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Regular Council - Land Use 
Agenda 

Council Chambers 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
Live Streamed at surrey.ca 
MONDAY, NOVEMBER 18, 2024 
Time: 5:30 p.m. 

 
 

Live streamed via the City's website www.surrey.ca 
 
 
A. ADOPTION OF THE AGENDA 

 
Council is requested to pass a motion to adopt the agenda. 

 
 
B. PLANNING REPORTS 

 
1. Planning Report - Application No. 7924-0220-00 

18940 - 94 Avenue (18910 – 94 Avenue) 
Owner: Performance Mall Properties Ltd. 

Director Information: T. Meikle, R. Wiebe  
Officer Information as at March 14, 2024: T. Meikle (President), 
R. Wiebe (Secretary) 

Agent: Sitepath Consulting Ltd. (B. Gregg) 
Development Variance Permit 
to increase the maximum height of a free-standing telecommunication tower from 
12 metres to 42 metres. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that Council approve 
Development Variance Permit No. 7924-0220-00 (Appendix II), to vary Section B.1 
of Part 4 General Provisions of the Zoning By-law to increase the maximum height 
of a free-standing telecommunication tower from 12 metres to 42 metres and to 
reduce the minimum rear yard setback of the IL Zone from 7.5 metres to 
5.3 metres to the accessory building face, to proceed to Public Notification. 

 
 
2. Planning Report - Application No. 7924-0247-00 

9714 - 137 Street 
Owner: City Centre Phase 5 Lands Ltd. 

Director Information: J. Barnett, J. Bray, M. Delesalle, K. Fisher 
No Officer Information Filed as at April 22, 2024. 

Agent: Lark Group Ltd. (K. Bray) 
City Centre Plan Amendment from "High Density Employment" to 
"High Rise Mixed-Use - Type II" 
Rezoning from R3 to CD (based on RMC-135) 
Development Permit 
Housing Agreement 
to permit the development of one 24-storey mixed-use high-rise tower with ground 
floor commercial space, student lounge, office and 397 student dormitory dwelling 
units (providing a total of 944 beds) above. 
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* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for Bylaw No. 21468 

to rezone the subject site from "Urban Residential Zone (R3)" to 
"Comprehensive Development Zone (CD)". 

 
2. should Council grant First, Second and Third Reading to the associated 

Rezoning Bylaw then Council may wish to introduce Bylaw No. 21469 to 
enter into a Housing Agreement and consider granting First, Second and 
Third Reading. 

 
3. Council authorize staff to draft Development Permit No. 7924-0247-00 

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) resolution of all urban design issues to the satisfaction of the 

Planning and Development Department; 
 
(c) review of the project by the Advisory Design Panel and resolution 

of design comments to the satisfaction of the General Manager, 
Planning & 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 

restrict a total of 397 dwelling units on the subject site to provide 
student dormitory housing for 50 years or the life of the building;  

 
(g) registration of a Section 219 Restrictive Covenant to reflect the 

397 student dormitory dwelling units and ensure the proposal will 
adequately address the City’s needs with respect to Public Art, 
Affordable Housing and Capital Project CACs (Tier 1 and Tier 2) if 
the student dormitory housing tenure of the proposed development 
changes, at any point in the future;  
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(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 
for the commercial/retail portion of the proposal;  

 
(i) registration of a volumetric statutory right-of-way for public 

rights-of-passage for the proposed plaza located between the 
City Centre 4 (CC4) and City Centre 5 (CC5) developments; and 

 
(j) registration of a reciprocal access easement through the driveway 

entrance and underground parking drive aisles, to provide 
connectivity between the subject development and the initial City 
Centre 4 development phase to the south which permitted access 
to City Centre 5 from the east-west Green Lane along the southern 
property line of 9686 - 137 Street. 

 
5. Council pass a resolution to amend the Surrey City Centre Plan to 

redesignate the land from "High Density Employment" to "High Rise 
Mixed-Use - Type II" as shown in Appendix III, when the project is 
considered for final adoption.  

 
 
3. Planning Report - Application No. 7922-0283-00 

10284, 10288 and 10296 - 148 Street; 10277, 10285 and 10293 - 148A Street 
Owners: J. Parmar, 1326427 B.C. Ltd. 

Director Information: J. Parmar 
Officer Information as at September 29, 2023: J. Parmar (President)  

Agent: Flat Architecture Inc. (R. Warraich) 
Development Permit Amendment 
Housing Agreement 
to permit the development of a 6-storey market rental apartment building in 
Guildford. 
 

* Further to the Planning Report dated June 10, 2024, additional information 
regarding the application is provided. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council file Housing Agreement Authorization Bylaw, 2024, No. 21291. 
 
2. a Bylaw be introduced authorizing Council to enter into a new Housing 

Agreement and the Bylaw be given First, Second and Third Reading. 
 
3. Council authorize staff to draft Development Permit No. 7922-0283-00 

generally in accordance with the attached revised drawings (Appendix I). 
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4. Council instruct staff to resolve the following issues prior to final adoption: 
 
(a) complete all outstanding issues identified in the original Planning & 

Development Report for Development Application No. 7922-0283-00, 
dated June 10, 2024; and 

 
(b) the applicant is required to enter into a new Housing Agreement 

with the City to secure all 162 dwelling units proposed on-site as 
market rental dwelling units for a period of 30 years. 

 
* Council Actions 

 
"The 1326427 B.C. Ltd. Housing Agreement, Authorization Bylaw, 2024, 
No. 21291" 
 
That Council file Housing Agreement Bylaw No. 21291. 
 
 
"1326427 B.C. LTD. and Jaswinder S. Parmar Housing Agreement, Authorization 
Bylaw, 2024, No. 21460" 
 
First Reading 
 
Second Reading 
 
Third Reading 

 
 
4. Planning Report - Application No. 7924-0204-00 

13668 - 102A Avenue 
Owner: Anthem Surrey Holdings Ltd. 

Director Information: E. Carlson 
Officer Information as at October 9, 2023: E. Carlson (President), 
E. Cheung (Secretary), R. McJunkin (CFO), N. Roos (Other Office(s)) 

Agent: Anthem Properties Group Ltd. (A. Wright) 
Amend CD Bylaw No. 19570 
to increase the maximum allowable size of an eating establishment and to reduce the 
amount of required parking. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced to amend CD Bylaw No. 19570 to allow for Eating 

Establishment use with no floor area restriction, and to vary the required 
off-street parking as outlined in Table D.1 of Part 5 Off Street Parking and 
Loading/Unloading of Surrey Zoning By-law, 1993, No. 12000, to 3.5 parking 
spaces per 100 square metres of gross floor area for eating establishments, 
and a date be set for Public Hearing. 
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* Council Actions 

 
"Surrey Zoning Bylaw, 1993, No. 12000, Amendment Bylaw, 2018, No. 19570, 
Amendment Bylaw, 2024, No. 21470" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, December 2, 2024, at 
7:00 p.m.; and 
 
That in the event that Canada Post is on strike and not able to deliver 
the public notice in accordance with "Surrey Mailing Notice for 
Amendments to OCP Bylaw and Zoning Bylaw, 2024, No. 21107", the 
Public Hearing will be rescheduled to the next date whereby public 
notice can be delivered by Canada Post. 

 
 
5. Planning Report - Application No. 7923-0067-00 

12464 and 12476 Old Yale Road; 10657 and 10665 - 125 Street 
Owner: 1301571 B.C. Ltd. 

Director Information: S. Dewat, B. Gill, J. Gill 
No Officer Information Filed as at April 22, 2023. 

Agent: KCC Architecture and Design Ltd. (K. Castellanos) 
OCP Amendment to allow for higher density of 1.22 FAR within the 
Mixed Employment designation. 
Rezoning from IB to CD (based on IB) 
Development Permit 
to permit the development of a multi-storey industrial building.  
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced to amend the Official Community Plan (OCP), 

Table 7a: Land Use Designation Exceptions within the Mixed Employment 
designation by adding site specific permission for the subject sites to 
permit a density up to 1.22 FAR (net calculation), 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. 
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3. a Bylaw be introduced to rezone the subject site from "Business Park 

Zone (IB)" to "Comprehensive Development Zone (CD)", and a date be 
set for Public Hearing. 

 
4. Council authorize staff to draft Development Permit No.7923-0067-00 

for Form and Character and for Hazard Lands (Flood Prone Areas) 
generally in accordance with the attached drawings (Appendix II). 

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

 
(a) ensure that all engineering requirements and issues including 

restrictive covenants, dedications, and rights-of-way where 
necessary, are addressed to the satisfaction of the General Manager, 
Engineering; 

 
(b) submission of a subdivision layout to the satisfaction of the 

Approving Officer; 
 
(c) resolution of all urban design issues to the satisfaction of the 

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

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

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

tree preservation to the satisfaction of the City Landscape 
Architect;  

 
(f) submission of a finalized Geotechnical Report to the satisfaction 

of City staff; 
 
(g) demolition of existing buildings and structures to the satisfaction 

of the Planning and Development Department; and 
 
(h) registration of a Section 219 Restrictive Covenant to restrict 

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. 
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* Council Actions 

 
"Surrey Official Community Plan Bylaw, 2013, No. 18020, Amendment Bylaw, 
2024, No. 21471" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, December 2, 2024, at 
7:00 p.m.; and 
 
That in the event that Canada Post is on strike and not able to deliver 
the public notice in accordance with "Surrey Mailing Notice for 
Amendments to OCP Bylaw and Zoning Bylaw, 2024, No. 21107", the 
Public Hearing will be rescheduled to the next date whereby public 
notice can be delivered by Canada Post. 
 
 
"Surrey Comprehensive Development Zone 266 (CD 266), Bylaw, 2024, 
No. 21472" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, December 2, 2024, at 
7:00 p.m.; and 
 
That in the event that Canada Post is on strike and not able to deliver 
the public notice in accordance with "Surrey Mailing Notice for 
Amendments to OCP Bylaw and Zoning Bylaw, 2024, No. 21107", the 
Public Hearing will be rescheduled to the next date whereby public 
notice can be delivered by Canada Post. 

 
 
6. Planning Report - Application No. 7924-0260-00 

12939 Anvil (78 Avenue) Way 
Owner: Beedie (Anvil Way) Holdings Ltd. 

Director Information: R. Beedie 
Officer Information as at March 7, 2024: R. Beedie (President, Secretary), 
D. Pearson (Other Office(s)), A. Yuen (Other Office(s)) 

Agent: Beedie (J. Edenloff) 
Rezoning from IH to IL 
to allow additional industrial uses. 
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* Planning Recommendation 
 
The Planning & Development Department recommends that a Bylaw be 
introduced to rezone the subject site from "High Impact Industrial Zone (IH)" 
to "Light Impact Industrial Zone (IL)", and a date be set for Public Hearing. 

 
* Council Actions 

 
"Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2024, No. 21473" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, December 2, 2024, at 
7:00 p.m.; and 
 
That in the event that Canada Post is on strike and not able to deliver 
the public notice in accordance with "Surrey Mailing Notice for 
Amendments to OCP Bylaw and Zoning Bylaw, 2024, No. 21107", the 
Public Hearing will be rescheduled to the next date whereby public 
notice can be delivered by Canada Post. 

 
 
C. BYLAWS AND PERMITS 

 
BYLAWS WITH PERMITS 
 
1. Planning Report - Application No. 7923-0180-00 

13990 - 92 Avenue 
 
Owner: 1368613 B.C. Ltd. (Director Information: A. Singh) 
Agent: A. Singh 
 
To permit the conversion of an existing commercial building to accommodate a 
medical clinic, pharmacy and caretaker suite. In addition, the proposal includes a 
Development Variance Permit to reduce the east street side and north front yard 
setback to the principal building and to the main floor overhang of the existing 
building, and to reduce the west side yard setback of the existing building. 
 
"Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2023, No. 21048" 
 
Final Adoption 
 
 
Development Variance Permit No. 7923-0180-00 
 
That Council authorize the issuance of Development Variance Permit 
No. 7923-0180-00. 
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2. Planning Report – Application No. 7921-0342-00, 7921-0342-01 
5930 - 147 Street; 14725 - 59 Avenue 
 
Owner: G. Grewal 
Agent: Gursimer Design & Management Inc. (N. Singh) 
 
To subdivide the site into six small residential lots. In addition, the proposal 
includes a Development Variance Permit to reduce the minimum lot depth of a 
Type II Interior and Type II Corner Lot for proposed lot 1 and proposed lot 6; and 
to reduce the minimum lot width of a Type II Interior Lot for proposed Lot 5. 
 
"Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2024, No. 21330" 
 
Final Adoption 
 
 
Development Variance Permit No. 7921-0342-01 
 
That Council authorize the issuance of Development Variance Permit 
No. 7921-0342-01. 
 
 

PERMITS - APPROVALS 
 
3. Planning Report – Application No. 7923-0047-00 

7948 - 120 Street (12030 and 12048 – 80 Avenue) 
 
Owner: Siddoo Kashmir Holdings Ltd. (Director Information: B. Siddoo, R. Siddoo, 
R. Siddoo, J. Siddoo) 
Agent: Medico Consultancy (S. Sidhu) 
 
To reduce the minimum separation distance between the lot lines of drugstores, 
small-scale drugstores or methadone dispensaries in order to incorporate a  
small-scale drugstore in conjunction with the existing medical office. 
 
Development Variance Permit No. 7923-0047-00 
 
That Council authorize the issuance of Development Variance Permit 
No. 7923-0047-00. 

 
 
D. NOTICE OF MOTION 

 
This section has no items to consider. 
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E. OTHER BUSINESS 

 
This section has no items to consider. 

 
 
F. ADJOURNMENT 

 
Council is requested to pass a motion to adjourn the meeting. 
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

                Application No.:  7924-0220-00 
 

Planning Report Date:  November 18, 2024 

PROPOSAL: 

• Development Variance Permit 

to increase the maximum height of a free-standing 
telecommunication tower from 12 metres to 42 metres.  

LOCATION: 18940 - 94 Avenue 

(18910 – 94 Avenue) 

ZONING: IL 

OCP DESIGNATION: Industrial  
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RECOMMENDATION SUMMARY 
 

• Approval for Development Variance Permit 7924-0220 to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing to increase the maximum height for a free-standing antenna system under Part 4 
General Provisions of the Zoning By-law. 

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal conforms to the criteria and best practices identified in the City’s Antenna 
System Siting Policy (No. O-62). 
 

• The applicant has provided information indicating that there were no existing structures 
located near the site that would be suitable for mounting telecommunication equipment. 

 

• The proposed telecommunication tower design may allow for future co-locations at this 
location due to lack of suitable antenna tower sites in the area. 
 

• Tower heights located in Industrial areas may exceed the City’s preferred maximum height of 
15 metres. 

 

• Highway 1 provides a buffer between existing residential areas and the tower location north of 
the highway. There are additional Antenna Towers located along Highway 1 visible from the 
freeway.  

 
• Area residents have raised no objections to the proposal. 

 

• Staff have not received any correspondence of concerns/objections from nearby residents to 
the proposal. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that Council approve Development 
Variance Permit No. 7924-0220-00 (Appendix II), to vary Section B.1 of Part 4 General Provisions 
of the Zoning By-law to increase the maximum height of a free-standing telecommunication 
tower from 12 metres to 42 metres and to reduce the minimum rear yard setback of the IL Zone 
from 7.5 metres to 5.3 metres to the accessory building face, to proceed to Public Notification. 
 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/NCP Designation Existing Zone 
 

Subject Site Two industrial 
buildings 

Industrial IL 

North (Across 94 Avenue): 
 

Industrial building Industrial IL 

East: 
 

Industrial building Industrial IL 

South (Across Hwy No. 1): 
 

Vacant treed lot  
and unconstructed  
189 Street road end 

Industrial Business Park  
in Anniedale Tynehead  
Neighbourhood Concept  
Plan 

RA 

West: Industrial building Industrial IL 

 
Context & Background  
 

• The subject property, located south of the intersection at 189 Street and 94 Avenue in Port 
Kells, is designated Industrial in the Official Community Plan (OCP) and is zoned Light 
Impact Industrial Zone (IL). The subject site has two existing industrial buildings that were 
built in accordance with Development Permit No. 7902-0108-00 and 7904-0267-00. 
 

• A previous Development Variance Permit (DVP) was issued by Council on September 28, 2015, 
to permit a free-standing telecommunications tower with a height of 41 metres (Application 
No. 7914-0303-00).  The DVP expired without the telecommunications tower being erected. 

 
• There are no significant features impacting the lot. 
 
Referrals 
 
Engineering: The Engineering Department has no objection to the project. 

 
Ministry of Transportation 
& Infrastructure (MOTI): 

No comments have been received from MOTI at the time of writing 
this report. 
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POLICY & BY-LAW CONSIDERATIONS 
 
City Antenna System Siting Considerations and Policy 
 

• Sitepath Consulting Ltd. on behalf of Telus Communications Inc. (Telus), is proposing to 
construct a free-standing 42.0 metre tall telecommunications tower with antennas located 
approximately 35 metres in height to ensure an adequate coverage area. An at-grade 
equipment compound is proposed at the southern edge of the easternmost industrial building 
on the site, approximately 5.3 metres from the southern property line along Highway No. 1. 
 

• Staff have relayed to telecommunication companies the importance of a comprehensive 
strategy to ensure adequate coverage for all carriers while minimizing the number of singular 
user installations and keeping the height of installations to a minimum without 
compromising the existing policy guidelines, especially tower proximity to residential areas 
and aesthetics being adequately addressed. Policy No. O-62 direction refers to this practice as 
"co-location." 
 

• The proposed telecommunication tower design may allow for future co-locations at this 
location due to lack of suitable antenna tower sites in the area. 
 

• The proposed telecommunications tower supports the City of Surrey’s vision for building a 
strong economy and provides a location for future co-location opportunities. 
 

• The applicant has provided drawings of the proposed tower and associated equipment 
(Appendix I). 
 

• The applicant conducted a thorough search for a suitable Telecommunication Antenna Tower 
site but potential landlords in the surrounding area were unable to accommodate the 
proposed tower and related equipment. 

 
• The subject application generally complies with the current Antenna System Siting Policy No. 

O-62 and is therefore being presented for Council’s consideration. 
 
Zoning By-law  
 
Setback Variance 
 
• The applicant is requesting the following variance: 
 

o to reduce the minimum rear yard setback of Part 48 Section F of the Light Impact 
Industrial (IL) zone from 7.5 metres to 5.3 metres to the Accessory Building face. 
 

• The proposal conforms to Section 5.2.3 Yards, Parking and Access in the City’s Antenna 
System Siting Policy (No. O-62) that reduces the side or rear setbacks to 3 metres in Industrial 
areas.  
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Height Variances 
 

• The applicant is requesting the following variance: 
 

o to vary Section B.1 of Part 4 General Provisions of Surrey Zoning By-law, 1993, No. 
12000, as amended to increase the maximum height of a free-standing 
telecommunications tower from 12.0 metres to 42.0 metres. 

 

• The proposal complies with the majority of criteria identified in the City’s Policy for 
Telecommunications Towers. 
 

• The applicant has provided information indicating that there were no existing structures 
located near the site that would be suitable for mounting telecommunication equipment. 
 

• The site lacks mature landscaping to provide natural screening.  However, the location of the 
proposed tower is largely screened from Highway 1 by existing vegetation. 
 

• Highway 1 provides a buffer between existing residential areas and the tower location north of 
the highway.  
 

• The proposed height variance is not anticipated to adversely impact the functionality of the 
site. 
 

• Staff support the requested variances to proceed for consideration. 
 
 
PUBLIC ENGAGEMENT 
 
In accordance with City policy, the applicant sent out approximately 12 notification packages on  
October 11, 2024 to property owners within a notification area of 105 metres (which is  
approximately three times the height of the proposed tower of the tower) of the subject site. 
 
As a result of these notifications, the applicant has received no opposition from property owners 
that have responded to the notification packages. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Site Plan, Building Elevations, Landscape Plans  
Appendix II. Development Variance Permit No. 7924-0220-00 
Appendix III. Photo-simulation 
 
 
      approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
CM/cb
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Appendix I: Location map of the Proposed Installation 

 



 

 

CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 

 
NO.:  7924-0220-00 

 
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:  023-501-162 

Lot 1 Section 33 Township 8 New Westminster District Plan LMP29420 
 

18940 - 94 Avenue 
 
 

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

(a) to reduce the minimum rear yard setback of Part 48 Section F of the Light Impact 
Industrial (IL) zone from 7.5 metres to 5.3 metres to the Accessory Building face. 

 
(b) to vary Section B.1 of Part 4 General Provisions to increase the maximum height of 

a free-standing telecommunications tower from 12.0 metres to 42.0 metres. 
 
 

4. This development variance permit applies to only that portion of the buildings and 
structures on the Land shown on Schedule A which is attached hereto and forms part of 
this development variance permit.  This development variance permit does not apply to 
additions to, or replacement of, any of the existing buildings shown on attached Schedule 
A, which is attached hereto and forms part of this development variance permit. 

 
 

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

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

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

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

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

ISSUED THIS  DAY OF  , 20  . 

 ______________________________________  
Mayor – Brenda Locke 

 ______________________________________  
City Clerk and 
Director Legislative Services 
Jennifer Ficocelli 



to increase the maximum
height of a free-standing
telecommunications tower
from 12.0 metres to 42.0
metres.

Schedule A



to reduce the
minimum rear yard
setback of Part 48
Section F of the Light
Impact Industrial (IL)
zone from 7.5 metres
to 5.3 metres to the
Accessory Building
face.



