
 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7923-0093-00 

Planning Report Date:  September 23, 2024 

PROPOSAL: 

• NCP Amendment from Urban Residential (10 UPA 
Net + 4 UPA Bonus) to Urban/Townhouse Flex (22 
UPA Net + 5 UPA Bonus) and for changes to the 
road network 

• Rezoning from RA to RM-30 

• General Development Permit  

• Detailed Development Permit 

• Development Variance Permit 

to allow subdivision from one to two lots and permit 
the development of 19 townhouses with a remnant 
parcel for future townhouse development. 

LOCATION: 18757 - 74 Avenue 

 

ZONING: RA  

OCP DESIGNATION: Urban  

NCP DESIGNATION: Urban Residential (10 UPA Net + 
4 UPA Bonus)  
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RECOMMENDATION SUMMARY 
 

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

• Approval to draft General Development Permit for Form and Character on proposed Lots 1 
and 2. 

 

• Approval to draft Detailed Development Permit for Form and Character on proposed Lot 1. 
 

• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• Proposing an amendment to the West Clayton Neighbourhood Concept Plan (NCP) from 
Urban Residential (10 UPA Net + 4 UPA Bonus) to Urban/Townhouse Flex (22 UPA Net + 5 
UPA Bonus).  
 

• Proposing to allow more than three stair risers to encroach into the building setback area for 
proposed Buildings 2, 3 and 4. 

 

• Proposing to reduce the west side yard setback for Buildings 3 and 4 from 4.5 metres to 3.4 
metres.  

 
 

RATIONALE OF RECOMMENDATION 
 

• The proposal complies with the Urban designation in the Official Community Plan (OCP).  
 

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

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

• The property is currently designated as Urban/Residential (10+4 UPA bonus) in the West 
Clayton NCP (Appendix VIII), approved by Council on July 27, 2015. The general building form 
for this type of designation are for single family detached or semi-detached and duplex 
ground-oriented units on urban lots.  
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• Regent Road Elementary School, the proposed new elementary school adjacent to the subject 
property to the east on 74 Avenue, is now built and has been operational since 2022. The 
applicant is proposing to build a two-phased townhouse development on the subject property 
consisting of 19 units in Phase 1 and 22 units in Phase 2. (Appendix III) The applicant intends 
to initialize Phase 2 development once the north portion of the property is serviceable.  
 

• The proposed NCP Amendment to redesignate the subject property  into higher density, 
ground oriented townhouses is appropriate from a planning perspective. Townhouses are 
typically a more affordable option for young families with school-age children rather than 
single family homes or duplexes. The proposed development meets the “Urban/ Townhouse 
Flex (22 UPA Net + 5 UPA Bonus)” designation and promotes a walkable, family-oriented 
neighbourhood that is just next door to an elementary school.  The proposed development 
enhances the interface between the school site and the proposed multi-family land uses. The 
property to the east at 18781 74 Avenue proposes a similar plan amendment. This application 
is pre-Council. 
 

• The proposed amendment to the local road network is coordinated within the planned grid 
network of the West Clayton NCP and provides sufficient road access to the townhouse site. 
The revised road configuration maintains pedestrian mobility by providing pedestrian 
connections to the multi-use pathway through future sidewalk and walkway connections. 
(Appendix IV) 

 

• The development proposal generally complies with the West Clayton Design and 
Development Guidelines. The proposed density amendment meets the general intent and 
overall density prescribed in the West Clayton NCP.    
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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 a portion of the 

subject site shown as Block A on the survey plan attached as Appendix I from "Acreage 
Residential Zone (RA)" to "Multiple Residential 30 Zone (RM-30)". 
 

2. Council endorse the Public Notification to proceed for a By-law to rezone a portion of the 
subject site shown as Block B on the survey plan attached as Appendix I from "Acreage 
Residential Zone (RA)" to "Multiple Residential 30 Zone (RM-30)". 

 
3. Council authorize staff to draft General Development Permit No. 7923-0093-00 generally 

in accordance with the attached drawings (Appendix III). 
 
4. Council authorize staff to draft Detailed Development Permit No. 7923-0093-00 generally 

in accordance with the attached drawings (Appendix IV). 
 
5. Council approve Development Variance Permit No. 7923-0093-00 (Appendix IX) varying 

the following, to proceed to Public Notification:  
 

(a) to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 
increase the maximum number of risers permitted within the setback area from 3 
to 6 for stairs located within the frontages of Buildings 2 3, and 4;  

 
(b) to vary Section F.1. “Yards and Setbacks” of Part 22 “Multiple Residential 30 Zone 

(RM-30)” to reduce the west side yard setback for Buildings 3 and 4 from 4.5 
metres to 3.4 metres.  

