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Regular Council - Land Use 
Agenda 

Council Chambers 
City Hall 
13450 - 104 Avenue 
Surrey, B.C. 
Live Streamed at surrey.ca 
MONDAY, OCTOBER 21, 2024 
Time: 5:15 p.m. 

 
 

Live streamed via the City's website www.surrey.ca 
 
 
A. ADOPTION OF THE AGENDA 

 
Council is requested to pass a motion to adopt the agenda. 
 
 

B. PLANNING REPORTS 
 
1. Planning Report - Application No. 7922-0228-00 

18087 - 24 Avenue 
Owner:  1379416 B.C. Ltd. 

Director Information: J. Sandhu, D. Sandhu 
No Officer Information Filed. 

Agent:  Flat Architecture Inc. (J. Gabri) 
NCP Amendment from Riparian Area, Multiple Residential (22 upa), and 
Townhouses (30 upa) to Riparian Area and Townhouses (30 upa), and for 
changes to the local road network and Riparian Area  
Rezoning from A-2 to RM-30 
Development Permit / Development Variance Permit 
to permit the development of 113 townhouse units and a lot for riparian protection. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for Bylaw No. 21434 to 

rezone the subject site from "Intensive Agriculture Zone (A-2)" to "Multiple 
Residential 30 Zone (RM-30)". 

 
2. Council authorize staff to draft Development Permit No. 7922-0228-00 

generally in accordance with the attached drawings (Appendix I), and the 
finalized Ecosystem Development Plan. 

 
3. Council approve Development Variance Permit No. 7922-0228-00 

(Appendix VI), varying the following, to proceed to Public Notification: 
 
(a) to reduce the minimum west yard setback of the RM-30 Zone from 

6.0 metres to 3.0 metres to the principal building face for proposed 
Lots 1 and 2; 
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(b) to reduce the minimum east yard setback of the RM-30 Zone from 
6.0 metres to 5.2 metres to the principal building face for the 
indoor amenity building for proposed Lot 3; and 

 
(c) to increase the permitted percentage of back-to-back units on 

proposed Lots 1 and 2 from 20% to 21% for Lot 1 and 30% for Lot 2. 
 
4. Council instruct staff to resolve the following issues prior to final approval: 

 
(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) submission of a finalized Ecosystem Development Plan and Impact 

Mitigation Plan to the satisfaction of City staff; 
 
(h) the applicant satisfy the requirements for a P-15 agreement; 
 
(i) voluntary conveyance of riparian areas along the Justin Brook to the 

City for protection purposes;  
 
(j) registration of a Section 219 Restrictive Covenant to specifically 

identify the allowable tandem parking arrangement and to 
prohibit the conversion of the tandem parking spaces into livable 
space (Lot 3); 

 
(k) the applicant provide a density bonus amenity contribution 

consistent with the Tier 2 Capital Projects CACs in support of 
the requested increased density, to the satisfaction of the 
General Manager, Planning and Development Department; 
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(l) demolition of existing buildings and structures to the satisfaction of 

the Planning and Development Department;  
 
(m) submission of an acoustical report for the units adjacent to 

24 Avenue (proposed Lots 2 and 3) and registration of a Section 219 
Restrictive Covenant to ensure implementation of noise mitigation 
measures; and 

 
(n) 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 Services. 

 
5. Council pass a resolution to amend the Redwood Heights Neighbourhood 

Concept Plan (NCP) to redesignate the land from Riparian Area, 
Multiple Residential (22 upa), and Townhouses (30 upa) to Riparian Area 
and Townhouses (30 upa), and for changes to the local road network 
and Riparian Area when the project is considered for final adoption 
(Appendix V). 

 
 
2. Planning Report - Application No. 7924-0123-00 

8546 - 144 Street 
Owner:  B. Thind 
Agent:  JM Architecture Inc. (J. Minten) 
Rezoning from R3 to CCR 
Development Variance Permit 
to permit a child care centre for up to 24 children, within an existing single family 
dwelling on the lot. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced to rezone the subject site from "Urban Residential 

Zone (R3)" to "Child Care Zone (CCR)", and a date be set for Public 
Hearing. 

 
2. Council Approve Development Variance Permit No. 7924-0123-00 

(Appendix III), reducing the minimum number of Off-Street parking 
spaces for a Child Care Centre from 9 to 8, to proceed to Public 
Notification. 
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3. Council instruct staff to resolve the following issues prior to final adoption: 

 
(a) ensure that all engineering requirements and issues including 

restrictive covenants, dedications, and rights-of-way where 
necessary, are addressed to the satisfaction of the General Manager, 
Engineering; and 

 
(b) submission of a finalized landscaping plan and landscaping cost 

estimate to the specifications and satisfaction of the Planning and 
Development Department. 

 
* Council Actions 

 
"Surrey Zoning Bylaw, 1993, No. 12000, Amendment Bylaw, 2024, No. 21435" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, November 4, 2024, at 
7:00 p.m. 

 
 
3. Planning Report - Application No. 7924-0267-00 

19545 - 72 Avenue; 19546 - 72A Avenue 
Owners:   U. Chhokar, 647159 B.C. Ltd. 

Director Information: J. Boparai, P. R. Boparai, P. Boparai 
Officer Information as at May 7, 2024: P. R. Boparai (President), 
J. Boparai (Secretary) 

Agent:   McElhanney Consulting Services Ltd. (J. Pernu) 
Development Variance Permit 
in order to allow subdivision into 7 small residential lots, 6 compact lots and 
4 semi-detached narrow lots. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that Council approve 
Development Variance Permit No. 7924-0267-00 (Appendix II), to reduce the 
minimum lot width of the R5 Zone Interior Lot Type II from 12.3 metres to 
9 metres for proposed Lots 3-6 and 16-17, to proceed to Public Notification. 
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4. Planning Report - Application No. 7924-0016-00 
9889 King George Boulevard (9873 King George Boulevard); 13573 - 98A Avenue; 
13571 - 98B Avenue; 13578 - Holland Commons 
Owner:   Century City Parkside Properties Ltd. 

Director Information: S. Hodgins 
Officer Information as at June 1, 2024: S. Hodgins (President, Secretary) 

Agent:   ZGF Architects Inc. (J. Willemse) 
Development Permit 
Housing Agreement 
to permit the development of a 20-storey mixed-use tower with a two-storey podium 
consisting of ground floor commercial and approximately 274 purpose-built rental 
dwelling units above. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced to enter into a Housing Agreement and be given 

First, Second and Third Reading. 
 
2. Council authorize staff to draft Development Permit No. 7924-0016-00 

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

 
(a) ensure that all engineering requirements and issues including 

restrictive covenants, dedications, and rights-of-way where 
necessary, are addressed to the satisfaction of the General Manager, 
Engineering;  

 
(b) resolution of all urban design issues to the satisfaction of the 

Planning and Development Department; 
 
(c) submission of a finalized landscaping plan and landscaping cost 

estimate to the specifications and satisfaction of the Planning and 
Development Department; 

 
(d) the applicant enter into a Housing Agreement with the City to 

restrict a total of 274 dwelling units on the subject site to provide 
rental housing for a minimum 60-year duration; and 

 
(e) registration of a Section 219 Restrictive Covenant to reflect the 

274 rental 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 market rental tenure 
of the proposed development changes, at any point in the future. 
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* Council Actions 
 
"Century City Parkside Properties Ltd. Housing Authorization By-law, 2024, 
No. 21437". 
 
First Reading 
 
Second Reading 
 
Third Reading 

 
 
5. Planning Report - Application No. 7918-0067-00 

13552 - 56 Avenue 
Owner:   H. Sandhu 
Agent:   Hub Engineering Inc. (M. Kompter) 
Development Permit 
Major RC Amendment 
to subdivide a parcel into three lots. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that this application be 
referred to the Approving Officer to ensure the proposal limits the hazardous 
condition of the proposed new lots. This would require a reduction in the number 
of lots from what is currently proposed. 

 
 
6. Planning Report - Application No. 7914-0147-00; 7914-0147-01; 7914-0147-02 

14499 and 14500 - 59 Avenue 
Owners :   J. Dhanda, K. Dhanda, 0749813 B.C. Ltd. 

Director Information: P. Bal 
Office Information as at February 23, 2024: P. Bal 

Agent:   Coastland Engineering and Surveying Ltd. (M. Helle) 
Rezoning from R4 to CD (based on R4) 
Development Variance Permit 
to facilitate alignment with the updated Zoning Bylaw in order to allow subdivision 
into 5 residential lots. 
 

* Further to the Planning Reports dated March 7, 2022 and April 11, 2022, additional 
information regarding the application is provided. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council file Development Variance Permit Nos. 7914-0147-00 and  

7914-0147-01. 
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2. Council endorse the Public Notification to proceed for Bylaw No. 21438 to 

rezone the subject site from "Small Lot Residential Zone (R4)" to 
"Comprehensive Development Zone (CD)" (based on R4). 

 
3. Council approve Development Variance Permit No. 7914-0147-02 

(Appendix II), varying the following, to proceed to Public Notification:  
 
(a) to reduce the minimum rear yard setback for a principal building in 

the R4 Zone from 7.5 metres to 6.0 metres for proposed Lots 1, 2, 
and 4 and from 7.5 metres to 5.5 metres for proposed Lot 3; and 

 
(b) to vary the R4 Zone to allow a double garage that can accommodate 

two vehicles parked side by side accessed from the front yard on a 
lot that is less than 13.4 metres wide, on proposed Lots 2 to 5. 

 
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) all conditions of approval outlined in the Additional Planning 

Comments Report No. 7914-0147-00 and 7914-0147-01, dated 
April 11, 2022 (Appendix II); and 

 
(c) approval from the Ministry of Transportation & Infrastructure. 

 
* Council Actions 

 
Development Variance Permit Nos. 7914-0147-00 and 7914-0147-01. 
 
That Council file Development Variance Permit Nos. 7914-0147-00 and 
7914-0147-01. 

 
 
7. Planning Report - Application No. 7923-0365-00 

12947 and 12955 - 112B Avenue 
Owner:   1123699 B.C. Ltd. 

Director Information: L. Janda, P. Janda, M. Sohd 
Officer Information as at June 20, 2024: M. Sohd (President) 

Agent: Citiwest Consulting Ltd. (R. Jawanda) 
Temporary Use Permit 
to permit the development of a temporary semi-truck cab parking facility. 
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* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council approve Temporary Use Permit No. 7923-0365-00 (Appendix III), 

to proceed to Public Notification. 
 
2. Council instruct staff to resolve the following issues prior to final approval: 

 
(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) removal of unauthorized fill from 112B Avenue road right-of-way to 

the satisfaction of the General Manager, Engineering Department; 
 
(c) submission of a finalized fencing plan and fencing cost estimate to 

the specifications and satisfaction of the Planning and 
Development Department; 

 
(d) installation and subsequent inspection and approval of all required 

fencing and/or screening works along 112B Avenue frontage of the 
property, to the satisfaction of the General Manager, Planning & 
Development; and 

 
(e) the applicant to undertake the necessary work and obtain a 

building permit, as required, for an on-site washroom facility. 
 
 
8. Planning Report - Application No. 7924-0239-00 

6608 - 133 Street 
Owners   S. Rathore, H. Parmar, B. Parmar, S. Parmar 
Agent:   H. Parmar 
Development Variance Permit  
to allow the reduction of the required rear yard setback from 7.5 meters to 4.5 meters 
for an addition to the existing single-family dwelling.  
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
Council approve Development Variance Permit No. 7924-0239-00 (Appendix II), 
to reduce the minimum rear yard (east) setback of the R4 Zone from 7.5 metres to 
4.5 metres to the principal building face to allow for an addition to the existing 
single family dwelling, to proceed to Public Notification. 
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9. Planning Report - Application No. 7923-0214-00 

9883, 9897 and 9911 Lyncean Drive 
Owners:   H.-C. Lin, 1359120 B.C. Ltd. 

Director Information: P. Mahil, S. Sangha 
No Officer Information Filed as at April 21, 2023. 

Agent:   Kasian Architecture Interior Design and Planning Ltd. (T. Dickson) 
OCP Amendment from "Suburban" to "Urban" 
LAP Amendment from "Suburban Residential 2-4 UPA Gross", "Urban 
Transition 4-5 UPA", "Urban Residential 8-10 UPA" and "Low-Density 
Townhouse 12-15 UPA Gross" to "Townhouse 15-20 UPA Gross" and to 
"Proposed City Greenway" 
Rezoning from RA to CD 
Development Permit 
to permit the development of 55 townhomes. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. a Bylaw be introduced to amend the Official Community Plan (OCP) 

Figure 3: General Land Use Designations for the subject site from 
"Suburban" to "Urban", and a date for Public Hearing be set. 

 
2. Council determine the opportunities for consultation with persons, 

organizations and authorities that are considered to be affected by the 
proposed amendment to the OCP, as described in the Report, to be 
appropriate to meet the requirement of Section 475 of the Local 
Government Act. 

 
3. a Bylaw be introduced to rezone the subject site from "Acre Residential 

Zone (RA)" to "Comprehensive Development Zone (CD)", and a date be set 
for Public Hearing.  

 
4. Council authorize staff to draft Development Permit No. 7923-0214-00 

generally in accordance with the attached drawings (Appendix I). 
 
5. 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; 
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(c) Approval from the Ministry of Transportation & Infrastructure; 
 
(d) final approval from Trans Mountain given the presences of a 

statutory right-of-way located in the northeast corner of the 
property;  

 
(e) resolution of all urban design issues to the satisfaction of the 

Planning and Development Department; 
 
(f) submission of a finalized landscaping plan and landscaping cost 

estimate to the specifications and satisfaction of the Planning and 
Development Department; 

 
(g) submission of a finalized tree survey and a statement regarding tree 

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

to the satisfaction of the Planning and Development Department; 
 
(i) the applicant provide a density bonus amenity contribution 

consistent with the Tier 2 Capital Projects CACs in support of 
the requested increased density, to the satisfaction of the 
General Manager, Planning and Development Department; 

 
(j) demolition of existing buildings and structures to the satisfaction of 

the Planning and Development Department;  
 
(k) Conveyance of 687 square metres of land to the City without 

compensation along the north portion of the property to facilitate 
the delivery of a future greenway; and 

 
(l) registration of a Section 219 Restrictive Covenant to adequately 

address the City’s needs with respect to public art, to the 
satisfaction of the General Manager, Parks, Recreation and Culture 
and with respect to the City’s Affordable Housing Strategy and 
Tier 1 Capital Project CACs, to the satisfaction of the 
General Manager, Planning & Development Department. 

 
7. Council pass a resolution to amend the Abbey Ridge Local Area Plan (LAP) 

to redesignate the land from "Suburban Residential 2-4 UPA Gross", 
"Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and "Low-Density 
Townhouse 12-15 UPA Gross" to "Townhouse 15-20 UPA Gross" and 
"Proposed City Greenway", when the project is considered for final adoption. 
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* Council Actions 
 
"Surrey Official Community Plan Bylaw, 2013, No. 18020, Amendment Bylaw 
2024, No. 21439" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, November 4, 2024, at 
7:00 p.m. 
 
 
"Surrey Zoning Bylaw, 1993, No. 12000, Amendment Bylaw, 2024, No. 21440" 
 
First Reading 
 
Second Reading 
 
That the Public Hearing be held on Monday, November 4, 2024, at 
7:00 p.m. 

 
 
10. Planning Report - Application No. 7923-0325-00 

16589 - 78 Avenue 
Owners:   H. Sull, H. Sull, R. Bal, Y. Bal 
Agent:   Hub Engineering Inc. (Mike Kompter) 
Rezoning from RA to R3 and R4 
to subdivide into one R3 lot and two R4 lots. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for Bylaw No. 21442 

to rezone the subject site from "Acreage Residential Zone (RA)" to "Urban 
Residential Zone (R3)" for Block A on the attached Survey Plan and "Small Lot 
Residential Zone (R4)" for Block B on the attached Survey Plan. (Appendix I). 

 
2. 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; 
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(c) the applicant adequately address the City’s needs with respect to 
the City’s Affordable Housing Strategy, to the satisfaction of the 
General Manager, Planning & Development Services; and 

 
(d) demolition of existing buildings and structures to the satisfaction of 

the Planning and Development Department. 
 
 
11. Planning Report - Application No. 7923-0128-00 

14633 No 10 (56 Avenue) Highway 
Owners:   L. Lescisin, W. Mercer, P. Halford, J. Bailey 
Agent:   Aplin Martin Consultants Ltd. (S. Khayambashi) 
NCP Amendment to the South Newton NCP from "Suburban Residential 
1/2 Acre" to "Suburban Residential 1/4 Acre" 
Rezoning from R1 to R2 
Development Variance Permit 
to allow subdivision into 3 single family lots. 
 
* Planning Recommendation 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for Bylaw No. 21443 to 

rezone the subject site from "Suburban Residential Zone" (R1) to "Quarter 
Acre Residential Zone" (R2). 

 
2. Council approve Development Variance Permit No. 7923-0128-00 

(Appendix VII), varying the following, to proceed to Public Notification:  
 
(a) to reduce the minimum lot width of the R2 Zone from 24 metres 

to 13.8 metres for proposed Lots 1, 2 and 3; 
 

(b) to reduce the minimum front yard setback of the R2 zone from 
7.5 meters to 6.5 meters for proposed Lots 1, 2 and 3; and 

 
(c) to reduce the minimum side yard setback from 2.4 meters to 

1.8 meters for proposed Lots 1, 2 and 3. 
 
3. Council instruct staff to resolve the following issues prior to final adoption: 

 
(a) ensure that all engineering requirements and issues including 

restrictive covenants, dedications, and rights-of-way where 
necessary, are addressed to the satisfaction of the General Manager, 
Engineering; 

 
(b) submission of a subdivision layout to the satisfaction of the 

Approving Officer; 
 
(c) Approval from the Ministry of Transportation & Infrastructure; 
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(d) submission of a finalized tree survey and a statement regarding tree 
preservation to the satisfaction of the City Landscape Architect;  

 
(e) the applicant satisfy the deficiency in tree replacement on the site, 

to the satisfaction of the Planning and Development Department; 
 
(f) the applicant provide a density bonus amenity contribution 

consistent with the Tier 2 Capital Projects CACs in support of 
the requested increased density, to the satisfaction of the 
General Manager, Planning and Development Department; 

 
(g) demolition of existing buildings and structures to the satisfaction of 

the Planning and Development Department;  
 
(h) registration of a Restrictive Covenant to prohibit habitable buildings 

in the area north of the safety line as shown on Appendix I; and 
 
(i) registration of a combined Section 219 Restrictive Covenant/access 

easement to prohibit direct vehicular access to Highway 10 and 
ensure access to proposed Lots 1, 2 and 3 is from the rear driveway. 

 
4. Council pass a resolution to amend the South Newton Neighbourhood 

Concept Plan (NCP) to redesignate the land from "Suburban Residential 1/2 
Acre" to "Suburban Residential 1/4 Acre", when the project is considered 
for final adoption. 

 
 
C. BYLAWS AND PERMITS 

 
BYLAWS 
 
1. Planning Report - Application No. 7924-0228-00 

8122, 8136, and 8148 - 168 Street; 8127, 8128, 8139 and 8145 - 168A Street; 16832, 
16852, 16856, 16860 and 16864 - 81A Avenue 
 
Owner: 1243100 B.C. Ltd. (Director Information: T. Sablok, S. Sablok) 
Agent: T. Gill 
 
To construct Small-Scale, Multi-Unit Housing related housing options on existing 
residential lots located within a Transit Oriented Area. 
 
"Surrey Comprehensive Development Zone 252 (CD 252), Bylaw, 2024, No. 21406" 
 
Final Adoption 
 
 
"Surrey Comprehensive Development Zone 253 (CD 253), Bylaw, 2024, No. 21407" 
 
Final Adoption 
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BYLAWS WITH PERMITS 
 
2. Planning Report - Application No. 7923-0209-00 

14784 and 14794 - 106 Avenue; 10563 and 10573 - 148 Street 
 
Owner: DS 106 Developments Ltd. (Director Information: T. Dawson, S. Hooge) 
Agent: Dawson and Sawyer Properties Ltd. (P. Magistrale) 
 
Note: Change in Owner Information 
 
To develop a 6-storey residential building, containing 93 dwelling units over 
2 levels of underground parking, on a consolidated site in Guildford. The proposal 
also includes a Development Permit for Form and Character. 
 
That Council pass a resolution to amend the Guildford Plan to redesignate 
the subject site from "Low Rise Transition Residential" to "Low to Mid Rise 
Residential." 
 
"Surrey Comprehensive Development Zone 196 (CD 196), Bylaw, 2024, No. 21250" 
 
Final Adoption 
 
 
Development Permit No. 7923-0209-00 
 
That Council authorize the issuance of Development Permit No. 7923-0209-00. 

 
 
APPLICATIONS/BYLAWS/PERMITS TO BE CLOSED 
 
3. Planning Report - Application No. 7917-0427-00 

8495, 8483 - 164 Street 
 
Owner: Ravi Investments Ltd. (Director Information: R. Sanghera, P. Sanghera) 
Agent: CitiWest Consulting Ltd. (R. Jawanda) 
 
To develop a 5-storey apartment building with approximately 45 units. 
 

* See memorandum dated October 16, 2024. 
 
That Council file Bylaw Nos. 20776 and 20777 and close Application 
No. 7917-0427-00. 
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D. CLERKS REPORT  

 
This section has no items to consider. 

 
 
E. OTHER BUSINESS 

 
This section has no items to consider. 

 
 
F. ADJOURNMENT 
 

Council is requested to pass a motion to adjourn the meeting. 
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7922-0228-00 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• NCP Amendment from Riparian Area, Multiple 
Residential (22 upa), and Townhouses (30 upa) to 
Riparian Area and Townhouses (30 upa), and for 
changes to the local road network and Riparian 
Area  

• Rezoning from A-2 to RM-30 

• Development Permit 

• Development Variance Permit 

to permit the development of 113 townhouse units and 
a lot for riparian protection. 

LOCATION: 18087 - 24 Avenue 

ZONING: A-2 

OCP DESIGNATION: Urban  

NCP DESIGNATION: Riparian Area, Multiple Residential 
(22 upa), and Townhouses (30 upa) 

  

 

 
 



Staff Report to Council 
 
Application No.: 7922-0228-00 

Planning & Development Report 
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RECOMMENDATION SUMMARY 
 

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

 

• Approval to draft Development Permit for Form and Character, and Sensitive Ecosystems. 
 

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

• Proposing an amendment to the Redwood Heights Neighbourhood Concept Plan (NCP) from 
Riparian Area, Multiple Residential (22 upa), and Townhouses (30 upa) to Riparian Area and 
Townhouses (30 upa), and for change to the local road network and Riparian Area. 
 

• Proposing to reduce the side yard setback requirements of the RM-30 Zone. 
 

• Proposing to increase the allowable percentage of back-to-back units on proposed Lots 1 and 
2. 

 
 
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 partially complies with the Riparian Area, Multiple Residential (22 upa), and 
Townhouses (30 upa) designation in the Redwood Heights Neighbourhood Concept Plan 
(NCP) 

 

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

 

• The proposed density and building form are appropriate for this part of Redwood Heights. 
 

• The proposal complies with the Development Permit requirements in the OCP for Sensitive 
Ecosystems (Streamside Areas and Green Infrastructure Areas). 

  

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

 

• The applicant will provide a density bonus amenity contribution consistent with the Tier 2 
Capital Projects Community Amenity Contributions (CACs), in support of the requested 
increased density. 

 

• The proposed building achieves 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. 

 
  



Staff Report to Council 
 
Application No.: 7922-0228-00 

Planning & Development Report 
 

Page 4 

 
RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for a By-law to rezone the subject site 

from "Intensive Agriculture Zone (A-2)" to "Multiple Residential 30 Zone (RM-30)". 
 
2. Council authorize staff to draft Development Permit No. 7922-0228-00 generally in 

accordance with the attached drawings (Appendix I) and the finalized Ecosystem 
Development Plan. 

 
3. Council approve Development Variance Permit No. 7922-0228-00 (Appendix VI) varying 

the following, to proceed to Public Notification: 
 

(a) to reduce the minimum west yard setback of the RM-30 Zone from 6.0 metres to 
3.00 metres to the principal building face for proposed Lots 1 and 2; 
 

(b) to reduce the minimum east yard setback of the RM-30 Zone from 6.0 metres to 
5.20 metres to the principal building face for the indoor amenity building for 
proposed Lot 3; and 

 
(c) to increase the permitted percentage of back-to-back units on proposed Lots 1 and 

2 from 20% to 21% for Lot 1 and from 20% to 30% for Lot 2. 
 
4. Council instruct staff to resolve the following issues prior to final approval: 
 

(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) submission of a finalized Ecosystem Development Plan and Impact Mitigation 
Plan to the satisfaction of City staff; 

 
(h) the applicant satisfy the requirements for a P-15 agreement; 

 
(i) voluntary conveyance of riparian areas along the Justin Brook to the City for 

protection purposes;  
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(j) registration of a Section 219 Restrictive Covenant to specifically identify the 
allowable tandem parking arrangement and to prohibit the conversion of the 
tandem parking spaces into livable space (Lot 3); 
 

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

(l) demolition of existing buildings and structures to the satisfaction of the Planning 
and Development Department;  

 
(m) submission of an acoustical report for the units adjacent to 24 Avenue (proposed 

Lots 2 and 3) and registration of a Section 219 Restrictive Covenant to ensure 
implementation of noise mitigation measures; and 

 
(n) 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 Services. 

 
5. Council pass a resolution to amend the Redwood Heights Neighbourhood Concept Plan 

(NCP) to redesignate the land from Riparian Area, Multiple Residential (22 upa), and 
Townhouses (30 upa) to Riparian Area and Townhouses (30 upa), and for changes to the 
local road network and Riparian Area when the project is considered for final adoption 
(Appendix V). 
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SITE CONTEXT & BACKGROUND 
 

Direction Existing Use NCP Designation Existing Zone 
 

Subject Site Single family dwelling Riparian Area, Multiple 
Residential (22 upa), and 
Townhouses (30 upa) 

A-2 

North: 
 

Single family dwelling Riparian Area, Stormwater 
Detention Pond and Park, 
Natural Areas, and Buffers 

A-2 

East: 
 

Vacant land Riparian Area, Townhouses (30 
upa) and Park, Natural Areas, 
and Buffers 

A-2 

South (Across 24 
Avenue): 
 

Single family dwelling Townhouses (30 upa) A-2 and RA 

West: Single family dwelling Multiple Residential (22 upa) 
and Townhouses (30 upa) 

A-2 

 
Context & Background  
 

• The site is currently occupied by a single family dwelling and is currently zoned "Intensive 
Agriculture Zone (A-2)". The site is designated Urban in the Official Community Plan (OCP), 
and Riparian Area, Multiple Residential (22 upa), and Townhouses (30 upa) in the Redwood 
Heights Neighbourhood Concept Plan (NCP). 
 

• The site has a total gross floor area of 27,578 square metres (6.81 acres), sloping down 
approximately 9 metres from south to north, and from west to east. 

 

• Justin Brook runs north/south along the eastern portion of the site which is a Class B 
channelized stream. There are two GIN hub areas located along the eastern and western 
property lines with some encroachment within the site. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The application proposes subdivision, rezoning, a Development Permit for Form & Character 
and for Sensitive Ecosystem and a Development Variance Permit. 
 

• The applicant proposes a subdivision into 4 lots: three development lots, and one park lot for 
the protection of the riparian area along Justin Brook. The three development lots are 
proposed to develop with a total of 113 townhouse units, and two new public roads: 181 Street, 
and 24A Avenue. 
 

• The proposal includes rezoning of the site from A-2 to RM-30, to develop 3 townhouse 
development sites, and one riparian lot. 
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• The riparian lot is along the eastern portion of the site, near where Justin Brook is located. 
One townhouse site (Lot 3) is proposed directly to the west of the riparian area. The applicant 
is proposing maximum safeguarding by voluntarily conveying the riparian area of 3,036 square 
metres to the City at no cost. 

 

• 181 Street is proposed to bisect the property in a north-south alignment, with two townhouse 
sites to the west of 181 Street. The northern site is Lot 1, and the southern site is Lot 2. Lots 1 
and 2 are proposed to be divided by the new east-west 24A Avenue connecting 180 Street and 
181 Street. 

 

• The total site development is proposed with 113 townhouse units (all three-bedroom units), 
ranging from 2 to 6 units per building, with the following breakdown: 

o Lot 1: 28 units, with 22 units double garage, 6 units back-to-back (21%); 
o Lot 2: 40 units, with 28 units double garage, 12 units back-to-back (30%); 
o Lot 3: 45 units, with 43 units double garage, 2 units tandem garage (4.5%); 
o TOTAL: 113 units, with 92 units double garage, 19 units back-to-back and 2 units 

tandem garage (16% back-to-back and 1.7% tandem). 
 

• The application proposes a unit density of 66 units per hectare (27 units per acre) and a Floor 
Area Ratio (FAR) of 0.85. 

 

 Proposed 

Lot Area 

Gross Site Area: 27,578 square metres 
Road Dedication: 7,723 square metres 
Undevelopable Area: 3,036 square metres (0.75 acres) 
Net Site Area: Total: 16,819 square metres (4.16 acres) 

Lot 1: 4,308 square metres 
Lot 2: 5,685 square metres 
Lot 3: 6,826 square metres 

Number of Lots: 4 

Building Height: 10.5 metres 

Unit Density: 66 units per hectare (27 units per acre) 

Floor Area Ratio (FAR): Lot 1: 0.87 
Lot 2: 0.91 
Lot 3: 0.80 
Total: 0.85 

Floor Area 

Residential: Lot 1: 3,744.07 square metres 
Lot 2: 5,171.9 square metres 
Lot 3: 5,431.34 square metres 
14,347.54 square metres 

Total: 14,347.54 square metres 

Residential Units: 

3-Bedroom: 113 townhouse units 
Total: 113 townhouse units 
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Referrals 
 
Engineering: The Engineering Department has no objection to the project 

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. 
 

School District: The School District has advised that there will be approximately 100 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
54 Elementary students at Pacific Heights Elementary School 
29 Secondary students at Grandview Heights Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts. 
 

Parks, Recreation & 
Culture: 
 

Redwood Park is the closest active park and contains amenities 
including, trails, a playground, and natural area. The park is 1,750 
metres walking distance from the development. Future active and 
natural area parkland is proposed adjacent to the development as 
part of the Redwood Heights Neighbourhood Concept Plan (NCP). 
 
Future active and natural area parkland is proposed adjacent to the 
development as part of the Redwood Heights Neighbourhood 
Concept Plan (NCP). 
 

Surrey Fire Department: No concerns. 
 

Advisory Design Panel: 
 

The application was not referred to the ADP but was reviewed by 
staff and found satisfactory. 

 
Transportation Considerations 
 

• The applicant is required to dedicate land for 181 Street, 24A Avenue and 26 Avenue, and for 
the widening of 24 Avenue, for a total of 7,723 square metres of road dedication area. 
 

• Vehicular access is proposed from 181 Street for Lot 3, and 24A Avenue for Lots 1 and 2. 
 

• 181 Street is being realigned through the site, while still aligning to the south of 24 Avenue. 
This is to accommodate Lot 3, as the riparian area for Justin Brook has been adjusted as part of 
the Sensitive Ecosystem Development Permit.  

 

• The site will have access to a multi-use pathway on the north side of 24 Avenue, to be 
delivered as part of the subject proposal. 24 Avenue has bike lanes west of Highway No. 15 
(900 metres from the site), and bike lanes on 192 St to the east (2 km to the east). The closest 
transit route is on 24 Avenue, fronting the site, for route #531 White Rock 
Centre/Willowbrook. 
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Parkland and Natural Area Considerations 
 

• Justin Brook, a yellow-coded Class B channelized stream, runs along the eastern portion of the 
site. The applicant proposed a 15-metre setback from top of bank, utilizing the flexing 
provision under the Zoning Bylaw. The applicant proposes to voluntarily convey the riparian 
area to the City at no cost. 
 

• As the riparian area is narrower than originally anticipated in the Redwood Heights NCP, the 
proposal includes an amendment to the plan to adjust the riparian area to align with the 
proposed conveyance. 

 
Sustainability Considerations 
 

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

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The site is designated General Urban in the Regional Growth Strategy (RGS), and the proposal 
complies with the designation. 

 
Official Community Plan 
 
Land Use Designation 
 

• The site is designated Urban in the Official Community Plan (OCP). 
 

• The proposal complies with the Urban designation in the OCP, which permits residential uses 
of densities up to 72 units per hectare (30 units per acre) with Secondary Land Use Plans. 

 
Themes/Policies 
 

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

 
(The proposed development complies with the RGS designation and is a compact and 
efficient development.) 

 

• A3.2 Encourage the development of remaining vacant lands in urban neighbourhoods to 
utilize existing infrastructure and amenities and to enhance existing neighbourhood character 
and viability. 

 
(The proposed development is located on an under-developed piece of land, that is 
designated Urban in the OCP, and planned for medium density townhouses in the Redwood 
Heights NCP.) 
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• A4.2 Encourage the full and efficient build-out of existing planned urban areas in order to: 
o achieve planned capacities; 
o use infrastructure efficiently; 
o provide housing options; and 
o provide amenities for residents. 

 
(The proposed development will provide roads that will allow for further development of the 
Redwood Heights area.) 

 

• B6.2 Integrate principles of urban design into the planning of neighbourhoods and centres 
and as part of development review processes, including: 

o Ensuring compatibility of scale, massing, and architecture with adjacent sites; and 
o Providing diversity, choice, and variety within a coherent, consistent physical 

environment. 
 

(The proposed development fits well within the neighbourhood and provides similar density 
to what is planned for in the Redwood Heights NCP.) 

 

• B6.6 Design buildings to enhance the activity, safety and interest of adjacent public streets, 
plazas, and spaces by: 

o Locating buildings so that they directly face public streets; 
o Providing doors, windows, and "active" building faces along public streets; 
o Avoiding blank facades and providing ‘eyes on the street’ by placing active uses within 

parts of the building that front onto streets and public spaces. 
 

(The proposed development has street-facing units on all sides that interface with a street or 
with the riparian area to the east.) 

 
Secondary Plans 
 
Land Use Designation 
 

• The site is currently designated Riparian Area, Multiple Residential (22 upa), and Townhouses 
(30 upa) in the Redwood Heights Neighbourhood Concept Plan (NCP). 

 
Amendment Rationale 
 

• The applicant proposes an amendment to the Redwood Heights NCP, to Riparian Area and 
Townhouses (30 upa), with adjustments to the road alignment and Riparian Area (Appendix 
V). 
 

• The adjustments to the riparian area and road alignment are to align the NCP with the 
findings of  the environmental assessment. This allows for additional townhomes 
development east of the new road (181 Street). 

 

• The applicant also proposes to eliminate the Multiple Residential (22 upa) designation, and 
develop the entire site as Townhouses (30 upa). 
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• The amendments represent an increase in density of 41 townhouse units, based on 1.27 acres 
designated at 30 upa (38 units), and 1.56 acres designated at 22 upa (34 units). With the 
previous designations, only 72 units would have been achieved, as opposed to the 113 units 
proposed. 
 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report. 

 

• 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. 
 

Themes/Objectives 
 

• Below are some of the design guidelines for Townhouses from the Redwood Heights NCP, 
that the applicant is adhering to: 
o Maximum of 6 units per building, to create a comfortable neighbourhood scale. 
o A separate entry porch to each unit should be expressed at the street level with weather 

protection over each entrance.  
o Front doors and porches should face the street with steps leading straight to the street 

(not turned). 
o Provide a minimum street frontage setback of 5.0 m to incorporate landscaping, natural 

features and trees. 
o Provide 1.5 - 2.0 m driveway aprons to include trees along drive aisles between garages. 

 
Zoning By-law 
 

• The applicant proposes to rezone the subject site from "Intensive Agriculture Zone (A-2)" 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)", 
streamside setbacks and parking requirements.  

 

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

Proposed 

Unit Density: 75 uph 66 uph 

Floor Area Ratio: 1.00 0.80 to 0.91 

Lot Coverage: 45% 40% to 41% 

Yards and Setbacks 

North: 4.5 metres 5 metres 

East: 4.5 metres (Lots 1 and 2) 
6 metres (Lot 3) 

5 metres (Lots 1 and 2) 
5.2 metres DVP (Lot 3) 

South: 4.5 metres 5 metres 

West: 6 metres (Lots 1 and 2) 
4.5 metres (Lot 3) 

3 metres DVP (Lots 1 and 2) 
4.5 metres (Lot 3) 

Height of Buildings 

Principal buildings: 13 metres 10.3 metres 
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RM-30 Zone (Part 22) 
Permitted and/or 
Required  

Proposed 

Accessory buildings: 11 metres 8 metres 

Amenity Space 

Indoor Amenity: 

Lot 1: 28 units x 3 = 84 sqm 
Lot 2: 40 units x 3= 120 sqm 
Lot 3: 45 units x 3= 135 sqm 

The proposed 363 m2 meets 
the Zoning By-law 
requirement. 
 
Lot 1: 86 sqm 
Lot 2: 122 sqm 
Lot 3: 155 sqm 

 
Outdoor Amenity: 

Lot 1: 6 units x 6 + 
          22 units x 3 = 102 sqm 
Lot 2: 16 units x 6 +  
           24  units x3=168 sqm 
Lot 3: 45 units x 3= 135 sqm 

 
The proposed 456 m2 meets 
the Zoning By-law 
requirement. 
 
Lot 1: 118 sqm 
Lot 2: 198 sqm 
Lot 3: 140 sqm 

Streamside (Part 7A) Required  Proposed 

Streamside Setbacks 

Class B (yellow-coded) Stream: 15 metres 15 metres with flexing 

Parking (Part 5) Required  Proposed 

Number of Stalls 

Residential: 226 stalls 226 stalls 
Residential Visitor: 23 stalls 26 stalls 
Total: 
Back-to-Back (%): 

249 stalls 
 
 
20% 

249 stalls 
Lot 1: 21% (DVP) 
Lot 2: 30% (DVP) 
Lot 3: 0% 

Tandem (%): 
50% 

Lot 1: 0% 
Lot 2: 0% 
Lot 3:4.5% 

 
Setback Variance 
 

• The applicant is requesting the following variances: 
 

(a) to reduce the minimum west yard setback of the RM-30 Zone from 6.0 metres to 
3.0 metres to the principal building face for proposed Lots 1 and 2; 

(b) to reduce the minimum east yard setback of the RM-30 Zone from 6.0 metres to 
5.2 metres to the principal building face for the indoor amenity building for 
proposed Lot 3; and 

(c) to increase the permitted percentage of back-to-back units on proposed Lots 1 and 
2 from 20% to 21% for Lot 1 and 30% for Lot 2. 

 

• The proposed setback reductions assist in providing the additional setback along the roads 
required for Redwood Heights. The requested reductions have no impact on adjacent sites. 
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• The back-to-back reduction is requested for individual sites, with variances only sought for 
proposed Lots 1 and 2. Proposed Lot 3 does not have any back to back unit types. On a 
cumulative basis with all lots considered, the proposal provides 16% back-to-back units, which 
is less than the maximum 20% under the Zoning Bylaw. Additionally, only four tandem units 
are provided on all proposed lots (on Lot 3, where no back-to-back units are proposed). 

 

• 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 Final Subdivision Approval. 
The current rate is $2,136 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, 
The current fee for Grandview Community Area is $ 22,278.48 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 $1,113.92per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects.  
 

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

 
Public Art Policy 
 

• The applicant will be required to provide public art, or register a Restrictive Covenant 
agreeing to provide cash-in-lieu, at a rate of 0.5% of construction value, to adequately address 
the City’s needs with respect to public art, in accordance with the City’s Public Art Policy 
requirements.  The applicant will be required to resolve this requirement prior to 
consideration of Final Adoption. 
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PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on June 16, 2023, and the Development Proposal Signs were 

installed on October 03, 2024. Staff received no concerns or comments. 
 
 
DEVELOPMENT PERMITS 
 
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement 
 

• The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA) 
for Streamside Areas in the OCP, given the location of an existing Class B (yellow-coded) 
watercourse which is in north-south alignment along the eastern property line. The Sensitive 
Ecosystems (Streamside Areas) Development Permit is required to protect aquatic and 
terrestrial ecosystems associated with streams from the impacts of development. 
 

• In accordance with Part 7A Streamside Protection setbacks of the Zoning By-law, a Class B 
(yellow-coded) watercourse requires a minimum streamside setback of 15 metres, as measured 
from the top of bank. The proposed setbacks comply with the requirements outlined in the 
Zoning By-law.  

 

• The riparian area is proposed to be voluntarily conveyed to the City as a lot for conservation 
purposes as a condition of rezoning approval, in compliance with the OCP.  

 

• An Ecosystem Development Plan, prepared by Rolf Sickmuller, R.P. Bio., of Envirowest 
Consultants Inc. and dated November 02, 2023 was reviewed by staff and found to be 
generally acceptable, with some modifications to content and format of the report still 
required. The finalized report and recommendations will be incorporated into the 
Development Permit. 

 
Sensitive Ecosystems (Green Infrastructure Areas) Development Permit Requirement 
 

• The subject property falls within the Sensitive Ecosystems DPA for Green Infrastructure Areas 
in the OCP, given the location of a Biodiversity Conservation Strategy (BCS) Green 
Infrastructure Network (GIN) Hub areas located along the eastern and western portions of the 
site. The Sensitive Ecosystems (Green Infrastructure Areas) Development Permit is required 
to protect environmentally sensitive and/or unique natural areas from the impacts of 
development. 

 

• The City of Surrey Biodiversity Conservation Strategy (BCS) Green Infrastructure Network 
(GIN) map, adopted by Council on July 21, 2014 (Corporate Report No. R141; 2014), identifies  
BCS Hub H  within the subject site, in the Redwood BCS management area, with a High 
ecological value. 
 

• The BCS further identifies the GIN area of the subject site as having a Moderately High and 
High habitat suitability rating, derived from species at risk presence, species accounts and 
known ecosystem habitat inventories. The BCS recommends a target Hub Area of 5,365 square 
meters or 19 % of the subject property. 

 

• The development proposal conserves 3,128 square meters of the subject site through Parkland 
Conveyance which is 11.3 % of the total gross area of subject site. This method of GIN 

http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
http://www.surrey.ca/files/BCS_GIN_Map_8X11.pdf
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retention will assist in the long-term protection of the natural features and allows the City to 
better achieve biodiversity at this location consistent with the guidelines contained in the 
BCS. 

 

• In order for the proposal to fully comply with the BCS target recommendations, an additional 
2,237 square meters of the GIN area would be required on the subject site, but has not been 
provided by the development proposal due to other priorities in the neighbourhood for 
parkland to be acquired. This proposal conserves the riparian area, and conveys the proposed 
conservation area to the City at no cost. 

 

• An Ecosystem Development Plan, prepared by Rolf Sickmuller, R.P. Bio., of Envirowest 
Consultants Inc. and dated November 02, 2023 was reviewed by staff and found to be 
generally acceptable, with some modifications to content and format of the report still 
required. The finalized report and recommendations will be incorporated into the 
Development Permit. 

 
Hazard Lands (Steep Slope) Development Permit Requirement 
 

• A portion of the subject property falls within the Hazard Lands (Steep Slope) Development 
Permit Area (DPA) in the OCP, but none of the developable area is within the steep slope. 
Since only the area within the riparian area has steep slopes, a Hazard Land DP was deemed 
not required. 

 
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 Redwood Heights 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 Redwood Heights 
Neighbourhood Concept Plan (NCP). 

 

• The property will be bisected by new public roads, a north-south road (181 Street) and an east-
west road (24A Avenue) which will define the three townhouse development sites.   
 

• The applicant has worked with staff to comply with the Redwood Heights NCP guidelines, 
remove access from major roads, provide a larger setback along the streets and improve the 
interface along the street edges. 

 

• The site consists of 113 townhouse units, all proposed with three-bedrooms. 82% of the units 
are proposed with side-by-side double garages, 16% as back-to-back units, and 1.7% as tandem 
garage units. Units face the streets, and have treatment at the corners for interesting 
interfaces at all public facing portions. 

 

• The site is divided into 3 lots: Lot 1 to the northwest, Lot 2 to the southwest, and Lot 3 to the 
east, with the following unit distribution: 

o Lot 1: 28 units, with 22 units double garage, 6 units back-to-back (21%) 
o Lot 2: 40 units, with 28 units double garage, 12 units back-to-back (30%) 
o Lot 3: 45 units, with 43 units double garage, 2 units tandem garage (4.5%) 
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• The final design will incorporate acoustic upgrades for units facing 24 Street, as a standard 
requirement for all units facing arterial roads. 

 
Landscaping 
 

• Landscaping includes a 5-metre setback along all street frontage, and a walkway along the east 
portion of Lot 3, adjacent to the riparian area. 

 
Indoor Amenity  

 

• There are three separate indoor amenity spaces which are centrally located, and adjacent to 
the outdoor amenity spaces on all three proposed lots.  
 

• For Lot 2, the amenity building is proposed as a stand-alone building, with programming as a 
party room. 

 

• For Lots 1 and 3, the amenity space is proposed adjacent to units. Lot 1 as a meeting room, and 
Lot 3 as a party room with rooftop outdoor amenity space. 

 
Outdoor Amenity 

 

• Outdoor amenity spaces are provided adjacent the indoor amenity spaces, and are centrally 
located on all proposed lots. Programming includes seating areas and play spaces. 

 
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. These generally include further 
development of architectural expression, colours and materials. 
 