PHOTO-SIMULATION 

BEFORE 

AFTER 

View: Looking southwest at the site 

Photo Simulation is a close representation and is for conceptual purposes only – not to scale. Proposed 

design is subject to change based on final engineer plans 

Appendix III



PHOTO-SIMULATION 

BEFORE 

 
 

AFTER 

 
 

View: Looking northwest at the site 

Photo Simulation is a close representation and is for conceptual purposes only – not to scale. Proposed 

design is subject to change based on final engineer plans 
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PHOTO-SIMULATION 

BEFORE 

 
 

AFTER 

 
 

View: Looking east at the site 

Photo Simulation is a close representation and is for conceptual purposes only – not to scale. Proposed 

design is subject to change based on final engineer plans 
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City of Surrey
PLANNING & DEVELOPMENT REPORT

               Application No.: 7924-0247-00
Planning Report Date:  November 18, 2024

PROPOSAL:

 City Centre Plan Amendment from High Density 
Employment to High Rise Mixed-Use – Type II

 Rezoning from R3 to CD (based on RMC-135)
 Development Permit
 Housing Agreement

to permit the development of one 24-storey mixed-use 
high-rise tower with ground floor commercial space, 
student lounge, office and 397 student dormitory 
dwelling units (providing a total of 944 beds) above.

LOCATION: 9714 - 137 Street

ZONING: R3

OCP DESIGNATION: Downtown 

CCP DESIGNATION: High Density Employment
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Planning & Development Report
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RECOMMENDATION SUMMARY

 Rezoning Bylaw to proceed to Public Notification. If supported the Bylaw will be brought 
forward for consideration of First, Second and Third Reading.

 Approval to draft Development Permit for Form and Character.

 Should Council grant First, Second and Third Reading to the associated Rezoning Bylaw then 
Council may wish to consider Bylaw Introduction and for granting First, Second and Third 
Reading for a Housing Agreement.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Requires an amendment to the City Centre Plan to redesignate the subject site from “High 
Density Employment” to “High Rise Mixed-Use - Type II”.

RATIONALE OF RECOMMENDATION

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

 The subject site was recently redesignated from “Mixed-Use 3.5 FAR” to “High Density 
Employment” (Corporate Report No. R063: Update on Delivering the City Centre Plan Vision 
– Central Business District, March 28, 2022). Although the density of the proposed 
development meets that currently prescribed in the City Centre Plan, the intent of the “High 
Density Employment” designation is to provide high-density employment uses, including 
office, institutional, and ancillary commercial, in locations outside of the Central Business 
District (CBD).  This designation also allows for supportive housing and residential care 
facilities.

 The proposed amendment to the City Centre plan from “High Density Employment” to “High 
Density Mixed-Use – Type II” will still comply with the 7.5 FAR permitted in both the OCP 
and City Centre Plan. However, it will allow for employment uses as well as the proposed 
student dormitory housing use which will be secured through a Housing Agreement for 50 
years. 

 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 Bylaw. The Rezoning 
Bylaw 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 Bylaw readings. 
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 The proposed mix of uses, including office, student lounge and common areas, daycare, 
student dormitory housing and ground floor commercial retail and restaurant space will 
support the vision of the Medical District in the City Centre as a dense medical and health 
technology office district. Recently, the University of British Columbia announced their intent 
to locate academic facilities in the area. The proposed student housing is associated with 
Western Community College and will complement the educational institutions located within 
the Medical District now and in the future. 

 The proposed density and building form are also appropriate for this part of Surrey City 
Centre, as it conforms to the goal of achieving high-rise, high density, and mixed-use 
development around the three City Centre SkyTrain Stations.

 The King George SkyTrain Station is located within a walking distance of 530 metres 
(approximately 10 minutes) from the subject site.

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

 The proposed building achieves an attractive architectural built form, which utilizes high 
quality durable 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 endorse the Public Notification to proceed for a Bylaw to rezone the subject site 
from “Urban Residential Zone (R3)” to “Comprehensive Development Zone (CD)”.

2. Should Council grant First, Second and Third Reading to the associated Rezoning Bylaw 
then Council may wish to introduce a Bylaw to enter into a Housing Agreement and 
consider granting  First, Second and Third Reading.

3. Council authorize staff to draft Development Permit No. 7924-0247-00 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) resolution of all urban design issues to the satisfaction of the Planning and 
Development Department;

(c) review of the project by the Advisory Design Panel and resolution of design 
comments to the satisfaction of the General Manager, Planning & 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 restrict a total of 
397 dwelling units on the subject site to provide student dormitory housing for 50 
years or the life of the building; 

(g) registration of a Section 219 Restrictive Covenant to reflect the 397 student 
dormitory dwelling units and ensure the proposal will adequately address the 
City’s needs with respect to Public Art, Affordable Housing and Capital Project 
CACs (Tier 1 and Tier 2) if the student dormitory housing tenure of the proposed 
development changes, at any point in the future; 

(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 for the commercial/retail portion of the proposal; 

(i) registration of a volumetric statutory right-of-way for public rights-of-passage for 
the proposed plaza located between the City Centre 4 (CC4) and City Centre 5 
(CC5) developments; and
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(j) registration of a reciprocal access easement through the driveway entrance and 
underground parking drive aisles, to provide connectivity between the subject 
development and the initial City Centre 4 development phase to the south which 
permitted access to City Centre 5 from the east-west Green Lane along the 
southern property line of 9686 - 137 Street.

5. Council pass a resolution to amend the Surrey City Centre Plan to redesignate the land 
from “High Density Employment” to “High Rise Mixed-Use – Type II” as shown in 
Appendix III, when the project is considered for final adoption. 

SITE CONTEXT & BACKGROUND

Direction Existing Use CCP Designation Existing Zone

Subject Site Staging area for 
the project under 
construction to the 
south (Lark’s CC4).

High Density 
Employment

R3

North (Across 97A Avenue): Single Family 
Dwellings

Park R3

East (Across 137A Street): Single Family 
Dwellings

Mid to High Rise 
Mixed-Use

R3

South: Lark CC4, 23-
storey mixed-use 
tower with ground 
floor commercial 
retail space and 
hotel under 
construction (DP 
No. 7921-0347-00).

High Density 
Employment

CD (Bylaw No. 
20650)

West (Across 137 Street): Proposed 13-storey 
office tower with 
ground floor CRUs 
(Development 
Application No. 
7918-0180-00 at 
third reading).

High Density 
Employment

C-5 and R3

Context & Background 

 The 0.6-acre subject site consists of one property located at 9714 – 137 Street in the Medical 
District in City Centre and is bound by 97A Avenue to the north, 137 Street to the west and 
137A Street to the east.

 The subject site is designated Downtown in the Official Community Plan (OCP), High Density 
Employment in the City Centre Plan (CCP) and is zoned Urban Residential Zone (R3).
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 The subject application is generally consistent with the Downtown designation in the Official 
Community Plan (OCP) and requires an amendment to the High Density Employment 
designation in the City Centre Plan (CCP).

 The applicant, Lark Group, has entered into a lease agreement with Western Community 
College to provide purpose-built student dormitory housing within the proposed mixed-use 
tower.

 The proposed mixed-use development includes 397 student dormitory dwelling units (944 
beds) located on Levels 5-23. Each unit is smaller than the minimum size allowed for micro-
units (30-35 square meters) according to the guidelines for micro-units included in the City 
Centre Plan.

 The applicant is proposing student dormitory units with the following sizes: 19 square metres 
for single occupancy, 27 square metres for double occupancy and 29 square metres for triple 
occupancy. Under the Development Cost Charge (DCC) Bylaw, units no larger than 29 square 
meters are exempt from DCC fees. This will result in the exemption of payment of 
approximately $4 million of DCCs for this component of the proposed development.  City staff 
have reviewed this proposal and are supportive of the provision of student housing.

 DCC rates within City Centre are determined based on development projections that all 
parcels will ultimately densify as per the Town Centre Plan. Should the City continue to 
receive similar developments where DCCs are exempted, City staff will need to evaluate 
financial impacts and make adjustments to the City Centre DCC rates accordingly.

 The proposal also includes a mix of employment uses, including office, daycare, ground floor 
commercial retail and restaurant space.

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing the following:

o City Centre Plan amendment to allow the proposed student dormitory housing use 
(the proposed amendment does not result in higher density);

o Rezoning from RF to a CD Zone based on the RMC-135 Zone; 
o Detailed Development Permit for Form and Character; and 
o Housing Agreement

to permit the development of one 24-storey mixed-use high-rise tower (City Centre 5) 
with ground floor commercial space, student lounge, office and 397 student dormitory 
dwelling units (providing a total of 944 beds) above.

Proposed
Lot Area

Gross Site Area: 2,820 m2

Road Dedication: 493 m2 (road dedications taken under File No. 21-0347, CC4)
Net Site Area: 2,327 m2



Staff Report to Council

Application No.: 7924-0247-00

Planning & Development Report

Page 7

Proposed
Number of Lots: 1 
Building Height: 85 m (24 storeys)
Floor Area Ratio (FAR): 7.2 (gross)  

9.1 (net)
Floor Area

Student Housing: 17,644 m2

Commercial:
Office:
Daycare:

847 m2

1,414 m2

361 m2

Total: 20,266 m2

Student Housing Units:
Single unit: 38
Double unit:
Triple unit:
2-bedroom:
3-bedroom:

114
178
57
10

Total: 397

Referrals

Engineering: The Engineering Department has no objection to the project 
subject to the completion of Engineering servicing requirements as 
outlined in Appendix II.

Parks, Recreation & 
Culture:

Parks has no concerns with the proposed development. 

A new active, neighbourhood park will be developed across 97A 
Avenue as per the City Centre Plan. The closest park with natural 
area is 22C – Greenbelt and is 285 metres walking distance from the 
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.
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Advisory Design Panel: At the Regular Council – Land Use meeting on December 18, 2023, 
Council endorsed Corporate Report No. R214 (2023) which 
amended the Terms of Reference of the City’s Advisory Design 
Panel (ADP) which permits multi-family proposals that are greater 
than 6-storeys or commercial proposals that are greater than 3-
storeys, to proceed to Council for Bylaw introduction, prior to 
review and/or comment from the ADP, provided that the proposal 
is generally supported by City staff.

The subject development proposal is generally supported by City 
staff and the applicant has agreed to resolve any outstanding items, 
identified by the ADP, to the satisfaction of the Planning and 
Development Department, prior to consideration of Final Adoption 
of the Rezoning Bylaw as well as issuance of the Development 
Permit.

Transportation Considerations

Transit

 King George SkyTrain Station and surrounding transit hub are approximately 530 metres from 
the subject site (less than 10-minute walk), which will be reduced with planned 
redevelopment in the adjacent area that will increase road network connections.  While King 
George Station is currently the eastbound terminus station for the Expo Line, the future 
Surrey-Langley SkyTrain project will extend the line to the Township and City of Langley by 
2028.

 The subject site is located two blocks east of the Frequent Transit Network along King George 
Boulevard that serves bus routes #314 (Surrey Central / Sunbury), #321 (White Rock / Newton 
/ Surrey Central), #326 (Guildford / Surrey Central), #329 (Surrey Central / Scottsdale), #394 
(White Rock / King George Station) and R1-King George Rapid Bus.

 The subject site is located less than two blocks north of 96 Avenue, which has bus stops 
serviced by route #326 (Guildford / Surrey Central).

Road Network and Infrastructure

 Under Development Application No. 7921-0347-00, the applicant provided all road dedication 
requirements.

 The applicant, through the development of City Centre 4 (CC4) and City Centre 5 (CC5), will 
be constructing the frontage along 97A Avenue, 137 Street and 137A Street to City Centre 
standards that will include sidewalks, cycle tracks, boulevards with streetlighting/trees and 
parking pockets, where applicable.

Access and Parking

 Access to the site (underground parking) is proposed via 137A Street, which is along the east 
property line of the subject site. 
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 A reciprocal access easement is required through the driveway entrance and underground 
parking drive aisles, to provide connectivity between the subject development and the initial 
CC4 development phase to the south which provides access from the east-west Green Lane 
along the southern property line of 9686 - 137 Street.

 On June 10, 2024, Council approved the “Designation of Transit-Oriented Areas and Changes 
to Off-Street Parking Requirements Related to Provincial Housing Legislation” Corporate 
Report (No. R089; 2024) to revise residential off-street parking requirements within 
designated Transit-Oriented Areas.  The applicant is proposing to provide only the required 
accessible parking spaces to reflect the recently revised parking requirements to eliminate 
parking in Transit-Oriented Areas for residential uses except for accessible parking spaces.

 The proposed development includes a total of 55 parking spaces, 9 of which are designated as 
accessible parking spaces, within an enclosed two-level underground parking garage, serving 
the office, retail, restaurant, daycare uses and the required accessible parking spaces for the 
student housing units.

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 Targeting LEED v. 4 core and shell targeting Gold certification.
o The development is located within the Quibble Creek watershed area therefore 

measures will be implemented to reduce runoff volume, sediment control, and water 
quality.

o Designated areas on the podium roofs and upper roofs will be landscaped and include 
a variety of native/ adaptive plant species to create habitat for birds, butterflies, and 
insects.

o Reduction of the heat island effect will be accomplished with vegetated roofs, cool 
roofing, and underground parking.

o Night sky lighting will be provided to reduce light pollution and preserve nocturnal 
habitat.

o Grade level exterior patios and plazas will be provided to maximize quality space for 
human health and relaxation.

o Energy modelling will be provided to ensure the project meets the City of 
Surrey’s Step 2 requirement for commercial projects as per the BC Energy Step 
Code, with energy conservation measures such as: highly insulated roof areas, 
increased exterior wall insulation, energy efficient low -e glazing and curtainwall 
systems and insulated spandrel panels.  

o Daylighting and occupancy day/lighting sensors will be provided to reduce the need 
for electric lighting.

o Energy efficient light fixtures (LED) will be provided.
o Heat and domestic hot water will be provided by an Energy Transfer Station (ETS) 

connected to Surrey's District Energy System. Tenant and common areas will be 
provided with horizontal hybrid heat pumps with water side economizers (act as fan 
coil in heating mode), fully insulated, with a DDC controlled hydronic heat pump 
loop.
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o The plumbing fixtures for both base building and tenant works will be low flow to 
meet the water consumption requirements.

o Materials with high durability will be provided, including metal panels, glass, and 
concrete.

o Low/NO VOC materials will be used indoors for improved air quality.

POLICY & BYLAW CONSIDERATIONS

Regional Growth Strategy

 The subject site is compliant 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 7.5 FAR as noted in Figure 16 of the OCP.

 In accordance with the OCP, the density for the subject site may be expressed as floor area 
ratio (FAR) calculated on the basis of the gross site area.

 The proposed density (7.2 gross FAR) is consistent with the 7.5 gross FAR designation in the 
Official Community Plan and therefore, an OCP Amendment is not required.

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, through the development of a high-density, mixed-use 
development.

o Centres, Corridors and Neighbourhoods:
 Transit Corridors: Support Transit Oriented Development along major 

corridors linking urban centres and employment areas, through the 
development of a high-density development within walking distance to the 
SkyTrain and other transit infrastructure.

 Healthy Neighbourhood: Build complete, walkable, and green 
neighbourhoods, with a high-density development connected to open space, 
local greenways, and multi-modal transportation infrastructure. 

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

Land Use Designation

 The subject site is designated High Density Employment (7.5 FAR) in the City Centre Plan.

 The applicant is proposing to amend the City Centre Plan from High Density Employment to 
High Rise Mixed-Use – Type II to accommodate the proposed development.

Amendment Rationale

 The proposed density and building form are appropriate for this part of Surrey City Centre, 
and forms part of an emerging high-density mixed-use hub around the King George SkyTrain 
Station.

 The proposed mix of uses, including office, student lounge, daycare, student housing and 
ground floor commercial retail and restaurant space will support the vision of the Medical 
District in the City Centre as a dense medical and health technology office district. The 
student housing will also complement the educational institutions located within the Medical 
District now and in the future. 

 The proposed tower includes purpose-built student dormitory dwelling units (on Levels 5-21), 
secured by a housing agreement, which is desirable in City Centre to support academic 
facilities. 

 The proposed student housing is associated with Western Community College and will 
complement the educational institutions located within the Medical District now and in the 
future.  

 The applicant is required to register a Restrictive Covenant on title indicating that Public Art, 
Affordable Housing and Capital Project CACs (Tier 1 and Tier 2) are applicable and payable to 
the City, should the student dormitory housing tenure of the proposed development change 
at any point in the future.

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.  A 
mix of uses creates a City Centre that is more animated, livable and a place that thrives 
economically where residents can work, play and live in their neighbourhood.

o Create Vibrant Urban Space, with a large accessible plaza and a strong public realm along 
97A Avenue and 137 Street. 

o Encourage Office and Employment, by providing office space and ground floor 
commercial retail units.

o Promote Identity and Sense of Place, with a unique blend of interconnected commercial, 
and public realm experience.  The Medical District’s distinct identity is newly emerging 
through redevelopment in this neighbourhood.
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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 student housing units.

 The applicant has proposed to enter into a Housing Agreement (Appendix IV) with the City of 
Surrey that will allocate all 397 student dormitory housing units within the tower (located on 
Levels 5-23) created under this development proposal as student housing associated with an 
educational institution for 50 years or the life of the building.

 The Housing Agreement includes a provision that allows the student dormitory housing units 
to be rented firstly to members of the public who are employed in the Technology 
Neighbourhood and surrounding area or secondly members of the greater public if there are 
not enough students to occupy at least 70% of the available accommodation.

CD Bylaw 

 The applicant proposes to rezone the subject site from “Urban Residential Zone (R3)” to 
“Comprehensive Development Zone (CD)”.

 The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning Bylaw, including the “Multiple Residential Commercial 135 Zone 
(RMC-135)”. 

Zoning RMC-135 Zone (Part 26) Proposed CD Zone

Floor Area Ratio: 2.5 FAR 9.1 FAR
Lot Coverage: 33% 88%
Yards and Setbacks
East:
West:
South:
North:

7.5 metres or 
50% the height of the 

building 
2.8 metres
 4.5 metres
 1.4 metres
 3.0 metres

Principal Building Height: N/A 85 m (24-storeys)
Permitted Uses: The RMC-135 Zone 

permits:

Principal Uses
 multiple unit 

residential buildings 
and ground-oriented 
multiple residential 
buildings.

Accessory Uses
 Retail stores;
 Personal service uses;

Principal Use:
Student Housing in 
accordance with Housing 
Agreement.

Accessory Uses will 
include the following, 
with some restrictions:
 Retail stores;
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Zoning RMC-135 Zone (Part 26) Proposed CD Zone

 General service uses;
 Eating establishments;
 Neighbourhood pubs;
 Office uses;
 Indoor recreational 

facilities;
 Entertainment uses;
 Community services; 
 Child care facilities;
 Short Term Rental.

 Personal service uses;
 General service uses;
 Eating establishments;
 Neighbourhood pubs;
 Liquor Store;
 Office uses;
 Indoor recreational 

facilities;
 Entertainment uses
 Community services; 
 Child care facilities; 
 Cultural uses;
 Short-Term Rental.

Parking (Part 5) Required Proposed 
Number of Stalls

Student Housing:
Office: 
Commercial/Retail/Restaurant:
Daycare:
Accessible:
Total:

0*
19
9
5
9
42

0*
19
9
5
9

55*
*No residential parking 
requirements in TOA 

except accessible parking 
spaces.

 The proposed CD Bylaw will incorporate similar uses as the RMC-135 Zone with the addition 
of student dormitory housing instead of multiple unit residential.

 The proposed net floor area ratio (FAR) of 9.1 and the lot coverage of 88% will exceed the 
maximum 2.5 FAR and 33% lot coverage permitted under the RMC-135 Zone.  

 The proposed density is within that permitted in the High Density Employment (7.5 FAR) 
designation in the City Centre Plan (calculated on the gross site area), however the proposal 
requires an amendment to High Rise Mixed-Use – Type II (7.5 FAR) to allow the proposed 
student dormitory housing.

 The proposed lot coverage and height is appropriate for the proposed high-rise development 
with podiums and is consistent with proposed surrounding developments in the Medical 
District.
 

 The RMC-135 Zone requires the setbacks to be 7.5 metres (25 ft.) or a minimum of 50% of the 
building height, whichever is greater.  The applicant is proposing reductions for all setbacks in 
the CD Bylaw.  The reduction in building setbacks is supportable as they allow for more active 
engagement of the streets, which is desirable for the City Centre area and consistent with the 
City Centre Plan design guidelines. The reduced building setbacks are also similar to the those 
approved on the neighbouring development to the south, Lark’s City Centre 4 (CC4) and City 
Centre 2 (CC2).  
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 The proposed commercial/retail, restaurant, daycare and office uses are in demand and are 
appropriate for a mixed-use development in the City Centre, providing opportunities for 
employment, entertainment and service uses.

 Minimum Indoor and Outdoor Amenity Space is not a requirement in the proposed CD Zone 
for the student housing.  However, amenity space is provided as outlined later in the report.

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 is comprised of student dormitory housing units that will be 
secured through a Housing Agreement. The remaining commercial, office and daycare portion 
of the development is not subject to CACs.  As such, the development proposal will not be 
subject to the Tier 1 or Tier 2 Capital Plan Project CACs.

 The applicant will be required to register a Section 219 Restrictive Covenant on title specifying 
that, if there is a future change in tenure, the applicable Tier 1 and Tier 2 CACs will be paid to 
the City at the rate in effect at the time of final approval.

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 $1,113.92 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. 

 As a student dormitory housing project, 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 student dormitory 
housing, to address the City’s needs with respect to the City’s Affordable Housing Strategy. 

Public Art Policy

 In accordance with the City’s Public Art Policy, the Public Art contribution will not be 
required for the student dormitory housing portion of the proposal secured through a 
Housing Agreement.  A Section 219 Restrictive Covenant will be required to be registered on 
title that states the Public Art contribution will be applicable and payable to the City if there 
is a future change in tenure from market rental residential units.
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 The Public Art contribution will be required for the commercial portion of the proposal. The 
applicant will be required to provide public art, or register a Restrictive Covenant agreeing to 
provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address the City’s 
needs with respect to public art, in accordance with the City’s Public Art Policy requirements.  
The applicant will be required to resolve this requirement prior to consideration of Final 
Adoption.  

