
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0152-00 

Planning Report Date:  December 02, 2024 

PROPOSAL: 

• Rezoning from R2 & C-35 to CD (based on RM-70) 

• Development Permit 

to permit the development of a six (6) storey apartment 
building with approximately ninety-five (95) dwelling 
units, and two (2) levels of underground parking on a 
consolidated site.   

LOCATION: 14083 - 104 Avenue 

10430 - 140B Street 

(10428 - 140B Street) 

10418 - 140B Street 

(10416 - 140B Street) 

ZONING: R2 & C-35 

OCP DESIGNATION: Multiple Residential  

TCP DESIGNATION: Low to Mid Rise Residential 
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RECOMMENDATION SUMMARY 
 

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

 

• Approval to draft Development Permit for Form and Character. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• None. 
 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the "Multiple Residential" 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 permitted for the subject rezoning application as the proposed rezoning 
is consistent with the Official Community Plan (OCP). As such, Council is requested to 
endorse the Public Notification to proceed for the proposed Rezoning By-law. The Rezoning 
By-law will be presented to Council for consideration of First, Second, and Third Reading, 
after the required Public Notification is complete, with all comments received from the Public 
Notification presented to Council prior to consideration of the By-law readings. 
 

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

• The proposal complies with the "Low to Mid Rise Residential" designation in the Guildford 
Town Centre Plan.  
 

• The proposed development is within a Frequent Transit Development Permit Area (FTDA) 
and immediately abuts an existing Frequent Transit Network (FTN) along 104 Avenue. The 
proposal supports the goal of achieving higher density development near transit corridors 
and, therefore, is considered supportable for this part of the Guildford Plan. 

 

• The proposal complies with the Development Permit requirements in the OCP for Form and 
Character. The proposed setbacks achieve a more urban, pedestrian streetscape in compliance 
with the Guildford Plan and in accordance with the Development Permit (Form and 
Character) design guidelines in the OCP. 

 

• The proposed building achieves an attractive architectural built form, which utilizes high 
quality materials and contemporary lines. The street interface has been designed at a high 
quality to achieve a positive urban experience between the proposed building and the public 
realm. 

 

• The applicant will provide a bonus amenity contribution consistent with the Tier 2 Capital 
Projects Community Amenity Contributions (CACs), in support of the requested increased 
density.  
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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 "Quarter Acre Residential Zone (R2)" and "Downtown Commercial Zone (C-35)" to 
"Comprehensive Development Zone (CD)". 
 

2. Council authorize staff to draft Development Permit No. 7924-0152-00 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 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-70 Zone, at the rate in effect at the time of Final Adoption 

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

and Development Department;  
 
(j) registration of a right-of-way for public rights-of-passage for the area between the 

building face and the street edges; 
 

(k) submission of an acoustical report for the units adjacent to 104 Avenue and 
registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; and 
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(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 
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager, 
Planning & Development Department.  

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/TCP 
Designation 

Existing Zone 
 

Subject Site Residential 
dwellings and a 
commercial 
building. 

OCP: Multiple 
Residential  
 
TCP: Low to Mid 
Rise Residential 

R2 & C-35 

North: 
 

Residential 
dwellings.  

OCP: Multiple 
Residential  
 
TCP: Low to Mid 
Rise Residential 

R2 

East: 
 

Townhouses OCP: Multiple 
Residential  
 
TCP: Low to Mid 
Rise Residential 

RM-45 

South (across 104 Ave): 
 

Residential 
dwellings. 

OCP Multiple 
Residential  
 
TCP Low to Mid 
Rise Residential 

C-35 

West (across 140B St): Residential 
dwellings. 

OCP Multiple 
Residential  
 
TCP Low to Mid 
Rise Residential 

C-35 

 
Context & Background  
 

• The 2,929-square metre site (gross), comprised of two (2) residential lots and one (1) 
commercial lot, is located at the corner of 104 Avenue and 140B Street in the Hawthorne 
District of the Guildford Plan. 
 

