
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0026-00 
Planning Report Date:  July 25, 2022 

PROPOSAL: 

• Development Permit 

to permit the development of two 5-storey apartment 
buildings containing 147 residential units. 

LOCATION: 19545 - 65 Avenue 
19575 - 65 Avenue 

ZONING: CD (Bylaw No. 19634) 

OCP DESIGNATION: Multiple Residential  

NCP DESIGNATION: 30-70 u.p.a. (High Density) 
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RECOMMENDATION SUMMARY 
 
• Approval and issuance of Development Permit for Form and Character.  
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• None. 
 
RATIONALE OF RECOMMENDATION 
 
• The proposed Development Permit is for re-issuance of the expired Development Permit No. 

7918-0072-00, which was issued on March 9, 2020, and expired on March 9, 2022. A new 
Development Permit is required for the applicant to complete development of the subject site.  
 

• Council previously approved Development Application No. 7918-0072-00 for the subject site 
at the Regular Council – Land Use meeting on March 9, 2020. The application included 
rezoning to Comprehensive Development (CD) Bylaw No. 19634, an Official Community Plan 
(OCP) Amendment to Multiple Residential, an Amendment to the East Clayton 
Neighbourhood Concept Plan (NCP) to 30-70 u.p.a. (High Density), and issuance of a 
Development Permit (Form and Character) in order to permit the development of two 
5-storey apartment buildings.  

 
• The updated drawings provided for the new Development Permit application are generally 

consistent with the previously approved drawings.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council file Development Permit No. 7918-0072-00. 
 
2. Council approve Development Permit No. 7922-0026-00 (Appendix I) and authorize the 

Mayor and Clerk to execute the Permit.  
 

NOTE:  If the Development Permit as presented, is not acceptable to Council in 
relation to the character of the development, including landscaping and siting, 
form, exterior design and finish of the building and other structures, Council 
may refer the Development Permit back to staff with direction regarding any of 
these matters.   

 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use East Clayton NCP 
Designation 

Existing Zone 
 

Subject Site Vacant land 30-70 u.p.a (High 
Density)  

CD (Bylaw No. 
19634) 

North: 
 

Single detached 
house on large lot 

22-45 u.p.a (High 
Density) 

RA 

East (Across 196 Street): 
 

Township of 
Langley, single 
detached houses 

NA NA 

South (Across 65 Avenue): 
 

4-storey apartment 
building and a 
single family lot 

30-70 u.p.a (High 
Density) and 22 to 
45 u.p.a (High 
Density). 

RA/CD (Bylaw 
No. 17044) 

West: 
 

Park and 
Townhouses 

Park/15-25 u.p.a 
Medium-High 
Density 

RA/RM-30 

 
Context & Background  
 
• The subject site was rezoned from "One-Acre Residential Zone (RA)" to "Comprehensive 

Development Zone (CD)" (based on "Multiple Residential 70 Zone (RM-70)" Zone as part of 
Development Application No. 7918-0072-00.  The application received Final Adoption of 
Rezoning By-law No. 19634 on March 9, 2020.  Development Permit No. 7918-0072-00, to 
permit the development of two 5-storey apartment buildings with a total of 147 residential 
units was issued by Council on March 9, 2020.   
 

• In accordance with the provisions in the Local Government Act Development Permits lapse if 
the owner does not substantially start construction with respect to which the permit is issued 
within two (2) years after the date the permit is issued.  As substantial construction had not 
yet commenced on the site, Development Permit No. 7918-0072-00 lapsed on March 9, 2022. 
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• The applicant has indicated that the delays in construction were largely due to issues arising 

from the Covid-19 pandemic. However, the Building Permit application has been submitted 
and the applicant is hoping to achieve Building Permit issuance after the issuance of a new 
Development Permit under this application (Development Permit No. 7922-0026-00). 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing a Development Permit to replace lapsed Development Permit No. 

7918-0072-00, to permit two 5-storey apartment buildings on the site.  
 

