
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7923-0239-00 
Planning Report Date: June 10, 2024   

 

PROPOSAL: 

• TCP Amendment to allow a higher height in the 
Semiahmoo Town Centre Plan 

• Rezoning from RF to CD 
• Development Permit 

to permit the development of one 20-storey mixed-use 
building consisting of 181 dwelling units with ground-
floor commercial space in Semiahmoo Town Centre. 

LOCATION: 15273 - 16 Avenue 
15265 - 16 Avenue 

ZONING: RF  

OCP DESIGNATION: Town Centre  

TCP DESIGNATION: Mid-Rise Mixed-Use 
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RECOMMENDATION SUMMARY 
 
• Rezoning By-law to proceed to Public Notification. If supported the By-law will be brought 

forward for First, Second and Third Reading.  
 

• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing an amendment to the Semiahmoo Town Centre Plan (TCP) to increase the building 

height from 16 storeys to 20 storeys and to allow a 6-storey podium higher than 18 metres. 
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the Town Centre designation in the Official Community Plan 

(OCP). 
 

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

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

• The proposal generally complies with the Mid-Rise Mixed-Use designation in the Semiahmoo 
Town Centre Plan (TCP).  The applicant is seeking an amendment to the Semiahmoo TCP 
Building Height Strategy to increase the building height from 16 storeys to 20 storeys, and to 
allow a 6-storey podium higher than 18 metres.  The applicant was originally proposing to 
retain the small heritage house on the site, and staff were supportive of an increase in building 
height in recognition of the heritage retention.  However, the Surrey Heritage Advisory 
Commission deemed the small heritage building not appropriate for retention so there is no 
proposed heritage retention, but it was deemed appropriate to allow the applicant to continue 
with the proposed building height amendments as the built form is suitable for the context.  
In lieu of the heritage house preservation, the applicant is proposing to make a cash 
contribution toward the City’s Heritage Services, to support the indigenization of existing 
storyboards in South Surrey. 

 
• The proposed mixed-use building is well-designed and utilizes high-quality contemporary 

materials. The tower is located at the southern end of the site near 16 Avenue and the podium 
has been designed to taper from 6-storeys down to 5-storeys along the north edge of the site 
to provide a height transition to existing low-rise buildings to the north. The setbacks 
proposed will help to achieve a more urban, pedestrian streetscape in compliance with the 
Form and Character Development Permit (DP) guidelines in the OCP. 
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• The applicant will provide a density bonus amenity contribution consistent with the Tier 2 

Capital Projects Community Amenity Contributions (CACs) in support of the requested 
increased density on the site, as per the density bonusing provisions in the Semiahmoo Town 
Centre Plan.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for a By-law to rezone the subject site 

from "Single Family Residential Zone (RF)" to "Comprehensive Development Zone (CD)".  
 
2. Council authorize staff to draft Development Permit No. 7923-0239-00 generally in 

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

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

 
(b) submission of a subdivision layout to the satisfaction of the Approving Officer; 
 
(c) resolution of all urban design issues to the satisfaction of the Planning and 

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

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

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

satisfaction of the Planning and Development Department;  
 

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

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

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

and Development Department;  
 
(j) the applicant provide a voluntary monetary contribution to Surrey Heritage 

Services as outlined in this report;  
 
(k) submission of an acoustical report for the units adjacent to 16 Avenue and 

registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; and 

 
(l) 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 
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and Tier 1 Capital Project CACs, to the satisfaction of the General Manager, 
Planning & Development Department. 

 
4. Council pass a resolution to amend the Semiahmoo Town Centre Plan (TCP) Building 

Height Strategy to increase the building height from 16 storeys to 20 storeys, and to allow 
a 6-storey podium higher than 18 metres when the project is considered for final adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use TCP Designation Existing Zone 
 

Subject Site Single family 
dwelling, on 
Heritage Inventory 

Mid-Rise Mixed 
Use 

RF 

North: 
 

Apartment 
building 

Low-Rise 
Residential 

RM-45 

East: 
 

Seniors care facility Mid-Rise Mixed 
Use 

CD (Bylaw No. 
16410) 

South (Across 16 Avenue, in 
White Rock): 
 

Commercial 
businesses 

OCP is Town 
Centre Transition 

n/a 

West: Commercial 
businesses 

Mid-Rise Mixed 
Use and High-Rise 
Mixed Use 

C-8 

 
Context & Background  
 
• The subject site includes two parcels located at 15265 – 16 Avenue and 15273 – 16 Avenue, with 

a total site area of 5,670 square metres.  The site contains a small house which is on the City’s 
Heritage Inventory, several trees and an open sod area. 
 

• The parcels are currently zoned "Single Family Residential Zone" (RF) and are designated 
Town Centre the Official Community Plan (OCP) and Mid-Rise Mixed Use in the Semiahmoo 
Town Centre Plan (TCP).  
 

• The subject site is bordered to the north by a 3 storey apartment building, to the east by an 8-
storey senior’s care facility apartment building and to the west by single-storey commercial 
businesses.  Across 16 Avenue to the south, in White Rock, is a single-storey commercial site. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing: 

 
o A Town Centre Plan (TCP) Amendment to amend the Semiahmoo Town Centre Plan 

(TCP) Building Height Strategy to increase the building height from 16 storeys to 20 
storeys, and to allow a 6-storey podium higher than 18 metres; 
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o A rezoning from "Single Family Residential Zone (RF)" to "Comprehensive 
Development Zone (CD)"; and 

o A Form and Character Development Permit to allow for a 20-storey mixed use 
apartment building. 

 
• In addition, the applicant is proposing to consolidate the two parcels, and to provide road 

dedication.   
 

 Proposed 
Lot Area 

Gross Site Area: 5,670 sq.m. 
Road Dedication: 2,364 sq.m. 
Net Site Area: 3,316 sq.m. 

