance to proceed for consideration. 
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Public Art Policy 
 

• A Restrictive Covenant agreeing to provide cash-in-lieu, at a rate of 0.25% of construction 
value, to adequately address the City’s needs with respect to public art, in accordance with the 
City’s Public Art Policy requirements was registered to the property’s title as a condition of 
Final Adoption under Development Application No. 7917-0146-00.  

 
 
PUBLIC ENGAGEMENT 
 
• A Development Proposal Sign was installed on August 27, 2024. Staff received no responses 

regarding the proposed development. 
 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

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

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP. 

 

• The proposed multi-tenant industrial development is designed utilizing modern design 
features and materials, including painted concrete, faux wood, architectural steel and an 
aluminum curtainwall with neutral colours.   

 

• The site is designed with a strong pedestrian interface, with three pedestrian access points 
along 175A, bench seating, attractive landscaping and parking setback to minimize visual 
impact.   

 

• Specific details of fascia signage have not been provided at this time; however, the general 
location and scale identified on the submitted drawings appears to be appropriate for the 
proposed development.  A small freestanding address sign is proposed along 175A Street 
which is consistent with the design of the building and sensitive to the pedestrian interface. 

 
Landscaping 
 

• Sufficient landscaping areas have been provided in accordance with the minimum 
requirements of the Zoning Bylaw, including 6 metres along the west, north and east lot lines, 
and 3 metres along the south.  
 

• Emphasis has been placed on providing a robust landscape buffer between the subject site and 
the residential uses to the west and north, with a variety of shrubs and trees. The parking area 
along the west lot line also includes landscape islands every five spaces.  

 

• Decorative paving is provided at vehicular site entrances.  
 

• Site amenities include bike racks and bench seating along the 176A Street.  
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Outstanding Items 
 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include enhanced 
pedestrian circulation and connectivity, landscape planting and lighting details.  
 

• The applicant has been provided a detailed list identifying these requirements and has agreed 
to resolve these prior to Final Approval of the Development Permit, should the application be 
supported by Council. 

  
 
TREES 
 

• Elvis Truong, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 
Assessment confirming that the subject site has been cleared, in accordance with the tree 
retention and removal approved under Development Application No. 7917-0146-00 which 
proposed a total of 234 replacement trees, meeting City requirements. The current application 
proposes 63 replacement trees. Since the proposed 234 replacement trees can no longer be 
accommodated on the site, the new deficit of 171 replacement trees will require an estimated 
cash-in-lieu payment of $94,050 representing $550 per tree to the Green City Program, in 
accordance with the City’s Tree Protection By-law. Further consideration may be given to 
additional replacement trees through continued review of the proposed landscaping plan.  
 

• The Arborist Assessment includes an updated tree protection and preservation plan to ensure 
the retention of four bylaw protected trees and hedging cedars located offsite and one bylaw 
protected City tree that are within proximity of the proposed development.  

 

• In summary, a total of 63 trees are proposed to be replaced on the site with an estimated 
contribution of $94,050 to the Green City Program. 
 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Summary of Tree Survey and Tree Preservation  
Appendix III. Development Variance Permit No. 7924-0003-00 
 
 
    approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
 Planning and Development  
SA/ar















































IN TER-OFF ICE  M EM O

TO: City Clerk, Legislative Services Division 

FROM: Director of Development Planning   
Planning & Development Department 

DATE: October 18, 2024 FILE: 7922-0231-00, 7922-0231-02 

RE: By-law No. 21335 
Development Application No. 7922-0231-00, 7922-0231-02 

ADDRESS: 17077 - 92 Avenue 
17121 - 92 Avenue   

OWNER: Anniedale Bothwell (GP) Inc. 
Director Information: 
G. S. Gill 

No Officer Information filed as at June 13, 2024. 

AGENT: M. Kompter
Hub Engineering Inc.
12992 - 76 Avenue, Suite 212
Surrey, BC  V3W 2V6

PROPOSAL: Rezoning from “Acreage Residential Zone (RA)” to “Small Lot Residential Zone 
(R4)”. 

Development Permit No. 7922-0231-00. 

Development Variance Permit No. 7922-0231-02. 

To allow subdivision into twenty-nine (29) R4 residential lots and one (1) lot 
for park and riparian protection purposes. 

 ___________________________________________________________________________________  

Rezoning By-law No. 21335 received Third Reading on September 09, 2024. 

All conditions of approval with respect to this By-law have been met. 

It is in order for Council to grant Final Adoption to this By-law. 

Staff was authorized to draft Development Permit No. 7922-0231-00 on September 23, 2024.  

At this Regular Council – Land Use meeting, Council requested that a Restrictive Covenant be 
registered on title through the subdivision for the purposes of Farm Protection, and that triple 
paned windows be used where the site interfaces with farmland to mitigate farm related noises 



 
 - 2 - 
 
 

 

and activities. The applicant has agreed to provide these as part of the finalization of the 
subdivision associated with this Development Application..  
 
Development Permit No. 7922-0231-00 is running in conjunction with Development Variance 
Permit No. 7922-0231-02 which, after Public Notification, was supported by Council on October 7, 
2024.  It is now in order for Council to issue Development Variance Permit No. 7922-0231-00 and 
to authorize the Mayor and Clerk to execute the Development Variance Permit.   
 
If Council issues Development Variance Permit No. 7922-0231-02, it is in order for Council to issue 
Development Permit No. 7922-0231-00 and to authorize the Mayor and Clerk to execute the 
Development Permit. 
 
Note: If the Development Permit, as presented, is not acceptable to Council in relation to the 

appropriateness of the proposed development of Hazard Lands, the protection of Sensitive 
Ecosystems, and the protection of Agriculture and Farming operations, Council may refer 
the Development Permit application back to staff with direction regarding these matters. 

 
Legislative Services is requested to hold registration of the Notice on Title with respect to this 
Development Permit at Land Title Office, pending a new legal description for the property. 
 
 
 
 
Shawn Low 
Director of Development Planning 
 
RO 
 



 

CITY OF SURREY 
 

BYLAW NO. 21335 
 

A bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended. 
.................................................................................................... 

 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended pursuant to 

the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015, c.1, as amended, by 

changing the classification of the following parcels of land, presently shown upon the maps 

designated as the Zoning Maps and marked as Schedule A under Part 3 of Surrey Zoning 

By-law, 1993, No. 12000, as amended, as follows: 

 
FROM: ACREAGE RESIDENTIAL ZONE (RA) 
TO: SMALL LOT RESIDENTIAL ZONE (R4) 

 
PID: 018-991-769 

Lot 1 Section 31 Township 8 New Westminster District Plan LMP19397 
 

(17077 – 92 Avenue) 
 

 
PID: 018-991-777 

Lot 2 Section 31 Township 8 New Westminster District Plan LMP19397 
 

(17121 – 92 Avenue) 
 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No. 21335". 

 

PASSED FIRST READING on the 9th day of September, 2024. 

PASSED SECOND READING on the 9th day of September, 2024. 

PASSED THIRD READING on the 9th day of September, 2024. 

 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the     th day of , 20 . 

 

                                                                MAYOR 

 

                                                                CLERK 



CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.:  7922-0231-02

Issued To:

Address of Owner:

(“the Owner”)

1. This development variance permit is issued subject to compliance by the Owner with all
statutes, by-laws, orders, regulations or agreements, except as specifically varied by this
development variance permit.

2. This development variance permit applies to that real property including land with or
without improvements located within the City of Surrey, with the legal description and
civic address as follows:

Parcel Identifier:  018-991-769
Lot 1 Section 31 Township 8 New Westminster District Plan LMP19397

17077 - 92 Avenue

Parcel Identifier:  018-991-777
Lot 2 Section 31 Township 8 New Westminster District Plan LMP19397

17121 - 92 Avenue

(the "Land")

3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 
the new legal description for the Land once title(s) has/have been issued, as 
follows:

Parcel Identifier:  
____________________________________________________________

(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:

_____________________________________________________________
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4. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(a) In Section C.2 of Part 16 “Small Lot Residential Zone (R4)” the minimum lot width for 
a Type II Interior Lot created through subdivision is reduced from 13.4 metres to 13.1 
metres for proposed Lots 1, 13, and 16;

(b) In Section C.2 of Part 16 “Small Lot Residential Zone (R4)” the minimum lot width for 
a Type II Corner Lot created through subdivision is reduced from 15.4 metres to 15.2 
metres for proposed Lots 2, 14, and 15; and

(c) In Section H.4 of Part 16 “Small Lot Residential Zone (R4)” a front access, side-by-side 
double garage shall be permitted on a lot less than 13.4 metres wide for proposed Lots 
1, 3-13, and 16-27.

5. This development variance permit applies to only the portion of the Land shown on 
Schedule A which is attached hereto and forms part of this development variance permit.

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

7. This development variance permit shall lapse unless the subdivision, as conceptually 
shown on Schedule A which is attached hereto and forms part of this development 
variance permit, is registered in the New Westminster Land Title Office within three (3) 
years after the date this development variance permit is issued.

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

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

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

ISSUED THIS      DAY OF            , 20  .

______________________________________
Mayor – Brenda Locke

______________________________________
City Clerk and
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Director Legislative Services
Jennifer Ficocelli
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L Schedule ATo reduce the
minimum lot width
for a Type II Interior
Lot from
13.4-metres to
13.1-metres (Lots 1,
13, and 16).

To reduce the
minimum lot width
for a Type II Corner
Lot from
15.4-metres to
15.2-metres (Lots 2,
14, and 15).

To permit a front
access,
side-by-side double
garage on a lot less
than 13.4-metres
wide (Lots 1, 3-13,
and 16-27).



CITY OF SURREY 

(the "City") 

DEVELOPMENT PERMIT 

No.: 7922-0231-00 

Issued To: 

("the Owner") 

Address of Owner: 

A. General Provisions

1. This development permit is issued subject to compliance by the Owner with all statutes,
by-laws, orders, regulations or agreements, except as specifically varied by this
development permit.

2. This development permit applies to that real property including land with or without
improvements located within the City of Surrey, with the legal description and civic
address as follows:

Parcel Identifier: 018-991-769 
Lot 1 Section 31 Township 8 New Westminster District Plan LMP19397 

17077 - 92 Avenue 

Parcel Identifier: 018-991-777 
Lot 2 Section 31 Township 8 New Westminster District Plan LMP19397 

17121 - 92 Avenue 

(the "Land") 

3. As the legal description of the Land will change, the City Clerk is directed to insert the
new legal description for the Land once title(s) has/have been issued, as follows:

Parcel Identifier: _____________________ _ 
______________________ LEGAL 

4. If the civic address(es) of the Land change(s), the City Clerk is directed to insert the new
civic address(es) for the Land, as follows:
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________ ____ ____ _______ CIVIC 

5. This development permit applies to the portion of the Land shown on Schedule A which is 
attached to and forms part of this development permit. 

6. The Land has been designated as a development permit area in Surrey Official Community 
Plan, 2013, No. 18020, as amended. 

B. Hazard Lands 

1. Development shall occur strictly in accordance with the Geotechnical Report prepared by 
Bobby Sandhu E.I.T. and Kevin Bodnar P.Eng. of Geopacific Consultants, dated September 
12, 2024, and attached as Schedule B (the "Geotechnical Report"). 

2. Geotechnical specifications, including erosion, slope stability, and soil detention shall be 
implemented, monitored and inspected in accordance with the approved grading lot plan 
attached as Schedule C (the "Lot Grading Plan"). 

3. Erosion and Sediment Control shall be installed, monitored and inspected in conformance 
with the City's Erosion and Sediment Control By-law, as may be amended or replaced 
from time to time. 

4- Lot site grading shall occur only in accordance with the grading plan and the geotechnical 
recommendations contained within the Geotechnical Report prepared by Bobby Sandhu 
E.I. T. and Kevin Bodnar P.Eng. of Geopacific Consultants, dated September 12, 2024, and 
attached as Schedule B. 

C. Sensitive Ecosystem 

1. Development shall occur strictly in accordance with the Ecosystem Development Plan 
prepared by Rolf Sickmuller R.P.Bio. attached as Schedule D ( the "Ecosystem 
Development Plan") . 

2. The Riparian Protection Area identified on plan as Lot 30, including the Riparian Setback 
Area as defined in Surrey Zoning By-law, as may be amended or replaced from time to 
time, shall be established, inspected and maintained in accordance with the approved 
Ecosystem Development Plan attached as Schedule D. 

3. Tree removal and vegetation disturbance shall be undertaken, monitored, inspected and 
maintained in accordance with the reports attached. Tree removal and protective fencing 
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shall be undertaken in accordance with the Arborist Report dated October 15, 2024, and 
prepared by Terry Thrale, ISA Certified Arborist of Woodridge Tree Consulting Arborists 
Ltd., attached as Schedule E (the "Arborist Report"). 

4. Riparian Protection Areas and Green Infrastructure Protection Areas shall remain free of 
development and left undisturbed. 

5. Habitat protection, mitigation, compensation, and rehabilitation works shall be 
completed in accordance with Schedule D. 

6. Minor changes to the Drawings that do not affect the Riparian Protection Area or Green 
Infrastructure Protection Area, as identified and forming part of this development permit, 
site grading, soil stability, building placement, runoff or vegetation on the Land, may be 
permitted subject to the approval of the City. 

D. Farm Protection 

1. The Farm Protection Landscape Buffer Area is shown as Lot 30 in Schedule A and will be 
conveyed to the City as a riparian protection area subject to a P-15 agreement, as per the 
Ecosystem Development Plan prepared by Rolf Sickmuller R.P.Bio. attached as Schedule 
D. 

E. Landscaping Installation and Maintenance 

1. The fencing shall be constructed, installed, and maintained in good order in accordance 
with Schedule D. 

2. For Hazard Land, Sensitive Ecosystem and Farm Protection development permits, or for 
that portion of a development permit pertaining to a Hazard Land, Sensitive Ecosystem or 
Farm Protection, the Landscaping shall be completed PRIOR TO the issuance of a 
building permit, as identified in Development Permit Procedures and Delegation Bylaw, as 
may be amended or replaced from time to time. 

F. Security and Inspections 

1. Security must be submitted to the City prior to the installation of any fencing. 

2. For Hazard Land, Sensitive Ecosystem and Farm Protection development permits, security 
must be submitted prior to the issuance of any Development Permit, Building Permit or 
Tree-cutting Permit. 
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3. The security for fencing is to be submitted as an Irrevocable Letter of Credit, in a form 
acceptable to the City (the "Security"). 

4. For Hazard Land, Sensitive Ecosystem or Farm Protection development permits, or that 
portion of the development pertaining to the Hazard Land, Sensitive Ecosystem or Farm 
Protection component, the Security amount is for: $24,723.83. 

5. Security release will only be considered once installation of the fencing has been 
completed, after final approval of the installation has been given by the City, and after the 
completion by the Owner of any required maintenance periods identified in this 
development permit, to the satisfaction of the City. 

6. If final approval of the fencing installation and maintenance is not given by the City, the 
City has the option of using the Security to compete the Landscaping (or to hire a 
contractor to complete the work on the City's behalD with any remaining money returned 
to the Owner. The Owner authorizes the City or its agent to enter upon the Land to 
complete the Landscaping. 

7. If the City elects not to enter upon the Land to complete the fencing and the Owner does 
not complete the Landscaping, the Security is forfeited to the City five (5) years after the 
date of the provisional or final inspection of the buildings and structures referred to in the 
Drawings. 

G. Variances 

The issuance of a development permit limits activity on the Land to that of strict compliance with 
all City bylaws, unless specific variances have been authorized by the development permit. No 
implied variances from bylaw provisions shall be granted by virtue of drawing notations or within 
reports which are inconsistent with City bylaw provisions and which have not been identified as 
variances below: 

1. Surrey Zoning By-law, 1993 No. 12000, as amended, is varied as follows: 

(a) In Section C.2 of Part 16 "Small Lot Residential Zone (R4)" the minimum lot width for 
a Type II Interior Lot created through subdivision is reduced from 13-4 metres to 13.1 
metres for proposed Lots 1, 13, and 16; 

(b) In Section C.2 of Part 16 "Small Lot Residential Zone (R4)" the minimum lot width for 
a Type II Corner Lot created through subdivision is reduced from 15.4 metres to 15.2 
metres for proposed Lots 2, 14, and 15; and 
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(c) In Section H.4 of Part 16 "Small Lot Residential Zone (R4)" a front access, side-by-side 
double garage shall be permitted on a lot less than 13.4 metres wide for proposed Lots 
1, 3-13, and 16-27. 

H. Monitoring 

1. A Geotechnical Engineering and a Qualified Environmental Professional must be retained 
by the Owner to ensure completion of the works in accordance with this Development 
Permit and shall submit monitoring reports and a completion report to the City. 

2. Upon completion of the development, the Owner shall provide the City with confirmation 
from the Qualified Professional(s) that the development is complete in accordance with 
the terms of this development permit. 

J. Administration 

1. The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development permit. 

2. This development permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development permit is issued within two (2) years 
after the date this development permit is issued. The terms and conditions of this 
development permit, and any amendment to it, are binding on any and all persons who 
acquire an interest in the Land. 

3. This development permit is only valid for the development that is described in this 
development permit. If a change to development is considered, a new development 
permit or an amendment to this permit is required before any work is started. 

4. All reports, documents and drawings referenced in this development permit shall be 
attached to and form part of this development permit. 

5. In addition to this development permit, and in accordance with the Surrey Building Bylaw, 
as may be amended or replaced from time to time, a restrictive covenant has been 
registered as a charge on the Land for Hazard Lands - Steep Slopes. 

6. This development permit is issued subject to compliance by the Owner and the Owner's 
employees, contractors and agents with all applicable City bylaws, including the Tree 
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Protection Bylaw, Erosion and Sediment Control Bylaw and the Soil Removal and 
Deposition Bylaw, all as may be amended or replaced from time to time. 

7. This development permit is NOT A BUILDING PERMIT. 

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

ISSUED THIS DAY OF , 20 . 

Mayor 

City Clerk 

IN CONSIDERATION OF COUNCIL APPROVAL OF THIS DEVELOPMENT PERMIT AND 
OTHER GOOD AND VALUABLE CONSIDERATION, I/WE THE UNDERSIGNED AGREE TO 
THE TERMS AND CONDITIONS OF THIS DEVELOPMENT PERMIT AND ACKNOWLEDGE 
THAT WE HAVE READ AND UNDERSTOOD IT. 

Gt Gr!U-. 
Name: (Please Print) 
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SCHEDULE "B"

Beech Westgard Development 
201 - 15272 Croyden Drive 
Surrey, BC 
V3Z 0Z5 

Attention: Jamie Ogden 

0 I 

1779 West 75th Avenue 
Vancouver, B.C. V6P 6P2 

September 12, 2024 
File: 21099 

R4 

Re: Geotechnical Investigation Report - Proposed Residential Subdivision 
17077 and 17121 92 Avenue, Surrey, BC 

1.0 INTRODUCTION 

We understand that a new residential subdivision has been proposed for the above referenced site. Based on the 
preliminary Lot Grading Plan (attached for reference in Appendix D of this report) prepared by Hub Engineering 
Inc. , dated September 11 th, 2024, the development will consist of 29 single-family, three storey homes complete 
with on-site roads and utilities. We understand that the proposed development area will be constructed above 5.2 
m geodetic, which is the floodplain elevation noted on the Lot Grading Plan. To facilitate grading across the site 
and along the property lines, we expect that the homes will have partial basement levels that would daylight to 
the south. We understand wood framed construction so that loading is expected to be light with floor loads of 
about 5 kPa and superstructure loads of 200 kN and 30 kN/m for columns and walls , respectively. 

This report summarizes the results of the field investigations conducted on the site and provides geotechnical 
recommendations for the design and construction of the proposed development. This report was prepared 
exclusively for Beech Westgard Inc., for their use and for the use of others on their development team. We also 
expect that the City of Surrey will also employ this report in the development and permitting process . 

2.0 SITE DESCRIPTION 

The proposed development site consists of 2 contiguous lots with addresses of 17077 and 17121 92 A venue. The 
site is bound by residential properties to the north and east, 92 Avenue to the south, and Bothwell Drive to the 
west. The individual lots are currently improved with homes, sheds, and paved driveways. Densely vegetated 
areas are dispersed across both lots. Based on COSMOS, the overall site covers an area of approximately 4.1 
hectares and slopes from northeast to southwest with existing elevations varying between approximately 18 m 
and 5 m geodetic, respectively, for an average approximate gradient of 8%. Localized increased gradients of up 
to approximately 40% are present on 17077 92 A venue. 

The location of the proposed development site is shown on our Drawing No. 21099-01 following the text of this 
report. 

3.0 FIELD INVESTIGATION 

GeoPacific investigated the site on April 19th
, 2022. At that time a total of 3 auger test holes, complete with two 

Dynamic Cone Penetration Test (DCPT) soundings, were conducted using a track mounted auger drill rig 
supplied and operated by Uni wide Drilling Ltd. of Prince George, BC. The test holes were terminated betvveen 
approximately 4.6 and 13.7 m below existing site grades . The DCPT soundings were advanced to refusal , which 
was encountered from approximately 4.6 to 11.0 m below existing grade. 
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Prior to our investigations, a BC one call was placed, and the test hole locations were cleared of buried services. 
All test holes were backfilled and sealed in accordance with provincial abandonment requirements following 
classification, sampling, and logging of the soils in the field by our geotechnical staff. 

The test hole logs are presented in Figures A.0 1 to A.03 in Appendix A. The approximate locations of the test 
holes are shown on our Drawing No. 21099-01 

4.0 SUBSURFACE CONDITIONS 

4.1 Soil Conditions 

The general geology of the region under investigation, according to the Geological Survey of Canada (GSC) Map 
1484A, is described as Vashon Drift which is overlain with Capilano Sediments increasing in thickness from 
northeast to southwest. As per the GSC map, the surficial geology is characterized as follows: 

• Capilano Sediments - mainly marine silt loam to clay loam with minor sand, silt, and stony glaciomarine 
material up to 60 m thick. 

• Vashon - lodgement till (with sandy loam matrix) and minor flow till containing lenses and interbeds of 
glaciolacustrine laminated stony silt. 

ln general , the soil profile noted from the surface downwards at our test hole locations generally agrees with the 
geology described on the GSC map and was determined to consist of topsoil underlain by Capilano Sediments 
consisting of clayey silt transitioning to clay at depth, and then glacial till. 

A general description of the soils encountered is given below. For specific subsurface soil descriptions at the test 
hole locations TH22-0 I to TH22-03 , refer to the soil logs provided in Appendix A. 

TOPSOIL 

Topsoil was encountered at all test hole locations. The topsoil was noted to be up to 0.3 m thick and 
consisted of loose sand and silt. 

CLAYEY SILT 

Stiff clayey silt was encountered below the topsoil at TH22-02 and TH22-03 and extended to depths of 
approximately 3.7 to 11.6 m below existing grades. The thickness of the clayey silt was noted to generally 
increase from northeast to southwest based on the test holes. The clayey silt becomes soft below 
approximately 2.4 to 3.0 m. The moisture content of the clayey silt ranges betvveen 31.6 and 100.6% and 
appears to generally increase with depth . 

Based on our experience immediately west of the site, the clayey silt has an undrained shear strength in 
the range of 30 to 150 k.Pa and Over-Consolidation Ration (OCR) in excess of 5 within the upper 2.5 to 
3.0 m, recuing to slightly over 1 by about 10 m below existing grades. This indicates that the clayey silt 
is heavily consolidated near the surface and lightly over consolidated at depth. 
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GLACIAL TILL 

Glacial till was encountered directly below the topsoil at TH22-08 and below the clayey silt at TH22-09 
and TH22-l 0. The glacial till appears to extend beyond the maximum depth of our test holes. The glacial 
till is grey, dense to very dense, and consists of silty sand and gravel to sand with some silt and trace to 
some gravel. The moisture content of the glacial till ranges between 12.6 and 27.8% 

4.2 Groundwater Conditions 

Based on our experience in the area, the groundwater table is anticipated to be present at approximately - 1 m 
geodetic. However, the transition of the clayey silt to soft with an increased moisture content at approximately 
3.0 m below grade at TH22-02, completed at an elevation of approximately 5.0 m geodetic, may indicate that the 
groundwater table may fluctuate to as high as +2 m geodetic in the area. 

Perched groundwater was observed in TH22-0 I at a depth of approximately 3.0 m below grade. Perched 
groundwater should be expected to form during the wetter months of the year in permeable zones of natural soils 
or fill material overlying relatively low permeability deposits of clayey silt or glacial till. 

5.0 DISCUSSION 

5.1 General comments 

As noted in Section 1.0, we understand that a new residential subdivision has been proposed for the above 
referenced site. Based on the preliminary Lot Grading Plan (attached for reference in Appendix D of this report) 
prepared by Hub Engineering Inc., dated September 11 1\ 2024, the development will consist of 29 single-family, 
three storey homes complete with on-site roads and utilities. We understand that the proposed development area 
will be constructed above 5.2 m geodetic, which is the floodplain elevation noted on the Lot Grading Plan. To 
facilitate grading across the site and along the property lines, we expect that the homes will have partial basement 
levels that would daylight to the south. We understand wood framed construction so that loading is expected to 
be light with floor loads of about 5 kPa and superstructure loads of 200 kN and 30 kN/m for columns and walls, 
respectively. 

The majority of the site is generally underlain by topsoil then Capilano clayey silt, over glacial till. The clayey 
silt is over consolidated at the upper contact approaching normally consolidated below about 10 m depth. Based 
on our analyses, the clayey silt is not expected to consolidate under the anticipated stress increases expected for 
this development provided that site grading fills are limited to less than 2 m where existing grades are below an 
elevation of 6 m geodetic. GeoPacific must be provided with the grading plan and proposed building loads for 
our review well in advance of construction. 

Based on the preliminary Lot Grading Plan, we expect that the single-family homes will be founded on glacial 
till or engineered fill. We expect that conventional strip and pad footings can be supported directly on the 
undisturbed glacial till or engineered fill . 

Following our review, we are of the opinion that the proposed development is feasible from a geotechnical 
standpoint provided that our recommendations are adhered to during design and construction. GeoPacific should 
be provided development plans well in advance of construction to confirm the recommendations are feasible from 
a geotechnical perspective. 
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5.2 Seismic Considerations 

The subsurface soils beneath the founding level are not expected to be prone to liquefaction or other fonns of 
ground softening under the design earthquake which is presently defined by the BCBC 2018 for projects 
submitted for building pennit prior to March 9th, 2025, as per Ministerial Order No. BA 2023 10. 

5.2 Natural Exfiltration of Storm Water 

We understand the City of Surrey is advocating the use of natural stonn water infiltration where possible on new 
projects. Our review of the geology at this site indicates that granular soil deposits capable of supporting a stonn 
water infiltration system are not present. The soils encountered on-site were observed to contain significant 
amounts of fines ( clay/silt particles) and are expected to have relatively low penneability and therefore, would 
not be conducive to natural infiltration of storm water. 

5.3 Slope Review 

5.3.1 General 

We understand that the proposed development site is located within the Hazard Lands Development Pennit Area 
for Steep Slopes (DP2 Steep Slopes), as identified by the City of Surrey's Hazard Lands Development Pennit 
Guidelines due to the presence of localized gradients exceeding 20% at the southeast comer of the site. As per 
the City of Surrey's Hazard Lands Development Pennit Guidelines, DP2 Steep Slopes is designated as all parcels 
of property containing land with steep slopes a minimum gradient of 20% or more, or which are either within 10 
m of the bottom or 30 m of the top of a slope that is a minimum of20% gradient. 

Based on COSMOS, the site slopes from northeast to southwest with existing elevations varying between 
approximately 18 m and 5 m geodetic, respectively, for an average approximate gradient of 8%. Localized 
increased gradients ofup to approximately 40% are present at the southeast comer of the site. The slopes are well 
vegetated based on our observations and COSMOS aerial photos. Review of COSMOS aerial photos from 2001 
to 2021 would indicate that no significant slope instabilities have occurred given the consistent presence of the 
dense tree canopy. 

5.3.2 Slope Stability Analyses 

We have reviewed the slope stability of the proposed development in accordance with the 2018 BC Building 
Code (BCBC), which requires that slopes be evaluated under the 2475 year return period design earthquake. We 
have addressed the 2018 BCBC seismic requirements using the guidelines recommended by the "Landslide 
Assessments in British Columbia" professional practice guidelines by EGBC (March l 't, 2023). Our stability 
assessment was completed for both static and seismic (pseudo-static) conditions. 

Based on the Lot Grading Plan, we understand that finished grades will be less than 2H: IV through the use of 
grading cuts and fills and partially below grade basements which daylight on the south face. Therefore, we have 
assessed the impact of the proposed development adjacent to the existing slopes to dete1mine a suitable setback 
for the proposed strnctures that would not adversely impact the stability of the slope. Our stability assessment 
was completed for both static and seismic (pseudo-static) conditions. 

The approximate location of the representative cross section used for the stability analyses is shown on our 
Drawing No. 2I099-01. A 3 m building setback from the top of the slope was considered. 
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The stratigraphy for our analysis is based on the soil conditions encountered at TH22-03, located at the toe of the 
existing slope. Based on TH22-0 l and our testing at 9306 Bothwell D1ive, immediately to the north of the 
proposed site, we infen-ed glacial till to be present near the ground surface at the top of the existing slope. Given 
the subsurface data presented in our test hole logs and our experience in the area, we have considered the 
following material strength properties for the slope stability models as listed in Table 1. 

Table 1: Material Properties Considered in the Slope Stability Analyses 

Unit Weight Cohesion (kPa) Friction angle (°) 
Material (kN/m3) 

Static Seismic Static Seismic 

Clayey Silt 17.0 5 50 28 0 
Glacial Till 20.5 20 100 40 0 

We recommend that the developer review our restrictions of disturbance on and around the slope, as noted in 
Sections 5.3.5 and 5.3.6. In particular, drainage, grade alterations, and retaining wall construction should only be 
completed on the advice and recommendations of a geotechnical engineer with experience in slope stability 
evaluations. It will be the responsibility of the geotechnical engineer-of-record for the individual residential home 
builders to assess the individual lot designs and ensure that those designs do not compromise the stability of the 
slope. 

Geo Pacific must be provided with a grading plan well in advance of construction to provide fi1rther slope stability 
related recommendations if necessary. 

5.3.3 Static Slope Stability 

We can-ied out a static limit equilibrium analysis of the slope stability for the aforementioned slope conditions 
using the computer program SLOPE/W developed by Geo-Slope International Ltd. The results of the analyses 
are graphically shown in Appendix F. Numerous iterations were completed with varying input parameters as part 
of our sensitivity analysis of interpreted input values. Review of the results indicates that the defined slope and 
development setback has a factor of safety of 3 .6 for the static condition. The minimum acceptable factor of safety 
for static slope stability is 1.5 . Therefore, the slope is stable under static conditions given the proposed setback. 
Our experience indicates that locally lower factors of safety may exist in the near surface fills and weathered 
soils. However, locali zed sloughing would not impact the proposed development located at least 3 m from the 
top of slope. 

5.3.4 Seismic Slope Stability 

The site is located in a seismically active zone and therefore a seismic slope analysis is wan-anted. We have 
carried out our analysis in consideration of the 2018 BCBC seismic requirements using the guidelines 
recommended by the " Landslide Assessments in British Columbia" professional practice guidelines by EGBC 
(March l 5\ 2023). 

A seismic slope stability analyses was completed for both of the proposed slope conditions using Slope/W. As 
recommended by Natural Resources Canada, a peak ground acceleration of0.32g was used for this location. The 
analysis results are graphically shown in Appendix F. Numerous iterations were completed with varying input 
parameters as part of our sensitivity analysis of interpreted input values. Review of the results indicates that the 
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defined slope and development setback has a factor of safety 1.2 the seismic condition. The minimum acceptable 
factor of safety for seismic slope stabi Iity is 1.0. Therefore, the slope meets the "Landslide Assessments in British 
Columbia" professional practice guidelines by EGBC (March 15', 2023) under seismic conditions. 

5.3.5 Geotechnical Slope and Development Setback Recommendations 

Based on our analyses, we recommend a minimum 3 m setback from the top of slope for all construction and 
related activity, including buildings, roads , parking stalls, constmction traffic and stockpiles. We recommend that 
finished grades do not exceed 2H: 1 V in glacial till or engineered fill (through the use of grading fills , partially 
below grade basements which daylight on the south face) and that slopes cut within the clayey silt do not exceed 
3H: 1 V. Based on our review of the Lot Grading Plan, the existing slope will be replaced by the proposed grading 
which meets the geotechnical requirements for hillside developments as stated in the DP2 Steep Slope Guidelines 
provided by the City of Surrey and our recommendations above. Therefore, the minimum 3 m setback will not 
come into effect. 

GeoPacific can complete an engineered retaining wall design package if required. 

Provided that all of our recommendations are followed, the site may be used safely for the intended use from a 
geotechnical perspective. 

The Landslide Assessment Assurance Statement is included in Appendix C of this report. 

5.3.6 Additional Slope Stability Commentary and Recommendations 

• Following our review of the ground conditions a deep-seated soil failure under static conditions is highly 
unlikely with no net decrease in overall slope stability resulting from the proposed development and 
recommended setback. However, ongoing weathering and freeze/thaw erosion are likely to continue. The 
loosened, weathered soils will be susceptible to both creep and erosion. We note that no evidence of any 
significant weathering or freeze/thaw erosion was observed at the time of our investigation. 

• The development should take place in a manner which maximizes the retention of existing vegetation 
and retains all vegetation outside the developed building area and slope. If it is necessary to remove any 
trees along the slope below the property, we recommend that the stumps and root systems be left in place 
and replacement vegetation is planted in accordance with recommendations from an arborist. Regardless , 
a geotechnical engineer should be consulted before removing any trees or vegetation. 

• If future erosion is observed a geotechnical engineer should be consulted and the vegetative ground cover 
should be enhanced. 

• Stom1 water collected from the proposed stmctures, hard landscaping, and lawn basins should not be 
discharged down slope. 

• During constrnction excavated materials should not be stockpiled within 3 metres of the crest of the slope. 

• We strongly recommended against any disposal of debris and/or organic wastes on the slopes. The debris 
increases the loading on the slope while also reducing the drainage capacity of the soil. 
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• Vegetation plays an important role in increasing the stability of the slope and protecting it against shallow 
instabilities and erosion. The vegetation lowers water infiltration rates into the surficial soils and adds 
cohesion through their root systems. The addition of large trees to the slope is not recommended as the 
increased weight would be far more detrimental than any benefit gained by the presence of the root 
structure. We recommend that any denuded portion of slope be re-vegetated with the assistance of an 
experienced landscaper or slope bio-remediation expert. 

5.4 Flood Construction Level 

We understand that the southwest corner of the overall site is located within the I in 200 year flood plain of the 
Serpentine River. As per the City of Suney's Hazard Lands Development Permit Area Guidelines for Flood Prone 
(DP2 Flood Prone), DP2 Flood Prone areas are those determined to fall within the 200 year Flood Plain as defined 
by the province of British Columbia. Based on the Lot Grading Plan, the proposed development area will be 
constructed at a minimum elevation of 5.87 m geodetic, and we confirm that this elevation is above the floodplain 
elevation (Provincial Flood Construction Level) specified on the Lot Grading Plan of 5.2 m geodetic. 