PUBLIC ENGAGEMENT

 Pre-notification letters were sent on October 7, 2024, and the Development Proposal Signs 
were installed on October 9, 2024. Staff did not receive any responses from neighbouring 
residents within the pre-notification area.

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

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

 The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Surrey City Centre Plan, noting 
however, there are no guidelines pertaining specifically to student housing.

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

 This application is required to proceed to Advisory Design Panel (ADP) for review. However, 
as noted earlier in this report, this application is being brought forward to Council for 
consideration and bylaw introductions in advance of ADP. The application is required to 
proceed to ADP for review and comment and to respond to ADP comments in advance of 
final adoption.  

 The applicant is aware that if changes to the proposed CD Bylaw are required to address ADP 
comments, the application will need to be reconsidered by Council.

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

o General design refinements to address ADP and staff comments; 
o Further refinement of all commercial interfaces and the public realm along streets, as 

well as continued refinement of the landscape design elements in the courtyard area; 
o Design development and refinement of the architectural features, and materials; and
o Further study of the appropriate unit and amenity design to maintain student 

wellbeing.
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 The proposed mixed-use building will be 24 storeys in height and consist of approximately 
847 square metres of ground floor retail/restaurant space within multiple commercial retail 
units (CRUs), with a student lounge mezzanine area located above on Level 2.  An additional 
1,414 square metres of office space is proposed on Level 3, and a 361 square-metre daycare 
space associated with the Western Community College teaching program and 6, 1-bedroom 
student or faculty dwelling units are located on Level 4.

 Two separate outdoor amenity spaces are also proposed on Level 4. One will function as an 
outdoor amenity space for the proposed daycare with the other proposed as a common 
outdoor amenity space for students (programming details in Indoor and Outdoor Amenity 
Common Spaces section to follow).

 The proposed student dormitory housing units and associated common areas are located on 
Levels 5-23 and include 397 units (944 beds) to support the partnering educational institution, 
Western Community College, to be located in the adjacent CC4 development.  There are an 
additional 6, 1-bedroom units located on Level 4 that could accommodate students or faculty.

 The subject site has street exposure on three frontages with proposed retail space fronting 137 
Street, 97A Avenue, 137A Street and the courtyard where feasible.  A one level grade change 
across the building results in additional retail exposure on the south elevation of the building 
from the courtyard.

 The primary lobby entrance is located along 97A Avenue with a secondary entrance from the 
courtyard.  The lobby creates a linear access connecting the north and south, as well as an 
interconnection to the student amenity on Level 2.

 Curvilinear stepped planters transition the grade differential along the east and west sides of 
the building.

 The podium design activates the public realm and courtyard with high-glazing retail and 
restaurant frontages and glazed canopies provide weather protection along the retail 
frontages.  A double-height solid coloured canopy highlights the main lobby entrance on the 
north.

 The architecture and massing of the proposed tower (CC5) was designed in tandem with the 
CC4 tower with the southwest elevation curving inward to maximize the open space between 
the towers to create a common courtyard with public space, commercial patios and 
overlooking podium roof decks.

 High quality, commercial grade materials including curtain wall and window wall and with 
vision and spandrel glazing, composite stone panels and stainless-steel detailing. Vertical 
silver bands of metal panel run up the tower portion of the building in a striated broken 
pattern to break up visually modulate the massing and create interest on the elevation.

 The building form steps at Level 14 to reduce the weight of the tower and the north elevation 
is composed to articulate two smaller masses that intersect at this level. The setback provides 
an opportunity to bring daylight into the upper-level corridors and common amenity space. 
The roof level is set back generously to create an expansive outdoor amenity space with 
corresponding indoor amenity room. 
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Landscaping

 The landscape concept has been designed to respond to the urban nature of City Centre as an 
active, pedestrian-friendly space. The overall design considers the relationship between the 
building and its location and incorporates an inclusive interface between the public and 
private realm.

 Pedestrians can circulate around the base of the tower which is activated by landscape areas 
and a central courtyard.

 The central courtyard is proposed on the southern portion of the site, located between the 
subject site CC5 development and CC4 (to the south) and includes stepped treed landscaped 
spaces, outdoor gathering and performance space, water feature and patio areas.

 Bike racks and bench seating are positioned around the entire grade level to provide 
convenience and enhance the pedestrian experience.

Indoor and Outdoor Amenity – Student Common Spaces

 Indoor and Outdoor Amenity Spaces are not a requirement within the proposed CD Bylaw for 
student housing.  However, the proposed mixed-use development includes a variety of indoor 
and outdoor amenity common spaces for students. 

 The applicant is proposing 1,900 square metres of indoor amenity common spaces located 
throughout the building as follows:

o 442 square-metre student lounge area on Level 2;
o 80 square-metre common lounge space on each level from Level 5 to 13; 
o 64 square-metre common lounge space on each level from Level 14 to 23; and
o  87 square-metre student lounge area on Level 2.

 The applicant is proposing 1,632 square metres of outdoor amenity common spaces located 
throughout the building as follows:

o 240 square-metre outdoor amenity and landscape deck area on Level 4;
o 111 square-metre outdoor amenity and landscape deck area on Level 14
o 370 square-metre roof-top outdoor amenity and landscape deck area on Level 24; and
o 910 square metres of additional outdoor courtyard amenity within the shared CC4 and 

CC5 public courtyard space.

 Lark has confirmed the programming of the indoor and outdoor amenity common spaces will 
include communal seating and dining areas, fire pit and outdoor lounge spaces, planted areas 
with seating, flexible paved spaces with moveable furniture for activities or events, chess 
tables, table tennis tables, lawn area for games and a multi-purpose deck for games, yoga, and 
gathering/visiting.

 Western Community College has confirmed they have been actively engaged in the review 
and design development process from the initial stages of the project, ensuring that the 
facilities align with the needs and well-being of their students. The collaborative approach 
taken has reinforced WCC’s confidence that the proposed project will provide a vibrant, 
supportive environment that enhances student life and fosters academic success.
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Signage

 A comprehensive signage package will be required and reviewed under a separate 
development application to allow for detailed staff review and coordination with overall 
signage within the City Centre.

TREES

 Aaron Gui Yan Lee, ISA Certified Arborist of  VDZ + A has confirmed 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 Bylaw” (see Appendix V for location). The District Energy System consists of three 
primary components:

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

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

o City-owned energy transfer stations (ETS) located within the building connected to 
the system. The ETS transfers heat energy from the distribution system to the 
building’s mechanical system, and is used to meter the amount of energy used.

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

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

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

o to prevent conflicts with other utilities.

 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 Bylaw”.
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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. City Centre Plan Amendment
Appendix IV. Proposed Housing Agreement
Appendix V. District Energy Service Area Map

approved by Shawn Low

Ron Gill
Acting General Manager
Planning and Development
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NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFFICE MEMO
 

 

 

TO: Director, Development Planning, Planning and Development Department 
 
FROM: Director, Land Development, Engineering Department 
 
DATE: November 12, 2024 PROJECT FILE: 7824-0247-00 
 

 

RE: Engineering Requirements 
Location:  9714 137 St            

 
NCP AMENDMENT 

 
There are no engineering requirements relative to the NCP Amendment. 
 

REZONE 
 
Property and Right-of-Way Requirements 

• Register 0.5 m SRW along all road frontages for the full perimeter of the site. 
 
Works and Services 

• Construct the east side of 137 Street; 

• Construct the west side of 137A Street; 

• Construct the south side of 97A Avenue; 
• Construct adequately-sized service connections (water, storm and sanitary), complete 

with inspection chambers and water meter, to each lot; and 

• Upgrade/upsize any frontage or downstream utility systems with insufficient capacity as 
determined through detailed design. 

 
A Servicing Agreement is required prior to Rezone. 
 

DEVELOPMENT PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit. 
 
 
 
 
 
Jeff Pang, P.Eng. 
Director, Land Development 
 
MS 
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2.5 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.   
 

2.6 All of the Designated Floors must be owned by the same Owner(s), provided that 
the Owner may lease areas within the Designated Floors to one or more 
Educational Institutions (or an entity related to or associated with an Educational 
Institution) who will administer the accommodation for its Educational Institution 
users. 
 

2.7 Throughout the Term, the Owner shall not sell or transfer the beneficial or 
registered title or any interest in and to the Designated Floors, 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. PROVISION OF ACCOMMODATION TO OTHER OCCUPANTS 
 
Other Occupants.  If during the Term the Owner advises the City that for a  period of at 
least 6 months the Owner has used all commercially reasonable efforts to locate an 
Educational Institution which requires Accommodation but; 

 
(a) there is no Educational Institution which is operating in or in the vicinity of 

the Development  which requires Accommodation for Eligible Occupants; 
or  
 

(b) that there are not sufficient Eligible Occupants to occupy at least 70% of 
the available Accommodation; 

 
(c) the Owner may elect to offer only the unoccupied Accommodation   to 
 

i. members of the public who are employed by or 
provide goods and services in and to the Technology 
Neighbourhood and surrounding areas: and 
 

ii. members of the public if insufficient occupants who 
meet the requirements of Section 3(c)(i). 

  
 
4. LIABILITY 
 
4.1 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. 
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CITY OF SURREY 
 

BYLAW NO. 21468 
 

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 264 (CD 264), 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: URBAN RESIDENTIAL ZONE (R3) 
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 264" as follows:  

 
CD Zone 

ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 264 9714 - 137 Street Lot 2, Plan EPP121104 21468 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 264   

(CD 264), Bylaw, 2024, No. 21468". 
 
 
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 264 (CD 264) 
 
This Comprehensive Development Zone 264 (CD 264) 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 
9714 - 137 Street 

 
Lot 2 Section 35 Block 5 North Range 2 West NWD 

Plan EPP121104 
031-778-861 

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

a high-rise, high density mixed-use building with student housing and related common spaces, and 
lower-level 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. Student housing in accordance with the Housing Agreement "City Centre Phase 5 Lands Ltd. 

Housing Authorization Bylaw, 2024, No. _______". 
Accessory Uses: 
2. The following accessory uses, provided that such uses form an integral part of a mixed-use 

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

second-hand 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 regulated under the Liquor Control and Licensing Act, as  

amended; 
(f) Liquor store; 
(g) Office uses excluding social escort services, methadone clinics and marijuana 

dispensaries; 
(h) Indoor recreational facilities; 
(i) Entertainment uses excluding arcades and adult entertainment stores; 
(j) Community services;  
(k) Child care centres regulated under the Community Care and Assisted Living Act, as 

amended, and the Child Care Licensing Regulation, as amended; and 
(l) Cultural uses. 

 
C. Lot Area 
 Not applicable to this Zone. 
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D.  Density 
1. The maximum floor area ratio for all buildings and structures is 9.1. 
2. 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 88%. 
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 

East 
Yard 

West 
 Yard 

Principal Building and Structures1,2,3,4,5 3.0 m 1.4 m 2.8 m 4.5 m 
1 Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking – underground may be located up to  

0 m of any lot line. 
2 Notwithstanding Section F. of this Zone, Level 4 above, canopies and columns may encroach into the setbacks. 
3 Notwithstanding Section A.26.(b) of Part 4, General Provisions, stairs with more than three risers may encroach into the setbacks. 
4 Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and structures may be reduced to 2.75 m at the 

northwest yard. 
5 Notwithstanding Section F. of this Zone, the minimum setbacks of principal buildings and structures for interior lot lines for lots 

created by an air space subdivision may be 0.0 m. 
 
G. Height of Buildings 

Principal building height shall not exceed 85 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 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. 

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

 
J. Special Regulations 

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

 
K. Subdivision 

1. Minimum Lot Sizes: 
Lots created through subdivision, except strata lots, shall conform to the following minimum 
standards: 
(a) Lot Area:  Minimum 2,200 sq. m; 
(b) Lot Width:  Minimum 20 m; and 
(c) Lot Depth:  Minimum 60 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. 

 
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 RMC-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, 2024, No. 21174, 
as may be amended or replaced from time to time, and the development cost charges shall be 
based on the RMC-135 Zone. 

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

 



CITY OF SURREY 

BYLAW NO. 21469 

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:

City Centre Phase 5 Lands LTD. 
1500 – 13737 – 96 Avenue 

Surrey, BC V3V 0C6 

and with respect to that certain parcel of lands and premises, in the City of Surrey, more 

particularly known and described as: 

Parcel Identifier:  031-778-861 
Lot 2 Section 35 Block 5 North Range 2 West NWD Plan EPP121104 

(9714 – 137 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.
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4. This Bylaw shall be cited for all purposes as "City Centre Phase 5 Lands Ltd. Housing 

Agreement, Authorization Bylaw, 2024, No. 21469". 

 

 

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 the __ day of ________ , 2024. 

BETWEEN: 

AND: 

CITY OF SURREY, a municipal corporation having its 
offices at 13450-104 Avenue, Surrey, BC V3T 1V8 

(the "City'') 

OF THE FIRST PART 

CITY CENTRE PHASE 5 LANDS LTD., a corporation 
having its offices at 1500 - 13737 - 96th Avenue, Surrey, 
BC V3V0C6 

(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: PIO: 031-778-861 
LOT 2 SECTION 35 BLOCK 5 NORTH RANGE 2 WEST NEW 
WESTMINSTER DISTRICT PLAN EPP121104 

(the "Lands"); 

B. The Owner proposes to use the Lands for the development of a mixed building 
which will include retail space, office space and accommodation suitable for 
student and faculty housing and for purposes ancillary thereto (collectively 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 accommodation is rented in accordance with this Agreement. 
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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: 

80199445.8 
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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) "Accommodation" means living accommodation, which includes: 
sleeping units for one or two or more and dwelling units for one or two or 
more and common lounges, as may be permitted pursuant to a 
development permit in effect from time to time; 

(b) "Agreement" means this housing agreement and any amendments to or 
modifications of the same; 

(c) "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; 

(d) "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; 

(e) "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; 

(f) "Development" means as defined in Recital B; 

(g) "Designated Educational Institution" means the Educational Institution 
or Educational Institutions designated from time to time by the Owner or 
a permitted lessee; 

(h) "Designated Floors" means those floors, Levels 5-23 of the 
Development which are designated from time to time by the Owner to 
provide Accommodation; 

(i) "Educational Institution" means an institution authorized to grant 
degrees in the Province of British Columbia; 

0) "Eligible Occupant" means a student, registered as a full-or part-time 
student at a Designated Educational Institution , or faculty or staff of a 
Designated Educational Institution, including part time, full time, 
"sessional" or contract lecturers. 

i. 
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(k) "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); 

(I) "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; 

(m) "Permitted Activities" means the use and occupation of the Designated 
Floors for the purpose of: 

i. constructing, operating, repairing, maintaining and 
replacing from time to time, as the case may be the 
Accommodation; 

ii. leasing, subleasing or licensing of Accommodation to 
Eligible Occupants for residential purposes only, on 
such terms and at such rates as the Owner or 
permitted lessee deems appropriate; 

iii. for short-term guest suites for persons visiting Eligible 
Occupants; and 

iv. for short-term rentals or licensing of the 
Accommodation to the general public, during school 
holidays. 

(n) "Term" means the lesser of 50 years and the life of the building, 
commencing on the first day of the month after the City issues an 
occupancy permit for the Development. 

2. RESTRICTION ON OCCUPANCY PE PWELUNG UNITS 

2.1 During the Term the Owner must not permit the Designated Floors to be used for 
any purpose other than the Permitted Activities. 

2.2 The Designated Floors must at all times comprise no less than eighty five (85%) 
percent of the Development. 

2.3 During the Term, the Accommodation will be made available for rent/license in 
accordance with this Agreement. 

2.4 The owner has confirmed that the Residential Tenancy Act, S.B.C. 2002, Chapter 
78, as amended ("RTA") does not apply to living accommodation owned or 
operated by an educational institution and provided by that institution to its 
students or employees, and accordingly, the agreements with Eligible Occupants 
to occupy the Accommodation will not be governed by the RT A. 
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2.5 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. 

2.6 All of the Designated Floors must be owned by the same Owner(s), provided that 
the Owner may lease areas within the Designated Floors to one or more 
Educational Institutions (or an entity related to or associated with an Educational 
Institution) who will administer the accommodation for its Educational Institution 
users. 

2.7 Throughout the Term, the Owner shall not sell or transfer the beneficial or 
registered title or any interest in and to the Designated Floors, 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. PROVISION OF ACCOMMODATION TO OTHER OCCUPANTS

Other Occupants. If during the Term the Owner advises the City that for a period of at 
least 6 months the Owner has used all commercially reasonable efforts to locate an 
Educational Institution which requires Accommodation but; 

(a) there is no Educational Institution which is operating in or in the vicinity of
the Development which requires Accommodation for Eligible Occupants;
or

(b) that there are not sufficient Eligible Occupants to occupy at least 70% of
the available Accommodation;

(c) the Owner may elect to offer only the unoccupied Accommodation to

4. UABILIIY

i. members of the public who are employed by or
provide goods and services in and to the Technology
Neighbourhood and surrounding areas: and

ii        .                                                                                                                                                                                                                                                                                                                members of the public if insufficient occupants who 
meet the requirements of Section 3(c)(i). 

4.1 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. 
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4.2 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. 

4.3 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. 

5. NOTICE 

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

5.2 

6. 

6.1 

(a) As to the City: 

City of Surrey 
13450-104 Avenue 
Surrey, BC V3T 1V8 

Attention: General Manager, Planning and Development Department 

(b) As to the Owner: 

CITY CENTRE PHASE 5 LANDS LTD. 
1500 - 13737 - 96th Avenue 
Surrey, BC V3V 0C6 

Attention: Kirk Fisher 

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. 

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. 

GENERAL 

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. 
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6.2 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. 

6.3 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. 

6.4 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. 

6.5 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. 

6.6 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. 

6.7 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. 

6.8 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. 

6.9 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. 
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6.10 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. 

6.11 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. 

6.12 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. 

6.13 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. 

6.14 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. 

6.15 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. 

6.16 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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6.17 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: 

By: 

By: 

Authorized Signatory 

Brenda Locke , 
Mayor 
City of Surrey 

Authorized Signatory 

Jennifer Ficocelli, 
City Clerk and 
Director  Legislative 
Service 
City of Surrey 

A 

Kirk Fisher 
Title: Director 
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City of Surrey
ADDITIONAL PLANNING COMMENTS

               Application No.: 7922-0283-00
Planning Report Date:  November 18, 2024

PROPOSAL:

 Development Permit Amendment
 Housing Agreement

to permit the development of a 6-storey market rental 
apartment building in Guildford.

LOCATION: 10293 – 148A Street
10285 – 148A Street
10277 – 148A Street
10284 – 148 Street
10288 – 148 Street
10296 – 148 Street

ZONING: R3

OCP DESIGNATION: Multiple Residential 

TCP DESIGNATION: Low to Mid Rise Residential



Staff Report to Council
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Planning & Development Report
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RECOMMENDATION SUMMARY

 Council file Housing Agreement Bylaw No. 21291.

 A Bylaw be introduced authorizing Council to enter into a new Housing Agreement and the 
Bylaw be given First, Second and Third Reading.

 Approval to draft a revised Development Permit for Form and Character.

RATIONALE OF RECOMMENDATION

 At the Regular Council – Public Hearing Meeting on June 24, 2024, Council granted Third 
Reading to Development Application No. 7922-0283-00 which involved the following:

o An OCP Text Amendment to permit a higher density than permitted under the 
"Multiple Residential" designation;

o Rezoning from "Urban Residential Zone (R3)" to "Comprehensive Development 
Zone (CD)";

o A Development Permit to allow for the construction of a 6-storey apartment 
building consisting of 157 market rental units as well as a 416 square metre at- 
grade child care centre; and

o A Housing Agreement to secure a total of 157 dwelling units as market rental 
housing for a period of 25 years.

 Following the Regular Council – Public Hearing Meeting, the applicant approached City staff 
to discuss the potential for replacing the daycare facility with additional market rental dwelling 
units. Staff are supportive of the proposal given this will allow for the construction of much 
needed market rental housing.

 City staff are seeking Council endorsement of the following proposed changes to this 
application, as outlined in this Additional Planning Comments Report:

o Amending the in-stream Development Permit to allow for the construction of a 6-
storey apartment building with a total of 162 market rental dwelling units; and

o Amending the in-stream Housing Agreement to secure all 162 dwelling units as market 
rental for a period of 30 years.

 All other aspects of the original development proposal, as presented to Council at the Regular 
Council – Public Hearing Meeting on June 24, 2024 remain unchanged.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council file Housing Agreement Authorization Bylaw, 2024, No. 21291.

2. A Bylaw be introduced authorizing Council to enter into a new Housing Agreement and 
the Bylaw be given First, Second and Third Reading.

3. Council authorize staff to draft Development Permit No. 7922-0283-00 generally in 
accordance with the attached revised drawings (Appendix I).

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

(a) complete all outstanding issues identified in the original Planning & Development 
Report for Development Application No. 7922-0283-00, dated June 10, 2024; and

(b) the applicant is required to enter into a new Housing Agreement with the City to 
secure all 162 dwelling units proposed on-site as market rental dwelling units for a 
period of thirty (30) years.

SITE CONTEXT & BACKGROUND

 Development Application No. 7922-0283-00 was granted Conditional Approval by Council at 
the Regular Council – Public Hearing Meeting on June 24, 2024. The original proposal 
included the following:

o An OCP Text Amendment to permit a higher density than permitted under the 
"Multiple Residential" designation;

o Rezoning from "Urban Residential Zone (R3)" to "Comprehensive Development 
Zone (CD)";

o A Development Permit to allow for the construction of a 6-storey apartment 
building consisting of 157 market rental units as well as a 416 square metre at- 
grade child care centre; and

o A Housing Agreement to secure a total of 157 dwelling units as market rental 
housing for a period of 25 years.