• The two (2) residential lots are presently occupied by duplexes, and the one (1) commercial lot 
is occupied by a former residential dwelling which has been converted to house a commercial 
use. All three buildings are proposed to be demolished as part of the subject development 
application. 
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• The subject site is designed "Multiple Residential" in the Official Community Plan (OCP), 
"Low to Mid Rise Residential" in the Guildford Plan and is zoned "Quarter Acre Residential 
Zone (R2)" and "Downtown Commercial Zone (C-35)".  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• In order to permit the development of a 6-storey apartment building containing ninety-five 
(95) dwelling units over two (2) levels of underground parking in the Hawthorne District in 
Guildford, the applicant will require the following: 
 

o Rezoning from R2 and C-35 to CD (based on RM-70); 
o Development Permit for Form and Character; and 
o Subdivision (Consolidation) from three (3) lots to one (1) lot. 

 

• Development details are provided in the following table: 
 

 Proposed 

Lot Area 

Gross Site Area: 2,929 sq. m.  
Road Dedication: 280 sq. m. 
Net Site Area: 2,649 sq. m. 

Number of Lots: 1 

Building Height: 18.29 m (6-storey) 

Floor Area Ratio (FAR): 2.32 (Gross) / 2.57 (Net) 

Floor Area 

Total: 6,801.2 sq. m. 

Residential Units: 

Studio: 10 (10.5%) 
1-Bedroom: 56 (58.9%) 
2-Bedroom: 20 (21.1 %) 
3-Bedroom: 9 (9.5 %) 
Total: 95 

 
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 

sixteen (16) school-age children generated by this development, of 
which the School District has provided the following expected 
student enrollment.  
 
9 students at Mary Jane Shannon Elementary School 
4 students at Guildford Park Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than 
the expected enrollment due to students attending private 
schools, home school or different school districts. 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by the spring 
of 2026.  
 

Parks, Recreation & 
Culture: 
 

No concern. 
 
Parks accepts the removal of two city trees (#1850 and #1858).  
 
Hawthorne Rotary Park is the closest active park with amenities 
including, paths, playground, water playground, and natural area. 
The park is 200-metres walking distance from the development.  
 

Surrey Fire Department: The Surrey Fire Department has no concerns with the proposed 
development, however, there are some standard items to be 
addressed as part of the subsequent Building Permit application.  
 

Advisory Design Panel: 
 

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

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

• The applicant is required to provide the following road dedication and improvements as part 
of the subject development proposal: 

 
o Construct the east side of 140B Street to the Local Road Standard; and 
o Dedicate and construct a 6.31-metre-wide portion of the north side of 104 Avenue to 

the unique Arterial Road Standard (ultimate 37.0 m width). 
 

Access and Parking 
 

• Access to the underground parking facility will be provided via 140B Street in the northwest 
corner of the site. 

 
Traffic Impacts 
 

• The subject development proposal is, according to industry standard rates, anticipated to 
generate approximately one (1) vehicle trip every one (1) to two (2) minutes in the peak hour. 
This is below the City’s threshold for requiring a site-specific traffic impact analysis.  

 
Transit and Active Transportation Routes 
 
• The subject site is located within the 104 Avenue Frequent Transit Development Area (FTDA) 

and approximately 190-metres from an existing stop serviced by TransLink Rapid Bus Route 
No. R1 (Guildford Exchange/Network Exchange – B-Line). 
 

• The subject site is located approximately 65-metres to the south of the Quibble Creek 
Greenway, which runs north-south along the BC Hydro Corridor to the west. 

 
Sustainability Considerations 
 

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

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The proposed development complies with the "General Urban" designation of the subject site 
under the Metro Vancouver 2050 Regional Growth Strategy (RGS). 

 
Official Community Plan 
 
Land Use Designation 
 

• The proposed development complies with the "Multiple Residential" designation of the 
subject site under the Official Community Plan.  