6.0 RECOMMENDATIONS 

6.1 Site Preparation 

Prior to placement of fill , construction of foundations, floor slabs and new on-site roads and services, all 
vegetation, topsoil, construction debris, organics, and loose or otherwise unsuitable/disturbed soils must be 
removed from the construction areas to expose a subgrade of stiff clayey silt or very dense glacial till. Based on 
the available test hole data, we estimate stripping depths across to be within 0.3 m. Increased stripping may be 
required in localized areas where fills are present. Frequent test pits should be canied out on site during stripping 
to confinn the absence of organic silt beneath the stripped sub grade. Any organics encountered below the clayey 
silt subgrade should be removed prior to the placement of any fills. 

Any grade reinstatement beneath the site should be done using should be done with "engineered fill " . In the 
context of this report, "engineered fill " is generally defined as clean sand to sand and gravel containing silt and 
clay less than 5% by weight, compacted in 300 mm loose lifts to a minimum of 95% of the ASTM 01557 
(Modified Proctor) maximum dry density at a moisture content that is within 2% of optimum for compaction. 
The sandy silt subgrade may be sensitive to changes in moisture content. Therefore, the excavation subgrade 
should be graded to prevent the ponding of water at footing locations. 

Stripping should extend out beyond the roadway or building envelope at a distance equal to the thickness of 
proposed engineered fill beneath the road or building. For example, if 1 m of engineered fill is placed below a 
structure then stripping should extend a minimum distance of 1 metre beyond the outer edge of that stmcture. 
At footing elevations, the site should be graded to direct water away from the subgrade to facilitate the 
preservation of undisturbed bearing soils at the footing locations. All disturbed subgrade soils must be removed, 
and foundations will need to be lowered to suitable bearing soil. Alternatively, grade reinstatement below 
foundations may be completed with engineered fill , following removal of disturbed material. We recommend 
blinding all foundation subgrades with 50 mm of 19 mm clear cmshed gravel immediately after review and 
approval. 
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Stripping is not required in landscaped areas unless the crite1ia stated in the previous paragraph requires the 
removal of that material. 

The geotechnical engineer shall be contacted for the review of stripping, proof rolling activities, and engineered 
fill placement and compaction. 

6.2 Building Foundations 

Provided the site is prepared as described in Section 6.1 , conventional foundations can be used to support the 
proposed buildings. Pad and strip footings founded on stiff clayey silt, very dense glacial till, or engineered fill 
can be designed for a Service Limit State bearing pressure of 120 kPa and Ultimate Limit State of 180 kPa. 

Irrespective of the allowable bearing pressures given, pad footings should not be less than 600 mm by 600 mm 
and strip footings should not be less than 450 mm in width. Footings should also be buried a minimum of 450 
mm below the surface for frost protection. 

Adjacent foundations constructed at differing elevations should be offset from each other by a minimum distance 
of twice the difference in elevation (2H: 1 V). For example, two foundations separated by 1.0 min elevation should 
be offset horizontally from each other by a minimum distance of 2.0 m as measured from the inside edges of 
those foundations . Foundations constructed within 2H: IV of each other may impose additional vertical and 
horizontal forces on lower foundations, columns, and/or foundation walls. GeoPacific should review foundation 
layouts which do not achieve the minimum 2H: IV offset. 

All footing subgrades must be reviewed by GeoPacific to confirm the recommended bearing capacities for the 
site. 

6.3 Seismic Considerations 

As stated by Ministerial Order No. BA 2023 10, seismic design is to conform with Subsection 4.1.8. of the 2018 
BCBC until March 9, 2025 , at which point seismic design as per the 2024 BCBC will become mandatory. 
Therefore, the subgrade conditions underlying the site may be classified as Site Class "E" according to the British 
Columbia Building Code 2018 (BCBC 2018) Table 4.1.8.4.A. Peak ground accelerations on firm ground for the 
approximate site location is 0.32g for this site (National Resource Canada, Site Coordinates: 49.170 degrees 
North, 122.751 West.) 

The subsurface soils beneath the proposed founding level of the buildings are not expected to be prone to 
liquefaction or other forms of ground softening under the design earthquake defined within the 2018 BCBC. 

The seismic design contained in thi s report will need to be substantially updated if the building permit application 
is made after March 9th

, 2025. 
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6.4 Slab-On-Grade Floors 

ln order to provide suitable support and drainage, floor slabs should be directly underlain by a minimum of 150 
mm of a free draining 19 mm clear crushed gravel, and hydraulically connected to perimeter drainage. A moisture 
barrier should underlie the slab directly above the free draining granular material. The free draining granular 
material should be placed and compacted in 300 mm loose lifts to a minimum of 95% Modified Proctor dry 
density (ASTM D 1557), at a moisture content that is within 2% of its optimum for compaction. 

Compaction of the slab-on-grade fill must be reviewed by the geotechnical engineer. 

6.5 Methane Gas Generation 

As the topsoil and organic material will be removed from beneath the development area, we do not expect 
methane generation. Thus, a methane ventilation system is not required. 

6.6 Foundation Drainage 

We expect that the building slabs will be above exterior grades. From a geotechnical perspective, buildings do 
not require perimeter drains if exterior grades are sloping away from the building and the slab is at least 150 mm 
above exterior grades. Any below grade construction or foundation walls that retain soil will require perimeter 
drainage. 

6.7 Temporary Excavations 

We expect that temporary excavations would be sloped where possible since it is more economical to do so. We 
expect that slopes may be cut to I horizontal to I vertical ( 1 H: IV) in the topsoil , stiff clayey silt, and dense to 
very dense glacial till. 

All excavations and trenches must conform to the latest Occupational Health and Safety Regulations supplied by 
Work Safe BC. Any excavation in excess of 1.2 metres in depth requiring worker entry must be reviewed by a 
professional geotechnical engineer. All slopes should be covered with poly sheeting. 

Temporary cut slopes in excess of 1.2 min height must be covered in polyethylene sheeting and require review 
by a professional engineer in accordance with WorkSafe BC guidelines, prior to worker entry. 

Geo Pacific can provide excavation designs for temporary excavations completed within the soft clayey silt soils 
located approximately 2.4 to 3.0 m below grade if required. 

6.8 Utility Installation 

Utility excavations should be sloped in accordance with Section 6.7 of this report or shored in accordance with 
the latest Work Safe BC regulations. Any excavations in excess of 1.2 m in height requiring worker entry must 
be reviewed by a professional engineer prior to entry. 

Some light to moderate perched groundwater seepage may be encountered du1ing excavations, which we expect 
can be controlled using conventional sumps and sump pumps. 

Pipe bedding, backfill materials and compaction requirements should confotm to the specifications outlined in 
the Master Municipal Construction Documents (MMCD). 

File: 2 1099 Proposed Residential Subdivision - 17077 and 17 121 92 Avenue, Surrey, BC Page 9 of 12 

G? C 2022-0 1 CONSUL TING GEOTECHNICAL ENGl:'IIEERS 



Temporary cut slopes in excess of 1.2 min height must be covered in polyethylene sheeting and require review 
by a professional engineer in accordance with WorkSafe BC guidelines, prior to worker entry. 

6.9 On-Site Pavement Structures 

Following the recommended site preparation noted in Section 6.1, the stripped road subgrade should be proof 
rolled to locate any loose zones. Any areas which have become loosened and can not be recompacted to a 
minimum of 95% Modified Procter (ASTM Dl557) maximum dry density must be excavated and replace with 
engineered fill. 

Provided that the subgrade consists of stiff clayey silt, glacial till , or engineered fill, it is our opinion that our 
recommended pavement section, given in Table 2, is sufficient to carry the anticipated vehicle loads in on-site 
parking areas and drive aisles. 

Table 2: Recommended Minimum Pavement Structure for On-Site Parking and Drive Aisles 
Material Thickness (mm) CBR 

··-· ... .. ···- ·- --
Asphaltic Concrete 75 -

19 mm minus crushed gravel base course 150 80 

75 mm minus, well graded, clean, sand and 200 20 
gravel subbase course 

The asphalt thickness may be decreased to 65 mm in parking areas to be occupied solely by automobiles and light 
trucks. All base and sub base fills should be compacted to a minimum of 95% Modified Procter (ASTM D 1557) 
maximum dry density. 

Density testing should be conducted on these materials and the results forwarded to the geotechnical engineer 
for review. The geotechnical engineer shall be contacted for review of placement, compaction, and proof rolling 
of the on-site road sub-structure. 

6.10 New Municipal Pavement Structures 

We expect the development would include construction of new municipal local roads within the current site 
boundaries. For proposed new municipal Local roads the City of Surrey's minimum pavement structure 
requirements, as indicated in Table 3 hereafter, are acceptable following the site preparation noted in Section 6.1. 

Table 3: Minimum Pavement Strncture for Urban Local Municipal Roads 
Material Thickness (mm) CBR 

- - ··- -· ··-· 
Asphaltic Concrete 85 -

19 mm minus crushed gravel base course 100 80 

75 mm minus, well graded, clean, sand and 200 20 
gravel subbase course 

All base and subbase fills should be compacted to a m1111mum of 95% Modified Procter (ASTM DI 557) 
maximum dry density. 
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Density testing should be conducted on these materials and the results forwarded to the geotechnical engineer 
for review. 

6.11 Radon 

The new BCBC 2024 requires that all buildings in BC be designed with a radon ventilation system. The underslab 
fill materials specified in Section 6.4 could be utilized as part of the system. We expect that the single fami ly 
homes wi ll be designed under Part 9 of the building code and Part 9 provides a detail of a radon ventilation 
system that can be utilized by the house designer. 

7.0 FIELD REVIEWS 

As required for Municipal and Provincial "Letters of Assurance", GeoPacific Consultants Ltd. will carry out 
sufficient field reviews during construction to ensure that the Geotechnical Design recommendations contained 
within this report have been adequately communicated to the design team and to the contractors implementing 
the design. These field reviews are not caiTied out for the benefit of the contractors and therefore do not in any 
way effect the contractors ' ob ligations to perform under the terms of his/her contract. 

It is the contractors ' responsibility to advise GeoPacific Consultants Ltd. (a minimum of 48 hours in advance) 
that a fie ld review is required. In summary, reviews are required for the fo llowing construction activities. 

I. Stripping 
2. Excavation 
,., 

Engineered Fill .) . 

4. Proof Rolling 
5. Foundation 
6. Slab-on-grade 

Review of stripping. 
Review of temporary cut slopes. 
Review of fill materials and compaction . 
Review of proof rolling of on-site road sub-structure. 
Review of foundation subgrade. 
Review of subgrade and under slab fill materials and 
compaction. 

ft is important that these reviews are carried out to ensure that our intentions have been adequately communicated. 
It is also important that any contractors working on the site review this document prior to commencing their work. 
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8.0 CLOSURE 

This report has been prepared exclusively for our client for the purpose of providing geotechnical 
recommendations for the design and construction of the proposed deve lopment. The report remains the property 
of Geo Pacific Consultants Ltd. and unauthorized use of, or duplication of, this report is prohibited. 

We are pleased to be of ass istance to you on this project and we trust that our comments and recommendations 
are both helpful and sufficient for your current purposes. If you would like further details or would like 
clarification of any of the above, please do not hesitate to call. 

For: 
GeoPacific Consultants Ltd. Reviewed by: 

~ ~ ,,1 
"'~ .. ~ '."! .~, ,,. 

Bobby S. Sandhu, B.Eng. , E.I.T. 
Geotechnical Engineer-In-Training 

Kevin Bodnar, M.Eng. , P.Eng. 
Principal 
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Test Hole Log: TH22-02 
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APPENDIX C - LEGISLATED LANDSLIDE ASSESSMENT ASSURANCE 
STATEMENT 



LANDS LIDE ASS ESSM ENT ASSURANC E STAT EMENT 

Notes: This statement is to be read and completed in conjunction with the Engineers and Geoscientists BC Professional 
Practice Guidelines - Landslide Assessments in British Columbia ("the guidelines") and the current BC Building Code (BCBC), 
and is to be provided for Landslide Assessments (not floods or flood controls) , particularly those produced for the purposes of 
the Land Title Act, Community Charter, or Local Government Act. Some jurisdictions (e.g. , the Fraser Valley Regional Oistrict or 
the Cowichan Valley Regional District) have developed more comprehensive assurance statements in collaboration with 
Engineers and Geoscientists BC. Where those exist, the Qualified Professional is to fill out the local version only. Defined terms 
are capitalized; see the Defined Terms section of the guidelines for definitions. 

To: The Approving Authority (or Client) 

{.,\~ j of >"~ 
-+-\'.\...._"'~' ~o _ - ~ lo~'-'.\4--Pttl~ tN-"~~-+-, ~S."-~~ +--1, ic I V ~ ' 
Jurisdiction/name and address 

With reference to (CHECK ONE): 

\vs 

~ A. Land Title Act (Section 86) - Subdivision Approval 
llll' B. Local Government Act (Sections 919.1 and 920) - Development Permit 
□ C. Community Charter (Section 56) - Building Permit 
□ D. Non-legislated assessment 

For the following property (the "Property"): 

\1-o-=1--~ ffrJ'O \1n-\ 
Civic address of the Property 

I 

The undersigned hereby gives assurance that they are a Qualified Professional and a professional engineer or professional 
geoscientist who fulfils the education , training, and experience requirements as outlined in the guidelines. 

I have signed, authenticated, and dated, and thereby certified , the attached Landslide Assessment Report on the Property in 
accordance with the guidelines. That report must be read in conjunction this statement. 

In preparing that report I have: 

[CHECK TO THE LEFT OF APPLICABLE ITEMS] 

~ - Collected and reviewed appropriate background information 

~ - Reviewed the proposed Residential Development or other development on the Property 

~ }. Conducted field work on and, if required, beyond the Property 

~ }f. Reported on the results of the field work on and, if required , beyond the Property 

_./_ s 5. Considered any changed conditions on and, if required , beyond the Property 

6. f or a Landslide Hazard analysis or Landslide Risk analysis, I have: 
_L ff 1 reviewed and characterized , if appropriate, any Landslide that may affect the Property 
~ 9.2 estimated the Landslide Hazard 

_LJ.3 identified existing and anticipated future Elements at Risk on and, if required , beyond the Property 
_./_ R 6.4 estimated the potential Consequences to those Elements at Risk 

7. Where the Approving Authority has adopted a Level of Landslide Safety, I have: 
7 .1 compared the Level of Landslide Safety adopted by the Approving Authority with the findings of my 

investigation 
7.2 made a finding on the Level of Landslide Safety on the Property based on the comparison 
7.3 made recommendations to reduce Landslide Hazards and/or Landslide Risks 



LAN DSLIDE ASS ESSM ENT ASSURA NCE STATE MENT 

8. Where the Approving Authority has not adopted a Level of Landslide Safety, or where the Landslide Assessment is not 
~ roduced in response to a legislated requirement, I have: 

~ 1 described the method of Landslide Hazard analysis or Landslide Risk analysis used 
_ 8.2 referred to an appropriate and identified provincial , national, or international guideline for Level of Landslide 

/ Safety 

J
.3 compared those guidelines (per item 8.2) with the findings of my investigation 
.4 made a finding on the Level of Landslide Safety on the Property based on the comparison 
.5 made recommendations to reduce Landslide Hazards and/or Landslide Risks 

_ 9. Reported on the requirements for future inspections of the Property and recommended who should conduct those 
inspections 

Based on my comparison between: 

[CHECK ONE] 

D / the findings from the investigation and the adopted Level of Landslide Safety (item 7.2 above) 
.;i" the appropriate and identified provincial, national, or international guideline for Level of Landslide Safety (item 8.4 above) 

Where the Landslide Assessment is not produced in response to a legislated requirement, I hereby give my assurance that, 
based on the conditions 1 contained in the attached Landslide Assessment Report: 

A. /°UBDIVISION APPROVAL 

~ For subdivision approval , as required by the Land Title Act (Section 86), "the land may be used safely for the use intended" 
[CH¢'KONE] 

d with one or more recommended additional registered Covenants 
□ without an additional registered Covenant(s) 

B. DEVELOPMENT PERMIT 

/ For a development permit, as required by the Local Government Act (Sections 488 and 491 ), my report will "assist the local 
government in determining what conditions or requirements it will impose under subsection (2) of [Section 491]" 
[CijiCK ONE] 

d with one or more recommended additional registered Covenants 
□ without an additional registered Covenant(s) 

C. BUILDING PERMIT 

□ For a building permit, as required by the Community Charier (Section 56), "the land may be used safely for the use 
intended" 
[CHECK ONE] 

□ with one or more recommended additional registered Covenants 
□ without any additional registered Covenant(s) 

1 When seismic slope stability assessments are involved , Level of Landslide Safety is considered to be a "life safety" criteria , as described in Commentary JJJ 
of the National Building Code of Canada (NBC) 2015, Structural Commentaries (User's Guide - NBC 2015: part 4 of division B). This states: 

"The primary objective of seismic design is to provide an acceptable level of safety for building occupants and the general public as the building responds to 
strong ground motion; in other words, to minimize loss of life. This implies that, although there will likely be extensive structural and non-structural damage, 
during the DGM (design ground motion), there is a reasonable degree of confidence that the building will not collapse, nor will its attachments break off and 
fall on people near the building. This performance level is termed 'extensive damage' because, al though the structure may be heavily damaged and may 
have lost a substantial amount of its initial strength and stiffness, it retains some margin of resistance aga inst collapse." 

~ H 

E 



LANDSLIDE ASS ESSM ENT ASSURANC E STAT EMENT 

Name (print) 

Address 

Telephone 

Email 

Permit to Practice 
EGBC 

1000782 

(Affix PROFESSIONAL SEAL and signature here) 

The Qualified Professional , as a registrant on the roster of a registrant firm, must complete the following : 

I am a member of the firm ~ f AU I flv Ll) ..)Vl--1' ,&v'1) {,,,,- . ----~ ~----~~ -----~ ·~ ---------
(Print name of firm) 

with Permit to Practice Number------~' 'Oo~_b_f-~ ~-~---------------
(Print permit to practice number) 

and I sign this letter on behalf of the firm . 

s. 22(1)

s. 22(1)

s. 22(1)

s. 22(1)

s. 22(1)
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envirowest consultants inc.

DRAFT

 
 
 
 

May 07, 2013 

 

Mr. Rodney Stott 

District of Maple Ridge 

11995 Haney Place 

Maple Ridge, BC  V2X 6A9 

 

Dear Sir, 

 

RE: 24366 AND 24388 RIVER ROAD – 24548 LOUGHEED HIGHWAY, MAPLE RIDGE 

 CONSERVATION AREA BUDGET 

 

The 24548 Lougheed Highway Holdings Ltd. proposes to operate a landfill (project) at 24548 Lougheed 
Highway, and 24366 and 24388 River Road, Maple Ridge, British Columbia.  The character of the project 
location and the fill plan are presented by the following documents: 

 

• 24366 and 24338 River Road, Maple Ridge, BC; Fish Habitat – Statutory Obligations 
July 12, 2012 Letter Report, Envirowest Consultants Inc.; and, 

• 24548 Lougheed Highway, 24366 and 24388 River Road, Maple Ridge 

Environmental Assessment – Watercourse Protection & Natural Features Development Permits 

January 23, 2013 Letter Report, Envirowest Consultants Inc. 

 

Proposed fill will eliminate Watercourse ‘B’ and its tributaries.  The loss of these watercourses is offset 
through the creation of new watercourses and the enhancement of others.  The design of watercourse 
creation and enhancement is presented by the January 23, 2013 Letter Report.  

 

This correspondence presents a conservation area budget associated with development.  The budget 
accounts for setbacks from watercourses and associated conservation areas for the design condition where 
watercourses are not physically impacted by development, and for the design condition where 
Watercourse ‘B’ and its tributaries are impacted.   

 

Watercourses within the project boundaries are presented by Drawing No.1668-01-16 (attached). 

 

 

Standard Conservation Areas

 

The standard setbacks for existing watercourses, independent of watercourse creation and enhancement, 
to define streamside protection and enhancement (aka conservation) areas, are 15 and 30 metres.  The 15 
metre setback applies to non-fish bearing watercourses, while the 30 metre setback applies to fish bearing 
watercourses.  Fish bearing is defined as the presence of fish during any time of the year.  

 

 
2000 Hartley Avenue                  
Coquitlam, British Columbia 
Canada V3K 6W5 

 

604-944-0502 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

www.envirowest.ca 

 
 
 
 
 
October 3, 2024 
 
City of Surrey      City of Surrey File No. 7922-0231-00 
Planning & Development Department       
13450 – 104 Avenue 
Surrey, BC V3T 1V8 
 
Attention: Robert Ordelheide 
  Planner  
 
RE:  17077 & 17121 – 92 AVENUE, SURREY 
 ECOSYSTEM DEVELOPMENT PLAN IN SUPPORT OF A SENSITIVE ECOSYSTEM 

DEVELOPMENT PERMIT – Revision 6 
 
Subdivision and development works are proposed at the civic addresses 17077 & 17121 - 92 Avenue 
(Properties) by Anniedale Bothwell GP Inc. (the Proponent). The Properties are legally identified as Lots 
1 and 2 (respectively), Section 31, Township 8 Plan, LMP19397, New Westminster District. The 
Properties are further identified by PID Nos. 018-991-769 and 018-991-777, respectively.  
 
Envirowest Consultants Inc. (Envirowest) carried out reconnaissance-level site assessments of the 
Properties on December 13, 2022 and June 6, 2023. The Properties are bounded by 92 Avenue to the 
south, Bothwell Drive to the west, and residential properties to the north and east.  Future use of the east 
neighbouring property will include a municipal sanitary pump station. Lands south of 92 Avenue are 
within the Agricultural Land Reserve (ALR).   
 
The Properties occur within 50 metres (m) of two (2) roadside ditches, a stream, a swale, and a Green 
Infrastructure Network (GIN) corridor. As such, the Properties are subject to provisions of the 
Development Permit Guidelines for Sensitive Ecosystems. The following Ecosystem Development Plan 
(EDP) has been prepared in support of a Sensitive Ecosystems Development Permit (SEDP).   
 
Figure 1 presents the location of the Properties in relation to the surrounding area and is included as 
Attachment A. Site photographs are included as Attachment B. Drawings prepared by Envirowest and 
referenced herein are included as Attachment C.  Correspondence prepared by Ecologic is included as 
Attachment D.  The geotechnical report prepared by GeoPacific is included as Attachment E.  The 
arborist report prepared by Woodridge is included as Attachment F.  The storm flow memorandum 
prepared by Hub Engineering is included as Attachment G.  The Letter of Advice provided by Fisheries 
and Oceans Canada is included as Attachment H.  A set of drawings of the proposed development 
prepared by Hub is included as Attachment I.  A cost estimate of riparian plantings is included as 
Attachment J. 
 
 
 

SCHEDULE "D"



Robert Ordelheide, City of Surrey 
17077 & 17121 – 92 Avenue, Surrey 
Ecosystem Development Plan – Revision 6 
October 3, 2024  Page 2 of 26 
 
 
ECOSYSTEM DEVELOPMENT PLAN 
 
I) CONSULTANT QUALIFICATIONS  
 
Streamside and Green Infrastructure Network  
 
23. All registered professionals who will be involved in the development proposal, whether a 

Biologist, Geoscientist, Engineer, Forester, and/or Agrologist, shall have demonstrated 
education, expertise, accreditation, and knowledge relevant to sensitive environments, 
ecosystems and/or streamside management.  

 
The registered professionals involved in this development proposal are qualified with the 
education, expertise, accreditations, and knowledge relevant to their respective roles for this 
application.  Individuals and their qualifications are listed in Table 1, Section 25 of this report. 

 
24. All Arborists who will be involved in the development proposal shall be registered and 

certified with the International Society of Arboriculture (ISA).  
 

Terry Thrale of Woodridge Tree Consulting Arborists Ltd. have been retained by the Proponent 
and are certified with the International Society of Arboriculture (ISA).  The arborist ISA 
registration numbers are provided in Table 1. 

 
25. Supply a list and written statement, including all documentation, verifying the 

qualifications of all QEP’s and/or ISA Certified Arborists responsible for preparing report 
submissions or involved in monitoring site conditions for Sensitive Ecosystems Development 
Permit applications.  

 
A list of QEPs and the ISA Certified Arborist involved in the following SEDP are included in 
Table 1 of this section.  
 
Table 1: Qualified Environmental Professionals 
Consultant Name Qualification Registration No. Company 
Rolf Sickmuller  R. P. Bio. 826 Envirowest Consultants Inc. 
Mike Kompter  P. Eng  18798 Hub Engineering Inc. 
Terry Thrale ISA Certified Arborist  

Tree Risk Assessor 
PN 6766A Woodridge Tree Consulting 

Arborists Ltd.  
Kevin Bodnar  M.Eng, P.Eng 1000782 GeoPacific Consultants Ltd.  
Daniel McAllister M.Sc., P.Ag. 200 Director and Soil Scientist, 

EcoLogic 
 
  



Robert Ordelheide, City of Surrey 
17077 & 17121 – 92 Avenue, Surrey 
Ecosystem Development Plan – Revision 6 
October 3, 2024  Page 3 of 26 
 
26. Where more than one QEP is needed, submit a written statement identifying the primary 

QEP for the entire development and acknowledge their role to ensure all required reports 
are prepared by qualified professionals and are coordinated both in content and execution; 
and that all relevant Development Permit Guidelines and requirements have been met 
and/or addressed in the application submission.  

 
The primary QEP for the proposed subdivision has been reassigned from Mr. Ian Whyte, P.Ag. 
to Mr. Rolf Sickmuller, R.P.Bio., of Envirowest.  Mr. Sickmuller has ensured all reports have 
been prepared by qualified professionals and are coordinated in both content and execution. 
Furthermore, Mr. Sickmuller has ensured all relevant DP guidelines and requirements have been 
met and/or addressed in this submission.  

  



Robert Ordelheide, City of Surrey 
17077 & 17121 – 92 Avenue, Surrey 
Ecosystem Development Plan – Revision 6 
October 3, 2024  Page 4 of 26 
 
II) PROTECTED AREAS 
 
Streamside  
 
27a. Zoning Bylaw: Part 7A, Streamside Protection of Surrey’s Zoning Bylaw is to be used to 

determine Area of Protection required for development adjacent to a stream.  
  

The Property occurs within 50 m of a watercourse and is therefore subject to Part7A, Streamside 
Protection of the City’s Zoning Bylaw, 1993, No. 12000 (Bylaw).  Drainage features on and 
adjacent to the Properties are presented in Envirowest Drawing No. 2072-07-01, included in 
Attachment C.   
 
Drainage features on and abutting the Properties include two roadside ditches (east Bothwell 
Drive ditch and north 92 Avenue ditch); a swale in the lowlands of the western property (17077 – 
92 Avenue); and a channelized stream abutting the southeast corner of the property (17121 – 92 
Avenue).  

  
Historical aerial photographs were obtained from University of British Columbia to further assess 
the origins of the aforementioned drainage features. Historical photographs encompassed years 
1940 to 2016.  Years 1940, 1949, 1954, 1963, 1969, 1974, 1980, and 2004 are presented on 
Envirowest Drawing No. 2072-07-09, included as Attachment C.   
 
A description of the drainage features and their origins are described further below.   

 
Roadside Ditches 

  
Physical Characteristics  

 
Two seasonal, low-gradient roadside ditches occur parallel to the west and south boundaries of 
the western property within municipally owned rights-of-way: east Bothwell Drive ditch; and, 
north 92 Avenue ditch. Substrates are characterized by organics and predominated by a dense 
assemblage of non-native reed canary grass (Phalaris arundinacea var. arundinacea).  
The Bothwell Drive east shoulder ditch is approximately 41 metres (m) in length and is poorly 
defined at the northern (upstream) extent.  The 92 Avenue north shoulder ditch is approximately 
82 m in length and commences at the driveway of the western property. There is no natural 
source of water at the upstream extents of both ditches. Intermittent / ephemeral hydrology is 
likely sustained by the capture and conveyance of overland flow from proximal road surfaces and 
adjacent Property.  Flows continue south and west (respectively) towards the northeast 
intersection of Bothwell Drive and 92 Avenue.  
 
Flows from the ditches are conveyed southwest (downstream) under 92 Avenue via pipe to a 
linear man-made drainage ditch that is confluent with the Serpentine River at the western 
(downstream) extent. A top-mounted flap gate is present at the confluence of the drainage ditch 
and Serpentine River to prevent river water from flooding into the drainage ditch.  The top-
mounted flap gate appears poorly serviced and was open at the time of the site surveys.  
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Origins  

 
Historical aerial photographs were obtained from University of British Columbia to further assess 
the origins of the roadside ditches. Historical photographs encompassed years 1940 to 2016; 
relevant years are presented on Envirowest Drawing No. 2072-07-09, included as Attachment C.   
 
The area in and around the Properties appeared to be in an undisturbed state in 1940. With 
exception of the Serpentine River, there are no apparent drainage features on or near (within 50 
m) the Properties in 1940. A linear feature (suspected to be a constructed channel or berm) is 
constructed sometime before 1949 in alignment with the future 92 Avenue; as well, a farm road is 
constructed in general alignment with the future Bothwell Drive. The constructed feature in 
alignment with 92 Avenue is replaced by a road sometime before 1954, and continued to be 
present in 1963. Note the amount of tree removal within this time period. Removal of vegetation 
within the upper catchment area would have decreased uptake of surface water by vegetation, and 
likely compounded surface runoff. Subsequently, in 1963 and 1969 constructed ditches can be 
seen in and around the 92 Avenue alignment, as well as along the farm road (future Bothwell 
Drive). A channel begins to form in the eastern floodplain of the Serpentine River, and can be 
seen draining the ditch along the 92 Avenue alignment.  
 
Construction of the modern alignment of Bothwell Drive and 92 Avenue was completed in 1974. 
The east Bothwell Drive ditch and north 92 Avenue ditch were constructed and/or deepened 
sometime between 1974 and 1980. The modern stormwater infrastructure that conveys drainage 
southwest under Bothwell Drive appears to be constructed in 2001 (aerial photograph; 
COSMOS), and remains unchanged since 2004 (Drawing No. 2072-07-09; Attachment C).  The 
roadside ditches are not natural features.  
 
Fish Presence  

 
Fish inventory surveys were undertaken by Envirowest during the overwintering period of 2019 - 
2020 in drainages in and around Bothwell Drive and 92 Avenue.  The surveys were carried out in 
accordance with provincial permit No. SU19-599317 and federal permit No. XR-346-2019.  Gee-
style traps were set and retrieved monthly in the drainages west of Bothwell Drive from January - 
April 2020.   
 
No fish were caught in the Bothwell Drive west shoulder ditch. Traps were unable to be set in the 
Bothwell Drive east shoulder ditch and 92 Avenue north shoulder ditch due to insufficient water 
depth (< 10 cm) at the time of the surveys.  
 
Three-spine stickleback (Gasterosteus aculeatus), juvenile coho salmon (Oncorhynchus kisutch), 
juvenile chinook salmon (O. tshawytscha), and non-native pumpkinseed (Lepomis gibbosus) were 
present in the drainage ditch extending west from Bothwell Drive to the Serpentine River. The 
drainage ditch is low gradient; substates are characterized by fine sediments and a dense mat of 
reed canary grass. Fish presence is likely the result of the open flap gate, allowing water from the 
Serpentine River to back-flood into the drainage ditch to Bothwell Drive.  
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The Bothwell Drive east shoulder ditch and 92 Avenue north shoulder ditch are seasonal; water 
depths observed in the 2019-2020 wet season are likely insufficient and/or are not sustained long 
enough to support overwintering fish. The ditches are considered to be non-fish bearing. 
 
Classification  

 
The east Bothwell Drive ditch and north 92 Avenue ditch fulfill the criteria of a ‘corridor 
drainage’, defined by the Water Sustainability Regulation, BC Reg 36/2016 (WSR) as the 
following:  

 
“a ditch constructed alongside a road or a railway line, for the purpose of drainage 

surface runoff from the road surface or railway bed or to divert water from an 

aquifer to lower the water table, to protect the road or railway line”1  
 
As such, they are exempt1 from provisions of the Water Sustainability Act, SBC 2014, ch 15 
(WSA).   
 
The Bothwell Drive east shoulder ditch and 92 Avenue north shoulder ditch discharge seasonally 
to a fish-bearing ditch; as such, they fulfill the criteria of a ‘stream’ as defined by the Riparian 
Areas Protection Regulation, BC Reg 178/2019 (RAPR).   
 
A municipal Class B ditch designation and 7 m setback is assigned to the roadside ditches in 
accordance with municipal bylaws and guidance text. Setbacks are measured perpendicular from 
the ditch top-of-bank.   
 
Lowlands and Swale  

 
 Physical Characteristics 

 
The southwest corner of the Properties is relatively flat.  Ponding waters were observed in tree 
wells at the time of the December 2022 site assessment, as was a poorly defined swale near the 
western property margin. This area likely receives, and detains surface runoff from the adjacent 
sloped surfaces. At the time of the site assessments, it was recommended for the lowlands to 
receive further assessment for wetland features.   

 
EcoLogic Environmental Consultants Inc. (Ecologic) was retained by the Proponent to carry out 
an assessment of the lowlands in the southwest corner of the Properties for the presence of 
wetland features (i.e., wetland plants, hydric soils, and hydrology). A wetland investigation of the 
western property was carried out by EcoLogic in February 23, and June 11, 2023. The 
memorandum prepared by EcoLogic, dated June 26, 2023 is included as Attachment D. Results 
of the investigation concluded that there are no wetlands on the Properties. The report will be 
subject to further peer review as part of the SEDP process.  

 

 
1 Government of British Columbia. 2022. A User’s Guide for Changes In and About a Stream in British Columbia. Version 2022.01. 34 p. 
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The swale is poorly defined and has been disturbed in recent years, confounding the delineation 
of a previously surveyed top-of-bank. The swale as it was historically surveyed is presented by 
Envirowest Drawing No. 2072-07-01 (Attachment C). At the time of the December 2023 site 
visit, a depression in alignment with the swale was observed discharging minimal flows to the 92 
Avenue north shoulder ditch. There are no apparent headwaters for the swale (i.e. natural channel, 
spring). Likely, an ephemeral flow regime is maintained through the capture and conveyance of 
overland flow from adjacent surfaces during prolonged periods of precipitation. The swale, and 
lowlands, were dry at the time of the June 2023 site visit. Vegetation in alignment with the swale 
is predominated by reed canary grass, common rush (Juncus effusus), sawbeak sedge (Carex 

stipata), and creeping buttercup (Ranunculus repens).  
 
Origins  

 
Historical aerial photographs were obtained from University of British Columbia to further assess 
the origins of the swale.  Historical photographs encompassed years 1940 to 2016; pertinent years 
are presented on Envirowest Drawing No. 2072-07-09, included as Attachment C.  
 
