
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

File: 7916-0685-00 
 

Planning Report Date: May 8, 2017 

PROPOSAL: 

OCP Amendment from Commercial and Mixed 
Employment to Multiple Residential 
OCP Text Amendment to allow a higher density 
in the Multiple Residential designation 
NCP Amendment from Highway Commercial to 
Transit-Oriented Urban Village 
Rezoning from CD (By-law No. 11076) to CD 
(based on RM-70 and C-5) 
Development Permit 

to permit a mixed-use retail and multiple unit 
residential development. 

LOCATION: 12661 – 110 Avenue 

OWNER: Waterstone Holdings No 2 Ltd. 

ZONING: CD (By-law No. 11076) 

OCP DESIGNATIONS: Commercial and Mixed 
Employment 

NCP DESIGNATION: Highway Commercial  
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RECOMMENDATION SUMMARY 
 

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

 
Approval to vary the Sign By-law through a comprehensive sign design package. 

 
Approval to draft Development Permit. 

 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

Does not comply with the Mixed Employment designation in the OCP or with the density 
permitted under the Multiple Residential designation in the OCP. 
 
Does not comply with the Highway Commercial designation in the South Westminster NCP. 

 
Seeking variances to the Sign By-law to allow additional fascia signage through a 
comprehensive sign design package. 
 

 
RATIONALE OF RECOMMENDATION 
 

The proposed OCP Amendment of the subject site from Commercial and Mixed Employment 
to Multiple Residential will allow for a higher density, mixed-use development near the Scott 
Road SkyTrain Station, which is consistent with the City’s goal of increasing density near 
transit services.  The Multiple Residential designation supports high-density residential 
development along with local, neighbourhood-serving commercial and community uses.  

 
The proposed density is appropriate for this area of South Westminster, which is designated 
as a Future Frequent Transit Development Area in the OCP, given its proximity to frequent 
transit services, and is consistent with the goal in Metro Vancouver’s Regional Growth 
Strategy of supporting sustainable transportation choices. 
 
The proposed NCP Amendment of the subject site from Highway Commercial to Transit-
Oriented Urban Village is consistent with the designation of the adjacent property to the west 
and supports the objectives of the South Westminster NCP to develop an active, compact, 
mixed-use community near a transit station.   

 
The proposed density and building form on the subject site are appropriate for this part of 
South Westminster, where many of the properties are under-utilized and the preferred land 
uses have not been achieved.  The subject proposal and the City’s proposed sports and ice 
centre to the immediate south (Application No. 7917-0170-00) will provide impetus for other 
properties in the area to redevelop. 

 
The proposed signage has been comprehensively designed to be integrated with the design of 
the buildings.  The proposed signs consist of high quality materials and are appropriate in size 
and scale. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. an OCP Amendment By-law be introduced to: 
  

(a)  amend "Figure 3: General Land Use Designations" by redesignating the subject site 
from Commercial and Mixed Employment to Multiple Residential; 

 
(b) amend "Figure 42: Major Employment Areas" by removing the Commercial and 

Mixed Employment designations from the subject site; and 
  
(c) amend "Table 7a: Land Use Designation Exceptions" by including a site-specific 

notation as shown on the attached table (Appendix III), 
 
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 "Comprehensive Development 

Zone (CD)" (By-law No. 11076) to "Comprehensive Development Zone (CD)" and a date be 
set for Public Hearing. 

 
4. Council approve the applicant's request to reduce the amount of required indoor amenity 

space from 1,542 square metres (16,600 square feet) to 622 square metres (6,695 square feet). 
 
5. Council approve the applicant's request to vary the Sign By-law as described in Appendix II.   
 
6. Council authorize staff to draft Development Permit No. 7916-0685-00 including a 

comprehensive sign design package generally in accordance with the attached drawings 
(Appendix IV). 

 
7. 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) submission of a finalized tree survey and a statement regarding tree preservation 

to the satisfaction of the City Landscape Architect;  
 
(d) submission of a finalized landscaping plan and landscaping cost estimate to the 

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

Development Department; 
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(f) submission of an acoustical report and registration of a Section 219 Restrictive 
Covenant to ensure the implementation of noise mitigation measures; 

 
(g) 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; 

 
(h) completion of a minor amendment to Development Permit No. 6793-0081-00 

(12701 – 128 Street) to remove and reconfigure the portion of the Home Depot 
parking lot, including the removal and replanting of trees, that encroaches onto 
the subject site; 

 
(i) the applicant adequately address the impact of reduced indoor amenity space;  
 
(j) discharge of Restrictive Covenant BG316893, which requires the subject site to 

conform with Development Permit No. 6793-0081-00; and 
 
(k) registration of a Section 219 Restrictive Covenant to reflect the 514 proposed rental 

units and ensure that the applicant will adequately address the City’s needs with 
respect to public art, and to address any shortfall in residential parking spaces, 
should the project be converted from rental housing to market units, at any point 
in the future. 

 
8. Council pass a resolution to amend the South Westminster Neighbourhood Concept Plan 

to redesignate the subject site from Highway Commercial to Transit-Oriented Urban 
Village, when the project is considered for final adoption. 

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

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

School District: 
 
 
 
 
 
 
 
 
 
Parks, Recreation & 
Culture: 
 

Projected number of students from this development: 
 
13 Elementary students at Bridgeview Elementary School 
5 Secondary students at Kwantlen Park Secondary School 
 
(Appendix VI) 
 
The applicant has advised that the dwelling units are expected to 
be constructed and ready for occupancy by Spring of 2019. 
 
No concerns. 
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Surrey Fire Department: 
 
TransLink: 

No concerns. 
 
No concerns, but has requested the applicant enter into an 
agreement with them regarding the impact of the construction on 
the SkyTrain guideway and associated TransLink infrastructure due 
to the poor soil conditions in the area, and the applicant has 
agreed. 
 
 

SITE CHARACTERISTICS 
 
Existing Land Use:  The Home Depot parking lot encroaches onto the eastern portion of the 

subject site; otherwise, the site is currently vacant.  
 
Adjacent Area: 
 

Direction Existing Use NCP Designation Existing Zone 
 

North (Beyond City-owned 
lot for future 111 Avenue): 
 

SkyTrain guideway 
above unauthorized 
truck parking. 

Business / 
Residential Park 

CHI 

East: 
 

Home Depot. Highway 
Commercial 

CD (By-law No. 
11076) 

South (Across 110 Avenue): City-owned vacant land 
(Trouton Pit) under 
Application No. 7917-
0170-00 for a sport and 
ice arena (pre-Council). 

Retail / Residential 
and Multiple 
Residential 

IL-1 

West (Across 126A Street):  
 

Scott Road Park & Ride.  Transit-Oriented 
Urban Village  

CPR 

Further West (Across Scott 
Road): 

Scott Road SkyTrain 
Station. 

SkyTrain CPR 

 
 
DEVELOPMENT CONSIDERATIONS 
 
Background 
 

The subject site is located at 12661 – 110 Avenue in the South Westminster area, and is 
bounded by the SkyTrain guideway to the north and 110 Avenue to the south, and 126A Street 
to the west and the Home Depot site to the east.  The Scott Road Park and Ride and the Scott 
Road SkyTrain Station are located to the west across 126A Street.   
 
The subject site is approximately 1.7 hectares (4.2 acres) in area and is zoned "Comprehensive 
Development Zone (CD)" By-law No. 11076.  The property is designated Commercial and 
Mixed Employment in the Official Community Plan (OCP) and designated Highway 
Commercial in the South Westminster Neighbourhood Concept Plan (NCP). 
 
The previous owners of the subject site submitted a development application (File No. 
7912-0185-00) to rezone the site to a "Comprehensive Development Zone (CD)" based on the 
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C-15 Zone, an OCP Amendment to redesignate the site from Industrial to Commercial, an 
NCP Amendment to redesignate the site from Highway Commercial to Transit-Oriented 
Urban Village, and a General Development Permit in order to develop a mixed-use, transit-
oriented project.  Development Application No. 7912-0185-00 was forwarded to Council on 
September 10, 2012, and Council supported staff’s recommendation to refer the file back to 
staff to proceed with the standard processing of a complete development application. 