Staff Report to Council 
 
Application No.: 7924-0152-00 

Planning & Development Report 
 

Page 8 

 
 
Themes/Policies 
 

• Within the "Multiple Residential" designation, the OCP allows for densities in Frequent 
Transit Development Areas (FTDAs) of up to 2.5 FAR, and where specifically noted in an 
approved Secondary Plan Area.  

 

• The development proposal supports transit-oriented development focused growth and 
increased density along frequent transit corridors, which supports transit service expansion 
and rapid transit infrastructure investment.   

 

• The proposal supports directing high-density residential land uses to locations within walking 
distance of neighborhood centers, along main roads, near transit routes and/or adjacent to 
major parks or civic amenities. 

 

• The dwelling units along the street frontages include urban design features (e.g., ground-floor 
patio space, upper storey balconies, internal sidewalks, etc.) that promote a welcoming public 
streetscape and urban public realm.   

 
Secondary Plans 
 
Land Use Designation 
 

• The subject site is designated "Low to Mid Rise Residential" in the Guildford Plan. 
 

• The proposed development complies with the "Low to Mid Rise Residential" designation. 
 

Themes/Objectives 
 

• The proposed development on the subject site complies with the building form, density and 
height permitted under the "Low to Mid Rise Residential" designation in the Guildford Plan. 

 

• The proposed apartment building supports the gradual transition of heights and densities 
between higher-density areas (i.e. the "core") and existing single-family areas that will be 
retained at the periphery of the plan area. 

 

• The Guildford Plan identified several family-oriented and affordable housing policies that 
include requiring minimum percentages of family-oriented dwelling units in multi-family 
proposals (i.e. two- and three or more-bedroom units). In addition, these policies include a 
prescribed minimum unit size and specify that all new multi-family units should meet the 
Adaptable Housing Standards of the BC Building Code. The intent of these policies is to 
provide a broader range of housing choice for a variety of different family sizes, types and 
compositions. 

 

• Staff note that the proposal largely complies with the family-oriented housing policies in the 
Guildford Plan given it is proposing twenty-one percent (21.1%) of the total dwelling units as 
two or more bedroom (20 dwelling units in total) and nine percent (9.5%) of dwelling units as 
three or more bedroom (9 dwelling units in total). 
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• The Guildford Plan identifies the desire for Guildford Green Corners to allow for respite from 
urban life, and to act as placemaking elements and landmarks that are both unique to this 
plan area and are consistent in expression. A Green Corner was identified at the northeast 
corner of 104 Avenue and 140B Street, and the applicant has successfully delivered this design 
element through their proposed development.  

 
CD By-law  
 

• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate a 
proposed 6-storey apartment building on the subject site. The proposed CD By-law for the 
proposed development site identifies the uses, densities, and setbacks proposed. The CD By-
law will have the provisions based on the "Multiple Residential 70 Zone (RM-7o)". 

 

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

 
Zone RM-70 Zone (Part 23)  Proposed 
Unit Density: N/A N/A 

Floor Area Ratio: 1.50 FAR (net) 2.60 FAR (net) 

Lot Coverage: 33% 44% 

Yards and Setbacks 

North: 7.5 metres 3.0 metres 

East: 7.5 metres 4.5 metres 

South: 7.5 metres 6.5 metres 

West: 7.5 metres 5.5 metres 

Principal buildings: 50.0 metres 20.0 metres 

Permitted Uses: • Multiple Unit 
Residential Buildings. 

• Ground-Oriented 
Multiple Unit 
Residential Buildings.  

• Child Care Centres.  

• Multiple Unit 
Residential Buildings. 

• Ground-Oriented 
Multiple Unit 
Residential Buildings. 

Amenity Space 

Indoor Amenity: 3.0 sq. m. per dwelling unit 

The proposed 113 sq. m. 
plus CIL meets the 
Zoning By-law 
requirement. 

   

Outdoor Amenity: 3.0 sq. m. per dwelling unit 304.8 sq. m. 