Number of Lots: 1 
Building Height: 20 storeys (69 metres)  
Floor Area Ratio (FAR): 3.32 (Gross); 5.70 (Net) 
Floor Area 

Residential: 18,875 sq.m. 
Commercial: 379 sq.m. 
Total (Gross): 19,254 sq.m. 

Residential Units: 
Studio: 6 
1-Bedroom: 15 
2-Bedroom: 143 
3-Bedroom: 17 
Total: 181 units 

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

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

approximately 28 school-age children generated by this 
development, of which the School District has provided the 
following expected student enrollment.  
 
16 Elementary students at Jessie Lee Elementary School 
7 Secondary students at Earl Marriott 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 Winter 
2027.  
 

Parks, Recreation & 
Culture: 
 

Bakerview Park is the closest active park with amenities including, 
outdoor sport fields, a playground, and is 575 metres walking 
distance from the development. Southmere Village Park is the 
closest park with a natural area and it is 750 metres  walking 
distance from this development.  Parks will further review 
proposed tree removal of any City trees through the detailed design 
review process. 
 

Surrey Fire Department: No concerns. 
 

Heritage Advisory 
Commission (HAC): 
 

Staff brought the proposal to retain the Wright House to the 
February 14, 2024 HAC meeting.  The Wright House was on the 
City’s Heritage Inventory.  The Commission deemed the small 
heritage building as not appropriate for retention, and the house 
will be removed.  In lieu of the heritage preservation, the applicant 
is proposing to make a cash contribution toward the City’s Heritage 
Services, to support the indigenization of existing storyboards in 
South Surrey. 
 

  
Advisory Design Panel: 
 

The proposal was considered at the ADP meeting on January 25, 
2024 and was supported. The applicant has resolved all of the 
outstanding items from the ADP review as outlined in the 
Development Permit section of this report. Any additional revisions 
will be completed prior to Council’s consideration of Final 
Adoption of the rezoning by-law, to the satisfaction of the Planning 
and Development Department. 
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City of White Rock: 
 

No concerns with the proposed land use.  The details of the 
intersection at 16 Avenue and the new 152A Street will be 
coordinated with White Rock through the Servicing Agreement 
process. 
 

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

improvements: 
 

o Dedication of 18 metres and construction for 152A Street (west of site) and dedication 
of 11.5 metres and construction for 16A Avenue (north of site) to the City’s local road 
standard; and 

o Dedication of approximately 5 metres in width along the frontage for the widening of 
16 Avenue. 

 
Traffic Impacts 
 
• As part of the Semiahmoo Town Centre Plan, an area-wide transportation impact assessment 

(“TIA”) was conducted to assess cumulative traffic impacts of redevelopment of the TCP area 
and to inform the required transportation infrastructure improvements. Redevelopment of 
the subject site and the related site-generated traffic impacts were taken into account as part 
of the area-wide TIA. As a result, a site-specific TIA was not required as part of the subject 
application. 
 

• According to industry standard rates, the proposal is anticipated to generate approximately 1 
vehicle trip every minute in the peak hour. A site-specific transportation impact analysis was 
not required as the proposal is below the City’s minimum threshold. 

 
Transit 
 
• The subject property is located in close proximity to several bus stops on 16 Avenue and 152 

Street, with several routes mostly within South Surrey and extending to North Surrey, Langley 
and Richmond.   

 
Access 
 
• Access to the subject site is proposed via 16A Avenue, which will be dedicated and constructed 

along the north property line of the subject site. 
 
Sustainability Considerations 
 
• The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. 
 

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

The proposed development complies with the General Urban RGS designation. 
 
Official Community Plan 
 
Land Use Designation 
 
• The proposal complies with the subject site’s Town Centre designation within the Official 

Community Plan (OCP). 
 
Themes/Policies 
 
• The proposed development complies with the following themes and policies in the OCP 

(staff comments are in italics): 
 

o A1.1 – Support compact and efficient land development that is consistent with the 
Metro Vancouver Regional Growth Strategy (RGS) (2011). 
 

(The proposed development complies with the RGS designation.) 
 

o A4.2 – Encourage the full and efficient build-out of existing planned urban areas in 
order to: 
 provide housing options. 

 
(The proposed development will provide apartment living options in the Semiahmoo 
Town Centre Plan area.)  

 
o B2.14 – Encourage underground parking and provide landscaped open spaces and 

pedestrian environments in place of surface parking. 
 
(The required residential parking is proposed to be underground.) 
 

o C1.2 – Encourage the development of more compact and efficient land uses and 
servicing systems, emphasizing infill and intensification in order to use existing 
infrastructure systems efficiently and to minimize the costs of new utility 
infrastructure. 
 

(The proposed development is of a sufficient density to utilize transit and existing 
infrastructure efficiently and is located on an infill site.) 

 
Secondary Plans 
 
Land Use Designation 
 
• The proposal generally complies with the Mid-Rise Mixed-Use designation in the Semiahmoo 

Town Centre Plan (TCP).  However, the applicant is seeking an amendment to the 
Semiahmoo TCP Building Height Strategy to increase the building height from 16 storeys to 20 
storeys, and to allow a 6-storey podium higher than 18 metres.   
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Amendment Rationale 
 
• The applicant was originally proposing to retain the small heritage house on the site, and staff 

were supportive of an increase in building height in recognition of the heritage retention.  
However, the Surrey Heritage Advisory Commission deemed the small heritage building as 
not appropriate for retention so there is no proposed heritage retention, but it was deemed 
appropriate to allow the applicant to continue with the proposed building height 
amendments.  The built form is suitable for the context. The 20 storey tower is located at the 
southern end of the site near 16 Avenue and the lower 5-6 storey podium is placed on the 
north side providing a height transition to lower adjacent buildings.  In lieu of the heritage 
preservation the applicant is proposing to make a $50,000 cash contribution toward the City’s 
Heritage Services, to support the indigenization of existing storyboards in South Surrey. 