 Following the Regular Council – Public Hearing Meeting, the applicant approached City staff 
to discuss the potential for replacing the daycare facility with additional market rental dwelling 
units. City staff support the proposal given it will allow for the construction of much needed 
market rental housing.
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DEVELOPMENT PROPOSAL

Planning Considerations

 In order to accommodate the revised proposal, staff are seeking Council endorsement of the 
following proposed changes to this development application:

o Amending the in-stream Development Permit to allow for the construction of a 6-
storey apartment building with a total of 162 market rental dwelling units; and

o Amending the in-stream Housing Agreement to secure all 162 dwelling units as market 
rental for a period of 30 years.

 This will require that Council rescind First, Second and Third Reading of the original Housing 
Agreement Bylaw (No. 21291). In support of the current proposal, the applicant has volunteered 
to enter into a thirty (30) year Housing Agreement with the City.

Referrals

Engineering: The Engineering Department has no objection to the project subject 
to the completion of Engineering servicing requirements, as outlined 
in the original Planning & Development Report from June 10, 2024.

School District: The School District has advised that there will be approximately 30 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment. 

17 Elementary students at Hjorth Road Elementary School
8 Secondary students at Guildford Park Secondary School

(Appendix II)

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 Spring, 2027.

Parks, Recreation & 
Culture:

No concerns.

Surrey Fire Department: No concerns.
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Advisory Design Panel: At the Regular Council – Land Use meeting on December 18,    
2023, Council endorsed Corporate Report No. R214 (2023) which 
amended the Terms of Reference of the City’s Advisory Design 
Panel (ADP) which permits multi-family proposals that are 6- 
storeys or less, and supported by City staff, to proceed to Council 
for By-law introduction, without review and/or comment from the 
ADP.

The subject development proposal is generally supported by City 
staff and the applicant has agreed to resolve any outstanding items, 
to the satisfaction of the Planning and Development Department, 
prior to consideration of Final Adoption of the Rezoning By-law as 
well as issuance of the Development Permit.

POLICY & BYLAW CONSIDERATIONS

Zoning Bylaw Compliance (CD Bylaw No. 21290)

 The applicant has confirmed the proposed replacement of the child care centre with at-grade 
market rental units will comply with all aspects of CD Bylaw No. 21290, which received Third 
Reading from Council on June 24, 2024.

 A comparison of CD Bylaw No. 21290, the previous proposal (i.e. a mixed-use development 
with a child care centre) and current proposal (i.e. a residential development) can be found   
in the following table:
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CD Bylaw No. 21290 Previous Proposal Current Proposal
Unit Density: N/A N/A N/A
Floor Area Ratio: 2.96 2.96 2.96
Lot Coverage: 53% 53% 53%
Yards and 
Setbacks:

East: 5.5 metres
West: 5.5 metres
South: 4.0 metres
North: 5.5 metres

East: 5.5 metres
West: 5.5 metres
South: 4.0 metres
North: 5.5 metres

East:  5.5 metres
West:  5.5 metres
South:  4.0 metres
North:  5.5 metres

Principal Building 
Height:

22 metres 22 metres 22 metres

Permitted Uses:  Multiple unit 
residential buildings

 Ground-oriented 
Multiple Unit 
residential buildings

 Child Care Centres

 Multiple unit 
residential 
buildings

 Ground-oriented 
Multiple Unit 
residential 
buildings

 Child Care Centres

 Multiple unit 
residential 
buildings

 Ground-oriented 
Multiple Unit 
residential 
buildings

 Child Care Centres
Amenity Space:
Indoor Amenity: 486 square metres The proposed 378.42 

square metres plus CIL 
meets the Zoning 

Bylaw requirement

Outdoor Amenity: 486 square metres

622 square metres

487 square metres The proposed 551.64 
square metres exceeds 

the Zoning Bylaw 
requirement

Parking (Part 5) Required Previous Proposal Current Proposal
Number of Stalls

Residential: 130 spaces 131 spaces 179 spaces
Residential Visitor:
Daycare Staff:
Daycare Drop Off:

16 spaces
N/A
N/A

16 spaces
8 spaces
12 spaces

18 spaces
N/A
N/A

Total: 146 spaces 167 spaces 197 spaces
Accessible: 3 spaces 3 spaces 3 spaces

Bicycle Spaces:
Residential Secure:
Residential Visitor:

194 spaces
6 spaces

194 spaces
6 spaces

194 spaces
6 spaces

 With the exception of replacing the child care centre with additional at-grade market rental 
units, all other aspects of the original proposal, as presented to Council at the Regular Council 
– Public Hearing Meeting on June 24, 2024, remain unchanged.

 As such, no amendment is required to either the OCP Amendment Bylaw (No. 21289) or 
Rezoning Bylaw (No. 21290) given there is no change in permitted land-uses, density, lot 
coverage, building height, on-site parking, minimum building setbacks, etc.



Staff Report to Council

Application No.: 7922-0283-00

Planning & Development Report

Page 7

PUBLIC ENGAGEMENT

 Updated pre-notification letters were sent on September 5, 2024 and updated Development 
Proposal Signs were installed on November 1, 2024. To date, staff have not received any 
responses from neighbouring residents.

DEVELOPMENT PERMITS

Development Permit Amendment

 The applicant is proposing to replace the at-grade child care centre with additional market 
rental dwelling units. Staff are supportive of the proposed changes given this will also provide 
a broader community benefit by allowing for the construction of much needed market rental 
housing.

 The applicant will continue to work with City staff on the overall design and character of the 
proposed development to ensure the replacement of the child care centre with additional at-
grade market rental units will complement the original building design as well as provide an 
attractive addition to the surrounding neighbourhood. The proposed changes will be captured 
through a revised in-stream Development Permit.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Revised Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix II. School District Comments 
Appendix III. Proposed Housing Agreement
Appendix IV. Initial Planning Report No. 7922-0283-00, dated June 10, 2024

approved by Shawn Low

Ron Gill
Acting General Manager
Planning and Development

MRJ/cb























































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

Development Impact Analysis on Schools For:
Application #: 22-0283

The proposed development of 156 Low Rise Apartment units and 6
Townhouse units are estimated to have the following impact Summary of Impact and Commentary
on elementary and secondary schools 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 30

Elementary School = 17
Secondary School = 8
Total Students = 25

Hjorth Road Elementary
Enrolment 327
Operating Capacity 229
# of Portables 5

Guildford Park Secondary
Enrolment 1390
Operating Capacity 1050
# of Portables 11

Hjorth Road 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.  

 

September 4, 2024

As of September 2023, Hjorth Road is at 143% capacity. There are currently 5 portables on site 
accommodating this over capacity. The Guildford plan calls for significant redevelopment 
throughout the area over the coming decades which will see enrolment at Hjorth Road continue to 
grow. 

In response, the District’s 2025/2026 Five Year Capital Plan, contains a significant addition to 
Hjorth Road Elementary. The Ministry of Education and Child Care has not yet approved funding 
for this request.  

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.  

Projected Number of Students From This Development In:

Current Enrolment and Capacities:
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CITY OF SURREY 
 

HOUSING AGREEMENT 
(Residential Only) 

 

THIS HOUSING AGREEMENT made the _____ day of November, 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: 

1326427 B.C. LTD., Inc. No. BC1326427, a corporation 
having its offices at 120 – 12888 80th Avenue, Surrey, B.C. 
V3W 3A8 

JASWINDER SINGH PARMAR, Businessman of 120 – 
12888 80th Avenue, Surrey, B.C. V3W 3A8 

(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: 000-780-669  
 Lot 13 Section 29 Block 5 North Range 1 West New Westminster  
 District Plan 19291 
 
 Parcel Identifier: 010-499-814 
 Lot 14 Section 29 Block 5 North Range 1 West New Westminster  
 District Plan 19291  
 
 Parcel Identifier: 010-499-822 
 Lot 15 Section 29 Block 5 North Range 1 West New Westminster  
 District Plan 19291 

Appendix III
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Parcel Identifier: 004-620-844 
Lot 22 Section 29 Block 5 North Range 1 West New Westminster 
District Plan 19291 

Parcel Identifier: 010-499-881 
Lot 23 Section 29 Block 5 North Range 1 West New Westminster 
District Plan 19291 

Parcel Identifier: 010-499-903 
Lot 24 Section 29 Block 5 North Range 1 West New Westminster 
District Plan 19291 

(the “Lands”); 

B. The Owner proposes to use the Lands for 162 Dwelling Units (the “Development”)
as proposed in Appendix I – Site Plan;

C. The Owners 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 Owners (the receipt of which is hereby acknowledged), the parties hereto 
covenant and agree each with the other as follows: 

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;
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(f) “Dwelling Unit” means each of the 162 of 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; 
 

(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; 
 

(i) “Rental Units” means 162 of 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 30 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 
reasonably satisfactory to the City. 
 

2.3 During the Term, the portion of the Lands containing the Development shall not 
be stratified. 

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

 
2.5 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 
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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 
Attention:  General Manager, Planning and Development Department 

 
(b) As to the Owner: 

 
1326427 B.C. Ltd. 
120 – 12888 80th Avenue 
Surrey, BC V3W 3A8 
 
Attention:  Jaswinder Singh Parmar 
 

(c) As to the Owner: 
 

Jaswinder Singh Parmar, Businessman 
120 – 12888 80th Avenue 
Surrey, BC V3W 3A8 
 

   Attention:  Jaswinder Singh Parmar 
 
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. 
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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. 
 

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 
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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 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. 
 

5.11 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. 
 

5.12 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. 
 

5.13 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. 
 

5.14 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. 
 

5.15 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. 
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CITY OF SURREY 

By: 
Authorized Signatory 

Brenda Locke, 
Mayor  
City of Surrey 

By: 
Authorized Signatory 

Jennifer Ficocelli, 
City Clerk  
City of Surrey 

1326427 B.C. LTD. 

By: 
Authorized Signatory 
Name: Jaswinder Singh Parmar 
Title: President  

By: __________________________________ 
Jaswinder Singh Parmar 

and Director Legislative Services





 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0283-00 

Planning Report Date:  June 10, 2024   

PROPOSAL: 

• OCP Text Amendment to allow a higher density 
in the Multiple Residential designation. 

• Rezoning from RF to CD 

• Development Permit 

• Housing Agreement 

to permit the development of a 6-storey residential 
market rental building with a child care centre. 

LOCATION: 10293 148A Street, 10285 148A Street 

10277 148A Street, 10284 148 Street 

10288 148 Street, 10296 148 Street, 

Portion of lane 

ZONING: RF  

OCP DESIGNATION: Multiple Residential  

TCP DESIGNATION: Low to Mid Rise 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 
 

• Proposed text amendment to the Official Community Plan (OCP) to increase the maximum 
density permitted in the Multiple Residential designation. 

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the General Urban designation in the Metro Vancouver Regional 
Growth Strategy (RGS). 
 

• The proposal generally complies with the “Low to Mid Rise Residential” designation in the 
Guildford Plan. 

 

• The proposed density and building form are appropriate for this part of Guildford and 
complies with the Development Permit (Form and Character) requirements in the OCP. 

 

• The proposed buildings are expected to achieve an attractive architectural built form utilizing 
high quality materials and contemporary lines.  The street interface has been designed to a 
high-quality to achieve a positive urban experience between the proposed buildings and the 
public realm.   

 

• The proposed development is located within an Urban Centre and conforms with the goal of 
achieving higher density development near a transit corridor. 

 

• The proposal will deliver much-needed child care spaces and market rental housing to 
Guildford. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. An OCP Bylaw be introduced to amend 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 10284, 10288 and 10296 – 
148 Street 

Lot 22, 23 and 24 Section 
29 Block 5 North Range 1 
West New Westminster 

District Plan 19291 
 

10277, 10285 and 10293 – 
148A Street 

Lot 15, 14 and 13 Section 29 
Block 5 North Range 1 

West New Westminster 
District Plan 19291 

 
Portions of lane  

Density permitted up 
to 2.76 FAR" 

 
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 the subject site and portion of existing lane identified as 

Block A on the Survey Plan (Appendix I) from "Single Family Residential Zone (RF)" to 
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.  

 
4. A By-law be introduced to enter into a Housing Agreement (Appendix V) and be given 

First, Second and Third Reading. 
 
5. Council authorize staff to draft Development Permit No. 7922-0283-00 generally in 

accordance with the attached drawings (Appendix I). 
 
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; 
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(d) submission of a finalized landscaping plan and landscaping cost estimate to the 

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

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

satisfaction of the Planning and Development Department;  
 

(g) the applicant enter into a Housing Agreement with the City to secure 157 market 
rental units for a period of 25 years; 

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

requirement of the RM-70 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) completion of the road closure and acquisition of the existing north/south lane 

(Block A); 
 
(k) registration of a volumetric statutory right-of-way for public rights-of-passage over 

the proposed plazas at the northeast and northwest corners of the site; 
 

(l) submission of an acoustical report for the units adjacent to 148 Street and 
registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; and 

 
(m) 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 TCP Designation Existing Zone 
 

Subject Site Single family lots Low to Mid Rise 
Residential 

RF 

North (Across 103 Avenue): 
 

2-storey 
apartments and 
single family lots 

Low to Mid Rise 
Residential 

RF & CD (Bylaw 
No. 16113) 
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Direction Existing Use TCP Designation Existing Zone 
 

East (Across 148A Street): 
 

Single family lots Low to Mid Rise 
Residential 

RF 

South: 
 

Single family lots 
and home-
operated daycare 

Low to Mid Rise 
Residential 

RF & CCR 

West (Across 148 Street): Hjorth Road Park Parks and Natural 
Areas 

RA 

 
Context & Background  
 

• The subject site is a 4,166 square metre site, consisting of 6 properties, located on the south 
side of 103 Avenue, east of 148 Street and located within the Guildford Plan area. 
 

• The subject site is designated “Multiple Residential” in the Official Community Plan (OCP), 
“Low to Mid Rise Residential” in the Guildford Plan area and is zoned "Single Family 
Residential Zone (RF)". 

 

• The existing dwellings currently have vehicle access from a north/south lane. 
 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• In order to permit the development of a 6-storey apartment building with 160 market rental 
units and a child care centre, the applicant is proposing the following: 
 

o OCP Text Amendment to allow a higher density than currently permitted in the 
“Multiple Residential” designation; 

o Rezoning the site from RF to CD (based on RM-70 Zone);  
o Consolidation of the existing 6 lots and a portion of the existing lane into 1 residential 

lot; 
o Detailed Development Permit for Form and Character; and  
o Housing Agreement to secure the 160 market rental units for a period of 25 years. 

 

• The following table provides specific details on the proposal: 
 

 Proposed 

Lot Area 

Gross Site Area (including 
lane): 

4,511 square metres 
 

Road Dedication: 289 square metres 
Net Site Area: 4,222 square metres 

Number of Lots: 6 existing, 1 proposed 

Building Height: 22 metres 

Floor Area Ratio (FAR): 2.80 (gross) and 2.96 (net) 

Floor Area 

Residential: 12,026 square metres 
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 Proposed 

Child Care: 416 square metres 
Total: 12,468 square metres 

Residential Units: 

Studio 
1-Bedroom: 

2 
89 

2-Bedroom: 53 
3-Bedroom: 13 
Total: 157 

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

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

School District: The School District has advised that there will be 
approximately 24 school-age children generated by this 
development, of which the School District has provided the 
following expected student enrollment.  
 
14 Elementary students at Hjorth Road Elementary School 
6 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 Spring 
2027.  
 

Parks, Recreation & 
Culture: 
 

Hjorth Road Park is the closest active park with amenities 
including pool and sport fields, and is 30 metres walking distance 
from the proposed development. Green Timbers Urban Forest Park 
is the closest park with natural areas and is 350 metres walking 
distance from 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.  
 



Staff Report to Council 
 
Application No.: 7922-0283-00 

Planning & Development Report 
 

Page 7 

 
Advisory Design Panel: 
 

At the Regular Council – Land Use meeting on December 18, 2023, 
Council endorsed Corporate Report No. R214 (2023) which 
amended the Terms of Reference of the City’s Advisory Design 
Panel (ADP) which permits multi-family proposals that are 6- 
storeys or less, and supported by City staff, to proceed to Council 
for By-law introduction, without review and/or comment from the 
ADP. 

The subject development proposal is generally supported by City 
staff and the applicant has agreed to resolve any outstanding items, 
to the satisfaction of the Planning and Development Department, 
prior to consideration of Final Adoption of the Rezoning By-law as 
well as issuance of the Development Permit. 

Transportation Considerations 
 
Road Network & Infrastructure 
 

• The applicant will be providing the following improvements: 
 

o Dedication and construction of the east side of 148 Street to the arterial road 
standard;  

o Construction of the south side of 103 Avenue to the local road standard; and 
o Construction of the west side of 148A Street to the local road standard. 

 

• As part of the subject application, the applicant proposes to close and acquire portions of the 
existing north/south lane bisecting the subject site (see Survey Block Plan in Appendix I), to 
incorporate this portion of lane into the subject site. The gross area of the subject site 
increases from approximately 4,170 square metres to 4,511 square metres in size, after the 
closure and acquisition of this portion of lane. 
 

• The proposed closure of this portion of lane will allow for a more efficient site plan and 
underground parking layout as part of the proposal. Staff can support the proposed closure as 
this portion of lane is surplus to the City’s needs and this is in keeping with the road network 
as identified in the Guildford Plan. 

 
Traffic Impacts 
 

• As part of the Stage 2 Plan process, a transportation impact analysis (TIA) was conducted to 
evaluate the overall traffic impacts of redevelopment throughout the Plan area. This process, 
as opposed to a piecemeal evaluation approach, is preferred to better inform the required 
infrastructure improvements to support the projected overall growth within the Plan. 
 

• According to industry standard rates, the proposal is anticipated to generate approximately 2 
vehicle trips every one to two minutes in the peak hour. A site-specific transportation impact 
analysis was not required as the proposal is below the City’s minimum threshold and complies 
with the Guildford Plan designation, with the anticipated land-use and density on the subject 
site having been taken into account as part of the Stage 2 transportation impact analysis for 
the overall Plan area. 
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Transit 
 

• The subject site is located within close proximity to rapid transit on 104 Avenue.  
 

• The proposed development is appropriate for this part of the Guildford Town Centre – 104 
Avenue Corridor and conforms with the goal of achieving higher density development in 
locations that benefit from access to transit service. 

 
Access 
 
• Access to the underground parking on the subject site is proposed from 148A Street. 
 
Sustainability Considerations 
 

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

Child Care 
 

• The applicant is proposing a dedicated child care centre which will accommodate 80 childcare 
spaces on the ground floor in the central portion of the proposed building. 
 

• The child care centre will have direct access to a dedicated outdoor play area to the east of the 
child care centre. 

 

• The applicant has confirmed that the child care centre and the associated outdoor space 
meets the Provincial legislative requirements. 

 
Housing Agreement  
 

• Section 483 of the Local Government Act authorizes Local Government to enter into a Housing 
Agreement for affordable and special needs housing.  
 

• Typically, Housing Agreements include the terms and conditions agreed to by the Local 
Government and the owner regarding:  

 
o the form of tenure of the housing units;  

 
o the occupancy of the housing units identified in the agreement (including their form of 

tenure and their availability to the classes of person identified in the agreement);  
 

o the administration of the units (including the means by which the units will be made 
available to intended occupants); and 
 

o the rents and lease prices of units that may be charged and the rates at which these can 
be increased over time.  

 

• The proposed Housing Agreement will secure 157 residential dwelling units as market rental for 
a minimum duration of 25 years. A Restrictive Covenant will be registered on title to require 
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payment of applicable amenity contributions should the units be converted to market units at 
any time after the Housing Agreement expires (Appendix II).  

 

• Staff attempted to negotiate a 60-year Housing Agreement with the applicant, however they 
were not willing to agree to a Housing Agreement beyond a 25-year term.  The application has 
been in process since 2022, while the City’s requirement that Housing Agreements be for 60 
years has only recently changed. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The subject site is compliant 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 Multiple Residential in the OCP. 
 

• In accordance with the OCP, the Multiple Residential designation is intended to support a 
maximum floor area ratio (FAR) of 2.5 within Frequent Transit Development Areas (FTDA), 
Urban Centres and sites abutting a Frequent Transit Network.  

 

• The Multiple Residential designation allows additional bonus densities in select areas in 
exchange for the provision of sufficient community amenities in accordance with approved 
Council policies. The requested increased density under the Multiple Residential designation 
from 2.5 FAR to 2.76 FAR (gross density) can be accommodated in accordance with the City’s 
Density Bonus Program. 

 

• As the gross density exceeds the maximum 2.5 FAR permitted in the OCP for Multiple 
Residential designated properties, the proposed development will require an OCP Text 
Amendment to allow a higher density than currently permitted in the Multiple Residential 
designation. 

 
Amendment Rationale 
 

• The subject site is located within an Urban Centre and is within close proximity to the existing 
Frequent Transit Network on 104 Avenue. The development will promote walkability, allows 
for greater housing choice and complies with OCP principles that encourage higher-density 
development in Urban Centres. 

 
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. 
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• 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 CACs payable if there is a future change in tenure. 

 
Themes/Policies 
 

• The proposal aligns with the following OCP Themes/Policies: 
 

o Growth Management  
▪ Accommodating Higher Density: Direct residential development into approved 

Secondary Plan areas at densities sufficient to encourage commercial development 
and transit services expansion. 

▪ Efficient New Neighbourhoods:  Plan and develop new neighbourhoods with an 
emphasis on compact forms of development. 

o Centres, Corridors and Neighbourhoods: 
▪ Healthy Neighbourhood: Plan and design urban neighbourhoods with sufficient 

densities to support a higher-quality transit system that is accessible to most 
residents. 

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

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. 

 
Secondary Plans 
 
Land Use Designation 
 

• The property is designated “Low to Mid Rise Residential” in the Guildford Plan. 
 

• The “Low to Mid Rise Residential” designation permits up to 2.25 FAR (gross). The 
designation supports up to 6 storeys and up to 8 storeys for sites adjacent mid to high rise.  

