
City of Surrey
PLANNING & DEVELOPMENT REPORT

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

PROPOSAL:

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

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

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

LOCATION: 9714 - 137 Street

ZONING: R3

OCP DESIGNATION: Downtown 

CCP DESIGNATION: High Density Employment
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RECOMMENDATION SUMMARY

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

 Approval to draft Development Permit for Form and Character.

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

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

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

RATIONALE OF RECOMMENDATION

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

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

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

 In accordance with changes to the Local Government Act, Section 464, under Bill 44 (2023) a 
Public Hearing is not permitted for the subject rezoning application as the proposed rezoning 
is consistent with the Official Community Plan (OCP). As such, Council is requested to 
endorse the Public Notification to proceed for the proposed Rezoning Bylaw. The Rezoning 
Bylaw will be presented to Council for consideration of First, Second, and Third Reading, after 
the required Public Notification is complete, with all comments received from the Public 
Notification presented to Council prior to consideration of the Bylaw readings. 
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 The proposed mix of uses, including office, student lounge and common areas, daycare, 
student dormitory housing and ground floor commercial retail and restaurant space will 
support the vision of the Medical District in the City Centre as a dense medical and health 
technology office district. Recently, the University of British Columbia announced their intent 
to locate academic facilities in the area. The proposed student housing is associated with 
Western Community College and will complement the educational institutions located within 
the Medical District now and in the future. 

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

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

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

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

The Planning & Development Department recommends that:

1. Council endorse the Public Notification to proceed for a Bylaw to rezone the subject site 
from “Urban Residential Zone (R3)” to “Comprehensive Development Zone (CD)”.

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

3. Council authorize staff to draft Development Permit No. 7924-0247-00 generally in 
accordance with the attached drawings (Appendix I).

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

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

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

(c) review of the project by the Advisory Design Panel and resolution of design 
comments to the satisfaction of the General Manager, Planning & Development 
Department;

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

(e) submission of a finalized tree survey and a statement regarding tree preservation 
to the satisfaction of the City Landscape Architect; 

(f) the applicant enter into a Housing Agreement with the City to restrict a total of 
397 dwelling units on the subject site to provide student dormitory housing for 50 
years or the life of the building; 

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

(h) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture for the commercial/retail portion of the proposal; 

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

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

SITE CONTEXT & BACKGROUND

Direction Existing Use CCP Designation Existing Zone

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

High Density 
Employment

R3

North (Across 97A Avenue): Single Family 
Dwellings

Park R3

East (Across 137A Street): Single Family 
Dwellings

Mid to High Rise 
Mixed-Use

R3

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

High Density 
Employment

CD (Bylaw No. 
20650)

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

High Density 
Employment

C-5 and R3

Context & Background 

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

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

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

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

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

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

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

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing the following:

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

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

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

Proposed
Lot Area

Gross Site Area: 2,820 m2

Road Dedication: 493 m2 (road dedications taken under File No. 21-0347, CC4)
Net Site Area: 2,327 m2
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Proposed
Number of Lots: 1 
Building Height: 85 m (24 storeys)
Floor Area Ratio (FAR): 7.2 (gross)  

9.1 (net)
Floor Area

Student Housing: 17,644 m2

Commercial:
Office:
Daycare:

847 m2

1,414 m2

361 m2

Total: 20,266 m2

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

114
178
57
10

Total: 397

Referrals

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

Parks, Recreation & 
Culture:

Parks has no concerns with the proposed development. 

A new active, neighbourhood park will be developed across 97A 
Avenue as per the City Centre Plan. The closest park with natural 
area is 22C – Greenbelt and is 285 metres walking distance from the 
development.

Surrey Fire Department: The Fire Department has no concerns with the proposed 
development application. However, there are some items which 
will be required to be addressed as part of the Building Permit 
application.
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Advisory Design Panel: At the Regular Council – Land Use meeting on December 18, 2023, 
Council endorsed Corporate Report No. R214 (2023) which 
amended the Terms of Reference of the City’s Advisory Design 
Panel (ADP) which permits multi-family proposals that are greater 
than 6-storeys or commercial proposals that are greater than 3-
storeys, to proceed to Council for Bylaw introduction, prior to 
review and/or comment from the ADP, provided that the proposal 
is generally supported by City staff.

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

Transportation Considerations

Transit

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

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

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

Road Network and Infrastructure

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

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

Access and Parking

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

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

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

Sustainability Considerations

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

 In addition, the applicant has highlighted the following additional sustainable features:
o Targeting LEED v. 4 core and shell targeting Gold certification.
o The development is located within the Quibble Creek watershed area therefore 

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

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

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

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

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

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

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

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

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

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

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

POLICY & BYLAW CONSIDERATIONS

Regional Growth Strategy

 The subject site is compliant with the Urban Centres (Surrey Metro Centre) Land Use 
Designation of Metro Vancouver’s Regional Growth Strategy.