 
• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 

proposed density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report. 

 
 
CD By-law  
 
• The applicant proposes to rezone the subject site from "Single Family Residential Zone (RF)" 

to “Comprehensive Development Zone (CD)” (based upon the “Neighbourhood Commercial 
Zone [C-5]” and “Multiple Residential 135 Zone [RM-135]” in order to allow for the proposed 
mid-rise mixed-use development. 
 

• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-135 Zone, C-5 Zone and proposed CD Bylaw are illustrated in the following table: 
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Zoning C-5 Zone  
(Part 35) 

RMC-135 Zone 
(Part 25) Proposed CD Zone 

Permitted Uses: 
 
 
 
 
 
 
 
 
 
 

• Retail uses 
• Personal service 

uses 
• General service 

uses 
• Eating 

establishments 
(excluding drive-
through 
restaurants) 

• Neighbourhood 
pub 

• Office uses 
• Indoor recreational 

facilities 
• Community 

services 
• Child care centres 

One caretaker unit 

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

• Child care 
centres 

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

• Retail stores, excluding adult 
entertainment stores, auction 
houses, and second-
hand stores and pawnshops; 

• Personal  
service uses excluding body 
rub parlours 

• General  
service uses excluding funeral 
parlours, drive through banks 
and vehicle rentals 

• Eating establishments 
(limited to 150 sq. m.) and 
excluding drive-through 
restaurants 

• Liquor store  
• Office uses excluding social 

escort services, methadone 
clinics and marijuana 
dispensaries 

• Indoor recreational facilities 
excluding a gymnasium 

• Community services 
• Child care centres 
• Cultural uses 

Floor Area Ratio: 0.50 2.50 3.32 (Gross) 
5.70 (Net) 

Lot Coverage: 50% 33% 53% 
Yards and 
Setbacks 
     North: 
     East:  
     South: 
     West: 

 
 

7.5 metres 
7.5 metres 
7.5 metres 
7.5 metres 

 
 

7.5 metres or 50% 
of the building 

height 

 
 

4.4 metres 
3.5 metres 
4.0 metres 
4.0 metres 

Principal 
Building Height: 

9 metres N/A 69 metres 

Amenity Space 
Indoor 

Amenity: 
N/A 543 sq. m. The proposed 375 sq. m. and CIL 

meets the Zoning Bylaw 
requirement. 
 

    Outdoor 
Amenity: 

N/A 543 sq. m. The proposed 612 sq. m. exceeds 
the Zoning Bylaw requirement. 
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Parking (Part 5) Required Proposed 
Number of Stalls 

Commercial: 12 12 
Residential: 268 268 
Residential Visitor: 37 37 
Total: 317 317 

Bicycle Spaces 
Residential Secure Parking: 217 218 
Residential Visitor: 6 6 

 
• The accessory commercial uses proposed in the CD Zone largely reflect the uses of the C-5 

Zone with the main difference being that the neighbourhood pub use is not proposed in the 
CD Zone, and personal services are not limited as they are in the C-5 Zone.  Liquor store use is 
added, and eating establishments are limited to a maximum floor area of 150 square metres. 
 

• The CD Zone proposes a higher net floor area ratio (FAR) at 5.70 as compared to the 2.50 FAR 
permitted under the RM-135 Zone.  As this is a Town Centre location, FAR is permitted to be 
measured on a gross basis for density bonus purposes, and the gross FAR is 3.32.  The 
proposed FAR is in keeping with the site's “Mid-Rise Mixed-Use” designation in the 
Semiahmoo TCP, which allows bonus density. 
 

• The maximum lot coverage has been increased from 33% in the RM-135 Zone to a maximum  
of 53% in the CD Bylaw to accommodate the proposed built form. The proposed lot coverage 
is typical for mid-rise developments on a site of this size. 

 
• The setbacks generally comply with the Semiahmoo Town Centre Plan.  A 4-metre setback is 

proposed along the commercial retail units (CRUs) on 16 Avenue (south setback) which allows 
for circulation and gathering space in front of the CRUs.  A 4-metre setback is proposed on 
152A Street which reflects the large 18-metre road dedication provided by the applicant and 
the articulation of the western façade provides an approximate average setback of 4.5 metres.  
The site plan will be updated to reflect this western 4.0 metre setback prior to final adoption. 
 

• The RM-135 Zone requires the building setbacks to be 7.5 metres or a minimum of fifty 
percent (50%) of the building height, whichever is greater. The applicant is proposing reduced 
setbacks in the CD Bylaw which is supportable given that it allows for more active 
engagement with the street. 

 
On-site Parking and Bicycle Storage 
 
• The proposed development includes a total of 317 parking spaces consisting of 268 resident 

parking spaces, 37 parking spaces for visitors and 12 parking spaces for commercial uses. In 
addition, the applicant will provide 12 accessible parking spaces. 
 

• All parking spaces on-site will be provided within an enclosed underground parkade that is 
accessed from 16A Avenue at the north side of the building. 

 
• Of the 317 parking stalls provided, 30 small car stalls are proposed or 9% of the total number of 

parking spaces. The Surrey Zoning Bylaw allows for a maximum of 35% of the total parking 
spaces on-site to be provided for small cars. 
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• 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, south 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. 

 
• The development will provide a total of 218 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, 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 2023, under Corporate Report 
No.R037;2023. 
 

• The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Final Subdivision Approval. 
The current rate is $2,227.85 per new unit. 

 
• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 

proposed density greater than the Secondary Plan designation.  The proposed development 
will be required to pay the rates that are applicable at the time of Final Adoption. 