 
With the adoption of OCP By-law No. 18020 on October 20, 2014, the designation for this site 
was amended to Commercial and Mixed Employment. 

 
When Council initially considered Application No. 7912-0185-00, the subject site was still part 
of the Home Depot site (12701 – 110 Avenue) to the east.  The two (2) current lots were created 
under the subdivision portion of the application (No. 7912-0185-00) in October of 2015. 

   
The subject site was subsequently sold, and Development Application No. 7912-0185-00 was 
closed on January 13, 2016. 

 
Current Proposal 
 

The current owners of the subject site have submitted a development application to permit a 
total of four (4), 6-storey buildings on two (2) lots, containing approximately 33,950 square 
metres (365,460 sq.ft.) of residential space (514 units) and 1,102 square metres (11,867 sq.ft.) of 
ground floor commercial retail space.  The proposal requires the following: 
 

o Official Community Plan (OCP) Amendment from Commercial and Mixed 
Employment to Multiple Residential; 

o OCP Text Amendment to allow a higher density in the Multiple Residential 
designation; 

o Neighbourhood Concept Plan (NCP) Amendment from Highway Commercial to 
Transit-Oriented Urban Village; 

o Rezoning from Comprehensive Development (CD By-law No. 11076) to CD (based on 
RM-70 and C-5); 

o Subdivision into two lots separated by a new road; and  
o Development Permit.  

 
The Mixed Employment designation in the OCP supports a mix of commercial, business, 
office and industrial uses, but specifically does not allow residential uses.  Since the current 
proposal is primarily residential with ground-floor commercial retail uses, an OCP 
Amendment to Multiple Residential is required.  The Multiple Residential designation is 
intended to support high-density residential development along with local, neighbourhood-
serving commercial and community uses, similar to the current proposed development. 

 
The subject site is designated General Urban in Metro Vancouver’s Regional Growth Strategy 
(RGS).  The proposed OCP Amendment from Commercial and Mixed Employment to 
Multiple Residential is permitted under the General Urban land use designation, and 
therefore an amendment to the RGS is not required. 

 
An OCP Text Amendment is also proposed to increase the maximum allowable floor area ratio 
(FAR) under the Multiple Residential designation for the subject site, from 1.5 FAR to 2.0 FAR 
calculated on the gross site area.  The maximum FAR permitted under the Multiple 
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Residential designation within a Frequent Transit Development Area (FTDA) is 2.0 gross FAR; 
however, the subject site is located in a Future FTDA, and therefore, the maximum density for 
the subject site is 1.5 net FAR. 

 
Although the subject site is located in a Future FTDA, the site is located directly east of the 
existing Scott Road SkyTrain Station, and therefore a higher density (2.0 gross FAR) is 
supportable since the proposed development maintains the City’s objectives of increasing 
density and housing choice within an existing or proposed rapid transit corridor. 

 
The Highway Commercial designation in the NCP supports a mix of commercial, business, 
office and industrial uses, but only allows residential uses as an accessory use.  Therefore, an 
NCP Amendment to Transit-Oriented Urban Village is proposed.  This is consistent with the 
designation of the adjacent property to the west and supports the objectives of the South 
Westminster NCP to develop an active, compact, mixed-use community near transit services. 

 
The subject application incorporates land uses and densities that are consistent with the 
creation of a transit-oriented village, and will help shape and transform this area of South 
Westminster.  The property to the south across 110 Avenue (12780 – 110 Avenue) is under 
Development Application No. 7917-0170-00 for an ice arena complex on City land.  The 
proposal is currently pre-Council.  These projects will provide the impetus for further 
redevelopment in the area. 

 
The applicant proposes to subdivide the subject property into two (2) lots.  Proposed Lot 1 
(south lot) is 0.64 hectare (1.6 acres) and proposed Lot 2 (north lot) is 0.82 hectare (2.0 acres) 
in size.  The two (2) lots will be separated by a new east / west road (currently unnamed). 
 
The project includes two (2) 6-storey mixed-use buildings and two (2) 6-storey residential 
buildings – four (4) buildings in total.  Proposed Buildings A (residential only) and B (mixed-
use) are located on proposed Lot 1 (south lot) and proposed Buildings C (mixed-use) and D 
(residential only) are located on proposed Lot 2 (north lot).  The following table outlines the 
floor area and unit types for each building: 

 

BUILDING 

UNIT TYPE AND NUMBER RESIDENTIAL 
FLOOR AREA 
(INCLUDING 

INDOOR 
AMENITY) 

COMMERCIAL 
FLOOR AREA 

 
STUDIO 
UNITS 

1-BEDROOM 
UNITS 

1-BEDROOM 
+ DEN UNITS 

2-BEDROOM 
UNITS TOTAL 

A 
(RESIDENTIAL) 16 65 9 36 126 8,478 m2 

(91,258 ft2) 
439 m2 

(4,728 ft2) 

B 
(MIXED-USE) 8 68 8 23 107 7,086 m2 

(76,274 ft2) 
None 

proposed 

C 
(MIXED-USE) 12 73 11 27 123 8,094 m2 

(87,118 ft2) 
663 m2 

(7,139 ft2) 

D 
(RESIDENTIAL) 26 75 9 48 158 10,295 m2 

(110,810 ft2) 
None 

proposed 

TOTALS: 62 281 37 134 514 33,953 m2 
(365,460 ft2) 

1,102 m2 
(11,867 ft2) 
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The dwelling units will range in size from 34 square metres (367 sq.ft.) for a studio unit to 
91 square metres (980 sq.ft.) for a 2-bedroom unit.   
 
The applicant has indicated that the proposed dwelling units will consist entirely of rental 
units. 

 
In accordance with the City’s Public Art Policy No. R-21, the applicant was not required to 
provide a monetary contribution towards public art due to the residential component being 
intended for rental.  A Restrictive Covenant will be required to be placed on the site specifying 
that, in the event that any or all of the units within the rental building are converted to 
market units, the applicant will fulfill their requirement to provide a cash-in-lieu contribution 
as per the public art policy.   

 
The western portion of the existing Home Depot parking lot on the abutting lot to the east 
(12701 – 110 Avenue) extends onto the subject site.  The parking spaces, drive aisles, landscape 
islands and trees that extend onto the subject site will be removed, and the Home Depot 
parking lot will undergo a minor reconfiguration.  A total of 90 parking stalls will be removed 
from the Home Depot site, but the remaining parking supply (597 parking stalls) still exceeds 
the minimum parking requirement for the site.  A minor Development Permit will be required 
to ensure the parking lot reconfiguration and tree planting is appropriate.  

 
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 
regarding the occupancy of the housing units. 
 
The applicant is proposing a total of 514 rental dwelling units on the subject site.  Staff 
requested that the applicant consider a Housing Agreement to restrict the dwelling units to 
rental only for a specific period of time (e.g. 20 years). 

 
The applicant, WestStone, is not willing to enter into a Housing Agreement and has stated it 
is their intent to construct and operate the project as purpose-built rental dwelling units for 
the foreseeable future, which is a much needed facility for the City of Surrey.  They have 
indicated that a Housing Agreement is an unnecessary restriction on their company’s ability 
to manage its assets.   

 
Road Dedication 
 

The applicant is required to dedicate approximately 5.0 metres (16.5 ft.) along the south 
property line to widen 110 Avenue to the 30-metre (100-ft.) ultimate road allowance.   

 
The applicant is also required to dedicate the portion of the property that is currently 
encumbered by a right-of-way (ROW) for a 20-metre (66-ft.) wide east/west road (currently 
unnamed) through the middle of the site.  This east/west road will be extended when the 
Home Depot site to the east (12701 – 110 Avenue) redevelops in the future. 

 
In accordance with the South Westminster Neighbourhood Concept Plan (NCP), the 
applicant is required to complete the construction of 126A Street along the west property line.  
The applicant has however, proposed a minor realignment to the north half of 126A Street, by 
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shifting it slightly to the west.  The minor shift will not impact the alignment of the future 
unnamed road, which will connect to 128 Street to the east, in compliance with the South 
Westminster NCP. 