   

Parking (Part 5) Required  Proposed 

Number of Stalls 

Residential: 105 105 
Residential Visitor: 10 10 
Total: 115 115 
Van Accessible: 1 1 
Accessible 1 2 

Bicycle Spaces 
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Zone RM-70 Zone (Part 23)  Proposed 

Residential Secure Parking: 114 114 
Residential Visitor: 6 6 

• The proposed CD By-law is based upon the "Multiple Residential 70 Zone (RM-70)" with 
modifications to the permitted density, lot coverage and building setbacks.  
 

• The site’s location within the FTDA associated with 104 Avenue, as well as the underlying 
"Low to Mid Rise Residential" designation, means that the proposed floor area ratio (FAR) of 
2.60 FAR (Net) in the proposed CD Zone is supportable, subject to the payment of Tier 2 
Capital Plan Project Community Amenity Contributions (CACs). 
 

• Staff have adjusted the building height in the CD By-law to 21.0-metres to align to the form 
and massing of the proposed building. 

 

• The Zoning Bylaw requires that no parking facilities be constructed within 2.0 metres of the 
front line or a lot line along a flanking street. The proposed underground parkade will be 
located within 0.5 metres of the west (140B Street) and south (104 Avenue) lot lines. As a 
result, the proposed CD By-law will permit the underground parking facility to be 0.5 metres 
from west and south lot lines.  

 

• The applicant is proposing to provide a rate of 1.1 parking spaces per dwelling unit for 
residents and 0.1 parking spaces per dwelling unit for visitors. The proposed parking reduction 
is supportable given the subject site is located within a Rapid Transit Area (RTA) and 
complies with the reduced parking rates previously endorsed by Council as part of Corporate 
Report No. R115 (2021). 
 

Capital Projects Community Amenity Contributions (CACs) 
 

• On December 16, 2019, Council approved the City’s Community Amenity Contribution and 
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five-Year 
Capital Financial Plan. A fee update has been approved in April 2024, under Corporate Report 
No.R046;2024. 
 

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

 

• The proposed development will be subject to Capital Project CACs (Tier 2) for the proposed 
increase in density beyond the maximum gross floor area ratio (FAR) of 2.25 that is permitted 
under the "Low to Mid Rise Residential" designation in the Guildford Plan, to a maximum 
allowable density of 2.32 FAR (Gross). 

 

• The applicant will be required to provide the per square metre rate for the density achieved. 
The financial contribution is payable at the rate applicable at the time of Rezoning Final 
Adoption. The current flat rate for Guildford Plan area is $239.82 per square metres for 
apartment developments. 
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Affordable Housing Strategy 
 

• On April 9, 2018, Council approved the City’s Affordable Housing Strategy (Corporate Report 
No. R066; 2018) requiring that all new rezoning applications for residential development 
contribute $1,113.92 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects.  

 

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

 
Public Art Policy 
 

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

 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on September 18, 2024, and the Development Proposal Signs 

were installed on September 25, 2024. Staff received one (1) response from residents in the 
area inquiring on the timelines for when this development will be complete.  

 
 
DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 

• The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the Guildford Plan. 
 

• The applicant is proposing a 6-storey apartment building containing 95 units, consisting of 
ten (10) studio units, fifty-six (56) one-bedroom units, twenty (20) two-bedroom units, and 
nine (9) three-bedroom units. The unit’s range in size from 36.8 square metres to 108.3 square 
metres.   

 

• The proposed 6-storey apartment development incorporates a character design and building 
massing that is generally in accordance with the vision for this part of the Hawthorne District 
in the Guildford Plan area.  