 
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 was approved in April 2024, under 
Corporate Report No. R046; 2024, and the contribution is currently $1,113.92 per unit. 
 

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

 
Public Art Policy 
 
• The applicant will be required to provide public art, or register a Restrictive Covenant 

agreeing to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address 
the City’s needs with respect to public art, in accordance with the City’s Public Art Policy 
requirements.  The applicant will be required to resolve this requirement prior to 
consideration of Final Adoption. 
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PUBLIC ENGAGEMENT  
 
• Pre-notification letters were sent on December 5, 2023, and the Development Proposal Signs 

were installed on December 15, 2023. Staff received responses from 10 area residents and the 
Little Campbell Watershed Society (LCWS).  Some of the residents had no concerns but were 
just seeking general information about the project.  Concerns raised included increased traffic, 
building height and shadowing, exterior lighting, construction impact and drainage impacts. 
(staff comments provided further below in italics). 

 
Public Information Meeting 
 
• The applicant held a Public Information Meeting on February 13, 2024 at the Semiahmoo 

Library.  According to the Summary Report submitted from the applicant to the City, 
approximately 30 people attended the PIM and 4 comment cards were received.  Two (2) 
comments cards indicated some support, one (1) comment card was neutral and one (1) 
comment card indicated opposition.  Concerns included increased traffic, building height, 
landscaping and exterior lighting.    

 
(The applicant will be providing road dedication for 16A Avenue, 152A Street, and 16 Avenue.  
Building height was predicated on heritage retention which was not supported by the Surrey 
Heritage Advisory Commission, however the built form is suitable for the site context.  The 
landscaping proposed is typical and reasonable for this form of development.  Lighting will be 
provided according to the BC Building Code requirements, but there will not be any exterior 
building lighting beyond that.  Should the project be approved, the applicant will follow all the 
applicable construction bylaws.  The applicant will follow all the drainage requirements 
outlined in the Semiahmoo Town Centre Plan and the Integrated Stormwater Management 
Plan for this area.  All runoff to the municipal storm water system is required to be captured by 
a water quality treatment facility.)      

 
 
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 Semiahmoo Town Centre Plan (TCP). 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Semiahmoo Town Centre Plan 
(TCP). 

 
Building Design  
 
• The proposed development includes a 20-storey mixed-use tower and a 5- to 6-storey podium 

that consists of 181 market dwelling units with 379 square metres of ground-floor commercial 
space.  

 
• The proposed building façade reflects a contemporary and dynamic built form with particular 

attention given to tower and podium placement, building height, and street interface.  
 

• The podium is designed to wrap around the street frontage to provide a continuous street 
wall.  The podium drops down from 6-storeys to 5-storeys along the north edge of the site to 
provide a height transition to existing low-rise buildings to the north. 
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• The ground-floor commercial/retail units (CRUs) will actively engage with the street on 16 
Avenue and provide a strong urban edge and active street wall.  The ground floor steps back 
from the street at the southeast corner to provide a small plaza area.  Painted steel canopies 
with glazing help define the ground floor commercial units and provide weather protection.  
The residential lobby anchors the building on the 152A Street elevation with seating amenities. 

 
• The proposed building materials include prefinished metal panels (grey and white), painted 

concrete (grey, white and clear), brick masonry (gray), wood finish panels, and metal and 
glass guardrails.  The proposed building form adopts a modern architectural vocabulary, that, 
while distinctive, is compatible with the current high-rise typology in Surrey’s town centres.  

 
• The applicant is proposing to provide four levels of underground parking, which will provide 

all of the required parking for the development. The parkade is accessed via 16A Avenue on 
the north side of the building.  No at-grade surface parking is proposed.  The resident parking 
spaces will be secured by an overhead gate. 

 
Signage  
 
• Signage for the commercial units is proposed under the weather canopy.  The applicant is 

proposing to have a fascia sign identifying the building name near the main residential lobby 
entrance. 
 

Indoor Amenity Space 
 
• The total required indoor amenity space is 543 square metres (3 square metres/unit) and the 

applicant is providing a total of 374 square metres in physical space, for a deficit of 169 square 
metres.  To address this deficit, the applicant will provide cash-in-lieu of indoor amenity space 
at the rate in effect at the time of Final Adoption of the Rezoning By-law. 
 

• The indoor amenity space is located on the ground floor, adjacent to the outdoor amenity 
space in the courtyard area.  The indoor amenity space is divided into several areas and 
includes a large lounge area with kitchenette and a gym space.  A washroom is also provided 
on the seventh floor, for use of residents who may be using the outdoor amenity space on the 
seventh floor. 

 
Outdoor Amenity Space and Proposed Landscaping 
 
• The total required outdoor amenity space is 543 square metres (3 square metres/unit) and the 

applicant is providing 612 square metres, thereby exceeding the requirements of the Zoning 
Bylaw).  
 

• The outdoor amenity space is located in two areas: on the ground floor and also on the 
seventh floor on the roof above the podium.  The ground floor amenity space is located within 
the courtyard area and is adjacent to the indoor amenity space.  The ground floor amenity 
space contains landscaping, outdoor seating, a fire pit, and a turf play area.  The seventh floor 
outdoor amenity space contains landscaping, outdoor seating, community garden planters 
and a potting table, a fire pit and a lawn area. 
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• Each individual ground-oriented unit will have a small private patio enclosed by a privacy 

hedge, raised planter and/or privacy fence with layered planting that includes by-law size 
trees, small shrubs and low-lying groundcover.  

 
• A north-south pathway along the eastern portion of the site will allow for pedestrian 

movement through the site.  Bike racks and benches are proposed along the 16 Avenue 
interface, and a small corner plaza with seating is proposed at the corner of 152A Street and 
16A Avenue. 