 
These connections will maintain the objectives of the South Westminster NCP and the City’s 
Transportation Strategic Plan of achieving a finer-grained road network to increase mobility 
and access for all modes of transportation. 

 
 

PROPOSED CD BY-LAW (APPENDIX XII) 
 

The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate the 
proposed mixed-use and residential buildings.  The proposed CD By-law for the subject site is 
based upon the Multiple Residential 70 Zone (RM-70) and the Neighbourhood Commercial 
Zone (C-5). 

 
A comparison of the permitted uses in the RM-70 Zone, C-5 Zone and the proposed CD By-
law is illustrated in the following table: 

 
Residential Uses (RM-70 Zone) Proposed CD By-law 

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

Permitted Permitted 

Child care centres Permitted Permitted 

Commercial Uses (C-5 Zone) Proposed CD By-law 

  Retail Uses, excluding adult entertainment 
stores, auction houses, secondhand stores 
and pawnhouses 

Permitted Permitted 

  Office Uses, excluding social escort services 
and methadone clinics 

Permitted Permitted 

  Personal Service Uses limited to barber shops, 
beauty parlours, cleaning and repair of 
clothing and shoe repairs 

Permitted Permitted 

General Service Uses, excluding funeral 
parlours, drive-through banks and vehicle 
rentals 

Permitted Permitted 

Eating establishments, excluding drive-
through restaurants 

Permitted Permitted 

Neighbourhood pubs Permitted Permitted 
Indoor recreational facilities Permitted Permitted 
Community services Permitted Permitted 
Child care centres Permitted Permitted 
Caretaker’s suite Permitted Not permitted 

 
The proposed CD By-law includes multiple unit residential buildings and ground-oriented 
unit residential buildings along with a variety of commercial uses appropriate for a mixed-use 
building. 

 
A comparison of the density, lot coverage, setbacks, and building height in the RM-70 Zone, 
C-5 Zone and the proposed CD By-law is illustrated in the following table: 
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 RM-70 C-5 Proposed CD By-law 

Net FAR 1.50 0.50 Block A (Lot 1): 2.5 
Block B (Lot 2): 2.3 

Lot Coverage 33% 50% 85% (100% for air space parcels) 
Setbacks 7.5 metres (25 ft.) to all lot lines Lot 1: 

Front yard (west): 5.0 metres (16.5 ft.) 
Rear yard (east): 6.0 metres (20 ft.) 
Side yard (north): 4.7 metres (15.5 ft.) 
Side yard (south): 5.0 metres (16.5 ft.) 
 
Lot 2: 
Front yard (west): 5.0 metres (16.5 ft.) 
Rear yard (east): 6.0 metres (20 ft.) 
Side yard (north): 7.5 metres (25 ft.) 
Side yard (south): 4.7 metres (15.5 ft.) 
 
0.0 metre (0 ft.) for air space parcels 

Principal Building 
Height 

50 metres 
(164 ft.) 

9 metres (30 ft.) 24 metres (80 ft.) 

 
The proposed net floor area ratio (FAR) of 2.5 (gross FAR of 2.0) for the proposed 
development exceeds the maximum FAR of 1.5 permitted in the RM-70 Zone.  The subject site 
is located within a Future Frequent Transit Development Area (FTDA) in accordance with the 
Official Community Plan (OCP) and is located directly east of the existing Scott Road 
SkyTrain Station.  Therefore, the proposed density is supported since the proposed 
development maintains the City’s objectives of increasing density and housing choice within 
an existing rapid transit corridor. 
 
The proposed CD By-law reduces the building setbacks along all lot lines to a minimum of 
5.0 metres (16.5 ft.), except for the side yard (north) setback for proposed Lot B.  The north 
setback on proposed Lot B is 7.5 metres (25 ft.) in order provide greater separation between 
proposed Buildings C and D and the existing SkyTrain guideway to the north.  The reduced 
setbacks along the remaining lot lines will promote active building interfaces with the streets 
and sidewalks with the exception of the east lot line, which interfaces with the Home Depot 
parking lot.  This interface will be appropriately landscaped to ensure adequate screening and 
privacy. 
 
The proposed CD By-law will also allow minor encroachments of decks, building architectural 
features, roof overhangs, and ground floor risers into the setbacks.  These elements are 
essential to the overall function and design of the proposed development. 
 
The proposed building height of 24 metres (80 ft.) is less than the maximum building height 
of 50 metres (164 ft.) in the RM-70 Zone to reflect the proposed 6-storey building form. 

 
The parking rates in the following table will be incorporated in the proposed CD By-law (also 
see Parking section of this report): 
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Site A and B Zoning By-law Rate Proposed CD By-law Rate 

1-Bedroom Dwelling Unit or less 1.3 parking spaces per dwelling unit 1.0 parking space per dwelling unit 

2-Bedroom Dwelling Unit 1.5 parking spaces per dwelling unit 1.2 parking spaces per dwelling 
unit 

Residential Visitor Parking 0.2 parking space per dwelling unit 0.1 parking space per dwelling unit 

 
As the proposed development is a transit-oriented development, reduced residential parking 
rates (see Parking section) are supported, and are incorporated in the proposed CD By-law for 
the subject site.  Commercial parking rates and any other proposed parking rates not 
identified in the table will be subject to parking rates listed under Part 5 Off-Street Parking 
and Loading/Unloading of Surrey By-law, 1993, No. 12000, as amended. 
 
The proposed CD By-law will allow up to 10% of the required residential bicycle parking 
spaces to be located on the exterior of the buildings.  All other bicycle parking requirements 
for the residential and commercial components of the project are subject to Part 5 Off-Street 
Parking and Loading/Unloading of Surrey By-law, 1993, No. 12000, as amended. 

 
 
DESIGN PROPOSAL AND REVIEW 
 

The development consists of two (2) 6-storey mixed-use buildings and two (2) 6-storey 
residential buildings.  Proposed Buildings B (on proposed Lot 1) and C (on proposed Lot 2) 
include ground-floor commercial retail units facing west towards 126A Street.   
 
All of the buildings consist of a light and dark grey concrete brick base.  The building 
materials include cement board siding panels with aluminum reveals painted white, black, 
and light and dark grey.   

 
Each building is highlighted with coloured accent frames using a different colour: proposed 
Building A (yellow), Building B (orange), Building C (blue), and Building D (green). 

 
Woodgrain aluminum slats are proposed over the commercial units to accentuate the 
storefronts. 

 
The proposed buildings incorporate a modern, contemporary design with relatively flat roofs 
and accentuated roof overhangs and significant glazing. 

 
All ground floor dwelling units have patios, while all non-ground-oriented dwelling units 
include a deck with aluminum / glass balcony railings.   

 
The on-site walkways will be slightly higher in elevation than the sidewalk, and as a result, 
some stairs and ramps are proposed.  In order to create an urban, pedestrian-friendly 
streetscape, the applicant proposes appropriate landscaping, benches and features. 
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Storage Space 
 

In addition to the storage rooms proposed within the parking garages on proposed Lots 1 and 
2, the applicant also proposes individual storage spaces for 378 (or 74%) of the dwelling units.  
These storage spaces are part of each dwelling unit, but can only be accessed by the interior 
hallway and not from within each unit.  Building Division staff have no concerns with these 
units provided the applicant’s consultant confirms that the storage units meet fire safety 
requirements. 

 
Parking 
 

Although Transit-Oriented Developments (TODs) like the subject proposal focus on efforts 
to improve multi-modal choices, the site must still be able accommodate automobile usage.  
A successful TOD can achieve this by applying Transportation Demand Management (TDM) 
strategies that discourage unnecessary automobile trips.  Providing an appropriate supply of 
parking is one highly effective TDM measure. 
 
The applicant proposes a self-contained three-level parking garage with one (1) level located 
partially underground and two (2) levels above grade on each lot (proposed Lots 1 and 2).  
The portions of the parking garages that are partially underground will not be connected 
underground across the new east/west road. 

 
Vehicle access to the underground parking garage for proposed Lots 1 and 2 is via the new, 
unnamed east/west road, which will be constructed as part of the subject development 
application.   