The Properties were well vegetated in 1940 and relatively undisturbed; naturally occurring 
drainage features are not apparent. A historic farm road in approximate alignment with the future 
Bothwell Drive, apparent in years 1949, is evidenced by tire marks. As noted above, a high 
amount of tree removal occurred during this time period within the upper catchment area, 
decreasing uptake of surface water by vegetation which likely compounded surface runoff. 
Subsequently, a ditch appears to be constructed along the farm road sometime between 1949 and 
1954. Construction of 94A Avenue was completed sometime between 1954 and 1963 at the upper 
extent of the historic farm road. Remnant features of the farm road and ditch are apparent from 
years 1963 to 1969.  
 
The current alignment of Bothwell Drive was constructed sometime between 1969 and 1974. The 
swale occurs in approximate alignment with the historic farm road, just east of the current 
Bothwell Drive alignment, and is likely a remnant section of the farm road ditch. The swale is not 
considered a natural feature.   
 
Classification  

 
The swale does not originate from a natural drainage feature (i.e. spring, stream) and is likely a 
remnant section of the historic farm road ditch. The swale, at the time of construction, would 
have fulfilled the criteria of a ‘corridor drainage’ as defined by the WSR. The swale is exempt 
from provisions of the WSA. As the swale seasonally discharges overland flows to the north 92 
Avenue ditch, the swale fulfills the criteria of a ‘stream’ as defined by the RAPR. A municipal 
Class B ditch designation and 7 m setback is recommended for the swale in accordance with 
municipal bylaws and guidance text. Setbacks are measured perpendicular from the historically 
surveyed top-of-bank. 
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Channelized Stream  
 
Physical Characteristics 

 
A fish-bearing, channelized watercourse fronts the southeast corner of the eastern property 
(17121 – 92 Avenue) along 92 Avenue.  This channelized section is not contiguous with the 92 
Avenue north shoulder ditch fronting the western property.   

  
Flows from an unnamed stream on the east neighbouring property (17141 – 92 Avenue) become 
channelized at 92 Avenue. Flows continue west along the north shoulder of 92 Avenue for 
approximately 62 m before being conveyed south and under 92 Avenue via a 600-millimetre 
(mm) diameter concrete culvert. Flows continue east along the south shoulder of 92 Avenue for 
approximately 150 m before being directed south to enter a series of agricultural ditches. Flows 
within the agricultural drainage network drain generally southwest to the Serpentine River. 

Channel substrates are characterized by fines and organics. A dense assemblage of reed canary 
grass is present in the spring/summer months.   
 
Fish Presence  

 
As part of proposed development works on the east neighbouring property, fish inventory surveys 
were carried out within the channelized stream by Envirowest during the 2018/2019 and 
2019/2020 overwintering period to determine fish presence. Surveys were carried out in 
compliance with federal permit Nos. XHAB-130-2019 and XR-346-2019, and provincial permit 
Nos. SU18-356999 and SU19-599317. Three-spine stickleback were captured in the 92 Avenue 
north and shoulder ditches, and coho and chinook salmon were captured in the agricultural 
ditches south of 92 Avenue.  

 
Classification  

 
The channelized stream fulfills the definition of a “stream” as defined by the WSA and RAPR. A 
municipal Class A and/or A/O designation is recommended in accordance with municipal bylaws 
and guidance text. A setback of 25 m measured from top-of-bank in accordance with a Class A or 
A/O channelized stream.   
 
Setbacks are not shown at this time as the section of channelized stream fronting the Properties is 
scheduled to be infilled by others as part of 92 Avenue widening works in accordance with terms 
and conditions of a WSA Approval (Water File No. 100354542) and Fisheries Act Authorization 
(File No. FAA 24-HPAC-00006).   
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Green Infrastructure Network 
 
27b. Biodiversity Conservation Strategy: The Biodiversity Management Areas, Green 

Infrastructure Network and Appendix J of the Biodiversity Conservation Strategy are to be 
used to determine the Area of Protection required for development within a Green 
Infrastructure Area.  
 
The Properties occur within the Tynehead Biodiversity Management Area of the City of Surrey’s 
Biodiversity Conservation Strategy (BCS).2 The Green Infrastructure Network (GIN) objectives 
of the Tynehead Management Area are to: 

 
• preserve natural and semi-natural habitat on private land during re-development; 
• establish movement corridors connecting Tynehead Park to the ALR; 
• increase tree cover adjacent to the ALR; and, 
• increase the number of wetlands and ponds. 

 
Approximately 22 m of GIN corridor No. 119 engages the southern margin of the Properties, in 
alignment with 92 Avenue. GIN corridor No. 119 is identified as having a moderate risk of 
development, a moderate ecological value, and a target width of 50 m. The existing 
environmental setting within the GIN corridor is characterized by semi-open canopy mixed tree 
stand, with manicured vegetation assemblages and anthropogenic structures in the understory; as 
well as an open field bordered by a thicket of non-native Himalayan blackberry (Rubus 

armeniacus).   
 
Objectives of GIN corridor No. 119 include acting as an edge buffer to ALR lands and field 
habitat to the south, establish forested corridor along 92 Avenue, and introduce traffic calming 
and signage along the roadway. 
 
The location of GIN corridor No. 119 relative to the Properties is presented on Envirowest 
Drawing No. 2072-07-02, included in Attachment C. 
 

  

 
2 City of Surrey. 2014. Biodiversity Conservation Strategy. Prepared for: City of Surrey. Prepared by Diamond Head Consulting, Surrey. 130 pp. 



Robert Ordelheide, City of Surrey 
17077 & 17121 – 92 Avenue, Surrey 
Ecosystem Development Plan – Revision 6 
October 3, 2024  Page 10 of 26 
 
III) SAFEGUARDING OF PROTECTED AREAS 
 
Streamside  
 
28. Maximum Safeguarding: Conveyance of the Protection Area to the City of Surrey. Where 

conveyance is chosen, the application is not responsible for the additional ecological 
restoration or on-going maintenance of the Protected Area as detailed and described below 
under the Minimum Safeguarding option.  
 
The Proponent will be seeking the Maximum Safeguarding approach and will convey identified 
Protected Areas to the City.   
 
The widening and improvement of utilities within Bothwell Drive and 92 Avenue is required by 
the municipality as a component of proposed subdivision and development works. Infilling the 
east Bothwell Drive ditch and north 92 Avenue ditch will be required to facilitate the road 
widening. Mitigation is proposed within the future Protected Area which will include 
construction of an ephemeral ditch, isolated shallow basin, and riparian enhancements. Further 
details are provided in Section 39 to follow. Proposed instream works are subject to review by 
Fisheries and Oceans Canada (DFO).   
 

29. Minimum Safeguarding: Registration of a combined covenant or Right-of-Way (RoW) 
against the Properties to ensure safeguarding and maintenance of the Protected Areas in 
perpetuity.  
 
Not applicable. 
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IV) PRE-DEVELOPMENT SITE CONDITIONS  
 
Streamside  
 
30. Identify all existing on-site buildings, structures, and developed areas; including, paved and 

landscaped areas, and any other areas disturbed beyond its original condition.  
 
The Properties have been disturbed beyond their original condition for the majority. Land use 
within the boundaries of the Properties is generally characterized as rural-residential and 
agriculture. Agricultural practices are predominantly small-scale gardens and penned live-stock 
(e.g. goats). 
 
The Properties are well vegetated, with impermeable surfaces limited to residential dwellings, 
outbuildings, and driveways. The majority of the understory on the eastern property is 
characterized by manicured and curated vegetation assemblages; constructed pathways, gazebo, 
and arches are throughout.   
 

31. Perform a slope analysis and identify existing topography features including geological and 
hydrogeological soil conditions, particularly areas of unstable or sensitive soils.  
 
The western property (17077 – 92 Avenue) is identified on the City of Surrey Mapping Online 
System (COSMOS) as occurring within the Hazard Lands Development Permit Area. Steep 
slopes and flood prone areas are present on the western property, as mapped on COSMOS. 
Envirowest Drawing No. 2072-07-03 presents a steep slope analysis of the Properties, and is 
included in Attachment C. The western property slopes down towards the southwest. A natural 
slope >25% occurs near the centre and divides the property into higher ground (northwest) and 
the lowlands (southwest). The eastern property (17121 – 92 Avenue) gently slopes down to the 
southeast.  
 
A Geotechnical Investigation Report, dated September 12, 2024 was prepared by GeoPacific 
Consultants (GeoPacific) and included as Attachment E. Soils are generally described in the 
report as topsoil within the upper 0.3 m, underlain by Capilano clayey silt, over glacial till.  
GeoPacific note in their report that the slope is stable under static conditions. 
 
Further slope and soil analysis is presented in the geotechnical investigation report prepared by 
GeoPacific. 
 

32. Identify and detail existing vegetation and trees (including trees defined in the Surrey Tree 
Protection Bylaw, as amended) and submit in an arborists assessment report.  

 
The upland area and slopes of the Properties are well vegetated, and are predominantly 
characterized by a mixed coniferous-deciduous semi-open and open canopy, with a manicured 
understory of both native and non-native plant species.  
 
Canopy vegetation is characterized by western redcedar (Thuja plicata), Sitka spruce (Picea 

sitchensis), bigleaf maple (Acer macrophyllum), red alder (Alnus rubra), Douglas fir 
(Pseudotsuga menziesii), black cottonwood (Populus balsamifera spp. trichocarpa), cherry 
(Prunus sp.), and birch (Betula papyrifera). Several trees measuring greater than 70 centimetres 
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(cm) diameter breast height (DBH) occur on the Properties. Dead and dying tree snags are 
occasional throughout.  An arborist report and tree plan of the properties has been prepared by 
Woodridge Tree Consulting Arborists Ltd. (Woodridge) and is included as Attachment F. 

 
Understory vegetation is characterized by a mixed assemblage of native and exotic species, 
including vine maple (Acer cincinatum), beaked hazelnut (Corylus cornuta), rhododendron 
varietals (Rhododendron spp.), cedar hedge (Thuja occidentalis), osoberry (Oemleria 

cerasiformis), salmonberry (Rubus spectabilis), thimbleberry (R. parviflorus), hardhack (Spirea 

douglasii), red-osier dogwood (Cornus sericea), wisteria (Wisteria sp.), Japanese rose (Kerria 

japonica), sword fern (Polystichum munitum), stinging nettle (Urtica dioica), wall lettuce 
(Mycelis muralis), grape vine (Vitis sp.), hops (Humulus lupulus), and trailing blackberry (R. 
ursinus). Manicured grasses and garden beds are present around the residential dwellings.   

 
Non-native species of regional (Metro Vancouver) management concern are present within the 
understory and include cherry laurel (P. laurocerasus), lamium (Lamiastrum galeobdolon), 
English ivy (Hedera helix), orange hawkweed (Pilosella aurantiaca), spurge laurel (Daphne 

laureola), field bindweed (Convolvulus arvensis), herb Robert (Geranium robertianum), 
periwinkle (Vinca minor), small flower touch-me-not (Impatiens parviflora), bachelor buttons 
(Centaurea cyanus), and Himalayan balsam (I. glandulifera).  Non-native Himalayan blackberry 
(R. armeniacus) occurs in dense assemblages in open areas and sparsely along the outer property.  
Caution should be used during land clearing activities so as to not contribute to the further 
distribution of these species; disposal of these species is to follow local and regional Best 
Management Practices. Where these species occur within the proposed Protected Area, they will 
be manually removed and replaced with a natural assemblage of native species.    

 
Listed noxious species under the provincial Weed Control Act, RSBC 1996, Ch. 487 were not 
observed during the December 2022, June 2023, and June 2024 site visits.   

 
The southwest corner of the Properties is low-lying relative to the eastern half of the Properties. 
The dominant vegetation assemblage is characterized by non-native reed canary grass (Phalaris 

arundinacea), creeping buttercup (Ranunculus repens), and common rush (Juncus effusus). 
Occasional species include common horsetail (Equisetum sp.), sawbeak sedge, small flowering 
bulrush (Scirpus microcarpus), lady fern (Athyrium filix-femina), willow herb (Epilobium sp.), 
dock (Rumex sp.), American brooklime (Veronica beccabunga), cottonwood saplings, and 
Himalayan balsam.  Reed canary grass and creeping buttercup are also a non-native species of 
regional management concern. 
 
Red alder, cottonwood and western redcedar trees are occasional in the low-lying area, but are in 
poor health and are dead or dying.  

 
33. Identify Schedule 1, federally protected Species-at-Risk or Provincial Red- or Blue- Listed 

plant or animal species and their critical habitats, including shrub and ground cover 
communities and any species or habitat feature identified as requiring year-round 
protection as identified in the Provincial Wildlife Act.  
 
The B.C. Conservation Data Centers (CDC) Species and Ecosystems Explorer was queried for a 
list of federally protected Species-at-Risk (SAR) and provincially listed red or blue species that 
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are expected to occur within Surrey (BC CDC, 20233). The CDC online mapping service (iMap4) 
was queried to assess for species occurrences and mapped critical habitat within 2.5 kilometres 
(km) of the Properties. A literature review was conducted to assess species distribution and 
critical habitat needs in relation to the Properties and adjacent land uses.   
 
Species identified to occur and/or whose critical habitat is mapped within 2.5 km of the Properties 
include barn owl (Tyto alba), Vancouver Island Beggar ticks (Bidens amplissima), great blue 
heron (Ardea herodias), pacific water shrew (Sorex bendirii), and Oregon forest snail (Allogona 

townsendiana).   
 
Of the species identified for consideration, and within 2.5 km of the Properties, the biophysical 
attributes of the Properties were identified as having the potential to support the critical life 
history function of the following species (should they be present): little brown myotis (Myotis 

lucifugus), olive-sided flycatcher (Contopus cooperi), and Oregon forestsnail (Allogona 

townsendiana). Species and recommended mitigation measures, where applicable, are described 
further below.   
 

• Little Brown Myotis  
 

Little Brown Myotis is a provincially blue-listed species and listed as Endangered on Schedule 1 
of the SARA. In Canada, Little Brown Myotis occurs in every province and territory, with 
exception of Nunavut (Environment and Climate Change Canada, 20185).   
 
Habitat needs of the Little Brown Myotis varies seasonally, and is composed of overwintering 
habitat used for hibernation and overwinter survival, swarming habitat (late summer to early fall), 
and summering habitat that includes roosting and foraging habitat (Environment and Climate 
Change Canada6).  Additional characteristics of each habitat type as described by Environment 
and Climate Change Canada6 are provided below:  
 

Overwintering and Swarming habitat: Little Brown Myotis may overwinter in buildings 
in western Canada where winter temperatures are relatively high; however, little is 
known regarding the overwintering habitat preferences of Little Brown Myotis in western 
Canada.  In the remainder of Canada, hibernacula generally include underground 
openings (e.g. caves, abandoned mines, wells, tunnels) with stable temperatures ranging 
between 2 degrees Celsius (⁰C) and 10 ⁰C, and relative humidity levels > 80%.  
Swarming behaviour often occurs in and around entrances or openings of hibernacula. 
 
Summering habitat: Little Brown Myotis is one of the few bat species that uses buildings 
and other anthropogenic structures (e.g., bat boxes, bridges, and barns) to roost 
(particularly for maternity roosting), but it will also use cavities of canopy trees, foliage, 
tree bark, crevices on cliffs, and other structures.  Roosting sites are generally used 

 
3 BC Conservation Data Centre. 2023. BC Species and Ecosystem Explorer. BC Ministry of Environment, Victoria, BC. Retrieved from: 
http://a100.gov.bc.ca/pub/eswp/search.do. Accessed January 31, 2023. 
4 BC Conservation Data Centre: CDC iMap [web application]. 2023. Victoria, British Columbia, Canada. Retrieved from: 
http://maps.gov.bc.ca/ess/hm/cdc/. Accessed January 31, 2023.  
5 Environment and Climate Change Canada. 2018. Recovery Strategy for Little Brown Myotis (Myotis lucifugus), Northern Myotis (Myotis 

septentrionalis), and Tri-colored Bat (Perimyotis subflavus) in Canada. Species at Risk Act Recovery Strategy Series. Environment and Climate 
Change Canada, Ottawa. ix + 172 pp. 
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annually, and Little Brown Myotis can be particularly loyal to anthropogenic structures.  
Notwithstanding, Little Brown Myotis have been documented to switching anthropogenic 
sites between and within years to meet their needs (e.g. thermoregulation).   

 
Occurrences of Little Brown Myotis are not mapped on the CDC iMap within 2.5 km of the 
Properties. The residential dwelling and outbuilds may provide suitable roosting habitats for this 
species. Envirowest recommends that a presence/absence bat survey be carried out by a QEP 
prior to demolition of anthropogenic structures. Should Little Brown Myotis, or other bat species 
be present (all are protected under the Wildlife Act), an eviction plan is to be prepared by a QEP 
outside of the maternity season (May 1 – September 1); ideally between September 1 – 
November 1 (Craig, J., 20166). 
 

• Olive-sided flycatcher  
 
The Olive-sided flycatcher is yellow-listed and designated Schedule 1, Special Concern under the 
SARA. The flycatcher is widely distributed in British Columbia, with breeding populations most 
common in the Georgia Depression and Sub-Boreal Interior ecoprovinces (Campbell et al., 
1997).7   
 
Breeding habitat for the flycatcher includes the edges of semi-open mature coniferous forests and 
mixed woodlands, usually near water (Campbell et al., 1997).8 The species requires suitable 
perch sites in tall, mature trees from which they’ll sally and forage.  
 
On the coast, breeding and nesting periods range from May 20 to August 19 (Campbell et al., 
1997).8 Most nests were situated in coniferous trees, including Douglas fir, and all nests (n=17) 
were attached to the upper surface of a horizontal branch, generally well out on the branch, but 
occasionally near the trunk (Campbell et al., 1997).8   

 
Element occurrences are not mapped by the CDC for olive-sided flycatcher within 2.5 km of the 
Properties. Critical Habitat is not mapped for this species. 
 
Olive-sided flycatcher was detected aurally at the time of the June 2023 site visit. The Properties 
are within 140 m of the Serpentine River. The existing mature conifer trees at the outer margin of 
the mixed tree stands are suitable to support the critical life history functions (i.e., breeding, 
rearing) of the Olive-sided flycatcher.   
 
It is recommended for mature coniferous trees to be preserved where they are not in conflict with 
the proposed development to the greatest extent feasible. Douglas-fir will be planted within the 
future Protected Area, and at a sufficient density to allow for the trees to reach maturity.  
 

 
6 Craig, J. 2016. Community bat programs of BC. Got Bats? 7 Steps for Excluding Bats from Buildings in BC. Prepared by BC Community Bat 
Project. 16 pp. Retrieved from www.bcbats.ca (accessed March 2, 2023).  
7  Campell, R.W., Dawe, N.K., McTaggart-Cowan, I., Cooper, J.M., Kaiser, G.W., McNall, M.C.E., and Smith, G.E.J. 1997. The Birds of 

British Columbia - v. 3: Passerines, flycatchers through vireos. Canadian Wildlife Service. British Columbia, Wildlife Branch. ISBN 0-7748-
0572-2.  
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Should mature coniferous trees be schedule for removal during the active breeding period (May 
20 to August 19), tree removal is to be preceded by an active bird nest survey. Active bird nest 
surveys are to be carried out by a QEP. If active nests are detected, a nest management plan will 
be developed by the QEP. A copy of the active bird nest survey result, and any follow-up 
monitoring reports will be submitted to the City of Surrey.   
 

• Oregon forestsnail 
 
Oregon forestsnail is red-listed and designated Schedule 1, Endangered under the SARA.8 Oregon 
forestsnail typically occurs in mixed-wood and deciduous forests that are dominated by bigleaf 
maple with dense herbaceous cover (e.g. stinging nettle) and high moisture content.9,10 Oregon 
forestsnail associate with soils that are typically rich, mesic and moist with a deep leaf litter layer 
and coarse woody debris for mating and ovipositing sites.11  

 
One (1) element occurrence is mapped by the CDC for Oregon forestsnail 2.4 km away from the 
project location. The last noted occurrence was on October 24, 2017 (Shape ID 130310). Critical 
Habitat is mapped for this species on Mar 28, 202412 at the project location (Critical habitat ID 
141793).  The Property is not federal land.  An order to protect critical habitat on non-federal land 
specifically for this species has yet to be provided by the competent federal minister. 
 
A sweep of the Property will be carried out immediately prior to site clearing to ascertain 
presence and or absence of the species.  Individuals located during the sweep are to be relocated 
to an area within the property not engaged by clearing activities.   

 
34. Identify the Streamside Protection Area and stream locations, including top-of-bank and 

stream classifications (as defined in Surrey’s Zoning Bylaw, as amended).  
 
 Envirowest Drawing No. 2703-01-01 (Attachment C) presents the location the Streamside 

Protection Areas as prescribed by municipal bylaws and guidance text.  
 
35. Identify existing site drainage conditions in accordance with the ISMP relevant to the site 

location.  
 

The Property occurs within Zone 1B Developed Uplands section of the Upper Serpentine ISMP 
(ISMP). From the ISMP, existing stormwater systems in this area are “predominantly serviced by 

 
8 B.C. Conservation Data Centre. 2010. Species Summary: Allogona townsendiana. B.C. Minist. of Environment. 
Available: https://a100.gov.bc.ca/pub/eswp/ (accessed Aug 30, 2024). 
9COSEWIC.  2013. COSEWIC. Assessment and Status Report on the Oregon Forestsnail Allegona townsendiana. Committee on the Status of 
Endangered Wildlife in Canada. Ottawa. 87 pp. 
10 Forsyth, R.G. 2004.  Land Snails of British Columbia. Royal British Columbia Museum. 188 pp. 
11 Steensma, K.M.M., L.P. Lilley, and H.M. Zandberg. 2009.  Life history and habitat requirements of the Oregon 

forestsnail, Allogona townsendiana (Mollusca, Gastropoda, Pulmonata, Polygyridae), in a British 

Columbia population. Invertebrate Biology 128:232-242. 
12 Environment and Climate Change Canada. 2024. Amended Recovery Strategy for the Oregon Forestsnail 
(Allogona townsendiana) in Canada.  Species At Risk Act Recovery Strategy Series.  Environment and Climate 
Change Canada, Ottawa.  vii + 62 pp. 

https://a100.gov.bc.ca/pub/eswp/
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an open ditch network, with culverts to convey flows beneath roadways and driveways. 
Stormwater typically flows overland and/or via shallow groundwater pathways for a distance 
prior to reaching the ditch systems” (Shkurhan and Rice, 201513).   
 
The existing site drainage conditions on the Properties meet this description. The Properties are 
well vegetated outside the footprint of the existing residential dwelling. The site currently drains 
via overland run-off southwest to the perimeter roadside drainages and, to a lesser amount, the 
channelized stream abutting the southeast corner of the Properties.   

 
36. Detail existing site drainage conditions including depth to groundwater table, stormwater 

conveyance, infiltration and storage features, and stormwater channels and overland flow 
paths.  
 
The site in its current condition primarily drains via overland run-off to the roadside ditches 
abutting the southwest corner of the Properties. Flows from the ditches are conveyed under 
Bothwell Drive via a pipe, and discharge to a drainage ditch that extends west from Bothwell 
Drive to the Serpentine River, in alignment with 92 Avenue. A top-mounted flap gate is present at 
the confluence of the drainage ditch and Serpentine River to mitigate back flooding of the river 
into the drainage ditch.   
 
Flows in the channelized stream abutting the southeast corner are direct under 92 Avenue via 
pipe, and travel east along the roadside then south into a series of agricultural ditches.   
 
Groundwater conditions are presented in the geotechnical report prepared by GeoPacific,. In their 
report, GeoPacific identifies the static groundwater to be at approximately -1.0 m geodetic 
elevation. They further identify that “perched groundwater should be expected to form during the 
wetter months of the year in permeable zones of natural soils or fill material overlaying relatively 
low permeability deposits of clayey silt or glacial till”.  

  

 
13 Shkurhan, G. and Rice, J. 2015.  Upper Serpentine Integrated Stormwater Management Plan (ISMP). City Project 
#4813-0706.  Prepared for the City of Surrey.  Prepared by Urban Systems Ltd. May 2015. 78 pp. + Appendices 
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V) PROPOSED DEVELOPMENT CONDITIONS AND SPECIFICATIONS  
 
37a. Identify the Streamside Protection Area and where it is situated with the development.  
 

The location of the existing and proposed Streamside Protection Area is presented on Envirowest 
Drawing 2072-07-04A, included as Attachment C.   

 
37b. Identify the Green Infrastructure Protection Area and where it is situated with the 

development.  
 

The location of the existing and proposed GIN is presented on Envirowest Drawing 2072-07-
04A, included as Attachment C.   
 

38. Locate development where it is most sensitive to the objectives of the Biodiversity 
Management Areas, Green Infrastructure Network and corresponding conditions and 
recommendations required for management as identified in Surrey’s ‘Biodiversity 
Conservation Strategy’.  

  
As depicted on COSMOS, the existing GIN width on the Properties is 22 m will be protected and 
the width increased to 25 m. Proposed Lot 29 will engage the GIN corridor by 191 m2. The 
remaining 25 m corridor will be dedicated to the City of Surrey to be protected in perpetuity. 
Qualitative enhancements are proposed in addition to quantitative gains. Enhancements will 
include removal of non-native species, installation of an ephemeral shallow basin and channel 
habitat, and installation of an assemblage of native vegetation.  
 
The BCS objectives will be achieved through installation of additional ephemeral shallow basin 
habitat, preservation and enhancement of a vegetated corridor to act as an ALR buffer and 
provide cover for species movement. Please see the following section for further details.  

 
39. Detail construction specifications including materials, timing, technologies and techniques 

proposed as a means to mitigate and reduce the ecological impacts of development on the 
identified Stream Protection Area.  
 
Improvements to Bothwell Drive and 92 Avenue, as well as the utilities within, are required by 
the municipality as a component of proposed subdivision and development works. Upgrades to 
municipal roads and utilities will engage the east Bothwell Drive ditch and the north 92 Avenue 
ditch. As well, the proposed development plan will engage the northern extent of the swale.  
 
An ephemeral flow regime of these features is maintained through the capture and conveyance of 
surface flow from adjacent surfaces during prolonged periods of precipitation. Existing instream 
and overhanging vegetation are anticipated to provide an indirect source of nutrients to 
downstream fish habitat.  
 
To mitigate potential and perceived impacts to local wildlife and downstream fish habitat, a 
constructed channel (Channel) is proposed within the Protected Area. The Channel will receive 
overland flows from adjacent surfaces and baseflow from future stormwater infrastructure within 
Bothwell Drive. A drainage memo prepared by Hub presents the 2-yr (0.024 m3/s), 5-yr (0.033 
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m3/s), and 100-yr (0.072 m3/s) post-development flow rates anticipated to enter the Channel from 
stormwater infrastructure in Bothwell Drive. The drainage memo is included as Attachment G for 
reference. 
 
The flow regime will be intermittent and will reflect seasonal variations. Flows are anticipated to 
be present from November to February, but will be dependent on the frequency and duration of 
realized precipitation events. The mitigation channel will be lined with cobble and will not 
exceed 0.5 m depth.  The riparian area associated with the Channel will be planted with native 
vegetation species to continue the supply of nutrients to downstream fish habitat during surficial 
flow events. 
 
The greater terrestrial environment of the future Protected Area will receive habitat complexing 
through removal and/or treatment of non-native plant species, installation of a natural assemblage 
of native plants, installation of large woody debris, and creation of an ephemeral shallow basin. 
Detailed landscape plans are presented on Envirowest Drawing No. 2072-07-07 (Attachment C). 
Native species were selected for their suitability.  
 
The proposed development plan and habitat concept is presented in Envirowest Drawing Nos. 
2072-07-04A, -05, and -06 included in Attachment C. A habitat summary is presented by 
Envirowest Drawing 2072-07-04A (Attachment C).   
 
Proposed mitigation and enhancement works are proposed provide a net gain 101 m2 of wetted 
habitat and 837 m2 of riparian habitat.  
 
Proposed infill and mitigation works are subject to review by DFO. A Letter of Advice (DFO File 
No. 24-HPAC-00207) from DFO has been received on August 7, 2024 and is included in 
Attachment H  
 
Proposed instream works (i.e. infilling of the roadside ditches and construction of the mitigation 
channel) will be carried out in accordance with provincial, federal, and local instream works Best 
Management Practices, as well as in accordance with any terms and conditions stipulated by 
DFO. To mitigate the risk of releasing sediments to downstream fish habitat, instream work 
BMP’s will include, but are not limited to the following:  
 

• instream works are to take place in absence of flows and during seasonally favourable 
weather (i.e. dry);  

• instream works are to take place with full-time monitoring by a QEP or designate;  
• machinery will be in favourable working condition, free of leaks;  
• refueling of machines will take place 30 m away from a watercourse, and a fuel spill kit 

will be kept onsite at all times; and, 
• any disturbed ground will be planted and stabilized prior to removal of any downstream 

flow barriers.  
 
A detailed and comprehensive mitigation and management plan will be presented within the 
Construction Environmental Management Plan (CEMP), submitted separately.   
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As well, an Erosion and Sediment Control (ESC) plan will be developed in accordance with the 
City’s Erosion and Sediment Control Bylaw No. 16138 and will focus on the prevention sediment 
release to downstream fish habitat and/or stormwater infrastructure. The ESC plan will be 
submitted separately.   
 

40. Explain how the proposed development conforms to Surrey’s Drainage Regulation and 
Charges Bylaw (as amended), as well as policies in Secondary Plans, Integrated Stormwater 
Management Plans, and the Zoning Bylaw (as amended).  
 
An analysis of pre-and post- development flows is presented in a memo prepared by Hub 
included in Attachment G. Pre- and post-development flows are expected to be similar. A 
stormwater management plan is to be provided separately by Hub Engineering Inc.  
 

41. Detail the locations of all proposed buildings, structures and impervious surfaces.  
 
Please refer to preliminary Key Plan and Lot Grading plans prepared by Hub Engineering Inc. 
(Hub), Attachment I, for the location of building footprints and impervious surfaces.  
 

42. Detail the timing and scheduling of all proposed development activities.  
 
Preliminary details regarding timing and scheduling of proposed development activities have yet 
to be finalized pending receipt of project permits from the City of Surrey. The following 
development Best Management Practices will be implemented should works conflict with 
ecologically sensitive timing windows:   
 

• an active bird nest survey is to be completed prior to commencement of clearing should 
works be scheduled within the active bird nesting window (generally March 1 through 
August 31);  

• a pileated woodpecker (Dryocopus pileatus) nest survey is to be completed prior to 
commencement of tree removals.  Environment Canada requires that any nesting cavities 
identified in a property be monitored for 3 years to ascertain use by other migratory birds; 

• the great horned owl nest is to be monitored for nesting activity prior to commencement 
of construction, should construction activities be planned to occur in the breeding/nesting 
period between February 15 and September 10; should the nest be determined to be 
active, a nest management plan will be established to determine allowable construction 
activities and timing;  

• a raptor nest survey is required prior to works (any given time of the year); should an 
active nest be discovered, a nest management plan will be developed by a Qualified 
Environmental Professional (QEP) to outline allowable construction activities and 
timing; 

• efforts will be made to schedule building demolition outside of the summer bat 
roosting/maternity window (May 1 through September 1), if demolition must occur 
within this window, a bat survey is recommended prior to demolition works; and, 

• instream works associated with all instream enhancement works will be undertaken in 
accordance with the 2022 “Requirements and Best Management Practices for Making 
Changes In and About A Stream in British Columbia” upon issuance of a DFO response. 
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43. Provide site grading plans illustrating the area and extent of proposed soil disturbance 

including slope grades and any proposed retaining wall heights, locations and materials 
used.  Detail how slope or soil stability will be ensured and how erosion and increased 
sedimentation risks will be reduced.  
 
Preliminary grading plans have been prepared by Hub and are submitted separately. Placement of 
fill will be required, and is generally limited to the western half of the Properties, south of the 
future road. The fill slope will modestly encroach into the future protected by 4 m (maximum) at 
the western extent.  The fill slope will receive an application of growing medium and native 
plants to blend into the surrounding area.   
 
A 3 m development setback from the top of slope is recommended by the geotechnical engineer 
(GeoPacific), and is to include buildings, roads, parking stalls, construction traffic, and stockpiles. 
Within the development footprint, the geotechnical report identifies minor grading take place 
prior to placement of fill and/or building slabs including, removal of topsoil, organics and loose 
or otherwise unsuitable/disturbed soils to expose a subgrade of stiff clayey silt or very dense 
glacial till.  Stripping depth is estimated by GeoPacific to be 0.3 m.  The geotechnical report 
further recommends that the development should take place in a manner which maximizes the 
retention of existing vegetation, and/or retain stumps and roots to the greatest extent possible on 
retained slopes.   
 
Terraforming will be required for construction of a mitigation channel and ephemeral shallow 
basin. Mitigation features were designed in consideration of the greatest amount of tree retention 
possible. Soils excavated during these works will be sorted and stockpiled for re-used where 
suitable. Disturbed areas will be replanted with a natural assemblage of native vegetation.   
 
An Erosion and Sediment Control plan has been developed by Hub Engineering in accordance 
with City’s Erosion and Sediment Control Bylaw No. 16138 and is included in Attachment I. 
 

44. Identify how existing trees, shrubs and groundcover will be retained and protected 
including details and specification on the replanting, restoration and management of 
vegetated areas and maintenance of short and long-term hydraulic regime.  
 
Please refer to the Arborist Report prepared by Woodridge Tree Consulting Arborists Ltd., 
(Attachment F) for details about tree management.  
 
With exception of proposed mitigation works, construction activities are prohibited from the 
Protected Area. Temporary tree protection fencing will be installed where trees are scheduled to 
remain to preclude disturbance during construction activities at the recommendation of the project 
arborist. The 23 hazard trees are recommended to be modified under direction of the project 
arborist, and will remain as wildlife snags. The removed tops will be retained and placed within 
the SPEA a large organic debris. Please refer to the Arborist report prepared by Woodridge for 
further details on tree protection and retention.   
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Clearing works will be preceded by an Active Bird Nest Survey should tree removal or clearing 
works be scheduled to take place during the active bird nesting window (approximately March 1 
to August 31).  
 
Proposed mitigation works within the Protected Area will involve the use of machinery to 
construct the drainage features (channel and shallow basin). Tree protection fence will be 
installed around trees proposed for retention. Works involving the use of machinery will be 
restricted to within the Channel and shallow basin alignments. Invasive species removal and plant 
of native species will be carried out manually.  
 
Long term protection of the Streamside Area will include the installation of a permanent fence 
along the proposed setback to protect against potential future disturbances. The northern 
perimeter of the Protected Area, along the lots, will be delineated by a chain link fence (City of 
Surrey detail SSD-PK 6112)14 to protect the Streamside Setback Area against future development 
activities. East, south, and west perimeters of the Protected Area will be delineated using three-
split rail fencing.  
 

45. Identify individual tree retention and removal, and areas of structured landscaping, 
including plant species, size, and location.  
 
Please refer to the arborist report prepared by Woodridge (Attachment F) for tree retention and 
removal details.  
 