 

• The applicant is proposing a gross density of 2.80 FAR, which exceeds the maximum 
permitted under the designation. 

 

• The additional floor area has merit considering the proposed building is consistent with the 
intent of the “Low to Mid Rise Residential” designation and the 6-storey form envisioned 
within the designation. 

 

• A re-designation will not be required and Tier 2 Capital Plan Project CACs will not be required 
as the proposal includes 100% market rental residential units. 

 
Themes/Objectives 
 

• The development encourages a greater diversity of housing options for different family sizes, 
types and compositions. 
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• The Guildford Plan Housing Policy requires that a minimum of 30% of new multi-family 
housing units should be family-oriented 2-bedroom or greater, and at least 10% as 3-bedroom 
or greater. The intent is to provide a broader range of housing choice for a variety of family 
sizes, types as well as compositions. 
 

• Staff note that the proposal addresses these family-oriented housing policies in the Guildford 
Plan by providing approximately 42% of the total dwelling units as two or more bedrooms and 
8.3% of the dwelling units as three or more bedroom. 

 
CD By-law  
 

• The applicant is proposing a "Comprehensive Development Zone (CD)” to accommodate a 
proposed 6-storey residential building with a child care centre 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 the "Multiple Residential 70 
Zone (RM-70)". 
 

• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-70 Zone and the proposed CD By-law is illustrated in the following table: 

 

Zoning RM-70 Zone (Part 24) Proposed CD Zone 

Unit Density: N/A N/A 

Floor Area Ratio: 1.50 2.96 

Lot Coverage: 33% 53% 

Yards and Setbacks 7.5 metres East:  5.5 metres 
West:  5.5 metres 
South:  4.0 metres 
North:  5.5 metres 

Principal Building 
Height: 

50 metres 22 metres 

Permitted Uses: • Multiple unit residential 
buildings 

• Ground-oriented Multiple 
Unit residential buildings 

• Child Care Centres 

• Multiple unit residential 
buildings 

• Ground-oriented Multiple 
Unit residential buildings 

• Child Care Centres 

Amenity Space: 

Indoor Amenity: 468 square metres 
 
 
 
468 square metres 

 

The proposed 622 square 
metres exceeds the Zoning 
Bylaw requirement. 

    
Outdoor Amenity: 

 
The proposed 487 square 
metres exceeds the Zoning 
Bylaw requirement. 

Parking (Part 5) Required Proposed 

Number of Stalls 

Residential: 157 131 
Residential Visitor: 
Daycare Staff: 
Daycare Drop off: 

16 
8 
12 

16 
8 
12 
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Total: 192 167 
Accessible: 3 3 

Bicycle Spaces 

Residential Secure Parking: 188 194 
Residential Visitor: 6 6 

 

• The proposed CD Bylaw is based upon the "Multiple Residential 70 Zone (RM-70)" with 
modifications to the permitted density, lot coverage, minimum building setbacks and off-
street parking requirements.  
 

• The permitted land use is intended to accommodate the proposed 6-storey apartment 
building with a child care centre. 

 

• The applicant proposes a floor area ratio (FAR) of 2.76 (gross). The proposed density is 
consistent with the proposed Guildford Plan designation of “Low to Mid Rise Residential”. If 
calculated on the net site area, the FAR is 2.96. As a result, the FAR for the net site area has 
been increased from 1.50 under the RM-70 Zone to a maximum of 2.96 (net) in the CD Bylaw.  

 

• The maximum lot coverage has been increased from 33% in the RM-70 Zone to a maximum of 
53% in the CD Bylaw to accommodate the proposed 6-storey apartment built form. 

 

• The proposal to reduce the minimum building setback requirement along the street frontages 
for the proposed apartment building is supported given it will allow for a more urban, 
pedestrian-oriented streetscape.   

 
On-site Parking and Bicycle Storage 
 

• The proposed development includes a total of 167 parking spaces consisting of 131 resident 
parking spaces, 16 parking spaces for visitors and 20 parking spaces for child care staff and 
drop off. In addition, the applicant will provide 3 accessible parking spaces. 
 

• All parking spaces on-site will be provided within an enclosed underground parkade that is 
accessed from 148A Street. 

 

• The applicant is proposing to provide a rate of 0.8 parking space per dwelling unit for 
residents and 0.1 parking space per dwelling unit for visitors (0.9 per unit in total). The 
proposed parking reduction is supportable given the subject site is located within a Rapid 

Transit Area (RTA) and complies with the reduced parking rates for market rental units, 
previously endorsed by Council, as part of Corporate Report No. R115; 2021 (“Parking Update: 
Rapid Transit Corridors and Rental Housing”).  

 

• Of the 163 parking stalls provided, 7 small car stalls, or 4% of the total number of parking 
spaces, are proposed. The Surrey Zoning Bylaw allows for a maximum of 35% of the total 
parking spaces on-site to be provided for small cars. 

 

• The Zoning Bylaw requires that no parking facilities be constructed within 2.0 metres of the 
front lot line or a lot line along a flanking street. The proposed underground parkade will be 
located within 0.5 metre of the north and west lot lines. As a result, the proposed CD Bylaw 
will permit the underground parkade facility to extend within 0.5 metre of these lot lines. 
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• The development will provide a total of 194 secure bicycle parking spaces in the underground 
parkade. This will meet the minimum bicycle parking stalls required under the Zoning Bylaw. 
In addition, the applicant will provide 6 bicycle parking spaces, at grade for visitors, for each 
of the proposed buildings which complies with the Zoning Bylaw requirement. 

 
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 CACs 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 $1,000 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 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 
 

• The Public Art contribution will not be required as the proposal includes 100% market rental 
units. 

 

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

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on April 9, 2024, and the Development Proposal Signs were 

installed on April 25, 2024. Staff received responses from 2 neighbours (staff comments in 
italics): 
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o One respondent sought more information regarding the ultimate road network in the 

neighbourhood. 
 

(Staff provided the requested information to the respondent.) 
 

o One respondent sought more information regarding the consolidation strategy for the 
entire block. 

 
(Staff provided the requested information to the respondent.) 

 
 
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 Guildford Plan. 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Guildford Plan. 

 

• The applicant has worked with staff to: 
 
o provide appropriate ground floor setbacks to accommodate robust planting and to 

ensure a consistent streetscape; 
o provide appropriate step backs for levels 5 and 6 on the south elevation in order to 

provide an appropriate transition to the lower-scale neighbours to the south; 
o visually scale down the length of the building massing by stepping down the roof 

forms and recessing the central portion of the façade; 
o refine the exterior elevations and materials; and 
o refine the overall building massing in order to ensure an attractive streetscape that fits 

the neighbourhood scale. 
 

• The proposed building is a 6-storey, wood frame residential building, consisting of three street 
frontages. 

 

• The design responds to the 103 Avenue development scale pattern by dividing the massing 
into two halves, stepping the floor plates and by providing a recessed façade located centrally 
in the building and stepping back the uppermost storey for relief.   

 

• The ground-floor units are oriented toward the street with direct front door access and usable 
semi-private outdoor space to help define the streetscape with a series of individualized units 
at a more relatable pedestrian scale using a 2-storey townhouse-like appearance. 

 

• The predominant building material is comprised of durable cementitious panels and 
horizontal siding with a robust brick base to reinforce the 2-storey townhouse character. 

 

• Placing the childcare facility entrance towards the Park. 
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• The building orientation provides appropriate urban edges on 103 Avenue, 148 Street and 148A 
Street while ensuring that units will provide greater observation of the public realm with 
active rooms facing toward the street and pedestrian walkways as a means of CPTED. 

 

• The applicant is proposing a unit mix of 2 studio units, 85 one-bedroom, 54 two-bedroom 
units and 15 three-bedroom units. 

 
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 residential interface along the street frontages consist of landscaped front 
yards separated from the public realm by planter boxes, providing a sense of privacy while still 
maintaining "eyes on the street". 

 

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

 

• The Zoning Bylaw requires the applicant to provide a minimum of 3 square metres per unit. 
The Zoning Bylaw also prescribes the minimum indoor amenity space requirement that must 
be provided on site with a cash-in-lieu option to address the remaining requirement.  
 

• Additionally, the Zoning Bylaw permits up to 1.5 square metre per dwelling unit to be devoted 
to a child care centre. 
 

• Based upon the City’s Zoning Bylaw requirement, the proposed development must provide 
468 square metres of indoor amenity space to serve the residents of the proposed 156-unit 
apartment building. Of this 468-square metre requirement, a maximum of 234 square metres 
can be devoted to a child care centre.  

 

• The applicant proposes 612 square metres of indoor amenity space (inclusive of 234 square 
metres for the child care centre), exceeding the minimum requirement. 

 

• The applicant is proposing amenity on the ground floor, including a gym, yoga room, library 
and game room. 

 
Outdoor Amenity  
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• Based upon the City’s Zoning Bylaw requirement of 3 square metres per dwelling unit and 4 
square metres per micro unit, the proposed development must provide a total of 468 square 
metres of outdoor amenity space to serve the residents of the proposed 156 units. 
 

• The applicant is proposing 486 square metres of outdoor amenity, exceeding the minimum 
requirement. 
 

• The applicant is proposing an outdoor amenity area at grade within the courtyard area and a 
rooftop amenity. 

 

• The amenities on the ground level include a children’s play area, an outdoor dining and 
barbeque area and a lawn area directly adjacent to the indoor amenity area. 

 

• The rooftop amenities includes a variety of seating areas. 
 

• The soft landscaping proposed throughout the amenity areas consist of resilient, low-
maintenance plantings which are tolerant of urban conditions. 

 
Outstanding Items 
 

• At the Regular Council – Public Hearing Meeting on December 18, 2023, Council endorsed the 
recommendations in Corporate Report No. R214;2023 (“Proposed Changes to Advisory Design 
Panel Procedures for Development Applications”) which allows all multi-family developments 
that are 6-storeys or less to proceed to Council for bylaw introduction, provided the proposal 
is generally supported by City staff. For these projects, no review and/or comment is required 
by the Advisory Design Panel (ADP). The subject proposal is generally supported by Urban 
Design staff and, therefore, the ADP can be waived. 
 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include: 

 
o Coordinate all design drawings for accuracy and completeness; 
o Coordinate the balconies into the building elevation design; 
o Refinement to the architectural expression, coordinating the various design elements; 
o Refinement to the site interfaces, in particular the corner plazas, ensuring comfort and 

safety; and 
o Confirmation and coordination of the proposed servicing elements adjacent to the 

public realm. 
 

• 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. 
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TREES 
 

• Tim Vandenberg, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an 
Arborist Assessment for the subject property. The table below provides a summary of the 
proposed tree retention and removal by tree species: 
 

Table 1: Summary of Proposed Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Cottonwood  1 1 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Pear 1 1 0 
Cherry 2 2 0 

Red Maple 1 1 0 
Lombardy Poplar 1 1 0 

Service Berry 1 1 0 
Walnut 1 1 0 

Coniferous Trees 

Douglas Fir 9 8 1 
False Cypress 1 1 0 

Western Hemlock 2 2 0 
Western Red Cedar 1 1 0 

Blue Spruce 1 1 0 
Norway Spruce 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  

22 21 1 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

32 

Total Retained and Replacement Trees 
Proposed 

32 

Estimated Contribution to the Green City 
Program 

$6,050 

 

• The Arborist Assessment states that there are a total of 22 mature trees on the site, excluding 
Alder and Cottonwood trees.  One existing tree, approximately 4% of the total trees on the 
site, are Alder and Cottonwood trees. The applicant proposes to retain one tree 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.  

 

• 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 43 replacement trees on the site.  Since the 
proposed 32 replacement trees can be accommodated on the site, the proposed deficit of 11 
replacement trees will require an estimated cash-in-lieu payment of $6,050, representing $550 
per tree, to the Green City Program, in accordance with the City’s Tree Protection By-law.  
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• In addition to the replacement trees, boulevard street trees will be planted on 104 Avenue, 148 
Street and 148A Street.  This will be determined by the Engineering Department during the 
servicing design review process.   

 

• In summary, a total of 32 trees are proposed to be retained or replaced on the site with an 
estimated contribution of $6,050 to the Green City Program. 
 

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

 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations, 

Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix V. Proposed Housing Agreement 
 
 
 approved by Ron Gill 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
LM/ar 
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NOTE: Detailed Land Development Engineering Review available on file 
 

no  

INTER-OFFICE MEMO
 

 

TO: Director, Development Planning, Planning and Development Department 
 
FROM: Manager, Development Services, Engineering Department 
 
DATE: June 03, 2024 PROJECT FILE: 7822-0283-00 
 

 

RE: Engineering Requirements 
Location:  10293 148A Street;   10285 148A Street;   10277 148A Street; 
                    10284 148 Street;   10288 148 Street;   10296 148 Street 

 
REZONE/SUBDIVISION 

 
Property and Right-of-Way Requirements 

• Dedicate 4.942 meters along 148 Street; 
• Dedicate 3.0-metre x 3.0-metre corner cuts at intersections; and 

• Register 0.50 m statutory right-of-ways (SRW) along all road frontages. 
 
Works and Services 

• Construct the east side of  148 Street; 

• Construct the west side of 148A Street; 
• Construct south side of 103 Avenue; 

• Provide downstream analyses for drainage and sanitary systems to confirm capacities, and 
implement improvement(s) as required; 

• Construct adequately-sized service connections (drainage, water, and sanitary), complete 
with inspection chambers/water meter to the lot; and 

• Construct/upgrade frontage servicing mains (drainage, water, and sanitary). 
 
A Servicing Agreement is required prior to Rezone/Subdivision. 
 

OCP/NCP AMENDMENT 
 
There are no additional Engineering requirements relative to the OCP and NCP amendment. 
 
 
 
 
 
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 #: 22-0283

The proposed development of 156 Low 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 24

Elementary School = 14
Secondary School = 6
Total Students = 20

Hjorth Road Elementary
Enrolment 327
Operating Capacity 229
# of Portables 5

Guildford Park Secondary
Enrolment 1390
Operating Capacity 1050
# of Portables 11

Hjorth Road 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:

 

The NCP for the area calls for significant redevelopment located along 104th Avenue with the current 
building form changing into mid to high-rise residential development and mixed use.  The timing of 
these future high-rise developments, with good market conditions could impact the enrolment growth 
upwards even more from the projections below.  

Total enrolment for Hjorth Road elementary has exceeded the school capacity over the last 5 years.  The 
school is currently  operating at 143% capacity.  In the District’s 2024/2025 Five Year Capital Plan, a new 
request for a 17-classroom addition to Hjorth Road Elementary has been included.   The Ministry of 
Education and Child Care  has not approved funding for this request.  

Guildford Park Secondary is currently operating at 132% and is projected to grow consistently.  The 
development within the now approved NCP will likely change projections in the future. In May  2023, 
the District  received capital funding approval from the Ministry of Education and Child Care to build a 
450-capacity addition, targeted to open in the spring  of 2028.  

May 9, 2024
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MIKE FADUM AND ASSOCIATES LTD. 
VEGETATION CONSULTANTS 

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

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

Tree Preservation Summary 
Surrey Project No: 22-0283-00 
Address:  10284 10288 10296 - 148 St & 10277 10285 10293 - 148A St, Surrey, BC 
Registered Arborist:  Tim Vandenberg 

 
On-Site Trees Number of Trees 

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

23 

Protected Trees to be Removed 22 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

1 

Total Replacement Trees Required:  
 

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

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
21 X two (2) = 42 

43 

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

 
Off-Site Trees Number of Trees 

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

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

 
 

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

0 

Replacement Trees Proposed NA 
Replacement Trees in Deficit NA 

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

Signature of Arborist:       Date:  May 3, 2024 
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CITY OF SURREY 
 

HOUSING AGREEMENT 
(Residential Only) 

 

THIS HOUSING AGREEMENT made the _____ day of __________________, 2021. 

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: 

1326427 B.C. Ltd., a corporation having its offices at #200 
– 8120 – 128 Street, Surrey BC  V3W 1R1 

And 

Jaswinder S Parmar 

 

(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: 
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 Parcel Identifier: 010-499-903 
Lot 24 Section 29 Block 5 North Range 1 West New Westminster District 
Plan 19291 

 
 Parcel Identifier: 010-499-881 

Lot 23 Section 29 Block 5 North Range 1 West New Westminster District 
Plan 19291 

 
 Parcel Identifier: 004-620-844 

Lot 22 Section 29 Block 5 North Range 1 West New Westminster District 
Plan 19291 

 
 Parcel Identifier: 004-499-822 

Lot 15 Section 29 Block 5 North Range 1 West New Westminster District 
Plan 19291 

 
 Parcel Identifier: 010-499-814 

Lot 14 Section 29 Block 5 North Range 1 West New Westminster District 
Plan 19291 

 
 Parcel Identifier: 000-780-669 

Lot 13 Section 29 Block 5 North Range 1 West New Westminster District 
Plan 19291 

 
(the “Lands”); 

B. The Owner proposes to use the Lands to develop and construct a 6-storey, 
residential building containing, inter alia, approximately 157 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: 
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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 157 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; 
 

(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; 
 

(i) “Rental Units” means 157 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 25 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 During the Term, the portion of the Lands containing the Development shall not 
be stratified. 

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

 
2.5 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: 
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(a) As to the City: 
 

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

 
(b) As to the Owner: 

 
1326427 B.C. LTD. 
#200 – 8120 – 128 Street 
Surrey, BC  V3W 1R1 
Attention:  Jaswinder Singh Parmar - Director 
And 

Jaswinder S Parmar 

 
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. 
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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. 
 

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 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. 
 

5.11 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. 
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5.12 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. 
 

5.13 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. 
 

5.14 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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5.15 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 and Director of Legislative Services 
City of Surrey 

 
1326427 B.C. LTD. 
 

By:     
Authorized Signatory 
Name:  Jaswinder Singh Parmar 
Title:  Director 

 
 

JASWINDER SINGH PARMAR. 
 

By:     
Authorized Signatory 

 



CITY OF SURREY 
 

BYLAW NO. 21291 
 

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: 

1326427 B.C. Ltd 
200, 8120 – 128 Street 
Surrey, BC V3W 1R1 

 
and 

 
Jaswinder S Parmar 

 
and with respect to that certain parcel of lands and premises, in the City of Surrey, more 

particularly known and described as: 
 

Parcel Identifier:  000-780-669 
Lot 13 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10293 – 148A Street) 

 
 

Parcel Identifier:  010-499-814 
Lot 14 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10285 – 148A Street) 

 
 

Parcel Identifier:  010-499-822 
Lot 15 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10277 – 148A Street) 

 
 

Parcel Identifier:  004-620-844 
Lot 22 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10284 – 148 Street) 
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Parcel Identifier:  010-499-881 
Lot 23 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10288 – 148 Street) 

 
 

Parcel Identifier:  010-499-903 
Lot 24 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10296 – 148 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 1326427 B.C. Ltd. Housing Agreement, 

Authorization Bylaw, 2024, No. 21291". 

 

PASSED FIRST READING on the 10th day of June, 2024. 
 
PASSED SECOND READING on the 10th day of June, 2024. 
 
PASSED THIRD READING on the 10th day of June, 2024. 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the ______ day of ______________, ______. 
 

 

  ______________________________________  MAYOR 
 
 
 
  ______________________________________  CLERK 



CITY OF SURREY 
 

BYLAW NO. 21460 
 

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: 

 

1326427 B.C. LTD. 
 120, 12888 – 80 Avenue 

Surrey, BC V3W 3A8 
 

Jaswinder S. Parmar 
120, 12888 – 80 Avenue 
Surrey, BC V3W 3A8 

 
 

and with respect to that certain parcel of lands and premises, in the City of Surrey, more 

particularly known and described as: 

 
Parcel Identifier:  000-780-669 

Lot 13 Section 29 Block 5 North Range 1 West NWD Plan 19291 
 

(10293 – 148A Street) 
 
 

Parcel Identifier:  010-499-814 
Lot 14 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10285 – 148A Street) 
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Parcel Identifier:  010-499-822 
Lot 15 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10277 – 148A Street) 

 
 

Parcel Identifier:  004-620-844 
Lot 22 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10284 – 148 Street) 

 
 

Parcel Identifier:  010-499-881 
Lot 23 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10288 – 148 Street) 

 
 

Parcel Identifier:  010-499-903 
Lot 24 Section 29 Block 5 North Range 1 West NWD Plan 19291 

 
(10296 – 148 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 "1326427 B.C. LTD. and Jaswinder S. Parmar 

Housing Agreement, Authorization Bylaw, 2024, No. 21460". 
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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 
(Residential Only) 

THIS HOUSING AGREEMENT made the _____ day of November, 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: 

1326427 B.C. LTD., Inc. No. BC1326427, a corporation 
having its offices at 120 – 12888 80th Avenue, Surrey, B.C. 
V3W 3A8 

JASWINDER SINGH PARMAR, Businessman of 120 – 
12888 80th Avenue, Surrey, B.C. V3W 3A8 

(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: 000-780-669  
Lot 13 Section 29 Block 5 North Range 1 West New Westminster 
District Plan 19291 

Parcel Identifier: 010-499-814 
Lot 14 Section 29 Block 5 North Range 1 West New Westminster 
District Plan 19291  

Parcel Identifier: 010-499-822 
Lot 15 Section 29 Block 5 North Range 1 West New Westminster 
District Plan 19291 

Schedule A
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 Parcel Identifier: 004-620-844 
 Lot 22 Section 29 Block 5 North Range 1 West New Westminster  
 District Plan 19291 
 
 Parcel Identifier: 010-499-881 
 Lot 23 Section 29 Block 5 North Range 1 West New Westminster  
 District Plan EPP19291 
 
 Parcel Identifier: 010-499-903 
 Lot 24 Section 29 Block 5 North Range 1 West New Westminster  
 District Plan 19291 
 

(the “Lands”); 

B. The Owner proposes to use the Lands for 162 Dwelling Units (the “Development”) 
as proposed in Appendix I – Site Plan;  

C. The Owners 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 Owners (the receipt of which is hereby acknowledged), the parties hereto 
covenant and agree each with the other as follows: 

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; 
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(f) “Dwelling Unit” means each of the 162 of 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; 
 

(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; 
 

(i) “Rental Units” means 162 of 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 30 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 
reasonably satisfactory to the City. 
 