 
The two (2) levels of parking proposed above grade are located in the middle of each property 
and are surrounded by commercial or residential units.  Therefore, the parking garages are 
not visible from the street.   
 
The applicant proposes 272 parking spaces for proposed Buildings A and B (proposed Lot 1), 
which includes 237 resident parking spaces and 22 visitor parking spaces for the 233 dwelling 
units, and 13 parking spaces for the ground floor commercial units.  The Zoning By-law 
requires the applicant to provide a total of 376 parking spaces (315 resident parking spaces, 47 
visitor parking spaces and 14 commercial parking spaces).  Therefore, the proposed parking is 
deficient by 104 parking spaces for proposed Buildings A and B on proposed Lot 1. 

 
The applicant proposes 370 parking spaces for proposed Buildings C and D (proposed Lot 2), 
which includes 323 resident parking spaces and 28 visitor parking spaces for the 281 dwelling 
units, and 20 parking spaces for the ground floor commercial units.  The Zoning By-law 
requires the applicant to provide a total of 459 parking spaces (381 resident parking spaces, 56 
visitor parking spaces and 22 commercial parking spaces).  Therefore, the proposed parking is 
deficient by 88 parking spaces for proposed Buildings C and D on proposed Lot 2. 

 
An additional twenty (20) on-street parking spaces will be provided along the unnamed 
east/west road that separates proposed Lots 1 and 2.  These parking spaces will provide 
additional parking for visitors, but are not counted towards the parking requirement since 
they are located off-site. 
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As a Transit-Oriented Development, there is basis for staff to recommend supporting a 
relaxation in the residential parking supply particularly given that the site is close to an 
existing rapid transit line (SkyTrain).  The relaxation to the residential rates for the proposed 
development (Lots 1 and 2 combined) is approximately 23%, which is slightly more than the 
20% provision in the Zoning By-law for developments within the City Centre, but is 
consistent with other Transit-Oriented Developments in the City.  See CD By-law Section of 
this report for proposed detailed parking rates. 
 
The proposal includes a total of 645 bicycle parking spaces with 595 located within the 
underground parking garages and the remaining located on the exterior of the four (4) 
buildings on proposed Lots 1 and 2.  The 645 proposed bicycle parking spaces meet the 
minimum 643 bicycle parking space requirement under the Zoning By-law. 

 
The following table summarizes the vehicle and bicycle parking on the subject site: 

 

ON-SITE PARKING 
BUILDINGS A AND B (PROPOSED LOT 1) BUILDINGS C AND D (PROPOSED LOT 2) 

Required Parking Proposed Parking Required Parking Proposed Parking 

Residential 315 237 381 323 

Visitor 47 22 56 28 

Commercial 14 13 22 20 

Total 376 272 459 371 

Result (vehicle) (104) deficit (88) deficit 

Bicycle Parking 293 
294 

(272 interior, 
22 exterior) 

350 
351 

(323 interior, 
28 exterior) 

Result (bike) 1 surplus 1 surplus 
 

Indoor Amenity Space 
 

Based on the 233 proposed dwelling units proposed in Buildings A and B on proposed Lot 1 
and the minimum requirement of 3.0 square metres (32 sq.ft.) of indoor amenity space per 
unit, a total of 699 square metres (7,500 square feet) of indoor amenity space is required.  The 
development proposes 310 square metres (3,330 sq.ft.) of indoor amenity space on proposed 
Lot 1, which does not meet the minimum indoor amenity space required on proposed Lot 1.  
Therefore, the applicant will provide a monetary contribution of $156,000 (based on $1,200 
per unit of the indoor amenity space required) in accordance with City policy to address this 
shortfall. 

 
Based on the 281 proposed dwelling units proposed in Buildings C and D on proposed Lot 2 
and the minimum requirement of 3.0 square metres (32 sq.ft.) of indoor amenity space per 
unit, a total of 843 square metres (9,070 square feet) of indoor amenity space is required.  The 
development proposes 312 square metres (3,360 sq.ft.) of indoor amenity space on proposed 
Lot 2, which does not meet the minimum indoor amenity space required on proposed Lot 2.  
Therefore, the applicant will provide a monetary contribution of $212,400 (based on $1,200 
per unit of the indoor amenity space required) in accordance with City policy to address this 
shortfall.   
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In total, the applicant will provide a monetary contribution of $368,400 for the shortfall in 
indoor amenity space for the subject site (both properties). 

 
The following table outlines the indoor amenity space that is required and proposed as part 
of the subject development application: 

 

INDOOR AMENITY 
SPACE 

PROPOSED LOT 1 PROPOSED LOT 2 
Building A 
(126 units) 

Building B 
(107 units) 

Total 
(233 units) 

Building C 
(123 units) 

Building D 
(158 units) 

Total 
(281 units) 

Required   699 m2 
(7,500 ft2) 

  843 m2 
(9,070 ft2) 

Proposed 155 m2 
(1,670 ft2) 

155 m2 
(1,670 ft2) 

310 m2 
(3,330 ft2) 

155 m2  
(1,670 ft2) 

157 m2 
(1,690 ft2) 

312 m2 
(3,360 ft2) 

Deficit   389 m2 
(4,200 ft2) 

  531 m2 
(5,715 ft2) 

Shortfall 
Contribution 

  $156,000   $212,400 

 
The indoor amenity space consists of a large multi-purpose room on the ground floor 
(adjacent to the main lobby) in all four (4) buildings.  Each room is approximately 155 square 
metres (1,670 sq.ft.) in size and can be utilized for strata meetings or larger gatherings and 
events. 

 
The applicant has provided the following reasons for the reduction in the size of the indoor 
amenity space: 

 
o Significant outdoor amenity space is provided, including rooftop amenity space, and 

will provide a balance between indoor and outdoor amenity spaces; 
 

o Based on market analysis, the programming for the amenity rooms have set the sizes 
of the spaces provided; and 
 

o Access to existing City parks and facilities, including Chuck Bailey Recreation Centre, 
are a short distance away on the SkyTrain.  A new City ice rink facility will be 
constructed to the south, across 110 Avenue, in the near future. 

 
Outdoor Amenity Space 
 

Based on the 233 proposed dwelling units proposed for Buildings A and B on proposed Lot 1 
and the minimum requirement of 3.0 square metres (32 sq.ft.) of outdoor amenity space per 
unit, a total of 699 square metres (7,500 square feet) of outdoor amenity space is required.  
The development proposes 1,042 square metres (11,215 sq.ft.) of outdoor amenity space on 
proposed Lot 1, which exceeds the minimum requirement. 

 
The outdoor amenity space proposed for Buildings A and B on proposed Lot 1 consists of a 
large central courtyard located above the parking garage.  The outdoor amenity space is 
divided into three (3) sections.  A large patio area with tables and chairs, as well as a trellis 
feature, is located at the southwest corner, while a table and chairs, garden plots, and a 
greenhouse is located the northeast corner.  A sod lawn area separates these areas and 
provides a focal point for the courtyard. 
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Based on the 281 proposed dwelling units proposed for Buildings C and D on proposed Lot 2 
and the minimum requirement of 3.0 square metres (32 sq.ft.) of outdoor amenity space per 
unit, a total of 843 square metres (9,075 square feet) of outdoor amenity space is required.  
The development proposes 1,422 square metres (15,307 sq.ft.) of outdoor amenity space on 
proposed Lot 2, which exceeds the minimum requirement. 

 
The outdoor amenity space proposed for Buildings C and D on proposed Lot 2 also consists of 
a large central courtyard located above the parking garage.  The outdoor amenity space 
includes a patio area with tables and chairs located at the southwest corner.  A playground 
area, including a slide, spinners, stepping stumps and a playground structure, form the focal 
point for the courtyard. 

 
Additional outdoor amenity space (rooftop patios) is proposed above the sixth floor of all 
four (4) proposed buildings, and will provide an alternative amenity space to the central 
courtyards for the future residents.  These rooftops patios, which are about 18 metres (60 ft.) 
above grade, are located well above the SkyTrain guideway to the north, which is about 7.5 
metres (25 ft.) to the top of the guideway. 