46. Provide details as to how the Streamside management or protection objectives will be met 
and monitored following the official completion of all construction activity.  Where 
restorative work IS NOT required, maintenance and monitoring shall be for a minimum of 
ONE year; and, where restorative work IS required, maintenance and monitoring shall be 
for a minimum of FIVE years.  

 
Habitat compensation and enhancements works are proposed within the Protected Area and will 
include construction of a habitat mitigation channel, an isolated ephemeral shallow basin 
(Autumnal Pool), and terrestrial vegetation enhancements.  
 
Channel and the Autumnal Pool designs are presented on Envirowest Drawing Nos. 2072-07-05 
and -06 (Attachment C).  Detailed landscape plans are presented on Envirowest Drawing No. 
2072-07-07 (Attachment C). Native vegetation species selected are based on their suitability to 
local site conditions. Ideally, planting and seeding should occur in the early fall. Any disturbed 
ground associated with works is to receive an application of the City of Surrey’s “Reclamation 
Mix”15 once works are complete. The seed mix must not contain invasive species such as white 
sweet clover (Melilotus albus) and/or reed canary grass. The specified seed mix is to be applied 
by a broadcast method (i.e. no hydroseeding).  
 

 
14 City of Surrey. 2011. Parks Standard Construction Documents. Details - SSD-PK 6000 Site Fixtures (p.238) 
15 Ibid. Appendix D - Seed Mixes for Park Development (p.174)  
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All trees planted within the Protected Area will be a minimum of 3 m apart and shrubs a 
maximum of 1 m apart. The planted trees will be a minimum of 3 m and shrubs a minimum of 
1 m from any roads, sidewalks, mowed grass, fencing, and private property. Any changes to the 
planting plan will be sent to City staff for approval.  
 
A five-year post-construction monitoring plan is proposed following completion of the habitat 
compensation and enhancement works. The post-construction monitoring plan includes bi-
annually assessment of the riparian vegetation for survivorship and vigor, and monitoring of the 
Channel hydrology during winter months to ensure the Channel is conveying flow for the 
majority of the year, and that the flows are contained within the Channel.  
 
Regular maintenance of the planting area will be required for the duration of the 5-year 
maintenance and monitoring period. Maintenance activities are to include, but may not be limited 
to: removal of non-native invasive species; selective weeding from around the immediate vicinity 
of installed plants; removal of garbage/debris; watering; fertilizing; selective pruning of trees to 
prevent the development of codominant leaders; and, replacement of dead plant material as 
required. Removal of non-native invasive plants is to be conducted a minimum of four times per 
year, during the growing season, in consultation with the City of Surrey. Removal of non-native 
invasive plants is to include root material and the removed plant material is to be disposed of 
appropriately offsite. Powered equipment, such as line trimmers, brush cutters, or hedge 
trimmers, should not be used in the planting area as damage or destruction of installed native 
plant material is likely to occur. Removal of non-native invasive material and selective weeding 
is to be completed by hand. 
 
Envirowest will complete a minimum of two monitoring visits per year: one visit in spring to 
determine if remedial work is required, and at least one follow-up visit in fall. Should any areas 
not meeting design criteria, remedial work will be prescribed. Remedial works will be adaptive in 
nature. If a particular plant species does not thrive in the Protected Area and experiences die off, 
replacement plants prescribed will be of a different species that has demonstrated strong growth 
in the area. An annual monitoring report will be submitted to Parks Department at the City of 
Surrey for 5 years.  

 
The Channel will function as a source of nutrients and cool water to downstream fish populations.  
During the bi-annually site inspections, the Channel and the Autumnal Pool will be assessed for 
any deficiencies (i.e., bank stability and/or erosion issues). If any are identified, adaptive 
management strategies will be developed by identifying the source of the deficiency and 
prescribing remedial works to address the source of the deficiency and return the Channel and the 
Autumnal Pool to a functioning state. 
 

47. Provide a restoration, maintenance and cost estimate plan consistent with the development 
requirements identified in the Ecosystem Management Plan and/or Impact Mitigation Plan 
to be used to determine landscape bonding and security requirements for installation, 
monitoring and maintenance purposes.   

 
The Protected Area restoration and enhancement works cost estimate is prepared by Envirowest 
and is provided as Attachment J. A total of 4,283 m2 area will be restored and enhanced. Please 
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refer to Envirowest Drawings included as Attachment C for details on the habitat enhancement 
and restoration works. 

 
48. Articulate how the proposed development meets the Objectives of the Biodiversity 

Management Areas and Green Infrastructure Network of the ‘Biodiversity Conservation 
Strategy’.  
 
Please refer to Section 38 above.  

 
49. Detail how wildlife habitat will be protected and enhanced while taking into consideration 

wildlife movement and connectivity to adjacent sites.  Focus on Schedule 1, Federally 
protected Species-at-Risk or Provincial Red- or Blue- Listed plant or animal species and 
their critical habitats and how they may be affected by the proposed development and 
indicate how proposed Best Management Practices may be used for the protection and 
preservation of that habitat.   
 
During the June 6, 2023 site assessment a great horned owl (Bubo virginianus) nest was 
discovered on the eastern margin of the Properties within a mature bigleaf maple (Tree No. 518). 
During a follow-up assessment on May 8, 2024, it was discovered that the nest is no longer 
active. The tree is scheduled for removal as it falls within the alignment of the future 173A Street. 
Breeding and nesting periods for the species ranges from February 15 to September 10 (Campbell 
et al., 1990).16 A raptor nest survey will be required prior to clearing works (any given time of the 
year). Should any nests be discovered during the survey, a nest management plan will be 
developed by a QEP. 
 
Should vegetation on the Properties require modification or removal during the active bird nest 
window (generally March 1 to August 30), works are required to be preceded by an Active Bird 
Nest Survey.  The Active Bird Nest Survey will be carried out by a QEP and reports submitted to 
the City of Surrey for their records.   
 
A 25 metre GIN corridor will be protected along the southern margin of the Properties and will 
receive terrestrial and wetted enhancements to provide diverse habitat. Species movement will be 
protected within this corridor. 
 
An Oregon forestsnail presence absence survey will be carried out and if the species is detected a 
management plan will be developed by the QEP. A sweep of the area will be carried out prior to 
clearing.  Clearing activities will be monitored as a mitigation measure; any found Oregon 
forestsnail will be documented and relocated to a nearby forested area with similar characteristics. 
Bigleaf maple will be planted withing the restoration area to promote future Oregon forestsnail 
habitat.  
 

 
16 Campbell, R.W., Dawe, N.K., McTaggart-Cowan, I., Cooper, J.M., Kaiser, G.W., McNall, M.C.E. 1990. The Birds of British Columbia. 

v.2. Nonpasserines, diurnal birds of prey through woodpeckers. Published by the Royal Columbia Museum in association with Environment 
Canada, Canadian Wildlife Service. p.636 
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50. Identify post-development drainage site conditions in accordance with the ISMP relevant to 

the site location.  
 
The Properties occur within Zone 1B Developed Uplands section of the Upper Serpentine ISMP.  
Drainage plans will be prepared in accordance with engineering specifications and any 
requirements as specified by the City of Surrey. Please refer to engineering drawings prepared by 
Hub Engineering Inc., submitted separately, for details on stormwater servicing.  
 
Post-development drainage for Lots 1 to 14 will consist of overland drainage to be captured by 
storm infrastructure and directed east and west to the public road dedication. East flows will drain 
to South 92 Avenue Ditch and west flows will drain to the Drainage Ditch west of site. Post-
development drainage for Lots 15 to 29 will consist of overland and disconnected roof leaders 
draining onto the lawn area of each lot and south into the Protected Area providing overland 
baseflows for the proposed Channel and Autumnal Pool. 
 

51. Detail how flooding risk and water quality degradation will be mitigated including specific 
measure that will be taken to prevent channel erosion and prevent the fouling of streams, 
wetlands or drainage conveyance corridors.  
 
Please refer to the stormwater management plan prepared by Hub Engineering Inc., submitted 
separately, for details on flooding risk and stormwater management.  

 
VI) IMPACT MITIGATION PLAN (if required – applies to streamside only) 
 
52. An Impact Mitigation Plan is required to determine the appropriateness of requests to 

reduce the Streamside Protection Area (through the use of a Development Variance Permit) 
as defined in Surrey’s Zoning Bylaw, Part 7A.  The Impact Mitigation Plan, where relevant 
to the site (determined by the City of Surrey).  
 
Please refer to Section 39 of this report for further details on the proposed mitigation and 
enhancement plans. The proposed development plan and habitat concept is presented in 
Envirowest Drawing Nos. 2072-07-04A, -05, and -06 (Attachment C) and the DFO Letter of 
Advice (Attachment H).  
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SUMMARY 

Anniedale Bothwell GP Inc. (the Proponent) is proposing to subdivide the Properties 17077 and 17121 – 
92 Avenue, Surrey (Properties) to create twenty-nine (29) single-family lots. Widening of Bothwell Dive 
and 92 Avenue and improvements to municipal infrastructure is required as a condition of proposed 
development works.   
 
The GIN Corridor No. 119 occurs along the southern margin of the Properties, and will be protected in its 
entirety within a 25 m wide linear corridor (i.e. the Protected Area). The objectives of the GIN will be 
achieved through enhancement works which will include the removal of non-native plant species, the 
installation of a natural assemblage of native plants, installation of large woody debris, and creation of an 
autumnal shallow basin and Channel.   
 
Proposed development works will engage two roadside ditches and a swale (relic roadside ditch). To 
mitigate anticipated and perceived impacts related to proposed development activities, an ephemeral 
Channel is proposed within the future Protected Area. Infill and mitigation works are subject to review by 
DFO.   
 
The 25 m corridor will be dedicated to the City of Surrey to create approximately 4,283 m2 of Protected 
Area. Further mitigation and enhancement works will result in a net gain of 101 m2 of wetted and 837 m2 
of terrestrial/riparian habitat.   
 
To mitigate potential impacts to local wildlife, the following mitigation measures are recommended to be 
undertaken at the time, and/or prior to proposed development activities: 
 

• efforts will be made to schedule building demolition outside of the summer bat 
roosting/maternity window (May 1 through September 1), if demolition must occur within 
this window, a bat survey is recommended prior to demolition works; 

• an active bird nest survey is to be completed prior to commencement of clearing should 
works be scheduled within the active bird nesting window (generally March 1 through 
August 31);  

• a raptor nest survey is required prior to works (any given time of the year); should an active 
nest be discovered, a nest management plan will be developed by a QEP to outline allowable 
construction activities and timing; 

• a pileated woodpecker nest survey is to be undertaken prior to site clearing; 
• installation of Douglas fir trees within the Protected Area to replace mature coniferous trees 

that may be used by the olive-sided fly catcher;  
• installation of tree protection fence at the direction of the project arborist prior to 

commencing works; and, 
• development of an ESC plan that will prescribe measures to preclude turbid discharge to 

downstream fish habitat and/or municipal infrastructure in accordance with the City’s ESC 
Bylaw.   
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Please contact the undersigned at 604-209-4825 or sickmuller@envirowest.ca should you have any 
comments or questions regarding this submission.  

 
Sincerely,  
ENVIROWEST CONSULTANTS INC. 
 
 
 
 
Anastasia Lashkova      Rolf Sickmuller, R.P.Bio 
Environmental Technician     Senior Project Manager 
 
JL/AL/IWW 
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MEMORANDUM 

DATE: June 26, 2023 

TO: Jamie Ogden, Beech Westgard Developments Inc. 

FROM: Daniel McAllister, M.Sc. P.Ag., Director and Soil Scientist, EcoLogic Consultants Ltd. 

SUBJECT: Wetland Investigation at 17121 & 17077 92 Avenue, Surrey BC 

WETLAND CLASSIFICATION IN URBAN ENVIRONMENTS 

Wetland classification in British Columbia (BC) is often carried out in accordance with Wetlands of British 
Columbia (MacKenzie and Moran 2004 1). This guidebook was published to provide a framework for 
wetland classification based on natural characteristics, to promote a better understanding of wetlands 
and related ecosystems, to provide a common language for discussion, and to aid in wetland 
management. 

The guidebook describes common wetlands throughout BC and focuses on vegetation assemblages that 
are either mature or locked into an edaphic climax so that vegetation communities are relatively stable 
under the current hydrologic regime. The guidebook clearly states that an understanding of ecological 
factors is required to understand whether a community is in transition, represents an undescribed 
ecological community, or is a variant of a described community. In order to aid in classification, a definition 
of wetlands is provided (MacKenzie and Moran 2004): 

Wetlands are: 

areas where soils are water-saturated for a sufficient length of time such that excess 
water and resulting low soil oxygen levels are principal determinates of vegetation and 
soil development. Wetlands will have a relative abundance of hydrophytes in the 
vegetation community and/or soils featuring “hydric” characters. 

Hydric characters include indications of processes that only occur in areas where the soils pore space is 
occupied by water for a significant portion of the growing season. Characteristics include the following: 

1. Accumulations of peaty material – this occurs as saturation results in a demobilization of soil 
faunal activity, especially with respect to soil macrofauna and bacterial decomposition. As a result, 

 
1 MacKenzie, W.H. and J.R. Moran. 2004.  Wetlands of British Columbia.  Ministry of Forests. Forest Science Program. 
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the general trajectory is of organic accumulation, as deposition is greater than decomposition. 
Water saturation results in the removal of oxygen from the soil environment, which precludes the 
participation of any organisms that carry out aerobic respiration. Decomposition in such 
environments is dominated by fungi. 

2. Presence of mottling or gleying – these are features primarily identified by colours that indicate 
anoxic soil conditions. Both mottling and gleying develop if the part of the solum demonstrating 
these features is saturated for extended periods of time. Gleying is the result of the 
transformation of metals such as iron and manganese under anoxic conditions; reducing 
conditions dominate which results in the creation of mobile ions of these metals, which are 
predominately grey and grey-green in colour. Mottling is a sign of a fluctuating water table, where 
a re-oxygenated soil tends towards oxidation reactions. Metal ions formed in aerated conditions 
precipitate out of solution and are commonly identified by rust-coloured spots (essentially, rust-
type properties). 

To use hydric indicators to identify wetland boundaries and presence requires an understanding 
of how these characteristics develop in order to determine if the hydric character present 
necessarily means that “excess water and resulting low soil oxygen levels are principal 
determinates of vegetation and soil development”, as per MacKenzie and Moran 2004. Presence 
alone is not sufficient to classify the soils as hydric. Soils may have some hydric properties, but 
those properties may not be the principal determinants of ecosystem and soil development. 

The Canadian System of Soil Classification (Soil Classification Working Group 19982) allows for the 
existence of gleyed subgroups outside of the Gleysol soil order. For example, both Humo-ferric 
Podzols and Ferro-humic Podzols can have prominent mottling within 50 cm of the mineral 
surface; however, the process that leads to the mottling (fluctuating water table) is not strong 
enough to be the “principal determination of vegetation and soil development”. 

With respect to gleyed features, these features are often present but are not well-developed, 
indicated by low colour contrast between gleyed features and the rest of the soil matrix. Both 
gleying and mottling need to meet certain colour requirements to qualify the soil as meeting 
gleysolic order requirements. This contrast is assessed using Munsell colour contrast, and 
horizons that do not meet the criteria are assigned a j suffix in addition to the g (e.g., Bgj, Aegj). 

3. Presence of rotten-egg smell – this is related to the presence of gleyed soil horizons. In the 
absence of oxygen, reduced chemical forms predominate. In recently flooded soils, denitrification 
results in the presence of nitrous oxide (N2O). In soils where saturation extends for month, 
hydrogen sulphide (H2S) is present, which has the distinctive rotten-egg smell. Thus, this hydric 
characteristic is not a feature of weakly anaerobic soils (where mottling may well occur) but 
rather, associated with soils that are likely of the Gleysol order. 

Wetland classification in BC relies on both hydric soil indicators and hydrophytic vegetation. Wetland 
classification is often feasible in undisturbed (or less disturbed) ecosystems where vegetation 

 
2 Soil Classification Working Group 1998.  The Canadian System of Soil Classification. Third Edition.  Research Branch 
Agriculture and Agri-Food Canada. 
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communities are either mature (and thus reflective of edaphic conditions), or where an ecological 
trajectory that will result in formation of a wetland floristic community is evident. In urban environments, 
wetland ecology is often highly disrupted due to a myriad of disturbance types, including disruptions to 
natural hydrology (e.g., channelizing of drainage, creation of hard surfaces), invasive plant establishment, 
and soil degradation. As such, it can be challenging to classify wetlands according to wetland classification 
systems derived from and for undisturbed environments. In order to classify wetlands, an emphasis is 
placed on soil characteristics and physiographic position, rather than vegetation assemblages. Even in 
altered states, soils often retain a history that can tell of existing and past ecological conditions, thus 
allowing the scientist to carry out some degree of classification. However, the person carrying out the 
classification must not only look for hydric indicators but understand both soil-forming and ecosystem-
forming factors. For example, soils that display some amount of mottling but support coniferous species 
such as Douglas fir (Pseudotsuga menziesii) are not wetlands; Douglas fir are intolerant of saturated 
conditions and would not be present if “excess water and resulting low soil oxygen levels are principal 
determinates of vegetation and soil development” (MacKenzie and Moran 2004). In this case, hydric soil 
indicators are likely present in a soil layer that is of finer texture; thus, lower hydraulic conductivity than 
that of the dominant texture. If this layer is within 40 cm of the mineral surface, then one could mistakenly 
classify the site as a wetland, as that type of feature aligns with the prescriptive text found in MacKenzie 
and Moran (2004). 

METHODS 

DESKTOP INVESTIGATIONS 

Desktop investigations involved accessing the City of Surrey Mapping Online System (COSMOS) to assess 
current and historical imagery, LiDAR, presence of special management zones, and stream attributes. 
Historical imagery is very helpful for wetland identification as it can provide a history of land clearing, land 
use, soil and fill removal and deposition, invasive species establishment, drainage activity, and other 
disturbance types. The BC Soil Information Finder Tool (SIFT) was used to access existing soils mapping 
and soil survey reports. Any existing information regarding the Property, including past Ecosystem 
Development Plans, were assessed for relevant information. 

In addition, Beech Westgard provided a geotechnical investigation report prepared by Geopacific 
Consultants Ltd. (May 30, 2022) that contained drill data for several sites adjacent to the property (shown 
in Figure 1). 

FIELD METHODS 

On, February 23, 2023, Daniel McAllister completed a site investigation of the proposed development 
property to determine the presence or absence of wetlands. Soils were investigated for physical (i.e., soil 
type and soil texture) and morphological (i.e., colour) characteristics that readily distinguish wetland soils 
from upland soils, including evidence of any of the following: 

 subhygric, hygric, subhydric (i.e., wet) or hydric (i.e., very wet) soils; 
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 mineral soils with gleyed horizons (dull blue-grey colouration) or predominant mottles (red, 
yellow, or brown spots) within 30 cm of the surface; 

 organic soils greater than 40 cm thick; 

 hydrogen sulphide smell within the upper 30 cm; and 

 restricting layer that prevents water drainage. 

Vegetation was investigated for the presence of facultative (occur in both wetlands and non-wetlands) or 
obligate (almost always occur in wetlands under natural conditions) species. Site investigation placemarks 
were logged and georeferenced photos were taken using the Solocator App. At each inspection point, a 
soil auger was used to collect soils data such as drainage, texture, soil moisture, and nutrient regimes. 
Soils were described according to the Canadian System of Soil Classification. Vegetation characteristics 
were recorded for the purpose of identifying potential wetland vegetation species and communities, 
according to Wetlands of British Columbia: A Guide to Identification (MacKenzie and Moran 2004). 
Terrestrial sites were classified according to the provincial biogeoclimatic ecosystem classification (BEC) 
system using the Vancouver Forest Region Field Guide3. 

The site was visited again on June 11, 2023, in order to carry out a more comprehensive survey of 
vegetation present.  

  

 
3 Green,R.N. and K. Klinka. 1994. A Field Guide to Site Identification and Interpretation for the Vancouver Forest 
Region. LMH 28. Ministry of Forests Research Program. 
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RESULTS AND DISCUSSION 

Figure 2 shows the location of the inspection points visited on February 23, 2023. These inspection points 
targeted areas that could potentially be classified as wetlands according to vegetation or soil 
characteristics. Six inspections were carried out (inspection point details presented in Table 1). Photos 
from both field visits are presented in Appendix 1.  

SIFT shows a distinct soil delineation between the upslope area of the property and the level area. Soils 
in the upper area are classified as sandy clay loam Cloverdale soils. These are soils derived from marine 
sediments, which can be imperfectly to poorly drained. They tend to be associated with hygric and 
subhygric forests in coastal BC. The lower areas are classified as Lumbum soils which are organic mesisols 
derived from the accumulation of organic matter in slow-moving eutrophic (mineral rich) waters. The 
mapped soils in these lower areas were probably associated with the floodwaters of the Serpentine River. 

Field investigations confirm the presence of the Cloverdale soils on the sloped area of the property. These 
are hygric soils conducive to the formation of rich, wet coastal forests. Mottling and gleying is present 
below 35 cm on average, with one soil pit having mottling at 31 cm. Earthworms were also present at this 
depth. This indicates that the area experiences enough saturation to develop hydric indicators, but that 
the site drains relatively quickly to allow air back into the interstitial spaces; earthworms are an indicator 
of soil aeration. The site is likely a receiving site for soil water coming from an extensive upslope catchment 
area. One of the most consistent indicators of hydric soils is the presence of hydrogen sulphide gas, as 
indicated by a distinct “rotten egg” smell. Multiple pits were excavated throughout the site, with none of 
them having hydrogen sulphide gas detectable. 

Lumbum soils, which are mapped at the level section of the property adjacent to the 92 Avenue, are not 
present at the property, at least not at surface. The area classified as Lumbum soils contains poorly 
developed soils with gravelly sand and loam textures. It appears that if organic soils were present, they 
have long ago been removed and replaced with mineral fill or buried.  Evidence for this is present in the 
geotechnical report produced by Geopacific. As shown in Figure 1, cross-sections of drill holes on the 
property to the west show the presence of 1.2 m of topsoil and fill overtop of organic silt (which occurs 
when decaying organic material is constantly inundated by silt-laden floodwaters).  

Figure 3 reproduces a cross section of forest in an undisturbed state that would likely exist at this location. 
Mature ecosystems at this site would likely be classified as CWHdm – 07 (Coastal Western Hemlock dry 
maritime Cedar Foamflower). 

On June 11, 2023, an herb vegetation community was present throughout much of the site. In the upper 
area associated with Cloverdale soils, many plants present were rich site indicators and were consistent 
with the site series CHWdm - 07. In addition, a few wet indicators were present, including common 
Canadian bluejoint (Calamagrostis canadensis) and lesser amounts of common horsetail (Equisitum 
arvense), and sawbeak sedge (carex stipata). There was also an observation of a single plant of skunk 
cabbage (Lysichiton americanus), which appeared to be growing in a drainage swale associated with roof 
drainage from the house immediately upslope of the subject property.  
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Vegetation in the area of former Lumbum soils is a scattering of rich and wet indicator plants, including 
sawbeak sedge. The dispersed and varied community is a result of disturbance, including fill material and 
compaction. The current soils show signs of compaction at the surface, which impedes drainage. This 
results in certain hydrophytes such as sawbeak sedge occupying area that are water saturated at the 
surface due to compaction, giving the appearance of the presence of a wetland-type ecosystem. However, 
the plants are present due to the disturbance regime, and are not indicative of a wetland ecosystem 
present due to hydric soil conditions. Soil pits excavated to 50 cm at multiple locations in this area showed 
no consistent evidence of hydric indicators.  

Overall, the property ranges from mesic to hygric with respect to soil moisture. While there are a few 
hydric soil indicators present, the associated cover is insufficient to classify the site as having the potential 
to develop a wetland. Given the landscape position of the sloped area associated with Cloverdale soils,  
the possible candidates would be limited to Ws53 (Western redcedar – Sword fern – Skunk cabbage) Ws54 
(Western redcedar – Western hemlock – Skunk cabbage), as these are the two swamp wetlands that can 
be found in toe slope positions (MacKenzie and Moran 2004),  However, both of these sites are typically 
associated with a mound and hollow type topography, with trees such as red cedar occupying the mounds 
and skunk cabbage dominating the hollows. The sloped topography at the subject property is not 
mounded, but rather level, indicating that, historically, mounding associated with high water tables has 
not developed. This is much more indicative of a hygric forest landscape position than wetland.  

The level area associated with past Lumbum soils is not readily classified, as it has been subject to 
extensive disturbance. However, prior to fill, the area was likely some type of wetland or riparian area 
associated with the Serpentine River. Many of these former natural systems have been drained and filled 
to promote agriculture.  
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Table 1. Inspection Points 

Inspection 
Point 

Vegetation 
Wetland Indicators 

Type Drainage Soil 
Texture 

Soil Moisture 
Regime 

Mottling Rotten 
egg 

smell 

Water 
Table 

Soil Wetland 
Indicators 

Classification 

IP01 No 
 

n/a Imperfect 
 

Gravelly 
silt to 
clay 
loam 

Hygric Distinct 
at 40 cm 

No 43 cm No Hygric forest 

IP02 No  n/a Imperfect 
 

Gravelly 
Sandy 
Loam to 
Silt 

Hygric Faint at 
37cm 

No 45 cm No Fill material 
area 

IP03 no n/a Imperfect 
 

Gravelly 
Sandy 
Loam to 
Silt 

Hygric Faint at 
40 cm 

No 50 cm No Fill material 
area 

IP04 no n/a Imperfect 
 

Gravelly 
Sandy 
Loam to 
Silt 

Hygric Faint at 
40 cm 

No 40 cm No Fill material 
area 

IP05 no n/a Imperfect 
 

Gravelly 
silt to 
clay 
loam 

Hygric Distinct 
at 35 cm 

No 0 cm Yes Hygric forest 

IP06 no n/a Imperfect 
 

Gravelly 
silt loam 

Subhygric none No none No Subhygric to 
hygric forest 
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Figure 3. Reconstruction of Likely Natural State Ecosystems 
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CONCLUSION 

It is EcoLogic’s conclusion that there are no wetlands on the property based on the six inspection points 
established on February 23, 2023 and the follow-up site visit on June 11, 2023. The ecosystems present 
are the result of past and ongoing disturbance and are not in a natural state. Although there are some 
wetland soil indicators within the profiles, they are not expressed in a dominant matter. The site, in a 
natural condition, would likely be subhygric to hygric forest, dominated by western redcedar (Thuja 
plicata) and western hemlock (Tsuga heterophylla), with a component of big leaf maple and red alder. A 
wetland or riparian ecosystem was likely present in the area mapped as Lumbum soils, but the area has 
been filled and no longer contains wetland soils.  

LIMITATIONS 

EcoLogic is acting in the capacity of the Technical Qualified Environmental Professional (T.QEP) in this 
investigation. The establishment of development mitigation strategies for wetlands, with respect to this 
proposed development, are the responsibility of the Prime QEP and regulatory agencies. 

CLOSING 

I trust that the information provided sufficiently characterizes with respect to wetland presence, the 
property at 17121 & 17077 92 Avenue, Surrey, BC. Please contact me if you require additional information 
or clarification. 

Best regards, 

 

 

Daniel McAllister, M.Sc., P.Ag. 
Director and Soil Scientist, EcoLogic 
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APPENDIX 1. SITE PHOTOS 

 

Photo 1. Typical vegetation at the area of the property 
classified as Cloverdale soils. 

 

Photo 2. Level area of the property surround by 
ditches running along 92 Ave (east west) and Bothwell 
Drive (north south). This area is classified as Lumbum 

soils but is actually a fill deposit. 
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Photo 3. Soils in fill area showing some mottling at 
37 cm (IP01). 

 

Photo 4. Upslope areas show some mottling at 40 cm, 
with earthworms present at same depth (IP01). 

 

Photo 5. Soils on slope area showing some mottling 
below 30 cm (IP05). 

 

Photo 6. Vegetation at IP06. 
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Photo 7. Lower area associated with Lumbum soils 
that has been filled.  

 

Photo 4. Investigation of soils underneath Carex 
stipata shows compaction of surface tiers, but no 

hydric indicators. 

 

Photo 5. Rich vegetation community in upper areas of 
the property. 

 

Photo 6. View of vegetation and soil compaction along 
92 Avenue. 
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GeoPacific Geotechnical Correspondence



Beech Westgard Development 
20 I - 15272 Croyclen Drive 
Surrey, BC 
V3Z 0Z5 

Attention: Jamie Ogden 

P {604} 439 0922 

gee pacific.ca 
1779 West 75'" Avenue 

Vancouver, B.C. V6P 6P2 

September I 2, 2024 
File: 21099 

R4 

Re: Geotechnical lnvestigation Report - Proposed Residential Subclivisioo 
17077 and 1712192 Avenue, Surrey, BC 

1.0 TNTRODUCTJON 

We understand that a new residential subdivision has been proposed for the above referenced site. Based on the 
preliminary Lot Grading Plan (attached for reference in Appendix D of this report) prepared by Hub Engineering 
Tnc., dated September 11 th, 2024, the development wi ll consist of 29 single-family, three storey homes complete 
with on-site roads and utilities. We understand that the proposed development area wi ll be constructed above 5.2 
m geodetic, which is the floodplain elevation noted on the Lot Grading Plan. To facilitate grading across the site 
and along the property lines, we expect that the homes will have partial basement levels that would daylight to 
the south. We understand wood framed constrnction so that loading is expected to be light with floor loads of 
about 5 kPa and superstructure loads of 200 kN and 30 kN/m for columns and walls, respectively. 

This report summarizes the results of the tidd investigations conducted on the site and provides geotechnical 
recommendations for the design and construction of the proposed development. This repo1t was prepared 
exclusively for Beech Westgard lnc., for their use and for the use of others on their development team. We also 
expect that the City of Su1Tey will also employ this report in the development and permitting process. 

2.0 SITE DESCRIPTION 

The proposed development site consists of 2 contiguous lots with addresses of 17077 and 17121 92 Ayenue. The 
site is bmmd by residential properties to the no1th and east, 92 Avenue to the south, and Bothwell Drive to the 
west. The individual lots are currently improved with homes, sheds, and paved driveways. Densely vegetated 
areas are dispersed across both lots. Based on COSMOS, the overall s ite covers an area of approximately 4.1 
hectares and slopes from northeast to southwest with existing elevations varying between approximately 18 m 
and 5 m geodetic, respectively, for an average approximate gradient of 8%. Localized increased gradients of up 
to approximately 40% are present on 17077 92 A venue. 

The location of the proposed development site is shown on our Drawing No. 2 1099-01 fol lowing the text of this 
repott. 

3.0 FIELD INVESTIGATION 

Geo Pacific inyestigated the site on April 19th
, 2022. Arthat time a total of 3 auger test holes, complete with two 

Dynamic Cone Penetration Test (DCPT) soundings, were conducted using a track mollnted auger drill rig 
supplied and operated by Uniwide Drilling Ltd. of Prince George, BC. The test holes were terminated between 
approximately 4.6 and 13.7 m below existing site grades. The DCPT soundings were advanced to refusal, which 
was encountered from approximately 4 .6 to 11.0 m below existing grade. 
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Prior to our inn:stigations. a BC one ca ll was placed, and the test hole locations were cleared of buried services. 
All test holes were backfilled and sealed in accordance with provincial abandonment requirements fo llowing 
classification, sampling. and logging of the soi ls in the field by our geotechnical staff. 

The test hole logs are presented in Figures A.0 l to A.03 in Appendix A. The approximate locations of the test 
holes are shown on our Drawing No. 21099-0 l 

4.0 SUBSURFACE CONDITIONS 

4.1 Soil Conditions 

The general geology of the region under investigation, according to the Geological Survey of Canada (GSC) Map 
1484A, is described as Vashon Drift which is overlain with Capilano Sediments increasing in thickness from 
northeast to southwest. As per the GSC map, the surficial geology is characterized as follows: 

• Capi lano Sediments - mainly marine silt loam to clay loam with minor s:m~ silt, and stony glaciomarine 
material up to 60 rn thick. 

• Vashon - lodgement till (,vith sandy loam matrix) and minor tlow till containing lenses and interbeds of 
glaciolacustrine laminated stony silt 

In general, the soil profile noted from the surface downwards at our test hole locations generally agrees with the 
geology described on the GSC map and was determined to consist of topsoil underlain by Capilano Sediments 
consisting of clayey silt transitioning to clay at depth, and then glacial till. 

A general description of the soils encountered is given below. For specific subsurface soil descriptions at the test 
hole locations TH22-0 I to TH22-03, refer to the soil logs provided in Appendix A. 

TOPSOIL 

Topsoil was encountered at all test hole loca1ions. The topsoi l was noted to be lip to 0.3 m thick and 
consisted of loose sand and silt. 

CLAYEY SILT 

Stiff clayey silt was encountered below the topsoil at TH22-02 and TH22-03 and extended to depths of 
approximately 3.7 to 1 I .6 m below existing grades. The thickness of the clayey silt was noted to generally 
increase from no1iheast to southwest based on the test holes. The clayey silt becomes soft below 
approximately 2.4 to 3.0 m. The moisture content of the clayey silt ranges between 31 .6 and 100.6% and 
appears to generally increase with depth. 

Based on our experience immediately west of the site, the clayey s il t has an uncb-ained shear strength in 
the range of 30 to 150 kPa and Over-Consolidation Ration (OCR,) in excess of 5 ,:1,·ithin the upper 2.5 to 
3.0 m, recuing to slightly over I by about IO m below existing grades. This indicates that the clayey silt 
is heavily consolidated near the surface and lightly over consolidated at depth. 
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CO.'ISULTING GEOTECHNICAL ENGl.'IF.ERS 



GLACIAL TILL 

Glacial till was encountered directly below the topsoil at TH22-08 and below the clayey silt at TH22-09 
and Tl-!22- I 0 . The glacial ti ll appears to extend beyond the maximum depth ofour test holes. The glacial 
till is grey, dense to very dense, and consists of silty sand and gravel to sand with some silt and trace to 
some gravel. The moisture content of the glacial till ranges between 12.6 and 27.8% 

4.2 Groundwater Conditions 

Based on our experience in the area, the groundwater table is anticipated to be present at approximately - l m 
geodetic. However, the transition of the clayey silt to soft with an increased moisture content at approximately 
3 .0 m below grade at TH22-02, completed at an elevation of approximately 5.0 m geodetic, may indicate that the 
groundwater table may fluctuate to as high as +2 m geodetic in the area. 

Perched groundwater was observed in TH22-0l at a depth of approximately 3.0 m below grade. Perched 
groundwater should be expected to form during the wetter months of the year in permeable zones of natural soils 
or fill material overly ing rel::ttively low pern1eability deposits of clayey silt or glacial till. 

5.0 DISCUSSION 

5.1 General comments 

As noted in Section 1.0, we understand that a new residential subdivision has been proposed for the above 
referenced site. Based on the preliminary Lot Grading Plan (attached for reference in Appendix D of this report) 
prepared by Hub Engineering Jnc .. dated September 1 I 1", 2024. the development will consist of29 singk:-family, 
three storey homes complete with on-site roads and utilities. We understand that the proposed development area 
will be constructed above 5.2 m geodetic, which is the floodplain elevation noted on the Lot Grading Plan. To 
faci litate grading across tJ1e site and along the property lines, we expect that the homes will have partial basement 
levels that \.Vould daylight to the south. We understand wood framed construction so that loading is expected to 
be light with flMr loads of abotit 5 kPa and superstructure loads of 200 kN and 30 kN/m for columns and walls, 
respectively. 