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

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

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

Development Department; 
 

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

 
(e) submission of a finalized tree survey and a statement regarding tree preservation 

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

satisfaction of the Planning and Development Department;  
 

(g) demolition of existing buildings and structures to the satisfaction of the Planning 
and Development Department;  
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(h) submission of an acoustical report for the units adjacent to 74 Avenue and 
registration of a Section 219 Restrictive Covenant to ensure implementation of 
noise mitigation measures; 

 
(i) registration of a Section 219 Restrictive Covenant for “no build” on proposed Lot 2 

until future development; and 
 

(j) 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; 

 
(k) registration of a shared access and maintenance easement between proposed Lots 1 

and 2 for shared use of the proposed indoor amenity building and outdoor amenity 
areas in Phases 1 and 2.  

 

7. Council pass a resolution to amend the West Clayton Neighbourhood Concept Plan (NCP)  
from Urban Residential (10 UPA Net + 4 UPA Bonus) to Urban/Townhouse Flex (22 UPA 
Net + 5 UPA Bonus) and to modify the road network.  

 
 

SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

Subject Site Single Family 
Dwelling 

Urban/Urban 
Residential (10+4 
UPA Bonus) 

RA 

North: 
 

Single Family 
Dwelling  

Urban/Medium 
Density Cluster; 
Green Density 
Transfer 

RA 

East: 
 

Single Family 
Dwelling (future 
townhouses) 

Urban/ Urban 
Residential (10+4 
UPA Bonus)  

RA 

South (across 74 Avenue): 
 

Vacant lots Urban/High 
Density Cluster 

RA 

West (across future 186B Street): Regent Road 
Elementary School 

Urban/ Urban 
Residential (10+4 
UPA Bonus)  

RA 

 
Context & Background  
 

• The subject property is 10,502 square metres in size located at 18757 74 Avenue.  It is 
designated Urban in the OCP and Urban Residential (10 UPA Net + 4 UPA Bonus) in the West 
Clayton NCP. It is zoned “One Acre Residential (RA)”. The Green Infrastructure Network 
(GIN) Corridor runs along a sliver of the north portion of the property and a green-coded 
watercourse runs along 74 Avenue south of the property. (Appendix X) 
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• At the start of application review, it was determined that the site could not be developed in 
one phase as the north half of the property was considered unserviceable. Based on existing 
contours and topography, the land slopes down towards the northwest where stormwater 
drains overland. A second detention pond was needed in West Clayton and the City had not 
identified a location for it. Due to these servicing constraints, the applicant proposed to 
develop the property in two phases (Phase 1 = Lot 1; Phase 2 = Lot 2) to utilize existing 
servicing capacity.  
 

• The City has recently secured land for the second detention pond at the northwest corner of 
the West Clayton NCP at 80 Avenue and 184 Street. The applicant now has the option to 
develop in one phase, however, the northern lot may not be able to secure Final Adoption on 
the same timelines as the southern lot. In order to give the applicant flexibility to commence 
Phase 1 development, the applicant is proposing to proceed with subdivision and introduce 
two separate RM-30 rezoning bylaws (one for each lot) to Council.   
 

 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 

• The applicant is proposing the following:  
o to rezone the site from “One Acre Residential (RA)” to "Multiple Residential 30 Zone (RM-

30)";  
o an amendment to the West Clayton NCP from Urban Residential (10 UPA Net + 4 UPA 

Bonus) to Urban/Townhouse Flex (22 UPA Net + 5 UPA Bonus) and for changes to the 
local road network;  

o a Detailed Development Permit for Form and Character and a General Development 
Permit are proposed to facilitate the development of 19 townhouse units in Phase 1 (south 
portion) and 22 townhouse units in Phase 2 (future phase/north portion); and  

o the application also involves the subdivision of the property into two lots.  
 

• A Development Variance Permit is also proposed for reduced setbacks and to allow additional 
risers in the west and south yard of proposed Lot 1.  
 

• A detailed Development Permit for Form and Character will be required on proposed Lot 2 as 
part of a future phase of development. 
 

 Proposed (Whole Site) 

Lot Area 

Gross Site Area: 1 ha 
Road Dedication: 0.29 ha 
Undevelopable Area: N/A 
Net Site Area: 0.72 ha 

Number of Lots: 1 

Building Height: 13 m 

Unit Density: 41 uph 

Floor Area Ratio (FAR): 0.61 (Phase 1) + 0.65 (Phase 2) 

Floor Area 

Residential: 6,388 m2 
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 Proposed (Whole Site) 

Total: 6,388 m2   

Residential Units: 

3-Bedroom: 41 units 
Total: 41 units 

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

outlined in Appendix V. 
 

School District: 
 

The School District has advised that there will be approximately 37 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
20 Elementary students at Regent Road Elementary School 
11 Secondary students at Ecole Salish Secondary School 
 
(Appendix VI) 
 
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 in late 2025 or early 2026.  
 

Parks, Recreation & 
Culture: 

No concerns. 
 