2.3 During the Term, the portion of the Lands containing the Development shall not 
be stratified. 

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

 
2.5 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 
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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 

Attention:  General Manager, Planning and Development Department 

 
(b) As to the Owner: 

 
1326427 B.C. Ltd. 
120 – 12888 80th Avenue 
Surrey, BC V3W 3A8 
 
Attention:  Jaswinder Singh Parmar 

 

(c) As to the Owner: 
 

Jaswinder Singh Parmar, Businessman 
120 – 12888 80th Avenue 
Surrey, BC V3W 3A8 
 

   Attention:  Jaswinder Singh Parmar 

 
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. 
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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. 
 

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 
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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 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. 
 

5.11 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. 
 

5.12 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. 
 

5.13 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. 
 

5.14 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. 
 

5.15 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. 
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0204-00 

Planning Report Date:  November 18, 2024 

PROPOSAL: 

• Amend CD By-law No. 19570 

to increase the maximum allowable size of an eating 
establishment and to reduce the amount of required 
parking. 

LOCATION: 13668 - 102A Avenue 

ZONING: CD (Bylaw No. 19570) 

OCP DESIGNATION: Downtown  

CCP DESIGNATION: Mid to High Rise Residential and 
Mid to High Rise Mixed Use 
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RECOMMENDATION SUMMARY 
 

• A By-law be introduced to amend Comprehensive Development By-law No. 19570 and a date 
be set for Public Hearing. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• The applicant is proposing to amend the CD Bylaw No. 19570 to increase the size of eating 
establishments, and to vary the minimum parking rates for eating establishments (where the 
total area is equal to or greater than 600 square metres) to 3.5 parking spaces per 100 square 
metres of gross floor area. 

 
 
RATIONALE OF RECOMMENDATION 

 

• The proposed reduction in parking 10 spaces/100 square metres to 3.5 spaces/100 square metres 
overall, aligns with the findings of the Restaurant Parking Study completed by Bunt & 
Associates Engineering Ltd. on July 5, 2024, and accepted by Engineering Staff. 
 

• The study states that the available 21 off-street parking spaces for the proposed 612 square 
metre eating establishment is sufficient to accommodate anticipated parking demand. 

 

• The proposed eating establishment is within a Transit- Oriented Area and reduced parking 
aligns with the goal of reducing reliance on the automobile. Surrey Central SkyTrain Station is 
located within a walking distance of 500 metres from the subject site. 
 

• Staff supports the proposed reduced parking rate for eating establishments based on 
precedent developments and proximity of the subject site to SkyTrain. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A Bylaw be introduced to amend CD Bylaw No. 19570 to allow for Eating Establishment 

use with no floor area restriction, and to vary the required off-street parking as outlined in 
Table D.1 of Part 5 Off Street Parking and Loading/Unloading of Surrey Zoning Bylaw, 
1993, No. 12000, to 3.5 parking spaces per 100 square metres of gross floor area for eating 
establishments and a date be set for Public Hearing. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

Subject Site Mixed Use High 
Rise building  

Mid to High-Rise 
Mixed Use and 
Mid to High Rise 
Residential 

CD (Bylaw no. 
19570) 

North (Across 102A Ave): 
 

Existing and 
vacant  retail 
buildings 

Mid to High-Rise 
Residential and 
Mid to High-Rise 
Mixed Use 

CD (Bylaw no. 
14109) 

East (Across Whalley Blvd): 
 

Anthem Sales 
Centre 

Mid to High-Rise 
Mixed Use 

CD (Bylaw no. 
20589) 

South (Across 102 Ave): 
 

Several Small 
CRU’s 

Mid to High-Rise 
Mixed Use 

C8 

West (Across Lane): Parking Lot and 
MacDonalds 
Restaurant 

Mid to High-Rise 
Mixed Use 

CHI 

 
Context & Background  
 
• The subject site is part of the Anthem Properties Group "Georgetown One" development, 

which is located between 102A Avenue and 102 Avenue in City Centre. 
 
• The current site statistics comprises 352 dwelling units, 610 square metres of commercial retail 

space, and now includes 194.5 square metres of fitness centre space and 612 square metres of 
eating establishment space. The applicant is proposing 3 restaurants of varying size.  

 
• Based on the site statistics provided by the applicant, the overall eating establishment space is 

comprised of 405.5 square metres (1 restaurant) or eating establishment unit that are greater 
than 150 square metres, while the remaining 194.5 square metres (2 restaurants) covers eating 
establishment units that are less than 150 square metres. 

 
• The subject site is designated Downtown in the Official Community Plan (OCP); and 

designated High-Rise Mixed-Use and High Rise Residential in the City Centre Plan.  
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• At the Regular Council – Public Hearing meeting held on April 23, 2018; Council granted Third 
Reading to Development Application No. 7916-0448-00 to rezone the original site to a 
Comprehensive Development (CD) Zone in order to develop a mixed-use high-rise tower (30 
storeys) 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• As per Section D, Table D.1 of Part 5 Off-Street Parking and Loading/Unloading of Surrey 
Zoning Bylaw, 1993, No. 12000, the required number of parking spaces for an eating 
establishment (where the total floor area is greater than or equal to 150 square metres but less 
than 950 square metres) is 10 parking spaces per 100 square metres of gross floor area. 

 

• Parking requirements may be reduced by 20% in the City Centre, which results in a 
requirement of 8 parking spaces per 100 square metres of gross floor area. 

 

• The total parking requirement for the proposed 612 square metres eating establishment gross 
floor area is therefore 48 parking spaces. 

 

• The applicant is therefore proposing to reduce the required off-street parking for an eating 
establishment greater than or equal to 150 square metres, but less than 950 square metres, in 
the CD zone from 10 spaces/100 square metres to 3.5 spaces/100 square metres of gross floor 
area. 

 
Engineering: The Engineering Department has no comments. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
CD Bylaw (No. 19570) Amendment 
 

• The proposed eating establishment is a permitted use under the CD zone (By-law No. 19570) 
except for size. 

 

• Section B.2(d) of CD Bylaw No. 19570 is as follows: 
Eating establishments excluding drive-through restaurants and limited to less than 150 square 
metres (1,615 sq.ft.) in gross floor area per eating establishment 
 

• The proposal to amend the CD bylaw is to permit eating establishments with no floor area 
restriction 

 

• Staff support the proposed amendment to the CD Bylaw to allow for additional restaurant 
space and the proposed reduction in parking 

 

• The table below provides an analysis of the development proposal in relation to the parking 
requirements of Part 5 (Off-Street Parking and Loading/Unloading) of the Zoning By-law.  
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Parking Requirement Required Available 

Parking Rate 10 spaces /100 m2 

(plus a 20% reduction in City Centre) 
3.5 spaces/100 m2 

Number of Spaces req’d for 
600 m2 gross floor area 

48 21 

 

• The applicant is requesting the following parking standard be applied to this development:  
 

o In Table C.1 of Part 5 Off-Street Parking and Loading/Unloading, the required off-
street parking for an eating establishment is to be 3.5 stalls/100 square metres of gross 
floor area overall.  

 

• The proposed overall reduction in parking aligns with the findings of the Restaurant Parking 
Study completed by Bunt & Associates Engineering Ltd. on July 5, 2024, and accepted by staff 
in the Engineering Department.  

 

• Based on data collected at five comparable restaurants in the surrounding area, the observed 
peak parking demand rate was determined to range from 1.28 to 7.11 spaces per 100 square 
metres. The average observed peak parking demand rate across the study area was 3.69 spaces 
per 100 square metres. The weighted average observed peak parking demand was 3.21 spaces 
per 100 square metres. It should be noted that these rates are all below the Bylaw requirement 
parking supply rate of 8 spaces per 100 square metres for eating establishments in the City 
Centre area   

 

• The proposed supply of 21 spaces for the proposed restaurant translates to a parking supply 
rate of 3.5 spaces per 100 square metres, which is within the range of peak parking demand 
rates observed, and above the weighted average surveyed across the five comparable sites. It is 
Bunt’s opinion that the proposed parking supply for the restaurant use should be considered 
adequate to meet the requirements for the project based on the analysis presented in this 
study  

 

• The proposed eating establishment is within a Transit-Oriented Area and will add vibrancy to 
an emerging mixed-use neighbourhood. 

 

• The reduced parking aligns with the goal of reducing reliance on the automobile. Surrey 
Central SkyTrain Station is located within a walking distance of 400 metres (1.312 ft) metres 
from the subject site.  

 

• Staff support the requested parking count to proceed for consideration 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I.  Site and Parking Plan 
Appendx II. Proposed CD Bylaw Amendment (red-lined) 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
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CI1Y OF SURREY 

BYLAW NO. 19570 

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" of "Surrey

Zoning By-law, 1993, No. 12000", as amended as follows:

FROM: 

TO: 

COMPREHENSIVE DEVELOPMENT ZONE (CD) BY-LAW NO. 14109 

COMPREHENSIVE DEVELOPMENT ZONE (CD) 

Portion of Parcel Identifier: 000-498-556 
Lot 59 Section 26 Block 5 North Range 2 West New Westminster District Plan 33336 as 
shown on the Survey Plan attached hereto and forming part of this Bylaw as Schedule A, 
certified correct by Gordon Yu, B.C.L.S. on the 3rd day of April, 2018, containing 
0.818 hectares, called Block B. 

(Portion of 13665 - 102 Avenue) 

(hereinafter referred to as the "Lands") 

2. The following regulations shall apply to 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,
ground-oriented multiple unit residential buildings and related amenity spaces, and
commercial uses, which are to be developed in accordance with a comprehensive
design.

- 1 -
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B. Permitted Uses

The Lands and structures shall be used for the following uses only, or for a
combination of such uses:

1. Multiple unit residential buildings and ground-oriented multiple unit
residential buildings.

2. The following accessory uses, provided that such uses form an integral part
of the 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 and
limited to less than 150 square metres (1,615 sq.ft.) in gross floor
area per eating establishment;

(e) Neighbourhood pubs;

(f) Liquor store;

(g) Office uses excluding social escort services and methadone clinics;

(h) Indoor recreational facilities;

(i) Entertainment uses excluding arcades;

(j) Community services; and

(k) Child care centres.

C. Lot Area

Not applicable to this Zone.

D. Density

1.  For the purpose of building construction, the floor area ratio shall not
exceed 0.1.

2. Where amenities are provided in accordance with Schedule G of "Surrey
Zoning By-law, 1993, No. 12000", asamended, the floor area ratio shall not
exceed 4.2.
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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 airspace subdivision shall not
exceed the maximum specified in Section D.2 of this Zone.

4. The indoor amenity space required in Sub-section J.1(b) of this Zone is
excluded from the calculation of floor area ratio.

E. Lot Coverage

1. The lot coverage shall not exceed 72%.

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: 

Setback North South East West 
Yard Yard Yard Yard 

Use (102A (102 (Whalley (Lane) 
Avenue) Avenue) Blvd. 

Principal Buildings and 5.om. 5.0 m. 4-2 m. 2.0 m. 
Accessory Buildings and [16 ft.] [16 ft.] [13.5 ft.] [6.5 ft.] 
Structures 

Measurements to be determined as per Part 1 Definitions of"Surrey Zoning By-law, 
1993, No. 12000", as amended. 

2.  Notwithstanding Section F.1 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 o.o metre [oft.].

3. Notwithstanding Sub-section A.3(d) of Part 5 Off-Street Parking and
Loading/Unloading of "Surrey Zoning By-law, 1993, No. 12000", as
amended, underground parking may be located up too metre [oft.] from
any lot line.
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G. Height of Buildings

Measurements to be determined as per Part 1 Definitions of "Surrey Zoning By-law,
1993, No. 12000", as amended.

1.  Principal buildings: The building height shall not exceed 97 metres
[318 ft.]. 

H. Off-Street Parking

1.  All commercial parking spaces shall be provided as stated in Table C.1 of
Part 5 Off-Street Parking and Loading/Unloading of "Surrey Zoning By-law,
1993, No. 12000", asamended.

2 Notwithstanding Table C.1 of Part 5 Off-Street Parking and Loading/
Unloading of "Surrey Zoning By-law, 1993, No. 12000", as amended,
resident parking for dwelling units within non-ground-oriented multiple
unit residential buildings shall be provided as follows:

(a) o.8 parking space for each studio dwelling unit with no bedrooms;

(b) 1.0 parking space for each dwelling unit with 1 bedroom;

(c) 1.2 parking spaces for each dwelling unit with 2 bedrooms; and

(d) 2.0  parking spaces for each dwelling unit with 3 or more bedrooms.

3 Notwithstanding Table C.1 of Part 5 Off-Street Parking and Loading/ 
Unloading of "Surrey Zoning By-law, 1993, No. 12000", as amended, visitor 
parking spaces shall be provided at the rate of 0.1 parking space per 
dwelling unit. 

4. Notwithstanding Table C.1 of Part 5 Off-Street Parking and Loading/
Unloading of Surrey Zoning By-law, 1993, No. 12000, as amended, eating
establishment parking spaces shall be provided at the rate of 3.5 parking spaces
per 100 square metres of gross floor area.

5. 4. All required resident, visitor and commercial parking spaces shall be
provided as underground parking or parking within building envelope.

6. 5. A minimum of 431 parking spaces shall be provided.

I. Landscaping

1. 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.

2. The boulevard areas of highways abutting a lot shall be seeded or sodded
with grass on the side of the highway abutting the lot, except at driveways.

3. Garbage containers and passive recycling containers shall be located within
the underground parking or within a building.

- 4 - 



J. Special Regulations

1. Amenity space shall be provided on the lot as follows:

(a) Outdoor amenity space, in the amount of 3.0 square metres
[32 sq.ft.] per dwelling unit and shall not be located within the
required setbacks; and

(b) Indoor amenity space, in the amount of 3.0 square metres [32 sq. ft.]
per dwelling unit.

2. Child care centres shall be located on the lot such that these centres:

(a) Are accessed from a highway, independent from the access to the
residential uses permitted in Section B of this Zone; and

(b) Have direct access to an open space and play area within the lot.

3. 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 square metres
[50 sq.ft.] per dwelling unit, whichever is greater.

I<. Subdivision 

1.  Lots created through subdivision in this Zone shall conform to the
following minimum standards:

Lot Size Lot Width Lot Depth 

5,000 sq.m. 
[1.2 acre] 

50 metres 
[164 ft.] 

50 metres 
[164 ft.] 

Dimensions shall be measured in accordance with Section E.21 of Part 4 
General Provisions of"Surrey Zoning By-law, 1993, No. 12000", as 
amended. 

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

L. Other Regulations

In addition to all statutes, bylaws, orders, regulations or agreements, the following
are applicable, however, in the event that there is a conflict with the provisions in
this Comprehensive Development Zone and other provisions in "Surrey Zoning
By-law, 1993, No. 12000", as amended, the provisions in this Comprehensive
Development Zone shall take precedence:

1. Definitions are as set out in Part 1 Definitions of "Surrey Zoning By-law,
1993, No. 12000", as amended.
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2. Prior to any use, the Lands must be serviced as set out in Part 2 Uses 
Limited, of "Surrey Zoning By-law, 1993, No. 12000", as amended 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. 

 
3. General provisions are as set out in Part 4 General Provisions of "Surrey 

Zoning By-law, 1993, No. 12000", as amended. 
 

4. Additional off-street parking requirements are as set out in Part 5 
Off-Street Parking and Loading/Unloading of "Surrey Zoning By-law, 1993, 
No. 12000", as amended. 

 
5. Sign regulations are as set out in "Surrey Sign By-law, 1999, No. 13656", as 

amended. 
 

6. Special building setbacks are as set out in Part 7 Special Building Setbacks, 
of "Surrey Zoning By-law, 1993, No. 12000", as amended. 

 
7. Building permits shall be subject to the "Surrey Building Bylaw, 2012, No. 

17850", as amended. 
 

8. Building permits shall be subject to "Surrey Development Cost Charge 
Bylaw, 2017, No. 19107", as may be amended or replaced from time to time, 
and the development cost charges shall be based on the RM-135 Zone in 
City Centre for the residential portion and the C-5 Zone in City Centre for 
the commercial portion. 

 
9. Tree regulations are set out in "Surrey Tree Protection Bylaw, 2006, No. 

16100", as amended. 
 

10. Development permits may be required in accordance with the "Surrey 
Official Community Plan By-law, 2013, No. 18020", as amended. 

 
u.  Provincial licensing of child care centres is regulated by the Community 

Care and Assisted Living Act S.B.C. 2002, c. 75, as amended, and the 
Regulations pursuant thereto including without limitation B.C. Reg 
319/89/213. 

u.  Provincial licensing of neighbourhood pubs is regulated by the Liquor 
Control and Licensing Act, S.B.C. 2015, c. 19, as amended. 
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3. This Bylaw shall be cited for all purposes as "Surrey Zoning Bylaw, 1993, No. 12000,
Amendment Bylaw, 2018, No. 19570"

PASSED FIRST READING on the 9th day of April, 2018. 

PASSED SECOND READING on the 9th day of April, 2018. 

PUBLIC HEARING HELD thereon on the 23rd day of April, 2018. 

PASSED THIRD READING on the 23rd day of April, 2018. 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor a, d Clerk, and sealed with the 
Corporate Seal on the 26th day of July, 

h clerks\by laws1ibylaw library\adopted 19000 19500 byl 19570 don 

MAYOR 

CLERK 

2018. 

- 
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CITY OF SURREY 
 

BYLAW NO. 21470 
 

A bylaw to amend "Surrey Zoning Bylaw, 1993, No. 12000,  
Amendment Bylaw, 2018, No. 19570", as amended. 

.................................................................................................... 
 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Zoning Bylaw, 1993, No. 12000, Amendment Bylaw, 2018, No. 19570, as 

amended, is further amended as follows: 

 
a. Section B., Permitted Uses, is amended as follows: 

i. Subsection 2.(d) is amended by deleting the phrase "and limited to less than  

150 square metres (1,615 sq.ft.) in gross floor area per eating establishment" 

 

b.  Section H., Off-Street Parking, is amended as follows: 

i. Insert a new subsection 4. as follows:  

"4. Notwithstanding Table C.1 of Part 5 Off-Street Parking and  

Loading/Unloading of Surrey Zoning By-law, 1993, No. 12000, as 

amended, eating establishment parking spaces shall be provided at the 

rate of 3.5 parking spaces per 100 square metres of gross floor area." 

 

ii Renumber the two subsequent subsections to subsections 5 and 6.  

 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning Bylaw, 1993, No. 12000,  

Amendment Bylaw, 2018, No. 19570, Amendment Bylaw, 2024, No. 21470" 

 

  



 

CLK-60.DOT 
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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  . 

 

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 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7923-0067-00 
 

Planning Report Date: November 18, 2024 

PROPOSAL: 

• OCP Amendment to allow for higher density of 
1.22 FAR within the Mixed Employment designation 

• Rezoning from IB to CD (based on IB) 

• Development Permit 

to permit the development of a multi-storey industrial 
building.  

LOCATION: 12464 - Old Yale Road 

12476 - Old Yale Road 

10665 - 125 Street 

10657 - 125 Street 

ZONING: IB  

OCP DESIGNATION: Mixed Employment  

NCP DESIGNATION: Business Park 

  

 

 
 



Staff Report to Council 

Application No.: 7923-0067-00 

Planning & Development Report 

Page 2 

RECOMMENDATION SUMMARY 

• By-law Introduction and set date for Public Hearing for:

• OCP Amendment; and

• Rezoning.

• Approval to draft Development Permit for Form and Character and Hazard Lands.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS 

• Proposing to increase the density, setback, lot coverage and height requirements through a
Comprehensive Development Zone.

• Proposing to reduce the landscape requirements for the southern setback area.

• Proposing a text amendment to "Table 7A: Land Use Designation Exemptions" of the Official
Community Plan (OCP) to allow for a Floor Area Ratio (FAR) of 1.22 within the Mixed
Employment land use designation.

RATIONALE OF RECOMMENDATION 

• The developer is a Surrey based lighting wholesaler and supplier that is looking to expand
their operations in Surrey.

• The subject site is the first industrial development in the area east of Scott Road within South
Westminster.

• The applicant has consolidated four lots to construct a high quality 4-storey industrial
building while managing to address complex soil and geotechnical conditions and has found a
creative solution in dealing with the floodplain.

• The proposal requires a site specific Text Amendment to the OCP to allow for increased
density within the Mixed Employment designation from 1.0 FAR to 1.22 FAR to accommodate
the multi-storey industrial building. Staff are generally supportive of efforts to intensify
development on employments lands given their limited supply in Surrey and more generally
in Metro Vancouver as a whole.

• The proposed additional density is intended to accommodate the industrial building with
upper floor office but will not compromise the more intensive light-impact
industrial/business park uses.

• The proposal is an example of a multi-storey industrial development which incorporates a
high quality design and complies with the Development Permit requirements in the OCP for
Form and Character.
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• The proposal complies with the Business Park designation in the South Westminster 
Neighbourhood Concept Plan (NCP) and complies with the Mixed Employment designation 
in the Official Community Plan (OCP). 

 

• The proposal complies with the Employment designation in the Metro Vancouver Regional 
Growth Strategy (RGS). 
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RECOMMENDATION 

The Planning & Development Department recommends that: 

1. A Bylaw be introduced to amend OCP ‘Table 7a: Land Use Designation Exceptions’ to
allow for a higher density of 1.22 FAR within the Mixed Employment designation by
adding the following site specific notation:

"Bylaw 
No. 