 
 
TREES 
 
• Dave Andermatt, ISA Certified Arborist of Pacific Sun Tree Services 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  3 3 0 
Deciduous Trees  

(excluding Alder and Cottonwood Trees) 
Black Locust 10 10 0 
Sweetgum 1 0 1 

Norway Maple 1 0 1 
Basswood 1 0 1 

Prunus spp. 1 1 0 
Coniferous Trees 

Douglas-fir 14 13 
 

1 

Total (excluding Alder and 
Cottonwood Trees)  28 24 4 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 31 

Total Retained and Replacement Trees 
Proposed 35 

Estimated Contribution to the Green City 
Program $11,000 

 
• The Arborist Assessment states that there are a total of 28 mature trees on the site, excluding 

Alder and Cottonwood trees.  Three (3) existing trees, approximately 10 % of the total trees on 
the site, are Alder and Cottonwood trees. The applicant proposes to retain 4 trees as part of 
this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading.  

 
• 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 
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trees. This will require a proposed total of 51 replacement trees on the site.  The applicant is 
proposing 31 replacement trees, resulting in a deficit of 20 replacement trees will require an 
estimated cash-in-lieu payment of $11,000, representing $550 per tree to the Green City 
Program, in accordance with the City’s Tree Protection By-law.  

 
• The new trees on the site will consist of a variety including pines and maple.   
 
• In summary, a total of 35 trees are proposed to be retained and/or replaced on the site with an 

estimated contribution of $11,000 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. 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. Heritage Advisory Commission Minutes 
Appendix VI. TCP Plan Amendments 
Appendix VII. ADP Comments and Response 
 
 
 approved by Shawn Low 
 
 
    Don Luymes 
    General Manager 
    Planning and Development 
KB/ar 
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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: Manager, Development Services, Engineering Department 
 

DATE: June 03, 2024 PROJECT FILE: 7823-0239-00 
 

 

RE: Engineering Requirements (Commercial/Industrial) 
Location:  15265 16 Avenue 

 
REZONE/SUBDIVISION 

 

Property and Right-of-Way Requirements 

• Dedicate Bylaw Roads on 16 Avenue. 

• Dedicate varying width on 16 Avenue from 4.942 m to 3.111 m. 

• Dedicate 18.0 m for 152A Street. 

• Dedicate 11.5 m for 16A Avenue. 

• Dedicate required corner cuts at all intersections. 

• Register 0.5 m SRW along all frontage roads. 

• Register new SRWs for downstream drainage servicing, if required. 

 
Works and Services 

• Construct sidewalk along 16 Avenue. 

• Modify traffic signal at 16 Avenue and 152A Street as required. 
• Construct south side of 16A Avenue. 

• Construct 152A Street. 

• Construct storm system to service the proposed development, including 152A Street. 

• Provide downstream catchment analyses for drainage and sanitary to confirm downstream 

capacity, and upgrade any deficiencies in the systems as required. 

• Provide onsite sustainable drainage and water quality treatment for impervious areas. 

• Construct 250 mm water main along 16A Avenue and 152A Street. 

• Construct 250 mm sanitary sewer on 152A Street.  

• Construct adequately-sized metered water service connection with backflow preventer; and 

construct sanitary and storm service connections to service the proposed development. 

 

A Servicing Agreement is required prior to Rezone/Subdivision. 

 
 

NCP AMENDMENT/DEVELOPMENT PERMIT 
 
There are no additional Engineering requirements associated with the proposed NCP Amendment and 

Development Permit.   

 

 
 

 

Jeff Pang, P.Eng. 

Manager, Development Services  
 

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

Development Impact Analysis on Schools For:

Application #: 23 0239 00 (updated April 2024)

The proposed development of 181 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 28

Elementary School = 16

Secondary School = 7

Total Students = 23

Jessie Lee Elementary

Enrolment 401

Operating Capacity 411

# of Portables 1

Earl Marriott Secondary

Enrolment 1398

Operating Capacity 1500

# of Portables 4

Jessie Lee 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.

Earl Marriott 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:

 

Actual enrollment at Jessie Lee Elementary has grown modestly the past five years which also has one 
portable.  The 10-year projections support continuing growth at a similar modest pace.  Currently there 
are no capital expansion requests for Jessie Lee Elementary.

Earl Marriott Secondary experience some relief with the opening of Grandview Secondary in 2021. 
However, enrolment growth at Earl Marriott Secondary is expected to continue.  As part of the District’s 
2024/2025 Five Year Capital Plan, the district has requested a 500 capacity addition at Earl Marriott.  
The Ministry of Education and Child Care has not approved funding for this project.  

April 29, 2024
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Tree Preservation Summary

On Site Trees

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

31

 Protected Trees to be Removed 27

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

4

Total Replacement Trees Required:
  Alder & Cottonwood Trees Requiring 1 : 1 Replacement Ratio:   __3 __  x 1 =  __3__

 All Other Trees Requiring 2 : 1 Replacement Ratio:   ___24_  x 2 =  ___48____

51

Replacement Trees Proposed 31

Replacement Trees in Deficit 20

Off-Site Trees

Protected Off-Site Trees to be Removed 0

Total Replacement Trees Required:
  Alder & Cottonwood Trees Requiring 1 : 1 Replacement Ratio:   ___0___  x 1 = ___0___

 All Other Trees Requiring 2 : 1 Replacement Ratio:   ____0___  x 2 =  ___0___

0

Replacement Trees Proposed 0

Replacement Trees in Deficit 0

Ensure Adherence to City Tree Bylaws
Prior to undertaking any works on the site:
 • trees recommended for removal in this report must also be given approval and issued permitting for 

removal by the city;
 •all trees proposed for retention must be properly protected; and 
 •protection measures must be inspected and approved by the City’s Tree Protection Staff.