Salmonberry Park is the closest park with active amenities, which 
includes a playground, a community garden, and open space. The 
park is 750 metres walking distance from the development. 58D – 
Neighbourhood Park is the closest park with natural area and is 
north-west of the development. 
 

Surrey Fire Department: No concerns. 
 
 

 
Transportation Considerations 
 

• The applicant is required to construct the north side of 74 Avenue to a Collector road 
standard and the south side of 75 Avenue to the City’s half-road standard. Construction of a 
multi-use pathway (east-west) through the site is also required. Both sides of 186B Street 
along the western property line will be constructed to Local road standard.  

 

• The subject site is about 550 metres from the closest bus stops on 72 Avenue. Transit route 
370 plies the Willowbrook Mall (Langley) to 180 Street/ 55 Avenue (Cloverdale) route and vice 
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versa. Transit route 372 plies the Langley Centre (Glover Road /Logan Avenue) to Clayton 
Heights (Fraser Highway / 68 Avenue) route and vice versa. 

 

• The owners of 18760 and 18790 76 Avenue (north of the subject property) and the applicant 
will coordinate with each other to provide a 1.5 metre SROW to allow 75 Avenue to be 
constructed to a half road standard. A 1.5 metre SROW will be registered on either party’s 
property (whoever develops first) to ensure that future 75 Avenue is built to a half road 
standard.   

 
Access and Parking (Phase 1) 
 

• Vehicular access to and from the townhouse development will be from the future 186B Street 
to the west. 
 

• The townhouse development will provide a total of 42 parking spaces.  Thirty eight (38) of the 
parking spaces are within garages of the 19 townhouse units and 4 parking spaces are for 
visitors. The proposed number of parking spaces meets the Zoning Bylaw requirement.  
 

• All 19 townhouse units in Phase 1 will have double side-by-side garages.  
 

• The applicant has provided 24 bicycle parking spaces. The bicycle racks are located at three 
different locations within the townhouse development. 

 
Natural Area Considerations 
 

• A green-coded watercourse runs along 74 Avenue south of the property. (Appendix X) Ryan 
Preston of BlueLines Environmental Ltd. has determined that the drainage features associated 
with the 74 Avenue ditch segment does not meet the definition of a stream under the Water 
Sustainability Act. The ditch is concluded to provide no significant fish habitat value and 
would not be subject to the riparian protection standards of the Riparian Areas Protection 
Regulation. This watercourse determination has been accepted by staff. 

 
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 and urban 
design features (Appendix III & IV): 

o Pedestrian-oriented linkages with a 1.5 metre-wide sidewalk west of the property, a 1.8 
metre-wide sidewalk (south) and walkway (east) which will connect to an 8.0 metre-
wide multi-use pathway (MUP) that will bisect the development site. 

o The 8.0-metre wide MUP will align with the adjacent property’s (18781 74 Avenue) 
MUP proposed under Development Application 7923-0150-00. Both MUPs will 
connect to the Siddons Greenway (east of 18781 74 Avenue) which will connect to 
residential neighbourhoods to the north. 

o Incorporation of Crime Prevention Through Environmental Design (CPTED) 
principles through natural surveillance of the property perimeter and interior drive 
aisles. Townhouse units have been designed with front balconies and clear view lines 
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from the residential units for eyes on the street. Potentially dark areas will be 
eliminated. 

o Outdoor amenity spaces for proposed Phases 1 and 2 will provide open areas for 
different age groups and life stages. Phase 1 outdoor amenity space (south of the MUP) 
will consist of a group seating area with a picnic table under a trellis.  There will be 
three benches on hydrapressed slab pavers across from a natural play area for children 
with round log steppers, a cozy dome and spinner plate on fibar safety surfacing. 

o North of the MUP in Phase 2 will have four community garden plots with raised 
planters, a hosebib and work table on gravel surface. 

o A publicly accessible, landscaped small corner plaza with two benches will be installed 
between Building 4 and the MUP in Phase 1. It will provide good visibility to the 
surrounding public areas and will create a seamless connection to the west sidewalk 
and street with clear sightlines across the open space.  

o Lighting will be incorporated into the outdoor open spaces to make the areas safe and 
inviting. 

o The applicant is proposing the use of dark sky exterior lighting systems, water efficient 
landscaping and plumbing systems, natural ventilation through operable windows and 
energy efficient HVAC systems, storage and collection of recyclables, and renewable 
based wood building materials.  

o 100% of all residential parking spaces and 50% of the visitor parking spaces will have 
electric vehicle charging infrastructure installed.   

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The subject site is designated as ‘General Urban’ in the Metro Vancouver Regional Growth 
Strategy (RGS). The proposal complies with this designation which is intended for residential 
neighborhoods and centers. The proposed townhouse units comply with this designation.  