Land Use 
Designation 

Site Specific 
Property 

Site Specific 
Permission 

Bylaw # Mixed 
Employment 

12464 - Old Yale Road 
12476 - Old Yale Road 
10665 - 125 Street 
10657 - 125 Street 

Lot 7 Except: Parcel C (Bylaw Plan LMP2029), 
Block 1 Section 20 Block 5 North Range 2 West 
New Westminster District Plan 517 

Lot 8 Except: Parcel D (Bylaw Plan LMP2029), 
Block 1 Section 20 Block 5 North Range 2 West 
New Westminster District Plan 517 

Lot 9 Block 1 Section 20 Block 5 North Range 2 
West New Westminster District Plan 517 

Lot 10 Block 1 Section 20 Block 5 North Range 2 

West New Westminster District Plan 517 

Density 
permitted 

up to 
1.22 FAR 

(net 
calculation) 

and a date be set for Public Hearing. 

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 the subject site from "Business Park Zone (IB)" to
"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.

4. Council authorize staff to draft Development Permit No.7923-0067-00 for Form and
Character and for Hazard Lands (Flood Prone Areas) generally in accordance with the
attached drawings (Appendix II).

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;
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(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) submission of a finalized Geotechnical Report to the satisfaction of City staff;

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

(h) 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.

SITE CONTEXT & BACKGROUND 

Direction Existing Use NCP Designation Existing Zone 

Subject Site Two vacant lots 
and two lots with 
single family 
dwellings.  

Business Park IB 

North (Across Old Yale Road): Scrap metal 
business. 

Business Park CD (By-law No. 
12183) 

East (Across unopened 125 
Street): 

Industrial business 
and storage of 
wrecked vehicles.  

Business Park IB 

South (Across 106A Avenue): Vacant residential 
lots. 

Special Residential CD (By-law No. 
17470) 

West: Unauthorized 
truck parking. 

Business Park IB 

Context & Background 

• The proposed site consists of 4 lots located at 12464 and 12456 Old Yale Road as well as
10657 and 10665 - 125 Street and is approximately 2,714 square metres in area.

• The subject site is designated "Mixed Employment" in the Official Community Plan (OCP),
"Business Park" in the South Westminster NCP and zoned "Business Park Zone (IB)" in the
Zoning By-law.
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• The two lots fronting Old Yale Road have existing dwellings.  The two lots at 10657 and 10665 - 
125 Street front the unopened 125 Street.  

 

• The four existing lots when combined will create a double fronting lot between Old Yale Road 
and 106A Avenue.   

 

• The developer is a Surrey based lighting wholesaler and supplier that is looking to expand 
their operations in Surrey.  
 

• The subject site is the first industrial development in the area east of Scott Road.  
 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The subject application includes the following components: 
o OCP Amendment to increase the allowable floor area ratio permitted within the 

Mixed Employment designation to 1.22 FAR; 
o A Rezoning from "Business Park Zone (IB)" to "Comprehensive Development Zone 

(CD)"; and 
o A Development Permit for Form and Character and Hazard Lands (flood plain) for a 

three-storey industrial building. 
 

• The proposed four-storey industrial building is intended for a lighting wholesaler and 
supplier, which includes a showroom of products.  
 

• The layout of the building is as follows: 
 
o The first floor is an at-grade (underneath the building) parkade.   
o The second floor is the main floor and includes the warehouse.   
o The third floor is mezzanine office with the majority of the floor remaining as open-to-

below for the warehouse area.  
o The fourth floor is designed as either an office component or potentially a daycare.  

The owner plans to rent this space out but expand into it as their business grows.  
 

 Proposed 

Lot Area 

Gross Site Area: 2,713 square metres 
Road Dedication: 65 square metres 
Undevelopable Area: n/a 
Net Site Area: 2,648 square metres 

Number of Lots: 1 

Building Height: 20.2 metres 

Lot Coverage: 60.5% 

Floor Area Ratio (FAR): 1.22 

Floor Area 

Industrial: 
Mezzanine (office): 

1,602 square metres 
363 square metres 

Office: 1,253 square metres 
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 Proposed 

Total: 3,218 square metres 

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

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

Parks, Recreation & 
Culture: 
 

No concerns.  
 

Surrey Fire Department: No concerns. 
 

 
Transportation Considerations 
 

• The site is proposed to be accessed via two driveways from Old Yale Road, with one driveway 
(western) accessing an at-grade (underneath the building) parkade and the second driveway 
(eastern) accessing the loading areas on the second (warehouse) floor. The applicant is 
required to demonstrate that adequate sightlines can be achieved and the applicant must 
construct physical measures at their cost to restrict the accesses to right-in/right-out only. 

 

• Access to the site from 106A Avenue was explored however due to the residential interface on 
the south side, Staff were open to reviewing the proposed access points along Old Yale Road. 

 

• The subject site is located approximately 500 metres from the Scott Road Frequent Transit 
Network and approximately 900 metres from the Scott Road Skytrain station.  Most staff of 
the business live in Surrey.  

 
 
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 subject site is designated Mixed Employment in Metro Vancouver’s Regional Growth 
Strategy (RGS) which the proposal complies with.  

 
Official Community Plan 
 
Land Use Designation 
 

• The subject site is designated Mixed Employment in the OCP. The Mixed Employment 
designation has a maximum Floor Area Ratio of 1.0. 
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• The applicant proposes a site specific Text Amendment to the OCP to allow for increased 
density within the Mixed Employment designation from 1.0 FAR to 1.22 FAR. 

 
Amendment Rationale 
 

• The maximum floor area ratio in the Mixed Employment OCP designation is reflective of the 
form of development that is typical for light-impact industrial and/or business park 
developments. Staff are generally supportive of efforts to intensify development on 
employments lands given their limited supply in Surrey and more generally in Metro 
Vancouver as a whole. 
 

• The proposed additional density is intended to accommodate the industrial building with 
upper floor office but will not compromise the more intensive light-impact 
industrial/business park uses. 

 

• The site size is moderately constrained to accommodate the truck loading areas and parking. 
The proposed amendment to allow increased floor area will make the at-grade (underneath 
the building) parkade viable, thereby facilitating the intensification of employment uses on 
the site.   

 

• 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 
 

• E1.5 – Encourage the full utilization and efficient use of industrial and other employment 
lands in order to maximize jobs and economic activity per hectare;  

  
(The proposed development will increase the supply of industrial land.) 

 

• C2.38 – Ensure the loading and on-site access of goods delivery vehicles is considered in 
conjunction with overall urban development site design. 

 
(Site access and loading bays have been designed and located to be away from residential 
streets.)  

 
Secondary Plans 
 
Land Use Designation 
 

• The subject site is designated as Business Park in the South Westminster NCP.  As there will 
be both a Light Impact industry component and office component, the subject site complies 
with the Business Park designation.    
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CD By-law  
 

• The applicant proposes to rezone the subject site from "Business Park Zone (IB)" to 
"Comprehensive Development Zone (CD)". 

 

• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a 
proposed multi-storey industrial and office building 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 the "Business Park Zone (IB)".   

 

• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
IB Zone and the proposed CD By-law is illustrated in the following table: 

 

Zoning IB Zone (Part 47) Proposed CD Zone 

Permitted Uses: 
 
 

Principal 

• Light impact industry 

• Office uses with exclusions 

• General service uses 

• Warehouse uses 

• Distribution centres 
Accessory Uses 

• Personal service uses 

• Recreation Uses 

• Eating establishments 

• Community Services 

• Assembly halls 

• Child Care Centres 

• Caretaker Unit 

Principal 

• Light impact industry , 
including wholesale and retail 
sales of products produced on  
the lot or as part of the 
wholesale or warehouse 
operations 

• Office uses with exclusions 

• General service uses 

• Warehouse uses 
 
Accessory Uses 

• None 
 

Floor Area Ratio: 1.00 1.22 

Lot Area: 1,800 sq.m. 3,430 sq. m. 

Lot Coverage: 60% 61% 

Yards and Setbacks 7.5 metres 0 metres – 6 metres 

Principal Building 
Height: 

12 metres 20.2 metres 

Landscaping:  3 metre landscape strip 1.5 metre landscape strip along 
south property line 

 

• The CD Bylaw differs from the "Business Park Zone (IB)" in that distribution centres have 
been eliminated as a Principal Use due to the lack of loading bays and the challenges of 
providing frequent Intensaccess onto the arterial road, a distribution centre was deemed too 
intensive as a use. .  

 

• The south setback has been reduced from 7.5 metres to 3.8 metres and the north setback has 
been reduced from 7.5 metres to 6.0 metres.  The reduced south side setback is required to 
assist with the grading transition of the site as well as allow for a more efficient building 
layout on a constrained site. 
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• The FAR has been increased to 1.22 from 1.00 which is required to accommodate the multi-
storey industrial building.  Due to the dimensions and size of the lot, which requires an at-
grade (underneath the building) parkade, a multi-storey industrial building, although 
expensive, was determined to the be the most efficient form of an industrial building to 
construct on the lot.  Intensifying the use of the site through increased floor area and height 
also provides an opportunity to expand the industrial and employment land base in the City 
through innovative design. 

 

• Lot coverage has been increased from 60% to 61%. 
 

• Building height has been increased from 12 metres to 20.2 metres which is required to 
accommodate the multi-storey industrial building with at-grade parking underneath the 
building.  The proposed building will be 20.2 metres tall along Old Yale Road but will only be 
17 metres tall along 106A Avenue which will provide a better interface with the residential lots 
to the south.  

 

• The 3 metre landscaping strip requirements of the IB Zone has been reduced to 1.5 metres 
along the south property line.  Due to grading issues and the constrained area of the site, the 
proposed building requires an increased setback along the north property line.  The south 
property line has been reduced to accommodate this increased north setback. 

 
Public Art Policy 
 

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

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on September 4, 2024, and the Development Proposal Signs 

were installed on September 9, 2024. Staff received no responses from neighbouring residents.  
 
 
DEVELOPMENT PERMITS 
 
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 the Fraser River. The 
Hazard Land (Flood Prone) Development Permit is required to protect developments from 
hazardous conditions. 

 

• The site slopes approximately 3 metres from 106A Avenue down to Old Yale Road.  
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• A feasibility study, prepared by Jaswinder S. Bansal, P. Eng., of Bansal and Associates 
Consulting Engineers Inc. and dated June 16, 2022, was reviewed by staff and found to be 
generally acceptable, with some modifications to content of the report still required. The 
finalized study will be incorporated into the Development Permit and recommendations in 
their report are incorporated into the overall design of the site. 
 

• The study investigated issues related to flooding to determine the feasibility of developing the 
site and proposes recommendations to mitigate potential hazards. 

 

• A minimum flood plain elevation of approximately 4.7 metres geodetic is required. The 
applicant is proposing a main floor elevation of 5.76 metres geodetic elevation, which is 
approximately 1 metre above the minimum flood plain level. 

 

• The main floor parking level is set at 2.41 MBE which is above Old Yale Road by 0.50 metres.  
The driveway rises approximately 0.50 metres to prevent the parkade from flooding in 
storm/rain events. 

 

• The consultant has determined that the development is feasible provided that the subject site 
have two accesses off of Old Yale Road.  The eastern access ramp leads to the main floor/Level 
2, which includes loading areas for 5 tonne trucks.  The west ramp leads to the at-grade 
(underneath the building) parkade where parking is located.  

 

• 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. As the at-grade (underneath the building) parkade is located within the floodplain, 
mechanical and electrical rooms will be required on the upper floors of the building.  

 
Form and Character Development Permit Requirement 
 

• The subject site is a difficult site to develop due to a 3-metre grade change across the site, 
complex soil conditions and floodplain requirements.   
  

• The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the South Westminster Neighbourhood Concept 
Plan (NCP). 
 

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

• The applicant has worked with staff to have the parkade meet flood requirements and reduce 
the massing interface with the vacant lots (future residential) to the south.  
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• The north elevation fronts Old Yale Road and will be the most visible façade of the building 
and will appear as a 4 storey building.  Most pedestrian traffic will access the site from the 
north side of the building.  Due to grading and flood plain requirements, the loading ramp 
and parkade entrance are prominent features of the elevation.  The upper floors include 
substantial glazing and are primarily white and shades of grey.  A wood panel canopy exists 
over the pedestrian entrance which leads to an internal elevator room. The proposed height of 
the north elevation is 20.3 metres. 

 

• As the company wholesales lighting products, a primary feature of the north elevation will be 
displaying/showcasing lighting through the windows.   

 

• As the west elevation is at the property line, it is primarily a solid white wall at the ground 
level.  The applicant agrees to add some variation to this wall as a condition of final issuance 
of the Development Permit.  The upper floor is set back and includes a row of windows.  It is 
anticipated that when the properties to the west develop construction will occur at the 
property line, abutting and obscuring the wall.  

 

• The south elevation fronting 106A Avenue appears as a three-storey building with the main 
floor (Level 2) close to grade but requires an accessibility ramp and approximately 8 stair 
risers to meet the main floor.  The south entrance will not be the primary entrance.  The 
proposed height of the south elevation is approximately 17 metres from the entrance to the 
top of the parapet.  The façade is primarily white and grey with substantial glazing.  Display of 
lighting products through windows will be limited along the south to reduce lighting impacts 
on residential properties.   

 

• The east elevation includes a parking ramp to the main floor loading areas.  Two loading 
doors are located in the middle of the elevation.  The elevation is primarily white and shades 
of grey.  The proposed setback is 7.5 metres from the east property line.  

 

• The subject site requires 56 parking spaces and is proposing 58 spaces.  All the parking will 
located within the at-grade (underneath the building) parkade with loading areas located on 
the main floor. 

 

• Signage is minimal, with only two small signs proposed on the north elevation (along Old Yale 
Road) and one sign proposed on the south façade (106A Avenue) which comply with the Sign 
By-law.   

 
Landscaping 
 

• Landscaping is located along both the north and south setbacks.  
 

• Within the north landscaping, are 3 trees with substantial shrubs.  The majority of the north 
setback is a drive aisle for the parkade and second floor loading areas.  
 

• The southern landscape includes 2 trees.  An accessibility ramp is located within the centre of 
the frontage.  
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• Blank walls are visible along the east and west property lines.  Both walls will be screened in 
the future as neighbouring properties develop. 

 
Outdoor Amenity  

 

• An employee outdoor common space is proposed at the southeast portion of the site at the 
end of the loading bay ramp.  The area includes sitting areas and some landscaping. 
 

• The fourth floor includes a 300 square metre patio which may be used as an outdoor play area 
for the potential daycare. 

 
Outstanding Items 

 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. These generally include:  

o improving the grading and reducing stairs along the Old Yale Road (north) frontage; 
o adding variation to the western blank wall; and 
o Provision of landscaping to add variation to the retaining walls along the north and 

south property lines.  
 
 
TREES 
 

• Alexander Groenewold, ISA Certified Arborist of KD Planning and Design 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)  0 0  0  

Alder/Cottonwood (within riparian area) n/a  n/a    n/a  

Deciduous Trees n/a  n/a  n/a  

Coniferous Trees n/a  n/a  n/a  

Onsite Tree Totals 0 0 0 

Onsite Replacement Trees Proposed  5 

Total Onsite Retained and Replacement Trees 5 
     

• The Arborist Assessment states that there are a no bylaw protected trees on the site but 2 
offsite trees with one off-site tree being removed and one off-site tree being retained.  The 
proposed tree retention was assessed taking into consideration the location of services, 
building footprints, road dedication and proposed lot grading.   
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• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 
replacement ratio for Alder and Cottonwood trees.  This will require a proposed total of 1 
replacement trees on the site.  The applicant is proposing 5 replacement trees, exceeding City 
requirements.   
 

• In addition to the replacement trees, boulevard street trees will be planted on Old Yale Road 
and 106A Avenue.  This will be determined by the Engineering Department during the 
servicing design review process.   

 

• The new trees on the site will consist of a variety of trees including European Hornbeam.   
 

• In summary, a total of 5 trees are proposed to be retained or replaced on the site and one off-
site tree is to be retained.  

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout, 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. OCP Redesignation Map 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
JKS/cm















































 
NOTE:  Detailed Land Development Engineering Review available on file 

 

 

INTER-OFFICE MEMO  

 
 
 

 

 

TO: Director, Development Planning, Planning and Development Department 
 
FROM: Acting Director, Land Development, Engineering Department 
 
DATE: October 21, 2024 PROJECT FILE: 7823-0067-00 
 

 

RE: Engineering Requirements (Commercial/Industrial) 
Location:  12464 Old Yale Rd            

 
REZONE/SUBDIVISION 

 
Property and Right-of-Way Requirements 

• Register 0.5 m SRW along Old Yale Road and 106A Avenue. 

• Dedicate 1.527~1.765 m fronting Old Yale Road for an ultimate 30.0-metre Arterial Road. 

• Dedicate 3.0 metre x 3.0 metre corner cut at the intersection Old Yale Road and 125th 
Street 

• Dedicate 3.0 metre x 3.0 metre corner cut at the intersection 106A Avenue and 125th 
Street. 

 
Works and Services 

• Construct south side of Old Yale Road. 

• Construct north side of 106A Avenue. 

• Construct water mains along Old Yale Road and 106A Avenue. 

• Construct storm, sanitary and water service connections for the lot. 

• Register applicable legal documents as determined through detailed design stage. 
 
A Servicing Agreement is required prior to Rezone/Subdivision.  
 

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit/  
Development Variance Permit. 
 
 
 
Jeff Pang, P.Eng. 
Acting Director, Land Development 
 
BD 

Appendix II



Surrey File Number:

Address:

Arborist:

Date of Report/Revision:

Arborist Signature

# of Trees

0

0

0

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Removed Subtotal

0 x 1 0

Alder & Cottonwood Trees Requiring 2 to 1 Replacement Ratio

Removed Subtotal

0 x 2 0

Deciduous/Coniferous Trees Requiring 2 to 1 Replacement Ratio

Removed Subtotal

0 x 2 0

0

0

0

0

# of Trees

0

0

0

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Removed

0 x 1 0

Alder & Cottonwood Trees Requiring 2 to 1 Replacement Ratio

Removed

0 x 2 0

Deciduous/Coniferous Trees Requiring 2 to 1 Replacement Ratio

Removed

0 x 2 0

0

0

CITY TREES Existing Retained

Park/City Lot Trees 2 1

Boulevard Trees 0 0

Total 2 1

TREE PRESERVATION SUMMARY

Removed

1

0

Total Replacement Trees Required

Proposed Replacement Trees

Deficit of Replacement Trees

Total Onsite Retained and Replacement Trees

Total Offsite Retained Trees

Existing Bylaw Trees 

Proposed Removed Bylaw Trees

Proposed Retained Bylaw Trees

*All trees identified for removal, retention and/or replacement are subject to change prior to final 

approval of the arborist report

1

DP 23-0067

12464, 12476 Old Yale Road

Alexander Groenewold

October 30th 2024

ONSITE TREES

OFFSITE TREES

Required Replacement Trees

*To be taken as cash-in-lieu

Required Replacement Trees

Total Replacement Trees Required

Existing Bylaw Trees 

Proposed Removed Bylaw Trees

Proposed Retained Bylaw Trees

Appendix III



Existing Remove Retain

Alder/Cottonwood (outside riparian area)

Alder/Cottonwood (within riparian area)

Total 0 0 0

Tree Species Existing Remove Retain

Deciduous Subtotal 0 0 0

Tree Species Existing Remove Retain

Coniferous Subtotal 0 0 0

Deciduous & Coniferous Total 0 0 0

Onsite Tree Totals 0 0 0

Onsite Replacement Trees Proposed 

*insert "0" if TBD or unknown

Total Onsite Retained and Replacement Trees 0

*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

TREE PRESERVATION BY LOCATION

Date of Report/Revision:

12464, 12476 Old Yale Road

October 30th 2024

Surrey File Number: DP 23-0067

Address:

Alexander GroenewoldArborist:



Existing Remove Retain

Alder/Cottonwood (outside riparian area)

Alder/Cottonwood (within riparian area)

Total 0 0 0

Tree Species Existing Remove Retain

Deciduous & Coniferous Total 0 0 0

Offsite Tree Totals 0 0 0

Total Offsite Retained Trees 0

Existing Remove Retain

Park/City Lot Trees 2 1 1

Boulevard Trees

Total 2 1 1

CITY

Alder & Cottonwood Trees

Deciduous & Coniferous 

(excluding Alder & Cottonwood Trees)
OFFSITE



LEGEND
EXISTING TREE
PROPOSED FOR
REMOVAL

19

TREE PROTECTION 
FENCING

EXISTING TREE
TO BE RETAINED

TREE TAG/NO.

UNDERSIZE TREE
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SCALE:

DRAWN:

CHECKED:

PROJECT NO:

DRAWING NO:

DRAWING TITLE:

PROJECT NAME:

PROJECT ADDRESS:

SCALE:

DRAWN:

CHECKED:

PROJECT NO:

DRAWING NO:

DRAWING TITLE:

PROJECT NAME:

PROJECT ADDRESS:

Bellson Lighting Landscape

12464,12476 Old Yale Road, Surrey, BC

1:150 AT ARCH C SIZE

T1

TREE MANAGEMENT
PLAN

Assessment Done January 31st
By Alexander Groenewold
I.S.A. TRAQ

PROTECTING AND MANAGING TREES DURING CONSTRUCTION

1. Refer to the most recent arborist report for full details on recommendations, required protection and management
of trees. Contact the undersigned consulting arborist if any questions arise

2. Tree Protection Fencing must be installed to municipal specifications prior to demolition, tree removal or
construction work and be kept in good order until the completion of project or final landscaping. Consulting
arborist to be contacted prior to Tree Protection Fencing removal.

3. The following activities are prohibited within the area enclosed by the Tree Protection Fencing unless
specifically exempt by the consulting arborist:

a. Excavation, trenching, stump grinding, stump removal or subsurface work,

b. Grade alteration,

c. Storage of any construction material or demolition debris,

d. Parking or storage of vehicles or machinery,

e. Installation of parking, sidewalk, curbing, asphalting or building, or

f. Contamination of soil by processes of washing, dumping or cleaning out materials (Especially concrete, or oil
based materials) within the Tree Protection Fencing or in a location such as to allow the contaminants to flow
into the area designated by the Tree Protection Fencing.