 

• The area is envisioned as an evolving urban neighborhood with strong associations with the 
precinct’s natural areas and parks, featuring a variety of housing options including low rise 
apartment buildings. 
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• To fit into the contextual scale of the future neighborhood, the building is comprised of a 
singular volume configured in an "L"-shape that frames the 104 Avenue and 140B Street 
frontages. A 12.0 metre x 12.0 metre public gateway plaza, known as a "Guildford Green 
Corner", is planned in the southwest corner of the subject site in accordance with the 
Guildford Plan (see section below), and a courtyard is planned in the northeast corner of the 
site which will house private residential outdoor amenity facilities for the development. The 
proposed building siting considers the neighbouring developments to the north and east, 
creating sufficient building separation.   

 

• The northerly setback on the subject site is derived from the contextual forecasting of the 
remaining potential block build-out, including road dedication considerations and feasible 
development scenarios. It is expected that future development immediately to the north will 
require an adequate land assembly and will need to make-up the remainder of the building 
separation requirement under DP1.1.131.a. 

 

• To visually modulate the building scale and create a sensitive architectural expression, the 
building massing is delineated into three parts: a two-level base expressed with panels and 
brick cladding; a middle portion expressed with fiber cement siding panel and aluminum 
panel; and the upper 5th and 6th floors recessed and with a subtle contrast to reduce the 
building’s perceived massing and allow for the lower floors to be more legible. At the 
Guildford Green Corner in the southeast corner of the building, the building is articulated 
with a combination of window glazing, paneling, and overhangs which provides for a clearly 
legible and inviting front entrance to the building.   

 

• The 5th and 6th floors are stepped back and contained a flat roof along the entire street 
frontage to help reduce the overall building massing and perceived height towards neighbors 
across the street.  

 

• The building incorporates a double-storey townhouses expression along its street frontages to 
meet the scale of the neighborhood context. These units are raised slightly above the sidewalk 
level to provide an overlook of the street. The building also includes other ground-floor units 
with front doors and usable, semi-private outdoor space, weather protection, with direct 
access to a private walkway or the internal shared courtyard space. 

 

• The primary indoor amenity space, located on ground floor, is adjacent and directly accessible 
to the outdoor amenity space. For more details, see the Indoor and Outdoor Amenity Space 
section in this report. 

 

• The applicant proposed an urban contemporary architecture and extensive use of white, grey, 
beige, and dark grey finishes. Building materials and façade finishes include LUX panel, brick, 
aluminum panel, and fiber cement panel. The proposed character responds acceptably to the 
recommendations for the Hawthorn District. 

 

• The applicant will continue to work with staff to resolve comments identified in the 
Outstanding Items section below. 
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Fire Access & Code Compliance 
 

• Building Code sets out a requirement that, for the purposes of delivering code compliant fire 
access routes, the location of the principal entrance of a building should be located between 3-
metres and 15-metres from the closest portion of the access route require for fire department 
use, measured horizontally from the face of the building. This is demonstrated on Sheet A-1.1 
located in Appendix I. 
 

• Delivering code compliant development proposals along 104 Avenue has been challenging for 
two key reasons. First, the special 37-metre dedication requirement for 104 Avenue is larger 
compared to the standard 30-metre arterial dedication employed throughout much of the 
remainder of the city. This is a key feature of the Guildford Plan’s servicing strategy and has 
been done deliberately to protect for future rapid transit along this corridor. However, the 
widening of 104 Avenue to its ultimate width is not within the City’s 10-Year Servicing Plan 
which means that there will be an interim width of 9.33-metres from curb to the site’s new 
property line. 

 

• Second, the design guidelines in the Guildford Plan provide for wider setbacks from 104 
Avenue (6.5-metres), as it is a major arterial, to provide greater separation distance between 
ground floor residential units and the traffic on and noise from 104 Avenue. This is also a 
deliberate feature of the Guildford Plan intended to improve the livability and privacy of these 
ground floor residential units.   

 

• This context means that, at the time of receiving the original proposal, the ground floor 
principal entrance lobby was located at a distance greater than 15.0-metres which posed 
challenges from a building code compliance perspective.  