 
The applicant also proposes a public outdoor plaza located on the ground floor facing 110 
Avenue, adjacent to the commercial unit proposed in Building A.  The outdoor plaza is 
approximately 210 square metres (2,250 sq.ft.) in size and will offer an open space for the 
public. 

 
Proposed Comprehensive Sign Design Package 
 

A comprehensive signage package has been included as part of the Development Permit 
package.  The signs have been comprehensively designed to be architecturally coordinated 
with the building. 
 
The proposed commercial fascia signs are comprised of illuminated aluminum channel letters 
located above each commercial / retail unit.  The proposed building identification fascia signs 
(i.e. Station A) are comprised of non-illuminated aluminum channel letters. 
 
Each commercial / retail premise at the ground floor will incorporate a maximum of two (2) 
fascia signs, which will be permitted as per Surrey’s Sign By-law.   

 
The applicant also proposes fascia signs to identify the building and development, including 
‘Stations A to D’, ‘Parking’ and ‘Transit Village’.  A total of nine (9) building identification 
signs are proposed with two (2) of the identification signs (both ‘Transit Village’) located on 
the same elevation (west façade of proposed Buildings B and C).  Therefore, a variance is 
required (see Appendix II).   

 
Under Part 1 Introductory Provisions, Section 9 Variance of Sign By-law No. 13656, Council 
may grant variances to the Sign By-law through the approval of a Development Permit.  This 
is considered when a Development Permit application, such as the current proposal, has been 
submitted to Council that includes a comprehensive sign design package containing signs 
that require a variance of the Sign By-law provisions. 

 
The proposed signage is supportable, as it has been designed in a comprehensive manner and 
coordinated as part of the overall design of the building. 
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ADVISORY DESIGN PANEL 
 
ADP Date: February 9, 2017 
 
The applicant has resolved most of the outstanding items from the ADP review.  Some minor 
revisions will be completed prior to Council’s consideration of final adoption of the rezoning by-
law, to the satisfaction of the Planning and Development Department (see Appendix VIII). 
 
 
TREES 
 

Kelly Koome, ISA Certified Arborist of Van der Zalm + Associated Inc. prepared an Arborist 
Report for the subject property.  The table below provides a summary of the tree retention 
and removal by tree species: 
 
Table 1: Summary of Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Deciduous Trees 

Japanese Maple 3 3 0 
Littleleaf Linden 1 1 0 
Pin Oak 5 5 0 
Red Oak 5 5 0 

Total  14 14 0 

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 135 

Total Retained and Replacement 
Trees 135 

Contribution to the Green City Fund  No contribution required 

 
The Arborist Assessment states that there are a total of fourteen (14) protected trees on the 
subject site.  There are no Alder and Cottonwood trees on the site.  It was determined that 
none of the trees can be retained as part of this development proposal.  All fourteen (14) trees 
belong to the adjacent Home Depot (12701 – 110 Avenue) site to the east and will be removed, 
as part of a Minor Development Permit Amendment, in order to reconfigure the parking lot. 

 
For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 
replacement ratio.  This will require a total of 28 replacement trees on the site.  The applicant 
is proposing 135 replacement trees, which exceeds City requirements.   

   
Landscaping 
 

The landscape plan shows a total of 135 trees to be planted throughout the subject site 
including maple, redwood, pine, magnolia, cherry and hemlock. 
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A significant number of shrubs and ground cover species are proposed throughout the subject 
site, including boxwood, laurel, cedars, ferns, rhododendrons, roses, azaleas, and decorative 
grasses. 

 
The proposed trees and landscaping will enhance the streetscape and create an urban, 
pedestrian-friendly environment. 

 
The two (2) proposed outdoor amenity spaces (courtyards) will also include the installation of 
a significant number of trees and shrubs.   

 
 
PRE-NOTIFICATION 
 
Pre-notification letters were sent on March 6, 2017.  Staff received two (2) e-mails from nearby 
property owners in response to the pre-notification letters.  The property owners expressed the 
following comments / concerns (with staff comments in italics): 
 

The proposed development should not consist entirely of rental units, since this will bring 
increased crime to the area. 

 
(The properties in the area, including the subject site, are underdeveloped.  The proposed 
development will provide needed housing within walking distance of the Scott Road SkyTrain 
Station.  Affordable, residential rental units close to public transit are particularly in 
demand. 
 
The applicant advises that the company that will manage the property once the buildings 
have been constructed is a reputable local company that has been in business since 1987, and 
has been solely focused on rental management services since 2010.  Their experience and 
expertise will ensure that the properties are managed securely and professionally.) 
 
 

JUSTIFICATION FOR PLAN AMENDMENT 
 

The proposed OCP Amendments to redesignate the subject site from Commercial and Mixed 
Employment to Multiple Residential (in Figure 3 of the OCP) and to remove the Commercial 
and Mixed Employment designations (in Figure 42 of the OCP) (Appendices X and XI) are 
consistent with City’s goal of achieving higher density, mixed-use developments near an 
existing SkyTrain Station.  The Mixed Employment designation in the OCP supports a mix of 
commercial, business, office and industrial uses, but specifically does not allow residential 
uses.  The Multiple Residential designation supports high-density residential development 
along with local, neighbourhood-serving commercial and community uses.  

 
The proposed density is consistent with areas designated in the OCP as future Frequent 
Transit Development Areas, where higher densities near frequent transit stations are 
encouraged.  

 
The proposed OCP Amendment from Mixed Employment to Multiple Residential is permitted 
under the General Urban land use designation in Metro Vancouver’s Regional Growth 
Strategy (RGS), and therefore an amendment to the RGS is not required. 
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The subject site is located within the South Westminster Neighbourhood Concept Plan (NCP) 
area, which identifies the goal of creating a Transit-Oriented Urban Village District within a 
walking radius of approximately 500 metres (1/3 mile) to 800 metres (1/2 mile) of the Scott 
Road SkyTrain Station.   
 
The subject site is located less than 500 metres (1/3 mile) to the Scott Road SkyTrain Station 
and the subject proposal incorporates land uses and densities that are consistent with the 
creation of a transit-oriented village.  Therefore, the proposed mixed-use residential / 
commercial development is in keeping with the vision of the South Westminster NCP. 

 
 

PUBLIC CONSULTATION PROCESS FOR 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. 
 
 
SUSTAINABLE DEVELOPMENT CHECKLIST 
 
The applicant prepared and submitted a sustainable development checklist for the subject site on 
November 26, 2016.  The table below summarizes the applicable development features of the 
proposal based on the seven (7) criteria listed in the Surrey Sustainable Development Checklist.   
 

Sustainability 
Criteria  

Sustainable Development Features Summary 

1.  Site Context & 
Location  

(A1-A2) 

The subject site is located in South Westminster, just east of 
the Scott Road SkyTrain Station. 

2.  Density & Diversity  
(B1-B7) 

The proposed gross density is 2.0 FAR. 
The proposed development will increase the density in the 
area and provide needed residential rental units near a 
SkyTrain Station. 
The proposed development provides a range of unit sizes from studio 
to 1- and 2-bedroom units. 

3.  Ecology & 
Stewardship  

(C1-C4) 

The subject site is currently vacant and largely devoid of trees.  Over 
one hundred replacement trees will be planted on the site, in 
addition to a variety of shrubs, grass, perennials and ground cover. 
The proposed development will provide provisions for organic waste 
and recycling facilities within the underground parkade. 

4.  Sustainable 
Transport & 
Mobility   

(D1-D2) 

The site is located within walking distance of Scott Road SkyTrain 
Station.   
A bus exchange is also located adjacent to the Scott Road SkyTrain 
Station, which provides transit service to other areas of Surrey as well 
as Delta, New Westminster, Richmond and Vancouver. 
Secure bicycle parking is provided within the parkade. 

5.  Accessibility & 
Safety  

(E1-E3) 

All non-ground oriented units are accessible by elevator. 
Easy access to ground floor commercial units. 
The proposed building incorporates CPTED principles including: 
well-lit entries/exits and passive street surveillance. 
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Sustainability 
Criteria  

Sustainable Development Features Summary 

6.  Green Certification  
(F1) 

No green rating or certification is proposed. 