 Proposed 
 Block A - West Building 

(19545 – 65 Avenue) 
Block B - East Building  
(19575 – 65 Avenue) 

Lot Area 
Net Site Area: 2,290 square metres 2,790 square metres 

Number of Lots: 1  1 
Building Height: 16.6 metres / 5-storeys 17.1 metres / 5-storeys 
Unit Density (net): 301 units per hectare 280 units per hectare 
Floor Area Ratio (FAR) : 2.19 2.00 
Floor Area     

Total: 5,084 square metres 5,579 square metres 
Residential Units: 

Studio: 2 0 
1-Bedroom: 42 55 
2-Bedroom: 22 21 
3-Bedroom:  3 2 
Total: 69 78 

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

 
Parks, Recreation & 
Culture: 

No concerns.  
  

 
Fire 

 
No concerns.  

 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The proposal complies with the “General Urban” designation in the RGS.  
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Official Community Plan 
 
Land Use Designation 
 
• The proposal complies with the “Multiple Residential” designation in the Official Community 

Plan (OCP).  
 
Secondary Plans 
 
Land Use Designation 
 
• The proposal complies with the "30-70 u.p.a. (High Density)" designation in the East Clayton 

Neighborhood Concept Plan (NCP).  
 

CD By-law  
 
• The subject site was rezoned to a Comprehensive Development (CD) Zone (Bylaw No. 19634) 

as part of Development Application No. 7918-0072-00.  
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law.  

 
CD Zone (Bylaw No. 19634)  Required  Proposed 
Unit Density: 
    Block A (West Building) 301 uph 301 uph 
    Block B  (East Building) 280 uph 280 uph 
Floor Area Ratio: 
    Block A  2.22 2.19 
    Block B  2.02 2.00 
Lot Coverage: 
    Block A 53% 52% 
    Block B  57% 50% 
Yards and Setbacks 
   Block A   

     North: 6.0 m  6.0 m 
     East: 4.5 m  4.5 m  
     South: 4.5 m  4.5 m  
     West: 3.0 m  3.0 m  
Block B  
     North:  6.0 m  6.0 m  
     East:  11.6 m  11.6 m  
     South: 4.5 m  4.5 m  
     West: 4.5 m  4.5 m  

Height of Buildings 
Principal buildings: 
    Block A  16.6 m  16.6 m 
    Block B  17.1 m  17.1 m  



Staff Report to Council 
 
Application No.: 7922-0026-00 

Planning & Development Report 
 

Page 6 
 
CD Zone (Bylaw No. 19634)  Required  Proposed 
Amenity Space 
    Indoor Amenity:  

Block A  207 sq. m 225 sq. m  
Block B  234 sq. m 297 sq. m 

Outdoor Amenity: 
Block A 207 sq. m 334 sq. m  
Block B  234 sq. m  387 sq. m  

Parking (Part 5) Required Proposed 
Number of Stalls 
Block A: 
   Residential:  95 105 
   Residential Visitor:  14 14 
   Total:  109 119 
Block B: 
   Residential:  107 117 
   Residential Visitor:  16 16 
   Total:  123 133 
Bicycle Spaces 
Block A: 
   Residential Secure:  83 83 
   Residential Visitor:  6 6 
   Total:  89 89 
Block B: 
   Residential Secure:  94 104 
   Residential Visitor:  6 6 
   Total:  100 110 

 
 
PUBLIC ENGAGEMENT 
 
• Development Proposal Signs were installed on March 28, 2022. Staff received one (1) e-mail 

from nearby property owners in response to the signs. The property owner expressed the 
following comments/concerns (with staff comments in italics):  
 

• One letter of opposition was received from a nearby property owner, who expressed concerns 
related to the height of the building, overall density, and traffic concerns.  