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

 
 
TREES 
 

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

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

 Existing Remove Retain 

Alder/Cottonwood (outside riparian area) 49 49 0  

Alder/Cottonwood (within riparian area) 15  0 15 

Deciduous Trees 3 3 0 

Coniferous Trees 28 28 0 

Onsite Tree Totals 95 80 15 

Onsite Replacement Trees Proposed  119 

Total Onsite Retained and Replacement Trees 134 
     

• The Arborist Assessment states that there are a total of 95 bylaw protected trees on the site. 
Additionally, there are 13 bylaw protected offsite trees and 19 bylaw protected City trees within 
proximity of the proposed development.  The applicant proposes to retain 15 onsite trees as 
part of this development proposal that are within the riparian area, that will be City owned in 
the future. The proposed tree retention was assessed taking into consideration the location of 
services, building footprints, road dedication and proposed lot grading. Additionally, 9  offsite 
trees are proposed for removal due to conflict with required roads and proposed building 
envelopes and 19 City trees are proposed for removal due to conflict with required roads and 
proposed building envelopes. These will be compensated through cash-in-lieu contribution. 

 

• A detailed planting plan prepared by a Registered Professional Biologist (R.P. Bio.) and an 
associated P-15 agreement are required for the monitoring and maintenance of the proposed 
trees to be planted in the conveyed riparian area.   

 

• 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 proposed total of 111 replacement trees on the site.  The proposal 
includes 119 replacement trees, which exceeds the replacement trees required.  
 

• The new trees on the site will consist of a variety of trees including Lilac Tree, Red Shine 
Maple, Red Flowering Dogwood, Bloodgood Japanese Maple, Bowhall Red Maple, Western 
Hemlock and Western Red Cedar, as well as a variety of shrubs. 

 

• In summary, a total of 134 trees are proposed to be retained or replaced on the site with no 
contribution required to the Green City Program, other than for off-site trees and City trees 
replacement contributions. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Survey Plan, Proposed Subdivision Layout, Site Plan, Building Elevations, and 

Landscape Plans 
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix V. NCP Plan 
Appendix VI. Development Variance Permit No. 7922-0228-00 
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
LFM/cb
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Redwood Heights NCP  SummaryRedwood NCP  Summary

4 storeys covering 
a quarter of the 
site

1 storey covering 
the entire site

2 storeys covering 
half the site

OR

OR

WHAT IS FAR?
Floor Area Ratio (FAR) is 
a measure of density. It 
is a ratio of the building’s 
floor area divided by the 
site’s area. FAR alone does 
not determine a building’s 
height.

For example, a building with 
1 FAR could have...

This land use plan shows where and how land uses fit together to create a coordinated plan. Corresponding land 
use designations includes example images and summary descriptions for the different types of land uses that can 
occur within the plan area.

Land Use Strategy

Low Rise Mixed Use

Low Rise Residential

Townhouse

Multiple Residential

Multiple Residential or Detached Residential

Cluster Residential

Semi-Detached Residential

Detached Residential

Residential Transition 

Riparian Area

Parks and Natural Areas

Institutional

Stormwater Detention Pond

LEGEND

Private 
High School

Elementary
School

Fire
Hall

24 Avenue

24A Avenue

24 Avenue

26 Avenue

28 Avenue

30 Avenue

32 Avenue

22 Avenue 22 Avenue

18
2 

S
tr

ee
t

18
3 

S
tr

ee
t

17
8 

S
tr

ee
t

18
1 

S
tr

ee
t

17
7 

S
tr

ee
t

H
ig

h
w

ay
 1

5

20 Avenue

17
9 

S
tr

ee
t

18
0 

S
tr

ee
t

18
4 

S
tr

ee
t

H
ig

h
w

ay
 1

5 Low Rise Mixed Use

Low Rise Residential

Townhouse

Multiple Residential

Multiple Residential or Detached Residential

Cluster Residential

Semi-Detached Residential

Detached Residential

Residential Transition 

Riparian Area

Parks and Natural Areas

Institutional

Stormwater Detention Pond

LEGEND

Private 
High School

Elementary
School

Fire
Hall

24 Avenue

24A Avenue

24 Avenue

26 Avenue

28 Avenue

30 Avenue

32 Avenue

22 Avenue 22 Avenue

18
2 

S
tr

ee
t

18
3 

S
tr

ee
t

17
8 

S
tr

ee
t

18
1 

S
tr

ee
t

17
7 

S
tr

ee
t

H
ig

h
w

ay
 1

5

20 Avenue

17
9 

S
tr

ee
t

18
0 

S
tr

ee
t

18
4 

S
tr

ee
t

H
ig

h
w

ay
 1

5

CITY OF SURREYv

Townhouse

Riparian Area

roads

APPENDIX V.



CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.: 7922-0228-00

Issued To:

Address of Owner:

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:  008-957-371
Lot 1 Section 20 Township 7 New Westminster District Plan 27020

18087 - 24 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(s) has/have been issued, as 
follows:

Parcel Identifier:  
____________________________________________________________

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

_____________________________________________________________

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

(a) In Subsection F. Yard and Setbacks, of Part 22 Multiple Residential 30 Zone, the 
minimum west yard setback is reduced from 6.0 metres to 3.0 metres to the 
principal building face for proposed Lots 1 and 2;

(b) In Subsection F. Yard and Setbacks, of Part 22 Multiple Residential 30 Zone, the 
minimum east yard setback is reduced from 6.0 metres to 5.0 metres to the 
principal building face for the indoor amenity building for proposed Lot 3; and

(c) In Subsection J. Special Regulations, 4. Back-to-Back Ground-Oriented Dwelling 
Units of Part 22 Multiple Residential 30 Zone, the maximum allowable percentage 
of back-to-back units is increased from 20% to 21% for proposed Lot 1 and from 
20% to 30% for proposed Lot 2.

5. This development variance permit applies to only the portion of the Land OR that portion 
of the buildings and structures on 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. 
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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



SCHEDULE A.

To increase the allowed percentage of back-to-back
units is increased from 20% to 30% for proposed Lot 2

To increase the allowed percentage of back-to-back
units is increased from 20% to 21% for proposed Lot 1

minimum east yard
setback is reduced from
6.0 metres to 5.0 metres
to the principal building
face for the indoor
amenity building for
proposed Lot 3

minimum west yard setback is
reduced from 6.0 metres to 3.0
metres to the principal building
face for proposed Lots 1 and 2



CITY OF SURREY 
 

BYLAW NO. 21434 
 

A bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended. 
.................................................................................................... 

 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended pursuant to 

the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015, c.1, as amended, by 

changing the classification of the following parcels of land, presently shown upon the maps 

designated as the Zoning Maps and marked as Schedule A under Part 3 of Surrey Zoning 

By-law, 1993, No. 12000, as amended, as follows: 

 
FROM:   INTENSIVE AGRICULTURE ZONE (A-2) 
TO:   MULTIPLE RESIDENTIAL 30 ZONE (RM-30) 

 
PID:  008-957-371 

Lot 1 Section 20 Township 7 NWD Plan 27020 
 

(18087 – 24 Avenue) 
 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No.  21434". 

 

PASSED FIRST READING on the  th day of   , 20  . 

PASSED SECOND READING on the  th day of   , 20  . 

PASSED THIRD READING on the  th day of   , 20  . 

 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20 . 
 

                                                                MAYOR 

 

                                                                CLERK 

 



City of Surrey
PLANNING & DEVELOPMENT REPORT

                Application No.: 7924-0123-00

Planning Report Date:  October 21, 2024

PROPOSAL:

 Rezoning from R3 to CCR
 Development Variance Permit

to permit a child care centre for up to 24 children, 
within an existing single family dwelling on the lot.

LOCATION: 8546 - 144 Street

ZONING: R3

OCP DESIGNATION: Urban 
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RECOMMENDATION SUMMARY

 By-law Introduction and set date for Public Hearing for Rezoning.

 Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposing to reduce parking requirements in order to facilitate a child care operation on the 
subject site.

RATIONALE OF RECOMMENDATION

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

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

 The proposal will assist in providing additional needed child care spaces in the City.

 The proposal adheres to the Surrey Child Care Guidelines as it pertains to location, outdoor 
play area, and parking spaces.

 Staff received only one response identifying concern with the proposal from an area resident 
in response to the pre-notification process.  The applicant has demonstrated support for the 
proposal from 25 residents in the neighbourhood.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A By-law be introduced to rezone the subject site from "Urban Residential Zone (R3)" to 
"Child Care Zone (CCR)" and a date be set for Public Hearing.

2. Council Approve Development Variance Permit No. 7924-0123-00 (Appendix III) reducing 
the minimum number of Off-Street parking spaces for a Child Care Centre from 9 to 8, to 
proceed to Public Notification.

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

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

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

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP Designation Existing Zone

Subject Site Single family 
residential 

Urban R3

North: Single family 
residential

Urban R3

East: Single family 
residential

Urban R3

South: Single family 
residential

Urban R3

West (Across 144 Street): Single family 
residential 

Urban R1 and R3

Context & Background 

 The subject site is located on the edge of a residential neighbourhood on the east side of 144
Street between 85A Avenue and 86A Avenue. The site is approximately 676 square metres in
size and contains a two-storey single family dwelling.

 The property is designated "Urban" in the Official Community Plan (OCP) and is zoned
"Urban Residential Zone (R3)".

 The surrounding neighbourhood is generally comprised of single-family residences, with
Enver Creek Secondary School located 76 metres to the south.
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 The subject application proposes rezoning the property to allow a child care centre for up 
to 24 children. The proposed child care centre will be located on the main level of the 
existing residence, retaining the residential use as the principal use on the upper level.

 There is an existing 8 children care facility operating on the site.

 Child care centres are Provincially regulated licensed facilities. Facilities that 
accommodate up to eight children or less are permitted in any residential zone. However, 
to allow the capacity beyond eight children, a zone designated specifically to 
accommodate such a child care facility is required.

 The Child Care Zone (CCR Zone) is intended to permit the development of child care 
centres accommodating a maximum of 25 children in a residential community while 
retaining the existing single family dwelling as the principal use on the lot. Such facilities 
are licensed and regulated under the Community Care and Assisted Living Act and the 
Child Care Licensing Regulations. 

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant proposes to rezone the subject property from "Urban Residential (R3) Zone" to 
"Child Care (CCR) Zone" in order to allow a child care for up to 24 children within the existing 
single-family dwelling.

Referrals

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

Parks, Recreation & 
Culture:

Brookside Park is the closest active park with amenities including a 
softball diamond and soccer fields, which are approximately 750 
metres walking distance from the development. Price Creek Park is 
the closest park with a natural area and is approximately 410 metres 
walking distance from the development.

Fraser Health Authority: No concerns regarding the proposed rezoning and outdoor play 
area. Detailed review will be required at a later stage.

Surrey Fire Department: The Fire Department has no objections.

Transportation Considerations

 The subject site is located approximately 275 metres north of 84 Avenue which has bus stops 
serviced by route #341(Guildford Exchange/ Newton Exchange). The property is and will 
continue to be accessed from the existing rear lane to the east.

POLICY & BY-LAW CONSIDERATIONS
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Regional Growth Strategy

 The proposal complies with the "General Urban" land use designation in the Regional Growth 
Strategy.

Official Community Plan

Land Use Designation

 The subject property is located within the "Urban" land use designation in the Official 
Community Plan (OCP) which is intended to support low and medium density residential 
neighbourhoods, with small-scale daycare facilities identified as a complementary use. The 
scale of the proposed child care centre is compatible with the existing residential use and the 
surrounding neighbourhood. As such, the proposal complies with the "Urban" land use 
designation. 

Themes/Policies

 The proposed child care centre will support the child care needs of the growing community 
and is considered an appropriate scale for the surrounding residential area.

 The proposal helps to create mixed-use neighbourhoods that support the needs of residents 
by including a child care facility within easy walking and cycling distance in order to reduce 
dependency on private vehicles.

Zoning By-law

 The applicant proposes to rezone the subject site from R3 to CCR.

 The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law, including the "Child Care Zone (CCR)" and parking 
requirements. 

CCR Zone (Part 43) Permitted and/or 
Required 

Proposed

Yards and Setbacks
Front Yard (west): 7.5 metres 9.5 metres
Side Yard (north, south): 1.8 metres 1.8 metres
Rear (east): 7.5 metres 12.8 metres

Lot Size
Lot Size: 560 square metres 676 square metres
Lot Width: 15 metres 18.4 metres
Lot Depth: 28 metres 34.3 metres

Parking (Part 5) Required Proposed
Single Family Dwelling 3 2
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CCR Zone (Part 43) Permitted and/or 
Required 

Proposed

0.70 parking spaces per 
employee

For 3 
employees,
3 x 0.7 = 2.1 2 spaces

Child Care Centre
0.15 parking spaces per 
licensed child for drop=off, 
or 2 parking spaces, 
whichever is greater.

For 24 
children, 
24 x 0.15 = 
3.6

4 spaces

Total 9 spaces 8 spaces*
*Variance requested (see Parking Variance rationale below).

Parking Variance

 A total of 8 parking spaces are proposed on-site, including 2 for the residential use and 6 for 
the child care centre. In accordance with the provisions in Zoning Bylaw No. 12000, single 
family dwellings require 3 parking spaces, however, the applicant has confirmed that there is 
no secondary suite within the residence, and that the occupant of the home will also be one of 
the operators of the child care facility. 

 Staff support the requested variance to proceed for consideration.

Surrey Child Care Guidelines

 In June 2023, the City established the Surrey Child Care Guidelines which are intended to 
provide direction for City staff and operators looking to set up a licenced child care facility in 
Surrey. The following analysis illustrates how the proposed application adheres to the general 
policies and regulations pertaining to location, outdoor spaces, and parking related of Child 
Care Centres:

o Location in Community
 The subject site is close to community facilities including Enver Creek 

Secondary School;
 The property is adjacent to an arterial road, which is not a preferred location 

under the Child Care Guidelines, however, the proposed outdoor play area is 
setback from the arterial road with an existing landscape buffer and secure 
fencing, which is supported by the guidelines.

 The proposed child care facility is in an area that is currently under-served. 
Based on the information provided on the Surrey Community Resource Maps, 
there are 12 existing child care facilities (subject site included) within 1 km of 
the subject site.

 The subject site is not close to any industrial areas.
o Adjacent Uses & Safety Considerations

 The proposal will not result in significant changes to privacy, lighting or visual 
impacts; and

 Landscaping, including fencing will help screen the child care use, including 
the outdoor play area, from neighbouring properties.

o Arterial Roads 
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 The outdoor play area is located adjacent to the arterial road frontage but has 
been setback from the road with an existing landscape buffer and proposed 
secure fencing. 

 The proposed drop-off parking is not located along the arterial road frontage. 
o Access & Parking

 The access to the drop off area and the proposed eight parking spaces is from 
the existing rear lane.

 There is sufficient space at the rear of the site to accommodate pick-up/drop-
off as well as service, delivery and emergency vehicles.

o Trees & Landscaping
 Existing onsite hedges provide a buffer along the frontage of the site. 

o Fencing & Screening
 Existing landscaping (hedge) along west property line will provide visual 

screening of outdoor play areas; and
 Proposed internal fencing (beyond existing fencing on the west property line) 

along the arterial roadside will be designed to provide necessary safety and 
security.

o Relationship to Grade
 The site is relatively flat, and the existing two-storey building is at grade. The 

child care is proposed on the main floor level.
o Natural Light & Views 

 The facility is located on the main floor with plenty of windows to provide 
natural light.

o Outdoor Play Areas 
 The applicant has confirmed that the proposal complies with the Fraser Health 

licencing requirements.
 The outdoor play area has direct access to the indoor care area, and it provides 

natural shading and soft surfaces (grass, sand, wood chips).
 The outdoor play area is one large space to allow for efficient supervision, and 

is located in the front yard, sufficiently screened and fenced from the arterial 
road.

PUBLIC ENGAGEMENT

 Pre-notification letters were sent on August 7, 2024, and the Development Proposal Sign was 
also installed on August 7, 2024. Staff received one response from a neighbouring property 
(staff comments in italics):

 One resident raised concerns around the proposed child care facility and its impact to the 
neighbourhood, citing noise as a potential problem. They also questioned how a 
predominantly commercial use will interface with the area.

o The proposed child care operation will operate within typical business hours and will be 
an accessory use to a single family dwelling with the operators residing in the building. 
The property is located abutting an arterial (144 Street) at the edge of the neighbourhood 
and vehicular access will be from the existing rear lane.  

 The applicant canvassed their immediate neighbourhood and were able to secure support 
from 25 neighbors between 85A Avenue and 86A Avenue.

 The subject application was reviewed by the Whalley Community Advisory Association, which 
did not provide any comments.
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TREES

 There are no mature trees on the site.

 The provided arborist report confirms that all city and offsite trees are being retained.

 The applicant has confirmed that the existing hedge along 144 Street will be retained and 
maintained as it provides an adequate screening from the fronting arterial roadway.

 Staff will work with the applicant to choose a style of fencing for the interior of the property 
that provides necessary safety and security, while also being aesthetically appropriate.

INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Site Plan 
Appendix II. Engineering Summary 
Appendix III. Development Variance Permit 
Appendix IV. Summary of Tree Survey and Tree Preservation

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: Manager, Development Services, Engineering Department

DATE: September 16, 2024 PROJECT FILE: 7824-0123-00

RE: Engineering Requirements
Location:  8546 144 St           

REZONE

Property and Right-of-Way Requirements
 Dedicate 2.808 m along 144 St.
 Register 0,5 m SRW along 144 St.

Works and Services
 Construct new sanitary, drainage, and water service connections.
 Submit water meter sizing calculations. Construct water meter and backflow preventer at 

the property line.

A Servicing Agreement may be required prior to Rezone.

DEVELOPMENT VARIANCE PERMIT

There are no engineering requirements relative to issuance of the Development Variance Permit.

Jeff Pang, P.Eng.
Manager, Development Services

JNC

Appendix II



CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.:  7924-0123-00

Issued To:

(“the Owner”)

Address of Owner:
 

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:  005-444-004
Lot 179 Section 27 Township 2 New Westminster District Plan 56325

8546 - 144 Street

(the "Land")

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

(a) Section D.1 of Part 5 Off-Street Parking and Loading/Unloading  to reduce the 
minimum number of Off-Street parking spaces for a Child Care Centre from 9 to 8.

4. This development variance permit applies to only that portion of the buildings and 
structures on 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.

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

Appendix III
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6. 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.

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

8. 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
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Surrey File Number:
Address:
Arborist:

Date of Report/Revision:

Arborist Signature

# of Trees
0
0
0

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
Removed Subtotal

0 x 1 0
Alder & Cottonwood Trees Requiring 2 to 1 Replacement Ratio

Removed Subtotal
0 x 2 0

Deciduous/Coniferous Trees Requiring 2 to 1 Replacement Ratio
Removed Subtotal

0 x 2 0
0
0
0
0

# of Trees
1
0
1

Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio
Removed

0 x 1 0
Alder & Cottonwood Trees Requiring 2 to 1 Replacement Ratio

Removed
0 x 2 0

Deciduous/Coniferous Trees Requiring 2 to 1 Replacement Ratio
Removed

0 x 2 0
0
1

CITY TREES Existing Retained
Park/City Lot Trees 0 0
Boulevard Trees 3 3
Total 3 3

0
0
0

Proposed Removed Bylaw Trees
Proposed Retained Bylaw Trees

Total Replacement Trees Required

Required Replacement Trees
Total Offsite Retained Trees

Removed

Existing Bylaw Trees 

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

ONSITE TREES
Existing Bylaw Trees 
Proposed Removed Bylaw Trees
Proposed Retained Bylaw Trees

Total Replacement Trees Required

Required Replacement Trees
Proposed Replacement Trees
Deficit of Replacement Trees
Total Onsite Retained and Replacement Trees

OFFSITE TREES

TREE PRESERVATION SUMMARY
TBD
8546 144 Street
Elvis Truong PN-9567A

October 4, 2024
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  REVISIONDATENO. BYSTAMP ©   Copyright Reserved.
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PROJECT TITLE SHEET TITLE

CLIENT

DRAWN

SCALE

DATE

SHEET 1 OF 2
MIKE FADUM AND ASSOCIATES LTD.
VEGETATION CONSULTANTS

#105,  8277 129 St.
Surrey, British Columbia
V3W 0A6
Ph:  (778) 593-0300
Fax: (778) 593-0302
Email:  mfadum@fadum.ca

T1 - TREE REMOVAL AND
PRESERVATION PLAN

SURREY, B.C. OCTOBER 03, 2024

MK8546 - 144th STREET
LITTLE SMILES DAYCARE

CORP.
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DATE

SHEET 2 OF 2
MIKE FADUM AND ASSOCIATES LTD.
VEGETATION CONSULTANTS

#105,  8277 129 St.
Surrey, British Columbia
V3W 0A6
Ph:  (778) 593-0300
Fax: (778) 593-0302
Email:  mfadum@fadum.ca

T2 - TREE PROTECTION
PLAN

GENERAL NOTES:
· NON BY-LAW TREES HAVE BEEN REMOVED FROM THE PLANS.
· PROPOSED  PERIMETER  FENCE.  NO EXCAVATION AND HAND

DIG POSTS IF INSIDE TREE PROTECTION ZONE.
· TREE PROTECTION FENCING TO BE MEASURED FROM THE

OUTER EDGE OF TREE TRUNK AND SHALL BE CONSTRUCTED
TO MUNICIPAL STANDARDS.

· REASSESS TREES WITH LOT GRADING PLANS.
· REPLACEMENT TREES SHALL CONFORM TO BCSLA/BCLNA

LANDSCAPE STANDARDS.  SPECIES AND LOCATIONS TO BE
DETERMINED AT LANDSCAPE STAGE.

SURREY, B.C.

8546 - 144th STREET
LITTLE SMILES DAYCARE

CORP.



CITY OF SURREY 
 

BYLAW NO. 21435 
 

A bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended. 
.................................................................................................... 

 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended pursuant to 

the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015, c.1, as amended, by 

changing the classification of the following parcels of land, presently shown upon the maps 

designated as the Zoning Maps and marked as Schedule A under Part 3 of Surrey Zoning 

By-law, 1993, No. 12000, as amended, as follows: 

 
FROM:   URBAN RESIDENTIAL ZONE (R3) 
TO:   CHILD CARE ZONE (CCR) 

 
PID:  005-444-004 

Lot 179 Section 27 Township 2 NWD Plan 56325 
 

(8546 – 144 Street) 
 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No.  21435". 

 

PASSED FIRST READING on the  th day of   , 20  . 

PASSED SECOND READING on the  th day of   , 20  . 

PUBLIC HEARING HELD thereon on the  th day of   , 20  . 

PASSED THIRD READING on the  th day of   , 20  . 

 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20 . 
 

                                                                MAYOR 

 

                                                                CLERK 

 



City of Surrey
PLANNING & DEVELOPMENT REPORT

                Application No.: 7924-0267-00

Planning Report Date:  October 21, 2024

PROPOSAL:

 Development Variance Permit

in order to allow subdivision into seven (7) small 
residential lots, six (6) compact lots and four (4) semi-
detached narrow lots.

LOCATION: 19545 - 72 Avenue
19546 - 72A Avenue

ZONING: R4, R5 and R6

OCP DESIGNATION: Urban 

NCP DESIGNATION: 10-15 u.p.a. Medium Density



Staff Report to Council

Application No.: 7924-0267-00

Planning & Development Report

Page 2

RECOMMENDATION SUMMARY

 Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 To reduce minimum lot width of the "Compact Residential Zone (R5)" for Proposed Lots 3-6 
and 16-17.

RATIONALE OF RECOMMENDATION

 Prior to the Small-Scale Multi-Unit Housing (SSMUH) Zoning Bylaw updates, Council 
finalized formal Development Application No. 7913-0156-00 application at the April 8, 2024 
Regular Council – Land Use Meeting. At that time, the applicant was proposing the following:

o OCP Amendment from Suburban to Urban;
o NCP Amendment of a portion from 6-10 u.p.a. Low Density and 10-15 u.p.a. Special 

Residential to 10-15 u.p.a. Medium Density;
o Rezoning portions from RA to RF-9, RF-12 and RF-SD; and
o Subdivision from two (2) lots to seventeen (17) lots.

 Due to non-compliance of resulting R5 lot dimensions as a result of new SSMUH zoning, the 
application was unable to formally subdivide. The proposed variance will allow the 
subdivision component of Application No. 7913-0156-00 to complete, effectively finalizing the 
project.
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Application No.: 7924-0267-00
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RECOMMENDATION

The Planning & Development Department recommends that:

1. Council approve Development Variance Permit No. 7924-0267-00 (Appendix II)
to reduce the minimum lot width of the R5 Zone Interior Lot Type II from 12.3 metres to 
9 metres for proposed Lots 3-6 and 16-17, to proceed to Public Notification.

SITE CONTEXT & BACKGROUND

Direction Existing Use NCP Designation Existing Zone

Subject Site Vacant residential  
lots which received 
Final Adoption on 
April 8, 2024 under 
Application No. 
7913-0156-00

10-15 u.p.a Medium 
Density 

R4, R5 and R6

North (Across 73 Avenue): Townhouses 15-25 u.p.a. High 
Density

RM-30

East (including across 15A Street: Existing and 
remnant 
residential lots

10-15 u.p.a Medium 
Density

RA, R5, R6

South (Across 72 Avenue): Existing residential 
lots

10-15 u.p.a. Special 
Residential

R5S

West (Across 195 Street): Townhouses and 
small single family 
lots

15-25 u.p.a. High 
Density and 10- 15 
u.p.a. Medium 
Density 

RM-30 and R5

Context & Background 

 The two subject sites, 19545 - 72 Avenue and 19546 – 72A Avenue are designated Urban in the 
Official Community Plan (OCP) and designated 10-15 u.p.a. Medium Density in the East 
Clayton Extension North of 72 Avenue Neighbourhood Concept Plan (NCP).

 Under Application No. 7913-0156-00, the subject sites received Final Adoption from Council at 
the April 8, 2024, Regular Council – Land Use Meeting. The intent of the development 
application was to subdivide the subject parcels into seventeen (17) residential lots under the 
Zoning that was in effect prior to the small-scale multi-unit housing (SSMUH) Zoning Bylaw 
updates:  

o Semi-Detached Residential Zone (RF-SD) (Lots-2, 7-8 );
o Single Family Residential (9) Zone (RF-9) (Lots 3-6, 16-17); and
o Single Family Residential (12) Zone (RF-12) (Lots 9-15)

 Subsequent to Final Adoption, the Approving Officer approved the Application to Deposit the 
Subdivision Plan (ADP).  
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 The Approving Officer signature on the ADP expires after sixty days. Unfortunately, the 
applicant did not register the ADP prior to this expiry.  As such, applicable legal 
documentation was unable to registered at the Land Titles Office (LTO) in order to formalize 
the subdivision.

 On June 10, 2024, Council endorsed Corporate Report No. R0109; 2024, titled "Small-Scale 
Multi-Unit Housing: Zoning By-law Amendments Related to Provincial Housing Legislation".  
These amendments to the Zoning By-law were aligned with provincial housing legislation by 
replacing 14 single-family zones, one semi-detached zone, four gross density zones, and one 
duplex zone with nine new SSMUH zones. 

 As a result, proposed Lots 3-6 and 16-17 do not comply with the minimum lot widths of the 
new Compact Residential (R5) Zone. The applicant is seeking a Development Variance Permit 
(DVP) in order to address this non-compliance.

DEVELOPMENT PROPOSAL

Planning Considerations

 In order to facilitate Subdivision, the applicant is proposing to reduce the minimum lot width 
of the R5 Zone Interior Lot Type II from 12.3 metres to 9 metres for proposed Lots 3-6 and 16-
17.

 No other changes are proposed to the Rezoning Bylaw, OCP Amendment or NCP Amendment 
that were previously approved by Council

 Staff support the requested variances to proceed for consideration.

Referrals

Engineering: The Engineering Department has no objection to the project 
subject to the completion of Engineering servicing requirements 
previously specified in Servicing Agreement 7813-0156-00.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Subdivision Layout
Appendix II. Development Variance Permit No. 7924-0267-00

approved by Shawn Low

Ron Gill
Acting General Manager
Planning and Development

ELM/cb
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CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.:  7924-0267-00 

Issued To: 

("the Owner") 

Address of Owner: 

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:  006-157-343 
East Half Lot 3 Section 22 Township 8 New Westminster District Plan 2600, Except Plan 
EPP48746 

19545 - 72 Avenue 

Parcel Identifier:  029-378-842 
Lot 6 Section 22 Township 8 New Westminster District Plan EPP39569 

19546 - 72A 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(s) has/have been issued, as 
follows: 

Parcel Identifier:   
____________________________________________________________ 

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

_____________________________________________________________

Appendix II



- 2 -

4. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:
(a) In sub-Section C.2 of Part 16 "Compact Residential Zone (R5)" the minimum lot

width of the R5 (Interior Type II) is reduced from 12.3 metres to 9 metres for
proposed Lot 3-6 and 16-17.

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 unless the subdivision, as conceptually
shown on Schedule A which is attached hereto and forms part of this development
variance permit, is registered in the New Westminster Land Title Office within three (3)
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, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 

 ______________________________________  
Mayor – Brenda Locke 

 ______________________________________  
City Clerk and 
Director Legislative Services 
Jennifer Ficocelli 
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Jennifer Ficocelli



16

SRW PLAN
EPP48747PLAN      BCP45197

1110

PLAN EPP39569

19
5A

 S
TR

EE
T

SRW PLAN
EPP39568

SRW PLAN
EPP32606

5 4

7

PLAN EPP39569

R
em

. 2
3

LANE

3 2

8 9

90° 23' 13"

90°     26'     02"

16.480

45
° 1

3'
 0

6"
4.

23
3

0°
 0

5'
 3

3"
24

.6
23

8.
56

7
0°

   
   

05
'  

   
   

 3
3"

12
.0

61

135° 14' 23"
4.254

99
.9

50

0°
   

  
   

   
   

   
 

05
'

33
"

90° 26' 02"
48.646

0°
04

'
28

"

72A AVENUE

72 AVENUE

73 AVENUE

19
5 

   
 S

TR
EE

T

72A  AVENUE

SECTION 22             TOWNSHIP 8

STRATA
PLAN

BCP4303

17
8.

13
3 

(O
VE

R
AL

L)

171° 29' 38"

0°
 5

6'
 1

0"

90° 05' 13"

0.
50

0

95° 59' 01"
  a=5.017
r= 48.750

48° 18' 57"
1.493

15
° 4

7'
 3

3"
1.

49
4

14
1°

 1
4'

 4
4"

1.
18

4

STRATA
PLAN

BCP4303

2.
80

8

11
.0

00

90° 21' 53"
14.500

SEE PLAN
BCP45197

9.
55

0

SRW PLAN
EPP32606

PL
AN

 B
C

P5
16

90

9.060

SRW PLAN 32607
COVENANT

PLAN EPP42170

SRW PLAN
EPP32607

Rem.
6

PLAN
EPP42169

90°   25'   46"
3.071

90° 21'                     36"

90° 20' 39"
90°   20'   39"

9.132

a= 19.736

r= 119.760

10
6.

57
6

0°
 0

4'
 2

8"

C
O

VE
N

AN
T 

PL
AN

  E
PP

42
17

0

BENT
TIED
 POE

SEE PLAN
EPP48746

SEE PLAN
EPP48746

0.
50

0

90° 26'             24"

90° 12' 20"

9.130 9.131

9.057 9.0579.062

1.000
Wt

14
.5

76

6.
00

0

11.500
3.467

7.710

8.839

(BCP40944)

TPND

9.000 9.130

7.450 9.050 9.0508.666

6.003 7.450 9.049 9.049 5.635

90° 20' 39"
22.850

135° 13' 06"
4.252

14.330

90° 20' 39"
25.850

90° 20' 39"
25.850

90° 20' 39"
25.850

90° 20' 39"
25.850

90° 20' 39"
25.850

90° 20' 39"
25.850

45° 15' 48"
4.230

18
.0

00

15
.4

00
13

.4
00

13
.4

00
13

.4
00

13
.4

00
13

.4
00

12
.4

00
13

.4
00

13
.4

00

0°
05

'
33

"

13
.4

00
13

.4
00

13
.4

00
13

.1
62 15

14

13

12

11

10

9

1 2 3 4

8 7 6 5

5.641

0°
   

   
  

05
'

33
"

29
.6

46

0°
 0

5'
 3

3"
0°

 0
5'

 1
9"

29
.6

50
29

.9
89

0°
 0

5'
 1

1"
29

.9
92

0°
 0

5'
 2

8"
29

.9
87

0°
 0

5'
 3

3"
29

.6
42

0°
 0

5'
 2

8"
29

.9
85

  346.4 m2

  346.4 m2

  346.4 m2

  271.4 m2  271.4 m2  223.4 m2

  346.4 m2

  346.4m2

  393.6 m2

  265.8 m2

  0.183 ha

  270.7 m2  266.8 m2  261.0 m2   270.7 m2

0.289 ha

0°
 0

5'
 3

3"

7.629

0°
 0

5'
 3

3"
29

.6
54

0°
 0

4'
 1

9"
29

.6
57

0°
 0

4'
 2

8"

29
.9

85

17
  272.0 m2

  273.1 m2

2.
63

8

0°
04

'2
8"

9.130 6.097

3.070
3.469LANE

ROAD

6.1079.1309.1309.0006.000

90° 21' 31"
6.339

6.
00

0
10

.0
00

29
.9

80

0.500

0.500

SRW PLAN
EPP120530

SRW PLAN
EPP120530

SRW PLAN
EPP120530

SR
W

 P
LA

N
 E

PP
29

39

SR
W

 P
LA

N
EP

P2
93

9
SR

W
 P

LA
N

EP
P2

93
9

1.500

SR
W

 P
LA

N
EP

P1
20

53
0

0.500 SR
W

 P
LA

N
EP

P2
42

27

BEND

BCGS 92G.017

PLAN EPP114806

FILE NO.: 2112-63064-03 R5THIS PLAN LIES WITHIN THE METRO VANCOUVER REGIONAL DISTRICT - CITY OF SURREY

0 25 50 m

ALL DISTANCES ARE IN METRES AND DECIMALS THEREOF

SUBDIVISION PLAN OF
EAST HALF LOT 3 PLAN 2600 EXCEPT PLAN EPP48746
AND PARTS OF LOT 6 EPP39569
SECTION 22 TOWNSHIP 8
NEW WESTMINSTER DISTRICT

Suite 2300
13450 - 102 Avenue
Surrey BC
Canada V3T 5X3
Tel 604 596 0391

McELHANNEY ASSOCIATES 
LAND SURVEYING LTD.

THE INTENDED PLOT SIZE OF THIS PLAN IS 432 mm IN WIDTH BY
560 mm IN HEIGHT (C-SIZE) WHEN PLOTTED AT A SCALE OF 1:500

LEGEND:
DESCRIPTION

CONTROL MONUMENT

FOUND

SYMBOLS
PLACED

STANDARD IRON POST

DENOTES ARC

DENOTES SQUARE METRE(S)

DENOTES RADIUS

DENOTES NOTHING FOUND

a

m2

r

NF

88H4596

5161

NF

INTEGRATED SURVEY AREA No. 1 (CITY OF SURREY)
NAD83 (CSRS) 4.0.0.BC.1.MVRD

DENOTES PARTPt.

NOTE:
THIS PLAN SHOWS ONE OR MORE WITNESS POSTS
WHICH ARE NOT SET ON THE TRUE CORNER(S).

SOME LINES ARE EXAGGERATED FOR CLARITY.

GRID BEARINGS ARE DERIVED FROM OBSERVATIONS BETWEEN
GEODETIC CONTROL MONUMENTS 5161 AND 88H4596  AND ARE
REFERRED TO THE CENTRAL MERIDIAN OF UTM ZONE 10

THE UTM COORDINATES AND ESTIMATED ABSOLUTE ACCURACY
ACHIEVED ARE DERIVED FROM THE MASCOT PUBLISHED
COORDINATES AND STANDARD DEVIATIONS FOR GEODETIC CONTROL
MONUMENTS 5161 AND 88H4596

THIS PLAN SHOWS HORIZONTAL GROUND-LEVEL DISTANCES, UNLESS
OTHERWISE SPECIFIED.  TO COMPUTE GRID DISTANCES, MULTIPLY
GROUND-LEVEL DISTANCES BY THE AVERAGE COMBINED FACTOR OF
0.9995977. THE AVERAGE COMBINED FACTOR HAS BEEN DETERMINED
BASED ON CONTROL MONUMENTS 5161 AND 88H4596

DATUM......NAD83 (CSRS) 

UTM NORTHING.......... 
UTM EASTING............. 
ABSOLUTE ACCURACY.........

UTM ZONE................. 
4.0.0.BC.1.MVRD

10
5443166.244
522555.448

0.03

DATUM......NAD83 (CSRS) 

UTM NORTHING.......... 
UTM EASTING............. 
ABSOLUTE ACCURACY.........

UTM ZONE................. 
4.0.0.BC.1.MVRD

10
5442715.395
523906.344

0.01

LEAD PLUG

0.100
0° 04' 13"

0.275
96° 10' 17"

BENT

Wt

133° 14' 48"

891.239

108° 27' 21"
1424.716

76° 52' 18"

656.239

DENOTES TIED PREVIOUSLY NOW DESTROYEDTPND

DENOTES HECTARE(S)ha

DENOTES REMAINDERRem.

THIS PLAN LIES WITHIN THE JURISDICTION OF THE
APPROVING OFFICER FOR THE CITY OF SURREY.

A COVENANT IN THE NAME OF THE CITY OF SURREY
PURSUANT TO SECTION 219 OF THE LAND TITLE ACT IS A 
CONDITION OF APPROVAL FOR THIS SUBDIVISION.

INSPECTED UNDER THE LAND TITLE ACT
ON THE 9th DAY OF AUGUST, 2024
JASON A. WALKER, BCLS #909

THE FIELD SURVEY REPRESENTED BY THIS PLAN WAS COMPLETED 
ON THE 13th DAY OF JANUARY, 2023
JASON WALKER, BCLS #909

Schedule A

To reduce minimum
lot width of the
“Compact Residential
Zone (R5)” for
Proposed Lots 3-6
and 16-17.



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7924-0016-00 
Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Development Permit 
• Housing Agreement 

to permit the development of a 20-storey mixed-use 
tower with a two-storey podium consisting of ground 
floor commercial and approximately 274 purpose-built 
rental dwelling units above. 

LOCATION: 9889 - King George Boulevard 
(9873 - King George Boulevard, 
13573 - 98A Avenue, 13571 - 98B 
Avenue & 13578 - Holland 
Commons) 

ZONING: CD (Bylaw No. 20027) 

OCP DESIGNATION: Downtown  

CCP DESIGNATION: High Rise Mixed-Use – Type I 

  

 

 
 



Staff Report to Council

Application No.: 7924-0016-00

Planning & Development Report

Page 2

RECOMMENDATION SUMMARY

 Approval to draft Development Permit for Form and Character.

 Bylaw Introduction, First, Second and Third Reading for a Housing Agreement.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 None.

RATIONALE OF RECOMMENDATION

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

 The proposal complies with the "High Rise Mixed-Use - Type I" designation in the Surrey City 
Centre Plan. 

 The proposed density and building form are appropriate for this part of City Centre and are 
generally consistent with the General Development Permit No. 7918-0217-00, approved for this 
site on December 21, 2020 with the exception of the massing, height and programming 
revision for the northeast portion of the site.

 The proposed development conforms to the goal of achieving high-density mixed-use 
development nodes around SkyTrain Stations. The proposed mixed-use rental residential 
tower is located within a walking distance of 60 metres from the King George Skytrain Station.

 The proposal complies with the Development Permit requirements in the OCP for Form and 
Character.

 The proposed setbacks achieve a more urban, pedestrian streetscape in compliance with the 
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 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.

 The proposal includes 274 purpose-built rental units, which will be secured through a 
Housing Agreement for a minimum 60-year duration.
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RECOMMENDATION

The Planning & Development Department recommends that:

1. A Bylaw be introduced to enter into a Housing Agreement and be given First, Second and 
Third Reading.

2. Council authorize staff to draft Development Permit No. 7924-0016-00 generally in 
accordance with the attached drawings (Appendix I).

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

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

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

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

(d) the applicant enter into a Housing Agreement with the City to restrict a total of 
274 dwelling units on the subject site to provide rental housing for a minimum 60-
year duration; and

(e) registration of a Section 219 Restrictive Covenant to reflect the 274 rental 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 market 
rental tenure of the proposed development changes, at any point in the future.

SITE CONTEXT & BACKGROUND

Direction Existing Use CCP Designation Existing Zone

Subject Site Presentation sales 
centre (northwest), 
Phase 2, 39-storey 
market residential 
tower (southwest) 
under construction 
and 19-storey 
mixed-use 
purpose-built 
rental tower 
(southeast). 

High Rise Mixed-
Use - Type I

CD (Bylaw No. 
20027)

North (Across Holland Park 
Commons Avenue):

Holland Park Park R3 & CD (Bylaw 
No. 10911)
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Direction Existing Use CCP Designation Existing Zone

East (Across King George 
Boulevard):

King George 
SkyTrain station, 
mixed-use 
development 
("King George 
Hub")

High Rise Mixed-
Use - Type I

CD Bylaw No. 
19683

South (Across 98A Avenue): Apartment 
building, single 
family dwellings

Mid to High Rise 
Mixed-Use

C-35 and R3

West: Holland Park, 
single family 
dwellings

Park and Low to 
Mid Rise 
Residential

R3

Context & Background 

 The approximately 1.44-hectare subject site is located in the Holland Park neighbourhood of 
City Centre, south of Holland Park on the west side of King George Boulevard. It is in close 
proximity to King George SkyTrain station.

 The subject site is designated "Downtown" in the Official Community Plan (OCP) and "High 
Rise Mixed-Use - Type I" in the City Centre Plan and is zoned "Comprehensive Development 
Zone (CD) Bylaw No. 20027".

 The site is the location of Century Group’s high-density mixed-use development called 
"Century City Holland Park" (formerly known as "Holland Parkside"). The parent properties 
were rezoned previously under Development Application No. 7918-0217-00, which received 
Final Adoption on December 21, 2020. The parent properties were subsequently consolidated 
into one development parcel to accommodate this comprehensive development project.

 General Development Permit No. 7918-0217-00 was also issued to guide the general design of 
the entire development site.

 Subsequently, Detailed Development Permit No. 7920-0149-00 for Phase 1 was issued on April 
12, 2021, and permitted one 19-storey mixed-use tower with ground floor commercial retail 
units (CRUs) and 243 purpose-built rental residential units secured with a Housing 
Agreement (southeast corner) and one 11-storey office building with a ground floor market 
food hall, restaurant with childcare and office above (northeast corner).

 The 19-storey mixed-use tower in the southeast corner of the site has since been constructed 
and received occupancy in May of 2024.  However, the applicant has undertaken a 
programming change that has resulted in a significant redesign of the tower and podium for 
the northeast corner of Phase 1.  The redesign has removed all of the office programming 
which required a change to the original building massing and design.  This substantial 
revision requires a new Detailed Development Permit which is the subject of this report.
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DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing a Detailed Development Permit for the northeast corner of the 
subject site to allow for one 20-storey mixed-use tower comprised of 1,416 square metres of 
ground floor commercial retail, and 274 purpose-built rental residential dwelling units located 
above 2 levels of underground parking.

 The proposed Detailed Development Permit is generally in keeping with the Form and 
Character specified within General Development Permit No. 7918-0217-00 with a revision to 
the height, massing and programming to remove the proposed office floor space and the 
addition of purpose-built rental residential dwelling units for the northeast portion of the site.

 The proposed 274 purpose-built rental units will be secured through a Housing Agreement for 
a minimum 60-year duration.

 Development details are provided in the following table:

Proposed
Lot Area

Net Site Area: 12,430 m2

Number of Lots: 1 (no change)
Building Height: 75 m/20 storeys
Floor Area Ratio (FAR): 7.7 FAR (site-wide)

1.6 FAR (NE portion only)
Floor Area

Residential: 18,816 m2

Commercial: 1,416 m2

Total: 20,232 m2

Residential Units:
Studio: 103
1-Bedroom: 76
2-Bedroom: 76
3-Bedroom: 19
Total: 274

Referrals

Engineering: The Engineering Department has no objection to the project 
subject to the completion of Engineering servicing requirements 
under Application No. 7818-0217-00. 
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School District: The School District has advised that there will be approximately 23 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment. 

14 Elementary students at AHP Matthew School
5 Secondary students at Queen Elizabeth School

(Appendix II)

Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts.

The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by August 
2028. 

Parks, Recreation & 
Culture:

Parks has no concerns with the proposed development.

Holland Park is the closest active park with amenities including, 
playgrounds, walking paths, and basketball courts is 15 metres 
walking distance from the development. Quibble Creek Park is the 
closest park with natural area and is 455 metres walking distance 
from the development.

Future active parkland is proposed adjacent to the west of the 
subject site as part of the Surrey City Centre Plan.

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. 

Advisory Design Panel: The proposal was considered at the ADP meeting on July 25, 2024 
and was supported. The applicant has resolved most of the 
outstanding items from the ADP review as outlined in the 
Development Permit section of this report. Any additional revisions 
will be completed prior to Council’s issuance of Development 
Permit No. 7924-0016-00, to the satisfaction of the Planning and 
Development Department.

Transportation Considerations

Road Network and Infrastructure

 Under the original application, File No. 7918-0217-00, the applicant provided a Transportation 
Impact Assessment (TIA), as well as satisfied all road dedication requirements.
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Transit

 The site is located across King George Boulevard (within 60 metres) from the City Centre 
transit hub that includes the Surrey King George Skytrain Station and multiple bus routes 
connecting to all the town centres within Surrey and neighbouring municipalities.

Access

 The primary vehicle access to the site (underground parking) will be via 98A Avenue and 
Holland Commons.

Parking and Bicycle Storage

 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 for the northeast phase to reflect the recently revised parking 
requirements to eliminate parking in Transit-Oriented Areas for residential uses except for 
accessible parking spaces.