___________________________________________________  ________________

     Amendment #1: April 30, 2024 
Pacific Sun Tree Services               Original Report: June 21, 2022          

   
   p. 6
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         Mailbox #460

   Unit 130 - 1959 152 St

           Surrey, B.C.

             V4A 0C4

Pacific Sun

Tree

Services

          TREE

   MANAGEMENT

          PLAN:

   Amendment #1

       Overview

Date: April 30th, 2024

Client: Polygon Calais

 Homes Ltd

Project: Multi-family

             Residential

Project Address:

    15265 & 15273 16th Ave.

    Surrey, B.C.

Tree Recommended

for Retention:

Tree Recommended

for Removal:

Not Permit Sized

Tree:

Crown Dripline for:

               Retain Tree

            Remove Tree

NOTES:

1. Where trees are densely clustered, the crown dripline may

not be shown for some trees to provide legibility.

2. Trees recommended for retention are illustrated with DBH to

scale. Exception for trees with numerous small stems.

3. Calculations and measurements for Tree Barriers, CRZ &

TPZ are from the outside trunk of the subject tree.
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D. NEW BUSINESS 
 

1. PLANNING & DEVELOPMENT 
 
(a) Wright House at 15265 16 Avenue 

Proposed Rezoning, Development Permit and Heritage 
Revitalization Agreement (HRA) 
Addition to the Heritage Register 
 
The Heritage Planner summarized the report dated December 19, 2023 regarding 
a proposed rezoning, Development Permit and Heritage Revitalization 
Agreement Bylaw (HRA) that has been received for the Wright House located at 
15265 16 Avenue.  The following information was highlighted: 
 

• The Wright House is valued for its orientation towards 16 Avenue, 
side gabled roof with open soffits, exposed rafter ends, pointed tail 
barge boards, front and back porch, wooden cove lap siding and 
corner boards, multi-pane upper sash, double hung and single glaze 
wood frame windows and internal brick chimney and pot belly stove. 

 

• The development proposal is for a 20-storey apartment building 
with 181 units and ground floor commercial space.  The 
Wright House is proposed to be retained as a commercial unit and 
would retain its orientation towards 16 Avenue. 

 

• The Wright House is currently on the Heritage Inventory and was 
found to have intangible heritage value.  The City Architect 
suggested that the house also possesses heritage value as it helps 
tell the story of what Semiahmoo Town Centre used to look like 
and would help to diversify the building types on the Heritage 
Register.  

 
In response to questions from the Commission, the Heritage Planner 
provided the following information: 
 

• The specific commercial use of the Wright House has not yet been 
determined. 

 

• There is currently a tenant living in the house. 
 

• A replica of a heritage property is generally not sought unless the 
original structure is damaged or demolished. 

 
The Commission noted the following comments: 
 

• There are many examples of this type of architecture throughout 
the city and this does not appear to be a special example.  The 
home's features do not appear to be features that must be 
preserved. 
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• Many of these homes have had tenants living in them for a long 
period of time.  There does not appear to be much information in 
the history of this house of specific people living there. 

 

• Effort could be better spent on other heritage programs. 
 

• Housing is a critical need in the city and can take precedence over 
other items such as heritage retention. 

 
It was Moved by Commissioner Lou 
 Seconded by Commissioner Ring 
 That the Surrey Heritage Advisory Commission 
receive the report dated December 19, 2023 regarding a proposed rezoning, 
Development Permit and Heritage Revitalization Agreement Bylaw (HRA) for 
the Wright House located at 15265 16 Avenue as information. 
 Carried  
 
The Chair recognized Kevin Shoemaker, the Architect on behalf of the 
project, who noted the following information: 
 

• The applicant was requested by the City to retain the house. 
 

• If retained, the house could be an interesting anomaly in an urban 
centre and provide an interruption to the streetscape. 

 

• The house is currently not on a foundation and is not in good 
condition.  As the house will need to brought down to the studs, it 
would be more cost effective to create a replica due to the seismic 
and building code requirements.  

 
Staff advised that the Wright House would be removed from the 
Heritage Inventory. 

 
 
(b) Heritage Alteration Permit 

James Creighton House (10668 125B Street) 
 
The Heritage Planner summarized the report dated December 21, 2023 
regarding a revised Heritage Alteration Permit application that has been 
received for the James Creighton House located at 10668 125B Street.  The 
following information was highlighted: 
 

• The James Creighton House is protected by a Heritage Designation 
Bylaw and required to comply with the Heritage Property Standards 
of Maintenance Bylaw ("the Bylaw").  
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The Plan recognizes Semiahmoo Town 
Centre as an established community with 
a surrounding height context. To balance 
growth with this context the tallest buildings 
are strategically located at the intersection of 
16 Avenue and 152 Street. Buildings gradually 
step down from that point to create a defined 
skyline and sensitively transition to existing 
buildings that are not expected to redevelop 
within the life of this plan.

TCP Amendment to increase the building
height from 16 storeys to 20 storeys, and to
allow a 6-storey podium higher than 18
metres.
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Present: 

Panel Members: 
M. Cheung, Chair 
G. Brumpton 
C. Cuthbert 
D. Dilts 
M. Krivolutskaya 
B. McGinn 
J. Packer 
S. Salcido 

Guests: 

Karan Katyal, KIG Properties Inc 

Zubin Billimoria, DF Architecture Inc. 
Deepinder Singh, DF Architecture Inc. 
Travis Martin, Van Der Zalm + Associates 
Zeeshan Wahla, EMEC Design 
Kevin Shoemaker, Polygon Homes 
Peter Fodor, NSDA Architects 
 

Staff Present: 

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

 

 
B. NEW SUBMISSIONS 

 
2. 5:30 p.m. 