Official Community Plan

Land Use Designation

 The subject site is designated Downtown in the Official Community Plan, with a permitted 
maximum density of 7.5 FAR as noted in Figure 16 of the OCP.

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

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

Themes/Policies

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

o Growth Management: 
 Accommodating Higher Density: Direct higher-density development into 

Surrey’s City Centre, through the development of a high-density, mixed-use 
development.

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

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

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

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

Land Use Designation

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

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

Amendment Rationale

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

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

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

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

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

Themes/Objectives

 The proposed development is consistent with the following guiding principles:

o Build Density and Mixed-Use, by providing a mix of commercial, office and residential.  A 
mix of uses creates a City Centre that is more animated, livable and a place that thrives 
economically where residents can work, play and live in their neighbourhood.

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

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

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

 Section 483 of the Local Government Act authorizes local governments to enter into Housing 
Agreements, for terms and conditions agreed to by the owner and the local government, that 
pertain to the occupancy of the student housing units.

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

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

CD Bylaw 

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

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

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

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

7.5 metres or 
50% the height of the 

building 
2.8 metres
 4.5 metres
 1.4 metres
 3.0 metres

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

permits:

Principal Uses
 multiple unit 

residential buildings 
and ground-oriented 
multiple residential 
buildings.

Accessory Uses
 Retail stores;
 Personal service uses;

Principal Use:
Student Housing in 
accordance with Housing 
Agreement.

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

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

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

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

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

Parking (Part 5) Required Proposed 
Number of Stalls

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

0*
19
9
5
9
42

0*
19
9
5
9

55*
*No residential parking 
requirements in TOA 

except accessible parking 
spaces.

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

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

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

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

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

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

Capital Projects Community Amenity Contributions (CACs)

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

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

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

Affordable Housing Strategy

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

 As a student dormitory housing project, the subject proposal is exempt from the provision of 
this policy. The applicant will be required to register a Section 219 Restrictive Covenant, 
making the fees payable if there is a future change in tenure from the student dormitory 
housing, to address the City’s needs with respect to the City’s Affordable Housing Strategy. 

Public Art Policy

 In accordance with the City’s Public Art Policy, the Public Art contribution will not be 
required for the student dormitory housing portion of the proposal secured through a 
Housing Agreement.  A Section 219 Restrictive Covenant will be required to be registered on 
title that states the Public Art contribution will be applicable and payable to the City if there 
is a future change in tenure from market rental residential units.



Staff Report to Council

Application No.: 7924-0247-00

Planning & Development Report

Page 15

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

PUBLIC ENGAGEMENT

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

DEVELOPMENT PERMITS

Form and Character Development Permit Requirement

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

Indoor and Outdoor Amenity – Student Common Spaces

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

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

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

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

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

CC5 public courtyard space.

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

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

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

TREES

 Aaron Gui Yan Lee, ISA Certified Arborist of  VDZ + A has confirmed there are no trees 
located on the subject site.

CITY ENERGY 

 The subject site is located within Service Area A, as defined in the “City Centre District Energy 
System Bylaw” (see Appendix V for location). The District Energy System consists of three 
primary components:

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

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

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

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

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

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

o to prevent conflicts with other utilities.

 Prior to the issuance of a building permit, the Engineering Department will confirm that the 
applicant has met the requirements of the “City Centre District Energy System Bylaw”.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective 
Appendix II. Engineering Summary 
Appendix III. City Centre Plan Amendment
Appendix IV. Proposed Housing Agreement
Appendix V. District Energy Service Area Map

approved by Shawn Low

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

 

INTER-OFFICE MEMO
 

 

 

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

 

RE: Engineering Requirements 
Location:  9714 137 St            

 
NCP AMENDMENT 

 
There are no engineering requirements relative to the NCP Amendment. 
 

REZONE 
 
Property and Right-of-Way Requirements 

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

• Construct the east side of 137 Street; 

• Construct the west side of 137A Street; 

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

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

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

 
A Servicing Agreement is required prior to Rezone. 
 

DEVELOPMENT PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit. 
 
 
 
 
 
Jeff Pang, P.Eng. 
Director, Land Development 
 
MS 
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2.5 The City may, from time to time, during the Term request the Owner to provide 

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

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

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

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

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

the Development  which requires Accommodation for Eligible Occupants; 
or  
 

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

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

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

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

  
 
4. LIABILITY 
 
4.1 Indemnity.  The Owner shall indemnify and save harmless the City and City 

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