7.  Education & 
Awareness  

(G1-G4) 

Pre-notification letters were mailed to area residents and 
property owners, and a development proposal sign was 
installed on subject site. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Lot Owners, Action Summary and Project Data Sheets 
Appendix II. Proposed Sign By-law Variances Table 
Appendix III. OCP Text Amendment (Table 7a) 
Appendix IV. Survey Plan, Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix V. Engineering Summary 
Appendix VI. School District Comments 
Appendix VII. Summary of Tree Survey and Tree Preservation 
Appendix VIII. ADP Comments 
Appendix IX. NCP Plan 
Appendix X. OCP Redesignation Map (Figure 3) 
Appendix XI. OCP Amendment Map (Figure 42) 
Appendix XII. Proposed CD By-law 
 
 
INFORMATION AVAILABLE ON FILE 
 

Geotechnical Study Prepared by John Carter, GeoPacific Consultants Ltd., dated 
October 21, 2015 
Ecosystem Development Report Prepared by Libor Michalak, Pieris Ecological Consulting, 
dated February 2017 
Traffic & Parking Study prepared by James Lee and Jordan Eccles, Bunt & Associates 
Engineering Ltd, dated January 11, 2017 

 
 

original signed by Judith Robertson 
 
 
    Jean Lamontagne 
    General Manager 
    Planning and Development 
 
DN/da 
 



 APPENDIX I 

Information for City Clerk 

Legal Description and Owners of all lots that form part of the application: 

1.  (a) Agent: Name: Victor Jeon 
WestStone Group 

Address: 10090 – 152 Street, Unit 300 
Surrey, BC V3R 8X8 

2. Properties involved in the Application

(a) Civic Address: 12661 – 110 Avenue 

(b) Civic Address: 12661 – 110 Avenue 
Owner: Waterstone Holdings No 2 Ltd. 
PID: 029-684-994
Lot 1 Section 17 Block 5 North Range 2 West New Westminster District Plan EPP39522 

3. Summary of Actions for City Clerk's Office

(a) Introduce an OCP Amendment By-law to:

amend "Figure 3: General Land Use Designations" by redesignating the subject site
from Commercial and Mixed Employment to Multiple Residential; 

amend "Figure 42: Major Employment Areas" by removing the Commercial and Mixed 
Employment designations from the subject site; and 

amend "Table 7a: Land Use Designation Exceptions" by including a site-specific 
notation as shown on Appendix III, 

and a date be set for Public Hearing. 

(b) Introduce a By-law to rezone the property.



DEVELOPMENT DATA SHEET 

Proposed: CD (based on RM-70 and C-5) 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

LOT AREA 
Gross Total 17,126 square metres 

Road Widening area 2,494 square metres 
Undevelopable area N/A 

Net Total 14,632 square metres 

LOT COVERAGE (in % of net lot area) 
 Buildings & Structures 85% 

Paved & Hard Surfaced Areas 8% 
Total Site Coverage 93% 

SETBACKS  
Lot 1: Front (west) 7.5 metres 5.0 metres 

Rear (east) 7.5 metres 6.0 metres 
Side #1 (north) 7.5 metres 5.0 metres 
Side #2 (south) 7.5 metres 5.0 metres 

Lot 2: Front (west) 7.5 metres 5.0 metres 
Rear (east) 7.5 metres 6.0 metres 
Side #1 (north) 7.5 metres 7.5 metres 
Side #2 (south) 7.5 metres 5.0 metres 

BUILDING HEIGHT 
 Principal 50 metres 22 metres 
 Accessory 4.5 metres N/A 

NUMBER OF RESIDENTIAL UNITS 
 Studio 62 
 One Bed + 318 
 Two Bedroom 134 
 Total 514 

FLOOR AREA:  Residential 33,331 square metres 

FLOOR AREA: Commercial 
Retail 1,102 square metres 

 Office N/A 
Total 1,102 square metres 

FLOOR AREA:  Industrial N/A 

FLOOR AREA:  Institutional N/A 

TOTAL BUILDING FLOOR AREA 34,936 square metres 34,433 square metres 



Development Data Sheet cont'd 

Required Development Data Minimum Required / 
Maximum Allowed 

Proposed 

DENSITY
FAR (gross): entire site 2.0 2.0 
FAR (net): Lot 1 2.5 
FAR (net): Lot2 2.3 

AMENITY SPACE 
Indoor 1,542 square metres 622 square metres 
Outdoor 1,542 square metres 2,464 square metres  

PARKING (number of stalls) 
 Commercial 36 33 
 Industrial N/A 

Studio and 1-bedroom 494 380 
2-Bed 202 180 

 Residential Visitors 103 50 

 Institutional N/A 

Total Number of Parking Spaces 835 643 

Number of accessible stalls 7 16 
Number of small cars  226 64 

 Tandem Parking Spaces:  Number / % of 
Total Number of Units 

N/A

Size of Tandem Parking Spaces 
width/length 

N/A

Heritage Site NO Tree Survey/Assessment Provided YES 



 

 

 
Appendix II 

PROPOSED SIGN BY-LAW VARIANCE 
 
 
# Proposed Variance Sign By-law Requirement 

 
Rationale 
 

1 To allow a total of two (2) 
additional fascia signs 
(‘Transit Village’) on the 
west façade of proposed 
Buildings B and C. 

A maximum of two (2) fascia 
signs are permitted provided 
that both of the fascia signs 
are not located on the same 
façade of the premises (Part 5, 
Section 27(2)(a)) 
 

The proposed fascia signs 
are of an appropriate size 
and scale in relation to the 
proposed buildings, and 
have been comprehensively 
designed of high quality 
materials for the 
development. 
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Appendix V



School Enrolment Projections and Planning Update:
The following tables illustrate the enrolment projections (with current/approved ministry
capacity) for the elementary and secondary schools serving the proposed development.

THE IMPACT ON SCHOOLS
APPLICATION #: 16 0685 00

SUMMARY
The proposed   514 highrise units Bridgeview Elementary
are estimated to have the following impact
on the following schools:

Projected # of students for this development:

Elementary Students: 13
Secondary Students: 5

September 2018 Enrolment/School Capacity

Bridgeview Elementary
Enrolment (K/1-7): 21 K + 133  
Capacity   (K/1-7): 20 K + 200

Kwantlen Park Secondary
Enrolment  (8-12): 1531 Kwantlen Park Secondary
Nominal Capacity (8-12): 1200  
Functional Capacity*(8-12); 1296

Projected cumulative impact of development 
Nominal Capacity (8-12):
subject project) in the subject catchment areas:

Elementary Students: 0
Secondary Students: 110
Total New Students: 110

There are no new capital projects proposed at Bridgeview Elementary or Kwantlen Park Secondary. 
Bridgeview Elementary school capacity has been adjusted for the implementation of full day Kindergarten 
and inclusion of a "Strongstart" program for preschool children and their parents.  The District is 
considering enrolment move options from Kwantlen Park to another secondary school site, to eliminate 
projected overcrowding at Kwantlen Park Secondary School.  The proposed development will not have an 
impact on these projections.

    Planning
Monday, March 06, 2017

*Functional Capacity at secondary schools is based on space utilization estimate of 27 students per 
instructional space.   The number of instructional spaces is estimated by dividing nominal facility 
capacity (Ministry capacity) by 25.                                                                                            
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                                                van der Zalm + associates inc. 

Tel:    604 882 0024    www.vdz.ca                 Suite 1, 20177 97 Avenue 
Fax:   604 882 0042                       Langley, BC       V1M 4B9 
        

 

Table 1: Summary of Tree Preservation by Tree Species 

Tree Species  Existing Remove  Retain

Alder and Cottonwood 

Alder 0  0 
Cottonwood  0  0 

Deciduous Trees 
(excluding Alder and Cottonwood Trees) 

Red Oak 5 5

Pin Oak 5 5

Japanese Maple 3 3

Littleleaf Linden 1 1

   

Coniferous Trees 

Douglas fir  0 0
Yellow Cedar  0 0
Red Cedar  0 0
Cedar hedge  0 0
Spruce 0 0
Total 
 (excluding Alder and Cottonwood Trees) 

14 14 

Additional Trees in the proposed 
Open Space / Riparian Area 

   

Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

28 

Total Retained and Replacement 
Trees 

28 

Appendix VII



                                                                    

                                                van der Zalm + associates inc. 