The majority of the site is generally underlain by topsoil then Capilano clayey silt. over g lacial till. T he clayey 
silt is over consolidated at the upper contact approacl1ing normally consol idated below about IO rn depth. Based 
on our analyses. the clayey silt is not expected to consolidate under the anticipated stress increases expected for 
this development provided that site grading fills are limited to less than 2 m where existing grades are below an 
e levation of 6 m geodetic. GeoPacific must be provided with the grading plan and proposed building loads for 
our review 1vell in advance of construction. 

Based on the preliminary Lot Grading Plan. we expect that the single-fam ily homes will be founded on glacial 
till or engineered fill. We expect that conventional strip and pad footings can be supp01ied directly on the 
undisturbed glacial til l or engineered til l. 

Following our review. we are of the opinion rhat the proposed development is feasib le from a geotechnical 
standpoint provided that our recommendations are adhered to during design and construction. GeoPacific should 
be provided development plans \veil in advance of construction to confinn the recommendations are feasible from 
a geotechnical perspective. 
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5.2 Seismic Considerations 

Tbe subsurface soils beneath the founding level are not expected to be prone to liquefaction or other fo1111s of 
ground softening under the design earthquake which is presently defined by the BCBC 20l8 for projects 
submitted for building permit prior to March 911', 2025, as per Ministerial Order No. BA 2023 10. 

5.2 Natural Ex fil tration of Storm Water 

We understand the City ofSun-ey is advocating the use of natural stonn water infiltration where possible on new· 
projects. Our review of the geology at this site indicates that granular soi l deposits capable of supporting a storm 
water infiltration system are not present. The soi ls encountered on-site were observed to contain significant 
amounts of fines (clay/silt particles) and are expected to have relatively low permeability and therefore, would 
not be conducive to natural infi ltration of stonn water. 

5.3 Slope Review 

5.3.:1 General 

We understand that the proposed development site is located "vi thin the Hazard Lands Development Permit Area 
for Steep Slopes (DP2 Steep Slopes), as identified by the City of Surrey's Hazard Lands Development Pennit 
Guidelines due to the presence of localized gradients exceeding 20% at the southeast corner of the site. As per 
the City ofSun·ey's Hazard Lands Development Pennit Guidelines, DP2 Steep Slopes is designated as all parcels 
of property containing land with steep slopes a minimum gradient of20% or more, or which are either within I 0 
m ofthe bottom or 30 m of the top ofa slope that is a minimum of20% gradient. 

Based on COSMOS, the site slopes from northeast to southwest with existing elevations varying between 
approximately 18 m and 5 m geodetic, respecti vely, for an avetage approximate gradient of 8%. Localized 
increased gradients of up to approximately 40% are present at the southeast corner of the site. The slopes are well 
vegetated based on our observations and COSMOS aerial photos. Revievv· of COSMOS aerial photos from 200 l 
to 2021 would indicate that no significant slope instabilities have occmred given the consistent presence of the 
dense tree canopy. 

5.3.2 Slope Stability Analyses 

We have reviewed the s lope stability of the proposed development in accordance with the 2018 BC Building 
Code (BCBC), wbich requires tJrnt slopes be evaluated tu1der the 2475 year return period design ea11hquake. We 
have addressed the 20 18 BCBC seismic requirements using the guidelines recommended by the "Landslide 
Assessments in British Columbia" professional practice g11idelines by EGBC (March l ", 2023). Our stabi lity 
assessment was completed for both static and seismic (pseudo-static) conditions. 

Based on the Lot Grading Plan, we under$tand that finished grades will be less than 2H: IV through the use of 
grading cuts and fills and partially below grade basements which daylight on the south face. Therefore, we have 
assessed the impact of the proposed development adjacent to the existing slopes to determine a suitable setback 
for the proposed stmctures that would not adversely impact the stability of the slope. Our stability assessment 
was completed for both static and seismic (pseudo-static) conditions. 

The approximate location of the representative cross section used for the stabillty analyses is shown on our 
Drav,:ing No. 21099-0 I. A 3 m building setback from the top of the s lope was considered. 
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The stratigraphy for our analysis is based on the soil conditions encountered at TH22-03, located at the toe of the 
existing slope. Based on TH22-01 and our testing at 9306 Bothwell Drive, immediate ly to the north of the 
proposed site, we inferred g lacial till to be present near the ground surface at the top of the existing slope. Given 
the subsutface data presented in om test hole logs and our experience in the area, we have considered the 
following materia l strength properties for the slope stability models as listed in Table 1. 

Table 1: Material Properties Considered in the Slope Stability Analyses 

Unit Weight Cohesion (kPa) Friction angle (0
~ 

Material (kN/m3) 
II Static Seismic Static Seismic 

Clayey Silt 17.0 5 50 28 0 
Glacial Till 20.5 20 100 40 0 

We recommend that the developer review our restrictions of disturbance on and around the slope. as noted in 
Sections 5.3.5 and 5.3.6. In particular. drainage, grade alterations. and retai11ing wall construction should only be 
completed on the advice and recommendations of a geotechnical engineer with experience in slope stabi lity 
evaluations. It will be the responsibility of the geotechnical engineer-of-record for the individua l residential home 
builders to assess the individual lot designs and ensure that those designs do not compromise the stability of tbe 
slope. 

Geo Pacific must be provided with a grading plan well in advance of constr11ctio11 to provide f urther slope stability 
related recommendations if"necess{//y. 

5.3.3 Static Slope Stability 

We caJTied out a static limit equilibrium analysis of the slope stability for the aforementioned slope conditions 
usi ng the computer program SLOPE/W developed by Geo-Slope International Ltd. The results of the analyses 
are graphically shown in Appendix F. Numerous iterations were completed with varying input parameters as part 
of our sensitivity analysis of interpreted input values. Review of the results indicates that the defined slope and 
development setback has a factor of safety of 3 .6 for the static condition. The minimum acceptable factor of safety 
for static slope stability is 1.5. Therefore, the slope is stable under static conditions given the proposed setback. 
Om experience indicates that loca lly lower factors of safety may exist in the neat surface fills and weathered 
soils. However, localized sloughing would not impact the proposed development located at least 3 m from the 
top of slope. 

5.3.4 Seismic Slope Stability 

The site is located in a seismically active zone and therefore a seismic slope analysis is warranted. We have 
carried out our analysis in consideration of tbe 1018 B CBC seismic requirements using the guidelines 
recommended by the "Landslide Assessments in British Columbia" professional practice guidelines by EGBC 
(March P 1

, 2023). 

A seismic slope stability analyses was completed for both of the proposed slope condit ions using Slope/W. As 
recommended by Nah1ral Resources Canada, a peak ground acceleration of 0.31g was used fo r this location. The 
analysis results are graphically shown in Appendix F. Numerous iterations were completed with varying input 
parameters as part of our sensitivity analysis of interpreted input values. Revie,v of the results indicates that the 
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defined slope and development setback has a factor of safety 1.2 the seismic condition. The minimum acceptable 
factor of safety for seismic slope stability is 1.0. Therefore. the slope meets the "Landslide Assessments in British 
Columbia" professional practice guidelines by EGBC (March I st

, 2023) under seismic conditions. 

5.3.5 Geotechnical Slope and Development Setback Recommendations 

Based on our analyses, we recommend a minimum 3 m setback from the top of slope for all construction and 
related activity, including buildings. roads, parking sta lls, construction traffic and stockpiles. We recommend that 
finished grades do not exceed 21-1: 1 V in glacial ti ll or engineered fill (through the use of grading fills , partially 
below grade basements which daylight on the south face) and that slopes cut within the clayey silt do not exceed 
3H: L V. Based on our review of the Lot Grading Plan, the existing slope will be replaced by the proposed grading 
which meets the geotechnical requirements for hillside developments as stated in the DP2 Steep Slope Guidelines 
provided by the City of Surrey and om recommendations above. Therefore, the minimum 3 m setback will not 
come into effect. 

GeoPacijic can complete (Ill engineered retaining 1,va// design package if required. 

Provided that all of ottr recommendations are followed, the site may be used safely for the intended use from a 
geotechnical perspective. 

The Landslide Assessment Assurance Statement is inch1ded in Appendix C of this report. 

5.3.6 AdditionaJ Slope Stability Commentary and Recommendations 

• Following our review of the ground conditions a deep-seated soi) fai lure under static conditions is highly 
unlikely with no net decrease in overall slope stability resulting from the proposed development and 
recommended setback. However, ongoing weathering and freeze/ thaw erosion are likely to continue. The 
loosened, weathered soils will be susceptible to both creep and erosion. We note that no evidence of any 
significant weathering or freeze/tha,v erosion was observed at the time of our investigation. 

• The development should take place in a manner which maximizes the retention of existing vegetation 
and retains all vegetation outside the developed building area and slope. If it is necessary to remove any 
trees along the slope below the prope1ty. we recommend that the sh1mps and root systems be left in place 
and replacement vegetation is planted in accordance vvith recommendations from an arborist. Regardless, 
a geotechnical engineer should be consulted before removing any trees or vegetation. 

• Jffuh1re erosion is observed a geotechnical engineeJ should be consulted and the vegetative ground cover 
should be enhanced. 

• Stonn water collected from the proposed structures, hard laudscapi.ng, and lawn basins sbould not be 
discharged down slope. 

• During construction excavated materiaJs should not be stockpiled within 3 metres of the crest of the slope. 

• We strongly recommended against any disposal of debris and/or organic wastes on the slopes. The debris 
increases the loading on the slope while also reducing the drainage capacity of the soil. 
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• Vegetation plays an important role in increasing the stability ofrhe slope and protecting it against shallow 
instabilities and erosion. The vegetation lowers water infiltration rates into the surficial soi ls and adds 
cohesion through their root systems. ihe aclditi.on of large trees to rhe slope is not recommended as the 
increased weight would be far more detrimental than any benefit gained by the presence of the root 
structure. We recommend that any denuded portio n of slope be re-vegetated w ith the assistance of an 
experienced landscaper or slope bio-remediation expert. 

5.4 Flood Construction Level 

We understand that the southwest corner of the overall site is located within the I in 200 year flood plain of the 
Serpentine River. As per the C ity ofSuney's Hazard Lands Development Pennit Area Guidelines for Flood Prone 
(DP2 Flood Prone), DP2 Flood Prone areas are those detennined to fall with in the 200 year Flood Plain as defined 
by the province of British Columbia. Based on the Lot Grading Plan, the proposed development area will be 
constructed at a minimum e levatio n of 5.87 m geodetic, and we confirm that this elevation is above tht' floodplain 
elevation (Provincial Flood Construction Level) specified on the Lot Grading Plan of 5.2 m geodetic. 

6.0 RECOMMENDATIONS 

6.1 Site Preparation 

Prior to placement of fil l, construction of foundations, floor slabs and new on-site roads and services. a ll 
vegetation, topsoil, constn,ction debris, organics. and loose or otherwise unsuitable/disturbed soils must be 
removed from the construction areas to expose a subgrade of stiff clayey silt or very dense glacial ti! I. Based on 
the available test hole data, we estimate stripping depths across to be within 0.3 m. Increased stripping may be 
required in localized areas where fills a.re present. Frequent test pits should be ca1Tied out on site during stripping 
to confinn the absence of organic si lt beneath the stripped subgrade. Any organics encountered below the c layey 
si lt subgrade should be removed prior to the placement of any fi lls. 

Any grade reinstatement beneath the site should be done using should be done with "·engineered fill''. In the 
context of this report, "engineered fill" is generally defined as clean sand to sand and grm•el containing silt and 
clay less than 5% by weight, compacted in 300 mm loose lifts to a minimum of 95% of the ASTM D1557 
(Modified Proctor) maximum dry density at a moisntre content that is within 2% of optimum for compaction. 
1he sandy si lt subgrade may be sensitive to changes i11 moisture content. Therefore, the excavation subgrade 
should be graded to prevent the pond, ng of water at footing locations. 

Stripping should extend out beyond the roadway or building envelope at a distance equal to the t hickness of 
proposed engineered fill beneath the road o r building. For example, if I rn of engineered till is placed below a 
structure then sttipping should extend a minimum distance of I metre beyond the outer edge of that struct11re. 
At footing elevations, the site should be graded to direct water away from the subgrade to faci litate the 
preservation of undisturbed bearing soils at the footi11g locations. All disturbed subgrade soils must be removed. 
and foundations will need to be lowered to Sltitable bearing soi l. Al temati,·ely, grade reinstatement below 
foundations may be completed with engineered fill. fo llowing removal of disturbed material. We recommend 
blinding all foundation subgrades with 50 mm of 19 mm c lear crushed gravel immediately after review and 
approval. 
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Stripping is not required in lanclscapecl areas unless the crite1ia stated in the previous paragraph requires the 
removal of that material. 

The geoteclmical e1zgineer shall be cuntactedfor the r·niew of stripping. proof rolling acth·ities. and engineered 
fill placeme/11 and compaction. 

6.2 Building Foundations 

Provided the site is prepared as described in Section 6.1 , conventional foundations can be used to support the 
proposed buildings. Paci and sttip footings founded on stiff clayey silt, very dense glacial till. or engineered fill 
can be designed for a Service Limit State bearing pressure of 120 kPa and Ultimate L imit State of 180 kPa. 

Irrespective of the allowable bearing pressures given, pad footings should not be less than 600 mm by 600 mm 
and strip footings should not be less than 450 mm in vvidth. Footings should also be buried a minimum of 450 
mm below the surface for frost protection. 

Adjacent foundations constructed at diffe,ing elevations should be offset from each other by a minimum distance 
oft,vice the difference in elevation (2H: IV). For example, two foundations separated by 1.0 min elevation should 
be offset horizontally from each other by a minimum distance of 2.0 m as measured from the inside edges of 
those foundations. Foundations constructed within 21:-1: IV of each other may impose additional vertical and 
horizontal forces on lower foundations, columns, amVor foundation walls. GeoPacific should review foundat ion 
layouts which do not achieve the minimum 2 H: IV offset. 

All footing subgrades must be revie,ved bv Geo Pacific to confirm the recommended bearing capacities for the 
site. 

6.3 Seismic Considerations 

As stated by Ministetial Orclet No. BA 2023 I 0. seismic design is to confonn with Subsection 4.1.8. of the 2018 
BCBC unti l March 9, 2025, at which point seismic design as per the 2024 BCBC will become mandatory. 
Therefore, the subgrade conditions underlying the site may be classified as Site Class "E" according to the British 
Columbia Building Code 2018 {BCBC 20 18) Table 4. 1.8.4.A. Peak ground accelerations on firm ground for the 
approximate site location is 0.32g for this site (National Resource Canada, Site Coordinates: 49. l 70 degrees 
North, 122.751 West.) 

The subsurface soils beneath the proposed founding level of the buildings are not expected to be prone to 
liquefaction or other forms of ground softening under the design ea11hquake defined within the 2018 BCBC. 

The se ismic design contained in this report will need to be substantially updated if the building pe1111it application 
is made after March 9'h, 2025. 
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6.4 Slab-On-Grade Floors 

In order to provide suitable suppo11 and drainage, floor slabs should be directly underlain by a minimum of 150 
mm of a free draining 19 mm clear crush eel gravel, and hydraulically connected to perimeter drainage. A moisture 
barrier should underlie the slab directly above the free draining granular material. The free draining granular 
material should be placed and compacted in 300 mm loose lifts to a minimum of 95% Modified Proctor dry 
density (ASTM D 1557), at a moisture content that is within 2% of its optimum for compaction. 

Co111pactio11 oftlie slab-011-grwle_fill must be reviewed by the geotech11ical engineer. 

6.5 Methane Gas Generation 

As the topsoil and organic material w ill be removed from beneath the development area, we do not expect 
methane generation. Thus, a methane ventilation system is not required. 

6.6 Foundation Drainage 

We expect that the building slabs will be above exterior grades. From a geotechnical perspective, buildings do 
not require perimeter drains if exte1;or grades are sloping away from the building and the slab is at least 150 mm 
above exterior grades. Any below grade construction or foundation walls that retain soil will req uire perimeter 
drainage. 

6.7 Temporary Excavations 

We expect that temporary excavations would be sloped where possible since it is more economical to do so. We 
expect that slopes may be cut to I horizontal to I vertical ( I H: 1 V) in the topsoil , stiff c layey silt. and dense to 
very dense glacial ti ll. 

All excavations and trenches must confom1 to the latest Occupational Health and Safety Regulations supplied by 
Work Safe BC. Any excavation in excess of 1.2 metres in depth requiring worker enh-y must be reviewed by a 
professional geotechnical engineer. All slopes should be covered with poly sheeting. 

Temporwy cur slopes in excess of 1.2 m in height must be covered in polyethylene sheeting a11d require review 
by a professional engineer in accordance with WorkSafe BC guidelines, prior lo worker entry 

Geo Pacific can provide excavation designs for temporary excavations completed 1rithi11 tire soji clayey silt soils 
located 11pproxi111a1e(v 2.4 to 3. 0 111 below grade ifrequired. 

6.8 Utility Installation 

Uti lity excavations should be sloped in accordru,ce with Section 6.7 of this report or shored in accordance with 
the latest Work Safe BC regulations. Any excavations in excess of 1.2 m in height requiring worker entry must 
be reviewed by a professional engineer prior to entry. 

Some light to moderate perched groundwater seepage may be encountered during excavations, which we expect 
can be controlled using conventional sumps and sump pumps. 

Pipe bedding. backfill materials and compaction requirements should confom1 to the specifications outlined in 
the Master Municipal Construction Documents (MMCD). 
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Temporary cut slopes in excess of 1.2 111 in height must be covered in polyethylene sheeting and require re1,iei,v 
by a professional engineer in accordance with WorkSafe BC g11ideli11es, prior to worker entry. 

6.9 On-Site Pavement Structu1·es 

Fol lowing the recommended site preparation noted in Section 6.1 , the stripped road subgrade should be proof 
rolled to locate any loose zones. Any areas which have become loosened ru1d can not be recompacted to a 
minimum of95% Modified Procter (ASTM D1557) maximum dry density must be excavated and replace with 
engineered fill. 

Provided that the subgrade consists of stiff clayey silt, g lacial till, or engineered fill, it is our opin ion that our 
recommended pavement section, given in Table 2, is sufficient to cany the anticipated vehicle loads in on-site 
parklng areas and drive aisles. 

Table 2· Recommended Minimum Pavement Structure for On-Site Parkin° and Drive Aisles ,,-.. 

Material Thickness (mm) CBR 

Asphaltic Concrete 75 -

19 mm minus crushed gravel base course 150 80 

75 mm minus, well graded, clean, sand and 200 20 
gravel subbase course 

The asphalt thickness may be decreased to 65 mm in parking areas to be occupied solely by automobiles and light 
trucks. All base and subbase fills should be compacted to a minimum of 95% Modified Procter (ASTM D 1557) 
maximum dry density. 

Density testing should be conducted on these materials and the results forwarded to the geotechnical engineer 
for review. The geotec!t11ical engineer shall be contactedfor review of placement. compaction, and proof rolling 
of the on-site road sub-structure. 

6.10 New Municipal Pavement Structures 

We expect the development would include construction of new municipal local roads within the cwTent site 
boundaries. for proposed new municipal Local roads the City of Suney's minimum pavement strncture 
requirements. as indicated in Table 3 hereafter, are acceptable following the site preparation noted in Section 6. l. 

Table 3: Minimum Pavement Structure for Urban Local Municipal Roads 
Material Thickness (mm) CBR 

Asphaltic Concrete 85 -
19 mm minus crushed gravel base course 100 80 

75 mm minus, well graded, clean, sand and 200 20 
gravel subbase course 

All base and subbase fills should be compacted to a m1111mum of 95% Modified Procter (ASTM D 1557) 
maximum dry density. 
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Density testing slioultl be coml11c:ted on these mmerials and the results forwarded to t!te geoteclmical engineer 
for review. 

6.11 Radon 

The new BCBC 2024 requires that all buildings in BC be designed ·with a radon ventilation system. The underslab 
fill materials specified in Section 6.4 could be utilized as part of the system. We expect that the sing le family 
homes will be designed under Part 9 of the building code and Parr 9 provides a detail of a radon venti lation 
system that can be utilized by the house designer. 

7.0 FIELD REVIEWS 

As required for Municipal and Provincial "Letters of Assurance". GeoPacitic Consultants ltd. \\'ill carry out 
sufficient field reviews during consm1ction to ensure that the Geoteclmical Design recommendations contained 
\Vi thin this report have been adequately communicated to the design team a nd to the contractors implementing 
the design. These field reviews are not carried out for the benefit of the contractors and therefore do not in any 
way effect the contractors' obi igations to perfom1 under the tenns of his/her contract. 

lt is the contractors· responsibility to advise GeoPacific Consultants Ltd. (a minimum of 48 hours in advance) 
that a field review is required. ln summary, reviews are required for the following construction activities. 

I. 
2. 
... 
..). 

4. 
5. 
6. 

Stripping 
Excavation 
Engineered Fil l 
Proof Rolling 
Foundation 
Slab-on-grade 

Review of stripping. 
Review of temporary cut slopes. 
Review of fill materials and compaction. 
Review of proof rolling of on-site road sub-strncture. 
Review of foundation s11bgrade. 
Review of subgrade and under slab fill materia ls and 
compaction. 

lt is important that these reviews are carried out to ensure that our intentions have been adequately communicated. 
It is also im'portant that any contractors working on the site review this document prior to commencing their work. 
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8.0 CLOSURE 

This report has been prepared exclusively for our client for the purpose of providing geotechnical 
recommendations for the design and construction of the proposed development. The report remains the property 
of GeoPacific Consultants Ltd. and unauthorized use of~ or duplication ot: this report is prohibited. 

We are pleased to be of assistance to you on this project and we trust that our comments and recommendations 
are both helpful and sufficient for your current purposes. ff you would like further detai ls or woLLld like 
c larification of any of the above. please do not hesitate to call. 

For: 
GeoPacific Consultants Ltd. 

Bobby S. Sandhu, B.Eng., E. I.T. 
Geotechnical Engineer-fn-Training 

Reviewed by: 

Kevin Bodnar, M.Eng., P.Eng. 
Principal 
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Test Hole Log: TH22-01 
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Fi/e: 21099 

Project: Town house Development 
1779 West 75th Avenue, Vancouver. BC, V6P 

Client: Beech Westgard Developments ltd. 6P2 
Tel: 604-439·0922 Fax:604-439-9189 

Site Location: 17077, 17121 92nd Ave, Surrey BC 

INFERRED PROFILE 

-~ 
E 

~ ai c s: 
> Q) --Q) c ai Remarks 

SOIL DESCRIPTION 
w 0 
;;::., 0 ro 
.s ~ DCPT 

,: 
0 ::::, "O 

.c .0 .c <ii (blows per foot) 
C 

a. E a. . . ::::, 

Q) >, QJ "6 10 20 30 40 e 
0 en 0 ~ ('.) 

ft m Ground Surface 0.0 

~j 
..... 0 ,....__, r 1 ,-. --- TOPSOIL >---,-. 

V 6 ,-. 
vv Sand and silt with trace roots, 7 ,-. / I 

i1 
..... 1 

brown, moist, loose 11 ,-. v 31 .6 14 ,- v ,,, .,. 
CLAYEY SILT 1 

- 2 V Oxidized, yellow to grey, stiff 7~ v,,. 
---8 CLAYEY SILT; dry. 9 V 

10 - 3 v,,, 
---11 v Becomes soft and wet@ 3.0 m 1 12 v,,. 100.6 1 

13 ,. 
- 4 1 

14 V 1 
15 v,,, ,. 1 16 - 5 1 
17 V 

18 
v,,, ,. 1 

1 19 
- 6 / 

~3 20 L--"'/ / 

21 2 22 ,,.. 
23 - 7 L--"'/ .,. 2 

24 ,,.. Trace gravel@ 7.3 m 2 
25 1--..,., 

--- 2 
26 - 8 
27 ,,.. 
28 "'v .,. 2 

>- 2 29 r- 9 ,,.. 
30 ,,.Y ...- 1 
31 2 32 V Trace sand and gravel @ 
33 :::- 10 vv .,. 

46.8 2 

34 - V 9.8 m 1 4 
35 ,-. vv .,. 
36 :::- 11 --
37 - vv 11 .6 
38 - .,. 
39 ':.. 12 ~,: ~ GLACIAL TILL 
40 1-4 1,. i,..AI Grey, very dense, SAND with 
41 1.-o ~ 42 V t some SILT and trace to some 
43. ~ 

- 13 1-4 c· i,..AI 
GRAVEL; wet 44 

1.-o 
~ 27.8 V t 13.7 

45: ~ 46 ,-. 14 End of Borehole 
47 
48 
49; ~-' 
50 

,-. 15 

51 " 

Logged: BE Datum: Ground elevation 

Method: Solid stem auger Figure Number: A.02 

Date: 2022-04-19 Page: 1 of 1 



Test Hole Log: TH22-03 
File: 21099 
Project: Townhouse Development 

Client: Beech Westgard Developments Ltd. 
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APPENDIX B-SLOPE STABILITY ANALYSES 



Proposed 
Surcharge 

10 kPa 

Color 

□ 
D 

Name 

Clayey Silt 

Glacial Till 

13.0mi 

~kxxxx, 

12 

10 

8 

6 

C: 
0 4 1-

~ 
> 
(I) 2 w 

0 I-

-2 

-4 

-6 

-8 

Material Model Unit 
Weight 
(kN/m3) 

Mohr-Coulomb 17 

Mohr-Coulomb 20.5 

5H:1V 

Effective 
Cohesion 
(kPa) 

5 

20 

Effective 
Friction 
Angle (0

) 

28 

40 

• E 
0 
L() 

.Y 

Phi-B 
(· ) 

0 

0 

Piezometric 
Line 

1 

1 

3.678 .-
Minimum Acceptable 

Factor of Safety 
= 1.5 

Assumed 
GWT 

-10 I I I I I I I I I I I I I I I I I I I I I I II _) 
0 2 4 6 8 10 12 14 16 18 20 22 24 26 28 30 32 34 36 38 40 42 44 46 48 50 

Distance 

-
Project: 17077 and 17121 92 Avenue, Surrey, BC Job No.: 21099 

Model: Slope Stability - Section A-A' - Existing Slope - Seismic Date: Oct. 10, 2023 

Method: Morgenstern-Price Horz Seismic Coef. : 0 Scale : 1 :250 ~~ ~~~r.~~IFIC 

Site Address : 17077 and 17121 92 Avenue, Surrey, BC Analysis by: BSS 

P (60-SI 439 09ll 
r (6041439 9189 

,e-op~(iric.ca 
1779 WH t 75"' Av~nut 
VancOV'VU. BCV6P 6P1 

R:\Jobs\21000 FILES\21000121099 - (REF FILE 20689) Bothwell South, 9265 Bothwell Drive and 17077. 17121 92ndAvenue, Surrey BC\Malysis\21099 - Section A-A' - 2023-10-10- Higher GWT as per Peer Review Comments (BSS).gsz 



Proposed Color Name 

Surcharge 
10 kPa II Clayey Sill 

□ Glacial Till 

16 

8 

6 

6 
2 

I ~ Q 

iii 
W -2 

-4 

-6 

-8 

-10 1-

-12 1-

-1 4 

Material Model Unit I Cohesion I Piezometric 
Weight (kPa) Line 
(kN/m') 

Undrained (Phi=O) 17 I 50 

Undrained (Phi=O) 20.5 I 100 

r 
5H:1V 

i 
E 

1.202 .-
Minimum Acceptable 

Factor of Safety 
= 1.0 

-16 
-6 -4 -2 0 4 6 8 10 12 14 16 18 20 22 24 26 28 30 32 34 36 38 40 42 44 46 48 50 52 54 56 58 60 62 64 

Distance 

Project: 17077 and 17121 92 Avenue, Surrey, BC Job No.: 21099 

Model: Slope Stability - Section A-A' - Existing Slope Date: Oct. 10, 2023 

Method: Morgenstern-Price Horz Seismic Coef.: 0.32 Scale : 1 :300 ~~ ~~~~~~IFIC 
Site Address : 17077 and 17121 92 Avenue, Surrey, BC Analysis by: BSS 

R:\Jobs\21000 FILES\21000\21099 - (REF FILE 20689) Bothwell South, 9265 Bothwell Drive and 17077. 17121 92nd Avenue, Surrey BC\Analysis\21099 • Section A-A' • Seismic • 2023-10-10 (BSS).gsz 

P(604l 4J,Ml1 
r(60dl ,099199 

c.o,acific.c• 
171'9 Well 7S"' A-ue 
VAncOUV'fl, 6C VfiP (,Pl 



APPENDIX C - LEGISLATED LANDSLIDE ASSESSMENT ASSURANCE 
STATEMENT 



LANDSLIDE ASSESSM ENT ASSURANCE STATEMENT 

Notes: This statement is to be read and completed in conjunction with the Engineers and Geoscientists BC Professional 
Practice Guidelines - Landslide Assessments in British Columbia ("the guidelines") and the current BC Building Code (BCBC), 
and is to be provided for Landslide Assessments (not floods or flood controls), particularly those produced for the purposes of 
the Land Title Act, Community Charter, or Local Government Act. Some jurisdictions (e.g., the Fraser Valley Regional District or 
the Cowichan Valley Regional District) have developed more comprehensive assurance statements in collaboraflon with 
Engineers and Geoscientists BC. Where those exist, the Qualified Professional is to fill out the local version only. Defined terms 
are capitalized; see the Defined Terms section of the guidelines for definitions. 

To: The Approving Authority (or Client) 

{.,\'~'1 of- >"~ 
-+-\\~"'-~' ~o - - ~ \Q~'::\~ Pr.J~ EN_ v~f.,+-1 - ~v--+"®1=-' 1 ic. 1 Y 1. ' \ V ~ 
Jurisdiction/name and address 

With reference to (CHECK ONE): 

~ A. Land Title Act (Sectfon 86) - Subdivision Approval 
[i?" B. Local Government Act (Sections 919.1 and 920)- Development Permit 
L. C. Community Charter (Section 56) - Building Permit 
D D. Non-legislated assessment 

For the following property (the "Property"): 

\ 1-o ".l--,- /Wt> )::1-,1.. \ 
Civic address of the Property 

The undersigned hereby gives assurance that they are a Qualified Professional and a professional engineer or professional 
geoscientist who fulfils the education, training, and experience requirements as outlined in the guidelines. 

I have signed, authenticated, and dated, and thereby certified, the attached Landslide Assessment Report on the Property in 
accordance with the guidelines. Thal report must be read in conjunction this statement. 

In preparing that report I have: 

[CHECK TO THE LEFT OF APPLICABLE ITEMS) 

~ - Collected and reviewed appropriate background fnformation 

_6. Reviewed the proposed Residential Development or other development on the Property 

6. Conducted field work on and, if required, beyond the Property 

~Y. Reported on the results of the field work on and, if required, beyond the Property 

_./_ 'i 5. Considered any changed conditions on and, if required, beyond the Property 

6. for a Landslide Hazard analysis or Landslide Risk analysis, I have: 
..L.f 1 reviewed and characterized, if appropriate, any Landslide that may affect the Property 
~ 9.2 estimated the Landslide Hazard 

..LJt.3 identified existing and anticipated future Elements at Risk on and, if required, beyond the Property 
_../_ fi 6.4 estimated the potential Consequences to those Elements at Risk 

7. Where the Approving Authority has adopted a Level of Landslide Safety, I have: 
7. 1 compared the Level of Landslide Safety adopted by the Approving Authority with the findings of my 

investigation 
7.2 made a finding on the Level of Landslide Safety on the Property based on the comparison 
7.3 made recommendations to reduce Landslide Hazards and/or Landslide Risks 



LANDS LIDE ASSESSMENT ASSURANCE STATEMENT 

8. Where the Approving Authority has not adopted a Level of Landslide Safety. or where the Landslide Assessment is not 
~ roduced in response to a legislated requirement, I have: 
~1 described the method of Landslide Hazard analysis or Landslide Risk analysis used 
_ 8.2 referred to an appropriate and identified provincial, national, or international guideline for Level of Landslide 

/ Safety 

J:.3 compared those guidelines (per item 8.2) with the findings of my investigation 
.4 made a finding on the Level of Landslide Safety on the Property based on the companson 
.5 made recommendations to reduce Landslide Hazards and/or Landslide Risks 

_ 9. Reported on the requirements for future inspections of the Property and recommended who should conduct those 
inspections 

Based on my comparison between: 

[CHECK ONE] 

U / the findings from the investigation and the adopted Level of Landslide Safety (item 7.2 above) 
Q"' the appropriate and identified provincial, national. or international guideline for Level of Landslide Safety (item 8.4 above) 

Where the Landslide Assessment Is not produced in response to a legislated requirement. I hereby give my assurance that, 
based on the conditions1 contained in the attached Landslide Assessment Report: 

A. )3UBDIVISION APPROVAL 

Kl For subdivision approval, as required by the Land Title Act (Section 86), "the land may be used safely for the use intended" 
[CH¢'KONE] 

d with one or more recommended additional registered Covenants 
□ without an additional registered Covenant(s) 

B.; DEVELOPMENT PERMIT 

21' For a development permit, as required by the Local Government Act (Sections 488 and 491 ), my report will "assist the local 
government in determining what conditions or requirements it will impose under subsection (2) of fSection 491]" 
[CljECK ONE] 

,d with one or more recommended additional registered Covenants 
□ without an additional registered Covenant(s) 

C. BUILDING PERMIT 

o For a building permit, as required by the Community Charler(Section 56), "the land may be. used safely for the use 
intended" 
ICHECKONE] 

□ with one or more recommended additional registered Covenants 
□ Without any additional registered Covenant(s) 

' When seismic-slope stability assessments are involved, Level of landslide Safety is considered lo be a "life safety· crilena. as described in Commentary JJJ 
of Ille Na/Iona/ Building Code or Canada (NBC) 2015, Structural Commentaries (User's Guide - NBC 2015: part 4 of division 8). Thfs states: 

"The primary objective of seismic design Is to provide an acceptable level of safety for bullding occupants and the general public as the building responds lo 
strong ground moUon; in other words, to minimize loss of life. This implies that, although there 1•~11 likely be extensive structural and non-structural damage, 
during lhe DGM (des19n ground motion). there is a reasonable degree of confidence that the building will not collapse, nor will its attachments break off and 
fall on people near the building. This performance level is termed 'extensive dama.ge' because, although tile structure may be heavily damaged and may 
have lost a substantial amount of its initial strength and stiffness. it retains some margin of resistance againsl collapse." 