 
Official Community Plan 
 
Land Use Designation 
 

• The subject site is designated ‘Urban’ in the OCP. The proposal complies with this designation 
which is intended to support low and medium density residential neighborhoods in a range of 
forms such as ground-oriented attached housing including townhouses and row houses. 

 
Themes/Policies 
 

• The proposed development is consistent with the following guiding policies and objectives in 
the OCP: 

 
o Support compact and efficient land development that is consistent with the Metro 

Vancouver Regional Growth Strategy (A1 - Growth Priorities); 
o Require redevelopment and infill development to contribute to neighbourhood 

connectivity and walkability and to enhance public open spaces and greenspaces 
within existing neighbourhoods. (A3 – Sensitive Infill); 



Staff Report to Council 
 
Application No.: 7923-0093-00 

Planning & Development Report 
 

Page 10 

 
o Develop complete, accessible and walkable green neighbourhoods through the 

planning and development of new neighbourhoods and through sensitive 
redevelopment within existing neighbourhoods. (B4 – Healthy Neighbourhoods); 

o Design housing units to front directly onto public streets and/or public spaces, in 
order to facilitate a safe, welcoming, public streetscape and public realm. (B4 – 
Housing); and 

o Provide residents with visual and physical access to natural areas by establishing trail 
systems that connect Surrey’s neighbourhoods with natural areas. (B4 – Nature and 
Green). 

 
Secondary Plans 
 
Land Use Designation 
 

• The existing designation of the property in the West Clayton NCP is Urban Residential (10 
UPA Net + 4 UPA Bonus). The applicant is proposing to amend the NCP designation to 
Urban/Townhouse Flex (22 UPA Net + 5 UPA Bonus).  

 
Amendment Rationale 

 

• Redesignating the subject property into higher density, ground oriented townhouses is 
appropriate from a planning perspective. Townhouses typically are a more affordable option 
for young families with school-age children rather than single family homes or duplexes.  
 

• The proposed development meets the “Urban/ Townhouse Flex (22 UPA Net + 5 UPA Bonus)” 
designation and promotes a walkable, family-oriented neighbourhood that is adjacent to an 
elementary school.  The proposed development enhances the interface between the school 
site and the proposed multi-family land uses.  

 

• Regent Road Elementary School, the new elementary school on 74 Avenue, is now built and 
has been operational since 2022.  
 

Themes/Objectives 
 

• The vision for West Clayton is for a complete, connected community that is street and 
pedestrian friendly with an emphasis on quality building design. It is envisioned as a 
community that promotes walking and opportunities to gather with attractive outdoor seating 
spaces and landscaping.  

 

• The proposed 1.5 metre-wide sidewalk west of the property, a 1.8 metre-wide sidewalk (south) 
and walkway (east) will connect to an 8.0 metre-wide multi-use pathway (MUP) which will 
promote neighbourhood connectivity and walkability. 

 

• A publicly accessible, small landscaped plaza with two benches connects the MUP and the 
west sidewalk. Another seating area with three benches is located at the east side of the 
property, within the outdoor amenity space of Phase 1. These landscaped and lighted seating 
areas invite community gatherings that promote neighbourly connections and friendships. 
 

• The natural slope of the site is integrated into the exterior façade as the buildings step down 
while maintaining a consistent architectural expression. 
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Zoning By-law  
 

• The applicant proposes to rezone the subject site from "One-Acre Residential Zone (RA)" to 
"Multiple Residential 30 Zone (RM-30)". 
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law, including the "Multiple Residential 30 Zone (RM-30)" and 
parking requirements.  
 

RM-30 Zone (Part 22)  
Permitted and/or 
Required  

Proposed 

Unit Density: 75 uph with amenity 
contributions 

41 uph 

Floor Area Ratio: 1.0 excluding indoor 
amenity requirement  

Phase 1 = 0.61 FAR 
Phase 2 = 0.65 FAR 

Lot Coverage: 45% 28%  

Yards and Setbacks 

North: 6.0 m 6.0 m 

East: 6.0 m 4.9 m 

South: 4.5 m 4.5 m 

West: 4.5 m 3.9 m* 

Height of Buildings 

Principal buildings: 13 m 13 m 

Accessory buildings: N/A N/A 

Amenity Space  

Indoor Amenity: 123 m2 132 m2 

 
Outdoor Amenity: 

123 m2  131 m2  

Parking (Part 5) Required  Proposed 

Number of Stalls 

Residential: 38 38 
Residential Visitor: 4 4 
Total: 42 42 

Bicycle Spaces 

Residential Visitor: 24 24 

* variance requested 
 
Setback Variances 
 

• The applicant is requesting the following variances: 
 

o to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 
increase the maximum number of risers permitted within the setback area from 3 to 6 
for stairs located within the frontages of Buildings 2, 3, and 4;  

 
o to vary Section F.1. “Yards and Setbacks” of Part 22 “Multiple Residential 30 Zone (RM-

30)” to reduce the west side yard setback for Buildings 3 and 4 from 4.5 metres to 
3.4metres. 
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• Based on existing contours and topography, the land slopes down towards the northwest. The 
gradual slope necessitates for Buildings 2, 3 and 4 to be stepped down, requiring the need for 
more than three stair risers within the required setbacks at the front entrance of the 
townhouse units. The natural slope of the site has been integrated into the exterior façade as 
the buildings step down, maintaining a consistent architectural expression.  
 