 The accessible parking spaces for this portion of Phase 1 (northeast corner) are proposed to be 
located on P2 of the four-level underground parkade which will be accessed from Holland 
Commons at the northeast corner of the site.  Phase 1 parking will be connected at level P1 to 
the subsequent phase of development with the intent of providing multiple access and egress 
points for the overall development.

 The applicant is proposing a total of 897 parking spaces, for the overall development 
exceeding the number of parking spaces required.

 The proposed development is required to provide 329 bicycle parking spaces. The applicant is 
proposing 329 bicycle parking spaces for residents and 6 visitor bicycle spaces, which meets 
the number required under the Zoning Bylaw.  

Sustainability Considerations

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

 The building will be connected to the City’s District Energy system.

 In addition, the applicant has highlighted the following additional sustainable features:
o Continuous insulation, airtightness and a maximum window-to-wall ratio of 60% to 

minimize heat gain and loss; 
o an extensive bike workshop and end-of-trip facilities to promote bicycle use; 
o an extensively landscaped central courtyard that will retain rainwater and mitigate 

run-off, and will reduce the heat island effect of the building and site; and 
o a central courtyard and associated shared amenity spaces, greenhouse and turf lawn 

open space that will function as a gathering place.
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School Capacity Considerations

 As of September 2023, AHP Matthews Elementary is operating at capacity 103% capacity. The 
10-year enrolment projection anticipates strong growth for the catchment.  The current 
growth expected at AHP Matthews can be accommodated by portables over the next 10 years. 
The District will be re-evaluating the space needs of this school and its neighbouring 
elementary schools, once a revised City Centre land use plan is adopted.

 As of September 2023, Queen Elizabeth Secondary is operating at 92% capacity.  The current 
projections show modest growth, but this will be updated with the adoption of a revised City 
Centre plan. Further rapid growth is expected.

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 5.5 FAR as noted in Figure 16 of the OCP.

 The applicant is not proposing to amend the OCP.

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.
o Centres, Corridors and Neighbourhoods:

 Dynamic City Centre: Strengthen Surrey’s City Centre as a dynamic, attractive and 
complete Metropolitan Core.

 Transit Corridors: Support Transit Oriented Development along major corridors 
linking urban centres and employment areas.

 Healthy Neighbourhood: Build complete, walkable and green neighbourhoods.
 Urban Design: Encourage beautiful and sustainable urban design.

o Ecosystems:
 Energy, Emissions and Climate Resiliency: Design a community that is 

energy-efficient, reduces carbon emissions and adapts to a changing environment.
o Economy:

 Employment Lands: Ensure sufficient supply and efficient use of employment 
lands.
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 Employment, Investment and Innovation: Ensure high-quality, business 
innovation and diversified employment and investment opportunities.

Secondary Plans

Land Use Designation

 The subject site is designated High Rise Mixed-Use – Type I in the City Centre Plan. 

 The applicant is not proposing to amend the City Centre Plan.

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 

space.
o Encourage Housing Diversity, with a mix of rental and condominium units and a variety of 

unit types and sizes.
o Create Vibrant Urban Spaces, with a large accessible central courtyard and a strong public 

realm along King George Boulevard.
o Green the Downtown, with appropriate new tree planting and landscaping treatments.
o Promote Identity and Sense of Place, with a unique blend of interconnected commercial, 

amenity and residential spaces.

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 housing units.

 The applicant has proposed to enter into a Housing Agreement (Appendix IV) with the City of 
Surrey that will secure the 274 dwelling units created under this development proposal as 
market rental units for a period of 60 years.

CD Bylaw 

 The subject site is zoned "Comprehensive Development Zone (CD) Bylaw No. 20027".  The 
applicant is not proposing any change in zoning.

 The table below provides an analysis of the development proposal in relation to the 
requirements of the existing CD Bylaw No. 20027.

CD Bylaw No. 20027 Permitted and/or 
Required 

Proposed for NE 
Corner
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CD Bylaw No. 20027 Permitted and/or 
Required 

Proposed for NE 
Corner

Floor Area Ratio: 7.7 FAR (overall site)  1.6 FAR (NE corner only)
Lot Coverage: 82% 82% 

(overall development)
Yards and Setbacks

North: 4.5 m 4.5 m
East: 2.0 m 2.0 m
South: 3.3 m 3.3 m
West: 7.0 m 7.0 m

Height of Buildings
Principal buildings:

145 m
 Residential tower:
69 metres (20 storeys)

Amenity Space
Indoor Amenity:

646 square metres 

The proposed 672 m2 
exceeds the Zoning Bylaw 
requirement.

Outdoor Amenity:
822 square metres

The proposed 828 m2 

exceeds the Zoning Bylaw 
requirement.

Parking (Part 5) Required Proposed for NE 
Corner

Number of Stalls
Retail: 33  28
Residential: 0 0
Residential Visitor: 0 0
Accessible: 14 14
Total 47 42*

TDMs include but limited to:
Carshare (EV onsite) 8 (x5) = 40 
Carshare (EV offsite and infill) 4 (x4) = 16

*overall parking for the entire
Holland Parkside development site
has been provided in accordance. 
with CD Bylaw No. 20027
Bicycle Spaces

Residential Secure Parking: 329 329
Residential Visitor: 6 6

 
Signage 

 On-site signage will be considered through a separate Development Permit application.
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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.

 It was determined under the original application 7918-0217-00, that the proposed 
development will not be subject to the Tier 2 Capital Plan Project CACs as the proposal 
complies with the densities in the Official Community Plan (OCP) and City Centre Plan (CCP) 
designation.

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 market rental project, the proposal is exempt from the provision of this policy.  The 
274 rental proposed-built residential units will be secured by a Housing Agreement for a 60-
year duration.

 The applicant will also be required to register a Section 219 Restrictive Covenant, making the 
fees payable if there is a future change in tenure from the market rental, 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 given the proposal is for market rental 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.

 The requirements for public art had previously been addressed under the original application 
7918-0217-00.  The applicant registered a Restrictive Covenant and provided a Letter of Credit 
to adequately address the City’s needs with respect to public art, in accordance with the City’s 
Public Art Policy requirements. Given the change in programming from office to purpose-
built market rental secured with a Housing Agreement, the applicant is no longer required to 
provide a portion of the original Public Art Plan (Public Art Opportunity B).  
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PUBLIC ENGAGEMENT

 Development Proposal Signs were installed on August 8, 2024.  Staff have received no 
responses from neighbouring property and business owners to date.

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.

 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.

 The applicant and staff have agreed to continue to work on the following items prior to 
issuance of Development Permit No. 7924-0016-00:

o Detailed development of landscape plans, in particular at the public realm interfaces 
and resolution of garbage area; 

o Detail the public realm interface to ensure it is useable and comfortable; 
o Refine the architectural expression to optimize the play between horizontal and 

vertical elements; and
o Clarify building finish materials to confirm the stated intent.

 The multi-phase, mixed-use development proposal ("Century City", formerly "Holland 
Parkside") includes two high-rise market residential towers (42 and 36 storeys) and two high-
rise purpose-built rental mixed-use buildings at an overall gross density of 6.6 FAR. Located in 
close proximity to King George SkyTrain station, the mixed-use development will contribute 
to the emerging transit hub in this location.

 The four buildings of Century City are organized around a central courtyard that includes 
urban agriculture opportunities and communal gathering spaces, with a theme focused on the 
shared experience of food. While this is intended as privately-owned space to serve as an 
amenity for residents and occupants, this courtyard is designed to be welcoming and 
accessible to the general public.  The courtyard will be completed as part of the last phase of 
construction under the subject application.

 The two taller high-rise market residential towers located on the western portion of the site 
were approved under Detailed Development Permit No. 7921-0171-00 with the southwest 
tower currently under construction.
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 The subject of the current Detailed Development Permit includes one 20-storey mixed-use 
tower comprised of 1,416 square metres of ground floor commercial retail and 274 purpose-
built rental residential dwelling units located above 2 levels of underground parking.  The 
tower is located in the northeast corner of the site, at the intersection of King George 
Boulevard and Holland Commons directly across King George Boulevard from the entrance 
into the King George SkyTrain station.

 The proposed mixed-use rental building provides a simple, short "slab" form oriented with the 
slender massing presenting north and south with the intent to create a strong urban street 
wall enclosure along King George Boulevard.  The tower design includes a modern articulated 
facade to suggest movement and fragmentation.

 The building separation between the west face of the rental building and the east elevation of 
the approved tower to the west requests a reduction from that recommended in the OCP DP1 
guidelines. The intent of building separation between facing units is to provide visual privacy, 
outlook and light. A similar separation was reviewed and supported by the Advisory Design 
Panel for the southern buildings in the Century City development. The site has a constrained 
width and the design attempts to minimize the number of units with primary outlooks to the 
courtyard by providing larger units toward this space and orienting the end units to have the 
best outlooks. 

 Ground floor commercial retail units are located at the base of the building within a double-
height podium that continues the strong street wall enclosure along King George Boulevard. 
The podium base has a finer pedestrian scale than the building above, with more varied 
treatment of the façade.

 The commercial space will consist of a mix of smaller commercial retail units (CRUs). A grand 
staircase will lead from street-level up to the central courtyard, allowing patrons to use this 
outdoor space and providing a connection to King George Boulevard.

 The principal lobby entrance for the rental building is located on Holland Commons, adjacent 
Holland Park. The public realm along this edge is enhanced with a large bike workshop and 
small entrance plaza directly adjacent to the rental lobby in order to activate the street-
fronting elevation adjacent Holland Park.

 A co-working "deck" is located on the second level that overlooks and has a direct connection 
out to the central courtyard. An indoor amenity fitness space, community kitchen, and media 
room are also located on the second level and have a direct connection to private outdoor 
amenity space and the larger communal courtyard.

Landscaping

 The most significant landscaping on the site is located within the central courtyard, which is 
divided into a series of zones, including a central green, variety of seating, bocce court, and an 
orchard.

 The King George Boulevard streetscape is lined with Red Maples. The street trees help buffer 
bikes and pedestrians from the busy road. A planting bed with shrubs and Vine Maples adds 
another layer of greenery and separation between cyclists and pedestrians.  
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 The north edge along Holland Commons includes terraced planters and linear bench seating 
and is intended to be planted with London Plane trees.  A shrub buffer strip separates the 
sidewalk from the street.

 Outdoor amenity areas are proposed on Level L1 in the central courtyard as well as on the roof 
of the tower and will include landscaping and programmed areas (more details included in 
Outdoor Amenity section).

Indoor Amenity

 Per CD Zoning Bylaw No. 20027, the proposed development must provide 646 square metres 
of indoor amenity space to serve the residents of the proposed 274 residential units.

 The applicant is proposing 672 square metres of indoor amenity space with a portion of the 
proposed indoor amenity space proposed to be shared with the rental building to the south.

 The applicant registered a no-build Restrictive Covenant that requires resolution of an access 
easement across the site to ensure access to the proposed shared amenity facilities within the 
development for all residents.

 The indoor amenity spaces are organized around the courtyard level and include a community 
kitchen, co-working space for rental residential tenants, media room, fitness centre all with 
direct access to the outdoor amenity space.

Outdoor Amenity

 Based upon the City’s Zoning Bylaw requirement of 3.0 square metres per dwelling unit for 
amenity space, 822 square metres of outdoor amenity space is required for the proposed 
development.

 The applicant is proposing 828 square metres of outdoor amenity space located in the subject 
development (NE corner) with additional amenity space to be shared throughout the 
development in previously approved phases. Similar to the indoor amenity, most of the 
outdoor amenity spaces are provided at the courtyard level atop the podium and include a 
central green that serves as an outdoor flex space for passive and active recreation 
opportunities. Bocce court with catenary lighting above, outdoor fitness deck and multiple 
seating options and an outdoor kitchen.

TREES

 An arborist report for the overall development site, prepared by Krisanna Mazur, registered 
arborist, for Woodridge Tree Consultants was approved under the original Development 
Application No. 7918-0217-00.

 In summary, a total of 147 trees were proposed to be retained or replaced on the site, 
including City trees, with a contribution of $31,600 to the Green City Fund.
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CITY ENERGY 

 The subject site is located within Service Area A, as defined in the "City Centre District Energy 
System By-law" (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 By-law".
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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. School District Comments
Appendix III. ADP Comments and Response
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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Department: Planning and Demographics
Date:
Report For: City of Surrey 

Development Impact Analysis on Schools For:

Application #: 24-0016

The proposed development of 274 High Rise Apartment units
are estimated to have the following impact on elementary and secondary schools Summary of Impact and Commentary
within the school regions. The following tables illustrate the historical, current and future enrolment projections

including current/approved ministry operating capacity for the elementary and secondary
schools serving the proposed development.

School-aged children population projection 23

Elementary School = 14

Secondary School = 5

Total Students = 19

A H P Matthew Elementary
Enrolment 425
Operating Capacity 406
# of Portables 0

Queen Elizabeth Secondary
Enrolment 1472
Operating Capacity 1600
# of Portables 4

A H P Matthew 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.

Queen Elizabeth 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, AHP Matthews is operating at capacity 103% capacity. The 10 year enrolment 
projection anticipates strong growth for the catchment.  The current growth expected at AHP Matthews 
can be accommodated by portables over the next 10 years. The District will be re-evaluating the space 
needs of this school and its neighbouring elementary schools, once a revised City Centre land use plan is 
adopted.

As of September 2023, Queen Elizabeth is operating at 92% capacity.  The current projections show 
modest growth but this will be updated with the adoption of a revised City Centre plan. Further rapid 
growth is expected.

July 5, 2024
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Present: 

Panel Members: 
M. Krivolutskaya, Chair 
A. Chen 
D. Dilts 
D. Dirscherl  
K. Lit 
J. Packer 
 

Guests: 

Joanne Shao, Century Group  
Jan Carl Willemse, ZGF Architects Inc. 
James Skinnider, ZGF Architects Inc. 
Joseph Fry, Hapa Collaborative 
Malkit Athwal, 689631 BC Ltd. 
Wilson Chang, Wilson Chang Architect Inc. 
Meredith Mitchell, M2 Landscape Architecture 
 

Staff Present: 

A. McLean, City Architect 
N. Chow, Urban Design Planner 
A. Yahav, Legislative Services Assistant 
 

 

 
 
 
 

1. 3:40 p.m. 
 
File No.: 7924-0016-00 
New or Resubmit: New 
Last Submission Date: N/A 
Description: The applicant is proposing a Development Permit for Form 

and Character and a Housing Agreement to secure 274 
purpose-built rental units to allow for one 20-storey mixed-
use high-rise tower, consisting of 274 purpose-built 
residential dwelling units and 1,079 m2 of ground floor retail 
over three levels of underground parking with an overall 
gross site-wide FAR of 6.6 (7.7 net FAR). 

Address:  9889 King George Boulevard 
Developer: Joanne Shao, Century Group  
Architect: Jan Carl Willemse, Architect AIBC and James Skinnider, ZGF 

Architects Inc. 
Landscape Architect: Joseph Fry, Hapa Collaborative 
Planner: Jennifer McLean 
Urban Design Planner: Ann McLean, Architect AIBC, City Architect 

 
 
 

Applicant’s response to the Panel’s recommendations: 
 

Minutes to meeting provided by the City of Surrey.  All comments made by the ADP have been itemize below 

in order they appear in the City of Surrey’s meeting minutes from August 9, 2024, and assigned a number for 

clarity, as some of the comments are duplicates and overlap.   

 

 

 

 

 

Advisory Design Panel 
Minutes 

 
Location: Electronic 
Meeting 
THURSDAY, JULY 25, 2024 
Time: 3:30 p.m. 

Appendix III



Advisory Design Panel - Minutes July 25, 2024 

 

 

 Page 2 

Key Points: 
 

1. Recommend strengthening the connection between the central courtyard and Holland Park to the north 

to better align with the stated intent of providing an inclusive, welcoming and accessible public amenity. 
o As per recommendations provided by the ADP for the master site (GDP December 2019) the grading along 

the north property allows for only a visual connection between the park and the courtyard (with accessible 

route limited to the N-W corner of site).  Effort has been made to maintain this connection through planting 

along the ramp overhead and tiered planting stepping up to the courtyard north of the ramp. The current ADP 

sees an increase of planting along the north edge of the courtyard overlooking Holland Park, that was once a 

vegetation-free outdoor play area for the since-deleted Childcare.  A large outdoor ‘plaza’ space in front of 

the bike workshop (to the south of the ramp) has also been added and is meant to activate the street directly 

across from the park. 

 
2. Consider providing more private outdoor amenity space for the northeast building. 

o Outdoor amenity space requirements have been met on the NE, with outdoor amenity located on the 

courtyard as well as on the tower roof.  Additional outdoor amenity on the amenity roof would be difficult to 

program as access and privacy would be a concern. 

 

3. Consider further design development of the interface between the northeast corner commercial retail units 
and residential tower above, with a focus on increased setbacks and/or more meaningful façade articulation 
at the transition. 

o Please refer to updated renderings and elevations in the Response book provided.  Both through massing and 

articulation (enhanced “band” with varying depth marking transition between tower and podium) as well as 

through material differentiation (wood soffit used exclusively in commercial podium as well as wood ceiling in 

grand stair) enhance the separation and individuality of the two elements. 

 

4. Consider increasing the ground floor setbacks. 
o Setbacks have been set at GDP (December 2019).  The architect has pulled back sections of the CRU along KGB 

to increase the public realm and simplify the podium massing (see update P1 floor plan). 

 

5. Consider a number of sustainability measures and net zero initiatives. 
o Noted.  The applicant is currently exploring opportunities to improve building performance. 

 
 

Site 
 

1. Consider shifting the location of the garbage area to the left to optimize circulation.  
o Noted.  This area is currently being reviews in more detail with the core consultant team.  The applicant will 

consider optimal location for the garbage area, as well as other building services. 

 
 

Form and Character 
 

1. Reconsider the design of the northeast corner of the tower 
o Please refer to item #3 under Key Points with regards to further strengthening of the identities of the tower 

and podium. In addition to this, the landscaping previous lining the north face of the CRU now wraps around 

the corner to provide exposure to the public realm along KGB.  This both softens the edge of the public realm 

and hints at the courtyard above to those users along KGB, approaching this intersection from the south. 

The bike workshop ‘plaza’ adjacent to the rental lobby entry has been enhanced with more vegetation and 

more seating to promote use.  The same knife-blade picket guard design used in the courtyard on the SE is to 

be provided between the ‘plaza’ and the north ramp to further define the space. 

 

2. Consider adding some wood materials to the façade at the pedestrian level for warmth during grey 
seasons. 

o Please refer to item #3 under Key Points with regards to further strengthening of the identities of the tower 

and podium through use of material.  Wood in the soffit is employed on both the KGB façade and the north 

façade along Holland Commons.  Wood color and type will reflect the benches along the public realm. 
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3. Reconsider the design strategy of the building. It reads more as an office tower than a residential tower. 

o Noted.  The intent of the proposed massing and articulation is for the NE tower to use its prominent position 

at the intersection of Holland Commons and KGB and bring the various building forms on the site (SE rental 

and SW/NW condo towers) together as a cohesive group.  While linking to these other towers, the NE tower / 

podium is also to read as its own, introducing a vertical / horizontal language dominated with  prominent 

balcony strips and unbroken vertical cladding strips.  The more distinct separation of the tower from the 

podium as well as the roof vegetation (not shown in the original ADP package) should alter this 

misconception.  As offices typically do not have balconies, it is difficult to see how this building could be 

mistaken for an office. 

 

4. Reconsider the relationship between the building's form and character to the Surrey SkyTrain station. 
o Noted.  ZGF has applied the same approach to the site and its immediate urban setting as presented and 

approved at the GDP.  The SE and NE tower both employ a simple massing to create a strong urban 

enclosure along KGB, maintaining a similar height of structure found across the street.  This creates a 

corridor down KGB that avoids the imposing ‘canyon’ created in some downtown cores.  The scale and 

articulation are meant to tie into the form and character found in the immediate surroundings of residential 

and office towers (note horizontal striping of the coast capital building). 

 

5. Consider adding some terracing to the south side of the building reflecting the overall site concept. 
o From an aesthetic perspective, introducing terracing into the massing of one of the four towers would 

conflict with the current design language on site.  From a practical perspective, terracing to the south side of 

the NE tower (i.e. bringing the base of the tower southward in successive steps at the lower levels) would 

introduce challenging privacy issues to the SE and NE rental units facing each other.  Great care has been 

given to maximizing rental floor space to ensure the viability of the project while, at the same time, ensuring 

that reasonable distance to building is maintained between the NE and SE tower.  Significantly reducing the 

floor plate on the upper floors or extending the floor plate south on the lower levels would create difficult 

challenges.    

 
Landscape 
 

1. Consider adapting the catenary light posts to allow for detachable fabric sails for shading over the bocce 
courts. 

o The applicant feels that sails in this setting would not match the design language used in the rest of the 

courtyard.  The introduction of sales would further introduce necessary provision of the structure to 

accommodate wind and potential snow load.  Flexible seating adjacent to the bocce court will be provided 

with umbrellas for necessary weather protection.  

 

 
Crime Prevention Through Environmental Design (CPTED) 
 

1. No specific issues were identified.  
o Noted. 

 
 
 

Sustainability 
 

2. Consider opportunities to use energy modelling for design assist and not just for confirming compliance.  
o Noted.  The team is currently working with Morrison Hershfield and JRS on opportunities related to 

optimizing building performance. 

 

3. Consider using future climate files for thermal comfort modelling to test resiliency and ensure livability 
in future. 

o Noted.   
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4. Before you go too far with layouts, consider the location of HRVs with the intent of minimizing duct 
runs and awkward layout. Simpler duct runs can reduce bulkheads and allow for better insulation. For a 
little bit more space, you can get significantly better HRV units with higher efficiency, lower noise, 
better filtration, and (critically) summer bypass.  

o Noted.  The core consultant team is reviewing this.  We have the added benefit of receiving input from the 

construction team for the SE rental who are providing feedback of lessons learned on the SE tower. 

 

5. Consider how fresh air and thermal comfort will be ensured in studio spaces where separation is in 
place. 

o Noted.  The studio layouts have been adjusted to remove the translucent glass floor to ceiling panels in 

response to comments from Planning. 

 

6. Consider using fibreglass window framing as an alternative to thermally broken balconies if problems 
meeting step code 3 arise.  

o Noted.  Step code target and outline specifications exploring window wall systems are currently being 

reviewed. 

 
7. Consider opportunities with fenestration design to maximize passive cooling though good air 

circulation. 
o Noted.  The design targets location of openings at opposite ends of corner units in order to maximize cross-

ventilation. 

 
8. Consider high quality bike amenities including good wayfinding for bicyclists, automatic door operators 

to ease entry and exit, ample room for cargo bikes and trailers, and electric bike charging. 
o Noted.  As per the SW and NW condo towers, a bike shop amenity space is provided in a prime outdoor 

location, directly adjacent to public realm.  The NE rental also provides a small ‘plaza’ in front of the work 

area to promote outdoor bike maintenance weather permitting.  The NE design is in line with the applicants 

attempt to make cycling in all buildings front and center in order to promote cycling as an alternate transport 

method. 

 
9. Carefully consider how bicyclists interact with pedestrians and drivers both on the ground plane and 

within buildings. 
o Noted.  See previous response to item #8 of this section. Easy bike access is provided directly adjacent to 

the lobby entry and incorporates a 'bike plaza' in front of the highly visible bike workshop.  To better promote 

cycling the NE tower, similar to the SW and NW condos, has the bike workshop front and center, with prime 

views to and from Holland park.  Improved seating and vegetation in this plaza helps connect, but also 

isolate, cyclists and the pedestrians using the sidewalk. Connection is made through close proximity of the 

bike workshop / bike storage entry to the sidewalk, but the ‘bike plaza’ acts as a buffer to collect cyclists 

entering or leaving the facility off of, and away from, the sidewalk where pedestrians traffic flows. 

 

10. Consider how best to encourage waste management with three stream systems in suites, and central 
recycling rooms that are well lit, include sorting tables, and include pictograms to address language 
barriers. 

o Noted. 

 
11. Consider measures to reduce embodied carbon by including slag or fly ash in concrete mixes to reduce 

embodied carbon due to cement content. 
o Noted.  The architect’s internal building performance team is already looking into the feasibility and viability 

of different processes and in communication with the construction team. 

 
12. Consider using thermally modified ash. 

o Noted. The architect’s internal building performance team is already looking into the feasibility and viability 

of different processes and in communication with the construction team. 

 
13. Consider forgoing outdoor gas connections. 

o Noted.  The decision has been made by the applicant to forgo gas connection to the NE rental building and 

commercial below.  Outdoor fireplaces in the outdoor amenity will use an alternative fuel. 
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Accessibility 
 

1. Consider the inclusion of adaptable units. 
o Noted.  It is the intent to provide the minimum adaptable unit quota. 

 

2. Ensure that some accessible parking stalls are equipped with electric vehicle charging set-ups. 
o Noted. 

 

 
Amenity Space and Programming 
 

1. Consider better-utilizing the green roof above the fitness centre for additional amenity space. 
o Noted.  See response to item #2 under Key Points above regarding the provision of 'more private outdoor 

amenity space'.  Early studies around utilizing the courtyard show that additional outdoor amenity on the 

amenity roof (L2)  would be difficult to program without negatively affecting L3 unit privacy.  The required 5' 

deep transfer slab also makes accessibility to this level challenging, with potential significant loss of 

program efficiency. 

 
 
End of Panel Recommendations 
 

  



 CITY OF SURREY 

 HOUSING AGREEMENT 
 Mixed-Use 

 THIS HOUSING AGREEMENT made the _____ day of __________________, 2024. 

 BETWEEN: 

 CITY  OF  SURREY  ,  a  municipal  corporation  having  its 
 offices at 13450 – 104 Avenue, Surrey, B.C. V3T 1V8 

 (the “  City  ”) 

 OF THE FIRST PART 

 AND: 

 CENTURY  CITY  PARKSIDE  PROPERTIES  LTD.  ,  a 
 corporation  having  its  offices  at  10  th  Floor,  Anvil  Centre,  11 
 Eighth Street, New Westminster, BC, V3M 3N7 

 (the “  Owner  ”) 

 OF THE SECOND PART 

 WHEREAS: 

 A.  The  Owner  is  the  current  registered  owner  of  those  certain  lands  and  premises 
 located  in  the  City  of  Surrey,  in  the  Province  of  British  Columbia,  legally 
 described as: 

 Parcel Identifier: 031-294-987 
 Lot A Section 34 Block 5 North Range 2 West New Westminster District 
 Plan EPP102781 Except Air Space Plan EPP120920 

 (the “  Lands  ”); 

 B.  The  Owner  proposes  to  use  the  Lands  for  a  20-storey  building  containing 
 approximately 274 rental Dwelling Units (the “  Development  ”); 

 C.  The  Owner  has  voluntarily  agreed  to  enter  into  a  housing  agreement  pursuant  to 
 Section  483  of  the  Local  Government  Act,  R.S.B.C.  2015,  Chapter  1,  as 
 amended,  to  ensure  that  the  Rental  Units  are  rented  in  accordance  with  this 
 Agreement. 
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 NOW THEREFORE in consideration of the premises herein and of the mutual covenants 
 and agreements hereinafter set forth and contained herein and $1.00 now paid by the 
 City to the Owner (the receipt of which is hereby acknowledged), the parties hereto 
 covenant and agree each with the other as follows: 

 1.  DEFINED TERMS 

 1.1  In  and  for  the  purpose  of  this  Agreement,  in  addition  to  the  definitions  on  the 
 first  page  of  this  document,  the  following  terms  shall  have  the  following 
 meanings: 

 (a)  “  Agreement  ”  means  this  housing  agreement  and  any  amendments  to  or 
 modifications of the same; 

 (b)  “  City  ”  means  the  City  of  Surrey  and  any  person  authorized  by  the  City  of 
 Surrey,  including  assigns  of  whole  or  partial  interest  in  this  Agreement  or 
 of any of the rights conferred upon the City of Surrey by this Agreement; 

 (c)  “  City  Personnel  ”  means  all  of  the  City’s  elected  and  appointed  officials, 
 officers,  employees,  agents,  nominees,  delegates,  permittees, 
 contractors, subcontractors, invitees and the Approving Officer; 

 (d)  “  Claims  and  Expenses  ”  means  all  actions,  causes  of  actions,  suits, 
 judgments,  proceedings,  demands,  and  claims,  whether  at  law  or  in 
 equity,  losses,  damages,  expenses  and  costs  (including  legal  fees  and 
 disbursements  on  an  indemnity  basis)  of  any  kind  or  nature  whatsoever, 
 at law or in equity, for any damages, losses, injuries or death; 

 (e)  “  Development  ” means as defined in Recital B; 

 (f)  “  Dwelling  Unit  ”  means  each  of  the  274  dwelling  units  to  be  constructed 
 within the Development; 

 (g)  “  Lands  ”  means  the  parcel  of  land  situated  in  the  City  of  Surrey,  British 
 Columbia  and  legally  described  in  Recital  A,  and  includes  any  parcel  into 
 which  such  land  is  consolidated  or  further  subdivided  (including  a 
 subdivision  pursuant  to  the  Land  Title  Act  and  a  subdivision  pursuant  to 
 the  Strata Property Act  of British Columbia); 

 (h)  “  Owner  ”  means  the  person  named  on  the  first  page  of  this  Agreement 
 and  the  legal  and  beneficial  owner  at  any  given  time  and  any  successors 
 in  title  of  the  Lands  and,  without  limitation,  if  the  Lands  are  subdivided  by 
 way  of  a  strata  plan  under  the  Strata  Property  Act  of  British  Columbia, 
 then “Owner” includes the strata corporation thereby created; 

 (i)  “  Rental  Units  ”  means  274  Dwelling  Units  which  must  be  made  available 
 by  the  Owner  to  the  general  public  at  arms’  length  for  use  as  residential 
 rental  accommodation  on  a  month-to-month  or  longer  basis  in 
 accordance  with  all  applicable  laws  including,  without  limitation,  the 
 Residential  Tenancy  Act,  S.B.C.  2002,  Chapter  78,  as  amended,  and 
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 any regulations pursuant thereto; and 

 (j)  “  Term  ”  means  60  years,  commencing  on  the  first  day  of  the  month  after 
 the City issues an occupancy permit for the Development. 

 2.  RESTRICTION ON OCCUPANCY OF DWELLING UNITS 

 2.1  During  the  Term  the  Rental  Units  must  be  made  available  for  rent  in  accordance 
 with this Agreement. 

 2.2  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. 

 2.3  All of the Rental Units must be owned by the same Owner(s). 

 2.4  Throughout  the  Term,  the  Owner  shall  not  sell  or  transfer  the  beneficial  or 
 registered  title  or  any  interest  in  and  to  the  Rental  Units,  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.  LIABILITY 

 3.1  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. 

 3.2  Release.  The  Owner  does  hereby  remise,  release  and  forever  discharge  the 
 City  and  City  Personnel  from  all  Claims  and  Expenses  which  the  Owner  may 
 have  against  the  City  and  City  Personnel,  which  the  Owner  now  has  or 
 hereafter  may  have  with  respect  to  or  by  reasons  of  or  arising  out  of  the  fact  that 
 the Lands are encumbered by and affected by this Agreement. 

 3.3  Obligations  Continue.  The  Owner  covenants  and  agrees  that  the  indemnity 
 and  release  in  Sections  3.1  and  3.2  will  remain  effective  and  survive  the 
 expiration  or  termination  of  this  Agreement  whether  by  fulfilment  of  the 
 covenants contained in this Agreement or otherwise. 

 4.  NOTICE 

 4.1  Any  notices  or  other  documents  to  be  given  or  delivered  pursuant  to  this 
 Agreement will be addressed to the proper party as follows: 
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 (a)  As to the City: 

 City of Surrey 
 13450 – 104 Avenue 
 Surrey, BC  V3T 1V8 
 Attention:  General Manager, Planning and Development  Department 

 (b)  As to the Owner: 

 Century City Parkside Properties Ltd. 
 10  th  Floor, Anvil Centre, 11 Eighth Street 
 New Westminster, BC, V3M 3N7 
 Attention:  Sean Hodgins 

 or such other address as such party may direct. Any notice or other documents 
 to be given or delivered pursuant to this Agreement will be sufficiently given or 
 delivered if delivered to the particular party as its address set out or determined 
 in accordance with this section and shall be deemed complete two (2) days after 
 the day of delivery. 

 4.2  It  is  specifically  agreed  that  for  any  notice  or  document  to  be  validly  given  or 
 delivered  pursuant  to  this  Agreement,  such  notice  or  document  must  be 
 delivered and not mailed. 

 5.  GENERAL 

 5.1  Joint  and  Several.  Where  the  Owner  consists  of  more  than  one  person,  each 
 such  person  will  be  jointly  and  severally  liable  to  perform  the  Owner’s 
 obligations under this Agreement. 

 5.2  Assignment  by  City.  This  Agreement  or  any  of  the  rights  conferred  by  this 
 Agreement  upon  the  City  may  be  assigned  in  whole  or  in  part  by  the  City 
 without the consent of the Owner. 

 5.3  City’s  Other  Rights  Unaffected.  Nothing  contained  or  implied  herein  will 
 derogate  from  the  obligations  of  the  Owner  under  any  other  agreement  with  the 
 City  or,  if  the  City  so  elects,  prejudice  or  affect  the  City’s  rights,  powers,  duties 
 or  obligations  in  the  exercise  of  its  functions  pursuant  to  the  Local  Government 
 Act  and  the  Community  Charter  ,  as  amended  from  time  to  time  and  the  rights, 
 powers,  duties  and  obligations  of  the  City  under  all  public  and  private  statutes, 
 by-laws,  orders  and  regulations,  which  may  be,  if  the  City  so  elects,  as  fully  and 
 effectively  exercised  in  relation  to  the  Lands  as  if  this  Agreement  had  not  been 
 executed and delivered by the Owner and the City. 

 5.4  Agreement  for  Benefit  of  City.  The  Owner  and  the  City  hereby  acknowledge, 
 agree  and  declare  that  this  Agreement  is  entered  into  for  the  sole  purpose  of 
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 benefitting  the  City  and,  in  particular,  acknowledge,  agree  and  declare  that  this 
 Agreement  is  not  designed  to  protect  or  promote  the  interests  of  the  Owner  or 
 any  mortgagee  of  the  Owner,  or  any  future  owner  or  occupier  of  the  Lands  and 
 any  improvements  on  the  Lands  or  any  other  person  and  the  City  may,  at  its 
 sole  option,  execute  a  release  of  this  Agreement  at  any  time  without  liability  to 
 any person for so doing. 

 5.5  No  Waiver.  The  Owner  acknowledges  and  agrees  that  no  failure  on  the  part  of 
 the  City  to  exercise  and  no  delay  in  exercising  any  right  under  this  Agreement 
 will  operate  as  a  waiver  thereof,  nor  will  any  single  or  partial  exercise  by  the  City 
 of  any  right  under  this  Agreement  preclude  any  other  or  future  exercise  thereof 
 of the exercise of any other right. 

 5.6  City  Not  Required  to  Prosecute.  The  Owner  agrees  that  the  City  is  not 
 required  or  is  under  no  obligation  in  law  or  equity  to  prosecute  or  enforce  this 
 Agreement in any way whatsoever. 

 5.7  Remedies.  The  remedies  provided  for  in  this  Agreement  will  be  cumulative  and 
 not  exclusive  of  any  other  remedies  provided  by  law  or  in  equity.  In  addition  to 
 any  remedies  which  are  available  under  this  Agreement  or  at  law,  the  City  will 
 be  entitled  to  all  equitable  remedies,  including,  without  limitation,  specific 
 performance,  injunction  and  declaratory  relief,  or  any  combination  thereof,  to 
 enforce  its  rights  under  this  Agreement.  The  Owner  acknowledges  that  specific 
 performance,  injunctive  relief  (mandatory  or  otherwise)  or  other  equitable  relief 
 may  be  the  only  adequate  remedy  for  a  default  by  the  Owner  under  this 
 Agreement. 

 5.8  Severability.  All  the  obligations  and  covenants  in  this  Agreement  are  severable, 
 so  that  if  any  one  or  more  of  the  obligations  or  covenants  are  declared  by  a 
 court  of  competent  jurisdiction  to  be  void  and  unenforceable,  the  balance  of  the 
 obligations and covenants will remain and be binding. 

 5.9  City  Court  Costs.  In  an  action  to  enforce  this  Agreement  in  respect  of  which 
 the  court  determines  that  the  position  of  the  City  will  prevail,  the  City  will  be 
 entitled to court costs on a solicitor-client basis. 

 5.10  Subdivision/Consolidation.  If  the  Lands  are  subdivided  or  consolidated  at  any 
 time  hereafter  either  under  the  provisions  of  the  Land  Title  Act  or  under  the 
 Strata  Property  Act  ,  then  upon  the  deposit  of  a  plan  of  subdivision,  strata  plan, 
 consolidation  plan  or  similar  plan  or  application  as  the  case  may  be  the  rights, 
 benefits,  burdens,  obligations,  and  covenants  contained  in  this  Agreement  will 
 continue  to  charge  each  of  the  new  parcels,  lots,  or  other  subdivided  or 
 consolidated parcels and areas so created. 

 5.11  Subdivision  by  Strata  Plan.  If  the  Lands,  or  any  portion  thereof,  are 
 subdivided  by  a  strata  plan,  this  Agreement  will  charge  title  to  the  strata  lots  and 
 the common property comprising such strata plan and: 

 (a)  this  Agreement  will  be  registered  against  each  individual  strata  lot  and 
 noted on the common property sheet; 
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 (b)  the  strata  corporation  or  the  strata  corporations  created  will  perform  and 
 observe  the  Owner’s  covenants  in  this  Agreement,  solely  at  the  expense 
 of the strata lot owners; and 

 (c)  the  liability  of  each  strata  lot  owner  for  the  performance  and  observance 
 of  the  Owner’s  covenants  herein  will  be  in  proportion  to  the  unit 
 entitlement of his, her or its strata lot as established by the strata plan. 

 5.12  Personal  Representatives  and  Successors  .  This  Agreement  shall  enure  to 
 the  benefit  of  and  be  binding  upon  the  parties  hereto  and  their  personal 
 representatives,  respective  heirs,  executors,  administrators,  successors,  and 
 assigns. 

 5.13  Governing  Law.  This  Agreement  will  be  governed  by  and  construed  in 
 accordance  with  the  laws  of  the  Province  of  British  Columbia  and  the  laws  of 
 Canada applicable in British Columbia. 

 5.14  Priority.  The  Owner  shall  at  the  sole  expense  of  the  Owner,  do  or  cause  to  be 
 done  all  acts  reasonably  necessary  to  grant  priority  to  this  Agreement  over  all 
 charges  and  encumbrances  which  may  have  been  registered  against  the  title  to 
 the  Lands  at  the  Land  Title  Office  save  and  except  those  specifically  approved 
 in writing by the City. 

 5.15  Further  Assurances.  The  Owner  shall  do,  or  cause  to  be  done,  all  things  and 
 execute  or  cause  to  be  executed  all  documents  and  give  such  further  and  other 
 assurances  which  may  be  reasonably  necessary  to  give  proper  effect  to  the 
 intent of this Agreement. 

 5.16  Counterparts.  This  Agreement  may  be  executed  in  any  number  of  counterparts 
 and  delivered  via  facsimile  or  e-mail,  each  of  which  will  be  deemed  to  be  an 
 original  and  all  of  which  taken  together  will  be  deemed  to  constitute  one  and  the 
 same  instrument,  provided  that  any  party  delivering  this  Agreement  via  facsimile 
 or  e-mail  will  deliver  to  the  other  party  any  originally  executed  copy  of  this 
 Agreement forthwith upon request by the other party. 
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CITY OF SURREY 
 

BYLAW NO. 21437  
 

A bylaw to authorize the City of Surrey to enter into a Housing Agreement 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
WHEREAS the City of Surrey has received an application to enter into a housing agreement; 

 

AND WHEREAS Section 483 of the Local Government Act, R.S.B.C. 2015 c.1, as amended (the 

"Local Government Act"), empowers the Council or the City of Surrey to enter into a housing 

agreement. 

 

NOW, THEREFORE, the Council of the City of Surrey, enacts as follows: 

 

1. The City of Surrey is hereby authorized to enter into a housing agreement in the form 

attached as Schedule A and forming part of this Bylaw (the "Housing Agreement") with 

the following party: 

Century City Parkside Properties Ltd. 
10th Floor, Anvil Centre, 11 – Eighth Street 

New Westminster, BC  V3M 3N7 
 

 
and with respect to that certain parcel of lands and premises, in the City of Surrey, more 

particularly known and described as: 

 
Parcel Identifier: 031-294-987 

Lot A Section 34 Block 5 North Range 2 West New Westminster District 
Plan EPP102781 Except Air Space Plan EPP120920 

 
(9889 King George Boulevard) 

 
 

(the "Lands"); 
 

2. The Mayor and Clerk are hereby empowered to execute the Housing Agreement on behalf 

of the City of Surrey. 

 

3. The City of Surrey shall file in the Land Title Office a notice against the Lands in 

accordance with Section 483 of the Local Government Act, that the Lands are subject to 

the Housing Agreement. 

 



 

- 2 - 

4. This Bylaw shall be cited for all purposes as "The Century City Parkside Properties Ltd. 

Housing Agreement, Authorization Bylaw, 2024, No. 21437". 

 

 

PASSED FIRST READING on the   th day of      , 202 . 
 
PASSED SECOND READING on the   th day of      , 202 . 
 
PASSED THIRD READING on the   th day of      , 202 . 
 
RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the ______ day of ______________, ______. 
 

 

  ______________________________________  MAYOR 
 
 
 
  ______________________________________  CLERK 
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CITY OF SURREY 

HOUSING AGREEMENT 
Mixed-Use 

THIS HOUSING AGREEMENT made the day of , 2024. 

BETWEEN: 

CITY OF SURREY, a municipal corporation having its 
offices at 13450 – 104 Avenue, Surrey, B.C. V3T 1V8 

(the “City”) 

OF THE FIRST PART 

AND: 

CENTURY CITY PARKSIDE  PROPERTIES  LTD.,  a 
corporation having its offices at 10th Floor, Anvil Centre, 11 
Eighth Street, New Westminster, BC, V3M 3N7 

(the “Owner”) 

OF THE SECOND PART 

WHEREAS: 

A. The Owner is the current registered owner of those certain lands and premises
located in the City of Surrey, in the Province of British Columbia, legally
described as:

Parcel Identifier: 031-294-987 
Lot A Section 34 Block 5 North Range 2 West New Westminster District 
Plan EPP102781 Except Air Space Plan EPP120920 

(the “Lands”); 

B. The Owner proposes to use the Lands for a 20-storey building containing
approximately 274 rental Dwelling Units (the “Development”);

C. The Owner has voluntarily agreed to enter into a housing agreement pursuant to
Section 483 of the Local Government Act, R.S.B.C. 2015, Chapter 1, as
amended, to ensure that the Rental Units are rented in accordance with this
Agreement.
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NOW THEREFORE in consideration of the premises herein and of the mutual covenants 
and agreements hereinafter set forth and contained herein and $1.00 now paid by the 
City to the Owner (the receipt of which is hereby acknowledged), the parties hereto 
covenant and agree each with the other as follows: 

1. DEFINED TERMS 

 
1.1 In and for the purpose of this Agreement, in addition to the definitions on the 

first page of this document, the following terms shall have the following 
meanings: 

 
(a) “Agreement” means this housing agreement and any amendments to or 

modifications of the same; 
 

(b) “City” means the City of Surrey and any person authorized by the City of 
Surrey, including assigns of whole or partial interest in this Agreement or 
of any of the rights conferred upon the City of Surrey by this Agreement; 

 
(c) “City Personnel” means all of the City’s elected and appointed officials, 

officers, employees, agents, nominees, delegates, permittees, 
contractors, subcontractors, invitees and the Approving Officer; 

 
(d) “Claims and Expenses” means all actions, causes of actions, suits, 

judgments, proceedings, demands, and claims, whether at law or in 
equity, losses, damages, expenses and costs (including legal fees and 
disbursements on an indemnity basis) of any kind or nature whatsoever, 
at law or in equity, for any damages, losses, injuries or death; 

 
(e) “Development” means as defined in Recital B; 

 
(f) “Dwelling Unit” means each of the 274 dwelling units to be constructed 

within the Development; 
 

(g) “Lands” means the parcel of land situated in the City of Surrey, British 
Columbia and legally described in Recital A, and includes any parcel into 
which such land is consolidated or further subdivided (including a 
subdivision pursuant to the Land Title Act and a subdivision pursuant to 
the Strata Property Act of British Columbia); 

 
(h) “Owner” means the person named on the first page of this Agreement 

and the legal and beneficial owner at any given time and any successors 
in title of the Lands and, without limitation, if the Lands are subdivided by 
way of a strata plan under the Strata Property Act of British Columbia, 
then “Owner” includes the strata corporation thereby created; 

 
(i) “Rental Units” means 274 Dwelling Units which must be made available 

by the Owner to the general public at arms’ length for use as residential 
rental accommodation on a month-to-month or longer basis in 
accordance with all applicable laws including, without limitation, the 
Residential Tenancy Act, S.B.C. 2002, Chapter 78, as amended, and 
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any regulations pursuant thereto; and 
 

(j) “Term” means 60 years, commencing on the first day of the month after 
the City issues an occupancy permit for the Development. 

 
2. RESTRICTION ON OCCUPANCY OF DWELLING UNITS 

 
2.1 During the Term the Rental Units must be made available for rent in accordance 

with this Agreement. 
 
2.2 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. 

 
2.3 All of the Rental Units must be owned by the same Owner(s). 

 
2.4 Throughout the Term, the Owner shall not sell or transfer the beneficial or 

registered title or any interest in and to the Rental Units, 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. LIABILITY 

 
3.1 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. 