 
(The subject site is designated 30-70 u.p.a. (High Density) in the East Clayton NCP, which 
allows for an apartment building of up to four storeys. The proposed development is 
generally reflective of this with the addition of a recessed fifth floor, which is less visible from 
the street. There is a significant building setback of 4.5 metres along 65 Avenue, which 
consists of a landscaped area. In addition to this, as part of the previous application (7918-
0072-00) on the subject site, the applicant dedicated 599 square metres of land to be used for 
park purposes (19525 – 65 Avenue), as well as cash contributions of $50,000 to be put toward 
park improvements as a community benefit. The proposal exceeds the required number of 
parking stalls by 20.)  
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DEVELOPMENT PERMITS 
 
Form and Character Development Permit Requirement 
 
• The applicant proposes to construct two 5-storey apartment buildings with a total of 147 units 

and three levels of underground parking. Building 1 is proposed on the western lot 
(19545 - 65 Avenue) and Building 2 is proposed on the eastern lot (19575 – 65 Avenue). 
(Appendix I)  

 
• There are 69 units proposed in Building 1 and 78 units in Building 2 for a total of 

147 residential units. This includes two studio units, 98 one-bedroom units, 43 two-bedroom 
units, and five three-bedroom units. The building sizes and exterior designs have not been 
fundamentally altered.  

 
• Building siting and massing remains the same as previously proposed, which was designed 

following the natural topography of the land terracing up the hill from the low point along 
196 Street (east side of the site) to the high point alongside the park lot to the west. The Floor 
Area Ratio, and the total floor area proposed, remain the same as the previous proposal at 1.2. 

 
• The proposal works to address the approximate 11 metre grade change across the site by 

incorporating a series of stepped retaining walls and landscaping along the south side of the 
site (65 Avenue) to allow for a grade transition from the patios off the main floor and lobby 
entrances to the finished grade at the property line.  

 
• A simple, modern architectural vernacular has been applied to the buildings, which creates a 

suitable backdrop to the contrasting and extensive existing and proposed vegetation 
surrounding the buildings. 

 
• A colour palette of a white textured cementitious panel systems contrasts with a light gray 

horizontal siding system. Wood-like material provides framing of key elements around 
building highlighting corner elements, defining main pedestrian and parkade entries and 
enhancing the stepped building face terracing to complement site’s topography.  

 
• The proposed buildings are U-shaped with large central courtyards facing south. The main 

resident entry has been revised for both sites to address accessibility access, and the elevator 
shaft design, at the centre of the building adjacent to the courtyard, now includes glass 
storefront windows so residents can see out at every level.   

 
• The height of the buildings read primarily as 4-storeys because of the natural grading 

conditions. A recessed 5th storey sits behind the 4-storey façade, creating larger roof-top decks 
for 5th floor units and outdoor amenity space for all residents.  

 
• The three levels of underground parking have been modified due to the redesign of the lobby 

and elevator areas of both Buildings 1 and 2. As a result additional parking and storage areas 
have been accommodated in the revised proposal. The number of parking spaces has 
increased for Building 1 from 115 to 120, exceeding the minimum requirement of 109. The 
number of parking spaces has increased for Building 2 from 131 to 133, exceeding the minimum 
requirement of 123 spaces.  Bicycling parking has also increased for Building 2 from 94 to 104, 
exceeding the minimum requirement.  
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Landscaping 
 
• The landscape plan shows a total of 60 trees to be planted throughout the subject site 

including Red Maple, Chinese Dogwood, and Serbian Spruce.  
 

• A significant number of shrubs and ground cover species are proposed including hostas, 
honeysuckles, hydrangeas, ferns, willows, yews, and decorative grasses.  

 
• The proposed trees and landscaping will enhance the streetscape and create an urban, 

pedestrian-friendly environment.  
 

• The two (2) proposed outdoor amenity courtyards will provide for green space and useable 
common areas.   

 
• The landscape plan proposes contrasting surface treatments and raised planters to distinguish 

between private, public, shared spaces and pathways.  
 
Indoor and Outdoor Amenity  

 
• The required indoor and outdoor amenity areas for Building 1 is 207 square metres. The 

indoor amenity area proposed exceeds the required amount at 225 square metres and the 
outdoor amenity area exceeds the required amount at 334 square metres. 

 
• The required indoor and outdoor amenity areas for Building 2 is 234 square metres. The 

indoor amenity area proposed exceeds the required amount at 297 square metres and the 
outdoor amenity area meets the required amount at 387 square metres. As a result of minor 
revisions to the main floor plan the indoor amenity area proposed has been reduced slightly 
from 303 square metres to 297 square metres. 