 

• The applicant has resolved this issue by providing a ground floor principal entrance lobby that 
projects into the 104 Avenue (6.5-metre) setback by 0.7-metres, which provides for an exact 
fire route travel dimension of 15.0-metres. Staff accept this setback relaxation for the principal 
entrance lobby only as meeting the intent of the Guildford Plan’s design guidelines, and for 
the purposes of meeting code.  

 

• Any revision to the 104 Avenue interface to comply with building code will need to be done 
delicately and with due consideration to the green corner plaza in the southwest corner of the 
site. Staff will continue to work with the applicant to resolve this matter as noted in the 
Outstanding Items section below.  
 

Green Corner 
 

• The Guildford Plan identifies Guildford Green Corners as a public realm and placemaking 
elements and landmarks that are both unique to this plan area and are consistent in 
expression. The Guildford Green Corners allow respite from urban life, which residents asked 
for in the development of the plan. A Green Corner was identified at the northeast corner of 
104 Avenue and 140B Street, and the applicant has successfully delivered this design element 
through their proposed development.  
 

• Any changes to the principal entrance lobby to comply with building code requirements must 
be designed without affecting the Guildford Green Corner as noted above.  
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• Servicing elements, specifically the water meter chamber, as noted in the Civil Plan (dated 
November 18, 2024) will need to be relocated outside the green corner plaza as it is not 
compliant with standardized design. All other unshown site servicing elements are not 
permitted in the Guildford Green Corner. Staff will continue to work with the applicant to 
resolve this matter as noted in the Outstanding Items section below. 

 
Landscaping 
 

• The landscape plan includes a mixture of trees, shrubs, grasses, perennials and groundcover to 
be planted throughout the subject site, as well as hardscaping, site lighting, fencing and site 
furnishing.  

 

• All ground-floor units have front door access as well as a useable, semi-private patio space 
that is screened from either the adjacent public realm or outdoor amenity space through a 
combination of tiered retaining walls, layered planting and privacy fencing.  

 

• Access to the individual, semi-private patios will be provided through either a separate gated 
entryway from the adjacent public or private sidewalk or through the individual dwelling 
units.  

 
Indoor Amenity  

 

• The required indoor amenity space is 285 square metres, or three (3) square metres per 
dwelling unit. The proposed indoor amenity space is 114 square metres in total area which is 
171 square metres less than the Zoning Bylaw requirement.  

 

• On November 18, 2019, Council approved Corporate Report No. R216; 2019, which identified 
the minimum physical indoor amenity space that must be provided on-site (i.e., no cash-in-
lieu). Based upon the minimum requirements for a 3- to 6-storey low to mid rise residential 
building, 74 square metres of indoor amenity space is required. The proposal exceeds this 
minimum. 

 

• Overall, the applicant proposes to provide approximately 40% of the required physical indoor 
amenity space and has agreed to a cash-in-lieu contribution for the proposed shortfall in 
accordance with City Council policy.  

 

• The indoor amenity space is located on ground level within the proposed building, directly 
adjacent to the outdoor amenity space. The programming of this space will be refined prior to 
final adoption.  

 
Outdoor Amenity  

 

• The required outdoor amenity space is 285 square metres, or three (3) square metres per 
dwelling unit. The proposed indoor amenity space is 305 square metres in total area which 
exceeds the Zoning By-law requirement. 
 

• The proposed outdoor amenity space is located in a central courtyard at ground level in the 
northeast portion of the subject site. The programming of the proposed outdoor amenity 
space includes a children’s play structure and outdoor seating.  
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Outstanding Items 

 

• The applicant has agreed to resolve any outstanding items identified through the 
Development Planning review process to the satisfaction of the Planning and Development 
Department before Final Adoption of the subject Rezoning By-law, should the application be 
supported by Council. 