 
3.2 Release. The Owner does hereby remise, release and forever discharge the 

City and City Personnel from all Claims and Expenses which the Owner may 
have against the City and City Personnel, which the Owner now has or 
hereafter may have with respect to or by reasons of or arising out of the fact that 
the Lands are encumbered by and affected by this Agreement. 

 
3.3 Obligations Continue. The Owner covenants and agrees that the indemnity 

and release in Sections 3.1 and 3.2 will remain effective and survive the 
expiration or termination of this Agreement whether by fulfilment of the 
covenants contained in this Agreement or otherwise. 

 
4. NOTICE 

 
4.1 Any notices or other documents to be given or delivered pursuant to this 

Agreement will be addressed to the proper party as follows: 
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(a) As to the City: 

City of Surrey 
13450 – 104 Avenue 
Surrey, BC V3T 1V8 
Attention: General Manager, Planning and Development Department 

 
(b) As to the Owner: 

 
Century City Parkside Properties Ltd. 
10th Floor, Anvil Centre, 11 Eighth Street 
New Westminster, BC, V3M 3N7 
Attention: Sean Hodgins 

 
or such other address as such party may direct. Any notice or other documents 
to be given or delivered pursuant to this Agreement will be sufficiently given or 
delivered if delivered to the particular party as its address set out or determined 
in accordance with this section and shall be deemed complete two (2) days after 
the day of delivery. 

 
4.2 It is specifically agreed that for any notice or document to be validly given or 

delivered pursuant to this Agreement, such notice or document must be 
delivered and not mailed. 

 
5. GENERAL 

 
5.1 Joint and Several. Where the Owner consists of more than one person, each 

such person will be jointly and severally liable to perform the Owner’s 
obligations under this Agreement. 

 
5.2 Assignment by City. This Agreement or any of the rights conferred by this 

Agreement upon the City may be assigned in whole or in part by the City 
without the consent of the Owner. 

 
5.3 City’s Other Rights Unaffected. Nothing contained or implied herein will 

derogate from the obligations of the Owner under any other agreement with the 
City or, if the City so elects, prejudice or affect the City’s rights, powers, duties 
or obligations in the exercise of its functions pursuant to the Local Government 
Act and the Community Charter, as amended from time to time and the rights, 
powers, duties and obligations of the City under all public and private statutes, 
by-laws, orders and regulations, which may be, if the City so elects, as fully and 
effectively exercised in relation to the Lands as if this Agreement had not been 
executed and delivered by the Owner and the City. 

 
5.4 Agreement for Benefit of City. The Owner and the City hereby acknowledge, 

agree and declare that this Agreement is entered into for the sole purpose of 
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benefitting the City and, in particular, acknowledge, agree and declare that this 
Agreement is not designed to protect or promote the interests of the Owner or 
any mortgagee of the Owner, or any future owner or occupier of the Lands and 
any improvements on the Lands or any other person and the City may, at its 
sole option, execute a release of this Agreement at any time without liability to 
any person for so doing. 

 
5.5 No Waiver. The Owner acknowledges and agrees that no failure on the part of 

the City to exercise and no delay in exercising any right under this Agreement 
will operate as a waiver thereof, nor will any single or partial exercise by the City 
of any right under this Agreement preclude any other or future exercise thereof 
of the exercise of any other right. 

 
5.6 City Not Required to Prosecute. The Owner agrees that the City is not 

required or is under no obligation in law or equity to prosecute or enforce this 
Agreement in any way whatsoever. 

 
5.7 Remedies. The remedies provided for in this Agreement will be cumulative and 

not exclusive of any other remedies provided by law or in equity. In addition to 
any remedies which are available under this Agreement or at law, the City will 
be entitled to all equitable remedies, including, without limitation, specific 
performance, injunction and declaratory relief, or any combination thereof, to 
enforce its rights under this Agreement. The Owner acknowledges that specific 
performance, injunctive relief (mandatory or otherwise) or other equitable relief 
may be the only adequate remedy for a default by the Owner under this 
Agreement. 

 
5.8 Severability. All the obligations and covenants in this Agreement are severable, 

so that if any one or more of the obligations or covenants are declared by a 
court of competent jurisdiction to be void and unenforceable, the balance of the 
obligations and covenants will remain and be binding. 

 
5.9 City Court Costs. In an action to enforce this Agreement in respect of which 

the court determines that the position of the City will prevail, the City will be 
entitled to court costs on a solicitor-client basis. 

 
5.10 Subdivision/Consolidation. If the Lands are subdivided or consolidated at any 

time hereafter either under the provisions of the Land Title Act or under the 
Strata Property Act, then upon the deposit of a plan of subdivision, strata plan, 
consolidation plan or similar plan or application as the case may be the rights, 
benefits, burdens, obligations, and covenants contained in this Agreement will 
continue to charge each of the new parcels, lots, or other subdivided or 
consolidated parcels and areas so created. 

 
5.11 Subdivision by Strata Plan. If the Lands, or any portion thereof, are 

subdivided by a strata plan, this Agreement will charge title to the strata lots and 
the common property comprising such strata plan and: 

 
(a) this Agreement will be registered against each individual strata lot and 

noted on the common property sheet; 
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(b) the strata corporation or the strata corporations created will perform and 
observe the Owner’s covenants in this Agreement, solely at the expense 
of the strata lot owners; and 

 
(c) the liability of each strata lot owner for the performance and observance 

of the Owner’s covenants herein will be in proportion to the unit 
entitlement of his, her or its strata lot as established by the strata plan. 

 
5.12 Personal Representatives and Successors. This Agreement shall enure to 

the benefit of and be binding upon the parties hereto and their personal 
representatives, respective heirs, executors, administrators, successors, and 
assigns. 

 
5.13 Governing Law. This Agreement will be governed by and construed in 

accordance with the laws of the Province of British Columbia and the laws of 
Canada applicable in British Columbia. 

 
5.14 Priority. The Owner shall at the sole expense of the Owner, do or cause to be 

done all acts reasonably necessary to grant priority to this Agreement over all 
charges and encumbrances which may have been registered against the title to 
the Lands at the Land Title Office save and except those specifically approved 
in writing by the City. 

 
5.15 Further Assurances. The Owner shall do, or cause to be done, all things and 

execute or cause to be executed all documents and give such further and other 
assurances which may be reasonably necessary to give proper effect to the 
intent of this Agreement. 

 
5.16 Counterparts. This Agreement may be executed in any number of counterparts 

and delivered via facsimile or e-mail, each of which will be deemed to be an 
original and all of which taken together will be deemed to constitute one and the 
same instrument, provided that any party delivering this Agreement via facsimile 
or e-mail will deliver to the other party any originally executed copy of this 
Agreement forthwith upon request by the other party. 
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RECOMMENDATION SUMMARY

 The Planning & Development Department recommends that this application be referred to 
the Approving Officer to ensure the proposal limits the hazardous condition of the proposed 
new lots. This would require a reduction in the number of lots from what is currently 
proposed.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposing to deviate from the Development Permit (DP2) requirements in the Official 
Community Plan (OCP) for Hazard Lands (Steep Slopes) by allowing development in area of 
steep slope that have a slope gradient of 30% or greater and including these areas within the 
lot size calculation. 

RATIONALE OF RECOMMENDATION
 
 The Development Permit Procedures and Delegation Bylaw, 2016, No. 18642 delegates Hazard 

Land Development Permits to the Delegated Official; however, where the content of a 
development permit cannot be agreed upon between the Delegated Official and the applicant, 
authority to consider an application for a development permit remains with Council. The 
subject Development Permit No. 7918-0067-00 is being brought forward for Council’s 
consideration at the request of the applicant.

 Despite Council’s purview over development permits, Section 86(1) of the Land Title Act 
outlines the "matters to be considered by approving officer on application for approval [of 
subdivision plans]". This includes subsection (c)v. "the land is subject, or could reasonably be 
expected to be subject, to flooding, erosions, land slip or avalanche". Therefore, consideration 
for subdivision, including evaluating concerns for land slip, rests solely with the Approving 
Officer. 

 The Approving Officer is of the opinion that the proposed subdivision intensifies development 
in a hazardous area, increases risk and could reasonably be expected to be subject to land slip. 

 The proposal does not comply with the Development Permit requirements in the OCP for 
Hazard Lands (Steep Slopes). Lands within the Hazardous Development Permit Area that are 
greater than 30% are to be excluded from the lot area calculation when considering 
subdivision within steep slope areas. When lands with a slope gradient of 30% or greater are 
excluded from the lot area of the proposed lots, Lot 2 has an area of 657 square metres and Lot 
3 has an area of 246 square metres, well below the required 1,858 square metres for 
subdivision. 

 The applicant prepared a building envelope concept demonstrating the locations of the new 
dwellings on three proposed lots. The proposed building envelopes for Lots 2 and 3 are 
entirely on the slope and almost entirely within areas where there is a slope gradient of 30% or 
greater, with the slope gradient on Lot 3 exceeding 40% (Appendix I).
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 The proposal increases the number of lots that could be potentially subject to land slip due to 
the significant slopes on the two new proposed lots (three lots in total). Therefore, the 
proposal intensifies development within a hazardous area.

 While the applicant has prepared a geotechnical report stating that new dwellings could 
possibly be geotechnically engineered and constructed on the steeply sloped lots, the 
geotechnical report states that the geotechnical engineer accepts no liability as a result of use 
of the report. This suggests that, even if the recommendations in the report are followed, 
which may create a condition for new homes to feasibly be constructed, the geotechnical 
engineer accepts no liability should the slope fail.

 A restrictive covenant was registered on title in 1994 limiting subdivision of the property into 
no more than two lots.
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RECOMMENDATION

The Planning & Development Department recommends that this application be referred to the 
Approving Officer to ensure the proposal limits the hazardous condition of the proposed new 
lots. This would require a reduction in the number of lots from what is currently proposed.

SITE CONTEXT & BACKGROUND

Direction Existing Use LAP Designation Existing Zone

Subject Site Single detached 
dwelling

Suburban 
Residential ½ Acre

R1

North (Across 56 Avenue): Single detached 
dwelling

Suburban 
Residential ½ Acre

R1

East (Across unopened 136 
Street road allowance):

Single detached 
dwelling

Suburban 
Residential ½ Acre

R1

South (Across): Single detached 
dwellings and 81C-
Greenbelt Park

Suburban 
Residential ½ Acre

R1

West (Across): Cartwright 
Lookout Park

Suburban 
Residential ½ Acre

R1

Context & Background 

 The subject property is located along 56 Avenue in West Panorama Ridge and is 
approximately 6,176 square metres in size. The site is currently designated "Suburban" and 
located within the Density Exception Area (maximum 2 units per acre)" in the OCP; 
"Suburban Residential ½ Acre" in the West Panorama Ridge Local Area Plan (LAP); and zoned 
"Suburban Residential Zone (R1)". 

 In 1994, the previous owners of the subject property and the City agreed to an exchange of 
land which included the dedication of approximately 22 square metres of land for road 
allowance and the closure, purchase and consolidation with the subject site of approximately 
1,274 square metres of surplus road allowance. The exchange was proposed by the previous 
owners of the property to obtain legal rights to the land that had been used, unpermitted, as 
their backyard. 

 The area of land that was to be purchased by the previous owners and consolidated with the 
subject property was large enough that the subject property would become of sufficient size to 
subdivide into three lots, based on lot size alone but not taking into consideration other 
environmental or geotechnical factors, under the minimum subdivision requirements of the 
Zoning By-law. Without the acquisition of the road allowance, the subject property was only 
large enough to subdivide into two lots.

 The Road Exchange Agreement was endorsed by Council under Resolution 94-1197 on 
April 18, 1994 under Corporate Report Item S283.
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 The lands to be purchased by the previous owners were therefore appraised according to the 
future subdivision potential into three lots. Due to the higher valuation than the previous 
owners had anticipated, the City agreed to reduce the valuation based on a future subdivision 
potential of two lots, provided the owner registered a restrictive covenant limiting future 
subdivision to a maximum total of two lots. This allowed the previous owners to provide a 
lesser purchase amount to acquire the lands.

 A Special Council Report, dated July 12, 1994 was brought forward to Council to seek approval 
for the adjusted value from $64,000 to $9,400 based on the reduced subdivision potential to 
only two lots. The Special Council Report highlighted the purpose of the restrictive covenant 
was to limit future subdivision into only two lots, while also ensuring this hazardous area is 
more adequately protected from development.

 The proposed reduced value was supported by Council and the road closure and purchase was 
completed by the previous owners in conjunction with the registration of a restrictive 
covenant limiting future development to two lots. 

 The applicant has requested to purchase the existing 55A Avenue and 136 Street road 
allowances to the south and east of the subject site, respectively. Staff have confirmed for the 
applicant that the City is not supportive of selling these lands. Moreover, these lands are 
completely encumbered by a steep slope, which would not support any future development.

DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant proposes a Hazard Lands Development Permit for Steep Slopes for subdivision 
into three lots. 

 The proposed Hazard Lands Development Permit for Steep Slopes is to be considered by 
Council in accordance with Development Permit Procedures and Delegation Bylaw, 2016, No. 
18642, which requires Council consideration of Hazard Land Development Permits when 
there is disagreement between the applicant and the Delegated Official regarding the content 
of the Development Permit.

 The subject Development Permit No. 7918-0067-00 is being brought forward for Council’s 
consideration at the request of the applicant.

Proposed
Lot Area

Gross Site Area: 6,176 square metres
Road Dedication: n/a
Undevelopable Area: n/a
Net Site Area: 6,176 square metres
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Proposed
Number of Lots: 3
Unit Density: 2 units per acre
Range of Lot Sizes 1,858 – 2,461 square metres
Range of Lot Widths 40.4 – 68.9 metres
Range of Lot Depths 11 – 59.6 metres

PUBLIC ENGAGEMENT

 A Development Proposal Sign was installed on June 11, 2024. Staff did not receive any 
responses from neighbouring residents.

 The applicant submitted signed letters from residents in support of the proposal, including both 
people who reside in West Panorama Ridge and those who live elsewhere in Surrey. In total, 29 
residents who reside in West Panorama Ridge and 47 residents who reside elsewhere in Surrey 
signed a letter in support. An additional four residents submitted separate emails indicating 
their support for the proposal. 

 The subject development application was reviewed by the West Panorama Ridge Ratepayers 
Association (WPRRA). The WPRRA is opposed to the proposed development for the following 
reasons:

o The proposed development will remove many trees;

o The proposed development will not maintain the standard 15 metre wide setback, 
inclusive of a 7.5 metre wide landscape buffer on 56 Avenue that is typical for new 
developments in this area; and

o The proposed subdivision may negatively impact the adjacent property to the east.

DEVELOPMENT PERMITS

Hazard Lands (Steep Slope) Development Permit Requirement

 The subject property falls within the Hazard Lands (Steep Slope) Development Permit Area 
(DPA) in the OCP, given that the site contains steep slopes in excess of 20% gradient. The 
Hazard Land (Steep Slope) Development Permit is required to protect developments from 
hazardous conditions.

 There is an existing dwelling within the western half of the property where there is a gentle 
slope. The eastern half of the subject property is significantly sloped from north to south with 
a slope gradient of approximately 40% for the majority of this half of the property, increasing 
to 60% in certain areas of proposed Lot 3 (the eastern-most lot).The slopes are based on 
survey information and geotechnical information provided by the applicant in support of the 
proposal (Appendix I). 

 A geotechnical report, prepared by Tegbir S. Bajwa, P. Eng., of Able Geotechnical Ltd. and 
dated July 4, 2024 was peer reviewed by Qiyan Jiang, P. Eng., of Tetris Geotechnical 
Engineering Ltd. and found to be generally acceptable by the peer reviewer. However, staff 
have significant concerns with increasing the existing hazardous condition by allowing 
subdivision into three single-detached lots. 
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 The geotechnical report investigated issues related to slope stability and natural storm water 
drainage, from a geotechnical perspective, to determine the feasibility of developing the site 
and proposing recommendations to help the ongoing stability of the slope.

 The applicant prepared a building envelope analysis identifying the location of the new 
dwellings on three proposed lots. The proposed building envelope for Lots 2 and 3 are almost 
entirely within areas where there is a slope gradient of 30% or greater, with the slope gradient 
on Lot 3 exceeding 40%.

 The geotechnical report does not include any geotechnical setback distances, which is 
typically provided for developments within steep slope areas. However, the omission of a 
geotechnical setback is due to the new building envelopes being located entirely on or below 
the geotechnical ridge itself.

 Despite Council’s purview over development permits, Section 86(1) of the Land Title Act 
outlines the "matters to be considered by approving officer on application for approval [of 
subdivision plans]". This includes subsection (c)v. "the land is subject, or could reasonably be 
expected to be subject, to flooding, erosions, land slip or avalanche". Therefore, consideration 
for subdivision, including evaluating concerns for land slip, rests solely with the Approving 
Officer. 

 The Approving Officer is of the opinion that the proposed subdivision intensifies development 
in a hazardous area, increases risk and could reasonably be expected to be subject to land slip. 

 While the applicant has prepared a geotechnical report stating that new dwellings could be 
geotechnically engineered and constructed on the steeply sloped lots, the geotechnical report 
suggests that the geotechnical engineer accepts no liability as a result of use of the report. 
This suggests that, even if the recommendations in the report are followed, which may create 
a condition for new homes to feasibly be constructed, the geotechnical engineer accepts no 
liability should the slope fail.

 The proposal does not comply with the Development Permit requirements in the OCP for 
Hazard Lands (Steep Slopes). Lands within the Hazardous Development Permit Area that are 
greater than 30% are to be excluded from the lot area calculation when considering 
subdivision within steep slope areas. When lands with a slope gradient of 30% or greater are 
excluded from the lot area of the proposed lots, Lot 2 has an area of 657 square metres and Lot 
3 has an area of 246 square metres, well below the required 1,858 square metres for 
subdivision in the R1 zone. The areas of Lot 2 and Lot 3 that have a slope gradient of less than 
30% are not conducive or of sufficient size to locate any single-detached dwellings.

TREES

 Jeff Ross, ISA Certified Arborist of Mike Fadum and Associates Ltd. prepared an Arborist 
Assessment for the subject property. There are a significant number of mature trees on the 
subject site. The applicant’s preliminary arborist assessment includes a review of trees that 
could be targeted for retention (Appendix III). If the application is referred back to staff by 
Council, the applicant would be required to provide a revised arborist assessment that 
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includes replacement trees, where determined as appropriate by the geotechnical engineer so 
as to avoid impact to the existing steep slope.

 The proposed subdivision would result in significant tree removal and necessitate severe 
grading on the steep slope.

CONCLUSION

 This report is being forwarded to Council for consideration only of the Development Permit 
for Hazard Lands, in accordance with the Development Permit Procedures and Delegation 
Bylaw, 2016, No. 18642. The review of the proposed subdivision will be a separate and 
independent decision by the Approving Officer.

 The Approving Officer is not supportive of the proposed subdivision for the following reasons:

o Section 86(1) of the Land Title Act outlines the "matters to be considered by 
approving officer on application for approval [of subdivision plans]". This includes 
subsection (c)v. "the land is subject, or could reasonably be expected to be subject, 
to flooding, erosions, land slip or avalanche"; 

o the Geotechnical Report prepared by Tegbir S. Bajwa, P. Eng. of Able Geotechnical 
Ltd. states that "Able and its employees accept no responsibility to another party 
for loss or liability incurred as a result of use of this report" suggesting that even if 
the recommendations in the report may create a condition for new homes to 
feasibly be constructed, the geotechnical engineer accepts no liability;

o the proposed measures for building the homes on the steep slope represent a 
harsh engineering approach to mitigating risk and would result in significant tree 
removal and necessitate severe grading.

o the Approving Officer is of the opinion that the proposed subdivision is contrary 
to the objectives of the DP2 Hazard Lands policies in the OCP;

o all of the new homes will be constructed on or below the ridge within the steep 
slope areas; and

o the proposed subdivision would unreasonably increase risk by intensifying the 
number of lots, structures and persons who could be subject to land slip. 

 The Planning & Development Department recommends that this application be referred to 
the Approving Officer to ensure the proposal reasonably limits the hazardous condition of the 
proposed new lots. This would require a reduction in the number of lots from what is 
currently proposed.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Proposed Subdivision Layout 
Appendix II. Summary of Tree Survey, Tree Preservation and Tree Plans
Appendix III. Aerial Image with Contours
Appendix IV. Pictometry Image of Subject Site

approved by Shawn Low

Ron Gill
Acting General Manager
Planning and Development

KS/cb
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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: TBD 
Address:  13552 - 56 Avenue 
Registered Arborist:  Elvis Truong, PN-9567A 

 
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) 

97 

Protected Trees to be Removed 36 
Protected Trees to be Retained 
(excluding trees within proposed open space or riparian areas) 

61 

Total Replacement Trees Required:  
 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
2 X one (1) = 2 

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
34 X two (2) = 68 

70 

Replacement Trees Proposed 15 
Replacement Trees in Deficit 55 
Protected Trees to be Retained in Proposed [Open Space / Riparian Areas] NA 

 
Off-Site Trees Number of Trees 

Protected Off-Site Trees to be Removed 13 
Total Replacement Trees Required:  
 

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio 
4 X one (1) = 4 

 
 

- All other Trees Requiring 2 to 1 Replacement Ratio 
9 X two (2) = 18 

22 

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:  June 26, 2024 
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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 

Table 1: Summary of Tree Preservation by Tree Species: 
 

Tree Species Existing Remove Retain 

Alder and Cottonwood Trees 

Alder/Cottonwood 14 2 12 
Deciduous Trees 

(excluding Alder and Cottonwood Trees) 
Apple 1 0 1 
Beech 1 0 1 
Birch, Paper 6 2 4 
Cherry, Bitter 1 0 1 
Maple, Bigleaf 39 19 20 
Maple, Japanese 1 1 0 
Magnolia sp. 1 1 0 
Locust, Black 4 1 3 
Japanese Snowbell 1 0 1 

Coniferous Trees 

Cedar, Western Red 4 0 4 
Falsecypress 2 2 0 
Douglas-fir 21 8 13 
Larch, European 1 0 1 

Total (Not including Alder and Cottonwood) 
83 34 49 

Additional Trees in the proposed 
Open Space / Riparian Area 

NA NA NA 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 15 

Total Retained and Replacement 
Trees 76 

 
*TOTALS DO NOT INCLUDE OFFSITE TREES 
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City of Surrey 
ADDITIONAL PLANNING COMMENTS 

                Application No.:  7914-0147-00 
7914-0147-01 
7914-0147-02 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Rezoning from R4 to CD (based on R4) 

• Development Variance Permit 

to facilitate alignment with the updated Zoning Bylaw 
in order to allow subdivision into 5 residential lots. 

LOCATION: 14499 – 59 Avenue 

14500 – 59 Avenue  

ZONING: R4 

OCP DESIGNATION: Urban  

NCP DESIGNATION: Single Family Residential Flex  

(6 – 14.5 upa) 
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RECOMMENDATION SUMMARY 
 

• Council file Development Variance Permit Nos. 7914-0147-00 and 7914-0147-01. 
 

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

 

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

• To reduce the minimum lot area and lot width of the Small Lot Residential Zone (R4) in the 
proposed CD zone; and  
 

• To vary the minimum rear yard setback and the garage/parking configuration of the Small Lot 
Residential Zone (R4) Zone.  

 
 
RATIONALE OF RECOMMENDATION 
 

• Prior to the Small-Scale Multi-Unit Housing (SSMUH) related Zoning Bylaw updates, 
Development Application No. 7914-0147-00 was introduced on March 7, 2022, with an 
additional Development Variance Permit No. 7914-0147-01 introduced on April 11, 2022. The 
application proposed a Development Permit for Sensitive Ecosystems and Development 
Variance Permits to the minimum lot width, setbacks and parking configuration in order to 
facilitate the subdivision of 2 lots into 5. Council supported the application and a Preliminary 
Layout Approval (PLA) was issued on April 27, 2022. 
 

• Due to changes to the minimum subdivision regulations as a result of new SSMUH related 
zoning, the application no longer complies with the existing zoning. The proposed CD zone 
and accompanying variances under the subject application will align the proposal with the 
updated Zoning Bylaw in order to allow the 5 lot subdivision to proceed as intended.  

 

• There is no change to the previously approved 5 lot proposal. The subject application is a 
house-keeping measure to align with the recent Zoning Bylaw update.   
 

• 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, as 
amended 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.  
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council file Development Variance Permit Nos. 7914-0147-00 and 7914-0147-01. 
 
2. Council endorse the Public Notification to proceed for a By-law to rezone the subject site 

from "Small Lot Residential Zone (R4)" to "Comprehensive Development Zone (CD) 
(based on R4)". 
 

3. Council approve Development Variance Permit No. 7914-0147-02 (Appendix II) varying the 
following, to proceed to Public Notification:  
 
(a) to reduce the minimum rear yard setback for a principal building in the R4 Zone 

from 7.5 metres to 6.0 metres for proposed Lots 1, 2 and 4 and from 7.5 metres to 
5.5 metres for proposed Lot 3; and 
 

(b) to vary the R4 Zone to allow a double garage that can accommodate two vehicles 
parked side by side accessed from the front yard on a lot that is less than 13.4 
metres wide, on proposed Lots 2 to 5.  
 

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) all conditions of approval outlined in the Additional Planning Comments Report 

No. 7914-0147-00 and 7914-0147-01, dated April 11, 2022 (Appendix II); and 
 
(c) approval from the Ministry of Transportation & Infrastructure. 

 
 
  



Staff Report to Council 
 
Application No.: 7914-0147-00 

Planning & Development Report 
 

Page 4 

 
ADDITIONAL PLANNING COMMENTS 
 
Application Background 
 

• The application was initially introduced to Council on March 7, 2022, proposing 
Development Permit No. 7914-0147-00 for Sensitive Ecosystems and Development Variance 
Permit No. 7914-0147-00 to reduce the minimum rear yard setback and an additional 
Development Variance Permit No. 7914-0147-01 was introduced on April 11, 2022 to reduce the 
minimum lot width and parking configuration. The proposal, which utilized the existing 
zoning to facilitate a 5 lot subdivision, was supported by Council and a Preliminary Layout 
Approval (PLA) was subsequently issued on April 27, 2022.  

 
SSMUH Zoning Bylaw Update 
 

• In November 2023, the Provincial Government introduced legislation under Bill 44, which 
included Small-Scale Multi-Unit Housing ("SSMUH") requirements intended to facilitate 
additional housing supply and affordability in British Columbia communities. 
 

• On June 10, 2024, Council endorsed Corporate Report No. R0109; 2024, titled "Small-Scale 
Multi-Unit Housing: Zoning By-law Amendments Related to Provincial Housing Legislation".  
These amendments to Surrey Zoning By-law, 1993, No. 12000 (the "Zoning By-law") align with 
provincial housing legislation by replacing 14 single-family zones, one semi-detached zone, 
four gross density zones, and one duplex zone with nine new SSMUH zones.  

 

• The new SSMUH Zoning By-law amendments adopted on July 8, 2024 impacted about 
150 single-family and duplex development applications at Third Reading.  Applications that 
received Final Adoption prior to July 8, 2024, or that are proposed to be rezoned from an old 
single-family or duplex zone to a non-SSMUH zone are not impacted.  The impacted in-
stream bylaws will need to be filed and closed, and new bylaw replacements and associated 
development variance permits introduced to align with the new SSMUH zones.  

 

• In order to streamline this administrative requirement, staff have been bringing forward 
these bylaws for Council’s consideration in batches; more specifically, these batch 
amendments simply update the reference to the new zone. 

 

• However, there are a small number of in-stream applications which no longer comply with 
the minimum subdivision regulations of the SSMUH zone and therefore require an 
amendment beyond referencing the new SSMUH zone. In this case, Development 
Application No. 7914-0147-00 proposed to utilize the Single Family Residential Zone (RF-12) 
which previously regulated the subject properties. When the SSMUH Zoning By-law 
amendments were adopted on July 8, 2024, the subject properties were rezoned from RF-12 to 
the Small Lot Residential Zone (R4) which contains minimum subdivision regulations that 
are slightly different. As a result, proposed Lot 1 does not comply with the minimum lot area 
of the R4 zone; in order to address this discrepancy, staff are bringing forward a 
Comprehensive Development Zone (CD) based on R4.  
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Proposed CD Zone and Development Variance Permit 
 

• The applicant is proposing a "Comprehensive Development Zone (CD)" to accommodate the 
area of proposed Lot 1 and incorporate the reduced lot widths supported under Development 
Variance Permit No. 7914-0147-01. The CD By-law utilizes the provisions of the "Small Lot 
Residential Zone (R4)", with the following revisions: 
 

o Subdivision, Permitted Lot Size Reductions 

▪ Reduce the minimum lot area of an Interior Lot from 336 square metres to 
315 square metres; and 

▪ Reduce the minimum lot width of a Type II Lot from 13.4 metres to 9 
metres. 

 

• Development Variance Permit No. 7914-0147-02 is proposed to incorporate the following 
variances, which were previously supported under Development Variance Permit No. 7914-
0147-00 and 7914-0147-01: 

 
o reduce the minimum rear yard setback for a principal building in the R4 Zone 

from 7.5 metres to 6.0 metres for proposed Lots 1, 2 and 4 and from 7.5 metres to 
5.5 metres for proposed Lot 3; and 
 

o vary the R4 Zone to allow a double garage that can accommodate two vehicles 
parked side by side accessed from the front yard on a lot that is less than 13.4 
metres wide, on proposed Lots 2 to5.  

 
 

INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan 
Appendix II. Development Variance Permit No. 7914-0147-02 
Appendix III. Additional Planning Comments Report No. 7914-0147-00/7914-0147-01, dated 

April 11, 2022 (included within as Appendix II is the Initial Planning Report No. 
7914-0147-00, dated March 7, 2022). 

 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
SA/cb
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7914-0147-02 
Issued To:  
 
Address of Owner:  
 
   
Issued To:  
 
Address of Owner:  
 
 (collectively referred to as the "Owner") 
 
 
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: 028-880-137 

Lot 4 Section 10 Township 2 New Westminster District Plan BCP50999 
 

14499 – 59 Avenue 
 

Parcel Identifier: 029-039-240 
Lot 2 Section 10 Township 2 New Westminster District Plan EPP27795 

 
14500 – 59 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(s) has/have been issued, as 
follows: 

 
Parcel Identifier:   

____________________________________________________________ 
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(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic
address(es) for the Land, as follows:

_____________________________________________________________

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

(a) In Section F.1 of Part 16, Small Lot Residential Zone (R4) – to reduce the minimum 
rear yard setback of a single family dwelling from 7.5 metres to 6.0 metres for Lots 
1, 2 and 4, and from 7.5 metres to 5.5 metres for Lot 3.

(b) In Section H.4 of Part 16, Small Lot Residential Zone (R4) – to allow a double 
garage that can accommodate two cars parked side by side where a lot is less than 
13.4 metres in width and accessed from the front yard for Lots 2 to 5.

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, THE DAY OF     , 20    . 

ISSUED THIS          DAY OF              , 20    . 

 ______________________________________  
Mayor – Brenda Locke 

 ______________________________________  
City Clerk and 
Director Legislative Services 
Jennifer Ficocelli 



Section H.4 of Part 16 –
to allow a double garage
that can accommodate
two cars parked side by
side for Lots 2 to 5.

In Section F.1 of Part 16 – to
reduce the minimum rear yard
setback of a single family dwelling
from 7.5 metres to 6.0 metres for
Lots 1, 2 and 4, and from 7.5
metres to 5.5 metres for Lot 3

Schedule A



City of Surrey 
ADDITIONAL PLANNING COMMENTS 

Application No.:  7914-0147-00 
7914-0147-01 

Planning Report Date: April 11, 2022 

PROPOSAL: 

• Development Variance Permit

To allow subdivision into 5 single family lots.

LOCATION: 14499 - 59 Avenue 
14500 - 59 Avenue 

ZONING: RF-12  

OCP DESIGNATION: Urban 

NCP DESIGNATION: Single Family Residential Flex (6 – 
14.5  upa) 

Appendix III
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RECOMMENDATION SUMMARY 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing to reduce the minimum lot width requirement of the "Single Family Residential (12) 

Zone (RF-12)" for proposed Lots 2 to 5. 
 

• Proposing to vary the parking configuration of the "Single Family Residential (12) Zone 
(RF-12)" for proposed Lots 2 to 5. 

 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the ‘Urban’ designation in the Official Community Plan (OCP) 

and the ‘Single Family Residential Flex (6 – 14.5 upa)’ designation in the South Newton 
Neighbourhood Concept Plan (NCP). 
 

• The proposed density and building form are appropriate for this part of South Newton. 
 

• Proposed Lots 1 to 5 are irregularly shaped with narrow lot frontages situated along an existing 
cul-de-sac bulb. Proposed Lots 2 to 5 meet the minimum depth required of a RF-12 Type II 
Interior Lot and are considerably larger than the minimum lot area required of a RF-12 Type II 
Interior Lot.  

 
• The proposed variance to allow front-accessed garages facing the 59 Avenue cul-de-sac bulb 

that can accommodate two vehicles parked side by side will result in a more optimal off-street 
parking layout. Double garages that can accommodate two vehicles parked side by side offer a 
more desirable parking option for single family small lots as they result in four (4) off-street 
parking spaces which can help reduce the volume of cars parking on the street. A limited 
number of on-street parking spaces are achievable around cul-de-sac bulbs due to the narrow 
spacing between driveways. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council approve Development Variance Permit No. 7914-0147-01 (Appendix I) varying the 

following, to proceed to Public Notification: 
 

(a) to reduce the minimum lot width of the "Single Family Residential (12) Zone 
(RF-12)" for a Type II Interior Lot from 13.4 metres to 9.7 metres for proposed Lot 2, 
13.4 metres to 11.6 metres for proposed Lot 3, 13.4 metres to 10.6 metres for 
proposed Lot 4, and 13.4 metres to 11.2 metres for proposed Lot 5; and 

 
(b) to allow a double garage that can accommodate two vehicles parked side by side 

accessed from the front yard on a Single Family Residential (12) Zone (RF-12) Type 
II interior lot, that is less than 13.4 metres wide, on proposed Lots 2 to 5. 

 
2. Council instruct staff to resolve the following issues prior to final approval: 
 

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

to the satisfaction of the City Landscape Architect; and 
 

(d) submission of a finalized Ecosystem Development Plan to the satisfaction of City 
staff. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use NCP Designation Existing Zone 
 

Subject Site 14499 – 59 Avenue: 
Single Family 
Residential 
14500 – 59 Avenue: 
Vacant Lot 

Single Family 
Residential Flex (6-
14.5 upa) 

RF-12 

North & East: 
 

Single Family 
Residential 

Single Family 
Residential Flex (6-
14.5 upa) 

RF-12 

South & West: 
 

City Park Creeks and 
Riparian Set Backs 

RF-12 
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Context & Background  
 
• The subject site is comprised of two properties, 14499 and 14500 – 59 Avenue, located at the 

end of an existing cul-de-sac bulb west of 145A Street in Newton. The properties are 
designated "Urban" in the Official Community Plan (OCP) and "Single Family Residential Flex 
(6-14.5 upa)" in the South Newton Neighbourhood Concept Plan (NCP) and are zoned "Single 
Family Residential (12) Zone (RF-12)".  
 

• 14499 – 59 Avenue was created under Development Application No. 7908-0091-00, which 
received final adoption at the May 28, 2012, Regular Council – Land Use meeting. The 
application rezoned the site to RF-12 Zone, and a no-build covenant was registered on title for 
a portion of the lot for future consolidation with 14500 – 59 Avenue. There is an existing single 
family dwelling on this property that is proposed to be retained (on Lot 5) as part of this new 
development application. 

 
• 14500 – 59 Avenue was created under Development Application No. 7911-0044-00, which 

received final adoption at the March 11, 2013, Regular Council – Land Use meeting. As part of 
the application, the site was rezoned to RF-12 Zone and a no-build covenant was registered on 
title until the lot could be further subdivided. 

 
• A Class B (yellow-coded) watercourse, Sullivan Heights Creek, borders the property along the 

west and south property lines. This watercourse requires a 15 metre setback from the top of 
bank in accordance with Part 7A Section B.1 of Zoning By-law No. 12000. As part of 
Development Application Nos. 7908-0091 and 7911-0044-00, the full 15 m setback on the east 
side of the creek area was conveyed to the City for riparian protection. 

 
• The subject site was included in an area of private land and public parkland where 

unauthorized tree removal occurred in the summer of 2012. All requirements by the City as a 
result of this violation have now been addressed, with the exception of outstanding 
replacement trees to be planted on the subject site. This will be finalized as part of this 
development application.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing to subdivide the subject site into 5 single family lots under the 

current "Single Family Residential (12) Zone". 
 

• The existing dwelling at 14999 – 59 Avenue is proposed to be retained as part of this 
application on proposed Lot 5 at the north-west part of the cul-de-sac. 

 
• The applicant is proposing a Development Permit for Sensitive Ecosystems (Streamside Area) 

and has submitted an Ecosystem Development Plan in accordance with the requirements 
outlined in the OCP. The Development Permit for Sensitive Ecosystems was discussed in a 
previous report to Council (Appendix II) 

 
• The applicant is also proposing a Development Variance Permit to reduce the minimum lot 

width for proposed Lots 2 to 5, and to vary the parking configuration for proposed Lots 2 to 5. 
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 Proposed 
Lot Area 

Site Area: 0.1885 hectares 
Number of Lots: 5 
Unit Density: 26.5 units per hectare 
Range of Lot Sizes 320 square metres to 473 square metres 
Range of Lot Widths 9.7 metres to 16.3 metres 
Range of Lot Depths 23 metres to 32 metres 

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

variance. 
 

 
POLICY & BY-LAW CONSIDERATIONS 
 
Zoning By-law  
 
Lot Width, Setback and Parking Variances 
 
• The applicant is requesting the following variances: 
 

o to reduce the minimum lot width of the "Single Family Residential (12) Zone (RF-12)" 
for a Type II Interior Lot from 13.4 metres to 9.7 metres for proposed Lot 2, 13.4 metres 
to 11.6 metres for proposed Lot 3, 13.4 metres to 10.6 metres for proposed Lot 4, and 
13.4 metres to 11.2 metres for proposed Lot 5; and 
 

o to allow a double garage that can accommodate two vehicles parked side by side 
accessed from the front yard on a Single Family Residential (12) Zone (RF-12) Type II 
interior lot, that is less than 13.4 metres wide, on proposed Lots 2 to 5. 

 
• Proposed Lots 1 to 5 will be pie shaped with narrow lot frontages situated along an existing 

cul-de-sac bulb. 
 

• The Zoning By-law No. 12000 specifies that lot width for a lot of an irregular shape shall be 
determined by a straight line 7.5 metres from and parallel to the frontage of the lot. By this 
definition, A Development Variance Permit is needed to reduce the minimum lot width 
requirement of the RF-12 Zone for proposed Lots 2 to 5.  

 
• Proposed Lots 2 to 5 meet the minimum depth required of a RF-12 Type II Interior Lot and are 

considerably larger than the minimum lot area required of a RF-12 Type II Interior Lot.  
 
• The RF-12 Zone prohibits double garages that can accommodate two vehicles parked side by 

side that are accessed from the front yard on lots that are less than 13.4 metres wide.  
 

• Allowing a double garage on proposed Lots 2 to 5 will have minimal impact to the 
neighbourhood and will be similar to the other single family dwellings in the area.  
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• All existing single-family dwellings fronting this portion of 59 Avenue have double garages.  

 
• The applicant has provided building envelope analyses that show single family dwellings can 

be accommodate on the proposed lots meeting front yard and side yard building setbacks 
under the RF-12 Zone.  

 
• Access to a double garage on proposed Lots 2 to 4 from the rear of the property is not 

achievable given the location of a Class B watercourse, Sullivan Creek, and a city owned park 
lot along the proposed rear property lines. 

 
• The proposed variance to allow front-accessed garages facing the 59 Avenue cul-de-sac bulb 

that can accommodate two vehicles parked side by side will result in an optimal off-street 
parking layout. Double garages that can accommodate two vehicles parked side by side offer a 
more desirable parking option for single family small lots as they result in four (4) off-street 
parking spaces which can help reduce the volume of cars parking on the street. A limited 
number of on-street parking spaces are achievable around cul-de-sac bulbs. 

 
• Staff support the requested variances to proceed for consideration. 
 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Development Variance Permit No. 7914-0147-01 
Appendix II. Initial Planning Report No. 7914-0147-00, dated March 7, 2022 
 
 
    approved by Shawn Low 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
SR/cm



 

 

CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7914-0147-01 
 
Issued To:  
 
Address of Owner:  
  
 
 
Issued To:  
 
Address of Owner:  
  
 
 (collectively referred to as the "Owner") 
 
 
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:  028-880-137 

Lot 4 Section 10 Township 2 New Westminster District Plan BCP50999 
 

14499 - 59 Avenue 
 

Parcel Identifier:  029-039-240 
Lot 2 Section 10 Township 2 New Westminster District Plan EPP27795 

 
14500 - 59 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(s) has/have been issued, as 
follows: 
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Parcel Identifier:   
____________________________________________________________ 

 
 

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

 
_____________________________________________________________ 

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

(a) Section K Subdivision of Part 17A “Single Family Residential (12) Zone (RF-12)” is 
varied to reduce the minimum lot width of a Type II Interior Lot from 13.4 metres 
to 9.7 metres for proposed Lot 2, 13.4 metres to 11.6 metres for proposed Lot 3, 
13.4 metres to 10.6 metres for proposed Lot 4, and 13.4 metres to 11.2 metres for 
proposed Lot 5; and 
 

(b) Section H.3 Off-Street Parking of Part 17A “Single Family Residential (12) Zone 
(RF-12)” is varied to allow a double garage that can accommodate two cars parked 
side by side on a Type II Interior Lot that is less than 13.4 metres wide that is 
accessed from the front yard for proposed Lots 2 to 5.  

 
 
5. This development variance permit applies to only that 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 unless the subdivision, as conceptually 

shown on Schedule A which is attached hereto and forms part of this development 
variance permit, is registered in the New Westminster Land Title Office within three 
(3) 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.  
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9. This development variance permit is not a building permit. 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
 
   ______________________________________  
  Mayor – Doug McCallum 
 
 
   ______________________________________  
  City Clerk – Jennifer Ficocelli 
 



Development Application No.
7914-0147-01:
to reduce the minimum lot width of a Type
II Interior Lot of the “Single Family
Residential (12) Zone (RF-12)” from 13.4
metres to 9.7 metres for proposed Lot 2,
13.4 metres to 11.6 metres for proposed
Lot 3, 13.4 metres to 10.6 metres for
proposed Lot 4, and 13.4 metres to 11.2
metres for proposed Lot 5;

Schedule A



Schedule A

Development Application  
No. 7914-0147-01:
to vary the parking 
arrangement of the “Single 
Family Residential (12) Zone 
(RF-12)” to allow a double 
garage that can 
accommodate two cars 
parked side by side on a Type 
II Interior Lot that is less than 
13.4 metres wide that is 
accessed from the front yard 
for proposed Lots 2 to 5.
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

                Application No.:  7914-0147-00                  
Planning Report Date:  March 7, 2022 

PROPOSAL: 

• Development Permit 
• Development Variance Permit 

to allow subdivision into 5 single family lots. 

LOCATION: 14499 - 59 Avenue 
14500 - 59 Avenue 

ZONING: RF-12  

OCP DESIGNATION:  Urban  

NCP DESIGNATION: Single Family Residential Flex (6 – 
14.5 upa) 
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RECOMMENDATION SUMMARY 
 
• Approval to draft Development Permit for Sensitive Ecosystems. 
 
• Approval for Development Variance Permit to proceed to Public Notification. 
 
 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 
• Proposing to reduce the minimum rear yard setback requirement of the ‘Single Family 

Residential (12) Zone (RF-12)’ for proposed Lots 1 to 4.  
 
 
RATIONALE OF RECOMMENDATION 
 
• The proposal complies with the ‘Urban’ designation in the Official Community Plan (OCP) 

and the ‘Single Family Residential Flex (6 – 14.5 upa)’ designation in the South Newton 
Neighbourhood Concept Plan (NCP). 

 
• The proposed density and building form are appropriate for this part of South Newton. 
 
• The proposal complies with the Development Permit requirements in the OCP for Sensitive 

Ecosystems (Streamside Areas). 
  
• Applying the building setback requirements of Zoning By-law No. 12000 will not allow for 

standard sized single-family dwellings to be constructed on proposed Lots 1 to 4. The irregular 
shape and depth of these lots does not allow for a functional building footprint. The reduction 
to the rear yard setback will allow the applicant to design more functional floor plans, while 
achieving a design that is in keeping with newer houses constructed in this area of South 
Newton.  

 
• The proposed setbacks will have minimal visual impact from neighbouring properties and 

provide a functional rear yard area.  
 

• A Class B (yellow-coded) watercourse, Sullivan Heights Creek, borders the property along the 
west and south property lines. The proposed variance will not encroach into the 15 metres 
streamside setback requirements from the top of bank. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council authorize staff to draft Development Permit No. 7914-0147-00 for Sensitive 

Ecosystems (Streamside Areas) generally in accordance with the Ecosystem Development 
Plan prepared by Binpal Engineering Ltd. and dated January 5, 2021.  

 
2. Council approve Development Variance Permit No. 7914-0147-00 (Appendix IV) varying 

the following, to proceed to Public Notification, to reduce the minimum rear yard setback 
of a principal building of the “Single Family Residential (12) Zone (RF-12)" from 7.5 metres 
to 6.0 metres for proposed Lots 1, 2 and 4, and from 7.5 metres to 5.5 metres for proposed 
Lot 3. 