 
 
TREES 
 
• Monica Ardiel and Rhythm Batra, ISA Certified Arborists, of Mike Fadum and Associates 

prepared an Arborist Assessment for the subject property. The table below provides a 
summary of the tree retention and removal by tree species: 
 
Table 1: Summary of Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 
Alder/Cottonwood 2 0 2 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

NA  N/A  N/A N/A 
    

Coniferous Trees 
N/A N/A N/A N/A 
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Tree Species Existing Remove Retain 

Total (excluding Alder and 
Cottonwood Trees)  

0 
 

0 
 

0 
 

Additional Trees in the 
proposed Open Space  
 

1 
 

0 
 

1 
 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 60 

Total Retained and Replacement 
Trees 

62 
 

 Contribution to the Green City 
Program N/A 

 
• The Arborist Assessment states that there are no protected trees on the site, excluding Alder 

and Cottonwood trees. Two (2) existing trees, which represents 100% of the total trees on the 
site, are Alder and Cottonwood trees. It was determined that two (2) trees can be retained as 
part of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading.  

 
• For those trees that cannot be retained, the applicant will be required to plant trees on a 1 to 1 

replacement ratio for Alder and Cottonwood trees, and a 2 to 1 replacement ratio for all other 
trees. This will require a total of 0 replacement trees on site. The applicant is proposing 60 
replacement trees, thereby exceeding the City requirements.  

 
• The new trees on the site will consist of a variety of trees including Red Maple, Chinese 

Dogwood and Serbian Spruce.  
 

• In summary, a total of 62 trees are proposed to be retained or replaced on the site.  
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Development Permit No. 7922-0026-00  
Appendix II. Summary of Tree Survey and Tree Preservation 
 
 
    approved by Ron Gill 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
SR/cm 
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT PERMIT 
 

NO.:  7922-0026-00 
 
Issued To:  
 
   (“the Owner”) 
 
Address of Owner: 
   
   
 
A. General Provisions 
 
1. This development permit is issued subject to compliance by the Owner with all statutes, 

by-laws, orders, regulations or agreements, except as specifically varied by this 
development permit. 

 
 
2. This development permit applies to that real property including land with or without 

improvements located within the City of Surrey, with the legal description and civic 
address as follows: 

 
Parcel Identifier:  031-072-755 

Lot 1 Section 15 Township 8 New Westminster District Plan EPP90038 
19545 - 65 Avenue 

 
Parcel Identifier:  031-072-763 

Lot 2 Section 15 Township 8 New Westminster District Plan EPP90038 
19575 - 65 Avenue 

 
 

(the "Land") 
 
3.  The Land has been designated as a development permit area in Surrey Official Community 

Plan, 2013, No. 18020, as amended. 
 
 
 
 
 
 

Appendix I
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B. Form and Character  
 
1. The character of the development including landscaping, siting, form, exterior design and 

finish of buildings and structures on the Land shall be in accordance with the drawings 
referenced DP 7922-0026-00 (1) through to and including DP 7922-0026-00 (45) (the 
"Drawings"). 

 
 
2. Minor changes to the Drawings that do not affect the general form and character of the 

landscaping, siting, form, exterior design and finish of buildings and structures, truck 
parking specifications, free standing signs, sign design packages and comprehensive sign 
details on the Land, may be permitted subject to the approval of the City. 
 
 

C. Landscaping Installation and Maintenance 
 
1. The landscaping shall be constructed, planted, installed and maintained in good order in 

accordance with the landscaping plans prepared by Durante Kreuk Ltd., and referenced 
attached as 7922-0026-00 (46) through to 7922-0026-00 (59) (the "Landscaping"). 

 
 
2. For Form and Character development permits, or for that portion of a development 

permit pertaining to Form and Character, the Landscaping shall be installed and 
completed within six (6) months after the date of the final inspection of the buildings and 
structures.  

 
 
3. For Form and Character development permits, Landscaping shall be maintained for a 

minimum of twelve (12) months after the date of substantial completion. 
 