 

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

 
o The successful resolution of fire access requirements without adversely effecting the 

form and character of the building, and without undermining the integrity of the 
green corner plaza; 

o Provide an acoustic attenuation report that incorporates measures to shield and 
mitigate noise generated from road traffic into buildings and developments that are 
near 104 Avenue to the satisfaction of staff; 

o Reorient corner unit layouts to provide acceptable building separation conditions; 
o Relocate the water meter chamber to a location outside of the Guildford Green Corner 

Plaza to the satisfaction of staff;  
o Ensure common exterior walkways are a minimum of 1.5-metres wide for accessibility;  
o Identify and finalize the location of servicing elements (underground parkade vents, 

gas meters, etc.);  
o Confirmation that the grading in the Guildford Green Corner Plaza is 5% or less, or 

design resolution to achieve a more level grading;  
o Improve accessibility from the indoor to outdoor amenity space by better 

incorporating the ramp into the amenity experience; and 
o Ensure the architectural, landscape, and civil drawing sets are fully coordinated and 

labeled.     
 

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

 
 
TREES 
 

• Francis Klimo, ISA Certified Arborist of Klimo & Associates Ltd. prepared an Arborist 
Assessment for the subject site. The table below provides a summary of the proposed tree 
retention and removal. A detailed list of the proposed tree retention and removal by tree 
species can be found in (Appendix IV): 
 

• All trees identified for removal, retention and/or replacement are subject to change prior to 
final approval of the arborist report.  
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Table 1: Summary of Proposed Onsite Tree Preservation by Tree Species: 

 Existing Remove Retain 
Deciduous Trees 8 8 0 
Coniferous Trees 12 12 0 
Onsite Tree Totals 20 20 0 

Onsite Replacement Trees Proposed  35 

Total Onsite Retained and Replacement Trees 35 
     

• The Arborist Assessment states that there are a total of twenty (20) bylaw protected trees on 
the site. Additionally, there are two (2) bylaw protected City trees within proximity of the 
proposed development. The applicant proposes to retain zero (0) onsite trees as part of this 
development proposal. The proposed tree retention was assessed taking into consideration 
the location of services, building footprints, road dedication and proposed lot grading. 
Additionally, the two (2) city trees are proposed for removal to facilitate construction of the 
140B Street frontage and will be compensated at a rate of 2 to 1 into the Green City Program 
for these removals.  

 

• 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 forty-four (44) replacement trees on the site.  A 
proposed thirty-five (35) replacement trees can be accommodated on the site, and therefore 
the proposed deficit of nine (9) replacement trees will require an estimated cash-in-lieu 
payment of $4,950, representing $550 per tree, to the Green City Program, in accordance with 
the City’s Tree Protection By-law. 

 

• The new trees on the site will consist of a variety of trees including Paperbark Maple, Green 
Japanese Maple, Pyramidal European Hornbeam, and Forest Pansy Redbud.  
 

• In summary, a total of thirty-five (35) trees are proposed to be retained or replaced on the site 
with an estimated contribution of $4,950 to the Green City Program. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey, Tree Preservation and Tree Plans 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
RO/cb















































 

NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFFICE MEMO
 

 

 

TO: Director, Development Planning, Planning and Development Department 
 
FROM: Manager, Development Services, Engineering Department 
 
DATE: November 25, 2024 PROJECT FILE: 7824-0152-00 
 

 

RE: Engineering Requirements 
Location:  14083 104 Ave            

 
 

REZONE/SUBDIVISION 
 
Property and Right-of-Way Requirements 

• Dedicate 6.308 m on 104 Avenue; 

• Dedicate 3.0-metre x 3.0-metre corner cut at 140B Street and 104 Avenue. 
• Register 0.5 m statutory right-of-way (SRW) along road frontages. 

 
Works and Services 

• Construct the north side of 104 Avenue; 

• Construct the east side of 140B Street; 

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

• Construct servicing mains along development frontage as required to service the site; and 

• Upgrade any downstream local servicing mains as determined through detailed design. 
 
A Servicing Agreement is required prior to Rezone/Subdivision.  
 
 

DEVELOPMENT PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit. 
 