 
3. Council instruct staff to resolve the following issues prior to final approval: 
 

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

to the satisfaction of the City Landscape Architect; and 
 

(d) submission of a finalized Ecosystem Development Plan to the satisfaction of City 
staff. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use NCP Designation Existing Zone 
 

Subject Site 14499 – 59 Avenue: 
Single Family 
Residential 
14500 – 59 Avenue: 
Vacant Lot 

Single Family 
Residential Flex (6-
14.5 upa) 

RF-12 

North & East: 
 

Single Family 
Residential 

Single Family 
Residential Flex (6-
14.5 upa) 

RF-12 

South & West: 
 

City Park Creeks and 
Riparian Set Backs 

RF-12 
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Context & Background  
 
• The subject site is comprised of two properties, 14499 and 14500 – 59 Avenue, located at the 

end of an existing cul-de-sac bulb west of 145A Street in Newton. The properties are 
designated "Urban" in the Official Community Plan (OCP) and "Single Family Residential Flex 
(6-14.5 upa)" in the South Newton Neighbourhood Concept Plan (NCP) and are zoned "Single 
Family Residential (12) Zone (RF-12)".  
 

• 14499 – 59 Avenue was created under Development Application No. 7908-0091-00, which 
received final adoption at the May 28, 2012, Regular Council – Land Use meeting. The 
application rezoned the site to RF-12 Zone, and a no-build covenant was registered on title for 
a portion of the lot for future consolidation with 14500 – 59 Avenue. There is an existing single 
family dwelling on this property that is proposed to be retained as part of this new 
development application. 

 
• 14500 – 59 Avenue was created under Development Application No. 7911-0044-00, which 

received final adoption at the March 11, 2013, Regular Council – Land Use meeting. As part of 
the application, the site was rezoned to RF-12 Zone and a no-build covenant was registered on 
title until the lot could be further subdivided. 

 
• A Class B (yellow-coded) watercourse, Sullivan Heights Creek, borders the property along the 

west and south property lines. This watercourse requires a 15 metre setback from the top of 
bank in accordance with Part 7A Section B.1 of Zoning By-law No. 12000. As part of 
Development Application Nos. 7908-0091 and 7911-0044-00, the full 15 m setback on the east 
side of the creek area was conveyed to the City for riparian protection. 

 
• The subject site was included in an area of private land and public parkland where 

unauthorized tree removal occurred in the summer of 2012. All requirements by the City as a 
result of this violation have now been addressed, with the exception of outstanding 
replacement trees to be planted on the subject site. This will be finalized as part of this 
development application.  

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 
• The applicant is proposing to subdivide the subject site into 5 single family lots under the 

current "Single Family Residential (12) Zone". 
 

• The existing dwelling at 14999 – 59 Avenue is proposed to be retained as part of this 
application on proposed Lot 5 at the north-west part of the cul-de-sac. 

 
• The applicant is proposing a Development Permit for Sensitive Ecosystems (Streamside Area) 

and has submitted an Ecosystem Development Plan in accordance with the requirements 
outlined in the OCP. 

 
• The applicant is also proposing a Development Variance Permit to reduce the minimum rear 

yard setbacks for proposed Lots 1 to 4. 
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 Proposed 
Lot Area 

Site Area: 0.1885 hectares 
Number of Lots: 5 
Unit Density: 26.5 units per hectare 
Range of Lot Sizes 320 square metres to 473 square metres 
Range of Lot Widths 13.4 metres to 14.3 metres 
Range of Lot Depths 22 metres to 32 metres 

 
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 supports the application. The applicant is required to pay an 
NCP amenity contribution on a per unit basis as per the South 
Newton Neighbourhood Concept Plan (NCP) and 5% cash-in-lieu 
of parkland.  

 
 
Parkland and/or Natural Area Considerations 
 
• There is a Class B (yellow-coded) watercourse located on a City owned green belt which runs 

parallel to the south and west property lines of the subject property.  
 
Sustainability Considerations 
 
• The applicant has met all of the typical sustainable development criteria, as indicated in the 

Sustainable Development Checklist. 
 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 
• The proposal complies with the site’s "General Urban" designation in the Regional Growth 

Strategy (RGS).   
 
Official Community Plan 
 
Land Use Designation 
 
• The proposal complies with the site’s "Urban" designation in the Official Community Plan 

(OCP).   
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Themes/Policies 
 
• A3.2 – Encourage the development of remaining vacant lands in urban neighbourhoods to 

utilize existing infrastructure and amenities and to enhance existing neighbourhood character 
and viability. 

 
(The proposed development will complete the residential block along 59 Avenue in South 
Newton.) 

 
• A3.5- Support infill development that is appropriate in scale and density to its neighbourhood 

context and that uses compatible design to reinforce neighbourhood character. 
 

(The proposed development has been designed to be in keeping with the established 
neighbourhood character.) 

 
Secondary Plans 
 
Land Use Designation 
 
• The proposal complies with the site’s designation of "Single Family Residential Flex (6-14.5 

upa)" in the South Newton Neighbourhood Concept Plan (NCP).  
 
Zoning By-law  
 
Setback Variance 
 
• The applicant is requesting the following variances: 
 

o to reduce the minimum rear yard setback of a principal building of the "Single Family 
Residential (12) Zone (RF-12)" from 7.5 metres to 6.0 metres for proposed Lots 1, 2 and 
4, and from 7.5 metres to 5.5 metres for proposed Lot 3. 
 

• Proposed Lots 1 to 4 will be pie shaped with narrow lot frontages situated along a cul-de-sac 
bulb. Applying the building setback requirements of Zoning By-law No. 12000 will not allow 
for a standard sized single family dwelling to be constructed on the lot.  
 

• The irregular shape and depth of the lots does not allow for a functional building footprint. 
The reduction to the rear yard setback will allow the applicant to design more functional floor 
plans, while achieving a design that is in keeping with other houses recently constructed in 
the area.  

 
• The proposed setbacks will have minimal visual impact to neighbouring properties and 

provide a functional rear yard area.  
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• A Class B watercourse, Sullivan Heights Creek, borders the property along the west and south 

property lines. This watercourse requires a 15 metre setback from the top of bank in 
accordance with Part 7A Section B.1 of Zoning By-law No. 12000. As part of Development 
Application Nos. 7908-0091 and 7911-0044-00, the full 15 m setback on the east side of the 
creek area was conveyed to the City for riparian protection. The proposed variance to the rear 
yard setback will not encroach into the streamside setback area.  

 
• The RF-12 Zone requires a minimum rear yard setback for a principal building of 7.5 metres, 

which may be reduced to 6.0 metres for a maximum 50% of the width of the rear of the 
principal building for Type II lots. The proposal is to reduce the minimum rear yard setback of 
7.5 metres to 6.0 metres for the entire width of the principal building for proposed Lots 1, 2, 
and 4, and to 5.5 metres for Lot 3.  

 
• Staff support the requested variances to proceed for consideration. 
 
Lot Grading and Building Scheme 
 
• Building Design Guidelines were developed, based on a character study of the surrounding 

homes, as part of Development Application No. 7908-0091-00, which created 
14499 - 59 Avenue. The Building Design Guidelines will remain unchanged and will be 
registered on the title of proposed Lots 1 to 4.  

 
• A preliminary lot grading plan, submitted by Coastland Engineering and Surveying Ltd. and 

dated July 2017, has been reviewed by staff and found to be generally acceptable. The 
applicant does propose in-ground basements. The feasibility of in-ground basements will be 
confirmed once the City’s Engineering Department has reviewed and accepted the applicant’s 
final engineering drawings. 

 
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.  
 

• The proposed development will be subject to the Tier 1 Capital Plan Project CACs. The 
contribution will be payable at the rate applicable at the time of Final Subdivision Approval 
($4,000 per unit (2022 rate)).  

 
• The proposed development will not be subject to the Tier 2 Capital Plan Project CACs as the 

proposal complies with the permitted densities in the sites NCP and OCP designations. 
 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on November 5, 2020, and the Development Proposal Signs 

were installed on November 17, 2020. Staff received one email correspondence from an area 
resident seeking clarification on the proposed variances, and one phone call from an area 
resident expressing concern with the proposal (staff comments in italics): 
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o One resident expressed concern with the impact the proposal may have on on-street 

parking in the area. 
 

(The proposed development will be required to provide a minimum of 3 off-street 
parking spaces, 2 of which may be located in the driveway, for each proposed single 
family dwelling, as per Section H.2 of Part 17 A ‘Single Family Residential (12) Zone 
(RF-12)’ of the Zoning By-law No. 12000.)  

 
 
DEVELOPMENT PERMITS 
 
Sensitive Ecosystems (Streamside Areas) Development Permit Requirement 
 
• The subject property falls within the Sensitive Ecosystems Development Permit Area (DPA) 

for Streamside Areas in the OCP, given the location of an existing Class B  (yellow-coded) 
watercourse which flows north. The Sensitive Ecosystems (Streamside Areas) Development 
Permit is required to protect aquatic and terrestrial ecosystems associated with streams from 
the impacts of development. 
 

• In accordance with Part 7A Streamside Protection setbacks of the Zoning By-law, a Class B 
(yellow-coded) watercourse requires a minimum streamside setback of 15 metres, as measured 
from the top of bank. The proposed setbacks comply with the requirements outlined in the 
Zoning By-law.  

 
• The 15 metre setback that is required from the top of bank of Sullivan Heights Creek extends 

to the site’s western and southern property lines. As these property lines are not proposed to 
change, no additional setback is required within the subject site. The riparian area was 
previously conveyed to the City as a lot for conservation purposes as a condition of rezoning 
approval for Development Application No. 7911-0044-00.  

 
• An Ecosystem Development Plan (EDP), prepared by Libor Michalak R.P. Bio., of Keystone 

Environmental Ltd. and dated January 5, 2021, was reviewed by staff, and found to be generally 
acceptable. This report was peer reviewed by Ryan Preston, P. Ag., of BlueLines 
Environmental Ltd., and found that the setback requirements of Part 7A of the Zoning By-law 
No. 12000 were determined accurately, and that the report was found to be acceptable. The 
report and peer review will be incorporated into the Development Permit.  

 
• A Riparian Area Protection Regulation (RAPR) report, prepared by Ryan Preston of BlueLines 

Environmental Ltd., has been reviewed by the Province and found to meet the provisions of 
the RAPR. The report submitted provides confirmation that the proposed setback exceeds the 
10 m RAPR SPEA setback for Sullivan Heights Creek. The City’s Part 7A Streamside Setbacks 
exceeds RAPR setbacks on the subject site.  

 
• The proposed development is sited in accordance with RAPR and Part 7A Streamside 

Setbacks.  
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TREES 
 
• Richard Lange, ISA Certified Arborist of Tree MD Consulting, 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 3 3 0 
Deciduous Trees  

(excluding Alder and Cottonwood Trees) 
Bigleaf Maple 3 3 0 

Total (excluding Alder and 
Cottonwood Trees)  3 3 0 

 
Total Replacement Trees Proposed 
(excluding Boulevard Street Trees) 14 

Total Retained and Replacement Trees 14 

Contribution to the Green City Program  N/A 

 
• The Arborist Assessment states that there are a total of 3 protected trees on the site, excluding 

Alder and Cottonwood trees. 3 existing trees, approximately 50% of the total trees on the site, 
are Alder trees. It was determined that no 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 9 replacement trees on the site.  The applicant is proposing 14 
replacement trees, meeting City requirements.   
 

• In summary, a total of 14 trees are proposed to be retained or replaced on the site and as the 
applicant is meeting City requirements related to replacement trees, contribution to the 
Green City Fund is not required.  
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Subdivision Layout   
Appendix II. Engineering Summary  
Appendix III. Summary of Tree Survey and Tree Preservation 
Appendix IV. Development Variance Permit No. 7914-0147-00 
 
 
 
 
 
    Jeff Arason 
    Acting General Manager 
    Planning and Development 
 
SR/cm
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Surrey Project No:

Number of Trees

Number of Trees

Summary, report and plan prepared and submitted by:

(Signature of Arborist) Date

Replacement Trees in Deficit

Protected Off-Site Trees to be Removed

Replacement Trees Proposed

Total Replacement Trees Required:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

X one (1) = 

- All other Trees Requiring 2 to 1 Replacement Ratio

X two (2) = 

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:

- Alder & Cottonwood Trees Requiring 1 to 1 Replacement Ratio

X one (1) = 

- All other Trees Requiring 2 to 1 Replacement Ratio

X two (2) = 

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:

Address:

Off-Site Trees

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

Replacement Trees in Deficit

C:\Users\RME\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\31FUREYU\Tree Preservation Summary (2)

3

3

0

November 30, 2021

6

6

0

14

0

0

0

14500 59 Avenue, Surrey

Richard Lange - Tree MD Consulting

9
3

6

0

0

0

0

0

0
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7914-0147-00 
 
Issued To: 0749813 BC Ltd 
 
 (the "Owner") 
 
Address of Owner: #433 – 7231 – 120th Street 
 Delta, BC  V4C 6P5 
 
 
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:  028-880-137 

Lot 4 Section 10 Township 2 New Westminster District Plan BCP50999 
 

14499 - 59 Avenue 
 

Parcel Identifier:  029-039-240 
Lot 2 Section 10 Township 2 New Westminster District Plan EPP27795 

 
14500 - 59 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(s) has/have been issued, as 
follows: 

 
Parcel Identifier:   

____________________________________________________________ 
 

 
(b) If the civic address(es) change(s), the City Clerk is directed to insert the new civic 

address(es) for the Land, as follows: 
 

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

(a) Section F Yards and Setbacks of Part 17A  “Single Family Residential 12 Zone 
(RF-12)” is varied to reduce the minimum rear yard setback of the principal 
building from 7.5 metres to 6.0 metres for Lots 1, 2 and 4 and from 7.5 metres to 5.5 
metres for Lot 3. 

 
 
5. This development variance permit applies to only that 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 unless the subdivision, as conceptually 

shown on Schedule A which is attached hereto and forms part of this development 
variance permit, is registered in the New Westminster Land Title Office within three 
(3) 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, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 
 
 
 
 
   ______________________________________  
  Mayor – Doug McCallum 
 
 
   ______________________________________  
  City Clerk – Jennifer Ficocelli 
 



Schedule A

Development Application
No. 7914-0147-00:
to reduce the minimum rear
yard setback of the principal
building of the "Single Family
Residential (12) Zone
(RF-12)" from 7.5 metres to
6.0 metres for proposed Lots
1,2 and 4, and from 7.5
metres to 5.5 metres for
proposed Lot 3.
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CITY OF SURREY 
 

BYLAW NO. 21438 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 255 (CD 255), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: SMALL LOT RESIDENTIAL ZONE (R4) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 255" as follows:  

 
CD 

Zone ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 255 (a) 14499 – 59 Avenue 
(b) 14500 – 59 Avenue 

(a) Lot 4, Plan BCP50999 
(b) Lot 2, Plan EPP27795  21438 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 255  

(CD 255), Bylaw, 2024, No. 21438". 
 
 
PASSED FIRST READING on the   th day of , 20  . 

PASSED SECOND READING on the   th day of , 20  . 

PASSED THIRD READING on the   th day of , 20  . 

RECEIVED APPROVAL FROM THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE on 
the th day of , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of , 20  . 

 

                                                                MAYOR 

 

                                                                CLERK  
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 255 (CD 255) 
 
In this Comprehensive Development Zone 255 (CD 255), Part 16, Small Lot Residential Zone (R4), as well as all 
other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") 
apply to the following lands: 
 

Address Legal Descriptions PID 

14499 – 59 Avenue Lot 4 Section 10 Township 2 NWD Plan BCP50999 028-880-137 
14500 – 59 Avenue Lot 2 Section 10 Township 2 NWD Plan EPP27795 029-039-240 

 
except as follows: 
 
1. Intent 

Delete Section "A. Intent" and replace it with a new Section "A. Intent" as follows: 
"A. Intent 

This Comprehensive Development Zone is intended for small-scale multi-unit housing on small 
lots typically 315 sq. m or larger, which may accommodate 2 to 6 dwelling units, and is subject 
to the remainder of Part 16." 

 
2. Subdivision 

Amend Section "C. Subdivision" by deleting Sub-Section 2. and replacing it with a new Sub-Section 2. 
as follows: 
"2. Permitted Lot Size Reductions: 

In accordance with the unit density increases permitted in Section D.1.(b), if amenity 
contributions are provided in accordance with Schedule G, lots created through subdivision in 
the R4 Zone may be reduced to the following minimum standards: 

 
Criteria Minimum Lot Area Minimum Lot Width Minimum Lot Depth 

Interior  
Lot 

315 sq. m. 
(Type I, II) 

12 m 
(Type I – narrow deep) 
9 m 
(Type II – wide shallow) 

28 m 
(Type I – narrow deep) 
24 m 
(Type II – wide shallow)" 

 
 



CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.:  7914-0147-00 

Issued To: 0749813 BC Ltd 

(the "Owner") 

Address of Owner: #433 – 7231 – 120th Street 
Delta, BC  V4C 6P5 

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:  028-880-137 
Lot 4 Section 10 Township 2 New Westminster District Plan BCP50999 

14499 - 59 Avenue 

Parcel Identifier:  029-039-240 
Lot 2 Section 10 Township 2 New Westminster District Plan EPP27795 

14500 - 59 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(s) has/have been issued, as 
follows: 

Parcel Identifier:   
____________________________________________________________ 

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

_____________________________________________________________

DVP 7914-0147-00 - To be filed
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4. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows:

(a) Section F Yards and Setbacks of Part 17A  “Single Family Residential 12 Zone
(RF-12)” is varied to reduce the minimum rear yard setback of the principal
building from 7.5 metres to 6.0 metres for Lots 1, 2 and 4 and from 7.5 metres to 5.5
metres for Lot 3.

5. This development variance permit applies to only that 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 unless the subdivision, as conceptually
shown on Schedule A which is attached hereto and forms part of this development
variance permit, is registered in the New Westminster Land Title Office within three
(3) 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, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 

 ______________________________________  
Mayor – Doug McCallum 

 ______________________________________  
City Clerk – Jennifer Ficocelli 

DVP 7914-0147-00 - To be filed



Development Application
No. 7914-0147-00:
to reduce the minimum rear
yard setback of the principal
building of the "Single Family
Residential (12) Zone
(RF-12)" from 7.5 metres to
6.0 metres for proposed Lots
1,2 and 4, and from 7.5
metres to 5.5 metres for
proposed Lot 3.

DVP 7914-0147-00 - To be filed
Schedule A



CITY OF SURREY 

(the "City") 

DEVELOPMENT VARIANCE PERMIT 

NO.:  7914-0147-01 

Issued To: 

Address of Owner: 

Issued To: 

Address of Owner: 

(collectively referred to as the "Owner") 

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:  028-880-137 
Lot 4 Section 10 Township 2 New Westminster District Plan BCP50999 

14499 - 59 Avenue 

Parcel Identifier:  029-039-240 
Lot 2 Section 10 Township 2 New Westminster District Plan EPP27795 

14500 - 59 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(s) has/have been issued, as 
follows: 

DVP 7914-0147-01 - To be filed
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Parcel Identifier:   
____________________________________________________________ 

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

_____________________________________________________________

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

(a) Section K Subdivision of Part 17A “Single Family Residential (12) Zone (RF-12)” is
varied to reduce the minimum lot width of a Type II Interior Lot from 13.4 metres
to 9.7 metres for proposed Lot 2, 13.4 metres to 11.6 metres for proposed Lot 3,
13.4 metres to 10.6 metres for proposed Lot 4, and 13.4 metres to 11.2 metres for
proposed Lot 5; and

(b) Section H.3 Off-Street Parking of Part 17A “Single Family Residential (12) Zone
(RF-12)” is varied to allow a double garage that can accommodate two cars parked
side by side on a Type II Interior Lot that is less than 13.4 metres wide that is
accessed from the front yard for proposed Lots 2 to 5.

5. This development variance permit applies to only that 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 unless the subdivision, as conceptually
shown on Schedule A which is attached hereto and forms part of this development
variance permit, is registered in the New Westminster Land Title Office within three
(3) 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.

DVP 7914-0147-01 - To be filed
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9. This development variance permit is not a building permit.

AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  . 
ISSUED THIS      DAY OF            , 20  . 

 ______________________________________  
Mayor – Doug McCallum 

 ______________________________________  
City Clerk – Jennifer Ficocelli 

DVP 7914-0147-01 - To be filed



Development Application No.
7914-0147-01:
to reduce the minimum lot width of a Type
II Interior Lot of the “Single Family
Residential (12) Zone (RF-12)” from 13.4
metres to 9.7 metres for proposed Lot 2,
13.4 metres to 11.6 metres for proposed
Lot 3, 13.4 metres to 10.6 metres for
proposed Lot 4, and 13.4 metres to 11.2
metres for proposed Lot 5;

Schedule A

DVP 7914-0147-01 - To be filed



Development Application  
No. 7914-0147-01:
to vary the parking 
arrangement of the “Single 
Family Residential (12) Zone 
(RF-12)” to allow a double 
garage that can 
accommodate two cars 
parked side by side on a Type 
II Interior Lot that is less than 
13.4 metres wide that is 
accessed from the front yard 
for proposed Lots 2 to 5.

Schedule A
DVP 7914-0147-01 - To be filed



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7923-0365-00 
 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Temporary Use Permit 

to permit the development of a temporary semi-truck 
cab parking facility. 

LOCATION: 12947 - 112B Avenue 

12955 - 112B Avenue 

ZONING: I-4 

OCP DESIGNATION: Industrial  

  

  

 

 
 



Staff Report to Council 
 
Application No.: 7923-0365-00 

Planning & Development Report 
 

Page 2 

 
 
RECOMMENDATION SUMMARY 
 

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

• The Special Industry Zone (I-4) does not permit semi-truck cab parking. 
 
 
RATIONALE OF RECOMMENDATION 

 

• There is a significant demand for semi-truck cab parking in the City and approval of this 
Temporary Use Permit would assist in addressing that need. The applicant does not propose 
any trailer parking/storage.  
 

• The site is in close proximity to major truck routes and is surrounded by industrial lots. 
 

• The applicant has assembled two properties, which can accommodate a more reasonable 
semi-truck cab parking plan than a single property. Semi-truck cab will be able to access the 
site with queuing and make on-site semi-truck cab turning movements (vehicles do not need 
to back in or out of the site). 
 

• The proposed TUP for semi-truck cab parking will allow for interim use on the land until 
consolidation with neighbouring properties can occur for more intensive industrial 
development.  
 

• The applicant will be required to install appropriate screening along 112B Avenue to improve 
the aesthetic of the site. 
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Application No.: 7923-0365-00 

Planning & Development Report 

Page 3 

RECOMMENDATION 

The Planning & Development Department recommends that: 

1. Council approve Temporary Use Permit No. 7923-0365-00 (Appendix III) to proceed to 
Public Notification.

2. Council instruct staff to resolve the following issues prior to final approval:

(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) removal of unauthorized fill from 112B Avenue road right-of-way to the satisfaction 
of the General Manager, Engineering Department;

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

(d) installation and subsequent inspection and approval of all required fencing and/or 
screening works along 112B Avenue frontage of the property, to the satisfaction of 
the General Manager, Planning & Development; and

(e) the applicant to undertake the necessary work and obtain a building permits, as 
required, for an on-site washroom facility.

SITE CONTEXT & BACKGROUND 

Direction Existing Use OCP Designation Existing Zone 

Subject Site Unauthorized 
semi-truck cab 
park. 

Industrial I-4

North: Industrial building. Industrial IL 

East: Unauthorized 
truck park.  

Industrial I-4

South (Across 112B Avenue): Industrial 
businesses. 

Industrial IL 

West: Unauthorized 
aggregate business. 

Industrial I-4
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Context & Background  
 

• The subject site is comprised of two lots located at 12947 and 12955 – 112B Avenue in 
Bridgeview.  The site is approximately 1,841 square metres in area and 30.5 metres wide.  The 
site is zoned "Special Industry Zone (I-4)" (By-law No. 5942) and is designated Industrial in 
the OCP.  The site is currently being used for the storage of semi-truck cabs, parking of cars, 
and an office trailer.  The site presently has a lock block wall located adjacent the south 
property line on City property. The wall will be relocated onto the subject property as part of 
the subject proposal.    
 

• The I-4 Zone (Zoning By-law No. 5942) permits only certain high-tech industrial uses with 
strict regulations. A number of properties in the Bridgeview area were rezoned to the I-4 Zone 
in 1976, under a Council-initiative, for the purpose of ensuring that these properties were 
developed comprehensively for industrial purposes. Semi-truck cab parking and outside 
storage are not permitted uses in the I-4 Zone. 

 

• It is noted that the site has vacant and underutilized industrial designated lands to the east 
and west that could be consolidated and redeveloped for more intensive industrial use as has 
occurred to the north. 

 

• Due to the dimensions and size of the site only semi-truck cab parking is proposed with no 
truck trailers allowed on site. 

 

• This is the first TUP application for the subject site.  
 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing a Temporary Use Permit (TUP) to allow for semi-truck cab  
parking for approximately 21 semi-truck cabs and an office trailer for a period not to exceed 3 
years.  
 

• The site plan includes two rows of seven parking spaces along both the east and west property 
line and a row of eight spaces along the north property line.  An office trailer and a porta-
potty, is located in the southwest corner of the lot.  

 

• Along 112B Avenue, the applicant has proposed to replace the existing lock blocks with a black 
chain link fence with privacy slats.  The site is located on an industrial dead-end road, 
surrounded by other industrial land uses. 

 

• The subject site has unauthorized historical fill which has breached into the 112B Avenue road 
right-of-way.  The applicant will be required to remove the fill from the road. 

 

• The subject site is currently under an injunction that with issued by the BC Supreme Court on 
March 14, 2024 requiring removal of unauthorized trucks. 

   

• The applicant will be required to provide washroom (porta potty) facilities and obtain the 
required permits for the existing office trailer on site.  
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• Semi-truck cab access will be from 112B Avenue along the southern extent of the property.  
The applicant will be required to pave the driveway.   
 

• The applicant anticipates approximately 5 trips per day with operating hours being irregular 
due to the return time of long haul trips. 

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

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. 

 
Transportation Considerations 
 

• The applicant will be required to pave a 9-metre driveway entrance onto 112B Avenue. 
 

• Semi-truck cabs will access the site from 112B Avenue which has a full signalized intersection 
with Bridgeview Drive.   

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The subject site is designated Industrial in the Regional Growth Strategy.  The proposed semi-
truck cab parking TUP will allow for the site to operate as an interim industrial use until the 
site can ultimately be redeveloped for more intensive industrial uses. 

 
Official Community Plan 
 

• The subject site is designated Industrial in the Official Community Plan (OCP).  The proposed 
semi-truck cab parking TUP will allow for the site to operate as an interim industrial use until 
the site can ultimately be redeveloped for more intensive industrial uses. 

 
 
PUBLIC ENGAGEMENT 
 

• Pre-notification letters were sent on March 5, 2024, and the Development Proposal Signs were 
installed on April 5, 2024. Staff have received two responses from residents.  Resident 
comments are summarized below (staff comments in italics):  

 

• Semi-truck cabs are loud and should not be close to residential area.  
 

(The closest residential areas are located approximately 150 metres to the south and 300 
metres to the west. The subject site is surrounded by other industrial uses and is located on 
an industrial road with a full signalized intersection onto Bridgeview Drive which will 
prevent the semi-truck cabs from driving through residential areas.)  
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TREES 
 
No trees are present on the subject site.  
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Proposed Semi-Truck Cab Park Layout and Site Plan  
Appendix II. Engineering Summary  
Appendix III.  Temporary Use Permit No. 7923-0365-00  
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
JKS/cb 
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INTER-OFFICE MEMO

TO: Director, Development Planning, Planning and Development Department 

FROM: Development Process Manager, Engineering Department 

DATE: August 28, 2024 PROJECT FILE: 7823-0365-00 

RE: Engineering Requirements 
Location:  12947 112B Ave   

TEMPORARY USE PERMIT 

The following are to be addressed as a condition of issuance of the Temporary Use Permit: 

• Construct road improvements from the site to the intersection of 129 Street to support
truck turning movements. Provide adequate drainage for the road and Benkelman beam
test report for pavement structure assessment on 112B Ave.

• Construct 9.0 m wide paved access, extend into the site for minimum one truck length.

• Reduced Pressure backflow preventer for premise isolation is required at property line.

• Implement on-site stormwater mitigation to meet pre-development conditions up to the
100-year storm event. There shall be no uncontrolled drainage onto adjacent properties.

• Provide on-site stormwater quality treatment and register associated covenant on title.

A Servicing Agreement may be required. Works and Services must be constructed and placed on 
final maintenance prior to issuance of the Temporary Use Permit.   

Daniel Sohn, P.Eng.   
Development Process Manager 
BD 

Appendix II



CITY OF SURREY 

(the "City") 

TEMPORARY USE PERMIT 

NO.:  7923-0365-00 

Issued To: 

Address of Owner: 

(the "Owner") 

 

1. This temporary use permit is issued subject to compliance by the Owner with all statutes,
by-laws, orders, regulations or agreements, except as specifically varied by this temporary
use permit.

2. This temporary use 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:  009-313-486 
Lot 6 Section 9 Block 5 North Range 2 West New Westminster District Plan 10392 

12947 - 112B Avenue 

Parcel Identifier:  009-313-508 
Lot 7 Section 9 Block 5 North Range 2 West New Westminster District Plan 10392 

12955 - 112B Avenue 

(the "Land") 

3. The authority to issue Temporary Use Permits is granted to municipalities under Sections
492 and 493 of the Local Government Act R.S.B.C. 2015, c.1. Pursuant to Implementation,
II(c) Implementation Instruments, Temporary Use Permits of Surrey Official Community
Plan, 2013, No. 18020, as amended, the entire City of Surrey is designated a Temporary Use
Permit area.

4. The temporary use permitted on the Land shall be for to allow the parking of
approximately 22 tractors that exceed 5,000 kilograms (11,000 lbs.) G.V.W for a period of
three years with the access and the location of the structures, and fencing, substantially in
compliance with Schedule A (the "Site Plan") which is attached hereto and forms part of
this permit.

Appendix III



5. The temporary use permitted on the Land shall be in accordance with: 
 

(a) The parking area shall be designed to support the anticipated vehicle load in order 
to prevent dirt from being tracked onto the City roadway; 

 
(b) Adequate washroom facilities are to be provided on site to the satisfaction of the 

General Manager of Planning & Development with a minimum of one such facility 
on site; and 

 
(c) the following activities are prohibited on the land: 

i. vehicle washing 
ii. vehicle maintenance except if it is on an asphalt or concrete pad and 

excludes all oil, coolant or chemical use as per the Environmental 
Management Act, S.B.C. 2002 Chapter 43 

iii. truck fuel storage or refuelling 
iv. storage of waste petroleum fluids 
v. parking or storage of vehicles containing Dangerous Goods as defined by 

the Transport of Dangerous Goods Act R.S.B.C. 1996,Chapter 458. 
 
 
6.  The Owner covenants and agrees that the pre‐servicing requirements attached as 

Schedule B (the "Pre‐Servicing Requirements) which is attached hereto and forms part of 
this permit, have been completed and will be maintained for the duration of the 
Temporary Use Permit.  

 
7. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this temporary use permit.  This temporary use permit is not a building 
permit. 

 
 
8. An undertaking submitted by the Owner is attached hereto as Appendix I and forms part 

of this temporary use permit. 
 
 
9. This temporary use permit is not transferable.   
 
 
10. This temporary use permit shall lapse on or before three years from date of issuance 
 
 
AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE       DAY OF           , 20  . 
 
ISSUED THIS      DAY OF            , 20  . 
 
 
   ______________________________________  
  Mayor – Brenda Locke 
 
 
   ______________________________________  
  City Clerk and 

Director Legislative Services 
Jennifer Ficocelli 



IN CONSIDERATION OF COUNCIL'S APPROVAL OF THIS TEMPORARY USE PERMIT AND 
OTHER GOOD AND VALUABLE CONSIDERATION, I/WE THE UNDERSIGNED AGREED TO 
THE TERMS AND CONDITIONS OF THIS TEMPORARY USE PERMIT AND ACKNOWLEDGE 
THAT WE HAVE READ AND UNDERSTOOD IT. 
 
 
  _____________________________________  
 Authorized Agent:  Signature 
 
 
  _____________________________________  
 Name (Please Print) 
OR 
 
  _____________________________________  
 Owner: Signature 
 
 
  _____________________________________  
 Name: (Please Print) 
 
 
 



APPENDIX I 
 
TO THE CITY OF SURREY: 
 
 
I, _______________________________________________________ (Name of Owner) 
 
being the owner of ________________________________________________________ 
(Legal Description) 
 
known as _______________________________________________________________ 
(Civic Address) 
 
hereby undertake as a condition of issuance of my temporary use permit to: 
 

(a) demolish or remove all buildings and/or structures that are permitted to be constructed 
pursuant to the temporary use permit issued to me; and 

 
(b) restore the land described on the temporary use permit to a condition specified in that 

permit; 
 
all of which shall be done not later than the termination date set out on the temporary use 
permit. 
 
I further understand that should I not fulfill the undertaking described herein, the City or its 
agents may enter upon the land described on the temporary use permit and perform such work as 
is necessary to eliminate the temporary use and bring the use and occupancy of the land in 
compliance with Surrey Zoning By-law, 1993, No. 12000, as amended, and that any securities 
submitted by me to the City pursuant to the temporary use permit shall be forfeited and applied 
to the cost of restoration of my land as herein set out. 
 
This undertaking is attached hereto and forms part of the temporary use permit. 
 
 
________________________________________ 
 
(Owner) 
 
________________________________________ 
 
(Witness) 
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INTER-OFFICE MEMO

TO: Director, Development Planning, Planning and Development Department 

FROM: Development Process Manager, Engineering Department 

DATE: August 28, 2024 PROJECT FILE: 7823-0365-00 

RE: Engineering Requirements 
Location:  12947 112B Ave   

TEMPORARY USE PERMIT 

The following are to be addressed as a condition of issuance of the Temporary Use Permit: 

• Construct road improvements from the site to the intersection of 129 Street to support
truck turning movements. Provide adequate drainage for the road and Benkelman beam
test report for pavement structure assessment on 112B Ave.

• Construct 9.0 m wide paved access, extend into the site for minimum one truck length.

• Reduced Pressure backflow preventer for premise isolation is required at property line.

• Implement on-site stormwater mitigation to meet pre-development conditions up to the
100-year storm event. There shall be no uncontrolled drainage onto adjacent properties.

• Provide on-site stormwater quality treatment and register associated covenant on title.

A Servicing Agreement may be required. Works and Services must be constructed and placed on 
final maintenance prior to issuance of the Temporary Use Permit.   

Daniel Sohn, P.Eng.   
Development Process Manager 
BD 

Schedu le  B



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

                Application No.:  7924-0239-00 
 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Development Variance Permit  

to allow the reduction of the required rear yard setback 
from 7.5 meters to 4.5 meters for an addition to the 
existing single-family dwelling.  

LOCATION: 6608 - 133 Street 

ZONING: R4 

OCP DESIGNATION: Urban  
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RECOMMENDATION SUMMARY 
 

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

 

• Proposing to reduce the rear yard (east) setback of the of the Small Lot Residential (R4) Zone 
from 7.5 metres to 4.5 metres to accommodate an addition to the existing house.  

 
 
RATIONALE OF RECOMMENDATION 
 

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

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

• The proposed building form is appropriate for this part of Newton.  
 

• The house will still have a functional rear yard space to the east side of the house.  
 

• The proposed addition should have limited impact as the proposed addition is located 
adjacent to Pioneer Park.  
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RECOMMENDATION 

The Planning & Development Department recommends that: 

1. Council approve Development Variance Permit No. 7924-0239-00 (Appendix II) varying 
the following, to proceed to Public Notification:

(a) to reduce the minimum rear yard (east) setback of the R4 Zone from 7.5 metres to 
4.5 metres to the principal building face to allow for an addition to the existing 
single-family dwelling.

SITE CONTEXT & BACKGROUND 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 

Subject Site Single Family 
Dwelling  

Urban R4 

North: Single Family 
Dwelling 

Urban R4 

West (Across 133 Street): Single Family 
Dwelling 

Urban R4 

South: Single Family 
Dwelling 

Urban R4 

East: City Park Urban R2 

Context & Background 

• The subject site is located at 6608 - 133 Street in Newton. The property is designated "Urban"
in the Official Community Plan (OCP) and is currently zoned "Small Lot Residential Zone
(R4)".

• The subject lot is 448 square metres in area and is directly adjacent to Pioneer Park to the
east. There are existing single-family dwellings to the north and south and across 133 Street to
the west zoned "Small Lot Residential Zone (R4)" and "Urban Residential Zone (R3)".

• The applicant began unpermitted construction of the home addition prior to submission of
the subject Development Variance Permit application. Since the addition is not fully
constructed, staff determined that inspections can still take place to ensure the extension
complies with BC Building Code, should the proposed variance be granted.

DEVELOPMENT PROPOSAL 

Planning Considerations 

• The applicant has requested a variance to reduce the rear yard setback requirements from
7.5 metres to 4.5 metres for the "Small Lot Residential Zone (R4)" to allow for an addition of
the house into the rear yard.
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 Existing 

Lot Area 

Net Site Area: 448 square metres  

Number of Lots: 1 

Unit Density: 22.3 UPH  

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The site is designated "General Urban" in the Regional Growth Strategy (RGS). 
 

• General Urban areas are intended for residential neighbourhoods.   
 

• The proposed single family residential development complies with the RGS designation for 
the site.  

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal complies with the "Urban" designation in the Official Community Plan (OCP) 
with a maximum density of up to 37 units per hectare. The expansion of the dwelling will 
increase the FAR but not increase the number of units on the lot. The existing density of 22.3 
units per hectare is unchanged and is compliant with the R4 zone. 

 
Zoning By-law   
 
Setback Variances 
 

• The applicant is requesting the following variances: 
 

o to reduce the minimum rear yard (east) setback of the "Small Lot Residential Zone 
(R4)" Zone from 7.5 metres to 4.5 metres to the principal building face to allow for an 
addition to the existing single family dwelling. 

 

• The applicant is requesting the variance to accommodate an addition to the rear of the single-
family dwelling. Without the proposed encroachment of 269 square feet into the 7.5 metre 
rear yard setback, the applicant has 88% of the potential allowable lot coverage.  
 

• Despite the proposed variance, the lot will still have a functional rear yard space to the east 
side of the house.  

 

• The proposed addition should have limited impact as the proposed addition is located 
adjacent to Pioneer Park.  

 

• Staff support the requested variance to proceed for consideration. 
 



Staff Report to Council 
 
Application No.: 7924-0239-00 

Planning & Development Report 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan  
Appendix II. Development Variance Permit No. 7924-0239-00  
 
 
 approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
GS/cb
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CITY OF SURREY 
 

(the "City") 
 

DEVELOPMENT VARIANCE PERMIT 
 

NO.:  7924-0239-00 
 
Issued To:  
 
 ("the Owner") 
 
Address of Owner:  
 
 
 
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:  002-640-881 

Lot 433 Section 17 Township 2 New Westminster District Plan 60827 
 

6608 - 133 Street 
 
 

(the "Land") 
 
 
3. Surrey Zoning By-law, 1993, No. 12000, as amended is varied as follows: 
 

(a) In Section F of Part 16 "Small Lot Residential Zone (R4)" to reduce the minimum 
rear yard (east) setback from 7.5 metres to 4.5 metres to the principal building face 
to allow for an addition to the existing single-family dwelling.  

 
 

4. This development variance permit applies to only the portion of the buildings and 
structures on 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. 

 
 
5. The Land shall be developed strictly in accordance with the terms and conditions and 

provisions of this development variance permit.   
 
 

Appendix II
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6. 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. 

 
 
7. The terms of this development variance permit or any amendment to it, are binding on all 

persons who acquire an interest in the Land.  
 
 
8. 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 
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City of Surrey 
PLANNING & DEVELOPMENT REPORT 

               Application No.: 7923-0214-00 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• OCP Amendment from Suburban to Urban 

• LAP Amendment from Suburban Residential 2-4 
UPA Gross, Urban Transition 4-5 UPA, Urban 
Residential 8-10 UPA and Low-Density Townhouse 
12-15 UPA Gross to Townhouse 15-20 UPA Gross 
and to Proposed City Greenway 

• Rezoning from RA to CD 

• Development Permit 

to permit the development of 55 townhomes. 

LOCATION: 9883, 9897 and 9911- Lyncean Drive 

ZONING: RA  

OCP DESIGNATION: Suburban  

LAP DESIGNATION: Suburban Residential 2-4 UPA 
Gross, Urban Transition 4-5 UPA, 
Urban Residential 8-10 UPA and 
Low-Density Townhouse 12-15 UPA 
Gross to Townhouse 15-20 UPA 
Gross 
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RECOMMENDATION SUMMARY 
 

• By-law Introduction and set date for Public Hearing for: 

• OCP Amendment; and 

• Rezoning 
 

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

• Proposing an amendment to the Official Community Plan (OCP) from Suburban to Urban  
 

• Proposing an amendment to the Abbey Ridge Local Area Plan (LAP) from "Suburban 
Residential 2-4 UPA Gross", "Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and 
"Low-Density Townhouse 12-15 UPA" to "Townhouse 15-20 UPA Gross".  

 
 
RATIONALE OF RECOMMENDATION 
 

• The proposal does not comply with the Suburban designation in the Official Community Plan 
(OCP). The application is proposing an OCP amendment to Urban to allow for a townhouse 
form under 20 units per acre (UPA).  
 

• The proposal does not comply with the "Suburban Residential 2-4 UPA Gross", "Urban 
Transition 4-5 UPA", "Urban Residential 8-10 UPA" and "Low-Density Townhouse 12-15 UPA 
Gross" designations in the Abbey Ridge Local Area Plan (LAP). The application is proposing 
an amendment to the plan to "Townhouse 15-20 UPA Gross" and to "Proposed City Greenway" 
to allow for the proposed townhouse form and a future City Greenway along the north portion 
of the site.  

 

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

 

• The proposed density and building form are appropriate for this part of Abbey Ridge. 
 

• The proposed density and building form are appropriate given the subject site is located 
directly across the street (Barnston Drive E) from a future Neighbourhood Commercial node. 

 

• The proposal complies with the Development Permit requirements in the OCP for Form and 
Character. 
 

• The applicant has demonstrated community support for the proposal and area residents have   
also raised objections to the proposal.  Bringing the proposal forward for the Public Hearing 
will allow an opportunity for residents to speak directly to Council regarding the level of 
support/opposition in the community for what is proposed. 
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• The proposed building achieves an attractive architectural built form, which utilizes high 
quality, natural materials and traditional 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. 

 

• The applicant has modified the proposal to address concerns raised by adjacent residents by 
providing additional tree retention, altering access to the site and incorporating a duplex and 
triplex style interface along Lyncean Drive to be sensitive to existing single-family neighbours.   

 

• The applicant will provide a density bonus amenity contribution consistent with the Tier 2 
Capital Projects Community Amenity Contributions (CACs), in support of the requested 
increased density. 

 

• The applicant is conveying a portion of the site to the City for a greenway connecting Lyncean 
Drive to Barnston Drive East. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. A By-law be introduced to amend the OCP Figure 3: General Land Use Designations for 

the subject site from Suburban to Urban and a date for Public Hearing be set. 
 
2. Council determine the opportunities for consultation with persons, organizations and 

authorities that are considered to be affected by the proposed amendment to the Official 
Community Plan, as described in the Report, to be appropriate to meet the requirement of 
Section 475 of the Local Government Act. 

 
3. A By-law be introduced to rezone the subject site from ”Acre Residential Zone (RA)" to 

"Comprehensive Development Zone (CD)" and a date be set for Public Hearing.  
 
4. Council authorize staff to draft Development Permit No. 7923-0214-00 generally in 

accordance with the attached drawings (Appendix I). 
 
5. 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) Approval from the Ministry of Transportation & Infrastructure; 

 
(d) final approval from Trans Mountain given the presences of a statutory right-of-way 

located in the northeast corner of the property;  
 

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

 
(f) submission of a finalized landscaping plan and landscaping cost estimate to the 

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

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

satisfaction of the Planning and Development Department;  
 

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

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

and Development Department;  
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(k) Conveyance of 687 square metres of land to the City without compensation along 

the north portion of the property to facilitate the delivery of a future greenway;  
 

(l) registration of a Section 219 Restrictive Covenant to adequately address the City’s 
needs with respect to public art, to the satisfaction of the General Manager Parks, 
Recreation and Culture and with respect to the City’s Affordable Housing Strategy 
and Tier 1 Capital Project CACs, to the satisfaction of the General Manager, 
Planning & Development Department. 

 
7. Council pass a resolution to amend the Abbey Ridge Local Area Plan (LAP) to redesignate 

the land from "Suburban Residential 2-4 UPA Gross", "Urban Transition 4-5 UPA", "Urban 
Residential 8-10 UPA" and "Low-Density Townhouse 12-15 UPA Gross" to "Townhouse 15-
20 UPA Gross" and "Proposed City Greenway" when the project is considered for final 
adoption. 

 
 
SITE CONTEXT & BACKGROUND 
 

Direction Existing Use LAP Designation Existing Zone 
 

Subject Site 3 single family dwellings 
and a portion of a Trans 
Mountain Statutory 
Right-of-Way 

Suburban Residential 2-4 
UPA Gross, Urban 
Transition 4-5 UPA, 
Urban Residential 8-10 
UPA and Low-Density 
Townhouse 12-15 UPA 
Gross 

RA 

North: 
 

Single family dwelling 
and Trans Mountain 
Statutory Right-of-Way 

Suburban Residential 2-4 
UPA Gross 

R1 

East (Across Lyncean 
Drive): 
 

Single family dwellings 
and Trans Mountain 
Statutory Right-of-Way 

Future Neighbourhood 
Park 

RA 

South (Across 
Huckleberry Drive): 
 

Vacant lot and Single 
family dwellings and 
lots  

Urban Residential 8-10 
UPA & Low Density 
Townhouse 12-15 UPA 
Gross 

RA & R4 

West (Across 
Barnston Drive East): 

Mixed use buildings, 
under construction 

Neighbourhood 
Commercial 

CD (Bylaw No. 
17028) 

 
Context & Background  
 

• The subject site includes three properties located at 9883, 9897, 9911 – Lyncean Drive in Abbey 
Ridge and is approximately 1.34 hectares in total area.  
  