 
File No.: 7923-0239-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: Proposed Rezoning from RF to CD and Development Permit to permit 

the development of a 20-storey mixed use apartment 
building.  Proposed Town Centre Plan amendment to increase the 
building height from 16 storeys to 20 storeys and the podium height 
from 5 storeys to 6 storeys.  Proposed Heritage Revitalization 
Agreement for the relocation, adaptive re-use, and maintenance of the 
Wright House. 

Address:  15265 & 15273 – 16 Avenue 
Developer: Kevin Shoemaker, Polygon Homes 
Architect: Peter Fodor, NSDA Architects  
Landscape Architect: Travis Martin, Van Der Zalm + Associates 
Planner: Keith Broersma 
Urban Design Planner: Nathan Chow 
 
The Urban Design Planner presented Semiahmoo Town Centre Plan land use, and the 
proposed departure from Plan. He outlined the required dedications, and proposed 
public realm interface, as well as providing a brief history of the retained heritage 
building (Wright House). 
 
The Panel was asked to comment on the architectural expression, public realm 
interface approach, and heritage building retention strategy. 
 

The Project Architect presented an overview of the site planning, streetscapes, building 
concept, and 3D Views. 
 

The Landscape Architect presented an overview of the general concept for the 
Landscape design. 
 

 

Advisory Design Panel 
Minutes 

 
Location: Virtual 
THURSDAY, JANUARY 25, 2024 
Time: 4:00 p.m. 
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ADVISORY DESIGN PANEL STATEMENT OF REVIEW 
 
It was Moved by J. Packer 
 Seconded by M. Krivolutskaya 
 That the Advisory Design Panel (ADP) SUPPORT 
the project and recommends that the applicant address the following issues to the 
satisfaction of the Planning & Development Department. 

Carried 
 

 
Key Points 
 

• Consider measures to improve the overall presence and identity of the heritage 
Wright House within the project.  
The Wright House component is deleted. 

• Consider ways to better-relate the heritage Wright House to the overall project. 
The Wright House component is deleted. 

• Ensure a strong design connection between the new tower and pre-existing 
heritage Wright House. 
The Wright House component is deleted. 

• Consider conducting a colour analysis of the heritage Wright House. 
The Wright House component is deleted. 

• Consider measures to improve the energy performance of the heritage Wright 
House while maintaining authenticity. 
The Wright House component is deleted. 

• Recommend more explicitly defining the usage of the heritage Wright House. 
The Wright House component is deleted. 

• Use future climate files to test for resiliency and future living conditions. 

• Consider measures to improve barrier-free access and wheel-chair safety in the 
parking garage. 
Accessible Parking Stalls additional to the minimum requirements have been 
added at all Parkade levels. Floor markings have been added at locations where 
Accessible paths cross drive aisles.  

 
Site 
 

• Consider bringing the heritage Wright House six to eight feet closer to the 
street. 
The Wright House component is deleted. 

• Consider ways to mitigate the privacy issue arising from the inside corner unit 
overlooking the unit directly beside it. 
A translucent, glazed privacy screen has been added at the balcony edge to screen 
views into the adjacent unit. 
 

Form and Character 
 

• Further consider the heritage identity to the overall project. 
The heritage identity concept is deleted. 

• Consider incorporating warmer tones on the south façade of the tower so that it 
better-relates to the design to the heritage Wright House and coheres the 
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overall project. 
The Wright House component is deleted. 

• Reconsider how the tower meets the sky and the street, and additionally, how 
the podium and tower meet architecturally. 
The prefinished metal cladding expression of the feature Residential Entry 
surround has been added to the South façade as a horizontal field at Lvl. 03 to 
draw a clear visual relationship and accentuate the material separation between 
the residential portions of the tower and the Commercial base elevation. The 
strongly defined horizontal of the Rooftop parapets and mechanical screening will 
be thoughtfully detailed in the working drawing phase to clearly incorporate them 
as design elements in the overall massing and formal expression of the capital. 
Balcony expressions on the west façade at the vertical tower/podium interface 
have been revised to give a clearer reading of the transition between the podium 
and tower massing. 

• Consider incorporating additional colours to the monochromatic palette. 
The prefinished metal cladding expression of the feature Residential Entry 
surround has been added to the South façade as a horizontal field at Lvl. 03 to 
draw a clear visual relationship and material separation between the residential 
portions of the building on the Commercial base elevation. 

• Consider incorporating colours, textures, patterns, or dark tone elements to the 
south elevation so that it does not appear too monochrome. 
The prefinished metal cladding expression of the feature Residential Entry 
surround has been added to the South façade as a horizontal field at Lvl. 03 to 
draw a clear visual relationship between the residential portions of the building on 
the Commercial elevation. 

• Consider incorporating more areas of wood finish, such as a significant 
horizontal or vertical band, or specific feature elements. 
The prefinished metal cladding expression of the feature Residential Entry 
surround has been added to the South façade as a horizontal field at Lvl. 03 to 
draw a clear visual relationship between the residential portions of the building on 
the Commercial elevation. 

• Consider measures to encourage use of the stairs, potentially through 
daylighting the north staircase or highlighting access to the south staircase. 
A window has been added at Lvls. 02-06 of the North exit stairwell. 

• Recommend providing more rooftop articulation. 
Rooftop parapets and provisions including the mechanical screening will be 
thoughtfully detailed in the working drawing phase to clearly incorporate them as 
design elements in the overall massing and formal expression. 

 
 
Landscape 
 

• Reconsider the building programming depending on a shadow study. 
While the exterior, at-grade eastern courtyard is the key element of the building 
program affected by shading, there is no more suitable location for this program 
element on the site. The building parameters as designed to maximize street 
frontage and the pedestrian interface were made at the request of the City leaving 
the eastern periphery of the site to be best utilized as outdoor amenity additional 
to the generous and perennially well-exposed exterior amenity provisions on the 
Lvl. 07 Roof Deck. Outdorr amenity seating had been recuced at the Lvl. 01 patio. 
Ref. A-005. 
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• Consider incorporating covered areas on outdoor amenity spaces for year-round 
usage. 