• Due to road dedication, sidewalk requirements and slope along the west side of the property, 
townhouse units in Buildings 3 and 4 require a setback reduction. The proposed setbacks 
achieve a more urban, pedestrian streetscape in compliance with the West Clayton Design 
and Development Guidelines and in accordance with the Development Permit (Form and 
Character) design guidelines in the OCP.  

 

• Staff support the requested variances to proceed for consideration. 
 
Capital Projects Community Amenity Contributions (CACs) 
 

• On December 16, 2019, Council approved the City’s Community Amenity Contribution and 
Density Bonus Program Update (Corporate Report No. R224; 2019). The intent of that report 
was to introduce a new City-wide Community Amenity Contribution (CAC) and updated 
Density Bonus Policy to offset the impacts of growth from development and to provide 
additional funding for community capital projects identified in the City’s Annual Five-Year 
Capital Financial Plan. A fee update has been approved in April 2023, under Corporate Report 
No. R037; 2023. 
 

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

 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation. 

 

• The applicant will be required to provide the per unit flat rate for the number of units above 
the approved Secondary Plan in order to satisfy the proposed Secondary Plan Amendment. 
The contribution will be payable at the rate applicable at the time of Rezoning Final Adoption, 
and the current fee for West Clayton is $ 16,708.86 per unit for townhouses. 

 
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 
 



Staff Report to Council 
 
Application No.: 7923-0093-00 

Planning & Development Report 
 

Page 13 

 

• 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 August 14, 2024, and the Development Proposal Signs 

were installed on July 22, 2024. Staff received no responses from neighbouring residents. 
 
• The subject development application was reviewed by the New Clayton Community 

Association, Cloverdale Community Association, Cloverdale District Chamber of Commerce 
and the Surrey Board of Trade. Staff received no responses from any of the community 
associations. 

 
 
DEVELOPMENT PERMITS 
 
Sensitive Ecosystems (Green Infrastructure Areas) Development Permit Requirement  
 

• The Green Infrastructure Network (GIN) Corridor runs along a sliver of the north portion of 
the property measured at 3.6 metres from the north property line. According to Parks, 
Recreation & Culture, no dedication will be required on the subject site for GIN, however, 
Biodiversity Conservation Strategy guidelines should be followed through appropriate 
interface/building design of townhouses and landscaping to the north. A Development Permit 
for Sensitive Ecosystems (Green Infrastructure Areas) is not required. 

 
Form and Character Development Permit Requirement 
 
General Development Permit (Phases 1 & 2) 
 

• The proposed development is subject to a Development Permit for Form and Character and is 
also subject to the urban design guidelines in the West Clayton Neighbourhood Concept Plan 
(NCP). 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the West Clayton Neighbourhood 
Concept Plan (NCP). 
 

• The development site is linear with one internal drive aisle flanked by townhomes and two 
access points (one for each phase). This configuration allows the east-west MUP alignment to 
be contiguous.  
 

• The applicant worked with staff to address the change in road configuration due to the 
proposed NCP designation amendment from single family homes and duplex ground-oriented 
units to townhouses.  Transportation Engineering has agreed to delete 74A Avenue as that 
road concept was meant to serve as frontage for the single family/duplex homes under the 
Urban Residential (10 UPA Net + 4 UPA Bonus) designation. An east-west 8.0 metre wide 
multi-use pathway (MUP) will instead be installed to bisect the north and south portions of 
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the subject property and connect the MUP to the abutting site to the east (18781 74 Avenue) 
and to Siddons Greenway. The MUP will be dedicated to the City. 

 

• The property to the east, under Development Application No. 7923-0150-00, will also be 
required to install a MUP to align with the subject property’s MUP. Both MUPs will connect 
to Siddons Greenway and the adjacent property’s MUP will also be dedicated to the City.  
 

• The proposed development is comprised of 3-storey wood frame, ground-oriented townhouse 
buildings with individual points of entry. Each unit entrance will be enhanced with a beech, 
maple or Japanese cherry tree. 
 

• All units are side by side style with habitable rooms at grade for the entire development.  
There are no back to back or tandem style units proposed. The habitable rooms with 
windows, porches and front entrances facing the street facilitate “eyes on the street”, a good 
urban form from a Crime Through Environmental Design (CPTED) perspective. It results in a 
more active and engaging street frontage.  
 