• The subject site is designated "Suburban" in the Official Community Plan (OCP), " Suburban 
Residential 2-4 UPA Gross", "Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and 
"Low-Density Townhouse 12-15 UPA Gross " in the Abbey Ridge Local Area Plan and is 
currently zoned "Acreage Zone (RA)".  
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• There are three (3) existing single family dwellings on the three subject lots that will be 
demolished as part of the development. 

 

• There is an existing Trans Mountain Statutory Right-of-Way (SROW) in north east corner of 
the subject site. As part of the development application, this SROW will be maintained and 
transferred on title on the proposed 10-metre wide greenway along the north potion of the 
subject site. 

 
 
DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• In order to permit the development of 55 townhouses units on a consolidated site (Lot A) in 
the Abbey Ridge Local Area Plan, the applicant is requesting the following: 

o OCP Amendment from Urban to Suburban;  
o LAP Amendment from Suburban Residential 2-4 UPA Gross, Urban Transition 4-5 

UPA, Urban Residential 8-10 UPA and Low-Density Townhouse 12-15 UPA Gross to 
Townhouse 15-20 UPA Gross; 

o Rezoning from RA to CD (based on RM-15 and RM-30);  
o Development Permit for Form and Character; and 
o Subdivision (Consolidation) from three (3) lots to two (2).  

▪ Lot A will be created as a lot for townhouse development. 
▪ Lot B will be created as a lot for open space purposes (greenway). 

 

• The following table provides development details for the proposal: 
 

 Proposed 

Lot Area 

Gross Site Area: 1.34 hectares 
Road Dedication: 0.082 hectares 
Undevelopable Area: 0.069 hectares 
Net Site Area: 1.19 hectares 

Number of Lots: 2 (Lot A and Lot B) 

Building Height: 11.8 metres 

Unit Density: 34.1 UPH Net / 41 UPH Gross / 16.57 UPA Gross 

Floor Area Ratio (FAR): 0.62 Gross / 0.70 Net 

Floor Area 

Total: 8,382.56 square metres 

Residential Units: 

3-Bedroom: 
4-Bedroom: 

48 units 
7 units 

Total: 55 units 

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

subject to the completion of Engineering servicing requirements as 
outlined in Appendix II. (Eng comments still not rec’d) 
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School District: The School District has advised that there will be approximately 48 

school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment.  
 
26 Elementary students at Bothwell Elementary School 
14 Secondary students at Fraser Heights Secondary School 
 
(Appendix III) 
 
Note that the number of school-age children is greater than the 
expected enrollment due to students attending private schools, 
home school or different school districts. 
 
The applicant has advised that the dwelling units in this project are 
expected to be constructed and ready for occupancy by September 
2027.   
 

Parks, Recreation & 
Culture: 
 

The closest natural area is Barnston Park and is 650 metres away, 
while the closest active park is located at Bothwell Elementary 
School 1.6 km away. 
 

Ministry of Transportation 
& Infrastructure (MOTI): 
 

Preliminary approval of the rezoning is granted by MOTI for one (1) 
year. 
 

Surrey Fire Department: No concerns. Comments provided are to be addressed as part of the 
future Building Permit Application. 
 

Trans Mountain: 
 

No concerns. Comments were provided that any work near the 
Right of Way of the pipeline would require a permit from Tran 
Mountain 
 

 
Transportation Considerations 
 

• The application will provide approximately 824.5 square metres of road dedication.  
o 2.5 metres of dedication is required for Lyncean Drive  
o Huckleberry Drive will be expanded to complete the existing cul-de-sac bulb with a 6.5 

metre dedication.  
 

• Vehicular access to the proposed townhouse development is proposed from a driveway 
connection to Lyncean Drive. Previously, access was proposed from Huckleberry Drive, but 
was revised due to neighbourhood concerns of local traffic congestion.  

 

• The proposed development includes a total of 128 parking stalls for 55 townhouse units, 
consisting of 110 resident parking spaces and 18 spaces for visitors, which complies with the 
Zoning By-law.  

 

• Resident parking will be provided in fully enclosed side-by-side double garage for 100% of the 
units.  
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Parkland and/or Natural Area Considerations 
 

• A 10-metre wide greenway along the north portion of the site will be dedicated as a lot (Lot B) 
under the subject application. The proposed greenway meets the requirements of the LAP to 
form a connection between a future City park and Barnston Drive. 

 
Sustainability Considerations 
 

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

 
 
POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The subject site is designated as "General Urban" in the Metro Vancouver Regional Growth 
Strategy (RGS). The "General Urban" designation is intended for residential neighbourhoods 
and centres. The proposed townhouse units comply with this designation. 

 
Official Community Plan 
 
Land Use Designation 
 

• The proposal does not comply with the current "Suburban" designation of the subject site in 
the Official Community Plan (OCP). The Suburban designation allows for densities up to 10 
units per hectare. 

 

• An OCP amendment from Suburban to Urban is required to allow for a townhouse 
development with a proposed gross density of 41 units per hectare. The Urban designation 
allows for densities up to 49 units per hectare within established or existing residential 
neighbourhoods in exchange for provision of sufficient community amenities in accordance 
with approved City Council and Department policies. 

 
Amendment Rationale 
 

• The proposed "Urban" designation is consistent with the intended land uses in the Abbey 
Ridge LAP. The necessary OCP Amendments to facilitate the land uses and densities outlined 
in the Abbey Ridge LAP were anticipated to be undertaken through individual land 
development applications. 
 

• Corporate Report No. R109 Small-Scale Multi-Unit Housing: Zoning By-law Amendments 
Related to Provincial Housing Legislation was brought forward to Council on June 10, 2024. 
The report outlines amendments to Surrey Zoning By-law, 1993, No. 12000, as amended, to 
allow small-scale multi-unit housing on existing single-family and duplex zoned lots in 
accordance with provincial housing legislation Bill 44. The proposed Zoning By-law 
Amendments will apply to the existing single-family neighbourhood surrounding the subject 
site.   
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• The proposed amendment will result in a townhouse form of development that will be subject 
to a Development Permit for Form and Character, allowing staff to regulate the overall form of 
the development, a requirement which is not in effect for small-scale multi-unit housing on 
single family lots. 
 

• The proposal complies with the Development Permit requirements in the OCP for Form and 
Character ensuring the townhouse development will feature a high quality design. 

 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the OCP designation, as described in the Community Amenity 
Contribution section of this report. 

 

• The applicant will be required to provide the per unit flat rate for the number of units above 
the Official Community Plan in order to satisfy the proposed amendment. The contribution 
will be payable at the rate applicable at the time of Rezoning Final Adoption. 
 

• Pursuant to Section 475 of the Local Government Act, it was determined that it was not 
necessary to consult with any persons, organizations or authorities with respect to the 
proposed OCP amendment, other than those contacted as part of the pre-notification process. 

 
Themes/Policies 
 

• The proposed development is consistent with the following OCP Themes and Policies: 
o Support compact and efficient land development that is consistent with Metro 

Vancouver’s Regional Growth Strategy (OCP Policy A1); 
o Retain existing trees and natural features in existing neighbourhoods where possible, 

in order to preserve neighbourhood character and ecology (A3.4); 
o Support infill development that is appropriate in scale and density to its 

neighbourhood context and that uses compatible design to reinforce neighbourhood 
character (A3.5); and 

o Ensure new development responds to the existing architectural character and scale of 
its surroundings, creating compatibility between adjacent sites and within 
neighbourhoods (B6). 

 
Secondary Plans 
 
Land Use Designation 
 

• The proposal does not comply with the current " Suburban Residential 2-4 UPA Gross", 
"Urban Transition 4-5 UPA", "Urban Residential 8-10 UPA" and "Low-Density Townhouse 12-15 
UPA Gross" designation of the subject site in the Abbey Ridge Local Area Plan (LAP).   

 

• An LAP amendment to "Townhouse 15-20 UPA Gross" is required to allow for a townhouse 
development with a proposed gross density of 41 units per hectare (uph).  
 

Amendment Rationale 
 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report. 
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• The applicant will be required to provide the per unit or per sq. ft. flat rate for the number of 
units or floor area 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. 

 

• The proposed density and building form are appropriate for this part of Abbey Ridge, and will 
be regulated by a Development Permit.  The siting of units and provision of off-street parking 
is better regulated through the Development Permit review process. 

 
CD By-law  
 

• The applicant proposes to rezone the subject site from "Acre Residential Zone (RA)" to 
"Comprehensive Development Zone (CD)". 
 

• The applicant is proposing a "Comprehensive Development Zone (CD)" to develop 55 
townhouse units on the subject site (Lot A). The proposed CD By-law for the proposed 
development site identifies the uses, densities and setbacks proposed. The CD By-law will 
have provisions based on the "Multiple Residential 15 Zone (RM-15)". 

 

• A comparison of the density, lot coverage, setbacks, building height and permitted uses in the 
RM-15 Zone and the proposed CD By-law is illustrated in the following table: 

 

Zoning RM-15 Zone (Part 22) Proposed CD Zone (Lot A) 

Unit Density: 37 UPH 34.1 UPH Net / 41 UPH Gross / 
 16.57 UPA Gross 

Floor Area Ratio: 0.70 0.70 Net / 0.62 Gross  

Lot Coverage: 45% 33.6% 

Yards and Setbacks 7.5m from all lot lines Front (east): 4.5 m 
Rear (west): 4.5 m  
Side (north): 3.0 m 
Side (south): 3.0 m 

Principal Building Height: 
Accessory Building 
Height: 

11 m 
4.5 m 

11.8 m 
10.3 m 

Permitted Uses: Ground-oriented multiple 
unit residential buildings 
Accessory Uses: Child Care 
centres 

Ground-oriented multiple unit 
residential buildings 

Indoor Amenity: 3.0 sq. m per dwelling unit The proposed 165.45 m2 meets the 
Zoning By-law requirement. 

Outdoor Amenity: 3.0 sq. m per dwelling unit The proposed 174.91 m2 meets the 
Zoning By-law requirement. 

Parking (Part 5) Proposed 

Residential Ground-Oriented: 110 
Residential Visitor: 18 (6 required) 
Total: 128 
Residential Visitor (Bicycle): 6 
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• The permitted unit density has increased from 37 units per hectare (uph) to 41 uph gross, (34.1 
uph net) to match the proposed density of development. The proposed density requires an 
amendment to the OCP designation from Suburban to Urban. 

 

• Child care centres have been eliminated as a proposed accessory use in the CD Zone as one is 
not proposed as part of this project. 

 

• The building setbacks have changed from 7.5 metres from all lot lines in the RM-15 zone to 4.5 
metres from the east front yard, 4.5 metres from the west rear yard, 3.0 metres from the north 
side yard, and 3.0 metres from the south side yard in the CD Zone.  

 

• The permitted building height has increased from 11 metres in the RM-15 zone to 11.8 metres in 
the CD Zone. 

 

• The proposed parking complies with the minimum requirement, and visitor parking exceeds 
the minimum required. 

 
Capital Projects Community Amenity Contributions (CACs) 
 

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

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

 

• The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the OCP 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, 
The current fee for Abbey Ridge is $2,380.81 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 $1,000 per new unit to support the development of new affordable housing. The 
funds collected through the Affordable Housing Contribution will be used to purchase land 
for new affordable rental housing projects. A fee update has been approved in April 2024, 
under Corporate Report No. R046; 2024. 
 

• The applicant will be required to contribute $1,113.92 per new lot to support the development 
of new affordable housing. 
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• The applicant will be required to register a Section 219 Restrictive Covenant to address the 
City’s needs with respect to the City’s Affordable Housing Strategy. 

 
Public Art Policy 
 

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

 
 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on April 10, 2024, and the Development Proposal Signs were 

installed on March 28, 2024. Staff received 10 responses from neighbouring residents - 2 
requesting information, 1 expressing support, and 7 expressing opposition to the proposed 
development. A summary of the comments received are as follows (staff comments in italics): 

 
o Two (2) residents contacted City staff asking for information and clarification on the 

proposed development. 
 

o One (1) resident expressed support for the proposed development. Comments included 
support for higher density development at this location and that it would provide 
more affordable housing options to the community. The resident also expressed the 
proposed development would create jobs and stimulate local businesses.  

 
o Seven (7) residents expressed opposition to the proposed townhouse development 

locating within an established single-family suburban neighbourhood. Residents 
expressed concern with how the proposed development would impact their quality of 
life and neighbourhood character. Their comments are summarized as follows: 

 
▪ The residents expressed concern with how the proposed development will 

impact local traffic. Residents expressed concern regarding the impact to 
supply of on street parking in the neighbourhood and level of congestion that 
would result on local roads. Some residents noted that the site is not in close 
proximity to any transit services and such future residents will be vehicle 
dependant and forced to drive everywhere. Additionally, residents are 
concerned that visitor parking will be accommodated on-street and on-site 
parking will not be adequate.  

 
(The applicant is proposing to meet the residential parking requirements. 
Each townhouse unit is proposed to have a side-by-side double car garage. 
 
The applicant is proposing to exceed the visitor parking requirements for 
ground-oriented multi-unit residential buildings with 18 visitor parking 
spaces to be provided within the proposed townhouse development 
(exceeding the 6 required spaces).  
 
Unlike with the proposed townhouse development, with small-scale multi-
unit housing staff will not have the same ability to regulate visitor parking 
spaces. Proposed parking regulations for small-scale multi-unit housing only 
set requirements for parking spaces per dwelling unit; there are no 
requirements associated with residential visitor parking.) 
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▪ Additionally, residents have concern over the high-density development 

resulting in overcrowding in the neighbourhood and concern with the capacity 
for existing infrastructure and amenities (school, roads, police, hospitals, 
community services, commercial spaces) to accommodate the proposed 
increase in density associated with the project. 

 
(As part of the development application review process staff assess the 
capacity of existing infrastructure, including roads, services, parks and 
schools, to accommodate the proposed density and its associated impacts. 
Through the review and referral process staff will outline any requirements or 
conditions that the applicant will need to meet if they proceed with the 
project through to construction, such as servicing upgrades, road 
improvements, or fees and charges.  
 
Development applications are typically subject to a number of fees and 
charges that help to fund infrastructure as well as community amenities. For 
example, community amenity contributions help offset the impacts of growth 
and help fund new community facilities and services, such as parks, libraries, 
fire and polices facilities, public art and affordable housing. Development 
cost charges are levied on new development to help fund the costs of 
expanding and upgrading City roads, water, drainage and sewer services, and 
for parkland acquisition or improvement.)  

 
▪ Residents also expressed concern regarding safety impacts from the proposed 

development along Huckleberry Drive and Lyncean Drive. The proposed access 
from Huckleberry Drive will increase safety issues for local residents, including 
children who play in this area. Additionally, access from Huckleberry Drive will 
increase congestion along this local road.   

 
(The proposed townhouse development will have one pedestrian and driveway 
connection to local roads. The townhouse development includes a significant 
pedestrian pathway network with lighting and ground floor rooms, as such 
there will be many sight lines to the street and within the development itself. 
 
The applicant has revised their site plan to relocate access from Lyncean 
Drive to address concerns over the previously proposed access from 
Huckleberry Drive.) 

 
▪ Residents also expressed concern over environmental impacts from converting 

suburban areas to townhouse developments through loss of greenspace 
resulting in long-term consequences on our local ecosystem, and increased 
harm to public health. 

 
(The applicant is proposing to retain a large stand of trees along the south 
west area of the proposed townhouse development, separate from the 
outdoor amenity area.  
 
The proposed tree retention complies with OCP guidelines advising that 
development should look to retain existing trees and preserve natural 
features where possible in order to preserve neighbourhood character.  
 
Tree retention opportunities will be more challenging with small-scale multi-
unit housing; such development provides smaller building setbacks and 
additional driveway and servicing connections.) 

 
▪ Residents also expressed concern over lack of parks in the area versus the 

amount of development taking place.  
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(There will be a new park designed and constructed directly across Lyncean 
Drive from the subject development application as per the Abbey Ridge Land 
Use Plan. The City of Surrey is working to acquire the required lots to 
transform this space into a neighbourhood park for all residents to enjoy.)  

 
• Staff have also received a petition in opposition to the proposed development signed by 189 

residents expressing strong opposition to the proposed townhouse development. 
 

o The petition states that residents strongly oppose the proposed townhouse 
development as it does not fit into the character of their neighbourhood. They state 
that the townhome proposal is not appropriate to be located within this 
neighbourhood context as it will result in overcrowding, increased traffic congestion 
and parking issues, environmental impacts and overall decrease the quality of life and 
community well-being of the area. 

 
• In addition, the subject development application was reviewed by the Fraser Heights 

Community Association (FHCA) which provided the following comments (staff comments in 
italics): 

o The FHCA supports that position of the neighbourhood who have come out in 
opposition to the proposed townhouse development and have similar concerns as 
residents. 
 

o The FHCA requested to meet with the developer to discuss alternative 
development options to address neighbourhood concerns. 
 

o Additionally, the FHCA requested a Public Information Meeting to be held by the 
developer to gain public feedback and ensure neighbourhood concerns are 
addressed by the development. 

 
• The applicant has provided 71 signatures expressing support for the proposed development, 

many from outside the immediate neighbourhood. 
 
Public Information Meeting 
 

• The applicant held a public information meeting (PIM) to present the proposed development 
plans and gain feedback from the community. A total of 39 individuals recorded their 
attendance at the PIM and a total of 32 comment sheets were submitted. A staff representative 
from the Planning and Development Department was in attendance at the PIM. Below is a 
summary of the nature of the comments provided: 

 
o 23 residents expressed support for the proposal. Comments expressed in support 

included: 
▪ Good design and layout,  
▪ Good affordable housing, and 
▪ Good for growth of the area. 

o Seven (7) residents expressed opposition to the proposal. Comments expressed in 
opposition included: 

▪ Concerns about density and overcrowding in the area, 
▪ Concerns about the access from Huckleberry Drive, 
▪ Concerns about traffic and parking, 
▪ Concerns of lack of amenity in the area, and 
▪ Concerns about school capacity. 

 

• The developer took the feedback from the community and revised their layout with access 
from Lyncean Drive instead of Huckleberry Drive to reduce congestion and ensure safety 
along this local road.  
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• Should the proposal be supported by Council, then the application will be presented at a 
Public Hearing where residents, both in favour and in opposition, can express their views 
directly to Council on the application. 

 
 
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 Abbey Ridge Local Area Plan (LAP). 
 

• The proposed development generally complies with the Form and Character Development 
Permit guidelines in the OCP and the design guidelines in the Abbey Ridge Local Area Plan 
(LAP). 
 

• The proposed 55-unit townhouse development consists of three-storey townhouse units in 
either a drive under or walk out condition. All proposed townhouse units are ground-oriented 
and provide a variety of housing choices for families. 

 

• The drive under units are proposed to have three bedrooms on the top floor, an open concept 
living and kitchen space on the middle floor, and garage with additional flex space on the 
ground floor. These units have a proposed floor area (including garages) of approximately 217 
square metres (2,336 sq. ft). 

 

• The walk out units are proposed to have four bedrooms with an adaptable floor plan 
incorporating primary bedrooms on the main floor. The unit layouts will include two 
bedrooms and a loft area on the top floor, a primary bedroom and open concept living and 
kitchen space on the main (second) floor, and a fourth bedroom, lounge and office space 
located in the basement/walk out level. These units, located along the east side of the site, 
include basements with walk-outs, working with the natural grading of the site, and have a 
proposed floor area (including garages and basements) of 286 square metre (3,085 sq. ft) to 
288 square metre (3,099 sq. ft).  

 

• All units are proposed to have side-by-side double car garages. Residential visitor parking 
spaces have been distributed throughout the site for convenience.  

 

• The buildings are proposed with a coordinated colour scheme, light and dark. The buildings 
are proposed with a typical west coast craftsman theme, with large windows and gable roofs. 
Building materials include fibre cement panels, horizontal plank siding and board and batten 
siding in shades of white ("arctic white"), dark grey ("aged pewter"), light brown ("cork") and 
brown ("cedar"), with black trim and dark shingled roofs. Unit front doors are proposed with 
solid black.  

 

• The applicant has worked with staff to resolve the following issues: 
o Incorporate duplex and triplex style units along Lyncean Drive to achieve single family 

character in this neighbourhood; 
o Alter site access from Huckleberry Drive to Lyncean Drive to reduce traffic congestion 

along Huckleberry Drive; and 
o Accommodate additional tree retention within the site. 
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Landscaping 
 

• The proposed landscaping for the site includes a centrally located outdoor amenity space, and 
significant landscape buffers along the north and west property lines. 
 

• The development is also incorporating a large stand of mature trees for retention in addition 
to the proposed outdoor amenity space for residents to enjoy. 
 

• The individual townhouse units will have landscaped yards, utilizing a variety of trees and 
shrubs, and access to private patio spaces. 

 
Indoor Amenity  

 

• The required indoor amenity space is 165 square metres, at a rate of 3.0 square metres per 
unit. The applicant is proposing to provide 168 square metres of programmable outdoor 
amenity space, meeting the minimum requirement.  
  

• The applicant is proposing to provide the indoor amenity space as a two-storey indoor 
amenity building located in the east area of the site, across an internal strata lane from the 
main outdoor amenity space.  

 

• The indoor amenity building includes, on the first floor, an open-concept lounge with kitchen 
facilities, an accessible washroom and a games/theatre room, while the second floor includes 
a lounge and kitchen area, a washroom, and a games/theatre room.  The building includes a 
roof overhang to provide some shading and cover for a small outdoor amenity courtyard. 

 
Outdoor Amenity  

 

• The required outdoor amenity space is 165 square metres, at a rate of 3.0 square metres per 
unit. The applicant is proposing to provide 175 square metres of programmable outdoor 
amenity space, exceeding the minimum requirement.  

 

• The outdoor amenity space is separated into two distinct areas:  
o an central amenity courtyard, located across an internal strata lane from the indoor 

amenity building, which includes a variety of outdoor seating options and places for 
outdoor dining; and 

o an outdoor patio area connected to the indoor amenity building. 
 

• In addition to this there is a 1,655 square metre area for tree protection where 75 mature trees 
are being retained to provide additional outdoor amenity to the residents.  
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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. These generally include resolution of 
urban design issues resulting from detailed coordination with architectural, landscape and 
civil designs. 
 

• The applicant has agreed to resolve any outstanding comments prior to Final Approval of the 
Development Permit, should the application be supported by Council. 

  
 
TREES 
 

• Kelly Koome, ISA Certified Arborist of Koome Urban Forestry Ltd. prepared an Arborist 
Assessment for the subject site. The table below provides a summary of the proposed tree 
retention and removal. A detailed list of the proposed tree retention and removal by tree 
species can be found in Appendix IV. 
 

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

 Existing Remove Retain 
Alder/Cottonwood (outside riparian area) 15 8   7 
Deciduous Trees 4 1 3 
Coniferous Trees 137 94 43 
Onsite Tree Totals 156 103 53 

Onsite Replacement Trees Proposed  214 

Total Onsite Retained and Replacement Trees 267 
     

• The Arborist Assessment states that there are a total of 156 bylaw protected trees on the site. 
Additionally, there are 0 bylaw protected offsite trees and 53 bylaw protected City trees within 
proximity of the proposed development. The applicant proposes to retain 53 onsite trees as 
part of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading. Additionally, 1 of offsite tree is proposed for removal and 25 City trees are proposed 
for removal.  

 

• 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 proposed total of 214 replacement trees on the site.  Since the 
proposed 214 replacement trees cannot be accommodated on the site, the proposed deficit of 
214 replacement trees will require an estimated cash-in-lieu payment of $117,700, representing 
$550 per tree, to the Green City Program, in accordance with the City’s Tree Protection By-
law. 
 

• In addition to the replacement trees, boulevard street trees will be planted on Lyncean Drive, 
Huckleberry Drive and Barnston Drive.  This will be determined by the Engineering 
Department during the servicing design review process.   
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• The new trees on the site will consist of a variety of trees including Korean Fir, Japanese 
Maple, Frans Fontaine European Hornbeam, Eastern Redbud, Green Arrow Weeping Nootka 
Cypress, Pink Flowering Dogwood, Purple Fastigiate Beech, Oyama Magnolia (White), 
Persian Ironwood, Blue Mist Blue Spruce, Amanogawa Cherry and Whitebeam Mountain 
Ash.  
 

• In summary, a total of 267 trees are proposed to be retained or replaced on the site with an 
estimated contribution of $117,700 to the Green City Program. 

 
 
INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Site Plan, Building Elevations, Landscape Plans and Perspective  
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix V. NCP Plan Amendment Abbey Ridge Local Area Plan 
Appendix VI. OCP Redesignation Map 
 
 
    approved by Shawn Low 
 
 
    Ron Gill 
    Acting General Manager 
    Planning and Development 
 
CL/cb 













































































NOTE: Detailed Land Development Engineering Review available on file

INTER-OFFICE MEMO

TO: Director, Development Planning, Planning and Development Department

FROM: Manager, Development Services, Engineering Department

DATE: October 15, 2024 PROJECT FILE: 7823-0214-00

RE: Engineering Requirements
Location:  9883 Lyncean Dr           

OCP AMENDMENT

There are no engineering requirements relative to the OCP Amendment/NCP Amendment/ALR 
Exclusion.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
 Register 0.5m SRW along development frontages. 
 Dedicate 2.5m along north-south portion of Lyncean Dr.
 Dedicate 6.5m along Huckleberry Dr.

Works and Services
 Construct Lycean Dr along the side fronting the development.
 Construct 4.0m MUP north of the new Greenway connection along Barnston Dr East.
 Construct north side of Huckleberry Dr.
 Provide adequately sized storm, sanitary and water service connection to each lot. 
 Provide downstream catchment analyses for drainage to confirm capacities, and address 

any constraints as required. 
 Register RC for on-site sustainable drainage features.
 Register RC for onsite sanitary pumping (if required).

A Servicing Agreement is required prior to Rezone/Subdivision. 

DEVELOPMENT PERMIT/DEVELOPMENT VARIANCE PERMIT

There are no engineering requirements relative to issuance of the Development Permit/ 
Development Variance Permit.

Jeff Pang, P.Eng.
Manager, Development Services

Appendix II



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

Development Impact Analysis on Schools For:

Application #: 23-0214

The proposed development of 55 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 48

Elementary School = 26
Secondary School = 14
Total Students = 40

Bothwell Elementary
Enrolment 308
Operating Capacity 294
# of Portables 2

Fraser Heights Secondary
Enrolment 1597
Operating Capacity 1200
# of Portables 12

Bothwell 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.

Fraser Heights 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, Bothwell is at 105% capacity. 10 year enrolment projections show continued 
growth with the build out of the Abbey Ridge land use plan area. As part of the 2024/2025 Capital Plan 
the District is requesting a new site in the new Abbey Ridge area. There has been no Ministry funding 
approval for this project to date. Until then, enrolment growth at Bothwell will be accommodated by 
portables.

As of September 2023, Fraser Heights is currently operating at 133% capacity. It is the only secondary 
school that serves the communities north of Highway 1.  The school’s 10 year projections show 
enrolment to continue at this level and potentially  grow as the Bothwell and Abbey Ridge communities 
start to build out.  As a result, the District has requested as part of their 2025/2026 Capital Plan 
submission to the Ministry a 500 capacity addition for the school, targeted to open in 2029.  There has 
been no Ministry funding approval for this project.  

July 30, 2024

100

150

200

250

300

350

400

450

500

550

600

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

Enrolment Capacity

500

1000

1500

2000

2500

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033

Enrolment Capacity

Appendix III



Appendix IV









Appendix V



Appendix VI



CITY OF SURREY 
 

BYLAW NO. 21439 
 
 A bylaw to amend the provisions of Surrey Official 

Community Plan Bylaw, 2013, No. 18020, as amended. 
 ............................................................................................ 
 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Official Community Plan Bylaw, 2013, No. 18020, as amended, is hereby further 

amended by modifying "Figure 3, General Land Use Designations" of the Land Uses and 

Densities Section by changing the land use designation for the area shown shaded on the 

plan labeled Schedule A, attached hereto as follows: 

 

 FROM:  SUBURBAN (SUB) 

TO:        URBAN (URB) 

 
PID: 007-024-142 

Lot 37 District Lot 390A Group 2 NWD Plan 43614 
 

(9883 Lyncean Drive) 
 
 

PID: 007-024-169 
Lot 38 District Lot 390A Group 2 NWD Plan 43614 Except Plan EPP5627 

 
(9897 Lyncean Drive) 

 
 

PID: 006-795-927 
Lot 39 District Lot 390A Group 2 NWD Plan 43614 Except Plan EPP5628 

 
(9911 Lyncean Drive) 

 
 

2. This Bylaw shall be cited for all purposes as "Surrey Official Community Plan Bylaw, 2013, 

No. 18020, Amendment Bylaw, 2024, No. 21439". 

 

 

 

 

 



  

 
- 2 - 

PASSED FIRST READING on the   th day of , 20  . 

PASSED SECOND READING on the   th day of , 20  . 

PUBLIC HEARING HELD thereon on the   th day of , 20. 

PASSED THIRD READING on the   th day of , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of , 20  . 

 

                                                                MAYOR 

 

                                                                CLERK 
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CITY OF SURREY 
 

BYLAW NO. 21440 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 256 (CD 256), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: ACREAGE RESIDENTIAL ZONE (RA) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 256" as follows:  

 
CD Zone 

ID 
Civic  

Address 
Legal Description CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 256 
(a) 9883 Lyncean Drive 
(b) 9897 Lyncean Drive 
(c) 9911 Lyncean Drive  

(a) Lot 37, Plan 43614 
(b) Lot 38, Plan 43614 
(c) Lot 39, Plan 43614 

21440 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 256  

(CD 256), Bylaw, 2024, No. 21440". 
 
 
PASSED FIRST READING on the   th day of , 20  . 

PASSED SECOND READING on the   th day of   , 20  . 

PUBLIC HEARING HELD thereon on the   th day of , 20  . 

PASSED THIRD READING on the   th day of , 20  . 

RECEIVED APPROVAL FROM THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE on 
the   th day of , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20  . 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 256 (CD 256) 
 
In this Comprehensive Development Zone 256 (CD 256), Part 21, Multiple Residential 15 Zone (RM-15),  
as well as all other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the  
"Zoning By-law") apply to the following lands: 
 

Address Legal Descriptions PID 

9883 Lyncean Drive  Lot 37 District Lot 390A Group 2 NWD Plan 43614 007-024-142  
9897 Lyncean Drive 

 
Lot 38 District Lot 390A Group 2 NWD Plan 43614 Except 

Plan EPP5627 
007-024-169 

 
9911 Lyncean Drive Lot 39 District Lot 390A Group 2 NWD Plan 43614 Except 

Plan EPP5628 
006-795-927 

 
(collectively the "Lands") 
 
except as follows: 
 
1. Permitted Uses 

Delete Sub-section B.2. in Section B. Permitted Uses and renumber the remaining Sub-sections 
accordingly. 

 
2. Density 

Delete Sub-section D.1.(b) in Section D. Density and replace it with a new Sub-section D.1.(b) as 
follows: 
 
Delete Section "D. Density" and replace it with a new Section "D. Density" as follows: 
"(b) Permitted Unit Density Increases: 

If amenity contributions are provided in accordance with Schedule G, unit density may be 
increased as follows: 
(a) Maximum 34.1 dwelling units per hectare; and 
(b) Maximum floor area ratio of 0.70 excluding the indoor amenity space requirement 

(pursuant to Section J.1. of this Zone)." 
 
3. Yards and Setbacks 

Delete Section "F. Yards and Setbacks" and replace it with a new Section "F. Yards and Setbacks" as 
follows: 
"F. Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 

Front 
Yard  

(east) 

Rear 
Yard 

(west) 

Side 
Yard 

(north) 

Side  
Yard 

(south) 

Principal and Accessory Buildings and 
Structures 4.5 m 4.5 m 3.0 m 3.0 m" 

 

 
 
 



 

- 3 - 
 

 
 

4. Height of Buildings 
Delete Section "G. Height of Buildings" and replace it with a new Section "G. Height of Buildings" as 
follows: 
"G. Height of Buildings 

1.  Principal Buildings: 
Principal building height shall not exceed 11.8 m." 
 

5. Special Regulations 
Delete Sub-section J.2. in Section J. Special Regulations and renumber the remaining Sub-sections 
accordingly. 

 
6. Subdivision 

Delete Section "K. Subdivision" and replace it with a new Section "K. Subdivision" as follows: 
 "K. Subdivision 

1. Minimum Lot Sizes: 
Lots created through subdivision except strata lots, shall conform to the following 
minimum standards: 
(a) Lot Area:  Minimum 11,930 sq. m; 
(b) Lot Width:  Minimum 52 m; and 
(c) Lot Depth:  Minimum 52 m." 

 
 



 

City of Surrey 
PLANNING & DEVELOPMENT REPORT 

                Application No.:  7923-0325-00 
 

Planning Report Date:  October 21, 2024 

PROPOSAL: 

• Rezoning from RA to R3 and R4 

to subdivide into one R3 lot and two R4 lots. 

LOCATION: 16589 - 78 Avenue 

ZONING: RA 

OCP DESIGNATION: Urban  

NCP DESIGNATION: Urban Residential 
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RECOMMENDATION SUMMARY 
 

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

 
DEVIATION FROM PLANS, POLICIES OR REGULATIONS 
 

• None. 
 
 
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 permitted for the subject rezoning application as the proposed rezoning 
is consistent with the Official Community Plan (OCP). As such, Council is requested to 
endorse the Public Notification to proceed for the proposed Rezoning By-law. The Rezoning 
By-law will be presented to Council for consideration of First, Second, and Third Reading, 
after the required Public Notification is complete, with all comments received from the Public 
Notification presented to Council prior to consideration of the By-law readings.  
 

• The proposal complies with the Urban Residential designation in the Fleetwood Plan (NCP) 
 

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

 

• The proposed density and building form are appropriate for this part of Fleetwood. 
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RECOMMENDATION 
 
The Planning & Development Department recommends that: 
 
1. Council endorse the Public Notification to proceed for a By-law to rezone the subject site 

from "Acreage Residential Zone (RA)" to "Urban Residential Zone (R3)" for Block A on the 
attached Survey Plan and "Small Lot Residential Zone (R4)" for Block B on the attached 
Survey Plan. (Appendix I)  
 

2. 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) the applicant adequately address the City’s needs with respect to the City’s 

Affordable Housing Strategy, to the satisfaction of the General Manager, Planning 
& Development Services; and 

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

and Development Department. 
 
 

SITE CONTEXT & BACKGROUND 
 

Direction Existing Use OCP/NCP 
Designation 

Existing Zone 
 

Subject Site Single Family 
Dwelling 

Urban/Urban 
Residential 

RA 

North: 
 

Single Family 
Dwellings 

Urban/ Urban 
Residential  

R3 

East (Across 166 Street): 
 

Single Family 
Dwelling 

Urban/ Urban 
Residential  

R3 

South (Across 78 Avenue): 
 

Single Family 
Dwellings 

Suburban/ NA R2 

West: Single Family 
Dwelling 

Urban/ Urban 
Residential  

RA 

 
Context & Background  
 

• The subject property is located at 16589 - 78 Avenue in Fleetwood.  It is 1,454 square metres in 
size and zoned "Acreage Residential Zone (RA)".  It is designated as "Urban" in the OCP and 
"Urban Residential" in the Fleetwood Plan.  
 

• The subject property is within 800 metres of the future Bakerview – 166 Street Station and is 
within a Tier 3 Transit Oriented Area.  
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• As the subject site is located within a Transit Oriented Area (TOA) associated with the future 
Bakerview-166 Street SkyTrain Station along the Surrey-Langley SkyTrain corridor, per Sub-
Section B.1.(b)i of both the R3 and R4 Zones, the maximum number of dwelling units 
permitted on each of the subject lots will be two (2), with the principal use limited to a single 
family dwelling with one additional accessory dwelling such as secondary suite, garden suite 
or coach house uses.   
 
 

DEVELOPMENT PROPOSAL 
 
Planning Considerations 
 

• The applicant is proposing to rezone the subject property from "Acreage Residential Zone 
(RA)" to "Urban Residential Zone (R3)" and "Small Lot Residential Zone (R4)" in order to 
permit subdivision from one to three lots (one R3 lot and two R4 lots).   
 

 Proposed 

Lot Area 

Gross Site Area: 0.15 ha 
Road Dedication: N/A 
Undevelopable Area: N/A 
Net Site Area: 0.15 ha 

Number of Lots: 3 

Unit Density: 20 uph 

Range of Lot Sizes R3 = 560 sq. m.  R4 = 336 to 380 sq. m.  

Range of Lot Widths R3 = 15 m.; R4 = 18 m. 

Range of Lot Depths R3 = 37 m; R4 = 24 m. 

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

to the completion of Engineering servicing requirements as outlined 
in Appendix II. 
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School District: The School District has advised that there will be approximately 3 

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

Parks, Recreation & 
Culture: 
 

Parks accepts the removal of 3 city trees, labeled ci1, ci2, and ci3, as 
recommended in the project arborist's report dated July 16, 2024. 
Parks requires 2:1 compensation into the Green City Program for these 
removals. Compensation to be collected by Trees and Landscaping 
and paid prior to Final Adoption. 
 
William Watson Park is the closest park with natural area and a park 
pathway. It is 140 metres walking distance from the development. 
 

 
Transportation Considerations 
 

• Vehicular access for the R3 lot will be from 166 Street and 78 Avenue for the two R4 lots. 
 

• The subject site is about 550 metres from the closest bus stops on 168 Street. Transit route 320 
provides connection between Langley Centre and Surrey Central Station. Transit route 395 
provides connection between Langley Centre and King George Station route.  
 

• Except for sidewalks, there are no cycle tracks, bicycle lanes or multi-use pathways in the area.  
 
Sustainability Considerations 
 

• The applicant has met all of the typical sustainable development criteria, as indicated in the 
Sustainable Development Checklist. 
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POLICY & BY-LAW CONSIDERATIONS 
 
Regional Growth Strategy 
 

• The property is designated "General Urban" in the Regional Strategy (RGS). General Urban 
areas are intended for residential neighborhoods. The proposed residential development 
complies with the RGS designation for the site. 

 
Official Community Plan 
 
Land Use Designation 
 

• The property is designated "Urban" in the Official Community Plan (OCP) with a maximum 
density of up to 37 units per hectare (uph). The Urban designation is intended to support low 
and medium density residential neighborhoods. The development proposes a unit density of 
20 uph which complies with the "Urban" designation in the OCP.   

 
Themes/Policies 
 

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

 
o A1.5a:  Support Frequent Transit Corridors, Frequent Transit Development Areas  

(FTDA) and Skytrain Corridor Planning Areas (Figure 22) as priority development 
areas for Surrey to accommodate an increased proportion of density and growth. 
 

o A4.9:  Receive and process land development applications for rezonings, Development 
Permits or subdivisions only after Stage 1 of a Neighbourhood Concept Plan is 
approved. Final approval of development applications that are consistent with the 
Neighbourhood Concept Plan will only be considered after Stage 2 of the NCP is 
approved and only as is consistent with the procedures outlined in the 
Implementation Section of this Official Community Plan. 

 
Secondary Plans 
 
Land Use Designation 
 

• The site is designated "Urban Residential" in the Fleetwood Plan. The development proposal 
complies with this designation. 

 
Themes/Objectives 
 

• The Fleetwood Plan will support the extension of the Surrey Langley Skytrain and guide the 
growth of Fleetwood over the next 30 years. A key feature of the plan is an employment 
district around the Bakerview – 166 Street Station, which is within 800 metres of the proposed 
development.   
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• One of the guiding principles of the Fleetwood Plan is focused growth. A variety of residential 
designations are included in the Land Use Concept to support a diversity of housing options. 
A greater variety of housing types will support a full range of housing needs for young 
families, working professionals, and seniors. The proposed development will meet this guiding 
principle and objective. 

 
Zoning By-law  
 

• The applicant proposes to rezone the subject site from RA to R3 and R4. 
 

• The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law, including the R3, R4 and parking requirements.  

 

R3 Zone (Part 15) Permitted and/or 
Required  

Proposed 

Unit Density: 2.5 uph or 14.8 uph with 
amenity contributions 

16.6 uph  

Yards and Setbacks 

Front Yard (east): 6.5 metres 6.5 metres 

Side Yard (north & south): 1.8 metres 1.8 metres 

Side Yard Flanking (direction): N/A N/A 

Rear (west): 7.5 metres 7.5 metres  

Lot Size 

Lot Size: 560 square metres 560 square metres  

Lot Width: 15 metres 15 metres 

Lot Depth: 28 metres 37 metres 

Parking (Part 5) Required  Proposed 

Number of Spaces 
2 parking spaces + 1 parking 
space for secondary suite or 
garden suite  

TBD 
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R4 Zone (Part 16) Permitted and/or 
Required  

Proposed 

Unit Density: 2.5 uph or 28 uph with 
amenity contributions 

Interior (Lot 2) 25 uph 
Corner (Lot 1) 25 uph 

Yards and Setbacks 

Front Yard (south):  
Corner (Lot 1) 
Interior (Lot 2)  

5.5 metres 
5.5 metres  

5.5 metres 
5.5 metres 

Side Yard: 
Corner Lot 1 (west) 
Interior Lot 2 (east and west) 

1.2 metres 
1.2 metres  

1.2 metres 
1.2 metres  

Side Yard Flanking: 
Corner (Lot 1) (east) 
Lot 2 (not applicable) 

1.2 metres 
1.2 metres  

1.2 metres 
1.2 metres  

Rear (north): 
Corner (Lot 1)  
Interior (Lot 2) 

7.5 metres 
7.5 metres 

7.5 metres 
7.5 metres  

Lot Size 

Lot Sizes: (Type II)  Interior (Lot 2) 336 sq. m.  
Corner (Lot 1) 380 sq. m. 

Interior (Lot 2) 446 sq. m.  
Corner (Lot 1) 440 sq. m.  

Lot Width: (Type II) Interior (Lot 2) 13.4 metres 
Corner (Lot 1) 15.4 metres 

Interior (Lot 2) 18 metres 
Corner (Lot 1) 18 metres  

Lot Depth: (Type II)  Interior (Lot 2) 24 metres 
Corner (Lot 1) 24 metres  

Interior (Lot 2) 24 metres 
Corner (Lot 1) 24 metres  

Parking (Part 5) Required  Proposed 

Number of Spaces 
2 parking spaces + 1 parking 
space for secondary suite or 
garden suite 

TBD  

 

• As previously noted, the subject site is located within a TOA associated with the future 
Bakerview-166 Street SkyTrain Station.  The maximum number of dwelling units permitted on 
each of the subject lots will be two (2), with the principal use limited to a single family 
dwelling with one additional accessory dwelling such as secondary suite or a garden suite.   
 

Lot Grading and Building Scheme 
 

• The applicant retained Gurinder Dhaliwal of Marq Consulting as the Design Consultant. The 
Design Consultant conducted a character study of the surrounding homes and based on the 
findings of the study, proposed a set of building design guidelines (Appendix IV). 
 

• Styles recommended for this site include massing designs using new standards for a more 
suitable architectural context. New homes will exhibit mid-scale massing with interesting 
architectural elements and projections at the front façade. Roof slopes of 6:12 or higher are 
recommended using asphalt shingles or asphalt shake roofs. Reasonable flexibility for exterior 
wall cladding will be permitted provided the overall quality meets or exceeds common 
standards for the new R3 and R4 Zones. 
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• A preliminary lot grading plan, submitted by Hub Engineering Inc., and dated 
February 28, 2024 has been reviewed by staff and found to be generally acceptable. The 
applicant does propose in-ground basements. The feasibility of in-ground basements will be 
confirmed once the City’s Engineering Department has reviewed and accepted the applicant’s 
final engineering drawings. 

 
Capital Projects Community Amenity Contributions (CACs) 
 

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

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

 
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 on a per new-unit basis 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 contribute $1,132.92 per new lot to support the development 
of new affordable housing. 

 
PUBLIC ENGAGEMENT 
 
• Pre-notification letters were sent on July 24, 2024, and the Development Proposal Sign was 

installed on February 1, 2024 and updated reflecting the new zones on September 23, 2024. 
Staff received four responses from neighbouring homeowners. (staff comments in italics)  

 
(Concerns received from neighbouring homeowners were about lot sizes, access to the new 
lots, parking, school capacity and retention of a big tree on 166 Street. Staff went over the 
eventual lot sizes and driveway locations of each lot upon subdivision and explained how the 
newly created lots meet the OCP and NCP designations.  Staff also explained that the lots 
are within Tier 3 of the Bakerview - 166 Street Station Transit Oriented Area which removes 
residential parking minimums.   
 
Staff acknowledged that William Watson Elementary School and Fleetwood Park Secondary 
School are operating beyond capacity. Plans for additional elementary schools and a 500-
capacity addition to Fleetwood Park Secondary were conveyed to the resident.  
 
Based on the approved Arborist Report submitted by the applicant, staff confirmed that the 
big Douglas Fir along 166 Street will be retained.) 
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• The subject development application was reviewed by the Fleetwood Community Association 

and the Surrey Board of Trade. Staff received an inquiry from the Fleetwood Community 
Association. (staff comments in italics) 
 

(The Fleetwood Community Association inquired if the application had a Development 
Variance Permit (DVP) associated with it. Staff advised that no DVP application was 
received.) 