 
 
 
Jeff Pang, P.Eng. 
Manager, Development Services 
 
M51 
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Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #: 24-0152

The proposed development of 95 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 16

Elementary School = 9
Secondary School = 4
Total Students = 13

Mary Jane Shannon Elementary
Enrolment 376
Operating Capacity 434
# of Portables 0

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

Mary Jane Shannon Elementary
 

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

Guildford Park Secondary

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

Population : The projected population of children aged 0-17 impacted by the development.
Enrolment: The number of students projected to attend the Surrey School District ONLY.  

Projected Number of Students From This Development In:

Current Enrolment and Capacities:

 

As of September 2023, Mary Jane Shannon is operating at 89% capacity. While current projections show 
modest growth, these will be updated to include density planned through the Guildford Plan, as well as 
recent Provincial legislative changes. With those included, we expect growth to increase rapidly. 

As of September 2023, Guildford Park is operating at 133% and is projected to rapidly grow.  The 
adoption of the Guildford Plan in the area will significantly increase density moving forward. In May 
2023, the District received capital funding approval from the Ministry to build a 450-capacity addition, 
targeted to open in the spring  of 2028.  

September 17, 2024
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14083 104 Ave & 10416, 10418, 10428, 10430 140B St, Surrey 

8.0   SUMMARY OF TREE PRESERVATION BY TREE SPECIES: 
 

Tree Species Existing Remove Retain 
Alder and Cottonwood Tree(s) 

Alder 0 0 0 
Cottonwood  0 0 0 

Deciduous Trees (Excluding Alder and Cottonwood Tree(s)) 
Common cherry 1 1 0 
Japanese maple 1 1 0 
Hawthorn 1 1 0 
Lombardy poplar 5 5 0 
    

Coniferous Tree(s) 
Douglas fir 11 11 0 
Deodar cedar  1 1 0 
    
Total  
(Excluding Alder and 
Cottonwood Tree(s)) 

20 20 0 

Additional Trees in the 
proposed Open Space / 
Riparian Area 

0 0 0 

    
Total Replacement Trees Proposed 
(Excluding Boulevard Street Tree(s)) 

0 

Total Retained and Replacement Tree(s) 
(Total + Total replacement tree(s) proposed)  

0 

 

*Please note: The trees identified in the table consists of only on-site, shared trees that are bylaw sized and incudes trees within 
boulevards, proposed streets, and lanes 
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KLIMO & ASSOCIATES Ltd.   October 16, 2024 
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14083 104 Ave & 10416, 10418, 10428, 10430 140B St, Surrey 

9.0   TREE PRESERVATION SUMMARY 
Surrey Project No:   N/A 
Address:   14083 104 Ave & 10416, 10418, 10428, 10430 140B St, Surrey 

Registered Arborist:   Francis Klimo 
 

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 and non-bylaw protected trees) 

20 

Protected Trees to be Removed 20 
Protected Trees to be Retained  
(Excluding trees within proposed open space or riparian areas) 

0 

Total Replacement Trees Required: 
 
Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
 
                                                     0          X         one (1) =          0 
    
 

 
All other Trees Requiring 2 to 1 Replacement Ratio 
    
                                                    20         X         two (2) =         40 
 
 

 
 
 
 

0 
 
 

 
 

40 
 

             
Replacement Trees Proposed 0 
Replacement Trees in Deficit 40 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] N/A 

 
 

Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 0 
Total Replacement Trees Required: 
 
Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
 
                                                     0      X     one (1) =      0 
 
All other Trees Requiring 2 to 1 Replacement Ratio 
 
                                                    0       X     two (2) =      0 
     
 

 
 
 
 

0 
 

 
 

0 

Replacement Trees Proposed 0 
Replacement Trees in Deficit 0 

  

Summary, report and plan prepared and submitted by: 
 

 

                                                                                                   October 16, 2024 
  
                       (Signature of Arborist)                                                                      Date 
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5.0   SITE MAP 
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