• The public realm aspect of the development will be enhanced by a publicly accessible, 
landscaped open space with seating at a small plaza located between Building 4 and the MUP 
at the west side. It provides good visibility to the surrounding public areas and it creates a 
seamless connection to the sidewalk and street with clear sightlines across the open space. 
 

• Staff worked with the applicant to allow for more active residential frontages.  The outdoor 
amenity and indoor amenity building are adjacent to each other at the northeast corner of Lot 
1. Opportunities were explored to make both amenities a distinct landmark of the 
development by situating them near the MUP that connects to the pedestrian pathways. 
 

• The siting and massing of the buildings incorporate contemporary and simple lines with the 
inclusion of buildouts and trim around windows and patios allowing natural daylight to 
permeate into these spaces while creating an exterior expression that aligns with the NCP 
design guidelines. 

 
Landscaping 
 

• The side by side townhouse units will have habitable rooms, windows, porches and front 
entrances and each townhouse unit entrance will be enhanced with a beech, maple or 
Japanese cherry tree.  

 

• Landscaping in between private driveways will also be installed. 
 

• Each townhouse unit includes a patio and private yard.  These will have layered planting that 
will include shrubs, grass, perennials and ground cover.  
 

• The development at Phase 2 of the proposal is anticipated to have natural plantings in order 
to interface and complement the GIN Corridor. 

 
Amenity Spaces 
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• The applicant is proposing that the indoor and outdoor spaces associated with Phase 1 and 2 
of the subject application will be usable by all residents. To facilitate this, a Statutory Right-of-
Way will be registered as part of the finalization of this application, should this be supported 
by Council.  

 
Indoor Amenity  

• The indoor amenity building for the entire site (both phases) will be located in Phase 1 
adjacent to Building 1.  
 

• The indoor amenity space requirement of the RM-3o Zone is 3.0 square metres per dwelling 
unit. For a total of 41 units for the whole site, the required indoor amenity space requirement 
is 123 square metres. The applicant is proposing to provide a total of 132 square metres of 
indoor amenity space, which exceeds the requirement.  

 
Outdoor Amenity  

 

• The outdoor amenity space requirement of the RM-3o Zone is 3.0 square metres per dwelling 
unit. For a total of 41 units for the whole site, the required outdoor amenity space requirement 
is 123 square metres. The applicant is proposing to provide a total of 130 square metres of 
outdoor amenity spaces, consisting of 86.5 square metres in Phase 1 and 43.6 square metres in 
Phase 2. The proposed total outdoor amenity spaces exceed the requirement.  
 

• The Phase 1 outdoor amenity space southeast of the MUP will consist of a group seating area 
with a trellis and picnic table.  There will be three benches across from a natural play area for 
children with round log steppers, a cozy dome and spinner plate on fibar safety surfacing. 
 

• The Phase 2 outdoor amenity space northeast of the MUP will have four community garden 
plots with raised planters, a hosebib and work table on gravel surface. There will also be a 
small shed to keep garden tools.  

 
Detailed Development Permit (Phase 1/Lot 1) 
 

• The proposed development is subject to a Detailed Development Permit for Form and 
Character and is also subject to the urban design guidelines in the West Clayton NCP. 
 

• The development proposal generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the West Clayton NCP. 

 

• The proposed 19-unit townhouse project in Phase 1 consists of four, three-storey buildings 
with side by side garages accessed internally within the site. All units are proposed to have 
three bedrooms.  
 

• The side by side units will have habitable rooms with windows, porches and front entrances 
facing the street to facilitate “eyes on the street”. This is good urban form from a Crime 
Through Environmental Design (CPTED) perspective as it results in a more active and 
engaging street frontage.  
 

• As the site naturally slopes to the northwest, Buildings 3 and 4 have been stepped to follow 
natural grades such that retaining walls have been avoided. Planter walls will be used instead 
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of retaining walls and they will be less than 1.2 metres in height. The proposed patio setbacks 
maintain an urban, pedestrian streetscape.  
 

• Buildings facing the future 186B Street were averaged out such that the building lengths for 
Buildings 3 and 4 each will have four units. 

 

• The public realm aspect of the development will be enhanced by a publicly accessible, 
landscaped small plaza with seating, located between Building 4 and the MUP at the west 
side. It provides good visibility to the surrounding public areas and it creates a seamless 
connection to the sidewalk and street with clear sightlines across the open space. 

 

• The proposed buildings achieve an attractive architectural built form, which utilizes high 
quality, natural 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. (Appendix IV)  

 
Landscaping 
 

• Staff worked with the applicant to ensure space for trees on at least one side of the internal 
drive aisle was secured.  Maple trees will be planted behind Building 2 per the landscape 
drawings. (Appendix III) 
 

• Landscaping in between private driveways will include Miss Kim compact lilac, fragrant sweet 
box, and Siena sunrise heavenly bamboo. 
 

• Each unit entrance will be enhanced with a beech, maple or Japanese cherry tree.  
 