 
 
TREES 
 

• Adrian Szabunio, ISA Certified Arborist of Woodridge Tree Consulting Arborists Ltd. 
prepared an Arborist Assessment for the subject site. The table below provides a summary of 
the proposed tree retention and removal. A detailed list of the proposed tree retention and 
removal by tree species can be found in Appendix V. 
 

• 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 Onsite Tree Preservation by Tree Species: 

 Existing Remove Retain 

Alder/Cottonwood (outside riparian area)  0 0   0 

Deciduous Trees 3 1 2 

Coniferous Trees 21 17 4 

Onsite Tree Totals 24 18 6 

Onsite Replacement Trees Proposed  18 

Total Onsite Retained and Replacement Trees 24 

  

• The Arborist Assessment states that there are a total of 24 bylaw protected trees on the site. 
Additionally, there is 1 bylaw protected offsite tree and 5 bylaw protected City trees within 
proximity of the proposed development.  The applicant proposes to retain 6 onsite trees as 
part of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading.  
 

• 3 additional City trees are noted (Appendix V) for removal as the building footprints are 
within the tree protection zone (TPZ) or the tree is located within a hedgerow that is 
recommended for removal.  
 

• 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 proposed total of 42 replacement trees on the site.  The proposed 18 
replacement trees can be accommodated on the site, and the proposed deficit of 24 
replacement trees will require an estimated cash-in-lieu payment of $13,200, representing $550 
per tree, to the Green City Program, in accordance with the City’s Tree Protection By-law.  

 

• In summary, a total of 18 trees are proposed to be retained or replaced on the site with an 
estimated contribution of $13,200 to the Green City Program. 
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INFORMATION ATTACHED TO THIS REPORT 
 
The following information is attached to this Report: 
 
Appendix I. Block Plan & Proposed Layout 
Appendix II. Engineering Summary  
Appendix III. School District Comments  
Appendix IV. Building Design Guidelines Summary 
Appendix V. Summary of Tree Survey, Tree Preservation and Tree Plans 
Appendix VI. 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: September 29, 2024 PROJECT FILE: 7823-0325-00

RE: Engineering Requirements
Location:  16589 78 Ave           

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
 Dedicate 3 m by 3 m corner cut at the intersection of 78 Ave and 166 St
 Register 0.5 m SRW along 78 Ave and 166 St.

Works and Services
 Construct the north side of 78 Ave.
 Construct the west side of 166 St.
 Construct sanitary sewers along 78 Ave and 166 St.
 Provide driveways, drainage, water, and sanitary service connections to each lot.
 Conduct a storm water analysis to assess post development flows to the nearest trunk 

storm mains and address deficiencies as required.

A Servicing Agreement is required prior to Rezone and Subdivision. 

Jeff Pang, P.Eng.
Manager, Development Services

JNC

Appendix II



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

Development Impact Analysis on Schools For:

Application #:  23 0325 00

The proposed development of 3 Single Family with Suite 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 2

Elementary School = 1

Secondary School = 1

Total Students = 2

William Watson Elementary

Enrolment 457

Operating Capacity 332

# of Portables 6

Fleetwood Park Secondary

Enrolment 1733

Operating Capacity 1200

# of Portables 12

William Watson 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.

Fleetwood Park Secondary

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

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

Projected Number of Students From This Development In:

Current Enrolment and Capacities:

 

William Watson Elementary is operating over capacity and requires 6 portables for enrolling space.  It 
is anticipated more portables will be placed on the site in the coming years to accommodate enrolment 
growth.  The projections do not include for the pending land use amendments to revise existing 
residential zoning to higher densities to support future SkyTrain ridership.  These enrolment 
projections should be considered very conservative at this time.   

With 152nd Street to the west, Fraser Highway to the North and the ALR to the south, the Fleetwood 
area is contained within these barriers.  Three elementary schools and one Secondary serve this 
community. The elementary schools consist of: William Watson, Walnut Road and Coyote Creek.  As 
both 152nd and Fraser Highway are major arterial roads, catchments have been created to ensure 
families/children do not have to cross such major roadways for safety reasons.  Therefore, all new 
enrolling spaces constructed to relieve pressure in the Fleetwood area must fall within the Fleetwood 
boundaries as described. 
 
In the fall 2020, the District opened a four‐classroom addition at Coyote Creek Elementary, which has 
provided some enrolment relief by emptying two existing enrolling portables.  To further relieve 
current enrolment presures in the Fleetwood area,  the Surrey School District  has submitted as part of 
the  2024/2025 Five Year Capital Plan submission to the Ministry of Education, a request for a 12‐
classroom addition at Walnut Road and a 22‐classroom addition at William Watson.   As part of the 
District’s Long Range Facility Plan 2020/21, the District recognizes that these additions will not be 
enough to accommodate any growth associated with the pending land use amendments mentioned 
above  and has laid out a longer term strategy for the Fleetwood area.  With this in mind, the District 
has also included requests for elementary sites for  future elementary schools in the area as part of the 
said Capital Plan submission.   The Ministry has yet to approve capital funding for any of these projects.

Fleetwood Secondary total enrollment, as of September 2022, is 1632 and projected to grow over the 
next 10 years. There are currently 7 portables on site.  The school’s capacity is 1200. The Ministry of 
Education supported the District to prepare a feasibility study for a 500‐capacity addition for 
Fleetwood Park Secondary. No funding has been approved to move the project into design and 
construction.   

February 15, 2024
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 130 - 1959 152nd Street POB #521, Surrey BC, V4A 0C4  |   www.woodridgetree.com 

 Tree Preserva�on Summary 
 Surrey Project No:  Address:  16589 78 Avenue, Surrey 

 Registered Arborist:   Woodridge Tree Consul�ng Arborists Ltd., Adrian Szabunio PR 5079A 

 On-Site Trees  Number of Trees  Off-Site Trees  Number of Trees 

 Protected Trees Iden�fied *  24  Protected Trees Iden�fied  6 

 Protected Trees to be Removed  18  Protected Trees to be Removed  3 
 Protected Trees to be Retained  (excluding trees within 
 proposed open space or riparian areas)  6  Protected Trees to be Retained  3 

 Total Replacement Trees Required: 

 -  Alder & Co�onwoods to be removed (1:1) 
 0     X    one (1)    =   0 

 -  All other species to be removed (2:1) 
 18      X    two (2)    =  36 

 36 

 Total Replacement Trees Required: 

 -  Alder & Co�onwoods to be removed (1:1) 
 0     X    one (1)    =   0 

 -  All other species to be removed (2:1) 
 3     X    two (2)    =   6 

 6 

 Replacement Trees Proposed  18  Replacement Trees Proposed  0 
 Replacement Trees in Deficit  18  Replacement Trees in Deficit  6 
 Protected Trees to be Retained in Proposed Open Space 
 or Riparian Areas  0 

 *on-site and shared trees, including trees within boulevards and proposed streets and lanes, but excluding trees in proposed open space or riparian areas 

 Summary, report and plan prepared and submi�ed by: 

 July 16, 2024 
 (Signature of Arborist)  Date 

 Arborist Report for  16589 78 Avenue, Surrey 
 Prepared for Harj Sull,  604-831-2843, harjsull6@gmail.com 

 Page  25 

21

42

24

*No off-site, private trees will be removed.
JR, Sept 19, 2024

Appendix V



The data provided is compiled from various sources and is NOT warranted as to its accuracy or sufficiency by the City of Surrey.
This information is provided for information and convenience purposes only.  Lot sizes, legal descriptions and encumbrances must be
confirmed at the Land Title Office.  Use and distribution of this map is subject to all copyright and disclaimer notices at cosmos.surrey.ca F
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CITY OF SURREY 
 

BYLAW NO. 21442 
 

A bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended. 
.................................................................................................... 

 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended pursuant to 

the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015, c.1, as amended, by 

changing the classification of the following parcels of land, presently shown upon the maps 

designated as the Zoning Maps and marked as Schedule A under Part 3 of Surrey Zoning 

By-law, 1993, No. 12000, as amended, as follows: 

 
FROM: ACREAGE RESIDENTIAL ZONE (RA) 
TO: URBAN RESIDENTIAL ZONE (R3) 

 
Portion of PID: 005-347-157 

Lot 7 Section 24 Township 2 NWD Plan 9692 
 

(Portion of 16589 – 78 Avenue) 
 
 

Shown on the Survey Plan labelled Block A, containing 559.8 square metres, 
attached as Schedule A,  

 
 

FROM: ACREAGE RESIDENTIAL ZONE (RA) 
TO: SMALL LOT RESIDENTIAL ZONE (R4) 

 
Portion of PID: 005-347-157 

Lot 7 Section 24 Township 2 NWD Plan 9692 
 

(Portion of 16589 – 78 Avenue) 
 
 

Shown on the Survey Plan labelled Block B, containing 890.5 square metres, 
attached as Schedule A, certified correct by Gene Paul Mikula, B.C.L.S.  

on the 1st day of October, 2024. 
 
 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No. 21442". 

 

  



 

CLK-60.DOT 
- 2 - 

PASSED FIRST READING on the  th day of   , 20  . 

PASSED SECOND READING on the  th day of   , 202  . 

PASSED THIRD READING on the  th day of   , 20  . 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20 . 

 
 

                                                                MAYOR 

 

                                                                CLERK 



SCHEDULE A 

 

21442 



City of Surrey
PLANNING & DEVELOPMENT REPORT

               Application No.: 7923-0128-00

Planning Report Date:  October 21, 2024

PROPOSAL:

 NCP Amendment to the South Newton NCP from 
Suburban Residential ½ Acre to Suburban 
Residential ¼ Acre

 Rezoning from R1 to R2
 Development Variance Permit

to allow subdivision into three (3) single family lots.

LOCATION: 14633 - No 10 (56 Avenue) Highway

ZONING: R1

OCP DESIGNATION: Urban 

NCP DESIGNATION: Suburban Residential ½ Acre
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RECOMMENDATION SUMMARY

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

 Approval for Development Variance Permit to proceed to Public Notification.

DEVIATION FROM PLANS, POLICIES OR REGULATIONS

 Proposing an amendment to the South Newton Neighbourhood Concept Plan (NCP) from 
"Suburban Residential ½ Acre" to "Suburban Residential ¼ Acre".

 Proposing to reduce the lot width requirements of the Quarter Acre Residential (R2) Zone 
from 24 meters to 13.8 meters.

 Proposing to reduce the front yard setback requirements of the Quarter Acre Residential (R2) 
Zone from 7.5 meters to 6.5 meters. 

 Proposing to reduce the side yard setback requirements of the Quarter Acre Residential (R2) 
Zone from 2.4 meters to 1.8 meters. 

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 includes an amendment to the South Newton Neighbourhood Concept Plan 
(NCP). The proposed "Suburban Residential ¼ Acre" designation and proposed Quarter Acre 
Residential Zone (R2) lots are a suburban type of lot that are appropriate for suburban infill 
development in this neighbourhood. The proposal will follow the pattern of redevelopment in 
this neighbourhood, providing an appropriate lot size transition between land designated 
"Single Family Residential" to the east and land designated "Suburban Residential ½ Acre to 
the west.

 Proposed Lots 1, 2 and 3 are over 84 meters in depth, exceeding the minimum lot depth 
requirement of the R2 Zone. Additionally, the proposed Lot sizes of 1,163 square meters exceed 
the minimum lot size requirement of the R2 Zone.

 The proposal includes vehicular access from the rear only by utilizing the rear access 
easement from 146 Street that was provided under previous Development Application 
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No.7907-0234-00 to the subject property in order to ensure access could be provided in the 
event of subdivision. Access from Highway No. 10 is not supported from the Ministry of 
Transportation and Infrastructure. 

 The applicant will provide a density bonus amenity contribution consistent with the Tier 2
Capital Projects Community Amenity Contributions (CACs), in support of the requested
increased density.

RECOMMENDATION

The Planning & Development Department recommends that:

1. Council endorse the Public Notification to proceed for a By-law to rezone the subject site 
from "Suburban Residential Zone" (R1) to "Quarter Acre Residential Zone" (R2).

2. Council approve Development Variance Permit No. 7923-0128-00 (Appendix VII) varying 
the following, to proceed to Public Notification:

(a) to reduce the minimum lot width of the R2 Zone from 24 metres to 13.8 metres for 
proposed Lots 1, 2 and 3;

(b) to reduce the minimum front yard setback of the R2 zone from 7.5 meters to 6.5 
meters for proposed Lots 1, 2 and 3.

(c) to reduce the minimum side yard setback from 2.4 meters to 1.8 meters for 
proposed Lots 1, 2 and 3.

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

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

(b) submission of a subdivision layout to the satisfaction of the Approving Officer;

(c) Approval from the Ministry of Transportation & Infrastructure;

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

(e) the applicant satisfy the deficiency in tree replacement on the site, to the 
satisfaction of the Planning and Development Department;

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

(g) demolition of existing buildings and structures to the satisfaction of the Planning 
and Development Department; and
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(h) registration of a Restrictive Covenant to prohibit habitable buildings in the area 
north of the safety line as shown on Appendix I

(i) registration of a combined Section 219 Restrictive Covenant/access easement to 
prohibit direct vehicular access to Highway 10 and ensure access to proposed Lots 
1, 2 and 3 is from the rear driveway.

4. Council pass a resolution to amend the South Newton Neighbourhood Concept Plan 
(NCP) to redesignate the land from Suburban Residential ½ Acre to Suburban Residential 
¼ Acre when the project is considered for final adoption.

SITE CONTEXT & BACKGROUND

Direction Existing Use OCP/NCP 
Designation

Existing Zone

Subject Site Single Family 
Residential

Urban/ Suburban 
Residential ½ Acre

R1

North: Single Family 
Dwelling

Urban/ Suburban 
Residential ½ Acre

CD Zone Bylaw 
No. 16678 (Based 
on R1)

East: Single Family 
Dwelling

Urban/ Suburban 
Residential ½ Acre

R1

South (Across Highway 10 (56 
Ave)):

Single Family 
Dwelling

Suburban R1

West: Single Family 
Dwelling

Urban/ Suburban 
Residential ½ Acre

R1

Context & Background 

 The subject site is 0.35 hectares and is located north of Highway 10 (56 Avenue) and 
approximately 50 metres to the east of 146 Street.

 The subject site is designated "Urban" in the Official Community Plan (OCP), "Suburban 
Residential ½ Acre" in the South Newton Neighbourhood Concept Plan (NCP) and is zoned 
"Suburban Residential Zone (R1)."

 Suburban Residential ¼ Acre lots have previously been introduced into this neighbourhood as 
a compatible type of suburban infill development. To the East of the subject site, 
Development Application No.7921-0175-00 received final adoption on February 26, 2024 to 
rezone from RH to CD based on RQ to allow subdivision into 2 lots. Further to the East of the 
subject site, Development Application No.7921-0202-00 received initial Conditional Approval 
on January 16, 2023 to rezone from RH to RQ to allow subdivision into 2 single family lots.

 The property currently has an existing home and driveway access directly from Highway 10 
(56 Avenue). As the property only has vehicular access from the frontage along Highway 10, 
previous Development Application No.7907-0234-00 was required to provide an access 
easement from 146 St to the subject property in order to ensure access could be provided in 
the event of subdivision. 
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DEVELOPMENT PROPOSAL

Planning Considerations

 The applicant is proposing to rezone the site from "Suburban Residential Zone (R1)" to 
"Quarter Acre Residential Zone (R2)" and to amend the South Newton Neighbourhood 
Concept Plan (NCP) to designate the site from "Suburban Residential ½ Acre" to "Suburban 
Residential ¼ Acre", to facilitate subdivision into 3 single family lots. 

 To facilitate this subdivision, the applicant is proposing a Development Variance Permit to 
reduce the lot widths of proposed Lots 1, 2 and 3 from the minimum 24 meters to 13.8 meters.

 The DVP for lot width is considered suitable since the lots have significant depth, exceed the 
R2 area minimum and this portion along Highway 10 has non-uniform lot widths and 
streetscape appearance.

 The DVP for front yard setback is appropriate in order to accommodate the proposed 
Restrictive Covenant prohibiting habitable buildings in the area north of the fire safety line as 
shown in Appendix I. 

Proposed
Lot Area
Net Site Area: 0.35 hectares (3,480 square meters)
Number of Lots: 3
Lot Size 1163 square meters each
Lot Widths 13.8 meters
Lot Depth 84.3 meters
Unit Density 8.6 lots per hectare

Referrals

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

School District The School District has advised that there will be approximately 2 
school-age children generated by this development, of which the 
School District has provided the following expected student 
enrollment. 

1 Elementary student at Cambridge School
1 Secondary student at Sullivan Heights School

(Appendix III)
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Parks, Recreation & 
Culture:

Parks has no concerns with this proposal.

The closest active park is Goldstone Park and is 450 metres away, 
and the closest natural area is Bob Rutledge Park and is 575 metres 
away. 

Ministry of Transportation 
& Infrastructure (MOTI):

MOTI has granted preliminary approval of the proposal for 1 year.

No direct vehicular access will be permitted to Highway 10 (56 
Avenue). No on-site drainage shall be directed to MOTI drainage 
systems. All access must be obtained via the rear driveway access 
easement. A combined Section 219 Covenant/access easement is a 
requirement of approval. Provincial Approving Officer approval is 
required as the proposed subdivision is adjacent to a controlled 
access highway.

Surrey Fire Department: No objection to the proposed subdivision. Further comments will 
be made at the future Building Permit stage. The lots will be Fire 
serviced from along the frontage.

Transportation Considerations

 Vehicle access for the existing lot currently utilizes driveway access from Highway 10 (56 
Avenue). Under the proposal this driveway access from Highway 10 will be removed and 
vehicular access for proposed Lots 1, 2 and 3 will instead utilize the rear vehicular access 
easement in order to meet MOTI conditions, which do not permit direct vehicular access to 
Highway 1o for the proposed lots.

POLICY & BY-LAW CONSIDERATIONS

Official Community Plan

Land Use Designation

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

Themes/Policies

 A3.1: Permit gradual and sensitive residential infill within existing neighbourhoods, 
particularly in areas adjacent to Town Centres, neighbourhood centres and transit corridors, 
in order to support significant transit improvements, utilize existing infrastructure and 
implement improvements to the public realm. 

(The proposed development is representative of a suburban type of lot that will provide 
an appropriate transition between higher-density Single Family Residential Lots 
designated land to the east and lower-density Suburban Residential ½ Acre land to the 
west. The proposed development is near the Panorama Village neighbourhood centre at 
the intersection of 152 Street and No 10 (56 Avenue) Highway.) 
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 A3.5: Support infill development that is appropriate in scale and density to its neighbourhood 
context and that uses compatible design to reinforce neighbourhood character. 

(The lot sizes are compatible within the context. The applicant has provided Design 
Guidelines for the proposed development based on a Character Study evaluating the 
form and character of the residential neighbourhood surrounding the subject site.)

 
Secondary Plans

Land Use Designation

 The property at 14633 – No 10 (56 Avenue) Highway is designated "Suburban Residential ½ 
Acre" in the South Newton Neighbourhood Concept Plan (OCP). 

Amendment Rationale

 The applicant proposes an NCP amendment to redesignate 14633 – No 10 (56 Avenue) 
Highway from "Suburban Residential ½ Acre" to "Suburban Residential ¼ Acre". 

 The South Newton NCP was first approved by Council in May 1999. Under Development 
Application No. 7918-0167-00, Council passed a resolution to introduce the "Suburban 
Residential ¼ Acre" land use designation to the South Newton NCP on July 22, 2019. 
Subsequently, additional infill proposals have followed, Development Application No.7920-
0145-00 to the east of the subject property, was approved for rezoning to R2 Zone and an 
amendment to the "Suburban Residential 1/4 Acre designation on July 29, 2021.

 The proposed lots would be narrower in width relative to this suburban pocket. However, the 
"Suburban Residential ¼ Acre" designation is still representative of a suburban type of lot. The 
proposed lots at 1163 square metres, exceed the R2 lot area minimum (930 square metres) and 
this portion along Highway 10 has non-uniform lot widths and streetscape appearance.

 The proposed development will be subject to the Tier 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation, as described in the 
Community Amenity Contribution section of this report.

Themes/Objectives

 The proposal is consistent with the following NCP goals and objectives:

o Protect development patterns and character of existing single family urban and suburban 
subdivisions in planning for future land uses;

o Ensure that the types of and densities of land uses in South Newton are in keeping with 
the hierarchy of urban centres promoted in the OCP; and

o Providing a mix of housing densities and types to accommodate a range of needs.
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Zoning By-law  

 The applicant proposes to rezone the subject site from "Suburban Residential Zone (R1)" to 
"Quarter Acre Residential Zone (R2)".

 The table below provides an analysis of the development proposal in relation to the 
requirements of the Zoning By-law, including the "Quarter Acre Residential Zone (R2)".

R2 Zone (Part 15C) Permitted and/or 
Required Proposed

Unit Density: 10 lots per hectare 8.6 lots per hectare
Yards and Setbacks
Front Yard:
Side Yard:
Rear Yard:

7.5 meters
2.4 meters
7.5 meters

6.5 meters*
1.8 meters*
7.5 meters

Lot Size
Lot Size: 930 square meters 1163 square meters
Lot Width: 24 meters 13.8 meters*
Lot Depth: 30 meters 84.3 meters

*Development Variance Required

Lot Width and Front Yard Setback Variance

 The applicant is requesting the following variances:

o to reduce the minimum lot width of the R2 Zone from 24 metres to 13.8 metres for 
proposed Lots 1, 2 and 3.

o to reduce the minimum front yard setback of the R2 zone from 7.5 meters to 6.5 
meters for proposed Lots 1, 2 and 3.

o to reduce the minimum side yard setback from 2.4 meters to 1.8 meters for proposed 
Lots 1, 2 and 3.

 Proposed Lots 1, 2 and 3 are over 84 meters in depth, exceeding the minimum lot depth 
requirement of the R2 Zone (30 meters). Additionally, the proposed Lot sizes of 1163 square 
meters exceed the minimum lot size requirement of the R2 Zone (930 square metres) and are 
in keeping with the suburban character of the neighbourhood. 

 Vehicle access for proposed Lots 1, 2 and 3 are restricted to the rear driveway easement and 
will not be permitted to have direct vehicular access to Highway 10 in accordance with MOTI 
requirements. The proposed lot width and side yard setback variances allow for all three 
proposed lots to be accessed via the rear easement. 

 The proposed buildable area is restricted to the area south of the fire safety line shown in 
Appendix I, as such the proposed front yard setback variance is reasonable while maintaining 
a suburban type of lot.
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 While the proposed lots are narrower than a typical suburban lot type, they will not be fully 
visible from major roads given the presence of an existing sound attenuation fence along 
Highway No. 10. Similarly, development of habitable space in the rear yards is not supported 
as these areas cannot be serviced by the Fire Department and thus the potential impact on 
surrounding property’s should be minimized with lots located on the south of the property.

 Staff support the requested variances to proceed for consideration.

Lot Grading and Design Guidelines

 The applicant retained Angus J. Muir of AJ Muir Design Ltd. as the Design Consultant. The 
Design Consultant conducted a character study of the surrounding homes and based on the 
findings of the study, proposed a set of building design guidelines (Appendix VI)

 Styles recommended for this site include Modern Prairie, Modern Farmhouse, or 
Contemporary-Traditional.

 A preliminary lot grading plan, submitted by Aplin & Martin Consultants Ltd., and dated 
August 13, 2024, has been reviewed by staff and found to be generally acceptable. The 
applicant does propose in-ground basements. The feasibility of in-ground basements will be 
confirmed once the City’s Engineering Department has reviewed and accepted the applicant’s 
final engineering drawings.

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 2 Capital Plan Project CACs for 
proposed density greater than the Secondary Plan designation.

 The applicant will be required to provide the per lot flat rate for the number of lots 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.

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 lot 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. 
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 The applicant will be required to contribute $1,113.92 per new lot to support the development 
of new affordable housing. 

PUBLIC ENGAGEMENT

 Pre-notification letters were sent on November 10, 2023, and the Development Proposal Signs 
were installed on November 28, 2023. Staff was contacted by a homeowner at an adjacent 
property to the north of the subject site. That lot utilizes the 4.5 m wide driveway easement 
from 146 Street. They expressed concern that the proposed new development on the subject 
site would increase traffic on the driveway. Staff noted that the driveway easement was put in 
place several years ago specifically to allow access for the subject property and any 
subdivision. 

TREES

 Anne Kulla and Tony Zang, ISA Certified Arborists of Huckleberry Landscape Design prepared 
an Arborist Assessment for the subject site. The table below provides a summary of the 
proposed tree retention and removal. A detailed list of the proposed tree retention and 
removal by tree species can be found in (Appendix IV):

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

Table 1: Summary of Proposed Onsite Tree Preservation by Tree Species:
Existing Remove Retain

Deciduous Trees 4 2 2
Coniferous Trees 23 15 8
Onsite Tree Totals 27 17 10

Onsite Replacement Trees Proposed 11

Total Onsite Retained and Replacement Trees 21

 The Arborist Assessment states that there are a total of 27 bylaw protected on-site and a total 
of 5 protected off-site trees. Additionally, there are no bylaw protected City trees within 
proximity of the proposed development. The applicant proposes to retain 10 onsite trees as 
part of this development proposal. The proposed tree retention was assessed taking into 
consideration the location of services, building footprints, road dedication and proposed lot 
grading. 

 For those trees that cannot be retained, the applicant will be required to plant trees on a 2 to 1 
replacement ratio. There are no Alder/Cottonwood trees. This will require a proposed total of 
34 replacement trees on the site.  Since the proposed 34 replacement trees cannot be 
accommodated on the site, the proposed deficit of 23 replacement trees will require an 
estimated cash-in-lieu payment of $12,650.00, representing $550 per tree to the Green City 
Program, in accordance with the City’s Tree Protection By-law. 

 In summary, a total of 21 trees are proposed to be retained or replaced on the site with an 
estimated contribution of $12,650.00 to the Green City Program.
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INFORMATION ATTACHED TO THIS REPORT

The following information is attached to this Report:

Appendix I. Survey Plan, Proposed Subdivision Layout, Site Plan 
Appendix II. Engineering Summary 
Appendix III. School District Comments 
Appendix IV. Summary of Tree Survey, Tree Preservation and Tree Plans
Appendix V. NCP Plan
Appendix VI. Design Guidelines Summary
Appendix VII. Development Variance Permit No. 7923-0128-00

Ron Gill
Acting General Manager
Planning and Development
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1Project  22-1065A
08 / 08 / 2024

Residential Development

SUBDIVISION CONCEPT

14633 Highway 10, Surrey, BC

Mercier Family Estate

Drawn By: BJ / AR / CV

LEGAL DESCRIPTION
PID 008-374-775

GROSS SITE AREA
0.35 hectares / 0.86 acres 

NET SITE AREA
0.35 hectares / 0.86 acres 

LOT YIELD
Existing: 1 lots
Proposed: 3 lots

DENSITY

EXISTING  DESIGNATIONS

PROPOSED  DESIGNATIONS

OCP: Urban

OCP: Urban

Meters

0 10 20

Zoning: R1

Zoning: R3

NCP: Suburban Residential 1/2 acre,
Buffers

NCP: Single Family
Residential, Buffers

Notes:
1. All dwelling units to be constructed south of the fire
    safety line. No-Build Restrictive Covenants will be
    registered on the title of each proposed lot for the
    areas north of the fire safety line.
2. Three (3) lots would require a 1.2m lot width variance.

Gross Area: 8.6 uph / 3.5 upa
Net Area: 8.6 uph / 3.5 upa
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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: October 15, 2024 PROJECT FILE: 7823-0128-00

RE: Engineering Requirements
Location:  14633 No 10 (56 Ave) Hwy           

NCP AMENDMENT

There are no engineering requirements relative to the NCP Amendment.

REZONE/SUBDIVISION

Property and Right-of-Way Requirements
 Register reciprocal access easement over the rear of proposed lots.

Works and Services
 Extend the drainage main along Hwy 10.
 Prepare a stormwater control plan to assess downstream capacity of existing drainage 

mains and address deficiencies as required.
 Extend the sanitary main along Hwy 10
 Address sanitary constraints within existing 200 mm sanitary main along Hwy 10.
 Provide driveways, water, drainage, and sanitary service connections to each lot.

A Servicing Agreement is required prior to Rezone and Subdivision. 

DEVELOPMENT VARIANCE PERMIT

There are no engineering requirements relative to issuance of the Development Variance Permit. 

Jeff Pang, P.Eng.
Manager, Development Services

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

Development Impact Analysis on Schools For:

Application #:  23 0128 00

The proposed development of 3 Single Family with Suite 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 2

Elementary School = 1

Secondary School = 1

Total Students = 2

Cambridge Elementary

Enrolment 784

Operating Capacity 495

# of Portables 13

Sullivan Heights Secondary

Enrolment 1882

Operating Capacity 1700

# of Portables 11

Cambridge 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.

Sullivan Heights 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:

 

Cambridge Elementary along with Goldstone Park, Woodward Hill and Sullivan Elementary service the 
south Newton community.  All schools work together to meet the in‐catchment demand. With 64th 
Street to the north, ALR to east and south and King George Boulevard to the West, these schools 
catchments are contained within these barriers.  As both 64th and King George serve as major arterial 
roads, catchments have been created to ensure families do not have to cross such major roadways for 
safety reasons.
  
As of September 2023, Cambridge elementary was operating 158%, there are 13 portables on site 
used for enrolling space. Though the school site is large enough to accommodate more portables in 
the future, actual enrolment is almost double of the capacity of the existing school.  The neighbouring 
schools are in a similar situation.  

Enrolment pressure will continue in this area for the next 10 years. To manage this long term demand, 
on June 2020, the Ministry approved design and construction funding to build a new 612‐capacity 
elementary school; located next to the existing Goldstone Park.  The new Snokomish Elementary is 
targeted to open in the Spring of 2026 will provide enrolment relief to the other neighbouring 
schools:  Goldstone Park, Woodward Hill and Cambridge. 

The 700 capacity addition at Sullivan Heights Secondary opened in September 2022 but the school 
has 11 portables and is still operating above capacity even with the addition.

November 22, 2023
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Tree Preservation Summary 

Surrey Project No: 7923 0128 00 

Address: 14633 56 Ave, Surrey 

Registered Arborist: Anne Kulla, Huckleberry Landscape Design 

On-Site Trees  Numbers 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) 

27 

Protected Trees to be Removed  17 

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

10 

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  
17 X two (2) = 34 

34 

Replacement Trees Proposed 11 

Replacement Trees in Deficit 23 

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

0 

Off-Site Trees  Numbers 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) =  ___ 
 

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

0 

Replacement Trees Proposed 0 

Replacement Trees in Deficit 0 

Summary, report and plan prepared and submitted by: 

      Anne Kulla 
Certified ISA Arborist PN-6263A   Certified Tree Risk Assessor no. 334
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· Adopted by Council Resolution December 6, 2004     Amended 31 July 2024

This map is provided as general reference only.  The City of Surrey makes no warrantees, express or implied, 
as to the fitness of the information for any purpose, or to the results obtained by individuals using the information 

and is not responsible for any action taken in reliance on the information contained herein. 

SOUTH NEWTON
NEIGHBOURHOOD CONCEPT PLAN
City of Surrey Planning & Development Department
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BUILDING GUIDELINES SUMMARY 
 

Surrey Project no: 23-0128-00 
Project Location: 14633 56 Avenue, Surrey, B.C.  
Design Consultant: Angus J. Muir – AJ Muir Design Ltd. 
Date: October 10, 2023 
 
The draft Building Scheme proposed for this Project has been filed with the City Clerk. 
The following is a summary of the Residential Character Study and the Design 
Guidelines which highlight the important features and form the basis of the draft 
Building Scheme. 
 

1.     Context Neighborhood and Context Homes 
 

1.1 Establishing the Context Neighborhood: 
 
The Context Neighborhood includes the parent parcel(s) of the proposed development (herein 
called the Subject Site) and surrounding properties. The Context Neighborhood (as outlined 
graphically on Appendix A) was established by considering the geographical area, road system, 
and generally what would be perceived as the neighborhood to which the parent parcel(s) 
belongs. This includes consideration of homes visible from the Subject Site and along the main 
access route. The Context Neighborhood should be seen as the area to which the parent 
parcel(s) is part of, and would be affected by development of the Subject Site as new lots are 
created and added to the neighborhood.  
 
The Context Neighborhood is bounded by 57 Avenue to the north, Highway 10 (56 Avenue) to 
the south, 146 Street to the west and 146A Street to the east. Along 146A Street there are a 
number lots relatively close to the Subject Site which have not been included in the Context 
Neighborhood as the Subject Site is generally not visible from these lots and they do not appear 
to be part of the same neighborhood. The lots immediately to the South of the Subject Site have 
also not been included as Highway 10 (56 Avenue) provides a significant boundary and 
separates the neighborhoods both physically and visually. The Context Neighborhood generally 
consists of homes and properties which front onto 146 Street and the west side of 146A Street. 
 
The greater area beyond the Context Neighborhood is primarily residential neighborhoods 
including RH, RH-G, RQ and RF zoned properties. The Context Neighborhood that was selected 
fairly represents this broader area, and this study would not have different findings if this broader 
area was included within the Context Neighborhood for the sake of this study.  
 

1.2 Establishing Context Homes within the Context Neighborhood: 
 
In the Residential Character Study for this development the properties in the Context 
Neighborhood have been reviewed to determine which will be considered Context Homes and 
have features that are considered when developing the recommendations for the Design 
Guidelines and Building Scheme. The Context Neighborhood is comprised of 18 properties and 
17 homes not including the Subject Site or the home(s) on the Subject Site. After careful review 
7 of the properties have been excluded for reasons outlined in the Residential Character Study, 
and the remaining 11 properties have been determined to be Context Homes. 
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2. Residential Character 

 
2.1 General Description of the Existing and/or Emerging Residential 

Character of the Subject Site and Context Neighborhood: 
 
The Subject Site is located on the east side of 146 Street and fronts onto Highway 10. It currently 
only has access from Highway 10 (56 Avenue). The new layout will create three lots which will 
be accessed from an existing private access to 146 Street, but will retain firefighting access from 
Highway 10 (56 Avenue). All three lots will appear to be panhandle lots and will most likely not 
be visible from any road.  
 
146 Street in this location starts on the south end at Highway 10 (56 Avenue) where west bound 
traffic has access to 146 Street but east bound does not. Turning from 146 Street onto Highway 
10 (56 Avenue) is only possible heading west and no left turn is possible from 146 Street onto 
Highway 10. 146 Street runs north beyond 58 Avenue which is an intersection with a four way 
stop. 57 Avenue has a T intersection on the west side into 146 Street but does not run through.  
 
Considering the layout of the roads, infrastructure and lots in the Context Neighborhood it is 
unlikely that any future development will significantly alter the overall layout of the neighborhood 
or create new roads which might impact the proposed lots at the Subject Site. It can be expected 
that some of the adjacent half acre lots will undergo similar subdivision to create additional lots of 
a similar layout to the Subject Site but this will not significantly alter the layout or the character of 
the Context Neighborhood. 
 
The Context Homes within the Context Neighborhood range in age and style. The styles are very 
eclectic and even homes built in a similar era are radically different in style, layout and quality. 
Context Homes range in styles from Post War, Basement Entry and West Coast to Craftsman 
and Neo Traditional. It would be impossible to say that any one particular home establishes the 
character of the neighborhood or sets the tone. Instead the best way to consider the overall 
character of the Context Neighborhood is say that the character is eclectic and mature. 
 
It can be expected that older homes within the Context Neighborhood will eventually be 
replaced. It is very common in the Greater Vancouver area and Lower Mainland for 
homes to start being replaced when they are more than 30 years old. Almost certainly 
the older homes will individually be replaced, one at a time, rather than multiple lots at 
the same time, and this may happen over a period of one or two decades. The 
Residential Character of the Context Neighborhood will slowly change as older homes 
are replaced, but this is not happening at a pace which would justify calling the 
residential character emerging. Instead it would be said that the character of the 
neighborhood is existing and well established.  
 

 
 
 
 
 
 
 



 

2.2 Prevailing Features of the Context Homes Significant to the Proposed 
Design Guidelines and Building Scheme and Recommendations: 

 
The Context Homes identified in the Residential Character Study have been reviewed for 
individual components which contribute to the overall character of the Context Neighborhood. In 
this section the major components which contribute have been identified, Context Homes are 
reviewed for each major component, and recommendations are made for the Design Guidelines 
of the new homes and properties on the Subject Site. 
 
House Styles 
- The Context Homes represent a vastly eclectic mix of housing styles including Traditional, 

Basement Entry, West Coast, French Provincial, Neo Heritage, Neo Traditional, California 
and Craftsman. Styles of the Context Homes generally represent the era in which they were 
built and styles popular during those eras. The styles of older homes from the 1970’s tend to 
be representative of affordable housing styles while newer homes tend to represent styles 
more complex and represent the increased land values in the area.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage some current popular styles and a range of well-established styles in the Context 
Neighborhood. Some hybrid styles such as Modern Prairie, Modern Farmhouse or 
Contemporary-Traditional may suit well if the materials used on the home are mostly 
traditional materials but with contemporary use and massing. Certain current popular styles 
such as Modern, which may be characterized as having radical geometric shapes, modern 
building materials such as metal panels, and flat roofs or opposing monoplane roofs, should 
be discouraged by restricting specific roof forms and modern building materials, and 
addressing building massing.  

 
Building Massing 
- The Context Homes are a relatively even combination of one and two storey homes, some 

with basements that are partially visible and some with no basement. Massing ranges from 
modest single storey massing to bold full two storey massing on elevations facing the road. 
The two storey homes generally have some amount of reduced upper floor massing with 
most having a minor reduction in upper floor mass and some having a significantly reduced 
upper floor mass with the upper floor mostly concealed within the main roof form. A small 
number of basement entry style homes have a full two storey massing. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
discourage full two storey massing and limit two storey elements by requiring portions of the 
upper floor to be set back from the main floor and where two storey elements occur they 
should be broken up by design elements such as skirt roofs and boxed out windows. Some 
two storey massing should be permitted. 

 
Corner Lot Design 
- There are no corner lots in the proposed layout for the Subject Site. However, generic corner 

lot restrictions should be included in the design guidelines in case the Building Scheme 
should run with the lots until a time at which further development may create a corner lot 
situation.  

 
Roof Form and Material 
- All of the Context Homes have pitched roofs with a vast range of low to steep pitches. 

Roofing is predominantly asphalt shingle roofing but with some homes having concrete tile or 
cedar shake roofs. Roof forms are generally mixed use of hips and gables and would be 
considered multi-plane roof forms. One of the Context Homes has monoplane roof forms. 
Some homes have feature roofs facing the road including gables, porch roofs, boxed 
windows, dormers, etc. while other homes have no feature roofs. 



 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage a wide range of roof forms indicative of the Context Homes and should permit low 
to steep roof pitches. Feature roofs should be encouraged and alternate materials for feature 
roofs should be permitted if it suits the style. Low or flat roof slopes, and monoplane roof 
forms, should be permitted but only as feature roofs and not as the main roof form. Asphalt 
roofing should be the primary roofing material but concrete tile in shake profile and cedar 
roofing should be permitted. Alternate roofing materials should also be permitted but only in a 
shake pattern. Metal roofing should not be permitted as the main roofing material but should 
be permitted as feature roofing.  

 
Cladding and Detailing 
- The Context Homes include a mix of traditional building materials and cladding such as 

stone, stucco, horizontal bevel siding, vertical siding, horizontal vinyl and/or metal siding, wall 
shakes and brick. Some street facing facades include significant window and door trim, 
layered fascias and barge boards, trim at base and top of walls, and architectural details 
such as timber braces, ornamental gable vents and stone bases on columns and feature 
walls. Many of the older homes are lacking in this type of detail and have minimalistic 
treatments for cladding and detailing. Some of the two storey homes have different main 
cladding materials for each storey while others only have one cladding material for the entire 
home. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage the use of similar cladding, materials and detailing as the newer homes in the 
Context Neighborhood, but materials and features of the older homes should not be 
considered. Minimum requirements for trim and use of feature elements should be included. 
A broad range of cladding materials should be permitted but vinyl siding and similar low 
quality materials should not be permitted. Minimum requirements for fascias and gable barge 
boards should be outlined. Of special consideration is the fact that these homes will not be 
visible from the road, so any restrictions which indicate they are typically required for the 
front and portions visible from the road should apply to the portion which is considered the 
front even if it is not visible from the road. 

 
Surfacing Materials: 
- The Context Homes include a mix of gravel, concrete, asphalt and unit pavers for driveways 

and surfacing visible from the street. The driveways which have gravel and asphalt tend to 
be for the much older homes and for panhandle lots. The medium age and more current 
homes primarily use concrete with either stamped, broom or exposed aggregate finish, or 
concrete unit pavers. Several homes have driveway borders of contrasting material. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage driveway and walkway surfacing to be concrete with finishes similar to those used 
by the Context Homes. However, this should only be for the portion immediately in front of 
the garage and not for the entire property. Walkways should only be permitted to match the 
driveway material. Asphalt surfacing may be appropriate to connect the concrete driveways 
to the private access, for surfacing on the private access, and for the firefighting access. 

 
Garages: 
- The Context Homes have a fairly even mix of two and three car attached garages. Some 

homes have detached two car garages. There are also homes with only a one car garage or 
a two car carport. Four car garages either do not exist or are not visible from the road. Two 
car garages are either one double overhead door or two single overhead doors. Three car 
garages are either a double and a single overhead door or three single overhead doors. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
require a minimum of two car and maximum of three car attached garage. Where the 
attached garage is a three car there should be articulation required between the second and 
third space to encourage softer massing. 



 

Front Entry and Porches 
- The porches on the Context Homes range from very minimal or even non-existent to well 

balanced and dominant. There does not appear to be any front porches which are overly 
embellished or extremely large & tall although some are quite grand. Generally the oldest 
homes have minimal porches and even where front doors face the road and are visible they 
may have no defined porch element. Homes which were built in the 1990’s and later tend to 
have well defined front porches with doors that face the road and architectural features which 
complement the style of the home.  

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
encourage a dominant front entry porch and door which is visible from the road but should be 
limited to a single storey. 

 
Landscaping 
- In general the Context Neighborhood is a very mature area and many lots have large well 

established trees and landscaping. Some are quite overgrown with natural vegetation and 
others have overgrown landscaping such as hedging and shrubs. Very few have fully 
maintained yards but have at least maintained the front yard to ensure the home remains 
visible from the road. Some homes are not visible from the road and several lots have 
disorganized and unkempt front yards. Fencing is prevalent in many yards but generally for 
side and rear yard separation rather than to enclose front yards. Most of the visible fencing is 
cedar panel. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should 
require a mix of planting beds and lawn area in the front yards along with guidelines for 
hedging and planting materials to ensure front yards remain manageable and provide natural 
transitions from the street. Fencing and hedging should be limited to the sides and rear yards 
to ensure new homes remain visible, presentable and neighborly.   

 
Retaining: 
- In the Context Neighborhood where retaining is used it is mostly low and terraced, and tall 

retaining is not prevalent except for some specific areas used to transition where overall lot 
grades are more extreme. Low borders are of materials such as garden ties, concrete or 
stone. Higher retaining walls are primarily Allan Block or Pisa Stone. No walls higher than 
1.2m are visible from the street. 

- Recommendation: The Design Guidelines for the new lots on the Subject Site should limit 
retaining walls to be 0.9m or less and include guidelines for approved material and finish.  

 
Conclusion: 
The Context Neighborhood and Context homes have an eclectic mix of styles, features, layouts 
and landscaping. The new homes built on the subject site should suit the neighborhood and the 
Design Guidelines for the lots should ensure compatibility. However, it is difficult to encourage 
the new homes and landscaping to have all features of all homes in the Context Neighborhood. 
By selectively identifying common themes within the Context Neighborhood and considering the 
nature of new home construction with current trends and industry standard levels of quality the 
Design Guidelines for the home can provide flexibility while ensuring the new homes suit the 
neighborhood and maintain levels of quality which will safeguard all home owners in the area. 
 

 
Compliance Deposit: $10,000.00 

 
Summary prepared and submitted by: Angus J. Muir, AJ Muir Design Ltd.   Date: October 10, 2023 

Reviewed and Approved by:     Angus J. Muir                      Date: October 10, 2023 



CITY OF SURREY

(the "City")

DEVELOPMENT VARIANCE PERMIT

NO.:  7923-0128-00

Issued To:

({the Owner{)

Address of Owner:
 

Issued To:

({the Owner{)

Address of Owner:
 

Issued To:

({the Owner{)

Address of Owner:
 

Issued To:

({the Owner{)

Address of Owner:
 

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:  008-374-775
Lot 40, Except Part in Plan BCP25559 Section 10 Township 2 New Westminster District Plan 37178 

14633 No 10 (56 Ave) Hwy

(the "Land")

Appendix VII
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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(s) has/have been issued, as 
follows:

Parcel Identifier:  
____________________________________________________________

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

_____________________________________________________________

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

(a) In Section C.2 of Part 14 “Quarter Acre Residential Zone (R2)” to reduce the 
minimum lot width from 24 meters to 13.8 meters for proposed Lots 1 2 and 3;

(b) In Section F.1 of Part 14 “Quarter Acre Residential Zone (R2)” to reduce the 
minimum front yard setback from 7.5 meters to 6.5 meters for proposed Lots 1, 2 
and 3; and

(c) In Section F.1 of Part 14 ““Quarter Acre Residential Zone (R2)” to reduce the 
minimum side yard setback from 2.4 meters to 1.8 meters for proposed Lots 1, 2 
and 3.

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 unless the subdivision, as conceptually 
shown on Schedule A which is attached hereto and forms part of this development 
variance permit, is registered in the New Westminster Land Title Office within three (3) 
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.
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AUTHORIZING RESOLUTION PASSED BY THE COUNCIL, THE 
DAY OF      , 20  .