LANDSLIDE ASS ESSMENT ASSURANCE STATEMENT 

~ 10DN/.WL ,S-(f1 . I ~ 1~ ,z,o_ i.1-\_,___ __ 
Name (print) 

Address 

-
Telephone 

Email 

Date 

Permit to Practice 
EGBC 

1000782 

(Affix PROFESSIONAL SEAL and signature here) 

The Qualified Professional, as a registrant on the roster of a registrant firm, must complete the following: 

I am a member of the firm (,bfAUlf1c,, 6) ~Jv1/W1J t,,-J)__.,_. _____ _ 
(Print name of firm) 

with Permit to Practice Number ______ _,_, 'Oo----=-.:,:....::b:._r-'---"i '--:/_- ---------------
(Print permit to practice number) 

and I sign this letter on behalf of the firm. 

s. 22(1)

s. 22(1)

s. 22(1)

s. 22(1)

s. 22(1)



APPENDIX D - REFERENCE DRAWING 
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Woodridge Correspondence



Arborist Report
Inventory and Assessment of Trees Associated to Development at

17077, 17121 92 Avenue, Surrey

October 1, 2024
Revision #6

Adrian Szabunio, Diploma in Civil Engineering Technology
ISA Certified Arborist and Tree Risk Assessor PR 5079A

Terry Thrale PN 6766A

Prepared in the office of Woodridge Tree Consulting Arborists Ltd.at 2513, 141 Street, Surrey. Business License 148843
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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Arborist Update Summary October 1, 2024

● The report, tree management plan and summary tables are updated
to reflect trees 55-58 as removed.

Updated by:

PN 6766A

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca

Page 1
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Assignment and Methodology

Woodridge Tree has been retained to undertake an inventory and assessment of trees associated with development of at 17077 and 17121 92
Avenue, Surrey. The objective is to make tree preservation and protection recommendations in the context of municipal permits, rules and
regulations for development.

Associated trees were visually assessed to determine species, diameter at breast height (dbh) and characteristic description. Tree diameters were
measured at 1.4 meters height with a diameter tape. Protection areas were calculated for all trees within range of the property. Tree hazards were
assessed according to International Society of Arboriculture standards using the TRAQ (Tree Risk Assessment Qualification) method.
Recommendations for removal or retention are based on assessment outcome and proximity of trees to structure and infrastructure. Soil testing,
root exploration and internal probing of tissue have not been incorporated in the findings.

The observations recorded are based on inspections performed on April 19, 2022. The weather at that time was partly cloudy and approximately
10 degrees Celsius.

Source: COSMOS

aerial image of property before redevelopment

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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Findings
The properties at 17077 and 17121 92 Ave, Surrey are located on the North side of 92 Avenue, and the West side of Bothwell Drive near the
intersection of Bothwell Drive and 92 Avenue. At the time of observation, a house stood on the properties on 92 Avenue. 9265 Bothwell Drive had
no structures.. Associated trees were comprised of native conifers and ornamental deciduous species. Trees located on the subject property, and
neighbors’ trees close to the property lines are considered in the findings of this report.

17707 92 Avenue 17121 92 Avenue

image of property from street at time of field data collection

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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Tree Inventory and Assessment
● DBH - Diameter at 1.4m height measured in centimeters

○ on trees with multiple stems the 3 largest sections measured at 1.4m are combined to make up the total.

● critical root zone (TPZ) = dbh x 6 unless otherwise specified ● LCR = live crown ratio, percentage of live crown remaining
D=Dormant

● ci - City owned tree ● os - off site tree

● CR- Crown Radius ● S - Surveyed, y=yes, n=no

Retention Suitability Definition of Terms
Good- Tree is void of major defects and in the absence of other

factors and can be retained.
Moderate- Tree exhibits defects but mitigative actions are possible

that can increase its duration of existence. Retention is
possible.

Poor- Tree is dead, dying, hazardous or a short lived species not
likely to succeed. Permit would likely be issued for removal
regardless of other factors.

ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

1-501

Y Red Alder Alnus rubra 66 40 3 15 Large decay at base. Small hangers in the crown. Dead
branches in the lower crown. Ivy growing up the base.

Poor Remove

3.96

2-502

Y Red Alder Alnus rubra 65 50 3 10 Leaning south. Large ivy vines girdling the trunk into the
upper crown.

Poor Remove

3.90

3-503

Y Red Alder Alnus rubra 35 10 2 9 Sounding indicates hollow portions of the trunk. Low
live crown ratio. Pockets of decay visible on the upper
trunk.

Poor Remove

2.10

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

4-504

Y Red Alder Alnus rubra 60 20 3 10 Ivy girdling trunk into the upper crown. Dead top. Low
live crown ratio.

Poor Remove

3.60

5-505

Y Western Red
Cedar

Thuja plicata 44 100 3 12 Straight, single stem. Ivy is beginning to grow up the
base. Healthy foliage colour and density.

Moderate Remove

2.64

6-506

Y Red Alder Alnus rubra 40 30 2 14 Pockets of decay throughout the trunk. Ivy vines girdling
the trunk. Many dead lower branches. Dead top.

Poor Remove

2.40

7-507

Y Red Alder Alnus rubra 40+6
0=10
0

40 3 15 Dual stem at base, leaning opposite directions. Small
hangers in the crown.

Poor Remove

6.00

8-508

N Red Alder Alnus rubra 45 20 3 15 Large pockets of decay on the trunk. Dead top. Poor Remove

2.70

9-509

Y Red Alder Alnus rubra 42 50 3 15 Very decayed trunk with large woodpecker holes at the
base and throughout the trunk into the mid crown.

Poor Remove

2.52

10-510

Y Western Red
Cedar

Thuja plicata 93 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

5.58

11-511

Y Red Alder Alnus rubra 34 20 2 20 Decurrent, natural crown form. Pockets of decay at the
base.

Poor Remove

2.04

12-512

Y Western Red
Cedar

Thuja plicata 63 80 2 20 Dual stem at 15m with included bark in the union.
Healthy foliage colour and density.

Moderate Remove

3.78

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

13-513

Y Western Red
Cedar

Thuja plicata 110+
21=1
31

70 3 20 Dual stem at base, multiple stems at 3m with included
bark in the union. Healthy foliage colour and density.

Moderate Remove

7.86

14-514

Y Red Alder Alnus rubra 40 25 3 20 Leaning west. Pockets of decay throughout the trunk. Poor Remove

2.40

15-515

Y Western Red
Cedar

Thuja plicata 60 70 3 20 Base kinks south and self corrects in the crown. Dual
stem at 2m with included bark. Overall poor structure.

Poor Remove

3.60

16-516

Y Western Red
Cedar

Thuja plicata 74 60 3 20 Base sweeps west and self corrects in the crown.
Healthy foliage colour and density.

Moderate Remove

4.44

17-517

Y Western Red
Cedar

Thuja plicata 35 60 2 15 Straight, single stem. Healthy foliage colour and density.
No major defects. Crown growing into the above
powerlines.

Moderate Remove

2.10

18-518

Y Bigleaf Maple Acer
macrophyllum

151 70 8 25 Mature. Some pockets of decay on the trunk, no basal
rot detected. Full crown.

Moderate Remove

9.06

19-519

Y Japanese
Maple

Acer palmatum 11+1
1+20
=42

60 2 4 Multiple stems at base. Good buds. No major defects. Moderate Remove

2.52

20-520

Y Bigleaf Maple Acer
macrophyllum

55 50 3 20 Decurrent, natural crown form. Hangers in the crown.
Full crown.

Moderate Remove

3.30

21-521

Y Western Red
Cedar

Thuja plicata 37 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.22

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

22-522

y Western Red
Cedar

Thuja plicata 45 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.70

23-523

Y Western Red
Cedar

Thuja plicata 37+2
0=57

90 3 15 In a row of trees. Dual stem at base. Healthy foliage
colour and density.

Moderate Remove

3.42

24-524

Y Western Red
Cedar

Thuja plicata 35 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.10

25-525

Y Western Red
Cedar

Thuja plicata 49 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.94

26-526

Y Western Red
Cedar

Thuja plicata 32+1
0=42

90 3 15 In a row of trees. Dual stem at base. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.52

27-527

Y Western Red
Cedar

Thuja plicata 40+3
7=77

90 3 15 In a row of trees. Dual stem at base. Healthy foliage
colour and density. No major defects.

Moderate Remove

4.62

28-528

Y Western Red
Cedar

Thuja plicata 40 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.40

29-529

Y Western Red
Cedar

Thuja plicata 45 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.70

30-530

Y Western Red
Cedar

Thuja plicata 48 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.88

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

31-531

N Western Red
Cedar

Thuja plicata 31 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

1.86

32-532

N Western Red
Cedar

Thuja plicata 36 90 3 15 Straight, single stem. Top down dieback. Poor Remove

2.16

33-533

Y Western Red
Cedar

Thuja plicata 60 80 2 15 Straight, single stem. Exposed cambium on the south
side. Sparse inner crown. In decline.

Poor Remove

3.60

34-534

Y Western Red
Cedar

Thuja plicata 102 90 4 20 Dual stem at 3m with included bark in the union.
Healthy foliage color and density.

Moderate Remove

6.12

35-535

Y Western Red
Cedar

Thuja plicata 75 80 3 20 Dual stem at 3m with included bark in the union.
Exposed cambium on the trunks.

Moderate Remove

4.50

36-536

Y Western Red
Cedar

Thuja plicata 33 - - - Dead tree standing. Poor Remove

Dead 1.98

37-537

Y Western Red
Cedar

Thuja plicata 63 80 3 15 Lopped leader on the south side. Dead lower branches.
Exposed cambium on the trunk.

Poor Remove

3.78

38-538

Y Amabilis Fir Abies amabilis 55 50 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

39-539

Y Western Red
Cedar

Thuja plicata 151 70 4 20 Dual stem at 2m, multiple stems at 4m. Healthy foliage
colour and density.

Moderate Remove

9.06
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

40-540

Y Hemlock Tsuga
heterophylla

36 50 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects. Crown growing into the overhead
powerlines.

Moderate Remove

2.16

41-541

Y Red Alder Alnus rubra 62 20 3 20 Decurrent, natural crown form. Large girdling vines
throughout the trunk. Low live crown ratio.

Poor Remove

3.72

42-542

Y Red Alder Alnus rubra 58 20 3 20 Decurrent, natural crown form. Large girdling vines
throughout the trunk. Low live crown ratio.

Poor Remove

3.48

43-543

Y Red Alder Alnus rubra 50 40 3 20 Decurrent, natural crown form. Leaning west. Full
crown.

Poor Remove

3.00

44-544

Y Western Red
Cedar

Thuja plicata 85 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

5.10

45-545

Y Red Alder Alnus rubra 50+5
2=10
2

40 3 20 Dual stem at 1m with included bark in the union.
Woodpecker holes along the trunk indicate decay.

Poor Remove

6.12

46-546

Y Western Red
Cedar

Thuja plicata 60 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.
The location conflicts with Lot 29.

Good Remove

3.60

47-547

Y Red Alder Alnus rubra 60 30 4 20 Dual stem at 2m with included bark in the union. Dead
branches throughout the crown. Epicormic shoots
throughout the trunk.
The location conflicts with Lot 29.

Poor Remove

3.60

48-548

Y Western Red
Cedar

Thuja plicata 123 70 3 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

The location conflicts with Lot 29.

Moderate Retain

7.38
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

49-549

Y Red Alder Alnus rubra 40 20 3 15 Crown bows east. Low live crown ratio.

The location conflicts with Lot 29.

Poor Remove

2.40

50-550

Y Western Red
Cedar

Thuja plicata 143 80 4 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Reduce to
safe wildlife
tree 8.58

51-551

Y Paper Birch Betula papyrifera 35 30 3 15 Pockets of decay throughout the trunk. Dead top. Poor remove

2.10

52-552

Y Red Alder Alnus rubra 48 40 3 20 Decurrent, natural crown form. Large dead lower
branches. Pockets of decay through the trunk.

Poor Remove

2.88

53-553

Y Red Alder Alnus rubra 37 40 3 15 Decurrent, natural crown form. Full crown. Poor Remove

2.22

54-554

Y Western Red
Cedar

Thuja plicata 70 70 3 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Good Retain

4.20

55-555

Y Red Alder Alnus rubra 63 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

3.78

56-556

Y Red Alder Alnus rubra 38 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

2.28

57-557

Y Red Alder Alnus rubra 33 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

1.98
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ID# S Common
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Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

58-558

Y Red Alder Alnus rubra 40 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

2.40

59-559

Y Cherry Prunus spp. 39 50 3 15 Weeping form. In full bloom. No major defects detected. Moderate Remove

2.34

60-560

Y Red Alder Alnus rubra 40 50 2 20 Decurrent, natural crown form. Pockets of decay
throughout the trunk.

Poor Retain

2.40

61-561

Y Red Alder Alnus rubra 40 30 2 20 Upheaving roots. Rot in the base and throughout the
trunk.

Poor Retain

2.40

62-562

Y Red Alder Alnus rubra 25+2
0+5=
50

40 3 15 Multiple stems at base. Pockets of decay throughout
each trunk.

Poor Remove

3.00

63-563

Y Red Alder Alnus rubra 25+1
0+15
=50

60 2 15 Multiple stems at base. Pockets of decay throughout
each trunk. Full crowns.

Poor Reduce to
safe wildlife
tree 3.00

64-564

Y Douglas Fir Pseudotsuga
menziesii

200 50 3 25 Four trees growing on a nurse stump. Share a root ball
and crown. Some inner crown dieback throughout.

Moderate Reduce to
safe wildlife
tree

12.00

65-565

Y Black
Cottonwood

Populus
trichocarpa

62 40 4 20 Decurrent, natural from. Full crown. Poor Reduce to
safe wildlife
tree

3.72

66-566

Y Sitka Spruce Picea sitchensis 75 50 2 25 Growing on a nurse stump at about 2m. Large roots
extending into the soil. Some lower crown dieback.

Moderate Retain

4.50
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

67-567

Y Western Red
Cedar

Thuja plicata 44 70 2 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Good Retain

2.64

68-568

Y Red Alder Alnus rubra 52 20 3 20 Vines girdling the trunk into the mid crown. Low live
crown ratio.

Poor Reduce to
safe wildlife
tree 3.12

69-569

Y Cherry Prunus spp. 32+1
7=54

20 3 15 Dual stem at 1m with included bark in the union.
Pockets of decay throughout the trunk. Large exposed
roots around the base.

Poor Remove

3.24

70-570

Y Hemlock Tsuga
heterophylla

39 50 3 15 Single stem leaning west. Large exposed roots have
been cleanly pruned. Inner crown dieback.

Moderate Remove

2.34

71-571

Y Grand Fir Abies grandis 65 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.90

72-572

Y Western Red
Cedar

Thuja plicata 58 60 2 20 Straight, single stem. Top down dieback in the crown. Poor Remove

3.48

73-573

Y Western Red
Cedar

Thuja plicata 80 80 5 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.80

74-574

Y Western Red
Cedar

Thuja plicata 35 60 2 20 Straight, single stem. Top down dieback in the crown. Poor Remove

2.10

75-575

Y Western Red
Cedar

Thuja plicata 53 - - - Dead tree standing. Poor Remove

Dead 3.18
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ID# S Common
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Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

76-576

Y Western Red
Cedar

Thuja plicata 32 - - - Dead tree standing. Poor Remove

Dead 1.92

77-577

Y Bigleaf Maple Acer
macrophyllum

25+2
5+72
=122

50 6 20 Triple stem at base. Dead branches throughout the
crown. Shares a root ball with trees #578 and #579.

Poor Remove

7.32

78-578

Y Bigleaf Maple Acer
macrophyllum

77+4
7=12
4

50 6 20 Dual stem at base. Dead branches throughout the
crown. Shares a root ball with trees #577 and #579.

Poor Remove

7.44

79-579

Y Bigleaf Maple Acer
macrophyllum

30 50 6 20 Decurrent, natural crown form. Dead branches
throughout the crown. Shares a root ball with trees
#577 and #578.

Poor Remove

1.80

80-580

Y Sitka Spruce Picea sitchensis 45 70 2 20 Straight, single stem. Some inner crown dieback. Poor Remove

2.70

81-581

Y Western Red
Cedar

Thuja plicata 25+4
2=67

70 3 20 Dual stem at base. Healthy foliage colour and density. Moderate Remove

4.02

82-582

Y Western Red
Cedar

Thuja plicata 80 60 4 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.80

83-583

Y Bigleaf Maple Acer
macrophyllum

200 30 5 25 Multiple stems at base. Some dead stems at the base.
Sounding of the trunk indicates hollow portions.

Poor Remove

12.00

84-584

Y Western Red
Cedar

Thuja plicata 39 10 2 15 Straight, single stem. Very sparse inner crown, In
decline.

Poor Remove

2.34
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

85-585

Y Western Red
Cedar

Thuja plicata 35+1
20=1
55

60 3 20 Dual stem at base. Large girdling roots are exposed
around the base. Sparse inner crown.

Poor Remove

9.30

86-586

Y Western Red
Cedar

Thuja plicata 65 40 2 20 Dual stem at base. Sparse inner crown. Poor Reduce to
safe wildlife
tree 3.90

87-587

Y Western Red
Cedar

Thuja plicata 94 40 3 20 Multiple stems at 2m with included bark in the union.
Sparse inner crown.

Poor Reduce to
safe wildlife
tree 5.64

88-588

N Bigleaf Maple Acer
macrophyllum

35 40 4 15 Dual stem at 3m. Crown weighted south. Full crown. Moderate Retain

2.10

89-589

N Bigleaf Maple Acer
macrophyllum

50 50 4 15 Decurrent, natural form. No decay detected on the base
or trunk. Full crown.

Moderate Reduce to
safe wildlife
tree

3.00

90-590

Y Red Alder Alnus rubra 50 30 3 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 3.00

91-591

Y Red Alder Alnus rubra 33 30 2 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 1.98

92-592

Y Red Alder Alnus rubra 32 30 2 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 1.92

93-593

Y Red Alder Alnus rubra 35+2
9=74

30 2 20 Dual stem at base. Dead lower branches. Pockets of
decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 4.44
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Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

94-594

Y Red Alder Alnus rubra 45 30 2 20 Dual stem at 10m with included bark in the union. Dead
lower branches. Pockets of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 2.70

95-595

N Red Alder Alnus rubra 52 30 2 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Remove

3.12

96-596

Y Western Red
Cedar

Thuja plicata 71 90 4 15 Single stem sweeping west. Self corrects in the crown.
Healthy foliage colour and density.

Moderate Retain

4.26

97-597

N Paper Birch Betula papyrifera 52 - - - Dead tree standing. Poor Remove

Dead 3.12

98-598

Y Western Red
Cedar

Thuja plicata 200 80 4 20 Growing on a nurse stump. Recently windthrown top. Poor Reduce to
safe wildlife
tree 12.00

99-599

Y Western Red
Cedar

Thuja plicata 51 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Good Retain

3.06

100
-600

Y Western Red
Cedar

Thuja plicata 250 80 3 20 Multiple stems connected at the base. All straight single
stem with healthy foliage colour and density.

Moderate Remove

15.00

101-601

Y Western Red
Cedar

Thuja plicata 165 80 5 25 Dual stem at 2.5m. Healthy foliage colour and density.
Large exposed roots near the base.

Moderate Reduce to
safe wildlife
tree 9.90

102-602

Y Western Red
Cedar

Thuja plicata 42 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.52
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103-603

Y Western Red
Cedar

Thuja plicata 45 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.70

104-604

Y Western Red
Cedar

Thuja plicata 47 60 3 16 Recently windthrown top with no regeneration since. Poor Remove

2.82

105-605

Y Western Red
Cedar

Thuja plicata 53 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.18

106-606

Y Western Red
Cedar

Thuja plicata 74 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.44

107-607

Y Western Red
Cedar

Thuja plicata 72+4
5=11
7

80 4 25 Dual stem at base. Healthy foliage colour and density. Moderate Remove

7.02

108-608

Y Apple Malus floribunda 33+2
2=55

80 3 6 Mature. Multiple stems at base. Multiple lopped leaders
at the base. Decay throughout the trunks

Poor Reduce to
safe wildlife
tree 3.30

109-609

Y Western Red
Cedar

Thuja plicata 90+4
0+20
=150

70 3 20 Multiple stems at base. All straight single stem with
healthy foliage colour and density.

Moderate Remove

9.00

110-610

Y Western Red
Cedar

Thuja plicata 52 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.12

111-611

Y Western Red
Cedar

Thuja plicata 62 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.72

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca

Page 16



130 - 1959 152nd Street POB #521, Surrey BC, V4A 0C4 | www.woodridgetree.com

ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

112-612

Y Western Red
Cedar

Thuja plicata 65 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.90

113-613

Y Western Red
Cedar

Thuja plicata 55 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

114-614

Y Western Red
Cedar

Thuja plicata 60 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.60

115-615

Y Western Red
Cedar

Thuja plicata 68 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.08

116-616

Y Western Red
Cedar

Thuja plicata 55 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

117-617

Y Western Red
Cedar

Thuja plicata 64 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.84

118-618

Y Western Red
Cedar

Thuja plicata 76 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.56

119-619

Y Sitka Spruce Picea sitchensis 65 30 3 15 Straight, single stem. Inner crown dieback. Moderate Remove

3.90

120-620

Y Sitka Spruce Picea sitchensis 64 30 3 15 Straight, single stem. Inner crown dieback. Moderate Remove

3.84
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121-621

Y Western Red
Cedar

Thuja plicata 70 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.20

122-622

Y Western Red
Cedar

Thuja plicata 51 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.06

123-623

Y Western Red
Cedar

Thuja plicata 37 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.22

124-624

Y Western Red
Cedar

Thuja plicata 41 50 3 20 Straight, single stem. Exposed cambium to 2m. Sparse
inner crown.

Moderate Remove

2.46

125-625

Y Western Red
Cedar

Thuja plicata 55 30 3 20 Straight, single stem. Girdled by chain at 2. Sparse
inner crown,

Moderate Remove

3.30

126-626

Y Western Red
Cedar

Thuja plicata 43 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.58

127-627

Y Western Red
Cedar

Thuja plicata 55 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

128-628

Y Western Red
Cedar

Thuja plicata 89 50 3 20 Straight, single stem. Some chlorosis through the
crown. Sparse inner crown.

Moderate Remove

5.34

129-629

Y Western Red
Cedar

Thuja plicata 104+
60=1
64

60 3 20 Dual stem at base. Large exposed roots around the
base. Healthy foliage colour and density.

Moderate Remove

3.84
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130-630

Y Sitka Spruce Picea sitchensis 60 70 3 25 Straight, single stem. Sparse inner crown. Moderate Remove

3.60

131-631

Y Sitka Spruce Picea sitchensis 40+1
0=50

40 4 13 Dual stem at base. Sparse inner crown. Pockets of
decay throughout the trunks.

Moderate Remove

3.00

132-632

Y Bigleaf Maple Acer
macrophyllum

34 40 5 12 Decurrent, natural form. No decay detected on the base
or trunk. Full crown.

Moderate Remove

2.04

133-633

Y Western Red
Cedar

Thuja plicata 40 60 2 15 UNIDENTIFIABLE BIRDS NEST IN THE LOWER
CROWN. Straight, single stem. Healthy foliage colour
and density. No major defects.

Moderate Remove

2.40

134-634

Y Bigleaf Maple Acer
macrophyllum

35+3
0+55
=70

50 5 25 Multiple stems at base. Large pockets of decay at the
base and throughout the trunks. Large exposed roots
near the base.

Poor Remove

4.20

135-635

Y Bigleaf Maple Acer
macrophyllum

105 50 7 20 Decurrent, natural from. Some included bark in the
crown. Full crown.

Poor Remove

6.30

136-636

Y Western Red
Cedar

Thuja plicata 32 80 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

1.92

137-637

Y Western Red
Cedar

Thuja plicata 31 80 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

1.86

138-638

Y Sitka Spruce Picea sitchensis 50 50 3 20 Straight, single stem. Sparse inner crown. Growing on a
slight slope.

Moderate Remove

3.00
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139-639

Y Western Red
Cedar

Thuja plicata 65+2
5=90

80 3 20 Dual stem at base. Larger stem lost its top long ago
with multiple regenerated dogleg leaders.

Poor Remove

5.40

140-640

Y Western Red
Cedar

Thuja plicata 50+5
5=10
5

80 3 20 Multiple stems at base. One stem lost its top long ago
with multiple regenerated dogleg leaders.

Poor Remove

6.30

141-641

Y Western Red
Cedar

Thuja plicata 52 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.12

142-642

Y Hemlock Tsuga
heterophylla

15+5
5+80
=150

70 3 20 Multiple stems growing on a nurse stump. Healthy
foliage colour and density throughout.

Moderate Remove

9.00

143-643

Y Western Red
Cedar

Thuja plicata 80 60 4 25 Adjacent to farm structure. Demolition of the adjacent
structure would be difficult unless the tree is removed.
Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.80

144-644

Y Red Alder Alnus rubra 32 30 2 15 Decurrent, natural crown form. Growing in the farm
structure. Demolition of the structure would be difficult
unless the tree is removed.

Poor Remove

1.92

145-645

Y Western Red
Cedar

Thuja plicata 39 60 4 25 Adjacent to farm structure. Demolition of the adjacent
structure would be difficult unless the tree is removed.
Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.34

146-646

Y Bigleaf Maple Acer
macrophyllum

115 30 6 20 Mature. Large cavities extending from the base to the
mid crown. Poor structure.

Moderate Remove

6.90

147-647

Y Sitka Spruce Picea sitchensis 45+3
5=80

50 3 20 Dual stem at base. Sparse inner crown. Moderate Remove

4.80
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

148-648

Y Red Alder Alnus rubra 32 40 2 30 Decurrent, natural crown form. Full crown. Poor Remove

1.92

149-649

Y Red Alder Alnus rubra 47 30 3 20 Decurrent, natural crown from. Pockets of decay
throughout the trunk.

Poor Remove

2.82

150-650

Y Sitka Spruce Picea sitchensis 41 60 2 20 Straight, single stem. Sparse inner crown. Moderate Remove

2.46

151-651

Y Red Alder Alnus rubra 35+3
6=71

50 2 20 Dual stem at base with included bark in the union.
Pockets of decay throughout the trunk.

Poor Remove

4.26

152-652

Y Red Alder Alnus rubra 45 30 4 20 Leaning south. Hangers throughout the crown. Dead
top.

Poor Remove

2.70

153-653

Y Sitka Spruce Picea sitchensis 34 40 3 18 Straight, single stem. Sparse inner crown. Moderate Remove

2.04

154-654

N Western Red
Cedar

Thuja plicata 37 70 2 18 Exposed cambium at the base. Base kinks south and
self corrects in the crown. Sparse inner crown.

Moderate Remove

2.22

155-655

N Red Alder Alnus rubra 90 30 4 20 Leaning south. Pockets of decay throughout the trunk. Poor Remove

5.40

156-656

N Sitka Spruce Picea sitchensis 40 50 2 20 Straight, single stem. Lopped leader at the base. Some
dead lower branches.

Moderate Remove

2.40
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

157-657

N Bigleaf Maple Acer
macrophyllum

70 20 5 20 Significant decay at the base and through the trunk.
Large hanger in the crown.

Poor Remove

4.20

158-658

N Western Red
Cedar

Thuja plicata 33 60 2 15 Straight, single stem. Exposed cambium throughout the
trunk. Sparse inner crown.

Moderate Remove

1.98

159-659

Y Sitka Spruce Picea sitchensis 34 30 3 20 Straight, single stem. Many dead lower branches. Large
taper with many exposed roots near the base.

Moderate Remove

2.04

160-660

N Western Red
Cedar

Thuja plicata 10+2
0+30
=60

50 2 15 Triple stem at base. Smallest stem is dead. All have
exposed cambium into the mid crown.

Moderate Remove

3.60

161-661

Y Western Red
Cedar

Thuja plicata 70+4
0=11
0

50 4 20 Smaller stem has top down dieback. Exposed cambium
from the base to the mid crown. Sparse inner crown
throughout.

Moderate Remove

6.60

162-662

N Sitka Spruce Picea sitchensis 45 20 3 15 Straight, single stem. Sparse inner crown. Moderate Remove

2.70

163-663

Y Hemlock Tsuga
heterophylla

90 70 2 15 Growing on a nurse stump. Woodpecker holes
throughout the trunk indicate decay.

Moderate Remove

5.40

164-664

Y Bigleaf Maple Acer
macrophyllum

50+8
0=13
0

40 4 20 Dual stem at base. Significant decay at the base and
through the trunks.

Moderate Remove

7.80

165-665

Y Sitka Spruce Picea sitchensis 57 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.42
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

166-666

Y Western Red
Cedar

Thuja plicata 100 90 3 25 Straight, single stem. Exposed cambium at base. Large
exposed roots near the trunk.

Moderate Remove

6.00

167-667

Y Red Alder Alnus rubra 35 30 2 15 Dual stem at 2m. Pockets of decay on the trunks. Poor Remove

2.10

168-668

Y Red Alder Alnus rubra 40 30 2 15 Leaning south. Pockets of decay on the trunk. Poor Remove

2.40

169-669

Y Bigleaf Maple Acer
macrophyllum

40+1
10=1
50

50 5 20 Dual stem at base. Significant decay at the base and
through the trunks.

Moderate Remove

3.00

170-670

Y Red Alder Alnus rubra 50 50 30 2 Decurrent, natural crown form. Pockets of decay on the
trunk.

Poor Remove

3.00

171-671

N Red Alder Alnus rubra 43 50 30 2 Decurrent, natural crown form. Pockets of decay on the
trunk.

Poor Remove

2.58

172-672

Y Black
Cottonwood

Populus
trichocarpa

80 30 4 20 Decurrent, natural crown form. Pockets of decay on the
trunk. Many dead branches.

Poor Reduce to
safe wildlife
tree 4.80

173-673

N Red Alder Alnus rubra 55 - - - Dead tree standing. Poor Reduce to
safe wildlife
tree 3.30

174-674

Y Bigleaf Maple Acer
macrophyllum

35 50 3 15 Decurrent, natural crown form. Full crown. Good Remove

2.10
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

175-675

N Red Alder Alnus rubra 30 10 2 20 Decurrent, natural form. Low LCR. Large wound at
10m.

Poor Remove

1.80

176-676

N Red Alder Alnus rubra 39 10 3 20 Decurrent, natural form. Low LCR. Extensive decay in
the trunk.

Poor Remove

2.34

177-677

N Red Alder Alnus rubra 34 10 3 20 Leaning south. Low LCR. Extensive decay in the trunk. Poor Remove

2.04

178-678

Y Red Alder Alnus rubra 41 10 3 20 Decurrent, natural form. Low LCR. Extensive decay in
the trunk.

Poor Remove

2.46

179-679

Y Black
Cottonwood

Populus
trichocarpa

85 70 5 20 Decurrent, natural form. Many dead lower branches. Poor Remove

5.10

180-680

Y Sitka Spruce Picea sitchensis 187 60 3 20 Growing on a nurse stump. Multiple stems at 2m.
Sparse inner crown throughout.

Poor Reduce to
safe wildlife
tree 11.22

181-681

Y Red Alder Alnus rubra 35 10 2 12 Decurrent, natural crown form. Pockets of decay
throughout the trunk.

Poor Remove

2.10

182-682

N Red Alder Alnus rubra 30 10 2 12 Decurrent, natural crown form. Pockets of decay
throughout the trunk.

Poor Remove

1.80

183-683

N Apple Malus floribunda 20+2
0+15
=55

40 2 5 Multiple stems at the base. Decay throughout the
trunks. Hangers in the crown.

Poor Remove

3.30
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

184-684

Y Black
Cottonwood

Populus
trichocarpa

90 - - - Dead tree standing. Poor Remove

Dead 5.40

185-685

Y Black
Cottonwood

Populus
trichocarpa

90 70 4 20 Decurrent, natural form. Adjacent to the bank. Poor Remove

5.40

186-686

Y Black
Cottonwood

Populus
trichocarpa

92 70 4 20 Decurrent, natural form. Adjacent to the bank. Poor Remove

5.52

187-687

N Black
Cottonwood

Populus
trichocarpa

74 40 4 20 Leaning south. Decurrent, natural form. Growing in the
bank.

Poor Remove

4.44

188-688

Y Red Alder Alnus rubra 35 - - - Dead tree standing. Poor Remove

Dead 2.10

189-689

N Red Alder Alnus rubra 31 40 3 15 Decurrent, natural form. Full crown. Poor Remove

1.86

190-690

N Black
Cottonwood

Populus
trichocarpa

30 50 3 15 Decurrent, natural form. Full crown. Poor Remove

1.80

191-691

N Black
Cottonwood

Populus
trichocarpa

39 50 3 15 Decurrent, natural form. Full crown. Poor Remove

2.34

os1

Y Cherry Prunus avium 25+2
5+10
=60

80 3 3 Multiple stems at base. Ivy into the lower crown. Some
pockets of decay throughout the trunks.

Moderate Retain

3.60
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

os2

Y Red Alder Alnus rubra 55 50 3 15 Decurrent, natural form. Full crown. Poor Remove

3.30

os3

Y Red Alder Alnus rubra 30 50 3 15 Decurrent, natural form. Full crown. Poor Retain

1.80

os4

Red Alder Alnus rubra 90 50 3 15 Decurrent, natural form. Full crown. Poor Remove

5.40

os5

Red Alder Alnus rubra 34 50 3 15 Decurrent, natural form. Full crown. Poor Remove

2.04

os6

Red Alder Alnus rubra 42 50 3 15 Decurrent, natural form. Full crown. Poor Retain

2.52

os7

Red Alder Alnus rubra 40 50 3 15 Decurrent, natural form. Full crown. Poor Retain

2.40

os8

Y Red Alder Alnus rubra 30 50 3 15 Decurrent, natural form. Full crown. Poor Retain

1.80

os9

Y Western Red
Cedar

Thuja plicata 46 100 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Retain

2.76

os10

Y Red Alder Alnus rubra 45 50 3 15 Decurrent, natural crown form. Full crown. Poor Retain

2.70
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

ci1

Y Black
Cottonwood

Populus
trichocarpa

55 70 4 15 Decurrent, natural form. Full crown. Adjacent to the
bank.

Poor Retain

3.30

ci2

Y Black
Cottonwood

Populus
trichocarpa

48+2
0=68

70 3 15 Dual stem at base. Full crown. Adjacent to the bank. Poor Retain

4.08

ci3

Y Poplar Populus alba 34 50 2 13 Leaning south. Small hangers in the crown. Poor Retain

2.04

ci4

Y Birch Betula papyrifera 50 40 3 15 Decurrent, natural form. Full crown. Moderate Retain

3.00

ci5

Y Douglas Fir Pseudotsuga
menziesii

76 70 5 2 Straight, single stem. Healthy foliage colour and density. Good Retain

4.56

ci6

Y Black
Cottonwood

Populus
trichocarpa

40+4
0=80

70 2 15 Dual stem at base with included bark in the union.
Blackberry growing into the lower crown.

Poor Retain

4.80

ci7

N Red Alder Alnus rubra 30+2
3=53

70 2 15 Dual stem at base with included bark in the union.
Blackberry growing into the lower crown.