A covered canopy has been located over the outdoor cooking and seating area on 
the Lvl. 07 Roof Deck. 

• Consider incorporating more useable hardscape and plants. 
Noted. More usable hardscape and planting incorporated on 16th Ave commercial 
frontage and residential lobby entry on ground level. 

• Consider using alternative materials to turf for the outdoor amenity space. 
Noted. Ground level amenity cannot have enough sun for grass to grow healthy. 
Project team is intent to provide usable yard space with more green, so artificial 
turf is the best option in these locations. Based on the post occupancy evaluation 
on some other Surrey projects, turf works well in the similar application. 

• Consider including a designated pet relief area. 
Pet relief station added to east of amenity path. 

• Consider the use of shrubs in addition to grass to soften the landscape approach 
leading up to the heritage Wright House. 
The Wright House component is deleted. 

• Consider options to avoid Ipe or other tropical hardwoods in outdoor furniture. 
Updated. All outdoor furniture is thermally modified ash.  

 
CPTED 
 

• Recommend reorganizing the seating area beside the private patio. 
The seating at the Lvl. 01 private patio has been reduced to dissuade use by 
passers-by and vandalism. 

 
Sustainability 
 

• Consider means to optimize the potential for cross ventilation: some of the 
units appear to have opportunities for operability on two sides, but you must 
consider how big you can make the openings and consider heights to avoid 
opening restrictors. 
All windows contain an operable unit allowing for cross ventilation wherever unit 
morphology permits. 

• Consider the location of energy recovery ventilators in the early stages of the 
design development, with a goal of keeping duct runs short and simple. 
The design currently assumes ERV locations in dropped bathroom ceilings as the 
most efficient location, to be verified in the working drawings phase. 

• Carefully consider how bicyclists interact with pedestrians and drivers both on 
the ground plane and within buildings. 
Resident pedestrian traffic in the parkade separated from vehicular traffic with 
floor markings added at locations where pedestrian paths cross drive aisles. 
Bicycle room interior access is placed in proximity to the drive aisle and entry 
ramp with sufficient room at doors and entryways incorporating sightlines to 
integrate cyclist movement with vehicular traffic along shared paths. Bicycle 
circulation within the building is enabled via wide aisles, straight paths and 
minimizing blind corners. 

• Appreciate the visitor bike charging amenity. 

• Consider developing high quality bike amenities including good wayfinding for 
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bicyclists, automatic door operators to ease entry and exit, ample room for 
cargo bikes and trailers, and electric bike charging. 
These items will be incorporated in the working drawings phase. 

• Consider how best to encourage waste management with three-stream-systems 
in-suites, and central recycling rooms that are well lit, include sorting tables, 
and pictograms to address language barriers. 
These items will be incorporated in the working drawings phase. 

• Consider including slag or fly ash into the structural concrete to reduce 
embodied carbon due to cement content. 
This will be incorporated in the working drawings phase. 

• Consider electrifying the water heating of the project, given that the British 
Columbia Provincial Government has recently mandated that after 2030, all new 
space and water heating equipment sold and installed in the province must 
be one hundred per cent efficient; this means that buildings built today will not 
be able to replace fossil fuel technologies like for like, unless they already meet 
this requirement. 
This will be explored and assessed in the working drawings phase. 

• Consider alternatives to gas fireplaces. 
There are no gas fireplaces intended for this project, however gas services will be 
integrated for the amenity fire pit, BBQ and at the penthouse balconies. 

• Consider using future climate files for thermal comfort modelling to test 
resiliency and to ensure livability in the future. 
This will be explored and assessed in the working drawings phase. 

 
Accessibility 
 

• Appreciate the provisions for a barrier-free public realm and ground-oriented 
units with barrier-free access. 

• Consider graduating the entrance ramp at five per cent rather than eight per 
cent. 
A shorter incline was considered but the length required proved incompatible with 
the surrounding provisions. The ramp will meet the accessibility requirements of 
BCBC 2024. 

• Appreciate the fifty per cent adaptable units. 

• Consider increasing the number of accessible stalls given that fifty per cent of 
the building units are adaptable. 
Accessible Parking Stalls additional to the minimum requirements have been 
added at all Parkade levels. 

• Consider relocating the parking stalls such that the wheelchair access is away 
from the vehicle parking. 
Accessible Parking Stalls have been intentionally located in close proximity to 
building entry points to minimize travel distances within the parkade. Floor 
markings have been added at locations where Accessible paths cross drive aisles.  

 
Heritage Revitalization  
 

• Reconsider the program of the heritage Wright House. 
The Wright House component is deleted. 

• Consider giving the heritage Wright House more individual space so that it is 
not overpowered or crowded by the tower. 
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The Wright House component is deleted. 

• Consider alternative strategies for spatial separation or energy utilization to 
preserve as much of the heritage wall character as possible. 
The heritage identity concept is deleted. 

• Recommend conducting a study to determine if the heritage Wright House 
originally had an open front porch, and to restore it to this nature. 
The Wright House component is deleted. 

• Recommend retaining open rafter tails and open soffits. 
The heritage identity concept is deleted. 

• Consider restoring the original chimney. 
The heritage identity concept is deleted. 

• Recommend conducting a colour analysis of the heritage Wright House to 
better-inform design choice moving forward. 
The Wright House component is deleted. 

• Consider insulating the attic, floors, and incorporate high-efficiency service 
systems. 
The Wright House component is deleted. 

• Consider opportunities to showcase energy conservation measures in the pre-
existing heritage Wright House. 
The Wright House component is deleted. 
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