• Each townhouse unit includes a patio and private yard.  These will have layered planting that 
will include shrubs, grass, perennials and ground cover.  
 

• The visitor parking spaces will have permeable pavers and will be buffered with compact 
winged burning bush and pink abelia. 

 

• The outdoor amenity space will have permeable pavers and layered landscaping consisting of 
red osier dogwood, mops mugo pine, dwarf fountain grass, Karl Foerster featherreed grass, 
and Degroot’s spire cedar. 

 

Outstanding Items 
 

• There are a limited number of Urban Design items that remain outstanding, and which do not 
affect the overall character or quality of the project. The applicant has been provided a list of 
requirements and has agreed to resolve these prior to the proposal being considered for Final 
Approval of the Development Permit, should the proposal be supported by Council. These 
include the following:  

 
o 2.4 metre wide building separation is needed between Buildings 3 and 4; and  

 
o The number of bicycle spaces provided are to be clearly identified on the site plan. 
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TREES  
 

• Meredith Mitchell, ISA Certified Arborist of M2 Landscape Architecture prepared an Arborist 
Assessment for the subject property. The table below provides a summary of the proposed 
tree retention and removal by tree species: 
 

• All trees identified for removal, retention and/or replacement are subject to change prior to 
final approval of the arborist report.  
 

Table 1: Summary of Proposed Tree Preservation by Tree Species: 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Alder 0 0 0 

Cottonwood  0 0 0 

Deciduous Trees  
(excluding Alder and Cottonwood Trees) 

Weeping willow 1 1 0 
Cherry 1 1 0 

Dogwood 1 1 0 
Apple 2 2 0 

Japanese maple 2 2 0 
Katsura 1 1 0 

Magnolia 1 1 0 
Oak 2 2 0 

Linden 1 1 0 

Coniferous Trees 

Pine 2 2 0 
Douglas Fir 14 14 0 

Spruce 3 3 0 
Western Red Cedar 1 1 0 

Total (excluding Alder and 
Cottonwood Trees)  

32 32 0 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 

43 

Total Retained and Replacement Trees 
Proposed 

43 

Estimated Contribution to the Green City 
Program 

$11,550 

 

• The Arborist Assessment states that there are a total of 32 mature trees on the site. There are 
no Alder and Cottonwood trees.  The applicant proposes to not retain any trees and proposes 
to replace 43 trees as part of this development proposal.  

 

• The new trees on the site will consist of a variety of trees including maple, hornbeam, 
cypress, beech, spruce, cherry and mountain ash trees.   

 



Staff Report to Council 
 
Application No.: 7923-0093-00 

Planning & Development Report 
 

Page 18 

 

• In summary, no trees are proposed to be retained and 43 trees will be replaced on the site with 
an estimated contribution of $11,550 to the Green City Program. 
 

• The proposed tree retention and replacement strategy will be refined as the applicant works 
through the detailed design process. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Block Plan 
Appendix II. Subdivision Plan 
Appendix III. Site Plan, Building Elevations, Landscape Plans and Perspective (General 

Development Permit No. 7923-0093-00) 
Appendix IV. Site Plan, Building Elevations, Landscape Plans and Perspective (Detailed 

Development Permit No. 7923-0093-00) 
Appendix V. Engineering Summary  
Appendix VI. School District Comments 
Appendix VII. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix VIII. West Clayton NCP 
Appendix IX. Development Variance Permit No. 7923-0093-00 
Appendix X: Aerial Photo 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
DQ/cm
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NOTE: Detailed Land Development Engineering Review available on file 
 

 

INTER-OFFICE MEMO
 
 

 

 

TO: Director, Development Planning, Planning and Development Department 
 
FROM: Manager, Development Services, Engineering Department 
 
DATE: August 30, 2024 PROJECT FILE: 7823-0093-00 
 

 

RE: Engineering Requirements 
Location:  18757 74 Ave            

 
REZONE/SUBDIVISION 

 
Property and Right-of-Way Requirements 

• Dedicate 10.0m for 186B Street. 

• Dedicate 10.0m for 75 Avenue. 
• Dedicate walkway. 

• Dedicate required corner cuts at all intersections. 

• Register 0.5 m statutory right-of-way along all road frontages. 
 
Works and Services 

• Construct the north side of 74 Avenue. 
• Construct the east side of 186B Street. 

• Construct the south side of 75 Avenue. 

• Construct multi-use pathway (east-west) through the site.  

• Construct adequately sized downstream and frontage water, sanitary and storm mains. 
• Sanitary and Drainage mains along 74 Avenue to be constructed by the City. Final 

Adoption of the application will be subject to timing of City project. 

• Construct water, sanitary and storm service connections to each lot. 

• Implement on-site storm mitigation and water quality treatment. 

• Register applicable legal documents as determined through detailed design. 
 