Tel:    604 882 0024    www.vdz.ca                 Suite 1, 20177 97 Avenue 
Fax:   604 882 0042                       Langley, BC       V1M 4B9 
        

 

Surrey Project
No:
Address: 12661 – 110 Ave, Surrey, B.C.
Registered
Arborist: Kelly Koome

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)

14

Protected Trees to be Removed 14

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

0

Total Replacement Trees Required:

28

Alder & Cottonwood Trees Requiring 1 to 1 Replacement
Ratio

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

14 X two (2) = 28
Replacement Trees Proposed 28
Replacement Trees in Deficit 0
Protected Trees to be Retained in Proposed [Open Space / Riparian
Areas] 0

Off Site Trees Number of Trees

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

0

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
Replacement Trees Proposed 0
Replacement Trees in Deficit 0

Summary, report and plan prepared and submitted by:

March 24, 2016
(Signature of
Arborist) Date
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Advisory Design Panel 
Minutes 

2E - Community Room B 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
THURSDAY, FEBRUARY 9, 2017 
Time: 5:02 pm 

 
Present: 

Chair – D. Nelson 
J. Leger 
A. Scott 
D. Staples 
D. Tyacke 
M. Younger 

Guests: 

E. Poxleiter, Keystone Architecture 
L. Wykpis, Keystone Architecture 
M.  Van der Zalm, Van der Zalm + Assoc. Ltd. 
V. Jeon, Weststone Group 
R. Jenkins, Weststone Group 
C. Sethi, Tien Sher Homes 
R. Bernstein, Chris Dikeakos Architects 
Jeff Shen, Chris Dikeakos Architects 
D. Chernoff, Durante Kruek Ltd.  

Staff Present: 

M. Rondeau, Acting City Architect, 
Planning & Development 
L. Luaifoa, Legislative Services 
 

 
 
The Acting City Architect introduced the newest member Julien Leger to the Panel. 
 
The accessibility representative was not able to attend the meeting and his comments have been 
added to the minutes. 
 
 
A. RECEIPT OF MINUTES 
 

It was Moved by D. Staples 
 Seconded by A. Scott 
 That the minutes of the Advisory Design 
Panel meeting of January 26, 2017 be received. 

 Carried 
 
 
B. NEW SUBMISSIONS 
 

1. 5:00 PM 

Urban Design Planner:  Mary Beth Rondeau 
 
 

File No.: 7916-0685-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: OCP/NCP Amendment, Rezoning and detailed 

DP – 4 mixed-use buildings containing 
approximately 514 residential dwelling units and 
1,102 sm of ground floor commercial with partial 
below and above grade parking on 2 city blocks. 

Address:  12661-110 Avenue in Bridgeview  
Developer: Victor Jeon/Ryan Jenkins, Weststone Group 
Architect: Eric Poxleitner, Keystone Architecture 
Landscape Architect: Mark Van der Zalm, Van der Zlam + Assoc. Inc. 
Planner: Donald Nip 

Appendix VIII



Advisory Design Panel - Minutes February 9, 2017 
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The Acting City Architect provided the following comments: 
 

The proposed transit oriented development (TOD) at the Scott Road Station is 
similar to the previous proposal and supported on this site. 
Staff has no issues with use, form, height and density and is seeking suggestions 
on how to manage the street interface with the floor level of commercial and 
sidewalk.  

 
 

The Project Architect presented an overview of the site plan, building plans, 
streetscapes and elevations.  The following was highlighted: 

 
The site is challenging due to the flood plain and geotechnical and requires 
piling to support the building. 
The building is fully rental with on-site management. 
The urban contemporary appearance of the development is designed to reflect a 
transit station environment.  A lot of grey tones will be used with brick along 
the base. Hardie Panel with metal panel is used around some of the featured 
areas.  
Each building has its own entrance highlighted with aluminum panels that have 
been warmed up by bright colours.  Each building has accent colours to help 
define each one separately. 

 
 

The Landscape Architect presented an overview of the Landscape, Sustainability 
and CPTED plans and highlighted the following:  

 
The access ramps are integrated on an angle to minimize the impact on the 
streetscape. 
The central open space amenity for each building offer different opportunities.  
The south building space is more of a play area and the other amenity space 
provides a design for more of a social area. 

 
 
 

ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
OCP/NCP Amendment, Rezoning and detailed DP – 4 mixed-use buildings 
containing approximately 514 residential dwelling units and 1,102 sm of 
ground floor commercial with partial below and above grade parking on 
2 city blocks. 
File No. 7916-0685-00 

 
It was Moved by A. Scott 
 Seconded by D. Staples 
 That the Advisory Design Panel (ADP) 
recommends A - that the applicant address the following issues to the satisfaction 
of the Planning & Development Department. 

Carried  
 
 



Advisory Design Panel - Minutes February 9, 2017 
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STATEMENT OF REVIEW COMMENTS 
 

The Design Panel supports the project in general and has no issues with Use, Form 
or Density of the project.  

 
Site 

The site is well utilized considering the challenge of the flood plain.  
The overlook to the adjacent Home Depot parking lot was a concern. This 
should be buffered with landscaping and consideration should be given to 
removing the walkway to increase the landscape buffer. 
 
(It was determined that maintaining the walkway would be preferable.) 

 
 

Building Form and Character  
 

Recommend enhancement of commercial articulation.  Suggest bringing colours 
down into the commercial area.  
Consider differentiation of materials and colours of retail at the 2 buildings. 
 
(Please see revised elevation drawings. Individual building colors were brought 
down to accentuate the commercial entries in addition to similar 
finishes/materials on the architectural elements.)  
 
The building could be higher which may create opportunities to form. 
 
(The soil conditions and density constraints will not permit higher than 6 
storeys.) 
 
Recommend re-work of some of the units: 
o “C” units to improve livability and related to the firewall. 
o Concern with Building A west corner and Building D east corner being in the 

shade all day long.  Recommend setting back the ends of the building to 
allow the sun to enter a bit more.  

o Recommend corner units in Buildings B and C learn from Buildings A and  
 
(All referenced units were amended to include additional window areas and 
“pulling back” of the firewall to increase exposure to courtyard areas and 
decrease shadowed areas.) 

 
 

o Recommend the living room and kitchen in Unit A 115 be flipped to allow the 
patio to face the common roadway instead of the driveway entrance.  
 
(Implemented.) 
 

Concern about garbage/recycling could be closer to commercial. 
 
(Both building parkades now include an additional garbage room immediately 
adjacent to the commercial spaces.) 
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Recommend patio access from the 3rd floor units to the courtyard outdoor 
amenity space. 
 
(Due to security and CPTED, it is best not to implement this.) 

 
 

Landscaping 
 

Recommend the use of larger growing street trees around the perimeter.  
 
(The perimeter/street tree species have been modified to be a larger species.) 
 
Recommend stepping slab edges down to help eliminate the retaining wall to 
reduce the apparent height of the walls.  
 
(We were unable to implement this due to the adverse sloping effect of the public 
realm in addition to height constraints immediately underneath.) 

 
 

CPTED 
 

CPTED has been generally well addressed.  
 
 

Accessibility 
 

Recommend disabled parking spaces and numbers is according to the building 
code.  
 
(Implemented.) 
 
Recommend 5% of units be disabled. 
 
(We have provided 3 disabled units per building (2.3%)) 

  
Recommend power doors at all entrances. 
 
(We will implement this as part of our electrical design.) 
 
Recommend elevator call button panels to be placed horizontally. 
 
(We will implement this once we have awarded an elevator contractor.) 

 
Recommend washrooms are disabled accessible in amenity space.  
Recommend the outdoor pathways in the amenity space outdoors be disabled 
accessible.  
 
(Implemented.) 
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Sustainability 
 

Recommend use of Energy Recovery Ventilators for all suite ventilation. 
 
(We will consider this at the mechanical design phase but have concerns with cost 
implications. We will be meeting the ASHRAE 90.1 criteria.) 
 
Recommend storm collection and rain water collection for re-use from the 
courtyard areas.  
 