ISSUED THIS      DAY OF            , 20  .

______________________________________
Mayor – Brenda Locke

______________________________________
City Clerk and
Director Legislative Services
Jennifer Ficocelli



6.
5

6.
5

6.
5

3
1163 m²

2
1163 m²

1
1163 m²

45.0

13.813.813.8

84.3

Highway 10
Shoulder

14
6 

S
T

Highway 10 (56 Ave)

4.5

4.5

9.0

4.5

6.0

1.8 1.8 1.8

1.8 1.81.8

Lot Area
Permitted Lot

Coverage
Permitted
Coverage

Lot 1 1163 m2 37.2% 433 m2

Lot 2 1163 m2 37.2%

Lot 3 1163 m2 37.2%

433 m2

433 m2

Site Boundary

Existing Easement

Building Envelope

Fire Safety Line

Proposed Shared
Access Easement

Proposed Lots

NOTE: Conceptual layout only, subject to change without notice. Property of Aplin & Martin Consultants Ltd. and not to be reproduced or used without written permission by the Company.

M:\PLAN\2022\22-1065A\DWG\PLANNING\22-1065A - Subdivision Concept - 2024-08-08.dwg

NOTE: Conceptual layout only, subject to change without notice. Property of Aplin & Martin Consultants Ltd. and not to be reproduced or used without written permission by the Company.

M:\PLAN\2022\22-1065A\DWG\PLANNING\22-1065A - Subdivision Concept - 2024-08-08.dwg

Drawing

1Project  22-1065A
08 / 08 / 2024

Residential Development

SUBDIVISION CONCEPT

14633 Highway 10, Surrey, BC

Mercier Family Estate

Drawn By: BJ / AR / CV

LEGAL DESCRIPTION
PID 008-374-775

GROSS SITE AREA
0.35 hectares / 0.86 acres 

NET SITE AREA
0.35 hectares / 0.86 acres 

LOT YIELD
Existing: 1 lots
Proposed: 3 lots

DENSITY

EXISTING  DESIGNATIONS

PROPOSED  DESIGNATIONS

OCP: Urban

OCP: Urban

Meters

0 10 20

Zoning: R1

Zoning: R3

NCP: Suburban Residential 1/2 acre,
Buffers

NCP: Single Family
Residential, Buffers

Notes:
1. All dwelling units to be constructed south of the fire
    safety line. No-Build Restrictive Covenants will be
    registered on the title of each proposed lot for the
    areas north of the fire safety line.
2. Three (3) lots would require a 1.2m lot width variance.

Gross Area: 8.6 uph / 3.5 upa
Net Area: 8.6 uph / 3.5 upa

Schedule A

Proposed Development
Variance Permit to reduce the
minimum lot width from 24
meters to 13.8 meters in the
R2 Zone.

Proposed
Development
Variance Permit to
reduce the minimum
front yard setback
from 7.5 meters to 6.5
meters in the R2
Zone.

Proposed
Development
Variance Permit to
reduce the side yard
setback from 2.4
meters to 1.8 meters
in the R2 Zone.



CITY OF SURREY 
 

BYLAW NO. 21443 
 

A bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended. 
.................................................................................................... 

 
The Council of the City of Surrey ENACTS AS FOLLOWS: 

 

1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended pursuant to 

the provisions of Section 479 of the Local Government Act, R.S.B.C. 2015, c.1, as amended, by 

changing the classification of the following parcels of land, presently shown upon the maps 

designated as the Zoning Maps and marked as Schedule A under Part 3 of Surrey Zoning 

By-law, 1993, No. 12000, as amended, as follows: 

 
FROM: SUBURBAN RESIDENTIAL ZONE (R1) 
TO: QUARTER ACRE RESIDENTIAL ZONE (R2) 

 
PID: 008-374-775 

Lot 40, Except Part in Plan BCP25559 Section 10 Township 2 NWD Plan 37178 
 

(14633 No. 10 (56 Avenue) Highway) 
 

 
2. This Bylaw shall be cited for all purposes as "Surrey Zoning By-law, 1993, No. 12000, 

Amendment Bylaw, 2024, No. 21443". 

 

PASSED FIRST READING on the  th day of , 20  . 

PASSED SECOND READING on the   th day of    , 20  . 

PASSED THIRD READING on the  th day of , 20  . 

 

RECEIVED APPROVAL FROM THE MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE 
on the    day of    , 20  . 

 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the  th day of , 20 . 
 

                                                                MAYOR 

 

                                                                CLERK 

 



CITY OF SURREY 
______________________________________________________________________________ 

BYLAWS AND PERMITS

______________________________ _______________________________ 
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the future lives here. 

TO: City Clerk, Legislative Services Division 

FROM: Chief Development Approvals Officer 
Planning & Development Department 

DATE: October 8, 2024 

RE: By-law Nos. 21406 and 21407 

FILE: 

INTER-OFFICE MEMO 

Development Application No. 7924-0228-00 

ADDRESS: 8122 -168 St 
8136 -168 St 
8148-168 St 
16832 -81A Ave 
8145 - 168A St 
8139 -168A St 
8127 -168A St 
8128-168A St 
16852 -8i.A Ave 
16856 -81A Ave 
16860 -81A Ave 
16864 - 8i.AAve 

OWNER: 

AGENT: 

PROPOSAL: 

1243100 BC Ltd. 
Director Information: T. Sablok and S. Sablok 

T. Gill 
15838-109 Avenue 
Surrey, BC V 4N 4 W 4 

Rezoning from R3 to CD and R4 to CD. 

To permit the construction of SSMUH-related housing options on existing 
residential lots located within a Transit Oriented Area. 

Rezoning By-law Nos. 21406 and 21407. 

Received Third Reading on October 7, 2024. 

All conditions of approval with respect to these Bylaws have been met. 

It is in order for Council to grant Final Adoption to these Bylaws. 

Ron Gill, Chief Development Approvals Officer 
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CITY OF SURREY 
 

BYLAW NO. 21406 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 252 (CD 252), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: URBAN RESIDENTIAL ZONE (R3) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 252" as follows:  

 
CD 

Zone ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 252 
(a) 8127 – 168A Street 
(b) 8128 – 168A Street 
(c) 16860 – 81A Avenue 

(a) Lot 7, Plan EPP112552 
(b) Lot 8, Plan EPP112552 
(c) Lot 11, Plan EPP112552 

21406 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 252  

(CD 252), Bylaw, 2024, No. 21406". 
 
PASSED FIRST READING on the 7th day of October, 2024. 

PASSED SECOND READING on the 7th day of October, 2024. 

PASSED THIRD READING on the 7th day of October, 2024. 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of  , 20  . 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 252 (CD 252) 
 
In this Comprehensive Development Zone 252 (CD 252), Part 15, Urban Residential Zone (R3), as well as all 
other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") 
apply to the following lands: 
 

Address Legal Descriptions PID 

8127 – 168A Street Lot 7 Section 30 Township 8 NWD Plan EPP112552 031-741-142 
8128 – 168A Street Lot 8 Section 30 Township 8 NWD Plan EPP112552 031-741-151 

16860 – 81A Avenue Lot 11 Section 30 Township 8 NWD Plan EPP112552 031-741-185 
 
(collectively the "Lands") 
 
except as follows: 
 
1. Permitted Uses 

Delete Section "B. Permitted Uses" and replace it with a new Section "B. Permitted Uses" as follows: 
"B. Permitted Uses 

Lands, buildings and structures in this R3 Zone must only be used for the following uses, or a 
combination of principal uses and accessory uses if the maximum number of dwelling units is 
not exceeded as follows: 

 
Lot Size Lot Location Maximum Number 

of Dwelling Units1 
Principal Uses Accessory Uses 

≤ 4,050 sq. m 
and ≥ 280 sq. m All areas2 Up to 6 

Single Family 
Dwelling or Duplex 

or Houseplex3,4 

 
Secondary Suite 
 
Garden Suite 
 
Coach House 
 
Bed and Breakfast5 
 
Boarders or 
Lodgers5 
 
Short-Term Rental6 

 
1  Despite the permitted uses in Table B.1., Land that is not connected to a community water or community sewer system  
     provided as a service by a municipality or regional district is not allowed to have more than 2 dwelling units on a lot. 
2  Small-scale multi-unit housing requirements are only permitted on the subject Lands, which are located within a  

Transit- Oriented Area. 
3  A houseplex requires rear lane access, and the lot must be at least 18 m wide. 
4  A houseplex may achieve up to 6 dwelling units with 4 principal dwelling units and 2 coach houses, provided there is rear  
    lane access. 
5  Bed and Breakfast use and the keeping of boarders or lodgers are only permitted in accordance with Section B.7. of Part 4   
    General Provisions. 
6  Short-Term Rental is only permitted in accordance with Section B.7.(d) of Part 4 General Provisions." 
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CITY OF SURREY 
 

BYLAW NO. 21407 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 253 (CD 253), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: SMALL LOT RESIDENTIAL ZONE (R4) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 253" as follows:  

 

CD 
Zone ID 

Civic  
Address 

Legal Description CD Bylaw 
No. 

Replaces 
Bylaw No. 

"CD 253 

(a) 8122 – 168 Street 
(b) 8136 – 168 Street 
(c) 8148 – 168 Street 
(d) 16832 – 81A Avenue 
(e) 8145 – 168A Street 
(f) 8139 – 168A Street 
(g) 16852 – 81A Avenue 
(h) 16856 – 81A Avenue 
(i) 16864 – 81A Avenue 

(a) Lot 1, Plan EPP122552 
(b) Lot 2, Plan EPP112552 
(c) Lot 3, Plan EPP112552 
(d) Lot 4, Plan EPP112552 
(e) Lot 5, Plan EPP112552 
(f) Lot 6, Plan EPP112552 
(g) Lot 9, Plan EPP112552 
(h) Lot 10, Plan EPP112552 
(i) Lot 12, Plan EPP112552 

21407 N/A" 

 
2. This By-law shall be cited for all purposes as "Surrey Comprehensive Development Zone 253  

(CD 253), Bylaw, 2024, No. 21407". 
 
PASSED FIRST READING on the 7th day of October, 2024. 

PASSED SECOND READING on the 7th day of October, 2024. 

PASSED THIRD READING on the 7th day of October, 2024. 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the   th day of  , 20  . 

                                                                MAYOR 

 

                                                                CLERK 
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APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 253 (CD 253) 
 
In this Comprehensive Development Zone 253 (CD 253), Part 16, Small Lot Residential Zone (R4), as well as all 
other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning By-law") 
apply to the following lands: 
 

Address Legal Descriptions PID 

8122 – 168 Street Lot 1 Section 30 Township 8 NWD Plan EPP112552 031-741-088 
8136 – 168 Street Lot 2 Section 30 Township 8 NWD Plan EPP112552 031-741-096 
8148 – 168 Street Lot 3 Section 30 Township 8 NWD Plan EPP112552 031-741-100 

16832 – 81A Avenue Lot 4 Section 30 Township 8 NWD Plan EPP112552 031-741-118 
8145 – 168A Street Lot 5 Section 30 Township 8 NWD Plan EPP112552 031-741-126 
8139 – 168A Street Lot 6 Section 30 Township 8 NWD Plan EPP112552 031-741-134 

16852 – 81A Avenue Lot 9 Section 30 Township 8 NWD Plan EPP112552 031-741-169 
16856 – 81A Avenue Lot 10 Section 30 Township 8 NWD Plan EPP112552 031-741-177 
16864 – 81A Avenue Lot 12 Section 30 Township 8 NWD Plan EPP112552 031-741-193 

 
(collectively the "Lands") 
 
except as follows: 
 
1. Permitted Uses 

Delete Section "B. Permitted Uses" and replace it with a new Section "B. Permitted Uses" as follows: 
"B. Permitted Uses 

Lands, buildings and structures in this R4 Zone must only be used for the following uses, or a 
combination of principal uses and accessory uses if the maximum number of dwelling units is 
not exceeded as follows: 

 
Lot Size Lot Location Maximum Number 

of Dwelling Units1 
Principal Uses Accessory Uses 

 
 
 

≤ 4,050 sq. m 
and ≥ 280 sq. m 

 
 
 

All areas2 

 
 
 

Up to 6 

 
 
 
Single Family 
Dwelling or Duplex 

 
Secondary Suite 
 
Garden Suite 
 
Coach House 
 
Short-Term Rental3 

 
     

1  Despite the permitted uses in Table B.1., Land that is not connected to a community water or community sewer system  
        provided as a service by a municipality or regional district is not allowed to have more than 2 dwelling units on a lot. 

2  Small-scale multi-unit housing requirements are only permitted on the subject Lands, which are located within a  
Transit-Oriented Area. 

3  Short-Term Rental is only permitted in accordance with Section B.7.(d) of Part 4 General Provisions." 
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TO: 

FROM: 

City Clerk, Legislative Services Division 

Director of Development Planning 
Planning & Development Department 

D.c.\TE: October 16, 2024 

RE: By-law No. 21250 

FILE: 

INTER-OFFICE MEMO 

Development Application No. 7923-0209-00 

ADDRESS: 

OWNER: 

AGENT: 

PROPOSAL: 

14784 - 106 Avenue 
14794 - 106 Avenue 
10563 - 148 Street 
10573 - 148 Street 

DS 106 Developments Ltd. 
Director Information: 
T. Dawson

J. Hoage
No Officer Information as at March 29, 2024.

P..Magistrale 
Dawson and Sawyer Properties Ltd 
15240 - 56 Avenue, Suite 205 
Surrey, BC V3S 5K7 

Rezoning from R3 to CD (based on RM-70). 

Development Permit No. 7923-0209-00. 

NCP Amendment to redesignate the subject site from "Low Rise Transition 
Residential" to "Low to Mid Rise Residential" under the Guildford Plan. 

To permit the development of a 6-storey building containing 93 dwelling units 
over two (2) levels of underground parking on a consolidated site in the 
Guildford Plan area. 

Rezoning By-law No. 21250 received Third Reading on May 6, 2024. 

All conditions of approval with respect to this By-law have been met. It is in order for·Council to 
grant Final Adoption to this By-law. 

It is now in order for Council to pass a resolution amending the Guildford Plan to redesignate the 
subject site from "Low Rise Transition Residential" to "Low to Mid Rise Residential". 
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Staff was authorized to draft Development Permit No. 7923-0209-00 on April 22, 2024. 

It is now in order for Council to issue attached Development Permit No. 7923-0209-00 and to 
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 buildings and structures, Council may refer the Development Permit 
application back to staff with direction regarding any of these matters. 

Legislative Services is requested to hold registration of the Notice on Title with respect to this 
De o ment Permit at Land Title Office, pending a new legal description for the property. 

Shawn Low, Director of Development Planning 
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CITY OF SURREY 
 

BYLAW NO. 21250 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 196 (CD 196), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: SINGLE FAMILY RESIDENTIAL ZONE (RF) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 196" as follows:  

 
CD 

Zone ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 196 

(a) 14784 – 106 Avenue 
(b) 14794 - 106 Avenue 
(c) 10563 - 148 Street 
(d) 10573 - 148 Street 

(a) Lot 2, Plan EPP127075  
(b) Lot 131, Plan 41515 
(c) Lot 133, Plan 41515 
(d) Lot 132, Plan 41515 

21250 N/A"  

 
2. This Bylaw shall be cited for all purposes as "Surrey Comprehensive Development Zone 196   

(CD 196), Bylaw, 2024, No. 21250". 
 
PASSED FIRST READING on the 6th day of May, 2024. 

PASSED SECOND READING on the 6th day of May, 2024. 

PASSED THIRD READING on the 6th day of May, 2024. 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 

Corporate Seal on the  th day of , 20  . 

                                                                MAYOR 

 

                                                                CLERK 

 
 



 

 

APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 196 (CD 196) 
 
In this Comprehensive Development Zone 196 (CD 196), Part 24, Multiple Residential 70 Zone (RM-70) , as 
well as all other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning 
By-law") apply to the following lands: 
 

Address Legal Descriptions PID 

14784 – 106 Avenue Lot 2 Section 19 Block 5 North Range 1 West NWD  
Plan EPP127075 

032-117-612 

14794 – 106 Avenue Lot 131 Section 19 Block 5 North Range 1 West NWD 
Plan 41515 

006-211-437 

10563 – 148 Street Lot 133 Section 19 Block 5 North Range 1 West NWD 
Plan 41515 

004-614-640 

10573 – 148 Street Lot 132 Section 19 Block 5 North Range 1 West NWD 
Plan 41515 

006-211-445 

 
(collectively the "Lands") 
 
except as follows: 
 
1. Intent 

Delete Section "A. Intent" and replace it with a new Section "A. Intent" as follows: 
"A. Intent 

  This Comprehensive Development Zone is intended to accommodate and regulate the 
  development of medium density, medium rise, multiple unit residential buildings and related 
  amenity spaces, which are to be developed in accordance with a comprehensive design." 
 

2. Permitted Uses 
Delete Sub-Section B.2. in Section B. Permitted Uses.  
 

3. Density 
Delete Sub-Section D.2. in Section D. Density and replace it with a new Sub-Section D.2. as follows: 
"2. Permitted Density Increases: 

If amenity contributions are provided in accordance with Schedule G, density may be increased 
to a maximum floor area ratio of 2.60, excluding: 
(a)         The indoor amenity space requirement (pursuant to Section J.1. of this Zone); and 
(b) Up to a maximum of 170 sq. m of the secure bicycle parking area requirement 

(pursuant to Sub-Section H.5. of this Zone)." 
 
4. Lot Coverage 

Delete Section "E. Lot Coverage" and replace it with a new Section "E. Lot Coverage" as follows: 
"E. Lot Coverage 

The maximum lot coverage for all buildings and structures shall be 47%." 
 



 

 

5. Yards and Setbacks 
Delete Section "F. Yards and Setbacks" and replace it with a new Section "F. Yards and Setbacks" as 
follows: 
"F. Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
North 
Yard 

East 
Yard 

South 
Yard 

West 
 Yard 

Principal Building and Structures 5.5 m 5.5 m 6.0 m 
                           

4.5 m 
 

1  Notwithstanding the definition of setback in Part 1, Definitions, canopies, and their associated structural elements, 
columnar building elements, balconies, and roof overhangs may encroach into the required setbacks. Building 
projection may encroach into the south and west yard setbacks by a maximum of 0.4 metres. 

2  Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking - underground may be 
located up to 0.5 m of the north, east, and west lot lines." 

 
 

6. Height of Buildings 
Delete Sub-Section G.1. in Section G. Height of Buildings and replace it with a new Sub-Section G.1. 
as follows: 
"1.  Principal Buildings: 

Principal building height shall not exceed 21.0 m." 
 
7. Off-Street Parking and Loading/Unloading 

Delete Section "H. Off-Street Parking and Loading/Unloading" and replace it with a new Section "H. 
Off-Street Parking and Loading/Unloading" as follows:  
"H. Off-Street Parking and Loading/Unloading  

1.  Parking Calculation: 
 Refer to Table D.1. of Part 5 Off-Street Parking and Loading/Unloading. 
 (a) Notwithstanding Table D.1. of Part 5 Off-Street Parking and  
  Loading/Unloading, resident parking spaces shall be provided at a rate of 1.1
  parking space per dwelling unit and visitor parking spaces shall be provided at 
  a rate of 0.1 parking space per dwelling unit.  
  2. Tandem Parking: 

Tandem parking is not permitted. 
3. Underground Parking: 

All required resident parking spaces shall be provided as parking – underground. 
4. Parking Area: 

(a) Parking within the required setbacks is not permitted; and 
(b) Parking is not permitted in front of the main entrance of a multiple unit 

residential building, except for the purpose of short-term drop-off or pick-up. 
 5.        Bicycle Parking: 

A secure bicycle parking area shall be provided in a separate bicycle room located 
within a building, whether located at or above finished grade, with convenient access 
to the outside of the building." 



 

 

8. Landscaping and Screening 
Delete Section "I. Landscaping and Screening" and replace it with a new Section "I. Landscaping and 
Screening" as follows: 
"I. Landscaping and Screening 

1. General Landscaping: 
(a) All developed portions of the lot not covered by buildings, structures or 

paved areas shall be landscaped including the retention of mature trees. 
This landscaping shall be maintained; and 

(b) Highway boulevards abutting a lot shall be seeded or sodded with grass, 
except at driveways. 

2. Refuse: 
Garbage containers and passive recycling containers shall be located within the 
parking - underground or within a building." 

 
9. Special Regulations 

Delete Section "J. Special Regulations" and replace it with a new Section "J. Special Regulations" 
as follows: 
"J. Special Regulations 

1. Amenity Spaces: 
Amenity space, subject to Section B.6. of Part 4, General Provisions, shall be provided 
on the lot as follows: 
(a) Outdoor amenity space in the amount of 3.0 sq. m per dwelling unit and shall
 not be located within the required setbacks. 
(b) Indoor amenity space in the amount of 3.0 sq. m per dwelling unit. 

2. Balconies: 
Balconies are required for all dwelling units which are not ground-oriented and shall 
be a minimum of 5% of the dwelling unit size or 4.6 sq. m per dwelling unit, whichever 
is greater." 
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CITY OF SURREY 

(the "City") 

DEVELOPMENT PERMIT 

NO.:  7923‐0209‐00 

Issued To:   

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:  032‐117‐612 
LOT 2 SECTION 19 BLOCK 5 NORTH RANGE 1 WEST NEW WESTMINSTER DISTRICT 

PLAN EPP127075 
14784 ‐ 106 Avenue 

Parcel Identifier:  006‐211‐437 
LOT 131 SECTION 19 BLOCK 5 NORTH RANGE 1 WEST 

NEW WESTMINSTER DISTRICT PLAN 41515 
14794 ‐ 106 Avenue 

Parcel Identifier:  004‐614‐640 
LOT 133 SECTION 19 BLOCK 5 NORTH RANGE 1 WEST NEW WESTMINSTER DISTRICT 

PLAN 41515 
10563 ‐ 148 Street 

Parcel Identifier:  006‐211‐445 
LOT 132 SECTION 19 BLOCK 5 NORTH RANGE 1 WEST NEW WESTMINSTER DISTRICT 

PLAN 41515 
10573 ‐ 148 Street 

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

 
Parcel Identifier:______________________ 

__________________________________________________________LEGAL 
 
 
4. If the civic address(es) of the Land change(s), the City Clerk is directed to insert the new 

civic address(es) for the Land, as follows: 
 

__________________________________________________________CIVIC 
 
 
5. The Land has been designated as a development permit area in Surrey Official Community 

Plan, 2013, No. 18020, as amended. 
 

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

finish of buildings and structures, and sign design packages on the Land shall be in 
accordance with the drawings attached and referenced 7923‐0209‐00 (1) through to and 
including 7923‐0209‐00 (42) (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 PMG Landscape Architects attached 
and referenced 7923‐0209‐00 (36)through to 7923‐0209‐00 (42) (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. 
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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 follows: 

 
i. An Irrevocable Letter of Credit, in a form acceptable to the City, in the amount of 

$233,714.83 (the "Security") 
 

 
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.  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. 

 
 
6.  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. 

 
 
7.  If the Owner or shared vehicle operator fails to supply the shared vehicle as required, the 

City has the option of using the Security to cover all costs of fulfilling the obligations of 
the shared vehicle agreement.  The Owner authorizes the City or its agent to enter upon 
the Land to complete any work necessary to fulfill the obligations of the shared vehicle 
agreement. 

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

provisions of this development permit. 
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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. 
 
 

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 
DAYOF , 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 HA VE READ AND UNDERSTOOD IT. 

Aut)furized Agent: (Signature) 

Name: (Please Pri t) 

Owner: (Signature) 

Name: (Please Print) 
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COVER SHEET

 MULTI FAMILY DEVELOPMENT
14798 106 AVE, SURREY, 

BRITISH COLUMBIA

PROJECT INFO
LEGAL DESCRIPTION:
LOT 131 BLOCK 5N SECTION 19 RANGE 1W PLAN NWP41515 NWD
LOT 132 BLOCK 5N SECTION 19 RANGE 1W PLAN NWP41515 NWD
LOT 133 BLOCK 5N SECTION 19 RANGE 1W PLAN NWP41515 NWD
LOT 134 SECTION 19 RANGE 1 PLAN NWP41515 NWD

CIVIC ADDRESS:
14798 106 AVE, SURREY BRITISH COLUMBIA

ZONING INFORMATION:

ZONE:
EXISTING: RF
PROPOSED: CD 

LOT AREA:
GROSS SITE AREA - 0.70 AC. / 2827.82 SQM
DEDICATION - 0.04 AC. / 172.43 SQM
NET SITE AREA - 0.66 AC. / 2655.47 SQM

PROJECT DIRECTORY
CLIENT:
DAWSON + SAWYER
CONTACT: Phil Magistrale
T: 604.315.0609
phil@dawsonsawyer.ca

ARCHITECTURAL :
DF ARCHITECTURE INC.
350 - 10851 SHELLBRIDGE WAY
RICHMOND, BC V6X 3Z6
CONTACT: JESSIE ARORA
T: 604-284-5194
jessie@dfarchitecture.ca 

ARCHITECTURAL

SURVEY :
OLSEN & ASSOCIATES
204  15585 24 AVENUE, SURREY 
BC, V4A2J4
T: 604-531-4067 
info@olsensurveying.ca
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CIVIL :
APLIN & MARTIN
201 12448 82 AVE.
SURREY BC V3W 3E9
T: 604 597 9058
CONTACT: STEVE DINDO
SDindo@aplinmartin.com
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2023-12-08 A PRELIMINARY DRAWINGS
2023-12-20 B PRELIMINARY DRAWINGS
2024-01-09 C PRELIMINARY DRAWINGS
2024-04-01 D DP DRAWINGS
2024-07-31 F DP REV. DRAWINGS
2024-08-27 H DP REV. DRAWINGS
2024-09-19 I DP REV. DRAWINGS

STRUCTURAL:
WEILER SMITH BOWERS
CONSULTING STRUCTURAL 
ENGINEERS
118-3855 HENNING DR.
BURNABY, BC V5C 6N3
T: 604 294 3753
CONTACT: DARRELL BOWERS
bowers@wsb-eng.com

CODE :
PONTEM GROUP
309-63 W 6TH AVE.
VANCOUVER, BC V5Y 1K2
T: 604 363 7329
CONTACT: JACK HUI
jhui@pontemgrp.com

ELECTRICAL:
GAGER ELECTRICAL 
CONSULTANTS LTD.
206889 56 AVE.
LANGLEY, BC V3A 3Y9
T: 778 277 2225
CONTACT: MARC GAGER
marc.gager@gagerelectrical.com

SPRINKLER & FIRE SUPRESSION:
CARDINAL ENGINEERING
709 610 GRANVILLE ST.
VANCOUVER, BC V6C 3T3
T: 604 605 0606
CONTACT: RYAN PAVEY
pavey@cardinalfire.ca

GEOTECHNICAL:
GEOPACIFIC CONSULTANTS LTD.
1779 W 75TH AVE.
VANCOUVER, BC V6P 6P2
T: 604 439 0922
CONTACT: MATTHEW AKENHEAD
akenhead@geopacific.ca

ENERGY:
RED PELICAN BUILDING SCIENCE 
LTD.
200 8661 201 STREET.
LANGLEY, BC V2Y 0G9
T: 778 873 3177
CONTACT: NICHOLAS SCHOCK
nick@redpelican.ca

Category SHEET NO. SHEET NAME

A-001 COVER SHEET
A-002 DATA DEVELOPMENT
A-003 BASE PLAN
A-004 OVER VIEW OF PLAN AREA
A-005 LAND USE CONCEPT
A-006 PARKS AND OPEN SPACE
A-007 ROAD NETWORK
A-008 CONTEXT PLAN

A-008B CONTEXT PLAN
A-009 CONTEXT PHOTO - CURRENT SITE

VIEW
A-010 CONTEXT PHOTO - CURRENT

SURROUNDING VIEW
A-011 SHADOW ANALYSIS
A-012 SITE ANALYSIS
A-100 SITE PLAN
A-101 SITE PLAN FIRE DEPARTMENT
A-200 PARKING LEVEL_2
A-201 PARKING LEVEL_1
A-202 FLOOR PLANS - LEVEL 1
A-203 FLOOR PLANS - LEVEL 2-4
A-204 FLOOR PLANS - LEVEL 5
A-205 FLOOR PLANS - LEVEL 6
A-206 FLOOR PLANS - ROOF LEVEL
A-220 UNIT PLANS
A-221 UNIT PLANS
A-222 UNIT PLANS
A-223 UNIT PLANS
A-300 ELEVATIONS - NORTH & EAST
A-301 ELEVATION - SOUTH & WEST
A-302 STREETSCAPE
A-303 PUBLIC REALM SECTION
A-320 BUILDING SECTION 1
A-321 BUILDING SECTION 2
A-322 BUILDING SECTION 3
A-323 BUILDING SECTION 4
A-350 3D VIEWS
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DATA DEVELOPMENT

2023-12-08 A PRELIMINARY DRAWINGS
2023-12-20 B PRELIMINARY DRAWINGS
2024-01-09 C PRELIMINARY DRAWINGS
2024-04-01 D DP DRAWINGS
2024-07-31 F DP REV. DRAWINGS
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7923-209-00 (2)

DEVELOPMENT DATA 
LEGAL DESCRIPTION APARTMENT UNITS 

LOT 131 BLOCK SN SECTION 19 RANGE lW PLAN NWP41515 NWD .. . 
LOT 132 BLOCK SN SECTION 19 RANGE 1W PLAN NWP41515 NWD UNIT Al lBEDRM.+DEN 6 

LOT 133 BLOCK SN SECTION 19 RANGE lW PLAN NWP41515 NWD UNIT AlADAP. 1 BED RM.+ DEN 1 

LOT 134SECTION 19 RANGE 1 PLAN NWP41515 NWD UNITA2 2BEDRM. 2 

CIVIC ADDRESS UNITA3 lBEDRM. 0 

14774 & 14794 lOGAVENUE, 10573 & 10563 148 St, SURREY BRITISH COLUMBIA 
ZONING INFORMATION 

UNIT A3ADAP. lBEDRM. 0 
UNIT AS 1 BED RM.+DEN 0 
UNIT A6 2BEDRM. 0 . 

EXISTING IRF 

PROPOSED lco 

UNITB 2 BED RM.+ DEN 1 

UNIT Bl lBEDRM. 0 
UNITB4 1 BED RM.+ DEN 0 . .. 
UNIT BS lBED RM. 0 

GROSS SITE AREA 30,463.56 Sq.Ft. 2,830.13 Sq.Mt. 0.70ac 0.28 ha UNITB6 1 BED RM.+ DEN 0 
DEDICATIONS AREA 1,856.00Sa.Ft. 172.43S0.Mt. 0.04ac 0.14ha UNITC 2 BED RM.+ DEN 1 
NET SITE AREA 28,607.S6Sa.Ft. 2,657.71 So.Mt. 0.66ac 0.27ha UNIT Cl 3BEDRM. 0 . . .. UNIT Cla 3BEDRM. 2 
PROPOSED ON NET SITE 

113151.93ft 45.97% 
AREA 

1,221.81 Sq .Mt. 
UNITC2 2 BED RM.+ DEN 0 
UNITC3 2BEDRM. 0 

: 111111 UNIT D 1 BED RM.+ DEN 0 

PROPOSED 6STOREYS UNITDl lBEDRM. 0 

,. UNITE STUDIO 0 

NORTH (FROM 106AVE.) 18.04 ft 5.SOMt. 
UNITE! lBED RM. 0 

NORTH (FROM 106AVE. ON LEVEL 6) 24.61 ft 
. . .... 

7.SOMt. 

SOUTH(FROM NEIGHBOURING LOT) 19.69 ft 6.00Mt. 
EAST /FROM 148 ST.) 18.04 ft S.SOMt. AMENITY SPACE 
EAST I FROM 148 ST. ON LEVEL 61 24.61 f t 7.SOMt. . ··•· · .. 
WEST (FROM NEIGHBOURING LOT) 15.00 ft 4.SOMt. 

WEST (FROM NEIGHBOURING LOT ON LEVEL 6) 21.33ft 6.SOMt. 

REQUIRED 93 I 
TOTAL REQUIRED AMENITY AREA I 
PROVIDED ON LEVEL 1 

PROVIDED ON ROOF 

TOTAL PROVIDED OUTDOOR AMENITY 

··•· · 
REQUIRED 93 I 
TOTAL REQUIRED AMENITY AREA I 
PROVIDED ON LEVEL 1 

TOTAL PROVIDED INDOOR AMENITY 

NO. OF SMALL CAR PARKING PROVIDED 

NO. OF ACCESSIBLE CAR PARKING PROVIDED 

Bl CYCLE SPACES 
REQ. BICYCLE SPACES 

BICYCLE PARKIN G 

TEMPORARY BI CYCLE PARKING 

STORAGE 
STORAGE ON PARKING LEVEL 1 

STORAGE ON PARKING LEVEL 2 

TOTAL STORAGE 

LEV EL l 

LEVEL2 

LEV EL 3 

LEVEL4 

LEVELS 

LEVEL6 

INDOOR AMEN ITV 

TOTAL NO. OF UNITS 

PERCENTAGE 

TOTAL BUILDABLE AREA (EXCLUDINS INDOOR AMENITY) 

F.A.R(ON NET SITE AREA) 

F .A.R (ON GROSS SITE AREA) 

UNIT SCHDULE 

4 4 4 

1 1 1 

2 2 2 
0 0 0 
0 0 0 
0 0 0 
2 2 2 

1 1 1 

0 0 0 
0 0 0 
0 0 0 
0 0 0 
1 1 1 
2 2 2 

0 0 0 
0 0 0 
1 1 1 

1 1 1 
1 1 1 
0 0 0 
0 0 0 

..... 
3.00Sq.M. 

3.00Sq.M. 

112 

38 

2 

.. . ' ... '. 
U / D.U 111.6 

l USPACES 

AT 15T 

6 6SPACES 

17 

54 

F.A.R 

STUDIO 1 BED RM. 2BED RM. 3BED RM. 

0 7 4 2 
D 7 7 2 

0 7 7 2 

D 7 7 2 
0 9 s 2 

1 14 1 D 

1 51 31 10 
1.()8% 54.84% 33.33% 10.75% 

4 

1 

0 
0 
0 
0 
2 

1 

0 
0 
0 
0 
1 

2 

0 
0 
1 

1 

1 

0 
2 

34% 

"' 

71 

93 
100.00% 

. .... 
3 631.17 Sq .Ft. 58.64Sq.M. 

0 631.17Sq.Ft . 58.64Sa.M. 

0 689.BOSq .Ft. 64.08Sq.M. 

1 528.90 Sq .Ft. 49.13Sq.M. 

1 528.905Q. Ft. 49.13Sa.M. 

2 580.20Sa.Ft. 53.90Sa.M. 

0 736.21 Sq. Ft. 68.39Sq.M. 

0 756.62Sq. Ft. 70.29Sq.M. 

1 636.44Sa.Ft. 59.13Sa.M. 

1 598.72Sq .Ft. 55.62Sq.M. 

1 537.69Sa. Ft . 49.95 Sa.M. 

1 670.62Sq .Ft. 62.30Sq.M. 

0 873.03Sq .Ft. 81.l OSq.M. 

0 868.47Sa.Ft. 80.68Sa.M. 

0 899.75Sq.Ft . 83.59Sq.M. 

1 722.01 Sa.Ft. 67.07Sa.M. 

0 911.SSSq.Ft . 84.68Sq.M. 

1 739.21Sq.Ft. 68.67 Sq.M. 

1 638.67Sq .Ft. 59.33Sq.M. 

1 405.44Sq.Ft . 37.67Sq.M. 

1 506.39Sq.Ft. 47.04Sq.M. 

. . 
3,002.04Sq.Ft. 

3,002.04SQ.Ft. 

2,008.SOSq .Ft. 

1,272.00Sa .Ft. 

3,280.SOSq.Ft. 

3,002.04Sq .Ft. 

3,002.04Sq.Ft. 

l ,383.68Sq .Ft. 

l ,383.68Sa .Ft. 

Sa.Ft. 

13,274.13 Sa.Ft . 1,233.17Sa.Mt. 

12,982.SS Sa .Ft. 

12,982.SS Sq .Ft. 

12 982.55 Sa .Ft. 

12,599.28 Sea .Ft . 

10,896.16 SQ .ft . 
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-.,. the future lives here. 

TO: 

FROM: 

City Clerk, Legislative Services Division 

Director, Development Planning 

DATE: October 16, 2024 FILE: 

INTER-OFFICE MEMO 

7917 0427 00 

RE: Request to File OCP Amendment By-law No. 20776, Rezoning By-law No. 20777 

and Close Development Application No. 7917-0427-00 

Civic Address: 
File No.: 
By-law Nos.: 
Owner: 

8483 - 164 Street 
7917 0427 oo 
20776 and 20777 

Ravi Investments Ltd. (Director Information: R. Sanghera, P. Sanghera) 

The applicant has requested that the file be closed (see attached email). The application has been 
replaced by a new Development Application No. 7924-0233-00. 

Given the applicant's request and submission of a new application, it is appropriate for Council to 
direct staff to close Development Application No. 7924-0233-00 and file OCP Amendment By-law 

nd Rezoning By-law No. 20777. 

Director, Development Planning 

faM 

Attachment 

c.c. - Land Development Engineering



MacGregor, Erin 

From: 
Sent: 

H Johal  
September 4, 2024 1 :21 PM 

To: Dea, Harinder 
Subject: Re: 8483 / 8495 164 Street, Surrey, B.C. : D.P. APPLICATION 

Harinder 

I would like to close the previous application 7917-0427-00 and continue with the new application filed. 

Regards 
H  Johal 

On Wed, Sep 4, 2024, 11 :54 a.m. Deo, Harinder <Harinder.Deo@surrey.ca> wrote: 

Good morning, 

Thank you for providing the documents requested. 

There is an in stream application 7917-0427-00. Can you please provide written authorization for that Application 
to be closed. Once received I can process this application. 

Best Regards, 

HARINDER DEO I GENERAL OPERATIONS CLERK 

>, 

SURREY 
~ the::! future lives here. 

CITY OF SURREY 

Planning & Development Department 

13450 104th Ave, Surrey, BC, Canada V3T 1V8 

T 604.591.4060 I www.surrey.ca 

1 

s. 22(1)s. 22(1)

s. 22(1)



CITY OF SURREY 
 

BYLAW NO. 20776 
 
 A bylaw to amend the provisions of Surrey Official 

Community Plan Bylaw, 2013, No. 18020, as amended. 
 ............................................................................................ 
 
The Council of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Official Community Plan Bylaw, 2013, No. 18020, as amended, is amended as 

follows: 
 

a. "Figure 3: General Land Use Designations" of the Land Uses and Densities Section 

is amended by changing the land use designation for the area shown shaded on 

the plan labeled Schedule A, attached hereto and forming part of this bylaw: 
 
 FROM:  URBAN (URB) 

TO:  MULTIPLE RESIDENTIAL (MR) 
 

PID:  024-734-217 
Lot 2 Section 25 Township 2 NWD Plan LMP45256 

 
(8495 – 164 Street) 

 
 

PID:  024-734-233 
Lot 3 Section 25 Township 2 NWD Plan LMP452566 

 
(8483 – 164 Street) 

 
 

b. "Table 7a: Land Use Designation Exceptions" is amended to include 8483 – 164 Street 
and 8495 – 164 Street, as shown below: 

 

Bylaw No. Land Use 
Designation 

Site Specific 
Property 

Site Specific 
Permission 

“Bylaw # 
20776 

Multiple Residential 8483 - 164 Street 
Lot 3 Section 25 Township 

2 New Westminster 
District Plan LMP45256 

 
8495 - 164 Street 

Lot 2 Section 25 Township 
2 New Westminster 

District Plan LMP45256 

Density permitted up 
to 2.16 FAR (gross 

density)" 

 



  

 

 

2. This Bylaw shall be cited for all purposes as "Surrey Official Community Plan Bylaw, 2013, 

No. 18020, Amendment Bylaw, 2022, No. 20776". 

 

PASSED FIRST READING on the 3rd day of October, 2022. 

PASSED SECOND READING on the 3rd day of October, 2022. 

PUBLIC HEARING HELD thereon on the 28th day of November, 2022. 

PASSED THIRD READING on the 5th day of June, 2023. 

 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 

Corporate Seal on the   th day of       , 20__. 

 
                                                                MAYOR 

 

                                                                CLERK 

  



  

 

SCHEDULE A 

 
 



 

 

CITY OF SURREY 
 

BYLAW NO. 20777 
 

A Comprehensive Development bylaw to amend Surrey Zoning By-law, 1993, No. 12000, as amended 
  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 
 
THE COUNCIL of the City of Surrey ENACTS AS FOLLOWS: 
 
1. Surrey Zoning By-law, 1993, No. 12000, as amended, is hereby further amended, pursuant to the 

provisions of Section 479 of the Local Government Act, R.S.B.C. 2015 c. 1, as amended, for the 
following lands: 

Address: As described in Appendix "A". 
Legal:  As described in Appendix "A". 
PID:  As described in Appendix "A". 

 as follows:  

(a) by creating a new Comprehensive Development Zone 91 (CD 91), attached as  
Appendix "A" and forming part of this bylaw; 

(b) by changing the zoning classification shown in Schedule A, Zoning Maps, as follows: 

FROM: SINGLE FAMILY RESIDENTIAL ZONE (RF) 
TO: COMPREHENSIVE DEVELOPMENT ZONE (CD); and  

(c) by amending Part 52, Comprehensive Development Zone, Section C. Comprehensive 
Development Zones, by adding a new CD Zone "CD 91" as follows:  

 
CD 

Zone ID 
Civic  

Address 
Legal Description 

 
CD Bylaw 

No. 
Replaces 

Bylaw No. 

"CD 91 (a) 8495 - 164 Street 
(b) 8483 - 164 Street 

(a) Lot 2, Plan LMP45256  
(b) Lot 3, Plan LMP45256  20777 N/A"  

 
2. This Bylaw shall be cited for all purposes as "Surrey Comprehensive Development Zone 91  

(CD 91), Bylaw, 2022, No. 20777". 
 
 
PASSED FIRST READING on the 3rd day of October, 2022. 

PASSED SECOND READING, as amended, on the 5th day of June, 2023. 

PUBLIC HEARING HELD thereon on the 28th day of November, 2022. 

PASSED THIRD READING on the 5th day of June, 2023. 

RECONSIDERED AND FINALLY ADOPTED, signed by the Mayor and Clerk, and sealed with the 
Corporate Seal on the     th day of          , 20  . 

                                                                MAYOR 

 

                                                                CLERK 

 
 



APPENDIX "A" 
 

COMPREHENSIVE DEVELOPMENT ZONE 91 (CD 91) 
 
In this Comprehensive Development Zone 91 (CD 91), Part 23, Multiple Residential 45 (RM-45) Zone, as well 
as all other applicable regulations of Surrey Zoning By-law, 1993, No. 12000, as amended, (the "Zoning  
By-law") apply to the following lands: 
 

Address Legal Descriptions PID 

8495 – 164 Street Lot 2 Section 25 Township 2 NWD Plan LMP45256  024-734-217 
8483 – 164 Street Lot 3 Section 25 Township 2 NWD Plan LMP45256 024-734-233 

 
(collectively the "Lands") 
 
except as follows: 
 
1. Density 

Delete sub-section D.2. in Section D. Density and replace it with a new sub-section D.2. as follows:  
"2.  Permitted Density Increases: 

If amenity contributions are provided in accordance with Schedule G, density may be 
increased as follows: 
(a) Maximum floor area ratio of 1.88, excluding: 

i. The indoor amenity space requirement (pursuant to Section J.1. of this Zone)." 
 

2. Lot Coverage 
Delete Section "E. Lot Coverage" and replace it with a new Section "E. Lot Coverage" as follows: 
"E. Lot Coverage 

The maximum lot coverage for all buildings and structures shall be 51%." 
 
3. Yards and Setbacks 

Delete Section "F. Yards and Setbacks" and replace it with a new Section "F. Yards and Setbacks" 
as follows: 
"F. Yards and Setbacks 

Buildings and structures shall be sited in accordance with the following minimum setbacks: 
 SETBACKS: 

USES: 
Front 
Yard 

Rear 
Yard 

Side 
Yard 

Street 
Side Yard 

Principal Building 4.5 m 6.0 m 4.5 m 4.5 m 
1 Notwithstanding Section A.3.(d) of Part 5, Off-Street Parking and Loading/Unloading, parking - underground may be located up to 0 m 

of any lot line. 
2  Notwithstanding the definition of setback in Part 1, Definitions, patios, decks, canopies and roof overhangs may encroach up to 2.0 m 

into the required setbacks. 
3  Notwithstanding Section A.26.(b) of Part 4, General Provisions, stairs with more than three risers may encroach into the setbacks.." 
 

4. Height of Buildings 
Delete sub-section G.1. in Section G. Height of Buildings and replace it with a new sub-section G.1. 
as follows:  
"1.  Principal Buildings: 

Principal building height shall not exceed 15.5 m." 
 



 

 

5. Subdivision 
Delete sub-section K.1 in Section "K. Subdivision" and replace it with a new sub-section K.1 as follows:  
"1.  Minimum Lot Sizes: 

Lots created through subdivision except strata lots, shall conform to the following minimum 
standards: 

(a) Lot Area:  Minimum 1,700 sq. m; 
(b) Lot Width:  Minimum 35 m; and 
(c) Lot Depth:  Minimum 44 m." 

 
 
 
 



CITY OF SURREY 
______________________________________________________________________________ 

NOTICE OF MOTION

______________________________ _______________________________ 



 

CITY OF SURREY 
 

______________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

OTHER BUSINESS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
______________________________ 

  
 
 
_______________________________ 

 



 

CITY OF SURREY 
 

______________________________________________________________________________ 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

ADJOURNMENT 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
______________________________ 

  
 
 
_______________________________ 
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