A Servicing Agreement is required prior to Rezone/Subdivision. Cost recovery agreements will 
require Council Approval for the drainage pond, which are necessary for Final Adoption of the 
northern lot.  
 

NCP AMENDMENT/DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT 
 
There are no engineering requirements relative to issuance of the Development Permit/ 
Development Variance Permit and the proposed NCP Amendment.  
 
 
 
 
Jeff Pang, P.Eng. 
Manager, Development Services 
RH/djs 
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Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #: 23-0093

The proposed development of 41 Townhouse 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 37

Elementary School = 20
Secondary School = 11
Total Students = 31

Regent Road Elementary
Enrolment 335
Operating Capacity 612
# of Portables 0

Ecole Salish Secondary
Enrolment 1473
Operating Capacity 1500
# of Portables 0

Regent Road 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.

Ecole Salish 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, Regent Road is at 55% capacity. Currently, both Regent Road and Maddaugh 
Elementary that opened in the beginning of 2021 can handle student population growth over the 
coming years.

The enrolment projections will need to be updated with the coming changes to the Clayton Corridor 
plan and the Provincial legislation. Future schools will be required to accommodate build out of the 
area. 

As of September 2023, E’cole Salish is at 99% capacity.  This school was built to relieve enrolment 
pressure at both Lord Tweedsmuir and Clayton Heights Secondary.  Salish is projected to continue to 
grow because of the strong in-migration of new secondary students moving into the community.  The 
growth trend will surpass capacity in 2024; the enrolment will continue to grow in this school well 
beyond 2024.

September 11, 2024
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Surrey Project No:

Number of Trees

32

32

0

-
0 X one (1) = 0

-
32 X two (2) = 64

43
21

n/a

Number of Trees

1

-
0 X one (1) = 0

-
6 X two (2) = 12

TBD
TBD

Summary, report and plan prepared and submitted by:

(Signature of Arborist) Date

Replacement Trees in Deficit

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

Replacement Trees Proposed

All other Trees Requiring 2 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

All other Trees Requiring 2 to 1 Replacement Ratio

Replacement Trees Proposed

Tree Preservation Summary

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

Protected Trees to be Removed

Total Replacement Trees Required:

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)

On-Site Trees

Registered Arborist: Meredith Mitchell, PN-6089A

SEPT 18,24

64

12

-
Address: 18757 74 Avenue, Surrey, BC

Off-Site Trees

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

P:\USB_DRIVE2\K drive\PROJECTS\21\21-033\Arb report\2024-09-16 MM updated 6\21033 Surrey Tree Preservation Summary updated 2024-09-18
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CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.:  7923-0093-00

Issued To: Speedway Homes Ltd

(the “Owner”)

Address of Owner: 13139 Coulthard Road
Surrey BC  V3X 3E5
 

1. This development variance 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 variance permit.

2. This development variance 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:  006-459-277
Lot 38 Section 21 Township 8 New Westminster District Plan 30231

18757 74 Avenue

(the "Land")

3. (a) As the legal description of the Land is to change, the City Clerk is directed to insert 
the new legal description for the Land once title has been issued, as follows:

Parcel Identifier:  

____________________________________________________________

(b) If the civic address changes, the City Clerk is directed to insert the new civic 
addresses for the Land, as follows:

_____________________________________________________________

4. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

Surrey Subdivision and Development By-law, 1986, No. 8830, as amended is varied as 
follows:
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- 2 -

(a) to vary Part 4 General Provisions Section B.26(b) of the Zoning By-law No. 12000 to 
increase the maximum number of risers permitted within the setback area from 3 
to 6 for stairs located within the frontages of Buildings 2, 3 and 4; 

(b)  to vary Section F.1. “Yards and Setbacks” of Part 22 “Multiple Residential 30 Zone 
(RM-30)” to reduce the west side yard setback for Buildings 3 and 4 from 4.5 
metres to 3.4 metres.  

  
5. This development variance permit applies to only the portion of the Land shown on 

Schedule A which is attached hereto and forms part of this development variance permit.  
This development variance permit does not apply to additions to, or replacement of, any 
of the existing buildings shown on attached Schedule A, which is attached hereto and 
forms part of this development variance permit.

6. The Land shall be developed strictly in accordance with the terms and conditions and 
provisions of this development variance permit.  

7. This development variance permit shall lapse if the Owner does not substantially start any 
construction with respect to which this development variance permit is issued, within two 
(2) years after the date this development variance permit is issued.

8. The terms of this development variance permit or any amendment to it, are binding on all 
persons who acquire an interest in the Land. 

9.  This development variance permit is not a building permit.

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL/DELEGATED OFFICIAL, THE 
DAY OF      , 20  .

ISSUED THIS      DAY OF            , 20  .

______________________________________
Mayor – Brenda Locke

______________________________________
City Clerk and
Director Legislative Services
Jennifer Ficocelli