4. Within the Arborist Supervision Zone, outside of the Tree Protection Fencing:

a. Excavation, trenching, stump grinding, stump removal or subsurface work can proceed only under the
supervision of the consulting arborist,

b. All activities prohibited within the Tree Protection Fencing (See 3. above) should be minimized where
possible within the Arborist Supervision Zone.

c. Consulting arborist to be contacted minimum 48 hours prior to required supervision.
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CITY OF SURREY 
 

BYLAW NO. 21471 
 
 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  

12464 Old Yale Road, 12476 Old Yale Road, 10665 – 125 Street and 10657 – 125 Street, as 

shown below: 
 

Bylaw 
No. 

Land Use 
Designation 

Site Specific 
Property 

Site Specific 
Permission 

"Bylaw # 
21471 

Mixed 
Employment 

12464 Old Yale Road 
PID: 011-631-678 

Lot 7 Except: Parcel C (Bylaw Plan 
LMP2029), Block 1 Section 20 

Block 5 North Range 2 West NWD 
Plan 517  

 
12476 Old Yale Road 

PID: 011-631-716 
Lot 8 Except: Parcel D (Bylaw Plan 

LMP2029), Block 1 Section 20 
Block 5 North Range 2 West NWD 

Plan 517 
 

10665 – 125 Street 
PID: 011-631-724 

Lot 9 Block 1 Section 20 Block 5 
North Range 2 West NWD  

Plan 517 
 

10657 – 125 Street 
PID: 011-631-732 

Lot 10 Block 1 Section 20 Block 5 
North Range 2 West NWD  

Plan 517 
 

Density permitted up 
to 1.22 FAR (net 

calculation)" 
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2. This Bylaw shall be cited for all purposes as "Surrey Official Community Plan Bylaw, 2013, 

No. 18020, Amendment Bylaw, 2024, No. 21471". 

 

 

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 
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CITY OF SURREY 
 

BYLAW NO. 21472 
 

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 266 (CD 266), 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: BUSINESS PARK ZONE (IB) 
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 266" as follows:  

 
CD Zone 

ID 
Civic  

Address 
Legal Description 

 
CD 

Bylaw 
No. 

Replaces 
Bylaw 

No. 

"CD 266 

(a) 12464 Old Yale Road 
(b) 12476 Old Yale R0ad 
(c) 10665 – 125 Street 
(d) 10657 – 125 Street 

(a) Lot 7, Plan 517 
(b) Lot 8, Plan 517 
(c) Lot 9, Plan 517 
(d) Lot 10, Plan 517 

21472 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 266   

(CD 266), Bylaw, 2024, No. 21472". 
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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  . 

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 266 (CD 266) 
 
In this Comprehensive Development Zone 266 (CD 266), Part 47, Business Park Zone (IB), 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 

12464 Old Yale Road Lot 7 Except: Parcel C (Bylaw Plan LMP2029), Block 1 
Section 20 Block 5 North Range 2 West NWD Plan 517 

011-631-678 

12476 Old Yale Road Lot 8 Except: Parcel D (Bylaw Plan LMP2029), Block 1 
Section 20 Block 5 North Range 2 West NWD Plan 517 

011-631-716 

10665 – 125 Street Lot 9 Block 1 Section 20 Block 5 North Range 2  
West NWD Plan 517 

011-631-724 

10657 – 125 Street Lot 10 Block 1 Section 20 Block 5 North Range 2  
West NWD Plan 517 

011-631-732 

 
(collectively the "Lands") 
 
1. Intent 

Delete Section "A. Intent" and replace it with a new Section "A. Intent" as follows: 
"A. Intent 

This Comprehensive Development Zone is intended to accommodate and regulate the 
comprehensive design of industrial business park buildings with limited office and service uses." 

 
2. 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, including wholesale and retail sales of products produced on  

the lot or as part of the wholesale or warehouse operations. 
2. Office uses, excluding  

(a)   Social escort services;  
(b)   Methadone clinics; and 
(c) Marijuana dispensaries. 

3. Warehouse uses. 
 
3. Density 

Delete Sub-section D.1.(b) in Section D. Density and replace it with a new Sub-section D.1(b) as follows: 
"(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 1.22." 

 
4. Lot Coverage 

Delete Section "E. Lot Coverage" and replace it with a new Section "E. Lot Coverage" as follows: 
"E. Lot Coverage 

1. The maximum lot coverage for all buildings and structures shall be 61%." 
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5. 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  

 
Principal and Accessory Buildings and 
Structures   6 m1,2 3.8 m1,2,3 0 m          7.5 m3 

1  Notwithstanding the definition of setback in Part 1, Definitions of the Zoning Bylaw, accessibility ramps and canopies may  
    be permitted within the setback. 
2  Notwithstanding Section B.26.(b) of Part 4, General Provisions of the Zoning Bylaw, stairs with more than three risers may   
    encroach into the setbacks. 
3  Notwithstanding the definition of setback in Part 1, Definitions of the Zoning Bylaw, the south yard and east yard setbacks  
    may be reduced to 0.0 metres for a retaining wall." 
 

 
6. 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 m." 

 
7. 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; and 

(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 
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." 
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PLANNING & DEVELOPMENT REPORT 
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Planning Report Date:   November 18, 2024 

PROPOSAL: 

• Rezoning from IH to IL

to allow additional industrial uses.

LOCATION: 12939 - Anvil (78 Avenue) Way 

ZONING: IH 

OCP DESIGNATION: Industrial 
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RECOMMENDATION SUMMARY 
 

• By-law Introduction and set date for Public Hearing for Rezoning. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• None. 
 
 
RATIONALE OF RECOMMENDATION 
 

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

• The proposal complies with the Industrial designation in the Metro Vancouver Regional 
Growth Strategy (RGS). 
 

• The proposed rezoning to the Light Impact Industrial (IL) Zone is to accommodate a new 
building with uses more appropriately suited for a light industrial development.  
 

• Neighbouring businesses have not raised any objections to the proposal. 
 

• Staff have not received any correspondence of concerns/objections from nearby businesses to 
the proposal. 
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RECOMMENDATION 
 

• The Planning & Development Department recommends that a By-law be introduced to rezone 
the subject site from "High Impact Industrial Zone (IH)" to "Light Impact Industrial Zone (IL)" 
and a date be set for Public Hearing.  

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP Designation Existing Zone 
 

Subject Site Industrial Industrial IH 

North (Across BC Hydro 
Railway): 
 

Industrial Business 
Park 

Mixed 
Employment 

IB 

East: 
 

Industrial Industrial IH 

South (Across Anvil Way): 
 

Industrial Industrial IL 

West: Industrial Industrial IL 

 
Context & Background  
 

• The subject site is located at 12939 Anvil (78 Ave) Way and has a total area of 16,907 square 
meters. The site is designated "Industrial" in the Official Community Plan (OCP) and zoned 
"High Impact Industrial Zone (IH)". 
 

• The property is located in an existing industrial area on the north side of Anvil Way. A 
Business Park Zone (IB) property is located northwest of the site. To the northeast beyond the 
BC Hydro (Newton) Railway that runs adjacent to the north side is a Light Industrial Zone IL 
property.  

 

• A proposed industrial building is currently under construction on the proposed. The ultimate 
construction has a tentative completion date of July 2025.  
 

• A Development Variance Permit No. 7922-0244 was recently approved on the subject site to 
permit the development of an industrial building and reduce the minimum streamside 
setback area in Part 7A of the Zoning Bylaw for a Class B Ditch from 7.0 metres to 2.0 metres 
on the northeast side, as measured from top-of-bank. 

 

• A Statutory Utility Right of Way (E2024-0068) is located on the south side of the lot.  
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DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing to rezone the subject property from "High Impact Industrial Zone 
(IH)" to "Light Impact Industrial Zone (IL)" to accommodate a new building with uses more 
appropriate for a light industrial development. 

 

• The new building is oriented north-south with vehicular access to remain from Anvil Way to 
the south with most of the surface parking in front of the building and loading areas behind. 

 

• A new two-storey industrial development is currently under construction on the site. 
 
Referrals 
 
Engineering: The Engineering Department has no objection to the project. 

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Official Community Plan 
 
Themes/Policies 
 

• The proposed rezoning from "High Impact Industrial Zone (IH)" to "Light Impact Industrial 
Zone (IL)" is compliant with the Industrial designation and supported in Theme E: Economy 
to protect the limited industrial land base within the region. 

 
Zoning By-law  
 

• The applicant proposes to rezone the subject site from "High Impact Industrial Zone (IH)" to 
"Light Impact Industrial Zone (IL)". 
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law, including the "Light Impact Industrial Zone (IL)", 
streamside setbacks and parking requirements. 

 

IL Zone (Part 48) 
Permitted and/or 
Required  

Proposed 

Lot Coverage: 60% 43% 

Yards and Setbacks 

North: 7.5 metres 12.4 metres 

East: 7.5 metres 12.4 metres 

South: 7.5 metres 18.0 metres 

West: 7.5 metres 14.8 metres 

Streamside (Part 7A) Required  Proposed 

Streamside Setbacks  

7.0 metres 

DVP for 2.0 metres 
approved under 
Application No. 7922-
0244-00 
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IL Zone (Part 48) 
Permitted and/or 
Required  

Proposed 

Parking (Part 5) Required  Proposed 

Number of Stalls 

Total (Warehouse, Storage, Office) 108 111 

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

• Twenty nine (29) on-site and nine (9) off-site trees were removed under an approved Tree 
Cutting Permit as part of application No. 7922-0244-00 as the site was raised with fill by 1.5 
metres to accommodate the new development.  
 

• The applicant proposes to plant Fifty one (51) on-site and ten (10) off-site trees as part of the 
Building Permit (23-60116) for the proposed building.  New shrubs and trees will be planted 
along the western and southern property lines.  
 

 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on October 29, 2024, and the Development Proposal Signs 

were installed on October 24, 2024.  
 

• Staff has received no responses from neighbouring properties.  
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Survey Plan, Site Plan 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
CM/cb
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CITY OF SURREY 
 

BYLAW NO. 21473 
 

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:   HIGH IMPACT INDUSTRIAL ZONE (IH) 
TO:   LIGHT IMPACT INDUSTRIAL ZONE (IL) 

 
PID:  009-137-025 

Lot 32 Section 20 Township 2 NWD 29845 
 

(12939 Anvil (78 Avenue) Way) 
 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No. 21473". 

 

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 
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� the future lives here. 

TO: 

FROM: 

City Clerk, Legislative Services Division 

Director of Development Planning 
Planning & Development Department 

DATE: November 13, 2024 

RE: By-law No. 21048 

FILE: 

INTER-OFFICE MEMO 

7923-0180-00 

Development Application No. 7923-0180-00 

ADDRESS: 

OWNER: 

AGENT: 

PROPOSAL: 

13990 - 92 Avenue 

1368613 BC Ltd (Director Information: A. Singh)

A. Singh

Rezoning from C-4 to C-5. 

Development Variance Permit No.7923-0180-00. 

To permit the conversion of an existing commercial building to accommodate 
a medical clinic, pharmacy and caretaker suite. 

Rezoning By-law No. 21048 received Third Reading on October 16, 2023. 

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. 

After Public Notification, Development Variance Permit No. 7923-0180-00 received support from 
Council on October 16, 2023. 

1 
er for Council to issue Development Variance Permit No. 7923-0180-00 and to 
ayor d Clerk to execute the Permit. 

Director of Development Planning 
EiM 

s. 22(1)
s. 22(1)



CITY OF SURREY 
 

BYLAW NO. 21048 
 

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: LOCAL COMMERCIAL ZONE (C-4) 
TO: NEIGHBOURHOOD COMMERCIAL ZONE (C-5) 

 
PID: 009-682-236 

East Half Lot 1 Except: Part Dedicated Road on Plan LMP20529,  
Section 33 Township 2 NWD Plan 9867 

 
(13990 – 92 Avenue) 

 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2023, No. 21048". 

 

PASSED FIRST READING on the 25th day of September, 2023. 

PASSED SECOND READING on the 25th day of September, 2023. 

PUBLIC HEARING HELD thereon on the 16th day of October, 2023. 

PASSED THIRD READING on the 16th day of October, 2023. 

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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B. DELEGATIONS - PUBLIC HEARING 
 

5. "Surrey Zoning By-law, 1993, No. 12000, Amendment Bylaw, 2023, No. 21048" 
Application No. 7923-0180-00 
 
CIVIC ADDRESS: 13990 – 92 Avenue 
 
APPLICANT: Owner:  1368613 B.C. Ltd. (Director Information:  A. Singh) 

Agent:  A. Singh 
 
PURPOSE: The applicant is requesting to rezone the subject site from 

Local Commercial Zone to Neighbourhood Commercial 
Zone in order to permit the conversion of an existing 
commercial building to accommodate a medical clinic, 
pharmacy and caretaker suite. 
 
In addition, the proposal includes a Development Variance 
Permit to reduce the east street side and north front yard 
setback from 7.5 metres to 2.0 metres to the principal 
building and to 0 metres to the main floor overhang of the 
existing building, and to reduce the west side yard setback 
from 7.5 metres to 4.0 metres to the principal building face 
of the existing building. 

 
The Notice of the Public Hearing was read by the City Clerk.   
 
R. Landale, Fleetwood: The delegation spoke to the proposal citing traffic volumes, 
safety, and parking. 
 
Written submissions were received as follows: 
 
• T. Fehr expressing support for the proposal. 
• R. Landale expressing opposition for the proposal citing traffic, parking, 

and road and pedestrian safety. 
 
 

  



Issued To: 

Address of Owner: 

CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.: 7923-0180-00 

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: 009-682-236 
East Half Lot 1 Except: Part Dedicated Road on Plan LMP20529, Section 33 Township 2 New 

Westminster District Plan 9867 
13990 - 92 Avenue 

(the "Land") 

1. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(a) In Part 35 - Neighbourhood Commercial Zone (C-5), Section F - Yards and
Setbacks, the east street side yard setback is reduced from 7.5 metres to 2.0 metres
to the principal building face and to o metres to the main floor overhang of the
existing building;

(b) In Part 35 - Neighbourhood Commercial Zone (C-5), Section F - Yards and
Setbacks, the north front yard setback is reduced from 7.5 metres to 2.0 metres to
the principal building face and to o metres to the main floor overhang of the
existing building; and

(c) In Part 35 - Neighbourhood Commercial Zone (C-5), Section F - Yards and
Setbacks, the west side yard setback is reduced from 7.5 to 4.0 metres to the
principal building face of the existing building.
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2. This development variance permit applies to only that portion of the buildings and 
structures on the Land shown on Schedule A which is attached hereto and forms part of 
this development variance permit. This development variance permit does not apply to 
additions to, or replacement of, any of the existing buildings shown on attached Schedule 
A. 

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

4. 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. 

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

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

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF , 20 . 

ISSUED THIS DAY OF , 20 . 

Mayor - Brenda Locke 

City Clerk - Jennifer Ficocelli 
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the future lives here. 

TO: 

FROM: 

City Clerk, Legislative Services Division 
Director of Development Planning Planning & Development Department 

DATE: November 13, 2024 

RE: 

FILE: 

INTER-OFFICE MEMO 

7921-0342-00, 7921-0342-01 

By-law No. 21330

Development Application No. 7921-0342-00,01 

ADDRESS: 
OWNER: 
AGENT: 

PROPOSAL: 

5930 147 Street 14725 59 Avenue 
G. Grewal
N. SinghGursimer Design & Management Inc.8686 166 StreetSurrey V 4N 5B2
Rezoning of a portion of the site from "Acreage Residential Zone (RA)" to "Small Lot Residential Zone (R4)" 
Development Variance Permit No. 7921-0342-01. 
To permit subdivision into six ( 6) single family lots. 

Rezoning By-law No. 20713 received Third Reading on August 8, 2022. By-law No. 20713 was filed by Council on July 22, 2024, as the rezoning was impacted by the changes to the Zoning By-law in accordance with changes to the Local Government Act, Section 464, under Bill 44 (2023). 
Rezoning By-law No. 21330 received Third Reading on September 9, 2024. 
After Public Notification, Development Variance Permit No. 7921-0342-01 was granted conditional approval by Council on September 9, 2024. 
All conditions of approval with respect to this By-law and Development Variance Permit have been met. 
It is in order for Council to grant Final Adoption to Rezoning By-law No. 21330 and issue 

&ment iance Permit 7921-0342-01. 

Shawn Low ------Director of Development Planning 



CITY OF SURREY 
 

BYLAW NO. 21330 
 

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:  004-749-561 

Lot 1 Section 10 Township 2 New Westminster District Plan 20412 
 

(5930 - 147 Street) 
 
 

Shown on a Survey Plan labelled Block A containing 970.4 square metres 
attached as Schedule A, certified correct by Finny Philip, B.C.L.S.  

on the 19th day of July, 2022. 
 
 

2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No. 21330". 
 

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. 
 

RECEIVED APPROVAL FROM THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE 
on the 12th 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 

  



SCHEDULE A 



CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.:  7921-0342-01

Issued To:

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:  004-749-561
Lot 1 Section 10 Township 2 New Westminster District Plan 20412

5930 147 Street

Parcel Identifier:  030-451-451
Lot 2 Section 10 Township 2 New Westminster District Plan EPP73704

14725 59 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:

_____________________________________________________________



- 2 -

4. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(a) to reduce the minimum lot depth of the R4 (Type II Interior and Type II Corner) 
Zone from 24.0 metres to 21.5 metres for Proposed lot 1 and 21.7 metres for 
Proposed lot 6; and

(b) to reduce the minimum lot width of the R4 (Type II Interior) Zone from 13.4 
metres to 13.0 metres for proposed Lot 5.

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
Director Legislative Services
Jennifer Ficocelli
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Tel: 778-895-658 | Email: nirvair@gs-gm.com

Address

Project No. Date Scale Dwg No.

RESIDENTIAL SUBDIVISION

5930-147 STREET & 14725-59 AVENUE

2021-PRE-60 JUNE 2021 1:500 L2

PRELIMINARY

FOR DISCUSSION PURPOSES

Schedule A

Development Variance
Permit No. 7921-0342-00.

Proposal to reduce the
minimum lot depth of a Type II
Interior Lot and Type II Corner
Lot from 24.0m to 21.5m for
proposed Lot 1 and 21.7m for
proposed Lot 6.

Development Variance
Permit No. 7921-0342-00.

Proposal to reduce the
minimum lot width of a Type II
Interior Lot from 13.4m to
13.0m for proposed Lot 5.

21.5m
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TO: City Clerk, Legislative Services Division 

INTER-OFFICE MEMO 

FROM: Director of Development Planning, Planning & Development Department 

DATE: November 12, 2024 FILE: 

RE: Development Application No. 7923-0047-00 

ADDRESS: 

OWNER(S): 

AGENT(S): 

PROPOSAL: 

7948 - 120 Street 
(12030, 12048 - 80 Avenue) 

Siddoo Kashmir Holdings Ltd. 

S. Sidhu, Medico Consultancy 
9666 - King George Boulevard 
Surrey, BC, V3T 2 V 4 

Development Variance Permit No. 7923-0047-00. 

To vary the minimum 400 metre separation requirement between a small-scale 
drugstore and an existing drugstore. 

After Public Notification, Development Variance Permit No. 7923-0047-00 received support from 
Council on October 16, 2023. 

It is now in order for Council to issue Development Variance Permit No7923-0047-oo and to 
authorize the Mayor and Clerk to execute the Permit. 

Shawn Low 
Director of Development Planning 



CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.:  7923-0047-00 

Issued To: 

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:  026-633-639 
Lot 2 Section 19 Township 2 New Westminster District Plan BCP22892 

7948 - 120 Street, 12030 & 12048 – 80 Avenue 

(the "Land") 

3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(a) In Section 32 of Part 4 General Provisions of the Zoning Bylaw No. 12000, the
minimum separation distance between the lot lines of drug stores, small-scale
drug stores or methadone dispensaries is reduced from 400 metres to 210 metres.

4. 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.
This development variance permit does not apply to additions to, or replacement of, any
of the existing buildings shown on attached Schedule A, which is attached hereto and
forms part of this development variance permit.

5. The Land shall be developed strictly in accordance with the terms and conditions and
provisions of this development variance permit.
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6. This development variance permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued. 

 
7. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
 
8. This development variance permit is not a building permit. 
 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE DAY OF      , 20  . 
 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
   ______________________________________  
  Mayor – Brenda Locke 
 
 
   ______________________________________  
  City Clerk – Jennifer Ficocelli 
 
 
 
 



Development Application No. 7923-0047-00

The data provided is compiled from various sources and is NOT warranted as to its accuracy or sufficiency by the City of Surrey.
This information is provided for information and convenience purposes only.  Lot sizes, legal descriptions and encumbrances must be
confirmed at the Land Title Office.  Use and distribution of this map is subject to all copyright and disclaimer notices at cosmos.surrey.ca F
Location of Existing Drugstores

0 0.085 0.17 0.2550.0425
km

Map created on: 2023-09-19

1:6,500Scale:

Subject Application 7923-0047-00:
Proposed DVP to reduce the
minimum separation distance
between small-scale drugstores
from 400 metres to 210 metres.

Peoples Pharmacy
8035 - 120 Street

Medisave Pharmacy
8181 - 120A Street

Marks Pharmacy
(City of Delta)
8035 - 120 Street

Loblaw Pharmacy
(City of Delta)
8195 - 120 Street

Schedule A



CITY OF SURREY 
______________________________________________________________________________ 

NOTICE OF MOTION

______________________________ _______________________________ 



 

CITY OF SURREY 
 

______________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

OTHER BUSINESS 
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CITY OF SURREY 
 

______________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ADJOURNMENT 
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_______________________________ 
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