(We have implemented a rain collection system attached to the greenhouse at 
bldg. A/B courtyard.) 
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APPENDIX XI

´Proposed amendment from Commercial & Mixed
Employment to Multiple Residential in Figure 3:
General Land Use Designations

OCP Amendment  7916-0685-00

7913-0160-00

COM & ME
to RM
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´Proposed amendment by removing 
Commercial & Mixed Employment designations
in Figure 42: Major Employment Areas

OCP Amendment  7916-0685-00

7913-0160-00

Remove
COM & ME

Appendix XI



 

- 1 - 
 

CITY OF SURREY 
 

BYLAW NO.    
 

  A by-law to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE CITY 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: COMPREHENSIVE DEVELOPMENT ZONE (CD) (BY-LAW NO. 11076) 
(SURREY ZONING BY-LAW, 1979, NO. 5942, AMENDMENT BY-LAW, 
1993, NO. 11076) 

 
 TO:  COMPREHENSIVE DEVELOPMENT ZONE (CD) 
  _____________________________________________________________________________  
 

Parcel Identifier:  029-684-994 
Lot 1 Section 17 Block 5 North Range 2 West New Westminster District Plan EPP39522 

 
12661 –  110 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 medium density, multiple unit residential buildings, ground-
oriented multiple unit residential buildings, and related amenity spaces, along with 
ancillary commercial uses, which are to be developed in accordance with a 
comprehensive design. 
 
The Lands are divided into Blocks A and B as shown on the Survey Plan attached 
hereto and forming part of this Bylaw as Schedule A, certified correct by Adam 
Fulkerson, B.C.L.S. on the 24th day of April, 2017. 

 
 

B. Permitted Uses 
 

The Lands and structures shall be used for the following uses provided such uses 
are part of a comprehensive design: 
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1. Multiple unit residential buildings and ground-oriented multiple unit 

residential buildings, provided these uses do not constitute a singular use 
on the lot. 

 
2. The following uses are permitted, provided that any one of these uses, or a 

combination thereof, are ancillary to a use permitted under Section B.1 of 
this Zone: 

 
(a) Retail stores excluding adult entertainment stores, secondhand 

stores and pawnshops; 
 
(b) Personal service uses excluding body rub parlours; 
 
(c) General service uses excluding funeral parlours and drive-through 

banks; 
 
(d) Eating establishments excluding drive-through restaurants; 
 
(e) Neighbourhood pubs; 
 
(f) Liquor stores; 
 
(g) Office uses excluding social escort services and methadone clinics; 
 
(h) Indoor recreational facilities;  
 
(i) Entertainment uses excluding arcades and adult entertainment 

stores;  
 
(j) Child care centres; and 
 
(k) Community services. 

 
 

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, as amended, the maximum floor area ratio 
shall be increased as follows: 

 
(a) Block A:  The floor area ratio shall not exceed 2.5; and 
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(b) Block B:  The floor area ratio shall not exceed 2.3 
 

3. Notwithstanding 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 all the 
buildings within all of the air space parcels and the remainder lot of the air 
space subdivision shall not exceed the maximum specified in Section D.2. 

 
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 
 

The lot coverage shall not exceed 85%, excluding air space parcels which shall have 
a maximum lot coverage of 100%.  

 
 
F. Yards and Setbacks 
 

Buildings and structures shall be sited in accordance with the following minimum 
setbacks: 
 
1. Block A 

 

Setback Front Rear Side Yard Side Yard 
 Yard Yard on Flanking on Flanking 
 
Use 

(West) (East) Street 
(North) 

Street 
(South)      

     
Principal Buildings 
and Accessory 

5.0 m. 
[16.5 ft.] 

6.0 m. 
[20 ft.] 

4.7 m. 
[15.5 ft.] 

5.0 m. 
[16.5 ft.] 

Buildings and 
Structures 
 
Principal Buildings 
and Accessory 
Buildings and 
Structures Within Air 
Space Parcels 
 

 
 
 
0 m. 
[0 ft.] 

 
 
 
0 m. 
[0 ft.] 

 
 
 
0 m. 
[0 ft.] 

 
 
 
0 m. 
[0 ft.] 

  
 Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 

1993, No. 12000, as amended. 
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2. Block B 
 

Setback Front Rear Side Yard Side Yard 
 Yard Yard on Flanking on Flanking 
 
Use 

(West) (East) Street 
(North) 

Street 
(South)      

     
Principal Buildings 
and Accessory 

5.0 m. 
[16.5 ft.] 

6.0 m. 
[20 ft.] 

7.5 m. 
[25 ft.] 

4.7 m. 
[15.5 ft.] 

Buildings and 
Structures 
 
Principal Buildings 
and Accessory 
Buildings and 
Structures Within Air 
Space Parcels 
 

 
 
 
0 m. 
[0 ft.] 

 
 
 
0 m. 
[0 ft.] 

 
 
 
0 m. 
[0 ft.] 

 
 
 
0 m. 
[0 ft.] 

  
 Measurements to be determined as per Part 1 Definitions of Surrey Zoning By-law, 

1993, No. 12000, as amended. 
 

3. Notwithstanding the definition of setback in Part 1 Definitions of Surrey 
Zoning By-law, 1993, No.12000, as amended, decks, architectural features 
and roof overhangs may encroach 1.5 metre [4.5 ft.] into the required 
setbacks. 

 
4.  Notwithstanding Sub-section E.17(b) of Part 4 General Provisions of Surrey 

Zoning By-law, 1993, No. 12000, as amended, stairs with more than three 
risers may encroach into the required setbacks. 

 
 
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 24 metres [80 ft]. 
 
 2. Accessory buildings and structures:  The building height shall not exceed 4.5 

metres [15 ft.]. 
 
 
H. Off-Street Parking 
 

1. Parking spaces shall be provided in accordance with Part 5 Off-Street 
Parking and Loading/Unloading of Surrey By-law, 1993, No. 12000, as 
amended. 

 
2. Notwithstanding Section H.1 of this Zone, the minimum number of parking 

spaces for the multiple unit residential and ground-oriented multiple unit 
residential uses for the Lands shall be in accordance with the following 
rates: 
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Use Required Parking Spaces 

Dwelling Units:  1 bedroom or less 1.0 parking spaces per dwelling unit 
Dwelling Units:  2 bedrooms 1.2 parking spaces per dwelling unit 
Residential Visitors 0.1 parking space per dwelling unit 

 
3. All required residential parking spaces shall be provided as underground 

parking or as parking within building envelope. 
 

4. A minimum of 92% or at least 272 of the required bicycle spaces for Block 
A and a minimum of 92% or at least 323 of the required bicycle spaces for 
Block B, must be located in secure bicycle parking areas within the 
buildings. 

 
 

I. Landscaping 
 

1. All developed portions of the lot not covered by buildings, structures or 
paved areas shall be landscaped.  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 the building. 

 
 
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 have 
direct access to an open space and play area within the lot.  

 
3. Balconies are required for all dwelling units that 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. 
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K. Subdivision 
 

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

 
Lot Size Lot Width Lot Depth 

 
6,000 square metres 

[1.5 acres] 

 
60 metres 
[200 ft.] 

 
60 metres 
[200 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. 

 
 
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. 
 
 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-70 Zone for the 
residential portion and the C-5 Zone for the commercial portion. 

 
 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 By-
law, 2016, No. 18664, as may be amended or replaced from time to time, 
and the development cost charges shall be based on the C-5 Zone for the 
commercial portion and the RM-70 Zone for the residential portion. 

 
 9. Tree regulations are set out in Surrey Tree Protection By-law, 2006, No. 

16100, as amended. 



 

- 7 - 
 

 
 10. Development Permits may be required in accordance with the Surrey 

Official Community Plan By-law, 2013, No. 18020, as amended. 
 
 11. Provincial licensing of child care centres is regulated by the Community 

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

 
 12. Provincial licensing of neighbourhood pubs is regulated by the Liquor 

Control and Licensing Act, R.S.B.C. 1996, Chapter 267, as amended. 
 
 

3. This By-law shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 
Amendment By-law,           , No.             ." 

 
 
 
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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