 

D. Security and Inspections   
 
1. Security must be submitted to the City prior to the installation of any Landscaping. 
 
 
2. For Form and Character development permits, security may be submitted after the 

issuance of a Development Permit.  
 
 
3. The security for landscaping is to be submitted as Cash or Irrevocable Letters of Credit, in 

a form acceptable to the City in the amounts of:  
 

i. Phase 1 (West Building): $201,005.23 
ii. Phase 2 (East Building): $249,546.99 
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4. Security release will only be considered once installation of the Landscaping has been 
completed, after final approval of the installation has been given by the City, and after the 
completion by the Owner of any required maintenance periods identified in this 
development permit, to the satisfaction of the City.  

 
 
5. For Form and Character development permits, when the Landscaping has been 

determined to be substantially complete, as determined by the City, and without the City 
having to use the Security, 90%, less deficiencies, of the original Security will be returned.  
When the Landscaping requirements and permit requirements receive final approval by 
the City, 10% of the original Security will be returned.  

 
 
6. If final approval of the Landscaping installation and maintenance is not given by the City, 

the City has the option of using the Security to compete the Landscaping (or to hire a 
contractor to complete the work on the City’s behalf) with any remaining money returned 
to the Owner.  The Owner authorizes the City or its agent to enter upon the Land to 
complete the Landscaping. 

 
 
7. If the City elects not to enter upon the Land to complete the Landscaping and the Owner 

does not complete the Landscaping, the Security is forfeited to the City five (5) years after 
the date of the provisional or final inspection of the buildings and structures referred to in 
the Drawings. 
 
 

E. Administration 
 
1. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development permit. 
 
 
2. This development permit shall lapse if the Owner does not substantially start any 

construction with respect to which this development permit is issued within two (2) years 
after the date this development permit is issued. The terms and conditions of this 
development permit, and any amendment to it, are binding on any and all persons who 
acquire an interest in the Land. 

 
 
3. This development permit is only valid for the development that is described in this 

development permit.  If a change to development is considered, a new development 
permit or an amendment to this permit is required before any work is started.   

 
 
4. All reports, documents and drawings referenced in this development permit shall be 

attached to and form part of this development permit. 
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5. This development permit is issued subject to compliance by the Owner and the Owner's 
employees, contractors and agents with all applicable City bylaws, including the Tree 
Protection Bylaw, Erosion and Sediment Control Bylaw and the Soil Removal and 
Deposition Bylaw, all as may be amended or replaced from time to time.   

 
 

6. This development permit is NOT A BUILDING PERMIT. 
 

 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL/DELEGATED OFFICIAL, THE  
DAY OF      , 20  . 
 
ISSUED THIS      DAY OF            , 20  . 
   ______________________________________  
  Mayor 
 
 
   ______________________________________  
  City Clerk  
 
 
 
IN CONSIDERATION OF COUNCIL APPROVAL OF THIS DEVELOPMENT PERMIT AND 
OTHER GOOD AND VALUABLE CONSIDERATION, I/WE THE UNDERSIGNED AGREE TO 
THE TERMS AND CONDITIONS OF THIS DEVELOPMENT PERMIT AND ACKNOWLEDGE 
THAT WE HAVE READ AND UNDERSTOOD IT.   
 
 
  _____________________________________  
 Owner: (Signature) 
 
  _____________________________________  
 Name: (Please Print) 
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MIKE FADUM AND ASSOCIATES LTD. 
VEGETATION CONSULTANTS 

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

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

Tree Preservation Summary 
Surrey Project No: 18-0072-00 &  22-0026 -00 
Address:  19545 & 19575 65 Avenue, Surrey, BC  
Registered Arborist:  Rhythm Batra, ISA Certified Arborist PN-8932A 

 
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) 

2 

Protected Trees to be Removed 0 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

2 

Total Replacement Trees Required:  
 

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

 
 

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

0 

Replacement Trees Proposed 60 
Replacement Trees in Deficit 0 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] 1 

 
Off-Site Trees Number of Trees 

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

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

 
 

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

0 

Replacement Trees Proposed NA 
Replacement Trees in Deficit NA 

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

Signature of Arborist:   Date:  May 5, 2022 
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