Poor Retain

3.18

ci8

Y Western Red
Cedar

Thuja plicata 42 100 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Retain

2.52

ci9

N Western Red
Cedar

Thuja plicata 50 100 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Retain

3.00
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ID# S Common
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Botanical Name DBH
(cm)

LCR
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CR
(m)

Height
(m)

Condition & Comments Retention
Suitability
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(m)

ci10

N Red Alder Alnus rubra 32 30 2 15 Decurrent, natural form. Blackberry growing into the
lower crown.

Poor Retain

1.92

ci11

N Red Alder Alnus rubra 25 30 2 15 Decurrent, natural form. Blackberry growing into the
lower crown.

Poor Retain

1.50

ci12

N Red Alder Alnus rubra 20 30 2 10 Decurrent, natural form. Decay at the base. Crown
growing into the above powerline.

Poor Remove

1.50

ci13

Y Red Alder Alnus rubra 10+3
0+15
=35

30 2 10 Multiple stems at base. Decay at the base. Crown
growing into the above powerline.

Poor Remove

2.10

ci14

Y Red Alder Alnus rubra 23 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci15

Y Red Alder Alnus rubra 25+2
5+15
=65

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

3.90

ci16

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.80

ci17

N Red Alder Alnus rubra 22+1
33

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

1.98

ci18

Y Red Alder Alnus rubra 8 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50
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ci19

Y Red Alder Alnus rubra 27 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.62

ci20

Y Red Alder Alnus rubra 32+4
0=72

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

4.32

ci21

Y Red Alder Alnus rubra 20 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci22

N Red Alder Alnus rubra 40 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

2.40

ci23

Y Red Alder Alnus rubra 25 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci24

Y Red Alder Alnus rubra 25 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci25

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.80

ci26

Y Red Alder Alnus rubra 40 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

2.40

ci27

Y Red Alder Alnus rubra 48 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

2.88
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ci28

Y Red Alder Alnus rubra 100 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

6.00

ci29

Y Red Alder Alnus rubra 35+3
0=65

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

3.90

ci30

Y Red Alder Alnus rubra 30+3
0+35
=95

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

5.70

ci31

Y Red Alder Alnus rubra 37 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.22

ci32

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.80

ci33

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.80

ci34

Y Red Alder Alnus rubra 34 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.04

ci35

Y Red Alder Alnus rubra 40 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.40

ci36

Y Red Alder Alnus rubra 33 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.98
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ci37

Y Red Alder Alnus rubra 31+3
5=66

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Retain

3.96

ci38

Y Red Alder Alnus rubra 25+2
5=50

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Retain

3.00

ci39

Y Red Alder Alnus rubra 25 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.50

ci40

Y Red Alder Alnus rubra 33 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.98

ci41

Y Red Alder Alnus rubra 50 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

3.00

ci42

Y Red Alder Alnus rubra 37 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.22

ci43

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.80
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IMAGES

IMAGE 1- Front yard of 17121 92 Ave, facing south IMAGE 2- Backyard of 17121 92 Ave, facing east
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IMAGE 3- Front yard of 17121 92 Ave, facing north IMAGE 4- Front yard of 17077 92 Avenue, facing east

IMAGE 5- Front yard of 17077 92 Ave, facing south IMAGE 6- West side of 9265 Bothwell Drive
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Summary of Tree Preservation by Tree Species:

Tree Species Existing Remove Retain

Alder and Cottonwood Trees

Alder 50 & 2 Dead 49 & 2 Dead 1

Cottonwood 8 & 1 Dead 8 & 1 dead 0

Deciduous Trees
(excluding Alder and Cottonwood Trees)

Bigleaf Maple 16 15 1

Cherry 2 2 0

Japanese Maple 1 1 0

Birch 1 & 1 dead 1 & 1 dead 0

Apple 2 2 0

Coniferous Trees

Western Red Cedar 82 & 3 dead 78 & 3 dead 4

Grand Fir 1 1 0

Amabilis Fir 1 1 0

Hemlock 4 4 0

Sitka Spruce 15 14 1

Douglas Fir 1 1 0

Total (excluding Alder and
Cottonwood Trees)

126 & 4 Dead 120 & 4 dead 6

Total Replacement Trees Proposed (excluding
Boulevard Street Trees)

54

Total Retained and Replacement Trees 62
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Tree Preservation Summary

Surrey Project No: Address: 17077, 17121 92 Avenue, Surrey

Registered Arborist: Woodridge Tree Consulting Arborists Ltd., Terry Thrale PN 6766A

On-Site Trees Number of Trees Off-Site Trees Number of Trees

Protected Trees Identified * 184 & 7 dead Protected Trees Identified 53

Protected Trees to be Removed 177 & 7 Dead Protected Trees to be Removed 22

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

7
Protected Trees to be Retained

31

Total Replacement Trees Required:

- Alder & Cottonwoods to be removed (1:1)
57 X one (1) = 57

- All other species to be removed (2:1)
120 X two (2) = 240

297

Total Replacement Trees Required:

- Alder & Cottonwoods to be removed (1:1)
22 X one (1) = 22

- All other species to be removed (2:1)
0 X two (2) = 0

22

Replacement Trees Proposed 58 Replacement Trees Proposed 0

Replacement Trees in Deficit 239 Replacement Trees in Deficit 22

Protected Trees to be Retained in Proposed Open Space
or Riparian Areas

*on-site and shared trees, including trees within boulevards and proposed streets and lanes, but excluding trees in proposed open space or riparian areas

Summary, report and plan prepared and submitted by:

October 1, 2024
(Signature of Arborist) Date
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Limitations and Assumptions

● This report was prepared for and on behalf of the client and it is intended solely for their use. Woodridge Tree Consulting Arborists Ltd. shall not accept
any liability derived from the partial, unintended, unauthorized or improper use of this report.

● This report is restricted to the subject trees as detailed in the report. No other trees were inspected or assessed as part of the work related to the
preparation of this report.

● The accuracy and ownership of the locations of trees, property lines and other site features were not verified by Woodridge Tree. Third party information
to the consultant may have been relied upon in the formation of the opinion of the consultant in the preparation of this report, and that information is
assumed to be true and correct.

● The use of maps, sketches, photographs and diagrams are intended only as a reference for the reader's use in understanding the contents and findings
of this report, and are not intended as a representation of fact.

● Approvals from a municipal or senior government agency may be required in relation to certain recommendations and treatments provided in this report.
The owner is responsible to make an application for, pay related fees and meet all requirements and conditions for the issuance of such permits,
approvals or authorizations.

● The client must provide Woodridge Tree with a minimum of 3 business days prior to the request of required site supervision services.
I certify to the best of my knowledge or belief that:

● staff from this firm have performed site inspections on the dates as stated herein.
● the findings are based on information known to the consultant at that time.
● the statements of fact determined by the consultant are true and correct.

If there are questions regarding the contents of this report please contact our office.

Adrian Szabunio
Diploma in Civil Engineering Technology
ISA Certified Arborist
ISA Tree Risk Assessment Qualified
PR 5079
Woodridge Tree Consulting Arborists Ltd.
adrian@woodridgetree.com

Terry Thrale
ISA Certified Arborist and Tree Risk Assessor
PN 6766A
Woodridge Tree Consulting Arborists Ltd.
terry@woodridgetree.com
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ATTACHMENT G 
Storm Flow Memorandum, Hub Engineering



Hub Engineering Inc. 
Engineering and Development Consultants 
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Member 

 
October 3, 2024 

Hub File: 22037-B1 
Surrey Project No: 7822-0231-00 

 
Beech Westgard Developments Ltd. 
#201 – 15272 Croydon Drive 
Surrey, B.C., V3Z 0Z5 
 

Attention: Jamie Ogden 
 
Re: Pre and Post-Development Flows of Residential Subdivision at 9265 Bothwell Drive & 
17077/17121 92 Avenue, Surrey B.C. 
 
In response to the City’s email of June 8, 2023 and to support the Ecosystem Development Plan 
(EDP), this memo outlines the 2-yr, 5-yr, and 100-yr flows into the proposed habitat at the south 
portion of the subject site along 92 Avenue.  
 
According to the existing and proposed topography of the site, the habitat is analyzed in two 
halves as a ridgeline between proposed lots 9 & 10 and 19& 20 divides flows east and west. The 
attached sketch outlines four catchment areas; area contributing flows to the habitat under 
pre-development conditions (Area #1W and Area #1E) and under post-development conditions 
(Area #2W and Area #2E).  
 
Time of concentration for the existing site condition is calculated using the Airport Method 
formula as follows and shown in the table below. 
 

𝑇𝑇𝑐𝑐 =
3.26(1.1 − 𝐶𝐶) ∗ 𝐿𝐿0.5

𝑆𝑆0.33  
 
Where, 

Tc = Time of Concentration (min) 
C = Runoff Coefficient 
L = Travel Distance (m) 
S = Slope of Travel Path (%) 

 
Time of Concentration 

 West East 
Travel Distance (m) 153 139 
Slope of Travel Path (%) 10.3 9.4 
2-yr Time of Concentration (min) 15.9 15.6 
5-yr Time of Concentration (min) 15.9 15.6 
100-yr Time of Concentration (min) 14.9* (15) 14.7* (15) 

*Time of Concentration calculated based on Airport Method is less than 15 minutes.  
15min used instead to calculate peak flows. 
 
 
Based on the defined catchment areas, runoff coefficients (Table 5.3.15) and IDF Data for 
Kwantlen Park (Table 5.3.1) in the City of Surrey Engineering Design Criteria Manual, pre-
development and post-development peak flows are calculated using the Rational Method and 
summarized in the tables below. 
 
 



 

2 
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Habitat - West 
 Pre-development Post-development 
Catchment area (m2) 8896 3393 
Runoff Coefficient (2 & 5-yr) 0.25 0.70 
Runoff Coefficient (100-yr) 0.30 0.84 
Time of Concentration (2 & 5-yr) (min) 15.9 15 
Time of Concentration (100-yr) (min) 15 15 
2-yr Flow Rate (m3/s) 0.015 0.017 
5-yr Flow Rate (m3/s) 0.021 0.023 
100-yr Flow Rate (m3/s) 0.047 0.050 

*Time of concentration for 2 & 5-yr calculated using the Airport Method 
 
Habitat - East 
 Pre-development Post-development 
Catchment area (m2) 4762 1464 
Runoff Coefficient (2 & 5-yr) 0.25 0.70 
Runoff Coefficient (100-yr) 0.30 0.84 
Time of Concentration (2 & 5-yr) (min) 15.6 15 
Time of Concentration (100-yr) (min) 15 15 
2-yr Flow Rate (m3/s) 0.008 0.007 
5-yr Flow Rate (m3/s) 0.012 0.010 
100-yr Flow Rate (m3/s) 0.025 0.022 

*Time of concentration for 2 & 5-yr calculated using the Airport Method 
 
Total flows entering the habitat area are summarized in the table shown below which combines 
the east and west sections. It is noted under pre and post-development conditions the peak 
flows are similar. 
 
Habitat - Total 

 Pre-development Post-development 
Catchment area (m2) 13658 4857 
2-yr Flow Rate (m3/s) 0.023 0.024 
5-yr Flow Rate (m3/s) 0.033 0.034 
100-yr Flow Rate (m3/s) 0.072 0.072 

 
It is understood the City of Surrey is requesting baseflows to the habitat along 92 Avenue. Based 
on the winter baseflow unit rate of 0.69 L/s/Ha as provided in the Anniedale-Tynehead 
Neighbourhood Concept Plan Amendment Stormwater Management Plan – West of 176 Street 
prepared by Aplin Marin dated November 11, 2021, a baseflow of 0.0006 m3/s is required to 
maintain base flows into the habitat area. 
 
We trust the above is the information required by the City. Please contact the undersigned if you 
have any questions. 
 
Yours truly, 
 
Hub Engineering Inc. 
 
 
 
 
 
Enya Yu, EIT       Mike G. Kompter, P.Eng. 
Design Engineer       Principal 
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Fisheries and Oceans Canada Correspondence



 
 
 
 
Pacific Region  Région du Pacifique 
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200 – 401 Burrard Street   Pièce 200 – 401 rue Burrard 
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Fisheries and Oceans 
Canada 

Pêches et Océans 
Canada 

 
 

 
August 7, 2024    

 
   Our file Notre référence 

24-HPAC-00207 
 
Beech Westgard Developments Ltd. 
ATTENTION: Jamie Ogden 
#201 – 15272 Croydon Drive, 
Surrey, British Columbia, V3Z 0Z5 
 
Via email: jamie@beechwestgard.ca 
 
Subject:  Ditch Infill at 92 Avenue, Drainages to Serpentine River, Surrey – Implementation of 

Measures to Avoid and Mitigate the Potential for Prohibited Effects to Fish and Fish 
Habitat 

 
Dear Jamie Ogden: 
 
The Fish and Fish Habitat Protection Program (the Program) of Fisheries and Oceans Canada 
(DFO) received your proposal on March 1, 2024. We understand that you propose to infill two 
roadside drainages (East Bothwell Drive Ditch, North 92 Avenue Ditch), a swale and associated 
riparian habitat to enable widening of 92 Avenue and Bothwell Drive adjacent to 17077 and 
17121 92 Avenue, Surrey. 
 
The Program previously provided a letter of response dated May 2, 2024 that indicated the 
works, undertakings or activities associated with your proposal should be incorporated into the 
application for a Fisheries Act authorization that is in progress under DFO file 24-HPAC-00006. 
Following review of additional information provided on June 24, 2024 and July 9, 2024 the 
Program has prepared this letter of response. The previous letter of response is no longer 
applicable to your proposal.   
 
Our review considered the following information: 

• The Request for Review package prepared by Anastasia Lashkova (Envirowest), dated 
March 1, 2024; 

• Additional property ownership information provided in email from Anastasia Lashkova, 
dated June 24, 2024; and 

• Additional fish accessibility information provided in email from Ian Whyte (Envirowest), 
dated July 9, 2024. 

mailto:jamie@beechwestgard.ca
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Your proposal has been reviewed to determine whether it is likely to result in: 

• the death of fish by means other than fishing and the harmful alteration, disruption or 
destruction of fish habitat which are prohibited under subsections 34.4(1) and 35(1) of 
the Fisheries Act; and 

• effects to listed aquatic species at risk, any part of their critical habitat or the residences 
of their individuals in a manner which is prohibited under sections 32, 33 and 
subsection 58(1) of the Species at Risk Act.  

 
The aforementioned outcomes are prohibited unless authorized under their respective 
legislation and regulations. 
 
Provided that your plans are implemented in the manner, and during the timeframe, described 
in the Request for Review package, and you incorporate all applicable mitigation measures 
including those outlined in Standards and Codes of Practices relevant to your project, available 
on the Projects Near Water website located at https://www.dfo-mpo.gc.ca/pnw-ppe/practice-
practique-eng.html into your plans, the Program is of the view that your proposal is not likely to 
result in the contravention of the above mentioned prohibitions and requirements. 
 
Should your plans change or if you have omitted some information in your proposal, further 
review by the Program may be required. Consult our website (http://www.dfo-mpo.gc.ca/pnw-
ppe/index-eng.html) or consult with a qualified environmental consultant to determine if 
further review may be necessary. It remains your responsibility to remain in compliance with 
the Fisheries Act, the Species at Risk Act and the Aquatic Invasive Species Regulations. 
 
It is also your Duty to Notify DFO if you have caused, or are about to cause, the death of fish by 
means other than fishing and/or the harmful alteration, disruption or destruction of fish habitat. 
Such notifications should be directed to the DFO-Pacific Observe, Record and Report phone line 
at 1-800-465-4336 or by email at DFO.ORR-ONS.MPO@dfo-mpo.gc.ca. 
 
Please notify the Program by email at (Cheryl.Kee@dfo-mpo.gc.ca) at least 10 days before 
starting your project, ensuring your file number and appropriate on-site contact information is 
included. We recommend that a copy of this letter be kept on site while the work is in progress. 
It remains your responsibility to meet all other federal, territorial, provincial and municipal 
requirements that apply to your proposal. 
 
Please note that the advice provided in this letter will remain valid for a period of 1 year from 
the date of issuance. If you plan to execute your proposal after the expiry of this letter, we 
recommend that you contact the Program to ensure that the advice remains up-to-date and 
accurate. Furthermore, the validity of the advice is also subject to there being no change in the 
relevant aquatic environment, including any legal protection orders or designations, during the 
1 year period. 
 

https://www.dfo-mpo.gc.ca/pnw-ppe/practice-practique-eng.html
https://www.dfo-mpo.gc.ca/pnw-ppe/practice-practique-eng.html
http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html
http://www.dfo-mpo.gc.ca/pnw-ppe/index-eng.html
mailto:DFO.ORR-ONS.MPO@dfo-mpo.gc.ca
mailto:Cheryl.Kee@dfo-mpo.gc.ca
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If you have any questions with the content of this letter, please contact Cheryl Kee at our 
Vancouver office at (778) 838-5515 or by email at Cheryl.Kee@dfo-mpo.gc.ca. Please refer to 
the file number referenced above when corresponding with the Program. 
 
Yours sincerely, 
 
 
 
 
 
Arainn McKenzie 
Senior Biologist, Lower Mainland Watershed Operations 
Fish and Fish Habitat Protection Program 
 
c.c.: Anastasia Lashkova, lashkova@envirowest.ca, Envirowest 
        Ian Whyte, whyte@envirowest.ca, Envirowest 
  
 

mailto:Cheryl.Kee@dfo-mpo.gc.ca
mailto:lashkova@envirowest.ca
mailto:whyte@envirowest.ca


 
 
 

ATTACHMENT I 
Development Drawing Set, Hub Engineering





























































 
 
 

ATTACHMENT J 
Riparian Planting Cost Estimate 



Item Quantity Unit Cost1 Unit Totals 

1 Fencing (Vinyl-coated chain link) 199.0 $106.09 l.m. $21,111.91

1a Signage 14.0 $21.00 each $294.00

$21,405.91 

$2,140.59 

$23,546.50 

$1,177.33 

$24,723.83 

5. 24 watering periods are required during drought months for the first two years of establishment.

2023 SEDPA Cost Estimate Table for Securities 

Area to be Remediated (m2)

Environmental Consultant (& Company)

Site Address

City of Surrey Project No.

Date

N/A

 Envirowest Consultants Inc.

17077 & 17121 - 92 Avenue, Surrey

7922-0231-00 (onsite)

13-Sep-24

Landscape Firm

2. All vegetation species must be 100% native, and selected based on shade, moisture and soil requirements. QEPs are expected to select 

species that naturally occur within the subject area. Climax species are not usually appropriate for disturbance areas.

3. Required if the City needs to take on the works due to inaction or poor maintenance.

4. Imported topsoil is not a requirement unless substrate has been completely denuded of all topsoil, and the QEP thinks that addition of 

topsoil amendment would be required. Topsoil must be tested and meet planting and safety requirements for invasive species, heavy metals, 

organic content and salinity. 

SUBTOTAL

10% Contingency

SUBTOTAL

5% GST

GRAND TOTAL FOR 5 YEAR RESTORATION PLAN

1. Based on costs incurred by the City, should these works not be properly undertaken. 3% inflation increase is required annually.



Item Quantity Unit Cost1 Unit Totals 

1 Fencing (Split rail) 218.0 $86.50 l.m. $18,857.00

1a Signage 15.0 $21.00 each $315.00

2 Invasive Removal (mechanical – initial prep)A 3337.0 $13.00 m2 $43,381.00

3 Invasive Removal  (maintenance) 4283.0 $5.40 m2 / year x 5 $115,641.00

4 Mulching - ≥#5 pot trees only (154 x 4.52m2) 696.0 $7.04 m2 $4,899.84

5 1, 2, and 3 gal shrub2 2636.0 $10.82 shrub (per 1m2) $28,521.52

6 2, 3, and 5 gal tree2 249.0 $21.65 tree (per 3m2) $5,390.85

7 Plugs/Perennials (10 cm pot)2 357.0 $2.16 forb (per 0.25 m2) $771.12

8 Riparian grass seed blend (broadcast)2 33.0 $0.22 m2 $7.26

9 Watering 4283.0 $0.53 (m2 / year) x 24 $54,479.76

10 Planting Installation (labour) 4283.0 $10.82 m2 $46,342.06

10a Initial supervision of plant installation 1.0 $4,000.00 year $4,000.00

10b Annual general maintenance 5.0 $10,000.00 year $50,000.00

11 Administration (City of Surrey)3 1.0 $2,500.00 $2,500.00

12 Other: Soil amendment (400mm)4 2142.0 $32.46 m3 $69,529.32

12a Other: snags and wood debris 55.0 $50.00 each $2,750.00

13 Other: Monitoring and Reports Costs (QEP) 5.0 $3,000.00 year $15,000.00

14 New channel and autumnal pool construction 1.0 $30,000.00 year $30,000.00

$492,385.73 

$49,238.57 

$541,624.30 

$27,081.22 

$568,705.52 

5. 24 watering periods are required during drought months for the first two years of establishment.

A exludes channel excavation (946m2)

2023 SEDPA Cost Estimate Table for Securities 

Area to be Remediated (m2)

Environmental Consultant (& Company)

Site Address

City of Surrey Project No.

Date

4,283

Envirowest Consultants Inc.

17077 & 17121 - 92 Avenue, Surrey

7922-0231-00

3-Oct-24

Landscape Firm

2. All vegetation species must be 100% native, and selected based on shade, moisture and soil requirements. QEPs are expected to select 

species that naturally occur within the subject area. Climax species are not usually appropriate for disturbance areas.

3. Required if the City needs to take on the works due to inaction or poor maintenance.

4. Imported topsoil is not a requirement unless substrate has been completely denuded of all topsoil, and the QEP thinks that addition of 

topsoil amendment would be required. Topsoil must be tested and meet planting and safety requirements for invasive species, heavy metals, 

organic content and salinity. 

SUBTOTAL

10% Contingency

SUBTOTAL

5% GST

GRAND TOTAL FOR 5 YEAR RESTORATION PLAN

1. Based on costs incurred by the City, should these works not be properly undertaken. 3% inflation increase is required annually.



Arborist Report
Inventory and Assessment of Trees Associated to Development at

17077, 17121 92 Avenue, Surrey

October 15, 2024
Revision #8

Adrian Szabunio, Diploma in Civil Engineering Technology
ISA Certified Arborist and Tree Risk Assessor PR 5079A

Terry Thrale PN 6766A

Prepared in the office of Woodridge Tree Consulting Arborists Ltd.at 2513, 141 Street, Surrey. Business License 148843
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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130 - 1959 152nd Street POB #521, Surrey BC, V4A 0C4 | www.woodridgetree.com

From: Wiessler, Alexis <Alexis.Wiessler@surrey.ca>
Sent: October 11, 2024 3:32 PM
Subject: FW: Edited 22-0231 AR 17077 92 Ave Oct 3_24.pdf

Hi Robert,

Parks is interested in retaining trees 101 and 64. The arborist report does not
provide adequate justification for removal, and after reviewing the trees in the
field, Parks would like the consulting arborist to provide a more thorough
assessment of their conditions.

Parks is supportive of the file proceeding to Council as-is, however Parks would
like to note some conditions which can be resolved through Detailed Design. At
worst, the final outcomes can be confirmed during pre-construction meeting
and/or land-clearing; Parks would collect compensation directly if the trees need
to be removed, therefore not impacting the fee calculations for T&L as it relates
to Final Adoption.
Park Comments:

1. Future park trees 101 and 64 (Woodridge Tree, 1 Oct 2024) should be
shown as retained. The justification for removal in the arborist report
does not provide adequate detail. I have field-reviewed the trees and
do not think they should be included in the onsite permit fees, nor
Green City Program monies in order to move the application forward
to Council.

2. Parks supports the application proceeding to Council for Final
Adoption with these two trees shown as retained.

3. Trees 101 and 64 to be reassessed prior to the Pre-construction
Meeting. A Level 2 Tree Risk Assessment, including a TRAQ matrix
and risk rating, should be completed by the consulting arborist and
provided to Parks in advance of the pre-construction meeting. I will
reiterate that the risk assessment shall not delay the application
proceeding to Council.

4. If Parks agrees the trees should be removed, Parks may seek the
appraised value of the trees, or typical 2:1 compensation to be
determined after review of the tree risk assessment findings. The
compensation will be paid to Parks directly as is typical for trees
removed post-Council.

5. Engineering Land Development is awaiting Final SA drawings. These
shall include tree protection barriers added to trees 101 and 64, and
the arborist report should reflect same. If the report cannot be updated
before the Council deadline, please include a caveat that it be updated
with the Final SA drawings submission, and prior to SA issuance and
reviewed by Parks for sign-off.

Please let me know if you have further questions.
Kind regards,
Alexis Wiessler | Park Technician – Land Development

Arborist Report Update Note: October 15, 2024:

● The arborist report is updated with level 2 TRAQ assessment for
future Park trees 64-564 and 101-601. The two trees are both
indicated for retention in this revised edition.

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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130 - 1959 152nd Street POB #521, Surrey BC, V4A 0C4 | www.woodridgetree.com

Assignment and Methodology

Woodridge Tree has been retained to undertake an inventory and assessment of trees associated with development at 17077 and 17121 92
Avenue, Surrey. The objective is to make tree preservation and protection recommendations in the context of municipal permits, rules and
regulations for development.

Associated trees were visually assessed to determine species, diameter at breast height (dbh) and characteristic description. Tree diameters were
measured at 1.4 meters height with a diameter tape. Protection areas were calculated for all trees within range of the property. Tree hazards were
assessed according to International Society of Arboriculture standards using the TRAQ (Tree Risk Assessment Qualification) method.
Recommendations for removal or retention are based on assessment outcome and proximity of trees to structure and infrastructure. Soil testing,
root exploration and internal probing of tissue have not been incorporated in the findings.

The observations recorded are based on inspections performed on April 19, 2022. The weather at that time was partly cloudy and approximately
10 degrees Celsius.

Source: COSMOS

aerial image of property before redevelopment

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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Findings
The properties at 17077 and 17121 92 Ave, Surrey are located on the North side of 92 Avenue, and the West side of Bothwell Drive near the
intersection of Bothwell Drive and 92 Avenue. At the time of observation, a house stood on the properties on 92 Avenue. 9265 Bothwell Drive had
no structures.. Associated trees were comprised of native conifers and ornamental deciduous species. Trees located on the subject property, and
neighbors’ trees close to the property lines are considered in the findings of this report.

17707 92 Avenue 17121 92 Avenue

image of property from street at time of field data collection

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca

Page 3



130 - 1959 152nd Street POB #521, Surrey BC, V4A 0C4 | www.woodridgetree.com

Tree Inventory and Assessment
● DBH - Diameter at 1.4m height measured in centimeters

○ on trees with multiple stems the 3 largest sections measured at 1.4m are combined to make up the total.

● critical root zone (TPZ) = dbh x 6 unless otherwise specified ● LCR = live crown ratio, percentage of live crown remaining
D=Dormant

● ci - City owned tree ● os - off site tree

● CR- Crown Radius ● S - Surveyed, y=yes, n=no

Retention Suitability Definition of Terms
Good- Tree is void of major defects and in the absence of other

factors and can be retained.
Moderate- Tree exhibits defects but mitigative actions are possible

that can increase its duration of existence. Retention is
possible.

Poor- Tree is dead, dying, hazardous or a short lived species not
likely to succeed. Permit would likely be issued for removal
regardless of other factors.

ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

1-501

Y Red Alder Alnus rubra 66 40 3 15 Large decay at base. Small hangers in the crown. Dead
branches in the lower crown. Ivy growing up the base.

Poor Remove

3.96

2-502

Y Red Alder Alnus rubra 65 50 3 10 Leaning south. Large ivy vines girdling the trunk into the
upper crown.

Poor Remove

3.90

3-503

Y Red Alder Alnus rubra 35 10 2 9 Sounding indicates hollow portions of the trunk. Low
live crown ratio. Pockets of decay visible on the upper
trunk.

Poor Remove

2.10

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

4-504

Y Red Alder Alnus rubra 60 20 3 10 Ivy girdling trunk into the upper crown. Dead top. Low
live crown ratio.

Poor Remove

3.60

5-505

Y Western Red
Cedar

Thuja plicata 44 100 3 12 Straight, single stem. Ivy is beginning to grow up the
base. Healthy foliage colour and density.

Moderate Remove

2.64

6-506

Y Red Alder Alnus rubra 40 30 2 14 Pockets of decay throughout the trunk. Ivy vines girdling
the trunk. Many dead lower branches. Dead top.

Poor Remove

2.40

7-507

Y Red Alder Alnus rubra 40+6
0=10
0

40 3 15 Dual stem at base, leaning opposite directions. Small
hangers in the crown.

Poor Remove

6.00

8-508

N Red Alder Alnus rubra 45 20 3 15 Large pockets of decay on the trunk. Dead top. Poor Remove

2.70

9-509

Y Red Alder Alnus rubra 42 50 3 15 Very decayed trunk with large woodpecker holes at the
base and throughout the trunk into the mid crown.

Poor Remove

2.52

10-510

Y Western Red
Cedar

Thuja plicata 93 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

5.58

11-511

Y Red Alder Alnus rubra 34 20 2 20 Decurrent, natural crown form. Pockets of decay at the
base.

Poor Remove

2.04

12-512

Y Western Red
Cedar

Thuja plicata 63 80 2 20 Dual stem at 15m with included bark in the union.
Healthy foliage colour and density.

Moderate Remove

3.78

Arborist Report for 17077, 17121 92 Ave, Surrey
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

13-513

Y Western Red
Cedar

Thuja plicata 110+
21=1
31

70 3 20 Dual stem at base, multiple stems at 3m with included
bark in the union. Healthy foliage colour and density.

Moderate Remove

7.86

14-514

Y Red Alder Alnus rubra 40 25 3 20 Leaning west. Pockets of decay throughout the trunk. Poor Remove

2.40

15-515

Y Western Red
Cedar

Thuja plicata 60 70 3 20 Base kinks south and self corrects in the crown. Dual
stem at 2m with included bark. Overall poor structure.

Poor Remove

3.60

16-516

Y Western Red
Cedar

Thuja plicata 74 60 3 20 Base sweeps west and self corrects in the crown.
Healthy foliage colour and density.

Moderate Remove

4.44

17-517

Y Western Red
Cedar

Thuja plicata 35 60 2 15 Straight, single stem. Healthy foliage colour and density.
No major defects. Crown growing into the above
powerlines.

Moderate Remove

2.10

18-518

Y Bigleaf Maple Acer
macrophyllum

151 70 8 25 Mature. Some pockets of decay on the trunk, no basal
rot detected. Full crown.

Moderate Remove

9.06

19-519

Y Japanese
Maple

Acer palmatum 11+1
1+20
=42

60 2 4 Multiple stems at base. Good buds. No major defects. Moderate Remove

2.52

20-520

Y Bigleaf Maple Acer
macrophyllum

55 50 3 20 Decurrent, natural crown form. Hangers in the crown.
Full crown.

Moderate Remove

3.30

21-521

Y Western Red
Cedar

Thuja plicata 37 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.22
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

22-522

y Western Red
Cedar

Thuja plicata 45 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.70

23-523

Y Western Red
Cedar

Thuja plicata 37+2
0=57

90 3 15 In a row of trees. Dual stem at base. Healthy foliage
colour and density.

Moderate Remove

3.42

24-524

Y Western Red
Cedar

Thuja plicata 35 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.10

25-525

Y Western Red
Cedar

Thuja plicata 49 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.94

26-526

Y Western Red
Cedar

Thuja plicata 32+1
0=42

90 3 15 In a row of trees. Dual stem at base. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.52

27-527

Y Western Red
Cedar

Thuja plicata 40+3
7=77

90 3 15 In a row of trees. Dual stem at base. Healthy foliage
colour and density. No major defects.

Moderate Remove

4.62

28-528

Y Western Red
Cedar

Thuja plicata 40 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.40

29-529

Y Western Red
Cedar

Thuja plicata 45 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.70

30-530

Y Western Red
Cedar

Thuja plicata 48 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

2.88

Arborist Report for 17077, 17121 92 Ave, Surrey
Prepared for Jamie Ogden, Beech Westgard Developments Ltd., 604-657-1057, jamie@beechwestgard.ca

Page 7



130 - 1959 152nd Street POB #521, Surrey BC, V4A 0C4 | www.woodridgetree.com

ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

31-531

N Western Red
Cedar

Thuja plicata 31 90 3 15 In a row of trees. Straight, single stem. Healthy foliage
colour and density. No major defects.

Moderate Remove

1.86

32-532

N Western Red
Cedar

Thuja plicata 36 90 3 15 Straight, single stem. Top down dieback. Poor Remove

2.16

33-533

Y Western Red
Cedar

Thuja plicata 60 80 2 15 Straight, single stem. Exposed cambium on the south
side. Sparse inner crown. In decline.

Poor Remove

3.60

34-534

Y Western Red
Cedar

Thuja plicata 102 90 4 20 Dual stem at 3m with included bark in the union.
Healthy foliage color and density.

Moderate Remove

6.12

35-535

Y Western Red
Cedar

Thuja plicata 75 80 3 20 Dual stem at 3m with included bark in the union.
Exposed cambium on the trunks.

Moderate Remove

4.50

36-536

Y Western Red
Cedar

Thuja plicata 33 - - - Dead tree standing. Poor Remove

Dead 1.98

37-537

Y Western Red
Cedar

Thuja plicata 63 80 3 15 Lopped leader on the south side. Dead lower branches.
Exposed cambium on the trunk.

Poor Remove

3.78

38-538

Y Amabilis Fir Abies amabilis 55 50 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

39-539

Y Western Red
Cedar

Thuja plicata 151 70 4 20 Dual stem at 2m, multiple stems at 4m. Healthy foliage
colour and density.

Moderate Remove

9.06
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

40-540

Y Hemlock Tsuga
heterophylla

36 50 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects. Crown growing into the overhead
powerlines.

Moderate Remove

2.16

41-541

Y Red Alder Alnus rubra 62 20 3 20 Decurrent, natural crown form. Large girdling vines
throughout the trunk. Low live crown ratio.

Poor Remove

3.72

42-542

Y Red Alder Alnus rubra 58 20 3 20 Decurrent, natural crown form. Large girdling vines
throughout the trunk. Low live crown ratio.

Poor Remove

3.48

43-543

Y Red Alder Alnus rubra 50 40 3 20 Decurrent, natural crown form. Leaning west. Full
crown.

Poor Remove

3.00

44-544

Y Western Red
Cedar

Thuja plicata 85 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

5.10

45-545

Y Red Alder Alnus rubra 50+5
2=10
2

40 3 20 Dual stem at 1m with included bark in the union.
Woodpecker holes along the trunk indicate decay.

Poor Remove

6.12

46-546

Y Western Red
Cedar

Thuja plicata 60 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.
The location conflicts with Lot 29.

Good Remove

3.60

47-547

Y Red Alder Alnus rubra 60 30 4 20 Dual stem at 2m with included bark in the union. Dead
branches throughout the crown. Epicormic shoots
throughout the trunk.
The location conflicts with Lot 29.

Poor Remove

3.60

48-548

Y Western Red
Cedar

Thuja plicata 123 70 3 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

The location conflicts with Lot 29.

Moderate Retain

7.38
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

49-549

Y Red Alder Alnus rubra 40 20 3 15 Crown bows east. Low live crown ratio.

The location conflicts with Lot 29.

Poor Remove

2.40

50-550

Y Western Red
Cedar

Thuja plicata 143 80 4 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Reduce to
safe wildlife
tree 8.58

51-551

Y Paper Birch Betula papyrifera 35 30 3 15 Pockets of decay throughout the trunk. Dead top. Poor remove

2.10

52-552

Y Red Alder Alnus rubra 48 40 3 20 Decurrent, natural crown form. Large dead lower
branches. Pockets of decay through the trunk.

Poor Remove

2.88

53-553

Y Red Alder Alnus rubra 37 40 3 15 Decurrent, natural crown form. Full crown. Poor Remove

2.22

54-554

Y Western Red
Cedar

Thuja plicata 70 70 3 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Good Retain

4.20

55-555

Y Red Alder Alnus rubra 63 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

3.78

56-556

Y Red Alder Alnus rubra 38 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

2.28

57-557

Y Red Alder Alnus rubra 33 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

1.98
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

58-558

Y Red Alder Alnus rubra 40 20 2 15 Windthrown top. Girdled by vines. Low live crown ratio. Poor Remove

2.40

59-559

Y Cherry Prunus spp. 39 50 3 15 Weeping form. In full bloom. No major defects detected. Moderate Remove

2.34

60-560

Y Red Alder Alnus rubra 40 50 2 20 Decurrent, natural crown form. Pockets of decay
throughout the trunk.

Poor Retain

2.40

61-561

Y Red Alder Alnus rubra 40 30 2 20 Upheaving roots. Rot in the base and throughout the
trunk.

Poor Retain

2.40

62-562

Y Red Alder Alnus rubra 25+2
0+5=
50

40 3 15 Multiple stems at base. Pockets of decay throughout
each trunk.

Poor Remove

3.00

63-563

Y Red Alder Alnus rubra 25+1
0+15
=50

60 2 15 Multiple stems at base. Pockets of decay throughout
each trunk. Full crowns.

Poor Reduce to
safe wildlife
tree 3.00

64-564

Y Douglas Fir Pseudotsuga
menziesii

200 50 3 25 Four stems (Fir, Hemlock and 2x Cedar growing on a
nurse stump. Share a root ball and crown. Full crown
from top to bottom.
Time Frame: 5 years
Target Assessment: full height is within 1x distance of the
road (92 Ave)
Crown and Branches: As these are in fact separate trees
from a common base the crown forms vary. WRC crown
exists from bottom to top, the Hemlock is thin, the Fir exists in
the upper 25%.
Trunks: the trunks do not present areas which appear likely to
fail
Roots and Base: The roots of the trees originate from a
common nurse stump and grown intertwined with each other.

Moderate Retain

6.60
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Main Concern: The main concern is the variation and
abnormal form of the roots at the base of the clump.
Likelihood of Failure- Possible
Likelihood of Impact- medium
Likelihood of Failure and Impact-somewhat likely
Consequences of Failure- Significant
Risk Rating- Moderate

65-565

Y Black
Cottonwood

Populus
trichocarpa

62 40 4 20 Decurrent, natural from. Full crown. Poor Reduce to
safe wildlife
tree

3.72

66-566

Y Sitka Spruce Picea sitchensis 75 50 2 25 Growing on a nurse stump at about 2m. Large roots
extending into the soil. Some lower crown dieback.

Moderate Retain

4.50

67-567

Y Western Red
Cedar

Thuja plicata 44 70 2 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Good Retain

2.64

68-568

Y Red Alder Alnus rubra 52 20 3 20 Vines girdling the trunk into the mid crown. Low live
crown ratio.

Poor Reduce to
safe wildlife
tree 3.12

69-569

Y Cherry Prunus spp. 32+1
7=54

20 3 15 Dual stem at 1m with included bark in the union.
Pockets of decay throughout the trunk. Large exposed
roots around the base.

Poor Remove

3.24

70-570

Y Hemlock Tsuga
heterophylla

39 50 3 15 Single stem leaning west. Large exposed roots have
been cleanly pruned. Inner crown dieback.

Moderate Remove

2.34

71-571

Y Grand Fir Abies grandis 65 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.90

72-572

Y Western Red
Cedar

Thuja plicata 58 60 2 20 Straight, single stem. Top down dieback in the crown. Poor Remove

3.48
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

73-573

Y Western Red
Cedar

Thuja plicata 80 80 5 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.80

74-574

Y Western Red
Cedar

Thuja plicata 35 60 2 20 Straight, single stem. Top down dieback in the crown. Poor Remove

2.10

75-575

Y Western Red
Cedar

Thuja plicata 53 - - - Dead tree standing. Poor Remove

Dead 3.18

76-576

Y Western Red
Cedar

Thuja plicata 32 - - - Dead tree standing. Poor Remove

Dead 1.92

77-577

Y Bigleaf Maple Acer
macrophyllum

25+2
5+72
=122

50 6 20 Triple stem at base. Dead branches throughout the
crown. Shares a root ball with trees #578 and #579.

Poor Remove

7.32

78-578

Y Bigleaf Maple Acer
macrophyllum

77+4
7=12
4

50 6 20 Dual stem at base. Dead branches throughout the
crown. Shares a root ball with trees #577 and #579.

Poor Remove

7.44

79-579

Y Bigleaf Maple Acer
macrophyllum

30 50 6 20 Decurrent, natural crown form. Dead branches
throughout the crown. Shares a root ball with trees
#577 and #578.

Poor Remove

1.80

80-580

Y Sitka Spruce Picea sitchensis 45 70 2 20 Straight, single stem. Some inner crown dieback. Poor Remove

2.70

81-581

Y Western Red
Cedar

Thuja plicata 25+4
2=67

70 3 20 Dual stem at base. Healthy foliage colour and density. Moderate Remove

4.02
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

82-582

Y Western Red
Cedar

Thuja plicata 80 60 4 25 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.80

83-583

Y Bigleaf Maple Acer
macrophyllum

200 30 5 25 Multiple stems at base. Some dead stems at the base.
Sounding of the trunk indicates hollow portions.

Poor Remove

12.00

84-584

Y Western Red
Cedar

Thuja plicata 39 10 2 15 Straight, single stem. Very sparse inner crown, In
decline.

Poor Remove

2.34

85-585

Y Western Red
Cedar

Thuja plicata 35+1
20=1
55

60 3 20 Dual stem at base. Large girdling roots are exposed
around the base. Sparse inner crown.

Poor Remove

9.30

86-586

Y Western Red
Cedar

Thuja plicata 65 40 2 20 Dual stem at base. Sparse inner crown. Poor Reduce to
safe wildlife
tree 3.90

87-587

Y Western Red
Cedar

Thuja plicata 94 40 3 20 Multiple stems at 2m with included bark in the union.
Sparse inner crown.

Poor Reduce to
safe wildlife
tree 5.64

88-588

N Bigleaf Maple Acer
macrophyllum

35 40 4 15 Dual stem at 3m. Crown weighted south. Full crown. Moderate Retain

2.10

89-589

N Bigleaf Maple Acer
macrophyllum

50 50 4 15 Decurrent, natural form. No decay detected on the base
or trunk. Full crown.

Moderate Reduce to
safe wildlife
tree

3.00
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

90-590

Y Red Alder Alnus rubra 50 30 3 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 3.00

91-591

Y Red Alder Alnus rubra 33 30 2 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 1.98

92-592

Y Red Alder Alnus rubra 32 30 2 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 1.92

93-593

Y Red Alder Alnus rubra 35+2
9=74

30 2 20 Dual stem at base. Dead lower branches. Pockets of
decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 4.44

94-594

Y Red Alder Alnus rubra 45 30 2 20 Dual stem at 10m with included bark in the union. Dead
lower branches. Pockets of decay throughout the trunk.

Poor Reduce to
safe wildlife
tree 2.70

95-595

N Red Alder Alnus rubra 52 30 2 20 Decurrent, natural form. Dead lower branches. Pockets
of decay throughout the trunk.

Poor Remove

3.12

96-596

Y Western Red
Cedar

Thuja plicata 71 90 4 15 Single stem sweeping west. Self corrects in the crown.
Healthy foliage colour and density.

Moderate Retain

4.26

97-597

N Paper Birch Betula papyrifera 52 - - - Dead tree standing. Poor Remove

Dead 3.12

98-598

Y Western Red
Cedar

Thuja plicata 200 80 4 20 Growing on a nurse stump. Recently windthrown top. Poor Reduce to
safe wildlife
tree 12.00
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ID# S Common
Name

Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

99-599

Y Western Red
Cedar

Thuja plicata 51 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Good Retain

3.06

100
-600

Y Western Red
Cedar

Thuja plicata 250 80 3 20 Multiple stems connected at the base. All straight single
stem with healthy foliage colour and density.

Moderate Remove

15.00

101-601 Y Western Red
Cedar

Thuja plicata 165 80 5 25 Dual stem at 2.5m. Healthy foliage colour and density.
Well developed buttress taper at the base. Minor bark
inclusion at the union of the two main leaders.

The proposed development will impart impact to the
outer area of the tree protection zone. Expect impact to
feeder roots, not to supportive roots.
Time Frame: 5 years.
Target Assessment: the two main leaders are within 1x
range of building lots.
Tree Health and Species Profile: established trees can
succeed with impact to feeder roots if/when hydration is
maintained and compaction is avoided. Dual stemmed trees
tend to yield larger TPZ than necessary for retention.
Crown and Branches: natural crown form from top to bottom,
good density and colour, minor seasonal flagging.
Trunk: dual trunks, the East leaning trunk leans more than the
West leaning trunk, these appear well connected at their
union.
Roots and Base: Well tapered buttress. Fibrous roots
expected at the outer areas of the TPZ.
Main Concern: the main concern is the leverage on the base
due to the lean of the East stem.
Likelihood of Failure- Possible
Likelihood of Impact- high
Likelihood of Failure and Impact- somewhat likely,
Consequences of Failure- Significant
Moderate

Moderate Retain

Arborist to
supervise
excavation of
building
footprint.

9.90
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Botanical Name DBH
(cm)

LCR
(%)

CR
(m)

Height
(m)

Condition & Comments Retention
Suitability

Action TPZ
(m)

102-602

Y Western Red
Cedar

Thuja plicata 42 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.52

103-603

Y Western Red
Cedar

Thuja plicata 45 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.70

104-604

Y Western Red
Cedar

Thuja plicata 47 60 3 16 Recently windthrown top with no regeneration since. Poor Remove

2.82

105-605

Y Western Red
Cedar

Thuja plicata 53 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.18

106-606

Y Western Red
Cedar

Thuja plicata 74 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.44

107-607

Y Western Red
Cedar

Thuja plicata 72+4
5=11
7

80 4 25 Dual stem at base. Healthy foliage colour and density. Moderate Remove

7.02

108-608

Y Apple Malus floribunda 33+2
2=55

80 3 6 Mature. Multiple stems at base. Multiple lopped leaders
at the base. Decay throughout the trunks

Poor Reduce to
safe wildlife
tree 3.30

109-609

Y Western Red
Cedar

Thuja plicata 90+4
0+20
=150

70 3 20 Multiple stems at base. All straight single stem with
healthy foliage colour and density.

Moderate Remove

9.00

110-610

Y Western Red
Cedar

Thuja plicata 52 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.12
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(m)

Height
(m)
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Suitability
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111-611

Y Western Red
Cedar

Thuja plicata 62 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.72

112-612

Y Western Red
Cedar

Thuja plicata 65 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.90

113-613

Y Western Red
Cedar

Thuja plicata 55 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

114-614

Y Western Red
Cedar

Thuja plicata 60 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.60

115-615

Y Western Red
Cedar

Thuja plicata 68 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.08

116-616

Y Western Red
Cedar

Thuja plicata 55 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

117-617

Y Western Red
Cedar

Thuja plicata 64 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.84

118-618

Y Western Red
Cedar

Thuja plicata 76 70 3 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.56

119-619

Y Sitka Spruce Picea sitchensis 65 30 3 15 Straight, single stem. Inner crown dieback. Moderate Remove

3.90
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120-620

Y Sitka Spruce Picea sitchensis 64 30 3 15 Straight, single stem. Inner crown dieback. Moderate Remove

3.84

121-621

Y Western Red
Cedar

Thuja plicata 70 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.20

122-622

Y Western Red
Cedar

Thuja plicata 51 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.06

123-623

Y Western Red
Cedar

Thuja plicata 37 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.22

124-624

Y Western Red
Cedar

Thuja plicata 41 50 3 20 Straight, single stem. Exposed cambium to 2m. Sparse
inner crown.

Moderate Remove

2.46

125-625

Y Western Red
Cedar

Thuja plicata 55 30 3 20 Straight, single stem. Girdled by chain at 2. Sparse
inner crown,

Moderate Remove

3.30

126-626

Y Western Red
Cedar

Thuja plicata 43 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.58

127-627

Y Western Red
Cedar

Thuja plicata 55 70 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.30

128-628

Y Western Red
Cedar

Thuja plicata 89 50 3 20 Straight, single stem. Some chlorosis through the
crown. Sparse inner crown.

Moderate Remove

5.34
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129-629

Y Western Red
Cedar

Thuja plicata 104+
60=1
64

60 3 20 Dual stem at base. Large exposed roots around the
base. Healthy foliage colour and density.

Moderate Remove

3.84

130-630

Y Sitka Spruce Picea sitchensis 60 70 3 25 Straight, single stem. Sparse inner crown. Moderate Remove

3.60

131-631

Y Sitka Spruce Picea sitchensis 40+1
0=50

40 4 13 Dual stem at base. Sparse inner crown. Pockets of
decay throughout the trunks.

Moderate Remove

3.00

132-632

Y Bigleaf Maple Acer
macrophyllum

34 40 5 12 Decurrent, natural form. No decay detected on the base
or trunk. Full crown.

Moderate Remove

2.04

133-633

Y Western Red
Cedar

Thuja plicata 40 60 2 15 UNIDENTIFIABLE BIRDS NEST IN THE LOWER
CROWN. Straight, single stem. Healthy foliage colour
and density. No major defects.

Moderate Remove

2.40

134-634

Y Bigleaf Maple Acer
macrophyllum

35+3
0+55
=70

50 5 25 Multiple stems at base. Large pockets of decay at the
base and throughout the trunks. Large exposed roots
near the base.

Poor Remove

4.20

135-635

Y Bigleaf Maple Acer
macrophyllum

105 50 7 20 Decurrent, natural from. Some included bark in the
crown. Full crown.

Poor Remove

6.30

136-636

Y Western Red
Cedar

Thuja plicata 32 80 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

1.92

137-637

Y Western Red
Cedar

Thuja plicata 31 80 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

1.86
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138-638

Y Sitka Spruce Picea sitchensis 50 50 3 20 Straight, single stem. Sparse inner crown. Growing on a
slight slope.

Moderate Remove

3.00

139-639

Y Western Red
Cedar

Thuja plicata 65+2
5=90

80 3 20 Dual stem at base. Larger stem lost its top long ago
with multiple regenerated dogleg leaders.

Poor Remove

5.40

140-640

Y Western Red
Cedar

Thuja plicata 50+5
5=10
5

80 3 20 Multiple stems at base. One stem lost its top long ago
with multiple regenerated dogleg leaders.

Poor Remove

6.30

141-641

Y Western Red
Cedar

Thuja plicata 52 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.12

142-642

Y Hemlock Tsuga
heterophylla

15+5
5+80
=150

70 3 20 Multiple stems growing on a nurse stump. Healthy
foliage colour and density throughout.

Moderate Remove

9.00

143-643

Y Western Red
Cedar

Thuja plicata 80 60 4 25 Adjacent to farm structure. Demolition of the adjacent
structure would be difficult unless the tree is removed.
Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

4.80

144-644

Y Red Alder Alnus rubra 32 30 2 15 Decurrent, natural crown form. Growing in the farm
structure. Demolition of the structure would be difficult
unless the tree is removed.

Poor Remove

1.92

145-645

Y Western Red
Cedar

Thuja plicata 39 60 4 25 Adjacent to farm structure. Demolition of the adjacent
structure would be difficult unless the tree is removed.
Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

2.34
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146-646

Y Bigleaf Maple Acer
macrophyllum

115 30 6 20 Mature. Large cavities extending from the base to the
mid crown. Poor structure.

Moderate Remove

6.90

147-647

Y Sitka Spruce Picea sitchensis 45+3
5=80

50 3 20 Dual stem at base. Sparse inner crown. Moderate Remove

4.80

148-648

Y Red Alder Alnus rubra 32 40 2 30 Decurrent, natural crown form. Full crown. Poor Remove

1.92

149-649

Y Red Alder Alnus rubra 47 30 3 20 Decurrent, natural crown from. Pockets of decay
throughout the trunk.

Poor Remove

2.82

150-650

Y Sitka Spruce Picea sitchensis 41 60 2 20 Straight, single stem. Sparse inner crown. Moderate Remove

2.46

151-651

Y Red Alder Alnus rubra 35+3
6=71

50 2 20 Dual stem at base with included bark in the union.
Pockets of decay throughout the trunk.

Poor Remove

4.26

152-652

Y Red Alder Alnus rubra 45 30 4 20 Leaning south. Hangers throughout the crown. Dead
top.

Poor Remove

2.70

153-653

Y Sitka Spruce Picea sitchensis 34 40 3 18 Straight, single stem. Sparse inner crown. Moderate Remove

2.04

154-654

N Western Red
Cedar

Thuja plicata 37 70 2 18 Exposed cambium at the base. Base kinks south and
self corrects in the crown. Sparse inner crown.

Moderate Remove

2.22
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155-655

N Red Alder Alnus rubra 90 30 4 20 Leaning south. Pockets of decay throughout the trunk. Poor Remove

5.40

156-656

N Sitka Spruce Picea sitchensis 40 50 2 20 Straight, single stem. Lopped leader at the base. Some
dead lower branches.

Moderate Remove

2.40

157-657

N Bigleaf Maple Acer
macrophyllum

70 20 5 20 Significant decay at the base and through the trunk.
Large hanger in the crown.

Poor Remove

4.20

158-658

N Western Red
Cedar

Thuja plicata 33 60 2 15 Straight, single stem. Exposed cambium throughout the
trunk. Sparse inner crown.

Moderate Remove

1.98

159-659

Y Sitka Spruce Picea sitchensis 34 30 3 20 Straight, single stem. Many dead lower branches. Large
taper with many exposed roots near the base.

Moderate Remove

2.04

160-660

N Western Red
Cedar

Thuja plicata 10+2
0+30
=60

50 2 15 Triple stem at base. Smallest stem is dead. All have
exposed cambium into the mid crown.

Moderate Remove

3.60

161-661

Y Western Red
Cedar

Thuja plicata 70+4
0=11
0

50 4 20 Smaller stem has top down dieback. Exposed cambium
from the base to the mid crown. Sparse inner crown
throughout.

Moderate Remove

6.60

162-662

N Sitka Spruce Picea sitchensis 45 20 3 15 Straight, single stem. Sparse inner crown. Moderate Remove

2.70

163-663

Y Hemlock Tsuga
heterophylla

90 70 2 15 Growing on a nurse stump. Woodpecker holes
throughout the trunk indicate decay.

Moderate Remove

5.40
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164-664

Y Bigleaf Maple Acer
macrophyllum

50+8
0=13
0

40 4 20 Dual stem at base. Significant decay at the base and
through the trunks.

Moderate Remove

7.80

165-665

Y Sitka Spruce Picea sitchensis 57 80 4 20 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Remove

3.42

166-666

Y Western Red
Cedar

Thuja plicata 100 90 3 25 Straight, single stem. Exposed cambium at base. Large
exposed roots near the trunk.

Moderate Remove

6.00

167-667

Y Red Alder Alnus rubra 35 30 2 15 Dual stem at 2m. Pockets of decay on the trunks. Poor Remove

2.10

168-668

Y Red Alder Alnus rubra 40 30 2 15 Leaning south. Pockets of decay on the trunk. Poor Remove

2.40

169-669

Y Bigleaf Maple Acer
macrophyllum

40+1
10=1
50

50 5 20 Dual stem at base. Significant decay at the base and
through the trunks.

Moderate Remove

3.00

170-670

Y Red Alder Alnus rubra 50 50 30 2 Decurrent, natural crown form. Pockets of decay on the
trunk.

Poor Remove

3.00

171-671

N Red Alder Alnus rubra 43 50 30 2 Decurrent, natural crown form. Pockets of decay on the
trunk.

Poor Remove

2.58

172-672

Y Black
Cottonwood

Populus
trichocarpa

80 30 4 20 Decurrent, natural crown form. Pockets of decay on the
trunk. Many dead branches.

Poor Reduce to
safe wildlife
tree 4.80
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173-673

N Red Alder Alnus rubra 55 - - - Dead tree standing. Poor Reduce to
safe wildlife
tree 3.30

174-674

Y Bigleaf Maple Acer
macrophyllum

35 50 3 15 Decurrent, natural crown form. Full crown. Good Remove

2.10

175-675

N Red Alder Alnus rubra 30 10 2 20 Decurrent, natural form. Low LCR. Large wound at
10m.

Poor Remove

1.80

176-676

N Red Alder Alnus rubra 39 10 3 20 Decurrent, natural form. Low LCR. Extensive decay in
the trunk.

Poor Remove

2.34

177-677

N Red Alder Alnus rubra 34 10 3 20 Leaning south. Low LCR. Extensive decay in the trunk. Poor Remove

2.04

178-678

Y Red Alder Alnus rubra 41 10 3 20 Decurrent, natural form. Low LCR. Extensive decay in
the trunk.

Poor Remove

2.46

179-679

Y Black
Cottonwood

Populus
trichocarpa

85 70 5 20 Decurrent, natural form. Many dead lower branches. Poor Remove

5.10

180-680

Y Sitka Spruce Picea sitchensis 187 60 3 20 Growing on a nurse stump. Multiple stems at 2m.
Sparse inner crown throughout.

Poor Reduce to
safe wildlife
tree 11.22

181-681

Y Red Alder Alnus rubra 35 10 2 12 Decurrent, natural crown form. Pockets of decay
throughout the trunk.

Poor Remove

2.10
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182-682

N Red Alder Alnus rubra 30 10 2 12 Decurrent, natural crown form. Pockets of decay
throughout the trunk.

Poor Remove

1.80

183-683

N Apple Malus floribunda 20+2
0+15
=55

40 2 5 Multiple stems at the base. Decay throughout the
trunks. Hangers in the crown.

Poor Remove

3.30

184-684

Y Black
Cottonwood

Populus
trichocarpa

90 - - - Dead tree standing. Poor Remove

Dead 5.40

185-685

Y Black
Cottonwood

Populus
trichocarpa

90 70 4 20 Decurrent, natural form. Adjacent to the bank. Poor Remove

5.40

186-686

Y Black
Cottonwood

Populus
trichocarpa

92 70 4 20 Decurrent, natural form. Adjacent to the bank. Poor Remove

5.52

187-687

N Black
Cottonwood

Populus
trichocarpa

74 40 4 20 Leaning south. Decurrent, natural form. Growing in the
bank.

Poor Remove

4.44

188-688

Y Red Alder Alnus rubra 35 - - - Dead tree standing. Poor Remove

Dead 2.10

189-689

N Red Alder Alnus rubra 31 40 3 15 Decurrent, natural form. Full crown. Poor Remove

1.86

190-690

N Black
Cottonwood

Populus
trichocarpa

30 50 3 15 Decurrent, natural form. Full crown. Poor Remove

1.80
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191-691

N Black
Cottonwood

Populus
trichocarpa

39 50 3 15 Decurrent, natural form. Full crown. Poor Remove

2.34

os1

Y Cherry Prunus avium 25+2
5+10
=60

80 3 3 Multiple stems at base. Ivy into the lower crown. Some
pockets of decay throughout the trunks.

Moderate Retain

3.60

os2

Y Red Alder Alnus rubra 55 50 3 15 Decurrent, natural form. Full crown. Poor Remove

3.30

os3

Y Red Alder Alnus rubra 30 50 3 15 Decurrent, natural form. Full crown. Poor Retain

1.80

os4

Red Alder Alnus rubra 90 50 3 15 Decurrent, natural form. Full crown. Poor Remove

5.40

os5

Red Alder Alnus rubra 34 50 3 15 Decurrent, natural form. Full crown. Poor Remove

2.04

os6

Red Alder Alnus rubra 42 50 3 15 Decurrent, natural form. Full crown. Poor Retain

2.52

os7

Red Alder Alnus rubra 40 50 3 15 Decurrent, natural form. Full crown. Poor Retain

2.40

os8

Y Red Alder Alnus rubra 30 50 3 15 Decurrent, natural form. Full crown. Poor Retain

1.80
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os9

Y Western Red
Cedar

Thuja plicata 46 100 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Retain

2.76

os10

Y Red Alder Alnus rubra 45 50 3 15 Decurrent, natural crown form. Full crown. Poor Retain

2.70

ci1

Y Black
Cottonwood

Populus
trichocarpa

55 70 4 15 Decurrent, natural form. Full crown. Adjacent to the
bank.

Poor Retain

3.30

ci2

Y Black
Cottonwood

Populus
trichocarpa

48+2
0=68

70 3 15 Dual stem at base. Full crown. Adjacent to the bank. Poor Retain

4.08

ci3

Y Poplar Populus alba 34 50 2 13 Leaning south. Small hangers in the crown. Poor Retain

2.04

ci4

Y Birch Betula papyrifera 50 40 3 15 Decurrent, natural form. Full crown. Moderate Retain

3.00

ci5

Y Douglas Fir Pseudotsuga
menziesii

76 70 5 2 Straight, single stem. Healthy foliage colour and density. Good Retain

4.56

ci6

Y Black
Cottonwood

Populus
trichocarpa

40+4
0=80

70 2 15 Dual stem at base with included bark in the union.
Blackberry growing into the lower crown.

Poor Retain

4.80

ci7

N Red Alder Alnus rubra 30+2
3=53

70 2 15 Dual stem at base with included bark in the union.
Blackberry growing into the lower crown.

Poor Retain

3.18
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ci8

Y Western Red
Cedar

Thuja plicata 42 100 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Retain

2.52

ci9

N Western Red
Cedar

Thuja plicata 50 100 3 15 Straight, single stem. Healthy foliage colour and density.
No major defects.

Moderate Retain

3.00

ci10

N Red Alder Alnus rubra 32 30 2 15 Decurrent, natural form. Blackberry growing into the
lower crown.

Poor Retain

1.92

ci11

N Red Alder Alnus rubra 25 30 2 15 Decurrent, natural form. Blackberry growing into the
lower crown.

Poor Retain

1.50

ci12

N Red Alder Alnus rubra 20 30 2 10 Decurrent, natural form. Decay at the base. Crown
growing into the above powerline.

Poor Remove

1.50

ci13

Y Red Alder Alnus rubra 10+3
0+15
=35

30 2 10 Multiple stems at base. Decay at the base. Crown
growing into the above powerline.

Poor Remove

2.10

ci14

Y Red Alder Alnus rubra 23 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci15

Y Red Alder Alnus rubra 25+2
5+15
=65

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

3.90

ci16

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.80
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ci17

N Red Alder Alnus rubra 22+1
33

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

1.98

ci18

Y Red Alder Alnus rubra 8 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci19

Y Red Alder Alnus rubra 27 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.62

ci20

Y Red Alder Alnus rubra 32+4
0=72

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

4.32

ci21

Y Red Alder Alnus rubra 20 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci22

N Red Alder Alnus rubra 40 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

2.40

ci23

Y Red Alder Alnus rubra 25 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci24

Y Red Alder Alnus rubra 25 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.50

ci25

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

1.80
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ci26

Y Red Alder Alnus rubra 40 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

2.40

ci27

Y Red Alder Alnus rubra 48 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

2.88

ci28

Y Red Alder Alnus rubra 100 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Remove

6.00

ci29

Y Red Alder Alnus rubra 35+3
0=65

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

3.90

ci30

Y Red Alder Alnus rubra 30+3
0+35
=95

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Remove

5.70

ci31

Y Red Alder Alnus rubra 37 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.22

ci32

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.80

ci33

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.80

ci34

Y Red Alder Alnus rubra 34 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.04
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ci35

Y Red Alder Alnus rubra 40 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.40

ci36

Y Red Alder Alnus rubra 33 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.98

ci37

Y Red Alder Alnus rubra 31+3
5=66

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Retain

3.96

ci38

Y Red Alder Alnus rubra 25+2
5=50

50 2 10 Multiple stems at base. Decay throughout the trunk. Poor Retain

3.00

ci39

Y Red Alder Alnus rubra 25 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.50

ci40

Y Red Alder Alnus rubra 33 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.98

ci41

Y Red Alder Alnus rubra 50 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

3.00

ci42

Y Red Alder Alnus rubra 37 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

2.22

ci43

Y Red Alder Alnus rubra 30 50 2 10 Decurrent, natural form. Decay throughout the trunk. Poor Retain

1.80
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IMAGE 1- Front yard of 17121 92 Ave, facing south IMAGE 2- Backyard of 17121 92 Ave, facing east
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IMAGE 3- Front yard of 17121 92 Ave, facing north IMAGE 4- Front yard of 17077 92 Avenue, facing east

IMAGE 5- Front yard of 17077 92 Ave, facing south IMAGE 6- West side of 9265 Bothwell Drive
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IMAGE 7- Tree 101-601 IMAGE 8- Tree 101-601, union at the base.
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IMAGE 9- Clump 64-564 IMAGE 10- origin of clump 64-564
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Limitations and Assumptions

● This report was prepared for and on behalf of the client and it is intended solely for their use. Woodridge Tree Consulting Arborists Ltd. shall not accept
any liability derived from the partial, unintended, unauthorized or improper use of this report.

● This report is restricted to the subject trees as detailed in the report. No other trees were inspected or assessed as part of the work related to the
preparation of this report.

● The accuracy and ownership of the locations of trees, property lines and other site features were not verified by Woodridge Tree. Third party information
to the consultant may have been relied upon in the formation of the opinion of the consultant in the preparation of this report, and that information is
assumed to be true and correct.

● The use of maps, sketches, photographs and diagrams are intended only as a reference for the reader's use in understanding the contents and findings
of this report, and are not intended as a representation of fact.

● Approvals from a municipal or senior government agency may be required in relation to certain recommendations and treatments provided in this report.
The owner is responsible to make an application for, pay related fees and meet all requirements and conditions for the issuance of such permits,
approvals or authorizations.

● The client must provide Woodridge Tree with a minimum of 3 business days prior to the request of required site supervision services.
I certify to the best of my knowledge or belief that:

● staff from this firm have performed site inspections on the dates as stated herein.
● the findings are based on information known to the consultant at that time.
● the statements of fact determined by the consultant are true and correct.

If there are questions regarding the contents of this report please contact our office.

Adrian Szabunio
Diploma in Civil Engineering Technology
ISA Certified Arborist
ISA Tree Risk Assessment Qualified
PR 5079
Woodridge Tree Consulting Arborists Ltd.
adrian@woodridgetree.com

Terry Thrale
ISA Certified Arborist and Tree Risk Assessor
PN 6766A
Woodridge Tree Consulting Arborists Ltd.
terry@woodridgetree.com
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TREE PRESERVATION BY LOCATION
Surrey File Number: 22-0231
Address: 17077 & 17121 92 Ave
Arborist: Terry Thrale
Date of Report/Revision: October 15, 2024

*All trees idenKfied for removal, retenKon and/or replacement are subject to change prior to final approval of the arborist report

ONSITE

Alder & Co6onwood Trees
ExisKng Remove Retain

Alder/CoRonwood (outside riparian area) 27 27
Alder/CoRonwood (within riparian area)
Total 27 27 0

Deciduous Trees 
(excluding Alder & CoRonwood Trees)

Tree Species ExisKng Remove Retain
Bigleaf Maple 13 13 0
Cherry 2 2 0
Japanese Maple 1 1 0
Deciduous Subtotal 16 16 0

Coniferous Trees
Tree Species ExisKng Remove Retain
Amabilis Fir 1 1 0
Grand Fir 1 1 0
Hemlock 4 4 0
Sitka Spruce 13 13 0
Western Red Cedar 73 72 1
Coniferous Subtotal 92 91 0
Deciduous & Coniferous Total 108 107 1

Onsite Tree Totals 135 134 1
Onsite Replacement Trees Proposed  
*insert "0" if TBD or unknown 58

Total Onsite Retained and Replacement Trees 59

OFFSITE

Alder & Co6onwood Trees
ExisKng Remove Retain

Alder/CoRonwood (outside riparian area) 8 3 5
Alder/CoRonwood (within riparian area)
Total 8 3 5

Deciduous & Coniferous  
(excluding Alder & CoRonwood Trees)

Tree Species ExisKng Remove Retain
Cherry 1 0 1
Western Red Cedar 1 0 1

Deciduous & Coniferous Total 2 0 2

Offsite Tree Totals 10 3 7
Total Offsite Retained Trees 7

CITY

ExisKng Remove Retain
Park/City Lot Trees 50 40 10
Boulevard Trees 43 19 24

1



Total 93 59 34

2



TREE PRESERVATION SUMMARY
Surrey File Number: 22-0231  
Address: 17077 and 17121 92 Ave  
Arborist: Terry Thrale  
Date of Report/Revision: October 15, 2024

Arborist Signature  
*All trees idenKfied for removal, retenKon and/or replacement are subject to change prior to final approval 
of the arborist report

ONSITE TREES # of Trees
ExisKng Bylaw Trees 135
Proposed Removed Bylaw Trees 134
Proposed Retained Bylaw Trees 1

Total Replacement Trees Required
Alder & CoRonwood Trees Requiring 1 to 1 Replacement RaKo

Removed Subtotal
27 x 1 27

Alder & CoRonwood Trees Requiring 2 to 1 Replacement RaKo
Removed Subtotal

0 x 2 0
Deciduous/Coniferous Trees Requiring 2 to 1 Replacement RaKo

Removed Subtotal
107 x 2 214

Required Replacement Trees 241
Proposed Replacement Trees 58
Deficit of Replacement Trees 183
Total Onsite Retained and Replacement Trees 59

OFFSITE TREES # of Trees
ExisKng Bylaw Trees 10
Proposed Removed Bylaw Trees 3
Proposed Retained Bylaw Trees 7

Total Replacement Trees Required
Alder & CoRonwood Trees Requiring 1 to 1 Replacement RaKo

Removed
3 x 1 3

Alder & CoRonwood Trees Requiring 2 to 1 Replacement RaKo
Removed

0 x 2 0
Deciduous/Coniferous Trees Requiring 2 to 1 Replacement RaKo

Removed
0 x 2 0

Required Replacement Trees 
*To be taken as cash-in-lieu

3

Total Offsite Retained Trees 7

CITY TREES ExisWng Removed Retained
Park/City Lot Trees 50 40 10
Boulevard Trees 43 19 24
Total 93 59 34

1

+ 118 for parks
removals = 359

359 - 58 = 301 deficit

Plans checked by:
________________ Trees & Landscaping
Planning & Development

Date:

2024-10-15
[  ] Acceptable
[  ] Not Acceptable

J8D

Oct 15, 2024
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